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Executive Summary

The Spokand@ssociatiorof REALTORE®AR) and Spokane public and private sector
groupshave beenstudyingthe growing problem of housing demand, lack of sufficient
inventory of available units, diversity of product and the gap in affordability in recent
years. The 3R®reached out toThe Counselors of Real Estate Consulting Corps (CRECC)
to provide expertise, insight, advice and recommendations regarding this growing
concern with hopes of averting or minimizindpausingcrisis in Spokane.

The Counselors of Real Bstis aninternational, invitatiornonly organization

consisting of some of the most recognized and respected professionals in the real estate
service sector. The CRE Consulting Corps is a volunteer public service inititiere of
Counselors of Real Estate. CREsGing Corps Teams consists of highly skilled experts
in diverse areas of the real estate profession who provide insight and actionable plans to
governments, not for profits, institutions and other owners of real property.

Five CREs patrticipated in arpeerson and virtual team consultancy from September 26

to October 1,2021ii 2 NBBASS YR YIFI 1S NBO2YYSYyRIGAZ2Y A
issues The team interviewed numerous public officials, private citizens, for profit and

non-profit organizations andommunity groups.

The team analyzed housing supply and development; reviewed demographic, market,
and employment data; examined barriers to development; and evaluated the multiple
strengths and opportunities that exist, as well as addressed associaakihess or
threats. The team also identified best practices and models from other communities.

Stakeholder meetings provided input related to legal constraints, applicable zoning,
density requirements, incentives and funding sourdédee list of interviewes is
included in the Appendix.

There are multipldhousingstudies already in existeneehichattempt to address some

of the aforementioned issues. The CRECC team reviewed the recent studies and articles
GNRGGSY I 02dzii sftuaidri At §héSeminf thé ded aipyesentation was
madesharingpreliminary findings. This report is the detailed result of the CRECC team
findings and recommendations.

Key Findings
1 There is broad agreement that Spokane is facing a housing crisis.
1 Demand for housing in thUnited States is at its the highest level since 2017.
99SYy 6KSY RSYFIYR (GeLAOrfte slySaz GKSNB
K2G¢ YIENQJSGe {LR21IyS A& y2 SEOSLIAZ2Y
leading on opposite ends of the spectrumiasxperiences increased demand,
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fewer listings, limited product, and rapid price incress@ith prices up 30% in
one year, it ranks in the top 20 cities in the nation in one year price growth.

1 In Spokane, 52% of homes sold for under $200,000ijestyears ago compared
to 5% of homes selling for less than $200,000 during the first 8 months of 2021.
During thatsameeight 2 y 1 K LISNA 2RX 2yfeé wmp: 27F {L32]
population could afford a medn price home compared to 70% of its employed
populaton in 2016.This has significant social implications, e.g. requiring two
income households, which may particularly impact young families.

1 These statistics have significant social and economic implications regarding what
Spokane will look like in the 21sgntury and beyond, particularly as it relates to
young people, its workforce, growing families, and an aging population. These
factors will affect the ability to pay for services if the population declines due to
lack of product availability and divengi These facts are fueling growing concern
NBIFNRAY3I FFF2NRIFIoAfAGE FYyR {LR21lFrySQa O
needs and service demands of its citizens.

1 Home equity allows individuals to build wealth and savings for rainy days, as well
as to huild retirement plans. To enter the housing market, individuals need
SYGNER LRAYG LINAOAY3O® {LR1lrYyS KlFa | y2i
cost housing (often attached, rather than single family format) that allows
renters to enter the owned hotiisg market.

1 An example of a project often cited as a success in Spokane is Kendall Yards, a
mixeduse community. It was cited as a possible prototype for future
development. Having a prototype reduces risk, cost and time and logically
modeled as a prototye. However, Kendall Yards could not be built today under
current legislative regulations.

1 Spokane has been thorough in evaluating the housing situation and involving
community members over the past several years. However, even though there is
a support fo diverse house, Nimbyism is very prevalent, making implementation
difficult.

1 Given the vacant land surrounding the city, allowing green field development to
increase housing seems like an obvious and inexpensive answer, but in the long
run sprawl has mabple significant costs including resident health, commute
times, transportation costs, pollution, etc.

1 Increasing development to the east is creating congestion along2be |
corridor. Expanding road capacity is an extremely expensive anectm&umiry
undertaking.

1 Buyersare seeking housing outside of Spokane, even if transportation costs
increase because of the lack of product and affordability.
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Challenges

The CRE Consulting Corps team was asked to consider the following challenges with
respect toreal estate in Spokane as part of our scope of review:

1 Spokan&@ population is increasing but there is a dwindling supply and lack of
diversified housing type.

1 There is a need for smaller, affordable and accessible housing

1 The limited supply and increased demarailsed sales priceso escalae
exponentially

1 There is an unmet demand for lower to moderate priceddate housing and a
need for rental options

T CANBRG GAYS 0dz2SNEX @&2dzy3a LIS2 ldpultioh y R &K
are suffering due to rapidly rising prices and not being able to find affordable
alternatives. One of the troubling consequences for these groups is not having
the ability to build equity and subsequent wealth.

Methodology

The CRECC team methdmlyy to address these challenges was to follow a process of
review and study existing documents, interview key stakeholders, consider best
practices and case studies and obtain feedback on key questions that were raised in
previous studies. To that endye process was as follows:

1 Review of all current plans and recommendations in previous studies

1 A site visit was made by 3 of the 5 team members

1 All 5 team members participated in egite and virtual interviews of key
stakeholders including electaafficials, public and private sector leaders, ron
profits and others.

Recommendations

Following are keyecommendations; further detail can be found in the full
Recommendationsection below.

1. Implementation! Implementation! Implementation! A plavithout an
AYLX SYSy Gl GdAz2y adN)yGdS3a3e Aa y2a + LIXFyod
recommendations from previous plans that should be implemented. This should
include the identification of barriers that would make implementation difficult
and takng stepsto mitigate barriers in order to make the recommendations
actionable.
2. Create andmplementzoning changes that support diversity in housing type and
lot sizes. There are numerous examples of how this can be achieved to benefit
the sustainable growth andeyelopment of Spokane.
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3. Increase the density allowance to provide for more efficient development and
greater participation in the future of Spokane.

4. Decrease average lot sizes and modify transition rules.

5. Encourage the City to hire a Planning Director amsas possible to lead and
provide direction and prioritization to the department staff.

6. Fill other vacant positions in the planning department. The planning department
is understaffed now. Full capacity is needed if planned development is to be a
priority.

7. Look at best practices in other cities and staf@=e case studies in this report as
examplesiand adopt expedited processes to maximize the opportunity for
increased housing developmerithe Spokane Community is not alone in the
need toaddress housing issues. Examples of other cities of a similar size and
structure that have undertaken successful measures to improve housing are
listed in the Case Study section of the report. These include:

1 Chattanooga, TN reinventing of downtown, induding waterfront &

housing

Madison WI and Champaign, {.controlling sprawl

Norfolk, VA RRNBaaAy3d (KS Wardaaiyd aAiARRf S¢
Orlando, FI¢ regional coordination

Minneapolis, MN and Alexand(i®A¢ implementing workforce and

affordable housing solutions

= =4 4 A

8. Famalize and prioritize community engagement to provide education on the
issues in housing to the general public in order to build trust and understanding
for future cooperation and collaboratiol€ommunity engagement has several
benefits¢ it ensures plansor change are welihformed by residents and thus
are more likely to be effective, increases ownership of agnggoh changes,
promotes strong ties and relationships among neighbors, and generates social
networks and leadership opportunities that builéighborhood capacity to
sustain change beyond the immediate project.

9. Prioritize affordable housing near jobs to support businesses and employees
alike. This investment is essential to the future of the Spokane community and
tax base.

10.Provide certaintyvhen possible. Overall, approval processes and zoning must
allow for development to occur in a manner that supports affordable housing.
Uncertain policies, lengthy approval processes and prohibitive zoning that
requires zoning changes have been shownaretlily to increase development
costs and prohibit new development, particularly of anything other than the
most expensive housing.
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11.Incentivize the development of product types that support rentals, efexel
K2dzaA Ay 3 | YR & KDSvelopkraand blidlersyaie mRusiBedst It is
AYLRNIFYG G2 LINPGARS aOFNNRGaé¢ G2 3ISaG
community in diversifying housing types, while making a profit in products that
may be unfamiliar.

120 a8 a4/ FNNRG FyR KSI A®D260 S LIENPYLAKSSE ¢ NB (0 K
O2YYdzyAGASa Fftaz dzaS I WadAaAo]loQ {LR1lIYyS
and when they are appropriate for use and make them part of policy. Certainty
will make this a lot easier for all parties.

13.Work with govenment agencies on growth management plans that supports
denser, environmentally sound development.

14.Make community engagement a priority on all levels. Community engagement
relies on different approaches. Some examples of communities that use
neighborhoodengagement effectively are discussed in the Case Study section of
the report and include:

a. AgencylLed: San FranciscdtHOPE SF Leadership Academy

b. DeveloperLed: Bridge Housing

c. ResidentLed: New Orleans approach, e.g. The California Association of
Realtors created the Californians for Homeownership, aprafit 501-
(c)(3) organization that works to fight unlawful policies and practices that
limit access to housing foundation.

15.Because Spokane city is part of a Consolidated Statistical Area that span
multiple counties and two states, housing must be considered in a regional
context. Otherwise, jobs and housing will continue to become separated which
will create multiple negative sprawl externalities, including significant
infrastructure costs, risimcommute times, pollution and other detrimental
health conditions. Examples of communities that address reoltinty regional
housing planning are provided in the Case Studies section, and include the San
Francisco Association of Bay Area Governments/dalta Walla Washington.

Homelessness and not for profit organizations attempting to addressrioame

housing concerns were brought up in some of our discussions. Unfortunately, these
issues were beyond our scope. Nonetheless, we strongly urge thehstdkes in

Spokane to address these concerns. The problem with affordable housing will inevitably
lead to increased homelessness if not addressed proactively.
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Conclusion

It is obvious from our findings that Spokane has a substantial housing shortagdemrob

Solving this problem will require direct action and community support, with the

cooperation and participation of all local community and market participants, with a

LI NG A Odzf F NJ F20dza 2y | RRNBaaAy3d GKS aYAadaary

A number ofrecommendations have been made to address many of the issues

pertaining to the houmg issues noted in this repolit.is important to immediately start
implementing as many of these recommendations as reasonably feasible. We are
hopeful that substantial progress can be made soon to solve the housing shortage issues
in the City of Spokane.
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Background and Objectives

The City of Spokane, Washington, has a population of approximately 214,000, which has
been rising annually. However, housing suppénd diversity of housing typeis not
increasing sufficiently to meet the need. An adequate supply of housing options is
critical to quality of life and economic growth and prosperity. Smaller, accessible homes
are needed to house an aging population. Job growth is projected in healthcare and
social services, with average salaries lower than the area median, which could fuel
demand for more moderatéo middle-income housing. When workers cannot afford
nearby housing, they endure longer commutes, and the entire community suffers
increased traffic and carbon emissions. In addition, housing is a key social determinant
of health¢ stable housing fosters better physical and mental health outcomes and
success at school and work.

Lack of housing production in Spokane has contributed to escalating home prices and

low vacancy rates. The unmet demand is particularly acute for modaratdower

priced homes, such as those that would meet the needs of working families and first

time buyers. According to James Young, Director of the Washington Center for Real
9aidlriGS wSaSINOK:E afl O1 2F adzLlJLJ ésirffteeNI FA N&
{LIR21+YyS K2dza Ay 3wo gdrehid & ioméowners &g 4B percent of

renters in Spokane County are ctmtrdened, according to Census data reported by

Mike Kingsella of Up For Growth. Housing demand is expected to increase, as the
NationalAssociation of Home Builders identifies Spokane among the top 20 markets for
home price growth, and the National Association of REALTORS® Economic forecast finds
Spokane to be among the top 10 P&xtvid Real Estate Markets.

