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HOUSING ACTION PLAN



EXECUTIVE SUMMARY
In early 2020, the City of Black Diamond applied for grant funding allocated by the Washington State 
Department of Commerce and funded through Engrossed Second Substitute House Bill (E2SHB) 1923. 
The grant funding has been used for the development of this Housing Action Plan (HAP) to recognize the 
housing needs of Black Diamond’s current and future population, as well as outline goals, policies, and 
strategies to meet those needs.

The Housing Needs Assessment (HNA) is the first step in the housing action plan development process. 
Completed in November 2020, it identifies the current and future housing needs of all economic segments 
of the community. The HNA was of particular importance to the City of Black Diamond in light of the 
ongoing implementation of two Master Planned Developments (MPDs), permitted to build over 6,000 new 
housing units within the next decade or so. One of the major driving forces behind developing the HAP was 
to capture as much information about the community prior to the commencement of the MPDs in order to 
fully understand their impact on affordability in Black Diamond. 

The HNA showed that as of 2018, Black Diamond had a median household income of $94,560 compared 
to King County’s median household income of around $89,000. While Black Diamond has maintained a 
higher median income than the County overall, King County’s median income has been growing at a much 
faster rate in recent years. Even though the City has a high median income, 30 percent of Black Diamond 
households are still cost-burdened, spending more than 30 percent of their household income on housing 
costs. Additionally, low-income households, defined as those making less than 80 percent Area Median 
Income (AMI), are disproportionately burdened by their housing costs. In Black Diamond, 77 percent of 
cost-burdened households are low-income, and 98 percent of severely cost-burdened households are low-
income.

Of Black Diamond’s occupied housing units, 85 percent are owner-occupied, and 15 percent are renter-
occupied. More renters than homeowners in Black Diamond are cost-burdened, with 43 percent of renters 
being cost-burdened compared to 29 percent of homeowners. Black Diamond’s rental housing is affordable 
to all households earning above 50 percent of the AMI, but Black Diamond’s low proportion of rental options 
does not even contain two- or three-bedroom options according to the data gathered. The one-bedroom 
units that exist are affordable to all households, but the four-bedroom options are largely unaffordable to 
very low- to extremely low-income households relative to household size.

The HNA revealed that there are currently segments of Black Diamond’s socioeconomic spectrum that 
have unmet housing needs. This data can lead to more targeted policy development in the future. Input 
from the community through a housing needs survey also helped to identify more personal perceptions 
of Black Diamond’s housing needs that cannot typically be found in data patterns. Another preliminary 
step in the HAP process was a review of Black Diamond’s current housing policy framework, specifically 
including an examination of the goals and policies of the housing element from the 2019 Comprehensive 
Plan Update. Through an inventory of the outcomes of these policies along with contributing factors, we 
have provided suggestions toward further achievement. These suggestions have been incorporated into 
the actions outlined in the HAP. 



Using the information uncovered through the HNA, the community survey, conversations with Planning 
Commission and City Council, a study of the City’s current housing policy, and a review of the MPD approved 
documents, the HAP lays the groundwork for ways to better address housing needs in the future by creating 
these three strategic objectives: 

1.	 Monitor housing needs to ensure housing and infrastructure are aligned with demand.
2.	 Preserve hometown identity and cultural history as a welcoming community.
3.	 Create opportunity for affordable housing across the city’s socioeconomic spectrum.

Each strategic objective can be achieved through a set of actions. The actions are carried out through 
implementation steps in which the method of implementation is defined and the lead department is 
identified. With some actions encouraged for the near-term and others for the long-term, the City can 
monitor the plan’s progress and adapt accordingly. 

We would like to acknowledge the significant event, which has had unforeseen consequences on our society 
and our world, that has occurred since this project began. While it is difficult to understand the long-term 
effects of the COVID-19 pandemic at this time, it is important to at least acknowledge the ways in which 
the pandemic has and could continue to affect our housing needs. As the country began to stay inside to 
help reduce the spread of COVID-19 beginning in March 2020, many people lost their jobs entirely or saw 
a major reduction in work hours as non-essential workers were ordered to stay home and non-essential 
businesses were forced to shut down. The loss of employment made it difficult for households to pay their 
rent or mortgages. This issue was especially prevalent among low-income populations. Many cities and 
states placed a moratorium on evictions, but when those are finally lifted, missed payments will likely still 
be due. Housing security could be compromised for many households that were already struggling before 
the pandemic. 

Another effect of the pandemic, which may have lasting effects on housing needs, is the major shift in 
commuting patterns that occurred as many companies shifted to remote work. In the short term, this has 
appeared to alter preferences in housing types, with more people desiring additional space and being less 
concerned about potential commute times. These shifting patterns will remain a major topic of conversation, 
as companies seem spread across the spectrum in terms of the options workers will have for remote work 
post pandemic. Some will allow remote working indefinitely. Others will allow employees to choose a 
hybrid, and others have expressed the desire to return to an office-centric culture similar to pre-pandemic. 
It is very probable living close to work will not be as vital a factor in housing preferences as it was before. 
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As cities across the Puget Sound Region continue to grow at historic rates, they have also become less 
affordable particularly for lower-income populations who have called the Pacific Northwest home for 
generations. As cities have struggled to keep pace with growing populations, we have seen households 
priced out, displaced, or even become homeless. 

