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DEVELOPMENT OBJECTIVES

The Issaquah Gateway project intends to fully meet the goals 
outlined in the Central Issaquah Plan (C.I.P.) by making a 
commitment to public parkland and wetlands preservation while 
providing much-needed family friendly housing. A walkable, 
urban scale street network will be established to allow safe, 
convenient circulation by all modes and promote community 
interaction. The project will meet prescribed density levels while 
remaining seamlessly integrated into its ecologically sensitive 
surroundings.

The project is situated on a gently sloping site bordered by 
I-5 to the north, Newport way to the south, and the Rowley 
Properties planned Hyla Center to the east, with views north to 
Lake Sammamish. Neighbors to the project include Arena sports, 
a veterinary clinic, and the Sammamish Point condos. The 30-
acre site is bounded at north and east edges by Class II wetlands 
and bisected by Schneider Creek. The development will preserve 
6.5 acres of the site as natural areas enabling the potential 
naturalization of Tibbets creek, and will make a significant 2.3-
acre contribution to public parkland space.

The project’s prominent location near I-90 presents a unique 
opportunity to create a gateway as drivers enter Issaquah from 
the west. To take advantage of this, two five-story residential 
buildings will front I-90, using distinctive architecture to create 
a sense of arrival and establish an urban scale for Central 
Issaquah. The project is also adjacent to Newport Way, an 
important regional cycling route and part of the Mountains to 
Sound greenway trail network. The project has the potential to 
improve access between Central Issaquah and Newport way by 
establishing a multi-use trail connection between Newport way 
and the future Hyla Crossing development site.

Development Objectives

SUMMARY:

DESIRED USE - 		  MULTIFAMILY RESIDENTIAL

ZONING - 		  VILLAGE RESIDENTIAL ZONE in C.I.P.

SITE AREA - 		  29.85 ACRES

# OF UNITS - 		  400 (670 BEDROOMS)

# PARKING SPACES- 	 264 GARAGE, 382 SURFACE (646 TOTAL) 

SITE

Newpor t  Way NW

NW Sammamish Rd

Lake Sammamish 
State Park

Cougar Mountain
Regional  Wi ld l i fe  Park

19th Ave NW
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SITE ANALYSIS
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C-RES - CONSERVANCY RESIDENTIAL - 1 DU/ 5
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SF-S - SINGLE FAMILY SUBURBAN - 4.5 DU/
SF-SL - SINGLE FAMILY SMALL LOT - 7.26 DU/
MF-M - MULTIFAMILY MEDIUM - 14.52 DU/
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Stream
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Existing Site Conditions: Photos

SITE ANALYSIS

Rowley
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Future 
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2. View west from SITE

4. View of entry from Newport Way

1. View south from I-90

3. View NORTH from site

SITE ANALYSIS
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5. View west from I-90

7. View east from I-90

SITE ANALYSIS

6. View of from Arena Sports south parking lot

8. View of from Arena Sports north parking lot
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Development Site Survey

SITE ANALYSIS

note:

see civil drawings in appendix 
for for full site survey
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SITE ANALYSIS
Existing Critical Areas
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DESIGN PROPOSAL

(Discuss 10 and 20-story buildings) 

To facilitate community connections and provide eyes on the street, 
entrances to all ground level residential units will open directly to a 
through-block corridor, a neighborhood park street, or a woonerf court. 
Upper level units in ten and twenty-unit buildings will share a common 
entrance also facing a main circulation route. Both the clubhouse and 
outdoor community space are located at the intersection of the site’s 
green through-block corridors, providing safe vehicle-free access to all 
units and further encouraging neighbor interaction.  

At the site’s northern edge, a pair of five-story, eighty-unit buildings 
abut I-90, establishing a gateway that marks the entrance to Issaquah 
from the freeway’s eastbound lanes. The eighty-unit buildings’ northern 
locations also provide a visual and acoustic barrier from the freeway 
for the rest of the site and preserve solar access for lower ten and 
twenty-unit buildings located to the south. Each building will share a 
single grade-level entry, with shared parking provided slightly below 
grade. Secure bicycle parking for eighty-unit buildings will be shared 
per building and will be located at garage level. Bermed plantings on 
the south side of each building will screen the parking areas from the 
woonerf court streetscapes, while plantings on the north side of each 
building inside the ‘L’ shape present an opportunity for additional 
landscaping and/or natural area dedication.

All residential units will share access to an iconic clubhouse located in 
front of the main entry lane to establish a sense of arrival and place for 
residents and visitors. The community clubhouse supports the family-
friendly mission of the project by serving as a social hub and activity 
center for residents and their children. All mailboxes will be centrally 
located at the clubhouse, encouraging daily social interaction.  A 
community room will be available for resident gatherings and workout 
rooms as well as an outdoor pool will create opportunities for recreation 
and play. Outdoor community space surrounding the clubhouse will 
provide a semi-private recreation area for residents, however resident 
recreation may also spill over to the adjacent parkland across the 
neighborhood loop street. 

