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MEMORANDUM 

 
Date: September 7, 2011 
 
To: Kurt Triplett, City Manager 
 
From: Paul Stewart, Deputy Planning Director 
 Eric Shields, Planning Director 
 
Subject: City Council Study Session on the plan and code amendments for 
 the Central Houghton and Lakeview Neighborhood Plans 
 
 
Recommendation 
Conduct a study session on the proposed Central Houghton and Lakeview Plan Update 
and related code amendments and provide direction on any revisions to be brought back 
for consideration by the City Council. 
 
Background 
Over the past two years the Houghton Community Council (HCC) and Planning 
Commission (PC) have worked extensively on the Central Houghton and Lakeview 
Neighborhood Plans.  Since the two neighborhoods are within the jurisdiction of 
Houghton, the HCC took the lead on the plan and code updates.   
 
The plan updates involved the formation of citizen advisory groups early on in the 
process to advise the HCC and PC.  Betsy Pringle served as chair for the Central 
Houghton Neighborhood Plan and John Kappler was chair for the Lakeview 
Neighborhood Plan.  Byron Katsuyama represented the Planning Commission on 
advisory committee for Central Houghton and Jay Arnold was the representative on 
Lakeview.  A variety of public outreach efforts were utilized including a webpage for 
each neighborhood plan, a Neighborhood University event, listserv e-mail notices, public 
notice signs, postcard notices for legislative rezones and open houses. 
 
Both bodies have completed their work and have unanimously recommended approval 
to the City Council.  An overview of the key issues and their recommendations will be 
presented at the September 20th Study Session. 
 
Please note that there are two complete packets – one for the Central Houghton 
Neighborhood Plan and one for the Lakeview Neighborhood Plan.  Each packet contains 
a staff memo, the HCC/PC transmittal memo and the proposed plan and code 
amendments.  The HCC and PC are in agreement on the all of the proposed amendment 
with only a few exceptions that are discussed in the packets.  The Central Houghton 
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Plan does not include any legislative rezones.  The Lakeview Neighborhood plan includes 
the rezoning of several parcels, new Zoning and Municipal code amendments and new 
Design Guidelines. 
 
The Central Houghton and Lakeview Neighborhood Plans have not been updated in over 
25 years.  As a result of this update process, several innovative concepts are being 
proposed for the first time in Houghton including: 
 
 A proposal to develop a coordinated business district plan for the 

Houghton/Everest Neighborhood Center to include a mix of neighborhood shops, 
services, office and residential. 

 
 Within the Houghton Center (Metropolitan Market) policies supporting 

redevelopment as a pedestrian oriented center with building heights up to five 
stories subject to specific design guidelines to be developed to ensure 
modulation and appropriate scale and massing. 

 
 Allowing smaller lot single family infill development (similar to what was 

approved for the Market and Norkirk Neighborhoods). 
 
 Unique code provisions to allow some increased density and encourage 

clustering and attached housing on the South Houghton Slope (PLA 3C) that 
locates structures away from steep slopes and streams and retains trees. 

 
 The application of floor area ratio standards to control the scale and size of 

structures in limited circumstances where smaller lots are allowed. 
 
 Code amendments and rezones to expand the PR (Professional 

Office/Residential) zoning on Lake Washington Boulevard across from Houghton 
Beach and Carillon Point.  This change would allow pedestrian oriented retail, 
coffee shops and restaurants. 

 
 A new vision and concept for the Yarrow Bay Business District to create a mixed 

use, pedestrian oriented small urban “village” similar to the Juanita Business 
District.  Heights could increase up to 4-5 stories and new design guidelines 
would be in effect for the first time in Houghton. 

 
Study Session Format 
Attached to this memo is a suggested format for the study session.  The intent is to 
highlight the key issues for consideration by the City Council.  Both the Chair of the 
Community Council (Rick Whitney) and Chair of the Planning Commission (Jay Arnold) 
will be in attendance and will provide their respective recommendations, comments and 
perspectives on the draft neighborhood plan update and code amendments. 
 
 
 
 



 
 
 

City Council Study Session 
Central Houghton and Lakeview Neighborhood Plan and Code Amendments 

 
September 20, 2011 

5:30 – 7:00 
 

Suggested Study Session Format 
 
 

(5 minutes)  Introduction & Study Session Discussion Format 
 
 

(5 minutes)  Comments from Rick Whitney, Chair of Houghton Community  
   Council and Jay Arnold, Chair of Planning Commission 

 
 

(15  minutes) Common Issues with Both Neighborhood Plans (Angela Ruggeri) 
 Small Lot Single Family 
 Non-Conforming Density in RM 3.6 
 Private/Public Views in Parks and Vegetation Planting 

 
 

(20 minutes) Central Houghton Neighborhood Plan Issues (Angela Ruggeri) 
 Houghton/Everest Neighborhood Center 
 PC and HCC differences in plan wording 

 
 

(30 minutes) Lakeview Neighborhood Plan Issues (Janice Coogan) 
 Rezone of South Houghton Slope (RS 12.5 to PLA 3C) 
 Expansion of PR Zoning (South of NE 60th between Lakeview Dr. & 

Lake Washington Blvd.) 
 Yarrow Bay Business District 

 
 

(15 Minutes) Other Items & Council Direction 
 
 
 



 

CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA 98033  
425.587-3225 - www.kirklandwa.gov  

MEMORANDUM 
 
To: Kurt Triplett, City Manager 
 
From: Angela Ruggeri, AICP, Senior Planner 
 Paul Stewart, AICP, Deputy Planning Director 
 Eric R. Shields, AICP, Planning Director 
 
Date: September 7, 2011 
 
Subject: CITY COUNCIL STUDY SESSION ON PROPOSED COMPREHENSIVE PLAN AND 

MUNICIPAL CODE AMENDMENTS RELATED TO THE CENTRAL HOUGHTON 
NEIGHBORHOOD PLAN (FILE ZON09-00016) 

 
I. RECOMMENDATIONS 
 

• Receive an overview of the proposed Central Houghton Neighborhood Plan chapter of the 
Comprehensive Plan and related Municipal Code amendments from staff along with the 
recommendations from the Houghton Community Council and Planning Commission. 
 

• Direct staff to schedule the Plan and Code amendments for Council adoption. If time 
permits, determine which of the different wording alternatives recommended by the HCC 
and PC should be included in the final documents.  

 
II.  SUMMARY OF CENTRAL HOUGHTON NEIGHBORHOOD PLAN AND MUNICIPAL CODE 

AMENDMENTS  
 

The process to update the Lakeview and Central Houghton Neighborhood Plans began in late 
2009.  Typically, the Planning Commission takes the lead on neighborhood plan updates.  
However, since these two neighborhood plans are within the jurisdiction of the Houghton 
Community Council, the Planning Commission deferred to the Community Council and the HCC 
agreed to take the lead on the update process. 

 
Over the past two years a variety of public involvement events occurred that helped shape the 
neighborhood plan.  These are described below and include open houses, Neighborhood 
University forums, citizen advisory group meetings, listserv notices, and study sessions.  
Briefings before the Park Board and Transportation Commission and a joint public hearing 
before the Planning Commission and Houghton Community Council also occurred. 

 
As a result of this extensive public participation process, the Houghton Community Council on 
August 22, 2011 and Planning Commission on August 25, 2011 unanimously recommended 
approval of the draft Central Houghton Neighborhood Plan and related Municipal Code 
amendments. There were a few differences in the HCC and PC recommendations to the City 
Council, but there was overall support for the amendments which are outlined in the joint 
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recommendation to the City Council shown in Exhibit 1.  
 
The proposed amendments include the following major changes:  

 
• A new Central Houghton Neighborhood Plan chapter of the Comprehensive Plan.  

 
• Amendments to the Subdivision Ordinance to allow small single family lot development 

(similar to the provisions proposed for Lakeview and in the Norkirk and Market 
neighborhoods). 

