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community.®” Community members report that the quality, safety, and diversity of the
neighborhood are important to finding housing®*® Community engagement indicated that
LGBTQ+ seniors will sometimes hide their LGBTQ+ identity in order to feel safe in housing.%*°
LGBTQ+ community members in South King County identified the need for expanded access to
services in rural areas of South King County.%° LGBTQ+ residents in South King County
reported that the most common reason they moved to South King County was due to
affordability.®>' Often, these residents moved out of Seattle and further south due to increasing
housing costs.

LGBTQ+ residents of South King County reported experiencing housing discrimination based
on their sexual orientation and gender identity.®®? A representative from Queer Power Alliance,
formerly LGBTQ Allyship, shared with King County staff that the use of a chosen name that
does not match identification records has been leveraged by landlords and property owners to
deny an application.®>® Stronger enforcement of fair housing laws and expanded access to
tenant protections would increase access to safe, stable housing for LGBTQ+ residents.%*
Community members share that they need to feel like they can trust their landlords or other
housing service providers.®*®* LGBTQ+ community members note that finding information about
housing from a trusted source, such as a community-based organization or queer housing
group, is important.®® Residents believe it is important that housing organizations have
inclusivity in statements, use inclusive terminology and images, have experience working with
trans people, and have LGBTQ+ staff.%>"

VIl. Land Capacity Analysis

947 LGBTQ Allyship. (2019). 2018-2019 South King County Housing Listening Sessions Report of the LGBTQ+
Community.

948 LGBTQ Allyship. (2021, September). Affirmative Housing Marketing Strategies for LGBTQ+ Communities in South
King County.

949 T. Farley, personal communication with DCHS staff, June 21, 2023.

950 | GBTQ Allyship. (2019). 20718-2019 South King County Housing Listening Sessions Report of the LGBTQ+
Community.

951 L GBTQ Allyship. (2019). 20718-2019 South King County Housing Listening Sessions Report of the LGBTQ+
Community.

952 | GBTQ Allyship. (2019). 2018-2019 South King County Housing Listening Sessions Report of the LGBTQ+
Community.

953 T, Farley, personal communication with DCHS staff, June 21, 2023.

954 | GBTQ Allyship. (2019). 20718-2019 South King County Housing Listening Sessions Report of the LGBTQ+
Community.

955 | GBTQ Allyship. (2021, September). Affirmative Housing Marketing Strategies for LGBTQ+ Communities in South
King County.

956 | GBTQ Allyship. (2021, September). Affirmative Housing Marketing Strategies for LGBTQ+ Communities in South
King County.

957 LGBTQ Allyship. (2021, September). Affirmative Housing Marketing Strategies for LGBTQ+ Communities in South
King County.
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Section Summary

This section conducts the land capacity analysis as required by CPP H-12 and the Growth
Management Act (GMA) as amended by House Bill 1220.%%8 This section also fulfills CPP H-4d
and H-4i.%%°

CPP H-12 requires jurisdictions to:

Identify sufficient capacity of land for housing including, but not limited to income-restricted
housing; housing for moderate-, low-, very low-, and extremely low-income households;
manufactured housing; multifamily housing; group homes; foster care facilities; emergency
housing; emergency shelters; permanent supportive housing, and within an urban growth area
boundary, duplexes, triplexes, and townhomes.

CPP H-4d and H-4i requires jurisdictions to:

Conduct an inventory and analysis in each jurisdiction of existing and projected housing needs
of all segments of the population and summarize the findings in the housing element. The
inventory and analysis shall include:
d) Percentage of residential land zoned for and geographic distribution of moderate- and
high-density housing in the jurisdiction; and
i) Housing development capacity within a half-mile walkshed of high-capacity or frequent
transit service, if applicable.

This land capacity analysis follows guidance from the Washington State Department of
Commerce.®® The guidance assumes certain zone categories match to different housing types
and affordability levels. Although these assumptions may appear simplified, King County’s
comprehensive plan must identify a quantifiable and sufficient capacity of land to accommodate
all projected housing needs, per the Growth Management Act. Table 6 shows the analysis and
assumptions for unincorporated King County. These assumptions reflect the current economic
conditions of King County’s housing market.

