Summary

ACTION TAKEN

GRAND RIDGE
1 Grand Ridge....Revise Comprehensive Pian, and the Panel- REMOVED
recommended Community Plan and Area Zoning to permit a Master FROM
Planned Development CONSIDERATION
2 North Fork Issaquah Creek/Weﬁand #7 area....Apply AR-2.5 zoning - ~ WITHDRAWN
and development conditions related to development within
environmentally-constrained areas :

'3 North Fork Issaquah Creek/Wetland #7 area....designate the area PASSED
Urban, apply SC-P zoning with conditions that call for a joint SUBSTITUTE
development proposal from area property owners '

4 A demonstration transfer of development rights pfogram for Grand PASSED
Ridge "SUBSTITUTE
5 Expand AR-2.5 zoning on Grand Rldge near the 1-90/High Point FAILED
interchange
GROWTH RESERVE
6 Remove the Growth Reserve from all properties in the planning area FAILED
7 | Revise Policy GM-4 to add performance goals for Growth Reserve FAILED
8 Revise Policy GM-4 to call for a Parks functional plan PASSED
9 Revise Policies GM-2, 3 & 5 to lift Growth Reserve in 3 years PASSED
' SUBSTITUTE
10 | Revise Policy GM-7 to remove the Growth Reserve from properties PASSED
adjacent to sewer ULIDs
11 New policy to eliminate small islands of proposed Growth Reserve FAILED
12 Remove from Growth Reserve several properties along the E. Lake PASSED
| Sammamish Parkway at SE 43rd St. (Tyee) :
13 Remove the Providence Point P.U.D. from Growth Reserve PASSED
14 | Remove the Growth Reserve and apply RS-7200 zoning to area PASSED
zoning request #197 :
15 Remove the Growth Reserve from.area zoning requests #403 &404 WITHDRAWN
16 Remove the Growth Reserve from area zoning réquest #68 ‘PASSED
17 Remove the Growth Reserve from area zoning requests #23 & 25 WITHDRAWN
18 Remove the Growth Reserve from area 2oning request #155 PASSED
19 New policy to apply Growth Reserve to lands in the Beaver Lake WITHDRAWN
watershed until the Beaver Lake Water Quality Study is adopted
20 New policy to apply Growth Reserve to lands In the Beaver Lake FAILED

watershed until a plan amendment study is completed




10847
EAST SAMMAMISH
~ COMMUNITY PLAN

 AMENDMENT PACKAGE

KING COUNTY COUNCIL
MEETING OF
MAY 24, 1993



I\

K
Community |

Suvurcy.

King County

Geographic L

~,

Uah

54 O A,
AARAEEY

.‘\‘
- N
\~
P N\
> 1|
'= s
h
»"//
D
"
x U
\.\
'R X
A\ )‘
., 'I 'A
" S 'xvu
X .'J.X"n _'., )
4:, et L%




1

“wo1y Yimoan

‘uwqan s,yenbessy o3 ebpiy puvio SppV¥ 8-KO
“»1-n71 Aojtod bujuueid epyMAUNOD
uy vjxe37ao o3 ebenbuey wiojuod ol ‘®
*y1-n1 Aoytod Buyuuwid epymAjunod
uj eyae3jado o3 ebenbuey wiojuod ol °p

(OTT°VOL°9€ MOW)
«*Yyamoxb ueqan Aq pezjisjowavyd
Kpwsare Kxo3jaie3 o3 jusow(pe

a0 yamoab ueqan Aq pezjaejowawyd . -339T1do1dd¥ 8I8(A seuil ob6pTx puw SIGATX S® yons
‘Apwealw Ai10371303, 8pNTOUY URD ‘eHpe [vinjvu ® WIOJ YITYM SOININeJ 1eotydeabodol o271T13IN ‘®
sveiay yamoin uwqin seyjjyoeds vwo - °2 ‘sedjAles uURQIN .
‘971393730 UOTIVXBUUN : 3o uoysjaoad epedwy eyl ‘speysiejem 8% yons ‘ge7awpunoq
sjeeuw esTMIBYlo 3T JT ‘uojIiexauuw 1van3eu pezjubooe Aq—popunoq—eay pUSASq puSINS 30U od ‘p
103 e1qyibyte eq pinoys puwi , fsavek gz 3Ixeu
eyl ‘peivujuie) 7 SN 8JINONLX oyl UTYITM ‘SEDTAIes URQIn IeYjlo puw STOO0YOe ‘gbuuyeap
oya 31 osiv {sejojiod esn edanoses w1038 ‘iemes Kiwjjues ‘iejem ‘spwoa Aq peaies A1eat300330
peadope swy L3710 ®» JT pexsuuw 9m0o puw A[3uejotijje eq uwd WYyl TEESIV YShT 63 JUSSUTpE
eq 03 Spuv] 82In0osex sMOTIv 6-TH ‘q IV 15 "juewdoieaep uvqan Aq pezjie3ovIvyd Kpeoa1y -]
*svelw UOTIeXaUUY nmMudq4EMﬂw|m4|MMm|ﬂuummmmuluddlum|NHJMIu=4muﬂa _
pejeubisep 178yl epniou} pinoys F5T51Tod TeIeUTd pa3dop¥ GITA A31D 843 _AJ po135301d
anq ‘sejawpunoq K370 Buyisixe §Y 930651 oy $86(UN spuv] 88231IN0ABI pejvubysep epnioxg . °q
Afuo sav B,¥Y0N ‘pPOIFRIP BY ‘w 15¥51¢ UoTIeXeuuv pojeublsdp 10 ®87312 BuiIsTxe utyiItm ey ‘w] 9-HD
NOBYIY . : INSNAININY (SS040u8d