Supported by state funding (HaB 1923) that is intended to encourage communities to
provide more housing, the City of Spokane is developing a Housing Action Plan. The

draft Housing Needs Assessment (the analysis that will underpin the action plan) finds
GKFG adG2 | 002 Y MshirreedSfor the Ciflp & Spbkiane Katbund 357

housing units need to be produced per year through 2037. Meeting this forecasted
housing need is achievable given the City of Spokane has seen 537 units on average built
FyydzZ £t t&8 06S0G6SSy emasatofslakéidldersdisagrees with th&R A @
determination that the city is on track to provide sufficient housing; affordable housing
advocates, developers, and others have come together to question this conclusion,
identify barriers to increased supplyn@ propose solutions.

The Spokane Association of REALTORS® reached out to The Counselors of Real Estate
requesting the CREConsulting Corps provide an unbiased, objective review of relevant
demographic and housing data, including the data informing thei@® Q& LJ | y > aKI
practices from other communities, and present feasible, acbaented solutions to

increase housing options that will meet the range of community needs.
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The Counselors of Real Estate a community of expertise, talent, and pregonalism
among practitioners recognized as leaders in the real estate industry. The international
membership of approximately 1,000 CREs share a commonality of integrity,
competence, community, trust and service. To assist the Spokane Association of
REATORS®, The Counselors assembled a team via the Consulting Corps. The Consulting
Corps, a public service program of The Counselors of Real Estate, provides real estate
analysis and action plans for municipalities,-fmt-profit organizations, government
entities, educational institutions, and other owners of real property. CRE® Consulting
Corps teams provide objective analysis and strategic counsel on how to best leverage
real estate assets. Each Consulting Corps assignment is conducted by a team of well
gualified volunteer members of the Counselors of Real Estate with expertise specific to
the needs of the client. The team delivers unbiased, market driven action steps to
address a real estate challenge, often enhancing the performance of a property or
portfolio and improving the financial webleing of the client.

Process

The CRE Consulting Corps team coretbatthorough analysis, engagistakeholders,
and proposéd actionable solutions. The analysis and resulting recommendations
consider and reflect theeeds and priorities of the City of Spokane, the Spokane
Association of REALTORS®, and community stakeh@eeré\ppendix B for a list of
study participants.

The team analyzed housing supply and development; reviewed demographic, market,

and employment d&; examined barriers to development; and evaluated the multiple

strengths and opportunities that exist, as well as addressed associated weakness or

threats. The team also identified best practices and models from other communities.
Stakeholder meetings pwided input related to legal constraints, applicable zoning,
RSyaAirie NBIldZANBYSyitaszs AyOSyGArAgSas |yR TFdzyR

Obtaired copies of all current plans and applicable studies.

Gatheed demographic, market, and employment data using recent estimates
and projections from local and regional sources including reputable national
forecasting companies.

1 Identified general overall housing market conditions for owned and rental
housing.

Conduced a site visit.

Met with local leadership and key stakeholders such as municipal, county, and
state leaders (as appropriate), local community groups, real estate
brokers/agents, developers, builders, affordable housing advocates/developers,
and area busiess representatives.

1 Revievedlegal constraints, density requirements, and other limits, as well as
best practices in other places.

1
T

= =
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Recommendations

Implement Prior Housing Study Recommendatitired Support Soply

While estimates vary, analyses of the Spokane housing market agree that Spokane has a
housing shortage that is contributing to spiking home prices. Spokane has been

thorough in its analysis of the housing market over the past several years (see Appendix
Afor a sample list of recent housing studies). However, many of those

recommendations have yet to be implemented. Staff and city council shaoerdify

barriers to implementation of previous housing study recommendations and

implement recommendations thasupport housing supply For example, the CRE team
identified 8a I OG A2y AdGSYa¢e¢ Ay GKNBS RAFTFSNByd OF
development and growth in Spokane and the surrounding community, as detailed

below. Note that these recommendations piaularly address improving the supply of
housing, not baneiid approaches such as rent control that will further exacerbate-long
term housing pricing.

Zoning/Growth Management Act /Comprehensive Plan
a. Increase density allowances / Decrease average lo$ gikodify lot size
transition rule
b. Allow all different housing types/models / smaller house sizes / accessory
dwelling units (ADUs), including townhouses, cottages, tiny home developments,
and allow for and encourage senior housing development
Allow cluser development, Planned Unit Developments (PUDSs)
Reduce parking requirements
{296 ao0e NAIKGE RS@Stsvddpbeyti YR Y2NB Y
Ensure city code comports with Comprehensive Plan; update/modernize Growth
Management Act
g. Encourage conversion of ngasidential use properties to residential uses,
especially those now underutilized
h. Increase building height allowances for mii#tmily development
i. Create more multfamily zones/areas
J.  Ensure highedensity housing projects are close to key transportatorridors
and not isolated from key services (and/or encouragelevelopment with key
servicex a 32 OA L f RSUOSNXYAYLIyYy(Ga 2F KSFHfEOGK&éOZ A
aG2NBa 6SPIPE STEAYAYIUGS aF22R RSasSNIagvo
k. Encourage and focus new developmentioser proximity to jobs (e.g., West
Plains)

~ oo

Development Incentives

a. Provide multifamily housing tax credits in all jurisdictions

b. Lower development and all associated housing property development fees
c. Release LIHTC funds now available

NI THE COUNSELORS 13
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Governmental/Structural

a. Add to city planning staff, even if temporary; fill vacant positions; actively focus
on updating housing portion of the land use code; hire experienced and well
qualified Planning Directarfill this position!

b. Revise and shorten vé&ew and approval processinclude accountable maximum
time deadlines for each approval; prioritize and expedite proposed housing
projects, including mixedse projects with housing components.

c. Ensure all city departments and staff work together towartheayoal.

d. Grant writerc focus on seeking grants for subsidized housing, palprivate
partnerships, etc.

Improve community engagement in planning.

Conducteducational programs for neighborhood council and other housing leaders to
more effectively engageeighborhood residents in the planning proces3 hese
processes should also focus on creating avenues to receive broad feedback from the
community, to develop skills for future leaders and to create the next generation of
leaders through a younigader program. These programs can be led by government
entities, associations or neprofits, and/or private companies or developers. Examples
of successful programs are provided in the Creating Success through Community
Engagement section of the report

Implement a communication campaign for voters.

Housing stakeholders including public and private sectors should coordinate to
effectively communicate housing solutions to votersdousing supply is a complicated
issue that is controlled by numerous s and processes and is implemented only

with the cooperation of government officials, local neighborhoods and private
companies. This complexity can make it hard to communicate and difficult for voters to
understand key underlying principles that ingbdhe housing market, particularly in

regard to affordability issues. Basaid solutions such as rent control are easy to
understand and may be appealing to voters, but can be detrimental to having affordable
and quality housing in the lortgrm.

Inform state legislators.

Provide feedback to state legislatoregarding the impact of state policies on local
housing supply. For example, the Kendall Yards project was often cited as a successful
prototype for future housing development, but was just asoily noted as not possible

to replicate because of the regulatory environment, both at the local and state level.
Prototypes are important because they can reduce risk and costs while providing quality
housing that is attractive to local neighborhoods.
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Coordinate regional planning and prioritize housing near jobs.

Because Spokane is part of a matiunty and multistate metropolitan area, we

suggest closetoordination and planning for housing needs on a regional bdket
considersprioritizing housing near job location®therwise, developing transportation
nodes such as new highways, trains or other public transport is extremely expensive and
slow, requiring multiple layers of local, state and federal support. Additionally, nerket
that have experienced sprawl have been shown to have longer commute times, more
expensive transportation costs, higher pollution and worse health outcomes.

Further study may be needed.
{2YS &aA3IYATFAOIYG AaadadzSa NBf Soddthyedcogeadfthg L2 1 | Y
G S Y Q aThesf@dldwingpareas may need further analysis:
a. Homelessnesand a lack of availability in community sheltaras noted by
many interviewees as a significant housing issue in Spokadditionally, there
is a lack of lowast and subsidized units that allow people to move from
homeless shelters to rental housing when they are realy home prices rise,
our expectation is that homelessness and the need for subsidized housing will
become an increasing issu&his part of he housing market was not reviewed in
this report.
b. Social serviceto supportresidentgrowth to housing securityshould be
reviewed Homeless and low income renters were noted by interviewees to
need social services to suppantlependence, including services such as
independent living, skill building, educational and vocational training, and such.
c. Review policies that impact tenant safy and reduce incentives to rent
housing For example, at lower rent levels, tenants may share housing or even
rooms. Landlords must be able to provide safe housing for this part of the
market, including the removal of tenants for lewd, destructive iotent
behavior. Similarly, landlords neeefffective application processes. Otherwise,
rental units will be sold and converted to owner occupied units, particularly
under conditions of increasing housing prices, and thus removing another part of
affordalde housing supply.
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Spokane Overview

Population Growth

Population Growth by Jurisdiction

April 1 Population Statistics

Jurisdicti 2010 Population | 2021 Population | Total Growth Annt‘::f:wm Overall Avg. Annual
uris on Census Census (No. of Persons) (NCetpar) % Change % Change
Spokane County 471,221 527,600 56,379 5,125 11.96% 1.09%
Unincorporated Spokane County 136,097 156,230 20,133 1,830 14.79% 1.34%
Incorporated Spokane County 335,124 371,370 36,246 3,295 10.82 0.98%
Spokane 208,916 225,300 16,384 1,489 7.84% 0.71%
Spokane Valley 89,755 98,600 8,845 804 9.85% 0.90%

WA State Office of Financial Management

The population in Spokane County has grown by more than 56,000 persons and nearly
12% since 2010, or an average annual rate of 5,125 persons or 1.09%aper

according to data compiled by the Washington State Office of Financial Management
(OFM), which tracks the data. On a percentage basis, population has grown more in the
unincorporated county since 2010 than in either of the incorporated communifies o
Spokane or Spokane Valley, with growth in Spokane during the same period averaging
only 0.71% per year (1,489 persons).

Population is projected to grow in Spokane County over the nextedd period by

YSIENI @ pnZnnn Y2NB LISNEEYaAOQSYEFBEBR:E @Y | & &d%.
average household size of 2.01 persons, and allowing for the loss of some older housing
dzyAta o0& FLILIX@Ay3d I G8LAOFE aYIFEN]SG FFOd2N
housing units will be needed in the county in the contlegade, or an average of

around 2,855 new housing units per year.

20222031 OFM Bpulation Projection
Medium Growth Scenario, Spokane County

49,904 Population growth

24,828 Household growth assuming 2.01 persons per household

28,552 Housingunits needed assuming 1.15 market factor

2,855 Housing units per year needed to support projected population growtt

While the population in the City of Spokane has averaged about 0.71% annual growth
between 2010 and 2021, the total number of housing units added during the same
period has only grown at an average annual rate of 0.60%, or less than the rate of
populationgrowth.
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While it is projected that nearly 2,900 housing units per year will be needed to support
future growth in the county, fewer than 2,300 housing units per year have been added
in the county during 201Q 2021, and with only 561 housing units addedan average

annual basisithe City of Spokane.

HousingUnits: 2010and 2021

Postcensal Estimates of Housing Units, April 1, 2010 and April 1, 2021

Spokane

Jurisdiction

Spokane County

Spokane Valley

2010
Base Census
Estimate of

Total Housing

Units

201,434
94,291
38,851

2021
Postcensal
Estimate of

Total Housing

Units

226,306
100,466
43,653

Total Housing
Units Added

24,872
6,175
4,802

Average
Annual
Housing Units
Added

2,261
561
437

Overall %
Change -Total
Housing Units

12.35%

6.55%

12.36%

Avg. Annual %

Change -Total

Housing Units
1.12%
0.60%

1.12%

Source: WA State Office of Financial Management

Impacts Resultinffom the Housing Shortage

As a result of the housing shortage, home prices locally have éssaiating
significantly. In the greater Spokag&pokane Valley market area, housing prices have
risen 30% in just the past year (July 2@2luly 2021).
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BoiseCity,ID
Coeurd'Alene,ID
IdahoFalls,ID
AustinRoundRock, TX
Pocatello D

St.George UT
BendRedmond OR
MissoulaMT

SebringFL

LoganUT-ID
CapeCoratFortMyers,FL
LakeHavasLCityKingmanAZ
OgdenClearfieldUT
PuntaGorda,FL
ProvoOrem,UT

Port St.Lucie,FL
SaltLakeCity, UT
Pueblo,CO
LewistorAuburn,ME
SpokaneSpokane/alley, WA
PhoenixMesaScottsdaleAZ
LakelaneWinter Haven,FL
SierraVistaDouglasAZ
Homosass&pringsFL
StocktoriLodi,CA

AnnualChange
(Jutover-Jul)
47%
46%
40%
39%
38%
37%
36%
35%
34%
33%
33%
33%
32%
32%
32%
31%
31%
30%
30%
30%
30%
29%
29%
29%
29%

SourceFreddieMac HomePricelndex
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Action Steps to Increasgpokan® EousingSupply:CRE Consulting CarRecommendations

The most significant impact of the housing shortagad a diminishing percentage of
workers in the community can afford local housing. The following chart reflects this
trend: in 2016, or just 5 years ago, 70% of local employees could afford a $250,000
medianpriced home; by 2021, only about 15% of enyales could afford what is now a
more than $450,000 mediapriced home.

