Growth Management Planning Council

Regional Housing Project

Focus Groups - Transcripts

Seattle: Tuesday, May 9th, 10th, 11th
Bellevue: Tuesday, May 16th, 17th, 18th

Federal Way: Tuesday, May 23rd
Des Moines: Wednesday, May 24th
Tukwila: Thursday, May 25th
Shoreline: Wednesday, May 31st
Growth Management Planning Council

Regional Housing Project

Focus Groups

Seattle: Tuesday, May 9th
Part I

Warm Up Discussion
15-30 Minute warm-up with Marcia Wagoner facilitating, welcoming the group and reviewing the evenings agenda, the purpose of the focus groups and housekeeping items. Videotaping release was presented and forms were distributed.  Facilitator then presented the “icebreaker” complete with individual introductions and short housing stories.

Sue: Lives in North Seattle, near Northgate where she rents a 2-bedroom apartment. She recently looked into purchasing a condominium in downtown Seattle but the cost was prohibitive for her at this time.

Vivica: Recently returned to Seattle from college. She grew up in Seattle but when she returned, she looked into the housing situation and realized that her job would not support the high rents so she is living with her parents. She rents a room out of her parents home.

Catherine: Has lived in the same house for 26 years and has paid off her home. When she purchased her home in South Seattle, she had a three-year-old daughter and her5 mother refused to drive into her neighborhood to visit. Her perception was that the area was too dangerous. Where Catherine lives, there are post WWII houses. In her neighborhood, the houses sell in one week and then they are torn down to make way for a new larger home. 

She is happy in her century old farmhouse.

Tom: At 63 years of age, Tom lives in a houseboat he bought in 1968 for $550.00. Houseboats near him now sell for over $300,000. He recalls when Lake Union had farmhouses round it where now there are multi-family buildings. Tom laments that there are few gardens and little parking in his neighborhood making it very unlivable. 

Mike: Lives in Ballard in a house he just bought. He has a basement apartment in the home, which helps him pay the mortgage. Without this extra income to subsidize his payment, he would not have been able to afford the home. He has enough to get going but not to sustain it without the extra income. Mike is a developer and a part time real estate agent in the Ballard Area and his father was a developer so he has grown up around the industry. He is guilty of buying homes and tearing them down. 

Ruth: Bought her 1924 home in 1967 and at that time it was a 2-story, 4-bedroom fixer in Mt. Baker. She bought it for $11,500 plus $500 for furniture. In her neighborhood, the smallest house on the block has been doubled in size, next store, the home that was once one story has been completely rebuilt. Ruth’s daughter and husband moved here from Denver and are living with Ruth till they can afford a home in Seattle. 

John: Moved to Seattle in 1951 as a minister on a tight budget. At that time, he was forced to buy a home on the East side in Eastgate. In 1961, with 20% down, he was able to move into a larger home also on the Eastside (Could not afford a home in Seattle). He now lives in a retirement home on First Hill. 

Jim: Live in a single-family home in Beacon Hill. He has lived there for the majority of his adult life. He gets daily calls from real estate agents interested in selling his home. 

Zona: She also lives in Beacon Hill but on the East side. She has lived in Seattle for over 60 years. She grew up in the south end of Seattle. For 37 years, she has lived in the same house and in that time, she has seen lots of changes. Noji gardens I s now being built across the street from her and she is pleased with the design and construction. There are only 9 houses completed and there will eventually be 60 units total. The development is a mixture of low to affordable incomes. She likes her area but is concerned about the impact of traffic from the Noji Garden’s development. The infrastructure has not been upgraded to accommodate this new development.

Lynda: As a fourth generation Seattleite, Lynda recalls stories from her Grandmother about the fields in Rainier Valley where she was injured by a raging bull that left her paralyzed. Lynda has lived in West Seattle since 1965 and in that time has seen many changes. She lived in her parent’s home until she was married. She recently compared what percentage of her parent’s income went to housing to what her families’ current percentage of income goes to housing. Her mother and father contributed less of the total family income to housing then her. This makes it hard for the next generation to focus on housing, especially considering all of the additional consumer options available today. She and her husband started off in a one-bedroom apartment for the first three years and then bought a 2-bedroom home for $75,000 outside the old city limits. Since then, they have added 2 bedrooms, and refinished the basement but when they got their taxes, they about lost their socks. Now they cannot afford to finish their improvements. The rise is taxes may require them to sell their home. Lynda is concerned about the changes, especially in West Seattle. Now everyone has a SUV as opposed to the dodge cars that people drove when she was growing up. She is concerned for the people who have grown up in the communities that are experiencing excessive growth.

Part II

Symbol Story Board Exercise 

General description of exercise here…

Participants added the titles: Most Important, Less Important and Least Important to the Acceptable, Depends and Unacceptable categories. Explanation of how this was clearer… 

Transit: Very Acceptable.

Home Ownership: Very desirable. Participants recognized that this is hard to come by today. 

Community Input: Moderately important. Current feeling is that this is not being well done, but not sure how to do it. Comment was made that 14 focus groups are not a large sample group. The participant’s impression was that community input is usually accomplished by a small committee. Community input is important but not something that can be done in a way that responds to the people’s issues enough so that they actually change their minds. Participant asked if we have considered zero growth till the traffic is taken care of? Why more of everything? Can we really handle growth? Maybe the answer is no. Some cities put a moratorium on growth. [Response: Some cities do but not many regions.] People that live here do not want more growth or jobs. Participant is retired and is not interested in creating a “world class city” how about a lesser Seattle? 

Comment was added that there is a feeling of helplessness. Like a steamroller is rolling over the area and there is no way to stop it. One participant suggested a national campaign to advertise our gray skies. 

Safety and Security: Unacceptable. Participant lived in Burien in an apartment that was converted military housing. The housing was cheap and it went down hill fast. Her thought was that the more people brought in, the more chance of burglary. In the participant’s current neighborhood, there are many break-ins to cars and sheds etc. Her thought is that safety and security depends on who the residents are and if they organize. 

Garden Apartments: Acceptable. This housing type can be in all neighborhoods and it is affordable housing stock and allows residents to live near the city. 

ADU-added card: Acceptable but close to depends. This type of housing fits in well with older housing. It blends in well with larger homes and provides affordable housing alternative to small families or non-traditional families. Participant gave example of her parent’s home that originally was home to a family with six kids whereas her family only had two children. Families are smaller today and they can afford the space for mother-in law apartments. These are alternative types of housing for elderly family members as well as non-traditional families and even students. 

High Rise: Depends. Many participants did not want this housing type in their neighborhood but felt it was an acceptable housing type for downtown and Bell town especially. 

Childcare-added card: Acceptable. This card was linked to the school card. The symbiotic relationship was noted as one that could effectively lower the costs of providing childcare by having the two functions co-located. 

Shopping: Very acceptable. Development brings business opportunities. Neighborhood commercial built in place of vacated old retail. The consolidation of businesses is allowing for the old site to include a park, housing and retail. Generally, more development brings more housing, retail and business opportunities. Other participants disagreed with this comment and felt that more development was a disadvantage especially if it is auto-oriented. A desire for pedestrian friendly environments with easy access to shopping in convenient time frames was expressed. 

Pedestrian Friendly: Depends. A participant commented that on Fairview Avenue, there are no sidewalks around the lake and houseboat area and that this lack of sidewalks added to the rural character and neighborhood feel. Adding sidewalks or the traditional urban Pedestrian Improvements are not always needed or desirable.

Community Facilities: Acceptable. 

Duplex/Triplex: Acceptable. The concern here is the lack of land available for this housing type. 

Planned Communities-added card: Unacceptable. Concern for the way these developments have been designed and their lack of diverse age ranges.

Privacy: Unacceptable (to loose it). This was a very important characteristic of a neighborhood. 

Affordability: Depends. A desire to accommodate low-income families to balance out the affect of Microsoft on the Seattle area’s standard of living. The change in median income makes it hard for lower wage employee to afford housing. 

Park and Playgrounds: Acceptable. Overall this was a desired attribute to a neighborhood. 

Young Adults: Depends. Some have greater need for affordable housing then others. Depends on the personal situation. 

Open Space: Acceptable. Comment was made that if it is lost, this is unacceptable. This icon was moved into the Depends category.

Fiscal Impacts: Depends. Increases in taxes were considered unacceptable. 

Community Tree Preservation: Acceptable. Participants did not place a great deal of emphasis on this issue as many felt that Seattle has many trees and that this is not as high a priority as some of the other issues being discussed. 

Design Quality: Important and acceptable. Desire for design quality to help new development be compatible with existing neighborhoods. 

Townhome: Depends. Not in single family neighborhoods but used as a transition between single family and commercial areas, this type can be successfully applied.
Infill Development: Depends. Not okay when applied to a single-family lot that is split to accommodate two houses on one lot. Infill development is okay if a double lot is split to accommodate two houses or the use of a vacant lot, parking lots etc. 

Homeless/Homeless Housing-added card: Depends. The participants were mixed on the issue of accommodating homeless. Some in favor of recognizing this group in need and others were less enthusiastic about providing accommodations within their neighborhoods.

Non-traditional Families: Depends. 

Single Family Homes-added card: Acceptable.   

Studio-Live/Work-added card: Acceptable. This housing type was not allowed by code but is now allowed in certain areas of the City. The combination of residence and work reduces traffic and is better for the environment. 

At this stage, participants were each asked to move one card each and explain why they were moving it to a new location. 

Pedestrian Friendly: Moved to more acceptable from the Depends category. Participants felt that a pedestrian friendly environment is an important feature for families to provide a safe and secure environment.  

Planned Communities: Moved up within the Depends category. Participant has a grandmother that resides in a planned community for elderly people. It has been a secure environment for her grandmother. She receives the care she needs and we are confident that she is safe and comfortable. We do not have to worry about her or do the work of taking care of her. Another participant commented that communities that are strictly for one age bracket make her uncomfortable. An example of a retirement community in Arizona was used. 

Community Safety and Security: Moved to acceptable from Depends. Participant added that new housing adds security. In Mukilteo, the neighborhood the participant grew up in, the police used to cruise the streets and that was great. She felt very safe and secure there. 

Fiscal Impacts: Moved into Depends category. Depends how you use the money for services. A participant’s neighborhood in West Seattle is considered the “dead zone” because it takes so long for the fire and ambulances to access the area that all the needy die before aid is received. 
Traffic Congestion: Moved to Most Important consideration. Participant stated that this must be acceptable before development is permitted. The Eastside was used as an example. Many of the developments have terrible traffic problems and they cannot get out. There was a request to plan for the increased traffic in advance of building additional housing. Providing the additional capacity and infrastructure before new development occurs will solve the congestion problems we experience today. 

