
CITY OF KIRKLAND 
123 FIFTH AVENUE, KIRKLAND, WASHINGTON 98033-6189 (425) 587-3249 

DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
MEMORANDUM 

 
 
To: David Ramsay, City Manager 
 
 
From: Dorian Collins, AICP, Senior Planner 
 Paul Stewart, AICP, Deputy Director 
 Eric Shields, AICP, Planning Director 
  
Date: November 29, 2007 
 
 
Subject: ADOPTION OF ORDINANCE 4120 AND ITS SUMMARY AMENDING THE KIRKLAND 

ZONING CODE FOR NEW DEVELOPMENT REGULATIONS TO ALLOW FOR COTTAGE, 
CARRIAGE AND TWO/THREE-UNIT HOMES (FILE ZONO7-00005) 

 
RECOMMENDATION 
 

1. Conduct a public hearing on the issue of expansion of the maximum size for cottage developments 
from 24 to 48 units. 

 
2. Approve the enclosed ordinance amending the Zoning Code related to new and revised regulations 

for cottage, carriage and two/three-unit homes.  The amendments include a new Chapter 113, 
and miscellaneous changes to the Table of Contents and Chapters 5, 90, and 115.  

 
Two alternatives sets of the regulations for Chapter 113 are provided with the ordinance, labeled 
Attachment A, and Attachment A*.  The first, Attachment A to the ordinance, limits the maximum 
size for cottage projects to 24 units.  Attachment A* provides for larger cottage projects, to 48 
units, along with additional criteria for approval of these projects.  The Council should select the 
Attachment that includes the appropriate regulations, based on the decision on the issue of 
maximum project size following the public hearing. 
 
Both versions of the regulations contain the changes to the regulations directed by the Council at 
the study session on this topic on November 20, 2007.  These changes include: 
 

 New terms for “multiplex”, “duplex” and “triplex”.  Under the revised proposed 
regulations, these units would be referred to as two-unit and three-unit homes. 

 Limitation for stand-alone two/three-unit homes to areas outside the jurisdiction of 
the Houghton Community Council. 

 
 

Council Meeting:  12/11/2007
Agenda:  Public Hearings

Item #:  9. a. 
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BACKGROUND DISCUSSION 
 
The recommended amendments establish new development standards for cottage, carriage and two/three-
unit homes.  The Planning Commission held a public hearing on the proposed amendments on October 
11, 2007.  The Planning Commission recommendation and staff transmittal of the recommendation were 
provided to the City Council at the study session held on November 20, 2007.  The packet materials for 
that meeting, which include links to meeting minutes and additional information, can be viewed at City 
Council Meeting - November 20th.   
 
At the meeting on November 20th, the City Council directed staff to revise the regulations to address the 
concern expressed by the Houghton Community Council regarding stand-alone two/three-unit homes 
within their jurisdiction.  At the meeting of the Houghton Community Council on November 26th, staff 
provided a report regarding the Council’s direction.  The Houghton Community Council was pleased, and 
agreed that they would likely support the proposed regulations when they are brought to them for final 
approval on December 19th.  The regulations have been revised accordingly, to prohibit these housing types 
within Houghton, unless they are included within a cottage project. 
 
Also at the study session on November 20th, the City Council discussed a comment letter the City had 
received from Triad Development.  In the letter, Marco Lowe from Triad Development asked the City 
Council to consider expanding the maximum size for cottage projects specified in the draft regulations from 
24 units to 48 units.  The Council discussed the suggestion, and concluded that they wanted to refer the 
issue to the Planning Commission for consideration and recommendation, since the letter was received 
after the public hearing held by the Planning Commission.   
 
The Planning Commission discussed the concept of revising the draft regulations to allow for larger cottage 
projects at a study session on November 29th.  The Commission eventually concluded that they did not 
support the expansion of the maximum size for cottage projects, and passed the following motion: 
 
 “The Planning Commission recommends that the City Council not consider expanding the size 

limit for cottage, carriage and two/three-unit homes”.   
 
In their discussion, the Commission expressed concern that the issue had been raised following over a year 
of careful study, and that they were not comfortable moving forward with such a change at this time.  The 
Commission also noted that they viewed the Happy Church site, and other large sites, as still having the 
potential for other creative development types, such as a combination of a cottage development on a 
portion of the site, and traditional single family development on the remainder.  They also discussed the 
development concept that has been used by the Cottage Company that includes a cluster of single family 
homes and accessory dwelling units, which could also be developed under the City’s existing regulations.  
Finally, several commissioners acknowledged that the oral comments provided by the representative from 
Triad Development at the study session which indicated that the acquisition of the Happy Church site may 
not occur, was a factor in their decision that a change to the regulations may not be necessary in the short 
term. 
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If the Council is still interested in pursuing an expansion to the maximum size for cottage projects, staff has 
identified the following criteria for consideration: 
 

o Higher level of review by the City (Process IIA) 
o Access of the project site to an arterial 
o Adjacency of the project site to a non-residential zone or a medium/high density 

residential zone 
 
The draft regulations contained in Attachment A* (note asterisk) for the ordinance allow for projects up to 
48 units in size, with the addition of the criteria noted above. 
 
Exhibits 
 
 A. Additional Comment Letters 
 
 
CC: ZON07-00005 
 Planning Commission 
 Houghton Community Council 

Arthur Sullivan, ARCH 
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  ZON07-00005 

 

 
-----Original Message----- 
From: Patti [mailto:patti.sutter@verizon.net]  
Sent: Monday, November 26, 2007 4:29 PM 
To: Dorian Collins 
Subject: Innovative housing 
 
I am quite aware that this will be too little too late. I am horrified by 
the prospect of rampant cottage, carriage and multiplex housing within our 
single family neighborhoods! How it can be considered to maintain the 
character of the neighborhoods is beyond my capacity. Within the residential 
neighborhoods of Kirkland there is an abundance of smaller, 'affordable' 
homes. Who said those smaller, 'affordable' homes had to be new 
construction? We have an abundance of multifamily housing in the form of 
condominiums and apartments within the City. To extend the whole concept of 
multiplex housing within the single family zoning is outrageous! 
I believe this direction is to the detriment of Kirkland. And I do not 
welcome this change. 
 
Patti Sutter 
206-915-9134 
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From: Chuck Pilcher [mailto:chuck@bourlandweb.com]  
Sent: Thursday, November 29, 2007 9:11 AM 
To: Kathi Anderson 
Subject: Comment on Cottage Housing for Counci Meeting December 11 
 
I read the Planning Commission report on the Council agenda about Cottage/Carriage Housing.  I’ve 
seen both projects done on Rose Hill.  Here are my comments: 
• The composition of the Planning Commission’s Advisory Board seemed to be stacked with people 

likely to profit from this. 
• The appearance of the “cottage development” along about NE 97th west of 132nd Ave. NE is ok, but 

the homes sure didn’t fit my definition of “affordable,” being mostly in the $450,000 price range if I 
recall correctly.   

• The “cottage development” to the NW of that, kind of down in a hole, is ugly as sin, and looks like 
each unit should come with a pair of Birkenstocks and an elf.  Or maybe a book of Grimms Fairy 
Tales.  And again, they don’t seem to be that affordable.   

• The developments definitely change the character of a neighborhood.  I used the word “ghetto” when 
looking at the second one.  Location is crucial. 

• Perhaps if they actually were larger but hidden behind a lot of trees or something, with limited access, 
like a gated community, they’d be less “silly looking.”  And people who choose to live in such a setting 
may then have a common bond through their homeowners’ association. 

• My biggest concern is that they are not really affordable, and that all we are doing is re-zoning for 
increased density, the benefit of which accrues more to developers and land sellers than to those 
needing an affordable home. 

 
Chuck Pilcher 
10127 NE 62nd Street 
Kirkland, WA 98033 
chuck@bourlandweb.com 
425-828-3165 
206-915-8593 cell 
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From: Jim Soules [mailto:jim@cottagecompany.com]  
Sent: Thursday, November 29, 2007 4:33 PM 
To: Dorian Collins 
Cc: Linda Pruitt 
Subject: Cottages to Max. 48 
 
Dorian, 
 
Yes – I’ll be at the meeting with a few thoughts.  I will point out that the code was designed to allow small 
developments to compatibly fit within existing single-family residential neighborhoods.  The assumption 
was it was single-family uses on all sides.  I drove by the site and it has multi-family townhouses to the 
east and an undeveloped park to the south so if there is a criteria to allow more than 24 I support your 
thinking that it needs to have non SF on at least 2 sides and a higher level of review process. 
 
