
KING COUNTY BUILDABLE LANDS

SUB-AREA SUMMARY
Table 1:  New Housing Units:  1993 - 2000
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EAST COUNTY

 East Totals

19,201
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24,505
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62,772

SEA-SHORE

 SeaShor Totals
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39,894

65,255
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122,340
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 South Totals

40,854

12,573
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101,939

18,391

262,901

 Single Family
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Unincorporated areas within the Urban Growth Boundary ARE included in each sub-regional total.   This includes the rural  cities’ expansion areas.

· Nearly 75,000 new units were built in King County during the eight years from 1993 – 2000. About 72,000 of these units may be occupied by households.  With an average household size of 2.39, these new units could accommodate 170,000 people.  Census data indicate that King County grew by nearly 230,000 persons from 1990 – 2000.  

· The largest number of new housing units - 25,655 - were permitted in the East County Sub-Area, followed by nearly 23,000 units in the South County.  Although the SeaShore Sub-Area shows a growth of just 16,375 units, it is expected that units completed by the end of 2002 will bring its proportion of household growth close to that of the other two urban sub-areas.  

· In the earlier years of the decade, construction levels were similar in East and South King County – each area gained about 7,000 housing units.  In the last half of the decade, growth clearly shifted toward the Eastside.

· Of the 75,000 new units, more than 68,000 were built within the Urban Growth Area – almost 92 percent of the County total.

Table 2:  Average Achieved Densities:  Permit Activity
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193,248     289,201       
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89,709      107% (6,244)       
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443,681     525,585       
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11,200      
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897,906     1,129,548    
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Net New Jobs:  1993 - 2000 Job Capacity in Relation to Target


· Overall, King County achieved  an average permit (net) density of 3.8 du / acre in single-family zones (zones planned for up to 8 du / acre), and an average density of 22.4 du / acre in multifamily or mixed-use zones (zones planned for densities over 8 du /acre).

· The highest achieved densities were in the SeaShore Sub-Area, with an average permit density of 6.6 du /acre in single-family zones and 52.2 du / acre in multifamily and mixed-use zones.  The latter average density reflects a strong market for high density development in Seattle’s urban centers, particularly downtown Seattle.  

· Average achieved densities in single-family zones were higher in the South Sub-Area (4.2 du / acre) than on the Eastside (3.3 du / acre).  The same is true of densities in plats:  5.5 in the South in contrast to 4.2 on the Eastside.  
· Average achieved densities in multifamily zones were somewhat higher on the Eastside (21.4 du / acre) than in the South County (17.4 du / acre).  High density development in downtown Bellevue accounts for a significant portion of this difference.  
· The numbers of single family and multifamily units have a similar pattern:  the South Sub-Area had many more single family houses (8,300) than the Eastside (4,800), while the Eastside had more multifamily (8,950) than South King County (7,900).

Table 3:  Average Achieved Densities:  Plat Activity
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EAST COUNTY

Acres Acres % % %

Acres

Total Residential

15,169          4,279            9,416            23%

7,156         

SEA-SHORE

Acres Acres % % %

Acres

Total Residential

7,876            1,041            6,539            5%

6,216         

SOUTH COUNTY

Acres Acres % % %

Acres

Total Residential

23,319          5,060            15,768          25%

11,505       

THREE SUB-AREAS

Acres Acres % % %

Acres

Urban Totals Total Residential

46,364          10,380          31,722          20%

24,876       

Total Residential

3,525            864               2,254            1,367         

Total Residential

49,888          11,244          33,977         

20%

26,243       

South County Totals

14%

Residential Land Supply as of January 1, 2001

Totals within Urban 

Growth Area

Totals for Rural Cities 

including UGA's

12%

East County Totals

SeaShor Totals*



Jurisdiction

 Adjusted Net 

Acre**  

Deductions

Net Acres

Market 

Factor 

 Gross Acres 

14%

4%

12%

15%


· Plat densities average 4.9 du / acre in all residential and mixed use zones in urban King County.
· Densities achieved on new plats are a good indicator of the effect of the most recent zoning regulations on single-family densities.  The fact that they are higher on the average than single-family permit densities may indicate that more recent single-family land use policies are increasing achievable densities.
Table 4:  Residential Land Supply
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EAST COUNTY