Privacy: Moved to more important from unacceptable. Many participants felt this was a necessity to sustain a neighborhood’s livability. Renting was not necessarily considered the cause of a lack of privacy. Poor design and siting was primarily the reason for loss of privacy. A participant’s mother’s home was used as an example. A new townhome’s deck is looking right down into her hot tub. 

Community Input: This icon was moved into the Depends category. Participants felt this was less important because it currently does not work, therefore investing a lot of time and energy into this process is debatable weather it is worth the effort for the outcome received. 

ADU/Mother-In-Law Apartments-added card: Moved from acceptable to depends category. The burden falls on the street with parking and access issues along with taxe increases due to the rise in property value. The renters of these units do not bare the cost of the services and impact they inflict on a neighborhood. The taxes do not include these tenants in their counts therefore impact is not fairly assessed. 

Part III

Simulated Project Review Process 

Participants were asked to simulate the community process by determining how they will accept 100 new units of housing. Six housing developments types were provided in various quantities per acre.


Housing Type

Units/Acre

1. Small Lot Single Family
8 units per acre

2. Duplex/Triplex
12 units per acre


3. Townhomes
12 units per acre

4. Midrise
20 units per acre

5. Garden Apartments
25 units per acre

6. Highrise
50 units per acre
General questions/comments:

Affordable housing inquiry related to owning and how this option works. Response was that there are constraints on re-sale of the units and when they can be sold. 

The median Income of $43,000 is quite high.

Housing types:

General discussion:

Duplex and triplexes:

This housing typology was favored because it fits well into single-family neighborhoods. Especially compatible in the older neighborhoods with larger homes. Conditions were requested for this housing type to be successful, primarily that these housing types be well built and that they preserve the privacy of neighbors. 

Townhomes:

Great for non-traditional families. Can also be used well for infill development. Condition placed on this housing type is the room for color variation and individual expression. 

Garden Apartments:

This housing type would be considered by the group if the parking was underneath the building. [Facilitator suggested they focus on midrise development where parking is built underground.]

Mid-rise:

This housing type was suggested for couples but without children. It was not okay for families due to lack of open space.

Suggestion of European mid-rise option that was designed for multi-family use. The development had a secure courtyard with all the units overlooking the courtyard space. The parents could observe their children from their apartments and the courtyard was not open to the exterior. 

High-rise: 

High-rise housing was considered acceptable depending on the location and context. This housing type was favored if it was used downtown, the University District or Lower Queen Anne. This housing type would not be acceptable in neighborhoods like Madison Park or on the waterfront. The impact of high-rise buildings was noted to be significant. First hill and other neighborhoods close to Downtown were also suggested as prime locations for high-rise development. 

Small Lot Single Family:

Many of the participants would buy this housing type. They group liked this housing type and the fact that they provide homeownership at an affordable level. Some people commented on the I-90 lid project as a great example. Others noted that the I-90 site was able to start from scratch, some felt that this was the only way to accomplish this housing successfully. Others felt that infill Small Lot Single Family could be successful with active neighborhood involvement. Concerns about impacts on a neighborhood were expressed. Some felt this type of housing turns the rest of the neighborhood to unaffordable housing stock, due to the area becoming more desirable which results in rising housing costs and taxes. Many participants felt that these homes need to express individuality and not be identical in order to be successful. Others felt that this housing type is not appropriate in every neighborhood and should have limited locations. 

Group Scenario:

Housing on four of five acres so that fifth acre is left for open space.

2 Residential Mid-rise (25 units/acre)

Mixed affordability (A mix of incomes will help maintain appearance of building.)

Qualifiers:

Located in an established neighborhood

Designed to emphasize privacy

Amenity level depends on location

Design for individuality 

Large range of color options

Quality construction

Same construction quality throughout the building despite some units being affordable.

Open Space (Considered even more important for less developed neighborhoods.) 

Near shopping and community facilities

1 Townhouse (12 units/acre)

Affordable units.

Qualifiers:

Below grade parking or covered parking with gardens above.

Pedestrian friendly environment

Access to good transit routes

Quality construction

Allowed own color choices or a range of choices

Built for individuality, adding character to neighborhood

Located near mid-rise to generate a gradual scale transition

Duplex/Triplex (12 units/acre) ??

1 Garden Apartment (20 acres/unit)

Half affordable, half market rate mixed throughout the building in varying sizes i.e. smaller units for lower incomes. Not just affordable on the first floors and market rate on top floors though.

Qualifiers:

Underground parking 

Roof top gardens built to accommodate trees and dirt. 

Near public transit, libraries and shopping, so there is less need for an automobile.

Overall Qualifiers:

No absent landlords

Pedestrian friendly

Buildings need to fit into context with both material choices and design

Growth Management Planning Council

Regional Housing Project Focus Group

Seattle: Wednesday, May 10th

Part I

Warm Up Discussion
15-30 Minute warm-up with Marcia Wagoner facilitating, welcoming the group and reviewing the evenings agenda, the purpose of the focus groups and housekeeping items. Videotaping release was presented and forms were distributed.  Facilitator then presented the “icebreaker” complete with individual introductions and short housing stories.
James: Lives in Madison Valley where he rents a 3-bedroom home. His mother is currently trying to sell her home for $400,000. She purchased it for $70,000 in 1970.

Mark: Has lived in Greenwood for the past eight years. He owns his own home. Houses are selling for $300,000 in his neighborhood.

Kirk: Lives in Columbia City. Has lived there for 4 years with family. The neighborhood is in transition—it’s one of last areas where people can afford to buy a home. Columbia City and New Holly neighborhoods are becoming revitalized.

Stark: Lives in Wallingford/Fremont. Moved Seattle from New York City 10 years ago. He owns a small house that he wouldn’t be able to afford with today’s prices. His neighborhood is changing—with increased property values, housing development, and traffic—yet there is a strong sense of community.

Stuart: Lives on Capitol Hill where he rents an apartment with his wife. They moved from New York City 5 years ago. They’d like to buy a home, but they’re disappointed with the options they’ve seen so far. He and his wife want to live in the city, but they aren’t able to afford it.

Ruth: Has lived in West Seattle since 1965. The diversity—economic, ethnic, social—makes the neighborhood appealing. She’s seen a great deal of change in the area—increased traffic and staggering property value increases. She likes the neighborhood and hopes that it doesn’t lose its individuality.

Mary: Lives in Squire Park, on the edge of the Central District. She moved to the neighborhood 33 years ago. She and her husband bought the house for a relatively low price because it was a V.A. repossession. She’s divorced now and lives with a housemate.

Conrad: Lives in Seward Park. He bought the home in 1960 for $15,000. It is zoned for RS9500. Property taxes used to be under $100, but now they’re $2600 per year. He receives calls once a month from realtors making offers on his home. He has no intention of moving.

Maureen: Lives in West Seattle, six blocks from where she grew up. Her parents bought their home for $12,500. She has three grown children. Her daughter pays more for rent than she does for her house payment. She feels that buying a home is a big issue for young people today—it’s difficult to afford one.

Scott: He moved to Seattle from New York City 12 years ago. He’s seen many changes in the area since then. He used to live downtown until the high cost of rent pushed him out of the city to Wallingford. Three years ago he and his friends scraped $300,000 together to buy commercial property on Capitol Hill. The value has more than doubled. He enjoyed the city life when he lived in New York City, and doesn’t mind development in general. He is concerned, however, about the management of development in Seattle, and the short term thinking that is prevalent among local developers. As a business owner, he has concerns about traffic, parking, and access.

Part II

Symbol Story Board Exercise 

Pedestrian Friendly: Most important. This is an important safety issue—especially for families with children. Adequate cross crosswalks, sidewalks are needed in neighborhoods, as well as trees. Participant believes Seattle has lost many of these amenities in the 20 years that he’s lived here.

Safety & Security: Most important. Theft and car prowler issues are a concern. Those are exactly the kind of issues that drive people out of a neighborhood.

Shopping: Depends. It’s important to have stores nearby so that driving isn’t a necessity.

Community Input & Development: Important. Seems obvious that a community would want input into the development of their own neighborhood.

Infill Development: Depends. It seems as though infill will happen naturally, along with common land use changes, i.e., when a gas station closes down and the land is used for another purpose. Infill development is an automatic by-product of capitalism.

Non-traditional Families: Most important. Providing affordable housing is very important. Participant grew up with a single mom, who worked hard as a teacher and raised 2 children. 

Young Adults: Less important, though it depends on the situation. There should be opportunities for young families to buy a home. The participant who commented on this is a young man himself, and isn’t planning to buy a home any time soon.

Nearby Neighbors: Depends. The participant currently lives in a friendly neighborhood and really enjoys the interaction.

Schools: Most important. Good schools will attract more people to a neighborhood.

Transit Demand: Most important. No comments noted.

Traffic Congestion: Important. This is a big issue. Shopping, free time activities, recreation, etc. creates traffic congestion. It must be addressed.

Design Quality: Most important. No comments noted.

Community Facility: Less important. No comments noted.

Livable Neighborhoods: Most important. No comments noted.

Parks & Playgrounds: Most important. No comments noted.

Diverse Communities: Most important. No comments noted.

Home Ownership: Important. People should have the opportunity to buy a home. It’s part of the American Dream. If you own your home, you generally take a greater interest in it than if it was rented.

Fiscal Impacts: Toward least important. New development can add to a municipal budget, but new development also costs homeowners more.

Privacy: Very important. Protecting the quality of one’s personal space is important.

Affordability: Very important. It’s important, but it can bring unwanted change. It can destroy a neighborhood.

Open Space: Very important. It’s critical for communities.

General Participant Comment:

In England, housing development used to require that for every eight units, there must be one acre of open space. We have lots of open space in the Seattle area—let’s do it (development and housing) right.

Public Space – added card: Shared community space is important; it provides a place for people to come together.

Parking – added card: More on and off-street parking is needed. It should be near/connected to public transit links. How many spaces should each home/unit have? Perhaps there should be a tax for extra cars—this might encourage folks to walk or use public transit more. Car sharing could help.

Garden Apartments: Acceptable. This type fits within the context and feel of residential housing. Garden apartments are an attempt to preserve the residential feel of a neighborhood.

Townhomes: Depends. This could be a good option if the structure is built well, and if the style and design are thoughtful. The structures should include basements and thick walls for privacy and increased safety in case of fire.

Small Lot Single Family Home: Most important. They use less land than the typical single family home. Most people want to own a home with a yard. The smaller lot provides that, but with a more efficient use of space. Older people are more willing to give up their home and yard because the responsibility of keeping it up becomes too difficult.

Duplex, Triplex: Not very desirable options. In order of importance: 1) small lot single family; 2) duplex; 3) triplex.

