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START HERE

Ridge or Valley? The short answer
Snoqualmie is really two places with one name. Snoqualmie Ridge is a master-planned

community on a plateau, built starting in the late 1990s. Historic downtown Snoqualmie sits

below it on the valley floor beside the Snoqualmie River. They're a short drive apart, but they

feel different, sell differently, and carry very different flood risk.

QUICK ANSWER

Choose Snoqualmie Ridge if you want newer homes, sidewalks and trails, very low flood exposure,
and quick access to I-90, and you're comfortable with HOA rules. Choose the valley floor (historic
downtown Snoqualmie) if you want an older, walkable town with more character and often a lower
entry price, and you're prepared to check the exact flood zone and price flood insurance before you
make an offer.

At a glance: Snoqualmie Ridge vs. the valley floor

Snoqualmie Ridge Valley floor: historic downtown Snoqualmie

Setting Master-planned plateau community; close
to 4,000 homes, mostly built since 1998 1,2

Railroad and timber town incorporated in 1903,
beside the river 1

Flood risk Minor: under 1% of properties at risk of
severe flooding over 30 years3

Most of downtown is in the Snoqualmie River
floodplain 4

Flood insurance Usually optional Required by federally backed lenders in FEMA
high-risk zones; cost varies by home

HOA Master association (ROA), plus a sub-
association for many homes2,6

Older homes typically have no HOA

Walkability Sidewalks, 20+ miles of trails, a small retail
center; most errands by car2,7

Walkable in the traditional sense: depot, river,
and Railroad Avenue restaurants close together

Schools Same school district and same high school. Elementary and middle schools depend on the
address.32

Home prices Median $1.31M (3 months through Aug.
2026)3

Recent sales about $630K–$1.2M (Jun.–Sep.
2026)35
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01 · THE LAY OF THE LAND

What's the difference between Snoqualmie Ridge
and the Snoqualmie Valley?

QUICK ANSWER

The difference is elevation, age, and planning. Snoqualmie Ridge is a master-planned neighborhood
on a plateau several hundred feet above the river, developed from the late 1990s on. The valley floor
is the original town of Snoqualmie, built beside the river in the late 1800s around the railroad and
timber industries. Both are in the same city and the same school district. 1

268 ft
Snoqualmie Falls, taller
than Niagara 39

1.5M+
visitors to the Falls every
year 39

14,121
Snoqualmie residents at
the 2020 census1

28 mi
east of Seattle on I-90 1

Snoqualmie sits in the Cascade foothills, with North Bend to the east, Fall City to the west, and Issaquah
about 15 minutes away off-peak. With about 14,000 residents, it feels much smaller than the big Eastside
cities. Snoqualmie Falls splits the river into an upper and lower valley, and that geography shapes almost
every housing conversation here.

A tip from the video: when someone quotes you "a Snoqualmie price," ask which part of town produced it.
Ridge and valley-floor homes are two different markets, and public data sources often mix them.
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Snoqualmie Ridge
Plateau, above the river floodplain

Valley floor · downtown Snoqualmie
Shaded band = mapped 100-year floodplain

Snoqualmie River

Elevated home

Schematic, not to scale

Why the valley floor floods: the river's forks join just upstream of town, and downstream the river is squeezed through a narrow
opening before going over Snoqualmie Falls. During heavy rain and snowmelt, water backs up onto the flat valley floor, and Kimball

Creek backs up through town as well.4

THE  RI D GE

Snoqualmie Ridge at a glance

Annexed by the city in the mid-1990s
(Ridge I: about 2,250 homes) and in 2004
(Ridge II: about 1,850 homes) 1

Close to 4,000 homes, more than 20 miles
of trails, parks, and protected wetlands2

A small town-center retail area, a business
park, and Snoqualmie Valley Hospital 1

The Club at Snoqualmie Ridge, a private
Jack Nicklaus-designed golf club (formerly
TPC Snoqualmie Ridge)40

