
 

 

City of Tukwila 
Allan Ekberg, Mayor 

 

INFORMATIONAL MEMORANDUM 

 
TO:   Planning and Community Development 
 
FROM:  Brandon Miles, Business Relations Manager 
 
CC:   Mayor Ekberg 
 
DATE:  November 30, 2021 
 
SUBJECT: Wadajir Development Agreement Update 
 
ISSUE 
Update on the Wadajir Development Agreement at 14110 Tukwila International Blvd. 
 
BACKGROUND 
On August 16, 2021 Economic Development staff provided a briefing to Planning and 
Community Development (PCD) regarding the proposed Wadajir project at 14110 Tukwila 
International Blvd. Forterra is requesting that the City enter into a development agreement 
regarding to address certain development issues with the property. A copy of a staff memo 
dated August 10, 2021 that provided background on the project is included as an attachment to 
this memo.  
 
At the meeting City staff and Forterra discussed additional outreach that would be completed by 
Forterra during the next few months. PCD requested an update on the project prior to the end of 
the year. 
 
DISCUSSION   
Forterra staff will provide a presentation to PCD on the outreach completed to date. Additionally, 
Forterra will discuss possible option regarding parking on S. 141st Street. Please note that staff 
is still reviewing the various issues associated with the development agreement, including a 
possible vacation of S.141st Street. Staff does not have a recommendation at this time.  The 
briefing at the December 6, 2021 PCD meeting is intended to provide a brief update to the 
committee. No decisions are needed as this time. Staff suggests that a briefing be provided in 
the new year to the full council so that all councilmembers are up to speed on the project. 
 
FINANCIAL IMPACT 
N/A. 
 
RECOMMENDATION 
Discussion only. Staff would like to schedule a briefing to the full council in early 2022. 
 
ATTACHMENTS 
 

 Staff memo, dated August 10, 2021 
 Wadajir Presentation, prepared by Forterra staff 
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City of Tukwila 
Allan Ekberg, Mayor 

 

INFORMATIONAL MEMORANDUM 

 
TO:   Planning and Community Development 
 
FROM:  Brandon J. Miles, Business Relations Manager 
 
CC:   Mayor Ekberg 
 
DATE:  August 10, 2021 
 
SUBJECT: Wadajir Development Agreement Update 
 
ISSUE 
 
Forterra is requesting the City enter into a Development Agreement (DA) for the old Knight’s Inn 
property at 14110 Tukwila International Blvd. Staff would like to provide a briefing on the various 
issues related to the DA and discuss next steps. 
 
BACKGROUND 
 
In September of 2020 the Department of Community Development (DCD) was provided an 
overview of the Wadajir project to the Planning and Economic Development committee.  Wadajir 
will be a 154,500 square foot mixed use project on the old Knight’s Inn motel property, focused 
on supporting the environmental, social, and economic sustainability of Tukwila’s East African 
immigrant community. A total of 100 owner occupied units will be constructed. 
 

 
Figure 1, Project Site and Surrounding Area. 
 
The project aims to provide affordable, cooperatively owned, housing for community members 
having annual income levels below the area median income. To achieve this affordability goal, 
the project proposes to use Cross Laminate Timber (CLT) technology and prefabricated 
modules created as a standardizes set of building units. In addition to building construction 
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technology, the applicant is also requesting certain deviations from the City’s design and zoning 
standards to improve the projects financial feasibility. 
 
DA’s are permitted under Tukwila Municipal Code 18.86 and are discretionary, legislative acts of 
the City Council. Major development and zoning issues requested to be modified by the 
applicant as part of a DA for the Wadajir project include: 
 

1. Structured Parking. The applicant is asking that the requirement to provide structure 
parking for the residential uses be waived. 

2. Minimum Required Parking. The applicant is requesting that the required number of 
parking stalls required for the development be reduced from 203 total spaces to a total of 
69 stalls on site and 32 spaces in adjacent city right of way. 

3. Building Setbacks.  The construction method of CLT and prefabricated modules creates 
issues with modulation. The project would not be able to meet the tiered setbacks 
required for the upper floors of the project. 

