Appendix B

Supplement to Appendix D of the 1994 King County Comprehensive Plan

I.
Introduction

Appendix D of the 1994 King County Comprehensive Plan documented the estimated capacity of the Urban Growth Area (UGA) as adopted in 1994.  This supplement updates the estimated capacity of the UGA following the addition of a total of 516 acres to the City of Snoqualmie’s UGA, and a considers a new analysis of estimated capacity within its existing UGA.  

This paper will summarize the joint planning process outlined in the Countywide Planning Policies, demonstrate how the UGA is consistent with the goals of the Growth Management Act, and calculate the residential and commercial capacity of the revised UGA.

II.
The 1994 King County Countywide Planning Policies

The King County Countywide Planning Policies (CPPs), ratified by the cities in King County on November 25, 1994, identified Snoqualmie as one of six cities of where the Urban Growth Area was in dispute.  In addition to designating a UGA, the CPPs identified a Joint Planning Area (JPA) for each of these six cities. The JPAs, once resolved, were to be replaced by either a UGA or Rural land use designation.  All of the identified cities except for Snoqualmie have since resolved their JPAs.  CPP Policy, FW-1, Step 8b, which established the process for resolving the JPAs, was amended in 1999 as follows to reflect that Snoqualmie was the last city with an unresolved JPA:

“((The Urban Growth Areas of the following cities which are in dispute as of May 25, 1994 and illustrated on the attached maps, are now acknowledged as Joint Planning Areas (See Appendix 1).  By December 31, 1995, King County, the cities, citizens and property owners will have completed a planning process to determine land uses and the Urban Growth Area for each city.  The King County Executive will recommend amendments to the Urban Growth Area for each city for adoption by the Metropolitan King County Council.  The Urban Growth Area for each city will be amended in a separate Council ordinance.  These amendments are not subject to ratification under this policy.

Redmond (map #1) - 15 acres

Issaquah (map #2)- 100 acres

Renton (map #3) - 228 acres

North Bend (map #4) - 480 acres

Black Diamond (map #5 titled:  Black Diamond Urban Growth Area/Open Space) - max. 3,000 acres

Snoqualmie (map #6 - area labeled Joint Planning Area;  the time frame for completion of joint planning shall be that identified in the agreement between the City of Snoqualmie, King County and Snoqualmie Ridge Associates regarding Snoqualmie’s future annexation of property on the Lake Alice Plateau.))

By 1998, all of the joint planning areas identified in the 1994 CPPs have been resolved, except for the City of Snoqualmie.  Joint planning for any potential additional annexation of land to the City of Snoqualmie shall be conducted consistent with the terms of the 1990 Interlocal Agreement between King County and the City of Snoqualmie.  Future Countywide Planning Policy amendments regarding the Snoqualmie joint planning area consistent with the 1990 Interlocal Agreement are not subject to ratification.”

As stated in the original policy, resolution of Snoqualmie’s JPA entails the recommendation of amendments to the UGA by the King County Executive for adoption by the Metropolitan King County Council.  Within the designated JPA, such amendments are not subject to the ratification process of the Growth Management Planning Council and the cities.

III.
Snoqualmie Joint Planning Area

In Spring, 2001, King County and Snoqualmie conducted a joint planning process for the 1370 acre JPA designated in the CPPs.  The JPA extends south from the City of Snoqualmie and encompasses the interchange of Interstate 90 and State Highway 18.  The joint planning effort, including analysis of applicable King County Comprehensive Plan and Snoqualmie Vicinity Comprehensive Plan policies and public input, resulted in a recommendation to include the northern-most 521 acres of the JPA in Snoqualmie’s UGA.  King County and Snoqualmie policies support the Mountain to Sound Greenway and the retention of lands at the I-90/Highway 18 interchange and the I-90 corridor in rural uses.

IV.
Snoqualmie UGA Capacity Re-Evaluation


A. Residential Capacity

In 1994, the City of Snoqualmie estimated the new residential capacity of the City and its designated UGA at 4034 new households.  The City’s target as established by the CPPs is a range of 1942 to 3625 new households; the City selected a narrower range of 2570 to 3255 new households for their planning purposes.  A closer look at development limitations within the UGA and information gathered over the past several years about the development intentions of property owners within the UGA indicate the 1994 capacity estimate is too high.  A new analysis reveals the actual capacity is just within the low end of the City’s selected target range. 