DESIGN PROPOSAL

aerial view north from Newport way

aerial View east from I-90

ISSAQUAH GATEWAY 10.10.2014 9



Of the project site’s 30 acres, 13 acres will be developed to provide 
400 residential units across twenty buildings in 10-unit, 20-unit, and 
80-unit configurations. Residential density in developed areas will 
reach 30 units per acre, allowing the dedication of 8.8 acres to public 
parkland, wetland, and natural areas while providing the community 
with much needed family-oriented housing. A green necklace at the 
site’s periphery will leave habitat and sensitive natural areas intact, 
as well as offer opportunities for public park facilities and new 
neighborhood connections. 

A new shared-use regional path will provide pedestrian and bicycle 
access between Newport Way and the future Rowley Properties 
Hyla Crossing project to the east, offering a low-traffic alternative to 
Newport Way for users navigating the Mountains to Sound Greenway. 
Vehicular access to the site will be provided from Newport Way and 
will be aligned with the driveway of a neighboring development, 
where a new signalized intersection with full crosswalks will provide 
pedestrians and bicyclists a safe crossing of Newport Way to connect 
with the new parkland and shared use path.

The Wolff Company will be pursuing a lot boundary adjustment that 
will divide the property along Schneider Creek, minimizing impacts 
to the creek and preserving the western corner of the site for 
future development. The development will comply with all required 
setbacks, will avoid disturbance of wetland areas, and will establish 
a habitat friendly buffer at the periphery of the project.

Emergency access to the site will be provided at two locations, via 
both the main entry at Newport Way as well as through an emergency-
vehicle-only easement connecting to the Arena Sports parking lot. 
Fire code compliant hammerhead turnarounds are located at the 
northeast and northwest corners of the site, allowing full fire truck 
access from the site’s circulation network to the perimeter of both 
eighty-unit buildings abutting I-90 as well as all smaller buildings.

Opportunities and Constraints
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DESIGN PROPOSAL
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At the center of the site, a legible neighborhood park street loop encircles an urban scale 
grid of alley courts, woonerf courts and through-block corridors. Street dimensions of 
the loop street, including pedestrian areas, planting, parking spaces and drive lanes, 
will comply with C.I.P. requirements for neighborhood streets. Secondary vehicle and 
pedestrian access between residential units and the loop street will occur via woonerf 
courts. At the heart of the site, green through-block corridors will provide residents 
with direct, off-street connections to the community clubhouse amenity, as well as to 
the green necklace areas at the periphery of the project. These corridors will comply 
with C.I.P. requirements, providing a minimum twenty feet clear for plantings and a 
minimum ten-foot-wide pedestrian pathway while dividing each block into frontages 
no wider than 200 feet.

Resident parking will be located to the rear of each building in a common alley court. 
To activate neighborhood streets and woonerf courts, access between parking spaces 
and residential units will be provided via open-air passageways connecting through 
each building from the street front to the alley court behind. Alley courts are designed 
with pedestrian-scaled materials and plantings to slow vehicle speeds and to allow for 
flexible active uses as well as vehicle parking. For each two- and three-bedroom unit, a 
tandem-parking configuration will maximize space efficiency while providing residents 
with adequate parking. Parking for one-bedroom units and guests will be located along 
woonerf courts and the neighborhood street loop. Space for secure bicycle parking in 
ten and twenty-unit buildings will be provided in each building’s private garage.

DESIGN PROPOSAL

NTS

N

NE
WPO

RT
 W

AY
 N

W

P

SCHNEIDER CREEK

parkway 

Neighborhood Street

Woonerf Court*

Through-Block passage

shared use route

parking area

Common private community space 

neighborhood park

Private in-unit bike parking

Shared Bike Parking

note:
see civil drawings for technical information 
for circulation and street design

* proposed non-standard circulation facility 
type to comply with 6.2.c.

Site Circulation

Through-block Passage Neighborhood Street
Varies, 20’ min. 

Community Center

EMERGENCY 
VEHICLE 
ENTRY

CONNECTION TO
19TH AVE NW

TRAILHEAD / OVERLOOK

MAIN ENTRY
Potential trail connection 
to future development
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Architectural Character

Simple, patterned facades Orthogonal patterning

The proposed architectural character will take its inspiration 
from the rich agricultural history of the Issaquah lowlands.  A 
contemporary interpretation of a farm house vernacular will 
be employed by the use of some of the traditional textures 
and the very simplified building masses common to that 
building type.  

