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6,000 New Housing Units Now Likely In Black Diamond 

The likelihood REALTORS® will see more than 6,000 new housing units in Black Diamond just got 
a whole lot better. Why? On January 27 the Court of Appeals handed a major defeat to opponents 
of two Master Planned Developments (MDP) in South King County. REALTORS® have actively 
supported the new MPD housing opportunities. 

That’s good news for REALTORS®, for taxpayers in Black 
Diamond who desperately need new sales tax revenues and a stronger property tax base to support the 
City, and for families looking for a home. 

The two Yarrow Bay MPDs would be known as The Villages and Lawson Hills, and include 1,196 
acres. The Villages would accommodate up to 4,800 low, medium, and high density dwelling units. In 
addition, there would be up to 775,000 square feet of retail, offices, commercial and light industrial 
development, schools, recreation and open space. Lawson Hills could accommodate up to 1,250 low, 
medium, and high density dwelling units on 371 acres, and up to 390,000 square feet of retail, offices, 
commercial and light industrial development, schools, recreation and open space. 

Towards Responsible Development (TRD) – a Black Diamond-based group has been waging a mostly 
unsuccessful effort to attack the MPDs. The group had filed a Land Use Petition Act (LUPA) Appeal with 
the Court of Appeals after losing its most recent challenges twice: Once before the City of Black 
Diamond Hearings Examiner, and a second time on August 27, 2012, when King County Superior Court 
Judge Patrick Oishi also ruled against them. 
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Appealing the third time was definitely not a charm. In unceremoniously tossing out the appeal in a 39-
page unpublished opinion, the Court of Appeals made it clear: Toward Responsible Development failed to 
meet its burden of proof, and the group’s appeal lacked merit. 

The appeal filed by Towards Responsible Development pretty much threw the whole kitchen sink at the 
MPDs in an effort to try to stop construction. In challenging both the adequacy of the City’s 
Environmental Impact Statements (EISs) and the decisions of the Hearings Examiner, the opponents tried 
to attack: 

The City’s work regarding the type of environmental reviews the City conducted, the phasing of reviews, 
failure to address environmental impacts on Lake Sawyer, traffic impacts, noise impacts, permit 
approvals, permits that are inconsistent with the City’s Comprehensive Plan and lack of responsiveness to 
King County’s comments regarding the City’s environmental reviews. 

The unanimous opinion by the Court of Appeals said those claims were “without merit,” and also said the 
claims “lacked merit.” As a result, the Court ruled those who filed the meritless appeal must pay the fees 
of the City of Black Diamond, Yarrow Bay and its partners, King County, and the land owners. 

Towards Responsible Development (TRD) could file a fourth appeal if they do so quickly, this time 
appealing to the Washington State Supreme Court. But having lost their case three times already, and 
having been ordered to pay fees, individuals close to opponents of the MPDs have suggested that an 
additional appeal is unlikely. 

Yarrow Bay broke ground in mid-December on a 93-acre area that will be Phase 1A of The Villages MPD 
in Black Diamond, perhaps in anticipation of the victory. The City approved the MPDs in September 
2010, and also approved Development Agreements for the MPDs in December 2011. A copy of the Court 
of Appeals’ decision is available here (pdf): http://s3.documentcloud.org/documents/1009839/court-of-
appeals-jan-2014.pdf 

 

Will We See More Inventory In Seattle? 

Enhanced Housing Affordability Needed – Will we see more inventory in Seattle? 

In his first State of the City address, newly elected Seattle Mayor Ed Murray devoted a portion of 
his remarks to housing affordability and pledged to establish a group of stakeholders to develop 
recommendations to bring housing within reach to more people.   

SKCR will work with the Mayor to identify solutions for additional housing opportunities that do not 
place further burdens on median income buyers, already struggling in this competitive market. 

