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3.4 Land Use

Based on the anticipated property acquisitions required for each of the project alternatives, certain types of land uses in the South Park community would be displaced (see Section 3.3 Relocations). This section describes the existing land uses in the project area and the local government zoning and comprehensive plan land use policies that regulate future land development in the project corridor. The displacement of land uses would result in different levels of disruption to the community based on the severity of the impacts. Some disruptions may not be directly related to property acquisition for the project but may occur based on the independent decision-making of property and business owners in the community. All of these types of land use impacts are described in this section. For additional, more detailed information, see Appendix M, Land Use Technical Report (Parsons Brinckerhoff 2004c).

3.4.1 Affected Environment

The South Park Bridge project area is generally located in the Duwamish industrial area south of downtown Seattle. The bridge actually lies at the juncture of three local government jurisdictional boundaries. The north end of the bridge is located in the City of Tukwila and the south end of the bridge is located in unincorporated King County. Land to both the north and south of the bridge is located within the boundaries of the City of Seattle.

Existing land uses are consistent with local government zoning and comprehensive plans and policies. Existing land uses are industrial, wholesale distribution, retail commercial, and both single-family and multi-family residential. Land use patterns beyond the immediate project area include similar uses with residential uses south of the Duwamish Waterway and industrial/heavy commercial uses to the north. A combination of residential and heavy commercial uses is found immediately adjacent to the Duwamish Waterway on the South Park shore.

Members of the community indicate that business activity along 14th Avenue S. has increased in recent years. In January 2002, the Seattle Post Intelligencer newspaper indicated that the South Park business district “is enjoying a revival” (Seattle PI 2002a) and again in July 2002 stated that “...After hard times, South Park is on the upswing with a new hair salon, espresso stand, money-transfer store and a restaurant opening in the past year” (Seattle PI 2002b). That same article indicated that the future of the bridge “will shape the fate of South Park’s business district.”

Zoning designations of the project area by the three local government jurisdictions include Industrial and Manufacturing Industrial zones north of the bridge and General Industrial, Neighborhood Commercial, Multi-Family, Industrial, and Regional Business zones on the south. Figure 3‑9 shows the zoning designations of land in the project area. 
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Figure 3-9
Existing Land Use Zoning

Each of the local governments also has land use plans and policies that apply to the project area. The Washington Growth Management Act (Washington 1990) and the Puget Sound Regional Council (PSRC) regional transportation plan provide broad goals for coordinating land use and transportation facilities. The Seattle, Tukwila, and King County comprehensive plans and neighborhood plans provide additional direction at the local level. Figure 3‑10 shows the local government comprehensive plan land use designations for the South Park community.

The proposed Build Alternatives would be consistent with regional and local land use plans and policies that call for improvements to transportation facilities as well as enhanced travel conditions for the movement of goods and services, commute traffic, and general vehicle trips. The proposed project alternatives would provide some, but not complete, agreement with these plans and policies linking transportation and land use provisions, as well as plans designating the neighborhood as an urban residential village. Some changes in land use that could result from the Build Alternatives would not agree with policies in these plans, which are intended to preserve residential and commercial land uses in the local neighborhood. Moreover, the No Action Alternative would not be consistent with these plans because removal of the existing bridge would diminish local travel opportunities. Where the Build Alternatives result in the displacement of businesses, they would not meet goals and policies intended to provide residential and business opportunities within local urban areas

The City of Seattle will be focusing federal grant funds to construct, maintain, and repair affordable housing throughout the city, including the South Park neighborhood (Seattle 2004). Between 2000 and 2020, the PSRC forecasts that only 206 new single-family dwellings and 347 multi-family dwellings for the South Park community (forecast analysis zone 5815—census tracts 109 and 112) (PSRC 2003). No significant residential or commercial development projects have been identified. Potential gentrification of the neighborhood could increase housing prices and the affordability of housing for modest- and low-income persons (Louie 2005). Future development may require rezoning, but such changes will be consistent with the goals and policies in Seattle’s Comprehensive Plan (Seattle 2001) because Washington’s Growth Management Act (Washington 1990) requires consistency between land use plans and zoning.

3.4.2 Environmental Impacts

Potential land use impacts would range from relatively minor to more extensive depending on the project alternative. The No Action Alternative would not require any land acquisition and therefore would not immediately be expected to change existing land uses. The proposed Build Alternatives would result in altering existing land uses in the project area by removing residences and businesses in the commercial district and converting land to roadway use.
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Figure 3-10
Comprehensive Plan Land Use Designations

Common to All Build Alternatives

Due to jurisdictional boundaries in the project study area, the comprehensive plan land use goals and policies of three different local governments are applicable to the proposed project Build Alternatives. Review of the King County Comprehensive Plan 2000 (King County 2001), Seattle’s Comprehensive Plan (Seattle 2001), Greater Duwamish Manufacturing and Industrial Center Plan (Seattle 1999), South Park Residential Urban Village Plan (South Park Planning Committee 1998), and the Tukwila Comprehensive Plan (Tukwila 1995) indicates that all of the Build Alternatives are generally consistent with these planning documents, except as noted in Section 3.4.1 Affected Environment, above.
Due to the disruption to existing land uses for the Mid-Level Fixed-Span Bridge and the High-Level Fixed-Span Bridge alternatives, these alternatives are less consistent with the local government land use planning documents. The continued existence of the South Park Bridge under the Build Alternatives maintains a vital link in the regional transportation network and, as such, these alternatives are consistent with the PSRC’s Vision 2020 (PSRC 1990), Destination 2030 (PSRC 2001), and the Washington Growth Management Act (Washington 1990).