4. Recreation Space. To meet the recreation space requirements, the applicant is 
requesting that they be allowed to count the required setback areas into the square 
footage requirement for recreation space. 

5. Design Review Process.  Staff is requesting that the design review process be amended 
for this project, should it move forward. 

 
Note, there are other minor issues that will also need to be addressed as part of the DA. Staff 
wanted to highlight the major issues for the council discussion since they impact project 
feasibility. 
 
The applicant has also requested that the City reenact its Multi-Family Tax Exemption (MFTE) 
project to accommodate the project.  The MFTE cannot be reenacted via a DA and would 
require a separate City Council action. 
 
DISCUSSION  
 
Wadajir provides an opportunity to expand the number of owner, occupied affordable housing 
units in south King County. As outlined above, the applicant is requesting deviations from 
several development standards for the project. Additional context on the request is provided 
below. 
 

1. Structured Parking Requirements 
 
TMC 18.43.070 requires that 75% of the required residential parking be in a structure, similar to 
what occurred at Tukwila Village. The Wadajir is proposing to provide parking via a surface 
parking lot. As shown in the site plan below, the parking will be located in the rear of the building 
along 42nd Ave South. The applicant has indicated that structured parking could make the 
project financially unfeasible. 
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Figure 2. Site Plan and Parking Layout. 
 
Staff Response 
 
Structured parking can add additional development costs to a project, with a rough estimate of 
the cost being $30,000 to $40,000 per stall. Thus, a 100-stall garage adding between $3 and $4 
million to a projects cost. The goal of the structured parking is to reduce the visual impacts of 
large surface parking lots on Tukwila International Blvd and to allow more dense development. 
By locating the building along Tukwila International Blvd. the applicant is screening the parking 
lot from the street. However, a large parking area would be visible from 42nd Ave South. 
 
Through the DA the City could waive 100% of the requirement that the parking be structured or 
waive a portion of this requirement. 
 
Both Tukwila Village and Bellwether Housing provided structured parking for the residential 
components of their projects. 
 

2. Minimum Required Parking 
 
Per TMC 18.43 and 18.53, the project is required to meet the following standards for parking: 
 

 1 stall per dwelling unit per 1 bedroom, plus 
 0.5 spaces for every bedroom in excess of 1 bedroom in a dwelling units. 

 
With 100 units, including a mix of unit types, the Wadajir project is required to have 153 stalls for 
the residential portion of the project. 
 
In addition to the residential parking requirements, an additional 1 stall is required for each 100 
square feet of usable floor area for the proposed restaurant and 2.5 stalls for every 1,000 usable 
square feet for the retail uses. Thus, the required parking stalls for the commercial uses on site 
is 50 stalls. 
 
Based upon the proposed project and parking standards outlined above, the project is required 
to have a total of 203 stalls. The applicant is requesting a reduction of the onsite parking to 69 
total on site. In addition, the applicant is requesting to get credit for 32 parking along S. 141st 
Street to the north. 
 
The applicant provided a Parking Study prepared by TranspoGroup, dated March 8, 2021. The 
Parking Study concluded that 92 vehicle staff would be needed during peak demand, with any 
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overflow being accommodated by on-street parking. Additional on-street parking is also 
available within three to four miles of the project site, with a utilization rate of 20% during a 
typical weekday. 
 
Staff Response: 
 
Staff has concerns that a 66% reduction in the onsite parking on the site could significantly 
impact adjacent uses and the adjacent neighborhoods. While the City has granted parking 
reductions for other housing projects, such as Washington Place, Tukwila Village, and 
Bellwether, Wadajir proposed reduction in higher than those projects. Bellwether was required 
to provide one stall for each unit in the development. This one-to-one requirement would not be 
met with the Wadajir project. In addition, as the Council is aware, the City has been dealing with 
addressing significant parking complainants at Tukwila Village since the first phase opened. 
 