“In this city, households that spend 30 percent of their income on housing are considered to be cost-
burdened. In 1990, 41 percent of renters were spending more than 30 percent of their income on housing. 
In 2012, that figure is now 47 percent. 52 percent of household earning half of the average median 
income are spending half their income or more on housing. This is up from 43 percent in 1999. This is 
quickly becoming a crisis. I plan to work with Council to duplicate the approach we have taken with the 
living wage issue and apply it to the issue of affordable housing. I will convene a group of stakeholders – 
including community members, housing providers, the business community, real estate developers, and 
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others – to deliver a set of recommendations on a plan for affordable housing for Council to act upon 
during its budget process this fall. All ideas are on the table as we work through the challenges facing the 
homeless and those who work but cannot afford to own or rent a home in this city. We must also be 
prepared to address the issue of social justice. After all, 51 percent of whites own their home in Seattle. 
For African-Americans that number is just 27 percent. As we conduct this important work, we as a City 
must improve our ability to track the housing that we are building, and better align development with our 
needs. We need to collect data, but we also need to mine and analyze it to give us a more strategic 
instrument for promoting housing affordability prospectively – not just assessing its lack retrospectively.” 
 — Mayor Ed Murray 

 

Seattle Planning Commission Urges More Housing Inventory 

Development of Family-Sized Housing 

At a time when REALTORS® face an inadequate inventory of homes for sale, a surprising ally has 
emerged on the housing supply front. The Seattle Planning Commission has released a white paper 
that argues more housing is needed in Seattle that is sized and affordable for families with children. 
The Commission urges City leaders to establish and fund an action plan to address this need. 

Unlike many city initiatives, the Planning Commission proposal is not merely focused on new subsidies, 
regulations, or set-asides. Instead, the Commission encourages flexibility and an innovative approach to 
development regulations and zoning to increase housing supply. 

Recommendations include: 

• Allow a broader range of low-density housing in selected single-family areas. Tandem housing, 
duplexes and triplexes, cottage housing, and courtyard housing are specific housing types the City 
should allow in these areas.  

• Allow single-family homes to have both an attached accessory dwelling unit (ADU) and a 
detached ADU. Both attached ADUs (sometimes referred to as mother-in-law units) and detached 
ADUs (backyard cottages) enable families to have extended family members close by or obtain 
rental income to enhance their financial security. Suitable lots with a single-family home as the 
primary unit should be able to include both an attached ADU and a detached ADU. 

Rezone some areas of the city in order to encourage the production of family-sized multifamily housing. 
Expanding the amount of land available for lowrise and midrise multifamily housing (e.g., by rezoning 
some single-family to multifamily, or rezoning some lowrise to midrise multifamily) is key to increasing 
the potential for a larger and more varied supply of family-sized housing in the city. 

Encourage flexible design in multifamily construction to facilitate the merger of smaller units into family-
sized units. For example, incorporating knock-out wall panels during multifamily construction can make 
it feasible to join pairs of small adjacent units later to form multi-bedroom units suitable for families. This 
could help promote a gradual evolution toward a greater diversity of unit sizes and households in these 
developments. 



SKCR looks forward to working with the planning commission to implement these strategies and others 
in pursuit of greater family sized housing supply within the city of Seattle. 

 

Auburn Plans Mixed-Use Residential-Retail Development 

Teutsch Partners LLC plans to build a mixed-use residential and retail development on two city 
blocks in Downtown Auburn. The two parcels are the final two blocks in a six-block Downtown 
Catalyst Area that was developed to encourage more housing and redevelopment in Downtown 
Auburn. REALTORS® welcomed the good news! 

 

The City of Auburn finalized the sale of the two key development parcels on South Division Street in 
Downtown after Teutsch agreed to pay the City nearly 1.75 million for the properties. Construction on the 
properties that are located inside the City’s Downtown Redevelopment District should begin in the fall of 
2014. 

This sale to Teutsch was preceded by groundbreaking last October for a development on West Main 
Street by the Plan A Development/Landmark Development partnership, which is the first of the three 
developments to get underway in Downtown Auburn. 

The Landmark project (seen here) calls for a five-story mixed use development that will include a mixture 
of retail on the ground floor facing West Main Street, plus four floors for a market-rate apartment 
community featuring high-quality, high-end finishes.  Construction is underway and should be finished by 
the end of this summer. 

 

Required Update Of “Housing Element” In Burien’s Comprehensive Plan 

Making sure REALTORS® will have homes to sell – and that Buyers will have homes to purchase – 
is why SEATTLE KingCounty REALTORS® are working with the City of Burien to ensure the 
success of the City’s required update of the “Housing Element” in the City’s Comprehensive Plan. 

