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2012 King County Comprehensive Plan Update

West Hill Renton Avenue @ 76th Ave S.

Area Zoning Study

Executive Recommended

Department of Development and Environmental Services

Summary

The owner of parcel number 7580200440 filed a docket request to change the land use designation of this parcel from Urban Residential, 4-12 homes per acre to a commercial designation, and to include the subject property within the West Hill Community Business Center.  This request also calls for the existing R-6-P zoning to be changed to commercial zoning.  This parcel is adjacent to the existing commercial center.

This area zoning study will evaluate all of the residential property between 76th Avenue S. and 78th Avenue S., that are located south of Renton Avenue S. and that also abut the existing commercial center to determine whether or not any of these parcels should be added to the existing commercial center.

Existing Conditions

The subject property is developed with a commercial structure that is attached to and may be part of the laundry business on adjacent parcel 7580200435.  There is also a driveway and old garage on the site.  The adjacent residential properties to the east are all developed with single family residences, consistent with their R-6-P zoning.  Directly south of the subject property is a parcel zoned R-24 that is developed with multifamily residences.  To the west is a laundry establishment that shares a common wall with the office on the subject property.  Further to the west, on the corner of Renton Ave. S. and 76th Ave S., are an insurance office and its parking lot.

Applicable King County Comprehensive Plan Policies:

	U-159
	Designated community business centers are shown on the Comprehensive Plan Land Use Map.  Expansion of existing or designation of new community business centers shall be permitted only through a subarea planning process.  Redevelopment of existing community business centers is encouraged.

	
	

	U-160
	Within community business centers, the following zoning is appropriate:  Neighborhood Business, Community Business and Office.


Analysis and Conclusion:

The study area is developed with residential uses consistent with existing zoning, except for the subject parcel 7580200440, which has an old commercial structure that appears to be used as an office.  There is a hedge that appears to screen the office use on the subject property from the adjacent single family residences to the east and south.  This residential area, with the exception of parcel 7580200440 appears stable and built out under existing zoning.

A field investigation indicates that it is not easy to distinguish the subject property from the adjacent parcel to the west with the laundry operation.  It is conceivable that the existing zoning is based on the belief that the laundry and office are on one parcel, and the subject property is vacant, except for a driveway and old garage.  In terms of use, the subject property is clearly more related to the laundry business to the west than the residential area to the east, and the existing office on the site may even be a part of this laundry operation.  It appears that the subject property is being used as parking for the cleaners.

It is not reasonable to assume the site will be redeveloped with one single family residence under the existing R-6-P zoning.  The subject property is clearly oriented to the business use to the west, and away from the residential use to the east.   King County Comprehensive Plan Policy U-159 (above) calls for the redevelopment of existing centers.  Adding the subject property to the existing commercial center will make it more likely that this site will be redeveloped, perhaps encouraging redevelopment of the adjacent commercial property.

Redesignating parcel 7580200440 from Urban Residential, 4-12 homes per acre to commercial and including it within the West Hill Community Business Center is consistent with KCCP Policy U-159.  There are no other nearby properties that should also be added to the commercial center, as the residential properties are developed with single family homes.

Rezoning the same parcel from R-6-P to CB-SO implements the Community Business land use designation and therefore is consistent with KCCP Policy U-160.

Executive Staff Recommendation:

Amend the KCCP land use designation for parcel 7580200440 from Urban Residential, 4-12 homes per acre to Community Business.  Existing P-Suffix condition WH-P4 is deleted, as it is only applicable to residential property.

Amend the King County Zoning Atlas designation for parcel 7580200440 from R-6-P to CB-SO.  Include the subject property within Special District Overlay SO-050, which is the special district overlay for pedestrian-oriented commercial development used on the adjacent commercial property and other commercial property within this commercial center.   King County Code Chapter 21A.38.050 contains the text for this special district overlay:

21A.38.050 Special district overlay - Pedestrian-oriented commercial development.
A. The purpose of the pedestrian-oriented commercial development special district overlay is to provide for high-density, pedestrian-oriented retail/employment uses. Pedestrian-oriented commercial district shall only be established in areas designated within a community, subarea, or neighborhood plan as an urban activity center and zoned CB, RB or O.

B. Permitted uses shall be those uses permitted in the underlying zone, excluding the following:

1. Motor vehicle, boat and mobile home dealer;

2. Gasoline service station;

3. Drive-through retail and service uses;

4. Car washes;

5. Retail and service uses with outside storage, e.g. lumber yards, miscellaneous equipment rental or machinery sales;

6. Wholesale uses;

7. Recreation/cultural uses as set forth in K.C.C. 21A.08.040, except parks, sports clubs, theaters, libraries and museums;

8. SIC Major Group 75 (Automotive repair, services and parking) except 7521 (automobile parking; but excluding tow-in parking lots);

9. SIC Major Group 76 (Miscellaneous repair services), except 7631 (Watch, clock and jewelry repair);

10. SIC Major Group 78 (Motion pictures), except 7832 (theater) and 7841 (video tape rental);

11. SIC Major Group 80 (Health services), except offices and outpatient clinics (801-804);

12. SIC Industry Group 421 (Trucking and courier service);

13. Public agency archives;

14. Self-service storage;

15. Manufacturing land uses as set forth in K.C.C. 21A.08.080, except 2759 (Commercial printing); and

16. Resource land uses as set forth in K.C.C. 21A.08.090.

C. The following development standards shall apply to uses located in pedestrian-oriented commercial overlay districts:

1. Every use shall be subject to pedestrian-oriented use limitations and street facade development standards (e.g. placement and orientation of buildings with respect to streets and sidewalks, arcades or marquees) identified and adopted through an applicable community, subarea or, neighborhood plan, or the area zoning process;

2. For properties that have frontage on pedestrian street(s) or routes as designated in an applicable plan or area zoning process, the following conditions shall apply:

a. main building entrances shall be oriented to the pedestrian street;

b. at the ground floor (at grade), buildings shall be located no more than 5 feet from the sidewalk or sidewalk improvement, but shall not encroach on the public right-of-way;

c. building facades shall comprise at least 75% of the total pedestrian street frontage for a property and if applicable, at least 75% of the total pedestrian route frontage for a property;

d. minimum side setbacks of the underlying zoning are waived;

e. building facades of ground floor retail, general business service, and professional office land uses that front onto a pedestrian street or route shall include windows and overhead protection;

f. building facades along a pedestrian street or route, that are without ornamentation or are comprised of uninterrupted glass curtain walls or mirrored glass are not permitted; and

g. vehicle access shall be limited to the rear access alley or rear access street where such an alley or street exists.

3. Floor/lot area ratio shall not exceed 5:1, including the residential component of mixed use developments, but not including parking structures;

4. Building setback and height requirements may be waived, except for areas within fifty feet of the perimeter of any special district overlay area abutting an R-12 or lower density residential zone;

5. The landscaping requirements of K.C.C. 21A.16 may be waived if landscaping conforms to a special district overlay landscaping plan adopted as part of the area zoning. The overlay district landscaping plan shall include features addressing street trees, and other design amenities (e.g. landscaped plazas or parks);

6. On designated pedestrian streets, sidewalk width requirements shall be increased to a range of ten to twelve feet wide including sidewalk landscaping and other amenities. The sidewalk widths exceeding the amount required in the King County Road Standards may occur on private property adjoining the public street right-of-way; and

7. Off-street parking requirements K.C.C. 21A.18 are modified as follows for all nonresidential uses:

a. No less than one space for every 1000 square feet of floor area shall be provided;

b. No more than seventy-five percent of parking shall be on-site surface parking. Such parking shall be placed in the interior of the lot, or at the rear of the building it serves; and

c. At least twenty-five percent of the required parking shall be enclosed in an on-site parking structure or located at an off-site common parking facility, provided that this requirement is waived when the applicant signs a no protest agreement to participate in any improvement district for the future construction of such facilities. (Ord. 13022 § 30, 1998: Ord. 12823 § 4, 1997: Ord. 10870 § 578, 1993).
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2012 King County Comprehensive Plan Update

Soaring Eagle

Area Zoning Study

Executive Recommended

Department of Development and Environmental Services

Summary

This is a proposal to change the land use designation and zoning for a 29.9-acre parcel (tax lot #  3625069023) that is part of the 600-acre Soaring Eagle Park.  The purpose of the land use change is to include this 29.9 acre portion of soaring Eagle Park within the Urban Growth Area and Potential Annexation Area of the City of Sammamish.  This will allow the City to annex the subject property and develop it with an active recreation city park.

Background

The ownership of this property is being transferred from King County to the City of Sammamish.  There will be an interlocal agreement related to this park transfer that will call for this property to be kept in park use in perpetuity.

Applicable Countywide Planning Policies:

FW-1

STEP 9
Amendments to the Countywide Planning Policies may be developed by the Growth Management Planning Council or its successor, or by the Metropolitan King County Council, as provided in this policy.  Amendments to the Countywide Planning Policies, not including amendments to the Urban Growth Area pursuant to Step 7 and 8 b and c above, shall be subject to ratification by at least 30 percent of the city and County governments representing 70 percent of the population in King County.  Adoption and ratification of this policy shall constitute an amendment to the May 27, 1992 interlocal agreement among King County, the City of Seattle, and the suburban cities and towns in King County for the Growth Management Planning Council of King County.

CC-11
All jurisdictions shall work cooperatively to ensure parks and open spaces are provided as development and redevelopment occurs.

Applicable King County Comprehensive Plan Policies:
	U-104
	Rural properties that are immediately adjacent to a city and are planned or designated for park purposes by that city may be redesignated to urban when the city has committed to designate the property in perpetuity in a form satisfactory to the King County Council for park purposes and:

	
	a.
	The property is no more than 30 acres in size and was acquired by the city prior to 1994; or

	
	b.
	The property is no more than 30 acres in size and receives county support through a park or recreation facility transfer agreement between King County and a city; or

	
	c.
	The property is or was formerly a King County park and is being or has been transferred to a city.


Analysis:

This is not request for additional development capacity and there is no justification for redesignating this study area as Urban based on a need for additional residential development capacity. There is sufficient development capacity within the existing Urban Growth Area.

In this case a public benefit, a city park, will result by adding the study area to the Urban Area.  There will be no added development capacity as a result of this amendment.  The Urban designation allows municipal annexation and extension of public sewers to the park to serve the restrooms.

