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SUBJECT

Proposed Motion 2018-0152 would approve a plan regarding the Vashon Affordable Housing Incentive Report and annual evaluations of the Vashon Rural Town Affordable Housing Special District Overlay in response to a budget proviso.

SUMMARY

In 2017, as part of the Vashon-Maury Island Subarea Plan update, a new Special District Overlay (SDO) was created to incentivize affordable housing within a portion of the Rural Town of Vashon.  Because of the significant public interest in the provisions of the SDO, the adopted SDO includes annual and a final evaluation of the SDO, triggered when 120 units are permitted using the SDO, or after 4 years, whichever comes first.  In addition to this final evaluation, the Council added two additional evaluation requirements for this SDO. The first was a workplan item within the Vashon-Maury Island Subarea Plan, and the second was a proviso requirement that required the Executive to provide a plan for how these evaluations would be complete.

Proposed Motion 2018-0152 would approve the Executive’s plan for completing the various required evaluations.  The plan as transmitted meets the terms of the proviso requirement.

BACKGROUND 

In 2017, the Council reviewed and approved an update to the Vashon-Maury Island Subarea Plan.[footnoteRef:1] As part of the update to the Subarea Plan, the Executive proposed, and the Council ultimately approved, a new Special District Overlay (SDO).    [1:  Ordinance 18623] 


Special District Overlay’s are authorized by K.C.C. Chapter 21A.38, with the intent to provide alternative development standards to address unique area characteristics and to address opportunities that can exceed the quality of standard development. Special District Overlays are required to:

· Be tied to a specific location and noted on the zoning map;
· Have a specific purpose;
· Be codified in Chapter 21A.38; and
· Specify those permitted uses and development standards that are modified, waived or substituted by the SDO.

The SDO authorized by Ordinance 18623 pertains to provision of affordable housing within a portion of the Rural Town of Vashon.  It provides a voluntary program for property owners and developers to provide affordable housing as part of a residential or mixed use development. It includes:

· Minimum income and percentage requirements for affordable housing (rental and ownership units), and minimum terms for the units to remain affordable;
· Higher densities than are allowed by the base zoning;
· Requirements for provision of water conservation measures, water and sewer connections, landscaping requirements, parking, and on-site recreation;
· A covenant to be recorded against the property memorializing the requirements and other provisions;
· Enforcement provisions; and
· Procedural requirements and special noticing.

During the development of the Vashon-Maury Island Subarea Plan and the SDO by Executive staff, and during the Council’s review of the Plan and SDO, there was significant public interest in the provisions of the SDO. As a result, the Executive proposed evaluation of the SDO, to be triggered when 120 units were permitted using the SDO, or after 4 years, whichever comes first.  Annual reports are also required at the end of each year.

