SUPPLEMENTAL HIGHLIGHTS

From the 2007 HOUSING SURVEY

Differences from the 2002 Survey

Although this survey is a follow-up to the 2002 King County Growth Management Planning Council (GMPC) Housing Survey, it differs in several respects.  Fourteen questions are repeated from the 2002 Survey - while two new questions were added (“Combining Tools and Incentives” and “Your Analysis”).  The question regarding “Other Housing Actions” was modified to get a broader sense of jurisdictional activities.  In addition, we asked for further details on the original questions to try to get a sense of successes and challenges.  Results are summarized in this document and the Summary Results chart accompanying this report.  

Diverse Support and Input

This survey was conducted with support and input from a variety of public, private and non-profit sources including King County Executive Ron Sims, members of the Growth Management Planning Council, the King County Planning Directors, and ARCH (A Regional Coalition for Housing).  It was conducted to help gauge progress that has been achieved since the 2002 GMPC Housing Survey with regard to housing issues and related actions.

Response Rate

Surveys were distributed to 39 cities and unincorporated King County in June, 2007.  In all, 25 jurisdictions including unincorporated King County responded (compared to 28 jurisdictions in 2002).  These jurisdictions represent almost 90% of King County’s population (compared to 93% in 2002).  In addition, these jurisdictions represent all but two urban centers (Auburn and Renton) as well as almost 84% of the total residential growth targets listed in the King County Countywide Planning Policies (compared to 92% in 2002).
Trends

Of the 28 cities that responded in 2002, 19 submitted follow up surveys in 2007.  These follow-ups point out certain trends and accomplishments that have occurred in the past two years.  

Other Major Findings

Transit Oriented Development is a housing concept that a wide range of cities are supporting.  Development of the various TOD projects currently under consideration could make significant contributions towards supplementing capacity and increasing the diversity of housing choices throughout King County.

Jurisdictions appear to have done a significant amount of work to streamline and expedite permitting processes.  In addition, multiple jurisdictions have enacted Programmatic Environmental Impact Statements for areas targeted for significant development such as urban centers.  Several cities have also acted to relax SEPA thresholds.

Inclusionary requirements for affordable housing seem to have generally resulted in the successful incorporation of affordable housing units in new development in those locations where they have been enacted.

Accessory Dwelling Units appear to be allowed throughout a number of jurisdictions including numerous smaller communities that are not required by state law to enact allowances for these types of units.  ADU production appears modest and consistent throughout King County.

5 Story Wood Frame Construction seems to be enhancing housing development in a few of the larger jurisdictions, primarily in urban center locations.  Cottage housing has had a very mixed experience with a limited number of projects developed during the past 5 years.  In addition, while a few jurisdictions have added cottage housing provisions, at least one – Shoreline has repealed its cottage housing regulations.  

Density bonuses are offered for affordable housing by many jurisdictions although affordable housing production utilizing these provisions has been meager.  Other incentives identified including impact fee waivers, the use of surplus property for affordable housing development and tax abatement for multi-family development have met with somewhat mixed results.  
Impact fees and design standards appear to have gradually increased over the past five years. 

Capacity for housing development appears to have expanded somewhat since 2002.  There has also been a gradual broadening of housing types permitted by codes.  As in 2002, concurrency and infrastructure do not seem to be a significant constraint towards housing development; however, in a few areas these issues must be addressed to avoid a diminished ability to achieve growth targets in certain jurisdictions.

With a few exceptions, parking standards and efforts at preserving existing affordable housing have generally not changed over the past 5 years and remain generally modest.  In addition, jurisdictions seem to be evaluating the impact of housing or economic development actions on jobs-housing ratios in a manner similar to 5 years ago although a few communities are planning for significant increases in capacity to improve balance in their jobs-housing ratios.
Several innovative and/or significant actions have emerged over the past 5 years including the “Backyard Homes” concept in Redmond and the proposed Bel-Red redevelopment area in Bellevue.
Summary of Findings on Survey Topics

· Cottage Housing: There have been mixed results over the past five years with this relatively new housing concept.  In 2002, three cities had adopted specific cottage housing provision.  Of these three, Shoreline has since repealed its provisions.  Since 2002, Covington, King County, Normandy Park and North Bend have adopted specific cottage housing provisions and a few others are in the process of adopting cottage provisions.  Several other jurisdictions have approved demonstration ordinances and/or projects for cottage style development.

It appears that the development of cottage housing has been limited in most jurisdictions which allow this type of development.  

· Transit Oriented Development (TOD): Most of the larger cities, as well as some smaller jurisdictions, are planning to have dense mixed use development located with or adjacent to transit facilities such as Metro transit centers, Sounder stations, Sound Transit Light Rail stations, and park and ride lots.  In addition, many jurisdictions plan on locating TOD projects within dense areas such as downtowns and urban center where there is frequent transit service.  Significant TOD planning and development since 2002 includes projects in downtown Redmond, downtown Burien, the Issaquah Highlands, downtown Kent, downtown Kenmore and various locations within the City of Seattle including the north lot at Qwest Field.

