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Memorandum 

 

DATE:  December 17, 2020 

TO:   Planning Commissioners 

FROM:  Nora Gierloff Planning Manager, Elliot Weiss CAI 

RE:   HAP Follow Up to PC Questions from 11/5/20 Meeting  

 

Follow Up Topics 

1) Can we find any data about gentrification/redevelopment raising property taxes and 

therefore leading to displacement? 

Staff was unable to find data to specifically address Commissioner Rwamashongye’s fine-

grained question about what happens to surrounding residents when there is a teardown and 

McMansion built on a given block. However, there is some regional data about displacement 

trends.  

The Congress for the New Urbanism (CNU) released a report in 2017 on suburban poverty, 

focusing on the Puget Sound region in Washington, within the national context of growing 

poverty beyond city limits in many regions of the country.  

https://www.cnu.org/news/hard-look-suburban-poverty 

There is observational data about renters and would be homebuyers being pushed out of 

Seattle and inner ring suburbs as higher income people seek alternatives to the Seattle housing 

market. In Tukwila and SeaTac there is a flow of lower income people moving further south as 

rents increase due to higher demand. This is part of the phenomenon often described as the 

suburbanization of poverty, https://www.seattletimes.com/opinion/poverty-is-now-largely-a-

suburban-challenge/  

There are also the parallel impacts of immigration and the resettlement of refugees. This has 

increased competition for moderate income housing in inner ring suburbs. Full article at 

https://www.psindexer.com/shifting-ethnic-diversity/ . 

 2) Commissioner Malik asked for the Gentrification and Displacement summary map  

I will email out links to these maps. 

3) Strategies to attract and retain recent college graduates and therefore the businesses that 

want to hire them. 
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Shoreline is seeing rapid apartment development in transit corridors, though the rents for this 

newer housing stock may be out of reach of some recent graduates. There have also been 

microapartments such as the Interurban Lofts developed at a lower price point that could be 

attractive to those with low space needs and tight budgets. While Shoreline doesn’t have the 

walkability and amenities of a Ballard or Capitol Hill neighborhood the combination of light rail 

and rapid ride busses will create a very transit accessible environment. Future redevelopment 

such as at Shoreline Place will add to the variety of restaurants and shops available in the area.  

4) Disparity in the AMI figures 

The HUD median family income (Area Median Income) for this region is $113,300, across all 

household sizes which is what we used in the Needs Assessment. According to the US Census 

American Community Survey, the median household income in Shoreline was $80,489 in 2018 

(latest year available). 

It’s true that the local household median income will often differ from the HUD-defined AMI, 

and this is one of the challenges with housing policy, particularly as it pertains to affordability. 

We have used HUD AMI for this purpose because many statutorily-enabled incentives rely on 

the HUD definition to determine eligibility. MFTE, for example, requires that a certain 

percentage of units in a building be affordable, and the enabling legislation at the State level 

benchmarks affordability based on AMI. With MFTE, cities can set higher standards for 

affordability if they wish, and if the median household income is substantially lower than the 

area AMI, then that may be appropriate to ensure that the program produces units that are 

locally, rather than regionally, affordable. However, because the Housing Toolkit advances 

many programs like MFTE as options, we use AMI to clearly indicate the price at which the 

housing units produced through these programs would need to be available. 

5) Should we try to prevent short plats in areas where redevelopment will likely require land 

assembly?  

Since the station area upzone there have only been two new single-family houses built in the 

185th station area, both in the Phase 3 rezone district. What we are seeing is that short plats 

and subdivisions are most often related to townhouse development, which is one of the types 

of redevelopment and intensification that is supported by our planning. Therefore, land division 

may not be a problem as the economics favor increased density where allowed by zoning.  

Shoreline is trying to remove barriers to land assembly such as removing plat restrictions that 

limit development to single family houses. We are also considering a plat vacation ordinance to 

streamline assembly of entire blocks.  

If we did want to take action to prevent short plats an option would be to raise the minimum 

lot size in MUR-70 to something like two or three times the typical lot in the area. We would 

have to explore whether creating non-conformity in this way could cause problems for current 

owners. 

