STATUS REPORT 2000:

on Key Housing Strategies



 


Name of Jurisdiction
City of Seattle 
Contact Person(s):
Walter Zisette, Housing Planner, (206) 684-8903


A.  Yes, our community has done this.  (If you can, let us know how it is working)
B.  Our community is in the process of doing this.
C.  This is something that we might do, but we aren't working on it right now.
D.  This is something new that our community hasn't yet discussed.
E.  Our community is not likely to support this in the near future.
F.  Our community has considered this but decided not to pursue this particular strategy.
G.  This is not applicable in our community

(If so, help us understand why)

1. Adopt a Programatic EIS
X







2. Pursue or support strategies that promote Jobs – Housing Balance
X







3. Raise the SEPA threshold above 4 units (up to 20)
X







4. Enact provisions that allow or support Shared Parking
X







5. Modify or amend UBC regulations to allow Wood Frame Construction in excess of 4 stories
X







6. Adopt provisions that allow Accessory Dwelling Units
X







7. Take action to create or support Public / Private Partnerships
X







8. Pursue or support Developer Pairings




X



9. Conduct a Public Education Campaign / to support GMA and/ or Housing Issues
X







10. Please list other actions (not on the list above) that your community has done -or is considering as a way to support housing development.



11. Please list actions (not on the list above) that your community has done - or is considering as a way to promote housing affordability.



12. Please add any other comments you would like to express.  ( i.e. if there are particular problems or barriers why these actions would not work or be appropriate in your jurisdiction)

See attached letter



June 7, 2000

Paul Reitenbach

Office of Regional Policy and Planning

King County

516 Third Avenue, Room 402

Seattle, WA  98102

Re: GMPC Housing ”Report Card”

Dear Mr. Reitenbach:

In response to your letter of May 5, this letter describes Seattle’s status on the nine “action items” the GMPC identified at its retreat on housing.  This is a more detailed narrative description of Seattle activities than could be included in the matrix distributed by you.  In addition to a description of action items, this letter also presents a description of “other actions” that the City is undertaking to increase the supply of housing for all citizens of our community.

While many of the nine action items you describe are important to creating a local development environment where meeting housing planning goals and needs is possible, the GMPC should also consider the actual record of housing development experienced by each jurisdiction since adoption of the Countywide Planning Policies.  To gain the fullest picture possible, the GMPC should also ask the other stakeholders present at the March retreat to complete a similar “report card” to measure the extent of their efforts to address local and regional housing needs.  In particular, it would be helpful for the private sector to report on efforts to develop housing that supports the Urban Center strategy.  King County should also report on the success it has had in controlling rural development.

HOUSING DEVELOPMENT IN SEATTLE

In the City of Seattle, the recent record on housing development can be summarized as follows:

· Since 1994, housing growth in Seattle has represented 24% of total housing growth in King County, consistent with Seattle’s planned share of housing growth in the Countywide Planning Policies.

· Over the past five years, housing growth in Seattle (7,900 units) has exceeded the expectations of the City’s Comprehensive Plan.

· Annual housing growth in Seattle was greater in 1999 than in any year since 1991 and was 50% higher than in 1994.

· In 1999, Seattle citizens and the City of Seattle, committed $39 per capita of combined resources to producing affordable housing.

· Nonprofit housing developers added 924 units, in 1999 alone, to Seattle’s housing stock, serving the needs of low-income individuals and families, the disabled, seniors and chronically ill persons.

GMPC ACTION ITEMS

1.
Programmatic EIS

Seattle has developed two programmatic EISs (Downtown - 1984 & South Lake Union - 1995) to provide a baseline from which future project-specific environmental assessment may be conducted.  However, even with these very detailed area-wide environmental reviews in place, neither EIS has been able to effectively replace later project-level assessments of impacts and mitigation.  Seattle’s SEPA policy and ordinance has proven to be a more useful environmental review strategy in terms of its ability to standardize project specific mitigation and reduce review time and uncertainty.  

We have found that, in order to develop programmatic EISs, or “planned actions” that are able to effectively assess project-level impacts and mitigation, detailed modeling is required, as are frequent updates and maintenance.  The cost of producing a programmatic document that covers all possible project contingencies and provides baseline and updated environmental information can be very high.  We are, however, interested in seeing how area-wide transportation analyses can help expedite development projects.