The City of Black Diamond is no exception with nearly a third of its households being cost-burdened, 
meaning over 30 percent of their household income is spent on housing alone.1 Low-income households 
are disproportionately affected with 77 percent of cost-burdened households making less than 80 percent 
of the area median income (AMI), and 98 percent of severely cost-burdened households (households 
that spend 50 percent or more of their income on housing costs) are low-income as well. This along with 
more information was discovered when the City produced its Housing Needs Assessment (HNA), which is 
contained in the appendix of this document. 

There are currently two Master Planned Developments (MPDs) that are projected to be fully built out by 
2026. This will propel the city from a population of 4,434 and a household count of 1,709 in 2018 to a 
projected population of 19,262 and household count of 7,674 by 2035. With a population and household 
count that is expected to more than triple in less than 20 years, Black Diamond is at a critical point in its 
history, which is why the City has prioritized the creation of this Housing Action Plan (HAP). With the 
baseline data of its current housing needs measured within the HNA and through input from the public, it 
will be important for the City to monitor the projected growth over the next few years to proactively ensure 
that the housing needs of current and future populations are met.

The HAP creates three strategic objectives to guide decisions regarding the future of housing in Black 
Diamond: 

MONITOR HOUSING NEEDS to ensure housing and infrastructure are aligned with demand.
PRESERVE HOMETOWN IDENTITY and cultural history as a welcoming community.
CREATE OPPORTUNITY for affordable housing across the city’s socioeconomic spectrum.

The first strategic objective realizes the substantial growth Black Diamond is experiencing and seeks to 
monitor the changing housing needs of the community. It’s intent is to expand on the HNA and better align 
the City’s planning documents with the projected needs. This will also involve working more closely with 
partnering agencies. As the strategic objectives and actions are generally listed in order of priority, this 
strategic objective is Black Diamond’s highest priority for implementation. The second strategic objective 
prioritizes preserving the rural feel of Black Diamond, as well as ensuring existing residents continue to live 
in high-quality homes they can afford. It also encourages Black Diamond to increase its housing diversity 
and make the development of affordable housing more feasible. Finally, the third strategic objective seeks 
to guide Black Diamond in addressing how it can leverage rising employment opportunities and increased 
investment to efficiently reinvest in more housing opportunities for lower income households. 
Each strategic objective will be achieved through a series of actions. Each action is prescribed to serve 
certain income level(s), intracity geographical area(s), and type(s) of households. The sections describing 
the actions are followed by an implementation plan and monitoring program that will lay the framework of 
the City’s response to meeting its housing needs moving forward.

1 Housing programs in the United States measure housing affordability in terms of percentage of income. The maximum affordable rent for federally 
subsidized housing was set at 30 percent of income in 1981, and quickly became the standard for owner-occupied housing as well. It remains the 
indicator of affordability for housing in the United States to this day. Source: HUD User Office of Policy and Development Research, Defining Housing 
Affordability



cOMMUNITY INPUT
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Lived in 
Black diamond

A housing needs survey was sent out to the community with the January 2021 utility bills. The survey 
was aimed to understand what issues residents may be experiencing that are difficult or even impossible 
to uncover in the data analyzed in the Housing Needs Assessment. Black Diamond’s Housing Action Plan 
project began during the summer of 2020, during the height of the COVID-19 global pandemic, making it 
unsafe to host an in-person community meeting. However, information directly from the community is 
critical in ensuring current and future housing needs in the community are met. Below is a summary of 
information revealed in the Housing Needs Survey results. 

PARTICIPANT PROFILE

AGE RANGE

AREA OF RESIDENCE

40% 	 LAKE SAWYER
15% 	 OLD TOWN
11% 	 TEN TRAILS
9% 	 LAWSON HILL
8% 	 MORGAN CREEK
7.5% 	 MORGANVILLE
2%	 DIAMOND GLEN

Approximately 67% of survey participants were above the age of 55, 66% of 
participants have lived in Black Diamond for more than 10 years, and most 
participants live in the Lake Sawyer area followed by Old Town and Ten Trails. 
The chart below gauges “encouraged or discouraged” housing types in Black 
Diamond. Single-family residential and senior/assisted living were the most 
encouraged housing types, and multifamily and manufactured housing were 
among the least encouraged types. The second chart seeks to understand 
what housing needs residents feel are the most unmet in Black Diamond. 
Housing for seniors was deemed the most unmet housing need by
participants, along with home ownership opportunities for low income 
households. 

