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	September 15, 2022



SUBJECT

Proposed Motion 2022-0263 would acknowledge receipt of a transit-oriented development feasibility report for the Shoreline Park & Ride. 

SUMMARY

As part of the 2021-2022 biennial budget, the Council required Metro to develop a transit-oriented development feasibility report for the Shoreline Park & Ride. Proposed Motion 2022-0263 would acknowledge receipt of the feasibility report, which notes that: 

· Metro purchased the 5.34-acre Shoreline Park & Ride site in 2017 from the Washington State Department of Transportation (WSDOT) and currently uses it for commuter parking, a bus bay, bus layover space, and a Metro driver comfort station. Transit needs may change following the opening of Lynnwood Link.

· The site has several encumbrances that could inhibit redevelopment, including mixed zoning, ongoing transit access needs, sewer easements, a retention pond, and a WSDOT deed requirement for 401 commuter parking stalls available 24/7.

· Housing would be the most commercially feasible use for the site and 558-694 units (20 percent of them affordable at 80 percent of area median income) could be developed, with the commuter parking either in a separate, standalone garage or in a garage below the housing. Private housing development would be more feasible if 100 of the commuter parking stalls could be shared with the residents.

· The community engagement process identified affordable housing as a priority, with a particular desire for larger, family-sized affordable units.

· Moving forward, Metro will work with the City of Shoreline to address the site’s mixed zoning, coordinate with WSDOT on the commuter parking requirement, and further analyze options for additional affordable housing on the site, which the report notes could require significant public subsidies. 

As transmitted, the feasibility report appears to comply with the proviso requirements.


BACKGROUND 

Transit-oriented development in King County. Transit-oriented development (TOD) is defined by the Federal Transit Administration (FTA) as “a mix of commercial, residential, office and entertainment centered around or located near a transit station.” The FTA notes that “[d]ense, walkable, mixed-use development near transit attracts people and adds to vibrant, connected communities.”[footnoteRef:1] [1:  Federal Transit Administration – Transit-Oriented Development (link)] 


In the Puget Sound region, the Puget Sound Regional Council’s (PSRC) regional growth management plan, VISION 2050, identifies TOD as one strategy to achieve the goal of accommodating 65 percent of the region’s population growth and 75 percent of the region’s employment growth in regional growth centers within walking distance of high-capacity transit.[footnoteRef:2] The Regional Affordable Housing Task Force identified affordable housing accessible within a half-mile walk of existing and planned frequent transit service as one of the goals for the region’s five-year action plan on housing.[footnoteRef:3] [2:  VISION 2050, Focusing Growth Near Transit and in Centers, pp. 28-29 (link)]  [3:  Regional Affordable Housing Task Force, Final Report and Recommendations for King County, WA, December 2018, Revised October 2019 (link)] 


In recognition of the region’s significant investment in high-capacity transit and the need for affordable housing near transit, the PSRC convened a group of stakeholders to plan how transit investments could help the region achieve its growth management goals. This effort, called Growing Transit Communities, identified actions and investments to achieve equitable growth within one-half mile of transit stations,[footnoteRef:4] including the creation of the Regional Equitable Development Initiative (REDI) Fund,[footnoteRef:5] a $21 million revolving loan fund to be made available to developers near transit that would commit to at least 10 percent of units affordable to workers.[footnoteRef:6] [4:  Puget Sound Regional Council, Implementing Equitable Transit Communities (link)  ]  [5:  Ordinance 18284]  [6:  REDI fund requirements are that 10 percent of units must be affordable at the lower of 20 percent below market rate or affordable to households at or below 80 percent of area median income (AMI).] 