The Association of REALTORS® has been closely following the work of the Burien Planning 
Commission as it endeavors to develop recommendations for the City Council regarding actions needed 
to make sure “a variety of housing” opportunities are available “to all economic segments of the 
community.” 
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In an effort to help the City “get it right” the REALTORS® submitted formal written comments to the 
City on policies related to Quality of Life, the City’s Vision Statement, Affordable Housing Targets, the 
importance of making sure the Supply of Housing will be large enough to meet the Actual Demand for 
Housing, the importance of the City’s Buildable Lands Capacity Analysis, and strategies for attracting 
jobs while also providing housing close-by those jobs. In addition, the REALTORS® also provided the 
Planning Commission and City staff with a conceptual explanation of how the various elements of GMA 
fit together. 

The City is expected to complete its work on the Comprehensive Plan updates by the end of the year. To 
request a copy of the REALTORS’® comments contact Sam Pace, the Association’s Housing Specialist 
for South King County, at Sam@SamPace.com. 

 

Covington’s Subarea Plan Approval Brings “Hawk Property” Closer To Breaking Ground 

There’s more “Good News” for Brokers who need more new construction inventory to 
sell. Covington’s approval of a subarea plan for the “Hawk Property” has moved the 212 acre 
development closer to breaking ground.  

On February 11th the Covington City Council 
approved a “sub-area plan” for 212 acres of land known as the “Hawk Property” located southeast of 
Hwy 18 near the 256th street exit. 

It’s an important step-forward in bringing additional “new construction” inventory to the 
marketplace. The City’s action gives the property owner an “entitlement” to develop the property 
consistent with the land uses and proposed zoning contained in the new subarea plan. 

The property consists of the Lakeside gravel mine, an asphalt batch plant which will be removed, and a 
highway interchange. The former gravel mine pits – now filled with water – will provide water amenities 
for residents and businesses when the project is built. 

Plans for the area include residential uses, commercial businesses – such as restaurants – along with a 
small recreational pond and walking trails. Road construction for the development could begin later this 
year. 

Richard Hart, Covington Development Director, said the State Environmental Policy Act (SEPA) analysis 
was completed earlier.  Taken together with the new subarea plan, it means the Hawk Property 
development doesn’t need to go through additional public statements and SEPA notifications. The 
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environmental policy and planned action ordinance gives minimum and maximum parameters for issues 
such as the environmental impacts, traffic plans and access. City officials said this will save the developer 
and neighborhood from having to watch for changes in densities, impacts and traffic. 

The next step will involve City Council approval of a development agreement specifying details for 
phasing of road, park and trail improvements. The City will also need to annex 80 vacant acres of land 
that will be included in the development. 

 

More Inventory In Renton Unless NIMBY Derails The Project 

More inventory for brokers to sell could be headed to the market in Renton’s Benson Hill area, but 
only if NIMBY doesn’t kill the project!  

Henley Homes wants to build 98 homes on 21 acres in 
Renton. But neighbors in the Benson Hill area who have been using the land like they owned it 
themselves — or like the land is owned by the City — are fighting the project. 

It’s not their property, and it’s not part of the City’s trails and park system. But neighbors in the 
Ponderosa Estates neighborhood have been using the vacant land for bird watching, as well as to take a 
walk, or to air their dogs. The land was formerly owned by the Renton School District. It’s bordered on 
two sides by a pair of pipelines. 

Neighbors in the Benson Hill area recently told Renton City officials they are concerned about potential 
traffic increases, as well as removal of trees on the property that neighbors use as if the land were a park.  
Neighbors have also said they think the amount of wetlands on the property is understated. 

Neighbors appear to be interested in pursuing issues that might reduce the size of the project to the point 
where it is not economically viable. 

If successful, that might force Hensley Homes to walk away from the development, leaving neighbors 
with the ability to use the land they don’t own as if it were their park. 

The City has placed a hold on plans for the project until Henley Homes provides the City with additional 
traffic and wetlands studies, as well as a habitat report.  Henley Homes has up to six months to provide 
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the additional studies.  There will be a second comment period once the documents are received at City 
Hall 

 

Aerospace Training Center Funding Means Good Jobs For Home Buyers 

Most Buyers Need a Good Job In Order To Qualify For a Mortgage. So, Good “Jobs News” is “Good 
for Real Estate.” 

