Table of Contents

VOLUME I: EXISTING CONDITIONS, FUTURE PROSPECTS
AND POTENTIAL STRATEGIES FOR TRANSIT-ORIENTED

DEVELOPMENT
SUMMARY i
CHAPTER 1: INTRODUCTION 1
PUrpose and SCOPE.....ouivirnuiiririinrinniniininsiisissssstsssesesssssssssssssssssssssssssssssssssssssssssasssssses 1
Overview of Planning Process and Timeline .........ccccocceuevueiuinuisuisunsunsunsunsennensensensensesennes 4

CHAPTER 2: SETTING THE FRAMEWORK FOR STATION AREA PLANNING AND

TRANSIT-ORIENTED DEVELOPMENT 9
Relationships Between Land Use and Transit ........ccoccevercesenscssensucssensanssesssnssesssssessanans 9
Impacts of Rail Transit on Land Use........ccoccevernuinrersucssensinsensnnssenssnnsesssnssessssssessssssessenes 17

CHAPTER 3: PERSPECTIVES FROM STATION AREA PLANNING AND TRANSIT-

ORIENTED DEVELOPMENT CASE STUDIES 21
Station Area Planning..........ceccevevnuecversuccenscnsecscnseccnennnes 22
Pedestrian-friendly INfrastructure ..........ococeveeininininineninineninenincsisesesessessesnes 25
Parking Management and Shared Parking.........cecevevevvensensensensensensensinsensensensensesessennes 26
Zoning and Expedited ReVIEW ......ccccvueriririiriininiiniinininninininenesisisesesieeese 29
PUDLLC ASSISTANCE ...cveveuririniiininiisteintiicinseisnsenssesenssessesssesssessesnssessessssssnssessessasens 32
Local Transit SEIVICe....uuinininininininrinninnisnennisninnisnisnesnesnisnssnesssssssssssssssssssssssssssssssssses 35
Overarching Policies Influencing Station Area Development.........ccccecceueeuirucrursunenncne 36

CHAPTER 4: PERSPECTIVES OF NEIGHBORHOODS 37

Purpose of the Neighborhood Plan Review .........ccouiveeiiennirnncniinsnisnnenniessesnssesnennnne 38



Key FINdings and ISSUES.....cccivieveinuiiseisinsinnissiinissienseseessessecssessssssessssssessssssesssssssessesnes 39
Corridor Segment CONCEITIS ...cuuiiuiirinrinsisinsississississississessessessisssssesssssessessessesssssssssssssssses 42
Implications for Station Area Planning .........cccevcevevcncsninninnnsnnnncnncsnnsncnnnsncsecsecsecseseenes 46
CHAPTER 5: PERSPECTIVES OF DEVELOPMENT COMMUNITY 49
Organization Of GIOUPS .....ccccceiviiuisisuisuisuisuisscssessessssssssssssssssssssssssssssssssssssssssssssssssssones 49
Market CONAItIONS ...ccvierererinssersserssansssesssensssnsssnsssessssssssssssssssssssssssssssssssssssssssssssssssssssssns 50
FINANCING .uciiiiiiiiniiiiiiniiniiiiiiiininieiitinnisieieisnesseiseiisissessesssessessssssssssssssssssssesses 52
Planning 53
DIESIGN ccuuriiuiiriiriisiiniiiiniiieniitsiesesseseesess st ssses st se st sas s b e b e s b s b e s b e a s b e b b s b e bt e et 53
Z0NING REVISIONS...uuiriirriniiirinsiissiniissinsiisensnesesssesesssessesssessssssessssssssssssssssssssssssessasssesss 54
o 4 14 55
Implications for Station Area Planning ........cccevcecvescsuisucsucsunsnnsensnnsensensensessessessesennes 56
CHAPTER 6: EXISTING CONDITIONS IN SEATTLE’S POTENTIAL LIGHT RAIL
STATION AREAS 57
Purpose 57
Land USe ...ueiiuireiiinsuiiinsuniinsunsisssnssesssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssses 58
Zoning and OPPOrtunity SIteS......cueevereirensinsensensensinsnsessesssesssissesssessessssssesssessesssene 60
Urban Design Opportunities........cceceeeereeseesessessessessessessessessesessenne 64
Recent Development ACtIVILY ....cccceveeveiiinseinensucninsnininsecsessecsesssesssssessessssssesssessesssenne 65
For Further INformation..........cuciuiiinninninncnninninninninninninennisssisssnessssssssssssns 67
CHAPTER 7: MARKET CONDITIONS IN SEATTLE’S LIGHT RAIL CORRIDOR............. 69
Population and Housing..........cceeeeeeueiensecsensucnensuccensnccennne 69
HoUSENOId INCOMIES ...ueruiirriniinisinsnnsnsssnssssssnsssssssssssssssssssasssssssssssssassssssassssssassssssassssoses 73
Land VAlUes ...ccuieiireininnuninensanessnsnsssnssssssssssssssssssssssssssssssssssssssssssssssssssssasssssssssssssssssssses 73
Development Capacity......cceveeensensininininesisisisisississisnisnininisisisisssisssssssssess 75
Employment and Commercial SPAce ........coceueruiruisrisuisnisnisrisuisnisnisnescsscsnsssessessessessesens 76
CHAPTER 8: MARKET FORECASTS IN SEATTLE’S LIGHT RAIL CORRIDOR.........ccccc.. 81
Regional Growth and the City of Seattle .........ccccoevuevuiiinininininineiiiinininenenenenene 81
Market Segment FOrecasts......c.ccevueruersursensuesensucsensecsesssessensnes .82
Forecasts of Development in Station Areas.......cc.ceceversucssensucisensucssessacssessscssessssssessssnes 86