Newer, more consistent housing: single-
family homes, townhomes, and condos7

THE  VA LLE Y  FLOOR

Historic downtown at a glance

Grew from timber, hop farming, the
railroad, and the Falls' hydroelectric plant;
incorporated in 19031

Railroad Avenue restaurants, the historic
depot, and the Northwest Railway
Museum's excursion trains 1

Homes from the early and mid-1900s
mixed with infill and renovations

Most of downtown lies in the mapped
floodplain, and many homes have been
elevated4,20

02 · FLOODING

Does Snoqualmie flood? Flood risk on the Ridge
vs. the valley floor

QUICK ANSWER

The valley floor does, and the Ridge generally doesn't. The City of Snoqualmie says most of
downtown lies in the Snoqualmie River floodplain and is subject to occasional flooding. First Street
rates Snoqualmie Ridge's flood risk as "Minor," with under 1% of properties at risk of severe flooding
over 30 years.3,4
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<1%
of Ridge properties at risk
of severe flooding over 30
years3

Most
of downtown Snoqualmie
lies in the river floodplain4

1 in 4
chance of a flood over a
30-year mortgage in FEMA
high-risk areas42

3
major floods: 1990, 2009,
and Dec. 20254,10

How big floods have played out

November 1990 is the worst flood in the city's known history, estimated as a 50- to 70-year event.
January 2009 was the next major flood.4

December 2025 was the largest flood in the valley since 2009. King County's Snoqualmie flood warning
reached Phase 4 for the first time since 2019. On December 10, the river spilled onto SE River Street in
downtown Snoqualmie, and floodwater filled the downtown North Bend Park & Ride. Downriver at
Carnation, the river peaked at 60.76 feet with a flow near 90,000 cubic feet per second. 10,11 The river
reached moderate flood levels again in March 2026. 12

Why the valley floor floods

Heavy fall and winter rain combined with mountain snowmelt sends water down steep valleys and onto the
flat valley floor, where the original town was built. Flooding in downtown Snoqualmie comes from the main
stem and South Fork of the Snoqualmie River and from Kimball Creek, which backs up when the river is
high.4 Nearby North Bend floods from five water bodies and also sees groundwater flooding that can last
for weeks.5 Farther downriver, record floods can cut off all road access to Carnation and Duvall. 13

Risk varies by address. Two homes a block apart can sit in different flood zones, and an elevated home
can be far safer than its neighbor. Check the specific address, not the neighborhood.

King County flood warning phases for the upper Snoqualmie River (as published by the City of Snoqualmie)

Phase
River
flow What it means

Phase I 6,000
cfs

Minor lowland flooding. County staff put on alert.

Phase II 12,000
cfs

Moderate lowland flooding. Low roads next to the river, such as Reinig Road
east of the Meadowbrook Bridge, go under water.

Phase III 20,000
cfs

Major flooding. The entire Snoqualmie Valley floods to varying depths.

Phase IV 38,000
cfs

Extreme flooding. Snoqualmie–Fall City Road is overtopped.

Source: City of Snoqualmie Annual Flood Report 2025–2026.4 cfs = cubic feet per second.
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RIDGE RESIDENTS: FLOODING STILL AFFECTS YOU

Even if your home is high and dry, valley flooding can close routes across the valley floor, such as
Snoqualmie–Fall City Road at Phase IV. Snoqualmie Parkway gives the Ridge a direct route to I-90
and SR 18.

03 · INSURANCE

Do you need flood insurance in Snoqualmie, and
what affects the cost?

QUICK ANSWER

If a home is in a FEMA high-risk flood zone and you have a federally backed mortgage, your lender
will require flood insurance. On Snoqualmie Ridge it's usually optional. Standard homeowners
insurance doesn't cover flood, and new policies usually have a 30-day waiting period. The City of
Snoqualmie's flood-management rating gives residents a 25% discount on federal flood
insurance.4,14

FEMA's rule of thumb: over a 30-year mortgage, a home in a high-risk flood area has about a 1 in 4 chance
of flooding at least once.42 That's not a reason to avoid the valley floor. It's a reason to know exactly which
zone an address is in and to price the insurance before you fall in love with the house.