Housing NEEDS SURVEY
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Preservation, housing and infrastructure
Preservation plays an important role in the HAP, and it’s critical to understand and document where Black 
Diamond residents believe preservation is most important within the community. However, Black Diamond 
is growing so it’s also important to prioritize infrastructure and direct development to appropriate areas 
where households have access to the things they need on a daily basis. Survey participants identified 
the following aspects of the City as important to preserve and the following areas they believe are most 
appropriate for housing and infrastructure development:

- small town feel
- open space
- recreation 
- downtown businesses
- sense of community
- Old Town
- history, culture, and character
- Lake Sawyer

- along SR 169
- MPDs
- close to transportation
- towards Maple Valley
- downtown

Preservation Development

	                  Seniors

	                  Homelessness

		                Youth

                 Low-income rental units

  Extremely Low-income rental units

	       	       Disabilities

               Low-income homeownership



HOUSING ACTION PLAN | CITY OF BLACK DIAMOND					               	 10

Strategic Objective I

Monitor housing needs 
to ensure housing and infrastructure are aligned with demand
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STRATEGIC OBJECTIVE I - MONITOR HOUSING NEEDS

The City of Black Diamond is in the midst of unprecedented growth due to the ongoing implementation of 
two Master Planned Developments (MPDs), Lawson Hills and Ten Trails (formerly known as “The Villages”) 
that were approved in 2011. According to the approved Development Agreements (DAs), the communities 
could add up to 6,050 housing units at full buildout by 2026. This is tremendous growth for a small city 
that was home to only 1,709 households as of 2018. The DAs require the City, after each phase of the 
developments are complete, to prepare a city-wide analysis of affordable housing. However, the DAs deem 
housing to be “affordable” as long as the upper median income limits (determined by King County) are 
satisified, giving no accommodations to the lowest income earners. While the MPDs bring much needed 
housing to the region, even with this provision for an affordability analysis, the DAs do not mandate the 
affordability of any of the housing units.

Such rapid growth in market rate housing will certainly shift Black Diamond’s community demographics. 
It will be critical to monitor these changes so the City can make thoughtful policy interventions to help 
mitigate displacement of current residents and work to create a more balanced housing stock for the future 
population. The best place to start monitoring changes is by developing a “snapshot” of Black Diamond 
before many new residents have started buying homes and settling in. The Housing Needs Assessment 
(HNA), completed in November of 2020, serves as this snapshot by using demographic data from 2018. 
While this is the latest data available, it is also data that largely omits the MPDs. The HNA and the data 
within should serve as the benchmark from which to measure and track changes to the City’s demographic 
profile, as well as changes in the housing market. 

The City is already experiencing a rapid rise in home prices. According to redfin.com, the median sale price 
of a home in Black Diamond in December 2020 was $617,460 which is up 23 percent from the previous 
year. Black Diamond’s median household income data for 2020 is not available yet. However, we do know 
that with the 2018 median household income for Black Diamond being $94,560, it’s unlikely a household 
earning the median income in Black Diamond in 2020 would have been able to afford the median sale price. 

While this information cannot be used to present the full picture at the moment, it is an important data 
point to monitor, and it has already started to show some significant changes in a short period of time. Right 
now, it simply demonstrates how important monitoring will be over the next decade especially in order to 
determine ways to support the existing population or any other households that may want to make Black 
Diamond home but are unable to afford the new housing units in the MPDs.

Action 1.1: Monitor housing data annually

As discussed above, monitoring demographic and housing data over the next 10 years will be particularly 
important as new residents begin moving into finished units and the MPDs reach full buildout. The City 
should make a concerted effort annually to gather and analyze available data to track growth for major 
shifts, update the HNA, and respond accordingly. Data points that will be especially important to monitor are 
the median sale price of homes in the area, median household income, and the overall housing supply. This 
data was already pulled together and efficiently organized for the HNA. The City can take the spreadsheets 
of data and use them as templates for carrying the data forward, as most of the data sources such as the 
American Community Survey and Office of Financial Management are updated annually. This requires 
minimal effort, but it will be extremely beneficial for more strategic actions in the future. 
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When the data is collected and analyzed, the City should work to determine if there are emerging housing 
needs and refer to actions outlined in this document for appropriate tools to help meet new housing needs. 
If the emerging trends do not need immediate action, the City should work to amend the Housing Action 
Plan (HAP) to create a strong foundation for more specific policy interventions when the time comes to 
take action.

Action 1.2: Create partnerships with neighboring 
cities and towns

Black Diamond has always been considered a small, rural community. Its relative distance from large cities 
such as Seattle and Tacoma has meant the city has experienced a delayed effect from the tremendous growth 
the rest of the region has undergone over the past couple decades. However, with the implementation of 
the MPDs, Black Diamond is and will continue to grow at an unprecedented rate, creating a pressing need 
to coordinate more closely with neighboring cities and towns, as well as the County. 

As of January 2021, the City has been actively engaged with King County in an effort to realign its growth 
targets which had previously not accounted for the MPDs leaving Black Diamond’s growth targets much 
lower than reality. Having such inaccurate growth targets can have fundamental consequences, as they are 
essential to city and county comprehensive planning efforts. Moving forward, especially during this time 
of rapid growth, the City needs to prioritize participation in the growth target allocation process with King 
County and facilitate regular check-ins with neighboring cities and towns to ensure that shared priorities 
such as infrastructure investment are meeting the needs of the area. 