Residential High-rise: No comments noted.

Residential Mid-rise: Depends on the design. If the quality is good, then this option is acceptable. 

Part II a

Participants rearrange the cards

Fiscal Impacts: More important. This becomes a big issue when people are priced out of their community.

Home Ownership: More important. No comments noted.

Public Space: More important. No comments noted.

Traffic Congestion: Less important. The participants who used to live in New York City use transit here in Seattle more often, so this became less of an issue for them.

Garden Apartments: Unacceptable. This type of housing usually means uniform, plain, and “fake” looking neighborhoods.

Water & Sewers: Important. No comments noted.

Part III

Simulated Project Review Process

Single Parent Family:

· Residential Midrise: Goes better with duplex and retail. Must be built and designed well. Should include basements and retail space. Must have amenities nearby—shopping, playground, etc.

Examples: 

1) Westwood Village in West Seattle. The units are always full. When one goes on sale, they’re resold right away.

2) Greenwood Gardens. Built 25-30 years ago. This development was torn down 5 years ago because they were considered too dense.

· Community Safety & Security: Would be met by midrise development. Security is increased with dense development.

Mixed Income:

· Community blight: Participants voiced concern about vacant commercial lots.

· Privacy: This must be preserved through good, solid design.

· Open space: More trees needed.

Example:

1) Holland. The housing seems too dense, though open space development has been quite successful.


Small Lot Single Family:

· The lots are too small. It makes more sense to conserve land and build more densely, i.e., vertically.

· Families are more likely to prefer this type of housing.

General Question:

· How do citizens have a say in local development? If a neighborhood were to come together and offer suggestions, would their comments have an impact?

Unit Size:

· What is more desirable, large studio apartments or one and two-bedroom apartments? Families are more likely to choose multi-bedroom apartments.

Compromises that participants are willing to make:

· Midrises. Design quality is important—it must not be an eyesore.

· Midrises. Must fit within existing architectural context. The structures should provide a buffer between adjacent properties.

· Highrises. On Capitol Hill this type would be OK, but not at Alki in West Seattle.

· Highrises. The structures should include retail space. They must have tasteful design and must fit within existing architectural context. One good example is the highrise neighborhood on First Hill in Seattle.

Closing comments

· More density is needed

· Trade home ownership for affordability—if people could afford rent, they would not be so desperate to buy

· Schools are a big draw for midrise and highrise developments

· Sound proofing is important for privacy—better construction should be required

· There should be more restrictions on privately development projects to ensure quality design and construction that lasts a long time

· You can attract the people you want with high quality housing

· When a structure starts to fall apart, it changes the character of the neighborhood and decreases property values

· Good, solid construction can sustain itself for a long time

· Why bother attending community meetings? It seems that the comments given by citizens aren’t considered

Growth Management Planning Council

Regional Housing Project Focus Group

Seattle: Thursday, May 11th

Part I

Warm Up Discussion

Deb: Has lived in Central Area/Judkins neighborhood for 10 years. She’s seen tremendous growth—lots of development, good and bad changes, and a prospering community.

Ingrid: Lives in Ballard. She is a student and has rented an ADU basement apartment for the past few years. She grew up in Ballard, but won’t be able to afford a home there.

Francis: Lives in West Seattle. She purchased per home in 1984 for a price below the assessed value. Since then, taxes have tripled. West Seattle has 25’ lots because years ago people tended to spend more time outside.

Dennis: He has just recently moved to Magnolia. He bought his first home on Queen Anne. 

Pamela: Has lived in the Maple Leaf neighborhood for 10 years. She did a great deal of work on her house and sold it recently for a large amount. The plots in the Maple Leaf neighborhood are good sized, but it’s a problem when people don’t keep them landscaped. She recently moved to Magnolia, where she has a smaller yard. With her busy career and life the smaller plot is better. Taxes are high. In this new location there are issues with air traffic noise, neighbor antennas (with no permits), and homeowners who allow their yards (adjacent to greenbelt) to become overgrown and block views.

Amanda: Lived in West Seattle for the past 3 years, and has recently moved to the Admiral District. She thinks Alki Beach looks like Miami Beach—not a good thing. When she moved into her new home (Admiral District) it was affordable, but since then prices have gone way up. She wonders where the affordable neighborhoods are now.

Tom: Lives in Viewridge/Magnuson Park. He inherited the house where he grew up and now lives there with his wife. It’s on a quiet, dead end street.

Bob: Lives on Genesse Hill. He’s married and has lived in same house for 9 years. He would not be able to afford his house if it were for sale today. He has gone to some open houses recently and is shocked by the prices.

Part II

Symbol Story Board Exercise

Community Input: Very important. One participant has seen examples of unsuccessful projects in her neighborhood that were constructed/planned without community input.

Affordability: Important. One participant (the oldest in the room) said that you can’t expect to room right back into the neighborhood in which you grew up, you have to “pay your dues” first—it takes time. The quality of construction and provision of adequate parking shouldn’t suffer just because the structure is “affordable.” Communities should share the burden—one participant said they wouldn’t mind paying more so that affordable housing could exist.

Fiscal Impact: Very important. Impact fees aren’t charged for new developments, but these owners should be paying their fair share. This is especially true for West Seattle because homeowners have already paid impact fees. The water pressure is so low in some areas of West Seattle that one participant suggests either a moratorium on building, or the construction of a new water tower. In Boulder, Colorado, the impact fee is $30,000 per unit—that seems fair. The Port of Seattle adjusts taxes to encourage commercial growth, but homeowners end up paying for the impacts. For example, Zymogenetics doesn’t pay property taxes. Overall growth seems to cost more money than it is worth. 

Traffic Congestion: Important. The uncontrolled growth on the eastside is accelerated by the designed (i.e., sprawling) communities, the lack of sidewalks, and the car-oriented infrastructure. Employers should offer alternate schedules, i.e., the opportunity to work at home or on a part time shift.

Pedestrian Friendly: Important. For some, it’s a requirement when looking to buy a home. It’s important for social and health reasons. It encourages people to walk more, and enhances safety. In Europe, pedestrian-oriented streets provide a very different, very good sense of community. European cities also have a strong central core from which all other development radiates. 

Non-traditional Families/Diverse Communities: Important. The eastside is too “white bread.” One participant feels it’s important to expose her family to diversity.

Open Space: Important. Creating and maintaining open space is critical. Taking advantage of infill development as possible open space is also important. We see less and less sky in Seattle—it’s beginning to look like New York City.

Parks & Playgrounds: Important. These issues are related to open space issues. One participant says that it’s often difficult to find playfields for children. 

Cultural Center: The hilly geography of Seattle has helped us avoid some of the problems with sprawl that other cities experience. The city centered development (Paris) works better than poly-centered development (Los Angeles).

Design Quality: Very important. Quality materials and landscaping are important. Some developments are falling apart and look awful—solid construction is the answer. One successful example is the European cement kit houses. They are affordable and well designed.

School Impacts: Depends. There is a need for new schools, but that of course attracts people to a neighborhood.

Infill Development: One participant mentioned that it’s happened in his neighborhood and it’s terrible. The new construction “sticks our like a sore thumb.” 

Home Ownership: Important. It’s important for financial and emotional reasons, but depends on one’s personal perspective. The tax structure for homeowners is an important part of the financial stability of a neighborhood. Ownership improves the quality of a neighborhood. There is frustration because many times people can’t afford to live in neighborhoods where they grew up.

Privacy: Important. One participant mentioned that a new townhouse development in her neighborhood looks right into her backyard and hot tub, interfering with privacy.

Shopping: It changes the feel of a neighborhood. For a while, the trend in our region moved away from retail development, but the trend is shifting back.

Tree Preservation – added card: Very important for neighborhoods. Many neighborhoods used to have great old trees, now they’re being cut down. This is a real shame. The city is going to look like Ballard—it’s not a good thing. The City of Seattle’s tree planting program is great.

Part III

Simulated Project Review Process

Density. West Seattle is not willing to accept additional density. It could handle dense housing but it depends on the lot size, location, and context.

Midrise. This type is acceptable if it’s scaled appropriately and if it fits in with existing context. Safety and traffic issues are a concern if midrise developments are located near schools. Midrise development is not appropriate in single family home neighborhoods. Parks and playgrounds are important.

Highrise. The location and a mix of use (housing and office space) help make highrises more attractive. Traffic congestion is a concern. Highrises offer best opportunity for affordability. There should be a mix of unit types (low and high end) for balance, but quality must remain throughout.

Neighborhoods. The expectation (and hope, in some cases) is that neighborhoods will remain the same and not change much over time.

Transit. The quality and location of transit service often impacts where people chose to buy a home.

Townhouses. The scale of this housing type is appropriate. The architectural style/character should be similar to single family homes and should fit well with existing context. Construction and design quality is important. Developments must be pedestrian friendly.

ADU. Mother-in-law apartments. It might be difficult to reach required density with this type of housing.

General Comments. If density is increased, will the amount of open space increase as well? We are changing the character (for the worse) of our neighborhoods.

Duplex, Triplex. If duplex/triplex units are smaller, that could mean more open space on the lot. Citizens end up subsidizing affordable units with their taxes. There is a concern that some are paying for others to live in affordable units. 

Trade for Services – added card. Perhaps there could be an opportunity to offer lower rent in exchange for help with maintenance, landscaping, etc.

Closing Comments

Important issues:

· Location

· Context

· Quality design and construction 

· Retail

· Schools

· Pedestrian friendly development

· Open space

· Mix of unit types

· Management and maintenance 

Community Input. Participants feel this isn’t happening, and that it should. Development should consider and respond to citizen input/comments.

Thornton Creek. This creek is a salmon run, but flows into a pipe. The area must be daylighted to restore the health of the creek. Development needs to recognize the benefits of protecting and restoring natural areas.

Green space. We need more common, open space where people can come together. It’s an important resource.

Growth Management Planning Council

Regional Housing Project Focus Group

Bellevue: Tuesday, May 16th

Part I

Warm Up Discussion

Rick: He has lived in the Interlake/Sammamish area all his life. He bought a single family home three years ago. He also owns a duplex near Lake Sammamish. 

Eric: Lives in Redmond. He bought his townhouse 16 years ago for $72,000. People have recently offered him $170,000 for the place. He works for the U.S. Post Office, and has seen a great increase in the volume of mail on the eastside.

Mary: Lives in a tract housing development in Somerset. The homes in the development are older and they provide good views. She owns her own home.

Gareth: Lives with his parents in Somerset. He grew up in the area, and now attends the University of Washington. He remembers seeing plenty of open space and trees in his neighborhood, but that’s no longer the case. Traffic congestion is awful.

Hans: Lives with his parents in a single family home in Bellevue. His father is an architect and designed their home. He is a student at the University of Washington. Growing up in the area, he has seen a great deal of change.

