Moines
Nnfown
Assessment

SEPTEMBER 3, 2026

7,4 ECO

A~ horthwest



:»: ECOnorthwest

Complexity made clear.

\

—

Public policy research for better human outcomes

ECOnorthwest's interdisciplinary research insights help communities across the United States
make informed decisions about housing, land use, natural resources, education, and the
social safety net.

Economic questions are Insight across disciplines. The outcome matters.
everywhere.




our Team

Morgan Shook lan Crozier, AICP
Partner & Senior Senior Project
Policy Advisor Manager
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Tonight's Agenda

6:00 pm About this project

6:10 pm Downtown diagnostic
6:45 pm Questions — 15 minutes
7:00 pm BREAK

7:10 pm Discussion groups

7:40 pm Full group discussion
8:30pm Close

:r: ECOnorthwest



About this project

This project is a structured process for:

Being clear about goals for downtown
Diagnosing issues that have goftenimithe way
Identifying realistic options

Deciding on a course_efi@etion

What this project.isn't:

A subarea planningyprocess
A study_io'sit'en, the shelf

5 :v: ECOnorthwest



About this project

Key questions for this project:

What are we trying to aghieve?

What does it mean to reszonetan area?

What are potentiakeffects offthis type of change?
What is the process ahead of us?

6 E ECOnorthwest
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Downtown Study Area

r_.‘ Des Moines city limits

! ___i Downtown study area
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Development Histo

===

:>: ECOnorthwest



Des Moines 1936

‘.
|

I___: Des Moines city limits

1 Downtown study area

( 0 500 1,000 ft




- OTRRLS e | 2y ] = ; a Year Built

Year built 1970-1989

B Pre-1930 [ 1990-2009

©1930-1949 | 2010-2026
1950-1969

l....------;-------..--

r_.‘ Des Moines city limits

! __.1 Downtown study area

( 0 500 1,000 ft




Effective Year
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A MENT HISTORY

Limited development Pre-WWiII

Farms, ferry dock, Masonic Lodge

1930's WPA projects including Field House
Most development dates from 1950-1980

Marina developed through urban renewal

Several tax-exempt senief housing @nd medical rehabilitation
developments

Recent years

The Adrianaseniorapartmenis built in 2018, largest development
downtown

Des Moines Theater, firsh privafely funded redevelopment, 2025



ZONING REVIEW
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Zoning Concepts

« Ground-floor
commercial

* Height limits
« Coverage

 Floor-area-ratio (FAR)

 Setbacks
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Ground-floor
commercial

Height limits
Coverage
Floor-area-ratio (FAR)

Setbacks

Zoning Concepts
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Ground-floor
commercial

Height limits
Coverage
Floor-area-ratiof(FAR)

Setbacks

Zoning Concepts

i—-—2 SITE
BUILDING OR
STRUCTURE
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Zoning Concepts

e Ground-floor
commercial

« Height limits
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ZONING REVIEW

Downtown Commercial Zone Standards

Use restrictions Broad commercial use permissions.
Ground floor commercial requirements:
- 60% of ground level floorplate
- 75% of ground floor street frontage
- 55' depth
- more flexibility on 7 Ave

Height limit 35'-55' depending on location.

Floor-area-ratio (FAR) 2.5-3.5 depending.on location.
Bonus FAR available for public benefits.

Lot coverage limit No limit
Density No limit
Setbacks 10’ from residentially zones lots
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DC Height Limits

Downtown study area

D-C Base Height
r_.‘ Des Moines city limifs
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ZONING REVIEW

RM-900 & 900A Zone Standards

RM-900 RM-900A

Use restrictions

Height limit
Floor-area-ratio (FAR)
Lot coverage limit
Max. Density

Setbacks

23

Mostly residential.
Retail and restaurants prohibited.
Hotels allowed.

35'
20
60%

~48 du/acre
(900 sf lot area per unit)

Front: 20’
Side: &'

Exclusively residential.
Townhouses prohibited.

35
1.0
60%

~48 du/acre
(900 sf lot area per unit)

Front: 20'
Side: &' first story / 10" second / 15" third
Rear: 20’
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ZONING REVIEW

Zoning Issues

* Narrow use categories: D-C does not allow stand-alone residential, while
RM-900 essentially requires if.