More cities and towns have started working together to tackle the region’s housing crisis. For instance, 
the cities of south King County - Auburn, Burien, Des Moines, Federal Way, Kent, Normandy Park, Renton, 
and Tukwila have created the South King Housing and Homelessness Partners (SKHHP). Formed by an 
interlocal agreement, the jurisdictions are working on a coordinated and more comprehensive approach to 
housing affordability. Through SKHHP, the jurisdictions share technical information and resources related to 
housing policy and coordinate public resources to attract necessary private and public investments. Similar 
partnerships exist in Pierce County such as South Sound Housing Affordability Partners (SSHAP) consisting 
of Tacoma, Fife, Auburn, Sumner, Puyallup, and Gig Harbor, Pierce County, and the Puyallup Tribe. ARCH 
(A Regional Coalition for Housing) is another well-known regional partnership among cities in east King 
County that assists jurisdictions with developing housing policies, strategies, programs, and development 
regulations. ARCH also helps to coordinate member government’s financial support to groups creating 
affordable housing. Black Diamond should consider working more closely with cities like Covington and 
Maple Valley on shared housing and infrastructure related needs to create a unified voice for their region 
of King County. 



HOUSING ACTION PLAN | CITY OF BLACK DIAMOND					               	 13

Action 1.3: Align the City’s policy documents

As Black Diamond begins monitoring housing needs more closely over the next decade, it will become 
important to create a work plan to update and align the City’s policy documents in order to create room for 
necessary policy interventions. The City should participate in periodic updates of the Comprehensive Plan, 
particularly when the MPDs have reached their full buildout. In nearly all of the Housing Needs surveys that 
were returned there was at least one mention of traffic in some form. According to residents, traffic is clearly 
one the major issues the City faces. While this Housing Action Plan does not make specific recommendations 
for mitigating the City’s current transportation issues, it does recognize the direct connection between 
housing and transportation infrastructure, particularly how poor traffic conditions can increase household 
expenses and negatively impact quality of life. The City should encourage in-fill development in areas 
with access to public transportation or with adequate street infrastructure. The Community Development 
Department should have a close partnership with Public Works Department during development review so 
housing and infrastructure needs are coordinated and met. They should also be working closely in policy 
development to ensure documents such as the Capital Facilities Plan facilitates and supports the Land Use 
and Housing elements of the Comprehensive Plan. 

The City should also begin work on updating the land use code to remove any barriers to housing development.  
This can include cleaning up confusing language, allowing for more flexibility, and streamlining permit 
review processes. The future land use map should play a role in this evaluation to understand if the map 
should be amended in light of the City’s changing landscape. The City should consider where development 
outside the MPDs should be focused and how it could facilitate more diverse housing types. Some of these 
items will be covered in more detail in the other recommended actions. 

Action 1.4: Conduct a risk assessment

The Housing Needs Survey revealed that residents are concerned about being priced out of Black Diamond. 
Many results cited that rising property taxes, housing prices, and a lack of mobility within the housing 
market could force residents to seek housing outside of their community. With a major influx of market 
rate housing in a small community without any accommodations for affordability, displacement can quickly 
become a reality for existing residents. As discussed above, the median housing price is already on the rise 
in Black Diamond, like many other cities in the region. As Black Diamond expands, attracting new residents 
and increasing property values, some residents might not be able to keep up with rising costs or pressure 
to redevelop, and they could be forced to find housing elsewhere. 

Puget Sound Regional Council (PSRC) is committed to anti-displacement work in western Washington, 
creating resources to help cities conduct risk assessments. One such resource is the technical guide to 
evaluating displacement risk. Conducting a risk assessment analysis can identify groups of people 
or neighborhoods most at risk for displacement. This will allow the City to better prioritize policy 
implementations that can help these communities adapt to economic changes. Not only could this 
potentially mitigate displacement in the future, it could also strengthen the relationship between the City 
and its residents by demonstrating the City’s commitment to equitable growth moving forward.   



Strategic Objective II

PRESERVE HOMETOWN identity
and cultural history as a welcoming community
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STRATEGIC OBJECTIVE II - PRESERVE HOMETOWN IDENTITY

As of 2018, the City of Black Diamond’s housing stock was 90 percent single-family residential with the 
remaining 10 percent being mobile homes. The City’s housing stock lacks diversity. Additionally, 85 percent 
of the households own their home and 15 percent rent. A community’s housing stock should reflect those 
who live in it, as one size cannot fit all in a community with varying incomes and household sizes, among 
other differences. A lack of diversity can often put pressure on households to spend too much of their 
income on housing costs because there are simply no other options available. It can also increase the risk 
of displacement if households are priced out of the single-family home market. Thirty percent of Black 
Diamond’s households are cost-burdened, meaning they spend more than 30 percent of their household 
income on housing costs. Since one-third of the households are spending too much on their housing, this 
indicates there could be a need to diversify Black Diamond’s housing stock and focus on incentivizing the 
development of housing that is more affordable.  As revealed in the Housing Needs Assessment, income 
levels are not rising proportionally with home values. The City experienced only a 41 percent rise in median 
household income relative to the 120 percent increase in home value between 2000 and 2018. With an 
even more noticeable rise in home values in 2019, increasing housing diversity needs to be a high priority 
for the City to help relieve housing costs. 

