
[image: image1.wmf]
Metropolitan King County Council
 Committee-of-the-Whole
Staff Report

	Agenda Item No.:
	4
	Name
	Rick Bautista

	Ordinance No.:
	2002-0300
	Date:
	July 15, 2002

	Attending:
	Stephanie Warden, ORPP

Bill Hoffmann, City of Issaquah

Judd Kirk, Issaquah Highlands
	
	


SUBJECT:   
An ordinance that amends the three-party Grand Ridge Joint Agreement (Agreement) governing the Issaquah Highlands development.
BACKGROUND:  

The Issaquah Highlands project is contained on 2,194 acres north of Interstate 90.  The project area is located both within the City of Issaquah and unincorporated King County.  The project is planned and designated for a variety of urban, rural, and open space uses and is being constructed in phases.  

The original three-party Grand Ridge Joint Agreement (Agreement) was signed by King County, the City of Issaquah, and Grand Ridge Partnership and Glacier Ridge Partnership (The Partnerships) in June 1996.  
The overall goal of the Agreement is promote growth management and planning objectives by:  

· facilitating the provision of reasonably priced housing, innovative and sensitive land development with clustering, sensitive area preservation and extensive areas of contiguous natural open space, assuring implementation of efficient major infrastructure improvements and appropriate impact mitigation; 

· establishing creative solutions for housing, water conservation, and traffic demand management; and 

· allowing for a creative mix of residential and commercial uses that further sustain area-wide economic vitality of the community.

The following specific details of the original Agreement are noted for the purpose of providing necessary context for the amendments proposed by this ordinance:

· The Partnerships conveyed by conservation easements and deeds,  a total of 1,521 acres of permanent open space (1,418 acres passive open space and 103 acres active open space).  The 1,418 acres of passive open space is divided between the county and city, approximately 1404 acres and 174 acres, respectively.  The total 103 acres of active open space is located within the City.
· A 330-acre “Southeast Rural Area”, located in the unincorporated King County portion of the project, was designated to allow up to 40 rural residential units and development was to occur using specified development standards, including impervious surface and clearing area limits.  The Southeast Rural area contains approximately 180 acres of the permanent passive open space noted above.  
· The entire Issaquah Highlands project, when fully developed, will provide a mix of uses including up to:

· 3,250 residential units, 
· 2,950,000 square feet of commercial, and
· 425,000 square feet of retail uses.  
· The urban development (all within the city of Issaquah) is phased based on the completion of various road improvements.

At the same time the Agreement was signed, the parties entered into a Master Transportation Financing Agreement (MFTA) as a private-public partnership to implement area-wide transportation improvements.  
The MTFA provides for the following (Note: All three of these road improvements are under construction):

· King County will develop the North Sammamish Plateau Access Road (SPAR) to access I-90,

· The Partnership will build the South SPAR to access the freeway, and

· Both parties are to work with the Washington State Department of Transportation to build the I-90 Sunset Interchange.  
In addition, MTFA calls for:

· The City to evaluate whether to build a Southeast Bypass Road, and

· Cooperation among the parties in building a park-and-ride facility in the development.

In late 1999, the first amendments to the Agreement were adopted by Ordinance 13690.  These amendments reflected the revisions of transportation improvements and phasing and the transfer of development credits from the rural McCormick property to the City of Issaquah for an additional 500,000 commercial/retail square footage on the Issaquah Highlands property. 

ORDINANCE SUMMARY:  The proposed ordinance consists of two distinct actions.   The first action (Section 2) would authorize the King County executive to sign six modifications to the Grand Ridge Joint Agreement and Master Transportation Financing Agreement.  The second action (Section 3) would revise of the corporate boundary of the city of Issaquah to include the two segments of right-of-way that are the subject of modification 2 noted below. 

The six modifications to the Agreement were originally proposed by Grand Ridge Partnership (Port Blakely Communities).  County executive staff and City of Issaquah staff have reviewed and approved the proposed amendments.  The six general modifications are as follows:

1. Addition of 40 Acres to County Open Space and Conversion of City Open Space
The Partnerships will convey an additional 40 acres of permanent open space to the County.  This property is located adjacent on two sides to the existing County open space and was acquired by Glacier Ridge from the state several years ago.  This new 40-acre area will be limited to the same passive uses allowed for the existing 1,064 acres of County open space that are subject to conservation easements.   

In addition, because of the addition of 40 acres to the County passive open space, 20 acres of the approximately 174 acres of passive open space required inside the City of Issaquah will be re-designated to allow for active open space use.  
2.  City/County Boundary Line Adjustments Related to Division 34 Access
The access road for Division 34 of Issaquah Highlands now crosses two small segments of King County open space totaling .24 acres.  This open space is outside the corporate boundary of Issaquah but within the urban growth area.  The remainder of the Division 34 access road is within the City of Issaquah.  
The amendment provides that two road segments crossing County open space will be included within the Issaquah corporate boundary so that a single jurisdiction can have full responsibility for this continuous roadway pursuant to RCW 35A.21.210.

3. Effect of Accelerated Transportation Improvements on Development Within the City  
The number of equivalent residential units (ERU) that can be constructed in the City during the initial phases of the project is modified.  The Issaquah Highland project currently has four transportation phases (spelled out in the MTFA) that were based upon the best information known in 1996.  
In accordance with new information reported by The Transpo Group, the transportation improvement phasing is modified in two ways: 
· The number of single family housing units ERU is increased from 540 to 580 to reflect a temporary conversion by the City of Issaquah of retail square footage to housing units.  In a subsequent phase, the authorized retail square feet will be modified so that the original total of 425,000 square footage of retail will be restored.  

