
Community Development Committee & Committee of the Whole Hybrid Meeting 
October 02, 2023 

 
 

COMMUNITY DEVELOPMENT COMMITTEE & 
COMMITTEE OF THE WHOLE HYBRID MEETING 

Monday, October 02, 2023, at 6:00 PM 

Snoqualmie City Hall, 38624 SE River Street & Zoom 

 

COMMITTEE MEMBERS 
Chair: Jolyon Johnson 
Councilmembers: Cara Christensen and James Mayhew 

   Join by Telephone at 6:00 PM: To listen to the meeting via telephone, please call 253.215.8782 and enter  
Webinar ID 860 6728 7531 and Password 1730040121 if prompted.  
 Press *9 to raise your hand to speak. Raising your hand signals the meeting moderator that you have a 
comment. 
 Press *6 to mute and unmute. 

Join by Internet at 6:00 PM:  To watch the meeting over the internet via your computer, follow these steps:   
 1) Click this link  
 2) If the Zoom app is not installed on your computer, you will be prompted to download it. 
 3) If prompted for Webinar ID, enter 860 6728 7531; Enter Password 1730040121 
 4) Please confirm that your audio works prior to participating. 

This meeting will be conducted in person and remotely using teleconferencing technology provided by Zoom. 

CALL TO ORDER & ROLL CALL 

AGENDA APPROVAL 

PUBLIC COMMENTS 

MINUTES 

1. Approval of the minutes dated September 18, 2023 

AGENDA BILLS 

2. AB23-104: Council Priority Tracker 

3. AB23-118: WIRE2023-0001: Wireless Communication Facilities Permit and Conditional Use Permit 
Discussion 

DISCUSSION ITEMS 

4. Economic Development Commission Support for Economic Alliance MOU 

5. Housing Roundtable Update 

6. Land Use Element Update 

ADJOURNMENT 

UPCOMING ITEMS 
(The following items reference either upcoming projects or issues pertaining to matters of the Community 
Development Council Committee. There will be no discussion of these items unless there is a change in status.) 
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COMMUNITY DEVELOPMENT COMMITTEE MINUTES 

REGULAR HYBRID MEETING  

September 18, 2023 
 

 
This meeting was conducted as a hybrid in-person and remote meeting; the in-person option was in the Council 
Chambers at Snoqualmie City Hall, and the remote participation option was using teleconferencing technology 
provided by Zoom. 
 

CALL TO ORDER & ROLL CALL: Chair Johnson called the meeting to order at 6:00 PM 

Committee Members: 
Chair Jo Johnson and Councilmember Cara Christensen were present. 
 
Councilmember James Mayhew was absent (excused).  
 
City Staff: 
Emily Arteche, Community Development Director; Mike Chambless, Interim City Administrator; 
Jonathan Kesler, Senior Planner; Ashley Wragge, Planning Technician; Andrew Latham, IT Systems 
Support.  
 
AGENDA APPROVAL 
The agenda was approved without objection.  
 
PUBLIC COMMENTS 
No comments.  
  
MINUTES 

1. Committee approved the minutes for September 5, 2023. 
 

AGENDA BILLS 
2. AB23-115 Update to Accessory Dwelling Unit (ADU) Regulations 

The updates bring the ADU code into compliance with state law. All changes proposed are 
required by law. These updates will mostly impact the downtown area. This is going to be put on 
consent on the city council meeting.  
  

DISCUSSION ITEMS 
3. Comprehensive Plan- Land Use Element Policy Review 

Staff presented the evolution of Land Use Policies. Councilmembers inquired about any changes 
to zoning and for staff to provide justification for items removed. Councilmembers were invited 
to send comments to staff for them to review and provide further context.  
 

ADJOURNMENT 
Chair Johnson adjourned the meeting at 6:26 PM 
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CITY OF SNOQUALMIE 

Minutes by Ashley Wragge, Planning Technician 

Recorded meeting audio is available on the City website after the meeting. 

Minutes approved at the ________ Community Development Meeting. 
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 BUSINESS OF THE CITY COUNCIL 
CITY OF SNOQUALMIE 

AB23-104 
September 25, 2023 
Committee Report 

 

 

 

 

AGENDA BILL INFORMATION  
 

TITLE: AB23-104: Council Priority Tracker ☒  Discussion Only  

☐  Action Needed: 

PROPOSED 
ACTION:  

No action; discussion only. ☐  Motion  

☐  Ordinance  

☐  Resolution 
 

REVIEW: Department Director 

Finance  

Legal 

City Administrator 

Mike Chambless 

n/a 

n/a 

Mike Chambless 

9/6/2023 

Click or tap to enter a date. 

Click or tap to enter a date. 

9/6/2023 

 

DEPARTMENT: Administration 

STAFF: Carson Hornsby, Management Analyst 

COMMITTEE: Finance & Administration COMMITTEE DATE: September 19, 2023 

EXHIBITS:  1. Council Priority Tracker 

 

AMOUNT OF EXPENDITURE $   n/a 

AMOUNT BUDGETED $   n/a 

APPROPRIATION REQUESTED $   n/a 

 

SUMMARY 

INTRODUCTION 
The Council Priority Tracker is a tool that Councilmembers and residents can use to stay updated on projects 
and initiatives that advance the Council’s priorities for the 2023-2024 biennium. 
 
BACKGROUND 
Council updated their priorities at the 2022 Council retreat to focus the efforts of the City for the 2023-2024 
biennium. The Council priorities helped guide staff through the 2023-2024 biennial budget process and were 
included in the final budget document. Council revisited their priorities for the biennium at the 2023 Council 
retreat in March. The retreat facilitator led Council through an exercise to discuss the current state of the 
City, milestones that Council intends to accomplish within the next 1-2 years, and success indicators related 
to those accomplishments. During follow-up discussions about the retreat, Council asked staff to develop a 
tool to monitor the progress of these items. 
 
ANALYSIS  
The intention of the Council Priority Tracker is to provide a high-level overview of the City’s progress to keep 
Councilmembers and residents informed. Anyone who is interested in more detailed information on 
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individual projects is encouraged to visit the links provided in the right-hand column or send an email to the 
staff contact listed for each project. 
 
NEXT STEPS 
Administration requests feedback from Council regarding the Council Priority Tracker. 

 

PROPOSED ACTION 

No action; discussion only. 
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Snoqualmie Mill Site Development ✔️ ✔️ ✔️ ✔️
Community 

Development
Community 

Development
N/A Ongoing

Awaiting the permit review 
process

Emily Arteche
The applicant is currently waiting for improved economic 

conditions before pursuing additional permits.  An approval 
of resolution for MFTE is required.

https://www.snoqualmiewa.gov/888/Snoqualmie-Mill-PCI-
Plan

Northwest Railway Museum Roundhouse Project ✔️ ✔️ ✔️
Community 

Development
Community 

Development
Sep-21 Ongoing

Continue the permit review 
process

Emily Arteche

The applicant is currently addressing City review comments 
on permitting on plans for a building with a circular or 
semicircular shape used by railways for servicing and 

storing locomotives.

FEMA Community Rating System (CRS) and Flood 
Mitigation 

✔️ ✔️ ✔️
Community 

Development
Community 

Development
Sep-23 Ongoing

Review Repetitive Loss 
Properties 

Emily Arteche
Staff is seeking opportunities to address flood mitigation 

including raising of homes above flood elevation and 
changing the city classification.

https://www.fema.gov/floodplain-management/community-
rating-system

Urban Growth Area (UGA) Boundaries ✔️ ✔️
Community 

Development
Community 

Development
Jul-23 Dec-25

Proposed Reconciliation Steps, 
complete current housing 

efforts
Emily Arteche

Staff is working with King County on next steps which 
include completion of a Comprehensive Plan, 

determination of feasible boundaries, requesting 
County/State Tools to assist the City in the process, and 

requesting reconciliation.

 

Snoqualmie Municipal Code (SMC) Retail Code 
Amendment

✔️ ✔️ ✔️
Community 

Development
Community 

Development
Apr-23 Dec-24 Initiate MUFP Amendments Jonathan Kesler

Discussion occurred at a Community Development 
Committee Meeting in April 2023. Next steps to come.

Riverwalk Project ✔️ ✔️ ✔️ ✔️
Community 

Development
Community 

Development
May-23 Dec-25 Design Phase Dylan Gamble

Pre-design began in Summer 2023; Final design anticipated 
for completion in Spring 2024.

https://www.snoqualmiewa.gov/891/Riverwalk

Middle Housing ✔️ ✔️ ✔️ ✔️
Community 

Development
Community 

Development
Sep-22 Jun-23 N/A Emily Arteche

The city will continue to stay involved in discussions on 
middle housing additions.  Other opportunities to address 

work-force housing and low-income housing are 
forthcoming.

https://www.snoqualmiewa.gov/1017/Middle-Housing

Human Services Program ✔️ ✔️ ✔️
Community 

Development
Administration Jan-23 Dec-24

Distribute remaining funds for 
the 2023-2024 biennium

Carson Hornsby
The Human Services Advisory Committee will review 

accountability forms and distribute remaining funds to 
human services organizations throughout the biennium.

https://www.snoqualmiewa.gov/583/Human-Services

City of Snoqualmie
2023-2024 Council Priority Tracker

Community Development Committee

Council Priorities
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Shop Snoqualmie, Ship Snoqualmie, Support Snoqualmie 
Marketing Campaign

✔️ ✔️
Finance & 

Administration
Administration 

(Communications)
Jul-23 Ongoing

Promote content on City 
media outlets

Danna McCall
Communications staff is working on a campaign to promote 

local businesses.

