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AN  ORDINANCE OF THE CITY OF REDMOND,
WASHINGTON, ADOPTING THE HEARING EXAMINER'S
MAY 7, 2009 RECOMMENDATION TO APPROVE WITH
CONDITIONS THE SAMMAMISH ROWING ASSOCIATION
BOATHOUSE CONDITIONAL USE PERMIT (FILE
L030006), AND ESTABLISHING AN EFFECTIVE DATE

WHEREAS, Sammamigh Rowing Assoclation herein referred to as
applicant, submitted a conditional use permit application to
develop a boathouse with associated improvements located at 5022
West Lake Sammamish Parkway, and

WHEREAS, a conditional use permit 15 a Type IV permit
decisxion, and

WHEREAS, the Redmond Community Development Guide authorizes
the Hearaing Examiner to conduct an open record hearing for the
conditional use permit and make a recommendation with findings
of fact, conclusions of law, and conditions of approval for the
conditional use permit to the City Council for consideration,
and

WHEREAS, on April 6, 2009, the Hearing Examiner conducted
an open record hearing to receive and review the application
record and to hear verbal testimony relative to the Sammamish

Rowing Assoclation Boathouse proposal (File L090006), and
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WHEREAS, on May 7, 2009, the Hearing Examiner recommended
approval of the Sammamish Rowing Association Boathouse proposal
(File L0S0006) subject to conditions

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND,
WASHINGTON, DO ORDAIN AS FOLLOWS

Section 1 Findings, Conclusions, and Conditions of

Approval After carefully reviewing the record and considering
the evidence and arguments in the record and in the Hearing
Examiner’s recommendation, the City Council hereby adopts the
findings, analysis, and conclusions in the Hearing Examiner’s
recommendation for the Sammamish Rowing Assoclation Boathouse
proposal dated May 7, 2009

Section 2 Approval The City Council hereby approves
the Sammamish Rowing Association Boathouse proposal, subject to
the conditions of approval 1dentified in the Hearing Examiner’s
recommendation dated May 7, 2008

Section 3 Severability If any section, sentence, clause or

phrase of this ordinance should be held to be 1invalid or
unconstitutional by a court of competent Jurisdiction, such
invalidity or unconstitutionality shall not affect the wvalidity or
constitutionality of any other section, sentence, clause or phrase

of this ordinance
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Section 4 Effective Date This ordainance shall take

effect five (5) days after passage and publication of an approved
summary thereof consisting of the tatle

ADOPTED by the Redmond City Council this 2™ day of June,

2009
CITY OF REDMOND
3\ CQ,_MMW&
CHIONE MAYOR
ATTEST

{SEAL)

MICHELLE M MCGBEEE,

APPROVED AS TO FORM
OFFICE OF THE CITY ATTORNEY

Mm

FILED WITH THE CI'I'Y ERK May 27, 2009
PASSED BY THE CITY COUNCIL June 2, 2009
SIGNED BY THE MAYOR June 2, 2009
PUBLISHED June 8, 200¢%
EFFECTIVE DATE June 13, 2009

ORDINANCE NO 2466

'The Redmond City Council on June 2 2009 modified the Hearing Examiner s Condittons relative to this action
per the attached document  This amendment as well as the rematning Hearing Examiner conditions were adopted
as the Redmond Ciry Council s findings

APPROVED AS AMENDED {7-0) Allen, Carson, Cole, Margeson, McCormaick,
Myers and Vache
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MODIFIED CONDITION

Motion Councilmember Cole moved to adopt Ordinance No 2466, with a modification of the
Hearings Examiner’s conditions The motion was seconded by Councilmember Allen

The modified condition to read as follows

In the event that parking becomes nadequate as evidenced by sigmficant overflow parking on
streets 1n the vicimity, the applicant shall be required to submut, for City review and approval, a
revised parking plan which demonstrates that parking for all patrons and programs can be
accommodated on-site  In the event that parking adequacy cannot be demonstrated, the City may
require modification of uses or programs to achieve adequacy ™
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BEFORE THE HEARING EXAMINER

FOR THE CITY OF REDMOND
In the Matter of the Application of ) NO L0%0006/1.090007
)
Sammamish Rowing Association ) FINDINGS, CONCLUSIONS
) AND RECOMMENDATION
For a Conditional Use Permit (CUP) )
)

SUMMARY OF RECOMMENDATION
The request tor a conditional use permit to develop a 12,381-square-foot boathouse and
associated improvements at 5022 West Lake Sammarmish Parkway should be GRANTED,
subject to conditions

SUMMARY OF RECORD
Request
Sammarush Rowing Associtation and King County Parks & Recreation (Applicant)'
requested a conditional use permut (CUP) to develop a 12,381-square-foot boathouse and
associated improvements at 5022 West Lake Sammamish Parkway, Redmond, Washington
The boathouse would provide boat storage as well as meeting, exercise, and locker rooms to
serve members and guests of Sammamish Rowing Association

Hearing Date
An open record hearing on the request was held before the Hearing Examiner of the City of

Redmond on Apnil 6, 2009 The record closed on April 23, 2009

Testumony
At the open record hearing the following individuals presented testimony under oath

Kelsey Larson, Assistant Planner, City of Redmond

Steven Fischer Principal Planner, City of Redmond

Jeff Dendy, Semor Stormwater Engineer, City of Redmond

Kurt Seemann Semor Transportation Engineer, City of Redmond
Jenmufer Reese, ARC Architects, representing the Applicant
Steve Isaac Sammarmsh Rowing Association

Tony Andrews, Sammamish Rowing Association

Suzanne Tomassi, The Watershed Company, representing the Applicant
Lyn Brown

Edie Walker

Barbara Dickson

— et WD Q0 ] N A S L B e

-

! Sammamish Rowing Association leases the subject property from King County Parks & Recreation, the property
owner Exfubit A Artachment 18 Extubir A page 4

Findings Conclusions and Recommendation City of Redmond
Cuty of Redmond Hearing Examiner Office of the Heannpg, Exanuner
Sammamish Rowing Asseciation Boathouse — PO Box 97010

Conditional Use Permit No LO90006/L090007 | Redmond WA 98073 9710
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12 Michael Hobbs
3 Ryan Monahan
14 Shelly Warden
15 Stacey Anderson
16 Patt1 Micle

17 [1m McGruder
18 Sally Struzyna
19 Tyler Andrews
20 Ennque Alvarado
21 Scott Hayman
22 Allic Struzyna
23 Paulina Alxarado
Exhibits