INANJOTIASA GANNY'Id NVGHN ¥OJd GNY .NVauN. AQAIVNOISAA FOAIH ANVED BIIM
SEIDIT04 NVYId ALINNNNOD HSIHVMNVS ISV3 Ol SLNINANINV



1UOX(

4

abeyg

16 ¥ §ounu
Apsmrass enotedpdrer

-abueyo Tnjbuyuvaw I0 uvoTITubys
e 03 A9y pinoys uoyjepeabep oyl puwe
arqeyaomun 8§ uotjepevabap OU A1e3antosqv

caveaw pejwviodiocoujun I03 Spaevpuvis
Kqunoy Lq poasasod seaae padoraaapun

J0 [eani eyl Uy ueyl JULI8IJTP

oq K37sseoceu jo KAew swveliw uvqan
peawubysep J0J spavpuwils [YIUBWUOITAUS
aey3 ezjubooex 3snw Ajunod eyz ‘aeylang
f®w,K3uno) ayy jo juetwainbe Aytrwuoiiouny
30 sjqeaedwod saw Aeyy ee bHuoy

o8 ‘spawpuuis U0F30030ad TYIUSWUOITAUS
x1eYy3 88730 03 93w30Tp 03 ‘jdwerzew 3§
pinoys aou ‘A3yioyzne ou swy LX3unoy Huyx

-eburyo Tnjbujuvew Io JuwoFjjubise
w 03 Aoy ptinoys uotjewpwvabep eyl puw
srqeyIOoMun 8] uojjvpwiabep U Ayejnyosqy

*poazesaad
pue paurejutew a1e dosd oyl Aq pejeubisep saojwavdes uwqin-°3

pue {sjeaay 85TAIa8 jO uotjwpwabsp esneo jou

11TM uotjexauue 8ayj saaayreq Ajunop Huiy (z) 10 weaw uoyjexsuuw
pesodoad ayj eprIs3In0 seeiIw O3 ST8AB] a07ales uy uoyjwpwibep
JUeoTJTUD{E v @8nwd j0uU TTTM UOTjIeXBUUR BY3 IVY} 8xnsuy

03 weiw uoyjuxsuue pesodoad eyyz o3 seoyaies epiaoid mou ey
s8307a381p TeToeds oyy pue L3715 Huyxeuuw 8yl usamileq pejwyjobeu
ueaq swvy juawsaibe [eooraejzut uw () F8Y3zTe SUOTIVXSUUR IO O

{geoTAI®8 ueqIN TINJ puw SBTITBUBD

ueqin 303 Hujuuerd Buypnioul VWO 8yl puw JOON ‘do9e 8yl

Y37M JuUa3sTEUOD 9% 3ey3 sesn puvy xo3 uweid o3 sTewob sepnyouy
pITioys uoyavaodioouy x03 uoyaried ayjy uoyjwrodioouy jo 8swd
ey3 ur °A370 bBujxsuuw ey3y Aq uojjexauuv eyl yifm Ay3uexanouod
peadope ®q 03 sy 10 peidope useq pey ‘seyjisuep ueqin

3o Ajetawa w epjacad [TTM Puw VWD 8yl puw JOOX oyl ‘(aosa) uwid
K3junuwo) ysjuwewwes 3IBRE JUSIAND BYJ YITM JUSIFTSUCD ST IPYIY
wveaw uojjexsuuw ey} Io0j uvid ®o7Ales puv esn puw] veiv-qns V°p

f{eales 03 JUSIDTIFOUT IO ITNOTIITP 8aw IRy SOTIISTP
@o1Aazes tejoeds ao K3junop Huix pejwaodioosujun jo syeyood
I0 spue{s}] 93vei1d jou seop uoiviodioouy I0 uUOTIEXBUUR BYL°D

tX31o meu eyl Aq peidopew eq T1TA Spawvpuvls

~ yons puw spavpuels Yons jvew O3 ®ATIDe(qo uw epniouy pinoys
uoy3wiodioouy 103 uojzyied syz uoyjviodiodouy uw jo esed 8yl uy
10 K3yo bBuyxeuuw eyy Aq pejdopw ueaq ®awy JUSWACTIABPp ueqIn 10J
spawvpuvys Ajunop buyy 53 JUSTEATRADS ATIEUCTIOURY X0 SIQUITAWOS
UeYA—30330q—30—03—tenbe e1w Jwyl uojjoejoad [wauswuoxjAue

pue ‘s3ovdwy esn puwl ®sieApw jJo uofIebIITW ‘sjuewsainbex
®oFAIes Jo Teael juswerdwt 03 A3TTIQE Oyl puw 103 spaepuels‘q

‘syeAs] @d7Aaxes uy uotjepwabep

FUCSTITUSTS w 3noy3tm sweaw pejwaodioouy 3o Hujxsuuw 03 pepyaoad
eq uwo ‘gesjAales jevjuswuiesob Tvieueb pue ‘sweisis iemes

pue ebwvujeip wio3s ‘weisks Iejem DTIVGWOP ¥ ‘N IOMjBU 19018
ueqan uw ‘uoyjjzelzodsueay oyrqnd ‘exaed ‘syooyos ‘uoy3zoejoad