Snoqualmie Tribe Fee for Service Agreement ✔️ ✔️
Finance & 

Administration
Administration Apr-23 Ongoing

Continue discussions with the 
Snoqualmie Tribe

Mayor Ross
City representatives have met with the Snoqualmie Tribe to 

discuss a possible agreement regarding City services and 
associated fees. Discussions are ongoing.

National Community Survey (Polco) ✔️ ✔️ ✔️ ✔️
Finance & 

Administration
Administration 

(Communications)
Jul-23 Dec-23

Data collection for random 
sample, data collection for 
separate self opt-in survey 

version

Danna McCall

The National Community Survey conducted by Polco will be 
instrumental in gathering community feedback to 

implement into strategic planning initiatives. The random 
sampling process has been completed and data collection 

began on September 5, 2023.

https://www.snoqualmiewa.gov/603/Community-Surveys

City Network Improvements ✔️ ✔️ ✔️ ✔️
Finance & 

Administration
Information 
Technology

TBD TBD

Finalize IT Assessment with 
Berry Dunn and present the 
final report to Council at an 

upcoming meeting

Sarah Reeder

The City consulted with Berry Dunn for an overall IT 
Assessment which includes network improvements. The 

final report is in the process of being finalized by the 
administration and consultant and will be presented to the 
City Council at an upcoming meeting. The report intends to 

identify network improvements recommended  by the 
consultant for Council considerations.

Citywide Employee Identification Badges ✔️ ✔️ ✔️
Finance & 

Administration
Information 
Technology

May-23 Ongoing
Continue providing badges to 

City staff
Sarah Reeder

IT staff is working on creating badges for all staff to access 
appropriate City facilities for each department.

Employee Wellness Program (AWC WellCity Standards) ✔️ ✔️
Finance & 

Administration
Finance Jun-23 Ongoing

Continue updating employee 
sharepoint page and 

developing program to meet 
AWC WellCity standards

Krista Hintz

Staff continues to roll out Employee Wellness Program 
components to increase staff health, quality of life, and 

safety. An internal sharepoint site has been established for 
employees to access resources and participate in the 

wellness program. The City is expected to receive a 2% 
discount on health insurance premiums for establishing and 

maintaining the program through AWC.

https://wacities.org/data-resources/city-awards/wellcity-
awards

Ground Emergency Medical Transportation (GEMT) ✔️
Finance & 

Administration
Finance Jun-23 Ongoing

Visit Systems Design NW (3rd 
party biller) to talk about 

controls
Tami Wood

The GEMT program provides supplemental payments to 
publicly owned/operated qualified GEMT providers to cover 
the funding gap between actual costs per GEMT transport 

and the allowable amount received from other 
reimbursement sources such as Medicaid. The Finance 

Department is gathering expenditure data to send to the 
third-party administrator who will assemble the bill for 

reimbursement. The annual reimbursement to the City is 
estimated at $350,000.

https://www.hca.wa.gov/billers-providers-partners/program-
information-providers/ground-emergency-medical-

transportation-gemt

Financial Transparency Tools (Tyler/Munis) ✔️ ✔️
Finance & 

Administration
Finance Nov-23 Ongoing

Implementation of the 
Munis/Socrata Open Data 

Portal is planned to begin in 
late fall of 2023

Jen Ferguson

As part of the Tyler/Munis ERP project, the City will 
implement the Socrata open data portal to connect all 

stakeholders interested in Snoqualmie financial 
performance to interactive data tools, budget information, 
capital project details, and citywide financial performance 

metrics.

Enterprise Resource Planning (ERP) System 
Implementation (Tyler/Munis)

✔️ ✔️
Finance & 

Administration
Finance Jan-23 Dec-23

Finance Software 
Implementation

HR & Payroll Implementation
Utility Billing Implementation

Asset Management 
Implementation

Sarah Reeder

The City is partnering with Tyler Technologies to implement 
an ERP System that will centralize data, simplify processes, 
and connect all City departments. The ERP System will give 
staff, elected officials, and the public enhanced access to 

city resources, data, and performance metrics.

Financial Forecasting Tools ✔️
Finance & 

Administration
Finance Jan-23 Ongoing

Build a long-term financial 
model

Jen Ferguson

The Finance Department plans to establish a long-term 
financial forecasting model to assist the City Council in 

financial decision-making. The financial model is currently in 
development.

Citywide Asset Inventory ✔️
Finance & 

Administration
Finance Nov-23 Ongoing

Build a comprehensive 
inventory of all City assets

Jen Ferguson

As part of the Tyler/Munis ERP project, the City will 
implement the Enterprise Asset Management module to 
maintain a comprehensive inventory of all City assets to 
include the Parks and Public Works and IT Departments, 

and other assets owned by the City.

General Citywide Process Improvement ✔️ ✔️
Finance & 

Administration
Finance Jul-23 Ongoing LEAN Process Improvements All Departments

The City is partnering with the Washington State Auditor's 
Office Center for Government Innovation to implement 
process improvements and increase efficiency of service 

delivery to the community.

Electronic Content Management Implementation 
(Document Management and Automated Workflows)

✔️ ✔️
Finance & 

Administration
City Clerk Sep-23 Ongoing

Aug 23: Grant approval 
and vendor selection.  

Sep 23: Project Kickoff &  
Planning Meeting

Deana Dean

The City Clerk's Office is working on implementation of the 
Laserfiche program to manage content and business 

process automation. First year subscription fee and 40 hrs 
of setup/configuration/implementation covered by grant.

City of Snoqualmie
2023-2024 Council Priority Tracker

Finance & Administration Committee

Council Priorities
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Council Priorities

Transfer to State Business License System ✔️
Finance & 

Administration
Finance Apr-23 Sep-23 Go-Live date: 9/19/23 Tami Wood

The City is in the process of transferring to using the 
Washington State business licensing system in September 

2023.

https://dor.wa.gov/open-business/business-licensing-
service-and-local-licensing

Comprehensive City Rate and Fee Study ✔️
Finance & 

Administration
Finance Sep-23 Aug-23

Gather all current fees & rates 
collected by the city

Tami Wood

All departments are in the process of assembling lists of 
fees and rates charged by the City. A Request for Proposal 
(RFP) with a deadline of 9/14/2023 has been released by 
the Finance Department to procure consulting services to 

conduct the study.

Strategic Plan ✔️
Finance & 

Administration
Finance TBD TBD

Determine City Council 
readiness for Strategic 

Planning
Jen Ferguson

The City Council participated in a Council retreat in March 
2023 to establish priorities for the biennium. The next step 

is to discuss with Council their readiness for a formal 
strategic planning process.
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Model Train Museum (Pacific West Rail) ✔️ ✔️ ✔️
Parks & Public 

Works

Parks & Public 
Works, Community 

Development
Dec-22 Ongoing

Development and lease 
agreements, renderings, and 

design considerations
Emily Arteche

This project is under the guidance of P&PW, CD, and 
Administration. A 3 month extension to the MOU was 

signed in August and staff continues developing plans to 
build a museum to house the model train on city property.

https://www.snoqualmiewa.gov/1029/Model-Train-Museum-
Park

Pavement Management Program ✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Jun-23 Oct-23 Construction Phase Hind Ahmed

The Snoqualmie Parkway Pavement Rehabilitation project 
began with grind and overlay activities in August. Mill Pond 

Road and Stone Quarry Road grind and overlay began in 
July.

https://www.snoqualmiewa.gov/733/Snoqualmie-Parkway-
Rehab

Sandy Cove Park Revetment ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Jul-23 Dec-24 Phase 1 Design Dylan Gamble

Design of Riverwalk Phase 1 initiated in June 2023 and will 
continue into Summer 2024.  Construction of Phase 1 work 

anticipated starting Spring 2025. Project bid deadline for 
phase 1 was 8/16/2023.

https://www.snoqualmiewa.gov/DocumentCenter/View/3570
5/2023-2028-Capital-Improvement-Plan

Sidewalk Repair Program ✔️ ✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
N/A Ongoing

Preparation of 2024 bid 
documents

Pat Fry
Staff is working on preparing bid documents for the 
sidewalk repair contract to remedy sidewalk surface 

displacements in 2024.

https://www.snoqualmiewa.gov/DocumentCenter/View/3570
5/2023-2028-Capital-Improvement-Plan

Community Center Expansion Project ✔️ ✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Jun-23 Oct-25

Planning and Programming 
phase

Jeff Hamlin 

Planning, programming, and schematic design phases will 
allow the City to develop Guaranteed Max Price (GMP) by 
December 2023. Construction expected to begin in Spring 

2024.

https://www.snoqualmiewa.gov/639/Community-Center-
Expansion

Snoqualmie Parkway Pavement Overlay ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Jun-23 Oct-23 Construction Phase Hind Ahmed Grind and overlay activities began in August 2023. https://www.snoqualmiewa.gov/DocumentCenter/View/3570

5/2023-2028-Capital-Improvement-Plan

City Hall Stairway Repair Project ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
May-23 Oct-23 Construction Phase Pat Fry

City Hall Stairway Rehabilitation project is currently 
underway.  

https://www.snoqualmiewa.gov/DocumentCenter/View/3570
5/2023-2028-Capital-Improvement-Plan

Fire Station Improvements (Boiler Replacement Project) ✔️
Parks & Public 

Works
Parks & Public 

Works
Jul-23 Sep-23 Construction Phase Pat Fry Boiler Replacement Project

Capital Improvement Plan (CIP) ✔️ ✔️ ✔️ ✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Aug-23 Dec-23

CIP Updates with the Finance 
Department

Dylan Gamble
Staff will coordinate with the Finance Department to 

update the CIP to incorporate results of the upcoming 
comprehensive rate and fee study.

https://www.snoqualmiewa.gov/DocumentCenter/View/3570
5/2023-2028-Capital-Improvement-Plan

National Pollutant Discharge Elimination System (NPDES) 
Wastewater Discharge Permit Renewal

✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
N/A Aug-22 N/A Andrew Vining Completed

Water Reclamation Facility Phase 3 ✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Jun-23 Jun-25 Construction Phase Andrew Vining Construction began July 2023. https://www.snoqualmiewa.gov/DocumentCenter/View/3570

5/2023-2028-Capital-Improvement-Plan

Road Pavement Marking Program ✔️
Parks & Public 

Works
Parks & Public 

Works
Mar-23 Oct-23 Construction Phase Hind Ahmed King County crews began work in July 2023.