I checked with Triad Associates (civil engineers in Kirkland) and they are not affiliated in any way with 
Triad Development. 
 
After the Developers Forum from 8 to 10:30 this morning I looked at the 24 lot plat.  It is a 199,624 SF 
site, but as platted there is 26,873 SF of ROW leaving a net site of 172,801 SF.  And as you know the 
allowable FAR is based on after any ROW dedication. 
 
I notice the discussion assumes the developer will automatically get double the number of homes over 
the current 24 lot plat.  If they proposed and managed to obtain approval with no ROW dedication the 
allowable FAR at 35% is 69,868 SF and with 48 units that is an average size of 1,455 SF.  1,455 SF is 
adequate to design a good 3-bedrom home.  But once parking is worked, and home type variety 
considered it’s possible the number of units may less than 48.   
 
However if there is a requirement for a public street inside the site the number of homes will definitely be 
less, and could be closer to 40.   
 
Another suggestion if more than 24 units would be to restrict the number cottages or multi-plex units to 
24.  That way the project could be a group of 24 cottages on 8 triplex type buildings that would provide 
more housing choices.   
 
Jim Soules 
The Cottage Company, LLC 
P 206.579.8731  F 206.324.6337 
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Chapter 113 – COTTAGE, CARRIAGE AND TWO/THREE-UNIT HOMES  

Sections: 
113.05 User Guide 
113.10 Voluntary Provisions and Intent 
113.15 Housing Types Defined 
113.20 Applicable Use Zones 
113.25 Parameters for Cottages, Carriage Units and Two/Three-Unit Homes 
113.30 Community Buildings and Community Space in Cottage Developments 
113.35 Design Standards and Guidelines 
113.40 Median Income Housing 
113.45 Review Process 
113.50 Additional Standards 
 

113.05 User Guide 

This chapter provides standards for alternative types of housing in Single-
Family zones.  If you are interested in proposing cottage, carriage or 
two/three-unit homes or you wish to participate in the City’s decision on a 
project including these types of housing units, you should read this chapter. 

113.10 Voluntary Provisions and Intent 

The provisions of this chapter are available as alternatives to the development 
of typical detached single family homes.  These standards are intended to 
address the changing composition of households, and the need for smaller, 
more diverse, and often, more affordable housing choices.  Providing for a 
variety of housing types also encourages innovation and diversity in housing 
design and site development, while ensuring compatibility with surrounding 
single family residential development.  

113.15 Housing Types Defined 

The following definitions apply to the housing types allowed through the 
provisions in this Chapter:   

1. Cottage – A detached, single-family dwelling unit containing 1,500 
square feet or less of gross floor area. 

2. Carriage Unit – A single-family dwelling unit, not to exceed 800 square 
feet in gross floor area, located above a garage structure.   

3.  Two/Three-Unit Home – A structure containing two dwelling units or 
three dwelling units, designed to look like a detached single-family 
home.   
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113.20 Applicable Use Zones 

The housing types described in this chapter may be used only in the following 
low density zones:  RS 7.2, RSX 7.2, RS 8.5, RSX 8.5, RS 12.5 and RSX 12.5 
(see Section 113.25 for further standards regarding location of these housing 
types).  

113.25 Parameters for Cottages, Carriage Units and Two/Three-Unit Homes 

 Please refer to Sections 113.30, 113.35 and 113.40 for additional 
requirements related to these standards. 

 Cottage Carriage Two/Three-Unit Home1 

Max Unit Size2 1,500 
square 
feet3 

800 square feet 1,000 square feet average unit 
size 

Structure total4: 
   Two-Unit:    2,000 s.f. 
   Three-Unit:  3,000 s.f. 
 

 

Density 2 times the maximum number of detached dwelling units 
allowed in the underlying zone5 & 6 

 

Max Floor Area 
Ratio (FAR),7,8 

.35 
 

 

                                                 

1 Within the jurisdiction of the Houghton Community Council, this housing type is only allowed where it is 
included in a cottage project. 
2 A covenant restricting any increases in unit size after initial construction shall be recorded against the 
property.  Vaulted space may not be converted to habitable space. 
3 Maximum size for a cottage is 1,500 square feet.  A cottage may include an attached garage, not to exceed 
250 square feet. 
4 Maximum size for a two-unit home is 2,000 square feet.  A two-unit home may include an attached 
garage, not to exceed 500 square feet.  The maximum size for a three-unit home is 3,000 square feet.  A 
three-unit home may include an attached garage, not to exceed 750 square feet. 
5 Existing detached dwelling units may remain on the subject property and will be counted as units. 
6 When the conversion from detached dwelling units to equivalent units results in a fraction, the equivalent 
units shall be limited to the whole number below the fraction. 
7 FAR regulations are calculated using the entire development site.  FAR for individual lots may vary. 
8 Median income units, and any attached garages for the median income units provided under Section 
113.40 shall not be included in the FAR calculation for the development. 
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 Cottage Carriage Two/Three-Unit Home 

Min. 4 
units 
Max 24 
units 

Development 
Size 

Maximum 
cluster9: 
12 units 

Must be limited to either one 
two-unit home or one three-
unit home, or be part of a 
cottage development, unless 
approved through Process IIA, 
Chapter 150. 

Review Process Process I 

 

Must be 
included in a 
cottage project. 

Single two-unit home or single 
three-unit home:  Process I10 

Development containing more 
than one two-unit or one three-
unit home (other than a 
cottage project):  Process IIA11 

Location 
Developments containing cottage, carriage and/or two/three-unit 
homes may not be located closer than the distance noted below to 
another development approved under the provisions of this 
Chapter: 

1 to 9 Units:        500’ 
10-19 Units:     1,000’ 
20-24 Units:     1,500’ 
 

Parking 
Requirements 

 

Units under 700 square feet:  1 space per unit 
Units between 700-1,000 square feet:  1.5 spaces per unit 
Units over 1,000 square feet:  2 spaces per unit. 
 
Must be provided on the subject property. 

Minimum Required 
Yards  (from exterior 
property lines of subject 
property) 

 

Front:  20’ 
Other:  10’ 

Must be 
included in a 
cottage project

Front:  20’ 
Other:  10’ 

                                                 

9 Cluster size is intended to encourage a sense of community among residents.  A development site may 
contain more than one cluster, with a clear separation between clusters. 
10 Stand-alone two/three-unit homes are not allowed within the jurisdiction of the Houghton Community 
Council. 
11 See Section 113.45.  Carriage units and two/three-unit homes may be included within a cottage housing 
proposal to be reviewed through Process 1 provided that the number of two/three-unit homes and carriage 
units does not exceed 20% of the total number of units in the project.  
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 Cottage Carriage Two/Three-Unit Home 

Lot coverage (all 
impervious 
surfaces)12 

50% Must be 
included in a 
cottage project. 

50% 

Height 
Dwelling 
Units 

 
Accessory 
Structures 

 
25’ (RS Zones) and 27’ (RSX Zones) maximum above A.B.E., 
(where minimum roof slope of 6:12 for all parts of the roof 
above 18’ are provided).  Otherwise, 18’ above A.B.E. 

One story, not to exceed 18’ above A.B.E. 

Tree Retention Standards contained in Section 95.35 for Tree Plan III shall 
apply to development approved under this Chapter.   

                                                 

12 Lot coverage is calculated using the entire development site.  Lot coverage for individual lots may vary. 
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 Cottage Carriage Two/Three-
Unit Home  

Common Open 
Space 

400 square feet per unit. 
Private open space is also encouraged (See Section 
113.35) 

Community 
Buildings 

Community buildings are encouraged.  See Section 113.30 
for further regulations. 

Attached Covered 
Porches 13 

Each unit must have a 
covered porch with a minimum 
area of 64 square feet per unit 
and a minimum dimension of 
7’ on all sides. 

  

Development 
Options 

Subdivision 
Binding Site Plan 
Condominium 
Rental or Ownership 

Accessory 
Dwelling Units 
(ADUs) 

Not permitted as part of a cottage, carriage or two/three-unit 
home development. 

 

113.30 Community Buildings and Community Space in Cottage 
Developments 

 
Community buildings and community space are encouraged in cottage 
developments. 

 
1. Community buildings or space shall be clearly incidental in use and 

size to the dwelling units.   
 

2. Building height for community buildings shall be no more than one 
story.  Where the community space is located above another 
common structure, such as a detached garage or storage building, 
standard building heights apply.  

