Memo

To: King County Affordable Housing Committee Members
From: Carson Hartmann, Senior Housing Policy Analyst
ccC: Housing Interjurisdictional Team
Date: October 31, 2025
Re: AHC Review of Carnation’s Comprehensive Plan
In Brief

At the November 6, 2025 Affordable Housing Committee (AHC) meeting, members will review and
potentially approve comment on the alignment of the City of Carnation’s draft comprehensive plan
with the Countywide Planning Policies (CPP) Housing Chapter. Exhibit 1 to this staff report provides
links to Carnation’s submission materials and an overview of Carnation’s housing needs, key facts,
and the draft recommended actions Carnation needs to take to align. The draft comment letter for
AHC consideration and potential approval is included as Exhibit 2.

Plan Review Program Overview

CPP policy H-26 directs the AHC to conduct a housing-focused review of all King County jurisdictions’
draft periodic comprehensive plan updates for alignment with CPP Housing Chapter goals and
policies prior to plan adoption and provide comment.t The AHC conducts this review on behalf of the
Growth Management Planning Council (GMPC). The AHC'’s review of draft comprehensive plans is
guided by the GMPC-adopted plan review standards used to evaluate meaningful alignment between
jurisdiction comprehensive plans and CPP Housing Chapter goals and policies.?2

To date, the AHC has commented on the plans of 35 of the 40 King County jurisdictions,
representing more than 98 percent of King County residents. The AHC has not reviewed the periodic
comprehensive plan updates for the Cities of Mercer Island, Pacific, Snoqualmie, or the Town of
Yarrow Point.

AHC'’s Review of Carnation’s Draft Plan

On July 9, 2025, Carnation submitted its draft housing element, land use element, and housing
materials to the AHC for review. Carnation submitted additional materials—a CPP completeness
checklist and implementation strategies workbook—on July 28, 2025. The City resubmitted a draft

12021 King County Countywide Planning Policies policy H-26 [link]
2 See Attachment B: Housing-Focused Comprehensive Plan Review Standards in GMPC Motion 23-2. [link]



housing element, revised in response to plan review comments from the Washington State
Department of Commerce and Puget Sound Regional Council, on September 5, 2025.3

Upon submission of the updated housing element, AHC staff conducted their review of the draft
comprehensive plan and related submission materials, guided by the adopted plan review
standards, and drafted a comment letter for AHC consideration and potential approval. Because the
City of Carnation’s “Housing Action Plan 2023” will be adopted by reference in the housing element,
staff used that document to inform their review.

In the draft letter, AHC staff identified strong areas of alignment with the CPP Housing Chapter and
recommended actions necessary to be consistent with the CPPs. Staff solicited feedback on the
draft comment letter from the AHC Chair, King County Councilmember Claudia Balducci, and Vice
Chair, Futurewise Executive Director Alex Brennan. Staff also shared the draft letter with city staff to
review for factual errors.

Carnation is the first jurisdiction to submit a plan to the AHC for review following August 2025
decisions by the Growth Management Hearings Board about the housing-related components of
Mercer Island and Kitsap County’s comprehensive plans and development regulations.

In response, AHC staff included draft language in Carnation’s letter recommending the City consult
legal counsel to assess potential risk and whether these decisions affect how the City completes its
land capacity analysis, makes adequate provisions, and begins to undo racially disparate impacts.
Staff also advised Carnation to monitor forthcoming updates to Commerce guidance, which is being
revised this fall in response to these decisions.4

What's Next
If approved on November 6, the AHC Chair will sigh the Carnation comment letter and AHC staff will
email it to City staff and post it on the AHC webpage.>

3 Carnation used adjusted housing needs in the draft plan consistent with CPP amendments adopted and
ratified by King County Council on July 1, 2025 (Ordinance 19946) and ratified by King County cities on
October 22, 2025.

4 For more information on recent and ongoing appeals, refer to the October 2, 2025 Housing-focused Draft
Comprehensive Plan Review Program Update AHC Staff Report. [link]

> AHC webpage [link]




Exhibit 1: Carnation’s Submission Materials and Jurisdiction Overview

AHC members can use the following hyperlinks to access the submitted materials that informed the
draft comment letter prepared for the November 6, 2025 AHC meeting.

