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REBUTTAL TO THE TECHNICAL COMMITTEE REPORT TO THE PLANNING COMMISSION 

Project File LAND-2015-02282 

Technical Report Recommendation for Approval is NOT SUPPORTED by the Data Provided 

 

 

1. No Public Participation as per RCW 36.70A.140 

a. Property Owners and Business Owners in the area have the biggest financial investment 

and stand to suffer the biggest losses by this rezone. These PRIMARY STAKEHOLDERS 

were NOT included in the decision making process. They should have been the first ones 

consulted. Instead it would appear they were deliberately not notified. This is NOT a 

minor change but a Major and Controversial Change in zoning that dramatically affects 

Traffic, Parking, Security and Business Retention. It shows NO Good Faith from the City 

and No City effort to put the issue out in the open as evidenced by: 

i. NO NOTICE to Property and Business owners EARLY in the Planning Process. 

Early notice is usually given even for small changes in land use. 

ii. NO NEIGHBORHOOD MEETING on an issue of significant impact and 

controversy 

iii. NO “PROPOSED CHANGE OF USE SIGNS” POSTED in the Affected area. Again 

normally signs are posted for even insignificant projects. 

iv. Technical Report claims public involvement based on a meeting held December 

10, 2015 at City Hall. Apparently there was no public notice of this meeting on a 

very controversial subject. Six people attended and seem to be from the 

marijuana industry. Based on turnout in opposition at the Public Hearing, there 

would have been a big turnout if it was a publicized “public meeting.” Six people 

primarily from one side of the issue hardly constitute public opinion. This 

meeting should NOT be used to claim the requirement of GMA for Public 

Involvement was met. 

v. For the only other public involvement the Report uses the results of an online 

survey buried on the Planning Commission Page and not on the City of 

Redmond Home Page. Unless the public knew, they would not know to look for 

this survey. This survey had 291 responses at the writing of the Technical Report 

recommendation. The Technical Report only seems to use data from the 

meeting with six people at City Hall described above and ignores or disregards 

this survey. The number of respondents to the survey is now nearly 1300 after 

public notice was given for the Public Hearing. Overwhelmingly the response to 

this survey both before the Technical Report and since the Public Hearing is 

keep retail marijuana out of Redmond and the LEAST DESIRABLE place to 

locate it is Industrial. Flying in the face of the only true “Public Involvement”, 

the Technical Report recommends allowing retail marijuana stores and 

recommends placing them in an Industrial (MP Zone). Exactly the opposite of 
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Public Opinion. As of 1/27 nearly 68.69% said it should be nowhere in the City 

and only 7.23% thought it should be in industrial. 

vi. NOTICE FOR PUBLIC HEARING NOT GIVEN IN A TIMELY MANNER. There was a 

Public Hearing on 1-27-16. The notice for this Hearing was the VERY FIRST and 

ONLY NOTIFICATION PRIMARY STAKEHOLDERS, the affected property owners 

and business owners, and most Redmond residents had received of the 

proposal. This was AFTER the recommendation had been made. Stakeholders 

WERE DENIED ANY IMPUT in the initial planning process. IT IS NOT PUBLIC 

INVOLVEMENT IF THE PUBLIC DOES NOT KNOW. The Notice for the public 

Hearing was dated 1-6-16 but the letter that was sent to property and business 

owners in the area was dated 1-13-16 and the postmark was 1-15-16. It was 

received on 1-19-16 for a meeting on 1-27-16. NO time for any opposition and 

certainly not in the spirit of public involvement. 

b. Property owners bought property in this area and businesses established their 

location in this part of Redmond in good faith based on the current use. They will be 

the most profoundly affected and should have been the first and most heavily 

consulted in the decision making process. Their opinion should have been given TOP 

PRIORITY. Instead it would appear that they were deliberately kept out of the discussion 

2. This proposed rezone has the potential to bring a huge increase in traffic. 

a. A TRAFFIC STUDY should have been done. 

b. The ITE trip generation rate for marijuana stores is 400 daily and 63 peak per 1000 

square feet of store space. A rezone could potentially allow 4 stores. The average store 

size is 750 to 2500 square feet. (As per the Technical Report) This could generate 

anywhere from 1200 to 4000 trips per day if the four stores allowed for Redmond are 

all to be put in the same tiny area. 