" 83713 puw eoy1od HBuypnidouy ‘sedojaxes Oqanzm_~o>o~ ueqan °e

1e7I83710 BUTMOTTOJ 8yj 3esuw 3wyl

sjesodoid uoyjewirodaoouy 10 uoyjzexsuue Jroddns [1Im pue ebwvanooue
pinoys Ajunop Huyy “cuorjeaodiooul a0 uoflexauue 103 ejwvtadoadde
©  @ae seaae yimoab ueqin jedyerumu peajeubrsap ulyltmM spuel

ININONINY QIAS0d0ud




¢ obey

Wy

s §yenojod does

“eaie aiqeplinq jo abejuadaad
- Aue woa3 3aede suotjeubysap pue
sAeyiaa0 D073T0ads 3318 @aey TTTM AdND 2UL

D _ -sjovdwy [enjow uo peseq
- puv e1qyeeej yjoq eq pinoys uoyIEHTITH

. : *890anose.l
. ¥BY30 0 ys13 uo sijowvdwy IIF BILUI SI5(R ey—enp popjoaw
eq pINOYs ’‘sweails BY Yons ‘HEDINOH IBJVM SIVIINS [wANIWU

jo esn -8Iqieve] etajssod I8ABIBYM SBOINOS I8JIVAM etqeyod
-UouU WOXJ SWOD PINOYS SBSIN0CD 3106 Huyyebjaa] I03 pesn IeJWM

v6-H

: *Kjwxozyun Aydde

pinom Aoyy ‘ecansvew uoyjwjuewe duy

sey ue(d uyseg xeeixd yenbves]

8yl JT1 {suoisioep jJuis DOY pP¥® PTOAW

- 03 A1dde spavpuwis PIIIOPE vyl K31aetd

‘yenbess1 jo A310 eyl
uyy3ym Buypniouy ‘uyseq 8yy jo 3aed aemo1 ey3 uj ebwwwp pooT3
pesesIdU] 93WUTW] TS IO 6IONpex 0} Iepio Uy ‘gpawpuwis HBuyaweld

@813 puw [oajuod ebwujwvap PBIAGHE juebutiays o3 3oe{qns eq (leys
ujswq yee1) ywnbessl 8yl UTYITM pejEO0] 8T ITYI wveoawqne ebpyyd
puwI9 ®y3 uj TeANI IO UwQIN JeYeym ‘juewdoteaep (wijuepisex 1V

TuoyIEXoUUE 193V
motaex Kouebe-iejuj Ajunod aoj spyaoad
11eYys pue SuOFIIpuod XyjIns-4 uj Yiroj
Jes sw 308(oad g4n ®300 eyl 8qyIO8ep
11vys puw ‘juewseibe ebpid sjwienbousg
/etwienbous/4Ljunop ey uy pesn sseooad
ey3 morto3 Aiivaeued pynouys auewesibw
KAyaed-seayy oyl °seyOFTOd uUvld
ysyweuwwes 3sed buyysyxe Aq pejwidwajuod
sw jusweoiabe Ajaed-esayy v 03 quensand
pedoisaep eq pinhom adn obpty puwad eyl

*Bujuoz weay ay3j jo

3auwd sw pejdope A1jusiandouod eq 03 8aw
YoTyM SUOTITPUOD XTIINS-4 eyl ybnoayy
pejuswetdwy s§ uoyjvubysep uwqin eyl
-{wana ujewex pinoys uoyjxod uieasve oyl
‘®1Tum ddn ue 103 ejeyidoidde sem weiwqns
ey3 jo uotjzod uieissm eyj pezjubodex
puv $T-HO S¥ JIJWIp S,8ATINOSXT O]

uy peavedde Kyyvuybjzo uoysyaoad syl

*{€)OTT 0L °9E MOY . S8Danos

sjeayad 10 oyigqnd asyaye Aq pepyaoad
81%W VY3 S8OTAISS puw S8T3T17OV)
oy1and pepeeu (wuoyllyppe Auw puwe
seojaies puw ®ey3jiioe) o11qnd bHuyysyxe
yloq jo UGTIVUTGWOS w Aq. peales

. yamoab ueqan 103 sepjaoad Aisseadxe
VHO oua ‘Araerjuts (PIpUsIXS AtibEo oq
U¥5 ean3ona3sVIJU] puw SOTITTTIN 8aeym
sveiv peziueqin jnoqe syie3 Aysseadxe
91-n1 Aojtod Buyuuewid epimAjunod

*juendoteaep

yons 03 ] 5 30 'sey3triqudeo sojazes

pue A33170%3 oytand Buyysyxe eawy vyl ywmoab uwqan ueIaINnd

103J peuoz o0 4nmmmmm|mmmumiﬂmlmmmﬂuummﬂummmludmudlmulmdmmdﬁMd

I "ymoab uwvqan Aq pezyaejowaevyd Apvoxiv seeaw jo VON ¥

uyy3ITM suoyaviodioout 10 suoijexauuw ebeanoous pynoys Aquno)p auyl

INTHANINY gI80d0dd




10347

abed

‘8af3f11ow] ueiaisapad puv axiq

11n3 94Aey 303(oad pwox LAaaaad puw yoea
@aey o3 38bpnq A3yTToRy Twardes v yim
jus3lsysuod 10 8yqyseaj eq jou Aew 31

S S S
*Uoj3ounj aues ay) 9AII6

U5T(A B8UOT3E001 DPrOi-JJO BATIeUIo11¢ ¢ poaplaoid oi¢ Bo131110€]
ons seatun s8309foxd juswsaocadwy pwod ystuwwwes Ised e
o3juy pejwviodioouy eq pinoys 88f3T{Toe3 uwiaiseped pue 81dio71H