The City of Black Diamond is certainly undergoing dramatic change, and while some may welcome 
the change, others  may feel like the community they love is changing too quickly and will soon be 
unrecognizable.  A housing needs survey was sent out to community members to gain a better understanding 
of the full spectrum of concerns residents had related to housing. While many themes were revealed in the 
survey results, one primary area of concern was the disappearance of Black Diamond’s small-town feel. 
It is important to many people who have chosen to make Black Diamond their home, and the City should 
work to preserve and enhance where appropriate and possible. When evaluating new policies to help 
diversify the housing stock, the City should consider developing design standards for new developments 
that embody Black Diamond’s character and focus on blending them into the existing fabric. The primary 
goal of this strategic objective is to expand housing options for current and future residents that best suit 
their socioeconomic status, while being more thoughtful about implementation so as to preserve Black 
Diamond’s unique identity. 

Action 2.1: Preserve Black Diamond’s sense of 

community.

Black Diamond’s identity as a small, rural town is beloved by many of its current residents, which was 
well documented in the results from the Housing Needs Survey. Its location offers easy access to many of 
Washington’s treasured natural areas providing an abundance of outdoor recreational opportunity. While 
rapid growth has come to Black Diamond, it has predominantly been confined to the MPDs. Black Diamond 
should now focus on how to accommodate more diverse types of housing without sacrificing the City’s 
small town identity.    

Creating a set of design regulations for attached residential development emphasizes high-quality and  
predictable built results by using physical form and design rather than separation of uses and density 
limits. Because it aims to achieve a community’s specific vision for how private development appears, it can 
be used as a tool to allow infill development that is compatible with an existing neighborhood’s character. 
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If the City looks to expand the housing types permitted within the R4 and R6 to include cottage housing, 
duplexes, triplexes, and fourplexes, the City should work with the community to develop design regulations 
for these types of developments to ensure their expansion into these zones does not disrupt the existing 
character.

Action 2.2: Target existing resources to 
improve the stability of existing owner-
occupied homes.

A major concern revealed within the Housing Needs Survey results was rising property taxes due to the 
influx of new development, in particular for seniors and first-time home buyers. Homeowners are often 
burdened by housing costs that extend beyond a monthly mortgage, and these additional costs are not 
always visible in the data collected. This is especially true for Black Diamond, as small cities typically have 
less data available. Property taxes, insurance, utility bills, and ongoing maintenance costs are additional 
expenses that can increase the cost of owning a home and burden a homeowner quickly.  

Some homeowners, like seniors on fixed incomes, cannot make necessary repairs to their properties, and 
if their properties fall into disrepair, these homeowners may receive a code violation from the City. Black 
Diamond should establish an internal process to connect homeowners to resources via code enforcement.  
King County’s Department of Community and Human Services operates a Housing Repair program that 
provides funding for a broad spectrum of home repairs and even funding to help renters make their units 
more accessible. The Washington Homeownership Resource Center is a free information and referral 
service that can connect home buyers and seniors with programs in their area related to foreclosure, buying 
a home, and repair/modification assistance. 

The City should expand efforts to better connect homeowners who may qualify for existing need-based 
programs at the county and state level. This could be done by adding a list of resources to the City’s website 
or partnering with community-based organizations, like the Black Diamond Community Center, to conduct 
targeted outreach.  In addition to connecting community members with financial resources, many cities 
also offer reduced utility rates for low-income seniors and disabled residents.

Certain neighborhoods, typically undergoing redevelopment, experience dramatic increases to property 
values that result in proportional increases to property tax values. Longtime homeowners who wish to stay 
in their neighborhood may struggle to keep up with rising costs. These residents can be helped through 
a property tax exemption or deferral program to reduce the risk of displacement. The Washington State 
Department of Revenue offers programs for property tax exemptions or deferrals for qualified low-income 
households, senior citizens, and disabled persons. The City should also focus outreach efforts within these 
groups to connect those who may qualify for assistance. 
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Action 2.3: Encourage more diverse types of 
housing development.

According to the DAs associated with the MPDs, the developments will add 1,520 multifamily units 
accounting for 25 percent of the total units added by the MPDs. According to the DAs, these are just targets, 
not requirements. While this could certainly be a step in the right direction, Black Diamond will need to 
focus on finding more ways to increase housing diversity throughout the City. Increasing the diversity of 
housing options for Black Diamond is one way to start to shift many of the cost-burdened households into 
housing that is more suitable for their income level and promote affordability within the City overall. It can 
also help keep the number of cost-burdened households in the City from growing.

Duplexes, triplexes, courtyard apartments, and other similar medium-scale unit types are often referred to 
as the “missing middle” as they are middle-sized housing, aimed at households earning median, or “middle,” 
incomes. They are also some of the most affordable forms of housing on a cost-per-square-foot basis. In 
general, these unit types are more affordable than detached single-family homes and offer a larger range 
of design and locational choices than apartment buildings do. They also deliver more flexible ways for 
communities to add compatible density into established neighborhoods and provide more opportunities 
for residents to have stability and build wealth through homeownership. 
Black Diamond’s single-family zoning districts, R4 and R6, currently only allow for duplexes as a conditional 
use. Expanding the types of housing permitted within R4 and R6 is a one way to increase diversity, without 
increasing density. The City should consider adding allowances for cottage housing, duplexes, triplexes, 
and fourplexes in these two zones and switching their classification from “Single-Family” to “Low Density 
Residential”.