2016 to 2021: Change in Median Home Price and Affordability

$500,000 80%
$450,000 < 70%

$400,000 // 60%
$350,000 50%

Spokane Median List Price Year-End

$300,000 40%
$250,000 30%
$200,000 20%
$150,000 l 10%
$100,000 0
2016 2017 2018 2019 2020 2021 Aug
% of Employees that Can Afford Median List Price I Media List Price

Source: BLS, Fed Rsrv bank St. Louis, Realtor.com
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Spokane Housing Crisis

The strength of, and changes in, the Spokane housing market are most readily
demonstrated by the significant changes in median house prices im#nket. In 2016,

the median home price in the Spokane market was $179,000; in 2020, the median home
price increased to $300,000:his reflects a 68% increase over only\yaedr period, or

an average annual increase of about 17%. Home sale prices iedraasind 30% in

the past year alone ithe Spokane areaBy 2021, 55.6% of homes sold were priced at
$350,000 or higher as compared to only 8.9% sold in this price range just five years ago.
Conversely, few entry level homes are now available for sat®mpared to more than

half of sales occurring at less than $200,089shown in the graph belownventory

levels of available homes listed for sale have declined dramatically, with currently only
about a twoeweek supply of homes available for sale.

Spokane Home Sales by Price Range

<5100k  ——————
2100 - 514
v 5150 - 510
v
©
€ $200- $249
S 2
3
£ 2230-500
£
s $300- $349
g —
4
& $350 - $399
= 335 9
=
£ $400-5449 g
$450-$499 =
S00k+

D
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o
w
=
&
-
w
NS
-]
N
w

Aug21YTD m2016

Source: Spokane Association of Realtors®

According to the U.S. Census, Spokane is part dbplekaneSpokane ValleyCoeur

d'Alene, WAID CSAombined statistical area (SSC CSA), which includes Spokane
County, Stevens and Pend Oreille Counties to the north and Kootenai County in Idaho to
the east. CSAs are defined by the U.S. Census as areas in which residents have
employment connectivity. Spokane city is by far the largest city in the CSA and a hub for
commerce, jobs and health care in the broader region. The SSC SCA has grown
substantiallyover the past few decades, more than doubling in population base since
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1970, and up by 56% since 1990. While new construction has not kept up with
population growth in Spokane, new construction has been pushed east to Spokane
Valley and the adjacent Koatai County in Idaho where 59% of the housing stock has
been built since 1990 as compared to only 35% in Spokane County.

HousingStockAge:SpokaneCountyvs KootenaiCounty
Occupied Housing Units

Built 1939 or earlier

Built 1950 or 1959

?
Built 1940 or 1949 |

|

|

Built 1960 or 1969 ‘
Built 1970 or 1979 —
Built 1980 or 1989 —
Built 1990 or 1999 |

_

Built 2010+

% of Total Stock

Spokane B Kootenai

l'a GKS OSYidSNI 2F GUKS | NBIF Q& NBaAgesBofiis LJ2 LJdz
increasing on-80 and will be difficult to improve. For example, the North Spokane

Corridor, which is under construction and is designed to improve freight and commuter
north-south traffic along the Eastern border of Spokane by better conngd95 to +

90, has been decades in the making, involved multiple levels of local, state and federal
funding, and is estimated to cost well in excess of $1 billion.

Apartment vacancy levels are very low also, with an overall vacancy rate of only about
0.5%. With the limited available supply of apartments to rent, rents have also been
increasing significantly in the Spokane area.

The limited inventory of houses listed for sale, along with the extremely low apartment
vacancy rates, highlights the need fmusing of all types across all segments and in all
neighborhoods and sectors of the Spokane market.
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SWOT Analysis

Strengths Weaknesses

1 People are attracted to the area 1 Downtown river not fully utilized as a
nationally- area is experiencing community gathering and entertainment area
population and job growth 1 Slowimplementation of recommendations from

1 Relatively low costs aompared previous housing studies
nationally 1 Slow entitlement process

1 Interstate highway 1 Current zoning does not support creation of

1 Commitment to housing studies involvir workforce housing
community feedback 1 Slow methods for changing same

1 Existing neighborhood councils

Opportunities Threats

1 Beautiful river downtown with some 1 State boundary within CSA / Idaho increasing
current retailnearby that could be more housing faster which stressénfrastructure
fully utilized to create a better 1 Infrastructure, e.g., roads, expensive to expan
community gathering place and maintain

1 Land available within city limits, T Increasing sprawl will
particularly downtown 1 Homelessness

1 Potential government incentives 1 Climate change

For every weakness there is an opportunity. For example, it is our understanding that
there are many in the region who gonute more than an hour to work in jobs that
match their skill set. It would be ideal if career and training opportunities became
available closer to home, before these highly skilled workers relocate.

All theseSWOTitems must continually be taken intaeount in the development and
implementation of a strategy to increase housing availability in Spokane. If new SWOT
items are identifiedinclude them. If items change, modify them.
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Making Change Possible Through Zoning

Developers and builders in tf&pokane region regularly opined to our Team that no

fryR ¢la F@LAfFr0otS Ay GKS OAléd ¢KS ¢SI

in the central area, vacant/parking lots were quite common,

in neighborhood centers this was also the case,

large svaths around the edge of the city were unplatted/unbuilt,

in singlefamily zonesvacant lots were less common, but singdenily zonesare
extensive, typical lot coverage is low, and some homes were in poor condition.

= =4 -4 -4

The Team believes one primary reagonthis discrepancy of views lies in the
relationship of economically feasible housing production to the Spokane Zoning Code
and the processes required to change the Code or achieve exceptions.

Lot Size

The most basic code issue, ahé one with themost impact,is the minimum allowable
lot size. The vast majority of land in Spokane is zoned single familyl Hie&tap below
IAPSa +y 20SNWASE 2F {LR1lySQa 1 2yAay3ax
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Other residential zones are:

RA: ResidentigAgricultural

RSF: Residential Single Family

RSKC: Residential Single Family Cottage
RTF: Residential Two Family

RMF: Residential Multtamily

RHD: Residential High Density

= =4 -8 48 -8 2

Minimum Lot sizes allowed in all Bnes are shown belv in Development Standards
Table.The critical minimurnrsizeis 4,350 sfor one tenth of anacre, for the ubiquitous

w{C T2ySad ¢KS YAYyAYdzyY w{C 20 6ARGK Aa

nn

AT GAGK | ¢ ARBK 62AT KAeyQ v Shoyh nvl @ ¥l 2y O2 YY S NI

development no greater than 1.5 acres.

DevelopmentStandards
TABLE 17C.11DDEVELOPMENT STANDARDS [1]

DENSITY STANDARDS

<
RA RSFC(:& RS RTF RMF RHD

Density- 4,350 (10 4,350 (10| 2,100 (20 1,450 (30
Maximum |units/acre’ units/acre’ units/acre units/acre’
Density- 11,000 (4| 11,000 (4| 4,350 (10| 2,900 (15 2,900 (15
Minimum |units/acre units/acre’ units/acre units/acre.|  units/acre)

MINIMUM LOT DIMENSIONS
LOTS TO BEEVELOPED WITH:

Multi-Dwelling Structures or Development

RA RSFC& RE  RTF RMF RHD
EAS?ZTZQ" 2’929 S0-1 2,900 sq. ft.
E/Iol?lvmv::jrt]:w 25 ft. 25 ft.
E/I(i?i[r)neuprph 70 ft. 70 ft.
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Minimum
Front Lot
Line

RA

Minimum
Lot Area [3]
Minimum
Lot Width
Minimum
Lot Depth
Minimum
Front Line

25 ft.

RSF &
RSFKC

Compact Lot Standards [2]

RTF RMF

3,000 sq.

36 ft.

80 ft.

30 ft.

25 ft.

RHD

Attached Houses as defined in SMA.020.010

Minimum
Lot Area
[3]
Minimum
Lot 40 ft.
Width

Minimum

Lot 80 ft.
Depth

Minimum

Front Lot| 40 ft.
Line

ft.

Minimum
Lot Area
[3]
Minimum
Lot 40 ft.
Width

Minimum

Lot 80 ft.
Depth

Minimum

Front Lot| 40 ft.
Line

ft.
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ft.

40 ft.

80 ft.

40 ft.

ft.

40 ft.

80 ft.

40 ft.

7,200 sq 4,350 sqg| 1,600 sqg.| 1,450 so

ft. ft.
36 ft. or | Same
16 ft. with
alley
50 ft. None

Same as| Same as
lot width |lot width

Detached Houses

7,200 sq 4,350 sq| 1,800 sqg./1,800 sq

ft. ft.
36 ft. 25 ft.
40ft. 25 ft.
30 ft. 25 ft.

None

Same

None

Same as lot Width

None

25 ft.

25 ft.

25 ft.

25



The chart belowl ot Sizes vs House Sizélastrates three alternatives facomparison:

1.

Singlefamilyfeed A YLX S 26y K2dzaSa OFy NBIFRAf &
ynQs mIunn a¥ 2 wmIcnn aF¥o ¢ KS$Btaf700 2 4 a

sf, with 23 stories, and could include parking, covered or uncovered.

Spokane codeompliant singldamily detached houses would require minimum
f20 RAYSyanQyaoeF yviath €S§a (GKIYy nopn
assumed but on one floor.

One type of typical Spokane codempllant singldamily detached house is built

S
O

at

2y | t20 ppQ E wmnp S6AGK Iy FNBF 2F 73T

possible wihout being dividable, that is, it could not be divided into two cede
compliant lots so it must stay as is.

Lot SizesrsHouseSizes

510 15 20 25 30 35 40 45 50 55

510 15 20 5 10 15 20 25 30 35 40 45 50 55

Typical US Townhouse Minimum Spokane Single Family Typical Spokane Single Family
Lot: 20x80, 1600 SF Lot: 54x80, 4350 SF Lot: 55x145, 7975 SF

2 Story 1 Story 2 Story

House 20x45x2, 1,800 SF House 45x40x1, 1,800 SF House 35x50x2, 3,500 SF

The townhouse style is well accepted by markets in many parts of the U.S., although it is

not yet common in Spokane Bwnhouse lot sizes were accepted under Spokane code,

G8LIAOIE 0201 AY b {LR21}FyS 2mEmiyhopes,

could support 60 single family townhous&attage-style single family developments
and2  KSNJ a0 Aye akt@ariidhné degedpmémtsgutttEimilarly provide
more homes in the same land area.
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For Spokane, the Team focused on ownership usingifeple ownership solutions. The

current legal status of condominiums in Washington State, due to provisions about

liability, requires extreme insurance coverage, rendering developing them unprofitable.

There are a multitude of methods for adding housing at lower costs in Spokane without
FOGSYLIWGAY3 (2 NBSNARGS GKSasS adarasS tl1r¢atT o085
chose to focus on these other methods. This should not, however, preclude the use of
neighborhood associations to handle jointtyvned land or facilities, as long as the

individual homes are fesimple.

Transition Zones

Several areas of the Zoning Code besides those around minimum lot sizes impact the
ability to build higher density fesimple housing. Removing or changing these would
facilitate housing development.

The Transition Requirement in SMC 17C.110.200CHed®ide intends to require
minimum lot sizes that transition from those of adjacent properties, ifdartp those
further away. Unfortunately, thishas the impact of increasing already largeo&sight
lot sizescreatinga chilling effect on housing development.