Carnation



Jurisdictional Overview

This section provides an overview of the City of Carnation housing needs, key facts, and a summary
of the draft recommended actions the City needs to take to align with the goals and policies of the
CPP Housing Chapter detailed in the draft comment letter (see Exhibit 2).

Reported data comes from Carnation’s draft comprehensive draft plan, except for the following;:
e the jurisdiction’s median household income;®
o King County’s median household income;?
e the jurisdiction’s and King County’s population;8
e the jurisdictions housing needs.®

6 U.S. Census, 5-Year American Community Survey 2019-2023
7 U.S. Census, 5-Year American Community Survey 2019-2023
8 U.S. Census, 5-Year American Community Survey 2019-2023

9 King County Council Ordinance 19946 adopting and ratifying amendments to the 2021 King County
Countywide Planning Policies. [link]



City of Carnation
2,476 People (<1% of King County) | $141,097 Median Household Income (King County AMI $122,148)
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Key Facts

o 83% of Carnation’s housing stock consists of single-family detached structures, compared to 51% countywide.
e 63% of Hispanic renter households in Carnation are cost burden, while 47% of non-Hispanic renter households are cost burdened.
e In 2008, Carnation installed a public sewer system allowing it to accommodate increased housing densities.

N

A

Geography: Carnation is part
of PSRC’s Cities and Towns
regional geography, meaning
PSRC considers it to have a
smaller downtown and local
center.

Draft AHC Recommendations (See Exhibit 2 for the draft Carnation letter, including details regarding each recommendation.)

1. Plan for and accommodate Carnation’s allocated share of countywide future housing needs for moderate-, low-, very low-, and extremely low-income
households (CPP H-1)

2. Identify sufficient land capacity (CPPs H-1 and H-11)

3. Prioritize extremely low-income households (CPP H-2)

4. Conduct an inventory and analysis of existing and projected housing needs of all segments of the population and summarize the findings in the housing
element (CPP H-3)

5. Document the history of exclusive and discriminatory housing and land use practices and current policies that result in racially disparate impacts and
repair harms (CPPs H-5 and H-9)

6. Collaborate with populations most disproportionately impacted by housing cost burden (CPP H-8)

7. ldentify and address gaps in existing partnerships, policies, and dedicated resources to meet housing needs (CPPs H-4, H-12, and H-20)



Exhibit 2: Draft Comment Letter to the City of Carnation

November X, 2025

Rhonda Ender

City Manager

City of Carnation
4621 Tolt Ave.
Carnation, WA 98014

Dear Ms. Ender,

Thank you for submitting the City of Carnation’s draft Comprehensive Plan 2024-2044 to the
Affordable Housing Committee’s (AHC) Housing-focused Draft Comprehensive Plan Review Program
for review on July 28, 2025. On behalf of the AHC, | am sending you this summary of our review and
recommendations.

Background

The AHC is a subcommittee of the Growth Management Planning Council (GMPC), consisting of
representatives of King County and its cities, housing providers, area employers, and others. By
direction of the GMPC, the AHC conducts a housing-focused review of all King County jurisdictions’
draft periodic comprehensive plan updates, assessing the draft plans for alignment with the King
County Countywide Planning Policies (CPP) Housing Chapter goals and policies prior to plan
adoption.

As you know, our county is experiencing a deep and persistent housing shortage. In 2021, the State
of Washington adopted House Bill 1220, which amended the Growth Management Act, requiring
local governments to plan for and accommodate housing that is affordable to all income levels,
including emergency housing. In response to this state mandate and local interest in improving the
effectiveness of local housing plans and policies, the AHC led a two-year process to amend the King
County CPPs.

The result was a significant update to the CPP Housing Chapter, which was recommended by the
GMPC, adopted by the King County Council, and ratified by the cities in 2023. The goals of both the
statute and this implementation work are to encourage cities and King County to work together to
provide a full range of affordable, accessible, healthy, and safe housing choices to every resident in
King County.