To keep its manufacturing plants here in the Puget 
Sound, Boeing needs new well-trained workers to replace those who retire. Keeping those jobs in our 
region is also important for REALTORS®, because most buyers can’t qualify for a mortgage unless they 
have a good job. That’s why the Legislature’s recent decision to provide funding for construction of the 
new Aerospace Training Center being built in Renton is so important! 

The new Central Sound Aerospace Training Center set to be built at the Renton Airport is an effort to 
ensure well-trained aerospace workers will continue to be available to Boeing (and other companies) as 
large numbers of Boeing employees become eligible to retire. 

The training facility will contain multiple classrooms and be able to handle 80 to 120 students per shift, or 
an estimated 1,500 new workers per year. 

Aerospace has a huge impact on the state’s economy. It generates $76 billion in annual revenues, and 
employs 135,200 workers across the state. 

The direct impact of the 777 line includes an estimated 19,800 jobs at Boeing in support of aircraft final 
assembly, and $2.5 billion in wages and salaries. 

The new Renton Training Center, which will supply workers for this important industry, took a huge step 
forward recently when the State Legislature met in Special Session and approved an additional $5 million 
for the Aerospace training project. 

That action not only brings the total funding available to the build the Center to $12.5 million, it also fully 
funds the project. The additional state funding was passed at the same time the Legislature passed the 
777X tax-break for Boeing, and provided additional funding for the Washington Aerospace Training and 
Research Center in Edmonds. 
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The new Renton Training Center is designed to bring together many of the local players in the aerospace 
industry, as well as educational facilities such as Renton Technical College. It was originally conceived as 
a relatively small $2.5 million project. However, once the industry and educational institutions came 
together to discuss the aerospace industry’s needs, they concluded a bigger training center was needed. 
For its part, the City of Renton will provide the land at the Renton Airport for the building, valued at 
about $1.5 million, and would oversee construction. Once completed, the City would act as landlord, 
leaving the actual operation of the facility to others in the industry. 

When completed, the new Training Center will house three floors of classrooms and training spaces 
designed to offer hands-on learning for the next generation of aerospace workers, all in a real-life setting. 
The new center will be a 21,000 square foot facility with three “high bays” capable of holding the 
fuselage or wing of an airplane. 

 

Federal Way Considering A New Performing Arts & Conference Center 

The city of Federal Way is considering building a new Performing Arts and Conference Center 
(PACC).  Will it be good news for the clients and customers of REALTORS® who want to live 
Downtown with close-by access to entertainment options? Or, will it be a sinkhole of red ink that 
results in new taxes on REALTOR® commissions and the profitability of other businesses in 
Federal Way? 

Federal Way’s new Mayor, Jim Ferrell, wants to 
know. So, the Mayor has appointed a nine member Blue Ribbon Panel that will help provide objective 
expertise on the proposed Performing Arts and Conference Center (PACC). 

Ferrell characterized the members of the panel as “the best and the brightest” in the local community, so 
they can bring “the full weight of that intellectual capability” to an issue that has been debated and 
bandied around in Federal Way for some time now. 
The prospect of a new PACC has been touted as a step toward Federal Way becoming a more livable and 
economically viable city, and a way to build the City into “one of the key urban centers in the I-5 
corridor, providing substantial growth in family wage jobs, housing and destinations.” Last year, the City 
Council agreed to seek authorization to use federal borrowing power to build a new performing arts 
center, and to launch other revitalization efforts. 
But Mayor Ferrell, who voted against doing so when he was on the City Council, wants to slow down and 
take a closer look. And with good reason: 

When the Meydenbauer Center in Bellevue was first built, it operated in the red. And, to cut corners on 
construction costs, the facility was built with too few parking spaces to allow everyone attending events 
to park on-site. 
Closer to home, the Showare Center in Kent has so far not been “the draw” it was projected to be. The 
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City has been hemorrhaging red ink for several years, and last year instituted a brand new B&O tax on 
REALTORS® and other businesses to backfill city revenues that had been diverted from transportation 
needs to cover city debt on Showare. 