The use of multiple textures and colors on each building will 
help to modulate and reduce the scale of the larger building 
masses. A kit of parts will be created to provide a consistent 
palette of materials and building elements that will appear 
throughout the project.  By using these various pieces in 
slightly different ways on each of the building types we will 
create a pedestrian experience that is both fresh and full of 
variety. 

The relationship of the buildings to their surrounding spaces 
has been carefully considered. The concept is to create a 
series of outdoor rooms formed by the buildings surrounding 
the spaces.  This concept is also consistent with the traditional 
farm house vernacular and with the idea of an urban village.

DESIGN PROPOSAL
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Community spaces

Entry experience

DESIGN PROPOSAL
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DESIGN PROPOSAL
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Tree Preservation Concept
All healthy trees in buffers and setbacks will be maintained. 

NTS

N0’           50’         100’

N

Landscape Narrative
Human scale and walkablility is emphasized throughout the 
neighborhood. The pedestrian experience, open spaces and 
planting design will complement the overall vision for creating 
an urban, walkable community. Large canopy street trees will 
adorn the main loop road, providing an inviting urban scale for 
residents and visitors. Accent columnar and flowering trees 
along will emphasize the pedestrian greenways, providing year-
round interest. The site provides for a variety of open spaces that 
include a larger public park, a Community Center and central 
green as the focal point to the community, informal seating 
areas along the pedestrian greenways, and flexible, shared uses 
within the woonerf courts. Resident parking is tucked behind 
the buildings with architectural trellis elements framing their 
entries to maintain a green, human front. The woonerf courts 
at the edges will include textured paving and canopy trees set 
within an urban rhythm to allow for flexibility in use as both 
parking and neighborhood gatherings. Residential unit patios 
along the street edge will activate the streetscape, promote a 
sense of community and enhance safety.

IN
TE

RS
TA

TE
 9

0

SAMMAMISH
POINTE 
CONDOS

ARENA SPORTS

1

5

5

ISSAQUAH GATEWAY 11.26.2014 14
REVISION 1



Landscape Precedents

DESIGN PROPOSAL

Woonerf Court Woonerf Court Woonerf Court

Ambient Lighting in Alley Courtyard Alley Courtyard Through-block Passage

Neighborhood Street Rain Garden Community Park Community Park

1 11 2

2 3 44

5 55

Alley Courtyard

Through-block Passage

Woonerf Court5
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DESIGN PROPOSAL

Al ley Cour t

1
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DESIGN PROPOSAL
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DESIGN PROPOSAL
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DESIGN PROPOSAL

0’           100’       200’ N

Neighborhood Park

Trailhead

Play Field

Rockery Walls

Natural Play

Neighborhood Park
May provide the following:
•	 Active play field 
•	 Playground or natural play area
•	 Shared use pathway - Connected to 

nature
•	 Focal point of the community
•	 Integrated into the community with 

strong pedestrian connections 
•	 Units fronting the park
•	 Trailhead with interpretive signage
•	 Engage all ages

Private Common Community Space
•	 Community gathering space
•	 Active recreation
•	 Plaza/courtyard
•	 Passive recreation
•	 Centrally located focal point
•	 Pedestrian connectivity
•	 Engage all ages

Through-block Corridors
•	 Interconnected pedestrian routes
•	 Landscaped to create pleasing 

pedestrian experience
•	 Front doors face corridors to create 

an inviting, active space
•	 Terminus points of corridors are 

the Neighborhood Park, entrance 
courtyards, and the community 
center

Wetlands and Buffers
•	 Access to nature
•	 Interpretive opportunities

Shared Use Trail
•	 Connectivity through site
•	 Access to nature
•	 Interpretive opportunities
•	 Pet walking amenity

Neighborhood Park

Wetlands & buffers

Private common 
community space

Through-block corridors
Shared Use Path

Project 
Entry
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Shared Use Pathway - Surface 
construction deferred until Tib-
betts creek improvement enabling 
crossing and connection to Rowley 
property and the Mountains to 
Sound trail

Potential
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(25x40 yds.)
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Specialized Field Turf 
by others
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field area by Wolff

Grass seeding by Wolff
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DESIGN PROPOSAL
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96,765 SF

EXCLUDED AREA
PARK

22,072 SF

EXCLUDED AREA
ARENA SPORTS BUFFER

53,783 SF

EXCLUDED AREA
SCHNEIDER CREEK BUFFER

35,851 SF

EXCLUDED AREA
I-90 BUFFER555,892 SF

MODIFIED SITE AREA
DEVELOPMENT AREA

- SITE AREA -
MODIFIED SITE AREA
DEVELOPMENT AREA 555,892 SF

555,892 SF
EXCLUDED AREA
ARENA SPORTS BUFFER 22,072 SF
I-90 BUFFER 35,851 SF
PARK 96,765 SF
SCHNEIDER CREEK BUFFER 53,783 SF