Keith: He has lived in the Bellevue area for 23 years. He owns a single family home that used to sit next to a large wooded area, now that area is Microsoft.

Tim: He was born and raised in Washington, and now lives in Kirkland. He lived in an apartment in California for a couple of years, managing to save enough money to buy his 3-bedroom home.

Jim: He moved from North Carolina to Washington in 1970, and now owns 3 acres on the lower side of Tiger Mountain. He used to live in Somerset, but moved because he wanted more acreage.

Bill: He grew up in Wedgewood. He and his wife live in a condominium in Kirkland. There used to be a large wooded area near his boyhood home, but the trees are all gone now. 

Part II

Symbol Story Board Exercise

Midrise: Most important. They should be made available. These types of structures provide security.

Design Quality: No comments noted.

Residential Highrise: Most important. This type of development is spreading eastward—it’ll eventually reach the national forest. It would be great for central Bellevue and downtown Seattle. Townhouses or penthouses are desirable.

Garden Apartments: Less important. There are many on the eastside, close to the highway. This type of housing is acceptable, but not the best option. Some participants say that it’s better to use extra land for parks.

Duplex, Triplex: This type is acceptable in certain areas. Duplex and townhouse concentrations make it possible to conserve land for the community. Development should include pedestrian friendly amenities.

Pedestrian Friendly: Most important. Pedestrian friendly planning creates a greater sense of community. Sidewalks are important for any neighborhood or commercial area. When there is a lack of open/green spaces in urban areas, pedestrian friendly amenities become more important. These days, no one seems to know his or her neighbors—pedestrian friendly neighborhoods would improve this situation. There needs to be some place where people can come together.

Shopping: Less important/depends. Depends upon how it’s designed. Strip malls on the eastside were done well in part because they provide ample parking.

Transit: Least important. “I don’t want anyone telling me I can’t drive.” One participant thinks city and county should expand the roadways. He also thinks it’s important to have a choice between driving and using public transit. The cost of gas determines how often one uses their car—often times driving costs less.

Impact of Schools: Important. New housing often leads to overcrowding in the schools. It’s important to make sure class size, classroom resources, and student/teacher ratio are sufficient.

Community Input: Depends. People should have the freedom to do what they want with their own property.

Parks & Playgrounds: Depends upon the location. 

Open Space: Most important. One participant lives across from an open space area and really enjoys the amenities.

Non-traditional Families: Most important. Society must provide for these people—“the statistics are frightening.” Open space is needed just as much as adequate housing.

Infill: Least important. It’s better to design these areas for open space, not housing.

Affordability: Important. It is unfortunate that young people who graduate and go to work can’t afford an apartment on the eastside. One participant wonders how single parents can manage financially. 

Home Ownership: Most important. People take pride in what they own. It’s the American dream.

Community Safety & Security: Less important. This has never been much of a concern due to (what seems like) a large police presence on the eastside. One participant’s wife won’t walk alone. Perhaps some people are becoming more untrusting because of perceived/learned fear.

Traffic Congestion: Most important. Car pool lanes aren’t well thought out.

Fiscal Impacts: Depends. In general, increased growth equals more money for city government, hospitals, fire, and police. It’s important that revenues match a region’s priorities. There’s no shortage of money; the city has just made poor choices. We will run out of clean water by 2020. This is an issue that we must work on right now. 

Diverse Communities: Less important. People naturally move to areas that they’re most comfortable with. In addition to ethnic diversity, there is the diversity of age groups.

Long Term Planning: Very important. No comments noted.

Young Adults: High priority. Our children are our future.

Community Tree Preservation: Very important. Green space is needed, not just trees.

Privacy: Important. This issue is related to design quality. Thick, insulated walls provide acoustical privacy. Quality design with good materials are necessary.

Common/Community Areas: Depends. This becomes more of an issue in dense areas and with older citizens. Shared resources, such as parks and libraries, are important because they bring people together.

Small Lot Single Family Home: Least important. They should be located on the fringe of downtown urban areas. This type of housing is best for young families because they are generally more affordable.

Part II a

Participants rearrange the cards
Transit: Most important. The City of Seattle voted against a light rail initiative in 1972—that was the biggest mistake. There’s a need to get more cars off the road. The availability of public transit is important for weekend use, recreating, and sporting events. Let’s learn from the successes of other cities. Public transit must be made more convenient and efficient.

Shopping: Depends. There’s always a need for convenient shopping—grocery and other—especially for families with children.

Small Lot Single Family Home: Most important. This type of housing works very well in Tucson, Arizona where the lots are separate, private, and include a small yard. It’s a better option than townhouses, and it’s still possible to achieve the needed density. 

Design Quality: Most important. Good quality materials draw people to a particular home. A good designer will make the best use of space.

Traffic Congestion: Most important. I-605 will push urban growth boundary into undeveloped, green areas. Some want this expansion; others don’t.

Affordability: Least important. If some areas won’t build low income housing, who will? The market should determine housing values, and the government should stay out of housing market.

Part III

Simulated Project Review Process

First Option:

4 Midrises. 25 units per acre; 1 acre left over for a transit station. This option includes a mix of affordable and market rate housing, open space, and community facilities.

2 Highrises. 1 for the elderly; 1 for non-traditional family housing. Community facilities and shopping must be located within walking distance. Quality design and construction will ensure privacy. Pedestrian friendly amenities are needed.

Second Option:


4 Midrises situated around an open space and common area.

Growth Management Planning Council

Regional Housing Project Focus Group

Bellevue: Wednesday, May 17th

Part I

Warm Up Discussion

Ethan: He has lived in Bellevue (Factoria) for 12 years. He owns a single family home. One of his friends, who is a quadriplegic, finds it difficult to find a home that is handicap accessible. 

Jan: She has lived in Issaquah for the past seven years. She found it difficult to find her home—she had to spend three months in a motel before the search was over. Her son just graduated from college and he and his wife are looking for a home. They are shocked by the high rents being charged for both houses and apartments.

Kathy: Lives in a single family home in Somerset. She grew up in the south end of Seattle, and her husband grew up in Woodridge.

Ed: He grew up in Mount Vernon, and now lives in the Totem Lake area. Before buying his home, he lived in several apartments. His home has tripled in value, but so have the taxes. The traffic in and around his neighborhood is terrible.

Tim: He is a pastor and lives in Redmond. He owns his own home.

Mickey: He grew up in Seattle, and has lived for the past 12 years on Union Hill. He owns his own home.

Louise: She moved from Spokane 31 years ago and has lived since then in Newcastle. Her home is paid for and is now of course, worth much more. The traffic near her home on Lakemont Blvd. has improved.

Kelly: Lives in a four-unit townhouse in Bellevue. She spent one year looking for a single family home, but didn’t find one. She feels that her townhouse is a good compromise. She has lived there for the past two years.

Barbara: Moved from Oregon 16 years ago. Lived in Ballard, then moved to Issaquah. She works in Seattle and says the commute is terrible. She has seen a great deal of development since moving to the plateau. The greenbelt is disappearing and traffic problems are increasing. Many of the apartments were built before roadways were in place. The main boulevards on the eastside are wide and often encourage speeding. 

Chris: She is a native of Washington state, and has lived on the eastside for 30 years. She bought her home 27 years ago, located one half mile from the Bellevue central business district.

Rick: Lived for nearly three years in a single family home in Duvall. The location was too far from the city, so he moved to the eastside and has been there for the past nine years.

Part II

Symbol Story Board Exercise

Home Ownership: Most important. It’s better to have more owners than renters. When you own something, you generally invest more in it.

Traffic Congestion: Very important. One participant moved back to Seattle from Duvall because of the long commute. The concurrency laws are ridiculous—it makes no sense to build housing and commercial developments before a road infrastructure is in place.

Highrise: Depends. Some would want to live in a highrise, but others wouldn’t. It’s more appealing if the highrise is a condominium where people can buy their units, as opposed to a group of rental units. 

Midrise: Less important. Midrise development is more appealing than highrise development because the scale fits better with single family homes. Midrises also provide space for businesses.

Fiscal Impact: Depends. As a homeowner, one tends not to think much about this. It doesn’t seem that additional housing developments would necessarily provide more revenue for city/community services. Medina, for example, doesn’t have a solid tax base, so the community can’t afford their library. There needs to be more commercial activity that can provide revenue.

Garden Apartments: Less important. The preference is for condominiums rather than garden apartments. When you move to the suburbs you want your neighbors to stay and to invest in their community. Apartment renters are generally more transient. 

Affordability: Depends. It can bring down the value of homes in the same neighborhood. Yet, you want your children to be able to afford a home, you want them to have the same chance you did. This is a difficult issue.

Small Lot Single Family Homes: Desirable, most acceptable. It’s great for young couples just starting out. There’s potential to build a sense of community.

Young Adults: Less important. This isn’t such a big issue on the eastside. There are more families and professionals who can afford to buy a house.

Pedestrian Friendly: Depends. It’s important that shopping and services are within walking distance from your home. Paths and sidewalks can help enhance a community.

Duplex, Triplex: Depends. It would be OK, but only in certain areas. This type of housing wouldn’t be appropriate in single family neighborhoods. Duplexes/Triplexes can conserve land.

Diverse Communities: Depends. Most new housing developments cater to people in the same income bracket. People who can afford it tend to have similar interests, lifestyles, etc. Participants wonder whether people within a higher income bracket would want to live near lower income families, and vice versa. They are not sure whether a diverse mix would work. One participant mentioned that he misses the diversity that he sees in Seattle—there is little diversity on the eastside. Habitat for Humanity is currently building apartments in Newcastle for Cambodian families. These people will be moving from Seattle to an area that is isolated and that offers few services. Is that a good thing?

Infill: Acceptable. Using available, underutilized space is great.

Community Input: Depends. It’s important, though it seems that citizens’ suggestions are rarely acted upon.

General Comment: Place townhouses behind single family homes—they will probably be better maintained.

General Comment: There are successful examples in Bellevue where commercial development is located in a separate area, with midrise developments used as a buffer zone. 

Safety & Security: This is more of an issue with apartments. You’re better off in a small lot single family or regular single family home.

Community Tree Preservation: Least important. Preserving trees means that building is restricted. This issue doesn’t relate well with the issue of affordability—you either save trees or build a house.

Privacy: This is not an issue for single family homeowners. Creating and maintaining privacy has more to do with landscaping than with design.

General Comment: Noise is also a privacy issue.

Nearby Neighbors: Between important and less important. If you could pick your neighbors, that would solve many problems, but of course you can’t. One participant lives next door to a young couple that has parties all the time. There is also a young boy that plays his music to loud, and two dogs that bark all night. Perhaps money determines how private a neighborhood is—the wealthier the area, the more private.