 
Below is a summary of the recommended amendments that are included in Attachments 1-5. 

 
o Add a new Central Houghton Neighborhood Plan chapter to the Comprehensive Plan that 

will replace the existing neighborhood plan last updated in 1985 (see Attachment 1). To 
view the existing Central Houghton Neighborhood Plan click here 
 

o Change the name of the Houghton Neighborhood Center Commercial Area to the 
“Houghton/Everest Neighborhood Center”  in the Land Use Element of the Comprehensive 
Plan (Attachment 2) 
 

o Add tasks to the Implementation Strategies Chapter of the Comprehensive Plan for the 
Central Houghton Neighborhood (Attachment 3). 
 

o Adjust the neighborhood boundary line between Central Houghton and Lakeview to include 
a small triangular parcel owned by Paccar.  The designated area will become part of the 
Lakeview neighborhood (see Attachment 4)  
 

o Add Central Houghton to the “Small lot single-family” regulation section of the Municipal 
Code (Section 22.28.040) to implement the new plan policy to allow smaller lots in standard 
single family zones (Attachments 5). 

 
III. BACKGROUND DISCUSSION 
 

This section of the memo provides a summary of the planning process and meetings used to 
develop the new plan.  

 
Neighborhood Plan Update Process and Meetings 

 
The neighborhood plan update process began with a combined open house for both the 
Lakeview and Central Houghton neighborhoods. In November advisory groups were formed for 
each neighborhood. Once the Lakeview and Central Houghton Advisory Groups were convened, 
the two groups began separate processes and study sessions with the Houghton Community 
Council and Planning Commission. The following summarizes the general timeline and planning 
process used for the Central Houghton Neighborhood Plan update: 

 
• September 2009:  The planning work program and scope of work for the neighborhood plan 

update was agreed to by the Houghton Community Council and Planning Commission. 
 

http://kirklandcode.ecitygov.net/CK_comp_Search.html
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• October 2009:  An open house was held to introduce both the Lakeview and Central 

Houghton Neighborhood Plan update processes. Two Neighborhood University sessions 
were held for all neighborhood associations to introduce the neighborhood plan update 
process. 

 
• November 2009:  The Central Houghton Neighborhood Advisory Group was formed with 

appointment to the group by the Houghton Community Council. The Advisory Group was 
charged with identifying key study issues and concerns of Central Houghton residents and 
businesses and to report to the Houghton Community Council its findings and 
recommendations.  The chair of the Group was HCC representative Betsy Pringle. Byron 
Katsuyama represented the Planning Commission and Colleen Cullen represented the Park 
Board.  The Central Houghton Advisory Group members are shown on Attachment 6.  

 
• January 2010:  A joint meeting with the PC and City Council was held to provide a 

status of the neighborhood plan update process. 
 
• January – June 2010:  The Central Houghton Advisory Group met 9 times over the course of 

six months to discuss the various topics included in the Plan.  Some of the meetings were 
joint meetings with the Lakeview Neighborhood Advisory Group.  The meeting schedule, 
meeting packets and meeting notes can be found on the Central Houghton Neighborhood 
Plan webpage.  
 http://www.kirklandwa.gov/depart/Planning/Code_Updates/Houghton.htm  

 
The Central Houghton Advisory Group developed the preliminary vision statement and a 
policy outline for the neighborhood plan which was passed on to the Houghton Community 
Council for further development. The group met again in June 2011 to comment on the 
draft plan developed by staff and the Houghton Community Council. Having both HCC and 
PC members on the Advisory Group helped to provide continuity and background on the key 
issues during the HCC and PC study sessions. 

 
• July 2010:  A joint study session with the Houghton Community Council and Planning 

Commission was held to review the key study issues and recommendation from the Central 
Houghton Advisory Group. 

 
• September 2010 - May 2011:  The Houghton Community Council held study sessions to 

develop the draft neighborhood plan. Past meeting materials are available here 
 
• April 2011:  Both the Park Board and Transportation Commission provided comments on the 

draft Plan polices. 
 
• May 2011- August 2011:  The HCC draft plan and Municipal Code amendments were 

transmitted to the Planning Commission. The PC held study sessions on the HCC and staff 
sponsored draft documents. Past meeting materials are available here 

 
• June 2011:  An open house was held prior to the joint public hearing on June 23, 2011 to 

answer questions about both the draft Central Houghton Neighborhood and the draft 
Lakeview Plans. A joint public hearing was held before the Houghton Community Council 
and Planning Commission on June 23, 2011. 

http://www.kirklandwa.gov/depart/Planning/Code_Updates/Houghton.htm
http://www.kirklandwa.gov/depart/Planning/HCC.htm
http://www.kirklandwa.gov/depart/Planning/Planning_Commission.htm
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• August 2011:  The PC and HCC met separately to deliberate on their recommendation to 

City Council.  
 

Public Notification and Public Comment 
 

Public outreach efforts to inform the neighborhood residents about the neighborhood update 
process and meetings included the following:  

 
• Planning Department webpage with information and meeting schedule. 
• Kirkland TV announcements about upcoming meetings. 
• Contact with neighborhood associations. 
• Frequent list service email announcements to a list of 155 recipients. 
• News releases about the neighborhood advisory groups, open houses and Neighborhood 

University events. 
 

Following the public hearing portion of the process, the HCC and PC allowed additional time to 
submit written comments prior to them making a recommendation. Public Comment letters 
received during HCC and PC study sessions and public hearing are available for review in a 
notebook in the City Council study and File ZON09-00016. The majority of the public comment 
related to land use issues including residential density, development of schools in the area and 
the Houghton Center.  

 
Please see Exhibit 1 for more discussion on these issues. 

 
IV. HOUGHTON COMMUNITY COUNCIL AND PLANNING COMMISSION 

RECOMMENDATION 
 

Exhibit 1 is the transmittal memo from the HCC and PC and describes their discussion and 
recommendations. There are a few places in the plan where there are differences between the 
PC and HCC wording.  These places are highlighted in the plan and explained in more detail in 
the transmittal memo from the HCC and PC.  There are 4 substantive differences that the City 
Council will need to make a decision on.  There are also 4 minor edits that were made by the 
PC after the HCC had already made their recommendation.   These edits do not change the 
substance of the plan, but are for clarification purposes. 

 
A joint public PC/HCC public hearing was held on June 23, 2011. On August 22, 2011 the 
Houghton Community Council met to discuss and deliberate on the proposed amendments and 
unanimously recommended approval of the Central Houghton Neighborhood Plan and Municipal 
Code amendments with the stipulations explained in the recommendation memo. 

  
On August 25, 2011 the Planning Commission met for their discussion and deliberation on the 
proposed Plan and Municipal Code amendments.  They also unanimously recommended 
approval subject to the changes outlined in the recommendation memo. 

 
V. ENVIRONMENTAL REVIEW 
 

A SEPA addendum related to the 2004 Draft and Final Comprehensive Plan EIS was issued on 
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June 15, 2011. The SEPA addendum and analysis is available in File ZON09-00016.  No 
significant adverse impacts were identified. The proposed changes are within the range of what 
was evaluated with the Environmental Impact Statement prepared as part of the City’s 2004 
Draft and Final 10 year update of the Comprehensive Plan. 

 
VI. CITY COUNCIL - NEXT STEPS 
 

At the meeting on September 18, 2011, the City Council can direct staff to schedule the plan 
and code amendments for Council adoption at a future meeting.  

 
The amendments will be presented to the Houghton Community Council for final action 
following action by the City Council on the ordinances.  

 
 

Exhibit: 
1. Recommendation from the Planning Commission and Houghton Community Council 

 
Attachments: 
1. Draft Central Houghton Neighborhood Plan 
2. Revised Land Use Element pages relating to name change for Houghton/Everest 

Neighborhood Center  
3. Implementation Strategies section for Central Houghton 
4. Neighborhood Boundary adjustment maps 
5. KMC Subdivision 22.28.040 lot averaging and small lot SF  
6. List of Central Houghton Advisory Group Members 

 
 

cc: File ZON09-00016 
Planning Commission 
Houghton Community Council 
Central Houghton Advisory Group
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CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA 98033  
425.587-3225 - www.kirklandwa.gov  

MEMORANDUM 
 
To: City Council 
 
From: Rick Whitney, Chair 
 Houghton Community Council 
  
 Jay Arnold, Chair 
 Planning Commission 
  
Date: September 7, 2011 
 
Subject: HOUGHTON COMMUNITY COUNCIL AND PLANNING COMMISSION 

RECOMMENDATIONS ON PROPOSED COMPREHENSIVE PLAN AND 
MUNICIPAL CODE AMENDMENTS FOR CENTRAL HOUGHTON NEIGHBORHOOD 
PLAN, (FILE ZON09-00016) 

 
I. INTRODUCTION 
 

On behalf of the Planning Commission (PC) and Houghton Community Council (HCC) we are 
pleased to submit our recommendation for approval of the Central Houghton Neighborhood 
Plan and related Municipal Code amendments for consideration by the City Council.   
 