  (D.U. / Acre)    (D.U. / Acre) 

UKC - East215.67796

3.7 83.11         1328 16.0

East County Total

1452.90 4,826      

3.3

417.59       8,952      

21.4

SEA-SHOR

  (D.U. / Acre)    (D.U. / Acre) 

SeaShor Total

370.54         2,434      

6.6

155.51       8,115      

52.2

SOUTH COUNTY

  (D.U. / Acre)    (D.U. / Acre) 

South Total 

1,957.53      8,297      

4.2

454.93       7,938      

17.4

THREE SUB-AREAS

Urban Total 3,781           15,557    

4.1

1,028.03    25,005    

24.3

RURAL CITIES

Rural Cities  Totals

620.91 1119

1.8

142.38 1255

8.8

TOTALS FOR COUNTY 

URBAN AREA

4,401.88      16,676    

3.8

1,170.41    26,260    

22.4

 

 1996 - 2000 Residential Permit Activity 

Single Family Zones  MultiFamily and Mixed Use Zones 


*This total does not include nearly 6,200 acres of potentially redevelopable land in Shoreline that is zoned R-4, but is restricted by covenants to 1 du /acre.  Some of it is also constrained by steep slopes.  In Seattle, land with critical areas and land for ROWs or public purposes were taken out of the land supply prior to calculating supply.  Thus, no further deductions are taken from the "gross" acreage  to arrive at the "net" acres.  This considerably lowers the average percent of deductions in SeaShore.*

**In the unincorporated urban areas, land with existing units on it was deducted from the land supply at this stage, rather than as part of the land capacity calculations on the following table.

· Overall, urban King County has over 26,000 net acres of vacant and redevelopable residential land, after deducting constraints and making an average 20% adjustment for market factors.

· Market factors vary by jurisdictions, based on Countywide guidelines.  Using the guidelines, each jurisdiction determined appropriate market factors for their city, often on a zone by zone basis.

· The largest amount of residential land supply in acres is in the South County Sub-Area with 11,500 acres, after a 25% average market adjustment.  The South County has about 44% of King County’s net land supply.

· There is a significant difference between gross vacant / redevelopable acreage and net land supply.  Reductions for critical areas, rights of way, public lands, and a market factor cut the net land supply to about half of the gross acreage in the whole County and in each sub-area except SeaShore.  In Seattle, critical areas and streets were already removed from the measure of gross acreage, and SeaShore’s market factor is small because the market has been strong.

Table 5:  Residential Capacity in Housing Units
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· Altogether King County has the capacity for 262,900 more residential units during the 1993 - 2012 planning period.
· King County has the capacity for 79,700 new units in current single-family zones. 

· There is capacity for 165,000 multifamily units:  63,000 in multifamily residential zones, and another 102,000 units in mixed-use zones.  
· Development currently underway in urban planned developments (UPD’s) constitutes another 12,500 units of capacity.  There are an additional 5,800 units of capacity in the rural cities’ urban growth areas.  The land for the UPD’s is not included in the land supply table above.
· Mixed use is an essential component of total capacity in SeaShore, where it comprises a majority of total capacity, and on the Eastside, where it is 39% of all capacity.  In the South County Sub-Area, mixed use is a smaller share of total capacity.
· Of the nearly 80,000 single family units that can be accommodated, just over half the single-family capacity is in the South Sub-Area.
Table 6:  Single Family and Multifamily Capacity by Zone
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Commercial Vacant