Black Diamond already allows accessory dwelling units (ADUs) in residential zones, but the City can utilize 
a number of incentives to encourage their development. This could include providing approved stock 
designs that would eliminate the need for a designer and would expedite the permit process. Another 
incentive could be waiving utility connection and impact fees. Since ADUs typically cost less to construct and 
maintain, they provide multiple benefits for affordability, including a rental option for renter households 
that would prefer to live in a single-family neighborhood. They can also provide seniors or families with a 
supplement to their household income. 



Strategic Objective III

CREATE OPPORTUNITY 
for affordable housing across the city’s socioeconomic spectrum 
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STRATEGIC OBJECTIVE III - CREATE OPPORTUNITY 

As Black Diamond continues to grow, it will be important for the City to foster opportunity for current 
and future residents. Black Diamond has a low jobs-to-housing ratio at 0.33 jobs for every occupied 
housing unit, which indicates that many of the employed residents of Black Diamond work outside of 
Black Diamond. Discussed in depth in the Housing Needs Assessment (HNA), 57 percent of employed 
residents have a commute time of 30 minutes or greater to work, and 20 percent have a commute time 
of 60 minutes or greater, suggesting there is also a lack of jobs available near Black Diamond. If there 
were more employment opportunities available in the city, commute times and transportation costs would 
decrease. For some households, monthly transportation costs, usually tied to a long commute, can equal or 
exceed a household’s monthly housing costs. Knowing that Black Diamond could be facing more concerning 
affordability issues in the near future, job creation and transportation costs should play a major role in the 
City’s plan for addressing affordability. 

The HNA showed that Black Diamond’s citizens seem likely to age in place. Because of this, one goal for this 
strategic objective is to determine how to allow residents to age in place without fear of being priced out 
of the homes in which they have lived for years, or ensuring they have the option to relocate to somewhere 
more affordable without leaving their community. 

As previously discussed, redfin.com has shown a 23 percent increase in the median sale price of homes in 
Black Diamond in just one year, possibly due to ongoing implementation of the MPDs. If this trend continues, 
the influx of housing units will be unaffordable to current Black Diamond median income households. 
Therefore, in addition to diversifying the housing stock to offer more affordable options, the City should 
work to expand resources to those households that may be on the cusp of being able to buy a home to 
ensure a fair share of residents continue to be able to experience the benefits of homeownership.

Action 3.1: Adopt programs that support first-
time home buyers to increase access to the 
changing housing market.

Home buying is still an important avenue to build wealth, especially intergenerational wealth. While Black 
Diamond is experiencing a major increase in housing units, it’s been previously discussed that the new 
housing stock may not be affordable for the city’s current median income earner. It’s likely that those new 
housing units will be sold to higher income earners new to the area, changing Black Diamond’s demographics 
in the future. It will be important for the City to still provide resources and accommodations for residents 
that span much of the socioeconomic spectrum who choose to make Black Diamond their home. There 
are many ways cities can assist first-time home buyers. However, we cannot fully understand the impacts 
the MPDs will have on the housing market at this time and in light of the COVID-19 global pandemic, the 
City is grappling with many uncertainties. At this unique moment in history, it’s more important than ever 
to make informed decisions because of tighter municipal budgets and rapidly changing markets. Until 
more information becomes available that can better guide future policy decisions, the City should focus on 
resource sharing rather than program implementation or offering direct financial assistance.

While the City monitors changes in demographics and the housing market over the next decade or so and the 
COVID-19 pandemic comes to an end, conducting outreach to promote and bring awareness to the resources 
available for first-time home buyers is the best first step. Resources such as the Home Advantage Program, which 
is administered by the Washington State Housing Finance Commission, offers home buyer education services 
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as well as down payment assistance; this should be widely shared and championed by the City in its efforts. As 
discovered in the HNA, 29 percent of homeowner households in Black Diamond are cost-burdened. Coming up 
with enough money for a down payment for a manageable mortgage payment each month is a struggle for many 
home buyers, particularly first-time home buyers. These programs could reduce the amount of homeowners that 
are cost-burdened by helping them enter the housing market in a more stable place, financially.  

Action 3.2: Create consistent standards for 
fee waiver eligibility and resources to offset 
waived fees. 

One of the primary tools cities can use to help lower the cost of desired development, such as affordable 
housing, is to waive city development fees. Fee waivers reduce the up-front cost of construction for 
residential development. Fees, such as impact fees, utility connection fees and project review fees, can 
add an extensive amount to the cost of development of residential units. Waiving some, or all, of these fees 
for income-restricted units can be a valuable incentive for encouraging the creation of income-restricted 
affordable units.

Black Diamond should consider adopting a program that focuses on waiving fees for housing units the 
City hopes to see more of such as ADUs, units designated as affordable, or single-family units converted to 
duplexes or triplexes. This could be done by creating standard guidelines that identify what kind of housing 
units are eligible for fee waivers, a schedule to determine what portion of fees can be waived, and a formal 
application process for interested developers to request these funds. Outreach should be conducted to 
understand how to prioritize fee waivers and to ensure developers are aware of these incentives.