Our study of these proposed amendments included an extensive public process over the past 
two years involving the Central Houghton Neighborhood Advisory Group, input from interested 
citizens and business owners, open houses, study sessions and a joint public hearing on June 
23, 2011.  
 
Since the Central Houghton Neighborhood is within the jurisdictional boundaries of the HCC, the 
Council took the lead on the neighborhood plan update.  With only a few exceptions, the 
Planning Commission and Houghton Community Council agreed on the majority of the 
recommendations.  Both the PC and HCC were unanimous in recommending approval of the 
proposed amendments for Central Houghton.   
 
Working together enabled us to discuss a number of issues in a productive and cooperative 
manner. We considered all of the public input in our recommendations to the City Council. 
Please see the transmittal memo from staff on this topic for a complete history of the public 
process and discussion of key issues we evaluated in the development of the proposed 
amendments.  
 
The Central Houghton Neighborhood is part of what was once the City of Houghton.  The new 
Neighborhood Plan is intended to maintain the neighborhood’s unique character and qualities 
while looking ahead to the future. 

 

http://www.kirklandwa.gov/
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The proposed Central Houghton Neighborhood Plan contains the following key policy changes: 
 

• The new policies for the business district emphasize a mixed use neighborhood commercial 
area, called the “Houghton/Everest Neighborhood Center”, which overlays properties along 
the NE 68th Street corridor in both the Central Houghton and Everest Neighborhoods.  A 
new business district plan for the area (similar to the Market Street Corridor and NE 85th 
Street Subarea Plans) and new zoning may be addressed in the future, possibly after the 
Everest Neighborhood Plan is updated.  This will allow for coordination between the two 
neighborhoods involved. 

 
The new policies include the following concepts for the Houghton/Everest Neighborhood 
Center: 
 
o A variety of uses including retail, office and residential. 
o Transportation improvements that support the existing and planned uses in the 

neighborhood center and surrounding areas. 
o An expansion of the area selected for higher intensity use to properties west of the 

Houghton shopping center and south of NE 68th Street. 
o Design guidelines and regulations for new, expanded, or remodeled buildings. 
o A goal and policies specifically for the Houghton shopping center area including a 5 story 

height limit, a master plan requirement, and special design guidelines for a pedestrian-
oriented development concept. 

 
• Smaller lots will be permitted in standard single family zones throughout the Central 

Houghton neighborhood if certain standards, including a maximum floor area ratio, are met.  
This new policy and related change to the Municipal Code is consistent with the existing 
allowance for smaller lots in the Market and Norkirk neighborhoods.  This approach is also 
being considered as part of the Lakeview Neighborhood Plan update. 
 

• Design standards for 108th Avenue NE are identified. 
 

II.  RECOMMENDATION 
 

The Planning Commission and Houghton Community Council recommend that the following 
amendments be approved (see Attachments 1-5 to the staff memo): 

 
• Add the new Central Houghton Neighborhood Plan chapter of the Comprehensive Plan 

(Attachment 1) 
 

• Change the name of the Houghton Neighborhood Center Commercial Area to the 
“Houghton/Everest Neighborhood Center”  in the Land Use Element of the Comprehensive 
Plan (Attachment 2) 
 

• Add tasks to the Implementation Strategies Chapter of the Comprehensive Plan for the 
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Central Houghton Neighborhood (Attachment 3). 
 

• Adjust neighborhood boundaries to move a small portion of the Paccar property at the 
southern end of the neighborhood to the Lakeview Neighborhood in which the majority of 
the Paccar property is now located.  It is proposed in the Lakeview Neighborhood Plan that 
the property be designated as part of YBD 2 (see staff report Attachment 4). 
 

• Add Central Houghton to the “Small lot single-family” regulation section of the Municipal 
Code to implement the new plan policy to allow smaller lots in standard single family zones 
(Attachments 5). 

 
III. BACKGROUND 
 

Process and Public Comments 
 

Neighborhood Plan Update Process 
The staff memo outlines the public process to develop the draft Central Houghton 
Neighborhood Plan and Municipal Code amendments.  

 
The Central Houghton Advisory Group was formed by the HCC early in the process and was 
helpful in identifying key issues that the Houghton Community Council and Planning 
Commission should study (see Attachment 6 of the staff memo for a list of Advisory Group 
members).  The Central Houghton Advisory Group was chaired by HCC member Betsy Pringle.  
Byron Katsuyama served on the committee as a representative of the Planning Commission. 

 
When feasible, both the Central Houghton and Lakeview Advisory Groups held joint meetings 
on common subject matters. The Advisory Group meetings were open to the public and the 
group met 9 times over a period of six months to develop the preliminary vision statement and 
policy outline for the new Central Houghton Neighborhood Plan.  The Group’s comments were 
then forwarded to the HCC and PC for further study.  The Group met again in June of 2011 to 
review the draft plan and gave further comment to the HCC and PC at that time. 

 
The PC and HCC held a joint study session and a joint public hearing on the proposed 
amendments. The joint meetings provided an efficient process and convenient opportunities for 
citizens to provide testimony before both bodies. Following the public hearing the PC and HCC 
held separate meetings to develop their recommendations to the City Council. 

 
Public Comments 

 
The majority of the public comment related to land use issues including residential density, 
development of schools in the area and the Houghton Center.  
 
Copies of the Public Comments are available in a binder in the Council Study for review. 
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HCC and PC Recommendations 
 

The PC and the HCC each voted unanimously to recommend approval of the Central Houghton 
neighborhood plan and Municipal Code amendments at our August 22 and August 25 meetings.  
However, there are some places in the plan where there are differences between the HCC and 
PC wording.  These differences are outlined in detail later in this memo. 

 
Past meeting packets can be found at these links: 

 
• Houghton Community Council here 

 
• Planning Commission here 

 
Draft Neighborhood Plan Update 

 
The HCC used the existing Central Neighborhood Plan as a starting point for the update.  The 
proposed Central Neighborhood Plan is a rewrite of the existing neighborhood plan that was last 
updated in 1985 (to view the current adopted Central Houghton Neighborhood Plan click here) 

 
The new Central Houghton Plan establishes specific goal and policy statements in the standard 
format of the other neighborhood plans.  It is divided into topic areas such as land use, natural 
environment, and transportation. 

 
Summary of the draft Central Houghton Neighborhood Plan Goals, Policies and 
Municipal Code Amendments 

 
Below is a summary of each section of the draft Plan along with the key discussion points that 
led to final recommendations.  Areas of difference between the PC and HCC are noted. 

 
1. Vision Statement 

 
The vision statement describes the desired state of the Central Houghton Neighborhood 
twenty years in the future and includes the key values expressed by the participants in 
neighborhood plan process. 

 
Key values expressed in the Vision Statement include: 

 
• The neighborhood’s unique history and its identity as the separate City of Houghton 

until 1968. 
 

• Maintenance of the predominately low density residential character while meeting 
the needs of a changing and varied population. 

 

http://www.kirklandwa.gov/depart/Planning/HCC.htm
http://www.kirklandwa.gov/depart/Planning/Planning_Commission.htm
http://kirklandcode.ecitygov.net/CK_comp_Search.html
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• Safe and inviting pedestrian and bicycle routes that provide the neighborhood with 
accessible and attractive streets and trails. 

 
• A thriving, pedestrian oriented mixed use business district. 

 
• A positive relationship between the community and the many schools and places of 

worship in the neighborhood. 
 

• Preservation of views and open space. 
 

2. Historical Context 
 

The Kirkland Heritage Society worked closely with staff to describe the history of the 
Central Houghton Neighborhood and its relationship to the greater Houghton area. The 
goal and policies for this section encourage property owners to preserve historic 
structures and sites; and support installing historic directional, interpretive and street 
signs to remind the community of our past. 
 

3. Natural Environment 
 

This section is very similar to the existing neighborhood plan.  Natural features unique to 
the neighborhood are described and the natural environment is protected through goal 
and policy statements.  Environmentally sensitive areas are also addressed through 
citywide plans and regulations. 