	A.  A written evaluation of the special district overlay, as adopted in section 9 of this ordinance, shall be conducted by the executive to assess the efficacy of its scope and standards in achieving the overlay's purpose of incentivizing affordable housing within the Vashon Rural Town, and shall include recommendations to retain, amend or repeal the special district overlay.  The evaluation shall examine the advantages and disadvantages of the special district overlay, including a review of the relationship between the parcels that the special district overlay applies to and potable water supply.  Other factors the evaluation shall consider include, but are not limited to:  the public benefits and risks of retaining or repealing the special district overlay; the current need for affordable housing on Vashon-Maury Island, including for households with incomes at or below thirty percent of area median income; infrastructure capacity, including public roads and sewer; and potential impacts to affordable housing funding if the special district overlay is modified or eliminated.
	B.  The evaluation shall include annual reports and a final report:
	  1.  The executive shall conduct preliminary evaluations that include the information in subsection A. of this section, as well as the following information:
	    a.  a list and evaluation of ongoing permit applications using the special district overlay, and feedback from those permit applicants on the efficacy of the special district overlay;
	    b.  evaluation of whether any code changes are necessary to further the purpose of the special district overlay; and
	    c.  for the first annual report and the final report, information of other jurisdictions approaches to incentivizing development of affordable housing, and evaluation of whether those approaches would be appropriate to Vashon-Maury Island.
	    d.  The executive shall file three preliminary evaluation reports, and either a motion accepting each report or an ordinance proposing necessary code changes to further the purposes of the special district overlay. These reports shall be filed annually no later than December 31, 2018, December 31, 2019, and December 31, 2020, in the form of a paper original and an electronic copy with the clerk of the council, who shall retain the original and provide an electronic copy to all councilmembers, the council chief of staff, the policy staff director and the lead staff for the transportation, economy and environment committee, or its successor.  When the trigger for a final evaluation under subsection B.2.a. occurs, any subsequent annual reports shall not be required; and
	  2.  A draft final evaluation shall be completed within ninety days of the occurrence of one the following, whichever comes first:
	    a.  issuance of the first permit necessary for construction that would result in a cumulative total of  one hundred twenty affordable housing units within the special district overlay; or
	    b.  four years after the effective date of this ordinance.
	C.  The department shall produce a draft final evaluation including the information required in this section.
 	D.  The department shall include a public comment period for the department's draft evaluation described in subsection A. of this section.  The public comment period shall be at least forty-five days from the date of publication in the Vashon-Maury Island newspaper of record.  As part of this public comment period, the department shall:
	  1.  Publish notice of the draft evaluation's availability in the Vashon-Maury Island newspaper of record that includes locations where the draft evaluation is available;
	  2.  Request comments of the King County water district 19 and the Vashon sewer district;
	  3.  Request comments from any developer that has applied for approval under the special district overlay provisions;
	  4.  Provide a copy at the local library;
	  5.  Provide an electronic copy on the department's website; and
	  6.  Send electronic notice to the clerk of the council, who shall retain the original email and provide an electronic copy to all councilmembers, the council chief of staff, the policy staff director and the lead staff for the transportation, economy and environment committee, or its successor.
	E.  After the public comment period has ended, the department shall prepare a final evaluation of the special district overlay, incorporating or responding to the comments received.  Within sixty days of the end of the end of the public comment period, the executive shall file a final evaluation report, a motion accepting the report, and an ordinance that implements any proposed changes to the special district overlay, in the form of a paper original and an electronic copy with the clerk of the council, who shall retain the original and provide an electronic copy to all councilmembers, the council chief of staff, the policy staff director and the lead staff for the transportation, economy and environment committee, or its successor.

The Council added two additional evaluation requirements for this SDO. The first was a workplan item within the Vashon-Maury Island Subarea Plan:

VMI CSA Workplan Action 3: Affordable Housing Incentives
The community’s desire to increase opportunities for affordable housing development on the Island was one of the key themes expressed during outreach and development of the subarea plan.  In response to this, the Executive’s transmitted 2016 subarea plan included creation of a new Special District Overlay (SDO) to incentivize affordable housing development on 246 parcels within the Rural Town of Vashon.  Council’s review of the transmittal identified that the proposed SDO has similar provisions to the existing affordable housing incentives in the County’s Residential Density Incentive (RDI) code in K.C.C. chapter 21A.34.  This existing RDI code has been insufficient incentive, as it has not been used on Vashon-Maury Island.

This Workplan item directs the Executive to further evaluate how affordable housing could be either required or incentivized on Vashon-Maury Island.  This shall include: 1) a description of the current requirements and incentives in the King County Code, or supported by King County Comprehensive Plan policy, related to affordable housing; 2) research from other jurisdictions’ approaches to incentivizing development of affordable housing, including programs or proposals that are developed or implemented as a result of the Regional Affordable Housing Task Force;[footnoteRef:2] 3) evaluation of potential alternative housing models (including community land trusts and ADUs) and low impact building practices that could support development of affordable housing while limiting environmental impacts, including potential impacts to water resources; 4) evaluation of whether the approaches, models, and practices evaluated in #2 and #3 above would be appropriate for Vashon-Maury Island; and 5) evaluation of the need, and potential strategies to address the need, of affordable housing for households on the Island with incomes at or below thirty percent of area median income. This report shall also evaluate the implementation of the SDO being adopted as part of the subarea plan adoption, as described in the evaluation section of Ordinance 18623. [2:  Motions 14754, 14873, 14874] 


· Timeline:  An Affordable Housing Incentives Report and proposed ordinance to implement the recommendations in report shall be transmitted to the Council for consideration by December 31, 2018.

· Outcomes: Executive shall develop and file with the Council the Affordable Housing Incentives Report, which shall include identification of recommended amendments to the King County Code.  The Executive shall also file with the Council an ordinance adopting to the Code as recommended in the Report.  

· Lead: Department of Permitting and Environmental Review.  Work with the Office of Performance, Strategy and Budget and the Department of Community and Human Services.  The Department of Community and Human Services should be consulted to ensure that programs or proposals developed as part of the Regional Affordable Housing Task Force are evaluated as part of this initiative. Executive staff shall update and coordinate with the Councilmember office(s) representing Vashon-Maury Island throughout the community planning process.

