
STATUS REPORT 2000:

on Key Housing Strategies



 


Name of Jurisdiction
City of Snoqualmie
Contact Person(s):
Nancy Tucker, Director of Planning & Parks (425) 888-5337


A.  Yes, our community has done this.  (If you can, let us know how it is working)
B.  Our community is in the process of doing this.
C.  This is something that we might do, but we aren't working on it right now.
D.  This is something new that our community hasn't yet discussed.
E.  Our community is not likely to support this in the near future.
F.  Our community has considered this but decided not to pursue this particular strategy.
G.  This is not applicable in our community

(If so, help us understand why)

1. Adopt a Programatic EIS



X

See Notes




2. Pursue or support strategies that promote Jobs – Housing Balance


X

See Notes





3. Raise the SEPA threshold above 4 units (up to 20)
X

Currently allow exemption for up to 12 units – no problems so far

X





4. Enact provisions that allow or support Shared Parking
X

Allow shared if within 800 ft.

See Notes







5. Modify or amend UBC regulations to allow Wood Frame Construction in excess of 4 stories




X

Building Official will not support

See Notes



6. Adopt provisions that allow Accessory Dwelling Units
X

No takers as yet

See Notes







7. Take action to create or support Public / Private Partnerships

X

See Notes






8. Pursue or support Developer Pairings

X

See Notes






9. Conduct a Public Education Campaign / to support GMA and/ or Housing Issues



X

See Notes




10. Please list other actions (not on the list above) that your community has done -or is considering as a way to support housing development.



11. Please list actions (not on the list above) that your community has done - or is considering as a way to promote housing affordability.



12. Please add any other comments you would like to express.  ( i.e. if there are particular problems or barriers why these actions would not work or be appropriate in your jurisdiction)

See attached notes.



SUMMARY DEFINITIONS

KEY HOUSING STRATEGIES

City of Snoqualmie

1.  Adopt a Programmatic EIS

Issues: Has your city issued any programmatic EISs or “planned actions”? What substantive or geographic areas are covered? Have these EISs been utilized by developers to reduce environmental study costs for projects?  

The lion’s share of new development in Snoqualmie will occur within large properties zoned Mixed-Use.  The Snoqualmie Ridge project (2000 units) and proposed Falls Crossing project (380 units) are within the Mixed-Use zone.  Detailed, project level EIS’s have been completed for both projects, based on a conceptual land use plan which identifies the mix of uses, including proposed housing types and density; circulation and public utilities infrastructure; and parks, trails and open space, including sensitive areas and buffers.  After the Final Plan is approved, additional SEPA review is not required for the subsequent development that is consistent with and implements the Final Plan.

2.  Pursue Strategies that Promote Jobs/Housing Balance

Issues:  Does your city have an imbalance between housing and jobs?  Have there been any discussions among builders, businesses, and your jurisdiction, about this and possible strategies to address the issue?   What steps, if any, has your jurisdiction taken to insure housing growth keep pace with job growth?  Should businesses helping to create job growth share in the responsibility of ensuring there is adequate housing?

Snoqualmie before Snoqualmie Ridge had more housing units than jobs.  With new businesses open in the Snoqualmie Ridge Business Park, the city currently has more jobs than completed new housing units.  

Because of previous commitments for housing and commercial land uses in the Snoqualmie Ridge project contained in the Interlocal Agreement Between the City of Snoqualmie, King County and Snoqualmie Ridge Associates, as well as a long term lease agreement to allow commercial development of 60 acres of city-owned land (Rattlesnake Ridge), achieving a balance of jobs to housing in our 1994 comprehensive plan 2014 targets was problematic.  The Interlocal Agreement allowed for a maximum of 2,000 dwelling units and a maximum of 150 acres of office/business park.  The target jobs for the Snoqualmie Ridge project is therefore quite high, approximately 5000 jobs.  Largely due to Snoqualmie Ridge, the city’s current 2014 build-out projection for jobs to housing units is slightly more than a 2:1 ratio.  However, with the recent purchase of the Rattlesnake Ridge property for public open space, our employment capacity will decrease by 1,060 jobs.  If we also factor in the number of housing units projected in the nearby rural unincorporated area (outside of the UGA), the ratio may be closer to 1.5:1.  The City will be requesting a reduction in our CPP job target in 2001.  

4.  Enact Provisions that Allow Shared Parking

Issues: Are any provisions for shared parking currently in place in your City?  If yes, please specify.  If no, is your City currently considering, or are you willing to consider, such provisions?  Have shared parking arrangements been successfully developed?  Is any ongoing monitoring in place for these arrangements?