 
4. Land Use 

 
The land use section is divided into the following subcategories: 

 
Residential  

 
• Policy CH 4.1 allows a variety of development styles that provide housing choice in 

low density areas.  The HCC and PC do not agree on the wording in the narrative for 
this policy (see “Substantive Differences in Recommendation” - #1 below). 

 
• Policy 4.2 allows properties to subdivide into lots that are smaller than the minimum 

lot size allowed in the zone if certain criteria are met.  This policy is similar to one 
proposed for the Lakeview Neighborhood and already existing in the Market and 
Norkirk Neighborhoods.  A Municipal Code amendment is also proposed to regulate 
this policy (see Attachment 5 to staff memo). 

 
• Discussion of Non-conforming Density in Medium Density Residential Areas  
 

o Issue 
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There are a number of properties in the northern portion of the neighborhood 
just south of NE 68th Street that are designated medium density 12 dwelling units 
per acre and have RM 3.6 zoning. Many of these parcels have legal 
nonconforming densities as a result of a Comprehensive Plan update and zoning 
change from RM 1.8 to RM 3.6 over 25 years ago.  This is also an issue in the 
Lakeview Neighborhood. 

 
There was discussion about whether the existing structures should be allowed to 
renovate or redevelop (demolish and rebuild) and keep their existing number of 
units.  There was also discussion about rezoning the entire area to the previous 
RM 1.8 zoning.  

 
o Background 

 
KZC Section 162.60 governs when legal nonconforming density may continue to 
be remodeled, repaired or maintained.   If property owners choose to undertake 
a major remodel or rebuild, they must meet the density allowed by the zoning.  
The only exception is if the structure is destroyed by fire or other casualty. In 
these cases the property can be rebuilt to its current density even if it is non-
conforming.  The Zoning Code allows repair and maintenance. 
 
Initially the Advisory Group and the HCC recommended that a policy be added to 
support the property owners’ right to renovate or redevelop their property and 
keep the number of non-conforming units. The PC argued that these properties 
should be treated the same way similar properties are treated throughout the 
rest of the City and that the regulations in KZC 162 should apply.  

 
o HCC and PC Recommendation on the non-conforming density issue 

 
This was an issue that the PC and HCC originally disagreed on.  Through further 
discussion, however, the HCC and PC agreed to delete the draft policy provided 
that staff would add this issue to the list of annual code amendments for further 
study.   This approach would evaluate the threshold criteria for “maintenance 
and remodeling” as well as the term “casualty” to determine when compliance is 
required.  
 

Commercial  
 
This section includes goals and policies for the new Houghton/Everest Neighborhood 
Center that will include part of the Everest Neighborhood and also for the existing 
shopping center (Houghton Center).  Changes in the name of the business district 
from “Houghton Neighborhood Center” to “Houghton/Everest Neighborhood Center” 
require edits to two pages of the general land use element of the Comprehensive 
Plan (see Attachment 2 to the staff memo). 
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Schools and Places of Worship 
 
The goal of this section is to encourage better communication between schools, 
places of worship and the neighborhood.   There was disagreement between the 
HCC and the PC over some of the policy language and also the mention of views in 
the policy narrative (see “Substantive Differences in Recommendation” - #2 below). 

 
Northwest University  
 
This section is based on the existing plan wording. 

 
5. Transportation 

 
The new transportation section is similar to the existing Plan. The draft policies 
encourage the creation of a master design plan for 108th Avenue NE and support 
regional transportation solutions to reduce traffic. There is also emphasis on improving 
pedestrian and bicycle circulation.  The Transportation Commission helped in the 
drafting of this section.  There was disagreement between the PC and the HCC about 
whether the pedestrian and bicycle transportation along the Eastside Rail Corridor 
should be designated a “high priority” or the “highest priority” (see “Substantive 
Differences in Recommendation” - #3 below). 

 
6. Open Space and Parks 

 
This section provides a description of the existing parks in the neighborhood and 
includes a goal to ensure adequate facilities in the future.  The HCC and the PC do not 
agree on the addition of language relating to cooperative agreements for use of facilities 
at Northwest University and ICS (see “Substantive Differences in Recommendation” - #4 
below). 

 
7. Public Services and Facilities 

 
This section includes a policy that encourages the undergrounding of overhead utilities. 

 
8. Urban Design 

 
This section describes the neighborhood’s urban design attributes and discusses design 
standards for 108th Avenue NE. 

 
9. Implementation Strategies   
 

The Implementation Strategies Element of the Comprehensive Plan is basically a “to do” 
list for the Comprehensive Plan.  It identifies actions necessary to meet the goals and 
policies of the plan.  The following list is suggested for the Central Houghton 
Neighborhood Plan (see staff report Attachment 3). 
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• Develop a business district plan, zoning and design guidelines for 

Houghton/Everest Neighborhood Center. 
• Identify design standards for 108th Avenue NE. 
• Work with the Public Works Department to have historic street names added to 

street signs as they are replaced. 
• Add Carillon Woods to the list of Landmarks in the Community Character Element 

of the Comprehensive plan since it was the previous location of the wells for the 
Yarrow Point Water District. 

 
10. Municipal Code Amendment 
 

An amendment the Municipal Code section governing subdivisions (Section 22.28.042) 
to implement Policy CH-4.2 regarding small lots is proposed.  The only change required 
is to add “Central Houghton” to the first sentence describing where the regulations apply 
(see staff report attachment 5). 

 
11. Neighborhood Boundary Adjustment  

 
A small portion of the Paccar property in the Yarrow Bay Business District is in the 
Central Houghton Neighborhood and will be moved to the Lakeview Neighborhood.  The 
property is presently zoned PO, but it is proposed through the Lakeview Plan update 
that the property be rezoned to YBD 2 (see staff report Attachment 4). 

 
Differences in the Recommendation of the HCC and the PC: 
The areas where the PC and HCC recommendations differ are summarized below.  Differences 
are also highlighted in yellow in the draft neighborhood plan (Attachment 1 to the staff memo). 
 
 Substantive Differences: 
 

The four substantive differences between the HCC and PC recommendation for the 
Central Houghton Neighborhood Plan are outlined below. In order to identify the 
differences: 
 
• Blue is used for HCC wording, and  
• Brown is used for PC wording 
 
1. Policy CH-4.1:  Allow a variety of development styles that provide housing 
choice in low density areas. 

Providing housing options for a wide spectrum of households is an important value to 
support and encourage.  Alternative housing provides more housing choice to meet 
changing housing demographics such as smaller households and an aging population.  
Allowing design innovations can help lower land and development costs and improve 
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affordability.  Compatibility with the predominant traditional detached single-family 
housing style in the neighborhood will determine the acceptance of housing alternatives.  
HCC:  Alternative housing types such as cottage, compact single-family, accessory 
dwelling units, and clustered dwellings are appropriate options to serve a diverse 
population and changing household size and composition.  
 
PC revision to last sentence:  Alternative housing types such as cottage, compact 
single-family, two/three unit homes, accessory dwelling units, and clustered dwellings 
are appropriate options to serve a diverse population and changing household size and 
composition.  
 
Explanation of Differences: 
 
If special requirements are met and the proposal is approved through a public review 
process, a single two or three unit home is allowed in low density residential zones 
throughout the City, except within the HCC’s jurisdiction.  
 
HCC:  The Houghton Community Council does not want to call out two/three unit 
homes, because this housing type is not allowed as stand-alone within their jurisdiction.  
It is only allowed in cases where it is included in a cottage development project.   
 
PC:  The Planning Commission considers including two/three bedroom homes important 
because they are allowed as part of a cottage development in the Central Houghton 
Neighborhood and are also allowed in all other single family areas of the City which are 
not within the Houghton Community Council’s jurisdiction. 
 
2. PC:  Policy CH-8.1:  Provide opportunities for early community involvement in 

any expansion plans, modifications, or changes in use for schools and places of 
worship.  

HCC additions to Policy CH-8.1:  Provide opportunities for early and continuing 
community involvement in any expansion plans, modifications, or changes in use or 
intensity of ancillary uses for schools and places of worship.  
 
Early community involvement is important in addressing issues that may affect the 
surrounding area and the neighborhood as a whole.  Issues such as parking, and public 
safety should be taken into account when considering additional ancillary uses, 
expansion of facilities, or the addition of new facilities.  HCC:  Public and private views 
should also be taken into account when considering options for buffering schools and 
places of worship from adjacent residential uses.   
 
