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The Tow
n Center G

oals and Policies Com
pliance Analysis M

atrix 
 

The Grow
th M

anagem
ent Act of the State of W

ashington, RCW
 36.70A, requires that the City adopt a Com

prehensive Plan, and then im
plem

ent that plan by adopting subsequent developm
ent regulations. The developm

ent regulations m
ust be consistent 

w
ith the Com

prehensive Plan.  The U
ZDP application shall only be approved if "consistent w

ith all applicable developm
ent regulations and, to the extent there is no applicable developm

ent regulation, the Tow
n Center Plan or Tow

n Center Infrastructure 
Plan; and ... w

ith the public health, safety and w
elfare.  The follow

ing Findings are pursuant to the City’s adopted Tow
n Center Plan and Infrastructure Plan and detail how

 the U
ZDP is or is not consistent w

ith the relevant Goals &
 Policies, pertinent 

developm
ent regulations including w

ith the public health, safety and w
elfare.  Consistent w

ith SM
C 21B.05.030(3), and SM

C 21B.120(1)(d), the City’s Com
m

unity Developm
ent Director shall m

ake either a final decision or recom
m

endation to the City’s 
Hearing Exam

iner on all Type II or Type III review
s, respectively w

hich shall be based on the decision criteria for the application set forth in the SM
C including the Goals &

 Policies of the plan.   

 
Land U

se G
oals and Policies: 

The land use goals and policies guide developm
ent of the Sam

m
am

ish Tow
n Center by encouraging land use patterns that prom

ote w
alkability, diversity, sustainability, and reinforce a sense of com

m
unity. 

G
oal/Policy # 

Tow
n Center Plan G

oal/Policy 
Com

pliance w
ith G

oal 
or Policy 

Analysis 

Goal LU
-1 

Prom
ote Tow

n Center developm
ent design that m

aintains a harm
onious 

relationship to the natural surroundings, exhibits an intim
ate scale, w

elcom
ing 

character, and sense of place. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal LU

-1 as the U
ZDP fails to create a sense of place in the developm

ent 
patterns proposed for the TC-A1 zone as envisioned in the Tow

n Center Plan. In the revised Project N
arrative and Code 

Criterion Com
pliance Sum

m
ary dated June 22, 2020, STCA describes how

 the proposal creates place-m
aking by reflecting the 

“values, culture, architecture, aesthetics, and natural environm
ent of the Pacific N

orthw
est regional context” in its building 

form
s but fails to describe how

 the residential only tow
nhom

es com
ply w

ith the required m
ixed-use developm

ent pattern 
w

hich also contributes to a sense of place (Exhibit 35.g).  Additionally, STCA fails to describe how
 their proposed developm

ent 
is consistent and harm

onious w
ith the existing developm

ent w
ithin the Tow

n Center.  Although Tow
n Center is designed to 

be built out over a long tim
e period and by m

ultiple developers, the designs of each project should be sim
ilar in nature to 

ensure that the overall vision is achieved.  This coordinated developm
ent strategy lends itself to creating the intim

ate scale, 
w

elcom
ing character, and sense of place envisioned.  

 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.2 Vehicle Circulation, B.3 Parking and Access, B.4 O
pen Space, 

B.5 N
atural System

s and Com
patibility, and B.6 Building Scale and Com

patibility for further analysis as w
ell as the supporting 

policies listed below
. 

 
Policy LU

-1.1 
N

ew
 developm

ent should be located and designed to reduce im
pacts to 

residential neighborhoods adjacent to the Tow
n Center. 

Yes 
The developm

ent proposal w
ill not interfere w

ith the use and enjoym
ent of adjacent residential developm

ents, as STCA ow
ns 

a m
ajority of the adjacent parcels except for one located w

ithin the Tow
n Center Subarea just southeast of the project 

boundary. Rural residential parcels generally surround the project site except to the south and northeast.  South of the project 
site is the Low

er Sam
m

am
ish Com

m
ons Park.  N

ortheast of the project site is Sam
m

am
ish Village, a m

ixed-use residential and 
com

m
ercial developm

ent. 
 Refer to Exhibit 1, Section II B Project Site for further inform

ation related to the project site. 
 

Policy LU
-1.2 

Access to 228th Avenue SE should be lim
ited to the existing signalized 

intersections. 
 

Yes 
The U

ZDP is lim
ited to the existing signalized intersections on 228

TH Avenue SE.  
 

Policy LU
-1.3 

Parking im
pacts should be m

inim
ized (by centralizing it) as m

uch as possible and 
by using structured or underground facilities. 
 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy LU
-1.3 by centralizing parking structures w

ithin the developm
ent proposal.  

The developm
ent proposal com

plies w
ith the m

inim
um

 parking requirem
ents and provides sufficient parking to 

accom
m

odate the need for each type of use by a com
bination of parking garage spaces, m

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

Policy LU
-1.4 

Design guidelines should ensure that new
 developm

ent is characterized by 
hum

an scale, integration w
ith the surrounding landscape, and quality design. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy LU

-1.4 by failing to com
ply w

ith the Tow
n Center Design Requirem

ents in 
Chapter 21B.30 SM

C including Article I Site Planning Elem
ents for street front orientation, street layout, internal vehicular 

circulation, and open space; and Article II Site Design Elem
ents for open space and lighting.  This code section w

as influenced 
by Policy LU

-1.4 therefore there is a direct correlation betw
een STCA’s failure to com

ply w
ith the code section and policy.  
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 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.2 Vehicle Circulation, B.4 O
pen Space and B.6 Building Scale and 

Com
patibility for further analysis. 

 
Policy LU

-1.5 
Landscaping and natural area retention should be an essential part of new

 
developm

ent. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy LU
-1.5.  The U

ZDP proposes to rem
ove all existing trees and landscaping 

from
 the project site w

ithin the TC-A1 zone and replacing vegetated areas w
ith 90%

 im
pervious surfaces as described in the 

revised SEPA Checklist dated June 22, 2020 (Exhibit 35.t). Though the developm
ent proposal is not required to retain 

significant trees outside environm
entally sensitive areas and associated buffers in the TC-A1 zone pursuant to SM

C 
21B.35.200(3), the developm

ent is independently required in accordance w
ith SM

C 21B.95.050(5)(c) to m
axim

ize the 
retention of trees, native vegetation, understory plants and native soils. 
 Refer to Exhibit 1, Section III B.5 N

atural System
s and Com

patibility for further analysis related to natural area retention. 
 

