City of Maple Valley Affordable Housing Strategy Options

Purpose

This strategy option document identifies different actionable tools and programs that could be implemented
to meet the City of Maple Valley's affordable housing growth targets as established in the 2024
Comprehensive Plan.

Housing Growth Targets

The City's 2019-2044 housing growth targets, assigned through the state and county process under the
Growth Management Act, require Maple Valley to accommodate 1,720 net new housing units at the
following income levels™:

INCOME LEVEL UNITS REQUIRED

0-30% AMI (Permanent Supportive Housing) 285
0-30% AMI (Non-PSH) 542
30-50% AMI 320
50-80% AMI 26
80-100% AMI 72
100-120% AMI 81
>120% AMI 394
Total Housing Units 1,720
Emergency Housing Units 329
The Gap

The greatest unmet housing need in Maple Valley is among households earning below 80% of AMI,
representing a combined target of 1,173 units. Since 2019, no new units affordable at this level have been
built in the city. Currently, only 32 affordable units (at 70% AMI) are in the permitting pipeline, associated
with the ICON and Switcher’s Landing projects, assuming each provides 10% affordable units under the
City’s inclusionary zoning program?.

1City of Maple Valley. (2024). 2024 Comprehensive Plan, Housing Element Technical Appendix, Chapter 3: Adequate
Provisions Memo.



Current Policy Foundation
The Comprehensive Plan establishes the following relevant goals and policies that this strategy plan

implements:

e Goal HO-1: Provide sufficient capacity to accommodate 20-year housing growth targets and reduce
barriers to the types of development that could achieve them?.

e Policy HO-P1.4: Take reasonable action within the City's power to reduce barriers to developing
housing that meets growth targets, including targets for the 0-30% and 30-50% AMI groups.

e Goal HO-3: Recognize what's currently working and provide a welcoming environment for new
affordable housing development.

e Policy HO-P3.5: Maintain incentives available to both single-family and multi-family developments
that provide rental or ownership housing affordable to low- and moderate-income households.

e Policy HO-P3.7: Continue Maple Valley's inclusionary zoning program as long as it remains

effective.

Strategy Plan

Evaluation Criteria

The chart that follows evaluates each strategy on a 1-5 scale across seven criteria.

CRITERION

Low Taxpayer Burden

1 (LOW)

Very high direct cost

3 (MODERATE)

Moderate cost

5 (HIGH)

No cost to taxpayers

Unit Production
Potential

<20 units/10 yrs

50-100 units

200+ units

Developer Incentive

Deterrent/none

Moderate

Very strong

Affordability Depth

Market-rate only
(>100% AMI)

Low-income (60—-80%
AMI)

Extremely low (£30%
AMI)

Ease of Implementation

Very complex, multi-
agency

Moderate admin

Simple, within City
authority

Speed to Production

6+ years

3—4 years

1-2 years

Permanence of
Affordability

Temporary/none (<8
yrs)

Medium-term (12-25
yrs)

Long-term (50+ yrs)

Strategy 1: Adjust the Inclusionary Zoning Program

What it does: Generates permanently affordable units as a condition of market-rate development in the

City's commercial centers.

3City of Maple Valley. (2024). 2024 Comprehensive Plan, Housing Element, Goals & Policies.




Current program: Mixed-use developments in the CB and FCC zones with 10 or more residential units
must reserve at least 10% of total units as affordable to households earning 70% or less of King County

AMI4.

Potential Actions for Council Consideration:

Direct Planning Commission to evaluate increasing the affordable unit percentage from 10% to 15—
20% in the CB and FCC zones, with a financial feasibility analysis to understand impacts on
development viability.

Evaluate expanding inclusionary zoning to additional zones where multifamily housing is permitted
(e.g., R-18, R-12 zones with 10+ unit projects).

Consider rezoning certain R-6 parcels with sewer service or potential for sewer service in the near
future to allow for higher densities and multifamily dwelling units.

Because the City has not been assigned that many units in the 50%-80% AMI category, adjust the
program to require fewer units at deeper affordability in such a way that it would be revenue neutral
to the developer.