This review is guided by Housing-focused Comprehensive Plan Review Standards, as adopted by
GMPC Motion 23-2. In summary, the AHC review seeks to determine whether each jurisdiction’s draft
plan and submission materials:
1. address all CPP Housing Chapter policies;
2. articulate implementation strategies for relevant CPP Housing Chapter Policies; and
3. lay out meaningful policies that, taken together, support the jurisdiction’s ability to
equitably meet housing needs.

This program is still evolving, and your engagement helps the AHC understand how jurisdictions are
seeking to address their housing needs while aligning with the recent changes at the state, regional,
and county levels.



The AHC acknowledges the substantial amount of time and effort that went into Carnation’s draft
comprehensive plan. During review, the AHC noted that many of Carnation’s plans, policies,
analyses, and implementation strategies align well with CPP Housing Chapter policies. In particular:
1. The draft plan’s preservation of the Residential Mobile Home Park zone near the downtown
area demonstrates a commitment to displacement mitigation, aligned with CPP H-21.
2. The draft plan contains policies and implementation strategies that support healthy homes,
promote integration of the natural environment and residential areas, and avoid exposure to
environmental hazards, in alignment with CPPs H-24 and H-25.

Below, the AHC includes recommendations necessary for Carnation to align with the CPP Housing
Chapter policies.

Recommendations to Align with the CPP Housing Chapter

The AHC recommends Carnation take the following actions to align its draft comprehensive plan with
CPP Housing Chapter goals and policies.

1. Plan for and accommodate Carnation’s allocated share of countywide future housing needs for
moderate-, low-, very low-, and extremely low-income households (CPP H-1)

Relevant Countywide Planning Policy

CPP H-1 requires Carnation to plan for and accommodate 189 non-permanent supportive housing
units affordable to O to 30 percent of area median income (AMI) households, 127 permanent
supportive housing units affordable to O to 30 percent of AMI households, 13 units affordable to 30
to 50 percent of AMI households, 23 units affordable to 50 to 80 percent of AMI households, and 1
unit between 100 and 120 percent of AMI.

Carnation’s Proposal and AHC Findings

Carnation’s draft housing element uses the following definitions for moderate-, low-, and very low-
income households:

e Moderate income households: those earning from 50% to 80% of the AMI. Typically these
households can afford rentals without cost burden, but may have difficulty purchasing a
home.

e Low-income households: those households who earn up to 50% of the AMI. Even rental
housing may create cost burden for these households.

e Very low-income households: these households earn up to 30% of the AMI, and may be
severely cost burdened by the price of housing (Draft Comprehensive Plan 2024-2044, p. 1).

However, these definitions do not align with CPP definitions for moderate-, low-, and very low-income
households, which groups housing needs into the following household income categories:

e Extremely low-income households: O to 30 percent of AMI

o Very low-income households: 30 to 50 percent of AMI

e Low-income households: 50 to 80 percent of AMI

e Moderate-income households: 80 to 100 percent of AMI

Without aligning the draft housing element with the income categories used in the CPPs, Carnation is
not planning for and accommodating the housing needs allocated to the City in CPP H-1.



Recommendation 1: To align with CPP H-1, Carnation should revise the draft plan to use
the same income category definitions as those used in Table H-1 of the CPP Housing
Chapter and as defined in the CPP Glossary.

2. Identify sufficient land capacity (CPPs H-1 and H-11)

Relevant Countywide Planning Policies

CPP H-1 requires Carnation to plan for and accommodate 189 non-permanent supportive housing
units affordable to O to 30 percent of AMI, 127 permanent supportive housing units affordable to O
to 30 percent of AMI, 13 units affordable to 30 to 50 percent of AMI, 23 units affordable to 50 to 80
percent of AMI, and 1 unit between 100 and 120 percent of AMI. CPP H-1 also requires Carnation to
plan for and accommodate 143 emergency housing beds. CPP H-11 requires that jurisdictions
identify sufficient capacity of land for moderate-, low-, very low-, and extremely low-income
households, emergency housing and shelters, and permanent supportive housing.

Carnation’s Proposal and AHC Findings

Carnation’s draft housing element indicates that zoning changes to occur with the passage of the
comprehensive plan include “significant increases in capacity in both non-single family housing types
as well as single family development at higher densities” (pg. 14). However, the plan does not
include a land capacity analysis that determines whether these increases are sufficient to
accommodate the permanent or emergency housing needs allocated to the City in CPP H-1. Both
analyses are required by CPP H-11 and are essential to demonstrate that Carnation is planning for
and accommodating its housing needs, as required by CPP H-1.