Conclusion:

The ownership of the 29.9 acre property is being transferred to the City of Sammamish, subject to a park transfer agreement.  When the city has committed that this land will remain a park in perpetuity, the proposal to change the land use designation from rural to Urban will fully comply with Policy U-104.

.

Executive Staff Recommendation:

Amend the King County Comprehensive Plan Land Use Map designation for tax lot # 3625069023 from Rural to Urban.  The “Other Parks / Wilderness” land use designation is appropriate until the property is annexed.

Amend the zoning for tax lot # 3625069023 from RA-5 to Urban Reserve with conditions (UR -P).   The P-Suffix condition is:  Use of the site is limited to parks and park facilities only.

Update the Interim Potential Annexation Area Map to include the subject property in the City Sammamish Potential Annexation Area.
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2012 King County Comprehensive Plan Update

Sammamish Valley UGA

Executive Recommended

Area Zoning Study

Department of Development and Environmental Services

Summary

On May 10, 2011, the King County Council adopted Motion 13475, which calls for the Executive to conduct an area zoning study for the following parcels 1526059056, 1526059052,1526059051, 1026059031, 1026059171, 1026059094, 1026059166, 102605TRCT,1026059032, 1026059158, 1026059099, 1026059166, and 102605UNKN in the Sammamish Valley.  These parcels are designated Rural on the King County Comprehensive Plan (KCCP) land use map and are being studied to determine whether any or all should be changed to Urban and added to the Urban Growth Area (UGA) for the purpose of annexation by the City of Woodinville and subsequent urban development.

The parcel numbers listed above comprise two property groups in the Sammamish Valley.  One property group is located south of NE 171st Street, west of 140th Place NE.   This northern property group has been the subject of three recent area zoning studies, including the most recent 2005 study, which was completed in response to a Growth Management Hearings Board decision.  A portion of one parcel (1026059031) in this property group is within the Agricultural Production District (APD).  All of the remaining property in this group is designated and zoned Rural.

The other property group is located to the south, on the west side of 148th Ave. NE, just north of NE 145th Street.  This is a group of three parcels each under 2 acres in size that is designated Rural on the land use map and zoned Agriculture.  These parcels are outside and adjacent to the APD, which at this location is developed with Northshore athletic fields.  The south margin of parcel 1526059051 abuts the City of Woodinville.  Parcel 1526059056 includes Derby Creek, which is proposed for restoration by King County.

Both property groups are outside of the Urban Growth Area and both are adjacent to the Agricultural Production District (APD) – please see the attached land use and zoning maps.

Background – History

Motion 11697, passed by the King County Council on April 28, 2003, established the scope of work for the 2004 King County Comprehensive Plan (KCCP) Update.  This Motion called for an Area Zoning Study to review RA-zoned property within the Sammamish Valley APD.   Staff prepared a report for the 2004 update of the King County Comprehensive Plan that addressed rural-zoned land within the APD, but did not recommend any changes to the APD or conversion of land use or zoning designations from Rural or Agricultural to Urban.

In 2003, several property owners filed docket requests to change the land use and zoning for land within the northern property group from Rural and Agriculture to Urban as part of the 2004 update of the KCCP.  Seven of the property owners pursued site-specific land use amendments.  These requests were combined into a single proposal for consideration by the Hearing Examiner.  The staff recommendation was to deny the site specific request. The Hearing Examiner also did not recommend approval of these proposed land use amendments.

In 2005, the Growth Management Hearings Board found that by including some land designated and zoned Rural within the APD, the County had “double-designated” these lands as Rural and as Resource lands. This map issue affected about 129 acres of land within the APD.  In short, the County was directed to eliminate the double designation by either removing rural land from the APD or changing the designation from Rural to Agriculture for parcels within the APD.  In November of 2005, the King County Council approved a subarea plan that implemented the directive of the Hearings Board.

This 2011 area zoning study addresses essentially the same northern property group that was addressed in the three previous area zoning studies, including one parcel that the western portion is within the APD.  This area zoning study also looks at three parcels in the vicinity of NE 145th Street and 148th Ave. NE that is referred to as the southern property group.   The purpose of this study is to determine whether any of the parcels listed above should be added to the Urban Growth Area.

Applicable Countywide Planning Policy

FW-1, STEP 8a.  The citizens and jurisdictions of King County are committed to maintaining a permanent rural area. The Growth Management Planning Council or its successor shall review all   Urban Growth Areas ten years after the adoption and ratification of Phase II amendments to the Countywide Planning Policies. The review shall be conducted utilizing monitoring reports and benchmark evaluation and be coordinated with evaluation and reporting requirements of state law. As a result of this review the Growth Management Planning Council or its successor may recommend to the Metropolitan King County Council amendments to the Urban Growth Area. Alternatively, King County may initiate consideration of Urban Growth Area amendments. Amendments shall be based on an evaluation of the following factors:

· the criteria in policies LU-26 and LU-27;

· the sufficiency of vacant, developable land and redevelopable land to meet projected needs;

· the actual and projected rate of development and land consumption by


category of land use including both development on vacant land and redevelopment projects;

· the capacity of appropriate jurisdictions to provide infrastructure and


service to the Urban Growth Areas;

· the actual and projected progress of jurisdictions in meeting their


adopted 20-year goals and targets of number of households and


employees per acre;

· the actual and projected rate of population and employment growth

compared to adopted 20-year goals and target ranges, and compared to revised projections from the Washington State Office of Financial Management;

· the actual and projected trend of economic development and affordable


housing indicators, as reported annually through the adopted monitoring and benchmarks program;

· indicators of environmental conditions, such as air quality, water quality, wildlife habitat, and others.
Applicable King County Comprehensive Plan Policies and text:

R-202
The Rural Area designations shown on the King County Comprehensive Plan Land Use Map include areas that are rural in character and meet one or more of the following criteria:

a.
Opportunities exist for significant commercial or noncommercial farming and forestry (large-scale farms and forest lands are designated as Resource Lands);

b.
The area will help buffer nearby Resource Lands from conflicting urban uses;

c.
The area is contiguous to other lands in the Rural Area, Resource Lands or large, predominantly environmentally critical areas;

d.
There are major physical barriers to providing urban services at reasonable cost, or such areas will help foster more logical boundaries for urban public services and infrastructure;

e.
The area is not needed for the foreseeable future that is well beyond the 20-year forecast period to provide capacity for population or employment growth;

f.
The area has outstanding scenic, historic, environmental, resource or aesthetic values that can best be protected by a Rural Area designation; or

g.
Significant environmental constraints make the area generally unsuitable for intensive urban development.

While the GMA, the Countywide Planning Policies and King County’s policies and regulations call for protecting the Rural Area by limiting housing densities, there are many other features besides density that characterize the Rural Area.  Some of the most important features include integration of housing with traditional rural uses such as forestry, farming and keeping of livestock; protection of streams, wetlands and wildlife habitat; preservation of open vistas, wooded areas and scenic roadways; and reliance on minimal public services.  King County is committed to maintaining these features as well; and the policies in this chapter call for continuing and expanding upon these efforts.

R-203
King County’s Rural Area is considered to be permanent and shall not be redesignated to an Urban Growth Area until reviewed pursuant to the Growth Management Act (RCW 36.70A.130(3)) and Countywide Planning Policy FW-1.

R-204
Farming and forestry are vital to the preservation of rural King County and should be encouraged throughout the Rural Area.  King County should encourage the retention of existing and establishment of new rural resource-based uses, with appropriate site management that protects habitat resources.  King County’s regulation of farming, keeping of livestock, and forestry in the Rural Area should be consistent with these guiding principles:

a.
Homeowner covenants for new subdivisions and short subdivisions in the Rural Area should not restrict farming and forestry;

b.
Agricultural and silvicultural management practices should not be construed as public nuisances when carried on in compliance with applicable regulations, even though they may impact nearby residences; and

c.
County environmental standards for forestry and agriculture should protect environmental quality, especially in relation to water and fisheries resources, while encouraging forestry and farming.
R-205
Uses related to and appropriate for the Rural Area include those relating to agriculture, forestry, mineral extraction, and fisheries, such as the raising of livestock, growing of crops, creating value-added products, and sale of agricultural products; small-scale cottage industries; and recreational and small-scale tourism uses that rely on a rural location.

R-613
Designated Forest and Agricultural Production District lands shall not be annexed by cities.
R-654
Lands can be removed from the APDs, except as provided in R-655, only when it can be demonstrated that:

a.
Removal of the land will not diminish the productivity of prime agricultural soils or the effectiveness of farming within the local APD boundaries; and

b.
The land is determined to be no longer suitable for agricultural purposes.

In addition to meeting these two tests, removal of the land from the APD may only occur if it is mitigated through the addition of agricultural land abutting the same APD of equal acreage and of equal or greater soils and agriculture value.

R-655
Land that is zoned rural and has permanent non-agricultural structures can be removed from the Sammamish APD only when a subarea plan demonstrates that removal of the land will not diminish the productivity of prime agricultural soils or the effectiveness of farming within the APD.  Land to be removed from the APD shall retain rural zoning and shall not be rezoned to urban zoning.  The removal of land zoned rural from the Sammamish APD shall not be contingent on the addition of land to the APD.

Analysis and Conclusions:

The City of Woodinville has requested that several properties be added to the Urban Growth Area (UGA) without making an argument that the city lacks the development capacity under their existing land use plans and zoning to accommodate the household and employment targets established by the Countywide Planning Policies.  Instead, the city states in their 2010 docket request that the northern property group would compliment the existing central business district by becoming an institutional gateway developed with medical office buildings.  The city states that the southern property group would be added to their existing Tourism District, presumably for the purpose of commercial development.

Countywide Planning Policy FW-1, Step 8 contains the factors by which proposed expansions of the UGA should be evaluated.  The City has provided no evidence that there have been reasonable measures undertaken to plan for a gateway to the existing central business district within the existing UGA, or to locate a complex of medical offices elsewhere within the UGA.

The city makes no distinction between the three southern parcels they request be added to their Tourism District, and any other similarly situated rural properties that also abut the Tourism District.  Presumably, any rural property that abuts the City’s Tourism District would be under increased development pressure if the requested urban land use and zoning is approved.  The two southerly parcels are developed with a single family residence, a tractor parts and service business, and several outbuildings.  Derby Creek and associated wetlands are located on the northern parcel in the southern property group.

All of the rural properties addressed by this study serve as buffers between the APD and nearby urban land within the City of Woodinville.  These Rural parcels are contiguous to other Rural and Resource lands.