Wadijar is also proposing to get credit for on-street parking adjacent to the project. Since on-
street parking is not reserved for any specific property or project, the City does not give a project 
credit for adjacent on-street parking. In addition, Wadijar would require that the owners 
implement and manage a parking plan for the foreseeable future. This presents concerns with 
ongoing monitoring and enforcement by the City should the project not be in compliance with 
the parking management plan. 
 
Staff and the applicant have considered possible mitigation measures to address a reduction in 
required onsite parking. These are provided for information only and neither the City nor the 
applicant are proposing any specific mitigation measures at this time. 
 

Proposed Mitigation 
Measure 

Impact Staff Comments 

Vacate S. 141st Street. This mitigation measure would 
allow for the on-street parking 
to be incorporated into the 
Wadajir property, thus the 
parking would be considered 
“onsite.” The total onsite 
parking would now be 101.  
Additional parking may be 
able to be installed along the 
north side of S. 141st Street, 
providing more parking. 

The project’s onsite parking 
would still be reduced 50% 
from what is required by code. 
The project could meet the 
one staff per unit. 
 
The property owner to the 
north, the mobile home park, 
would likely receive half of any 
street vacation. The project 
applicant and the City would 
need to work with the mobile 
home park owner to acquire 
the mobile home park’s 
portion of S. 141st Street and 
to address any access issues 
to the mobile home park.  
 
It may be possible to add 
additional parking along the 
north edge of S. 141st street 
once vacated. 

Leased parking The applicant could examine 
securing an additional 25 long 
term leased offsite parking 

Typically, when offsite parking 
needs to be secured for the 
project the City requires the 
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spaces near the project. This 
would be an ongoing cost for 
the future residents and 
businesses. 

parking to be an easement. 
This allows the parking to 
remain indefinitely. A concern 
with a lease approach is that 
either party would have the 
ability to terminate the 
agreement. Staff has 
concerns with the 
enforcement of this provision 
after the project is completed. 

Car share service Up to five parking spaces 
would be reserved for a car 
share service for residential 
use. 

Per code, one ride share stall 
is required to be on site. 
Additionally, the code states 
that the rideshare spaces are 
to be in addition to the 
required onsite parking.  

Reduce the project scale Reducing the total number of 
units and/or square footage of 
the commercial space would 
reduce the total parking 
demand for the project. 

Forterra has expressed 
concerns that any reduction in 
total unit count could impact 
the project’s feasibility. 

Residential Parking Zone 
(RPZ). 

RPZ’s are common in parts of 
Seattle to manage on-street 
parking in dense 
neighborhoods, such as 
Capital Hill and First Hill. 
Parking permits are provided 
to residents in the area and 
parking is time restricted for 
non-residents.  Residents 
typically pay a fee for their 
annual permits. 

At this time, it does not appear 
that a RPZ is needed. The 
Parking Study submitted by 
the applicant indicates that 
daytime usage for on-street 
parking in the area is about 
20%. As the area grows the 
City may want to consider the 
creation of a RPZ. 

Parking Improvement District Washington State law allows 
cities to create Parking 
Improvement Districts to 
manage and finance parking 
in neighborhoods. The District 
generates revenue with a 
parking tax and/or 
assessment on businesses. 
This revenue could be used 
for the acquisition and 
management of parking 
facilities or improvement of 
existing streets to include 
better managed parking. 

A Parking Improvement 
District would need to apply to 
a larger area and could not 
apply to just one property. 
This could be a longer term 
strategy to address parking in 
the Tukwila International Blvd 
Neighborhood. It would take a 
significant amount of time to 
create a parking improvement 
district and to use the funds to 
mitigate any parking impacts 
associated with the Wadijar 
project. This would not 
provide immediate relieve for 
any parking impacts 
associated with the project. 

Parking Mitigation Fee Require the applicant to 
provide a onetime payment to 
allow the City to better enforce 

The applicant’s Parking Study 
notes that during the day only 
20% of the current on-street 
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and manage existing on-street 
parking in the area. 

parking is utilized. With 
funding, the City could provide 
better signage along streets in 
the area that provide on-street 
parking, such as 42nd Ave 
South. This funding could also 
be used to help with staffing 
for a limited amount of time 
and to help set up the RPZ 
program discussed above. 

