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What is Missing Middle Housing?
Missing Middle is a range of multi-unit or clustered housing types compatible in scale with single-family homes that help meet the growing demand for walkable urban living. These

types provide diverse housing options along a spectrum of affordability, including duplexes, fourplexes, and bungalow courts, to support walkable communities, locally-serving

retail, and public transportation options. Missing Middle Housing provides a solution to the mismatch between the available U.S. housing stock and shifting demographics

combined with the growing demand for walkability.

“If there’s one thing Americans love, it’s choices: what to eat, where to work, who to vote for. But when it comes where we live or how to get
around, our choices can be limited. Many people of all ages would like to live in vibrant neighborhoods, downtowns, and Main Streets—places
where jobs and shops lie within walking distance—but right now those places are in short supply. ‘Missing Middle’ Housing provides more
housing choices. And when we have more choices, we create living, thriving neighborhoods for people and businesses.
MissingMiddleHousing.com will be a valuable resource for architects, planners, developers, elected officials, advocates, and community members
—anyone working to build more great places for Americans.” — Lynn Richards, president and CEO of the Congress for the New Urbanism.

This website is designed to serve as a collective resource for planners and developers seeking to implement Missing Middle projects. You will find clear definitions of the types of

mid-density housing that are best for creating walkable neighborhoods, as well as information on the unifying characteristics of these building types. The website also offers

information on how to integrate Missing Middle Housing into existing neighborhoods, explains how to regulate these building types, and pin-points the market demographic that

demands them.

For Diverse Households
The 21st century “household” no longer necessarily consists of a father, a mother, and two point five children. A greater number of

American households consist of older “empty nesters”, millenials who are putting off traditional marriage and family longer than ever,

single parents, non-traditional families, and the physically handicapped who are able live independently thanks to modern technology.

For Diverse Lifestyles
Flexible working solutions, non-traditional higher learning options, a longer average lifespan leading to longer retirements, and the

need to reduce carbon dioxide emissions means that more and more, homebuyers and renters are seeking housing options that offer

a walkable lifestyle and access to public transportation.

For Diverse Incomes
The current demand for affordable small-footprint or attached housing in the U.S. exceeds supply by up to 35 million units. Most zoning

codes limit the types of housing that can be provided. Missing Middle housing types can meet the need for attractive, affordable, well-

built housing within the existing framework of many city codes.

 

For Walkable Neighborhoods

About
 MENU
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ACS	– American	Community	Survey	2017-2021
Limitations

§ The American Community Survey (ACS) - is an ongoing statistical survey by 
the US Census Bureau sent to approximately 250,000 addresses monthly (or 
3,000,000 per year) – margin of error varies from +/-3.0% to +/-14.6% 
depending on the subject. The ACS regularly gathers information previously 
contained only in the long form of the decennial census. It is the largest survey 
other than the decennial census that the Census Bureau administers. 
§ The HAP demographic characteristics - are taken from the ACS’s most 
current compilations for the combined 2017 to 2021 years. Given the limited 
sampling the results are likely to be typical but not overtly accurate of actual 
existing conditions.
§ The 2020 Decennial Census - was conducted in 2020 and is still being 
compiled with the following scheduled release dates:

§ Demographic profiles – May 2023
§ Demographic and housing characteristics – May 2023
§ Detailed demographic and housing characteristics – August 2023

http://en.wikipedia.org/wiki/United_States_Census
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Selah	zoned	land	utilization
Selah	incorporated	area #	parcels acreage %	of	total
Agriculture 4 439.4 17%
Commercial 129 82.0 3%
Industrial 93 164.4 6%
Public 52 371.0 14%
Residential 2,197 719.2 27%
Undeveloped 327 868.2 33%
Total	area 2,802 2,644.2 100%

Source:	2016	Yakima	County	Assessor

Selah	Urban	Growth	Area	(UGA) #	parcels acreage %	of	total
Agriculture 4 59.4 3%
Commercial 9 23.1 1%
Industrial 13 310.1 18%
Public 6 39.8 2%
Residential 436 591.9 35%
Undeveloped 115 673.2 40%
Total	area 583 1,697.5 100%
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Land	available	for	future	residential	designations
City	of	Selah #	parcels acres
Low	density	residential 345 1,161.3
Moderate	density	residential 29 26.5
High	density	residential 7 7.0
Subtotal 381 1,194.8
Unincorporated	UGA
Urban	residential 116 666.1
City	+	UGA
Total	residential	potential 497 1,860.9

Source:	Selah	2010	Comprehensive	Plan
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Existing	zoning	ordinance	housing	allowances
LDSF R-1 R-2 R-3

Minimum	lot	size 10,000	sq	ft* 8,000	sq	ft* 9.000	sq	ft* 9,000	sq	ft**
Maximum	density 1	du/acre 1	du/acre 5-12	du/acre* 12	du/acre
Maximum	lot	coverage 35% 35% 80% 80%
Maximum	height 35	feet 35	feet 35	feet unlimited
Front	yard	setback 20	feet 20	feet 20	feet 20	feet
Side	yard	setback <5	feet <5	feet <5	feet <5	feet
Rear	yard	setback 20	feet 20	feet 20	feet 15	feet

• With	water	and	sewer	and	under	10%	slope
**	1,800	sq	ft	per	dwelling	unit
Source:	Selah	Municipal	Code
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  Accessory Dwelling Unit                   Duplex                                    Cottage                                  Townhouse 

         Courtyard Building                                Multiplex                                         Live-Work                         SEDU 
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Missing	Middle	Housing	(MMH)	allowed	in	existing	zoning
Existing	zoning LDSF R-1 R-2 R-3 PD
Accessory	Dwelling	Unit	(ADU)
Duplex 1 1 1 1*
Triplex 2 1 1*
Fourplex 2 1 1*
Multiplex	0-5	units/acre 2 1 1*
Multiplex	6-11	units/acre 2 1 1*
Multiplex	12+	units/acre 3 1 1*
Cottage,	Bungalow	Court
Townhome,	Rowhouse 2 1 1*
Courtyard	Building 2 1 1*
Live-Work 3 1*
SEDU	and	EDU 2 1 1*
Mixed-use	building 3 1*

1	– allowed,	2	and	3	– allowed	subject	to	review	for	conformance	with	Comprehensive	Plan.
1*	No	more	than	40%	of	development	can	be	two	or	multifamily	development	and	no	more	

than	40%	in	the	R-2	and	R-3	can	be	single-family.
*	Allowed	under	Planned	Development	(PD)	contract	zone.