208,471 SF
764,363 SF

0 50' 100' 200'

1" = 100'-0"

FAR = GROSS FLOOR AREA PER IMC
DEVELOPMENT AREA

429,045 SF
555,892 SF =  = 77.2%

TOTAL EXCLUDED AREA
TOTAL SITE AREA

*SEE 'DETAILED FAR CALCS AND
DIAGRAM' SHEETS FOR GROSS FLOOR
AREA CALCULATION AND DIAGRAM

Floor Area Ratio

DESIGN PROPOSAL

The development will meet the prescribed density 
level of 0.75 FAR as outlined in the C.I.P. The 
western portion of the property reserved for future 
development is not included in FAR calculations due 
to planned lot boundary line adjustment.

ISSAQUAH GATEWAY 11.26.2014 21
REVISION 1



community space

DESIGN PROPOSAL

48 GROUND FLOOR UNITS
WITH MINIMUM 48 SF PER
UNIT = 2,304 SF
MIN DIMENSIONS 6'x8'

FIRE LANE

COMMUNITY
CENTER

BLDG 1
TYPE B

BLDG 2
TYPE A

BLDG 3
TYPE B

BLDG 4
TYPE B

BLDG 5
TYPE C

BLDG 6
TYPE C

BLDG 7
TYPE C

BLDG 8
TYPE C

BLDG 9
TYPE C

BLDG 14
TYPE C

BLDG 10
TYPE A

BLDG 11
TYPE A

BLDG 12
TYPE A

BLDG 13
TYPE A

BLDG 15
TYPE B

BLDG 16
TYPE B

BLDG 17
TYPE A

BLDG 18
TYPE B

BLDG 19
TYPE D

BLDG 20
TYPE D

FIRE LANE

FI
R

E 
LA

NE

COMMUNITY CENTER =
APPROXIMATELY 6,000 SF
INTERIOR COMMON PRIVATE
COMMUNITY SPACE

COMMUNITY CENTER = 15,066 SF
OUTDOOR PRIVATE COMMUNITY
SPACE

COMMUNITY SPACE REQUIRED PER CIP 7.3
48 SF PER UNIT * 400 UNITS = 19,200 SF REQUIRED

COMMUNITY SPACE PROVIDED
15,066 + 6,000 + 2,304 = 23,370 SF*

*BALCONIES MAY BE PROVIDED AT UPPER FLOOR UNITS.
SQUARE FOOTAGE AND DIMENSIONS TO BE DETERMINED AND
ARE NOT INCLUDED IN THIS TOTAL.  IF PROVIDED IT WILL BE IN
ADDITION TO THE COMMUNITY SPACE ILLUSTRATED IN
 THIS DIAGRAM
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DESIGN PROPOSAL
Vehicular Parking
Parking will be provided at a ratio of 1.74 parking 
spaces per unit. Parking is provided with a mixture 
of on-street, courtyard, private-garage and shared-
garage configurations. Two- and three-bedroom 
units will be provided with tandem parking spaces to 
minimize parking footprint. In eighty-unit buildings, 
parking will be provided in a common garage and 
will be partially below grade to reduce visual impact 
from the street.

A traffic study is underway to determine impacts of 
added vehicle trips on the surrounding transportation 
network including Newport Way. To mitigate those 
impacts, a new traffic signal on Newport Way with 
widened turn lanes will be provided and the street’s 
existing bicycle and pedestrian facilities will be 
maintained or improved within the project vicinity.
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DESIGN PROPOSAL
Quantities

Description Type Singles Tandems* TOTAL 1 BEDS: MIN 1 STALL PER UNIT MAX 1.25 PER UNIT*
Garage 178 178 222.5
Private Garage Standard 126 TOTAL 2/3 BEDS: MIN 1 STALL PER UNIT MAX 2 STALLS PER UNIT*
Shared Garage Compact 62 222 222 444
Shared Garage Compact 28 TOTALS: 400 666.5
Shared Garage Barrier Free 4 PROPOSED TOTAL STALLS 545
Shared Garage Standard 16
Shared Garage 28 435
Total Garage Vehicles 82 182 *MAXIMUM APPLIES TO SURFACE PARKING ONLY
Street Parking
90 Degree Street Parking Barrier Free 18 1 PER 36 REQUIRED AUTOMOBILE SPACES
90 Degree Street Parking Compact 145 AUTOMOBILE STALLS REQUIRED: 400
90 Degree Street Parking Compact 126 MOTORCYCLE STALLS REQUIRED: 400/36 11.11
90 Degree Street Parking Standard 56 MOTORCYCLE STALLS PROVIDED: 20
Parallel Parking Standard 90
Total Street Vehicles 309 126
Grand Totals 391 308 PER CIP 8.11 BIKE PARKING REQUIRED PER BED: 0.15
Total Tandems* Provided (2 vehicles count as one stall) 308/2: 154 TOTAL BEDROOMS: 670
Max Allowed Tandems is 50% Total Stalls 273 TOTAL BIKE PARKING REQUIRED: 101
Total Stalls Provided in development TOTAL BIKE PARKING PROVIDED (BY BUILDING TYPE) 
Total Vehicles Accomodated in development BLDG TYPE A (6) 1 BIKE PER UNIT 10
*A single tandem space accomodates two vehicles BLDG TYPE B (6) 1 BIKE PER UNIT 10

