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EXECUTIVE RECOMMENDED PLAN


Parcels North of Dick Thurnau Memorial Park 
in North Highline
Area Zoning and Land Use Study

I. OVERVIEW
The 2020 Comprehensive Plan Midpoint Update Scope of Work includes a study to consider changing zoning in one area in North Highline.  The Scope directs the following:

Review land use designations and implementing zoning on parcels adjacent to the northern edge of Dick Thurnau Memorial Park in North Highline to evaluate their potential as a mixed use site, allowing the co-location of affordable housing units, non-residential buildings with social services, co-working spaces, and other potential non-residential uses.

In 2016, a coalition of partners - White Center Community Development Association, Southwest Youth & Family Services, and Capitol Hill Housing - organized a study for the feasibility of a campus of housing co-located with community services on a potentially surplused County-owned land adjacent to Dick Thurnau Memorial Park.  King County was engaged in these discussions through the Communities of Opportunity Program and signed a Letter of Intent in 2016 expressing its interest in working together with the partners to assess the feasibility of the project at the site.  This Letter of Intent was extended in 2017 and 2018.  The project has become known as the White Center HUB.

The HUB is envisioned to provide community services and rental housing affordable to individuals and families earning between 30 percent and 60 percent of the Area Median Income.  The preliminary concept designs include a three-story 25,000-30,000 square foot community services facility and 80-100 apartments ranging in size from studios to three bedrooms.  The site would also include spaces for the community to connect through cultural art, music, traditions, and community-wide activities; additional envisioned program elements include:
	• family resource center
	• alternative education classrooms

	• workforce training
	• small business incubation

	• youth development
	• early learning opportunities

	• community garden
	



The partners are also in early discussions with HealthPoint, a Federally Qualified Community Health Center, to provide primary care services.

This Area Zoning and Land Use study will evaluate the zoning and land use designations for this site and other properties in the vicinity in the context of this HUB proposal.

II. BACKGROUND INFORMATION

Parcel Information
The 2.8-acre parcel (Number 0623049405) is located at 10821 8th Avenue SW and has an Urban Residential, Medium (um) land use designation and R-6 (Residential, six dwelling units per acre) zoning.  The property is owned by King County and is the site of a former King County Public Health Center, as well as the current site of the White Center Food Bank. 

The site is located in a Housing and Urban Development Qualified Census Tract[footnoteRef:2] for use of Low-Income Housing Tax Credits, as well as in a Federal Opportunity Zone[footnoteRef:3]. [2:  This is a Federal Housing and Urban Development department designation for use by entities using Section 42 of the Internal Revenue Code (Low-Income Housing Tax Credit).  https://www.huduser.gov/portal/datasets/qct/dda2000.html.  A Qualified Census Tract is any census tract (or equivalent geographic area defined by the Census Bureau) in which at least 50% of households have an income less than 60% of the Area Median Gross Income.]  [3:  An Opportunity Zone is an economically distressed community where new investments, under certain conditions, may be eligible for preferential tax treatment.  https://www.irs.gov/newsroom/opportunity-zones-frequently-asked-questions] 


The site is also located within the Potential Annexation Area of the City of Seattle.  Seattle, at this time, has no active plans to annex the area and has no pre-annexation agreement with the County.

The immediately adjacent properties are designated Urban Residential, Medium (um) and have R-6 and R-8 zoning, but properties a few hundred feet away from the site are designated Urban Residential, High (uh) and Unincorporated Activity Center (ac) and are zoned R-18 through R-48.[footnoteRef:4] [4:  The Activity Center allows a variety of intensive zones such as R-12, R-18, R-24, R-48, NB, CB, O, and I.  Per the Comprehensive Plan: “Unincorporated Activity Centers are the primary locations for commercial and industrial development in urban unincorporated King County.  Currently, White Center is the only designated Unincorporated Activity Center, as other such centers are now parts of cities.”] 


