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12th Avenue Stewardship Committee Meeting

March 26, 2009 - 6:30pm

Seattle University offices at 1218 Cherry Street

Questions/Comments from public are italicized

Bill Zosel gave introductions and background of 12th Avenue plan for vacant properties.

· Seattle University and the City of Seattle agreed to sell properties to catalyze the creation of a more residential neighborhood and provide money for street improvements

· The City rezoned commercial land to neighborhood commercial or residential

· Neighborhood’s 1992 plan envisioned all projects to be completed by 1994

· Possible improvements included traffic bulbs, lane improvements on 12th Avenue, design guidelines, etc.

12th and E Jefferson Workforce Housing Project Discussion

Mark Ellerbrook - Seattle Office of Housing

· Introduced the background of the Office of Housing, which exists as a financing tool to help fund affordable housing in Seattle.

· In 2007 a meeting was held regarding possible uses for the property on 12th and E Jefferson

· It was determined that this was a good site for residential as it could reactivate the area and provide more eyes on the street

· Workforce housing was a priority for the City and specifically for this property

· In January 2008 the Office of Housing issued a Request For Proposal for the site, stipulating that the public needed to benefit if the Office of Housing donated the land to a new developer

· 2 proposals were submitted and the Capitol Hill Housing (CHH) proposal was chosen

· Both proposals requested to not pay for the land

· The application process for housing levy funds is now underway for CHH’s plan for the site

· Next step is to officially transfer ownership from the Office of Housing to CHH 

· CHH plans to partner with HomeSight when the apartments are converted to condominiums after 15 years

When the Office of Housing received only 2 proposals, neither of which could pay for the land, why didn’t the Office of Housing go back to the community and let them know the situation or try to find a paying customer?  The community was supposed to get the funds from the sale of the land and the community needs that money to buy more park land and other things that the community needs.  Why can’t we slow the process down now to get what the community wants?  The community wants the site developed now and agrees that needs to happen but they still want the money for parks.

M. Ellerbrook:  Nothing in the Office of Housing Request For Proposal precluded a market developer from offering a proposal for the site.  However, no market rate proposals came in.  The desire to move forward made the Office of Housing move forward with the CHH proposal.

Why was property transferred to the Office of Housing and not the Seattle Department of Neighborhoods?

M. Ellerbrook:  Because the community wanted active residential use, the parcel was given to the Office of Housing.  The Department of Neighborhoods is not in charge of funding housing projects.  A second parcel was given to the Parks Department for development as a future park (at E James Ct.)  

Was the City really trying to actively sell the lot back in the 90s?

M. Ellerbrook:  The City did have interest from a market rate developer.  The site was transferred to a developer but they could not deliver and it went into litigation for several years after which the site was transferred back to the City. The Office of Housing is now actively engaged in moving this project forward.

Donald Harris - Seattle Department of Parks and Recreation:  The Parks Department has $0.5 million from the Department of Neighborhoods to develop a park at 12th Avenue and E James Ct.  Parks also has a $0.5 million allocation from King County as well as new levy money to buy another site.  That is about $1.7 million for new parks.  If the market were better, there would have been more offers on the land and the community would have received more money but the City received no offers. 

Is there any adjustment that can be made?  How would it affect the affordability of the housing if CHH were to make some contribution to the community (as a token of recognition that the sale of the site was supposed to provide money for community improvements)?  The community feels like they have been detoured because people didn’t come to them at the time and ask their opinion.  

I have been involved in 12th Avenue projects since 1992.  I suggest that some of the money stays with street improvements (for street lights etc.) and not all be given to the parks.  Seattle Department of Transportation promised stamping in crosswalks, benches, etc.  We should use the money now to finish these unfinished street projects, like the 12th Avenue banners.

I agree with the problem of broken street lights.  We really need to follow through with that as it will help the retail streetscape.  