Non-traditional Families: Depends. You choose the neighborhood that is the best fit for you. One participant is a single parent, but lives in a neighborhood with all traditional families. Should there be a particular housing type for non-traditional families?

Shopping: Most important. At present, most housing development happens first, then commercial development begins. Commercial development should come along with housing.

Parks & Playgrounds: Most important. Every type of housing development should include a defined area for park and/or playground areas.

Transit: Most important. It takes a decade for public transit infrastructure to catch up with an existing development. Transit should be addressed before a new development is planned. On the Sammamish Plateau, public transit isn’t available, yet there is a great deal of new housing development.

Community Facilities: Most important. Many of us live in our particular neighborhoods because of the community facilities. For some, it’s very important that services be within walking distance from their home.

Townhouses: Important. There should be a mix of this type of housing, but not too much. Townhouses are similar to duplexes/triplexes because they’re affordable. For some, it’s a good first step before they buy their first single family home. 

School Impacts: Extremely important. One of the participant’s sons attended a school that was designed for 600 children, but enrolled 1,200. Another elementary school in the area was designed for 500 students, but now enrolls 700. New housing developments must have a 50% occupancy rate before a new school is built to accommodate the children. In Issaquah there have been higher impact fees due to increased development, and the citizens had to fight hard for it. In some schools there, there are five separate classes for each grade level. Such large class sizes lower moral for the students.

Open Space: Extremely important. So many wooded areas are disappearing. Deer are coming into the neighborhood because their habitat has been diminished. The Mountain to Sound Greenway is a good thing, although 15’ greenbelts aren’t enough.

Design Quality: Extremely important. Poor design and construction quality decreases the value of a home, as well as the homes nearby. 

Part II a

Participants rearrange the cards
Garden Apartments: Depends/important. 

Home Ownership: Depends. This just isn’t as important. With homes costing $300,000 to $400,000, the reality is that not everyone can afford to buy one. 

Rental Availability – added card: Important.

Housing for the Disabled – added card: No comments noted.

Part III

Simulated Project Review Process

Scenario A:


1 Townhouse; 12 units per acre


2 Garden apartments; 20 units per acre


2 Midrises; 25 units per acre


2 Extra units with space enough for a park


Qualifiers:

1) There must be community input on the design and location of the housing types

2) There must be plans for transportation, schools, playgrounds and community facilities

3) Open space is important, but it’s difficult to plan into the given 5 acres

Comments:

1) Single family housing isn’t an option here

2) Affordable units could be mixed throughout the development

Senario B:

1 Highrise; 50 units per acre


Qualifiers:

1) Include space for shops on lower level

2) Build penthouses on the top level to pay for some affordable other units 

Garden Apartments; 20 affordable units


Qualifiers:

1) Include a pool and/or other amenities

Townhouses; 12 affordable units

Duplex/Triplex; 12 units (some affordable)

Open Space; one acre

Scenario C:


2 Highrises, with 3 acres of open space left over



Qualifiers:

1) Include amenities, i.e., parks, playgrounds, a swimming pool, parking space

2) Have shopping at street level

3) Offer a mix of affordable, mid-range, and more expensive units

4) Resident diversity is important

5) Have only one elevator—this enables more contact with fellow residents

6) Development must be pedestrian friendly, and be located near a bus line

Scenario D:


1 Highrise; 50 units per acre



Qualifiers:

1) One acre to be used for open space

2) Must have access to public transit

3) Include some affordable units

1 Midrise; 25 units per acre


Qualifiers:

1) Must be pedestrian friendly

2) Include some affordable units 

3) Must have access to public transit

Garden Apartment; 20 units per acre


Qualifiers:


1) Design and construction quality is very important

2) Must take traffic congestion issues into account

3) Must be pedestrian friendly and linked to surrounding community

4) Community should be involved with planning and design

Small Lot Single Family Homes; 8 houses per acre


Qualifiers:

1) Must be pedestrian friendly

2) Traffic congestion issues must be taken into account

3) Schools—is there adequate space to accommodate more children?

General Comments:

1) New housing developments in Issaquah are very dense, and have play areas only large enough to accommodate 10 children. Will this work?

2) Many people are beginning to mistrust developers who have built on the Plateau.

3) Why don’t developers pay more, i.e., impact fees and taxes?

4) A higher percentage of impact fees should be given back to the community.

5) The participants prefer smaller (i.e., 4-plex) townhouses rather than highrises.

Growth Management Planning Council

Regional Housing Project Focus Group

Bellevue: Thursday, May 18th

Part I

Warm Up Discussion

Barbara: She has lived in Medina for the past 40 years. She owns her own home, and it is now worth a small fortune. Barbara has two children; one of her daughters owns a small home.

Joe: He grew up in the Ballard/Greenwood area. He works at Microsoft and has lived in Redmond since 1984. The price of his home has doubled. He likes being close to work and his children’s school. Joe is a member of the Redmond Growth Management Council.

Greg: He purchased his home near Lake Sammamish for $65,000 in 1986. It’s worth $150,000 today. Some of the homes in his neighborhood are selling for as much as $435,000. He has worked from his home for the past 10 years. He now commutes to Redmond every morning. Greg’s wife works across the street from their home, so she avoids all traffic problems.

Barett: Lives in Woodinville with his parents. His family has lived in the same house for 14 years. He is a student at the University of Washington. His commute on SR 520 takes 45 minutes to one hour and a half. Barett prefers living on the eastside because of the wooded areas.

Denise: Moved to the area in 1978 and lived on Union Hill. This was too far away from the city; no one would visit her. Now she lives in downtown Redmond, but still owns her first home on Union Hill. The value of her home in Redmond has doubled. She owns a third home in Canyon Park that she purchased seven years ago for $130,000. It is worth $240,000 today.

Wally: Purchased his home in 1972. He will continue to live there for the next couple of years. His children bought homes at Sand Point and at Ridgeview before the big increase in housing prices. He insures homes in the Medina area, and is amazed at the soaring property values. The high salaries (i.e., Microsoft) in the region have tilted the balance in the local housing market, increasing the average price of homes.

John: He is from Sidney, Australia and now lives with his wife on Mercer Island. He lives in the “worst house on Mercer Island;” a 900 sq. ft. substandard, post WWII home. The home belonged to his wife’s aunt, and had been used as refugee housing for a long time. It is now in very poor condition.

John: He is originally from Minnesota and now lives in Issaquah. He purchased a 3 bedroom rambler for $64,500 in 1981, when interest rates were 16-18%. This house in now worth $250,000. He purchased a second home in the Bay area for $150,000 in 1989. He worries that his children may not be able to afford their own homes. Recently, a few low-income homes have been built in his neighborhood. They were well done. 

Part II

Symbol Story Board Exercise

Affordability: Most important. For many, this is their first consideration when buying a home. It’s important to have a balanced approach when seeking housing in this densely populated region—you may have a smaller house and yard, but you might have more amenities overall.

Community Facilities: Important. For some, having community facilities nearby—especially schools and parks—is a top priority.

Garden Apartments: Depends/less important. This type of housing is not acceptable in the current living situation (“current living situation” was not specified).

Traffic Congestion: Most important. Driving in heavy traffic makes people crazy. It’s remarkable to see the negative changes brought about by increased auto traffic in the region. One participant rides his bike or the bus everyday. He feels that driving alone in your car everywhere is the most selfish thing one can do.

School Impacts: Depends. Some prefer that schools be within walking distance from their home; others would like to live farther away from schools.

School Quality – added card: Most important. People will choose the location of their home based on its proximity to good schools.

Shopping Depends. Having it close by is important, however too many commercial districts can be a negative thing. There should either be more large “one-stop-shopping” stores, or a greater number of smaller stores within walking distance. The problem with smaller stores is that they don’t carry enough, so people end up driving to the larger shopping centers.

Safety & Security: Most important. This is less of an issue in Seattle, than in Chicago for example. Yet it is still an important consideration.

Non-traditional Families: The participant responding to this issue said that she’s conservative, that she doesn’t believe in divorce. She does, however, believe that housing must be provided to accommodate the needs of non-traditional families. “There are an alarming number of single parents in America.”

Duplex, Triplex: Depends/less important. Perhaps couples would be more interested in this type of housing once their children have grown.

Parks & Playgrounds: Most important. One participant says there are not enough playfields near her home. We are losing so much land to development. It’s becoming increasingly important that we preserve land for playgrounds and parks.

Pedestrian Friendly: This issue could be important, depending on where you live. The participant responding to this issue doesn’t live in a neighborhood with sidewalks, a lot of traffic, or shopping areas. She likes the way some shopping areas in Bellevue encourage walking. 

Small Lot Single Family Homes: Depends. For many, it’s important to live in a single family home, and it’s important that their children have that opportunity someday as well.

Home Ownership: Most important. Some would rather own their own home as opposed to an apartment. The ideal situation is to own a home at a relatively young age, so that you’re able to afford a better home later on.

General Comment: Everyone is buying homes for the long haul.

Infill Development: Least important. The preference is for less densely developed areas and more open space.

Nearby Neighbors: Less important. This issue is not as big a priority because many people don’t socialize much. However, participants said they like having neighbors.

Displaced Wildlife – added card: Most important. There is no place for animals to go. One participant says that his wife has given up on growing roses because of the deer that come into their yard. Often times wildlife gets locked in gated yards, or are unable to pass through property (i.e., golf courses). Cougars, deer, salmon and their habitats are negatively impacted on a regular basis.

Transit Demand: Most important. One participant tried to use public transit for her commute between the Sammamish Plateau and Bellevue, but there were no connections to the park and ride. There is a demand for more public transit—if it’s convenient, people will use it. People currently make use of community park and rides and church parking lots, but there seems to be fewer buses today, even with the population increase. With increasing sprawl comes a challenge for public transit planning because jobs are scattered around the region—not everyone works downtown anymore. The physical geography of Seattle also creates planning challenges.

Design Quality: Less important. There is no desire for “cookie cutter” houses. In Black Diamond for example, there is a sea of identical roof tops placed closely together.

Townhouses: Less important. This type of housing is acceptable, but not desired in the participant’s neighborhood. It can be a good option for young people.

Community Input: Very important. New housing must fit with the existing context of a neighborhood. The community should have a say, and developers should respect the comments from the people who live there.

Fiscal Impacts: Less important. Some feel that the city doesn’t collect taxes to make a profit; they just collect to cover costs. Others think the city makes a profit on development, therefore any decisions the city makes regarding development could be considered a conflict of interest.

Residential Highrise: Least important. You can see them in Redmond from the highway. They’re awful looking and they block the views. One participant said that highrises are “evil, I hate them.” This type of housing would be appropriate in downtown Seattle or downtown Bellevue, but not downtown Redmond. 