Dick Thurnau Memorial Park, south of the site, has an Open Space (os) land use designation, but is zoned R-6 similar to the surrounding properties on the north and west.

The former King County Public Health Clinic was converted to a homeless shelter with associated supportive services by Mary’s Place, a Seattle-based non-profit, in 2017.  The shelter has been operating under a temporary certificate of occupancy, which sunsets on July 31, 2020. Initial conceptual plans of the HUB proposal remove this facility and the other buildings on the site, but the project partners have committed to allowing Mary’s Place to stay on site through this date.

Maps 
Figure 1 - Vicinity Map




Figure 2 - Parcel Map




Figure 3 - Comprehensive Plan Land Use Designations
[image: ]

	Comprehensive Plan Land Use Designations

	um – Urban Residential, Medium Density

	uh – Urban Residential, High Density

	ac – Unincorporated Activity Center

	os – King County Open Space & Parks

	cb – Community Business





Figure 4 - Zoning 
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	King County Zoning Classifications (KCC Title 21A)

	O – Office

	R-1 to R-48, Urban Residential, # units per acre

	CB – Community Business

	-P – P-Suffix Development Condition

	-SO – Special District Overlay Development Condition





Photos:
The site is currently obscured from the adjacent residential properties to the north and east by heavy vegetative screening.

Figure 5 - View from SW 108th St
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Figure 6 - View from 8th Ave SW
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Figure 7 - Interior Site Photos
[image: ]

Land Use Information
The existing zoning on the site allows for a total base density of 17 dwelling units.  To achieve the project target of 81 units, an R-18/uh base density combined with use of the Residential Density Incentive program in K.C.C. Chapter 21A.34 could allow up to a 200 percent density bonus for up to 101 units, depending on the types of units, affordability, and target population.

	Property Designations
	Residential Density

	Zoning
	Land Use
	Base Density
	Max density with bonuses[footnoteRef:5] [5:  If 100 percent of the dwelling units are priced for owners earning 80% of area median income and certain other conditions are met, a density bonus up to 200 percent is allowed.] 


	R-6
	um
	6 du[footnoteRef:6]/acre [6:  Dwelling unit] 

17 total du
	9-12 du/acre
25-34 total du

	R-8
	um
	8 du/acre
22 total du
	12-16 du/acre
34-45 total du

	R-12
	um
	12 du/acre
34 total du
	18-24du/acre
50-67 total du

	R-18
	uh
	18 du/acre
50 total du
	27-36 du/acre
76-101 total du

	R-24
	uh
	24 du/acre
67 total du
	36-48 du/acre
101-134 total du

	R-48
	uh
	48 du/acre
134 total du
	72-96 du/acre
202-269 total du



King County has more than 200 enumerated uses in the permitted use tables contained within K.C.C. Title 21A.  Uses in urban residential areas are allowed in either of two categories of zoning districts: R1 to R8 or R12 to R48.  The lists of permitted uses are nearly identical between the two categories, but there are often less development conditions on those uses in the more intensive R12 to R48 zones than in the R1 to R8 zones. For example, townhomes and apartments are permitted by-right in the R12 to R48 zones, but only permitted conditionally or with specific development restrictions in the R1 to R8 zones.  Agricultural activities, harvesting crops, and marijuana production are permitted with restrictions in the R1-8, but not allowed in the R12 to R48.

By choosing a lower base density for the site (R-18 instead of R-24 or R-48) and by relying on incentives to achieve the target density, there is a higher likelihood of those units being constructed and priced at the appropriate income levels, as opposed to starting with a higher base density without the income restrictions.  Beyond these market incentives, the HUB project partner developer is a non-profit organization that focuses on affordable housing. 

The housing types of uses proposed by the HUB project - including apartments and townhomes - are permitted in the zone; the non-residential uses - such as day care, outpatient clinics, and specialized instruction schools - are either permitted or conditionally permitted, dependent on application type.

