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Overview

• Restructuring Elements

• Regional Centers

• Housing - Historical Growth, Reasonable Measures and 
Housing Growth Targets

• Housing Analysis - Findings From Housing Action Plan & 
Higher Density Residential Analysis

• Suggested Areas to Modify in Comprehensive Plan 
Update
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Reorganization of Elements
• Element List (2015 Update)

1. Community Image and Identity

2. Economic Development

3. Housing 

4. Natural Environment

5. Shorelines

6. Parks, Recreation and Open Space

7. Residential Neighborhoods

8. Tukwila International Boulevard 
District

9. Tukwila South

10. Southcenter – Tukwila’s Urban Center

11. Manufacturing/Industrial Center

12. Utilities

13. Transportation

14. Capital Facilities

15. Roles and Responsibilities

• Element List (2024 Update)

– Land Use

– Community Image and Identity

– Economic Development

– Regional Centers

– Housing 

– Natural Environment

– Shorelines

– Parks, Recreation and Open Space

Residential Neighborhoods

Tukwila International Boulevard District

Tukwila South

Southcenter – Tukwila’s Urban Center

Manufacturing/Industrial Center

– Utilities

– Transportation

– Capital Facilities

Roles and Responsibilities
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Content Distribution

• Residential Neighborhoods

• Tukwila International Boulevard District

• Tukwila South

• Southcenter – Tukwila’s Urban Center

• Manufacturing/Industrial Center

• Roles and Responsibilities

• Land Use & Housing (primarily) 

• Land Use

• Land Use

• Regional Centers

• Regional Centers

• Community Image & Identity 
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Regional Centers

• Tukwila has 2 Regional Growth Centers
Southcenter Urban Center Manufacturing Industrial Center
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Regional Centers

• Status of Centers
– Regional Growth Centers (RGC) are the region’s solution to providing for the 

5.8 million people and 3+ million jobs expected in the Puget Sound 2050 – by 
concentrating growth and encouraging the efficient use of land and 
infrastructure. 

– Tukwila elected to have regional growth centers in 1995

– In 2014, PSRC provided guidance on required center “activity center” 
thresholds

– Monitoring of Center’s progress – due in 2025

• Draft of Centers Document
– Not many changes in policies needed - regionally required policies (equity, 

climate change) will be provided in other elements

– More analysis regarding Centers’ status will be completed when data from 
Transportation Element and detailed analysis of available data (e.g., covered 
employment”) is completed
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• Centers 
Population and 
Shares of City 
Population
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• Centers Housing 
and Shares of 
City Housing
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• Centers 
Employment and 
Shares of City 
Employment
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Reasonable Measures

• Due to under production of housing and jobs compared 
to adopted growth targets between 2006 and 2018, 
Tukwila has been recommended to adopt “Reasonable 
Measures” in the 2024 Comprehensive Plan Update to 
address this inconsistency

• About 1,250 new units have been produced from 2019 
to present. This would need to be the sustained growth 
rate from 2024-2044 (250 new net units per year) to 
meet housing targets

• This is amount of annual development is unlikely to 
occur without changes made by the City
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Reasonable Measures

(2021 King County Urban Growth Capacity Report)

41



2024-2044 Comprehensive Plan Update  

Planning Commission  
October 5, 2023

Under Production of Housing
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Under Production of Housing
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Need for Housing

Indicators demonstrate the impacts of housing 
scarcity on Tukwila

• Vacancy Rate
– 3.6% residential vacancy rate in Q2 2023, indicating a 

constrained housing market, at below 5%

• Rate Increases
– Median single-family home price has increased 56% 

over five years (Jan 2018-Jan 2023)

– Rent growth increased 4.1% YoY from Q2 of 2022 to 
2023
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Need for Housing

Many existing comprehensive plan goals and policies 
support housing production to meet the needs of the entire 
community

• Goal 3.1

– The City of Tukwila provides the City’s fair share of regional 
housing.

• Goal 3.2

– The City of Tukwila has safe, healthy and affordable homes for 
all residents in Tukwila.