Additional comment: Why wouldn’t residential highrises be appropriate in downtown Redmond? We should keep density in the urban areas, and keep other areas open.


Reply:
There are other ways to do it. Participant doesn’t want this type of development in 

their neighborhood or in the suburbs.

Open Space: Depends/less important. It is costing all of us. We have to sacrifice space for housing, otherwise prices will continue to rise. One participant grew up on Capitol Hill in a dense neighborhood and remembers playing in the street and at Volunteer Park.

Young Adults: Depends. No comments noted.

Residential Midrise: Depends on the context of the neighborhood.

Privacy: Most important. Everyone deserves privacy. Walls should be thick enough so that you don’t hear each other. People should be able to sit on their deck without seeing their neighbors.

Trees: Very important NOT to have many trees. With a lot of trees it’s dark so people need their lights on all the time. Taking down trees is OK, especially the large ones (i.e., 100’). We do need more deciduous trees, however. 

Diverse Community: Depends/least important. Participant doesn’t want to live with different cultures; she is happy where she is. The first thing foreigners should do is learn the English language. She doesn’t like to hear parents speaking to their children in a foreign language. Living in a neighborhood with a diversity of ages would be OK. Participant would rather not live near low income neighbors—it would depend on their education level and lifestyle.

Additional comment: We take advantage of Asian commerce in our region, so we are influenced by other cultures.

Youth Activities – added card: Most important. This is especially important for teenagers. There are few community centers or youth clubs in the suburbs.

Part II a

Participants rearrange the cards
Open Space: Most important. King County adds density by short-plotting lots. For example, with the “Mountains to Sound Greenway,” the county took land from area residents, didn’t pay a fair price for it, then raised the residents’ taxes—this isn’t fair.

Diversity: Depends.

Shopping: Most important. Locate shopping near housing so that people drive less.

Part III

Simulated Project Review Process

Scenario A: 

4 Residential Midrises, with 1 acre for parks, playgrounds and open space

· Include a neighborhood community center in one of the midrises at street level

· Include a mix of affordable units to help create diversity (i.e., Sammamish Highlands)

Scenario B:

1 Highrise 

· Locate the highrise in downtown Bellevue

1 Midrise 

· Locate in an area that already has midrise development (i.e., downtown Bellevue)

· Locate near an existing public transit route/arterial

3 Small lot single family homes

· Locate homes adjacent to existing single family housing

· Locate on the other side (side not noted) of Bellevue Square

· This could be a transitional area for larger single family homes

· Single family homes are better than lowrises because it provides ownership

· Include a mix of affordable and market rate housing

Scenario C:


2 Midrises

· Locate on Mercer Island

· Should be mainly affordable units for single parents, seniors, young people

· Must have quality design and solid construction for sound proofing


2 Garden apartments

· Locate on Mercer Island

· These units should be market rate


1 Duplex or Triplex

· Locate on the north end of Mercer Island

· Half of the development should include affordable units

· Access to public transit would be important

· Important to have shopping within walking distance

Closing Comments

· If communities don’t want development, they will pay for the impact of that development in other communities

· Participants are cynical about developers’ perks and financial gains—many of them are becoming very rich

· Local government seems very afraid of placing restrictions on development

Growth Management Planning Council

Regional Housing Project Focus Group

Federal Way: Tuesday, May 23rd 
Part I

Warm Up Discussion
Joseph: He has lived in Federal Way for 25 years. For 22 of those years he lived in a single family home.

Richard: Lives in Federal Way and commutes to the University of Washington. He purchased his home 12 ½ years ago. The houses in the University District that are ¼ the size of his are selling for $200,000 more than he could sell his for.

Dale: He has lived in the Federal Way area for 34 years. He and his wife have seven children. He has a business and family in Federal Way. Dale currently lives on 1/3 of an acre, but plans to downsize in the next couple of years. He likes the area and plans on staying there. 

Nancy: She has lived in the area for 25 years. Her home was purchased 10 years ago for $123,000. It is located on one of the largest lots in the neighborhood, and is now worth much more. People continue to make her offers. She used to live in a mobile home park. Her 26-year-old daughter has three children and lives in an apartment that isn’t very secure. Her grandchildren have heard gunshots and seen policemen around the apartment. There is a need for housing that young families can afford to buy.

Tony: He has lived in his older home for six years. He bought what he could afford, and has been working to fix it up. He has refinanced his home loan a few times. Tony likes the open areas and schools in his neighborhood.

Jean: She grew up in Tacoma, and now lives in Federal Way in the home she purchased 35 years ago. She raised 4 children. She likes the space her home provides, and doesn’t want to downsize. Jean has seen the area grow and sprawl without much planning. It used to be very quiet in her area.

Gordie: He has lived in Federal Way for 17 years, and is now seeking senior housing in the Gig Harbor area. 

Janet: She has lived in the Twin Lakes area for 20 years. She lives in a small house near a greenbelt. The house is worth a lot more today, though she wouldn’t pay that price now if it were for sale. Her neighborhood has been re-zoned for multi-family housing.

Michele: She has lived in an apartment in Federal Way for nine years. She stayed home to raise her four children, and that’s why they still live in their apartment—housing prices are outrageous. 

Lynn: She has lived in the same apartment for nine years. The building has fallen into ill repair and the crime in the neighborhood has increased. The rent has gone up considerably—it was $665; now it’s $900. Her child is now in the 9th grade. She’d like to find a house in the same area so that her son could continue going to the same school, but she can’t save enough money.

Part II

Symbol Story Board Exercise
Affordability: Most important.

Community Facilities: Most important. Libraries, educational facilities, and community centers are important.
Community Input: Most important. People with lower incomes tend not to vote. People in all income brackets should have the opportunity to be involved and offer their input.

Community Tree Preservation: Depends. Developers bulldoze certain areas completely, leaving nothing. Trees take so long to grow back.
Design Quality: Most important. Many new building are being constructed very quickly, and with poor quality design and materials.

Diverse Communities: Most important. The area is becoming more diverse. This is an important issue in this day and age.

Duplex/Triplex: Depends. This is not necessarily a good type of housing for Federal Way—you never see it here. Duplexes/triplexes are preferred over other dense housing types. Participants like the pedestrian friendly elements of this housing type, and believe it would work best in older parts of town, i.e., Capitol Hill.

Fiscal Impacts. Depends. If there is really a need, then it’s OK. What is the tax money being used for? There is concern about the hidden costs of fiscal impacts. 

Garden Apartment: Acceptable. This type is a little more homey, with more open space and a feeling of connection with neighbors.

Home Ownership: Most important. If you live in an apartment and make improvements, you get no money back. If, however, you’re putting money into something you own, it’s a better investment. There’s a general feeling that people take better care of what they own. Homeowners are usually more interested in getting to know their neighbors, and to watch out for them. 

Infill development: Least important. There is concern about cleaning up contaminated sites before building new developments, i.e., construction on old gas station lots. Participant gave an example of a site in Olympia where homeowners built on contaminated land—the developers did something wrong. 

Comment: For single family zoning, developers can change the zone without community input. Some people lost their home because of a new park and ride that was constructed.  

Open Space: Most important. There is too much cement.

Nearby Neighbors: Depends upon the person.

Non-traditional Families: Most important. Single parents make up 25-30% of the population. These families need additional assistance beyond what they can provide for themselves.

Parks and Playgrounds: It depends on what a community already has. Improvements should be made to existing facilities and structures first.

Pedestrian Friendly: Most important. One participant lived in an apartment that provided no pedestrian friendly areas for kids.

Privacy: Depends. Some prefer privacy, while others like having daily interactions with their neighbors.

Residential High-rise: This type of housing is unacceptable unless it is located in a very dense area. Services would need to increase in these areas to accommodate the density.  Highrises might be a difficult housing option for families with children. There is concern that residential highrises can turn into “the projects.” Highrises are OK in certain areas—like downtown Seattle—where there are many small businesses and access to public transit.

Residential Mid-rise: This type of housing is OK, however there are already too many in the Federal Way area.

Safety and Security: Important. Crime is increasing due to the fast pace of growth in the area. It’s important that neighbors look out for each other.

School Impacts: Depends/most important. If the number of children increases in schools, there needs to be additional funding. New housing development is important in order to secure more money for schools.

Shopping: Depends. There are sufficient shopping options in the Federal Way area. 

Small Lot Single Family Home: Depends. This provides an opportunity for people to own their own home.

Townhouse: Acceptable. This type of housing is efficient; it saves space.

Traffic Congestion: Depends. Participant rides his bike and uses public transit.

Transit Demand: Most important. There needs to be an alternative to the single commuter. 

Young Adults: Depends. Some young people are interested in contributing to their community, while others just want to abuse the community and themselves. There should be affordable housing that is available for young people.

*At this stage, participants were asked to move one card each and explain why they were moving it to a new location.
Duplex/Triplex: Most important. This is a better option than apartments for families. You can have your own yard and share the costs with other residents. There is also storage for childrens’ bikes.

Infill development: Depends on the site. 

Comment: Federal Way has far too many apartments. It is a new city, so things have a chance to be done right. The area may need additional housing, but people don’t want more apartments. This type of housing is out of scale.

Comment: One of the reasons Federal Way broke away from unincorporated King County is because there was a real strain on local services. Federal Way was “out of sight, out of mind.”

Traffic Congestion: Most important. 

Transit Demand: Depends. “We all drove here tonight for this focus group meeting.”  Leadership is important in order to improve transit. There is a concern about how city and county funds are prioritized. Participants say that the bus doesn’t get them where they want to go. People try to carpool when the can, but people love their cars. There’s a sense that affluent people think that public transit is “good for everyone but me.”

Comment: Federal Way is a new city, and in order to get additional federal funding, the city’s population must increase.

Part III

Simulated Project Exercise
*During this session, the group worked together to answer the exercise.

5 Garden Apartments
Qualifiers:

Affordability: Half the units are market rate
Residential High-rise/Mid-rise: No high or midrise buildings in our neighborhood

Amenities: Must include greenery and landscaping

Open space

Design quality

Pedestrian friendly: Layout that connects residents to amenities within the neighborhood

Parks and playgrounds: Must be located within the vicinity

Safety and security

Community facilities: Well planned facilities are important

Shopping: Must be located nearby

2 Residential Mid-rises (24 market rate units)

2 Duplex/Triplex (20 market rate units)

1 Garden Apartment (25 affordable units)

Qualifiers:

Open Space: Shared open space in the middle of the development

Parks and playgrounds

Transit Demand: Must be accessible to public transit

Affordability: Must provide affordable housing options

Pedestrian friendly

Schools and Community Facilities: Located nearby

*Participants explain that the following scenario is only acceptable in certain areas
1 Residential High-rise (50 units)

2 Garden Apartments (40 units)
1 Park (¾ acres)

1 Small Lot Single Family Home (1 ½ acres)

Qualifiers:

Senior Housing: The high-rise and garden apartments will be reserved for senior housing

Location: Restrict where the high-rise is constructed

Garden apartment: Should be located near townhouse development

Parks and Playgrounds: Provide park space for children

Diverse Communities

Design Quality
Growth Management Planning Council

Regional Housing Project Focus Group

Des Moines: Wednesday, May 24th 

Part I

Warm Up Discussion
Glenda: Has lived in her Federal Way home for 5 years. She has a one year old daughter.