The policy issues addressed in previous studies for the Sammamish Valley APD and the adjacent Rural Area are essentially the same.  King County and its taxpayers have invested public funds to extinguish the development rights of many parcels within the APD.   Rural Areas have been designated on the eastern perimeter of the APD to buffer the APD from increasing development pressure from Redmond and Woodinville.

Protection of the APD and nearby Rural Areas is a matter of regional importance recognized by both the Countywide Planning Policies and the King County Comprehensive Plan.  Loss of any part of the adjacent rural buffer would bring additional pressure to bear on the APD and on other nearby rural properties for urban development.  Therefore, the proposal to change the rural land use designation to Urban, and to change one Agricultural parcel to Urban, is inconsistent with the CPP’s and the KCCP.

The three parcels in the southern property group are designated Rural on the KCCP land use map but are zoned Agricultural.  No change in zoning from Agriculture to Rural has been requested by the property owners.  Since the properties are each under 2 acres in size, there is no further subdivision potential under either the existing Agriculture zoning or under rural zoning.  There appears to be no reason to modify this existing zoning.

About 40 citizens responded to the public review draft by stating their opposition to the proposal by Woodinville to change the study area land use designation from Rural to Urban.

Executive Staff Recommendation:

Retain the existing King County Comprehensive Plan land use designations and zoning.
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2012 King County Comprehensive Plan Update

Pacific Raceway

Executive Recommended

Area Zoning Study

Department of Development and Environmental Services

Summary - Background

The King County Council included the following directions in the scope of work for the 2012 update of the King County Comprehensive Plan:

Conduct an area zoning study of parcels 1021059002, 1021059008 and 0321059190

as follows:

(1) Establish a conservation easement that averages at least 300 feet from the ordinary high watermark along the east side of Little Soos Creek. In establishing the conservation easement, ensure that areas of high ecological value are given special consideration;

(2) If necessary, modify the underlying zoning in the area of the conservation easement to be consistent with the purposes of the easement;

(3) Consider rezoning of a small portion of northwest corner of parcel 102105-9002 from RA-5 to IndustriaI- consistent with conservation easement along the Little Soos Creek and consistent with the Industrial zoning on the rest of the parcel; and

(4) Consider rezoning parcel 032105-9190 from RA-5 to Industrial, if necessary to allow for an ingress and egress easement to access parcel 102105-9002.

This area zoning study is limited in scope to the issues listed above, so all other issues related to the operation and potential future redevelopment of the Pacific Raceway operation are beyond the scope of this study.
A 300’ buffer for Little Soos Creek, protected by a conservation easement, was discussed during deliberations about the 2000 update of the King County Comprehensive Plan.  The conservation easement was not formally required by King County and was not dedicated by the property owner at that time.

Applicable King County Comprehensive Plan Policies:

CP-1014
The operation of SIR (Pacific Raceway) is expected to continue indefinitely.  The area authorized for racetrack use shall be confined to maximize protection of Little Soos Creek and its riparian area.  Any future consideration of permits for its operation should be consistent with the spirit and intent of the 1991 rules and conditions which regulate operation of the facility. (Clarification that SIR is now Pacific Raceway added).

Recommendation for the Pacific Raceways Conservation Easement, Parcels 1021059002, 1021059008, and 0321059190:

The 2000 Comprehensive Plan amendment and the 2011 Proposed Comprehensive Plan require establishment of a conservation easement that averages at least 300 feet from the ordinary high water mark along the east side of Soosette Creek, aka Little Soos Creek, to ensure that areas of high ecological value are given special attention and to protect the water quality of Soosette Creek (WRIA #09.0073).

This paper summarizes the importance of protecting the natural processes and features that ultimately contribute to protecting the water quality in Soosette Creek; and protecting priority habitat and species and other critical areas as defined by the King County Code (K.C.C.) that would contribute to the high ecological value of the site.  This paper will also identify gaps in the data and where additional information may be needed for future development on these parcels. Lastly, it will identify other actions that may be required to ensure that the easement meets the intent of the King County Comprehensive Plan and the critical areas ordinance.

Based on existing information for the site and surrounding area the following features have been identified as contributing to the overall high ecological value of the site.  Some of the features are assigned numbers and additional information and/or definitions have been provided in Appendix 1 (attached).

I.  High Ecological Value

The site has known or probable presence of Washington State Department of Fish and Wildlife (WDFW) Priority Habitats and Priority Species (PHS).  The 1PHS List is a catalog of habitats and species considered to be priorities for conservation and management.  Following are the types of Priority Habitat and Species that may be found on this site.

1Priority Habitat

2Terrestrial habitat

Biodiversity Areas and Corridors – This site contains biologically diverse areas and corridors that contain habitat that is relatively important to various species of native fish and wildlife.  Soosette Creek ravine is part of the larger Big Soos Creek watershed which is a critical habitat for Chinook and a major producer of Chinook both natural and hatchery-raised in King County (Gino Lucchetti, personal communication Nov. 14, 2011).  In addition, the Soosette ravine is relatively undisturbed to the top of the steep slope and the vegetation is structurally diverse including mature and significant trees.

Mature Forest habitat – The wetland report prepared by Sewall Wetland Consulting, Inc. March 14, 2008, (Sewall Report) documented mature forest habitat on this site as part of the Washington State Department of Ecology Wetland Rating forms.  In addition to mature forest habitat, many of the trees on site would certainly meet the definition of “significant tree” as defined in K.C.C. 21A.06.1167.

Riparian habitat – This is the area adjacent to flowing or standing freshwater aquatic systems.  Riparian habitat encompasses the area beginning at the ordinary high water mark and extends to that portion of the terrestrial landscape that is influenced by, or that directly influences, the aquatic ecosystem.  Riparian habitat includes the entire extent of the floodplain and riparian areas of wetlands that are directly connected to stream courses or other fresh water bodies.  Soosette Creek contains high quality riparian habitat including five known wetlands and a tributary Type N stream identified in the Sewall Report.  There are numerous seeps located on the slopes that are a source of water for the stream, and mature, multi-layered riparian vegetation is present.

3Aquatic habitat

Freshwater wetlands – Wetlands were documented in the Sewall Report.  At this time, these wetlands have not been verified by King County.  It is unknown if there are additional wetlands on site.

Instream habitat – Soosette Creek’s instream habitat was the subject of an extensive restoration project implemented by King County following a major debris slide in this ravine, in the mid-1990s.  Restoration included adding large woody debris and installing a wide range of native plantings.

Priority Species

Fish - The site is well documented by the WDFW Salmonscape database with the presence of endangered fish species.  The database shows presence of winter steelhead (ESA listed as "threatened") and Coho salmon (species of concern).  Cutthroat trout (species of concern) were documented by King County (Gino Lucchetti, Nov. 14, 2011, personal communication).  Soosette Creek feeds into Soos Creek which is critical habitat for Chinook and as mentioned above, is major producer of Chinook, both natural and hatchery-raised in King County.

Wildlife – The WDFW PHS list does not document any bird nests on or near the site.  The area is known to be used by eagles, hawks and herons.  However, a wildlife study to look at potential habitat and nest sites would need to be conducted to confirm the presence of priority species and/or their nests.
Critical Areas

Pursuant to K.C.C. 21A.24 and the Sewall Report, the site has been identified as having the critical areas described below.

Wetlands and their buffers – Five wetlands in the Sewall Report were delineated and rated using the Washington State Department of Ecology (DOE) Wetlands Rating System for Western Washington.  It is important to note that four of the five wetlands were rated Category III and received a very high habitat score of 32 points out of a total of 36 points.  The total wetland rating score was 49 points.  This is just 2 points short of a Category II wetland.  The Critical Areas Code has changed since the report was prepared.  Although buffer widths have not changed for Category III wetlands, buffers for Category II wetlands with 32 habitat points have increased from 150 feet to 330 feet.  Buffers are measured perpendicular from the edge of the wetland.  However, since the wetland buffer includes a steep slope and landslide hazard area, the greater of the two buffers would apply.  In this case, the wetland buffer would extend to the top of the landslide hazard area (K.C.C. 21A.24.325.D.2).  It is unknown whether there are wetlands on the slope that would have buffers that would extend beyond the top of the steep slope hazard area.  Another unknown is whether the five wetlands in the Sewall Report or any other unidentified wetlands meet the criteria for a wetland complex pursuant to K.C.C 21A.06.1392.  These large wetland buffers and potential wetland complexes add to the high habitat value of the site.  To reiterate, wetlands on this site have not been verified by King County.

Aquatic Areas and their buffers – The predominant mapped stream on site is a Type F stream which has a buffer width of 165 feet (K.C.C. 21A.24.358.B), measured from the edge of the ordinary high water mark.  However, since the stream buffer includes a steep slope and landslide hazard area, the greater or the two buffers would apply, and, in this case, the stream buffer would extend to the top of the slope/hazard area (K.C.C. 21A.24.358.A.3).  These large aquatic area buffers contribute to the high habitat value of the site.  There are at least a few small channels, probably starting as seeps or wetlands on the slopes, which flow down the ravine slopes.  The Sewall report identified one Type N stream located between two of the delineated wetlands that drained directly into Soosette Creek.

Steep slopes/landslide hazard and their buffers – The site is mapped with steep slopes and landslide hazard.  These slopes have a standard 50-foot buffer measured from the top of slope (K.C.C. 21A.24.310B) as does the landslide hazard area (K.C.C. 21A.24.280B).  These slopes are geologically unstable.  Protecting the slopes and their buffers is crucial to controlling erosion and fine sediments entering the stream, maintaining clean stable base flows in the stream, and minimizing water quality problems downstream.

Nests – As stated above, the area is known to be used by eagles, hawks and herons.  However, a habitat study is required to determine potential nest trees on site.  A wildlife study would need to be conducted during the breeding season to determine the presence of priority species and/or their active nests.  K.C.C. 21A.24.382 protects certain nests with wildlife habitat conservation areas around each nest.

II. Protecting Water Quality

The Soos Creek basin is an extensive system of interacting lakes, wetlands and infiltrating soils that collectively attenuate peak stream flows.  Soosette Creek is one of four main tributaries to Soos Creek.

