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SUBJECT:

Proposed Substitute Ordinance 2001-0247, adopting the Snoqualmie Urban Growth Area Subarea Plan as part of the Snoqualmie Preservation Initiative.

BACKGROUND: SNOQUALMIE PRESERVATION INITIATIVE

The Snoqualmie Preservation Initiative is a series of proposed actions intended to preserve critical forestlands, viewsheds and trail corridors in and around the City of Snoqualmie, while at the same time, finalizing planning for the City’s future growth.  If fully implemented, the Initiative would result in the permanent preservation of a site near Snoqualmie Falls known as Falls Crossing, the addition of 268 dwelling units to the existing development at Snoqualmie Ridge, resolution of the Snoqualmie Joint Planning Area (JPA) and Urban Growth Area (UGA), enhancements to the King County regional trail system, and permanent conservation easements on 2,800 acres of forestland in the Raging River Watershed.
 
On March 12, 2001, the King County Council adopted Motion 11128, endorsing a memorandum of understanding (MOU) between King County, the City of Snoqualmie, the Cascade Land Conservancy (CLC) and the Weyerhaeuser Real Estate Company (WRECO).  The MOU outlines the components of the SPI, and states the Council’s intent to complete review and approval of ordinances implementing the Initiative by June 30, 2001 (the closing date for the purchase of the Falls Crossing site). 

On April 26, the Executive transmitted three ordinances to the Council that would implement the Initiative:

· Proposed Ordinance 2001-0247 (referred to the Growth Management and Unincorporated Areas Committee) adopting the Snoqualmie Urban Growth Area Subarea Plan.

· Proposed Ordinance 2001-0248 (referred to the Budget and Fiscal Management Committee) authorizing the executive to enter into a funding agreement to implement the Initiative.

· Proposed Ordinance 2001-0249 (referred to the Budget and Fiscal Management Committee) making a supplemental budget appropriation to fund the 2001 obligations of the Initiative.

To meet the closing date of the Falls Crossing purchase and sale agreement, final passage by the Council of these ordinances must occur by June 4, 2001.

Implementation actions related to the Initiative, in their planned order of occurrence, include:

1. Amending the existing Snoqualmie Ridge development agreement to allow up to 268 additional dwelling units in place of approved business park uses (Snoqualmie City Council, 4/23/01);

2. Amending Snoqualmie’s Urban Growth Area (UGA) to include 521 acres of WRECO ownership within the JPA (King County Council, 6/04/01);
3. Amending Snoqualmie’s UGA to include the 209-acre Northwest Properties, and remove the 214-acre Rattlesnake Ridge planning area (Growth Management Planning Council, Fall 2001);

4. Amending the King County Comprehensive Plan to incorporate the Growth Management Planning Council’s decision (King County Council, no later than 12/31/02);

5. Completion of a development agreement between Snoqualmie and WRECO for the 521-acre JPA (Snoqualmie City Council, no later than 6/15/03); and

6. Completion of a development agreement between Snoqualmie and WRECO for the 209-acre Northwest Properties (Snoqualmie City Council, no later than 6/15/04).
If all the above actions are accomplished:  

· The City of Snoqualmie will own fee restricted title to the Falls Crossing site;

· The Cascade Land Conservancy will hold permanent conservation easements on the Falls Crossing site;

· WRECO will be allowed to expand its existing Snoqualmie Ridge development by additional 268 units, and over time, will be allowed to develop an additional 521 acres to the south and 209 acres to the north; and

· King County will hold permanent conservation easements on 2,800 acres of forestland in the Raging River Watershed and on 650 acres adjacent to the Snoqualmie Valley and Preston-Snoqualmie trails.

As previously mentioned, the Budget and Fiscal Management Committee has reviewed the proposed funding agreement and an appropriation ordinance related to the Initiative; this staff report covers only the land use element.

SUMMARY of PROPOSED SUBSTITUTE ORDINANCE 2001-0247:

Proposed Substitute Ordinance 2001-0247 would adopt the Snoqualmie Urban Growth Area Subarea Plan, amending the King County Comprehensive Plan.   The sole purpose of the Subarea Plan is to determine the Urban Growth Area (UGA) for the City of Snoqualmie, and to provide guidance for the future annexation and development of those lands.