No Action Alternative

The No Action Alternative is uniquely different from the Build Alternatives as the alternative assumes the South Park Bridge would eventually be demolished and removed from the site and a replacement bridge would not be constructed. This action constitutes removal of a vital link in the regional transportation network. The loss of this linkage would be expected to affect land uses in the South Park community, the Duwamish industrial area, and communities as far south as Burien. As such, the No Action Alternative would not be consistent with local government (King County, City of Seattle, and City of Tukwila) comprehensive land use plans; nor would this alternative be consistent with Vision 2020 (PSRC 1990), Destination 2030 (PSRC 2001), or the Washington Growth Management Act (Washington 1990).
The No Action Alternative, however, would not directly affect land uses following demolition of the South Park Bridge. No right of way would be required and no properties would need to be purchased in order to carry out the demolition activities. Adjacent land uses would experience temporary short-term impacts during the demolition of the bridge. The site of the existing bridge would be redeveloped to integrate the dead-end turn-around constructed on 14th/16th Avenue S. on either side of the Duwamish Waterway.

Future land uses under the No Action Alternative would make it more difficult to achieve the planned urban residential village approach for the neighborhood, especially regarding the long-term viability of remaining businesses after bridge closure. The No Action Alternative would not directly change existing land uses; however, some businesses may not survive if the bridge is permanently closed (see discussion of secondary impacts following). Commercial access to and from Boeing and other nearby commercial/industrial properties would be affected by the potential re-routing of traffic now using the bridge. Travel to the South Park neighborhood from communities to the east, including Beacon Hill, North Rainier, Holly Park, and Rainier Beach, would not be as direct as now provided by the bridge. The South Park neighborhood may experience a transition to a greater mix of residential and neighborhood retail uses, more localized commercial or industrial uses, and less dependence on travel connections currently provided by the bridge.

Rehabilitation Alternative

The Rehabilitation Alternative would not affect existing land uses greatly because construction would occur largely within the existing right of way. The footprint of this alternative would end to the south of S. Sullivan Street and would not affect a large part of the middle and southern project areas south of the Duwamish Waterway. The Rehabilitation Alternative would affect uses immediately adjacent to the bridge and waterway. All of three parcels would be affected on the south, totaling an estimated 0.67 acres. No parcels would be affected north of the Duwamish Waterway. Overall, land use displacements would be minimal. This alternative would displace up to three buildings.

Bascule Bridge Alternative

The Bascule Bridge Alternative would affect the smallest area of existing uses south of the bridge compared to the other Replacement Bridge Alternatives. Although some residential and business losses would occur, this alternative would have fewer impacts than the other Replacement Bridge Alternatives. Under this alternative, the southern project limits would extend to near S. Cloverdale Street. This alternative would result in displacing up to five buildings. It would affect parts of two parcels north of the waterway and five parcels south of the waterway. Total acreage affected would be an estimated 2.11 acres. Because of the small number of parcels affected, this alternative would not be expected to affect adjacent land uses greatly. Where commercial properties are displaced on the south side of the bridge, parcels may redevelop in the future and such redevelopment would be consistent with commercial and industrial zoning. Land uses on parcels owned by Boeing on the north side of the bridge are expected to remain largely unaffected by this alternative as the area displaced is a parking lot.

Mid-Level Fixed-Span Bridge Alternative

The Mid-Level Fixed-Span Bridge Alternative would result in potential land use changes between S. Donovan Street and the Duwamish Waterway. Business and residential displacements would occur. The impacts of these displacements are described in more detail in Appendix L, Relocations Technical Report (Parsons Brinckerhoff 2004e). This alternative would displace up to 13 buildings. It would affect parts of two parcels north of the waterway and twelve parcels south of the waterway. Total acreage affected would be an estimated 3.04 acres. Vacated parcels would create opportunities for redevelopment and the number of displaced buildings could lead to a different land use character in the future. Redevelopment would be consistent with neighborhood commercial zoning under this alternative. The parking lots associated with the industrial uses on parcels owned by Boeing on the north side of the bridge would be expected to remain largely unaffected by this alternative.

