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Introduction
The purpose of this portion of the Urban Growth Area Analysis is two-fold:

1) To expand on the land needs identified in the first part of the Future Land Use Needs Assessment
and to examine the suitability of vacant or redevelopable parcels zoned for non-residential uses
to accommodate projected demand for multiple uses through 2032. These uses include retail,
office, hospitality, light industrial / manufacturing, and a full range of institutional uses. This
analysis considers additional factors, such as environmental constraints, infrastructure and access
constraints, parcels size, and policy considerations.

2) In the case that sufficient suitable land does not exist for the uses identified above, to determine
reasonable measures for accommodating these uses in parcels within the UGA. The reasonable
measures piece includes an analysis of suitable vacant or redevelopable locations for these uses
regardless of existing zoning. This analysis considers whether parcels in the UGA identified as
vacant or available for redevelopment contain additional constraints that may limit their
suitability for a particular future use.

Maps are included at the end of this document that identify available land in zones or comprehensive
plan land use designations (in the case of properties in UGA but not within current city limits) other than
non-residential that could be considered to accommodate projected deficits in non-residential uses,
given future changes to the City’s comprehensive plan and zoning. The narrative and analysis in this
report describe possible approaches to mitigate these deficits, including the suitability of specific
parcels.

The analysis concludes that the equivalent of three retail centers similar in size to the Snoqualmie Ridge
retail center would need to be built to capture the desired two-thirds share of local household spending
that is currently leaked, as defined in the retail leakage study included in this report. Though detailed
analysis was not performed as part of this study to address additional needs for retail and services to
support potential demand from the rural areas around Snoqualmie, as well as tourism and demand from
Snoqualmie area employees, this additional demand certainly exists. Tourism demand has been
quantified in previous studies conducted for the City of Snoqualmie in the past decade; for example, the
2002 E.D. Hovee & Company Snoqualmie Retail Development Plan estimated $18.3M in tourism-related
spending in the Snoqualmie area, including an estimated $9.9M in current inflation-adjusted dollars for
retail uses, including dining and food.* This estimate represents approximately 28% of estimated retail
spending by City of Snoqualmie residents. The 2006 ERA Retail Analysis performed for the City of
Snoqualmie also estimated the potential sales of employees and visitors, which in 2005 totaled 37% of
all potential spending, or $13.5M in current inflation-adjusted dollars.? Therefore, the potential demand
for land uses quantified in this analysis should be viewed as a starting point rather than a ceiling.

' E.D. Hovee & Company, Snogualmie Retail Development Plan, Technical Appendices. 50.
? Economic Research Associates, Retail Market Analsyis for Snoqualmie, 2006. 59.
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The conclusion of this analysis includes a recommendation that identifies possible measures to address
any shortcomings of reasonable measures to accommodate projected deficits of particular land use
types.

Suitability Analysis

Retail Land Uses
Overview of Retail Land Use Needs

The previously completed Retail Leakage Study calculated that, in order to capture all local retail
spending by 2032, 42.1 acres of land dedicated to retail development would be required. Because it is
not realistic for the City to capture all local retail spending, an assumption was made that the City could
work aggressively to capture retail leakage by setting a goal of capturing two-thirds of this spending by
2032, except for vehicle sales, where the City’s goal would be to capture 20% of this spending. In
addition a 25% market factor was applied to the acreage to allow for “unanticipated choices of
individuals and firms who may acquire land in excess of the anticipated need,” and “for land which may
be held out of use because of personal preferences or whims of a few property owners or because of
legal complications which make the land unavailable for immediate development.”® With these
adjustments made, retail development amounting to 35.1 acres of land will be required to meet the
projected need for retail uses through 2032. The focus of this analysis was to address the leakage of
retail spending by City of Snoqualmie residents to other communities. The analysis did not take into
account the need or desire to capture a determined amount of spending from outsiders (such as visitors
or employees that do not live in Snoqualmie). However, growing tourism is a major element of the
City’s long term economic development strategy, consistent with the Countywide Planning Policies and
Vision 2040. The City believes it has unique tourist draws and resources to grow this sector. Therefore,
the acreage need identified should be considered the minimum necessary to sufficiently plan for and
accommodate retail business through 2032.

The figures below represent land acreage needs for retail uses based on a target of two-thirds capture of
local retail spending in the City of Snoqualmie by 2032, plus a 25% market factor. As noted, the figures
exclude 80% of demand for car dealerships. These figures are based on the retail leakage study done as
part of this report.

® Bremerton, et al. v. Kitsap County, 95-3-0039, Final Decision and Order (Central Puget Sound Growth
Management Hearings Board, 1995).
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Table 1: Total Projected Retail Space Needs by Building Space and Site Acreage, through 2032

Total Land Needed for
Building(s) and Parking
(acres)

Total Retail Space

Needed (sq ft)

Grocery/Supermarket 68,374 5.3
Restaurants, Bars 51,200 4.0
Home Maintenance/Repairs 47,600 3.9
Furniture 16,000 11
Major Appliances/Household Equipment 24,832 1.8
Clothing, Shoes, Jewelry 79,200 6.1
Vehicle Purchases 5,230 0.4
Gas Stations 10,000 3.6
Vehicle Maintenance 13,800 1.1

Audio/Visual Equipment 21,600 1.8
Pets/Vet Services, Toys, Hobbies 46,782 3.6
Other Entertainment 25908 1.8

Reading Materials/Bookstore 10,093 0.6
Total 420,619 35.1

As shown above, approximately 421,000 SF of additional retail development will be required to capture
two-thirds of city resident household spending through the year 2032, not accounting for employee or
visitor spending. For the sake of comparison, the existing retail center in the Snoqualmie Ridge
neighborhood contains approximately 127,000 SF of retail space. In other words, the equivalent of
around three retail centers similar in size to the existing center would need to be built to capture the
desired two-thirds share of local household spending. This will require approximately 35.1 acres of land
for not only the retail buildings, but also the required parking, landscaping, and internal circulation
systems.

The retail leakage study assumed that additional retail in Snoqualmie would mimic the scale of
development in the existing town center in Snoqualmie Ridge, yielding approximately a 0.3 FAR. The
Comprehensive Plan, as well as other official documents such as the Downtown Master Plan (2010),
Retail Development Plan (2002), Economic Development Plan (2006), and the ERA Market Analysis
(2006), has highlighted a desire to develop retail in a way that focuses on nodes of stores, restaurants,
and shops for the sake of building necessary critical mass. Downtown Snoqualmie and the retail core of
Snoqualmie Ridge have been somewhat successful in part because they provide a selection of retail
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options in a compact and walkable setting.* This report assumes that the 421,000 SF retail projected to
be captured by 2032 will develop in a similar fashion, focusing development in nodes along principal
arterials, rather than scattering new retail throughout the city wherever sites happen to be available.

Available Parcels for Retail Development (Vacant or Redevelopable)

Currently vacant and redevelopable land available for retail uses is limited to three of the city’s planning
areas: Snoqualmie Ridge |, Snoqualmie Ridge Il, and Historic Snoqualmie. Of the 12.1 acres available for
retail uses in the City, 9.3 acres are vacant, while 2.8 acres are considered redevelopable. Due to
environmental constraints, such as the floodplain of the Snoqualmie River and required critical area
buffers, as well as location, some of these 12.1 acres may have limited feasibility for future retail
development. In particular, one redevelopable parcel zoned BR2 (retail) consisting of 2.3 acres and
currently in use as an Inn is far removed from any other similar uses in the Historic Snoqualmie Planning
Area, and would not likely be suitable for future retail development. Considering this adjustment,
(resulting in 9.8 acres available for retail use) if all vacant and redevelopable parcels in the City currently
available for retail development were absorbed, a deficit of 25.3 acres would remain.

Historic Snoqualmie

All of the vacant and redevelopable parcels available for non-residential development in Historic
Snoqualmie are located within the 100-year floodplain. In addition, some of the properties are also
located in the FEMA floodway and some contain critical wetland areas. While these factors do not
explicitly eliminate future development, they are major considerations that impact development
feasibility. Furthermore, the 1.5 acres of vacant and redevelopable retail land in the Historic Snoqualmie
Planning Area considered suitable for retail development are contained within a number of relatively
small parcels. While we do not suggest eliminating this retail land from consideration for future use, it is
reasonable to assume that parcels in Historic Snoqualmie will only be capable of accommodating a
relatively small amount of retail development through 2032, probably none on vacant parcels in the
floodway.

It should be noted that land located in the floodway has significant limitations for new development. As
a requirement for participation in the National Flood Insurance Program, the City must adopt and
maintain floodplain regulations consistent with federal criteria (44 CFR, Subchapter B). Under these
regulations, “No encroachment, including fill, new construction, substantial improvement or other
development shall be permitted within the floodway unless certification by a registered professional
engineer is provided demonstrating through hydrologic and hydraulic analyses performed in accordance
with standard engineering practice that the proposed encroachment would not result in any increase in
flood levels during the occurrence of the base flood discharge.”(SMC 15.12.170) Based on experience

* The 2006 Economic Research Associates (ERA) study and the City of Snoqualmie Comprehensive Plan note on
several occasions the benefit and desirability of siting retail stores in a walkable setting.
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with studies completed to meet this requirement for prior development projects, new development
within the floodway is not feasible unless it is located in the downstream shadow of an existing building,
or is redevelopment using an existing building footprint.

Snoqualmie Ridge | and Il

To provide background and context, Snoqualmie Ridge | and Il are large master-planned developments
approved under the City’s Mixed-Use (MU) zoning provisions. Development proposals in the MU
district must obtain an approved Mixed Use Final Plan (Final Plan), which establishes the land use plan,
allowable uses, densities and other development standards for the project. Once approved, the
property owner/developer is entitled to develop the property under the approved Final Plan. In the
case of Snoqualmie Ridge Il, a Development Agreement was also approved prior to annexation which
binds both the city and the applicant to its terms, including compliance with the Final Plan. The City
cannot unilaterally change the land use plan or development standards without the applicant’s approval
in either SR | or SRII.

The majority of vacant and redevelopable parcels available for future retail development in the City of
Snoqualmie are located in Snoqualmie Ridge. These parcels include: 1) a 2.5-acre parcel in the Business
Park, 2) a 1.2-acre parcel at the southern tip of the SR-Il neighborhood (i.e. lot S-23), and 3) two parcels
that together contain 5.4 buildable acres adjacent to the planned new hospital site (i.e. lot S-21). None
of these parcels is large enough to accommodate a retail center, but might be suitable for a retail use
that does not require such a location.