Wayfinding/Sign Program ✔️ ✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Aug-23 Ongoing

Replace and add new signs as 
needed

Nicole Wiebe
Staff has taken inventory of signs within City limits and is 

selecting signs in need of replacement and identifying new 
wayfinding opportunities and sign locations.

Aquifer Storage and Recovery ✔️
Parks & Public 

Works
Parks & Public 

Works
Ongoing Ongoing

Conduct Feasibility Study and 
Pilot Test program

Jeff Hamlin 
The feasibility study is funded by a grant from Dept of 

Ecology's Stream Restoration Program.
https://www.snoqualmiewa.gov/DocumentCenter/View/3570

5/2023-2028-Capital-Improvement-Plan

Inclusive Park/Playground Improvements ✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Jun-23 Dec-23 Construction Phase Dylan Gamble Construction is expected to begin in Sept 2023. https://www.snoqualmiewa.gov/CivicAlerts.aspx?AID=1380

Urban Forestry - Street Tree Replacements (Autumn + 
Storm)

✔️ ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
Jun-23 Dec-23 Construction Phase Phil Bennett

Construction phase began in August 2023. Expected 
completion in October 2023.

https://www.snoqualmiewa.gov/247/Stormwater-Urban-
Forestry-Division

Road Construction/Maintenance Outreach ✔️
Parks & Public 

Works
Administration 

(Communications)
Jun-23 Sep-23

News releases and social 
media outreach as needed

Danna McCall
Communications staff continues to inform the community 

about road conditions and closures.

WA State Dept of Health - Water System Sanitary Survey ✔️ ✔️
Parks & Public 

Works
Parks & Public 

Works
N/A Ongoing

Continue to maintain water 
system until the next sanitary 

survey in 5 years.
Matt Hedger

A sanitary survey is a periodic inspection of water system 
facilities, operations, and records used to identify 

conditions that may present a sanitary or public health risk. 
The City's sanitary survey covering the period 2017-2021 

was completed in 2022. All issues were addressed and the 
City has been approved to move to a 5-year period 

between sanitary surveys.

https://doh.wa.gov/community-and-environment/drinking-
water/regulation-and-compliance/sanitary-surveys

City of Snoqualmie
2023-2024 Council Priority Tracker

Parks & Public Works Committee

Council Priorities
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Department Start Date End Date Next Steps Contact Notes Hyperlinks (if available)

Evaluation of Fee for Transport Program ✔️ ✔️ ✔️ Public Safety
Fire & Emergency 

Management
Sep-23 Dec-23

Evaluate cost structure of Fee 
for Transport Program

Mike Bailey
The cost structure of the program will be analyzed to 

determine if there is a need to increase fees for emergency 
medical transportation services.

Alternative Fire Department Service Delivery Models ✔️ ✔️ Public Safety
Fire & Emergency 

Management
TBD TBD N/A Mike Bailey

Direction is needed from the City Council regarding next 
steps.

Police Department Programs and Community Outreach ✔️ Public Safety Police Jan-23 Ongoing
Hosted first post-Covid 

National Night Out event
Brian Lynch

The Police Department continues efforts to engage 
residents through community-oriented programs such as 

National Night Out, active shooter education, and 
opportunities to interact with the Police Chief, etc. 

Regional Involvement in Police Matters/Issues ✔️ Public Safety Police Jan-23 Ongoing
Attend regular CSPA Chiefs 

meetings/Echo Glen meetings
Brian Lynch

The Police Department continues to participate in policy 
development discussions for Echo Glen, as well as hold a 

presence on the Major Crimes Task Force and CSPA Chiefs 
monthly meetings.

Police Hiring Process Improvements ✔️ ✔️ Public Safety Police Jul-23 Ongoing
Appoint internal background 

investigators 
Brian Lynch

Human Resources and the Police Department are working 
on hiring improvements and practices Modelled after the 

Issaquah Police Department. Staff met with Issaquah Police 
for input in August and discussions are ongoing.

https://www.snoqualmiewa.gov/538/Job-Opportunities

Fire Department Accreditation - Commission on Fire 
Accreditation International (CFAI)

✔️ ✔️ Public Safety
Fire & Emergency 

Management
Jan-23 Mar-23

Document submittal expected 
by Sept 30, 2023

Mike Bailey

A site visit to the Snoqualmie Fire Station by CFAI is 
scheduled in December 2023. If the City is determined to 

meet the criteria of the accreditation program, a CFAI 
hearing will be scheduled in February 2024.

https://www.snoqualmiewa.gov/633/Accreditation-and-Plans

Emergency Operations Center (EOC) Support ✔️ Public Safety
Fire & Emergency 

Management
Sep-23 Ongoing

Schedule quarterly training 
with City staff for 2024

Mike Bailey

Quarterly EOC training with staff will commence once the 
Comprehensive Emergency management Plan (CEMP) is 
completed. Staff plans to develop a training schedule for 
2024 during Autumn 2023 and begin training in Winter 

2024.

Comprehensive Emergency Management Plan (CEMP) ✔️ Public Safety
Fire & Emergency 

Management
Jun-23 Dec-23

Finalize contract with Tetra 
Tec (completed) Scheduled 

completion in November 2023. 
Council approval request is 

expected in December 2023.

Mike Bailey

The CEMP establishes procedures to prepare for 
emergencies as well as the management structure 

employed in coordinating and managing responses to 
emergencies.

City of Snoqualmie
2023-2024 Council Priority Tracker

Public Safety Committee

Council Priorities
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 BUSINESS OF THE CITY COUNCIL 
CITY OF SNOQUALMIE 

AB23-118 
October 9, 2023 
Discussion 

 

 

 

 

AGENDA BILL INFORMATION  
 

TITLE: WIRE2023-0001: Wireless Communication Facilities Permit 
and Conditional Use Permit Discussion 

☒  Discussion Only  

☐  Action Needed: 

PROPOSED 
ACTION:  

Review and receive the Hearing Examiner’s report and 
recommendation for approval of a new wireless 
communication facility in the City of Snoqualmie.   

☐  Motion  

☐  Ordinance  

☐  Resolution 

 

REVIEW: Department Director 

Finance  

Legal 

City Administrator 

Emily Arteche 

n/a 

n/a 

Mike Chambless 

9/26/2023 

   

   

9/27/2023 

 

DEPARTMENT: Community Development 

STAFF: Emily Arteche, Community Development Director; Andrew Levins, Planning Consultant 

COMMITTEE: Community Development COMMITTEE DATE: October 2, 2023 

EXHIBITS:  
1. Hearing Examiner Findings and Recommendation of Approval 
2. Staff’s Report to the Hearing Examiner  
3. WCFP and CUP Application Plan Set 

 

AMOUNT OF EXPENDITURE $   n/a 

AMOUNT BUDGETED $   n/a 

APPROPRIATION REQUESTED $   n/a 

 

SUMMARY 
 

INTRODUCTION 

CoreOne Consultants, on behalf of Dish Wireless, applied for a wireless communications facilities 

permit and conditional use permit for a proposed wireless facility on property located at 7917 Center 

Boulevard in the City. As required by the Snoqualmie Municipal Code, the wireless facility is a 

stealth facility and is designed to appear as the third story of an existing nonresidential building. The 

application is a Category III decision with a Hearing Examiner recommendation and final decision on 

the application made by City Council.  
 
BACKGROUND 
CoreOne Consulting applied on May 8, 2023 for a site plan permit, WCFP and CUP for a proposed 

wireless communication facility (“WCF”) located at 7917 Boulevard in the City of Snoqualmie, on 

property subject to the Snoqualmie Ridge I mixed use final plan. The design of the stealth wireless 

communication facility includes nine antennas, up to eighteen remote radio units, and three surge 
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protection devices located behind stealth screening that is designed to look like the third story of the 

existing building. The proposed stealth structure will be clad with siding material and a cornice 

element that mimics the architectural features and colors of the existing building and screens the 

wireless equipment from view as seen from any angle on the ground and adjacent properties. An 

equipment support cabinet and access ladder will be placed on the main roof level, with most 

ancillary equipment proposed to be located within the existing void of the false second level of the 

building. An additional access ladder with anticlimbing security measures is proposed on the west 

side of the building. 
 