£6¥1-¢ ounu
afpupm? enayodsdres

. *buyuoz
fosn TeTOoIBUOD
obpTy puwan eyy

velw 8ay3y ujy pejevubysep
uyelIed eawy T1TM adn

TvT5Iouwco esoyy s8nid ‘eveaw Huypunoxins ayj 03 seojAIes
puw Huijddoys jusjusauod elevos-pooyioqybieu pue A3junwwod
eptiaoad jwy3 8soyl O3 sesn (vioreuwwod oyl Huyjywi] i

. *bujuoz
898N [V¥TOIBWWOD
ebpty puwan eyl

vexe ayj uy voun:maatv
uyelzed aawvy 11T~ 4dn

— “ddn obpld pusis o43 3o 8uoT3iod |

poIeUbIEep a3 U] puv 'ebuwyorejul 198x3ls 3juoli eyl jo yirou
PUT I0PTII0D Q6-1 OY3 Iweu ‘neejw(d 8yl jJo pua uasyjlnos 8yl Iv
peavubisep 1e3us) juswiordwy eyl v puw siejus) AITATIOV ueqan
8yl uUjyaIm pejwool 8q Tivys juewdorsaep daed 8d7j3jo/rTeyIIsnpul

*adn
ebpTy puwan eyl I0) SPeIV [VIIISUMIOD
uyelaes Ajioeds 111M Dujuoz weaw aylL

-GN SEPTY PUWIS SUT PN B

*adn
obpTy PUVID 8y} IO} BVSIW [W]OISUANOD
uye3aed K3jyoeds TTIm HButjuoz weae a8yl

: *ddn obptd

PUTYH O} PUT maejue) ssouisng pooyroquybjeN pue L3junwwo) puw
sie9jue) K3JAT30V¥ uwqan pejvubisep eyl uryitm ejedol [Ivys weay
futuueid ysjwwvwwes 3sed oyl uy Juewdoreaep [wiOoIBUANOD @anIN TIV

*sjuswaxyinbex

. uoljeby3zTw 303 8oUBIVIBIX BY} Bq
pinoys A1juenbesuoco puw (ViZ 8T3TL Mmeu
ay3 uy @ae pue) apo) Ajunoy ayi jo aed
se pojdope Apeaaie 8awv BpIRPUVIS Y awd

. *gat3tunitoddo

uoyjesisex Huypyaoad jo suvew w se peiapysuod eq pinoys

osTe Aem-jo-s3ybiz sujtedid puw eujy Iemod o3 sjuewsaoxduy
1teal cueyd @3ys 8y3 uy peyjyoeds sesn sAJ3OP 8yl IO 8IqEITns
' puw ‘1@A®Y ‘peaulwaIp-11em 8q PINOYS UOTITSIDSX BATIOV 103
episw 1908 puw] °-SSTITITO¥J UOTINEIDSI SATIO® ISYIo YITM IO weaw
umet uedo ‘spunocabierd ‘s301-303 sw pedoreasp puw uoyIveIdeX
®AT30® 103 ©q prhoys epise jes puw] 8y3z jo juedaed Kajijy

Iswey v TOpO) A3UNGC) 8UY Aq PApTAOId JUSING 8U3 031 pedoteaep
Kiejwatad eq Tivys syaed 9378-U0 °*UOTIVEIOOX BATIOW 103
gey3funitoddo yzym puw sjuepysex (v Jo souelsTp Huyyrem uyylTA
‘9318-uo pepyaoad eq 1ieys juswairinbex syY3z paemol puevl jOo elow
1 38wal v ‘iebiel 10 ©z7s uy saiow o7 sield Arywey o1buys 103

_ *Bp0) AJUNO) E£18E—SPUBUFPIO—PUI-WItd—ooudg—uade

8yl U] PJIS3TIS UOTILOOT puw 83Ts yaed 8yl jeew 3wyl sa3lys yaed
03 @3nqjajuoo 1o aptiaoxd [Iwys ‘ezys jo eseipavbex ‘sjuewdoreasp
Atyweztatnw Huypniout ‘sjuswdotessp [eIluepissx ueqan IV

“Butenoy atqepiojje buypniouy - 'peajnbal
g37un ATjwej-y3tnw jo abejusoxad
oYy Ajt1oads 111m DBujuoz eaaw gdn aylL

~ -e1a93110 DUTUOZ |

NOSvId

INANONIWY das0doud




g obeg

(6 ¥} goum
rpuras S enjoddoes

_ .vavu>omm
STJPI] SATIVUISI[V PUR MOU IO STqVITPAR
oq Avw se3jnox 19330q SI9yM Ataeinoyaaed
‘buguueld poob j0u 87 SR} TEITI0ISTY
11® ujejex o3 jJueweainbex w ‘puooes
saseaejuy o11qnd eyl uy 7 }I7 FSUTWISISP

Kauno) sy3 esnwoeq s{yvay exynbex
K{dwys o3 £K3aedoad s3eatTad jo Buyyel ®
81 37 f{juvowdoysasp eyl jo 0wdwy Jo0xYP
w sejeby3jw 37 eaeym suop eq Afuo uwd
s1Tva3 Huyasyxe eazesead 1o spiaoad 03
sasumo Kjaedoad ejzwvatad Huyawpusw ‘3Isatd

.
au4ﬂx|uuudmEd|udmdMHM|-qn|u=¢aﬂaduﬂaulud=|uaulquua: Ldoyprand
ssoyy—rej welsks [yexy) (wool v jO juendojeasp ejerdwod