 

                                                 

13 Requirements for porches do not apply to carriage or two/three-unit homes. 
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3. Community buildings must be located on the same site as the 
cottage housing development, and be commonly owned by the 
residents.  

 
113.35 Design Standards and Guidelines 

 
1. Cottage Projects 

 
a. Orientation of Dwelling Units 

 
Dwellings within a cottage housing development should be 
oriented to promote a sense of community, both within the 
development, and with respect to the larger community, outside 
of the cottage project.  A cottage development should not be 
designed to “turn its back” on the surrounding neighborhood.   

 
1. Where feasible, each dwelling unit that abuts a common 

open space shall have a primary entry and/or covered porch 
oriented to the common open space.   

 
2. Each dwelling unit abutting a public right-of-way (not 

including alleys) shall have an inviting façade, such as a 
primary or secondary entrance or porch, oriented to the 
public right-of-way.  If a dwelling unit abuts more than one 
public right-of way, the City shall determine to which right-of-
way the inviting façade shall be oriented. 

 
b. Required Common Open Space 

 
 Common open space should provide a sense of openness, 

visual relief, and community for cottage developments.  The 
space must be outside of wetlands, streams and their buffers, 
and developed and maintained to provide for passive and/or 
active recreational activities for the residents of the development.    

 
1. Each area of common open space shall be in one contiguous 

and useable piece with a minimum dimension of 20 feet on 
all sides.   

 
2. Required common open space may be divided into no more 

than two separate areas per cluster of dwelling units. 
 

3. Common open space shall be located in a centrally located 
area and be easily accessible to all dwellings within the 
development. 

 
4. Fences may not be located within required open space 

areas. 
 

5. Landscaping located in common open space areas shall be 
designed to allow for easy access and use of the space by all 
residents, and to facilitate maintenance needs.  Where 
feasible, existing mature trees should be retained. 
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6. Unless the shape or topography of the site precludes the 
ability to locate units adjacent to the common open space, 
the following standards must be met: 

 
a. The open space shall be located so that it will be 

surrounded by cottages or two/three-unit homes on at 
least two sides;  

 
b. At least 50% of the units in the development shall abut a 

common open space. A cottage is considered to “abut” 
an area of open space if there is no structure between 
the unit and the open space. 

 
7. Surface water management facilities shall be limited within 

common open space areas.  Low Impact Development (LID) 
features are permitted, provided they do not adversely impact 
access to or use of the common open space for a variety of 
activities.  Conventional stormwater collection and 
conveyance tools, such as flow control and/or water quality 
vaults are permitted if located underground. 

 
c. Shared Detached Garages and Surface Parking Design 

 
Parking areas should be located so their visual presence is 
minimized, and associated noise or other impacts do not intrude 
into public spaces.  These areas should also maintain the single 
family character along public streets. 

 
1. Shared detached garage structures may not exceed four 

garage doors per building, and a total of 1,200 square feet.  
 

2. For shared detached garages, the design of the structure 
must be similar and compatible to that of the dwelling units 
within the development. 

 
3. Shared detached garage structures and surface parking 

areas must be screened from public streets and adjacent 
residential uses by landscaping or architectural screening.   

 
4. Shared detached garage structures shall be reserved for the 

parking of vehicles owned by the residents of the 
development.  Storage of items which preclude the use of 
the parking spaces for vehicles is prohibited. 

 
5. Surface parking areas may not be located in clusters of more 

than 4 spaces.  Clusters must be separated by a distance of 
at least 20 feet.  

 
6. The design of carports must include roof lines similar and 

compatible to that of the dwelling units within the 
development. 
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d. Low Impact Development 
 

The proposed site design shall incorporate the use of low 
impact development (LID) strategies to meet stormwater 
management standards. LID is a set of techniques that mimic 
natural watershed hydrology by slowing, 
evaporating/transpiring, and filtering water, which allows water 
to soak into the ground closer to its source.  The design should 
seek to meet the following objectives: 

 
1. Preservation of natural hydrology. 

 
2. Reduced impervious surfaces. 

 
3. Treatment of stormwater in numerous small, decentralized 

structures.   
 

4. Use of natural topography for drainageways and storage 
areas. 

 
5. Preservation of portions of the site in undisturbed, natural 

conditions. 
 

6. Reduction of the use of piped systems.  Whenever possible, 
site design should use multifunctional open drainage 
systems such as vegetated swales or filter strips which also 
help to fulfill landscaping and open space requirements.   

 
e. Two/Three-Unit Homes and Carriage Units within Cottage 

Projects 
 
 Two/three-unit homes and carriage units may be included within 

a cottage housing development.  Design of these units should 
be compatible with that of the cottages included in the project. 

 
f. Variation in Unit Sizes, Building and Site Design 

 
Cottage projects should establish building and site design that 
promotes variety and visual interest that is compatible with the 
character of the surrounding neighborhood.   

 
1. Projects should include a mix of unit sizes within a single 

development. 
 
2. Proposals are encouraged to provide a variety of building 

styles, features and site design elements within cottage 
housing communities.  Dwellings with the same combination 
of features and treatments should not be located adjacent to 
each other. 
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g. Private Open Space 
 
 Open space around individual dwellings should be provided to 

contribute to the visual appearance of the development, and to 
promote diversity in landscape design. 

 
h. Pedestrian Flow through Development 
 

 Pedestrian connections should link all buildings to the public 
right of way, common open space and parking areas. 

 
2. Two/Three-Unit Homes not included in Cottage Developments 

 
 Two and three-unit homes are an allowed use on individual lots in 

the zones listed in Section 113.20.  These homes should be 
consistent in height, bulk, scale and style with surrounding single-
family residential uses. 

 
a. Entries 

 
Two and three-unit homes shall maintain the traditional 
character and quality of detached single-family dwelling units by 
using design elements such as the appearance of single points 
of entry addressing the street, pitched roofs, substantial trim 
around windows, porches and chimneys.  Ideally, the multiple-
unit home will have no more than one entry on each side of the 
structure. 

 
b. Low Impact Development (LID) 

 
Projects containing two or more two/three-unit homes shall 
follow the LID standards set forth in Section 113.35 of this 
Chapter. 

 
c. Garages and Surface Parking Design 

 
1. Garages and driveways for two/three-unit homes shall meet 

the standards established in Sections 115.43 and 115.115.5 
of this Zoning Code.  In addition, no more than three garage 
doors may be visible on any façade of the structure.  

 
2. Surface parking shall be limited to groups of no more than 

three stalls.  Parking areas with more than two stalls must be 
visually separated from the street, perimeter property lines 
and common areas through site planning, landscaping or 
natural screening.   

 
113.40 Median Income Housing 
 

1. Requirement to Provide Median Income Housing – Projects including 10 
or more housing units shall be required to provide 10% of the units as 
affordable to median income households.  The level of affordability shall 
be determined according to the following schedule: 

 10 unit project:  1 unit affordable to households earning 
100% of King County Median Income 
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 11 unit project:  1 unit affordable to households earning 
98% of King County Median Income 

 12 unit project:  1 unit affordable to households earning 
96% of King County Median Income 

 13 unit project:  1 unit affordable to households earning 
94% of King County Median Income 

 14 unit project:  1 unit affordable to households earning 
92% of King County Median Income 

 15 unit project:  1 unit affordable to households earning 
90% of King County Median Income 

 16 unit project:  1 unit affordable to households earning 
88% of King County Median Income 

 17 unit project:  1 unit affordable to households earning 
86% of King County Median Income 

 18 unit project:  1 unit affordable to households earning 
84% of King County Median Income 

 19 unit project:  1 unit affordable to households earning 
82% of King County Median Income 

 
For projects with 20 units or more, the following schedule will 
apply: 
 

 20 unit project:  2 units affordable to households 
earning 100% of King County Median 
Income 

 21 unit project:  2 units affordable to households 
earning 98% of King County Median 
Income 

 22 unit project:  2 units affordable to households 
earning 96% of King County Median 
Income 

 23 unit project:  2 units affordable to households 
earning 94% of King County Median 
Income 

 24 unit project:  2 units affordable to households 
earning 92% of King County Median 
Income 

 
Median Income dwelling units shall have the same general appearance 
and use the same exterior materials as the market rate dwelling units, 
and shall be dispersed throughout the development. 

The type of ownership of the median income housing units shall be the 
same as the type of ownership for the rest of the housing units in the 
development. 

