
Community Development Committee & Committee of the Whole Meeting Agenda 
January 06, 2025 

 
 

COMMUNITY DEVELOPMENT COMMITTEE & 
COMMITTEE OF THE WHOLE MEETING AGENDA 

Monday, January 06, 2025, at 6:00 PM 

Snoqualmie City Hall, 38624 SE River Street & Zoom 

 

COMMITTEE MEMBERS 
Chair: Louis Washington 
Councilmembers Jolyon Johnson and Robert Wotton 

 
This meeting will be conducted in person and remotely using Zoom. 

Join by Telephone: 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:  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. 

 

 

CALL TO ORDER & ROLL CALL 

AGENDA APPROVAL 

PUBLIC COMMENTS (online public comments will not be taken). 

MINUTES 

1. Approval of the minutes dated December 2, 2024. 

AGENDA BILLS 

2. AB24-096: Transportation Impact Fee Program. 

3. AB24-130: Ordinance Amending SMC Titles 15.12 and 19.12 Critical Areas and Best Available Science.  

DISCUSSION ITEMS 

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 & Committee of the Whole Meeting Minutes 
December 2, 2024 

COMMUNITY DEVELOPMENT COMMITTEE & 

COMMITTEE OF THE WHOLE MEETING MINUTES 

DECEMBER 2, 2024 

  

 
This meeting was conducted in person at Snoqualmie City Hall and remotely using Zoom. 

 
CALL TO ORDER & ROLL CALL: Councilmember Johnson called the meeting to order at 6:00 pm.  

Committee Members: 
Councilmembers Jo Johnson and Rob Wotton were present. Councilmember Louis Washington’s 
absence was excused. 
 
Mayor Katherine Ross was also present. 
 
City Staff: 
Mike Chambless, City Administrator; Dena Burke, City Attorney; Emily Arteche, Community 
Development Director; Deana Dean, City Clerk; Mona Davis, Senior Planner; and Andrew Jongekryg, IT 
Support.  
 
AGENDA APPROVAL - The agenda was approved as presented. 
 
PUBLIC COMMENTS – There were no public comments. 

  

MINUTES - The minutes dated November 18, 2024, were approved as presented. 
 

AGENDA BILLS  

2. AB24-098:  Ordinance adopting the City of Snoqualmie Comprehensive Plan 2044 Periodic 
Update. This item was introduced by Director Arteche who provided an overview of the steps 
taken over the past two years to update each element of the comprehensive plan.  Committee 
comments and questions followed.  This item is on the December 9, 2024, City Council agenda 
for Public Hearing, second reading and proposed adoption of the ordinance.  

 

DISCUSSION ITEMS – There were no discussion items. 
 
ADJOURNMENT  
The meeting was adjourned at 6:14 pm. 

 
 
 
 
 
Minutes taken by Deana Dean, City Clerk.  
Recorded meeting audio is available on the City website after the meeting. 
Minutes approved at the ________ Community Development Committee Meeting. 
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 BUSINESS OF THE CITY COUNCIL 
CITY OF SNOQUALMIE 

AB24-096 
January 13, 2025 
Ordinance 

 

 

 

 

AGENDA BILL INFORMATION  
 

TITLE: AB24-096: Transportation Impact Fee Program  ☐  Discussion Only  

☒  Action Needed: 

PROPOSED 
ACTION:  

Move to approve Ordinance 1301 amending the Snoqualmie 
Municipal Code to add Title 20.09 Transportation Impact Fees 
and associated Rate Study. 

☐  Motion  

☒  Ordinance  

☐  Resolution 

 

REVIEW: Department Director 

Finance  

Legal 

City Administrator 

Emily Arteche 

n/a 

David Linehan 

Choose an item. 

9/25/2024 

Click or tap to enter a date. 

11/14/2024 

11/21/2024 

 

DEPARTMENT: Community Development 

STAFF: Emily Arteche 

COMMITTEE: Community Development COMMITTEE DATE: November 18, 2024 

EXHIBITS:  
1. AB24-096x1 Traffic Impact Fees Ordinance and Title 20.09 Draft Code Amendments 
2. AB24-096x2 2024 Rate Study 

  

 

AMOUNT OF EXPENDITURE $   n/a 

AMOUNT BUDGETED $   n/a 

APPROPRIATION REQUESTED $   n/a 

 

SUMMARY 
 

INTRODUCTION 
SMC Title 20.09, Transportation Impact Fees, will allow the City to capture a fair and proportionate share of 
the costs of new transportation facilities needed to serve new growth and development within the City of 
Snoqualmie.   
  
LEGISLATIVE HISTORY 
None. 
 
BACKGROUND  
In 1994 Washington State’s Growth Management Act, or GMA, authorized counties, cities, and towns planning 
under the GMA to impose impact fees pursuant to RCW 82.02.050 to help pay for certain types of public 
facilities including public streets and roads.  Since that time many cities in Western Washington have adopted 
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https://mrsc.org/explore-topics/planning/general-planning-and-growth-management/growth-management-act
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transportation impact fee programs. Snoqualmie has adopted a school impact fee program but has not yet 
adopted a transportation impact fee program. 

ANALYSIS 
Transportation impact fees are defined fees required of all developers to pay for “system improvements” to 
the transportation network. Growth in residents and workers from new development is expected to increase 
travel demand on public facilities, and the purpose of the impact fee is to fund improvements and expansion 
to the City’s transportation infrastructure to manage this additional demand.  
 
The City retained Fehr & Peers to conduct a rate study to determine an appropriate transportation impact fee 
to charge applicants for new development in the City. The Snoqualmie Traffic Impact Fee Rate Study, dated 
December 30, 2024 (“2024 Rate Study”) is attached as Exhibit 2.  To calculate the impact fee rate for 
Snoqualmie, a project list was developed using the 2025-2030 Six-Year Transportation Improvement Program, 
Snoqualmie Riverwalk Master Plan, Snoqualmie Mills EIS, and the list of transportation mitigation projects 
identified in the Snoqualmie Comprehensive Plan Update 2044.  After determining the eligible contribution of 
each project to the impact fee calculation, this total was divided by the expected growth in PM peak hour 
person trips over the next 20 years. 
 
Due to the multimodal nature of much of the city’s transportation network, which includes trails, sidewalks 
and bicycle facilities, and the potential increase in demand that new development will incur on these, 
multimodal projects were included in the impact fee calculation, and growth in “person trips” were 
determined, instead of growth in “vehicle trips,” as is common in other jurisdictions.  This multimodal impact 
fee structure was designed to determine the fair share of multimodal transportation improvement costs that 
may be charged to new development.  
 
The final transportation impact fee rate calculated for Snoqualmie is $5,733.29 per person trip, based on the 
methodology explained in the 2024 Rate Study (see attachment). The 16 eligible projects are summarized in 
the Rate Study, along with a rate table that compares the anticipated cost of various development projects to 
those incurred in other jurisdictions.  
 
Exemptions are included in proposed SMC 20.09.080 A-I, including the constructing, reconstructing or 
remodeling of any assisted senior living where medical services are provided on site.  The City Council can 
agree to include this development as an exemption from transportation impact fees for assisted living, the 
City will have to backfill 100% the impact fee on such projects with general City funds (i.e., the City would 
have to use other public funds to pay the exempted fee amount into the transportation impact fee fund).  
 
This requirement comes from RCW 82.02.060(2). Senior assisted living doesn’t fall into the other carve-outs 
for “early learning facilities” or “low-income housing” in 82.02.060(4). 
 
BUDGET IMPACTS 
City sponsored projects will need to comply with the Transportation Impact Fee provided they generate 
additional trips.  
 
NEXT STEPS 
Propose a “motion to substitute” for the Transportation Impact Fee Program, AB24-096x1 draft code 
amendments as there were minor non-substantive updates to the draft ordinance made by both CD and 
Finance Departments since the last committee meeting.    
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A first reading of the ordinance to adopt SMC Chapter 20.09 Transportation Impact Fees and the associated 
Rate Study occurred on November 25, 2024, followed by a second reading and adoption of the ordinance on 
January 13, 2025. 

PROPOSED ACTION 
 
Public Hearing, Second Reading and Proposed Adoption – January 13, 2025; move to approve Ordinance 1301 
amending the Snoqualmie Municipal Code to add Title 20.09 Transportation Impact Fees and associated Rate 
Study. 
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Ordinance No. 1301 

Published: _______ Page 1 of 13 

 

ORDINANCE NO. 1301 

 

AN ORDINANCE OF THE CITY OF SNOQUALMIE, 

WASHINGTON, AMENDING TITLE 20 OF THE SNOQUALMIE 

MUNICIPAL CODE TO ESTABLISH A NEW CHAPTER 20.09 

ENTITLED “TRANSPORTATION IMPACT FEES”; ADOPTING A 

RATE STUDY; PROVIDING FOR SEVERABILITY; AND 

ESTABLISHING AN EFFECTIVE DATE. 
 

 
WHEREAS, the City has authority to adopt impact fees to address the impact on 

transportation facilities caused by new development, pursuant to Ch. 82.02 RCW; and 

WHEREAS, Growth in residents and workers from new development is expected to 

increase travel demand on public facilities, and the City Council desires to ensure that 

transportation facilities necessary to support development will be adequate to serve the 

development at the time the development is available for occupancy and use, or within the period 

provided by law, without decreasing the current service levels below established minimum 

standards for the City; and 

WHEREAS, the City Council approved the development of a transportation impact fee 

program, including preparation of a rate study, at its regular scheduled City Council meeting on 

April 22, 2024; and 

WHEREAS, the City retained Fehr & Peers to prepare a rate study analyzing the 

anticipated costs of transportation system improvements, using the 2025-2030 Six-Year 

Transportation Improvement Program, Snoqualmie Riverwalk Master Plan, Snoqualmie Mills 

EIS, and the list of mitigation projects identified in the Snoqualmie Comprehensive Plan Update 

2044; and 
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Ordinance No. 1301 

Published: _______ Page 2 of 13 

WHEREAS, the Snoqualmie Impact Fee Rate Study conducted by Fehr & Peers and dated 

November 13, 2024 (“2024 Rate Study”) analyzed the anticipated costs of the transportation 

system improvements included on the project list, including multimodal transportation 

improvements; established a methodology for determining the portion of each project that is 

eligible to be collected through assessment of impact fees; and calculated the fee to be imposed 

per PM peak-hour person-trip; and 

WHEREAS, the Rate Study includes an Impact Fee Rate Schedule (Table 6), which 

translates the recommended impact fee rate into a cost per unit of development for a variety of 

land uses included in the ITE Trip Generation Manual, which will assist project applicants in 

estimating their impact fee (although the City reserves the right to request a detailed trip generation 

analysis for any development proposal); and 

WHEREAS, the City Council concludes that it is in the best interest of the City to approve 

the methodology by which transportation impact fees were calculated in the 2024 Rate Study and 

implement a traffic impact fee program to collect such fees; and 

WHEREAS, the City Council held a public meeting on November 25, 2024, and a Public 

Hearing on this Ordinance was held during its regular City Council meeting on December 9, 2024;  

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of 

Snoqualmie, Washington, as follows: 

 Section 1.  New Municipal Code Chapter.  Title 20 of the Snoqualmie Municipal Code 

is amended to add a new Chapter 20.09, entitled “Transportation Impact Fees,” containing the 

provisions shown in Exhibit A attached hereto.   

Section 2.  Adoption of Rate Study.  The City Council hereby adopts the Snoqualmie 

Transportation Impact Fee Rate Study, dated November 13, 2024, prepared by Fehr and Peers and 

attached hereto as Exhibit B. 
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Ordinance No. 1301 

Published: _______ Page 3 of 13 

 Section 3.  Severability.  Should any section, paragraph, sentence, clause, or phrase of this 

Ordinance, or its application to any person or circumstance, be declared unconstitutional or 

otherwise invalid for any reason, or should any portion of this Ordinance be pre-empted by state 

or federal law or regulation, such decision or pre-emption shall not affect the validity of the 

remaining portions of this Ordinance or its application to other persons or circumstances. 

Section 4.  Effective Date.  This Ordinance shall be published in the official newspaper of 

the City and shall take effect and be in full force five days after publication. 