* Restrictive and complex height limits
« Complex bonus FAR for public benefits system

* Mixed-use requirements are very high and conflict with SB 6026 (effective
July 2027)

* Expensive balcony requirement
« Restrictive FAR and setback standards in RM-900A (6™ Ave)

« Code review currently underway

24 :r: ECOnorthwest



ZONING REVIEW

D-C

Single-story retail,
office building,
mixed-use multifamily
with ground-floor retail

RM-900A

Three-story
apartment building

RM-900

Three-story apartment
building, townhouses

25 E ECOnorthwest



Development Examples

Mid-rise mixed-use !
-  "five over one”

-  Ground-floor commercial or

other active use ¥

- Moderately expensive
construction cost

- Density 60-200 4nits per acre
- Usually garage parking

26



Development Examples

Four-story apartments

"‘woody walk-up”

Less expensive construction
cost

Density 20-45 units per.acre
Surface parking

27 :»: ECOnorthwest



Development Examples

Townhouses

- Less expensive construction
cost

- Density 20-435 units per
acre

- Ownership-oriented

28 E ECOnorthwest



Land Base
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Land value
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Property value and tax
emptions
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Market Analysis
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Review of CoStar data for
trends in multifamily, retail,
office, hotel development.

Des Moines compared to a
larger “secondary areq”
encompassing mostof south
King County.

Market Analysis

Lake Tapps

:r: ECOnorthwest



Market Analysis

Retaqil square footage is generally flat or declining in
south King County and Des Moines since 2020.

1,200,000
1,000,000 Retail Deliveries 2006-2026 Retail Absorption 2006-2026
I
800,000
|
| o
600,000 -
{ 18
>
400,000 | 8
|
200,000 |
J Hh
0 L i ) I |
b d & & O 5 > O oA D9 O N DD 0
Lo Lo TN NP AT APTS9O QA& Secondary Market Area % of Total SF Absorbed
,}Q ,}0 ,1’0 WQ '19 ,}0 (19 (1«0 ,}0 ,1’0 WQ '\9 ,1'0 (19 "19 hO ,}0 '1«0 '\9 '\9 ) ) °
Des Moines City % of Total SF Absorbed i
37 Secondary Market Area B Des/Moines City | L) ECOnorthwest
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Market Analysis

Office development is at a virtual standstill pest-pandemic.

Office development 2005-2025

500,000
450,000
400,000
350,000
300,000
250,000
200,000

COVID-19

150,000
100,000
50,000 ’ 1 . N
- H Am —_
2005 <2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

2021 2022 2023 2024 2025

0

Secondary Market Area B Des Moines City
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MARKET ANALYSIS

$2,000 Multifamily rents 2005-2025

(not inflation adjusted) $1,795
$1,800 52
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Multifamily rents are
about 7% lower in Des
Moines than in South King
County as a whole.

This may be due to
generally older housing
stock.

Multifamily rents in Des
Moines have risen 109%
since 2006 (compared to
66% inflation).

:>: ECOnorthwest



MARKET ANALYSIS

Des Moines has been
adding multifamily units
at pace with other South
King county cities.

Construction has slowed
due to difficult financing
and high construction
costs, but demand
remains sfrong.

40

16%

14%

12%

10%
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-2%

X

Multifamily unit growth 2005-2025
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Market Analysis

Hotel development is basically consistent with pre-pandemic
trends.

700 Hotel Deliveries 2005-2025

600
500

400

Rooms

300
200

100

N ‘

0 IS |
2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Secondary Market Area B Des Moines City
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Market Analysis

South King County Hotels (2022)

4000

Des Moines has few hotel
rooms compared to some 1500
nearby cities.

3000

2500
Upper Upscale

H Upscale
2000 . .
Lodging Name Rooms el Class Upper Midscale
Bu IT B Midscale
Four Points by Sheraton Seattle 2015 1500 Independent
Alrporf South . M Economy
Red Lion Inn & Suites Des Moines Sl 2000 _Midscale 1000

The Marina Inn 42 ‘NM'MidscoJe.
Value Inn Sea Tac 45 1979  Midscale > l I I
Legend Motel I ‘ ]&. Economy . [ ] [ ]

Des Moines Federal Kent Seatac Tacoma Tukwila

West View Motel 22 1953 Economy Way
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Fiscal Context
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Slow property tax growth is pushing the city toward utility, B&O, and sales taxes

Tax revenue by source, 2015-2025 Growth by source, indexed (2015 =100)
$18,000,000 250.0
$16.000,000
200 C
$14,000,000 200. >
$12,000,000 o /
$10.000,000 —
$8000,000 100.0 e
500
I I I I I I I I I I I o
$o g01% 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
016 2017 2018 2015 2020 2021 2022 209032024 2085 w—— Pro party Tax Local Option Sales Tax
= Property Tax Local Option Sales Tax U 2ty Peix s B&O Tax Utility Taxes B&O Tax

Growth is real — but property tax is‘not. driving it
« Total tax revenue grew from roughly. STIMiin 2015 to about $17M in 2025 — up close to 50%.