2.
Jobs/Housing Balance

Over the past five years in Seattle, 50,000 jobs and 7,900 housing units have been created.  Rather than an indication of an “imbalance”, this growth verifies that:

· Seattle is the centerpiece of a healthy regional economy;

· Seattle is fulfilling its commitment to accommodating a significant portion of the region’s growth;

· The City is meeting its planned targets for housing growth; and,

· The Comprehensive Plan’s Urban Village strategy is being realized.

This growth also indicates to us that Seattle should continue its efforts to increase the supply and affordability of housing.  Recent indications of Seattle’s commitment to addressing local housing goals and needs are described throughout this letter. An excellent example of Seattle’s ongoing commitment to housing is the package of neighborhood plans developed by 37 diverse communities and recently adopted by the City Council.  All 37 neighborhoods in this process accepted the housing targets established for them in the City’s Comprehensive Plan.  Zoning changes adopted as part of these plans increases the city’s zoned development capacity for housing.

In addition to these efforts to increase the supply and affordability of housing in Seattle, the City has also developed several employer-oriented housing assistance programs such as the Home Town Home Loan Program (see description on page 7).

It is unclear to us what policy goal is being measured with this data since, as you know, the Countywide Planning Policies do not explicitly discuss job/housing balances.  If the GMPC is interested in developing an accurate and useful measure of housing need, our suggestion would be that, instead of using jobs/housing ratios, two other housing indicators should be considered: changes in percent of household income spent on housing costs; and increases in housing costs.

3.
SEPA Threshold (4 to 20 units)

Seattle’s Threshold exemption is 20 units in all downtown zones.  In other areas, the exemption level varies from 4 to 20 units depending on the intensity of development permitted in the zoning designations.  The City’s Department of Design, Construction and Land Use work program for 2001 includes a project that will examine SEPA thresholds to see if they are appropriately set given today’s baseline conditions, such as level of development and other factors. 

4.
Shared Parking

The City’s Comprehensive Parking Study (see description on page 9) will identify parking-related actions the City can take to help reduce housing costs and meet other policy objectives.  Current notable features of Seattle’s parking requirements include:

· Off-site and shared parking is allowed for nonresidential uses in all commercial zones of the City, provided the parking is within 800 feet of new development. Legislation is currently before the City Council that would allow shared parking for residential use within light rail station areas. 

· To help reduce development costs and meet transportation policy objectives, the City has no parking requirement for residential use in all areas of downtown Seattle.  

· Tandem parking is allowed in all residential zones.

· The City has reduced parking requirements for low-income elderly and low-income disabled housing.  For low-income elderly, the standard is 1 parking space per 6 units; for low-income disabled, the standard is 1 parking space per 4 units.

5.
Modify UBC to Allow Woodframe above 4-Stories

Seattle was the first jurisdiction in Washington state to provide flexibility in its building code to allow up to five stories of woodframe construction, above one or two stories of concrete base.

6.
Accessory Dwelling Units

ADUs have been permitted in Seattle’s residential zones since 1995.  A total of over 1,000  ADUs have been permitted since this time, including legalized existing units and new units.  Additional measures have been taken by the City to encourage and facilitate the development of ADUs including the allowance of detached accessory dwelling units as part of a Demonstration Program for Innovative Housing Design.

7.
Public/Private Partnerships

A critical component of Seattle’s commitment to housing is our reliance on long-standing partnerships between the City and private sector stakeholders, nonprofits, other public agencies, advocacy groups and neighborhood organizations.  Examples of these partnership efforts include:

· The Housing Development Consortium of Seattle/King County – representing nonprofit housing providers;

· Councilmember Peter Steinbrueck’s Housing Alliance – seeking to build consensus on priorities for City housing investments and strategies among a wide variety of housing stakeholders.

· Station Area Planning – drawing upon the knowledge and experience of developers, property owners, residents and business owners to promote housing as a key strategy for development around the City’s 16 Light Rail station area locations.

8.
Developer Pairings

Washington State’s legal framework offers few opportunities for linkage programs and fees as described by the GMPC.  Seattle’s Office of Housing is exploring opportunities for creating linkages between commercial development and housing.

Since the 1980s, Seattle has been most effective in linking commercial growth with housing development by encouraging, through zoning and land use requirements, mixed use development in downtown and in commercial areas of the City.