c. The traffic for even one store is huge. By ITE estimate 10 times specialty retail. Retail 

has always been denied in this zone. Traffic has been named as one of the reasons for 

denial. Now the City is proposing to allow ONLY retail that generates 10X the traffic of 

other retail while CONTINUING to DENY other retail with less traffic and parking needs. 

d. The area being considered for rezone is a very small area (only a few square blocks) and 

extremely congested already. It is a maze. There are two access points through which 

all traffic must pass and one of them does NOT have a traffic signal.  There are two 

east-west streets. 95th and 92nd. Both of these streets dead end at the Sammamish 

River. There is one street that connects the two North to South- 151st. This street has no 

traffic signal at either end. During peak morning and evening hours this street is 

completely gridlocked between 90th and 95th.  Lake Washington School District buses 

are stored on 95th All these buses make several round trips a day and there is a smaller 

noon rush of both school buses and employees mostly heading toward downtown. The 

drivers for all these school buses also commute into the area as well as do contractors 

coming into wholesale suppliers for goods. It is possibly one of the most congested 

areas in the City already and certainly the most congested MP area. 

e. Businesses in this area already find traffic very disruptive to their business. It impacts 

employees, customers and deliveries.  

f. This area has always been considered inappropriate for retail by the City due to: 
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i. Increased Traffic from Retail with no infrastructure to handle it 

ii. Buildings built with limited parking 1-3 parking spaces per 1000 square feet floor 

iii. Heavy industrial and manufacturing traffic -semi trucks etc. 

iv. No sidewalks 

v. Incompatibility with neighboring manufacturing and distribution. 

g. It makes no sense to now suggest that this is the place to put up to 4 retail marijuana 

stores. Incredibly the City is now recommending that marijuana retail be added to a tiny 

gridlocked maze with limited access. This new retail produces 10X the traffic and greatly 

expanded parking needs of low use retail that has the City has previously denied. Each 

of these proposed retail stores is equivalent to a Convenience store traffic and 

parking.  

h. If this area is going to be rezoned for a SINGLE RETAIL USE, it should be rezoned for ALL 

RETAIL USE. This screams favoritism to a single industry. 

3. PARKING 

a. According to the Technical Report marijuana retail needs 25-30 parking spaces during 

peak time per 1000 square feet of floor space. 

b. Typical current parking in MP Zone is 1-3 spaces per 1000. 

c. Where will the others park?   

i. They will encroach on neighboring properties and businesses.  

ii. This will drive out neighboring businesses  

iii. This will create confrontation 

iv. Who will police this problem? 

v. Who will clean up the mess left in the neighboring parking lots after the 

weekend. Will neighboring properties be forced to put up gates and fences? 

d. Currently at nearly all businesses the lots are full and the on street parking is occupied 

during the week.  

4. SECURITY 

a. Dark Streets with no streetlights 

b. Deserted area at night and on the weekends 

i. Security problem for marijuana store in a cash business 

ii. Security Problem for neighboring businesses 

c. Security of employees of neighborhood businesses who work at night 

d. No sidewalks 

e. Marijuana industry says that a well lighted area is best for them for security  

f. Technical Report ignores entire security issue 

5. EXISTING BUSINESS TENDS TO RELOCATE WHEN MARIJUANA MOVES IN 

a. Data from City of Redmond Technical Report cites: 

i. Traffic 

ii. Odor 

iii. Infringement on Neighboring Properties 

iv. Safety and Security Concerns 

v. Customers of existing businesses unwilling to come into area. Especially those 

businesses catering to families or children. 

vi. Existing businesses opposed to use 
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vii. Marijuana customers using product in the area 

viii. It is deeply troubling that City of Redmond is willing to KNOWLINGLY 

SACRIFICE existing businesses in favor of preferential treatment for a single 

industry. 

b. WHY would the CITY deliberately create a financial burden on neighboring businesses 

and property owners. Businesses can move although at great expense. Property Owners 

cannot move. Is the City going to compensate them for their losses? 

c. What is the City’s justification for driving out existing business that is thriving in order to 

accommodate a single special interest and by the City’s own admission, probably leave 

empty buildings? Vacancy rates are currently very low. We have a thriving business 

community. Why destroy that? This is NOT a GOAL of the GMA- to run out existing 

businesses. Yet the City says they know that surrounding business leaves. Why is it 

acceptable for MP business to leave, but not for Urban Center businesses to leave? The 

Matrix says that the City doesn’t want to locate Marijuana sales in the Urban Center 

because business will leave.  It should be the same for the Sammamish Valley Overlay. 