Flood insurance discounts (FEMA Community Rating System)

FEMA's Community Rating System (CRS) grades communities from Class 10 (no discount) to Class 1 (45%
discount) on how well they manage floodplains. Each class step adds a 5% discount on National Flood
Insurance Program (NFIP) premiums. 16

CRS rating and NFIP premium discount by jurisdiction

Where the home is CRS class
NFIP
discount Notes

City of Snoqualmie
(Ridge and
downtown)

Class 5 25% The city runs a home elevation and buyout grant program for
downtown floodplain homes 14

Nearby: City of North
Bend

Class 5-
level

25% Credited to the city's flood management plan 17

Nearby:
unincorporated King
County (e.g., Fall
City)

Class 2 40% First county in the U.S. to reach Class 2. Average savings of
$523 per policy in 2022 15
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What actually drives your premium

Federal flood insurance is priced home by home. The biggest factors are the flood zone, the elevation of
the lowest floor compared with the base flood elevation, distance to the river, foundation type, how much
coverage you buy, and the community discount. Get the property's FEMA flood map determination and,
for any valley-floor home, an Elevation Certificate from a licensed surveyor. The City of Snoqualmie keeps
Elevation Certificates for homes built or elevated since 1988 and will share flood-zone data on request.4

GET A QUOTE BEFORE YOU WRITE AN OFFER

Ask the seller for their current flood policy, premium, Elevation Certificate, and claims history, and
get your own quote early. The city notes that flood damage to belongings in local homes is typically
as large as damage to the structure, so price contents coverage too.4

Timing rules that trip buyers up

30-day waiting period. A new flood policy usually takes 30 days to take effect.4 The wait generally
doesn't apply when the policy is bought as part of a mortgage closing, but confirm this with your
insurance agent.

NFIP reauthorization. Congress must periodically renew the NFIP. It is currently authorized through
December 11, 2026. 18 During past lapses, existing policies stayed in force, a seller's policy could be
transferred to the buyer, and private flood insurance kept working, but no new NFIP policies could be
written. 19

The 50% rule. In the floodplain, if repairs or improvements cost 50% or more of the building's market
value, the whole building must meet current floodplain standards, which usually means elevating it.4

Elevated homes and the home elevation program

Rather than buying out flood-prone homes, Snoqualmie has raised many downtown homes above flood
level, and FEMA calls the city a positive national model. In a FEMA study of 28 elevated Snoqualmie
homes, every one stayed above the November 2006 flood peak, while unelevated homes would have
taken 2 to 8 feet of water.20 The King County Flood Control District can fund up to 90% of an elevation
project, and recent projects have cost about $250,000.21,22 Every federal flood policy also includes up to
$30,000 of Increased Cost of Compliance coverage after a flood, for elevating or floodproofing.22
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04 · HOAS

Does Snoqualmie Ridge have an HOA, and what do
the dues cover?

QUICK ANSWER

Yes. Every Ridge home belongs to the Snoqualmie Ridge Residential Owners Association (ROA), and
many also belong to a neighborhood, townhome, or condo sub-association with separate dues.
Those rules and design standards create the consistent look people pay for, but they also limit what
you can change without approval. Most older downtown homes aren't in an HOA.2,6

How the Ridge's two layers work

The master ROA covers the community-wide items: common-area and park landscaping, entry
monuments, trails, community events, and design standards across close to 4,000 homes.2,23

Sub-associations cover things specific to a neighborhood or building, such as townhome exteriors,
roofs, private streets, or building insurance. That's why dues vary widely between homes that look
similar online.6,24

The golf club is separate. The Club at Snoqualmie Ridge is a private club, and living nearby doesn't
include membership.23,40

Examples of published Ridge dues (verify for any specific home)

Example Dues Source

Highland Vistas
townhomes (Pulte)

Townhome HOA $289/month plus Master
Association $330/year

Pulte community HOA page23

Recent Ridge
townhome and condo
listings

About $458 to $685/month Local brokerage review of listings,
June 202624

Single-family homes Master ROA assessment, plus sub-association dues
where they apply

Request the resale certificate

What to ask for before you buy

The resale certificate for every association the home belongs to. Washington's common-interest
community law (RCW 64.90) governs these disclosures.