Recommendation 2: To align with CPPs H-1 and H-11, Carnation should amend its draft
comprehensive plan to identify sufficient capacity for its extremely low-, very low-, low-and
moderate-income, and permanent supportive housing needs, and its emergency housing
needs. Carnation should follow Washington State Department of Commerce’s guidance for
completing this land capacity analysis.

Because Carnation has not yet adopted a periodic update to its comprehensive plan, the
City should consult legal counsel to assess risk and whether recent Growth Management
Hearings Board (GMHB) final orders and decisions pertaining to Mercer Island and Kitsap
County affect how the City completes its land capacity analysis. Refer to this staff report
from the October 2, 2025 AHC meeting for more information on these cases. Carnation
should also monitor updates to Commerce guidance, which is planned to be revised this fall
in response to recent GMHB cases.

3. Prioritize extremely low-income households (CPP H-2)

Relevant Countywide Planning Policy

CPP H-2 requires jurisdictions to prioritize the need for housing affordable to households less than or
equal to 30 percent of AMI by implementing tools such as:

a) increased capital, operations, and maintenance funding;

b) adoption of complementary land use regulations;



c) development of welcoming communities, including people with behavioral health needs;
d) adoption of supportive policies; and
e) support of collaborative actions by all jurisdictions.

Carnation’s Proposal and AHC Findings

CPP H-2 requires that Carnation prioritize the needs of extremely low-income households, but there
are no proposed policies or programs in the draft plan that specifically prioritize the needs of
households at this income level.

Recommendation 3: To align with CPP H-2, Carnation should amend the draft plan to
include a policy or implementation strategy that prioritizes the housing needs of extremely
low-income households. For examples of strategies Carnation could use to align with CPP H-
2, see the CPP Housing Chapter Technical Appendix.

4. Conduct an inventory and analysis of existing and projected housing needs of all segments of the
population and summarize the findings in the housing element (CPP H-3)

Relevant Countywide Planning Policy

CPP H-3 directs jurisdictions to conduct a housing inventory and analysis to help identify and address
the greatest needs as well as summarize the findings in the housing element.

Carnation’s Proposal and AHC Findings

The AHC could not find specific information required by CPP H-3(b), (f), (g) and (I) in Carnation’s draft
plan. This includes:
b) number of housing units by condition;
f) household income by race-ethnicity by median income and area median income bracket
g) age by race/ethnicity and disability status of current population; and
I) the housing needs of people who need supportive services or accessible units, including
people experiencing homelessness

Data required by CPP H-3 should inform other analyses and policies required by the CPP Housing
Chapter. For example, information on Carnation’s household characteristics by race/ethnicity and
income should inform the City’s identification of local policies and regulations that result in racially
disparate impacts, displacement, and exclusion in housing, including zoning that may have a
discriminatory effect, disinvestment, and infrastructure availability, as required by CPP H-5.

Recommendation 4: Carnation should amend the draft housing needs assessment to
include all inventory and analysis components required by CPP H-3 in the comprehensive
plan and summarize the findings in the housing element. Carnation should note high
margins of errors in data when applicable. Additional analysis should inform comprehensive
plan policy responses and strategies.



5. Document the history of exclusive and discriminatory housing and land use practices and current
policies that result in racially disparate impacts and repair harms (CPPs H-5 and H-9)

Relevant Countywide Planning Policies

CPP H-5 requires jurisdictions to:

e document the local history of racially exclusive and discriminatory land use and housing
practices;

e explain the extent to which that history is still reflected in current development patterns,
housing conditions, tenure, and access to opportunity;

e identify local policies and regulations that result in racially disparate impacts, displacement,
and exclusion in housing, including zoning that may have a discriminatory effect,
disinvestment, and infrastructure availability; and

¢ demonstrate how current strategies are addressing impacts of those racially exclusive and
discriminatory policies and practices.

CPP H-9 requires jurisdictions to adopt intentional, targeted actions that repair harms to BIPOC
households from identified past and current racially exclusive and discriminatory land use and
housing practices.

