















































































































































Chapter III: Development Conditions

Chapter lil contains the 22 P-suffixes or development conditions adopted as part of the area zoning. The
area zoning map can be used to identify P-suffixes applying to specific zones, such as commercial or
residential. Parcel specific maps have been prepared for other development conditions.

List of Development Conditions

1. Potential Zone Reclassification Requirements

2. Grand Ridge Clustering

3. Wildlife Corridor/Urban Separator

4, Klahanie Village Affordable Housing

5. On-Site Recreation Space and Parks

6. Wetland 7 and North Fork Issaquah Creek Valley

7. Pedestrian Circulation

8. Klahanie Community Business Center Design Reqwrements
9, Northwest Pipeline

10. Farmlands Preservation Clustering

11. Mineral Resource Extraction

12 Beaverdam Rural Deed Restrictions

13. Beaverdam Golf Course Restrictions

14 Historic Preservation :
15. East Lake Sammamish Basin Wetland Management Areas .

16. Grand Ridge Rural Development Requ1rements
17. Pine Lake Watershed
18. Beaver Lake Watershed

19, = Surface Water Retention/Detention Requirements

20. Seasonal Clearing and Grading Restrictions

21. Panhandle and Monohan Subbasins

22, Vegetation Retention in Rural Areas

23. Pine Lake Medical/Dental Clinic Properties

24, Bush Lane Subarea Development Requirements
25, Plateau Properties

26. J. Swerda Property
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Development Condition 1.

Potential Zone Reclassification Requirements

The following P-suffix condition implements ESCP policies GM-4 and GM-5.

Potential zones are applied to properties with a base zone, under which some uses and densities are
permitted outright, and a potential zone, which allows a different use or density when certain conditions have
been met. Potential zones are designated when a given zone is desirable at a certain location, but the
circumstances surrounding development of the site under the potential use require additional information,
design review or phasing with public services. The crite ria for actualizing the proposed potential zones in the
East Sammamish area are listed on the following pages. These criteria must be met before the potential zone
can be actualized. The zones will be actualized by an ordinance amending this area zoning document
consistent with the ESCP's policies and plan map. This process may include either the entire planning area
or a defined subarea, depending on the extent which the reclassification criteria of ESCP policy GMA are

met. individual reclassifica tion requests may also be consid ered, if they meet the criteria in policy GMA.

King County may reclassify GR-5 zoning, in whole or in part, to its potential zone, or it may accept an applicé-
tion for a zone reclassification, or accept an application for a Master Planned Development in the Grand
Ridge subarea, when: : '

1. Domestic water supplies are adequate to support planned growth, by virtue of either an intertie
between the Plateau and the regional water supply in cooperation with the City of Seattie or new
ground water resources, and/or conservation measures sufficient to guarantee capacity, either or both
of which must be within three years of being fully operational; and

2, Access to I-90 and SR-520 is adequate, by virtue of demand management measures and/or new
facilities, either or both of which must be within three years of being fully operational; and

3. Any regional drainage control facilities called for by the Bear Creek, East Lake Sammamish, and
Issaquah Creek basin plans or draft plans are within three years of being fully operational; and

4. Puget Sound Power and Light's East Sammamish transmission project is complete, and all facilities
called for by the project are within three years of being fully operational.

Different subareas of the planning area may meet these conditions at different times; therefore specifically
defined subareas containing groups of properties in similar circumstances (e.g., all sharing a common prima
freeway access point) may be reclassified from Growth Reserve sooner than others. ' -

Map: See Area Zoning map for GR-5 overlay.
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Development Condition 2

Grand Ridge Clustering

The following P-suffix condition implements ESCP policy GM-16.

The eastern portion of Grand Ridge shall retain its Rural designation and is not included within the UGA.
Zoning for this eastemn portion shall require rural clustering. The westem porlion of Grand Ridge that is less
environmentally constrained shall also be retained in a Rural designation and is not within the urban growth
aréa. Residential development within the westermn portion of Grand Ridge should require rural clustering.
The westem portion is substantially less constrained than the balance of Grand Ridge and redesignation to
Urban may be considered through a plan amendment study, once the Issaquah Wellhead Protection Study is
complete.” Such plan amendment study also must comply with the Ground Water Management Plan when
approved by the State Department of Ecology. Land use decisions should be compatible with the findings of
the Wellhead Protection Study and the adopted Ground Water Management Plan.