As noted in Section 113.25, any median income units, and any attached 
garages for the median income units, provided under this section shall not 
be included in the Floor Area Ratio (FAR) calculation for the development. 
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2. Agreement for Median Income Housing Units– Prior to issuance of a 
certificate of occupancy, an agreement in a form acceptable to the City 
Attorney shall be recorded with King County Department of Records and 
Elections.  The agreement shall address price restrictions, homebuyer or 
tenant qualifications, long-term affordability, and any other applicable 
topics of the median income housing units.  The agreement shall be a 
covenant running with the land and shall be binding on the assigns, heirs 
and successors of the applicant.  

Median income housing units that are provided under this section shall 
remain as median income housing for a minimum of 30 years from the 
date of initial owner occupancy for ownership median income housing 
units and for the life of the project for rental median income housing units. 

 
113.45 Review Process 

 

1. Approval Process – Cottage Housing Development 

a. The City will process an application for cottage development 
through Process I, Chapter 145. 

b. Public notice for developments proposed through this Section 
shall be as set forth under the provisions of Chapter 150 
(Process IIA).   

2. Approval Process – Carriage Unit and Two/Three-Unit Home 
Development  

a. Two/Three-Unit Homes and carriage units that are part of a 
cottage project shall be reviewed through Process I provided 
that the number of two/three-unit homes and carriage units 
does not exceed 20% of the total number of units in the 
project.  Noticing requirements shall be as described in 
paragraph 1.b, above. 

b. All other developments containing carriage and two/three-unit 
homes shall be reviewed using Process IIA.   

3. Approval Process –  Requests for Modifications to Standards 

a. Minor Modifications: Applicants may request minor 
modifications to the general parameters and design 
standards set forth in this Chapter.   The Planning Director or 
Hearing Examiner may modify the requirements if all of the 
following criteria are met: 
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i. The site is constrained due to unusual shape, 
topography, easements or sensitive areas. 

ii. The modification is consistent with the objectives of 
this Chapter. 

iii. The modification will not result in a development that is 
less compatible with neighboring land uses 

 
4. Review Criteria  
 

a. In addition to the criteria established for review of development 
proposals in Chapter 145 and 150, the applicant must 
demonstrate that:   
 

i. The proposal is compatible with and is not larger in 
scale than surrounding development with respect to 
size of units, building heights, roof forms, setbacks 
between adjacent buildings and between buildings 
and perimeter property lines, number of parking 
spaces, parking location and screening, access and 
lot coverage.  

 
 

ii. Any proposed modifications to provisions of this 
Chapter are important to the success of the proposal 
as an alternative housing project and are necessary 
to meet the intent of these regulations.   

 
113.50 Additional Standards 

 
 

1. Application fees for the Process I or IIA review of the proposed project 
shall be based on the number of single-family units that would be 
allowed by the underlying zoning, regardless of the number of units 
proposed under this Chapter. 

 
2. Impact fees under Kirkland Municipal Code Chapters 27.04 and 27.06 

for the proposed project shall be assessed at the rates for multifamily 
dwelling units, as identified in Appendix A of Kirkland Municipal Code 
Chapters 27.04 and 27.06. 

 
3. The City’s approval of a cottage housing or two/three-unit home 

development does not constitute approval of a subdivision, a short 
plat, or a binding site plan. A lot that has cottage, carriage or 
two/three-unit homes may not be subdivided unless all of the 
requirements of the Zoning Code and Title 22 of the Kirkland 
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Municipal Code are met.  A lot containing a two/three-unit home may 
not be subdivided in a manner that results in the dwelling units being 
located on separate lots. 
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Revision to Chapter 5 
(Definitions would be incorporated alphabetically into the 

current set of definitions in the Zoning Code) 

 

Chapter 5 – DEFINITIONS 

Sections: 
5.05 User Guide 
5.10 Definitions 

5.05 User Guide 

The definitions in this chapter apply for this code. 

5.10 Definitions 

The following definitions apply throughout this code unless, from the context, 
another meaning is clearly intended: 

1. Cottage – A detached, single-family dwelling unit containing 1,500 
square feet or less of gross floor area. 

2. Carriage Unit – A single-family dwelling unit, not to exceed 800 square 
feet in gross floor area, located above a garage structure.   

3.  Two/Three-Unit Home – A structure containing two dwelling units or 
three dwelling units, designed to look like a detached single-family 
home.   
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90.135 Maximum Development Potential 

1.  Dwelling Units – The maximum potential number of dwelling units for a site which 
contains a wetland, stream, minor lake, or their buffers shall be the buildable area 
in square feet divided by the minimum lot area per unit as specified by Chapters 
15 through 60 KZC, plus the area of the required sensitive area buffer in square 
feet divided by the minimum lot area per unit as specified by Chapters 15 through 
60 KZC, multiplied by the development factor derived from subsection (2) of this 
section: 

MAXIMUM DWELLING UNIT POTENTIAL = (BUILDABLE AREA/THE 
PRESCRIBED MINIMUM LOT AREA PER UNIT) + [(BUFFER AREA/THE 
PRESCRIBED MINIMUM LOT AREA PER UNIT) X (DEVELOPMENT FACTOR)] 

For purposes of this subsection only, “buildable area” means the total area of the 
subject property minus sensitive areas and their buffers. 

For developments providing affordable housing units pursuant to Chapter 112 
KZC, or cottage, carriage or two/three-unit homes pursuant to Chapter 113, the 
density bonus and resulting maximum density shall be calculated using the 
maximum dwelling unit potential of this section as the base to which the bonus 
units will be added. 

For multifamily development, if application of the maximum development potential 
formula results in a fraction, the number of permitted dwelling units shall be 
rounded up to the next whole number (unit) if the fraction of the whole number is 
at least 0.66. For single-family development, if application of the maximum 
development potential formula results in a fraction, the number of permitted 
dwelling units (lots) shall not be rounded up, regardless of the fraction. This 
provision shall not be construed to preclude application of Chapter 22.28 KMC. 

Lot size and/or density may be limited by or through other provisions of this code 
or other applicable law, and the application of the provisions of this chapter may 
result in the necessity for larger lot sizes or lower density due to inadequate 
buildable area. 

3. Development Factor – The development factor, consisting of a “percent credit,” to be 
used in computing the maximum potential number of dwelling units for a site which 
contains a sensitive area buffer is derived from the following table: 
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Percentage of Site in Sensitive Area Buffer Counted at

< 1 to   10% 100% 
> 10 to   20%   90% 
> 20 to   30%   80% 
> 30 to   40%   70% 
> 40 to   50%   60% 
> 50 to   60%   50% 
> 60 to   70%   40% 
> 70 to   80%   30% 
> 80 to   90%   20% 
> 90 to 100%   10% 
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Revision to Section 115.115.5 
 

5.  Driveways and Parking Areas – Driveways and parking areas are not allowed in 
required yards except as follows: 

a. Detached Dwelling Units, Two-Unit Homes and Three-Unit Homes, approved 
under Chapter 113 

1) General – Vehicles may be parked in the required front, rear, and north 
property line yards if parked on a driveway and/or parking area. For the 
purpose of this section, vehicles are limited to those devices or 
contrivances which can carry or convey persons or objects and which are 
equipped as required by federal or state law for operation on public roads. 
A driveway and/or parking area shall not exceed 20 feet in width in any 
required front yard, and shall be separated from other hard-surfaced 
areas located in the required front yard by a landscape strip at least five 
feet in width. This landscape strip may be interrupted by a walkway or 
pavers providing a connection from the driveway to other hard-surfaced 
areas, as long as such walkway or pavers cover no more than 20 percent 
of the landscape strip. A driveway and/or parking area located in a 
required front yard shall not be closer than five feet to any side property 
line (see Plate 14); provided: 

a) That where access to a legally established lot is provided by a 
panhandle or vehicle access easement measuring less than 20 feet 
in width, a driveway not exceeding 10 feet in width, generally 
centered in the panhandle or access easement, shall be permitted 
(see Plate 14A); and 

b) That any driveway which generally parallels a right-of-way or easement 
road shall be set back at least five feet from the right-of-way or 
easement, except for a 20-foot-wide section where the driveway 
connects with the right-of-way or easement. Such driveway shall not 
have a width of more than 10 feet within the front or rear yard (see 
Plate 14B) and shall be separated from other hard-surfaced areas 
located in the front or rear yard by a landscape strip at least five feet 
in width. Where more than one driveway is permitted within a front or 
rear yard, those driveways shall be separated by a landscape strip at 
least five feet in width. 

