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Metropolitan King County Council
Local Services and Land Use Committee

STAFF REPORT

	Agenda Item:
	7
	Name:
	Andy Micklow

	Proposed No.:
	2022-0256
	Date:
	August 23, 2022



SUBJECT

Proposed Motion 2022-0256 would acknowledge receipt of the Townhouse Accessory Dwelling Unit Analysis report, as required by Section 87, Proviso P2 of Ordinance 19210. 

SUMMARY

In 2020, the King County Council adopted the 2020 King County Comprehensive Plan update. The adopting ordinance also included changes to the King County Code (K.C.C.) that allowed townhouses to have detached accessory dwelling units (ADUs). During the Council's review of that legislation, public comment was submitted that expressed concern that the changes to the ADU legislation could create disproportionate impacts on the basis of race, and such equity impacts should be analyzed. 

The 2021-2022 Biennial Budget[footnoteRef:1] included a proviso that restricted expenditure of $75,000 until the executive transmitted a townhouse accessory dwelling unit analysis report that includes a racial equity analysis of the changes to accessory dwelling unit regulations for townhomes adopted by the 2020 King County Comprehensive Plan update using tools from the King County Office of Equity and Social Justice. [1:  Ordinance 19210, Section 87, Proviso P2] 


As transmitted, the Townhouse Accessory Dwelling Unit Analysis Report complies with the requirements of the proviso.

BACKGROUND 

The King County Council adopted the 2020 King County Comprehensive Plan update with Ordinance 19146. Ordinance 19146 also included changes to the King County Code (K.C.C.) that allowed townhouses to have detached accessory dwelling units (ADUs). Previously, ADUs were only allowed on properties developed with single detached dwelling units. Ordinance 19146 also:
· Reduced the minimum lot size required to develop a detached ADU; 
· Added a requirement that either the primary or accessory dwelling unit be occupied either by the owner of the primary dwelling unit or by an immediate family member of the owner; and
· Removed the floor area contained in basements from the calculation of floor area maximum.

[bookmark: _Hlk111620560]During the Council's review of that legislation, public comment was submitted that expressed concern that the changes to the ADU legislation could create disproportionate impacts on the basis of race, and such equity impacts should be analyzed. 

The 2021-2022 Biennial Budget[footnoteRef:2] included a proviso that restricted expenditure of $75,000 until the executive transmitted a townhouse accessory dwelling unit analysis report that includes a racial equity analysis of the changes to accessory dwelling unit regulations for townhomes adopted by the 2020 King County Comprehensive Plan update using tools from the King County Office of Equity and Social Justice. [2:  Ordinance 19210, Section 87, Proviso P2] 


ANALYSIS

The Townhouse Accessory Dwelling Unit Analysis Report, which is Attachment A to Proposed Motion 2022-0256, was prepared by ECONorthwest with project oversight for the Report provided by a steering team that included staff from the Department of Local Services (DLS), the Department of Community and Human Services (DCHS), the Office of Equity and Social Justice (OESJ), and the Office of Performance, Strategy and Budget (PSB). 

According to the Report, the steering team determined that racial equity impacts were likely to be manifested in terms of displacement and that displacement would occur in areas where development would be more likely to occur. The steering team concluded that conducting focused engagement with housing advocacy groups, developers, and providers "would yield the most robust information to inform this Proviso response" (pg 8). 

Participants in the engagement process included the Housing Development Consortium (HDC), White Center Community Development Association (WCCDA), Master Builders of King and Snohomish Counties, Green Canopy, and A Regional Coalition for Housing (ARCH). A summary of stakeholder engagement can be found on pages 25 through 27 of the Report. 

The remainder of the Report details the framework used by the consultants to analyze the racial equity impacts of the townhouse ADU code changes and presented the results of the quantitative analysis. The analysis evaluated two key spatial indicators to identify potential impacts of the regulations:
1. Areas in King County where there are communities of color that could be vulnerable to displacement, and 
2. Areas where townhouses, specifically those with ADUs, are most likely to occur.

The first indicator (1.) was adapted from OESJ’s Equity Impact Awareness Tool combined and the Urban Displacement Project (UDP)[footnoteRef:3]. Using the UDP methodology along with the OESJ Equity Impact Awareness Tool allows for areas of King County to be identified that could see disparate impacts on communities of color from policy decisions as well as areas that could see positive benefits from allowing more diverse housing types. [3:  https://www.urbandisplacement.org/] 


The second indicator (2.) was determined by conducting a development feasibility analysis, which identified areas where townhouses, specifically those with ADUs, would be most likely to occur, and therefore where development pressure was most likely to be exerted. "Central to the analysis for this report is the assumption that the changes to the regulations will create more opportunity for ADUs to be built within townhouses or on townhouse lots" (page 35). 