Current dues at every level, plus any special assessments that are pending or recent

The latest budget, reserve study, and reserve balance. Low reserves can mean higher dues later.6

Design rules for paint, fences, landscaping, solar, sheds, and additions

Rules on rentals, parking, RVs and boats, pets, and home businesses
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05 · GETTING AROUND TOWN

Is Snoqualmie walkable? The Ridge vs. downtown
QUICK ANSWER

Both are walkable in different ways. The Ridge is built for walking inside the neighborhood, with
sidewalks, more than 20 miles of trails, parks, and a small retail center, but most errands still take a
car. Downtown Snoqualmie is walkable in the traditional sense: the depot, the river, and the Railroad
Avenue restaurants are all close together.2,7,25

THE  RI D GE

Walking and daily life

A walkable shopping area off Snoqualmie
Parkway, with Safeway for groceries7

Snoqualmie Community Park (33 acres),
with fields, courts, a skatepark, and the
city-owned Community Center/YMCA26,27

Sidewalks connect to trails toward
downtown Snoqualmie, North Bend, and
Issaquah25

Snoqualmie Falls is about a two-minute
drive away25

D OW NTOW N

Walking and daily life

Railroad Avenue restaurants and shops, the
historic depot, and the Northwest Railway
Museum 1,25

The river and Snoqualmie Valley Trail are
close by

Summer weekends bring Falls visitors and
traffic on SR 202

For bigger grocery runs and services,
you'll drive up to the Ridge or west to
Issaquah

Local buses and shuttles

Transit exists but is limited. King County Metro Route 208 connects North Bend and Snoqualmie Ridge to
the Issaquah Transit Center, Monday through Saturday.28 Snoqualmie Valley Transportation runs the North
Bend–Snoqualmie Shuttle, which links Snoqualmie Valley Hospital, the Ridge Safeway, the YMCA,
downtown Snoqualmie, and North Bend, plus a Valley Shuttle up and down the valley. Fares are $1.29,30

These work for local trips, but they aren't a realistic way for most people to commute to Bellevue or
Seattle.
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06 · COMMUTES & WORK

How long is the commute from Snoqualmie, and is
there transit?

QUICK ANSWER

Plan on driving. Rough off-peak drive times from Snoqualmie are about 15 minutes to Issaquah, 30 to
Bellevue, 30 to Redmond, and 40 to Seattle, and all of them grow significantly at rush hour,
especially westbound in the morning. There's no rail service in Snoqualmie. If you don't want to
drive, this is the wrong trade. If you work remotely, the math changes.

Approximate off-peak drive times from Snoqualmie (Tribeca NW estimates; rush hour is much longer)

Destination Off-peak drive Notes

Issaquah ~15 min Nearest large shopping and services, and the Route 208 connection

Bellevue ~30 min About 20 miles from the Ridge7

Redmond ~30 min Nearest light rail: the 2 Line at Downtown Redmond

Seattle ~40 min Snoqualmie is 28 miles east of Seattle 1

Rail and bus rapid transit

Link light rail's 2 Line reached Downtown Redmond on May 10, 2025, which is the closest light rail to the
valley.43 Sound Transit's Stride bus rapid transit will run along the I-405 corridor rather than out to
Snoqualmie, and its I-405 lines aren't scheduled to open until 2028 and 2029.44

The drive got easier in 2025–2026

Snoqualmie Parkway runs 3.5 miles from SR 202 near downtown to I-90 and SR 18. At that junction,
WSDOT's $188 million rebuild opened a diverging diamond interchange in July 2025, widened two miles
of SR 18 to four lanes, and finished final paving on July 12, 2026. It targeted what had become one of the
busiest interchanges in the state.8,27,31