What makes a small shop in the Urban Center more important to the City of Redmond 

than a manufacturing or distribution business in the MP Zone? More importantly why 

would the City of Redmond want any business to leave to accommodate a business that 

only creates problems and expense for the City 

d. Has the City done an inventory or study of the existing businesses in the area and the 

effect on them with a rezone? Once again primarily Traffic & Parking. Once again has 

the City actively involved these businesses? 

e. With grandfather rules, once a marijuana retailer moves in, they will have priority. 

Incoming new tenants in neighboring buildings will have to meet buffer rules for 

marijuana use. Thus there will be a reduced number of new prospective tenants for 

landlords. This creates more economic hardship for the landlord. It is a downward spiral. 

6. Technical Committee seems to ignore that retail marijuana is still a violation of Federal Law. It is 

classified as a CLASS 1 DRUG with serious mental and health issues There are many problems. 

a. Many questions are answered at http://whitehouse.gov/oncp  FAQS. This site provides 

answers to Health and Safety questions as well as the increased demand on public 

resources which creates additional City expense. 

b. There seem to be many undocumented claims in support of this rezone. This website 

from President Obama provides many factual based answers. 

7. Regarding the Additional Analysis beginning on Page 14 of the Technical Report there seems to 

be little validity to the claims made by the authors that it supports Goals of the Comprehensive 

Plan. 

a. Technical Report Claims their recommendation provides Consistency with Growth 

Management Act.  

i. But there was NO meaningful Public Outreach 

ii. It is doubtful that this rezone would “encourage business development and 

economic vibrancy and sustainability” as the City’s Technical Report claims.  

More likely by their own findings that it would cause nearby businesses to leave 

as it has in Kirkland and other areas. 

http://whitehouse.gov/oncp
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b. Technical Report says Comp Plan Goal is “To maintain a strong and diverse economy and 

to provide a business climate that retains and attracts locally owned companies” To 

provide opportunities to live a healthy lifestyle.” By the City’s own statement existing 

businesses tend to move out and NO ONE can say that Marijuana promotes a healthy 

lifestyle. Once again http://whitehouse.gov/oncp for documentation. There are a lot of 

businesses currently in the Sammamish Valley proposed rezone that DO promote a 

healthy lifestyle. What will happen to them? 

c. There seems to be no data to support most of the other claims in this section of the 

Technical Report. Most particularly the TRAFFIC section. There is NO indication of City 

accommodation for either increased traffic or parking in an already gridlocked maze. 

d. The http://whitehouse.gov/oncp also dispels many of the myths in this Technical 

Report regarding general impacts to public facilities. It gives statistics for the effects on 

public health, crime, addiction and treatment needs. Among other statistics 39% of all 

emergency room visits for ALL drug problems are for marijuana. 

e. This Technical Report claims that general economic impacts would be minimized by 

placing retail marijuana sales in this area. THERE IS ABSOLUTELY NO INDICATION THAT 

IT WOULD HAVE ANY LESS IMPACT ON THIS AREA THAN ANY OTHER AREA. That is 

merely an unsupported opinion and NOT one shared by the Stakeholders. The fact is 

marijuana sales will HAVE SEVERE ECONOMIC IMPACT TO EXISTING BUSINESSES AND 

PROPERTY OWNERS WHEREVER IT IS PLACED IN REDMOND.   

f. MARIJUANA RETAIL SALES ARE LIKELY TO HAVE GREATER ECONOMIC IMPACT ON THE 

WILLOWS/SAMMAMISH VALLEY OVERLAY AREA than they would in a retail zone. This 

small area with very limited access and already inordinately high traffic cannot 

accommodate the influx of traffic and parking needs and NO traffic study has been 

done. This is a busy working MP business area. Security is also of greater concern here. 

Local business has NOT been consulted. 

8. In the Planning Commission Issues Matrix Page 8 the potential impacts of retail marijuana stores 

on Urban Centers is discussed.  The reasons listed below refer to the reasons why the City 

Matrix says marijuana stores should NOT be in the Urban Center. These are the exact same 

reasons these stores should NOT be in the Sammamish Valley (Willows Business Park) area.  

a. “Marijuana stores lead to increased public use of marijuana in the area. Marijuana use 

could detract from people’s comfort”. The exact same problem will apply to MP Zone. 