Short Plats

SMC 17G.060 and SMC 08.02.064B.5 describe the process and fees required to change
property lines wittin a parcel of land. Creating a streamlined process for limited size
parcels with city infrastructure in place will add surety and cut time frames for small
developments

PUD Requirements

A stellar example of a PUD named Kendall was built along thamieentral Spokane.
Unfortunately, the current code prevents other such developments, which are sorely
needed.
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Photos of Kendall taken by Jackie Buhn, CRE

Legislative Proce$sr Changinghe Zoning Code

A X 4 oA

{LR1IySQa St SOiSR mabiAohiigding wass td addhoukirgto the N2 | R §
region, although it is likely that their specific focusses vary. One meghimitiating

legislative change Mgathe staterequired 5year updates to the GMA Plan, which

includes a significant housirsgction For thisupdate, City Council adoptedtdousing

Action Planin July 2021. City Council addedimplementation Planas an

amendment to theHousing Action Plathat included a comprehensive list of actions
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intended to increase housing production.

While most or all of the recommendations would be useful, prioritization and focus is
needed to select and enact the most usefapidly. A limited resolution, brought
forward while the Team was in Spokane, wasdobn and defeated, we understand
because it did not go far enough. This resolution included the four points discussed
above:

1. Decreasing minimum lot sizes throughout RSF zones to 1650 sf, increasing
allowable coverage to 70%, and removing lot widtimimums

2. Removing the Transition requirement entirely;

3. Simplifying the process for small replatting permits and making it less expensive;

4. Changing the PUD rules so they can be used.

These changes would likely have a sweeping impact on housing producpokane,
once the developer and builder communtst the changed rules, whictvould require
some time andassistanceOther areas of the code should be addressed as well,
specifically areas focused on radd highrise rental housingt is not cleawhether

this lessrestrictive zoning would be enough to create housing affordable byih@ame
or workforcelevel families, particularly as it would likely spur quick increases in land
costs and values. Other supports may be needed.

If and when a resoliudn such as that described aboigepassed, it does not immediately
become part of the Zoning Code. The City Planning Commission must convene and
require the City Planning staff to study, and then create, the changes. Our
understanding is that this staf$ icurrently not only without a leader but also
overwhelmed with a series of critical responsibilities. Tlausey next step in increasing
housing availability is to support and direct City Planning ,stagfuding with potential
new temporary or permanerhires
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Other Potential Housing Approaches

Other reasons for not building housing in the city includesth listedbelow. Thethird is

the most often cited, and relates directly to the disconnect between the third and
fourth. Our team has chosen not smldress the GMAmits directly, for two reasons(1)
they are politicaberived not realestate based, an@®) changes in the GMA are not

only not needed to address the housing shortage, as shown throughout this study, but
may worsen it in the long rums more spreagut housingcreateshigher intrinsic costs

of infrastructure.

1. Readily buildable land is often held by owners who do not currently wish to
build, or by the city for various reasons.

2. The state GMA strictly limits development outside the @iyl has allotted most
of its allowable units inside the city.

3. The city does not wish to expand by annexation, and the GMA discourages this
as well, in order to avoid sprawl (s&prawl is Batierein).

4. Developers and builders are accustomed to buildingréam type of product
(e.g., single family on a 1/4&cre lot) and do not wish to feain.

Finally, market pressures may not support denser housing, alththiglis less likely
than it used to bealue to the dramatic need nationally for wédicated butless
expensive housing fdhe workforce.
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Incenting Developers and Builders

Economic Underpinnings

Excessive risk discourages developménmajor premise in development is that the

reward, typically measured as the return on investment, mustd@mensurate with

risks involved. Any activity yielding less than a safe rate of return, such as that generated
by a treasury note, is suspect.

Real estate activity is among the most risikystandard investment types. Within real
estate,the least risk imssociated with the purchase of an existing asset providing
verified income. The most risk is involved with new development.

Risk Return Scale

P

54
Real gofate

”
> 3

Commefi stock
om! stoc!
7
P
o
Corporate bonds
/////
Treas,uf{//bills
”

//

Risk Free Rate

Following these principlesf G KS O2 ad | yaRactNiyZdpitaRalflaw( 2 dza A
elsewhere. More spefically, the development will simply not occur.

1 When value exceeds cost, capital will flow to that activity
1 When cost exceeds value, capital will drift away

Elements of risk include uncertaingnd the nature of that uncertainty varies by the

nature of the real esdte activity. Both new developmeigreenfield activityand
redevelopment(redeployment of existing propertighave uncertainties particular to

their character. Having said that, they share a common theme: the greater the
uncertainty, the more likely thathe risk involved also has a time dimension requiring an
even higher rate of return and logically higher costs. For housing, those higher costs are
then recognized as higher sale prices or higher rents.

Stated more simplythe more time it takes to budl, the less likely that building
becomesTIME kills deals.

In the case of Spokane, uncertainties abound, including but not limited to
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Major growth controls exercised by Washington state

Neighborhoods resistant to change

Failures toacknowledge social and economic benefitsiew housing initiatives

Complex andiccuitous process of local approvals

A lack of urgency from officials regarding approving entitlements,
Signals supporting but linmitg actions advancing more affordable iing and
Lack of coordination among area governments that might benefit from actions

supporting more affordable housing initiatives.

The only thing worse than a long time frame for development is an uncertain time
frame; Spokane excels at botAchievihg a variance from existing zoning requires
months if not yearsAdding this time and risk to a development project, particularly a
small one, is prohibitivelhe chart below shows that higher costs correlate with
complex entitlement processes.

3,000

2,000

Avg Rent

1,500

1,000

500

Rents Tend to Be Higher in Markets with Higher Complexity Scores

* NY

+ SFr

» on cmPen
« huEor — ‘-"F\'tl_:’_%; + Or ¢ Bal + Phi
_*Dal ey + phatha + sLC
- -+ Col
oAb e Cle o ind *SBio + cin “©
08 09 10 1. 12 13 14 15

Supply Complexity Index

These chllenges are especially difficult ones in a vadelfined area where the supply of

landis perceived to béimited, requiringR S @St 2 LIS N&
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be more thoughtful about their housing strategies and options. It is reasonable to
speculate that within the City of Spokane where parcels and policy are strongly
influenced by neighborhood context, the housing industry must address

= =4 =4 -8 A

Infrastructure
Context

Small projects
Site configuration
Underwriting

While the risks of development within a discrete setting cannot be entirely eliminated,
there are a number of ways to mitigate those risks and favorably influence housing
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prices. The key to these ideas is

1 Recognizing that these risks and challenges eaé r

1 Recognizing thatiey are a barrier to housing productipn

1 Understanding thathe larger community will experience both social and
economic benefits by encouraging alternative forms of form of development and
activity with incentives sufficient to érance certainty and promote more rapid
action.

A number of ideas are being consideiadSpokandout all of them should be weighed,
ranked and evaluated with thisllowingideas in mind

1 Time, risk and perspectives affect outlgok

1 Riskisgreatest duringnitial stages

1 Return is significantly affected by the timing of cash infusions or other publicly
proffered support 1l LI \R p

1 Most local governments will be
adverse to front end support or
assistancebut it is often the most
critical,

1 If, with support, a developent
cannot be justified financially, it
may be appropriate to rethink the
venture.

Combining these in a functional strategy i
an art form!

For Spokane DBguick and predictable
approvals of economically feasible plans
for housing is the goabince Spoke as a
whole strongly support@and needs
additional housingthis is agoal for the
city as a whole. Asf-right zoning with
smaller lotswould change this picture significantly.

“We study, we plan, we research. And yet, somehow, money
still remains more of an art than a science.”

Neighborhoods and Neighborhood Councils

Currently DBs are unable to build midalensity feesimple housing in Spokane at all
because of zoning laws; the smaller lot sizes required are not permétaudng
exceptionsare cumbersome and would include a public comment period, the support of
CityCouncil, the Planning Commission, the Plan@iegartment staffand the relevant
Neighborhood Council.

Some Neighborhood Councils are popularly believed to oppose change in their areas,
although this may be a misperception. The Team was able to spealawiember of
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0KS / KA ST NdighbdiNddd Golindilwiebaelayed that more housing was

strongly desired in her neighborhood, and there were many vacant lots on which it

could be built. She expressed a desire for less expensive housing and did mbt@bje
aYFtftSNIf20 aAil Saod {KS OKINIOGSNRT SR / KAST
ANF YAGS O2dzy i SNIhé Pehth afsé spak& vt rdfkeBedtiived of the

Rockwood neighborhood who believed Spokane needed additional housing, butthoug

of this as occurring primarily in other areas or outside the city.

The entire community, including homeownersenters, policy makers, neighborhood
residents,and DB, all play a part in the planning and implementation of housing
strategiesldeally, hey wout all be in agreement about the size and type of houses
needed, and would recognize that efficiencies are possible by focusing on smaller
houses and lots. The social cost of overconsuming housing (bigger homes on bigger
parcels) is that many areiped out of the market for affordable shelter.

Generally, there are clear goals but dynamic tensions

Mix of land uses may encourage multifamily and conflict with zoning practices
Ownership: does this remain the desired norm

Mix of price levelsat oddswith exclusionary zoning practices

Good design: often perceived as cosihyifficult to define

Density:Perceived as lowering home values, anch@e costly per SRises

land costs

1 Reinvest in existing communities: costly relativeyteenfielddevelopment

1 Make development decisions fair and predictable: loss of control

1 Encourage citizen participation: resistance to change

= =4 =4 4 A

Whatever the specific action, the broader solutions largely center on a new vision for
housing and recognition tat all members of the community play a part and fulfill key
roles. Comprehensive approaches to housing developmmeay include lhe long valued
standard of the conventional single family home with a large and often environmentally
unsustainable landscapbut smaller homes need to be encouraged through land use
regulations as well as tax structuiuilding sizeminimumsneed to be scrutinized
regardingtheir alleged public health and safety benefiBsoad public policy
considerations should involve recadsring the reasons for the priority given to home
ownershipandshould includeother forms of housing.

The Team emphasizes that the Neighborhood Councils are a useful way to streamline
the public process while giving both individual citizens and DBsdasgideration: the
variety of individual interests and migroups that may exist within any area can be
consolidated into the Neighborhood Councils, providing DBs the clarity and certainty of
one-stop-shopping in learning the desires and predilections pfrticular area. It is

always possible that Neighborhood Councils will fail to fairly represent all their
constituents, or that DBs will fail to engage meaningfully with the Neighborhood
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Councils, but the framework is a useful start.

Developer/BuildeDecision ParametersCurrent Situation

This section lays out parameters and examples for economically feasible smaller housing
developments, assuming zoning changes discussed above are made. It demonstrates:

1 For neighborhoods and citizens, the types ofelepments that may be possible
in their neighborhoods

For government officials, what they are enacting for their vaters

For small DBs, the path to feasible, aka profitable, housing development in
Spokane.

il
)l

This does not address larger developments; theme be handled through PUDs once

the Zoning Code is amended. PUD developments andanitigh rise developments

are typically undertaken by larger development companies that may already understand
the proposed changes or have the capacity to updatelauitii to them internally.

This also does not directly address the issue of addintal units;we are hopefulthat
more units generally will result in more rentals, although some state laws are currently
impairing this process, particularly for smallevrers.

[ SGQa 221 FANRG G oKeé RS@OSt2LIYSyid Aa OdzN
The region has three types of land areas that have distinct requirements:

1 Inside the city of Spokane,

1 as well as within other nearby Washington State sitie
91 Outside regulated cities in Washington State

1 Outside Washington State, in Idaho

Currently housing is being built rapidly in Idaho, not at all in areas outside Washington
State urban growth zones, more in other regional Washington State urban areamthan
Spokane, and least in Spoka(®ee the Spokane Housing Crssigtionabove) In all of
these areas, certain exogenously determined costs are similar:

1 The costs of lots that are similarly improved. Lots cost more in urban areas with
streets and utilities, but this is offset by the fact that the developer must provide
infrastructure in unbuilt areas. The difference then comes down to construction
costs, vhich are similar.

1 The cost of construction (assuming the same design and specs). The cost of labor
and material are similar across the region; DBs are competing for the same
people and products.

1 Cost of financing. Lenders are not likely to notice paltboundaries specifically,
although they certainly take the results of these boundaries into account.