Jobs and remote work

Snoqualmie isn't primarily a job center. Local employers include the Snoqualmie Casino (opened in 2008),
Salish Lodge & Spa, DirtFish Rally School, the city, the school district, and businesses on the Ridge, but
many residents work elsewhere or remotely. 1,39 For a fully remote worker, the commute you skip
becomes mountain access, quieter streets, and often more house for an Eastside budget.
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07 · OUTDOORS & LIFESTYLE

What is there to do in Snoqualmie? Outdoors and
lifestyle

QUICK ANSWER

People don't move to Snoqualmie for a long list of city amenities. They move because the outdoors
is unusually close: Snoqualmie Falls, Mount Si, Little Si, Rattlesnake Ledge, the Snoqualmie Valley
Trail, and skiing at Snoqualmie Pass. For many households, getting to a trailhead after work is the
whole point.

TRA I LS & M OU NTA I NS

Get outside

Mount Si: the landmark peak visible from
much of the valley, and a classic after-
work training hike

Little Si: a shorter option with big views

Rattlesnake Ledge: the region's postcard
hike above Rattlesnake Lake

Snoqualmie Point Park: a valley view
without committing to a major climb

Snoqualmie Valley Trail: a long, flat trail on
an old railroad grade

The Summit at Snoqualmie: skiing about 18
miles past North Bend on I-90, close
enough to ski after work45

I N TOW N

Local landmarks

Snoqualmie Falls: 268 feet tall, with more
than 1.5 million visitors a year and the
Salish Lodge at the top39

Northwest Railway Museum: excursion
trains from the historic depot, plus the
annual Railroad Days festival 1

Snoqualmie Casino and DirtFish Rally
School

Meadowbrook Farm: protected open
floodplain land between Snoqualmie and
North Bend4

The Club at Snoqualmie Ridge: a private
golf club40

The landscape isn't just a view; it's the daily benefit. The trade-off is that dining, shopping, and nightlife
are limited compared with Bellevue or Issaquah.
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08 · SCHOOLS

Which schools serve Snoqualmie Ridge and
downtown Snoqualmie?

QUICK ANSWER

Both are in the Snoqualmie Valley School District, which serves about 7,200 students across more
than 400 square miles, including Snoqualmie, North Bend, Fall City, Preston, and Snoqualmie Pass.
One comprehensive high school, Mount Si High School, serves the district. Elementary and middle
schools depend on the address, so verify the attendance area before writing an offer.32,33,41

Typical Snoqualmie Valley School District feeder paths (verify any address with the SVSD boundary map)

Area Elementary Middle school High school

Ridge, north of
Snoqualmie Pkwy

Cascade View Elementary Snoqualmie Middle School Mount Si High
School

Ridge, south of
Snoqualmie Pkwy

Timber Ridge Elementary Chief Kanim Middle School (Fall
City)

Mount Si High
School

Downtown
Snoqualmie

Snoqualmie Elementary Snoqualmie Middle School Mount Si High
School

Nearby: Fall City Fall City Elementary Chief Kanim Middle School Mount Si High
School

Nearby: North Bend North Bend or Opstad
Elementary

Typically Twin Falls Middle
School

Mount Si High
School

Middle-school feeders from the SVSD boundary map page.32 Ridge elementary split per Homes.com.7

GreatSchools ratings for Snoqualmie elementary schools, as displayed on Redfin in September 2026

School Location Rating

Cascade View
Elementary

Snoqualmie Ridge 10/10

Timber Ridge
Elementary

Snoqualmie Ridge 9/10

Snoqualmie
Elementary

Downtown Snoqualmie 9/10

Look at school-level numbers rather than a district headline. Ratings are one data point and change over time, so visit
schools and review the state's OSPI report cards. Boundaries can change, and new-construction addresses may not show up
correctly in lookup tools.3,32
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09 · NEIGHBORHOODS

Snoqualmie neighborhoods compared, plus
nearby valley towns
"Ridge vs. Valley" comes down to three distinct areas inside the city, plus two nearby towns

buyers often compare.

