
 
CITY OF SAMMAMISH 

WASHINGTON 
ORDINANCE NO.  O2015 - 396 

______________________________________________________________________ 
 

AN ORDINANCE OF THE CITY OF SAMMAMISH, 
WASHINGTON, REPEALING THE SAMMAMISH 
COMPREHENSIVE PLAN; ADOPTING THE 2015 
SAMMAMISH COMPREHENSIVE PLAN; PROVIDING 
FOR SEVERABILITY; AND ESTABLISHING AN 
EFFECTIVE DATE 

 
 WHEREAS, the Sammamish City Council initially adopted the City’s Comprehensive 
Plan on September 16, 2003, and has amended it cyclically thereafter; and  
 
 WHEREAS, pursuant to the schedule provided in RCW 36.70A.130, each Washington 
city and county must periodically review and, if needed, revise its Comprehensive Plan and 
development regulations to ensure that they comply with the Growth Management Act 
(“GMA”); and  
 
 WHEREAS, the City conducted a public scoping process to review its Comprehensive 
Plan, and on June 17, 2013, approved a scope of work for amendments, including revisions 
needed to comply with Chapter 36.70A RCW; and 
 
 WHEREAS, these revisions include a new Shoreline element, which is consistent with 
the adopted City of Sammamish Shoreline Master Program; and  
 
 WHEREAS, in accordance with WAC 365-195-620, a notice of intent to adopt the 
proposed Comprehensive Plan amendments was sent to the State of Washington Department of 
Commerce on January 22, 2015, to allow for a 60-day review and comment period; and 
 
 WHEREAS, an environmental review of the proposed Comprehensive Plan amendments 
has been conducted in accordance with the requirements of the State Environmental Policy Act 
(“SEPA”), and a SEPA threshold determination of non-significance and notice of adoption was 
issued on January 22, 2015, and sent to state agencies and interested parties; and 
 
 WHEREAS, consistent with RCW 36.70A.035, RCW 36.70A.130(2), and RCW 
36.70A.140, the City established and broadly disseminated to the public a public participation 
program for the review and revision of its Comprehensive Plan; and  
  
 WHEREAS, the public process for the proposed amendments has provided for early and 
continuous public participation opportunities, including inviting public comment on the City’s 
website from November 2013 through October 2015; at the City’s Farmers’ Market from 
September 2013 through September 2014; at the City library; in local store displays and at other 
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COMPREHENSIVE PLAN
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a vibrant bedroom community blessed with a well-
preserved natural environment, a family-friendly, kid-
safe culture, and unrivaled connectedness. From its 
expanding tree canopy, to its peaceful neighborhoods, 
to its multi-modal transportation resources, Sammamish 
captures the best of the past even as it embraces a 
burgeoning digital future and meets housing affordability 
through balanced, sustainable housing. It is a state-of-the-
art community—engaged, responsive and generous in its 
support for the full range of human endeavor.

Sammamish is

Vision Statement
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Glossary

Active Transportation:  Refers to any form of human-powered transportation—walking, cycling, using a 
wheelchair, in-line skating or skateboarding.

Accessory Dwelling: “Accessory unit” means a second dwelling unit either in or added to an existing 
single-family detached dwelling, or in a separate accessory structure on the same lot as the main 
dwelling, for use as a complete, independent living facility with provision within the accessory apartment 
for cooking, eating, sanitation and sleeping. Such a dwelling is an accessory use to the main dwelling. 
Accessory units are also commonly known as “mother-in-law” units or “carriage houses.”

Best Management Practices: These are defined by the Washington State Department of Ecology as 
physical, structural and/or managerial practices that, when used singly, or in combination, prevent or 
reduce pollution of water. The types of BMPs include source control, runoff treatment and stream -bank 
erosion control.

Character : Community character is sum of all the attributes and assets that make a community unique, 
and that establish a sense of place for its residents. Factors that contribute to community character 
include parking and transportation, building design, natural features, other similar features.

Clustering: A development design technique that concentrates buildings or lots in specific areas on a 
site to allow remaining land to be used for recreation, common open space, or the preservation of 
historically or environmentally sensitive areas features.

Compatible: Land use compatibility means that uses can coexist in proximity to each other without 
resulting in undue negative impacts on either use. For example, an automobile assembly plant would 
be unlikely to be compatible with residential uses. Residential uses at varying densities, however, 
could be compatible with each other as could some residential and commercial uses.

 The standard for what is and is not compatible is determined by a number of factors, including the 
type of uses, the community’s historic development pattern and expectations and local development 
and design standards.
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Concurrency: Concurrency is a land use planning and implementation tool, introduced in the Washington 
State Growth Management Act (GMA), which is designed to ensure that necessary public facilities 
and services to support new development are available and adequate (based on adopted Level of 
Service standards) at the time the impacts of new development occur.

Congestion: Congestion results when traffic demand approaches or exceeds the available capacity of the 
system. While this is a simple concept, it is not constant. Traffic demands vary significantly depending 
on the season of the year, the day of the week and even the time of day. Also, the capacity, often 
mistaken as constant, can change because of weather, work zones, traffic incidents, or other non-
recurring events.

Connectivity: The state or extent of being connected or interconnected for all modes of transportation.

Context-sensitive Infill: Infill development designed to be compatible with the existing community 
character. Compatible implies a response to basic neighborhood patterns—such as green street 
edges of front yards and street trees or frontage patterns, forms and orientation of buildings—whose 
continuation allows change to be accommodated while preserving cherished aspects of neighborhood 
character. The continuation of these patterns can accommodate a diversity of architectural styles, 
while providing an underlying sense of cohesion and “place” that helps define the character of 
neighborhoods.

Cottage Housing: Detached bungalow scale houses clustered around a common open space and/or 
private spaces aggregated together in a commons arrangement.

Critical Areas: Include the following areas and ecosystems: (a) Wetlands; (b) areas with a critical 
recharging effect on aquifers used for potable water; (c) fish and wildlife habitat conservation areas; 
(d) frequently flooded areas; and (e) geologically hazardous areas (RCW 36.70A.030(5)).

Density Averaging: Density averaging, also known as lot size averaging, allows the size of individual 
lots within a development to vary from the zoned maximum density, provided that the average density 
in the development as a whole meets that maximum.

Erosion Hazard Areas: Erosion hazard areas means those areas in the City underlain by soils that are 
subject to severe erosion when disturbed. Such soils include, but are not limited to, those classified as 
having a severe or very severe erosion hazard according to the USDA Soil Conservation Service, the 
1973 King County Soils Survey or any subsequent revisions or addition by or to these sources.

Fair Housing: Fair Housing is the ability for all people to choose where they live without discrimination 
based on race, color, national origin, sex, family status, or disability—these are the “protected 
classes” under state and federal law. (Some places also protect age, sexual orientation, or having 
a Section 8 voucher). Cities may not make zoning or land use decisions or implement policies that 
exclude or otherwise discriminate against protected persons, including individuals with disabilities. 
Sammamish’s fair housing practices are evaluated periodically by King County as part of a 
countywide report to the federal government.

Floodplain: Floodplain means the total area subject to inundation by the base flood, i.e., a flood having 
a one percent chance of being equaled or exceeded in any given year, often referred to as the 100-
year flood.

Functional Plans: “Functional plans” are detailed plans for facilities and services and action plans for 
other governmental activities such as parks, surface water, streets, etc. Functional plans should be 
consistent with the Comprehensive Plan.
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Geologically Hazardous Areas: Areas that because of their susceptibility to erosion, sliding, 
earthquake, or other geological events, are not suited to the siting of commercial, residential, or 
industrial development consistent with public health or safety concerns (RCW 36.70A.030(9)). 

Goal: A general statement expressing a desired result consistent with the vision and towards which policies 
and objectives aim.

Habitat Area : An ecological or environmental area that is inhabited by a particular species of animal 
or plant. A place where a living thing lives is its habitat. It is a place where it can find food, shelter, 
protection and mates for reproduction.

Heritage Tree: See the Sammamish Municipal Code for a definition of heritage trees.

Historically Significant Housing: Used in this plan, historically significant housing is intended to 
indicate housing that has a unique physical, social, cultural and environmental quality that contributes 
to Sammamish’s history and sense of place.

Human Scale: Human scale means that the size of the building relates to the approximate dimensions of 
the human body.

Infill: Urban infill is defined as new development that is sited on vacant or undeveloped land within an 
existing community, and that is enclosed by other types of development. The term “urban infill” itself 
implies that existing land is mostly built-out and what is being built is in effect “filling in” the gaps. The 
term most commonly refers to building single-family homes in existing neighborhoods but may also be 
used to describe new development in commercial, office or mixed-use areas.

Landmark Tree: See the Sammamish Municipal Code for a definition of landmark trees.

Landslide Hazard Areas: Landslide hazard areas means those areas in the City of Sammamish 
potentially subject to risk of mass movement due to a combination of geologic, topographic and 
hydrologic factors. These areas are typically susceptible to landslides because of a combination of 
factors including: bedrock, soil, slope gradient, slope aspect, geologic structure, groundwater, or 
other factors.

Legacy Development : Development that existed, was underway or approved for development prior to 
incorporation of the City of Sammamish.

Level of Service: Level of Service (LOS) is a qualitative measurement which describes traffic conditions 
based on service measures such as speed, travel time, freedom to maneuver, traffic interruptions, 
comfort and convenience. Level of Service is expressed qualitatively using letters A through F, with A 
representing very good operations and F representing undesirable operations.

Location Efficient Housing: Location-efficient housing refers to homes that have easy or inexpensive 
access to workplaces, schools, shopping and other necessary destinations. Housing locations are 
efficient to the most people when the ways to these destinations are easily walkable, don’t require the 
resident to own an automobile and can be reached in 20 minutes or less.

Low Impact Development: Design concepts including a variety of strategies and techniques to address 
the negative impacts associated with stormwater runoff, such as, but not limited to:

• Reduce the street width and road network within a development.
• Replace impervious roadways, driveways and sidewalks with more pervious materials where 

feasible.
• Reduce lot size and setbacks/frontage requirements through cluster designs.
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• Increase retention of forested open space and better protect critical areas.
• Direct stormwater runoff to vegetated bioretention areas where shallow storage is used to promote 

infiltration and evaporation.
• Eliminate conventional pipe and catch basins to increase time of concentration by promoting sheet 

and shallow concentrated flow.
• Enhance soil conditions on site by preservation of existing topsoil structure, soil amendments and 

protection from compaction during construction.
• Reuse of runoff for non-potable application onsite.

Manufactured Home: A type of prefabricated housing that is largely assembled in factories and then 
transported to sites of use. Manufactured homes are built as dwelling units of at least 320 square feet 
in size with a permanent chassis to assure the initial and continued transportability of the home. The 
requirement to have a wheeled chassis permanently attached differentiates “manufactured housing” 
from other types of prefabricated homes, such as modular homes.

May: When “may” is used in a policy, such language indicates the City has the option to take steps to 
accomplish the purpose of the policy.

Multifamily Dwelling: Dwelling, Attached: A one-family dwelling attached to one or more one-family 
dwellings by common roofs, walls, or floors.

A. Flat: A residential building containing two (2) or more dwelling units which are attached at one 
or more common roofs, walls, or floors. Typically, the unit’s habitable area is provided on a single 
level. Unit entrances may or may not be provided from a common corridor.

B. Townhouse: A one-family, ground-related dwelling attached to one or more such units in which each 
unit has its own exterior, ground-level access to the outside, no unit is located over another unit and 
each unit is separated from any other unit by one or more vertical common walls. Typically the units 
are multi-story.

Natural Area: Natural areas are characterized as undeveloped landscapes containing vegetation, 
slopes, streams, lakes, pollinator habitat and other features that have developed through natural 
growth and evolution rather than planned development or construction.

Objective: A statement establishing a measurable target or specific task to be accomplished for the 
purpose of achieving a goal’s desired result.

Passive Recreation : Outdoor recreational activities, such as nature observation, hiking and canoeing 
or kayaking, that require a minimum of facilities or development and that have minimal environmental 
impact on the recreational site.

Policy: A statement giving guidance to decision makers for the purpose of achieving a goal’s desired 
result.

Priority Species: Those species considered to be priorities for conservation and management and 
identified in the Washington Department of Fish and Wildlife Priority Habitat and Species (PHS) List.

Salmonid: A fish of the salmon family.



ix

Sensitive Lake: Sensitive lakes are those lakes particularly prone to eutrophication from increased 
phosphorus loading, which can occur due to a combination of water quality characteristics and 
watershed land development. Eutrophication of a lake can result in increased vegetation and algae 
growth, depletion of oxygen in bottom waters, decreased visibility in the water and some impairment 
of recreational use. Taken to the extreme, hypereutrophic lakes are characterized by high algal 
productivity and intense algae blooms, fish kills due to oxygen depletion and frequent impairment of 
recreational uses.

 Land development and use contributes to increased phosphorus loadings to downstream water 
resources in several ways. Erosion of disturbed areas on construction sites can result in sediment 
transport to surface waters, which can cause algal blooms. Over-application of fertilizers and the 
discharge of detergents containing phosphates to the storm drainage system can also increase 
watershed loading of phosphorus-

Shall: When “shall” is used in a policy, such language requires that the City take steps to accomplish the 
purpose of the policy.

Should: When “should” is used in a policy, such language indicates the City has the option to take steps 
to accomplish the purpose of the policy.

Single Family Dwelling: A building containing one dwelling unit which is not attached to any other 
dwelling by any means except fences, has a permanent foundation and is surrounded by open space 
or yards.

Special Needs Housing: Special needs housing in this plan includes homes suitable for and occupied 
by people with one or more self-help limitations, such as physical or mental disability, long-term illness, 
or alcohol or drug issues. The housing may or may not incorporate supportive services, and may be 
permanent or transitional. Examples include adult family homes, assisted living facilities and group 
homes for people with developmental disabilities.

Sustainable Community : In a sustainable community, resource consumption is balanced by resources 
assimilated by the ecosystem. The sustainability of a community is determined by the availability of 
resources and by the ability of natural systems to process its wastes. A community is unsustainable if it 
consumes resources faster than they can be renewed, produces more wastes than natural systems can 
process or relies upon distant sources for its basic needs (based on City of Sammamish Sustainability 
Strategy, March 2011).

Transfer of Development Rights: Transfer of Development Rights (TDR) means the transfer of the 
right to develop or build from sending sites to receiving sites. The sending site is the parcel of land 
from which development rights will be transferred. After transferring the development rights from the 
sending parcel, future development is limited. Receiving sites are sites to which development rights 
are transferred. Typically, these are parcels of land in urban areas where the existing services and 
infrastructure can accommodate additional growth. Development rights that are “sent” off of a sending 
site are placed on a receiving site.

Transit Oriented Development: Transit-oriented development (TOD) describes a mix of housing, office, 
retail and amenities integrated into a walkable neighborhood and anchored by high quality public 
transit.

Total Maximum Daily Load: A Total Maximum Daily Load (TMDL) is a regulatory term in the U.S. Clean 
Water Act, describing a value of the maximum amount of a pollutant that a body of water can receive 
while still meeting water quality standards
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Universal Design: Universal Design refers to a broad spectrum of ideas meant to produce products, 
buildings, or other built environments that are usable to the greatest extent possible by everyone, 
regardless of their age, ability, or status in life. Wheelchair ramps, essential for people in wheelchairs 
but also used by all, are a common example. There are also cabinets with pull-out shelves, kitchen 
counters at several heights to accommodate different tasks and postures and low-floor buses that 
“kneel” (bring their front end to ground level, rather than on-board lifts).

Vision: A description of the community as desired. It serves as the keystone upon which goals, policies 
and objectives are based.

Wetland or Wetlands: Areas that are inundated or saturated by surface water or ground water at 
a frequency and duration sufficient to support, and that under normal circumstances do support, a 
prevalence of vegetation typically adapted for life in saturated soil conditions. Wetlands generally 
include swamps, marshes, bogs and similar areas. Wetlands do not include those artificial wetlands 
intentionally created from nonwetland sites, including, but not limited to, irrigation and drainage 
ditches, grass-lined swales, canals, detention facilities, wastewater treatment facilities, farm ponds and 
landscape amenities, or those wetlands created after July 1, 1990, that were unintentionally created 
as a result of the construction of a road, street, or highway. Wetlands may include those artificial 
wetlands intentionally created from nonwetland areas created to mitigate conversion of wetlands 
(RCW 36.70A.030(20)).
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Introduction

Welcome to the City of Sammamish Comprehensive Plan! This plan 
looks forward to 2035, provides a vision for the future, identifies 
goals and policies to achieve that vision, creates a basis for the 
City’s regulations, and guides future decision-making. 

This plan builds on the City’s 2003 Comprehensive Plan, 
responds to community needs, and fulfills the Washington Growth 
Management (GMA) requirements for periodic review. It also 
conforms to King County’s Countywide Planning Policies and 
guidance from the Puget Sound Regional Council Vision 2040.

What is a Comprehensive Plan?

In short, it’s a blueprint for the future character of the city. It guides 
decisions on land use, transportation, housing, capital facilities, 
parks, and the environment. It also sets standards for roads 
and other infrastructure, identifies how they’ll be paid for, and 
establishes the basis for zoning and development regulations. 

As suggested by the word “comprehensive,” this plan encompasses 
topics that address the physical, social, and economic health of the 
City. A comprehensive plan takes a long-range perspective, in this 

Have a plan. 
Follow the 
plan, and you’ll 
be surprised 
how successful 
you can be.
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case looking 20 years into the future. For this reason, guidance is 
intentionally general, providing broad direction, but not prescribing 
specific implementation measures or regulatory actions. A plan 
is also a living document, adaptable to evolving conditions, and 
offering a framework for the consideration of policy changes. 

What’s in the Comprehensive Plan?

As established by the GMA, the City is required to include chapters 
that address land use, housing, transportation, capital facilities, 
utilities and shorelines. The City may also include chapters on other 
topics of local importance. In this case, the City of Sammamish has 
opted to include chapters on the environment and parks. 

In addition to this introduction, the Sammamish Comprehensive 
Plan contains eight chapters, or elements, with goals and policies 
identified for each element. The goals and policies are numbered 
and labeled according to their respective elements. Goals and 
policies are aspirational and provide the means for Sammamish to 
grow and prosper and yet maintain the unique character of the city 
for current and future generations. The contents of each element are 
briefly summarized below.

ELEMENT ELEMENT FOCUS

Land Use Land use capacity to meet projected growth, compatibility, environmental 
protection, sense of community, community character

Environment & 
Conservation

Environmental stewardship, protection of habitat areas, natural hazards, 
wetland protection, preservation of surface and groundwater quality, air 
quality and climate change, sustainability, and forested character

Housing Housing capacity to meet projected growth, housing preservation, 
provision of a range of housing types to serve diverse needs and all 
economic segments of the community

Transportation Transportation to support land uses envisioned by the Comprehensive 
Plan, including movement of people and goods

Utilities Telecommunications, electricity, water and sewer 
service, and stormwater systems

Parks, Recreation, 
Open Space

Parks, recreation, open space; athletic fields; recreation facilities as 
established in the City’s adopted Parks, Recreation and Open Space Plan

Capital Facilities Facilities and infrastructure needed for public services that will support 
planned population and employment

Shoreline Shoreline use, environmental protection of shoreline areas, and public 
access as established in the City’s adopted Shoreline Master Plan
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Art in the Comprehensive Plan

In the summer of 2014, the City of Sammamish Arts Commission 
issued a call to artists for artwork in the Comprehensive 
Plan. Suggestions for types of artwork to help enhance the 
Comprehensive Plan included photography, short poetry, and 
abstract designs. Ultimately, the City selected two submittals, both 
from residents of the City of Sammamish. 

From the Ashes, a 36’ by 36” abstract in oil paint, was submitted 
by Anna Macrae. Macrae is a third generation artist, born and 
educated in England, she has lived in Sammamish since 2001. She 
is a lifelong artist, and from an early age she surrounded herself 
with art making. She gained qualifications in Civil Engineering, 
and now focuses on her true passion for the arts.

Macrae is a process driven artist. Her work is generated in 
response to the materials that she uses, together with the techniques 
and processes that she has developed. Her website is www.
annamacrae.com.

As the artist describes From the Ashes,

This piece references the building of neighborhoods and 
communities. It shows strong color blocks in patterns that 
describe an evolving City landscape. It shows some areas 
that are more densely populated with mark making, 
and others with open spaces. It also shows areas of 
overlapping information and others where you can still 
see the history of what was there before. 

The piece is built up of many layers of oil paint, for color 
and surface interest. There is a richness of marks, some 
with a brush and some with a platelet knife, and the 
application of the paint runs from thick to thin.

From the Ashes is shown on the following page, and excerpts from 
the piece are shown at the start of each plan element.

Samples of short verse, submitted by Michael Dylan Welch, are 
also included at the start of each element which represents his 
varied impressions of life in this city. Welch is poet laureate for 
Redmond, Washington, and lives in Sammamish. He is founder 
of National Haiku Writing Month, runs SoulFood Poetry Night 
in Redmond, and is a curator of Eastside Writes and Redmond 
Association of Spokenword readings. He has published numerous 
books of poetry, and his poems have appeared in hundreds of 
journals and anthologies. His website is www.graceguts.com.

http://www.annamacrae.com
http://www.annamacrae.com
http://www.graceguts.com
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From the Ashes 
by Anna Macrae
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About Sammamish

A Snapshot of Sammamish

The City of Sammamish is located west of the Cascade Mountains 
in the Puget Sound region, about 20 miles east of Seattle. The 
city takes its name from Lake Sammamish, a picturesque body of 
water that forms the city’s western border. To the south, Sammamish 
is bordered by Issaquah, to the north by Redmond, and to the 
east, by rural King County. Sammamish covers 22 square miles, 
measures almost seven miles north to south, and six miles east to 
west. Including Lake Sammamish, there are three major lakes in the 
city. The other two are Pine Lake and Beaver Lake.
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In 2012, Sammamish had a population of 47,420 residents. The 
City’s population and housing stock is oriented to families with 
children; roughly one-third of the population is under the age of 18. 
Comparatively, the numbers of young adults under the age of 30, 
and older adults over the age of 65, are relatively small. 

Sammamish is largely a low-density residential city, with about 
60 percent of its land area developed in single-family residences. 
Commercial and multi-family uses occupy about three percent of the 
land area. About 11 percent of the city is vacant land.1

Additional information about Sammamish can be found in the City 
of Sammamish Community Profile, January 2014 (please see the 
Introduction Element Background Information).

A Short History

Incorporated in 1999, Sammamish is the area’s newest city. While 
the city itself is still quite young, the land it occupies has a long 
history. The shore of Lake Sammamish was home to bands from 
both the Duwamish and Snoqualmie tribes for at least 13,000 
years. These early residents are part of the Lushootseed-speaking 
peoples, which includes tribes from around the Puget Sound 
watershed, including the Tulalip, Skagit, and Sauk-Suiattle to the 
north and the Skykomish, Suquamish, Muckleshoot, Puyallup, 
Nisqually, and Sahewamish in the south.

The tribes lived off many plants and animals that are familiar to 
us today, practicing a kind of agroecology involving productivity, 
stability, sustainability and equitability. They deliberately managed 
the landscape to produce more of what was useful to the tribe for 
clothing, shelter, food, and healing, while retaining other native 
plants and keeping the stable forest ecosystem intact. Salmon was 
harvested from Lake Sammamish. A rich variety of vegetables such 
as nettle, cow parsnip, salmonberry and thimbleberry shoots; roots 
such as camas, onion, riceroot, wapato, and fern roots; and berries 
such a salal, salmonberry, dewberry, blueberry, huckleberry and 
serviceberry were gathered. Animals, including deer, elk, beaver, 
bear and cougar, were hunted for food and other resources. The 
western red cedar was a key resource. The wood provided the 
building material for canoes. Fibers from the bark was made 
into rope and baskets. Oils from the tree’s wood provide insect 
repellant. And leaves from the western red cedar were used for 
medicinal and other purposes.

1 Washington State Department of Ecology. 2010 land use GIS dataset.

Snoqualmie tribal members, 
Inglewood (later Sammamish), 
ca. 1900 (courtesy 
Issaquah Historical Society, 
neg. no, 86-18-306)

2016 SAMMAMISH POPULATION:

 60,000
(estimated population, including 2016 
annexation of Klahanie and adjacent 
neighborhoods)
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Pioneer settlement by European-Americans began in the 1870s. 
Newcomers cleared land for agriculture on homesteads, with some 
later moving on to other enterprises. Among other things, the new 
farmers raised hops. They also employed some native people on 
these farms. Logging became the main industry at the end of the 
19th century, with the Monohon Mill opening in the 1880s, and the 
Lake Sammamish Shingle Mill at Weber Point opening in 1898. 

By the 1930s, logging had declined, and Sammamish became 
home to several resorts, at both Pine Lake and Beaver Lake. 
Agriculture was still a major land use through the mid-20th century, 
but a major change came along when residential development 
began to take off in the 1960s. By the 1970s and 80s, the lakeside 
resorts had closed down and the area was dominated by single 
family homes, schools, and a nearby shopping/commercial center. 

By the 1980s, as the pace of development on the Sammamish 
plateau was accelerating, interest in incorporation or annexation 
to a neighboring city was also increasing. In the early 1990s, two 
separate elections, one for incorporation and one for annexation, 
were defeated. By the late 1990s, the path of incorporation 
emerged as the most viable option for the area to achieve 
cityhood. On November 3, 1998, nearly 8,000 citizens voted to 
create the City of Sammamish. At midnight on August 31, 1999, 
incorporation took effect and Sammamish became its own City.

Vision and Planning Framework

This section contains the City of Sammamish Comprehensive Plan 
Vision Statement and frameworks for sustainability and health, 
citizen participation and amending the Comprehensive Plan.

Sammamish Vision

A vision statement is an aspirational description of the future that 
the City is trying to achieve through its plans and actions. For this 
Comprehensive Plan, the vision statement should use words to paint 
a picture of the City of Sammamish in 2035. 

The City’s 2003 Comprehensive Plan contains a vision statement 
that served as a good starting place for reviewing and considering 

Docks at Pine Lake Resort, 
Sammamish Plateau, ca. 
1958 (courtesy Sammamish 
Heritage Society)

Inglewood (later Sammamish) 
logger, ca. 1900 (courtesy 
Issaquah Historical Society, 
neg. no. 86-18-242b)
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an updated vision to 2035. Citizens were asked what they value 
about Sammamish and helped to identify priorities for the future. 
Recognizing that, 20 years in the future, today’s youth will be 
adults, middle and high school students also participated in helping 
to prioritize ideas for what Sammamish should be like in 2035. The 
City Council and Planning Commission reviewed these findings and 
used this information to develop the updated vision for the City.

Sammamish is a vibrant bedroom community blessed with 
a well-preserved natural environment, a family-friendly, 
kid-safe culture, and unrivaled connectedness. From its 
expanding tree canopy, to its peaceful neighborhoods, 
to its multi-modal transportation resources, Sammamish 
captures the best of the past even as it embraces a 
burgeoning digital future and meets housing affordability 
through balanced, sustainable housing. It is a state-of-the-
art community—engaged, responsive and generous in its 
support for the full range of human endeavor.

Health and Sustainability

Healthy and sustainable places are built on a foundation that 
considers the needs of the community with respect to environmental 
quality, economic vitality and social equity. As shown in the 
diagram below, these characteristics are also referred to as people, 
prosperity and planet. Healthy and sustainable communities are in 
balance with respect to people, prosperity and planet.

Equitable
social

environment 

Viable
economic

development

Livable
natural & built
environment

HEALTHY

COMMUNITIES

prosperitypeople

planet
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The City of Sammamish has prioritized sustainability and health 
as an overriding goal for the Comprehensive Plan. The Health 
and Sustainability Framework, shown below, is the foundation 
for incorporating health and sustainability goals and policies 
throughout the Comprehensive Plan. In each element, goals 
and policies that focus specifically on sustainability and healthy 
communities are highlighted with the icon at right. These goals and 
policies are also consolidated on the following pages in Table I–1, 
Sustainability Goals and Policies. 

Framework for Health and Sustainability

HS.1 Create and protect healthy habitat.

HS.2 Maintain a diverse ecosystem supporting a variety of 
wildlife.

HS.3 Maintain Sammamish’s forested character.

HS.4 Conserve energy usage in buildings.

HS.5 Conserve water and protect water quality.

HS.6 Protect air quality.

HS.7 Reduce energy consumption and emissions related to 
mobility.

HS.8 Foster healthy neighborhoods and promote a citywide 
culture of environmental and human health.

HS.9 Promote sustainable development through the use of 
environmentally sensitive building techniques and low 
impact stormwater methods.

HS.10 Minimize the paved area of rights-of-way to the minimum 
infrastructure required for mobility and safety.

HS.12 Promote inclusive citizen involvement in shaping decisions 
for Sammamish’s future.

HS.13 Support a regional economy that provides opportunities for 
economic vitality.
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ELEMENT SUSTAINABILITY GOALS AND POLICIES*

Land Use Goal LU.6 Promote development design that maintains a harmonious 
relationship with the natural environment.

Goal LU.7 Support a land use pattern that promotes community health 
and connectivity within and between neighborhoods and 
active transportation routes consistent with public safety 
needs.

Goal LU.9 Encourage sustainable development.

Goal LU.11 Establish a community that maintains and enhances the 
quality of life for everyone living and working within 
Sammamish.

Environment & 
Conservation

Goal EC.1 Serve as a leader in environmental stewardship of the 
natural environment for current and future generations.

Goal EC.2 Protect people, property and the environment in areas of 
natural hazards.

Goal EC.3 Protect wetlands and other water resources from 
encroachment and degradation and encourage restoration 
of such resources.

Goal EC.4 Protect and promote a diversity of plant, pollinator and 
animal species habitat in Sammamish.

Goal EC.5 Maintain and protect surface water and groundwater 
resources that serve the community and enhance the 
quality of life.

Goal EC.6 Improve and preserve air quality.

Goal EC.7 Support regional efforts in mitigating and adapting to 
climate change.

Goal EC.8 Sammamish is a sustainable city.

Goal EC.9 Increase the sustainability and efficiency of building 
practices in Sammamish.

Goal EC.10 Maintain and improve the City’s forested character.

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

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

Table I–1  
Sustainability Goals and Policies
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ELEMENT SUSTAINABILITY GOALS AND POLICIES*

Transportation Goal T.2 Greater Options and Mobility. Invest in transportation 
systems that offer greater options, mobility and access in 
support of the city’s growth strategy.

Goal T.4 Sustainability. Design and manage the city’s transportation 
system to minimize the negative impacts of transportation 
on the natural environment, to promote public health and 
safety, and to achieve optimum efficiency.

Utilities Goal UT.5 Encourage the use of innovative measures and new 
technologies to reduce overall demand and enhance 
service to city residents.

Goal UT.6 Encourage conservation of water and protect water 
quality.

Parks, Recreation, 
Open Space

Goal P.5 Maintain Sammamish parks and recreation facilities to 
ensure longevity of assets, a positive aesthetic and sensory 
experience, preservation of habitat and natural systems, 
and safety for park patrons.

Capital Facilities Goal CF.4 Design and locate capital facilities with features and 
characteristics that support the environment, energy 
efficiency, aesthetics, technological innovation, cost- 
effectiveness, and sustainability.

Shoreline Shoreline goals and policies that address the following topics:
• Conservation
• Shoreline Restoration and Enhancement
• Critical Areas and Environmental Protection
• Flood Hazard Reduction
• Restoration and Enhancement
• Shoreline Vegetation Conservation
• Site Planning
• Water Quality, Stormwater and Nonpoint Pollution

*Please note that supporting policies for each of the listed goals also support sustainability and health.
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Regional Planning and Vision 2040

The Sammamish Comprehensive Plan was developed to 
support and help implement the multicounty policy guidance of 
Vision 2040. The following briefly summarizes how the city’s 
Comprhensive Plan advances the overall direction established by 
Vision 2040.

Sammamish’s comprehensive plan advances a sustainable 
approach to growth and future development. The plan incorporates 
a systems approach to planning and decision-making that 
addresses protection of the natural environment. The plan commits 
to maintaining and restoring ecosystems, through steps to conserve 
key habitats, maintain and protect surface and groundwater 
resources and reduce greenhouse gas emissions. The plan includes 
provisions that ensure that a healthy environment remains available 
for future generations in our city.

The comprehensive plan has been updated based on residential 
and employment targets that align with Vision 2040. The plan 
identifies the targeted number of housing units in the city for the 
year 2035.

The comprehensive plan addresses each of the policy areas 
in Vision 2040. Comprehensive plan policies address habitat 
protection, water conservation, air quality, and climate change. 
Environmentally friendly development techniques, such as low-
impact development are supported. The plan calls for compact 
urban development and includes development standards for mixed 
use development. The housing element commits to expanding 
housing production at all income levels to meet the diverse needs 
of both current and future residents. Economic development policies 
focus on development of designated commercial centers, and 
support a distinctive community character and high quality of life 
as key economic development drivers. The transportation element 
advances cleaner and more sustainable mobility, with provisions 
for complete streets, alternatives to driving alone and community 
health. Transportation planning is coordinated with neighboring 
jurisdictions, including level-of-service standards and concurrency 
provisions. Public service policies emphasize sustainability and 
conservation. The comprehensive plan also addresses local 
implementation actions in Vision 2040, such as co-location of 
public facilities and housing targets.

systems 
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Traveling tabletop display

Postcards posed questions 
about potential future priorities 
and asked citizens to select 
their top three priorities

Citizen Participation

An active public participation program was an essential part of the 
2015 comprehensive plan re-write. The goals of public outreach 
were to:

• Encourage participation among a wide range of citizens
• Obtain meaningful, productive and substantive input to the 

content of the comprehensive plan
• Communicate to participants how their input affects decisions
• Engage the public in resolving conflicts among competing 

interests
• Build a framework that encourages a sustained dialog
• Evaluation and document participation throughout the life of 

the project

In order to achieve these goals, the City undertook a wide variety 
of activities. Major components of the City’s outreach program 
included:

1. Traveling Exhibit and Materials. Traveling materials 
were intended to reach out to community members who may 
be interested in the comprehensive plan, but not able to attend 
traditional public meetings or workshops. Materials included:

• Tabletop Display. Early in the planning process, traveling 
tabletop display was developed to describe the Comprehensive 
Plan rewrite, what it is, why it matters to City residents and 
inviting input. The tabletop display was circulated through 
multiple venues in the City, including the library, coffee 
shops, grocery stores, the Arts Fair, the Farmers’ Market, and 
City Hall. City staff and Planning Commissioners typically 
accompanied the display in order to answer questions and 
engage directly with citizens about issues of interest.

• Postcard/questionnaire. During the visioning process, a 
postcard/questionnaire was developed to engage citizens 
in questions about their preferences for the future of the 
community. Staff took the questionnaire to local activity areas 
and events, such as the South Sammamish Park & Ride, 
grocery stores and the Nightmare at Beaver Lake. 

• Posters. As the Planning Commission was developing 
preliminary recommendations, a series of posters were 
prepared and posted on a rotating basis throughout the 
City. Posters described each draft element, the “big ideas” 
contained in each draft element and invited input on these 
issues. Each poster also included a QR code for easier 
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connection to the City’s website. Posters were displayed at 
many of the same venues described above, including the 
Farmers Market, library, retail centers and City Hall.

• Project brochure. A project brochure provided basic project 
information and invited input in the planning process. The 
brochure was used at multiple venues. 

Additional information about some of these outreach activities can 
be found in the City of Sammamish Community Profile (2014).“Big ideas” from each draft 

element were described on a 
series of posters displayed at 
various venues and events
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2. Speaker’s Bureau. Using content based on the traveling 
exhibit, the speaker’s bureau was used to present information about 
the Comprehensive Plan rewrite at regular meetings of boards, 
commissions and community organizations. The presentations 
were an important opportunity for providing accurate and timely 
information to members of the community. Materials used at 
speaking events included a slide presentation and project brochure.

3. Web page. The City’s web page was used to describe the 
Comprehensive Plan rewrite purpose, process and opportunities to 
participate. Background materials and draft comprehensive plan 
elements were posted on an ongoing basis and comments were 
invited. Web visitors could also sign up on an email alert list.

4. Email alerts. Email alerts containing project updates, alerting 
citizens of major events, and inviting comment on draft work 
products were sent out on an ongoing basis over the course of the 
project. An estimated 1,000 email addresses are included on this 
list.

5. On-line Survey. The website was used to survey citizens 
about a future vision statement and key issues/concerns related to 
each element of the comprehensive plan. Questions were timed so 
that responses could be provided to the Planning Commission as 
they were reviewing the element that pertained to the questions. 
Survey questions were not designed as a statistically significant 
research tool, but just as another indication of public opinion and 
opportunity for interested parties to engage in the process. 

Project 
brochure

A large map of the city invited 
passers-by to find their home 
on the map at popular public 
venues to build awareness 
of the comprehensive 
plan and encourage 
community engagement
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6. Outreach to Schools. City staff met with middle and senior 
high school students at four different schools and the City’s Youth 
Board to explain the planning process to students and solicit 
feedback on student perspective on important City issues and future 
vision. At each session, staff led an interactive exercise designed to 
identify the issues that were most important to the students.

7. Community Open Houses. Informal and interactive open 
houses were held at two different times to invite comments on 
preliminary plan goals and policies. Information about the key 
issues and direction of the plan were displayed and participants 
were invited to provide verbal or written comment. Invitations to 
these workshops were sent to the email alert list, printed in the City 
newsletter, posted to the website and printed in the newspaper. 

8. Planning Commission meetings. Between late 2013 
and adoption of the Comprehensive Plan in 2015, the Planning 
Commission met approximately 30 times to review information, 
discuss policy issues and make recommendations on policy 
direction. All meetings were open to the public and public comment 
was invited. Planning Commission meeting materials were also 
posted on the City’s website. 

Youth provide feedback 
about their vision for 

Sammamish in the future
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Framework for Citizen Participation

Going forward, active citizen participation remains a vital 
component of the City’s planning process. The framework for 
citizen participation is shown below.

CP.1 Encourage and facilitate user-friendly public participation in 
community decision-making.

CP.2 Consider the interests of the entire community in making 
decisions. 

CP.3 Encourage and emphasize open communication between 
all parties when considering planning issues.

CP.4 Incorporate a variety of public outreach approaches to 
oversee major amendments to the Comprehensive Plan.

CP.5 Share information with the public about planning and 
development processes, how they interrelate, and how to 
provide effective input.

CP.6 Consider the interests of present and future residents over 
the length of the planning period when making decisions.

Amending the Comprehensive Plan 

Comprehensive plans are dynamic living documents that require 
regular review and revision to ensure that they respond to changing 
needs of the community and respond to new federal or state law. 

The city’s Development Code and Town Center Development 
Code (Sammamish Municipal Code Title 21A and 21B) is a major 
implementation tool for the Comprehensive Plan. The Development 
Code specifies the kinds of uses that are permitted in each zone 
and sets standards for all new development and re-development. 
Other parts of the Sammamish Municipal Code – Land Division, 
Surface Water Management, Public Works and Transportation, 
among others – play an important role in implementing the 
Comprehensive Plan.

The Comprehensive Plan also guides the location and sizing of 
infrastructure and other capital facilities, the placement of facility 
enhancements (decorative street lighting, for example) that affect 
community character, and the implementation of operational 
activities (recreational and cultural programming, for example) that 
affect community health, safety and character.



Sammamish Comprehensive Plan
Introduction
October 2015

20

As noted before, comprehensive plan goals and policies provide 
guidance, but are intentionally written broadly to allow for flexibility 
in their future implementation. The City’s approach to review and 
amendment to the Comprehensive Plan is described in the goals 
and policies below. 

Framework for Implementing and Amending the Comprehensive Plan

IA.1 Consistent with GMA requirements, develop and document 
a strategy for implementation of the Comprehensive Plan, 
including a proposed schedule and priorities.

IA.2 Maintain the Comprehensive Plan to ensure that changing 
conditions, including changes in the community and 
changes to regional, state and federal policies and 
regulations are monitored and reflected in the plan. 

IA.3 Consider proposed Comprehensive Plan Amendments 
concurrently so that the cumulative effect of the proposals 
can be determined. The City may consider some 
amendments outside of the normal review cycle as 
authorized in the Growth Management Act. All proposed 
Comprehensive Plan Amendments should include the 
following elements:

a A detailed statement of what is proposed to be 
changed and why,

b A statement of anticipated impacts of the change, 
including geographic area affected and issues 
presented,

c A demonstration of why existing Comprehensive Plan 
guidance should not continue in effect or why existing 
criteria no longer apply,

d A statement of how the amendment complies with 
the Growth Management Act’s goals and specific 
requirements,

e A statement of how the amendment complies with 
regional and/or county goals and policies,

f A statement of how the amendment complies with the 
Sammamish Vision Statement,

g A statement of how functional plans and capital 
improvement programs support the change, and

h Public review of the recommended change, necessary 
implementation (including area zoning if appropriate) 
and alternatives. 
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IA.4 Ensure proposed Comprehensive Plan policy amendments 
are accompanied by any related and required 
implementing actions. 

IA.5 Implement a public participation strategy appropriate for 
each Comprehensive Plan amendment cycle, as established 
in the Citizen Participation Framework

IA.6 Ensure that the Comprehensive Plan, development 
regulations, City and other agency functional plans and 
budgets are mutually consistent and reinforce each other.
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Painting by Anna Macrae 
Haiku by Michael Dylan Welch
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snips of ribbon
for the new library

LAND USE



Land Use Goals

Goal LU.1 Build community character and identity on a Citywide basis to enhance the high 
quality of family life established in Sammamish.

Goal LU.2 Preserve and enhance the natural features, quality, character and function of the 
City’s residential neighborhoods.

Goal LU.3 Promote the four designated commercial/mixed use centers, including the existing 
centers of Inglewood, Pine Lake, Klahanie and the Sammamish Commons/Town 
Center to host a diversity of high quality places to live, work, shop and recreate.

Goal LU.4 Ensure that public facilities support and strengthen community character.

Goal LU.5 Provide for planned population and employment growth and maintain the City’s 
suburban patterns.

Goal LU.6 Promote development design that maintains a harmonious relationship with the 
natural environment.

Goal LU.7 Support a land use pattern that promotes community health and connectivity 
within and between neighborhoods and active transportation routes consistent 
with public safety needs.

Goal LU.8 Participate in inter-agency partnerships to address regional planning issues.

Goal LU.9 Encourage sustainable development.

Goal LU.10 Identify, protect, encourage and preserve historic, cultural and archaeological 
resources.

Goal LU.11 Establish a community that maintains and enhances the quality of life for everyone 
living and working within Sammamish.



LAND USE

blown in the breeze,

snips of ribbon
for the new library

Introduction

The Land Use Element guides future use of land in Sammamish 
and helps to ensure the City’s high quality of life and community 
character. The Element includes policies that support compatibility 
with natural features and environmental protection, encourage 
community open spaces, foster a sense of community, reflect current 
and historic character, and keep new growth context sensitive 
with existing development. It recognizes the auto-oriented legacy 
of historic development patterns, and sets policies to continue 
suburban patterns that are more walkable and promote good 
human health. Lastly, it aims to be part of a coherent regional 
whole by coordinating planning efforts with neighboring cities, 
special districts, and King County.

Consistent with the Plan’s framework goals and emphasis on 
sustainability and healthy communities, land use policies promote 
opportunities for sustainable development patterns, active 
transportation, access to healthy foods, and social connectedness.

The requirement for a Land Use Element in comprehensive plans 
is one of the key components of the Growth Management Act 
(GMA). The GMA requires cities to show how they will be able to 
accommodate 20 years of growth through sufficient buildable land 

“Fourth on the Plateau” at 
Sammamish Commons
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that is zoned appropriately. In addition to containing growth and 
avoiding sprawl, the Land Use Element also sets goals and policies 
for the design and layout of cities. These provide the opportunity to 
shape communities into more livable, healthy spaces. Regional and 
county goals promote compact, walkable cities that make it easy to 
use active transportation and contribute to a sense of community. 

The Land Use Element Background Information contains the 
background data and analysis that provide the foundation for the 
Land Use Element goals and policies.Varying land uses in 

Sammamish, including 
the Farmer’s Market, local 
businesses and a school.
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Goals and Policies

Goal LU.1 Build community character and identity 
on a Citywide basis to enhance the 
high quality of family life established in 
Sammamish.

Policy LU.1.1 Establish land use policies and regulations that 
promote a safe, healthy and engaged residential 
community with a range of housing options, 
safeguard the environment and foster a sense of 
community.

Policy LU.1.2 Promote complementary and compatible 
development and smooth transitions between 
differing land uses.

Policy LU.1.3 Recognize and preserve the natural environment as 
an important element of the City’s identity.

Policy LU.1.4 Where appropriate, develop design guidelines and 
development regulations to support the following:

a Compatibility with natural site features
b Retention of trees and native vegetation 
c Low impact development 
d Development at a scale and character 

appropriate to the site
e Design that supports the human scale 
f Design that reflects community character 
g Landscaping to enhance building and site 

appearance and function
h Integrated and connected access for bicycles, 

pedestrians and vehicles
i Balanced consideration of automobile and 

pedestrian/bicycle mobility and safety
j Usable passive and active open space, including 

community gathering places
k Cohesive design character that minimizes visual 

clutter
l Sense of personal safety 

For more information, 
see the Current Zoning 
Section in Volume 
II.LU, page LU.9.

For more information, see 
the Natural Environment 
Section in Volume 
II.LU, page LU.4 and 
Background Figure 
LU–1 on page LU.5.

Commercial landscaping

Human scale development
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Goal LU.2 Preserve and enhance the natural 
features, quality, character and function of 
the City’s residential neighborhoods.

Policy LU.2.1 Promote a variety of housing types to meet all 
housing needs.

Policy LU.2.2 Support design variety, such as variation in facade 
and rooflines, flexible setback standards, excluding 
the perimeter of developments, and other design 
features in accordance with other applicable codes 
to enhance neighborhood character.

Policy LU.2.3 Periodically review housing densities, lot dimensions 
and sizes, building setbacks and height, impervious 
surface limitations, access, parking and other 
standards in the residential development standards.

Policy LU.2.4 Establish a program to acquire property for 
public purposes consistent with the policies of this 
comprehensive plan. This evaluation should include 
consideration of the feasibility of both fee simple 
acquisition and the acquisition of development 
rights or easements, as well as identification of 
potential funding sources, grants, and gifting 
strategies. Priorities for acquisition may include: 
protection of environmentally sensitive areas, 
preservation of view corridors, preservation 
of parcels that convey a unique sense of the 
community’s character or historical tradition, parcels 
to provide breaks in development patterns along 
designated arterials, passive and active recreation 
opportunities.

Policy LU.2.5 Promote clustering to preserve open space, retain 
significant natural features and reduce surface 
water runoff, where appropriate.

Policy LU.2.6 Where feasible, design stormwater facilities to 
provide supplemental benefits, such as pollinator 
and wildlife habitat, recreation, trails and 
enhancement of community character.

Policy LU.2.7 Consider site and design measures in residential 
areas to:

a Ensure that stormwater facilities enhance 
neighborhood character, whenever possible

b Promote privacy

Clustered 
development 

Renaissance Ridge 
neighborhood gateway
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c Preserve vegetation, protect the natural 
environment and encourage planting of trees 
and native vegetation

d Provide passive recreation, including trails where 
appropriate

e Develop compatible services, recreation and 
gathering places within walking/bicycling 
distance of homes

Policy LU.2.8 Infill development should be encouraged in areas 
which:

a Transition between single family residential and 
other uses or densities

b Are served by an arterial street system with 
sidewalks

c Have nearby pedestrian access to public transit 
services

d Are located within one-quarter mile of a 
neighborhood park or recreation area

Policy LU.2.9 Ensure non-residential uses—including but not 
limited to schools, religious facilities, group 
residences and similar uses—in residential zones 
minimize impacts to existing uses and surrounding 
single family residences. Such non-residential 
uses should be compatible with the supporting 
neighborhood to the extend authorized by law.

Goal LU.3 Promote the four designated commercial/
mixed use centers, including the existing 
centers of Inglewood, Pine Lake, Klahanie 
and the Sammamish Commons/Town 
Center to host a diversity of high quality 
places to live, work, shop and recreate.

Policy LU.3.1 Town Center and the designated Commercial 
Centers should provide for a lively mix of activities, 
such as: 

a Specialty retail and restaurants
b Professional services
c Pedestrian walkways and transit access
d Civic, community service, community gathering 

and recreational uses

Pedestrian oriented 
commercial development 
in Sammamish
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Policy LU.3.2 Develop subarea plans and design guidelines 
for designated Community Centers/Commons to 
support long term compatibility and vitality.

Policy LU.3.3 Review and update performance standards to 
ensure that new and expanding businesses restrict 
adverse impacts including but not limited to: noise, 
vibration, smoke, fumes, surface or ground water 
pollution, air pollution, hazardous wastes and risk 
of explosion.

Policy LU.3.4 Support education and training programs through 
cooperative planning efforts with other agencies.

Policy LU.3.5 Foster public/private partnerships to implement 
economic development programs and projects.

Policy LU.3.6 Consider adding an economic development element 
to the Comprehensive Plan.

Goal LU.4 Ensure that public facilities support and 
strengthen community character.

Policy LU.4.1 Create community landmarks and promote 
identity through public art and public/semi-public 
development. 

Policy LU.4.2 Enhance the visual character and function of 
stormwater management facilities through creative 
features, such as fountains and ponds, and 
innovative use of evolving technologies. 

Sammamish Commons

Public art feature at 
Sammamish Commons

Enhanced landscaping 
on 228th Ave SE
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Policy LU.4.3 Recognize that the character of public rights-of-way 
play a role in determining community character. 
Wherever feasible, incorporate streetscape 
improvements, such as wayfinding signs, lighting, 
public art, enhanced landscaping, including native 
plantings, and street furniture to enhance community 
character.

Policy LU.4.4 In order to promote dark skies, lighting should be 
appropriate to the task and located and shielded to 
reduce light trespass on the surrounding area.

Goal LU.5 Provide for planned population and 
employment growth and maintain the 
City’s suburban patterns.

Policy LU.5.1 Designate the general distribution, location and 
extent of the uses of land for housing, commerce, 
recreation, open spaces, public utilities, public 
facilities, and other land uses. 

Policy LU.5.2 Through the future land use pattern, promote 
a variety of housing, including affordable 
opportunities, reduce external vehicle trips and 
related traffic congestion patterns.

Policy LU.5.3 Establish and maintain a Comprehensive Plan 
Future Land Use Map, included as Figure LU–1.

Goal LU.6 Promote development design that 
maintains a harmonious relationship with 
the natural environment.

Policy LU.6.1 Encourage design flexibility, such as lot clustering, 
to preserve existing site features, including clusters 
of trees, wetlands, streams, native topography and 
similar features.

Policy LU.6.2 Maximize tree retention and assure replacement 
where tree retention is not feasible.

Policy LU.6.3 Promote retention of existing landscaping and 
native vegetation to the maximum extent practicable 
in development.

For more information, 
see the Growth Targets 
Section in Volume 
II.LU, page LU.7.

For more information, 
see the Land Use Map 
Section in Volume 
II.LU, page LU.9.
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LAND USE DESIGNATIONS

Residential Districts
The residential districts implement Comprehensive Plan policies for housing quality, diversity (such as 
townhomes, cottage housing, apartments, duplex, and single-family detached), and affordability, and 
efficient use of land, public services, and energy. The R-1 district should be applied in areas with, or 
in proximity to, lands with area-wide environmental constraints, wildlife corridors, or in established 
neighborhoods of the same density. In the R-1 district, the primary uses are single detached dwellings 
clustered as appropriate in relation to environmental constraints. The R-4 through R-8 districts, provide 
for predominantly single detached dwelling units at varying densities. The R-12 through R-18 districts 
allow for a mix of multifamily development at a variety of densities. Minimum residential densities should 
be met in the TC-A and TC-B districts. In all residential districts, accessory uses and complementary 
nonresidential uses may be allowed.

Neighborhood Business
The Neighborhood Business District provides small-scale, convenient, daily retail and personal services 
for a limited service area, minimizes the impacts of commercial activities on nearby properties, and 
provides for limited residential development not to exceed R-8 density.

Community Business
The Community Business District provides convenience and comparison retail and personal services for 
local service areas serving neighborhoods that cannot be served conveniently by larger commercial 
centers. Compared to the Neighborhood Business District, a wider range of uses are permitted, including 
small-scale office and mixed-use developments.

Office
The Office District provides for pedestrian and transit-oriented, high-density-employment, office uses 
together with the potential for complementary retail and urban-density residential development in certain 
locations. 

Town Center
The Town Center designations create a focused mixed-use center for the City, provide opportunity for 
a variety of housing types and retail and office uses; provide for a comprehensive system of parks, 
open spaces and trails; establish an efficient circulation system; provide community and civic facilities; 
establish a distinctive design character; and promote sustainability, including an integrated stormwater 
management system. The planned development pattern encourages the most intensive development in 
core mixed-use development areas. 

Designations within Town Center include the following:
 » Town Center A—Commercial focus
 » Town Center B—Residential focus
 » Town Center C—Lower intensity residential
 » Town Center D—Civic campus
 » Town Center E—Reserve

The Town Center subarea plan and implementing development regulations provide additional guidance 
for town center development. 

Public Institution
This classification recognizes publicly owned facilities and sites that offer governmental, utility, 
recreational, educational, and emergency response services to the community.
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Policy LU.6.4 Promote sustainable water management activities, 
such as rain harvesting, rain gardens, and using 
strategies such as infiltration that limit impervious 
surfaces.

Policy LU.6.5 Use flexible development regulations, incentives 
and open space acquisition (or low density zoning 
where these measures are not adequate) to 
protect floodplains, small sensitive lakes, riparian 
corridors, high value wetlands and unstable slopes 
from degradation and to encourage linking these 
environmental features into a network of open 
space, fish, wildlife and pollinator habitat.

Goal LU.7 Support a land use pattern that promotes 
community health and connectivity within 
and between neighborhoods and active 
transportation routes consistent with 
public safety needs.

Policy LU.7.1 Strive for a connected land use pattern that serves 
the local community and reduces the need to drive.

Policy LU.7.2 Adopt land use designations where appropriate that 
promote efficient transportation systems, including 
road connections and connectivity between 
neighborhoods, while preserving or enhancing 
safe, active transport and the consideration of 
walking and biking distances in the location of 
residential, commercial and recreational uses. 

Policy LU.7.3 Support land use choices that facilitate non-
motorized trips. 

Policy LU.7.4 Integrate land use characteristics, such as 
densities and key destinations, with planning 
for road connections and connectivity between 
neighborhoods, safe active transport trails, 
bikeways and paths.

Policy LU.7.5 Encourage connectivity within a new development 
and connectivity between a new development and 
development outside of it by minimizing use of cul-
de-sacs.



Sammamish Comprehensive Plan
Land Use Element

October 2015

35

Policy LU.7.6 Promote neighborhood road connections and 
connectivity while protecting and enhancing active 
transport:

a Seek opportunities to connect neighborhoods to 
existing and planned road and trail systems

b Ensure that neighborhoods are connected and 
accessible for all modes of travel 

c Connect existing road ends with new 
development, where appropriate

Policy LU.7.7 Support road connections and connectivity that 
enhance safe walking and bicycling routes to 
schools.

Policy LU.7.8 Provide opportunities for urban agriculture, 
including community gardens.

Policy LU.7.9 Encourage opportunities for informal community 
gathering through streetscape design and 
landscape standards.

Policy LU.7.10 Encourage active civic engagement in the creation 
of plans, regulations and development proposals.

Sammamish youth 
walking and busing 
home from school

social 
media 
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Goal LU.8 Participate in inter-agency partnerships to 
address regional planning issues.

Policy LU.8.1 Coordinate with the State of Washington, King 
County and neighboring cities in maintenance and 
development of major arterials.

Policy LU.8.2 Develop long-term plans in coordination with 
neighboring special districts and general purpose 
governments; strive to achieve balance in 
addressing differing needs. 

Policy LU.8.3 Coordinate future planning and interlocal 
agreements for annexation areas with appropriate 
agencies. 

Policy LU.8.4 Work with King County and neighboring 
jurisdictions to study and accomplish adjustments to 
the City’s portion of King County’s UGA boundary 
where appropriate, and include as part of 
Sammamish’s Potential Annexation Area (PAA).

Areas currently outside of the City’s UGA boundary 
that should be studied for inclusion are listed below. 
Additional areas may be identified in the future.

• Duthie Hill Road, consisting of approximately 
48 acres bounded on three sides by the City of 
Sammamish, but outside the City’s UGA

• Future areas to be determined within the 
NE Sammamish Sewer and Water District, 
Sammamish Plateau Sewer and Water District, 
and/or the existing or expanded UGA

• Areas designated in the potential annexation 
area map, Figure LU–2

Sammamish Farmer’s Market
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Policy LU.8.5 Consider annexations as designated in the potential 
annexation area map, Figure LU–2.

Policy LU.8.6 Ensure that newly annexed lands are zoned in 
accordance with the Sammamish Comprehensive 
Plan Future Land Use Map and policies.

Policy LU.8.7 Continue to revise and update the Future Land Use 
Map as potential annexation areas are designated 
and annexed. 

Goal LU.9 Encourage sustainable development.

Policy LU.9.1 Identify and adopt zoning code amendments to 
allow distributed energy generation compatible with 
surrounding uses and adopt incentives that promote 
distributed generation.

Policy LU.9.2 Promote water conservation through a variety 
of technologies, including smart meters, water 
efficient fixtures, rainwater harvesting and re-use of 
greywater.

Policy LU.9.3 Support green building practices and infrastructure 
measures.

Policy LU.9.4 Support green development that maximizes 
retention of a site’s natural contours and features 
and consider alternatives to minimize grading cuts 
and fills and leveling of lots.

Policy LU.9.5 Support urban agriculture and access to healthy 
food.

Goal LU.10 Identify, protect, encourage and preserve 
historic, cultural and archaeological 
resources.

Policy LU.10.1 Preserve the community’s history and cultural roots 
through identification, preservation, restoration and 
adaptive re-use of buildings. 

Policy LU.10.2 Support a transparent public review process 
whenever changes to identified historically 
significant buildings or properties are proposed.

Policy LU.10.3 Participate in regional efforts to identify and 
preserve historic and cultural sites.

Policy LU.10.4 Support community cultural organizations and 
events in the City.

Green building 

For more information, see 
the Historic Resources 
Section in Volume 
II.LU, page LU.11 and 
Background Figure 
LU–4 on page LU.13.
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Goal LU.11 Establish a community that maintains and 
enhances the quality of life for everyone 
living and working within Sammamish.

Policy LU.11.1 Provide attractive, high quality parks, recreational 
areas and streetscapes throughout the City.

Policy LU.11.2 Encourage joint use and development of recreation 
lands and facilities in accordance with the Park, 
Recreation and Open Space (PRO) Comprehensive 
Plan.
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Policy LU.11.3 Encourage parks, schools, churches, cultural centers 
and other public and semi-public buildings to locate 
on sites that give the community and neighborhoods 
landmarks and an identity, without creating adverse 
impacts on environmentally sensitive areas.

Policy LU.11.4 Encourage public and private community service 
providers, including the City, to share or reuse 
facilities that provide adequate shared parking, 
consistent with city code, to reduce costs, conserve 
land and provide convenience and amenity for 
the public. Joint siting and shared use of facilities 
should be encouraged for schools, community 
centers, health facilities, cultural facilities, libraries, 
swimming pools, other social facilities and 
gathering places.

Policy LU.11.5 Encourage community cultural and historical 
projects throughout the City to provide 
beautification, education, and other social benefits.



a walk in the woods —

my children dancing
atop the big rock

Painting by Anna Macrae 
Haiku by Michael Dylan Welch

ENVIRONMENT & CONSERVATION



Environment & Conservation Goals

Goal EC.1 Serve as a leader in environmental stewardship of the natural environment for 
current and future generations.

Goal EC.2 Protect people, property and the environment in areas of natural hazards.

Goal EC.3 Protect wetlands and other water resources from encroachment and degradation 
and encourage restoration of such resources.

Goal EC.4 Protect and promote a diversity of plant, pollinator and animal species habitat in 
Sammamish.

Goal EC.5 Maintain and protect surface water and groundwater resources that serve the 
community and enhance the quality of life.

Goal EC.6 Improve and preserve air quality.

Goal EC.7 Support regional efforts in mitigating and adapting to climate change.

Goal EC.8 Sammamish is a sustainable city.

Goal EC.9 Increase the sustainability and efficiency of building practices in Sammamish.

Goal EC.10 Maintain and improve the City’s forested character.



ENVIRONMENT & CONSERVATION

a walk in the woods —

my children dancing
atop the big rock

Introduction

Sammamish is blessed with a great deal of natural beauty. Residents 
identify streams, lakes, forested areas and other natural features as 
defining features of the City, and they believe the preservation of 
these natural features should be an important priority. This priority 
is expressed through goals and policies that support environmental 
stewardship, protection of habitat areas and preservation of surface 
and groundwater quality.

The Environment & Conservation Element addresses numerous 
sustainability and healthy community goals and policies, including 
air quality, water quality, climate change, tree cover and 
sustainable development practices.

This element also addresses public safety and the health of 
ecological functions. Recognizing that a substantial portion of the 
City is located in a steep slope area, goals and policies seek to 
protect people from natural dangers, including geologic hazards. 
Other portions of the city contain wetland areas, which are 
important for the storing and cleaning of surface water and for 
habitat values. Goals and policies seek to protect and restore these 
valuable wetland areas.

Additional information and 
context for this element is 
provided in Volume II.C, 
Background Information 
for the Environment & 
Conservation Element. 
In addition, citations 
in this chapter connect 
goals and policies to 
pertinent sections of the 
Background Information.
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Goals and Policies

Goal EC.1 Serve as a leader in environmental 
stewardship of the natural environment 
for current and future generations.

Policy EC.1.1 Identify critical areas, including wetlands, streams, 
lakes,100-year floodplains, critical aquifer 
recharge areas, fish, wildlife and pollinator 
habitat conservation areas, slopes subject to mass 
movement, slopes with a grade of 40 percent or 
more, landslide, erosion or seismic hazard areas, 
and regulated buffers.

Policy EC.1.2 Encourage the retention and connectivity of 
active and passive open space and areas of 
natural vegetation to mitigate harmful impacts of 
development on the city’s lakes, streams, wetlands, 
erosion and other natural hazard areas, fish, 
wildlife and pollinator habitat to improve the quality 
of life.

Policy EC.1.3 Recognize the inter-relationship between natural 
systems, natural drainage areas (Erosion Hazard 
Near Sensitive Water Body Overlays and Wetland 
Management Areas, in particular) and people, 
economy and environment. Promote integrated 
and interdisciplinary approaches for environmental 
planning and assessment.

History walk through Pine Lake Park 
(credit: Sammamish Walks)

Explaining how invasive holly is a problem 
in our natural areas (credit: Sammamish 
Community Wildlife Habitat Project)
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Policy EC.1.4 Protect, where appropriate, the following special 
areas:
a Natural areas including significant trees
b Scenic areas such as designated view corridors
c Urban landscaped areas such as public or 

private golf courses and parks, and
d Land reserved as open space or buffers tracts as 

part of development, including parcels subject to 
density averaging

Policy EC.1.5 Work cooperatively with local, state, regional and 
federal governments, homeowners associations, 
individual property owners and community 
organizations to protect and enhance the 
environment. Encourage participation in local 
and national organizations such as Tree City USA 
and the National Wildlife Federation, including 
its program the Sammamish Community Wildlife 
Habitat Certification (CWH), Kokanee Work Group 
and Lake Sammamish Urban Wildlife Refuge.

Policy EC.1.6 Promote and lead public education and involvement 
programs to raise awareness about environmental 
issues and to encourage the wise use of renewable 
natural resources while conserving nonrenewable 
natural resources.

Policy EC.1.7 Apply regulations and coordinate with other 
governing agencies to minimize and, where 
feasible, eliminate the release of substances into the 
air, water and soil that may degrade the quality of 
these resources.

Policy EC.1.8 Maintain effective enforcement of the city’s 
environmental critical areas code requirements and 
its rules and regulations. Evaluate effectiveness of 
compliance periodically.

Policy EC.1.9 Strive to minimize the City’s waste stream by 
reducing purchases, reusing and recycling material 
and promoting programs to encourage reduction, 
reuse and recycling.

Policy EC.1.10 Promote the disposal of all waste in a safe and 
responsible manner.

Fall leaves at the corner 
of NE 21st Place (credit: 
Brayden Beaty)

Posted swimming rules 
and lifeguard hours at 
Pine Lake Park (credit: 
Sammamish Walks)
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Policy EC.1.11 Promote growth management strategies that protect 
air, water, land and energy resources.

Policy EC.1.12 Incorporate Best Management Practices (BMPs) 
and technology in City practices to achieve 
effective environmental stewardship and continual 
improvement in environmental management 
practices.

Policy EC.1.13 Work to maintain and improve environmental 
quality and ecosystem function to ensure the health 
and well-being of the complete living ecosystem.

Policy EC.1.14 Recognize and explore evolving technologies and 
strategies to support environmental stewardship and 
sustainability.

Policy EC.1.15 Work to ensure that all Sammamish citizens live in a 
healthy environment.

Policy EC.1.16 Use Best Available Science to inform decision-
making on environmental functions and values. 

Policy EC.1.17 Conserve and protect environmentally critical areas 
from loss or degradation.

Policy EC.1.18 Encourage the preservation of open space through 
incentives, such as the King County Public Benefit 
Rating System (PBRS), allowing the sale of Transfer 
of Development Rights (TDRs) generated within 
Sammamish, or other programs to encourage land 
donation and conservation in perpetuity. Preservation 
should focus on important open spaces such as 
shorelines, landslide and Erosion Hazard Areas 
Near Sensitive Water Body Overlays, Wetland 
Management Areas, within or outside of the City.

Policy EC.1.19 Consider the potential for transfer of development 
rights within, or to areas outside, the City to protect 
important open spaces within Sammamish such as 
shorelines, Erosion Hazard Near Sensitive Water 
Body Overlays and Wetland Management Areas, 
and others.

Policy EC.1.20 Establish a system of publicly owned, as well 
as privately owned but protected, natural areas 
connected to each other to:
a Protect the integrity of fish, wildlife and pollinator 

habitat and/or conservation sites

Best Management 
Practices (BMPs) 

King County Public 
Benefit Rating 
System (PBRS) 

Waste is a resource 
in the wrong place.
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b Strive to protect corridors between natural areas
c Preserve outstanding examples of Sammamish’s 

diverse natural heritage
d Provide a broad range of opportunities 

for access to educational, interpretive and 
recreational programs in protected natural 
areas in ways that do not negatively impact the 
primary purpose, and

e Facilitate completion of the vision of an Emerald 
Necklace, an approximately 28-mile non-
motorized greenbelt encircling the Plateau, and 
provide improved public access for Sammamish 
residents

Policy EC.1.21 Identify lands designated as open space under 
the Current Use taxation open-space established 
according to King County for tax assessment 
purposes.

Policy EC.1.22 Encourage, where appropriate, direct purchase of 
land within the City by the City for conservation and 
environmental reasons.

Goal EC.2 Protect people, property and the 
environment in areas of natural hazards.

Floodplains

Policy EC.2.1 Protect and, where possible, enhance or restore 
existing flood storage and conveyance functions and 
ecological values of frequently flooded areas (areas 
typically identified as the 100-year floodplain).

Policy EC.2.2 When development occurs in the 100-year 
floodplain, seek to insure that it is designed 
to minimize risk to people, property and the 
environment.

Geologic Hazards

Policy EC.2.3 Promote soil stability through retention of existing 
vegetation and the addition or replacement of 
plants promoting such.

Transfer of 
Development 
Rights (TDR) 

For more information, 
see the Flood Hazard 
Areas Section in Volume 
II.EC, page EC.13.

For more information, 
see the Geologically 
Hazardous Areas 
Section in Volume 
II.EC, page EC.17.
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Policy EC.2.4 Avoid or minimize impacts from new development 
to erosion hazard areas, Erosion Hazard Near 
Sensitive Water Body Overlays (and those areas 
that drain to them), wetland management areas and 
landslide hazard areas subject to provisions in the 
Sammamish development code and its rules and 
regulations.

