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Transfer of Development Rights
In the Pacific Northwest




Agenda

o Context: A relevant introduction to the
central Puget Sound region

e |nto the Weeds: A Practitioner’'s View.



Cascade Land Conservancy

« Cascade Land
Conservancy (CLC) is
Washington’s largest
Independent land
conservation,
stewardship, and
community-building
organization

 Conserved nearly
160,000 acres to-date
using market-based
approaches

Consenving Great Lands, Creating Great Communities
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TThe Cascade Agenda
Turning Challenge into Opportunity

Saving our landscapes for the next century
o 1 millien acres of werking lands
o 265,000 acres parks, natural areas and shorelines

Sustaining Communities for the

next century. W
. Transforming, revitalizing our cities & towns== “jg
o Maintaining a rural community. . E

100 YEARS BORWARD




Advancing TDR en Multiple Levels

1. State TDR Policy

LLegislation
Contracting
Committees
Outreach

2. Loezl| TRIFS Rojliey

PolIcy ACVISING
Pregrani developnient

3. IDR Transactions

Demonstrations
Urban pilots
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DR In the Central Cascades

o King County » Pierce County

e Bellevue e JTacoma
o Black Diamoend o Puyallup
e [Ssaguah :
‘ o Snehomish County

o Normandy Park Arlington
e Redmond 0

: o Everett
e Sammamish .

» Mountlake Terrace

e Seattle .

e Snohomish &G

o Kitsap County

* Bainbridge Island t &
o Port Orechard o ,'.-'7-§Centra!

o Kittitas County. A “Cascades



Where Can DR Work?

TDR Is appropriate wherever growth Is
@cceurring for Which capacity is needed.



ammamisni,

e e
. .‘. : JI’::_-
s S T
5 A <"
TR

e ()

: L
iy f)-‘:ﬁf&. ,‘i]l.-; y L

o I __ ‘. l-..
o b
oy i o Ty

y - i Iy ,-.i_'l 5 4




City off Sammamish, WA

 Population = 41,000

 Incornporated 1999

o Median Income = $134,000 (2008)

o Median Heme Price = $705,000 (2008)
o Developing a new: town center

“[TTown| Center| should incorporate a DR system te use
market forces to better protect ecologicall resources and open
space with; public benefits”



Kittitas County, WA
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Kittitas County, WA

* Population = 40,000

o Experienced considerable growth since 2000
o Over 350,000 acres ofi private reseurce lands
o Median Income = $41,300 (2008)

o Median Home Price = $261.,000 (2008)

cAdopted a TTDR program in 2009 focused on
farm and forest conservation




Pregram Development:

the Ingredients

1. Goals
2. Public Involvement

3. Program Elements (Sites, Processes,
etc.)

4., Politics



1. Goals

Establish clear goals early in the precess.
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2. Public Involvement

Outreach and public suppert are critical.
s|nvelve the spectrum of iInterests

*Ask and listen

*Eind common interests

sRespect dissent

*Provide opportunities for public comment




Kittitas County Outreach

Established Additional Conservation
stablisie outreach / research Workshop
Goals and . 5/08-7/08 1/10
Scope  Public _ Updated o piic
9/07° Comments Magket @?naéﬁ's R;%%rt Comments
4/08-5/08 PP 12/09
0/08
2008 l | | 2009 2010
o071t 1 ] ] I T 1/10
: Final Report & Presentation
Community’ | Recommendations to BOCC TDR Program
outreach 7/08 £/09 Adopted
tO BOCC Comments PUb“C
4/08-5/08 5/09 WORSnops
Draft 9/09

Recommendation
S Report 4/08



3. Program Elements

Sending sites.
s|mpoertant considerations include:

o [nternal vs. Multi-jurisdictional?

o Geographical vs. Criteria-based?

o Inclusive vs. Restrictive?

o Einancially reasenable?

o |Importance of conservation contiguity?
Nexus with receiving areas?




Sammamish Sending Sites

Thompson Sub-basini/ Ebright Creek

.