Section 5.  Corrections by the City Clerk or Code Reviser.  Upon approval of the City 

Attorney, the City Clerk and Code Reviser are authorized to make necessary corrections to this 

ordinance, including the correction of clerical errors; references to other local, state, or federal 

laws, codes, rules, or regulations, or ordinance numbering and section/subsection numbering. 

PASSED by the City Council of the City of Snoqualmie, Washington this 13th day of  

January 2025.  

 

______________________________ 

Katherine Ross, Mayor 

 

 

 

ATTEST:      APPROVED AS TO FORM:    

 

______________________________  _______________________________  

Deana Dean, City Clerk                                             Dena Burke, City Attorney 
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EXHIBIT A 

 

Chapter 20.09 

TRANSPORTATION IMPACT FEES 
 

20.09.010 Authority and Purpose. 

20.09.020 Definitions. 

20.09.030 Review and Update of Impact Fees 

20.09.040 Applicability. 

20.09.050 Service Area. 

20.09.060 Assessment of Transportation Impact Fees.  

20.09.070 Collection of Transportation Impact Fees. 

20.09.080 Exemptions. 

20.09.090 Determination of Transportation Impact Fees, Reductions. 

20.09.090 Credits, Adjustments and Independent Calculations, and Appeals. 

20.09.100 Transportation Impact Fee Accounts and Refunds. 

20.09.110 Use of Funds. 

20.09.120 Existing Authority Unimpaired. 

 

20.09.010 Authority and Purpose. 

 

A. This Chapter is enacted pursuant to the Growth Management Act as codified 

in chapter 36.70A RCW and the provisions of RCW 82.02.050 through 82.02.100. 

 

B. The purposes of this Chapter are to: 

  

 1. Develop a program consistent with the City’s Comprehensive Plan for 

joint public and private financing of transportation facilities as such facilities are 

necessitated in whole or in part by development within the City;  

 

 2. Ensure that those transportation facilities necessary to support 

development shall be adequate to serve the development at the time the 

development is available for occupancy and use, or within the period established 

by law, without decreasing current service levels below established minimum 

standards for the City; 

  

 3. Create a mechanism to charge and collect Transportation Impact Fees to 

ensure that all new development bears its proportionate share of the capital costs of 

transportation facilities reasonably related to new development;  

 

 4. Establish standards and procedures so that new development pays a 

proportionate share of costs for new facilities and services and does not pay 

arbitrary or duplicative fees for the same impact; and 

 

 5. Increase transparency and reduce uncertainty related to the cost to build 

necessary new transportation capacity for Developers and reduce the administrative 

burden on the City to identify and collect necessary funding to support new 

transportation capacity related to development. 
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C. The City conducted studies documenting the procedures for measuring the 

impact of new growth and development on public transportation facilities, included 

a rate study and associated impact fee study. Based on the foregoing, the City 

prepared a formula and method of calculating Transportation Impact Fees to serve 

new development that provides a balance between Transportation Impact Fees and 

other sources of public funds.  

 

D. The provisions of this Chapter shall be liberally construed to effectively 

carry out its purposes in the interest of the public health, safety, and welfare. 

 

20.09.020 Definitions. 

 

For purposes of this Chapter, the following terms have the indicated meanings: 

 

A. “Applicant” means a person, firm, company, partnership, or corporation, 

and all successors in interest thereto, proposing a development in the city. 

 

B. "Capital Facilities and Utilities Element" means the capital facilities and 

utilities plan element of the City of Snoqualmie’s Comprehensive Plan currently in 

effect or as subsequently amended. 

 

C. “City” means the City of Snoqualmie.  

 

D. “Commercial” means any activity carried out for the purpose of financial 

gain for an individual or organization, whether profit or nonprofit. 

 

E. “Developer” means a person or persons or entity or entities that owns, or 

holds purchase options or other control over, property on which development is 

proposed.  

 

F. “Development” means any: 

 1. construction or expansion of a building, structure, or use;  

 2. change in use of a building or structure; or  

 3. change in the use of land  

that creates additional demand for transportation facilities.  

 

G. “Dwelling Unit” means a dwelling unit as defined in Section 18.100.270 of 

the Snoqualmie Municipal Code currently in effect or as subsequently amended.  

 

H. “Encumber” means to transfer impact fee dollars from the Transportation 

Impact Fee Fund to a fund for a particular system improvement that is fully funded 

in the current biennium’s budget or for which a construction contract or contracts 

have been let.  

 

I. “Peak Hour” means the consecutive 60-minute period during which the 

highest level of demand on a typical day during the week occurs. This is typically 

the PM peak hour, but the Transportation Impact Fee may be based on a different 

peak hour, at the discretion of the Director. 
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K. “Project Improvements” means site improvements and facilities that are 

planned and designed to provide service for a particular development project and 

that are necessary for the use and convenience of the occupants or users of the 

project, and are not System Improvements. 

 

L. “System Improvements” means traffic capacity-adding transportation 

facilities that are included in the City’s Six-year Transportation Improvement Plan, 

other plans/studies prepared by the City, or facilities/programs/projects identified 

in the Transportation Impact Fee Rate Study and are designed to provide service to 

the community at large, in contrast to Project Improvements or existing 

transportation facility preservation projects, such as repaving projects. 

 

M. “Transportation Impact Fee” means a payment of money imposed upon 

development as a condition of development approval and/or building permit 

approval to mitigate all or any portion of the transportation impact from the 

development on transportation facilities included in the Transportation Impact Fee 

Rate Study’s project list. "Transportation Impact Fee" does not include a reasonable 

permit or application fee, administrative fees for collecting and handling impact 

fees, the cost of reviewing independent fee calculations, the administrative fee 

required for an appeal, or the proportionate share of costs to implement 

transportation capacity projects that are not on the Transportation Impact Fee Rate 

Study’s project list.  

 

N. “Transportation Impact Fee Fund” means the fund established for the 

transportation facilities for which Transportation Impact Fees are collected, which 

is currently the Non-Utility Capital Fund. 

 

O. "Transportation Impact Fee Schedule" means the table of Transportation 

Impact Fees adopted by the City Council establishing the standard amounts that 

applicants pay for various types of projects as a condition of development within 

the City.  

 

P. “Transportation Impact Fee Rate Study” means the rate study conducted to 

determine the Transportation Impact Fees to include in the Transportation Impact 

Fee Schedule, and includes any subsequent updates thereto. 

 

20.09.030 Review and Update of Impact Fees. 

 

A. The Transportation Impact Fee Schedule may be reviewed and amended by 

resolution of the City Council from time to time, as the City Council deems 

appropriate. 
 

B. The Transportation Impact Fee Schedule shall be automatically updated for 

inflation annually using the following procedures: 

 

1. The City shall use construction cost inflation data sources such as 

the Construction Cost Index for Seattle (June-June) published by the 

Engineering News Record, or similar, at the City’s discretion, to calculate 

annual inflation adjustments in the Transportation Impact Fee Schedule. 
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2. The indexed Transportation Impact Fee Schedule shall be effective 

January 1 of each year. 

 

D. The Transportation Impact Fee Schedule shall not be adjusted for inflation 

if the index is unchanged.   

 

20.09.040 Applicability. 

 

A. A Transportation Impact Fee is hereby imposed on every development 

activity in the City based upon the rates established in the Transportation Impact 

Fee Rate Study and the Transportation Impact Fee Schedule. The Transportation 

Impact Fee Schedule shall establish such rates based upon the land use as defined 

within the ITE Trip Generation Manual (11th Edition). The Transportation Impact 

Fee Rate Study identifies an impact fee per person-trip that is the basis for all the 

rates in the Transportation Impact Fee Schedule. A land use not included in the 

Transportation Impact Fee Schedule is not exempt from paying fees and will pay 

the rate based on person-trips generated as approved by the City. 

 

B. Any Transportation Impact Fee imposed shall be reasonably related to the 

impact caused by the development and shall not exceed a proportionate share of the 

costs of System Improvements that are reasonably related to the development.  

 

C. Transportation Impact Fees shall be based on the City Comprehensive Plan, 

Capital Facilities Element, the project list in the Transportation Impact Fee Rate 

Study, the City’s Six-year Transportation Improvement Plan, and other relevant 

plans and studies prepared by the City.  

 

D. The City shall also impose an application fee to cover the City’s reasonable 

costs to administer the Transportation Impact Fee program. The administrative fee 

shall be paid by the Applicant to the City at the time of building permit application. 

The administrative fee shall be deposited into the General Fund. Administrative 

fees shall be used to defray the cost incurred by the City in the administration and 

update of the Transportation Impact Fee program, including, but not limited to, 

review of independent fee calculations and the value of credits. The administrative 

fee is not creditable or refundable and is not subject to deferral. 

 

20.09.050 Service Area. 

 

There shall be one service area which shall be consistent with the corporate limits 

of the City. 

 

20.09.060 Assessment of Transportation Impact Fees. 

 

A. The City shall assess Transportation Impact Fees from any Applicant 

seeking a building permit or certificate of occupancy from the City, using the 

Transportation Impact Fee Schedule in effect at the time of building permit or 

certificate of occupancy issuance, unless payment is deferred pursuant to Chapter 

20.15 of this Title, in which case the Transportation Impact Fees shall be assessed 
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based on the Transportation Impact Fee Schedule in effect at the time of the deferral 

application. 

 

B. Unless the proposed development is exempt or subject to adjustments, 

credits, or an independent fee calculation accepted by the City, the City shall not 

issue building permit(s) unless and until the Transportation Impact Fees have been 

paid. 

 

20.09.070 Collection of Transportation Impact Fees. 

 

A. Except as provided in subsection (B) of this section, the Transportation 

Impact Fees imposed under this Chapter are due and payable at the time of issuance 

of a permit issuance or, if a change of use, then at the time of issuance of a certificate 

of occupancy 

 

B. Transportation Impact Fees may be deferred subject to the provisions of 

Chapter 20.15 SMC as currently enacted or subsequently amended. 

 

20.09.080 Exemptions. 

 

The following development activities do not create any additional transportation 

impacts or have been determined by the City Council to be exempt from paying 

Transportation Impact Fees pursuant to this ordinance: 

 

A. Existing Dwelling Unit. Any alteration, expansion, reconstruction, 

remodeling, replacement, or demolition/removal of an existing Dwelling Unit that 

does not result in the generation of any new Peak Hour trips. 

  

B. Existing Nonresidential Building. Any alteration, expansion, 

reconstruction, remodeling, replacement, or demolition/removal of an existing 

nonresidential building that does not result in the generation of any new Peak Hour 

trips. 

 

C. Condominium projects in which existing Dwelling Units are converted into 

condominium ownership and that do not result in the generation of any new Peak 

Hour trips. 

  

D. Any development activity that is exempt from the payment of a 

Transportation Impact Fee pursuant to RCW 82.02.100, due to mitigation required 

by the State Environmental Policy Act (“SEPA”). The Applicant is required to 

demonstrate to the satisfaction of the City that SEPA mitigations are duplicative of 

Transportation Impact Fees. 

  

E. Any development activity for which transportation impacts have been 

mitigated pursuant to a condition of development approval or development 

agreement to pay fees, dedicate land, or construct or improve facilities, unless the 

condition of the development approval or a development agreement provides 

otherwise, provided that the condition of the development approval or development 

agreement predates the effective date of this Chapter. 
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F. Any development activity for which transportation impacts have been 

mitigated pursuant to a voluntary agreement entered into with the City pursuant to 

RCW 82.02.020 to pay fees, dedicate land, or construct or improve transportation 

facilities, unless the terms of the voluntary agreement provide otherwise, provided 

that the agreement predates the effective date of this Chapter.  

 

G. A Developer who is constructing, reconstructing, or remodeling any form 

of Low-Income Housing within a Target Residential Area utilizing a multi-family 

tax exemption.   

 

H. A Developer who is constructing, reconstructing, or remodeling any form 

of assisted senior living where medical and services are provided onsite.  

 

I. A Developer who is constructing, reconstructing, or remodeling any form 

of Early Learning Facility consistent with the requirements of RCW 

82.02.060(4)(b).    