Policy EC.2.5 Periodically assess effectiveness of regulations 
protecting erosion hazard areas, Erosion Hazard 
Near Sensitive Water Body Overlays and Wetland 
Management Areas, landslide hazard areas as 
well as those areas that drain to them to minimize 
risk to health and safety of citizens in the event of a 
geological hazard.

Policy EC.2.6 Avoid potential impacts to life and property by 
strictly limiting land disturbance and development in 
landslide hazard, steep slopes, and Erosion Hazard 
Near Sensitive Water Body Overlays. 

Policy EC.2.7 Support and promote seismic hazard preparedness 
efforts.

Goal EC.3 Protect wetlands and other water 
resources from encroachment and 
degradation and encourage restoration of 
such resources.

Policy EC.3.1 To the maximum extent possible, avoid wetland 
impacts, preserving and maintaining wetlands in 
their natural state. 

100-year flood.

For more information, see 
the Wetlands Section in 

Volume II.EC, page EC.4.
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Illahee Trail wetland sensitive 
area boundary (credit: 
Sammamish Walks)

Policy EC.3.2 When avoidance is not feasible, safeguard the 
long-term biological function and value of the 
wetland through effective mitigation measures. 

Policy EC.3.3 When public access to wetlands is proposed, 
protect sensitive habitats and species, strive 
for uncompromised public safety and maintain 
hydrologic continuity. 

Policy EC.3.4 In cases of small isolated low-quality wetlands, 
consider opportunities for development flexibility, 
provided that mitigation can be provided to ensure 
no cumulative impacts to wetland quality and 
function.

Policy EC.3.5 Support techniques per Best Available Science 
(BAS) to protect specific unique and outstanding 
wetlands, especially bogs.

Policy EC.3.6 Pursue opportunities to enhance or restore degraded 
wetlands, streams and surrounding buffer areas.

Policy EC.3.7 Preserve wetlands and protect areas of native 
vegetation that connect wetland systems to other 
habitat areas. Whenever effective, use incentive 
programs. Strive to protect areas of native 
vegetation that connect wetland systems.

Policy EC.3.8 Use as minimum standards the Washington State 
Wetlands Identification and Delineation Manual, 
1997 or its successor, which is adopted by the 
City Council, and is the scientifically accepted 
replacement methodology based on better technical 
criteria and field indicators.
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Informational signs at Hazel 
Wolf Wetlands Preserve 
(credit: Adam Lund)

Policy EC.3.9 Establish an overall goal of no net loss of wetland 
acreage and functions within each drainage sub-
basin. Use acquisition, enhancement, regulations 
and incentive programs independently or in 
combination with one another to protect and 
enhance wetlands functions, avoiding negative 
impacts and subsequent wetland mitigation with 
the exception of public agency projects. Locate 
wetland mitigation, when permitted, within the 
sub-basin if feasible and practicable. The City may 
authorize mitigation for public agency projects 
within a Federal, State, County or City approved 
mitigation bank provided it is at a minimum located 
in the same basin within the City’s incorporated 
boundaries and meets all City policies, regulations 
and criteria if feasible and practicable.

Policy EC.3.10 Ensure that development adjacent to wetlands is 
sited such that wetland functions are protected, an 
adequate buffer around the wetlands is provided 
and significant adverse impacts to wetlands are 
prevented.

Policy EC.3.11 Educate abutting or adjacent property owners, 
installing signs and fencing as appropriate to 
maintain and protect wetlands and their buffers.

Policy EC.3.12 When feasible, promote the enhancement or 
restoration of riparian areas surrounding wetlands 
where functions have been lost or compromised.

Policy EC.3.13 Encourage enhancement or restoration of degraded 
wetlands to maintain or improve wetland ecosystem 
functions through removal of non-native invasive 
vegetation and installation of native vegetation 
and habitat features as appropriate. Wetland 
functions must first be evaluated in a wetland study 
and adequate maintenance, monitoring, code 
enforcement and evaluation must be provided 
and assured by responsible parties. Restoration or 
enhancement must result in a net improvement to 
wetland ecosystem functions of the wetland system. 
Consider providing technical assistance to small 
property owners.

Vegetation at Evans 
Creek Preserve (credit: 
Pauline Cantor)
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Policy EC.3.14 Consider allowing alterations to wetlands or 
buffers as needed to allow public agency or utility 
development projects that avoid, minimize and 
mitigate impacts to wetland ecosystem functions 
to the maximum extent feasible. Allow reasonable 
use of private property that reflects appropriate 
impact avoidance and minimization measures, 
and that provides mitigation that enhances and 
protects all wetland ecosystem functions. Avoidance 
and minimization measures should reflect the least 
harmful and most reasonable alternatives and 
should provide appropriate mitigation, maintenance 
and monitoring sufficient to provide lasting 
protection of affected wetland ecosystem functions.

Policy EC.3.15 Evaluate mitigation sites to replace or augment the 
wetland functions to be lost as a result of a project 
proposal. Wetland mitigation proposals may be 
approved if they would result in improved overall 
onsite wetland functions. In order of preference, 
mitigation should be:

a Onsite
b Within the impacted sub-basin
c Outside the impacted sub-basin but inside the 

basin and city.
d Outside the impacted sub-basin

Mitigation sites shall be selected based on their 
ability to mitigate for all wetland functions and 
values. Locate mitigation sites strategically to 
alleviate habitat fragmentation in the same sub-
basin.

Policy EC.3.16 Preserve in perpetuity land used for wetland 
mitigation. Require a project proponent to provide 
monitoring and maintenance in conformance 
with the City standards until the success of the site 
is established. Consider the use of open space 
tracts to further mitigate the detrimental impacts of 
development to critical areas and lakes. Encourage 
open space to be located where it will have the 
maximum environmental benefit such as between 
a development and adjacent critical area when 
practicable. Require dedication of open space 
tracts to the City where appropriate to ensure the 
maximum environmental benefit is maintained.

Wetlands near SE 8th St
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Goal EC.4 Protect and promote a diversity of plant, 
pollinator and animal species habitat in 
Sammamish.

General

Policy EC.4.1 Work in cooperation with other agencies and 
organizations, including coordinated regional land 
use planning, to support regional biodiversity and 
protection and preservation of native vegetation, 
wildlife and pollinator habitat.

Policy EC.4.2 Protect a large diversity of wildlife, priority species 
and habitats. 

Policy EC.4.3 Participate in regional species protection efforts for 
salmonid fish, including habitat enhancement and 
restoration.

Vegetation

Policy EC.4.4 Protect native plant communities through education, 
management and control of non-native invasive 
plants, including aquatic plants.

Policy EC.4.5 On public and private projects, properties and 
facilities, encourage planting of native vegetation to 
reduce the spread of noxious weeds in the City.

Policy EC.4.6 Promote the use of native plants in landscaping and 
the restoration of stream banks, lakes, shorelines 
and wetlands on private development projects.

Policy EC.4.7 Encourage the use of environmentally safe 
methods of vegetation control, and minimize use of 
herbicides.

Policy EC.4.8 Encourage the use of a diversity of native plant 
species for replanting and restoration.

Wildlife

Policy EC.4.9 Where appropriate, preserve and encourage 
restoration of fish and wildlife diversity, including 
bird, butterfly and other pollinator species in the 
City.

Vegetation at Evans 
Creek Preserve (credit: 
Pauline Cantor)

For more information, see 
the Wetlands Section in 

Volume II.EC, page EC.4.
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Policy EC.4.10 Give special consideration to protecting, preserving 
and enhancing salmonid fisheries, by using the Best 
Available Science and the adoption of development 
regulations and watershed management plans that 
protect the functions and values of critical areas. 

Policy EC.4.11 Use existing regulatory tools to protect habitat, 
including the City’s critical area regulations and tree 
retention ordinance.

Policy EC.4.12 Use measures such as incentives, regulation, 
acquisition, and other means to preserve habitat, 
and natural areas critical to wildlife, salmonids and 
pollinators.

Policy EC.4.13 Preserve and connect pollinator and wildlife habitats 
via corridors where possible. Corridors may include 
protected or preserved public and private open 
space, utility rights-of-way, riparian corridors, 
wetland buffers, pollinator habitat or corridors and 
protected critical areas or other features.

Policy EC.4.14 Where feasible, protect habitat and habitat corridors 
used for or potentially used by wildlife, salmonids 
and pollinators from the impacts of development.

Policy EC.4.15 Protect aquatic species and habitat by protecting 
and improving water quality. See Goal EC.5 and 
supporting policies.

Left to right: Deer in a backyard (credit: Sammamish Friends); Black-capped chickadee (credit: 
Gary Luhn); Kokanee salmon (credit: Roger Tabor, USFWS)

Informational signs at 
Soaring Eagle Park (credit: 
Sammamish Walks)

Left to right: Great blue heron (credit: WSPRC); Black-tailed deer at the Sammamish Plateau Water 
& Sewer District’s headquarters (credit: Janet Sailer); Golden crowned kinglet (credit: Brian E. Small)
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Goal EC.5 Maintain and protect surface water and 
groundwater resources that serve the 
community and enhance the quality of life.

General

Policy EC.5.1 Protect and enhance the multiple beneficial water 
resource functions-including fish, wildlife and 
pollinator habitat, flood and erosion control, water 
quality control and sediment transport, water supply 
and storage, transportation, recreational and scenic 
beauty.

Policy EC.5.2 Incorporate public and private management 
practices in the built and natural environments 
that minimize impacts to wildlife, salmonids and 
pollinator habitat and water quality, such as 
limiting the use of toxic pesticides and fertilizers, 
incorporating alternative pest management methods 
and providing public education about such 
practices.

Watersheds

Policy EC.5.3 Protect and enhance surface waters, including 
streams, lakes, ponds and wetlands, on a 
watershed and sub-basin basis. Include conditions 
of and impacts to downstream water resources, 
including receiving beaches and shorelines, in 
watershed management efforts, where appropriate.

Policy EC.5.4 Participate with federal, state, regional, local and 
tribal agencies in preparing watershed plans for all 
sub-basins.

Policy EC.5.5 Integrate surface water, groundwater, drinking water 
and wastewater planning into watershed plans to 
provide efficient water resource management.

Boardwalk at Pine Lake Park 
(credit: Sammamish Walks)

For more information, 
see the Streams Section 

in Volume II.EC, page 
EC.8, the Lakes Section in 
Volume II.EC, page EC.12 

and the Groundwater 
Section in Volume 

II.EC, page EC.13.
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Policy EC.5.6 As watershed plans are prepared; develop, apply 
and monitor zoning, regulations and incentive 
programs as appropriate so that critical habitat 
in these watersheds is capable of supporting 
sustainable and fishable salmonid populations. 
Define how the natural functions of watersheds 
critical to salmonid are protected in watershed-
based plans so that the quantity and quality of 
water entering the streams, lakes, wetlands and 
rivers support salmonid spawning, rearing, resting 
and migration.

Policy EC.5.7 Share the responsibility for the costs of Lake 
Sammamish watershed planning and project 
implementation including water quality, flood hazard 
reduction and fisheries habitat protection between 
the City of Sammamish and other jurisdictions within 
the watershed and surrounding Lake Sammamish.

Policy EC.5.8 Work with adjacent local governments and other 
agencies on issues of mutual concern regarding 
development and conservation efforts in the 
environmentally sensitive areas within the shared 
Evans Creek and Patterson Creek sub-basins.

Rivers, Streams and Lakes

Policy EC.5.9 Protect, preserve and enhance lakes, rivers and 
streams for their hydraulic, hydrologic, ecological, 
aesthetic, recreational and other protected functions 
and values.

For more information, see 
the Streams Section in 
Volume II.EC, page EC.8.

Dock at Pine Lake Park (credit: Sammamish Walks)
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Policy EC.5.10 Promote the health of Lake Sammamish, Beaver Lake 
and Pine Lake through water quality management 
plans based on Best Available Science.

Policy EC.5.11 Support development of an on-going efficient and 
effective water quality management strategy.

Policy EC.5.12 Protect our lakes through management of lake 
watersheds and shorelines. Protect sensitive 
lakes including Pine Lake, Beaver Lake and Lake 
Sammamish through management of nutrients that 
stimulate algae blooms and aquatic plant growth. 
Set measurable standards for lake quality and 
establish management plans to meet the standards.

Policy EC.5.13 Restrict and control the runoff rate, volume and 
quality of stormwater from all new development and 
redevelopment. Subject critical drainage or erosion 
areas within the City limits draining directly to Lake 
Sammamish, George Davis (a.k.a. Eden) Creek, 
Ebright Creek, Pine Lake and Beaver Lake to stricter 
requirements and conditions. Such conditions may 
include the limitation of the volume of discharge 
from the subject property to predevelopment levels 
or preservation and improvement of water quality, 
preservation of wetlands or other natural drainage 
features, or other controls necessary to protect the 
community.

Policy EC.5.14 Use incentives, regulations and programs to manage 
all water resources (streams, lakes, ponds, wetlands 
and groundwater) and to protect and enhance their 
multiple beneficial uses—including fish and wildlife 
habitat, flood and erosion control, water quality 
control and sediment transport, water supply, energy 
production, transportation, recreational opportunities 
and scenic beauty. Monitor incentives to determine 
their effectiveness. When using water resources for 
one purpose preserve opportunities for other uses to 
the fullest extent possible.

Policy EC.5.15 Ensure development that maintains continued 
ecological and hydrologic functioning of water 
resources and does not have a significant adverse 
impact on water quality, or water quantity, or 
sediment transport and maintains base flows, 
natural water level fluctuations, groundwater 
recharge in Critical Aquifer Recharge Areas and 
fish and wildlife habitat.

Releasing kokanee fry into 
Ebright Creek, Earth Day 
2010 (credit: King County)
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Ducks on Lake Sammamish 
(credit: flickr user jc.winkler)

Kokanee salmon pair up to 
spawn in restored habitat 
in Ebright Creek (credit: 
Roger Tabor, USFWS)

Ebrigth Creek restoration with native plants adjacent to Sammamish homes
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Policy EC.5.16 Protect beneficial uses such as swimming, fishing, 
boating, hiking, aquatic habitat (fisheries and 
wildlife), water supply and aesthetics, where 
applicable, in Lake Sammamish, Pine Lake, Beaver 
Lake and all tributary waters and wetlands in all 
basins in the City.

Policy EC.5.17 Support enhancement of water quality through 
corrective and preventative methods including best 
management practices (BMPs), education, planning, 
regulation, enforcement, incentives, capital projects, 
natural and constructed system maintenance and 
restoration of degraded natural and constructed 
systems.

Overlay Districts and Plans

Policy EC.5.18 Review the Wetland Management Area and the 
Erosion Hazards Near Sensitive Water Bodies 
Overlay requirements for potential amendments 
and updates to ensure protection of high function 
or high hazard areas and to make certain the 
intended protections for these areas are clear.

Policy EC.5.19 In addition to existing policy and regulations, 
parcels in the Erosion Hazard Near Sensitive Water 
Body Overlays and Wetland Management Areas 
are entitled to additional protections and increased 
storm water controls by the City such as seasonal 
clearing and grading restrictions, tree retention, 
reduced impervious surface limits, open space 
dedication requirements, as well as reduced density 
and density credit limitations.

Lake Management Districts and Plans

All Lakes

Policy EC.5.20 Support an expanded citizens’ lake monitoring 
program with local community groups, as 
appropriate.

For more information, 
see Background Figure 

EC–2 on page EC.9.
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Policy EC.5.21 Support a watershed monitoring program to include 
streams and shallow groundwater, as appropriate.

Policy EC.5.22 In partnership with the Seattle-King County 
Department of Public Health, support the inventory 
of existing on-site septic tank/drainfield systems, 
wetlands, streams and native growth protection 
easements, and inspections of stormwater detention 
and treatment facilities.

Policy EC.5.23 Encourage and support lake management plans 
and policies.

Policy EC.5.24 Support updated watershed/lake modeling 
analyses to validate lake models and to make new 
phosphorous loading and lake condition forecasts.

Winter fog (credit: 
Sammamish Friends)
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Policy EC.5.25 Involve the local community, in cooperation with 
the King County Metro, the Seattle-King County 
Department of Public Health, Washington Lake 
Protection Association and the Washington State 
Departments of Health, Ecology and Wildlife, 
tribes and local and regional agencies in the 
development and implementation of a program to 
educate and involve existing and future residents of 
the watershed regarding wise lake and watershed 
management practices, BMPs, septic systems, 
phosphate detergent alternatives, fertilizer and 
pesticide use, oil and grease impacts, bird feeding, 
pet waste and the use of waterside vegetation 
and benefits of natural shorelines at the individual 
household level.

Policy EC.5.26 Prevent the introduction and treat the presence of 
nuisance aquatic plants through cooperation with 
state and other local agencies. Where appropriate, 
control or eradicate invasive aquatic plant species 
that have been introduced.

Policy EC.5.27 Strive for no significant increase in the concentration 
of fecal coliform bacteria.

Policy EC.5.28 Incorporate appropriate water quality improvement 
strategies to support lake recreational uses, 
ecological health and scenic values.

Lake Sammamish

Policy EC.5.29 Support the management goals and incorporate 
the strategies of the 1994 King County East Lake 
Sammamish Basin and Nonpoint Action Plan as it 
may be updated from time to time.

Policy EC.5.30 For the Lake Sammamish drainage basin, require 
standards to achieve 50% or better phosphorus 
removal for all new development.

For more information, 
see the Lakes Section in 

Volume II.EC, page EC.12.
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Beaver and Pine Lakes

Policy EC.5.31 For Beaver and Pine Lakes strive for an 80 percent 
reduction of total phosphorus (above untreated 
background levels) as a stormwater treatment 
goal for all future development. Employ AKART, or 
“all known, available and reasonable methods of 
prevention, control and treatment,” for phosphorus 
control as a standard to achieve this goal. Do 
not provide for any exceptions or variances for 
phosphorous removal treatment requirements.

Policy EC.5.32 Work with local community groups, state, county 
and other agencies to obtain funding for water 
quality monitoring and inspection and planning.

Policy EC.5.33 For Beaver and Pine Lakes, provide for sufficient 
resources for construction inspection and 
monitoring surveillance before, during and after 
the construction period of all new development and 
redevelopment in the watershed.

Policy EC.5.34 Strive to review and update the Beaver Lake 
Management Plan thoroughly at least once every 
five years (or more frequently if compelling reasons 
exist).

Policy EC.5.35 Strive to review and update the Pine Lake Study 
and Pine Lake Management Plan thoroughly at 
least once every five years (or more frequently if 
compelling reasons exist).

Policy EC.5.36 Provide for contingency measures to control 
nonpoint sources of pollution from site development 
construction and post-construction stormwater runoff 
as warranted by monitoring and inspection.

Policy EC.5.37 For Beaver and Pine Lakes, accomplish the goals of 
the lake management plans for water quality, open 
space preservation, impervious surface limitation, 
tree retention, seasonal clearing and grading 
restrictions and other plan goals.

Policy EC.5.38 Carefully review potential rezones and proposed 
land use actions such as short plats, subdivisions 
and building permit applications to verify that 
these actions will not have a probable significant 
environmental effect that cannot be reasonably 
mitigated.
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Policy EC.5.39 In conjunction with other agencies with jurisdiction, 
play an active role monitoring and enforcing all 
water quality regulations in the Pine Lake and 
Beaver Lake watersheds. In addition, periodically 
review the effectiveness of development regulations 
and enforcement efforts and make modifications as 
appropriate.

Policy EC.5.40 For Pine Lake and Beaver Lake, where appropriate, 
periodically update and adopt stricter requirements 
and conditions based on Best Available Science, 
which shall include more stringent seasonal clearing 
and grading limitations, impervious surface 
limitations, open space requirements, tree retention 
requirements, preservation or improvement of 
water quality, reduced density and density credit 
limitations and AKART to achieve the goal of 80% 
phosphorous removal from storm water for the 
entirety of each lake’s basin.

Policy EC.5.41 In addition to existing policy and regulations, the 
Pine Lake and Beaver Lake basins are entitled to 
additional protections by the City such as seasonal 
clearing and grading restrictions, tree retention, 
reduced impervious surface limits, open space 
dedication requirements, as well as reduced density 
and density credit limitations.

Surface Water Management

Policy EC.5.42 Promote low impact development (LID) measures 
that preserve natural discharge patterns.

Policy EC.5.43 Promote the retention of existing open surface 
water systems and the rehabilitation of degraded 
conditions.

Policy EC.5.44 Maximize vegetation retention, assure 
environmentally-friendly re-vegetation and apply 
other best management practices. Encourage the 
use of vegetation native to the Sammamish area.

Policy EC.5.45 Prioritize public actions that provide multiple 
benefits, including preservation, protection and 
restoration of valuable natural systems. 

Policy EC.5.46 Provide outreach and education to improve 
commercial, public and private compliance with 
stormwater regulations.

Low-impact 
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LID stormwater control at 
Sammamish Highlands

Policy EC.5.47 Where commercial and industrial uses and high 
levels of vehicular traffic are established, seek to 
protect and enhance water quality. Store petroleum, 
solvents and other potential water pollutants in such 
a way as to prevent entry into the natural drainage 
systems or groundwater. Require car washes to use 
biodegradable, environmentally friendly soaps, 
cleansers and related materials. Encourage and 
promote water conservation and reuse.

Policy EC.5.48 Continue to provide special attention to proper 
siting and maintenance of existing septic systems 
to preserve the valuable ecological functions and 
beneficial uses of water resources. Educate septic 
users and owners as to proper maintenance of 
septic systems.

Policy EC.5.49 Manage storm water runoff through a variety of 
methods, with the goal of:
a Limiting impacts to aquatic resources (including 

lake and stream life forms), and
b Promoting groundwater recharge.

Include temporary erosion and sediment control, 
flow control facilities, water quality facilities as 
required by the Surface Water Design Manual and 
Best Management Practices as described in the 
Storm Water Pollution Control Manual as methods 
of storm water management.

Manage runoff caused by development to prevent 
adverse impacts to water resources. Develop 
regulations that favor non-structural storm water 
control measures when feasible including: vegetation 
retention and management, seasonal clearing limits, 
limits on impervious surface, preservation of open 
space and limits on soil disturbance.

Rain gardens at 
Sammamish Highlands

http://your.kingcounty.gov/dnrp/library/water-and-land/stormwater/surface-water-design-manual/SWDM-2009.pdf
http://your.kingcounty.gov/dnrp/library/water-and-land/stormwater/surface-water-design-manual/SWDM-2009.pdf
http://www.sammamish.us/pdfs/departments/publicworks/O2011-304%20-%20Attachment%20B%20Surface%20Water%20Design%20Manual%20Addendum%206-2-11.pdf
http://www.sammamish.us/pdfs/departments/publicworks/O2011-304%20-%20Attachment%20B%20Surface%20Water%20Design%20Manual%20Addendum%206-2-11.pdf
http://your.kingcounty.gov/dnrp/library/water-and-land/stormwater/stormwater-pollution-prevention-manual/SPPM-Jan09.pdf
http://your.kingcounty.gov/dnrp/library/water-and-land/stormwater/stormwater-pollution-prevention-manual/SPPM-Jan09.pdf
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Policy EC.5.50 In partnership with other agencies, improve surface 
waters designated by the State as Water Quality 
Impaired under the Clean Water Act (water 
bodies included on the State 303(d) list) through 
monitoring, source controls, best management 
practices, enforcement of existing codes and Total 
Maximum Daily Load plans (TMDLs). Maintain and 
improve the water quality of all other state-classified 
water bodies through these same measures and 
other additional measures that may be necessary 
to ensure there is no loss of existing beneficial uses. 
When feasible, restore any beneficial uses lost since 
November 1975, consistent with the Federal Clean 
Water Act.

Policy EC.5.51 Do not allow development projects to increase or 
otherwise aggravate existing flood conditions.

Policy EC.5.52 Through regulations, maintenance and enforcement, 
prevent unmitigated significant adverse impacts to 
water resources caused by flow rates, flow volumes 
or pollutants.

Policy EC.5.53 Prepare regulations or rules that direct each 
development project proposing water treatment 
features to provide water chemistry data for a two 
year or longer monitoring period, operations and 
maintenance (O&M) requirements and a professional 
report indicating that the installation and O&M 
program will meet State water quality criteria.

Illahee 
pond
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For more information, 
see the Groundwater 
Section in Volume 
II.EC, page EC.13.

For more information, 
see Background Figure 
EC–3 on page EC.10.

Basins and Sub-Basins Planning Areas

Policy EC.5.54 Update studied sub-basin plans and develop 
and maintain basin plans and policies within the 
City. These Sub-basins are: Panhandle Sub-basin, 
Inglewood Sub-basin, Monohon Sub-basins (3), 
Thompson Sub-basin, Pine Lake Creek Sub-basin, 
Laughing Jacobs Sub-basin, Allen Lake Sub-basin, 
Beaver lake Sub-basin, Patterson Creek Sub-basin, 
Evans Creek Sub-basin, Mystic Lake Sub-basin and 
North Fork Issaquah Creek Sub-basin. For each 
Sub-basin, identify and define the topography, 
soils, drainage, flow and channel characteristics, 
biological conditions, utilities, stormwater best 
management practices and mitigation policies. 
Coordinate such basin planning with other agencies 
having jurisdiction.

Policy EC.5.55 Prepare and maintain development regulations 
to implement the sub-basin management plans 
and policies. Ensure development proposals and 
approved land use applications are consistent with 
all applicable regulations and approved basin and 
sub-basin management plans and policies.

Policy EC.5.56 In developing and updating basin plans, invite 
the following participants: tribes, representatives 
of local water and sewer districts; affected 
neighborhoods; local, state and federal resource 
agencies; and organizations or agencies with 
expertise in habitat conservation and restoration, 
groundwater hydrology, fisheries, wildlife, botany 
and land use.

Policy EC.5.57 Review and update the boundaries of drainage 
basins in accordance with an established schedule. 
In addition, update studies as an interim measure to 
evaluate development proposals as appropriate.

Groundwater and Aquifer Protection

Policy EC.5.58 Protect critical aquifer recharge areas (CARAs) and 
the quality of groundwater used for public water 
supplies to ensure adequate and healthy future 
potable water.

Policy EC.5.59 Protect groundwater quality by utilizing the most 
current groundwater protection standards. 
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Policy EC.5.60 Designate areas identified as sole source aquifers 
or as areas with high susceptibility for groundwater 
contamination where aquifers are used for potable 
water as Critical Aquifer Recharge Areas and Areas 
Highly Susceptible to Groundwater Contamination.

Policy EC.5.61 Protect the quality and quantity of groundwater by: 
implementing adopted Groundwater Management 
Plans; reviewing and implementing approved 
Wellhead Protection zones as identified by the 
King County Groundwater Management Plan 
Protection Committees and the Water Districts; 
and establishing, with affected jurisdictions, best 
management practices for development based on 
adopted Groundwater Management Plans and 
Wellhead Protection Programs. The goals of these 
practices should be to promote aquifer recharge 
quality and to strive for no net reduction of recharge 
to groundwater quantity; and to refine regulations 
to protect critical aquifer recharge areas and 
wellhead protection areas using best management 
practices and infiltration.

Policy EC.5.62 Protect groundwater recharge quantity by 
promoting methods that infiltrate and treat runoff 
where appropriate and where site conditions 
permit, except where potential groundwater 
contamination cannot be prevented by pollution 
source controls and storm water pretreatment.

Policy EC.5.63 In reviewing land use actions, take into account the 
potential impacts on aquifers determined to serve as 
water supplies. Avoid or mitigate the depletion and 
degradation of aquifers needed for potable water 
supplies.

Policy EC.5.64 Support the development, adoption and 
implementation of Groundwater Management 
Plans. Adopt a Groundwater Recharge Area 
map, incorporating information generated by 
Groundwater Management Plans and purveyor 
studies.
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Policy EC.5.65 Provide measures and regulations to prevent the 
introduction of contaminants into groundwater 
aquifers either naturally of by direct injection. 
Protect groundwater recharge quantity by 
promoting methods that infiltrate and treat runoff 
where appropriate and where site conditions 
permit, except where potential groundwater 
contamination cannot be prevented by pollution 
source controls and storm water pretreatment.

Policy EC.5.66 Protect groundwater by preferring land uses that 
retain a high ratio of permeable to impermeable 
surface area and, where appropriate, maintain or 
augment the infiltration capacity of the natural soils. 
Require standards for vegetation clearing limits, 
impervious surface limits and infiltration of surface 
water and amended topsoils.

Policy EC.5.67 All exceptions and variances from sensitive lake 
standards and protections for new development and 
redevelopment in a sensitive lake basin shall be 
considered only as a last resort.

Goal EC.6 Improve and preserve air quality.

Policy EC.6.1 Support federal, state and regional clean air 
policies in cooperation with the Environmental 
Protection Agency, Puget Sound Air Pollution 
Control Agency, Puget Sound Regional Council and 
other agencies as appropriate.

Policy EC.6.2 Assess air quality impacts of proposed land 
use actions when developing local plans and 
transportation strategies such as road design and 
planning, intercity shuttle service and expanded 
non-motorized network.

Policy EC.6.3 Strive for high air quality through coordinated land 
use and transportation planning and management, 
including assessing and mitigating for air quality 
impacts.

Policy EC.6.4 Support regional efforts to develop alternative 
vehicle infrastructure, such as charging stations.

Policy EC.6.5 Promote transit, car-sharing, cycling, walking and 
transit-oriented development (TOD) as a strategy for 
reducing vehicle-related air pollution.

Transit-oriented 

For more information, see 
the Air Quality Section in 
Volume II.EC, page EC.3.
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Policy EC.6.6 Reduce the amount of air-borne particulates through 
measures such as:
a Continuing and possibly expanding street-

sweeping
b Encouraging dust abatement at construction sites
c Promoting low-emission construction practices.
d Conducting public education to reduce the 

burning of solid and yard waste, and promote 
the proper use of clean burning wood stoves 
and fireplaces

e Supporting a transition to a low-emission 
municipal vehicle fleet

f Promoting the use of clean and efficient burning 
fuels

g Educating citizens about air quality problems
h Encouraging the planting of trees

Policy EC.6.7 Advocate for healthy indoor air quality and support 
education and outreach on measures individuals 
can take to protect their health.

Goal EC.7 Support regional efforts in mitigating and 
adapting to climate change.

Policy EC.7.1 Support multi-jurisdictional efforts to address the 
impacts of climate change. 

Policy EC.7.2 Seek to meet or exceed climate pledges and 
commitments made by the City.

Policy EC.7.3 Consider a multi-pronged approach to climate 
change mitigation, including support for energy 
efficiency, vehicle trip reduction, reforestation, 
environmental protection and flood control.

Policy EC.7.4 Promote administrative practices, land use patterns, 
transportation systems and building practices that 
will reduce greenhouse gas emissions.

Policy EC.7.5 Assess climate change impacts when conducting 
review of proposed land use and transportation 
actions and programs.

Policy EC.7.6 Promote community resiliency through the 
development of climate change adaptation 
strategies. 

Policy EC.7.7 Track the best available climate change science to 
use for planning purposes.

Community 
resilience 

Indoor air pollution
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Goal EC.8 Sammamish is a sustainable city.

Policy EC.8.1 Develop a strategy for sustainability.

Policy EC.8.2 Lead by example in the conservation of natural 
resources, such as energy, water and trees, and the 
avoidance of adverse environmental impacts.

Policy EC.8.3 Support the City of Sammamish Sustainability 
Strategy and strive towards continued improvement 
in sustainability.

Goal EC.9 Increase the sustainability and efficiency of 
building practices in Sammamish.

Policy EC.9.1 Promote the use of environmentally friendly 
construction practices, such as those specified under 
certification systems like Leadership in Energy and 
Environmental Design (LEED), King County Built 
Green and Living Building Challenge.

Policy EC.9.2 Encourage projects that utilize green energy 
strategies such as smart meters, geothermal, solar 
and wind systems and other innovative approaches 
to conserving resources in conjunction with other 
agencies, as appropriate.

Policy EC.9.3 Consider flexibility in regulatory amendments, such 
as the use of recycled building materials, gray 
water systems and zero energy homes, to achieve 
sustainable building practices.

Policy EC.9.4 Promote sustainable building management and 
maintenance practices.

Policy EC.9.5 Encourage conversion of existing, low-efficiency 
building stock to cost-effective and environmentally 
sensitive alternative technologies and energy sources.

Goal EC.10 Maintain and improve the City’s forested 
character.

Policy EC.10.1 Preserve and enhance of the City’s urban forest. 
Use trees and other vegetation, both native and 
non-native, as appropriate, in all restoration.

Policy EC.10.2 Preserve trees on all public properties and facilities 
to the maximum extent possible.

Green building 
practices 

Green energy 
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Residential tree 
coverage

Policy EC.10.3 Maintain and enhance a street tree maintenance 
program. Use trees and other vegetation, both 
native and non-native, as appropriate, in all 
restoration.

Policy EC.10.4 Encourage community residents and property 
owners to preserve the green and wooded 
character of existing neighborhoods.

Policy EC.10.5 Within the city, allow off-site options for replanting 
and restoration where not feasible on-site in order 
to meet tree retention requirements and achieve 
tree canopy coverage and storm water capture.

Policy EC.10.6 Develop and enforce effective regulatory penalties 
and practices for unauthorized removal or damage 
of trees.

Policy EC.10.7 Prioritize restoration and enhancement of 
environmentally critical areas and buffers, with the 
aim of enhancing ecosystem function.

Policy EC.10.8 Consider incentivizing retention of trees on existing 
lots, prioritizing clusters and/or a continuous 
canopy with trees on adjacent lots when feasible.

Policy EC.10.9 Promote regulatory tools that take into 
consideration the case-by-case context-sensitive 
nature of tree retention and canopy coverage.

Policy EC.10.10 Create and support a robust and comprehensive 
Urban Forestry Management Plan starting in 2016.

Policy EC.10.11 Develop incentives to prioritize the retention 
of high value trees, including heritage and/or 
landmark trees.

Fall street trees near 
Inglewood Middle School 
(credit: Sammamish Friends) 

Evergreen trees on 
228th Ave SE
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Housing Goals

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

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

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

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

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

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



HOUSING

home in the pines —

my neighbor waves
across the fence

Introduction

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

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

Multifamily housing

Lancaster Ridge
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Townhomes

Single family homes

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

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

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

Goals and Policies

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

Policy H.1.1 Ensure new development and redevelopment is 
sensitive to the context of existing and planned 
neighborhood character.



Sammamish Comprehensive Plan
Housing Element

October 2015

75

Policy H.1.2 Support investment in existing neighborhoods and 
housing in order to preserve the character and 
condition of neighborhoods and housing.

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

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

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

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

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

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

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

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

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

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

Multifamily housing

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

Location-efficient Housing 

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

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

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

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

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

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

Policy H.3.1 Encourage modifications to existing housing in 
order to preserve or increase affordable housing 
opportunities.

Policy H.3.2 Consider incentivizing affordable housing when 
evaluating rezones and other land use regulation 
modifications, especially when resulting in increases 
in development capacity.

Policy H.3.3 Offer regulatory incentives such as priority 
processing of permits, fee waivers or reductions, 
and/or property tax relief for builders who provide 
very low-, low- or moderate-income housing 
or buildings/developers providing housing for 
demographics needs, such as seniors, singles and 
two person households.

Housing Affordability Standards 

Maximum
Income

$3
6,

46
0

$4
4,

10
0 $7

0,
56

0

Maximum
Housing Cost

$6
62 $1

,1
03

$1
,7

64

Countywide Need 
(of total housing supply)

12%

12% 16%
Very Low-Income
30% of AMI

Low-Income
30 - 50% of AMI

Moderate-Income 
50 - 80% of AMI

AMI = Area Median Income 

Affordability Standards for 
a family of four in 2014

Multifamily housing

http://www.archhousing.org/
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Policy H.3.4 Consider offering financial aid and/or technical 
assistance to organizations that provide affordable 
housing for very low-, low- and moderate-income 
households.

Policy H.3.5 Support efforts to provide on a region-wide 
basis social services and housing affordable to 
households at less than 30% of area median income 
(very low-income), including collaboration with other 
jurisdictions and funders.

Policy H.3.6 Support affordable rental and ownership housing 
that is context-sensitive throughout the city especially 
in areas with good access to transit, employment, 
education and shopping.

Policy H.3.7 Ensure that affordable housing achieved through 
public incentives or assistance remains affordable 
for the longest possible term.

Policy H.3.8 Maintain a record of publicly owned land, and if 
land is determined to be surplus for public purposes 
and is suitable for housing, consider its use for to 
affordable housing along with other alternative 
public benefit uses.

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

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

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

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

Multifamily housing

Low-density development

Special needs 
housing 

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

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

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

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

Universal design 

Single family homes 
near Allen Lake
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Policy H.5.3 Maintain membership in inter-jurisdictional agencies 
to promote affordable housing on the Eastside.

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

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

Policy H.6.1 Support regional housing strategies.

Policy H.6.2 Monitor regional housing supply and type with an 
eye toward affordability and availability for all 
income levels, age categories, seniors and special 
needs populations.

Policy H.6.3 Evaluate and report on how the goals and policies 
of this Housing Element are being achieved.

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

For more information, see 
the recommended 2006 

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

beginning on page H.77.
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Transportation Goals

Goal T.1 Supporting Growth 
Support the city’s and region’s growth strategy by focusing on moving people and 
goods within the city and beyond with a highly efficient multimodal transportation 
network.

Goal T.2 Greater Options and Mobility 
Invest in transportation systems that offer greater options, mobility, and access in 
support of the city’s growth strategy.

Goal T.3 Operations, Maintenance, Management and Safety 
As a high priority, maintain, preserve, and operate the city’s transportation system 
in a safe and functional state.

Goal T.4 Sustainability 
Design and manage the city’s transportation system to minimize the negative 
impacts of transportation on the natural environment, to promote public health and 
safety, and to achieve optimum efficiency.



TRANSPORTATION

soap box derby —

someone’s front wheel
a little wobbly

Introduction

The Transportation Element ensures that the City’s transportation 
system supports land uses envisioned by the Comprehensive 
Plan. Current challenges faced by the City include a relatively 
unconnected street system, limited transit service, and a 
hilly topography that makes active modes of transportation 
difficult for many users. These factors combine to create a 
car-centric transportation system that funnels drivers onto 
only a few streets (see Figure T–1). In order to address these 
challenges, goals and policies in this element are intended 
to promote more efficient use of existing roads, a shift of 
traffic to other modes, and a shift to other times of day. 

The Transportation Element is supported by and inter-connected with 
many other elements of the Comprehensive Plan. In particular, the 
transportation system needs to be designed and sized appropriately 
to support the planned densities described in the Land Use Element. 
Consistent with the Plan’s framework goals and emphasis on 
sustainability and healthy communities, transportation goals and 
policies include measures to help reduce air pollution, and promote 
active transportation. As part of promoting active transportation, 
the Transportation Element supports goals and policies in the Parks 
Element that address the public trail system. Goals and policies 
related to non-motorized transportation are consistent with guidance 
in the Sammamish Trails, Bikeways and Paths Master Plan.

228th Ave NE
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As required by the Growth Management Act, the Transportation 
Element must demonstrate that there is enough transportation system 
capacity to serve the land uses that are planned, and to serve 
them at the level of service established in the goals and policies. 
This element also needs to include a financing plan to show 
how planned transportation improvements will be funded. This 
Transportation Element satisfies these requirements.

The Transportation Element Supporting Analysis contains the 
background data and analysis that provide the foundation for the 
Transportation Element goals and policies.

Goals and Policies

Goal T.1 Supporting Growth
Support the city’s and region’s growth strategy by 
focusing on moving people and goods within the 
city and beyond with a highly efficient multimodal 
transportation network.

Concurrency

Policy T.1.1 Maintain a concurrency management system that 
monitors the impacts of growth and development 
on the transportation system and ensures that 
level-of-service standards are met within required 
timeframes. Focus level-of-service standards for 
transportation on the movement of people and 
goods instead of only on the movement of vehicles. 

Policy T.1.2 Address non-motorized, pedestrian, and other 
multimodal types of transportation options in the 
city’s concurrency program—both in assessment 
and mitigation of transportation impacts.

Bike lane on 
SE 8th Street

The discussion of 
concurrency is integrated 
throughout Volume II.T, 
Transportation. For a 
summary, please see 
page T.69–T.72.
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Arterial Corridor Level of Service (LOS)

Policy T.1.3 Arterial capacity is based upon the number and 
size of travel lanes, turning lanes shoulders and/
or bike lanes and sidewalks. Fully improved streets 
that provide for all modes have a higher capacity 
than streets that do not. Key arterial corridors are 
defined according to functional classification. The 
longer corridors are divided into segments that reflect 
likely improvement limits and similar operations 
conditions. The LOS arterial corridors is determined 
by averaging the forecast traffic volume over the 
arterial capacity (v/c) ratios of the segments within 
each corridor. This provides an average LOS for 
the corridor. This has the effect of tolerating some 
congestion in a segment or more within a corridor 
while resulting in the ultimate completion of the 
corridor improvements. The average v/c of the 
segments comprising a corridor must be 1.00 or 
less for the corridor to be considered adequate. All 
corridors must pass the Corridor LOS standard for 
the transportation system to be considered adequate. 
Corridors comprised of just one concurrency segment 
must have a v/c of 1.0 or less to be considered 
adequate. Segments at or near capacity should be 
reviewed closely and innovative localized solutions 
should be considered and encouraged.

Level of Service (LOS) 

For more information, 
see the Traffic Level-of-

Service Analysis Section in 
Volume II.T, page T.18.
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Intersection Level of Service (LOS)

Policy T.1.4 On a case by case basis calculate intersection 
LOS using PM peak hour. Alternatives may be 
considered and utilized on a case by case basis.

Coordination 

Policy T.1.5 Coordinate planning efforts for all transportation 
issues and problems directly with adjacent 
jurisdictions and through regional transportation 
planning organizations to develop and operate a 
highly efficient transportation system that addresses 
all city transportation needs.

Freight 

Policy T.1.6 Ensure the freight system meets the needs of local 
distribution.

Goal T.2 Greater Options and Mobility
Invest in transportation systems that offer greater 
options, mobility and access in support of the city’s 
growth strategy.

Mobility Options

Policy T.2.1 Encourage increase in the proportion of trips made 
by transportation modes other than driving alone.

Policy T.2.2 Encourage the integration of transportation systems 
to make it easy for people to move from one mode 
or technology to another.

Policy T.2.3 Encourage the promotion of the mobility of people 
and goods through a multi-modal transportation 
system consistent with regional priorities and Vision 
2040.

Policy T.2.4 Address the needs of non-driving populations in 
the development and management of local and 
regional transportation systems.

Policy T.2.5 Encourage siting and designing transit facilities to 
enable access for pedestrian and bicycle patrons, 
where appropriate.

Sammamish youth walking 
to the bus stop after school

TransitWalk Bike

Multimodal travel options

For more information, see 
the Intersection Level of 
Service Criteria Section in 
Volume II.T, page T.23.

For more information, see 
the Freight Routes Section 
in Volume II.T, page T.14 
and Background Figure 
T–3 on page T.16.
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Policy T.2.6 Encourage local street connections between existing 
developments and new developments to provide 
an efficient network of travel route options for 
pedestrians, bicycles, autos and emergency vehicles.

Policy T.2.7 Support regional efforts to effectively manage 
regional air, marine and rail transportation capacity 
and address future capacity needs in cooperation 
with responsible agencies, affected communities 
and users.

Transportation Demand Management

Policy T.2.8 Reduce the need for new capital improvements 
through investments in operations, demand 
management strategies, and system management 
activities, including: broadband communication 
systems, providing for flexible work schedules, 
public and private transit, vanpool systems and 
public transit subsidies.

Policy T.2.9 Support local transportation demand management 
programs (education and/or local regulations) to 
reduce the impacts of high traffic generators not 
addressed by the Washington State Commute Trip 
Reduction Act including: city offices, recreational 
facilities, schools, and other high traffic generating 
uses. The City of Sammamish should serve as 
a model to the community by striving to comply 
with the requirements of the State Commute Trip 
Reduction Act, CTR. The City should work with 
schools to reduce vehicular traffic.

Policy T.2.10 Support the reduction of vehicle dependence in the 
city by supporting “ride share” and on demand 
car/bike services.

Design

Policy T.2.11 Promote developments that are designed in a way 
that improves overall mobility and accessibility to 
and within such development.

Policy T.2.12 Design, construct, operate, and maintain 
transportation facilities to serve all users safely 
and conveniently, including motorists, pedestrians, 
bicyclists and transit users. Pedestrian crossings 
should be consistent with the citizens’ desire 
to develop and maintain a pedestrian-friendly, 
walkable community.

Bike parking at 
Sammamish Highlands

For more information, see 
the Transportation Demand 

Management Section in 
Volume II.T, page T.65.

For more information 
on non-motorized 

transportation, see Volume 
II.T, T.31, the Existing 

Non-Motorized Conditions 
Section in Volume II.T, 

page T.38, the Non-
Motorized Plan Section 

in Volume II.T, page 
T.67, Background Figure 

T–11 on page T.40 
and Background Figure 

T–14 on page T.49.
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Policy T.2.13 Consider paving materials that are safe and 
quiet for all users (pedestrians, bicycle riders, 
wheelchairs, etc.) when mixed use of the pavement 
is expected.

Policy T.2.14 Encourage noise reduction on roadways in 
innovative ways other than the use of noise walls.

Transit

Policy T.2.15 Work with public and private employer based 
transit service providers to expand local transit 
service designed to connect to adjacent jurisdictions 
and to serve employment centers and local activity 
patterns.

Policy T.2.16 Encourage transit oriented development in the town 
center, commercial use centers and joint-use park-
and-ride facilities, where appropriate.

Policy T.2.17 Park-and-ride facilities should include safe and 
convenient access for automobiles, buses, 
pedestrians and bicycles.

Policy T.2.18 New development and redevelopment in the city 
should be designed to provide and encourage 
non-motorized access to transit where appropriate. 
The location of bus stops and shelters should be 
incorporated into a project’s development design. 

Policy T.2.19 Where appropriate, adopt road design standards, 
site-access guidelines, and land use regulations that 
support transit.

Policy T.2.20 Through cooperation with other jurisdictions, 
work regionally to promote transit services that 
are dependable, maintain regular schedules and 
provide an adequate LOS throughout the day, 
weekends and holidays.

Policy T.2.21 Encourage a transit system that can serve mixed use 
centers with frequent, regular transit service.

Policy T.2.22 Explore options for expanding both intracity and 
intercity transportation services, such as expanded 
King County Metro service, city-sponsored shuttle or 
other private/public partnership options.

King County Metro Route 216

South Sammamish 
Park-and-Ride

For more information, 
see the Transit Service 
and Facilities Section in 
Volume II.T, page T.65.
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Goal T.3 Operations, Maintenance, Management 
and Safety
As a high priority, maintain, preserve, and operate 
the city’s transportation system in a safe and 
functional state.

Maintenance and Preservation

Policy T.3.1 Maintain and operate the city’s transportation 
systems to minimize impacts to mobility from 
maintenance activities and provide continuous safe, 
efficient, and reliable movement of people, goods, 
and services. 

Policy T.3.2 Prioritize safety improvements to the existing 
transportation system to protect mobility and lower 
overall life-cycle costs.

Transportation Systems Management

Policy T.3.3 Maintain a citywide traffic monitoring system 
to collect AM, PM and daily traffic volumes 
periodically to determine how transportation 
investments are performing over time.

Policy T.3.4 Design or redesign arterial and connector streets, 
including retrofit projects, to improve traffic flow, 
accommodate a range of motorized and non-
motorized travel modes in order to reduce injuries 
and fatalities and to encourage non-motorized 
travel. The design should include well-defined, safe 
and appealing spaces for pedestrians and bicyclists.

Policy T.3.5 Apply technologies, programs and other strategies 
that optimize the use of existing infrastructure in 
order to improve mobility, reduce congestion, 
increase energy-efficiency, reduce maintenance 
requirements, and reduce the need for new 
infrastructure.

Policy T.3.6 Strive to increase the efficiency of the current 
transportation system to move goods, services, 
and people to, from and within the city by means 
such as expanded left and right turn lanes and bus 
turnouts where suitable before adding additional 
capacity.

Construction on Pine Lake 
Transit Access Road 

Construction on 228th Ave SE

For more information, 
see the discussion of 

monitoring on page T.71.

For more information, 
see the Roadway Design 

Standards Section in 
Volume II.T, page T.14 

and Background Figure 
T–4 on page T.17.
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Traffic circle at NE 16th St and 220th Pl NE

Policy T.3.7 Protect the transportation system against major 
disruptions by third party infrastructure projects and 
maintenance.

Policy T.3.8 Develop disaster response plans, which include 
strategies to prevent damage to transportation 
facilities as a result of disaster and plans for 
repairing, reopening, and operating transportation 
facilities after disasters.

Safety

Policy T.3.9 Continue to improve the safety of the transportation 
system to achieve the state’s goal of zero deaths 
and disabling injuries.

Policy T.3.10 Provide education on safe non-motorized travel.

Policy T.3.11 Enforce motorized and non-motorized safety laws.

Policy T.3.12 Create and support a multi-modal traffic safety and 
management plan specific to Sammamish’s location 
and geography as a long term strategy to reduce 
traffic accidents and potential fatalities using street 
designs that emphasize safety, predictability, and 
the potential for human error, along with targeted 
education and data-driven enforcement.

For more information, 
see the Utilities Element, 
Policy UT.2.1.

For more information, 
see the Collision Analysis 
Section in Volume 
II.T, page T.35 and 
Background Figure 
T–10 on page T.36.
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Financial

Policy T.3.13 Consider transportation investments that provide 
and encourage alternatives to single-occupancy 
vehicle travel and increase travel options, especially 
to and within commercial and mixed use areas and 
along corridors served by transit.

Policy T.3.14 Consider prioritizing investments in transportation 
facilities and services that support compact, 
pedestrian- and transit-oriented development.

Policy T.3.15 Focus on investments that produce the greatest net 
benefits to people and minimize the environmental 
impacts of transportation. 

Policy T.3.16 Encourage public and private sector partnerships 
to identify and implement improvements to personal 
mobility. 

Policy T.3.17 Utilize transportation financing methods that sustain 
maintenance, preservation, and operation of 
facilities.

Policy T.3.18 Consider transportation impact fees for the 
expansion of multi-modal transportation capital 
facilities necessary to support growth. 

Policy T.3.19 Consider city financing methods that sustain or 
expand local transit service.

Policy T.3.20 Maintain a balance between available revenue and 
needed capital facilities. If funding is inadequate, 
to finance needed capital facilities, seek to identify 
additional funding, adjust the level-of-service 
standards, and, lastly, adjust land use assumptions.

Policy T.3.21 A multiyear financing plan should serve as the basis 
for the six-year transportation improvement program 
and should be coordinated with the state‘s six-year 
transportation improvement program.

228th Ave NE

For more information, see 
the Financing Section in 
Volume II.T, page T.72.

For more information, see 
the Contingency Plans 

in the Event of Revenue 
Shortfall Section in 

Volume II.T, page T.73.
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Goal T.4 Sustainability
Design and manage the city’s transportation system 
to minimize the negative impacts of transportation on 
the natural environment, to promote public health and 
safety, and to achieve optimum efficiency.

Sustainability and Natural Environment

Policy T.4.1 Foster a less polluting system that reduces the 
negative effects of transportation infrastructure and 
operation on the climate, natural environment and 
residents.

Policy T.4.2 Require where feasible the use of rain gardens 
and other techniques to reduce pollutants in storm 
drains.

Policy T.4.3 Seek the development and implementation of 
transportation modes and technologies that are 
energy-efficient, reduce vehicular emissions, 
support regional and national efforts and improve 
vehicular traffic flow, and overall system flow and 
performance.

Policy T.4.4 Encourage transportation system development 
that minimizes existing tree canopy removal and 
replaces any necessary tree removal along traffic 
rights of way.

Policy T.4.5 Design and operate transportation facilities in a 
manner that is compatible with and integrated into 
the natural and built environment including features, 
such as natural drainage, native plantings, and 
local design themes.

Policy T.4.6 Where financially feasible, promote the expanded 
use of alternative fuel vehicles by converting 
public fleets, applying public incentive programs, 
and encouraging the establishment of electric 
vehicle charging stations throughout the city where 
appropriate.

Policy T.4.7 Plan and develop a transportation system that 
reduces greenhouse gas emissions by shortening 
average trip length by encouraging trip 
consolidation and improving arterial traffic flows. 
Where practical, encourage replacement of vehicle 
trips with other modes of transportation to decrease 
vehicle miles traveled.

Electric vehicle charging 
station at City Hall

240th Ave NE
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Human Health and Safety

Policy T.4.8 Integrate the needs of pedestrians and bicyclists 
in the local and regional transportation plans and 
systems.

Policy T.4.9 Develop a transportation system that minimizes 
negative impacts to human health, including 
exposure to environmental toxins generated by 
vehicle emissions, noise, or a lack of non-motorized 
options.

Policy T.4.10 Ensure continued maintenance and preservation of 
existing equestrian/pedestrian trails in Sammamish.

Balancing Costs and Human Impacts of 
Transportation

Policy T.4.11 Ensure mobility choices for people with special 
transportation needs, including persons with 
disabilities, the elderly and the young, and low-
income populations.

Residents walking in 
northwest Sammamish 

Trails connect neighborhoods 
to local parks throughout 
Sammamish
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Utilities Goals

Goal UT.1 Ensure development and the maintenance of all utilities at levels of service 
adequate to accommodate existing and projected growth.

Goal UT.2 Support coordination with service providers to minimize cost and service 
disruption.

Goal UT.3 Encourage placement, siting and design of utilities to support community character 
and promote uninterrupted service.

Goal UT.4 Facilitate citywide utility services that are consistent, reliable, equitable, 
competitive, and financially sustainable.

Goal UT.5 Encourage the use of innovative measures and new technologies to reduce overall 
demand and enhance service to city residents.

Goal UT.6 Encourage conservation of water and protect water quality.



UTILITIES

bear sighting —

an email alert
makes my phone beep

Introduction

The Utilities Element addresses telecommunications, electricity, 
water and sewer service, and stormwater systems. In general, the 
goals and policies promote the provision of reliable and equitable 
services for all constituents and ensure that service is provided in a 
cost efficient manner. 

Consistent with the Plan’s framework goals and emphasis on 
sustainability and healthy communities, utilities policies promote 
resource efficiency and help to reduce the demand on utility 
infrastructure.

The Utilities Element Background Information contains the 
background data and analysis, including information on the 
proposed location of utilities, and capacity of existing and 
proposed utilities.

Please look for this icon 
for goals and policies 
that focus specifically on 
sustainability and healthy 
communities.

Residential 
stormwater 
facilities
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Goals and Policies

Goal UT.1 Ensure development and the maintenance 
of all utilities at levels of service adequate 
to accommodate existing and projected 
growth.

Policy UT.1.1 Support the timely expansion, maintenance, 
operation, and replacement of utility infrastructure 
in order to meet anticipated demand for growth 
identified in the Land Use Element.

Policy UT.1.2 Utilize franchise agreements with private utility 
providers and interlocal agreements with public 
utility providers as a means to protect and advance 
adopted City goals and policies.

Policy UT.1.3 Ensure that water and sewer plans are coordinated 
with and support the City’s Comprehensive Plan.

Policy UT.1.4 Develop and execute a sewer/water plan to serve 
legacy development.

Policy UT.1.5 Provide for stormwater systems that minimize or 
eliminate adverse impacts to natural watercourses, 
address rate of discharge and water quality, and 
strive to approximate predevelopment levels of 
infiltration.

Goal UT.2 Support coordination with service 
providers to minimize cost and service 
disruption.

Policy UT.2.1 Coordinate the timing of construction activities with 
public and private utilities to minimize disruption to 
the public and reduce costs of utility delivery.

Policy UT.2.2 Promote co-location of new public and private 
utility distribution facilities above-ground and in 
underground shared trenches.

Electrical utility workers

For more information, see 
the Stormwater Section in 

Volume II.UT, page UT.10.

For more information, 
see the Water Section in 
Volume II.UT, page UT.6 

and the Sewer Section in 
Volume II.UT, page UT.8.
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Goal UT.3 Encourage placement, siting and design 
of utilities to support community character 
and promote uninterrupted service.

Policy UT.3.1 Promote the undergrounding of utilities where 
physically and financially feasible and in 
coordination with local utilities.

Policy UT.3.2 Encourage aesethically compatible design of above-
ground utility facilities. 

Policy UT.3.3 Minimize the visual impacts of telecommunications 
facilities and towers in the community.

Policy UT.3.4 Promote recreational use of utility corridors, such as 
trails, sports courts, or similar facilities, where safe 
and appropriate. 

Goal UT.4 Facilitate citywide utility services that are 
consistent, reliable, equitable, competitive, 
and financially sustainable.

Policy UT.4.1 Coordinate with utility providers to ensure that 
services are provided at competitive rates citywide.

Policy UT.4.2 Seek to maximize effectiveness and efficiency of 
utility services provided to Sammamish residents.

Water tower decorated with 
trees on 228th Ave SE

promote aesthetic 

For more information 
on non-City owned 
utilities, see Volume II.UT, 
page UT.4–UT.10.
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Policy UT.4.3 Support the provision of high-quality 
telecommunication services in both current and 
emergent technologies throughout the community.

Policy UT.4.4 Coordinate with non-City-owned utilities to ensure 
that energy and telecommunications resources are 
available to support the proposed land use plan.

Policy UT.4.5 Increase bandwidth of telecommunication services 
to enhance service to Sammamish residents.

Policy UT.4.6 Preserve landline telephone service as a long-term 
viable communications option for city residents and 
businesses or promote mitigation measures when 
transition away from landline telephone service 
occurs.

Goal UT.5 Encourage the use of innovative measures 
and new technologies to reduce overall 
demand and enhance service to city 
residents.

Policy UT.5.1 Encourage opportunities for individual businesses or 
homeowners to become more energy independent 
by reducing energy use and/or generating a 
portion of their energy needs on site.

Policy UT.5.2 Encourage the use of alternative energy sources for 
homes and businesses, provided that there is no 
adverse neighborhood impact.

Policy UT.5.3 Support renewable energy production by 
encouraging businesses and homeowners to 
consider purchase of green power through 
programs such as Puget Sound Energy’s Green 
Power Program. 

Solar panels on a Sammamish 
home (credit: Ari Cetron)

For more information, see 
the Telecommunication 

Section in Volume 
II.UT, page UT.5.
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Goal UT.6 Encourage conservation of water and 
protect water quality.

Policy UT.6.1 In partnership with water districts, promote 
conservation through a variety of technologies and 
methods that allow residents to monitor and adjust 
usage, including tools such as rain sensors for 
automatic sprinkler and irrigation systems, low flow 
toilets, and re-use of greywater.

Policy UT.6.2 Coordinate with water and sewer districts to 
educate homeowners on water conservation.

Policy UT.6.3 Ensure that new development is connected to 
sanitary sewer and support a long-term strategy to 
convert existing development from septic systems to 
sanitary sewer.

Policy UT.6.4 Support development of a strategy for phased 
conversion to sewers where appropriate that 
coordinates public and private interests and creates 
a model for shared public/private funding.

Policy UT.6.5 Work with water and sewer districts to provide 
technology and education to assist customers in 
detecting leaks.

Policy UT.6.6 In partnership with solid waste service providers, 
educate watershed residents and businesses 
regarding the collection and proper disposal of 
household hazardous waste and identify substitutes 
for cleaning and other products that generate 
hazardous waste.

Policy UT.6.7 In partnership with King County and solid waste 
service providers, provide multiple opportunities per 
year for the recycling of all hazardous and non-
hazardous wastes, including all paints, stains and 
varnishes plus any other materials not eligible for 
curbside pickup.

guidance 
for environmental 
quality and 
conservation.

For more information, 
see the Sewer Section in 
Volume II.UT, page UT.8.

For more information, 
see the Water Section in 
Volume II.UT, page UT.6.
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shadows lengthening

over the skatepark —

first leaves of autumn

Painting by Anna Macrae 
Haiku by Michael Dylan Welch

PARKS



Parks, Recreation & Open Space Goals

Goal P.1 Provide a network of parks, trails, athletic fields, and open spaces that delivers 
a variety of active and passive recreational opportunities to the Sammamish 
community.

Goal P.2 Identify financing strategies for the development and operations of parks and 
recreation facilities to serve the citizens of Sammamish.

Goal P.3 Enhance citywide planning for parks, athletic fields, trails, and open space. 

Goal P.4 Acquire and develop parks and recreation land, facilities, and open space areas 
to meet the needs of the Sammamish community. 

Goal P.5 Maintain Sammamish parks and recreation facilities to ensure longevity of assets, 
a positive aesthetic and sensory experience, preservation of habitat and natural 
systems, and safety for park patrons. 

Goal A.1 Construct new athletic fields, giving priority to the construction of synthetic-turf 
multipurpose athletic fields. 

Goal A.2 Improve existing Sammamish athletic fields to increase field capacity. 

Goal A.3 Explore partnership opportunities to improve or upgrade non-city fields.

Goal A.4 Continually evaluate field usage data and modify and review field scheduling 
processes to maximize community use and ensure system wide coordination.

Goal F.1 Provide a number of indoor recreation facilities that are able to deliver a variety 
of active and passive recreational opportunities to the Sammamish community.

Goal F.2 Develop a new, comprehensive indoor community center to serve both the active 
and passive recreation needs of the community.

Goal F.3 Determine the future use of the SE 8th Street Park house and barn.

Goal F.4 Explore the establishment of equity partnerships with other public, nonprofit and 
private indoor recreation service providers.

Goal F.5 Identify financing strategies for the development and operation of indoor 
recreation facilities to serve the citizens of Sammamish. 

Goal F.6 Develop and operate pavilions and shelters in a manner that effectively and 
efficiently serves the residents of Sammamish.



PARKS

shadows lengthening

over the skatepark — 
first leaves of autumn

Introduction

The Parks, Recreation, and Open Space Element contains goals 
and policies regarding how Sammamish’s parks will be acquired, 
designed, managed, and programmed. The City parks system 
contains 15 parks totaling 490 acres of park land (2013). These 
include open space preserves, athletic fields, a dog off-leash area, 
areas for informal play and recreation, and indoor rental facilities. 

The goals and policies in this element are taken from, and must be 
consistent with, the City’s Parks, Recreation, and Open Space (PRO) 
Plan, which is required by the Washington State Recreation and 
Conservation Office (RCO) to remain eligible for grant funding. 
This element also connects and supports other comprehensive 
plan elements, such as the Transportation Element (through the 
discussion of trails, bikeways, and paths) and the Environment & 
Conservation Element (through the objectives on water conservation 
and recycling.)

Consistent with the Comprehensive Plan’s framework for 
sustainability and healthy communities, this element plays an 
important role in promoting good public health. Parks provide 
opportunities for physical activity through the use of trails and 
athletic fields, countering national trends toward physical inactivity 

East Sammamish 
Park playground

Central landing at 
Sammamish Landing
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and obesity. Studies have also shown that parks can provide mental 
health benefits, including reduction of depression and anxiety.

Background information for this element is found in the PRO Plan 
and include estimates of demand for parks, a needs assessment, as 
well as a discussion about opportunities to coordinate with other 
jurisdictions to provide parks. Please see the Parks, Recreation, and 
Open Space Background Information for this information.

Parks, Recreation and Open Space

Goal P.1 Provide a network of parks, trails, 
athletic fields, and open spaces that 
delivers a variety of active and passive 
recreational opportunities to the 
Sammamish community.

Objective P.1.1 Provide barrier-free (ADA-compliant) access, 
where readily achievable, by modifying existing 
facilities or when designing or constructing new 
facilities. 

Objective P.1.2 Provide amenities at parks and open-space 
facilities such as restrooms, lighting, seating, 
drinking fountains, trash receptacles, bicycle 
racks, and shelters when possible, feasible, and 
appropriate to extend hours of use and service 
quality.

Objective P.1.3 Ensure public safety at all Sammamish parks and 
recreation facilities through coordination of design 
and renovation with police, fire, and emergency 
response personnel, and through the utilization of 
crime prevention through environmental design 
(CPTED) techniques.

Objective P.1.4 Explore opportunities for additional off-leash dog 
parks in Sammamish.

Off-leash dog area at 
Beaver Lake Park

Skate park at Sammamish 
Commons

Big Rock Park
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Goal P.2 Identify financing strategies for the 
development and operations of parks 
and recreation facilities to serve the 
citizens of Sammamish.

Objective P.2.1 Utilize impact fees to accommodate growth 
through the expansion of the parks system.

Objective P.2.2 Seek funding for new parks and facilities and 
renovations through a variety of sources including 
capital reserves, real estate excise tax, impact 
fees, grants, donations, bonds, or levies.

Objective P.2.3 Establish a pricing strategy for rented facilities that 
aligns with comparable market rates and supports 
cost recovery of maintenance and operations 
costs associated with those facilities.

Goal P.3 Enhance citywide planning for parks, 
athletic fields, trails, and open space. 

Objective P.3.1 Provide opportunities for public participation in 
the planning process for major park development 
and renovation projects. 

Objective P.3.2 Complete additional research and analysis to 
help guide the development of secondary level of 
service standards.

Objective P.3.3 Develop and adopt a park classification system.

Objective P.3.4 Adopt a six-year capital improvement plan (CIP) 
every two years, off-cycle from the adoption of the 
biennial budget. 

Seating area at Pine Lake 
Park (credit: Eric Willhite)

Students at Samantha 
Smith Elementary School 
contribute their ideas and 
vision for Big Rock Park

Public meeting for the 
Big Rock Park project

Rock climbing at 
Sammamish Commons
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Objective P.3.5 Inventory and map all park lands, open spaces, 
and trails. Include lists of all park amenities, trail 
easements, and public spaces.

Objective P.3.6 Establish, adopt, or update master plans for all 
parks in conjunction with public participation to 
guide all major park development and achieve 
cohesive design and efficient phasing of projects. 
Develop multiyear (10 to 20 year) plans that can 
be realistically implemented and funded.

Objective P.3.7 Incorporate green building practices into park 
design and construction, including green 
demolition and disposal practices, use of 
local and recycled products when feasible, 
and incorporation of low-impact development 
techniques (such as green roofs, solar solutions, 
etc.).

Objective P.3.8 Use parks and recreation staff, when feasible and 
appropriate, to provide project cost savings by 
designing, managing, and constructing capital 
projects in-house, and making minor repairs and 
other park improvements.

Objective P.3.9 Plan non motorized trail systems for pedestrian 
and bicycle access throughout the City and 
connect adjoining communities through regional 
linkages.

Objective P.3.10 Promote safe trail use and safety for pedestrians, 
bicyclists, and other trail users.

Goal P.4 Acquire and develop parks and 
recreation land, facilities, and open 
space areas to meet the needs of the 
Sammamish community. 

Objective P.4.1 Analyze system wide park needs and develop 
criteria for acquisition of new park land and 
facilities.

Objective P.4.2 Utilize the resources of national, regional, 
state, and local conservation organizations, 
corporations, non profit associations, and 
benevolent entities to identify and partner in the 
acquisition of land for park and recreation needs. 

Evans Creek Preserve 
boardwalk (credit: 
Eric Willhite)

Pine Lake Park trail 
(credit: Eric Willhite)

NE Sammamish 
Neighborhood Park trail

Hiking trail at Beaver Lake 
Park (credit: Eric Willhite)

East Lake Sammamish Trail 
(credit: Sammamish Walks)
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Objective P.4.3 Work with conservation groups and the private 
sector to acquire, conserve, and manage open 
space land through management practices, 
donations, bargain sales, or dedication. 

Goal P.5 Maintain Sammamish parks and 
recreation facilities to ensure longevity of 
assets, a positive aesthetic and sensory 
experience, preservation of habitat and 
natural systems, and safety for park 
patrons. 

Objective P.5.1 Preserve existing forested parks and open space 
areas by implementing management practices 
to ensure the long-term health of the urban 
forest. Monitor tree health, forest structure, and 
the occurrence of invasive species in parks and 
open space areas throughout the city. Plant trees 
in parks and open space areas to improve the 
overall tree canopy.

Objective P.5.2 Develop and implement regularly scheduled 
routine, reactive, and preventive maintenance 
programs to ensure effective use of maintenance 
resources. 

Objective P.5.3 Provide maintenance and operations support for 
recreation programs, special events, and other 
city-sponsored activities. 