At the open record hearing the following exhibits were admitted into the record

A Technical Commuttee Report to the Hearing Examuner, with the followng attachments
1 Viamty Map
2 Notice of Application, Certification of Public Notice, Mailing List, Process Flow
Chart
3 Notice of Public Hearing, Mailing List, Certification of Public Notice
4 SEPA Determination, Certification of Pubhc Notice, Mailing List
5 SEPA Environmental Checklist
6 Public Comments (Barbara Dickson, Michael Hobbs, and Phil Shen) and Responses
7 Condittional Use Permit Plans for Sammamsh Rowing Association — Full Scale
Plans (see Sheet T1 0 dated January 13, 2008 for full hist of plans)
8 Legal Descnption
9 Final Mitigation Report dated December 31, 2008 (The Watershed Company)
10 Tree Health Assessment Report dated April 9, 2008 (International Forestry
Consultants)
11 Sammamish Rowing Association Boathouse Tree Preservation Plan Report dated
March 20, 2008 (The Watershed Company)
12 Sammarmmsh Rowing Association Boathouse Stormwater Report dated March 19,
2008 (SvR Design Company)
13 Habitat Assessment Study dated October 17, 2008 (The Watershed Company)
14 Frequently Flooded Area Report — SRA Boathouse dated April 24, 2008 (The
Watershed Company)
15 Design Review Board Minutes of February 5, 2009 and SRA Boathouse
architectural plans (“Statement of Design Intent™)
16 Approval Conditions
17 Fees and Bonds
18 General Application
19 Applicant’s response to conditional use decision cntena
B  Eastside Audubon appeal of SEPA DNS received March 31, 2009, with withdrawal of
appeal received April 2, 2009
C  City PowerPoint Presentation dated April 6, 2009
Findings Conclusions and Recommendation City of Redmond

City of Redmond Hearing Lxaminer

Office of the Heaning Fxamuner

Sammamish Rowing Association Boathowsc - PO Box 97010
Conditional Use Permut No LO9QQ06/L090007 2 Redmond WA 98073 9710
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D  Memorandum from Kelscy Larson dated Aprif 6 2009 (amendment to Exhubit A,
Attachment 16)

E  Email from Kelsev Larson to Gretchen Kaehler Department of Archaeology & Historic
Prescrvation dated March 19 2009, email from Gretchen Kaehler to Kelscy Larson
dated March 19, 2009, email from Kelsey Larson 10 Karen Walter Muckleshoot Indian
Tribe dated March 19 2009 email from Karen Walter to Kelsey Larson dated March
16 2009 (with Larson responses) letter from Gretchen Kaehler to Kelsey Larson dated
March 18, 2009

F  Email correspondence between Cathv Beam Tim McGruder (Eastside Audubon) Jeff
Dendy Timothy Cox and Kelsey Larson dated March 10 through March 31 2009

G Email correspondence between Kelsey Larson and Barbara Dickson dated March 19
through April 6, 2009, with Environmental Checklist

H  Letter from Jenmfer Reese to Kelsev Larson dated Apnl 3 2009, and lctter from
Kelsey Larson to Michael Hobbs dated March 18, 2009

| Email from Karen Walter to Kelsey Larson dated March 16, 2009 wath responses from
Kelsey Larson

J Email from Maura O'Brien, DOE to Kelsey Larson dated March 18, 2009, with email
response from Kelsey Larson dated March 18 2009

K  Affidavit of Publication from The Seattle Times, with copy ot published Notice of

Public Hearing

Photographs submutted by Barbara Dhckson, including 18 copied onto five pages {with

notes), and additional photos submitted on a CD

M  Letter from Greg Helland, Friends of Marymoor Park dated Apnl 6, 2009

N  Memorandum from Kelsey Larson dated Apnl 16, 2009 (response to Post-Heanng

0

-

Order)
Letter from Jennifer Reese dated March 23, 2009 (response to Post-Hearing Order)

Upon consideration of the testimony and exhibits submuitted at the open record hearing, the
Heanng Examiner enters the following Findings and Conclusions

FINDINGS
| The Applicant requested a CUP to develop a 12,381-square-foot boathouse and
assoctated improvements at 5022 West Lake Sammamish Parkway, Redmond,
Washington ? The boathouse would provide boat storage as well as meeting exercise,
and locker rooms to serve members and guests of Sammarmish Rowing Association
(SRA) Exhubit A, Attachment 18 Exhibit A Attachment 15

2 The subject property 1s 18 77 acres {817,825 square feet) in area, and 1s bounded by
West Lake Sammamish Parkway on the west and the Sammarmish River on the east
Extubit A Attachment 15 Statement of Design Intent and Vicuuty Map Exkubit A
Attachment |

3  The subject property 1s developed with a 3,161-square-foot boathouse a
driveway/walking path, a gravel parking area, and a dock It 1s not clear from the record

! See Extubit A Attachment 8 for legal description Exhubut A Attachment 8

Findings Conclusions and Recommendation City of Redmond
Ctty of Redmond Hearing Examuner Office of the Hearing Examiner
Sammamish Rowing Assocration Boathouse - PO Bax 970140

Conditional Use Permit No LO90O06/L09G007 3 Redmond %A 98073 9710
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when the boathouse was constructed, howover, the SRA has used the structure for
approximately ten years During those ten vears SRA s programs have grown, and the
boathouse ts now too small to provide adequate indoor boat storage Excess shells and
other 1tems are stored outside of the buathouse in wetland buffer areas The structure
itself 1s aged and 1n need of repair Exhubit N Testimony of Mr Monahan Testimory of
Mr [saac Exhibit A Attachment 6 Extubut A Attachment 7 Existing Conditions and
Overall Sute Plan Exhubut L

4 The Applicant proposes to construct a new two story boathouse approximately 100 feet
southwest of the existing boathouse retamn the loundation of the existing boathouse for
use as a boat corral (the building tself would be demolished), widen and improve the
existing aceess road and install a gas locker The footprint of the new boathouse would
be 6 134 square feet and the total floor arca would be 12,381 square feet The first
floor of the boathouse would be used for boat and other storage, and would include a
shop for boat repair The second floor would include an exercise room locker rooms,
restrooms, offices, and a meeting room Extubit A Attachments 7 and 15

5  Gas storage 1s needed on site for SRA s fleet of motorized boats, which are used by the
coaches The proposed gas locker would be 48 square feet 1n area and would be located
on the east side of the boat corral on a previously paved area It would replace the
Applicant’s existing gas storage shed, which 1s made of wood and 15 located closer to
the Sammanush River > The proposed gas locker would include a concrete basin floor
(concrete slab with 12-inch curbs) to serve as secondary contamnment Per the
conditions recommended the Public Works Department, the gas locker would be flood-
proofed or have a base elevation greater than one foot above the 100-year flood level
Testimony of Mr Andrews Testimony of Mr Isaac, Testimony of Ms Reese Exhubit A,
Attachment 7 Exterior Details — Gas Locker Exhibit A Attachment 16

