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a. An ordinance to implement code amendments related a. Forward to 9/13 C.0.W. for |Pg.1
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. MISCELLANEOUS

Next Scheduled Meeting: September 20, 2021

8 The City of Tukwila strives to accommodate individuals with disabilities.

Please contact the City Clerk’s Office at 206-433-1800 (TukwilaCityClerk@TukwilaWA.gov) for assistance.
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City of Tukwila

Allan Ekberg, Mayor

INFORMATIONAL MEMORANDUM

TO: Planning and Community Development
FROM: Nora Gierloff, DCD Director

CC: Mayor Ekberg

DATE: August 10, 2021

SUBJECT: Zoning Code Updates to Address HB 1220 Requirements

ISSUE

The recently enacted State law HB 1220 requires cities to permit indoor emergency

shelters and indoor emergency housing in any zones where hotels are allowed. Additionally, it
requires permanent supportive housing and transitional housing to be permitted in all zones that
allow residences or hotels.

BACKGROUND

The State legislature has passed House Bill 1220 which addresses additional housing analysis
in comprehensive plan updates, homeless shelters, supportive housing, and easing accessory
dwelling unit (ADU) regulations. We will address the comprehensive plan requirements when we
begin our periodic update of our plan next year. We had begun discussion of updates to ADU
regulations in 2019 but that was put on hold during the pandemic. When we restart that project
we can review the suggested policies. The ordinance currently under review responds to the
sections that state cities may not prohibit:

» Indoor emergency shelters and indoor emergency housing from locating in any zones
where hotels are allowed as of September 30, 2021, or

« Transitional housing or permanent supportive housing from locating in any zone that
allows hotels or dwellings as of July 25, 2021.

The zones where residential dwelling units or hotels are allowed encompass nearly every zone
in Tukwila, see use table in Attachment A. The bill does allow cities to develop reasonable
occupancy, spacing, and intensity of use requirements to protect public health and safety so
long as the conditions do not prevent the siting of a sufficient number of facilities to
accommodate the cities’ projected needs. There is currently no guidance about how to calculate
the number of facilities or residents served required to meet this need.

Here is the bill as passed by the legislature: - http://lawfilesext.leq.wa.gov/biennium/2021 -
22/Pdf/Bills/House%20Passed%20Leqislature/1220-S2.PL.pdf?g=20210510101723

The Planning and Community Development (PCD) Council Committee was briefed on these
changes and potential local regulatory requirements on June 7, 2021. They forwarded the issue
on to the Planning Commission to develop a recommendation. The Planning Commission held a
public hearing, amended the draft ordinance language, and recommended the Zoning Code
changes shown in Attachment B.

DISCUSSION

In addition to adding the new uses to our Zoning Code definitions and use table, the Planning
Commission recommended that we adopt local regulations controlling occupancy, spacing, and
intensity of use to proactively address potential concerns and conflicts with these uses.


http://lawfilesext.leg.wa.gov/biennium/2021-22/Pdf/Bills/House%20Passed%20Legislature/1220-S2.PL.pdf?q=20210510101723
http://lawfilesext.leg.wa.gov/biennium/2021-22/Pdf/Bills/House%20Passed%20Legislature/1220-S2.PL.pdf?q=20210510101723
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Shelter Type

The PCD Committee supported the requirement for shelters to use a residential model

where clients are screened, admitted and assigned a space for the duration of their stay rather
than a day or night shelter model where people must leave with their belongings each day. On-
site services would be limited to residents and not offered for drop in use. The stability offered
by this model has better outcomes for the clients and fewer impacts on the surrounding
neighborhood.

The Planning Commission added a requirement that buildings must have secure entrances
staffed 24/7 with individual units only accessible through interior corridors.

Transit Access

The PCD Committee supported the requirement that shelters and housing be located within a
half mile walking distance of a bus or rail transit stop so that these transit dependent populations
can reach services and employment. The Planning Commission concurred.

Below is a transit system map showing the bus and rail service in Tukwila.

https:/itukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/DCD/HB 1220 Info Memo.docx
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Facility Spacing

Staff recommended that, to avoid a concentration of uses, we require that shelters be at

least a half mile from any other shelters, and supportive or transitional housing be at least a half
mile from any other supportive or transitional housing. At PCD we discussed a one mile
spacing but that would likely not allow an adequate number of sites in Tukwila.

The map below shows a half mile radius from Pacific Court, Tukwila’s only permanent
supportive housing. Tukwila does not currently have any emergency shelters

or emergency housing. There are four Way Back Inn units (two single

family homes and one duplex) that serve as domestic shelters but under the draft language they
would not be subject to the proposed spacing requirements. The Conquest Center transitional
housing has moved out of Tukwila. Group homes and adult family homes are regulated
differently and would not be subject to the proposed regulations.

The Planning Commission discussed different spacing alternatives, such as using the rental

housing inspection quadrants to limit the number of facilities, but ultimately retained the half mile
spacing language.
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Maximum Size

The number of residents in a facility would be required to comply with life safety

regulations in the building and fire codes. In addition, the Planning Commission
recommended a maximum facility size of 45 residents for shelters and a maximum size that
varies by zone for transitional/supportive housing.

e 15inLDR,
e 30in MDR, and
e 45in HDR or other zones.

These sizes are within the range of existing shelters and transitional/supportive
housing developments in King County, see list of King County facilities in Attachment C. Pacific
Court in Tukwila has 32 units with a maximum number of 50 residents.

Good Neighbor Agreement

The PCD Committee supported the requirement that operators of shelters and supportive or
transitional housing be required to work with the City and adjacent residents and businesses to
develop a set of standards covering quiet hours, smoking areas, security procedures, litter,
landscaping, and screening. The Planning Commission concurred.

Code of Conduct

The PCD Committee supported the requirement that operators of shelters and supportive or
transitional housing work with the City to develop a set of standards and expectations that
residents must agree to follow. The Planning Commission concurred.