LU
-1.6 

U
tilize m

ultiple integrated m
easures of the preferred storm

w
ater 

m
anagem

ent techniques as the standard w
ithin the Tow

n Center. 
Yes 

STCA has dem
onstrated com

pliance w
ith Policy LU

-1.6 by addressing the preferred storm
w

ater m
anagem

ent standards for 
the City as adopted in the 2016 King County Surface W

ater Design M
anual (2016 KCSW

DM
) and Sam

m
am

ish Addendum
.  STCA 

has addressed storm
w

ater LID infeasibility in the Technical Inform
ation Report dated June 22, 2020 (Exhibit 35.x), and the 

analysis is based on the feasibility criteria described in the 2016 KCSW
DM

.  The M
unicipal Regional Storm

w
ater N

PDES Perm
it 

requires all new
 and redevelopm

ent projects to incorporate m
easures to prevent pollutants from

 being conveyed in 
storm

w
ater runoff and into the public storm

 drain system
.  This project is required to incorporate Best M

anagem
ent Practices 

(BM
Ps) to achieve these requirem

ents to the extent practicable. 
 Refer to Exhibit 1, Section III Error! Reference source not found. N

atural System
s and Com

patibility for further analysis 
related to storm

w
ater LID.  

 
Goal LU

-2 
Establish a land use pattern, w

ith central gathering places, that increases social 
interaction, encourages w

alkability, diversity, and creativity, and enhances 
cultural opportunities. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal LU

-2.  The U
ZDP fails to include a central gathering space for the TC-A1 

zone that com
plies w

ith the Tow
n Center Infrastructure Plan and SM

C 21B.30.090(g), 21B.30.160(1)(d)(f)(g), and 
21B.95.050(a)(c)(g).  
 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.4 O

pen Space for further analysis related to the central open space. 
 

Policy LU
-2.1 

M
ixed-use activities and developm

ent should be focused in a core area north 
of the Sam

m
am

ish Com
m

ons. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy LU
-2.1. The U

ZDP includes residential only tow
nhom

es in the TC-A1 zone 
(core m

ixed-use area). Pursuant to SM
C 21B.10.030(1)(a), the purpose of the TC-A1 sub-zone is to provide for a pedestrian-

oriented m
ix of retail, office, residential, and civic uses that functions as the focal point for the Tow

n Center and the City. This 
sub-zone em

phasizes pedestrian-oriented retail and civic uses on the ground floor of the core area and has the greatest 
allocation of retail floor area of all the Tow

n Center’s m
ixed-use zones. O

ffice and residential uses are encouraged on upper 
floors. 
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Com

patibility for further analysis related to 
m

ixed-use developm
ent. 

 
Policy LU

-2.2 
M

ixed-use areas w
est of 228th Avenue SE should em

phasize retail-oriented 
com

m
ercial that supports and creates active people-friendly streetscapes and 

com
m

unity gathering areas. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy LU

-2.2.  The U
ZDP includes residential only tow

nhom
es in the TC-A1 zone 

(core m
ixed-use area). Residential only tow

nhom
es do not include retail oriented com

m
ercial space on the ground floor or 

do they support people-friendly streetscapes and com
m

unity gathering areas.   
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Com

patibility for further analysis related to 
m

ixed-use developm
ent. 

 
Policy LU

-2.3 
Developm

ent intensity in the Tow
n Center should em

phasize the “w
edding 

cake” approach, w
ith m

ulti-story m
ixed-use in the core area and transitioning 

tow
ards surrounding uses at the Tow

n Center perim
eter. Each m

aster plan 
should be developed and refined in coordination w

ith affected landow
ners to 

m
axim

ize com
patibility. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy LU

-2.3. The U
ZDP includes residential only tow

nhom
es in the TC-A1 zone 

(core m
ixed-use area). As proposed, the residential only use in the core area is not m

ixed-use and, therefore does not com
ply 

w
ith Policy LU

-2-3. 
 



 
3 

N
ovem

ber 13, 2020 

Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Com
patibility for further analysis related to 

m
ixed-use developm

ent.  
Policy LU

-2.4 
A central gathering place should be provided in each m

ixed-use node. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy LU
-2.4. The U

ZDP fails to include a central gathering space for the TC-A1 
zone that com

plies w
ith the Tow

n Center Infrastructure Plan and SM
C 21B.30.090(g), 21B.30.160(1)(d)(f)(g), and 

21B.95.050(a)(c)(g).  
 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 O

pen Space for further analysis related to the central open 
space. 
 

Policy LU
-2.5 

All of the m
ixed-use nodes should be interconnected w

ith a w
ell-planned 

system
 of sidew

alks, trails, and pathw
ays. 

 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy LU
-2.4 by providing a system

 of interconnected sidew
alks, trails, and pathw

ays 
as show

n on the revised site plan dated June 22, 2020 (Exhibit 35.p).  
 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 O

pen Space for further analysis related trails, sidew
alks, and 

access. 
 

Policy LU
-2.6 

O
pportunities for art and cultural activities should be provided in the core 

m
ixed-use node north of the Sam

m
am

ish Com
m

ons and, to a lesser extent, in 
the neighborhood m

ixed-use nodes. 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy LU
-2.6 by providing art and cultural elem

ents w
ithin the open space area 

designated betw
een Blocks 5 and 6.  The U

ZDP includes elevated platform
s w

ith m
ovable seating on and around the platform

s 
to facilitate perform

ance space. Retaining w
alls and patios integrated into the north and south entry staircases provide space 

for perm
anent art installations or sm

all perform
ances. The proposed art and cultural activities are show

n on the revised site 
plan dated June 22, 2020 (Exhibit 35.p) and further discussed in the revised Project N

arrative and Code Criterion Com
pliance 

Sum
m

ary dated June 22, 2020 (Exhibit 35.g). 
 

Goal LU
-3 

Accom
m

odate in the Tow
n Center a full range of com

m
ercial, recreational, 

cultural, and educational services that provide Sam
m

am
ish citizens w

hat they 
need for a full life. 

N
/A 

Goal LU
-3 applies to Tow

n Center subarea as a w
hole. Although Tow

n Center is designed to be built out over a long tim
e 

period and by m
ultiple developers, the designs of each project should be sim

ilar in nature to ensure that the overall vision is 
achieved.  This coordinated developm

ent strategy lends itself to accom
m

odating a full range of com
m

ercial, recreational, 
cultural, and educational services that support the Sam

m
am

ish com
m

unity.  
 

Policy LU
-3.1 

Tow
n Center retail uses should prim

arily serve Sam
m

am
ish residents and not 

act as a regional destination. A m
id-sized grocery store and a theater are 

acceptable, but “big box” retailers are not appropriate. 

Yes 
STCA proposes 56,000 square feet of retail space and 26,000 square feet of restaurant space for a total of 82,000 square feet 
of com

m
ercial space. The U

ZDP com
plies w

ith the perm
itted uses and square footage lim

its for each establishm
ent in SM

C 
21B.20.080 for the TC-A1 zone. 
 

Goal LU
-4 

Encourage em
ploym

ent and business developm
ent opportunities in the Tow

n 
Center. 