 

 

20.09.090 Determination of Transportation Impact Fees, Reductions, Credits or 

Adjustments and Appeals. 

 

A. Determination of Transportation Impact Fees. The City shall determine the 

amount of a Developer’s Transportation Impact Fees according to the 

Transportation Impact Fee Schedule. 

 

B. Reductions. The Transportation Impact Fee amount established by the 

Transportation Impact Fee Schedule shall be reduced by the amount of any payment 

(other than application fees or application review costs) previously made for the 

development activity in question, either as a condition of development approval 

(such as, but not limited to, a SEPA condition) or pursuant to a voluntary 

agreement. The reduction shall only apply to any payment toward a system 

improvement identified in the Transportation Impact Fee Rate Study. 

 

C. Credits or Adjustment. 

 

1. Whenever a Developer is subject to a development condition that the 

Developer actually construct a System Improvement acceptable to the City 

or improve an existing System Improvement, the Developer shall be entitled 

to a credit for the actual cost of constructing or improving such System 

Improvement(s) against the Transportation Impact Fee that would be 

chargeable under the Transportation Impact Fee schedule, unless an 

applicable development agreement between the City and the Developer 

provides otherwise. The cost of construction of such System 

Improvement(s) shall be estimated for purposes of calculating an estimated 

credit, but must be documented, and the documentation confirmed after the 

construction is completed to assure that an accurate credit amount is 

provided. If construction costs are less than the calculated fee amount, the 

difference remaining shall be chargeable as a Transportation Impact Fee.  
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2. Whenever a Developer is subject to a development condition that the 

Developer dedicate land to the City to mitigate its transportation impacts, 

the Developer shall be entitled to a credit against the Transportation Impact 

Fee chargeable under the Transportation Impact Fee Schedule, unless an 

applicable development agreement between the City and the Developer 

provides otherwise. The value of a credit for dedication of land shall be 

established on a case-by-case basis by an appraiser selected by or acceptable 

to the City. The appraiser must be licensed in good standing by the state of 

Washington for the category of the property appraised. The appraisal and 

review shall be at the expense of the Applicant. The appraisal shall be in 

accordance with the most recent version of the Uniform Standards of 

Professional Appraisal Practice, as published by The Appraisal Foundation, 

and shall be subject to review and acceptance by the City. If the amount of 

a credit is less than the calculated fee amount, the difference remaining shall 

be chargeable as a Transportation Impact Fee. 

 

3. No credit shall be given for Project Improvements or for land or right-of-

way devoted to Project Improvements. In certain cases, a System 

Improvement may function as a Project Improvements. Where a System 

Improvement functions as a Project Improvement, the Applicant shall only 

receive a credit for the amount of the improvement that functions as a 

System Improvement. An example of a Project Improvement that may be 

integral to a System Improvement would be the sidewalk/landscape buffer 

that fronts an Applicant’s development. 

 

4. An Applicant must request a credit pursuant to this section prior to payment 

of the Transportation Impact Fees and the issuance of the first permit 

associated with the development. Any claim not timely made shall be 

waived. 

 

5. Applicants may take credit for existing development when expanding, 

redeveloping, or changing the use at an existing developed site. In these 

cases the Transportation Impact Fee shall be calculated on the net-new Peak 

Hour trip generation resulting from the increased developed area or 

increased intensity of use associated with the new development. No credit 

shall be due for developments that result in a net-negative Peak Hour trip 

generation when no Transportation Impact Fees would otherwise be due. 

 

6. Credits for existing development only pertain to active land uses within the 

development in the prior three years. Higher trip generating uses that may 

have occurred more than three years prior to the Applicant’s building permit 

application are not considered for credit. This applies to properties that have 

been vacant for three or more years, in which no existing use credit will be 

considered. 

 

6.  Pursuant to RCW 82.02.060(5), an Applicant may request an adjustment to 

its calculated Transportation Impact Fees on the basis that the Applicant’s 

specific case presents unusual circumstances and that imposition of the 
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Transportation Impact Fees as calculated based on the Transportation 

Impact Fee Schedule results in unfairness or disproportionate payment in 

relation to the impacts caused by the proposed development. In this case, 

the Applicant must, at its own expense, prepare and submit an Independent 

Rate Study to the City for review and approval. 

 

D. Appeals. 

 

1.  Any credits or adjustments decision of the City with regard to Transportation 

Impact Fee amounts may be appealable by the applicant to the City’s hearing 

examiner. 

 

2.  An appeal must be filed within ten (10) days of the credits or adjustments 

decision being appealed. A nonrefundable fee consistent with SMC 2.14.100.D 

shall be paid at the time the notice of appeal is submitted.  

 

20.09.100 Transportation Impact Fee Accounts and Refunds. 

 

A. Transportation Impact Fee receipts shall be earmarked specifically and 

retained in the Transportation Impact Fee Fund. All Transportation Impact Fees 

and any investment income generated by such fees shall remain in that fund until 

spent, Encumbered, or refunded pursuant to the provisions of this Chapter. 

 

B. The current owner of property for which Transportation Impact Fees have 

been paid may receive a refund of such fees if the Transportation Impact Fees have 

not been expended or Encumbered within 10 years of their receipt by the City. In 

determining whether fees have been expended or Encumbered, fees shall be 

considered expended or Encumbered on a first-in, first-out basis. Fees collected by 

the City can be expended or Encumbered on any eligible Transportation Impact Fee 

program system improvement, regardless of its location within the City. 

Notwithstanding the above, this refund mechanism only applies to Transportation 

Impact Fees and shall not apply to funds expended for mitigation projects or funds 

collected pursuant to a mitigation and/or development agreement. 

 

C. The City shall provide for the refund of fees according to the requirements 

of this section and RCW 82.02.080. 

 

1. The City shall notify potential claimants of the refund availability by first-

class mail deposited with the United States Postal Service addressed to the 

owner of the property as shown in the county tax records. 

 

2. A request for a refund must be submitted to the City’s Finance Director in 

writing within one year of the date the right to claim the refund arises or the 

date that notice is given, whichever date is later. 

 

D. Any Transportation Impact Fees that are not expended or Encumbered 

within 10 years of their receipt by the City, and for which no application for a refund 

has been made within this one-year period, shall be retained by the City and 

expended consistent with the provisions of this chapter. 
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E. Refunds of Transportation Impact Fees shall include any interest earned on 

the fees pursuant to RCW 82.02.080. 

 

F. Should the City seek to terminate all Transportation Impact Fee 

requirements, all unexpended or unencumbered funds, including interest earned, 

shall be refunded to the current owner of the property for which an impact fee was 

paid. Upon the finding that all fee requirements are to be terminated, the City shall 

place notice of such termination and the availability of refunds in a newspaper of 

general circulation at least two times and shall notify all potential claimants by first-

class mail addressed to the owner of the property as shown in the county tax records.  

 

G. All funds available for refund shall be retained for a period of one year. At 

the end of one year, any remaining funds shall be retained by the City, but must be 

expended for the original purposes, consistent with the provisions of this Chapter. 

The notice requirement set forth above shall not apply if there are no unexpended 

or unencumbered balances within the account or accounts being terminated. 

 

H. An Applicant may request and shall receive a refund on paid Transportation 

Impact Fees, including interest earned on the Transportation Impact Fees, when: 

 

1. The Applicant does not proceed to finalize the development activity as 

required by statute or City code or the International Building Code; and 

 

2. The City has not expended or Encumbered the Transportation Impact Fees 

prior to the application for a refund. In the event that the City has expended 

or Encumbered the fees in good faith, no refund shall be forthcoming. 

However, if within a period of three years, the same or subsequent owner 

of the property proceeds with the same or substantially similar development 

activity, the owner shall be eligible for a credit against any then-existing 

Transportation Impact Fee requirement. The owner must petition the City 

in writing and provide receipts of Transportation Impact Fees paid by the 

owner for a development of the same or substantially similar nature on the 

same property or some portion thereof. The City shall determine whether to 

grant a credit and such determinations may be appealed by following the 

procedures set forth in this Chapter. 

 

20.09.110 Use of Funds. 

 

A. Transportation Impact Fees shall: 

 

1. Be used for System Improvements that will reasonably benefit new 

development; and 

 

2. Not be imposed to make up for deficiencies in the facilities serving existing 

development; and  

 

3. Not be used for maintenance or operations. 
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B. Transportation Impact Fees will be spent for System Improvements listed 

in the City’s Capital Facilities Element, the project list in the Transportation Impact 

Fee Rate Study, the City’s Six-year Transportation Improvement Plan, and other 

relevant plans and studies prepared by the City. Expenditures may include but are 

not limited to: facility planning, land acquisition, site improvements, necessary off-

site improvements, construction, engineering, permitting, financing, grant match 

funds and administrative expenses, mitigation costs, capital equipment pertaining 

to public facilities, and any other capital cost related to a particular System 

Improvement. 

 

C. Transportation Impact Fees may also be used to recoup costs previously 

incurred by the City to finance System Improvements identified per subsection (B) 

of this section and directly benefiting new growth and development. 

 

D. In the event that bonds or similar debt instruments are or have been issued 

for the construction of a public facility or System Improvement for which 

Transportation Impact Fees may be expended, Transportation Impact Fees may be 

used to pay debt service on such bonds or similar debt instruments to the extent that 

the facilities or improvements provided are consistent with the requirements of this 

chapter and are used to serve new development.  

 

20.09.120  Existing Authority Unimpaired. 

 

Nothing in this Chapter is designed to supersede or replace the provisions Chapter 

12.24 Transportation Concurrency. Further, nothing in this Chapter shall preclude 

the City from requiring an applicant to mitigate adverse environmental impacts of 

a specific development pursuant to the State Environmental Policy Act, Chapter 

43.21C RCW, based on the environmental documents accompanying the 

underlying development approval process, and/or Chapter 58.17 RCW governing 

plats and subdivisions; provided, that the exercise of the City’s existing authority 

is consistent with the provisions of Chapters 43.21C and 82.02 RCW.  
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Introduction 
Impact fees require all developers to pay for “transportation system improvements” to the transportation 

network. Growth in residents and workers from new development is expected to increase travel demand 

on public facilities, and the purpose of the impact fee is to fund improvements and expansion of the City’s 

transportation infrastructure to manage this additional demand. 

To calculate this impact fee rate for Snoqualmie, a project list was developed using the 2025-2030 

Six-Year Transportation Improvement Program, Snoqualmie Riverwalk Master Plan, Snoqualmie Mill EIS, 

and the list of mitigation projects identified in the Snoqualmie Comprehensive Plan Update 2044. After 

determining the eligible contribution of each project to the impact fee calculation, this total was divided 

by the expected growth in PM peak hour person trips over the next 20 years. 

Due to the multimodal nature of much of the City’s transportation network, which includes trails, 

sidewalks, and bicycle facilities, and the potential increase in demand that new development will incur on 

these, multimodal projects were included in the impact fee calculation, and growth in “person trips” were 

determined, instead of growth in “vehicle trips,” as is common in other jurisdictions. 

The final impact fee rate calculated for Snoqualmie is $5,733.29 per PM peak hour person trip (2024 

dollars), based on the methodology explained in the following chapters. 

The remaining sections of the report describe the impact fee program methodology, the analyses 

performed, and the resulting recommendations. The overall methodology calculate the transportation 

impact fees will remain the same into the future, however, the City of Snoqualmie may periodically update 

the project list to address new developments, changing priorities, or new projects that might be 

sponsored by partner transportation agencies. If the City updates the project list in the future, the cost per 

trip and impact fee schedule could also change. The City will maintain the currently applicable 

transportation impact fee project list, cost per trip, and impact fee schedule, which can be reviewed on 

request to City staff. 
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Methodology 
The multimodal impact fee structure for Snoqualmie was designed to 

determine the fair share of multimodal transportation improvement 

costs that may be charged to new development. Growth in residents 

and workers from new development will increase travel demand on 

public facilities. Therefore, the nexus between new development and 

the need for capital improvements is based on maintaining the City’s 

existing level of investment in the transportation infrastructure as the 

City grows. This existing level of investment, or existing transportation 

system value, represents new development’s maximum potential 

contribution to expanded or new facilities needed to accommodate 

growth. Because the City is shifting away from a vehicle-trip based 

impact fee program to a multimodal program, the travel demand 

associated with the existing infrastructure and new growth is 

measured in person trips. Therefore, by this methodology, new 

development cannot be charged more than the existing level of 

investment per person trip. 