CHAPTER 9: POTENTIAL DEVELOPMENT STRATEGIES FOR SEATTLE’S LIGHT RAIL

STATION AREAS 97
Land Use TOOIS.....c.couienuirineniisnnriniinsiisinsesiinnsenssessesnssessissssesnssesssssssesssssssesssssssesssssssssess 99
Pedestrian NetWOTKS ......coeeviiinienineniinnncniiniinnseninsensssnsssesnssssssnssessssssessssessessans 99
Parking Management ..........ccccevueeuensucsnensecsnennnces 100
Economic and Financial ASSIStanCe .........ccceieuerisniinisisuisunsunsnnsscsnnssnssnsssssssssssssssssssees 101
11 B T0) o o0 0T 102
Local Transit SEIVICE.....cuuiinririneriireniirinteiiinsinsseniessesssessesessessssessssessesssessesssssssssesns 103
Development Partnerships.........ccceveeiininvinninninninsinninsennnsninnnsinisesnsissscsss 103
PlOt PrOJECtS..ccuiiininininininiinninninniuinnininisinisnississississessessesssssssssssessessessssssssssssssessens 104

APPENDIX A: FOCUS GROUP PARTICIPANTS A-1

APPENDIX B: STAKEHOLDER INTERVIEWS A-3
Stakeholder INTErVIEWS....ccuieueinuiieisuiiinsuiniiucninecstssestseessesssessesssessessssesessssssssssesnes A-3
Stakholders Interviewed..........cooceeuevnnerneennisnncnninsnesnenesnensaenns . A-3
Stakeholder Questionnaire (Template) .......cccceverveerersinrensensrensunssensenssessenssessessacsesas A-5

APPENDIX C: MARKET STUDY - KEY TERMS AND METHODOLOGY ....ccceeeeueeecarsaace A-9
Light Rail Market SEZMENLS ......cccoeverrerreiseisenseisensensuenseisnessesssessesssessesssessesssesssessenns A-9
Light Rail Station ATeas........cceiveevinecseisinseisneisinnnensisnensesnninessisessiessssesssssesss A-12
Definition of Market Analysis Terms .....cccoccevererisisisninnisninncnnnnnennisncsncssesscssessessenes A-12
SUMMATY Tables ...ttt sssessssseaees A-15