BLDG TYPE C (6) 1 BIKE PER UNIT 20
BLDG TYPE D (2) .15 PER BEDROOM 18

REQUIRED ADA 2% OF TOTAL 2% 699 14.0 TOTAL BIKE PARKING ON SITE 276
1 IN 6 OF TOTAL ADA REQUIRED TO BE VAN 3
PROVIDED ADA 22 LOADING STALLS REQUIRED PER CIP 8.16: 2
PROVIDED VAN 4 LOADING STALLS PROVIDED: 2

REQUIRED ADA PARKING 

MOTORCYCLE SPACES REQUIRED PER CIP 8.12

BIKE PARKING REQUIRED:

ON PARKING COUNT CHART
PROPOSED SURFACE PARKING AS SHOWN 

VEHICLE PARKING COUNT

545
699

PARKING TYPES REQUIRED / PROVIDED
BUILDING TYPE A 1 BDRM 2 BDRM 3 BDRM TOTAL
BUILDING NUMBERS:  2, 10, 11, 12, 13, 17
FLOOR 1 1 1 0
FLOOR 2 2 1 1
FLOOR 3 2 1 1
TOTAL UNITS PER BLDG 5 3 2 10
NUMBER OF TYPE A BUILDINGS 6 30 18 12 60
BUILDING TYPE B 1 BDRM 2 BDRM 3 BDRM
BUILDING NUMBERS: 1, 3, 4, 15, 16, 18
FLOOR 1 0 2 0
FLOOR 2 0 3 1
FLOOR 3 0 3 1
TOTAL UNITS PER BLDG 0 8 2 10
NUMBER OF TYPE B BUILDINGS 6 0 48 12 60
BUILDING TYPE C 1 BDRM 2 BDRM 3 BDRM
BUILDING NUMBERS: 5, 6, 7, 8, 9, 14
FLOOR 1 2 2 0
FLOOR 2 4 2 2
FLOOR 3 4 2 2
TOTAL UNITS PER BLDG 10 6 4 20
NUMBER OF TYPE C BUILDINGS 6 60 36 24 120
BUILDING TYPE D 1 BDRM 2 BDRM 3 BDRM
BUILDING NUMBERS:  19, 20
FLOOR 1 0 0 0
FLOOR 2 11 9 0
FLOOR 3 11 9 0
FLOOR 4 11 9 0
FLOOR 5 11 9 0
TOTAL UNITS PER BLDG 44 36 0 80
NUMBER OF TYPE D BUILDINGS 2 88 72 0 160

TOTAL NUMBER OF BUILDINGS 20
TOTAL NUMBER OF UNITS: 178 174 48 400

45% 44% 12% 100%

TOTAL NUMBER OF BEDROOMS: 178 348 144 = 670

UNIT COUNT AND MIX

2
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COMBINED BLDG 15&16
GARBAGE = 4 cu yd (3.8)
RECYCLING = 4 cu yd (3.8)
FOOD/YARD = 3 cu yd (2.6)
22'x6' ENCLOSURE

COMBINED BLDG 17&18
GARBAGE = 4 cu yd (3.5)
RECYCLING = 4 cu yd (3.5)
FOOD/YARD = 3 cu yd (2.4)
22'x6' ENCLOSURE

COMBINED BLDG 9,10,&11
GARBAGE = 8 cu yd (6.5)
RECYCLING = 8 cu yd (6.5)
FOOD/YARD = 6 cu yd (4.4)
22'x8' ENCLOSURE

COMBINED BLDG 12,13,&14
GARBAGE = 8 cu yd (6.5)
RECYCLING = 8 cu yd (6.5)
FOOD/YARD = 6 cu yd (4.4)
22'x8' ENCLOSURE

COMBINED BLDG 7&8
GARBAGE = 8 cu yd (6.6)
RECYCLING = 8 cu yd (6.6)
FOOD/YARD = 6 cu yd (4.4)
22'x8' ENCLOSURE

COMBINED BLDG 5&6
GARBAGE = 8 cu yd (6.6)
RECYCLING = 8 cu yd (6.6)
FOOD/YARD = 6 cu yd (4.4)
22'x8' ENCLOSURE

