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ExExExExExcutivcutivcutivcutivcutive Summare Summare Summare Summare Summaryyyyy

Location:

Sammamish, WA
98074

Price:

Proposed Units Total:
48

Price per Unit:
$75,000

Gross Land Area:
145,748 sq ft

3.35 acres
Price per Gross Land Area:

$24.70 per sf
Net Developable Site Area:

99,493 sq ft
2.28 acres

Access:

Utilities:
All Available

Zoning and Density:

Tax Account Number:

Sammamish Townhome Site

230XX NE 8th Street

2725069011

(Northern side of NE 8th Street, East of 228th Ave NE)

From NE 8th Street. There will be a driveway connecting NE 8th Street to the proposed 
townhouse development. 

R18S: Urban Residential - Special District Overlay with maximum density of 18 units per 
acre, by the City of Sammamish.

$3,600,000

There is an easement access to 228th Ave NE

Using the LID ordinance and RDI incentives the site can achieve up to 60-65 potential 
units. 
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Entitlement ChecEntitlement ChecEntitlement ChecEntitlement ChecEntitlement Checklisklisklisklisklisttttt

Category From Status

Wetland Study Altman Oliver Associates, LLC Completed in August 2006

Survey CHS Engineers Completed 9/26/06

Geotech work Landau Associates Completed 10/12/06

Certificate of Concurrency City of Sammamish Issued 10/31/06

Certificate of Water & Sewer Sammamish Water District Issued in October 2006

Neighborhood Meeting Held 11/16/06

Wetland Delineation Altman Oliver Associates, LLC Completed 11/27/06

Landscape Plan Aspend Design Group Completed in December 2006

Engineering CHS Engineers Completed in December 2006

Certificate of Approved Application City of Sammamish Issued January 2007

Traffic Impact Analysis Transportation Solutions Inc. Completed in February 2007

First Review City of Sammamish Completed 4/25/06

Pre-hearing conference Completed 9/17/07

Hearing Completed 9/26/07

Hearing Examiners Executive Summary Completed 10/8/07

Site Plan Resubmitted (48 Units) CHS Engineers Completed 10/08

Entitlement Checklist
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Proposed Development Site PlanProposed Development Site PlanProposed Development Site PlanProposed Development Site PlanProposed Development Site Plan

(Location of Saffron Mixed/use)
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1 - 3 : 900 28th Ave NE, Unit: 14B, 1B, 1C, Sammamish, WA 98074
4: 17839 NE 95th Court, Redmond, WA 98052
5: 9102 172nd Ave NE, Redmond, WA 98052
6: 15209 NE 81st Way, Redmond, WA 98052
7: 10590 NE 12th St, Bellevue, WA 98004
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Address: 900 28th Ave NE, Unit: 1B, Sammamish, WA 98074
Price: $495,000
1,820 square feet
Asking Price per square feet: $271.98
Year Built: 2008

900 28th Ave NE, Unit: 14B, Sammamish, WA 98074
Price: $415,950
1,403 square feet
Asking Price per square feet: $296.47
Year Built: 2008

900 28th Ave NE, Unit: 1C, Sammamish, WA 98074
Price: $585,000
2,009 square feet
Asking Price per square feet: $291.19
Year Built: 2008

On-MarOn-MarOn-MarOn-MarOn-Markkkkkeeeeet Sale Comt Sale Comt Sale Comt Sale Comt Sale Comparparparparparablesablesablesablesables
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Address: 17839 NE 95th Ct, Redmond, WA 98052
Price: $439,950
1,298 square feet
Asking Price per square feet: $338.94
Year Built: 2008

Address: 9102 172nd Ave NE, Redmond, WA 98052
Price: $499,950
1,966 square feet
Asking Price per square feet: $254.30
Year Built: 2008

Address: 15209 NE 81st Way, Redmond, WA 98052
Price: $359,900
1,415 square feet
Asking Price per square feet: $271.98
Year Built: 2008