APPENDIX D: MARKET SEGMENT SUMMARY A-19
Northgate Market SegMent .........coueveereiienseisinseininsecnsensncnenseenessscsesssesesssesssssesnes A-20
Greenlake-Roosevelt Market Segment.........ccoevuceveiruciensucssensncnensecsensecsessecssessecsnees A-21
University Market Segment.........cocuucienneciinsecninnnninnennensnncnencnenceeeesenes A-22
Capitol Hill Market Segment........ccceveeeienuinrinnesnisnisnisnisnisnnsnisncssessssssssssessessessessessesses A-23
South Lake Union Market SEZMent ........coceucvuiruisrisnesuineisinsensensenseesensessessessesessesseses A-24
Downtown Market SEZMeNt.......cocvinrinuinninrinninuesisesicsissessessessessessessesessessessessssssnes A-25

Duwamish Market Segment ........c.cceveeveiienreeienseininsecnensucssensecsesssessessscsesssessessssssees A-26



North Rainier-Beacon Hill Market Segment..........c.ccovcevurvuenserseisensucnsensnensensncnsensnenne A-27

Columbia City Market Segment .........cocvcvuevrcrrisnisnisinsensecsnsinsessinsenesesesesesessessens A-28
Holly Park Market Segment...........cocvueviruisuisiisensnsensensinsensinsinsineniseseseseesesenees A-29
Rainier Beach Market Segment.........cococvuivuinuisunsuisensensnsinsinsensissensessessesesesessessessees A-30
BIBLIOGRAPHY B-1
Annotated Key References...........coeveeeeenensenenescnencscncnscnsenes B-1
Additional ReferenCes......ccuivuirrisuisrisrisisrisrisrississississnsssssessssssssssssssssssssssssssssssssssessesnes B-3

Seattle and Puget Sound Regional Information.........cccevceueruescnncsncsnisncsncsncsncsecsncsncnnes B-7



Table of Contents

VOLUME II: SEATTLE LIGHT RAIL STATION AREA PROFILES

CHAPTER 10 - STATION AREA PROFILES 107
Purpose 107
Organization and CONENt .......cccviiiiiiiiinininininsinisinisisssisessessessessssssssesssssssens 108
R 00 1 10 N X1 T 109
Northgate 111
ROOSEVELL...uueiiuiiireiininnuiniinieissainsnnsssnsssisssissssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssss 127
NE 45" SEEEEL ..cvurerusseemssersseesssesssesssessasessssssssessssessssesssessasessssssssessssessssssssessssessssssssesssess 141
Campus ParkWay ......covceeineininninninnniniininnininiininiiensiesiesissisasssssssns 157
o T Lo T TN 171
Broadway at Roy 183
L0103 100) 10 5 01 | TR 197
First Hill.....ooonviiiiiniiinnninniniiinninninnenssnnssessenenes 209
EASHIAKE «.ovveuirnniininnnninnsnnissnsanessssassssssassssssassssssassssssssssssssssssssssssassssssssssssssssssssasssssssssssose 223
South Lake Union ......c.cceeveieviesenisencsnessnssenssenssansssens 235
R L0 L O] 11 L 247
DOWINEOWIL cuuriiiiiiinnieiiiitteisissneessisneesssssneessssssnessssssseesssssssesssssssesssssssessssssassssssssssssssnas 259
International DiStriCt ....ccivviereiivinsiirinsenisinnninsinniinessisisssisesssnssessssssssssssssssssssssssssssssns 273
E3/Royal Brougham.........cciinieniinninniniinninnininnnininininininimmsssmsssssssssss 285
Lander Street..... i uiiirnvernsinsinnsenisnississsensssnsssssssessssessasssssssssssssssssess 295
Poplar 305
T200 sttt a s b s s s s s b s s b st s b s e s as st sans 317

LY oL =31 P N 329




3% 00} 1 & 51 |

Rainier Valley SQUATE........ccvivuiruintinrintintiniinniiitiiiiiniiiississsesssssssssssssssssssenes

Genesee

Graham
[0 105 7=) 1 [ Y

HENAEISOM conenneenrreeeeerecesssssnreeeessessssssssseseessssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssses




	Table of Contents
	VOLUME I: EXISTING CONDITIONS, FUTURE PROSPECTS AND POTENTIAL STRATEGIES FOR TRANSIT-ORIENTED DEVELOPMENT

	Table of Contents
	VOLUME II: SEATTLE LIGHT RAIL STATION AREA PROFILES