Parking Plan

Staff recommends that operators of shelters and supportive or transitional housing work with
the City to develop a parking plan showing that the facility has adequate parking to meet the
expected demand from residents, staff, service providers, and visitors. There are no parking
requirements for these uses in the Zoning Code and as facility types and operations may vary it
would be more accurate to set individualized requirements. Residents will not be allowed

to park off site and all vehicles would have to be operational. The Planning Commission
concurred.

Emergency Services

The PCD Committee supported the requirement that operators of shelters and supportive or
transitional housing develop coordination plans with both the Police and Fire Departments
including protocols for response to the facility and to facility residents throughout the City.

The Planning Commission added a cross reference to the thresholds for increased security
measures contained in the Safety in Overnight Lodging Chapter 5.60.040-060 when calls for law
enforcement services exceed a semi-annual per-room number. If calls for

law enforcement services exceed the agreed upon threshold in any given quarter, the facility
operator would work with the City to reduce calls below the threshold level.

Communication

The PCD Committee supported the requirement that operators of shelters and supportive or
transitional housing provide regular reports to the Human Services Program Coordinator on
how facilities are meeting performance metrics such as placement of residents into permanent
housing or addiction treatment programs. The content and frequency of these reports

would be specified in a Memorandum of Agreement between the City and operator. The
Planning Commission concurred.

https:/itukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/DCD/HB 1220 Info Memo.docx
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FINANCIAL IMPACT
Passage of the ordinance would not result in any direct costs to the City.

RECOMMENDATION
The Council is being asked to hold a hearing on this item at the September 13, 2021 Committee

of the Whole meeting and approve the ordinance at the subsequent September 20, 2021
Regular Meeting.

ATTACHMENTS
A. Excerpt of Zoning Code Use Table
B. Draft Ordinance
C. List of King County Shelters and Transitional/Supportive Housing

https:/itukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/DCD/HB 1220 Info Memo.docx
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AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
TUKWILA, WASHINGTON, AMENDING TUKWILA MUNICIPAL
CODE (TMC) TITLE 18 TO COMPLY WITH ENGROSSED SECOND
SUBSTITUTE HOUSE BILL 1220; ADDING DEFINITIONS,
ALLOWED LOCATIONS, AND CRITERIA FOR VARIOUS TYPES
OF EMERGENCY, SUPPORTIVE AND TRANSITIONAL HOUSING;
AMENDING ORDINANCE NO. 1976, AS CODIFIED AT TMC
CHAPTER 18.06; AMENDING TABLE 18-6, “LAND USES
ALLOWED BY DISTRICT;” PROVIDING FOR SEVERABILITY;
AND ESTABLISHING AN EFFECTIVE DATE.

WHEREAS, in July 2021 the Washington State Legislature enacted House Bill 1220,
supporting emergency shelters and housing through local planning and development
regulations with an effective date of July 25, 2021; and

WHEREAS, Section 3 of HB 1220 contains the following preemption of local zoning
authority:

A code city shall not prohibit transitional housing or permanent supportive
housing in any zones in which residential dwelling units or hotels are
allowed. Effective September 30, 2021, a code city shall not prohibit
indoor emergency shelters and indoor emergency housing in any zones
in which hotels are allowed, except in such cities that have adopted an
ordinance authorizing indoor emergency shelters and indoor emergency
housing in a majority of zones within a one-mile proximity to transit.; and

WHEREAS, the City of Tukwila’s municipal code currently contains limited
regulations related to the types of housing and shelter activities established in HB 1220;
and

WHEREAS, the bill does permit cities to impose reasonable occupancy, spacing, and
intensity of use requirements on permanent supportive housing, transitional housing,
indoor emergency housing, and indoor emergency shelters to protect public health and
safety; and

CC: Legislative Development\Emergency Housing-Shelters per HB 1220 7-29-21
NG:bjs Page 1 of 6
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WHEREAS, the City Council desires to develop reasonable occupancy, spacing, and
intensity of use requirements for these types of housing to protect public health and safety
so long as the conditions do not prevent the siting of a sufficient number of facilities to
accommodate the City’s projected needs; and

WHEREAS, on July 6, 2021, the City’s State Environmental Policy Act (SEPA)
Responsible Official issued a Determination of Non-Significance on the proposed
amendments; and

WHEREAS, no comments were received on the City’s Determination of Non-
Significance on the proposed amendments; and

WHEREAS, on July 22, 2021, the Tukwila Planning Commission, following adequate
public notice, held a public hearing to receive testimony concerning amending the Tukwila
Municipal Code and at that meeting adopted a motion recommending the proposed
changes; and

WHEREAS, on July 29, 2021, the City was informed by the Washington State
Department of Commerce that it had met the Growth Management Act notice
requirements under RCW 36.70A.106; and

WHEREAS, on September 13, 2021, the Tukwila City Council, following adequate
public notice, held a public hearing to receive testimony concerning the recommendations
of the Planning Commission; and

WHEREAS, based on careful consideration of the facts and law including, without
limitation, the public testimony received, the Planning Commission’s recommendation
dated July 22, 2021 and the Staff Report dated August 10, 2021, the City Council finds
that the proposed amendments attached and incorporated herein should be approved as
presented;

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF TUKWILA,
WASHINGTON, HEREBY ORDAINS AS FOLLOWS:

Section 1. Findings of Fact. The Tukwila City Council finds as follows:

A. The above recitals, set forth as “WHEREAS” clauses, are hereby adopted as
Findings of Fact in support of the adoption of this ordinance.

B. The amendments that are established below comply with the requirements of the
Washington State Growth Management Act and the City of Tukwila’s Municipal Code.