On-MarOn-MarOn-MarOn-MarOn-Markkkkkeeeeet Sale Comt Sale Comt Sale Comt Sale Comt Sale Comparparparparparablesablesablesablesables
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Address: 10590 NE 12th St, Bellevue, WA 98004
Price: $865,000
1,954 square feet
Asking Price per square feet: $442.68
Year Built: 2008

On-MarOn-MarOn-MarOn-MarOn-Markkkkkeeeeet Sale Comt Sale Comt Sale Comt Sale Comt Sale Comparparparparparablesablesablesablesables
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801 - 228th Ave. SE, Sammamish, WA. 98075 - Phone: 425-295-0500 - Fax: 425-295-0600 - Web: www.ci.sammamish.wa.us

January 19, 2007 

Boyd Smith 
Ideal Properties Northwest 
PO Box 2082 
Redmond, WA  98073 

RE:  Letter of Completion for PLN2006-00098

Dear Mr. Smith, 

Thank you for applying to the City of Sammamish for a Commercial Site Development Plan permit.  The 
Planning Division has received the documents necessary to begin reviewing your request.  This Letter of 
Completion results in the establishment of your vesting date, January 17, 2007.  During the analysis of 
your application, should the City determine that further information is necessary, you will be notified with a 
request for additional information.  It is important that you provide any requested information in a timely 
manner; files will not be further processed, but will be considered pending, until we have received any 
additional information requested. 

Your application will be processed as a Type 2 permit pursuant to Sammamish Municipal Code Chapter 
20.05.  Barring a request for further information within the next two weeks, a Notice of Application will be 
prepared, a board will be placed on the subject property, a notice will be published in the newspaper, and a 
mailing to property owners within 500 feet of your proposal will occur.  A 21-day public comment period, 
SEPA review, and a Notice of Decision, including a staff report and attachments, follow this process. 

Applications are processed in the order received within an established legal framework.   The city will make 
every effort to expedite the processing of your application.  However, the time it takes to process your 
application will depend on the workload and resources available.  Should you have any questions 
concerning your application, please feel free to contact me at your convenience. 

Sincerely, 

Mona Davis 
City of Sammamish 
(425) 295-0529 
mdavis@ci.sammamish.wa.us

Letter of CompletionLetter of CompletionLetter of CompletionLetter of CompletionLetter of Completion
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Tawni Hoang 
October 23, 2008 

Page 2 of 3 

TABLE 2: TRIP GENERATION COMPARISON 

Time Period 
September 
TIA Report 

Current 
Proposal 

Difference 

Weekday Daily 359 trips 374 trips +15 trips 

AM Peak Hour 31 trips 32 trips +1 trips 

PM Peak Hour 36 trips 37 trips +1 trips 

 
NON-SIGNIFICANT TRAFFIC OPERATIONS IMPACTS 

Table 3 shows the AM and PM peak hour future 2009 with the development intersection 
level of service (LOS) operations documented in the September 2008 TIA report.  The 
scenario documented in Table 3 evaluates traffic operations in the study area with the 
development site having access only at NE 8th Street, between the Saffron, Sammamish 
Highlands Center, Puget Sound Energy, and Shurgard properties.  The table indicates that 
the area in the vicinity of the development site will operate within the City of Sammamish’s 
LOS threshold, of LOS D.  Site access alternatives evaluations, from the September 2008 
TIA report, offered the similar conclusions. 
 

TABLE 3: 2009 WITH DEVELOPMENT LEVEL OF SERVICE 
(FROM SEPTEMBER 2008 TIA REPORT) 

Intersection 
AM Peak Hour PM Peak Hour 
LOS Delay

1
 LOS Delay

 1
 

228
th
 Ave/ 12

th
 Place A 8.9 A 9.7 

228
th
 Ave/ Lin Access B 13.2 A 9.5 

228
th
 Ave/ 8

th
 St

 2
 C 32.5 C 32.5 

Saffron/ 8
th
 St

 3
 B 14.8 C 16.4 

Site Access/ 8
th
 St

 4
 B 11.8 B 10.8 

PSE/ NE 8
th
 St

 3
 B 11.6 B 12.7 

1. Seconds per Vehicle 
2. Westbound Approach (Worst Movement) 
3. Northbound Approach (Worst Movement) 
4. Southbound Approach (Worst Movement)

 
We believe that it is not reasonable to assume that one (1) additional development-
generated peak hour trip could significantly change the earlier conclusions about expected 
traffic operations, including intersection LOS and queuing, at the intersections and along the 
roadways near the development site.   
 
