
 

AGENDA 

Development Commission 

7:00 PM - Wednesday, September 2, 2015 

Council Chambers, 135 East Sunset Way, Issaquah WA 
 

 
Page  

  

1. CALL TO ORDER 7:00 PM 
 

3 
 

a) Commission Membership   
 

  

2. APPROVAL OF MINUTES 7:05 PM 
 

5 - 15 
 

a) Meeting Minutes from August 5, 2015   
 

  

3. AGENDA ITEMS  7:10 PM 
 

17 - 125 
 

a) PUBLIC HEARING: Fieldstone Memory 

Care 

Presented by: 

Jennifer R Woods, Associate Planner  

 

 

  

4. OTHER BUSINESS / ANNOUNCEMENTS 8:45 PM 
 

  

5. ADJOURNMENT 9:00 PM 
 

  

  INQUIRIES 

Please contact Kathe Geyer (425) 837-3100 or 

kathleeng@issaquahwa.gov. 

_____________________ 

  

Meeting room is wheelchair accessible. American 

Disability Act (ADA) accommodations available 

upon request. Please phone (425) 837-3000 at 

least two business days in advance. 

  

Note: Times listed for meeting topics are 

approximate and items are subject to being shifted 

from the original order. 
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Development 

 
About 
Created in 1983, this commission reviews all land use actions 

requiring a Level 3 review. The Commission further serves as an 

advisory board to the City Council on land use actions requiring 

council approval (Level 5 review). 

 

The appearance of fairness doctrine prohibits Development 

Commission members and City Council members from discussing 

the merit of specific land use development applications outside of 

the formal public meeting process. Citizens, however, may discuss 

any issue with the City’s Development Services Department. 

Written comments are also welcome. 

 

Membership 

The Development Commission is comprised of seven regular 

members, with four-year terms; and several alternates, with two-

year terms. All members are appointed by the Mayor and subject 

to confirmation by the City Council. Terms expire April 30 of the 

year listed. For more information, see IMC 18.03.  

 Contacts 
 
Staff Liaison  
Christopher Wright, Project 
Oversight Manager  

Email 
 
Regular Members 
2016 – Melvin Morgan, Jr.  
2016 – Carl Swedberg 
2018 – Essie Hicks 
2018 – Raymond Leong 
2018 – Richard Sowa 

2019 – Michael Brennan 

2019 – Randolph Harrison 
 
Alternate Members 
2016 – Vacant 
2016 – Vacant 
2017 – Vacant 
2017 – TJ Ginthner 
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CITY OF ISSAQUAH 

DEVELOPMENT COMMISSION 
MINUTES 

 
August 5, 2015 

 
City Hall South      135 E. Sunset Way 
Council Chambers      Issaquah, WA 98027 
 
COMMISSIONERS PRESENT STAFF PRESENT 
Randy Harrison, Chair 
Michael Brennan 
TJ Ginthner, Alt. 
Essie Hicks 
Raymond Leong 
Melvin Morgan, Jr. 
Richard Sowa 
Carl Swedberg 

Amy Tarce, Senior Planner 
Christopher Wright, Project Oversight Manager 
Lucy Sloman, Land Development Manager 
Doug Schepp, Project Engineer/Consultant 

    
CALL TO ORDER 
HARRISON, Chair, called the meeting to order at 7:01 PM. He explained the purpose of tonight’s 
meeting and the agenda for the meeting, including the opportunity for public comment. He 
encouraged audience members to sign up on the sign-up sheet if they wish to speak, and to 
identify themselves when speaking. HARRISON asked that speakers limit their comments to five 
minutes. 
 
APPROVAL OF MINUTES 
MOVED BY MORGAN, SECONDED BY SOWA that minutes of the Development Commission 
meeting on June 24, 2015 be approved as amended. MOTION CARRIED UNANIMOUSLY. 
 
PUBLIC HEARING: Issaquah Gateway Apartments 
 

Seeking approval of SDP15-00002, Issaquah Gateway Apartments, for a multi-family 
residential development consisting of 400 stacked apartment units on 29.85 acres; 
consisting of 16 three-story buildings and two five-story buildings with four floors of 
residential units and garage parking on the ground floors, located at 2290 Newport 
Way NW. 

 
Staff Presentation 
Amy Tarce made staff’s presentation. She said tonight is the first of two public hearings on the 
Gateway Apartments project before the Development Commission, and said her goal tonight is to 
introduce the project and provide an opportunity to ask questions and solicit comments. No final 
decision will be made by the Commission on the project tonight. 
 
She continued that the Administration has determined that the project is generally compliant with 
the Site Development Permit, with some conditions. She continued her remarks on the application, 
focusing on three themes: connectivity, quality open spaces, and placemaking. She noted that the 
Notice of SEPA Determination was published on July 30, 2015 and the comment and appeal 
period ends August 20, 2015. She also referred to the citywide road and crosswalk safety studies 
that are under way concurrently with this project application. 
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She described the location of the project and the surrounding parcels, and showed it on a site map. 
She said it is located in the Western Gateway subarea of the Central Issaquah District, and read 
the Western Gateway mission from the Central Issaquah Plan. She continued with more 
description of the proposed Gateway Apartments, as given in detail in the staff report beginning on 
page 3 of 83. She said phase two of this project, which is not part of this project, will be presented 
to the Development Commission at a later date. She showed photos of the existing conditions of 
the project site, including views from the site. 
 
She said the Administration has determined that the proposed project meets the required zoning 
district standards, as shown on page 10 of 83. She described the proposed Administrative 
Adjustment to the building height requirement for this project, which will require a decision by the 
Council. She continued her remarks about the land use and zoning (VR—Village Residential) of 
the property and the properties surrounding it. 
 
She described the comments received to date from the public, which are included in the agenda 
packet. She explained a graph of the density per acre of the proposed Gateway Apartments and 
the nearby Sammamish Pointe Condos, Spyglass Hill Condos, and Bentley House apartments. 
 
She continued her presentation with a description of how the following project elements meet the 
requirement of the Central Issaquah Plan:  

 how the circulation facilities will function;  

 how the proposal fits into the regional roadway network;  

 where two types of community spaces will be located, including significant spaces (a 
voluntarily included new neighborhood park, and a required shared-use route) and required 
(private) community spaces. 

 
She showed drawings and renderings of what the apartment buildings would look like, including 
how the development would integrate into nearby green spaces and the I-90 green edge of the 
property. She discussed the natural edges (wetlands and stream buffers) on the western edge of 
the property, including enhancements to the buffer. She said all the edges of the property have 
some green spaces or green edges that are integrated with the specific property and the 
surrounding property in general. 
 
She continued with a diagram of how the circulation facilities and open spaces work together to 
connect the property with existing features outside the property, such as bike lanes, as well as the 
new features proposed as a result of the project. She briefly explained how phase two of the 
project would contribute to these features. She showed more views from the site of the surrounding 
natural areas. 
 
She discussed elements of the urban streetscape in the application, including the inclusion of 
streetwalls; examples of architectural elements that would be acceptable to meet the build-to line; 
ground-floor treatment of the buildings; pedestrian comfort and safety; screened parking; and 
modulation and articulation in support of pedestrian-scaled buildings, including early-stage 
drawings. She referred to the 91 conditions the Administration has recommended on these 
elements in the project application, as outlined in more detail in the staff report. 
 
She concluded her presentation with next steps, leading to a tentatively scheduled decision by the 
Development Commission at its next meeting on August 26, 2015. She also provided two 
corrections to the information given in the agenda packet, on page 55 and on Condition 6. She also 
noted three more comments from the public were received since the packet was distributed 
(Comment 9, 10, and 11) and distributed them to the Commission and for the record. 
 

Page 6 of 125



Development Commission 
08-05-15 

 
Applicant Comments 
Greg Van Patten, The Wolff Company, 911 East Pike Street, Suite 310, Seattle, developer of the 
Gateway Apartments project, gave background about his third-generation business and its deep 
roots in the Northwest and Spokane specifically. He said this will be the tenth development Wolff 
has taken on in this region; those projects are in various stages of development and construction. 
He said we pride ourselves on being a high-quality, thoughtful developer, and we are excited to be 
part of the Issaquah community. 
 
Matt Roewe, VIA Architects, 1809 7th Ave., Suite 800, Seattle, introduced the rest of the design 
team. He discussed the guiding principles and goals of the Central Issaquah Plan, which are key to 
what we are doing with this project; namely, community, connectivity, environment, and growth. He 
noted the project is not mixed use, just residential, and will create a real neighborhood and provide 
much-needed rental housing in the Issaquah community. He gave additional details about the site 
from his perspective, including the proximity of I-90, the “gateway” nature of the site, and the way it 
is bounded on both sides by creeks and wetlands.  
 
He showed a diagram of the site and showed the surrounding natural features and existing 
development. He noted where significant trees and property will be left as pristine and untouched 
as possible, and where connections will be made to increase connectivity within the site. He 
continued with a discussion of the site opportunities and constraints, noting that the development 
will only take place on about half of the total site. He showed images including an aerial image of 
how the buildings will be organized on the site; a diagram where community space will be located 
within and adjacent to the development; where enhancements will be made to the buffer and 
critical areas, including restoration; an image of how a boardwalk will connect the property to the 
Rowley development; a diagram of the proposed neighborhood park, to be developed with the 
City’s Parks Department; and a site plan for the proposed interior community space targeted for 
the apartment tenants.  
 
He discussed the challenges of developing parking on the site, and the efforts made to minimize 
the impact on the neighborhood street. He showed images of how parking will be screened by 
fences and trellises as well as landscaping. He noted the proposal has 64 percent impervious 
surface, well within the requirement, and explained how the parking design helped reduce the 
amount of parking required for the project. He showed a new rendering of the Village Green, a 
family-friendly open space for tenants, with entrances at ground level to the apartment buildings. 
He continued with remarks on the architecture of the project, including that the project inspiration 
was derived from the early character of Issaquah, including its agricultural history. He showed 
examples of the community clubhouse and how the character he just described would be carried 
forward to that building. He continued another architectural inspiration is Scandinavian villages, 
particularly the use of color to avoid monotony and differentiate buildings in a restrained way. He 
showed renderings of building design details, including entrances, berming to screen parking, and 
a color board. 
 
He discussed the issue of seeking an adjustment to the building height restriction, and his hope 
that a change can be approved to allow the use of pitched roofs in the design rather than flat roofs. 
He showed more graphics of the site views and sight lines, particularly from I-90 and from 
residential dwellings on the other side of Newport Way. He showed photos of views from Pine 
Cone Lane, Oak Ridge Drive, from I-90 looking southeast and northwest, from NW Pacific Elm 
Drive, and so on, both before and after development of the Gateway Apartments project.  
 
He summarized it has been great working with City staff to find the right fit for this project with the 
Central Issaquah Plan and the Issaquah community. 
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Public Comment 
HARRISON opened the meeting for public comment at 8:08 PM. 
 
Hart Sugarman, 2550 NW Oak Crest Drive, said he has been a resident of Issaquah for 19 years. 
He spoke about his concerns about the additional traffic this project will create on Newport Way. 
He said he did a quick calculation that the Gateway Apartments project will outnumber all the 
dwellings that already exist on the stretch of road from Oak Crest Drive to SE 54th. He continued 
Newport already has high traffic volumes, and adding more traffic plus the existing 40 miles per 
hour speeds that are allowed will create a huge problem. He said he would like consideration to be 
given to putting this project on the frontage road of I-90, and to ensure that no cars are allowed to 
park along Newport Way at any time.  
 
Ghadeer Beghai, 1240 Oakwood Place NW, spoke about his concerns with access, noting that 
right now there is only one lane in each direction. Another lane will be needed for emergency 
vehicles and to facilitate people going in and out of the development, he said. He said the project 
also has to take into account that people will be going in and out at all times of the day, and that 
parking will spill over onto Newport Way, creating an unsafe situation. He also said that he would 
be interested in knowing more about the park facilities that are planned. Would the park be usable 
or accessible to residents only, or for others to use as well. In summary, he said his basic concerns 
are the increased traffic volume if two lanes in each direction are not available, and what kind of 
park would be developed.  
 
Laura Millikan, 820 Front Street S. #204, spoke about her concern for the availability of low-income 
housing in Issaquah generally, and gave details about her experience trying to get on a list for low-
income housing. She also said she favored encouraging Metro to increase transit service that 
would serve the development and the community generally. She suggested that the development 
landscaping in the playground area include shade trees and native plantings that are also edible, 
such as apple and fruit trees, grape vines, and so on.  
  
Connie Marsh, business owner at 1175 N.W. Gilman Blvd., Suite B-11, and Issaquah resident, said 
this project does not really support the Central Issaquah Plan’s vision in that residents of the 
Gateway Apartments will have to get in their cars to go anywhere. She continued this application 
should not go forward until the Newport Way conditions have been perused and studied. She 
noted that this plan would remove sidewalks from one side of the road, which is not allowed within 
the Central Issaquah Plan. She suggested including a more attractive interface with the WSDOT 
mitigation area, which currently is fenced with posts and wire. She said she did not see a condition 
that addressed allowing wildlife access under the proposed boardwalk, as discussed at the Rivers 
and Streams Board meeting. She noted the Central Issaquah Plan places a priority on using trees 
to create a Northwest feel, and the only ones proposed in this development are along I-90. Finally, 
she said the clubhouse building looks somewhat interesting, but the apartment buildings 
themselves do not evoke any specific sense of Issaquah’s character, but rather could be 
apartments in, say, Renton or any other community.  
 
Jim Lippincott, 2258 Newport Way, said he is a Sammamish Pointe condominium resident who 
lives close to the west entrance of Sammamish Pointe where the proposed interchange for the 
Gateway Apartments will be. He said his main concern is being able to continue to use the egress 
from the Sammamish Pointe development. Some consideration of a traffic circle has been 
discussed, he continued, and his concern is not losing the usability of the entrances and exits that 
Sammamish Pointe residents now have. 
 
Toni Conforti, (no address provided) spoke about her concern about traffic and safety on Newport 
Way. She said the whole Newport Way corridor raises concerns about safety, particularly the 
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safety of children, and she encouraged the Commission and applicant team to carefully address 
traffic safety in the development design. 
 
Jon Sheridan, 675 Jasmine Place NW, said the applicant seems generally pretty fair minded about 
the proposed development, and appears to have given a lot of careful thought to the proposal. He 
said he was glad to hear about preserving space with green trees, for example. But what are the 
ramifications for existing residents, he continued. He mentioned big housing projects that already 
exist at the Highlands, Talus, and now on Gilman, and said it seems like Issaquah has already 
done a lot to accommodate growth. Maybe we need to just slow down and catch our breath, he 
added. He continued with his concerns about the increased need for police, fire, schools, and so 
on, as well as the impact on property taxes. Why are we in such a rush, he added. It seems like 
this 50-year plan is being packed into a five-year plan. He spoke of his preference to keep 
Issaquah’s charm and grow at a more reasonable pace. He said he does think there is genuine 
pride on the part of the applicant to be part of a good development, but urged the Commission and 
the City to think through the ramifications on existing residents.  
 
Carol Lopez, 2262 Newport Way NW, said she has lived at the Sammamish Pointe Condominiums 
for about 17 years. She said she can see that a lot of care has gone into the planning for the 
Gateway Apartments development, and understands the growth that is taking place in Seattle and 
nearby communities like Issaquah. However, she continued, attention must be paid to the existing 
homeowners, who, unlike renters, pay property taxes. Existing homeowners have concerns about 
crime, traffic, congestion, and so on. She said in 17 years, she has watched an entirely new Exit 13 
from I-90 be created and huge increases in traffic to the point where now commute-hour traffic 
moves at a crawl. She said she is trying not to be selfish, but her front door literally will face this 
proposed development. Our backyards have already experienced radically increased noise over 
the years from Newport Way. She said she hasn’t heard any mention of any proposals for 
additional exits and entrances to I-90, so all the new traffic will end up on Newport Way. She said 
existing homeowners have worked hard to have a home in the City, and encouraged the applicant 
team and City staff to think about the needs of existing homeowners.  
 
Hearing no additional requests to speak, HARRISON closed the meeting for additional public 
comment at 8:33 PM. 
 
Commissioner Discussion 
BRENNAN said recently traffic on Newport Way has been getting lots of attention, and while 
solutions to problems on Newport Way may be outside the scope of this project, where is the City’s 
thinking now about making improvements there. Sloman replied three to five traffic improvement 
projects have recently been proposed and are in various stages of discussion by the City. She said 
City staff has been looking at traffic issues in the Newport corridor, and the results of a study are 
expected that will take a look at both that corridor as well as other problem spots around the City. 
BRENNAN asked is there any capital funding available for a capacity project on Newport Way at 
this point, or will Newport stay the way it is now for the foreseeable future. Sloman replied we 
expect to have the results of the study soon, which we hope will help us prioritize projects to 
improve capacity. The study will include Newport Way; one of the proposals is to add a central turn 
lane, for example.  
 
HARRISON suggested that Commissioners focus on one topic at a time, and for each 
Commissioner to continue with comments about traffic before moving to a new topic. BRENNAN 
continued his comments by asking about school bus access, as was brought up during public 
comment. Tarce said the School District has been involved in discussions about student access, 
pick-up locations, and so on for the Gateway Apartments project. She continued City staff has 

Page 9 of 125



Development Commission 
08-05-15 

 
reached out to the School District’s Transportation Division, and they are aware of the project 
needs and are looking at options for bus stop locations. 
 
HICKS addressed the access road for fire trucks, and asked has staff had subsequent 
conversations about fire truck access since the staff report was prepared. Tarce showed where fire 
trucks and other emergency vehicles will access the site on a diagram. She said staff has analyzed 
the emergency vehicle access for the site using a model, and would not be bringing it forward for 
your consideration without having gone through that process. The emergency vehicle access is 
adequate, she said. HICKS said so there is no issue with fire trucks being able to reach the open 
playground area as well as all the buildings. Tarce replied staff has done the modeling work, and 
no problem exists. 
 
SOWA said his observation is that the project appears to be adding a lot more traffic to what is 
already a crowded Newport Way where traffic moves at relatively high speeds. He said it would 
probably serve the City well to look carefully at whether it might be creating future liabilities by 
adding traffic there. 
 
MORGAN said he is hearing concerns being expressed about ingress and egress to the site, and 
also about adequate capacity on Newport Way for the additional traffic, but he assumes that the 
capacity is adequate or the project would not be going forward. Sloman said that is correct; access 
to the project site is a separate concern, and the traffic study will address how best to ensure 
ingress and egress to the site. MORGAN asked whether ingress and egress are part of the 
Development Commission’s purview. Sloman said staff is interested in hearing your thoughts and 
observations, but the final determination is probably going to be an engineering solution based on 
a technical review. She continued that in studies done so far, staff is not seeing that Newport Way 
cannot handle increased traffic. MORGAN said so the increased volume of traffic on Newport Way 
will not be a deciding factor for the Commission in making a recommendation on this project. 
Sloman said that is correct, unless the traffic study doesn’t support it. Tarce said the Central 
Issaquah Plan is based on higher densities than we are currently experiencing, and this project 
actually falls on the lower end of the FAR requirements in that Plan. She added that this project 
has already been accounted for in the current concurrency study. 
 
LEONG said the Commission and the public comment tonight are focusing on traffic, and there are 
several important issues that the City should be looking at, especially on Newport Way. He said he 
heard staff’s response about bus stops not being located in the development itself, but doing so 
would help alleviate some of the traffic on Newport Way. Sloman agreed, and said we are working 
with the Issaquah School District but they have very specific working conditions. She noted that 
staff will be consolidating all the comments we are hearing tonight into broad topics and will 
provide a written briefing response in the next two weeks or so. She encouraged anyone in the 
audience who would like to get a copy of the responses to leave their e-mail on the sign-in sheet or 
check the City’s Web site.  
 