According to the Report, the two-track approach – the equity and displacement analysis and the townhouse feasibility analysis – was used to arrive at an understanding of displacement risk and any racial equity impacts from the changes to the regulations (page 27). 

The results from the analysis show that "the recent code changes to allow ADUs within townhouses only marginally increases development feasibility above baseline allowances for townhouses in the zones evaluated. While the likelihood of development feasibility for townhouses varies significantly across the County depending on local market conditions, the allowances for ADUs are not likely to significantly increase the likelihood of development of townhouses that otherwise would not have occurred without the new ADU allowances (page 42). 

The analysis included six focus areas: the rural town center on Vashon-Maury Island, the North Highline subarea, the Skyway-West Hill subarea, the Redmond Ridge area, the rural town of Fall City, and the Fairwood area. The Report states that the "analysis did find that some of the focus areas evaluated are more likely to see potential displacement pressures than others. These displacement pressures are not the direct result of increases in development allowances from the ADU code changes, but rather are likely the result of cumulative disparate impacts from historic land use policy and land use decisions. The proviso directed this work to identify the impact of very specific, and narrow, regulatory changes that allow for ADUs in townhouses. These regulatory changes could result in marginal increases in townhouse feasibility in areas that are already experiencing development feasibility and greater vulnerability from a legacy of land use policies that were made without considering racial equity impacts."

Results and findings by Focus Area are detailed on pages 42 through 72 of the Report and summarized below. 

North Highline. North Highline has the greatest vulnerability risk of the focus areas and a relatively high development likelihood. It has seen substantial market interest for townhouses in recent years, and there could be a marginal increase in the ability for townhouses with ADUs to pay for land due to the regulation changes. Townhouses were already feasible in much of the North Highline area. Not only are these townhouses with ADUs marginally more feasible, but they are also likely to be more feasible in more locations due to the existing land use pattern in North Highline compared to other focus areas.

Skyway-West Hill. Skyway-West Hill has a slightly greater development likelihood than North Highline and a slightly lower vulnerability risk (Figure 1). It has also seen substantial market interest for townhouses in recent years, and there could be a marginal increase in the ability for townhouses with ADUs to pay for land due to the regulation changes. These housing types are likely to be more feasible in more locations due to the existing land use pattern in Skyway-West Hill. While more parcels could result in development in Skyway-West Hill, as compared to North Highline, the equity data from the UDP and OESJ methodologies indicate lower vulnerability to displacement.

Fairwood. Fairwood has some development likelihood and some vulnerability to displacement. It has seen substantial market interest for townhouses in recent years, but the feasibility results indicate there could be a lower marginal increase in the ability for townhouses with ADUs to pay for land as compared to North Highline and Skyway-West Hill. The marginal increase is also only in the higher density zones like R-24 and R-48, the latter of which is not currently mapped to many parcels in Fairwood. This focus area has fewer parcels that allow for townhouses, and substantially fewer households that are vulnerable to displacement as compared to other study areas (Figure 1). 

Redmond Ridge. Redmond Ridge has a lower relative development likelihood and lower vulnerability to displacement (Figure 1). While Redmond Ridge has seen substantial market interest for townhouses in recent years, there could be a marginal increase in development feasibility from these regulations is only in the highest density zone of R-48, which is not currently mapped to any parcels in Redmond Ridge. This focus area has fewer parcels that allow for townhouses and substantially fewer households that are vulnerable to displacement, as compared to other study areas, given that most parcels contain relatively new construction.

Vashon Rural Town. Vashon Rural Town has limited development likelihood and low vulnerability to displacement. There has been limited market interest for townhouses in recent years and there could be a very limited increase in feasibility from these regulation changes, as townhouses were already somewhat feasible in the Vashon Rural Town. The changes to the ADU regulations could have an impact on development likelihood if higher density zones were applied in the Vashon Rural Town. The focus area has very few parcels that allow for townhouses, and fewer households that are vulnerable to displacement as compared to other study areas (Figure 1).

Fall City. Fall City has the lowest development likelihood and the lowest vulnerability to
displacement. There has been limited market interest for townhouses in recent years
and there could be a very limited increase in feasibility from these regulation changes, as townhouses were already somewhat feasible in Fall City. There is only one zone in Fall City that allows for townhouses, and it only allows townhouses as part of a mixed-use development. 

Figure 1. Analysis Results
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As transmitted, the Townhouse Accessory Dwelling Unit Analysis Report complies with the requirements of the proviso.

INVITED

· John Taylor, Director, Department of Local Services
· Jim Chan, Director, DLS Permitting 

ATTACHMENTS

1. Motion 2022-0256 (and its attachment)
2. Transmittal Letter
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