Sammamish Landing is the 
only stretch of land along the 
shoreline of Lake Sammamish 
that is in public ownership 
within the City limits

Left: central lawn

Right: shelter at pocket beach 
at Sammamish Landing 
and East Lake Sammamish 
Trail (credit: Mike Collins)

Trail building at Evans 
Creek Preserve (credit: 
Sammamish Walks)
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Objective P.5.4 Remove invasive vegetation within parks, open 
spaces, and sensitive lands by establishing 
protocols for natural weed-removal methods (i.e. 
goats), by using native and non-native plants 
to increase the diversity of plant species within 
parks, and by developing outreach and volunteer 
efforts to educate the community on invasive 
plants and proper removal strategies. 

Objective P.5.5 Promote recycling at all Sammamish parks and 
recreation facilities. 

Objective P.5.6 Conserve and reduce water use through design 
and renovation of parks including minimizing 
wide expanses of green lawn to reduce irrigation 
needs, utilizing gray-water methods where 
appropriate and safe, and designing water 
features to recirculate. 

Objective P.5.7 Incorporate sustainable practices into park 
maintenance procedures by reducing use of 
pesticides and herbicides, maintaining equipment 
in good working order, purchasing green 
maintenance equipment when feasible, replacing 
existing lighting fixtures with high-efficiency 
fixtures, and keeping systems (irrigation, lighting, 
HVAC, etc.) updated and fully functional for 
maximum performance and efficiency. 

Objective P.5.8 Continue to encourage, support, and facilitate 
volunteer programs that enhance park 
improvement and restoration efforts, promote 
environmental education, support ongoing 
maintenance efforts, and engage all members of 
the community. 

Sammamish youth working 
to remove invasive species

Teaching children how to 
make recyled newspaper 
seedling pots at Earth Day
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Objective P.5.9 Coordinate and maintain procedures for 
identifying and managing open space, 
conservation, or preservation of lands through 
mechanisms such as zoning, donation, purchase 
of easements, or management strategies. 

Objective P.5.10 Work with conservation groups and the private 
sector to acquire, conserve, and manage open-
space land through management practices, 
donations, bargain sales, or dedication. 

Objective P.5.11 Identify areas where native habitat should be 
improved to protect wildlife and maintain wildlife 
corridors through the incorporation of native 
plantings and access controls and removal of 
barriers to fish passage. 

Objective P.5.12 Promote environmental learning through 
interpretive signage programs in City parks and 
preserves.

Athletic Fields

Goal A.1 Construct new athletic fields, giving 
priority to the construction of synthetic-
turf multipurpose athletic fields. 

Objective A.1.1 Explore the potential of building a field house with 
indoor synthetic-turf fields. 

Objective A.1.2 Purchase or develop two or three additional  
field sites suitable for the construction of new 
synthetic turf multipurpose fields. 

Objective A.1.3 Complete master plans for undeveloped park land 
that may accommodate additional athletic fields. 

Goal A.2 Improve existing Sammamish athletic 
fields to increase field capacity. 

Objective A.2.1 Prioritize conversion of existing natural-turf to 
synthetic-turf fields (with lights when possible) to 
increase playability and to serve multiple athletic 
programs.

Soccer field at East 
Sammamish Park

Ball field at Beaver Lake Park

Evans Creek Preserve 
(credit: Eric Willhite)
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Objective A.2.2 Perform other field improvements, including 
the installation of under-drainage systems at all 
natural-turf fields to improve athletic field playing 
surfaces and reduce the number of rainouts and 
the time required for turf rehabilitation. 

Goal A.3 Explore partnership opportunities to 
improve or upgrade non-city fields.

Objective A.3.1 Continue to partner with the local school districts 
and other providers to convert natural-turf fields to 
synthetic-turf fields with lights.

Goal A.4 Continually evaluate field usage data 
and modify and review field scheduling 
processes to maximize community use 
and ensure system wide coordination. 

Objective A.4.1 Continue to coordinate field scheduling with 
leagues to ensure a balanced use of fields during 
peak and nonpeak seasons. Peak season field 
utilization rates should be at or above 70 percent 
on all fields. 

Objective A.4.2 Market and promote the Sammamish fields to 
local and nonlocal users to increase facility use 
during low-use periods.

Community sports field at 
Eastlake High School

Ball fields at East 
Sammamish Park

Tennis and basketball 
courts at NE Sammamish 
Neighborhood Park
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Recreation Facilities

Goal F.1 Provide a number of indoor recreation 
facilities that are able to deliver a variety 
of active and passive recreational 
opportunities to the Sammamish 
community.

Objective F.1.1 Continue to manage and update the existing 
indoor recreation facilities that are in City of 
Sammamish ownership.

Objective F.1.2 Provide indoor amenities that will meet a broad 
range of recreation needs from active to passive 
recreation. Facilities should have a multi-
generational appeal when at all possible, and the 
number of neighborhood facilities and special-use 
facilities should be limited.

Objective F.1.3 Provide indoor recreation facilities that are 
centrally located. Minimize or eliminate the 
development of neighborhood focused facilities. 

Objective F.1.4 Reduce the reliance on Beaver Lake Lodge 
and Commons Hall as locations for recreation 
programming. Establish these facilities as priority 
locations for rentals.

Objective F.1.5 Provide barrier-free (ADA-compliant) facilities, 
where readily achievable, by modifying existing 
facilities or when designing or constructing new 
facilities.

Objective F.1.6 Provide clear priorities of use for each city facility 
(and each amenity) for both internal department 
use as well as other community providers and 
general community usage. 

Goal F.2 Develop a new, comprehensive indoor 
community center to serve both the 
active and passive recreation needs of 
the community.

Objective F.2.1 Modify the findings from the 2011 feasibility 
study and the project approach as necessary 
to meet the changing needs and financial 
expectations of the community.

Beaver Lake Lodge

Sammamish EX3 Teen 
& Recreation Center
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Objective F.2.2 Establish a funding plan for the development and 
operation of the center.

Objective F.2.3 Identify partners for the project. Partners should 
be considered for both capital development and 
operations.

Goal F.3 Determine the future use of the SE 8th 
Street Park house and barn.

Objective F.3.1 Complete a master plan to determine the future 
program uses of the house and barn. Identify 
program focus and orientation.

Goal F.4 Explore the establishment of equity 
partnerships with other public, nonprofit 
and private indoor recreation service 
providers.

Objective F.4.1 Recognize that the City does not have to own and 
operate all the recreation facilities that it utilizes 
for recreation programs and services.

Objective F.4.2 Actively pursue the establishment of equity 
partnerships to develop or expand indoor 
recreation facilities. Equity partnerships may 
include capital development, operations, and 
service delivery.

Ground breaking 
ceremony for 

the Sammamish 
Community and 
Aquatic Center 

Construction progress on 
the Sammamish Community 
and Aquatic Center 
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Objective F.4.3 Promote the development of special-use facilities 
through partnerships.

Objective F.4.4 Encourage other indoor recreation providers to 
bring facilities into the Sammamish market.

Objective F.4.5 Continue to work with the two school districts 
and private education providers to further 
increase utilization of existing school facilities for 
recreation purposes. Also work to develop any 
new school buildings or facilities to also serve 
community recreation needs. 

Goal F.5 Identify financing strategies for the 
development and operation of indoor 
recreation facilities to serve the citizens 
of Sammamish. 

Objective F.5.1 Seek funding for new or renovated indoor 
facilities through a variety of sources, including 
capital reserves, real estate excise tax, impact 
fees, grants, donations, bonds, levies or 
partnerships.

Objective F.5.2 Establish and maintain a fee policy for indoor 
facility use and rental rates that supports the 
operational requirements of the facility and 
market demand for use. Consider cost-recovery 
goals for each facility.

Objective F.5.3 Adopt a six-year capital improvement plan (CIP) 
every two years to address indoor recreation 
facilities improvements. 

Grand Opening of the 
Sammamish EX3 Teen & 
Recreation Center

Soccer field at Skyline 
High School
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Goal F.6 Develop and operate pavilions and 
shelters in a manner that effectively 
and efficiently serves the residents of 
Sammamish.

Objective F.6.1 Integrate pavilion and shelter development with 
any new park plans or renovations to existing 
parks.

Objective F.6.2 Regularly update and modify the existing fee 
schedule to maximize the revenue potential from 
the rental of these facilities. Link demand and 
shelter size to fees assessed.

Objective F.6.3 Improve registration processes and customer 
service associated with picnic shelter and pavilion 
rentals.

Shelter at East 
Sammamish Park

Shelter at Ebright Creek Park

Beaver Lake Pavilion 
(credit: Eric Willhite)

Shelter at pocket beach 
at Sammamish Landing 
(credit: Mike Collins)
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Capital Facilities Goals

Goal CF.1 Provide capital facilities and public services necessary to support existing and 
new development envisioned in the land use element.

Goal CF.2 Provide adequate capital facilities that address past deficiencies, meet the needs 
of growth and annexations and enhance the quality of life through acceptable 
levels of service.

Goal CF.3 Strive for financially feasible planned capital facilities.

Goal CF.4 Design and locate capital facilities with features and characteristics that support 
the environment, energy efficiency, aesthetics, technological innovation, cost- 
effectiveness, and sustainability.

Goal CF.5 Maintain capital facilities so that they are reliable, functional, safe, sanitary, 
clean, attractive, efficient, and financially sustainable.



CAPITAL FACILITIES

council meeting —

beads of condensation
on the glass water jug

Introduction

The Capital Facilities Element discusses facilities needed for public 
services that will support planned population and employment. 
Public facilities addressed in the Capital Facilities Element include 
the transportation system (streets, sidewalks, street-lighting systems), 
parks and recreation, schools, libraries, stormwater, water and 
sanitary sewer systems, public safety and governmental services.

This element helps the City to ensure that the right facilities are 
in the right place to support the development that is planned in 
the Land Use Element. It also supports other elements, such as 
Transportation and Parks, Recreation, and Open Space, which 
drive the policy for capital facilities on those topics. By planning 
ahead to identify which facilities will be needed, the City is better 
able to ensure that expectations for quality of service (the “adopted 
Level of Service”) can be met. Consistent with this direction, 
goals and policies in this element guide the City to have facilities 
that adequately support new development, address any past 
deficiencies, and maintain their stated Level of Service.

Consistent with the Plan’s framework goals and emphasis on 
sustainability and healthy communities, capital facilities goals 
and policies support environmental sustainability in the design as 
well as operation of capital facilities. Ecological design and the 

Sammamish Public Library
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conservation of resources both support cost savings for users and 
providers. Ideally this will add up to an effective investment of public 
dollars by providing the best service possible for the longest period 
of time possible for the lowest cost.

The Growth Management Act establishes five requirements for this 
element, which are to 1) provide an inventory of facilities, 2) list 
a forecast of needs, 3) show proposed locations and capacity of 
planned facilities, 4) provide a financing plan for needed facilities, 
and 5) reassess planned facilities if they cannot be provided and 
paid for. The process of addressing these five requirements helps us 
make wise use of city funds by organizing and prioritizing projects. 
The Capital Facilities Element Background Information contains the 
background data and analysis that provide the foundation for the 
Capital Facilities Element goals and policies.

Goals and Policies

Goal CF.1 Provide capital facilities and public services 
necessary to support existing and new 
development envisioned in the land use 
element.

Policy CF.1.1 Plan capital facilities that have the capacity and are 
located to serve existing development and future 
growth planned in the Land Use Element.

Policy CF.1.2 Provide all capital facilities necessary to support 
related services that are the responsibility of the City, 
including transportation, parks, police, surface water 
management, city hall and public works.

Policy CF.1.3 Coordinate with other agencies for their provision 
of water, sewer, fire protection, schools, library and 
transit.

Policy CF.1.4 Incorporate by reference to the extent not inconsistent 
or in conflict with the city plans or regulations 
the following plans which are considered to be 
incorporated into the Sammamish Comprehensive 
Plan by reference. The plans may be amended as 
needed to reflect changing development trends or to 
update the plans as new facilities are constructed.

a Schools: Issaquah School District Capital Facilities 
Plan, Lake Washington School District Capital 

Sammamish City Hall
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Facilities Plan, and Snoqualmie Valley School 
District Capital Facilities Plan

b Water: Sammamish Plateau Water and Sewer 
District Water Comprehensive Plan; and 
Northeast Sammamish Sewer and Water District 
Water Comprehensive Plan

c Sewer: Sammamish Plateau Water and Sewer 
District Comprehensive Wastewater Plan, and 
Northeast Sammamish Sewer and Water District 
Sewer Comprehensive Plan

d Transportation: Looking to the Future: Six-Year 
Transit Development Plan (for Metro), PSRC 
Transportation 2040 Plan and Sound Transit TOD 
Program Strategic Plan and Long-Range Plan.

Policy CF.1.5 Participate in processes for determining the 
location of capital facilities of regional or statewide 
importance. 

Policy CF.1.6 Ensure appropriate mitigation if Sammamish is 
selected as a site for a regional or statewide capital 
facility, or is otherwise impacted by a regional 
or statewide facility’s development, expansion or 
operation.

Elizabeth Blackwell 
Elementary School
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Goal CF.2 Provide adequate capital facilities that 
address past deficiencies, meet the needs 
of growth and annexations and enhance 
the quality of life through acceptable levels 
of service.

Policy CF.2.1 Establish the following levels of service for City-
provided facilities and services. The levels of service 
are the minimum thresholds necessary to adequately 
serve future development, as well as the minimum 
thresholds to which the City will strive to provide for 
existing development:

CITY-OWNED CAPITAL FACILITIES

Type of Public Facility Level of Service

General Government Services 1.0 square foot per capita, or as otherwise determined through the City 
Civic Center/Park Study and Master Plan Process.

Local Parks The valuation of the existing parkland and recreational facilities inventory 
that make up the City of Sammamish park system divided by the current 
population. Based on 2013 population, the park valuation per capita is 
$1,587.

Police Services Provide a level of service of 0.52 officers per 1,000 residents. 

Surface Water Conveyance—Minimum Standards, to be Implemented in accordance 
with the Surface Water Management Plan:

Existing Systems—10 year design storm, 24-hour period; 

New Systems—25 year design storm, 24 hour period; downstream 
analysis; review 100-year storm event to avoid substantial flooding.

Transportation The intersection LOS is calculated using standard HCM analysis 
procedures for the PM peak hour. The adopted standard is LOS D 
or E for intersections that include Principal Arterials and LOS C for 
intersections that include Minor Arterial or Collector roadways. The 
LOS for intersections with principal arterials may be reduced to E 
for intersections that require more than three approach lanes in any 
direction.

Corridor LOS is based on the performance of key corridors and is 
determined by averaging the incremental corridor segment volume over 
capacity (v/c) ratios within each adopted corridor. This has the effect of 
tolerating some congestion in a segment or more within a corridor while 
resulting in the ultimate completion of the corridor improvements. The 
average v/c of the segments comprising a corridor must be 1.00 or less 
for the corridor to be considered adequate. All corridors must pass the 
Corridor LOS standard for the transportation system to be considered 
adequate. Corridors comprised of just one concurrency segment must 
have a v/c of 1.0 or less to be considered adequate.
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Policy CF.2.2 Establish the following targets for capital facilities 
and services provided by other agencies. The 
targets are to guide the future delivery of community 
services and facilities, and to provide a measure to 
evaluate the adequacy of actual services:

CAPITAL FACILITIES PROVIDED BY OTHER AGENCIES

Type of Public Facility Level of Service

Fi
re Eastside Fire and Rescue 

District
9 minute response time by first arriving aid unit for 90% of calls

10 minute response time by first arriving fire truck for 90% of calls

Meet State/Federal guidelines for minimum number of firefighters at 
scene of an emergency without reliance on automatic aid

Sc
h
o
o
ls Issaquah School District Average students per class room

20 (grades K-5)
26 (grades 6-8)
28 (grades 9-12)
12 (Special Education classes)

Lake Washington School 
District

Average students per class room
20 (grades K-1)
25 (grade 2-3)
27 (grade 4-5)
30 (grades 6-8)
32 (grades 9-12)

Snoqualmie Valley School 
District

Average students per class room
21 (grades K-2)
24 (grade 3)
27 (grades 4-5)
27 (grades 6-8)
27 (grades 9-12)
12 (special education classes)

continued on the following page

Eastside Fire & Rescue
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CAPITAL FACILITIES PROVIDED BY OTHER AGENCIES (continued from previous page)

Type of Public Facility Level of Service

Tr
a
n
si

t King County Metro Metro Transit uses service guidelines to plan and manage the transit 
system and to enable the public to see the basis of proposals to 
expand, reduce or revise service. The guidelines were developed 
in response to a recommendation of the 2010 Regional Transit Task 
Force and included in the Strategic Plan for Public Transportation, 
which was adopted by the King County Council in 2011 and 
amended in August 2013. The service guidelines strike a balance 
between productivity, social equity and geographic value. They 
help use public tax and fare dollars as effectively as possible to 
provide high-quality service that gets people where they want to 
go (productivity). They help make sure Metro serves areas that 
have many low income and minority residents and others who 
may depend on transit (social equity), and respond to public 
transportation needs throughout the county (geographic value).

Sound Transit Since 1998, Sound Transit has used the Service Standards and 
Performance Measures to help plan and manage Sound Transit 
service. The standards provide guidelines for the service evaluation 
and service change process. The ST Express section also includes 
detailed guidelines for service design to ensure that Sound Transit 
bus routes reflect the characteristics of a high speed, limited-stop 
regional system. The original 1998 standards were amended by 
the Sound Transit Board in 2006 to include sections on Sounder 
commuter rail and Tacoma Link light rail. The 2010 edition included 
a new section on service standards and performance measures 
for Central Link light rail, together with updates of the ST Express 
bus standards. The major changes for the 2014 Service Standards 
and Performance Guidelines include revised productivity measures 
for all modes that replace the “Purchased Transportation Cost 
Per Boarding” measure with a “Subsidy Per Boarding” measure. 
This change also applies to Tacoma Link, replacing the current 
“Operating Cost Per Boarding” measure with a “Subsidy Per 
Boarding” measure as well. “Subsidy Per Boarding” is a standard 
industry productivity measure that is tracked by the National Transit 
Database, or NTD, and it takes into account all operational costs 
including facilities, administration, and purchased transportation or 
direct operating costs. An new productivity measure has also been 
added, “Passenger Miles Per Platform Mile,” that tracks how far 
people travel as well as how often people travel.

W
a
te

r Sammamish Plateau Water and 
Sewer District

224 gallons per household (ERU) per day

Northeast Sammamish Sewer 
and Water District

209 gallons per household (ERU) per day
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Policy CF.2.3 Coordinate with other agencies to ensure that the 
levels of service for water, sewer, fire protection, 
schools, library, and transit are consistent between 
the providers’ plans and this Capital Facility 
Plan (CFP), and that the providers can continue 
to achieve their level of service over the 20-year 
timeframe of the Comprehensive Plan.

Policy CF.2.4 Identify deficiencies in capital facilities based on 
adopted levels of service and facility life cycles, 
and determine the means and timing for correcting 
these deficiencies.

Policy CF.2.5 Identify needs for additional capital facilities based 
on adopted levels of service and forecasted growth, 
and determine the means and timing for providing 
needed additional facilities.

Policy CF.2.6 Provide capital facilities that achieve the levels of 
service concurrent with development as defined in 
City code and Washington State law.

Goal CF.3 Strive for financially feasible planned 
capital facilities.

Policy CF.3.1 Identify specific sources and realistic projected 
amounts of public money that will provide full 
funding for the capital improvement projects needed 
for existing and future development.

Policy CF.3.2 Identify the process and actions needed to develop 
and implement new or increased sources of revenue 
that are needed to make the CFP financially 
feasible.

Policy CF.3.3 Charge impact fees when the City Council 
determines that new development should pay its 
proportionate share of the capital facilities that it 
needs.

Policy CF.3.4 Use local funding to leverage other resources, 
such as grants, public/private partnerships, and 
investments by businesses locating in Sammamish. 

Eastlake High School

Cascade Ridge 
Elementary School

Construction of the new 
Sammamish Community 
and Aquatic Center
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Policy CF.3.5 Consider debt as a means of paying for a project 
only when the City Council determines that it is 
appropriate to enable early completion of priority 
capital improvements and to amortize the cost over 
the life of the public facility.

Policy CF.3.6 Revenue sources should be planned to provide 
adequate funding to serve projected growth at 
adopted levels of service. If there is a funding 
shortfall, adjust the level of service, the planned 
growth, and/or the sources of revenue to maintain 
a balance between available revenue and needed 
capital facilities. The city should first consider 
identifying additional funding, then adjusting 
level-of-service standards, before considering 
reassessment of land use assumptions.

Policy CF.3.7 Use the City’s CIP and TIP as the short-term 
processes for implementing the long-term CFP.

Policy CF.3.8 Work with providers of water, sewer, fire protection, 
schools, library, and transit to ensure that their 
individual plans are financially feasible.

Policy CF.3.9 Capital improvements that are needed to correct 
existing deficiencies or maintain existing levels of 
service should have funding priority over those that 
would significantly enhance service levels above 
those designated in the Comprehensive Plan.

Goal CF.4 Design and locate capital facilities with 
features and characteristics that support 
the environment, energy efficiency, 
aesthetics, technological innovation, cost- 
effectiveness, and sustainability.

Policy CF.4.1 Design natural infrastructure into projects whenever 
feasible to mimic ecological processes and 
minimize the need for built infrastructure.

Policy CF.4.2 Incorporate consideration of physical health and 
well-being into decisions regarding the location, 
design, and operation of capital facilities. 
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Policy CF.4.3 Provide capital facilities that support and implement 
sustainability, reduction of greenhouse gas 
emissions, and environmental stewardship.

Policy CF.4.4 Reduce energy use and consumption of potable 
water by city buildings and operations, and 
promote the use of renewable energy sources.

Policy CF.4.5 Use environmentally sensitive building techniques 
and low impact surface water methods.

Policy CF.4.6 Design capital facilities that are oriented towards 
and accessible by transit and non-motorized modes 
of travel.

Policy CF.4.7 Prioritize transportation investments in the Town 
Center that promote mixed-use and compact 
development and provide multi-modal access to 
regional transit facilities.

Policy CF.4.8 Design capital facilities that are adaptable, with 
flexibility to expand as the City grows, and ensure 
that facility design is based on a lowest life-cycle 
cost philosophy.

Sammamish 
Commons

Residential stormwater facility

Sammamish police
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Policy CF.4.9 Promote the co-location of capital facilities, when 
feasible, to enhance efficient use of land, reduce 
public costs, reduce travel demand, and minimize 
disruption to the community.

Policy CF.4.10 Promote water reuse and water conservation 
opportunities that diminish impacts on water, 
wastewater, and surface water systems.

Policy CF.4.11 Work with providers of water, sewer, fire 
protection, schools, library, and transit to ensure 
that their facilities support the environment, energy 
efficiency, aesthetics, technological innovation, cost- 
effectiveness, and sustainability.

Goal CF.5 Maintain capital facilities so that they 
are reliable, functional, safe, sanitary, 
clean, attractive, efficient, and financially 
sustainable.

Policy CF.5.1 Maintain public spaces and capital facilities and 
enhance their appearance.

Policy CF.5.2 Use schedules and plans for replacement of capital 
facilities upon completion of their useful lives.

Policy CF.5.3 Provide capital facilities that minimize operating 
and maintenance costs.
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Shoreline Goals

This chapter contains shoreline goals which address the following topics:

• Archaeological, Historical and Cultural Resources
• Conservation
• Public Access 
• Public Recreation
• Shoreline Use
• Shoreline Restoration and Enhancement
• Transportation and Public Facilities



SHORELINE

ghosts

of the Sammamish — 
morning lake mist

Introduction

The goals and policies of the Shoreline Element are taken from, 
and must be consistent with, the City’s Shoreline Master Plan 
(SMP), a set of goals, policies, and regulations developed by the 
City as required by the state’s Shoreline Management Act (SMA). 
The SMA addresses shoreline use, environmental protection of 
shoreline areas, and public access to these areas. In Sammamish, 
our SMP sets goals and policies pertaining to the shores of Lake 
Sammamish, Pine Lake, and Beaver Lake.

The SMA was established in 1972 to protect specified water bodies 
(marine waters, streams and rivers, and lakes over 20 acres), as 
well as lands 200 feet landward from the edge of these waters, 
and wetlands and floodplains associated with them. Current 
standards for SMPs require that there be “no-net-loss of shoreline 
ecological functions”, meaning that impacts from shoreline 
development should be avoided or minimized. The Shoreline 
Element supports this by including policies to acquire, preserve 
and enhance shoreline areas, improve and restore shoreline 
function, and to ensure new development is consistent with the state 
Shoreline Management Act and the City’s Shoreline Management 
Program.

Pine Lake
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Shoreline Goals

Archaeological, Historical and Cultural Resources

The following goals address protection and restoration of buildings, 
sites and areas having historic, cultural, scientific, and/or educational 
value.

1 Designate, retain and protect shoreline areas having 
archeological, historic, cultural, scientific or educational 
value, locally, regionally, statewide or nationally. 

2 Maintain finite and irreplaceable links to the past 
by identifying, preserving, protecting, and restoring 
archaeological, historic and cultural sites. 

3 Protect historic and cultural sites and buildings that are listed 
on county, state or national historic registers, or are eligible 
for such listing, from destruction or alteration and from 
encroachment by incompatible uses. 

4 Acquire archaeological, historical and cultural sites through 
purchase or gift. 

5 Foster a greater appreciation for shoreline management, 
environmental conservation, natural history, and cultural 
heritage using signage and other interpretive tools as 
appropriate. 

6 Ensure that tribal governments and the State Department of 
Archaeology and Historic Preservation are involved in the 
review of projects that could adversely affect such resources. 

7 Protect from intrusion or harm any newly discovered or 
suspected significant sites until their value for retention is 
determined. 

8 Ensure that the educational and scientific values of 
archeological, historic, and cultural resources are 
considered when evaluating proposed shoreline 
developments and uses. 

9 Participate in cooperative restoration programs between 
local, state, and federal public agencies, tribes, non-profit 
organizations, and landowners. 
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Conservation

The following goals address the preservation of natural resources, 
scenic vistas, aesthetics, and vital shoreline areas for fisheries and 
wildlife and for the benefit of present and future generations.

1 Acquire (i.e., through purchase, easements, donation or 
other agreement), and maintain as open space, shorelines 
with unique or valuable natural attributes for public benefit. 

2 Preserve, enhance and/or protect shoreline resources 
(i.e., wetlands and other fish /wildlife habitats) for their 
ecological functions and values, and aesthetic and scenic 
qualities. 

3 Maintain natural dynamic processes of shoreline 
formation and sustainability through effective stewardship, 
management, and use of shorelines 

4 Where feasible, enhance or restore areas that are 
biologically and/or aesthetically degraded while 
maintaining appropriate use of the shoreline. 

5 Maintain or enhance shoreline vegetation to protect water 
quality, fish and wildlife habitat, and other ecological 
functions and processes. 

6 Implement policies that can help reverse impacts caused 
by existing or past development activities that adversely 
affect ecological or shoreline functions such as untreated 
stormwater discharges. 

7 Manage the City’s programs, services, and operational 
infrastructure in a manner that achieves no net loss of 
ecological or shoreline functions. 

8 Achieve no net loss of ecological functions of Sammamish 
shorelines. 

Deer at Beaver 
Lake (credit: Maren 
Van Nostrand)
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Public Access 

The following goals address the ability of the public to reach, touch, 
view, and travel on the shorelines of the state and to view the water 
and the shoreline from public locations. 

1 Provide opportunities for physical and visual public access 
to public shorelines when such access can be reasonably 
accommodated without human health, safety, and/or 
security risks, while minimizing adverse effects on shoreline 
functions and processes, private property rights, and/or 
neighboring uses. 

2 Acquire (i.e., through purchase, easements, donation or 
other agreement) property to provide public access to the 
water’s edge in appropriate and suitable locations. 

3 Ensure that public utility and transportation rights-of-way, 
including street ends that abut the shoreline, are made 
available for public access and use where appropriate (see 
RCW 35.79.035). 

4 Ensure that public shoreline recreational facilities and other 
public access points are connected by trails, pathways, 
waterways, and other access links where public access and 
use will not interfere with private property rights. 

Beaver Lake

Dock at Sammamish Landing
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Public Recreation

The following goals call for providing and expanding water-oriented 
public recreational opportunities including, but not limited to, parks 
and ecological study areas.

1 Provide additional public water-oriented recreation 
opportunities that are diverse, convenient, and adequate for 
people of different ages, health, family status and financial 
ability. 

2 Locate public recreational uses in shoreline areas that can 
support those uses without risks to human health, safety, 
and/or security, while minimizing effects on shoreline 
functions and processes, private property rights, and/or 
neighboring uses. 

3 Plan for future public shoreline recreation needs, and 
to acquire (i.e., through purchase, donation or other 
agreement) shoreline areas that provide active and/or 
passive recreation opportunities. 

4 Support other governmental and non-governmental efforts 
to acquire and develop additional shoreline properties for 
public recreational uses. 

Shoreline Use

The following goals address the general distribution, location, and 
extent of all uses within shoreline jurisdiction. 

1 Give first preference to water-dependent use including 
public recreational uses that provide public access to 
shorelines. Preference should also be given to water-related 
and water-enjoyment uses. 

2 Ensure that shoreline use patterns are compatible with the 
ecological functions and values, and with the surrounding 
land use, and that they minimize disruption of these 
functions and values. 

3 Encourage uses that allow or incorporate restoration of 
shoreline areas that have been degraded as a result of past 
activities. 

4 Ensure that all new development in the shoreline jurisdiction 
is consistent with the Program, the City’s Comprehensive Plan 
and the Washington State Shoreline Management Act RCW 
90.58. 

5 Ensure that shoreline uses satisfy the economic, social, and 
physical needs of the citizens of Sammamish.

Playing in the water 
at Pine Lake Park

Beaver Lake is stocked 
with trout for fishing
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Shoreline Restoration and Enhancement

The following goals address re-establishment, rehabilitation and 
improvement of impaired shoreline ecological functions and/or 
processes. 

1 Improve and restore shoreline functions and processes over 
time through regulatory, voluntary and incentive-based 
public and private programs and actions. 

2 Encourage cooperative restoration programs between 
local, state, and federal public agencies, tribes, non-profit 
organizations, and landowners. 

3 Integrate restoration efforts with other parallel natural 
resource management efforts including, but not limited 
to, salmon conservation, basin management, and water 
cleanup plans. 

4 Restore natural ecological or shoreline functions, to the 
extent reasonable, while pursuing shoreline use goals set 
forth in sections SMC 25.03.040 and 25.03.050. 

Transportation and Public Facilities

The following goals address the general location and extent of 
existing and proposed thoroughfares, transportation/circulation 
routes, as well as other public utilities and facilities. 

1 Develop efficient circulation systems in harmony with the 
topography and other natural characteristics of the shoreline 
and in a manner that assures the safe movement of people 
and goods while minimizing adverse effects on shoreline 
use and development or on shoreline ecological functions 
and processes. 

2 Provide and/or enhance physical and visual public 
access to shorelines along public roads (i.e. turnouts and 
viewpoints) in accordance with the public access goals. 

3 Limit circulation systems in the shoreline jurisdiction to those 
that serve permitted and/or preferred shoreline uses. 

4 Limit transportation infrastructure in shoreline jurisdiction to 
the minimum necessary to accomplish its purpose.
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Shoreline Policies

General Policies

Archaeological, Historic and Cultural Resources

a The City should work with tribal, state, federal and other 
local governments to identify significant local historic, cultural 
and archaeological sites consistent with applicable state and 
federal laws protecting such information from general public 
disclosure. Such sites should be protected, preserved and/or 
restored for study, education and/or public enjoyment to the 
maximum extent possible. 

b When a new use or development is proposed adjacent to an 
identified historic, cultural or archaeological site, it should 
be designed and operated to be compatible with continued 
protection of the historic, cultural or archaeological site. 

c Owners of property containing identified historic, cultural 
or archaeological sites should coordinate with appropriate 
tribes, and agencies such as the King County Cultural 
Resources Division for locally-held information and the 
Washington State Department of Archaeology and Historic 
Preservation. Ample time should be allowed to assess the site 
and make arrangements to preserve historical, cultural and 
archaeological values. 

d Shoreline use and development should not significantly and 
negatively impact, destroy, or damage any site having historic, 
cultural, scientific or educational value. 

e Development plans for public open spaces, trails, or recreation 
lands should incorporate measures for historic, cultural 
and archaeological resource preservation, restoration, and 
education whenever compatible and possible.

Critical Areas and Environmental Protection 

a This Program should provide a level of protection to critical 
areas within the shoreline jurisdiction that is at least equal to 
the protection provided by the City’s critical areas regulations 
(SMC 21A.50) adopted pursuant to the Growth Management 
Act and the City’s Comprehensive Plan. 

Pine Lake
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b New shoreline uses and developments should occur in a 
manner that maintains existing natural shorelines, assures 
no net loss of shoreline ecological functions and processes 
and protects critical areas and associated buffers within the 
shoreline jurisdiction as designated in SMC 21A.50. 

c New shoreline uses and developments should be designed 
and conducted in accordance with the regulations of this 
Program to avoid, minimize and mitigate damage to the 
ecology and environment. These regulations are designed to 
protect shoreline ecological functions and processes. Shoreline 
ecological functions that should be protected include, but 
are not limited to, fish and wildlife habitat, conservation and 
recovery of threatened or endangered species, food chain 
support and water temperature maintenance. Shoreline 
processes that should be protected include, but are not 
limited to, water flow; infiltration; groundwater recharge and 
discharge; sediment delivery, transport, and storage; organic 
matter input; and nutrient and pathogen removal. 

d In assessing the potential for net loss of ecological functions, 
both project-specific and cumulative impacts should be 
considered in accordance with WAC 173-26-186(8)(d). 

Wetland area 
near Allen Lake
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Flood Hazard Reduction 

a Flood hazard reduction should be managed through the City’s 
Stormwater Management Plan, Comprehensive Plan, and 
development regulations in SMC 25.05, SMC 15.10 and 
frequently flooded areas regulations in SMC 21A.50. 

b New development within the floodplains associated with 
the City’s shorelines that would individually or cumulatively 
increase the risk of flood damage should be discouraged. 

c Non-structural flood hazard reduction measures should 
be given preference over structural measures. When 
necessary, structural flood hazard reduction measures 
should be accomplished in a manner that assures no net 
loss of ecological functions and ecosystem-wide processes. 
Non-structural measures include setbacks, land use controls 
prohibiting or limiting development in areas that are 
historically flooded, stormwater management plans, or 
biomechanical measures. 

d Where possible, public access should be integrated into 
publicly financed flood control and management facilities on 
public lands. 

Public Access

a Physical and/or visual access to shorelines should be 
incorporated into all publicly sponsored shoreline development 
projects when public health and safety concerns can be 
adequately addressed and when shoreline ecological functions 
and/or processes can be adequately protected. 

b The design of all public shoreline access areas should attempt 
to minimize potential impacts to private property. 

Restoration and Enhancement 

a The City should participate in cooperative restoration efforts 
and programs between local, state, and federal public 
agencies, tribes, non-profit organizations, and landowners to 
improve shorelines with impaired ecological functions and/or 
processes. 

b Restoration actions should improve shoreline functions, 
processes and/or features that meet the needs of important 
plant, wildlife and fish species such as kokanee and other 
native salmonid species. 

Visual access to Lake 
Sammamish from Lake 
Sammamish Parkway NE
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c Restoration should be integrated with and should support other 
natural resource management efforts in King County, Water 
Resource Inventory Area 8, and in the greater Puget Sound 
region. 

d Priority should be given to restoration actions that meet the 
goals contained in the restoration element of this Program. 

Shoreline Use 

a The following uses/developments should be given preference 
consistent with the priority listed below for locating within 
the shoreline jurisdiction when they are consistent with City 
zoning regulations and located, designed, and maintained in 
a manner that is consistent with this Program: 

i Water-dependent and water-related use/development; 
and 

A reconstructed stream 
channel and shoreline 
restore habitat to the mouth 
of George Davis Creek —
Kokanee salmon now spawn 
at the restored site (credit: The 
Watershed Company)
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ii Public uses and developments that provide physical 
and/or visual access to the shoreline for substantial 
numbers of people, and 

iii Single-family residences developed consistent with the 
policies of 25.04.030(1). 

b The City should reserve areas for protection and restoration of 
ecological functions to control pollution, protect public health, 
and prevent damage to the environment 

c Non-water-oriented uses/developments should be limited 
to those shoreline locations where water-oriented uses are 
inappropriate. 

d Non-water-oriented uses/developments should be allowed 
only when they demonstrably contribute to the objectives of the 
Shoreline Management Act.

 Shoreline Vegetation Conservation 

a New shoreline uses and developments should be planned 
and designed to retain or replace shoreline vegetation with 
the overall purpose of achieving no net loss of the ecological 
functions performed by the vegetation. Important functions of 
shoreline vegetation include, but are not limited to: 

i Providing shade necessary to maintain water 
temperatures required by salmonids and other aquatic 
biota; and 

ii Providing organic inputs necessary for aquatic life, 
including providing food in the form of various insects 
and other benthic macro invertebrates; and 

iii Stabilizing banks, minimizing erosion and 
sedimentation, and reducing the occurrence/severity of 
landslides; and 

iv Reducing sediment input into lakes by minimizing 
erosion, aiding infiltration, retaining runoff, and 
managing stormwater from roads and upland areas; 
and 

v Improving water quality by preventing wind mixing, 
and facilitating infiltration and vegetative uptake of 
nutrients and pollutants; and 

vi Providing habitat for wildlife, including connectivity for 
travel and migration corridors. 

Picnic bench at Beaver Lake 
Park (credit: Eric Willhite)
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b Clearing and thinning should be limited to minimize adverse 
impacts on ecological functions and values and protect slope 
stability. Vegetation conservation is encouraged to protect 
shoreline ecological functions and aesthetics. 

 Site Planning

a New shoreline uses and developments should be designed 
in a manner that directs land alteration to the least sensitive 
portions of the site to maximize vegetation conservation; 
minimize impervious surfaces and runoff; protect riparian, 
nearshore and wetland habitats; protect fish and wildlife and 
their habitats; protect archaeological, historic and cultural 
resources; and preserve aesthetic values. 

b Low Impact Development (LID) stormwater management 
practices are encouraged where site conditions allow in 
order to minimize impervious surface area and surface runoff 
in accordance with the Low Impact Development: Technical 
Guidance Manual for Puget Sound, by Puget Sound Action 
Team and WSU 2005, SMC 21A.85 and the city’s adopted 
stormwater management policies and regulations. 

c Where geologic conditions are conducive to infiltration, the 
City encourages infiltration systems for stormwater that mimic 
the natural infiltration and ground water interflow processes 
as long as the infiltration will not create or exacerbate slope 
instability or degrade water quality. 

d New shoreline uses and developments should not deprive 
other uses and users of reasonable access to navigable waters 
and/or restrict access of treaty tribes to their “usual and 
accustomed” areas. 

Youth volunteering 
at Pine Lake Park
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Views and Aesthetics 

a New shoreline uses and developments should be encouraged 
to minimize obstructions of the public’s visual access to the 
water and shoreline from public lands, rights-of way and other 
public property. 

b New shoreline uses and developments should not significantly 
detract from shoreline scenic and aesthetic qualities that are 
derived from natural or cultural features, vegetative cover and 
historic sites/structures. 

Water Quality, Stormwater and Nonpoint Pollution

a New shoreline uses and developments are encouraged to be 
located, constructed, operated, and maintained to prevent 
water quality and storm water quantity impacts that would 
adversely affect shoreline ecological functions, or cause 
significant impact to shoreline aesthetics or recreational 
opportunities. 

b New shoreline uses and developments should incorporate 
strategies to control phosphorus loading of lakes over the long 
term. 

c New shoreline uses and developments should be designed 
and operated to minimize the need for chemical fertilizers, 
pesticides or other chemical treatments to prevent 
contamination of surface and ground water and/or soils and 
minimize adverse effects on shoreline ecological functions. 

d New shoreline uses and developments are encouraged to 
minimize impervious surface and incorporate low impact 
development stormwater management techniques where 
reasonable to minimize surface water runoff and prevent water 
quality degradation. 

e Point and non-point source pollution should be managed on a 
comprehensive, basin-wide basis to protect water quality and 
support the efforts of shoreline property owners to maintain 
shoreline ecological functions. 

Public visual access to Lake 
Sammamish from Lake 
Sammamish Parkway NE
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Shoreline Modification Policies

Boat Launch Ramps, Boating Facilities, Docks, Floats Mooring Buoys, 
and Boats/Watercraft Lifts 

a The City should assess regional needs for public boat 
launches so they can be co-located with other compatible 
water-dependent uses. The City should review proposals for 
new motorized boat launch facilities with regional recreation 
providers, including the Washington State Parks Department, 
adjacent cities, and King County, to avoid duplication and 
to minimize adverse impacts to shoreline ecological functions 
and processes. This policy is not intended to limit new 
locations for the public to launch human powered watercrafts 
(such as kayaks and canoes) as long as the developments do 
not result in the construction of additional launches as defined 
in (SMC 25.02.010(14)). 

b New or expanded public launch ramps and rails should 
only be sited where they have no negative impact on critical 
areas or habitat with which priority species have a primary 
association.

c New private boat launch ramps and rails should be 
discouraged. 

d Private beach clubs, associations of five (5) or more residences 
with existing facilities, and jointly owned waterfront parcels 
may have docks, mooring buoys, and floats consistent with the 
Policies in this section 

Docks, Floats, Mooring Buoys and Boat/Watercraft Lift (including 
Boating Facilities) 

a New public and private docks, floats, mooring buoys and 
lifts should be designed and constructed with appropriate 
mitigation as required by this Program to ensure no net loss of 
ecological functions. 

b New private docks, floats, and lifts should not be placed 
in locations where they will impact critical habitats where 
alternative locations are available. 

Dock at 
Sammamish 

Landing

Pine Lake Park dock 
(credit: Eric Willhite)

Private dock on Beaver Lake
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c New shared or joint-use docks are preferred over single-user 
docks. 

d The type, design, and location of docks, floats, mooring buoys 
and lifts should be consistent with applicable state and federal 
regulations and compatible with the area in which they are 
located. The City should consider shoreline characteristics, 
shoreline functions and processes, wind and wave action, 
water depth, aesthetics, and adjacent land and water uses 
when assessing compatibility. 

Dredging

a Dredging should only be allowed in the following 
circumstances: 

i When needed to facilitate ecological restoration or 
enhancement;

ii When needed to construct facilities for public access or 
water-oriented public recreation. 

b New development should be sited and designed to avoid the 
need for maintenance dredging. 

c When allowed, dredging should be planned and operated 
to minimize adverse impacts to shoreline ecology, to existing 
shoreline uses, and to minimize interference with navigation. 

d Dredging for the primary purpose of obtaining fill material to 
create uplands is not allowed. 

Pine Lake 
Park dock

Private dock on Lake 
Sammamish
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Filling and Excavation

a Fill and excavation should be allowed only in association with 
a permitted use/development and where allowed should be 
the minimum necessary to accommodate the proposed use. 

b Filling and excavation should not be allowed where structural 
shoreline stabilization would be needed to prevent the fill from 
eroding. 

c The perimeter of fill and excavation activities should be 
designed to avoid or eliminate erosion and sedimentation 
impacts, both during initial fill and excavation activities and 
over time. 

d When allowed, filling and excavation should be conducted so 
that water quality, habitat, hydrology, and drainage patterns 
are not adversely affected. 

e Excavation waterward of the ordinary high water mark shall 
be considered dredging and shall be subject to the dredging 
policies and regulations of this Program.

Shoreline Stabilization 

a New developments should be designed and located to avoid 
the need for new stabilization measures. 

b Bulkheads and other forms of hard structural shoreline 
stabilization should be discouraged. Bulkhead alternatives 
that implement bioengineering and bio-stabilization methods 
should be used where reasonable. 

c Shoreline stabilization including bulkheads and bulkhead 
alternatives should be located, designed, and maintained 
to minimize adverse effects on shoreline ecology, including 
effects on the project site and adjacent properties over 
time. Probable effects of proposed shoreline stabilization on 
ongoing shoreline processes and functions should be fully 
evaluated for consistency with this Program. 

d Shoreline stabilization should be located and designed to fit 
the physical character of a specific shoreline reach, which 
may differ substantially from adjacent reaches. 

e Shoreline stabilization should not interfere with existing 
or future public access to public shorelines or with other 
appropriate shoreline uses.

Logs and boulders protect 
the shoreline along Pine 
Lake (credit: Eric Willhite)



Sammamish Comprehensive Plan
Shoreline Element

October 2015

147

f Shoreline stabilization projects on public lands should be 
designed to accommodate multiple use, restoration, and/or 
public access, provided that safety and ecological protection 
are fully addressed. 

g Failing, harmful, unnecessary, or ineffective shoreline 
stabilization structures should be removed, and shoreline 
ecological functions should be restored using bulkhead 
alternatives. 

h The City should facilitate voluntary enhancement and 
restoration projects that replace hard structural shoreline 
stabilization with bulkhead alternatives and bio-engineered 
approaches. The City should provide technical assistance, 
education, and regulatory incentives for hard structural 
shoreline stabilization removal and restoration. 

i Where existing legally established bulkheads are substantially 
repaired or replaced, property owners should make 
reasonable efforts to incorporate bioengineering and fisheries 
habitat enhancement design elements to minimize adverse 
effects on shoreline functions

Residential Use

a Single-family residences and their normal appurtenant 
structures including accessory dwelling units, are a preferred 
shoreline use when developed in a manner consistent with 
control of pollution and prevention of damage to the natural 
environment. New residential development in the shoreline 
jurisdiction should be located and designed to minimize 
adverse effects on shoreline process and functions. Residential 
development should not be allowed to result in a net loss of 
shoreline ecological functions. 

b New structures for uses accessory to residential development 
should minimize impervious surface and vegetation clearing, 
be visually and physically compatible with adjacent shoreline 
features, and be reasonable in size and purpose. 

c New residential developments should be encouraged to 
protect, enhance, and restore shoreline ecological functions 
using low impact development stormwater management 
techniques and other conservation measures. 

d Dwelling units should not occur over water. Home on Beaver Lake
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Recreational Use

a Public recreational development should be located on public 
lands to facilitate the public’s ability to reach, touch, and enjoy 
the water’s edge, to travel on the waters of the state, and to 
view the water and the shoreline. 

b Public recreational development should incorporate public 
education regarding shoreline ecological functions and 
processes, the effect of human actions on the environment and 
the role of the public in shoreline management. 

c Public recreational development should be located where 
existing infrastructure (utilities and roads) is adequate, or 
may be provided without significant damage to shoreline 
features commensurate with the number and concentration of 
anticipated users. 

d Public recreational development should use low impact 
development stormwater management techniques and 
other methods that protect, enhance, and restore shoreline 
ecological functions where reasonable.

Stairs from shelter at pocket 
beach at Sammamish Landing 

(credit: Mike Collins)
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Transportation Use Policies 

a New public transportation uses and facilities should be located 
outside of the shoreline jurisdiction unless alternative locations 
are infeasible or the transportation facility is required to serve 
water-dependent public uses. 

b When required, new transportation uses and facilities 
should be planned to fit the topographical characteristics 
of the shoreline and to minimize alterations to the shoreline 
environment. 

c When existing public transportation uses and facilities 
located within shoreline jurisdiction require maintenance 
or other improvements to address public health and safety, 
the maintenance/improvement should be designed and 
implemented to minimize additional impacts on the shoreline 
environment and consideration should be given to correcting 
past impacts caused by the transportation facility. 

d Public transportation development should use low impact 
development stormwater management techniques and 
other methods that protect, enhance, and restore shoreline 
ecological functions where reasonable. 

Utility Use

a New public or private utilities should be located inland from 
the land/water interface, preferably outside of shoreline 
jurisdiction, unless: 

i They have a water-dependent component such as a 
water intake or outfall; or 

ii Water crossings are unavoidable; or 
iii Other locations are infeasible; or 
iv They are required for authorized shoreline uses 

consistent with this Program. 

b Utilities should be located and designed to avoid public 
recreation and public access areas and significant natural, 
historic, archaeological or cultural resources. 

c Development of pipelines and cables, particularly those 
running roughly parallel to the shoreline, and development of 
facilities that may require periodic maintenance that would 
disrupt shoreline ecological functions, should be discouraged 
except where no other reasonable alternative exists. 
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d When existing utilities located within shoreline jurisdiction 
require maintenance or other improvements to address public 
health and safety, the maintenance/improvement should be 
designed and implemented to minimize additional impacts on 
the shoreline environment and consideration should be given 
to correcting past impacts caused by the utility. 

e Public utility development should use low impact development 
stormwater management techniques and other methods that 
protect, enhance, and restore shoreline ecological functions 
where reasonable. 

f When new utilities are to be located within shoreline 
jurisdiction, they should be installed in such a manner to 
achieve no net loss of ecological function. City of Sammamish 
Shoreline Master Program 

Agricultural Use

a New agricultural operations should be discouraged. 

b Existing agricultural operations may continue consistent with 
the goals, policies and regulations of this Program.
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INTRODUCTION

Since the 1999 incorporation, the City of Sammamish has developed and adopted 

several vision statements to describe our desired future  The City’s Comprehensive 

Plan vision, which considers the City as a whole, was adopted about 10 years ago 

as part of the 2003 comprehensive planning process  More recently, the City has 

approved vision statements for specific functions or locations, such as parks and 

recreation, sustainability, economic development and Town Center  Now, in 2014, 

the City is reviewing and refining the Comprehensive Plan vision to ensure it still 

accurately describes the City’s desired future and provides pertinent guidance for policy 

development 

To support this process, this Community Profile provides a picture of Sammamish in 

2014  It describes ways in which the city has changed or remained constant since 

2003, current trends that might be a preview of change to come, and preferences 

that city residents have reported. The profile draws from comprehensive sources of 

information, such as the US Census and state, regional and county sources, to distill 

the key characteristics that will help frame the City’s vision and policies to support that 

vision 

WHAT IS INCLUDED IN THE PROFILE?

This report is organized into several sections, summarized below 

Findings and Observations. Lists several broad themes drawn from the findings in 

this document and describes how these findings may influence the City’s future.

People. Describes key population characteristics, including demographic 

characteristics, a health profile, and employment characteristics.

Places. Describes key features of the natural and built environment, including sensitive 

areas, land use and development patterns 

chapter 1
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Mobility. Describes regional and local trends in transportation patterns  

Vision Statements. Lists the existing vision statements that have been reviewed or 

adopted by the City 

Public Comments. Summarizes public comments received through the 2012 citywide 

survey and solicited through recent comprehensive planning outreach 
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FINDINGS & OBSERVATIONS

This Community Profile provides an overview of the demographic, land use and 

transportation characteristics and trends of the City of Sammamish  It also provides a 

summary of public comment received through January 2014 in response to questions 

about concerns, hopes and priorities for Sammamish’s future  This information is 

provided primarily to help inform thoughts on the long-term vision for Sammamish, but 

also to provide a basis for policy recommendations in the City’s Comprehensive Plan 

Rewrite project 

Early findings distilled from this input are summarized below for your consideration. We 

look forward to additional observations and future discussions as the City proceeds 

through the visioning and comprehensive planning process 

Findings and Observations

A. Sammamish will likely continue to be a city of families. Characteristics that 

are often identified as making cities friendly to families include affordable housing, 

high public safety, available job opportunities, good schools and good access to 

parks and recreation activities  Easy multi-modal connectivity to daily needs is 

also often mentioned 

In the future, if demographic change in Sammamish tracks with regional and 

national trends, there may be increasing demand for housing stock and services 

to meet the needs of smaller families, including single parent families  and single 

person head of households, such as seniors or millennials 

B. Sammamish has a small but growing population of older residents. Over 

the past 20 years, the proportion of City population between ages 55 and 75 

is increasing faster in Sammamish than in east King County as a whole  The 

proportion of older residents can be expected to continue over the next 10 – 20 

years  

chapter 2
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C. Sammamish is growing more ethnically diverse. Sammamish has the third 

highest proportion of foreign-born residents in east King County and, since 2000, 

has had the largest proportional increase of cities in east King County 

A city can welcome ethnic diversity through flexible housing standards that 

recognize diverse housing needs, multi-lingual provision of information, provision 

of adequate space for commercial, religious and cultural services, support for 

multi-cultural sports and recreation and other measures 

D. Sammamish has adequate residential capacity to meet Growth 

Management Act targets. The City does not need to increase residential 

densities in order to meet GMA housing targets and the majority of the 2035 

housing growth target can be accommodated outside of Town Center  There may 

be other reasons to consider increasing the form, concentration or numbers of 

housing units 

E. Town Center will play a significant role in the City’s future. Town Center is 

the only significant area in Sammamish for future commercial and employment 

growth  Town Center has the capacity to provide the cultural, shopping and 

dining options that are a priority for many residents, including youth  Town Center 

also provides significant capacity for residential development and would provide 

alternative housing options for those who are not well-served by the traditional 

single family residence, such as older residents, younger residents, single person 

households and others  

F. Transportation priorities have shifted in Sammamish. Although Sammamish 

continues to be a city for which mobility is provided primarily through the private 

automobile, general visioning preference surveys and youth visioning exercises 

did not rate more roads and connections as a high priority  This is consistent 

with a 2012 citywide survey, which showed that concern over traffic had 

decreased significantly. Non-motorized projects have been in demand as a result 

of increased active travel  It is also consistent with local and regional trends that 

show that growth in daily vehicle miles traveled has slowed significantly over time 

and per capita daily vehicle miles traveled is decreasing as commuters choose 

flexible work schedules, telecommuting, and transit to reduce peak hour and daily 

auto trips  In the future, alternative approaches to promoting mobility, such as 

management of demand, rather than expansion of facilities, may be more in line 

with transportation priorities expressed by residents 
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PEOPLE

This chapter provides data on a range of topics to describe who lives and works in 

Sammamish  Data are divided into three broad topics: demographics, employment, 

and community health  Unless otherwise noted, data in this section is based on US 

Census data or the American Community Survey, an ongoing annual statistical survey 

conducted by the US Census Bureau to provide communities with updated information  

Numbers and percentages are rounded to the nearest whole number 

Overview

In 2013, Sammamish had an estimated population of about 48,060 people, an increase 

of about 2,300 since 2010 and 14,000 since 2000  Overall, our rate of growth is within 

the range of growth experienced by comparable cities in the region 

chapter 3
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Age Composition

• The median age of Sammamish residents was 37 5 in 2012 up from 35 3 in 

2000 

• We have a large population of children  Roughly one-third of our population is 

under the age of 18 

• Relatively few young adults live in Sammamish  About 7% of our population is 

between the ages of 18 – 29  

• Although our over age 65 population is relatively small, this population is rapidly 

growing; single person households over age 65 grew from 172 in 2000 to 419 in 

2012 
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1 Puget Sound Regional 
Council. Puget Sound 
Trends, No. D11. 
December 2012.

Household Composition

• Compared to the surrounding region, our household size is relatively large and 

our percentage of households with children is relatively large  This is a consistent 

trend in Sammamish  Between 2000 and 2012, family households have 

accounted for most of the City’s growth and non-family households and single 

person households have declined as a proportion of all households  In 2012, we 

had about 15,500 households and an average household size of 3 05 persons 

As comparison, the household size in the Puget Sound region has remained 

stable at about 2 4 persons since 2000, slowing a declining household size trend 

dating back to 1960  In the 2000 – 2010 time period, the composition of Puget 

Sound households has changed, with fewer children and more persons 65 years 

and older 1
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Income

• We are an affluent community, with a median family income of about $144,900, 

or about 60% higher than King County’s overall median income of $89,700. Per 

capita income was $53,800 compared with $38,600 countywide.

• Sammamish also has a small portion of the population that is dealing with 

economic hardship  The city’s poverty level is 2 4%; about 2% of households 

(302 households) received SNAP (food stamp) benefits in the past 12 months, 

and 2 6% of the population (1,271 people) have no health insurance coverage 

12 

12 

12 
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Race and National Origin

• About three quarters (74%) of Sammamish residents identify as white  Asians are 

the largest nonwhite race represented in Sammamish, making up about 20% of 

the population, compared with 15% countywide  In 2000, 8% of Sammamish’s 

population was Asian 

• Sammamish is home to a relatively large proportion of foreign born persons—9% 

are foreign-born naturalized citizens, and 14% are foreign-born non-citizens  

The total foreign-born population is 24%, slightly more than the county average 

of 21%  26% of Sammamish residents speak a language other than English at 

home, and 6% speak English less than “very well”  
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Education

We are a well-educated community  About 43% of residents 25 years and over have a 

bachelor’s degree and 27% have graduate or professional degrees, for a total of 70% of 

the population with a bachelor’s degree or higher  Comparatively, 46% have a bachelor’s 

degree or higher countywide 

Housing

• The housing stock on Sammamish is nearly uniformly large single-family 

residences built in the past 30 years  Overall, housing units are relatively large, 

with over half having four or more bedrooms and a little over 10% having two 

bedrooms or less 

• The proportion of owner-occupied units to renter-occupied is higher than 

elsewhere in the county  88% of homes are owner-occupied compared with 57% 

for King County  
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• Most residents are relatively recent arrivals, with 

69% having moved in since 2000 

• Housing values are generally high, with an 

estimated 2010 median value of $615,000 for 

owner occupied homes in Sammamish, an 

increase from an estimated median value of 

$362,900 in 2000. Comparatively, median values 

in the neighboring cities of Redmond and Issaquah 

are estimated at $457,000 and $458,000, 

respectively 

• Roughly a third of households in Sammamish are 

cost-burdened (defined as paying more than 30% 

of income for housing)  In general, more renters 

than owners are cost-burdened 
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Employment

• There are 21,400 workers in Sammamish  20,700 of these workers commute to 

jobs outside the City 

• There are about 4,600 jobs in the City of Sammamish. 700 of these jobs are filled 

by City residents and 3,900 are filled by those who live elsewhere.

• The top employment sectors for all Sammamish workers are information and 

professional services  Together these two categories comprise about one-third of 

all jobs for Sammamish workers 

• The top employment sectors for jobs in Sammamish are administrative and waste 

services, and education, comprising roughly one-third of all jobs in the City 

20,700 Live in Sammamish, Work Elsewhere
700 Live & Work in Sammamish
3,900 Live Elsewhere, Work in Sammamish
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• We have a relatively low jobs to housing ratio (0 3) compared to neighboring 

cities 

• About 4,400 of Sammamish workers have children under the age of 6, and 

10,202 have children between the ages of 6 and 17  Of those with children under 

age 6, about 46% have all parents in the labor force  For those with children ages 

6-17, about 66% have all parents in the family in the labor force 
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Community Health

Overall, Sammamish residents enjoy comparatively good 

health  By nearly all health metrics reported by Seattle & 

King County Public Health, Sammamish is as healthy as or 

healthier than King County and the State of Washington as a 

whole 

Additional factors that influence the health of our 

community are found in other chapters of this Profile. For 

example, Chapter 3, People, describes our demographic 

characteristics, poverty status, housing affordability and 

employment profile; Chapter 5, Mobility, describes our 

opportunities for active transportation 

Of the 25 King County cities, Sammamish has among the best health outcomes in:

• Education and income levels

• Life expectancy and cause of death

• Risk factors and chronic disease

Sammamish also has:

• 3% of the population who are below the federal poverty level

• About ½ of all renters paying more than 30% of their income for rent

Youth Health Survey

The Issaquah School District recently conducted a healthy youth survey at its schools, 

including Skyline High, Pine Lake Middle School and Beaver Lake Middle School in 

Sammamish  At Skyline High School, only 10th graders were surveyed and most 

findings were similar to statewide averages. Some key findings are summarized below. 

• About 24% report current alcohol use and 11% report binge drinking  

• 13% report current marijuana use 

• Most students reported feeling safe at school, with 27% of 10th graders reporting 

feeling bullied in the past 30 days 

• About 23% report 60 minutes of physical activity each day 

• About one-quarter report experiencing depressive feelings in the past year and 

20% report having seriously considered suicide in the past year 

The trends reported at the high school level are generally mirrored at the middle 

schools 
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PLACES

This chapter describes important features of the natural and built environment that define 

the City of Sammamish  The description of the natural environment includes maps of 

critical natural features  The built environment discussion includes information on existing 

land use patterns, development trends, growth targets and land use capacity 

Natural Environment

The map below depicts critical natural features in Sammamish, including parks, 

wetlands, and steep slopes 

Parks
Wetlands
Steep Slopes

chapter 4
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Built Environment

• Overall Sammamish is developed as a low density residential city, with over one-

half of the area developed with single family residences 

• Primary land uses in the city are single family residences, vacant land, roads, and 

open water  Together, these categories comprise over 90% of the city’s land area 

• Commercial/mixed uses and multifamily development are the smallest land uses 

in the City, occupying about 1% of land area, combined 

Development Trends

• Due in part to the recession, Sammamish development activity from 2006 to 

2012 was limited  No major commercial construction took place  Residential 

construction consisted of single family and townhouse development  

• The pace of construction slowed during 2008 and 2009 but picked up 

substantially in 2010 and 2011  This increased pace of construction has 

continued through 2013 
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Growth Targets

Growth targets adopted for the City of Sammamish are established for two time 

frames  The 2006-2031 growth targets adopted as part of the King County Countywide 

Planning Policies will be used for the current King County Buildable Lands Report  The 

extended 2035 targets will be used for the 2015 Sammamish Comprehensive Plan 

GROWTH TARGETS
SAMMAMISH, 2006-2035
Sammamish Target Measure

Housing Units
2006-2031 Housing Target 4,000
2015-2035 Housing Target 4,640

Employment
2006-2031 Job Target 1,800
2015-2035 Job Target 2,088

Source: King County, 2013; City of Sammamish, 2014.
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COMMERCIAL CAPACITY AND JOBS
SAMMAMISH, 2013

City
2006-2031

GMA Target Jobs
2006 Job 
Capacity

Jobs
Developed

Added Capacity 
2006-2012

NET 2013 
Capacity

Sammamish 1,800 0 200 2,400 2,200

Source: Community Attributes, Inc., 2014.

RESIDENTIAL CAPACITY FOR POPULATION
SAMMAMISH, 2013

City
2006-2031 GMA

Target Housing Units
2006 Residential 

Capacity
Residential Units 

Developed
Added Capacity 

2006-2012
NET 2013 
Capacity

Sammamish 4,000 3,740 620 2,000 5,120

Source: Community Attributes, Inc., 2014.

Summary

Residential Capacity. In 2013, the City has available capacity for 5,120 housing units  

Of this total, Town Center provides 2,000 residential units via zoning for higher density 

multifamily housing  The City of Sammamish has adequate residential capacity to meet 

the 2035 residential growth target of 4,640 units 

Commercial Capacity. The following table summarizes the City’s commercial growth 

targets, development activity and remaining commercial capacity  Prior to the adoption 

of Town Center the City had no remaining commercial capacity  Town Center allows for 

a total of 600,000 sq ft of commercial square footage concentrated in Town Center-A 

Zones  The City of Sammamish has adequate commercial capacity, assuming existing 

Town Center zoning, to meet the 2035 job target of 2,088 jobs
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MOBILITY

Overview

• Sammamish’s land use patterns and transportation network cause it to be a 

place where a car is needed for routine travel  Commuting is largely by car—

83 2% of residents drove, and 72 1% drove alone 

• The Washington State Department of Transportation tracks vehicle miles traveled 

(VMT) as part of the highway performance monitoring system  Following years 

of growing VMT, this number has stabilized over the past several years  This 

trend is consistent with declining average traffic counts on some local arterials in 

Sammamish 
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• Similarly, VMT per person has been decreasing over the last decade or so  The 

Puget Sound Regional Council notes that this may be partially attributable to 

increased transit usage on a regional basis and rising fuel prices 
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Walkability

• Walk Score assigns a numeric score for 

walkability based on proximity to pedestrian 

amenities and characteristics of the street 

network  Based on these attributes, a score of 

1 – 100 is assigned, with higher scores indicating 

greater walkability  Sammamish as a whole has a 

score of 12, which indicates that a car is needed 

for most activities  By comparison, our neighbors 

Redmond and Issaquah have Walk Scores of 34 

and 26 (Source: www walkscore com) 

• Consistent with this rating, a survey of students 

at two schools in Sammamish found that most 

students commute to school via car or bus  

Roughly half of middle school students and 16% 

of high school students walked or biked to school  

Note that students in the 6th and 8th grade walk 

or bike to school at a rate equal or greater to the 

statewide average 
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VISION STATEMENTS

This chapter provides the vision statements that the City has created for its different 

plan and policy documents, including the following

• Comprehensive Plan

• Draft Economic Development 

• Parks Recreation and Open Space

• Sustainability

• Town Center

The Comprehensive Plan vision, adopted in 2003, is listed first. The remaining 

statements are listed in order of approval, starting with the most recent 

Comprehensive Plan
Sammamish Comprehensive Plan, 2003

The vision of Sammamish is a community of families  A blend of small-town atmosphere 

with a suburban character, the City also enjoys a unique core of urban lifestyles and 

conveniences  It is characterized by quality neighborhoods, vibrant natural features, and 

outstanding recreational opportunities  A variety of community gathering places provide 

numerous civic, cultural, and educational opportunities  Residents are actively involved 

in the decisions that shape the community and ensure a special sense of place 

Economic Development
Final Draft Economic Development Vision Statement, October 2013 

The City of Sammamish is a vibrant bedroom community that values, respects and 

enjoys a high quality of life, supporting a local economy that provides economic growth 

opportunities 

chapter 6
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Parks, Recreation and Open Space
Parks, Recreation and Open Space Plan, 2012

• Maintain safe places to play and recreate 

• Develop a parks and recreation system that meets diverse community needs 

• Provide recreational opportunities that promote healthy lifestyles and a sense of 

community 

• Serve as a steward of the environment to preserve and protect our natural 

resources 

Sustainability Strategy
City of Sammamish Sustainability Strategy, 2011

Sammamish’s vision is to become an environmentally and economically sustainable 

community by crafting and implementing an achievable, multi-faceted and measurable 

strategy that maximizes opportunity and efficiency while minimizing cost. Undertaking 

this work will help Sammamish contribute toward larger regional and global goals, such 

as mitigating the effects of climate change, and will make our community an even better 

place to live, work and play 

Town Center
Sammamish Town Center Plan, June 2008

The Sammamish Town Center is a vibrant, urban, family- friendly gathering place in a 

healthy natural setting. The city’s sense of community reflects a balance between its 

natural and urban characteristics 

The Town Center is urban in that it:

• Welcomes city residents and visitors seeking a unique place to live, work, learn, 

create, and play 

• Offers a unique sense of place reflected on its building forms, development 

patterns, and public realm which are oriented to take advantage of the city’s 

topography and natural assets, preserve scenic views and enhance view sheds 

• Is fully integrated and synergistically complements the public parks and open 

spaces being developed as part of the Sammamish Commons 

• Is a central gathering place that increases social interaction and enhances art and 

cultural opportunities by providing for those functions, open spaces, and facilities 

such as a performing arts center and theaters, that bring people together 
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• Offers the range of commercial, recreational, cultural, educational, and personal 

services and activities that provide local citizens what they need for a full life, 

and that reflects and incorporates the increasingly rich mixture of cultures of 

Sammamish’s residents.

• Fosters education for all community members, and supports knowledge workers 

and businesses as well as a lively arts community.

• Features well-designed mixed-use development, compatible with surrounding 

neighborhoods.

• Offers a variety of housing types integrated throughout the Center.

• Is linked to the region with excellent transit service and bikeways and to the rest 

of the city with pedestrian trails.

• Offers an economically vibrantly center providing opportunities for activities and 

interactions during the evening and no matter what the weather.

• Is eminently walkable, with accessible sidewalks, trails, and pathways.

The Town Center’s natural setting is preserved and enhanced by:

• Focusing new development away from natural resources and critical areas.

• Incorporating natural resources, view corridors,  and sensitive site characteristics 

as amenities and design elements that reflect the distinctive character of the Town 

Center.

• Featuring 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 with native vegetation.

• Employing a variety of environmental enhancement and low-impact development 

techniques to improve ecological functions, such as protections for ground water 

and surface water hydrology and wildlife habitat.

• Featuring new buildings and structures that, while urban in their function, reflect a 

“Northwest character,” human scale, and welcoming aspect.

Comprehensive Plan*
Sammamish Comprehensive Plan, 2015

Sammamish is a vibrant bedroom community blessed with a well-preserved natural 

environment, a family-friendly, kid-safe culture, and unrivaled connectedness. From its 

expanding tree canopy, to its peaceful neighborhoods, to its multi-modal transportation 

resources, Sammamish captures the best of the past even as it embraces a burgeoning 

digital future and meets housing affordability through balanced, sustainable housing. It is 

a state-of-the-art community—engaged, responsive and generous in its support for the 

full range of human endeavor.