PC alternative is to strike the last sentence:  Public and private views should also 
be taken into account when considering options for buffering schools and places of 
worship from adjacent residential uses. 
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Explanation of Differences: 
 
HCC (changes in policy wording):  The Houghton Community Council accepted the 
policy wording that was suggested by the Central Houghton Advisory Group.  The 
advisory group was concerned about the impacts on the neighborhood they had already 
seen due to changes in schools and places of worship, particularly ancillary uses within 
those facilities.  Consequently, they suggested that the above additional wording be 
added to the policy.  Additional regulations to implement the policy were not proposed. 
 
PC (changes in policy wording):  The Planning Commission felt that the additional 
wording would require additional regulations and that the existing regulations relating to 
schools and places of worship are adequate.  
 
HCC (changes in narrative wording):  The Houghton Community Council included a 
sentence in the narrative to help protect views when considering buffering options for 
schools and places of worship.  This was caused by concerns they had heard from the 
public about the potential buffering of ICS with the proposed remodel of the school.  
The Council was also considering the views that adjacent neighbors might have of 
Northwest University.  
 
PC (changes in narrative wording):  The Planning Commission recommended that the 
sentence be removed because they strongly disagree with the protection of private 
views.  They also feel that this issue is already adequately covered in Zoning Code 
section 95.46 which allows for modification of landscape buffering standards if certain 
criteria are met including written approval by adjoining property owners.  
 
3. Policy CH-12.2:  Support future development of the Eastside Rail Corridor as a 

multipurpose trail for pedestrian and bicycles with access points along the 
corridor. 

The unused BNSF railroad right-of-way, known as the Eastside Rail Corridor, provides an 
opportunity for a bicycle, pedestrian and rail transportation corridor.  HCC: Pedestrian 
and bicycle transportation is the highest priority, but regardless of the function of the 
Corridor it should be designed so that it will:   
 
• Serve as a gateway to the City. 
• Provide neighborhood pedestrian and bicycle connections, with the highest 

priority access points at NE 52nd, NE 60th and NE 68th Streets. 
• Be compatible with adjacent neighborhoods. 
• Ensure a high degree of safety. 
• Show environmental stewardship. 

PC wording:  Pedestrian and bicycle transportation is a high priority, but regardless of 
the function of the Corridor it should be designed so that it will: 
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Explanation of Differences:  There is a difference in the perceived level of priority for 
pedestrian and bicycle transportation between the HCC (highest priority) and the PC 
(high priority). 
 
4. Policy CH-13.1: Pursue acquisition of property and partnerships with schools 

and other institutions in Central Houghton. 
 
HCC: The City should seek opportunities to acquire land to expand parks as properties 
adjacent to existing parks become available. It is also important to provide and maintain 
a diversity of park recreation types for the neighborhood.  In addition, street ends 
should be developed and expanded into park and open space areas for public 
enjoyment.  
 
PC revision:  The City should seek opportunities to acquire land to expand parks as 
properties adjacent to existing parks become available. It is also important to provide 
and maintain a diversity of park recreation types for the neighborhood. The City should 
pursue cooperative agreements for use of the facilities at Northwest University and 
International Community School.  In addition, street ends should be developed and 
expanded into park and open space areas for public enjoyment. 
 
Explanation of Differences:   
 
PC:  The Planning Commission added the additional sentence about cooperative 
agreements with Northwest University and ICS since they felt it was an important 
concept to include and that now is the time to do it as facilities are currently being 
remodeled and improved.   
 
HCC:  The HCC thinks the wording is too specific. 
 

 Minor wording differences: 
 
The remaining wording differences occurred because the PC met to make their 
recommendation after the HCC had already made theirs.  The PC saw some of the HCC 
recommended wording for the first time and so had these minor edits to propose.  The 
edits do not change the substance of the plan and it is anticipated that they would not 
be opposed by the HCC.  They were made simply in an attempt to clarify things further.  
Edits by the Planning Commission are highlighted in yellow. 
  
1. Goal CH-7: Support the transition of the Houghton Center into a pedestrian-

oriented mixed use development, including retail, with office and/or residential 
uses and other compatible uses. 
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2. Policy CH-9.2: Require all development in PLA 1 to conform to an approved 
master plan. 

The master plan approved in 1999 is the guiding document for Northwest University in 
PLA 1.  Any variations from this master plan must be reviewed and approved by the 
City. 
 
3. Policy CH-10.1: Mitigate negative minimize impacts of commercial and 

institutional development on residential areas to protect neighborhood character. 
 
Regulating building height, building mass, building placement, vehicular access and 
traffic impacts and/or providing landscape buffers can be used to reduce negative 
impacts of commercial and institutional uses on surrounding residential uses.  Mitigate 
adverse impacts through environmental review, development regulations and 
appropriate conditions imposed through development review. 
 
4. Description of ICS in the Parks section of the plan. 
 
International Community School (ICS) is located at the north end of the 
neighborhood. This approximately 11- acre site provides recreation space for the 
neighborhood including both outdoor and indoor recreation space on a limited basis. All 
facilities on the property are maintained by LWSD.   
 
 
cc: Houghton Community Council 
 Planning Commission  
 Central Houghton Advisory Group
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Central Houghton Neighborhood Plan 
(HCC and PC alternative language is highlighted in yellow.) 

1. Overview

The Central Houghton Neighborhood is bounded by the Burlington Northern Santa Fe Railroad (BNSFR) 
right-of-way and the Lakeview Neighborhood on the west; Interstate 405 right-of-way on the east; and 
NE 68th Street on the north.  The southern boundary is the Kirkland City limit (See Figure CH-1, Land 
Use Map). 108th Avenue NE provides the main north-south vehicular, bicycle and pedestrian connection 
through the neighborhood, while NE 68th Street provides an east-west connection.  

Central Houghton is predominately a single family neighborhood.  Other land uses within the 
neighborhood consist of medium density residential, offices, neighborhood oriented businesses and a 
variety of schools, including Northwest University. 

The business district, located along NE 68th Street, is the neighborhood’s only commercial area. The 
undeveloped 73 acre Watershed Park takes up a large area in the southeastern corner of the 
neighborhood.  Carillon Woods Neighborhood Park is in the central part of the neighborhood and 
Phyllis A. Needy Neighborhood Park provides a smaller neighborhood park adjacent to 108th Avenue 
NE.

2. Vision Statement

The vision statement is a verbal description of the character and qualities of the Central Houghton 
Neighborhood at a future time when the goals and policy direction expressed in this neighborhood plan 
are realized.  

The Central Houghton Neighborhood has a rich and unique history.  The area’s political history as part 
of a separate city until 1968 fostered a deep community identity, establishing a tradition in which 
residents seek opportunities for involvement and stewardship in the neighborhood’s future. 

The neighborhood’s predominantly low density residential character has been maintained, while the 
changing and varied needs of the population are accommodated through a diverse housing stock.  
Greater housing choices, as well as efforts to preserve affordability in housing, help to expand housing 
opportunities for all residents within the neighborhood.   

Central Houghton is a friendly, accessible neighborhood, with safe and inviting pedestrian and bicycle 
routes.  Healthy and active living is promoted through attractive streets and trails.  Traffic on the 
neighborhood’s major streets, 108th Avenue NE and NE 68th Street, is managed well, with 
improvements designed to be compatible with surrounding development.  The Eastside Rail Corridor 
provides pedestrian and bicycle connections linking the corridor to parks and other neighborhood 
gathering places. 

Local citizens value the variety of opportunities to meet in shops and restaurants within the 
Houghton/Everest Business District, as well as in casual locations in the neighborhood’s parks and 
natural areas.  The Houghton/Everest Business District has evolved into a thriving, pedestrian-oriented 
mixed-use center, with businesses available to meet the retail and service needs of the community.  
Appropriate streetscapes, site layouts and building designs provide an attractive and coordinated 
appearance within the district.  Careful attention to the placement and design of vehicle and pedestrian 
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access from commercial areas to surrounding streets contributes to an efficient street network, and 
avoids conflicts with nearby low density areas.   

Several schools and the Northwest University campus add to the Central Houghton community by 
providing neighborhood residents with a connection to the schools’ students, parents, and facilities, as 
well as with residents of other Kirkland neighborhoods and the larger community.  These campuses are 
valued and supported, not only for their role in providing educational opportunities and fostering 
community relationships, but for the additional open space they provide and share with the 
neighborhood. 