259           30           209           9% 190           

Commercial Redevelopable

632           24           574           18% 473           

Industrial Vacant

281           67           199           8% 183           

Industrial Redevelopable

756           32           694           18% 569           

Mixed Use Vacant

84             84             0% 84             

Mixed Use Redevelopable

375           375           5% 355           

Total C & I Land

2,387        153         2,135        13% 1,854        

Commercial Vacant

47             4             37            

10%

33             

Commercial Redevelopable

283           39           209          

16%

177           

Industrial Vacant

477           0             469          

1%

464           

Industrial Redevelopable

67             15           46            

19%

38             

Seattle Non-Downtown Commercial

786           786          

0%

786           

Seattle Downtown Commercial

79             79            

0%

79             

Total C & I Land

1,739        57          

3.3%

1,626       

3%

1,576        

Commercial Vacant

1,042        160         766          

14%

662           

Commercial Redevelopable

558           34           470          

19%

381           

Industrial Vacant

2,002        581         1,247       

19%

1,010        

Industrial Redevelopable

1,210        137         964          

22%

750           

Mixed Use Vacant

599           578          

2%

568           

Mixed Use Redevelopable

496           496          

0%

496           

Total C & I Land

5,906        912         4,520        14% 3,867        

Commercial Vacant

225           46           159.25     

13%

139           

Commercial Redevelopable

45             6             35.35       

15%

30             

Industrial Vacant

608           171         356.96     

32%

244           

Industrial Redevelopable

42             3             36.06       

30%

25             

Mixed Use Vacant

27             -          19.84       

25%

15             

Mixed Use Redevelopable

12             -          12.37       

0%

12             

Total C & I Land

959           225         620           25% 465           

Commercial Vacant

1,573        241         1,171       

13%

1,024        

Commercial Redevelopable

1,518        102         1,289       

18%

1,060        

Industrial Vacant

3,368        819         2,271       

16%

1,901        

Industrial Redevelopable

2,075        186         1,741       

21%

1,382        

Mixed Use Vacant

1,495        -          1,468       

1%

1,453        

Mixed Use Redevelopable

962           -          962          

2%

942           

Total C & I Land

10,991      1,348      8,901        13% 7,763        

2%

0%
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· Residential zones with the greatest capacity differ by subarea.  On the Eastside, the greatest capacity in single family zones is in zones planned for 2 – 4 dwelling units per acre (du / acre), while in Seashore it is in zones planned for 6 – 8 du / acre.  In the South, the zones designated for 4 – 6 du / acre have the most capacity.

· The South has more than twice the single family capacity of either the Eastside or Seashore.

· The SeaShore subarea has, by far, the most multifamily capacity.  Approximately 62% of its multifamily capacity is in mixed use zones,  and another 24% is in the highest density zones ( 30+ du / acre).

· The Eastside also has much of its multifamily residential capacity in mixed use zones.  

· The South County’s multifamily capacity is in the low to mid-range multifamily zones, or in mixed use zones.

Table 7:  Housing Unit Capacity in Relationship to Targets
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· King County has more than twice the capacity needed to accommodate its 2012 housing goal.  It has a surplus of 142,700 units of capacity over and above the 120,000 units it needs to accomplish the 2012 target.

· The  75,000 new units built during the first eight years of the planning period ( 1993 – 2000) represent 38% of the 20-year housing target of 195,500.  Eight years is 40% of the planning period, so the number of new units achieved is just slightly lower than what would be expected in this time frame.

· Because household size held steady, when it was projected to decline, King County actually accommodated considerably more population in these 75,000 new units than was forecasted.  In just eight years it has accommodated at least 170,000 people, or more than half of the population growth predicted for the 20 year period.

· The East County Sub-Area, with rapid job and population growth during the 1990s has already achieved 53% of its housing target.  

· South County achieved 31% of its housing target while SeaShore achieved 28%.   

· Seattle counts completed units rather than permitted units.  Thus, its reporting reflects building activity at a later stage compared to other cities.  Since it had high permit activity in 1999-2000, it is likely to have a higher than average yield of completed units in 2001 – 2002.  This will bring SeaShore very close to 50% of its target in 50% of the planning period.  

· The Rural Cities Sub-Area achieved about 37% of its target, close to the County average, while the rural area (outside the Urban Growth Boundary) has already permitted 90% of its targeted growth.

· Capacity in the County is somewhat unevenly distributed, with SeaShore having the most capacity (over 122,000 units).  Although the South County has more capacity numerically than the Eastside, the Eastside has a larger surplus of capacity over its current  2012 target.  The South County has more of its current target still to achieve, and thus less surplus capacity (18,200) beyond that target.  