SWEDBERG said he would like to know how many peak-hour trips this project will generate and 
how it will affect concurrency. Sloman clarified the simplified concurrency methodology the City 
now uses, and said staff will prepare a response in the briefing memo.  
 
SWEDBERG asked what a “half-neighborhood street design” is, and noted that one of the 
conditions refers to the need for the Fire Marshall to approve the street design. Has the Fire 
Department seen this yet or not, he asked. Tarce replied that language is included to ensure that 
staff has the prerogative to seek approval from the Fire Marshall if the street design submitted by 
the applicant shifts significantly over the life of the application. The Fire Marshall has seen the 
version you are seeing tonight, she stated. She explained what “half-neighborhood street design” 
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means, and said it is a term that can be misleading and she will not continue to use it. HARRISON 
asked whether the appropriate fire and police authorities have reviewed the provisions for 
emergency access in the application for this project. Tarce replied yes, they have looked at every 
iteration of the site plan.  
 
SWEDBERG asked for details about the hammerhead provisions for Fire Department vehicle 
access. Tarce showed it on a diagram and explained emergency access on the site. She noted 
that traditional hammerhead configurations tend to add to impervious surface totals and are single-
use only. Sloman added the goal was to embed emergency access in other features so that 
access would not just be a single use.  
 
SWEDBERG noted that the documents for the project refer to both pedestrian crossings that are of 
“a distinctive material” and “only striping of pedestrian crosswalks shall be allowed.” Tarce replied 
we can address that in the briefing memo. In some cases where actual striping is the only option, it 
will be allowed, but the intention is to make developments that fall under the Central Issaquah Plan 
more pedestrian-friendly, which requires something more “special” than striping.  
 
HARRISON said he would like to have a conceptual understanding of the status of Newport Way at 
build out. He said he understands that traffic studies are under way now, but asked what does staff 
think Newport Way will look like when it has accommodated these 400 new units. Tarce referred to 
the requirements in the Central Issaquah Plan. Sloman added Newport Way will have a median 
and a turn lane at the intersections that provide access to Gateway Apartments. So the frontage of 
this property along Newport Way will include improvements and those improvements will transition 
across adjacent properties.  
 
HARRISON asked whether the intersections at Newport Way and SR 900 are “green” or “red” in 
terms of meeting congestion standards. Sloman said we can address that in the staff response, 
although SR 900 is under WSDOT’s jurisdiction and are not “graded” in the same way.  
 
BRENNAN commented that this project will result in a five-story building adjacent to I-90, and will 
make an important statement at the entrance to the City. He continued he doesn’t have any huge 
issues with the architecture as presented, but was hoping for something more striking. He said flat 
roofs are not acceptable in his view. He continued the buildings are somewhat interesting but do 
not really make a strong enough statement about the character of the City, nor are they particularly 
unique. He referred to the Group Health facility in Bellevue and other examples as visually more 
reflective of the Northwest, particularly those that are heavily timbered at the roofline. He said in 
general he would like to see more of Issaquah’s character reflected in the design, particularly as 
this development will serve as the gateway to the City and the Cascades.  
 
HICKS said she agrees that a pitched roof is preferable over a flat roof. She said she would like to 
see more description of the wetlands identified in the staff report. She said she would also like to 
have a future conversation about a multi-use trail in lieu of sidewalks, as mentioned in the public 
comments. She asked the developer to reconsider item 22 on page 23 (“Include annuals at 
strategic locations such as the community center, high-volume pedestrian paths and at building 
entries”), and spoke in favor of integrating some shade trees and edible plantings in the design. 
She spoke in favor of using striping for crosswalks, referring to a recent tragic accident at a 
crosswalk, and said striping is what drivers are accustomed to seeing. She closed her remarks by 
noting that August 26 is too soon for her, as a Commissioner, to feel comfortable with the level of 
review she can give the material, and that August is also a time many members of the public are 
on vacation. She said she would like the public to understand what the Development Commission’s 
role is in reviewing this application, as well as the role of the other boards and commissions, such 
as the Rivers and Streams Board. She said she would like to ensure ample time is provided for all 
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parties, including the public and the Commission, to review the material, including the SEPA review 
which will not be available until August 20.  
 
SOWA asked for clarification of the chart depicting dwelling units per acre in the staff report. Tarce 
explained how the calculations were made for the Gateway Apartments project. Sloman said staff 
will include that clarification in the staff response.  
 
MORGAN asked for clarification of the number of parking spaces referred to on page 37 of 83 and 
elsewhere. Sloman said staff will clarify that in the staff response. He asked what the phrase “must 
be located…” means on page 19 of 83, which states that Building 17 must be located along I-9 to 
provide a sound barrier. Tarce replied there are many good reasons for it to be located there, but 
agreed that the phrase “must be there…” is somewhat misleading. 
 
MORGAN said shared use trail lighting is referred to in condition 38, but noted he couldn’t find 
anything specific in the application that addressed lighting on the shared use trail. Tarce said there 
are no standards for that, and we would coordinate that level of detail with the Parks Department in 
the next stage of planning. Sloman agreed, and said trail lighting would require a discussion 
between Parks staff and the City biologist to maintain adequate safety but not negatively impact 
the critical areas. 
 
MORGAN asked for clarification of the shared use trail. It appears to end at the Rowley property 
line in the diagrams provided in the agenda packet, he noted, and asked will it extend across 
Tibbetts Creek. Sloman replied the City cannot require the developer to build on other private 
property. That said, the applicant has had meetings with Rowley, and the City’s intent is to build all 
the way to 19th, which Rowley has indicated it is open to doing. MORGAN said could the City 
exercise eminent domain if necessary. He added this is a critical piece of this development project 
that represents a huge benefit to the public. Sloman said she will do some research and get back 
to the Commission.  
 
HARRISON said he recalled some significant discussion about a pedestrian overpass over SR 900 
around Newport several years ago. The concept was to allow bicyclists and pedestrians to get over 
SR 900 into downtown and to the transit center. Has there been any movement on that idea, he 
asked. Sloman replied it has been discussed with Rowley, but she is not aware of any project 
under consideration right now that would address it. She added it seems unlikely because of the 
need to include ADA-compliant ramps, and it’s not likely that the ramping required could get up that 
high.  
 
MORGAN said he agrees with other Commissioners that flat roofs next to I-90 would not be 
desirable. He referred to Condition 64 on rooftop gardens (“Consider providing rooftop gardens for 
the two taller buildings...”) and noted that conditions that use the term “consider…” don’t really 
mean anything. He referred to an Administrative Adjustment of Standards on page 18 for 
sidewalks, and noted that Ms. Marsh said in her comments that such an adjustment is not allowed 
under the Central Issaquah Plan. Sloman said the priorities Ms. Marsh referred to are guidelines, 
which are taken under consideration in design and planning. Tarce described the property in 
question, and showed where the share use route would be located and why it makes sense for the 
overall project design. MORGAN said he feels it is important to maintain eight-foot-wide stalls. 
There is no compelling reason to reduce them to seven feet, particularly as the sidewalk 
requirements are already being reduced from 12 to ten feet. Tarce said staff will look into that and 
address it in the staff response. 
 
MORGAN asked clarifying questions about how the building height will be measured, and asked 
whether the existing grade will be used as the default for measurement. Tarce said staff is looking 

Page 12 of 125



Development Commission 
08-05-15 

 
at options, including case studies from other jurisdictions. MORGAN gave examples of how the 
measurement could be manipulated to allow exceeding the building height regulations. Sloman 
said staff shares that concern, and is looking at other options, including focusing on the sidewalk 
and road grades as the basis for measurement. 
 
MORGAN said the appearance of the buildings and roofs next to I-90 is very important, and the 
design displayed tonight looks inexpensive and reminiscent of World War II buildings. He noted the 
lack of eaves and use of board-and-batten siding in the design, and said adding eaves would make 
a big difference.  
 
MORGAN asked the applicant team whether they would like an opportunity to respond to any of 
the Administrations conditions. Jim Bodoia, VIA Director, said his team has not had an opportunity 
to thoroughly study all 91 conditions and so he can’t speak to all of them definitively today. 
However, he continued, he would like to leave the door open for further design discussion, 
particularly with a literal interpretation of “tripartite.” He said he thinks the design treats the base, 
middle, and top of the buildings uniquely and gave ways that it does that. He said he would argue 
in favor of good design and a more abstract treatment of the architecture generally rather apply a 
tripartite approach. 
 
Sloman noted the applicant can also respond to comments they have heard tonight at the next 
meeting, and staff will meet with the applicant team as well to discuss revisions to the conditions. 
MORGAN said it would be helpful to work out some of those issues before the Commission’s next 
discussion.  
 
Roewe made some comments about how good, well-written code can be applied in circumstances 
that don’t make much sense. For example, he continued, this project is located at the edge of the 
area within the Central Issaquah Plan, not in the center, and some of the requirements in the 
Central Issaquah Plan for ten-foot-wide sidewalks and street walls don’t make sense for this 
project. He gave other examples of how the CIP standards are good for a downtown urban area 
but not necessarily for this project. He noted that the applicant team is discussing some of those 
differences with the City now.  
 
LEONG noted the calculations for bike parking in the table on page 176 do not seem to add up 
correctly. Tarce said staff will take a look and get back to the Commission on that. 
 
LEONG asked how high would the proposed boardwalk to the Rowley property be. Roewe gave 
details about the importance of the boardwalk in ensuring walkability for apartment residents. He 
said the boardwalk would definitely cross Tibbetts Creek, as the creek is on the project property. 
LEONG referred to the photo displayed earlier of the boardwalk at the Nisqually estuary. Roewe 
said the comment about wildlife access made during public comment raised an important point. 
The boardwalk has not been designed yet, he continued, but would need to allow wildlife to cross 
underneath, so the height would likely be five or six feet or so. There is also a grade change of 
eight to ten feet in some places, he added.  
 
LEONG gave his observations about the project design. He said he likes the pitched roof rather 
than flat roof design, and the distinct look of the community clubhouse building, but in general his 
reaction was that the project includes a lot of straight streets and straight rows of buildings. He said 
the appearance to him is one of row houses that lacks interest. He spoke in favor of adding more 
parking stalls to serve the community clubhouse. He asked for clarification of fire truck access. 
Tarce said the fire access road will be gated. Sloman added there is an existing easement there 
that is only used for emergency access, which will continue. LEONG concluded he likes the 
separation of pedestrian and vehicle access throughout the design, but has concerns about 
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making the clubhouse stand out even more and the row-house appearance of the apartment 
buildings.  
 
MORGAN noted page 6 of 9 shows the location of Tibbetts Creek as being on the Rowley 
property, and asked for clarification. Roewe replied there has been some discussion of relocating 
the Creek as part of the development agreement with Rowley, which would relocate the Creek on 
the Gateway Apartments property. That is still being worked out, he noted.  
 
SWEDBERG asked for a response to the question raised during public comment about low-income 
or affordable units. Tarce replied there are no plans in this project for low-income units; the City 
does not require affordable housing in the Central Issaquah Plan standards, and while the City 
does have a bonus density option, the applicant is not partaking of it.  
 
SWEDBERG agreed with other Commissioners that a pitched roof is preferable to a flat roof. He 
asked about a notation in the conditions that “roof colors shall be a light color with a Solar 
Reflective Index of 78 or greater.” Tarce said the standards for roof colors are very specific and will 
be worked out in detail with the applicant. SWEDBERG said he had a similar concern with 
Condition 78, “The five-story buildings shall be further refined during the construction permit review 
to employ a tripartite articulation of the façade.” Tarce replied that means that additional 
modulation will be discussed in more detail with the applicant during the construction permit phase. 
She said staff will have additional details for the Commission at its next meeting on the project. 
SWEDBERG also asked for clarification of Condition 90, “The offsite sewer main must be upsized 
to provide sufficient capacity for the project and maintain the capacity reserved for the offsite 
properties benefitting from the existing system.” Does that mean that Newport Way will need to be 
dug up for a period of time. Doug Schepp, Engineer, said no; the sewer line is located on Poplar, a 
private road owned by Rowley. The City will work with Rowley and the Arena Sports complex on 
making this improvement during construction.  
 
SWEDBERG added he agrees with HICKS that August 26 is coming up very soon, and that with 
the SEPA review period not ending until August 20, we might want to push back making a 
recommendation. HARRISON said he agrees, and noted it sounds as though the applicant team 
has not had an opportunity to really look over all the conditions. He said he would like the 
Commission to have more review time generally, and particularly for final deliberation 
opportunities. He continued with a question about the definitions used by the City of parking stall 
widths for urban village, village residential, and other designations. He said he has observed that 
parallel parked cars in the Highlands sometimes stick out in traffic because the parking spaces 
aren’t wide enough. Sloman replied most of the requirements are similar across different 
designations, and noted that the Highlands began with a six-foot parking space requirement and 
eventually raised it to seven feet in most places and eight in others. Seven feet is widely used in 
Talus as well, she noted. The City feels that seven feet is more generous and would not 
recommend six feet, she added.  
 
HARRISON spoke in favor of the pitched roof and the five-story buildings, and said clarification is 
needed for how elevation of proposed buildings is measured. He said we are seeing this same 
situation with nearly every project. He said from a marketability standpoint as well as an aesthetic 
one, he said he thinks that using very large trees that screen the project from I-90 would improve 
both the appearance of the project and the livability of units along I-90. He said he agrees with 
other Commissioners that there is an opportunity here to really seek out a Northwest look for the 
development, and referred to the Kelkari condominiums off Wildwood Road as a good example of 
a design that successfully reflects the Northwest.  
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HARRISON continued his comments about using “generally compliant” in the staff report, noting 
that the term contradicts itself, and asked what does it really mean. Tarce replied the term is used 
when an aspect of the project is, say, 90 percent compliant but 10 percent is still being worked out. 
In that case, she said, it gives a false impression to say either “non-compliant” or “compliant” 
without some kind of qualifier. HARRISON said he understands that, and suggested “compliant at 
this stage” or “compliant with conditions” or some other phrase. Tarce made a note of it. 
 
HARRISON asked for clarification of “dog run” and “dog park” in the staff report. Tarce said 
normally she uses “dog run” to mean an enclosed area for dogs to be off leash, and may have 
inadvertently referred to a dog park as well. HARRISON asked would the dog run be for Gateway 
Apartment residents only. Tarce replied yes. HARRISON said that is not clear in the staff report. 
He asked for clarification of the “proposed senior project” on the adjacent property to the west. 
Tarce replied that is phase two, and has the same ownership as the Gateway Apartments project, 
but plans for it have not been finalized yet. HARRISON asked would it use the same egress and 
ingress from Newport Way as the Gateway Apartments. Tarce replied no. 
  
HARRISON said on the school bus issue, it seems the safest way to address kids getting on buses 
safely is to have buses pick them up inside the development. Sloman said the Issaquah School 
District has very specific regulations about that, and the City wants to understand their needs and 
expectations and accommodate them.  
 
HARRISON asked for clarification of what the term “review at construction,” used in the staff report, 
means. Sloman replied it is applied to elements that will be reviewed with the construction permit, 
normally because it is premature to be reviewing them at this stage.  
 
HARRISON thanked the audience members for their comments and interest in the project, and 
also thanked the applicant team for their work on the project. He said the staff report shows a lot of 
work and was very impressive in its detail. MORGAN agreed, and said the exhibits and 
explanations really helped the Commission’s understanding of the project. HARRISON added he 
likes the name “Gateway Apartments” because the development really will be located at the 
entrance to the City, and represents a tremendous opportunity to make a statement about 
Issaquah.  
 
BRENNAN asked about the timing of seeking a change in the code to allow for a pitched roof, as 
discussed earlier in the meeting. He asked for clarification about whether the Development 
Commission would be deliberating a recommendation on this application without having that 
change formalized. MORGAN said perhaps the Commission could address it as a condition. 
Sloman said staff will go back and study the code, determine what the options are for changing the 
code, and lay out options for the Commission. Roewe added his perspective about the impact on 
the design if the code adjustment isn’t made, and said he hopes the issue can be resolved soon. 
 
OTHER BUSINESS/ANNOUNCEMENTS/ADJOURNMENT 
With no further business to conduct, HARRISON adjourned the meeting at 10:16 PM. 
 
Respectfully submitted, 
 
 
Susan Lowe 
Recording Secretary 

Page 15 of 125



Page 16 of 125



 

 

CITY OF ISSAQUAH 

DEVELOPMENT SERVICES DEPARTMENT 

DEVELOPMENT COMMISSION 

 

STAFF REPORT  

 

August 27, 2015 

 

APPLICATION:  Site Development Permit: SDP15-00001 

 

PROJECT: Fieldstone Memory Care 

 

APPLICANT: Justin Younker 

 Cascadia Development, LLC 

4120 Englewood Ave 

Yakima, WA 98908 

 

CIVIL ENGINEERING: Barghausen Consulting Engineers, Inc.  

Don Dawes, P.E. 

801 Second Ave, Suite 900 

Seattle, WA  98104 

 

TRAFFIC ENGINEERING: Transportation Engineering Northwest (TENW) 

11400 SE 8
th
 St, Suite 200 

Bellevue, WA 98004 

 

STAFF CONTACT: Jennifer R. Woods, Associate Planner 

Development Services Department, (425) 837-3086 

Email:  jenniferrw@issaquahwa.gov 

 

REQUEST: Approval for a Site Development Permit (SDP) to construct a new 

approximately 45,000 sq. ft. building for an Alzheimer's and 

memory care community on property south of the intersection of 

Issaquah-Fall City Rd. and Highlands Dr. NE.   

 

The site contains two contiguous parcels totaling 6.81 acres. Parcel 

#222406-9002 is 95,832 sq. ft. and is zoned MF-M (Multifamily - 

Medium). This parcel is located closest to the intersection and is 

owned by Maclean Family LLC. Parcel # 222406-9149 is 200,812 

sq. ft. and is zoned SF-SL (Single Family – Small Lot). This parcel 

contains a wetlands area that was recently delineated and surveyed 
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(see attached survey in Exhibit 5 Plans, Elevations and Details). 

Both parcels are currently vacant with no improvements.  The 

community will contain sixty (60) units of which fifty-two (52) 

private will be private units and eight (8) units will be companion 

rooms. The site plan includes forty-six (46) parking spaces. 

 

LOCATION: Located at the intersection of SE Issaquah-Fall City Rd. and Highlands 

Dr. NE.  See location with Exhibit 7 Vicinity Map. 

 

EXISTING LAND USE: Subject Property: Vacant 

  North:    Single family residential  

  South:    Single family residential 

  East:    Single family residential  

  West:    Multi-family residential 

 

EXISTING CONDITIONS: The project site is currently vacant.  North of the site are two-story 

attached townhomes and to the south, west and east are single family 

homes. 

Figure 1. Existing Site Conditions The red line delineates area 

included in the Fieldstone review 

 

The project area will be served by Issaquah-Fall City Rd., which also 

serves as the western boundary of the project. Additionally, the property 

is located adjacent to Highlands Dr. NE, but the development does not 
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propose access to Highlands Dr. NE. 

  

The site is wooded adjacent to the trail to the east of the property, 

around the wetland near the center of the property and at the southern 

edge of the property with the exception of the northwest portion of the 

property, which is sparsely treed. 

 

Cascadia plans to boundary line adjust the northern parcel to encompass 

the area that will be improved, including the building and parking area. 

This will leave a second parcel that includes the wetlands area and 

buffer. 

 

EXISTING ZONING: The zoning of the property is split between SF-SL and MF-M. In 

accordance with IMC 18.07.360, the Development Standards for the site 

(i.e. setbacks, impervious surface coverage, building height, etc.) are 

MF-M.  