6  The SRA conducts rowing classes at the subject property for both members and non-
members of the association The classes start as early as 5 00 am and end as late as
8 30 pm Individual rowers are able to use the site outside of class times, but they
typically do not arrive before 5 00 am or stay past 8 30 pm Peak usage of the site 1s
during jumor practice, from 3 30 to 6 30 pm on weekdays throughout most of the
school year * During that time there are approximately 120 junior rowers and coaches
on the stte The adult classes, which are conducted at vanous tumes, typically have 10 to
20 participants each There are approximately 120 to 150 adult rowers who participate
i SRA classes Extubit O Testimony of Mr Isaac Exhubit H Exiubit A page 9
Exhibu C

7  The Apphlicant does not anticipate significantly increased use of the site as a result of
the proposed improvements The adult programs have remained at a constant size for
the past five years aithough there might be some growth due to the new facilities The

¥ One witness submutted a photo from 2006 showng the existing storage shed partially submerged in water Exhebut
L

* Summer vouth practice 15 divided o two sessions which occur between 7 00 am and noon on weekdavs
Exfuber H

Findings Conclustons and Recommondation City of Redmond
Cuty of Redmond Hearmg Examincr Office of the Heanng Cxaminer
Sammamish Rowing 4ssociation Boathouse — PO Box 97010

Conditional Use Permut No LO90006/L090007 4 Redmond WA 98073 9710




S N« Y, T “U VS "

[~.]

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30

10

11

12

size of the jumor program (the peak use) cannot expand beyond approximately 120
students due to constraints such as the size of the dock which limit the number of boats
that may be launched at one time The avallability of additional private boat storage 1s
expected mcrease use of the site However, assumng that 40 additional shells are stored
on site and that none of the shells are owned by current SRA rowers tvpical use of the
shells would result in approximatcly five additional visitors 1n the mormuing and five in
the eveming Lxtubit H Testimony of My Monahan

The subject property and surrounding properties to the north east and south are zoned
Large Lot Residential (R-1) The properties to the west (across West Lake Sammanush
Parkway) are zoned R-4 Exhibit A page 4 Marnne Recreation facilities are allowed
in the R-1 7zone with approval of a CUP The special use provisions set forth in RCDG
20D 170 do not apply to the use Exfubit ¢ RCDG 20D 170 RCDG 20 30 20-030

The Applicant does not presently operate pursuant to a CUP SRA commenced
activities on the site prior to obtaiming City permits In 1998, at the City’s direction the
Applicant applied for and obtamned a Shoreline Substantial Development Permut to
legalize the use In 2006 when the Apphcant submutted a site plan apphication to
construct a new boathouse staff considered the use to be a “parks use, which is
permitted outright in the R-1 zone The site plan application eventually expired [t was
not until the Applicant submitted the current application that staff determined that the
use 15 appropriately classified as “marine recreation” a conditional use Exhuibit N

Surrounding land uses include single-famuly residences to the west of the subject
property (across West Lake Sammamish Parkway) and King County’s Marymoor Park
to the east of the subject property (across the Sammamish River) The parcels to the
north and south of the subject property are undeveloped open spaces that are owned by
King County Exhubit A pages 4, 7 and 9

The subject property 15 within the Viewpomnt Neighborhood of the Comprehensive
Plan The land use designation of the subject property 1s Single Famuly Constrained
The purpose of the Single Famly Constrained designation 15 to “provide for low-
density residential neighborhoods for lands inappropriate for more mtense urban
development due to sigmificant environmentally critical areas, extreme cost or difficulty
in extending public facihities, or the presence of natural features Redmond 1s seeking to
retain  Redmond Comprehensive Plan Policy LU-32 Fxhibut A page 4 The
Comprehensive Plan policies that are applicable to proposal include LU-3, to “allow
new development only where adequate public faciliies and services can be provided’,
LU-10, to “promote compatibility between land uses by mimimizing adverse impacts on
the lower intensity or more sensitive uses”, and LU-14, to “encourage the provision of
needed facilities that serve the general public, such as parks, cultural and
recreational facihities " Exfubit A pages 6-7

The Sammamish River 1s designated a “Shoreline of the State’ under the Shoreline
Management Act Consequently, development on the site 1s subject to the requirements
of the City of Redmond Shoreline Master Program The Applicant has applied to the

Findings Conclustons and Recommendation City of Redmond
City of Redmond Hearing Examner Office of the Hearing, Examiacr
Sammamish Rowing Assoctation Boathouse — PO Box 97010
Conditional Use Permut No L090006/L090007 'S Redmond WA 93073 9710
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Cnty for a Shoreline Substantial Development Permit (an administrauve approval)
whuch 1s still under review Extubit 4 page 13 Exhubit A Attachment 7 Qverall Stte
Plan

13 The Sammamush River s classified as a Class | stream undcr the City’s critical areas
regulations, requinng a 150-foot-wide buffer Extubu A page 13 RCDG 20D 140 20-
20 Although planning stali submitted that all proposed improvements would be
outside of the 150-toot stream bufter (Fxhibit A page 13), 1t appears from the site plan
(Exhibit A Attachment 7 Sheet Al () that the gas locker would shghtly encroach into
the bulter Although no analysis of this 1ssue was provided at the hearing or n post-
hearing submuttals 1t appears that the gas locker may be authonzed pursuant to RCDG
20D 140 20-020 which allows structures o be placed within required buffers when
‘otherwise permutted or required under the City s adopted Shoreline Master Program’
or for accessory structures, when no feasible alternative location exists [n this case
City staff 1s reviewing a shoreline substantial development permut application for
development on the site Exmubu A page 13

14 The proposed development would comply with all height, setback and lot coverage
requirements of the R-1 zone The boathouse would be set back more than 200 feet
from the nearest property line The total impervious surface coverage after development
ts complete (including existing and proposed improvements) would be approximately
60,200 square feet, or seven percent of the total site area Exiubit A Attachments 12 and
15

15 Because the subject property 1s surrounded on three sides by parkland and other open
spaces, the potential for noise and visual impact to residential uses 1s limited The
existing parking area 1s immediately adjacent to West Lake Sammarmsh Parkway and
1s visible to those traveling on West Lake Sammanush Parkway and to those residing
on the opposite side of the street However, the proposed boathouse and all SRA
activities would be conducted at the east end of the site, several hundred feet from West
Lake Sammamsh Parkway and fully screened by existing and proposed vegetation
Exhibit A Attachment 7 Overall Stte Plan and Mungation Planting Plan Exfubit L
Exhibit A Attachment 15 (describing 800-foot street sethack)

i6 The subject property contans eight wetlands, which are identified on the project plans
as wetlands A through H Wetland A, a Category I wetland, covers much of the eastern
portion of the site There 1s a “peninsula” of upland located 1n the middle of Wetland A,
which contains the existing boathouse, the gravel drive, the proposed building site, and
some smaller Category [V wetlands (Wetlands [T F, and G) RCDG 20D 140 30-020
requires a 225-foot buffer for Category [ wetlands when the adjacent land use 1s of
medium wntensity Wetland B, a Category II wetland, 1s located n the central portion of
the site, adjacent to the north side of the gravel driveway The RCDG requires a 100-
foot buffer for Category II wetlands Wetland D a small Category IV wetland, 1s
located near the northern boundary of the site The RCDG requires a 40-foot buffer for
Category IV wetlands The 225-foot buffer required for Wetland A encompasses and