 

Image Credit: Chris Carrel, City of Federal Way 

The nine members of the Mayor’s Blue Ribbon Panel (seen here standing in front of the City Council) 
include Dave Berger, a retired city, government and economic development manager; Steve Lewis, a 
former president of Weyerhaeuser Real Estate Companies; Rob Harpster, owner of Olympic Aerospace; 
Brian Bullard, branch manager for Columbia Bank; Kathi Ferrari, vice president/principal business 
banker for Wells Fargo N.A.; Pam Smith, director of the Auburn Performing Arts Center; Susan Streifel, 
CEO, Woodstone Credit Union; Scott Brown, the director of operations for Piramco, Inc; and Mildred 
Olle’e, a college administrator. “These nine individuals are a dream team of local expertise in finance 
operations and management. I am confident they will give the community a fresh and objective review of 
the Performing Arts and Conference Center,” said Mayor Ferrell. 

Ferrell also reaffirmed that Webb Management Services will review and update a 2008 feasibility study 
the company prepared regarding the pros and cons of the PACC, and that he is also interested in looking 
at a financial review of Mt. Vernon’s McIntyre Hall that is being prepared by Nida Tautvydas, the 
executive director of the Performing Arts & Conference Center in that city. 

To contact Federal Way’s Blue Ribbon Panel, email BlueRibbonPanel@CityOfFederalWay.com. 

 

Improved Water Quality & Recreational Opportunities On Federal Way Lakes 
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Brokers selling homes near Steel Lake and North Lake have some good news they can share with 
Buyers: The lakes have been cleaned up!  

Federal Way announced the City has successfully achieved important goals to improve water quality and 
recreational opportunities at Steel Lake and North Lake. The clean-up of the lakes not only means better 
water quality, it also means better water-related amenities and recreational opportunities for lakeside 
property owners, residents of the neighborhoods, and members of the general public who use the lakes for 
swimming, boating and fishing. 

Steel Lake has a public park, a beach, and a boat launch that support active recreation at the lake 
including picnicking, swimming, boating and fishing.  North Lake too has a boat launch.  The enhanced 
benefits associated with the clean-up accrues not only to lakeside property owners, but also to the general 
public because both lakes have public access. 

The work at Steel Lake was completed by the City’s Steel Lake Advisory Committee and the City’s 
Surface Water Management officials.  The work at the Lake achieved all goals in the Lake Management 
District (LMD) plan, including: 

• Identification of noxious aquatic plants (fragrant water lily and yellow flag iris) that were targeted 
for control at as low a density as environmentally and economically feasible, but also at levels 
that did not impact public safety or the beneficial uses of the lake; and 

• An effective public education program that continued to help prevent the introduction of noxious 
weeds, nuisance plants, and non-native animal species into the lake.  

The work at North Lake, which was completed by the City’s North Lake Advisory Committee and the 
City’s Surface Water Management officials, included: 

• Identification of noxious aquatic plants (fragrant water lily, purple loosestrife and yellow flag iris) 
that like Steel Lake were targeted for control at as low a density as was environmentally and 
economically feasible, but also at levels that did not impact public safety or the beneficial uses of 
the lake; 

• An effective public education program was undertaken which continued to help prevent the 
introduction of noxious weeds, nuisance plants, and non-native animal species into the lake; and 

• A comprehensive water quality monitoring program was implemented to provide important data 
concerning the health of North Lake.  

For more information contact: Dan Smith, City of Federal Way Surface Water Quality Program 
Coordinator, Public Works Department, 33325 8th Avenue South, Federal Way, WA 98063, (253) 835-
2756 or daniel.smith@cityoffederalway.com 

 

Shoreline Taking Steps To Improve Neighborhood Safety & Property Values 

Shoreline is working to protect neighborhood safety and property values by drafting a new chronic 
nuisance law. The law would be aimed at a very small number of irresponsible home owners and 
their tenants whose illegal activities threaten safety, livability and property values. 
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The law would give police new tools to stop repeated illegal behavior including assault, drug activity, 
prostitution, gang activity, gambling, possession of stolen property, etc.  One Shoreline residence has a 
history of 29 police case reports and 28 code enforcement service requests during the past three years.  
Lacking a strong nuisance law, the City has been slow to staunch the bad behavior. 