The following key points summarize the standard impact fee structure 

(see Figure 1.)  

 The initial project list was developed from the City of 

Snoqualmie 2025-2030 Six-Year Transportation Improvement 

Program. Additional projects were added from the Snoqualmie 

Riverwalk Master Plan, the Snoqualmie Mills EIS and the list of 

mitigation projects identified in the Snoqualmie 

Comprehensive Plan Update 2044. 

 These projects were evaluated for impact fee eligibility; impact 

fees can only fund new capacity projects. Non-capacity investments, primarily maintenance 

projects, have been eliminated. 

 Of the remaining eligible projects, the portion of those projects addressing existing deficiencies or 

carrying non-city growth were subtracted from eligible costs. 

 The remaining list of eligible project costs were divided by Snoqualmie’s expected growth in PM 

peak hour person trips over the next 15 years. 

After determination of the allowable cost per PM peak hour person trip, a land use-based fee schedule 

was developed for the entire City. Person trip rates for multiple land use categories were estimated using 

vehicle trip generation rates from the Institute of Transportation Engineers (ITE) and the ratio of person 

trips to vehicle trips from household travel surveys conducted in Western Washington. 

Project list developed 

from Six-Year TIP and 

other plans 

Identify eligible projects 

(non-maintenance, 

capacity adding) 

Identify share of projects 

serving city growth 

(subtract deficiencies, 

non-city growth) 

Divide eligible project 

costs by Snoqualmie 20-

year person trip growth 

Growth cost allocation 

(cost per person trip) 

Impact fee schedule 

Figure 1: Impact Fee Structure 

22

Item 2.



 

Snoqualmie Impact Fee Rate Study 

December 2024 

  3 

Impact Fee Project List 
Washington State law specifies that transportation impact fees are to be spent on “transportation system 

improvements.” Transportation system improvements can include physical or operational changes to 

existing transportation facilities, as well as new transportation connections built to benefit projected 

needs. Projects included in the calculation of the impact fee rate must add new multimodal capacity (new 

streets, additional lanes, sidewalks, bike lanes, low-stress bike routes, multipurpose trails, signalization, 

roundabouts, etc.). The primary limitation on multimodal impact fees is that they cannot be used to fund 

local access projects, private roads and trails, or purely recreational trails that do not connect to the larger 

transportation network. 

Fehr & Peers worked with the City to develop the transportation impact fee (TIF) project list by compiling 

all projects included in the 2025-2030 Six-Year Transportation Improvement Program, Snoqualmie 

Riverwalk Master Plan, Snoqualmie Mill EIS, and the list of mitigation projects identified in the Snoqualmie 

Comprehensive Plan Update 2044 and removing those that were not eligible for TIF funding. Removed 

projects did not add multimodal capacity, addressed only maintenance, or addressed existing deficiencies. 

As a result, the TIF project list includes a network of biking, walking, and driving projects on the City’s 

roadway system. The resulting project list is shown in Table 1.  

The project list is aligned to support the growth identified in the Comprehensive Plan and has a total cost 

of $98 million if all projects were to be implemented. In the following chapters, we describe the 

proportion of project costs allocated to the impact fee program. The cost allocation considers the ability 

of the City to raise outside funding (e.g., grants) and technical limitations on how much of cost can be 

included in the TIF (e.g., excluding growth that is not outside of the City, excluding a portion of 

implementation that benefits current residents rather than growth, etc.). 

It is important to keep in mind that the project list presented in Table 1 is based extensively on 

Snoqualmie’s Transportation Improvement Program and the City’s Comprehensive Plan. Both of these 

plans are subject to periodic changes and revisions. Therefore, the transportation impact fee project list is 

also subject to change in the future, which would affect the total project costs, and thus the final impact 

fees charged to developers. 

  

23

Item 2.



 

Snoqualmie Impact Fee Rate Study 

December 2024 

  4 

 

Table 1: Impact Fee Eligible Project List 

ID  Projects Project Source Assumed Total Cost 

1 Americans with Disabilities Act (ADA) Program TIP  $1,000,000  

2 Town Center Improvement Project – Phase 3 TIP  $12,000,000  

3 384th Sidewalk Improvements TIP  $500,000  

4 Newton Street connection TIP  $462,600  

5 King Street Rail Crossing Improvements TIP  $650,000  

6 Snoqualmie Parkway Rail Crossing Improvements TIP  $1,000,000  

7 Town Center Improvement Project – Phase 4 TIP  $2,500,000  

8 Town Center South Parking TIP  $250,000  

9 Town Center North Improvement Project TIP  $50,000  

10 Complete Streets Improvements TIP  $1,500,000  

11 SR 202 Snoqualmie River Bridge* TIP  $40,000,000  

12 Comprehensive Plan Intersection Traffic Mitigation** Comprehensive Plan  $30,000,000  

13 Snoqualmie Riverwalk Riverwalk Master Plan  $1,064,000  

14 Snoqualmie Mill: Pedestrian Trails Snoqualmie Mill EIS  $600,000  

15 Snoqualmie Mill: Mill Pond Road/Mill Street Roundabout Snoqualmie Mill EIS  $5,000,000  

16 Snoqualmie Mill: Mill Street Snoqualmie Mill EIS  $1,500,000  

Total $98,076,600 

Note: 

* This is a WSDOT project that would not proceed without substantial funding from WSDOT. The 

Transportation Impact Fee program assumes $500,000 in impact fees to facilitate the design and 

implementation of enhanced multimodal facilities on any new bridge that WSDOT would construct. 

** Assumes that up to $10 million in transportation impact fee funding goes to support implementation of 

any of the following intersections that were identified in the 2044 Comprehensive Plan update as 

potentially needing improvements to facilitate future growth: 

 Snoqualmie Parkway/Fisher Avenue 

 Snoqualmie Parkway/ SE 99th Street 

 SR 202/Tokul Road 

 SR 202/Snoqualmie Parkway 

 SR 202/SE Fir Street 

 SR 202/SE River Street 

 SR 202/SE Newton Street 

 SR 202/SE Beta Street 
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Person Trip Growth 
Determining the existing travel demand, as well as growth in travel demand caused by new development, 

is a key requirement for a TIF program. Trip generation rates by land use category are a reasonable 

measure of travel demand, or the desire for mobility by residents and workers to access homes, jobs, 

shopping, recreation, and other activities. For this study, trip generation represents the movement by one 

person on a typical weekday from one activity to another, regardless of travel mode (driving, riding transit, 

biking, or walking.) 

Fehr & Peers developed a method to calculate growth in PM peak hour person trips using data from the 

Puget Sound Regional Council (PSRC) household travel survey, trip rates from the Institute of 

Transportation Engineers (ITE), and land use data from the Puget Sound Regional Council and the 

2018-2022 American Community Survey (ACS.) 

In order to calculate PM peak hour person trips, a trip was defined as travel between an origin and a 

destination. Each trip has two “trip ends”—one at the origin of the trip and one at the destination. 

Traditional data collection methods like ITE trip generation rates document the number of trip ends at a 

given type of land use—for example, the number of vehicles entering and exiting a business during the 

PM peak hour.  

Traditionally, TIF programs are built around vehicle trip generation and support the expansion of vehicle 

capacity. However, Washington State explicitly allows TIF programs to fund multimodal transportation 

projects (e.g., roads, bike lanes, sidewalks, multipurpose trails, etc.). With an emphasis on multimodal 

transportation projects, this TIF is based on “person” trip ends rather than “vehicle” trip ends. A person 

trip end is any trip made from or to a land use, regardless of the mode of travel taken. This is an 

important step since there can be a clear nexus established for assessing an impact fee on person trips for 

any type of transportation capacity expansion. As an example, it could be challenging to assess a vehicle-

based impact fee while building sidewalk or bikeway improvements that do not add to vehicle capacity.  

The calculation of person trips required several steps, summarized below: 

1. Calculate growth assumed in the Comprehensive Plan update and translate the growth into a 

format that can be used for impact fees. 

2. Estimate the trip ends associated with the land use growth using a format that can be applied at 

an individual project level. For this TIF program, we are using standard ITE vehicle trip generation 

rates since most new development projects in the City of Snoqualmie are required to prepare a 

traffic impact analysis and the ITE is nearly always used to estimate growth in trips. Using the ITE 

vehicle trip generation rate for the peak hour, vehicle trips are translated into person trips using 

data from the PSRC household travel survey. 

3. Total forecast person trip growth is then calculated for the entire City. Impact fees are usually 

calculated based on peak hour trip growth, since that is the time period when the transportation 
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capacity is most utilized. For the purposes of estimating an impact fee rate, the PM peak hour is 

used, although the TIF can be applied to any peak hour, at the discretion of the Planning Director.  

 

These three steps are summarized in the tables below. 

Table 2 shows the growth forecast in the City of Snoqualmie assumed in the Comprehensive Plan update. 

Growth is allocated into generalized land uses based on the existing mix of single-family to multi-family 

homes, commercial, retail, government, and industrial land uses in the City. The allocation in the 

generalized land use categories was also informed by the land use allocation in the PSRC regional travel 

model. It is important to note that land use growth does not represent buildout of all land in the City, but 

rather forecasts how much growth will occur based on regional projections from PSRC and the 

State of Washington. 

Table 2: Estimating Growth in Land Use 

Land Use Category 
2023 Snoqualmie 

Totals 

2044 Snoqualmie 

Totals 

2044 Total 

minus 

2023 Total 

Total New Growth in 

DU/KSF 

Single Family 4,161 DU 4,704 DU 543 

Multi-Family 399 DU 451 DU 52 

Retail 357 KSF 600 KSF 243 

Office 732 KSF 1,232 KSF 500 

Government 362 KSF 580 KSF 218 

Education 236 KSF 486 KSF 250 

Industrial 499 KSF 879 KSF 380 

DU = dwelling unit; KSF = thousand square feet. 

Source: Fehr & Peers, 2024. 

Table 3 summarizes how traditional ITE trip generation rates are converted into person trip rates using a 

factor of observed person trip rates and vehicle trip rates from the PSRC Household Travel Survey. It is 

worth noting that we apply ITE vehicle trip generation rates rather than using the person trip generation 

rates directly from the PSRC regional travel demand model because the ITE rates reflect how individual-

project level rates are calculated. In other words, when a developer is applying for a permit, they do not 

submit a traffic study based on a travel model run, they submit a traffic study based off ITE rates. By using 

the same calculations used at the project-level, the overall number of estimated person trips will be 

consistent, and the overall impact fee rate will be more accurate.  
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Table 3: Translating ITE Vehicle Trip Generation Rates into Person Trip Generation Rates 

Land Use 
ITE Vehicle 

Trip Rate1 

x 

Vehicle-to-Person 

Trip Ratio2 

= 

Person Trip Rate 

Single Family 0.94 1.45 1.36 

Multi-Family 0.45 1.45 0.65 

Retail 3.4 1.25 4.25 

Office 1.72 1.22 2.10 

Government 1.71 1.25 2.14 

Education 0.16 1.25 0.19 

Industrial 0.34 1.08 0.37 

1. DU = dwelling unit; KSF = thousand square feet. 

2. Vehicle-to-person trip generation rate factors from the PSRC household travel survey. 

Source: Fehr & Peers, 2024. 

Table 4 applies the person trip generation rates derived in Table 3 to the land use growth from above. 

Pass-by trip adjustments (these are common adjustments to project-level trip generation applied in 

individual traffic studies) are applied to account for “net new” trip generation. Again, this is an important 

step since pass-by trips are not eligible to be included in an impact fee program. The net result is a 

forecast growth in PM peak hour person trips based on Comprehensive Plan land use growth rates. 