Carnation’s Proposal and AHC Findings

Carnation’s draft Housing Needs Assessment includes data on cost burden rates by race and
ethnicity (p. 23). However, the City did not document the history of racially exclusive and
discriminatory land use and housing practices in the plan or conduct a racially disparate impact
analysis, as required by CPP H-5. Without this analysis, the AHC cannot assess whether Carnation is
repairing harm to BIPOC communities from past and current exclusive and discriminatory land use
and housing practices, required by CPP H-9.

In addition, submitted implementation strategy 11 commits the City to “review HB 1220 for
compliance with policies of equity and inclusion and make changes as needed,” but to align with
CPPs H-5 and H-9, this work should be included in Carnation’s periodic update.

Recommendation 5: To align with CPP H-5, Carnation should amend the draft plan to
include:

e documentation of the history of racially exclusive and discriminatory land use and
housing practices within the jurisdiction;

e an explanation of the extent to which the history is still reflected in current
development patterns, housing conditions, tenure, and access to opportunity;

e identification of local policies and regulations that result in racially disparate
impacts, displacement, and exclusion in housing, including zoning that may have a
discriminatory effect, disinvestment, and infrastructure availability; and

e ademonstration of how current strategies are addressing impacts of those racially
exclusive and discriminatory policies and practices.

See the Resources for Documenting the Local History of Racially Exclusive and
Discriminatory Land Use and Housing Practices document for assistance. The CPP Housing
Technical Appendix also contains guidance for conducting a racially disparate impact
analysis.
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To align with CPP H-9, Carnation should amend the draft plan to include intentional,
targeted actions that repair harms to BIPOC households from identified past and current
racially exclusive and discriminatory land use and housing practices identified in the
analysis required by CPP H-5.

Because Carnation has not yet adopted a periodic update to its comprehensive plan, the
City should consult legal counsel to assess risk and whether recent GMHB final orders and
decisions pertaining to Mercer Island and Kitsap County affect how the City begins to undo
racially disparate impacts, displacement, and exclusion in housing caused by local policies,
plans, and actions. Refer to this staff report from the October 2, 2025 AHC meeting for
more information on these cases. Carnation should also monitor updates to Commerce
guidance, which is planned to be revised this fall in response to recent GMHB cases, while
also ensuring compliance with the specific requirements of the CPPs.

6. Collaborate with populations most disproportionately impacted by housing cost burden (CPP H-8)

Relevant Countywide Planning Policy

CPP H-8 requires all jurisdictions to collaborate with populations most disproportionately impacted
by housing cost burden in developing, implementing, and monitoring strategies that achieve the
goals of the CPP Housing Chapter and prioritize the needs and solutions articulated by these
disproportionately impacted populations.

Carnation’s Proposal and AHC Findings

Reviewing Carnation’s submission materials, the AHC could not determine if and how the City
collaborated with and prioritized input from populations most disproportionately impacted by housing
cost burden, as required by CPP H-8. Specifically, Carnation’s submission includes a Housing Action
Plan, adopted in June 2023, which lists the organizations Carnation interviewed to inform housing
policies and strategies in the draft comprehensive plan (Appendix 8). However, the Housing Action
Plan and draft housing element do not specify whether interviewed organizations work with or
represent communities most disproportionately impacted by housing cost burden, including both
current residents in Carnation and countywide.

According to Carnation’s Housing Needs Assessment, populations disproportionately affected by
housing cost burden within the City include households at or below 80 percent of AMI and renters,
with specifically high rates of cost burden among Hispanic renter households (pp. 23-24).
Countywide, Black and Asian Pacific Islander households also face some of the highest cost
burdened rates.t

Without further information on whether the communities engaged to inform the plan represent
populations most disproportionately affected by cost burden both within Carnation and countywide,
the AHC cannot discern whether the plan prioritizes the needs and solutions articulated by
disproportionately impacted populations, as required by CPP H-8.

1 King County Department of Community and Human Services (2024, November 25). Regional Affordable
Housing Dashboard. King County [link]
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Recommendation 6: To align with CPP H-8, Carnation should amend the draft plan to
provide detail on input collected from the community engagement processes that informed
the plan and clarify how the plan prioritizes the needs and solutions articulated by
populations most disproportionately impacted by housing cost burden, including both
current residents and populations unable to afford housing within the City.