What company wants their employees and customers exposed to marijuana smoke 

during the work day. Employees and customers will leave and then the businesses will 

leave. There are several fitness oriented facilities as well as an indoor soccer facility and 

a ballroom that cater to both children and adults. Existing business that have invested in 

their location. The City should want to keep these businesses rather than drive them 

out. These are businesses that do promote a Healthy Lifestyle which is touted to be a 

City of Redmond Goal. 

b. “Retail marijuana may require large amounts of parking.” Discussed earlier.  

c. The City says this use should not be in the Urban Center because of “Potential for retail 

marijuana to negatively impact neighboring businesses through increased public use of 

marijuana, traffic and parking. These factors could cause a reduction in opportunity for 

businesses, or cause businesses to choose to relocate or not come to the Urban Center.” 

http://whitehouse.gov/oncp
http://whitehouse.gov/oncp
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THIS IS EXACTLY THE SAME THING THAT WILL HAPPEN IN THE MP Zone. Businesses 

located in the Willows /Sammamish Valley should be NO LESS important than 

businesses in the Urban Center. The SAME EFFORT should be made to retain businesses 

in the MP Zone. By locating retail marijuana sales in the Sammamish Valley MP Zone the 

City is saying that they know that retail marijuana sales have a negative impact on 

surrounding business, but the existing businesses located in Willows don’t matter to us. 

We don’t care if you are impacted. We need to keep our downtown looking good, but 

are willing to sacrifice the businesses in Willows. They can move. 

d. An important point to remember is that marijuana retail is already available just down 

Willows Road in Kirkland right on the City line between Redmond and Kirkland. This is 

only 4 minutes away from the Willows Business Park (Sammamish Valley Overlay) 

area. There is NOT a marketing need for stores in the Willows area. They already exist. 

The neighboring tenants of the building on Willows in Kirkland have already moved out. 

CONCLUSION: 

 The Technical Report is gravely flawed. It did not include the most important Stakeholders the 

current business owners and property owners in the process and nearly all of its conclusions are NOT 

supported by the facts that are presented or by the facts that should have been provided, but were 

omitted in the report. The very reasons that are used to justify placing marijuana sales in the MP Zone 

are the reasons that should be used to keep it out. The conclusions seem to be totally opposite of the 

facts. Much of this report is simply an unsupported opinion 

None of the issues that are critical to the area as discussed above have been addressed including 

TRAFFIC, PARKING, SECURITY and EXISTING BUSINESS RETENTION 

This report fails to say that if the actual public opinion that was provided had been considered, and if the 

facts they present were analyzed, that the only logical choice would be the option of NO MARIJUANA 

SALES IN THE CITY OF REDMOND to meet the stated GOALS of the Redmond Comprehensive Plan. 

Redmond prides itself on being a Healthy environment and even has a description as such on the King 

County web site. The decision to bring retail marijuana stores to Redmond would not promote those 

goals. 

THERE SHOULD BE NO DECISION TO REZONE THIS AREA WITHOUT A COMPREHENSIVE INVOLVEMENT 

OF ALL THE STAKEHOLDERS. THE EXISTING PROPERTY OWNERS AND BUSINESS OWNERS SHOULD BE 

THE MOST IMPORTANT ASPECT OF THIS WHOLE PROCESS. Studies need to be done on the effect of this 

rezone on traffic etc.  Stakeholder involvement should take place at a reasonable time with reasonable 

notice and not during July and August when many people are on vacation. 

The absolutely best solution would be for the City of Redmond to take the High Road and Continue to 

Ban Retail Marijuana Sales in the City. 

 

John & Roberta Sacks     Property Owner 30 years 
PO Box 2406      Willows Manufacturing Park 
Redmond WA  98073 
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151st  Between NE 95th and NE 90th  Sammamish Valley Overlay

 

(Noon) 12:48 pm on February 3, 2016 

Traffic is much higher volume than this During Morning and Evening Commute 
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Note: This is one of only two ways out of the area and both back up with total congestion 

between 90th and 95th  during the morning and evening commute.  

There is NO Traffic signal at NE 90th and much of the traffic turns left toward downtown 

Redmond or for access to SR 520. The wait can be long. 
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