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Legislative Department 

Seattle City Council 

Memorandum 

 

 

Date: September 12, 2014 

 

To: Mike O’Brien, Chair 

 Tim Burgess, Vice Chair 

 Nick Licata, Member  

 Planning Land Use and Sustainability Committee (PLUS) 

 

From: Ketil Freeman, Council Central Staff 

 

Subject: Draft Seattle Affordable Housing Nexus Study  

 

Background 

 

In May 2013, the Council adopted Resolution 31444 as a companion to the South Lake Union rezone 

ordinance.  Among other things, Reso. 31444 establishes a work program for reviewing and updating the 

City’s affordable housing incentive program.  Under that program developers can access extra 

commercial or residential floor area in exchange for either providing units affordable to households 

earning up to 80% of the area median income, which is $44,750 annually, or making a payment in-lieu of 

providing affordable units.   Program requirements vary by zone. 

 

In October of 2013, the Council retained Cornerstone Partnership to serve as the lead consultant for 

reviewing and making recommendations on changes to the affordable housing incentive program.  In 

January of 2014, the Council retained David Rosen & Associates (DRA) to perform economic analyses in 

support of program review.  In July DRA published a draft Seattle Affordable Housing Incentive Program 

Economic Analysis.  Based on that analysis Cornerstone recommended two options for changes to the 

program: 1) refining the incentive zoning program and increasing in-lieu fees and 2) transitioning to an 

affordable housing linkage fee program.  The latter option requires establishing a connection between 

new commercial and residential development and the demand for new affordable housing.  DRA has 

completed a draft nexus study that establishes and quantifies that connection.   

 

This memo summarizes the methodology and preliminary results of the draft nexus study and details next 

steps for PLUS.   

 

Draft Nexus Study 

 

Nexus studies are used to establish the causal connection between new commercial or residential 

development and the demand for additional affordable housing.  Additionally, nexus studies quantify a 

maximum supportable fee that is roughly proportional to increased demand for new affordable housing.  

Seattle has commissioned nexus studies in the past to establish affordable housing and childcare bonus 

programs in the Downtown Urban Center.    

 

Conceptually, the steps to establish a nexus for residential and commercial development, respectively, 

generally proceed as illustrated in figures 1and 2.   

 

 

http://clerk.ci.seattle.wa.us/~scripts/nph-brs.exe?s1=&s3=31444&s2=&s4=&Sect4=AND&l=20&Sect2=THESON&Sect3=PLURON&Sect5=RESNY&Sect6=HITOFF&d=RESF&p=1&u=%2F%7Epublic%2Fresny.htm&r=1&f=G
http://clerk.seattle.gov/~public/meetingrecords/2014/plus20140721_1b.pdf
http://clerk.seattle.gov/~public/meetingrecords/2014/plus20140721_1b.pdf
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DRA conducted nexus analyses on residential and commercial development and quantified preliminary 

maximum supportable nexus fees.  Those fees, adjusted for Seattle’s new minimum wage, range from 

approximately $50 to $25 per net square foot for residential development, depending on the zone, 

development type, and residential tenure, and from approximately  $76 to $78 per net square foot for 

office and hotel development.    Maximum supportable fees are summarized in Table 1, below. 

 

 

Development Prototype Under 60% of AMI 60% to 80% of AMI Total 

Residential Development 

Downtown Rental, 40 Stories $35.78  $8.13  $43.91  

Downtown Owner, 40 Stories $41.39  $8.86  $50.25  

SLU Rental, 24 Stories $34.02  $7.95  $41.97  

SLU Rental, 7 Stories $30.73  $7.98  $38.71  

SLU Owner, 24 Stories $36.09  $7.76  $43.85  

SLU Renter, 7 Stories $28.86  $6.75  $35.61  

Rental, 7 Stories $34.92  $7.77  $42.69  

Rental, 4 Stories $33.41  $7.81  $41.22  

Rental, 6 Stories $34.43  $7.67  $42.10  

Rental, 4 Stories $34.43  $7.67  $42.10  

Owner, 6 Stories $26.74  $5.21  $31.95  

Owner, 4 Stories $29.55  $7.68  $37.23  

Rental, 7 Stories $31.48  $6.13  $37.61  

Owner, 7 Stories $20.99  $4.09  $25.08  

Commercial Development 

Downtown Office, 8 Stories $59.70  $16.11  $75.81  

SLU Office, 8 Stories $59.77  $16.25  $76.03  

Downtown Hotel, 14 Stories $73.21  $4.58  $77.79  
Source: DRA,  Seattle Affordable Housing Nexus Study, administrative review draft Table 5. 
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Figure 1 – Residential Nexus 

Figure 2 – Commercial Nexus 

Table 1 – Preliminary Maximum Supportable Fees 
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Next Steps  

 

 On September 16
th
 PLUS will receive a briefing by Rick Jacobus of Cornerstone Partnership on 

recommended options for establishing a linkage fee. 

 On September 30
th
  PLUS will receive a briefing by DRA on the results of the nexus analysis and begin 

the first of two discussion on a resolution establishing the Council’s policy on implementation of a 

linkage fee. 

 On October 14
th
  PLUS will have its second of two discussions on a resolution establishing the 

Council’s policy on implementation of a linkage fee and may vote on a recommendation to the full 

Council.   