Addressing the Land Deficit for Future Retail Uses

After reducing the projected capture acreage for car dealerships by 80% and assuming that all 9.8 acres
of remaining land available for retail use are absorbed, a deficit of 25.3 acres for retail uses remains.

This deficit is one of the two primary obstacles that the City of Snoqualmie faces in developing retail. A
second obstacle to developing retail effectively is that within the 9.8 acres of available, suitable land
there are only a few sites of significant size. The largest sites are the two lots that comprise the
remainder of parcel S-21 adjacent to the future hospital site, at 5.4 acres of buildable acreage. Thus the
issue of identifying and providing adequate land for retail is two-pronged:

1. Taking reasonable measures to identify additional land to meet the projected 25.3 acre
deficit through 2032; and

2. Making sure that this land provides maximum retail development feasibility and
marketability — in terms of minimal environmental constraints and impacts, adequate
infrastructure, access and visibility, and optimal size and configuration of lots to
accommodate likely development patterns.

The Retail Leakage Study and follow-up work in Phase Ill determined the amount of land needed for
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retail uses in Snoqualmie through 2032. The next step is to consider how this retail is likely to be
developed (e.g. in shopping centers, as stand-alone businesses, etc.) and whether the land available in
the City of Snoqualmie will make such development feasible. The 2006 Economic Research Associates
Retail Analysis for the City of Snoqualmie describes the importance of “neighborhood centers” in
creating successful retail development. Specifically, the analysis talks about the need to concentrate
retail space, allowing sufficient size for drawing power, and locating anchor tenants to generate traffic
for smaller stores.” The 2004 “Dollars and Cents” report from the Urban Land Institute and International
Council of Shopping Centers (used in the Retail Leakage Study) describes neighborhood centers as
“Facilities that provide for the sale of convenience goods such as food, drugs, hardware, and personal
services.” A supermarket is the principal tenant in this type of center and often represents around half of
the center’s overall square footage.

Retail planner Robert Gibbs, an expert on new urbanist retail planning, suggests that town centers have
thresholds of 30,000 sq ft, 80,000 sq ft, and 250,000 to 500,000 SF (or thereabouts). He suggests that
developers, tenants and shoppers do not favor sizes in between these thresholds. Mr. Gibbs also
stresses the importance of three other key attributes of successful retail: 1) The presence of a strong
anchor, such as a grocery store — and the inherent riskiness of “anchorless retail,” 2) the need for some
visibility from a main highway, and 3) an allowance of a minimum of 25% additional growth to allow
expansion from existing tenants as well as to accommodate new tenants in the future.® The Urban Land
Institute recommends town centers have a minimum of 200,000 SF of retail and at least 2,000 housing
units within a 10-minute walk.’

Specific Consideration of Grocery Store/Supermarket Uses

The retail leakage study determined that present retail leakage for groceries amounts to slightly more
than one supermarket worth of space (assuming an average store size of 35,000 SF). Accounting for
additional supermarket spending projected through 2032 (i.e. through the addition of new residents), a
total of two grocery stores of approximately 35,000 SF each could be needed to meet local demand.®
Based on comparisons with similar stores in the regional context, it is more appropriate to assume that
future supermarket needs in Snoqualmie are likely to be fulfilled by one large store rather than two
smaller facilities. Based on these comparisons, we can assume that the city would likely need a larger
single store of approximately 50,000 SF. It is further assumed that any need beyond the 50,000 SF
supermarket (e.g. bakeries, specialty delis, beauty supply, etc.) could be accommodated in smaller retail
stores, either immediately adjacent to the supermarket or elsewhere in the City.

The following local examples of similar retail developments built in suburban King County and anchored

> Economic Research Associates, Retail Market Analysis for Snogualmie (3/16/2006), 13.

® Robert Gibbs on the Downcast State of Retail (4/01/2009) http://newurbannetwork.com/article/qa-robert-gibbs-
downcast-state-retail Accessed 10/31/2011.

’ Dunham-Jones, Ellen and Williamson, June. Retrofitting Suburbia, p 109.

® Assumptions for supermarket size are based on the “Dollars and Cents” report referenced earlier in this report.
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by a major grocery store are provided for comparison purposes:

e Bothell, Safeway at Canyon Park, 50,475 SF plus 100,000 SF additional retail (under construction,
shown below)

e North Bend, Safeway, 53,000 SF

e Redmond, QFC, 50,000 SF

On its own, a grocery store of 50,000 SF will require around 3.8 acres of land using an FAR assumption of
.3, plus more land for complementary retail uses. While there is no specific rule for determining how
much aukxiliary retail will be co-located with a major grocery store it is reasonable to assume that the
smaller retail uses in a neighborhood shopping center will together represent half of the center’s total
square footage (i.e. 50,000 SF). Thus, a 100,000 SF neighborhood center that is 50% major supermarket
and 50% other retail will require around 7.6 acres of land, using the same FAR assumption. At is stands
today, there is no site in Snoqualmie that would be adequate to accommodate such a neighborhood
retail center. The largest area of contiguous land available for retail is the S21 parcel near I-90, which, at
most, offers 5.4 acres of land at full build-out. It should also be noted that there is a significant grade
change between the 2 parcels of land that comprise the 5.4 acres. Given the lack of a suitable location
for a neighborhood shopping center of the size and scale required to meet projected retail leakage, it is
necessary to look at vacant or redevelopable land in the City for which retail is not currently an
allowable use. An analysis of potentially available parcels is detailed in the “Reasonable Measures for
Mitigation of Land Deficits for Retail Uses” section of this document.

Office/Hospitality Land Uses
Available Parcels for Office/Hospitality Development (Vacant or Redevelopable)

A total of 80.8 acres of vacant or redevelopable land has been identified for the potential development
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of office uses. Approximately 2/3 of that land (56 acres) is located in the Mill Planning Area.’ The other
major portion is located in the Snoqualmie Ridge Business Park, totaling 17.4 acres. The remaining
acreage is present as a number of smaller parcels located throughout the City in the Historic Snoqualmie
(2.6 acres), Snoqualmie Falls (8.0 acres), and Snoqualmie Ridge 2 (0.8 acres).

Excluding the Mill Site, 24.8 acres of land zoned for commercial uses including office and hospitality are
currently available as vacant or redevelopable land. With a projected need of 20.6 acres of land through
2032, it does not appear that Snoqualmie will face a deficit of land for office and hospitality uses. This is
especially true because the Snoqualmie Ridge Business Park alone offers 17.4 acres of well-suited land,
thus fulfilling a majority of the 20.6-acre need.

The only cause for concern that requires further analysis is whether land identified in the Mill planning
area will truly prove feasible for office development. Portions of land located in the northwest corner of
the Mill site appear to be the best suited for such development, especially because they offer relatively
easy access to SR 202. Other land located further east on the Mill site is more problematic due largely to
restricted access — the one-lane Meadowbrook Way bridge is an ongoing concern, as is the lengthy and
circuitous access route from downtown that requires a 1-mile trip around the log pond. Nonetheless,
the 51 acres of currently vacant land provide for the possibility of multiple large lots on the
northwestern portion of the Mill property while avoiding the floodway, wetlands, and steep slopes, and
maintaining a relatively short (2/10 mile) access route to SR 202.

In summary, it appears that there is sufficient land to provide for future office needs through 2032, even
when considering the threats to development feasibility presented by land within the Mill Site. Between
the available sites at the Snoqualmie Ridge Business Park, portions of land at the Mill site, and other
smaller parcels located throughout the City, there should be a supply of at least twice the 20.6 acres
needed to accommodate office uses through 2032.

Specific Considerations for Hotel Uses

In a 2007 study conducted by Hebert Research for the City of Snoqualmie, there was significant
community support for a hotel between 80 and 100 rooms. A more in-depth study would need to be
conducted to determine specific market demand for a hotel in the City of Snoqualmie. Apart from the
Salish Lodge, there are no other major lodging options available within City limits. In addition, rates at
the high-end Salish Lodge are relatively expensive at $200+ per night. A more moderately priced hotel
could fill a need that is currently going unmet. For example, according to City officials, had lodging been
available for recreational tourism events held last spring and summer (including the Rally Cross, Warrior
Dash, and Boeing Classic), rooms would likely have been filled. Without an additional hotel, event

° The Mill Planning Area contains a total of 61 acres of occupied, redevelopable land, and 51 acres of vacant
developable land, for a total of 112 acres. Half of this land (56 acres) was assumed to be developable for
commercial office uses, while the remaining 56 acres was assumed to be developable for light industrial/flex uses.

10
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participants likely filled hotels in Issaquah or other nearby Eastside locations.

To approximate the amount of land needed to accommodate a hotel in Snoqualmie we looked at a
prototypical hotel development for a Best Western “upper mid-scale” hotel, as well as two comparable
hotels that were recently developed in the general Eastside market area.’® All examples are mid-priced
national hotel chains — the only difference is that the Kirkland example includes structured parking, and
thus requires less land.

The Best Western “Upper Mid-Scale — Classic” prototype has a total of 80 keys, plus a meeting room,
fitness center, and business center. The total building square footage is 45,310 square feet; total site
square footage (including the building footprint, parking, and landscaping) is 84,216 square feet or 1.9
acres. The two local examples are similarly-sized:

e Courtyard by Marriot, Kirkland: 150 keys, 2.1 acres; Equivalent of 1.4 acres for 100 rooms
e Hilton Garden Inn, Issaquah: 175 keys, 3.6 acres; Equivalent of 2.1 acres for 100 rooms

Based on these examples, it seems reasonable to assume that a 100-room hotel in Snoqualmie would
require around 2 acres, or perhaps slightly more or less depending on parking requirements, site
constraints and configuration. Furthermore, a future hotel would likely require a location relatively close
to 1-90." Such acreage requirements could be fulfilled with available sites zoned for non-residential
uses near the interchange, e.g., the S-21 parcels adjacent to the new Snoqualmie Valley Hospital. The
hospital could serve as a complementary use for a hotel, for example, which could provide
accommodations for families of patients staying at the hospital, in addition to other guests. Vacant
parcels in the Snoqualmie Ridge Business Park could also accommodate a hotel use, the most
marketable and visible being the parcel on the corner of Douglas Avenue and Snoqualmie Parkway (BSIP
#11, Parcel #7851800110).