Findings Conclusions and Recommendation City of Redmond
Cuty of Redmond Hearing Examincr Otfice of the Hearing | xamuner
Sammarish Rowing Asvociation Boathouse — PO Box 97010

Conditional Use Permit No LO90006/L090007 6 Redmond WA 98073 9710
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exceeds the bufters required for Wetlands B, D, E F, and G Exfubut A Attachment 9
Exhibit A Attachment 7 Muigation Sheet | and Qverall Site Plan

17 Wetlands C and H arc located to the west ot the other wetlands on the north and south
sides of the gravel drive respectively  Although Wetlands C and H satisfv wetland
criteria thev are not subject to buffer requirements because they were artificially
created to serve as sewage lagoons a use that has been abandoned® RCDG
20D 140 10-030 exempts activities involving artificially created wetlands or streams
intentionally created from non-wetland sites * from the critical areas regulations Exfubit
A Attachment 9 Extubit A Attachment 7 Minigation Sheet |

18  The existing boathouse 15 approximately 145 feet from the ordinarv high water mark of
the Sammamish River withun the Wetland A buffer between Wetlands F and G (the
distance between the wetlands and the building 1s less than five feet) Access to the
bullding s via an approxumate 10-foot-wide gravel drniveway/pathway Exkibic A
{ttachmernt 7 Existing Conditions

19 The Applicant proposes to construct the new boathouse approximately 100 feet
southwest of the existing boathouse on the ‘ penunsula” of upland descnibed 1n Finding
No 16 While the proposed construction area 1s outside of all wetland boundanes 1t 1s
within the buffer of Wetland A The distance between the wetland edge and the
building would be 12 feet at the closest point Exhibit A Attachment 9 pages 3 and §
Exhibit A Attachment 7 Overall Site Plan

20 Access to the proposed boathouse would be from the existing driveway off West Lake
Sammamish Parkway The Applicant proposes to widen and unprove the driveway to
provide enhanced emergency vehicle access to the site Seven hundred hineal feet of the
road 1s within the Wetland A buffer The west end of the driveway would be widened to
20 feet and paved with asphalt. East of the parking areas, the dnveway would be
widened as close to 20 feet as possible without impacting the surrounding wetlands,
and would be surfaced with gravel In some areas the road would be as narrow as 12 to
14 feet, although the access easement would be 20 feet The Fire Department has
approved the reduced driveway width in order to avoid wetland impacts and such
approval ts reflected tn the Department’s recommended conditions of approval A
paved hammerhead turn-around would be provided at the east terminus of the road, on
the north side of the proposed boathouse Exhubit 4 Attachment 7 Paving Plan and
Fwe Plan Exhibut A Attachment 16 Exiibut A Attachment 9 page 4

21 Water and sewer lines would be extended to the new boathouse building along the
widened driveway The City Public Works Department has identified numerous
conditions that must be satisfied for water and sewer service, and such conditions have
been incorporated into the recommended conditions of CUP approval Exhibit A
Attachment 7 Water Plan and Sanitary Sewer Plan Extubit 16

5 The subgect propertv 15 the former Lake Hills Sewage Treatment Facility Site clean up was performed several
years ago under a consent decree established under the Mode!l Toxic Control Act Extubu A page 4

Findings Conclusions and Recommendation City of Redmond
Cuty of Redmond Hearing Examner Qffice of the Hearing Exammer
Sammarmish Rowing Assoctation Boathouse - PO Box 97010

Conditional Use Permut No LOIO006/L090007 7T Redmond WA 98073 9710
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l he existing improvements impact 16 500 square feet ot wetland buffer The proposed
improyements would pormanently impact an additional 15 225 square feet of wetland
buffer and temporanly mmpact 17 260 square feet of buffer Areas temporanly
impacted would be revegetated Cxbubit A Attachment 7 Miigation Sheet 2

Section 20D 140 30-020(7} ot the RCDG allows wetland buifcrs to be reduced or
averaged (subject to compliance with the criteria set forth 1n subsections (5) and (6))
provided that the resulting buffer width 15 at least 759 purcent of the buffer width
normally required (in this case 168 feet) The buffer rcductions authonized by RCDG
20D 140 30-020 would not be sufticient to allow development of the boathouse, since
the impacted arct would range from 10 to 50 teet from the wetland edge Exbubir A4
Attachment ¥ page 3

Because there 1s insufficient wetland buffer wadth to satisfy City standards, the
Apphicant proposes to treat the impacts as a ‘paper fill* According to staff”s wniten
testumony paper fill 1s a common method of addressing wetland 1mpacts when buffer
widths are deficient The required buitfer width 15 scaled out from the impact area
towards the wetland, and those areas of wetland that do not have the code-required
buffer are considered to be physically impacted even though they are not actually
disturbed 1n the field In this case, the area of * paper fill " needed to create the required
buffer 1s 73,310 square feet, or | 68 acres Extubu N

With the paper fill techmque, mitigation 1s based on the wetland replacement ratios set
forth in RCDG 20D 140 30-030 For non-forested Category 1 wetlands, mitigation must
be provided at ratios ranging from 1 1 to 16 1 (area of mitigation to area of impact)
depending on the type of mitigatron proposed (1e, wetland creation, wetland
restoration wetland enhancement, or a combination of those techmques) Exkuibu N

The Applicant proposes to take the following mitigation actions

. Remove a berm of fill matenal from the area between Wetland A and Wetland
B and re-establish wetland in the area (4,975 square feet) This mitigation would
connect the wetlands, thereby elevating Wetland B to Category [ status The
hydrology needed to re-establish wetland would be created through grading per
an approved plan Wetland trees and shrubs would be planted nine feet and six
feet on center, respectively Exkibu A Attachment 9 page 8§ Exhibu A
Attachment 7 Mitigation Sheet 3

. Enhance all of Wetland B and the portions of Wetland A closest to the
boathouse (71,435 square feet total) by removing non-native and invasive
species, planting sufficient wetlands trees and shrubs such that the resulting
spacing 15 mine feet on center for trees and six feet on center for shrubs, and
installing large woody debris (salvaged from trees removed from the site}) The
portions of Wetland A proposed for enhancement are currently dominated by
reed canarygrass, and have low to moderate habitat values The proposed
mitigation would improve habitat values by increasing vegetative composition

