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City Ministries PUD Justification 

The proposed City Ministries Housing Project PUD is located on a vacant 1.58 acre site located on 132"~  
Ave. NE between NE 88" St and NE 9 0 ~  Street, presently not open. The project consists of 13 single 
family residences and accompanying site infrastructure including on site parking areas. Three (3) of the 
single family homes will be provided for moderate income households. 

JI. Background 

The City of Kirkland's Zoning Code W C )  Section 125 establishes a mechanism called a Planned Unit 
Development or PUD which is intended to allow developments which benefit the City more than would a 
development which wmplies with the specific requirements of the zoning code. 

The first stage in the PUD review process is governed by the requirements in KZC Sections 125.15 through 
125.45 and results in the City's decision whether or not to grant the PUD. 
The following Justification will address the items and requirements presented in KZC Sections 125.15 

through 125.45. The presentation is on a Section by Section Basis with the citation of that code section 
presented in italics followed by our response to that wde section. 

125.15 Decision on the PUD -A~plicntion 

.... the applicant shall submit a completed application on the form provided by the Planning Department ... . 

We have coordinated with the Planning Department and have submitted an application on an acceptable form, 
as evidenced with the acceptance of a completed application. 

125.20 Decision on the PUD - Whal Provisions mav be Modified 

The City may modzfv any of the provisions of the code for a PUD except: 

I .  R e  City may not modzfv any ofthe provisions of this chapter; and 
No modification of any provision of this chapter is requested.. 

2. The City may not modzfv any provision of this code that specijkally states that its requirements are 
not subject to modifications uunder a PUD; and 

No request for modification of any provision of this code that is specifically noted as not being 
able to be modified is requested. 

3. 31re city may not mod~fv any of the proceduralprovisions of this code; and 
No procedural modification is being requested. 
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4. The City may not modzh any provision that speczf?cally applies to development on a regulated slope; 
and 

No regulated slopes exist on site and no modification is requested. 

5. The City may not modzfy any provision pertaining to the installation and maintenance of storm water 
retention/defention facilities; and 

No storm water system modification is requested. 

6. The City may not modify any provision pertaining to the installation of public improvements; and 
No public improvement modification is requested. 

7. The City may not mod~fv any provision regulation signs; and 
No sign regulation modification is requested. 

8. The City may not modzh any proviso regulating the construction of one detached dwelling unit. 
This requirement is not applicable, multiple single family residences are proposed. 

125.25 Decision on the PUD - Uses in a PUD 

I.  The City may approve any use that is listed as potentially allowed in the zone in which the PUD is 
proposed 

The proposal is located in and RSX 72. zone. This zone allows single family residences along 
with accessory uses to those residences. 

2. The City may approve any use that the Comprehensive Plan specij7cally states is appropriate in the area 
that includes the subject property. 

The North Rose Hill Neighborhood Comprehesnsive Plan designates this property as single 
family residential. 

125.30 Decision on the PUD - Densih, 

The language of this section of the code is notpresented for brevity. 
See the chart below for the allowed density calculations: 

site area 
110% PUD Bonus (Per Sec. 125.30 (1)) 1 7.9 x 1.1 = 8.69 (round to 9 units) 

Density Calculations 

I Rase Densitv Allnwed 1 9 units I 

Gross Site Area 
Less ROW Dedication 
Net Site Area 
Vehicular Circulation and Parking Area Exclusion per 
Sec. 125.30 (4) 
Site Area for Density Calculation Purposes 
Base Density Allowed: 1 unit per ea 7,200 sq. t?. of 

69,448 sq. 8. (1.59 acres) 
582 sq. t? 
68,866 sq. ft. 
11,936 sq. ft. 

56,930 sq. 8. 
56,930 sq. 8. / 7,200 sq. ft. = 7.9 units 



As required by Section 125.30 (3), if the PUD is approved, the applicant will prepare a document, to be 
approved by the City Attorney, stating that the PUD will be used for the approved purpose. This document will 
run with the subject property and will be recorded in the King County Department of Elections and Records. 

Affordable Housing Density Bonus 

125.35 -Decision on the PUD - Criteria for A D D ~ O V ~ ~ P  a PUD 

Affordable Housing Units (Bonus Units) 
Percentage of Total 
Density Multiplier (125.30 (2)(b) 

The City may approve a PUD only if itfinds that all of the following requirements are met: 

3 units 
33 % of Base Density - 
1.5 (9 base units x 1.5 = 13 units) 

I .  The proposed PUD meets the requirements of this chapter. 
Compliance will be realized with the completion of the PUD process. 

2. Any adverse impacts or undesirable effects of the proposed PUD are clearly outweighed by the 
specijically identified benefits to the residents of the City. 
Any adverse impacts of the increased density are offset by: 
a. The provision of 3 units of affordable housing. 
b. The completion of half street improvements to NE 9 0 ~  Street. 
c. Imorovements to 132"~ Ave. NE including street widening and construction of a sidewalk - 

separated from the street by a landscaped-planting stri l, d. The completion of half street improvements to NE 90 Street. 
e. providing on-site passive recreational amenities. 

3. The applicant isproviding one or more of the following benefits to the City as apart of the proposed 
PUD: 

b. 7heproposed PUD will preserve, enhance or rehabilitate natural features ofthe subject 
property such as signijicant woodlands, wildlife habitats or streams that the City could not 
require the applicant fopreserve, enhance or rehabilitate through development of the subject 
property without a PUD. 