Executive Proposal:

The Snoqualmie Urban Growth Area Plan:

1. Resolves the City of Snoqualmie’s Joint Planning Area by adding 521 acres of WRECO-owned land to the UGA; 

2. Adopts new policies for inclusion in the King County Comprehensive Plan and Snoqualmie Vicinity Comprehensive Plan to guide future annexation and development review processes; and

3. Recommends forwarding to the Growth Management Planning Council a proposal to recommend adding an additional 209 acres northwest of the City to the UGA, and to remove 214 acres south of I-90 from the UGA.

1.  Resolution of the Joint Planning Area (2001)

The Countywide Planning Policies (CPP), King County Comprehensive Plan (KCCP) and Snoqualmie Vicinity Comprehensive Plan (SVCP) all call for the resolution of the county’s last remaining Joint Planning Area adjacent to the City of Snoqualmie.  The Snoqualmie Preservation Initiative, described in greater detail above, presents an opportunity to accomplish this long anticipated action.

The Snoqualmie JPA is 1370 acres in size and is located due south of the City of Snoqualmie, encompassing the I-90/SR-18 Interchange.  It is comprised of 521 acres of WRECO-owned land, and 849 acres of other public and privately held lands.  The land use and zoning of the entire JPA is currently Rural Residential / RA-5 (one dwelling unit per 5 acres).

The Executive’s rationale for including the 521-acre WRECO ownership in the UGA and for excluding the remaining portion of the JPA are based upon:

A. The results of a new capacity analysis undertaken as part of the subarea planning process;

B. The policy direction in the Washington State Growth Management Act for siting urban growth;

C. A well-established policy goal of protecting the Mountains-to-Sound Greenway; and

D. The opportunities for land preservation presented by the Initiative.

A. New Capacity Analysis.  As part of the subarea planning process, the City undertook a new capacity analysis for their Urban Growth Area.  The results of the analysis indicate that the current UGA would not provide sufficient capacity to meet adopted household targets under the Countywide Planning Policies.  This is largely due to the loss of capacity on the Falls Crossing site, the extent of the infrastructure constraints and sensitive areas in the Snoqualmie Hills planning area, and the juxtaposition of the Mill planning area adjacent to the Weyerhaeuser Mill Site and the Glacier NW gravel operation.  Adding over 700 acres of undeveloped WRECO land would mitigate the loss of capacity in these areas, and provide the City with sufficient capacity to meet its growth targets for the 20-year planning period.

B. GMA requirements for siting urban growth.  The WRECO lands within the JPA are immediately adjacent to the existing Snoqualmie Ridge, allowing for “contiguous and orderly development”, as required by the Growth Management Act.  In other words, the location of these lands allows for a logical extension of urban growth.  The site is undeveloped and under single ownership, allowing all of the development, roads and utilities to be designed to maximize use of the unconstrained areas and to avoid or appropriately mitigate the impact to sensitive lands.  The subarea plan also states that including the WRECO lands would make it very likely that the estimated residential capacity of 832 units would be met, citing the subdivision approval for Snoqualmie Ridge (now at 75% of its planned capacity) as a demonstration of the efficiency of a Master Planned Development.

C. Protecting the Mountains-to-Sound Greenway.  The rationale for excluding the lands surrounding the I-90 interchange stems from the County and City’s well-established support for the Mountains to Sound Greenway.   Both the King County and Snoqualmie Vicinity Comprehensive Plans include policies supporting maintaining the scenic nature of the I-90 corridor.  Development of the remaining portion of the JPA is in conflict with this policy goal.  Additionally, the City has been concerned for some time about the appropriate amount and location for additional commercial development within the City, and does not want to promote commercial uses near the I-90 interchange that would compete with retail businesses in the City, and that would discourage travelers from coming into the City for goods and services.

D. Opportunities for land preservation.  As outlined in the Background section of this report, the opportunities for land preservation presented by the Initiative contribute significantly to the rationale behind the recommended changes.

For the reasons stated above, the executive proposes to change the land use designation of 521 acres of WRECO land within the JPA from Rural Residential to Rural City Urban Growth Area, and the zoning classification of those same lands from RA-5 to Urban Reserve.

2.  New Comprehensive Plan Policies (2001)

To guide review of future annexation and development proposals within the Phase I and Phase II additions to the City of Snoqualmie’s UGA, the executive recommends that the following new policies be adopted as amendments to the King County Comprehensive Plan.  These new policies were developed in large part to respond to community concerns raised at the March 22 and April 5 public workshops conducted by the Executive during Plan development. 