7. ldentify and address gaps in existing partnerships, policies, and dedicated resources to meet
housing needs (CPPs H-4, H-12, and H-20)

Relevant Countywide Planning Policies

CPP H-4 requires jurisdictions to evaluate the effectiveness of existing housing policies and
strategies and identify gaps in existing partnerships, policies, and dedicated resources for meeting
housing needs and eliminating racial and other disparities in access to housing and neighborhoods
of choice. CPPs H-12 and H-20 require jurisdictions to improve the effectiveness of existing housing
policies and strategies and address gaps in partnerships, policies, and dedicated resources to meet
the jurisdiction’s housing needs and eliminate racial and other disparities in access to housing and
neighborhoods of choice.

Carnation’s Proposal and AHC Findings

Carnation’s draft housing element summarizes barriers to affordable housing development and lists
currently implemented tools that support affordable housing development within the city, including a
voluntary density bonus and impact fee waiver program. The submission does not, however, evaluate
the effectiveness of these existing policies and strategies, or identify gaps in partnerships, policies,
and dedicated resources to meet housing needs or eliminate racial and other barriers to accessing
housing and neighborhoods of choice, as required by CPP H-4.

Without this analysis, the AHC cannot assess whether Carnation’s proposed policies and strategies
will improve the effectiveness or address gaps in partnerships, policies, and dedicated resources to
meet the jurisdiction’s housing needs and to eliminate racial and other barriers to accessing housing
and neighborhoods of choice in alignment with CPPs H-12 and H-20.

Recommendation 7: To align with CPP H-4, Carnation should include an analysis of policy
effectiveness to meet housing needs and of gaps in partnerships, policies, and dedicated
resources to meet housing needs and eliminate disparities in access to housing and
neighborhoods of choice. In response to this analysis, Carnation should then amend the
draft plan to include policies and implementation strategies to improve effectiveness and
address identified gaps, as required by CPPs H-12 and H-20.

Please see the Washington State Department of Commerce’s Adequate Provisions
Checklist as a guide for how Carnation could conduct an analysis to address gaps in
partnerships, policies, and dedicated resources. The CPP Housing Technical Appendix also
contains guidance for conducting the analysis required by CPP H-4.

Because Carnation has not yet adopted a periodic update to its comprehensive plan, the
City should consult legal counsel to assess risk and whether recent GMHB final orders and
decisions pertaining to Mercer Island and Kitsap County affect how the City completes its
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adequate provisions analysis and when it plans to make development regulation changes
in response. Refer to this staff report from the October 2, 2025 AHC meeting for more
information on these cases. Carnation should also monitor updates to Commerce guidance,
which is planned to be revised this fall in response to recent GMHB cases.

Conclusion and AHC Resources

Thank you again for your submission to the AHC’s Housing-focused Draft Comprehensive Plan
Review Program. AHC members valued the opportunity to review Carnation’s draft Comprehensive
Plan 2024-2044 and related submission materials. Carnation’s participation in the plan review
program is instrumental in the broader work of the Committee to empower local jurisdictions to
address the affordable housing crisis in King County.

AHC staff are happy to assist Carnation in addressing these recommendations. For immediate

resources and guidance on aligning with the CPP Housing Chapter, refer to the:

e 2021 King County Countywide Planning Policies;

e AHC Housing-focused Draft Comprehensive Plan Review Program Guide; and

e King County Resources for Documenting the Local History of Racially Exclusive and
Discriminatory Land Use and Housing Practices.

If you have questions or need additional information regarding aligning with the CPP Housing
Chapter, please contact lead staff for the AHC plan review program, Carson Hartmann, at
AHCplanreview@kingcounty.gov or 206-848-0681.

Sincerely,

Claudia Balducci
Affordable Housing Committee Chair
King County Councilmember, District 6

CcC Shannon Braddock
Growth Management Planning Council Chair
King County Executive

Laura Hodgson
Senior Planner
Washington State Department of Commerce

Plan Review Team
Puget Sound Regional Council

Plan Review Team
King County Affordable Housing Committee
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