Betsy Hunter - Capitol Hill Housing:  Low income housing credits are extremely complicated.   Low Income Housing Tax Credits allow CHH to provide housing for residents making up to 60% Area Median Income (AMI).  The community stated they do not want overly-subsidized housing on this site so workforce housing is needed (at 60% AMI).  If we increase the affordability level, CHH would lose $3 million in federal funds so we’d need more from the City.  This creates a shuffling game for the City; if more money is used from one department, it decreases the funds available from other departments.  CHH wants to limit the stress on local government funds.  CHH starts trends in neighborhoods and our hope is to set a precedent for the street.  We’re trying to do the best response that we can for the community in this situation.

Can we approach this from another angle?  Could we take a small segment of money each year from the project and reinvest it in the neighborhoods?  This could provide a little bit of money every year for a fixed time without being a huge hit to CHH all once.  It would be a little something for the community to rely on each year.  

Is this part of the public notice for the development?  Is the Office of Housing under contract with CHH yet?

M. Ellerbrook:  Yes, this is part of that piece of community notification that is required.  And no, the Office of Housing has not officially transferred the property to CHH yet.  CHH is also just starting the process to secure funding for the construction of the proposed building.

Kate Stineback - Capitol Hill Housing:  I agree that this process has been hard, especially because of the 2-year delay in 12th Avenue Stewardship meetings.  CHH does not own this site yet.  This meeting is where we want to get feedback from the community on our proposal.

Bill Zosel:  How much time should CHH have to develop the site?

M. Ellerbrook:  The Office of Housing funding application is the first step which is followed by state and other funding.  The total timeline is usually about 3 years from now to when the project is complete.

B. Hunter:  It takes about 1 year to get building permits and 1 year for construction.  The real question is the timing of financing.  3 years is usually the longest length of time needed.  CHH has also never started a development project they haven’t finished.

B. Zosel:   CHH is offering the community the surety of development actually happening on this site.  The community is still out $1 million from the sale of the land, which is too bad.  But we’ll have a nice building there.  

B. Hunter:  It would be good to have some use on the site in the meantime, like public art, an urban design center, falafel truck, etc.  It would be great to have Bill and the 12th Avenue group help lobby the City for these amenities.

Kate Stineback – Capitol Hill Housing

· Introduced project and development plans

· I play not only a building developer role but also a community developer role as part of the 12th Avenue Initiative.  

· This Initiative looks at streetscape issues, urban design, other development in corridor, local business issues, etc. to attempt to stitch the business district together.  

· Acknowledged Uche Okezie from HomeSight and the partnership of CHH and HomeSight when the project converts to condominiums  

· This is the first local project that is moving from rental to ownership after the tax credits expire.  

· Tenants will have first priority to buy their units.  

· CHH owns 42 properties in Seattle.  All 1,100 units are affordable at 80% AMI or below.  

· CHH is responding to neighborhood plan’s needs which include:  

· Bringing mixed use to this gateway corner 

· Bringing eyes to the street to increase safety 

· The proposal responds to violence at this corner and tries to create some ownership of the corner lot

· Working with local businesses (through the 12th Avenue Initiative) to create targeted retail space with good urban design and affordable rent levels to provide a good space for local business needs.  

Kate handed out a 1-page sheet with more into and timelines for the project.  She noted that affordable units require lots of money from many sources.  CHH does not want to skimp on design for the building.  CHH strives to provide similar products to what market rate developers could provide.  

Roger Tucker and Daniel Glenn – Environmental Works, Architects for the Project

· Environmental Works (EW) is a nonprofit community design center that focuses on affordable housing and sustainable design (green design and LEED design) since 1970.  

· We are at the concept stage of design.  This is an early stage and a good time to meet with the community for input. 

· Zoning issues:

· Adjacent land is zoned for 65’

· This site is in a 40’ zoning area

· Project is looking for a rezone to 65’ as well.  This will allow for 5 stories of housing over a first floor of retail.  

· The retail uses will open to the street

· The building is setback so that retail wraps around to the alley and one can see retail from both north and south. 

·  Corners are important for this site.  

· Provide more eyes on street 

· Creates a landmark for area

· Residential entrance on Jefferson marked by “green porches” which creates an intimate, residential feel.  

· These common spaces will add life to this side of the street 

· Green plantings extend on canopies over the retail.  

· Surface parking for 6 cars will be located off the alley on street level.