 

North of the site is unincorporated King County.  East of the site is 

unincorporated King County, SF-E (Single Family-Estate) and SF-SL 

zoning.  West of the site is MF-M and SF-SL zoning.  South of the site is 

SF-SL zoning.  Refer to Vicinity Map in Exhibit 7. 

 

COMPREHENSIVE PLAN: The site is designated “Low Density Residential and Multi-Family 

Residential” by the Issaquah Comprehensive Plan, adopted in 1995 and 

as amended 2015. 

 

SUBAREA: North Issaquah 

 

BACKGROUND/HISTORY: 4-10-2014 (1
st
) Pre-Application Conference Meeting, File No. 

PRE14-00003 

 

 6-11-2014 (2
nd

) Pre-Application Conference Meeting, File No. 

PRE14-00003 

  

 3-4-2015  Community Conference with the Development 

Commission, File No.COM15-00001. 

 

REVIEW PROCESS: Cascadia Development has applied for a Site Development Permit.  As 

required by IMC 18.04.430 staff shall analyze and make a 

recommendation to the Development Commission based on the 

compliance of the proposal with the Comprehensive Plan, the standards 

and provisions of the Municipal Code, and other uniform codes in effect 

and administered by the City and applicable jurisdictions, and  the 
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criteria set forth in the Design Criteria Checklist.  Staff’s 

recommendation is based on the information provided by the applicant 

and the best professional judgment of the Administration. As required by 

the code, the staff report should state the specific reasons and cite the 

specific chapters and sections of this Code and any other applicable rules 

or regulations, upon which the recommendation to the Development 

Commission is based. The report shall demonstrate that the 

recommendation complies with the purpose and intent of the Code. Staff 

may add new information to the report provided through public 

testimony, the applicant, or other means. The Administration may also 

modify the recommendation or proposed conditions of approval. 

 

The decision to approve, approve with conditions or deny the project is 

the responsibility of the Development Commission, and is based on the 

staff report, applicable criteria, public comments, and discussion of the 

issues. 

 

As required by IMC 18.04.450 a Level 3 Review is required for 

development proposals where the site’s primary access and/or street 

frontage are located on and/or the site abuts Issaquah-Fall City Road to 

which the subject property is adjacent. 

 

PUBLIC NOTIFICATION: A Notice of Application was mailed out to adjacent property owners on 

April 8, 2015.  Notice was mailed out to approximately 57 residents. 

 

On August 12, 2015, the applicant posted the site with the 4’ x 4’ 

Proposed Land Use Action sign, and the Affidavit of Installation was 

submitted on August 13, 2015. 

 

A notice of the public hearing was mailed to the Parties of Record and 

property owners on August 18, 2015.A notice of the public hearing for 

the Site Development Permit was published in the Issaquah Press on 

August 20, 2015.    

 

As of the date of this staff report, no comments have been received 

regarding this proposal. 

 

TIME LIMIT: Per IMC 18.04.220-D, the final decision approving the SDP application 

shall be valid for three (3) years from the date of application approval as 

specified in the Notice of Decision for the project. 

 

LIST OF EXHIBITS:  Exhibit 1  Building Material Board 

Exhibit 2  SEPA Environmental Checklist, March 23, 2015 
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Exhibit 3  SEPA Mitigated Determination of Non-Significance 

Exhibit 4 Plans, Elevations and Details, revised June 26, 2015. 

Exhibit 5  Appendix 2, Design Criteria Checklist 

Exhibit 6 Construction Conditions 

Exhibit 7 Vicinity Map 

DESCRIPTION OF PROJECT 

The applicants are seeking a SDP (SDP) for the construction of an Alzheimer’s and memory care facility. 

This facility will be located at the southern corner of the intersection of SE Issaquah-Fall City Rd. and 

Highlands Dr. NE. The new facility will include an approximately 45,000 square feet of building area 

with sixty (60) units and forty-six (46) parking stalls.  

Zoning of the property is Multifamily- Medium (MF-M), and Single Family-Small Lot (SF-SL). In 

accordance with IMC18.06.040, development regulations for the site (i.e. setbacks, impervious surface 

coverage, building height, etc.) are determined by the most restrictive zoning if fifty (50) percent or more 

of the square footage of the lot is within the within the most restrictive district.  Additionally, a boundary 

line adjustment is required to adjust a lot line around the building and parking area and separate the 

critical area, buffer and residual property south of the wetland.  The critical area and its buffer are 

required to be placed in a Native Growth Protection Easement prior to the issuance of the Site Work 

Permit.  Additionally, this adjustment will create a lot divided by district lines; however, fifty (50) 

percent or more of the square footage of the lot will not be within the most restrictive zoning district, SF-

SL (Refer to SDP Condition 3 at the end of this staff report).   

Figure 3. Snapshot of zoning after lot line adjustment This illustration 

shows the conceptual location of the adjusted lot line and approximate 

zoning district square footage. (Drawing not to scale) 
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The applicable district regulations for this project are MF-M.  The use, an assisted living facility, is an 

allowed use in the MF-M zone.   

PROJECT  REVIEW 

The Issaquah Comprehensive Plan recognizes the housing opportunities of creating care facilities in 

while maintaining the character of the neighborhood and allows for the provision of housing 

opportunities for those with special housing needs (Policy HS-D1). To mitigate for the potential impacts 

of the development, staff is recommending conditions of approval using provisions in the Issaquah 

Municipal Code Chapters 18.07 Required Development and Design Standards, 18.12, Landscaping and 

Tree Retention, and Appendix 2, Design Criteria Checklist. The conditions of approval can be found at 

the end of this Staff Report.  

This project is being reviewed for compliance with the requirements and criteria for approval in the SDP.  

Additional staff analysis for compliance with the Design Standards Checklist (Appendix 2 of the 

Issaquah Municipal Code Title 18, Land Use Code) can be found after the Recommendation section of 

this Staff Report. The Appendix 2 Design Criteria is Exhibit 5 of this staff report. 

SEPA 

Findings of Fact:  Refer to Exhibit 3 SEPA Mitigated Determination of Non-Significance. 

Condition of Approval: See SDP Condition 1 at the end of this staff report and Construction Conditions 

1 through 3 in Exhibit 6. 

SITE  DEVELOPMENT  PERMIT 

 

A. USE AND ZONING DISTRICT STANDARDS:   

In accordance with IMC18.07.360, the district standards for the project site (i.e., setbacks, 

impervious surface coverage, building height, etc.) are determined by the most restrictive zoning. The 

majority of the proposed building resides on property zoned MF-M.  Assisted living facilities are an 

allowed use in MF-M.  

The development standards of those two zones are very similar, one difference being SF-SL has a six 

(6) foot side yard setback and the MF-M zone has a seven (7) foot rear setback and another is the SF-

SL zone base building height is thirty (30) feet and the MF-M zone base height is forty (40) feet. The 

MF-M district standards will be used as the Development Standards for the project. 

A comparison of the development standards for the SF-SL, MF-M and the Fieldstone Memory Care 

project is shown below: 
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Table 1. Comparison of SF-SL and MF-M Zone Standards and Fieldstone’s Proposal 

District Standards 

per 18.07.360 

SF-SL, Single 

Family Small Lot 

MF-M, 

Multifamily - 

Medium  

Applicant’s 

Proposal 

Density or dwell. 

unit/acre 

4.5 du/ac 14.52 du/ac N/A 

Minimum lot size 9,600 sq. ft. 2,500 sq. ft. 2.5 +/- acres, 

construction limits 

(6.81 +/- acres total 

site area) 

Front Setback (West) 10 feet (Minimum) 10 feet (Minimum) 19 feet 

Side Setback (East) 6 feet (Minimum) 7 feet (Minimum) 24 feet 

Side Setback (South) 6 feet (Minimum) 7 feet (Minimum) NA** 

Rear Setback 

(Southeast) 
20 feet (Minimum) 20 feet (Minimum) 36 feet 

Impervious Surface 50% (maximum) 50% (maximum) 25.5% 

Pervious Surface 50% (minimum) 50% (minimum) 74.5% 

Base Building Height 30 feet 40 feet 20 feet 

Maximum Building 

Height 

N/A N/A N/A 

*Lot size to be determined after the boundary line adjustment is complete.  The lot is currently 

282,717 square feet and with the boundary line adjustment, the lots will be required to meet the 

minimum lot size.  

**Currently the building is shown over a property line.  The adjustment of that lot line through the 

boundary line adjustment process will be reviewed to ensure it meets the required setback. 

 

B. ASSISTED LIVING FACILITIES STANDARD  

Specific requirements for assisted living facilities are found in IMC 18.07.380. Development, 

including assisted living facilities, is permitted only when all of the following criteria are met and as 

permitted in the Table of Permitted Land Uses (IMC 18.06.130).   

(1) Barrier-Free Standards: Every unit within the project must be designed and built in conformance 

with the Uniform Building Code (UBC); the State Barrier-Free Design regulations, as amended; 

the Americans with Disabilities Act of 1990, as amended (ADA); and the current state and City 

regulations. 

Findings of Fact:  The parking lot shall be required to provide ADA parking stalls and two (2) are 

proposed. Barrier-free (ADA) parking stalls are shown to have direct access to building entries or site 

access points.  The building and parking lot design will be reviewed at Site Work and Building 

Permit submittal in accordance with the Uniform Building Code (UBC); the State Barrier-Free 

Design regulations, as amended. 

(2) Community Space Requirements: All assisted living facilities of five (5) units or more shall 

provide the required community space both indoors and outdoors for persons who, in some cases, 

may be restricted to the immediate vicinity of the development. 
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a. Indoor Space Requirements: Indoor community space shall provide a minimum of forty-eight 

(48) square feet per unit, in a contiguous area no smaller than two hundred (200) square feet 

to include: 

(1) Seating and table space for a minimum of thirty (30) percent of the total number of units 

provided (for example, six (6) units would provide seating/table space for two (2) units 

or four (4) persons); 

(2) Kitchen facilities, including at minimum a sink, cabinet and counter space; 

(3) A bulletin board no smaller than two (2) feet by three (3) feet. The bulletin board shall 

be placed in an area accessible to the residents for notice-posting purposes; 

(4) Access and use consistent with Barrier-Free Standards. 

Findings of Fact:  The building is a single-story building.  The proposed floor plan provides for 

two (2) dining and lounge areas with six (6) to eight (8) tables each, a café, theater with more 

indoor activity areas.  The proposal complies with the requirement. 

b. Outdoor Space Requirements: The provision for outdoor community space provides that 

usable open space is provided to the residents. Area used for outdoor community space shall 

be calculated as part of the impervious surface for the proposal, and not considered an 

additional requirement. The hard-scape material shall be considered as impervious surface, in 

addition to any other areas of the outdoor space which is impervious. Outdoor community 

space shall provide a minimum of forty-eight (48) square feet per unit, in a contiguous area 

no smaller than two hundred (200) square feet: 

(1) Seating space for a minimum of thirty (30) percent of the total number of units provided 

(for example, six (6) units would provide seating/table space for two (2) units or four (4) 

persons); 

(2) Landscaping integrated with the seating and table area. Not less than thirty (30) percent 

of the outdoor community space shall be landscaped with plant materials, while the 

remaining seventy (70) percent can be hard-scape materials which are barrier-free, such 

as pavers, textured concrete, and brick; 

(3) Access consistent with Barrier-Free Standards. 

Findings of Fact:  The required amount of outdoor space to be provided is 2,880 sq. ft. and 

seating for eighteen (18) single units.  The proposed site plan provides for an approximate 5,000 

square foot enclosed, landscaped outdoor courtyard with ample seating and a walkway around 

the building perimeter.  The proposal complies with the requirement. 

(3) Parking: Required parking for assisted living facilities is established in the Table of Off-Street 

Parking Standards (IMC 18.09.050). 

Findings of Fact:  The site plan proposes forty-six (46) stalls.  The code requires one (1) space for 

each two (2) units and one (1) space per employee at max shift.  A 45,000 sq. ft. assisted living care 

building with sixty (60) units and fifteen (15) employees at max shift is required to have a maximum 
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of forty-five  (45) stalls.  The appropriate number of ADA stalls will be provided in accordance with 

the Uniform Building Code. 

(4) Access and Circulation: 

a. Motorized: Vehicular access shall be provided such that it does not negatively impact 

adjacent land uses. Internal circulation shall also be provided, such that it does not interfere 

with pedestrian access or internal circulation; 

b. Nonmotorized: Pedestrian walkways shall be provided within a project and as linkages to 

adjacent projects. 

Figure 4. Alternative Pedestrian Circulation Through 

Parking Lot This illustration shows the conceptual location of 

walkways to meet the code requirement. (Drawing not to scale) 

 

Findings of Fact:  Pedestrian walkways shall be provided within a project and will link to adjacent 

properties and Issaquah-Fall City Road.  The location of parking lot walkways shall be revised so 

that pedestrians can walk from their parking space to a walkway that connects to the primary entry.  

Additionally parking lot walkways shall be physically separated from vehicular areas by grade, 

landscape, curbs or other similar mechanisms to separate the walkway from the vehicular way.  The 

loading stall shall incorporate enough maneuvering space to meet the code requirements.  Finally, 

rolled curbs shall be installed within the emergency vehicle clearance zone, so emergency vehicles 

can drive over them. 

The development access is required to maintain the City’s adopted Level of Service (LOS) standard 

“D.”   The City will evaluate if an alternative location is need or if other improvements are required 
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to maintain the level of service required.  Refer also to the Access/Street Improvements section 

below. 

(5) Building Modulation: Building modulation is intended to break up the overall bulk and mass of 

the exterior of a multifamily building, including townhouses. Modulation should also add 

character to the overall building exterior as well as to individual units. 

a. Building facade modulation shall occur at every twenty-five (25) feet of wall length. The 

modulation can take the form of decks, balconies, indentations, extrusions and other various 

forms; and 

b. Minimum modulation depth shall be approximately three (3) feet; and 

c. Minimum modulation width shall be approximately eight (8) feet. 

Findings of Fact:  The building is well-modulated, as shown in the perspective drawings in Exhibit 4.  

Modulation techniques used include recessing walls and using different materials to break up the 

facades into multiple horizontal planes. Windows are present at regular intervals as shown on the 

elevations.  The building has provided the required modulation.  Staff Analysis on the project’s 

compliance with Appendix 2 of the Land Use Code, Design Criteria Checklist, can also be found in 

Exhibit 5.   

Figure 5. Elevations The following renderings are from Exhibit 4 Plans, Elevations and Details. 

 Rendering of South (Front) Elevation 

 Rendering of West (Side) Elevation 

 
Rendering of East (Side) Elevation 
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 Rendering of North (Rear) Elevation 

 

(6) Roofline Variation: Roofline variation is intended to break up the overall bulk and mass of a 

multifamily building and to provide a visual relief as viewed against the skyline. Roofline 

variation shall occur on all multifamily structures with rooflines which exceed fifty (50) feet in 

length. Roofline variation shall be achieved using one (1) or more of the following methods: 

a. Vertical offset ridge line; 

b. Horizontal offset ridge line; 

c. Variations of roof pitch; or 

d. Any other technique approved by the Planning Director/Manager which achieves the intent of 

this section. 

Findings of Fact:  The building design shows variations in roof pitch breaking the building into 

sections versus appearing as one large building.   

 

Figure 6. Roof Form The following renderings have been selected from Exhibit 4 

Plans, Elevations and Details. 

  

Rendering of Overhead View of the Building 

 

(7) Screening: 
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a. Parking Area: The parking area shall be screened to visually buffer areas within the project 

complex and adjacent properties; 

b. Structures: Screening of structures from adjacent properties shall be provided, such as 

landscaping, fences, berms or other similar materials and/or designs. 

Findings of Fact:    The parking area is adequately screened from the street.  No structures that 

require screening are visible from the street. 

Conclusions:  The Issaquah Comprehensive Plan recognizes the value of providing various housing 

opportunities in enhancing the quality of life of its residents in Policy HS-D1. The development of the 

site for an assisted living facility is consistent with these Comprehensive Plan policies, as well as the 

land use and zoning district designations for the site, as discussed in the “Project Review” section of this 

Staff Report.  Access and other transportation improvements required for the project will be addressed in 

the Conditions of Approval. Similarly, site and building design compatibility will be ensured through 

conditions of approval included in Exhibit 5 Appendix 2, Design Criteria Checklist and Exhibit 6 

Construction Conditions. 

Conditions of Approval: See SDP Condition 1 and Construction Conditions 4 through 7.  

C. ACCESS/STREET IMPROVEMENTS: 

Findings of Fact:  The single vehicular access to the development will be from Issaquah-Fall City Rd. 

This is also the main entrance for delivery and garbage trucks.  Frontage improvements along 

Issaquah-Fall City Rd. include relocating the sidewalk behind a new five (5) foot landscape strip 

between the curb and sidewalks, including street trees.  The applicant has requested a deviation to the 

street standards to allow for modified improvements along Issaquah Fall City Rd. in order to be 

relieved of the requirement to relocate a portion of the existing sidewalk adjacent to the critical area 

and buffer.  The request is being reviewed according to the process required by the City’s street 

standards for which a decision will be rendered by the City’s engineer prior to the submittal of the 

site work permit.    There are no improvements required for Highlands Dr. or the existing King 

County Trail to the east of the project site as that infrastructure is fully improved.   

Figure 7. Snapshot of sidewalk improvements at the north section of the project site along 

Issaquah-Fall City Rd. This detail plan also shows the conceptual location of a new 5-foot wide 

sidewalk and 5-foot landscape strip with street trees. (Drawing not to scale) 

 
 

Transportation Concurrency 
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A Traffic Impact Study (TENW, June 24, 2015) was provided to estimate traffic trip generate on 

from the project, evaluate the site access, and to address traffic impacts and mitigation related to the 

development proposal. The study concludes the proposal would generate 186 weekday daily trips, 

with twelve (12) trips occurring during the weekday AM peak hour, and twenty (20) trips during the 

PM peak hour. The trip generation estimate is based on the methodology included in the institute of 

Transportation Engineers (ITE) Trip Generation Manual. 

As detailed in the SEPA Mitigated Determination of Non-Significance (Exhibit 3), the subject 

proposal is consistent with the growth assumptions in the traffic concurrency model and twenty (20) 

trips falls within the available trip bank and passes concurrency. Therefore, the proposed 

development can withdraw trips from the "trip bank" that was calculated for concurrency and can 

mitigate their traffic impacts by payment of the traffic impact fee. The traffic impact fee will be used 

by the City to fund transportation improvements identified in the concurrency model and on the 

City's Transportation Improvement Program (TIP). 

However, the concurrency assessment doesn't address traffic operations and safety at the project site 

driveway access or at non-concurrency intersections. The site would be accessed from a driveway off 

Issaquah-Fall City Road, approximately 300 feet southwest from the intersection with Highlands 

Drive NE. The traffic report evaluated the site access for level of service (LOS) and queuing, site 

entering and stopping distance, and tum lane analysis. The analysis assumed turn movements from 

the access drive would be restricted to right-in/right-out turns only. 

The traffic study concludes the site driveway would operate at LOS A in the AM peak and LOS C in 

the PM peak. Intersection sight distance and stopping sight distance would meet applicable standards. 

The traffic study concludes no site access improvements, (i.e. inbound right-turn pocket o¡ outbound 

acceleration lane) on Issaquah-Fall City Road are needed. The site access shall maintain the City's 

adopted level of service (LOS) standard "D." The City will evaluate if an alternate driveway location 

is necessary or if channelization improvements on Issaquah-Fall City Road are needed to maintain 

the LOS and safe access operations. 