Industrial Land Uses, including Light Industrial, Manufacturing, and Flex Space
Available Parcels for Light Industrial/Manufacturing Development (i.e. Vacant or Redevelopable)

It is projected that 10.4 acres of land will be needed to accommodate light industrial and manufacturing
uses in Snoqualmie through 2032. Of the 64.9 acres of land identified as vacant or redevelopable for
light industrial/manufacturing, the vast majority (84%) is located in the Mill planning area. The
remainder consists of 8.9 acres: 1) a 6.1 acre redevelopable light industrial site in the Meadowbrook
Planning Area, 2) a 1.9-acre site located in the Snoqualmie Ridge Business Park, and 3) 0.9 acres of
redevelopable land in Historic Snoqualmie. As with the office uses described above, the potential
remains that light industrial/manufacturing development could face reduced feasibility on land within

1% Best Western Hotels Hotel Development Prototype for Upper Mid-Scale Hotel.
http://www.bestwesterndevelopers.com/hotels/midscale.htm| Accessed 16 November 2011
" Economic Research Associates, Retail Market Analysis for Snogqualmie (3/16/2006), 15.

11
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the Mill site due to a variety of environmental and infrastructure constraints. There is the potential for
future land deficits given that only 8.9 acres of land has been identified for light industrial /
manufacturing in areas other than the Mill site. In addition, retail uses are also allowed on Snoqualmie
Ridge Business Park parcels 11, 12, and 20. Parcel 19 and a portion of 20 have been purchased for a
warehouse distribution / office facility.

In some respects the City of Snoqualmie may be depending too heavily on the Mill site and it could end
up facing two distinct obstacles: 1) the current owner maintains the existing use (specialized driving
instruction school) indefinitely and thus the land does not become available, and 2) the site does not
attract light industrial/commercial development because of its isolated location, minimal infrastructure,
location in the floodplain, and adjacency to critical areas (e.g. streams and wetlands). In summary,
unless additional land is designated for light industrial/manufacturing within the City or UGA, the City
must rely on the fact that it can accommodate less than the projected growth of its light
industrial/manufacturing development in sites other than the Mill Site. The remaining deficit of 1.5
acres would need to be met either on the Mill Site, or on other sites that could be re-zoned for such uses
in the City or UGA. A brief analysis of possible site locations is discussed in the “Reasonable Measures”
portion of this report.

Institutional Land Uses

As stated earlier in this report, there is sufficient land projected to be available for all institutional land
uses currently zoned in the City with the exception of parks. One use for which the City does not have
current specific zoning, but has made a priority for accommodating, is higher education. However,
under the Snoqualmie Ridge Development Standards, colleges and universities are allowed in the
Snoqualmie Ridge Business Park. The City has made it a clear policy goal to attract such higher-ed uses
as a community college, technical college, private college or a branch campus of a larger institution.

Community and technical college campuses range in size greatly from just a few acres to hundreds of
acres in size. A small representative sample of recently-proposed or existing, relatively new campuses in
the Puget Sound region are included below:

e Cascadia College, Bothell — 128 acres

UW Everett branch campus (proposed in 2008) — 32 acres

Bellevue College Issaquah branch campus (proposed 2011) — 20 acres

City University Bellevue — 3.75 acres (multi-story office building)

Lake Washington Institute of Technology, Redmond branch campus — 3.26 acres

Given the range in possible sizes for a campus use, it is difficult to determine an ideal size for such a
campus, should an opportunity arise to locate one in the City of Snoqualmie. The closest local example
of a branch campus is the proposed Bellevue College Issaquah campus, at 20 acres in size. The Mill site
is the only area of sufficient size in the City currently zoned to accommodate such a use. Given

12
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appropriate zoning and infrastructure upgrades over time, such a site could be a marketable location for
a higher-education campus use in the next 20 years. Locations for a smaller campus could be found with
existing available parcels, such as the S-21 parcels, which allow for institutional uses.

Distance from the Mill site to major transportation corridors in Snoqualmie was identified by the City as
a possible drawback for a future campus location. In order to measure, to some degree, median
distances to major transportation corridors from local community colleges, a sample was taken of 14
campus locations of community and technical colleges in Western Washington. This sample represents
the main and branch campuses of community and technical colleges within an approximate 30-mile
radius of the City of Seattle, excluding those located in major cities (Seattle, Tacoma, Bellevue, and
Everett)."” Distances were measured for both the nearest state highway as well as the nearest interstate
highway. The median distance to interstate highways was 3.5 miles; the median distance to state
highways was much lower at .4 miles. Though this sample is not statistically significant, it provides some
indication of typical patterns of campus locations relative to major transportation corridors. The
available vacant parcels at the Mill site are similarly situated — approximately 4 miles from the closest
interstate (1-90) and only 2/10 of a mile from SR-202. By this measure, the distance from 1-90 to the Mill
Site is slightly more than the median value of this sample, but its proximity to a state highway is less
than the median value of the sample.

Nevertheless, it is possible that the Mill Site could prove to be an unsuitable option for a campus, as its
location four miles from I-90 may be seen as a drawback by institutions looking for potential campus
locations, as well as the potential floodplain and environmental constraints associated with the site. As
such, a possible alternative site is discussed in the “Reasonable Measures” section of this report.

12 Washington State Board for Community and Technical Colleges, http://www.sbctc.edu/general/c_index.aspx
Accessed 29 October 2011.

13
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Reasonable Measures for Mitigation of Land Supply Deficits

Retail Uses
Constraints to Reasonable Measures

A number of vacant and redevelopable residential parcels exist in the Historic Snoqualmie and
Snoqualmie Hills Planning Areas. However, much of this land is affected by the presence of wetlands,
streams, and areas with steep slopes (defined as >40%). Access to existing infrastructure is also
constrained and most of the area is currently developed in a pattern of 5-acre parcels with existing
homes served by a network of private unpaved roads. Most of the existing commercially-zoned
properties in the City are located along Snoqualmie Parkway or SR-202. Many of the vacant or
redevelopable parcels represented on the map are not easily accessed by either of these two main
routes or 1-90.

Criteria for Developing Reasonable Measures

The ERA report mentions three basic determinants that play an important role in determining retail
value and demand in smaller communities. These include location, access, visibility, and concentration
of retail space. Other key determinants that play an especially important role for suitability analysis in
Snoqualmie are environmental constraints, including those listed above. In undertaking the suitability
analysis, we considered the following basic criteria:

e Access and Visibility: Proximity to major transportation corridors

O Must be served by existing road access and be within 1/8 mi of existing major
transportation infrastructure. 1/8 mile represents the furthest distance of a parcel
currently in retail use from major transportation infrastructure in the City of
Snoqualmie.”® Major transportation infrastructure for the City of Snoqualmie is defined
by major roadways: Interstate 90, SR-202 / Railroad Ave., and Snoqualmie Parkway. If
parcels are separated from major transportation infrastructure by dedicated open space
buffers, utilities, or other such barriers that would preclude access, they cannot be
considered suitable.

e Presence of critical areas (wetlands, steep slopes) on-site:

0 Except in Historic Snoqualmie, presence of critical areas must not reduce parcel size (or
cumulative size of contiguous vacant or redevelopable parcels) below the minimum
desired parcel size, described below. The exception for Historic Snoqualmie was created
in order to accommodate development in line with the “small town experience”
identified in the Downtown Master Plan.*

> As measured from the edge of the parcel closest to the transportation corridor.
% Snoqualmie Downtown Master Plan, 2
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e Parcel size: Address the need to accommodate a major grocery store and additional retail uses,
as well as ensure that a sufficient area exists to allow for multiple and complementary retail
uses.

0 Individual parcels must be at least 10 acres or could be assembled with adjacent parcels
to reach 10 acres in total area.

e Location: The 2006 ERA retail analysis recommended five locations in Snoqualmie for successful
retail development. These include: 1) the Snoqualmie Parkway and Railroad Avenue
intersection [in the Historic Snoqualmie Planning Area], 2) Snoqualmie Parkway and 1-90
interchange, 3) The west side of Railroad Avenue at or near the Meadowbrook Way intersection
[in the Historic Snoqualmie Planning Area], 4) The Snoqualmie Falls area, and 5) Historic
Snoqualmie [i.e., the downtown core retail area]. Our analysis gave special consideration to
retail parcels located in these areas.

e Other considerations: Known issues or information gathered from parcel analysis or interviews
with City staff that may influence the suitability of a particular parcel for non-residential uses.

We identified five primary planning areas for the reasonable measures suitability analysis. These areas
were considered because they are defined by planning area boundaries and contained vacant and/or
redevelopable residential parcels that could be potentially re-zoned for retail use in the future:

Snoqualmie Falls Planning Area
Snoqualmie Hills Planning Area
Historic Snoqualmie Planning Area
Meadowbrook Planning Area

vk wN R

The Mill Planning Area

The Snoqualmie Ridge Planning Area was not considered as part of the “reasonable measures” analysis
because all vacant or redevelopable land is currently subject to development agreements that approve a
specific land use plan, the type of use permitted and other development standards. The City cannot
unilaterally change the zoning, allowable uses or development standards that apply to Snoqualmie Ridge
| or Il. However, there are parcels designated for retail uses already, such as those in S-21 and S-23,
which may accommodate some type of stand-alone retail use, such as a hotel, restaurant, or gas station
that would accommodate a portion of expected retail demand.

Snoqualmie Falls Planning Area:

The Snoqualmie Falls Planning Area has 35.7 acres of vacant or redevelopable residential land contained
in two parcels west of SR-202. Most of this land is unconstrained by steep slopes or wetlands. While
less than one-eighth of a mile from SR-202, neither vacant parcel will have access to SR-202 due to steep
slopes and traffic safety (current access from SR-202 to the upper Salish Lodge and Spa parking lot is
unsafe and will be replaced with an access from Tokul Road when the Tokul roundabout project is
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constructed). It is important to note that these parcels are subject to a development agreement with the

Muckleshoot Tribe that includes approval for a proposed 250+ room conference hotel expansion to the

existing Salish Lodge facility and 175 residential units. Given its location near a popular tourist

destination (Snoqualmie Falls), it is likely that some retail could be included in such a development;

however, per the existing development agreement, retail uses would be limited to restaurant and small

gift shop uses as part of the hotel and would likely be positioned to serve hotel patrons rather than the

local population. As such, retail uses in this area would have a negligible impact on the retail leakage

calculated by the study included in this report.