This land capacity analysis finds sufficient zoning capacity to accommodate permanent housing
needs at all income levels and special housing types.®®! However, this analysis finds there is
insufficient capacity in commercial zones to meet unincorporated King County’s emergency
housing need of 1,034 beds by 2044.%62 This lack of capacity could be resolved through
amending King County Code to clarify which emergency housing types are allowed in which
zones. King County staff are conducting analysis to update the code. See emergency housing
analysis in “X. Making Adequate Provisions to meet the Housing Needs of All Economic

958 State of Washington Legislature. (2021). House Bill 1220: Emergency Shelters and Housing—Local Planning and
Development. [link]

959 King County Clerk of the Council (2023, June). An ordinance adopting and ratifying amendments to the 2021 King
County Countywide Planning Policies, Appendix A: King County GMPC Motion 21-1, a motion recommending
amendments to the King County Countywide Planning Policies to the King County Council. [link]

980 Growth Management Services. (2022, December). Guidance for Evaluating Land Capacity to Meet All Housing
Needs. Washington State Department of Commerce. [link]

961 QOriginal King County Staff Analysis. (2023).

962 QOriginal King County Staff Analysis. (2023).
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Segments of the Community,” which identifies barriers for emergency housing in unincorporated
King County.

Approximately 94 percent of the land in the urban unincorporated area that allows residential
housing is zoned for eight dwelling units per acre or fewer.%%® Except for accessory dwelling
units, moderate or high-density housing is unlikely to be constructed in these areas.

Urban unincorporated King County has a total development capacity of 4,173 housing units
within a half mile walkshed of high-capacity or frequent transit.®®* North Highline and Skyway-
West Hill contain 86 percent of the parcels identified.®

Permanent Housing
King County must plan to accommodate 5,412 permanent housing units in unincorporated King
County by 2044.9%% King County staff followed the Washington State Department of Commerce
guidance to conduct a land capacity analysis to determine if there is sufficient capacity to meet
future housing needs in unincorporated King County under current zoning and development
regulations.®®” This analysis first identifies the net developable acres and planned density in
each land use zone to determine total capacity in zone categories. Land use zones, for this
analysis, are grouped into the following four zone categories:

e Low density: single detached homes;

o Middle density: townhomes, duplex, triplex, quadplex;

o Low rise: apartments or condominiums up to three floors; and

e Mid rise: apartments or condominiums up to six floors.

Table 6 compares the aggregated housing needs of each income level to the total capacity in
each zone category. This analysis finds there is sufficient capacity to meet projected permanent
housing needs at all income levels in unincorporated King County under current zoning and
development regulations.®® This analysis identifies a land capacity surplus of 27,965 permanent
housing units.®®®

963 QOriginal King County Staff Analysis. (2023). Department of Local Services Assessments. Natural Resources and
Parks.

964 QOriginal King County Staff Analysis. (2023).

985 QOriginal King County Staff Analysis. (2023).

966 King County Clerk of the Council (2023, June). An ordinance adopting and ratifying amendments to the 2021 King
County Countywide Planning Policies, Appendix A: King County GMPC Motion 21-1, a motion recommending
amendments to the King County Countywide Planning Policies to the King County Council. [link]

97 Growth Management Services. (2022, December). Guidance for Evaluating Land Capacity to Meet All Housing
Needs. Washington State Department of Commerce. [link]

968 QOriginal King County Staff Analysis. (2023).

969 QOriginal King County Staff Analysis. (2023).
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Table 6: Comparison of Projected Housing Needs to Capacity®"°

Income Level . Zone . .
(%AMI) and PrOJe(?ted Categories Aggreg_ated Tot_al Capacity | Capacity
- ; Housing - Housing in Zone Surplus or
SO [WEUEhE Need SR Needs Catego Deficit
Needs These Needs gory
0-30% PSH 608
0-30% Other 1,157 Low rise, mid
230-50% 571 rise, and ADUs 2,628 15,114 12,486
>50-80% 292
>80-100% 366 ) )
Middle density 781 8,595 7,814
>100-120% 415
>120% 2,003 Low density 2,003 9,668 7,665
Total 5,412 5,412 33,377 27,965