Findings Conclusions and Recommendution City of Redmond
City of Redmond Hearing Examincy Office of the Hearing Examminer
Sammarush Rowing Association Boathousc - O Box 97010
Conduttonal Use Permit No LOS0006/L090007 8 Redmond WA 98073 9710




I W N

M08 ~d S W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30

and structural diversity  Extubu A Attachment 9 page ¥ Extubue A Attachment
7 Megation Shect 3

. Enhance 83 440 square teet of wetland buffer including a degraded area
surrounding the coxisting boathouse the area surrounding the proposed
improvements and the area between Wetlands B and C and surrounding
Wetland D The enhancement would consist of removing debnis and invasive
species planting additional vegetation and installing a split-rail fence along the
edge of the enhanced buffcr in the vicimity of the proposed and existing
structures ° Exhubu Y page 9 Extubit 4 Attachment 7 Mitigation Sheets 3 and
4

27 The proposed mitigation does not satisty the replacement ratios set forth in RCDG
20D 140 30-030, even calculated based on actual buffer impacts from the boathouse
and vehicle turn-around rather than on the “paper” wetland impacts Wetland buffer
would be enhanced at a ¢ 1 ratto wetlands would be enhanced at a 5 1 ratio, and
wetlands would be reestablished at a 1 28 ratio Exhubit A Attachment 9 page 4
Testimony of Ms Tomasst

28 The RCDG allows a reduction in replacement ratio under certain circumstances
Consistent with the relevant cniteria, the Applicant has provided documentation from a
qualified wetland specialist that the proposed mitigation would have a very high
likelihood of success, and that the mitigation actions would provide functions and
values that are sigmficantly greater than the areas disturbed The ways i which the
mutigation plan would satisfy these criteria are described on pages 8 through 15 of the
Final Mitigation Report (Exlubit A, Attachment 9) To hughlight a couple of them (in
addition to those described in Finding No 26 above) the mitigation plan includes dense
plantings along the pathway and split rail fencing around the structures to prevent
human intrusion mnto wetland areas, and includes a five-year momitoring and
maintenance program Exfubit A Attachment 9 Exhubit A Attachment 7 Mutigation
Sheet 4 see also Exhubu N

29  In public comment on the application, a witness questioned whether the Applicant has
avorded or mummzed wetland impacts consistent with the mitigation sequencing
required by the RCDG (see Sections 20D 140 10-080 and 20D 140 10-110) The
witness alleged that the project site has previously been 1dentified as wetlands, based on
a map prepared in conyunction with the Lake Hills Cleanup Action Plan (see Wetland
Location Map ncluded i Exhlubit A Attachment 6), and that the mitigation work
conducted pursuant to the cleanup plan might have affected the current wetland
analysis The witness argued that constructing the boathouse along the northern edge of
the site (a large upland area) would reduce wetland impacts In addition, the witness

® The mitigation plans show a split-rail fence across a buffer area shown on the site plan and the fire plan as being a
paved vehicle tumn-around However the fenced area 1s correctly identified on the mitigation plans as a buffer
impact area and no mitigation plantings are proposed Compare Exhubit A Attachment 7 Mitigation Sheets 2 and 4
with Qverall Site Plan and fire Plan
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argued that the large <i7¢ of the proposed boathouse does not miumize umpacts Lxfubu
A Attachment 6 Hobbs lctter

30 Based on the evidence submitted the Hearing Examiner 1s satisfied that the Applicant
has appropniately avorded and minimized impacts The existing structure could not be
expanded 1n place due to the close proximity of wetlands The Applicant cvaluated the
posstbility of constructing the boathousc un the north side of the site, but such location
would require a new 20-foot-wide dnveway across much of the site and a bnidge over
an arm of Wetland A The location would thus ereate a4 new sct of impacts Despite
what was shown on the [ ake Hills Watland Lecation Map the project site does not
show wetland charactenstics fibu ff Dxtubu A Avachmont 9 page 7 Exhibir A
Attachment 7 Overall Site Plan

31  Although the proposed boathouse would have a footprint significantly larger than the
boathouse 1t 1s replacing the larger footprint would serve to mimimize impacts because
it would allow activities currently conducted 1n buffer and/or wetland areas to be
conducted indoors Currently boatl repair and exercise (including use of exercise
machines) is conducted outdoors There are no restroom facilities (1 ¢, flush toilets) on
site and visitors must use portable toilets One witness submutted photographs from
January of 2006 showing that the portable toilets had flooded Other photos submitted
by the witness, with dates ranging from 2005 to 2009, showed outdoor storage of boats
and other items (including paint cans) ' The amount of boat storage provided by the
proposed boathouse (three bays rather than the current two) would allow boats
cutrenily stored outside to be moved indoors and would provide additional private boat
storage space Overall, the size of the proposed boathouse 1s the minunum needed to
address the overflow of equipment and activities from the exisung boathouse Exfubit
A, Attachment 15, Boat Bay and Secand Flaoor Plans Extibut L Extubu H, Testimony
of Mr Alvarado Testimony of Ms Miele Testimony of Mr Monahan

32  The site highting has been designed to mimmize 1mpacts to critical areas Lights would
be installed on 36-inch bollards spaced at 50-foot intervals along the access road These
lights would be on manually operated tumers, and would be shielded to only illuminate
the path A stuelded pole-mounted light would be mnstalled to the east of the existing
boathouse Per the conditions recommended by the Design Review Board, the height of
the pole would be lowered from 20 feet to 15 feet Wall-mounted lights would be
installed at building entries for safety purposes Low-level, surface-mounted lLights
would be mstalled on the dock The dock lights would face landward rather than
towards the niver Testimony of Ms Reese Exluibu H FExhubut A Attachment 15
Extubit A Attackunent 7 Site Lighting Plan

33 The Applicant has submuitted a tree preservation plan that demonstrates compliance
with the standards of RCDG 20D 80 20 The Applicant proposes to retain 500, or 84
percent, of the 593 sigmuficant trees on site (35 percent 1s requred) Although the