Through the PUD process, tree preservation and replacement will provide for superior 
tree retention over a lot by lot development. This provides the potential for a better bird 
habitat. 

c. 7he design of the PUD incorporates active orpassive solar energy systems. 
The ability to site the residences in a planned environment allows for the provision of 
passive solar energy usage without the wmplications of unknown hture changes in the 
built environment. 



d. 77ze design ofthe proposed PUD is superior in one or more ofthee following ways to the design that 
would result from a development ofthe mbject property without a PUD: 

i. Increasedprovisions of open space or recreational facilities. 
A centralized common open space is provided through a park like setting. The 
unified site design provides a planned common open space. The common area 
open spaces coupled with the private open spaces for use of the individual 
residents provides a community setting that is superior to a lot by lot subdivision. 

ii. Superior circulation patterns or location or screening of parkrng facilities 
Parking is located in clustered areas on the interior of the site. This provides 
screening of parking from off site views. Vehicular access is limited to three 
street access points versus nine individual driveways. Vehicular and pedestrian 
safety is increased due to no back out parking situations being created. 

iii. Superior lanhcaping, buflering or screening in or around the proposed PUD. 
Landscaping for the entire project will be a coordinated, unified design that will 
be maintained in common. This superior landscaping, along with uniformly 
designed fencing and other hardscape features provides a continuity to the project 
design. Maintenance of the landscaping and open space through a full site 
program will insure a high degree of continuing quality. 

iv. Superior architectural design, placement, relationship or orientation of 
structure. 

Common site ownership allows buildings to be placed on site in such a manner 
that orientation to parking, open space, and solar access is superior to a lot by lot 
design. 

v. Minimum use of impervimrs surfacing materials. 
Impervious surface materials are limited through the grouping and sharing of 
areas for vehicular parking and sharing of on site sidewalks. 

d Any PUD which is proposed as special needs housing shall be reviewed for its proximity to 
existing or planned services (i.e. shopping centers, medical centers, churches, parks 
entertainment, senior centers, public transit, etc.) 

The project is located on a bus route, the buss stop being on 1 3 2 " ~  Ave. NE in the vicinity of the 
project. This bus route is a short distance from shopping and medical facilities. The project is 
located very near to a church. 



125.40 Decision on the PUD -Site Plan Reauired 
As apart of the approval ofthe IJUD, the City shaN incorporate a site plan submitted by the applicants of the 
PUD showing at a minimum: 

I.  The topography atJve-foot intervals of the PUD after grading. 
A finished grading plan has been submitted, showing the finished topography at 2' intervals. 

2. The structures in the PUD. 
The structures are shown on the site plan. 

3. All revenant dimensions of the PUD, including three outside dimensions and requiredyards. 
The revenant dimensions illustrating the sizes and special relationships of the various features in the 
PUD as shown on the site plan. 

4. The pedestrian and vehicular circulation andparking areas in the PUD. 
The pedestrian and vehicular circulation areas are shown on the site plan, 

5. The areas of common open space, or areas to be dedicated to the City. 
Road right-of-way will be dedicated to the City. This area is shown in the submitted site plans 

6. The lanhcaping of the PUD, including the general type, location, andgrowth characteristics of the 
vegetation. 
The required landscape plan is submitted as a part of the application. 

7. Any other relet~untphysical feature in the PUD. 
The overall site design, which creates to a unified site development both in terms of building siting, 
infrastructure development, and creation of coordinated open spaces is shown in the supporting 
documents. 

125.45 Decision on the PUD -Effect of nn Aooroved PUD 

No site work will be requested or undertaken unless specifically allowed by the city through this section of the 
wde. 



Additional Information: 

The proposed PUD does not request any modification of the following zoning code requirements associated 
with an RSX 7.2 zone, for either a lot by lot development or an overall site analysis: 

IIL Conclusion 

Item Required 

As is shown above, the proposal complies with the uses allowed in the zone, complies with the goals of the 
comprehensive plan, and meets goals and requirements of the PUD ordinance. The approval of a PUD will 
provide a superior development to a lot by lot subdivision. 

Proposed 
Uses allowed I Single Family Detached + accessory I Single Family Detached + accessory 
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Section 1 ,--,.I U S E  Z O N E  C H A R T  

MAXIMUMS 

0 m 
e 

Height oi 
o Structure 

Required 
Parking 
Spaces 

(See Ch. 105) 

2.0 per dwelling 
unit. 

Special Regulations 
(See also General Regulations) 

1. Minimum lot size per dwelling unit is as follows: 
a. In RSX 35 zones, the minimum lot size is 35.000 square feet. 
b. In RSX 8.5 zones, the minimum lot size is 8,500 square feet. 
c. in RSX 7.2 zones, the minimum lot size is 7,200 square feet. 
d. In RSX 5.0 zones, the minimum lot size is 5.000 square feet. 
In RSX 35,8.5,7.2 and 5.0 zones, not more than one dwelling unit may 
be on each lot, regardless of the size of the lot. 

2. Floor Area Ratio (F.A.R.) ailowed for the subject property is as follows 
a. In RSX 35 zones, F.A.R. is 20 percent of lot size. 
b. In RSX 12.5 zones, F.A.R. is 35 percent of lot size. 
c. In RSX 8.5 zones, F.A.R. is 50 percent of lot size. 
d. In RSX 7.2 zones, F.A.R. is 50 percent of lot size. 
e. In RSX 5.0 zones, F.A.R. is 60 percent of lot size. 
See KZC 115.42, Floor Area Ratio (F.A.R.) Calculation for Detached 
Dwelling Units in Low Density Residential Zones, for additional informa 
tion. 

3. On corner lots, only one front yard must be a minimum of 20 feet. Ail 
other front yards shall be regulated as a side yard (minimum five-foot 
yard). The applicant may select which front yard shall meet the 20-foot ( requirement. 