ANALYSIS 

WAC 197-11-800(25) states that the siting of wireless service facilities that is less than 60 feet in 

height and located in a commercial zone is categorically exempt from the requirements of the State 

Environmental Policy Act (“SEPA”). The current application does not propose a wireless service 

tower that is greater than or equal to 60 feet. The SMC has adopted WAC 197-11-800 by reference. 

Therefore, the current application is exempt from SEPA review.  

 

The application studied collocation alternatives and determined that a greater degree of wireless 

service would be provided from this location than others existing in Snoqualmie. Due to height and 

aesthetic restrictions, the proposal is not designed for additional collocation, but could be modified in 

the future if the Municipal Code were amended to allow increased height for stealth wireless facilities. 

The applicant submitted a radio frequency power density analysis, which found that the power density 

would not exceed FCC limits for the general population in areas that are accessible to the public.  

 

One public comment was received in favor of the application. City staff found that the design of the 

proposed facility is consistent with the requirements of the Snoqualmie Municipal Code in its report 

to the Hearing Examiner. Based on their analysis and findings, the Hearing Examiner has 

recommended approval of WCF.  

 
Next Steps 
As a Category III decision, the City Council makes the decision to approve, deny, or condition the 

application. 
 

PROPOSED ACTION 

 
None. Discussion only. 
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Snoqualmie Hearing Examiner 

Dish Wireless, No. WIRE2023-0001    page 1 of 8 

 BEFORE THE CITY OF SNOQUALMIE  

HEARING EXAMINER 

 

In the Matter of the Application of  ) 

  ) NO. WIRE2023-0001 

Dish Wireless   ) 

  ) 

For approval of a Conditional Use Permit and )  FINDINGS, CONCLUSIONS,  

Wireless Communication Facility Permit  )  AND RECOMMENDATION  

  ) 

 

SUMMARY OF RECOMMENDATION 

The request for a conditional use permit and wireless communication facility permit to install a 

stealth structure wireless communication facility at 7917 Center Boulevard, Snoqualmie, 

Washington should be APPROVED.   

 

SUMMARY OF RECORD 

Request: 

Dish Wireless requested a conditional use permit and wireless communication facility permit to 

install a stealth structure wireless communication facility on top of an existing commercial 

building at 7917 Center Boulevard, Snoqualmie, Washington.  The wireless communication 

facility would consist of nine panel antennas, up to 18 remote radio units, and three surge 

protection devices to be located behind a proposed architectural feature designed to look like a 

third story building addition.  An associated support cabinet, safety climbing ladder, and other 

ancillary equipment would be placed on the main roof level and would be concealed within the 

void of the false second level of the building.  An additional access ladder with anticlimbing 

security measures would be placed on the west side of the building.    

 

Hearing Date: 

The Snoqualmie Hearing Examiner conducted a virtual open record hearing on the request via 

Zoom on September 11, 2023.  In order to ensure public access to the virtual hearing process, the 

record was held open two business days (through September 13, 2023) to allow written public 

comment from members of the public who may have had difficulty joining the virtual hearings, 

with additional time arranged for responses by the parties.  No post-hearing public comment was 

submitted, and the record closed on September 13, 2023. 

 

The Examiner did not conduct an in-person site visit, but she viewed the subject property and 

environs on Google Maps. 

 

Testimony: 

At the open record hearing, the following individuals presented testimony under oath: 

Andrew Levins, Land Use Planning Consultant, City of Snoqualmie 

Jamo Stephenson, Site Acquisition Planning Manager, Core One Consulting (Applicant 

Representative) 
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Grant Marohnich 

Kindra Perkins 

 

Exhibits: 

The following exhibits were admitted into the record: 

 

1. Staff Report and Recommendation to the Hearing Examiner, dated September 1, 2023 

2. Pre-Application Form, dated May 8, 2023 

3. General Land Use Application Form, dated May 8, 2023 

4. Wireless Communication Facilities Permit Application Form, dated May 8, 2023 

5. Conditional Use Permit Checklist, dated May 8, 2023 

6. Justification of Documents not Necessary for CUP Review, dated May 8, 2023 

7. Project Narrative, dated May 8, 2023 

8. Photo Simulations, dated May 8, 2023 

9. Letter of Authorization, dated May 8, 2023 

10. Application Plan Set, dated May 8, 2023 

11. Structural Analysis, dated May 8, 2023 

12. NIER Report, dated May 8, 2023 

13. Proposed Service Area Coverage Study, dated May 8, 2023 

14. Title Report, dated May 8, 2023 

15. List of Addresses within 500 Feet of Property, dated May 8, 2023 

16. SEPA Checklist, dated May 8, 2023 

17. Notice of Completeness, dated May 30, 2023 

18. Notice of Application, Affidavit of Mailing, dated June 12, 2023 

19. Public Comment received on Notice of Application, dated June 22, 2023 

20. Revised Notice of Application, Affidavit of Posting, dated July 7, 2023 

21. Applicant Response to City Comments, dated August 17, 2023 

22. Revised Plan Set with Engineer’s Stamp, dated August 17, 2023 

23. Applicant Engineer’s Credentials, dated August 17, 2023 

24. Notice of Public Hearing, dated September 1, 2023 

 

 

After considering the testimony and exhibits admitted into the record, the Hearing Examiner 

enters the following findings and conclusions: 
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FINDINGS 

1. Dish Wireless (Applicant) requested a conditional use permit (CUP) and wireless 

communication facility permit1 to install a stealth structure wireless communication 

facility (WCF) on top of an existing commercial building at 7917 Center Boulevard, 

Snoqualmie, Washington.2  The WCF would consist of nine panel antennas, up to 18 

remote radio units, and three surge protection devices to be located behind a proposed 

architectural feature designed to look like a third story building addition.  An associated 

support cabinet, safety climbing ladder, and other ancillary equipment would be placed 

on the main roof level and would be concealed within the void of the false second level 

of the building.  An additional access ladder with anticlimbing security measures would 

be placed on the west side of the building.  Exhibits 1, 3, 4, 7, and 22. 

 

2. The application was determined to be complete on May 30, 2023.  Exhibit 17. 

 

3. The subject property is located within the Snoqualmie Ridge 1 (SR 1) master planned 

community, and the governing SR 1 Mixed Use Final Plan (MUFP) designates the 

subject property as Neighborhood Center Retail.  The MUFP and associated development 

standards do not contain standards applicable to wireless communications facilities. 

Consequently, in the absence of conflicting master plan standards, the City’s adopted 

Wireless Communication Facilities ordinance (Snoqualmie Municipal Code (SMC) 

Chapter 17.77), Mixed Use (MU) zoning standards (SMC 17.30), and other applicable 

ordinances apply to the proposal.  Exhibit 1. 

 

4. The City of Snoqualmie Comprehensive Plan contains objectives and policies that are 

relevant to the proposal, including Policy 7.6.6, requiring communication utilities to 

minimize visual impacts on adjacent properties and provide an appearance as compatible 

as possible with uses allowed in the zone, and Objective 9.3, to ensure adequate and 

reliable utility facilities and services to meet the demands of existing customers and 

future development.  Exhibit 1; Snoqualmie 2032 – City of Snoqualmie Comprehensive 

Plan (December 8, 2014).  

 

5. Pursuant to SMC 17.77 Table 1, “macrocell” wireless communication facilities mounted 

on an existing nonresidential building are allowed in districts designated for 

neighborhood business in a mixed-use final plan with CUP and WCF permit approval, 

provided that it is a “stealth” facility.3  Exhibit 1; SMC 17.77.030.B; SMC 17.77, Table 1. 

 
1 The Applicant also requested a site plan permit in conjunction with the proposal, but the site plan will be 

administratively approved after approval of the CUP and WCF permit.  Exhibit 3; Andrew Levins Testimony.  

2 The legal description of the property is Lot 2 of City of Snoqualmie Binding Site Improvement Plan and Certificate 

of Segregation No. BSIP 00-02, filed in Volume 197 of Plats, Pages 46-48, King County Washington, recording no. 

20010102000217.  The subject property is also known as Tax Parcel Number 785196-0020.  Exhibit 3. 

3 SMC 17.77.020.S defines a “macrocell facility” as follows: “Macrocell facility” means a large wireless 

communication facility that provides radio frequency coverage served by a high power cellular base station. 

Generally, macrocell antennas are mounted on ground-based towers, rooftops and other existing structures, at a 

height that provides a clear view over the surrounding buildings and terrain.  Macrocell facilities typically cover 

large geographic areas with relatively high capacity and are capable of hosting multiple wireless service providers. 
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SMC 17.77.020 defines a “stealth structure” as a WCF “that is integrated as an 

architectural feature of a structure so that the purpose of the facility … is not readily 

apparent as seen from any street or adjacent property, improved or unimproved.”  SMC 

17.77.020.BB.  In this case, the proposed WCF would be screened behind a third-floor 

building façade.  The screening structure would be clad with siding materials and a 

cornice element that would mimic the architectural features and colors of the existing 

building and would screen the equipment from view from all angles.  Exhibits 1 and 22.  

 

6. The stealth structure would be approximately 225 square feet in area and 11 feet tall.  The 

total building height with the addition of the stealth structure would be 45 feet, four 

inches.  This height would be consistent with the four-story height limit of the MU zone. 