Table 2: Snoqualmie Falls Planning Area — Potential Parcels

Parcel Information

Parcel Rating Criteria

Parcel # Acres— | Acres — Access Critical Favorable | Preferred | Other
Total Estimated Proximity | Areas Parcel Location Considerations
Buildable / Visibility Size

1924089041 8.6 Unknown No No Yes Yes Subject to
development
agreement for
residential and
hotel uses limiting
retail to hotel
restaurant use

1924089035 27.1 Unknown No No Yes Yes Same as above

Total potential acreage: 35.7 acres — however, some acreage to be used for residential development
per existing development agreement. Buildable acreage for hotel uses estimated at 8 acres.

Total suitable acreage: 0.0 acres (see notes above and in Table 7 regarding limitations to retail
development in the Snoqualmie Falls Planning Area)
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Snoqualmie Hills Planning Area

The Snoqualmie Hills Planning Area has 303 acres of vacant or redevelopable residential land contained
in 94 parcels. Many parcels are affected by critical area constraints, such as wetlands, waterbodies, and
steep slopes. Several parcels are also either in trust status or owned by the Snoqualmie Indian Tribe,
and considered likely to be converted to trust status in the 2012-2032 timeframe. In addition, the Tribe
has indicated an intent to acquire additional parcels between the Casino and current hospital property
on Meadowbrook Way and 384" Ave. SE in order to provide contiguity so the latter property can be
converted to trust status.

Few of the vacant or redevelopable parcels within the Planning Area not owned or targeted for
ownership by the Tribe have good access to major transportation infrastructure (i.e., Snoqualmie
Parkway, North SR-202, North Bend Way), as defined by the criteria for retail suitability. Using the retail
parcel suitability methodology described above, the following parcels within the Snoqualmie Hills
Planning Area can be considered for future retail development, assuming appropriate zoning changes
are made:

Table 3: Snoqualmie Hills Planning Area — Potential Parcels

Parcel Information Parcel Rating Criteria
Parcel # Acres - | Acres — Access Critical Favorable | Preferred | Other
Total Estimated Proximity / Areas Parcel Location Considerations
Buildable Visibility Size
3624079100 | 5.0 3.0 No Yes — Yes No Visibility and
Streams access to
transportation
infrastructure
currently very
limited by open
space buffers
and utilities.
3624079039 25.3 24.6 No Yes — Yes No Same as above
Slopes

Total potential acreage: 27.6 acres

Total suitable acreage: 0.0 acres (see notes above and in Table 7 regarding limitations to retail
development in the Snoqualmie Hills Planning Area)

It should be noted that access to both of these parcels are impeded by open space / landscape buffers
and in the case of #3624079100, a stream and associated buffers covering 40% of the parcel. Visibility
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and potential access from Snoqualmie Parkway is also marginal (the larger of the two parcels is just
within the 1/8 mile threshold); they are located behind an open space / landscape buffer that blocks
access and visibility from the Snoqualmie Parkway. These parcels are also adjacent to or near a new PSE
electrical substation and major BPA and PSE transmission corridor that physically separates the parcels
from the Snoqualmie Ridge Business Park. The location is also not one of the five recommended retail
locations mentioned in the ERA report. With these considerations in mind, their location and the
constraints associated with these parcels makes their consideration for future retail use very speculative
and dependent upon significantly improved access and visibility to a potential customer base.

Historic Snoqualmie Planning Area

The Historic Snoqualmie Planning Area contains 69 parcels of vacant or redevelopable residential land,
totaling 90.2 acres. As with the Snoqualmie Hills Planning Area, many of these parcels are affected by
critical areas, mostly wetlands and streams. Also, most of Historic Snoqualmie is within the floodplain.
Five vacant or redevelopable parcels in Historic Snoqualmie are of sufficient size (or form adjacencies
with other parcels to reach sufficient size) to be considered for potential retail development per the
guidelines set forth in this analysis and lie within 1/8 mile of a major transportation corridor (SR-202 /
Railroad Avenue). However, all of these parcels are separated from SR 202 by a 100 ft. functioning
railroad corridor. They are also significantly constrained by wetlands and subject to frequent flooding
issues. These and other floodplain parcels were down-zoned to Constrained Residential (1 unit/5 acres)
in 1995 because of the susceptibility to flooding and presence of significant wetland areas. The resulting
reduction in size of the developable area of affected parcels makes development difficult for future
retail of a size and scale described above. These parcels are likely to remain in low density residential
use and are not likely to be suitable or desirable for retail use.

Table 4: Historic Snoqualmie Planning Area — Potential Parcels

Parcel Information Parcel Rating Criteria
Parcel # Acres- | Acres— Access Critical Favorable | Preferred | Other
Total Estimated Proximity / | Areas Parcel Location Considerations
Buildable Visibility Size

3024089044* | 4.1 2.0 Yes Yes — No Yes Known high-
Wetlands; propensity
floodplain flooding area®

3024089055* | 2.6 4 Yes Yes — No Yes Same as above
Wetlands;
floodplain

3224089061** | 13.5 2.3 Yes Yes — No Yes Parcel down-
Wetlands; zoned because
floodplain of presence of

!> Based on discussions with City of Snoqualmie staff.
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critical areas
and wetlands;
usable area is

not easily
accessed due to
railroad ROW.
3224089095** | 11.1 A Yes Yes — No Yes Parcel down-
Wetlands; zoned because
floodplain of presence of

critical areas
and wetlands

3224089024** | 2.1 7 Yes Yes — No Yes Same as above
Wetlands /
Streams;
floodplain

* and ** denote sets of contiguous parcels
Total potential acreage: 5.8 acres

Total suitable acreage: 0.0 acres (see notes above and in Table 7 regarding limitations to retail
development in the Historic Snoqualmie Planning Area)

While all parcels are located in or adjacent to the recommended locations noted in the ERA report, it
should be noted that ERA did not investigate the suitability of any of these areas and made the
recommendations strictly based on location. In addition, the Comprehensive Plan also mentions
Maskrod’s Corner (at the intersection of SR-202 and Meadowbrook Way SE) as a possible site for further
retail development, but designates other parcels east of SR202 for commercial use, based on existing
retail/commercial use, lack of wetland constraints and no conflict with railroad tracks. The significant
wetland constraints, susceptibility to significant flooding (the SR202/Meadowbrook intersection is one
of the first to be overtopped during a flood), access issues, and the fact that these parcels were down-
zoned as a result of these constraints will likely limit or prevent any retail development in these areas.
Therefore, these parcels are not considered suitable for development for retail uses.

Meadowbrook Planning Area

The Meadowbrook Planning Area contains two large vacant residential parcels within 1/8 of a mile from
major transportation corridors (North Bend Rd. and SR-202). Both parcels are heavily constrained by
wetlands and streams, and when buffers are considered, less than half of each parcel is developable. In
addition, very little potential frontage area would be available along existing infrastructure
(Meadowbrook Way — a two-lane rural roadway with narrow shoulders and no curb and gutter) without
impacting wetlands and/or streams. These parcels were also downzoned in 1995 to Constrained
Residential due to susceptibility to significant flooding and wetland constraints.

For these reasons, these parcels were not considered as feasible options for potential future retail use.
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Table 5: Meadowbrook Planning Area — Potential Parcels

Parcel Information

Parcel Rating Criteria

Parcel # Acres - | Acres — Access Critical Favorable | Preferred | Other
Total Estimated Proximity | Areas Parcel Location Considerations
Buildable / Visibility Size
3224089012 24 Unknown Yes Yes — Yes No Very little
Wetlands; potential frontage
floodplain area would be
available along
existing
infrastructure
0523089026 27.3 Unknown Yes Yes — Yes No Same as above
Wetlands;
floodplain

Total potential acreage: 0 acres

The Mill Planning Area

The Mill Planning Area contains two large vacant parcels that have been identified by the City as being

currently designated in the comprehensive plan for future residential uses. Though intended for future

residential use, their suitability is addressed in this section as part of the reasonable measures analysis.

Both parcels are part of the former lumber mill site and are currently in use for Dirtfish Rally School

operations. Neither of these parcels are within 1/8 of a mile of major transportation corridors (the most

proximate major road, SR-202, is more than % of a mile as the crow flies at its closest point). As such,

these parcels were not considered to be feasible options for potential retail use in the 2012-2032

timeframe. Additional parcels in the Mill Planning Area with appropriate zoning (planned commercial /

industrial) were also not initially considered for retail use because of its isolated location relative to the

City of Snoqualmie local population as well as to transportation corridors that would serve customers

from other market areas. It should be noted that none of the Mill parcels satisfy the “access proximity /

visibility” or “preferred location” criteria.
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Table 6: Mill Planning Area — Potential Parcels

Parcel Information

Parcel Rating Criteria

Parcel # Acres - | Acres — Access Critical | Favorable Preferred | Other
Total Estimated Proximity / | Areas Parcel Size | Location Considerations
Buildable Visibility
2924089002 13.6 Unknown No Yes — Yes No Parcel currently in
Slopes use for Dirtfish
Rally School
operations; not
proximate to
major
transportation
infrastructure
2924089003 17.1 Unknown No Yes — Yes No Same as above.
Slopes

Total potential acreage: 0 acres
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Table 7: Retail Parcel Suitability Analysis Summary

Planning Area Total Potential Total Suitable Suitability Summary
Acreage Acreage

Snoqualmie 35.7 0.0 Access to and from available parcels via SR-202 is
Falls constrained due to steep slopes. Most, if not all,
of the acreage listed in this planning area is subject
to a development agreement with the Salish Lodge
covering residential and hotel uses. Itis
reasonable to assume, based on the development
agreement, which a small amount of retail
(restaurant uses) catering mostly to hotel patrons
could be included as part of a new 250+ room
hotel development footprint.

Snoqualmie 27.6 0.0 As mentioned above, the acreage listed for this
Hills planning area is currently encumbered by lack of
access behind a large open space buffer and close
proximity to a planned utility park, which also
inhibits visibility from Snoqualmie Parkway.
Unless substantial infrastructure development is
taken to improve access and visibility, the location
is not favorable for future retail development.

Historic 6.0 0.0 All of the parcels identified were affected by
Snoqualmie significant constraints that negatively impact
suitability. These include critical area constraints,
access issues, and flooding concerns.

Meadowbrook | 0.0 0.0 Though the Meadowbrook area contains two large
vacant residential parcels proximate to SR-202 and
North Bend Road, the parcels are heavily
constrained by wetlands and lack sufficient
frontage on major transportation corridors to be
considered suitable for retail use.