Table 4: Growth in PM Peak Hour Person Trips (2023-2044) 

Land Use Category 
Growth in DU 

or KSF 

x 

Pass-by-

Adjustment 

x 

Person Trip 

Rate 

= 

Growth in 

Person Trips 

Single Family 543 DU -- 1.36 740 

Multi-Family 52 DU -- 0.65 34 

Retail 243 KSF 0.6 4.25 621 

Office 500 KSF 0.9 2.10 944 

Government 218 KSF 0.9 2.14 419 

Education 250 KSF 0.9 0.19 44 

Industrial 380 KSF -- 0.37 139 

Total Growth in Person Trips 2,941 

Source: Fehr & Peers, 2024. 

These total PM peak hour person trip estimates will be used in the calculation of transportation impact 

fees rate. 
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Calculating Eligible Costs 
The Washington State Growth Management Act states that impact fees cannot be used to fund the 

entirety of the project list. This is based, in part, on practical matters: impact fees cannot be so high as to 

eliminate the potential for a person to develop their land. However, there are also technical issues that 

preclude impact fees from being a sole funding source for new capital projects. Namely, Snoqualmie 

cannot assess an impact fee on growth occurring outside of the City and development within the City 

cannot be responsible to pay for external growth. Additionally, Snoqualmie cannot have developers pay 

for “existing deficiencies” of the transportation system within the City. Snoqualmie must find other funds 

to build projects to bring the existing transportation system up to standard. 

Therefore, the total cost of projects shown in Table 1 are adjusted to account for assumed external 

funding, the share of growth that occurs outside of Snoqualmie, and the share of project costs needed to 

address existing deficiencies. These are explained below. 

External Funding 

Snoqualmie has received outside funding commitments for several near-term projects, largely in the form 

of grants. When known, these grants are specifically taken into account. However, as a strong steward of 

municipal finances, Snoqualmie generally does not undertake large capital projects without external 

funding. Therefore, for longer-range projects with no grant funding yet secured, the impact fee program 

assumes that a proportion of the overall project cost is assumed to come from external sources. These 

range from a high proportion for projects such as the SR 202 bridge replacement, which is largely the 

responsibility of WSDOT, to a lower proportion of smaller transportation facilities entirely owned and 

operated by the City of Snoqualmie. 

Growth Outside Snoqualmie 

As noted, development inside the City of Snoqualmie cannot pay for the impacts of growth occurring 

outside of the City. This is important considering that facilities like SR 202 and Snoqualmie Parkway are 

important regional roads and carry substantial amounts of non-local travel. 

To account for growth occurring outside of the City, we used the PSRC travel model to specifically 

calculate the share of 2044 traffic on area roadways that have vehicle capacity improvement projects 

included in the project list. This share of future traffic not associated with the City of Snoqualmie was used 

to reduce the total costs of vehicle capacity projects included in the TIF program.  

For pedestrian and bicycle projects, we are not able to use the regional travel model to determine the 

share of non-city travel that would occur on sidewalks, trails, and other active transportation 

improvements in 2044. However, given that walking and bicycling trips are considerably shorter in 
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distance than vehicle trips, and the relative isolation of Snoqualmie, we assumed 10% of all walk/bike 

person trip growth is attributable to new growth outside of the City. 

Existing Deficiencies 

For vehicle capacity projects, existing deficiencies are determined based on whether a roadway or 

intersection fails to meet the City’s adopted level of service standard under existing conditions. Per the 

analysis performed for the Comprehensive Plan, all intersections in the City of Snoqualmie meet the level 

of service standard and therefore there are no existing deficiencies related to vehicle capacity that must 

be addressed. In other words, the City of Snoqualmie has expanded roadways and intersections 

concurrent with growth which has ensured that today’s roadway system can accommodate the level of 

traffic present during peak hours. In fact, the only notable traffic congestion in Snoqualmie is related to 

congestion that spills back from the SR 18/I-90 interchange. 

While Snoqualmie has built out the roadway network, there are large portions of the City that do not have 

sidewalks or comfortable bicycling facilities. Evaluating existing deficiencies for active mode infrastructure 

is typically done by comparing the proportion of existing roadways that have standard active mode 

infrastructure (e.g., sidewalks, bike paths, bike lanes, etc.). Through development agreements, nearly all of 

Snoqualmie Ridge has robust active mode infrastructure, but the same is not true for the historic parts of 

the City.  

Snoqualmie does not have a detailed inventory of all active mode infrastructure, but we conservatively 

estimated that half of the roadways in Snoqualmie lack adequate pedestrian/bicycle infrastructure. 

Therefore, for active mode projects, we apply a 50% deficiency to any project cost that expands the 

capacity for walking and bicycling. The simplest way to think about the active mode existing deficiency is 

to say that new development is being asked to pay for 50% of future pedestrian and bicycle infrastructure, 

which is an equal share to how much prior growth has built to this point. The City of Snoqualmie will have 

to identify funding to pay for its share of existing deficiencies. 

Cost Allocation Results 

The steps in Figure 2 and Table 5 summarize how the total project costs are distilled down to the eligible 

costs that can be included in the multimodal TIF. As shown, the final cost to provide adequate future 

transportation infrastructure that will support new growth is $5,733.29 per peak hour trip. Note that while 

the program was calculated based on PM peak hour trip generation, this is a proxy to measure the overall 

impact on the transportation caused by new development. It is the intent of the TIF program that the peak 

hour trip generation (AM, midday, PM) be considered when calculating an appropriate impact fee. 
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Figure 2: Determination of Eligible Impact Fee Costs From Project List 

 

Table 5: Calculation of the Fee Per Trip 

No  Calculation Step Value 

1 Eligible Project List Costs $98,076,600 

2 Subtract Estimated External Funding - $74,892,500 

3 Assumed City Investment = $23,184,100.00 

4 Growth Attributable to Snoqualmie 
× 51%-100% (range, based on project type and location) 

= $18,080,474 

5 Account for Existing Deficiencies × 0%-50% (range, based on project) 

6 Resulting Impact Fee Costs = $16,859,174 

7 Divide by Growth in PM Peak Hour Person Trip Ends ÷ 2,941 

8 Cost per Peak Hour Person Trip End $5,733.29 

Source: Fehr & Peers, 2024. 
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Impact Fee Schedule 
Table 5 highlights the most important calculation of the TIF, which is the cost per peak hour trip. Using 

this rate and the peak hour trip generation of any development project, the appropriate impact fee can be 

calculated. However, to assist project applicants in estimating their impact fees, we have developed a rate 

table that translated the impact fee rate into a cost per unit of development for a variety of land uses 

included in the ITE Trip Generation Manual. Table 6 shows the various components of the fee schedule 

(vehicle trip generation rates, pass-by rates, and person trip rates.) 

The impact fee schedule can be used to calculate impact fees for simple land use projects, but the City of 

Snoqualmie reserves the right to request a detailed trip generation analysis for any development 

proposal. Applicants also have the right to submit an independent impact fee assessment for review by 

the City. As noted, some land uses (e.g., coffee shop, bakeries) may need to assess their impact fee on the 

AM or other peak hour, as directed by the City of Snoqualmie. 

Table 6: City of Snoqualmie Impact Fee Rate Schedule 

ITE Land Use Category 
ITE 

Code 
Units 

Vehicle PM 

Peak 

Trips/Unit1 

Pass-by 

%2 

Vehicle-

to-Person 

Trip 

Ratio3 

PM Peak 

Person 

Trip Rate 

Impact Fee 

Per 

Development 

Unit 

Single Family – Detached 210 per DU 0.94 0% 

1.45 

1.36 $7,814.47 

Middle Housing4 215, 220 per DU 0.47 0% 0.78 $3,907.24 

Retirement Community 251 per DU 0.30 0% 0.44 $2,493.98 

Congregate Care/Asst Living 253 per DU 0.18 0% 0.26 $1,496.39 

Elementary School 520 students 0.16 20% 

1.26 

0.16 $924.66 

Middle/JR High School 522 students 0.15 20% 0.15 $866.87 

High School 525 students 0.14 20% 0.14 $809.08 

Day Care Center 565 per KSF 11.12 90% 1.40 $8,033.03 

Church 560 per KSF 0.49 0% 0.62 $3,539.73 

Nursing Home 620 per Bed 0.14 0% 0.18 $1,011.35 

Light Industrial/Manufacturing 110, 140 per KSF 0.695 0% 

1.08 

0.75 $4,303.41 

Industrial Park 130 per KSF 0.34 0% 0.37 $2,105.26 

Mini-Warehouse/Storage 151 per KSF 0.15 0% 0.16 $928.79 

Warehousing 150 per KSF 0.18 0% 0.19 $1,114.55 

Hospital 610 per KSF 0.86 0% 1.26 1.08 $6,212.59 

Medical/Dental Office 720 per KSF 3.93 0% 

1.22 

4.79 $27,488.82 

General Office (200k-300k) 710 per KSF 1.44 0% 1.76 $10,072.24 

General Office (300k) 710 per KSF 1.22 0% 1.49 $8,533.43 

Single Tenant Office 715 per KSF 1.76 0% 2.15 $12,310.52 
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ITE Land Use Category 
ITE 

Code 
Units 

Vehicle PM 

Peak 

Trips/Unit1 

Pass-by 

%2 

Vehicle-

to-Person 

Trip 

Ratio3 

PM Peak 

Person 

Trip Rate 

Impact Fee 

Per 

Development 

Unit 

Health Fitness Club 492 per KSF 3.45 25% 

1.25 

3.23 $18,543.60 

Recreational Community 

Center 
495 per KSF 2.5 25% 2.34 $13,437.39 

Gasoline/Service Station 944 per VSP 13.91 62% 

1.25 

6.61 $37,881.27 

Gas Station w/Convenience 

Market 
945 per VSP 18.42 62% 8.75 $50,163.41 

Self-Serve Car Wash 947 per stall 5.54 35% 4.50 $25,806.96 

Auto Sales (New/Used) 840, 841 per KSF 3.09 20% 3.09 $17,687.19 

Automobile Parts Sales 843 per KSF 4.9 43% 3.49 $20,016.34 

Auto Service Center 943 per KSF 2.06 30% 1.80 $10,334.25 

Variety Store 814 per KSF 6.7 50% 

1.25 

4.19 $24,008.15 

Freestanding Discount Store 815 per KSF 4.86 27% 4.43 $25,425.70 

Supermarket 850 per KSF 8.95 38% 6.94 $39,767.52 

Shopping Center (>150k) 820 per KSF 3.4 29% 3.02 $17,300.20 

Shopping Plaza (40 – 150k) 821 per KSF 9.03 40% 6.77 $38,828.70 

Strip Retail Plaza (<40k) 822 per KSF 6.59 34% 5.44 $31,170.46 

Hardware/Paint Store 816 per KSF 2.98 60% 1.49 $8,542.60 

Convenience Market 851 per KSF 49.11 61% 23.94 $137,261.37 

Pharmacy/Drug Store w/o 

Drive-Thru 
880 per KSF 8.51 53% 5.00 $28,664.29 

Pharmacy/Drug Store w/Drive-

Thru 
881 per KSF 10.25 49% 6.53 $37,463.46 

Furniture Store 890 per KSF 0.52 40% 0.39 $2,235.98 

Drive-In Bank 912 per KSF 21.01 35% 17.07 $97,870.82 

Walk-In Bank 911 per KSF 12.13 47% 8.04 $46,073.42 

Fine Dining Restaurant 931 per KSF 7.8 44% 5.46 $31,303.75 

High Turnover Restaurant 932 per KSF 9.05 43% 6.45 $36,968.96 

Fast Food w/o Drive-Thru 933 per KSF 33.21 49% 21.17 $121,381.60 

Fast Food w/Drive-Thru 934 per KSF 33.03 55% 18.58 $106,520.92 

Hotel 310 per room 0.59 0% 
1.45 

0.86 $4,904.83 

Motel 320 per room 0.36 0% 0.52 $2,992.78 

1. Source: ITE Trip Generation Manual, 11th Edition. Vehicle trip rates for weekday, peak hour of adjacent street traffic (4-6pm). 

2. A pass-by trip is any trip that may go to a land use but is part of a larger overall “trip tour.” The defining feature of the pass-by trip 

is that it is an interim stop that did not initiate the overall need to travel. 

3. Vehicle-to-person trip generation rate factors were developed from the 2017-2019 Puget Sound Regional Council Household 

Travel Survey. 