* The 2003 
Comprehensive Plan 
vision was revised by 
City Council and the 
Planning Commission 
to develop an 
updated vision for 
the City. This section 
was added to the 
Community Profile 
in September 2015, 
after the original 
document was 
published.
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PUBLIC OUTREACH

To kick off the comprehensive plan rewrite, City staff focused on a theme of “listen 

and connect” in our outreach  Instead of inviting people to City Hall, we went out 

into the community, met with people one-on-one and sought to build awareness of 

the comprehensive plan process  Between September 2013 and January 2014, we 

engaged in almost 20 activities and connected with over 500 people  

We selected popular events and other natural gathering places such as the Sammamish 

Farmer’s Market, Nightmare at Beaver Lake, Starbucks, Safeway, the Arts Fair and the 

South Sammamish Park & Ride  We also went to schools and conducted visioning 

exercises with over 200 students  We encouraged people to sign up for the email alert 

notification system to receive information about the project and have built the list to over 

500 contacts  The table below summarizes the events we participated in, and numbers 

of people reached 

chapter 7

OUTREACH ACTIVITIES AND ESTIMATED HOUSEHOLDS REACHED

Date Activity Venue
Est. # of HH 

Reached Date Activity Venue
Est. # of HH 

Reached
18-Sep Staffed/display Farmers Market 32 3-Nov Staffed display Library 10

25-Sep Staffed/display Farmers Market 30 14-Nov Visioning exercise Beaver Lake MS 40

9-Oct Staffed/display Library 20 18-Nov Visioning exercise Inglewood MS 36

12-Oct Staffed/display Arts Fair 40 20-Nov Visioning exercise City Hall-Youth Board 50

13-Oct Staffed/display Arts Fair 36 3-Dec Visioning exercise Eastside Catholic 78

24-Oct Staff/survey Nightmare at BL 20 4-Dec Staff/survey Safeway 18

25-Oct Staff/survey Nightmare at BL 15 5-Dec Visioning exercise Pine Lake MS 16

30-Oct Staff/survey Nightmare at BL 36 12-Dec Coffee w/Comm. Collins Starbucks 33

1-Nov Staffed display Library 3 14-Jan Staff/survey S. Sammamish P&R 33

Total: 546
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In general, we focused on four different types of activities:

• Preference surveys (Nightmare at Beaver Lake, Safeway, Pine Lake Starbucks, 

South Sammamish Park & Ride)

• Youth visioning exercise (Beaver Lake, Pine Lake and Inglewood Middle Schools, 

Eastside Catholic High School and the Sammamish Youth Board)

• Community awareness (Farmer’s Market, Arts Fair, Library)

• Electronic submissions (City website and notification through the comp plan 

e-alert)

Findings from these activities are summarized below  Following that discussion, we have 

summarized other recent citywide outreach conducted as part of other efforts 
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Preference Surveys

We went to popular events and conspicuous locations, 

including Nightmare at Beaver Lake, Starbucks, Safeway 

and the South Sammamish Park and Ride  All together 

we collected input from 154 people  We provided people 

with a postcard that posed questions about potential 

future priorities and asked them to select their top three 

priorities 

• The most frequent selection was “green city – lots 

of trees and natural features ” This emerged as a 

common theme across all outreach activities  

• Other notable priorities were the preference for 

amenities: “provide plenty of places to eat, shop 

and watch movies ” Often the same respondent 

would prioritize both “trees and natural features” 

and providing amenities   

• Transportation issues were not cited as being a 

high priority   
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COMPREHENSIVE PLAN
PREFERENCE SURVEY 
SUMMARY
Data collected Oct, Dec 2013 and Jan 2014

What do you value about Sammamish? What would you like to see more of in the 2035 version
of our community? Just flip this card over and choose your favorite three items from a list of
10 big ideas, all of which could go a long way toward making 2035 a very welcoming year!

What do you value about Sammamish? What would you like to see more of in the 2035 version
of our community? Just flip this card over and choose your favorite three items from a list of
10 big ideas, all of which could go a long way toward making 2035 a very welcoming year!

Lots of recreational opportunities

Small town atmosphere

Plenty of places to shop, eat out
at, watch movies and other
recreational activities

More roads to and from the City

A variety of types of housing

A sustainable city

A green city – lots of trees
and natural features

Neighborhoods that look
mostly like they do right now

What did we miss?

More connections between
our neighborhoods

Pick the top three most important ideas for Sammamish in  2035

Your opinion matters! 
To be notified about surveys on important topics, print your email address here.

Lots of recreational opportunities

Small town atmosphere

Plenty of places to shop, eat out
at, watch movies and other
recreational activities

More roads to and from the City

A variety of types of housing

A sustainable city

A green city – lots of trees
and natural features

Neighborhoods that look
mostly like they do right now

What did we miss?

More connections between
our neighborhoods

Pick the top three most important ideas for Sammamish in  2035

Your opinion matters! 
To be notified about surveys on important topics, print your email address here.
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Youth Visioning Activities

We visited several middle 

schools, a high school and 

the City’s Youth Board to get 

feedback about their vision 

for Sammamish in the future  

Students were highly engaged 

and articulate, and provided 

thoughtful feedback  All 

together, we met with over 200 

students 

When asked to prioritize a number of different vision concepts, the highest rated topics 

were: 

• Promote greater economic growth

• Recognize schools as greatest strength 

Other topics that trended high were related to developing the City: 

• Stable tax base

• Developing Town Center

• Balancing costs and services  

Affordable housing ranked moderately high, and students discussed this more 

extensively than any other topic   Preserving natural areas was also ranked moderately 

high  The general sentiment on natural areas was that although they were important, the 

City was already doing a pretty good job preserving them  

In the least important column, students put “provide more roads off the plateau,” 

“encourage single family homes”, and “stay as a place to raise a family and then leave ” 

While not universal, participants commonly expressed the sentiment that the City 

already has plenty of single family housing, and that diversity was preferred over more of 

the same  
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Some common features of both the youth outreach and general outreach include:

• Sustainability, small town character, and more recreational opportunities are 

recognized as moderately high priorities in both surveys 

• More or expanded roads are generally a lower priority in both surveys 

• Youth expressed explicit interest in economic growth and a stable tax base 

YOUTH VISIONING 
EXERCISES
FREQUENCY OF RESPONSES: 
“HIGHEST” PRIORITY

Data collected Oct, Dec 
2013 and Jan 2014
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Community Visioning Input: Farmer’s Market, 
Library and Arts Fair

To build awareness of the comprehensive plan and encourage 

community engagement, we set up booths at popular public venues, 

including the Farmer’s Market, the Arts Fair and the library  We displayed 

a large map of the city and invited passers-by to find their home on the 

map  We engaged people in a discussion about the Comprehensive 

Plan and the rewrite process  We reached about 170 people at these 

locations. Key findings include:

• Most people were not familiar with the comprehensive plan 

• There was some general feedback about concern that the City is 

developing too fast without regard for the people  

• Many expressed a general satisfaction with City governance and 

management  

• Many expressed appreciation for the City’s amenities, such as 

parks and libraries 

Electronically Collected Public Comment

The home page on the City’s website has a tab for the Comprehensive 

Plan with questions about specific topics. Between September 15, 2013 

and January 15, 2014, 85 comments were received electronically  Key 

findings include:

• Feedback on the vision statement was generally broad and non-

specific. 

• Questions about housing elicited many responses expressing both 

support for and opposition to affordable housing  Many mentioned 

the need for more housing choice: for example, “It’s tougher to find 

small, quality homes ”

• Most respondents cited existing commercial areas as good 

locations for accommodating new development  
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Other Community Research

2012 Citywide Survey

In May of 2012, a community research study1 was conducted to gauge citizens’ 

overall satisfaction with the City of Sammamish and quality of life  The study included 

a longitudinal component for comparison   to a benchmark completed in 2008  The 

findings of the Hebert research were consistent with the findings of the preference 

surveys and the youth visioning, but less so with the public comments received 

electronically 

The Hebert study showed traffic is still a top concern, but it decreased significantly 

as a concern between 2008 (37%) and 2012 (12%)  The relative lack of concern over 

traffic expressed in the Comprehensive Plan outreach is consistent with the findings 

in the Hebert study that most (over 80%) either somewhat or strongly agreed with 

the statement that “the City is making good progress on improving City roads ” The 

students groups expressed almost no concern for traffic issues and respondents in 

the preference surveys prioritized natural areas more than twice as frequently as traffic-

related issues.  The public comment submitted electronically was the exception. Traffic 

was cited as an issue in the vision questions, with some expressing desire for more 

roads while some desired more transit, walkability and biking 

2011 Sustainability Strategy Public Outreach

Over the summer of 2010, more than 850 residents and businesses provided 

comments on possible sustainable goals and priorities via surveys on the City’s website 

and at nearly 20 community venues including the weekly farmers’ market, the Fourth 

of July Celebration, the City’s summer concert series, and the City’s second annual 

Sustainable Sammamish fair. This input was used to develop the five sustainability goals 

which were presented at a community meeting and workshop on September 30, 2010  

Notes from the meeting group reports have been used to prepare the final set of goals:

Top 5 Sustainability Goals

• Goal 1: Reducing, Reusing, Recycling

• Goal 2: Creating & Protecting Natural Habitats 

• Goal 3: Conserving Energy

• Goal 4: Conserving Water

• Goal 5: Fostering Healthy Neighborhoods

1 Hebert Research, “City 
of Sammamish 2012 
Community Research 
Survey.” Bellevue, WA. 
July 11, 2012.
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Background and Context

The Growth Management Act (GMA) requires that cities provide 
a comprehensive plan with a Land Use Element to designate the 
proposed categories (residential, commercial, etc.) and intensities 
of uses of land. The GMA further specifies that the Land Use 
Element be the foundation of a comprehensive plan. This process 
of designating future land uses must account for future population 
growth, and must be supported by adequate levels of public 
facilities and services. In this respect, the Land Use Element is an 
explicit statement of the ultimate vision for the City and determines 
the capacity of the infrastructure necessary to serve the projected 
land uses. Consistent with this legislative intent, the Washington 
Administrative Code (WAC) identifies features of a land use 
element as listed below. These features may be located in the land 
use element or other elements of a comprehensive plan.

a Designation of the proposed general distribution, location and 
extent of land for all projected uses

b Population densities, building intensities and estimates of future 
population growth

c Provisions for protection of the quality and quantity of ground 
water used for public water supplies

d Consideration of urban planning approaches to promote 
physical activity

e Review of drainage, flooding and stormwater runoff and 
guidance for discharges that pollute waters of the state.1

1 WAC 365-196-405.
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Item (d) is a new requirement since 2003; the remaining 
requirements were considered in the City’s 2003 Comprehensive 
Plan.

Similarly, the Puget Sound Regional Council Vision 2040 and King 
County Countywide Planning Policies (CPPs) provide guidance that 
were consulted as part of the Land Use Element rewrite.

Existing Conditions

Natural Environment

The natural features of the City of Sammamish influence land use. 
For instance, steep slopes and wetlands limit development potential. 
See Background Figure LU–1 for a map showing the City’s steep 
slopes, wetlands and parks.

Existing Land Use

The City of Sammamish is 21.5 square miles, or 13,760 acres, 
including land and water area.2 Sammamish is a low density 
residential community, with over one half of the area developed 
with single family residences. In addition to single family residences, 
primary land uses include vacant land, roads and open water. 
Together these categories comprise over 90 percent of the city’s 
land area. Commercial, mixed uses and multifamily development 
are the smallest land uses in the City, occupying about one percent 
of land area, combined. These uses are clustered in three locations, 
including Inglewood Plaza, Pine Lake Village and Lakeside Plaza.

The City has four existing Potential Annexation Areas (PAA) in its 
unincorporated Urban Growth Area (UGA), shown in Figure LU–2 
in the Land Use Element:

• Outlook—Located north of the Sahalee Country Club and Golf 
Course generally between Sahalee Way NE and Evans Creek 
Preserve. The area is an outlook and entrance for Evans Creek 
Preserve.

• 244th South—Located east of 244th Avenue NE generally 
between NE 19th Street and NE 8th Street. This area has a 
range of low density residential development and open space.

• Soaring Eagle Park—Currently in use as parkland.
• Aldarra Unplatted—This area consists of the golf course and 

open space.

2 City of Samammish, http://www.sammamish.us/about/Statistics.aspx.

See Volume I, Land Use 
Element Policy LU.1.3 

on page 27.

http://www.sammamish.us/about/Statistics.aspx
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The Washington State Department of Ecology’s 2010 land use GIS 
dataset provides additional information about existing land uses in 
Sammamish. Background Figure LU–2 on the following page shows 
the existing land uses and the acreage for each, based on the 
state’s data.

Background Figure LU–1 
Sammamish Natural Features

Source: map created by Studio 3MW using data provided 
by the City of Sammamish in 2013.



Sammamish Comprehensive Plan
Land Use Background Information
October 2015

LU.6

228TH
 AVE SE

228TH
 AVE N

E

212TH
 AVE SE

SE 24TH ST

SE 20TH ST

SE 8TH ST

NE 8TH ST

ISSAQUAH-PINE LAKE RD SE

SE ISSAQUAH-FALL CITY RD

SE ISSAQUAH-FALL CITY RD

NE INGLEWOOD HILL RD

SAHALEE WAY NE

E LAKE SAM
M

AM
ISH

 PKWY SE
E LAKE SAMMAMISH PKWY NE

205TH PL NE

SE REDM
O

ND-FALL CITY RD

NE REDMOND-FALL CITY RD

NE REDMOND-FALL CITY RD

Lake Sammamish

Pine Lake

Beaver
Lake

Allen
Lake

Yellow
Lake

Laughing
Jacobs Lake

Ames
Lake

Existing Land Use

Created by Studio 3MW, Jun. 2015

Sources: WA State Dept. of Ecology
2010 State Land Use Dataset; King
County parcels linked to present use
from 2012 King County Assessor’s
data; Google Maps; Bing Maps; City
of Sammamish, GIS Community
Development Department

Single Family 60%
6,932 acres

30%
256 acres

Multi Family 3%
308 acres

Business/
Commercial

1%
76 acres

Mixed Use <1%
4 acres

Public Facility/
Institution

1%
135 acres

City PAAs

School 3%
326 acres

Recreation/
Open Space

21%
2,468 acres

57%
478 acres

Utility <1%
19 acres

Vacant 11%
1,217 acres

13%
112 acres

City PAAs

TOTAL 10,484 acres 846 acres 10.5
Miles

0

City Boundary

Urban Growth
Area Boundary

Town Center

Community
Center/
Commons

Background Figure LU–2 
Sammamish Existing Land Use and Acreage

Note: The Washington State Department of Ecology’s 2010 draft land use GIS dataset includes over 50 separate 
categories of land use, the ones shown here are more general categories developed by Studio 3MW.
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Population

The population of Sammamish increased by 34% from 2000-2010 
(over 10,000 people), over three times the percent change in 
King County’s population (see Background Table LU–1). Assuming 
a constant growth rate, the City also grew annually at almost 
three times the rate of King County overall. It should be noted that 
annexations of unincorporated County areas account for some of 
the City’s growth.

Growth Targets

The state sets targets for the amount of growth counties will 
accommodate within the next twenty years, and counties and 
cities work together to allocate that growth in a way that makes 
sense. King County publishes the resulting growth targets as part 
of the King County Countywide Planning Policies. Growth targets 
adopted for the City of Sammamish are established for two time 
frames. The 2006-2031 growth targets were adopted as part of the 
King County Countywide Planning Policies and then subsequently 
extended to the 2035 time horizon for use in the current planning 

process (see Background Table LU–2).

2000 2010
PERCENT CHANGE 

2000-2010
AVG. ANNUAL 

GROWTH

Sammamish 34,104 45,780 34% 3.0%

King County 1,737,034 1,931,249 11% 1.1%

Source: US Census (2000, 2010).

Background Table LU–1 
City of Sammamish and King County Historic Population Growth Comparison

2006-2031 TARGETS 2015-2035 TARGETS

Housing 4,000 Housing Units 4,640 Housing Units

Jobs 1,800 Jobs 2,088 Jobs

Sources: King County, 2013; City of Sammamish, 2014.

Background Table LU–2 
Sammamish Growth Targets

See Volume I, Land 
Use Element Goal LU.1 
on page 27 and 
supporting policies.



Sammamish Comprehensive Plan
Land Use Background Information
October 2015

LU.8

Land Capacity 

Land capacity analysis is a tool for determining whether growth 
targets can be met within a city using existing zoning designations. 
In 2013, the City had available capacity for 5,120 housing 
units. Of this total, Town Center provided 2,000 residential units 
via zoning for higher density multifamily housing. The City of 
Sammamish has adequate residential capacity to meet the 2035 
residential growth target of 4,640 units. 

Town Center allows for a total of 600,000 square feet of 
commercial square footage. The City of Sammamish has adequate 
commercial capacity, assuming existing Town Center zoning, to 
meet the 2035 job target of 2,088 jobs.

Please see the excerpt of the 2014 King County Buildable Lands 
Report attached at the end of this section for additional information.

2003 Comprehensive Plan and Other Land Use Policy Guidance

The City of Sammamish’s 2003 Comprehensive Plan, as amended, 
provides land use policy guidance. The policies in the Land Use 
Element reflect the following desired community attributes highlighted 
in the Vision Statement and Vision Ideals provided in the Introduction:

• Maintenance of a small town atmosphere and suburban 
development character

• Encouragement of community gathering spaces
• Respect for the character and integrity of existing 

neighborhoods
• Relationship of the natural environment to urban development
• Responsive government services with respect to development 

review

The City Council and Planning Commission also recently undertook 
a visioning process that resulted in a working vision to provide 
updated guidance for the comprehensive plan work.

The 2008 Sammamish Town Center Plan complements the 
City’s 2003 Comprehensive Plan as amended and provides a 
vision and policy guidance for the Town Center area. It supports 
development of a Town Center that is a vibrant, urban, family- 
friendly gathering place in a healthy natural setting. Town Center is 
the only significant area in Sammamish for future commercial and 
employment growth and has the capacity to provide a range of 
cultural, shopping and dining options. Town Center also provides 
significant capacity for residential development and could provide 
alternative housing options for those who are not well-served by the 
traditional single family residence.

See Volume I, Land 
Use Element Goal LU.1 

on page 27 and 
supporting policies.
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Land Use Map

The City’s Comprehensive Plan Land Use Map shows the future 
shape of the community and how its essential components will 
be distributed (see Figure LU–1 in the Land Use Element). The 
contingent land uses for the PAAs and the City portion of Soaring 
Eagle Park are shown in the map inset. Contingent land uses for 
the Klahanie and Duthie Hill areas will be established through 
upcoming planning processes.

Land use designations, densities and intensities are as described 
below:

Current Zoning

According to the Sammamish Municipal Code, the City has ten 
zoning designations, within which there are a number of sub-zones. 

LAND USE DESIGNATIONS

MAXIMUM 
RESIDENTIAL 

DENSITY

IMPLEMENTING 
ZONING 

DESIGNATIONS

Residential 1 (R-1) 1 unit/acre R-1

Residential 4 (R-4) 4 units/acre R-4

Residential 6 (R-6) 6 units/acre R-6

Residential 8 (R-8) 8 units/acre R-8

Residential 12 (R-12) 12 units/acre R-12

Residential 18 (R-18) 18 units/acre R-18

Town Center A 40 units/acre TC A

Town Center B 20 units/acre TC B

Town Center C 8 units/acre TC C

Town Center D 20 units/acre TC D

Town Center E 1 unit/acre TC E

Neighborhood Business (NB) 8 units/acre NB

Community Business (CB) 18 units/acre CB

Office (O) 18 units/acre P

Public Institution —

See Volume I, Land Use 
Element Policy LU.5.3 
on page 31.

See Volume I, Land Use 
Element Policy LU.1.1 
on page 27.
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Half of these are specific to the Town Center area, and the other 
half apply to the remainder of the community (Background Table 
LU–3).

Within the urban residential (R) zoning designation, there are a 
range of sub-zones that allow for different base densities of one 
dwelling unit to eighteen dwelling units per net acre. The goal of 
these zoning designations is to implement comprehensive plan 
goals and policies for housing quality, diversity and affordability 
and to effectively use urban land, public services and energy. The 
R-1 through R-8 zones provide for a mix of predominantly single 
family detached dwelling units. The R-12 through R-18 zones 
provide for a mix of predominantly apartment and townhouse 
dwelling units. Public uses such as parks and schools are permitted 
in the residential zones.

The purpose of the neighborhood business (NB) zone is to provide 
convenient daily retail and personal services for a limited service 
area and to provide for some residential development. Allowed uses 
include retail or personal services that can serve the everyday needs 
of a surrounding urban residential area. This zone also allows for 
mixed use developments that provide housing and retail services, 
and for townhouse developments as a sole use in certain cases.

The purpose of the community business (CB) zone is to provide 
retail and personal services for local service areas that exceed the 
daily convenience needs of adjacent neighborhoods but that cannot 
be served conveniently by larger activity centers. Allowed uses 
include small-scale offices; a wider range of the retail, professional, 
governmental and personal services than are found in neighborhood 
business areas; and mixed use housing and retail/service 
developments. Commercial uses with extensive outdoor storage or 
auto related and industrial uses are not allowed in this zone.

ZONING DESIGNATIONS 
(OTHER THAN TOWN CENTER)

TOWN CENTER ZONING 
DESIGNATIONS

Urban Residential (R)
*Note: sub-zones R-1 to R-18

Mixed-Use (TC-A)
*Note: sub-zones TC-A-1 to TC-A-5

Neighborhood Business (NB) Mixed Residential (TC-B)
Community Business (CB) Lower Intensity Residential (TC-C)
Office (O)
*Note: suffix to zone’s map symbol

Civic Campus (TC-D)

Reserve (TC-E)

Sources: King County, 2013; City of Sammamish, 2014.

Background Table LU–3 
Sammamish Zoning Designations
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The purpose of the office (O) zone is to provide for pedestrian and 
transit-oriented high-density employment uses together with limited 
complementary retail and urban residential development. This zone 
provides for higher building heights and floor area ratios, lower 
ratios of required parking to building floor area and excludes 
auto-oriented, outdoor or other retail sales and services that do 
not provide for the daily convenience needs of on-site and nearby 
employees or residents.

Town Center zoning designations reflect the Town Center Plan. 
The purpose of the mixed use (TC-A) zone is to develop a core 
mixed use area and smaller mixed use centers that are vibrant 
and walkable. Sub-zone TC-A-1 provides for uses that support a 
core mixed use area. Sub-zones TC-A-2 through TC-A-5 provide for 
uses that support smaller mixed use centers. The mixed residential 
(TC-B) zone provides for areas with a mixture of housing types that 
support the desired activities of adjacent mixed use zones, and 
also to provide opportunities for commercial development in certain 
cases. The lower intensity residential (TC-C) zone provides areas of 
predominately single detached dwelling units and cottage housing 
that buffer existing residential communities from more intensively 
developed Town Center zones. The civic campus (TC-D) zone 
provides for open space, recreational, civic uses and residential 
uses that serve the entire City. The reserve zone (TC-E) allows 
current uses to remain while preserving the opportunity for future 
development.

Background Figure LU–3 on the following page shows the City’s 
zoning designations and total acreage for each of them. It also 
shows the contingent zoning designations for the City’s four PAAs.

Avoiding Unconstitutional Takings

The City does not contemplate any condemnation proceedings and 
adopts and implements policies in a manner and method designed 
to avoid inverse and regulatory takings situations.

Historic Resources

The City of Sammamish contains the Ray Brandes house, a Frank 
Lloyd Wright designed building that is on the US National Register 
of Historic Places, and the Reard Freed farmhouse, a community 
landmark register building. These two buildings, along with other 
landmarks and buildings identified in the 2012 King County 
Historic Resource inventory are shown in Background Figure LU–4, 
Historic Resources.

See Volume I, Land Use 
Element Goal LU.10 
on page 37 and 
supporting policies.
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a walk in the woods —

my children dancing
atop the big rock

Painting by Anna Macrae 
Haiku by Michael Dylan Welch

Background Information

ENVIRONMENT & CONSERVATION





ENVIRONMENT & CONSERVATION

a walk in the woods —

my children dancing
atop the big rock

Background Information

Environmental Setting

The Sammamish Plateau is the distinguishing topographic feature in 
the City, rising from about 50 feet at the Lake Sammamish shoreline 
to about 500 feet above Lake Sammamish. There are numerous 
wetlands, streams, and lakes, including Pine Lake and Beaver Lake. 
The streams flow in a predominantly western direction from the lake 
and wetland headwaters over the plateau and then flow down the 
steep erosive slopes through ravines ultimately discharging to Lake 
Sammamish.

Air Quality

Air quality is generally assessed in terms of concentrations of air-
borne pollutants being higher or lower than ambient air quality 
standards set to protect human health and welfare. To measure 
existing air quality, the Washington State Department of Ecology 
and PSCAA maintain a network of monitoring stations throughout 
the Puget Sound region. 

As required by the 1970 Clean Air Act, the U.S. EPA initially 
identified six criteria air pollutants that are pervasive in urban 
environments and for which state and federal health-based ambient 

See Volume I, Environment 
and Conservation Element 
Goal EC.6 on page 67 
and supporting policies.
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EC.4

air quality standards have been established. The U.S. EPA calls 
these pollutants criteria air pollutants because the agency has 
regulated them by developing specific public health- and welfare-
based criteria as the basis for setting permissible levels. Ozone, 
CO, PM, nitrogen dioxide (NO2), sulfur dioxide (SO2), and lead 
are the six criteria air pollutants originally identified by U.S. 
EPA. Since then, subsets of PM have been identified for which 
permissible levels have been established. These include PM10 
(matter that is less than or equal to 10 microns in diameter) and 
PM2.5 (matter that is less than or equal to 2.5 microns in diameter). 

The Clean Air Act established National Ambient Air Quality 
Standards (NAAQS) to protect the public health and welfare from 
air pollution. Areas of the U.S. that do not meet the NAAQS for 
any pollutant are designated by the U.S. EPA as nonattainment 
areas. Areas that were once designated nonattainment but are now 
achieving the NAAQS are termed maintenance areas. Areas that 
have air pollution levels below the NAAQS are termed attainment 
areas. In nonattainment areas, states must develop plans to reduce 
emissions and bring the area back into attainment of the NAAQS.

An area remains a nonattainment area for that particular pollutant 
until concentrations are in compliance with the NAAQS. Only after 
measured concentrations have fallen below the NAAQS can the 
state apply for redesignation to attainment, and it must then submit 
a 10-year plan for continuing to meet and maintain air quality 
standards that follow the Clean Air Act. During this 10-year period, 
the area is designated as a maintenance area. The Puget Sound 
region, including all of King County, is currently classified as a 
maintenance area for CO and ozone. 

Wetlands

Wetlands are transitional areas between aquatic and terrestrial 
habitats and are identified based upon three parameters: 
hydrology, soils and vegetation. Wetlands are formally identified 
and delineated according to the methods in the 1987 Corps of 
Engineers Wetlands Delineation Manual (Environmental Laboratory, 
1987). In the Puget Sound region, additional methodology in 
the United States Army Corps of Engineers (USACE) Regional 
Supplement to the Corps of Engineers Wetland Delineation Manual: 
Western Mountains, Valleys, and Coast Region (USACE, 2010) 
must also be used. These methodologies are updated and clarified 
from time to time in revised manuals that are subsequently adopted 
by the Washington Department of Ecology (WDOE) pursuant to 
RCW 90.58.380 and WAC 173-22-035, as amended.

See Volume I, Environment 
and Conservation 

Element Goal EC.3 on 
page 48 and Goal 

EC.4 on page 52 and 
supporting policies.
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EC.5

Consistent with state and federal wetland definitions, the City of 
Sammamish’s definition of wetlands (SMC 21A.15.1415) includes 
areas that are inundated or saturated by surface or ground water 
at a frequency and duration sufficient to support, and that under 
normal circumstances do support, a prevalence of vegetation 
typically adapted for life in saturated soil conditions. Wetlands 
generally include swamps, marshes, bogs and similar areas. 
Wetlands do not include those artificial wetlands intentionally 
created from nonwetland sites including, but not limited to, 
irrigation and drainage ditches, grass-lined swales, canals, 
detention facilities, wastewater treatment facilities, farm ponds and 
landscape amenities, or those wetlands created after July 1, 1990 
that were unintentionally created as a result of the construction of 
a road, street or highway. Wetlands may include those artificial 
wetlands intentionally created from non-wetland areas to mitigate 
the conversion of wetlands. Some regulated wetlands are saturated 
with surface and/or ground water year round; however, wetlands 
can also include areas that are only seasonally wet.

Wetlands provide many important ecosystem functions. Wetlands 
can act as the guardians of our water quality by retaining water, 
providing time for filtration and settling of suspended solids, 
trapping sediments, and by biochemically converting otherwise 
harmful chemicals into less harmful ones. Wetlands can also 
provide valuable natural stormwater run-off mediation, flood-
prevention, and groundwater recharge by absorbing water during 
storm events and then gradually releasing water during drier 
periods. This can help to maintain stream flows in summer dry 
periods, which is important for the survival of animals, plants and 
other organisms that live in or near a stream. Wetland vegetation 
can also help to stabilize our shorelines reducing erosion that can 
otherwise be caused by wave action.

Wetland ecosystems can provide essential habitat for a variety of 
aquatic and terrestrial plant and animal species. More than one-
third of the United States’ threatened and endangered species live 
only in wetlands, and nearly half use wetlands at some point in 
their lives. Many other animals and plants depend on wetlands 
for survival. For example, wetlands that surround open water can 
provide key habitat for fish spawning nurseries. In addition, many 
of the U.S. breeding bird populations including ducks, geese, 
woodpeckers, hawks, wading birds and many song-birds feed, nest 
and raise their young in wetlands. In part because of the wildlife 
habitat that they provide and the unique plant communities that they 
support, wetlands are also valued for their potential aesthetic and 
environmental education attributes.
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There are approximately 550 acres of wetlands mapped in the City 
of Sammamish, see Background Figure EC–1. However, there are 
more unmapped wetland areas known to be present. These wetland 
areas include a wide range of habitat conditions and wetland 
functions. Many wetland areas in Sammamish have been degraded 
to some extent through deforestation, filling, drainage, agriculture, 
and/or through removal or clearing of surrounding buffer areas. 
However, many high quality wetland areas remain in Sammamish 
and provide highly valued functions.

Among the highest quality wetlands in and immediately 
surrounding Sammamish are twelve large wetlands that contain a 
bog ecosystem. Bogs are a unique type of wetland that generally 
form, over a period of 1,000’s of years, in depressions created 
through glacial forces. Bogs are dominated by Sphagnum mosses 
on the ground layer, have unique acidic water chemistry, and 
have low levels of dissolved oxygen with few to no buffering 
chemicals in the water. These factors create an environment where 
the rate of production of organic material exceeds the rate of 
decomposition. Because of this, bogs typically accumulate peat 
mats comprised of un-decomposed moss (peat) that can be several 
feet thick. This unique environment allows these wetlands to be 
super-sinks for nutrients. In fact, bogs and other peatlands that are 
actively accumulating organic matter are carbon sinks and have 
been identified globally to be one of the major storehouses of the 
world’s carbon - exceeding that of forests. This very specialized 
environment supports very unique plant types, many of which do 
not grow naturally elsewhere. Because they are home to some of 
the rarest and most unusual wetland-dependent flora and fauna, 
many scientists believe that bogs and other peat-based wetlands 
play a key role in conserving global biodiversity.

Stormwater is one of the greatest threats to bogs as it can shift 
the water chemistry and can bring nutrients and oxygen into the 
system, all of which can contribute to the decomposition of the peat 
mat, causing the bog to break down in a relatively rapid timeframe 
when compared to how long it took for the mat to form. Bogs are 
essentially irreplaceable natural resources because no mechanisms 
have yet been found that can re-create bog conditions in a time 
range that humans would be around to see. Once a bog is gone, 
it is gone. Accordingly, bogs are Category 1 wetlands due to their 
rare, sensitive and irreplaceable nature and are one of the most 
protected wetland types for all jurisdictions that protect wetlands at 
the local, state and federal levels.

As with most jurisdictions in Western Washington, the City of 
Sammamish rates wetlands utilizing a wetland rating system that 
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Background Figure EC–1 
Sammamish Wetlands

Wetland boundaries shown on this map are approximate, and an individual wetland delineation study, followed by 
a survey and a city review for accuracy would be needed to determine where exact wetland boundaries are on any 
individual property. In addition, it should be noted that there are more known wetlands in the City than shown on this map.
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was developed by the WDOE. The rating system categorizes 
wetlands as either Category I, II, III or IV wetlands, with Category 
I wetlands providing the most valuable wetland functions that have 
been scientifically shown to need the most protection. Wetlands 
needing the most protection have wider buffering requirements and 
sometimes have impervious surface limitations or other restrictions 
aimed at protecting the watershed surrounding the wetland.

The City of Sammamish adopted Environmentally Critical 
Areas Regulations that are described in Chapter 21A.50 in the 
Sammamish Municipal Code (SMC). Development standards 
for wetlands are found in SMC 21A.50.290. Among other 
requirements, these standards include a requirement to establish a 
buffer from the delineated wetland edge with the required buffer 
width based on the wetland category as determined utilizing the 
WDOE wetland rating form, and as also based on the habitat score 
from the WDOE rating form, and other wetland habitat attributes. 
Required buffer widths range from 50-feet to 215-feet with a 215-
foot buffer required beyond the boundaries of Category I wetlands 
that include a bog ecosystem or a natural heritage wetland. The 
SMC also includes wetland regulatory provisions in 21A.50.322 
that are tied to a mapped Wetland management area – Special 
district overlay, which ties added protection requirements including, 
but not limited to, restrictions on the allowed quantity of impervious 
surface area in mapped overlay areas in the basins surrounding 
some of Sammamish’s highest value and most sensitive wetland 
systems such as those that include bog ecosystems (see Background 
Figure EC–2, Special Overlays and Districts).

The city’s regulations in SMC 21A.50 also include a number of 
flexibilities and allowances for existing and proposed development 
that can allow wetland or buffer alteration when applicable criteria 
are met, such as when there is an existing legally-established 
development that is being modestly expanded or when impacts 
are unavoidable and minimized, and mitigation is provided that 
supports equivalent or greater biological functions most commonly 
on-site or within the same sub-basin as the impact.

Streams

The City is predominantly located within the Cedar River Basin with 
some area within the Snoqualmie River Basin. Within these river 
basins are a number of sub-basins that include numerous streams 
(see Background Figure EC–3, City of Sammamish Drainage 
Subbasin Delineation). While all of the city’s streams provide 
habitat for a variety of terrestrial and aquatic plant and animal 
species, some streams in the city also provide important habitat to 

See Volume I, Environment 
and Conservation Element 

Goal EC.5 on page 54 
and supporting policies.
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salmonids. The lower reaches of a few of the city’s streams have 
been the subject of community efforts to restore habitat for kokanee 
salmon. Kokanee salmon are native to the Lake Sammamish and 
Lake Washington watersheds but have experienced a dramatic 
population decline and now spawn in limited numbers in only a 
few streams that feed into Lake Sammamish. Causes of this fish 
population decline are reported to include altered stormwater 
flows, past hatchery practices, predation, fishing, passage barriers, 
and lake temperature and dissolved oxygen levels. Along with 
watershed residents, other local jurisdictions, agencies and NGOs, 
the City of Sammamish participates in the Lake Sammamish 
Kokanee Work Group, which was formed in 2007 to identify the 
causes of kokanee decline and develop and implement actions to 
address these issues.

Sammamish defines regulated streams in SMC 21A.15.1240 to 
include areas in the city where surface waters produce a defined 
channel or bed, not including irrigation ditches, canals, storm or 
storm water runoff conveyance devices or other entirely artificial 
watercourses, unless they are used by salmonids or are used to 
convey streams naturally occurring prior to construction of such 
watercourses. For the purpose of this definition, a defined channel 
or bed is an area that demonstrates clear evidence of the passage 
of water and includes, but is not limited to, bedrock channels, 
gravel beds, sand and silt beds, and defined-channel swales. The 
channel or bed need not contain water year-round. For the purpose 
of defining the following categories of streams, normal rainfall 
is rainfall that is at or near the mean of the accumulated annual 
rainfall record, based upon the water year for King County as 
recorded at the Seattle-Tacoma International Airport.

Sammamish streams are classified according to criteria described 
in SMC 21A.15.1240(1) as either Type S, Type F, Type Np or Type 
Ns streams. In summary, Type S streams have been inventoried 
as shorelines of the state. No Type S streams are located within 
Sammamish presently (as of January, 2015), but may be included 
in future annexation areas. Type F streams are, or have the 
potential to be, used by salmonids, or are streams that have been 
identified as being of special significance. Streams of special 
significance are those perennial reaches designated by the City 
based on historic fish presence and/or the probability of restoration 
and include streams locally known as George Davis Creek, Ebright 
Creek, Pine Lake Creek and Laughing Jacobs Creek. Type Np 
streams are perennial during a year of normal rainfall and do not 
have the potential to be used by salmonids. Type Ns streams are 
seasonal or ephemeral during a year of normal rainfall and do not 
have the potential to be used by salmonids.
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Development standards for streams are found in SMC 21A.50.330. 
Among other requirements, these standards include a requirement 
to establish a buffer from the stream’s ordinary high water mark 
or from the top of the bank if the ordinary high water mark cannot 
be identified. The buffer width required is based on the stream’s 
classification. A 150-foot buffer is required beyond Type S and 
Type F streams. A 75-foot buffer is required beyond Type Np 
streams, and a 50-foot buffer is required beyond Type Ns streams.

The city’s regulations in SMC 21A.50 also include a number of 
flexibilities and allowances for existing and proposed development 
that can allow stream or buffer alteration when applicable criteria 
are met, such as when there is an existing legally-established 
development that is being modestly expanded or when impacts 
are unavoidable and minimized, and mitigation is provided that 
supports equivalent or greater biological functions most commonly 
on-site or within the same stream sub-basin as the impact.

Lakes

Lakes are defined in SMC 21A.15.664 to include an open 
body of surface water not including streams or rivers, that is 20 
acres or greater in total area. There are three lakes in the City of 
Sammamish: Lake Sammamish, Pine Lake, and Beaver Lake. There 
are also wetlands, in and immediately surrounding Sammamish, 
that are characterized by large open-water areas that are locally 
referred to as lakes including Laughing Jacobs Lake, Yellow Lake, 
Allen Lake and Mystic Lake (see Background Figure EC–3, City of 
Sammamish Drainage Subbasin Delineation).

Sammamish’s three lakes, Lake Sammamish, Pine Lake, and Beaver 
Lake, are regulated under the city’s Shoreline Master Program (SMP), 
which fulfills the requirements of the Washington State Shoreline 
Management Act and associated guidelines. The SMP balances 
local needs, interests and character with the general public’s interests 
in protecting key shoreline environments and important resources. 
The shoreline jurisdiction includes lands extending landward 200 
feet from the subject lake’s ordinary high water mark and includes 
associated floodplain areas and wetlands that meet specified criteria 
described in SMC 25.02.010(80) and 25.05.010. 

As part of the city’s SMP, shorelines have been assigned an 
environment designation of Shoreline Residential (SR) or Urban 
Conservancy (UC). Shoreline areas with an UC environment 
designation have more restrictive regulatory requirements and 
protections than shorelines with a SR environment designation. 
Among other requirements, the City’s SMP describes required 

See Volume I, Environment 
and Conservation Element 

Policy EC.5.29–Policy 
EC.5.39 on page 60.
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See Volume I, Environment 
and Conservation Element 
Goal EC.2 on page 47 
and supporting policies.

See Volume I, Environment 
and Conservation Element 
Policy EC.5.58–Policy 
EC.5.66 on page 65.

shoreline setbacks that range from 45 to 50 feet for residential 
structures depending on the lake and shoreline environment 
designation. The SMP also includes requirements and incentives 
to restore a vegetation enhancement area, which is defined as the 
15-foot wide portion of the shoreline setback that is immediately 
landward of the lake’s ordinary high water mark. For Pine Lake and 
Beaver Lake, there are added requirements in the SMP to retain 
85% of the significant trees within the shoreline jurisdiction.

In addition to Critical Area regulations and Shoreline Master 
Program regulations, the City protects water quality and quantity 
through Sammamish Municipal Code Title 13, Surface Water 
Management. The City’s adopted Stormwater Management 
Comprehensive Plan (2001) identifies local stormwater quantity 
and quality problems and methods to address identified issues.

Flood Hazard Areas

WAC 365-190 defines flood hazard areas as:

“Frequently flooded areas are lands in the floodplain 
subject to a one percent or greater chance of flooding in 
any given year. These areas include, but are not limited 
to, streams, rivers, lakes, coastal areas, wetlands, and 
the like.”

The WAC guidelines note that: “Floodplains and other areas 
subject to flooding perform important hydrologic functions and may 
present a risk to persons and property. Classifications of frequently 
flooded areas should include, at a minimum, the 100-year 
floodplain designations of the Federal Emergency Management 
Agency and the National Flood Insurance Program.”

The only floodplain areas in the City of Sammamish are small 
areas along Lake Sammamish and near SR 202 at the northern city 
boundary. 

Regulations for flood hazard protection are found in SMC 15.10, 
Flood Damage Protection.

Groundwater

The large majority of the City is within the East Lake Sammamish 
Basin with westward flows towards, and into Lake Sammamish. 
The City also includes portions of the Evans Basin to the northeast, 
Patterson Creek Basin to the east, and Issaquah Creek Basin to the 
south. Within each basin are sub-basins.
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Groundwater is rainwater that has filtered into the ground and 
stays below the surface in zones called aquifers. The amount 
of groundwater available and the amount of water available to 
recharge ground water is affected by precipitation, land use, 
population growth and water reuse. With population growth 
there is an increase in the number of residential and commercial 
buildings, roads and parking lots that are impervious surfaces 
which decrease or prohibit groundwater recharge. There is also 
an increase demand for water. Ground water withdrawals from 
aquifer, when combined with an increase in impervious surface 
area in a recharge zone, can lead to a diminished groundwater 
supply for drinking water purposes. Because ground and surface 
water are interconnected, surface water features such as lake 
levels and the base flow of creeks are impacted by groundwater 
levels. Please see Background Figure EC–4 for a map of areas 
where groundwater is susceptible to contamination due to surficial 
geology, potential for infiltration and depth to groundwater. Areas 
of low, medium and high susceptibility are shown on this map.

In order to protect water quality where groundwater supplies 
the public water system, the Sammmamish Plateau Water and 
Sewer District Water Comprehensive Plan has identified wellhead 
protection areas in the City of Sammamish (see Background Figure 
EC–5, excerpted from the Sammamish Plateau Water and Sewer 
District Water Comprehensive Plan “Figure 5-1 Wellhead Protection 
Areas”).

Methods to retain recharge are to maintain portions of residential 
areas in their natural state or permit the planting of vegetation in 
these areas. Stormwater facilities can be constructed to promote 
recharge of groundwater provided that the stormwater is first 
adequately treated so as not to contaminate ground water. The 
State of Washington is also currently investigating ways to treat and 
reuse wastewater.

Maintaining groundwater quality is also a major concern particularly 
in recharge areas. Contaminants sources could include: failing septic 
systems, untreated stormwater, leaking underground storage tanks, 
quarries, agricultural chemicals, hazardous materials spills, etc. 

The City is in two Groundwater Management Planning Areas, 
Issaquah Creek Valley and Redmond-Bear Creek Valley. The 
majority of the City is within the Issaquah Creek Valley Planning 
Area, briefly summarized below. 

Within the Issaquah Creek Valley Planning Area, areas with the 
highest infiltration potential are east of the City of Issaquah on 
the uplands between the East and North Forks of Issaquah Creek. 
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For the lower Issaquah Valley area (including Sammamish), in 
particular the eastern plateau areas of the management area, 
Grand Ridge and Lake Tradition, do not overlie valley aquifers, but 
may provide up to 30% of the direct recharge to the lower Issaquah 
Valley ground water system. Measures such as recharging ground 
water with surface water facilities and homeowner education 
materials are being used in this area.

Aquifers are considered to be vulnerable where the soil is 
permeable, where the ground water depth is shallow, and where 
a potential contamination source is present. Given the location 
of wells and nearby development, the lower Issaquah Creek 
Valley is a vulnerable aquifer system. Even with the potential for 
contamination, water quality in the lower Valley has been found to 
be generally excellent; management strategies will be needed to 
protect the area. The upper Issaquah Creek Valley System (in the 
southern part of the Groundwater Management Planning Area) has 
been affected by contamination from the Cedar Hills Landfill and 
Queen City Farms Industrial Waste site. 

Through its critical areas regulations, the City has identified critical 
aquifer recharge areas as: 

…those areas in the City of Sammamish with a critical 
recharging effect on aquifers used for potable water 
as defined by WAC 365-190-030(2). CARAs have 
prevailing geologic conditions associated with infiltration 
rates that create a high potential for contamination of 
groundwater resources or contribute significantly to the 
replenishment of groundwater. (SMC 21A.15.253)

Development in designated critical aquifer recharge areas is 
addressed in the City’s Environmentally Critical Areas regulations, 
SMC 21A.50.

Geologically Hazardous Areas

Erosion Hazard

Soil erosion is a process in which individual soil particles are 
detached and moved by natural agents such as wind, rainsplash, 
frost action, or surface water flows. Erosion poses a potential 
public health and safety hazard to the extent that bodies of water 
are contaminated with sediment. In addition, erosion can directly 
and indirectly damage private property as well as valuable 
habitat and natural areas. The U.S. Department of Agriculture, 

See Volume I, Environment 
and Conservation Element 
Goal EC.2 on page 47 
and supporting policies.
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Soil Conservation Service has identified certain soils as being 
susceptible to erosion if disturbed. Such soils occur throughout 
the City with the largest concentration of those on steeper 
slopes occurring in the western part of the City. Identification 
of areas subject to moderate or severe erosion hazard support 
environmental and development regulations since they affect 
grading and receiving water body quality.

The City of Sammamish has a number of resources that are 
susceptible to impacts from erosion and sedimentation. The western 
side of the City is bounded by Lake Sammamish, an important 
resource for recreation and wildlife habitat. It is vulnerable to 
increases in phosphorus, which causes algae to grow. With 
excessive algal growth, the lake surface can become “scummy,” 
oxygen becomes depleted as algae decays, and the lake loses 
recreational appeal and value as wildlife habitat. This process is 
called eutrophication.

There are steep bluffs along the western edge of the Sammamish 
plateau. Excessive water flowing down these bluffs can form 
gullies and ravines where soils are highly erosive, which results 
in downstream sedimentation, and can initiate processes of 
soil wasting. Many of these slopes have been designated as 
an “Erosion Hazard Near Sensitive Water Body Overlay,” see 
Background Figure EC–2 on page EC.9, Special Overlays and 
Districts.

The impacts of erosion and sedimentation generally include:

• Nutrient loading from phosphorus and nitrogen, which are 
attached to soil particles and transported to lakes and streams, 
causing a change in the water pH, algal blooms, and oxygen 
depletion, which leads to eutrophication and fish kills. 

• Eroded soil particles decrease the viability of macro-
invertebrates and food-chain organisms, impair the feeding 
ability of aquatic animals; they also clog gill passages of fish 
and reduce photosynthesis. 

• Sediment-clogged gravel diminishes fish spawning and can 
smother eggs or young fry.

• Natural, nutrient-rich topsoils erode, making re-establishment 
of vegetation difficult without applying soil amendments and 
fertilizers. 

• Silt fills culverts and storm drains, decreasing capacities and 
increasing flooding and maintenance frequency. 

• Detention facilities fill rapidly with sediment, decreasing 
storage capacity and increasing flooding. 



Sammamish Comprehensive Plan
Environment & Conservation Background Information

October 2015

EC.19

• Sediment clogs infiltration devices, causing failure. 
• Shallow areas in lakes form rapidly, resulting in growth of 

aquatic plants and reduced usability. 
• Water treatment for domestic uses becomes more difficult and 

costly. 
• Turbid water replaces aesthetically pleasing, clear, clean water 

in streams and lakes.

Development in designated erosion hazard areas is addressed in 
the City’s Environmentally Critical Areas regulations, SMC 21A.50.

Landslide Hazards

Landslides, seismically sensitive soil materials, and geologic events 
pose substantial hazards to public health and safety. Such areas 
have limited suitability for siting of commercial, residential and 
industrial structures. 

Many slopes with Sammamish are either naturally unstable or 
become unstable when disturbed. Areas subject to landslides 
are mostly along the western slopes of the City. The identification 
of areas susceptible to landslides support environmental and 
development regulations; they affect foundation design and housing 
density.

Unconsolidated soil materials with slopes greater than 15 percent 
that are underlain with impermeable geologic materials, and/
or which have seeps are especially subject to slippage of the 
unconsolidated soil material. Areas which have experienced 
movement in the past or which are unstable as a result of rapid 
stream incision, stream bank erosion, or undercutting by wave 
action, are also susceptible to landslides. Landslides in such areas 
can result in enormous public and private costs, severe threats 
to human health and safety, and severe natural resource and 
environmental damage. Disturbance in such areas should generally 
be avoided.

Recent geologic mapping of King County (Booth and Wisher, 
2006) identifies the City as being underlain primarily by glacially 
derived or glacially overridden soils. Steep slopes, found where 
the highlands descend to Lake Sammamish and within natural 
drainages such as ravines, are typically comprised of looser alluvial 
soils or recessional outwash overlying denser glacial soils, such as 
glacial till or advance outwash. The most common landslides occur 
where there is a veneer of looser soils overlying the denser soils on 
steeply inclined hillsides. These types of areas are included in the 
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City’s Environmentally Critical Area definition of landslide hazard 
areas as well as other types of areas that are potentially subject 
to risk of landslides due to geologic, topographic and hydrologic 
conditions.

Development in designated landslide hazard areas is addressed in 
the City’s Environmentally Critical Areas regulations, SMC 21A.50.

Seismic Hazards

Seismic hazards include areas subject to “severe risk of earthquake 
induced ground shaking, slope failure, settlement, soil liquefaction 
or surface faulting” (WAC 365-190). King County maps seismic 
hazard areas as “those areas in King County subject to sever risk 
of earthquake damage as a result of soil liquefaction in areas 
by cohesion-less soils of low density and usually in association 
with a shallow groundwater table or of other seismically induced 
settlement.” Identified seismic hazard areas in Sammamish are 
located along Lake Sammamish and near SR 202. Identified 
seismic hazard areas in Sammamish are located along Lake 
Sammamish and near SR 202, see Background Figure EC–6.

US Geological Survey Maps of the Seattle Fault indicate it trends 
east-west across the southern portion of the City of Sammamish. 
Critical infrastructure including I-90 and I-405, and pipelines could 
be severely impacted by earthquakes along the Seattle Fault. 

Most of the City of Sammamish is within the area of detailed study 
on the Liquefaction Susceptibility Map of King County, Washington. 
The detailed map area is based on 1:24,000-scale geologic 
mapping; and quantitative engineering analysis was utilized 
to characterize the risk of liquefaction. The analytical methods 
have been validated by reports of liquefaction during previous 
earthquakes in the Puget Sound region. More recent and improved 
engineering analytical methods were used for the detailed map 
area, as compared to previously published maps.

Another important document is the 2008 U.S. Geological Survey 
(USGS) National Seismic Hazard Maps (Peterson et al. 2008). 
These maps provide several different probabilities of earthquake 
ground motions, which are used in seismic provisions of building 
codes, insurance rate structures, risk assessments, and other public 
policy. The abstract and web site states, “The national seismic 
maps represent our assessment of the ‘best available science’ in 
earthquake hazards estimation for the United States.” (Peterson 
et al. 2008) The following engineering manuals are routinely 
updated to address potential seismic ground motions for the design 
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Background Figure EC–6 
Seismic Hazards
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of buildings and other structures. They provide engineering design 
values based on the 2008 USGS National Seismic Hazard Maps 
probabilistic and deterministic ground motion parameters for 
designing structures.

• 2009 NEHRP Recommended Seismic Provisions for New 
Buildings and Other;

• Structures, FEMA P-750 (“2009 NEHRP Provisions”);
• 2010 Minimum Design Loads for Buildings and Other 

Structures, ASCE 7-10;
• (“2010 ASCE-7 Standard”); and
• 2012 International Building Code.

These three similar manuals represent the best available 
engineering for seismic design of structures. The 2006 Geologic 
Map of King County is another BAS document. (Booth & Wisher 
2006). It shows detailed soil types and the zone of the Seattle 
Fault. The purpose of the map is for more general geology uses, 
but it appears to be consistent with 2004 Liquefaction Susceptibility 
Map in terms of the location of soil types susceptible to liquefaction 
and the location of peat deposits.

Development in designated seismic hazard areas is addressed in 
the City’s Environmentally Critical Areas regulations, SMC 21A.50.
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I. EAST	KING	COUNTY	NEEDS	ANALYSIS	

INTRODUCTION	

Under the provisions of the Growth Management Act, each housing element is to “include an 
inventory and analysis of existing and projected housing needs that identifies the number of 
housing units necessary to manage projected growth.”  Further guidance on preparing a “needs 
analysis” is provided in the Countywide Planning Policies.1  The goal of this East King County 
Needs Analysis is to provide all ARCH (A Regional Coalition for Housing) member cities with 
consistent data and analysis which will inform and assist in the updates of local comprehensive 
plans. The housing needs analysis should inform readers as to the specific needs that they can 
expect to exist within the forecast population.  It is also intended to help understand who lives 
and works in East King County in order to inform our individual cities and overall sub-region’s 
existing and projected housing needs. 

Cities in East King County have created a partnership through ARCH to help them better address 
local housing needs.  This partnership of cities has acknowledged that they are all part of a larger 
contiguous housing market with common issues facing many member cities.  This needs analysis 
has been organized to reflect this partnership and recognize the many common housing market 
conditions and needs.  Along those lines this document is organized into three sections: 

 East King County Report.   This report highlights the key demographic and housing 
information for East King County.  Much of the discussion in this section focuses on the 
sub-regional level, with some mention of significant variations or similarities between 
cities and East King County averages.  

 City Summary Report.  A separate report is also provided for each city that is a member of 
ARCH.  This report highlights where an individual city’s conditions vary significantly from 
the results reported in the East King County report, unique characteristics of the city that 
impact local housing conditions, and local efforts made in the past to address local housing 
needs. 

 Housing Needs Analysis Appendix.  The appendix includes a wider range of demographic 
and housing related data, including more detailed tables for all the information provided in 
the sub-regional and city summary reports.  Most data is provided at the city, sub-regional 
and countywide level.   

There are several elements of the East King County needs analysis.  The first part, Planning 
Context, focuses on the regional and county-level planning policies that guide the city’s 
comprehensive planning. The second part, Housing Needs, provides demographic and other 
information for local residents.  It also includes information regarding the local workforce.  This 
information helps to define the demand for housing in a community.  The third part, Housing 
Supply, looks at the type and affordability of existing housing in the community.  The fourth 

                                                 
1 CPP H-3. 
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part, Summary Findings, identifies areas of needs by comparing demand—for various housing 
types and affordability levels for existing residents and employees and projected growth—with 
existing and projected housing supply. 

PLANNING	CONTEXT	

Supplementing the state’s Growth Management Act is a system of regional (county-wide and 
multi-county) planning policies. The purpose of the following discussion is not to describe the 
entire context of these regional policies, but to focus on those related to the analysis of housing 
demand and supply—particularly housing types and affordability. 

Housing	Diversity	

In the regional planning context, “housing diversity” means that the housing needs of all 
economic and demographic groups are addressed within all jurisdictions.2 The Housing Element 
needs to show how a city will accommodate a variety of housing types at a variety of densities.3 
Specifically, cities should address housing for rental and ownership and for a range of household 
types and sizes, including housing suitable and affordable for households with special needs.4 

Housing	Affordability	

The Growth Management Act states that the Housing Element must show how a city will 
provide opportunities for affordable housing for all economic segments of the community.5 The 
Multicounty Planning Policies in VISION 2040 call for policies that provide for a “sufficient 
supply of housing to meet the needs of low-income, moderate-income, middle-income, and 
special needs individuals and households that is equitably and rationally distributed throughout 
the region.”6 This is furthered in the King County Countywide Planning Policies (CPPs) which 
require each city to adopt policies, strategies, actions, and regulations that promote housing 
affordability, especially to address the countywide need for housing affordable to very low-, low-
, and moderate-income households.7 The county-wide need for housing by income is defined as 
follows (“AMI” stands for King County Area Median Income):8 

50–80% of AMI (moderate) 16% of total housing supply 

30–50% of AMI (low) 12% of total housing supply 

30% and below AMI (very low) 12% of total housing supply 

While a city cannot guarantee that a given number of units at each affordability level will be 
created, establishing the countywide need clarifies the scope of the effort for each jurisdiction.     

                                                 
2 MPP-H-1 and CPP Overarching Goal, Housing. 
3 Growth Management Act: RCW 36.70A.070(2) and WAC 365-196-410. MPP-H-1. CPP H-4. 
4 CPP H-5 and MPP H-3. 
5 Growth Management Act: RCW 36.70A.070(2) and WAC 365-196-410. 
6 MPP-H-2. 
7 CPP H-5. 
8 CPP H-1. 
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Cities are encouraged to employ a range of housing tools to ensure the countywide need is 
addressed and should tailor their housing policies, strategies, regulations, and programs “to local 
needs, conditions, and opportunities, recognizing the unique strengths and challenges of different 
cities and sub-regions.”9 Where the supply of affordable housing is significantly less than a city’s 
proportional share of the countywide need, the city may need to undertake a range of strategies 
addressing needs at multiple income levels, including strategies to create new affordable 
housing.  Planning should include housing “that is accessible to major employment centers and 
affordable to the workforce in them so people of all incomes can live near or within reasonable 
commuting distance of their places of work.”10 

In addition, cities are expected to “work cooperatively … to provide mutual support in meeting 
countywide housing growth targets and affordable housing needs,”11  Finally, cities also need to 
monitor the results of their efforts, and as needed reassess and adjust their policies and 
strategies.12 

The analysis that follows addresses current and trending housing needs and supply. 

HOUSING	NEEDS	

Population	Growth	

East King County cities grew 30% in population between 2000 and 2010, if two large 
annexations to Kirkland (which became official in 2011) are included.  (See Exhibit A in the 
Appendix.) Without the Kirkland annexations, that growth is 19%, still half again greater than 
the rate of Seattle (13%), more than one and a half times that of the King County average (11%), 

                                                 
9 CPP H-8. 
10 CPP H-9. 
11 CPP H-14. 
12 CPPs H-17 and H-18. 

CHART 1: Household Types 

 
Source: 2010 U.S. Census 
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and greater than the state 
population growth rate of 14%.  
The cities in East King County 
with the highest proportion of 
population increase included 
Issaquah, Redmond, 
Sammamish and Newcastle, 
while the population of Mercer 
Island and the “Point Cities” 
(Medina, Clyde Hill, Yarrow 
Point, Hunts Point, Beaux Arts 
Village) remained essentially 
unchanged. 

Household	Types	

The mix of household types in 
East King County are not 
strikingly different from King County overall (Chart 1).  Compared to countywide, East King 
County has a larger proportion of married-couple households. 

By and large, Eastside cities have not seen a significant change in their mix of household 
types from 2000 levels. (See Appendix, Exhibits B-1 and B-2.)  Most East King County cities 
have similar blends of household types, with the notable exceptions that Sammamish and the 
Point Cities have higher proportions of married with children households, and Kirkland and 
Redmond have higher proportions of one-person households. 

One-person households and married couples without children compose 57% of East King 
County households. Sammamish, at just over 40%, is the only Eastside city with less than 50% 
of households in these two categories. 

Household	Sizes	

Based on the household mix, it is not surprising that 61% of Eastside households have one or 
two people. Thirty-one percent (31%) have household sizes of three or four-persons and only 7% 
are larger than four people. (See Appendix, Exhibit C-1 or C-2.)  One-person households are 
more likely to be seniors, or living below the poverty level. 

Senior	Population	

Unlike 1990s which saw a percentage increase in seniors (especially over the age of 75), the 
percentage of senior residents has remained relatively stable since 2000 (about 12%). (See 
Appendix, Exhibit D-2.)  Relative to the East King County average, Bellevue, Mercer Island and 
the Point Cities have high proportions of seniors, while Sammamish, Newcastle and Redmond 
have relatively low proportions of seniors. 

CHART 2: Population Age 

Source: 2010 U.S. Census 
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Seniors remain about equally 
split between seniors aged 65 to 
75, and those over age 75.  This 
suggests that the increasing 
senior population resulting from 
longer life spans may be 
beginning to flatten out.  
However, as shown in Chart 2, 
the ‘Baby Boom’ will be 
entering the 65- to 75-year age 
group in the next decade.  The 
Area Plan on Aging (Aging 
and Disability Services, 2007) 
predicts that residents over age 
60 could make up almost a 
quarter of East King County’s 
population by 2025.  

Ethnicity/Immigration	

Ethnic mix in East King County has seen significant shifts over the past 20 years.  Minority 
populations have increased from just over 10% in 1990 to 32% in 2011 (Appendix, Exhibit E-
1).  A large portion of this increase has been due to increases in Asian population.  Since the 
early 2000s there has also been a large proportional increase in Hispanic population, though the 
percentage of Hispanics is significantly less than Asian population.  By comparison, the African-
American population has remained proportionately stable countywide, and in East King County 
has remained at a relatively low proportion of 2% of the population. 

A high proportion of the increase in minority population correlates to a large increase in foreign-
born residents (Appendix, Exhibit E-2).  This can lead to a higher number of households with 
limited English proficiency13 (Appendix, Exhibit E-3), who often earn less, are at a higher risk 
of becoming homeless, and can experience difficulties finding and obtaining affordable housing 
and information about affordable housing opportunities. 

Household	Incomes	and	Cost‐burdened	Households	

Household	Income.  Overall, household median incomes are higher in East King County cities 
than the countywide average.  In terms of understanding housing demand, it is more relevant to 
look at the cross section of household incomes (Chart 3).  This evaluation shows that 
                                                 
13 “Limited English proficiency” is defined as a household in which no one 14 years old or older speaks 
only English or speaks a non-English language and speaks English "very well." Until 2010, the Census 
Bureau used the term “linguistically isolated household.” 
 

CHART 3: Household Incomes 

 
Source: 2011 American Community Survey (ACS) 5-Year 
Estimates14 
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approximately 16% of all East King County households earn under 50% of median income 
(“low-income,” $35,300 for all households in 2011.  See Appendix, Exhibit F for more detail).  
Of those, about half earn less than 30% of median income.  An additional 13% earn between 
50% and 80% of median income (“moderate-income,” $56,500 for all households in 2011).  
While significant levels, both of these figures are lower than countywide figures.  Middle-
income households (80% to 120% median income) make up another 16% of households, which 
is similar to countywide figures.  Compared to 2000, there has been an increase in the 
proportion of low-income households, and a small decrease in the proportion of moderate- 
and middle-income households (Appendix, Exhibit F-2).  Lower income households15 are more 
likely to be households headed by persons under 25 years of age, or to a lesser extent, above 65 
years of age. 

Poverty	Level.16  Approximately 6% of households in East King County have incomes below 
the poverty level, compared to 13% in Seattle and 10% countywide. (See Appendix, Exhibit G-
3.)  Poverty levels have increased from about 4% in 2000, a similar level of increase as 
countywide.  Poverty levels range from as low as 3% in Issaquah, Sammamish, and the Point 
Cities, to as high as 9% in Kenmore.  These households live predominantly in rental housing, are 
less likely to be families versus other types of households, and slightly more likely to be seniors 
(Appendix, Exhibits G-1 and 
G-2). 

Cost‐Burdened	Households.  
Cost-burdened households are 
those that pay more than 30% 
of their incomes for housing. 
Overall, about 34% of all 
households in East King 
County are cost-burdened.  This 
is slightly less than countywide 
figures. (See Appendix, Exhibit 
H-1.) In East King County, 
rates have increased somewhat 
since 2000, especially for 
homeowners, which could be 
explained by the large increase 
in home prices relative to 
median income.  Percentages of 

                                                 
15 Household incomes under $50,000 in 2011 dollars. 
16 Households are classified as poor when the total income of the householder’s family is below the 
applicable poverty threshold. The poverty thresholds vary depending on three criteria: size of family, 
number of related children, and, for 1- and 2-person families, age of householder (U.S. Census Bureau). 

CHART 4: Cost-Burdened (35%) Households by Tenure  
and Householder Age 

Source: 2011 ACS 5-Year Estimates 
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cost-burdened households increased at a greater rate countywide.  A somewhat higher proportion 
of renter versus owner households (37% versus 32%) are cost-burdened.  Most significantly, a 
much higher proportion of lower income households—75%—are cost-burdened, compared to 
13% of higher income households. (See Appendix, Exhibit H-2.)  Though the number of cost-
burdened households is spread throughout all age groups, a higher proportion of young 
households and senior households are cost-burdened (Chart 4). 

Severely Cost-Burdened Households.  Households who pay over 50% of their income for 
housing are considered severely cost-burdened. About 14% of all East King County households 
are severely cost-burdened. (See Appendix, Exhibit H-4.)  About one-third of cost-burdened 
homeowners are severely cost-burdened, while about one-half of cost-burdened renter 
households are severely cost-burdened. 

Local	Employment	

Jobs‐Housing	Balance.  A primary driver of the demand for housing is the local workforce.  
Many of the cities in East King County and East King County as a whole over the last 30 years 

CHART 5: Jobs-Housing Balance 

 
A ratio greater than 1.0 means that local employment generates a demand for housing greater than 
the number of housing units. Housing demand is estimated by 1.4 jobs per household. 

Source: ARCH. 
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have transformed from 
suburban “bedroom” 
communities to employment 
centers.  This workforce can 
impact the local housing market 
in several ways.  First is the 
overall demand for housing.  
Chart 5 shows that East King 
County and many of its cities 
have a greater demand for 
housing resulting from 
employment than there is 
housing available (“jobs-
housing balance”).  While the 
last eight years has seen some 
stabilization in this ratio of 
demand for housing from 
employment, it is still relatively high.  When planned for employment and housing growth is 
added to existing levels, the cumulative impact could further increase the imbalance of housing 
to employment in East King County (Appendix, Exhibit I). 

Local	Salaries.  A second important driver of housing demand is how well the supply of 
housing matches the profile of the local workforce, both in terms of the type and affordability of 
housing.  A common perception is that local employment is skewed toward higher paying, 
technology-related jobs.  East King County does have a relatively high proportion of service 
sector (including tech) jobs17—60% versus 49% countywide—and represents the sector with the 
highest employment growth over the last 10 years in East King County.  Notably, 74% of 
Redmond’s jobs are service sector jobs and have an average salary twice the countywide 
average.  But for the other two-thirds of service sector jobs in the rest of East King County, 
average salaries are comparable to countywide salaries (Chart 6).  In addition, other than the 
WTU sector (wholesale, transportation and utilities), average salaries in cities for the balance of 
jobs are at, or in many cases, less than countywide salaries for similar sector jobs (Appendix, 
Exhibit J-2).  In other words, while the average salary for 25% of the jobs in East King County 
is higher than the countywide average, 75% of jobs have similar or lower salaries than 
countywide averages. 

Relationship	to	Commuting.  The balance between the local workforce and housing supply 
may have impacts on local transportation systems and economic development.  Commute 
                                                 
17 The “services” sector includes jobs in Information, Professional, Scientific and Technical Services Management 
of Companies and Enterprises, Administrative and Support and Waste Management and Remediation Services, 
Educational Services (private-sector), Health Care and Social Assistance, Arts, Entertainment and Recreation, 
Accommodation and Food Services, and Other Services (except Public Administration). 

CHART 6: Average Wages in 2010 

 
Source: Puget Sound Regional Council 
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patterns in East King County appear to support the data on jobs-housing balance described 
above.  In 2010, fewer than half of the people that worked in East King County lived within East 
King County (Chart 7).  One question this leads to is who is commuting and why?  How much 
is it a choice versus an economic decision?  Overall housing costs and resident median income 
are relatively high in East King County, but many jobs have similar salaries as countywide 
averages.  Considering local housing costs and the number of cost-burdened households in East 
King County, it is fair to surmise that a large number of employees find it difficult financially to 
live in East King County. 