Another way to lower the cost of development, for both affordable and market-rate units, is to streamline 
the permit process. Providing an efficient, predictable, and user-friendly permitting process can encourage 
new housing construction by reducing potential confusion or perception of risk among developers as well 
as lowering their administrative carrying costs. The City should conduct a review of its permitting process 
and procedures to ensure they are internally efficient and not overly burdensome. The City should also 
consider expediting review for certain types of development the community wishes to encourage, such as 
infill development or affordable housing. 

The City currently utilizes a Registered Plan Program for Ten Trails and Lawson Hills. The program is 
intended to improve customer service by simplifying the application process and reducing plan review 
time and fees. It also intends on encouraging variations in building design by providing minor and major 
options for building design under the program. However, this program is currently limited to single-family 
homes within the MPDs. The City should consider expanding this program to become more accessible to 
other builders in Black Diamond and to accommodate more housing types such as apartment, duplexes, 
cottages, or ADUs (as discussed is Action 2.1). 

The City should also move housing types listed as conditional uses in residential zones to permitted uses to 
eliminate the conditional use permit process from housing development. These allowances could be paired 
with an update to the development standards of these uses to ensure any conditions to mitigate impacts 
are specified in the code. 
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Action 3.3: Create incentives for affordable 
housing.

Black Diamond does not currently offer any incentives for affordable housing development. The only 
formally-defined affordable housing is a manufactured home park owned by King County Housing Authority. 
It is reserved for low-income seniors and contains 30 units. In light of the rapidly changing market in Black 
Diamond due to the MPDs, the City should seek to encourage an affordable housing stock for households 
earning below 80 percent of the AMI. Affordable housing options can help mitigate both displacement and 
the number of cost-burdened households within the City. It can help create a more inclusive city by making 
room for households that are attracted to the lifestyle Black Diamond offers but are unable to keep up with 
market-rate prices. 

One of the main tools Black Diamond should consider using to incentivize affordable housing is a multifamily 
tax exemption (MFTE), which is a waiver of property taxes to encourage affordable housing production 
and redevelopment in “residential targeted areas” designated by cities. The goal of MFTE programs is to 
address a financial feasibility gap for desired development types in the target areas, specifically to develop 
sufficient available, desirable, and convenient residential housing to meet the needs of the public. MFTE 
programs are designed to encourage growth in areas with the greatest capacity and significant challenges 
to development feasibility. 

Cities can also mandate affordable housing in areas through the use of inclusionary zoning which requires 
that all new construction within a specified zone include income-restricted units. A city can define the 
percentage of units that must be subject to affordability requirements, as well as the target income level 
for affordability. Washington requires cities that establish inclusionary zoning to provide increases in 
residential capacity through zoning changes, bonus densities, height and bulk increases, parking reductions, 
or other regulatory changes or incentives. The goal is to partially or totally offset the costs of including 
affordable units with the potential increase in returns from additional height and density. This may be an 
appropriate option for Black Diamond if the City faces pressing affordability challenges after the MPDs are 
fully implemented. However, the City should prioritize implementing incentive-based tools first. 

Another tool that Black Diamond could consider is an Affordable Housing Demonstration Program, similar 
to the one Burien implemented in 2019. The program makes allowances for types of housing and densities 
that are not currently permitted under existing city regulations. Burien’s program currently allows up to 
five affordable housing demonstration development projects. The Planning Commission and Council are 
both involved in evaluating the projects and assessing if they are compatible in the neighborhood, and the 
Council is allowed to select the projects. The City developed rules surrounding the type of developments that 
qualify, parameters regarding their proximity to one another, and community engagement. Implementing 
a demonstration program would allow Black Diamond to have more control over the quality and type of 
affordable developments that best suit the city’s needs. It would also allow the City to closely evaluate 
potential barriers that exist in affordable housing development and practical changes to development 
regulations that support affordable development. As a city that does not have much experience in the realm 
of affordable housing, a small and evaluative program like this could be a great way to start.
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Action 3.4: Use value capture to generate 
and reinvest in neighborhoods experiencing 
increased private investment.

The Housing Needs Survey results revealed that community members felt the MPDs were a positive change 
because of the possibility of more retail and the associated increase in tax dollars. Community members 
who participated in the survey also identified the positive link between growth and improved infrastructure. 
Black Diamond should prioritize finding ways to increase employment opportunity within the City to 
decrease commute times and increase affordability. Creating more jobs in Black Diamond could also help 
cut down on heavy traffic in the area by locating employment near housing. According to the DAs associated 
with the MPDs, MPDs are projected to contain 515,000 square feet of retail space and 650,000 square 
feet of office space. The combination should create approximately 630 retail jobs and 1,500 office jobs. As 
outlined in the HNA, by 2035 the full build-out of the MPDs would increase the current jobs-to-housing 
ratio of about one job per three households to nearly one job per two households. This demonstrates that 
the expansion of commercial and office space within the city can have a big impact. While Black Diamond is 
not projected to be an employment center, the increased jobs-to-housing ratio means more opportunity for 
people to live near where they work, as long as Black Diamond works to create housing opportunities that 
are affordable to those holding the new jobs.  