Snoqualmie Ridge I RI D GE

The original phase of the Ridge, started in the late 1990s. It surrounds the town-center retail area, the
business park, and The Club at Snoqualmie Ridge, and includes single-family homes, townhomes, and
condos, some along the golf course. 1,40 Consider it if you want an established neighborhood with mature
landscaping near the Ridge's shops and parks. Check roof, siding, and system ages on homes now 20+
years old, plus sub-association dues.

Snoqualmie Ridge II RI D GE

Annexed in 2004, this newer phase added about 1,850 homes, Snoqualmie Valley Hospital, and more retail,
with builder communities such as Pulte's EaglePointe and Highland Vistas. 1,23 Consider it if you want
newer construction and current floor plans. Check whether the builder still controls part of the HOA board,
and review any remaining builder warranty.

Historic downtown Snoqualmie VA LLE Y  FLOOR

The old railroad and mill town along Railroad Avenue and the river: older, smaller, and more varied homes
on small lots, with a walkable historic core. Most of downtown sits in the mapped floodplain, and many
homes have been elevated through the city's grant program.4,20 Buyers may find more room to negotiate
and a lower entry price than on the Ridge. Check the flood zone, Elevation Certificate, flood insurance
quote, floodplain permit history, and flood history on the seller's disclosure.

Nearby: North Bend NE X T TOW N E A ST

A separate city on I-90 at the foot of Mount Si, with a compact downtown and newer subdivisions on its
edges. Its downtown core is flood-vulnerable, and it has recorded 15 damaging floods since 1975.5 We'll
cover North Bend in detail in its own guide.

Nearby: Fall City NE X T TOW N W E ST

An unincorporated rural town where the Raging River meets the Snoqualmie, with no public sewer:
properties use on-site septic systems.34 Unincorporated King County's Class 2 flood rating gives the
largest flood insurance discount in the area. 15 Consider it for acreage and a rural setting; check septic,
wells, flood zone, and winter road access.
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10 · THE MARKET

What do homes cost on Snoqualmie Ridge vs. the
valley floor?

QUICK ANSWER

Snoqualmie Ridge's median sale price was $1.31 million over the three months through August 2026,
down 8.6% from a year earlier, and homes typically went pending in about 28 days. Downtown
Snoqualmie has too few sales for a reliable median; recent sales ranged from about $630,000 to
$1.2 million.3,35

UPDATED SINCE THE VIDEO WAS RECORDED

The video cites a Ridge median near $1.47 million and about 4 days on market, from an earlier
Redfin snapshot. The market has cooled since: Redfin's latest Ridge figures show a $1.31 million
median and about 28 days to pending, with typical homes selling about 2% below list.3 The video's
main point still holds: the Ridge and the valley floor are two different markets, so compare them
separately.

Market snapshot (Redfin data; periods differ by area, so compare with care)

Area Median sale price
Change vs.
prior year Typical time to sell Competitiveness

Snoqualmie Ridge $1.31M · $461/sq ft
3 months through Aug.
2026

−8.6% (price)
−3.0% ($/sq
ft)

About 28 days; hot
homes about 7 days

72/100, "very
competitive"

Downtown
Snoqualmie

Too few sales for a
median
Recent sales Jun.–Sep.
2026: about $630K–$1.2M

n/a n/a n/a

Nearby: North Bend $1,284,301 · $480/sq ft
3 months through June
2026

+40.4%
(price)
−2.2% ($/sq
ft)

Median 9 days 80/100, "very
competitive"

Why do sources disagree? They measure different areas and periods. Some "Snoqualmie" figures blend the Ridge with
downtown, and small towns have few sales each month, so medians swing with the mix of homes sold. Price per square foot
is steadier. Recent Ridge sales in September 2026 ran from $852,000 for a 3-bedroom to $1.54 million for a 5-bedroom,
4,410-square-foot home.3,9,35
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COMPARE TOTAL MONTHLY COST, NOT JUST PRICE

A lower-priced valley-floor home can cost more per month than a Ridge home once you add flood
insurance. A Ridge townhome can cost more than it looks once you add two layers of HOA dues.
Compare the full payment: mortgage, taxes, homeowners and flood insurance, HOA dues, and
utilities.