Source:	Selah	Municipal	Code
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Affordable housing snapshot

Total affordable apartment properties 4

Total low-income apartments 96

Total housing units with rental assistance 96

Percentage of housing units occupied by renters 41.91%

Average renter household size 2.65

Average household size 2.49

Median household income $49,415 +/-$5,013

Median rent $886 +/-$170

Percentage of renters overburdened 47.39%

Total households 2,966

Total population 7,531

Selah	affordable	housing	snapshot
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Brightenwood Apartments
32	Project-Based	Rental	Assistance	(PBRA)	1	bedroom	1	bath	of	
570	square	feet	and	and	2-bedroom	1	bath	of	700	square	feet	
apartments	located	at	201	East	Home	Avenue.

Selah	affordable	housing	projects
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Selah	Square	Apartments
39	Project-Based	Rental	Assistance	(PBRA)	
subsidized	for	30%-50%	AMI	families	in	24	
one,	10	two,	and	5	three-bedroom	apartments	
operated	by	Yakima	Neighborhood	Health	for	
mental	health	services	located	at	303	North	
Wenas Road.
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Sundown	Ranch
3	apartment	housing	complexes	for	people	
with	addictions	operated	by	Sundown	M	
Ranch	Corporation	located	at	609	Speyers
Road.	
Note - Yakima	Neighborhood	Health	Services	
operates	Yakima	Valley	School	for	mental	
treatment	issues.
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Sundown	M	Ranch
1	triplex	housing	unit	operated	by	Sundown	M	
Ranch	Corporation	for	persons	with	addictions	
located	at	131-135	East	Home	Avenue.
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Sundown	M	Ranch
7	duplex	units	(14	housing	units)	operated	by	
Sundown	M	Ranch	Corporation	for	persons	with	
addictions	located	at	139	East	Maru	Avenue.
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Selah	Park	Village	I	&	II	Apartments
24	Subsidized	Low	Income	Housing	Tax	Credits	
(LIHTC)	and	USDA	Rural	Housing	for	2–3-bedroom	
family	and	senior	citizen	apartments	operated	by	
Hopesource II	Rural	Preservation	Associates	LLLP	
located	at	502	and	554	South	5th	Street.



Resident	MMH	visual	preference	survey
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Community	Festival	booth
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Number	indicating	preference	for	each	MMH	type
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Resident	household	survey	– 819	responses

30

Housing Action Plan 1 

 

 Appendix E: Public opinions  
 
Public opinion was solicited from a variety of methods including 
workshops, open houses, and an online survey during the 
housing action planning process. Following is a summary of 
major findings. 
 
Resident household survey 
 
The Selah Planning Department conducted an on-line survey in 
English and Spanish of city residents concerning housing needs, 
trends, policy and project proposals, and financing options. The 
survey was publicized on the city website, at community events, 
and through the city’s email list. 
 
819 respondent household or 25% of all households completed 
the survey. The survey is accurate within +/-4% of the opinions 
of the households who choose to respond or participate and are 
not necessarily typical of the population at large but based on 
experience would likely participate in a voter referendum. 
 
Survey respondent characteristics 
 
Respondents were asked how many years they have lived in 
Selah or elsewhere in Yakima County.  
Answered: 815 Skipped: 4 

 0-1 2-5 6-10 11-15 16-20 21+ 
Selah Town 3% 12% 17% 9% 25% 34% 

Yakima County 10% 9% 13% 9% 25% 33% 
 
Resident respondents were asked where they worked.  
Answered: 813 Skipped: 6 

Retired 6% Yakima  31% 
In-home 7% Other Yakima County 19% 
Selah 35% Other area 2% 
 

Resident respondents were asked how they get to work.  
Answered: 795 Skipped: 24 

Walk Bike Car Carpool Transit 
10% 15% 45% 16% 14% 

 
Resident respondents were asked their education level.  
Answered: 815 Skipped: 4 

Grade 
school 

High 
school 

Technical 
school 

Some 
college 

Bachelor’s 
degree 

Graduate 
degree 

1% 3% 19% 29% 29% 18% 
 
Resident respondents were asked what age group they were in.  
Answered: 815 Skipped: 4 

19-24 25-34 35-44 45-54 55-64 65+ 
2% 33% 32% 22% 5% 6% 

 
Resident respondents were asked their marital status. 
 Answered: 808 Skipped: 11 

Single Co-habitat Married 
14% 10% 77% 

 
Resident respondents were asked the number of adults over 
age 18 and children under age 18 in their household. 
 Answered: 816 Skipped: 3 

 0 1 2 3 4 5+ 
Adults 5% 8% 34% 24% 18% 11% 
Children 18% 58% 12% 7% 3% 2% 
 
Resident respondents were asked their gender. 
 Answered: 804 Skipped: 15 

Male Female Other 
50% 49% 1% 
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Resident respondents were asked their annual income range 
(in thousands). 
 Answered: 796 Skipped: 23 

 
<$20 

$21-
30 

$31-
40 

$41-
50 

$51-
75 

$76-
100 

 
$100+ 

2% 3% 18% 23% 20% 21% 12% 
 
Survey respondents - were self-selected rather than randomly 
recruited and were generally longtime residents of Selah and 
Yakima County, worked in Selah or Yakima, commuted by car, 
with some or more college degrees, age 25-44, married, with 2 
adults and 1 child households, evenly split with male and 
female respondents, of $41,000-$100,00 income ranges. 