" The Hearmg Examiner includes this information to demonstrate that moving SRA s activittes mdoors would be
beneficial to the environment even though a larger building 1s requured  The purpose 1s not to suggest code
viglations on the subject property
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Applicant s original tree preservation plan (kExhibit A Attachment 11) indicates that
155 sigmficant trees would be removed some of the trecs were designated for removal
only because the driphines are within five feet of structures, utilities, or roadways
contrary to RCDG 20D 80 29-070(3Xg)(1n1) ( No proposed structure, utility  or roadway
shall be located within five feet of the dnpline of a protected tree ) Exhibu A
Attachment |1 A curtified arborist later evaluated 70 of the trees designated for
removal and determined that most should be retained, based on factors including the
species tolerance to root disturbance the location of targets’ and the type of work
proposed For somc of the trees the roots could be severed without compromising the
health or structural stability ot the tree Tor others the work would not impact the roots
at all Exkubit A Avachment 10 Retuntion of the trees would be consistent with RCDG
20D 80 29-070(3)(g)(1v) which allows the Admumstrator to approve construction limuts
or grading within five feet of the driphinc of a protected tree provided the applicani
submits an evaluation by a certified arbonst demonstrating that the construction would
not reduce the long-term viability of the tree Consistent with RCDG 20D 80 20-
070(3)(c) no “landmark’ trees would be removed Exhibie A Attachment 7 Tree
Preservation Notes

34 The eastern portion of the subject property, inciuding both the existing and proposed
boathouse locations, 15 within the 100-year floodplain of the Sammanush River as
mapped by FEMA However the Apphicant submitted a site-specific study conducted
by a hydrologist/Certified Floodplain Manager which concluded that the proposed
development area 1s higher than the base flood elevation The finished floor elevation
of the boathouse would be 355 feet, which 1s three feet higher than the base flood
elevation of 32 5 feet Consequently the development would not impact the 100-year
floodplain and no flood storage mitigation 1s required Exfubit A, Attachment 14

35 The City of Redmond classifies the subject property as a Fish and Wildlife Habitat
Conservation Area Priority species and habitats that occur on or withun one mule of the
subject property include bald eagle and purple martin nesting sites, anadromous and
resident prionity fish species urban natural open space, and wetlands The on-site
portion of the Sammarmish River nipanan zone 1s part of a vegetated corndor leading to
a large lake-fringe wetland located at the north end of Lake Sammamush The specific
types of habitat provided on site and their functions are described in detail 1n Exhibit A,
Attachment 13 (see pages 4 through 10) Exhibit A Attachment |3 pages 3 5 and 7

36 The proposed boathouse and vehicle turn-around would be located in an area that 15
sparsely forested and has a disturbed understory Although the work would remove
some potential foraging and nesting sites, the impacted area lacks the diversity found in
Wetland A, which would not be disturbed Spectes impacted by the loss of habitat
would be provided with habitat improvements 1n the surrounding area as described 1n
the wetland mitigation plans The use of the existing road, as proposed, would prevent
further disruption of the wildlife corndor Exhubut A Attachment 13 pages 10 1] and
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37  The mitigation descnbed in the wetland mutigation plans s consistent with Washington
Department of Fish and Wildlife recommendations for the species potentially affected
by the proposed development The retention of large trees and snags 15 important for
maintaining habutat for pileated woodpeckers rid-tailed hawks and Vaux s swift and
tall mature trees provide perching and nestng opportunities for bald eagles As
mitigation tor the Joss of trees on site, new trees would be planted and snags (from the
removed trees) would be nstalled None of the landmark trees would be removed
Exhtbit A Attachmeni 13 page {3 Exhibut A Attachment 7 Tree Presenvation Plan
and Mingation Planting Plan

38  One of the 1ssues raised i public comment on the application was the adequacy of on-
site parking Concern was raised that there would b inadequate parking for SRA
programs, that there would be madequate parking tor non SRA members of the public
to visit the site during program hours and that future City widening of West Lake
Sammanush Parkway would eliminate some of the parking spaces on site Although the
Applicant has subnutted data indicating that there 1s adequate parking on site a witness
residing across the street from the subject property has observed cars parking on the
shoulder along the subject property frontage Testunony of Ms Brown Extubir A4
Attachment 6 Hobbs letter

39  Although staff testified at the heaning that parking 1s not relevant to the CUP review, n
its post-hearing submuttal staff requested that the Apphicant be required to provide a
“parking assessment™ to demonstrate that parking 1s adequate, m light of the new
amenities provided by the boathouse The RCDG does not contain a specific parking
standard that 1s applicable to the use Exhubit N Testtmony of Ms Larson

40 In response to staff’s recommendation the Applicant submutted that the parking lot on
site has capacity for approximatcly 60 vehicles, which 15 adequate to serve SRA
programs during peak hours (weekdays 3 30 to 6 30 pm ) with room to spare for
approximately 12 additional vehicles on an average day The SRA has implemented a
plan (in place for almost three years) to maintain adequate parking and traffic flow at
the highest volume time, which 1s when junior practice firushes at 6 30 pm The plan
includes encouraging carpooling, requnng vehicles to enter the lot at the south
(primary) entrance and exit at the nerth entrance, and asking parents to pick up theiwr
children ten minutes after the end of practice to allow vehucles already parked n the lot
to exit The Applicant submutted that with thus plan, and wath the parking spaces
available, there 1s room for parents to park temporarily while waiting for their chuldren,
and drivers waiting to exat the site do not block the south entrance Exfubir O

41  There 15 a traffic congestion problem on West Lake Sammamish Parkway due to
visttors’ use of the site as evidenced by public comment and the Applcant’s
submuttals There 1s currently no turn iane for visitors approaching from the north, and
while those visitors wait for a break in traffic, other southbound drivers use the road
shoulder to pass The traffic congestion also creates access problems for nesghbors with
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driveways across from the subject property 1o address the 1ssue the City Public Works
Department recommended that the Applicant construct a two-way left turn lanc at the
site access lhe Apphcant concurs with this mitigation and has submitted a
channehization plan Exfubu A Attachment 6 Testumaony of My Brown Lxhubu A
Attachment 7 Channelization Plan Extubie O

42 The City Public Works Department recommended that the Appheant dedicate 15 feet of
right-of-way along the subject property frontage consistent with City strect standards
but 15 not recommending that the Applicant construct any frontage improyements at this
time other than the left-tum lane and pavement repair The Cits has future plans fo
widen and 1mprove West Lake Sammarnish Parkwav  Exhubue A Attachment 16
Testtmony of Mr Seemann

43  The storm drainage system would be designed consistent with the City of Redmond
Stormwater Technical Notebook and applicable sections of the RCDG The proposed
development would result in 14,560 square feet of new impervious surfaces Projects
that add over 5000 square feet of pollution-generating impervious surface require
water quality treatment per City standards In this case the Applicant proposes to gate
the access road so that visitors are not able to drive past the parking areas Vehicular
access past the gate would be limited to emergency vehicles and occasionally for SRA
transportation of boats to regattas With the limited vehicular access the City does not
consider the driveway east of the gate to be a pollution-generating surface requining
water quality treatment The City’s stormwater engineer submutted that this
interpretation 1s used throughout the City Because new impervious surfaces west of the
gate would total less than 5,000 square feet the Applicant does not propose (and the
City 15 not requiring} water quality treatment With respect to downstream impacts,
runoff from new impervious surfaces would flow into the wetlands and then nto the
Sammamish River consistent with current conditions The project would not cause a
sufficient increase n flow velocity to warrant construction of a detention facility
Extubit A Attachment 12 Exhubit ' Dendy email