03 POTITNGSY peajnbes eq [(vys SJUNESSTS IO SS6IO® sorrqnd - -

_*Op Mmouy
qou seop Aojrod eyy yojym ‘peduwivq 8q
Jsnw suieou0d esuw3IsTp OIS pue Ajejes
anq erqyseaj sieym pebHeanoous eq pinoys

' 9813 JO uojjuezey °e8pod Xjunod ey3l
+uy peadope esoyy eq pnoys suotjenbea
Huydeospuul puw uUOTIUBIBX BOI]

*sUJeoucd edUeIN|p ,
K3SIEE O3 3501qnd 'sejlf[1oe) eseyi jo bujre3zing [ensya epjaoad
" 03 aepao uj PIGEINOOUS peaynbes sy wAwmprox buote uojzwjebea
Jo seex) juwdoijjubis jJo uoyjuejzey -STqI8E3] erqjveed sv yonuw
sv uojjejebea Hujysyxe ejwiodioouy pynoys ° ° ° *Bpo) KJUNSG)
BUY UT POITABSY jUo3xe oyy o3 uotjavjebea puw seei] aued73Tubye
K373uepy 03 pe3jonpuod eq [11m uojjejebea jo K103usauy ue ° ° °

NOosSVYIM

LNINONINY aas0dodd




10847

GRAND RIDGE UPD p-surr:x-coun:rrbns:»

Grand Ridge Project Elements and
Development Regulations

The following P-Suffix zoning conditions set forth the
general project description, conceptual site plan and development
regulations which comprise the Grand Ridge Urban Plan Development
"Project Elements" to be adopted by King County as part of the
" East Sammamish Community Plan and Area Zoning and by the City of
Issaquah upon annexation pursuant to the City’s police power
authority, including RCW 35A.14.330. The development regulations
reflect the advanced site studies and level of planning for the
Partnership Property (shown on the attached site plan). The
proposed development regulations are intended to be innovative
and flexible. ' i

These P-suffix conditions shall be used in the subsequent
processing step of actual master plan approval, which would be
through a Urban Plan Development Permit (UPD Permit) if processed
in King County under the new zoning code or through a comparable
master plan approval step if processed by the City after .
annexation. References in these P-suffix conditions to "UPD
Permit" shall include the City’s comparable master plan approval
if the City does the master plan approval after annexation.

DEVELOPMENT OF THREE-PARTY AGREEMENT

Within two months following the County’s adoption of the
East Sammamish Community Plan and Area Zoning, a three-party
agreement between the City of Issaquah, King County and the Grand
Ridge UPD owner shall be presented to the King County Council and
the City Council for approval. The three-party agreement shall
incorporate these P-suffix conditions as the general project
description and development standards and regulations. Further,
the three-party agreement shall define the process for permit
processing by the City of Issaquah or King County, as well as a
process for establishing the standards to be applied with regard
to the issues identified in Exhibit A and policies GM-12, GM-13,
and GM-16A. The three-party agreement shall generally follow the
process outlined in the three-party agreement between the County,
~ City of Sncqualmie, and owner of the Snoqualmie Ridge project,
with County participation after annexation through an interagency
review team.

URBAN PLAN DEVELOPMENT OVERLAY ZONING SUMMARY
1. URBAN PLANNING VALUES

grandridge P-suffix
revised 5.17.93/mmc
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1.1 Planning Rationale and Values. An urban master
plan development for the Partnership Property achieves growth
management and planning objectives including the following:
reasonably priced housing; innovative and sensitive land
development with clustering, sensitive area preservation, and
extensive areas of contiguous natural open space; efficient major
infrastructure improvements, including the Sunset Interchange;
creative solutions for housing, water conservation and traffic
demand management; creative mix of residential and commercial
uses; and sustainable economic vitality.

' 1.2 Grand Ridge Urdan Village Master Plan. The
Partnership Property consists of 2,225 acres to be developed as
an urban master plan and designated Urban Plan Development
Overlay Zone or comparable zoning designations which allow
development as described herein (referred to herein as "UPD
Zone"). The urban village shall contain an integrated mix of
single and multi-family residential uses, commercial uses o
including retail and office, open space and recreation areas, and
related public facilities and amenities. The urban village shall
incorporate and emphasize pedestrian and transit access. :

2. Transit Center. The applicant and the City shall work
with Metro, King County and other affected agencies to establish
a public transit center either within the Partnership Property or
on nearby land. The Partnerships shall pay their fair share of
the cost for establishing the transit center, which may include
dedication of land.

3. . Conceptual Plans and Flexibility.

3.1 Conceptual S8ite Plans. A conceptual site plan
showing the areas for open space, residential and commercial uses
and the transportation, utility and other infrastructure services

and facilities is attached hereto as Exhibit S/P.

3.2 TFlexibility Objectives. The adopted conceptual
site plans provide the desired initial certainty based upon the
best information available. However, modifications are expected
to occur during the buildout period implementing the UPD Permit,

such as subsequent plats and other permits. The parties
acknowledge the need to resolve competing interests or values,
and flexibility in design and layout are encouraged to meet the
planning values stated in Section 1.1. Modifications can achieve
a number of public purposes, including incorporation of new
information, responding to changing community needs, encouraging
reasonably priced housing and encouraging modifications which
provide comparable benefit or functional equivalents with no
reduction in public benefits or increased costs to the
development. However, such modification should not cause
increased environmental degradation.

grandridge P-suffix
revised 5.17.93/mmc 2
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4. Adninistrative Modifications. To implement flexibility
objectives, the City’s designated official (or the Director of
the County’s Development and Environmental Services Department -
if processing is done before the effective date of annexation)
("Director") shall be authorized to administratively modify the
residential, commercial and other development standards based
upon specific criteria describing "minor" changes to be set forth
in enacted ordinances or the Development Agreement.