King County provided funding for the REDI Fund and has also supported affordable TOD through $187 million[footnoteRef:7] in bonds backed by lodging tax revenue to be dedicated to housing affordable to households up to 80 percent of area median income (AMI)[footnoteRef:8] within one-half mile of a transit station, or for capital expenses for homeless youth housing and services space.[footnoteRef:9] As of the end of 2021, $156.3 million of the $187 million had been committed, with the expectation that the bonds would create or preserve at least 4,050 housing units in 31 affordable housing projects around the county.[footnoteRef:10] [7:  Motions 14687, 15393, 15432, Ordinance 18835]  [8:  The original TOD bond allocation plan was for households between 30 and 80 percent AMI. Following legislative action in 2021, TOD bond funds can be used to serve households with incomes below 30 percent AMI and for capital expenses for homeless youth housing and services space.]  [9:  Motions 14687, 15393, 15432, Ordinances 18788, 18835 ]  [10:  2022-RPT0117, King County Department of Community and Human Services, Transit-Oriented Development (TOD) Annual Report, August 2022 (link)] 


As part of the 2021-2022 budget, the Council encumbered $5,000,000 of the bond proceeds for transit-oriented development affordable housing projects located near the Eastside light rail or along Sound Transit’s future I-405 bus rapid transit line north of I-90; and $500,000 for projects located in North King County, including areas at or near the Shoreline or Kenmore Park & Ride sites.[footnoteRef:11] [11:  Ordinance 19210, Section 106, Expenditure Restrictions ER2 and ER3 (These encumbrances were intended to broaden how the funds could be used, as the originally identified projects were not feasible.)] 


Metro ETOC policy. In 2021, Metro adopted an internal Equitable Transit Oriented Communities (ETOC) policy,[footnoteRef:12] which aimed to prioritize the provision of affordable housing on Metro-owned property, support and strengthen equitable transit-oriented communities, and integrate land use and development considerations with transportation planning. The ETOC policy discusses Metro’s roles as a property owner and transit provider, outlining strategies for each, and states that Metro will prioritize housing affordability, with 20 percent of housing units developed on Metro-owned property to be affordable to households making at or below 80 percent AMI. [12:  Metro Equitable Transit Oriented Communities Policy, PFC-9-1-DP, June 9, 2021 (Included as an attachment to Attachment A to Proposed Motion 2022-0263)] 


The commitments in this internal policy were incorporated into the 2021 update to Metro’s adopted policy documents.[footnoteRef:13] The Strategic Plan for Public Transportation includes performance measures for housing affordability at Metro-owned properties used for TOD. The Service Guidelines outline the service investment connection to transit-supportive land use policies. Metro Connects, the adopted long-range plan, includes a section on Metro’s strategies to support equitable transit-oriented communities, committing that, “Metro will proactively manage its properties and identify opportunities to create equitable, transit-oriented development, including affordable housing.”[footnoteRef:14] [13:  Ordinance 19367, Attachments A, B, C]  [14:  Ordinance 19367, Attachment C, p. 69.] 


Shoreline Housing Action Plan. In May 2021, the City of Shoreline adopted a Housing Action Plan,[footnoteRef:15] which identifies Shoreline’s housing needs, as well as tools and initiatives to address those needs. The plan notes that Shoreline has a population of 56,400 people in 22,160 households, of which 40 percent earn 80 percent AMI or less, 27 percent earn 50 percent AMI or less, and 16 percent earn less than 30 percent AMI. The Housing Action Plan finds that: [15:  City of Shoreline Housing Action Plan, May 2021 (link)] 


· Shoreline, like the rest of the region, has an overall housing shortage.
· Because of increasing rents, households between 50 and 80 percent of AMI now struggle to find affordable housing and households below 50 percent of AMI have a particular need for affordable rental units.
· Shoreline’s existing stock of midcentury single-family homes will be attractive for redevelopment as prices rise.
· Following the planned expansion of Link light rail through Shoreline to Lynnwood, increased demand for housing could result in displacement and neighborhood change, particularly for low-income households.