Map: see following page.
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Development Condition 3

Wildlife Corridor/Urban Separator

The following P-suffix conditions implement ESCP policies GM 14, NE-10 and R-6, and KCCP policies E-104,
E-202 and E-303.

Permanent open space for wildlife corridors and urban separators shall be secured through lot clustering on
all parcels of land within the S-C zoned lands shown on the Area Zoning map as follows:

1. At least 50 percent of the site are being subdivided or developed shall be placed in a separate tract or
tracts of undisturbed opén space, except for trails or other non-intensive passive recreation improve-
ments authorized by the Department. ‘

- A management plan for the tract or tracts shall be prepared which specifies the permissible extent of
recreation, forestry or other uses compatibie with preserving and enhancing the wildlife habitat value
of the tract or tracts. o

N

3. The permanent open space tract or tracts shall be located on the site to maximize continuity with the
wildlife corridor/urban separator designation on adjacent properties, as shown on the East Sammamish
Community Plan Map. If adjacent properties are already subdivided pursuant to these P-Suffix condi-
tions, the proposed open space tracts or tracts shall be located.to maximize continuity with the open
space tracts already created on the adjacent properties.

4.  Where the designated corridor includes streams or wetlands required to be protected under the Sensi-
tive Areas Ordinance(SAQ), an additional 50 feet shall be added to the SAO-required undisturbed
buffer on all edges. The additional buffer area shall be given full credit for calculating the site's project
density. In corridor segments not regulated by the SAO, the permanent open space tract or tracts
shall be located so as to provide a 300-foot-wide undisturbed corridor when it is possible to do so
without reducing development density. This 300-foot-wide goal also may be achieved in conjunction
with existing or prospective open space tracts on adjoining properties.

5. Permanent open space in compliance with all of the above comridor-reiated P-suffix conditions, except
the increased buffer around streams and wetlands, may also include undisturbed open space to meet
any other applicable requirements, such as surface water management. if a trail or other non-
intensive recreation improvement is authorized by the Department, the improvement may be credited
toward the development's on-site recreation requirement.

Map: See Area Zoning map for location of wildlife corridors and SC zoning.
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Development Condition 4

Klahanie Village Affordable Housing

This P-suffix implements Council Amendment #76 to Substitute Ordinance 92-597.

The following P-suffix condition shall govern housing development on the subject property in order to fulfill
' the balance of the affordable housing required for Klahanie pursuant to the conditions of the original -
Klahanie rezone (Ordinance No. 6497, DDES File No. 134-80-R) Condition No. 6:

A _This multifamily parcel shall be set aside for future affordable housing development. When the Plan-
ning and Community Development Division (PCDD) has assessed affordable housing performance
on prior divisions of Klahanie, PCDD shall release portions of this parcel for development, and a
housing covenant shall be recorded which specifies the remaining MPD affordable housing obligation

to be fglﬁlled within this parcel.

B. Affordable housing covenants must be signed and recorded before any portion of this parcel is sold
or before any plat is recorded or building permit issued. Because this is the final major residential
" phase of Klahanie, covenants shall be negotiated jointly by King County, the Klahanie developer,
and the builder who will purchase the parcel. '

C. Rental housing that will be credited toward the MPD affordable housing requirement must meet the
following criteria: The units must be rented to income-eligible households (low, moderate, and
medium) at a rental rate no greater than 30% of household income. PCDD shall establish annually
maximum incomes for low, moderate, and median-income households, adjusted for household size.
Prior to issuance of the building permit, the property owner shall agree to report on household
income, household size, and rental rate for a period of five years to assure compliance with the MPD
requirements. A housing covenant shall be recorded which specifies the number of affordable units

to be provided within the project.

The limit of 30% of income for rent is based on the standard used in federal housing programs. If
this standard is changed, King County may increase the proportion of income dedicated to rent for
units meeting the affordable housing requirements in Klahanie. .

D. For-sale housing that will be credited toward the MPD affordable housing requirements shall meet
the following criteria: A housing covenant shall be recorded which specifies the number of affordable
units to be provided for each income category (low, moderate, and median), the maximum income of
households to purchase housing, and maximum house prices in each income category. PCDD shall
establish annually maximum incomes for low, moderate, and median-income households, adjusted
for household size. Maximum house prices shall be established for each division based on the
amount income-eligible households can afford assuming a 10% down payment and standard lending

practices.
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E.