Our parking code (SMC 17.65) currently provides for shared parking.  It allows for both shared on-site or a system of on-site and off-site parking, provided it is not more than 800 ft. away.  The code only allows a reduction of up to 25% of required on-site parking unless a parking study is provided that demonstrates additional reduction is a warranted.  The code provisions seem to be set up for commercial uses rather than residential uses.  The development standards for Snoqualmie Ridge multi-family factors in on-street parking, but do not provide for any shared parking.  There is a perception among decision-makers that there is never enough parking for residential uses, so I don’t see the City willing to consider shared parking provisions for residential development.

5.  Amend UBC Regulations to Allow Wood Frame Construction in Excess of 4 Stories

Issues:  Has your jurisdiction amended the Uniform Building Code to allow greater height or stories for wood-framed multi-family buildings than would otherwise be allowed by the UBC?  If so, what type of safety mitigation requirements were imposed? Has your jurisdiction previously considered and reject this option, and if so, why?

Snoqualmie has not amended the UBC to allow wood frame construction in excess of 4 stories. 

Our Building Official will not support this amendment.  Wood framed buildings four stories tall must be fully sprinklered and must be of one-hour fire resistive construction.  It is difficult to conceive what other safety measures could be required other than non-combustible construction, which would obviate the use of wood framing.

6.  Adopt Provisions that Allow Accessory Dwelling Units

Issues:  Does your city permit ADUs?  How many ADUs have been permitted?  If you permit ADUs, have you recently evaluated the effectiveness of your regulations and permitting process.  Have you taken any additional actions to help encourage ADUs.

Provisions for accessory units are included in the City’s Zoning Code Use Regulations (SMC 17.55.070).  ADUs up to 600 sq. ft. are permitted outright in all single family districts.  The provisions have been in place since 1996, but to date there have been no applications.  However, within the Snoqualmie Ridge project, a number of the detached garages associated with new homes have been designed with unimproved 2nd story space that could be converted to an ADU.  We have not taken any additional actions to help encourage ADUs.

7.  Take Action to Support or Create Public/Private Partnerships

Issues: Does your City have an established mechanism for communicating with private sector stakeholders on housing development issues?  Is your city participating in a general partnership forum with private sector stakeholders? Is your city participating with private sector stakeholders in support of specific affordable housing projects? 

The City does not have any established mechanism for working with private sector interests on housing development.  The City is participating with Habitat for Humanity and WRECO for a specific affordable housing project.  After realizing that the affordable housing requirements imposed on the Snoqualmie Ridge project through an earlier Interlocal Agreement between King County, the City and Snoqualmie Ridge (30% of units in 3 income categories – 10% below 80%; 10% 80-100%; 10% 100-120% of median income), were not really providing true affordable housing, the City renegotiated the affordable housing requirements with WRECO.  In exchange for relaxing requirements in the upper 2 income categories, WRECO agreed to donate 10 acres of unconstrained land to Habitat for Humanity for construction of 50 units affordable to people earning less than 50% of median income.

8.  Support Developer Pairings
Issues:  Explosive job growth in some cities is greatly outpacing housing development – is your City concerned about this imbalance?  Has your city informally tried to link housing and commercial development for individual projects?  Would your city be interested in a linkage program or developer pairing? 

The issue we have grappled with in review of both the Snoqualmie Ridge development and the Falls Crossing proposal is how to provide a balance of housing units affordable to the income levels of the jobs likely to be created. The Planning Commission is particularly concerned with housing to support the lower income service sector jobs to be created with some proposed commercial development.

Our attorneys have advised against imposing mitigation requirements that require either a match of housing units to jobs, or, more specifically, housing affordable to the types of jobs/incomes expected to be created.  Their reasoning:  California has some examples, but the basis in California is a bit different from what we have in Washington.  In addition, there are some Washington court decisions (San Telmo, etc.) that suggest the “burden” to provide affordable housing should rest with society, not property owners, making it even a bit tougher to absolutely require such linkages. 

The City imposed affordable housing requirements on the Snoqualmie Ridge project (30%), through the annexation and Mixed Use approval processes, both discretionary.  We are recommending a condition requiring 15% of units affordable to 80% of median income or below for the Falls Crossing proposal, which is also subject to the Mixed-Use discretionary approval process (still in review).  In neither case, however, did we require a precise dollar amount or a precise match between impact and units, since impact was hard to quantify.  We can quantify the job types and expected incomes, but we can’t really quantify how many of those jobs will be within one-income families, two, three, etc., and/or how many of those jobs will result in an employee who needs a “new” house, as opposed to already living in an existing house. 

The city would probably be interested in a linkage program or developer pairing, particularly for development of affordable housing.

9.  Conduct a Public Information Campaign to Support Growth Management and Housing Issues

Issues: Does your City regularly distribute information regarding its growth management efforts?  Do your elected officials write guest editorials or participate in other public forums related to growth management and affordable housing?  Would your city participate and see a benefit in an on-going public education campaign re:  growth management and housing?

Time and staff permitting, the City would be in favor of such efforts.
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