The goal of the proposed law is to speed properties into compliance with the cooperation of the home 
owner as much as possible, emphasizing compliance over penalties. That’s good news for homeowners 
and prospective residents who deserve safety and livability.  Council is expected to adopt the legislation 
in early-March. 

 

Kevin Snyder To Oversee Auburn’s Community Development & Public Works 

A key staffer who helped the City of Auburn implement numerous REALTOR®-supported reforms 
that have helped to encourage economic development, housing, and redevelopment in the 
Downtown has returned to Auburn, to the delight of REALTORS®.  

“This guy – Kevin Snyder – he gets it! That’s why anyone who cares about Jobs and 
Housing is really glad to see him back in Auburn.” – Local SKCR REALTOR® 

Kevin Snyder, the former City planning director, returned to the City in January from Sedona, Arizona, to 
assume a similar but expanded role for Auburn. In his new role, Kevin Snyder oversees a newly formed 
city department, called Community Development and Public Works. 

Before initially coming to Auburn in 2008, Snyder worked in Vancouver, WA, where he was the director 
of planning services and the principal planner for the consulting firm of Maul Foster and Alongi, Inc. He 
started that firm’s first corporate business line of service where he oversaw corporate operations, business 
and management, as well as project management for public and private-sector projects. Snyder also 
worked for two years for the City of Ridgefield as director of its newly formed community development 
department. He was the first planning manager for the newly incorporated City of Spokane Valley, and 
served as senior planner for the cities of Beaverton, OR, and Battle Ground. 

Auburn’s new Mayor, Nancy Backus, who received strong support from REALTORS® in her bid to be 
elected Mayor, said: “We have great things ahead of us and we are now poised to meet these 
opportunities from a strong business foundation.” 

 

Mia Gregerson Appointed To Washington State House of Representatives 
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SeaTac’s Mia Gregerson, who joined REALTORS® in expressing support for the Kent School levies 
that were submitted to voters in February, was appointed by the King County Council to replace 
Dave Upthegrove in the State Legislature. 

Mia Gregerson of SeaTac has been appointed by the Metropolitan King County 
Council to fill Dave Upthegrove’s seat in the Washington State House of Representatives after 
Upthegrove was elected to the County Council. 

Gregerson received the appointment to represent the 33rd District in the Legislature after members of the 
King County Council chose her for the position rather than Elizabeth Albertson who serves on the Kent 
City Council. Albertson was the first choice of 33rd District PCOs (Precinct Committee Officers) who had 
named Gregerson as their 2nd choice. As a member of the Legislature from the 33rd District, Gregerson 
will represent SeaTac, Des Moines, Burien, Normandy Park and Kent, through 2015. 

Typically, the County Council accepts the recommendation of the PCOs in making such appointments. 
But in this case, Gregerson had strong support from Dave Upthegrove who had been introducing her to 
community leaders in the 33rd District, including at the Kick-off event held by the campaign committee 
that gained voter approval of two recent ballot measures that will provide financial support for technology 
and education programs in Kent Schools. Julia Patterson, who retired from the seat on the County Council 
that is now held by Upthegrove, was is also from SeaTac. 

 

REALTORS® Don’t Just Sell Homes 

Laws govern the way in which you conduct your business and affect your bottom line. 
REALTORS® don’t just sell homes, we sell neighborhoods and quality of life.  

REALTORS® know that quality of life begins with a good job in a company that has a great future. 
Homes are where those jobs go at night. That’s why it’s so important to have elected officials who 
understand the key contribution that jobs and housing make to healthy, vibrant communities. 

We need elected officials who share our REALTOR® values, and who appreciate the hard work you do as 
a real estate professional. So, members of the Association will be reviewing voting records of elected 
officials. And it’s why your REALTOR® colleagues interview candidates running for office. 

2014 Elections 

This year SKCR will take action in supporting candidates for the state legislature – candidates who 
share our REALTOR® values. 

Look for the REALTOR® Voting Guide before the June primaries and November general elections. 
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Buyers Ask. SKCR Acts. Kids Win. 

In your business, you know how much importance buyers place in good school districts. That’s why 
SKCR endorsed and supported fifteen funding measures from six school districts in King County. 

All but one measure (Lake Washington School District Bond measure) passed. Click here to read more 
and see the action your Association made to support strong communities (PDF-consolidation of ballot 
issues). 
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