• Policy 3.2.1

– Provide zoning that allows a variety of housing throughout the 
City to allow for diverse, equitable neighborhoods.
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Trends & Lack of Variety in Production

• Of the large multifamily housing production that has 
occurred since 2019:
– Most development has occurred in the Tukwila Urban Center 

(TUC) under relaxed requirements for parking, height and 
density

– Many developments have been done through a Development 
Agreement (DA), as they could not meet all development 
standards

– Many of the projects have been housing for persons 55+, which 
has reduced requirements for parking and other onsite features

– Most market rate development has relied on a multifamily tax 
exemption (MFTE)
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Findings from Studies

• The City has commissioned a number of industry 
experts in housing real estate and development 
in the last few years

• These next few slides attempt to distill down 
findings and recommendations from this work
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Middle Housing Work 

• Within the 2022-2023 Middle Housing Grant, the City 
worked with subconsultant Neighborhood Workshop, an 
expert on middle housing policy and regulations, to 
analyze potential for greater middle housing allowance, 
market expectations, and best practices for integrating 
regulations

• Work from Neighborhood Workshop has been integrated 
into planning commission presentations and will be 
utilized into future code amendment proposals
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Findings

• 87% of residential only zoning only is exclusively in LDR, 
which only permits single-family homes and ADUs

• Cost of land is a big driver of increased costs of 
development 

• HB 1110 (Middle Housing Bill) will require significant 
updates to allowed housing types across LDR and MDR 
zones

• Reductions in items like minimum lot size, could have 
significant impacts to the cost of development
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Recommendations

• Increased flexibility of housing types could bring down 
costs of housing per unit significantly

• With relatively large lot sizes, there is high potential for 
additional units on existing single-family lots in many 
forms 

• Broadening allowances to comply with HB 1110 and 
reducing minimum lot sizes in LDR would provide 
opportunities for homeownership at lower sales prices
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Recommendations
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TOD Housing Strategies Plan

• Tukwila contracted with ECONorthwest, a consulting firm 
specializing in economics and land use, to create a 
Housing Action Plan focusing on the Tukwila 
International Boulevard District

• Work concluded in 2021 and provided a wealth of 
findings, analysis and recommendations available in the 
Transit Oriented Development Housing Action Plan
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Findings
• High market demand for housing exists in the TIB 

District

• The following existing standards make most multifamily 
development financially infeasible in the TIB District 
without modifications to development standards:

– Structured parking requirements, 

– High parking requirements, 

– Unit-mix requirements, 

– Height limits 

– Stepback requirements, 

– Recreation space requirements 

• Changes need to be accompanied with anti-displacement 
measures
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Recommendations
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Recommendations
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Recommendations
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Medium & High Density Zoning 
Analysis

• As part of the periodic grant update process, Leland 
Consulting Group, a real estate and community planning 
consultant was contracted as a subconsultant to analyze 
higher density zones within Tukwila, primarily focusing 
on the MDR & HDR zones

• Tukwila staff is currently working with Leland to finalize 
their findings and recommendations, will share initial 
findings and recommendations
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Findings

• Many areas of development regulations make developing 
multifamily properties in Tukwila more difficult than 
other South King County Cities. Some of these areas 
include:

– Upper-floor stepback increases 

– Higher than expected parking requirements

– Low densities in “MDR” , “HDR” and other high-density zones

– Low lot coverage allowances

– Low height allowances

– High requirements for structured parking

– High open space/recreation space requirements

– Non-administrative design review adds uncertainty to projects
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Recommendations

• Leland Consulting Group offered the following initial 
recommend changes to the MDR and HDR zones based 
on their findings:

– Increase the allowed density

– Increased the allowed height

– Increase lot coverage allowances

– Reduce or eliminate upper-story stepbacks

– Reduce open space/recreate space requirements

– Reduce parking requirements

– Allow administrative design review 
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Suggested Comp Plan Areas To Address

• Need for a holistic housing strategy

• Address areas that Tukwila can control to impact 
housing development by first creating policies to support 
future development regulation amendments

• Areas of influence:

– Expanding Middle Housing options at lower densities

– Zoning allowances and development standards

– Reducing impediments in the development review process

– Other areas out of step with comparable cities
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Discussion
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