Moreover, one (1) additional development generated trip will also likely not significantly 
affect the traffic operations at the site access(s).  The inherent variability of peak hour traffic 
flows near the development site is greater than the additional peak hour trip generated by 
the revised Sammamish Town Homes proposal.   
 
It should be noted that the slightly larger development will not likely reduce the impacts of 
conflicting vehicle turning movements along NE 8th Street near the site access; however, the 
incremental effect of a single additional turning movement is assumed to be negligible. 
 
TRAFFIC IMPACT FEES 

The City of Sammamish traffic impact fee for the current development proposal will be 
greater than the traffic impact fee calculated under the previous development proposal, 

SupplementSupplementSupplementSupplementSupplementalalalalal
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Tawni Hoang 
October 23, 2008 

Page 3 of 3 

documented in the September 2008 TIA report.  The City of Sammamish’s current traffic 
impact fee rate per dwelling unit for this development is $11,471.38.  Based on this fee rate 
the applicant is responsible for payment of $550,626.24 ($11,471.38 x 48 town home units) 
to the City of Sammamish. 
 
CONCLUSIONS 

Based on the new site plan the proposed town home development is forecast to generate 
374 weekday daily trips, 32 AM peak hour trips, and 37 PM peak hour trips.  The applicant 
will be obligated to pay $550,626.24 to the City of Sammamish for impact fees, based on 
the current impact fee schedule. 
 
The additional peak hour trip forecasted for the current development proposal should not 
significantly impact the traffic operations along the roadways and at the intersections near 
the development site. 
 
Vehicle turning movement conflict resulting from locating the site access at NE 8th Street will 
not improve with the current development proposal; however, incremental impacts 
associated with a single additional trip should be negligible. 
 
I trust that the information presented within this supplemental traffic analysis, will be 
sufficient and allow you to render your decision regarding approval of this development. 
 
 
Thank you very much, 
Transportation Solutions, Inc. 
 
 
 
Jeffrey P. K. Hee 
Project Engineer 
 
 
Cc: Mona Davis, Senior Planner; City of Sammamish Community Development 
 Steven Chen, Associate Engineer-Transportation; City of Sammamish Public Works 
 Boyd Smith, Principal/ Project Manager; Ideal Properties Northwest, LLC 
 Andy McAndrews, Planner; CHS Engineers, LLC 
 

SupplementSupplementSupplementSupplementSupplementalalalalal
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City of Sammamish was incorporated in August of 1999.

The population as of 2005 is 38,640

The City of Sammamish is 13,770 acres and the elevation ranges from 40 feet along Lake Sammamish shoreline to
615 feet on top of Inglewood Hill.

The city of Sammamish has a small business community located at the Pine Lake and Inglewood shopping centers and
along East Lake Sammamish Parkway to meet the needs of its residents. In addition, many home occupations are also
located throughout the city.

The two primary business areas, Pine Lake and Inglewood run along the city’s main north/south arterial corridor,
228th Avenue. Most employees in the city are those who provide community services such as teachers, police and
city workers, and those working in retail shops and restaurants. A possible third business area, Sammamish Commons
located in between the two primary business areas is currently under a land use study. A public planning process led
by a team of citizens and city land use consultants will help determine the proper zoning and future for the area based
on goals and policies outlined in the city comprehensive plan.

Based on the demographics from the 2000 US Census, city residents are: young with a median age of 35.3 years old,
affluent with a median household income of $101,592, well educated with 40.9% of the population having a bachelor
degree and homeowners with 66.2% living in owner occupied homes.