High-Level Fixed-Span Bridge Alternative

The High-Level Fixed-Span Bridge Alternative would affect the largest area south of the bridge, resulting in potentially substantial land use changes on 14th Avenue S. between S. Trenton Street and the Duwamish Waterway. Displacement for this alternative also extends along S. Trenton Street and 12th Avenue S. These local residential streets would be improved to provide new access to 14th Avenue S. The alternative would result in the potential displacement of up to 36 buildings. It would affect parts of two parcels north of the waterway and thirty-seven parcels south of the waterway, including seven residences along S. Trenton Street and 12th Avenue S. In total, an estimated 7.15 acres of land would be affected. Because this alternative would affect the largest area among the Replacement Bridge Alternatives, it would provide the greatest opportunity for redevelopment and new land uses in the future. Some properties, however, may not redevelop because of potential access constraints caused by proposed roadway changes under this alternative. New uses would be expected to conform to uses allowed under the existing zoning, including business, neighborhood commercial, and commercial zones. Industrial uses on parcels owned by Boeing on the north side of the bridge would be expected to remain largely unaffected by this alternative. Table 3‑2 in Section 3.3 Relocations summarizes land use impacts of the Build Alternatives and the No Action Alternative.

3.4.3 Secondary and Cumulative Impacts

Secondary Impacts

Closure of the existing bridge under the No Action Alternative would be expected to influence future land uses. Some businesses would likely fail and/or other changes would likely occur. Without the bridge, however, this alternative could also lead to the development of more residential uses in the area due to the substantial decrease in traffic disruption on 14th Avenue S.

As a secondary impact, the Build Alternatives would result in varying opportunities for additional redevelopment depending on property acquisitions. The Rehabilitation and Bascule Bridge alternatives would have relatively limited secondary impacts because the area affected under these alternatives would not be substantial. Displacements would total only 3 and 7 parcels, respectively. The Mid-Level Fixed-Span Bridge Alternative would result in more substantial disruption to the community with 14 properties acquired, which would result in moderate opportunities for redevelopment depending how access could be provided to properties after construction. The High-Level Fixed-Span Bridge Alternative would have the greatest potential for future disruption as well as redevelopment in the project area. This alternative would require acquisition of 39 properties, which includes disruption of most of the existing uses in the South Park commercial district along 14th Avenue S. 
As a result, depending on the alternative and its associated displacement of land uses, there would be less land zoned for future development of retail and commercial land uses along 14th Avenue S.
Cumulative Impacts

Long-term, other projects proposed in the project area vicinity combined with one of the proposed Build Alternatives generally would benefit the South Park community. The City of Seattle recent expenditures to provide businesses on 14th Avenue S. with grants to improve their store fronts and planned 14th Avenue S. paving and drainage improvement projects would spotlight the community as a desirable affordable neighborhood. The planned Duwamish Waterway sediment cleanup would also improve public perceptions of the community and could stimulate redevelopment activities in the community. No other significant residential or commercial development projects have been identified for the community (Louie 2005).
The proposed project could also contribute to revitalization of the local neighborhood, which may also affect affordability of local residences. The South Park community currently is one of the most affordable neighborhoods in Seattle, and housing values are increasing. Based on King County assessor records, the average annual value of residential properties in the South Park community has increased approximately 10 percent between 2000 and 2005—faster than for King County (Parsons Brinckerhoff 2005b). The neighborhood may also be undergoing gentrification (Louie 2005). The proposed project, in combination with cleanup of the Duwamish Waterway, may contribute to renewed interest in the South Park community for future development. Combined with ongoing increases in housing prices and potential gentrification of the South Park neighborhood, the proposed project could contribute to conditions where housing may become less affordable for modest- and low-income individuals choosing to live in the South Park community.
3.4.4 Mitigation Measures

Potential mitigation measures for land use impacts would generally not be needed under each of the Build Alternatives. The Bascule Bridge Alternative is generally consistent with local, regional, and state land use planning goals and policies.

The potential disturbance to existing land use for the Mid-Level Fixed-Span Bridge Alternative and the High-Level Fixed-Span Bridge Alternative would not be totally consistent with land use goals and policies. This is especially true for the High-Level Fixed-Span Bridge Alternative due to acquisition of more than two-thirds of the community’s commercial district.

The local jurisdictions would work with the community to determine appropriate redevelopment land uses for parcels acquired for the proposed street and bridge improvements. Future redevelopment should be sensitive to community needs and desires, including continued viability of the existing businesses along 14th Avenue S. Mitigation should consider providing for replacement businesses, new accesses, street landscaping, bus shelters or pullouts, and other measures that could contribute to making the South Park community an attractive and accessible environment for retail, service, and residential uses. Potential uses along the riverfront should consider future public recreation and shoreline access opportunities.

The proposed No Action Alternative, however, is generally not consistent with adopted local government, regional, and state land use goals and policies. This impact would likely require substantial mitigation, which could include (1) working with the community to develop revised land use plans, (2) providing assistance to community property owners and businesses, or (3) using public funds for redevelopment projects in the South Park community.

The cost effectiveness of implementing individual mitigation efforts under each Build Alternative has not been determined. When fewer impacts occur, however, it would likely be more cost effective to provide mitigation measures than when more substantial land use impacts occur and greater mitigation measures would be needed.












South Park Bridge Project 



Draft EIS and Section 4(f) Evaluation
3-50
September 2005

[image: image3.png]