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CITY OF BLAINE
REQUEST FOR COUNCIL ACTION
MEETING DATE: May 13, 2019
SUBJECT: Multi-Family Tax Exemption

Stacie
Pratschner
DEPARTMENT: Community Development Services PREPARED BY: _______________________

Digitally signed by Stacie Pratschner
DN: cn=Stacie Pratschner, c=US,
o=City of Blaine, ou=CDS,
email=Spratschner@cityofblaine.com
Date: 2019.05.09 15:55:39 -07'00'

(Digital Signature)

AGENDA LOCATION:

Consent Agenda

Council Action

Unfinished Business

ATTACHMENTS:
1. Department Memo, dated April 1,2019
2. Draft Resolution 1759-19
____

BACKGROUND/SUMMARY:
The Community Development Services Department provided a memo in advance of the April 8, 2019,
City Council study session concerning the multi-family tax exemption (Attachment 1). The memo
described the statutory background of the exemption1; provided examples of its application in
neighborhing jurisdictions; and proposed a legislative work program to adopt implementing code in Title
5 – Business Licenses, Taxes, and Regulations.
The Revised Code of Washington (RCW) 84.14 requires that the legislative body state their intention via
a Resolution to designate a “residential targeted area” meeting the definition of an urban center for
purposes of the multi-family tax exemption. This Resolution must be adopted in advance of a public
hearing to accept testimony on the proposed code amendments (Attachment 2).

BUDGET IMPLICATIONS:

Current Budget

New Budget Request

Non-Budgetary

The adoption of the proposed Resolution is a non-budgetary action.
______________________________________________________________________________
RECOMMENDATION:
Pursuant to the City’s goal to encourage new private multi-unit home development and redevelopment
within the Central Business District, the Department recommends that the City Council consider
approving Resolution 1759-19, stating the intention to designate the Market, Town Portal, Waterview,
and Garden Central Business Sub-districts as the residential target area for the purpose of the multifamily tax exemption ordinance, and stating the date and time for the public hearing with the city
council for consideration (Attachment 2).

1

Revised Code of Washington (RCW) 84.14.
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REVIEWED BY:
Michael Jones

Sam

Digitally signed by Michael Jones
DN: cn=Michael Jones, o=City of Blaine, ou=CDS,
email=mjones@cityofblaine.com, c=US
Date: 2019.05.10 12:36:57 -07'00'

Digitally signed by Sam Crawford
DN: cn=Sam Crawford, c=US, o=City
of Blaine, ou=City Clerk,
email=scrawford@cityofblaine.com
Date: 2019.05.10 12:39:04 -07'00'

Crawford
City Manager ________________ Finance Director _______________ City Clerk _______________
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CITY OF BLAINE
COMMUNITY DEVELOPMENT SERVICES DEPARTMENT
435 MARTIN STREET, STE. 3000  BLAINE, WA  98230
PHONE: (360) 332-8311  FAX: (360) 543-9978 WEBSITE: www.cityofblaine.com

City Council Meeting Staff Report
Multi-family Development Tax Exemptions
To:
From:
Date:
Re:

Blaine City Council
Stacie Pratschner, AICP, RPA / Community Development Services Director
April 1, 2019
Legislative proposal for multifamily development tax exemptions
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Summary
The Community Development Services Department (CDS or “the Department”) is providing this
memorandum in advance of the City Council meeting on April 8, 2019. The purpose of this memo is to
describe the multi-family development tax exemption that is authorized by the Revised Code of
Washington (RCW) 84.14, and propose how this exemption could be applied to new multi-family
dwellings in the City of Blaine. The following sections describe the statutory background for the tax
exemption; provides examples of how the tax exemption is being applied in other municipalities in
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Washington; and concludes with a proposed legislative work program to adopt implementing
regulations. An example application and model ordinance with code are included as Attachments 1 and
2, respectively.