Water quality issues including pollutants such as fecal coliform and water temperatures have been well documented in Soosette Creek.  The DOE has determined that Soosette Creek is polluted and placed it on a list of impaired water bodies known as the 303(d) list.  Section 303(d) of the Clean Water Act establishes a process to identify and clean up polluted waters.  Water bodies are divided into five Categories.  A Category 1 meets the standards for clean water, where a Category 5 is polluted and requires a pollution control plan.  Soosette Creek was given a Water Quality Assessment of Category 5, meaning that water quality standards have been violated for one or more pollutants, and there are no total maximum daily loads (TMDL) or pollution control in place.

Soos Creek was considered a “4Class A” water body under the DOE’s State Standard water quality rules in 1997.  It is categorized as “Core Salmon Migration and Rearing Habitat” for aquatic life use and “Primary Contact” for recreational use under DOE’s State Standard 2003 water quality rules.  Soos Creek is also on the 2004 DOE 303(d) list for violation of dissolved oxygen and fecal coliform bacteria standards.

Given the 303(d) listing of Soosette creek and the Class A rating of Soos Creek, protecting the Soosette ravine will protect the natural processes that contribute to the overall water quality of Soosette Creek and the greater Soos Creek Watershed.  Given this site’s steep, unstable ravine topography, a particular water quality and habitat concern is protecting against excessive erosion and sedimentation that would increase turbidity and fine sediments as well as degrade salmon spawning and rearing habitat.

III. Recommended Conservation Easement Width
Recommended Conservation Easement Width

Based on the high ecological values and water quality issues documented above, the following conservation easement is recommended:

a.  A conservation easement that extends to 50 feet beyond the top of the steep slope and landslide hazard area on both sides of Soosette Creek (see Appendix 2);

b.  In areas where the top of slope/landslide area and the 50-foot area that extends beyond the top of the steep slope is less than 300 feet from the ordinary high water mark of the Soosette Creek, the conservation easement will extend no less than 300 feet from the ordinary high water mark (see Appendix 2);  and

c.  Revegetation of currently disturbed areas with native tree and shrub species will be required.  These areas could include the dirt bike trail located on the steep slope and other areas in the steep slope/landslide hazard area or the 50-foot area that extends beyond the steep slope that are determined to be disturbed.  These areas will be field located once the easement is established.

Please note that the recommended conservation easement overlaps with the existing areas already protected by the Critical Areas Ordinance.  This paper was peer reviewed by Environmental Scientists at King County Departments of Development and Environmental Services and Natural Resources and Parks.

To Determine the Location of the Easement in the Field

1. Flag and survey the top of the highest steep slope on the east side of Soosette Creek and prepare a map showing the steep slope and its 50-foot buffer.  Everything on the west side of the stream is mapped landslide hazard.  Since the area is all critical area of one kind of another, the easement will extend to the property line on the west side of Soosette Creek.

2. In the north portion of parcels 1021059002 and 0591900321, where a 300-foot buffer measured from the ordinary high water mark may extend past the top of the steep slope/landslide hazard area and its buffer, survey the 300-foot buffer and survey the top of slope.  Prepare a map overlay of the 300-foot buffer easement, the top of slope and 50-foot steep slope buffer.

Future development adjacent to or on these parcels will require critical areas studies and could include but not be limited to:

A wetland /stream study within 330 feet of the top of the steep slope on the east side of Soosette Creek.  Any wetlands identified in this area should be delineated, rated, surveyed and mapped.  Any streams identified in this area should be flagged, rated, surveyed, and mapped per K.C.C. 21A.24.  As noted earlier, buffer widths for Category II wetlands have increased per K.C.C. 21A.24 for wetlands rated as having high habitat function.  If the wetlands on this site are determined to be Category II with high habitat value, buffers could be as large as 330 feet.  Therefore, it is important to identify wetlands within 330 feet of top of slope, in the event the buffers extend beyond the top of the hazard area.

A wildlife habitat assessment to determine the potential nest trees on the east side of Soosette Creek.

Conclusions:

Portions of parcels 1021059002 and 1021059008 within the area described by this report and owned by Pacific Raceway, should be protected by a conservation easement and zoned Rural Area, one home per five acres.  In order to keep a contiguous conservation easement, include portions of parcel 1021059003 as well.

Any portion of parcel 0321059190, owned by the State of Washington, that is within 300’ of the ordinary high water mark of Little Soos Creek or the buffer area described by this report – whichever is greater - should also be zoned Rural Area, one home per five acres.

The purpose of the rural zoning and the conservation easement is to minimize future land development and site disturbance to protect the water quality of Little Soos Creek.

Portions of parcels 1021059002 and 0321059190 that are outside the easement area should be zoned Industrial with P-Suffix conditions, consistent with the existing P-Suffix conditions on the Industrial-zoned portion of Pacific Raceway.  The purpose of this Industrial zoning is to allow a second access to the raceway that does not cross rural – zoned land.

Executive Staff Recommendation:

As a pre-effective condition, the property owner of Pacific Raceway shall dedicate a conservation easement on all of the land within the buffer established by this study that is under Pacific Raceway ownership.  This pre-effective condition must be satisfied before any permits are issued on the portions of parcels 1021059002, 0321059190 and 1021059003 that this study recommends to be rezoned from RA-5 to Industrial (I-P) zoning.

Amend the King County Zoning Atlas as follows:

1.  Change the zoning for any portion of parcels 1021059002, 1021059008, 0321059190, and 1021059003 within the easement recommended by this study from Industrial (I-P) to Rural (RA-5-P) subject to the following P-Suffix conditions:

a. A conservation easement that extends to 50 feet beyond the top of the steep slope and landslide hazard area on both sides of Soosette Creek;

b.  In areas where the top of slope/landslide area and the 50-foot area that extends beyond the top of the steep slope is less than 300 feet from the ordinary high water mark of the Soosette Creek, the conservation easement will extend no less than 300 feet from the ordinary high water mark (see Appendix 2);

c. Revegetation of currently disturbed areas with native tree and shrub species will be required.  These areas could include the dirt bike trail located on the steep slope and other areas in the steep slope/landslide hazard area or the 50-foot area that extends beyond the steep slope that are determined to be disturbed.  These areas will be field located once the easement is established; and

d. Areas within the easement shall be protected in perpetuity.

2.  Change the zoning on the remainder of parcels 1021059002 and 0321059190 that are outside of the easement, approximately 1.7 acres, from Rural Area (RA-5) to Industrial (I-P).  Apply the following P-Suffix condition, which has been applied to the entire Pacific Raceway property:

P-Suffix Condition SC-PO-2

Description
Seattle International Raceway (SIR)

Development Condition Text
Seattle International Raceway (SIR) (Source: Soos Creek Community Plan Update, p. 166 as revised by Ordinance 11653, Amendment 55)

The site is limited to racetrack uses only; no other industrial uses are allowed which are not permitted by the SIR Special Use Permit. The Rural land use designation will remain; should the racetrack use be terminated, this property should continue to be designated Rural and the zoning shall revert to RA-5.

APPENDIX 1

1The PHS List is a catalog of habitats and species considered to be priorities for conservation and management.  Priority species require protective measures for their survival due to their population status, sensitivity to habitat alteration, and/or recreational, commercial, or tribal importance.  Priority species include State Endangered, Threatened, Sensitive, and Candidate species; animal aggregations (e.g., heron colonies, bat colonies) considered vulnerable; and species of recreational, commercial, or tribal importance that are vulnerable.

Priority habitats are habitat types or elements with unique or significant value to a diverse assemblage of species.  A priority habitat may consist of a unique vegetation type, a dominant plant species, a described successional stage (e.g., old-growth forest), or a specific habitat feature.  In general, areas of priority habitats of greater importance to fish or wildlife tend to have one or more of these characteristics:

•  Habitat areas that are larger are generally better than areas that are smaller,

•  Habitat areas that are more structurally complex (e.g., multiple canopy layers, snags,

geologically diverse) are generally better than areas that are simple,

•  Habitat areas that contain native habitat types adjacent to one another are better than isolated habitats (especially aquatic associated with terrestrial habitat),

•  Habitat areas that are connected are generally better than areas that are isolated,

•  Habitat areas that have maintained their historical processes (e.g., historical fire regimes) are generally better than areas lacking such processes.

2Terrestrial habitat

Biodiversity areas and corridors are areas of habitat that are relatively important to various species of native fish and wildlife.

1.  Biodiversity areas;

a. The area has been identified as biologically diverse through a scientifically based assessment conducted over a landscape scale (e.g., ecoregion, county- or city-wide, watershed, etc.) or

b. The area is within a city or an urban growth area (UGA) and contains habitat that is valuable to fish or wildlife and is mostly comprised of native vegetation.  Relative to other vegetated areas in the same city or UGA, the mapped area is vertically diverse (e.g., multiple canopy layers, snags, or downed wood), horizontally diverse (e.g., contains a mosaic of native habitats), or supports a diverse community of species as identified by a qualified professional who has a degree in biology or closely related field and professional experience related to the habitats or species occurring in the biodiversity area.  These areas may have more limited wildlife functions than other priority habitat areas due to the general nature and constraints of these sites in that they are often isolated or surrounded by highly urbanized lands

2. Corridors

Corridors are areas of relatively undisturbed and unbroken tracts of vegetation that connect fish and wildlife habitat conservation areas, priority habitats, areas identified as biologically diverse (see attribute 1a), or valuable habitats within a city or UGA (see attribute 1b).

Mature Forest habitat: Stands with average diameters exceeding 53 cm (21 in) dbh; crown cover may be less than 100 percent; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that found in old-growth; 80 - 200 years old west

Significant trees: K.C.C. 21A.06.1167 an existing healthy tree that is not a hazard tree (i.e. a tree that does not have a high probability of imminently falling due to a debilitating disease or structural defect) and that when measured four and one-half feet above grade, has a minimum diameter of:

a.  Eight inches for evergreen trees; or

b.  Twelve inches for deciduous trees.

Riparian habitat: The area adjacent to flowing or standing freshwater aquatic systems. Riparian habitat encompasses the area beginning at the ordinary high water mark and extends to that portion of the terrestrial landscape that is influenced by, or that directly influences, the aquatic ecosystem.  In riparian systems, the vegetation, water tables, soils, microclimate, and wildlife inhabitants of terrestrial ecosystems are often influenced by perennial or intermittent water.  Simultaneously, adjacent vegetation, nutrient and sediment loading, terrestrial wildlife, as well as organic and inorganic debris influence the biological and physical properties of the aquatic ecosystem.  Riparian habitat includes the entire extent of the floodplain and riparian areas of wetlands that are directly connected to stream courses or other freshwater.