Section 2. TMC Section Adopted. A new section is hereby added to Tukwila
Municipal Code (TMC) Chapter 18.06, “Definitions,” as follows:

Emergency Housing
“‘Emergency housing” shall have the meaning listed in RCW 36.70A.030.

CC: Legislative Development\Emergency Housing-Shelters per HB 1220 7-29-21
NG:bjs Page 2 of 6



Section 3. TMC Section Adopted. A new section is hereby added to TMC Chapter
18.06, “Definitions,” as follows:
Emergency Shelter

"Emergency shelter" shall have the meaning listed in RCW 36.70A.030.

Section 4. TMC Section Adopted. A new section is hereby added to TMC Chapter
18.06, “Definitions,” as follows:
Permanent Supportive Housing

"Permanent supportive housing" shall have the meaning listed in RCW 36.70A.030.

Section 5. TMC Section Adopted. A new section is hereby added to TMC Chapter
18.06, “Definitions,” as follows:

Transitional Housing

"Transitional housing" means a facility that provides housing, case management, and
supportive services to homeless persons or families and that has as its purpose
facilitating the movement of homeless persons and families into independent living.

Section 6. TMC Chapter 18.06, “Definitions,” Amended. Ordinance No. 1976 §16,
as currently codified at TMC Section 18.06.743, “Shelter,” or as hereafter re-numbered, is
hereby amended to read as follows:

18.06.743 Domestic Shelter

‘Domestic_Shelter” means a one- or two-unit residential building eruse—providing
residential-housing on a short-term basis for victims of abuse and their dependents;-ora

residential-facility-for-runaway-minors (children under the age of 18).

Section 7. Regulations Established. TMC Section 18.50.250, “Emergency Housing
and Emergency Shelter Criteria,” is hereby established to read as follows:

18.50.250 Emergency Housing and Emergency Shelter Criteria

Emergency housing and emergency shelter facilities are allowed subject to the
following criteria:

1. It must be a 24-hour-a-day facility where beds or rooms are assigned to
specific residents for the duration of their stay.

2. On-site services such as laundry, hygiene, meals, case management, and
social programs are limited to the residents of the facility and not available for drop-in use
by non-residents.

3. The facility must be located within a half mile walking distance of a bus or rail
transit stop.

CC: Legislative Development\Emergency Housing-Shelters per HB 1220 7-29-21
NG:bjs Page 3 of 6
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4. Facilities must be at least a half mile from any other emergency housing or
emergency shelter, calculated as a radius from the property lines of the site. This
distance_may be reduced upon the applicant submitting documentation that there is a
barrier such as a river or freeway preventing access between the facilities, and the path
of travel between them on public roads or trails is at least half a mile.

5. The maximum number of residents in a facility is limited to the general
capacity of the building but in no case more than 45.

6. Buildings must have secure entrances staffed 24/7, with individual units only
accessible through interior corridors.

Section 8. Regulations Established. TMC Section 18.50.260, “Permanent
Supportive Housing and Transitional Housing Criteria,” is hereby established to read as
follows:

18.50.260 Permanent Supportive Housing and Transitional Housing Criteria

Permanent supportive housing and transitional housing facilities are allowed subject
to the following criteria:

1. On-site services such as laundry, hygiene, meals, case management, and
social programs are limited to the residents of the facility and not available for drop-in use
by non-residents.

2. The facility must be located within a half mile walking distance of a bus or rail
transit stop.

3. Facilities must be at least a half mile from any other permanent supportive
housing or transitional housing, calculated as a radius from the property lines of the site.
This distance may be reduced upon the applicant submitting documentation that there is
a barrier such as a river or freeway preventing access between the facilities, and the path
of travel between them on public roads or trails is at least half a mile.

4. The maximum number of residents in a facility is limited to the general
capacity of the building but in no case more than 15 in LDR, 30 in MDR, and 45 in HDR
or other zones.

5. Buildings must have secure entrances staffed 24/7, with individual units only
accessible through interior corridors.

Section 9. Regulations Established. TMC Section 18.50.270, “Memorandum of
Agreement for Emergency Housing, Emergency Shelter, Permanent Supportive Housing or
Transitional Housing,” is hereby established to read as follows:

18.50.270 Memorandum of Agreement for Emergency Housing, Emergency
Shelter, Permanent Supportive Housing or Transitional Housing

Prior to the start of operation, the City and facility operator shall develop and execute
a Memorandum of Agreement containing, at a minimum, the following items:

CC: Legislative Development\Emergency Housing-Shelters per HB 1220 7-29-21
NG:bjs Page 4 of 6



1. A Good Neighbor Agreement addressing the following items:
Quiet hours,

Smoking areas,

Security procedures,

Litter, and

e. Adequacy of landscaping and screening.

Qo (o e

2. A Code of Conduct establishing a set of standards and expectations that
residents must agree to follow.

3. A parking plan approved by the City showing that the facility has adequate
parking to meet the expected demand from residents, staff, service providers and visitors.
Residents may not park off-site and all vehicles must be operational.

4. A coordination plan with both the Police and Fire Departments, including
protocols for response to the facility and to facility residents throughout the City and a
maximum number of responses threshold for law enforcement services as established by
calls for services in TMC Sections 5.60.040 through 5.60.060. If calls for law enforcement
services exceed the agreed upon threshold in any given quarter, the facility operator will
work with the City to reduce calls below the threshold level.

5. A requirement to provide reqular reports to the City’'s Human Services
Program Coordinator on how facilities are meeting performance metrics such as
placement of residents into permanent housing or addiction treatment programs.

Section 10. Table 18-6, "Land Uses Allowed by District,” Amended. “Table18-6:
Land Uses Allowed by District," as codified in Tukwila Municipal Code Title 18, is hereby
amended to add four additional uses and modify the name of one existing use (“Shelter”)
as set forth below. The amended Table18-6 is attached as Exhibit A.