Yes 
STCA has dem

onstrated com
pliance w

ith Goal LU
-4 by providing 82,000 square feet of com

m
ercial space w

hich encourages 
em

ploym
ent and business developm

ent opportunities in the Tow
n Center.  

 
Policy LU

-4.1 
O

ffice space developm
ent should take into account the needs of local 

businesses, including hom
e-based businesses and entrepreneurs, and should 

consider flex-tech spaces and include sufficient fiber com
m

unication and data 
netw

orks. 

Yes 
STCA is proposing 82,000 square feet of com

m
ercial space in the TC-A1. The U

ZDP does not include hom
e-based business, 

flex-tech office spaces, or plans to im
prove infrastructure such as fiber com

m
unications and data netw

orks but the U
ZDP does 

com
ply w

ith the perm
itted uses in SM

C 21B.20.080. 
 

Policy LU
-4.2 

Allow
 space for businesses and services opportunities, such as m

edical offices 
or institutional facilities. 

Yes 
STCA is proposing 82,000 square feet of com

m
ercial space in the TC-A1.  The U

ZDP does not include office space for m
edical 

and institutional facilities but the U
ZDP does com

ply w
ith the perm

itted uses in SM
C 21B.20.080. 
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Transportation G
oals and Policies: 

The transportation goals and policies guide the developm
ent of the Sam

m
am

ish Tow
n Center by em

phasizing safe, efficient, and attractive connections, prom
oting bicycle and pedestrian access, and providing for developm

ent that is conducive to 
w

alking, biking and transit use.   
 G

oal/Policy # 
Tow

n Center Plan G
oal/Policy 

Com
pliance w

ith G
oal 

or Policy 
Analysis 

Goal T-1 
Establish and m

aintain a connected hierarchy of streets that accom
m

odates 
desired Tow

n Center land uses and hum
an activities. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal T-1. The U

ZDP fails to include a connected hierarchy of streets and applicable 
street designations that accom

m
odate the desired Tow

n Center land uses and hum
an activities. Streets w

ithin the m
ixed-use 

nodes (TC-A zones) m
ust be planned during the U

ZDP planning process w
ith reference to the Tow

n Center Infrastructure Plan 
pursuant to SM

C 21B.95.050(2)(a). The U
ZDP proposes a street hierarchy that includes both pedestrian-oriented and m

ixed-
use street designations.  The Tow

n Center Infrastructure Plan provides a clear vision for the TC-A1 zone. The pedestrian-
oriented street designation supports this vision w

hereas the m
ixed-use street designation does not.  

 Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Com
patibility for further analysis related to 

street designations and adjacent land uses. 
 

Policy T-1.3 
Develop a connected system

 of local access roads that serve planned Tow
n 

Center developm
ent. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy T-1.3. The U

ZDP proposes a street system
 that fails to support m

ixed-use 
developm

ent in the TC-A1 zone. Pursuant to SM
C 21B.95.050(2)(a), developm

ent proposals for the TC-A1 zone m
ust com

ply 
w

ith the Tow
n Center Infrastructure Plan, w

hich identifies the infrastructure needed and principles and application required 
to develop the TC-A1 zone. The Tow

n Center Infrastructure Plan describes the street right-of-w
ay as highly pedestrianized 

w
here pedestrian and bicycle circulation are on par w

ith vehicle circulation. Streetfront orientation includes street-level 
com

m
ercial uses such as cafes, restaurants, and shop fronts that spill out onto the sidew

alk. 
  To im

plem
ent the Plan’s vision and under SM

C 21B.30.030a, 21B.30.030(1), 21B.30.040(2)(b), and 21B.30.120(2), the 
appropriate streetfront orientation standard for the TC-A1 zone is the pedestrian-oriented street designation.  Pedestrian-
oriented streets are intended to be streets featuring continuous storefronts (located w

ithin 3’ of the sidew
alk), w

ide sidew
alks, 

street trees, bioretention, and on-street parking.  
  STCA has proposed a m

ixed-use designation for four (4) street segm
ents w

ithin the TC-A1 zone.  The m
ixed-use street 

designation, as described in SM
C 21B.30.030, provides an opportunity for residential only uses such as tow

nhom
es, w

hich by 
design does not provide the com

m
ercial and retail space desired and required for the TC-A1 zone. Additionally, tow

nhom
es as 

a residential use, are prohibited w
ithin 30’ of the sidew

alk on the ground floor of designated pedestrian-oriented streets. 
  STCA’s proposal to include m

ixed-use streets serves one purpose: to build residential only tow
nhom

es. 
 Refer to Exhibit 1, Section IIIB.2 Vehicle Circulation and B.6 Building Scale and Com

patibility for further analysis related to 
m

ixed-use developm
ent. 

 
Goal T-2 

Provide transportation facilities that create a unique character for the Tow
n 

Center. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Goal T-2. The proposed transportation facilities such as alleys are not unique in 
character for the Tow

n Center. In the Project N
arrative and Code Criterion Com

pliance Sum
m

ary dated June 22, 2020, STCA 
proposes the “alleys w

ithin Blocks 3-4 are designed as shared spaces providing additional opportunities for east/w
est 

pedestrian and bicycle circulation an im
plem

enting several CPTED m
easures including access and w

indow
 transparency, 

balconies, site lighting, and layered approaches to landscaping” (Exhibit 35.g). The proposed alley system
 does not com

ply 
w

ith the 2016 Public W
orks Standards w

hich defines an alley as a service roadw
ay, not designed for general travel, providing 

a m
eans of autom

obile, service vehicle, or em
ergency vehicle access to abutting property and not intended for prim

ary traffic 
or pedestrian circulation.  Alleys do not require traffic calm

ing m
easures or incorporate outdoor furnishings such as benches 

and landscaping inherent in m
ore unique designs such as w

oonerfs or other creative solutions. 
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation for further analysis related to the proposed road netw

ork. 
 



 
5 

N
ovem

ber 13, 2020 

Policy T-2.1 
Design and configure Tow

n Center roadw
ays to protect environm

entally 
critical areas. 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy T-2.1 as described in Exhibit I, Section III A.4 Critical Areas – W
etland and 

Associated Buffer.  
 

Policy T-2.2 
U

tilize the m
inim

um
 required street w

idths to obtain the desired level-of-
service (LO

S) standards for the street. 
Yes 

In accordance w
ith Chapter 14A SM

C, STCA has been issued a traffic concurrency certificate for the U
ZDP (Exhibit 10). 