9.
Public Education – GMA/Housing

Seattle’s most intensive, direct GMA/housing campaign has been neighborhood planning (see description on page 8).  Over a four-year period, 37 neighborhoods considered local and Citywide housing needs and developed plans to meet those needs.  As a sign of the Seattle public’s commitment to housing, all 37 planning neighborhoods accepted the housing growth targets established for them by the City’s Comprehensive Plan.

We agree that education and public information on issues related to the Growth Management Act and housing are important to any strategy for meeting the region’s housing needs.  We are most interested, at this time, in working with the GMPC and other regional partners in housing, to implement a regional GMA/Housing education campaign (similar to the GMPC’s CTED-funded housing effort) so that all citizens of King County may learn more about housing needs and solutions.

OTHER ACTION ITEMS

FUNDING/RESOURCE COMMITMENTS

In 1999,  the City of Seattle committed $39 per capita in combined resources to affordable housing, not including public housing funds brought in by the Seattle Housing Authority.  These funds leveraged significant additional funding from other public sources and the private sector.  

Voter Approved Housing Levy.   Seattle’s voters have twice approved low income housing levies, most recently for $59 million over 7 years, for development of low-income rental housing, homeownership, and single family rehabilitation. 1999 marked the mid-point of the seven-year $59 million program. The current levy was designed to produce and preserve 1,360 units for low-income households. 

Transferable Development Rights / Housing Bonus.  TDRs are unused buildable floor area which can be transferred to increase density on other sites, in effect, the sale and purchase of air rights. The City holds development rights in a TDR Bank for later sale and use in developments. A related program, the Housing Bonus program, offers development options for increasing commercial density when features including low and moderate income housing are provided. The principal purpose of the program is the development and preservation of affordable housing in downtown neighborhoods. In 1998-99, TDR's were purchased from projects that will eventually provide $675,000 in funding for future affordable housing. In addition, floor area in housing is not counted against FAR limits in downtown zones.

City Capital Improvement Plan.  The City of Seattle’s CIP focuses on infrastructure in urban centers and villages to support housing development.  Additionally, the levies for city library facilities and neighborhood centers recently approved by the voters have an urban village focus, helping provide amenities that sustain new housing development.

General Funds. Every year, the City of Seattle commits general funds for housing.  For example a “growth fund” of approximately $750,000 per year goes toward housing programs, and it is anticipated that the City will provide approximately $15 million from its general fund and other sources for redevelopment of the Seattle Housing Authority’s Holly Park project.

Multifamily Property Tax Exemption Program.  Seattle has adopted a Multifamily Property Tax Exemption Program currently available in  9 urban village areas where growth was expected but has not occurred in a significant way.  The Program allows for a 10-year property tax exemption on improvements, helping to reduce project operating costs for new multifamily projects.  Along with the tax exemption, the Program includes a requirement for affordability.  In exchange for receiving the tax exemption, either: 25% of all project units must be affordable below 80% of Area Median Income (AMI), or 40% of all units must be affordable below 60% of AMI.  Eleven (187 units) projects were approved for the tax exemption in the first year of this program.

Surplus Land Strategies. The Office of Housing is investigating surplus public land opportunities to encourage housing wherever appropriate. City departments are being encouraged to investigate how their facilities can be used to supply housing. For example, two proposed new neighborhood Library sites are under design/funding consideration for co-location with new housing units.

Section 8 Preservation (Rapid Response Team).  $1 million has been included in Seattle’s 1999-2000 budget to leverage other resources for the preservation of affordable units at risk due to possible conversion to market-rate rents. In 1998, the City formed the Section 8 Rapid Response Team to identify and prioritize affordable buildings most at risk of conversion. In the past years, funding assistance was provided for the preservation of 375 units in Section 8 buildings.

REGULATORY ACTIONS

Rural/Urban Transfer of Development Credits.  The Transfer of Development Credits (TDC) program is a cooperative Seattle/King County project to reduce the development potential of rural “sending areas” and transfer that development opportunity to urban “receiving areas”. The sending area property owner is paid to keep the land undeveloped, while the receiving area property buys the credit, allowing additional development beyond what zoning allows in the receiving area.  In this new program the sending area is rural King County and the receiving area is the Denny Triangle neighborhood in Seattle.  Funds for neighborhood amenities are also generated from projects and a direct investment from King County.  Additional neighborhoods are being considered as potential receiving areas.