2) Exception – Driveways and/or parking areas may exceed 20 feet in width if: 

a) The driveway/parking area serves a three-car garage; and 

b) The subject property is at least 60 feet in width; and 

c) The garage(s) is (are) located no more than 40 feet from the front 
property line; and 

d) The driveway/parking area flares from 20 feet at the property line to a 
maximum of 30 feet in width. 
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3) The Planning Official may approve a modification to the driveway and/or 
setback requirements in KZC 115.115(5)(a)(1) if: 

a) The existing topography of the subject property or the abutting property 
decreases or eliminates the need for the setback; or 

b) The location of pre-existing improvements or vegetation on the abutting 
site eliminates the need for or benefit of a setback; and 

c) The modification will not have any substantial detrimental effect on 
abutting properties or the City as a whole. 
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Chapter 113 – COTTAGE, CARRIAGE AND TWO/THREE-UNIT HOMES  

Sections: 
113.05 User Guide 
113.10 Voluntary Provisions and Intent 
113.15 Housing Types Defined 
113.20 Applicable Use Zones 
113.25 Parameters for Cottages, Carriage Units and Two/Three-Unit Homes 
113.30 Community Buildings and Community Space in Cottage Developments 
113.35 Design Standards and Guidelines 
113.40 Median Income Housing 
113.45 Review Process 
113.50 Additional Standards 
 

113.05 User Guide 

This chapter provides standards for alternative types of housing in Single-
Family zones.  If you are interested in proposing cottage, carriage or 
two/three-unit homes or you wish to participate in the City’s decision on a 
project including these types of housing units, you should read this chapter. 

113.10 Voluntary Provisions and Intent 

The provisions of this chapter are available as alternatives to the development 
of typical detached single family homes.  These standards are intended to 
address the changing composition of households, and the need for smaller, 
more diverse, and often, more affordable housing choices.  Providing for a 
variety of housing types also encourages innovation and diversity in housing 
design and site development, while ensuring compatibility with surrounding 
single family residential development.  

113.15 Housing Types Defined 

The following definitions apply to the housing types allowed through the 
provisions in this Chapter:   

1. Cottage – A detached, single-family dwelling unit containing 1,500 
square feet or less of gross floor area. 

2. Carriage Unit – A single-family dwelling unit, not to exceed 800 square 
feet in gross floor area, located above a garage structure.   

3.  Two/Three-Unit Home – A structure containing two dwelling units or 
three dwelling units, designed to look like a detached single-family 
home.   
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113.20 Applicable Use Zones 

The housing types described in this chapter may be used only in the following 
low density zones:  RS 7.2, RSX 7.2, RS 8.5, RSX 8.5, RS 12.5 and RSX 12.5 
(see Section 113.25 for further standards regarding location of these housing 
types).  

113.25 Parameters for Cottages, Carriage Units and Two/Three-Unit Homes 

 Please refer to Sections 113.30, 113.35 and 113.40 for additional 
requirements related to these standards. 

 Cottage Carriage Two/Three-Unit Home1 

Max Unit Size2 1,500 
square 
feet3 

800 square feet 1,000 square feet average unit 
size 

Structure total4: 
   Two-Unit:    2,000 s.f. 
   Three-Unit:  3,000 s.f. 
 

 

Density 2 times the maximum number of detached dwelling units 
allowed in the underlying zone5 & 6 

 

Max Floor Area 
Ratio (FAR),7,8 

.35 
 

 

                                                 

1 Within the jurisdiction of the Houghton Community Council, this housing type is only allowed where it is 
included in a cottage project. 
2 A covenant restricting any increases in unit size after initial construction shall be recorded against the 
property.  Vaulted space may not be converted to habitable space. 
3 Maximum size for a cottage is 1,500 square feet.  A cottage may include an attached garage, not to exceed 
250 square feet. 
4 Maximum size for a two-unit home is 2,000 square feet.  A two-unit home may include an attached 
garage, not to exceed 500 square feet.  The maximum size for a three-unit home is 3,000 square feet.  A 
three-unit home may include an attached garage, not to exceed 750 square feet. 
5 Existing detached dwelling units may remain on the subject property and will be counted as units. 
6 When the conversion from detached dwelling units to equivalent units results in a fraction, the equivalent 
units shall be limited to the whole number below the fraction. 
7 FAR regulations are calculated using the entire development site.  FAR for individual lots may vary. 
8 Median income units, and any attached garages for the median income units provided under Section 
113.40 shall not be included in the FAR calculation for the development. 
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 Cottage Carriage Two/Three-Unit Home 

Min. 4 
units 
Max 48 
units 

Development 
Size 

Maximum 
cluster9: 
12 units 

Must be limited to either one 
two-unit home or one three-
unit home, or be part of a 
cottage development, unless 
approved through Process IIA, 
Chapter 150. 

Review Process 4-24 
Units: 
Process I 

25-48 
Units: 
Process 
IIA 

 

Must be 
included in a 
cottage project. 

Single two-unit home or single 
three-unit home:  Process I10 

Development containing more 
than one two-unit or one three-
unit home (other than a 
cottage project):  Process IIA11 

Location 
Developments containing cottage, carriage and/or two/three-unit 
homes may not be located closer than the distance noted below to 
another development approved under the provisions of this 
Chapter: 

1 to 9 Units:        500’ 
10-19 Units:     1,000’ 
20-48 Units:     1,500’ 
 
Cottage projects containing more than 24 units must be located on 
sites with direct access to an arterial street.  These sites must also 
be adjacent to either a non-residential zone, or a medium or high 
density residential zone. 
 

Parking 
Requirements 

Units under 700 square feet:  1 space per unit 
Units between 700-1,000 square feet:  1.5 spaces per unit 
Units over 1,000 square feet:  2 spaces per unit. 
 

                                                 

9 Cluster size is intended to encourage a sense of community among residents.  A development site may 
contain more than one cluster, with a clear separation between clusters. 
10 Stand-alone two/three-unit homes are not allowed within the jurisdiction of the Houghton Community 
Council. 
11 See Section 113.45.  Carriage units and two/three-unit homes may be included within a cottage housing 
proposal to be reviewed through Process 1 provided that the number of two/three-unit homes and carriage 
units does not exceed 20% of the total number of units in the project.  
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Must be provided on the subject property. 

Minimum Required 
Yards  (from exterior 
property lines of subject 
property) 

 

Front:  20’ 
Other:  10’ 

Must be 
included in a 
cottage project

Front:  20’ 
Other:  10’ 

 Cottage Carriage Two/Three-Unit Home 

Lot coverage (all 
impervious 
surfaces)12 

50% Must be 
included in a 
cottage project. 

50% 

Height 
Dwelling 
Units 

 
Accessory 
Structures 

 
25’ (RS Zones) and 27’ (RSX Zones) maximum above A.B.E., 
(where minimum roof slope of 6:12 for all parts of the roof 
above 18’ are provided).  Otherwise, 18’ above A.B.E. 

One story, not to exceed 18’ above A.B.E. 

Tree Retention Standards contained in Section 95.35 for Tree Plan III shall 
apply to development approved under this Chapter.   

                                                 

12 Lot coverage is calculated using the entire development site.  Lot coverage for individual lots may vary. 
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 Cottage Carriage Two/Three-
Unit Home  

Common Open 
Space 

400 square feet per unit. 
Private open space is also encouraged (See Section 
113.35) 

Community 
Buildings 

Community buildings are encouraged.  See Section 113.30 
for further regulations. 

Attached Covered 
Porches 13 

Each unit must have a 
covered porch with a minimum 
area of 64 square feet per unit 
and a minimum dimension of 
7’ on all sides. 

  

Development 
Options 

Subdivision 
Binding Site Plan 
Condominium 
Rental or Ownership 

Accessory 
Dwelling Units 
(ADUs) 

Not permitted as part of a cottage, carriage or two/three-unit 
home development. 

 

113.30 Community Buildings and Community Space in Cottage 
Developments 

 
Community buildings and community space are encouraged in cottage 
developments. 

 
1. Community buildings or space shall be clearly incidental in use and 

size to the dwelling units.   
 

2. Building height for community buildings shall be no more than one 
story.  Where the community space is located above another 
common structure, such as a detached garage or storage building, 
standard building heights apply.  

 

                                                 

13 Requirements for porches do not apply to carriage or two/three-unit homes. 
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3. Community buildings must be located on the same site as the 
cottage housing development, and be commonly owned by the 
residents.  