44 The City of Redmond Design Review Board reviewed the project plans at 1ts February
5, 2009 meeting and recommended approval, subject to conditions The recommended
conditions include (paraphrased) that the Applicant lower the proposed light standards
to 15 feet, address screemng of rooftop mechanical equipment durning bwlding permit
review 1f the equipment exceeds the height of the parapet, provide open doors or doors
with windows for doors to stairways, parking and similar areas, modify the entry at
southwest corner 1n consultation with staff®, and comply with ‘standard approval
conditions’ ° Exhibit A Attachment 15

® The specific entry treatment discussed at the Design Review Board meeting was that the wood panels on the south
side of the butlding wrap around the southwest corner of the building to the downspout Exhebut 4 Attachment 15
page 5 Staff worded the condition as follows in the staff report  The wood paneling and trellis feature located on
the front of the proposed boathouse shall wrap around the southwest comer (to the downspout) of the boathouse per
recommendation from the Design Review Board  Exiubit 4 page 15

? See page 15 of the Techmical Committee Report for the addiional conditions Exhtbut A page 15
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45  The City of Redmond rcviewed the environmental impacts of the proposal as required
by the State Lnvironmental Policy Act (SFPA) and issued o Deterrmination of
Nonstgnificance (DNS) on March 3, 2009 Exhibu 4 Atuachment 4 Eastside Audubon
Society filed an appeal of the DNS on March 31 2009 but withdrcw the appeal on
Apnl 2 2009 Exfubu B Eastside Audubon no longer opposes the project osttmom of
Mr McGruder

46 There was significant public comment n support of the project mamly from rowers
and therr family members who testified as to the personal bencfits of SRA s rowing
programs and their desire lor a new facility, but also from the non-profit orgamzation
Friends of Marymoor Park See ¢ g [estimony of Sally and Alle Struzyvna  Exhibu M

47  One of the 1ssues raised in public comment on the application was that the use does not
allow adequate public access to the site The argument was that, as publicly owned
land, the property should be equally available to everyone with no preference given to
the activities of the SRA Although members of the public are allowed to use the site,
the scale of activities conducted by the SRA sometimes preclude public use In
addition, the access road 1s gated (and will continue to be gated after development 1s
complete) such that members of the public cannot drive their boats to the boat launch
Exhubut G Testimony of Ms Dickson Testimony of Mr Hobbs see also Exhibit A
Attachment 6, Hobbs letter The Hearing Examuner finds that the public access issue 1s
one that s appropriately addressed by King County Parks and Recreation, or by the
City of Redmond through the shoreline permit process (the City’s Shoreline Master
Program contain policies relating to public access to shorelines which may or may not
be applicable)} The City of Redmond 1s not the owner of the park Exfubir A
Attachment {8 Shoreline Master Program Section 20B 95 070

48 The Washington State Department of Archaeology & Historic Preservation (DAHP)
commented that the project site has a high potential for archaeological resources, due to
its location near the mouth of the Sammamish River in the vicimity of a documented
historic Native Amencan salmon fishery, and in an area with an ethnographic place
name There are five recorded archacological sites wathun O S-mile of the project area
on sumilar landforms DAHP requested that the Applicant conduct a professional
archaeological survey prior to ground disturbing activities, and City planning staff
recommended that such condition be included as a condition of CUP approval Exhubu
E Kaehler [etter Exhibit D

49 The Apphcant concurred with the conditions recommended by staff prior to or at the
open record hearing Testimony of Mr [saac
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50 Notice of the open record hearing was posted mailed to property owners within 500
fect of the site and to parties of record, and published in the Seartle Times on March 16
2009 Extubut A Attachment 3 Exhubu A page 5 Exhibu K

CONCLUSIONS
Jurisdiction
The Hearing Examiner has junsdiction to hold an open record hearing on conditional usc

permut applications and to make a recommendation to Citv Council pursuant to RCDG
20F 30 15-040, 20t 30 45-010 and 20F 3045 100

Critena for Review
Pursuant to RCDG 20F 40 40-040, the City may approve or approve with conditions a
conditional use permut only 1t the fellowing critenia are satisfied

(a) The conditional use 1s consistent with the Commumty Development Guide which
includes the Comprehensive Plan,

(b} The use 15 designed 1 a manner which 15 compatible with and responds to the existing
or intended character appearance, quality of development and physical characteristics
of the subject property and immediate vicinity

{c) The location, size and height of building, structures, walls and fences, and screening
vegetation for the condiional use shall not hinder neighborhood circulation or
discourage the permutted development or use of neighboring properties

(d) The type of use, hours of operation, and appropriateness of the use 1n relation to
adjacent uses shall be examined to determine if there are unusual hazards or
charactenstics of the use that would have adverse impacts,

{e) Requested modifications to standards are limited to those which will mitigate impacts
i a manner equal to or greater than the standards of this title,

(f) The conditional use 1s such that pedestrian and vehrcular traffic associated with the use
will not be hazardous or conflict with existing and anticipated traffic in the
neighborhoed,

(g) The conditional use will be supporied by adequate public facilities or ser ices and will
not adversely affect public services to the surrounding area or conditions can be

established to mutigate adverse impacts on such facilities

(h) If applicable the application must also contorm (o RCDG Special Uses
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Conclusions Based on Findings

A With conditions of approval, the use 1s consistent with the Community Dcyvelopment
Guide and the Comprehensive Plan The only code-compliance 1ssues assouiated with
the use relate to wetland and stream buffers the Applicant has demonstrated
compliance with the City s bulk tree retention and storm drainage standards, and with
the utility and land use compatibility policies of the Comprehensive Plin The
recommended conditions of approval address the City s technical stindards and
payment of fees and bonds Findings 6-11 13-31 33 42 and 43

Although the Heaning Fxaminer mitially had concems aboul the proposcd wetland
bufler impacts because they did not comply with the wetland buffer reduction standards
of the RCDG, and the Applicant did not {or could not) seek reliet through a vaniance or
reasonable use exception, the Applicant s proposed “paper fill 1s not specifically
precluded by the critical areas code and will provide improved wetland tunctions and
values consistent with the relevant mitgation standards Lemency with respect to the
mitigation ratios (as allowed pursuant to the relevant critenia) 1s warranted because no
actual wetland impacts are proposed Findings 22 28

It appears that the stream buffer encroachment can be handled through the shoreline
substantial development permit process The encroachment 1s extremely rmunor and 1t is
unhikely that any further mutigation will be required This recommendation includes a
condition to address the i1ssue Finding 13