Mill 0.0 0.0 Parcels in the Mill Planning Area considered
planned residential (currently in use by Dirtfish
Rally School) are located too far away from
suitable transportation infrastructure to be
considered suitable for future retail use. Site
topography is also a significant issue.
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The analysis in this section suggests that parcels that are potentially suitable for retail use exist in three
Planning Areas, according to the parameters defined at the beginning of this section: Snoqualmie Falls,
Snoqualmie Hills, and Historic Snoqualmie. However, all of these parcels are subject to significant
constraints (environmental, infrastructure/access, location, etc.) that dilute their suitability for retail
use. As a result of these constraints, none of the parcels, under current conditions or reasonably
foreseeable future conditions, could be feasibly developed to accommodate a retail development of
approximately eight acres as described in the “Addressing the Land Deficit for Future Retail Uses”
section in this report. This type of retail development (a retail anchor with additional supporting retail
uses) should, at a minimum, demonstrate favorable results in all of the categories used to judge parcel
suitability in this report.

Reasonable Measures for Mitigation of Land Deficits for Light Industrial/Manufacturing

The City of Snoqualmie may want to consider identifying additional potential areas for future light
industrial/manufacturing development to address the deficit of 1.5 acres identified in this analysis. This
would likely include identification of parcels that are not currently zoned to allow light industrial uses,
and considering the re-zoning of these parcels. Similar to the criteria used in the retail section, suitable
areas can be identified by considering 1) Access: Parcels located within 1/4 mile of existing major road
infrastructure, 2) Must avoid critical areas and be able to accommodate required open space for
planned commercial/industrial development (at least 35% of total site area), 3) Parcel size: Must meet
the minimum parcel size specified in the Snoqualmie Land Use Code for planned commercial/industrial
uses (two acres), and 4) Location/Character: Must meet requirements of SMC 17.20.050, including giving
due consideration to compatibility of surrounding uses.

Given these criteria, the most appropriate suitable parcels identified lie to the northwest and southeast
of Meadowbrook Way SE. All are identified as vacant residential:

e Parcel #3224089071
e Parcel #0523089045
e Parcel #3224089012
e Parcel #0523089026

These parcels are significantly constrained by wetlands or steep slopes but are large enough to provide a
large amount of usable acreage — well in excess of the 1.5 acre deficit identified by the analysis in this
report. The latter two parcels listed above border existing light industrial uses to the east, which would
offer a reasonable congruency of land uses should these parcels be allowed to accommodate light
industrial uses.
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Reasonable Measures for Mitigation of Land Deficits for Institutional Uses

The only significant unresolved deficits for institutional uses relate to community parks and higher /
continuing education uses. The Mill annexation and future annexation within the western portion of the
Snoqualmie Hills Planning Area provide opportunities to fulfill sufficient park acreage needs to mitigate
for any new residential development approved for those areas. The portions of the Mill Planning area
outside of or in the floodplain, but not within the floodway, could potentially provide area for higher /
continuing education uses. However, the additional acreage provided by the Mill annexation alone may
not be sufficient to address the need for a suitable campus site given the site’s distance from 1-90, which
could provide a disincentive for prospective institutions. City staff indicated that in prior discussions in
2007, BCC indicated the mill site was too far from I-90 to be feasible for a branch campus. Therefore,
additional acreage in parcels located in other portions of the UGA was identified as a further option.

Community Parks

According to City staff, the deficit of land for community parks would most likely be addressed through
pre-annexation agreements and project approvals for developments that will include new residential
development, thereby creating the need for recreational land and facilities. The City’s comprehensive
plan annexation policies require an Annexation Implementation Plan be prepared for the designated
planning area (e.g. Snoqualmie Hills Planning Area) prior to approval of an annexation. The annexation
implementation plan must address appropriate area and location for community park land consistent
with the adopted parks level of service standards. Any current deficit associated with the existing
population would need to be made up through City acquisition of land.

The Mill Annexation would result in the addition of approximately 300 acres of land to be zoned for
open space uses, including parks and recreation uses, that could be acquired by the City for a
community park and could address all or a portion of this identified deficit. However, because all of the
area to be zoned open space is within the floodway, the City may not find it suitable for development of
sports fields and other active recreation facilities that can be repeatedly damaged by flooding, and
would likely seek park land with fewer environmental constraints. Provision of community park land in
other areas of the UGA through pre-annexation agreement mitigation requirements or City acquisition
would reduce the availability of vacant developable or redevelopable land for other uses.

Higher Education

Although the Mill Site was identified as a possible location for a higher-education / continuing education
campus, such a location may not prove to be desirable by prospective institutions due to the need for
significant infrastructure improvements and the distance from 1-90. In order to identify other
appropriate sites, our analysis considered:
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e Access: Proximity to major transportation corridors
0 Must be served by existing road access and be within 1/8 mi of existing major
transportation infrastructure Major transportation infrastructure for the City of
Snoqualmie is defined by major roadways: Interstate 90, SR-202 / Railroad Ave., and
Snoqualmie Parkway.
e Critical Areas: Must avoid critical / sensitive areas (wetlands, steep slopes) on-site
e Parcel size: Individual parcels must be at least 20 acres or could be assembled with adjacent
parcels to reach 20 acres in total area.
e Other considerations: Known issues or information gathered from parcel analysis or interviews
with City staff that may influence the suitability of a particular parcel for non-residential uses.

Few other possible locations exist with sufficient land area and proximity to major transportation
corridors. One possible location exists near Snoqualmie Ridge in the Snoqualmie Hills Planning Area.
This location is proximate to the planned PSE substation area east of the Snoqualmie Ridge Business
Park, including the following vacant or redevelopable parcels: 3624079093, 3624079103, 3624079100,
and 3624079039. An estimated total of 37.6 acres of buildable land exists in these parcels, currently
zoned urban reserve (one DU/five acres) in King County.

As stated in the reasonable measures for retail uses above, road access to these parcels is currently
minimal, and significant infrastructure improvements would need to be made in order to make the
parcels useable for institutional use. The location of these parcels near the Snoqualmie Ridge Business
Park and Snoqualmie Parkway, as well as the population of Snoqualmie Ridge, could make them a viable
alternative to the Mill Site for a use related to higher / continuing education, assuming the parcels could
be appropriately rezoned upon annexation to the City.

If it is not possible to provide access to these parcels via Snoqualmie Parkway, or if re-zoning is not
feasible, the future viability of this area for institutional use is highly doubtful.
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Conclusions

The suitability analysis for retail and institutional uses makes two main conclusions regarding vacant and
redevelopable land currently in residential or urban reserve (rural) zoning:

1) Of the 69.3 acres of land identified as possible areas to be zoned for retail development in the
2012-2032 timeframe, none can be considered suitable for future development or
redevelopment for retail use.

2) The western portion of the Mill Site, which includes about 51 acres of vacant, developable land,
provides sufficient area for a future campus for higher / continuing education. The parcels that
comprise this acreage are located just northeast of Highway 202 and about 4 miles from I-90 via
Snoqualmie Parkway. Its distance from 1-90 notwithstanding, the Mill Site could provide a good
location for a campus that could be complementary to other envisioned uses for the site
(outdoor recreation, adventure tourism, alternative energy development, et al).

However, given the site’s distance from 1-90 combined with Snoqualmie’s relative distance from
other major population centers in the region, access to the site could be perceived as a
drawback to prospective institutions. As such, alternate sites were considered as part of the
reasonable measures component of this report. The only other parcels identified as suitable
according to the criteria set forth in the reasonable measures analysis was a set of four parcels
comprising 38 acres on the west side of the Snoqualmie Hills Planning Area. With major
infrastructure upgrades (including water service and arterial or collector road access) and
appropriate re-zoning, this site could prove feasible for a future campus; without these
upgrades, the site would very likely not be viable.

Recommendation
Retail Uses

Based on the suitability analysis described above, there is an overall deficit 25.3 acres of land suitable
for retail use, given the City’s goal to capture two-thirds of projected retail leakage by 2032. Given the
lack of suitable space in the City and UGA for this projected retail need, the City should explore other
areas not currently within the City or UGA for prime retail locations.

The criteria for retail development set forth in the “Reasonable Measures” section of this document are
recommended guidelines for locating retail, including proximity to major transportation corridors,
avoidance of sites with extensive critical areas, single or contiguous vacant parcels of at least 10 acres,
and located in an area where retail will likely be successful (per the 2006 ERA retail analysis).

Directly adjacent to the S-21 parcels to the south and east are vacant parcels located on both sides of
the Snoqualmie Parkway, adjacent to Interstate 90 and Snoqualmie City limits and existing and planned
urban development. If incorporated into the UGA, these vacant parcels would provide sufficient area to
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accommodate future retail development and meet projected retail leakage. These parcels have
excellent access to major transportation corridors (Snoqualmie Parkway and 1-90) and could easily serve
the local population in the Snoqualmie Ridge area as well as the surrounding rural area. The total size
afforded by these parcels could accommodate a retail development that is of sufficient size to attract an
anchor tenant, which can help draw traffic to smaller retail stores. This area is also of sufficient size to
address 1-90 Greenway corridor concerns of the Mountains to Sound Greenway and still provide
adequate area to meet the City’s deficit of suitable land within the existing UGA for retail development.

The 2006 ERA study mentions over-zoning for commercial demand in order to help control land costs
and encourage competition. By providing more land than is currently projected to be required for retail
use, the City can help ensure that demand for land available for retail use is adequately met. In
addition, it should be noted that additional demand not quantified in this report, specifically that
generated by residents in the surrounding rural area, tourism, and employee-generated demand, will
create additional need for retail and services not represented in the retail leakage study. Working to
accommodate such uses represents a key part of the City of Snoqualmie’s economic development
strategy and other goals stated in the City’s Comprehensive Plan. Institutional Uses (Higher Education /
Continuing Education)

As for land required for desired institutional use (higher education / continuing education), the two
possible locations identified in this report — the western portion of the Mill site and vacant parcels in the
Snoqualmie Hills area — could accommodate a future campus, though questions remain regarding the
overall accessibility of the Mill site from beyond the City of Snoqualmie. As such, the City should further
explore the location of a campus at both locations, and in particular address the feasibility of 1)
providing infrastructure to either location and 2) providing appropriate zoning to accommodate a higher
education / continuing education use.
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Appendices

e Appendix 1: Map of Buildable Vacant and Redevelopable Land, Including Residential Zones
and Critical Areas

e Appendix 2: Map of Buildable Vacant and Redevelopable Land, Including Residential Zones
(Critical Areas Omitted)

e Appendix 3: Economic Research Associates, Retail Market Analysis for Snoqualmie (2006)
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Buildable Vacant and Redevelopable Land - City of Snoqualmie and UGA*
Including Known Streams, Wetlands, and Steep Slopes**
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*Land use representation is based upon both City-provided analysis as well as independent analysis by CollinsWoerman. Not all Snoqualmie Ridge Business Park acreage displays are spatially or legally exact, and should be interpreted solely as representing a demonstration of
approximate real developable acreages that account for site constraints. **Stream, wetland, and steep slope data provided by the City of Snoqualmie and King County.