  
Goal T-3 

Provide for Tow
n Center circulation w

hile addressing safety and m
inim

izing 
im

pacts to surrounding neighborhoods. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Goal T-3. The U
ZDP proposes a street netw

ork that does not com
ply w

ith the 
2015 International Fire Code, SM

C 16.05.130(12), and Chapter 9 of the 2016 Public W
orks Standards. The U

ZDP proposes an 
alley design that does not m

eet the m
inim

um
 w

idth requirem
ents to accom

m
odate a fire truck, and that, contrary to w

hat is 
required, provides prim

ary vehicle access to residential lots w
ithout full frontage on a public street, and includes intersections 

and 90-degree bends. 
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation and C.1 Public W

orks Standards for further analysis related to the 
m

inim
um

 w
idth requirem

ents for fire access and the design requirem
ents for alleys. 

 
Policy T-3.1 

Provide for a safe and convenient netw
ork of roadw

ays to serve Tow
n Center 

developm
ent. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal T-3.1. The U

ZDP proposes a street netw
ork that does not com

ply w
ith the 

2015 International Fire Code, SM
C 16.05.130(12), and Chapter 9 of the 2016 Public W

orks Standards. The U
ZDP proposes an 

alley design that does not m
eet the m

inim
um

 w
idth requirem

ents to accom
m

odate a fire truck, and that, contrary to w
hat is 

required, provides prim
ary vehicle access to residential lots w

ithout full frontage on a public street, and includes intersections 
and 90-degree bends. 
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation and C.1 Public W

orks Standards for further analysis related to the 
m

inim
um

 w
idth requirem

ents for fire access and the design requirem
ents for alleys. 

 
Policy T-3.2 

Lim
it the placem

ent of buildings or other developm
ent features that inhibit 

the designed connectivity of the Tow
n Center circulation netw

ork. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy T-3.2.  The U
ZDP proposes a street and land use netw

ork that conflicts w
ith 

the m
ixed-use developm

ent pattern required for the TC-A1 zone. Proposing tow
nhom

es in the TC-A1 zone creates a clear 
division w

ithin the m
ixed-use area, w

hich is further com
pounded w

ith a fragm
ented street netw

ork and inhibits connectivity 
by utilizing alleys to access residential units and streets and parking garages to access m

ixed-use developm
ent. 

 Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Com
patibility for further analysis related to 

m
ixed-use developm

ent. 
 

Policy T-3.3 
M

inim
ize new

 access points off of 228
th Avenue. 

N
/A 

Policy T-3.3 is not applicable to developm
ent proposal. 

 
Policy T-3.4 

Establish speed lim
its appropriate for the design of each roadw

ay. 
 

Yes 
Speed lim

its are established under the 2010 Interim
 Tow

n Center Street Standards. The U
ZDP proposes three types of street 

sections; alley, local m
inor road, and local road feeder. Alleys have a design speed of 20 m

ph, and local m
inor and local road 

feeder have a design speed of 25 m
ph pursuant to the Tow

n Center Interim
 Street Design Standards in Chapter 21B.96 SM

C. 
 

Goal T-4 
M

inim
ize transportation im

pacts on the natural environm
ent, air quality, noise 

quality, and fuel consum
ption. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal T-4.  The U

ZDP fails to address how
 transportation im

pacts are m
inim

ized 
on the natural environm

ent. Pursuant to SM
C 21B.95.050(5)(b), developm

ent proposals m
ust indicate how

 land use 
m

anagem
ent low

 im
pact developm

ent (LID) techniques are utilized as opportunities to be creative and innovative in protecting 
environm

ental resources.  That opportunity lies in m
aking transportation im

provem
ents that m

inim
ize adverse environm

ental 
im

pacts and m
akes changes to those conventional developm

ent trends and practices that contribute to the cum
ulative dam

age 
of environm

ental resources. 
 Refer to Exhibit 1, Section III B.5 N

atural System
s and Environm

ental Q
uality for further analysis related the U

ZDP planning 
principles. 
 

Policy T-4.1 
Conduct Transportation Dem

and M
anagem

ent activities. 
 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy T.4.1.  The U

ZDP has not indicated m
easures to prom

ote alternatives to 
autom

obile travel, w
hich reduce total vehicle trips and vehicle trips during peak hours. Although not required by the SM

C 
unless a proposal includes a reduction in the m

inim
um

 parking required for perm
itted uses, STCA has not proposed 
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participation in a TDM
 program

 or supporting program
s for enhanced transit ridership, biking, and w

alking as specified in Policy 
T-4.1. 
 

Policy T-4.2 
Design and construct roadw

ays to m
inim

ize im
pervious area. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy T4-2.  The U

ZDP proposes residential tow
nhom

es on Blocks 3-4 that require 
vehicular access to each unit.  The residential only land use requires m

ore im
pervious area in the form

 of alleys and drivew
ays 

com
pared to the m

ixed-use developm
ent proposed on Blocks 5-7 w

hich only requires a drivew
ay to access subsurface parking 

garages. 
 

Policy T-4.3 
Em

phasize low
-im

pact developm
ent techniques in the design and construction 

of streets. 
N

/A 
Storm

w
ater LID or Flow

 Control Best M
anagem

ent Practices (BM
Ps) are not feasible on the project site pursuant to Section 

1.2.9.3.1 of the 2016 KCSW
DM

. 
 Refer to Exhibit 1, Section III B.5 N

atural System
s and Environm

ental Q
uality for further analysis related to LID. 

 
 Goal T-5 

Create an attractive, safe, and convenient road and trail netw
ork that 

prom
otes w

alking, bicycling, and other non-m
otorized form

s of transportation. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Goal T-5. In the Project N
arrative and Code Criterion Com

pliance Sum
m

ary dated 
June 22, 2020, STCA proposes the “alleys w

ithin Blocks 3-4 are designed as shared spaces providing additional opportunities 
for east/w

est pedestrian and bicycle circulation and im
plem

enting several CPTED m
easures including access and w

indow
 

transparency, balconies, site lighting, and layered approaches to landscaping” (Exhibit 35.g). How
ever, the proposed alley 

system
 does not com

ply w
ith the 2016 Public W

orks Standards w
hich defines an alley as a service roadw

ay, not designed for 
general travel, providing a m

eans of autom
obile, service vehicle, or em

ergency vehicle access to abutting property and not 
intended for prim

ary traffic or pedestrian circulation.  
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation for further analysis related to the proposed street netw

ork. 
 

Policy T-5.1 
Develop a connected street/sidew

alk and trail system
. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy T-5.1. The proposed street netw

ork does not com
ply w

ith Chapter 9.3 of 
the 2016 Public W

orks Standards for alley design therefore, it cannot be determ
ined if the U

ZDP fully addresses the goal of 
creating a connected street and sidew

alk system
. 

 The proposed design of the circulation netw
ork betw

een the residential portion of the project and the m
ixed-use com

ponent 
is fragm

ented and inhibits both vehicular and pedestrian connectivity w
ithin the project.  