SMC 17.30.070.D; Exhibit 22; Testimony of Jamo Stephenson and Andrew Levins. 

 

7. Consistent with the application requirements of SMC 17.77.030.C, the Applicant 

identified the geographic service area for the proposed facility, with mapping 

demonstrating that the proposed facility is needed to address a gap in service coverage, 

and that alternative designs and sites were considered but found not to satisfy the 

Applicant’s coverage goals.  The maps depict that centering the antennas at a lower 

elevation of 28 feet (i.e., flush-mounting them to the false second story of the building) 

would not fill the service coverage gap, nor would installing the antennas at the 40-foot 

level of existing BPA towers on the golf course service road off Snoqualmie Parkway. 

Exhibits 7 and 13. 

 

8. Consistent with the application requirements of SMC 17.77.030.C, the Applicant 

submitted photo-simulations depicting the visual impact of the proposed facility.  With 

the stealth structure proposed, which would be designed to look like a third-floor addition 

to the existing building, the wireless communications facility equipment would be 

invisible from all directions.  Exhibit 8. 

 

9. It would not be feasible for other carriers to collocate onto the proposed WCF due to 

applicable height restrictions.  SMC 17.77.050.C.1.c.iv limits the height of a roof-

mounted antenna to 15 feet above the roof proper of the existing building, as measured 

from the attachment point to the top of the directional panel antenna.  The proposed WCF 

would meet this limitation.  However, because approximately five feet of vertical 

separation is required between carriers, it would not be possible to mount additional 

antennas on the proposed structure without exceeding the limitation.  Exhibits 1, 7, and 

21; Jamo Stephenson Testimony. 

 

10. Although SMC 17.77.030.C.9 lists a landscape plan as an application requirement for a 

WCF, no landscape plan was submitted - and none is required - because the WCF would 

be placed on top of an existing building and screened architecturally, with no changes to 

the surrounding site.  No existing landscaping would be removed as a result of the 

proposal.  Exhibits 1, 6, 8, and 22. 
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11. The Applicant submitted a structural analysis indicating that the antenna and support 

structure would meet applicable design requirements and that the existing and proposed 

structures can support the proposed loading.  Exhibit 11. 

 

12. The Applicant submitted a radio frequency (RF) power density analysis, which found that 

the power density would exceed Federal Communications Commission (FCC) limits for 

general population and occupational environments on the upper roof level (i.e., in front of 

proposed antennas) and would exceed FCC limits for general population environments on 

the main roof level.  However, these areas would not be accessible to the public and the 

only mitigation needed to meet FCC requirements would be to install applicable notice 

and/or caution signage at the access ladder to the main roof and at the upper roof level to 

warn WCF maintenance personnel or other agents of the property owner or tenants who 

would need to occasionally visit these limited-access areas.  The power density at the 

ground level would not exceed FCC limits.  Exhibit 12; Jamo Stephenson Testimony.  

 

13. Second story businesses in the vicinity are not expected to be adversely affected by RF 

emissions because the high power density would affect a radius of approximately 10 feet 

from the antennas, which would not overlap another building.  Exhibit 12; Jamo 

Stephenson Testimony.  

 

14. No portion of the antenna array, or any other feature of the WCF, would extend beyond 

the property lines.  Exhibits 1 and 22. 

 

15. The subject property contains 50 parking stalls, none of which would be removed for 

construction of the WCF.  Exhibits 1 and 22. 

 

16. Once construction is complete, the WCF would not generate traffic other than periodic 

maintenance visits, which the Applicant representative estimated to be less frequent than 

once monthly.  Jamo Stephenson Testimony.  

 

17. No lighting or other marking of the WCF is proposed.  No commercial signage is 

proposed.  Exhibit 1. 

 

18. Because all equipment would be within the building, and no back-up generator is 

proposed, no noise would be perceptible at the surrounding property lines.  Exhibit 1; 

Jamo Stephenson Testimony. 

 

19. City Planning Staff closely analyzed the application for compliance with the applicable 

provisions of SMC Chapter 17.77.  Staff’s findings on project consistency (see Exhibit 1, 

pages 4 - 9) are incorporated herein except as otherwise described above.  Exhibit 1. 

 

20. The proposal is exempt from review under the State Environmental Policy Act (SEPA) 

pursuant to Washington Administrative Code (WAC) 197-11-800(25) (exempting 

wireless service facilities of less than 60 feet in height in a commercial zone).  Exhibit 1. 
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21. Notice of the application was mailed to property owners within 500 feet of the site, 

published in the Seattle Times on June 12, 2023, and posted on-site on July 5, 2023.  Due 

to the delay in site posting, the original comment period was extended from June 27, 

2023 to July 14, 2023.  Exhibits 18 and 20; Andrew Levins Testimony.  

 

22. Notice of the public hearing was mailed to property owners within 500 feet of the site, 

published in The Seattle Times, and posted on site on September 1, 2023.  Exhibits 1 and 

24. 

 

23. Public comment on the application included comments in support due to the poor cellular 

coverage in the vicinity and the proposed camouflaging of the facility, as well as 

questions relating to the potential for future collocation of other carriers and RF impacts.  

Exhibit 19; Testimony of Grant Marohnich and Kindra Perkins. 

 

24. Having considered all public comment and heard all testimony, City Planning Staff 

maintained their recommendation for approval of the proposal.  Andrew Levins 

Testimony. 

 

 

CONCLUSIONS 

Jurisdiction: 

The Hearing Examiner is authorized to conduct open record hearings and issue recommendations 

to City Council on wireless communication facility conditional use permits pursuant to SMC 

14.30.020.B.  

 

Criteria for Review: 

Conditional Use Permit 

Pursuant to SMC 17.55.030.B, the hearing examiner may grant a conditional use permit if all of 

the following criteria are met: 

 

1. The proposed use will not be materially detrimental to the public welfare or injurious 

to the property or improvements in the vicinity and in the district in which the subject 

property is situated; 

2. The proposed use shall meet or exceed applicable performance standards;    

3. The proposed development shall be compatible generally with the surrounding land 

uses in terms of traffic and pedestrian circulation, building, and site design; 

4. The proposed use shall be in keeping with the goals and policies of the comprehensive 

plan; and 

5. All measures should be taken to minimize the possible adverse impacts which the 

proposed use may have on the area in which it is located. 
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Wireless Communication Facility Permit   

Approval of a wireless communication facility permit requires consistency with the location 

criteria and development standards of SMC 17.77.4  These standards are summarized on 

pages 4 through 9 of the City Staff Report (Exhibit 1).  

 

Conclusions Based on Findings: 

Conditional Use Permit 

1. The proposed use would not be materially detrimental to the public welfare or 

injurious to the property or improvements in the vicinity.  The use would not generate 

significant traffic, parking demand, or noise.  The use would not be visible behind the 

proposed third-floor building façade.  The level of RF emissions anticipated to be 

generated would be within federal limits in all publicly accessible areas.  Findings 1, 

5, 8, 12, 13, 15, 16, and 18. 

 

2. The proposal complies with applicable performance standards, including those set 

forth in SMC 17.55.080 and those specific to WCFs set forth in SMC Chapter 17.77. 

No exterior lighting is proposed, and any equipment noise would be contained within 

the building.  RF emissions would satisfy FCC standards in public areas.  Findings 

11, 12, 13, 17, 18, and 19. 

 

3. The proposal would be compatible with surrounding land uses.  The stealth structure 

would mimic the architectural style of the existing building and comply with the 

height limitation of the underlying zone.  The use would not affect existing traffic or 

pedestrian circulation patterns and, aside from the additional stealth structure on top 

of the existing building, would not alter the existing site design.  Findings 1, 5, 6, 8, 

10, 15, and 16.  

 

4. The proposal is consistent with the Comprehensive Plan, in that it meets a 

demonstrated communications need and minimizes visual impacts.  Findings 1, 4, 5, 

7, 8, and 23. 

 

5. Potential adverse impacts have been minimized with the proposal as submitted.  No 

additional conditions of approval are needed.    

 

Wireless Communication Facility Permit 

6. The proposal is consistent with the standards of SMC Chapter 17.77.  The Applicant 

provided the plans and studies required for evaluation of the proposal.  The stealth 

WCF is proposed to be integrated into the underlying building as an architectural 

feature, consistent with the ordinance.  The antennas would not extend more than 15 

feet above the roof of the building and would not extend over surrounding property 

lines.  The supporting equipment would be located within the building without 

impacting existing parking spaces or landscaping.  No commercial signs or lighting 

are proposed.  Noise would be contained within the building.  The Applicant has 

 
4 No other criteria are identified in the chapter.  
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demonstrated that collocation of other antennas is not feasible.  Findings 1, 5, 6, 7, 8, 

9, 10, 11, 12, 14, 15, 16, 17, 18, and 19. 

 

 

RECOMMENDATION 

Based on the preceding findings and conclusions, the request for a conditional use permit, 

wireless communication facility permit, and site plan permit to install a stealth structure wireless 

communication facility at 7917 Center Boulevard, Snoqualmie, Washington should be 

APPROVED.  

 

 

RECOMMENDED September 22, 2023. 