The City of Snoqualmie would also adopt these policies as amendments to the Snoqualmie Vicinity Comprehensive Plan.  

1. Annexations of lands within the Phase 1 and Phase 2 additions to the City of Snoqualmie’s Urban Growth Area shall not occur until completion of detailed planning, preparation and review of project-level Environmental Impact Statement(s), and a determination of required mitigations and amenities.  The range of land uses to be allowed and the mitigations and amenities to be required shall be embodied in a binding Development Agreement between the City of Snoqualmie and the owners of proposed annexation lands.

2. The project-level Environmental Impact Statement(s) for lands within the Phase 1 and Phase 2 additions to the City of Snoqualmie’s Urban Growth Area shall address aquifer recharge issues, and potential impacts to the water quality and quantity of Lake Alice, private wells in the Lake Alice and Snoqualmie Hills neighborhoods, and all streams that flow off-site.

3. Based on the findings of the Environmental Impact Statement(s), the Development Agreement between the City of Snoqualmie and the owners of proposed annexation lands in the Phase 1 and Phase 2 additions to the City of Snoqualmie’s Urban Growth Area shall establish a program for long-term monitoring of the water quality and quantity of Lake Alice and the private wells in the Lake Alice and Snoqualmie Hills neighborhoods, and of all streams flowing off-site.  

4. The Development Agreement shall also outline the remedies necessary if the monitoring program leads to findings that development activities on the annexation lands are the cause for adverse impacts to the water quality and/or quantity of Lake Alice and the private wells in the Lake Alice and Snoqualmie Hills neighborhoods, and of streams flowing off-site.   The owners of the annexation lands shall be responsible for the monitoring program and correction of any impacts determined to have been caused by their development activities.  Remedies may include connection to the public water system, or construction of alternative wells.

5. The project-level Environmental Impact Statement(s) for lands within the Phase 1 and Phase 2 additions to the City of Snoqualmie’s Urban Growth Area shall address traffic safety issues, with a focus on safety concerns for rural homeowners dependent upon the southern stretch of the Snoqualmie Parkway for access to their homes.  A range of alternatives to improve safety at the intersection of the Snoqualmie Parkway and SE 96th Street, including signalization, road widening and turn lanes shall be explored.

6. Annexations of lands within the Phase 1 and Phase 2 additions to the City of Snoqualmie’s Urban Growth Area shall be subject to updated Comprehensive Water and Sanitary Sewer Plans to determine the full range of improvements landowners within the annexation will be required to provide.

7. A Drainage Master Plan shall be required for any new development of lands within the Phase 1 and Phase 2 additions to the City of Snoqualmie’s Urban Growth Area.   Storm water facility design shall adhere to the standards in the most recent update of the King County Design Manual, or of the Snoqualmie Storm Drainage Plan, whichever is the most stringent.  

8. There shall be no road connections between the Phase 1 addition to the City of Snoqualmie’s Urban Growth Area and 356th SE in the Snoqualmie Hills Planning Area, unless future analysis determines a restricted emergency access is necessary for safety purposes.

9. There shall no be no road connections between the Phase 2 addition to the City of Snoqualmie’s Urban Growth Area and Lake Alice Road, unless future analysis determines a restricted emergency access for Lake Alice residents is necessary for safety purposes.

10. To protect the rural character of the neighborhoods surrounding the Phase 1 and Phase 2 additions to the City of Snoqualmie’s Urban Growth Area, the Phase 1 and Phase 2 areas shall include buffers to all rural lands along their perimeter.  The size and structure of each buffer area shall be determined based on the characteristics of the land and existing vegetation, and its ability to perform the following functions: visual screening; noise reduction; and minimization of blow down.  Buffers may include constructed berms and new plantings if deemed necessary and appropriate to perform the required functions.

3.  Action by the Growth Management Planning Council (2001-2002)

The second proposal in the Subarea Plan is that the Growth Management Planning Council makes a recommendation to the King County Council to amend the Countywide Planning Policies by:

· Adding an additional 209 acres (“Northwest Properties) to the City’s UGA;

· Removing 214 acres south of I-90 (“Rattlesnake Ridge planning area”) from the UGA; 

· Deleting Policy FW-1, Step 8 to reflect the completion of the Snoqualmie joint planning process; and

· Amending the Urban Growth Area Boundary and Potential Annexation Area maps to eliminate the Joint Planning Area and illustrate Snoqualmie’s new UGA.