S. Legislative Modifications. The three-party agreement
shall set forth procedures for legislative modifications which
exceed the thresholds for administrative approval under
Section 4.

GOVERNING D!VBLOPHBNT STANDARDS FOR THE VILLAGE

6. Open Bpace. In the 2,025 acres of the Partnership
Property located outside of the 200 acre quarry area, the Project
Elements shall include approximately 1,300 acres of open space
including up to 100 acres for public facilities and uses (such as
schools or fire stations) as shown on Exhibit S/P, which open
space includes a variety and mix of uses and areas for natural
and retained open space and sensitive areas, parks, trails and
recreational amenities. No further dedications of land beyond
the 1,315 acres for public open space or public facilities and
uses shall be required. Open space and public use dedications
_ for the 200 acre quarry area shall be determined by the City at
the time the 200 acre quarry area is proposed for development.

6.1 iotlands and Buffers. All wetlands and buffers
shall be governed by the County’s Sensitive Area Ordinance.

6.2 I-90 View Buffer. The natural vegetation buffer
along I-90 as shown on the attached Exhibit S/P shall be
retalned.

6.3 Other SQnsitivo Areas. Other sensitive areas
within the Partnership Property shall be governed by the County’s
Sensitive Area Ordinance.

6.4 Parks and Trails. The Partnerships shall pay
applicable park impact fees or provide park areas or improvements
(with a credit against applicable park impact fees) in accordance
with adopted County and City park standards to accommodate
recreational needs generated by the Village. Trails and parks
for public use may be dedicated to the County, City, a park or
recreation district or other appropriate public entity. Those
trails retained in private ownership shall be owned and
maintained by the homeowner’s association or other appropriate
entity approved by the City.

grandridge P-sufffx
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6.5 Golf Course. The Project Elements may include a
golf course and related facilities and club houses as sown on the
conceptual site plan attached as Exhibit S/P. The golf course
will be privately owned and operated, but open to the public for
use on .a fee basis. The golf course design and management shall
include selection of disease-resistant turf grasses, use of
slow-release nitrogen fertilizers, a schedule of application for
fertilizer/installation of pesticides, installation of an on-site
weather station and an irrigation system using the on-site
weather station information, possible use of recycled water for
irrigation, and other measures to minimize potential significant
impacts to water quality. _

6.6 Perimeter Buffer. The Project Elements shall
maintain a natural buffer around the perimeter of the Partnership
Property as shown on the conceptual site plan attached as

i . The buffer is established, along with appropriate
sizing of utilities and permanent public dedication of open
spaces, to avoid development pressures on adjoining areas and
provide appropriate transition. ‘

B Housing. The Grand Ridqe UPD shall include a mix of
housing densities and types which are integrated with the open
space, retail, commercial and transportation uses.

7.1 Residential Uses and Densities. The Project
Elements shall provide a range of housing types, including a mix
of lot sizes, attached and detached units, and housing units of
various sizes. The total number of residential units shall range

2
‘.

between 4,250 and 4,750. This number of residential units may be

increased if the authorized commercial square footage is
decreased as follows: the applicant may elect to convert up to
fifty percent (50%) of the total square feet authorized for
commercial (retail and office under Section 8.1 and 8.2 below) to

residential units, to be located in the "Village Center," whereby.

one residential unit in excess of the maximum of 4,750 shall be
allowed for each 1,200 feet of commercial space which the
applicant agrees not to build (e.g., conversion of 50% of 2.34
million commercial square feet at ratio of 1,200 square feet:

1 residential unit equals 975 additional residential units). The
City may also alter the mix of commercial/residential using the
'same ratios and may require location in the same area. The
conceptual site plan may show the density range which the
applicant may elect for each subarea, subject to the minimum
single family and multi-family/attached housing per subarea.

7.1.1 A minimum of 25% of the units shall be for
persons age 55 or over so long as that portion of the Village
meets all federal, County and City requirements.

grardridge P-suffix
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7.1.2 A minimum of 40% and maximum of 50% of
total units shall be multi-family or attached housing such as
duplexes, townhouses and multi-plex buildings.

, 7.1.3 A minimum of 50% and maximum of 60% of
total units shall be single family detached housing.

‘ 7.2  Affordable Housing. The Partnerships are
encouraged to develop an innovative and feasible affordable
housing program for the Partnership Property, which may include
incentives for provision of additional low income housing, pilot
‘projects and other features to achieve affordable housing. If an
- alternative program is not approved, then the following
affordable housing requirements shall apply: At least 30 percent
of the residential units in each phase shall be affordable
housing units defined and allocated as follows:

7.2.1 Ten percent of the affordable housing units
shall be affordable to households at an income level:

° below 80 percent of the median household income
for ownership units and/or

e  below 50 percent of the median household income
for rental units;

Housing affordable for households at this level of
median income will be required in any phase only if publicly
funded or private non-profit programs for such housing are
available, provided that the developer sets aside sufficient land
for a period of up to five years. That period shall begin with
approval of the final plat for each subdivision containing any
land set aside for low income housing. If during that period,
programs become available, the developer shall cooperate with the
public agency or private non-profit for the development of such
housing. : ' : :

If housing funds do not become available by the end of
the five-year period the land shall be released for other
development consistent with the UPD. The overall requirement for
units available to blow 80 or 50 percent of the median income
households, whichever is applicable, shall be reduced by the
number for which the five-year period has elapsed and the overall
requirement for units available to households between 80 to less
than 100 percent (ownership units) or 50 to less than 80 percent
(rental units) of median income shall be increased by the same
number. ' ' -