The second was a proviso requirement adopted by the omnibus budget Ordinance 18602:

 P2 PROVIDED FURTHER THAT:
	Of this appropriation, $250,000 shall not be expended or encumbered until the executive transmits a plan for the Vashon-Maury Island affordable housing special district overlay evaluation and a motion that should approve the plan and reference the subject matter, the proviso's ordinance, ordinance section and proviso number in both the title and body of the motion and a motion approving the plan is passed by the council.
	The plan for how the evaluation required by Ordinance XXXXX (Proposed Ordinance 2017-0317) for the affordable housing special district overlay adopted as part of the Vashon-Maury Island Community Service Area Subarea Plan will be achieved, shall include but not be limited to:
	A.  For the evaluation required by the VMI CSA Workplan Action 3, which is required to be transmitted to the council by December 31, 2018:
	  1.  A description of what content will be included;
	  2.  The methods proposed for completing the research on other jurisdictions' approaches to incentivizing affordable housing, including inclusion of the work being completed by the regional affordable housing task force;
	  3.  The methods proposed for evaluating the applicability of those other approaches to Vashon-Maury Island;
	  4.  The methods proposed for evaluating the needs of households with incomes at or below thirty percent of area median income;
	  5.  A description of how and when the department of permitting and environmental review will consult and collaborate with the regional planning unit in the office of performance, strategy and budget and the department of community and human services on the evaluation; and
	  6.  The methods for how and when the department of permitting and environmental review will engage in outreach to the community on the evaluation.
	B.  For the evaluation required by Ordinance XXXXX  (Proposed Ordinance 2017-0317), Section 8:
	  1.  A description of what content will be included in each of the annual reports and in the final evaluation report, and a description of how that content complies with the evaluation criteria adopted with Ordinance XXXXX  (Proposed Ordinance 2017-0317);
	  2.  The methods proposed for completing the evaluation of the special district overlay, both for the annual and the final reports;
	  3.  The methods proposed for completing the research on other alternative housing models and low income building practices, and which annual reports, in addition to the final report, will include this information;
	  4.  The methods for how and when the department of permitting and environmental review will consult and collaborate with the regional planning unit in the office of performance, strategy and budget and the department of community and human services throughout the evaluation process, including the annual and final reports; and
	  5.  The methods for how and when the department of permitting and environmental review will engage in outreach to the community during the evaluation process, including the annual and final reports.
	The executive must file the plan and a motion required by this proviso by March 1, 2018, in the form of a paper original and an electronic copy with the clerk of the council, who shall retain the original and provide an electronic copy to all councilmembers, the council chief of staff, the policy staff director and the lead staff for the transportation, economy and environment committee, or its successor.

ANALYSIS

Proposed Motion 2018-0152 specifically responds to the requirements of the proviso; although the proviso itself includes references to the other two evaluation requirements.  The Executive transmitted a report and motion responding to each component of the proviso. The proviso was transmitted by the deadline.

A. Evaluation required by the VMI CSA Workplan Action 3
1. Description of the content:[footnoteRef:3] [3:  Some requirements listed under this section are covered later in the Staff Report, but are duplicated in the proviso response itself.] 


Current requirements and incentives in the King County Code: The report states that the assessment will cover King County Comprehensive Plan policies in Chapters 2, 3 and 4, as well as code provisions for residential density incentives, urban planned developments and demonstration projects.

Alternative housing models: The report states that the assessment will review at least two housing entities that offer alternatives to traditional forms of owning and renting, and at least three alternatives to traditional single-family housing products.

Evaluation of implementation of SDO: The report states that DPER will monitor the use of the SDO for 18 to 24 months and in 2020, assess the elements of the SDO from the perspective of a developer of affordable housing. The evaluation will include feedback from applicants, number of permits issued, units constructed and feedback from the public and other stakeholders.

2.  Methods for completing the research on other jurisdictions' approaches and the regional affordable housing task force:

The report states that DPER will review three Washington state jurisdictions and two out-of-state jurisdictions; and those jurisdictions chosen will be evaluated on whether there are performance measures in place and how long they’ve been in place.  The report further states that DPER will work with DCHS and regional planning unit to review the recommendations of the Regional Affordable Housing Task Force for applicability on Vashon-Maury Island.

3.  Methods for evaluating the applicability of those other approaches to Vashon-Maury Island:

The report states the criteria by which other housing products and approaches will be viewed, and that DPER will seek out similarly situated geographies that are small towns or counties with a population less than 25,000 people, small towns surrounded by a rural landscape, with similar socio-economic and demographic characteristics, ideally with water supply limitations, and whether their success can be measured.