Emergency Housing

Emergency Housing Land Capacity in Commercial Zones

King County must plan to accommodate 1,034 emergency housing units in unincorporated King
County by 2044.°"" Emergency housing is non-permanent housing types such as shelters and
tiny homes. Using the guidance provided by Commerce, King County staff found there is
insufficient capacity to meet projected emergency housing needs in commercial zones under
current zoning and development regulations.®”2 This analysis found a land capacity deficit in
commercial zones of 116 emergency housing and shelter beds/units in unincorporated King
County.®”3 The 2024 Comprehensive Plan adopted code changes that clarify which emergency
housing types are allowed in which zones and streamline permitting, thereby increase the
zoning capacity and reducing barriers to developing emergency housing (See the emergency
housing analysis in “X Making Adequate Provisions for Housing Needs of All Economic
Segments of the Community).

Table 7 compares the total land capacity to the total projected emergency housing need in
commercial zones in unincorporated King County. The analysis calculates the capacity by
totaling the acres in the 117 parcels identified as potential sites for emergency housing or
shelter in Commercial Business (CB), Regional Business (RB), and Office (O) zones. Potential

970 QOriginal King County Staff Analysis. (2023).

971 King County Clerk of the Council (2023, June). An ordinance adopting and ratifying amendments to the 2021 King
County Countywide Planning Policies, Appendix A: King County GMPC Motion 21-1, a motion recommending
amendments to the King County Countywide Planning Policies to the King County Council. [link]

972 Growth Management Services. (2022, December). Guidance for Evaluating Land Capacity to Meet All Housing
Needs. Washington State Department of Commerce. [link]

973 QOriginal King County Staff Analysis. (2023).
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parcels are those which are larger than half an acre and within 1/4 mile of a transit stop. The
analysis identifies the average density based on the densities of existing emergency housing
projects.

Table 7: Surplus or Deficit for Emergency Housing and Emergency Shelter in Commercial Zones®™*

. . Assumed | Average | Total Total Total Cefpeteliy
Site Grouping - . . Surplus or
Density | Density | Acres | Capacity | Need . .
Deficit

Emergency Shelter: 40

Congregate Shelter

Emergency

Housing: Tiny 60

House V|||ages 53 17.22 918 1,034 (116)

Emergency

Housing: Existing 60

Housing

Conversion

Emergency Housing Land Capacity in Residential Zones

Some emergency housing types could be permitted outside commercial zones in
unincorporated King County. King County staff therefore conducted an additional analysis and
found there is sufficient land capacity in urban residential zones to meet projected emergency
housing needs in unincorporated King County.®”® This analysis identified a land capacity surplus
in residential zones of 4,728 emergency housing and shelter beds/units in unincorporated King
County.%"6

Table 8 compares the total land capacity to the total projected emergency housing need in
unincorporated King County. This analysis calculates the zoning capacity by totaling the acres
in the 2,235 parcels identified as potential sites for emergency housing or shelter in residential
zones. Potential parcels are those which are larger than half an acre and within 1/4 mile of a
transit stop.

974 QOriginal King County Staff Analysis. (2023).
975 Residential zones include R-4, R-6, R-8, R-12, R-18, and R-24; this analysis excludes R-48.
976 QOriginal King County Staff Analysis. (2023).
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Table 8: Surplus or Deficit for Emergency Housing and Emergency Shelter in Residential Zones®””

: - Assumed | Average | Total Total Total Capacity
Site Grouping - - . Surplus or
Density | Density | Acres | Capacity | Need . .

Deficit

Emergency Shelter: 40

Congregate Shelter

Emergency

Housing: Tiny 60

House Villages 53 108 5,760 1,034 4,726

Emergency

Housing: Existing 60

Housing

Conversion

Total acres include potential parcels in land use zones: R-4, R-6, R-8, R-12, R-18, and R-24.

Percentage of Residential Land Zoned for and Geographic Distribution of
Medium- and High-Density Housing

This section analyzes the zoning and land use for unincorporated King County to understand
how much land is zoned for different levels of residential density. See Table 9 for King County’s
land use zones organized by category. Staff classified R-8, which allows up to eight dwelling
units per acre under base density, as low-density housing, as developers are unlikely to
construct “middle housing” types, such as townhomes, rowhouses, or duplexes, triplexes or
quadplexes, in this zone. Developers could build middle housing types at eight dwelling units
per acre, but it would require a significant percentage of the property remain open space.