This Finding serves as the transportation concurrency certificate for this development.  As a result 

twenty (20) trips will be logged into the City’s trip bank.   

Fire and Emergency Vehicle Access 

Emergency vehicle access and circulation has been reviewed by Eastside Fire and Rescue.  Curbs 

adjacent to the emergency vehicle clearance zone are required to be rolled instead of vertical, so that 

an emergency vehicle may easily drive over them.  Additionally, lights and trees shall also be 

removed or relocated outside of the emergency access clear zone. 

Conditions of Approval: See SDP Condition 1 and 2 and Construction Conditions 6, 10 and 16 in 

Exhibit 6. 

D. TRAFFIC: 

Findings of Fact:  An access study was prepared and reviewed by staff.  After receiving comments 

and input from the City’s Public Works Department, access to the development is required to meet 

the City’s sight line setbacks and stopping distance requirements.  Additional analysis is required to 
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ensure these requirements can be met or mitigated should the current road configuration not provide 

the ability to comply.  Please see further discussion of traffic impacts and mitigation under the SEPA 

Findings of Fact in the Determination of Non-Significance in Exhibit 3. 

Conditions of Approval: See SDP Condition 1 and 2 and Construction Condition 3 in Exhibit 6. 

E. PARKING: 

Findings of Fact:  Requirements for off-street vehicular parking, bicycle parking and loading spaces 

are governed by IMC Chapter 18.09. The purpose of parking standards is to assure adequate off-

street parking, reduce on-street parking, increase traffic safety, maintain smooth traffic flow, and 

reduce the visual impact of parking lots. These standards are also designed to achieve safe and 

efficient vehicular and non-motorized circulation and economy of space (IMC 18.09.010.A). The 

intent of the parking standards is to promote effective use of transportation facilities with the goal of 

moving people from place to place. Emphasis shall be given to alternate methods of moving people 

which will: deter traffic congestion; promote environmental quality through less use of fossil fuels 

and potentially less impervious surface needed for parking areas; and provide convenience and 

reliability to commuters, residents, pedestrians, employees, tourists, shoppers, students, bicyclists, 

special populations and service providers (IMC 18.09.010.B). 

The parking area standards in IMC 18.09.090 specifies stall sizes for standard and compact stalls, 

drive aisle widths, parking lay-out, barrier-free access design and construction standards. For non-

residential developments, surface parking material must be hard-surfaced, consistent with the City’s 

construction standards. Similarly, driveways must be constructed to City of Issaquah Street 

Construction Standards per IMC 18.09.090.F.1.  

Light standards must be located with adequate clearance from parking stalls, stacking areas, 

driveways and ingress/egress points (IMC 18.09.090.E) in addition to emergency vehicle access 

routes. The exterior lighting must also comply with additional lighting design requirements in IMC 

18.07.107.  

Location of Parking (IMC 18.09.030.F)  

The minimum required off-street parking area shall be provided within eight hundred (800) feet of 

the building or use for which the parking area is required. Parking and the storage and/or display of 

vehicles are prohibited in any required landscape planting area unless otherwise allowed by Chapter 

18.12 IMC, Landscaping. 

Visitor and employee parking is located within approximately thirty (30) feet of the main entry. A 

continuous and safe pedestrian connection to through parking lot will be required at the time of site 

work permit approval for this parking lot.   

Required Off-Street Parking (IMC 18.09.040) 

Table 18.09.050, Table of Off-Street Parking Standards, requires one (1) space for each two (2) units 

and one (1) space per employee at max shift.  A 45,000 sq. ft. assisted living care building with 

fifteen (15) of employees at max shift is required to have a maximum of forty-five (45) stalls. The 

site plan proposes forty-six (46) stalls.  See also staff’s findings under “Assisted Living Facility 

Standards,” (4) Parking above. 
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Design Standards and Stall Dimensions (IMC 18.09.090.H)  

The proposed parking plan for the facility shows 90-degree parking stalls for the visitor/employee 

parking area. IMC 18.09.090.H and IMC 18.09.095 provide the minimum dimensions for compact 

and standard stalls, design and construction standards for parking areas. The landscape plans and site 

plan for the site shows 90-degree parking spaces.  

Maximum standard parking stall sizes shall be nine (9) feet wide by twenty (20) feet long and 

compact stalls shall be nine (9) feet wide by fifteen (15) feet long.  Wheelstops shall be positioned 

eighteen (18) inches into the parking stall.  As an alternative to the wheelstop, the applicant may 

extend the landscape eighteen (18) inches into the parking stall, so that cars may overhang the 

landscaping.  All regular and compact stall sizes shown are too long and will need to be revised. 

Compliance to design standards and stall dimensions will be reviewed during the landscape plan and 

Site Works Permit review.   

Barrier-Free Parking Spaces (IMC 18.09.090.I) 

The project is required to provide barrier-free parking spaces, in accordance with the Washington 

State Amendments to the Uniform Building Code, Chapter 11, Regulations for Barrier-Free 

Facilities. Additional standards for barrier-free parking are found in IMC 18.09.090.I: 

Accessible parking spaces are required to be located on the shortest possible accessible route of 

travel to an accessible building entrance. Whenever practical, the accessible route of travel shall not 

cross lanes of vehicular traffic.  

The proposal shows the location of all the barrier-free (ADA) parking spaces, both for a van and an 

automobile, as well as the location of the ADA ramps. The location of these spaces is adjacent to the 

primary building entry.  The design of the ADA parking spaces and ramps will be reviewed during 

the construction permit review. 

Required Bicycle Parking (IMC 18.09.030.I) 

IMC Chapter 18.09.030(I) contains the required standards for bicycle parking.  The code states that 

all sites required to provide non-motorized facilities shall provide bicycle parking spaces equal to 

five (5) percent of required automobile parking spaces for the first 300 required auto stalls and one 

(1) percent of auto stalls in excess of 300. No less than two (2) bicycle parking spaces shall be 

provided for each project. 

The IMC also requires bicycle parking to be placed in a publicly visible location within fifty (50) feet 

of a primary building entrance. Bicycle parking shall not block pedestrian use of a walkway.  The 

proposal is required to provide three (3) bike parking stalls.  One bike rack, including four (4) stalls, 

is proposed to be provided at the building entry. 

Landscaping and Screening (IMC 18.09.090.L) 

Parking lot landscaping and screening is required per IMC 18.12.160. IMC 18.12.100, Additional 

landscape requirements for parking areas, also provides for sight barriers and adequate shading of 

parking lots. Trees and vegetation are required in parking areas to break up large impervious areas 
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and mitigate the negative impacts created by vehicles on the public realm, including noise, heat 

island effect, glare and views from residential areas and public rights-of-way. 

Loading Spaces Requirements (IMC 18.09.110) 

According to Table 18.09.110, the project is required to provide at least one (1) Type A loading 

space for a nonresidential use exceeding 30,000 sq. ft. A Type A loading space has a dimension of 25 

feet deep by 10 feet wide. A loading space is located adjacent to the trash enclosure space on the 

southeast corner of the building. Maneuvering space of at least fifty-two (52) feet in length, and 

exclusive of off-street parking or other obstructions, is required adjacent to the loading space. The 

current loading spaces do not provide fifty-two (52) feet of clearance for maneuvering.  The loading 

stall shall be signed and striped accordingly.  Additional staff analysis of parking area and waste 

enclosure site design are found in Exhibit 5 Appendix 2, Design Criteria Checklist. 

Screening of parking areas 

Table 18.12.060(B) – Schedule – Landscape Types by Land Use Districts, Additional Requirements 

for Specific Situations, indicate that parking areas and loading areas require Type 1 Landscape 

Buffers for parking adjacent to the street. This requirement applies to western boundary perimeter of 

the parking lot.  

The landscape scheme generally shows that the parking lots are adequately broken up with perimeter 

landscaping and islands/peninsulas that can adequately support trees and shrubbery. Type 1 

Landscape is provided along Issaquah-Fall City Rd. to screen the parking area.  

Conditions of Approval: See Construction Conditions 8, 7, 12, 19, 20 and 21 in Exhibit 6.  

F. DRAINAGE/GRADING: 

Findings of Fact:  The Development Services Department has reviewed the proposed stormwater 

system and concluded that the detention system will be effective in meeting current stormwater 

regulations.  The system appropriately implements these standards by detaining the stormwater 

volume, resulting in a substantial reduction in peak flow rates leaving the site 

There is additional information required, however, regarding the wetland hydrology and impacts.  

Total runoff volumes for pre-developed and proposed conditions should be documented for each 

outfall, to demonstrate the effect of changed hydrology (if any) on off-site wetlands.   

Water Quality will be provided for the pollution generating impervious surface. 

 UTILITIES:   

Findings of Fact: 

Per Issaquah City Municipal Code Chapter 12.32, the contractor will need to provide and install 

conduit for cable television if it does not already exist.  All new on-site overhead utilities (power, 

telephone, CATV, etc.) shall be constructed underground along and throughout the project.  Water 

and Sewer service is available and will be provided by Sammamish Plateau Water and Sewer 

District.   New or upgraded water mains must be approved by the district, to provide domestic 

service, fire and irrigation water. 
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G. LANDSCAPING AND TREE RETENTION: 

Findings of Fact:  Landscape, tree preservation, and irrigation plans are required as part of the 

Landscape Permit for the project. Approval of the Landscape Permit is contingent on the applicant 

complying with the requirements of IMC 18.12, Landscaping and Tree Preservation.  

Landscape Plans, including a plant schedule, and locations of fences, bike racks, seating, walkways 

and the courtyard have been reviewed at a conceptual level by the City. The Tree Plan is integrated 

into the overall landscape plans. Revisions to the planting scheme and replacement of plant types will 

be reviewed and approved as part of the Landscape Permit approval. 

The plant lists for the new landscape areas include large trees, understory trees, shrubs and ground 

covers.  The choice of landscaping materials is satisfactory, in terms of the general types of plants 

and how they are applied in the landscape. Other areas of the site shows a landscape planting plan 

that provides good coverage around the site. Many of the proposed plants are Northwest native and 

the planting pallet includes a mix of non-native that are adaptable to this region. 

IMC 18.12 requires Type 1 Landscaping along the street frontage and Type 2 Landscaping in and 

around the interior parking lots. IMC 18.12.070, Schedule-General Requirements by Landscape 

Type, list those landscape requirements, including type, spacing, planter width and plant sizes. In 

addition, Type 1 landscaping is required as screening for mechanical equipment and loading areas. 

IMC 18.12.120 specifies the use of native vegetation for plantings near critical areas and their 

associated buffers. Where native vegetation cannot be retained, all vegetation is required to be 

planted and maintained so that no plant material or runoff of irrigation water and fertilizers will be 

diverted into the critical areas or their associated buffers. 

Landscape Screening required for mechanical equipment, loading areas, trash enclosures, blank 

walls and tall retaining walls 

Under Table 18.12.060(B) in the Landscaping Chapter of the IMC, Type 1 Landscape is required for 

parking areas adjacent to streets, outdoor storage, trash enclosures, mechanical/electrical equipment, 

retaining walls and blank walls abutting rights-of-way. A Type 1 Landscape is meant to provide a 

dense sight barrier to significantly separate uses, with plant materials consisting of large evergreen 

and deciduous material to provide 90% sight obscuring vegetation within 3 years. As an alternative, 

screening can consist of 70% evergreen trees backed by a 100% sight-obscuring fence softened or 

accented with landscaping. Additional landscape requirements for fences, hedges, trash enclosures 

and mechanical equipment are covered under IMC 18.12.130.  

Mechanical equipment. Per IMC 18.12.130.D, all mechanical equipment areas, except at the access 

areas for the utility boxes, shall be screened from view of the public right-of-way through the use of 

hedges or fencing on all sides. Screening shall use a Type 1 landscape with a minimum width of five 

(5) feet. Ground-mounted mechanical equipment locations, size and types have not been provided to 

the City for review. Alternative screening for mechanical equipment is acceptable, as prescribed in 

IMC 18.07.135. See additional staff discussion on mechanical equipment screening in the subsection 

with the same title.  While no mechanical equipment is shown in the preliminary plans, staff 

anticipates there may be either ground or roof set mechanical equipment that may require screening. 
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Trash enclosures. IMC 18.12.130.C requires trash enclosures to be screened using a 100% sight-

obscuring fence or wall and a Type 1 Landscape. The chain link fence proposed is not compatible 

with the building design and another material that is compatible shall be approved with the Building 

Permit. The proposed waste enclosure screen will need to be modified to incorporate a three (3) to 

five (5) landscape strip that includes seventy (70) percent evergreen trees and utilizes a fence that is 

compatible with the building design. Additional staff analysis of parking area and waste enclosure 

site design are found in Exhibit 5 Appendix 2, Design Criteria Checklist. 

In accordance with IMC 18.12.160(B), in order to insure that all plant materials used in landscapes 

shall be maintained in a healthy and growing condition, a cash deposit equivalent to fifty (50) percent 

of the value of the landscaped plant material, cost of labor, irrigation and materials shall be posted 

with the City prior to receipt of a temporary or final Certificate of Occupancy.  The cash deposit will 

be returned to the applicant in three (3) years if the plants remain in a healthy growing condition and 

have achieved full coverage.  The Development Services Director/Manager may accept other suitable 

security as permitted in Chapter 18.04.   

Tree Retention 

A detailed tree survey, including summaries of trees to be retained and trees to be removed on the 

entire property, are included Exhibit 5.  IMC 18.12.1385 prescribes the tree retention rate for various 

types of land uses. The retention rate for MF-M, Multifamily- Medium, is being used per IMC 

18.07.360, District standards table.  The trees to be retained on site are primarily at the northeast and 

eastern side of the property and currently screen the site from the Highlands Dr. No tree removal is 

allowed in the critical area or its buffer. 

Below is the tree count summary provided by the applicant. The clearing of trees will result in a tree 

retention rate of twenty-seven (27) percent. Per IMC 18.12.1390.A.2, the project is not required to 

provide replacement trees because its retention rate does not fall below the minimum twenty-five 

(25) percent required. 

Table 4. Tree Retention Summary 

Total caliper inches of all significant trees within the 

Developable Site Area* 
2766 

Tree Retention Required in Caliper Inches 679 

Retention Rate Required  25% 

Retention Rate Proposed 27% 

*Trees are required to be retained in Critical Areas and their buffers and are not 

counted towards the tree retention requirements. 

Conditions of Approval: See Construction Conditions 12 through 16, 19 and 27 through 31 in Exhibit 6. 

H. SIGNS 

Findings of Fact:  As stated above, the applicants will submit for a Sign Permit, with detailed sign 

plans, at a later time.  An approved sign permit is required prior to installation of any type of signs 

that is regulated under IMC 18.11. 

Conditions of Approval: See Construction Conditions 17 and 18 in Exhibit 6. 

I. FENCES  
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Findings of Fact:  IMC 18.07.120.C. Preferred Materials identifies wood, brick, stucco or wrought 

iron as preferred materials for fences (and other vertical accessory elements) when they are visible 

from a public right-of-way or neighboring property. Chain link is not compatible with the building 

design and another fence type must be provided to ensure design compatibility. This pertains to the 

fences located at the parking lot edge, the trash enclosure and the courtyard.  Hedges, planted so they 

provide an effective barrier, can also substitute for fencing. 

Conditions of Approval: See Construction Conditions 13 and 14 in Exhibit 6. 

J. OUTDOOR LIGHTING: 

Findings of Fact:  Outdoor lighting is governed by IMC 18.07.107. A lighting plan is required for this 

project.  Lighting associated with signage is addressed by Chapter 18.11 IMC, Signs. 

The applicant submitted a Lighting Plan for review On June 23, 2015. The lighting plan included the 

photometric measurements for the entire site and a general representation of the light fixtures to be 

used. The lighting levels currently proposed shall be modified to: limit lighting in the parking lot to 5 

footcandles, except at the beginning boundary of the critical area buffer where the limit is 0.3 

footcandles, and increase lighting for common areas, including the walkway and courtyard, to 0.3 

footcandles.  

Conditions of Approval: See Construction Conditions 9 through 11 and 25 in Exhibit 6. 

K. DUMPSTER ENCLOSURE/RECYCLING: 

Findings of Fact: 

A waste and recycling enclosure will be provided on the southeastern corner of the building.   The 

applicant has not yet submitted the forms for Solid Waste Service and Collection Standards for 

approval by CleanScapes, with specific details. 

With the exception of the fence type proposed, the dumpster/recycling enclosure appears to satisfy 

the City’s development criteria and will need to be approved by CleanScapes, Inc. prior to issuance 

of the Building Permit.  The applicant should also work with the City’s Resource Conservation 

Office to determine the most appropriate and beneficial management of garbage, recycling and food 

waste. 

Conditions of Approval: See Construction Conditions 12 and 13 in Exhibit 6. 

L. MECHANICAL EQUIPMENT SCREENING 

Findings of Fact:  Mechanical equipment including, but not limited to, HVAC, electrical transformer 

vaults, and satellite dishes must be significantly screened. Screening of ground-mounted equipment 

shall be through appropriate fencing, landscaping, or a combination of the two (2). The screening 

shall be effective in both winter and summer. Rooftop equipment shall be screened in a manner and 

material that is architecturally compatible with the building. Examples of appropriate screening 

include, but are not limited to, lattices, parapet walls or rooftop plantings. 

Earlier discussion of landscape screening under the Landscaping and Tree Retention subsection of 

this Staff Report address screening of ground-mounted mechanical and electrical utility equipment. 

IMC 18.12.130.D requires Type 1 landscape for screening of ground-mounted mechanical and 
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electrical equipment.  While no mechanical equipment is shown in these preliminary plans, any 

proposed mechanical equipment will be required to be screened as required by the code. 

Conditions of Approval: See Construction Conditions 22 and 23. 

RECOMMENDATION: 

Based on the submitted application and plans, the Administration recommends that the Development 

Commission move to: 

A. Approve the Site Development Permit for SDP15-00001: Fieldstone Memory Care, Exhibits 1 

through 7, and the conditions of approval provided below.  

B. Direct the Development Services Department to prepare Findings of Fact which affirm the 

Development Commission’s approval of the Site Development Permit for Fieldstone Memory 

Care, application SDP15-00001. The Staff Report dated August 27, 2015 will serve as the 

Findings of Fact. 

STAFF RECOMMENDED CONDITIONS OF APPROVAL 

Due to the schematic level of information provided in the SDP application, some aspects of the submittal 

will receive design as well as technical review at the time of Site Work or Building Permit, rather than 

dividing the review between land use and construction permits.  As a result, a Pre-Submittal Meeting 

with City Staff is required of the Applicant.  This meeting will be used to complete the land use level of 

design review prior to full submittal of an application for utility or building construction, and to ensure 

that all necessary requirements for a complete Building Permit and Site Work Permit are prepared by the 

Applicant. 

Nothing in this set of Recommended Conditions of Approval shall be interpreted to excuse the applicant 

from meeting all of the requirements of the City of Issaquah Comprehensive Plan, the Issaquah Land Use 

Code, the International Building Code, the City’s Street Standards and other regulatory instruments used 

by the City to ensure public welfare, health and safety. 

I. SEPA 

1. The site access shall maintain the City's adopted level of service (LOS) standard "D." The City will 

evaluate if an alternate driveway location is necessary or if channelization improvements on 

Issaquah-Fall City Road are needed to maintain the LOS and safe access operations. 

II. TRAFFIC 

2. Twenty (20) trips will be logged into the City’s trip bank.  The concurrency fee shall be application 

fee (20 new PM Peak Hour Trips x $52.50 = $1,050) shall be paid prior to the submittal of 

construction permits. 