A needs assessment conducted for the Housing Action Plan estimates a need for between 4,700 and 17,300 additional housing units[footnoteRef:16] in Shoreline by 2050, in addition to the 24,127 housing units that existed in 2019, including between 1,250 and 4,500 additional units affordable at 50 percent AMI and below.[footnoteRef:17]  [16:  Based on low growth or high growth scenarios]  [17:  For context, the Countywide Planning Policies (CPPs) that were adopted and ratified in early 2022 (Ordinance 19384) identify a 2019-2044 housing target for Shoreline of 13,330 units. The CPPs also set goals for the proportion of housing units countywide that are affordable to low- and very-low-income households, identifying a countywide need for affordable housing units by 2044 of 609,000 (including 144,000 affordable at 30 percent AMI, 63,000 affordable at 31-50 percent AMI, 56,000 affordable at 51-80 percent AMI, and 263,000 affordable at 80 percent AMI).] 


To achieve these targets, the plan points to Shoreline’s recent upzones in light rail station areas, which have led to an increase in townhouse development, as well as the City’s density incentives for affordable housing units, estimating that 551 affordable units have been constructed since 2015 and 314 more are in the development process.

2021-2022 King County budget requirement. As part of the Council’s review of the 2021-2022 biennial budget, the Council included both an expenditure restriction and a proviso requirement to assess the feasibility of TOD at the Shoreline Park & Ride. 

[bookmark: _Hlk89845671]	ER3 EXPENDITURE RESTRICTION:

	Of this appropriation, $150,000 shall be expended or encumbered solely for the feasibility study described in Proviso P8 of the potential for transit-oriented development, including affordable housing, on the site of the Shoreline Park and Ride, which is located at 18821 Aurora Avenue North within the city of Shoreline.[footnoteRef:18] [18:  Ordinance 19210, Section 113, Expenditure Restriction ER3] 


	P8 PROVIDED FURTHER THAT:

	Of this appropriation, $150,000 shall not be expended or encumbered until the executive transmits a Shoreline Park & Ride transit-oriented development feasibility report and a motion that should acknowledge receipt of the report and a motion acknowledging receipt of the report is passed by the council.  The motion should reference the subject matter, the proviso's ordinance number, ordinance section and proviso number in both the title and body of the motion.

	The report shall include, but not be limited to, the following:

	A.  A description of any encumbrances, easements or other conditions on the use of the Shoreline Park & Ride, which is located at 18821 Aurora Avenue North within the city of Shoreline ("the property"), that could limit or prohibit transit-oriented development on the property, actions that could be taken to address or resolve any restrictions and any conditions related to continued use of the property for parking or other uses that must be met if the property is developed for other uses;

	B.  A description of the process used to conduct a feasibility study of the property, including a description of:

	  1.  The results of architectural, land use, transportation planning and engineering studies;

	  2.  The engagement process used to involve community members and jurisdictional and agency partners to develop potential scenarios for development of the property; and

	  3.  The goals for the use of the property; and

	C.  A description of next steps to be taken in coordination with jurisdictional and agency partners, community members and the department of community and human services to develop a plan for transit-oriented development on the property, including affordable housing. 

	The executive should electronically file the Shoreline Park & Ride transit-oriented development feasibility report and the motion required by this proviso no later than ((September 30, 2021)) June 30,2022, with the clerk of the council, who shall retain an electronic copy and provide an electronic copy to all councilmembers, the council chief of staff and the lead staff for the mobility and environment committee, or its successor.[footnoteRef:19] [19:  Ordinance 19210, Section 113, Proviso P8, as amended by Ordinance 19364, Section 86, Proviso P8] 


ANALYSIS

Proposed Motion 2022-0263 would acknowledge receipt of a transit-oriented development feasibility report for the Shoreline Park & Ride. The proviso asked Metro to use the report to discuss the following issues:

Description of the Shoreline Park & Ride. The feasibility report was to include a description of any encumbrances, easements, or other conditions on the use of the Shoreline Park & Ride that could limit or prohibit TOD on the property, actions that could be taken to address or resolve any restrictions, and any conditions related to continued use of the property for parking or other uses that must be met if the property is developed for other uses.