7.2.2 Ten percent of the affordable housing units
shall be affordable to households at an income level: -

grandridge P-suffix
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o between 80 and less than 100 percent of the median
household income for ownership units and/or

° between 50 and less than 80 percent of the median
household income for rental units;

7.2.3 Ten percent of the affordable housing units
shall be affordable to households at an income level:

o between 100 and 120 percent of the median
household income for ownership units; and/or

° between 80 and 100 percent of the median househéld
income for rental units; and : 1

The formula for determining median income for King County and
affordable monthly housing payments based on a percentage of this
income shall be determined at the time of the UPD permit

approval. The affordable housing units that are owner-occupied _
shall be resale restricted to same income group (based on typical
underwriting ratios and other lending standards) for 15 years

from date of first sale. Renter occupied units shall be
restricted for thirty years to ensure continuing affordability

for households of the applicable income level. ) :

7.3 Plexibility and Bulk Standards. The location and
precise number of units within each subarea shall be implemented
through subsequent plats. Transfers of density between subareas
shall be authorized pursuant to administrative or legislative
adjustments. Bulk standards for lot widths, heights, side yards
and landscaping shall be flexible and seek to achieve reasonably
priced housing consistent with good environmental practices.

8. Urban Village.

8.1 Mixed Use Village Concept and Uses. A portion of
the Grand Ridge UPD shall include an urban village which
integrates residential uses with a mix of retail, office and
commercial uses through an urban mixed use concept. This urban
village shall have transit and pedestrian access to encourage HOV
and nonmotorized travel within and between the village and ‘
residential areas. Retail uses may include between 375,000 and
390,000 square feet in the area shown generally on Exhibit S/P.
~ Office, community business, general commercial and light
manufacturing uses integrated within the urban village may total
between 1.8 and 1.95 million square feet in the area shown on the
attached Exhibit S/P. To minimize repeated grading and
vegetation loss, the applicant is encouraged to work with the
quarry operator within the Quarry Mining (QM) and QMP areas to’
develop or modify its mining reclamation plan and quarry grading
permits to grade those portions of the Partnership Property at
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the level and in the manner needed for ultimate buildout under
the UPD Permit.

8.2 PFlexibility and Bulk Standards. The bulk and
performance standards for the urban village will be developed as
part of the UPD Permit. The standards are to be flexible and may
be modified administratively to promote innovative and efficient
land use. -

9. surface Water Drainage and Water Quality. The UPD
Permit shall at a minimum comply with the King County SWM Manual
for design, operation, maintenance and monitoring of drainage
facilities, which includes submittal and approval of a Master
Draining Plan ("MDP"). The stated objectives of the developnment
are as follows:

9.1 Prevent Plooding: prevent increases in flow rates
and volumes that would result in flooding along the natural or
constructed drainage system or aggravate existing flooding
problems either on-gsite or downstream; '

9.2 Prevent Erosion: prevent increases in flow rates
and volumes both on-site or off-site which would destabilize the
existing geomorphic balance of the natural drainage systems, such
as avoiding stream bank erosion or bank/slope failures along
stream corridors or downstream sedimentation reducing channel
capacity; ’ ' '

9.3 8oil stability: prevent alteration of natural
topography and native vegetation resulting in unstable soil
conditions, slopes or embankments; :

9.4 Natural Hydrologic Features: prevent alteration
of the natural hydrologic features that would reduce their
functional ability to preserve water quality and quantity and
in-stream or other aquatic habitat values; -

9.5 Base Plows: prevent alteration of ground
water/interflow that would adversely change downstream base
flows, aquifer recharge characteristics and/or impair existing
water rights; )

9.6 Technical Analyses: the master drainage plan
shall.include detailed technical analyses with appropriate
geotechnical investigations, water quality and aquatic habitat
analysis and hydrologic computer modeling;

9.7 Operation and Maintenance: the MDP also shall
specify maintenance and operation provisions for existing natural
drainage systems and any on-site drainage facilities. Specific
maintenance plans and agreements, identifying maintenance
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'responsibilities,-shall be provided for any privately or publicly
maintained facility. .

9.8 Issaquah Basin Plan; Wellhead Protection study.
The UPD Permit (or comparable master plan approval within the
city after annexation) also shall comply with applicable
provisions of the Issaquah Creek Basin Plan and Wellhead
Protection Study which are currently being developed.

. 10. Transportation.

10.1 Transportation Management Plan. The Grand Ridge
UPD shall provide its fair share of transportation improvements
and fair share of required rights-of-way. The UPD Permit (or
comparable master plan approval by the City after annexation)
shall adopt a transportation management plan which may include
shuttle service, bus shelters and turnouts and other HOV
incentives.

10.2 Transit Center. The Partnerships shall cooperate
to establish a public transit center.

10.3 Road Standard Plexibility. To the extent
authorized by the City Council by ordinance, the Director of the
Department of Public Works (or other designated official) is
authorized to modify road standards, including road widths,
sidewalk, location and types, and other road standards to achieve
flexibility, reflect the rural character of adjoining areas,
promote reasonably priced housing and promote development
consistent with the general health, safety and public welfare.