This type of situation where 
workers may “drive to qualify” 
has led to increased interest in 
accounting for both housing 
and transportation expenses 
when considering overall 
housing affordability.  There 
have been attempts to develop 
an index that measure these 
combined costs.  Time and 
money spent on commuting 
have financial and quality of 
life impacts on households, as 
well as potentially impacting 
the ability to recruit qualified 
workers.  This could be 
particularly true for employers 

such as hospitals and school districts being able to recruit or retain employees for positions that 
have similar pay in different regions. 

People	with	Special	Housing	Needs	

Within any population there are smaller sub-groups that have additional needs, especially related 
to housing with appropriate services, affordability, or both.  This includes seniors, persons with 
disabilities, and the homeless.  Given the size of these populations, their needs are typically 
described on a more regional level, but needs to some degree exist in all communities.  
Following is some information to give perspective on these needs in East King County. 

Supplemental	Security	Income	(SSI).  One indicator of persons with special needs are persons 
receiving Supplemental Security Income (SSI), which provides a minimum level of income for 
needy aged, blind, or disabled individuals.  Overall, about 3,200 households in East King County 
receive SSI (Appendix, Exhibit K-1).  At 2% of total households, East King County’s rate is 

CHART 7: Employees Who Live Where They Work 

 
Source: AASHTO 
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lower than the 3% countywide average; Kenmore is highest at 3%. Communities with lower 
proportions of seniors typically have lower SSI participation.  

Group	Quarters.  Another indicator of residents with special needs is persons who live in group 
quarters.18 This is consistently less than one percent of the population of Eastside cities. The 
percentages are slightly higher in the rest of King County and Washington (2%). (See Appendix, 
Exhibit K-2.) 

Homelessness.  In 2005, government officials, funders, homeless people, and housing and 
service providers initiated the Committee to End Homelessness (CEH) with a plan to end 
homelessness in King County in ten years.  The plan included a goal of creating 8,800 additional 
units and beds countywide for homeless individuals and families. CEH has galvanized efforts to 
improve housing and services for homeless people, resulting in significant increases in housing 
targeted to the homeless.  Through 2012, a total of 5,424 new units or beds were open or in the 
pipeline (CEH, 2012). As part of this countywide effort, the Eastside Human Services Forum and 

Eastside Homeless 
Advisory Committee 
created a plan targeting 
the needs of homeless in 
East King County.  The 
plan estimates a need for 
820 units to serve single 
adults, 930 units for 
families, including 75 for 
victims of domestic 
violence, and 96 for 
youth and young adults.  
Each of these populations 
can have different needs, 
so different types of 
housing and services are 
appropriate.  Since 2005, 
approximately 380 new 
units and beds have been 
made available on the 
Eastside, more than 

                                                 
18 A group quarters is a place where people, usually unrelated to one another, live or stay in a (home) that 
is owned or managed by an entity or organization providing housing and/or services for the residents… 
These services may include custodial or medical care as well as other types of assistance, and residency is 
commonly restricted to those receiving these services. Group quarters include such places as college 
residence halls, residential treatment centers, skilled nursing facilities, group homes, military barracks, 
correctional facilities, and workers’ dormitories (U.S. Census Bureau). 

CHART 8: Causes of Homelessness 

Causes identified by case managers at Sound Families intake. Families 
could list more than one cause of homelessness. 

Source:  Eastside Human Services Forum 
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doubling the 231 that existed prior to the 10-Year Plan to End Homelessness. (See Appendix, 
Exhibit Q-4.) 

Data collected through Family Housing Connection, the new coordinated screening system for 
homeless families, provides insights regarding homelessness. Chart 8 summarizes causes of 
homelessness, with 52% indicating the primary cause is the lack of affordable housing. 
Homeless families cope in a variety of ways, from doubling up (or “couch surfing”), to using 
shelter, to being in places not meant for habitation (e.g., cars, abandoned buildings). Many are 
experiencing homelessness for the first time, have high school or higher education, or have been 
employed (Appendix, Exhibit K-3). 

Data prepared by school districts (homeless students) and the One-Night Count help to track 
results of local circumstances.  The state Superintendent of Public Instruction’s report for the 
2011-2012 school year showed a 43% increase in homeless students in East King County schools 
from the 2007-08 school year (from 487 students to 696; Appendix, Exhibit K-5). 

The One-Night Count of 2013 showed a marked increase in unsheltered, homeless persons on 
the Eastside, after decreasing from 2011 to 2012 (Appendix, Exhibit K-4). 

These reports show that while considerable efforts have been made, homelessness persists in 
our cities. 

HOUSING	SUPPLY	

This section discusses the existing housing supply in East King County and how the supply of 
residential housing has changed over time.  It includes information on the type and cost of 

existing housing, capacity for 
new housing, and targets for 
new and affordable housing. 

General	Housing	Stock	

Type	and	Cost.  The most 
basic distinction in housing is if 
it is single-family, multi-family 
or manufactured housing.  
Chart 9 shows that the 
proportion of single-family 
homes in East King County has 
decreased about 5 percentage 
points over the last 20 years, 
with a proportional increase in 
multi-family housing, primarily 

CHART 9: Housing Units by Units in Structure 

Source: 1990 and 2000 U.S. Censuses and 2011 ACS 5-Year 
Estimates 
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in developments with more than 20 units.  This trend is fairly consistent among ARCH cities, 
and is consistent with local policies to encourage new development in their centers and 
preserving existing single-family areas. 

Homeownership.  Over time, the rate of homeownership in East King County (64% in 2011) has 
generally been higher than the countywide average (59%), and has followed trends similar to 
countywide/national trends. (See Appendix, Exhibit L-3.)  Homeownership rates decreased in 
the 1980s, followed by increases into the early 2000s, and then decreases in recent years, the 
overall result being a slight decrease in ownership rates from 1980 to present.  This overall trend 
appears to be as much due to national financial policy as local policies or housing supply.  
Among East King County cities, the two cities that buck this trend are Issaquah, which saw its 
ownership rate go from less than the countywide average to more than the countywide average, 
and Redmond, which experienced the opposite. 

Condominiums.  The continued strong ownership rates in the midst of shifting housing type are 
explained by another shift in the past 20 years.  In the past, multi-family housing was 
synonymous with rental housing.  Increasingly over the last ten to 20 years, however, multi-
family housing includes ownership housing, both through new construction, as well as 
conversion of existing rental housing.  ARCH has surveyed new multi-family housing over the 
last 15 years, and approximately 37% of new multi-family housing surveyed were 
condominiums, ranging from 25% in Woodinville to 43% in Issaquah (Appendix, Exhibit L-3).  
Condo conversions were very popular in the mid-2000s but essentially stopped after 2008.  
While they generally provide one of the most affordable types of ownership housing, they also 
result in the loss of rental housing that is typically affordable at lower incomes.  Because they 
often do not require permits, it can be difficult to track the exact amount of conversion.  A 
Dupre+Scott Apartment Advisors publication (2008) reported that conversions hitting the King 
County market grew from 900 in 2003 to 1,800 in 2004, 3,600 in 2005, and more than 6,000 in 
2006. But conversions fell to 2,800 in 2007 and just 168 units had converted or were scheduled 
to convert at the report’s publication date in 2008. 

Housing	Age	and	Condition.  Overall, the housing stock in East King County is relatively new 
compared to Seattle.  Fifty-seven percent (57%) of housing in East King County was built since 
1980, compared to 43% countywide and 29% in Seattle.  The only East King County cities with 
a lower proportion of housing built since 1980 are Bellevue, Mercer Island, Kenmore and the 
Point Cities (Appendix, Exhibit O).  More important in terms of local housing issues, however, 
is the condition of existing housing and the likelihood of redevelopment.  Is reinvestment 
occurring as homes age?  This is becoming a more important question in East King County 
because a larger proportion of homes is reaching an age (over 30 years old) where ongoing 
maintenance is more important and costly. 

Another increasing phenomenon in East King County is redevelopment of property.  This can 
range from major remodels or rebuilding of single-family homes, to redevelopment of central 
areas with more intensive development.  This type of reinvestment within communities is 
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important to maintain the stability of the community as well as for cities to achieve their long 
term goals.  In East King County, this issue seems to occur primarily in scattered locations or 
smaller localized areas, and not in large contiguous areas.  Each of the city chapters of this 
document will include a section identifying particular areas of the community where general 
building condition or other factors suggest that redevelopment is likely to occur.  Areas where 
this is occurring include older neighborhood shopping areas and existing manufactured housing 
communities.  As cities plan to address these areas, another consideration is to what extent 
these areas currently provide relatively affordable housing, and will this housing be lost, or if 
efforts can be taken to preserve or replace affordable housing in these areas. 

Specialized	Types	of	Housing.  Of special note are a handful of housing types that increase 
housing options, meet a specialized housing need, or provide services to meet the needs of 
residents. 

Accessory Dwelling Units (ADUs).  Over 500 accessory dwelling units have been permitted in 
East King County Cities since 1994, with the vast majority being permitted in Mercer Island, 
Kirkland and Bellevue (Appendix, Exhibit Q-1).  ADUs provide a relatively affordable form of 
housing for smaller households, which can also benefit existing homeowners and can be created 
at relatively low cost. 

Manufactured Housing.  Manufactured housing is mentioned here because it provides one of the 
most affordable forms of ownership housing, in many cases owned by senior households 
(Appendix, Exhibit L-1).  In East King County it is a relatively small amount of the overall 
housing, with most located in the northern half of the area.  Typically they are located in 
manufactured housing communities, and often on leased land which can be threatened with 
redevelopment.  In addition, much of the manufactured housing stock is aged and can be 
challenging to maintain.  In the last ten years, no new communities have been created, several 
smaller communities and one larger community (located in downtown Woodinville) have closed, 
and other closures have threatened. (ARCH members assisted preservation of one community in 
Redmond through the ARCH trust fund.) 

Adult Family Homes. Adult family homes (AFHs) are state-licensed facilities to provide housing 
and care services for up to six adults in a regular house located in a residential neighborhood. All 
AFHs provide housing and meals; some provide specialized care for a range of needs including 
dementia, developmental disabilities and mental health.  While many primarily serve seniors, 
they can serve other populations with special needs.  In 2010, there were over350 licensed adult 
family homes in East King County serving over 2,000 persons, with over 70% in Bellevue, 
Kirkland and Bothell (Appendix, Exhibit Q-2). 
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Senior Housing with Services.  There are a variety of facilities providing services to seniors 
including independent living, assisted living19 and nursing homes, with many facilities providing 
a variety of services. (This combination is known as “continuum of care.” For more information, 
see ARCH’s website at http://www.archhousing.org/current-residents/senior-housing.html.) 
Nearly 60 licensed nursing homes and assisted living facilities exist in East King County.  All 
forms of senior housing in East King County have capacity to serve over 8,800 residents 
(Appendix, Exhibit Q-2).  Based on survey information of new multifamily housing collected by 
ARCH, over 4,000 new units of housing oriented for seniors were permitted from 1995 to 2009. 

Housing	Affordability	

Housing	Costs.  Historically, costs of both rental and ownership housing have been higher in 
East King County than the countywide average, with the exceptions of sales prices in Kenmore 
and Bothell being somewhat below the countywide average (Appendix, Exhibit P-1).  Charts 
10A, 10B, 10C and 10D show changes in rents and sales prices since 2000 for East King 
County.  Fluctuations notwithstanding, rents rose about the same as median income across the 
entire period from 2000 to 2010, and sale prices increased more than median income.  In general, 
price increases in individual cities have been similar, though with stronger than average increases 
in rents and home prices occurring in Mercer Island, Bellevue and Kirkland. 

CHARTS 10 A, B 

  
Source: Central Puget Sound Real Estate Research Committee 

                                                 
19 An assisted living facility (ALF) is licensed to provide housing and care services to seven or more people in a 
home or facility located in a residential neighborhood. All ALFs provide housing and meals and may also provide 
specialized care to people living with developmental disabilities, dementia, or mental illness. 
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CHARTS 10 C, D 

  
Source: Central Puget Sound Real Estate Research Committee

Overall Housing Affordability.  Under the updated Countywide Planning Policies, cities’ local 
housing efforts are guided by all cities working to achieve housing affordability proportional to 
countywide needs.  As stated earlier, countywide housing needs are 12% affordable at 30% of 
median income, 12% affordable between 30% and 50% of median income (a total of 24% 
affordable at 50% of median income), and 16% affordable between 50% and 80% of median 
income.  In East King County, about 7% of the existing overall housing supply is affordable at 
50% of median income (about $43,000 for a family of four), with individual cities ranging from 
1% to 13% and with most of that housing affordable in the 30% to 50% affordability range.  
Housing affordable between 50% and 80% of median income (about $69,000 for a family of 
four) is 17% throughout East King County, with affordable units ranging from 2% or less in the 
Point Cities to 26% in Bothell (Appendix, Exhibit M-1).  This information is further broken 
down between affordability of rental and ownership housing in the Appendix, Exhibit M-2.  
Most of the housing affordable to low and moderate incomes is rental housing, with only about 
4% of ownership housing affordable to households earning less than 80% of median income.  
These proportions are much lower than statewide and national figures for ownership housing.   

New Market-Rate Housing Affordability.  ARCH’s multi-family survey also evaluates the 
affordability of new multi-family housing.20  Of surveyed units, about 14% (2,790) were 
affordable at 80% of median income, another 22% affordable at 100%, and another 18% at 
120% of median income (Appendix, Exhibit N-2). Of the units affordable at 80% of median, 
the majority were smaller (studio or one-bedroom) rental units.  For individual cities, the 
percentage of new multi-family housing affordable at 80% of median ranged from 1% in Mercer 
Island, to approximately 39% in Bothell. 

                                                 
20 New single-family housing has not been surveyed because virtually all new single-family homes are affordable 
only to households having incomes greater than 120% of the median. 
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CHART 11: Progress Toward 1992-2012 Affordable Housing Targets 

Affordable Housing Units Created, 1993–2012 

 
Reflects supporting jurisdiction, not necessarily location. 
Source: ARCH 

Affordable Housing.  Cities have created affordable housing through a variety of means, 
including direct assistance (e.g., ARCH Trust Fund, land donation, fee waivers), development 
incentives (e.g., density bonuses, rezones, ADUs), and the private market.   These activities can 
involve building new units or preserving existing housing with explicit long-term affordability.  
Local resources are leveraged with other county, state and federal programs and target a range of 
incomes up to 80% of median income.  In East King County there are a total of about 8,000 
publicly assisted housing units with long term affordability restrictions (Appendix, Exhibit Q-3).  
This represents about 4.5% of the overall housing stock and is spread throughout East King 
County.  Almost 50% is either owned or administered by the King County Housing Authority 
(KCHA).  Of these almost 1,700 are Section 8 vouchers which are used by individuals in 
privately owned housing.  This is just under 20% of the total vouchers administered by KCHA 
countywide outside Seattle and Renton.  One reason that a low proportion of vouchers are used 
in East King County is relatively high rents.  A priority of ARCH and its members has been to 
preserve privately owned Section 8 “project-based” housing.  Over the last 15-plus years, 485 

Actual 2012 Goal Actual 2012 Goal

Beaux Arts 0.0 0.0 0.1 0.1 0.0 2

Bellevue 47 105 947 105 74 2,095

Bothell 6 23 126 37 17 731

Clyde Hill 0.4 0.1 8 0.2 0.1 5

Hunts Point 2.9 0.0 58 0.0 0.0 0.1

Issaquah 9 41 188 24 29 477

Kenmore 7 19 95 11 13 160

Kirkland 16 70 319 26 50 526

Medina 0.2 0.2 4 0.1 0.1 2

Mercer Island 3 13 59 12 10 232

Newcastle 1 11 22 1 8 26

Redmond 14 139 271 49 99 979

Sammamish 0.5 n/a 6 0.6 n/a 7

Woodinville 3 23 61 10 16 186

Yarrow Point 0.1 0.2 2 0.0 0.2 0.1

TOTAL 108 445 2,166 271 315 5,428

Pct of Goal 24% 86%

Low‐Income Housing

(50% of Median Income)

Moderate‐Income Housing

(80% of Median Income)

Annual Averages Actual Total 

Since 1993

Annual Averages Actual Total 

Since 1993
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units of privately owned, federally assisted housing have been preserved long-term as affordable 
housing, with 140 units remaining in private ownership. 

HOUSING	TARGETS	AND	CAPACITY	

Housing	Targets.  Each city has planning targets for overall housing and employment, which 
are updated every five years (Appendix, Exhibit R-1).  The most recently updated targets are for 
the 2006–2031 planning period. Several cities have kept pace with their new housing goals and, 
even after four or five years of slower development, East King County is close to the pace of 
housing production expected for the 25-year period (Appendix, Exhibit R-2). 

In the Countywide Planning Policies before 2012, every jurisdiction in King County also had 
affordable housing targets. Each city’s affordable housing targets were set as a percent of their 
overall housing target (24% for low-income and 18% for moderate-income).  These percentages 
corresponded to the amount of additional low- and moderate-income households that will result 
from planned growth throughout the county. Chart 11 summarizes progress toward affordable 
housing goals of 1992. (See Appendix, Exhibit R-1 for more detail.)  The data (see Appendix, 
Exhibit S-1) show that communities have been somewhat successful at using a wide range of 
approaches to create housing affordable at moderate-income.  Individual cities that have seen 
more moderate-income housing include those with active incentive programs, or where the 
market has managed to provide moderately priced units, which typically have been smaller 
(studio or one-bedroom) rental units. 

Progress toward low-income goals has been more elusive.  Cumulatively, cities have achieved 
25% of their low-income goals.  Almost all of this housing has required some type of direct 
assistance.  While progress toward goals has varied significantly from year to year, one trend 
appears to be achieving a lower proportion of the affordable housing goals over time.  Possible 
explanations include the ARCH Trust Fund being relatively flat for the last ten years, while 
housing costs have increased; and newer multi-family housing being relatively more expensive 
than in the past. (See Capacity, below.) 
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CHART 12: Housing Capacity as Percent of 2006-2031 Housing Targets 

 
Source: King County 

Capacity	for	Housing.  Having sufficient land capacity for growth is the first step in being able 
to achieve future housing goals.  Developable land should be sufficient to handle expected 
growth in each of a number of housing types, which meet a range of needs in the community, 
including affordable housing. Based on information from the 2006 Buildable Lands report (King 
County, 2007b), Chart 12 summarizes each city’s housing capacity relative to their overall 
housing target, and also by type of housing (single-family, multi-family, mixed-use), with the 
following observations: 

 All cities have sufficient land capacity to meet their housing targets.   

 Given costs of single-family housing, it is important to have sufficient zoning capacity 
for multi-family housing and other less expensive forms of housing (e.g., ADUs) to plan 
for affordable housing needs.  When accounting for several recent actions to update town 
center plans (Sammamish, Issaquah, Woodinville, Bel-Red in Bellevue), cities seem to 
have achieved that objective. 

 Over the past decade, almost all cities in East King County have taken action to increase 
housing opportunities in their centers.  As a result over 50% of future housing growth is 
planned for mixed-use zones.  While this can be a way to create forms of housing not 
currently available in the community and create more sustainable development, the reliance 
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on this development makes it imperative that these areas provide housing for a wide range 
of household types (including families), and affordability.  Of note is that to date, new 
housing in these zones has been relatively more expensive than new housing in more 
traditional, lower density multi-family zones (e.g., wood frame, surface parking).  This 
places greater importance on cities being more proactive in these mixed-use areas to ensure 
that housing is developed, and to create affordable housing opportunities.  Several cities 
have taken steps along those lines by actions such as using FAR (floor-to-area ratio) 
instead of unit density (encouraging smaller units), linking affordability to rezones or 
height increases, and offering incentives such as fee waivers and exempting property taxes 
for a period of time in exchange for affordability. 

SUMMARY	FINDINGS	

Stabilizing/Maturing Communities.  Demographically, we may be seeing signs of maturing or 
stabilizing communities.  Demographic patterns in East King County cities are becoming more 
similar to countywide figures.  Also, there were less significant shifts in items such as household 
type and senior population as there have been in previous decades. 

Senior Population.  The proportion of seniors did not change over the last decade; however, 
seniors can be expected to increase in proportion over the next ten to 20 years.  The potential 
relevance to housing is twofold.  First, some portion of seniors have specialized housing needs, 
especially older seniors (over age 75), which are half of the senior population.  Second, for 
seniors that rent, a relatively high proportion are cost-burdened. 

Increasing Low-Income Population.  The percentage of the population that is very low-income 
(under 30% of median income) and low-income (30% to 50%) has increased both in East King 
County and countywide. 

Jobs-Housing Balance.  The jobs-housing “imbalance” creates an excess demand for housing 
relative to local supply.  Based on future employment and housing targets, the relative demand 
for housing from employment could become even proportionately higher.  The demand for 
housing from local employment not only puts pressure on the overall supply of housing, but also 
the diversity and affordability of housing to match the needs of the workforce. 

Rental Housing and Cost-Burdened Households.  On the surface, data on rental housing can look 
encouraging.  Average rents are affordable to moderate-income households, and over the past ten 
years rent increases have essentially matched increases in median income.  However, a 
significant portion of renter households are very low-income or low-income, for whom the 
affordable supply is lower.  This is reflected in the large portion of lower-income households that 
are cost-burdened.  Also, relatively high rents in East King County may contribute to the 
relatively low portion of the East King County workforce that lives in East King County.  

Housing Capacity in Mixed-Use Zones. Much of the capacity for future housing growth is in 
areas zoned for mixed use.  This can provide opportunities for creating more sustainable 
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communities.  But the first generation of housing in our urban centers has been relatively 
expensive compared to multi-family housing built in the past.  These factors could place more 
emphasis on communities being more proactive in developing strategies to increase a range of 
types and affordability of housing in these centers. 

Single-Person Households.  The high proportion of one-person households presents opportunities 
to explore less conventional housing types as a way to increase diversity and affordability.  More 
efficient forms could range from ADUs to multiplexes and more innovative forms of housing, 
especially near transit (e.g., smaller spaces, prefabricated housing). 

Ethnic Diversity.  Increased ethnic diversity should lead to sensitivity in designing housing 
programs, especially for non-English speaking households. 

Homelessness.  Prior to a large increase in 2013, one-night counts suggested that the 10-Year 
Plan to End Homelessness, a “housing-first” approach, and additional shelter capacity may have 
helped arrest growth in the number of unsheltered families and individuals countywide. Surveys 
indicate that homelessness is still a significant problem across Eastside communities, but 
working together has more than doubled the emergency shelter beds and service-supported 
housing units in just five years. 

Progress against Affordable Housing Targets.  East King County cities together have kept pace 
with their collective moderate-income housing target, but achieved only 22% of the pro-rated 
low-income target. Individual cities achieving more moderate-income housing are those with 
active incentive programs, or where the market has managed to provide smaller, moderately 
priced units. Almost all of the lower-income housing has required some type of direct assistance.  
Another concern is an apparent trend toward achieving lower proportions of the affordable 
housing goals over time.  Possible explanations include the ARCH Trust Fund and several other 
public funding sources being relatively flat for the last ten years, and newer multi-family housing 
being relatively more expensive than in the past. 

Planning to house more local workers, seniors, young families, and people with disabilities in 
East King County (and throughout the region) is a real challenge because of long-standing 
market conditions; but Housing Element policies, existing programs, and new strategies can help 
meet the community’s future needs for housing diversity and affordability. 
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II. NEEDS	ANALYSIS	SUPPLEMENT:	SAMMAMISH	

This report supplements information provided in the East King County Needs Analysis.  Its 
purpose is to: highlight demographic and housing data for Sammamish that varies from the 
material presented in the East King County Needs Analysis; describe potential housing issues in 
different neighborhoods; and summarize housing programs utilized by the City. 

LOCAL	DEMOGRAPHIC‐HOUSING	DATA	

Sammamish has experienced strong population growth compared to other King County cities—
34% from 2000 to 2010—greater, in fact, than any East King County city other than Newcastle 
and Issaquah (see Appendix, Exhibit A).1 

Population age data is another 
demographic where 
Sammamish varies from the 
rest of the county (Chart S-1).  
Sammamish has a larger 
proportion of school-age 
children (26% versus 18%), 
and lower proportions of 
younger (age 20 to 34) and 
older (over age 55) adults. 

The mix of household types in 
Sammamish is quite different 
from countywide averages 
(Chart S-2).  The largest 
number of households are 
married couples with children, 
which make up 47% of all 

households.  In fact, Sammamish has the highest proportion of married households of any 
ARCH-member city. (See Appendix, Exhibit B.) Related to this fact is that Sammamish has 
relatively few one-person households (11% versus all East King County cities at 27%) and a 
higher percentage of larger families—38% with four or more people, compared to 22% in all 
East King County cities (Appendix, Exhibit C-1). 

                                                 
1 Minus annexations, Issaquah’s population growth was 116% and Sammamish’s 33%. 

 

CHART S-1 

Source: U.S. Census Bureau (2011) 
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Housing/Building Types.  Corresponding 
to the family types found in Sammamish, 
the community’s housing types are also 
considerably different from others of the 
Eastside—greater proportions of single-
family detached homes and lower 
percentages of apartments (although there 
appears to be some movement toward the 
rest of East King County in this regard; 
see Chart S-3). The Land Use and 
Housing Elements should make it possible 
for housing developers to meet the 
demand for a range of housing types and 
densities. 

New Group Homes. Sammamish added 
99 residents of group homes between 
2000 and 2010. In 2000, no group home 
population was recorded. (See Appendix, 
Exhibit K-2.) 

Building Activity. From 2000 to 2011, 
81% of Sammamish’s housing permits 
went to single-family homes. (See 
Appendix, Exhibit L-2.) For comparison, 
Newcastle has a similar proportion (76%), 

Issaquah issued 46% single-
family permits, and Redmond’s 
permits were 35% single-
family. Overall, EKC cities’ 
permits were roughly 43% 
single-family from 1992–2011. 

Sammamish has maintained 
home ownership figures 
consistently higher than 
countywide averages and those 
of other East King County 
cities.  While homeownership 
has been approximately 60% 
countywide and over 60% in 
East King County cities, 

CHART S-3 
Source: U.S. Census Bureau (2010) 

CHART S-2 
Source: U.S. Census Bureau (2010) 
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Sammamish’s ownership is nearly 90%, as it was in 2000 (Appendix, Exhibit L-3). 

While average home sales prices in East King County are generally higher than countywide 
averages (30% higher), those in Sammamish were more than 55% higher than countywide 
averages in 2010 (Appendix, Exhibit O-1). Likewise, the median income of Sammamish 
households is significantly higher than the King County median (Appendix, Exhibit F-1). About 
6% of the city’s households are lower-income and about 7% moderate-income, compared to 16% 
and 13%, respectively, for East King County overall. Consequently, the city’s housing 
affordability does not approach the countywide need, indicating the need to adopt policies and 
strategies to plan for and promote the expansion in the availability of housing affordable at these 
income levels (Table S-1 and Appendix, Exhibit M-1). 

TABLE S-1: AFFORDABLE HOUSING AND COUNTYWIDE HOUSING NEEDS, 2010 

HOUSEHOLD INCOME LEVEL 

PCT OF TOTAL 
HOUSING UNITS 
AFFORDABLE AT 
INCOME LEVEL 

COUNTY‐WIDE 
HOUSING NEED 

Pct of Area 
Median  Sammamish 

Based on Household 
Incomes 

< 30%:  Very Low‐Income  0%  12% 

30% to 50%:  Low‐Income  1%  12% 

50% to 80%:  Moderate‐Income 4%  16% 

80% to 100%:  Middle‐Income  8%  10% 

> 100%:  Higher‐Income  86%  50% 

Source: 2006-2010 CHAS (Comprehensive Housing Affordability Strategy; U.S. Housing and Urban 
Development). 

Despite higher overall household incomes, a number of Sammamish residents have moderate 
and low income levels.  Sammamish households are housing cost burdened at about the same 
rate as other cities in East King County.2 Thirty-six percent (36%) of renters and 31% of 
homeowners in Sammamish are considered “housing cost-burdened” (Appendix, Exhibit H-1). 
Most cities, including Sammamish, saw two- to four-percentage point increases in cost-burdened 
households since 2000, among homeowners. “Severely cost-burdened” renters (those paying 
more than 50% of income for housing) were also found in proportions close to those of the 
Eastside overall (Appendix, Exhibit H-4).  As in other East King County cities, cost-burdened 

                                                 
2 The generally accepted definition of affordability is for a household to pay no more than 30 percent of its annual 
income on housing. Families who pay more than 30 percent of their income for housing are considered cost 
burdened and may have difficulty affording necessities such as food, clothing, transportation and medical care 
(HUD, http://www.hud.gov/offices/cpd/affordablehousing/, accessed 10/4/2011). 
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households are primarily lower-income and relatively young (under 25 years of age) or relatively 
old (65 or over), suggesting the need for more affordable housing opportunities for seniors as 
well as for younger households entering the market. 

Jobs-housing balance is a figure developed to indicate the ratio of housing demand from local 
workforce to the local supply of housing.  A ratio of 1.0 means there is an amount of housing 
equal to the demand for housing from the local workforce.  A ratio higher than 1.0 means there is 
a greater demand for housing from the workforce than there is available housing.  Chart 5 
(Section I) shows that East King County’s jobs-housing ratio has increased from well below 1.0 
in 1970 to 1.3 in 2006.  Sammamish’s ratio, meanwhile, has remained under 0.30.  Looking 
forward to the year 2031, the jobs-housing ratio for Sammamish, including existing levels and 
planned growth, is expected to remain essentially the same (See Appendix, Exhibit I). Planned 
growth for employment and housing in East King County as a whole would result in a jobs-
housing “imbalance” of 1.4, a small increase from 2006. 

Employment and Wages by Job Type (Sector).  Certain employment-related information 
about Sammamish’s work force could have housing implications.  First, Sammamish has an 
unusual employment mix compared to other cities its size in King County. In 2010, 26% of its 
workforce works in public education; Sammamish is the only mid-sized East King County city 
where that percentage is greater than 15% (see Appendix, Exhibit J-1). Second, apart from 
school and government jobs, average private-sector wages in Sammamish in 2008 ($37,506) 
were the fourth lowest among East King County cities, mainly because the vast majority of 
occupations are lower-paying, service-sector jobs (see Appendix, Exhibit J-2).3 A household at 
this income ($37,506) in 2008 would be able to afford housing costs up to $938 per month, 
significantly less than average rents in Sammamish and nearby communities. This implies 
households are either cost burdened, commuting long distances, or have more than one job. 

In summary, Sammamish is predominately higher-income families (homeowners) with children 
and relatively expensive single-family homes, with few local jobs, most of which pay entry-level 
wages. While indications are that the community has developed as planned in 2012, the next 20-
year planning horizon raises necessary questions for future housing supplies and demands, 
including: 

 If the city’s demographics become more like those of the rest of King County, will the 
housing market be able to accommodate them?  Older householders and smaller 
households typify trends in other East King County communities (e.g. Bellevue, 
Redmond) over the past 20 years.   

                                                 
3 The average does not include public-sector wages. The “services” sector includes jobs in Information, 
Professional, Scientific and Technical Services Management of Companies and Enterprises, Administrative and 
Support and Waste Management and Remediation Services, Educational Services (private-sector), Health Care and 
Social Assistance, Arts, Entertainment and Recreation, Accommodation and Food Services, and Other Services 
(except Public Administration). 
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 If more Sammamish workers want to live in the community will they be able to find 
housing they can afford in suitable locations? 

SUMMARY	OF	LOCAL	HOUSING	STRATEGIES	

Over the last eight years the City of Sammamish has initiated a range of strategies to increase the 
diversity and affordability of housing in the city. 

Amount	and	Diversity	of	Housing:	Creating	“Additional	Housing	Choices”	

 Town Center. The City’s 2008 Town Center Plan calls for up to 2,000 dwelling units to 
promote development of housing that may not otherwise be built in the city, through a 
mixture of multi-family units in mixed-use and stand-alone structures, townhouses, 
cottages, and detached single-family dwellings. New code amendments allow more 
homes and a wider variety of housing types in the Town Center. Moreover, these homes 
will have convenient walking access to shopping, open space, and transit. 

 Transfer of Development Rights (TDR) incentives. As another catalyzing mechanism 
in the Town Center, the city amended its code to enable developers to build more housing 
units by purchasing development rights from property owners in low-density zones of the 
city. 

 Low-impact development (LID) incentives. The city now rewards developments that 
use one or more of the preferred techniques for reducing the environmental impacts of 
new residential development. The incentives include density and height bonuses and 
attached housing. 

 Accessory dwelling units (ADUs).   The city has adopted regulations allowing ADUs, 
and in 2011 amended the code to allow attached ADUs on any sized lot and to revise off-
street parking requirements. 

 Townhomes and apartments are allowed in all zones. (And to improve proximity of 
housing to shopping and services, limited commercial uses are allowed in multi-family 
zones.) 

 Duplex homes. Duplexes are now allowed in all residential zones except R-1 (subject to 
design standards). 

 Cottage housing. The city has established a pilot program for cottage housing in R-4 
through R-18 zones. 

 Manufactured housing. Consistent with state law, the city allows manufactured (i.e., 
factory-built) homes in all residential zones and otherwise regulates them in the same 
manner as other housing. 
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Housing	Affordability	

 Town Center. The new code ensures that at least ten percent of new housing units in the 
Center will be affordable to moderate-income households4 (or fewer, if the units are even 
more affordable). In exchange, developers have more options with respect to building 
types, height, and density.  In addition, developments may receive three bonus units for 
each affordable unit provided above the required ten percent. 

 Surplus land. In 2011, the City Council approved transfer of city property (the former 
Lamb house) to Habitat to provide long-term affordable home ownership for low- and 
moderate-income families. 

 Duplex homes. Duplexes that satisfy conditions for affordable housing will count as 
one-half of a dwelling unit for purposes of density regulation. 

 Impact fee waivers.  City impact fee provisions include waivers of school impact fees 
for low- and moderate-income housing, and partial waivers for road and park impact fees 
(depending on levels of affordability and size of project).     

 ARCH Trust Fund. The city has provided approximately $300,000 to support a variety 
of low- and moderate-income housing projects throughout East King County. 

Housing	for	People	with	Special	Needs.	

 Group homes are allowed as-of-right in medium-density residential zones and as part of 
mixed-use development in commercial zones, as well as a conditional use in low-density 
residential zones. 

OVERALL	RESULTS	

Through 2009, Sammamish was ahead of the pace indicated to achieve its overall housing target 
for 2001–2022 (291 units per year, compared to 192; Appendix, Exhibit Q-2).  In terms of 
achieving its affordable housing goals, the city had seen no new moderate-income housing 
through 2010, and 3% of its low-income housing target (Section I, Chart 11); but keep in mind 
that the strategies enacted recently (described above), have not had time to take effect. 

                                                 
4 Households with incomes of 80% of King County’s median household income, adjusted for household size. 
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Exhibit	A:	Population	 	
	 2000,	2010	U.S.	Census;	Washington	Office	of	Financial	Management	

 
 

2000 2010 Pct Change

Change from 

Annexation, 

2000‐2010

Population 

Growth, 2000‐

2010

Beaux Arts Village 307                 299                 ‐3% ‐                   (8)                    

Bellevue 109,827         122,363         11% 2,764               9,772              

Bothell  30,150           33,505           11% 12                     3,343              

Clyde Hill 2,890             2,984             3% ‐                   94                    

Hunts Point  443                 394                 ‐11% ‐                   (49)                  

Issaquah 11,212           30,434           171% 6,210               13,012           

Kenmore  18,678           20,460           10% ‐                   1,782              

Kirkland (incl 2011 annexations) n/a 84,559           n/a n/a n/a

Kirkland (before 2011 annex.) 45,054           48,787           8% 170                  3,563              

Inglewood‐Finn Hill CDP 22,661           22,707           0% n/a 46                    

Kingsgate CDP 12,222           13,065           7% n/a 843                 

Medina  3,011             2,969             ‐1% ‐                   (42)                  

Mercer Island  22,036           22,699           3% ‐                   663                 

Newcastle  7,737             10,380           34% ‐                   2,643              

Redmond  45,256           54,144           20% 482                  8,406              

Sammamish  34,104           45,780           34% 345                  11,331           

Woodinville  9,194             10,938           19% 19                     1,725              

Yarrow Point  1,008             1,001             ‐1% ‐                   (7)                    

EKC Cities (incl 2011 annexations) 340,907        442,909        30% 9,832              52,665           

Seattle  536,376         608,660         13% ‐                   72,284           

King County 1,737,046     1,931,249     11% n/a n/a

Washington 5,894,121     6,724,540     14% n/a n/a

U.S. Census Bureau, PL 94-171 Redistricting data, 2000 and 2010 
and WA Office of Financial Management.
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Exhibit	B:	Household	Types	 2000,	2010	U.S.	Census 

 

Total 

Households Living Alone

Married, No 

Children at 

Home

Married, 

Children

Single 

Parent,  

Children

Other 

Households

Beaux Arts Village, 2010 113                20% 38% 33% 6% 3%

2000 121               17% 41% 29% 4% 9%

Bellevue, 2010 50,355           28% 30% 23% 5% 14%

2000 45,836          28% 31% 22% 5% 13%

Bothell, 2010 13,497           27% 29% 23% 7% 14%

2000 11,923          26% 27% 26% 7% 13%

Clyde Hill, 2010 1,028             12% 41% 38% 4% 5%

2000 1,054            13% 47% 31% 3% 6%

Hunts Point, 2010 151                17% 47% 28% 2% 7%

2000 165               15% 45% 28% 4% 8%

Issaquah, 2010 12,841           30% 26% 26% 6% 12%

2000 4,840            31% 26% 21% 8% 14%

Kenmore, 2010 7,984             23% 31% 25% 7% 14%

2000 7,307            24% 30% 26% 7% 13%

Kirkland, 2010 (incl annexations) 36,074           30% 28% 20% 6% 15%

2000 n/a n/a n/a n/a n/a n/a

Kirkland, 2010 (before annex.) 22,445           36% 25% 18% 6% 16%

2000 20,736          36% 25% 17% 6% 16%

Inglewood‐Finn Hill CDP, 2010 8,751             20% 33% 25% 6% 15%

2000 n/a n/a n/a n/a n/a n/a

Kingsgate CDP, 2010 4,878             23% 30% 25% 7% 14%

2000 n/a n/a n/a n/a n/a n/a

Medina, 2010 1,061             16% 39% 34% 5% 6%

2000 1,111            15% 40% 34% 4% 7%

Mercer Island, 2010 9,109             24% 35% 27% 6% 8%

2000 8,437            22% 35% 30% 5% 7%

Newcastle, 2010 4,021             22% 32% 29% 5% 12%

2000 3,028            20% 34% 30% 4% 12%

Redmond, 2010 22,550           30% 26% 25% 6% 13%

2000 19,102          30% 27% 22% 6% 15%

Sammamish, 2010 15,154           11% 30% 47% 5% 6%

2000 11,131          9% 31% 49% 5% 6%

Woodinville, 2010 4,478             30% 28% 24% 6% 12%

2000 3,512            26% 27% 30% 7% 10%

Yarrow Point, 2010 374                17% 38% 34% 5% 5%

2000 379               15% 45% 33% 1% 5%

EKC Cities, 2010 (incl annexations) 178,790        27% 29% 26% 6% 13%

2000 138,682        27% 29% 25% 6% 13%

Seattle, 2010 283,510        41% 20% 13% 5% 21%

2000 258,499        41% 20% 13% 5% 21%

King County, 2010 789,232        31% 25% 20% 7% 17%

2000 710,916        31% 25% 21% 7% 16%

Washington, 2010 2,620,076     27% 29% 20% 9% 15%

2000 2,271,398    26% 28% 24% 9% 13%

Percent of Total Households
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Exhibit	C‐1:	Households	by	Number	of	People	 1990,	2000,	2010	U.S.	Census 
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Exhibit	C‐2:	Households	by	Number	of	People	 2000,	2010	U.S.	Census	

 

Total 1 2 3 4 5 or More

Beaux Arts Village, 2010 113                      20% 37% 12% 20% 10%

2000 121                     17% 45% 13% 21% 5%

Bellevue, 2010 50,355                28% 35% 16% 14% 7%

2000 45,836         28% 37% 15% 13% 7%

Bothell , 2010 13,497                27% 34% 17% 14% 8%

2000 11,923         26% 34% 16% 16% 8%

Clyde Hill, 2010 1,028                  12% 36% 17% 21% 13%

2000 1,054            13% 44% 15% 17% 11%

Hunts Point, 2010 151                      17% 44% 15% 15% 10%

2000 165               15% 44% 17% 12% 13%

Issaquah, 2010 12,841                30% 34% 16% 14% 6%

2000 4,840            31% 36% 15% 13% 5%

Kenmore, 2010 7,984                  23% 35% 18% 16% 8%

2000 7,307            24% 35% 17% 16% 8%

Kirkland (2010, incl annex.) 36,074                30% 35% 16% 13% 6%

2000 n/a n/a n/a n/a n/a n/a

Kirkland (2010, before annex.) 22,445                36% 35% 14% 11% 4%

2000 20,736         36% 36% 14% 10% 4%

Inglewood‐Finn Hill CDP, 2010 8,751                  20% 37% 19% 16% 8%

2000 n/a n/a n/a n/a n/a n/a

Kingsgate CDP, 2010 4,878                  23% 33% 18% 15% 10%

2000 n/a n/a n/a n/a n/a n/a

Medina, 2010 1,061                  16% 38% 14% 18% 14%

2000 1,111            15% 41% 16% 18% 10%

Mercer Island, 2010 9,109                  24% 37% 15% 16% 8%

2000 8,437            22% 36% 15% 18% 9%

Newcastle, 2010 4,021                  22% 35% 18% 18% 8%

2000 3,028            20% 37% 19% 17% 7%

Redmond, 2010 22,550                30% 33% 17% 14% 6%

2000 19,102         30% 36% 15% 12% 7%

Sammamish, 2010 15,154                11% 29% 21% 27% 11%

2000 11,131         9% 31% 21% 26% 13%

Woodinville, 2010 4,478                  30% 32% 16% 14% 8%

2000 3,512            26% 31% 16% 17% 10%

Yarrow Point, 2010 374                      17% 37% 16% 22% 8%

2000 379               15% 42% 15% 20% 8%

EKC cities (2010, incl annex.) 178,790              27% 34% 17% 15% 7%

2000 138,682       27% 36% 16% 14% 7%

Seattle, 2010 283,510              41% 33% 12% 9% 5%

2000 258,499       41% 34% 12% 8% 5%

King County, 2010 789,232              31% 33% 15% 13% 8%

2000 710,916       31% 34% 15% 13% 8%

Washington, 2010 2,620,076          27% 35% 16% 13% 10%

2000 2,271,398   26% 34% 16% 14% 10%
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Exhibit	D‐1:	Population	Age	 2000,	2010	U.S.	Census	

 

Total

Under 5 

yrs

5 to 19 

yrs

20 to 34 

yrs

35 to 44 

yrs

45 to 54 

yrs

55 to 64 

yrs

65 to 74 

yrs

75 yrs or 

older

Beaux Arts Village, 2010 299              4% 27% 3% 16% 15% 14% 11% 10%

2000 307              4% 20% 10% 12% 19% 16% 11% 8%

Bellevue, 2010 122,363      6% 17% 22% 14% 15% 11% 7% 7%

2000 109,569     6% 17% 22% 17% 15% 10% 7% 6%

Bothell, 2010 33,505        6% 18% 21% 15% 16% 12% 6% 6%

2000 30,150        6% 22% 20% 18% 16% 8% 5% 5%

Clyde Hill, 2010 2,984           5% 26% 6% 13% 18% 14% 10% 8%

2000 2,890          6% 22% 7% 16% 16% 15% 11% 8%

Hunts Point, 2010 394              5% 21% 6% 12% 16% 15% 15% 9%

2000 443              6% 23% 8% 14% 18% 16% 6% 10%

Issaquah, 2010 30,434        8% 17% 21% 18% 13% 9% 5% 8%

2000 11,212        6% 18% 22% 20% 16% 8% 5% 5%

Kenmore, 2010 20,460        7% 18% 18% 15% 16% 13% 6% 6%

2000 18,678        6% 21% 19% 18% 17% 9% 6% 5%

Kirkland, 2010 (incl 2011 annex.) 84,559        6% 16% 23% 16% 15% 12% 6% 4%

Kirkland (before annex.), 2010 48,787        6% 15% 25% 16% 15% 12% 6% 5%

2000 45,054        5% 15% 27% 18% 15% 9% 5% 5%

Inglewood‐Finn Hill CDP, 2010 22,707        6% 18% 20% 16% 17% 14% 6% 3%

2000 22,661        7% 22% 20% 19% 17% 9% 4% 2%

Kingsgate CDP, 2010 13,065        7% 19% 22% 16% 15% 12% 7% 4%

2000 12,222        7% 24% 21% 18% 15% 9% 4% 2%

Medina, 2010 2,969           4% 27% 6% 12% 19% 14% 10% 8%

2000 3,011          7% 22% 9% 17% 17% 13% 9% 8%

Mercer Island, 2010 22,699        4% 22% 10% 12% 18% 15% 9% 11%

2000 22,036        5% 23% 9% 15% 18% 12% 9% 10%

Newcastle, 2010 10,380        7% 18% 19% 17% 18% 12% 6% 3%

2000 7,737          8% 17% 22% 21% 16% 9% 4% 2%

Redmond, 2010 54,144        8% 16% 28% 17% 12% 9% 5% 5%

2000 45,256        6% 17% 28% 17% 14% 8% 4% 5%

Sammamish, 2010 45,780        7% 27% 11% 19% 19% 11% 4% 2%

2000 34,104        8% 27% 14% 22% 18% 7% 2% 2%

Woodinville, 2010 10,938        6% 20% 18% 16% 16% 12% 5% 6%

2000 9,194          7% 22% 20% 19% 16% 8% 3% 6%

Yarrow Point, 2010 1,001           4% 26% 6% 11% 20% 13% 11% 8%

2000 1,008          5% 22% 8% 16% 15% 16% 11% 8%

EKC cities, 2010 (incl 2011 annex. 442,909      6% 19% 20% 16% 15% 12% 6% 6%

2000 340,649     6% 19% 21% 18% 16% 9% 6% 5%

Seattle, 2010 608,660      5% 13% 30% 16% 13% 12% 5% 5%

2000 563,374     5% 14% 31% 17% 14% 7% 5% 7%

King County, 2010 1,931,249  6% 18% 23% 15% 15% 12% 6% 5%

2000 1,737,034  6% 19% 24% 18% 15% 8% 5% 5%

Washington, 2010 6,724,540  7% 20% 21% 14% 15% 12% 7% 6%

2000 5,894,121  7% 22% 21% 17% 14% 8% 6% 6%
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Housing Analysis A-8 July, 2014 

Exhibit	D‐2:	Population	Age,	55	Years	and	Older	 1990,	2000,	2010	U.S.	Census	

 

55 to 64 

yrs

65 to 74 

yrs

75 yrs 

and over

55 to 64 

yrs

65 to 74 

yrs

75 yrs 

and over

Beaux Arts, 1990 16% 10% 2% Medina, 1990 14% 11% 4%

2000 16% 11% 8% 2000 13% 9% 8%

2010 14% 11% 10% 2010 14% 10% 8%

Bellevue, 1990 10% 7% 4% Mercer Island, 1990 12% 9% 5%

2000 10% 7% 6% 2000 12% 9% 10%

2010 11% 7% 7% 2010 15% 9% 11%

Bothell, 1990 7% 7% 5% Newcastle, 1990 n/a n/a n/a

2000 8% 5% 5% 2000 9% 4% 2%

2010 12% 6% 6% 2010 12% 6% 3%

Clyde Hill, 1990 14% 11% 4% Redmond, 1990 6% 4% 3%

2000 15% 11% 8% 2000 8% 4% 5%

2010 14% 10% 8% 2010 9% 5% 5%

Hunts Point, 1990 13% 11% 4% Sammamish, 1990 n/a n/a n/a

2000 16% 6% 10% 2000 7% 2% 2%

2010 15% 15% 9% 2010 11% 4% 2%

Issaquah, 1990 7% 6% 6% Woodinville, 1990 4% 3% 1%

2000 8% 5% 5% 2000 8% 3% 6%

2010 9% 5% 8% 2010 12% 5% 6%

Kenmore, 1990 8% 6% 4% Yarrow Point, 1990 15% 11% 4%

2000 9% 6% 5% 2000 16% 11% 8%

2010 13% 6% 6% 2010 13% 11% 8%

Kirkland, 1990 7% 6% 4% EKC cities, 1990 8% 6% 4%

2000 9% 5% 5% 2000 9% 6% 5%

2010 (before annex.) 12% 6% 5% 2010 (incl annexations) 12% 6% 6%

2010 (incl annexations) 12% 6% 4% Seattle, 1990 7% 8% 7%

Inglewood‐Finn Hill, 1990 6% 4% 2% 2000 7% 5% 7%

2000 9% 4% 2% 2010 12% 5% 5%

2010 14% 6% 3% King County, 1990 8% 6% 5%

Kingsgate CDP, 1990 6% 3% 1% 2000 8% 5% 5%

2000 9% 5% 2% 2010 12% 6% 5%

2010 12% 7% 4% Washington, 1990 8% 7% 5%

2000 8% 6% 6%

2010 12% 7% 6%
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Housing Analysis A-9 July, 2014 

Exhibit	E‐1:	Race	and	Ethnicity	 2000,	2010	U.S.	Census	

 

Total

White 

alone

Black or 

African 

American 

alone

American 

Indian & 

Alaska 

Native 

alone

Asian 

alone

Hawaiian 

& Other 

Pacific 

Islander 

alone

Some 

Other 

Race 

alone 2 or more

Beaux Arts, 2000 307              97% 0% 0% 2% 0% 0% 0% 0%

2010 299              95% 0% 0% 4% 0% 0% 0% 1%

Bellevue, 2000 109,569      72% 2% 0% 17% 0% 0% 3% 5%

2010 122,363      59% 2% 0% 28% 0% 0% 3% 7%

Bothell, 2000 30,150        85% 1% 1% 6% 0% 0% 3% 4%

2010 33,505        75% 1% 0% 10% 0% 0% 4% 9%

Clyde Hill, 2000 2,890           89% 1% 0% 7% 0% 0% 2% 1%

2010 2,984           83% 1% 0% 12% 0% 0% 2% 2%

Hunts Point, 2000 443              93% 0% 0% 3% 0% 0% 1% 2%

2010 394              80% 1% 1% 11% 0% 0% 7% 1%

Issaquah, 2000 11,212        85% 1% 1% 6% 0% 0% 2% 5%

2010 30,434        71% 1% 0% 17% 0% 0% 3% 6%

Kenmore, 2000 18,678        85% 1% 0% 7% 0% 0% 3% 4%

2010 20,460        76% 2% 0% 10% 0% 0% 4% 7%

Kirkland, 2000 45,054        83% 2% 0% 8% 0% 0% 3% 4%

2010 48,787        76% 2% 0% 11% 0% 0% 4% 6%

2010 (incl 2011 annex.) 84,559        75% 2% 0% 11% 0% 0% 4% 7%

Inglewood‐Finn Hill, 2000 22,661        85% 1% 0% 6% 0% 0% 3% 4%

2010 22,707        79% 2% 0% 9% 0% 0% 4% 6%

Kingsgate, 2000 12,222        77% 2% 1% 12% 0% 0% 4% 6%

2010 13,065        68% 2% 0% 16% 0% 0% 4% 9%

Medina, 2000 3,011           92% 0% 0% 5% 0% 0% 2% 1%

2010 2,969           82% 0% 0% 12% 0% 0% 3% 3%

Mercer Island, 2000 22,036        83% 1% 0% 12% 0% 0% 2% 2%

2010 22,699        76% 1% 0% 16% 0% 0% 4% 3%

Newcastle, 2000 7,737           74% 2% 0% 18% 0% 0% 3% 3%

2010 10,380        63% 2% 0% 25% 0% 0% 5% 4%

Redmond, 2000 45,256        76% 1% 0% 13% 0% 0% 3% 6%

2010 54,144        61% 2% 0% 25% 0% 1% 3% 8%

Sammamish, 2000 34,104        86% 1% 0% 8% 0% 0% 2% 3%

2010 45,780        72% 1% 0% 19% 0% 0% 3% 4%

Woodinville, 2000 9,194           81% 1% 0% 7% 0% 0% 3% 7%

2010 10,938        76% 1% 0% 11% 0% 0% 3% 7%

Yarrow Point, 2000 1,008           92% 1% 0% 3% 0% 0% 1% 2%

2010 1,001           85% 0% 0% 9% 0% 1% 4% 2%

EKC cities, 2000 340,649     79% 1% 0% 12% 0% 0% 3% 4%

2010 (incl 2011 annex.) 442,909     68% 2% 0% 19% 0% 0% 4% 6%

Seattle, 2000 563,374      68% 8% 1% 13% 0% 0% 4% 5%

2010 608,660      66% 8% 1% 14% 0% 0% 4% 7%

King Co., 2000 1,737,034  73% 5% 1% 11% 1% 0% 3% 5%

2010 1,931,249  65% 6% 1% 14% 1% 0% 4% 9%

Washington, 2000 5,894,121  79% 3% 1% 5% 0% 0% 3% 7%

2010 6,724,540  73% 3% 1% 7% 1% 0% 4% 11%

Not Hispanic or Latino

Hispanic 

or Latino, 

any Race
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Housing Analysis A-10 July, 2014 

Exhibit	E‐2:	Foreign‐born	Population	 2000	U.S.	Census,	2011	ACS	5‐Year	Estimates*	

 
“2011 ACS” refers to the American Community Survey (ACS), five-year averages of 2007-2011. The 
ACS is the latest dataset from the Census Bureau that reports this data for city geographies, but it is 
sample data and sometimes carries high margins of error. Wherever available, we report 2010 Census 
data, which is a 100% count, not a sample, of population and housing units. 

2000 2011 ACS

Beaux Arts Village 9% 8%

Bellevue 25% 32%

Bothell 11% 14%

Clyde Hill 12% 15%

Hunts Point 8% 18%

Issaquah 12% 21%

Kenmore 10% 19%

Kirkland (incl annexations) n/a 19%

Kirkland (before annex.) 14% 19%

Inglewood‐Finn Hill CDP 12% 17%

Kingsgate CDP 17% 23%

Medina 9% 15%

Mercer Island 14% 17%

Newcastle 21% 25%

Redmond 21% 30%

Sammamish 10% 24%

Woodinville 14% 15%

Yarrow Point 6% 16%

EKC Cities 17% 25%

Seattle 17% 17%

King County 15% 20%

Washington 10% 13%
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Housing Analysis A-11 July, 2014 

Exhibit	E‐3:	Limited	English	Proficiency*	 	
	 2000	U.S.	Census,	2011	ACS	5‐Year	Estimates	

 

Beaux Arts Village 0% 0%

Bellevue 7% 9%

Bothell 2% 3%

Clyde Hill 1% 3%

Hunts Point 0% 5%

Issaquah 3% 6%

Kenmore 2% 5%

Kirkland (incl 2011 annexations) n/a 4%

Kirkland (before annexations) 3% 4%

Inglewood‐Finn Hill CDP 2% 2%

Kingsgate CDP 4% 7%

Medina 1% 3%

Mercer Island 3% 3%

Newcastle 6% 7%

Redmond 5% 7%

Sammamish 1% 3%

Woodinville 4% 1%

Yarrow Point 0% 0%

EKC cities (incl 2011 annexations) 4% 6%

Seattle 5% 6%

King County 5% 6%

Washington 3% 4%

20112000

*Limited English Proficiency means no one in the home 14 

years or older speaks English only or speaks English "very 

well." "Linguistic isolation" was the term used in the 2000 

Census for the same measure.

Percent of Households
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Housing Analysis A-12 July, 2014 

Exhibit	F‐1:	Household	Income	Distribution,	2011	 2011	ACS	5‐Year	Estimates	

 

Exhibit	F‐2:	Household	Incomes	 2000	U.S.	Census,	2011	ACS	5‐Year	Estimates	

 
Note: Neither F-1 nor F-2 take household size into account when classifying by percent of 
median income. 

Income category:

Less than 

$21,200

$21,200 to 

$35,299

$35,300 to 

$56,499

$56,500 to 

$70,599

$70,600 to 

$84,699

$84,700 and 

greater

Pct of County's median HH 

income:

Total 

Households

Very Low 

Income

<30%

Low Income

30‐50%

Moderate 

Income

50‐80%

80‐100%

of Median

100‐120%

of Median

Over 120% 

of Median

Median 

income

Beaux Arts Village 134                3% 2% 8% 6% 5% 76% $131,250

Bellevue 50,255          10% 8% 14% 9% 8% 51% $84,503

Bothell  13,569          9% 11% 18% 11% 8% 43% $70,935

Clyde Hill 952                4% 6% 4% 4% 5% 77% $197,917

Hunts Point 155                10% 1% 6% 3% 3% 77% $205,625

Issaquah 12,461          9% 6% 15% 9% 9% 51% $87,038

Kenmore 7,914            11% 9% 15% 9% 8% 48% $81,097

Kirkland (incl annexations) 37,684          8% 8% 14% 9% 9% 52% n/a

Kirkland (before annex.) 22,624          8% 8% 14% 9% 9% 52% $88,756

Inglewood‐Finn Hill CDP 9,559            7% 9% 13% 8% 9% 54% $91,839

Kingsgate CDP 5,501            10% 8% 15% 9% 8% 50% $82,210

Medina 1,037            6% 6% 4% 5% 4% 75% $176,354

Mercer Island 9,253            6% 7% 11% 6% 6% 64% $123,328

Newcastle 3,932            6% 6% 11% 8% 8% 61% $106,339

Redmond 23,048          9% 8% 11% 8% 9% 55% $92,851

Sammamish 14,583          3% 3% 7% 5% 5% 75% $135,432

Woodinville 4,350            7% 9% 15% 8% 8% 54% $91,049

Yarrow Point 364                5% 3% 7% 6% 7% 72% $153,056

EKC cities 179,691      8% 8% 13% 8% 8% 54% n/a

Seattle 282,480        17% 12% 17% 9% 7% 37% $61,856

King County 790,070        13% 11% 16% 10% 8% 42% $70,567

Washington 2,602,568    17% 16% 13% 15% 11% 28% $58,890
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Housing Analysis A-13 July, 2014 

Exhibit	G‐1:	Households	below	Poverty	Level	
	 1990,	2000	U.S.	Census;	2011	ACS	5‐Year	Estimates	

 

Exhibit	G‐2:	Elderly	Householders	below	Poverty	Level	
	 1990,	2000	U.S.	Census;	2011	ACS	5‐Year	Estimates	
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Housing Analysis A-14 July, 2014 

Exhibit	G‐3:	Households	below	Poverty	Level,*	2011	
	 2011	ACS	5‐Year	Estimates	

 
*The Census Bureau defines poverty levels for households of different sizes, ages of householders, and 
number of children. In 2011, the poverty threshold for a single adult under 65 years of age was $11,848; 
for two adults and no children, $14,657; for two adults and one child, $17,916; and for two adults and two 
children $23,021. 

Total Total Total

Beaux Arts Village 134              1% 105            0% 29                3%

Bellevue 50,255        6% 32,153      4% 18,102       10%

Bothell 13,569        6% 8,700         4% 4,869          10%

Clyde Hill 952              3% 850            2% 102             10%

Hunts Point 155              10% 138            9% 17                12%

Issaquah 12,461        3% 7,824         1% 4,637          6%

Kenmore 7,914           9% 5,270         7% 2,644          13%

Kirkland (incl annexations) 37,684        6% 22,806        4% 14,878        8%

Kirkland (before annex.) 22,624        6% 12,317        4% 10,307        8%

Inglewood‐Finn Hill CDP 9,559           5% 6,819           2% 2,740           12%

Kingsgate CDP 5,501           7% 3,670           8% 1,831           5%

Medina 1,037           3% 853            2% 184             9%

Mercer Island 9,253           4% 6,444         1% 2,809          11%

Newcastle 3,932           6% 2,851         5% 1,081          8%

Redmond 23,048        6% 13,471      4% 9,577          10%

Sammamish 14,583        3% 12,522      3% 2,061          5%

Woodinville 4,350           6% 2,740         3% 1,610          10%

Yarrow Point 364              3% 291            2% 73                8%

EKC Cities 179,691     6% 117,018   4% 62,673       9%

Seattle 282,480      13% 123,811    7% 158,669     17%

King County 790,070      10% 463,619    7% 326,451     14%

Washington 2,602,568  11% 1,683,102  8% 919,466      17%

Below 

Poverty 

Income

Below 

Poverty 

Income

Below 

Poverty 

Income

Other HouseholdsFamily HouseholdsAll Households
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Housing Analysis A-15 July, 2014 

Exhibit	H‐1:	Cost‐Burdened*	Households	
	 1990,	2000	U.S.	Census;	2011	ACS	5‐Year	Estimates	

 
* “Housing cost-burdened” means a household spending more than 30 percent of its income on housing 
costs. 

Exhibit	H‐2:	Housing	Cost	Burden	by	Income	 2011	ACS	5‐Year	Estimates	

 

1990 2000 2011 ACS 1990 2000 2011 ACS 1990 2000 2011 ACS

Beaux Arts 0% 0% 43% 14% 23% 30% 13% 23% 31%

Bellevue 41% 39% 36% 18% 25% 31% 28% 31% 34%

Bothell 36% 36% 47% 21% 27% 31% 27% 30% 37%

Clyde Hill 47% 44% 18% 18% 23% 30% 20% 24% 29%

Hunts Point 0% 48% 7% 32% 21% 49% 28% 25% 45%

Issaquah 40% 39% 41% 19% 25% 36% 31% 32% 38%

Kenmore 29% 36% 42% 23% 25% 37% 25% 29% 38%

Kirkland (incl annexations) n/a n/a 36% n/a n/a 38% n/a n/a 37%

Kirkland (before annex.) 35% 33% 33% 20% 26% 36% 27% 30% 35%

Inglewood‐Finn Hill 32% 31% 42% 19% 28% 40% 22% 29% 40%

Kingsgate CDP 43% 29% 41% 23% 27% 38% 29% 27% 39%

Medina 34% 26% 36% 21% 27% 29% 22% 27% 30%

Mercer Island 36% 35% 40% 18% 27% 26% 22% 29% 29%

Newcastle n/a 32% 35% n/a 26% 34% n/a 27% 34%

Redmond 34% 35% 31% 18% 24% 30% 25% 29% 31%

Sammamish n/a 36% 36% n/a 27% 31% n/a 28% 32%

Woodinville 37% 46% 52% 27% 28% 31% 29% 33% 39%

Yarrow Point 24% 50% 50% 22% 30% 39% 22% 31% 40%

EKC cities (incl annexations) 37% 36% 37% 20% 26% 33% 27% 30% 34%

Seattle 41% 40% 45% 17% 27% 34% 30% 34% 40%

King County 38% 38% 45% 18% 27% 35% 27% 32% 39%

Washington 37% 39% 47% 16% 26% 33% 25% 31% 38%

Renter households Owner households Renters & Owners Combined
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Housing Analysis A-16 July, 2014 

Exhibit	H‐3:	Housing	Cost	Burden	by	Tenure	
	 2000	U.S.	Census;	2011	ACS	5‐Year	Estimates	
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Housing Analysis A-17 July, 2014 

Exhibit	H‐4:	Severely	Cost‐Burdened*	Households	
	 2000	U.S.	Census;	2011	ACS	5‐Year	Estimates	

 

*“Severely cost-burdened” means a household spending more than 50 percent of its income on housing 
costs. 

2000 2011 ACS 2000 2011 ACS 2000 2011 ACS

Beaux Arts Village 0% 43% 10% 8% 10% 11%

Bellevue 17% 17% 9% 13% 12% 15%

Bothell 14% 23% 7% 9% 9% 14%

Clyde Hill 26% 7% 8% 15% 9% 14%

Hunts Point 9% 0% 8% 21% 8% 19%

Issaquah 13% 21% 9% 11% 11% 15%

Kenmore 15% 22% 8% 15% 10% 17%

Kirkland (incl annexations) n/a 15% n/a 14% n/a 14%

Kirkland (before annex.) 15% 13% 9% 15% 12% 14%

Inglewood‐Finn Hill CDP 12% 20% 9% 14% 10% 16%

Kingsgate CDP 9% 19% 7% 12% 7% 13%

Medina 11% 19% 13% 13% 13% 13%

Mercer Island 18% 24% 9% 10% 11% 13%

Newcastle 14% 18% 8% 11% 10% 13%

Redmond 13% 17% 7% 11% 10% 14%

Sammamish 15% 17% 8% 8% 9% 9%

Woodinville 27% 28% 7% 8% 13% 15%

Yarrow Point 0% 45% 13% 28% 12% 29%

EKC cities (incl annexations) 16% 18% 8% 12% 11% 14%

Seattle 17% 22% 9% 13% 14% 17%

King County 17% 22% 8% 13% 12% 17%

Washington 18% 23% 8% 12% 12% 16%

Renter Households Owner Households

Renter and Owners 

Combined
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Housing Analysis A-18 July, 2014 

Exhibit	I:	Jobs‐Housing	Balance*	 ARCH 

 

*“Jobs-housing balance” indicates the ratio of housing demand from local workforce to the local supply 
of housing.  A ratio of 1.0 means there is an amount of housing equal to the demand for housing from the 
local workforce.  A ratio greater than 1.0 means that local employment generates a demand for housing 
greater than the number of housing units. Housing demand is estimated by 1.4 jobs per household. 

 

1970 1980 1990 2000 2006 2031 Target 2031 Total

Bellevue 0.77 1.18 1.67 1.87 1.73 2.19 1.85

Bothell 0.53 0.54 1.45 1.15 1.11 1.14 1.12

Issaquah 0.50 0.89 1.32 2.16 1.54 2.48 1.91

Kenmore 0.43 0.39 0.61 0.46

Kirkland 0.43 0.59 0.86 1.34 1.04 1.74 1.24

Mercer Island 0.25 0.38 0.49 0.57 0.57 0.36 0.53

Newcastle 0.24 0.31 0.44 0.34

Redmond 0.66 1.08 1.54 2.53 2.77 1.61 2.39

Sammamish 0.31 0.26 0.32 0.28

Woodinville 0.78 1.06 0.80 2.74 2.45 1.19 1.91

Point Cities 0.19 0.11 0.24 0.22 0.28 0.05 0.28

EKC Cities 0.59 0.90 1.31 1.52 1.42 1.62 1.48

Unin. EKC 0.14 0.15 0.28 0.17 0.25 0.07 0.24

All East KC 0.48 0.69 1.00 1.25 1.27 1.57 1.35

Seattle 1.04 1.26 1.42 1.41 1.23 1.22 1.23

King County 0.83 1.00 1.13 1.20 1.06 1.31 1.12
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Housing Analysis A-19 July, 2014 

Exhibit	J‐1:	Employment	by	Sector,	2012	 Puget	Sound	Regional	Council	

 
* suppressed for confidentiality. 
“Const/Res:” construction and resource industries; “FIRE:” finance, insurance, and real estate industries; “WTU:” 
wholesale, transportation, and utilities industries. 
The dataset for March of each year is presented here as a representative month when seasonal fluctuations are 
minimized. The unit of measurement is jobs, rather than working persons or proportional full-time employment 
(FTE) equivalents; part-time and temporary positions are included. To provide more accurate workplace reporting, 
PSRC gathers supplemental data from the Boeing Company, the Office of Washington Superintendent of Public 
Instruction (OSPI), and governmental units throughout the central Puget Sound region (PSRC). 