III. USE AND ZONING DISTRICT STANDARDS: 

3. A boundary line adjustment shall be recorded prior to the issuance of a Building Permit.   
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SEPA ENVTRoNMENTAL cHEcKLrsr
UPDATED2Ol4

RECEIVED

r',tAR 23 2ü.Ï5

e ¡ry of lssaquah

Purpose of checklist:

Governmental agencies use this checklist to help determine whether the environmential impacts of your
proposal are significant. This ¡nformation is also helpful to determine if available avoidance, minimization
or compensatory mitigation measures will address the probable significant impacts or if an environmental
impact statement will be prepared to further analyze the proposal.

I nst¡uctio ns for ap plicants: Ihelol

This environmental checklisl asks you to describe some basic information about your proposal. Please
answer each question accurately and carefully, to the best of your knowlgdge. You may need to consult
with an agency specialist or private consultant for some questions. You mav use "not applicable" or
"does not aDplv' onlv when vou can exolain whv ¡t does not aDDIv and not when the answer is.unknown.
You may also aftach or incorporate by reference additional studies reports. Complete and accurate
answers to these questions often avoid delays with the SEPA process as well as later in the decisiqn-
making process.

The checklist questions apply to ellæds olpul¡tgÆel, even if you plan to do them over a period of
time or on different parcels of land. Attach any additional information that will help describe your proposal
or its environmental effects. The agency to which you submit lhis checklist may ask you to explain your
answers or prov¡de add¡tional information reasonably related to determining if there may be significant
adverse impact.

lnstructions for Lead Agencies:
Please adjust the format of th¡s template as needed. Add¡t¡onal ¡nformation may be necessary to
evaluate the existing environment, all intenelated aspects of the proposal and an analysis of adverse
impacts. The checklist is considered the first but not necessarily the only source of information needed to
make an adequate threshold determ¡nat¡on. Once a threshold determination is made, the lead agency is
responsible for the completeness and accuracy ofthe checklist and other supporting documents.

Use of checklist lor nonproþct proposals.' lþþl
For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable
parts of sections A and B plus the SUPPLEMENTAL SHEET FoR NoNpRoJEcrAcïoNs (part D). Please
completely answer all questions thai apply and note that the words "project," 'applicant," and "property or
site" should be read as "proposal," 'proponent," and "affected geographic area," respectively. The lead
agency may exclude (for non-projects) questions in Part B - Environmental Elements -that do not
contribute meaningfully to the analysis of the proposal.

A. Background therpl

1. Name of proposed project, if applicable: fhelpl

lssaquah Memory Care

2. Name of applicant: fhelpl

Cascad i a Devel opme nt, LLC

SEPA Ênvlronmontal checklist (WAC 197-11.960) Page 'l of 14
16'l5l.003.doc
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3. Address and phone number of applicant and contact person: fhelpl

4. Date checklist prepared: fhelpl

March 2015

5. Agency requesting checklist: Ihelpl

City of Issaquah

6. Proposed t¡ming or schedule (including phasing, if applicable): thelol

Construction 2015-2016

7. Do you have any plans for future additions, expansion, or further activ¡ty related to or
connected with this proposal? lf yes, explain. [helpl

No future expansions are planned at this time.

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to th¡s proposal. lhelpl

The following env¡ronmental documents have been prepared:
t Boundary and Topographic Survey prepared by Barghausen Consulting Engineers,

lnc., dated December 31, 2013
. Wetland Delineation prepared by Aftmann Oliver Associates, LLC, dated April 28,

2014
. Sfafe of washington Archaeological Site lnventory Form for Maclean Site dated

December 30, 2013
. Sfafe of Washington Archaeological Site lnventory Form for lssaquah-Fall City Road

Segment dated January 17, 2014
. Cultural Resources Assessrnent prepared by SWCA Environmental Consultants,

dated January 30, 2014
. Tree Survey Site Plan prepared by Poston Architects dated May 28, 2014
o Preliminary Engineeing Plans prepared by Barghausen Consufting Engineers, lnc.,

dated March 20, 2015
. Preliminary Detention and Water Quality Analysìs prepared by Barghausen Consulting

Eng¡neers, lnc., dated October 15,2014
. Sammamish Plateau Water & Sewer D¡strict Developer Ertension Agrcement Letter

dated April 16,2014
. Geotechnical Engineering Reporl (pending)

9. Do you know whether applications are pending for governmental approvals of other
proposals dhectly affecting the property covered by your proposal? lf yes, explain. [helpì

Applicant:
Ca scad ì a Developm e nt, LLC
4120 Englewood Avenue
Yakima, WA 98908
Contact: Justin

Barghausen Consulting Engineers, lnc.
18215 - 72nd Avenue South
Kent, WA 98032
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No permits or applications are pending for the property.

'10. List any govemment approvals or permits that will be needed for your proposal, if known.
fhelpl

The following approvals or permits will be required for the proposa!:
. Sammamish Plateau Water & Sewer District Developer Extension Agreement
. Design Review by City of lssaquah
c SEPA Determination by City of Issaquah
. Adninistr?tive Adjustment of Standards (AAS) by City of lssaguah
o Site Development Pemit (SDP) by City of Issaquah
. Commercial Construction Permit hy City of lssaquah
. Traffic Concunency by City of Issaquah
. Washington State Depañment of Archaeology and Historic Preservation Permit
o NPDES Permit from Washington Department of Ecology
. Early Sta¡í Grading Permit (if applicable) by City of tssaquah
. Right-of-Way Use Permit by Cíty of lssaquah
. Boundary Line Adjustment by City of lssaquah

1 l. Give brief, complete description of your proposal, including the proposed uses and the size
of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not neéd to repeat those answ€rs on this
page. (Lead agencies may mod¡fy this form to include additional specific information on
project description.) thelol

Cascad¡a Development, LLC (Cascadia) intends to develop an Alzheimer's and memory
care community consisting of a 45,000 square foot single story build¡ng housing 60 units.
Site construction will include development of 47 parking spaces, vehicular maneuvering
areas, frontage improvements, utility installations, and landscaping.

12. Location of the proposal. Give sufücient information for a peÍsoh to understand the precise
location of your proposed project, including a street address, if any, and section, township,
and range, if known. lf a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, s¡te plan, v¡cinity map, and
topographic map, if reasonably available. While you should submit any plans required by
the agency, you are not requ¡red to duplicate maps or deta¡led plans submitted with any
permit applications related to this checklist^ lhelpl

fhe slfe /s vacant and located at the intersection of S.E. lssaquah-Fall City Road and
Highlands Dr¡ve N.E. in lssaquah, Washington. The site includes Parcel Nos.222406-
9002 and -9149. See vicinity map attached.

B. Environmental Elements helol

l. Earth

a. General description of the site fhelpl
(circle one): Flal,Vottind, hilly, steep slopes, mountainous,

Mày m14 Page 3 of l4
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b. What is the sleepest slope on the site (approximate percent slope)? lhelol

Poñions of the site contaìn 50 percent slopes from pior grading for public roads. No
sfeep s/opes exist in the development area.

c. What general types of soils are found on the s¡te (for example, clay, sand, gravel, peat,

muck)? lf you know the classification of agricultural soils, specify them and note any
agricultural land of long{erm commercial significance and whether the proposal results in

removing any of these soils. lhelo] /

Accord¡ng fo fhe NCRS Soil Maps, the site contains Evereft gravelly sandy loam (EvC and
EvD) soils (see attached).

d. Are there surface indications or h¡story of unstable soils in the immediate vicinity? lf so, .

describe. lhelol

The applicant is not aware of any unstable s/opes on the slfe.

e. Describe the purpose, type, total area, and approx¡mate quantities and total affected area of
any filling, excavat¡on, and grading proposed. lndicate source of fill. lhelpl

Approximately 10,000 cubic yards of grading will occur on the site. Eañhwork will be
balanced as mucfr as possrb/e. Expoded mateial (if applicable) will be taken to an
approved facilîty. Impoñed fill will come from an approved source.

f. Could eros¡on occur as a result of clearing, construction, or use? lf so, generally describe.

lhelol

lf temporary erosion and sedimentation controls are not ¡nstalled prior to construction,
erosion could result from grading activitìes.

g. About what percent of the site will be covered w¡th impervious surfaces after project
construction (for example, asphalt or buildings)? lhelpl

Approximately 26 percent of the site will be covered with imperv¡ous surtaces.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: lhelpl

TESC BMPs should be employed prior to any construction activities. The owner and
contractor shall be responsible for compliance and reporting per City regulations and the
NPDES Permit that will be required for the project.

2. Air

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? lf any, generally describe and
give approximate quantities if known. lhelpl

Dur¡ng construction, fugitive dust from eafth moving equipment could occur. Also, fumes
from diese! construction equipment could be generated. These emissions would be
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b.

temporary and limited to the construct¡on window only. After site development, no
emrssions are expected.

Are there any off-site sources of emiss¡ons or odor that may affect your proposal? lf so,
generally describe. lhelol

Off-site emissions may include wood smoke from nearby residences as wel/ as emlsslons
from automobíles on nearby roads.

Proposed measures to reduce or control emissions or other impacts to a¡r, if any: lhelpl

If needed during constructíon, water tucks may be used to control fugitive dust. Street
sweepers will be used as needed to contrcl tracking soíls off-s¡te during construction.
IESC rneasures, ìncluding a construct¡on access road w¡ll remove some di¡t and dust
from construction vehicles leaving the site.

3. Water

a. Surface Water: fhelpl

1) ls there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? lf yes, descr¡be
type and provide names. lf appropriate, state what stream or river it flows into. lhelpl

The site contains an isolated Category ll wetland that ¡s contained w¡thin a
topographic depression. It does not appear that surtace waters leave the site. The
sle ,s ,n the East Lake Sammamish and lssaquah Creek Drainage Basin in the
Sammamish River watershed; which lies in Cedar River-Sammamish WRIA 8.

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described
waters? lf yes, please describe and attach available plans. [help]

Project act¡vit¡es including construction of the bu¡ld¡ng, parking lot, stormwater
facilitates, grad¡ng, tree removal, utilities, and retaining wall(s).

3) Estimate the amount of fill and dredge material that would be placed in or removed
ftom surface water or wetlands and ind¡cate the area of the site that would be affecled.
lnd¡cate the source'of f¡ll material. thelpl

No fill or dredge is proposed in the wetland area.

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known. fhelpl

The project does not propose to withdraw or diveñ any surface waters. Stormwater
from the development project will be treated, detained, and then released to the no¡fh
side of the wetland buffer. The site dra¡ns into the wetland in the southem half of the
propeñy-

5) Does the proposal l¡e within a 100-year floodplain? lf so, note location on the s¡te plan.
lhelpì

SEPA Env¡ronmonlal checkl¡sl (WAC 197-1 1460) Page 5 of 14
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According to FEMA FIRM No. 53033C0692G the site does not l¡e within the 100 year
flood plain.

6) Does the proposal involve any discharges of waste mater¡als to surface waters? lf so,
descr¡be the type of waste and anticipated volume of discharge. lhelol

No wasfes witl be discharged to surface waters. Stormwater from the site will be
discharged on site after treatment and detention. The proiect will be connected to the
public sanitary sewer system provided by Sammam¡sh Plateau Water and Sewer
District.

b. Ground Water:

1) Will groundwater be withdrawn from a well for drinking water or other purposes? lf so,
give a general description of the well, proposed uses and approximate quantities

withdrawn from the well. Will water be discharged to groundwater? Give general

description, purpose, and approximate quantities if known. lhelol

No groundwater withdrawals are proposed. The proiect will be connected to the public
water supply provided by Sammamish Plateau Water and Sewer District.

2) Describe waste material that will be discharged into the ground from sept¡c tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve. lhelol

This item does not apply as no wasfe maþrtal will be discharged.

c. Water runoff (including stormwater):

1 ) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quant¡ties, if known). Where will this waler flow?
Will th¡s water flow into other waters? lf so, describe.

The project generated stormwater runoff w¡ll come from new impervious surfaceg
including buildings, sídewalks, parking areas, and street improvements. Stormwater
witt be collected in a series of catch basíns and pipes and routed to the on-site
detention and water quality system. After detention and treatment, stormwater will be
released to the natural location so it will go into the wetland onsite.

2) Could waste materials enter ground or surface waters? lf so, generally describe'

The water quality treatment of proiect generated stormwater includes a sand filter
vault that will treat pollutants prior to discharge.

3) Does the proposal alter or otherwise affect drainage pafterns in the vicinity of the s¡te?
lf so, describe.

The project does not propose to alter drainage paftems. The site cunently drains to
the wettand ¡n the southern half of the sìte. ln the developed condition, the proposal

releases treated stormwater to the edge of the wetland buffer to maintain existing
drai n age fl ow p atte rns.
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d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage
pattern impacts, if any:

The project proposes a detention vauft followed by a sand filter vault for stormwater
detention and water quality-

4. Plants thelpl

a. Check the types of vegetration found on the site: [helpl

X deciduous tree: alder, maple, aspen, other
X evergreen tree: fir, cedar, p¡ne, other
X shrubs

_ grâss
_ pasture

_ crop or grain
_ Orchards, vineyards or other permanent crops.

X wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other
_ water plants: water lily, eelgrass, milfoil, other
_ other types of vegetation

b. What kind and amount of vegetation w¡ll be removed or altered? lþþl
Trees and other vegetation will be removed for construction of the s¡te ¡mprovements,
building, parking lot, and stormwater facilities.

c. List threatened and endangered species known to be on or near the site. [helpl

The applicant is not aware of any threatened or endangered plant species on ot near the
sle.

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any: fhelpl

The project will reta¡n trees on the site to the extent feas¡ble fot the prcject's footprint of
site development. A mix of native and omamental landscaping will be planted with the
project.

e. List all noxious weeds and invasive species known to be on or near the site.

This item ¡s unknown.

5. Animals

a. List any birds and other an¡mals which have been observed on or near the site or are known
to be on or near the s¡te. Examples include: lþþl

X birds: hawk, heron, eagle, Fingbirdd, other:
X mammals: deer, bear, elk, beaver, other:

_ fish: bass, salmon, trout, hening, shellfish, other

b. List any threatened and endangered species known to be on or near the site. fhelpl

SEPA Ehvirohlnental chèckl¡sl (WAC l9?.1 l-960) May2014 Page 7 ot 14
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c. ls the siie part of a migration route? lf so, explain. lhelp]

The site may fall within the Pacific Flyway for migratory birds.

d. Proposed measures to preserve or enhance wildlife, if any: Ihelpl

Tree retent¡on and the remaining protected wetland will preserue wildlife habitat that may
exist on the site.

e. L¡st any invasive an¡mal species known to be on or near the site.

The applicant is not aware of any invasive animal species on the site.

6. Energy and natural resources

a. What kinds of energy (electric, natural gas, o¡1, wood stove, solar) will be used to meet
the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc. fhelpl

The project will use electricity and natural gas for its energy needs. Electricity will be used
for tighting, heat¡ng, and other equipment. Natural gas will be used for heating and other
equipment. Generators are likely to be available for backup electr¡c$.

b- Would your project affect the potential use of solar energy by adjacent properties?

lf so, generally describe. lhelpl

The project's building height complies with zoning limits and will not inbrtere w¡th

neighboring propefties potential use of solar power.

c. What kinds of energy conservation features are included ìn the plans of this proposal?

List other proposed measures to reduce or control energy impacts, if any: fhelol

The project will comply with Wash¡ngton State Energy Code.

7. Environmentalhealth

a. Are there any env¡ronmental health hazards, including exposure to tox¡c chemicals, risk

of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?

lf so, describe. lhelpì

The project does nof pose an environmental isk for toxic chemicals or waste .

1 ) Describe any known or possible contamination at the site from present or past uses.

The applicant is not aware of any prior contam¡nation of the site. The site is vacant.

2) Describe existing hazardous chemicals/conditions that might affect project developmeni
and design. This includes underground hazardous liquid and gas transmission pipelines

located within the project area and in the vicinity.
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The project is not at risk from existìng hazardous chemicals or transm¡ssìon pipelínes.

3) Describe any tox¡c or hazardous chem¡cals that might be stored, used, or produced

during the project's development or construction, or at any time during the operating
life of the project.

The project is a memory care facility that may dispense limited medications to clients.

Medicatíons are not toxic or hazardous.

4) Describe spec¡al emergency services that might be required.

No special emergency setvices are anticipated.

5) Proposed measures to reduce or control env¡ronmental health hazards, if any:

The proposed memory care facility will be equipped with the state and federally
mandated safety equípment typical for the use.

b. Noise

1 ) What types of noise exist in the area lvhich may affect your project (for example:
traffic, equipment, operation, other)? fheloì

Exist¡ng no¡se in the area is from adjacent public roads. Road noise is not expected to
¡mpact the project.

2) What types and levels of noise would be created by or associated with the project on a

short{erm or a long-term basis (for example: traffic, construction, operation' other)?
lndicate what hours noise would come from the site. lhelpl

tn the shoñ term, noise witt be generated by construction activities and equipment- ln
the long term, the project's noise may be from equipment such as generators, heat
pumps, etc. Noise impacts are expected to be minimaL

3) Proposed measures to reduce or control noise impacts, if any: thelol

No no¡se reduct¡on measures are expected to be necessary.

Land and shorel¡ne use

what is the cufrent use of the site and adjacent properties? will the proposal affect current
land uses on nearby or adjacent properties? lf so, describe. I¡elpl

Ihe sife ls vacant and sunounded by public roads to the west, noñh, and east' To the
soufh is a wettand. West of the site is Summerhiil Viilage Condominium- East of the s¡te

are single family homes.

Has the project site been used as working farmlands or working forest lands? lf so,
describe. How much agricultural or forest land of long-term commercial significance will be
converted to other uses as a result of the proposal, if any? lf resource lands have not been

designated, how many acres in farmland or forest land tax status will be converted to
nonfarm or nonforest use? fhelpl

8.

b.
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The applicant is not aware of prior use of the site for farming or farmland.

I ) Will the proposal affect or be affected by surrounding working farm or forest land normal
business operations, such as oversize equipment access, the application of pesticides,
tilling, and harvesting? lf so, how:

The project will not impact any farming or forest land operations as these do not exist
in the area.

c. Describe any structures on the s¡te. lhelpl

The site contains no structures.

d. Will any structures be demolished? lf so, what? fheloì

No structures will be demolished.

e. What is the current zoning classification of the site? lhelp]

Ihe sife is split zoned -the nofth half ¡s MF-M and the soufh half ¡s SF-SL.

f. What is the cunent comprehensive plan designation of the site? lhelpl

Low densîty residential (south) and Multîfamily Residential (norfh).

g. lf applicable, what is the current shoreline master program designation of the site? thelpl

The site is not in any shoreline jurisdiction; therefore, this does not apply.

h. Has any part of the site been classified as a critical area by the c¡ty or county? lf so, specify.
Ihelpl

The site contains a Category Il wetland.

i. Approximately how many people would reside or work in the completed project? lhelpl

Approx¡mately 50 people will work on fhe sife on shirts-

j. Approximately how many people would the completed project displace? [help]

No people will be displaced by the project; fhe s,fe rs vacant and undeveloped.

k. Proposed measures to avoid or reduce displacement impacts, if any: lhelp]

This item does not apply.

l. Proposed measures to ensure the proposal is compatible w¡th existing and projected land
uses and plans, if any: lhelol

The proposed use ,s conslsfenf wiff¡ the zoning requirements as it a permitted use. The
project is designed to comply wîth sefbacks, parking standards, landscaping, etc.
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m. Proposed measures to ensure the proposal is compatible with nearby agricultural and forest
lands of long{erm commercial significance, if any:

Tree retention will be employed to the extent feasible.