4. Chapter 115 KZCcontains reuulations reqardinq homeoccupationsanc 

I other accessoiy uses, facilities and actiities associated wiih this use. 
5. Residential iots in RSXzones within the BridieTrails neiahborhood nortt " 

c' 8.19 e Tra s Slate Par< nu1 conla n a m I. m u m  area of 10 000 per 
'neao e Eq.are feer v -,ch sr a ccm9, ,. ln SF?: 3' Reg2 alcn B i c r  
arge oomcstc an mas n XZC 1'5 23 2 r r i n  

(Revised 12/04) Kirkland Zoning Code 
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September 29,2006 

Mr. Tony Leavitt 
City of Kirkland 
123 5"' Avenue 
Kirkland, Washington 98033 

RE: City Ministries Housing Project: ZON06-00021 

Dear Tony, 

On Monday September 18"' we made a presentation of our proposed PUD before the North Rose Hill 
Neighborhood Association. 

The meeting was attended by approximately 60 people and there was an extended discussion and question and 
answer session with the community. 

A number of items of concern came to light fiom the community. Below is my recollection of the concerns 
that were presented. 

Neighbors on NE 88'"' Street: 
A number of our neighbors living on NE 8ath Street were present 
They were concerned about traffic issues, in particular the number of trips that would exit the site from 
our southern entrance onto NE 88'"' Street and parking on the city street by our residents. While there 
is currently street parking allowed and available on NE 88" Street, they are concerned that the 
availability of it will decrease with a new development. 

o We presented that there will be parking available in the existing City Church parking lot for 
overflow uses and we would be happy to request that our residents use this parking for 
overflow purposes instead of street parking on NE 88"'. 

o A neighbor suggested that the southern entrance to our project be made an emergency vehicle 
entrance only. We are in favor of that alternative and would like to pursue that with the city. Is 
this something that I should initially talk to the fire department about or is one of the other 
departments the lead for something like this? 

The landscaping treatment, fencing alternatives, and the location of our buildings along our south 
property line are concerns of the neighbors abutting our property. 

o I lea my card with a neighbor who seemed to be the most concerned and volunteered that I 
would be more than happy to meet with the neighbors that abut our property to discuss 
alternatives that would mitigate their concerns. 1 suggested that the neighbors determine what 
would be a good time for them to meet and I would make myself available. When that meeting 
is held, I will advise you in case you would like to attend. 

A few people had questions about who our residents would be. We presented that we anticipate that the 
residents of the project will be interns in the church's Generation Interns program, visiting missionaries or 
pastors that are on sabbatical at the City Church, families from the church, and that 4 units in the project will 
be affordable units and will be made available to the general public through ARCH. 

ARCHITECTURE AND PLANNING 
... 

21 12 1 1 ~ ~ "  AVE. NE, SUITE A, BELLEVUE, WASHING 
PHONE: (425) 451-4084 FAX: (425) 451-4078 
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Some neighbors were concerned about unrelated individuals living together and about how would the project 
would he managed. 

o We presented that we plan to have an onsite manager residing in one of the homes, and that the 
number of unrelated individuals allowed to live in a single family residence is governed by city 
ordinances. 

A question came up about the potential of selling of the homes in the future. 
o We presented that there is no anticipation that the homes will ever be sold, but that if it were to 

happen, we understand that it would be through a condominium type of ownership due to the 
common parcel of land. 

Building Green questions were asked. 
o We presented that renewable building materials would be used in the construction; energy 

eficient heating systems and appliances will be used; a single master landscape maintenance 
system will be put in place, maximizing the use of water; 

o A neighbor asked about the use of porous paving. She provided us with an article that explains 
the benefits of porous paving. I told this neighbor that we will explore the use of that material 
with the City. We will have our Civil Engineers get in touch with the Public Works 
Department to explore the materials available. 

Community Benefits of a PUD questions were asked. 
o We explained the benefits provided with a PUD versus traditional lot by lot development. Some 

people seemed placated while others thought that more should be provided. 

In summary, I did not get the impression that the neighborhood was against our project, but instead took a 
position that their concerns should be addressed as best as possible. 

A list was passed around the room by one of the neighbors and anyone that was interested in being put on a 
list of concerned citizens was asked to sign. I told the lady that gave me the completed list that I would 
forward this list to you for inclusion in your list of citizens that have notified the city that they wanted to be 
notified of any decisions or actions on the project. Attached is a copy of that list. 

If you or any of the other city staff should have any questions about this information or should staff wish that 
we do anything further with the neighborhood association, please do not hesitate to contact me. 

Sinc 

. Dennis Riebe 



Chapter 125 - PLANNED UNIT DEVELOPMENT 

125.30 Decision on the PUD - Density 

The maximum residential densities that the City may approve in a PUD are as follows: 

1. Except as allowed under subsections (2) and (3) of this section, the maximum permitted residential 
density is the greater of that recommended by the Comprehensive Plan or 110 percent of that 
permitted in the zone in which the PUD is located. 

2. If the PUD is designed, developed and maintained as "special needs housing." additional density 
may be permitted on the following basis: 

a. Housing for senior citizen households, or for mentally, physically or emotionally impaired 
persons, except for assisted living facilities, may be permitted a maximum density of up to 1.5 
times the maximum density recommended by the Comprehensive Plan or, if the development 
includes affordable housing units approved pursuant to Chapter 112 KZC, the maximum 
density allowed for the development through Chapter 112 KZC, whichever is greater; 
provided, that traffic impacts, impacts to public services and utilities, and impacts to adjacent 
properties are comparable to the impacts of the project if it were not providing special needs 
housing and if it were developed at the maximum density permitted in the zone in which the 
project is located. 

b. Housing for low or moderate income households in low density zones may be permitted a 
maximum density above the density permitted under subsections (1) and (2)(a) of this section 
based upon the percentage of dwelling units which are low or moderate income units, using 
the following multipliers: 

Density 

% of Low or Moderate Income Units = Multiplier 

5 - 9 %  = 1.1 

10-14% = 1.2 

15-19% = 1.3 

20 - 24% = 1.4 

25% + = 1.5 

3. If a project consists of special needs housing, the applicant shall prepare a document, to be 
approved by the City Attorney, stating that the PUD will become void and use and occupancy 
must cease if the development is used for any purpose other than that for which it was specifically 
approved. This document, which will run with the subject property, must be recorded in the King 
County Department of Elections and Records. 