11 · TRADE-OFFS

What are the downsides of living in Snoqualmie?
QUICK ANSWER

Snoqualmie trades more mountain, more outdoor access, and often more house for more driving,
fewer amenities, more weather variability, and fewer homes for sale. Flooding is the big one on the
valley floor, and HOA rules are the big one on the Ridge.

Trade-offs to weigh before you buy

Trade-off What it means day to day

Flooding (valley
floor)

Check every address against FEMA's flood map and price flood insurance before you make
an offer.4,42

Snow (Ridge) The Ridge sits higher and can get real snow when Bellevue is getting rain. Plan for winter
tires and hills.

Tourist traffic More than 1.5 million people visit the Falls each year, and summer weekends can clog
downtown and SR 202.39

Limited amenities Many residents drive west to Issaquah or Bellevue for errands, dining, and services.

Driving No rail, and buses that work for local trips but not for most commutes.

Wildfire smoke Late-summer wildfire smoke can settle in the valley.

Thin inventory Few homes are for sale at any time, so be ready to move quickly when the right one
appears.

Tech-economy
exposure

Many buyers work in Eastside tech, so a downturn there can still affect this market.

HOA rules (Ridge) A consistent look, but approval needed for many exterior changes.
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12 · PROPERTY DETAILS

Floodplain permits and seller disclosures

Building in the floodplain

In the City of Snoqualmie, any development in the floodplain or floodway requires a flood improvement
permit and possibly an Elevation Certificate. That includes grading and fill, not just buildings. Work near the
river may also need a shoreline permit.4 If you plan an addition, an ADU, or a major remodel on the valley
floor, confirm what's allowed before you buy, and keep the 50% substantial-improvement rule in mind.

Form 17: the seller disclosure statement

Most Washington residential sellers must give buyers a Seller Disclosure Statement, known as Form 17,
under RCW 64.06. It covers what the seller actually knows, including flooding, drainage, and
environmental questions, and buyers generally have three business days after receiving it to rescind.36 It
reflects only the seller's knowledge, so pair it with your own flood-zone lookup, insurance quote, and
inspection.

Useful lookups

FEMA Flood Map Service Center (msc.fema.gov): the official flood zone for any address37

City of Snoqualmie Planning Division (425-888-5337): floodplain and floodway status, base flood
elevations, and Elevation Certificates on file4

King County Flood Warning (1-800-945-9263) and ALERT King County: real-time river and emergency
alerts4

SVSD boundary map: school assignment by address32

13 · DECIDE

Should you live on Snoqualmie Ridge or on the
valley floor?
Ask yourself the simplest question: do you want the planned plateau, or the older town beside

the river?
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THE  RI D GE  M AY  FI T I F Y OU …

Want newer homes and planned
infrastructure

Want very low river-flood exposure

Value sidewalks, maintained parks, and
20+ miles of trails

Commute west on I-90 or south on SR 18

Like consistent neighborhood standards
and don't mind HOA rules

THE  VA LLE Y  FLOOR M AY  FI T I F Y OU …

Want history, character, and a walkable old-
town core

Prefer no HOA and more freedom over
your property

Want more room to negotiate on price

Are ready to research the flood zone,
elevation, and insurance for each home

Work remotely or can live with a longer,
weather-dependent drive

Buyer due-diligence checklist

EVERY HOME RIDGE HOMES

VALLEY-FLOOR HOMES

14 · FAQ

Frequently asked questions
Is Snoqualmie Ridge in a flood zone?

Generally no. Snoqualmie Ridge sits on a plateau above the Snoqualmie River floodplain. First Street rates
its flood risk as "Minor," with under 1% of properties at risk of severe flooding over 30 years.3 Always
check the specific address on FEMA's flood map.