3Aquatic habitat

Freshwater Wetlands:  Lands transitional between terrestrial and aquatic systems where the water table is usually at or near the surface or the land is covered by shallow water.  Wetlands must have one or more of the following attributes: the land supports, at least periodically, predominantly hydrophytic plants; substrate is predominantly undrained hydric soils; and/or the substrate is nonsoil and is saturated with water or covered by shallow water at some time during the growing season of each year.

Instream habitat:  The combination of physical, biological, and chemical processes and conditions that interact to provide functional life history requirements for instream fish and wildlife resources.

“4Class A” water body: Class AA waters have the highest water quality standards, and Class C waters have the lowest.  It is important to understand that a water's class defines water quality goals and standards, not actual water quality.  A Class AA water does not necessarily have better water quality than a Class B water; it just has higher standards to meet because it could support more beneficial uses.
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2012 King County Comprehensive Plan Update

Reserve Silica Property

Executive Recommended

Area Zoning Study
Department of Development and Environmental Services

Summary

This is a 402-acrea former mining site that is adjacent on three sides to the Forest Production District (FPD).  Other nearby properties are designated Rural Area and zoned RA-10, one home per ten acres.  The proposal under consideration is to designate 322 acres of the subject property Rural with RA-10 zoning and continue the Forest designation and zoning for the remaining 80 acres.

Applicable King County Comprehensive Plan Policies:

R-688
King County should work with the State Department of Natural Resources to ensure that mining areas are reclaimed in a timely and appropriate manner.  Reclamation of mining sites in the Forest Production District should return the land to forestry.  Where mining is completed in phases, reclamation also should be completed in phases as the resource is depleted.  When reclamation of mining sites located outside of the Forest Production District is completed, the site should be considered for regesignation to a land use designation and zoning classification compatible with the surrounding properties.

Analysis and Conclusion:

KCCP policy calls for redesignation of depleted mining sites to a land use and zoning classification compatible with surrounding properties, and for reclamation of the mining site.  The property owner indicates the resource on the site – silica/sand - has been removed to the extent practical, and mining operations are being completed.   There is an approved reclamation plan for this property and reclamation is underway.

KCCP Policy R-688, above, calls for a depleted mining site to be considered for a zone classification compatible with surrounding properties.  The property is adjacent to the Forest Production District on three sides and a site designated Mining; other nearby properties are designated Rural Area and zoned RA-10.

Since the mining operation on the site is being completed, there is no need to retain the existing Mining (M) zoning. The remaining land use and zoning options under Policy R-688 for this property are either Forestry or Rural Area - one home per ten acres.

Residential development on the subject property could result in conflicts with adjacent forestry and mining activity.  Clustered residential development with a conservation easement on the remainder of this property would not mitigate a likely conflict between residential development and resource-related activities.  New residents may complain about the noise and other impacts from nearby mining or forestry activities.  Resource operators may complain about increased traffic from new homes.   Residential development adjacent to the Forest Production District may also bring pressure to bear on other resource-designated properties for residential development.

The subject property is a logical addition to the surrounding Forest Production District, resulting in a more regular boundary for the FPD.  The property should be reclaimed and replanted for the purpose of timber production.

Staff Recommendation:

Retain the existing Forest zoning on the southern 80 acres of the site.

Replace the existing Mining (M) land use and zoning on the remainder of the subject property with a Forest land use designation and Forest (F) zoning.
Delete the Reserve Silica site from the Mineral Resources map and table in Chapter 3 of the KCCP.

Include the entire 402 acre site within the Forest Production District.
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2012 King County Comprehensive Plan Update

Taylor Mountain

Executive Recommended

Area Zoning Study

Department of Development and Environmental Services

Summary
The purpose of this area zoning study is to reevaluate the zoning designation for the following parcels owned by King County: 3223079027, 3223079021, 3323079009, 3323079005, 3223079001, 3223079014, 3223079011, and 0522079001.

The study area is part of Taylor Mountain Forest, which is owned and managed by King County Parks.  When the property was acquired by King County, about one third of the property was zoned F, Forest, and the remaining two thirds, which is the study area, was zoned RA, Rural Area.  After King County purchased the property, the entire site was designated Open Space, but the two different zoning designations remained in place.

The study area is adjacent to the Forest Production District.  The vast majority of the land, except for a portion of lot 0522079001, is encumbered with a United States Forest Service Forest Legacy forest conservation easement that precludes residential development and requires the land to be managed for forest stewardship, including timber management) purposes.  (The Forest Legacy Program acquired the development rights on the property when the County concurrently acquired the underlying fee).  The Forest Legacy Program goals are to protect forested lands that are threatened by conversion to non-forest uses, promote land uses that protect ecological, scenic and cultural values, and provide non-commercial recreation uses.

One acquisition funding source used to acquire some of land within the study area was the Arts and Natural Resource Initiative (ANRI) funds.   A major goal of ANRI (per Motion 10000, dated 10/31/1996) was to preserve and promote working forests; specifically Motion 10000 directed the acquisition of Taylor Mountain Forest as part of ANRI’s rural forest preservation acquisition program.

Taylor Mountain Forest was classified as a “working forest” King County Park site per the 2010 King County Open Space Plan.

Policies directing management of the King County working forests sites are included in the King County Comprehensive Plan, the 2010 King County  Open Space Plan, the 2003 Programmatic Plan for Management of King-County owned Working Forest Properties and the Executive Order for Implementation of Working Forest Policies (PUT_ 8-18).  These various policies direct King County to acquire and manage working forest lands to protect forested lands from development, retain lands in active forestry, demonstrate progressive sustainable forestry, provide recreation opportunities, enhance ecological benefits and services and generate revenue.

The 2003 Taylor Mountain Forest Stewardship Plan outlines the management goals as follows:

· Conserve, protect and restore the natural resources inherent in the land and water;

· Restore the health and diversity of the forest,

· Demonstrate environmentally-sound forest management and the importance of conservation of the county’s forestland; and

· Provide educational and passive recreational opportunities for the public, while preserving the site’s ecological, wildlife and water quality values.

Applicable King County Comprehensive Plan Policies:

R-606
Farm lands, forest lands and mineral resources shall be conserved for productive use through the use of Designated Agricultural and Forest Production Districts and Designated Mineral Resource Sites where the principal and preferred land uses will be commercial resource management activities, and by the designation of appropriate compatible uses on adjacent rural and urban lands.

R-621
The FPD is a long-term designation.  Lands may be removed from the FPD only through a subarea planning process, and only to recognize areas with historical retail commercial uses.

Analysis and Conclusion:

The study area is adjacent to the Forest Production District and is being managed for forestry.  It is encumbered by a forest conservation easement and is subject to a forest stewardship plan.

The purpose of the Forest Production District (FPD) is to prevent intrusion of incompatible uses, manage adjacent land uses to minimize land use conflicts, and prevent or discourage conversion to non forestry-based uses.

Inclusion of the study area within the Forest Production District is consistent with applicable King County Comprehensive Plan Policies R-606 and R-621.

Changing the zoning for the study area to F, Forest zoning, reflects the ongoing use of the site as a working forest, and makes the zoning the same across the site.

The entire Taylor Mountain Forest is designated Open Space land use, as are other properties owned by King County Parks that are in the Forest Production District.

Staff Recommendation:

Retain the open space land use designation in the study area.

Amend the King County Zoning Atlas for the study area from RA-10, Rural Area 10 acres to F, Forest zoning.

Include the study area within the Forest Production District.

Note that this recommendation affects only King County-owned property.  No private lands are included in the study area or the recommendation.
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Snoqualmie Mining Site – UGA

Executive Recommended

Area Zoning Study
Department of Development and Environmental Services

Summary

The City of Snoqualmie submitted a 2011 docket request to remove a portion of parcel 2024089017 as shown on the attached land use map, and parcel 2024089020 from the Snoqualmie Rural City Urban Growth Area.  These properties contain a long-term mining operation.  The city submitted written evidence that the property owner, Weyerhaeuser, supported removing this site from the UGA.

Applicable King County Comprehensive Plan Policies:

R-510
The rural, incorporated cities and their Urban Growth Areas shall be considered part of the Urban Growth Area for purposes of planning land uses and facility needs.  King County should work with rural cities to encourage the provision of affordable housing, to minimize the impacts of new development on the surrounding rural land and to plan for growth consistent with long-term protection of significant historic resources, the surrounding Rural Area and Resource Lands.

R-676
King County shall identify existing and potential mining sites on the Mineral Resources Map in order to conserve mineral resources, promote compatibility with nearby land uses, protect environmental quality, maintain and enhance mineral resource industries and serve to notify property owners of the potential for mining activities.  The county shall identify:

a.
Sites with existing Mineral zoning as Designated Mineral Resource Sites;

b.
Sites where the landowner or operator has indicated an interest in mining, sites that as of the date of adoption of the 1994 Comprehensive Plan had potential Quarrying/Mining zoning, or sites that the county determines might support future mining as Potential Mineral Resource Sites;

c.
Sites where mining operations predate zoning regulations but without zoning or other land use approvals as Non-Conforming Mineral Resource Sites; and

d.
Owner-Identified Potential Sub-Surface Coal Sites.

Analysis and Conclusion:

KCCP policy R-510 calls for land designated Rural City Urban Growth Area to be planned and developed with urban uses, not mining activity.  The KCCP land use map designates the portion of the mining operation on the subject property that is outside and adjacent to the Rural City UGA as Mining, but shows a portion of the mining operation within the Rural City UGA.

In their docket request, the City of Snoqualmie points out that “these (mining) parcels should remain in King County jurisdiction and be classified as mineral resource lands that are not already characterized by urban growth and have long-term significance for the extraction of minerals under RCW 36.70A.170”.

Consistent with KCCP policy R-676, the subject property should be identified as a mining site, and not be included in the Rural City UGA and designated for annexation by the City of Snoqualmie.

Executive Staff Recommendation:

Amend the King County Comprehensive Plan land use map by removing parcels 2024089017 and 2024089020, as shown on the attached map, from the City of Snoqualmie Rural City Urban Growth Area.  Designate these parcels Mining on the KCCP land use map.