9. Housing

a. Approximately how many units would be provided, if anf lndicate whether high, middle, or
low-income housing. lhelol

The project is a memory care facility with 68 beds.

b. Approximately how many units, if any, would be el¡minated? lndicate whether high,
middle, or low-¡ncome housing. fhelol

This item does not apply as fhrs rs nof a housing project.

c. Proposed measures to reduce or control housíng impacts, if any: fhelpl

Thís item does not apply as fl,ls ls /,oÍ a housing project.

10. Aesthet¡cs

a. What is the tallest height of any proposed structure(s), not including antennas; what ¡s
the principal exterior building material(s) proposed? lhelol

The tallest porlion of the bu¡lding will be 34 feet tall.

b. What views in the immediate vicinity would be altered or obstructed? fhelpl

No views will be obstructed by the project.

c- Proposed measures to reduce or control aesthetic impacts, if any: fhelpl

The design of the facility uses attractive architecture, mater¡als, and colors.

11, L¡ght and glare

a. What type of light or glare w¡ll the proposal produce? What time of day would it mainly
occur? lhelol

The project could produce light duing evening hours from parking lot l¡ghting and building
lighting.

b. Could light or glare from the finished project be a safety hazard or interfere with views?
[helpl

Light from the prcject w¡il not create a safety hazard.

c. What exist¡ng off-site sources of light or glare may affect your proposal? Jheloì

Any ex¡sting off-s¡te lighting from sheef Íþfrfs or surround¡ng uses are not expected to
affect the project-
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d. Proposed measures to reduce or control light and glare impacts, if any:

lf needed, park¡ng lot lights will be equipped with cutoffs to minimize light leav¡ng the site.

12. Recreation

a. What des¡gnaied and informal recreational opportunities are in the ¡mmed¡ate v¡cinity?
thelpl

Regionatly, there are enumterable recreation opporlunities. None exisfs on fhe sife.

b. Would the proposed project displace any existing recreational uses? lf so, describe. lhelol

The project will not d¡splace or impact any existing recreational oppoñuníties.

c. Proposed measures to reduce or control impacts on recreation, including recreation
opportun¡t¡es to be provided by the project or applicant, if any: lhelpl

The project will not reduce or use recreation oppoñunities.

13. Historic and cultural preservation

a. Are there any buildings, structures, or sites, located on or near the site that are over 45
years old listed in or eligible for listing in national, state, or local preservat¡on registers
located on or near the site? lf so, specifically describe. [helpl

Yes, cultural resources have been identified on the site.

b. Are there any landmarks, features, or other evidence of lndian or historic use or occupation?
This may include human burials or old cemeteries. Are there any material evidence,
artifacts, or areas of cultural importance on or near the site? Please list any professional
studies conducted at the site to identify such resources. lþþl
Yes. There have been some survey and testing for cultural resources.

c. Describe the methods used to assess the potential impacts to cultural and historic resources* on or near the project site. Examples include consultation with tribes and the department of
archeology and historic preservation, archaeological suweys, histor¡c maps, GIS data, etc.
Ihelol

The applicant is coordinating mîtigation w¡th the Snoqualmie Tribe and Depaftment of
Archaeology and H¡storic Preseruation (DAHP).

d. Proposed measures to avoid, minim¡ze, or compensate for loss, changes to, and
disturbance to resources. Please include plans for the above and any perm¡ts that may be
required.

The project wilt minimize grading activities to the project area. A DAHP permit may be
required.
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14. Transportation

a. ldentify public streets and highways serv¡ng the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any. fheloì

)

fhe slfe ls serve d by SE tssaquah-Fall City Road and Highlands Drive NE. Access rs

solely from SE lssaquah-Fall City Road.

b. ls the site or affected geographic area currently served by publ¡c transit? lf so, generally

describe. lf not, what is the approxímate distance to the nearest transit stop? fhelpl

The s¡te ¡s not served by transit within 1/4 mile.

c. How many additional parking spaces would the completed project or non-project proposal

have? How many would the project or proposal eliminate? lþþl

The project provides 47 parking stalls and one loading space.

d. Will the proposal require any new or improvements to existing roads, streets' pedestr¡an,

bicycle or state transportation fac¡lit¡es, not includ¡ng driveways? lf so, generally describe
(indicate whether public or private). fhelol

The proposal will add curb, gutter, and sidewalk to SE lssaquah-Fall CiU Road along its

frontage.

e. Will the project or proposal use (or occur in the immediate v¡c¡n¡ty of) water, 'ail, ot ait
transportation? lf so, generally describe. lhelol

The project does not occur in the vicinity of or use water, rail, or aír trcnspoftation.

f. How many vehicular trips per day would be generated by the completed project or proposal?

lf known, ind¡cate when peak volumes would occur and what percentage of the volume

would be trucks (such as commercial and nonpassenger vehicles). What data or
transportation models were used to make these estimates? fhelpl

Tnff¡c is expected to be minimat as ff¡e resrdenfs will not drive. There are approximately
15 employees per shíît with three shifts.

g. W¡ll the proposal interfere w¡th, affect or be affected by the movement of agricultural and

forest products on roads or streets in the area? lf so, generally describe'

The surrounding area is not agricuftural or forest product related; therefore, this item is not
expected to apply.

h. Proposed measures to reduce or control transportation impacts, if any: fhelpl

No transportation impacts w¡ll result from the proposal

15. Public services

a. Would the project result in an increased need for public services (for example: fire
protection, police protect¡on, public transit, health care, schools, other)? lf so, generally

describe. fhelpl
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An incremental increased need for public services (health care, fire, and police) will be
generated by the proposal.

b. Proposed measures to reduce or control direct impacts on public services, if any. [helpì

The project will pay required impact fees to offsef ifs impact on public seryrbes.

16. Utilities

a. Circle ut¡lit¡es currentlv available at the site: fhelol

Piectmd, ht"r"t s"é, @, trfuse seryi4@ihonê, Fanitary sewef, sept¡c system,
other

ïhe s¡fe rs vacant but all utílities are available in the adjacent rights-of-way.

b. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed. fhelpl

The project will install ut¡l¡ties (water, sewer, and stormwater) includ¡ng pipes 9-inches and
larger in diameter on- and off-s¡te. Any impacts to cr¡tical areas will be mitigated as
required. Utility trench¡ng and construct¡on may be needed ¡n the public road system.

C. Signature IHELPT

The above answers are true and complete to the best of my knowledge. I understand that the
lead agency is relying on them to make its decision.

Signature:

Name of signee lvenâ HalvÕrsen

Position and Agency/Organization Senior Planner. Barqhausen Consultinq Enqineers. lnc.

Date Submifted: March 23,2015
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Soil N¡ap-King County Area, Washington
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The soil surveys that comprlse your AOlwete mapp€d al 1:24.000.

T'ST)Â5 Natural Resoutcos
Cons€rvatloî Servlce

Please rely on the bar scale on each map she€t for map
measurements.

Source of Map: Natural Resources Conservaflon Servlce
Web So¡l SuJveyURL: http://websoilsurvey.nrcs.usda.gov
Coordlnate System: Web Mercator (EpSc:3gSZ)

Maps from the W€b Soll Survey are based on the Web Mercalor
projection, which preserves dhecl¡oh and shape bul distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projecllon, should be used lf more accurate
cãlculatlons of dlstance or area are requ¡red.

Th¡s product is generaled from the USDA-NRCS certifìed data as of
the version date(s) llsted below.

Soil Survey Area: King County Area, Wáshlngton
SuNey Ar6a Data: Verslon 10, Sep 30, 2014

Sollmãp unib are labeled (as space allows)for map scales 1:50,000
or larger.

Date(s)aerial images were photographed: Jul8, 2014--Jul 1S,
2014
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compiled and dlgltized probabty dlffers from the background
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ofmap unil boundaries may be evident.

Web Soil Surv€y
National Cooperat¡ve Soil Survey

312012015
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so¡l MaÞ-King county Area, Washington

Map Unit Legend

leC Beausite gravelly sandy loam,6
to 15 percent slopes

23.4 25.9%

BeD leaus¡te gravelly sandy loam,
'15 to 30 percent slopes

15.0 16.6%

Bh Bell¡ngham silt loam 15.3 17.0%

EvC Everetl gravelly sandy loam, 5
to 15 percent slopes

16.2 18.0%

EVD Everett gravelly sândy loam, 15
to 30 percent slopes

l9-5 21.6o/o

{eC Neilton very gravelly loamy
sand, 2 to '15 percent slopes

0 80/.

folâls fo¡ Areâ of lntêrest 90.1 100.0%

L6DA Natu¡al Resourcgs

- 
6on..-"1¡on 

""rrt""

web Soil SuNey
Nat¡onal Cooperat¡ve Soil SuNey

3t20n015
Page 3 of 3
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Map Un¡t Desc¡iption: Everett grãvelly sandy loam, 5 to 15 percent slopes-King County Area,
Wash¡nglon

King Gounty Area, Washington

EvC-Everett gravelly sandy loam, 5 to l5 percent slopes

Map Unit Setting
Nat¡onal map un¡t symbol: 'lhmt3
Mean annual prcc¡pitaf,'on-' 30 to 45 ¡nches
Mean annual a¡r temperafure.- 50 degrees F
Frost-freê period: 180 days
Farmland class¡frcat¡on: Faúnland of statew¡de importance

Map Unif Composition
Everett and similal solls.' 100 percent
Estimates are based on observations, desciptions, and transects of the

mapunit.

Descr¡pt¡on of Everetl

Setting
Landform: Teraces
Parent mater¡al: Glacial outwash w¡th a component of volcanic ash

in the upper part

Typical profile
H1 - 0 to 17 inches.' gravelly ashy sandy loam
H2 - 17 to 32 inches.' very gravelly sandy loam
H3 - 32 to 60 ¡nches: very gravelly coarse sand

Propert¡es and qualities
S/ope: 5 to 15 percent
Depth to restictive featurc: Morc than 80 inches
Natural drainage class.' Somewhat excessively drained

- Capac¡ty of the most li m iti n g laye r to tran smit watet (Ksaf).' High ( 1 .98
to 5.95 in/h4

Depth to water tabre-' More than g0 inches
Frequency of flooding.' None
Frequency of ponding.' None
Ava¡lable water storage in profile: Low (about 5.0 inches)

lnterpretive groups
Land capab¡l¡ty classiñcation (irrigated): None specified
Land capabil¡ty classifrcat¡on (noniïigated) : 3e
Hydrologic Soil Group: A
Other vegetative classitication: Droughty Soils (G002XN402WA)

Data Source Information

Soil Survey Area: King County Area, Washington
Survey Area Data: Vers¡on 10, Sep 30,20f4

trstx Natu¡alResourcesf Conservation Service
Web So¡l Survey

National Cooperâlive Soil Survey
3120120't5

Page 1 of 1
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Mãp Unit Description: Everett gravelly sandy loam, 15 to 30 percent slopes--King County Area,
Washington

King County Area, Washington

EvD-Everett gravelly sandy loam, l5 to 30 percent slopes

Map Unit Setting
Nat¡onal map unit symbol: thml4
Mean annual precipifafion. 30 to 45 inches
Mean annual air temperafure. 50 degrees F
Frost-free per¡od: 180 days
Farmland classif¡cafion; Farmland of statewide importance

Map Unit Composition
Everett and sim¡lar soj,Tsi 100 percent
Estimates are based on observations, descriptions, and transects ofthe

mapunit.

Description of Everett

Sett¡ng
Landform: Terraces
Parent material: Glacial outwash with a component of volcanic ash

in the upper part

Typical profile
H1 - 0 to 17 inchesi gravelly ashy sandy loam
H2 - 17 to 32 inches: very gravelly sandy loam
H3 - 32 to 60 ¡nches: very gravelly coarse sand

Propert¡es and qualities
S/ope: 15 to 30 percent
Depth to restr¡ct¡ve feafure.- More than 80 inches
Natural drainage class. Somewhat excessively drained
Capacîty of the most lim¡t¡ng layerto transmit watet (Ksat): High (1.98

to 5.95 in/hr)
Depth to water tabre: More than 80 inches
Frequency of flooding: None
Frequency of pond¡ng: None
Available water storage in prof,/e: Low (about 5.0 inches)

lnterpret¡ve groups
Land capability classification (irrigated) : None specified
Land capab¡lity classif¡cation (nonirrigated): 4e
Hydrologic Soil Group: A
Other vegetat¡ve class¡f¡cat¡on: Droughty Soils (G002XN402WA)

Data Source lnformation

Soìl Survey Area: King County Area, Washington
Survey Area Data: Version 10, Sep 30, 2014

tßtx Naturål Resources

-- conservat¡onservice
Web Soil Survey

Nat¡onal Cooperat¡ve Soil Survey
3t20t2015
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CITY OF ISSAQUAII
MITIGATED DETERMINATION OF NONSIGNIFICANCE (MDNS)

Description of Proposal: Consîmct an assisted liviig memory care facility consisting of a one-story
45,000 SF building with 60 units on a 6.5 acre site. The proposed development includes 46 surface
parking spaces, landscaping, utility installation and street frontage improvements. There is a 1.2 acre

Cate gory II wetland located on the south portion of the site and a 75 -foot wetland buffer is required. The
proposal includes wetland buffer averaging; reducing the buffer by 3,026 SF to a minimum buffer width
of60 feet, and adding 3,393 SF ofbuffer replacement area. The site would be accessed from a driveway
off Issaquah-Fall City Road, approximately 300 feet southwest from the intersection with Highlands
Dnve NE.

Proponent: Cascadia Development, LLC
4120 Englewood Ave.
Yakima, WA 98908
Attn: Justin Younker

PermitNumber: SDP15-00001

Location of Proposal: South corner of SE Issaquah-Iall City Rd. and Highlands Dr. NE.

Lead Agency: City of Issaquah

I)etermination: The lead agency for this proposal has determined that it does not have a probable

significant adverse impact on the environment. An environmental impact statement is not required under

RCW 43.21C.030(2)(c). This decision was made after review ofa completed environmental checklist
and other information on file with the lead agency. This information is available to the public on request.

Comment/Appeal Period: This MDNS is issued under W AC 197 -11.-340(2) and 197-11-680(3Xa)vii.
There is a 21-day combined comment/appeal period for this determination, between August 20,2015
and September 10, 2015. Anyone wishing to coÍrÍrent may submit written comments to the
Responsible Official. The Responsible Official will reconsider the determination based on timely
comments. Any person aggrieved by this determination may appeal by filing a Notice of Appeal with the
Crty of Issaquah Permit Center. Appellants should prepare specific factual objections. Copies of the
environmental determination and other project application materìals are available from the Issaquah

Development Services Departmenl,ITT5 12th Avenue NW.

Appeals ofthis SEPA detendnation must be consolìdated with appeal ofthe underlying permit, per IMC
18.04.250.

Notes:

r) This threshold determination is based on review ofthe construction plans received Jwe26,20I5;
Wetland Repolt (Altmann Oliver Associates) dated 4pr1128,2014; Preliminary Detention and Water

Qualrty Analysis (Barghausen Engineers) dated October 15,2014; Traffic Impact Analysis (TENW)
daledJwe 24,2015; environmental checklist dated and received March 23, 2015; and other
documents in the file.

Issuance ofthis threshold determination does not constitute approval ofthe permit. The proposal

will be reviewed for compliance with all applicable City of Issaquah codes, which regulate
development activities, including the Land Use Code, Critical Area Regulations, Building Codes,

Clearing and Grading Ordinance, and Surface Water Design Manual.

2)
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Findings:

1. Critical Areas There is a 1.2 acre Category II wetland located on the south portion ofthe site. The
wetland is an isolated topographic depression and ìncludes a mix ofpalustrine forested, scrub-shrub,
and emergent plant communities. Category II wetlands with 16 habitat points require a 75-foot
wetland buffer plus a 15-foot building setback from the buffe¡. The proposal avoids direct wetland
impacts. Wetland buffer averaging is proposed; reducing the buffer by 3,026 SF to a minimum
buffer width of 60 feet, and adding 3,393 SF of buffer replacement area. The proposed buffer
averaging is consistent ',vith the City's Critical Areas Regulations; limiting buffer reductions,õuffer
averaging to 25o/o oî the standard buffer width and providing an equal buffer replacement area. The
north part ofthe wetland buffer adjacent to the development area and the buffer replacement area is
presently forested. The south wetland buffer area has fewer trees and is more suitable for wetland
buffer enhancement. The applicant shall enhance the wetland buffer at a 1 :1 ratio, an area equal to
lhe 3,026 SF buffer reduction area.

Final wetland buffer enhancement plans are required for approval by the Issaquah Development
Services Department (DSD) prìor to issuing construction permits. Final plans shall include a
planting plan and a 5-year monitoring/maintenance plan with performance standards for monitoring
success ofthe enhancement planting. The plans shall meet standards ofthe King County Critical
Areas Mitigation Guidelines for the planting density and monitorfurg performance standards.

2. Cultual Resources - There is an archaeological site present on the site that is protected under State
law (RCW 27.53). There has been an Archaeological Excavation Permit, issued by the Washington
State Depafiment ofArcheology and Historic Preservation (DAHP), for archaeological testing and
data recovery. A permit from the Washington State Department of Archeology and Historic
Preserwation (DAHP) shall be obtained under RCW 27 .53 lor archaeological monitoring of
construction, prior to issuance of construction permits. A professional archaeologist shall be onsite
during ground disturbance. The applicant shall consult with affected Tribes on appropriate content
and media for historic public education and/or afi element to be developed and installed on the
proj ect site.

3. Traffic - A Traffic Impact Study (TENW, June 24, 2015) was provided to estimate traffic trip
generation from the project, evaluâte the site access, and to address traffic impacts and mitigation
related to the development proposal. The study concludes the proposal would generate 186 weekday
daily trips, with 12 trips occurring during the weekday AM peak hour, and 20 trips during the PM
peak hour. The trip generation eslimate is based on the methodology included in the institute of
Transportation Engineers (ITE) Trip Generation Manual.

The City completed a system-wide transportation concurency assessment; modeling future planned
growth and the road improvements necessary to maintain the City's adopted level ofservice (LOS)
standards. Transportation impact fees were adopted to fund the road improvements (Ordinance
#2133, ellective Febntary 2,2015). Under the City's new concunency standards, individual
development applicâtions are not required to address their traffic impacts on the City's local street
system, provided a proposal is consistent with the growth assumptions previously evaluated in the
traffìc concunency model and the applicant pay traffic impact fees to fund the identified road
improvements. The subject proposal is consistent with the gowth assumptions in the trafhc
concurrency model. Therefore, the proposed development can withdraw trips from the "trip bank"
that was calculated for concurrency and can mitigate their traffic impacts by pa¡'ment of the traffic
impact fee. The traffic impact fee will be used by the City to fund transportation improvements
identified in the concurrency model and on the City's Transportation knprovement Program (TIP).
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4.

However, the concurency assessment doesn't address traffic operations and safety at the project site
driveway access or at non-concurrency intersections. The site would be accessed from a driveway
off Issaquah-Fall City Road, approximately 300 feet southwest from the intersection with Highlands
Drive NE. The traffic report evaluated the site access for level of service (LOS) and queuing, site
entering and stopping distance, and tum lane analysis. The analysis assumed turn movements from
the access drive would be restricted to rìght-in/rightout turns only.

The traffrc study concludes the site driveway would operate at LOS A in the AM peak and LOS C in
the PM peak. Intersection sight distance and stopping sight distance would meet applicable
standards. The traffìc study concludes no site access improvements, (i.e. inbound right-turn pocket
o¡ outbound acceleration lane) on Issaquah-Fall City Road are needed. The site access shall maintain
the City's adopted level of sewice (LOS) standard "D." The City will evaluate if an altemate
drìveway location is necessary or if channelization improvements on Issaquah-Fall City Road are
needed to maintain the LOS and safe access operations.