As adopted in the Comprehensive Plan, development of the North Highline Community Service Area Land Use Subarea Plan (Subarea Plan) will commence in mid-2019 and is scheduled for potential adoption by June 2021.  This proposed rezone and land use amendment would precede the larger subarea planning effort given the community engagement already done for this project in 2017 and 2018, and to allow grant funding and construction timelines anticipated by the project partners to move forward with the necessary zoning and land use changes.

To better integrate the zoning with the neighborhood, future planning efforts will need to reconsider the zoning on the adjacent parcels to the east and west.  The same site characteristics that make the HUB site appropriate for a rezone – transit service, park proximity, and walking distance to commercial areas – could apply to these adjacent residential parcels as well. 


III. INFRASTRUCTURE AND SERVICESFigure 8 - RapidRide H Line

Water service for this area is provided by Seattle Public Utilities, while sewer service is provided by SW Suburban Sewer District.  North Highline Fire District provides fire and rescue services, and the King County Sheriff provides police services.  Impacts to service provision will be application-specific, but the proposed intensification of densities and uses is not likely to have significant regional impacts on services, though local improvements (sewer, roads, sidewalks, etc.) will likely be necessary.

The site is less than half a mile east of the King County Metro frequent-service bus routes (120 and 560) along 16th Ave SW in the Unincorporated Activity Center and is also half mile west of the Commercial Business district on 1st Avenue South.  Route 120 will soon be converted to the RapidRide H Line, which will provide frequent bus service with reliable 15-minute headways.

IV. ENVIRONMENTAL ISSUES
There is an unnamed intermittent stream and wetland immediately to the west, the buffer of which extends slightly into the west portion of the subject parcel.  The project proponents are aware of the critical area and have accounted for it in their development concepts to date.

Figure 9 - Critical Areas
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Figure 10 - Adjacent Delineated Stream, Wetland, and Buffers
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[bookmark: _GoBack]This site is located within a Class 2 Critical Aquifer Recharge Area, which per state law, restricts certain industrial uses, and contains provisions on agricultural and recreational uses; it is not anticipated that the proposed project would negatively impact the recharge area.  Further evaluation may be necessary to confirm a lack of impacts at the time of application submittal. 

V. POLICY CONTEXT
Analysis of relevant policies from the Comprehensive Plan yields findings in support of the project as outlined below.

U-125 King County should support proposed zoning changes to increase density within the unincorporated urban area when consistent with the King County Comprehensive Plan Land Use Map and when the following conditions are present:
a. The development will be compatible with the character and scale of the surrounding neighborhood;
b. Urban public facilities and services are adequate, consistent with adopted levels of service and meet Growth Management Act concurrency requirements, including King County transportation concurrency standards;
c. The proposed density change will not increase unmitigated adverse impacts on environmentally critical areas, either on site or in the vicinity of the proposed development;
d. The proposed density increase will be consistent with or contribute to achieving the goals and policies of this comprehensive plan, and subarea plan or subarea study, if applicable; or
e. The development is within walking distance of transit corridors or transit activity centers, retail and commercial activities, and is accessible to parks and other recreation opportunities.

The neighborhood contains a variety of densities and uses.  The immediate environs are R-6 and R-8 zoning, but the Unincorporated Activity Center is approximately 1000 feet west and R-18 zoning is 800 feet east.  

The area is currently served by Seattle Public Utilities, SW Suburban Sewer District, and North Highline Fire District.  Transportation concurrency is met for the North Highline travel-shed area, and transit is provided to the site by Metro local service.

There is one critical area (stream and wetland) on an adjacent site, the buffer of which only slightly intersects the western portion of the subject site - leaving sufficient and substantial room for achieving the zoned density.

The proposed action facilitates implementation of a variety of Comprehensive Plan policies related to the provision of affordable housing through partnerships (H-102), in unincorporated areas (H-103), co-located with community services (H-114), and of varied unit types and sizes (H-125).