Map:

It is the continued goal to have a housing mix of affordable for-sale and rental units in Klahanie, and
the developer shall cooperate with the King County PCDD toward that end.

see following page.
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Development Condition 5

On-Site Recreation Space and Parks

The following P-suffix condition implements ESCP policies R-1 trhough R-21, P-13, P-21, P-23 and P-24,
and KCCP policies E-205 and E-207 to E-211 {refers to 1985 KCCP policies].

New subdivisions, short subdivisions, mobile home parks and multifamily permits in the S-E, S-C, RS-15000,
RS-9600, RS-7200, RS-5000, RD-3600, RM-2400 and RM-1800 zones shall provide on-site recreation space
or park sites in compliance with this chapter.

Subdivisions and short subdivisions in the GR-5 zone aiso shall meat these requirements by dedicating and
improving a site based on the site's potential zoning. Ifa fee-in-lieu of land is allowed, it shall be prorated to
the number of lots allowed on the site by the GR-5 zone; the remainder of the fee shall be collected upon

development of the reserve tract. A tract or tracts of land set aside to meet this requirement may be located
on the reserve tract, and shall be located to provide recreation opportunities for all lots permitted by the site's -

potential zoning. - :

Quality and Amount of Spaces

A The amounts of recreation space required by dwelling unit type are:

1. Single detached and Townhouse --390 square feet per unit;
2. Mobile home park — 260 square feet per unit;
3 Apartment
a. Studio and one bedroom -- 80 square feet per unit;
b. Two bedroom — 130 square feet per unit;
C. Three or more bedroom — 170 square feet per unit;

B. Any recreation space located outdoors shall:

1. Be of a grade and surface suitable for recreation;
2. Beonthe site of the proposed development;
3. Contain at least 5,000 square feet in area, provided that when more than one recreation space

is proposed, only one of the proposed recreation spaces is required to meet the area

requirement;
4. Have no dimension less than 30 feet (except trail segments);

5. In single detached or townhouse subdivision development, have a roadway or pavement area
frontage along 10 to 50 percent of the recreation space perimeter (except trail segments),
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C.

6. Be centrally located and accessible and convenient to all residents within the development;
7. Be connected by trail or walkway to any existing or planned community park, public open space
or trail system, which may be located on adjoining property.

Indoor recreation areas may be credited toward the space requirement.

Improvements and Maintenance

A.

Map:

All apartment, townhouses, and mixed use deveiopment, excluding senior citizen apartments, shall
provide tot/children play areas within the recreation space except when such facilities are available on
properties within a 1/4 mile that are developed as public parks or playgrounds and are accessible with-
out the crossing of arterial streets. ’ .

-If any play apparatus is provided in the play area, the apparatus shall meet Consumer Product Safety

Standards for equipment, soft surfacing and spacing, and shall be located in an area that is at least
400 square feet in size with no dimension less than 20 feet, and adjacent to main pedestrian paths or
near building entrances. . :

Unless the recreation space is dedicated to King County pursuant to subsection B, maintenance of any
recreation space retained in private ownership shall be the responsibility of the owner or other
separate entity capable of long-term maintenance and operation in a manner acceptable to the Parks
Division. -

Recreation space may be dedicated as a public park when the following criteria are met:

1. The dedicated area is at least 20 acres in size, except when adjacent to an existing or planned
county park; and :
2. The dedicated park provides one or more of the following:
a. Shoreline access;
b Regional trail linkages;
c. Habitat linkages;
d Recreation facilities, or
e Heritage sites.

If on-site recreation or space is not provided, the applicant shall pay a fee-in-lieu of actual recreation
space. King County acceptance of this payment is discretionary, and may be permitted if the
proposed on-site recreation space does not meet the criteria of this chapter, or the recreation space
provided within a county park in the vicinity will be of greater benefit to the prospective residents of the
development, Fees provided in-lieu of on-site recreation space shall be determined annually by the
Parks Division on the basis of the typical market value of the required recreation space land area prior
to the development. Any recreational space provided by the applicant shall be credited toward the
required fees.

