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MEMORANDUM 
 
Date: April 20, 2010 
 
To: Central Houghton Advisory Group 
 
From: Angela Ruggeri, AICP, Senior Planner 
 Dorian Collins, AICP, Senior Planner 
  
Subject: CENTRAL HOUGHTON ADVISORY GROUP –APRIL 27, MEETING 
 COMMERCIAL LAND USE, File ZON09-00016 
 
 
I. MEETING AGENDA – APRIL 27, 2010 
 
The meeting of the Advisory Group on April 27th will focus on the topic of commercial land use within 
the Central Houghton neighborhood (see enclosed agenda).  The meeting will begin at 7:00 in the 
Peter Kirk Room at City Hall.  Please bring your notebooks. 
 
This memo provides background information to help you prepare for the discussion on commercial land 
use, including an overview of the existing neighborhood plan text related to commercial use, and 
zoning provisions that govern development in the neighborhood’s commercial area.   
 
II. COMMERCIAL LAND USE BACKGROUND 
 
Please review the following goals and policies in the Comprehensive Plan prior to the meeting: 
 

� City-wide Land Use Chapter (see Land Use Chapter) 
o Goal LU-2:  “Promote a compact land use pattern in Kirkland . . . ” 
o Goal LU-5:  “Provide for a hierarchy of commercial development areas serving 

neighborhood, community and/or regional needs”. 
o Policy LU-5.2:  “Maintain and strengthen existing commercial areas by focusing 

economic development within them and establishing development guidelines.” 
o Fig LU-2 on page VI-15 identifies the commercial area in Central Houghton as a 

Neighborhood Center, which is defined on page VI-14 of the Comprehensive Plan.   
o Policy LU-5.8:  “Promote development within the Bridle Trails, Houghton and Juanita 

Neighborhood Centers that becomes part of the neighborhood in the way it looks and in 
the functions it serves.”  

 
� Existing Central Houghton Neighborhood Plan in your notebook:  

o Page XV.B-6:  Commercial land use is discussed under “Economic Activities”. 
o Figure CH-3:  Houghton center area is identified as an “Activity Node”, as a “Minor 

Landmark” and as “Downtown Houghton”.  A territorial view toward the west down NE 
68th Street is identified. 
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� Results from visioning “dot exercise” where comments from the advisory group related to the 

vision for the neighborhood are ranked.  Attachment 2 highlights those statements from the 
neighborhood related to commercial land use. 

 
Please review also the provisions in the Kirkland Zoning Code for the BC (Business Commercial) zone.  
The Houghton shopping center and area directly east are zoned “BC”.  Attachment 3 contains the 
regulations for this zone.  
 
III. HOUGHTON CENTER PRESENTATION 
 
The meeting will begin with a presentation from Tom Markl with the Nelson Legacy Group.  Mr. Markl is 
also the CEO of the Nelson Real Estate Management LLC which is responsible for the planning, 
development and operation of properties owned by the Nelson family.  The Houghton Center is one of 
the properties he is responsible for, which has been owned by the Nelson family for many years.  Since 
the Houghton Center is the main retail area located within the Central Houghton neighborhood, it will 
be helpful for the advisory group to have an understanding of the activities underway at the site, as 
well as how the future plans for the property may fit within the Comprehensive Plan vision for the area.   
 
Mr. Markl will describe the current plans for the remodeled grocery store, improvements to the 
pedestrian areas in front of the store and the new broad stairway to be installed which will connect to 
the atrium level and lower west end of the Center.  Mr. Markl will also describe the longer term vision 
the family has for the property.  Attachment 4 contains additional information and photographs of the 
current redevelopment occurring at the site.  Following Mr. Markl’s presentation, the advisory group will 
discuss commercial land use within the Central Houghton neighborhood.   
 
The land use map for the neighborhood was distributed to group members in the first packet (and is 
also included as Attachment 5 to this memo).  Areas planned for commercial use are limited to the 
properties east and west of 108th Avenue NE, south of NE 68th Street, and are shown in red on the land 
use map.  This area lies within the larger commercial corridor that is bisected by both NE 68th Street 
and the neighborhood boundaries of Central Houghton and Everest. 
 