B With the conditions recommended by the Design Review Board (which are included 1n
Exhibit 1, Attachment 16 — Approval Conditrons), the use 1s designed 1n a manner
which 15 compatble with and responds to the existing or intended character,
appearance, quality of development, and physical charactenstics of the subject property
and immediate vicinity The use responds to the physical charactenistics of the subject
property by avoiding direct wetland impacts (including umpacts to the former sewage
treatment lagoons), by avoiding mmpacts to the 100-year floodplain, by providing
wildlife habitat enhancements and by providing munimal hghung The quality of
development on the subject property will improve dramatically Existing and proposed
vegetation, as well as distance wall screen the boathouse from residential properties
Findings 10 15 19 20 26 28 30 31 32 34 36 37 and 44

C  The location, size and height of building, structures, walls and fences, and screcning
vegetation for the use will not hinder neighborhood circulation or discourage the
permitted development or use of neighboring properties The location of the boathouse
would be more than 200 feet from the nearest property line, and approximately 800 feet
from West Lake Sammanush Parkway The height of the boathouse (30 fee)'” would
comply with R-1 standards New vegetation would be in the wntenor of the site and not
along West Lake Sammamush Parkway lindings | 4 10 14 and 15

¥ gee Exhibit A Attachment 15
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Although a possible mitigation measure to address noise and visual unpacts associated
with parking lot use would be to require the mstallation of screeming vegetation along
West Lake Sammarmush Parkway (such mitigaton was not specifically requusted or
discussed at the open record hearing), such mutigation 1s likely not feasible due to
potential conflict with the City’s plans to widen and improve West Lake Sammannsh
Parkway The parking area 1s adjacent to the nght-of-way Further the parking arca
was established i uts current configuration with City approval in 2006" and the
Applicant does not propose any changes Findings 15 and 42

D  With conditions of approval there are no unusual hazards or charactenstics of the use
that would have adverse impacts Although the long hours of operation are unusual the
potential impacts associated with the hours of operation are mimmtzed by the nature of
surrounding land uses which are primanly park and open space uses The only portion
of the use thal i1s close to the residential uses on the west side of West Lake Sammarush
Parkway 1s the parking, the classes and associated activities are conducted at or near the
Sammarmsh River Some of the activities conducted on site will be brought indoors as a
result of the proposal Findings ¢ 7 9 15 and 31

Any potential hazards associated with the storage of gasoline on site will be mitigated
with the gas locker design and location The recommended conditions of approval
requure the structure to be flood-proofed or elevated above base flood level Finding 5

The archaeological survey requested by the Department off Archaeology & Histonc
Preservation has been incorporated mto the recommended conditions of approval
Finding 48

E  The Applicant does not propose any modificahon of R-1 development standards
Findings 8 and 14 Whth respect to the proposed buffer reductions (see Findings 13 19
22 - 24), these are addressed by the standards and cntena of the cntical areas code as
described above

F  With construction of a left-tumn lane as recommended by the Public Works Department,
pedestnian and vehicular traffic associated with the use wall not be hazardous or conflict
with existing and anticipated traffic mn the neighborhood Finding 41

With respect to parking, the parking on site appears to be adequate to address existing
traffic volumes, and projected mcreases in membership will not likely affect peak
parking demand The amemties provided by the new facility are pnmanly to house
activities that are currently conducted outdoors Findings 6 7 and 40

Although 1t 15 possible that use of the facility will dxceed the fitsdest projections
provided at the heaning, particularly 1f the exercise room draws tember§-guiside of :r

g

"' See Exhubit O

Findings Conclustons and Recommendation City of Redmond
Cuy of Redmand Hearing Examiner Office of the Heanng Examuner
Sammarmsh Rowing Association Boathouse - PO Box 97010

Conditional Use Permit No LO90006/LG90007- 17 Redmond WA 98073 9710




s oW

00 - &Nt

10
il
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30

1
P

3

class times (such that 1t functions like a4 health club), there s msufficient evidence in
the record from which to formulate an appropnate cap on mernbership or sitc usage

The Heanng Examiner recomimends, at a mimmum  that the Apphcant be required to
distribute copies of its parking plan to participants in the youth program (see Finding
40) Council might also want to consider a condition that allows the City to require the
Applicant to prepare a new parking plan or make parking lot modifications if parking
becomes tnadequate as evidenced by excessive overflow parking onto the surrounding
streets

With the conditions recommended by the Public Works and Fire Departments the use
will be supported by adequate pubhc faciliies or services and will not adversely affect
public services to the surrounding area Findings 20 and 2/

The Spectal Uses standards are not applicable to the development Finding §

RECOMMENDATION

Based on the preceding Findings and Conclusions, the request for a conditional use permut to
develop a 12,381-square-foot boathouse and associated improvements at 5022 West Lake
Sammamish Parkway should be GRANTED, subject to the following conditions

Comply with the conditions listed in Exhubit A, Attachment 16 (Approval Conditions)
Pay applicable fees and bonds as outhoed in Exhibit A, Attachment 17 (Fees and
Bonds)

Conduct an archaeological survey of the project area prior to ground disturbing
activities

Construct the gas locker at least 150 feet from the Sammarnush River unless the
proposed location 1s approved through the shoreline permit process, or 1s determined by
the Planming Department to comply with any of the other exceptions 1dentified in
RCDG 20D 140 20-020

Sammamish Rowmg Association shall distnbute copies of its parking plan, which
addresses (1) carpooling, (2) vehicle circulation on the site, and (3) pick-up times, to
participants in the jumor practice program at the start of each season, until or unless
approved modifications to the parking lot create additional capacity or the program 1s
divided into smaller class sizes

Dated May 7, 2009

Toweill Rice Taylor LLC
City of Redmond Heanng Examner

JWM

LeAnna C Toweill
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PROCEDURE FOR RECONSIDERATION

Any Party of Record may file a wntten Request for Reconsideration with the Hearing

Cxaminer The Reguest for Reconstderation shall explicitly set forth alleped errors of

procedure or fact The final date [or motion for reconsideration1s S 00 P M on Mav 21, 2009,

and should bc sent to the Office of the Hearmg Exammer City of Redmeoend
MS INFN 15670 NI 85" Street PO Box 97010 Rudmond, Washington, 98073-9710

FURTHER PROCEEDINGS

The foregoing Findings of Fact Conclusions of Law and Recommendations will be referred to

the City Counal The Citv Counctl shall at a closed record public meeting consider and take
final action on the application The City Council will not accept new information wrnitten or
oral on the application but shall consider only the complete record developed before the
Hearing Examiner and his recommendation The City Council shall either approve the
application, with or without modifications, remand the application to the Hearing Examiner for

additional rev1iew limited to specific 1ssues or deny the application RCDG 20F 30 45-110

16 Nﬁ This Notice of Decision 1s provided pursuant to RCW 36 70B 130
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