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	TO:
	Planning and Operations Committee
	DATE:
	June 22, 2005

	FR:
	Executive Director
	
	

	RE:
	Resolution 3434, Revised: Transit Oriented Development (TOD) Policy 


At your June 10 meeting, you considered a proposal for a Transit-Oriented Development (TOD) Policy for transit extension projects funded with regional discretionary dollars under Resolution 3434.  After much discussion, the Committee voted to delay adoption of the policy for one month, and asked staff to return to the July 8 Committee meeting with a proposal that would address two key policy issues:  (1) the potential to remove the combined jobs and housing threshold while raising the housing minimum threshold; and (2) the promotion of affordable housing near transit stations through either incentives or specific requirements.  Additionally, we have addressed comments and suggested other changes in the draft policy as noted in (3) below.

1. Jobs & Housing vs. Housing-Only Thresholds

The jobs and housing thresholds as previously proposed provided a quantitative measure of transit-oriented development for each of the new extension corridors and emphasize two of the most essential ingredients for boosting transit ridership—housing and jobs within walking distance of transit stations.  At your June 10 meeting, some members of the Planning and Operations Committee expressed concern that quantifying jobs at the local level is cumbersome and may overshadow the importance of producing more housing near transit stations.  Other Committee members felt that maintaining employment as part of an overall combined threshold is an important strategy to promote mixed use along each of the corridors.  

Staff is forwarding the following two options for consideration, as shown below:

(a) Establish a housing-only threshold, at a level 10% higher than previously proposed, on a corridor-wide basis for all transit modes (see Table 1).  

(b) Establish a combined jobs and housing threshold that incorporates the higher housing minimum from above, and also includes a combined jobs and housing threshold that is 10% lower than previously proposed (see Table 2). 

	TABLE 1: CORRIDOR THRESHOLDS

HOUSING OPTION – AVERAGE PER STATION AREA



	Project 

Type    

Threshold


	BART


	Light Rail


	Bus Rapid Transit


	Commuter Rail


	Ferry 



	Housing Threshold 


	3,850


	3,300


	2,750


	2,200


	750




	TABLE 2: CORRIDOR THRESHOLDS

HOUSING AND JOBS OPTION– AVERAGE PER STATION AREA



	Project 

Type    

Threshold


	BART


	Light Rail


	Bus Rapid Transit


	Commuter Rail


	Ferry 



	Housing Unit Minimum 


	3,850


	3,300


	2,750


	2,200


	750



	Combined Housing Units and Jobs Threshold


	11,700


	7,200


	5,400


	4,500


	2,000




Staff recommends the first option, as shown in Table 1, using only housing for the corridor threshold requirements.  We support this focus on housing based on the region’s severe undersupply of housing and the stronger nexus between housing and transit ridership.  This option also establishes a simpler and more straightforward policy for the purposes of implementation.  Transit-oriented development does need to include jobs, and mixed use is essential for successful transit-oriented stations.  However, our experience dictates that it is not necessary for MTC to provide additional incentives for local governments to plan for employment.  Local jurisdictions will continue to promote and permit jobs to the extent that the market will support them.  

The issues of mixed use development and creating space for locally-serving retail can be addressed in station area plans and local zoning, and we have added language in the Station Area Plans section of the attached policy to encourage this outcome.  (Note that the recommended threshold for ferries has been increased by more than 10 percent in both options, based on follow-up detailed analysis and discussions with the Water Transit Authority and affected local jurisdictions.)

2. Affordable Housing Provisions

Planning for affordable housing in station areas is another significant issue due to the fact that lower income residents have a higher propensity to take transit.  In concert with the strengthened housing minimums suggested above, we are recommending stronger provisions for affordable housing.  We have defined the following options for the Commission’s consideration:

 (a) Strengthen the incentive provisions of the draft TOD policy to provide additional weight for “below market” housing (as defined in the draft TOD Policy) – specifically to increase the bonus from 20% to 50% for new affordable units compared with market rate units. To illustrate, consider a corridor that has to plan for an additional 10,000 housing units to meet the housing threshold.  If the jurisdictions plan for 2,000 affordable units, these affordable units would be “counted” as 3,000 units (2,000 affordable units x 1.5 bonus per unit).  In this example, jurisdictions along the corridor could satisfy the requirement to plan for 10,000 new housing units by zoning for 7,000 market rate units and 2,000 below market rate units.  

(b) Require that each city along a transit corridor either have an inclusionary zoning requirement (with the exact percentage to be determined by each city), or provide a minimum of 15 percent of new housing in a station area that will meet the definition of "below market" as defined in the TOD policy.

Staff recommends option (a) for two reasons.  First, almost all the cities in Resolution 3434 corridors already have inclusionary zoning requirements.  The few cities that do not would typically be required to incorporate affordable housing due to their inclusion in a redevelopment area, which incorporates a state inclusionary zoning mandate of 20 percent.  Therefore, it appears that a requirement for inclusionary housing would have very little impact on development around the stations.  Second, the increased incentive works in concert with the higher housing thresholds that are suggested above, providing an additional tool for local jurisdictions to meet these higher thresholds with additional affordable housing.  

3.  Additional Proposed Changes to the TOD Policy

In addition to the issues above, staff is proposing the following changes to the TOD policy summarized below and shown in strikeout in the attached policy:

· Clarification that optional stations will not be counted towards the corridor thresholds for the purposes of satisfying the policy.

· New emphasis on planning to provide access for persons with disabilities as part of the development of Station Area Plans.

· Clarification that the Oakland Airport Connector project, as a one station extension to an international airport, is exempt from the TOD policy because housing construction is infeasible at the extension station.

Next Steps

Staff is releasing this memo and the attached revisions to the TOD policy in advance of the July Planning and Operations Committee and Commission meetings in order to continue to allow for public comment on the proposal.   

	

	Steve Heminger
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