Bicvcle and Pedestnan Facilities - The Nexus Study for Bicycle and Pedestrian Facilities Mitigation
-Fees (Henderson Young & Company, December 10,2014) was adopted by the City Council,
Ordina¡ce lÐ733, effective February 2,2015. The study quantifies the direct impact ofnew
development on the cùrrent system ofbicycle and pedestrian facilitres and the additional demands
from future growth to maintain the adopted level of service. The report uses trip generation rates
based on the different land use tlpes to quantify the impacts of new development. It also identifies
16 specific bicycle and pedestrian projects that are needed to support the Ctty's level of service
standard. Pa)'ment of mitigation fees as determined in the study may satislr a development's
requirement to mitigate their project impacts on the level of se¡vice standard. Ifthe developer
doesn't voluntarily use the methodology and mitigation fees as determined in the report, the
developer may choose other methods to quantiry and mitigate their impact including conducting a
study of its impacts and identifuing altemate means of mitigating impacts to achieve the adopted
standards. The mitigation fee for assisted living facilities is presently $120.72lbed. The mitigation
fee will be assessed with issuance ofbuilding permits and the actual cost ofthe mitigation fee will be
the adopted fee in effect at the time ofpermit issuance. Applicant objectiors to the voluntary
payment should be made during the SEPA comment period.

Public Services - The proposal would have a potential impact on public services, including police
and general govemment buildings. IMC Chapfel3.74, Methods to Mitigate Development Impacts,
provides alternatives to mitigate for direct impacts ofproposed development. The City may approve
a voluntary pa1'ment in lieu of other mitigation. Rate studies for police facilities and general
govemment buildings are included in IMC 18.10.260 as the City's SEPA policy base. The rate
studies present the methodology and formulas for determining the amount of the mitigation fee
commensurate with the proposed land use and project impacts. The current mitigation fee is
$.04932lSF for general government and $0.13562/SF for the police mitigation fee. The mitigation
fee will be assessed with issuance ofbuilding permits and the actual cost ofthe mitigation fee will be
the adopted fee in effect at the time of permit issuance. Applicant objections to the voluntary
pal.rnent should be made during the SEPA comment period.

5.

Mitigation Measures: The Mitigated Determination of Nonsignificance is based on the check.list
received March 23, 2015 and supplemental information in the application. The following SEPA
mitigation measures shall be deemed conditions ofthe approval ofthe licensing decision pursuant to
Chapter 18.10 ofthe Issaquah Land Use Code. All conditions are based on policies adopted by reference
in the Land Use Code.
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3.

Responsible Ofäcial:

Position/Title:

Address/Phone:

Dale:8120/201.5

The applicant shall enhance the wetla¡d buffer at a 1 :1 ratio, an area equal to the 3,026 SF buffer
reduction area. Final wetland buffer enhancement plans are required for approval by the Issaquah

Development Services Department (DSD) prior to issuing construction permits. Final plans shall

include a þlanting plan and a 5-year monitoring/maintenance plan with performánce standards for
monitoring success ofthe enhancement planting. The plans shall meet standards ofthe King County

C¡itical Areas Mitigation Guidelines for the plantrng density and monitoring perfotmance standards.

A permit from the Washington State Department of Archeology and Historic Preservation (DAHP)

shall be obtained under RCW 27.53 for archaeological monitoring of construction, prior to issuance

of construction permits. A professional archaeologist shall be onsite during ground disturbance. The

applicant shall consult with affected Tribes on appropdate content and media for historic public
education and/or art element to be developed and installed on the project site.

The site access shall mahtain the City's adopted level of service (LOS) standard "D." The City will
evaluate if an altemate driveway location is necessary or if channelization improvements on

Issaquah-Fall City Road are needed to maintain the LOS and safe access operations.

The applicant shall mitigate for potential irnpacts on public sewices and bicycle ald pedestrian

facilities. The City may approve a voluntary pa)¡ment in lieu of other mitigation. The current

mitigation fee is $.04932lSF for general govemment, $0.13562/SF for the police mitigation fee, and
g 1 20 .72lbed for the bicycle/pedestrian facilities mitigation fee. The mitigation fees will be assessed

with issuance ofbuilding permits and the actual fee amount willbe the adopted fee ir effect ai the

tlme of permit issuance. Applicant objections to the voluntary palnnent should be made during the

SEPA comment penod. The applicant should pay the voluntary contributìon prior to issuance of
building permits.

Peter Rosen

Environmenta I Planner

P.O. Box 1 3O7-J¡saquah. WA 98027- I 307 (425) 837 -3094íÀ- r}.-l
Signâture: \Þ v n 

^.._ \$È.-¿o ,.--

Washington State Department of Ecology
Muckleshoot Indian Tribe
U.S. Army Corps of Engineers
Washinglon State Department of Fish and Wildlife
Washington State Department of Archeology and Historic Preservation (DAHP)
Issaquah Development Services Department

Issaquah Public Works Engineering and Parks and Recreation Depafiments
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Exhibit 5                              IMC 18.07 APPENDIX 2, DESIGN CRITERIA CHECKLIST 

Design Criteria Checklist 

Instructions: This checklist is used to review a project proposal’s consistency with the City’s design criteria for Level 0, 1, 2, 3, 4, 5 and 6 Review. 

This checklist information, provided by the Planning Director/Manager (Level 0, 1 and 2) or the Development Commission (Level 3, 5 and 6) or the 

Hearing Examiner (Level 4) to the applicant is intended to be clear direction on the conditions necessary for design approval of the project’s 

finalized application. It is understood that a Level 0, 1, 2 and 3 Review shall receive more detailed and specific direction provided by the Planning 

Director/Manager (Level 0, 1 and 2) or Development Commission (Level 3) regarding design criteria than a Level 5 or 6 Review due to the larger 

size and scope of a Level 5 Review. 

1.    Conditions of Approval. If the design criteria has not been addressed to the satisfaction of the Planning Director/Manager (Level 0, 1 

and 2) or Development Commission (Level 3 and 5) or Hearing Examiner (Level 4), clear written direction shall be identified as to how the 

project can meet the specific design criteria in the column titled “Conditions of Approval.” 

2.    Acceptable. If the design criteria has been addressed on the current site plan to the satisfaction of the Planning Director/Manager (Level 

0, 1 and 2) or Development Commission (Level 3, 5 and 6) or Hearing Examiner (Level 4), the date of that site plan shall be listed in the 

column “Acceptable” so that there is clear direction to the applicant for the final application. 

3.    N/A = “Not Applicable to this project.” 

Additional Criteria: Adopted photographs and a color system (Ord. 1983) exemplify and illustrate the written design criteria within this checklist and 

shall be considered in interpreting and applying the written criteria. Copies of these photographs and color system shall be kept on file at the City 

Planning Department and are available for public inspection during regular business hours. The photographs and the color system are part of this 

checklist for interpreting and applying the written criteria. 
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A. Site Layout and Overall Design Concepts 

1. Building Location: Building locations and their 

orientation to one another provide for 

pedestrian/people areas such as courtyards, 

plazas, pocket parks, etc. 

 

Staff comments: The building is oriented to the 

corner of the intersection and retains the existing 

wetland on site.  Additionally, where possible, trees 

are being retained on the property adjacent to the 

trail on the east side of the property. 

  3-23-15   

2. Energy Efficient Design: The project is oriented to 

receive maximum winter sun benefit and uses 

architectural features and/or landscaping to 

screen summer sun. 

 

Staff comments: The courtyard is south facing and 

is ideally oriented to take advantage of the winter 

sun. 

  3-23-15   
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3. Functional Site Design: Design and layout of the 

buildings, parking areas, pedestrian areas, 

landscape and open areas are conducive to the 

existing topography and existing features of the 

site. Parking areas are designed so that they 

function well with the overall site design; for 

instance, parking areas provide safe and efficient 

nonmotorized movement, and traffic flow is 

predictable within the designated parking areas 

and driveways. 

1. Non-motorized movement within the 

parking area shall include the provision of a 

continuous walkway from on at least one 

side of parking lot aisles that do not contain 

angle parking per 18.07.080.  Currently 

there are not enough walkways proposed to 

meet this requirement.  

2. Walkways shall be physically separated from 

vehicular areas by grade, landscaping strips, 

berms, barriers, curbs or similar means 

providing pedestrian visibility and consistent 

with ADA access.  

3. Additionally, curbs located within the 

emergency vehicle clear zone shall be rolled, 

instead of vertical. 

4. The loading space shall incorporate a 

maneuvering space of not less than fifty-two 

(52) feet in length shall be provided adjacent 

to the loading dock; this maneuvering space 

shall not include any area designated for off-

street parking storage or trash dumpsters. 

6-26-15   
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4. Lighting: 

  a. Lighting standards and fixtures are of a design 

and size compatible with the general character of 

the building and adjacent areas, including other 

lighting standards/fixtures. Design compatibility 

includes the following lighting standard/fixture 

characteristics: architectural style, 

standard/fixture color, light color, decoration, 

material, placement, texture and shape. 

1. Lighting standards and fixtures shall comply 

with Appendix 2 of the Issaquah Municipal 

Code, section 4.   

2. The placement of some lights within the 

emergency vehicle clear zone may need to 

be relocated or the height of the pole and  

fixture shall be 14 feet in height to maintain 

clearance from emergency vehicles. 

 
 

  b. Lighting complies with IMC 18.07.107, Outdoor 

lighting. 

1. The lighting levels currently proposed do not 

fully meet the code requirements.  The 

lighting within the parking area is limited to 

5 foot candles, except at the beginning 

boundary of the critical area buffer is limited 

to 0.3 footcandles.  The minimum lighting 

levels for common areas, including the 

courtyard and walkway is 0.3 footcandles.  

The lighting levels within the parking and 

common areas shall meet the code 

requirements.   
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2. The lighting levels proposed adjacent to the 

critical area buffer appear to meet the code 

requirements.   

3. All lighting will be reviewed for compliance 

with building permit submittal. 

5. Natural Setting – Views: The relationship of the natural setting of the valley and surrounding mountains is used to enhance the 

overall design and layout of the plan in the following ways: 

  a. Hillside Design: Structures built on hillsides 

are designed so that they blend into the 

hillside to minimize their visible impact to 

surrounding areas. The ridgeline of the 

hillside is not broken by any structures, 

lighting standards/fixtures, or loss of 

vegetative cover. Methods to integrate the 

structure into the hillside include: height 

control; colors that are muted instead of 

brilliant or bright colors; maintenance of 

existing trees to the greatest extent 

possible; and/or other appropriate 

methods. 
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  b.   Primary Views: Public views of Mount 

Rainier, Cougar, Squak and Tiger Mountains 

are not blocked; for example, the view of 

Mount Rainier from Rainier Blvd. and the 

railroad ROW pathway should remain 

unobstructed. 

 

Staff comments: Trees that are being retained on 

the ease edge of the property are mature and will 

block views.  The building as proposed is one-story 

and will not impact views from adjacent 

properties.  Due to the critical area on site, all 

vegetation and trees within the critical area will be 

protected and will not change the existing 

conditions. 

  3-23-15   

6. Existing Vegetation/Topography Features: 

Existing vegetation, topography and other features 

of the site are preserved and integrated into the 

overall site design. Suitable existing vegetation 

shall be preserved, and measures to assure its 

preservation shall be provided. 
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Staff comments: A preliminary tree preservation 

plan was part of the project information reviewed.   

Tree retention requirements apply only to the 

developable site area, or the area on site that does 

not include a critical area or its buffer.  All 

vegetation in the critical area and buffer are 

required to be retained and protected.  The 

proposal exceeds the tree retention requirements. 

7. Historical/Cultural Landmarks: Historical and 

cultural landmarks, and Issaquah Treasures (as 

adopted by Resolution 93-15) are preserved and 

integrated into the overall site design. 

    

 

B. Landscape Design and Use of Plant Materials 

1. Design Elements: Architectural screens, fountains, 

and pavings of wood, brick, stone, gravel and/or 

other similar methods and materials are used in 

conjunction or combination with plant materials 

(or in place of plant materials where planting 

opportunities are limited). 

1. The trash enclosure is required landscape 

screening on the north side of the proposed 

enclosure per the code.  The walkway 

proposed adjacent to the enclosure will 

need to be shifted three (3) to five (5) feet 

to allow for a Type 1 screen in between the 
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enclosure and the pedestrian pathway.   

2. The type of landscape screen required is a 

Type 1 Dense Year-Round Sight Barrier and 

the proposed white rock rose will not 

sufficiently provide a Type 1 screen.  A type 

1 screen shall be a combination of 

approximately 70% evergreen trees backed 

by a 100% sight-obscuring fence softened 

or accented with landscaping.   

3. Chain link is not compatible with the site 

design or building architecture, so another 

fence style shall be chosen that 

complements the character of this 

development.  A new fence material shall 

be chosen for the trash enclosure fence and 

fence at the edge of the parking lot.  

4. Courtyard fence shall be compatible with 

the site design and building architecture as 

well. 

2. Design Unity: Unity of design is achieved through 

repetition of certain plant varieties and other 

  3-23-15   
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materials and by correlation with adjacent 

developments. 

 

Staff comments: The applicant is proposing a mix 

of native trees and vegetation that blend in with 

the retained tree stands.  Additionally, the 

proposed flowering deciduous trees will provide 

seasonal color. 

3. Enhanced Design: 

  a.   The landscape design of the site strengthens 

vistas and important focal points, provides for 

both solar exposure and shading where 

desirable, and retains significant existing 

vegetation. 

 

Staff comments: The landscape elements are 

primarily used to inject greenery and shade within 

the surface parking lots and courtyard and provide 

texture to the façades the building.  

  3-23-15   

  b.   Trees and shrubs are planted in parkways or  3-23-15   
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paved areas where building sites limit 

plantings. 

  c.   Parking areas and traffic ways are enhanced 

with landscaped areas that contain trees and 

tree groupings (see also “Nonmotorized and 

Vehicular Areas – Design – Parking Areas”). 

  3-23-15   

4. Usable Open Space Design: The usable open space 

includes significant areas which have aesthetic 

value and/or value for recreational purposes and is 

easily accessible to the users of the development 

and to the general public (in cases where the open 

space has been dedicated), unless this guideline 

conflicts with the purpose and intent of the critical 

areas regulations. 

 

Staff comments: An open air courtyard is proposed 

to be located in the center of the building and will 

be accessible to all residents and employees in the 

facility.  The courtyard facilities have controlled 

access, secured by a fence.  

  3-23-15   
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5. Plant Materials – Selection: 

  a.   Appearance/Maintenance: Plant materials are 

selected for their structure, texture, and color 

as well as their ultimate growth and ease of 

maintenance. 

 

Staff comments: The plant materials proposed 

have a compatible structure with site and building 

design with . 

  3-23-15   

  b.   Noxious or Destructive: Plant materials used 

for landscaping purposes are not destructive to 

sewer or water systems, sidewalks, building 

foundations or any other structure or utility. 

Noxious weeds and other plant materials 

including purple loosestrife and invasive 

species of ivy are not utilized in landscape 

planting plans. 

 

Staff comments: A detailed analysis of the 

landscape design and plant materials for 

Plant materials and planting locations must be 

shown in conjunction with locations of utility 

lines as part of the Landscape Plans to be 

submitted with Construction drawings. 

Landscape Plans must show how proposed plant 

materials and planting locations comply with 

Sec.5b of Appendix 2, Design Criteria, of the 

Issaquah Municipal Code. 
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compliance with this requirement cannot be 

completed at the Master Site Plan review phase 

because the construction drawings for the utility 

lines have not been developed. 

  b. Safety: Alder trees, cottonwood trees or 

other trees that typically grow very quickly, 

have weak trunks and branches and are 

prone to falling are not proposed for 

planting in parking areas, next to buildings 

or other structures or in any pedestrian-

oriented area. Tree selection and 

placement should not diminish required 

outdoor lighting illumination of the 

intended pedestrian areas and parking lots. 

Tree selection and placement may be used 

to screen lighting from adjacent properties 

or downgrade viewing. 

Trees located near the entrance to the 

development shall be evaluated based on sight 

distance and may be required to be removed 

from areas impacting vehicle sightlines.  

Additionally, tree locations will be evaluated 

based lighting levels to ensure the location of 

the tree does not diminish the required outdoor 

lighting illumination of the intended pedestrian 

areas and parking lot. 

   

C. Design Harmony and Compatibility 

1. Accessory Structures: Street furniture, mailboxes, 

kiosks, lighting standards/fixtures, and accessory 

Chain link is not compatible with the site design 

or building architecture, so another fence style 
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structures located on private property, public ways 

and other public properties are designed as part of 

the architectural concept of the building and 

landscape design. 

shall be chosen that complements the character 

of this development.  Also refer to B. Landscape 

Design and Use of Plant Materials, 1. Design 

Elements above in this checklist. 

2. Building Materials/Components: 

  Scale: Building components, such as windows, 

doors, eaves, parapets, and signage have the same 

proportions, scale and relationship to one another. 

Building materials shall incorporate fire protection 

and emergency services access. 

 

Staff comments:  

Building components, including windows, doors, 

eaves and building modulation are in proportion to 

one another and incorporate fire protection and 

emergency service access.    

  3-23-15   

  b. Durability/Maintenance: Materials and finishes 

are selected for their durability and wear. Proper 

measures and devices are incorporated for 

protection against the elements, neglect, damage, 

  3-23-15   
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and abuse. Configurations that tend to catch and 

accumulate debris, leaves, trash, and dirt should 

not be used.  

 

Staff comments:  At this stage of concept design, 

no detailed information is available to determine 

whether there are areas or parts of the building 

that will accumulate debris, leaves, trash or dirt. 

However, the applicant has their own operational 

requirements that will ensure this. 

3. Compatibility: The proposed development is 

designed and oriented to be compatible with 

existing permitted land uses adjacent to the site 

and with the surroundings, both manmade and 

natural. Elements influencing compatibility include 

but are not limited to color, signage and lighting, 

size, scale, mass, and architectural style and 

design. 

 

Staff comments:   The proposed building materials 

include natural colors and stone that reflect 

  3-23-15   
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craftsman style commonly found throughout the 

region and will blend in with the retained trees on 

the east side of the property.  The sprawling 

footprint of the building is meant to minimize its 

impact to the wetland and retained trees. The 

proposed single-story building is under the 

maximum height allowed.  Lighting is compatible 

with building design.   

 

Adjacent to the site are a combination of one-story 

single family homes and two-story attached 

townhomes.  The proposed building design is 

compatible with the surrounding development.   

4. Design Components:      

  a.  Colors: Bright and/or brilliant colors are used 

only minimally for accent. 

 

Staff comments:   A light forest green with  off 

white accents, two neutral shades, are the 

predominant colors used for the exterior of the 

  3-23-15   
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Stone veneer with various hues of brown and red 

color is used to add interest to the façade, is 

applied on full walls and half walls.  

  b. Modulation: Modulation has been incorporated 

in the overall design to reduce the bulk and mass 

of the building(s). 

 

Staff comments:   The building is well-modulated, 

as shown in the perspective drawings.  Modulation 

techniques used include recessing walls and using 

different materials to break up the facades into 

multiple horizontal planes. Windows are present at 

regular intervals as shown on the elevations. 

  3-23-15   

  c. Facade: Articulate the different parts of a 

building’s facade by use of color, arrangement of 

facade elements, or a change in materials. 