9 /2a0a 2F altSod ¢ NI yaT SdanmidsianS dre alsod said 1 NEB
to be similar throughout the region.
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9 Sale price per square foot. Prictor exactly the same built product would be
similar, although location ultimately has a significant impact here. The market
values, for instance, proximity to transit and work, but devalues proximity to
neighbors.

What varies is primarily the time to lieve entitlements and costs of fees and required
construction quality. The chart below shows the difference in returns, here calculated as
an IRR (internal rate of return) over time. Returns are significantly better in an area with
shorter time and buildig requirements.

TIME vs. MONEY

PROJECT TIME: 6 YRS 4 YRS 2 YRS
HYPOTHETICAL COSTS PER UNIT WASHINGTON IDAHO
Land Cost/lot, Improved (100,000) (100,000) (100,000)
Carry-Opp cost of funds, tax, ins, maint (4,000) (2,000) 0
Professional, other Soft (29,375) (39,375) (29,375)
Impact Fees, Requirements (5,500) 0 0
Code Required Environmental Efficiency (30,000) (30,000) 0
Construction (393,750) (393,750) (381,938)
Finance (32,882) (32,882) (32,882)
Costs of Sale (42,875) (42,875) (42,875)
Sale Value 612,500 612,500 612,500
Total (Loss)/Profit (35,882) (28,382) 15,432
IRR -4.55% -3.65% 11.07%

Assumptions for the above very generalized analysis include

House size of 1,750 sf, as part of a larger development
Construction costs at $225/sf, lower nlahodue to lower sales tax
Sales value of $350/sf of house

Costs of sale at%

= =4 -4 A

Returns are a necessary part of creating housing in the private market: DBs must be able
to pay potential investors a competitive riskljusted amount for investing in their

project instead ofnvesting for instancejn the stock market. DBs must alsayp

themselves and their staff a ristidjusted amount for the time and effort required to

create the development. Parameters for reasonable returns are often quoted as shown
below, but these returns are typically shown as projections and are inaccurate for
completed projects. They also vary with other market parameters.

1 Acquisition of stabilized asset:1®% IRR
1 Development in established area:-16% IRR
1 Development in unproven area: Z5% IRR
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Due to unacceptable returns, it is not currently reasonablexpect housing
construction from the private market in Spokane.

¢tKS daAradaaAiryd aARRf Sé
Several factors have led to a shortage of a variety of housing in the United States. The
US housing market is undergoing a major shift. Demand for the post WWII era of

sprawling subdivisions with single detached homes is changing. Agingbbabyers are
looking to downsize from their-8tory colonials to onestory cottages.

On the other hand, Millennials seek the amenities of the urban center with walkable
neighborhood<lose to dining, shopping, and cultural attractions. The birth rate is the
f26SaGd A0Qa 0SSy Ay RSOFRSa 6!{ /Syadzaoo
single person households is expected to increase.

Also, fewer families can afford the traditiorsihglefamily detached homes. Close to

half of rents and nearly a quarter of owner households are cost burdened and spending
more than 30% of their income on housing (Harvard University). The median sells prices
for homes continues to skyrocket.

Onthed®St 2LISNJ aARSS GKS 0O2ad 27F fdzyoSNJ KI a
[National Association of Home BuildeMAHB analysis found that the jump in lumber

costs added about $36,000 to the average price of a new sfagidy home (State of

0 KS b IHusiryyHarsiard University, 2021).

Builders are facing barriers to construction with the lack of skilled labor and restrictive
RSOSt2LIYSYyld NBIldZANBYSyidad a! wnmy &adz2NBSe
communities found that 93 percent imposed minimuot sizes in their jurisdictions.

Some 40 percent of these communities set a-@eee minimum, including 27 percent

with two-- ONXB Y A yThe¥edzactarsbaan drive up the price of development with

limited amounts of land and higher material costs.

Solution

¢tKS GaAiaaiy3ad aARRES |1 2dzaAy3aeé Aa |y Aaadzs
coined by architect and principal of Optics DesIgan Parolek, who wrote the book,
GaiaadaAiAy3ad aARR{ S | 2daisfoynmtvéconcdpt thatthighgbtZd v SR
time-proven and beloved way to provide more housing and more housing choices in
sustainable, walkable placés

Missing middlehousing provides for a variety of housings units, such as fourplexes,
duplexes, cottage courts and multiplexes on a skiigieily home lot. It is built in
locations between detached homes and mid to high rise multiple family apartments. It
does not focus o income level, but rather form and allows more units to be built on a
singlefamily home lot.
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1 OO02 NRA Y 3 (i Fhede Kdbisséate dbulldingsSitsearlessly into existing
residential neighborhoods and support walkability, locally serving retal pablic
transportation options. They provide solutions along a spectrum of affordability to
address the mismatch between the available U.S. housing stock and shifting
demographics combined with the growing demand for walkabidlity.

A typical structure is.B-stories in height and contains&lunits. Cottage courts are&!

units on a lot and 1strories in height. Such units were common in urban cities prior to
the 1940s. However, after WWII when government back loans were plentiful along with
large swath®f undeveloped land in the suburbs. Detached single family homes were
codified in the exclusionary zoning districts that are prominent today.

Example

Most suburban cities in the US have single family residential zoning with large minimum
lot sizes and sélack and side yard requirements for detached units. Cities such as
Norfolk, \A, Grand Rapids, M&nd Minneapolis, Mi\have adopted changes to the
ordinances and development process to allow for sreadlle development with 4 or

more units as a byight use in singlefamily residential districts.

Norfolk, VAis located on the waterfront in southeastern Virginia. Population is just over
244,000. It is home to a massive naval base, The Naval Station Norfolk, located on
Chesapeake Bayorfolk faces growinghallenges such as sea level rise, aging
infrastructure, population growth, and an uncertain regional and global economy. The
plans developed in the past focused on preservingdheas it is, rather than provide a
new vision to address the challengdglue future. Most of the city zoning districts allow
for large detached singiamily structures.

Vision 2100 was established by elected officials and planning staff to prioritize
infrastructure investments, maintain housing affordability, redevelop updeiorming
commercial and multiple family residential properties.

The Broad Creek Refresh Study, adopted July 2021, examined the existing land uses,
community assets, demographics, and facilities in the Broad Creek Neighborhood. Over
the past year in 202(Qplanning staff held virtual focus groups, online surveys, email, and
phone follow up to complete a SWOT (Strengths, weaknesses, opportunities, and
threats) analysis of the study area.

I OO2NRAY3I (G2 GKS LXFyYy>X ayvySe (Kpmisa GKIFG ¢S
outreach process, regardless of where one lived, were to ensure affordable housing and

a variety of housing types, as well as supporting homeownership opportunities so that
NEFR / NBS]Y OFly 6S | GNHzS ySAIKOo2NK22R 27
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Aging in place was also identified as a priority. Based on Census data, 834 individuals
3SR cp FYR dzLJ 6SNBE O2yOSyiGNr G§SR Ay GKS &t
GKFQG FdzidzNB NBAARSYGAlIfT RSOSt 2LIY®ysd Sy adzNB
that residents can live within the community throughout their life and have housing

options that fit their needs, no matter their age (i.e., singtery homes and ADA

I 0O0SaaAotsS K2YSao ¢ | 2YS28ySNEKALIE I O0O0Saa
diverse neighborhoods with a variety of

affordable housing types were desired by

residents.

SIXPLEX —

The Planning Department enlisted design firms

to conduct a study of missing middle housing

with Work Program Architects, GARM@dDills

Architects The design tea created the

GaAadaAy3d aARRES tFdGdSNYy . 3
approved by the City Council in June 2021. It

contains freedesigns andloor plansfor dozens of middle housirtgpes such as,

RdzLJt SES&S ljdzr RLX SES&a | yROJma®»eOAGeQa A02yA0

Accordid (2 (GKS 062212 az2t! & lazeandyMissitgS LI GG S NY
Middle, specifically thre@acks and Norfolk sppacks. The beauty in these plans is that

they are fully modular and can fit on narrow width lots. The number of bedrooms can

increase \ith increases in lot depth and the units can be placed side by side to turn 6

packs into 1zpacks, etc. These building types work best when mixed in with single

family homes, or as bookends to neighborhood streets, to transition to neighborhood

main street ® ¢

The planning department is also working on+agproved site plans to be used by
builders and developers to build missing middle housing. The complete process is
expected by the end of 2021.

Much of what is happening in other cities across the Uni&ates and appears to be

SYONI OSR 08 (UKS Ylyeée LIS2LS 6S AYyiUSNIBWASHSR
housingtype that is single family butcost§1a 8 ® aaA aaAiy3d YARRESé Aa
ideas outlined and articulated by many in Spokane litsuccessfully implemented

such as duplexes, townhomes, and small scale apartment buildings
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Action Steps to Increasgpokan® EousingSupply:CRE Consulting CarRecommendations

Missing Middle Housing Types
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In fact, only 0.5% of new housing built in Spokane for homeowners over the past decade
was attached housing. This rate isyalquarter of the rate of the state of Washington

and significantly less than the U.S. average. Moreover, the delivery of attached housing
for homeowners has declined steadily over the past few decades and has consistently

been significantly lower than thier the state or U.S. norms as shown in the graph
below.

Few Attached Homes Built in Spokane The Missing Middle

1980-99 8%

7%
0,
2000-09 g%
= 5%
4%
2010-2019
3%
0% 2% 4% 6% 8% 2%
Attached Homes % of New Owned 1%
Housing Units Built
0%
us

W Spokane W WA State WA State Spokane

Source: US Census Bureau Source: US Census Bureau

Owned Attached Housing % of Total
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As a result, Spokane is left with few enteyel homes that allow renters to move into
K2YS26yYSNBEKALID CdzNIKSNXY2NB: (GKS SEGSyd 27
lowerthanboththea G 4GS YR GKS | ®{ ® | GSNI ISs +a 2yt
housing stock is attached as compared to 5.5% for the state and 7.3% for the U.S.

Missing middle prototypes are of simple construction. As depicted in the following
images, they are generally wiood-frame construction and lowise in form. Concrete
podiums are usually, but not always, avoided which means construction costs are lower
than for larger buildings, and the energy profile of materials is better. They need less
parking because they atgpically tied to walkable, neighborhoezkentric commercial
spaces or services, and to transit, possibly lowering or even eliminating the use of cars.
They can be inserted on lots in existing neighborhoods, supporting reuse and
reinvestment in communitied/ith the proper design standards missing middle housing
can have average densities of-80 units per acre while retaining the look and feel of
more conventional singlamily homes

Standalone Missing Middle Midrise
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- constructed with wood + some fire protection
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+ elevator
+ structured parking
+ concrete podium
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- shared land cost
+ holding cost
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By increasing densitgvenif only at the margin, this concepinproves options for
families to stay in the cityMissingMiddle housingcan bringthe look and feel of new
development can bea goodvisualfit, supports social interaction, anmg-enforces a
sense of place. Such housing less likely to be built by teergelopers, appealing to the
smaller builders whose business practices may be better suited to small incentives
provided by local government. Importantly, their smaller scale ideas and
implementation strategies may align with the objectives and stylestablished
neighborhoods
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Action Steps to Increasgpokan® EousingSupply:CRE Consulting CarRecommendations

Unrealized Life Cycle Housing Varieties in Austin

Missing Middle projects offer a range of architectural solutions to some of Central Texas’ most pressing challenges—sustainability,
i i "

traffic

d density that falls bet

sizes, and incomes. They
lot and mid-rise, multi-family bulldings, but are (largely) missing from the City’s urban fabric. Through these projects,
of

the AIA aims to start a

yareata scale

about the

creating more inclusive urban density.

with the Austin

ched single family homes on a single

groups, family

Bibiiia
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ADU SINGLE FAMILY DUPLEX TRIPLEX COURTYARD APARTMENT | GARDEN CLUSTER ROWHOUSE MULTIPLEX LIVE-WORK
Accessory Dwelling, Single Family Duplex Garden Cluster Rowhouse Multiplex Live Work
1 1 2 3+ 3+ 4 4
400 - 800 SF 1200 - 2400 SF 1000 - 1800 SF 800 - 1400 SF 800 - 1800 SF 500 - 1400 SF 1200 - 2000 SF
Accessory Dwelling Unit n ke Small detached or sttached Y single- atove
Small, detached units sharing American home one bullding rge ungs 3 placed by -
ot with  single famdy ot four doorstcing sreet shared courtyard commonal centrs pace -ty sde loor spece uted for thops
home ™ segment of Ofers shared outdoer oot
the market Two ground floor uns, two Privete baconses o garden Shared cutdoor space takes Acces s typcaty sectly of 1pacen and othe reudential
Tysicaly bl sbove garages it seamlesly n 10,8 inge second floor unts drecty of the street amenities such ot louncky Momes ofer ety in
O In rear yards ofa above Prvate rear yards yords
single iy neghborhood it well i both wrban and 10 go0dh snd services
Norintrushe onot, ohen Uty nchudes shared Canincude o detached Cuser - -
stached or detached gaages shered gurage pgeloes provie resdentiol smenites contents shared garoge complen [mr——
attached o detached garages for the communy 1o share, ne neghtorhoos wi
Rarely includes off-street 1000 - 1800 st/unit 800 - 3400 st/unit 600 - 1200 sf/urt ‘e outdoor gl or pool Parting uwiually prowided 500 - 1400 sf/unit Commercial synergy
parting 1200- 24001 rom an ity inthe ear
Parking provided in a shared Parking sty provded
800 - 1800 of/unet from an alley in the rear

400800 3¢
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Action Steps to Increasgpokan€ HousingSupply:CRE Consulting CerRecommendations

Developer/Builder Decision ParameteM/ith Zoning Code Updates

If Zoning Code changes are put in place in Spokane as suggested above, DBs would be
able to profitably redevelop smaller parcels, from a single large lot tasaembly of

several contiguous lots, in a variety of ways in Spokane. The chart below demonstrates
the potential returns for developing housing two contiguous typical Spokane lots.