The report states that Metro purchased the 5.34-acre Shoreline Park & Ride property[footnoteRef:20] from the Washington State Department of Transportation (WSDOT) in 2017. The Park & Ride provides 393 regular commuter parking stalls and nine accessible (ADA[footnoteRef:21]) commuter parking stalls for a total of 402 commuter parking stalls, one active bus bay, three bus layover spaces, and a comfort station for Metro drivers. The facility is served by several bus routes, including the 301, 304, 342, and RapidRide E. The report identifies six conditions that could impede the site’s ability to realize TOD, though notes that none of these conditions would preclude redevelopment: [20:  The Shoreline Park & Ride is located at 18821 Aurora Avenue North within the city of Shoreline]  [21:  ADA = Americans with Disabilities Act] 


1. A WSDOT deed restriction requires Metro to provide 401 parking stalls for exclusive use by commuters 24 hours a day, seven days a week.
2. The Park & Ride includes an access road, one active bay, three layover spaces and a comfort station.
3. Two existing sewer easements run the length of the site parallel to Aurora Avenue.
4. A non-specific easement allows main storm or sewer connections from tract 52 across the site to the west.
5. The site has two different zoning designations. A portion of the site is designated Mixed-Business (MB),[footnoteRef:22] while another portion is zoned for townhome construction up to 18 units an acre. [22:  The Shoreline Code (20.40.040.C) states that the purpose of the mixed business zone (MB) is to encourage the development of vertical and/or horizontal mixed-use buildings or developments along the Aurora Avenue and Ballinger Way corridors.] 

6. An existing retention pond west of the access road must be replaced or relocated if the site is redeveloped to include its location.

Description of the process used to conduct the feasibility study. The feasibility report was to include information about the results of architectural, land use, transportation planning, and engineering studies; the engagement process used to involve community members and jurisdictional and agency partners; and the goals for the property. 

The report notes that Metro contracted with a consultant team of architects, engineers, real estate, and community engagement professionals. The team examined the site’s existing regulatory requirements and known environmental conditions, considered the site’s title report, and conducted a massing study and a market study to determine the capacity and feasibility of commercial development on the site. 

In addition, the report states that Metro staff collaborated with the consultants, City of Shoreline, and the King County Department of Community and Human Services (DCHS) on a community engagement process. Community priorities were family-sized affordable housing; restaurants or cafes; a playground; a community hub; a community garden; a pharmacy or urgent care; and free parking.

Based on the listed encumbrances, what is allowed by code, and the community’s identified priorities, the report states that the consultant team examined two development scenarios,[footnoteRef:23] both driven by the WSDOT parking restriction: one scenario with commuter parking in a standalone garage and one scenario with commuter and residential parking in a garage beneath the housing structure.  [23:  Costs of reconfiguring a new access road, adjacent roadway improvements, non-parking related transit infrastructure, temporarily relocating P&R parking during construction and other costs not directly associated with the construction of TOD or parking were not addressed in the analysis. All options used the following unit type mix: studio @ 30 percent, one-bedroom @ 50 percent, two-bedroom @ 20 percent.] 


For each scenario, the feasibility report examined the options of retaining all 401 commuter parking stalls 24/7 or of sharing 100 parking stalls between commuters and residents. The options analyzed all included the following constraints:

· Housing must include at least 20 percent affordable[footnoteRef:24] units (Metro ETOC) [24:  Affordable is defined using the Metro ETOC policy as affordable to 80 percent AMI. Note that the Shoreline Multi-Family Tax Exemption Program is somewhat different, requiring that 20 percent of the project must be affordable, defined as studio and one-bedroom units affordable at 70 percent AMI and two-bedroom or larger units at 80 percent AMI (link).] 

· LEED Platinum or Evergreen Sustainable Development (Metro ETOC)
· 401 commuter parking stalls (WSDOT deed[footnoteRef:25]) [25:  Note that the WSDOT requirement is for 24/7 access for commuters, which would need to be changed if some of the commuter parking stalls are to be shared with residents.] 