The Central Houghton Neighborhood provides many beautiful open space experiences including the 
views, tree canopy and neighborhood parks.  The residents cherish and preserve the territorial views, 
including the expansive views of Lake Washington, Seattle and the Olympic Mountains, the slopes, and 
the natural watershed areas that contribute to the neighborhood’s distinctive character. The tree 
canopy in the neighborhood has been managed and enhanced, and adds to the neighborhood’s 
peaceful setting.  The neighborhood’s parks meet the needs of the neighborhood’s residents.  Phyllis A. 
Needy Park provides a place for active play for the neighborhood’s youngest residents, while Carillon 
Woods meets the neighborhood’s recreational needs with a play area and both paved and natural 
trails.  Opportunities for residents to quietly observe and enjoy wildlife habitat and open space exist at 
Carillon Woods and at the south end of the neighborhood, in the Watershed Natural Area.   

Central Houghton residents take great pleasure and pride in calling this beautiful neighborhood their 
home.

3. Historical Context  

The following history includes the Central Houghton and Lakeview Neighborhoods, as well as a portion 
of the Bridle Trails Neighborhood, since together they made up the City of Houghton until its 
consolidation with the City of Kirkland on April 30, 1968.     

Naming and Early Settlement of Houghton:  Samuel and Caroline French along with their adult 
son, Harry French, settled on the eastside of Lake Washington in 1872. The French family was from 
Maine and had been corresponding with a friend who had settled in Seattle and praised the potential of 
the Eastside. Mrs. French named their new home, Pleasant Bay.  

The French family is considered Houghton’s first white settlers.  Little has been learned about the 
earliest Native American inhabitants of the area, but Mrs. French reported seeing them as they rowed 
their canoes along the shore.  The French house was built in 1874 at 10120 NE 63rd and was home to 
the French family for four generations.  The house was moved to 4130 Lake Washington Blvd in 1978. 

In 1880, all communities were required by the US Post Office to have a one-word name. The Pleasant 
Bay community submitted the name Edison, after Thomas Edison, but Edison was already being used 
in the Washington Territory. The Pleasant Bay church had been given a 600 pound Meneely & 
Company church bell by Mr. and Mrs. William Houghton of Boston and so the community of Houghton 
was named in their honor.  When the congregational churches merged in 1894, the bell was relocated 
to the Kirkland Congregation Church on 5th Avenue in the Norkirk Neighborhood.  The church has been 
rebuilt, but the bell remains there and rings every Sunday.  

The Suffhoff home was built in 1903 by Kirkland realtor, Charles Parrish for the Morris Orton family.  
The young widow, Mrs. May Orton rented the home to Dr. George Hudson Davis in about 1910 and it 
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was then used as a hospital and dental office.  The home served as Houghton’s and Kirkland’s first 
hospital for ten years. 

Industry of Pleasant Bay/Houghton:  The French family soon had industrious neighbors. The Jay 
O’Conner’s who purchased the Popham/McGregor land, built the Steamer Squak and the large Lake 
House which was used as a hotel. The John and Abigail Fish family purchased the Lake House and 
continued the hotel business. The Lake House was in the family for generations and was torn down in 
1984. The Curtis family built and operated ferries on Lake Washington for over fifty years. George 
Bartsch and his brother-in-law, Harrie Tompkins, started the Bartsch-Tompkins Transportation 
Company in 1904.  Mr. Bartsch bought out Mr. Tompkins and then partnered with John Anderson to 
create the Anderson Steamboat Company in 1907.  The Anderson Steamboat Company became the 
Anderson Shipyard which then became the Lake Washington Shipyard.  

The Lake Washington Shipyard was at the site of the present Carillon Point development.  One of the 
original buildings built in 1907 was used as a pattern shop for the wooden ships built during WW I, 
then as a mold shop for the steel ships built during WW II.  The building was still standing until the 
development of Carillon Point.  

The early shipyards were limited to building lake ferries or smaller ocean going boats that could be 
navigated down the Black River at the southern tip of Lake Washington.  In 1916, the opening of the 
ship canal lowered Lake Washington by almost 9 feet and dried up the Black River.  With the opening 
of the Montlake Ship Canal, the shipyard could build large ocean going ships.

Houghton and the Wars:  During WW I, shipbuilding boomed in Houghton, and many wooden war 
ships were constructed there.  Workers commuted from Seattle for the work which ended in 1918. The 
Second World War again brought tremendous growth for Houghton. The Lake Washington Shipyard 
built steel hulled ships and they were all in service at the end of the war. The U.S. Government built 
the Steward Heights housing project on 108th Avenue NE for the shipyard workers.  This area is now 
the Northwest University campus.   

Terrace Park - Site of the Houghton City Hall:  Terrace Park was originally the site for a 
community center for the Lakeview Neighborhood during WWII.  It was built to service the needs of 
the Lake Washington Shipyard workers.  In about 1955, the buildings were converted to house the 
Houghton City Hall, library, fire station and police station.  The existing cement pads were used as the 
floor of the Houghton Police Station.

Livelihood of Houghton Residents:  From the early 1870’s, Houghton was settled by educated and 
hardworking families spreading out across the country. They purchased their homesteads and because 
of their isolation, they lived off their land. Their close proximity to Seattle also allowed them access to 
jobs, services and goods.  For example, Harry French commuted to Seattle to work in Yesler’s Mill.  At 
first workers rowed weekly, returning home for the weekend, and in later years they took a steamer 
daily. There were jobs in the forest, the coal mines, and the lumber mills, but all required a commute 
by rowboat, horse or on foot. As more settlers arrived, there was a need for scheduled ferry service, a 
school, and a place to worship. 

School and Worship:  Harry French built a frame cabin, which was used by the family until their 
family home was ready. This cabin later became Pleasant Bay’s first classroom and its first Sunday 
school. A church was then built and the minister, Reverend Greene, began coming from Seattle to 
make the rounds to the small local churches in the area. 
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Houghton Resident, John Cort:  John Cort had the first legitimate theatre circuit and owned 117 
theaters on the west coast.  Mr. Cort was also an early founder of the FOE Eagles and was their first 
President.  He was the first in the world to use the new Edison lights in his Seattle Standard Theatre 
which burned in the great fire of 1889.  Cort’s last remaining Seattle theatre is the Moore.  Cort 
traveled a great deal to manage his theatres, but his family lived full time on Whisker Farms, his 
Houghton home until 1918.  Around this time he moved his empire to New York City where he later 
retired and then died in 1929.  Whisker Farms was on Cort Road, now 108th Avenue NE.  The Collins 
School was built on the burned out ruins of Whisker Farms, but has since been torn down and replaced 
by homes. 

City of Houghton:  Until 1968, Houghton was a separate city with a Houghton address and residents 
that were called “Houghtonites”.  When Houghton merged with Kirkland, there was a strong emphasis 
to retain some authority on land use and zoning issues.  State law allowed Houghton citizens to 
maintain control of their zoning and continued enforcement of their land use plan.  The Houghton 
community continues to have a Houghton Community Council with veto power over land use actions of 
the Kirkland City Council relating to the area of the old City of Houghton.  The Houghton Community 

Council is one of only two such community 
councils remaining in the State of 
Washington. 

Although the City of Houghton and the City 
of Kirkland merged over 40 years ago, there 
is still a strong feeling of community among 
the residents of the Central Houghton 
neighborhood because of their unique 
history as a separate town. 

History taken from Primary Sources: Family 
and State records, the Boston Newspaper, 
1889 Kirkland Press and the French Diaries.  
For more information on the history of the 
City of Houghton please contact the Kirkland 
Heritage Society and see the Lakeview 
Neighborhood Plan. 

 1968 Road Map of the Houghton Area 

Goal CH-1: Encourage preservation of structures, sites and objects of historical significance in the 
Central Houghton Neighborhood.

Policy CH-1.1: Encourage property owners to preserve buildings, structures, sites and objects 
of historical significance. 

The Community Character Element establishes the hierarchy for designating historic buildings, 
structures, sites and objects in the City. Although age is an important factor in determining historical 
significance, other factors, such as the integrity of the building, architecture, location and relationship 
to notable persons or events of the past, are also important. 
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Policy CH-1.2: Provide directional signs, markers and interpretive information at structures, 
buildings, sites or objects of historical significance. 