The site is just less than half mile east of the Metro frequent-service bus routes (120 and 560) along 16th Avenue SW in the Unincorporated Activity Center and is also half mile west of the Commercial Business district on 1st Avenue South.  The site is served directly by Metro local routes (128 and 131) and is adjacent to Dick Thurnau Memorial Park.

U-126 King County, when evaluating rezone requests, shall consult with the city whose PAA includes the property under review; if a pre-annexation agreement exists, King County shall work with the city to ensure compatibility with the city’s pre-annexation zoning for the area. King County shall also notify special purpose districts and local providers of urban utility services and should work with these service providers on issues raised by the proposal.

No pre-annexation agreement exists, but the County has consulted with the City of Seattle.

U-128 Density incentives should encourage private developers to: provide affordable housing, significant open space, trails and parks; use the Transfer of Development Rights Program, Low Impact Development and Green Building; locate development close to transit; participate in historic preservation; and include energy conservation measures.

The proposed project associated with this action would utilize the residential density incentives to provide between 80 and 100 affordable dwelling units, proximate to transit and parks, and within half mile of frequent transit service.

H-114 King County should encourage development of residential communities that achieve lower prices and rents through clustered and higher density housing that shares common spaces, open spaces and community facilities.

The higher-density housing allowed under the proposed R-18 zoning, in combination with the density bonuses allowed, will create a residential community with concurrently-located support services and community facilities.

H-125 King County shall assure that there is sufficient land in the unincorporated urban areas zoned to accommodate King County's share of affordable housing and provide a range of affordable housing types, including higher-density single-family homes, multifamily properties, manufactured housing, cottage housing, accessory dwelling units and mixed-use developments. King County should work with cities to increase opportunities for affordable housing development by assuring there is sufficient land capable of being developed for this range of housing types that are more likely to be affordable to low-, moderate- and middle-income households.

This rezone will increase the amount of land available for dedicated affordable housing in apartments and townhomes.

VI. COMMUNICATION
With the assistance of the partners, White Center Community Development Association has been leading a robust community engagement process for over a year.  At the White Center Community Summit in November 2017, they introduced the concept of the HUB to the community and opened nominations for a Neighborhood Advisory Council to help steer the project.  The advisory council met six times over the course of 2018.  The project plans were discussed in more detail at the White Center Community Summit in November 2018, and the community was invited to the first of a series of community design workshops in December 2018.  The partners intend to continue the community design workshops into 2019.

Additionally, per Comprehensive Plan policy U-126, the County reached out to the City of Seattle, as this area is within their Potential Annexation Area.  The County briefed the City in the spring of 2019.  In the summer of 2019, the City indicated that there we no identified concerns with the proposed zoning for the HUB site.

VII. CONCLUSION & RECOMMENDATION

Conclusion
Based on evaluation of the site, the neighborhood, the zoning, and the relevant Comprehensive Plan policies, increasing the density on this site for affordable housing and co-location of services is appropriate.  There is sufficient parks and transit access to support the additional dwelling units while reusing an existing county-owned property that already provides community services.  The increase in the total number of residential units is keeping in scale with the neighborhood as a whole - portions of which currently contain zoning up to R-48.

Recommendations
Change the Comprehensive Plan land use designation on parcel 0623049405 (10821 8th Avenue SW) from Urban Residential, Medium to Urban Residential, High and to change the zoning from R-6 to R-18.

It is also recommended that the King County Zoning Code Section 21A.12.250 be revised to ensure that medical office/outpatient clinics, such as the type proposed by the community organizations supporting the HUB, be able to co-locate at the facility, provided it can be done in way that is consistent with the criteria for a conditional use permit.  These amendments are shown in the Ordinance that is part of the 2020 update package. 

C. Public Comment
King County released a Public Review Draft of this report and an associated land use map amendment proposal to change the zoning on parcel 0623049405 from R-6 to R-18. King County received 15 comments on this proposal, all of which were in favor of the zoning change the HUB project, and the proposed housing and social services that the HUB will host.  
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