4. If the PUD is proposed in an RS 35, RSX 35, RS 12.5, RSX 12.5, RS 8.5, RSX 8.5, RS 7.2, RSX 
7.2, RS 5.0 or RSX 5.0 Zone, the City will subtract the area actually used for vehicular circulation 
and surface parking areas that serve more than one dwelling unit, before determining the 
maximum number of dwelling units potentially permitted under this section. 

AFACHMENT 9 
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Comments from City of Kirkland's Urban Forester: 

Trees 379, 380, and 381 need to be retained together. These are large, prominent trees on 
the property. 

Retain as a stand: 385, 386, 387, 390. Work with PW to create alternative sidewalk plan (ex. 
Meandering). Look to retain 392. 

388 and 389 may be removed, however, work shall be done carefully as to not disturb 
retained trees. Retain 400, 401 

Retain 410, 411, 417, 418. Preference for retention of 419, 420, 421, 422, but realize that it 
is highly unlikely the road can be moved. 

Retain 427, 428 

Retain 434, 435. Shift #12 South/East to retain 500, 499, 601. Do not retain 496 or 498 

Do not retain 489 

Shift house south to retain small stand: 618, 620, 622, 623, 624. Do not retain 619, 621, or 
625, however, remove carefully as to not disturb remaining stand. This is a small clump of 
younger d.firs which can help buffer the adjacent property. If this can't be achieved, retain 
476 and 478. 

Retain 455, 456, and 454. Retain 452 and 450 (already indicated for preservation). Do not 
retain 495, as the tree is not healthy. 

Retain 449-Type 1 tree. Retain 442, 443. Retain 445, 446, and 448 (already indicated for 
preservation). 
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The Housing Element higl~lights the following Fmmework Goals: 

J FG-1 Maintain and enhance Kirkland's unique character. 

FG-2 Support a strong sense of community. 

J FG-3 Maintain vibrant and stable residential neighborhoods and mixed-use 
development, with housing for diverse incomes, ages, and lifestyles. 

FG-4 Promote a strong and diverse economy 

FG-5 Protect and preserve environmentally sensitive areas, and a hcalthy environ- 
ment. 

FG-6 Identify, protect and preserve the City's historic resources, and enhance the 
identity of those areas and neighborhoods in which they exist. 

FG-7 Encourage low impact development and sustainable building practices. 

FG-8 Maintain and enhance Kirkland's strong physical, visual, and perceptual 
linkages to Lake Washington. 

FG-9 Provide accessibility to pedestrians, bicyclists, and alternative mode users 
within and between neighborhoods, public spaces, and business districts and 
to regional facilities. 

FG-10 Create a transportation system that allows the mobility of people and goods 
by providing a variety of transportation options. 

FG-I 1 Maintain existing park facilities, while seeking opportunities to expand and 
enhance the current range and quality of facilities. 

FG-12 Ensure public safety. 

FG-13 Maintain existing adopted levels of service for important public facilities. 

J FG-14 Plan for a fair share of regional growth, consistent with State and re- 
gional goals to minimize low-density sprawl and direct growth to urban 
areas. 

J FG-15 Solve regional problems that affect Kirkland tl~rough regional eoordina- 
tion and partnerships. 

FG-I6 Promote active citizen involve~nent and outreach education in development 
decisions and planning for Kirkland's future. 

J FG-17 Establish development regulations that are fair and predictable. 



EXISTING CONDITIONS tect neighborhood quality as growth occurs. 

Kirkland is a largely residential community, as hous- 
ing remains the City's predominant land use. About 
64 percent of the City's land area is devoted to resi- 
dential uses. In the early 1990s, about half of the 
housing in Kirkland was single-family homes. That 
has dropped to just 45 percent of the City's houslng 

The City's role in cnsuring neighborhood quality will 
be to provide a compatible mix of land uses in and 
around residential areas, and to ensure that the physi- 
cal elements inherent in a well-designed neighbor- 
hood al-e maintained and established. The I.and Use 
and Housing Elements wol-k together to achieve these 

over the past 10 years. We have also seen an increase goals 

in mixed-use developments that combine housing 
with other uses, such as office and retail. The City has 
a wide variety of other housing styles including ze1.o 
lot line, townhomes, multifamily flats, and accessory 
dwelling units (also known as mother-in-law apart- 
ments). Neighbol-hoods are well established and a]-e 
one of the City's most desirable assets. Numerous 
neighborhood associations and homeowners' associa- 
tions contribute to the livability of the community. 

Just as there are a variety of housing types in Kirk- 
land, there are a range of housing densities - from 
lal-ge I-esidential estates of close to one acl-e in size 
near RridleTrails State Park to over 100 units per acre 
in some Downtown condominiums and apartments, 
where the number of units is limited only by the build- 
ing envelope allowed on the site. The City's most 
dense neighborhoods are Totem Lake and Moss Bay, 
which includes Downtown, whel-e a high propoltion 
of the housing is multifamily units. 

Critical housing needs facing Kirkland from 2004 to 
2022 include the preservation of neighborhood qual- 
ity, the creation and retention of housing that is af- 
fordable, and the provision of housing for residents 
with special needs. 

Kirkland's future will also include the need to accom- 
modate additional growth. The challenge will be to 
find ways to develop additional housing that is com- 
patible with existing neighborhoods and the environ- 
ment. While much of the new housing will be located 
in existing areas of higher densities, other housing 

C i t y  O F  K i r k l a n d  ( : u m p r e h e n s i u e  P l a n  
lfln:ember 7009 Beuirinn) 

In addition to preserving the character of neighbor- 
hoods while providing for growth, Kirkland faces the 
weighty challenge of supplying housing affordable to 
all economic segments of the population. The issue of 
affordable housing reaches most people in a commu- 
nity, since the quality of life in a city is tied, to a large 
extent, to the ability of its residents to find the kind of 
housing they desire at a price they can afford. 