11. Agreed Mitigation and Credits. If the Partnerships
provide more than agreed level contribution, through actual
payments or incurring binding obligations or land dedications, to
the Sunset Interchange or for other infrastructure improvements
and services including without limitation roads, sewer, water,
fire, police, schools, or parks and recreational facilities, then
the Partnerships shall receive offsets, credits, raeductions,
latecomer fees or other adjustments to reflect the project’s

_obligations. Unless otherwise agreed, any offsets or credits
shall apply only to the particular type of infrastructure
involved (e.g., credits for oversizing water facilities applied
against other water fees or obligations, but not school fees,
etc.). The parties acknowledge road fees and other
transportation mitigation may be aggregated so that the fees or
contributions relating to the impacted roadway system may be
consolidated for construction of one or more of the improvements
for which the project otherwise would only have a partial
obligation. Since the Project Elements allows a range of density
for both residential and commercial uses, all mitigation to the
extent feasible shall reflect the phasing or incremental
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development of the Grand Ridge Haster Plan, 1nc1ud1ng without
limitation the following:

11.0.1 mitigation consisting of impact fees on a per
unit basis (e.g., per residence or per square foot) shall be
based upon the actual number of units submitted for a given
permit approval;

11.0.2 mitigation consisting of new or expanded
roadways, park and recreation facilities, fire, police or other
facilities shall be provided in increments corresponding with a
threshold number of developed residential units and/or commercial
areas pursuant to a schedule approval as part of the UPD Permit.

11.0.3 mltlgatlon where it would be wasteful or
impractical to install in phases or increments, such as major
sewver or water lines or other comparable facilities, shall be
installed initially to serve the full buildout.

: 11.0.4 fees shall be subject to construction impact
inflation adjustment.

12. cCapital Pacilities Plan. The Partnershlps shall
prepare a capital facilities plan subject to approval by the City
prior to or concurrent with approval of the UPD Permit,
consistent with concurrency and phasing, for lnfrastructure,
including dedlcatlons, LIDs, developer extension agreements with
latecomer provisions, impact fees and credit for oversizing or
overcapac1ty

33. Applicable Codes and Effective Dates. The references
herein to the County’s Sensitive Area Ordinance, SWM Manual, and
Road Mitigation Payment System or Road Adequacy Standards shall
refer to those standards and requirements in effect at the time
of the UPD Permit (or comparable master plan approved by the City
after annexation) approval (or any different date provided in the
implementing Development Agreement).

CONCURRENCY AND PHASING

14. Sunset Interchange. The Grand Ridge UPD snall be
subject to the following concurrency standards and phasing with -
respect to a Sunset Interchange at I-90:

14.1 Phase 1 -- Rural !quivalont. Prior to completion
of a Sunset Interchange, the project may receive building permits
for no more than 445 primary households, (which is equal to 1
unit per 5 acres), plus uses including a neighborhood retail area
not exceed 25,000 square feet, and a golf course, clubhouse and
related facllltles.
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14.2 Phase 2 -- Second Phase. Once a financial
commitment is in place to complete a Sunset Interchange within
three (3) years, then the Grand Ridge Master Plan may receive
building permits for an additional 1,780 primary households. No
retail areas in addition to the 25,000 square feet authorized in
Section 14.1 shall be permitted except to the extent additional
'retail areas sill result in reduced vehicle trips or other
traffic mitigation.

, . 14.3 Other Phases -- Remainder of Grand Ridge Master
Plan. Building permits will be granted for the balance of the
project’s residential and commercial uses only after completion
of a Sunset Interchange and other transportation mitigation as
required in the UPD Permit. ' : - '

14.4 Egquivalent Units. The residential portions of
the described above are based upon units of primary households
(i,e., non-age restricted) households. To the extent either of
those phases contains age-restricted housing, then the number of
units in that phase shall be adjusted to an equivalent number of
age-restricted household units based upon the reduced peak hour
trip generation rate for age-restricted housing.

~ 1S. Other Concurrency. Phasing of other infrastructure
shall be based upon concurrency through a performance-based
phasing plan to be established during the Master Plan approval
process. :

CONCOMITANT DEVELOPMENT AGREEMENT

The project elements, conceptual site plans, development
regulations and other features of the UPD Permit (or comparable
master plan approved by the City after examination) shall be set
forth in a concomitant Development Agreement recorded with the
real property records. The UPD Permit and Development Agreement
may allow development standards and conditions different from
those otherwise imposed under the East Sammamish Community Plan
policies or these P-suffix conditions in order to provide
flexibility to achieve public benefits, respond to changing
community needs, to reflect additional site investigation and
information, and encourage modifications which provide the
functional equivalent or adequately achieve the purposes of the
East Sammamish Plan policies and these P-suffix conditions. Any
approved development standards and conditions which differ from
those in the East Sammamish Plan policies or the P-suffix
conditions shall not require any further zoning reclassification,
variance from King County standards or other County approval
apart from the UPD Permit approval (or comparable City approval
if the master plan is approved after annexation) .

grandridge P-suffix
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City Mitigation Measures
In addition to the GRP Master Plan elements and development
standards set forth in Exhibit C, the City and the Partnerships
agree to use all reasonable efforts during the six-month Review
Period following execution of the Agreement to address and resolve
specific mitigation measures or project modification and other
review issues relating to the proposed GRP Master Plan. The
parties agree these additional measures are important to the goals
of environmental protection water quality and quantity and
provision of a range and diversity of housing, including affordable
housing. The parties agree to address the following issues, as
well as any others either party may request:
1. Stormwater and Plooding.
2. Park Standards. |
3. Pire Standards.
4. Police Standards.
5. Water Standards.
6. Sever Standards.
7. Aquifer Recharge.
8. Project/Permit Processing.
9. Buildout Period and Vesting.

10. Other.

EXHIBIT R |
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