B. Hunter:  We don’t have site control yet.  The architects have done a huge amount of work that is rarely completed at this early stage.  EW has gone way beyond the requirements of design.  This design is by no means final and CHH welcomes input from the community.

If the City doesn’t grant the up-zone, will that stop this project?

K. Stineback:  It would be difficult to make this project pencil at the 40’ foot zoning limit.  That would decrease the total units to 24 units, which doesn’t make a lot of sense for the cost.  

The building looks totally out of scale compared to the space across from street which is a field and the parking lot of the King County detention site.

K. Stineback:  The King County site is going to be redeveloped.

The building may seem out of scale because it will be a long time before more infill comes in but those projects will happen and this project seems like it will be of similar scale to future developments. 

K. Stineback:  The buildings just west of 12th Avenue are 4-5 stories and on a hill above the site.  But yes, because of local small commercial uses and the playfield, it would be the most significantly tall development in this southern part of 12th Avenue.  There has not much development down here because of land-banking.  That combined with the lack of demonstrated ability to do mixed-use well in this area has contributed to its under-development.  

D. Glenn:  The open park space across the steet is actually a good contrast to our proposed development.  The open area adjacent creates a relief to the urban scale.

B. Zosel:  It will be important for the community to stay alert to future development projects.  Seattle University wants to increase height limits near E James Ct.  There will eventually be more development in this area and it is good to take these projects as a total and not piecemeal.  

K. Stineback:  This site falls in the Seattle University Major Institution Overlay (MIO) boundary.   One consideration is that if Seattle University were to build there, they’d likely go to 65’.

If you’re functionally related to institution, can you build to the Seattle University height?

K. Stineback:  An agreement like that with Seattle University is not in our plans now.  

You mentioned density and activating 12th Avenue and building there in general is a very good thing.  Especially with the King County site redevelopment.  I like the idea of this extension of retail and housing to activate the strip.  I don’t think this development would be out of context, I see it in a larger context for the future.  It is good that we’re doing this in these hard times; workforce housing is really important.  

What about the gas station across street?  Will it always stay a gas station or would they sell?

K. Stineback:  The owner of the gas station is likely not looking to sell soon, although we really have no way to guarantee that.  It is so hard right now for developers to put together financing.  Affordable housing has access to funds now that private developers don’t have.  CHH could potentially move more quickly than private developers might be able to.  But we need neighborhood support to move forward as well.

I think the context is great for the area.  The development is in character with the street and corner.  

Where’s the parking?

R. Tucker:  The parking is on street level off the alley and tucked under building on grade.  There is no requirement for parking in that area because of the 12th Avenue Urban Village designation.  

Next Steps and Announcements

B. Zosel:  We are going to try to meet monthly from now on - the last Wednesday of each month.  

B. Hunter:  I hear from you that things need to happen on 12th Avenue.  I think an exercise that needs to happen for next time is to list what the neighborhood would like to see improved in the area.  CHH’s job as part of the 12th Avenue Initiative is to chase down resources and encourage the City and other groups to move forward with projects. 

B. Zosel:  At the last meeting we talked a lot about parks.  We need a sub-group to meet specifically on parks with Donald Harris.  We need the time to really get discussions rolling.   Last time we also mentioned potential streetcar routes on and near 12th Avenue.  Maps of these potential routes will be distributed soon.  

K. Stineback:  CHH also wants to know if the business community even wants a streetcar on 12th?  It could potentially cause business disruptions but streetcar routes do only take about a year to build.  

B. Zosel:  King County has submitted Request for Proposals for the parking lot of their site.  Someone from King County has offered to come meet with us, hopefully next month.  There are also plans to expand Yesler Terrace and maybe include some properties on Yesler near 14th.  Someone will talk at the April 11th Squire Park Community Council meeting at 10am.  The meeting will be held at the Central Area Motivation Program.      

Seattle University is redeveloping the old Plasteel site and there will be a tour tomorrow (Friday, March 27th) for anyone interested. 

About 20 attendees plus 10 speakers/staff attending

Meeting minutes compiled by Cecelia Gunn