     

      By: 

      

 

      ___________________________________ 

      Sharon A. Rice 

      City of Snoqualmie Hearing Examiner 
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A. SUMMARY OF PROPOSED ACTION: 

 
 This report summarizes Staff’s review and recommendation of the application for a conditional 

use permit (“CUP”) and wireless communication facility permit (“WCFP”) and site plan permit. The 
application proposes nine antennas to be located within a new stealth structure designed to 

architecturally screen antenna equipment atop an existing nonresidential building located at 7917 Center 

Boulevard in the City of Snoqualmie, Washington, with ancillary equipment supporting the operation of 
the antennas located in the existing void of a false second story over the existing commercial space and 

on the roof of the building. Pursuant to SMC 14.30.020.B, the application is a Category III decision and 
requires a predecision open record hearing and decision by City Council. 

 

 
B. GENERAL INFORMATION: 

 
Property Owner: Snoqualmie Ridge Center, LLC 

Applicant: Dish Wireless  
 Agent:      Jamo Stephenson, CoreOne Consulting 

 Location:     Section 26, Township 24N, Range 07W 

 Comprehensive Plan Designation:  Mixed Use 
 Zoning:      Mixed Use  

 MUFP Land Use Designation:    Neighborhood Center Retail   
 Existing Use:     Commercial and Retail Uses 

 Proposed Use:     Wireless Communication Facility  

 
C. BACKGROUND AND PROPOSAL 

 
The City Council of Snoqualmie approved the Snoqualmie Ridge I Master Plan (“SRI”) Mixed Use 

Final Plan (“MUFP”) on September 15, 1995. 7917 Center Boulevard is located within SRI on lands the 
MUFP designates as “neighborhood center retail” and implements development standards and design 

guidelines for uses in this area. The SRI MUFP and development standards do not provide conditions or 

development standards for wireless communications facilities.  
 

The City Council of Snoqualmie adopted Ordinance 817 adding Chapter 17.77, Wireless 
Communication Facilities to the Snoqualmie Municipal Code (“SMC”) on April 27, 1998. Chapter 17.77 

 
 

21

Item 3.



 

  
 

Staff Report to the Hearing Examiner 09/01/2023 
WIRE2023-0001 Page 2 of 10 

 

addresses the siting and construction of wireless communication facilities in the city, consistent with 
applicable federal and state law. A primary goal of SMC Chapter 17.77 is the preservation of the existing 

visual and aesthetic character of the city and its natural viewsheds. SMC Section 17.77.040 Table 1, 
requires macrocell facilities to obtain both a WCFP and a CUP in areas designated for neighborhood 

business by an approved mixed use final plan, and to utilize stealth screening to reduce the visual 

impacts of the facility on its surroundings.  
 

Section 1.042 of the SRI development standards states that the SRI development standards 
control where there is conflict with the SMC, and that the SMC controls where the development standards 

are silent. The SRI MUFP and development standards do not regulate or impose conditions specific to 
wireless communications facilities within the master plan area; therefore, the current application is 

regulated by SMC Chapter 17.77, any applicable MU zone standards found in SMC Chapter 17.30, and 

any other applicable Chapters of the SMC.  
 

CoreOne Consulting applied on May 8, 2023 for a site plan permit, WCFP and CUP for a proposed 
wireless communication facility (“WCF”) located at 7917 Boulevard in the City of Snoqualmie, Washington 

(Exhibit 2 through Exhibit 16). The City deemed the application complete on May 28, 2023 (Exhibit 17). 

Notice of application (Exhibit 18) was initially mailed to property owners within 500 feet and published in 
the Seattle Times on June 12, 2023, with the original comment period ending on June 26, 2023 

consistent with SMC 14.30.060. Due to delays in the on-site notice posting of the notice of application, 
the comment period was extended to July 12, 2023 after the applicant provided proof of posting (Exhibit 

20). One public comment was received from a property owner within the mailing radius in favor of the 
project during the comment period (Exhibit 19). The applicant provided revised submittal materials 

(Exhibit 21 through Exhibit 23) on August 17, 2023 based on comments made by the City. A notice of 

public hearing with the revised predecision open record hearing date was posted on the project site, 
mailed to property owners within 500 feet of the subject site, and published in the Seattle Times on 

September 1, 2023 (Exhibit 24). 
 

The design of the stealth wireless communication facility includes nine antennas, up to eighteen 

remote radio units, and three surge protection devices located behind stealth screening that is designed 
to look like the third story of the existing building. The proposed stealth structure will be clad with siding 

material and a cornice element that mimics the architectural features and colors of the existing building 
and screens the wireless equipment from view as seen from any angle on the ground and adjacent 

properties. An equipment support cabinet and access ladder will be placed on the main roof level, with 

the majority of ancillary equipment proposed to be located within the existing void of the false second 
level of the building. An additional access ladder with anticlimbing security measures is proposed on the 

west side of the building.  
 

A multi-family apartment development is located west of the site, commercial and retail 
development is located north and east of the site, and business park development is located south of the 

site across Snoqualmie Parkway. The project area is at the corner of the intersection of Center Boulevard 

Southeast and Snoqualmie Parkway and is visible to those driving and walking by the site. 
 

D. SEPA COMPLIANCE: 
 

The application proposes the construction of a wireless service facility with stealth screening atop 

an existing structure. WAC 197-11-800(25) states that the siting of wireless service facilities that is less 
than 60 feet in height and located in a commercial zone is categorically exempt from the requirements of 

the State Environmental Policy Act (“SEPA”). The current application does propose a wireless service 
tower that is greater than or equal to 60 feet. The SMC has adopted WAC 197-11-800 by reference. 

Therefore, the current application is exempt from SEPA review. 
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E. APPLICABLE CITY ORDINANCES, PLANS, POLICIES AND AGREEMENTS: 
 

1. The Snoqualmie Municipal Code 
2. The Snoqualmie Vicinity Comprehensive Plan 1994 with 2017 Amendments 

3. The Snoqualmie Ridge I Mixed Use Final Plan 

 
F. PROPOSED FINDINGS: 

1. The applicant submitted an application for a CUP and WCFP on May 8, 2023. 

2. The application was deemed complete on May 28, 2023. 

3. Notice of Application was posted in the Seattle Times and mailed to property owners within 
500 feet of the property on June 12, 2023, and as a result a single comment was received in 

favor of the project on June 22, 2023. 

4. Notice of Application was posted on-site on July 12, 2023. 

5. The application lies within the Mixed Use “MU” zone and is located within the Snoqualmie 

Ridge I Master Plan area on lands designated for Neighborhood Center Retail by the MUFP. 
SMC Section 17.77.040, Table 1 requires that applications for macrocell facilities mounted on 

non-residential buildings on lands designated for neighborhood businesses by an approved 

MUFP in an MU zone obtain a CUP and a WCFP.  

Staff response: A conditional use permit is required. 

6. The CUP application seeks authorization only for the establishment of a WCFP.  

Staff response: The WCFP, and all other site development and construction elements, are 

subject to the applicable sections of the SMC and will be addressed through the applicable 

permit processes.  

Conditional Use Permit Requirements 

7. SMC Chapter 17.55.030.B establishes the criteria by which the Hearing Examiner evaluates 
conditional use permits within the City. Staff recommends the following findings in evaluating 

the consistency with these criteria: 

a. The proposed use will not be materially detrimental to the public welfare or injurious to 

the property or improvements in the vicinity. 

Staff response: The proposed facility will not create detrimental impacts to the public 
realm, and the application has provided documentation sufficient to demonstrate that the 

proposed activity will operate at levels of noise and radio wave frequency that are not 
injurious to members of the public or surrounding property. Areas where levels of radio 

wave frequency could prove injurious are not accessible to the public and are 

demarcated as required by federal and state authorities.  

b. The proposed use shall meet or exceed the same standards for parking, landscaping, 

yards, and other development regulations that are required in the district it will occupy. 

Staff response: The applicant has provided information sufficient to demonstrate that the 

proposed use will meet or exceed applicable performance standards as described in the 

findings of this report. 

c. The proposed development shall be compatible generally with the surrounding land uses. 
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Staff response: The applicant has provided designs and architectural simulations 
sufficient to demonstrate that the proposed development is compatible generally with the 

surrounding land uses in terms of traffic and pedestrian circulation, building, and site 
design, and is consistent with the requirements for a stealth WCF found in Chapter 17.77 

of the SMC. 

d. The proposed use shall be in keeping with the goals, objectives, and policies of the 
comprehensive plan. 

Staff response: The proposed WCF is consistent with the intent of the City of Snoqualmie 
Comprehensive Plan policy 7.6.6 requiring the use of screening and setbacks for 

communication utility infrastructure to minimize visual impacts and increase compatibility 
with adjacent uses. The proposal is also consistent with objective 9.3 of the Plan, 

providing for adequate and reliable utility facilities that meet the demands of existing 

customers and future public and private development.  

e. All measures shall be taken to minimize the possible adverse impacts which the proposed 

use may have on the area in which it is located. 

Staff response: To the extent feasible, the applicant has demonstrated that all measures 

have been taken to minimize adverse impacts the proposed use may have on the 

surrounding area. These measures include studying collocation opportunities and current 
wireless service levels within the proposed service area, and the minimizing of visual 

impacts using techniques such as the placement of ancillary equipment into the void of 
an existing structure and the construction of a stealth structure that matches the 

architecture of an existing building. 