COMBINED BLDG 3&4
GARBAGE = 4 cu yd (3.8)
RECYCLING = 4 cu yd (3.8)
FOOD/YARD = 3 cu yd (2.6)
22'x6' ENCLOSURE

COMBINED BLDG 1&2
GARBAGE = 4 cu yd (3.5)
RECYCLING = 4 cu yd (3.5)
FOOD/YARD = 3 cu yd (2.4)
22'x6' ENCLOSURE

BLDG 19
GARBAGE = 2 each x 8 cu yd (12.9)
RECYCLING = 2 each x 8 cu yd (12.9)
FOOD/YARD = 3 each x 3 cu yd (8.6)
2 ENCLOSURES AT 22'x10' EACH

BLDG 20
GARBAGE = 2 each x 8 cu yd (12.9)
RECYCLING = 2 each x 8 cu yd (12.9)
FOOD/YARD = 3 each x 3 cu yd (8.6)
2 ENCLOSURES AT 22'x10' EACH

COMMUNITY CENTER
GARBAGE = 3 cu yd (2.63)
RECYCLING = 3 cu yd (2.63)
FOOD/YARD = 1.5 cu yd (1.75)
18'x8' ENCLOSURE
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Solid Waste Storage
Trash, Recycling and Compost facilities will be located adjacent to each 
building near the neighborhood street loop, with access from the alley 
court. Enclosures will be provided and screening will minimize the 
visual impact of these structures on street character. No enclosure will 
be located more than 250 feet away from any unit it serves.

DESIGN PROPOSAL

1 Beds 2-3 Beds Total cu yd Weekly Food / Yard Recycling Garbage
cu yd cu yd per Building Pickup Waste

per month per month per month
1.5 2 0.25 25.00% 37.50% 37.50%

BUILDING TYPE A 7.5 10 17.5 4.375 1.1 1.6 1.6
1 BEDROOMS = 5
2 BEDROOMS = 3
3 BEDROOMS = 2
BUILDING TYPE B 0 20 20 5 1.3 1.9 1.9
1 BEDROOMS = 0
2 BEDROOMS = 8
3 BEDROOMS = 2
BUILDING TYPE C 15 20 35 8.75 2.2 3.3 3.3
1 BEDROOMS = 10
2 BEDROOMS = 6
3 BEDROOMS = 4
BUILDING TYPE D 66 72 138 34.5 8.6 12.9 12.9
1 BEDROOMS = 44
2 BEDROOMS = 36
3 BEDROOMS = 0

SOLID WASTE REQUIREMENTS - PER CIP GUIDELINES
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FIRE TRUCK ACCESS ROUTE
20' MIN LANE WIDTH AND
25' MIN RADIUS CORNERS
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DESIGN PROPOSAL

Fire Access Diagram
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Proposed Grading Plan

DESIGN PROPOSAL

The proposed grading attempts to minimize and balance the 
cuts and fills onsite. The site will be gently graded to provide 
a pedestrian-friendly environment while providing functional 
building-to-roadway relationships. The design attempts to minimize 
the placement of additional fill above locations with underlying peat 
soils, while keeping the site above shallow groundwater, Schneider 
Creek and the I-90 ditch.

For drainage, a uniform drainage path will be created, generally from 
south to north, providing safe overflow paths during high rainfall 
events. Stormwater detention will be provided within below-garage 
vaults.  The detained outflows will be filtered through two, large 
water quality treatment structures, and then pumped and dispersed 
into Schneider Creek, the natural point of discharge. Stormwater 
Detention and Water Quality Treatment will be per the required 
standards to protect Schneider Creek and Lake Sammamish.

Grading and Drainage
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Proposed Utilities Plan

DESIGN PROPOSAL

Water for fireflow and domestic use will be acquired from the 
existing City of Issaquah water system. A robust, looped water 
system will be developed onsite, and will connect at three locations 
to the existing perimeter water system.  Proposed connection points 
are at the main entry from Newport Way, the northwest corner of 
the Arena Sports facility; and, the southwest parking area of the 
Arena Sports facility. Water mains will be sized to provide adequate 
fireflow to the site. Fire sprinkler systems will be incorporated into 
the building designs, as required by City of Issaquah code.

Public sewers will be constructed throughout the site to serve each 
building. A main line sewer will be extended to the east, along NW 
Poplar Way, to connect to an existing Metro sewer manhole, just 
east of Tibbetts Creek.