COMMERCIAL

Table 8:  Net New Jobs in Relation to Job Targets
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EAST COUNTY

Acres Acres Acres  Sq. Ft.   Sq. Ft. 

 Floor Area / Net 

Site Area in Sq. 

Ft. 

Totals Commercial

476           74             402                17,509,058       8,219,806       

0.47            

Industrial 

394 68 327 14,229,408       6,847,022       

0.48            

Total C & I 

Development

870           142           728                31,738,466       15,066,828     

0.47            

SEA-SHORE

Acres Acres Acres  Sq. Ft.   Sq. Ft. 

 Floor Area / Net 

Site Area in Sq. 

Ft. 

Totals Commercial

115           2               113                4,918,382         5,011,795       

1.02            

Industrial 

69             8               61                  2,660,580         1,352,260       

0.51            

Total C & I 

Development

184           10             174                7,578,962         6,364,055       

0.84            

SOUTH COUNTY

Acres Acres Acres  Sq. Ft.   Sq. Ft. 

 Floor Area / Net 

Site Area in Sq. 

Ft. 

Totals Commercial

472           44             427                18,601,829       6,405,237       

0.34            

Industrial 

735           123           613                26,689,073       11,927,822     

0.45            

Total C & I 

Development

1,207        167           1,040             45,821,027       18,449,126     

0.40            

RURAL CITIES

Acres Acres Acres  Sq. Ft.   Sq. Ft. 

 Floor Area / Net 

Site Area in Sq. 

Ft. 

Commercial

49             2               47                  2,068,353         598,670          

0.29            

Industrial 

15             0               15                  654,112            228,210          

0.35            

Total C & I 

Development

64             2               62                  2,722,466         826,880          

0.30            

TOTAL URBAN

Acres Acres Acres  Sq. Ft.   Sq. Ft. 

 Floor Area / Net 

Site Area in Sq. 

Ft. 

Commercial

1,111        122           989                43,097,623       20,235,508     

0.47            

Industrial 

1,214        199           1,015             44,233,173       20,355,314     

0.46            

Total C & I 

Development

2,326        321           2,005             87,860,921       40,706,889     

0.46            

Totals for Rural Cities 

& their UGAs

Totals for Urban Area

Commercial and Industrial Development:  1996 - 2000


*A negative number in this column means that the sub-area has achieved that amount  MORE than its 2012 target.  If it were to lose that many jobs (as some areas may have done in the 2000 – 2002 period), it would still have met its target.  This excess contributes to the surplus over the target, because if some of those jobs were lost, the commercial or industrial space would still exist to accommodate businesses and employees.  The “job capacity” number refers to the number of employees that could be accommodated on land that had not yet been built or redeveloped on January 1, 2001.  

· King County gained 236,862 net new jobs from 1993 – 2000.  In 8 years (or 40% of the target period) it has achieved 68% of its 20 year target.  

· The second half of the 1990s was a time of unusually high economic growth for King County.  It was preceded by slower job growth in the early 1990s, and followed by a downturn in economic growth, with relatively high unemployment, from 2000 – 2002.    Since 2000, 50,000 jobs have been lost in King County.  These short-term economic cycles need to be considered in interpreting the data for this eight year period.  

· At the end of 2000, King County had the capacity for nearly 600,000 more jobs in its urban area.  

· Once it achieves its 2012 target of 347,400 net new jobs, King County still will have room for approximately 486,400 more jobs, given its current commercial /industrial land supply.

· More than 50% of the job capacity is in the SeaShore subarea.

Table 9:  Commercial and Industrial Development Activity
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EAST COUNTY

Totals

25,665      48,348        53% 22,685      62,771         

40,086            

SEA-SHORE

Totals

16,375      57,905        28% 41,530      122,340       

80,810            

SOUTH COUNTY  

Totals

22,957      73,387        31% 50,430      68,638         

18,208            

THREE SUB-AREAS

Urban* Total

64,997      179,640      36% 114,645    253,749       

139,104          

RURAL CITIES

Rural Cities Total

3,265        8,828          37% 5,563        9,178           

3,615              

Urban Area Total

68,262      188,468      36% 120,208   

262,927       

142,719          

Rural UKC

6,303        7000 90% 697          

Grand Total with Rural 

UKC

74,565      195,468      38% 120,905    262,927       

142,719          

Residential Capacity in Relation to Target


· The average floor area ratio (F.A.R.) achieved in all of urban King County was .47 for commercial and mixed-use zones, and .46 for industrial zones.  Floor area ratio is the calculation of the square footage of floor space built per square foot of net land area.  Generally speaking, the more floors in a building, the higher the F.A.R.