Demonstration Program for Innovative Housing Design. In an attempt to increase the diversity of housing types and levels of affordability, the City of Seattle is testing innovative housing solutions for possible broader application in residential neighborhoods, e.g., detached ADUs; cottage, tandem and small lot single family housing; height departures through the Design Review; and other development standard departures.

Code Simplification.  Code simplification is a process intended to make the Land Use Code more user friendly, making requirements clearer and easier to follow. This work has highlighted the need for more substantive change to the code including more flexibility for the rehabilitation of existing structures, more flexibility in terms of height measurement on unusual sites, and a re-evaluation of L3/L4 and NC zones in a separate effort in which the City has requested state support.

Density Encouragement.  Seattle has no density limits for housing in downtown, nor for mixed use development in neighborhood commercial zones (located primarily in urban center and village areas), thereby encouraging housing in mixed use structures.  There is also no parking requirement for housing in downtown neighborhoods.

Design Flexibility.  The City’s process of development review incorporates opportunities for flexibility from development and design standards, such as:

· The Design Review process allows for departures from development standards to make buildings fit their surroundings and make density more acceptable to neighborhoods. 

· Building Code amendments to accept 5-story woodframe construction over a concrete base, allowing for fairly tall, dense housing at lower costs than steel and concrete.

· Lower parking ratios for townhome development in Lowrise multifamily zones.

Exceptions that allow short plats at smaller than minimum lot size; in areas where smaller lots are the established pattern.

Permit Processing Reforms.  Seattle’s Department of Design, Construction and Land Use has shortened permit processing times beyond regulatory reform mandates to reduce processing times and costs. All City of Seattle departments involved in the permit process are working on a team approach to improved coordination.  Pre-application meetings for affordable housing projects will be attended by all relevant departments so that issues can be resolved early in the process, providing for more efficient permit review.

No Impact Fees.  Although authorized by GMA, Seattle has made a conscious choice not to levy impact fees on new development to help control the cost of housing.

HOMEOWNERSHIP STRATEGIES

Home Town Home Loan Program.  In partnership with the City of Seattle, HomeStreet Bank offers a unique program which provides significant mortgage savings to employees of the following organizations. 

· City of Seattle 

· University of Washington 

· Seattle Education Association members 

· SHDC Seattle Housing Development Consortium 

· Greater Seattle Church Council 

· Providence Health System-Puget Sound Service Area 

· Seattle Community College District 

Total Home Town Home Loan closings in 1999 were 226.

Location Efficient Mortgage.  Homebuyers in Seattle now have access to an innovative mortgage product called the Location Efficient Mortgage (LEM) through HomeStreet Bank’s Hometown Lending Center Program.   The LEM takes into account a home’s proximity to public transit, the attributes of the neighborhood where a home is located and the unique characteristics of the borrower’s household. It then computes a Location Efficient Value, or LEV, that can be used by the lender as part of the customary evaluation process. The net result is that borrowers are likely to be able to qualify for a mortgage that is several thousand dollars larger than the traditional mortgage.

HomeSight.  HomeSight is a non-profit developer that specializes in the construction of affordable housing in Seattle's Central and Southeast areas. The agency provides downpayment assistance loans to purchase new HomeSight homes. HomeSight also administers the Hope Loan Program which is partially funded by the City of Seattle Housing Levy.  Hope Loans provide downpayment assistance for the purchase of existing homes in the central, southeast, southwest and downtown areas of Seattle.  In 1999, HomeSight proved down payment assistance to 35 households and provided home buyer education to 541 households.

Minor Home Repair Program.  A minor home repair loan offers money at a reduced rate to repair owner-occupied, single family homes where occupants are low to moderate income households. Repair work may include: accessibility modifications for the disabled, bathroom and kitchen updates, code and health and safety repairs, electrical repairs, plumbing repairs, and roof and gutter work.  3,993 minor home repair jobs were supported by this program in 1999.

HOMELESS SERVICES

In 2000 the City of Seattle will spend approximately $10 million on services for homeless people.  Included in the $10 million, the City will spend in 2000 will be:

· Over $5 million for emergency shelter and transitional housing

· $1.4 million for emergency food services

· $1.4 million for housing related social services

Provision of Emergency Shelter.  Shelter space available in the City of Seattle includes:

· 2,171 beds per night provided year-round by non-profit agencies.  These comprise 91% of all shelter beds available in King County.