Consider a modification that would give developers the option to defer the affordability obligation to a
date certain, enforceable by a deferred affordability covenant, with the intention of making the
ultimate creation of affordable units more feasible than they appear to be under the current
regulation. The increased feasibility would come from the developer’s ability to stabilize the project
with market rents at the outset and convert some units to affordable units after the project has aged
a bit. The deferral would be in exchange for either a greater percentage of affordable units or the
same percentage with a greater depth of affordability.

Consider shortening the affordability obligation from a permanent condition to a 20-year condition to
increase project feasibility. This could be combined with the item above.

Consider allowing in-lieu fee payments as an alternative compliance path, with fees deposited into
the City's local affordable housing opportunity fund.

Additional Notes: Currently, inclusionary zoning is the City's primary regulatory tool for generating
affordable units from private development. There is some evidence to suggest that this tool in its current
form may have the effect of reducing or slowing the production of both affordable units and market units.
Adjusting it could be done with the intention of ensuring that affordable housing production continues and
increases regardless of voluntary incentive programs or other city lead strategies.

“Maple Valley Municipal Code, Chapter 18.30.030(B)(4).



Strategy 2: Adopt an Affordable Housing Incentive Program
What it does: Provides regulatory incentives that reduce costs for developers who include affordable units,
making affordable housing financially feasible without a tax exemption.

Authority: RCW 36.70A.540 authorize cities to enact affordable housing incentive programs consistent with
local comprehensive plans®. RCW 82.02.060 authorizes cities to waive impact fees for affordable housing
projects.

Potential Actions for Council Consideration:

e Adopt a density bonus program allowing additional units (15—-25% bonus) for projects that provide
affordable units beyond the inclusionary minimum.

e Allow height and bulk bonuses in commercial zones for projects exceeding inclusionary
requirements.

e Allow structural lot increases and reduced setbacks in residential zones in exchange for creating a
very-low-income units on-site and combine that incentive with a fee-in-lieu option.

e Reduce or waive parking requirements for income-restricted affordable developments.
e Provide expedited permitting (target 30-day reduction) for projects with affordable units.

e Grant impact fee waivers for low-income housing developments, as authorized under RCW
82.02.060(4). The City already uses this mechanism for early learning facilities. Depending on the
extent of the waiver, the City may need to contribute other funds to replace a portion of the waived
impact fee, but as implemented with early learning facilities, can waive up to 80% without triggering
that requirement.

e Waive or reduce application and development fees for affordable housing projects.

SBERK Consulting. (2023). 2023 Housing Capacity Update, Recommended List of Priority Programs & Actions.



Additional Notes: An incentive program uses regulatory tools rather than tax policy to reduce development
costs. It achieves similar feasibility improvements as MFTE without impacting property taxes, potentially
addressing a key Council concern.

Strategy 3: Deploy the HB 1590 Local Opportunity Fund

What it does: Uses locally collected affordable housing sales tax revenues to directly fund affordable
housing projects within City limits.

Current status: Under Resolution R-25-2018, the City authorized a $500,000 contribution to the 2025
SKHHP grant pool and directed 50% of annual HB 1590 60% capital revenues to SKHHP, with the
remaining 50% retained in a local opportunity fund capped at $2,000,0008. The projected fund balance is
expected to reach $2 million by approximately 2032.

Potential Actions for Council Consideration:

e Establish clear criteria and an application process for local opportunity fund expenditures,
prioritizing:
m Affordable homeownership or rental projects within City limits (consistent with
Council priorities).
m Land acquisition for affordable housing development.
m Gap financing for affordable projects that leverage other public and private funding.

e Actively solicit project proposals from affordable housing developers, community land trusts, and
Habitat for Humanity.

6City of Maple Valley. (2025). Resolution No. R-25-2018.



e Consider accelerating the fund accumulation by temporarily allocating a higher percentage (or all of
the funds) locally (e.g., 75/25 split) until a qualified project is identified, then returning to the 50/50
split. Similarly, the City could consider lifting the $2,000,000 cap.

Additional Notes: Direct capital investment through the opportunity fund gives the City control over where
and how affordable housing is built locally, without relying on tax incentives to attract private market
participation.

Strategy 4: Establish a Community Land Trust Partnership
What it does: Creates permanently affordable homeownership opportunities by separating land ownership
from home ownership, reducing purchase prices for income-qualified buyers.

How it works: A community land trust (CLT) owns land and leases it to homeowners on a long-term,
renewable basis. Homeowners purchase only the structure, reducing costs. Resale restrictions maintain
affordability in perpetuity’.