City Const/Res FIRE

Manufac‐

turing Retail Services WTU

Govern‐

ment Education Total

Beaux Arts * 0 0 0 * 0 2 0 13

Pct of total * 0% 0% 0% * 0% 15% 0% 100%

Bellevue 4,318 10,379 5,827 12,694 73,872 7,811 4,030 4,090 123,022

Pct of total 4% 8% 5% 10% 60% 6% 3% 3% 100%

Bothell 466 1,608 786 760 5,984 1,442 463 1,275 12,784

Pct of total 4% 13% 6% 6% 47% 11% 4% 10% 100%

Clyde Hill 12 6 0 0 351 19 14 197 599

Pct of total 2% 1% 0% 0% 59% 3% 2% 33% 100%

Hunts Point 0 * 0 0 21 * 4 0 29

Pct of total 0% * 0% 0% 72% * 14% 0% 100%

Issaquah 507 683 1,114 2,997 12,505 1,540 778 638 20,761

Pct of total 2% 3% 5% 14% 60% 7% 4% 3% 100%

Kenmore 300 127 32 375 1,634 314 120 492 3,392

Pct of total 9% 4% 1% 11% 48% 9% 4% 15% 100%

Kirkland 2,176 2,584 1,422 4,172 20,256 2,077 4,136 1,890 38,712

Pct of total 6% 7% 4% 11% 52% 5% 11% 5% 100%

Medina * 18 * 28 193 6 26 0 282

Pct of total * 6% * 10% 68% 2% 9% 0% 100%

Mercer Island 257 1,289 32 504 3,374 200 294 631 6,580

Pct of total 4% 20% 0% 8% 51% 3% 4% 10% 100%

Newcastle 53 73 34 225 1,337 89 42 178 2,030

Pct of total 3% 4% 2% 11% 66% 4% 2% 9% 100%

Redmond 2,193 1,592 7,239 4,029 56,724 3,908 1,010 919 77,615

Pct of total 3% 2% 9% 5% 73% 5% 1% 1% 100%

Sammamish 156 130 11 418 2,577 245 234 1,241 5,012

Pct of total 3% 3% 0% 8% 51% 5% 5% 25% 100%

Woodinville 1,622 307 2,479 1,490 4,261 1,146 193 349 11,848

Pct of total 14% 3% 21% 13% 36% 10% 2% 3% 100%

Yarrow Point 0 * * * 34 * 5 0 91

Pct of total * * * * 37% * 5% 0% 100%

EKC Cities 12,060 18,796 18,976 27,692 183,123 18,797 11,351 11,900 302,770

Pct of total 4% 6% 6% 9% 60% 6% 4% 4% 100%

Seattle 16,485 31,615 25,644 41,497 257,398 28,794 46,681 35,204 483,318

Pct of total 3% 7% 5% 9% 53% 6% 10% 7% 100%

King County 47,474 62,648 101,121 107,890 567,264 100,053 86,212 70,971 1,143,633

Pct of total 4% 5% 9% 9% 50% 9% 8% 6% 100%
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Housing Analysis A-20 July, 2014 

Exhibit	J‐2:	Average	Wages	by	Sector,	2010	 Puget	Sound	Regional	Council	

 
* suppressed for confidentiality. 
“Const/Res:” construction and resource industries; “FIRE:” finance, insurance, and real estate industries; 
“WTU:” wholesale, transportation, and utilities industries. 

Const/Res FIRE
Manufac‐

turing
Retail Services WTU

All Private 

Sectors

Total 

Private 

Jobs

Beaux Arts  *             ‐                       ‐              ‐   $51,761              ‐   $52,385 12                

Bellevue $68,619 $77,679 $83,884 $34,403 $74,166 $86,844 $71,321 111,804   

Bothell $55,635 $54,088 $75,867 $36,061 $54,817 $112,821 $62,618 10,751     

Clyde Hill  *   *  *  *  $43,966 $94,703 $45,579 402           

Hunts Point                  ‐   $67,947           ‐             ‐   $50,655             ‐   $53,067 30              

Issaquah $57,941 $60,614 $78,130 $30,687 $78,999 $80,378 $69,981 18,091     

Kenmore $50,889 $30,601 $45,256 $27,686 $30,302 $49,893 $35,468 2,893        

Kirkland $64,309 $71,926 $70,529 $35,756 $55,826 $101,496 $59,059 25,551     

Medina  *  $59,032                     ‐   $33,880 $54,442 $125,156 $53,851 265             

Mercer Island $58,581 $80,880 $45,512 $30,277 $39,722 $86,168 $51,629 5,721        

Newcastle $34,641 $30,932 $37,813 $30,142 $31,575 $64,493 $34,717 1,418        

Redmond $59,772 $52,902 $77,627 $27,648 $122,362 $76,778 $107,075 74,937     

Sammamish $42,682 $42,437 $28,486 $26,152 $36,600 $112,491 $40,005 3,222        

Woodinville $58,758 $45,449 $43,753 $27,630 $36,749 $58,351 $43,132 10,869     

Yarrow Point $33,142  *  *  *  $32,333  *  $33,148 73              

EKC cities $62,679 $71,845 $74,534 $32,486 $85,248 $84,743 $77,268 266,009  

Seattle $68,862 $80,557 $67,803 $45,707 $56,341 $67,004 $59,450 379,142   

King County $59,672 $71,746 $74,576 $36,188 $61,071 $65,402 $60,830 942,055   

Region $53,939 $65,986 $73,586 $32,675 $53,627 $61,510 $54,931 1,390,343 
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Housing Analysis A-21 July, 2014 

Exhibit	K‐1:	Households	Receiving	Supplemental	Security	Income*	
	 2000	U.S.	Census;	2011	ACS	5‐Year	Estimates	

 
*Supplemental Security Income (SSI) is a nationwide federal assistance program administered by the 
Social Security Administration that guarantees a minimum level of income for needy aged, blind, or 
disabled individuals. Although administered by the Social Security Administration, SSI is funded from 
the U.S. Treasury general funds, not the Social Security trust fund. 

Households Pct Households Pct

Beaux Arts Village ‐                 0% 2                     1%

Bellevue 958                2% 1,189             2%

Bothell 248                2% 286                2%

Clyde Hill 12                   1% 16                   2%

Hunts Point 3                     2% ‐                 0%

Issaquah 91                   2% 184                1%

Kenmore 147                2% 224                3%

Kirkland (incl annexations) n/a n/a 727                2%

Kirkland (before annex.) 333                2% 385                2%

Inglewood‐Finn Hill CDP 98                   1% 200                2%

Kingsgate CDP 121                3% 142                3%

Medina 14                   1% ‐                 0%

Mercer Island 127                2% 140                2%

Newcastle 32                   1% 68                   2%

Redmond 283                1% 444                2%

Sammamish 100                1% 145                1%

Woodinville 51                   1% 103                2%

Yarrow Point 4                     1% 4                     1%

EKC Cities 2,403            2% 3,917            2%

Seattle 9,428             4% 8,847             3%

King County 21,426          3% 23,811          3%

Washington 84,750          4% 101,364        4%

2011 ACS2000
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Housing Analysis A-22 July, 2014 

Exhibit	K‐2:	Population	in	Group	Quarters	 1990,	2000,	2010	U.S.	Census	

 

Per 1,000 

Pop.

Beaux Arts Village ‐            ‐            ‐           ‐           

Bellevue 569           791           1,110       9.1           

Bothell 127           216           321          9.6           

Clyde Hill ‐            ‐            ‐           ‐           

Hunts Point ‐            ‐            ‐           ‐           

Issaquah 193           227           443          14.6         

Kenmore 40             87             123          6.0           

Kirkland (incl annexations) n/a n/a 998          11.8         

Kirkland (before annex.) 794           848           630          12.9         

Inglewood‐Finn Hill CDP 181           140           177          7.8           

Kingsgate CDP 24             24             191          14.6         

Medina ‐            ‐            ‐           ‐           

Mercer Island 83             279           68             3.0           

Newcastle 15             33             3.2           

Redmond 379           833           274          5.1           

Sammamish ‐            99             2.2           

Woodinville ‐            23             47             4.3           

Yarrow Point ‐            ‐            ‐           ‐           

EKC cities (incl annexations) 2,185       3,319       3,148      7.7          

Seattle 21,199     26,655     24,925    41.0         

King County 30,512     37,619     37,131    19.2         

Washington 120,531   136,382   139,375  20.7         

2010

1990 2000
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Housing Analysis A-23 July, 2014 

Exhibit	K‐3:	Characteristics	of	Homeless	Families,	King	County,	2012	
	 Committee	to	End	Homelessness	

 

Exhibit	K‐4:	One‐Night	Count	Summary,	King	County,	2012	
	 Seattle‐King	County	Coalition	on	Homelessness	

 

Families interviewed and assessed 3,788       

Families placed into shelter or housing 757           

Interpreter needed at assessment interview 539           

Languages spoken to interpreters 34             

Stayed in places not meant for human habitation 7%

Couch surfed or double‐up 56%

Emergency housing with a shelter or hotel voucher 14%

Rented housing with no subsidy 10%

Stayed in a hotel without a voucher 4%

Homeless for the first time 69%

Recent positive work history 53%

Never been evicted 67%

High school diploma or more 72%

No criminal history 86%

Street Count 2,594        29%

Emergency Shelter 2,682        30%

Transitional Housing 3,554        40%

Total 8,830        100%

H.57



Housing Analysis A-24 July, 2014 

Exhibit	K‐5:	One‐Night	Count	of	Unsheltered	Homeless	Individuals,	2014	
	 Seattle‐King	County	Coalition	on	Homelessness	

 

Exhibit	K‐6:	School‐reported	Homeless	Children	
	 Office	of	Superintendent	of	Public	Instruction	

 

Seattle Kent

North 

End Eastside

White 

Center

Federal 

Way Renton

Night 

Owl 

Buses Auburn Total

Men 683            30              6                70              14              28              16              92              6                945           

Women 168            3                ‐            25              1                3                2                11              ‐            213           

Gender unknown 1,527        30              20              83              29              81              72              2                91              1,935       

Minor (under 18) 14              ‐            ‐            ‐            2                1                ‐            7                ‐            24             

Total, 2014 2,392        63              26              178           46              113           90              112           97              3,117       

Benches 51              2                ‐            ‐            1                ‐            2                ‐            ‐            56             

Parking garages 14              ‐            ‐            ‐            ‐            1                ‐            ‐            ‐            15             

Cars/trucks 730            19              16              65              12              55              38              ‐            49              984           

Structures 357            8                ‐            10              21              4                10              ‐            2                412           

Under roadways 228            1                ‐            6                ‐            3                6                ‐            5                249           

Doorways 206            10              ‐            3                ‐            2                7                ‐            ‐            228           

City parks 54              3                ‐            ‐            2                ‐            2                ‐            27              88             

Bushes/undergrowth 64              3                5                2                2                19              19              ‐            4                118           

Bus stops 22              2                ‐            ‐            1                1                ‐            ‐            ‐            26             

Alleys 43              2                ‐            ‐            ‐            2                ‐            ‐            ‐            47             

Walking around 244            12              5                2                7                18              5                ‐            9                302           

Other 379            1                ‐            90              ‐            8                1                112           1                592           

Total, 2014 2,392        63              26              178           46              113           90              112           97              3,117       

Total, 2013 1,989        53              106           197           51              118           83              82              57              2,736       

Total, 2012 1,898        104           31              138           55              77              73              174           44              2,594       

Total, 2011 1,753        108           35              146           54              124           71              106           45              2,442       

Total, 2010 1,986        60              45              141           47              181           84              165           50              2,759       

Total, 2009 1,977        193           23              158           39              116           90              171           60              2,827       

District Name

Pre‐K 

and K

Grades

1‐6

Grades

7‐8

Grades

9‐12 Shelters

Doubled 

Up

Un‐

sheltered

Hotel 

Motel Total

Bellevue 17            85            30            59            84            91            8                 8              191         

Issaquah 11            67            20            26            49            74            ‐             1              124         

Lake Washington 49            120          37            53            90            136          22              11            259         

Mercer Island 1              4              ‐          4              1              7              ‐             1              9             

Northshore 12            101          27            65            54            124          17              10            205         

EKC schools 90           377         114         207         278         432         47              31           788        

Seattle 163          860          313          1,034      1,678      587          31              74            2,370     

King County 551          2,742      854          2,041      2,476      3,143      180            389          6,188     

Washington 3,322      13,747    4,053      9,487      6,527      21,153    1,254        1,675      30,609   

EKC schools, 2011‐12 86 338 94 178 273 372 42 9 696

EKC schools, 2010‐11 89 340 74 191 337 336 16 5 694

EKC schools, 2009‐10 66 285 85 178 254 331 14 15 614

EKC schools, 2008‐09 56 252 74 123 258 227 5 15 505

EKC schools, 2007‐08 60 255 60 112 210 248 7 22 487

2012‐2013 School Year
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Housing Analysis A-25 July, 2014 

Exhibit	L‐1:	Housing	Types	 1990,	2000	U.S.	Census;	2011	ACS	5‐Year	Estimates	

 

Total

1, 

detached

1 to 19, 

attached

20 or 

more

Other 

(incl. MH)

Beaux Arts, 1990 117              100% 0% 0% 0%

2000 123              97% 3% 0% 0%

2011 ACS 136              100% 0% 0% 0%

Bellevue, 1990 37,430        55% 30% 14% 1%

2000 48,303        54% 28% 19% 0%

2011 ACS 53,978        50% 29% 21% 0%

Bothell, 1990 5,158           48% 26% 7% 19%

2000 12,362        54% 24% 10% 12%

2011 ACS 14,195        55% 24% 10% 11%

Clyde Hill, 1990 1,081           100% 0% 0% 0%

2000 1,074           100% 0% 0% 0%

2011 ACS 991              98% 1% 1% 0%

Hunts Point, 1990 204              99% 1% 0% 0%

2000 186              97% 3% 0% 0%

2011 ACS 204              100% 0% 0% 0%

Issaquah, 1990 3,311           50% 34% 13% 3%

2000 5,086           45% 42% 12% 1%

2011 ACS 13,511        41% 43% 16% 0%

Kenmore, 1990 3,781           60% 11% 18% 11%

2000 7,488           67% 15% 14% 5%

2011 ACS 8,400           66% 16% 13% 6%

Kirkland, 1990 18,061        49% 37% 13% 1%

2000 21,939        44% 37% 18% 0%

2011 ACS 24,267        43% 37% 19% 0%

2011 ACS (incl annex.) 39,820        54% 32% 13% 0%

Inglewood‐Finn Hill CDP 10,361        82% 16% 2% 0%

2000 8,511           79% 16% 5% 0%

2011 ACS 9,868           77% 20% 3% 0%

Kingsgate CDP, 1990 4,852           70% 24% 5% 1%

2000 4,373           68% 25% 6% 0%

2011 ACS 5,685           61% 32% 6% 1%

Medina, 1990 1,172           99% 1% 0% 0%

2000 1,160           100% 0% 0% 0%

2011 ACS 1,102           98% 1% 0% 1%
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Housing Analysis A-26 July, 2014 

Exhibit	L‐1:	Housing	Types	[continued]	

 

Total

1, 

detached

1 to 19, 

attached

20 or 

more

Other 

(incl. MH)

Mercer Island, 1990 8,321           79% 13% 7% 0%

2000 8,806           78% 11% 11% 0%

2011 ACS 9,850           72% 11% 17% 0%

Newcastle, 1990 n/a n/a n/a n/a n/a

2000 3,169           74% 12% 13% 1%

2011 ACS 4,061           67% 16% 16% 1%

Redmond, 1990 14,972        49% 37% 12% 2%

2000 20,296        41% 39% 18% 2%

2011 ACS 24,689        40% 40% 18% 2%

Sammamish, 1990 n/a n/a n/a n/a n/a

2000 11,682        92% 6% 1% 1%

2011 ACS 15,396        86% 11% 3% 0%

Woodinville, 1990 7,750           84% 8% 5% 3%

2000 3,494           61% 22% 13% 4%

2011 ACS 4,646           54% 23% 21% 2%

Yarrow Point, 1990 385              98% 1% 0% 1%

2000 395              97% 3% 0% 0%

2011 ACS 423              99% 1% 0% 0%

EKC Cities, 1990 101,743     58% 28% 12% 2%

2000 145,563     57% 27% 15% 2%

2011 ACS 175,849     54% 28% 16% 2%

Seattle, 1990 249,032      52% 27% 20% 1%

2000 270,536      49% 26% 24% 1%

2011 ACS 304,164      45% 26% 28% 0%

King County, 1990 647,343      58% 24% 14% 4%

2000 742,237      57% 24% 16% 3%

2011 ACS 844,169      56% 25% 17% 2%

Washington, 1990 2,032,378  62% 20% 8% 10%

2000 2451075 62% 19% 9% 9%

2011 ACS 2,861,985  63% 20% 9% 7%
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Housing Analysis A-27 July, 2014 

Exhibit	L‐2:	Single‐family	and	Multi‐family	Permit	Activity	 	
	 King	County,	PSRC,	and	ARCH	

 
Units are net of demolitions. 

Exhibit	L‐3:	Tenure	of	New	Attached	Housing	 ARCH 
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Housing Analysis A-28 July, 2014 

Exhibit	L‐4:	Homeownership	 1990,	2000,	2010	U.S.	Census	

 

Exhibit	L‐5:	Homeownership	 1980,	1990,	2000,	2010	U.S.	Census	

 

1990 2000 2010 1990 2000 2010

Beaux Arts Village 119           121           113         Medina  1,129          1,111           1,061        

Owner‐occupied 97% 96% 92% Owner‐occupied 91% 92% 89%

Bellevue 35,756     45,836     50,355   Mercer Island  8,007          8,437           9,109        

Owner‐occupied 58% 61% 59% Owner‐occupied 79% 80% 72%

Bothell  4,919       11,923     13,497   Newcastle  n/a 3,028           4,021        

Owner‐occupied 65% 68% 66% Owner‐occupied n/a 76% 74%

Clyde Hill 1,063       1,054       1,028     Redmond  14,153       19,102        22,550     

Owner‐occupied 95% 96% 92% Owner‐occupied 58% 55% 54%

Hunts Point  187           165           151         Sammamish  n/a 11,131        15,154     

Owner‐occupied 88% 87% 90% Owner‐occupied n/a 90% 88%

Issaquah 3,170       4,840       12,841   Woodinville* 7,479          3,512           4,478        

Owner‐occupied 48% 59% 66% Owner‐occupied 82% 73% 65%

Kenmore  3,519       7,307       7,984     Yarrow Point  371             379             374           

Owner‐occupied 67% 72% 74% Owner‐occupied 90% 94% 93%

Kirkland (incl annexations) n/a n/a 36,074     EKC cities (incl annexations) 97,083        138,682     178,790    

Owner‐occupied 64% Owner‐occupied 63% 66% 65%

Kirkland (before annex.) 17,211     20,736     22,445     Seattle  236,702     258,499      283,510   

Owner‐occupied 55% 57% 57% Owner‐occupied 49% 48% 48%

Inglewood‐Finn Hill CDP 10,074     8,306       8,751     King County 615,792     710,916      789,232   

Owner‐occupied 76% 77% 76% Owner‐occupied 63% 60% 59%

Kingsgate CDP 4,729       4,314       4,878     Washington State 1,872,431 2,271,398  2,620,076

Owner‐occupied 74% 77% 77% Owner‐occupied 63% 65% 64%

*Woodinville figures for 1990 comprise an area called the "Woodinville Census‐Defined Place" (CDP), before the city of 

Woodinville incorporated. The CDP was larger than the incorporated city; hence, the 1990 figures are usually larger than the 

2000 figures.

Occupied Housing Units Occupied Housing Units
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Housing Analysis A-29 July, 2014 

Exhibit	M‐1:	Affordable	Housing	Stock,	2010	
	 2010	CHAS	5‐Year	Estimates*	

	

* “CHAS Data” are a special tabulation of estimates from the American Community Survey (ACS) 
produced by the U.S. Census Bureau for the U.S. Department of Housing and Urban Development 
(HUD). Originally created for local governments to use in their Consolidated Planning processes, HUD 
also uses some of these data in allocation formulas for distributing funds to local jurisdictions. This 
dataset represents the five-year averages of 2006-2010. 

“Affordability” means the percentage of rented units having gross rents (contract rents plus utilities, 
adjusted for number of bedrooms) within the means of a household’s income at the given level of Area 
Median Income (AMI); or in the case of ownership housing, the percentage of units having value 
(estimated by the owner and adjusted for number of bedrooms) within the means of a household’s income 
at the given level of AMI. 

Occupied 

Housing 

Units

<30% AMI 

(all rental)

31 ‐ 50% 

AMI 

(combo)

All Units 

under 50% 

AMI 

(combo)

51 ‐ 80% 

AMI 

(combo)

81 ‐ 100% 

AMI 

(combo)

Over 100% 

AMI (all 

owner)

Beaux Arts Village 136                   0% 0% 0% 0% 10% 90%

Bellevue 49,965             2% 5% 7% 20% 19% 54%

Bothell 13,379             1% 10% 12% 21% 17% 50%

Clyde Hill 895                   2% 0% 3% 1% 7% 89%

Hunts Point 166                   7% 5% 12% 2% 2% 83%

Issaquah 11,889             3% 3% 6% 15% 24% 56%

Kenmore 7,853               3% 10% 13% 15% 7% 65%

Kirkland (incl 2011 annexations) 36,165             2% 4% 7% 16% 19% 59%

Kirkland 21,983             2% 4% 7% 18% 23% 53%

Inglewood‐Finn Hill CDP 8,860               1% 3% 4% 14% 11% 71%

Kingsgate CDP 5,322               4% 6% 10% 11% 17% 61%

Medina 1,041               3% 0% 3% 2% 10% 85%

Mercer Island 9,154               2% 2% 5% 6% 15% 74%

Newcastle 3,853               0% 2% 2% 15% 14% 69%

Redmond 22,329             2% 5% 7% 21% 26% 45%

Sammamish 14,160             0% 1% 2% 4% 8% 86%

Woodinville 4,314               2% 4% 5% 25% 13% 56%

Yarrow Point 333                   0% 4% 4% 2% 2% 91%

EKC cities (incl 2011 annexations) 175,632          2% 5% 7% 17% 18% 59%

Seattle 275,929           6% 12% 18% 22% 14% 45%

King County 773,260           4% 11% 15% 20% 15% 50%

Washington state 2,549,365       4% 14% 18% 25% 16% 41%

United States 114,139,849  5% 22% 27% 30% 15% 29%
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Exhibit	M‐2:	Affordable	Housing	Stock	by	Tenure,	2010	
	 2010	CHAS	5‐Year	Estimates	

 

 

Exhibit	N‐1:	Affordability	of	New	Multi‐family	Housing	 ARCH 

 

Total

Less than 

50% AMI

50% to 

80% AMI

80% to 

100% AMI

Greater 

than 100% 

AMI Total

Less than 

30% AMI

30% to 

50% AMI

50% to 

80% AMI

Greater 

than 80% 

AMI

Beaux Arts Village 122                 0% 0% 0% 100% 14                   0% 0% 0% 100%

Bellevue 29,145           2% 1% 5% 92% 20,820           6% 8% 47% 39%

Bothell 8,740             8% 5% 10% 77% 4,639             4% 14% 52% 31%

Clyde Hill 820                 0% 1% 1% 98% 75                   27% 0% 0% 73%

Hunts Point 146                 5% 0% 0% 95% 20                   60% 0% 20% 20%

Issaquah 7,630             1% 2% 10% 87% 4,259             9% 5% 39% 48%

Kenmore 5,769             5% 2% 4% 88% 2,084             11% 24% 52% 14%

Kirkland (incl 2011 annexations) 24,157           2% 2% 8% 88% 12,008           7% 9% 43% 41%

Kirkland 13,144           2% 1% 8% 89% 8,839             6% 8% 42% 44%

Inglewood‐Finn Hill CDP 6,885             1% 2% 5% 91% 1,975             6% 7% 55% 31%

Kingsgate CDP 4,128             3% 4% 14% 79% 1,194             19% 17% 35% 29%

Medina 890                 0% 0% 0% 99% 151                 19% 0% 13% 68%

Mercer Island 7,030             1% 1% 1% 96% 2,124             11% 5% 23% 62%

Newcastle 2,873             1% 2% 4% 93% 980                 1% 5% 52% 42%

Redmond 11,819           5% 2% 8% 86% 10,510           4% 5% 43% 47%

Sammamish 12,595           1% 0% 2% 97% 1,565             4% 2% 34% 61%

Woodinville 2,789             1% 4% 8% 87% 1,525             4% 10% 63% 23%

Yarrow Point 307                 1% 0% 0% 99% 26                   0% 38% 31% 31%

EKC cities (incl 2011 annexations 114,832        3% 2% 6% 90% 60,800          6% 8% 45% 41%

Seattle 136,304        2% 1% 5% 92% 139,625        12% 22% 43% 24%

King County 466,690        4% 4% 9% 82% 306,570        10% 22% 45% 23%

Washington 1,660,550     8% 13% 16% 63% 888,815        11% 24% 48% 16%

United States 76,399,129  22% 22% 13% 43% 37,740,720  14% 23% 44% 19%

Owner‐occupied Renter‐occupied
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Exhibit	N‐2:	Affordability	of	New	Multi‐family	Housing,	1994–2011	 ARCH 

 
(1) Includes surveyed housing and senior housing with services (e.g. nursing homes, assisted living, 
congregate care). 
Other notes: Affordability based on survey of new attached housing by ARCH.  Does not include 
special senior housing or housing receiving public financial support. 

Survey affordability not available for all attached housing units. 

Newcastle data begins in 1998.  Clyde Hill, Kenmore, and Sammamish data begin in 2001. 

Total (1)

<50% of 

median

51% ‐ 

80% of 

median

81% ‐ 

100% of 

median

101% ‐ 

120% of 

median

>120% of 

median

Units 

surveyed

Bellevue 9,075 18 1,205 1,380 830 4,782 8,215

Pct of surveyed 0% 15% 17% 10% 58%

Bothell 2,406 40 653 419 352 199 1,663

Pct of surveyed 2% 39% 25% 21% 12%

Issaquah 3,453 0 251 556 451 877 2,135

Pct of surveyed 0% 12% 26% 21% 41%

Kenmore 237 0 51 127 57 2 237

Pct of surveyed 0% 22% 54% 24% 1%

Kirkland 3,215 43 238 436 550 1,254 2,521

Pct of surveyed 2% 9% 17% 22% 50%

Mercer Island 1,314 0 10 188 406 454 1,058

Pct of surveyed 0% 1% 18% 38% 43%

Newcastle 133 0 0 4 72 57 133

Pct of surveyed 0% 0% 3% 54% 43%

Redmond 3,935 45 350 1,100 906 1,107 3,508

Pct of surveyed 1% 10% 31% 26% 32%

Sammamish 705 0 0 0 0 0 0

Pct of surveyed 0% 0% 0% 0% 0%

Woodinville 1,145 0 153 195 101 104 553

Pct of surveyed 0% 28% 35% 18% 19%

Total 25,618 146 2,911 4,405 3,725 8,836 20,023

Pct of surveyed 1% 15% 22% 19% 44%
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Exhibit	O:	Housing	Units	in	2011	by	Year	Built	 2011	ACS	5‐Year	Estimates 

 

1959 or 

earlier

1960 to 

1979

1980 to 

1999

2000 or 

later

Beaux Arts Village 65% 21% 4% 9%

Bellevue 14% 42% 33% 12%

Bothell 8% 33% 45% 14%

Clyde Hill 25% 47% 16% 12%

Hunts Point 37% 29% 27% 6%

Issaquah 5% 17% 39% 39%

Kenmore 17% 38% 30% 15%

Kirkland (incl annexations) 8% 42% 38% 11%

Kirkland (before annex.) 10% 33% 43% 14%

Inglewood‐Finn Hill CDP 7% 55% 31% 8%

Kingsgate CDP 2% 63% 29% 6%

Medina 37% 35% 17% 11%

Mercer Island 26% 40% 19% 15%

Newcastle 3% 17% 51% 29%

Redmond 2% 33% 47% 17%

Sammamish 3% 16% 53% 27%

Woodinville 3% 19% 60% 18%

Yarrow Point 36% 35% 18% 11%

EKC cities (incl annexations) 10% 35% 39% 17%

Seattle 52% 19% 17% 12%

King County 29% 28% 29% 14%

Washington 25% 28% 32% 15%
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Exhibit	P‐1:	(1st	Quarter)	Home	Sales	Prices	
	 Central	Puget	Sound	Real	Estate	Research	Committee	
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Exhibit	P‐2:	Rent	Prices	and	Vacancy	Rates	 Dupre+Scott	Apartment	Advisors	

 

2013

2000 ‐ 

2010

2010‐

2013

Bellevue‐ East Avg Rent $535 $845 $806 $1,039 $1,217 23.0% 17.1%

Vacancy 3.0% 3.6% 5.7% 3.2% 2.3%

Bellevue‐ West Avg Rent $640 $1,114 $1,040 $1,416 $1,685 27.1% 19.0%

Vacancy 2.8% 4.3% 5.1% 3.2% 3.1%

Bothell Avg Rent $532 $826 $824 $976 $1,094 18.2% 12.1%

Vacancy 3.4% 3.1% 6.8% 3.6% 5.0%

Factoria Avg Rent $595 $948 $973 $1,136 $1,311 19.8% 15.4%

Vacancy 3.2% 4.0% 7.2% 5.3% 4.0%

Issaquah Avg Rent $635 $1,141 $1,079 $1,253 $1,387 9.8% 10.7%

Vacancy 5.6% 5.6% 10.0% 4.1% 3.0%

Juanita Avg Rent $571 $934 $895 $1,084 $1,209 16.1% 11.5%

Vacancy 3.2% 4.3% 6.3% 5.5% 3.2%

Kirkland Avg Rent $624 $1,122 $1,306 $1,403 $1,514 25.0% 7.9%

Vacancy 5.2% 6.3% 5.9% 6.0% 4.3%

Mercer Island Avg Rent $539 $941 $1,102 $1,443 $1,597 53.3% 10.7%

Vacancy 0.8% 2.4% 6.2% 4.5% 5.7%

Redmond Avg Rent $589 $1,010 $989 $1,207 $1,361 19.5% 12.8%

Vacancy 5.2% 4.1% 5.1% 4.4% 3.8%

Woodinville‐TL Avg Rent $546 $866 $778 $1,040 $1,171 20.1% 12.6%

Vacancy 5.1% 4.5% 6.4% 3.8% 4.8%

EKC cities Avg Rent n/a n/a $953 $1,192 $1,362 n/a 14.3%

Vacancy n/a n/a 6.3% 4.1% 3.8%

King County Avg Rent $501 $792 $845 $1,033 $1,173 30.4% 13.6%

Vacancy 4.4% 3.7% 6.7% 4.9% 3.3%

KC Median Income $41,500 $65,800 $77,900 $85,600 $86,700 30.1% 1.3%

Pct Change

Market Area 200520001990 2010
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Exhibit	Q‐1:	New	Accessory	Dwelling	Units	(ADUs),	1994–2011	
	 Puget	Sound	Regional	Council	

 

Exhibit	Q‐2:	Adult	Family	Homes	and	Assisted	Senior	Housing,	2013	
	 Washington	Department	of	Social	and	Health	Services	

 

TOTAL

ADUs per 

1,000 SF 

Detached 

Homes

Beaux Arts 2           14.7               

Bellevue 109      4.0                 

Bothell 2           0.3                 

Clyde Hill 3           3.1                 

Hunts Point ‐       ‐                 

Issaquah 36         6.4                 

Kenmore 33         6.0                 

Kirkland 123      11.7               

Medina 1           0.9                 

Mercer Island 218      30.8               

Newcastle 26         9.5                 

Redmond 11         1.1                 

Sammamish 10         0.8                 

Woodinville 1           0.4                 

Yarrow Point ‐       ‐                 

EKC cities Total 575      6.1                

Combined Beds

Facilities Beds Facilities Beds Facilities Beds Facilities Beds per 1,000 Seniors

Bellevue 126 724           2                183           11             685           2                227           58.7                         

Bothell 76 438           1                99             5                349           1                120           122.6                       

Issaquah 16 89             3                293           4                267           1                133           115.8                       

Kenmore 21 117           ‐            ‐            2                106           ‐            ‐            43.3                         

Kirkland 60 333           1                190           6                397           ‐            ‐            82.9                         

Mercer Island 7                34             2                143           4                178           ‐            ‐            46.0                         

Newcastle 4                24             ‐            ‐            2                75             ‐            ‐            45.0                         

Redmond 25             139           2                200           7                502           2                2,472       328.0                       

Sammamish 11             63             ‐            ‐            ‐            ‐            ‐            ‐            8.3                           

Woodinville 10             59             2                12             4                75             1                91             92.6                         

Total 356           2,020       13             1,120       45             2,634       7                3,043       85.5                         

Licensed Adult 

Family Homes

Licensed Nursing 

Homes

Licensed Assisted 

Living Facilities

Independent 

Living/ Other
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Exhibit	Q‐3:	Subsidized	Housing	and	Housing	with	Rent	or	Resale	Covenants,	
2010	 ARCH 

 
1. Families living in HUD‐funded units pay 30% of their incomes to the Housing Authority for rent. 
2. Families pay rent set according to a percentage of area median income (usually 60% AMI, or less). 
3. Families pay rent set according to a percentage of area median income (usually 80% AMI, or less). 
4. Families rent apartments at Fair Market Value using 30% of their incomes, and pay the balance with 
vouchers. 
5. Includes publicly funded prior to or outside ARCH and old privately owned HUD subsidized. 
6. Incentives do not include ADUs because no covenant. 

Exhibit	Q‐4:	East	King	County	Efforts	toward	10‐Year	Plan	to	End	Homelessness	
	 Eastside	Homeless	Advisory	Committee 

 

City

HUD

(1)

Tax 

Credits (2)

Bonds

(3)

Vouchers 

(4) Total

Bellevue 387             396             913             978             850             242             223             3,989         

Bothell 62                119             114             69                18                ‐              382            

Issaquah 40                111             325             162             104             742            

Kenmore   91                83                70                ‐              244            

Kirkland 182             218             186             215             31                832            

Mercer Island ‐              5                  59                ‐              64               

Newcastle   ‐              12                ‐              12               

Redmond 142             253             747             104             185             1,431         

Sammamish   ‐              28                ‐              ‐              28               

Woodinville 30                28                100             20                178            

Total Units 934             515             913             1,735          2,431          811             563             7,902         

Percent 12% 7% 12% 22% 31% 10% 7%

King County Housing Authority

ARCH 

Trust Fund

Privately‐

Owned

(5)

City 

Incentives 

(6)

Existing in 

2005

Dedicated 

Units or 

Beds

Leasing 

Existing 

Housing

In

Develop‐

ment

Total 

Increase Goal

Single Adults 30               21               100                 23               144             820            

Families 134             113             46                   16               175             930            

Youth and Young Adults 67               31               21                   10               62               96              

Total 231             165             167                 49               381             1,846        
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Exhibit	R‐1:	Housing	and	Employment	Targets,	2006–2031	 King	County 

 

Jurisdiction Housing Units Employees

Beaux Arts Village 3 3

Bellevue 17,000 53,000

Bothell (King Co. part) 3,000 4,800

Clyde Hill 10 0

Hunts Point 1 0

Issaquah 5,750 20,000

Kenmore 3,500 3,000

Kirkland (incl 2011 annexations) 8,570 20,850

Medina 19 0

Mercer Island 2,000 1,000

Newcastle 1,200 735

Redmond 10,200 23,000

Sammamish 4,000 1,800

Woodinville 3,000 5,000

Yarrow Point 14 0

EKC cities 58,267 133,188

Uninc. East King Co. 3,750 850

East King Co. total 62,017 134,038

Seattle 86,000 146,700

King County 233,077 428,068
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Exhibit	R‐2:	Permit	Activity	and	Housing	Targets	 King	County	and	ARCH 
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Housing Analysis A-39 July, 2014 

Exhibit	S‐1:	Affordable	Housing	Created,	1993–2012	 ARCH	

 
Note: “Direct Assistance” shows city financial support, not necessarily location. 

Exhibit	S‐2:	New	Affordable	Housing	Units,	East	King	County	 ARCH 

 

Direct 

Assistance

Land Use 

Incentives Market Sub‐total

Direct 

Assistance

Land Use 

Incentives Market Sub‐total

Beaux Arts 0.1 0 0 0.1 0.0 2.0 0.0 2.0 2.1

Bellevue   939 0 8 947 543 413 1,139 2,095 3,043

Bothell 126 0 0 126 86 2 643 731 857

Clyde Hill 4.5 0 0 4.5 1.8 3.0 0 4.8 9.3

Hunts Point 0.5 0 0 0.5 0.1 0 0 0.1 0.5

Issaquah 187 4 0 191 30 196 251 477 668

Kenmore 88 0 0 88 78 31 51 160 248

Kirkland 330 3 43 376 172 155 199 526 902

Medina 3.4 0 0 3.4 0.5 1.0 0 1.5 4.9

Mercer Island 59 0 0 59 8 214 10 232 291

Newcastle 23 0 0 23 3 21 2 26 49

Redmond   276 3 0 279 405 240 334 979 1,258

Sammamish 6 0 0 6 1 6 0 7 13

Woodinville 61 0 0 61 1 32 153 186 247

Yarrow Point 0.7 0 0 0.7 0.1 0 0 0.1 1

EKC cities 2,104 10 51 2,165 1,330 1,316 2,782 5,428 7,593

Moderate Income

(51% ‐ 80% of Median Income)

Low Income

(50% of Median Income)

Total Low 

and 

Moderate 

Income
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Housing Analysis A-40 July, 2014 

Exhibit	T:	List	of	Sources	

Aging and Disability Services. 2007. 2008-2011 Area Plan on Aging. Seattle, WA. 

Central Puget Sound Real Estate Research Committee. Semi-annually, 2000–2010. Central Puget Sound 
Real Estate Research Report. Pullman, WA. 

Committee to End Homelessness in King County. 2005. A Roof over Every Head in King County: Our 
Community’s Ten-Year Plan to End Homelessness. King County: Seattle, WA. 

Committee to End Homelessness in King County. 2012. Strategic Investments: Ten-Year Plan to End 
Homelessness in King County, 2012 Annual Report. King County: Seattle, WA. 

Committee to End Homelessness in King County. 2013. The Role of Shelter in Ending Homelessness: 
Single Adult Shelter Task Force Report. King County: Seattle, WA. 

Dupre+Scott Apartment Advisors. 2010. The Apartment Vacancy Report. Seattle, WA. 

Eastside Human Services Forum. 2007. East King County Plan to End Homelessness. Eastside Human 
Services Forum and Clegg & Associates, Seattle, WA. 

King County. 2003. 2003 King County Annual Growth Report. King County: Seattle, WA. 

King County. 2004. King County Benchmarks. Seattle, WA. 

King County. 2005. Consolidated Housing & Community Development Plan for 2005–2009. Seattle, WA. 

King County. 2006. King County Benchmarks. Seattle, WA. 

King County. 2007. King County Countywide Planning Policies, Updated. Seattle, WA. 

King County. 2007b. Buildable Lands Report. Seattle, WA. 

King County. 2008. 2008 King County Annual Growth Report. King County: Seattle, WA. 

King County. 2009. Consolidated Housing & Community Development Plan for 2009–2014. Seattle, WA. 

King County. 2009b. 2009 King County Annual Growth Report. King County: Seattle, WA. 

King County. 2011. Countywide Planning Policies Public Review Draft. Seattle, WA. 

Office of Superintendent of Public Instruction. 2012. State of Washington: Olympia, WA. 

Overlake Hospital Medical Center and Evergreen Hospital Medical Center. 2010. East King County 
Resource Guide for Older Adults and Their Families. Bellevue, WA. 

Puget Sound Regional Council. 2009. Average Wage Estimates. Seattle, WA. 

Puget Sound Regional Council. 2012. Covered Employment Estimates. Seattle, WA. 

Seattle-King County Coalition on Homelessness. 2010. One-Night Count. Seattle, WA. 

U.S. Bureau of the Census. 1982. 1980 Census. Washington, DC. 

U.S. Bureau of the Census. 1992. 1990 Census. Washington, DC. 

U.S. Bureau of the Census. 2002. Census 2000. Washington, DC. 
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U.S. Bureau of the Census. 2011. 2010 Census. Washington, DC. 

U.S. Bureau of the Census. 2012. American Community Survey, 5-Year Averages, 2007–2011. 
Washington, DC. 

Washington State Department of Social and Health Services Aging and Long-Term Support 
Administration. “Adults.” Washington State Department of Social and Health Services. Accessed August, 
2013. http://www.dshs.wa.gov/adults.shtml 
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soap box derby —

someone’s front wheel
a little wobbly

Painting by Anna Macrae 
Haiku by Michael Dylan Welch

TRANSPORTATION
Background Information





The purpose of the Transportation Element is to establish goals and 
policies that will guide the development of surface transportation 
in the City of Sammamish, in a manner consistent with the overall 
goals of the Comprehensive Plan. Based upon existing and 
projected land use and travel patterns, the Transportation Element 
Background Information addresses roadway classifications, levels 
of service, transit and non-motorized modes, future travel forecasts, 
transportation system improvements, financing strategies, and 
concurrency management. It establishes the technical basis for 
transportation system development, and for existing and future 
improvement of transportation programs and facilities guided by 
the Transportation Polices of the Comprehensive Plan.

Planning Context

The Plan’s Transportation Element has been developed to be 
consistent with transportation policy and plans that have been 
adopted at the State and local levels, as described in the following 
sections.

TRANSPORTATION

soap box derby —

someone’s front wheel
a little wobbly

Background Information



Sammamish Comprehensive Plan
Transportation Background Information
October 2015

T.4

State of Washington

Growth Management Act

Transportation planning at the State, County and local levels is 
mandated by the State of Washington Growth Management Act 
(GMA) [RCW 36.70A]. The GMA contains many requirements for 
the preparation of a Comprehensive Plan’s Transportation Element. 
In addition to requiring consistency with the land use element, 
specific GMA requirements for a Transportation Element include 
[RCW 36.70A.070(6)]:

• Inventory of facilities by mode of transport.
• Level-of-service standards to aid in determining the existing 

and future operating conditions of the facilities.
• Proposed actions to bring these deficient facilities into 

compliance with adopted level-of-service standards.
• Traffic forecasts, based upon land use.
• Identification of transportation infrastructure needs to meet 

current and future demands.
• Funding analysis for needed improvements, as well as possible 

additional funding sources.
• Identification of intergovernmental coordination efforts.
• Identification of transportation demand management strategies 

as available.
• Identification of improvements for pedestrian and bicycle 

facilities and corridors.

In addition to these elements, GMA mandates that development 
cannot occur unless infrastructure exists, infrastructure improvements 
or strategies are concurrent with development, or a financial 
commitment is in place to complete the improvements or strategies 
within six years. In addition to construction of new capital 
facilities, infrastructure may include transit service, ride share 
programs, transportation demand management (TDM) strategies, or 
transportation system management (TSM) strategies.

Washington Transportation Plan

The Washington Transportation Plan (WTP) 2030 presents the State 
of Washington’s strategy for implementation programs and budget 
development over a 20-year planning horizon. The WTP contains 
an overview of the current conditions of the statewide transportation 
system, as well as an assessment of the State’s future transportation 
investment needs. The WTP policy framework sets the course for 
meeting those future needs. The WTP is based on the following six 
transportation policy goals:
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• Economic Vitality: To promote and develop transportation 
systems that stimulate, support, and enhance the movement of 
people and goods to ensure a prosperous economy.

• Preservation: To maintain, preserve, and extend the life and 
utility of prior investments in transportation systems and services;

• Safety: To provide for and improve the safety and security of 
transportation customers and the transportation system;

• Mobility: To improve the predictable movement of goods and 
people throughout Washington state;

• Environment: To enhance Washington’s quality of life through 
transportation investments that promote energy conservation, 
enhance healthy communities, and protect the environment; 
and

• Stewardship: To continuously improve the quality, effectiveness, 
and efficiency of the transportation system.

The WTP addresses the essential and interconnected roles of the 
Regional Planning Organizations and their local jurisdictions, 
and the important transportation issues of tribal governments in 
Washington State. It highlights the role of the Washington State 
Department of Transportation (WSDOT) to maintain, preserve and 
improve the transportation system while meeting the other societal 
goals defined above. 

Puget Sound Region

Puget Sound Regional Council—Transportation 2040

Transportation 2040 is a 30-year action plan for transportation 
in the central Puget Sound Region (King, Pierce, Snohomish, and 
Kitsap Counties). The plan identifies investments to support growth 
and improve transportation services to people and businesses, 
provides a financing plan for funding transportation improvements, 
and proposes strategies for reducing environmental impacts. 
Transportation 2040 establishes three integrated and sustainable 
strategies: congestion and mobility; environment; and funding. 
These three strategies are then broken into four major investment 
categories that pertain to maintaining existing services; enhancing 
safety and security; improving system efficiency through travel 
demand management (TDM); and implementing strategic capacity 
investments for all travel modes and facilities.

Transportation 2040 is an offshoot of the Vision 2040 plan whose 
fundamental goal is to focus growth in urban areas to maintain 
and promote the well-being of people and communities, economic 
vitality, and a healthy environment (PSRC 2014).
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King County

2012 King County Planning Policies

Supporting Growth

An effective transportation system is critical to achieving the Regional 
Growth Strategy and ensuring that centers are functional and 
appealing to the residents and businesses they are designed to 
attract. 

Goal Statement: Local and regional development of 
the transportation system is consistent with and furthers 
realization of the Regional Growth Strategy.

Mobility

Mobility is necessary to sustain personal quality of life and the 
regional economy. For individuals, mobility requires an effective 
transportation system that provides safe, reliable, and affordable 
travel options for people of all ages, incomes and abilities. While 
the majority of people continue to travel by personal automobile, 
there are growing segments of the population (e.g. urban, elderly, 
teens, low income, minorities, and persons with disabilities) that 
rely on other modes of travel such as walking, bicycling, and public 
transportation to access employment, education and training, 
goods and services. 

The movement of goods is also of vital importance to the local and 
regional economy. International trade is a significant source of 
employment and economic activity in terms of transporting freight, 
local consumption, and exporting of goods. 

Goal Statement: A well-integrated, multi-modal 
transportation system transports people and goods 
effectively and efficiently to destinations within the region 
and beyond.

System Operations

The design, management and operation of the transportation system 
are major factors that influence the region’s growth and mobility. 

Goal Statement: The regional transportation system is 
well-designed and managed to protect public investments, 
promote public health and safety, and achieve optimum 
efficiency.
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King County Metro Strategic Plan for Public Transportation 2011–2021

The King County Strategic Plan for Public Transportation 2011–
2021 describes a vision for the county’s future transportation system 
and sets objectives, goals, and strategies for getting there. The plan 
is consistent with other regional and countywide policies and plans, 
such as Vision 2040. Strategies to achieve Metro’s goals are as 
follows:

• Increase safety and security in public transportation operations 
and facilities.

• Increase travel opportunities and public transportation 
products to serve appropriate markets (including low-income, 
elderly, and students) and mobility needs.

• Provide travel options and alternatives to regular fixed route-
transit, such as ridesharing and other alternative or “right-
sized” services.

• Expand services to account for the region’s growing 
population and serve new transit markets.

• Support CTR and TDM strategies for employers, local 
jurisdictions, and other agencies.

• Enhanced service to and within jurisdictions that aggressively 
implement local land use plans, growth management 
strategies, and transit-oriented development.

• Design and modification of services and infrastructure to be 
more efficient and effective.

• Coordinate with Sound Transit, Community Transit, Pierce 
Transit, and the Washington State Ferry System to provide 
integrated efficient service to major destinations throughout the 
region.

• Improve access for pedestrians (with and without disabilities) 
and bicyclists, as well as the waiting environment at transit 
facilities with the highest use.

• Provide service that is easy to understand and use and 
promote. (King County Metro 2013)

Sound Transit

Sound Transit 2 expands mass transit with the addition of more 
regional express transit and link light rail and commuter rail 
service. This second mass transit phase builds onto the Sound Move 
strategic program, approved by voters in 1996. Sound Transit 2 
expands the link light rail system to include link light rail from North 
Seattle into Snohomish County (Sound Transit 2008).
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Inventory and Existing Conditions

The primary objective of this section of the report is to assess 
existing traffic conditions within and adjacent to the City of 
Sammamish. In order to identify existing traffic conditions, a 
comprehensive data collection process has been undertaken. The 
data was primarily collected from the City of Sammamish, King 
County, and WSDOT. The assessment of existing conditions serves 
as a baseline for measurement of capacity for future land use and 
transportation planning. 

The following categories are included in this section:

• Identification of State Highways;
• Roadway Inventory;
• Traffic Signal Inventory;
• Roadway Design Standards;
• Traffic Level-of-Service Analysis;
• Analysis of Access to the city;
• Traffic Calming;
• Current Six-Year Transportation Improvement Program (TIP);
• Existing Transit Service; and
• Existing Non-Motorized Conditions.

Identification of State Highways

Identification of State Highways

No state highways are located within the Sammamish city limits. 
However, three State-controlled highways, Interstate 90 (I-90), State 
Route 520 (SR 520), and State Route 202 (SR 202), run near or 
adjacent to Sammamish, providing the primary means of access 
into and out of the city. Improvements on these facilities will highly 
impact traffic conditions in Sammamish and in turn, conditions on 
the highways will be impacted by transportation conditions and 
improvements in Sammamish.

I-90 is a limited-access freeway that consists of three lanes in 
each direction and runs east-west, approximately one mile south 
of the southern Sammamish city limits. From just west of Issaquah 
to Seattle, I-90 also has an HOV lane in each direction. I-90 
serves as the primary east-west freeway for regional travel within 
and beyond western Washington. To the west, it provides direct 
connection to the Cities of Bellevue, Mercer Island, and Seattle. To 
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the east, it serves as the major east-west freeway across the State 
of Washington, connecting to Spokane at the eastern state border, 
and running beyond to the eastern coast of the United States.

SR 520 is a limited access freeway that consists primarily of two to 
three lanes in each direction and runs east west between the Cities 
of Redmond, Bellevue and Seattle. There are HOV lanes present 
along various stretches of this highway, but these lanes are not 
continuous.

SR 202, which runs adjacent to the northern Sammamish city limits, 
connects to SR 520 west of the city. SR 202 (also called Redmond-
Fall City Road in the area adjacent to Sammamish) consists of one 
lane in each direction, widening to two lanes in each direction west 
of Sahalee Way. SR 520/SR 202 is the primary east-west highway 
alternative to I-90. This highway corridor provides direct connection 
to the Cities of Redmond, Bellevue, Kirkland, and Seattle to the 
west, and to the Cities of Snoqualmie and North Bend to the east.

Both I-90 and SR 520 connect directly to Interstate 405 (I-405) 
and Interstate 5 (I-5) to the west, which are the primary north-south 
freeways within the region.

Highways of Statewide Significance

In 1998, Highways of Statewide Significance (HSS) legislation 
was passed by the Washington State Legislature and codified 
as RCW 47.06.140. Highways of Statewide Significance are 
those facilities deemed to provide and support transportation 
functions that promote and maintain significant statewide travel and 
economic linkages. The legislation emphasizes that these significant 
facilities should be planned from a statewide perspective (WSDOT 
2004). Thus, level-of-service requirements for HSS highways are 
established by WSDOT, not by local standards.

Adjacent to the City of Sammamish, I-90 carries the HSS 
designation (Washington State Transportation Commission 2004) 
and thus is controlled by State level-of-service requirements. 
Additionally, SR 520 is also identified as an HSS.

Roadway Inventory

Roadway Functional Classification and Inventory

Transportation roadway systems consist of a hierarchy of streets that 
provide the dual functions of access to land and development, and 
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through movement for travelers. Streets are classified based upon 
the relative degree to which they provide these functions. Land 
use policies and street standards typically vary according to the 
street function. For example, most jurisdictions designate minimum 
right-of-way requirements, stopping and entering sight distances, 
roadway width, design speed, design traffic volumes, access 
control, and sidewalk requirements in accordance with an adopted 
classification system. These requirements are usually codified in the 
jurisdiction’s municipal code and/or adopted as street standards.

Based on state law, cities and counties are required to adopt a 
street classification system that is consistent with state and federal 
guidelines. In the State of Washington, these requirements are 
codified in RCW 35.78.010 and RCW 47.26.090. Each local 
jurisdiction is responsible for defining its transportation system into 
the following functional classifications: freeway, principal arterial, 
minor arterial, and collector. All other roadways are assumed to be 
local access streets.

Background Figure T–1 shows the existing classification of 
roadways for the City of Sammamish. The classifications are 
summarized as follows:

• Freeways/Interstates are multi-lane, high-speed, high-
capacity roadways intended exclusively for motorized traffic. 
All access is controlled by interchanges and bridges separate 
road crossings. While I-90 to the south and SR 520 to the 
northwest are classified as freeways, no roadways of this 
designation exist within the city limits.

• Principal Arterials are roadways connecting between 
major community centers and facilities, and are often 
constructed with limited direct access to abutting land uses. 
Principal arterials serve high-volume corridors, carrying the 
greatest portion of through or long-distance traffic within a city. 
The selected routes should provide an integrated system for 
complete circulation of traffic, including ties to the major rural 
highways entering the urban area. There is an estimated 11 
miles of principal arterial roads in the city. The following is a 
list of roadways currently designated as principal arterials in 
the City of Sammamish:

 – Sahalee Way NE, between 228th Ave NE and the north 
city limits;

 – 228th Ave, between SE 43rd Way and Sahalee Way NE;
 – SE 43rd Way, between the south city limits and 228th 

Ave SE;
 – SE Issaquah-Pine Lake Rd, between SE Issaquah-Fall City 

Rd and 228th Ave SE;
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Background Figure T–1 
Existing Roadway Inventory and Functional Classifications
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 – SE Issaquah-Fall City Rd, between Issaquah-Pine Lake Rd 
SE and SE Duthie Hill Rd; and

 – SE Duthie Hill Rd, between Issaquah-Fall City Rd and the 
east city limits.

• Minor Arterials are roadways connecting centers and 
facilities within the community and serving some through 
traffic, while providing a greater level of access to abutting 
properties. Minor arterials connect with other arterial and 
collector roads extending into the urban area, and serve less 
concentrated traffic-generating areas, such as neighborhood 
shopping centers and schools. These road also serve as 
boundaries to neighborhoods and collect traffic from collector 
streets. Although the predominant function of minor arterial 
streets is the movement of through traffic, they also provide for 
considerable local traffic with origins or destinations at points 
along the corridor. The following is a list of roadways currently 
designated as minor arterials in the City of Sammamish:

 – E Lake Sammamish Pkwy, between the south city limits 
and the north city limits;

 – NE Inglewood Hill Rd, between E Lake Sammamish Pkwy 
and 228th Ave NE;

 – NE 8th St, between 228th Ave NE and 244th Ave NE;
 – SE 8th St, between 228th Ave SE and 244th Ave SE;
 – 244th Ave NE, between SE 8th St and the north city limits;
 – 244th Ave SE Corridor, between SE 24th St and SE 8th St;
 – 244th Ave SE, between SE 32nd St and SE 24th St;
 – SE 4th St, between 218th Ave SE and 228th Ave SE; and
 – SE 32nd Way/SE Issaquah Beaver Lk Rd, between 

Issaquah-Pine Lake Rd SE and SE Issaquah-Fall City Rd/
SE Duthie Hill Rd.

• Collectors are roadways that connect two or more 
neighborhoods or commercial areas, while also providing a 
high degree of property access within a localized area. These 
roadways “collect” traffic from local neighborhoods and carry 
it to the arterial roadways. Additionally, collectors provide 
direct access to services and residential areas, local parks, 
churches and areas with similar uses of the land. Collectors 
may be separated into principal and minor designations 
according and the degree of travel between areas and the 
expected traffic volumes. The following is a list of roadways 
currently designated as collectors in the City of Sammamish:

 – Louis Thomson Rd, between 212th Ave SE and East Lake 
Sammamish Pkwy NE;
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 – 216th Ave NE, between NE Inglewood Hill Rd and NE 
20th Pl;

 – 212th Ave, between E Lk Sammamish Pkwy NE and Louis 
Thomson Rd;

 – SE 8th St, between 212th Ave SE and 218th Ave SE;
 – 218th Ave SE, between SE 8th St and SE 4th St;
 – 248th Ave SE, between SE 24th St and SE 14th St;
 – E Main Dr, between 244th Ave SE and the east city limits;
 – SE 20th St, between 212th Ave SE and 228th Ave SE;
 – SE 24th Way/SE 24th St, between E Lk Sammamish 

Pkwy SE and Pine Lake;
 – SE 24th St, between 228th Ave SE and 248th Ave SE; and
 – Trossachs Boulevard SE, between SE Duthie Hill Rd and 

the north city limits.

Background Table T–1 provides a comparison of the City of 
Sammamish arterial and collector roadway miles to Federal 
Highway Administration (FHWA) guidelines (FHWA 1989), which 
must be followed to qualify the City of Sammamish streets for State 
and Federal grant programs.

The topography and development patterns within the City of 
Sammamish limit opportunities to add Principal or Minor Arterial 
routes. Some additional Collector mileage could be added and the 
totals would still remain within the FHWA guidelines.

FUNCTIONAL CLASSIFICATION

EXISTING MILES 
OF ROADWAY IN 

SAMMAMISH1

TYPICAL RANGE OF 
PERCENTAGE OF 

TOTAL ROADWAY2

TYPICAL RANGE OF 
MILES BASED UPON 
FHWA GUIDELINES

Freeway & Principal Arterial 11.7 5%–10% 8–16

Minor Arterial 17.1 10%–15% 16–24

Collector 11.1 5%–10% 8–16

Local Access 121.1 — 104–128

TOTAL 160.0 — 160

1. Source: City of Sammamish 2015
2. Source: FHWA 1989

Background Table T–1 
Miles of Roadway by Functional Classification
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Traffic Signal and Roundabout Intersection Inventory

An inventory of the signalized and roundabout (RAB) intersections 
was conducted by the City of Sammamish. The locations of the 
twenty-one existing signalized, five intersections with flashing 
beacons and three RAB intersections, are illustrated in Background 
Figure T–2.

Freight Routes

Freight destined to and from Sammamish is associated primarily 
with retail oriented commercial developments in the city. There are 
no significant industrial, manufacturing, or import/export freight 
generators in the city. Limited through freight associated with FedEx 
sorting facilities in Issaquah to the south and UPS sorting facilities 
in Redmond to the north travel through the city. Freight traffic uses 
two corridors. Through freight typically uses East Lake Sammamish 
Parkway and local freight traffic uses Sahalee Way/228th Ave. 
Background Figure T–3 shows these routes.

Roadway Design Standards

The city has adopted interim standards for development of City 
streets, as documented in the Interim Public Works Standards 
(April 2000) and as amended for the local road section, per City 
memorandum (July 1, 2014). As the city reconstructs roadways 
to improve vehicular capacity and safety, they will become 
more urban in nature. The Goals, Objectives and Policies of the 
Transportation Element relate street design to the desires of the local 
community, and advise that design be at a scale commensurate 
with the function that the street serves. Guidelines are therefore 
important to provide designers with essential elements of street 
design as desired by the community.

Background Figure T–4 illustrates typical street sections for Arterial 
and Collector Street design. This design is consistent with most 
municipalities’ urban roadway design standards. In this illustration, 
the vertical curbs provide access control and the overall character 
suggests a “city” driving behavior with lower travel speeds.

In June 2008, the City of Sammamish adopted the Sammamish 
Town Center Plan. The Town Center Plan established policy 
direction that amends the previous Comprehensive Plan. The Town 
Center provides a central area for the increased residential and 
commercial densities. Transportation improvements associated 
with the Town Center are intended to provide safe, efficient and 
attractive connections to central uses and amenities, minimize 

See Volume I, 
Transportation 

Element Policy T.1.6 
on page 87.

See Volume I, 
Transportation 

Element Policy T.3.4 
on page 90.
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Background Figure T–2 
Current Traffic Signal Locations
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Background Figure T–3 
Freight Routes

La
ke

 Sa
mmam

ish

Be
av

er
 L

ak
e

Pine Lake

Laughing
Jacobs
Lake

Allen
Lake

Yellow
Lake

Ames
Lake

Duthie
Hill Park

Marymoor
Park

Soaring
Eagle
Park

Hazel Wolf
Wetlands

Beaver
Lake Park

Sammamish
Commons

Big
Rock
Park

Ebright
Creek Park

Pine Lake
Park

Sammamish
Landing Park

NE Sammamish
Park

East
Sammamish

Park

Klahanie
Park

Evans
Creek
Preserve

Beaver Lake
Preserve

Steven &
Rosina Kipper

Preserve

Lake
Sammamish
State Park

Sahalee
Golf &

Country Club

Plateau Golf &
Country Club

Tam-O-Shanter
Golf &

Country Club

Breaburn Golf
& Country Club

Aldarra
Golf Club

SAHALEE WAY NE

E MAIN DR

SE 43RD WAY

LOUIS THOMPSON RD NE

NE 16TH ST

SE 4TH ST

EAST
LAKE

SAMMAMISH
PKWY NE

24
8T

H
 A

VE
 S

E

24
4T

H
 A

VE
 S

E
24

4T
H

 A
VE

 N
E

SE 20TH ST

SE
24

TH
W

AY

EAST
LAKE

SAM
M

AM
ISH

PKW
Y

SE

SE 32ND ST

205TH
PL

NE

22
8T

H
 A

VE
 S

E

21
8T

H
 A

VE
 S

E

SE 24TH ST

22
8T

H
 A

VE
 N

E

21
2T

H
 A

VE
 S

E

NE INGLEWOOD HILL RD

SE
DU

TH
IE

HI
LL

RD

SE
KLA

HANIE
BLV

D

NE 19TH PL

21
6T

H
 A

VE
 N

E

TROSSACHS BLVD SE

NE 8TH WAY

SE ISSAQUAH-BEAVER LAKE RD

NE 37TH WAY

SE 24TH ST

SE 8TH ST
SE 8TH ST

NE 8TH ST

24
4T

H
 A

VE
 S

E

NE REDMOND-FALL CITY RD

SE ISSAQUAH-FALL CITY RD

ISSAQUAH-PINE LAKE RD SE

KLAHANIE
DR

SE

217TH AVE NE

REDM
O

ND-FALL
C

ITY
RD

NE

212TH WAY SE

R
EDM

O
ND-FALL

CITY
RD

SE

Freight Routes

Ü
Public Works - Engineering - GIS

Date:  July 16, 2015

Freight Routes

Sammamish City Limits



Sammamish Comprehensive Plan
Transportation Background Information

October 2015

T.17

Background Figure T–4 
Current Roadway Design Standards
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congestion impacts within the Town Center and surrounding areas, 
and promote alternative travel modes. To support the Town Center 
Plan improvement concepts including roadway cross-sections 
specific to roadways supporting the Town Center were developed. 
Background Figure T–5 and Background Figure T–6 illustrate 
the conceptual Sammamish Town Center street cross-sections 
(Sammamish Town Center Plan June 2008).

Traffic Level-of-Service Analysis

Level-of-Service (LOS) is the primary measurement used to determine 
the operating condition of a roadway segment or intersection. In 
general, LOS is determined by comparing traffic volumes (counted 
or modeled) to the carrying capacity of the intersection or roadway 
segment. The following section describes the traffic volumes that 
were collected, the approaches used for LOS analysis, and the 
results of the analyses under existing conditions.

Average Weekday Daily Traffic

Daily traffic counts were collected by the City of Sammamish in 
2012 at sixteen locations throughout the city. Average weekday 
daily traffic (AWDT) counts were calculated by averaging the daily 
traffic counts of Tuesday, Wednesday, and Thursday during a 
typical week. Locations and volumes for existing AWDTs are listed 
in Background Table T–2 and illustrated in Background Figure T–7.

The highest traffic volumes shown occur near the high schools and 
City Hall.

See Volume I, 
Transportation 

Element Policy T.1.3 
on page 86.
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Background Figure T–5 
Sammamish Town Center Plan Roadway Locations
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Background Figure T–6 
Sammamish Town Center Plan Roadway Standards
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Background Table T–2 
2012 Average Weekday Daily Traffic (AWDT)

LOCATION 2012 AWDT

East Lake Sammamish Parkway, south of 187th Avenue NE 17,770*

Sahalee Way NE, south of NE 37th Way 18,400

244th Avenue SE, south of SR 202 5,800

East Lake Sammamish Parkway, north of NE Inglewood Hill Road 15,500

Sahalee Way NE, north of NE 25th Way 19,410*

244th Avenue SE, north of E Main Street 6,990*

NE Inglewood Hill Road, west of 216th Avenue NE 8,600

228th Avenue NE, south of NE Inglewood Hill Road/NE 8th Street 23,200

NE 8th Street, east of 228th Avenue NE 9,100

SE 8th Street, east of 228th Avenue SE 7,700

East Lake Sammamish Parkway, south of Louis Thompson Road 8,200

212th Avenue SE, south of SE 8th Street 3,600

228th Avenue SE, south of SE 8th Street 23,000

East Lake Sammamish Parkway, south of 212th Avenue SE 14,100

228th Avenue SE, south of Issaquah-Pine Lake Rd 15,500

Issaquah-Pine Lake Road south of 228th Avenue SE 17,160*

244th Avenue SE, north of SE 32nd Street 5,500

SE Duthie Hill Road, north of Issaquah-Beaver Lake Road 13,400

Issaquah-Fall City Road, south of Klahanie Drive SE 26,830*

Issaquah-Pine Lake Road, south of SE 32nd Street 18,925*

Trossachs Boulevard SE, north of SE Duthie Hill Road 7,700

* 2014 volumes were collected at locations marked with asterisks.
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Background Figure T–7 
2012 Average Weekday Daily Traffic

!

!

!

!

!

!(

!(

!(

!(

!(
!(!(

!(

!(

!(

!(

!( !(

!(

!(

!(

!(

!(
!(

!(

!(

!(

!(

!(

!(

!(!(

!(

!(

!(

!(

!( !(

!(

!(

!(

!(

!(

!(

!(

La
ke

 Sa
mmam

ish

Be
av

er
 L

ak
e

Pine Lake

Laughing
Jacobs
Lake

Allen
Lake

Yellow
Lake

Ames
Lake

Duthie
Hill Park

Marymoor
Park

Soaring
Eagle
Park

Hazel Wolf
Wetlands

Beaver
Lake Park

Sammamish
Commons

Big
Rock
Park

Ebright
Creek Park

Pine Lake
Park

Sammamish
Landing Park

NE Sammamish
Park

East
Sammamish

Park

Klahanie
Park

Evans
Creek
Preserve

Beaver Lake
Preserve

Steven &
Rosina Kipper

Preserve

Lake
Sammamish
State Park

SAHALEE WAY NE

E MAIN DR

EA
ST

LA
KE

SA
M

M
AM

IS
H

PK
W

Y
SE

211TH W
AY NE

LOUIS THOMPSON RD NE

NE 16TH ST

SE 4TH ST

EAST
LAKE

SAMMAMISH
PKWY NE

24
8T

H
 A

VE
 S

E

24
4T

H
 A

VE
 S

E
24

4 T
H

A V
E

N
E

SE 20TH ST

SE
24

TH
W

AY

SE 32ND ST

205TH
PL

NE

22
8T

H
 A

VE
 S

E

21
8T

H
 A

VE
 S

E

SE 24TH ST

22
8T

H
 A

VE
 N

E

21
2T

H
 A

VE
 S

E

NE INGLEWOOD HILL RD

SE DUTHIE HILL RD

21
6T

H
 A

VE
 N

E

TROSSACHS BLVD SE

NE 8TH ST

SE ISSAQUAH-BEAVER LAKE RD

NE 37TH WAY

SE 24TH ST

SE 8TH ST
SE 8TH ST

24
4T

H
 A

VE
 S

E

SE 32ND WAY

IS
SA

Q
UA

H
-P

IN
E

LA
KE

RD
SE

217TH AVE NE

SE 43RD WAY

212TH WAY SE

Sahalee
Golf &

Country Club

Plateau Golf &
Country Club

Tam-O-Shanter
Golf &

Country Club

Breaburn Golf
& Country Club

Aldarra
Golf Club

17,770

18,400

5,800

19,410

23,200
9,1008,600

15,500

8,200

3,600

14,100

17,160

18,925

5,500

13,400

7,700

7,700
23,000

6,990

Average Weekday 
Daily Traffic

Ü
Public Works - Engineering - GIS

Date:  July 16, 2015

Intersection Types

2012 Count Location

2014 Count Location

15,500

!(!(

!!(!(



Sammamish Comprehensive Plan
Transportation Background Information

October 2015

T.23

Roadway Level of Service Analysis

The Highway Capacity Manual (HCM 2010) is the recognized 
source for the techniques used to measure transportation facility 
performance. Using the HCM procedures, the quality of traffic 
operation is graded into one of six levels-of-service: A, B, C, D, E, 
or F. Background Table T–3 summarizes the characteristic traffic 
flow for the varying levels-of-service. As the table shows, LOS A 
and B represent the best traffic operation. LOS C and D represent 
intermediate operation and LOS E and F represent high levels of 
traffic congestion.