Affordable housing is generally discussed in two con- 
texts: that of "affordability" in general, or how well 
the general population can afford a home, and that of 
"affordable housing," which is defined as housing af- 
fordable to all economic segments of the community. 
Housing is affordable if a household spends no more 
than 30 percent of monthly income for total housing 
cost (including costs such as taxes, insurance, and 
utilities). 

In 2000, about one third of the  City's residents earned 
less than 80 percent of median income and faced con- 
siderable difficulty in affording housing. According 
to the 2003 Kirkland Housing Needs Analysis, pre- 
pared by A Regional Coalition for Housing (ARCH), 
Kirklaud's curent  housing market is most lacking in 
providing rental housing units priced appropriately 
for low-income households (those earning zero to 50 
percent of median income) and ownership housing 
priced appropriately for median-income households 
(earning 80 - 120 pel-cent of median income). There- 
fore, the Housing Element promotes policies de- 
signed to: 



Increase the supply of rental units affordable to 
low-income households; and 

Increase first-time homeowner opportunities for 
moderate-income households. 

In comparison to Countywide avel-ages, Kirkland in 
2001 is home to relat~vely few persons with special 
needs. While this may be true for a number of reasons, 
one reason is likely to be the lack ofappropriate hous- 
ing. A range of strategies to address this problem is 
contained in the Nousing Element. 

In the spring of 2000, the City Council appointed a 
Housing Task Force to examine and make strategy 
recommendations in five issue areas: market provi- 
sion of affordable housing, innovative housing styles 
to increase housing supply and affordability, transit- 
oriented development, preservation of existing af- 
fordable housing, and subsidization of affordable 
housing. TheTask Force's recommendations on these 
issues are incorporated in the goals and policies con- 
tained in the Housing Element. The goals and policies 
are interrelated to, and must be balanced with, those 
included in the other Comprehensive Plan Elements. 
The location, density, and design of housing is in- 
tended to serve community objectives such as affo1.d- 
able housing, housing affordability, environmental 
quality, support for transit, and theeffective use ofex- 
isting public facilities and utilities. Overarching all of 
these objectives is a need to increase awareness of 
housing issues in our community. 

Provides for diversity in housing types and 
options to serve all economic segments and those 
with special housing needs; and 

Supports the creative use of land where greater 
residential capacity can be achieved, while 
protecting environmentally sensitive areas. 

Goal 11-1: Maintain and enhance the unique 
residential character of each City neighborhood. 

Goal H-2: Promote the creation of affordable 
housing and provide for a range of housing types 
and opportunities to meet the needs of all seg- 
ments of the population. 

Goal H-3: Provide for greater housing capacity 
and home ownership opportunities. 

The central eoal of the Housing Elcment is to oreserve Nonl? Kirklot~rl Co,,1,,81r,?iry Cerzrcr I'nrk - - 
neighborhood quality while improving housing op- 
portunities for all residents. To  accomplish this, the As the Vision Statement and Framework Goals de- 

F I ~ ~ ~ ~ ~  scsibe, Kirkland's citizens consider the preservation -.-...- .... 
and enhancement of neighborhoods to be strong com- 
munity values. 

Promotes neighborhood aualitv through the - . . - 
continuation of the existing residential land use Kirkland encompasses many distinct neighborhoods 
pattern, and through the application of standards that can be differentiated on the basis of density, age 
where infill development occurs to ensure of structures, size of detached homes or multifamily 
compatibility; structures, and a variety of visiblefeatures. The City's 

(:itg oF Kirkland Cumprt?ht?nsive Plan 
( n ~ . ~ b . ~  rnon a..i,i..) 



neighborhoods, with their own unique residential 
characters, offel- a choice of living environments. This 
diversity adds to the community's ability to meet a 
wide variety of residential needs. 

The following goals and policies arc designed to en- 
sure that new development meets the high standards 
for livability of Kirkland neighborhoods, and that the 
prefewed community character is preserved. 

cia1 subsidies, and innovative planning techniques, in 
oldel- to ensul-e that the needs of moderate-income and 
low-income persons are adequately served. Housing 
for these groups is least likely to be provided by the 
private housing market. 

Kirkland's population within each o f t h e  defined in- 
come groups (based on King County median income) 
in 2000 was as follows: 

Goal If-1: Maintaiiz and enhattce the unique 
residential character of each City neighbor- 
hood. 

Policy H-1.1: Retain the character of existirtg 
neighborhoods by irtcorporatirtg rteighborhood 
character and design prirtciples irtto standards for 
rtelv developrr~errt. 

Because change will take place in all neighborhoods 
between 2004 and 2022, design standards for new de- 
velopment to be incorporated into existing neighbor- 
hoods will be important to the preservation of 
neighborhood quality. Standards should address how 
new develo~ment, narticularlv when sited on smaller . 
lots or at gl-eater densities than s u ~ ~ o u n d i n g  develop- 
ment, can occul- in a manner compatible with existing 

Low-Income Households: Households making 
up to 50 percent of median income ($26,500 or 
less annually) 

- Percent of Kirkland's population in 2000: 15 
per-cent 

Moderate-Income I-louseholds: Households with 
incomes between 50 pelrent and 80 percent of 
median income ($26,501 to $42,500 annually) 

- Percent of Kirkland's population in 2000: 16 
percent 

Median-Income Households: Households with 
incomes between 80 percent and 120 percent of 
median income ($42,501 to $63,800 annually) 

- Percent of Kirkland's population in 2000: 21 
ma,.-a", 
p b 1 C " " L  

neighborhood character. 