Summary of Projected Capacity Shortfall

City of Snoqualmie Planning Area
1994 Estimated Capacity
Re-evaluated Capacity
Capacity Shortfall

Snoqualmie Falls
923 households
Salish:               100

Falls Crossing:   90
                         190 households
  923   capacity

- 190   planned

  (733) shortfall

Historic Snoqualmie


48 households
48 households


Snoqualmie Ridge


2000 households
2000 households

Habitat for Humanity Homes:

50

2050
+50

Snoqualmie Hills


850 households
305 households
(545)

Rattlesnake Ridge


2 households
0 households


Meadowbrook


1 household
0 households


Mill
210 households
No residential expected by 2012
(210)

Total


4,034 estimated capacity
2,593 actual capacity to 2012
(1,441) shortfall

Methodology by City of Snoqualmie Planning Area

Estimates of housing capacity for the planning areas of Historic Snoqualmie, Rattlesnake Ridge, and Meadowbrook within the City of Snoqualmie UGA are based on development assumptions described in Appendix C of the Snoqualmie Vicinity Comprehensive Plan, 1994.  In general, developable residential acreage was reduced 20 percent for road and utility rights-of-way and 20 percent for market availability (reduction based on realistic opportunity for development to occur due to existing lot configuration, ownership patterns, road and utility systems and physical conditions). 

Residential capacity for Snoqualmie Ridge was based on 2,000 units approved under the Snoqualmie Ridge Final Mixed Use Plan (1995).  Because the 2,000 unit cap was somewhat artificial, additional capacity is available on that property, subject to an amendment to the Final Plan to increase the allowed number of units. 

Residential capacity for Snoqualmie Falls and the Mill planning areas are based on known plans of area property owners (City of Snoqualmie 2001).  Within the Snoqualmie Falls area, residential capacity is primarily contained within two parcels - the Falls Crossing and the Salish expansion parcels. The City of Snoqualmie recently approved the Falls Crossing project with conditions that limit residential development to 90 units.  The owners of the Salish Lodge have approached the City with a proposal for annexation and development of their property within the UGA.  Based on preliminary discussions, the City anticipates a development proposal for approximately 100 residential units.  The remaining piece of this planning area is owned by the Weyerhaeuser Timber Company and located north of the Salish property.  This area is immediately adjacent to the expansion area for a sand and gravel mining site also owned by the Weyerhaeuser Timber Company.  Mining is expected to continue throughout this planning period (2012); consequently no capacity is assigned to this area at this time.  

The Weyerhaeuser Timber Company is the sole property owner of land designated for potential residential development in the Mill Planning Area. A portion of the designated residential land has been conveyed to the City for a new Public Works Building.  Sand and gravel mining operations are ongoing in the immediate vicinity of the remaining designated residential properties.  These operations are expected to be expanded, and hard rock mining begun, during the 2012 planning horizon.  For these reasons, the City has revised its capacity analysis to recognize that there is no realistic residential development capacity in this planning area within the time frame of the Countywide Planning Policies growth targets (2012). 

The Snoqualmie Hills Planning Area presents a more complicated picture for capacity analysis, which is detailed below.  The Snoqualmie Hills Planning Area is located outside of the City limits, within the City of Snoqualmie Urban Growth Area (UGA).  The area is a mix of undeveloped and constrained land, older and newer single-family homes and small agricultural uses.  The planning area is currently unsewered: septic discharge from certain portions of the area contributes to downstream pollution problems.  The Snoqualmie Vicinity Comprehensive Plan (1994) designates future land use in this area for single family or planned residential uses (4 and 5 units per acre, respectively).