The above actions would occur in fall 2001.  The rationale for adding an additional 209 acres to Snoqualmie’s UGA stems from the new capacity analysis, which indicates that up to an additional 339 residential units could be sited on the Northwest Properties, again within reach of the existing infrastructure at Snoqualmie Ridge.  The Rattlesnake Ridge planning area would be removed from the City’s UGA, as it holds no promise for future development (the lands are all in public ownership and/or forestry uses).

Under this scenario, the King County Council would adopt the recommended CPP changes and send them to the cities for ratification.  Pursuant to the interlocal agreement that created the GMPC, amendments to the CPPs must be ratified by 30% of the cities representing 70% of the population of King County.  

Upon ratification of the CPP amendments, the King County Council would amend the King County Comprehensive Plan by:

· Rezoning the unincorporated portion of the Rattlesnake Ridge planning area from Rural City Urban Growth Area (Urban Reserve, 1 dwelling unit per 5 acres) to Rural Residential (RA-10, 1 dwelling unit per 10 acres), consistent with KCCP policies requiring the application of RA-10 zoning for lands within ¼ mile of the Forest Production District;

· Deleting Policy U-205 to reflect completion of the Snoqualmie Joint Planning process; and

· Amending all affected maps to eliminate the Joint Planning Area and illustrate Snoqualmie’s new UGA.

This would occur in 2002, in accordance with a provision in KCC Title 20 that allows substantive changes to County policy or to the UGA every two years if the purposes of the KCCP are not being achieved as evidenced by official population growth forecasts, benchmarks, trends, and other relevant data.

ADDITIONAL INFORMATION:

Environmental review of Proposed Ordinance 2001-0247:  

A State Environmental Policy Act (SEPA) Threshold Determination of Nonsignificance (DNS) was issued for Proposed Ordinance 2001-0247 on April 26, 2001.  There is no provision for administrative appeal of a non-project action, although there are remedies available through the Court system.  Supporting documentation for the DNS include the following statements:

1. The reclassification of 521 acres of the JPA to Urban and the rezone to Urban Reserve would not increase the density of development allowed while the UGA lands remain unincorporated.

2. Specific future development plans for the affected properties are not known at this time.  The range of land uses to be allowed and the mitigations and amenities to be required will be embodied in a binding Development Agreement between the City of Snoqualmie and the owners of proposed annexation lands.  In addition, specific construction approvals/permits would be required from the City and other relevant agencies in order for actual development to occur.

3. Substantial environmental information has been prepared over the past 15 years in conjunction with SEPA review of actions related to Snoqualmie Ridge, as well as City and King County planning processes.

4. Additional environmental review, including preparation of a Supplemental EIS will be required prior to future annexation and development of the lands in question.

Public Process related to the Snoqualmie Preservation Initiative:

Executive staff conducted two public meetings in Snoqualmie (March 22 and April 5), and solicited additional public comment by telephone, e-mail and letter.  Notice of the public meetings was mailed to all property owners within the geographical area included within the scope of the subarea plan, as well as all property owners within a 1000-foot radius of that geographical area.  In addition, all parties of record for the Snoqualmie City Council hearings on the Falls Crossing development proposal were notified by mail.  The Snoqualmie Valley Record also advertised the meetings.

Executive staff transmitted their mailing lists to Council staff, which were used to send mailed notice of the King County Council’s review schedule on May 4, 2001.  In addition, legal notice of the June 4 public hearing was published in the Eastside Journal and Snoqualmie Valley Record during the first week of May.

The public processes described above are in addition to those conducted by the Council during the review of Proposed Motion 2001-0148 (the Memorandum of Understanding)

AMENDMENTS:

The Growth Management and Unincorporated Areas Committee passed one technical amendment, which replaced the Recommended Land Use and Zoning maps in the Subarea Plan with two new maps.  The maps included in the transmittal showed the Urban Growth Area Boundary in the wrong location.




� Separate negotiations with the Fruit Growers Association may result in similar conservation easements on an additional 6,200 acres within the same watershed.


� Due to the content of the proposed ordinances, the Council must adopt them in the order listed. 
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