 
Housing characteristics 
 
Resident respondents were asked their current residence. 
 Answered: 809 Skipped: 10 
Own                                                         Rent 
Mobile  House Townhouse Condo House Apt Room 

43% 24% 5% 12% 8% 6% 2% 
 
Resident respondents were asked how much they pay for rent 
or mortgage each month. 
 Answered: 814 Skipped: 5 

 
$0 

 
$1-499 

$500-
999 

$1,000-
1,499 

$1,500-
1,999 

$2,000-
2,499 

$2,500+ 

7% 5% 12% 16% 11% 4% 45% 
Note: $0 – own home. 

 
 
Resident respondents were asked what percent of their 
monthly income they currently pay for rent or mortgage. 
 Answered: 810 Skipped: 9 

0% 10% 15% 20% 25% 30% 35% 40% 45% 50%+ 
6% 5% 9% 12% 8% 8% 45% 4% 1% 2% 
Note: 0% - own home. 

Resident respondents were asked if they would like to rent or 
own. 
 Answered: 811 Skipped: 8 

Rent Own 
27% 73% 

 
Generalized findings – survey respondents owned mobile, 
modular, or single-family houses, paid $2,500 or more per 
month for rent or mortgage, 35% or more of monthly income for 
housing, and preferred to own. 
 
Housing preferences 
 
Resident respondents were asked how they rated their current 
housing situation on a scale of poor to best (1 to 5 totaled 
and averaged) satisfaction. Following is the rank order 
response where the scores were totaled and divided by the 
number of responses. 
Answered: 819 Skipped: 0 

 Weight 
Overall satisfaction with housing choice 3.74 
Cost of rent/mortgage payments 2.37 
Cost of utilities, property taxes 3.06 
Location in the neighborhood or community 4.24 
Commuting distance to work or school 4.26 
Number of bedrooms, bathrooms 3.37 
Features - kitchen, family room, fireplace, etc. 2.53 
Amenities - parks, playgrounds 2.50 
Services - school, fire, police, transit 3.35 
Note – Weight is average where the lowest is given a 1 score and 
highest is given a 5 score and the numbers in each rating are 
divided by the total number of respondents. 
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Resident respondents were asked how they rated the existing 
housing market in Selah.  
Answered: 817 Skipped: 2 

 Weight 
Current housing type and design 3.89 
Neighborhood selection – quality and location 3.18 
Rental housing availability 2.60 
Rental housing characteristics 3.91 
Rental rent cost 2.60 
Owner housing availability 2.64 
Owner housing characteristics 3.55 
Owner housing prices 3.80 
 
Resident respondents were asked what type of Missing Middle 
Housing (MMH) they would not consider in Selah, allow in 
select neighborhoods, allowing town wide, consider living in.  
Answered: 816 Skipped: 3 

 Don’t 
include 

Select 
areas 

City 
wide 

Live 
in 

Accessory dwelling unit (ADU) 21% 36% 26% 18% 
Duplex 18% 32% 32% 18% 
Cottage 16% 34% 30% 20% 
Townhouse 20% 31% 31% 18% 
Courtyard building 21% 32% 29% 17% 
Multiplex 25% 29% 29% 17% 
Live/Work 20% 35% 28% 17% 
Small Efficiency Dwelling Unit 
(SEDU – studio) 

20% 30% 33% 16% 

 
Resident respondents were asked that assuming they could not 
afford all their preferences, what priority they would place 
on the following housing characteristics. 
 Answered: 814 Skipped: 5 

 Weight 
Type housing unit – single-family, townhouse, condo, 
mixed-use 

2.77 

Type of housing development – co-housing, 55+ adult 3.49 

retirement, extended care 
House floor plan – number of floors 3.54 
Number bedrooms 4.11 
Number bathrooms 3.15 
Laundry within unit 2.91 
Type of parking – on-street, lot, garage 3.71 
Number of parking spaces 2.79 
Access to transit stop 3.30 
 
Resident respondents were asked that to what extent they 
disagree or agree with the following statements concerning 
housing conditions in Selah. 
 Answered: 816 Skipped: 3 

 Weight 
In-migrating households – move to Selah with cash 
from high market housing sales and buy available 
houses in Selah at high prices driving up the price of 
houses that remain for residents. 

2.37 

Older or retired adults – move to Selah to live full-
time and buy available houses at higher prices driving 
up the price of houses that remain for residents. 

2.27 

Public workers – teachers, police officers, firefighters, 
and other critical public service workers cannot pay 
rising housing costs and are not accepting job offers 
affecting Selah’s economic development. 

2.74 

Service workers – in retail, health, and other services 
cannot afford rising housing costs and are not 
accepting jobs affecting Selah’s economic 
development. 

3.60 

Young adults – are increasingly unable to rent or buy 
an affordable living unit that is manageable with local 
entry level job incomes. 

2.56 

Single-headed families, especially female – are unable 
to rent or buy an affordable living unit and pay for 
daycare, health costs, and other family expenses. 