Potential Actions for Council Consideration:

e Partner with an established community land trust, such as Homestead Community Land Trust, rather
than creating a new entity (reduces startup costs, time, and administrative burden).
e Use HB 1590 opportunity fund dollars to acquire land for CLT homeownership projects.

e Identify and donate surplus City-owned land to the CLT partner for affordable homeownership
development.

e Reach out to other public landowners within City limits (King County, school district, fire district, utility
district) about potential land contributions.

"Grounded Solutions Network. (n.d.). Community land trusts. <https://groundedsolutions.org/strengthening-
neighborhoods/community-land-trusts>



e Target CLT homes to households at or below 80% AMI, consistent with King County Countywide
Planning Policies®.

Additional Notes: Community land trusts provide for affordable homeownership and are more affordable in
nature.

Strategy 5: Donate Public Land for Affordable Housing

What it does: Eliminates the single largest cost barrier to affordable housing development — land
acquisition — by making publicly owned sites available at no cost.

Potential Actions for Council Consideration:

e Conduct a property inventory to identify City-owned parcels suitable for residential development.

e Adopt a property policy that prioritizes affordable housing as the preferred disposition for surplus
lands.

e Issue a Request for Proposals (RFP) from qualified affordable housing developers and CLT partners
for identified sites.

e Coordinate with SKHHP or other partners to connect with affordable housing developers active in
South King County. SKHHP has offered to help facilitate these connections®.

e Explore partnerships with Soos Creek Water and Sewer District for infrastructure support on surplus
sites lacking sewer connections.

8King County. (2021). Countywide Planning Policies, Policy H-20.
9BERK Consulting. (2023). 2023 Housing Capacity Update, SKHHP Engagement findings.



Consider Summit Place and the Legacy Site as locations for affordable housing.

Consider whether the DCAD project could be made more feasible as a mixed-use project with
affordable housing build above the arts center. This could allow the city to accomplish two separate
objectives with one land donation.

Conduct inventory for government-owned land.

Additional Notes: Land donation dramatically reduces project costs — often the difference between a
project being financially feasible or not. It requires no ongoing tax revenue loss and produces tangible
affordable units.

Strategy 6: Expand Sewer Infrastructure to Unlock Housing Capacity

What it does: Removes a key physical barrier to redevelopment at higher densities in residential areas
currently on septic systems.

Context: The housing focus group identified lack of sewer infrastructure as a significant barrier to
redevelopment, particularly in areas like the Charlwood Neighborhood that have been rezoned for higher
density but have seen no development applications™©.

Potential Actions for Council Consideration:

Prioritize sewer extensions to areas zoned for higher-density residential development (R-12, R-18).

Formalize a partnership with Soos Creek Water and Sewer District for infrastructure planning and
cost-sharing.

Coordinate sewer extension planning with affordable housing project siting to maximize the housing
benefit of infrastructure investments.

10BERK Consulting. (2023). 2023 Housing Capacity Update, Housing Focus Group findings.



e Evaluate with utility local improvement districts could be an effective way of facilitating sewer
extensions.

Additional Notes: Without sewer, many residential and commercially zoned parcels cannot develop to their
allowed density. This strategy would unlock latent zoning capacity that already exists to serve housing
needs without requiring new policy adoption.

Strategy 7: Continue and Expand SKHHP Partnership

What it does: Leverages regional pooled resources to fund affordable housing development in South King
County, including within Maple Valley.

Potential Actions for Council Consideration:

e Maintain annual contributions to the SKHHP Housing Capital Fund as directed under Resolution R-
25-2018 (50% of HB 1590 60% portion).

e Actively advocate within SKHHP for funded projects to be sited in Maple Valley.

e Use SKHHP technical assistance resources for administering local housing incentive programs and
connecting with affordable housing developers.

e Coordinate with SKHHP on regional preservation strategies to protect existing affordable housing
stock within Maple Valley.

Additional Notes: SKHHP pools resources from 11 jurisdictions, achieving scale that no single city can
match alone. Projects funded through SKHHP (e.g., Habitat for Humanity homeownership, Mercy Housing
rentals) directly produce affordable units''. There is a risk that projects will not be selected in Maple Valley.

1South King Housing and Homelessness Partners. (2022). 2022 Awarded Projects.



