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Gain a better understanding of 
the TOD billʼs potential impacts 
by answering the following 
questions:

1. How much development 
capacity would the bill 
unlock?

2. How would those impacts 
be distributed throughout 
the Puget Sound region? 

Research Goals
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1. How much development 
capacity would the bill 
unlock?

Up to 1.8 billion ft2

2. How would those impacts be 
distributed throughout the 
Puget Sound region?
 

Varies significantly by 
station area type and 
by city

Study Findings

Source: Futurewise



● Would require cities to allow larger 
buildings near transit

● Uses floor area ratio (FAR) as the 
primary regulatory tool for adding 
development capacity

● Differentiates between rail transit 
and bus rapid transit, with higher 
requirements for the former

● Prohibits parking minimums 
within transit station areas

● Requires 10% of units to be 
affordable at 80% AMI

House Bill 2160
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Method 
Overview

Source: PSRC

Filters Parcels

Step 1 Snohomish, King, 
Kitsap, and Pierce 
counties

3.4 million

Step 2 Within UGAs & 
Cities

1.08 million

Step 3 Within ½ mile of 
light rail, 
commuter rail, or 
streetcar and/or
within ¼ mile of 
BRT 

116,635

Approximately 116,000 parcels 
would be affected by the bill



Estimating
Floor Area Ratio (FAR)

Image Source: City of Seattle

FAR (                  )  is equivalent to: 

Max # Floors × Max % Lot Coverage

Total Bldg. Area
Total Lot Area

This method allows for the conversion of 
common alternatives to FAR (maximum 
building height and maximum lot coverage) 
into an FAR equivalent.

This enables an “apples to apples” 
comparison between current regulations 
and the billʼs proposed regulations.



Analysis Metrics
Total Net Development Capacity

Area-Weighted Mean of  
Development Capacity



Limitations

● Changing Development 
Regulations (HB 1110)

● FAR Averaging

● Additional Restrictions on 
Development (critical areas)

● Measurement of Transit 
Proximity

● Lot Coverage Assumptions

● Omission of Other 
Development Regulations 

● Homeowner Association 
(HOA) Restrictions



Results



Results







LIGHT RAIL, COMMUTER RAIL, STREETCAR

BUS RAPID TRANSIT
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Mercer Island, WA Photo: Dllu via Wikimedia Commons



Case Study: Mercer Island

KEY



Mercer Islandʼs Current ZoningCase Study: Mercer Island



Mercer Island Parcels by FAR Increase under HB 2160Case Study: Mercer Island

FAR 
Increase



Case Study: Mercer Island



Whatʼs Next?
● Enhance accuracy of results by 

adding features (e.g., critical 
areas, homeowner associations)

● Explore the impacts of allowing 
station area average FAR vs a 
uniform minimum max FAR

● Compare development capacity 
of post-periodic comp plan 
update zoning with HB 2160

● Connect with local jurisdictions



Full Report
https://tiernanmartin.github.io/2024
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