Exhibit A — Table 18-6: Land Uses Allowed by District

See Table 18-2 for uses allowed in TUC and Figure 18-1 for uses allowed in Shoreline.
For properties zoned LDR, MDR and HDR that are designated as Commercial Redevelopment Areas (see figure 18-9 or 18-10), the uses and development standards of
the adjacent commercial zone are permitted and shall apply, subject to the specific criteria and procedures defined in TMC 18.60.060

P = Permitted outright; A = Accessory (customarily appurtenant and
incidental to a permitted use) ;

C-W(mwmmuru-umhmmm 10R3) | e Hos ] MU0 | [0 ] (moc | [oc | IEAcRy | ANcMY [ (CALI i Ry | IACA | Nc/Rn [ | 250 | REPRO
18.66); S =Special pproval by the Director)
Domestic Shelter PP | PP P

P38 [P38 |P38 |P38 |P38 P38 P38 P38 [P38

Emergency Housing

P38 [P38 |P38 |P38 |P38 P38 P38 P38 [P38

Emergency Shelter I I
Permanent Supportive Housing P39 P39 P39 P39 P39 P39 P39 [P39]P39 |P39P39 P39 P39 P39 P39 P39

Transitional Housing P39 P39 P39 39 [p39 P39 P39 [P39]P39 P39 P39 P39 P39 P39 P39 P39

38. Subject to the criteria and conditions at TMC Sections 18.50.250 and 18.50.270.
39. Subject to the criteria and conditions at TMC Sections 18.50.260 and 18.50.270.

CC: Legislative Development\Emergency Housing-Shelters per HB 1220 7-29-21
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Section 11. Corrections by City Clerk or Code Reviser. Upon approval of the
City Attorney, the City Clerk and the code reviser are authorized to make necessary
corrections to this ordinance, including the correction of clerical errors; references to other
local, state or federal laws, codes, rules, or regulations; or ordinance numbering and
section/subsection numbering.

Section 12. Severability. If any section, subsection, paragraph, sentence, clause or
phrase of this ordinance or its application to any person or situation should be held to be
invalid or unconstitutional for any reason by a court of competent jurisdiction, such
invalidity or unconstitutionality shall not affect the validity or constitutionality of the
remaining portions of this ordinance or its application to any other person or situation.

Section 13. Effective Date. This ordinance or a summary thereof shall be published
in the official newspaper of the City, and shall take effect and be in full force five days
after passage and publication as provided by law.

PASSED BY THE CITY COUNCIL OF THE CITY OF TUKWILA, WASHINGTON, at

a Regular Meeting thereof this day of , 2021.
ATTEST/AUTHENTICATED:
Christy O'Flaherty, MMC, City Clerk Allan Ekberg, Mayor
APPROVED AS TO FORM BY: Filed with the City Clerk:
Passed by the City Council:
Published:

Effective Date:
Ordinance Number:

Office of the City Attorney

Attachment: Exhibit A, Table 18-6: Land Uses Allowed by District

CC: Legislative Development\Emergency Housing-Shelters per HB 1220 7-29-21
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Organization Name
Auburn Youth Resources

Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

Congregations for the Homeless

Congregations for the Homeless

DAWN

Downtown Emergency Service
Center (DESC)
Friends of Youth

Hopelink

Hospitality House
Multiservice Center (MSC)
The Sophia Way

The Sophia Way
YWCA Seattle - King -
Snohomish

YWCA Seattle - King -
Snohomish

Emergency Shelter
Project Name
Arcadia Shelter
ARISE (Renton)

HOME for Women (Kent)
HOME Program (Kent)
Reach Out (Federal Way)

Congregations for the Homeless
Shelter

Eastside Winter Response Shelter -
Men

Confidential Shelter

Crisis Respite
The Landing

Avondale Park
Hospitality House (Burien)
MSC Family Shelter (Kent)

Eastside Winter Response Shelter -
Women & Children
The Sophia Way

YWC34.621 Auburn Emergency

YWCA14.623 East Cherry
Emergency

City of Seattle Funded Emergency Shelter

Abused Deaf Women Advocacy
Services (ADWAS)

Archdiocesan Housing Authority
(AHA)

Catholic Community Services
(CCS)

Compass Housing Alliance

Compass Housing Alliance
Compass Housing Alliance

Compass Housing Alliance

A Place of Our Own -ES-C

Noel House / St. Mark's - C
Sacred Heart - C

FASC / Operation NightWatch - C

First United Methodist Church - C
Hammond House - C

Roy Street - C

APPENDIX 5: PROJECTS INCLUDED IN THE SEATTLE/KING COUNTY ANALYSIS

Beds/Units
6 beds (youth)

25 beds; 2 overflow
beds
12 overflow beds

25 beds; 1 overflow
bed
40 seasonal beds

30 beds
50 seasonal beds

7 units; 2 beds
20 beds

20 beds (14 youth); 5
seasonal beds
8 units

9 beds
15 units
30 seasonal beds

21 beds
7 units

12 units

3 beds; 6 units
72 beds

9 units; 4 overflow
beds

80 beds; 1 overflow
bed

60 beds

40 beds; 1 overflow
bed

40 beds; 1 overflow
bed

Seattle/King County Homeless Performance Assessment and Recommendations

A-19
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Catholic Community Services
(CCS)

Downtown Emergency Service
Center (DESC)

Downtown Emergency Service
Center (DESC)

Immanuel Community Services

Mary's Place
New Beginnings
Salvation Army

Salvation Army
Salvation Army
Salvation Army

Salvation Army

Shalom Zone Nonprofit
Association
SHARE

Solid Ground
Solid Ground
YouthCare

YWCA Seattle - King -
Snohomish
YWCA Seattle - King -
Snohomish
YWCA Seattle - King -
Snohomish
YWCA Seattle - King -
Snohomish

Organization Name
Archdiocesan Housing Authority
(AHA)