* Property tax-has risen only.about 25% over the decade, the slowest of any source and below the pace of
inflation and service costs.

« Utilityttaxes (+60%), local option sales tax (+85%), and B&O tax (+125%) have carried the growth — shifting the
mix toward more economy-sensitive, volatile revenues.

- v
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Des Moines is losing pace on property value—and further behind on new construction

Assessed value growth, indexed (2002 =100) New constraction value, indexed (2002 =100)
450 400
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A thinner tax base — and.a weaker pipeline to grow it

* Assessed value has grown steadily since 2002, but Des Moines has tracked below King County since 2010 and
the gap has widened:

» New construction is the bigger challenge:after a 2019 spike, Des Moines has fallen back to roughly 140 on the
index while the county sits near. 235.

» New construction is the main exception to the 1% levy cap — a weak building pipeline directly limits the city's
ability'to grow property tax revenue.

- . ,
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Strengths / Challenges /
Opportunities / Threats
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Strengths

Unique waterfront location
Views of sound and mountains

Farmers market, events, and
community energy

Walkable grid
Proximity to airport

Des Moines Beach Park, Des Moines
Creek Trail

Infrastructure investments

Access to two light rail stations

Des Moines

o,

'ESaI'l‘.val_c-r
=State!Pky.
s | X

LS 2518 500"
|

$250th S
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Strengths

Unique waterfront location
Views of sound and mountains

Farmers market, events, and
community energy

Walkable grid
Proximity to airport

Des Moines Beach Park, Des Moines
Creek Trail

Infrastructure investments

Access to two light rail stations

Marina RiStrict, Des Moines, 98198

Commute to Downtown Des Moines

SCOT

& 60+min W& 60+aflip’ A 60+ min View Routes

Favorite (I} Map Nearby Des Moines Apartments on Redf

Moreabout 22303 MaringWiew Drive South &

walk sore.  Very Walkable

86 Most érrands can be
L

accomplished on foot.

Somewhat Bikeable

Bike Score

37 Minimal bike infrastructure.

About your score
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Strengths

Unique waterfront location
Views of sound and mountains
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Walkable grid
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Strengths

Unique waterfront location
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Strengths

Unique waterfront location
Views of sound and mountains

Farmers market, events, and
community energy

Walkable grid
Proximity to airport

Des Moines Beach Park, Des Moines
Creek Trail

Infrastructure investments

Access,to two light rail stations
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Challenges

Restrictive, outdated zoning
Lack of external connectivity
Flight path noise

Low land values

Separation from waterfront
Absentee property owners

Low-density surroundings limits
nearby customer base

North-south block pattern and
topography limit connection to
waterfront

CONDITIONS
"h 18.52 PERMITTED USES
§18.52.005 Permitted‘uses.
§18.52.010A Residential use chart.
518.52.0108 Commercial use chart.
-h 18.55 SINGLE-FAMILY
RESIDENTIAL ZONE
-h 18.57 MIDDLE HOUSING
PROVISIONS AND STANDARDS
2h,18.58 CO-LIVING HOUSING
“h 18.60,RA-3,600 RESIDENTIAL:
ATTACHED TOWNHOUSE AND
DUPLEX 3,600 ZONE
-h 18.65 RM-2,400 RESIDENTIAL:
MULTIFAMILY 2;400 ZONE
-h 18.70 RM-14800 RESIDENTIAL:
MULTIFAMILY 1,800 ZONE
’h 18.75 RM-900 RESIDENTIAL:
MULTIFAMILY 900 ZONE
-h{18.80 RM-900A AND RM-900B
RESIDENTIAL: MULTIFAMILY
ZONE
§18.80.010 Title.
§18.80.020 Application.
§178.80.030 Purpose.
§18.80.040 Authority.
§18.80.050 General design
requirements.
§18.80.060 Lot area in the RM-900A
Zone.
§18.80.070 Lot area in the RM-900B
Zone.
§18.80.080 Lot area per dwelling
unit.
§18.80.090 Lot width.