Individual historic properties are encouraged to add historic plaques and interpretive signs. Additional 
directional signs and interpretive centers at or near structures, buildings, sites or objects of historical 
significance around the neighborhood will help bridge Houghton’s rich history with future generations. 
Most of the original historic street names have been changed over the years.  As street signs are 
replaced, the original street names could be added to recognize the neighborhood’s history. The 
Community Character Element of this Comprehensive Plan also lists other techniques to preserve the 
neighborhood’s history.  

4. Natural Environment 

Goal CH-2: Protect and enhance the natural environment in the Central Houghton Neighborhood. 

 Policy CH-2.1: Undertake measures to protect and improve water quality and promote fish 
passage in Lake Washington and neighborhood wetlands, streams and wildlife corridors. 

The Central Houghton Neighborhood is located within the Yarrow Creek, Carillon Creek, Houghton 
Slope A and B, and Moss Bay drainage basins (see Figure CH-2).  These drainage systems connect to 
Lake Washington and provide important ecological functions such as flood and storm water 
conveyance, water quality, fish habitat, wildlife and riparian corridors, and open space benefits. 

Water quality is an important issue in the Central Houghton Neighborhood.  Day lighted streams in the 
neighborhood should be kept clean and maintained in their natural state.  Even in areas without 
significant streams, water from the neighborhood drains to Lake Washington and so pesticide and 
fertilizer use should be discouraged. 

 Policy CH-2.2: Ensure that development is designed to avoid damage to life and property on 
properties containing high or moderate landslide or erosion hazards areas.  

The Central Houghton Neighborhood contains medium and high landslide hazard areas (see Figure CH-
3).  These areas are prone to landslides that may be triggered by natural events or by manmade 
activities including grading operations, land clearing, irrigation, or the load characteristics of buildings 
on hillsides.   

 Policy CH-2.3: Protect wildlife throughout the neighborhood and encourage the creation of 
backyard sanctuaries for wildlife habitat. 

The National Wildlife Federation has designated the City of Kirkland as a certified Community Wildlife 
Habitat.  The Community Wildlife Habitat Program for the City began in the Central Houghton 
Neighborhood.  Central Houghton contains many wildlife corridors connecting parks and along stream 
channels to Lake Washington and Yarrow Bay Wetlands.  Residents are encouraged to continue to 
improve wildlife habitat on their private property by planting native vegetation, and providing food, 
water, shelter and space for wildlife. 
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5. Land Use 

Residential land uses occupy the majority of the Central Houghton neighborhood.  Schools, including 
the expansive campus of Northwest University, are dispersed throughout the low-density residential 
core, while two large park and open space areas, Carillon Woods and the Watershed Natural Area are 
located in the central and southern portions of the neighborhood.  Multifamily apartments and 
condominiums are clustered along the northern edge of Central Houghton, where they adjoin the 
neighborhood’s only commercial area, the Houghton/Everest Neighborhood Center.  

Residential

Goal CH-3: Promote and retain the residential character of the neighborhood while accommodating 
compatible infill development and redevelopment.

Policy CH-3.1:  Retain the predominately detached single-family housing style in the Central 
Houghton neighborhood. 

Central Houghton is a well established neighborhood that has predominately low-density (five to six 
dwelling units per acre) traditional single-family residential development.  The land use transitions from 
low-density residential to medium-density multifamily and commercial development in the northern 
portion of the neighborhood near NE 68th Street.  A mix of housing styles and sizes is important to the 
neighborhood’s character. 

Goal CH-4: Allow alternative residential development options that are compatible with surrounding 
development. 

Policy CH-4.1:  Allow a variety of development styles that provide housing choice in low 
density areas. 

Providing housing options for a wide spectrum of households is an important value to support and 
encourage.  Alternative housing provides more housing choice to meet changing housing demographics 
such as smaller households and an aging population.  Allowing design innovations can help lower land 
and development costs and improve affordability.  Compatibility with the predominant traditional 
detached single-family housing style in the neighborhood will determine the acceptance of housing 
alternatives.  Alternative housing types such as cottage, compact single-family, (two/three unit 
homes,) accessory dwelling units, and clustered dwellings are appropriate options to serve a diverse 
population and changing household size and composition.  
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Policy CH-4.2:  Encourage diversity in size of dwelling units by preserving and/or promoting 
smaller homes on smaller lots. 

Diversity can be achieved by allowing properties to subdivide into lots that are smaller than the normal 
minimum lot size allowed in the zone if the size of houses on the small lots is limited. This encourages 
diversity, maintains neighborhood character, and provides more housing choice.  Up to 50 percent of 
the single family lots in a subdivision should be allowed to be smaller than the zoning designation 
allows if a small house is retained or built on the small lots.  The lots containing the small houses 
should be no less than 5,000 square feet in the RS 7.2 zones and no less than 6000 square feet in the 
RS 8.5 zones.  The size of the houses on the small lots would be limited by a maximum floor area ratio 
and all other zoning regulations would apply. 

Policy CH-4.3:  The residential land south of NE 68th Street and surrounding the 
Houghton/Everest Neighborhood Center area is suitable for medium residential densities (see 
MDR and O/MF land use designations on Figure CH-1).

The area south of NE 68th Street and surrounding the Houghton/Everest Center is appropriate for 
medium densities because of topographic features and surrounding neighborhood conditions.  This 
area provides a good transition between the low density residential uses to the south, and the 
commercial shopping area to the north. 

Commercial

Houghton/Everest Neighborhood Center 

The Houghton/Everest Neighborhood Center is defined as a “Neighborhood Center” commercial area in 
the Land Use Element of the Comprehensive Plan.  It includes properties on the north and south sides 
of NE 68th Street in both the Central Houghton and Everest Neighborhoods. 
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Ci ty  o f  K i rk land  Comprehens ive  P lan VI-19
(December 2004 Revision)

VI.  LAND USE

LU-5.8: Promote development within the Bridle
Trails, Houghton, and Juanita Neighborhood Cen-
ters that becomes part of the neighborhood in the
way it looks and in the functions it serves. 

Neighborhood centers provide services to surround-
ing residential neighborhoods so that residents may
shop close to home. They also may function as the fo-
cal point for a community. Because of these important
ties to their neighborhood, neighborhood centers
should develop in ways that provide goods and ser-
vices needed by the local residents, enhance physical
connections to the surrounding neighborhoods, foster
good will and provide an opportunity for people to
mingle and converse. 

Policy LU-5.9: Allow residential markets, subject
to the following development and design standards:

� Locate small-scale neighborhood retail and
personal services where local economic demand
and local citizen acceptance are demonstrated. 

� Provide the minimum amount of off-street
parking necessary to serve market customers. 

� Ensure that building design is compatible with
the neighborhood in size, scale, and character.

The intent of this policy is to permit small individual
stores or service businesses in residential areas on a
case-by-case basis. These businesses should cater to
nearby residents, be oriented to pedestrian traffic, and
require very little customer parking. They should be
designed and located in a manner that is compatible
with adjacent residences and that will not encourage
the spread of commercial uses into residential areas.
They should be located where local economic de-
mand and neighborhood acceptance can be demon-
strated.

Policy LU-6.1: Provide opportunities for light
industrial and high technology uses.

405 Corporate Center

While Kirkland is not interested in recruiting heavy
industry, the City is supportive of existing industrial
enterprises and wants to encourage new high-technol-
ogy businesses to locate here.

Policies that encourage residential and retail en-
croachment in industrial areas drive up the cost of
land and promote conflicts which may force displace-
ment of industrial operations. The strategy in the
Land Use Element is to maintain industrial uses,
while acknowledging that, in some parts of the City,
industrial lands may be considered for conversion to
other land uses.

Recognizing that each industrial area in the City has
its own distinct character, the range of uses may vary
between districts and may include some nonindustrial
uses. Factors which should be taken into account
when determining appropriate land uses include exist-
ing uses, surrounding uses, the local transportation
system, and the effect on maintenance of primary jobs
in the local job market.

Goal LU-6: Provide opportunities for a vari-
ety of employment.

ATTACHMENT 2 
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Ci ty  o f  K i rk land  Comprehens ive  P lan XIV-3
(December 2004 Revision)

XIV.  IMPLEMENTATION STRATEGIES

Table IS-1
Implementation Tasks

TASK PRIORITY
GENERAL ELEMENT

Project

G.1 In 2022, review “time capsule,” located in the City Hall vault, containing the “Kirk-
land 2022 – Community Conversations” video and the citizen responses.