7a. Housing Action Plan Follow Up

https://www.cornellandassociates.com/north-seattle/interurban-lofts


   
 

 3 of 7  
 

6) Market trends in short term rentals 

Short term rental platforms regard rental listing and booking information as proprietary and 

therefore it can be difficult to get accurate data about the number and location of short term 

rentals across different platforms and labor intensive to regulate. We have pulled some market 

data from AirDNA, see Attachment 1. Some key takeaways: 

Only about half of Shoreline’s (as defined by 98133 – granted this largely excludes Shoreline 

east of I-5) short-term rentals are whole homes, as opposed to individual rooms, etc. 

• Almost half (20/42) are 1 bedroom or studio rentals, so ill-suited to families, and 

• The number of active rentals seems to have peaked in 2018 and is now significantly 

lower than that peak. 

The data included in the attachment is available without a subscription, but AirDNA has 

additional proprietary data, at a cost, that could illuminate short-term rental trends in 

Shoreline, if that would be useful. Also, the City of Portland produced a study in 2016 on the 

affordability impacts of AirBNB. The study generally found minimal impacts to the affordable 

housing stock due to AirBNB, largely because most housing units weren’t being rented, and 

most of those that were weren’t “housing units” in the traditional sense. That study is here for 

your reference: http://media.oregonlive.com/front-porch/other/PDXAirbnbAffordability.pdf 

See Appendix A for a summary of different approaches to short term rental regulations in other 

jurisdictions that Associate Planner, Cate Lee researched when working in Florida.  

There is also an in-depth case study about New Orleans’ efforts to regulate vacation rentals at  

https://planning-org-uploaded-

media.s3.amazonaws.com/publication/download_pdf/PASMEMO-2019-01-02.pdf. That article 

includes a diagram that shows the different types of ownership and occupancy arrangements 

for short term rentals. Even with their leverage as a major tourist destination New Orleans has 

had challenges obtaining the information they need to enforce their regulations. 
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Shoreline currently has definitions of bed and breakfast and boarding house that while 

intended for an older business model would cover short term rentals. B&Bs require owner 

occupancy while a boarding house does not. Both are intended for single room or suite rentals, 

not entire dwelling units. Shoreline has no regulations about the length of rental of an entire 

house, apartment or ADU and this type of rental would have the greater impact on housing 

supply. 

 Bed and Breakfast Definition: Overnight accommodations and a morning meal in a 

dwelling unit provided to transients for compensation. 

20.40.250 Bed and breakfasts. 

Bed and breakfasts are permitted only as an accessory to the permanent residence of 

the operator, provided: 

A.    Serving meals to paying guests shall be limited to breakfast; and 

B.    The number of persons accommodated per night shall not exceed 10. 

C.    One parking space per guest room, plus two per facility. 

D.    Signs for bed and breakfast uses in the R zones are limited to one identification sign 

use, not exceeding four square feet and not exceeding 42 inches in height. 

E.    Bed and breakfasts require a bed and breakfast permit. (Ord. 515 § 1, 2008; Ord. 

352 § 1, 2004; Ord. 238 Ch. IV § 3(B), 2000). 

7a. Housing Action Plan Follow Up
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20.40.260 Boarding houses. 

A.    Rooming and boarding houses and similar facilities, such as fraternity houses, 

sorority houses, off-campus dormitories, and residential clubs, shall provide temporary 

or longer-term accommodations which, for the period of occupancy, may serve as a 

principal residence. 

B.    These establishments may provide complementary services, such as housekeeping, 

meals, and laundry services. 

C.    In an R-4 or R-6 zone a maximum of two rooms may be rented to a maximum of two 

persons other than those occupying a single-family dwelling. 

D.    Must be in compliance with health and building code requirements. 

E.    The owner of the rooms to be rented shall provide off-street parking for such rooms 

at the rate of one parking stall for each room. 

F.    Boarding houses require a boarding house permit. (Ord. 352 § 1, 2004; Ord. 238 Ch. 

IV § 3(B), 2000). 