Intersection Level of Service Criteria

Level of service for intersections is determined by the average 
amount of vehicle control delay experienced by vehicles at the 
intersection. For signalized intersections LOS is based on average 
control delay for the entire intersection. Background Table T–4 
summarizes the LOS criteria for signalized intersections.

For two-way stop-controlled (TWSC) intersections, LOS is based 
on the control delay for each minor-street movement (or shared 
movements) and for left turn movements from the major street.

All-way stop-controlled (AWSC) intersections require drivers on all 
approaches to stop before proceeding into the intersection. Level 
of service for AWSC intersections is determined by the average 
computed or measured delay for all movements.

Background Table T–3 
Characteristic Traffic Flow for Level-of-Service Measures

LEVEL-OF-SERVICE CHARACTERISTIC TRAFFIC FLOW

A Free flow, low volumes and no delays

B Stable flow, speeds restricted by travel conditions, minor delays, 

C Stable flow, speeds and maneuverability closely controlled due to higher volumes.

D Stable flow, speeds and maneuverability closely controlled due to higher volumes.

E Unstable flow, low speeds, considerable delay, volume at or near capacity, freedom 
to maneuver is extremely difficult.

F Forced flow, very low speeds, volumes exceed capacity, long delays with stop-and-
go traffic.

Source: HCM 1997.

See Volume I, 
Transportation 
Element Policy T.1.3 
on page 86.

See Volume I, 
Transportation 
Element Policy T.1.4 
on page 87.
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Roundabouts (RABs) are generally circular intersections 
characterized by yield control on entry and counterclockwise 
circulation around a central island. Level of service for RABs is 
determined by the control delay at the intersection’s worst approach.

The LOS criteria for unsignalized intersections (TWSC, AWSC and 
RABs) have different threshold values than those for signalized 
intersections, primarily because drivers expect different levels of 
performance from distinct types of transportation facilities. In general, 
stop-controlled intersections are expected to carry lower volumes of 
traffic than signalized intersections. Thus for the same LOS, a lower 
level of delay is acceptable at stop-controlled intersections than it is 
for signalized intersections. Background Table T–5 summarizes the 
LOS thresholds for both TWSC and AWSC intersections.

Background Table T–4 
Level-of-Service Criteria for Signalized Intersections

LEVEL-OF-
SERVICE (LOS)

AVERAGE DELAY PER VEHICLE 
(SECONDS/VEHICLE)

A = 10
B > 10–20
C > 20–35
D > 35–55
E > 55–80
F > 80

Source: HCM 2010.

Background Table T–5 
Level-of-Service Criteria for TWSC, AWSC and RAB Intersections

LEVEL-OF-
SERVICE (LOS)

AVERAGE DELAY PER VEHICLE 
(SECONDS/VEHICLE)

A = 10
B > 10–15
C > 15–25
D > 25–35
E > 35–50
F > 50

Source: HCM 2010.



Sammamish Comprehensive Plan
Transportation Background Information

October 2015

T.25

Intersection Level of Service Standards

Level of service standards are used to evaluate the transportation 
impacts of long-term growth and concurrency. In order to 
monitor concurrency, the city must adopt standards by which 
the minimum acceptable roadway operating conditions are 
determined and deficiencies may be identified. The intersection 
LOS standards adopted in this Transportation Element are LOS D 
or E for intersections that include Principal Arterials and LOS C for 
intersections that include Minor Arterial or Collector roadways. For 
intersections of roadways with different functional classifications, the 
higher classification (and thus the lower standard) applies. Attaining 
LOS D at major intersections with high approach volumes can result 
in large intersections with exclusive right-turn lanes, double left-turn 
lanes and additional through lanes. These improvements improve 
LOS for vehicles, but result in very long crosswalks and increase 
potential for pedestrian-vehicle conflicts at free right-turns.

The LOS for intersections with Principal Arterials should be LOS D, 
when LOS D can be attained with a maximum of three approach 
lanes per direction (for example, a typical intersection of two five-
lane roadways). The LOS for intersections with principal arterials 
may be reduced to LOS E, up to 80 seconds average delay, for 
intersections that require more than three approach lanes in any 
direction.

Intersection LOS is calculated using the standard analysis procedures 
described in this section for the PM peak hour. Intersections with 
LOS below the defined standards will be considered deficient.

PM Peak-Hour Intersection Level of Service

Level of service analysis was performed for existing PM peak-
hour conditions at 30 intersections within and adjacent to the 
Sammamish city limits. Background Table T–6 summarizes 
the intersection locations, the existing traffic control for each 
intersection, and the calculated LOS, based upon 2012 traffic 
counts for the PM peak hour. The intersection LOS is also illustrated 
in Background Figure T–8. The results shown in the table represent 
LOS based upon average delay for all traffic movements at 
signalized and AWSC intersections. At TWSC intersections, the 
LOS is based on the average delay for the worse minor stop 
controlled approach or left turn movement from the major road. 
Thus, at TWSC intersections there may be significantly longer 
delays for certain directions of traffic movements than the composite 
LOS measure shows. At roundabouts, the LOS is based on the 
control delay at the worst approach.
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INTERSECTION
LOS 

STANDARD1
TRAFFIC 

CONTROL2 DELAY3 LOS4

228th Ave NE and NE 12th St D S 16 B

Sahalee Way NE and NE 37th St D S 11 B

228th Ave SE and SE 4th St E S 11 B

228th Ave SE and SE 8th St D S 24 C

228th Ave SE and SE 20th St D S 14 B

228th Ave NE and SE 24th St E S 33 C

228th Ave SE and Issaquah- Pine Lk Rd SE E S 46 D

Issaquah- Pine Lk Rd SE and SE Klahanie Blvd D S 24 C

E Lk Sammamish Pkwy and NE Inglewood Hill Rd C S 13 B

E Lk Sammamish Pkwy and 212th Way SE C S 9 A

228th Ave NE and NE 8th St (NE Inglewood Hill Rd) D S 40 D

192nd Drive NE and NE Redmond Fall City Rd (SR202) D S 8 A

Issaquah-Pine Lk Rd SE and SE 32nd Way D RAB 9 A

E Lk Sammamish Pkwy and Louis Thompson Rd NE C S 11 B

212th Ave SE and SE 20th St C AWSC 9 A

SE Duthie Hill Rd and SE Issaquah-Beaver Lk Rd D TWSC6 235 F*

Trossachs Blvd SE and SE Duthie Hill Rd D S 14 B

E Lk Sammamish Pkwy and SE 24th Way C TWSC 21 C

244th Ave NE and NE 8th St C RAB 5 A

228th Ave NE and NE 25th St D S 16 B

228th Ave NE and NE 4th St D S 26 C

228th Ave NE and E. Main St D S 0 A

212th Ave SE and SE 8th St C TWSC 10 B

Sahalee Way NE and SR2025 E S 36 D

Issaquah-Pine Lk Rd SE and SE Issaquah-Fall City Rd5 E S 107 F*

244th Ave NE and NE Redmond Fall City Rd (SR202)5 D S 16 B

E Lk Sammamish Pkwy and NE Redmond Fall City Rd (SR202)5 D S 116 F*

E Lk Sammamish Pkwy and SE 56th St5 D S 160 F*

E Lk Sammamish Pkwy and SE Issaquah-Fall City Rd5 E S 137 F*

E Lk Sammamish Pkwy and SE 43rd Way5 D RAB 6 A

1. LOS standards are based upon the functional classifications of the intersecting roadways. Intersections that include Principal 
Arterials have a standard of LOS D. Intersections that include Minor Arterials or Collectors have a standard of LOS C.

2. Intersection Control: S=signalized; TWSC=two-way stop-controlled; AWSC=all-way stop-controlled; RAB = roundabout
3. Delay is measured in seconds per vehicle. At S and AWSC intersections, it represents average delay for the intersection. For 

TWSC intersections, it represents average delay for the worst minor approach movements or major street left turn movements. For 
RABs, it represents the worst approach. Analysis is based on 2012 traffic counts.

4. LOS is the level-of-service based on the methodology outlined in the Highway Capacity Manual (HCM 2010). (*) Denotes an LOS 
below the defined standard, indicating that the intersection is considered deficient.

5. Intersection is outside of the city limits.
6. Intersection was signalized in late 2012 and is no longer deficient.

Background Table T–6 
2012 Intersection LOS—PM Peak Hour
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Background Figure T–8 
2012 Intersection Level of Service
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In year 2012, the table shows that 25 of the 30 study intersections 
satisfy their defined LOS standard. Within the city limits and in 
2012 the SE Duthie Hill Road at SE Issaquah-Beaver Lake Road 
intersection operated at LOS F. This intersection was stop sign 
controlled on SE Issaquah-Beaver Lake Road approaching SE Duthie 
Hill Road, and the stop sign controlled approach experienced high 
levels of delay. This intersection was signalized in late 2012 and is 
no longer deficient.

Outside the city limits in 2012 four signalized intersections were 
operating at LOS F: Issaquah-Pine Lane Road SE at SE Issaquah-Fall 
City Road, East Lake Sammamish Parkway at NE Redmond-Fall City 
Road (SR 202), East Lake Sammamish Parkway at SE 56th Street, 
and East Lake Sammamish Parkway at SE Issaquah-Fall City Road. 
These results indicate that collaboration with the neighboring Cities 
of Redmond and Issaquah and King County should be maintained.

Roadway Segment Average Weekday Daily Traffic (AWDT) Thresholds

The City has expressed concerns not only for the amount of delay 
experienced along roadways, but for safety, access and urban 
amenities. Definition of LOS thresholds that include shoulder 
widths, left-turn lanes, bicycle lanes, curb and gutter, and sidewalks 
addresses some of these concerns. Adequate shoulders increase 
safety by providing refuge for disabled vehicles, additional width 
outside of the traffic flow for walking or bicycling, or a buffer 
between the traffic flow and sidewalks. Left-turn pockets provide 
safer waiting space for left turning vehicles, and allow following 
vehicles to avoid delay. Curbs, gutters, and sidewalks or other 
similar facilities improve safety by providing access control and 
safer locations for walking. As traffic volumes increase on the 
primarily rural roads of the City of Sammamish, urban amenities 
such as these become more important.

The typical roadway segment LOS measures used by traffic 
engineers, and for most Comprehensive Plans, are determined 
by HCM procedures that calculate operational efficiency of the 
roadway. Rural two-lane roadway LOS is described by average 
travel speeds and the average percentage of time spent following 
other vehicles. As the average travel speed declines or the average 
following time increases, the LOS declines. These measures help 
define deficiencies that may be used to guide the design of road 
improvements. Typical improvements might include roadway 
alignments, widening shoulders, and providing passing zones. 
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Using these HCM procedures, features such as left-turn lanes, curb 
and gutter, sidewalks and other similar facilities have little to no 
impact on the defined roadway LOS.

State law prescribes that LOS shall be measured, but does not 
describe or define the means. Though many communities rely on 
the HCM procedures, others have defined LOS through use of travel 
time, average congestion, or level of improvement. Most of the 
roadways within the City of Sammamish originated as rural roads. 
Many have been improved using rural road design standards to 
carry higher traffic volumes, but are inconsistent with the character 
and desires of an urban community.

To address these issues, the City set forth to describe a policy that 
relates roadway capacity to existing characteristics, and future 
desired improvements. Through this evaluation they established 
thresholds for acceptable traffic volumes for a range of existing 
conditions, described as follows.

The LOS standards developed by the City for roadway segments 
are based on the allowable AWDT volumes, as a function of each 
roadway’s characteristics. The 49 segments defined for segment 
analysis are shown in Background Figure T–9. The AWDT thresholds 
for each of these roadway segments, based upon their existing 
roadway characteristics, are defined in Background Table T–7. 
After adoption of the Comprehensive Plan, these thresholds will be 
adopted by ordinance by the City Council. The table also shows 
the 2012 AWDT volumes for each of the segments. Note that LOS 
is reported for those roadway segments where traffic volumes were 
collected. Based upon the existing volumes and the policy-defined 
thresholds summarized in Background Table T–7 two roadway 
corridors and three road segments have volumes that exceed their 
thresholds, and thus would be considered deficient under existing 
conditions.

To arrive at the segment thresholds, the City reviewed current 
HCM measures for capacity, as they related to various roadway 
features. The adequacy of traffic conditions and design features of 
existing City of Sammamish roadways was also assessed. Design 
features included shoulder width, sidewalks, left-turn lanes, and 
access control. For each functional classification of roadway, 
base capacities were derived from standard per-lane capacities, 
as defined in the HCM, Road Diets Fixing the Big Roads (By Dan 
Burden and Peter Lagerway, Walkable Communities, Inc. March 
1999). The City arrived at a base capacity value of 1,220 vehicles 
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Background Figure T–9 
Concurrency Segments
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per hour for a two-lane Arterial roadway with 10-foot lane widths, 
and without shoulders or walkways. This value was converted to 
an AWDT volume of 12,850 vehicles per day. The base capacity 
of a two-lane Collector roadway without shoulders or walkways 
was determined to be 9,020 AWDT. A Four-lane roadway base 
capacity was determined in a similar means and established 
at 25,950 vehicles per day for Arterial roadways and 18,100 
vehicles per day for Collector roadways.

The provision of non-motorized facilities on arterial roadways is 
a key element of the city’s roadway segment LOS methodology. 
The roadway segment allowable AWDT volume thresholds are 
based upon providing facilities for all users and recognizes that 
if sidewalks or bike lanes are absent; vehicle capacity is reduced 
and non-motorized capacity and safety are affected. While non-
motorized demand and capacity are not explicitly measured; 
allowable vehicle volumes are constrained until facilities for all 
modes are present. This has the effect of prioritizing multi-modal 
projects on all classifications of roadways, and encourages 
provision of non-motorized facilities to increase capacity rather than 
additional travel lanes.

These base (or minimum) capacities would be applied to roadways 
with 10-foot wide lanes, and no curb and gutter, shoulders, medians, 
turn lanes, sidewalks or bicycle lanes. Additional capacity was 
determined for each of the design features, based upon guidelines 
in the HCM. These capacity enhancement values are added to the 
base capacity incrementally for each of the features that the roadway 
includes. 

The base and incremental capacities used to determine the AWDT 
thresholds are summarized in Background Table T–8. Maximum 
capacity would be assigned to a roadway with a fully developed 
cross section: 12-foot lanes, or bike lanes, curb and gutter, center 
median or left-turn lane, sidewalk or other similar facilities.

See Volume I, 
Transportation 
Element Policy T.2.12 
on page 88.
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SEGMENT

ROAD 
FUNCTIONAL 

CLASSIFICATION
CONCURRENCY 

THRESHOLD

2012 EXISTING

AWDT Fails?

1–3 East Lk Sammamish Parkway North Corridor 25,877 16,157

1 E Lk Sammamish Pkwy, City limits–196th Ave NE (Weber 
Point) Minor Arterial 24,330 17,7701

2 E Lk Sammamish Pkwy, 196th Ave NE–NE 26th Pl Minor Arterial 24,330 15,200

3 E Lk Sammamish Pkwy, NE 26th Pl–NE Inglewood Hill Rd Minor Arterial 28,970 15,500

4–6 East Lk Sammamish Parkway Central Corridor 14

4 E Lk Sammamish Pkwy, Inglewood Hill Rd–Louis Thompson 
Rd Minor Arterial 33

5 E Lk Sammamish Pkwy, Louis Thompson Rd NE–SE 8th St Minor Arterial 46

6 E Lk Sammamish Pkwy, SE 8th St–SE 24th Way Minor Arterial 24

7–8 East Lk Sammamish Parkway South Corridor 14

7 E Lk Sammamish Pkwy, SE 24th Way–212th Ave SE Minor Arterial 33

8 E Lk Sammamish Pkwy, 212th Ave SE–City Limit Minor Arterial 24

11–14 Louis Thompson Road–212th Corridor 10,786 3,750

11 Louis Thompson Rd, E Lk Sammamish Pkwy–SE 8th St Collector Arterial 9,820 3,400

12 212th Ave SE, SE 8th St–SE 20th St Collector Arterial 11,425 3,600

13 212th Ave SE, SE 20th St–SE 32nd St Collector Arterial 11,350 4,000

14 212th Ave SE, SE 32nd St–E Lk Sammamish Pkwy Collector Arterial 10,550 4,000

21–23 Sahalee Way–228th Avenue North Corridor 18,917 19,410 X

21 Sahalee Way/228th Ave NE, City Limit–220th Ave NE Principal Arterial 18,530 19,4101 X

22 Sahalee Way/228th Ave NE, 220th Ave NE–NE 25th Way Principal Arterial 18,530 19,4101 X

23 228th Ave, NE 25th Way–NE 12th St Principal Arterial 19,690 19,4101

24–25 228th Avenue Central Corridor 34,950 23,100

24 228th Ave, NE 12th St–SE 4th St Principal Arterial 34,950 23,200

25 228th Ave, SE 4th St–SE 20th St Principal Arterial 34,950 23,000

26–27 228th Avenue South Corridor 28,726 15,500

26 228th Ave, SE 20th St–Issaquah Pine Lake Rd SE Principal Arterial 36,023 —

27 228th Ave, Issaquah Pine Lake Rd SE–SE 43rd Way Principal Arterial 21,430 15,500

32–34 Issaquah-Pine Lake Road Corridor 23,083 18,045

32 Issaquah-Pine Lk Rd, 228th Ave SE–SE 32nd Way Principal Arterial 31,480 17,1601

33 Issaquah-Pine Lk Rd, SE 32nd Way–SE Klahanie Blvd Principal Arterial 17,370 18,0502 X

34 Issaquah-Pine Lk Rd, SE Klahanie Blvd–SE 48th St Principal Arterial 20,400 18,9251

Background Table T–7 
AWDT Concurrency Thresholds and 2012 Volumes for Roadway Segments

continued on following page
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Background Table T–7 
AWDT Concurrency Thresholds and 2012 Volumes for Roadway Segments (cont.)

SEGMENT

ROAD 
FUNCTIONAL 

CLASSIFICATION
CONCURRENCY 

THRESHOLD

2012 EXISTING

AWDT Fails?

35–37 224th Avenue North Corridor 17,370 6,150

35 244th Ave NE, NE 30th Pl–NE 20th St Minor Arterial 15,050 5,800

36 244th Ave NE, NE 20th St–NE 8th St Minor Arterial 15,050 6,500

37 244th Ave NE, NE 8th St–SE 8th St Minor Arterial 22,010 —

39 244th Avenue South Corridor 16,330 5,500

39 244th Avenue, SE 24th St–SE 32nd Way Minor Arterial 16,330 5,500

9 SE 24th St, E Lk Sammamish Pkwy–200th Ave SE Collector Arterial 9,420 —

10 SE 24th St, 200th Ave SE–212th Ave SE Collector Arterial 9,420 —

15 NE Inglewood Rd, E Lk Sammamish Pkwy–216th Ave NE Minor Arterial 16,790 8,600

16 NE Inglewood Rd, 216th Ave NE–228th Ave NE Minor Arterial 17,370 —

17 SE 8th St/218th Ave SE, 212th Ave SE–SE 4th St Collector Arterial 9,420 —

18 SE 4th St, 218th Ave SE–228th Ave SE Minor Arterial 14,470 1,700

19 SE 20th St, 212th Ave SE–219th Pl SE Collector Arterial 11,070 —

20 SE 20th St, 219th Pl SE–228th Ave SE Collector Arterial 11,070 4,000

28 NE 8th St, 228th Ave NE–244th Ave NE Minor Arterial 21,430 9,100

29 SE 8th St, 228th Ave SE–244th Ave SE Minor Arterial 20,730 7,700

30 SE 24th St, 228th Ave SE–244th Ave SE Collector Arterial 10,550 6,300

31 SE 24th St, 244th Ave SE–W Beaver Lk Dr SE Collector Arterial 10,550 —

38 248th Ave SE, SE 24th St–SE 14th S Collector Arterial 9,420 —

40 SE 32nd Way, Issaquah-Pine Lk Rd–244th Ave SE Minor Arterial 16,790 —

41 SE 32nd St, 244th Ave SE–W Beaver Lk Dr SE Minor Arterial 16,790 —

42 Issaquah-Beaver Lk Rd, W Beaver Lk Dr SE–SE Duthie Hill Rd Minor Arterial 17,950 5,000

43 SE Duthie Hill Rd, SE Issaquah-Beaver Lk Rd–266th Ave SE Principal Arterial 16,790 13,400

44 SE Duthie Hill Rd, 266th Ave SE–Trossachs Blvd SE Principal Arterial 16,790 —

45 Trossachs Blvd SE, SE 9th St–SE Duthie Hill Rd Collector Arterial 13,680 7,700

46 218th Ave NE, SE 4th St–SE 8th St Collector Arterial 9,420 1,500

47 SE Duthie Hill Rd, SE Issaquah-Beaver Lk Rd–SE Issaquah-Fall 
City Rd Principal Arterial 22,010 —

48 SE Issaquah-Fall City Rd, SE Duthie Hill Rd–Klahanie Dr SE Principal Arterial 22,010 —

49 SE Issaquah-Fall City Rd, Klahanie Dr SE–Issaquah-Pine Lk Rd Principal Arterial 36,690 26,830

1. 2014 Average Weekday Daily Traffic (AWDT) Volume.
2. Estimated from 2014 AWDT Volume.
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Background Table T–8 
Background Assumptions for Concurrency AWDT Threshold Definitions

TWO-LANE ROADWAY TWO-DIRECTIONAL CAPACITY (VEHICLES PER DAY)
Principal or Minor 

Arterial Collector
Neighborhood 

Collector

Base Capacity 12,850 9,020 2,850

Lane Width 10 feet 0 0 0

11 feet 1,620 1,130 320

12 feet 3,240 2,260 640

Striped Bike Lane/ 
Shoulder width1 8 feet max. 580 410 120

Median None 0 0 0

Median 4,640 3,240 920

Left-Turn Lane 4,640 3,240 920

Walkway/Bikeway2 None 0 0 0

Walkway 1,160 810 230

Bikeway 1,620 1,130 320

Both 1,620 1,130 320

Regional Trail width3 12 feet max. 580 0 0

MAXIMUM CAPACITY 25,370 17,800 5,100

FOUR-LANE ROADWAY TWO-DIRECTIONAL CAPACITY (VEHICLES PER DAY)
Principal or Minor 

Arterial Collector
Neighborhood 

Collector

Base Capacity 25,920 18,100 5,180

Lane Width 10 feet 0 0 0

11 feet 3,240 2,260 640

12 feet 6,480 4,540 1,300

Striped Bike Lane/ 
Shoulder width1 8 feet max. 580 410 120

Median None 0 0 0

Median 4,630 3,240 930

Left-Turn Lane 4,630 3,240 930

Walkway/Bikeway2 None 0 0 0

Walkway 1,160 810 230

Bikeway 1,620 1,130 330

Both 1,620 1,130 330

MAXIMUM CAPACITY 41,670 29,160 8,370

1. To qualify as a bike lane, the pavement must be marked as such, and have a minimum width of 5 feet.
2. For the purpose of these calculations, a bikeway is defined as a bicycle facility that is physically separated from the roadway. 

Walkway and bikeway values only apply if the roadway has shoulders of less than 4-foot width.
3. In order to realize the capacity benefits, the “regional trips” must be parallel and in close proximity to the City’s arterial. The 

measured portion of the trail must be paved.
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Background Table T–9 
Collision Summary (2010–2014)

COLLISION TYPE TOTAL COLLISIONS COLLISIONS PER YEAR

Rear-End 406 81.2

Parked Vehicle/Fixed Object 217 43.4

Right-Angle/Broadside 101 20.2

Sideswipe/Lane Change 86 17.2

Approach Turn 75 15.0

Other 49 9.8

Pedestrian/Bicycle 42 8.4

Backing 14 2.8

Head-On 13 2.6

Not Designated 12 2.4

TOTAL 1,015 203.0

Collision Analysis

Collision statistics were compiled between 2010 and 2014 by the 
WSDOT Transportation Data Office for the City of Sammamish. 
During this five year period there were a total of 1,015 collisions 
reported. Background Table T–9 summarizes the collisions by 
type and Background Figure T–10 shows the location and type of 
collisions within the city.

The 228th Avenue corridor shows a high number of collisions likely 
due to high volumes, vehicle speeds and inexperienced drivers, the 
latter related to the various schools along the corridor. In addition, 
the 228th Avenue corridor provides access to the city’s major 
commercial and institutional areas.

Collisions on the East Lake Sammamish Parkway corridor were 
concentrated at NE Inglewood Hill Road, a major access point to 
and from the city’s existing major commercial area.

Topography and weather conditions likely play a role in a portion 
of the collisions reported.

There were 42 total pedestrian and bicycle-related collisions 
reported, or 8.4 per year. These collision were spread throughout 
the city. Goals to reduce collisions, particularly pedestrian and 
bicycle-related collisions should be addressed.

See Volume I, 
Transportation Element 
Policy T.3.9–Policy 
T.3.11 on page 91.
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Background Figure T–10 
City of Sammamish Traffic Collisions (2010–2014)
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Traffic Calming

As population and employment in the Sammamish region continue 
to grow, City streets are experiencing increased traffic pressure. 
City policy can accommodate growth in a way that can protect 
neighborhoods from unsafe impacts of traffic through the following 
measures:

• Develop standards to improve the function, safety, and 
appearance of the City street system;

• Develop facilities for pedestrians and bicyclists as alternative 
travel modes to the automobile;

• Protect the quality of life in residential neighborhoods by 
limiting vehicular traffic and monitoring traffic volumes on 
collector streets;

• Encourage improvements in vehicular and pedestrian traffic 
circulation within the City;

• Maintain a consistent LOS on the arterial system that mitigates 
impacts of new growth and is adequate to serve adjoining 
land uses; and

• Maintain the public street system to promote safety, comfort of 
travel, and cost-effective use of public funds.

Traffic calming programs serve to deter through-traffic on local 
residential streets, protect neighborhoods from vehicular traffic 
moving at excessive speeds, and discourage parking unrelated to 
residential activities.

Presently, traffic calming devices within the City of Sammamish are 
located primarily along:

• NE 14th Drive from 228th Avenue NE to 220th Avenue NE;
• NE 19th Drive from 228th Avenue NE to 236th Avenue NE;
• NE 25th Way from 228th Avenue NE to 239th Avenue NE;
• 217th Avenue NE from Inglewood Hill Road to Main Street;
• SE 32nd Street from 228th Avenue SE to 220th Avenue SE;
• NE 14th Street from 228th Avenue NE to 235th Avenue NE;
• Audubon Park Drive from SE 24th Street to SE 32nd Street;
• 205th Place NE from NE 31st Street to NE 37th Way;
• SE 30th Street from 244th Avenue SE to 252nd Avenue SE;
• 230th Way SE from SE 42nd Street to SE 48th Street;
• SE Windsor Blvd from 244th Avenue SE to Windsor Drive SE;
• NE 20th Way from 216th Avenue NE to NE 25th Way; and
• Sahalee Way NE at NE 28th Place.
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Traffic calming features include digital speed boards, traffic circles, 
chokers, speed humps and curb bulb-outs.

Current Six-Year Transportation Improvement Program (TIP)

Background Table T–10 summarizes the list of projects that make 
up the current Six-Year Transportation Improvement Program (TIP), 
2016–2021. Funding for some of these projects is secured, while 
funding for other projects is not. Detailed evaluation of future 
conditions should assume completion only of financially committed 
projects.

Existing Non-Motorized Conditions

An inventory of existing non-motorized facilities, including 
sidewalks and walkways was undertaken to identify any system 
gaps. Roughly 50% of the city’s local roads have sidewalks and 
most of the primary and minor arterials includes sidewalks, paved 
shoulders or shared use paths. Background Figure T–11 illustrates 
existing non-motorized facilities and includes the locations of the 
public open spaces and parks.

See Volume I, 
Transportation 

Element Policy T.2.12 
on page 88.
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TIP # PROJECT TITLE1

PROJECT EXPENDITURE (X $1,000)2

Total Project 2016 2017 2018 2019 2020 2021

1 SE 4th St—218th Ave SE to 228th 
Ave SE C,CP 15.171 0.725 9.446 5.000 — — —

2 Issaquah-Pine Lake Rd—Klahanie 
Blvd to SE 32nd C,CP 8.000 — — — 1.200 2.000 4.800

3 Issaquah-Pine Lake Rd—SE 48th to 
Klahanie Blvd C,CP 17.618 — 0.800 2.500 7.159 7.159 ---

4 East Lake Sammamish Pkwy SE / SE 
24th St Intersection C,CP 3.698 — — — — — —

5 Sahalee Way NE—220th Ave NE 
to North City Limits C,CP 14.588 1.600 5.200 7.788 --- --- ---

6 228th Ave SE—SE 32nd St to 
Issaquah-Pine Lake Rd CP 0.675 0.675 — — — — —

7 Issaquah-Fall City Rd—SE 48th St to 
Klahanie Dr SE CP 14.000 0.800 1.000 6.100 6.100 — —

8 Issaquah-Fall City Rd—Klahanie Dr 
SE to Issaquah-Beaver Lk Rd CP 9.000 — — 0.600 1.200 3.600 3.600

9 Public Works Trust Fund Loan 
Repayment (228th Avenue) CP 3.256 0.549 0.547 0.544 0.541 0.539 0.536

10 212th Ave SE Gap Project—SE 24th 
St to Crossings Subdivision CP,NM 0.600 0.600 — — — — —

11 Non-motorized Transportation 
Projects CP,NM 4.500 0.750 0.750 0.750 0.750 0.750 0.750

12 Sidewalk Projects NM,P 0.960 0.160 0.160 0.160 0.160 0.160 0.160

13 Intersection and Safety 
Improvements P 1.200 0.200 0.200 0.200 0.200 0.200 0.200

14 Neighborhood CIP P 0.600 0.100 0.100 0.100 0.100 0.100 0.100

TOTAL EXPENDITURES 93.866 6.159 18.203 23.742 17.410 14.508 10.146

1. Project Type: C = Concurrency Project; CP = Capital Project; NM = Non-Motorized Project; P = City Program.
2. All project costs are in 2013 dollars.

Background Table T–10 
2016–2021 Six Year Transportation Improvement Program (TIP)
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Background Figure T–11 
City of Sammamish Existing Non-Motorized Facilities
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Existing Transit Service

Transit Service

King County Metro and Sound Transit provide transit service to the 
City of Sammamish. Four transit routes currently serve the City, with 
service as summarized in Background Table T–11.

ROUTE 
# ROUTE DESCRIPTION SERVICE

AVERAGE HEADWAY (MINUTES)
Peak Midday

2161 Downtown Seattle to Issaquah Highlands P&R, to South Sammamish 
P&R and to Bear Creek P&R

Weekday AM and 
PM peak hours 30 —

2191 Downtown Seattle to Issaquah Highlands P&R, to South Sammamish 
P&R and to Redmond

Weekday AM and 
PM peak hours 30–40 —

2691 Issaquah TC to Issaquah Highlands P&R, to Bear Creek P&R and to 
Overlake P&R

Weekday AM and 
PM peak hours 20–30 —

5542,3 NE Redmond-Fall City Road at 185th Ave NE to South Sammamish 
P&R, to Issaquah TC, to North Mercer Island and to downtown Seattle

Weekday
Saturday

60–120
60–120

60–120
60–120

1. King County Metro Transit Route.
2. Sound Transit Route; this route make infrequent trips to the City Sammamish.

Background Table T–11 
Existing Transit Service for the City of Sammamish

Park-and-Ride Facilities

Sammamish currently has two park-and-ride (P&R) facilities:

• Sammamish Hills Lutheran Church at SE 8th Street and 228th 
Avenue SE (54 spaces).

• South Sammamish P&R at Issaquah-Pine Lake Road SE and 
228th Avenue SE (265 spaces).

Existing transit routes and P&R lots within the Sammamish city limits 
are shown in Background Figure T–12. Outside of the city limits, 
the nearest P&R lots are:

• Klahanie P&R at SE Klahanie Boulevard and 244th Place SE, 
King County (30 spaces).

• Klahanie P&R at SE Klahanie Boulevard and SE Issaquah-Fall 
City Road (30 spaces).

• Tibbett’s Valley P&R at 12th NW and Newport Way, Issaquah 
(94 spaces).

• Issaquah Highlands P&R at Highlands Drive NE and NE High 
Street, Issaquah (1,010 spaces).

• Bear Creek P&R at NE Union Hill Road and 178th Place NE, 
Redmond (283 spaces).
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Background Figure T–12 
Existing Transit Service
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Travel Demand Forecasts and Projected 
Needs

In order to evaluate future transportation needs, forecasts must 
be made of future travel demand. Developing traffic forecasts for 
existing streets based on future land use allows the adequacy of the 
street system to be evaluated.

Travel Forecasting Model

For the City of Sammamish Transportation Element, a transportation 
computer model was developed to analyze future travel demand 
and traffic patterns. The major steps of the modeling process are as 
follows:

• Current Land Use Assessment;
• Trip Generation;
• Trip Distribution;
• Network Assignment;
• Model Calibration;
• Forecast of Future Land Use; and
• Model of Future Traffic Conditions.

These general steps of the modeling process are described in the 
following sections, and the technical aspects of the model are 
described in detail in the Traffic Forecasting Model Documentation 
Report (DEA 2012), which has been produced for the city as a 
supplemental document to the Comprehensive Plan.

Current Land Use Assessment

The primary method of determining future travel demand is based 
on future land use patterns and community growth. The entire 
study area is divided into Transportation Analysis Zones (TAZs) 
that have similar land use characteristics. The TAZ boundaries 
that were established for the City of Sammamish travel-forecasting 
model are shown in Background Figure T–13. For each zone, land 
use characteristics of population and employment were estimated 
based on the City of Sammamish Comprehensive Land Use Plan. 
In order to establish an accurate base map of existing land use, 
consultants to the city began with the King County Assessor records, 
supplemental aerial photos, and field verification of a subset of 
lots. City staff compiled unit counts of multi-family dwellings and 
commercial building square feet based on King County records 
supplemented with some field review.
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Background Figure T–13 
Transportation Analysis Zones
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Trip Generation

The trip generation step forecasts the total number of trips 
generated by and attracted to each TAZ. The trips were forecast 
using statistical data that take into account population and 
household characteristics, employment information, economic 
model output, and land-use information. Trips generated are 
categorized by their general purpose, which are:

• Home-based-work: any trip with home as one end and work 
as the other end

• Home-based-other: any non-work trip with home as one end
• Non-home-based: any trip that does not have home at either 

end

The trip generation model forecasts the total number of trips that are 
generated per household or non-residential unit during the analysis 
period for the trip categories under consideration.

Trip Distribution

The trip distribution step allocates the trip generation to a specific 
zonal origin and destination. This is accomplished through use of 
the gravity model, which distributes trips according to two basic 
assumptions: (1) more trips will be attracted to larger zones (the 
size of a zone is defined by the number of attractions estimated 
in the trip generation phase, not the geographical size), and (2) 
more trip interchanges will take place between zones that are 
closer together than the number that will take place between zones 
that are farther apart. The result is a trip matrix (for each of the 
trip purposes specified as input to the trip generation model) that 
estimates the percentage of trips are taken from each zone to every 
other zone. These trips are often referred to as trip interchanges.

Network Assignment

The arterial street system is coded into the city’s Traffic Model as a 
series of links that represent roadways and nodes that represent the 
intersection of those roadways. Each roadway link and intersection 
node is entered into the model with an assigned functional 
classification, and associated characteristics such as length, 
capacity, and speed. This information is then used to determine 
the optimum path between all the zones based on travel time and 
distance. The model then distributes the trips from each of the zones 
onto the street network.
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The forecasted trips are assigned to the transportation network 
using an incremental assignment process where the total traffic 
is assigned to the network, one increment at a time. Vehicle 
travel paths reflect the best travel time between each origin and 
destination. After a portion of the vehicles is assigned, the zone-
to-zone travel times with the additional traffic are recalculated. 
The next increment of traffic is assigned to the network, and the 
optimal paths are determined based upon the adjusted travel times. 
The zone-to-zone travel times are calculated again, reflecting the 
added traffic. The cycle of network assignment and travel time 
recalculation is repeated, until all vehicles have been assigned to 
the network. The result is a computerized road network with traffic 
volumes calculated for each segment of roadway, which takes into 
account the effects of increasing traffic congestion on the system.

Model Calibration

The 2012 calibrated VISUM travel demand model developed 
by DEA has a mean relative error of 2% and is a very good 
representation of the traffic generated by a known land uses 
(2012 occupied development). The calibration error does not 
directly relate to the accuracy of the forecast in that the land use 
assumptions are general, factors including fuel prices, social 
objectives, and other issues modify travel behaviors over time. In 
most case future forecasts should be considered with a broader 
margin of error. A range of plus or minus 10% is a reasonable 
error to assume for a 20-year planning horizon. This potential error 
should be considered when evaluating the travel demand forecasts 
and level of service summaries. Forecast volumes could be 10% 
more or less in most cases.

Land Use Assumptions used in Travel Demand Forecasting

The land use assumptions used in the VISUM travel demand 
forecasting model are based upon the Land Use Element of the 
Comprehensive Plan, which in turn is based upon the PSRC 
residential and employment allocations for Sammamish. External 
land use assumptions were based upon PSRC forecasts for the 
jurisdictions around Sammamish, including the cities of Redmond, 
Issaquah and Bellevue to ensure that the forecast trip distribution 
for trips originating in or destined to the region outside the city 
are modeled correctly. Key elements of the land use forecast 
include infill single family residential development in vacant and 
underdeveloped land identified in the buildable lands analysis and 
the realization of the Town Center, a mixed use subarea planned 
for 1,760 multifamily residential units, 200,000 square feet of 
office, and 400,000 square feet of retail space.
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Background Table T–12 
Committed Capital Improvement Projects (CIP)

LOCATION CIP IMPROVEMENT

SE 4th St–218th Ave SE to 228th Ave SE Widen to 3 lanes with bike lanes, curb, gutter, and sidewalk

Issaquah-Pine Lake Rd–Klahanie Blvd to SE 32nd Widen to 3 lanes with bike lanes, curb, gutter, and sidewalk

Issaquah-Pine Lake Rd–SE 48th to Klahanie Blvd Widen to 5 lanes with bike lanes, curb, gutter, and sidewalk

East Lake Sammamish Pkwy SE/SE 24th St Intersection Construct traffic signal, turn lanes, curb, gutter, and sidewalk

Sahalee Way NE–220th Ave NE to North City Limits Widen to 3 lanes with bike lanes, curb, gutter, and sidewalk

228th Ave SE–SE 32nd St to Issaquah-Pine Lake Road Provide additional southbound through lane

Issaquah-Fall City Rd–SE 48th St to Klahanie Dr SE Widen to 5 lanes with bike lanes, curb, gutter, and sidewalk

212th Ave SE Gap Project–SE 24th St to Crossings Subdivision Provide non-motorized facilities

Future Traffic Conditions

Once future land use conditions were input, the model was run to 
forecast PM peak hour traffic conditions that are expected to result 
from the projected land use. The PM peak hour is modeled since 
it is the most congested time of day. However, since the segment 
analysis requires projected daily traffic volumes, the PM peak hour 
volumes are converted to AWDT volumes. The conversion to daily 
volumes was accomplished by applying a post-processing method, 
based primarily upon application of a peak-to-daily conversion 
factor. This factor was based upon the declining K-factor observed 
in citywide traffic counts since 2002.

2035 Committed Capital Improvement Projects (CIP)

Background Table T–12 lists the future improvements for which 
funding is secure; and thus, are assumed to be in place for analysis 
of future conditions.

Level-of-Service Analysis for 2035 Land Use

Background Table T–13 summarizes the intersection LOS expected 
under the 2035 land use scenario if no additional transportation 
improvements are made beyond the committed CIP. The 2035 
intersection LOS is illustrated in Background Figure T–14.

The committed improvements listed in Background Table T–13 
address several existing deficiencies identified in the 2012 existing 
conditions analysis. However, the future 2035 analyses show that 
the increase in traffic resulting from additional development would 
cause increased congestion at other locations, if no additional 
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INTERSECTION
LOS 

STANDARD1
TRAFFIC 

CONTROL2 DELAY3 LOS4

228th Ave NE and NE 12th St D S 21 C

Sahalee Way NE and NE 37th St D S 21 C

228th Ave SE and SE 4th St E S 156 F*

228th Ave SE and SE 8th St D S 190 F*

228th Ave SE and SE 20th St D S 21 C

228th Ave NE and SE 24th St E S 77 E

228th Ave SE and Issaquah-Pine Lk Rd SE E S 69 E

Issaquah-Pine Lk Rd SE and SE Klahanie Blvd D S 83 F*

E Lk Sammamish Pkwy and NE Inglewood Hill Rd C S 20 C

E Lk Sammamish Pkwy and 212th Way SE C S 17 B

228th Ave NE and NE 8th St (NE Inglewood Hill Rd) D S 57 E*

192nd Drive NE and NE Redmond Fall City Rd (SR202) D S 23 C

Issaquah-Pine Lk Rd SE and SE 32nd Way D RAB 94 F*

E Lk Sammamish Pkwy and Louis Thompson Rd NE C S 17 B

212th Ave SE and SE 20th St C AWSC 25 C

SE Duthie Hill Rd and SE Issaquah-Beaver Lk Rd D S 19 B

Trossachs Blvd SE and SE Duthie Hill Rd D S 28 C

E Lk Sammamish Pkwy and SE 24th Way C S 7 A

244th Ave NE and NE 8th St C RAB 15 B

228th Ave NE and NE 25th St D S 22 C

228th Ave NE and NE 4th St D S 43 D

228th Ave NE and E. Main St D S 5 A

212th Ave SE and SE 8th St C TWSC 21 C

Sahalee Way NE and SR2025 E S 131 F*

Issaquah-Pine Lk Rd SE and SE Issaquah-Fall City Rd5 E S 203 F*

244th Ave NE and NE Redmond Fall City Rd (SR202)5 D S 102 F*

E Lk Sammamish Pkwy and NE Redmond Fall City Rd (SR202)5 D S 175 F*

E Lk Sammamish Pkwy and SE 56th St5 D S 252 F*

E Lk Sammamish Pkwy and SE Issaquah-Fall City Rd5 E S 216 F*

E Lk Sammamish Pkwy and SE 43rd Way5 D RAB 31 C

1. LOS standards are based upon the functional classifications of the intersecting roadways. Intersections that include Principal 
Arterials have a standard of LOS D. Intersections that include Minor Arterials or Collectors have a standard of LOS C.

2. Intersection Control: S = signalized; TWSC = two-way stop-controlled; AWSC = all-way stop-controlled; RAB = roundabout
3. Delay is measured in seconds per vehicle.
4. LOS is the level-of-service based on the methodology outlined in the Highway Capacity Manual (HCM 2010). (*) Denotes an LOS 

below the defined standard, indicating that the intersection is considered deficient.
5. Intersection is outside of the city limits.

Background Table T–13 
2035 Intersection LOS—PM Peak Hour—Committed Improvements Only
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Background Figure T–14 
2035 Level of Service–2035 Land Use and Committed Transportation Improvements
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improvements were made. On 228th Ave three signalized 
intersections are projected to operate above their LOS standard: 
SE 4th Street (LOS F), SE 8th Street (LOS F), and NE 8th Street 
(LOS E). The NE 8th Street intersection falls just above its LOS D 
standard by 2 seconds. On Issaquah-Pine Lake Road SE the signal 
at SE Klahanie Boulevard and the roundabout at SE 32nd Way are 
forecast to operate at LOS F.

Outside of the city limits six signalized intersections are projected to 
operate at LOS F. Continued coordination with Issaquah, Redmond 
and King County will be necessary.

Background Table T–14 summarizes the concurrency status for each 
of the 49 roadway segments, under the 2035 land use with only 
committed improvements, based upon the policy-defined AWDT 
thresholds previously described. Measuring the forecasted volumes 
against the policy-defined roadway segment concurrency thresholds 
and considering only the committed improvements documents above, 
three road corridors and eleven road segments will fail under the 
future land use scenario with the committed improvements only.

Travel Demand Forecast Accuracy–Implications to LOS Results

The LOS failures indicated in the 2035 forecast are generally less 
than 10% over the volume-to-capacity (v/c) thresholds assumed for 
the 2035 network. Given the accuracy of the forecast these failures 
could be worse than anticipated or may not materialize at all. The 
magnitude of the LOS failures (generally less than 10%) predicted for 
2035 suggest the need for ongoing monitoring to determine if the 
LOS forecast is reasonably accurate or if future conditions are better 
or worse than projected. The city’s concurrency management system 
is designed to monitor the cumulative impacts of growth and will 
provide an early warning of potential future problems.
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SEGMENT

ROAD 
FUNCTIONAL 

CLASSIFICATION
CONCURRENCY 

THRESHOLD

2035 PROJECTED

AWDT Fails?

1–3 East Lk Sammamish Parkway North Corridor 25,877 22,000

1 E Lk Sammamish Pkwy, City limits–196th Ave NE (Weber 
Point) Minor Arterial 24,330 21,900

2 E Lk Sammamish Pkwy, 196th Ave NE–NE 26th Pl Minor Arterial 24,330 21,800

3 E Lk Sammamish Pkwy, NE 26th Pl–NE Inglewood Hill Rd Minor Arterial 28,970 22,300

4–6 East Lk Sammamish Parkway Central Corridor 17,370 13,167

4 E Lk Sammamish Pkwy, Inglewood Hill Rd–Louis Thompson 
Rd Minor Arterial 17,370 15,800

5 E Lk Sammamish Pkwy, Louis Thompson Rd NE–SE 8th St Minor Arterial 17,370 12,100

6 E Lk Sammamish Pkwy, SE 8th St–SE 24th Way Minor Arterial 17,370 11,600

7–8 East Lk Sammamish Parkway South Corridor 17,370 16,550

7 E Lk Sammamish Pkwy, SE 24th Way–212th Ave SE Minor Arterial 17,370 13,600

8 E Lk Sammamish Pkwy, 212th Ave SE–City Limit Minor Arterial 17,370 19,500 X

11–14 Louis Thompson Road–212th Corridor 10,786 7,100

11 Louis Thompson Rd, E Lk Sammamish Pkwy–SE 8th St Collector Arterial 9,820 4,900

12 212th Ave SE, SE 8th St–SE 20th St Collector Arterial 11,425 9,000

13 212th Ave SE, SE 20th St–SE 32nd St Collector Arterial 11,350 7,800

14 212th Ave SE, SE 32nd St–E Lk Sammamish Pkwy Collector Arterial 10,550 6,700

21–23 Sahalee Way–228th Avenue North Corridor 20,077 22,533 X

21 Sahalee Way/228th Ave NE, City Limit–220th Ave NE Principal Arterial 22,010 23,200 X

22 Sahalee Way/228th Ave NE, 220th Ave NE–NE 25th Way Principal Arterial 18,530 20,000 X

23 228th Ave, NE 25th Way–NE 12th St Principal Arterial 19,690 24,400 X

24–25 228th Avenue Central Corridor 34,950 36,100

24 228th Ave, NE 12th St–SE 4th St Principal Arterial 34,950 33,500

25 228th Ave, SE 4th St–SE 20th St Principal Arterial 34,950 38,700 X

26–27 228th Avenue South Corridor 28,726 28,850 X

26 228th Ave, SE 20th St–Issaquah Pine Lake Rd SE Principal Arterial 36,023 36,100 X

27 228th Ave, Issaquah Pine Lake Rd SE–SE 43rd Way Principal Arterial 21,430 21,600 X

32–34 Issaquah-Pine Lake Road Corridor 28,513 24,400

32 Issaquah-Pine Lk Rd, 228th Ave SE–SE 32nd Way Principal Arterial 31,480 20,300

33 Issaquah-Pine Lk Rd, SE 32nd Way–SE Klahanie Blvd Principal Arterial 17,370 22,200 X

34 Issaquah-Pine Lk Rd, SE Klahanie Blvd–SE 48th St Principal Arterial 36,690 30,700

Background Table T–14 
AWDT Concurrency Thresholds and 2035 Volumes for Roadway Segments—Committed Improvements Only

continued on following page
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Background Table T–14 
AWDT Concurrency Thresholds and 2035 Volumes for Roadway Segments—Committed Improvements Only (cont.)

SEGMENT

ROAD 
FUNCTIONAL 

CLASSIFICATION
CONCURRENCY 

THRESHOLD

2035 PROJECTED

AWDT Fails?

35–37 224th Avenue North Corridor 17,370 12,600

35 244th Ave NE, NE 30th Pl–NE 20th St Minor Arterial 15,050 11,900

36 244th Ave NE, NE 20th St–NE 8th St Minor Arterial 15,050 15,500 X

37 244th Ave NE, NE 8th St–SE 8th St Minor Arterial 22,010 10,400

39 244th Avenue South Corridor 16,330 11,100

39 244th Avenue, SE 24th St–SE 32nd Way Minor Arterial 16,330 11,100

9 SE 24th St, E Lk Sammamish Pkwy–200th Ave SE Collector Arterial 9,420 1,100

10 SE 24th St, 200th Ave SE–212th Ave SE Collector Arterial 9,420 2,600

15 NE Inglewood Rd, E Lk Sammamish Pkwy–216th Ave NE Minor Arterial 16,790 14,400

16 NE Inglewood Rd, 216th Ave NE–228th Ave NE Minor Arterial 17,370 12,600

17 SE 8th St/218th Ave SE, 212th Ave SE–SE 4th St Collector Arterial 9,430 6,900

18 SE 4th St, 218th Ave SE–228th Ave SE Minor Arterial 22,010 23,000 X

19 SE 20th St, 212th Ave SE–219th Pl SE Collector Arterial 11,070 6,500

20 SE 20th St, 219th Pl SE–228th Ave SE Collector Arterial 11,070 7,300

28 NE 8th St, 228th Ave NE–244th Ave NE Minor Arterial 21,430 15,000

29 SE 8th St, 228th Ave SE–244th Ave SE Minor Arterial 20,730 14,700

30 SE 24th St, 228th Ave SE–244th Ave SE Collector Arterial 10,550 11,000 X

31 SE 24th St, 244th Ave SE–W Beaver Lk Dr SE Collector Arterial 10,550 6,600

38 248th Ave SE, SE 24th St–SE 14th S Collector Arterial 9,420 400

40 SE 32nd Way, Issaquah-Pine Lk Rd–244th Ave SE Minor Arterial 16,790 12,700

41 SE 32nd St, 244th Ave SE–W Beaver Lk Dr SE Minor Arterial 16,790 12,600

42 Issaquah-Beaver Lk Rd, W Beaver Lk Dr SE–SE Duthie Hill Rd Minor Arterial 17,950 9,000

43 SE Duthie Hill Rd, SE Issaquah-Beaver Lk Rd–266th Ave SE Principal Arterial 16,790 19,600 X

44 SE Duthie Hill Rd, 266th Ave SE–Trossachs Blvd SE Principal Arterial 16,790 19,500 X

45 Trossachs Blvd SE, SE 9th St–SE Duthie Hill Rd Collector Arterial 13,680 11,600

46 218th Ave NE, SE 4th St–SE 8th St Collector Arterial 9,420 6,800

47 SE Duthie Hill Rd, SE Issaquah-Beaver Lk Rd–SE Issaquah-Fall 
City Rd Principal Arterial 22,010 18,600

48 SE Issaquah-Fall City Rd, SE Duthie Hill Rd–Klahanie Dr SE Principal Arterial 22,010 24,100 X

49 SE Issaquah-Fall City Rd, Klahanie Dr SE–Issaquah-Pine Lk Rd Principal Arterial 36,690 33,600
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PRO
JEC

T #

2015–2035 TIP 
PRIO

RITY # LOCATION IMPROVEMENT

C
O

N
C

U
RREN

C
Y 

PRO
JEC

T?

PROJECT 
COST (X 
$1,000)1

1 E Lk Sammamish Pkwy SE, 212th Ave 
SE–South City Limits

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk X 10,935

2 3 Issaquah-Pine Lk Rd SE, SE 48th St–SE 
Klahanie Blvd

Widen to 5 lanes with bike lanes, curb, gutter 
and sidewalk X 21,315

3 2 Issaquah-Pine Lk Rd SE, SE Klahanie 
Blvd–SE 32nd Way

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk X 21.651

4 1 SE 4th St, 218th Ave SE to 228th Ave 
SE

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk X 18,981

5 Sahalee Way NE, 220th Ave NE–
North City Limits

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk X 12,327

6 5 Sahalee Way NE, NE 25th Way–
220th Ave NE

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk X 4,474

Background Table T–15 
Summary of Recommended Transportation Improvements

continued on following page

Recommended Plan

Based upon evaluation of existing conditions, travel demand forecast 
and evaluation of future conditions that result from the 2035 land use 
forecast, and the concurrency standards and priorities stated by the 
city, the Recommended Plan contains the following elements:

• Recommended Transportation Improvements
• Functional Classification Assessment
• Connectivity Assessment
• Roadway Design Guidelines
• Traffic Calming Program
• Transportation Demand Management
• Transit Service and Facilities
• Non-Motorized Facilities

Recommended Transportation Improvements

Based upon the analysis of 2012 and 2035 level of service, a list 
of recommended improvement projects was developed for the 2035 
planning horizon. The list of improvement projects is summarized in 
Background Table T–15.

Planning level estimates were prepared for each of the projects under 
consideration. The cost estimates (in current dollars) are included in 
the City of Sammamish Capital Facilities Plan.
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Background Table T–15 
Summary of Recommended Transportation Improvements (cont.)

PRO
JEC

T #

2015–2035 TIP 
PRIO

RITY # LOCATION IMPROVEMENT

C
O

N
C

U
RREN

C
Y 

PRO
JEC

T?

PROJECT 
COST (X 
$1,000)1

7 4 E Lk Sammamish Pkwy SE at SE 24th St 
Intersection

Construct traffic signal, turn lanes, curb, 
gutter, and sidewalk 13,716

8 SE Duthie Hill Rd, SE Issaquah-Beaver 
Lk Rd–“notch”

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk on west side, 8-foot 
shoulder on east side

X 13,230

9 SE Duthie Hill Rd, West side of “notch” 
to Trossachs Blvd SE

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk on west side, 8-foot 
shoulder on east side

X 13,230

10 8 228th Ave Public Works Trust Fund Loan Repayment 
(remaining loan balance) X 3,808

11 Issaquah-Pine Lake Rd SE, SE Issaquah-
Fall City Rd–SE 48th St

Widen to 5 lanes with bike lanes, curb, 
gutter, and sidewalk X 7,882

12 7 SE Issaquah-Fall City Rd, SE 48th St–
Klahanie Dr SE

Widen to 5 lanes with bike lanes, curb, 
gutter, and sidewalk X 17,321

13 SE Issaquah-Fall City Rd, Klahanie Dr 
SE–SE Issaquah-Beaver Lk Rd

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk X 15,917

14 SE Belvedere Way, E Beaver Lk 
Rd–263rd Pl SE

New roadway connection, extend SE 
Belvedere Way to E Beaver Lk Dr SE 761

15 New Roadway Connection to E Beaver-
Lk Dr SE at 266th Way SE

Extend 266th Way SE to E Beaver Lk Dr SE 
and widen E Beaver Lk Dr SE, 266th Way SE 
to Beaver Lk Way SE

8,498

16 212th Way SE (Snake Hill), E Lk 
Sammamish Pkwy SE–212th Ave SE

Improve 2 lanes with left-turn pockets, curb, 
gutter, and sidewalk 13,738

17 SE 8th St/218th Ave SE, 212th Ave 
SE–SE 4th St

Widen to 3 lanes with bike lanes, curb, 
gutter, and sidewalk X 10,117

18 11 Sidewalk Projects Various sidewalk projects, includes gap 
projects, extensions, safety improvements 5,000

19 10 Transit Program
Provide funding for capital project matching 
funds and/or provide for additional transit 
service.

10,000

20 13 Neighborhood CIP

Various capital improvement including safety 
improvements, gap projects, bike routes, 
pedestrian safety enhancements, and school 
zone safety improvements.

2,000

21 Street Lighting Program
Provide street lighting at high priority 
locations with significant safety issues that can 
be addressed through better street lighting

400

22 12 Intersection Improvements

Various intersection and other spot 
improvement as needed, including 
channelization, signing, safety improvements, 
signalization, or other control devices.

5,000

TOTAL EXPENDITURES 237,071

X Indicates that project addresses an identified deficiency.
1. All project costs are in 2014 dollars.



Sammamish Comprehensive Plan
Transportation Background Information

October 2015

T.55

2035 Level of Service Analysis with Recommended Improvements

The recommended projects included in the long range plan are 
illustrated in Background Figure T–15. This list was developed after 
review of concurrency requirements.

Background Table T–16 summarizes the expected levels-of-service 
at the 30 designated major intersections with the recommended 
long range transportation improvements in place. The table includes 
two future alternative analyses with Sahalee Way NE widened to 
3-lanes and to 5-lanes. Analysis shows that 18 of the 30 intersections 
are expected to operate at an LOS at or better than the intersection 
concurrency thresholds. On 228th Avenue the six signalized 
intersections projected at LOS E or worse are at: SE 4th Street, SE 
8th Street, SE 24th Street, Issaquah-Pine Lake Road SE, NE 8th 
Street, and NE 4th Street. On Issaquah-Pine Lake Road SE the signal 
at SE Klahanie Boulevard and the roundabout at SE 32nd Way are 
forecast to operate at LOS E. The intersection LOS for the 2035 land 
use is illustrated in Background Figure T–16.

Outside of the city limits six signalized intersections are projected to 
operate at LOS E and LOS F. The LOS deficiencies discussed above 
are not significantly affected by the proposed widening on Sahalee 
Way NE.

Background Table T–17 summarizes the roadway segment 
concurrency status for the 2035 Land Use assumed in the 
Comprehensive Plan, with the recommended transportation 
improvements in place. The table includes two future alternative 
analyses with Sahalee Way NE widened to 3-lanes and to 5-lanes. 
The table shows that with the 3-lane Sahalee Way NE improvement 
there are six road segments and three corridors forecast to fail 
concurrency. With the 5-lane Sahalee Way NE improvement there 
are five road segments and two corridors forecast to fail concurrency.
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Background Figure T–15 
Recommended Transportation Improvements
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INTERSECTION LOS STD1
TRAFFIC 

CONTROL2

3-LANE SAHALEE WAY 5-LANE SAHALEE WAY
Delay3 LOS4 Delay3 LOS4

228th Ave NE and NE 12th St D S 20 B 9 A

Sahalee Way NE and NE 37th St D S 21 C 13 B

228th Ave SE and SE 4th St E S 70 E 77 E

228th Ave SE and SE 8th St D S 109 F* 114 F*

228th Ave SE and SE 20th St D S 23 C 24 C

228th Ave NE and SE 24th St E S 61 E 60 E

228th Ave SE and Issaquah-Pine Lk Rd SE E S 84 F* 83 F*

Issaquah-Pine Lk Rd SE and SE Klahanie Blvd D S 64 E* 63 E*

E Lk Sammamish Pkwy and NE Inglewood Hill Rd C S 17 B 16 B

E Lk Sammamish Pkwy and 212th Way SE C S 14 B 13 B

228th Ave NE and NE 8th St (NE Inglewood Hill Rd) D S 57 E* 65 E*

192nd Drive NE and NE Redmond Fall City Rd (SR202) D S 11 B 11 B

Issaquah-Pine Lk Rd SE and SE 32nd Way D RAB 73 E* 75 E*

E Lk Sammamish Pkwy and Louis Thompson Rd NE C S 17 B 16 B

212th Ave SE and SE 20th St C AWSC 16 C 15 C

SE Duthie Hill Rd and SE Issaquah-Beaver Lk Rd D S 22 C 21 C

Trossachs Blvd SE and SE Duthie Hill Rd D S 27 C 26 C

E Lk Sammamish Pkwy and SE 24th Way C S 7 A 7 A

244th Ave NE and NE 8th St C RAB 14 B 12 B

228th Ave NE and NE 25th St D S 20 C 12 B

228th Ave NE and NE 4th St D S 63 E* 82 F*

228th Ave NE and E. Main St D S 28 C 28 C

212th Ave SE and SE 8th St C TWSC 19 C 18 C

Sahalee Way NE and SR2025 E S 89 F* 119 F*

Issaquah-Pine Lk Rd SE and SE Issaquah-Fall City Rd5 E S 180 F* 178 F*

244th Ave NE and NE Redmond Fall City Rd (SR202)5 D S 67 F* 62 E*

E Lk Sammamish Pkwy and NE Redmond Fall City Rd 
(SR202)5 D S 170 F* 169 F*

E Lk Sammamish Pkwy and SE 56th St5 D S 263 F* 260 F*

E Lk Sammamish Pkwy and SE Issaquah-Fall City Rd5 E S 207 F* 208 F*

E Lk Sammamish Pkwy and SE 43rd Way5 D RAB 27 C 25 C

1. LOS standards are based upon the functional classifications of the intersecting roadways. Intersections that include Principal 
Arterials have a standard of LOS D. Intersections that include Minor Arterials or Collectors have a standard of LOS C.

2. Intersection Control: S=signalized; TWSC=two-way stop-controlled; AWSC=all-way stop-controlled; RAB = roundabout.
3. Delay is measured in seconds per vehicle.
4. LOS is the level-of-service based on the methodology outlined in the Highway Capacity Manual (HCM 2010). (*) Denotes an LOS 

below the defined standard, indicating that the intersection is considered deficient.
5. Intersection is outside of the city limits.

Background Table T–16 
2035 Intersection LOS—PM Peak Hour—With Recommended Improvements
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Background Figure T–16 
2035 Level of Service—2035 Land Use with Recommended Transportation Improvements
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SEGMENT

ROAD 
FUNCTIONAL 

CLASSIFICATION

3-LANE SAHALEE WAY 5-LANE SAHALEE WAY
Concurrency 

Threshold AWDT Fails?
Concurrency 

Threshold AWDT Fails?

1–3 East Lk Sammamish 
Parkway North Corridor 25,877 21,100 25,877 20,300

1 E Lk Sammamish Pkwy, City 
limits–196th Ave NE (Weber Point) Minor Arterial 24,330 21,000 24,330 20,200

2 E Lk Sammamish Pkwy, 196th Ave 
NE–NE 26th Pl Minor Arterial 24,330 20,900 24,330 20,100

3 E Lk Sammamish Pkwy, NE 26th 
Pl–NE Inglewood Hill Rd Minor Arterial 28,970 21,400 28,970 20,600

4–6 East Lk Sammamish 
Parkway Central Corridor 17,370 13,533 17,370 13,300

4 E Lk Sammamish Pkwy, Inglewood 
Hill Rd–Louis Thompson Rd Minor Arterial 17,370 16,000 17,370 15,700

5 E Lk Sammamish Pkwy, Louis 
Thompson Rd NE–SE 8th St Minor Arterial 17,370 12,700 17,370 12,500

6 E Lk Sammamish Pkwy, SE 8th St–
SE 24th Way Minor Arterial 17,370 11,900 17,370 11,700

7–8 East Lk Sammamish 
Parkway South Corridor 19,690 16,700 19,690 16,400

7 E Lk Sammamish Pkwy, SE 24th 
Way–212th Ave SE Minor Arterial 17,370 14,000 17,370 13,700

8 E Lk Sammamish Pkwy, 212th Ave 
SE–City Limit Minor Arterial 22,010 19,400 22,010 19,100

11–14 Louis Thompson Road–212th 
Corridor 12,150 6,650 12,150 6,600

11 Louis Thompson Rd, E Lk 
Sammamish Pkwy–SE 8th St

Collector 
Arterial 12,150 4,700 12,150 4,600

12 212th Ave SE, SE 8th 
St–SE 20th St

Collector 
Arterial 12,150 8,100 12,150 8,000

13 212th Ave SE, SE 20th 
St–SE 32nd St

Collector 
Arterial 12,150 7,400 12,150 7,400

14 212th Ave SE, SE 32nd St–E Lk 
Sammamish Pkwy

Collector 
Arterial 12,150 6,400 12,150 6,400

21–23 Sahalee Way–228th Avenue 
North Corridor 22,010 23,667 X 36,690 28,567

21 Sahalee Way/228th Ave NE, City 
Limit–220th Ave NE

Principal 
Arterial 22,010 24,500 X 36,690 28,700

22 Sahalee Way/228th Ave NE, 
220th Ave NE–NE 25th Way

Principal 
Arterial 22,010 21,300 36,690 26,300

23 228th Ave, NE 25th Way–NE 
12th St

Principal 
Arterial 22,010 25,200 X 36,690 30,700

24–25 228th Avenue Central 
Corridor 34,950 36,250 X 34,950 37,450 X

24 228th Ave, NE 12th St–SE 4th St Principal 
Arterial 34,950 35,500 X 34,950 37,300 X

25 228th Ave, SE 4th St–SE 20th St Principal 
Arterial 34,950 37,000 X 34,950 37,600 X

Background Table T–17 
2035 Segment Concurrency Status—With Recommended Improvements

continued on following page
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Background Table T–17 
2035 Segment Concurrency Status—With Recommended Improvements (cont.)

SEGMENT

ROAD 
FUNCTIONAL 

CLASSIFICATION

3-LANE SAHALEE WAY 5-LANE SAHALEE WAY
Concurrency 

Threshold AWDT Fails?
Concurrency 

Threshold AWDT Fails?

26–27 228th Avenue South Corridor 29,016 29,050 X 29,016 29,300 X

26 228th Ave, SE 20th St–Issaquah 
Pine Lake Rd SE

Principal 
Arterial 36,023 35,900 36,023 36,400 X

27 228th Ave, Issaquah Pine Lake Rd 
SE–SE 43rd Way

Principal 
Arterial 22,010 22,200 X 22,010 22,200 X

32–34 Issaquah-Pine Lake Road 
Corridor 30,060 22,333 30,060 22,600

32 Issaquah-Pine Lk Rd, 228th 
Ave SE–SE 32nd Way

Principal 
Arterial 31,480 20,500 31,480 21,000

33 Issaquah-Pine Lk Rd, SE 32nd 
Way–SE Klahanie Blvd

Principal 
Arterial 22,010 21,100 22,010 21,400

34 Issaquah-Pine Lk Rd, SE Klahanie 
Blvd–SE 48th St

Principal 
Arterial 36,690 25,400 36,690 25,400

35–37 224th Avenue North Corridor 22,010 12,400 22,010 12,133

35 244th Ave NE, NE 30th 
Pl–NE 20th St Minor Arterial 22,010 11,700 22,010 11,500

36 244th Ave NE, NE 
20th St–NE 8th St Minor Arterial 22,010 15,300 22,010 14,800

37 244th Ave NE, NE 8th St–SE 8th St Minor Arterial 22,010 10,200 22,010 10,100

39 244th Avenue South Corridor 15,630 10,500 15,630 10,300

39 244th Avenue, SE 24th St–SE 
32nd Way Minor Arterial 15,630 10,500 15,630 10,300

9 SE 24th St, E Lk Sammamish 
Pkwy–200th Ave SE

Collector 
Arterial 9,420 900 9,420 900

10 SE 24th St, 200th Ave 
SE–212th Ave SE

Collector 
Arterial 9,420 2,400 9,420 2,400

15 NE Inglewood Rd, E Lk 
Sammamish Pkwy–216th Ave NE

Minor 
Arterial 22,010 12,300 22,010 11,900

16 NE Inglewood Rd, 216th Ave 
NE–228th Ave NE

Minor 
Arterial 22,010 12,800 22,010 11,200

17 SE 8th St/218th Ave SE, 212th 
Ave SE–SE 4th St

Collector 
Arterial 9,420 6,400 9,420 6,400

18 SE 4th St, 218th Ave 
SE–228th Ave SE

Minor 
Arterial 15,390 6,500 15,390 6,500

19 SE 20th St, 212th Ave 
SE–219th Pl SE

Collector 
Arterial 22,010 17,700 22,010 18,100

20 SE 20th St, 219th Pl 
SE–228th Ave SE

Collector 
Arterial 15,390 6,500 15,390 6,200

28 NE 8th St, 228th Ave 
NE–244th Ave NE

Minor 
Arterial 15,390 7,200 15,390 7,000

29 SE 8th St, 228th Ave 
SE–244th Ave SE

Minor 
Arterial 22,010 13,400 22,010 13,400

30 SE 24th St, 228th Ave SE–244th 
Ave SE

Collector 
Arterial 20,730 11,000 20,730 10,800

continued on following page
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Background Table T–17 
2035 Segment Concurrency Status—With Recommended Improvements (cont.)