 
113.35 Design Standards and Guidelines 

 
1. Cottage Projects 

 
a. Orientation of Dwelling Units 

 
Dwellings within a cottage housing development should be 
oriented to promote a sense of community, both within the 
development, and with respect to the larger community, outside 
of the cottage project.  A cottage development should not be 
designed to “turn its back” on the surrounding neighborhood.   

 
1. Where feasible, each dwelling unit that abuts a common 

open space shall have a primary entry and/or covered porch 
oriented to the common open space.   

 
2. Each dwelling unit abutting a public right-of-way (not 

including alleys) shall have an inviting façade, such as a 
primary or secondary entrance or porch, oriented to the 
public right-of-way.  If a dwelling unit abuts more than one 
public right-of way, the City shall determine to which right-of-
way the inviting façade shall be oriented. 

 
b. Required Common Open Space 

 
 Common open space should provide a sense of openness, 

visual relief, and community for cottage developments.  The 
space must be outside of wetlands, streams and their buffers, 
and developed and maintained to provide for passive and/or 
active recreational activities for the residents of the development.    

 
1. Each area of common open space shall be in one contiguous 

and useable piece with a minimum dimension of 20 feet on 
all sides.   

 
2. Required common open space may be divided into no more 

than two separate areas per cluster of dwelling units. 
 

3. Common open space shall be located in a centrally located 
area and be easily accessible to all dwellings within the 
development. 

 
4. Fences may not be located within required open space 

areas. 
 

5. Landscaping located in common open space areas shall be 
designed to allow for easy access and use of the space by all 
residents, and to facilitate maintenance needs.  Where 
feasible, existing mature trees should be retained. 
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6. Unless the shape or topography of the site precludes the 
ability to locate units adjacent to the common open space, 
the following standards must be met: 

 
a. The open space shall be located so that it will be 

surrounded by cottages or two/three-unit homes on at 
least two sides;  

 
b. At least 50% of the units in the development shall abut a 

common open space. A cottage is considered to “abut” 
an area of open space if there is no structure between 
the unit and the open space. 

 
7. Surface water management facilities shall be limited within 

common open space areas.  Low Impact Development (LID) 
features are permitted, provided they do not adversely impact 
access to or use of the common open space for a variety of 
activities.  Conventional stormwater collection and 
conveyance tools, such as flow control and/or water quality 
vaults are permitted if located underground. 

 
c. Shared Detached Garages and Surface Parking Design 

 
Parking areas should be located so their visual presence is 
minimized, and associated noise or other impacts do not intrude 
into public spaces.  These areas should also maintain the single 
family character along public streets. 

 
1. Shared detached garage structures may not exceed four 

garage doors per building, and a total of 1,200 square feet.  
 

2. For shared detached garages, the design of the structure 
must be similar and compatible to that of the dwelling units 
within the development. 

 
3. Shared detached garage structures and surface parking 

areas must be screened from public streets and adjacent 
residential uses by landscaping or architectural screening.   

 
4. Shared detached garage structures shall be reserved for the 

parking of vehicles owned by the residents of the 
development.  Storage of items which preclude the use of 
the parking spaces for vehicles is prohibited. 

 
5. Surface parking areas may not be located in clusters of more 

than 4 spaces.  Clusters must be separated by a distance of 
at least 20 feet.  

 
6. The design of carports must include roof lines similar and 

compatible to that of the dwelling units within the 
development. 
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d. Low Impact Development 
 

The proposed site design shall incorporate the use of low 
impact development (LID) strategies to meet stormwater 
management standards. LID is a set of techniques that mimic 
natural watershed hydrology by slowing, 
evaporating/transpiring, and filtering water, which allows water 
to soak into the ground closer to its source.  The design should 
seek to meet the following objectives: 

 
1. Preservation of natural hydrology. 

 
2. Reduced impervious surfaces. 

 
3. Treatment of stormwater in numerous small, decentralized 

structures.   
 

4. Use of natural topography for drainageways and storage 
areas. 

 
5. Preservation of portions of the site in undisturbed, natural 

conditions. 
 

6. Reduction of the use of piped systems.  Whenever possible, 
site design should use multifunctional open drainage 
systems such as vegetated swales or filter strips which also 
help to fulfill landscaping and open space requirements.   

 
e. Two/Three-Unit Homes and Carriage Units within Cottage 

Projects 
 
 Two/three-unit homes and carriage units may be included within 

a cottage housing development.  Design of these units should 
be compatible with that of the cottages included in the project. 

 
f. Variation in Unit Sizes, Building and Site Design 

 
Cottage projects should establish building and site design that 
promotes variety and visual interest that is compatible with the 
character of the surrounding neighborhood.   

 
1. Projects should include a mix of unit sizes within a single 

development. 
 
3. Proposals are encouraged to provide a variety of building 

styles, features and site design elements within cottage 
housing communities.  Dwellings with the same combination 
of features and treatments should not be located adjacent to 
each other. 
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g. Private Open Space 
 
 Open space around individual dwellings should be provided to 

contribute to the visual appearance of the development, and to 
promote diversity in landscape design. 

 
h. Pedestrian Flow through Development 
 

 Pedestrian connections should link all buildings to the public 
right of way, common open space and parking areas. 

 
2. Two/Three-Unit Homes not included in Cottage Developments 

 
 Two and three-unit homes are an allowed use on individual lots in 

the zones listed in Section 113.20.  These homes should be 
consistent in height, bulk, scale and style with surrounding single-
family residential uses. 

 
a. Entries 

 
Two and three-unit homes shall maintain the traditional 
character and quality of detached single-family dwelling units by 
using design elements such as the appearance of single points 
of entry addressing the street, pitched roofs, substantial trim 
around windows, porches and chimneys.  Ideally, the multiple-
unit home will have no more than one entry on each side of the 
structure. 

 
b. Low Impact Development (LID) 

 
Projects containing two or more two/three-unit homes shall 
follow the LID standards set forth in Section 113.35 of this 
Chapter. 

 
c. Garages and Surface Parking Design 

 
1. Garages and driveways for two/three-unit homes shall meet 

the standards established in Sections 115.43 and 115.115.5 
of this Zoning Code.  In addition, no more than three garage 
doors may be visible on any façade of the structure.  

 
2. Surface parking shall be limited to groups of no more than 

three stalls.  Parking areas with more than two stalls must be 
visually separated from the street, perimeter property lines 
and common areas through site planning, landscaping or 
natural screening.   

 
113.40 Median Income Housing 
 

1. Requirement to Provide Median Income Housing – Projects including 10 
or more housing units shall be required to provide 10% of the units as 
affordable to median income households.  The level of affordability shall 
be determined according to the following schedule: 

 10 unit project:  1 unit affordable to households earning 
100% of King County Median Income 
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 11 unit project:  1 unit affordable to households earning 
98% of King County Median Income 

 12 unit project:  1 unit affordable to households earning 
96% of King County Median Income 

 13 unit project:  1 unit affordable to households earning 
94% of King County Median Income 

 14 unit project:  1 unit affordable to households earning 
92% of King County Median Income 

 15 unit project:  1 unit affordable to households earning 
90% of King County Median Income 

 16 unit project:  1 unit affordable to households earning 
88% of King County Median Income 

 17 unit project:  1 unit affordable to households earning 
86% of King County Median Income 

 18 unit project:  1 unit affordable to households earning 
84% of King County Median Income 

 19 unit project:  1 unit affordable to households earning 
82% of King County Median Income 

For projects with 20 units or more, the following schedule will 
apply: 
 

 20 unit project:  2 units affordable to households 
earning 100% of King County Median 
Income 

 21 unit project:  2 units affordable to households 
earning 98% of King County Median 
Income 

 22 unit project:  2 units affordable to households 
earning 96% of King County Median 
Income 

 23 unit project:  2 units affordable to households 
earning 94% of King County Median 
Income 

 24 unit project:  2 units affordable to households 
earning 92% of King County Median 
Income 

 25 unit project:  2 units affordable to households 
earning 90% of King County Median 
Income 

 26 unit project:  2 units affordable to households 
earning 88% of King County Median 
Income 

 27 unit project:  2 units affordable to households 
earning 86% of King County Median 
Income 

 28 unit project:  2 units affordable to households 
earning 84% of King County Median 
Income 
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 29 unit project:  2 units affordable to households 
earning 82% of King County Median 
Income 

For projects with 30 units or more, the following schedule will 
apply: 
 