Background
Housing and the Growth Management Act
The Growth Management Act (GMA), RCW 36.70A.020, establishes 13 goals that act as the basis for
jurisdiction’s comprehensive land use and planning policies. The goal of affordable housing is addressed
in the City of Blaine’s Housing Element of the 2016 Comprehensive Plan: this Element addresses the
city’s existing housing stock; allocated population projections; and assesses the number, type, and
location of homes that Blaine will need over the 20-year planning horizon.1
The land capacity analysis completed during the recent periodic update of Blaine’s Comprehensive Plan
indicates that the City has enough area zoned for residential development to accommodate predicted
residential growth within the city. By 2036, the population of the Blaine Urban Growth (UGA) will grow
by an additional 4,414 persons. Most of the growth is expected to be accommodated in new single
family units; however the city is also planning on 1,072 multifamily units to address housing needs.2
The Blaine Municipal Code (BMC) 17.142.375 defines “multifamily dwelling” to mean a building
containing three or more dwelling units. Multifamily developments are recognized by the Department
of Commerce as an important affordable housing3 alternative. The State’s 2018 GMA Housing
Guidebook encourages jurisdictions to provide a mix of high-density zoning designations and developer
tax exemptions to bolster multifamily development.4

Multi-family Development Tax Exemption
The State legislature enacted the Multi-family Development Tax Exemption in 1995 (RCW 84.14),
authorizing cities that meet certain population thresholds to provide tax exemptions on the
improvement value of multifamily projects in targeted mixed use areas. The public benefits of the
exemption should be relative to the value of the tax benefits received.
RCW 84.14 authorizes cities to exempt the improvement value of new housing from the ad valorem
property tax5for a period of 8 to 12 years. The exemption does not include non-residential
improvements, such as ground floor retail in a mixed use housing development.6

1

www.ci.blaine.wa.us/865/Comprehensive-Plan---2016

2

Page 2-4 of the City of Blaine Comprehensive Plan.

3

Defined as a home that is attainable to a household earning at or below 80% of the average monthly income
(AMI).
4

file:///C:/Users/spratschner/Downloads/2018-Update-to-Housing-Element-Guidebook%20(1).pdf

5

A tax based on the assessed value of an item.

6

Memorandum from Jon Sitkin to Michael Jones, dated September 5, 2018
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The purpose of the exemption is to increase the supply of housing for low and moderate-income
households within a defined urban planning area, and earn additional support of investment in public
transit. Table 1 describes the State’s minimum eligibility requirements for the exemption:

Table 1 Minimum Eligibility Requirements (RCW 84.14).
Requirements

Length of
Exemption

50% of building is for permanent residential use.

8 years

20% of the units are for low to moderate-income households.

12 years

Construction is completed in three years.

8 years

The project includes at least four units.

8 years

Consistent with city requirements (income limits, rent limits) for
maximizing public benefit.

8 to 12 years

The following section provides examples from three municipalities that have adopted a multi-family tax
exemption.
Model Codes, Resolutions, and Ordinances
The City of Bellingham. Bellingham has adopted implementing regulations for the multifamily tax
exemption pursuant to the city’s Building and Construction Code, Title 17. The city has targeted five
neighborhoods for the exemption; the subject areas are designated urban centers where the city is
planning higher densities and access to mass transit. To qualify for a 12-year exemption, developers
must meet the requirement as described in Table 1 above and additionally have a prescribed balance of
owner versus rental occupancy.7 Attachment 1 is the city’s application for the exemption.
The City of Issaquah. Issaquah has adopted a Resolution notifying the public of its intent to delineate a
transit-oriented development (TOD) as a targeted area for the multifamily tax exemption. The purpose
of the designation is to support and enhance housing availability within the TOD and increase
competitiveness for funding assistance.8
The City of Wenatchee. Wenatchee has adopted the multifamily tax exemption pursuant to the city’s
Licenses and Taxation code, Title 5. The attached Ordinance (Attachment 2) describes Wenatchee’s
initial Resolution; provides excerpts from the implementing code; and delineates timelines for eligibility.
Wenatchee’s currently-adopted code can be viewed at:
https://www.codepublishing.com/WA/Wenatchee/#!/Wenatchee05/Wenatchee0588.html#5.88.0
20.

Next Steps: Legislative Work Program
7

https://bellingham.municipal.codes/BMC/17.82.030

8

http://mrsc.org/getmedia/0a06293b-966f-4331-be93-99312df9fafb/i75r2017-15.pdf.aspx
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RCW 84.14 requires the following steps to establish a multifamily development tax exemption:




A Resolution designating the residential targeted area (RCW 84.14.040(2));
A public hearing by the Council on the targeted area pursuant to RCW 84.14.040(3);
The adoption of an Ordinance that establishes the following:
i.
Designates a Residential Targeted Area;
ii.
Adopts an application process and procedures including administrative review
authority, an appeal process, and fees (RCW 14.14.090 and RCW 84.14.080; and
iii.
Delineates any additional requirements for program eligibility (other public
benefits).