Compare Ridge and non-Ridge numbers
separately

Drive your actual commute at the time you'd
drive it

Verify the school attendance area for the
address

Look up the FEMA flood zone at msc.fema.gov

Get homeowners and flood insurance quotes
before the offer

Read Form 17 closely, especially the flooding
and drainage answers

Resale certificates for the ROA and any sub-
association

Reserve study, budget, and any special
assessments

Design guidelines for your planned changes

FEMA flood map determination and Elevation
Certificate

Seller's flood policy, premium, and claims
history

Past elevation or floodplain permits

Flood-season routes to work and school
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Does downtown Snoqualmie flood?

Yes. The City of Snoqualmie says most of downtown lies in the Snoqualmie River floodplain and is subject
to occasional flooding. Major floods hit in November 1990, January 2009, and December 2025.4,11

Do I need flood insurance on Snoqualmie Ridge?

Usually not, because most Ridge homes aren't in a FEMA high-risk zone. Standard homeowners policies
still exclude flood damage, so it's worth pricing a low-risk policy.

How much is flood insurance in Snoqualmie?

It depends on the home. Federal flood premiums reflect each home's elevation, flood zone, foundation,
and coverage. City of Snoqualmie residents get a 25% discount on federal (NFIP) flood insurance
because of the city's Class 5 Community Rating System score. 14

What are HOA fees on Snoqualmie Ridge?

They vary. Every home pays the master Snoqualmie Ridge ROA, and many also pay a sub-association. One
builder disclosure lists $330 per year for the master association plus $289 per month for the townhome
HOA. Recent Ridge townhome and condo listings showed about $458 to $685 per month.23,24

How long is the commute from Snoqualmie to Bellevue and Seattle?

Off-peak, about 30 minutes to Bellevue and 40 minutes to Seattle, and much longer at rush hour.
Snoqualmie is 28 miles east of Seattle on I-90. 1

Is there light rail or a train to Snoqualmie?

No. The closest light rail is the 2 Line at Downtown Redmond.43 Metro Route 208 connects Snoqualmie
Ridge to the Issaquah Transit Center.28

How tall is Snoqualmie Falls?

268 feet, taller than Niagara Falls, and it draws more than 1.5 million visitors a year.39

Do Snoqualmie Ridge and downtown Snoqualmie go to the same schools?

They're in the same district and share Mount Si High School, but elementary and middle schools depend
on the address.32

What happened in the December 2025 Snoqualmie flood?

Heavy atmospheric-river storms drove the Snoqualmie River to its biggest flood since 2009. King County
issued Phase 4 flood warnings, and water reached SE River Street in downtown Snoqualmie. 10,11
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15 · ABOUT THIS GUIDE

Who wrote this guide, and how we checked it

This guide accompanies Jeff Costello's video on living in Snoqualmie, Washington.
Tribeca NW Real Estate is a boutique brokerage based in Bellevue. Founder and
Designated Broker Jeff Costello started his career in mortgage banking in 2004,
became a licensed REALTOR® in 2007, and founded Tribeca NW in 2017.38 Tribeca NW
was named Best Real Estate Company and Best Luxury Real Estate Company
(Bronze) in The Seattle Times' 2026 Best in the PNW People's Choice Awards, after
winning Gold for Best Luxury Real Estate Company in 2025.

How we researched it: We drew on primary public sources (FEMA, King County, the
Cities of Snoqualmie and North Bend, WSDOT, Sound Transit, and the Snoqualmie
Valley School District), local reporting from the Snoqualmie Valley Record, and market
and risk data from Redfin, First Street, and GreatSchools. All facts were checked on
September 28, 2026. Drive times are our own off-peak estimates. Market data,
insurance rules, and school boundaries change, so verify them for any specific
property.

Thinking about Snoqualmie? We'll tell you honestly how it compares with North Bend
and the rest of the Eastside. Already own here? We'll tell you what your home would
sell for this month. 425-691-8800 · tribecanw.com

Scan to contact
Tribeca NW

This guide is general information, not legal, insurance, or tax advice. Talk to a licensed insurance agent about flood coverage
and an attorney about legal questions. Information is believed reliable but not guaranteed. Tribeca NW Real Estate supports
the Fair Housing Act and equal housing opportunity.
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