· A new phase called “Phase I (c)” is created based on the determination that portions of the Sunset Interchange can be built and available on an accelerated basis.  Completion of these transportation improvements will allow a redistribution of trips from Issaquah Highlands and the construction of some housing at an earlier time frame.  This was not anticipated when the Joint Agreement was originally signed in 1996.
Specifically, the new Phase I (c ) will allow up to 369 residential units to be built and occupied upon: 
· County completion of a right turn lane at East Lake Sammamish Parkway onto Issaquah-Fall City Road, 
· County construction of the North SPAR road between Black Nugget Road and the north end of the South SPAR, 
· Partnership construction of the South SPAR road and a portion of Park Drive, and 
· Washington State Department of Transportation’s construction of the westbound on-ramp on I-90.  
The redistribution of trips reduces the volumes on Black Nugget Road below the 8500 average daily trips (ADT) threshold.  The additional 369 equivalent residential units are possible to be developed and still stay within the state environmental policy act (SEPA) threshold of 8500 ADT.  
Due to the extra capacity constructed in Phase I (c) from the North SPAR segment and the I-90 westbound ramps, inbound construction traffic to the Issaquah Highlands would be allowed during Phase I (c) only on the limited portion of Black Nugget Road between Issaquah-Fall City Road and the North Spar road.  Outbound construction traffic leaving Issaquah Highlands would not be allowed to use Black Nugget Road.  This construction traffic would head south on the South SPAR road.

In addition, no commercial square footage has been built and likely will not be built until Phase II although Phase I (b) authorized 250,000 square feet of commercial development.  Consequently, there is additional capacity in Phase I (c) improvements to the extent Phase I commercial is not built.  An additional 141 ERUs may be constructed if no more than 123,000 commercial square feet (out of the authorized 250,000 commercial square feet) is constructed in Phase I (b).  The reduction of commercial space and conversion to residential units in Phase I would be temporary.

4.  Impervious Surfaces and Clearing Limits in Residential Rural Area of Southeast Rural Parcel
This modification addresses development standards (impervious surface and clearing limits) for the 150-acre Residential Rural Area, which is a part of the Southeast Rural Parcel.  The impervious surface limit is increased from five percent to eight percent, allowing up to 12 acres of impervious surface within the developable area of the Residential Rural Area.  
As to clearing area limits, the Agreement allows up to 35 percent.  As compensation for the part of the agreement granting 40 acres of new open space to the County (which is passive and will not be cleared) additional clearing will be allowed in the 150-acre Residential Rural Area.  The total area that will be allowed to be cleared within the 150-acre Residential Rural Area would be increased from 52.5 acres to 66.5 acres (44.3 percent).  NOTE:  The clearing limit is 35 percent when the combined acreage of the 150-acre Residential Rural Area and the additional 40-acre County open space is considered. 
All cleared areas will be subject to additional mitigations outlined in a report prepared to determine appropriate mitigation for the amendments to the clearing and impervious surface standards including total clearing of open space, soil amendments and larger detention ponds.  That report is entitled “Issaquah Highlands \SE Rural Development Area, Second Amendment to the Three Party Agreement, Clearing Rights Transfer Mitigation Analysis” .  

Areas that will be re-vegetated, such as water quality ponds and rights-of-way, will not count against the limit because they will resume natural vegetation.  All sensitive area requirements will remain the same.  
5. Legal Descriptions and Easements within the Southeast Rural Parcel 
Based upon updated field investigations, the legal descriptions for the 150-acre Rural Residential Area and the 180-acre Conservation Easement Area, which together comprise the 330-acre Southeast Rural Parcel, are amended.  The overall acreage for each area remains unchanged.  
The Agreement reserved a 40-foot wide road and utility right-of-way, called the “Western Access”, which connects the Southeast Rural Parcel to the urban areas.  Final field work for the Western Access has been completed and final documents and easements are set forth for the roadway, adjoining storm water facilities, and temporary construction areas.   NOTE: The storm water pond for the Western Access Road will be designed and sized to collect storm water only from that particular roadway and will be configured so as to not impede the location of the regional trail.

6. Private Ownership and  Maintenance of Certain  Mini-Parks in City 
Pursuant to the Agreement, all of the City portion of open space in Issaquah Highlands is subject to the Conservation Easement and was conveyed fee title.  
However, the City recently adopted a Parks and Open Space Plan.  One of the issues addressed in the plan was maintenance costs.  In their examination of these projected costs, the City has concluded that certain portions of the open space should be privately owned and maintained—subject to all of the restrictions and requirements of the Conservation Easement.  
The City and the Partnership have agreed upon a plan whereby certain “mini parks” will be privately owned and maintained by a homeowner’s association.   The Partnership will record a covenant that includes express enforcement rights on the part of the City to ensure that maintenance and use comports with the provisions of the Conservation Easement.  The cost of maintenance will be shifted away from the city to the residents that most benefit from the specific mini parks.
SEPA NOTE:  

By mutual agreement between the City of Issaquah and King County, the city is the lead agency on the second amendment to the Joint Agreement for the purposes of the State Environmental Policy Act (SEPA).  The city has determined that action on this amendment constitutes agency action on the same proposal previously analyzed and that use of prior environmental documents pursuant to the state administrative code is appropriate, as supplemented by the addendum transmitted with the proposed ordinance.

ATTACHMENTS:  1. Proposed Ordinance 2002-0300
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