The 1994 Snoqualmie Vicinity Comprehensive Plan assumed 271 acres of developable land within the Snoqualmie Hills Planning Area and a total residential development capacity of 850 units.  Since the Comprehensive Plan was issued, the City of Snoqualmie has determined that the developable acreage within this area was overestimated.  Using data on physical features, environmental constraints, existing lot and ownership patterns, BPA easement area, access and utility availability and market factors, this analysis calculates developable acreage within the Snoqualmie Hills planning area at 146 acres and total residential development capacity at 305 units (see Summary Table.)  The revised capacity was determined by segregating the Snoqualmie Hills Planning Area into three separate subsections: west, central, and east (herein referred to as Johnson Heights/Section 31.)  The characteristics of each section are discussed below.

The western section of the Snoqualmie Hills Planning Area (west part of Section 36) consists of approximately 85 gross acres. This area is primarily undeveloped; two 5-acre lots contain single-family units.  There is potential for road access and municipal utility services to be provided by the City from Snoqualmie Ridge to the immediate west and/or north.  After consideration of environmental constraints (seismic and erosion hazard, landslide potential, wetlands, and streams), the BPA transmission line corridor, and ownership patterns, the developable acreage was estimated at 59 acres.  This area is designated as Planned Residential in the City’s Comprehensive Plan. At 5 dwelling units per acre, the residential capacity for this area is assumed at 118 units.  (See the Summary Table below for a breakdown of the estimated capacity.)

The central section of Snoqualmie Hills (north-central and north-eastern part of Section 36) consists of approximately 172 gross acres and is primarily platted to 5-acre lots, some with existing single family homes.  Access is limited and urban services are not available.  Due to this established land use pattern, difficulty in obtaining efficient road access and municipal utilities, and presence of environmental constraints, this area is not considered to contain urban residential development capacity by planning year 2012. 

As indicated, some portions of the Johnson Heights/Section 31 area are served by municipal water, but none of the area is served by municipal sewer service.  Much of the area is developed on 1-5 acre lots.  The failure of some individual septic systems has contributed to downstream pollution and is considered to be an environmental and potential health problem for the area.  This area was included in the UGA, not because it has significant urban development capacity,  but because the City is interested in providing municipal service to this area to correct existing problems. Therefore, the City desires to maintain this area within the UGA, but has re-evaluated its development capacity within the 2012 time-frame.  Due to the presence of numerous small lots, the presence of many older, established homes, and the natural constraints of the area (erosion hazards, wetlands, and streams), developable acreage in the northern half of this area is assumed to be limited to a residential capacity of approximately 50 dwelling units.  The southern portion of Section 31 consists of some undeveloped larger lots and, therefore, has some residential development capacity, although it does not presently have urban services or adequate access. In total, approximately 84 acres of developable acreage and 187 dwelling units was assumed for the Johnson Heights/Section 31 portion of the Snoqualmie Hills Planning Area.
Summary 

Snoqualmie Hills Estimated Residential Capacity

Snoqualmie Hills
Total Acres
Developable Acreage
Dwelling Units

1994 Comprehensive Plan
828
271
850

2001 Estimated Capacity




West
85
59
118

Central 
172
Not included
0

Johnson Heights/Section 31
515
84
187

Total
772
146
305

In each subsection, a reduction of 20 percent of developable acreage was applied for road and utility rights-of-way.  A market factor of 50 percent was also applied to the developable acreage to account for the market realities and likely timing of development considering access and utilities issues.  The capacity represented here is that anticipated within the 2012 planning horizon. 

This revised residential capacity analysis estimates developable acreage within the Snoqualmie Hills planning area at 146 acres and total residential development capacity at 305 dwelling units.  This results in a net reduction of 545 units from the 850 units previously assumed under the 1994 Snoqualmie Vicinity Comprehensive Plan.

In summary, Snoqualmie’s existing UGA has less capacity than the year 2012 target for new households.  The capacity re-evaluation indicates the capacity, including new homes already constructed in the Snoqualmie Ridge development, is for 1441 fewer households than anticipated.  To seek to correct the capacity shortfall, King County and Snoqualmie expanded the study area beyond the JPA.