The processes described in romanette ii above would be subject to the amendment procedures of BMC
17.04 – Amendments, including review by the Department of Commerce; a public hearing before the
Planning Commission; SEPA threshold determination; and adoption by the Council. The City Manager
has met with the legislative bodies of the Port District; the Library District; the Fire District; the School
District; and the Parks and Recreation District, because the exemption has the potential to impact their
revenues. None of the Districts have expressed substantial concerns about the proposal.
The Department requests guidance and feedback from the Council on whether the Department should
proceed with the development of a multifamily tax exemption for the City of Blaine.

List of Attachments
1. City of Bellingham Multifamily Tax Exemption Application
2. City of Wenatchee ORD 2008-23
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ATTACHMENT 2

RESOLUTION NO. 1759-19
A RESOLUTION STATING THE INTENTION TO DESIGNATE THE MARKET,
TOWN PORTAL, WATERVIEW, AND GARDEN CENTRAL BUSINESS SUBDISTRICTS AS THE RESIDENTIAL TARGET AREA FOR THE PURPOSE OF
THEMULTI-FAMILY TAX EXEMPTION ORDINANCE, AND STATING THE
DATE AND TIME OF THE PUBLIC HEARING WITH THE CITY COUNCIL
FOR CONSIDERATION.
Whereas, Chapter 84.14 of the Revised Code of Washington (RCW) encourages new
private multi-family housing development and redevelopment within cities that are
planning under the Growth Management Act (GMA), where the legislative body has
found there are insufficient housing opportunities; and,
Whereas, RCW 84.14 provides for special valuation for eligible improvements
associated with the provision of multi-unit housing in areas targeted as residentially
deficient urban centers; and,
Whereas, RCW 84.14.010 defines an urban center as a compact identifiable district
where urban residents may obtain a variety of products and services; and,
Whereas, the Land Use Element of the City of Blaine’s 2016 Comprehensive Plan
identifies the Central Business District as a desired location for increased density,
additional commercial development, transit accessibility, and urban housing
development; and,
Whereas, RCW 84.14 requires the legislative body state their intention via Resolution to
designate a residential targeted area meeting the definition of an urban center for
purposes of the multi-family tax exemption; and,
Whereas, RCW 84.14.040 states that a public hearing shall be held to consider
designation of the residential targeted area prior to adoption; and,
Whereas, the City of Blaine desires to encourage new private multi-unit home
development and redevelopment within the Central Business District-Market, Town
Portal, Waterview, and Garden sub-districts to accommodate the housing needs of the
City’s projected 20-year population growth; and,
Whereas, the area identified on the City’s official Zoning Map as the Central Business
District meets the State’s definition of an urban center and will accommodate future
population growth, employment opportunities, shopping, entertainment, and transit
services.
Now, Therefore, Be It Resolved, by the Blaine City Council as follows:
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1. Pursuant to RCW 84.14.040, it is the intent of the Blaine City Council to
designate the parcels zoned as the Central Business District-Market, Town Portal,
Waterview, and Garden subdistricts as a Residential Targeted Area, as depicted in
Exhibit A attached to this Resolution.
2. A duly-publicized public hearing will be held on June 10, 2019, at 6:00 PM, or as
soon as practicable thereafter, at Blaine City Hall, Council Chambers, 435 Martin
Street, Blaine, WA, to consider the expansion of the Residential Targeted Area
for the purposes of the multi-family housing tax exemption.

ADOPTED AND APPROVED BY THE CITY COUNCIL OF BLAINE,
WASHINGTON on the 13th day of May 2019, and approved by the Mayor on the same
day.

CITY OF BLAINE COUNCIL

______________________________
Bonnie Onyon
Mayor

ATTEST/AUTHENTICATE:

_________________________
Samuel Crawford
City Clerk
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EXHIBIT 1
Proposed Residential Target Area for the Multi-Family Tax Exemption,
Excluding the CB-W (Wharf District)
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