4.22 

Elderly adults, including single individuals – are 
increasingly unable to find affordable housing that fits 

3.35 
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their changing lifestyle needs and as a consequence 
continue to live in and keep older lower priced housing 
units out of the market. 
Special populations including the mental ill, victims 
of domestic abuse, and the temporary homeless – are 
unable to be economically housed to the extend 
current sponsors are unable to develop and operate 
necessary housing. 

3.65 

My available housing choice – as a result of the above 
as well as other market factors, is not what I really 
need or want. 

3.52 

 
Generalized findings:  
§ Respondents were most satisfied with commuting distance 
to work, neighborhood location, and housing choice; gave 
highest ratings to Selah housing market rental housing 
characteristics, housing type and design, and owner housing 
prices; significant percentage would not approve MMH in city 
while comparable percent would live in MMH types; if 
respondents could not afford housing their highest priority is 
number of bedrooms and bathrooms, and number parking stalls; 
respondents agree female single headed families are the most 
adversely impacted by current housing market and older or 
retired and in-migrating households the least impacting. 
 
Housing policy priorities 
 
Resident respondents were asked what priority they would 
place on the following possible policies as a means of 
creating affordable housing in Selah. 
 Answered: 816 Skipped: 3 

 Weight 
Exempt property taxes – for multifamily projects that 
include affordable housing components within 
designated areas of Selah for up to 8, 12, or 20 years in 
accordance with Washington State affordable housing 
policies and legislation. 

2.92 

Waive or reduce taxes – water, sewer connection fees 
for infill affordable housing developments. 

3.43 

Encourage innovative housing products – possibly 
including single room occupancy (SRO) units, small 
efficiency dwelling units (SEDU), cottage housing, 
cluster housing, live/work, and mixed-use structures in 
appropriate areas of Selah all with universal design 
(UD) features. 

2.73 

Encourage innovative housing construction methods 
– possibly including pre-manufactured, modular, and 
container methods. 

3.00 

Adopt low impact, smart, and green development 
guidelines – for solar energy, passive heating, 
increased insulation, energy efficient appliances, 
stormwater treatment, pervious pavement, recycled 
materials, and other innovations that may increase 
initial construction costs but reduce long-term 
operating and utility costs. 

2.28 

Allow innovative land ownership options – including 
land trusts where a nonprofit organization owns and 
leases the land at a low leas rate to a qualified 
affordable household who buys the house and agrees 
that when they eventually sell the house it will be at a 
reduced cost to allow purchase by another qualified 
affordable household. 

3.07 

Adopt non-cash housing incentives – possibly 
allowing additional height, reduced parking ratios, or 
increased lot coverage for housing projects that 
provide a minimum number of affordable housing 
units. 

2.14 

Adopt cash-offset housing incentives – possibly 
including reduced building permit fees, utility 
connection charges, parks and traffic impact fees for 
housing projects that provide a minimum number of 
affordable housing units. 

2.63 

Initiate a housing renovation loan program – where 
the eligible house is rehabilitated, and the loan is 

4.00 
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deferred for payment until the house is sold. 
Voter-approve a 7-year special property tax levy – to 
provide funds to finance the development of a mixed-
use, mixed-income demonstration project for 
innovative housing products and methods in the city. 

2.06 

Establish an affordable housing coalition – of public, 
nonprofit, and for-profit representatives to monitor 
housing conditions in Selah and advise public officials 
on action that can be take over time to resolve quality 
and affordably concerns.  

2.28 

 
Policy implications  
§ Respondents gave the highest priority to initiation of a 
housing renovation loan program and the least priority to a 7-
year property tax levy, use of non-cash incentives, an affordable 
housing coalition, and adoption of low impact development 
guidelines. 
 
Detailed comments were given by 196 or 24% of the 
respondents and are provided in the appendices. 
Answered: 196 Skipped: 623 
 
Resident respondents were asked if they would like to be 
included in a lottery drawing. 
Answered: 748 Skipped: 71 
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OFM	Housing	Needs	Assessment
In	2021,	the	Washington	Legislature	changed	the	way	communities	
are	required	to	plan	for	housing.	House	Bill	1220	(HB	1220)	amended	
the	Growth	Management	Act	(GMA)	to	instruct	local	governments	to	
“plan	for	and	accommodate	housing	affordable	to	all	economic	
segments	of	the	population	of	the	state.”	

It	also	includes	new	requirements	for	comprehensive	plan	housing	
elements.	These	requirements	include	an	inventory	and	analysis	of	
existing	and	projected	housing	needs,	including	“units	for	moderate,	
low,	very	low,	and	extremely	low-income	households”	as	well	as	
“emergency	housing,	emergency	shelters,	and	permanent	supportive	
housing.”

Income	segment %	of	Area	Median	Income	(AMI)

Extremely	low-income	(Selah	Square	Apts) 0-30%	of	AMI

Very	low-income	(Brightenwood Apts) >30-50%	of	AMI

Low-income	(Selah	Park	Village	&	Apts) >50-80%	of	AMI

Moderate	income >80-120%	of	AMI
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Special	housing	type Definition

Permanent	Supportive	
Housing	(PSH)
Selah	Square	Apartments	
(Mental	Illness)
Sundown	Ranch	&	M	Ranch	
(Addictions)

Subsidized,	leased	housing	with	no	limit	on	length	of	stay	that	
prioritizes	people	who	need	comprehensive	support	services	to	retain	
tenancy	and	utilizes	admissions	practices	designed	to	use	lower	
barriers	to	entry	than	would	be	typical	for	other	subsidized	or	
unsubsidized	rental	housing,	especially	related	to	rental	history,	
criminal	history,	and	personal	behaviors.	Permanent	supportive	
housing	is	paired	with	on-site	or	off-site	voluntary	services	designed	to	
support	a	person	living	with	a	complex	and	disabling	behavioral	health	
or	physical	health	condition	who	was	experiencing	homelessness	or	
was	at	imminent	risk	of	homelessness	prior	to	moving	into	housing	to	
retain	their	housing	and	be	a	successful	tenant	in	a	housing	
arrangement,	improve	the	resident's	health	status,	and	connect	the	
resident	of	the	housing	with	community-based	health	care,	treatment	
or	employment	services.