SCOT

L] §18.80.090 Lot width.

In RM-900A and RM-900B Zones every lot shall have a
width of not less than 60 feet.

@ (Oxd. 1591 5208, 2014)

[J §18.80.100 Front yard.

In an RM-900A and RM-g00B Zone every lot shall have a
front yard with a depth not less than 2o feet.
(Ord. 1591 §209, 2014)

O §18.80.110 Side yard.

In an RM-900A and RM-900B Zone every lot shall have a
side yard on each side of the lot which side yard shall have a
width of not less than 15 feet. Exceptions:

(1) Structures two stories in height may have side yards of
10 feet in width;

(2) Structures one story in height may have a side yard of
five feet from one side and 10 feet from the other side.
(Ord. 1591 §210, 2014)

[J §18.80.120 Rear yard.

In an RM-900A and RM-9o0B Zone every lot shall have a
rear yard with a depth of not less than 20 feet.
(Ord. 1591 §211, 2014)

[0 §18.80.130 Height.

In RM-900A and RM-900B Zones no building or structure
shall exceed a height of 35 feet.
(Ord. 1591 §212, 2014)



56

Challenges

Restrictive, outdated zoning
Lack of external connectivity
Flight path noise

Low land values

Separation from waterfront
Absentee property owners

Low-density surroundings limits nearby
customer base

North=south block pattern and topography
limit connection to waterfront
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Restrictive, outdated zoning
Lack of external connectivity
Flight path noise

Low land values

Separation from waterfront
Absentee property owners

Low-density surroundings limits nearby
customer base
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Noise (dBA)
24-hr LAeg
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Challenges

Restrictive, outdated zoning
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Flight path noise

Low land values

Separation from waterfront
Absentee property owners

Low-density surroundings limits'nearby
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Challenges

Restrictive, outdated zoning
Lack of external connectivity
Flight path noise

Low land values

Separation from waterfront
Absentee property owners

Low-density surroundings limits nearby
customer base

North<south block'pattern.and topography
limit connection to waterfront
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Opportunities

* Vacant parcels
* Marina Steps project

* Marine View Dr (SR 509)
transfer to City and potential
streetscape changes

« Demand for market-rate
housing remains strong

e Public marina infrastructure
investments
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Opportunities

Vacant parcels
Marina Steps project

Marine View Dr (SR 509)
transfer to City and potential
streetscape changes

Demand for market-rate
housing remains strong

Public marina infrastructure
investments

HOME ABOUT THE M

DES"MOINES MARINA'STEPS
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Opportunities

Vacant parcels
Marina Steps project

Marine View Dr (SR 509)
transfer to City and potential
streetscape changes

Demand for market-rate
housing remains strong

Public marina infrastructare
investments
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SCOT

General Fund Financial Forecast

Threats . NS —

« Deteriorating fiscal situation

* Increased airport activity -

SHO00

JE—
— - ———

« Building stock is aging

2017 2018 2019 2020 2021 2022

Forecast

As part of the budget process, we review our five-year forecast, This forecast highlights
that our current revenue levels are insufficient to sustain our existing services. The
2025-2026 biennial budget is structurally balanced, maintaining the minimum fund
balance of 16.67% and adding approximately $800,000 to it over the next two years.
Strengthening the City's fund balance is vital for ensuring fiscal sustainability and
reducing the risk associated with an uncertain economy. However, it will become
increasingly.€hallenging in future budget cycles to maintain services without
significanfrévenue increases. Like many cities in Washington, the revenue structure
for our City's general fund services does not keep pace with the growing demands of a
changing population and inflation;
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Threats

Deteriorating fiscal situation
Increased airport activity

Building stock is aging
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Threats

» Deteriorating fiscal situation
* Increased airport activity

 Building stock is aging




71

Other interview findings:
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Questions?

:»: ECOnorthwest






GROUP DISCUSSION

Discussion: Whatis the #1issue we need to address?

What are we v
trying to solve ~ What is your #1 priority for new development downtown?
downtown? A . A

What would success look like in 10-20 years?

Are welooking af the right geographic area?

Which other priorities for development are in competition?

What concerns need to be addressed to maintain public trust?

\
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NEXT STEPS

Planning Commission October 6 What types of development are realistic

and desirable?
Joint Session November 5 How much change and where?
City Council December,3 Review and confirm direction.

Final recommendations packet and public information materials in Early
2027
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