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February 16,2012
Good evening Cornmissfornens

My name is Gregory Kipp

My address b 3011-211h Ave NE, Sanrmambh 98074

I am here tonight to request frrat m part of he Environmentally CriticalAre6 review, the

Planning Conmision conslder drarying how critical area €rcreage b fadored into fte
allomble number of htiklable lob one can adtieve on ftdr ptoperty.

Cunenfly in tre Crty of Sammambh, all critkul area @e, inclding hffers, is subbacted

from a parcel's total acreage when calorlaling he nurnberof residentid bb albwed on fiat
parcel. For example:

A 10 acre parcel zoned R-1, whkfi hm 3 :rcres of critiml aleas & bufiers, b allowed to

develop only 7 residential bb, ratherfiran 10 as fie undedying zonirg tuuld suggest.

This is es@ally ooncenriry to R-1 foperty flners m ftey dready have b set mide 50%

of frreir paroel fu pernaent opan spirce as pat of any rcsklential development.

A review of frre denslty cabulatiqr regulations ftorn arnong severd jurisdidkns on he
Easbide suqgesb frrat the City of Sammamlsh's regulatians are he rmt resfillive. Sone
jurisdidions albwfullcreditbrfre parcel's entire aderue, regardless of critical areas

adeage. orre jurisdlctlon dbfis upto 100% creditforcriticalarea hrfbrs (notfie actual

critical area itsdf), nfiile amfirer dffis up b 80% credit for critical aleasi and buffers. And

one judsdidion's Gnsity regulations subhad fa orily wffiids & stears, not for steep

slopes or ofter qitical €ileas.

Horever, no other lmljurisdldion hat I drecked requircd hat all ctitbal ateas and bufiens

be subbacted from he albmabb denstty.

The specific Sammambh lllunkipal Code (SMC) cihtlon that govems ftb issue is SMC

21A.25.

I would udconre frre opportunity to urork wih any of frre Citfs sffi, the Cit/s EGA

consultant, AMEC Environnent & Inftafiucfirre, Inc, and/or Plannirg Comrfsslon rernbers

to devel@ a fixre hir rreffrod of cabuhtfrrg allowable deflsity, wtlile at he sarne time

protecting tre valuatrh environmenblly critirnl arcas in Sammambh.

Thank yor ftr yolrtinn and oonsideration-

L:X:{f Plr- trrr_1 15,
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The materials for the February 16,2072 Planning Commission include a DRAFT titled,
"Planning Commission - Success Statement." The DRAFT proposes a list of standards identified by
the Planning Commission for use in determining the success of the update of the Sammamish
Environmentally Critical Areas [ECA) code. One standard is that "Proposed amendments to ECA
regulations shall be based upon a specific policy goal." Another is that "The focus of the update
shall primarily be those items identified on the list of 'Known Topics."'

The Citizens for Sammamish [CFS) Environmental Subgroup strongly agrees that the
specific poliry goals must be a primary standard to guide the ECA review process throughout, and
ultimately to determine those changes to be made to the Sammamish ECA regulations.
Accordingly, the Subgroup has prepared for consideration by the Sammamish Planning
Commission the following preliminary chart to identify specific policy goals proposed by CFS in
connection with each of the "Known Topics." The draft chart is subject to update and revision for
additional topic areas that may arise as the update process proceeds.

Known Topics Goals
Terms and
definitions in state
statute IRCWJ and
regulations (WAC)
and local code,
and clarification of
state law
requirements
[bookends)

. The ECA code and definitions should be consistent with state and
federal laws and regulations.

Amendments
arising from the
updated Best
Available Science

[BAS] review
and/or from
changes in statute
or case law, or the
Sammamish
Comprehensive
Plan as a guiding
document

. The ECA code should be based upon BAS derived from suburban
environments [similar to Sammamish).

o Unless dimensions are specifically prescribed by BAS or law, the ECA
code should include setback and buffer dimensions that are
appropriate for the site-specific environmental benefit achieved.

o The ECA code should ensure that BAS is applied in a reasonable
manner to develop and refine regulations that are proportionate to
the functions and values of critical areas.

o The ECA code should protect private property rights, consistent with
the public interest.

. The ECA code should provide a means of evaluating the function and
value ofregulated critical areas and balance the rights ofproperty
owners.

. The ECA code should ensure-that environmental policy adequately
distinguishes between already developed neighborhoods and
undeveloped land.

o The ECA code should ensure that forest practices, and environmental
science derived from non-urban settings, are applied in the manner
and to the degree appropriate for our urban environments.
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Restrictions on
development in
Erosion Hazard
Near Sensitive
Water Bodies
[EHNSWB)
overlav area

o The ECA code should ensure that overlay maps are accurate and
current.

Restrictions on
development in
Wetland
Management Area
overlay area

. The ECA code should ensure that overlay maps are accurate and
current.

Restrictions on
development in
Landslide Hazard
area

o The ECA code should ensure that land use practices in geologically
hazardous areas do not cause or exacerbate natural processes which
endanger lives, propert5/, or resources.

o The ECA code should designate geological characteristics for which
development should be prohibited, conditioned, or otherwise
controlled because of danger from geological hazards.

Mitigation
requirements and
options for
development on
sites with
wetlands with low
functions and
values

o The ECA code should provide a means of exempting critical areas

fwetlands] that offer little or limited ecological function.

Mitigation
requirements and
options for
development on
sites with streams
with low functions
and values

o The ECA code should provide a means of exempting critical areas

fstreams) that offer little or limited ecological function.
. The ECA code should conserve and protect functions and values of

stream corridors to provide for natural functions and protect
hydrologic connections between features.

Review of existing
and potential
areas of flexibility
and options for
applicants

o The ECA code should provide recourse, short ofa quasi-legal hearing
or lawsuit, for resolving issues between city and applicants [i.e.,
ombudsmanJ.

o The ECA code should ensure that grandfathering provisions are
appropriate, adequate, and clear cut.

. The ECA code should be sufficiently explicit and comprehensive to
preclude inconsistent and arbitrary application.

. The ECA code should ensure that BAS is applied in a reasonable
manner to develop and refine regulations that are proportionate to
the functions and values of critical areas.

. The ECA code should enable citizens to work with the City to develop
and reach reasonable solutions within the regulations.



Standards for
human-altered or
created features
[e.g. ditches,
altered and
urbanized
streams,
constructed
ponds, ponds
historically
created in
wetlands)

o The ECA code should distinguish natural hydrolory from man-made
sources of drainage and only regulate natural hydrolory as
environmentally critical.

o The ECA code should ensure that storm water is properly managed to
protect critical areas.
(http : //www.commerce.wa.gov/uploads/CA Handbook.pd0

Standards for new
trails and other
public
development in
stream or wetland
buffers

Clarification and
housekeeping.
changes - non-
substantive
procedural and
technical language

. The ECA code should ensure that ECA code is explicit, consistent, and
unambiguous.