Emergency	Housing Temporary	indoor	accommodations	for	individuals	or	families	who	are	
homeless or	at	imminent	risk	of	becoming	homeless	that	is	intended	to	
address	the	basic	health,	food,	clothing	and	personal	hygiene	needs	of	
individuals	or	families.	Emergency	housing	may	or	may	not	require	
occupants	to	enter	into	a	lease	or	an	occupancy	agreement.

Emergency	Shelters A	facility	that	provides	a	temporary	shelter	for	individuals	or	families	
who	are	currently	homeless.	Emergency	shelter	may	not	require	
occupants	to	enter	into	a	lease	or	an	occupancy	agreement.	Emergency	
shelter	facilities	may	include	day	and	warming	centers	that	do	not	
provide	overnight	accommodations.
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Methodology Definition

Method	A	–
Accommodating	
needs	through	new	
production	only

•	All	countywide	housing	needs	are	accommodated	through	new	housing	
production.
•	The	total	new	units	allocated	to	each	jurisdiction	is	limited	to	their	target	
share	of	countywide	growth.
•	All	jurisdictions	are	allocated	the	same	percentage	shares	of	their	net	new	
housing	growth	target	by	income	level,	including	units	for	moderate,	low,	very	
low	and	extremely	low-income	households.
•	Countywide	PSH	and	emergency	housing	needs	are	allocated	in	proportion	to	
the	jurisdiction’s	target	share	of	countywide	growth.

Method	B	– Fair	
share	allocation

•	All	jurisdictions	are	collectively	responsible	for	addressing	countywide	
housing	needs.	Therefore,	by	the	end	of	the	planning	period,	each	jurisdiction	
should	be	planning	to	provide	the	same	percentage	share	of	their	total	housing	
supply	at	each	income	level	as	needed	countywide.
•	Allocations	of	need	by	income	level	are	based	on	the	estimated	2020	housing	
supply	by	affordability	level.	Jurisdictions	that	provide	less	affordable	housing	
in	2020	are	allocated	a	greater	share	of	affordable	housing	needs.
•	Allocations	of	special	housing	needs	are	proportional	to	each	jurisdiction’s	
share	of	2020	population.
•	Allocations	do	not	assume	that	all	net	new	countywide	housing	needs	will	be	
met	through	new	housing	production.	Instead,	some	jurisdictions	would	need	
to	look	at	other	strategies	such	as	vouchers	or	purchase	of	existing	housing	to	
make	it	affordable	to	lower-income	households.
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Yakima County 2045

Affordability Level (% of 
AMI)

Permanent 
housing 
supply 2020

2020 
distribution

2045 future 
housing 
needed

Net new 
housing 
needed 2020-
2045

0-30% 
0-30% (not PSH) 4,351 5% 7,971 3,620
PSH 228 4,419 4,191
>30-50% 20,264 23% 25,299 5,035
>50-80% 33,325 37% 35,681 2,356
>80-100% 10,917 12% 12,312 1,395
>100-120% 7,070 8% 7,983 913
>120%+ 13,270 15% 17,317 4,047
Total 89,425 100% 110,982 21,557
Emergency housing needs 
temporary 572 1,896 1,324

Selah 2045 Method A - new housing only 3.0%

Affordability Level (% of 
AMI)

Permanent 
housing 
supply 2020

2020 
distribution

2045 future 
housing 
needed = 
3,849-
3072=777 
units* 
allocated by 
Selah %

2045 future 
housing 
needed = 
3,849-
3072=777 
units* 
allocated by 
County %

0-30% 
0-30% (not PSH) 92 3% 23 39
PSH
>30-50% 330 11% 85 179
>50-80% 1,065 35% 272 287
>80-100% 458 15% 117 93
>100-120% 453 15% 117 62
>120%+ 674 22% 171 117
Total 3,072 101% 785 777
Emergency housing needs 
temporary 0 40 40

* 9,468 2045 population projection divided by 2.46 persons/household in 2020.
Allocation by income level based on Yakima County distribution.
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Yakima County 2045

Affordability Level (% of 
AMI)

Permanent 
housing 
supply 2020

2020 
distribution

2045 future 
housing 
needed

Net new 
housing 
needed 2020-
2045

0-30% 
0-30% (not PSH) 4,351 5% 7,971 3,620
PSH 228 4,419 4,191
>30-50% 20,264 23% 25,299 5,035
>50-80% 33,325 37% 35,681 2,356
>80-100% 10,917 12% 12,312 1,395
>100-120% 7,070 8% 7,983 913
>120%+ 13,270 15% 17,317 4,047
Total 89,425 100% 110,982 21,557
Emergency housing needs 
temporary 572 1,896 1,324

Selah 2045 Method A - new housing only 3.0%

Affordability Level (% of 
AMI)

Permanent 
housing 
supply 2020

2020 
distribution

2045 future 
housing 
needed = 
3,849-
3072=777 
units* 
allocated by 
Selah %

2045 future 
housing 
needed = 
3,849-
3072=777 
units* 
allocated by 
County %

0-30% 
0-30% (not PSH) 92 3% 23 39
PSH
>30-50% 330 11% 85 179
>50-80% 1,065 35% 272 287
>80-100% 458 15% 117 93
>100-120% 453 15% 117 62
>120%+ 674 22% 171 117
Total 3,072 101% 785 777
Emergency housing needs 
temporary 0 40 40