Retain the existing M-P and I-P zoning on the subject property.
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2012 King County Comprehensive Plan Update

Executive Recommended

Fall City Subarea Plan Update

Department of Development and Environmental Services

Background

On January 31, 2011, King County conducted a community meeting to determine whether there was interest and need to update the 1999 Fall City Subarea Plan.  This meeting was attended by about 100 people, who expressed many concerns about land use and zoning and the need for an alternative method of waste disposal for the downtown business district, and the strong  concern that the existing residential areas within Fall City should not be forced to hook up to a future sewer system.  County staff encouraged the community to continue to meet and develop recommendations for King County consideration during the 2012 update of the King County Comprehensive plan.  There was also a considerable amount of feedback from the Fall City community during the scoping process for the 2012 update of the King County Comprehensive Plan (KCCP).  A second community meeting was held in November, 2011, attended by 55 people.

The Fall City Community Association (FCCA) held two public meetings in April and May, 2011.  Each of these meetings was attended by about 50 people.  The following highlights summarize the results of the two FCCA-sponsored public meetings:

Community Vision

“We seek to shape a future for our rural town that preserves and enhances its natural features and rich heritage, while providing the services and amenities that characterize a healthy, dynamic community”.

Quality of Life and Livability

In Fall City we want to work toward maintain a rural, family friendly town that strives to cultivate the health and vitality of our river, farms and forests.  We want to integrate our historic richness into our present, cultivate a healthy blend of recreational activities, and attract people here who add to his richness.  Seven other statements were agreed to.

Goods and Services

King County should work with the businesses, Property Owners and Residents of Fall City to explore and implement improvements to Fall City that reinforce its rural character and improve its downtown experience for all.  Two other statements were agreed to.

Business District Boundaries

King County should review and consider the three areas reviewed and recommend for commercial consideration.  The south side of SR-202 from the Fall City Elementary School to Chief Kanim Middle School should not be considered for commercial expansion.  See full report for specific areas.

Residential Rural Town Boundaries

King County shall expand the Fall City Town Boundary to include the adjacent 14+ acre Wells nursery Site and zone it to conform to the developed densities of the adjoining residential areas within the Town Boundary.

Wastewater Disposal

Because the current conditions are perceived to hamper the economic development of the Fall City Business District, King County shall give the analysis and implementation of any solutions a high priority in each of the responsible King County Departments while taking into account: preserving water quality, maintaining rural character, maintaining the type and scale of rural businesses, and the economic realities of the community of fall City.

Parks, Trails and Recreation Work Group

King County shall complete the previously indentifies “missing links” in its regional trail system in the Fall City area including trail projects; PS-1, Preston-Snoqualmie Trail Extension; SNO-2, Snoqualmie Valley Trail (Snoqualmie Gap); and PS-2, Snoqualmie River Bridge. Seven other statements were agreed to.  Additionally, King County shall provide public restrooms in Fall City to support visitor use of the business district and parks, was added at the meeting.

The full Fall City Community Association Planning Meetings Report is located on our web page.

Another group, known as Fall City Residents for Rural Preservation, conducted a community survey in June, 2011.  The survey asked citizens to sign if they agreed the existing Fall City subarea plan has served the community well, and requested the following emphasis in preserving the plan:

· No sewer/wastewater in residential zone and no sewer tight line to Carnation, Snoqualmie or King County Metro.

· Although a few small adjustments may be needed to the business district, there are several vacant business buildings in Fall City and therefore expansion/encroachment of the business district into existing residential areas will not improve business viability.

· Apartments, condos and townhouses are not consistent with rural town character and no new permits should be issued.

· The existing town boundary should remain unchanged.  No special rezoning should be granted using the King County Comprehensive plan/Fall city Subarea Plan update as a means to sidestep the permit/hearing process.

The Fall City Citizens for Rural Preservation survey was signed by 328 people and can be viewed on our web page.

Several docket requests have been submitted in recent years to activate potential commercial zoning that has been in place for several years or to request new commercial zoning in the downtown commercial area of Fall City.  These requests have all been denied because the 1999 Fall City Subarea Plan and the King County Comprehensive Plan both include a policy that requires an alternative wastewater disposal method or sewer service as a prerequisite for activation of potential commercial zoning or any new commercial zoning.  Sewer service is not available for Fall City and will likely not be available for the foreseeable future.  It is unknown when or if an alternative wastewater method will be available.

To address the concerns raised by Fall City residents and property owners, this study will analyze and consider proposing changes to applicable KCCP and 1999 Fall City Subarea Plan policies, modifying existing land use and zoning designations, and documenting other community concerns such as parks and trails, alternative wastewater options, and improvements to downtown Fall City for consideration and possible future action by King County.

Applicable Fall City Subarea Plan Policy:

L-4 
       Fall City’s existing commercial and industrial land base should be

retained. Future expansion of the business district is provided for in this

Plan through potential Community Business zoning, which may be realized

through an area-wide rezone initiated by the King County Council once

alternative wastewater treatment systems or public sewers are available.

Applicable King County Comprehensive Plan Policies

R-504
King County hereby designates the Rural Towns of Fall City, Snoqualmie Pass, and the Town of Vashon as unincorporated Rural Towns.  These historical settlements in unincorporated King County should provide services and a range of housing choices for Rural Area residents.  The boundaries of the designated Rural Towns are shown on the Comprehensive Plan Land Use Map.  Adjustments to these boundaries shall only occur through a subarea planning process, and shall not allow significant increases in development potential or environmental impacts.  No new Rural Towns are needed to serve the Rural Area.

R-505
Commercial and industrial development that provides employment, shopping, and community and human services that strengthen the fiscal and economic health of rural communities should locate in Rural Towns if utilities and other services permit.

R-506
Rural Towns may contain higher-density housing than permitted in the surrounding Rural Area, and should provide affordable and resource-worker housing if utilities and other services permit.  Development density in Rural Towns may approach that achieved in rural cities.

R-507
Rural Towns serve as activity centers for the Rural Area and may be served by range of utilities and services, and may include several or all of the following land uses, if supported by necessary utilities and other services and if scaled and designed to protect rural character:

a.
Retail, commercial and industrial uses to serve the surrounding Rural Area population and to provide support for resource industries and tourism;

b.
Residential development, including single-family housing on small lots as well as multifamily housing and mixed-use developments;

c.
Other commercial and industrial uses, including commercial recreation and light industry; and

d.
Public facilities and services such as community services, churches, schools, and fire stations.

R-508
Sewers may be allowed in Rural Towns if necessary to solve existing water quality and public health problems which cannot be addressed by other methods, provided that any extension of sewer mains from urban areas to serve a Rural Town shall be tightlined systems designed to not serve any intervening lands.  All alternatives shall be exhausted before sewers may be allowed.  Rural Towns shall not be enlarged to facilitate provision of sewers.

R-509
Rural Towns should be compact, promoting pedestrian and nonmotorized travel while permitting automobile access to most commercial and industrial uses.  New development should be designed to strengthen the desirable characteristics and the historic character of the town, be supported by necessary public facilities and services, and be compatible with historic resources and nearby rural or resource uses.  New industrial uses should locate where they do not disrupt pedestrian or bicycle traffic in established retail areas of town or conflict with residential uses.
CP-937
Fall City is an unincorporated rural town which should have overall residential densities of one to four dwelling units per acre.  Potential commercial zoning adopted in the 1999 Fall City Subarea Plan may be actualized through an area-wide rezone initiated by the King County Council once alternative wastewater treatment systems or public sewers are available.
CP-938
The zoning for Fall City adopted in the 1999 Fall City Subarea Plan reflects the community's strong commitment to its rural character, recognizes existing uses, provides for limited future commercial development, and respects natural features.  Additionally, it recognizes the current and long-term foreseeable rural level of utilities and other public services for the area.  The land use implications of a major change in the water supply or a public health requirement for community-wide wastewater collection and treatment may be evaluated in a new community-based planning process; however this does not mean that zoning will change to allow more intense development beyond that adopted in the 1999 Fall City Subarea Plan.  The rural character of Fall City should be preserved.
CP-939
Within the residential area of Fall City, compatible home occupations and small-scale agricultural pursuits or similar rural land uses can continue.

CP-940
King County should work with the State of Washington and the Fall City community to make transportation improvements in Fall City that will favor safe and pleasant pedestrian and other nonmotorized links between downtown businesses, the residential areas, and nearby King County Parks, and safe walkways to schools, rather than rapid through traffic.

CP-941
King County should expand the soft surface pedestrian, equestrian and bicycle trail opportunities serving the Fall City area.  Trail route options serving the community shall be reviewed to include a route along the left bank levee easement directly adjacent to the Raging River, historically used by the public as a pedestrian, equestrian and bicycle trail.  This historically used trail generally follows the "wildlife corridor" along the bank of the Raging River from 328th Way SE approximately NE to the Preston Fall City Road.  The selected trail system for the Fall City area shall be identified in the King County Parks and Recreation trail system plan.

CP-942
Zoning for the existing industrial and office areas adopted in the 1999 Fall City Subarea Plan should be maintained but not expanded.

Policy Analysis and Conclusions

KCCP policies R-504 through R-509 provide direction for the three designated Rural Towns in King County.  Reviewing these policies in light of the public input received from Fall City residents and property owners, no policy amendments to policies R-504 through R-509 are recommended.

One provision of policy R-508 states that all alternatives shall be exhausted before sewers may be allowed.  It should be noted that two of the three Rural Towns already are served by sewer systems, so this provision is only applicable to Fall City.  Current and future efforts to determine whether there could be an alternative wastewater disposal method for the downtown commercial district of Fall City are consistent with the intent of R-508.

In the future, if an alternative wastewater method has been investigated but not been put in place, a tightlined sewer that is designed to only serve the downtown commercial district would then be consistent with policy R-508.  In this scenario, the only reason to provide sewer service outside of the downtown commercial district would be to serve a failed septic system for an existing structure, which is allowed by the King County Code.  No residents or property owners outside of the downtown commercial district would be required to connect to a sewer system.

Policy L-4 of the 1999 Fall City Subarea Plan and the corresponding policy CP-937 from the community plan chapter of the King County Comprehensive Plan link future commercial rezones to the existence of an alternative wastewater disposal system or a sewer system.  Since neither has been put in place, all commercial docket requests have been denied and all properties with existing potential commercial zoning have been unable to activate and use their potential commercial zoning.   Staff recommends uncoupling the requirement for a new wastewater method from the ability to request commercial zoning within the Fall City downtown commercial district. This will allow property owners who are able to get Health Department approval for their on-site waste disposal system to develop their property consistent with zoning.

