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Overview

ÅLittle Picture can lose sight of the Big 

Picture

ÅLittle Picture/ Big Picture paradox

ÅThe Challenge: staying aligned so 

that our small contributions can 

create a bigger, better whole



Agenda

ÅSusan Drummond: Using SEPA as a 

project enabler

ÅA-P Hurd: SEPA analysis: how can 

òplanned actionó analysis support 
GMA ?

ÅChuck Wolfe: Overcoming barriers 

and maintaining alignment when 

more than one agency and other 

stakeholders are at the table



RETHINKING SEPA 

ARE YOU USING IT OFFENSIVELY OR 

DEFENSIVELY?



Sun Tsu, Military Strategist

500 BC

In war the victorious strategist only 

seeks battle after the victory has been 

won, whereas he who is destined to 

defeat first fights and afterwards 

looks for victory.



RCW 43.21C.020(1) -

PURPOSE

(a) Foster and promote the general welfare; 

(b) Create and maintain conditions under which 

human beings and nature can exist in 

productive harmony; and 

(c) Fulfill the social, economic, and other 

requirements of present and future generations 

of Washington citizens.



Energy Overlay Zone

Old Idea/New Approach



Davidson Serles & Associates v. 
City of Kirkland,

159 Wn. App. 616 (2011)



RCW 43.21C.031 v. 

RCW 43.21C.420



Other Options for the Creative 

Strategist



NEPA/SEPAõs Original Intent

ÅPredates GMA

ÅFramework for analysis: 

ðGood in concept

ðTradition of analysis rooted in pastoral 

ideal



SEPA as an Appeal Tool

ÅDisproportionate ability for one 

project opponent to appeal

ÅExample of Kirkland Parkplace

ÅResult: 

ðHarder to do infill projects than 

greenfield

ðHard to evolve SEPA analysis for fear of 

appeals

ðParadoxically, SEPA can work against
GMA



What do you get?



But, there is room to be more 

clever about thisé.



How Can We be Smarter?

ÅChange the methodology to reflect the 

science: e.g. CO2 emissions

ÅDraw the system boundary in an 

appropriate place: e.g. regional 

transportation

ÅUse all the tools in our kit to mitigate: 

e.g. transit

ÅThink about the Success:Damage

ratio



Doing a òGut Checkó

ÅAnalogy to Engineering

ÅAsk: 

ð òDoes this really make sense?ó

ð òIs the EIS really reflecting the NET 

BALANCE of positive and negative 

impacts?ó

ð Are we òthinking out of the boxó about 

mitigations? Do the proposed 

mitigations really support the kind of 

cities and development we want?



Remember First Principles!



Making the Big Picture Work:  

Five Rules for Alignment 

ÅDetermine first principles

ÅConsider the role of politics and 

market

ÅAnalyze stakeholders, legal 

jurisdictions and roles

ÅDetermine the process:  contention or 

consensus?

ÅRealize an innovative collaboration



Quality Growth Alliance Partner 

University of Washington College of the Built 

Environments, Runstad Center for Real Estate 

Studies 

Policy Example:  TOD

Report and Annotated Bibliography:

From Barriers to Solutions and Best 
Practices:  Urban Centers and TOD in 

Washington



The Top Ten

ÅAccommodate Pedestrians

ÅImprove Access from Transit to Jobs 
and Residences

ÅMove from Node to Place

ÅResolve Fiscal Challenges and 
Barriers

ÅDepoliticize Transit Service



The Top Ten, contõd

ÅIntegrate Views Among Actors

ÅEnhance Leadership and Vision

ÅEnhance Transportation Demand 
Management and Related Tools

ÅImplement Proactive Zoning and Land 
Use Regulations

ÅAcknowledge Political Opposition to 
Growth and Density  Imposition



Conclusion

òDemonstrable implementation of the 
principles offered in this report will 
require an integrated approach and 
increased cooperation among actors in 
meeting stated regional objectives. Too 
often, ideas directed at solving growth 
related problems are focused on singular 
approaches rather than a holistic 
approaché Successful creation ofé 
TODõs results from the intelligent 
linkage of complementary policies with 
the co-development of transit services.ó  



The òBarriers Reportó 

See :

www.qualitygrowthalliance.org
www.reuw.washington.edu

www.crwolfelaw.com

http://www.qualitygrowthalliance.org
http://www.qualitygrowthalliance.org/


Policy Example: Brownfields



The Stakeholders

Banker Developer

Municipality Regulator

Nonprofits

Insurer



ÅAt 20 years of GMA, issues evolved

ÅDensity and changing neighborhood 

Character

ÅDevelopable land l imitations:  Critical 

Areas, Brownfields

ÅDe-emphasis on classic use separation 

and parking and automobile

The Literal and Figurative 

Drivers



ÅRational land assembly and regulatory 

compliance while assuring feasibility

ÅImplementation of infill redevelopment 

costs more!

ÅBlending of old and new

ÅAddressing neighborhood character 

ÅPublic sector -mandated regulatory 

consistency, resource and human health 

protection

The Redevelopment Challenge:  

Balancing the Marketplace, 

Affordability and Quality of Life



Sample Implementation Issues

ÅPlan/regulatory amendments to avoid 
òEuclideanó tradition

ÅDevelopment regulations/SEPA may 
mandate view preservation

ÅImpacts on historic buildings

ÅCost effective compliance with building, 
seismic and fire codes; ògreenó building 
considerations

ÅManagement of impacts on neighbors: 
regulatory/public perception standpoints



Understanding Development 

ÅUrban expectations of project 
panaceae:  Affordable housing and 
transportation

ÅResolution within pro forma

ÅBalancing funds between 
housing/transportation and 
design/constructability decisions on 
complex sites

ÅConstrained sites/demolition

ÅQuality of materials



Policy Dilemma

òMarketplaceó and 

permitting drivers

vs.

òPermanence to the 

maximum degree 

practicableó