Buildable Vacant and Redevelopable Land, Including Residential Zones - City of Snoqualmie and UGA (Critical Areas Omitted)*
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INTRODUCTION

During the summer of 2005, the City of Snoqualmie, jointly with Quadrant Corporation,
selected Economics Research Associates (ERA) to prepare a retail market study for the
Snoqualmie Ridge development. ERA’s assignment was to determine the following:

° Compare the retail supply and demand balance for the Snoqualmie Ridge
Neighborhood Center area and determine how this balance is likely to change as the
city of Snoqualmie grows from today to 2022.

¢ Determine how much additional retail acreage is needed in this area and if Parcel S-11
should be preserved for retail use to satisty the demand for additional acreage.

o Determine if retail demand will likely exist for parcel S-21, located at the northwest
corner of Snoqualmie Parkway and 99™ Street, even if such retail development will
not be visible from I-90.

 Provide an analysis of citywide retail supply and demand balance assuming properties
in the correct location can be made available for future retail development and suggest
the locations of those properties.

The San Francisco office of Economics Research Associates (ERA) prepared this market
report, with William W. Lee, Managing Principal, serving as chief author and project
manager. Mr. Lee has over 35 years of community development and retail market analysis
experience. ERA has a history of 16,000 assignments spanning over its 47-year history and is
the largest and longest established land planning and real estate market economics consulting
firm in the United States. The firm has worldwide retail market analysis experience,
including numerous studies for communities throughout Washington.

=
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I. EXECUTIVE SUMMARY

The City of Snoqualmie is growing rapidly due to the continued development of Snoqualmie
Ridge, a golf-course residential community experiencing rapid home sales and brisk price
appreciation. Snoqualmie Ridge Phase I is nearing completion, Quadrant Corporation is
proceeding to construct Phase II. With the construction of Phase II, the City and Urban
Growth Area (UGA)’s population will climb from an estimated 7,400 today to approximately
15,700 by 2022. While the population in Snoqualmie has grown rapidly, the City has not
benefited from the scale of retail development necessary to generate the sales taxes needed to
fund municipal services. For example, the City of North Bend only three miles from historic
Snoqualmie has a smaller population and lower average income but has over six times the
taxable retail sales. As illustrated by North Bend, retail development for smaller communities
is not simply determined by local demand but also very much determined by location, access,
ability to attract anchor tenants and the concentration of retail space.

Population and Employment Forecast for

Snoqualmie City & UGA
16,000
14,000
12,0001
10,800
8,000
6,000
4,000
2,0007]
0- :
2005 2010 2015 2020 2022
I B Population Employment l
Y
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Taxable Retail Sales in Snoqualmie and

North Bend
(In millions of dollars)
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CONCLUSIONS FOR S-11 AND S-21

Based upon a very detailed modeling of retail demand, ERA’s key conclusions for $-11 and
S-21 are as follows:

* With the expansion of the existing Neighborhood Center through its next two planned
phases, Phase IV and Phase V, and the addition of approximately 20,000 square feet of
retail space at the Kimball Creek development, the amount of retail space available at
Snoqualmie Ridge will accommodate demand growth through 2010.

o The recent struggles experienced by Snoqualmie Ridge retailers can be attributed to
the lack of an anchor grocery store, a critical factor to neighborhood center success.
The needed grocery store will be the key component to Phase IV and will be
completed by 2006.

° By 2022, the Neighborhood Center area of Snoqualmie Ridge will need an additional
60,000 to 70,000 square feet of retail space. When land for parking and landscaping is
taken into consideration, this amount of space translates into the requirement for six to
seven acres of land at a floor area ratio (FAR) of 0.25.

.
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Comparison of Neighborhood Center Supply with
Projected Demand Growth in SF
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¢ The location and isolation of S-11 from the Neighborhood Center makes this parcel at
best a marginal parcel for future retail development. The Snoqualmie Ridge
Neighborhood Center would be stronger overall if all of its smaller retail shops,
restaurants and services could benefit from being within walking distance of the
grocery store and a future drug store anchors.

e Because of limited retail tenant interest to date due to the lack of an anchor, the
Snoquaimie Ridge Neighborhood Center has leased a number of retail spaces to non-
retail tenants. Other space in subsequent phases also plan to be leased to non-retail
tenats. These include chiropractor's office, physical therapists' offices, dental clinic,
veterinary hospital, family medical clinic and pre school. These non-retail uses dilute
the strength of this retail center. ERA recommends that as retail demand builds over
time these medical and other service uses be relocated to S-11. This accomplishes two
objectives: 1) It allows the Neighborhood Center to become a stronger shopping
destination with true retail space and greater attraction power to recapture sales lost to
neighboring communities, and 2) It allows S$-11 to cater to local medical and other
services that are destination uses and not as location sensitive as small retail shops.

e The current drug and variety store demand is in the 10,000 to 12,000 square feet
range. This demand grows to 27,000 SF by 2022.

.
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Demand for Additional Retail Acreage
Neighborhood Center/S-11and S-21
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* ERA recommends that all of S-21 (13.4 acres) be reserved for future commercial use.
The possible retailers include restaurants, service stations, convenience market and a
hardware-building materials and garden supply store. Hotel use (although outside our
scope) is also a good possibility. Highway signage in both directions of I-90 will be
important to the success of such uses.

CONCLUSION FOR CITYWIDE RETAIL ACREAGE NEED

Because the citywide analysis is not site specific and is based upon the premise that retail
comimercial site can be made available in the future, it is by necessity more general in
nature. ERA's conclusions for this portion of the report are based upon an integration of
demand modeling and community planning experience.

® For 2005 ERA's estimates that total retail store sales for the City of Snoqualmie is
$23 million; and the potential demand from residents, employees and visitors is
$31 million.

e When the new grocery store at Snoqualmie Ridge and the new hotel at Snoqualmie
Falls, with its associated restaurant and shop space, are both open by about 2007,
the overall retail demand and supply picture in the city will be approximately in
balance.

e
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Citywide Need for Additional Commercial Acreage
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o Between 2007 and 2022, the city has the potential to support approximately 45
acres of additional commercial acreage. The Snoqualmie Ridge parcels of S-11
and S-21 will satisfy about half of this future need. An additional 20 to 30
commercial acres could be supportable if they were provided in strong locations.

© When the grocery store at the Snoqualmie Neighborhood Center opens, the
composition of overall Snoqualmie retail store demand will be from the following
sources: 66 percent residents, 13 percent employees and 21 percent visitors. By
2022, the demand composition will be 71 percent residents, 13 percent employees
and 16 percent visitors. This shift in demand reflects the evolution of Snoqualmie
from an agricultural town and tourist destination to a suburban community.

¢ In planning for long-term future commercial land uses with the objective of
recapturing sales tax revenue flowing to other communities, the City should
consider over zoning for commercial use. This is because if zoning exactly
matches demand, the landowners of the few available commercially zoned parcels
enjoy near monopoly conditions leading to higher land prices. Those high land
prices elevate the feasibility threshold for commercial development, encouraging
developers and their tenmants to seek lower cost locations in neighboring

.
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communities. For long-term planning purposes (20-year time horizon), ERA
typically recommends zoning for one and a half to two times projected demand.

LOCATIONS WITH FUTURE RETAIL COMMERCIAL OPPORTUNITY

ERA views the following areas as having the location required for successful retail
development:

® The intersection of S.E. 99th Street and Snoqualmie Parkway — This area has
location attributes similar to the I-90 and Highway 202 interchange in North Bend,
which has a large concentration of retail space. However, it does not have
comparable visibility because of the community’s greenway design objectives. If
future sales tax revenue is a major city objective, the City of Snoqualmie should
move to annex both sides of the Snoqualmie Parkway frontage from just north of
S.E. 96th Street to several hundred yards south of F90. This area has long-term
commercial potential beyond what can be accommodated on S-21. The

commercial development in this vicinity is likely to include hotels, service
commercial establishments and possibly even office uses in addition to retail stores
and service stations. With appropriate signage on I-90, the commercial
development in this vicinity can be designed to blend with rather than compromise
the objectives of the City’s Comprehensive Plan and those of the Mountain to
Sound Greenway. A set of design guideline will need to be developed to insure

that the community’s objectives are not compromised. ERA recommends that the
City move overtime to add at least an additional 15 acres of commercial property
in the vicinity of the I-90 and Snoqualmie interchange in addition to designating S-

- 21 for commercial use.
‘\_’_‘“.4

° Railroad Avenue or Highway 202 and Meadowbrook Way — This location is
important because it is an intercept location for Snoqualmie shoppers driving to
North Bend. ERA recommends at least eight acres of retail commercial zoning on
the west side of Railroad Avenue.

e The Snoqualmie Falls Area — Visitors come to Snoqualmie because of
Snoqualmie Falls. The important retail and restaurant impact is provided not by
the large numbers of day visitors but rather by the relatively small numbers of
affluent overnight guests staying at the luxurious Salish Lodge and the new

e=-3
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conference hotel. The effective tourist retail facilities need to be located in or near
these and hotels.

¢ Historic Snoqualmie — ERA's market analysis shows that retail demand from
residents will likely grow faster than demand from visitors. By 2022, 71 percent
of the in town demand will be from residents, up from 66 percent today. The retail
revitalization of Historic Snoqualmie needs to target not only the visitor market
but the resident and employee markets as well.

i
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IL MARKET ANLAYSIS FOR SNOQUALMIE RIDGE

This section focuses on retail commercial demand for parcels S-11 (including S-11A), which
has between six and seven acres of usable commercial acreage, and S-21, which is 13.4 acres.
The key questions to be addressed in this section include:

e How much retail demand growth is expected in the market area?