See Area Zoning map.
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Development Condition 6

Wetland 7/North Fork Issaquah Creek Valley

This P-suffix condition implements Council Substitute Amendment #3 to Substitute Ordinance 92-597.

Density in this area shall be limited to one unit per § acres, unless an integrated plan for all of the parcels in -
the area is developed which meet the following requirements, and demonstrates the area's ability to
accommodate additional density consistent with the clustering provisions for rural areas.

A.  This area shall be the subject of a demonstration project, in which all owners are encouraged to partici-
pate jointly, to prepare a development proposal for the area which meets these objectives.

B. Any development occurring in this area must be achieved with extremely minimal environmental
impact. Achieving this objective requires use of reduced building footprints and careful siting of
buildings, as well as unconventional methods of providing services, such as roads and fire protection.
The demonstration project shall be pursued by such legal entity or entities as the owners in the area
may choose, and must be submitted for approval by the County by July 1, 1996.

C. If the development prdposal is not approved by July 1, 1997, all property owners in the area shall be
released from any obligations they may have undertaken to participate in the demonstration project.

This area and the proposed demonstration project shall be evaluated by SWM, DDES, and Roads Division
for possible amendments or variations to the County's standards to allow the use of low-impact methods
such as suggested by the Village Conservancy for the North Fork Issaquah Creek Valley. The reviewing
agency shall report back to the Council on threshold standards which may be appropriate to apply to achieve
the demonstration project objectives within six months of Council adoption of this plan, and shall
subsequently provide proposed ordinances as necessary to implement recommended changes to standards.

Map: See following page.
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Development Condition 7

Pedestrian Circulation

The following P-suffix conditions implement ESCP policies R-20, Cl-10, T-18 and T-19, and KCCP policy F-

T 234,

New development on B-N and B-C-zoned lands shall provide pedestrian, bicycle and vehicle access onto the
site.

A. Pedestrian access points shall be provided at all pedestrian amival points to the development including
property edges, adjacent lots, abutting street intersections and mid-block crosswalks, existing transit
stops and at least every 900 feet of consecutive perimeter street frontage. Pedestrian access shall be

located as follows:

1. Access points at property edges and to adjacent ots shall be coordinated with existing develop-
ment to provide circulation pattems between developments; and

2. Residential developments shall provide links between cul-de-sacs or groups of buildings to aliow
pedestrian access from within the development and from adjacent developments to activity
centers, parks, common tracts, open spaces, schools, or other public facilities, transit stops and

public streets.

B. Pedestrian walkways shall form an on-site circulation system that minimizes the conflict between
pedestrians and traffic at all points of pedestrian access to on-site parking and building entrances.
Pedestrian walkways shall be provided when the pedestrian access point or any parking space is more
than 75 feet from the building entrance or principal on-site destination and as follows:

1. All developments which contain more than one building shall provide walkways between the
principal entrances of the buildings;

2. All non-residential buildings set back more than 100 feet from the pubtic right-of-way shall
provide for direct pedestrian access from the building to buildings on adjacent lots; and

3. Pedestrian walkways across parking areas shall be located as follows:
a. If walkways run parallel to the parking rows at least one walk way shall be provided for

every four rows. Rows without walkways shall be landscaped or contain barriers or other
means o encourage pedestrians to use the walkways; and
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b. If the walkways run perpendicular to the parking rows no parking space shall be further
than ten parking spaces from a walkway. Landscaping, barriers or other means shall be
provided between the parking rows to encourage pedestrians to use the walkways;

C. Pedestrian accéss ‘and walkways shall meet the following minimum design standards:

1.

6.

Access and walkways shall be well lit and physically separated from driveways and parking
spaces by landscaping, berms, barriers, grade separation or other means to protect pedestrians
from vehicular traffic; ' ‘ '

Access and walkways shall be a minimum of 60 inches of unobstructed width and meet the sur-
facing standards of the King County Road Standards for walkways or sidewalks;

Access shall be usable by the mobility impaired and shall be designed and constructed to be
easily located by the sight impaired pedestrian either by grade change, texture or other
equivalent means; '

A crosswalk shall be required when a walkway crosses a driveway or a baved area accessible to
vehicles. '

Wherever walkways are provided, raised crosswalks or speed bumps shall be located at all
points where a walkway crosses the lane of vehicle travel,

Where the building entrance is more than 250 feet from the public right-of-way, a sheltered rest
area may be required at the public street; and

D. Blocks in excess of 900 feet shall be provided with a crosswalk at the approximate midpoint of the

block.