Sammamish is a city with families who value the quality of life. The city takes pride in its stewardship of the natural
environment, its sense of community and its vision as a family friendly, kid safe community. Sammamish is fortunate to
have both the Lake Washington and the Issaquah School Districts within city limits. Both school systems are highly
rated. Parents and educators are active with school programs within each school system.

City of SammamishCity of SammamishCity of SammamishCity of SammamishCity of Sammamish

Doing Business in Sammamish
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EXHIBIT 3-1    

U.S. Markets to Watch: Commercial/Multifamily Investment

Source: Emerging Trends in Real Estate 2009 survey.
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EXHIBIT 3-2

U.S. Markets to Watch: Commercial/Multifamily Development

Source: Emerging Trends in Real Estate 2009 survey.

6.15

6.12

6.12

5.90

5.82

5.74

5.69

5.64

5.62

5.52

5.48

5.42

5.33

5.33

5.33

5.16

5.11

4.79

4.76

4.73

4.66

4.51

4.33

4.29

4.21

4.14

4.13

4.13

4.09

4.09

4.04

4.01

3.98

3.98

5.07

5.02

4.98

4.98

4.92

4.88

4.67

4.63

4.60

4.57

4.49

4.48

4.45

4.39

4.30

4.24

4.24

3.92

3.92

3.77

3.76

3.75

3.69

3.61

3.40

3.36

3.28

3.28

3.27

3.20

3.16

3.10

3.10

3.07

4.23

4.14

4.08

4.07

3.98

3.92

3.92

3.80

3.72

3.59

3.59

3.56

3.39

3.33

3.15

2.24

3.05

3.02

3.00

3.00

2.95

2.87

2.85

2.80

2.74

2.72

2.71

2.68

2.52

2.27

2.15

1.68



Exclusively Represented By: Brian Leibsohn | 425.455.1122 Office | 425.455.3131 Cell | 866.302.1336 Fax | brian@lincproperties.com

21

nnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnn

RedmondRedmondRedmondRedmondRedmondRedmondRedmondRedmondRedmond

West Lake SammamishWest Lake SammamishWest Lake SammamishWest Lake SammamishWest Lake SammamishWest Lake SammamishWest Lake SammamishWest Lake SammamishWest Lake Sammamish

EastgateEastgateEastgateEastgateEastgateEastgateEastgateEastgateEastgate

SammamishSammamishSammamishSammamishSammamishSammamishSammamishSammamishSammamish

IssaquahIssaquahIssaquahIssaquahIssaquahIssaquahIssaquahIssaquahIssaquah

Ames LakeAmes LakeAmes LakeAmes LakeAmes LakeAmes LakeAmes LakeAmes LakeAmes Lake

Lake MLake MLake MLake MLake MLake MLake MLake MLake M

Union HillUnion HillUnion HillUnion HillUnion HillUnion HillUnion HillUnion HillUnion Hill

StillStillStillStillStillStilStilStilStill

10.00 Minutes

5.00 Miles

3.00 Miles

1.00 Mile

DemogDemogDemogDemogDemogrrrrraphicsaphicsaphicsaphicsaphics



Exclusively Represented By: Brian Leibsohn | 425.455.1122 Office | 425.455.3131 Cell | 866.302.1336 Fax | brian@lincproperties.com

22

Population
Census Population (1990) 5,190 26,389 80,992 25,965 

Census Population (2000) 7,792 36,434 106,087 37,671 

Estimated Population (2008) 9,268 45,374 129,311 46,152 

Projected Population (2013) 10,063 50,191 141,469 50,811 

Forecasted Population (2018) 11,321 57,821 161,090 58,096 

Historical Annual Growth  (1990-2000) 2,602 5.0% 10,045 3.8% 25,095 3.1% 11,706 4.5% 

Historical Annual Growth  (2000-2008) 1,476 2.4% 8,941 3.1% 23,224 2.7% 8,480 2.8% 

Projected Annual Growth  (2008-2013) 795 1.7% 4,817 2.1% 12,158 1.9% 4,660 2.0% 

Est. Population Density (2008) 2,951.51 psm 1,810.26 psm 1,836.00 psm 1,995.91 psm