· Residential parking stalls based on City requirements (City zoning)
· Passenger pick-up, three bus layover spaces, driver comfort station (Metro)
· Ground level amenity space (City zoning)
· 70-foot height limit (City zoning)
· Minimum 20-foot side and rear yard setback (City zoning)
· Access road (existing conditions)
· City park and attenuation tanks (existing conditions)
· Stormwater retention pond (existing conditions)
· Sewer easements parallel to Aurora Avenue (10- and five-foot width) (Easement)
· Non-specific easement for storm or sewer connections (Easement)

SCENARIO 1. Locate commuter parking in a new, standalone garage and develop the remainder of the site as TOD.
· Option A: 558 units with 401 dedicated commuter stalls
· Option A1: 600 units with 300 dedicated commuter stalls and 101 shared stalls

SCENARIO 2. Integrate structured parking for both commuter and residential uses and develop above the parking podium.
· Option B: 694 units with 401 dedicated commuter stalls
· Option B1: 694 units with 300 dedicated commuter stalls and 101 shared stalls

Table 1 summarizes the scenarios that were studied. The analysis did not include the costs of reconfiguring a new access road, adjacent roadway improvements, non-parking related transit infrastructure, temporarily relocating commuter parking during construction, and other costs not directly associated with the construction of TOD or parking. The cost to include affordable housing units based on the Metro ETOC policy of 20 percent of units affordable at 80 percent AMI was included in the analysis. Deeper levels of affordability or a greater number of affordable units would require additional analysis and public subsidy.

Table 1.
Shoreline TOD Scenarios

	
	Standalone Commuter Garage
	Garage Beneath Housing

	
	Option A
	Option A1
	Option B
	Option B1

	Housing

	Total units
	558
	600
	694
	694

	     Studio
	167
	180
	208
	208

	     One-bedroom
	279
	300
	347
	347

	     Two-bedroom
	112
	120
	139
	139

	Market-rate units
	446
	480
	555
	555

	Affordable units[footnoteRef:26] [26:  The affordability studied uses the Metro ETOC requirement that 20 percent of units must be affordable at 80 percent AMI. Public subsidies would be needed for units affordable at lower income levels.] 

	112
	120
	139
	139

	Parking

	Total stalls
	903
	840
	1,026
	925

	Commuter stalls
	401
	300
	401
	300

	Shared stalls[footnoteRef:27] [27:  Assumes developer and public sector equally share the cost of building the shared parking spaces] 

	--
	101
	--
	101

	Residential stalls[footnoteRef:28] [28:  Based on Shoreline zoning requirements, averages approximately 0.9 stalls per unit.] 

	502
	439
	625
	524

	Additional information

	Non-residential
	6,000 sf
	6,000 sf
	6,000 sf
	6,000 sf

	Cash surplus[footnoteRef:29] [29:  Per Metro, this figure is the cost to replace the parking minus the value of the land.] 

	$1 million
	$4.5 million
	$3.3 million
	$6.6 million



For both major scenarios, the consultants examined the effect of sharing 100 commuter parking stalls with the residential development. The shared parking options increased the minimum number of housing units possible on the site and/or improved the project’s financial performance. The feasibility report indicates that both scenarios with and without shared parking would be feasible.

Description of next steps. The feasibility report was to include a description of next steps to be taken in coordination with jurisdictional and agency partners, community members and the department of community and human services to develop a plan for TOD on the property, including affordable housing. 

The report states that next steps include working with the City of Shoreline to pursue rezoning the entire site to Mixed-Business (MB), coordinating with WSDOT about the deed restriction for commuter parking stalls, and developing project requirements that support Metro’s future transit needs for the Park & Ride. 

The report states that Metro will work with DCHS and the City of Shoreline on an affordable housing approach and identify project timing based on available resources, noting that additional resources would be needed from local, state, and federal governments to support a greater level of affordable housing at this site (beyond the Metro requirement of 20 percent of units affordable at 80 percent AMI), a process that could take several years. 

As transmitted, the preliminary report appears to comply with the requirements of the proviso.

INVITED

· Sarah Lovell, Transit-Oriented Development Manager, Metro Transit Department



ATTACHMENTS

1. Proposed Motion 2022-0263 and its attachment
2. Transmittal Letter
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