Map: See Area Zoning map.
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Development Condition 8

Klahanie Conimunity Business Center Design Requirements

The following P-suffix conditions, specifically for commercial development within Klahanie, lmplement ESCP
policies NE-2, NE-3, CI-3c and CI-11.

Actualization of the potential designation may be accomplished through the currently-pending review of a
reclassification application for the property. Such a reclassnf cation should include at a minimum
development conditions that:

1. Limit uses in the Center to those allowed in the (BN) Neighborhood Business zone. Limit size to
twelve acres and/or 107,000 square feet of gross leasable floor area.

2. Ensure the safe operation of |Issaquah-Fall City Road prior to implementation of King County's
programmed improvements for that road, by requiring the Klahanie developer to complete the
following measures in conjunction with development of the Klahanie Commercial Center.

a. Widen Issaquah-Fall City Road within its existing right-of-way to add a continuous 12-foot center
two-way left tumn lane from the intersection of 1ssaquah-Fall City Road with 247th Place SE to its
intersection with Issaquah-Pine Lake Road. This improvement shall include four- to eight-foot
paved shoulders on both sides to accommodate pedestrians and bicyclists. Such widening

“within the existing right-of-way shall be an interim improvement until King County constructs its
proposed improvement of Issaquah-Fall City Road. Where necessary, existing road ditches
shall be filled and storm sewers installed to accomplish the extra road widening.

b. Install a fully-actuated traffic signal at the intersection of Issaquah-Fall City Road and 247th
Place SE. Signal installation shall be subject to approval of the King County Department of
Public Works.

C. Two westerly vehicular access points onto Klahanie Drive SE shall be permitted, with a third

access point onto Kiahanie Drive SE subject to approval by the King County Road Engineer.
No vehicular access point shall be permitted onto Issaquah-Fall City Road.

3. Mitigate the impacts of the Klahanie Commercial Center on the residences located in the Rural Area
on the south side of Issaquah-Fall-City Road through specific conditions related to access, signage,
lighting, landscaping, buffering, open space, and noise.

Map: see following page.
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Develbpment Condition 9
Northwest Pipeline

This P-suffix implements ESCP policy CI-13

Cl-13 The Northwest Pipeline office and maintenance shop is an existing use and is
recognized by this plan as providing a needed service to the area. This 6.5 acre site
may redevelop for pipeline utility and/or school bus base uses exclusive of major
maintenance functions that are compatible with the surrounding rural development and
‘agricultural uses. Redesignation of additional properties in the Happy Valley are for
manufacturing park uses or other urban uses shall not be permitted.

In order to implement Cl-13, the following P-suffix condition shall be applied to téx lot No. 222506-9027-09:
A. Any redevelopment of this site shall be limited to pipeline utility-and/or school bus base uses.

B. Extraordinary measures should be taken to remove oils and chemicals including, if
necessary, coalescer plates or other technologies.

Map: see following page.
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Development Condition 10

Farmlands Preservation Clustering

This P-suffix implements ESCP policy RL-1.

Consistent with the covenant and restrictions attached to their deeds, lands with development rights
purchased under the King County Farmlands Preservation Program shall have a zoning designation of at
least one home per S acres. Development should be clustered to maximize the agricultural potential of the

properties.

Map: see following page.
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Development Condition 11

Mineral Resource Extraction

The following P-suffix conditions implement ESCP policies RL-6 to RL-8, and apply to all QM-P zoned {and in
the planning area. :

1. All extractive operations shall be subject.to review of development, operating and reclamation
) standards every 5 years from date of permit issuance.

2 The review shall be conducted by the Manager of Department of Development and Environmental
.Services through grading permit review, as provided in KCC Title 16.

3. The review shall be used to ascertain consistency with the most current standards and to establish any
new conditions necessary to mitigate identified environmental impacts.