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

 
Goal T-6 

Provide parking in the Tow
n Center appropriate to accom

m
odate desired uses. 

Yes 
STCA has dem

onstrated com
pliance w

ith Goal T-6 by providing parking in the Tow
n Center appropriate to accom

m
odate 

desired uses. STCA has dem
onstrated com

pliance w
ith SM

C 21B.95.050(3) regarding parking requirem
ents and as addressed 

in the revised Project N
arrative and Code Criterion Com

pliance Sum
m

ary dated June 22, 2020 (Exhibit 35.g) and Project 
N

arrative and Code Criterion Com
pliance Sum

m
ary Review

 and Response M
atrix dated June 22, 2020 (Exhibit 35.h).   

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

Policy T-6.1 
Provide for m

inim
um

 parking requirem
ents for Tow

n Center land uses. 
Yes 

STCA has dem
onstrated com

pliance w
ith Policy T-6.1.  The U

ZDP provides the m
inim

um
 parking requirem

ents for the Tow
n 

Center land uses in the TC-A1 zone. The U
ZDP w

ill also provide sufficient parking to accom
m

odate the need for each type of 
use by a com

bination of private garage spaces, parking garage spaces, open parking spaces, and bicycle and m
otorcycle parking 

spaces, as w
ell as requirem

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

ents. 
 

Goal T-7 
M

inim
ize 

the im
pacts 

of 
parking 

facilities 
on 

the Tow
n 

Center’s 
visual 

environm
ent. 

 

Yes 
STCA has dem

onstrated com
pliance w

ith Goal T-7 by m
inim

izing the im
pacts of parking facilities on the Tow

n Center’s visual 
environm

ent. Pursuant to SM
C 21B.30.250, the U

ZDP includes centralized off-street parking in subsurface parking garages 
beneath Blocks 5- 7.  
 Refer to Exhibit 1, Section III B.3 Parking and Access for further analysis related to structured parking. 
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Policy T-7.3 
Configure land uses and developm

ent to encourage form
s of non-m

otorized 
transportation and transit use, thus reducing the need for vehicular parking.   

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy T-7.3 by proposing nonconform

ing land uses that do not support a 
pedestrian-oriented environm

ent and do not encourage the use of alternative m
odes of transportation. M

ixed-use 
developm

ent proposals in the TC-A1 zone should strive for the reduction of auto trips, vehicle m
iles traveled, and parking by 

creating a w
alkable com

m
unity w

ith uninterrupted pedestrian connections that access com
patible land uses such as m

ulti-
fam

ily residential, com
m

ercial, and public am
enities.  The U

ZDP proposes individual residential only tow
nhom

es in the TC-A1 
zone that by design require m

ore parking spaces pursuant to SM
C 21B.40.030 to support the use, therefore creating additional 

auto trips and vehicle m
iles traveled. 

 Refer to Exhibit 1, Section III B.6 Building Scale and Com
patibility for further analysis related to m

ixed-use developm
ent 

 
Goal T-8 

Prom
ote the use of transit and the expansion of transit service to serve Tow

n 
Center developm

ent. 
 

N
/A 

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

 

Policy T-8.1 
Provide for com

pact m
ixed-use centers that can effectively be served by 

transit. 
 

N
/A 

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

 

Policy T-8.3 
W

ork w
ith local transit agencies to enhance transit service to and w

ithin the 
Tow

n Center. 
N

/A 
Policy T-8.2 is not applicable because the U

ZDP project site is not located on an existing or planned transit route. 
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O

pen Space, Trails, and Public Facilities G
oals and Policies: 

The open space, trails and public facilities goals and policies guide the developm
ent of the Sam

m
am

ish Tow
n Center by establishing a hierarchy of interconnected public and private open spaces, ranging from

 an active central plaza to less form
al 

gathering areas, quiet residential courts, and natural open spaces.   
 G

oal/Policy # 
Tow

n Center Plan G
oal/Policy 

Com
pliance w

ith G
oal 

or Policy 
Analysis 

Goal O
S-1 

Create a hierarchy of interconnected public and private open spaces, ranging 
from

 an active centralized plaza or tow
n square to less form

al gathering areas, 
quiet residential courts, and natural open spaces. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal O

S-1.  The U
ZDP fails to include a central gathering space for the TC-A1 zone 

that com
plies w

ith SM
C 21B.95.050(4)(a)(c) and the Tow

n Center Infrastructure Plan.  
 Refer to Exhibit 1, Section III B.4 O

pen Space for further analysis related to the central open space requirem
ents in the TC-A1 

zone.  
 

Policy O
S-1.1 

U
sable open space should be a priority for each quadrant of the Tow

n Center. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy O
S-1.1.  The U

ZDP does not provide usable open space that com
plies w

ith 
SM

C 21B.95.050(4)(a)(c)(g) and the Tow
n Center Infrastructure Plan as further discussed in Exhibit 1, Section III B.1 Pedestrian 

Circulation and B.4 O
pen Space. 

 
Policy O

S-1.3 
M

aster plans for each of the m
ixed-use nodes should include a publicly 

accessible open space that m
eets the City’s design guidelines. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy O

S-1.3.  Pursuant to SM
C 21B.95.050(4)(a)(c)(g) developm

ent proposals 
w

ithin the TC-A1 zone are required to have at least one central open space, such as a City Square, that connects directly to the 
Sam

m
am

ish Com
m

ons, is ADA com
pliant, incorporates CPTED guidelines, takes the form

 of a Green Spine, and com
plies w

ith 
the adopted Tow

n Center Infrastructure Plan. The U
ZDP includes an open space that does not m

eet these requirem
ents as 

further discussed in Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 O
pen Space. 

  
Policy O

S-1.4 
A variety of sm

all open spaces should be developed as part of private 
developm

ent to serve local needs. 
Yes 

STCA has dem
onstrated com

pliance w
ith Policy O

S-1.4 by providing various sm
all open spaces as part of its developm

ent 
proposal. Pursuant to SM

C 21B.30.090, the developm
ent proposal provides non-residential, m

ulti-fam
ily, and tow

nhom
e open 

space in the form
 of balconies, decks, porches, landscaped front yard areas, indoor recreation, roof deck, and a child’s play 

area. 
 

Goal O
S-2 

Construct a netw
ork of trails and pathw

ays in the Tow
n Center that connects 

sections of the city’s trail system
. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal O

S-2. The U
ZDP fails to provide a direct pedestrian connection from

 Blocks 
5 and 6, across SE 5th Street to the Low

er Sam
m

am
ish Com

m
ons Park in accordance w

ith SM
C 21B.30.060.  STCA proposes an 

8’ retaining w
all adjacent to the south side of SE 5th Street that borders Low

er Sam
m

am
ish Com

m
ons Park property. The 

developm
ent proposal negatively im

pacts the City’s ability to provide in the future an accessible direct route from
 Block 5 and 

6 to Low
er Sam

m
am

ish Com
m

ons.  The proposal does not com
ply w

ith SM
C 21B.95.040(1)(v), w

hich requires developm
ent to 

locate and configure nonm
otorized connections to adjacent properties and public right-or w

ays. 
 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 O

pen Space for further analysis related to accessibility and 
safety of pedestrian connections.  
 