Strategy 8: Encourage Missing Middle and ADU Production

What it does: Increases overall housing supply and naturally affordable unit types (smaller units, shared
walls) across the city.

Potential Actions for Council Consideration:

Implement code updates to encourage duplexes, triplexes, cottage housing, and townhomes in
residential zones, consistent with Policy HO-P2.2.

Adopt pre-approved ADU plans to reduce cost and time barriers for homeowners, consistent with
Policy HO-P2 4.

Explore Floor Area Ratio (FAR) limits for single-family zones to encourage multiple smaller units per
lot rather than a single large home, consistent with Policy HO-P2.3.

Provide incentives for missing middle projects that include affordable units (density bonus, reduced
fees).

Consider allowing mixed uses at the Summit Place property that include missing middle housing with
a range of affordability levels, consistent with Policy HO-P2.8.

Additional Notes: Missing middle housing types are inherently more affordable than large single-family
homes due to smaller size and shared infrastructure costs. They expand supply across income levels and
support affordable homeownership options. Tracking and enforcing affordable covenants on ADUs would be
very challenging.



Strategy 9: Pursue CHIP Grant Funding

What it does: Secures state grant funding through the Washington Department of Commerce Connecting
Housing to Infrastructure Program (CHIP) to cover water, sewer, and stormwater infrastructure costs for
affordable housing projects — eliminating a primary cost barrier to development.

Program details: CHIP was created in 2021 and has invested $88 million to date supporting 8,000+
affordable housing units statewide. The next funding round opens summer 2026 with $34.3 million available.
Grants of up to $1 million per project can reimburse'?:

e Water and sewer line extensions to serve new infill development

e Water and sewer line upsizing to serve increased density

e \Water, sewer, and stormwater connections for affordable housing

e Stormwater systems or upgrades necessary to support housing development
e System development charges waived for affordable housing

Eligibility: Maple Valley qualifies because it imposes an affordable housing sales and use tax under RCW
82.14.530 (HB 1590). The City must apply in partnership with an affordable housing developer. Projects
must include at least 25% affordable units, begin construction within 24 months, and maintain affordability
for at least 25 years.

Potential Actions for Council Consideration:

e Identify a candidate affordable housing project and developer partner by Q3 2026 to apply in the
summer 2026 CHIP round.

12\Washington State Department of Commerce. (2026). Connecting Housing to Infrastructure Program (CHIP).
<https://www.commerce.wa.gov/growth-management/housing-planning/chip/>



e Pair CHIP applications with projects identified through the HB 1590 opportunity fund, surplus land, or
CLT partnership strategies.

e Coordinate with Soos Creek Water and Sewer District to identify infrastructure needs eligible for
CHIP reimbursement.

e |[f the City adopts an ordinance waiving system development charges for affordable housing (per
RCW 35.92.380), those waived charges become eligible for CHIP reimbursement.

Additional Notes: CHIP grants are state grant funding that can reduce or eliminate local infrastructure-cost
barriers identified repeatedly in the City's housing engagement. Maple Valley's sewer-constrained areas are
ideal candidates.

Strategy 10: Affordable Housing Property Tax Levy

What it does: Creates a dedicated, voter-approved funding stream for affordable housing by levying up to
$0.50 per $1,000 of assessed valuation on all properties within City limits for up to 10 years.

Authority: RCW 84.52.105 authorizes cities and counties to impose this levy. Before placing it on the ballot,
the City Council must (1) declare the existence of an emergency regarding affordable housing availability for
low- or very low-income households, and (2) adopt an affordable housing finance plan'3.

Key parameters:
e Rate: Up to $0.50 per $1,000 AV (Council sets the actual rate)
e Duration: Up to 10 consecutive years
e Voter approval required: Simple majority

3Municipal Research and Services Center. (2024). Homelessness and housing toolkit for cities.
<https://mrsc.org/getmedia/4785af3e-35c7-42¢ef-8e8e-a44c8d0786¢c4/Homelessness-And-Housing-Toolkit-For-Cities.pdf>



Eligible uses (post-2020 amendment): Affordable homeownership programs, owner-occupied
home repair, foreclosure prevention — all serving households at or below 80% AMI

Revenue estimate: At a rate of $0.36/$1,000 (Bellingham's rate), Maple Valley could generate
approximately $1.5-2.5 million per year based on the City's assessed valuation

Precedent: Bellingham voters approved a housing levy in 2012 and renewed it in 2018, generating $4
million/year for the "Bellingham Home Fund." Seattle and Vancouver also operate housing levies funding
local housing trust funds.