Water and Sewer
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Proposed Utilities Detail

DESIGN PROPOSAL
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DESIGN PROPOSAL
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APPENDIX
Legal Description
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APPENDIX
Detailed FAR Calculations - ground level

2,492 SF

BLDG 16
TYPE B

1,145 SF

BLDG 16
GARAGE AREA

1,067 SF

BLDG 16
GARAGE AREA

18,367 SF

BLDG 19
GARAGE AREA

1,054 SF

BLDG 20
TYPE D

18,367 SF

BLDG 20
GARAGE AREA

2,492 SF

BLDG 18
TYPE B

1,067 SF

BLDG 18
GARAGE AREA

1,145 SF

BLDG 18
GARAGE AREA

1,142 SF

BLDG 17
GARAGE AREA

771 SF

BLDG 17
GARAGE AREA

2,234 SF

BLDG 17
TYPE A

4,152 SF

BLDG 14
TYPE C

1,071 SF

BLDG 14
GARAGE AREA

1,396 SF

BLDG 14
GARAGE AREA

1,071 SF

BLDG 14
GARAGE AREA

190 SF

BLDG 20
TYPE D

271 SF

BLDG 20
TYPE D

509 SF

BLDG 20
TYPE D

407 SF

BLDG 20
TYPE D

190 SF

BLDG 20
TYPE D

326 SF

BLDG 20
TYPE D

271 SF

BLDG 19
TYPE D

190 SF

BLDG 19
TYPE D

509 SF

BLDG 19
TYPE D

- F.A.R. AREA -

LEVEL AREA # UNITS
BLDG 5
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 6
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 7
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 8
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 9
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 14
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
120,716 SF 120

TYPE D
BLDG 19
LEVEL 1 1,054 SF 0
LEVEL 1 271 SF 0
LEVEL 1 190 SF 0
LEVEL 1 509 SF 0
LEVEL 1 407 SF 0
LEVEL 1 190 SF 0
LEVEL 1 326 SF 0
LEVEL 2 19,900 SF 20
LEVEL 3 19,900 SF 20
LEVEL 4 19,900 SF 20
LEVEL 5 19,900 SF 20

82,548 SF 80
BLDG 20
LEVEL 1 1,054 SF 0
LEVEL 1 190 SF 0
LEVEL 1 271 SF 0
LEVEL 1 509 SF 0
LEVEL 1 407 SF 0
LEVEL 1 190 SF 0
LEVEL 1 326 SF 0
LEVEL 2 19,900 SF 20
LEVEL 3 19,900 SF 20
LEVEL 4 19,900 SF 20
LEVEL 5 19,900 SF 20

82,548 SF 80
165,095 SF 160

Grand total: 77 429,045 SF 400

- F.A.R. AREA -

LEVEL AREA # UNITS
-
COMMUNITY CENTER
LEVEL 1 4,809 SF 0

4,809 SF 0
4,809 SF 0

TYPE A
BLDG 2
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 10
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 11
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 12
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 13
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 17
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
64,417 SF 60

TYPE B
BLDG 1
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 3
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 4
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 15
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 16
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 18
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
74,008 SF 60

TYPE C

0 20' 40' 80'

1"= 40'-0'
PLAN IS REPRESENTATIVE OF GROSS FLOOR AREA FOR EACH BUILDING TYPE AT LEVEL 1 AS CALCULTAED FOR FAR
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2,492 SF

BLDG 16
TYPE B

1,145 SF

BLDG 16
GARAGE AREA

1,067 SF

BLDG 16
GARAGE AREA

18,367 SF

BLDG 19
GARAGE AREA

1,054 SF

BLDG 20
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18,367 SF

BLDG 20
GARAGE AREA

2,492 SF
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GARAGE AREA

1,145 SF
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BLDG 17
GARAGE AREA

771 SF

BLDG 17
GARAGE AREA

2,234 SF

BLDG 17
TYPE A

4,152 SF

BLDG 14
TYPE C

1,071 SF

BLDG 14
GARAGE AREA

1,396 SF

BLDG 14
GARAGE AREA

1,071 SF

BLDG 14
GARAGE AREA

190 SF

BLDG 20
TYPE D

271 SF

BLDG 20
TYPE D

509 SF

BLDG 20
TYPE D

407 SF

BLDG 20
TYPE D

190 SF

BLDG 20
TYPE D

326 SF

BLDG 20
TYPE D

271 SF

BLDG 19
TYPE D

190 SF

BLDG 19
TYPE D

509 SF

BLDG 19
TYPE D

- F.A.R. AREA -

LEVEL AREA # UNITS
BLDG 5
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 6
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 7
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 8
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 9
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
BLDG 14
LEVEL 1 4,152 SF 4
LEVEL 2 7,984 SF 8
LEVEL 3 7,984 SF 8