Archdiocesan Housing Authority
(AHA)

Auburn Youth Resources
Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

St. Martin de Porres - C
Main Shelter - C
Kerner Scott Women's Shelter - C

Recovery Program / Transitional
Housing - C

Bianca's Place - C

Emergency Shelter - C

City of Seattle Winter Response
Shelter - C

King County Admin Building -
Winter Response - C

Pike Street - C

William Booth (lower level) - C

Catherine Booth House - C
ROOTS Young Adult Shelter - C

All SHARE shelters - C

Family Shelter - C
Broadview Shelter - C
Orion Shelter - C

SIS Late Night Shelter - C

YWC13.120 Angeline's Enhanced
Night Shelter - C

YWC14.621 Downtown Emergency
-C
YWC14.625 Willow Street
Enhanced Emergency - C
Transitional Housing
Project Name

Spruce Park Apartments
Traugott Terrace TH

Severson House
Alder Crest

FUSION

212 beds; 34 seasonal
beds

184 beds; 14 overflow
beds

25 beds

15 beds

22 units
5 units; 3 beds

76 beds; 3 overflow
beds
50 seasonal beds

20 beds; 7 overflow
beds

91 beds; 16 overflow
beds

9 units; 3 beds

45 beds (youth)

258 beds; 25 overflow
beds

14 units

10 units

15 beds (youth); 5
overflow beds
44 overflow beds

80 beds; 5 overflow
beds

12 units; 14 beds

35 units; 11 overflow
beds

Beds/Units
4 units

12 beds

11 beds (youth)
8 units

16 units

A-20

Seattle/King County Homeless Performance Assessment and Recommendations
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Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

Community Psychiatric Clinic
(CPC)

Community Psychiatric Clinic
(CPC)

Community Psychiatric Clinic
(CPC)

Compass Housing Alliance

Compass Housing Alliance
Compass Housing Alliance
Elizabeth Gregory Home

Friends of Youth
Friends of Youth
Friends of Youth
Hopelink
Hopelink

Hopelink
Kent Youth and Family Services

KITH

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Multiservice Center (MSC)

GPD Michael's Place
Harrington House (Bellevue)
Katherine's House

Rita's House (Auburn)

El Rey

The Willows

Cedar House

GPD - Renton Regional Veteran's

Program

GPD - Veterans Program (Shoreline)

Othello House

Elizabeth Gregory Home at Maple

Leaf House

New Ground Avondale Park
New Ground Bothell

New Ground Kirkland
Avondale Park Il (Redmond)
Heritage Park/ Alpine Ridge
(Bothell)

Hopelink Place

Watson Manor (Kent)

Petter Court Transitional
Cate Apartments / GPD-Cate

Apartments
Columbia Court
Denny Park

GPD - Arion Court
Martin Court

Meadowbrook View

Tyree Scott - TH

Family Transitional Program - S.

King county

18 beds

8 units

6 beds

6 beds

16 beds

15 units

8 beds (youth)
10 units; 26 beds

25 beds
4 beds
7 beds

24 units

14 units (youth)
9 beds (youth)
27 units

15 units

20 units

7 units (youth); 2 child
only beds
4 units

11 units

13 units

8 units

16 beds

13 units; 28 beds
15 units

6 units

6 units

Seattle/King County Homeless Performance Assessment and Recommendations
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Multiservice Center (MSC)

Multiservice Center (MSC)
Pioneer Human Services
Salvation Army

Salvation Army

Solid Ground

Solid Ground

Solid Ground

St Stephen Housing Association

St Stephen Housing Association
The Sophia Way

Valley Cities Counseling and
Consultation

Vietnam Veterans Leadership
Program (VVLP) / Compass
Housing Alliance

Vietnam Veterans Leadership
Program (VVLP) / Compass
Housing Alliance

YMCA

YouthCare

YWCA Seattle - King -
Snohomish

YWCA Seattle - King -
Snohomish

YWCA Seattle - King -
Snohomish

YWCA Seattle - King -
Snohomish

Catholic Community Services
(CCS)

Men's Transitional Housing (Federal
Way)
Titusville Station

GPD - Mark Cooper House

GPD - Veterans Transitional
Program

William Booth Center (upper floor)
Bethlehem House

Rent Assistance at SandPoint
SandPoint Family Program

City Park Townhouses Transitional
Housing (Auburn
Nike Manor Transitional Housing

The Sophia Way Transitional
Housing
Valley Cities Transitional Housing

Bennett House

Burien

YMCA Shared Homes
Straley House
Auburn Transitional Housing

Central Area Transitional Housing
Family Village - Case Managed Units
Family Village (Redmond)

Aloha Inn - CS

City of Seattle Funded Transitional Housing

Compass Housing Alliance

Compass Housing Alliance
Compass Housing Alliance

Compass Housing Alliance

Compass Housing Alliance
Compass Housing Alliance
Compass Housing Alliance

Cascade Women's Transitional - CS

Pioneer Square Men's Program - CS
Scattered Sites (Bryant, Cedar,
Evanston, Phinney) - CS
HomeStep / Transitions /
Transitions 2 - CS

Cesar Chavez House - CS

Magnolia House - CS

Mary Witt / Rosa Parks House - CS

11 beds

15 beds
38 beds
30 beds

48 beds
1 unit

18 beds
26 units
11 units

8 units
7 beds

3 units

6 beds

6 beds

24 beds (youth)
12 beds (youth)
12 units

42 units
5 units
20 units

66 beds

32 beds

78 beds
22 beds (5 youth)

14 units

5 beds
5 beds
10 beds

Seattle/King County Homeless Performance Assessment and Recommendations
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Compass Housing Alliance
El Centro de la Raza

First Place School
Friends of Youth

Muslim Housing Services

Salvation Army

Solid Ground

United Indians of all Tribes
Urban League of Seattle
YMCA

YouthCare

YouthCare

YouthCare

Organization Name

Archdiocesan Housing Authority
(AHA)