 

Table 20.40.120 Residential Uses  

 

NAICS # SPECIFIC LAND USE R4-
R6 

R8-
R12 

R18-
R48 

TC-4 NB CB MB TC-1, 
2 & 3 

RESIDENTIAL 
GENERAL 

         

  Accessory Dwelling 
Unit 

P-i P-i P-i P-i P-i P-i P-i P-i 

GROUP 
RESIDENCES 

         

  Boarding House C-i C-i P-i P-i P-i P-i P-i P-i 

TEMPORARY 
LODGING 

         

721191 Bed and Breakfasts P-i P-i P-i P-i P-i P-i P-i P-i 

 

7) Research Shoreline’s ability to surplus land for housing. 

Shoreline is currently planning to contribute property at 198th Street and Aurora Avenue for the 

development of permanent supportive housing for people exiting homelessness. 

https://www.shorelinewa.gov/government/projects-initiatives/198th-affordable-housing-

project 
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Should the City identify surplus property in the future the Council may be interested in pursuing 

additional partnerships with non-profit developers. The City will also work with Sound Transit 

to identify surplus property that could be used for transit oriented development at the 

completion of light rail construction.  

8) Are we getting enough benefit for the incentives we are offering? 

Shoreline’s requirement for mandatory affordability in the upzoned station areas is aggressive 

in comparison to neighboring cities and rental housing development has been slow to take off 

in those areas. Because we don’t have a program for ownership affordable housing the 

townhouse developments in the MUR-45’ station areas are getting the benefit of the upzone 

without the public benefit (affordability is optional in MUR-35’ even if we did have an 

ownership program). We have identified development of an ownership affordability program as 

an option in the housing toolkit. 

The MFTE is well used in zones that are seeing housing development, though it has not spurred 

development in all areas. We have identified this in the toolkit as an area to explore. 

Some elements of the Deep Green Incentive Program may merit a review. For example, should 

the lowest Tier of DGIP qualify a project for expedited permit review at no additional charge or 

should that be reserved for higher tiers? This may be an unsustainable incentive if station area 

development intensifies. 

During the Council’s review of the 185th Station Area Report they raised the idea of examining 

whether requirements such as affordable housing, impact fees, development standards, or 

permit processes were restraining redevelopment in the MUR-70’ zone. If they choose to 

recommend changes those policy questions will be heard by the Planning Commission. 

9) Workforce Housing Committee 

Commissioner Mork mentioned the work of Challenge Seattle in addressing workforce housing 

https://www.challengeseattle.com/housing-affordability 

Other groups working in this area are the Regional Affordable Housing Task Force (RAHTF) and 

its Five Year Action Plan and the ongoing  Affordable Housing Committee (AHC) of the Growth 

Management Planning Council https://www.kingcounty.gov/depts/community-human-

services/housing/affordable-housing-committee.aspx.  

 

Next Steps 

I appreciate the Commission’s thoughtful questions and hope that the information in this 

memo is helpful. This item will be on the agenda under Old Business should you wish to discuss 

this further. The next steps will be to return to the PC early next year for a hearing on the 
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https://www.challengeseattle.com/housing-affordability
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Housing Action Plan. After any final refinements the PC will make their recommendation to the 

City Council. 

Attachments 

Attachment 1 – AirDNA Short Term Rental Data 

Appendix A  – Short Term Rental Regulations in Other Jurisdictions 
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AirDNA Short Term Rental Data for Zip Code 98133   

Active 
Rentals 76   

    

Entire Home 
Private 
Room 

Shared 
Room Total 

42 33 1 76 

55.3% 43.4% 1.3% 100% 

 
 

Average Guests 4.3     

Average Bedrooms 1.7     

      

Studio 
1 
Bedroom 

2 
Bedroom 

3 
Bedroom 

4 
Bedroom 

5+ 
Bedroom 

5 15 14 5 2 1 
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Quarter 
Active 
Rentals Growth  

2017Q3 174 0  

2017Q4 163 -6%  
2018Q1 181 11%  
2018Q2 190 5%  
2018Q3 213 12%  
2018Q4 189 -11%  
2019Q1 177 -6%  
2019Q2 183 3%  
2019Q3 190 4%  
2019Q4 197 4%  
2020Q1 177 -10%  
2020Q2 156 -12%  
2020Q3 118 -24%  
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