Map: See following page.
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Development Condition 12

Beaverdam Rural Deed Restrictions
The following P-suffix condition implements Council amendment #27 to Substitute Ordinance 92-597.
Prior to granting of any preliminary subdivision approval, deed restrictions shall be placed upon the entire

Rural portion of the subject property to limit its use to passive open space ora golf course.

Map: see following page.
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Development Condition 13

- Beaverdam Golf Course Restrictions

The following P-suffix condition implements Council Amendment #28 to Substitute Ordinance 92-597.

A golf course, club house (including dining facilities) and related recreation facilities such as driving range,

swimming pools and tennis courts shall be deemed to conform with applicable policies of the King County

Comprehensive Plan (i.e., policies R-210, 214, 220, Ci-110); the Roads Standards set forth in Chapter 14.42
KCC: and the requirements of Chapters 21.58 and 21.21.A KCC if the following conditions are satisfied:

1.

or0N

Comply with the best management practices set forth in King County's Best Management Practices for
Golf Course Manual, ’ '
Prepare and obtain SWM approval of a Master Drainage Plan for the entire property;

Provide access by a road improved to neighborhood collector road standards;

Protect at least 35% of the total of the entire property in a native growth protection easement;
Provide water for imigation of the golf course by on-site wells and follow the water conservation and
reclamation procedures as outlined in the approved Master Drainage Plan to minimize ground water
usage; , -

Conform to all applicable code requirements relating to parking facilities and the standards of the
Sensitive Areas Ordinance;

Comply with such reasonable additional conditions as may be required to assure that nuisances or
hazards will not develop; and ‘ ,

Comply with such reasonable conditions that may be required pursuant to SEPA (Chapter 20.44
K.C.C.) and needed to control impacts to the environment.

Map: see following page.
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Development Condition 14

Historic Preservation

The following P-suffix conditions implement ESCP policy CR-3, and shall apply on properties listed in the
King County Historic Resources Inventory (HRI) as well as any site with historic or archaeological resources
identified during development review.

1. An environmental checklist will be prepared for all developmeﬁt on or adjacent to historic resource
" sites listed in the HRI, except where categorically exempt under King County SEPA guidelines.

2. All permit applications and site plans for a rezone, plat, short plat, building permit or demolition permit,
or other land use action shall be circulated to the County Historic Preservation Officer for comment on
the impact of the project on historic resources. This includes all. permits for the following types of
actions: alterations to the exterior of historic buildings, or new construction on the same lot or adjacent
lots under the same ownership or any other action requiring a permit which might affect the historic
character of the resource. : :

At a minimum, the information circulated to the Historic Preservation Office must include:

a. a vicinity map;

b. a site plan showing the location of all buildings, structures, and landscape features;

c. a brief description of the proposed project together with architectural drawings showing the
existing condition of all buildings, structures, and landscape features and any proposed
alteration to them.

d.  photographs of all buildings, structures, or landscape features on the site; and
e. an environmental checklist, except where categorically exempt under King County SEPA guide-

lines.

3. The Historic Preservation Officer will provide information about available grant assistance and tax
incentives for historic preservation. He/She may also provide the owner, developer, or other
interested party with examples of comparable projects when historic resources have been restored or
treated on a profit-making basis.

4. In the event of a conflict between the development proposal and adopted King County standards for
preservation of historic resources, the Historic Preservation Officer will suggest alternatives to the
owner/developer which achieve the goals of historic preservation. '

5. The Historic Preservation Officer may:

68



Map:

a. recommend approval, or approval with conditions to the Manager of Building and Land

Development Division; or

b. may propose that a resource be nominated for County L.andmark designation according to
procedures established in the Landmarks Preservation Ordinance (KCC 20.62)

On known archaeological sites, before any disturbance of this site, including, but not limited to test
boring, site clearing or construction and grading activity, the State Office of Archaeology and Historic
Preservation (OAHP), and the King County Landmarks Commission (KCLC) and Historic Preservation
Program must be notified. Appropriate Indian tribal organizations must also be notified and consulted.
The OAHP or KCLC shall approve development on-designated landmark sites, and may require that
an archaeological survey or other work to determine exact site location, extent and appropriate
mitigation be conducted by a professional archaeologist meeting the qualifications set by the Secretary
of the interior. Approval may also require that any archaeological information be shared in written
form with OAHP and KCLC and that mitigation measures be implemented. ‘

See following page.
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