For this reason, the following amendments to policy L-4 of the Fall City Subarea Plan and policy CP-937 of the KCCP are recommended:

L-4 
       Fall City’s existing commercial and industrial land base should be

retained. ((Future expansion of the business district is provided for in this

Plan through potential Community Business zoning, which may be realized

through an area-wide rezone initiated by the King County Council once

alternative wastewater treatment systems or public sewers are available.))  The downtown Fall City business district is included within a Special District Overlay (SDO).  All property within this SDO is designated and zoned for commercial development.  New development within the SDO is subject to Seattle-King County Health Department approval of the on-site septic system.  When and if an alternative waste disposal method or self-contained sewer system becomes feasible, it shall be designed to serve only the designated downtown commercial district.  No direct connection to the Metro sewer system is permitted.
CP-937
Fall City is an unincorporated rural town which should have overall residential densities of one to four dwelling units per acre.  ((Potential commercial zoning adopted in the 1999 Fall City Subarea Plan may be actualized through an area-wide rezone initiated by the King County Council once alternative wastewater treatment systems or public sewers are available.))  The downtown Fall City business district is included within a Special District Overlay (SDO).  All property within this SDO is designated and zoned for commercial development.  New development within the SDO is subject to Seattle-King County Health Department approval of the on-site septic system.  When and if an alternative waste disposal method or self-contained sewer system becomes feasible, it shall be designed to serve only the designated downtown commercial district.  No direct connection to the Metro sewer system is permitted.

New text following policies L-4 and CP-937:

It is important to note that a self-contained sewer system is a system that does not directly connect to the Metro system.  A self-contained sewer system shall be designed and built to only serve the Fall City downtown business district.

To implement these policy recommendations, several zoning changes are proposed:

Establish a new Special District Overlay (SDO) in the King County Code for rural business districts and apply this SDO to the Fall City downtown business district, as shown on the attached zoning map for this subarea plan.  All property within the SDO is recommended to be zoned CB-SO.  This Special District Overlay includes a list of permitted and conditional uses for all property within the Overlay, replacing the permitted use table in King County Code Chapter 21A.08.  Design standards for new construction are also required.  All other provisions of King County Code Chapter 21A continue to apply.

The permitted and conditional uses within the Special District Overlay include:

	Permitted and Conditional uses

Rural Business District Special District Overlay

	1
	Residential
	The following uses are allowed by right:

· Multifamily residential units shall only be allowed on the upper floors of buildings and are limited to a residential density of 6 units per acre.  If more than 10 units are provided, at least 10% of the units shall be classified as affordable (see Article 8: Definitions).

· Home Occupation (per the requirements of Section 21A.30 of the Zoning Code)

The following uses are permitted with a conditional use permit:

· Bed and Breakfast (five rooms maximum)

· Hotel/Motel

	2
	Recreational/
Cultural
	The following uses are permitted by right:

· Library

· Museum

· Arboretum

The following uses are permitted with a conditional use permit:

· Sports Club/Fitness Center

· Amusement/Recreation Services/Arcades (Indoor)

· Bowling Center

	3
	General Services
	The following uses are allowed by right:

· General Personal Services, except escort services

· Funeral Home

· Appliance/Equipment Repair

· Medical or Dental Office/Outpatient Clinic

· Medical or Dental Lab

· Day Care I

· Day Care II

· Veterinary Clinic

· Social Services

· Animal Specialty Services

· Artist Studios

· Nursing and Personal Care Facilities

The following uses are permitted with a conditional use permit:

· Theater (Movie or Live Performance)

· Religious Use


	4
	Government/
Business

Services
	The following uses are allowed by right:

· General Business Service

· Professional Office: Bank, Credit Union, Insurance Office

The following uses are permitted with a conditional use permit:

· Public Agency or Utility Office

· Police Substation

· Fire Station

· Utility Facility

· Self Service Storage

	5
	Retail/Wholesale
	The following uses are allowed by right on the ground floor of buildings:

· Food Store

· Drug Store/Pharmacy

· Retail Store:  includes florist, book store. apparel and accessories store, furniture/home furnishings store, antique/recycled goods store, sporting goods store, video store, art supply store, hobby store, jewelry store, toy store, game store, photo store, electronic/appliance store, fabric shops, pet shops, and other retail stores (excluding adult-only retail)

· Eating and Drinking Places including coffee shops and bakeries

The following uses are permitted with a conditional use permit:

· Liquor Store or Retail Store Selling Alcohol

· Hardware/Building Supply Store

· Nursery/Garden Center

· Department Store

· Auto Dealers (indoor sales rooms only)

	6
	Manufacturing
	Manufacturing uses (excluding Home Industry Uses permitted per the requirements of Section 21A.30 of the Zoning Code) are prohibited.

	7
	Resource
	The following uses are allowed by right:

· Solar photovoltaic/solar thermal energy systems

· Private storm water management facilities

· Growing and Harvesting Crops (within rear/internal side yards or roof gardens, and with organic methods only)

· Raising Livestock and Small Animals (per the requirements of Section 21A.30 of the Zoning Code)

The following uses are permitted with a special use permit:

· Wind Turbines

	8
	Regional
	The following uses are permitted with a special use permit:

· Communication Facility


Design Standards for New Construction

Rural Business District Special District Overlay

	1
	Number of Floors
	2 floors maximum plus an optional basement.

	2
	Ground Floor Elevation
	The elevation of the ground floor may be elevated a maximum of 6’ above the average grade of the site along the front facade of the building.

If the ground floor is designed to accommodate non-residential uses, the elevation of the ground floor should be placed near the elevation of the sidewalk to minimize the need for stairs and ADA ramps.

	3
	Ground Floor Height
	If the ground floor is designed to accommodate non-residential space, the height of the ceiling (as measured from finished floor) shall be no more than 18’.

	4
	Maximum Height
	40’ maximum as measured from the average grade of the site along the front facade of the building.


Retain the existing P-Suffix conditions of development approval for two properties within the SDO:  Parcel number 1424079050 (landscaping requirements of an old rezone), and parcel number 2475900460 (limits on overnight parking and prohibition of truck storage also from an old rezone).

Delete all other P-Suffix conditions within the SDO for the downtown business district.  All of the parcels within the SDO that have potential commercial zoning are proposed for outright CB zoning – the potential zoning is no longer needed and should be deleted.  All of the potentially zoned properties also have a P-Suffix condition (number FC-P1), which is no longer needed and should be deleted.

No KCCP land use map amendments are recommended.  There is no need for additional residential development capacity beyond what is already allowed in Fall City.  The existing Fall City residential neighborhood should not be threatened by either expansion of the Rural Town boundary, or by any commercial expansion beyond the boundary of the proposed SDO.

The following special recommendations for consideration and possible future action by King County have been developed by the FCCA as a result of their public outreach.  The list below should be considered an overview or highlights of these recommendations.  Please see the full FCCA report (follow the link on page 2 of this study) for a more detailed discussion and complete list of community recommendations.

· King County shall work with businesses, property owners, and residents of Fall City to review, enforce or update current business regulations to maintain workable standards that enhance Fall City while allowing desired business operations;

· King County should work with businesses, property owners, and residents of Fall City to explore and implement improvements to Fall City that reinforce its rural character and improve the downtown experience for all;

· King County shall resume leadership in determining a non-sewer wastewater solution for the Fall City business district;

· King County has an obligation to remain the provider and maintainer of parks and recreational facilities in the unincorporated rural areas; and

· King County shall complete the previously identified “missing links” in its regional trail system in the Fall City area, and update its missing links list to include the missing segment between Fall City Park and the marked pedestrian/equestrian crossing at SR 203.
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2012 King County Comprehensive Plan Update

UGA Technical Corrections

Executive Recommended

Area Zoning Study

Department of Development and Environmental Services

Summary

The King County Department of Transportation has identified 12 segments of King County road right of way that are not correctly designated on the King County Comprehensive Plan land use map for the purposes of efficient  future road maintenance.  In 8 cases, the right of way segment should be included within the UGA so that the adjacent city, not King County, will have long term maintenance responsibility.  In 3 cases, the right of way segment should be included in the Rural Area, so King County continues to have maintenance responsibility.  One case involves two segments; one should be designated Rural and the other Urban to clarify maintenance responsibility between King County and the City of Redmond.

Applicable King County Comprehensive Plan Policies:

T-205
Any segment of a county roadway that forms the boundary between the Urban Growth Area and the Rural Area shall be designed and constructed to urban roadway standards on both sides of such roadway segment.

Analysis and Conclusion:

None of the proposed UGA adjustments involve private property.  Each of the attached proposed UGA adjustments is intended to clarify long term maintenance responsibilities.  In three cases, the road segment serves primarily rural property and the right of way is recommended to be removed from the UGA so that King County would be maintaining the entire road.

The majority of the road right of way segments are adjacent to the UGA.  Consistent with Policy T-205, these road segments should be built to urban standards.  The long term maintenance responsibility for each of these urban segments should be with the adjoining city.

Executive Staff Recommendation:

Amend the King County land use atlas to reflect the technical adjustments to the Urban Growth Area described above and shown on the attached maps.
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2012 King County Comprehensive Plan Update

Highway 18 – Interstate 90 Interchange

Area Zoning Study

Executive Recommended

Department of Development and Environmental Services

Summary

This area zoning study was conducted in response to a docket request for properties along Snoqualmie Parkway at the intersection of SR-18 and I-90.  This docket, submitted on behalf of the City of Snoqualmie and the owners of about 85 acres of land immediately north of the SR-18/I-90 intersection, requests an urban land use designation for the interchange area for the purpose of commercial development.  Currently these properties are designated as Rural Residential and zoned RA-5, one home per five acres.  After the docket for this proposal was submitted, a representative of a property owner pointed out that the three tax lots at the east margin of the study area, totaling about 20 acres, are no longer part of the proposal.  This modification has no effect on the findings and conclusions of this area zoning study.

Background

North of the study area is the Snoqualmie Ridge development within the City of Snoqualmie.  East of the study area are Rural Residential properties with RA-2.5 zoning (Rural Area, one home per 2.5 acres).  Interstate 90 is to the south with publicly held land across the interstate highway.  The study area is within the Mountains to Sound Greenway, the corridor along I-90 that has been the focus of a major effort to preserve the natural scenic character of this area.

The area between I-90 and the incorporated area of the City of Snoqualmie was identified as an area for future review of long-term land use by King County and the City of Snoqualmie by the 1990 Interlocal Agreement that preceded the Snoqualmie Ridge annexation.  This agreement also recognized this study area as the potential gateway to the City of Snoqualmie, but did not commit to a future urban land use designation.