B. Employment Capacity

As noted above, much of the Rattlesnake Ridge planning area is now in public ownership.  Nearly all of this planning area was planned for commercial and industrial uses, and the City attribute an employment capacity of 1060 jobs to this planning area.  Due to the change in ownership, this potential capacity has been removed.  The employment target set by the CPPs is 3100 to 5820 new jobs, however, the City set a higher target of 7490 new jobs.  Loss of capacity for 1060 jobs still maintains new job capacity higher than the CPP target range.

V.          UGA Amendments to Restore Capacity

In addition to assessing the potential capacity of the 521 acre area within the JPA recommended as an addition to Snoqualmie’s UGA, additional areas around the perimeter of the City were evaluated for their ability to provide for contiguous and orderly growth, and to accommodate sufficient capacity to ensure the City of Snoqualmie can achieve their growth target.  209 acres north and west of the Snoqualmie Ridge development were also recommended to be added to Snoqualmie’s UGA, with the following results:

Summary of 2012 Capacity with UGA Additions

City of Snoqualmie Planning Area
Re-Evaluated Capacity 
(Existing UGA)
Potential New Capacity (Including UGA Additions)
Total

Snoqualmie Falls


190

190

Historic Snoqualmie


48

48

Snoqualmie Ridge


2,050
268

Habitat for Humanity Homes:

30

298


2,348

Snoqualmie Hills


305

305

Rattlesnake Ridge
0


0
0

Meadowbrook
0


0
0

Mill


0
0
0

521 acre JPA area

832
832

NW Properties

339
339

Total


2,593 actual capacity to 2012
1,469 additional households
4,062

The capacity analysis for the 521 acre area within the JPA and the 209 acres to the north and west of the City was conducted as follows:

JOINT PLANNING AREA 



Total Acres
521 acres


30 Percent Reduction - Undevelopable (Sensitive Areas)
156 acres


20 Percent Reduction - Roads, ROWs 
104 acres



261 acres


Developable
261 acres


20 Percent Reduction - Market Factor
208 acres


Dwelling Units at 4 du/ac
832 units

NORTHWEST PROPERTIES



Total Acres
209 acres


Sensitive areas 
35 acres


Park
2 acres


High School Site 
40 acres


20 Percent Reduction - Roads, ROWs
26 acres


Developable
106 acres


20 Percent Reduction - Market Factor
85 acres


Dwelling Units at 4 du/ac
339 units

Total Additional DU Capacity of WRECO/JPA & 

NW Properties
1,171 units

As is evident from above, certain reductions in the total land areas were applied to account for undevelopable areas due to environmental constraints, road and utility rights-of-way and market factors (it is assumed that 20 percent of the developable acreage would not be built by 2012).  As a result, a total of 1,171 units would be included in the new Snoqualmie UGA residential capacity for the 2012 planning horizon.  

The current capacity of these lands with rural zoning are as follows:


Existing Rural Designation - JPA



Total Acres
521 acres


20 Percent Reduction - Roads, ROWs 
417 acres


Dwelling Units at 1du/5 acres 
83 units






Existing Rural Designation – NW Properties



Total Acres
209 acres


High School Site 
40 acres


20 Percent Reduction - Roads, ROWs
135 acres


Dwelling Units at 1du/5 acres 
27 units





Current Rural Capacity
110 units

On an overall basis, the net change in capacity of these lands (upon consideration of the rural capacity eliminated) is an additional 1,061 units by 2012.  It is important to note that the zoning for the areas added to the UGA remains at low densities (one home per five acres) until the area is annexed to the City.  The additional capacity will not exist as calculated above until such time as the City annexes the land and determines appropriate densities and uses. 

In summary, the two additions to Snoqualmie’s UGA, once annexed, are likely to result in nearly the same capacity as had been assumed for the existing UGA in 1994. 

VI.
Conclusion

The recommended additions to Snoqualmie’s UGA will result in a potential increase in capacity of 1171 new households. The amendments to the Snoqualmie Ridge Mixed Use Final Plan allowing for 268 additional units in the existing Snoqualmie Ridge development plus 30 Habitat for Humanity homes increases this potential to 1469 new households.  These increases, coupled with the indication that the capacity of the City of Snoqualmie’s UGA was approximately 1441 households short of their original estimates, results in a new capacity estimate virtually the same as the original 1994 capacity estimates. 
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