Source: King County



ldentifiedl King
County Parncels




Kittitas County. Sending  SItes

o [rrigated Farms
o Working Forests

Criteria

Property IS :

e |sin 20-acre or 80-acre zoning

¢ [s a minimum of 20 acres in size

o Qualifies for “current use” taxation

o [Has development value
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3. Program| Elements (continued)

Recelving sites.

s|mportant considerations include:
o Are desired sites grewth areas?
o |S additional capacity heeded?
o [S zoning compatible?
o Geographic vs. Criternia-based?
o [s there political will?



Sammamish Recommended Receivingl Site:

Town Center

',.'I' “Eipline ]
Jr_f High School

*Consideration*

TDR should be available for future develepment and redevelopment
planning beyoend Town Center




Kittitas County. Receiving Sites
o Cities

e Urban Growth Areas

¢ Planned Communities
o Master Planned Resorts
o Planned Unit Developments

o Approved Rural Development
o REZONEesS
o Clusters




3. Program Elements (continued)

Incentives.

o“Conversion commeodities* may. include:
o |ncreased density (units, FAR, height)
o |ncreased Impervious surface allewances
o Reduced structured parking reguirements,
o Reduced open space reguirements
o Concurrency satisfaction,
o Reduced setback reguirements.

Pitralls:
o Not inidemand by the market
o Competes with ether incentives
* ZONne Versus project-level incentives



Sammamish Residential Development Incentive

TDR-based conservation from residentiall development
may eccur after by-right residential units (1656) are
constructed

Available for incentives
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3. Program Elements (continued)

Exchange Rates.
oCritical;: Rates must reflect market realities

sShould support pregram goails
o\larket studies are recommended

Pitfiall:
o Setting a rate In absence of market data

o [EXxchange rates do noet follow market changes



TThe Impoertance oft Economic Analysis

Sending Area Exchange Rate = 1:1
Each Development Right = $5000O o Dﬂveloper pur(" ases 2 DR
X fron farmer f .r $100k
» Develo, ~r y4ets 2 unit
i develop’.w “t bonus, worth
$60k ’ « addiu. nal profit
e De' cloper loses x40k

v Exchange Rate = 1:2
Receiving Area » Developer purchases 1

6 units = base density; 8 units = allowed with TDR DR from farmer for $50k
Each additional dwelling unit = $30,000 profit » Developer gets 2 unit

development bonus, worth
M ¥ m D M ¥ m ¥ m e
H | | | | |

$60k in additional profit
« Developer nets $10k




Sammamish Exchange Rates

Rates must address differences In costs to
poth buyers and sellers.

Sending Zoning
| R4 | R6 | KClands

Receiving Zoning




3. Pregram| Elements (continued)

Allecation Rates.
s|mportant considerations include:
o Zoning Vvs. Other allocation?
o Gless Acreage vs. Builldable Acreage?
o [finen-zening allocation:
o |S it replicable?
o Will'iIssues arise?

oPitfall:
o Seflting a precedent that Is challenging in the market



3. Program| Elements (continued)

DR Administration.

1) Private Market Transactions . ._.,

o Buyer-seller transactions
» Buyer-seller transactions with suppoj

2) TDR Bank

3) Private Investment Corp

4) Density fee (in-lieu)
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3. (continued):

TDR

Transactions.
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3. Program| Elements (continued)

TDR Easements.
o SErve as a security instrument
o Differ from typicall conservation
EaSeEments
» Generally restrict only develepment
» Often do not address conservation values



4. Politics

Politics are important.



TDR Program Development

Keys to SUCCESS:
o Clear conservation goals

- Compatible zoning %;W

o [angible benefits

e Transparent 5

o Simple transaction process o "'m & :
o Appropriate incentives PN a .
» Understanding ofi the market ’ - 3



Thank you

Skip . Swenson

Managing Director
Cascade Land Conservancy Poelicy Department
(206) 905-6935
skips@cascadeland.org

wWww.cascadeland.org
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