4. Consistent with HB 1337, ADUs cannot have an impact fee of more than 50% of the fee for single family housing. To encourage 

middle housing, all forms of non-single family housing not otherwise listed in this table are eligible for this reduced impact fee rate. 

Sources: ITE Trip Generation Handbook, 11th Edition; Fehr & Peers, 2024.      
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AMOUNT BUDGETED $   n/a 

APPROPRIATION REQUESTED $   n/a 

 

SUMMARY 
 

INTRODUCTION 
The Washington Growth Management Act (GMA) requires cities to update their critical area ordinance or 
before December 31, 2024. Counties and cities have an additional 1-year extension, beyond the periodic 
update deadline, to complete the review and update of the Critical Areas Ordinance (CAO Update) pursuant 
to RCW 36.70A.130(7)(b). All critical areas must be designated, and functions and values protected using the 
best available scientific, (BAS) information. 
  
LEGISLATIVE HISTORY 
Ordinance No. 1176, Critical Areas was adopted on June 13, 2016. 
 
BACKGROUND  
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The Planning Commission recently completed draft Environmental Goals and Policies in March 2024, which 
included recommended policies for the use of Best Available Science; (BAS), the protection of anadromous 
fisheries, the restoration and maintenance of riparian management zones and their buffers, and for the 
protection of the City’s environmental critical areas. The Department of Commerce provided a Critical Area 
Handbook; a complete guidance document for updating critical area regulations. This 2023 publication, 
addresses the following: Wetlands rating system, Voluntary Stewardship Program, agricultural activities, FEMA 
Biological Opinion, availability of LiDAR, monitoring and adaptive management, a salmon recovery roadmap, 
and other issues. 

 Washington State Department of Fish and Wildlife, (WDFW) and the Washington Department of Ecology 
(Ecology) released updated guidance based on BAS for management of riparian zones along streams and for 
wetland mitigation. BAS information was also provided by the Snoqualmie Tribe including information on 
Indigenous Knowledge/Traditional Ecological Knowledge (IK). 

ANALYSIS 
BAS is available in multiple environmental areas including riparian ecosystem, wetlands, critical aquifer 
recharge areas and others. BAS review for riparian ecosystem is best synthesized in Department of Ecology 
Volume 1, Science Synthesis and Management Implications (Quinn et al. 2020) which describes how riparian 
ecosystems and watersheds affect ecological functions and aquatic habitats and Volume 2, Management 
Recommendations (Rentz et al. 2020) which provides guidance for cities to protect and restore functioning 
riparian ecosystems. Healthy functioning riparian ecosystems are fundamental for clean water, productive 
salmon populations, and climate resilient watersheds. 
 
According to Quinn et al. (2020) and Rentz et al. (2020), riparian ecosystems are defined as the area that 
provides full ecological function for bank stability, shade, pollution removal, detrital inputs, recruitment of 
large woody debris, and wildlife movement. The current term or approach to managing these habitats is to 
identify them as Riparian Management Zones (RMZ) rather than buffers, as is commonly used in most critical 
area ordinances. The preferred term is RMZ because buffer implies undeveloped natural areas that can 
contribute habitat to riparian functions, whereas RMZ is meant to capture the area capable of providing full 
functions and is managed to that end. 
 
One of the goals of managing RMZs is the Desired Future Condition (DFC), in which habitat composition and 
structure is old, structurally complex conifer-dominated forest with large diameter trees, numerous snags and 
logs, and multi-strata canopies that promote plant diversity. This is used as the benchmark for the DFC in 
riparian areas. Riparian restoration is also expected to counteract climate change and protect juvenile salmon 
according to climate change models (Fullerton et al. 2022; Yan et al. 2021). A significant component of 
implementing the RMZ management concept is to use the site-potential tree height (SPTH) for determining 
RMZ widths on streams. 
 
Tree height refers to the average height of the tallest dominant tree (200 years or older) in which key riparian 
ecosystem functions are effectively captured. The effectiveness of providing riparian functions decreases as 
the distance from a stream increases. Designating RMZs based on at least SPTH200 is therefore a scientifically 
supported approach to protecting and managing fully functioning riparian ecosystems, including salmon. 
 
Rentz et al. (2020) describes procedures for delineating RMZs in city forested ecosystems. The inner edge of 
the RMZ should be based on the active channel as determined by the location of the 
  
stream ordinary high-water mark (OHWM) following the Department of Ecology’s OHWM delineation manual 
(Anderson et al. 2016). The outer edge should be the recommended minimum based on SPTH200, (Site 
Potential Tree Height; SPTH) vegetation composition, and pollution removal. 
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The minimum RMZ width for pollution removal is 100 feet, which has been documented to remove 80-95% or 
more of common stream contaminants (e.g., nitrogen, phosphorous, sediment, and most pesticides). The 
mean SPTH200 in western Washington ranges from 100 to 240 feet and is correlated with soil types that 
support different climax tree species. The greater of the two (e.g., one full SPTH200 or the 100-foot pollution 
removal overlay) should be utilized to determine the regulated RMZ to protect all key riparian functions. 
WDFW created the SPTH mapping toolhttps://www.commerce.wa.gov/growth-management/ecosystem-
planning/critical-areas/ which may be used to help inform how BAS can be applied to RMZ’s in the City.  It 
provides 200-year site-potential tree height information at the parcel level for those areas that are proximate 
to waterbodies. 
 
Staff mapped out how proposed Class 2 Riparian buffers would impact existing structures. Attached are two 
exhibits showing the stream types in the city (See Figure 1) and the proposed buffer increases (See Figure 2). 
Figure 2 includes total linear feet of stream type in the city, and the total increase in area that would be 
regulated as riparian management zones. An estimated 175 structures in the city would have the riparian 
buffer intersecting an existing structure. by a proposed change in buffer widths. This estimate assumes the 
following: 
 
1. Buffers do not extend across existing roadways and parking lots, 
2. Dirtfish Rally School is considered an undeveloped site since it will be redeveloped eventually. 
3. No change to Type S stream buffers, 
4. Type N buffer increases from 50 feet to 100 feet, 
5. Type F buffer increases from 75 feet to 200 feet, 
6. Increase buffer area likely overestimated due to overlapping Type N and Type F buffers, and buffers 

on piped stream segments that typically do not have RMZs. 
 
In addition, Quinn et al. (2020) and Rentz et al. (2020) do not distinguish between non-fish bearing and fish-
bearing streams. No evidence or scientific literature has been identified that full riparian ecosystem functions 
along non-fish bearing streams are less important to aquatic ecosystems than full riparian ecosystem 
functions along fish-bearing streams, due to their connectivity. 
 
BAS review for wetlands is best synthesized, Wetland Mitigation in Washington State, Part 1:, 
Agency Policies and Guidance (Version 2) (Ecology et al. 2021) which provides updated 
guidance on compensatory mitigation specifically for or selecting, designing, and implementing compensatory 
mitigation based on BAS, to ensure that environmental policies and regulatory requirements are achieved. 
 
BUDGET IMPACTS 
N/A 
 
NEXT STEPS 
A first reading of ordinance xxxx to adopt amendments to SMC 15.12 and 19.12; Critical Areas and Flood 
Hazards; Best Available Science is scheduled for January 27, 2025, followed by a second reading and adoption 
of the ordinance on February 10, 2025. 

PROPOSED ACTION 
 
Second Reading and Proposed Adoption – February 10, 2025; Move to approve Ordinance xxxx amending SMC 
15.12 Flood Hazard and 19.12 Critical Areas to include Best Available Science.  
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Ordinance No. XXXX 

Published: _______ Page 1 of 4 
 

 

ORDINANCE NO. XXXX 

 
AN ORDINANCE OF THE CITY OF SNOQUALMIE, WASHINGTON 
AMENDING CHAPTERS 15.12 AND 19.12, FLOOD HAZARD 
REGULATIONS AND CRITICAL AREAS, OF THE SNOQUALMIE 
MUNICIPAL CODE.  

 

WHEREAS, the City of Snoqualmie is a non-charter optional municipal code city as 

provided in Title 35A RCW, incorporated under the laws of the state of Washington, and plans 

pursuant to the Growth Management Act, Chapter 36.70A RCW (“GMA”); and 

WHEREAS, certain provisions of the GMA, specifically RCW 36.70A.050, .170, .172, 

 

.175 and .177, mandate that the City adopt development regulations to protect the functions and 

values of critical areas and flood management and 

WHEREAS, Chapter 19.12 of the Snoqualmie Municipal Code (“SMC”) currently 

contains the City’s development regulations pertaining to the protection of critical areas within the 

City, which are defined to have the same meaning as “Critical areas” defined in the GMA; and 

WHEREAS, pursuant to RCW 36.70A.130, the City is required to periodically review and, 

if needed, revise its development regulations, including its critical areas regulations, to ensure its 

regulations comply with the goals and requirements of the GMA; and 

WHEREAS, the last periodic review for Chapters 15.12 and 19.12 SMC occurred in both 

2016, and 2020 following which the City Council adopted necessary revisions to Chapters 15.12 

and 19.12 in Ordinances 1237 and 1176; and   

WHEREAS, RCW 36.70A.172 requires that when designating and protecting Critical 

areas under the GMA, the City must include Best Available Science in developing policies and 

regulations to protect the functions and values of Critical areas and to give special consideration  

 

36

Item 3.



Ordinance No. XXXX 

Published: _______ Page 2 of 4 
 

 

to conservation and protection measures necessary to preserve or enhance anadromous fisheries; 

and 

WHEREAS, in performing this periodic review, City staff considered critical areas 

regulation guidance available from state agencies, including the Department of Commerce and the 

Department of Ecology, consulted with experts in the disciplines addressed in the critical areas 

development regulations, and considered and included various sources of Best Available Science; 

and 

WHEREAS, on November 25, 2024, the City’s State Environmental Policy Act (“SEPA”) 

Responsible Official issued a Determination of Non-Significance (DNS), Adoption/Addendum for 

the proposed Critical areas amendments, and 

WHEREAS, the City of Snoqualmie Planning Commission has considered the proposed 

amendments at several of its regularly scheduled public meetings, and held a duly- noticed public 

hearing on December 2, 2024, at which it received public testimony from any person wishing to 

provide input or comment; and 

WHEREAS, at the conclusion of the public hearing, the Planning Commission voted 

unanimously to recommend approval of the proposed amendments; and 

WHEREAS, during its regularly scheduled, open City Council meetings on January 27, and 

February 10, 2025, the City Council discussed the proposed Critical Areas Regulations; and 

WHEREAS, pursuant to RCW 36.70A.370, the City has utilized the process established 

by the Washington State Attorney General so as to assure the protection of private property rights; 

and 
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Ordinance No. XXXX 

Published: _______ Page 3 of 4 
 

 

WHEREAS, the City Council has considered the entire public record, public comments, 

written and oral, the Best Available Science, and the Planning Commission’s recommendation; 

and 

WHEREAS, the City Council has determined that the proposed Critical Areas Regulations 

are consistent with the City’s adopted GMA Comprehensive Plan, will advance and not adversely 

affect the public health, safety, or general welfare, and are in the best interest of City of Snoqualmie 

citizens and property owners; and 

WHEREAS, by adopting this Ordinance, the City Council wishes to complete all review, 

evaluation and adoption requirements pertaining to the periodic update of its Comprehensive Plan 

and development regulations under RCW 36.70A.130; 

NOW, THEREFORE, BE IT HEREBY ORDAINED by the City Council of the City of 

Snoqualmie, Washington, as follows: 

Section 1. Chapters 15.12 and 19.12 SMC Amended. Chapter 19.12 of the Snoqualmie 

Municipal Code, CRITICAL Areas, is hereby amended as shown in Exhibit A. 

Section 2. -- Effective Date. This ordinance shall be effective from and after 

the date of its adoption and the expiration of five days after its publication as provided 

by law. 

Section 3. — Corrections by City Clerk or Code Reviser. Upon approval of the City 

Attorney, the City Clerk and the code reviser are authorized to make necessary corrections to this 

ordinance, including the correction of clerical errors; references to other local, state or federal 

laws, codes, rules, or regulations; or ordinance numbering anti section/subsection numbering. 
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Ordinance No. XXXX 

Published: _______ Page 4 of 4 
 

 

Section 4. — Severability. If any one or more section, subsection, or sentence of this 

ordinance is held to be unconstitutional or invalid, such decision shall not affect the validity of 

the remaining portion of this ordinance and the same shall remain in full force and effect. 