Clearly building more units would be more profitable. This is the sdrtalculation DBs
would be doing, with the right changes to the Zoning Code catalyzing rapid development
of mid-density housing.

SPOKANE HOUSING
ROI AND DENSITYON 2 TYPICAL LOTS

LOT AND UNIT SIZES ASSUMPTIONS SINGLE FAMILY TOWNHOQUSES STACKED APTS 1
NUMBER OF UNITS 2 5 16
AREA PER UNIT st 2,250 1,440 700
STORIES 1 2 4
UNIT WIDTH feet 40 16 20
UNIT LENGTH feet 56 45 35
TOTAL BUILT AREA st 4,500 7,200 12,320
BLDG WIDTH feet 40 80 48
BLDG LENGTH feet 56 45 70 2
FLOORPLATE 10% common area-apts 2,250 3,600 3,080
SIDE YARDS MIN 10 feet
FRONT/REAR YARDS MIN 40 feet
MIN LOT WIDTH 100 feet 100 90 58
MIN LOT LENGTH 110 feet 96 85 110 3
NUMBER OF LOTS 50 feet typical width 2 2 2
LOT SIZE PER UNIT 11,000 sftotal lots 5,500 2,200 688
PROFIT CALCULATION
LAND COST 2 lots total 200,000 200,000 200,000
CONSTRUCTION COSTS 250 S/sf 1,125,000 1,800,000 3,080,000
SOFT COSTS 25% of constructon cost 281,250 450,000 770,000
TOTAL COSTS 1,606,250 2,450,000 4,050,000
SALES REVENUE/UNIT 375 S/sf 843,750 540,000 262,500
TOTAL SALES REVENUE 1,687,500 2,700,000 4,200,000
PROFIT 81,250 250,000 150,000 4
NOTES 1 Analysis treats apartments as sale (condos) for comparability only
2 Length is approximate due to unspecified configuration of common areas
3 Typical Spokane lots range from 110-145" in length
4 "Apt" returns are lower than townhouses due to the cost of common area,

Property value would increase over time, however, returning a stronger IRR

22 Neptune, 22nd St, Virginia Beach, VA
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Action Steps to Increasgpokan® EousingSupply:CRE Consulting CarRecommendations

Other OptionsCottage Developments

The townhousesllustrated above are not the only feasible ways to increase housing
Spokane while remaining appropriate to existing neighborhoods. One scenario

LJ NI A Odzf NI @ &adzA SR -a22 NRI2Q dzy BIQta2 dINGKIH NIS Ol ¢
developments. These consist of small bungalows, tiny houses, or manufactured houses
sitedin a manner that provides some private outdoor space for each unit, along with
larger communal outdoor space and communal parking. Rather than making each unit a
condominium, these developments may have-Bmple land with only common areas
managed by aassociationSmaller lot sizes, with no width minimums and the ability to
front on a private street, if written into the zoning code, would facilitate the3ar

Team heard from one neighborhood source that Spokane was considering this type of
developmentwith the city itself being the landowner, and the occupants owning their
structures, in a manner similar to trailer parks. Graphic representations of this type of
development follow

':"4 Y q[‘{l T ‘1"’.
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Action Steps to Increasgpokan€ HousingSupply:CRE Consulting CerRecommendations

THE COTTAGE COURT — SMALL COTTAGES AROUND A CENTRAL GREEN

East Beach, Norfolk, VA

The Cottage Company, Kirkland, WA

Source:Missing Middle Pattern Book

Attachment: Missing Middle-FINAL Pattern Book (City Planning Commission - Amend plaNorfolk2030)

Ericksen Avenve

City of Norfolk 21

Packet Pg. 69
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Creating Great Neighborhoods

Housing should always be considered in the context of the culture and needs of the local
residents and as only one component of many needed to create quality neighborhoods.
In fact, the U.S. Department of Housing and Urban Development (HUD) has three core
goals for their Choice Neighborhoods program which is designed to improve distressed
neighborhoods:

1. Housing:high-quality mixedincome housing that is wethanaged and
responsive to the needs of the surrounding neighborhood;
2. People:Improve outcomes of haseholds living in the target housing related to
income and employment, health, and education; and
3. Neighborhood Create the conditions necessary for public and private
investment in neighborhoods to offer the kinds of amenities and assets,
including safetygood schools, and commercial activity, that are important to
FFEYAEASEQ OK2A0S&a |02dzi GKSANI O2YYdzyAle

Note that only one of the three goals is related to housing, and it is specified as quality,
mixedincomehousing. The mixetshcome component allows sidents to age, enter

the workforce, raise families and support intgenerational links without having to
dislocate. Providing for each of these life stages requires a mix of housing types.

Creating Vibrant Neighborhoods: Housing for all Ages

HOMEOWNERSHIP RATE

il
Renter NN Owner

AGE

Spokane County, 2019 ACS data
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The Missing Middle quandary is not unique to Spokane. Cities throughout the country
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have tried various models of housing creation, some more effective than others. For
cities with land near the city boundaries, expansion into green fields often seebes to
an easy and inexpensive path. However, in the damg suburban sprawl has proven to
be extremely expensive for city budgets (tax burdens) and a detriment to both
functioning neighborhoods (see the HUD principles above) and the health of their
residerts.

The concepon of the U.S. Interstate Highway system in the 1950s and subsequent
expansion of housing into suburban neighborhoods had many benefits, but also
provides many learning points about low density housing and suburban sprawl,
specifically:

1 Per the EPA, a typical passenger vehicle emits about 4.6 metric tons of carbon
dioxide per yeadY.

Commuters lose approximately $1,400 per year in costs and lost.time
Extreme congestion creates stress, to the point that it is correlated with
increased nght-time violence"

T
T

The Texas A&M Transportation Institute Urban Mobility Report cites a viciousccycle
sprawl creates stresso jobs move to the suburbs to be closer to residents. Residents
then move further out ad maintain a similar commute. Thieates an eveexpanding
donut of growth out from the city centewhich leaves lowncome residents stranded

from jobs and stresses infrastructyriecluding roads, police, fire and such. Higher costs
needed to support that infrastructure have resulted in ballot measures to increase taxes
on sales, income, property and gas in multiple cities. The best solution to avoid this
pressure is to return paple and jobs back to urban locations.

In Spokane, the results of sprawl towards Spokane Valley and Idaho are already being
seen through rising commute times and traffic é@0. New jobs are occurring more
towards the west with 1,200 new employees at thairchild Air Force Base and 4,000
new employees at Amazon. With housing heading east, the EPA estimates that 4.6
metric tons of carbon dioxide are being emitted per commuter from Idaho.
Additionally, the DOT estimates that the expansion-8®5% Northwill cost in excess of

$1 billion. This funding comes from a variety of local to federal funding mechanisms
including gasoline taxes which raise costs of living for local residents. Thus, creating
housing closer to new employers can be highly benefici&®pokane city as well as the
metropolitan area.

Benefits of Higher Density Developments

Not only is there compelling evidence that increased density does not hurt property
values of nearby neighbors: researchers at Virginia Tech University have contiated
over the long runwell-placed marketrate apartments with attractive design and
landscaping actually increases the overall value of detached houses neditgy cite
three possible reasons:
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1 First, the new apartments could themselves be an indicaté¢ F & 'y | NBI Q&
economy is vibrant and growing.

1 Second, multifamily housing may increase the pool of potential future
homebuyers, creating more possible buyers for existing owners when they
decide to sell their houses.

1 Third, new multifamily housing, partitarly as part of mixedise development,
often makes an area more attractive than nearby communities that have fewer
housing and retail choices.

Public Safety

1 Arizona researchers found that when police data are analyzed per unit,
apartments actually creatkess demand for police services than a comparable
number of single family houses.

1 Higherdensity developments can actually help reduce crime by increasing
pedestrian activity and fosteringa 242 dzNJ O2 YYdzy A& (G KIF G Lidzd &
0 KS &iatNubidiess

1 ULI study of different housing types in Greenwich, Connecticut, shows that
higherdensity housing is significantly less likely to be burglarized than single
family houses.

Environmental Benefits

1 Higher density development offers the bestlution to managing growth and
protecting clean air and clean water.

1 Placing new development into already urbanized areas that are equipped with all
the basic infrastructure like utility lines, police and fire protection, schools, and
shops eliminates th&nancial and environmental costs of stretching those
services farther and farther out from the core community.

1 Compact urban design reduces driving and smog and preserves the natural areas
that are assets of the community: watersheds, wetlands, workangn§, open
space, and wildlife corridors.

1 Two studies completed for th&ate of New Jersey confirm that compact
development can achieve a 30 percent reduction in runoff and an 83 percent
reduction in water consumption compared with conventional suburban
development.

1 Increasing density not only improves air and water quality and protects open
space but also redirects investments to our existing towns and cities.

Community Benefits
1 It can revitalize existing communities and create more walkablghborhoods
with access to public transit and hiking and biking trails.
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1 Communities that do not provide housing for all income groups become less
desirable corporate locations

Services
1 With higher density secondary and tertiary benefits are almost aet@be
derived with more diverse services and small businesses.
1 Increase households make a community more attractive for a wider range of
services neighborhood, which require a certain number of rooftops to locate.
1 Increases in population attract largbusinesses to the region.
1 These factors are important to a stable and robust community and tax base.

Employment

1 Denser communities increase local employment, which benefits all ages from
teens looking for first time jobs to seniors looking for ways to supfhe
community and themselves

1 As big box distributions centers continue to locate in the area, Spokane needs to
be competitive in providing housing for those who are relocating and its
competitive reach with current residents who might consider lookilsgwhere
due to cost and convenience.

Arts, Culture and Entertainment
1 Diverse neighborhoods bring the artistic class with them. Artists bring special
opportunities for business and communities, benefiting everyone.
1 Growing populations, brintheaters, galleries, parks and other types of
recreation to support thriving communities.

AVERAGE ANNUAL APPRECIATION FOR SINGLE-FAMILY
DETACHED HOMES BY NEARNESS TO MULTIFAMILY BUILDINGS




The following case studies come fratigherDensity Development: Myth and Fdogt
RichardM. Haughey, published WyLkthe Urban Land Institute,dD5.