IV. COMMERCIAL AREAS DISCUSSION 
 

Direction from Land Use Chapter of Comprehensive Plan 
 
The City’s Comprehensive Plan provides goals and policies aimed at managing and shaping growth in 
ways that reflect community values.  The Land Use Chapter of the plan provides general direction for 
growth and development city-wide, acknowledging the balance required in incorporating these values 
while accommodating necessary growth and achieving a complete community.   
 
The goals and policies from the Land Use Chapter cited in Section II of this memo address the larger 
framework within which the policies for Central Houghton operate.  For example, the Land Use Chapter 
attempts to “promote commercial land use patterns that support alternative transportation modes and 
locate housing in commercial areas where appropriate” (page VI-13), and describes a hierarchy of 
commercial development areas where varying uses and development intensities are promoted to best 
support the stated objectives (such as support for a multimodal transportation system, conservation of 
resources and efficient use of land to accommodate population and employment targets). 
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The Houghton commercial area (both north and south of NE 68th Street) is identified as a 
Neighborhood Center, defined as: 
 
 “A Neighborhood Center is an area of commercial activity dispensing commodities primarily to 

the neighborhood.  A supermarket may be a major tenant; other stores may include a drug 
store, variety, hardware, barber, beauty shop, laundry, dry cleaning, and other local retail 
enterprises.  These centers provide facilities to serve the everyday needs of the neighborhood.  
Residential uses may be located on upper stories of commercial buildings in the center”. 

 
The Houghton commercial area is also cited in Policy LU-5.8 (see Section II above).  The text 
supporting this policy notes that these neighborhood commercial centers not only provide services to 
surrounding neighborhoods so residents can shop to close to home, but that they also may serve as a 
community focal point.  The text states that these centers should “provide goods and services needed 
by the local residents, enhance physical connections to the surrounding neighborhoods, foster good will 
and provide an opportunity for people to mingle and converse”. 
 
 Existing Central Houghton Chapter of Comprehensive Plan 
 
The Advisory Group’s input on commercial land use will replace the existing text on this topic in the 
neighborhood plan.  The existing neighborhood plan’s Economic Activities section provided a vision for 
the Houghton shopping area which limited the area to its present boundaries.  The text states: 
 
 The Houghton shopping area is the primary retail commercial center for the neighborhood (see 

Figure CH-1). It contains several convenience stores along both sides of NE 68th Street as well 
as a bank and a state liquor store. Additional commitments of land for commercial use are not 
necessary. Most of the existing businesses in this shopping center serve primarily neighborhood 
needs (namely, supermarket and drug store). Future development or redevelopment of this 
commercial land should continue to meet these localized needs. Large office structures or new 
commercial facilities serving more than neighborhood needs should not be permitted in this 
area. The intensity of present community commercial zoning should be reduced to encourage 
continuation of the neighborhood-type business. No other economic activities should be 
permitted in the Central Houghton Neighborhood.  

 
The zoning regulations that govern development in the commercial area are included in Attachment 3.  
The area is zoned BC, or Community Business.  This zone allows a wide range of uses, including retail, 
restaurant, office use, multifamily dwelling units, etc.  While there is a maximum height limit of 30’ 
listed for each use, there is a provision in the general regulations (first page) that allows structure 
height to be increased where development does not block designated local or territorial views or 
specific provisions of the Comprehensive Plan. 
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 Issues for Discussion 
 

� Vision 
o Results of the visioning exercise (Attachment 2) indicate that advisory group members 

would like to see “a common area for the community to gather, promoting joint 
activities between assets”.   

 
In order to encourage or require that private development include community or open 
space, additional development capacity, such as additional building height or density 
generally must be provided.  What trade-offs would be acceptable to encourage public 
amenities in the shopping center?   

 
Does the advisory group support a policy that would support development 
incentives in exchange for amenities (space, facilities, etc.) for the 
community?   
 

� Land Uses 
 

o Results of the visioning exercise also indicate that advisory group members support 
local-serving businesses, and that the commercial activities should remain in existing 
commercial areas.   
 
Does the advisory group support a policy related to the types of businesses 
that should be encouraged within the commercial area?  Should a policy be 
included that would discourage expansion of the boundaries of the 
commercial area? 
 

o Existing text in the Land Use Chapter of the Comprehensive Plan defines neighborhood 
centers.  The text notes that residential land uses are appropriate on upper stories of 
structures within these commercial areas. 

 
Does the advisory group support a policy related to the presence or siting of 
residential uses within the commercial area? 

 
� Height and bulk 

 
o Existing text for the Houghton commercial area does not address building height.  