Structured Parking The applicant has requested 
that the requirement for 
structured parking be waived. 
The City could choose not to 
waive this requirement. 

Structured parking would 
allow the project to meet its 
density goals while ensuring 
that sufficient parking is 
available onsite. It would also 
add a capital cost to the 
project. Both Tukwila Village 
and Bellwether housing have 
structured parking. 

Mitigation measures would likely include several of the options listed above. 
  

 
Figure 3, Portion of S. 141st Street that could be vacated to provide more onsite parking. 
 

3. Building Setbacks.   
 
The City’s design standards require tiered setbacks to provide modulation for residential 
projects in the Neighborhood Commercial Center (NCC) zoning. The applicant has noted that 
the use of modular mass timber construction hinders the ability to meet this requirement. 
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Figure @, Proposed Massing. 
 
Figure 4 above shows the proposed massing for the building. 
 
Staff response: 
 
No comments at this time. Staff suggest this item be addressed as part of design review. 
 

4. Recreation Space. 
 
The project is required to provide 200 square feet of recreation space per unit. With a proposed 
unit count of 100 units, this results in a total of 20,000 square feet of recreation space required 
for the project. The applicant is proposing that just over 20,000 square feet of outdoor recreation 
space and just over 4,500 of indoor recreation space. Up to 50% of the required recreation 
space can be indoors. 
 
The City’s recreation space requirements do not allow required landscaped areas to count 
towards the required minimum recreation space requirements. The applicant has requested that 
this limitation be eliminated. 
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Figure 5, Recreation Space Layout. 
 
Staff Response: 
 
At this time staff does not know if a waiver for the landscaped area to count as recreation space 
is needed. Based upon the information provide it appears that the combination of both indoor 
and outdoor recreation space may exceed the minimum standards. If additional recreation 
space is needed, staff suggest that the City require a fee in lieu of instead of allowing the 
landscaped areas to count as recreation space. The landscaped areas are not always designed 
in a manner to accommodate recreation activities. 
 

5. Design Review Process 
 
A project of this size would require a public hearing design review process. However, since the 
City may approve a DA for this project, staff is requesting that the project be approved at the 
staff level through administrative design review. 
 
Staff Response:  
 
Many of the design elements such as parking, landscaped, modulation, and recreation space 
are being addressed through the DA, thus the scope of the design review would be limited. To 
assist moving this project forward, should the Council choose to approve a DA, staff 
recommends that design review be administrative. The public would have the opportunity to 
comment on the project since the DA requires a public hearing before the City Council can take 
final action.   
 
Multi-Family Tax Exemption (MFTE)_ 
 
The applicant has requested that the City reenact it’s MFTE program in order to help with the 
financial feasibility of the project.  The City had a limited MFTE in place for the Southcenter 
District in order to encourage housing in the Transit Oriented Development area of the District. 
The Southcenter MFTE program sunset at the end of 2019 and the City is no longer accepting 
applications. 
 
MFTE programs can provide either an 8-year property tax exemption on the residential 
improvements for a property or up to 12 years if an affordability component is provided. The 
property tax exemption would apply only to the residential portion of the structure, not the 
commercial portion or the land value.  The City has significant flexibility in designing a MFTE 
and using it to encourage certain development types. For example, in the Southcenter District 
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the City required a minimum average size for units and limited the number of studios in a project 
requesting the MFTE.  For example, the City could create a program just to apply to owner 
occupied housing within a specific area of the City. 
 
A MFTE program cannot be created via a DA and would require a separate legislative action by 
the City Council. The program would also need to be developed that applies to specific 
development types and/or geographical areas of the City.  
 
FINANCIAL IMPACT 
 
N/A. 
 
RECOMMENDATION 
 
Discussion only. Staff would like to work with the applicant to begin public outreach in the 
neighborhood about the project. The outreach would include information about the project, 
impacts to the neighborhood, and possible mitigation measures.  
 
ATTACHMENTS 

 
 Letter, dated August 4, and draft plans from Forterra for the Wadajir project. 
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