20,119 SF 20
120,716 SF 120

TYPE D
BLDG 19
LEVEL 1 1,054 SF 0
LEVEL 1 271 SF 0
LEVEL 1 190 SF 0
LEVEL 1 509 SF 0
LEVEL 1 407 SF 0
LEVEL 1 190 SF 0
LEVEL 1 326 SF 0
LEVEL 2 19,900 SF 20
LEVEL 3 19,900 SF 20
LEVEL 4 19,900 SF 20
LEVEL 5 19,900 SF 20

82,548 SF 80
BLDG 20
LEVEL 1 1,054 SF 0
LEVEL 1 190 SF 0
LEVEL 1 271 SF 0
LEVEL 1 509 SF 0
LEVEL 1 407 SF 0
LEVEL 1 190 SF 0
LEVEL 1 326 SF 0
LEVEL 2 19,900 SF 20
LEVEL 3 19,900 SF 20
LEVEL 4 19,900 SF 20
LEVEL 5 19,900 SF 20

82,548 SF 80
165,095 SF 160

Grand total: 77 429,045 SF 400

- F.A.R. AREA -

LEVEL AREA # UNITS
-
COMMUNITY CENTER
LEVEL 1 4,809 SF 0

4,809 SF 0
4,809 SF 0

TYPE A
BLDG 2
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 10
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 11
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 12
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 13
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
BLDG 17
LEVEL 1 2,234 SF 2
LEVEL 2 4,251 SF 4
LEVEL 3 4,251 SF 4

10,736 SF 10
64,417 SF 60

TYPE B
BLDG 1
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 3
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 4
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 15
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 16
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
BLDG 18
LEVEL 1 2,492 SF 2
LEVEL 2 4,921 SF 4
LEVEL 3 4,921 SF 4

12,335 SF 10
74,008 SF 60

TYPE C

0 20' 40' 80'

1"= 40'-0'
PLAN IS REPRESENTATIVE OF GROSS FLOOR AREA FOR EACH BUILDING TYPE AT LEVEL 1 AS CALCULTAED FOR FAR

APPENDIX
Detailed FAR Calculations - levels 2+

4,921 SF

BLDG 16
TYPE B

7,984 SF

BLDG 14
TYPE C

19,900 SF

BLDG 20
TYPE D

4,921 SF

BLDG 18
TYPE B

4,251 SF

BLDG 17
TYPE A

19,900 SF

BLDG 19
TYPE D

0 20' 40' 80'

1"= 40'-0'
PLAN IS REPRESENTATIVE OF GROSS FLOOR AREA FOR EACH BUILDING TYPE AS CALCULTAED FOR FAR
BLDG TYPE A,B,C LEVELS 2-3
BLDG TYPE D LEVELS 2-5
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APPENDIX

The new access intersection onto Newport Way will be aligned 
with the existing access on the south side of the street.  It is 
anticipated to be signalized and will include new crosswalks on all 
approaches to safely accommodate pedestrian movements and 
crossings with new push buttons and pedestrian signal heads.  
Newport Way will also be widened to add a turn lanes and a 
bicycle lane along the property frontage. 

Newport Way Improvements
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APPENDIX
Building Height Interpretation

ENLARGED SITE PLAN* TYPICAL SECTION AT 5-STORY BUILDINGS* 

The applicant would like to request an interpretation of the method for 
determing average grade as described in  IMC Chapter 18, Appendix 
1A. 

1. Due to geotechnical ground conditions, poor soil and the need to 
accomodate stormwater management and street design, the entire 
site will be regraded prior to building construction. This means the 
existing grade will not be evident or relevant after the site grading is 
complete. 

2. Whereas 19 of the site’s 21 buildings are well below the height limit, 
only two buildings near I-90 are impacted by the height maxium.

3. To meet minimum density and stormwater requirements, retention 
vaults will be located underneath parking garages in both five-story 
buildings. Because the site’s high water table limits how low garage 
facilities can be located, the maximum height measured from existing 
grade would not be enough to accomodate the current design. 

4. CIP goals require that development at this site estabilsh a strong 
sense of place and arrival by creating an prominent gateway visible 
from eastbound I-90. While flat roofs at these buildings would comply 
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with a conservative intepretation, we feel that pitched roofs will add 
architectural interest and reinforce these buildings as architectural 
beacons marking the western entry to Central Issaquah. Given these 
circumstances, we propose that the director allow average grade 
to be calculated using finished grade elevations rather than grades 
currently existing on the site. 

CIP Table 4.4  Footnote 3: 
“Base height may increase to 54 feet to accommodate additional first 
floor height such as for Retail and Service uses (at least 15 feet tall) or 
Office entrance lobbies or underbuilding parking.”

IMC Chapter 18, Appendix 1a: 
“How to determine average grade:*

[...] Show points on the drawing every ten (10) feet around the building 
footprint. For each point, provide spot elevations of the topography 
either as it exists today or as proposed, whichever is lower.”
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