PASSED by the City Council of the City of Snoqualmie, Washington, this 10th day 

of February 2025. 

 

 

 
 
______________________________ 
Katherine Ross, Mayor 

 
 
 
 
ATTEST:      APPROVED AS TO FORM:    
 
 
______________________________  ______________________________  
Deana Dean, City Clerk                                           Dena Burke, City Attorney 
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City of Snoqualmie Best Available Science Code Updates / Crosswalk (Draft) 

Page 1 of 13     1/6/2025 
 

Item SMC Existing Code New Regulation/Code Consistent 
with BAS 

1 Wetland Definition: 
19.12.020 

Critical Areas Definitions. 
FF. “Wetland” or “wetlands” means areas that are 
inundated or saturated by surface water or groundwater 
at a frequency and duration sufficient to support, and 
that under normal circumstances do support, a 
prevalence of vegetation typically adapted for life in 
saturated soil conditions. Wetlands generally include 
swamps, marshes, bogs, and similar areas. Wetlands do 
not include those artificial wetlands intentionally 
created from nonwetland sites, including, but not 
limited to, irrigation and drainage ditches, grass-lined 
swales, canals, detention facilities, wastewater 
treatment facilities, farm ponds, and landscape 
amenities. Wetlands do not include areas that were 
unintentionally created as a result of blockage of 
drainage from the construction of a road, street, or 
highway after July 1, 1990. Wetlands may include those 
areas intentionally created from nonwetland areas as 
compensatory mitigation for impacts to wetlands. 

The above WETLANDS definition is per original RCW 
36.70A.030(48) definition. 

New definition per RCW 36.70A.030(48) was 
updated in 2024 (See ESHB 2321-S.SL, effective 
June 6, 2024) as follows: 

"Wetland" or "wetlands" means areas that are 
inundated or saturated by surface water or 
groundwater at a frequency and duration 
sufficient to support, and that under normal 
circumstances do support, a prevalence of 
vegetation typically adapted for life in 
saturated soil conditions. Wetlands generally 
include swamps, marshes, bogs, and similar 
areas. Wetlands do not include those artificial 
wetlands intentionally created from 
nonwetland sites, including, but not limited to, 
irrigation and drainage ditches, grass-lined 
swales, canals, detention facilities, wastewater 
treatment facilities, farm ponds, and landscape 
amenities, or those wetlands created after July 
1, 1990, that were unintentionally created as a 
result of the construction of a road, street, or 
highway. Wetlands may include those artificial 
wetlands intentionally created from 
nonwetland areas created to mitigate 
conversion of wetlands. 

 
☒  Yes 
☐  No 

2 Definition of Fish and 
Wildlife Habitat 
Conservation Areas: 
19.12.020 

19.12.020.N. “Fish and wildlife habitat conservation 
area” means an area that provides essential habitat for 
maintaining listed species of endangered, threatened, or 
critical populations. 

New SMC definition revised to be consistent 
with current WAC definition: 

1. Areas that serve a critical role in 
sustaining needed habitats and species for 
the functional integrity of the ecosystem, 
and which, if altered, may reduce the 
likelihood that the species will persist over 
the long term. These areas may include, 

☒  Yes 
☐  No 
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Page 2 of 13     1/6/2025 
 

Item SMC Existing Code New Regulation/Code Consistent 
with BAS 

but are not limited to, rare or vulnerable 
ecological systems, communities, and 
habitat or habitat elements including 
seasonal ranges, breeding habitat, winter 
range, and movement corridors; and areas 
with high relative population density or 
species richness. Locally important habitats 
and species may also be designated by the 
City of Snoqualmie.  

2. Fish and wildlife habitat conservation 
areas include areas of primary association 
for State or Federal listed wildlife species, 
state sensitive wildlife species, and current 
Priority Habitats and Species designated by 
Washington Department of Fish and 
Wildlife. 

3. "Habitats of local importance" 
designated as fish and wildlife habitat 
conservation areas include those areas 
found to be locally important by the City of 
Snoqualmie. 

4. Waters of the State, including streams 
and wetlands.  

5. Riparian Management Zones. 

6. "Fish and wildlife habitat conservation 
areas" does not include such artificial 
features or constructs as irrigation delivery 
systems, irrigation infrastructure, irrigation 
canals, or drainage ditches that lie within 
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Page 3 of 13     1/6/2025 
 

Item SMC Existing Code New Regulation/Code Consistent 
with BAS 

the boundaries of, and are maintained by, a 
port district or an irrigation district or 
company. 

3 19.12.020 No definition of “sensitive species” in current code. 
Added as 19.12.020.EE 

19.12.020.EE: “Sensitive species” means any 
wildlife species native to the state of 
Washington that is vulnerable or declining and 
is likely to become endangered or threatened 
in a significant portion of its range within the 
state without cooperative management or 
removal of threats, as currently listed by the 
Washington Department of Fish and Wildlife. 

☒  Yes 
☐  No 

4 19.12.020.T SMC 19.12.020.T. “Listed species” means those wildlife 
species that have been listed as endangered, threatened 
or critical by the U.S. Fish and Wildlife Service, NOAA 
National Marine Fisheries Service, or Washington 
Department of Wildlife pursuant to RCW 77.12.020 and 
Chapter 232-12 WAC as may be amended. 

19.12.030.U: “Listed species” means those 
wildlife species that have been listed as 
endangered, threatened or sensitive by the U.S. 
Fish and Wildlife Service, NOAA National 
Marine Fisheries Service, or Washington 
Department of Wildlife, as may be amended. 
 

☒  Yes 
☐  No 

5 19.12.190.A 19.12.190.A. Designation. All wetlands and streams and 
their buffers, together with all publicly owned open 
spaces of greater than 10 acres, not including land use 
perimeter buffers, are hereby designated as fish and 
wildlife habitat conservation areas, including 
Meadowbrook Farm, the Two Sisters Return Open 
Space, Snoqualmie Point, Three Forks Natural Area, the 
Snoqualmie River Open Space and the Kimball Creek 
Open Space. Other areas shall be designated as fish and 
wildlife habitat conservation areas based upon a habitat 
study conducted pursuant to this section. 

19.12.190.A: Designation. All waters of the 
state, including wetlands, and streams, and 
their buffers, together with all publicly owned 
open spaces of greater than 10 acres, not 
including land use perimeter buffers, are 
hereby designated as fish and wildlife habitat 
conservation areas, including Meadowbrook 
Farm, the Two Sisters Return Open Space, 
Snoqualmie Point, Three Forks Natural Area, 
the Snoqualmie River Open Space and the 
Kimball Creek Open Space. Other areas, such as 
those of primary association for state and 
federal listed wildlife species, state sensitive 

☒  Yes 
☐  No 
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Item SMC Existing Code New Regulation/Code Consistent 
with BAS 

species, and Priority Habitat Species as 
designated by the Washington Department of 
Fish and Wildlife, as well as Habitats of Local 
Importance, shall also be designated as fish and 
wildlife habitat conservation areas based upon 
a habitat study conducted pursuant to this 
section. 

6 Designating and 
Protecting Waters of 
the State: 19.12.020 

SMC 19.12.020 currently does not contain a definition 
for “waters of the state”.  

19.12.020.JJ: “Waters of the state” means 
lakes, rivers, ponds, streams, inland waters, 
underground waters, salt waters, and all other 
surface waters and watercourses within the 
jurisdiction of the state of Washington. 

☒  Yes 
☐  No 

7 Code Addition:  
19.12.020.AA 
Code Update: 
19.12.160.D  

Not included. Intent is it establish riparian management 
zones (RMZs) to maintain no net loss of riparian area 
ecosystem function and values as recommended by 
WDFW. 

Added a definition for RMZ under  
19.12.020.CC “Riparian management zone” 
means an area that has the potential to provide 
full riparian functions, synonymous with stream 
buffer. Primary functions of riparian 
management zones include shading, bank 
stability, nutrient input, wood recruitment, and 
pollution control.    

Updated 19.12.160.D to replace “Buffers” with 
“Riparian Management Zones”. 

☒  Yes 
☐  No 

8 Buffers: 
19.12.020, 030 

SMC 19.12.020.H: “Critical area” includes the following 
areas: (1) wetlands; (2) streams; (3) channel migration 
zones; (4) areas with a critical recharging effect on 
aquifers used for potable water; (5) fish and wildlife 
habitat conservation areas; (6) frequently flooded areas; 
and (7) geologically hazardous areas. “Sensitive area” 
has the same meaning as “critical area” for the purposes 
of this chapter.  

SMC 19.12.020.H “Critical area” includes the 
following areas and associated buffers: (1) 
wetlands; (2) streams; (3) channel migration 
zones; (4) areas with a critical recharging effect 
on aquifers used for potable water; (5) fish and 
wildlife habitat conservation areas; (6) 
frequently flooded areas; (7) geologically 
hazardous areas. “Sensitive area” has the same 

 
☒  Yes 
☐  No 
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SMC 19.12.020.E. “Buffer” means the designated area 
adjacent to a wetland, stream, geologically hazardous 
area, or channel migration zone. The buffer is intended 
to protect the resource in the case of wetlands and 
streams; to protect against injury or damage to persons 
and property and to protect against landslide, erosion 
and other undesirable consequences in the case of 
geologically hazardous areas; and to protect against 
injury and damage to persons and property in the case 
of channel migration zones. Buffers are not applicable to 
critical aquifer recharge areas, fish and wildlife habitat 
areas (except to the extent that buffers for other critical 
areas serve as fish and wildlife habitat areas), or 
frequently flooded areas. 

 SMC 19.12.030.B does not include buffers as a 
regulated critical area.  
“B. Critical areas regulated by this chapter include: 

1. Geologically hazardous areas including: 
a. Erosion hazard areas; 
b. Landslide hazard areas;  
c. Steep slope hazard areas; and 
d. Seismic hazard areas; and 

2. Channel migration and erosion hazard areas; 
3. Frequently flooded areas; 
4. Streams; 
5. Wetlands; 
6. Fish and wildlife habitat conservation areas; and 
7. Critical aquifer recharge areas.” 

 

meaning as “critical area” for the purposes of 
this chapter. 

SMC 19.12.020.E. “Buffer” means the 
designated area adjacent to a wetland, stream, 
geologically hazardous area, or channel 
migration zone. Stream buffers is synonymous 
with Riparian Management Zones in this 
chapter. The buffer is intended to protect the 
resource in the case of wetlands and streams; 
to protect against injury or damage to persons 
and property and to protect against landslide, 
erosion and other undesirable consequences in 
the case of geologically hazardous areas; and to 
protect against injury and damage to persons 
and property in the case of channel migration 
zones. Buffers are not applicable to critical 
aquifer recharge areas, fish and wildlife habitat 
areas (except to the extent that buffers for 
other critical areas serve as fish and wildlife 
habitat areas), or frequently flooded areas. 

Updated 19.12.030.B, as follows: 
“B. Critical areas and associated buffers 
regulated by this chapter include: 
B. Critical areas regulated by this chapter 
include: 

1. Geologically hazardous areas including: 

a. Erosion hazard areas; 

b. Landslide hazard areas; 
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c. Steep slope hazard areas; and 

d. Seismic hazard areas; 

2. Channel migration and erosion hazard 
zones; 

3. Frequently flooded areas; 

4. Streams 

5. Wetlands; 

6. Fish and wildlife habitat conservation 
areas; and 

7. Critical aquifer recharge areas. 

 
9 19.12.160.D Per SMC Table 19.12.160-1. Stream Buffers: 

Stream Classification External 
Buffer Width 

Class 1 streams and Class 2 
streams with anadromous 
salmonids 

100 feet 

Class 2 streams 75 feet 

Class 3 streams 50 feet 

Class 4 streams 25 feet 

Snoqualmie River South Fork 
and right bank of mainstem 

200 feet 

19.12.160.D. Riparian Management Zones. 
Riparian Management Zones (RMZ) are 
designated based on the estimated average 
200 year site potential tree height, extending 
outward on each side of a stream from the 
ordinary high water mark to the distances 
prescribed in Table 19.12.160-1: 

☒  Yes 
☐  No 
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within the Natural Shoreline 
Environment 1, 2 

Snoqualmie River within 
Urban Riverfront 
Environment, generally 
located between S.E. Fir 
Street and Meadowbrook 
Way S.E.1, 2 

25 feet 

1 Areas of the Snoqualmie River not identified in Table 
19.12.160-1 shall use the prescribed Class 1 stream 
buffer. 

2 See Chapter 19.08 SMC for shoreline environments and 
associated maps. 

Table 19.12.160-1. 
 