Archdiocesan Housing Authority
(AHA) / Catholic Community
Services (CCS)

Archdiocesan Housing Authority
(AHA) / Catholic Community
Services (CCS)

Archdiocesan Housing Authority
(AHA) / Catholic Community
Services (CCS)

Archdiocesan Housing Authority
(AHA)

Archdiocesan Housing Authority
(AHA)

Asian Counseling and Referral
Services (ACRS)

Asian Counseling and Referral
Services (ACRS)

Catholic Community Services
(CCS)

Catholic Community Services
(CCS)

Catholic Community Services
(King County)

Community Housing Mental
Health

Miracle Manor - CS

Transitional Housing Program
Ferdinand/Shelton Houses - CS
Housing Stabilization Program - CS

New Ground - SandPoint (Harmony
House) - CS

Muslim Housing Services
Transitional Housing - CS

Bridges to Housing - CS

Santos Place - CS

United Indians Youth Home - CS
MJ Harder House - CS

Young Adults in Transition - CS
Home of Hope - CS

Passages (Sand Point) - CS
Ravenna House - CS

Permanent Supportive Housing
Project Name

Frederic Ozanam House (Westlake
2)
Sta. Teresita del Nino Jesus

Parke Studios (at the Josephinum)

Westlake

Bakhita Gardens
Dorothy Day
HOPES

The Beacon
Palo Studios
The Cedars
Monica's Place

Leighton Apartments

6 beds
2 units

6 units
6 units (youth)

15 units

11 units; 30 beds
42 beds

25 beds (youth)
7 beds (youth)
20 beds (youth)
18 beds (youth)
8 beds (youth)
10 beds (youth)

Beds/Units
56 beds

25 units

15 beds

53 beds

70 beds
41 beds
15 beds
6 beds

17 beds
10 beds
5 beds

15 beds

Seattle/King County Homeless Performance Assessment and Recommendations
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Congregations for the Homeless

Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Downtown Emergency Service
Center (DESC)
Evergreen Treatment Services

Friends of Youth

Hopelink

Imagine Housing

Imagine Housing

Imagine Housing

Imagine Housing

Plymouth Housing Group (PHG)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Low Income Housing Institute
(LIHI)

Plymouth Housing Group (PHG
Plymouth Housing Group (PHG

(PHG)
(PHG)
Plymouth Housing Group (PHG)
Plymouth Housing Group (PHG)

(PHG)

Plymouth Housing Group (PHG

Congregations -Permanent Housing
Program
Aurora Supportive Housing

Evans (415 10th)

Kerner Scott - OPH

Lyon Building

Morrison Hotel

Rainier Supportive Housing
Scattered Site for MI Adults
Union Hotel

1811 Eastlake

Cottage Grove Apartments

REACH Respite Case Management

FOY Permanent Housing with
Supports
Duvall Place

Francis Village

Johnson Hill / Chalet Apartments
Rose Crest Apartments

Velocity Housing Stability Program

Shelter Plus Care \ Shelter Plus Care
HIV
Frye Hotel

Glen Hotel
Greenwood House
Broadway House
White River Gardens

Gatewood

Humphrey

Pacific Hotel \ Pacific Hotel HIV
Plymouth on Stewart
Plymouth Place

69 beds
87 beds
75 beds
15 beds
64 beds
190 beds
50 beds
60 beds
52 beds
75 beds
20 beds

40 beds
16 units

8 units

15 units

12 units

8 units

12 units

74 units; 706 beds

48 beds
37 beds
9 beds
7 beds
8 beds

74 beds
81 beds
74 beds
84 beds
70 beds

Seattle/King County Homeless Performance Assessment and Recommendations
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Plymouth Housing Group (PHG)  Scargo 45 beds
Plymouth Housing Group (PHG)  Simons Building (3rd and Blanchard) 92 beds
Plymouth Housing Group (PHG)  St. Charles 61 beds
Plymouth Housing Group (PHG)  Williams Apartments 81 beds
Solid Ground Brettler Place 51 units
Solid Ground P.G. Kenney Place 15 beds
Sound Mental Health Homestead Family Housing 25 units
Sound Mental Health Kasota 45 beds
Sound Mental Health Kenyon Housing 18 beds
Sound Mental Health Pacific Court 48 beds
Sound Mental Health South County Pilot 50 beds
Sound Mental Health / Low Ernestine Anderson Place 45 beds

Income Housing Institute
Sound Mental Health / Low
Income Housing Institute
Sound Mental Health / Low
Income Housing Institute
The Sophia Way
Transitional Resources
Valley Cities Counseling and
Consultation

Valley Cities Counseling and
Consultation

Valley Cities Counseling and
Consultation

Valley Cities Counseling and
Consultation

Valley Cities Counseling and
Consultation

YMCA

YWCA Seattle - King -
Snohomish

YWCA Seattle - King -
Snohomish

YWCA Seattle - King -
Snohomish

YMCA

Gossett Place

McDermott Place / VASH
McDermott Place
Sophia's Home

Avalon Place

Coming Up

Families First

Homeless Services Enhancement
Program

Pathways First

Valley Cities Landing

Home At Last

Family Village Issaquah-Project
Based

Opportunity Place

Summerfield Apartments

YMCA Permanent Housing

9 units; 27 beds
75 beds

29 beds
15 beds
22 beds

24 units
12 units; 8 beds
14 units
24 beds

8 units; 7 beds
26 beds

29 beds
13 beds

9 units; 4 beds

City of Seattle Funded Permanent Supportive Housing
Archdiocesan Housing Authority  Wintonia - C

(AHA) / Catholic Community

Services (CCS)
Compass Housing Alliance

Downtown Emergency Service

Center (DESC)

Nyer Urness House - C
Canaday House - C

92 beds

75 beds
83 beds

Seattle/King County Homeless Performance Assessment and Recommendations
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Rapid Rehousing
Organization Name Project Name
Catholic Community Services CCS RRH Pilot
(CCS)
City of Seattle Funded Rapid Rehousing
El Centro de la Raza El Centro Rapid Rehousing - C
Wellspring Family Services Wellspring RRH Pilot - C

YWCA Seattle - King - Snohomish  YWCA Rapid Rehousing - C

Solid Ground SGO RRH Programs - C

Beds/Units
15 units

3 units
6 units
2 units

27 units

A-26

Seattle/King County Homeless Performance Assessment and Recommendations



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. Wadaijir
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.