Policy O
S-2.1 

M
ulti-purpose trails, pathw

ays, and sidew
alks connecting to the cityw

ide trail 
system

 should be developed. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Goal O
S-2.1.  The U

ZDP fails to provide a m
ulti-purpose direct pedestrian 

connection to the Low
er Sam

m
am

ish Com
m

ons Park as required by SM
C 21B.95.040(1)(v). STCA proposes an 8’ retaining w

all 
adjacent to the south side of SE 5th Street that borders Low

er Sam
m

am
ish Com

m
ons Park property. The developm

ent proposal 
negatively im

pacts the City’s ability to provide in the future an accessible, m
ulti-purpose, non-m

otorized route from
 Block 5 

and 6 to Low
er Sam

m
am

ish Com
m

ons. 
 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation and B.4 O

pen Space for further analysis related to accessibility and 
safety of pedestrian connections. 
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N

atural System
s G

oals and Policies: 
The natural system

 goals and policies guide the developm
ent of the Sam

m
am

ish Tow
n Center by em

phasizing the im
portance of protecting and enhancing the city’s natural system

s such as surface w
ater and groundw

ater system
s, natural and 

environm
entally critical areas, diversity of species and habitat, open space, trees, vegetation, natural terrain, w

etlands, and drainage.  
 G

oal/Policy # 
Tow

n Center Plan G
oal/Policy 

Com
pliance w

ith G
oal 

or Policy 
Analysis 

Goal N
S-1 

Incorporate exem
plary environm

ental stew
ardship in the Tow

n Center to the 
extent that it is a m

odel for the region. 
 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal N

S-1.  The U
ZDP fails to address how

 the proposal w
ill incorporate exem

plary 
environm

ent stew
ardship into the Tow

n Center to the extent that it is a m
odel for the region. As defined in the M

erriam
-

W
ebster Dictionary, exem

plary m
eans to serve as an exam

ple, instance, or illustration.  The U
ZDP is not a satisfactory exam

ple 
of environm

ental stew
ardship as it does not propose any sustainable m

easures that im
plem

ent the environm
ental strategies 

described in the N
atural System

s Chapter of the Tow
n Center Plan such as incorporating LID, regional storm

w
ater facilities, 

rain gardens, green roofs, retaining native vegetation, and reducing building footprints.  
 Refer to Exhibit 1, Section III B.5 N

atural System
s and Com

patibility for further analysis related to environm
ental stew

ardship. 
 

Policy N
S-1.1 

Planning and developm
ent in the Tow

n Center should take special note of 
sensitive drainage basin issues for Ebright Creek and George Davis Creek. 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy N
S-1.1 by m

eeting the requirem
ents of the 2016 KCSW

DM
 and Sam

m
am

ish 
Addendum

 w
hich requires developm

ent in the Thom
pson Basin to provide Level 3 Flow

 Control and Sensitive Lake W
ater 

Q
uality Treatm

ent. In the revised Technical Inform
ation Report subm

itted on June 22, 2020, STCA proposes a level 3 flow
 

control and w
ater quality facilities that provide sensitive Lake W

ater Q
uality Treatm

ent (Exhibit 35.x).  
 Refer to Exhibit 1, Section III B.5 N

atural System
s and Com

patibility for further analysis related to storm
w

ater LID. 
 

Policy N
S-1.2 

Innovative environm
ental m

anagem
ent techniques should be em

ployed w
here 

appropriate. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy N
S-1.2.  The U

ZDP fails to propose innovative environm
ental m

anagem
ent 

techniques as part of the U
ZDP. The revised Project N

arrative and Code Criterion Com
pliance Sum

m
ary dated June 22, 2020, 

describes how
 the proposal w

ill consider im
plem

enting sustainable features such as solar and green roofs, storm
w

ater capture 
canopies, green space, and streetscape im

plem
enting LID m

ethods if reasonably and cost-effectively practicable (Exhibit 35.g). 
The U

ZDP is noncom
m

ittal and does not include sustainable features as part of the U
ZDP, ensuring that these features w

ill be 
constructed under subsequent land use and building perm

its as required by SM
C 21B.95.040(2). 

 Refer to Exhibit 1, Section III B.5 N
atural System

s and Com
patibility for further analysis related to innovative environm

ental 
m

anagem
ent techniques. 

 
Policy N

S-1.3 
Regional storm

w
ater m

anagem
ent system

s should be designed and constructed 
as part of the m

aster planning and developm
ent of m

ixed-use nodes. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy N
S-1.3.  The U

ZDP fails to include a regional storm
w

ater m
anagem

ent 
system

 as part of its developm
ent proposal for the TC-A1 zone. 

 Refer to Exhibit 1, Section III B.5 N
atural System

s and Com
patibility for further analysis related to regional storm

w
ater. 

 
Policy N

S-1.4 
O

pportunities for environm
ental education should be explored. 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy N
S-1.4. In the revised Project N

arrative and Code Criterion Com
pliance 

Sum
m

ary dated June 22, 2020, STCA describes an opportunity to support Tow
n Center Plan Goal Policy N

S-1.4 w
ith the creation 

of a district-scale environm
entally responsive developm

ent that w
ill offer opportunities for environm

ental education including 
in situ technologies and exhibits, and research/analysis program

s developed w
ith local schools and universities (Exhibit 35.g). 

 
Goal N

S-3 
Incorporate w

etlands, critical areas, open spaces, special habitats, and w
ooded 

slopes as public am
enities as w

ell as protect them
 as environm

ental resources. 
 

N
o 

STCA has not dem
onstrated com

pliance Goal N
S-3 by failing to incorporate natural areas as am

enities on the project site. STCA 
describes in the revised Project N

arrative and Code Com
pliance Sum

m
ary that “the Project is situated w

ith frontage along the 
northern edge of Sam

m
am

ish Low
er Com

m
ons, w

hich is com
prised of significant natural areas including w

etlands, w
ildlife 

corridors, and stands of m
ature trees together w

ith landscaped park am
enities including pedestrian trails (w

ith connections to 
Sam

m
am

ish U
pper Com

m
ons - City Hall, Library, YM

CA, Farm
ers M

arket), playground, picnic shelter, com
m

unity garden and 
rain gardens” (Exhibit 35.g). The U

ZDP does not com
ply w

ith Goal N
S-3 because it highlights the natural features and park 

am
enities on neighboring property and does not propose any opportunity to integrate the natural features existing on its ow

n 
project site.  
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Refer to Exhibit 1, Section III B.5 N
atural System

s and Environm
ental Q

uality for further analysis.  
 