Black Diamond could establish special districts to leverage the economic growth created from private 
investments and lower overall development costs. Many of the value capture tools available in Washington 
state are better-suited to support infrastructure than housing production or preservation activities. For 
instance, tools like local revitalization financing or local infrastructure project area financing could assist 
with the cost of offsite, public-realm improvements. This can allay the need for these improvements to be 
funded by developers, which can add significant costs for development.
In Washington state, the community revitalization financing statute authorizes cities to create a tax 
“increment area” and finance public improvements within the area by using increased revenues from 
local property taxes generated within the area. Black Diamond could develop a program that focuses on 
capturing tax dollars to fund public improvements that support commercial development. 
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IMPLEMENTATION PLAN
To effectively achieve the goals of the HAP, the City will need an implementation plan. The   implementation 
plan establishes steps to achieve each action within the strategic objectives. The steps are combined 
with suggested timelines, methods of implementation, lead departments within the City, and assisting 
departments and organizations.

The timelines are split into three categories: near-term (0 – 2 years); medium-term (3 – 5 years); and long-
term (6 – 10 years). Generally, the actions are assigned timelines based on City priority and level of effort 
required for implementation, which is determined by available resources. Actions within the first strategic 
objective are top priority for implementation followed by actions in the second then the third.   

The methods of implementation are divided into three action types: administrative; legislative; and 
partnership development. Each action type denotes who will be primarily involved in implementation. 
Administrative actions can be performed by City of Black Diamond departments. Legislative actions 
will require Black Diamond City Council approval. Actions that involve partnership development will be 
implemented through partnerships with community organizations and other local stakeholders. 
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MONITORING PROGRAM
Black Diamond is in a unique position due to the ongoing buildout of the MPDs. Their implementation 
will mark a significant increase in the City’s population and a shift in the community’s demographics. A 
major driver for the City to apply for HB 1923 grant funds was the opportunity to conduct a Housing Needs 
Assessment. The City wanted to capture the City’s community and housing profile prior to the full buildout 
of the MPDs in order to fully understand their impacts once buildout is complete and residents have moved 
in. Therefore, it should be the City’s first priority to monitor and document changes to the community 
and housing profile in order to make the most informed, measured, and effective policy decisions moving 
forward. When it comes time for the City to decide on which programs or policies to implement, it will be 
important to outline specific metrics for success based on the housing needs identified at that point in time. 
However, in order to lay the foundation for identifying specific metrics in the future, performance indicators 
to monitor for each action have been identified. Timelines have also been suggested to help prioritize the 
objectives and actions based on existing housing needs uncovered in the Housing Needs Assessment and 
through community input.

Some of the actions within the strategic objectives are meant to be ongoing or are actions Black Diamond 
should consider in the long-term, focusing their attention on actions that should be developed in the short-
term. While these long-term actions should be considered for implementation in about 6 – 10 years, the 
City can begin monitoring the indicators listed for each action immediately. This will allow the City to 
have a baseline from which to measure progress and results achieved of the longer term actions. Since 
Black Diamond’s first strategic objective is to monitor housing needs, this will allow the City to establish a 
monitoring process and be even more effective when the time comes to monitor specific policies outlined 
in Strategic Objectives II and III. 

Aside from tracking when implementation steps within each action are completed, Black Diamond will 
also monitor and evaluate outcomes of the HAP through performance indicators. These indicators will be 
measured annually to show whether the desired results of the HAP are being achieved. 
Findings should be provided every few years in a report that describes progress toward implementation, 
the factors that led to a success, obstacles experienced, and recommendations for revisions and additions 
to the HAP.
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Affordable housing: Housing is typically considered to be affordable if total housing costs (rent, 
mortgage payments, utilities, etc.) do not exceed 30 percent of a household’s gross income

AMI: Area Median Income. The benchmark of median income is that of the Seattle-Bellevue, WA HUD 
Metro Fair Market Rent Area median family income, also sometimes referred to as the HAMFI. The 2018 
AMI, which was $103,400, is used in this report. This measure is used by HUD in administering its federal 
housing programs in Snohomish County. 

Cost-burdened household: A household that spends more than 30 percent of their gross income on 
housing costs. 

Fair Market Rent: HUD determines what a reasonable rent level should be for a geographic area and 
sets this as the area’s fair market rent. Section 8 (Housing Choice Voucher program) voucher holders are 
limited to selecting units that do not rent for more than fair market rent. 

Housing Choice Vouchers: Also referred to as Section 8 Vouchers. A form of federal housing assistance 
that pays the difference between the Fair Market Rent and 30 percent of the tenant’s income. HUD funds 
are administered by Public Housing Agencies (PHA). 

Median income: The median income for a community is the annual income at which half the households 
earn less and half earn more.

Severely cost-burdened household: A household that spends more than 50 percent of their gross 
income on housing costs.

Subsidized housing: Public housing, rental assistance vouchers like Section 8, and developments that 
use Low-Income Housing Tax Credits are examples of subsidized housing. Subsidized housing lowers 
overall housing costs for people who live in it. Affordable housing and subsidized housing are different, 
even though they are sometimes used interchangeably.
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