 

Staff comments:  Most of the building façade is 

articulated using windows and 3 different textures 

and materials: stone, shingle siding, batten board, 

  3-23-15   

P
age 108 of 125



SDP15-00001 Fieldstone Memory Care      

  17 

 APPENDIX 2, DESIGN STANDARDS Conditions of Approval Acceptable N/A 

metal and fiberboard on every façade. 

  d. Ground Level: Avoid blank walls at the ground 

level. Utilize windows, trellises, wall articulation, 

arcades, changes in materials, or other features. 

Staff comments: Windows, wall articulation, 

differing materials and landscaping are used to 

avoid blank walls at the ground level.  

 3-23-15   

  e. Large Structures: Large dominating structures 

should be broken up by creating horizontal 

emphasis through use of trim, adding windows or 

other ornamentation, use of colors, and landscape 

materials. 

Staff comments:  See staff comments for 

“Modulation” above also. 

  3-23-15   

  f. Corporate Style: The use of standard 

“corporate” architectural style associated with 

chain-type business is strongly discouraged. 

   

  

5. Signage:   Signs shall be permitted separately. 
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  a. Architectural Element: Every sign is designed as 

an integral architectural element of the building 

and site to which it principally relates; lighting of 

signage is compatible with the architectural 

character of building; and is compatible with signs 

on adjoining premises. 

    

 

  b. Graphic Elements: Graphic elements are held to 

the minimum needed to convey the sign’s major 

message and are composed in proportion to the 

area of the sign face. 

    

 

  c. Materials: The colors, materials, and lighting are 

held to the minimum needed to convey the sign’s 

major message and are composed in proportion to 

the area of the sign face. 

    

 

  d. Scale/Proportion: Every sign is of compatible 

scale and proportion in design and visual 

relationship to buildings and surroundings. 

    

 

6. Transition:      P
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  a. The proposed development transitions well with 

adjoining, permitted land uses through 

architecture and landscaping in conformance 

with allowable setbacks. 

Staff comments:  

See previous staff comments on “Compatibility.” 

  3-23-15   

  b. Conflicting Architectural Styles: In applicable 

cases, structures are made compatible with 

adjacent buildings of conflicting architectural 

styles by such means as screens and site breaks, 

or other suitable methods and materials. 

 

Staff comments: The proposed building style is 

compatible with adjacent buildings.  See also 

previous staff comments on “Compatibility” 

 3-23-15   

7. Projects with Multiple Structures: Variable siting 

of individual buildings, heights of buildings, 

building modulation or other methods are used in 

order to prevent monotonous design. 

   

  

D. Nonmotorized and Vehicular Areas      
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1. Barrier-Free: The location of the handicap access 

ramp is in close proximity to designated parking 

space(s). 

 

Staff comments:  The International Building Code 

ADA requirements will ensure this standards is 

met.  

  3-23-15   

2. Circulation/Trail Access: Linkages for safe 

circulation for pedestrians and bicycles are 

provided within the site, and connect adjoining 

existing or proposed sidewalks and bicycle paths. 

Developments, including single family subdivisions, 

maintain trail access to existing and established 

trails through dedication of public easements. 

A perimeter building walkway is proposed in 

addition to a walkway from the front entrance 

to the sidewalk located at the intersection of 

Issaquah Fall City Rd. and Highlands Dr. 

providing access to the King County trail along 

Highlands Dr.   However, non-motorized 

movement within the parking area shall include 

the provision of a continuous walkway from on 

at least one side of parking lot aisles that do not 

contain angle parking per 18.07.080.  Currently 

there are not enough walkways proposed to 

meet this requirement. 

   

3. Design – Parking Areas: Vehicle parking areas are   3-23-15   P
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designed into the project in a manner that screens 

the majority of the parking area from both the 

public and the building occupants. Methods for 

limiting the visibility of the parking area to the 

surrounding area include: orienting parking areas 

away from building and pedestrian areas; placing 

the building adjacent to the main roadway, with 

parking behind the building; screening parking 

areas with intensive landscape barriers which 

provide solid screening during all seasons; using 

wooden fencing, berms or other solid method of 

screening; and/or other creative means. 

 

Staff Comments:  A Type 1 landscape screen has 

been provided for the parking area adjacent where 

the parking lot is adjacent to the street. 

4. Public Access – Adjacent to Site: In areas where 

lakes, parks and scenic or shared use corridors and 

other recreational areas are adjacent to the 

project boundaries, public access is encouraged 

and enhanced in an environmentally sensitive 

 3-23-15   
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manner beyond the predevelopment status. 

 

Staff Comments:  Two walkways on site connect to 

the sidewalk on Issaquah-Fall City Rd.  One of 

those walkways connect to the sidewalk located at 

the intersection of Issaquah Fall City Rd. and 

Highlands Dr. providing access to the King County 

trail along Highlands Dr. 

5. Public Access – Within Site: In nonresidential 

projects, provisions are made for public access to 

any lakes and to scenic corridor areas within a site. 

The access is environmentally sensitive in design. 

   

  

6. Trail and Nonmotorized Facility Design: 

Pedestrian and bicycle paths are designed to limit 

conflicts between motorized and nonmotorized 

modes, by providing a separated walkway system, 

bicycle facilities, permanent markings, and other 

methods. Trails or other nonmotorized facilities 

should use features such as setbacks, landscaping, 

fencing, grade separation, and sight lines to 

1. Non-motorized movement within the 

parking area shall include the provision of a 

continuous walkway from on at least one 

side of parking lot aisles that do not contain 

angle parking per 18.07.080.  Currently 

there are not enough walkways proposed to 

meet this requirement.   

2. Walkways shall be physically separated from 
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maximize the privacy provided to any adjacent 

single family homes. 

vehicular areas by grade, landscaping strips, 

berms, barriers, curbs or similar means 

providing pedestrian visibility and consistent 

with ADA access. 

7. Transition of Design Elements and Amenities:The 

site plan provides a desirable transition in relation 

to the streetscape, including adequate planting, 

safe nonmotorized movement, and parking areas.  

 See “Trail and Non-motorized Facility Design” 

above. 

   

E. Service and Storage Areas 

1. Screening – Service Yards and Outdoor 

Storage: Service yards, machinery storage, other 

storage areas, dumpster/recycling areas and other 

places which tend to be unsightly are screened 

through the use of walls and/or fencing of solid 

material, softened or accented by plantings. The 

height of the walls/fencing shall be six (6) feet in 

height, or at least the height of the items to be 

screened. Screening will be effective in both 

winter and summer. For example, in the IC zone, 

although both would be softened by plantings, a 

1.  The trash enclosure is required landscape 

screening on the north side of the 

proposed enclosure per the code.  The 

walkway proposed adjacent to the 

enclosure will need to be shifted three (3) 

to five (5) feet to allow for a Type 1 screen 

in between the enclosure and the 

pedestrian pathway.   

2. The type of landscape screen required is a 

Type 1 Dense Year-Round Sight Barrier and 

the proposed white rock rose will not 
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six (6) foot solid fence/wall may be preferable to a 

twelve (12) foot solid wall/fence which completely 

screens heavy machinery since the adjacent uses 

could be “intensive commercial” as well. 

  

sufficiently provide a Type 1 screen.  A type 

1 screen shall be a combination of 

approximately 70% evergreen trees backed 

by a 100% sight-obscuring fence softened 

or accented with landscaping.   

3. Chain link is not compatible with the site 

design or building architecture, so another 

fence style shall be chosen that 

complements the character of this 

development.  A new fence material shall 

be chosen for the trash enclosure fence and 

fence at the edge of the parking lot. 

4. Per IMC 18.12.130.D, all mechanical 

equipment areas, except at the access 

areas for the utility boxes, shall be screened 

from view of the public right-of-way 

through the use of hedges or fencing on all 

sides.  While not shown in the preliminary 

plans, all mechanical equipment shall be 

screened as required by the code. 

2. Screening – Mechanical Equipment: Mechanical Mechanical equipment is required to be    P
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equipment is completely screened. Screening will 

be effective in both winter and summer. Examples 

of mechanical equipment include electrical 

transformer pads and vaults, communication 

equipment, and other utility hardware on roofs, 

grounds or buildings. 

screened per IMC 18.12.130  

 And requires a Type 1 landscaping a minimum 

of five (5) feet wide). 

3. Screening – Display Areas: Outdoor display areas 

for vehicles, other equipment for sale or rent, or 

live plant material are landscaped in a manner that 

breaks up the mass of pavement or displayed 

items but need not be landscaped to have the 

same screening effect required for a service or 

storage area. 
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I. SEPA 

1. The applicant shall enhance the wetland buffer at a 1:1 ratio, an area equal to the 3,026 SF buffer 

reduction area. Final wetland buffer enhancement plans are required for approval by the Issaquah 

Development Services Department (DSD) prior to issuing construction permits. Final plans shall 

include a planting plan and a five (5) year monitoring/maintenance plan with performance standards 

for monitoring success of the enhancement planting. The plans shall meet standards of the King 

County Critical Areas Mitigation Guidelines for the planting density and monitoring performance 

standards. 

2. A permit from the Washington State Department of Archeology and Historic Preservation (DAHP) 

shall be obtained under RCW 27.53 for archaeological monitoring of construction, prior to issuance 

of construction permits. A professional archaeologist shall be onsite during ground disturbance. The 

applicant shall consult with affected Tribes on appropriate content and media for historic public 

education and/or art element to be developed and installed on the project site. 

3. The applicant shall mitigate for potential impacts on public services and bicycle and pedestrian 

facilities. The City may approve a voluntary payment in lieu of other mitigation.  The mitigation fees 

will be assessed with issuance of Building Permits and the actual fee amount will be the adopted fee 

in effect at the time of permit issuance. The applicant should pay the voluntary contribution prior to 

issuance of building permits. 

 

II. DESIGN STANDARDS (IMC Appendix 2, Design Criteria Checklist) 

A.  Site Layout and Overall Design Concepts  

1.  Building Location: no conditions 

2.  Energy Efficient Design: no conditions 

3.  Functional Site Design:  

4. Non-motorized movement within the parking area shall include the provision of a continuous 

walkway from on at least one side of parking lot aisles that do not contain angle parking per 

18.07.080.  Currently there are not enough walkways proposed to meet this requirement.  

5. Walkways shall be physically separated from vehicular areas by grade, landscaping strips, berms, 

barriers, curbs or similar means providing pedestrian visibility and consistent with ADA access. 

Where pedestrian paths cross the parking cross aisles, the path should use an alternative material 

(e.g. concrete), pattern, or be raised (e.g. speed table), and use truncated domes to notify persons 

with physical limitations that they are crossing a vehicular route. City Street Standards T-37, Typical 

Crosswalk Strip for Decorative Pavement, is an acceptable crosswalk treatment. 

6. Additionally, curbs located within the emergency vehicle clear zone shall be rolled, instead of 

vertical. 

7. The loading space shall incorporate a maneuvering space of not less than fifty-two (52) feet in length 

shall be provided adjacent to the loading dock; this maneuvering space shall not include any area 

designated for off-street parking storage or trash dumpsters. 
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8. Maximum standard parking stall sizes shall be nine (9) feet wide by twenty (20) feet long and 

compact stalls shall be nine (9) feet wide by fifteen (15) feet long.  Wheelstops shall be positioned 

eighteen (18) inches into the parking stall.  As an alternative to the wheelstop, the applicant may 

extend the landscape eighteen (18) inches into the parking stall, so that cars may overhang the 

landscaping.  Most regular and compact stall sizes shown are too long and will need to be revised 

with the building permit. 

4.  Lighting: 

9. The applicant shall submit a lighting plan and site photometric measurements with the Landscape 

Plan and Site Work Permit. The lighting plan shall comply with the requirements in IMC 18.07.107, 

Outdoor Lighting. The lighting plan shall include: 

 identification of specific lighting areas as required by the IMC; 

 lighting type, including product specification sheets or representative photos of lighting 

fixtures proposed; 

 lighting photometrics for the entire site; 

 location, spacing and height of light fixtures in relation to trees, walkways and parking 

areas; and 

 provisions to minimize glare and light spillover onto nearby properties.  

10. Light fixtures locations and clearance dimensions from parking spaces, trees, walkways and 

emergency access shall be shown on the Site Work Permit and the Landscape Permit plans. Light 

fixture product specifications must be provided with the landscape plan submittal and all light 

fixtures shall be of a high quality material. 

11. The lighting levels currently proposed do not fully meet the code requirements.  The lighting within 

the parking area is limited to 5 foot candles, except at the beginning boundary of the critical area 

buffer is limited to 0.3 footcandles.  The minimum lighting levels for common areas, including the 

courtyard and walkway is 0.3 footcandles.  The lighting levels within the parking and common areas 

shall meet the code requirements.   

5.  Natural Setting – Views: no conditions 

6.  Existing Vegetation/Topography Features: no conditions 

7.  Historical/Cultural Landmarks: no conditions 

B.  Landscape Design and Use of Plant Materials 

1.  Design Elements 

12. The trash enclosure is required landscape screening on the north side of the proposed enclosure per 

the code.  The walkway proposed adjacent to the enclosure will need to be shifted three (3) to five (5) 

feet to allow for a Type 1 screen in between the enclosure and the pedestrian pathway.  The type of 

landscape screen required is a Type 1 Dense Year-Round Sight Barrier and the proposed white rock 

rose will not sufficiently provide a Type 1 screen.  A type 1 screen shall be a combination of 

approximately 70% evergreen trees backed by a 100% sight-obscuring fence softened or accented 

with landscaping. 
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13. Chain link is not compatible with the site design or building architecture, so another fence style shall 

be chosen that complements the character of this development.  A new fence material shall be 

chosen for the trash enclosure fence and fence at the edge of the parking lot.  

14. Courtyard fence shall be compatible with the site design and building architecture as well. 

2.  Design Unity:  no conditions 

3.  Enhanced Design: no conditions 

4.  Usable Open Space Design: no conditions 

5.  Plant Materials – Selection:  

15. Plant materials and planting locations must be shown in conjunction with locations of utility lines as 

part of the Landscape Plans to be submitted with the Site Work Permit. Landscape Plans must show 

how proposed plant materials and planting locations comply with Sec.5b of Appendix 2, Design 

Criteria Checklist, of the Issaquah Municipal Code (Exhibit 5). 

16. Trees located near the entrance to the development shall be evaluated based on sight distance and 

may be required to be removed or relocated from areas impacting vehicle sightlines and emergency 

vehicle clearance.  Additionally, tree locations will be evaluated based lighting levels to ensure the 

location of the tree does not diminish the required outdoor lighting illumination of the intended 

pedestrian areas and parking lot. 

C. Design Harmony and Compatibility 

1.  Accessory Structures:  no conditions 

2.  Building Materials/Components – Refer to Construction Conditions 12 through 14 

3.  Compatibility: no conditions 

 Building Mass and Architectural Design 

 Noise 

 Lighting 

4.  Design Components: no conditions 

a.  Colors 

b.  Modulation 

c.  Façade 

d.  Ground level (blank walls) 

e.  Large Structures (Modulation) 

5.  Signage 

17. The proposed colors, material and design of signs shall be complementary or compatible with the 

design and architecture of the new facility.  

18. Signs shall be permitted separately according to IMC 18.11. 

6.  Transition:  no conditions  

D.  Nonmotorized and Vehicular Areas 
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1.  Barrier-Free – Refer to Construction Condition 5 

2.  Circulation/Trail Access – Refer to Construction Conditions 4 and 5 

3.  Design – Parking Areas 

19. Locate trees in parking lots to ensure their protection at maturity.  This may mean repositioning 

trees, providing tree protection, and/or another solution. Final location of trees in parking lots will be 

reviewed with the Site Work Permit.  

20. The proposed loading spaces for delivery trucks shall be reconfigured to provide maneuvering space 

of at least fifty-two (52) feet. The revised configuration for the loading area should also take into 

consideration visual screening of the loading spaces from Evans Street. A 20-foot lane must be kept 

clear for fire truck access at all times.  

21. Loading spaces shall be marked and signed accordingly. 

4.  Public Access – Adjacent to Site:  no conditions 

5.  Public Access – Within Site: no conditions 

6.  Trail and Non-motorized Facility Design:  no conditions 

7.  Transition of Design Elements and Amenities: no conditions 

E. Service and Storage Areas 

1.  Screening – Trash Enclosure:  See Conditions 11 and 12 

2.  Screening – Mechanical Equipment 

22. The height of rooftop mechanical screening shall be at least equivalent to the height of the tallest 

mechanical equipment. Section details showing the mechanical equipment and the architectural 

screen dimensions, materials and colors, must be provided with the Building Permit plans.  

23. Ground mounted mechanical and electrical utility boxes shall be screened in accordance with the 

requirements of IMC 18.12.130.D. While not shown in the preliminary plans, all mechanical 

equipment shall be screened as required by the code.  Mechanical equipment may be required to be 

and requires a Type 1 landscaping a minimum of five (5) feet wide.  Access doors for large utility 

boxes shall not face high traffic pedestrian areas and public right-of-way. Ground- mounted 

mechanical and electrical utility boxes should be clustered together to the extent possible and 

screened with a fence and/or Type 1 landscape screening.    Mechanical and electrical utility boxes 

should be located as far back from pedestrian paths and provided with adequate space for landscape 

screening.   Final locations, sizes and types of mechanical and electrical utility boxes, including those 

to be installed in the public right-of-way, shall be shown graphically - with adequate notation 

regarding their heights, sizes and materials - on the Utility Permit and Landscape Permit plans. 

Approval of Site Work and Landscape permits will be contingent on meeting the requirements of IMC 

18.12.130.D.  
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III. UTILITIES AND FIRE  

24. Fire flow calculations shall be submitted as part of the Site Work Permit. The project shall 

demonstrate that water supply is adequate to meet fire flow requirements.  

25. The placement of some lights within the emergency vehicle clear zone may need to be relocated or the 

height of the pole and fixture shall be 14 feet in height if within the emergency vehicle clear zone to 

maintain clearance from emergency vehicles. 

26. The above referenced conditions will be reviewed by the City of Issaquah Development Services 

Department and approved with the Site Work Permit prior to construction.  

 

IV. LANDSCAPING and TREES 

28. In accordance with IMC 18.12.160(B), in order to insure that all plant materials used in landscapes 

shall be maintained in a healthy and growing condition, a cash deposit worth fifty (50) percent of the 

value of the landscaped plant material, cost of labor, irrigation and materials shall be posted with 

the City prior to receipt of a temporary or final Certificate of Occupancy.  The cash deposit will be 

returned to the applicant in three (3) years if the plants remain in a healthy growing condition and 

have achieved full coverage.  The Planning Director/Manager may accept other suitable security as 

permitted in Chapter 18.04. 

29. All of the trees to be preserved that are shown within the “Limits of Construction” will be signed and 

shall have protective chain link fencing installed around them prior to and throughout construction.   

30. All compact and accessible parking stalls shall be appropriately labeled in the Landscape Plans. 

31. All vegetation is required to be planted and maintained so that no plant material or runoff of 

irrigation water and fertilizers will be diverted into the critical areas or their associated buffers.  

32. A final tree preservation plan demonstrating how the project complies with the Tree Preservation 

provisions of the Issaquah Municipal Code sections 18.12.1370-18.12.1390 and 18.12.141 shall be 

submitted with the Site Work Permit. 

 

V. CONSTRUCTION REVIEW  

33. Landscape Permit is required to be submitted prior to approval and issuance of the Building Permit 

associated with the project. The Landscape Permit plans shall demonstrate how the proposed 

landscape design, planting areas, plant types and site improvements meet the minimum standards 

established in IMC 18.12. The plans shall be drawn to scale and contain the information identified in 

IMC 18.12.050.B, Content at a minimum and comply with the submittal requirements in IMC 

18.12.050.A.  

34. The NGPE for the wetland and buffer shall be recorded prior to the issuance of a Building Permit. 
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