PROTFILE
The Market Common Clarendon

Located on the site of a former parking lot and occupying roughly ten
acres of land, the Market Common in Clarendon, Virginia, just outside
Washington, D.C., provides 300 Class A apartments, 87 townhouses,
100,000 square feet of office space, and 240,000 square feet of prime

— uiiss W 2 Ab ¢ retail space. Located within walking distance of the Orange Line of

Lo

; !ﬂ u Py oy g B ¢ My > Washington's extensive subway system, residents can leave their cars
n JE3 4 S parked while they take public transit to work. They can also walk to a
I lﬁl Sl - oY) - . 2 "' e " Whole Foods grocery store adjacent to the highly successful develop-

ment. Prominent national retailers occupy the ground level of the
building, and structured parking is provided. The compact develop-
ment form of the Market Common promotes walking, biking, and using
public transit over autos. The apartments are attractive to young pro-
fessionals without children, lessening the impact on the county’s
Located within walking distance of a Washington, school system. The project is the result of a successful collaboration of McCaffery

D.C., Metro stop, the Market Common provides Interests, Arlington County officials, and citizens of the Clarendon neighborhood; it has

housing, offices, retail, and restaurants on a ten- spurred new retail, office, and residential construction on neighboring sites.
acre site that was formerly a parking lot.

|1

MCCAFFERY INTERESTS

original amusement park are being transformed

Highlands’ Garden Village reuses some structures from the
amusement park previously located on the site. The compact
development, combined with a variety of uses and housing
types, uses public infrastructure more efficiently than low
density sprawling developments,

Into a community performing arts center and a walking
labyrinth. Berkeley, California—based Calthorpe Associates
designed a plan that put new homes on three sides of a
square-shaped village and a commercial “main street”

on the fourth. Restaurants, studios, and shops line the
street with live/work townhouses and offices above, giving
residents the opportunity to live, work, and shop in the
same community. The proximity of amenities, location near
downtown, and convenience of public bus lines encourage

Highlands’ Garden Vi]lage people to walk and reduce travel costs.

Built on the site of the Elitch Gardens amusement park in
Denver, Highlands’ Garden Village is a walk able, transit-
linked community and a financially viable model for
environmentally responsible infill development. New York—
based developer Jonathan Rose & Companies developed
single-family homes, townhouses, seniors’ and multifamily
apartments, cohousing, offices, and retail space on the
site. At the center, a historic theater and carousel from the
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innovative design. The award-winning architecture blends
seamlessly with the surrounding neighborhood’s traditional
style. Larger-than-normal floor plans, individual entries,
and attached garages combine to mirror the estates in the
surrounding communities. Although street elevations make
the buildings appear to be one single family home, they
actually house several multifamily units. Memphis-based
architects Looney Ricks Kiss used five building types and
three building styles. All units include high-quality interior
finishes; community amenities include a resort-style pool,
fitness facility, clubroom, business and conference center,
and full-time concierge.

The award-winning apartments at Echelon at Lakeside were
designed to blend with the neighboring luxury homes

Echelon at Lakeside Echelon

Echelon at Lakeside Echelon at Lakeside is the only
multifamily development in an upscale, master-planned
single-family suburban neighborhood of Lakeside on Preston
in Plano, Texas a suburb of Dallas. Florida-based developers
Echelon Communities, LLC, overcame initial community
opposition from area residents through high-quality

Haile| Plantation

Haile Plantation is a Gainesville, Florida, icon. Although it is denser than surrounding
communities, the values of homes in Haile Plantation are often higher than the values of
houses in neighboring lower-density communities, because the traditional neighborhood
design employed there makes Haile Plantation more desirable and valuable. Beginning
with the master plan in 1979, Haile Plantation has been called one of the first new urban-
ist communities in the country. Developers Bob Rowe and Bob Kramer in conjunction
with the Haile Plantation Corporation developed the 1,700-acre site to include more than
2,700 units, ranging from single-family homes to townhouses and garden apartments. The
sense of community has only grown with the expansion of the development to include a
town center, a village green, trails, civic uses, and offices. Indeed, it is density and diver-
sity that together add value to this popular Florida community.

Homes in Haile Plantation sell for more than neighboring
homes because prospective buyers view the traditional
neighhorhood design as a valuable and desirable amenity.

g
g
g
g
:
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PROFILE

Westminstex{ Place

Although today Westminster Place is a thriving, safe community in
midtown St. Louis, it was not always the case. The area, approxi-
mately 90 acres, was well known by the St. Louis police department
for its high rate of violent crime, which led to the area’s becoming
blighted. McCormack Baron Salazar, a St. Louis—based developer,
brought the community back through the addition of higher-density
mixed-income housing comprising affordable and market-rate units.
The master plan included for-sale and rental housing, garden apart-
ments, townhouses, single-family homes, and even an assisted liv-
ing facility for seniors. A new community pool, a bustling retail cen-
ter, and a magnet school are included as well. The new plan slowed

:

Increasing the housing density, adding some market-rate housing,
) . and developing a design that slowed traffic and added additional
traffic through the community, added landscaping and street and lighting changed Westminster Place from a crime-ridden neighbor-
parking lot lighting, and new “eyes on the street,” making it more hood to a thriving, safe community.

difficult for criminals to go unnoticed. The area blossomed into a

place where people once again feel safe walking. The success of

the community spurred the revitalization of surrounding areas.

Fi to improve the area and the image of one of the city’s oldest
neighborhoods, Elliot Park. The developers of the project,
Central Community Housing Trust and East Village Housing
Corporation, developed the new mixed-income housing and
commercial community to encourage a sense of community
. and ownership. East Village now features community green
space, pedestrian paths, and neighborhood businesses.
Buildings surround the greenway that leads to Elliot Park, a
city park with year-round activities and a community center.
Brick, bay windows, and French balconies complement
historic buildings in the area. In addition, all buildings

have multiple entrances to encourage interaction among
neighbors. An underground 350- space parking garage frees
up space for landscaped areas. This once neglected area has
won two awards for innovation and design and become an
exceedingly successful vibrant and safe community.

East Village

East Village is a small urban revitalization project on

the edge of downtown Minneapolis. Before the project
was built, the neglected 2.9-acre site contained several
deteriorating rental homes, old commercial buildings, and
abandoned surface parking lots. The neighborhood wanted
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of active farmland, 13 acres of wetlands, a 22-acre lake, a
village green, and several neighborhood parks. Houses are
sited to protect natural features such as hedgerows, native
habitat, and wetlands. Designed with colors and architecture
inspired by the landscape, every home has a view of open
space and direct access to ten miles of on-site walking and
biking trails. Wide sidewalks, deep front porches, and rear
garages encourage neighbors to meet. The homes were
built with U.S. Department of Energy—approved green
building techniques. As a result, they are 50 percent more
energy efficient than other homes in the Chicago area, and
they sell for a 33 percent sales premium. Station Village is
~the last phase of Prairie Crossing. When complete, it will
include residential, retail, and office space, all within walking
e P distance of two commuter train stations. Residents can ride
Prairie Crossmg Metra’s North Line to Chicago’s Union Station or the Central
Prairie Crossing The developers of Prairie Crossing, George Line to downtown Chicago and O’Hare Airport

and Vicky Ranney, saved $1 million in infrastructure costs

through environmentally sensitive design. The 677-acre

conservation community is located in Grayslake, lllinois,

40 miles northwest of Chicago and one hour south of

Milwaukee. The community features 350 acres of open

space, including 160 acres of restored prairie, 158 acres

PROFILE

Post Riverside

Atlanta is often called the poster child for suburban
sprawl. However, it is also the home of Post
Riverside, a revolutionary new mixed-use pedestri-
an-oriented community developed by Atlanta-based
Post Properties, Inc., and located on the banks of
the Chattahoochee River between Atlanta’s bustling
Buckhead and Vinings communities. As is the trend
nationally, 65 percent of all vehicle trips in Atlanta
are to run errands, not to commute to work. With
offices, shops, and restaurants within walking dis-
tance of the apartments, Post Riverside residents
depend on autos much less than their neighbors

in lower-density areas. In addition, the community
is connected to Atlanta’s MARTA subway system
and the Cobb County transit system. This award-
winning 85-acre mixed-use development includes
25,000 square feet of retail space, 225,000 square
feet of office space, and 535 apartments, all designed around a gracious town Post Riverside in Atlanta demonstrates that higher-density
square. For many people, this amenity-rich, low-maintenance lifestyle better suits ~ development can be attractive and successful in a commu-
their needs than a traditional single-family home in a low-density neighborhood. Mty known for lower-density development.

i
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replersrlggeryd et eied Rollins Square

M cow aitracive development thal b weld

rhegrabed indw e wiisking covwramily.

Rollins Square, a mixed-use development in Boston’s South End,
is a truly mixed-income community that provides housing for a
wide spectrum of people in all income brackets. Twenty percent
of the overall units are reserved for people whose income is

30 to 60 percent of the Boston area median income (AMI),

40 percent are for-sale condominiums reserved for working
households with incomes 80 to 120 percent of the AMI, and

the remaining 40 percent are market-rate units sell ing for up to
$750,000. The residences occupy two city block and integrate
seamlessly into the existing neighborhood. The varying heights
and diverse exterior materials give the appearance that the
development was constructed over time. Rollins Square was
developed by the Planning Office for Urban Affairs, Inc., a
nonprofit developer associated with the Archdiocese of Boston.

PROFILE

I’On

I'On is a 244-acre master-planned community along the
deep-water marshes of Hobcraw Creek in Mount Pleasant,
South Carolina. Just six miles east of Charleston, the com-
munity features 700 single-family homes, community facili-
ties, and a small-scale commercial area. Vince Graham,
principal with the I'On Company, is developing six residential
neighborhoods connected by narrow streets, pedestrian
corridors, and community spaces. An I'On Guild member,
one of 18 builders selected for experience, talent, and finan-
cial strength, builds each individual home. The architecture
is inspired by classic Lowcountry style with large balconies,
deep front porches, and tall windows on even taller homes.
Homes now sell for $685,000 to $1.7 million. Community facil-
ities include I'On Square, I'On Club, the Creek Club, and the  Some home prices in the well-planned
Mount Pleasant Amphitheater. Residents also enjoy easy higher-density community of I'On are
access to the Cooper and Wando rivers, the Charleston har- ~ approaching $2 million. The traditional
bor, and the Atlantic Ocean. One neighborhood boat ramp neighborhood design combined with the

. . . community amenities made possible
and four community docks are available for crabbing and by higher densities kave made the

fishing. Two miles of walking trails are available for resi- community one of the most desirable
dents; a five-acre pond, the Rookery, is a protected nesting in the Charleston area.

site for wading birds. In addition, the public and private

schools in Mount Pleasant are some of the best in the area.
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Case Studies

Streamlining théevelopmenProcessGrand Rapids, Ml

The City of Grand Rapids is the second largest city in the state of Michigan with over
190,000residents. It encompasses an area of approximately 45 square miles. Grand
Rapids is in west central Michigan, roughly 30 miles east of Lake Michigg25 miles
east of the lakeshore communities of Holland, Muskegon, and Grand Haven. (Website
November 2, 2021, www.grandrapidsmi.gov)

The Grand River, a major state waterway, runs through the city's center. Fifteen colleges
and affiliate colleges call it home. Other attractions include Beer City USA, museums, a
wealthy array of pgorming arts, and homeatthe regionally known ArtPrize festival. It

has a vibrant downtown with markets, dining, cultural attractions, local spoTtea

nearby international airport.

Redevelopment Ready Communities® is a valyriechnical assistance initiative

created by the State of Michigan through Michigan Economic and Development

Corporation (MEDC) to streamline the development process of municipalities.
GwSRS@St 2LIYSyid wSIFRe /2YYdzyAlGASathg oww/ 0 A&
community revitalization and the attraction and retention of businesses, entrepreneurs

and talent throughout Michigan. An important component is actively engaging

stakeholders and proactively planning for the futufdis proactive process with

community, public and private stakeholders syncs the projects and the people,

increasingi KS f A1 St AK22R 2F adz00Saa oKAES | dGdNFC
LIS2LX S gl ylG G2 tAGBSS ¢ 2 NllinelfrghRRhishsyegndidging ®¢ ¢ K S
process is over $5 billion in investment since its implementation in 2002.

The program aligns the master plan, zoning ordinance, development review and
permitting processes of local governments. Developers and contraloorsft from
transparency during the review and approval process for new construction and
rehabilitation projects. In addition, community engagement and collaboration solidify
the transparency of the development process. Communélesmust have a
mechanisnin place to facilitate equity and access to their local boards with recruitment
and training of officials from diverse backgrounds in their city.