· An additional 130 beds per night provided from October through March as part of the City of Seattle’s Winter Response Program

Continuum of Care.  Seattle and King County are building a regional Continuum of Care system to allow homeless people to move from the streets or shelters into permanent housing while receiving the support they need to eliminate or manage the underlying causes of their homelessness.  The plan is based on client needs and promotes innovation and cooperation among social service agencies.

In late 1997, Seattle-King County received $14.5 million in federal McKinney Homeless funding to provide support for programs that provide transitional housing and services to homeless families, adults, youth, and victims of domestic violence in Seattle and King County.  Seattle-King County received $15.2 million in 1996 and $13.6 million in 1995. Over 1,900 units of housing are supported locally by McKinney funds.

Safe Harbors Initiative.  Safe Harbors is a Countywide initiative, unanimously approved by the Seattle City Council in October 1999.  The Initiative will involve homeless people and their advocates, community and business organizations, United Way, the faith community, the City of Seattle, King County, and suburban jurisdictions. Safe Harbors seeks to reduce homelessness by improving, expanding and integrating the delivery of services and housing for homeless people. Safe Harbors will result in a Countywide coordinated outreach, intake, assessment, and referral system to help homeless people.  The system will provide a client-centered approach to delivering services to homeless people, so that they can maintain stable, sustainable lives. Seattle will be hiring a consultant to gather broad community input and consult with the Safe Harbors Committee to develop an implementation plan which will be presented to the Seattle City Council by September 1, 2000.

PLANNING ACTIVITIES

Mayor’s Housing Action Agenda.  In the Spring of 1998, the Seattle Housing Summit was held to focus discussion on the City's continuing affordable housing crisis. The Summit brought together developers, homeless advocates, bankers, neighborhood activists, homeowners and renters. The Housing Summit resulted in the identification of 21 Housing Action items, most of which are already adopted and in place.

Comprehensive Plan and Neighborhood Planning.

· Seattle’s Comprehensive Plan includes 5 urban centers, and about two dozen smaller urban villages, where residential growth is expected to concentrate, and contains goals and policies for helping make this happen.

· The goal of increasing affordable housing is integral to the Plan, including a specific goal that 25% of all units in urban centers and villages should be affordable to households at less than 50% of median income.

· Through the Neighborhood Planning process over the last four years, neighborhoods have accepted the growth targets and the Comprehensive Plan housing goals and have defined their individualized ways of encouraging residential development in appropriate areas and in ways that enhance the community.  Neighborhoods are developing strategies to provide the amenities that will make their areas more attractive to both existing residents and for new development. 

· Specific ideas generated in neighborhood plans include allowing detached accessory dwelling units (ADUs) in certain areas, new ways of funding low income housing in their neighborhoods, and allowing single family housing on lots smaller than the typical 5,000 square foot Seattle lot.

Light Rail Station Area Planning. Seattle’s Light Rail transit system offers 16 Seattle neighborhoods an opportunity to plan for change around the new station areas. Station Area Planning is the City's effort to support neighborhood priorities and enhance our communities with planned development.  The City's strategy for Station Area Planning is based on promoting development that supports neighborhood goals as defined in neighborhood plans.  An important goal for Station Area Planning, as defined by the City Council, is to develop strategies and incentives that result in appropriate transit-oriented housing development. 

Renters’ Summit.  Councilmember Nicastro is sponsoring  a Public Forum in June to explore options for and develop support for six policy options designed to improve housing opportunities for the majority of Seattle households who rent their homes.

City’s Comprehensive Parking Study.  Seattle has been conducting  a comprehensive parking study  to develop parking management strategies for neighborhoods.  The parking study will help implement:  Light Rail Station Area Plans, Neighborhood Plans, and City goals for affordable housing.  The parking management strategies will include recommendations or amendments to the City’s Land Use Code that may have the effect of reducing housing development costs.

I hope this provides you with the information you need to move forward with the GMPC’s housing policy process.  Any questions regarding this information may be addressed to Walter Zisette in the Strategic Planning Office (206/684-8903).

Sincerely,

Denna Cline

Director

Cc:
Traci Ratzliff


Tom Byers


Cynthia Parker


Diane Sugimura


Allan Painter
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