4.  Methods for evaluating the needs of households with incomes at or below 30% AMI:

The report states that the assessment will include the total number of people on active waiting lists for Vashon Household and the King County Housing Authority and of cost-burdened households on Vashon-Maury Island.  The report also states that information will be sought through service providers on the island with expertise serving this population, and the work of the Regional Affordable Housing Task Force will be reviewed.

5.  Description of consultation and collaboration of DPER with the regional planning unit in and DCHS:

The report states that an interagency team of DPER, DCHS and regional planning will meet regularly and review data and research findings during the evaluation process. Regional planning will coordinate with the Executive and Council and will review all work for consistency with the Comprehensive Plan. DCHS will assess applicability in other contexts.

6.  Methods for outreach to the community on the evaluation:

The report states that public outreach will include meetings with affordable housing developers, lenders, and realtors. A preliminary report will be available on DPER’s website.  Other public outreach will be done as part of the final evaluation required by Ordinance 18623 Section 10 (discussed below).

B.  Evaluation required by Ordinance 18623, Section 10:
1.  Description of the content, in each annual report and in the final report:

Annual Report – The report states that each annual report will include:

· The level of interest in the SDO through general inquiries and pre-application meetings, actual applications and issued permits, units constructed or in pipeline.
· Stakeholder outreach and public comments, and the costs, benefits and risks of modifying or repealing the SDO.
· The advantages and disadvantages of the SDO from the perspective of an affordable housing developer. 
· Coordination with Water District 19 and information from permit applicants on the availability of water.
· Broader public input and perspectives on retaining, modifying or repealing the SDO
· The total number of people on active waiting lists for Vashon Household and King County Housing Authority, and an assessment of cost-burdened households on Vashon-Maury Island.
· Assessment of infrastructure by using existing data from Roads Services (average daily traffic, trip generation and traffic count) and Vashon Sewer District (daily average and maximum flow volumes to Treatment Plant, identified maintenance issue).
· Information from permit applicants about the impacts of modifying or repealing the SDO on financing.
· Feedback from current permit applicants.
· Assessment of the code provisions for residential density incentives, urban planned developments and demonstration projects and feedback from permit applicants on how to further the purposes of the SDO.
· If relevant information from the other evaluations being done on the SDO.

Final Report – The report states that the final report will include the same information as the annual report, excluding potential impacts to affordable housing funding if the special district overlay is modified or eliminated and evaluation of whether any code changes are necessary to further the purpose of the special district overlay.  The final report will also include public outreach (described below).

2.  Methods for completing the evaluation of the special district overlay, both for the annual and the final reports:

The reports states that the methods for the evaluation include:

· Evidence: data on building permit, water supply, affordable housing waiting lists
· Research: best practices, interview developers, discussion with services providers
· Outreach: complete outreach and integrate feedback required by other steps of the evaluation, distribute draft versions of the report
· Analysis: assess risks, costs, benefits, and examine trade-offs

3.  Methods for completing the research on other alternative housing models and low income building practices, and which annual reports, in addition to the final report, will include this information:

The reports states that the methods for the research include:

· Profile at least two housing entities that offer alternatives to traditional forms of owning and renting. Other models include mutual housing associations, community land trusts and limited equity housing cooperatives. The profile will include the type of organization, legal structure, funding, services and applicability of the model for Vashon-Maury Island.  DCHS will identify organizations to profile.  This information will be included in the second annual report, and the final report.
· The outcomes of the Alternative Housing Workplan Action item 6, adopted as part of the 2016 King County Comprehensive Plan, will also be evaluated for applicability on Vashon-Maury Island.

4.  Methods for consultation and collaboration of DPER with the regional planning unit and DCHS:

The report states that an interagency team of DPER, DCHS and regional planning will meet regularly and review data and research findings during the evaluation process. Regional planning will coordinate with the Executive and Council and will review all work for consistency with the Comprehensive Plan. DCHS will assess applicability in other contexts.

5.  Methods for outreach to the community during the evaluation process:

Annual Reports – The report states that for the annual reports, the public outreach will include: 

· Alerts to the public of the availability of the draft report and where public comments can be submitted.  
· Targeted outreach to affordable housing developer, service providers, Water District 19 and other identified stakeholders.

Final Report – Ordinance 18623 outlined a specific public process that the report states will be followed prior to the final evaluation being transferred to the Council.

ATTACHMENTS

1. Proposed Motion 2018-0152 (and its attachments)
2. Transmittal Letter
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1. Jim Chan, Interim Director, DPER
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