 30 unit project:  3 units affordable to households 
earning 100% of King County Median 
Income 

 31 unit project:  3 units affordable to households 
earning 98% of King County Median 
Income 

 32 unit project:  3 units affordable to households 
earning 96% of King County Median 
Income 

 33 unit project:  3 units affordable to households 
earning 94% of King County Median 
Income 

 34 unit project:  3 units affordable to households 
earning 92% of King County Median 
Income 

 35 unit project:  3 units affordable to households 
earning 90% of King County Median 
Income 

 36 unit project:  3 units affordable to households 
earning 88% of King County Median 
Income 

 37 unit project:  3 units affordable to households 
earning 86% of King County Median 
Income 

 38 unit project:  3 units affordable to households 
earning 84% of King County Median 
Income 

 39 unit project:  3 units affordable to households 
earning 82% of King County Median 
Income 

For projects with 40 units or more, the following schedule will 
apply: 
 

 40 unit project:  4 units affordable to households 
earning 100% of King County Median 
Income 

 41 unit project:  4 units affordable to households 
earning 98% of King County Median 
Income 

 42 unit project:  4 units affordable to households 
earning 96% of King County Median 
Income 
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 43 unit project:  4 units affordable to households 
earning 94% of King County Median 
Income 

 44 unit project:  4 units affordable to households 
earning 92% of King County Median 
Income 

 45 unit project:  4 units affordable to households 
earning 90% of King County Median 
Income 

 46 unit project:  4 units affordable to households 
earning 88% of King County Median 
Income 

 47 unit project:  4 units affordable to households 
earning 86% of King County Median 
Income 

 48 unit project:  4 units affordable to households 
earning 84% of King County Median 
Income 

 
Median Income dwelling units shall have the same general appearance 
and use the same exterior materials as the market rate dwelling units, 
and shall be dispersed throughout the development. 

The type of ownership of the median income housing units shall be the 
same as the type of ownership for the rest of the housing units in the 
development. 

As noted in Section 113.25, any median income units, and any attached 
garages for the median income units, provided under this section shall not 
be included in the Floor Area Ratio (FAR) calculation for the development. 

2. Agreement for Median Income Housing Units– Prior to issuance of a 
certificate of occupancy, an agreement in a form acceptable to the City 
Attorney shall be recorded with King County Department of Records and 
Elections.  The agreement shall address price restrictions, homebuyer or 
tenant qualifications, long-term affordability, and any other applicable 
topics of the median income housing units.  The agreement shall be a 
covenant running with the land and shall be binding on the assigns, heirs 
and successors of the applicant.  

Median income housing units that are provided under this section shall 
remain as median income housing for a minimum of 30 years from the 
date of initial owner occupancy for ownership median income housing 
units and for the life of the project for rental median income housing units. 

 
113.45 Review Process 

 

1. Approval Process – Cottage Housing Development 
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a. The City will process applications for cottage developments 
with less than 25 units through Process I, Chapter 145.  
Cottage developments with 25 or more units will be 
processed through Process IIA, Chapter 150. 

b. Public notice for all cottage developments proposed through 
this Section shall be as set forth under the provisions of 
Chapter 150 (Process IIA).   

2. Approval Process – Carriage Unit and Two/Three-Unit Home 
Development  

a. Two/Three-Unit Homes and carriage units that are part of a 
cottage project shall be reviewed through Process I provided 
that the number of two/three-unit homes and carriage units 
does not exceed 20% of the total number of units in the 
project, and the total project size does not exceed 24 units.  
Noticing requirements shall be as described in paragraph 1.b, 
above. 

b. All other developments containing carriage and two/three-unit 
homes shall be reviewed using Process IIA.   

4. Approval Process –  Requests for Modifications to Standards 

a. Minor Modifications: Applicants may request minor 
modifications to the general parameters and design 
standards set forth in this Chapter.   The Planning Director or 
Hearing Examiner may modify the requirements if all of the 
following criteria are met: 

i. The site is constrained due to unusual shape, 
topography, easements or sensitive areas. 

ii. The modification is consistent with the objectives of 
this Chapter. 

iii. The modification will not result in a development that is 
less compatible with neighboring land uses 
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4. Review Criteria  
 

a. In addition to the criteria established for review of development 
proposals in Chapter 145 and 150, the applicant must 
demonstrate that:   
 

i. The proposal is compatible with and is not larger in 
scale than surrounding development with respect to 
size of units, building heights, roof forms, setbacks 
between adjacent buildings and between buildings 
and perimeter property lines, number of parking 
spaces, parking location and screening, access and 
lot coverage.  

 
 

ii. Any proposed modifications to provisions of this 
Chapter are important to the success of the proposal 
as an alternative housing project and are necessary 
to meet the intent of these regulations.   

 
113.50 Additional Standards 

 
 

1. Application fees for the Process I or IIA review of the proposed project 
shall be based on the number of single-family units that would be 
allowed by the underlying zoning, regardless of the number of units 
proposed under this Chapter. 

 
2. Impact fees under Kirkland Municipal Code Chapters 27.04 and 27.06 

for the proposed project shall be assessed at the rates for multifamily 
dwelling units, as identified in Appendix A of Kirkland Municipal Code 
Chapters 27.04 and 27.06. 

 
3. The City’s approval of a cottage housing or two/three-unit home 

development does not constitute approval of a subdivision, a short 
plat, or a binding site plan. A lot that has cottage, carriage or 
two/three-unit homes may not be subdivided unless all of the 
requirements of the Zoning Code and Title 22 of the Kirkland 
Municipal Code are met.  A lot containing a two/three-unit home may 
not be subdivided in a manner that results in the dwelling units being 
located on separate lots. 
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Title 23 
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Revision to Chapter 5 
(Definitions would be incorporated alphabetically into the 

current set of definitions in the Zoning Code) 

 

Chapter 5 – DEFINITIONS 

Sections: 
5.05 User Guide 
5.10 Definitions 

5.05 User Guide 

The definitions in this chapter apply for this code. 

5.10 Definitions 

The following definitions apply throughout this code unless, from the context, 
another meaning is clearly intended: 

1. Cottage – A detached, single-family dwelling unit containing 1,500 
square feet or less of gross floor area. 

2. Carriage Unit – A single-family dwelling unit, not to exceed 800 square 
feet in gross floor area, located above a garage structure.   

3.  Two/Three-Unit Home – A structure containing two dwelling units or 
three dwelling units, designed to look like a detached single-family 
home.   



  Attachment A* 
   

 17

90.135 Maximum Development Potential 

1.  Dwelling Units – The maximum potential number of dwelling units for a site which 
contains a wetland, stream, minor lake, or their buffers shall be the buildable area 
in square feet divided by the minimum lot area per unit as specified by Chapters 
15 through 60 KZC, plus the area of the required sensitive area buffer in square 
feet divided by the minimum lot area per unit as specified by Chapters 15 through 
60 KZC, multiplied by the development factor derived from subsection (2) of this 
section: 

MAXIMUM DWELLING UNIT POTENTIAL = (BUILDABLE AREA/THE 
PRESCRIBED MINIMUM LOT AREA PER UNIT) + [(BUFFER AREA/THE 
PRESCRIBED MINIMUM LOT AREA PER UNIT) X (DEVELOPMENT FACTOR)] 

For purposes of this subsection only, “buildable area” means the total area of the 
subject property minus sensitive areas and their buffers. 

For developments providing affordable housing units pursuant to Chapter 112 
KZC, or cottage, carriage or two/three-unit homes pursuant to Chapter 113, the 
density bonus and resulting maximum density shall be calculated using the 
maximum dwelling unit potential of this section as the base to which the bonus 
units will be added. 

For multifamily development, if application of the maximum development potential 
formula results in a fraction, the number of permitted dwelling units shall be 
rounded up to the next whole number (unit) if the fraction of the whole number is 
at least 0.66. For single-family development, if application of the maximum 
development potential formula results in a fraction, the number of permitted 
dwelling units (lots) shall not be rounded up, regardless of the fraction. This 
provision shall not be construed to preclude application of Chapter 22.28 KMC. 

Lot size and/or density may be limited by or through other provisions of this code 
or other applicable law, and the application of the provisions of this chapter may 
result in the necessity for larger lot sizes or lower density due to inadequate 
buildable area. 