* 9,468 2045 population projection divided by 2.46 persons/household in 2020.
Allocation by income level based on Yakima County distribution.
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Selah 2045 Method B - all County housing allocation % county households 3.0%

Affordability 
Level (% of 
AMI)

Yakima 
County 
baseline 
units 2020

Yakima 
County net 
new housing 
need 2020-
2045

Yakima 
County total 
housing 
need in 
2045

Yakima 
County 
percent of 
total 
housing 
need in 
2045

Selah - total 
housing 
needs 2045 
allocated by 
County %

Selah 
baseline 
units 2020

Selah net 
new units 
needed 2020-
2045

0-30% 
0-30% (not PSH) 4,351 3,620 7,971 7% 192 92 100
PSH 228 4,191 4,419 4%
>30-50% 20,264 5,035 25,299 23% 885 330 555
>50-80% 33,325 2,356 35,681 32% 1,424 1,065 359
>80-100% 10,917 1,395 12,312 11% 462 458 4
>100-120% 7,070 913 7,983 7% 308 453 (145)
>120%+ 13,270 4,047 17,317 16% 577 674 (97)
Total 89,425 21,557 110,982 100% 3,849 3,072 777
Emergency 
housing 40



43

39 

179 

287 

93 

62 

117 

0 50 100 150 200 250 300 350

0-30% (not PSH)

>30-50%

>50-80%

>80-100%

>100-120%

>120%+

Selah 2045 net housing need method A - new housing

100

555 

359 

4 

(145)

(97)

-200 -100 0 100 200 300 400 500 600

0-30% (not PSH)

>30-50%

>50-80%

>80-100%

>100-120%

>120%+

Selah 2045 net new housing need method B county allocation  



44

324 

1430 

279 

265 

620 

0 200 400 600 800 1000 1200 1400 1600

Elderly family (2 persons with either or both age
62+)

Small family (2 persons with neither age 62+, 3 or 4
persons)

Large family (5 or more persons)

Elderly non-family

Other non-family

ACS 2015-2019 CHAS

Selah household types

Selah	household	types

US	Housing	&	Urban	Development	(HUD)	Comprehensive	Housing	Affordability	Statistics	(CHAS)



45

45 

430 

35 

35 

145 

0 50 100 150 200 250 300 350 400 450 500

Elderly family (2 persons with either or both age
62+)

Small family (2 persons with neither age 62+, 3 or 4
persons)

Large family (5 or more persons)

Elderly non-family

Other non-family

ACS 2015-2019 CHAS

Selah households 30-80% HAMFI paying 30-50%



46

45 

130 

0 

25 

75 

0 20 40 60 80 100 120 140

Elderly family (2 persons with either or both age
62+)

Small family (2 persons with neither age 62+, 3 or 4
persons)

Large family (5 or more persons)

Elderly non-family

Other non-family

ACS 2015-2019 CHAS

Selah households 30-80% HAMFI paying more than 50%



47

1709 

324 

885 

0 200 400 600 800 1000 1200 1400 1600 1800

Single-family

MMH - ADU, Cottage, etc.

SEDU/EDU

ACS 2015-2019 CHAS

Selah requirements all households by house types



48

465 

45 

180 

0 50 100 150 200 250 300 350 400 450 500

Single-family

MMH - ADU, Cottage, etc.

SEDU/EDU

ACS 2015-2019 CHAS

Selah housing type needs for 30-80% HAMFI paying 30-50%



49

130 

45 

100 

0 20 40 60 80 100 120 140

Single-family

MMH - ADU, Cottage, etc.

SEDU/EDU

ACS 2015-2019 CHAS

Selah housing type needs for 30-80% HAMFI paying 50%+



50

 
  

50 feet 

315 feet 

4
6

0
 f

ee
t 

Mixed MMH - 8 single story single-family 1,000 sq ft each, 12 single 
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Cistern 

Single-family 

Duplex 

Rowhouse 

Prototypes
Mixed	MMH	– 8	single	story	single-family	
1,000	square	foot	each,	12	single	story	
duplex	800	square	foot	each,	and	10	single	
story	rowhouse	800	square	foot	each	=	30	
total	units	on	3.3	acres	=	9.1	du/acre
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One	story	studios– 18	single	story	rowhouse	
800	square	feet	each	and	13	single	story	
rowhouse	640	square	foot	each	=	31	total	
units	on	3.2	acres	=	9.7	du/acre
Two story studios = 62 units on 3.2 acres =
19.4 du/acre



Local	authorized	housing	funds	- annual
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Authorized measures Amount authorized per year Selah annual revenue

HB 1590 Housing Sales 
Tax – RCW 82.14.530

0.1% Local Housing Sales Tax of 
$1,912,996 in 2022 at 8.3%

$23,048

REET 2 Housing 
Authorization – RCW 
82.46.035

0.25% of real estate sales of 
$142,265 in 2022

$142,265

Affordable Housing 
Property Tax Levy  - RCW 
84.52.105

$0.50/$1,000 of assessed 
property value of $857,834,436 
in 2021

$428,917

Total $594,230



Town	incentives
Connecting	Housing	to	Infrastructure	Program	(CHIP)
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The CHIP program helps affordable housing projects connect to water, 
sewer and stormwater infrastructure by paying for waived connection 
fees, the infrastructure to connect to regional water, sewer, or 
stormwater systems, or for on-site stormwater facilities.
Grant requirements: 
•Applicants must be in partnership with an affordable housing project.
•The city or county must have imposed a sales and use tax for 
affordable housing.
•The new housing development must include at least 25% affordable 
units, which must have a strong probability of serving the target group 
for at least 25 years.
•The affordable housing development must begin construction within 
24 months of the grant award.
•Federal funds must be under contract by December 2024 and 
expended by December 2026. Projects funded with state resources 
must be completed by June 2025 pending legislative re-appropriations.