© And can these sites capture a sufficient portion of the demand growth to sustain retail
commercial use by 20227

5-11 AND THE NEIGHBORHOOD CENTER

S-11 has been zoned for commercial use with the expectation that the continued housing
development in Snoqualmie Ridge Phase II will generate additional demand for commercial
facilities and acreage. The primary retail commercial concentration serving all of Snogualmie
Ridge is the Neighborhood Center located on the north side of the intersection of Snoqualmie
Parkway and Center Boulevard. This location is at the geographic center of the Snoqualmie
Ridge development and at its most important intersection. An office/business park is on the
south side of this intersection. Parcel $11 is located approximately one-half mile down
Snoqualmie Parkway, south and west toward I-90, and on the southeast side of the Parkway.

S-11 and the Neighborhood Center essentially serve the same market area. They were
originally planned to serve Snoqualmie Ridge; however, because this center will be the only
grocery store anchored center in all of Snoqualmie, including its unincorporated urban growth
area (UGA), ERA has defined the market area to be all of the Snoqualmie community
including the city and its UGA.

Retail demand growth, particularly for convenience items found at neighborhood shopping
centers, is largely a function of population growth. Household income is also a consideration.
Population growth correlates to housing construction and home sales. In order to forecast
future market area population growth, ERA examined the rate of housing construction as
indicated by the number of building permits issued. As indicated in Table 1, in the five years
from 1999 through 2003 the number of residential units permitted in Snoqualmie averaged
305 per year, including 231 single family and 74 multi family units per year. Essentially all
of this growth is from the construction of Snoqualmie Ridge Phase 1. North Bend, due to a

sl
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recent moratorium on construction resulting from inadequate water supply, has averaged only
41 units per year over this same period.

The current estimated population for the city and the UGA is 7,400. When Snoqualmie Ridge
I is built out with the addition of 2,000 units by 2011 or 2012, the market area population
will grow to 13,300. By 2022 the population in the market area is projected to reach 15,700
(see Table 2). Employment in the market area will also increase from an estimated 2,000
presently, which include an estimated 550 construction employees, to 4,300 by 2022. The
estimated employment breakdown by subarea is in Table 3.

In order to estimate how much retail sales each new resident in the market area will add, ERA
reviewed the taxable retail sales by two digit standard industrial classification (SIC) code for
the state as a whole (Table 4). These dollar amounts were then divided by the state
population to calculate the per capita taxable sales by retail category for the past ten years
(Table 5). In this table, we detailed the grocery (a subcategory of food stores) and drug store
(a subcategory of miscellaneous retail stores) sales per capita because these are the essential
anchor stores to a successful neighborhood shopping center. ERA made two additional
adjustments in Table 6. The first converts per capita taxable sales to total sales; this is
because food purchased for home consumption and prescription drugs do not pay sales tax.
The second is an income based adjustment from statewide average per capita sales in 2004 to
the Snoqualmie market area average in 2005. The income based adjustment was nine percent
reflecting one year of inflation and an estimated household income in Snoqualmie that is 10 to
12 percent higher than the state of Washington average. Based upon all of these calculations,
ERA's estimates retail sales generation per market area resident to be $11,265 in 2005 dollars.

At this point in the analysis, the taxable sales generated within Snoqualmie were compared to
that generated within North Bend (see Tables 7 and 8). In 2004 the taxable sales within
Snoqualmie was $17.2 million while it was $107.8 million in North Bend. Even though
North Bend's 2004 population was only 5,200, that neighboring city generated more than six
times the taxable sales and therefore had six times the sales tax revenue to cover the cost of
municipal services. This very large discrepancy highlights the importance of location,
concentration and anchor tenants to retail development. North Bend's retail development is
clustered around the Highway 202 and I-90 interchange, historically the highest traffic
volume location in this part of King County. With the construction of the Snoqualmie
Parkway and its 190 interchange offering a more direct route to Snoqualmie Falls from the
Seattle metropolitan area, North Bend's location advantage is weakening over time.

-5l
o

Economics Research Associates No. 16126 — Snoqualmie Retail Analysis 10



Resident Generated Demand .

Total retail sales generated by market area residents are then calculated by multiplying
population growth by per capita retail sales. An adjustment factor is included to reflect the
additional retail consumption driven by real income growth (see Table 9). ERA then
estimated the share of this sales generation by retail category that the Snoqualmie Ridge
Neighborhood Center location is able to capture. These market capture estimates are based
upon the following (see Table 10):

¢ An inspection of the existing Neighborhood Center and site S-11.
° A review of future development plans for this center.

° Interviews with stakeholders and Snoqualmie residents as to their shopping patterns
for convenience goods. (Many mentioned shopping in Issaquah on their way home
from Seattle or Bellevue where they work, and residents who do not work outside of
town frequently shopped in North Bend.)

® Inspection of the retail areas and tenants in Issaquah, North Bend and even Fall City.
o The analyst's experience with retail market analysis.

The demand for this location is then the estimated capture percentage applied against resident
generated sales. As shown in Table 11, the potential retail store sales at this location are
estimated to grow from $15.4 million in 2006 after the grocery store opens to $39.6 million
by 2022. This represents more than a doubling of retail demand.

Employee Generated Demand

ERA then applied the same type of analysis to employees who worked in Snoqualmie. The
detailed calculations are in Tables 12 through 14, and the key considerations included:

» The forecast of employment growth by subarea including completion of the new hotel
near the Salish Lodge and construction employment based upon the value of homes
being built,

e The estimated per employee spending associated with their lunch hour or afier work
based upon an integration of ERA's experience with surveys conducted by the
International Council of Shopping Centers (ICSC).

L=y
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Demand versus Supply Comparison .

Since ERA does not expect this location to generate any significant sales from visitors, the
potential capture of resident plus employee spending represents total demand for this location
(Table 15). This demand as expressed in annual sales is then converted to supportable square
footage by dividing by an annual sales per square foot factor. The factors by retail category
are based upon survey information generated by the Urban Land Institute (ULI) and published
in its Dollars and Cents of Shopping Centers 2004. As shown in Table 16, this Center
Boulevard and Snoqualmie Parkway location is able to support 71,400 square feet of retail

store space by 2007, growing to 105,400 square feet by 2012 and 151,100 square feet by
2022,

Since this demand is calculated for retail stores only, we added an additional 12 percent to
account for personal services establishments that are typically located in neighborhood
shopping centers. This 12 percent factor is based upon a review of median square footage of
tenants typically found in neighborhood shopping centers across the United States as
published by ULI in the Dollars and Cents of Shopping Centers 2004 (see Table 17 for
details).

On the supply side, ERA interviewed the developer of the Snoqualmie Ridge Neighborhood
Center, the grocery store operator and the City staff to construct a tenant profile of what is on
the ground now and what is expected in subsequent phases. This center currently has 38,200
square feet of space, and 11,400 square feet (30 percent) are leased to non-retail tenants such
as veterinary hospital and dental clinic. Upon full built-out, this center will have 121,900
square feet of space and 39,100 square feet (32 percent) are expected to be occupied by nor
retail tenants, which include the City Library and a childcare center (see Table 18 for details).

The demand versus supply comparison presented in Table 19, which translates the square
footage comparison into acres using a floor area ratio (FAR) of 0.25, indicates that with the
construction of the next phases of the Neighborhood Center and the 20,000 square feet of
retail space expected at Kimball Creek the amount of supply provided will approximately
balance demand until 2010 or 2011. As demand continues to grow beyond 2011, additional
supply of retail commercial space will be needed. By 2022, the planning horizon for this
analysis, demand will exceed supply by 60,000 to 70,000 square feet or six to seven acres,
indicating a clear need for additional commercial acreage.

B
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Location of S-11 Relative to Neighborhood Center Demand

Successful retail development depends upon not only demand exceeding supply but also on
location of the retail property, size of project to allow for concentration of drawing power, and
the presence of anchor tenants to generate shopper traffic for the smaller stores. By 2022,
demand for retail acreage will exceed supply at this location by about six acres, the size of the
commercially usable portion of Parcel S-11. However, ERA considers the location of S-11 to
be at best marginal for satisfying this future demand for several reasons:

¢ It is not within a convenient walking distance of the anchor grocery store in the
Snoqualmie Ridge Neighborhood Center.

e It is not located at a high traffic volume intersection.

® The site and the Snoqualmie Ridge market area are both not large enough for it to
secure a sizable anchor tenant.

For these reasons, the retail tenants on S-11 will always be vulnerable to competing stores
located within the Neighborhood Center itself or in the business park across the Parkway from
the Neighborhood Center.

Because of limited retail tenant interest to date due to the lack of an anchor store, the
Snoqualmie Ridge Neighborhood Center has leased much of its retail spaces to non-retail
tenants. Subsequent phases also plan to house non-retail tenants. The non-retail tenants
include chiropractor's office, physical therapists' offices, dental clinic, veterinary hospital,
family medical clinic and pre school. These uses dilute the strength of this center. Rather
than lave a portion of its shops located one-third of a mile away, the Snoqualmie Ridge
Neighborhood Center would be stronger overall if all of its smaller retail shops, restaurants
and personal services establishments could benefit from being within walking distance of the
grocery store and a future drug store anchors.

ERA recommends that as retail demand builds over time the medical and dental service uses
in the Neighborhood Center be relocated to $-11, and the center itself be reserved for retail
and persomal services uses. This accomplishes two objectives:

e It allows the Neighborhood Center to become a stronger shopping destination with

greater attraction power to recapture sales lost to neighboring communities, and

R
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o Itallows S-11 to cater to medical and dental service that are local destination uses and
not as location sensitive as small retail shops dependent upon the drawing power of an
anchor store.

S-21 AND THE GREENWAY

8-21, which is located at the northwest corner of the S.E 99" Street and Snoqualmie Parkway
intersection, enjoys a location that is similar to the Factory Outlet Center in North Bend. In
fact its location is one interchange closer to Seattle along 1-90. However, retail development
on this site will not enjoy the same level of visibility from F90 as the retail centers in North
Bend because of the design objectives of the City Comprehensive Plan and the Mountain to
Sound Greenway. It is ERA’s opinion that signage on the interstate can be used to overcome
the lack of visibility, and residents of the region and those regularly using this portion of 1-90
will over time learn to appreciate the convenience of this location.

Because of its proximity to F90, which facilitates access along an east/west corridor, the
market area of this property is much larger than S-11. Based upon drive times, ERA has
defined its trade area to include all of Snoqualmie (city and UGA), the city of North Bend and
the smaller unincorporated communities of Preston, Upper Preston and Harmon Heights. In
addition, with signage on F90, this site will attract customers from outside this market area
but using this portion of I-90 regularly.