The current docket request is very different from the unsuccessful 2008 proposal.  Instead of institutional uses such as a hospital or a community college with ancillary commercial development, commercial development is now the primary use that is proposed.  There is also no proposal for the use of transfer of development rights and the creation of at least four times as much nearby open space as new urban land that would be created.  Instead, the proponents are citing recent amendments to the Growth Management Act, which they interpret to allow expansion of the Urban Growth Area (UGA) boundary when an individual city conducts a study that determines that there is a shortage of land for commercial, industrial or institutional purposes.

The City of Snoqualmie authorized a consultant study to determine whether such a shortage of available land exists within Snoqualmie, and whether there are reasonable measures that could be undertaken by the City to alleviate any shortfall of land capacity.  If no reasonable measures are identified, the City believes an expansion of the UGA boundary should be allowed.

King County has reviewed the City of Snoqualmie’s study and reached the following findings and conclusions:

Snoqualmie’s UGA study identifies a need for 25 acres of additional commercial development, 20 acres of additional land for institutional uses, and the need for a site for a new park and ride lot.  The study calls for all land at the interchange to be added to the UGA to accommodate these needs as well as perimeter buffers to screen the new commercial area from the I-90 Greenway.

A “reasonable measures” analysis is included in the Snoqualmie study.  The purpose of this analysis is to determine whether measures can be taken by the city, such as rezoning land within the existing urban area, to satisfy the demand for new commercial or institutional land.  This analysis systematically reviewed all land within the existing city and its potential annexation area due for the most part, to environmental constraints or commitments already made through development agreements with Snoqualmie Ridge developers.  The conclusion of this analysis is that the identified need for new commercial and institutional land could not be accommodated within the existing UGA.

It is significant to note that on pages 9 and 10, the Snoqualmie study states that the existing neighborhood retail center was downsized from 17 acres to 11 acres by means of a plan amendment by the city “before Phase II was contemplated”.  Presumably, this is a reference to Phase II of Snoqualmie Ridge, which was anticipated by the 1990 King County Snoqualmie Valley Community Plan and the interlocal agreement between King County and Snoqualmie that preceded the Snoqualmie Ridge development.  The study then links the land use decision to downsize their commercial area with the existing lack of retail capacity that contributes to the “leakage” of shopping activity by Snoqualmie residents that will be addressed later in this analysis.  Snoqualmie’s UGA study also notes that the Snoqualmie Ridge business park has grown slowly but steadily with about 1/3 of the land yet to be developed.  In 2005, the city modified its development standards to allow certain retail uses on four vacant lots fronting on the Snoqualmie Parkway.  However, no new retail uses have taken advantage of that opportunity.  The decision to downsize the existing retail center and the lack of interest in the commercial development opportunity along Snoqualmie Parkway could be interpreted as indicative of a lack of demand for additional commercial land and does not support the presumption that there is a lack of retail capacity at this time.

A key part of the Snoqualmie UGA study is the methodology used to determine whether or not additional land should be added to the UGA.  Under the Countywide Planning Policies and a recent amendment to the Growth Management Act, an analysis is required to determine whether there is sufficient capacity within the existing UGA to accommodate adopted household and employment targets, including institutional and other non-residential uses.  Instead, the Snoqualmie UGA study is based on a policy decision made by the city that two-thirds of the documented “retail leakage” or shopping done by Snoqualmie residents in other jurisdictions, should be captured within city limits.  To do this, the study argues that all the city needs is more commercial land.

It is useful to consider the traditionally accepted measures to determine whether there is sufficient capacity within the existing UGA.  On page 25 of the Snoqualmie study, it is accurately noted that the existing employment target to year 2031 for Snoqualmie is 1050 new jobs.  It is pointed out that this target is lower than previous targets for several reasons, including consistency with Vision 2040, which directs a higher proportion of growth to Urban Centers and larger cities in western King County.  No argument is made by Snoqualmie that the UGA should be expanded due to lack of development capacity to meet adopted employment targets, including institutional and non-residential uses.

Also on page 25 of the study, there is a 20-year population projection “based on the 2010 census and in-city calculations”.  The in-city calculation must be the existing population plus a forecast, which may or may not be consistent with the adopted household target.  A low end population of 14,807 and high end of 16, 046 is shown in the study.  Not shown is the adopted household target for Snoqualmie, which is1615 new units by year 2031.  The adopted target of 1615 new units will house about 3400 additional people.  If the 3,400 is added to Snoqualmie’s 2010 Census population (10,670), the resulting 14,070 population forecast is close to the study’s 14,807 low end, but not near the high-end figure of 16,046. No argument is made by the City of Snoqualmie that the existing UGA should be expanded based on a lack of development capacity to meet adopted household targets.

The central premise of the Snoqualmie UGA study is that the city’s policy goal of capturing two-thirds of its retail leakage, and the claim that retail leakage is caused by a lack of commercial land, is valid justification to expand the UGA under the Growth Management Act and the Countywide Planning Policies.  However, close review of GMA and the CPP’s does not support this position.  In fact, the concept of retail leakage is not even mentioned as a criterion to evaluate proposed UGA changes.

It is important to consider the implications of retail leakage from one city to another as justification to amend the UGA in King County.  In this case, Snoqualmie points out it is losing 99% of vehicle purchases and 91% of clothing, shoes, jewelry purchases to other cities.  Unanswered is the question:  Does the demand exist within Snoqualmie to support an auto row or department store?  This case has not been made and probably can not be made.

Nor has the case been made that Snoqualmie residents’ demand for retail services is not being met; only that it is being met outside Snoqualmie.  Without an increase in total demand, adding retail capacity in Snoqualmie would therefore produce a zero-sum result where the additional development in Snoqualmie reduces demand currently being met in other areas at no aggregate net gain.

Additionally, what if several cities adjacent to the UGA made similar claims, each basing a request for rural land to be changed to urban because their residents purchase vehicles in Issaquah and shop for clothes at Bellevue Square?   If approved, the cumulative result would be a substantial loss of rural land and competing auto rows and department stores in multiple edge cities.  A more likely outcome is that highway-oriented commercial development such as fast food, motels and gas stations will locate at the Snoqualmie Interchange should this request be granted.

Executive staff Recommendation:

Retain the existing rural land use designation and zoning for the study area.
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2012 King County Comprehensive Plan Update

Vashon Town Plan Update

Executive Recommended

Department of Development and Environmental Services

Vashon citizens have been meeting for over one year to develop a recommended update of the Vashon Town Plan.  A summary of recommendations has been submitted to King County.  The following sections are proposed to be amended or added to the 1996 Vashon Town Plan (chapter/section/page numbers refer to current plan):
- DEVELOPMENT OF THE TOWN PLAN (Chapter II, Page 3)

The "Purpose" and "Management of the Planning Process" sections have been updated to reflect the Vashon Town Plan Committee's planning process for the 2012 update.

- WATER (Chapter IV, POLICY RECOMMENDATIONS)

A new section addressing water issues with the VTP boundaries has been created for the 2012 update, specifically noting the imbalance between the current zoning and the amount of available water for undeveloped properties. This section strongly encourages water policies that contain conservation as the key component, while giving the highest priority to protecting both the quantity and quality of our water resources.

- JOB NURSERY (Chapter IV, POLICY RECOMMENDATIONS)
A new section that addresses the need to promote a healthy, sustainable and thriving rural town business community that is beneficial to Vashon-Maury Island as a whole. This proposal is supported by the 2008 KCCP via the following policies: ED-101,102,105,108,201 and ED-306.
- BICYCLES AND ALTERNATIVE TRANSPORTATION (Chapter IV, Page 9)

A new section under "CIRCULATION" has been created to specifically address the desire of the community to encourage alternative modes of transportation.

- RURAL TOWN DESIGN (Chapter IV, Page 15)

The "Urban Design" section has been re-named "Rural Town Design", and re-writen to provide design context of the current town, examples of preserved buildings with the Vashon Town Plan boundaries, and guidelines for future development in the town. New guidelines encourage architectural design that complements existing building character and relates directly to the character of neighboring historic buildings; a review process that includes a public education and input component for all new construction; the desire to see buildings incorporate sustainable design features and the use of sustainable construction materials. The Rural Town Design amendment also includes a paragraph stating that the current Parking Reduction Zone incentive shall not be granted when an existing historic structure is demolished to make way for new construction.

- SIGNAGE (Chapter IV, following RURAL TOWN DESIGN)

A new section that addresses signage for new and existing businesses has been written with the desire to maintain the unique rural character of the island and to reflect its small town personality. The new signage section proposes limits on types and sizes of free-standing and wall-mounted signs, and now allows one free-standing sandwich boards/A-frame sign per business as long as they conform to size and safety requirements.

- HISTORIC PRESERVATION (Chapter IV, Page 20)

This section has been updated to reflect the minimal changes/activity relating to cultural resources and historic preservation in the Town of Vashon, and the collaboration between various community organizations and the King County Historic Preservation Program.

- VASHON PARK DISTRICT (Appendix B, Page B-14))

This section has been updated to reflect the current number of parks in the VPD and annual operating budget.

- APPENDIX D: Cultural Resources Within and Adjacent to the Vashon Town Plan Boundaries
Appendix D has been updated to reflect the changes in the list of properties of architectural and historic significance.

Staff recommendation:  Support the above recommendations developed by the community.  Continue to monitor progress until the community submits its complete proposal to King County.  At the deadline for completion of the Executive Recommended 2012 update of the King County Comprehensive Plan, the community had not yet submitted their specific recommendations.
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Fall City
Exitsting Land Use Map rt Rural Town ra Rural Area


os KC Open Space Systemag Agriculture Department of Development and
Environmental ServicesNo Change Recommended
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Move UGB to north margin of ROW 
to include road in Rural Area. 
Road serves rural properties.
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Move UGB to north ROW margin 
to include road in Rural Area.  
Road serves rural properties
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Downtown Fall City
Business District
Recommended Zoning Map Department of Development and


Environmental Services


RA-5 Rural Area, 1 DU/5 acres


A-35 Agricultural, 1 DU/35 acres
RA-10 Rural Area, 1 DU/10 acres


R-1 Residential, 1 DU/acre
R-4 Residential, 4 DU/acre
O Office


CB Community Business
NB Neighborhood Business
I Industrial