Above-Median-Income Households: House- 
These scandal-ds can encourage structures to integrate holds with incomes above 120 percent of median 
sensitively with the surrounding area by addl-essing income (above $63,800 annually) 
issues such as scale and bulk, setbacks which rein- 
force thoseof surrounding residences, as well as land- - Percent of Kirkland's population in 2000: 48 
scape buffers where appropriate. percent 

HOUSING DIVERSITY As these figures show, nearly one third of the City's 
residents fall within the low- and moderate-income 
categories. This is about the same proportion as in 

This Element contains policies designed to address 
1990, although there has been a shift in the upper-in- 

the housing needs of all Kirkland residents, who vary 
come categories. In 2000, about seven percent more 

greatly in terms of income and personal need. 
households earned more than the median income and 

lIo~~sing Affordability 
about five percent fewer households were in the me- 
dian income category. 

The policies strive to improve housing affordability at 
In 2000, 71 percent of Kirkland's lowest-income 

all income levels, and emphasize a combination of ap- 
households, those earning $20,000 per year or less, 

propriately zoned land, regulatory incentives, finan- 
paid more than 35 percent of their income toward 
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housing costs. It is known that as households overpay 
to this extent, they may be forced to forgoother neces- 
sities, or be unable to save to buy a home because 
their housing expenses consume such a large portion 
of their income. 

Typically, the lower the household income, the 
greater percentage of income is paid to housing costs. 
The higher percentage of income paid toward hous- 
ing, the more vulnerable a household is to actually 
losing their housing if someone in the household loses 
a job, suffers a medical emergency, or incurs some 
other major expense. As a I-esult, these households 
may become homeless, displaced, or reside in over- 
crowded or substandard housing. 

The vast majority of housing affbrdable to low- and 
moderate-income families in Kirkland, as in most 
communities, is rental housing. This housing is typi- 
cally multifamily. In 2000, just over 60 percent of the 
City's rental housing was affordable to moderate-in- 
come families, including about 16 percent that was 
also affordable to low-income families. 

While housing affordability does not appear to be as 
great a problem among Kirkland's higher-income res- 
idents, meeting the needs of the higher economic seg- 
ments of the population with housing they can afford 
serves those at the lower levels as well. 

For example, potential first-time home buyers earning 
incomes over 80 percent of median income but less 
than 100 percent of median find it difficult to pur- 
chase a home in Kirkland without some form of assis- 
tance. These groups may be forced to remain in rental 
housing and to delay home purchases. Increasing 
rents, in turn, make it even more difficult for them to 
save down payments, thus further delaying plans for 
home purchases. 

These individuals or families may then displace the 
lower-income groups in the rental market, by paying 
higher rents than would otherwise be charged, if ap- 
propriate lower-cost housing were available for them 
in the ownership market. Consequently, the supply of 
rental housing is restricted and rents are inflated to a 
point out of 1-each for the lowest-income families. 

The housing needs analysis identified moderate-in- 
come first-time home buyers as one of the groups 
least served by Kirkland's housing market. Greater 
housing choices and opportunities can be PI-ovided for 
this group. 

Special Needs Housing 

Policies aimed at meeting the demand for special 
needs housing of residents are also included. These 
approaches generally include providing funding, re- 
search, and coordination assistance to social service 
agencies providing housing to these populations, as 
well as adding flexibility to the City's land use poli- 
cies and regulations to provide a greater range of 
housing options that may meet the demands for spe- 
cial needs housing. 

Short-term special needs housing is needed to provide 
shelters for victims of domestic violence, or transi- 
tional housing for homeless families, for example. 
Long-term housing with appl-opriate supportive ser- 
vices, such as single-kamily homes shared by adults 
with developmental disabilities, apartments adapted 
to serve the frail elderly, or efficiency units for the 
mentally ill, are also needed to prevent the cycle of 
homelessness. 

Goal H-2: Promote the creation of affordable 
housing and provide for a range of housing 
types and opportunities to meet the needs of all 
segments of the population. 

Policy H-2.1: Strive to nteet the targets established 
and defined in the Courttywide policies for lolv- artd 
n~oderate-income hortsing as a percentage of pro- 
jected net household growth. 

The targets established by the Countywide Planning 
Policies maintain that housing plans for Kirkland 
must be designed to provide for: 

Seventeen percent of growth in new households 
affordable to moderate-income households; and 

Twenty-four percent of gl-owth in new house- 
holds affordable to low-income households. 
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These targets have proven to be a challenge to meet. 
While market conditions and existing plans have been 
fairly successful in providing rental housing for mod- 
erate-income households, low-income households 
have not been well served by either the rental or home 
ownership markets. Policies contained in this Ele- 
ment are designed to provide more and a broader 
range of housing opportunities for these groups. The 
City should track its progress toward meeting these 
goals and consider additional tools or strategies ifap- 
propriate progress is not being made. 

Policy 11-2.2: Allow the developrrrerzt of accessory 
dwelling units ort sirrgle-fanrily lots. Regrclatory 
grridelines should nrinintize procedural require- 
ments, but should address neighborhood contpati- 
bility. 

Accessory units are promoted as a means to achieve 
affordable housing and increased density in existing 
neighborhoods by more efficiently using the existing 
housing stock. Accessory units can help to meet the 
need for low- and moderate-income housing by open- 
ing up surplus space on single-family lots. 

Income from these units can help residents in a variety 
of situations, as well as help to preserve the City's ex- 
isting housing through supplementing upkeep costs, 
thereby extending the livability of a dwelling. 

In 1995, Kirkland adopted regulations to allow acces- 
sory dwelling units on all single-family properties. 
Since that time, over 80 accessory units have been ap- 
proved. These have included units built within exist- 
ing houses, units built over detached garages, and 
separate structures. 

Policy H-2.3: Promote the provisiorrior of affordable 
horrsirrg by private sector residerifial developments. 