Policy N
S-3.1 

N
ew

 developm
ent should be focused aw

ay from
 natural resources and critical 

areas w
ith adequate m

itigation. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy N
S-3.1 by failing to provide a proposal that focuses developm

ent aw
ay 

from
 natural resources.  N

atural resources as described in the Tow
n Center Plan are hydrologic, vegetation, habitat and w

ildlife. 
As described in the SEPA checklist subm

itted w
ith the application on June 22, 2020 (Exhibit 35.t), STCA is proposing to clear 

the entire site, including all significant trees (approxim
ately 53) and existing vegetation identified on the Existing Conditions 

and Tree Survey sheet of the revised Site Plan (Exhibit 35.p). 
 Refer to Exhibit 1, Section III B.5 N

atural System
s and Environm

ental Q
uality for further analysis. 
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Design G

oals and Policies: 
The design goals and policies guide the developm

ent of the Sam
m

am
ish Tow

n Center by em
phasizing the im

portance of visual character and quality design to create a unique sense of place to live, w
ork, learn, create and play. 

 G
oal/Policy # 

Tow
n Center Plan G

oal/Policy 
Com

pliance w
ith 

G
oal or Policy 

Analysis 

Goal D-1 
Create a “sense of place” reflected in building form

s, developm
ent patterns, 

and the public realm
. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal D-1. The U

ZDP fails to create a sense of place in the developm
ent patterns 

proposed for the TC-A1 zone as envisioned in the Tow
n Center Plan. In the revised Project N

arrative and Code Criterion 
Com

pliance Sum
m

ary dated June 22, 2020, STCA describes how
 the proposal creates place-m

aking by reflecting the “values, 
culture, architecture, aesthetics, and natural environm

ent of the Pacific N
orthw

est regional context” in its building form
s but fails 

to describe how
 the residential only tow

nhom
es com

ply w
ith the required m

ixed-use developm
ent pattern w

hich also contributes 
to a sense of place (Exhibit 35.g).  
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation and B.6 Building Scale and Com

patibility for further analysis related to 
m

ixed-use developm
ent in the TC-A1 zone. 

 
Policy D-1.3 

Landscaping and natural elem
ents should play a prom

inent role in the Tow
n 

Center’s overall design character, and landscape design should be an im
portant 

part of public facilities, streets, and private developm
ent. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy D-1.3.  The U

ZDP fails to incorporate natural elem
ents and landscaping as a 

prom
inent feature in the overall developm

ent character. The U
ZDP proposes to rem

ove all existing trees and vegetation and 
replace w

ith 90%
 im

pervious surfaces as described in the SEPA Checklist dated June 22, 2020 (Exhibit 35.t). The rem
aining 10%

 
used for landscaping and open space does not play an im

portant role in the overall character of the developm
ent proposal. 

 Refer to Exhibit 1, Section III B.5 N
atural System

s and Environm
ental Q

uality for further analysis. 
 

Policy D-1.4 
Aesthetics should be an im

portant design criterion in the design of public 
infrastructure, including streets, utilities, and public facilities. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Policy D

-1.4.  The U
ZDP fails to provide a developm

ent proposal that com
plies w

ith 
the Tow

n Center Plan, Tow
n Center Infrastructure Plan, Chapters 21B.10, 21B.30, and 21B.95 SM

C requirem
ents for open space, 

streetfront orientation, and m
ixed-use design standards.  

 Refer to Exhibit 1, Section III B.1 Pedestrian Circulation, B.2 Vehicle Circulation, B.4 O
pen Space, and B.6 Building Scale and 

Com
patibility for further analysis related to m

ixed-use developm
ent in the TC-A1 zone. 

 
Policy D-1.5 

In the design of streets, consider the sequential visual experience of m
otorists, 

cyclists, and pedestrians traveling along the street. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Policy D
-1.5 by failing to designate streets in the TC-A1 zone as pedestrian-only.  

Pursuant to SM
C 21B.95.050(2)(a), developm

ent proposals for the TC-A1 zone m
ust com

ply w
ith the Tow

n Center Infrastructure 
Plan w

hich identifies the infrastructure needed and principles and application required to develop the TC-A1 zone. The Plan 
describes the street right-of-w

ay as highly pedestrianized w
here pedestrian and bicycle circulation are on par w

ith vehicle 
circulation.  Streetfront orientation includes street-level com

m
ercial uses such as cafes, restaurants, and shop fronts that spill out 

onto the sidew
alk. 

 The U
ZDP includes tow

nhom
es adjacent to 224th Avenue SE w

hich is designated as a pedestrian-oriented street.  Tow
nhom

es 
located adjacent to a pedestrian-oriented street m

ust be set back 30’ from
 the front sidew

alk pursuant to SM
C 21B.20.040(1), 

note 1.  Large setbacks such as those required for residential only use on the ground floor do not provide the desired sequential 
visual experience for passing m

otorists, cyclists, and pedestrians Goal D
-1.5 hopes to achieve, nor does it provide future occupants 

of these tow
nhom

es the quality of life that com
es along w

ith being observed as a visual experience. 
 Refer to Exhibit 1, Section III B.2 Vehicle Circulation, and B.6 Building Scale and Com

patibility for further analysis related to 
m

ixed-use developm
ent in the TC-A1 zone. 

 
Goal D-2 

Take m
axim

um
 advantage of natural assets, such as topography, vegetation, 

and view
s. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal D-2 by failing to incorporate natural elem

ents and landscaping w
hich play a 

prom
inent role in the Tow

n Center’s overall design character.  As proposed, rem
oval of all existing and natural elem

ents of the 
site does not take advantage of natural assets such as significant trees. 
 Refer to Exhibit 1, Section III B.5 N

atural System
s and Environm

ental Q
uality for further analysis. 
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Policy D-2.1 
Building form

s and layouts should take advantage of view
s. 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy D-2.1 by proposing building form
s and layouts that take advantage of view

s.  
 

Policy D-2.2 
Public art and places for cultural events should be created. 