Wireless Communication Facility Design and Development Standards Consistency 

8. SMC Section 17.77.040 establishes the siting location hierarchy for wireless communication 

facilities within the City. The location proposed by the current application is within an area 
designated for neighborhood center retail uses in an approved mixed use final plan and is 

numbered tenth on the siting hierarchy described by SMC 17.77.040.C. 

Staff response: As a result of the application’s position on the siting hierarchy, SMC 

17.77.040.A requires the information in SMC 17.77.030 be provided as part of the 

application. Except for a landscape plan for the property, the materials in SMC 17.77.030 
have been provided. Staff concurs with the applicant that no landscape plan is required to 

evaluate the proposal as all work occurs atop and within an existing building. Staff believes 

information provided pursuant to SMC 17.77.030 is sufficient to evaluate the full proposal. 

9. SMC Section 17.77.040, Table 1 requires applications for macrocell facilities located on lands 

designated for neighborhood business uses by an approved MUFP obtain a WCFP and a CUP, 

and that stealth facilities are required.  

10. SMC 17.77.020.BB defines stealth structures as wireless communication facilities, including, 
but not limited to, microcells, antennas, equipment cabinets, and any other ancillary 

equipment that is integrated as an architectural feature of a structure so that the purpose of 
the facility for providing wireless services is not readily apparent as seen from any street or 

any adjacent property, improved or unimproved. The addition of landscaping, walls, fences, 

or grading as camouflaging or screening techniques does not make an otherwise visible 

facility a stealth facility. 

Staff response: The design of the WCF is consistent with the definition of stealth structures 
found in SMC 17.77.020.B. The WCF is an integrated addition to the third story of the 
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existing commercial structure and will be an extension of the building architecture, appearing 

a false third story. 

11. 17.77.050.A.1 establishes that monopole facilities shall be designed to accommodate at least 

three telecommunications providers. 

Staff response: No monopole facilities are proposed; therefore, this standard does not apply. 

12. 17.77.050.A.2 establishes that stealth structures shall be designed to accommodate the 
collocation of other antennas whenever economically and technically feasible or aesthetically 

appropriate, as determined by the hearing examiner or director, as appropriate. 

Staff Response: In their letter responding to Staff comments (Exhibit 21), the applicant 

indicated that designing the stealth screening to accommodate collocation is infeasible due to 
height restrictions. SMC Section 17.77.050.C.1.c.iv limits the height of roof-mounted 

antennas to fifteen feet above the roof proper of the existing buildings. Because the 

antennas themselves are approximately six feet tall and require clearance from the top of the 
existing building, Staff concurs collocation is not feasible within proposed stealth screening at 

the current location.  

13. 17.77.050.A.3. establishes that upon request of the applicant, the director or hearing 

examiner as applicable may waive the requirement that new support structures 

accommodate the collocation of other service providers if it finds that collocation at the site is 
not essential to the public interest, or that the construction of a shorter support structure 

with fewer antennas will promote community compatibility. 

Staff response: The proposal is to construct a wireless communication facility atop an existing 

nonresidential structure. No new support structures as defined by SMC Chapter 17.77 are 

proposed; therefore, this standard does not apply. 

14. 17.77.050B.1 establishes that support structures shall be designed and placed on the site in a 

manner that takes maximum advantage of existing trees, mature vegetation, and existing 

structures so as to: 

a. 17.77.050.B.1.a Use existing site features to screen as much of the total wireless 
communication facility as possible from prevalent views; 

Staff response: The proposal has a limited ability to make use of existing site features to 

screen the wireless communication facility from prevalent views. There is little mature 
vegetation in the area and the stealth structure will be visible from the surrounding area 

because it will be constructed atop an existing building at a prominent street corner. The 
stealth screening techniques will minimize these visual impacts. The application is 

consistent with the intent of this provision.   

b. 17.77.050.B.1.b Use existing site features as a background so that the total wireless 
communication facility blends into the background with increased sight distances. 

Staff response: At increased site distances the wireless communication facility will appear 
a cohesive architectural feature of the existing building. There are no existing site 

features that are capable of otherwise reducing visual impacts. Stealth screening 
techniques are proposed to reduce visual impacts. The application is consistent with the 

intent of this provision.   

15. 17.77.050.B.2 allows the community development director or hearing examiner to condition 

approval of a WCFP or CUP to reduce its impacts.  
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Staff response: The SMC provides regulations that address potential visual impacts, such as 
the requirement for stealth screening, among others. The hearing examiner may recommend 

additional conditions as deemed necessary. 

16. 17.77.050.B.3: No portion of any antenna array shall extend beyond the property lines. 

Staff response: The proposal does not include any features that will extend beyond the 

property lines, and is consistent with this requirement.  

17. 17.77.050.B.4: No net loss in required parking spaces or required on-site landscaping shall 

occur as a result of the installation of any wireless facility or associated equipment. 

Staff response: The application does not propose to modify or remove any parking or site 

landscaping and is consistent with this requirement. 

18. 17.77.050.C.1.a requires the number of antennas shall be the minimum required for 

receiving and transmitting signals to provide the needed capacity, frequency and/or coverage 

pattern as confirmed by the information required by SMC 17.77.030.C. 

Staff response: The project narrative supplied by the applicant (Exhibit 7) indicates various 

alternatives were studied contemplating the provisions of the SMC that require wireless 
communication facilities to implement the smallest footprint possible while servicing the 

proposed coverage area. The application is consistent with this provision.   

19. 17.77.050C.1.b requires flush mount antennas to occur within 12 inches of the building face.  

Staff response: No flush mounted antennas are proposed; therefore, this standard does not 

apply. 

20. 17.77.050.C.1.c establishes that roof-mounted antennas shall be set back as far from the 

building edge as possible or otherwise screened to minimize visibility from the public right-of-
way and adjacent properties, and shall conform to the following height restrictions related to 

the existing building: 

a. 17.77.050.C.1.c.i Fifteen feet (per ATT comment/change) measured to the top of a 
tubular antenna above the roof proper at the point of attachment; 

Staff response: No tubular antennas are proposed; therefore, this comment does not apply. 

b. 17.77.050.C.1.c.i Fifteen feet measured to the tip of a whip antenna above the roof 

proper of the existing building at the point of attachment; 

Staff response: No whip antennas are proposed; therefore, this standard does not apply. 

c. 17.77.050.C.1.c.iii Five feet measured to the top of a parabolic dish above the roof 

proper of the existing building at the point of attachment;  

Staff response: No parabolic dishes are proposed; therefore, this standard does not apply. 

d. 17.77.050.C.1.c.iv Fifteen feet above the roof proper of the existing building at the point 

of attachment measured to the top of a directional panel antenna. 

Staff response: The maximum height of the directional panel antennas above the roof proper 

of the existing building is 42’-4”; therefore, the proposal is consistent with this requirement.  

21. Neither SMC Chapter 17.30 nor the SRI development standards establish height restrictions 

for stealth screening structures in the MU neighborhood center retail zone.  

Staff response: SMC 17.77.050.C.1.c.iv establishes the relative height limit for these 

structures for the purposes of this application. 
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22. 17.77.050.C.1.d establishes that antennas shall be camouflaged to the extent feasible and 

located to minimize views from residential structures and rights-of-way. 

Staff response: The proposal includes stealth screening that will camouflage the wireless 
communication facility from the view of adjacent residential structures and rights-of-way. The 

application is consistent with this provision. This screening is depicted in photo simulations 

provided by the applicant in Exhibit 8. 

23. 17.77.050C.1.e Antennas shall be screened from residential views and public rights-of-way in 

a manner that is architecturally compatible with the building on which it is located. 

Staff response: The stealth screening proposed for the wireless communication facility will 

utilize stucco cladding and cornice details that match the color and architectural detailing of 

the existing building. The application is consistent with this provision.   

24. 17.77.050.C.2 establishes requirements for antennas for wireless communication facilities to 

be mounted on existing structures other than buildings or street poles. 

Staff response: The proposal is a wireless communication facility mounted atop an existing 

building; therefore, this provision does not apply to the application.   

25. 17.77.050.C.3 regulates antennas mounted to street or utility poles.  

Staff response: The proposal does not include features regulated by this provision; therefore, 

this provision does not apply to the application.  

26. 17.77.050.D.1 establishes that equipment enclosures and other accessory equipment for 

building-mounted wireless communication facilities shall be located within the building upon 

which the antenna is located. 

Staff response: The equipment enclosure for the wireless communication facility occurs 
within the void of the false second story, located above the existing commercial space. The 

application is consistent with this provision.   

27. 17.77.050.D.2 establishes that equipment enclosures and other accessory equipment 
associated with antenna located upon an existing structure which is not a building or upon a 

new freestanding support structure shall be located underground or within an adjacent 

building designed to be compatible with surrounding buildings. 

Staff response: The application is for an antenna upon a building; therefore, this provision 

does not apply.  

28. 17.77.050.D.3 allows the hearing examiner to authorize aboveground equipment enclosures 

if specific criteria are met. 

Staff response: No aboveground equipment enclosures are proposed outside of the existing 

structure; therefore, this provision does not apply.  

29. 17.77.050.D.4 regulates macrocell equipment enclosures, including buildings, cabinets, and 

shelters.  

Staff response: The proposal does not include any new equipment enclosures in the form of 
a building, large cabinet, or shelter. All equipment associated with the wireless 

communication facility is proposed to occur within the existing building, with some smaller 

equipment located upon the roof. The application is consistent with this provision.   