REET	2	for	Affordable	Housing	and	Homelessness
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New legislation in 2019 expanded the use of revenues for homeless 
housing to also include affordable housing (RCW 82.46.035(6)). Until 
January 1, 2026, any city may now use up to $100,000 or 25% of its 
available REET 2 funds – whichever is greater, but not to exceed $1 
million – for affordable housing projects and the planning, acquisition, 
construction, reconstruction, repair, replacement, rehabilitation, or 
improvement of facilities for those experiencing homelessness, as long 
as such projects are listed in the capital facilities plan. (These dollar 
limits do not apply to any city that used REET 2 revenue for homeless 
housing prior to June 30, 2019.)

To use REET 2 for affordable housing and homelessness, the city must 
document in its capital facilities plan that it has funds during the next 
two years for capital projects in subsection (5)(a) of the section – which 
is to say, all REET 2-eligible capital projects except park projects (which 
are listed in subsection (5)(b)). 

https://app.leg.wa.gov/rcw/default.aspx?cite=82.46.035


Land	Acquisition	Program	(LAP)
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§ LAP provides an affordable loan to buy land for the eventual construction 
of affordable housing. It can also be used to acquire land for facilities that 
provide supportive services to affordable-housing residents and local low-
income households. 

§ Eligibility - local governments, local housing authorities, nonprofit 
community or neighborhood-based organizations, federally recognized 
Indian tribes in the state of Washington, and regional or statewide 
nonprofit housing assistance organizations.

§ Requirements - housing limited to residents at or below 80% of the area 
median income (AMI), 35-year affordability use restriction

§ Terms - 1% interest rate with an estimated 1% loan fee and a maximum. 
Interest and principal payments may be deferred for the life of the loan.

§ LAP loans can be in any amount; however, LAP is not intended to cover 
100% of site acquisition costs. Consideration will be given to applications 
that propose leveraging LAP funds with other financing sources.



Multifamily	Housing	Tax	Exemption	(MFTE)
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§ MFTE (Multifamily Housing Tax Exemption) programs are property tax 
waiver programs enacted by cities and counties to support local housing 
goals. Under Chapter 84.14 RCW, local governments can give exemptions 
for new construction, conversion, and rehabilitation of multifamily 
residential improvements with at least 4 units.

§ Under these exemptions, a property owner does not have to pay property 
taxes on the residential improvements for a given number of years. The 
property owner still pays tax on the land and on non-residential 
improvements like the commercial portion of a mixed-use building.

§ 8-year MFTE program - there are no requirements for affordable housing, 
although some cities provide their own requirements. Many communities 
use this to promote market-rate housing construction in neighborhoods 
where new housing investment is needed.

§ 12-year MFTE program - must set aside at least 20% of housing units for 
low- and moderate-income households. Under the statute, household 
income is based on Area Median Income (AMI), with households with 
incomes at 80% of AMI or less considered “low income”, and households at 
115% of AMI or lower “moderate income”. 
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§ 20-year MFTE program - requires that 25% of units be sold as 
permanent affordable housing for households at 80% AMI or below, with 
a nonprofit or government agency sponsoring the sale and restrictions in 
place for resale to ensure long-term affordability. This is a new option 
implemented in 2021 and is intended to be used to encourage affordable 
housing homeownership. There is an option for permanent affordable 
rentals (20% of units for 99 years at 80% AMI or less) but a deadline for 
passing this program restricts new programs.

§ Note that communities can also choose to impose higher affordability 
requirements and include other requirements for MFTE projects as well.

Considerations
• MFTEs can result in either a loss of tax revenue to the community, or a 

tax shift where other property owners will pay more in taxes.
• MFTE programs require staff time to conduct regular monitoring, 

oversight, and reporting.
• Regular updates can be necessary to make sure the program provides a 

sufficient incentive to maximize public benefits.



Manufactured/Mobile	Home	Relocation	Assistance	Program
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§ The Manufactured/Mobile Home Relocation Assistance Program 
(Relocation Assistance Program) provides cash assistance up to $11,000 
for a single-section home or up to $17,000 for a multi-section home 
(including single-sections with additional, built living space). Cash 
assistance is provided in two payments:

1.when a household is determined eligible; and
2.when a household either signs over the home’s title to the community 

owner or upon removal of their home from the community.
§ Both options must happen within 90 days of the eligible household 

receiving their first payment. Community owners may seek 
reimbursement from the Relocation Assistance Program for allowable 
demolition and disposal costs associated with eligible households. 
Community owners may request up to $5,500 for a single-section home 
and up to $8,500 for a multi-section home (including single-sections with 
additional, built living space).
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§ The Washington State Housing Finance Commission, in partnership 
with ROC Northwest and ROC USA, offers financial tools and expert 
guidance for manufactured-housing (“mobile-home”) communities to 
become self-owned cooperatives. The program helps residents 
of communities across Washington state to join together and buy the 
land under their homes. 