Trade Area Size 3.14 sq mi 25.07 sq mi 70.43 sq mi 23.12 sq mi

Race & Ethnicity (2008)
Non Hispanic: White 7,153 77.2% 35,629 78.5% 94,915 73.4% 36,135 78.3% 

Non Hispanic: Black / African American 182 2.0% 838 1.8% 2,629 2.0% 835 1.8% 

Non Hispanic: Asian & Pacific Islander 1,101 11.9% 5,228 11.5% 17,785 13.8% 5,402 11.7% 

Non Hispanic: Amer Indian & AK Native 25 0.3% 151 0.3% 467 0.4% 157 0.3% 

Non Hispanic: Other Race 399 4.3% 1,899 4.2% 6,398 4.9% 1,921 4.2% 

Hispanic: White 365 3.9% 1,452 3.2% 5,785 4.5% 1,506 3.3% 

Hispanic: Black or African American 2 0.0% 6 0.0% 104 0.1% 6 0.0% 

Hispanic: Asian & Pacific Islander 29 0.3% 124 0.3% 962 0.7% 138 0.3% 

Hispanic: Amer Indian & AK Native 1 0.0% 4 0.0% 25 0.0% 4 0.0% 

Hispanic: Other Race 11 0.1% 44 0.1% 240 0.2% 47 0.1% 

1.00 mi radius 3.00 mi radius
NE 8th St & 228th Ave NE               

Sammamish, Washington
5.00 mi radius 10.00 min drivetime
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1.00 mi radius 3.00 mi radius
NE 8th St & 228th Ave NE              