30. 17.77.050.D.5 regulates accessory equipment buildings, cabinets, and shelters related to 

wireless communications facilities.  
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Staff response: No accessory equipment buildings, cabinets, or shelters are proposed as part 

of the application; therefore, this provision does not apply. 

31. 17.77.050.E.1 establishes that colors and materials for WCFs shall be nonreflective and 
chosen to minimize visibility. Unless otherwise required by law, facility surfaces, including 

support equipment and buildings, shall be painted or textured using colors to match or blend 

with the primary background to achieve a facility that is compatible with the existing 
buildings, neighborhood character, and/or that blends with the surrounding setting. The final 

colors and color scheme shall be approved by the director or hearing examiner, as applicable. 

Staff response: The stealth screening structure will be painted and textured using colors that 

match with the existing building, extending the architectural details from below up to the 

wireless communication facility. The application is consistent with this provision.   

32. 17.77.050.E.2 establishes that all camouflaged facilities shall be designed to visually and 

operationally blend into the surrounding area in a manner consistent with existing 
development on adjacent properties. The camouflaged facility shall be designed to closely 

resemble in size and appearance an object or feature that would be commonly found in the 
area, including, but not limited to, a flagpole or a native conifer tree. Except for the latter, 

antennas for such facilities shall be concealed by the support structure. The camouflaged 

facility shall also be appropriate for the specific site, and should not stand out from its 
surrounding environment. The design details of any camouflaged “monopine” facility, 

including the colors, bark, and tree branch spacing, shall be subject to review and approval 

by the director or hearing examiner, as applicable, as part of the WCF or WCUP decision. 

Staff response: The proposed wireless communication facility will be a “stealth” facility, and 
is not a new, standalone camouflage facility such as a flagpole or imitation conifer tree. 

Therefore, this provision should not apply.  

33. 17.77.050.E.3 establishes that stealth structures shall be designed as an integrated 
architectural feature of another structure, such as a clock, steeple or bell tower, so that the 

purpose of the facility for providing wireless services is not readily apparent as seen from any 

street or any adjacent property. 

Staff response: the stealth structure proposes to extend the architectural features and 

detailing of the existing building to create a uniform appearance between the building and 
the proposed wireless communication facility. The facility will appear as a third story of 

building volume on the corner of the structure and will be visible as seen from the street 
intersection below and adjacent properties. No additional detailing, such as a clock tower or 

steeple, is proposed. 

34. 17.77.050.E.4 establishes that wireless communications facilities or support structures shall 
not be lighted or marked unless required by the Federal Communications Commission (FCC) 

or the Federal Aviation Administration (FAA). 

Staff response: No lights or markings are proposed. The application is consistent with this 

provision.   

35. 17.77.050.E.5 regulates signage upon a wireless communication facility.  

Staff response: No signage of any kind is proposed as part of the application; therefore, this 

provision does not apply. 

36. 17.77.050.E.6 establishes that all existing and required landscaping shall be maintained in a 

healthy condition by the service provider for the life of the facility. 
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Staff response: The application does not propose to modify the landscaping or landscaping 

maintenance plans of the existing buildings, and is consistent with this provision. 

37. 17.77.050.E.7 establishes that WCF equipment enclosures, buildings, and/or fences or walls 
shall be designed and constructed to be consistent with the design standards or guidelines 

for the applicable zoning district, or with the design standards or guidelines adopted pursuant 

to an approved mixed use final plan, planned residential plan, planned commercial/industrial 

plan or similar master development plan. 

Staff response: The application is subject to the conditions of the SRI MUFP and the design 
guidelines and development standards established by those documents. Wireless 

communication facilities are not regulated by any document pertaining to SRI, and SRI 
Section 1.054 indicates that where the SRI development standards are silent the SMC shall 

govern. Therefore, consistency with this provision is determined based on overall consistency 

with the design requirements established by SMC Chapter 17.77. Staff will make a 
recommendation to the hearing examiner based on its review, and the hearing examiner will 

ultimately determine consistency with the design standards of SMC 17.77. 

38. 17.77.050.F establishes regulations for monopole wireless communication facilities. 

Staff response: The proposal does not include any monopole facilities; therefore, this section 

should not apply. 

39. 17.77.050.G.1 establishes regulations for monopole structures located adjacent to any 

property designated for residential uses on the official zoning map. 

Staff response: The proposal does not include any monopole facilities; therefore, this 

standard should not apply. 

40. 17.77.050.G.2 establishes that, except as specified in subsection 17.77.050.D.3.a, WCF 

equipment enclosures shall comply with the setback requirements for the applicable zoning 

district; provided, setbacks shall be sufficient to meet or exceed the noise standards set forth 
in the performance standards of SMC 8.16.050.H and 9.36.020. As part of any wireless 

communication facility application, the service provider or its representative shall furnish the 
city with information prepared by a qualified professional regarding the operating decibel 

(dB) level of the proposed installation, as measured at the property line nearest the proposed 

location, to ensure that noise generated by the proposed WCF will comply with the 

performance standards of SMC 8.16.050.H. 

Staff response: The applicant has indicated that equipment noise will not be perceptible at 

the property line because it will be enclosed within an existing structure. 

41. 17.77.050.G.3 applies to utility poles used as support structures.  

Staff response: No utility poles are proposed to be used as support structures in the 

application; therefore, this provision should not apply. 

Site Plan Review 

42. The proposal includes an application for a site plan permit. SMC 17.80.035.D requires the 

community development department review proposed plans where a change of use or 

increase in impacts is created beyond what was previously evaluated.  

Staff response: City Staff has evaluated the site plan permit application based on the criteria 

in SMC 17.80.055. Stamped approval shall be provided to the applicant when an approved 

WFCP and CUP is obtained for the application. 
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G. RECOMMENDATION: 
 

Staff finds the application has provided information sufficient to determine consistency with the 
Snoqualmie Municipal Code, City of Snoqualmie Comprehensive Plan, and Snoqualmie Ridge I 

Development Standards. Staff finds that the proposed use will not be materially detrimental to the public 

welfare or injurious to the property or improvements in the vicinity and in the district in which the subject 
property is situated, that the proposed use meets applicable performance standards found in Chapter 

17.77 of the SMC and of the SRI development standards, that the proposed development will be 
compatible generally with the surrounding land uses in terms of traffic and pedestrian circulation, 

building, and site design, that the proposed use shall be in keeping with the goals and policies of the 
comprehensive plan, and that all feasible measures will be taken to minimize the possible adverse 

impacts which the proposed use may have on the area in which it is located. Pursuant to the findings of 

this staff report, the Community Development Department recommends that the Wireless Communication 
Facility Permit and Conditional Use Permit (WIRE2023-0001) be APPROVED. 

 
 

RECOMMENDATION SIGNED BY: 

 
 

 
__________________________________ ____09/01/2023____ 

Andrew Levins Date 
Land Use Planning Consultant 

City of Snoqualmie 
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10  Application Plan Set 05/08/2023 

11  Structural Analysis 05/08/2023 

12  NIER Report 05/08/2023 

13  Proposed Service Area Coverage Study 05/08/2023 

14  Title Report 05/08/2023 

15  List Addresses within 500 Feet of Property 05/08/2023 

16  SEPA Checklist 05/08/2023 

17  Notice of Completeness  05/30/2023 

18  Notice of Application, Affidavit of Mailing 06/12/2023 

19  Public Comment Received on Notice of Application 06/22/2023 
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Exhibit No. Description 
Date 

Received 

20  Revised Notice of Application, Affidavit of Posting 07/07/2023 

21  Applicant Response to City Comments 08/17/2023 

22  Revised Plan Set with Engineer’s Stamp 08/17/2023 

23  Applicant Engineer’s Credentials 08/17/2023 

24  Notice of Public Hearing 09/01/2023 
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T-1

SHEET INDEX VICINITY MAP

DIRECTIONS

SITE INFORMATION PROJECT DIRECTORY

11"x17" PLOT WILL BE HALF SCALE UNLESS OTHERWISE NOTED

GENERAL NOTES

SITE PHOTO

UNDERGROUND SERVICE ALERT - WASHINGTON 811
UTILITY NOTIFICATION  CENTER OF WASHINGTON

(800) 424-5555
WWW.WASHINGTON811.COM

DISH Wireless L.L.C. SITE ID:

SESEA00475A
DISH Wireless L.L.C. SITE ADDRESS:

7917 CENTER BLVD SE
SNOQUALMIE, WA 98065

WASHINGTON CODE OF COMPLIANCE

·

·

·

·

·

·

·

·

·

·

·

·

·

·

·

·

·

·

SCOPE OF WORK

Michael Leeper
Digitally signed by Michael Leeper
DN: C=US, 
E=michael.leeper@coreoneconsultants.com, 
O=Core One Consultants, CN=Michael Leeper
Date: 2023.06.19 09:58:25-07'00'
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1

NOTE:
MAXIMUM OF (2) 48V 200Ah (POLARIUM)
LITHIUM ION BATTERY MODULES. BATTERY
23" 2U / 200Ah MODEL SLB48-200-228-1U 13S
SERIES, GENERATION 5.  TOTAL CAPACITY
OF 19.36 KWh. 3822 ML OF ELECTROLYTE PER
EACH BATTERY MODULE.
COMPLIANCE WITH WASHINGTON FIRE CODE
SECTION 1206.1.1 IS NOT REQUIRED
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