§ Residents not only gain ownership and management of the community, 
but also capital for improvements and ongoing maintenance. 

http://www.rocnorthwest.com/
https://rocusa.org/
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Draft	- Implementation	tasks

Housing Action Plan 1 

 

Appendix G: Selah Housing Action Plan (HAP) implementation tasks 
 
 Action Participants Performance Priority 

 Development regulations    

1 Void ADU requirements for owner-occupancy and minimum sizes City Planner/Council # units developed  

2 Allow cottage, bungalow court, courtyard bldg. in R-2, R-3, PD City Planner/Council # units developed  

3 Allow transitional or permanent supportive housing and emergency 
shelters and housing in B-1, B-2  

City Planner/Council # units developed  

4 Reduce minimum lot sizes in R-2, R-3 to allow MMH types City Planner/Council # units developed  

5 Increase allowable density and/or reduce minimum required lot size 
in R-2, R-3, PD 

City Planner/Council # units developed  

6 Allow lot splitting in R-2, R-3, and PD to increase density and 
innovation  

City Planner/Council # units developed  

7 Retain height limit at 2.5-3.0 stories in R-1, R-2, R-3 City Planner/Council # units developed  

8 Reduce parking requirements for ADU, SEDU, and EDU City Planner/Council # units developed  

9 Add clustering option to consolidate open space in configurations 
that are more accessible, aesthetic, and usable 

City Planner/Council # units developed  

10 Do not adopt minimum dwelling unit size requirements other than in 
R-1 

City Planner/Council # units developed  

11 Limit design review to historical downtown commercial uses City Planner/Council # units developed  

12 Delete SEPA for housing developments if conform with 
Comprehensive Plan 

City Planner/Council # units developed  

 Programs    

13 Provide Section 8 Vouchers paid to landlords for renting households 
making less than 50% of the Area Median Income (AMI) in Selah 

Yakima Housing Authority # Section 8 vouchers 
issued 

 

14 Provide Mainstream Vouchers in Selah for non-elderly households 
with a disability 

Yakima Housing Authority #Mainstream vouchers 
issued 

 

15 Provide Tenant Based Rental Assistance (TBRA) vouchers for 
individuals making less than 30% of AMI homeless or at-risk of 
homelessness 

Yakima Housing Authority # TBRA vouchers issued  

16 Initiate repair and renovation program for older housing stock with 
elderly occupants to prevent deterioration and retain market usable 

City Planner/Council # units renovated   

 Projects    

17 Acquire a strategic housing site with mixed-income and mixed 
housing type potential if residents to be below 80% AMI with 35-year 

City Planner/Council Site acquired  
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affordability use restriction or use of a land trust for permanent 
affordability using Land Acquisition Program (LAP) 

18 Extend water, sewer, and stormwater services to strategic housing site 
if 25% of units affordable using Connecting Housing to Infrastructure 
Program (CHIP) 

City Planner/Council Infrastructure provided  

19 Initiate RFP with criteria, qualifications, proposal, jury selection, 
performance requirements for acquired strategic housing site 

City Planner/Council Proposal selected and 
warranted 

 

 Incentives    

20 Reduce or waive building fees, utility connections, and other charges 
for affordable housing units 

City Planner/Council % of cost reduced  

21 Approve a Multifamily Housing Tax Exemption (MFTE) for 8 years if 
10-15% of units are affordable, or 12 years if 20% of the units are 
affordable, or 20 years if 25% of the units are affordable for 
households at 80% AMI or below 

City Planner/Council # units approved for 
MFTE 

 

 Finance    

22 Adopt HB 1590 0.1% Local Housing Sales Tax per RCW 82.14.530 to 
generate $23,048 per year dedicated to affordable housing projects 
and programs 

City Planner/Council HB 1590 adopted  

23 Adopt REET 2 Housing Authorization per RCE 82.46.035 to collect 
0.25% of real estate sales to generate $142,265 per year dedicated to 
affordable housing projects and programs 

City Planner/Council REET adopted  

24 Adopt Affordable Housing Tax Levy per RCW 84.52.105 to collect up 
to $0.50 per $1,000 assessed value and generate $428,917 per year 
dedicated to affordable housing projects and programs 

City Planner/Council Tax levy adopted  

 
 
 
 
  



Questions?
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City of Selah 

City Council Meeting Minutes 
July 25, 2023 
Regular Meeting 

I) Call to Order: Mayor Raymond called the meeting to order at 5:30 pm.

2) Roll Call

A. Members Present: Elizabeth Marquis, Roger Bell, Michael Costello, Russell 
Carlson, Kevin Wickenhagen, Clifford Peterson

B. Staff Present: Joe Henne, City Administrator; Rob Case, City Attorney; Daniel 
Christman, Police Chief; James Lange, Fire Chief; Rocky Wallace, Public Works 
Director; Dale Novobielski, City Clerk/Treasurer; Jeff Peters, Community 
Development Supervisor; Zack Schab, Recreation Director, and Treesa Morales, 
Human Resources Director.

3) Registering in record of Councilmember absence(s) as excused absence(s), per SMC 

1.06.070

Councilmember Carlson moved to excuse Councilmember Iverson from the meeting. 
Councilmember Wickenhagen seconded. By voice vote, motion carries. 

4) Pledge of Allegiance

5) Invocation with President Bennett Packard, from the Church of Jesus Christ of

Latter-Day Saints

6) Announcement of changes, if any, from previously-published agenda: None

7) Getting to know local businesses, agencies and/or people

Representative Chris Corry, WA State Representative 14 th District approached the podium and 
gave quick introduction and update on the recent 2023 session and asked Council if there were 
any questions. 

Council member Bell asked if there was any hope for a resolution at the state level for building 
affordable housing when local municipalities cannot force a contractor to build something 
specific? Mr. Corry replied he hopes there will be, but with the rezoning laws and the fact that 
the state made it more expensive to build, the best way to do so is to remove the barriers. Mr. 
Corry said one of the ways to overcome this issue to provide tax incentives for builders, remove 
restrictive zoning, reduce the cost of materials and make it easier to for buyers. 

Councilmember Wickenhagen asked for Mr. Corry's thoughts on rules that allow schools to keep 
secrets from parents regarding their children. Mr. Corry referenced HB 160 I regarding the 
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