Table 9: King County Zones Categorized by Residential Density Allowed

Zone Category
R-24, R-48, CB, RB, O High Density
R-12, R-18 Moderate Density
R-1, R-4, R-6, R-8, NB Low Density
A-10, A-35, RA-2.5, RA-5, RA-10, | Rural Density
UR
F, M, I Excluded

977 QOriginal King County Staff Analysis. (2023).
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Emergency Housing Production Gap Analysis

Table 13 shows the gap analysis for emergency housing production in unincorporated King
County. The emergency housing production analysis makes the same assumptions as the
housing production gap analysis above as well as the assumption that the emergency housing
that opened since 2016 will remain open through 2045.

The 2024 King County Comprehensive Plan adopted code changes to define emergency
housing and to make emergency housing an allowed use in some zones. This removes a
significant barrier to meeting the need for emergency housing in unincorporated King County.

Table 13: Emergency Housing Production Gap Analysis

Net New Emergency Emergency
Housing Units Housing Assun.1ed Emerge.ncy Surplus/
. Housing Production . .
Needed Production (2025-2045) Deficit
(2020-2045) (2016-2024)
1,005 144 320 -589

Affordable Housing Funding Gap Analysis

King County staff conducted a cost modeling analysis to calculate the additional funds required
to meet the projected gap in production for households with incomes at or below 80 percent
area median income in unincorporated King County. The analysis makes the following
assumptions:

e all net new permanent housing need at or below 80 percent area median income must
be achieved through public financing of income-restricted housing;

o the per unit cost of building new affordable units averages about the same for 0 to 30
percent, 30 to 50 percent, and 50 to 80 percent and is therefore not differentiated;

o all existing revenue sources for affordable housing are renewed and the average total
number of units created at 0 to 80 percent area median income continue to be produced
at the same rate;

e the average cost per unit to build affordable housing is $475,404 based on all projects
funded by the King County Housing Finance program in 2022 and;

¢ inflation will increase annually at a rate of 7.4%, based on the average annual
percentage increase in the Seattle Mortenson Construction Cost Index from 2016
through 2022.°°" Mortenson is a national construction engineering firm that calculates
the index quarterly by pricing a representative non-residential construction project in
Seattle and other geographies throughout the country.

Based on the overall deficit of 357 housing units, this analysis identifies a need for
approximately $450,936,000 more than current funding levels to meet the housing needs of
unincorporated King County households with incomes at or below 80 percent area median
income over the 2025 through 2044 planning period. On an annual basis, the funding gap is

991 M.A. Mortenson Company. (2023). Seattle Construction Cost Index, Q4 2022. [link]
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duplexes, triplexes, and fourplexes and offer regulatory flexibilities to encourage their
development.'8

Multifamily Tax Exemption

Chapter 84.14 Revised Code of Washington established the multifamily tax exemption
program.''® The program authorizes local governments to exempt the value of new housing
construction, conversion, and rehabilitation from property taxes for eight to twenty years,
depending on the location of the project and the income levels served.

In 2021, Senate Bill 5287 changed the population threshold that makes counties eligible to
implement the program, making King County eligible.”*® The 2024 Comprehensive Plan
adopted a Work Plan Action item for King County Multifamily to conduct a study evaluating the
benefit and impacts of a Multifamily Tax Exemption program, and if recommended, to propose
an ordinance to adopt r a Multifamily Tax Exemption program for unincorporated King County.
Further community engagement to Multifamily inform this recommendation will be necessary
before recommending whether to allow a Multifamily Tax Exemption program.

Emergency Housing

House Bill 1220 required that cities conduct a Land Capacity Analysis. King County conducted a
Land Capacity Analysis and found that there was sufficient land capacity for all housing types,
except for emergency and permanent supportive housing. The 2024 Comprehensive Plan
adopted code changes aimed at clarifying the allowed zones these housing types are allowed in
to ensure sufficient zoned capacity and to reduce barriers to their development.

1188 King County (2023) Public Review Draft Ordinance 19026 [link]
1189 Chapter 84.14 Revised Code of Washington. [link]
1190 Washington State Legislature. (2021). Senate Bill 5287.[link]
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