ERA estimated this market area population to be 13,900 currently, and it is projected to grow
to 26,800 by 2022 (Table 20). A majority of this growth will actually be due to the continued
development of Snoqualmie Ridge. We then conducted an analysis similar to that performed
for S-11, using market area population growth, per capita spending and estimated capture
rates (Tables 21 and 22). The dollars generated by market area residents were then translated
into supportable square footage by dividing by the same sales per square foot per year factor
(Tables 23 and 24). The amount of space supportable by market area residents in each retail
category was factored up to account for the volume generated by people living outside the
market area but using this stretch of 190 (Table 25). The supportable retail store square
footage was converted to supportable acreage by applying a floor area ratio of 0.2. The
acreage for service station demand was added. By 2022, ERA estimates that S-21 will be able
to support approximately 16 acres of retail commercial use (Table 26). The uses are likely to
include service stations, convenience market, restaurants, coffee shops and possibly a
hardware/garden supply outlet.

5l
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While ERA’s scope of work did not include hotel and office analysis, this area has long-term
commercial potential beyond what can be accommodated on S-21. The commercial
development in this vicinity is likely to include hotels, service commercial establishments and
possibly even office uses in addition to retail stores and service stations. Because this market
area has either high-end hotels like the Salish Lodge and the new conference hotel planned or
older motels, there is likely future development opportunity for mid-market selected service
hotels. The I-90 and Snoqualmie Parkway location is well suited for such hotels, because it
is now the exit leading to Snoqualmie Falls from the Seattle metropolitan area. With
appropriate signage on }90, the commercial development in this vicinity can be designed to
blend with rather than compromise the objectives of the City’s Comprehensive Plan and those
of the Mountain to Sound Greemway. A set of design guideline will need to be developed to
insure that the community’s objectives are not compromised.

R
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III. THE LONG TERM CITYWIDE
NEED FOR COMMERCIAL LAND

While the primary focus of ERA’s assignment was retail potential for parcel S-11 and S-21
in Snoqualmie Ridge, the City also requested that ERA provide an overview assessment of the
community’s long term need for additional commercial property given the retail demand
growth from residents, employees and visitors. Because the city has a limited supply of land
that have the location, parcel size and freedom form development constraints to serve as
effective future commercial property, this analysis employs the assumption that such property
could be made available at the right locations to satisfy the additional demand through
annexation, rezoning or the mitigation of development constraints. It also suggests locations
where such property should be added.

The analysis parallels that performed in the preceding section for parcels $-11 and S-21.
However, in this case the capture rate is for the city as a whole and considers adjacent
properties that could be annexed into Snoqualmie in the future. Because this citywide
approach not only considers current road patterns, location elative to £90, the competing
shopping areas in North Bend and Issaquah, but also the annexation of properties that could
be of the size and location to accommodate commercial development, the capture rates should
not be viewed as precise estimates. The capture rates applied against market area resident
demand are presented in Table 27 and the resulting sales are in Table 28. The same analysis
for employee generated demand is presented in Tables 29 and 30.

Visitor spending is an issue for the citywide analysis, in contrast to the requirements for
parcels S-11 and S-21. ERA estimated total visitor spending by estimating the percentage of
visitor contribution to each retail sector based upon the total taxable sales within each sector
as compiled by the State of Washington Department of Revenue based upon sales tax
collections. This information was previously presented in Table 7. It is ERA's opinion that
the gift shop at Salish Lodge contributes importantly to the city's apparel sales and the
restaurants at Salish Lodge account for a significant share of the city's eating and drinking
places sales (see Table 31). The near term growth in visitor spending will be driven by
completion of the new conference hotel with its associated shops, restaurants and food service
for meetings. The longer-term growth will also likely be driven by additional hotel
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development, and ERA applied a three percent average annual growth rate to approximate the
longer-term growth in visitor generated sales.

The demand from the three sources — residents, employees and visitors — is summed in Table
32 to provide an overall estimate of citywide retail store and restaurant demand. ERA applied
slightly lower sales per square foot per year factors to reflect the incorporation of the older
commercial area along Railroad Avenue. It is of interest to note that the demand profile will
change with the opening of the grocery store and that the resident portion of overall demand
will increase from 63 percent to day to 67 percent in 2007 and then to 71 percent in 2022. As
Snoqualmie becomes more of a suburban community rather than a tourist destination, the

visitor share of retail and restaurant demand will fall from 23 percent today to 16 percent by
2022,

This demand profile does not describe the city's total commercial acreage need nor does it
describe the city's full commercial acreage potential if it were to annex property at the L90
and Snoqualmie Parkway interchange. While ERA has been retained to provide a retail
commercial analysis, commercially zoned land is required to house personal services, medical
services, office space and hotels. In Table 33, ERA estimated total commercial acreage
potential by making a number of adjustments to its citywide retail commercial analysis:

¢ Personal services were factored in as an additional ten percent of citywide retail store
demand. (It was a 12 percent factor in addition to neighborhood center retail store
space demand.)

e We then added the nor-local portion of S-21 demand.

° In addition, we added 20 acres of potential demand for hotels and medical/professional
office space, assuming that the City of Snoqualmie could over time control the
property around the I-90 and Snoqualmie interchange.

Snoqualmie’s retail supply and demand picture will be approximately in balance once the
grocery store at the Neighborhood Center and the new conference hotel are completed in
about 2007. Between 2007 and 2022, there will be ample demand for the City to justify the
zoning of 20 to 30 acres for commercial use in addition to S-11 and S-21 if its objective is to
substantially improve its sales and transient occupancy tax eamings. However, these
properties need to be at the right locations to be effective commercial properties. ERA’s
recommended locations for successful retail development include: 1) Snoqualmie Parkway
and Railroad Avenue intersection, 2) Snoqualmie Parkway and I-90 interchange, 3) The west

R
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side of Railroad Avenue at or near the Meadowbrook Way intersection, 4) The Snoqualmie
Falls area, and 5) Historic Snoqualmie.

In planning for long-term future commercial land uses with the objective of recapturing sales
tax revenue flowing to other communities, the City should consider over-zoning for
commercial use. This is because if zoning exactly matches demand, the landowners of the
few available commercially zoned parcels enjoy near monopoly conditions leading to higher
land prices. Those high land prices elevate the feasibility threshold for commercial
development, encouraging developers and their temants to seck lower cost locations in
neighboring communities.
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Table 17
MEDIAN SIZE OF TENANT MOST FREQUENTLY FOUND
IN US NEIGHBORHOOD SHOPPING CENTERS

Variety Store 7,377 9.6%
Supermarket 34,187 44.5%
Restaurant without Liquor 2,500 3.3%
Restaurant with Liquor 3,200 4.2%
Sandwish Shop 1,400 1.8%
Pizza 1,550 2.0%
Chinese Fast Food 1,400 1.8%
Liquor or Wine Store 2,400 3.1%
Drug Store/Pharmacy 8,993 11.7%
Other Retail Store 1,600 2.1%
Video Sales & Rental 3.992 5.2%

Total Retail Stores 68,599 89.3%
Woman's Hair Salon 1,204 1.6%
Dry Cleaners 1,450 1.9%
Unisex Hair 1,260 1.6%
Mail/Packaging 1,395 1.8%
Nail Salon 1,133 1.5%
Tanning Salon 1,750 2.3%

Total Personal Services 8,192 10.7%
Grand Total 76,791 100.0%

Source: Dollars and Cents of Shopping Centers, 2004



Table 18

SNOQUALMIE RIDGE NEIGHBORHOOD CENTER RETAIL

Buiit Space

Retail #1 A

T OTEg oW

Retail #2

TOTmMmgoOw e

Retail #3
North
Bldg.

s e Bl w B T v ™

South
Bldg.

ZZCR— -

Total Built

Tenant

Bibo's Coffee Shop
Vacant

Chiropractic

Geogio's Subs

UPS

Ichiban Teriyaki Rest.
Andres Cleaners

Key Bank

Uncle Si's Pizza
Mike's Cascade Grill
Vacant

Physical Therapy
Hair Salon

Dental Clinic

Dental Clinic

Nail Salon

Veterinary Hospital
Veterinary Hospital
Restaurant

Martial Arts
Martial Arts

Royal Clips LLC

Zeebi's Toys

Secret Sun LLC
Ladies Workout

SV Eye Care

Indigo Ridge

Valley View Fam Med
Valley View Fam Med
Vacant

-

Totat SF

1,362
1,200
800
1,150
1,200
1,200
1,275
3.057
11,244

1,281
2,517
1,092
1,483
1,094
970
1,020
879

10,336

887
833
1,235
546
1,472
837
6,330

1,222
1,210
1,453
1,440
1,108
1,475
883
1462
10,253

38,163

Noa Retail
Tenant

1,483

970
1,020

3,473

887
833

So oo o

1,72

o C O oo

1,475
883

2,358

11,408

Retail Space
Occup or Avail

1,362
1,200

0
1,150
1,200
1,200
1,275

0
7,387

1,281
2,517
1,092
0
1,094
0

0
879
6,863



Table 18
SNOQUALMIE RIDGE NEIGHBORHOOD CENTER RETAIL

Yet to be Built
Retail #4 Al Grocery Store 21,400 1} 21,400
North A2 Shop/Grocery Expansion 1,200 0 1,200
Bldg A3 Shop/Grocery Expansion L200 0 1,200
A4 Shop/Grocery Expansion 1,200 0 1,200
AS Shop/Grocery Expansion 1.400 0 1.400
26,400 0 26,400
South B1 Future Shops 2,400 0 2,400
Bldg B2 Future Shops/Office Upper 4,800 2,400 2,400
B3 Future Shops 2,400 0 2,400
B4 Future Shops/Office Upper 6,064 3,664 2,400
B5 Future Shops 1.284 [} 1,284
16,948 6,064 10,884
Pad C Future Shop or Restaurant 2,400 0 2,400
Library Di Library 6,000 6,000 0
D2 Library Expansion 4.000 4.000 0
10,000 10,000 0
Retail #5 Al Future Pre School 10,000 10,0060 0
A2 Physical Therapy 1,600 1,600 0
A3 Future Retail 16.400 4] 16.400
28,000 11,600 16,400
Total To be Built 83,748 27,604 56,084
Grand Total Neighborheod Center 121,911 39,072 82,839

Scurce: City of Snoqualmie and Mark MeDonald
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