Sammamish, Washington
5.00 mi radius 10.00 min drivetime

Age Distribution (2008)
Total Population 9,268 45,374 129,311 46,152

Age 0 to 4 yrs 756 8.2% 3,644 8.0% 9,297 7.2% 3,676 8.0%

Age 5 to 9 yrs 759 8.2% 3,731 8.2% 9,508 7.4% 3,789 8.2%

Age 10 to 14 yrs 825 8.9% 3,865 8.5% 9,590 7.4% 3,915 8.5%

Age 15 to 19 yrs 675 7.3% 3,112 6.9% 8,014 6.2% 3,119 6.8%

Age 20 to 24 yrs 357 3.9% 1,413 3.1% 5,271 4.1% 1,432 3.1%

Age 25 to 29 yrs 448 4.8% 1,618 3.6% 5,902 4.6% 1,651 3.6%

Age 30 to 34 yrs 683 7.4% 2,874 6.3% 8,268 6.4% 2,912 6.3%

Age 35 to 39 yrs 938 10.1% 4,316 9.5% 11,416 8.8% 4,385 9.5%

Age 40 to 44 yrs 972 10.5% 4,647 10.2% 12,101 9.4% 4,666 10.1%

Age 45 to 49 yrs 975 10.5% 4,574 10.1% 11,585 9.0% 4,567 9.9%

Age 50 to 54 yrs 729 7.9% 3,795 8.4% 10,551 8.2% 3,770 8.2%

Age 55 to 59 yrs 453 4.9% 2,928 6.5% 8,828 6.8% 2,795 6.1%

Age 60 to 64 yrs 287 3.1% 1,914 4.2% 6,535 5.1% 1,880 4.1%

Age 65 to 69 yrs 156 1.7% 1,097 2.4% 4,228 3.3% 1,125 2.4%

Age 70 to 74 yrs 83 0.9% 647 1.4% 2,779 2.1% 740 1.6%

Age 75 to 79 yrs 72 0.8% 499 1.1% 2,066 1.6% 653 1.4%

Age 80 to 84 yrs 48 0.5% 370 0.8% 1,631 1.3% 556 1.2%

Age 85 yrs plus 52 0.6% 331 0.7% 1,740 1.3% 520 1.1%

Median Age 34.9 yrs 37.3 yrs 38.5 yrs 37.7 yrs

Female\Male Population 4,555 4,712 22,367 23,007 64,062 65,249 23,034 23,118

885 yrs plus 30 22 205 126 1,138 602 345 175

880 to 84 yrs 27 20 214 156 962 669 342 214

775 to 79 yrs 34 37 259 240 1,153 913 371 283

770 to 74 yrs 39 44 316 331 1,443 1,336 393 347

665 to 69 yrs 78 78 534 562 2,116 2,112 583 543

660 to 64 yrs 120 167 894 1,020 3,294 3,242 891 990

555 to 59 yrs 214 239 1,419 1,509 4,437 4,391 1,346 1,450

550 to 54 yrs 333 396 1,807 1,989 5,222 5,330 1,800 1,970

445 to 49 yrs 482 493 2,248 2,326 5,710 5,875 2,255 2,312

440 to 44 yrs 492 479 2,309 2,338 5,967 6,134 2,324 2,341

335 to 39 yrs 491 447 2,310 2,006 5,926 5,490 2,353 2,031

330 to 34 yrs 346 337 1,453 1,421 4,108 4,161 1,484 1,428

225 to 29 yrs 222 226 825 793 2,798 3,105 850 801

220 to 24 yrs 167 190 650 763 2,386 2,885 670 762

115 to 19 yrs 325 351 1,473 1,638 3,713 4,300 1,492 1,627

110 to 14 yrs 417 408 1,922 1,943 4,640 4,950 1,951 1,964

55 to 9 yrs 362 398 1,771 1,961 4,570 4,937 1,803 1,986

00 to 4 yrs 376 380 1,758 1,885 4,480 4,817 1,782 1,894
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1.00 mi radius 3.00 mi radius
NE 8th St & 228th Ave NE              

Sammamish, Washington
5.00 mi radius 10.00 min drivetime

Household Type (2008)
Total Households 3,106 15,111 46,731 15,693

Family Households 2,548 82.0% 12,716 84.2% 35,080 75.1% 12,844 81.8%

   Family HHlds With Children 1,595 62.6% 7,556 59.4% 19,027 54.2% 7,631 59.4%

   Family HHlds No Children 953 37.4% 5,160 40.6% 16,053 45.8% 5,212 40.6%

Non-Family Households 558 18.0% 2,395 15.8% 11,651 24.9% 2,849 18.2%

   Non-Family With Children 4 0.8% 17 0.7% 67 0.6% 17 0.6%

   Non-Family No Children 553 99.2% 2,378 99.3% 11,584 99.4% 2,832 99.4%

Educational Attainment  (2008) 100.0% 100.0% 100.0% 100.0%

Elementary or Some High School 73 1.2% 605 2.0% 3,082 3.5% 599 2.0%

High School Graduate 622 10.6% 3,111 10.5% 10,642 12.1% 3,242 10.7%

Some College or Associate Degree 1,394 23.6% 7,033 23.8% 21,342 24.4% 7,189 23.8%

Bachelor or Graduate Degree 3,806 64.6% 18,862 63.7% 52,567 60.0% 19,191 63.5%

Household Income (2008)
Est. Average Household Income $135,002 $169,518 $143,452 $163,548 

Est. Median Household Income $119,949 $128,349 $108,377 $123,920 

HH Income $0 to $9,999 28 0.9% 202 1.3% 903 1.9% 254 1.6%

HH Income $10,000 to $34,999 130 4.2% 756 5.0% 4,254 9.1% 947 6.0%

HH Income $35,000 to $49,999 205 6.6% 813 5.4% 3,941 8.4% 921 5.9%

HH Income $50,000 to $74,999 332 10.7% 1,554 10.3% 6,500 13.9% 1,728 11.0%

HH Income $75,000 to $99,999 391 12.6% 1,874 12.4% 6,130 13.1% 1,888 12.0%

HH Income $100,000 to $149,999 1,031 33.2% 4,138 27.4% 11,284 24.1% 4,250 27.1%

HH Income $150,000 or More 989 31.9% 5,774 38.2% 13,718 29.4% 5,705 36.4%
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