The Redevelopment Ready Communities® process is guided by four pillars: guiding
principles, mission, visionnd customer experience. These help to provide a consistent
yet customized experience for each community, factoring in differences such as
population, existing development patterns, staff capacity, financial capacity, and other
local challenges or strengtést

¢KS DdZARS TFdzZNIKSNJ adlFdSazr aww/ DdAdZARAY3I t NR
designed and implemented at a programmatic and local level: 1. Community driven 2.
t NERAOQGIFIOES od LYLXSYSYyGulrotS no t NBIFOGADS
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Participaton in the process requires the approval of the governing body of the local
municipality The Grand Rapids City Commission agreed to take part in the
Redevelopment Ready Communities (RRC) prograkuagust of 2015. The RRC program
promotes effective redevepment strategies through a set of best practices. It also
certifies communities that use transparent, predictable, and efficient development
practices.

That fall, in October of 2015, a selfaluation was submitted, and the city applied for
certification.Over the next year and a half, the RRC program staff reviewed their
development practices. In March 2017, they were presented with a report of findings
whichshowed the city had already implemented twiuirds of the best practices.

The implementation ofthe RRC program recommendations was completed in February
of 2018. Rather than modifying their development practices, this process allowed them
to validate and enhance them. Grand Rapids became tRec@ihmunity in Michigan to

be RRC certified on May 22018 obtainingformal recognition thathe community has

a vision for the future and practices in place to get there.

Grand Rapids aligned its economic development strategy with the prisaithe RRC
program. The strategy provided an overarching patt goals focused on improving

the economic health of the community. The strategy is organized under the guiding
principles of a booming and diverse economy, robust employment and job growth and
access to economic opportunity. Lastly, the City of Graapd? created an online
interconnected guide to development.

The development center is a physical and virtual location where developers, business

owners or residents can readily find information on permits, agendas, and relevant

zoning information. As stad in the RRC Certified Grand Rapids Certification report,

G¢KS LINRPOS&da FiEt20O0KINI YR RS@St2LIYSYy(d LINE
that will surely assist City of Grand Rapids on continuing to streamline the development

LINR OS & & d¢

The city alsgrovides an online portal for residents to apply to the various boards and
commission ensuring that public service is accessitdeny resident that meets the

gualifications.

The RRC best practices implemented by Grand Rapids required to streamline their
development process included the following:

Best Practice 1.1 Plan Evaluation

RRC guidelines evaluates how the vision for redevelopment and community planning
are embedded in plans such as the master plan, downtown plan, and capital
improvements plan. TénMichigan Planning Enabling Act (MPEA), Public Act 33 of 2008,
mandates the planning commission to approve a master plan as a guide for
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development. The commission must review the plan at least once every five years after
adoption. This review and Grafapids Master plan allow specific plans, that focuses

on transit, walkability, recreational land use categories and design guidelines for
development character that complies with the master plan. A public engagement plan
was established that includes iddfiying diverse stakeholders, utilizing various methods
of engagement, sharing results of public meetings, and providing information regarding
plans for the public to review. The methofis carlying out this objective vary from
traditional and proactive aweach and engagement activities, including but not limited

to charrettes, community workshops, focus groups and social networking which is
SOARSY(l FTNRY NBOSyidfeée I R2GHnERapid®ZOTRARY (& d&
Report 2018 page 7)

Practice 21 Zoning Regulations

The Grand Rapids zoning ordinance was adopted in 2007 and amended in 2017. The
ordinance is used to implement the land use categories and patterns of development as
outlined in the master plan.

f The zoning code can be foundonlineuhde § KS OA (& Qa LI I yyAy3
2NRAYIFYOS YIe 06S R2gyt2IRSR FT2NJ G6KS OAd
LINAY G | O2LR o dlistepdiusiratibnfistaldo plovided3d showy@ 3 ™ n
resident, applicant or potential investor howtousethe2 y Ay 3 2 NRAY Il yOSc
Certified¢ Grand Rapids Certification Report 2018 page 8)

Best Practice 3t1Site plan review policy and procedures

¢tKS OAGeQa aAdsS LIXIFYy NBOASG LRtAOASAI LINRZ2
information is evaluated bthe RRC policy to ensure it aligns with the zoning ordinance

and provides information on the progress of projects.

T aly STFAOASY(H araidsS LIy LINROS&aa Aa AydsS
assist a community in attracting investment dollars. Tlaenework for City of
Grand Rapids site plan review process is clearly documented under Title V,
G¥%2YyAYy3 YR tflFyyAy3d hNRAYlIYOSz¢é¢ AyOf dzR
a0FFFX T 2yAy3a 02FNR 2F LIWSFfa tyR GKS
Grand Rpids Certification Report 2018 page 9)

f at N22SO0 aidl Gdza (NI y & LbagddtracRing taolK NP dz3 K dza
provides greater likelihood of a smooth and predictable experience for
developers, residents and business owners, and offers Grand Rapids a
comJISGAGAGS FTROFYGEFEIS F2NI I G§ON Gran@y 2 7F
Rapids Certification Report 2018 page 9)

Best Practice 3.2 Guide to Development
RRC certified communities must provide clear and accessible information regarding the
development pocess in their municipality. Traditional, a development process can be
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long with input from the community and approvals required by a variety of
departments.
T a5S@St2LIYSYyd YIFIGSNRFf A aK2dzZ R 0S | aasSyo
public officials gai a better understanding of how the development process
works. City of Grand Rapids has assembled all required documents into their
gSoLI IS a5SPSt2LIYSyid / SyYyuSNWéE CAYRAY3
R2AYy3 odzaAySaa ¢AiK tfiekeSratdiRapids Getific&iona A S NIp
Report page 18)
1 The fee schedule is reviewed annually during the budget process to ensure that
costs are fair and affordable for their customers.
1 Building permit fees and landse development service fees are listedtha
development center webpage.
1 The fee calculator tool is also on the website, so applicants can get an estimate
of their building permit fees. Credit cards can be used to make payment for
development fees rather than a check.

Permitting Process

"“ City of Grand Rapids What are you looking for? Search

NEWS RESIDENTS BUSINESS GOVERNMENT SERVICES PAYMENTS JOBS GRDATA

T W T—

-
- gt

Home Business / Planning.and Development Planning and Permits for Commercial Building Projects

1. Overview 6. Submitting_your plans for approval
| q 2. Planning.your project 7. Getting_your permits

3. Reviewing_ with the City Design Team 8. Request a fire hydrant flow test
= 4. Getting Board and Commission approval 9. Scheduling_ inspections

5. Preparing.your construction plans

= "\r/lhis guide is for architects, engineers, or developers planning a new or expanded commercial building in Grand Rapids,
l.

Grand Rapids instituted a Developméenter, which walks developers and

professionals through available planning resources. Visitors learn what is needed to get

approvals for their projects, obtain permits for the work, complete the inspection

process, and get the Certificate of CompletiarCertificate of Use and Occupancy to

open for businessThe link to the Development Center video is here

https://youtu.be/VixpZJituMc
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https://youtu.be/VfxpZJItuMc

The Development Center brings together people from Planning, Engine€ode,
Compliance, Fire Department, and others to make it easier to build or renovate
buildings in Grand Rapidsiformal design review meetings are available to a
development team to obtain feedback and ask questions regarding the various aspects
of their proposed project.

Website

c

&«

DN} YR wlkLIARAQ 6So0aAiridsS Aa

inspections.grcity.us/citizenaccess/Default.aspx

Submit an Application
Already know which application type is
needed for your project? Click here for

a complete list.

Contractor Licensing
Information
Click here to renew an existing
contractor license.

Rental Property Registration
Ready to register a rental property?
Click here to start the process.

Grants
Click here to apply for grant funds or

ik ok o

Schedule an Inspection

Available for all Building, Mechanical,

Electrical & Plumbing Inspections.

Learn More about Inspections.

Estimate Permit Fees
To estimate permit fees for an
. o

Lo

Business License
Click here to apply for business and/or
liguor license approval requests.

Search Cases & Records

Permits Map
Click here to view a map of

00Saarofs

Iy R

renovation projects or new construction. The website features a citizen access portal
where users can upload plans for buildpgymits, business license, register rental
property, schedule inspections, contractor licensing, apply for grants, and estimate
permit fees.a tool called

Contractors are required to obtain a Grand Rapids contractors license in addition to
being licensedvith the State of Michigan. All trades must register, take an exam, and
apply with the city to be considered licensed.

Building Eye is another feature that visualizes where development plans and building
projects are happening in thety. Users can seehat projects have permits. Another

feature includes a planning map, which visualizes the locations of planning, land use and
zoning applications.
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Conclusion

The RRC program incorporates the Michigan Planning Enabling Act and Zoning Enabling
Act forcommunities to review and amend their master plan and zoning ordinance on a
consistent basis. The certification solidifies the changes needed to provide streamlined
development review processes with fair and clear development fees.

RRC certification pogitins communities to receive and act upon development proposals
in a timely manner while improving the quality of life for its residents.

Sources

State of Michigarg Michigan Economic Development Corporation
https://www.miplace.org/programs/redevelopmenteady-communities/
Redevelopment Ready Best Practices Handbook

(Certified Redevelopment Ready Repp@rand Rapids Redevelopment Ready Certification
Report 2018 pg. 1)

City of Grand Rapids Websitevw.grandrapidsmi.gov
Certified RREGrand Rapids Certification Report 2018

Downtown Chattanooga, TN

Reinventing the Downtown: Chattanooga, TN

Once a large manufacturing hub, Chattanooga found itself with the most polluted air in
America by 1997. Reeling from a loss of manufacturing jobs and a hoHmyteity

center, residents moved to the suburbs to flee the air pollution. Chattanooga began t
broadly engageesidents with diverse backgrounds and occupations through public
meetings and privatepublic partnerships to discuss the future of the city. The outcome
was a consensus for a cleaner, greener, safer city with rehabilitated housingoand n
polluting jobs. Election reform helped Chattanooga better represent and engage a
broader range of residents.
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https://www.miplace.org/programs/redevelopment-ready-communities/
http://www.grandrapidsmi.gov/

A downtown plaza was built to serve as a place for Chattanoogans to gather and discuss
OABGAO F'FTFIANRD® CAYIl f f & XomistkoSy pdlitic, lcamintinify2 2 31 &
and business leaders who created community engagement and with the help of some
non-profits involved residents in the visualization and planning process. Efforts to
revitalize the city were focused on reconnecting thty gvith the Tennessee River,

including one of the largest pedestrian bridges in the US, a Tennessee River Park and
entertainment venues such as the Tennessee State Aquarium, as well as a free electric
shuttle to facilitate movement from hotels to the entainment venues. A number of
funding mechanisms were used including publitvate partnerships and assistance

from private foundations as well as collaboration from the nearby University of
Tennessee at Chattanooga and local 4poafits. The aquarium amed in 1992 and is
credited as being the key component of the downtown revitalization and is responsible
for over $100 million annually in economic impact to the city.

However, entertainment was not the only key to the success of the downtown.

Residentsand planners knew they needed to have a mixesg, walkable area to have a

vibrant downtown, including improvement in the nearby Southside neighborhood which

was a worrdown industrial area with inflated crime rates that had earned the name

G wdza (i Ve bdg&hévdrking with the loagrm residents to talk about what kind of
YSAIKO2NK22R 0KSe ¢FyidSR AG (G2 0S02YSsz¢ al
Benwood Foundatioff. With longterm visioning in place, infrastructure such as

schools, fire,an®NA YS ¢SNBE | RRNB&aSR (2 &adzZJlll2 NI NBa
wanted to renew a commercial corridor on Main, we needed the residential rooftops to

fuel it..... retail and restaurants follow rooftogs a4l AR a2 NHI y ®

By the late 2000 hattanoogdad regined the population loss of the 1980s. The

downtown features a walkable, stadzLJ Odzf G4 dzZNS= NBFf SOGAy 3 GKS
nature and ecologyAs shown in the following imagespumsing is now a mix of Civil War

era buildings, mansions, 1920srigalows, Art Deco Wieups and new structures.
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Today the Southside is a sought after #werk-LJt | &
{2dziKaARS NBaARSYyG | o2 dz
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