3. Development Factor – The development factor, consisting of a “percent credit,” to be 
used in computing the maximum potential number of dwelling units for a site which 
contains a sensitive area buffer is derived from the following table: 

 

 

 

 



  Attachment A* 
   

 18

Percentage of Site in Sensitive Area Buffer Counted at

< 1 to   10% 100% 
> 10 to   20%   90% 
> 20 to   30%   80% 
> 30 to   40%   70% 
> 40 to   50%   60% 
> 50 to   60%   50% 
> 60 to   70%   40% 
> 70 to   80%   30% 
> 80 to   90%   20% 
> 90 to 100%   10% 
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Revision to Section 115.115.5 
 

5.  Driveways and Parking Areas – Driveways and parking areas are not allowed in 
required yards except as follows: 

a. Detached Dwelling Units, Two-Unit Homes and Three-Unit Homes, approved 
under Chapter 113 

1) General – Vehicles may be parked in the required front, rear, and north 
property line yards if parked on a driveway and/or parking area. For the 
purpose of this section, vehicles are limited to those devices or 
contrivances which can carry or convey persons or objects and which are 
equipped as required by federal or state law for operation on public roads. 
A driveway and/or parking area shall not exceed 20 feet in width in any 
required front yard, and shall be separated from other hard-surfaced 
areas located in the required front yard by a landscape strip at least five 
feet in width. This landscape strip may be interrupted by a walkway or 
pavers providing a connection from the driveway to other hard-surfaced 
areas, as long as such walkway or pavers cover no more than 20 percent 
of the landscape strip. A driveway and/or parking area located in a 
required front yard shall not be closer than five feet to any side property 
line (see Plate 14); provided: 

a) That where access to a legally established lot is provided by a 
panhandle or vehicle access easement measuring less than 20 feet 
in width, a driveway not exceeding 10 feet in width, generally 
centered in the panhandle or access easement, shall be permitted 
(see Plate 14A); and 

b) That any driveway which generally parallels a right-of-way or easement 
road shall be set back at least five feet from the right-of-way or 
easement, except for a 20-foot-wide section where the driveway 
connects with the right-of-way or easement. Such driveway shall not 
have a width of more than 10 feet within the front or rear yard (see 
Plate 14B) and shall be separated from other hard-surfaced areas 
located in the front or rear yard by a landscape strip at least five feet 
in width. Where more than one driveway is permitted within a front or 
rear yard, those driveways shall be separated by a landscape strip at 
least five feet in width. 

2) Exception – Driveways and/or parking areas may exceed 20 feet in width if: 

a) The driveway/parking area serves a three-car garage; and 

b) The subject property is at least 60 feet in width; and 

c) The garage(s) is (are) located no more than 40 feet from the front 
property line; and 

d) The driveway/parking area flares from 20 feet at the property line to a 
maximum of 30 feet in width. 
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3) The Planning Official may approve a modification to the driveway and/or 
setback requirements in KZC 115.115(5)(a)(1) if: 

a) The existing topography of the subject property or the abutting property 
decreases or eliminates the need for the setback; or 

b) The location of pre-existing improvements or vegetation on the abutting 
site eliminates the need for or benefit of a setback; and 

c) The modification will not have any substantial detrimental effect on 
abutting properties or the City as a whole. 

 
 
 



ORDINANCE NO. 4120 
 

AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO ZONING, PLANNING, 
AND LAND USE AND AMENDING ORDINANCE 3719 AS AMENDED, THE 
KIRKLAND ZONING ORDINANCE AND APPROVING A SUMMARY ORDINANCE 
FOR PUBLICATION, FILE NO. ZON07-00005. 
 
 WHEREAS, the City Council has received a recommendation from the 
Kirkland Planning Commission to amend certain sections of the text of the 
Kirkland Zoning Code, Ordinance 3719 as amended, all as set forth in that 
certain report and recommendation of the Planning Commission dated 
November 7, 2007, and bearing Kirkland Department of Planning and 
Community Development File No. ZON07-00005; and 
 
 WHEREAS, prior to making said recommendation, the Kirkland 
Planning Commission, following notice thereof as required by RCW 35A.63.070, 
on October 11, 2007, held a public hearing, on the amendment proposals and 
considered the comments received at said hearing; and 
 
 WHEREAS, prior to making said recommendation, the Houghton 
Community Council, following notice thereof as required by RCW 35A.63.070, on 
September 24, 2007, held a courtesy hearing, on the amendment proposals and 
considered the comments received at said hearing; and 
 
 WHEREAS, pursuant to the State Environmental Policy Act (SEPA), 
there has accompanied the legislative proposal and recommendation through 
the entire consideration process, a SEPA Addendum to Existing Environmental 
Documents issued by the responsible official pursuant to WAC 197-11-600; and  
 
 WHEREAS, in an open public meeting the City Council considered the 
environmental documents received from the responsible official, together with 
the report and recommendation of the Planning Commission. 
 
 NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of 
Kirkland as follows: 
   
 Section 1.  Zoning text amended:  The following specified sections of 
the text of Ordinance 3719 as amended, the Kirkland Zoning Ordinance, be and 
they hereby are amended to read as follows: 
 
As set forth in Attachment A attached to this ordinance and incorporated by 
reference. 
 
 Section 2.  If any section, subsection, sentence, clause, phrase, part 
or portion of this ordinance, including those parts adopted by reference, is for 
any reason held to be invalid or unconstitutional by any court of competent 
jurisdiction, such decision shall not affect the validity of the remaining portions of 
this ordinance. 
 
 Section 3.  To the extent the subject matter of this ordinance, pursuant 
to Ordinance 2001, is subject to the disapproval jurisdiction of the Houghton 
Community Council, this ordinance shall become effective within the Houghton 
Community Municipal Corporation only upon approval of the Houghton 

Council Meeting:  12/11/2007
Agenda:  Public Hearings

Item #:  9. b. 
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Community Council or the failure of said Community Council to disapprove this 
ordinance within 60 days of the date of the passage of this ordinance. 
 
 Section 4.  Except as provided in Section 3, this ordinance shall be in 
full force and effect on January 28, 2008, after its passage by the Kirkland City 
Council and publication, (pursuant to Kirkland Municipal Code 1.08.017, in the 
summary form attached to the original of this ordinance and by this reference 
approved by the City Council), as required by law. 
 
 Section 5. A complete copy of this ordinance shall be certified by the 
City Clerk, who shall then forward the certified copy to the King County 
Department of Assessments. 
 
 PASSED by majority vote of the Kirkland City Council in 
open meeting this _____ day of __________, 20__. 
 
 SIGNED IN AUTHENTICATION thereof this _____ day of 
___________, 20__. 
 
 
 
   ________________________ 
  Mayor 
 
Attest: 
 
 
_________________________ 
City Clerk 
 
Approved as to Form: 
 
 
_________________________ 
City Attorney 
 

 



  

PUBLICATION SUMMARY 
OF ORDINANCE NO. 4120 

 
AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO ZONING, PLANNING, 
AND LAND USE AND AMENDING ORDINANCE 3719 AS AMENDED, THE 
KIRKLAND ZONING ORDINANCE AND APPROVING A SUMMARY ORDINANCE 
FOR PUBLICATION, FILE NO. ZON07-00005. 

 
 
 SECTION 1.  Amends the following specific sections of the text of 
Ordinance 3719 as amended, the Kirkland Zoning Ordinance: 
 

A. Amends text in the Table of Contents 
B. Amends text in Chapter 5, Definitions 
C. Amends text in Chapter 90, Drainage Basins 
D. Adds new Chapter 113, Cottage, Carriage and Two/Three Unit 

Homes 
E. Amends text in Chapter 115, Miscellaneous Use Development 

and Performance Standards 
 
 SECTION 2.  Provides a severability clause for the ordinance.  
 
 SECTION 3.  Provides that the effective date of the ordinance is affected 
by the disapproval jurisdiction of the Houghton Community Council. 
 

SECTION.4.  Authorizes publication of the ordinance by summary, 
which summary is approved by the City Council pursuant to Kirkland Municipal 
Code 1.08.017 and establishes the effective date as January 28, 2008. 
 
 SECTION 5. Establishes certification by City Clerk and notification of 
King County Department of Assessments.  
 
 
 The full text of this Ordinance will be mailed without charge to any 
person upon request made to the City Clerk for the City of Kirkland.  The 
Ordinance was passed by the Kirkland City Council at its meeting on the ____ 
day of _______________________, 20__. 
 
 I certify that the foregoing is a summary of Ordinance ____________ 
approved by the Kirkland City Council for summary publication. 
 
 
 
   ______________________________________ 
   City Clerk 
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