· Average F.A.R.’s for commercial zones differ considerably by sub-area.  As would be expected, SeaShore has the highest average  F.A.R. at 1.02 for commercial development.

· The Eastside’s average F.A.R. for commercial zones was exactly at the County average, while the South County has somewhat lower commercial F.A.R’s.  The Rural Cities has the lowest commercial F.A.R. at an average of .29.

· There is more uniformity in industrial F.A.R.’s throughout the County, with a range of just .35 - .51.

Table 10:  Commercial and Industrial Land Supply
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· There is a total of 7,763 acres of urban land available for commercial and industrial development.  

· Roughly half of this land is vacant, and half is redevelopable.

· In the South Subarea, about 58% of the available land is vacant, while 42% is redevelopable land. 

· On the Eastside, about 75% of the available land is redevelopable, rather than vacant land.

· About  85% of the commercial / industrial land supply in the rural cities is vacant, while 15% is redevelopable.

Table 11:  Commercial and Industrial Employment Capacity
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EAST COUNTY

East County Total

18,012     1,381              (660)          18,733     6,932          25,665      

SEA-SHORE

SeaShor Totals

12,511     576                 (2,123)       10,952     5,423          16,375      

SOUTH COUNTY

South Cty Total

16,260     409                 (683)          15,986     6,971          22,957      

THREE SUB-AREAS

Urban* Total

46,783     2,366              (3,466)       45,671     19,326        64,997      

RURAL CITIES

(Permits in City's UGA)

Rural Cities Total

2,238       99                   (23)            2,314       951             3,265        

Total within UGA

49,021     2,465              (3,489)       47,985     20,277        68,262      

Rural UKC

3,795       3,795       2508 6,303        

Grand Total with Rural 

UKC

52,816     2,465              (3,489)       51,780     22,785        74,565      

1996 - 2000


· There is sufficient commercial and industrial land in King County to accommodate nearly 600,000 new jobs.  

· Commercial and mixed use zones have capacity for about 473,500 new jobs, while industrial zones could accommodate another 103,000 jobs. 

· An additional 22,400 jobs are projected for urban planned developments, for which land has already been set aside.

· Over half of the job capacity for the County is in the SeaShore subarea.   Overall job capacity in the East subarea is just slightly higher than in the South subarea.  

· About 23% of the South’s job capacity is in industrial zones, while about 19% of the East’s capacity is on industrial land.  

· SeaShore has the highest amount of industrial capacity, but it constitutes just 14% of its total capacity. 
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EAST COUNTY

 East Totals 

1,428       8,341        7,481       1,818     

19,201         

3,085      2,883       2,501       800          457          24,505      

34,231            

SEA-SHORE

   

 

 SeaShor Totals 

17            1,568        5,540       10,065   

17,191         

2,193      5,548       6,598       16,390     9,164       65,255      

105,149          

SOUTH COUNTY

 South Totals 

1,360       12,511      17,610     9,328     

40,854         

2,412      4,133       3,766       322          1,940       11,971      

24,544            

THREE SUB-AREAS

   

 

 Urban Total 

2,806       22,420      30,631     21,211   

77,245         

  7,691      12,564     12,864     17,512     11,561     101,731    

163,924          

RURAL CITIES

   

 Total for Rural Cities 

21            597           1,636       196        

2,433           

243         457          -           -           -           208           

908                 

 Totals for Urban Area incl. 

Rural Cities 

2,827       23,017      32,267     21,407   

79,678         

7,934      13,021     12,864     17,512     11,561     101,939    

164,832          

 Multifamily Capacity  (in housing units)   Single Family Capacity 

 Jurisdiction 
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