Special incentives for the development of low- and 
moderate-income housing should be used as a means 
to promote the provision of these units by private or 
nonprofit developers. Kirkland's existing programs 
which providedensity bonuses for affordable housing 
could be expanded, and other types of incentives also 
should be explored. Approaches such as expedited 
permit processing, permit and impact fee waivers, 
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flexible site and development standards, tax exemp- 
Lions, the allocation of Community Development 
Block Grant and general funds to write down project 
costs, inclusionary zoning, and other techniques 
should be evaluated. 

Policy H-2.4: Provide affordable horrsitzg units 
when increases to developrrrent capacity are consid- 
ered. 

Many rezones and height increases result in increased 
development capacity. This can result in additional 
value to property owners and an opportunity to create 
affordable housing at little or no cost to the owner. 
The economic value of the increased capacity should 
be compared to the economic cost of providing af- 
fordable units when evaluating if affordable housing 
should be required. 

Policy 11-2.5: Eftsure that affordable housing 
opportirrrities are riot concentrated, brrt rather are 
dispersed througho~ct the City. 

The bulk of housing affordable to low- and moderate- 
income households is multifamily. Nevertheless, op- 
portunities for affordable housing, and special-needs 
housing, may occur in single-family neighborhoods 
through infill, accessory units, or group homes. These 
housing options should be dispersed throughout the 
community and integrated into neighborhoods. This 
distribution will ensure a wider range of housing op- 
tions for Kirkland residents. 

Policy H-2.6: Strearnlirre the City !s development 
review artd approvalprocesses, while erzsurirtg that 
the irttegrity of the plannirrg process is rtot cortzpro- 
mised. 

Since time is a critical factor in financing develop- 
ment projects, a reduction in the time needed to re- 
ceive City approval can result in savings to housing 
providers. Adding eel-tainty to the development re- 
view process will also help to promote I-esidential de- 
velopment. 



Policy H-2.7: Create flexible site and developrrie~zt 
starrdard.~ which balarzce the goals of redz~ced hor~s- 
ing developrtzent costs with otlzer cortirtzuriity goals. 

Site and development standards affect many direct 
development costs, such as infrastructure. Land, and 
building costs. Street widths, setbacks, curb and side- 
walk requiz-ements, and parking standards are some of 
the residential standards that may affect costs. Stan- 
dards that allow alternative approaches to site and 
building design may provide cost savings. Somecom- 
bination of a prescriptive standard that is permitted 
outright and an optional performance standard may be 
desirable to balance the desire to minimize costs and 
maintain quality. 

Policy 11-2.8: Preserve, rriairitairz, arid improve 
existing affordable honsirig tlirorrglt assistar~ce to 
residerits and ho~tsingproviders. 

The City's Housing Repair program suppoits the 
preservation of both the owner-occupied and rental 
housing stock through grants and loans for housing 
repair and rehabilitation. Community Development 
Block Grant (CDBG) funds and City funds are also al- 
located to housing providers to acquire and rehabili- 
tate emergency and transitional housing facilities, as 
well as permanent low- and moderate-income hous- 
ing development and homeownership programs. 

Due to the high land values prevailing in the City, and 
the resulting difficulty developers face in producing 
new housing that meets the needs of low- and moder- 
ate-income residents, assistance to enable rehabilita- 
tion of existing housing may be one of the most 
effective strategies to maintain and produce afford- 
able housing in Kirkland. Another benefit of rehabil- 
itation is that it is less likely to change the appearance 
of neighborhoods. 

Policy 11-2.9: Continue to support the acqui.~ition 
and creation of honsirig by private or nor~profit 
organizations, housirzg authorities, or other social 
and health service agencies for low- arzd moderate- 
income tenants. 

Local resoui-ces can be a critical pain of developing or 
preserving affordable housing. Efforts to identify po- 

tential opportunities and resources, such as inventory- 
ing and possibly donating surplus public property, 
acquiring land, contributing Community Develop- 
ment Block Grant (CDBG) funds or City funds, and 
paying or waiving impact and pet-rnit fees and utility 
and infrastructure costs, can improve the feasibility of 
aftbrdable housing projects. 

This is especially true of housing for individuals and 
families who cannot afford housing created through 
the private market. Local resources are often required 
as a match for other public (County, State, federal) 
and private funding sources, and therefore work to le- 
verage a significant amount of funding into Kirkland 
and the region that would otherwise not be available. 

The City can also support affordable housing acquisi- 
tion and development in indirect ways by working 
with local lenders tocoordinate financing for projects, 
encouraging private and other public donation of re- 
sources, inventorying multifamily residential proper- 
ties and encouraging preservation of those that are 
affordable, and workitig with the State Legislature to 
provide additional tax relief. 

Policy H-2.10: Ensrrre that zonirig does not 
urzdz~ly restrict group honies or other housi~zg 
options for persons with special needs. 

Special-needs housing can be provided in a variety of 
structures, such as single-fam~ly homes, group 
homes, multifamily dwellings, congi-egate care facili- 
ties, or other institutional settings. Flexibility in land 
use regulations to allow gl-oup homes and home- 
based care represents a significant opportunity avail- 
able to the City to meet the demand for special needs 
housing. Barriers to creating these housing options, 
including extensive special review processes, should 
be avoided. 

Policy H-2.11: Encourage arrd support the devel- 
opnzent of emergency, transitional, ar~d  perniarient 
housing with appropriate 011-site services for per- 
sons with special needs. 

Sources of emergency and transitional housing in- 
clude shelters, single-room occupancy hotels (SROs), 
group homes, congregate care facilities, and many of 
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the other housing options discussed in the Ilousing 
Element. The City should continue to make funding 
available to social service agencies serving these spe- 
cial-needs populations, to facilitate their development 
and operation. 