Tom: Has lived in Normandy Park for the past 12 years. He has four children. He used to own a large home, and now wishes he would have kept it. He put a lot of sweat equity into the place—this made it easier to afford in the beginning.

Alan: 45 years of age. He had a home built in Normandy Park and has adding rooms to the house. He was recently remarried and his new wife sold her home in February after five months on the market. They fixed up the home to get it ready to sell and it sat on the market at an affordable rate. This is puzzling in such a tight market. He has five daughters and two of his children live in California.

Barb: She has lived in the area for 24 years. She spent 12 years in her first home in Federal Way, then moved to a new home just five blocks away. Barb has two sons. Her parents live in the University District and are currently remodeling their home. Because of the extensive rebuilding, they will live in an apartment until the work is done.

John: He built his Des Moines home in 1954. He has 2 children who are now married and raising families of their own.

Tim: He is renting a home in Normandy Park. Before that, he lived in Federal Way for four years. He works in Issaquah and would like to move there but the housing prices are too high.

Deb: She rents a duplex in Federal Way with her two children and two dogs. She plans to stay where she is because she can’t afford anything else.

Bill: Purchased his Normandy Park home in 1973 for $24,000. He has put a good deal of sweat equity into the house, doing several major remodels over the past 20 years. In 1992, he had the roof taken off and a second story added. He and his family couldn’t afford a home of this size today. It has been cheaper to rebuild and add onto an existing house.

Part II

Symbol Story Board Exercise

Affordability: Most important. Participant had to work her way up in order to afford a house, and she wants her children to have the same opportunity. Affordable housing is important and it should be available.
Community Facilities: Most important. Community facilities are great for families and individuals.

Community Input: Most important. It’s important for citizens to have a voice in matters that directly affect their community and neighborhood.

Community Tree Preservation: Most important. It takes trees about 30 years to mature in size. It’s better to keep existing trees rather than replanting young ones that will take a long time to grow.

Design Quality: Most important. This is very important—most people probably feel this way.

Diverse Communities: Most important. One participant already lives in a diverse (economic diversity mostly) neighborhood, and can’t imagine having it any other way.

Duplex/Triplex: Acceptable/Depends. One participant lives in a community with many of these housing types, and finds nothing wrong with them.

Fiscal Impacts: Depends/Most important. 22 levies have failed recently in Federal Way. This trend is changing. In Issaquah, they aren’t keeping up with the need for roads and schools.

Garden Apartment: Depends/Most important. This housing type depends on the location and how well it fits into the existing neighborhood. 

Home Ownership: Most important. Everyone should have this opportunity.

Infill Development: Depends. It’s better than increasing sprawl by building houses farther out and adding more concrete. This is a good option for some situations.

Nearby Neighbors: Most important, though it depends on what kind of neighbors you have. One participant grew up in a neighborhood where everyone knew each other and looked after one another. Today he lives in an apartment and doesn’t know any of his neighbors. Knowing your neighbors is important.

Non-traditional Families: Depends. They are regular families; there is no difference between these families and the more “traditional” families.

Open Space: Most important. You can only put so many rats in a box before they start biting each other. The more densely you build, the more critical open space becomes. “I don’t want density in my neighborhood.”

Parks and Playgrounds: Depends on your age (i.e., if you have young children) and it depends on your need and/or interest in playgrounds. When you have a young family, it’s important to have playgrounds and parks nearby, but for older people this may not be a priority.

Pedestrian Friendly: Most important. Participants enjoy the sidewalks in Normandy Park.

Privacy: Most important. The current building situation in Magnolia is not good. They are building three houses on one large lot, with only ten feet between them.

Residential High-rise: Least important. This type of housing is unacceptable. They look awful.

Residential Mid-rise: Depends. This is a great concept for downtown Seattle, the Denny Regrade, or other similar neighborhoods. This isn’t a useful concept for Des Moines. Des Moines is the second most densely populated city in the state behind Seattle.

Safety and Security: Most important. It’s difficult to imagine a community that wouldn’t care about this issue.

School Impacts: Depends/Important. This could be good or bad.

Shopping: Least important. This issue doesn’t matter much.

Small Lot Single Family Home: Depends. Isn’t this what everyone wants? Perhaps not the elderly—they prefer condo type housing with no yard care responsibilities. 

Townhouse: Depends/Acceptable.

Transit Demand: Most important. Participants feel this issue is related to traffic congestion. One participant considers them as one and the same.

Comment: It’s ludicrous to use 100 year old technology (public transportation) to solve today’s traffic problems—there’s no personal comfort and it isn’t a viable option for many people. Cars give people a choice and it’s important to preserve that. Participant said that if he tried to take the bus to the focus group meeting, he wouldn’t arrive until 9:30 at night. The commuter train is a good idea, but unless the station is close by it isn’t a convenient way to travel. He mentions a technology that involves cars that travel along at uniform speed on some sort of computerized “track,” therefore alleviating traditional congestion problems.
Reply: The traffic congestion problem becomes worse without buses. We need a good alternative, which we don’t have right now.

Young Adults: Depends. There should be affordable housing available for young people, but the opportunity to own a home should be earned. As far as having young adults as neighbors: it depends on the people.

At this stage, participants were asked to move cards and explain why they were moving it to a new location.
Home Ownership: Most important. The pride that comes with ownership of your home (unless it’s a co-op or condominium) is important. Stability within the neighborhood (i.e., fewer changes in schools, residents) and community investment seem to be greater with more home ownership. Many people rent because that’s all they can afford; they’d like to buy a home of their own.
Residential Mid-rise: Unacceptable. Parking isn’t adequate with this type of housing—residents are only guaranteed one parking space. 

Young Adults: Less important. Housing in an affordable range for young adults tends to be of poor quality, which is unacceptable.

General Comments:

Comment: One participant is a single minority woman with children. She says people look on her differently, and it’s not just because of her lower income level.

Comment: The increasing population, as people move from Tacoma to Federal Way, is highly impacting the Des Moines area.

Comment: Used homes are like used cars. One participant’s home was on the market for five months before the first offer was made. One offer requested that he lower the asking price and carry the buyers for $30,000. He ended up lowering the asking price but refused to carry the buyer. 

Comment: Houses in good locations get bid up even if they are older structures.

Comment: The local economy in the 1990’s lagged behind the national economy. It is now at the top of the chart. There’s a gold rush phenomenon now—the same swing as the 1800’s. 

Comment: The pictures (presentation boards) shown at the focus group are not low-income housing units. [Facilitator pointed out some that were low-income units] How are we going to make them affordable? Basically the people who can afford it, pay for it—we pay for it.

Comment: High density, low cost housing usually becomes a “slum” area and is eventually torn down. 

Part III

Simulated Project Exercise
*During this session, the participants worked in three groups to answer the exercise.

General Comments: 

· Participants feel that this simulated project exercise is a scam; they don’t want to answer the questions. They strongly feel that the housing requirements given for the exercise are not appropriate for their community. Community input into development is most important.

· All the arterials in Des Moines are zoned for multi-family housing and it they have been built up.

· The Des Moines area has been infilled as densely as is possible, it’s jammed as tightly as it can get. 

Group 1

5 Garden Apartments (20 units each, 100 units)
“This scenario (100 new housing units on 5 acres) is too dense (clapping). I wouldn’t want it in my community, nor would I want to live there. If I had a gun to my head, and I had to choose, I’d choose the garden apartments because of the green space.”

Group 2

4 Townhouses (12 units per acre, 48 units)
Qualifiers:

No stacked units: One or two story single units only

Parking: Provide secure parking next to each unit

1 Residential High-rise (50 units per acre)
Qualifiers:

Location/Pedestrian Friendly: Located next to a commercial area so nearby residents can easily walk there

Transit Demand: Located near a metro transit center or a park & ride

Affordability: Participants don’t like the idea of subsidizing affordable units. How do you have subsidized housing and not have problems with drug use?

Landlord/Management: Housing management on site should represent a mix of income levels—it’s important

Group 3

The last group of participants felt that the housing scenario proposed was not acceptable under any conditions in Des Moines.

“If I had a gun to my head, then pull the trigger.”

They feel it’s contrary to their most important values, which are: 

· Tree preservation

· Safety and security

· Traffic congestion

· Privacy

· Open space

· Demand on existing transit

Final comments: 

All three groups agreed with the third group and said that they would not accept additional housing units into their communities. 

Growth Management Planning Council

Regional Housing Project Focus Group

Tukwila: Thursday, May 25th  
Part I

Warm Up Discussion

Will: Bought his home in Covington five years ago. He used to live in the Bay area, but moved to Seattle because of high cost of housing. He has seen many zoning changes in his neighborhood.

Sylvia: Lives in a 4 bedroom, two story home in Renton with five children. She purchased the house 7 years ago. 

Name?  She and her husband lived on a homestead in Alaska for many years, and loved the wide open spaces. They moved to Renton 15 years ago, but have decided to move to Bainbridge Island where they are building a new home. Renton just feels too big. They have both seen the traffic problems worsen in the area in the last 15 years.

Bob: Purchased his home in Kent 12 years ago. He’s happy in the area. He retired six years ago. He is very concerned about the lack of secured housing for the mentally ill. Many of these people are dumped into the streets without any options. Someone needs to help them. 

Larry: He has lived in Renton for 10 years, and has lived in this region all his life. He has built additions to his current home, tripling its size. His wife runs a daycare business from their home. They also have a vacation home on Hat Island near Bainbridge Island. They often go there on weekends to escape the craziness of the city.

David: Grew up in California. He has lived in the Renton area for 28 years and loves it. He sells real estate. He is selling his current home with six acres and searching for a new home with more property for horses.

Kian: He just recently moved to Renton from the University District in Seattle, where he had been living for the past six years. He had to move because of the high cost of housing. Growth management issues interest him, though he doesn’t know much about them. He commutes everyday to the University of Washington with his car.

Kathy: Lives in Kent in the home she and her husband built three years ago. They are building a new home in Kirkland, and will move there soon. Her husband Michael is a builder and is interested in how growth management issues (he doesn’t think the growth boundary makes much sense) are affecting housing in the region.