Yes 
STCA has dem

onstrated com
pliance w

ith Policy D-2.2 by providing art and cultural elem
ents w

ithin the open space area 
designated betw

een Blocks 5 and 6.  The developm
ent proposes elevated platform

s w
ith m

ovable seating on and around the 
platform

s to facilitate perform
ance space. Retaining w

alls and patios integrated into the north and south entry staircases provide 
space for perm

anent art installations or sm
all perform

ances. The proposed art and cultural activities are show
n on the revised 

site plan dated June 22, 2020 (Exhibit 35.p) and further discussed in the revised Project N
arrative and Code Criterion Com

pliance 
Sum

m
ary dated June 22, 2020 (Exhibit 35.g). 
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Housing G

oals and Policies: 
The housing goals and policies guide the developm

ent of the Sam
m

am
ish Tow

n Center by em
phasizing a variety of housing types that support a pedestrian-friendly m

ixed-use center, quality housing design, and affordable housing options. 
 G

oal/Policy # 
Tow

n Center Plan G
oal/Policy 

Com
pliance w

ith 
G

oal or Policy 
Analysis 

Goal H-2 
Provide sufficient housing to support the com

m
unity’s goal for a pedestrian-

friendly m
ixed-use center for Sam

m
am

ish. 
N

o 
STCA has not dem

onstrated com
pliance w

ith Goal H
-2.  The U

ZDP fails to provide sufficient m
ixed-use housing in the TC-A1 zone. 

Pursuant to SM
C 21B.10.030(1)(a), the purpose of the TC-A1 sub-zone is to provide for a pedestrian-oriented m

ix of retail, office, 
residential, and civic uses that functions as the focal point for the Tow

n Center and the City. This sub-zone em
phasizes pedestrian-

oriented retail and civic uses on the ground floor of core areas and has the greatest allocation of retail floor area of all the Tow
n 

Center’s m
ixed-use zones. O

ffice and residential uses are encouraged on upper floors.   
 STCA’s proposal is to develop residential only tow

nhom
es in the TC-A1 zone w

ith entrance at the ground floor. Tow
nhom

es by 
design are not m

ixed-use and in accordance w
ith SM

C 21B.20.040(1) note 1 are prohibited w
ithin 30-feet of the sidew

alk on the 
ground floor of a designated pedestrian-oriented street. This setback does not provide the pedestrian-friendly m

ixed-use center 
that the Tow

n Center Plan describes and the Tow
n Center infrastructure Plan envisions.  

 Refer to Exhibit 1, Section III B.2 Vehicle Circulation, and B.6 Building Scale and Com
patibility for further analysis related to 

m
ixed-use developm

ent and the U
ZDP planning principles. 

 
Goal H-3 

Provide for a variety of housing choices, including m
ulti-fam

ily buildings, 
tow

nhouses, and cottages. 
Yes 

STCA has dem
onstrated com

pliance w
ith Goal H

-3 by providing m
ulti-fam

ily buildings w
ith 300 apartm

ents in the TC-A1 zone 
(Exhibit 35.g).   
 Refer to Exhibit 1, Section III B.6 Building Scale and Com

patibility for further analysis related to m
ixed-use developm

ent in the 
TC-A1 zone. 
 

Goal H-4 
Encourage quality housing design that is sensitive to the desired character for 
each neighborhood or area w

ith the Tow
n Center. 

 

Yes 
STCA has dem

onstrated com
pliance w

ith Goal H-4 by providing quality design that is sensitive to the desired character for the TC-
A1 zone. In the revised Project N

arrative and Code Criterion Com
pliance Sum

m
ary dated June 22, 2020, STCA proposes a m

ix of 
contem

porary and N
orthw

est-inspired elem
ents that incorporate natural m

aterials and reflect the com
m

unity’s contem
porary, 

yet sim
ple, environm

ental-friendly architectural form
s (Exhibit 35.g). 

 
Goal H-5 

Provide for housing for persons of low
 and m

oderate incom
e, including local 

em
ployees, as a vital com

ponent to creating a successful pedestrian-oriented 
com

m
unity. 

N
o 

STCA has not dem
onstrated com

pliance w
ith Goal H

-5 by providing insufficient inform
ation for the City to determ

ine if the 
developm

ent proposal provides the m
inim

um
 affordable housing required in SM

C 21B.25.030 and 21B.75.020.  
 

Refer to Exhibit 1, Section III A.6 U
ZDP Application Requirem

ents – Project Boundary, A.7 D
ensity and Dim

ensions, and B.7 
Affordable Housing for further analysis related to the num

ber of affordable housing units required. 
 

Policy H-5.5 
Affordable dw

elling units shall m
eet Tow

n Center design guidelines and be 
com

parable to the exterior appearance of nearby m
arket-rate dw

ellings. 
Yes 

Though STCA has incorrectly calculated the num
ber of affordable housing units required, they have dem

onstrated com
pliance 

w
ith Policy H-5.5. STCA has proposed that the affordable housing units developed w

ill be “designed and constructed w
ith 

equivalent exterior m
aterials and interior finishes and w

ill share access to all am
enities provided w

ithin the com
m

unity” as 
described in the revised Project N

arrative and Code Criterion Com
pliance Sum

m
ary dated June 22, 2020 (Exhibit 35.g).  

 Refer to Exhibit 1, Section III A.6 U
ZDP Application Requirem

ents – Project Boundary, A.7 D
ensity and Dim

ensions, and B.7 
Affordable Housing for further analysis related to the num

ber of affordable housing units required. 
 

Goal H-6 
Provide affordable housing in a variety of form

s, serving various incom
e levels, 

and integrated into all of the housing types projected for the Tow
n Center. 

 

Yes 
Though STCA has incorrectly calculated the num

ber of affordable housing units and type required, they have dem
onstrated 

com
pliance w

ith Goal H-6.  STCA is proposing m
ulti-fam

ily affordable housing (apartm
ent and tow

nhom
e) units as part of its 

m
ixed-use developm

ent proposal (Exhibit 35.g).  
 Refer to Exhibit 1, Section III A.6 U

ZDP Application Requirem
ents – Project Boundary, A.7 D

ensity and Dim
ensions, and B.7 

Affordable Housing for further analysis related to the num
ber of affordable housing units required. 
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N
ovem

ber 13, 2020 

Policy H-6.1 
Affordable dw

elling units shall be of sim
ilar tenure and m

ix as to w
hat the 

m
arket is providing. 

Yes 
Though STCA has incorrectly calculated the num

ber of affordable housing units required, they have dem
onstrated com

pliance 
w

ith Goal H-6.1.  As described in the revised Project N
arrative and Code Criterion Com

pliance Sum
m

ary dated June 22, 2020, 
STCA proposes “affordable housing for persons of m

oderate incom
e (i.e. equal to or less than 80%

 of King County m
edian incom

e) 
w

ith com
parable building and unit design along w

ith equitable access to all residential am
enities w

ith advantageous proxim
ity 

w
ithin a quarter m

ile (five m
inute w

alk) of the existing bus stop located on 228th Avenue SE near the corner of SE 4th Street” 
(Exhibit 35.g). 
 Refer to Exhibit 1, Section III A.6 U

ZDP Application Requirem
ents – Project Boundary, A.7 D

ensity and Dim
ensions, and B.7 

Affordable Housing for further analysis related to the num
ber of affordable housing units required. 

 
 