Zoning in place in the area provides an opportunity for increased structure height where 
the increase does not conflict with specific provisions of the Comprehensive Plan.  
Attachment 6 provides topographic information for the Houghton shopping center site, 
and indicates the presence of a grade change of approximately 30 feet from east to 
west across the site. 

 
Should the neighborhood plan provide direction for areas where additional 
structure height may be appropriate?  
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V. DIRECTION FROM MEETING OF APRIL 13, 2010 
 
At the meeting on April 13th, advisory group members discussed residential land use.  The meeting 
notes for that discussion have already been distributed.  Based on the discussion at that time, direction 
for future policy development to represent the positions of the advisory group members can be 
summarized as follows: 
 

� Support for maintaining the existing boundaries of areas designated for single family 
development. 

� Likely support for the concept of small lot single-family provisions within Central Houghton. 
� Support for maintaining planned densities in multifamily areas, with consideration of an 

approach to preserve existing affordable housing that remains at higher densities.  
� Support for exploring the concept of Floor Area Ratios to regulate housing size and bulk in the 

Central Houghton neighborhood. 
 
Attachments: 
 
1. April 27 Agenda 
2. Results of “Dot” exercise with commercial topics highlighted 
3. Zoning Regulations – BC Zone 
4. Houghton Shopping Center – Development Information 
5. Central Houghton Land Use Map 
6. Houghton Shopping Center - Topography 
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CENTRAL HOUGHTON ADVISORY GROUP               Attachment 1 
 

April 27, 2010 
7:00-9:00 

Peter Kirk Room 
Kirkland City Hall 

 
Commercial Land Use 

 
 
7:00 p.m. Review of Agenda 
  Review of meeting ground rules and approach for future meetings 
   
7:15 p.m. Presentation by Tom Markl – Houghton Market 
  Nelson Legacy Group 
 
7:45 p.m. Discussion 
   
8:45 p.m. Review of policy direction on residential land use from April 13th meeting 
 
9:00 p.m. Meeting Adjourned 
 
 
 
Next Meeting May 25th 6:30 p.m.:  Topics:  Transportation, BNSF multi-use trail, changes to 520  
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Attachment�2�
ZON09�00016�

Results�of�Visioning�“Dot”�Exercise�
February�23,�2010�

�

10�dots�

� Neighborhood oriented businesses that are attractive, economically healthy and in already 
existing areas (footprint). 

9�dots�

� Maintain inclusively diverse residential (economically, age, housing type) to promote a full 
range of lifestyles. 

7�dots�

� We want retail resources in our neighborhood that provide opportunities for local 
neighborhood-friendly businesses and residents. 

6�dots�

� A common area for the community to gather at Houghton Center (like Crossroads) 
promoting joint activities between assets. 

� Continued integration & cooperation with institutions to ensure their use/development is 
parallel/similar to the rest of the neighborhood. 

5�dots�

� No high intensity development at South Kirkland Park & Ride without supporting services. 
� Traffic on 108th has to be managed as a minor arterial. 
� Trail as a backbone for safe non-motorized transportation and recreation. 

4�dots�

� A community which encourages an active lifestyle and is safe for walking and bicycling. 
� A community which supports and values schools. 
� Maintain and enhance current parks (native park stewardship) to continue to provide 

diversity (recreation types, ages using, etc.). 

3�dots�

� Maintain open spaces and increase public-owned sites for open use when opportunities 
become available. 

� �
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Attachment�2�
ZON09�00016�

2�dots�

� Enhance and preserve lake and mountain views, the eco system (natural environment), and 
the tree canopy. 

� Most of our public spaces are in natural and underdeveloped states. 
� Policy should include community involvement – proactive planning/public involvement, 

integration with community. 
� Attractive for pedestrians and bicyclists (non-motorized). 
� Enhance and promote rail to trail and connect to neighborhood. 

1�dot�

� Preserve natural topography and environment (views, lake, streams).  
� Reduce noise. 
� Enhance and develop trails. 
� We like what we have while carefully managing growth and density. 
� Support a full range of life styles – family oriented. 
� Maintain existing (majority low density) zoning that allows for a variety of income and age 

levels. 
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Attachment 4
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XV.B-2 Ci ty  o f  K i rk l and  Comprehens i ve  P l an
(December 2004 Revision)

Figure CH-1:  Central Houghton Land Use

Attachment 5
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