· Five Story Wood Frame Construction:  In 2002, a few jurisdictions had taken steps to allow five story wood frame construction.  Since that time, the City of Woodinville has repealed its provisions allowing 5 story wood frame development.  Kent, Redmond, Shoreline and SeaTac have adopted five story wood frame provisions during the past five years and several development projects have utilized the new provisions.  It appears that this housing tool is being utilized primarily in the larger jurisdictions, especially those with urban centers.  
· Accessory Dwelling Units:  Most larger jurisdictions had ADU provisions in effect in 2002.  Since that time, several smaller jurisdictions are taking, or have taken, steps to allow ADUs in their community including Carnation, Des Moines and Sammamish.  A few other jurisdictions have amended their provisions to further facilitate the development of Accessory Dwelling Units.  Production of these units is occurring at a modest but consistent pace throughout many jurisdictions.  
· Flexible or Reduced Parking Standards:  The City of Seattle amended its code in 2006 to eliminate minimum parking standards in all commercial zones.  These changes affect mixed-use development occurring in these locations.  Other than these changes, most provisions have remained the same in almost all jurisdictions with a few minor exceptions.
· Design Standards:  Jurisdictions that had design standards in 2002 have retained these provisions.  In addition, design standard requirements have been added in jurisdictions such as Carnation, Covington, Kenmore, Kirkland, Normandy Park, Redmond and Tukwila resulting in additional permit requirements.  

· Incentive Programs:  Density bonuses for affordable housing have been added or revised in several cities including Carnation, Kirkland, and Seattle.

Tax abatement for multi-family development allowed by RCW 84.14 has been adopted since 2002 by Burien, Federal Way, Kirkland and Shoreline.

· Impact Fees:   A few new impact fee programs have been adopted over the past 5 years.  Covington has adopted a Parks and Trails Impact Fee.  Hunts Point enacted a “Heavy Trucks Fee”.  North Bend is in the process of adopting impact fees for Parks and Transportation.  The City of Issaquah reports that its Transportation Impact Fees have decreased since 2002.  Multiple cities report that they allow fee waivers for affordable housing projects.  The City of Redmond notes it may revise its waiver provisions to only allow fee waivers for affordable housing provided by a non-profit developer.
· Infrastructure/Concurrency:  Transportation concurrency is a problem in some unincorporated King County areas as well as Covington.  Transportation concurrency issues have been addressed and resolved since 2002 in Issaquah.  Carnation indicates that its concurrency problems regarding sewer service be resolved in 2008.  Tukwila anticipates resolution of constraints to development due to wastewater issues to be resolved within 5 years.  North Bend anticipates resolution of water moratorium in late 2007.  
· SEPA:  In 2005, Burien adopted the “urban infill” SEPA exemption allowed in RCW 43.21C.229 which will cover its proposed Town Square project in downtown.  Des Moines and Tukwila have recently relaxed their SEPA thresholds.  Seattle is currently reviewing a potential major revision to its SEPA thresholds.

Bellevue has issued a planning level EIS for the Bel Red Road development area.  Covington completed a Programmatic EIS for its downtown in 2005.  Programmatic EISs have also been completed in Redmond, Kent, Tukwila and several other jurisdictions.
· Permitting: Many jurisdictions have addressed permit review times and procedures over the past 5 years.  Jurisdictions reporting achieved or planned improvements include Bellevue, Burien, Covington, Des Moines, Issaquah, Kent, Maple Valley, Sammamish, Seattle, and Shoreline.  Bellevue indicates substantial revisions to address permitting of single family development including establishment of a Single Family Review Team.  Several cities indicate that affordable housing projects can qualify for expedited permit review.
· Capacity for a Diversity of Housing Choices:  

Capacity has been increased through rezones in several locations within Bellevue including Factoria and the Lake Hill Shopping Center area.  In addition, the Bel-Red area is being considered for redevelopment that would expand capacity by 5,000 additional dwelling units.

Several other cities have adopted changes to their zoning to allow additional capacity including Covington, Des Moines, Federal Way, Kenmore, Normandy Park, SeaTac, Seattle and King County.
In addition, some cities are broadening their mix of housing.  For example, Federal Way has adopted provisions allowing cottage housing, zero lot line development and small lot single family.  Redmond has enacted a provision called “Backyard Homes” to facilitate the creation of new housing.  Tukwila has taken steps to promote fee-simple townhouses.
Several cities indicate that they do not have minimum density provisions including Maple Valley and Normandy Park.  

Issaquah has enacted a provision that would preclude rezones allowing greater density unless growth targets for the city have not been met.  Kent reports a slight decrease in capacity although it still has sufficient capacity to meet projected growth targets.  North Bend also had a decrease in residential capacity.  
· Jobs Housing Distribution:  Several cities indicated that planning for a closer balance between jobs and housing (the jobs-housing ratio) is a factor in their consideration of housing capacity, rezones, support for affordable housing programs and/or economic development strategy.  

· Affordable Housing Preservation:  Cities report that their efforts at funding and preserving affordable housing remain similar to their efforts of five years ago.  The City of SeaTac reports significant work in trying to relocate residents displaced by the redevelopment of four mobile home parks.

· Other Housing Actions:  

· Carnation and other Snoqualmie Valley cities have expressed an interest in joining ARCH.

· Issaquah amended its cluster housing provision to require projects larger than 5 acres in size to provide affordable housing as a component of the development.

· Surplus property sales are identified by several jurisdictions as a strategy to support housing development and affordability.  These actions are noted by Maple Valley, Redmond and King County.

· Seattle indicates amendments to commercial zoning that would allow single purpose residential projects in some circumstances.

· King County and Issaquah report significant affordable housing development through Master Planned Developments.

· Analysis and Comments from Jurisdictions:
· Redmond feels its inclusionary housing requirements for development in its downtown have been very successful at producing affordable housing – resulting in the creation of approximately 100 affordable units to date with another 100 units in the next few years.  
Maple Valley indicates that the supply of single family homes may currently exceed the number of buyers and that the number of single family homes being rented is increasing. 
· Federal Way indicates that public support is still in favor of big homes on big lots.

· Incentive programs and fee waivers seem to work in some jurisdictions while others have struggled to get success from these programs.
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