Part II

Symbol Story Board Exercise

Community Input: Most important. No comments given.

Community Facilities: Most important. We should have these in our community so that we don’t have to drive as much.

Garden Apartments: Acceptable. This type of housing is better than a highrise; it fits within the context of a neighborhood.

Home Ownership: Most important. It’s obvious who owns their home; owners generally take better care of their home than renters do. 

Diverse Community: Important. Any race or income level is acceptable.

Tree Preservation: Depends. Landscaping is important, but participant feels no emotional attachment to trees. If development requires that trees be cut down, it’s no big deal.

Parks & Playgrounds: Less important. These spaces are great, providing a place for community to gather. It’s important to know how a city “acquires” a park, i.e., is land taken away from potential development? If so, a park would be less desirable.

Infill Development: Most important. You see this everywhere in Kent. It’s critical to use every bit of land.

Non-traditional Families: Most important. It’s important to provide affordable housing for these folks, though it may not be realistic in higher rent neighborhoods. 

Townhouses: Depends. They are great for some people; it depends on your lifestyle.

Traffic Congestion: Most important. This is a big issue here; it affects everyone. One participant drives from Kent to the University of Washington campus everyday with his car. He would rather drive than take public transit.

Transit Demand: Depends. If public transit were more efficient, it would be better.

Safety & security: Most important, for obvious reasons. Everyone wants a safe neighborhood.

Pedestrian Friendly: Important. Neighborhoods need this.

Nearby Neighbors: Least important. No comments given.

Design Quality: Important. It costs more to build quality construction, but it’s so important. If quality materials are used, the structure lasts longer. Quality design increases a neighborhood’s property value. It’s like a bad dream to see a development where all the houses look the same.

Duplex, Triplex: Less important. It depends on the location. This type of housing is a good alternative to apartments.

Privacy: Most important. No comments given.

Small Lot Single Family Homes: Least important. There isn’t that much land open for building—we need to think about density.

Open Space: Most important. No comments given.

Affordability: Depends. This is a tough issue to understand and to discuss.

Housing for the Mentally Ill – added card: Important. More housing is needed for these people. With increasing housing density, it is more likely that you’ll encounter folks who are mentally ill. Without adequate housing, these people will be wandering around with no where to go. High density areas won’t be safe until this issue is addressed.

Shopping: Less important. Stores should represent the community. Shopping centers are the same everywhere you go—chain stores aren’t the way to go. There should be a variety of local businesses, not just national chain stores. Local businesses should have the chance to thrive. 

Highrise: Depends. This type of housing is good because it increases density. There were no strong opinions about highrises—they’re OK.

Fiscal Impacts: Important. Fees should follow/reflect the needs of the community. There is concern about how certain developments and projects are initiated, i.e., what projects get funded? How are those decisions influenced? Who pays for it? The people who benefit from the improvements should help pay the cost; folks who don’t benefit shouldn’t have to contribute.

Residential Midrise: Less important. It depends on the location.

Young Adults: Depends. The participants weren’t sure how to respond to this one.

School Impacts: Less Important. One participant says all homeowners in Kent had to pay $3,200 for a school impact fee, whether the residents have children or not. The fee seems unfair for those who won’t benefit from any improvements.

Government Fiscal Responsibility – added card: Most important. The money government collects is poorly managed. We should all hold government accountable because this affects everyone. More audits should be done.

Comment: At some point, growth management just doesn’t work. We will have to open the growth boundary to relieve the pressure of density, population, and traffic.

Part II a

Participants rearrange the cards
Young adults: Least important. No comments given.

Part III

Simulated Project Review Process

Scenario A:


1 Highrise, with 1 acre park

· High quality design and construction

· No “eyesore” designs

· Must be surrounded by one acre park with trees

· Includes some smaller, affordable units

1 Midrise

1 Garden Apartment

1 Small lot single family home on ½ acre plot

1 Duplex/Triplex on ½ acre plot

· Must include a mix of affordable units through out each housing type

Scenario B:

1 Highrise; 50 units

· Includes 33 affordable units

1 Midrise; 25 units

· Includes 15 affordable units

23 Small lot single family homes

1 Duplex/Triplex

· All units must be affordable

· Includes sufficient parking space

Scenario C: 

1 Midrise; 50 units

· Includes 2 affordable units

· Good quality design and construction

2 Garden Apartments

· Market rate units

· Good quality design and construction

· Must be located in residential area, not commercial

1 Duplex/Triplex

· Good quality design and construction

Growth Management Planning Council

Regional Housing Project Focus Group

Shoreline: Wednesday, May 31st
Part I

Warm Up Discussion

Jenifer: Purchased her home in Shoreline 22 years ago. She used to own a real estate company that specialized in single family homes.

Gwen: She has lived in her own home in Shoreline for the past 13 years. She used to live in the Greenwood neighborhood of Seattle, then moved to eastern Washington with her husband.

Hieu: He has lived with his wife in Seattle since 1991. They used to live in an apartment on Lake City Way, then they bought a home in Shoreline. It’s an older home on a large lot. They like it because it’s located near shopping and public transit routes. They have done a great deal of work fixing it up.

Ronald: He bought his Shoreline home in 1958. He sold this home 12 years later for double the money. He is a carpenter, and built the home he and his wife currently live in.

Richard: He has lived in the Seattle area for 15 years. He has owned a home in Richmond Beach for the past six years. Before moving to Richmond Beach, he and his wife lived in Mount Lake Terrace. He feels that the current subdivision of lots in Richmond Beach is out of control. The lots are far too densely developed.

Gwen: She purchased her Shoreline home in 1962 for $12,095. She has four children and is recently retired. She has been working to find an assisted living arrangement for her parents in Northgate, and just found a place with no trouble.

Eric: He has recently graduated from college, and is living with his parents in Kenmore. Rent is so expensive, but he’d like to move closer to Seattle. 

Roxanne: She bought her Kenmore home 13 years ago. It is right next door to her husband’s childhood home. Traffic is very bad in Kenmore. Their driveway is blocked from 4-7pm nearly everyday, so they have had to change their lifestyle to accommodate this—they just don’t go out during those times. They plan to move out of the city soon.

Part II

Symbol Story Board Exercise

Small Lot Single Family Homes: Most important. There has been lots of growth in the area, i.e., an increase in density. Many small lots are being filled with dense townhouse developments. More single family homes will help balance what the participants feel is crowding. Less density is better.

Safety & Security: Most important. No comments given.

Parks & Playgrounds: Most important. People need a place to play and walk. Often times new housing developments don’t offer yard space. If housing is dense, then open park space is that much more important.

Traffic Congestion: Most important. Traffic is awful in north King County.

Community Input: Most important. People should have the opportunity to give their input.

Affordability: Depends. It’s not as important as these other housing issues.

Nearby Neighbors: Most important. It’s nice to have neighbors around.

School Impacts: Most important. In Shoreline, new schools are built to accommodate the increasing student population. It isn’t so easy to build new schools in dense Seattle neighborhoods. Some have moved to Shoreline specifically for the school system it provides.

Non-traditional Families: Most important, though it’s not an easy issue to understand.

Home Ownership: Most important. It’s a great investment. When people own their own home, they take pride in it, and therefore usually take better care of it.

Duplex, Triplex: Depends. This housing type is OK, but the preference is for a single family home with a yard.

Diverse Community: Less important. This isn’t a priority when choosing a home.

Young Adults: Most important. It’s important that young people have an opportunity to buy a home.

Shopping: Least important. We have enough shopping already. 

Residential Highrise: Unacceptable. It is OK in dense downtown areas, but not in the suburbs, near single family homes.

Transit Demand: Most important. No comments given.

Community Facilities: Most important. No comments given.

Residential Midrise: Less important, although this type of housing is very well suited for elderly folks, and we need more housing for the elderly.

Elderly Housing – added card: Most important. There is a need for more elderly housing.

Infill Development: Important. Re-use of vacant land is important, but it depends on the location.

Zoning Issues – added card: Most important. Appropriate transitions and context must be considered for a given area, i.e., the location of the proposed development, and the density of the existing neighborhood. 

Pedestrian Friendly: Important. No comments given.

Garden Apartments: Depends on how the development fits within the existing neighborhood.

Townhouses: Depends on the location and the quality of the development. This type of housing should not be located near single family housing—it fits better within more dense areas.

Tree Preservation: Most important. No comments noted.

Open Space: Most important. This should be a priority for the city.

Fiscal Impacts: Absolutely Critical. Shoreline was recently incorporated, so it no longer has to share its revenue with other city neighborhoods. There are better schools and municipal services (fire, police) in Shoreline, and that’s why many people have decided to move there. 

Privacy: Most important. Noise is troubling in dense city neighborhoods. However, if design quality is good, privacy can be maintained.

Design Quality: Most important. Good quality construction and design lasts longer.

Part II a

Participants rearrange the cards
Nearby Neighbors: Depends. Some people prefer to live near others, some prefer less contact.

Affordability: Most important. Property values increase in neighborhoods where more people own their homes. It’s important to provide an opportunity for folks to buy homes.

Open Space: Depends on the location. Some open spaces would be better utilized if they were developed as housing.

Infill Development: Unacceptable in some cases. It depends greatly on the location and type of infill planned. In Richmond Beach, redevelopment requirements say that you’d have to build 4 homes on a lot that currently has only one home on it. This type of density doesn’t fit in with existing context. 

Jails, Correctional Facilities – added card: Important. More facilities are needed; however, location is of course a concern. People don’t want jails near their neighborhoods.

Housing for the Disabled – added card: Most important. There is a need for quality housing for the disabled.

Part III

Simulated Project Review Process

Scenario A:


5 Garden Apartments

· Shouldn’t be located within a neighborhood of single family homes

· Separate the market rate and affordable units (from a buyer’s perspective, this helps the unit retain its value)

· Design quality is important (i.e., Harbor Point)

Scenario B:

4 Residential Midrises

· Affordable and market rate units mixed through out the development (½ of the units would be affordable, ½ would be market rate)

· Development includes one acre for open space or a park

· Shouldn’t be located within a neighborhood of single family homes

· Consider the impacts on local traffic congestion

· In order to lessen the impacts on local schools and traffic, midrises shouldn’t be built side by side

Scenario C: 

5 Garden Apartments; 2 market rate, 2 affordable, 1 mixed

· 2 market rate apartments for seniors; 2 affordable apartments for seniors; and one mixed apartment for young adults

· Must be located near public transit

· Shopping within walking distance

· Location and zoning are very important

· Medical services located nearby

· Residents could set up a “council” to ensure owners/renters have input and a sense of responsibility

· Landscaping is important.