The City should wol-k cooperatively with nonprofit 
agencies or the private sector to site special-needs 
housing while helping neighbors to understand the 
role of' special-needs housing in the community and 
the requirements of the Federal Fair Housing Law. 

Policy If-2.12: Cooperate at a regional level to 
i~rcrease the base of both public andprivate support 
rrecessary to address local horrsi~rg needs. 

Communities within King County should work to- 
gether to address shared housing needs, since housing 
needs and solutions cross ju~.isdictional boundaries. 
They should work cooperatively on a regional hous- 
ing finance strategy that allows sharing resources to 
support affordable and spccial needs housing 
thmughout east King County. 

Similarly, efforts to reduce housing costs through 
streamlining and flexibility in regulation should be 
coordinated with neighboring jurisdictions. Kirkland 
lies within a regional housing market, and cost reduc- 
tions in Kirkland alone will not affect affordability 
significantly elsewhere in the region. Proactive lead- 
ership by Kirkland can encourage participation and 
action by othel- cities, thus promoting greater afford- 
ability throughout the Eastside. Reducing the percent- 
age of income devoted to housing costs will improve 
the quality of life for low- and moderate-income fam- 
ilies, and enable residents to contribute to other re- 
gional goals, such as schools and tl-msit. 

Policy H-2.13: Support efforts to achieve a geo- 
graphic balance in sitirrg special-rreeds housing 
throughout the City arrd regiorr, irrcluding support 
of hoirsing in juri.sdictiorrs that serve  resident.^ fronr 
elsewhere on the Eastside. 

Generally, special-needs housing should be dispersed 
throughout the region. Funds set aside by Kirkland to 
provide this type of housing should be considered for 
projects both in Kirkland and elsewhere on thc East- 
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side. Similarly, projects serving special-needs popu- 
lations from Bellevue, Redmond, and other Eastsidc 
communities should be sited in Kirkland when appro- 
priate. 

Some clustering of spccial-needs housing may be ap- 
propriate when proximity to public transportation, 
medical facilities, or other basic services is necessary. 

At an average density of 6.5 dwelling units per resi- 
dential acre citywide, Kirkland's residential densities 
are relatively high for a suburban community. Never- 
theless, the City contains many neighborhoods devel- 
oped at lower densities (three to five dwelling units 
pel-awe). In 2003, Kirkland had 22,100 housing units, 
capacity for a total of 28,000 units, and a 2022 
Growth Target of 26,800 units. 

As noted in the Housing Diversity section of this Ele- 
ment, greater opportunities for home ownership may 
be created through smaller lots and more varied hous- 
ing types. In addition, cost savings are generally asso- 
ciated with smaller lots and revised development 
standards. The savings obtained through reducing the 
amount of street, sidewalk, water, sewer, and other 
utilities needed for each home may be reflected in the 
initial purchase price as well as ongoing maintenance 
and services costs to both the home owner and the 
public. 

Goal H-3: Provide for greater housing 
capacity and home ownership opportunities. 

Policy If-.?.I: Provide additional capacity for siir- 
gle-fantily developrtrerzt through allowirtg redrrc- 
tiorts irr lot sizes where surl)lus land exists 011 

irrrderdeveloped parcels. 

As Kirkland has become more fully developed in re- 
cent years, residential development trends have in- 
cluded a shift away from large subdivisions to 
"infilling" of vacant and underdeveloped lots within 
existing neighborhoods. 



The City all-eady allows slight reductions in the re- 
quired lot size as one method to accommodate more 
housing on existing residential land while helping to 
avoid suburban sprawl. Further lot size reductions 
would increase capacity in areas already served by 
transit and other public utilities and services. This 
should only be considered where compatibility with 
sul-rounding neighborhoods can be ensured through 
site and building design. 

I'olicy H-3.2: Allotv a broad rartge of housing atad 
site planrrirzg coracepts irr single-family areas to 
irtcrease housirrg srcpply arrd choice, to reduce cost, 
ar~d  to erasure design quality arrd neighborhood 7 % ~  P w k  01 For6a.s Creek A~,n,?,?rer~r.s 

compatibility. 
Policy 11-3.3: Allorv for the nrairrtenance arad 

Clustering and innovative housing types may include redeveloprr~ent of existirrg deve1oprrrent.s that do rrot 

cottages, compact single-family, zero lot line, clus- cortforrr~ to crcrrent density standards irr planned 

tered and common wall housing. These development multifanrily areas. 

styles can allow for more environmentally sensitive 
site planning by concentrating development on the 
most buildable portion of a site while preserving nat- 
ural drainage, vegetation, and other natural features. 
Similarly, allowing zero lot line or other design inno- 
vations in these areas can further help to lower land 
and development costs. 

A number of tnultifamily structures exist within the 
City that are built at densities above those planned for 
their sites. These structures provide a valuable source 
of close-in and often affordable housing to Kirkland 
residents. In order to retain the housing capacity and 
affordability provided by these units, property owners 
should be allowed to maintain. remodel, or rebuild 

In addition to environmentally sensitive areas, inno- these structures, while retaining their existing densi- 

vative housing types may be appropriate on sites ties. Restrictions on unit size should be considered as 

throughout the City's single-family neighborhoods. a means to maintain affordability. 

The demographics of our population are changing, 
with the average number of people living in each 
housing unit decreasing and the average age increas- 
ing. Cottage, compact single-family and common- 
wall housing can provide more housing on the same 
land area, in smaller structures that better match the 
needs of our population. In addition, housing afford- 
ability can be improved through reduced construction 
costs resulting from smaller or common-wall devel- 
opment. 

in all cases, design standards are important to ensure 
that new development is integrated sensitively with 
its neighbors. G~.eater attention to building and site 
design, such as building bulk, roofline variation, ga- 
rage and parking location, and landscaped buffers can 
enhance aesthetic appeal and neighborhood compati- 
bility. 
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