RIVERTON

CREST

CEMETERY -
S139TH ST

S 140TH ST

SIAVHIFF

SIAVANZF

_ CASCADEVIEW i FOSTER HIGH
COMMUNITY PARK £ ol ]

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

Wadaijir 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 42" Ave South. The applicant has indicated that structured parking could make the
project financially unfeasible.

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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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 42" 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 Wadaijir 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. 1415t
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

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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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. 1415t Street.

This mitigation measure would
allow for the on-street parking
to be incorporated into the
Wadaijir 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. 1415t 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. 1415t 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. 1415t street
once vacated.

Leased parking

The applicant could examine
securing an additional 25 long
term leased offsite parking
spaces near the project. This

Typically, when offsite parking
needs to be secured for the
project the City requires the
parking to be an easement.

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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would be an ongoing cost for
the future residents and
businesses.

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
and manage existing on-street

The applicant’s Parking Study
notes that during the day only
20% of the current on-street
parking is utilized. With

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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parking in the area.

funding, the City could provide
better signage along streets in
the area that provide on-street
parking, such as 42" 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

The City could choose not to
waive this requirement.

structured parking be waived.

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.

‘0 N

3. Building Setbacks.

Figure3, Portion of S. 1415 St

A1 1OERACY j
reet that could be vacated to provide more onsite parking.

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.

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda ltems/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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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.

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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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
the City required a minimum average size for units and limited the number of studios in a project

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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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

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

https://tukwilawa.sharepoint.com/sites/mayorsoffice/cc/Council Agenda Items/Mayor's Office/PCD, August 16/1.0 Wadijar PCD Staff Report, 2021.08.10.doc
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FORT&RRA

Date: August 4, 2021

To: City of Tukwila — City Hall
6200 Southcenter Boulevard
Tukwila, WA 98188
Attn:  Nora Gierloff
Community Development Director

Planning and Economic Development (PED) Committee
6300 Southcenter Boulevard
Tukwila, WA 98188

From: Forterra NW
PO Box 4189
Seattle, WA 98194

Subject: Development Agreement (L20-0034) Update for 14110 Tukwila International Blvd.
Dear Mayor Ekberg, City Councilmembers, Director Gierloff and PED Staff,

Forterra shares the City of Tukwila’s commitment to increasing the amount of affordable housing stock
available in the community while also supporting the type of micro-retail that is desired by residents.
That was the only reason Forterra arranged in 2018 for the purchase of the former Knight’s Inn property
at 14110 Tukwila International Blvd. by its affiliated social impact fund. Since that time, Forterra has
expended over $500,000 on pre-development work for what has become known as the Wadajir
Residences and Sougq, trying to find both a design and construction method that would enable this goal to
be achieved.

As explained in more detail below, we are now at a crossroads with Wadajir. Proceeding with the project
will require a Development Agreement with the City. We know that Mayor Ekberg and the Council will
only consider approving a Development Agreement after receiving public input. As we understand the
current status, Planning Staff is asking the PED Committee for direction on whether or not to begin the
public input process. We encourage the Committee to give Planning Staff that direction.

As you know, Forterra is a Washington-based nonprofit and our mission is to work together with
communities to support sustainability in all its dimensions — environmental, social, and economic.
Working with our partners, Forterra creates community-led development projects that strive to link
equitable urban development to rural employment through building affordably priced housing
constructed with innovative and environmentally proactive modular mass timber technology.

The chosen construction method - using sustainable mass-timber modular technology — will enable

Wadajir to provide beautiful, attainable and equitable homes and small-business ownership opportunities
for the Tukwila community. The current design will provide 100 attainable, co-operative
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homeownership units and a 15,000 square feet (sf) marketplace for up to 60 micro-retailers and a small
restaurant. Wadajir’s homes will be priced to be affordable to households at an average of 80% of Area
Median Income (AMI). The Wadajir project will continue the activation and revitalization along Tukwila
International Boulevard and create new ownership opportunities for local small business owners and
residents.

As noted above, providing attainable homeownership and small business space for Tukwila residents and
business owners at risk of displacement is Forterra’s reason for taking on this project. To that end,
maintaining the attainability of this development is vital both to Tukwila and to Forterra. To achieve our
goal requires an efficient design that maximizes land use and the quantity of units provided while
minimizing cost. We cannot do that and still meet all of the Tukwila Development Code requirements. In
order to make Wadajir a reality with all that it offers to the City and its residents, Forterra requests the
Council’s consideration of the following critically essential items:

1. Parking

Code parking rules require more stalls than can be accommodated on a surface lot. Above grade or
underground parking to meet Code requirements places a significant financial burden on the project and
will put our 80% AMI goal, and therefore the Wadajir development, out of reach. However, we aim to
reduce the impact of the requested parking reduction on the surrounding community and the future
Wadajir residents and businesses, while maintaining the affordability by proposing the following
community-focused solution:

Solution: Forterra is requesting a reduction of the required parking from the code required 206 combined
residential and commercial parking spaces to a parking mitigation strategy. The Wadajir development
will provide 101 new parking spaces, of which 69 spaces will be located onsite and 32 spaces will be
newly created on the two streets adjacent to the property. See pg. 10 of the Design Package. In addition,
Forterra will provide either or both of the following:

a. Up to 25 long-term leased offsite parking spaces near the project for Wadajir resident/staff use.
This would be an ongoing operating expense for future Wadajir residents and businesses.

b. Wadajir Cooperative Residences will reserve up to 5 parking spaces onsite to a car share
service for residents’ use.