Ongoing

G.2. Annually update the Comprehensive Plan.

G.3. Update the neighborhood plans.

COMMUNITY CHARACTER ELEMENT
Projects

CC.1. Review and update Zoning Code Chapter 100: Signs.

CC.2. Establish incentives to private owners for preservation, restoration, redevelopment
and use of significant historic buildings and sites.

CC.3. Consider public improvements for historic districts to help encourage preservation.

Ongoing

CC.4. When the neighborhood plans are updated, consider design principles for new struc-
tures that respect the scale, massing, and design of existing adjacent buildings and
the neighborhood context.

CC.5. Incorporate historic preservation into neighborhood plans as they are updated in-
cluding:

� A list of each neighborhood’s historic structures and sites.

� Design principles for areas where historic structures are clustered.

NATURAL ENVIRONMENT ELEMENT
Projects

NE.1. Update the City’s Shoreline Master Program. **

NE.2. Assess and amend the Comprehensive Plan, City codes, resource management prac-
tices, and other City activities as needed for consistency with the Endangered Spe-
cies Act, State shoreline rules, and other natural resource requirements.

**

NE.3. Promote removal of fish barriers.

NE.4. Amend the Zoning Code to specify criteria and procedures for handling clearing and
grading violations in sensitive areas and their buffers.

**

NE.5. Study and implement methods to preserve and, where feasible, increase pervious
surface in Kirkland.

*

NE.6. Review Kirkland Municipal Code, Zoning Code Definitions Chapter, and Compre-
hensive Plan to identify inconsistencies in natural system terminology.

*

NE.7. Review Zoning Code regulations for protection of existing landscaping and trees. *

NE.8. Develop a City street tree program for appropriate species, planting and mainte-
nance, and community stewardship.

**

NE.9. Develop a street tree plan for commercial and residential corridors.

ATTACHMENT 3

CC.4. Add Carillon Woods to Community Landmarks - Table CC-1



Ci ty  o f  K i rk land  Comprehens ive  P lan XIV-5
(December 2004 Revision)

XIV.  IMPLEMENTATION STRATEGIES

LAND USE ELEMENT
Projects

LU.1. Prepare zoning regulations consistent with the revised NE 85th Street Subarea Plan. **

LU.2. Prepare zoning regulations consistent with the revised Totem Lake Neighborhood
Plan.

**

LU.3. Review existing development regulations for consistency with State law on the pro-
cess for essential public facilities.

LU.4. As part of the Bridle Trails Neighborhood Plan Update project, review land use den-
sities and zoning for consistency with the GMA.

LU.5. Refine open space network maps, identify missing links, and develop preservation
techniques.

LU.6. Amend the Zoning Code as appropriate to establish standards for residential markets. *

Ongoing

LU.7. When neighborhood plans are updated, consider design principles and standards for
the local commercial center(s).

LU.8. Monitor and update information concerning:

� Development capacity;

� Development trends; and

� Demographics.

HOUSING ELEMENT
Projects

H.1. Consider regulations that allow innovative housing, including compact develop-
ment and cottage housing.

**

H.2. Adopt regulations for market incentives to encourage low- and medium-income
housing.

**

Ongoing

H.3. Adopt a housing strategy plan and work program at least every five years that out-
lines housing strategies to be considered in order to address the City’s housing needs
and goals.

H.4. Monitor and update information concerning:

� Construction and demolition of affordable housing;

� Creation of accessory units and associated rent levels.

H.5. Continue to work with ARCH to fund low-income and special needs housing
projects.

Table IS-1
Implementation Tasks (Continued)

TASK PRIORITY

ATTACHMENT 3

LU.7. Develop business district
plan, zoning & design guidelines for
Houghton/Everest Neighborhood
Center.



XIV-8 City  o f  K i rk land  Comprehens i ve  P lan

(January 2010 Revision)

XIV.  IMPLEMENTATION STRATEGIES

HUMAN SERVICES ELEMENT
Ongoing

HS.1. Review the Senior Council’s Strategic Plan every five years and revise as
appropriate.

HS.2. Review the Youth Council’s Strategic Plan every five years and revise as
appropriate.

HS.3. Continue regional collaboration of the Human Service’s grant program to increase
efficiencies.

HS.4. Identify potential funding sources and submit grant applications for Senior, Youth
and Human Services programs.

CAPITAL FACILITIES ELEMENT
Projects
CF.1. Consider new revenue sources for capital facilities and implement as appropriate,

including voter-approved bond issues.
*

Ongoing
CF.2. Annually update the Capital Facilities Element to reflect capacity of facilities, land

use changes, level of service standards, and financing capability.
CF.3. Annually update the Capital Facilities Element consistent with the Capital

Improvement Program.
CF.4. Periodically update impact fees to reflect increases in road and park construction

costs.
NEIGHBORHOOD PLANS

Ongoing
NP.1. Regularly review neighborhood plans and amend as appropriate. *
NP.2. Incorporate the following capital project elements into the CIP and CFP processes 

and/or the neighborhood connection and neighborhood grant program:
Highlands Neighborhood

Emergency Access Bridge to Forbes Creek Drive
Highlands Park facility improvement
Nonmotorized street enhancements to 116th Avenue NE and NE 87th 
Street
Cedar View Park play structure

Market Neighborhood
Neighborhood park development in north sector
View stations at 4th and 5th Street West
Improved Market Street access

Market Street Corridor
Pedestrian and bicycle facilities

Table IS-1
Implementation Tasks (Continued)

TASK PRIORITY

ATTACHMENT 3

Central Houghton Neighborhood

1. Work with PW Department to have
historic street names added to street signs
as they are replaced.
2. Identify design standards for 108th
Avenue NE
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MUNICIPAL CODE WORDING CHANGE 

22.28.042 Lots—Small lot single-family. 
In the Central Houghton, Market and Norkirk neighborhoods, as defined in the 

comprehensive plan, for those subdivisions not subject to the lot size flexibility 
provisions of Sections 22.28.030 and 22.28.040 and historic preservation provisions of 
Section 22.28.048, the minimum lot area shall be deemed to be met if at least one-half 
of the lots created contain no less than the minimum lot size required in the zoning 
district in which the property is located. The remaining lots may contain less than the 
minimum required lot size; provided that such lots meet the following standards: 

(a)     Within the RS 6.3 and RS 7.2 zones, the lots shall be at least five thousand 
square feet.  

(b)    Within the RS 8.5 zone, the lots shall be at least six thousand square feet.  
(c)    The portion of any flag lot that is less than thirty feet wide, and used for 

driveway access to the buildable portion of the lot may not be counted in the lot area.  
(d)    The floor area ratio (FAR) shall not exceed thirty percent of lot size; provided, 

that FAR may be increased up to thirty-five percent of the lot size if the following criteria 
are met: 

(1)    The primary roof form of all structures on the site is peaked, with a minimum 
pitch of four feet vertical to twelve feet horizontal; and 

(2)    All structures are set back from side property lines by at least seven and one-
half feet. 

(e)    The FAR restriction shall be recorded on the face of the plat.  
(f)    Accessory dwelling units are prohibited. This restriction shall be recorded on the 

face of the plat. (Ord. 4102 § 1(A), 2007) 
 

 

ATTACHMENT 5



CENTRAL HOUGHTON ADVISORY GROUP 
 
 
 
Houghton Community Council Representative and Advisory Group Chair 
Betsy Pringle (Elsie Webber – alternate) 
 
Planning Commission Representative 
Byron Katsuyama 
 
Parks Board Representative 
Colleen Cullen 
 
Transportation Commission Representative 
Transportation Commission will send a member to those meetings where transportation issues 
are discussed. 
 
Neighborhood Association 
Lisa McConnell, Chair 
 
Staff 
Angela Ruggeri and Dorian Collins, project planners, Paul Stewart and Eric Shields 
 
Group Members appointed by the HCC 
Tom Markl (Mike Nelson – alternate) – Houghton Center 
Frank Rossi 
Susan Busch 
Rachel Mikulec - Kirkland Children’s School 
Mike Burdo 
Steve Sankey - Northwest University 
Jeff Nouwens 
Carol Buckingham 
Spring Vitus 
Shawn Etchevers 
Brian Staples 
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