Riparian Management Zone Widths  
 

Stream Classification RMZ Width 

Class 1 streams  See Shoreline 
Regulations 
(SMC 19.08).1 

Class 2 streams 200 feet 

Class 3 streams 100 feet 

Class 4 streams 100 feet 
 
1 See Chapter 19.08 SMC for shoreline 
environments and associated maps. 

 
 

10 Code addition to 
19.12.020 

Added definition of “Ordinary High Water Mark 
(OHWM)” at 19.12.020(Z) 

Z. “Ordinary high water mark” means the point 
on the sides of streams or lakes which is 
historically or normally at water’s edge, as 
identified by a visible change in vegetation 
and/or soil. The ordinary high water mark 
should be determined using the most current 
federal and state methodologies. 

 

☒  Yes 
☐  No 

11 19.12.070.D 
 

D. Monitoring. 19.12.070.D has been updated as follows: 

D. Monitoring. 

☒  Yes 
☐  No 
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1. Whenever mitigation is required, the city may 
require monitoring to ensure the mitigation meets 
the design performance standards established in 
the approved mitigation plan. The city may require 
that a qualified critical area consultant, at the 
direction of the city and at the applicant’s expense, 
monitor the development proposal site during 
construction and for a sufficient period of time after 
construction to ensure satisfactory mitigation of 
impacts on the critical area. The qualified critical 
area consultant shall monitor per the provisions 
outlined in the approved mitigation plan based on 
the conditions or restrictions imposed by the city 
and such administrative rules as the director shall 
prescribe. 

 

1. Whenever mitigation is required, the 
city will require monitoring to ensure the 
mitigation meets the design performance 
standards established in the approved 
mitigation plan. The city may require that a 
qualified critical area consultant, at the 
direction of the city and at the applicant’s 
expense, monitor the development 
proposal site during construction and for a 
sufficient period of time after construction 
to ensure satisfactory mitigation of impacts 
on the critical area. The qualified critical 
area consultant shall monitor per the 
provisions outlined in the approved 
mitigation plan based on the conditions or 
restrictions imposed by the city and such 
administrative rules as the director shall 
prescribe. 

 
12 19.12.060 

19.12.170 
19.12.060 discusses the requirement for a critical areas 
study, for any action that could impact a critical area. 
19.12.170 requires a report for actions that could impact 
wetlands. 

Replaced “critical areas study” with “critical 
areas report” for simplicity and consistency. 
Updated sections included: 
 19.12.060 update “critical areas study” to 

“critical areas report” and “study” to 
“report”. 

 19.12.070 update “study” to “report”. 
 19.12.110.B update “study” to “report”. 
 19.12.120.1 update “study” to “report”. 
 19.12.160.C.10 update “study” to “report”. 
 19.12.170.H.6 update “study” to “report”. 

☒  Yes 
☐  No 
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 19.12.200.F update “critical areas study” to 
“critical areas report”. 

 
13 19.12.040(A)6 

 
19.12.040(A)6 allowed activities states: “Removal of 
invasive plants and noxious weeds, and additional 
aggressive non-native species, including Japanese 
knotweed, Scot’s broom, English ivy, Himalayan and 
evergreen blackberry; provided, only hand labor and 
light equipment that minimizes disturbance to the 
critical area or buffer are used, and chemical 
applications are approved for use adjacent to streams 
and wetlands, provided best management practices are 
used.”  
 

Updated to: “Removal of invasive plants and 
noxious weeds, and additional aggressive non-
native species, including Japanese knotweed, 
Scot’s broom, English ivy, Himalayan and 
evergreen blackberry; provided, only hand 
labor and light equipment that minimizes 
disturbance to the critical area or buffer are 
used, and any chemical applications are 
approved by Ecology for use adjacent to 
streams and wetlands, provided best 
management practices are used, and soil 
compaction is avoided.” 

☒  Yes 
☐  No 

14 19.12.040(A)7 
 

19.12.040(A)7: 7. Removal of dangerous trees, with the 
director’s approval. A certified arborist’s evaluation may 
be required in the discretion of the director if the hazard 
is not clearly evident.  

19.12.020 updated to include a definition for 
“Hazard tree.”  
19.12.020.P. “Hazard tree” is defined as a 
threat to life, property, or public safety. 

19.12.040(A)7: 7. Removal of hazard trees, with 
the director’s approval. A certified arborist’s 
evaluation may be required in the discretion of 
the director if the hazard is not clearly evident. 
Creation of snags are encouraged rather than 
complete tree removal. Hazard trees removed 
from critical areas or associated buffers must 
be replaced at a minimum 3:1 ratio and 
maintained for at least three years.   

☒  Yes 
☐  No 

15 19.12.160 
 

SMC 19.12.160.C.11.a: a. Such public access will not 
adversely affect habitat or water quality values of the 
critical area or its buffer  

19.12.160.C11.a:. Such public access will not 
adversely affect habitat or water quality values 
of the critical area or its buffer, and that the 

☒  Yes 
☐  No 
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design reflects current Priority Habitat and 
Species data and WDFW management 
recommendations; 

 
16 19.12.090 

 
19.12.090.F.1 states: Whenever mitigation is required, 
the applicant shall prepare and submit a mitigation plan 
for city review and approval. 

 

19.12.090.F.1: 1. Whenever mitigation is 
required, the applicant shall prepare and 
submit a mitigation plan using a watershed 
approach for city review and approval. 

 

☒  Yes 
☐  No 

17 19.12.160(C)1 1. Stream Crossings. Stream crossings may only be 
permitted when there is no other reasonable access 
resulting in less impact on the stream and/or its buffer. 
Stream crossings shall use all reasonably feasible 
construction techniques to avoid disturbance to the 
stream bed or bank. In the case of Class 2, Class 3 or 
Class 4 streams, bottomless culverts or other 
appropriate methods demonstrated to provide fisheries 
protection may be used if the applicant demonstrates 
that such methods and their implementation will pose 
no harm to the stream bank or bed and will not 
adversely impact fish habitat as demonstrated in a 
report from a qualified consultant submitted by the 
applicant. The applicant shall be responsible to obtain 
and comply with all other applicable state and federal 
permits. Crossings shall not occur over salmonid 
spawning areas unless no other possible crossing site 
exists. Crossings shall be minimized and serve multiple 
purposes and properties whenever possible. 
Construction of stream crossings shall be in 
conformance with applicable permit limitations 
established by state resource agencies. 

Updated as follows:  
1. Stream Crossings. Stream crossings may only 
be permitted when there is no other 
reasonable access resulting in less impact on 
the stream and/or its buffer. Stream crossings 
shall use all reasonably feasible construction 
techniques to avoid disturbance to the stream 
bed or bank. In the case of Class 2, Class 3 or 
Class 4 streams, bottomless culverts or other 
appropriate methods demonstrated to provide 
fisheries protection may be used if the 
applicant demonstrates that such methods and 
their implementation will pose no harm to the 
stream bank or bed and will not adversely 
impact fish habitat as demonstrated in a report 
from a qualified consultant submitted by the 
applicant. The applicant shall be responsible to 
obtain and comply with all other applicable 
state and federal permits. Crossings shall not 
occur over salmonid spawning areas unless no 
other possible crossing site exists. Crossings 
shall be minimized and serve multiple purposes 

☒  Yes 
☐  No 
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and properties whenever possible. 
Construction of stream crossings shall be in 
conformance with applicable permit limitations 
established by state resource agencies. Stream 
crossings shall be designed in accordance with 
the Washington Department of Fish and 
Wildlife’s Water Crossing Design Guidelines 
(2013), as updated. New crossings shall be 
evaluated under future climate change 
scenarios for 2040 and 2080, or similar, as 
required by state and federal agencies.  

18 19.12.140 19.12.140 Channel migration and associated erosion 
hazard zones. 
A. The administrator shall assemble all available channel 
migration and erosion hazard maps and studies from 
King County and other sources in order to determine the 
location and severity of known channel migration and 
erosion hazard zones, and shall maintain maps showing 
the boundaries of all known channel migration and 
erosion hazard zones. The administrator is hereby 
authorized to adopt administrative rules to establish the 
process and criteria for designating and classifying 
channel migration and erosion hazard zones. An 
applicant for a development permit may submit a report 
by a qualified professional engineer in support of a 
determination of the boundaries or classification of 
channel migration and/or erosion hazard areas on a 
specific property if there is a discrepancy between the 
approved channel migration zone or erosion hazard map 
and site-specific conditions or data, or for unmapped 

19.12.140 Channel migration and associated 
erosion hazard zones. 
A. The administrator shall assemble all available 
channel migration and erosion hazard maps 
and studies from King County and other 
sources in order to determine the location and 
severity of known channel migration and 
erosion hazard zones, and shall maintain maps 
showing the boundaries of all known channel 
migration and erosion hazard zones. The 
administrator is hereby authorized to adopt 
administrative rules to establish the process 
and criteria for designating and classifying 
channel migration and erosion hazard zones. 
An applicant for a development permit may 
submit a report by a qualified professional 
engineer in support of a determination of the 
boundaries or classification of channel 
migration and/or erosion hazard areas on a 
specific property if there is a discrepancy 

☒  Yes 
☐  No 
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potential channel migration zones or erosion hazard 
areas. 

between the approved channel migration zone 
or erosion hazard map and site-specific 
conditions or data, or for unmapped potential 
channel migration zones or erosion hazard 
areas. It is a goal of the city of Snoqualmie to 
retain and restore channel migration zones as 
practicable to restore riparian functions in 
applicable areas over time. 

 
19 SMC 19.12.160(A)5 5. Type C (Conveyance). As defined by the city of 

Snoqualmie, “Type C waters” are those natural open 
ephemeral drainage courses (including where bridged, 
piped or culverted) that are not Type S, F, Np or Ns 
waters, which contain flow only during or immediately 
after periods of precipitation, and which flow generally 
less than 30 days per year. 

 

Type C stream class deleted because it is not 
consistent with WAC 222016-030. 

☒  Yes 
☐  No 

 

20 SMC 19.12.170.E E. Impacts to Wetlands Less Than 1,000 Square Feet. The 
following wetlands are exempt from the buffer 
provisions contained in this chapter and the normal 
mitigation sequencing process in SMC 19.12.090. They 
may be filled if impacts are fully mitigated based on 
provisions in this chapter. If available, impacts should be 
mitigated through the purchase of credits from a 
mitigation bank, consistent with the terms and 
conditions of the program or bank. iIn order to verify the 
following conditions, a critical area report for wetlands 
meeting the requirements in SMC 19.12.180 must be 
submitted. 
1. All isolated Category III and IV wetlands less than 
1,000 square feet that: 

This exemption deleted because its inconsistent 
with Best Available Science.  

☒  Yes 
☐  No 
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a. The wetland is not associated with a riparian corridor; 
b. The wetland is not associated with other wetlands 
through surface or groundwater connections; 
c. The wetland does not contain habitat identified as 
essential for local populations of species identified by 
the Washington Department of Fish and Wildlife as 
priority species; 
d. Compensatory flood storage for the proposed 
alteration has been provided within city limits with the 
equivalent to the amount of flood storage removed from 
the wetland; and 
e. If located in the city’s 100-year floodplain, the 
proposal is consistent with the requirements of Chapter 
15.12 SMC, Flood Hazard Regulations. 

21 SMC 15.12 (Flood 
hazard Regulations) 

Multiple references in SMC 15.12 to one foot of 
freeboard (minimum requirement by FEMA) 

Two feet of freeboard. ☒  Yes 
☐  No 
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