Benefit: The new street parking, created at Forterra’s expense, will include new street improvements to
141% Street and 42" Avenue and will bring additional inventory of public parking for the community.
Providing leased offsite parking would lessen the impact of additional parking on neighboring streets and
businesses. The carshare option is a much less expensive and more sustainable option for those who use
their car only sporadically. Additionally, studies show that each carshare vehicle leads to a decrease of 9-
13 privately owned vehicles and reduces up to 18% of greenhouse emissions by replacing less efficient
vehicles with more fuel-efficient vehicles.

We believe our combined parking mitigation strategy of onsite parking, additional street parking, leased
offsite parking spaces, and/or onsite carshare, will meet the needs and intent of the Tukwila community

and Wadajir’s future owners while preserving the critical affordability of the development.

2. Multifamily Tax Exemption Program

Property tax incentives help support the attainability goal of the project. The City of Tukwila, however,
has elected to end its State-authorized Multifamily Tax Exemption (MFTE) program.



Solution: Forterra is requesting that Tukwila reinstate the MFTE program, which is critical to the goal of
providing 100 new homes for Tukwila that will be attainable to households at an average 80% of AMI.

Benefit: The Multifamily Tax Exemption ("MFTE") program has been very effective in increasing
affordable housing development by incentivizing the private development of affordable housing at a
much lower cost to local communities than traditional direct subsidy. Tukwila could utilize this program
to increase affordable housing in the community. In addition, Wadajir offers a unique opportunity to use
the MFTE program to provide attainable home ownership — which can help stem the flow of
displacement of Tukwila residents.

Tukwila may also choose to combine MFTE with LCLIP and thereby receive up to 75% of Tukwila
owners’ portion of the King County real estate tax on the incremental assessed value for 18 years. LCLIP
is a state-level program signed into law in 2011 (RCW 39.108) that gives cities new revenue to pay for
infrastructure while simultaneously conserving farms and forest land. This option would offset the MFTE
with this additional income to the City. If the Council has interest in this option, Forterra can provide
more information about assistance and grant funding that could pay for City Staff time to put the
necessary policies in place.

3. Building Stepback

Wadajir is able to provide 100 new attainable homes to Tukwila, including a large number of three-
bedroom family units, by utilizing modular mass timber construction. This innovative construction
technology will allow for efficient construction, affordability, and faster project delivery. However, this
unique type of construction does not allow for a tiered setback without significantly impacting the
quantity of homes and the affordability of the remaining homes.

Solution: Develop the project without a stepback as shown in the Design Package on pgs. 8 and 9.
Benefit: A variance for the upper floors of Wadajir will not detract from the project’s overall aesthetic
appeal to community members but will significantly improve the ability of the development to achieve

the goal of providing as many attainable homes for the community as possible.

4. Partial Use of Building Setback for Recreational Space

Wadajir has been designed to respond to community-requested amenity spaces. In a survey conducted
during the Wadajir community meeting in December 2019, community members requested a playground,
fitness options, indoor and outdoor places to gather, a formal garden, and a community kitchen.

Solution: In response to the community’s desires, we have designed the development to include 20,225sf
of recreational space, which meets the amount required by Code. A portion of this recreational space is
within the building setback area as shown in the Design Package on p11.

Benefit: Using the setback space our design increased the available recreational opportunities onsite,
including outdoor dining, interactive walking pathways for exercise, play and reflection. This is in
addition to a dedicated children’s play area, a large courtyard for community gatherings, a formal garden
with water feature, an indoor gym and a large community room with kitchen. This creates amenity space
requested by the community and that few, if any, attainable developments achieve.
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Our goal with this design is to respond to provide to future residents a balance between passive and
active spaces, giving unique opportunities for community members of all ages and abilities to enjoy the
Wadajir project and improved outdoor amenities.

Conclusion:

The goal for Wadajir is to provide a new development for Tukwila and its residents with 100 much-
needed attainably priced homes for community ownership priced at an average of 80% of AMI. Wadajir
will also provide affordable market space for small and micro businesses. Providing attainable home
ownership and small business spaces is the reason Forterra and its Strong Communities Fund have
chosen to invest in the development. Achieving this goal requires partnership with the City in balancing
development requirements and affordability to achieve the best result for the Community. We believe
the creative solutions presented here can advance our shared goal of providing attainable housing in a
way allow the project to go forward, while maintaining the purpose and intent of the code.

We understand that any Development Agreement is a big ask and truly appreciate the time that Mayor
Ekberg, the Council and City Staff have already spent in connection with Wadajir. Forterra and its social
impact fund want to remain involved with this project, which is why we are pursuing a Development
Agreement. Without a means to construct an affordable and sustainable development, Forterra’s non-
profit status would preclude it from continued involvement with the project necessitating a sale of the
property to a conventional developer.

Thank you for the opportunity to update the Council and PED Staff on the current design relating to the
development of Wadajir located at 14110 Tukwila International Blvd. We look forward to working with
Mayor Ekberg, the City Council and PED Staff on Wadajir’s Development Agreement. We believe the
request for the above terms regarding parking, recreational space, building setbacks, and the tax
exemption will help us achieve our goal to provide beautiful, attainable and equitable home and small-
business ownership opportunities for the Tukwila community.

Please let us know if you have any questions or if you need additional information.

Sincerely,

Dan Grausz
Senior Director of Strategic Projects

Attachments: Design Package dated August 4, 2021

cc: Nancy Eklund
Brandon Miles
Michelle Connor
Tobias Levey
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