SEGMENT

ROAD 
FUNCTIONAL 

CLASSIFICATION

3-LANE SAHALEE WAY 5-LANE SAHALEE WAY
Concurrency 

Threshold AWDT Fails?
Concurrency 

Threshold AWDT Fails?

31 SE 24th St, 244th Ave SE–W 
Beaver Lk Dr SE

Collector 
Arterial 10,550 8,500 10,550 8,300

38 248th Ave SE, SE 24th 
St–SE 14th S

Collector 
Arterial 10,550 6,400 10,550 6,500

40 SE 32nd Way, Issaquah-Pine Lk 
Rd–244th Ave SE

Minor 
Arterial 9,420 400 9,420 400

41 SE 32nd St, 244th Ave SE–W 
Beaver Lk Dr SE

Minor 
Arterial 16,790 12,200 16,790 12,200

42 Issaquah-Beaver Lk Rd, W Beaver 
Lk Dr SE–SE Duthie Hill Rd

Minor 
Arterial 16,790 12,100 16,790 11,900

43 SE Duthie Hill Rd, SE Issaquah-
Beaver Lk Rd–266th Ave SE

Principal 
Arterial 17,950 9,500 17,950 9,400

44 SE Duthie Hill Rd, 266th Ave SE–
Trossachs Blvd SE

Principal 
Arterial 22,010 20,000 22,010 19,900

45 Trossachs Blvd SE, SE 9th St–SE 
Duthie Hill Rd

Collector 
Arterial 22,010 19,600 22,010 19,400

46 218th Ave NE, SE 4th St–SE 8th St Collector 
Arterial 13,680 11,600 13,680 11,600

47
SE Duthie Hill Rd, SE 
Issaquah-Beaver Lk Rd–SE 
Issaquah-Fall City Rd

Principal 
Arterial 22,010 18,700 22,010 18,500

48 SE Issaquah-Fall City Rd, SE Duthie 
Hill Rd–Klahanie Dr SE

Principal 
Arterial 22,010 24,400 X 22,010 24,300 X

49 SE Issaquah-Fall City Rd, Klahanie 
Dr SE–Issaquah-Pine Lk Rd

Principal 
Arterial 36,690 34,100 36,690 33,900

Actions to Meet LOS Standards

Both the 2035 3-lane Sahalee Way NE and 2035 5-lane Sahalee 
Way NE road networks experience some segment capacity and 
intersection LOS deficiencies. The LOS and segment capacity 
deficiencies may be slightly worse or not materialize at all based 
upon the accuracy of the travel demand model and 2035 land use 
forecast. 

The deficiencies on 228th Ave SE are a result of significant 
institutional uses in a concentrated area along 228th Ave SE 
including, Town Center to the south, Sammamish City Hall, the 
Community Center, the King County Library, Skyline High School, 
and two churches. On a positive note the institutional nature of these 
uses lend themselves to Transportation Demand Management (TDM) 
strategies that smaller individual uses may not be able to achieve. 
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Infrastructure improvements could also be considered to improve LOS 
including:

Background Table T–16 identified the following intersection LOS 
deficiencies with the 2035 recommended improvements and with 
both Sahalee Way NE widening alternatives.

• Within the city there are seven intersections forecast to operate 
at LOS E or F and above their LOS respective thresholds. 
Monitoring programs are recommended at all key city 
intersections, including those projected to operate at failure to 
justify future improvement needs. Intersections that do not meet 
their LOS thresholds are outlined below along with physical or 
strategic future improvement options:

 – 228th Avenue SE at SE 8th Street operates at LOS F; LOS 
D threshold—add turn lanes or a connector roadway to 
SE 10th Street to reduce the vehicle demand.

 – 228th Avenue SE at SE Issaquah-Pine Lake Rd SE 
operates at LOS F; LOS E threshold—add capacity to the 
south leg of the intersection.

 – Issaquah-Pine Lake Road SE at SE Klahanie Boulevard 
operates at LOS E; LOS D threshold—add turn lanes.

 – 228th Avenue NE at NE 8th Street/NE Inglewood Hill 
Road operates at LOS E; LOS D threshold—add turn 
lanes or consider modifying the LOS threshold to keep 
intersection more pedestrian friendly.

 – Issaquah-Pine Lake Road SE at SE 32nd Way operates at 
LOS E; LOS D threshold—add bypass lanes.

 – 228th Avenue NE at NE 4th Street operates at LOS E; 
LOS D threshold—through monitoring determine the future 
LOS when the actual Town Center land uses are identified.

• Six intersections outside of the city limits operate above their 
LOS thresholds. Similar to intersections within the city limits, 
monitoring programs are also recommended and in addition 
the monitoring should be coordinated with adjacent agencies 
to facilitate long term improvement solutions, support enhanced 
transit service and consider community wide TDM education. 
Intersection outside of the city limits operating at LOS E or F 
include:

 – Sahalee Way NE at NE Redmond-Fall City Road (SR202) 
operates at LOS F.

 – Issaquah-Pine Lake Road SE at SE Issaquah-Fall City Road 
operates at LOS F.

 – 244th Avenue NE at NE Redmond-Fall City Road (SR202) 
operates at LOS F under the 3-lane Sahalee Way NE and 
LOS E under the 5-lane Sahalee Way NE alternatives.
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 – East Lake Sammamish Parkway at Redmond-Fall City 
Road (SR202) operates at LOS F.

 – East Lake Sammamish Parkway at SE 56th Street 
operates at LOS F.

 – East Lake Sammamish Parkway at SE Issaquah-Fall City 
Road operates at LOS F.

Background Table T–17 identified the following road segment 
capacity deficiencies with the 2035 recommended improvements 
and with both Sahalee Way NE widening alternatives:

• Sahalee Way—228th Avenue North Corridor (North City 
Limits to 12th St) is overcapacity with the 3-lane Sahalee 
Way NE alternative and operates sufficiently under the 5-lane 
Sahalee Way NE alternative.

• 228th Avenue Central Corridor (NE 12th St to SE 20th St) 
is overcapacity—through monitoring determine future AWDT 
volume impacts when the actual Town Center land uses are 
identified.

• 228th Avenue South Corridor (SE 20th St–SE 43rd Way)—
through monitoring determine the future AWDT volume impacts 
when the actual Town Center land uses are identified.

• SE Issaquah Fall City Road from SE Duthie Hill Road-Klahanie 
Drive SE—through monitoring determine the future AWDT 
volume impacts when the actual Town Center land uses are 
identified and also consider additional improvements.

3-Lane and 5-Lane Sahalee Way NE Widening

The projected 2035 volumes exceed capacity of the 3-lane Sahalee 
Way NE section as proposed. A future 3-lane Sahalee Way NE 
improvement does not meet city LOS standard for concurrency. This 
results in traffic diverting to other arterials and local streets.

The 5-lane Sahalee Way NE section has sufficient capacity to meet 
city LOS standards for 2035 and beyond. The additional capacity 
attracts traffic off of East Lake Sammamish Parkway, 244th Avenue 
NE and other residential collectors west of Sahalee Way NE. With 
the 5-lane Sahalee Way NE improvement alternative the following 
AWDT volume changes are projected when compared to the 3-lane 
alternative:

• Reduces AWDT volume on East Lake Sammamish Parkway 
north of Inglewood Hill Road by 850 vehicles per day (vpd)

• Reduces AWDT volume on 205th Place NE near Elizabeth 
Blackwell Elementary School by 1,000 vpd

• Reduces AWDT volume on 216th Avenue SE north of NE 
Inglewood Hill Road by 1,600 vpd
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• Reduces AWDT volume on NE Inglewood Hill Road west of 
228th Avenue NE by 1,400 vpd

• Reduces AWDT volume on 244th Avenue NE north of NE 8th 
Street)by 450 vpd

• Increases AWDT volume on 228th Avenue NE north of NE 8th 
Street by 4,900 vpd

• Increases AWDT volume on 228th Avenue NE south of SE 4th 
Street by 650 vpd

• Reduces traffic volumes in neighborhoods to the west of 
Sahalee Way NE

Additionally, the 5-lane Sahalee Way NE alternative reduces 
or eliminates the need for future improvements on East Lake 
Sammamish Parkway north of NE Inglewood Hill Road and on 
244th Avenue NE north of NE 8th Street.

Flexibility in Roadway Design Guidelines

Essential functions of streets in Sammamish include vehicle mobility, 
pedestrian access, bicycle access, and aesthetics. City standards 
specify lane widths of 11 feet. Left-turn lanes increase capacity, 
reduce vehicular collisions, and improve access to adjacent 
property. Bicycle lanes should be provided along major traffic 
corridors, and when striped should be a minimum of 5 feet in 
width. Sidewalk widths should be a minimum of 6 feet. Landscaped 
medians are especially important to soften wide expanses of 
pavement, to provide a haven for crossing pedestrians, and to 
provide aesthetic treatment to streets.

Often when designing streets, obstacles are encountered that 
require modification in design approach. Impediments might 
include topographic features that make road construction difficult 
or very expensive; inadequate available right-of-way to allow for 
all desired features; or environmentally sensitive areas that require 
modification to avoid adverse impacts. Additionally, funding or 
grant sources may require specific features or dimensions.

Traffic Calming Program

The City of Sammamish has a comprehensive traffic calming 
program in place with the Neighborhood Traffic Management 
Program (NTMP) described in the Existing Conditions section of 
this Transportation Element. Thus, it is recommended that the city 
continue the NTMP in its current form, as already adopted by City 
ordinance.
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Transportation Demand Management

Transportation Demand Management (TDM) consists of strategies 
that seek to maximize the efficiency of the transportation system by 
reducing demand on the system. The results of successful TDM can 
include:

• Travelers switch from single-occupancy-vehicle (SOV) to HOV 
modes such as transit, vanpools or carpools,

• Travelers switch from driving to non-motorized modes such as 
bicycling or walking,

• Travelers change the time they make trips from more congested 
to less congested times of day,

• Travelers eliminate trips altogether through such means as 
compressed workweeks, consolidation of errands, or use of 
telecommunications.

Within the State of Washington, alternative transportation 
solutions are further necessitated by the objectives of the Commute 
Trip Reduction (CTR) Law. Passed in 1991 as a section of the 
Washington Clean Air Act (RCW 70.94), the CTR Law seeks 
to reduce workplace commute trips in the nine most populous 
counties in the state. This law requires that in designated high 
population counties, each city within the county adopt a commute 
trip reduction plan requiring private and public employers with 100 
or more employees implement TDM programs. Programs provide 
various incentives or disincentives to encourage use of alternative 
transportation modes, other than the SOV. The purpose of CTR 
is to help maintain air quality in metropolitan areas by reducing 
congestion and air pollution.

The city can promote TDM through policy and/or investments that 
may include, but are not limited to, the following:

• Public Education related to the benefits of TDM and individual 
actions to reduce vehicle trips

• Commute Trip Reduction (CTR) Ordinances
• Voluntary Compliance with CTR requirements by the city 
• Managed access to facilities and activity centers
• Transit-oriented and pedestrian-friendly design 
• Parking management

Transit Service and Facilities

As supported by the Goals, Objectives and Policies of the 
Transportation Element, public transportation has long-range 
benefits for the community because it offers:

See Volume I, 
Transportation Element 
Policy T.2.8–Policy 
T.2.10 on page 88.

See Volume I, 
Transportation Element 
Policy T.2.15–Policy 
T.2.22 on page 89.
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• Primary mobility for those who cannot drive, including many 
of our youth, seniors, and citizens with disabilities,

• Mobility options for people who choose not to drive, either to 
avoid congestion, save money, or support the environment,

• Preservation of the quality of our environment by conserving 
energy, supporting better air quality, and reducing congestion 
on our roadways.

Central to the success of a public transportation system is the 
development of a compatible land use plan. Low-density suburbs 
and strip development are not designed to accommodate public 
transportation services. Changing the land use or traditional transit 
services is difficult and special attention is required to increase the 
effectiveness of transit by controlling development; modifying the 
existing arterial street system; and modifying pedestrian facilities to 
bring passengers to the transit system.

The City of Sammamish can influence compatibility with public 
transportation by considering the following development issues:

• Pedestrian access and facilities,
• Amount, cost, and location of parking,
• Location of higher density residential developments,
• Location and design of commercial and employment activities,
• Location of transit facilities,
• Location of community activity centers,
• Design of building complexes and their surroundings.

228th Avenue provides the primary corridor to support activity 
centers and more transit-oriented development. New development, 
redevelopment, or in-fill development that occurs in major activity 
centers can be designed to incorporate features that are compatible 
with public transportation. These features include:

• Land use that creates densities to support transit,
• Facilities that are oriented toward transit service,
• Walking distances that are on a reasonable pedestrian scale,
• Site design that encourages transit riders.

Zoning provisions are the primary means of implementing 
transportation-related land use policy. In order to accomplish this, 
the zoning code for major activity centers can be reviewed to 
ensure transit friendly design in these areas. Some factors that may 
be considered are:

• Encourage public transportation-compatible in-fill development 
on areas near transit routes and stops,
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• Support the development of park-and-ride lots along transit 
routes,

• Encourage pedestrian uses at street-level buildings to stimulate 
activity and interest,

• Support increased residential densities along transit routes,
• Support increased employment densities in activity centers.

In addition, transit can be made more compatible with pedestrian 
travel by observing the following design guidelines:

• Provide sidewalks and safe crosswalks for access to the transit 
system,

• Include provisions for weather protection of the pedestrian,
• Eliminate barriers that discourage pedestrian access,
• Keep walking distances to a quarter-mile or less,
• Provide curb ramps and other facilities conforming to the 

Americans with Disabilities Act (ADA),
• Provide lighting to improve pedestrian safety and security,
• Provide design guidelines to foster and encourage pedestrian 

activity.

Special emphasis should be placed on the identification and 
public awareness of the transit system. Specific tasks could include 
improved signing, identification, and improved transit stops; route 
and schedule information provided at all transit stop sites; and 
shelters provided at some sites. Shelters provide a visual reminder 
of transit availability and provide an incentive for residents and 
visitors to use the transit system. Shelters can be installed only in 
locations with adequate public right-of-way and where appropriate 
pads can be constructed.

The success of the public transportation system is dependent on 
integrating key elements that comprise the overall plan. Integration 
of the transit system with streets, bicycle facilities, and pedestrian 
facilities is critical to transit’s success. 

Non-Motorized Plan

The Trails, Bikeways and Paths Plan is a comprehensive planning 
document for the City of Sammamish addressing a 20-year 
vision for development of recreational trails and non-motorized 
transportation facilities within the city. The dual focus on 
recreational trails and public right-of-way non-motorized facilities 
is an intentional effort to create a well-integrated system for 
pedestrians, bicyclists, equestrians, and other trail users in the 
city. The title of the plan is also a reflection of the desire for an 

See Volume I, 
Transportation Element 
Policy T.2.12 and Policy 
T.2.13 on page 89.

See Volume I, 
Transportation Element 
Policy T.2.8, Policy 
T.2.9 and Policy T.2.10 
on page 88.
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integrated system. “Trails, Bikeways and Paths” is a melding of 
terminologies to de-emphasize the differences between recreation-
based and transportation-based facilities, and to underscore the 
common themes and the benefits of an integrated system.

A vital aspect of the plan and a key part of the message is that 
this vision is for an integrated system. It was decided early on to 
pursue a system that avoided the historical, but somewhat arbitrary, 
distinctions between a non-motorized and a trails plan. This more 
holistic approach will provide additional flexibility in implementing 
the overall vision to connect key destinations that in many instances 
may not be possible to connect using one type of route or the other. 
It will also provide opportunities for interdepartmental coordination 
and will bring a greater efficiency to the effort. The benefits far 
outweigh the inconveniences of developing the plan in such a 
manner. The resulting system will be greatly enhanced as a result of 
this integrated approach.

This vision has been developed through a concentrated community 
outreach effort and through consistent dialogue and involvement of 
a citizen advisory committee called the Trails, Bikeways and Paths 
(TBP) Subcommittee. This advisory committee was formed to assist 
in guiding the development of this plan and reports to the Parks 
and Recreation Commission regarding the progress of the plan. In 
addition, community input was gathered at multiple points during 
the planning process and through the review and adoption process 
by the City Council.

The development of a vision for the future required an extensive 
effort to document existing trail and non-motorized facilities to 
provide a current picture and identify gaps in the system. An existing 
conditions inventory was completed for all trail and non-motorized 
facilities in the city, including private trail systems. Documentation of 
private trail systems was done to provide an understanding of how 
a proposed public system could integrate with private neighborhood 
facilities. In addition, key challenges and obstacles were identified 
to assist in developing proposed system improvements.

Key survey data was collected from the public regarding use of 
trails, destinations, locations, intensity of use, etc.

This information, along with feedback from the TBP Subcommittee 
and guidance from state and regional policy on non-motorized 
facilities, provided the basis for the development of TBP goals 
and policies. Then, basic overall trail corridors were identified to 
provide for east/west and north/south connectivity through the city.



Sammamish Comprehensive Plan
Transportation Background Information

October 2015

T.69

With consideration of state, regional, and local design standards 
a hierarchy of pathways and trail types, as well as bicycle 
facility types, was created to specifically address the needs and 
conditions on the Sammamish Plateau. Each facility type description 
includes detailed information on facility width, height clearances, 
appropriate location, and surfacing.

The pathway and trail facility types range from paved multi-
use trails to primitive soft surface trails, and also include all of 
the standard sidewalk facilities along streets and roadways. 
The bicycle facility types are consistent with state and regional 
standards for signed and striped bike lanes, designated shared 
bike routes, and multi-use shared paths.

Next, the identified corridors and field conditions were taken into 
consideration in assigning the hierarchy of facility types to all of the 
proposed routes. Considerations in this process included existing 
right-of-way and obstacles, topography, community destinations, 
and types of potential users. This process resulted in a 20-year 
pathways and trail system plan and bicycle system plan.

The overall vision is a direct reflection of the community’s desire to 
use trails, bikeways, and paths for travel and recreation purposes. 
Please see the City of Sammamish Trails, Bikeways and Paths 
Master Plan.

Concurrency

A Concurrency Management System (CMS) is a policy procedure 
designed to enable a City or County to determine whether 
adequate facilities are available to serve new development. The 
transportation element of the Growth Management Act (GMA) 
requires each City and County planning department to incorporate 
a Concurrency Management System into their comprehensive 
plan. In a Concurrency Management System, local jurisdictions 
must adopt and enforce ordinances that prohibit development 
approval if the development causes the LOS on a transportation 
facility to decline below the standard adopted in the Transportation 
Element of the Comprehensive Plan. Transportation improvements 
or strategies that accommodate the impacts of development can 
be made concurrent with the development. (State of Washington 
Growth Management Act, RCW 36.70A, 1990)

The city of Sammamish Concurrency Management System must be 
adopted as ordinance, and will involve the following components.

See Volume I, 
Transportation Element 
Policy T.1.1–Policy 
T.1.3 on page 85.
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Identification of facilities to be monitored

The City of Sammamish has identified both segments and 
intersections for concurrency monitoring. All intersections with 
functionally classified roadways within the city will be monitored. 
Additionally, all roadway segments, as identified in Background 
Figure T–9, will be monitored for concurrency.

Establishment of LOS standards 

In order to monitor concurrency, the city must adopt standards by 
which deficiencies may be identified, which were presented earlier 
in this plan. While GMA requires that LOS standards be adopted 
for concurrency, it does not mandate how those standards should 
be defined. Thus, the city is free to adopt by ordinance whatever 
standards it deems appropriate. The LOS standards that will be 
used to evaluate the transportation impacts of long-term growth and 
concurrency are defined as follows:

• Roadway intersections. Intersection LOS is calculated 
using standard HCM analysis procedures and for the AM or 
PM peak hour, whichever is worse. For intersections, the city 
shall adopt a standard of LOS D for intersections that include 
principal arterials and LOS C for intersections that include 
minor arterial or collector roadways.

Attaining LOS D at major intersections with high approach 
volumes can result in large intersections with exclusive right-
turn lanes, double left-turn lanes and additional through lanes. 
These improvements improve LOS for vehicles, but result in 
very long crosswalks and increased potential for pedestrian-
vehicle conflicts at free right turns.

The LOS for intersections with principal arterials should 
be LOS D, when LOS D can be attained with maximum 
of three approach lanes per direction. For example, a 
typical intersection of two five-lane roadways. The LOS for 
intersections with principal arterials may be reduced to E for 
intersections that require more than three approach lanes in 
any direction. 

• Roadway segments. Segment LOS is based on allowable 
AWDT on a roadway segment as a function of roadway 
characteristics, as described earlier in this Transportation 
Element. The AWDT thresholds for each of these roadway 
segments, based upon the roadway characteristics, are 
defined in Background Table T–7. These thresholds would be 
adopted as ordinance by the City Council.
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See Volume I, 
Transportation 
Element Policy T.3.3 
on page 90.

• Corridor LOS. Roadway LOS will be based upon 
performance of key corridors. 

Corridor LOS will be determined by averaging the incremental 
corridor segment volume over capacity (v/c) ratios within 
each adopted corridor. This has the effect of tolerating 
some congestion in a segment or more within a corridor 
while resulting in the ultimate completion of the corridor 
improvements. The average v/c of the segment s comprising a 
corridor must be 1.00 or less for the corridor to be considered 
adequate. All corridors must pass the Corridor LOS standard 
for the transportation system to be considered adequate. 
Corridors comprised of one concurrency segment segments 
must have a v/c of 1.0 or less to be considered adequate. 

The following corridors comprised of the concurrency segments 
shown on the Background Figure T–9 will be monitored:

 – East Lake Sammamish Parkway North Corridor 
Concurrency segments 1, 2 and 3

 – East Lake Sammamish Parkway Central Corridor 
Concurrency segments 5 and 6

 – East Lake Sammamish Parkway South Corridor 
Concurrency segments 7 and 8

 – Sahalee Way—228th Avenue North Corridor 
Concurrency segments 21, 22, and 23

 – 228th Avenue Central Corridor 
Concurrency segments 24 and 25

 – 228th Avenue South Corridor 
Concurrency segments 26 and 27

 – Issaquah-Pine Lake Road Corridor 
Concurrency segments 32, 33 and 34

 – 244th Corridor North Corridor 
Concurrency segments 35, 36 and 37

 – 244th Corridor South Corridor 
Concurrency segments 39

 – Louis Thompson Road—212th Corridor 
Concurrency segments 11, 12, 13 and 14

 – NE Inglewood Hill Road Corridor 
Concurrency segments 15 and 16

 – NE 8th Street 
Concurrency segment 28

 – SE 32nd Way—Issaquah Beaver Lake Road Corridor 
Concurrency segments 40, 41 and 42

 – SE Duthie Hill Road—Trossachs Boulevard Corridor 
Concurrency segments 43, 44 and 45
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 – SE 4th Street 
Concurrency segments 17 and 18

 – SE 8th Street 
Concurrency segments 29 

 – SE 20th Street 
Concurrency segments 19 and 20

 – SE 24th Street West Corridor 
Concurrency segments 9 and 10

 – SE 24th Street East Corridor  
Concurrency segments 30 and 31

Monitoring

On a continuing basis, monitor and evaluate the adequacy of 
the concurrency policies and established LOS standards as new 
development occurs and as traffic levels grow. Analyze external 
influences on the Concurrency Management System. Make periodic 
adjustments to LOS standards as part of the annual Comprehensive 
Plan amendment process, based on the on-going evaluation.

Mitigation Fee System

The City has adopted a transportation impact fee.

Financing

The Growth Management Act requires that the transportation-
related provisions of comprehensive plans address the financing 
of the local transportation system. The multiyear financing plans 
serve as the basis for the six-year street, road, or transit program 
for cities, counties, and public transportation systems and should 
be coordinated with the state‘s six-year transportation improvement 
program.

Total revenue available to the City of Sammamish for concurrency 
projects over a 20-year period is estimated in Background Table 
T–18. The estimated revenue projection is $237,000,000 (year 
2015 dollars). The projected revenue presented in Background 
Table T–18 provides a revenue stream for the expenditures 
proposed for the next 20 years, based upon these preliminary 
estimates.

See Volume I, 
Transportation Element 

Policy T.3.12–Policy 
T.3.21 on page 92.
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Contingency Plans in the Event of Revenue Shortfall

Some of the revenue forecasts are for revenues that are very 
secure, and highly reliable. However, other revenue forecasts 
are for sources that are volatile, and therefore difficult to predict 
with confidence, including grants, joint agency funding, the motor 
vehicle registration fee, general obligation bonds, and mitigation 
payments (which have not been enacted), and which fluctuate with 
the amount of new development.

In the event that revenues from one or more of these sources is 
not forthcoming, the city has several options: add new sources of 
revenue or increase the amount of revenue from existing sources; 
require developers to provide such facilities at their own expense; 
reduce the number of proposed projects; change the Land Use 
Element to reduce the travel demand generated by development; or 
change and/or lower the LOS standard.

Background Table T–18 
Transportation Capital Improvement Funding: 2015–2035

FUNDING SOURCE
AMOUNT 

(2015 DOLLARS)

Transportation Fund Revenue (REET) 25,000,000

Road Impact Fees (includes beginning fund balance) 35,000,000

Anticipated grants 15,000,000

Funding to be determined 162,000,000

TOTAL REVENUE 237,000,000

See Volume I, 
Transportation 
Element Policy T.3.19 
on page 92.
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bear sighting —

an email alert
makes my phone beep

Background Information

Introduction

This background document presents basic information about the 
City of Sammamish utility systems, including electrical, natural gas, 
telephone, cable, water, wastewater, and stormwater utilities. The 
City of Sammamish manages its own stormwater system, but all 
other utilities are own and managed by others. Utility services and 
the provider of these services are shown in Background Table UT–1.

PROVIDER UTILITY SERVICE

Puget Sound Energy Natural gas distribution and electrical power

Williams Northwest Pipeline Natural gas pipeline

Comcast High speed cable 

City of Sammamish Stormwater management

NE Sammamish Sewer & Water District Water and sewer service

Sammamish Plateau Water & Sewer District Water and sewer service

Waste Management Waste hauler north of NE 8th Street in Sammamish

Republic Services Waste hauler north of NE 8th Street in Sammamish

Background Table UT–1 
City of Sammamish Utility Service Providers
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Existing Conditions

Electrical Service

Puget Sound Energy (PSE) provides electrical service within the 
City of Sammamish. Residential customers include single family 
residences and some and multi-family residences. Customers on 
commercial/retail meters include all retail stores, warehouses, 
office buildings, public facilities, utilities, and some multi-family 
developments as well.

Peak demands occur during the cold winter months, while 
demand in spring through fall is considerably less. The range 
of commercial/retail demand varies considerably more than 
residential demands. A large grocery store or office requires an 
estimated 300 to 500 KW, while residential uses generally demand 
between 0.5 to 10 KW.

The Sammamish area is primarily served by the following 
substations:

1 Plateau Substation on NE 8th Street & 230th Avenue NE
2 Sahalee Substation on Sahalee Way & NE 36 St.
3 Pine Lake Substation on 228 AVE SE & SE 31 St.
4 Klahanie Substation on Issaquah-Fall City Rd & Klahanie Dr SE 

(shopping center)

In addition, other local substations that provide back-up service 
include:

1 Redmond Substation by Bear Creek Mall in Redmond,
2 Fall City Substation north of downtown Fall City,
3 Pickering Substation on East Lake Sammamish Parkway at SE 

61 St.

Other facilities necessary to the provision of electric service to the 
area include two transmission lines. These lines are known as the 
Sammamish-Lake Tradition line which is a 115kV line serving the 
Plateau, Pine Lake and Sahalee substations, and the Sammamish-
Maple Valley Transmission line which is a 230KV line that provides 
service to the Klahanie Substation.

Planning for electrical production and distribution is done on a 
regional basis. Currently the majority of electricity in the region 
is from hydroelectric, natural gas and coal-fired plants, and 
increasingly wind generation. Future possibilities of demand 
reduction are also factored into the planning process through 
probable conservation factors. 

For all utilities, see 
Volume I Goal UT.1, 

Goal UT.2, Goal UT.3 
and supporting policies 
that address service for 
existing and projected 

growth, minimizing cost 
and service disruption 

and uninterruped service.

See Goal UT.4 and Goal 
UT.5 and supporting 
policies that address 

consistent and official 
service area innovative 

measures to reduce 
demand and enhance 

service.
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Natural Gas

Puget Sound Energy supplies natural gas to several counties in the 
Puget Sound region, is the provider of natural gas in the City of 
Sammamish. PSE purchases natural gas from a variety of sources 
and the natural gas is transported to Sammamish by the Williams 
Northwest Pipeline. Natural gas from the pipeline is reduced to 
250 pounds per square inch gauge (psig) to feed high-pressure 
supply lines. Williams Pipeline operates 26” and 30” natural gas 
pipelines located within the Sammamish area. 

Telecommunication

Personal wireless services are those services that use radio waves 
to transmit voice and/or data using the radio frequency spectrum. 
Wireless companies analyze market demand and expand services 
in response to increased demand. Capacity of wireless facilities is 
based on number of facilities in an area, number of customers, and 
customer use, and cellular companies consider information related 
to demand and capacity to be proprietary information. Capacity 
can be expanded, however by dividing larger service areas into 
smaller service areas and increasing the number of channels in the 
service area, or through advances in technology.

Telecommunication—Cable

Comcast, currently provides Video and High Speed Data (HSD) 
cable services to residential and commercial customers in the 
Sammamish area, including Klahanie. The type of facility that is 
required to provide cable service is a “fiber backbone” with a 
coaxial distribution system. The distribution cables are typically 
located on poles owned and maintained by Puget Sound Energy or 
they are located underground.

According to AT&T, the capacity of the current cable system in 
relation to the existing customer base is unlimited, and it does have 
the capabilities to expand cable service when needed. 

Solid Waste

The King County Department of Natural Resources, Solid Waste 
Division, operates King County’s transfer and disposal system 
comprised of a regional landfill, eight transfer stations, and two 
rural drop boxes for residential and non-residential self-haul 
customers and commercial haulers. Local hauling services in the 
unincorporated areas and a majority of cities are provided by 

See Volume I, 
telecommunication Policy 
UT.3.3, Policy UT.4.5 
and Policy UT.4.6.

See Volume I, solid 
waste Policy UT.6.6.
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private garbage collection companies which receive oversight 
through the Washington State Utilities and Transportation 
Commission (WUTC). The closest waste transfer stations to the City 
of Sammamish are in Kirkland at the Rose Hill (Houghton) station, 
and at the Factoria transfer station in Bellevue.

Currently, local haulers within the City of Sammamish operate 
within two service areas: Republic and Waste Management. Waste 
Management serves the northern portion of the City of Sammamish 
to north side of NE 8th Street. Republic serves customers from the 
south side of NE 8th Street to the city limits in all directions.

Water 

Water facilities serving the City of Sammamish are provided 
primarily through the Sammamish Plateau Water and Sewer 
District. The Sammamish Plateau Water and Sewer District is a 
Class A water system which is hydraulically divided into two parts: 
the Plateau Zone, located south of Redmond-Fall City Road, and 
the Cascade View Zone, located north of Redmond-Fall City Road. 
The system includes a total of 14 wells, two connections to the 
Cascade Water Alliance’s regional supply, 8 storage tanks, and 
more than 270 miles of transmission and distribution pipelines, and 
currently serves more than 54,000 people. The District’s service 
area boundary has evolved as a function of growth and reflects 
hydraulic and topographical constraints.

The northern portion of the city is served by the Northeast 
Sammamish Sewer and Water District. Within the Northeast 
Sammamish Sewer and Water District, water is supplied by five 
groundwater wells. Three of the production wells, and a monitoring 
well, are located in the Evans Creek Valley. The other two wells 
(Well 3 and 4) are located in the Plateau above Evans Creek Valley 
and ground elevations 200 to 300 feet higher than the Evans 
Creek Well Field.

See Background Figure UT–1 for a map of the water distribution 
network in Sammamish. For more information on existing water 
facilities serving the City of Sammamish, consult the Sammamish 
Plateau Water and Sewer District Water Comprehensive Plan 
(2010) and the Northeast Sammamish Sewer and Water District 
Water Comprehensive Plan (October 2010).

See Volume I, water 
Policy UT.1.3, Policy 

UT.1.4, Policy UT.6.1 
and Policy UT.6.2.
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Background Figure UT–1 
Water Distribution Network
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Sewer

The City of Sammamish is provided sewer service through two 
districts: Sammamish Plateau Water and Sewer District and the 
Northeast Sammamish Sewer and Water District. Wastewater is 
discharged to King County Water Pollution Control Facilities in the 
City of Redmond. 

The Sammamish Plateau Water and Sewer District provides sewer 
service to portions of the cities of Sammamish and Issaquah and 
portions of unincorporated King County. The District’s sewer service 
population, as of December 2011, is estimated at 37,340 people 
served by 10,433 connections. Based on population growth rates 
established by the Puget Sound Regional Council in concert with 
planned developments and information provided by the District, the 
Cities of Sammamish and Issaquah, and King County, the District’s 
sewer service population is estimated to grow to 56,897 people 
by 2032. There are urban areas within the District’s sewer service 
area that do not currently have sewer service available, and sewer 
extensions will be required for both infill (new) development and 
backfill connections where existing developed properties transition 
from septic systems to sewer service. The District Plan reflects 
eventual sewer service being provided to all properties within 
the future sewer service area, estimated to occur around the year 
2053.

The Northeast Sammamish Water and Sewer District serves the 
northeast portion of the City of Sammamish, including areas along 
Sahalee Way NE and 228th Avenue NE to approximately NE 12th 
Street. Service in this area is generally divided into two parts by 
the western ridge of the Sammamish Plateau. The western portion 
is served by gravity sewers located along East Lake Sammamish 
Parkway NE and, in part by a single lift station that pumps the 
wastewater to a gravity sewer which conveys it to the East Lake 
Sammamish Parkway NE. The eastern portion of the service area is 
served by gravity sewers and several lift stations. The sewage flows 
to a regional lift station, which conveys the sewage via force main 
along NE 50th Street and the Redmond/Fall City Highway to the 
Northeast Lake Sammamish Interceptor.

See Background Figure UT–2 for a map of the sanitary sewer 
system in Sammamish. For more information on existing sewer 
facilities serving the City of Sammamish, consult the Sammamish 
Plateau Water and Sewer District Sewer System Plan (July 
2006) and the Northeast Sammamish Sewer and Water District 
Wastewater Comprehensive Plan (2013).

See Volume I, sewer Policy 
UT.1.3, Policy UT.1.4, 

Policy UT.6.3, Policy 
UT.6.4 and Policy UT.6.5.
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Background Figure UT–2 
Sanitary Sewer System
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Stormwater

The built infrastructure that conveys, detains, and treats surface 
and stormwater runoff in Sammamish is a mix of open ditches, 
closed pipes, culverts, streams and a variety of stormwater 
facilities that have been installed prior to and post-Sammamish 
incorporation. According to King County GIS records, at least 100 
of the stormwater facilities constructed in Sammamish were built 
before 2000, and 30% of those were constructed prior to 1990. 
Stormwater facilities including ponds, vaults, swales, catch basins, 
pipes, and ditches are currently being mapped in GIS, but known 
system components include approximately:

• 77+ miles of pipe;
• 9300+ catch basins;
• 95 miles of open ditches;
• 396+ publicly owned and maintained surface water facilities; 

and
• 118+ privately owned and maintained surface water facilities.

In 2001, a Stormwater Management Comprehensive Plan 
was developed by the City in compliance with the regulatory 
requirements of the Growth Management Act, the National 
Pollutant Discharge Elimination System (NPDES) Phase II Rule, and 
the Puget Sound Water Quality Management Plan. The updated 
NPDES Phase II Permit for 2013–2018 became effective on 
August 1, 2013. The City is updating the Stormwater Management 
Comprehensive Plan in 2015.

See Volume I, stormwater 
Policy UT.1.5.
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shadows lengthening

over the skatepark — 
first leaves of autumn

Background Information

Complete information about the City of Sammamish 2012 Parks, 
Recreation & Open Space Plan can be found at this link:

http://www.sammamish.us/pdfs/parksplan/PROPlan2012-Final.pdf

The 2012 Parks, Recreation and Open Space (PROS) Plan, which 
includes a review of existing conditions, trends and future needs for 
parks, athletic fields, recreation facilities, recreational programming and 
cultural arts. The PROS Plan also includes a discussion of volunteers and 
partnerships and implementation.

Sammamish Landing 
central lawn

http://www.sammamish.us/pdfs/parksplan/PROPlan2012-Final.pdf
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on the glass water jug

Introduction

The Growth Management Act (GMA) requires that communities 
plan for capital facilities to ensure there is an adequate level of 
facilities and services in place to support development at time of 
occupancy or use, that new development does not decrease level of 
service below locally established standards, and that the City has 
the ability to pay for needed facilities.

GMA requires that the Capital Facilities Plan Element include an 
inventory of existing publicly owned capital facilities, a forecast 
of the future needs for new or expanded facilities, and a six-
year capital facilities plan that identifies financing sources for the 
identified future facilities.

Over the next 20 years, the City of Sammamish plans to continue to 
work with service providers to maintain existing infrastructure and 
invest in expanded or new infrastructure to support the development 
patterns called for in the Land Use Element. Where reliable 
information could be developed, the City has identified projects 
over the 20-year time period. The City will continue to monitor 
growth over time to ensure capital facilities can be provided over 
the long-term.
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Public Facility Providers

Capital facilities in Sammamish are provided by the City and by 
other entities, as shown in Background Table CF–1 and Background 
Table CF–2 on the following page. The different types of capital 
facilities are described in the following section, including an 
inventory of existing facilities, a forecast of future needs, and a 
description of projected capital facility projects and funding sources.

CAPITAL FACILITIES PROVIDER

General Government Services City of Sammamish

Local Parks City of Sammamish

Police Services City of Sammamish (contract with 
King County Sheriff’s Office)

Surface Water City of Sammamish

Transportation City of Sammamish
State Government 
Federal Government

Background Table CF–1 
City-Provided Facilities

CAPITAL FACILITIES PROVIDER

Fire & Emergency Medical Services Eastside Fire & Rescue

Libraries King County Library System

Schools Issaquah School District
Lake Washington School District
Snoqualmie Valley School District

Transit King County Metro
Sound Transit

Water & Sewer Northeast Sammamish Sewer and Water District
Sammamish Plateau Water and Sewer District

Background Table CF–2 
Facilities Provided by Other Entities
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General Government Facilities

Inventory of Existing Facilities

The City Hall, located at 801 228th AVE SE, is a 38,000 sq. 
ft. facility that includes the Police Department. The building is 
located in an encompassing 39+ acre site called “Sammamish 
Commons” of which 27 acres are specifically designated for park 
and recreation use, 3.4 acres are the City Hall building, associated 
parking and a site for a future (undesignated use) building, and 
approximately 9 acres for a new community center. 

The City owns Public Works maintenance and operations facilities 
at other locations. The City also owns several single family homes 
that may be renovated or demolished, and the sites may be used 
for parks or other public purposes.

Forecast of Future Needs

The City does not forecast needs for future general government 
facilities.

Capital Projects

There are no capital projects for general government facilities.

Funding

No funding is projected because there are no capital projects for 
general government facilities.

Parks, Recreation, and Open Space 

Inventory of Existing Facilities

As of 2014, the City owns 490 acres of park properties including: 
Beaver Lake Park, Beaver Lake Preserve, East Sammamish (Bill 
Reams) Park, Eastlake and Skyline Community Fields, Ebright Creek 
Park, Evans Creek Park, Illahee Wetland Trail, NE Sammamish 
Park, Pine Lake Park, Recreation Center, Sammamish Commons 
Park, Sammamish Landing Park, Big Rock Park and Thirty Acres 
Park.
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Forecast of Future Needs

As the City continues to grow, and population increases, the Park’s 
existing level of service (ELOS), at a minimum, must be sustained. 
The Park’s ELOS is determined based on the valuation of the 
existing parkland and recreational facilities inventory that make 
up the City of Sammamish park system divided by the current 
population. The City’s ELOS does not include facilities owned and 
operated by other jurisdictions (such as schools) or private entities 
(such as private health clubs) over which the City has no control. As 
of the date of this writing, the total valuation of the City’s existing 
park system (ELOS) is $1,587 per person. In order to estimate the 
future needs to sustain the ELOS, the current capital investment per 
person is multiplied times the forecast of population growth.

Utilizing the valuation per capita method to measure level of service 
provides the City the flexibility to develop parks and recreational 
facilities that are most appropriate for each site without being 
required to maintain arbitrary ratios of land per 1,000 population 
or facilities at each park site. The flexibility allowed by this level 
of service methodology also allows the City to be responsive to 
changing needs and priorities. For example, modern park systems 
have skateboard facilities and climbing walls that did not exist until 
a few years ago. 

Capital Projects

The City’s Parks Capital Facilities Plan (CFP) is shown in 
Background Table CF–3 for projects during the years 2015-2020. 
Project numbers correspond to the projects for which expenditures 
and funding is anticipated during those years. The City has also 
identified “Potential” additional projects, and they can be found in 
other City CIP documents, but are excluded from this list because 
funding has not been identified for those projects.
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PARK/PROJECTS TOTAL 2015 2016 2017 2018 2019 2020

Athletic Fields 2,000,000 0 1,000,000 1,000,000 0 0 0

5 Eastlake Community 
Fields—Field Turf 

1,000,000  — 1,000,000 — — — —

6
Skyline Community 
Fields—Field Turf 
Replacement

1,000,000 — — 1,000,000 — — —

Beaver Lake Park 2,325,000 0 0 250,000 1,800,000 275,000 0

8 Beaver Lake Park —
Lakeside Improvements

2,000,000 — — 250,000 1,750,000 — —

10 Beaver Lake Park—
Westside Parking

325,000 — — — 50,000 275,000 —

East Sammamish Park 1,250,000 0 100,000 1,150,000 0 0 0

16 East Sammamish 
Park—Playground

700,000 — 50,000 650,000 — — —

17 East Sammamish 
Park—Parking

550,000 — 50,000 500,000 — — —

Sammamish Landing 340,000 340,000 0 0 0 0 0

27a Sammamish Landing—
Restroom

240,000 240,000 — — — — —

27b
Sammamish Landing—
Utility Connection for 
Restroom

100,000 100,000 — — — — —

continued on the following page

Evans Creek Preserve 425,000 25,000 0 0 0 50,000 350,000

21
Evans Creek 
Preserve—Picnic 
Shelter & Play Area

400,000 — — — — 50,000 350,000

22 Evans Creek 
Preserve—Trails

25,000 25,000 — — — — —

Beaver Lake Preserve 200,000 200,000 0 0 0 0 0

14 Beaver Lake Preserve—
Phase II

200,000 200,000 — — — — —

Big Rock Park 400,000 400,000 0 0 0 0 0

24 Big Rock Park—Phase I 400,000 400,000      

Background Table CF–3 
Parks Capital Improvement Projects: 2015–2020
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PARK/PROJECTS TOTAL 2015 2016 2017 2018 2019 2020

Sammamish Commons 300,000 0 0 0 0 50,000 250,000

31 Lower Commons 300,000 — — — — 50,000 250,000

Thirty Acres (Soaring 
Eagle Park)

250,000 0 0 50,000 200,000 0 0

32
Thirty Acres (Soaring 
Eagle Park)—
Master Plan

250,000 — — 50,000 200,000 — —

Trails 1,400,000 300,000 550,000 550,000 0 0 0

34 Placeholder for Future 
Trail Connections

1,100,000 — 550,000 550,000 — — —

35
Sammamish 
Commons Trail 
Connection Phase I

300,000 300,000 — — — — —

Recreation Facilities 22,762,504 21,712,504 1,050,000 0 0 0 0

21 Community Center 22,662,504 21,662,504 1,000,000 — — — —

22 Indoor Field House 100,000 50,000 50,000 — — — —

General 2,089,000 326,500 365,000 500,000 400,000 237,500 260,000

39 Capital Replacement 
Program

1,200,000 200,000 200,000 200,000 200,000 200,000 200,000

40 Capital Contingency 
Reserve

889,000 126,500 165,000 300,000 200,000 37,500 60,000

TOTAL CIP EXPENDITURES 35,741,504 23,554,004 3,815,000 3,500,000 2,400,000 1,112,500 1,360,000

Land Acquisition 2,000,000 250,000 750,000 0 0 500,000 500,000

36 Land Acquisition 2,000,000 250,000 750,000 — — 500,000 500,000

 continued from the previous page
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ENDING FUND BALANCE 2,073,996 2,383,996 2,008,996 1,783,996 2,381,496 2,611,496

Background Table CF–4 
Parks Capital Improvement Funding: 2015–2020

PARKS CIP REVENUE 2015 2016 2017 2018 2019 2020

Beginning Fund Balance 
(Unrestricted)

8,190,000 2,073,996 2,383,996 2,008,996 1,783,996 2,381,496

Anticipated Carryforward 
from 2014

900,000 — — — — —

Operating Contribution—
General Fund

— — — — — —

Unrestricted Capital 
Funds Contribution—
Community Center

12,000,000 1,000,000 — — — —

YMCA Contribution 2,418,000 — — — — —

Field Turf Replacement 
Fund (Restricted)

— 1,000,000 1,000,000 — — —

Real Estate Excise Tax (REET) 1,200,000 1,200,000 1,200,000 1,250,000 1,250,000 1,250,000 

Park Impact Fees 675,000 800,000 800,000 800,000 335,000 335,000 

King County 2014-
2019 Levy Funding

240,000 120,000 120,000 120,000 120,000 -

Investment Interest 5,000 5,000 5,000 5,000 5,000 5,000 

Anticipated Grants — — — — — —

Total Parks CIP Revenue 25,628,000 6,198,996 5,508,996 4,183,996 3,493,996 3,971,496

Funding
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Police

Inventory of Existing Facilities

The Sammamish Police Station is located at City Hall which is 
described above (see General Government Facilities).

Forecast of Future Needs

The City does not forecast needs for future capital facilities for 
police.

Capital Projects

There are no capital projects for capital facilities for police.

Funding

No funding is projected because there are no capital projects for 
police.

Surface Water

Inventory of Existing Facilities

There are 299 residential surface water sites, 100 commercial 
surface water sites, and 22 regional (King County) surface water 
sites in Sammamish.

Forecast of Future Needs

In 2001, a Stormwater Management Comprehensive Plan 
was developed by the City in compliance with the regulatory 
requirements of the Growth Management Act, the National 
Pollutant Discharge Elimination System (NPDES) Phase II Rule, 
and the Puget Sound Water Quality Management Plan. For more 
detailed information related to future needs for surface water 
facilities serving the City of Sammamish, consult the Utilities element 
of the City of Sammamish Comprehensive Plan and the Stormwater 
Management Comprehensive Plan.
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Capital Projects

CIP PROJECT TITLE
COST ($) 

2013–2018

1 Inglewood Neighborhood Drainage Project 2,200,000

1A Inglewood Neighborhood Water Quality Retrofit 900,000

2 Tamarack Neighborhood Drainage Project 1,100,000

2A Tamarack Neighborhood Water Quality Retrofit 220,000

3 SE 24th Way Neighborhood Drainage Project 2,800,000

3A SE 24th Way Neighborhood Water Quality Retrofit 950,000

4 Salmon Passage Projects 
Zaccuse or Ebright Improvements

2,500,000

5 Issaquah-Pine Lake Rd—SE 48th to Klahanie 
Blvd Stormwater Component

3,580,000

6 218th Ave SE—SE 4th St to E Main St 
Stormwater Component

150,000

7 228th Ave SE—SE 32nd St to Issaquah-
Pine Lake Rd Stormwater Component

120,000

8 244th Ave SE—SE 32nd St to SE 24th St 
Provide non-motorized facilities - Stormwater Component

190,000

9 Non-motorized Transportation Projects 
Sidewalks, Trails, Bikeways, and Paths, etc. 
Stormwater Component

1,550,000

10 Stormwater Improvements to the Pedestrian Underpass at 187th 65,000

11 West Beaver Lake Drive 
Culvert Improvement between Hazel Wolfe wetland and Beaver Lake

490,000

12 Culvert Under 229th near Deerfield Park 99,000

13 Wetland 17 Outlet Beaver Deceiver 55,000

14 Major Stormwater Repairs 2,125,000

15 Sidewalk Program 400,000

16 Beaver Management 250,000

17 Basin Planning 
Pine Lake Creek Basin 

400,000

18 Basin Planning 
Laughing Jacobs Creek Basin

400,000

19 Issaquah-Pine Lake Rd—Klahanie Blvd to SE 
32nd Stormwater Component

1,653,000

TOTAL 22,197,000

Background Table CF–5 
Surface Water Capital Improvement Projects: 2013–2018
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Funding

Transportation

The description of the existing transportation system, deficiencies 
and future needs are identified in the Transportation Element of this 
Comprehensive Plan. 

Inventory of Existing Facilities

There are 11 miles1 of principal arterial roads in the City of 
Sammamish, and 16 miles of minor arterials, 10 miles of collector 
roads, and 141 miles of local access roads. It is estimated that 
50% of local access roads have sidewalks. There are also three 
bridges, 20 traffic signals, 300–500 street lamps.

Forecast of Future Needs

As the City continues to grow, and population increases, the 
demand for transportation infrastructure increases. The City has 
adopted Level of Service (LOS) Standards that assure transportation 
demands due to development within Sammamish are met. The 
improvements triggered by the City’s adopted LOS standards are 
focused on arterials. 

The City has many locations that were not constructed to 
urban standards. This leaves many gaps in the non-motorized 
transportation system. As the City continues to grow there will be a 
higher demand to expand the non-motorized network beyond the 
improvements triggered by the City’s adopted LOS Standards.

1 “Miles” means centerline miles. One centerline mile of a two-lane road equals 2 lane 
miles, and one center line mile of a four-lane road equals 4 lane miles.

FUNDING SOURCE
AMOUNT ($) 
2013–2018

2013 Beginning Fund Balance 472,000

Surface Water Fund 900,000

System Development Charges to Developers 600,000

Anticipated grants 300,000

Funding To Be Determined 20,825,000

TOTAL 22,197,000

Background Table CF–6 
Surface Water Capital Improvement Funding: 2013–2018
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Capital Projects

CIP PROJECT LOCATION COST ($2014)
NEEDED 

FOR LOS?

1 East Lake Sammamish Parkway 
SE—212th Ave SE to South City 
Limits

Widen to 3 lanes with bike lanes, 
curb, gutter, and sidewalk

10,935,000 YES

2 Issaquah-Pine Lake Rd SE—SE 48th 
St to SE Klahanie Blvd

Widen to 5 lanes with bike lanes, 
curb, gutter and sidewalk

21,315,000 YES

3 Issaquah-Pine Lake Rd SE—SE 
Klahanie Blvd to SE 32nd Way

Widen to 3 lanes with bike 
lanes, curb, gutter, and sidewalk

20,000,000 YES

4 SE 4th Street—218th Ave SE to 
228th Ave SE

Widen to 3 lanes with bike 
lanes, curb, gutter, and sidewalk

8,000,000 YES

5 Sahalee Way NE—220th Ave 
NE to North City Limits

Widen to 3 lanes with bike 
lanes, curb, gutter, and sidewalk

10,672,000 YES

6 Sahalee Way NE—NE 25th 
Way to 220th Ave NE

Widen to 3 lanes with bike 
lanes, curb, gutter, and sidewalk

5,224,000 NO

7 East Lake Sammamish Parkway SE 
/ SE 24th St Intersection

Construct traffic signal, turn 
lanes, curb, gutter & sidewalk

4,474,000 YES

10 228th Ave SE Public Works Trust Fund Loan 
Repayment (remaining loan 
balance)

3,808,000 N/A

11 Issaquah-Pine Lake Rd SE—SE 
Issaquah-Fall City Rd to SE 48th St

Widen to 5 lanes with bike lanes, 
curb, gutter and sidewalk

3,000,000 YES

12 Issaquah-Fall City Rd SE—SE 48th 
St to Klahanie Dr SE

Widen to 5 lanes with bike lanes, 
curb, gutter and sidewalk

14,000,000 YES

13 Issaquah-Fall City Rd SE—
Klahanie Dr SE to SE Issaquah-
Beaver Lake Rd

Widen to 3 lanes with bike 
lanes, curb, gutter and sidewalk

9,000,000 YES

16 212th Way SE (Snake Hill)—
East Lake Sammamish Pkwy SE 
to 212th Ave SE

Reconstruct existing roadway 9,000,000 NO

17 SE 8th St / 218th Ave SE—
212th Ave SE to SE 4th St

Widen to 3 lanes with bike 
lanes, curb, gutter, and sidewalk

10,117,000 NO

Background Table CF–7 
Transportation Capital Improvement Projects: 2015–2035

 continued on the following page
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Funding

 continued from the previous page

FUNDING SOURCE
AMOUNT ($) 
2015–2035

Transportation Fund Revenue (REET) 25,000,000

Road Impact Fees (includes beginning fund balance) 82,000,000

Anticipated grants 23,000,000

Funding to be determined 21,945,000

TOTAL REVENUE 151,945,000

Background Table CF–8 
Transportation Capital Improvement Funding: 2015–2035

CIP PROJECT LOCATION COST ($2014)
NEEDED 

FOR LOS?

18 Sidewalk Projects Various sidewalk projects, 
includes gap projects, 
extensions, safety improvements.

5,000,000 N/A

19 Transit Program Provides funding for capital 
project matching funds and/
or provide for additional transit 
service.

10,000,000 N/A

20 Neighborhood CIP Various capital improvements 
including safety improvements, 
gap projects, bike routes, 
pedestrian safety enhancements, 
and school zone safety 
improvements.

2,000,000 N/A

21 Street Lighting Program Provide street lighting at high 
priority locations with significant 
safety issues that can be 
addressed through better street 
lighting

400,000 N/A

22 Intersection Improvements Various intersection and other 
spot improvements as needed, 
including channelization, 
signing, safety improvements, 
signalization, or other traffic 
control devices. 

5,000,000 N/A

TOTAL EXPENDITURES 151,945,000
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Based on concerns that Duthie Hill Road is not continuous within 
the City of Sammamish and concerns that King County may not be 
willing or able to construct improvements within their jurisdictional 
boundaries, the City Council adopted policy in 2013 that would 
add the Duthie Hill Rd improvements to the City’s concurrency 
project list at such time that Sammamish is in control of the entire 
corridor between Issaquah-Beaver Lake Road and Trossachs Blvd SE 
or when a coordinated and continuous project can be developed in 
partnership with King County.

Fire & Emergency Medical 
Response Services

Eastside Fire and Rescue (“EF&R”) serves the City of Sammamish 
with a full-range of fire suppression and emergency medical 
services. 

Inventory of Existing Facilities

The City of Sammamish owns the fire stations and apparatus that 
are operated by EF&R. The City owns 3 stations, 8 pumpers, 6 
rescue and/or aid vehicles, and 4 SUVs and automobiles.

Forecast of Future Needs

The City does not forecast needs for future capital facilities for fire 
and emergency medical response.

CIP PROJECT LOCATION COST ($2014)
NEEDED 

FOR LOS?

8 SE Duthie Hill Rd—SE Issaquah-
Beaver Lake Rd to “notch”

Widen to 3’ lanes with bike lanes, 
curb, gutter, and sidewalk on west 
side, 8' shoulder on east side

13,716,000 YES

9 SE Duthie Hill Rd—West side of 
“notch” to Trossachs Blvd SE

Widen to 3’ lanes with bike lanes, 
curb, gutter, and sidewalk on west 
side, 8' shoulder on east side

13,230,000 YES

Background Table CF–9 
Transportation Capital Improvement Funding: 2015–2035
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Capital Projects

There are no capital projects for capital facilities for fire and 
emergency medical response. 

Funding

No funding is projected because there are no capital projects for 
fire and emergency medical response.

Schools

The City of Sammamish is served by the Lake Washington School 
District #414 (LWSD), the Issaquah School District #411 (ISD), 
and the Snoqualmie Valley School District #410 (SVSD) for public 
elementary, junior and high school education. 

Summaries of the Capital Facility Plans of each school district 
are presented below. The complete Capital Facility Plans of the 
three school districts are adopted by reference in this Capital 
Facilities Plan Element of the City of Sammamish. Each district’s 
complete CFP contain detailed information regarding school facility 
development planning in each district. 

The City of Sammamish adopted its school impact fees beginning 
in September of 1999 to fund capital facilities within these school 
districts. 

Issaquah School District 
Source: 2014 Capital Facilities Plan, July 9, 2014

Inventory of Existing Facilities

Currently, using the 95% utilization factor, the District has the 
capacity to house 15,560 students in permanent facilities and 
3,340 students in portables. 

Forecast of Future Needs

The projected student enrollment for the 2019-2020 school year is 
expected to be 18,388 which leaves a permanent capacity deficit 
of 1,633.
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Capital Projects

Funding

The Issaquah School District, with voter approval, has front funded 
all the projects. The Six-Year Finance Plan also lists $500,000 of 
School Impact Fees.

Lake Washington School District 
Source: Six-Year Capital Facilities Plan 2014-2019, May 19, 2014

Inventory of Existing Facilities

School capacity is based on the district standard of service and 
the existing inventory of available classrooms, including both 
permanent and relocatable (portable) classrooms. The district’s 
overall total capacity is 27,761, including permanent capacity of 
24,832 and 2,929 in relocatables. Student headcount enrollment 
as of October 1, 2013 was 26,220.

Forecast of Future Needs

From the 2012 school year through 2021, the district expects 
enrollment to increase by over 4,000 students. The district 
experienced actual growth of 825 students in 2013. During the 

PROJECT
COST ($) 

2013–2018

lssaquah Middle School 62,500,000

lssaquah High School 2,000,000

Liberty High School 65,200,000

Maywood Middle School 12,500,000

Clark Elementary 19,500,000

Tïger Mountain 3,925,000

Apollo Elementary 7,720,000

lssaquah Vallev 8,485,000

Sunnv Hills 27,200,000

Portables 3,150,000

TOTAL 211,730,000

Background Table CF–10 
Issaquah School District Capital Improvement Projects: 2013–2018
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six-year window from 2013 to 2019, enrollment is projected to 
increase by 2,826 students to a total of 29,046. An additional 
705 students are expected from 2019 to 2021.

Capital Projects

Completed projects would result in student enrollment exceeding 
permanent capacity by 1,164 students in 2019.

Funding

The Six-Year Finance Plan states that the projects are expected to be 
secured through Impact and Mitigation Fees.

Snoqualmie Valley School District 
Source: Capital Facilities Plan 2014, June 12, 2014

Inventory of Existing Facilities

The District’s current overall permanent capacity is 6,891 
students (5,069 in permanent classrooms and 1,822 in portable 
classrooms). October enrollment for the 2013-14 school year was 
5,985 full time equivalents (“FTE”). 

PROJECT
COST ($) 

2014–2020

New-Redmond Ridge East Elementary 38,300,000

New-North Redmond Elementary 37,100,000

New-Kirkland Area Elementary 37,100,000

Addition-Lake Washington High School 31,500,000

New-Redmond Area Middle School 72,000,000

Mod-Juanita High School 156,500,000

New-Westside STEM focused school 40,500,000

Portables 7,900,000

TOTAL 420,900,000

Background Table CF–11 
Lake Washington School District Capital Improvement Projects: 2014–2020



Sammamish Comprehensive Plan
Capital Facilities Background Information

October 2015

CF.19

Forecast of Future Needs

FTE enrollment is projected to increase by 19% to 7,142 in 2019. 

The District has continuing permanent capacity needs at all levels. 
Even after the annexation of Snoqualmie Middle School, the 
anticipated construction of a new middle school and an additional 
elementary school, the District will have continuing permanent 
capacity needs. Those additional capacity needs will need to be 
addressed in the short-term with relocatables. The District currently 
has 26.4% of its classroom capacity in relocatable classrooms. 
With the addition of relocatable classrooms and the construction of 
two new facilities, the District would have 22.6% of its classroom 
capacity in relocatable classrooms in 2019, assuming older 
relocatable classrooms are not removed from service. The District 
will continue to work towards reducing the percentage of students 
housed in relocatable classrooms.

Capital Projects

Funding

The Six-Year Finance Plan lists $90,775,000 of Bonds, 
$3,925,000 of State Match, and $2,200,000 of Impact Fees. The 
Mount Si High School project will be funded by the 2015 Bond for 
$190,000,000.

PROJECT
COST ($) 

2014–2019

New-Snoqualmie Middle School 58,800,000

Elementary School #6 36,900,000

Portables 1,200,000

Mount Si High School 190,000,00

TOTAL 286,900,000

Background Table CF–12 
Snoqualmie Valley School District Capital Improvement Projects: 2014-–2019
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Water and Sewer

Water facilities serving the City of Sammamish are provided 
primarily through the Sammamish Plateau Water and Sewer 
District. The northern portion of the city is served by the Northeast 
Sammamish Sewer and Water District. The City of Sammamish is 
provided sewer service through the same two districts.

For more detailed information on water and sewer facilities serving 
the City of Sammamish consult the Sammamish Plateau Water 
and Sewer District Comprehensive Water Plan, the Northeast 
Sammamish Sewer and Water District Water Comprehensive Plan 
and the Utilities Element of the City of Sammamish Comprehensive 
Plan.

Northeast Sammamish Sewer and Water District

Inventory of Existing Facilities

Water System

The District has five wells, three reservoirs, two booster pump 
stations, nine pressure reducing stations and six interties with 
adjacent water systems. The District also has one treatment plant for 
arsenic and hydrogen sulfide removal

Sewer System

The District has nine sewer lift stations and approximately 80 
grinder pumps.

Forecast of Future Needs

The District has adequate water supply and sewer capacity for the 
build-out of the District. No new major sewer or water facilities 
are necessary. The District will continue with ongoing infrastructure 
maintenance and replacement.

Capital Projects, 2015–2020

See Background Table CF–13 and Background Table CF–14 at 
right.

Funding, 2015–2020

All projects are anticipated to be funded with existing reserves and 
rate revenue.
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WATER PROJECTS
COST ($) 

2015–2020

Arsenic Removal Modification 50,000

Pressure and Flow Management 40,000

Water System Optimization 120,000

Source Meter Upgrades 140,000

Sahalee Way Utility Relocation 42,000

Replacements & Unspecified Projects 468,000

Equipment Additions 190,000

Comprehensive Plan Update 80,000

Water Resource Management 120,000

Fire Hydrant Replacement 150,000

TOTAL 1,400,000

Source: 2015–2020 Northeast Sammamish Sewer and Water District

Background Table CF–13 
Northeast Sammamish Sewer and Water District Water 
Capital Improvement Projects: 2015–2020

SEWER PROJECTS
COST ($) 

2015–2020

Lift Station 14, 3 & 5 Improvements 583,000

Comp Plan Update 98,000

Replacements and Unscheduled Projects 558,000

Equipment Additions 64,000

Grinder Pump Replacements 252,000

Lift Station 8 and 15 EG Sets 180,000

Lift Station 5 Basin I & I Improvements 30,000

Sahalee Way Utility Relocation 132,000

NE 50th Forcemain Air Vac Upgrades 11,000

TOTAL 1,908,000

Source: 2015–2020 Sewer Capital Improvement Program 
Northeast Sammamish Sewer and Water District

Background Table CF–14 
Northeast Sammamish Sewer and Water District Sewer 
Capital Improvement Projects: 2015-2020
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Capital Projects, 2021–2035

See Background Table CF–15 and Background Table CF–16 below.

Funding, 2012–2035

All projects are anticipated to be funded with reserves, rate 
revenue, revenue bonds or loans.

WATER PROJECTS
COST ($) 

2021–2035

Emergency Power at Wellfield 63,000

NE 25th Pl. 209th Ave NE, 209th Pl NE Water 
Main Replacement 690,000

210th Circle NE Water Main Replacement 230,000

Replacements & Unscheduled Projects 1,092,000

Equipment Additions 336,000

Comp Plan Update 80,000

Water Resource Management 280,000

Fire Hydrant Replacements 350,000

TOTAL 3,121,000

Source: Northeast Sammamish Sewer and Water District

Background Table CF–15 
Northeast Sammamish Sewer and Water District Water 
Capital Improvement Projects: 2021–2035

SEWER PROJECTS
COST ($) 

2021–2035

Lift Station Wet Well & Storage Improvements 126,000

Comp Plan Update 98,000

Replacements & Unscheduled Projects 1,302,000

Equipment Additions 420,000

Lift Station 10 Force Main Reroute 343,000

TOTAL 2,289,000

Source: Northeast Sammamish Sewer and Water District

Background Table CF–16 
Northeast Sammamish Sewer and Water District Sewer 
Capital Improvement Projects: 2021–2035
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Sammamish Plateau Water and Sewer District

Inventory of Existing Facilities

Water System
• 12 groundwater wells
• 8 storage tanks
• 291 miles of water mains
• 45,332 total water assets
• 17,343 water connections serving a population of 

approximately 54,000
• Two connections to the regional water supply
• The District pumped 1,765,000,000 gallons of water in 

2014.
• 2014 Estimated Replacement Value of the water system assets 

$577 Million

Sewer System
• 20 lift stations
• 176 miles of underground sewer mains
• 17,509 total sewer assets
• 11,112 sewer connections serving a population of 

approximately 37,000, with the rest of the area served by 
septic systems or other sewer service providers

• Wastewater treatment provided by King County Metro
• 2014 Estimated Replacement Value of sewer system assets 

$293 Million

Forecast of Future Needs

The District uses different methods to forecast future capital needs 
based on the type of project.

• Capital projects which are growth related are forecast 
based on the Water and Sewer Comprehensive Plans using 
engineering analysis of the system and hydraulic modeling. 

• Capital replacement projects and associated reserve funding 
needs are forecast through the Districts asset management 
program. Asset management uses engineering analysis, useful 
life projections, condition assessment and criticality analysis to 
forecast future capital replacement needs.
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Capital Projects

WATER PROJECTS
COST ($) 

2015–2020
COST ($) 

2020–2032

Water General Projects 17,005,042 2,645,000

Supply – Wells Projects 260,000 0

Booster Pumps Projects 466,000 775,000

Storage – Reservoirs Projects 1,140,000 0

Water Mains Projects 5,330,000 7,043,000

TOTAL 24,201,042 10,463,500

Source: 2015 Capital Plan, December 2014, page 6-9. 
Sammamish Plateau Water and Sewer District

Background Table CF–17 
Sammamish Plateau Water and Sewer District Water 
Capital Improvement Projects: 2015–2020

SEWER PROJECTS
COST ($) 

2015–2020
COST ($) 

2020–2032

Sewer General Projects 2,542,858 597,000

Lift Station Projects 1,118,000 1,031,790

Sewer Mains Projects 5,070,700 11,902,500

Grinder Pump Projects 800,000 0

TOTAL 9,531,558 13,531,290

Source: 2015 Capital Plan, December 2014, page 11-
13. Sammamish Plateau Water and Sewer District

Background Table CF–18 
Sammamish Plateau Water and Sewer District Sewer 
Capital Improvement Projects: 2015-2020
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Funding

FUNDING SOURCES
AMOUNT ($) 
2015–2020

Water Operating (Rates) 13,632,988

Water Capital Replacement 2,762,900

Water General Facilities 4,434,192

Water Local Facilities 1,446,925

Water Bond Proceeds 1,924,037

TOTAL 24,201,042

Source: 2015 Capital Plan, December 2014, page 5. 
Sammamish Plateau Water and Sewer District

Background Table CF–19 
Sammamish Plateau Water and Sewer District Water 
Capital Improvement Funding: 2015–2020

FUNDING SOURCES
AMOUNT ($) 
2015–2020

Sewer Operating (Rates) 827,717

Sewer Capital Replacement 1,437,000

Sewer General Facilities 5,983,317

Sewer Local Facilities —

Sewer Bond Proceeds 1,283,523

TOTAL 9,531,558

Source: 2015 Capital Plan, December 2014, page 5. 
Sammamish Plateau Water and Sewer District

Background Table CF–20 
Sammamish Plateau Water and Sewer District Sewer 
Capital Improvement Funding: 2015–2020
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ghosts

morning lake mist

of the Sammamish —

Painting by Anna Macrae 
Haiku by Michael Dylan Welch

Background Information

SHORELINE





SHORELINE

ghosts

of the Sammamish — 
morning lake mist

Background Information

Complete information about the City of Sammamish Shoreline Master 
Program (2011) can be found at this link:

http://www.sammamish.us/departments/communitydevelopment/smp/

http://www.sammamish.us/departments/communitydevelopment/smp/
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