Potential Actions for Council Consideration:

Direct staff to prepare a financial analysis estimating levy revenue at various rates ($0.25, $0.36,
$0.50 per $1,000 AV).

Draft an affordable housing finance plan that prioritizes eligible uses aligned with Council's
homeownership priorities.

Conduct community engagement to gauge voter support before placing on the ballot.

If approved, dedicate levy funds to homeownership assistance, CLT land acquisition, and gap
financing for affordable projects within City limits.

Additional Notes: A housing levy creates a substantial, predictable local revenue stream dedicated
exclusively to affordable housing — far exceeding what HB 1590 funds alone can provide. It directly funds
the types of homeownership programs Council supports. However, it requires voter approval and increases
the property tax burden, making political feasibility the key challenge.



Strategy 11: Religious Organization Property Development (2SHB 1859)

What it does: Leverages underutilized land owned by religious organizations (churches, mosques,
synagogues, temples) for affordable housing development through a mandatory density bonus established
by state law.

Authority: 2SHB 1859, signed into law as Chapter 2, Laws of 2026, effective June 11, 2026. The bill
passed with overwhelming bipartisan support (House 94—1, Senate 48—1) and amends RCW 35.63.280,
35A.63.300, and 36.70A.545",

Key provisions:

e Mandatory density bonus: The City must allow an increased density bonus for affordable housing
on property owned or controlled by a religious organization.

e Qualification thresholds (reduced from prior law's 100% requirement):
m At least 50% of units set aside for low-income households (<80% AMI), OR
m Atleast 20% of units set aside for very low-income households (<50% AMI)

e 50-year affordability requirement via lease or binding obligation
e Monthly housing costs (including utilities) may not exceed 30% of household income

e City must develop policies to implement the density bonus if it receives a request from a religious
organization

e City may establish policies requiring a greater amount of affordable housing to qualify

e Religious organization pays all fees, mitigation costs, and development charges

e No discrimination based on protected classes; must comply with Fair Housing Act
Potential Actions for Council Consideration:

e Proactively adopt implementing policies before a request is received so the City is prepared when a
request is received (state law requires the City to develop policies upon request).

e Conduct outreach to religious organizations in Maple Valley to inform them of the new law and
gauge interest in developing underutilized portions of their properties (parking lots, vacant land).

e Connect interested religious organizations with affordable housing developers and SKHHP
resources.

e Consider setting the local density bonus at a level that makes projects financially feasible (e.g., 2x or
3x underlying zoning density).

e Establish clear development standards for religious property housing that address compatibility,
parking, and design.

Additional Notes: Religious organizations are mission-driven, community-rooted, and often own
underutilized land (large parking lots, vacant parcels) in residential neighborhoods. This strategy produces
affordable housing at zero taxpayer cost, with 50-year affordability guaranteed by state law. The bipartisan
passage (94—1, 48—1) signals strong political acceptability.

14Washington State Legislature. (2026). 2SHB 1859, Chapter 2, Laws of 2026. Effective June 11, 2026.
<https://app.leg.wa.gov/billsummary?BillNumber=1859&Year=2025>



Conclusion

The City remains responsible under the Growth Management Act for making adequate provisions for
housing at all income levels. The strategy options in this document outline a range of regulatory approaches,
direct investments, partnerships, and infrastructure tools that could help Maple Valley meet its housing
growth targets — with particular emphasis on addressing the 1,147 unit gap for households earning below
50 percent AMI.

These strategies highlight potential pathways for expanding affordable homeownership (such as community
land trusts, missing middle housing, and development partnerships) consistent with previous Council
discussions, while also identifying tools that could support rental housing affordable to the lowest income
households (including strengthened inclusionary zoning, incentive programs, SKHHP funded projects, and
surplus land disposition).

These options are intended to support further Council deliberation. Next steps may include identifying which
strategies the Council would like to explore in more depth and determining the level of analysis or
implementation planning needed. Progress would ultimately be monitored and reported consistent with
Policy HO-P4.1, with the first implementation report due in 2029.



