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MEMORANDUM 

 
DATE: AUGUST 4, 2016 
 
TO: Planning Commission 
  
FROM: Janice Coogan, Senior Planner 
 Paul Stewart, AICP, Deputy Director 
 
SUBJECT: FINN HILL NEIGHBORHOOD PLAN- LAND USE POLICIES STUDY 

SESSION,  FILE CAM15-01754 
 

I. RECOMMENDATION 

Staff recommends the Planning Commission review, discuss and provide direction on the preliminary 

draft vision statement, guiding principles, and land use policies prepared by the University of 

Washington Green Futures Lab for the Finn Hill Neighborhood Plan. Staff requests direction from the 

Commission on remaining land use issues and study areas for potential land use or zoning changes.  

 

II. BACKGROUND AND PROJECT STATUS  

The Planning Commission met on July 28th 2016 for the purpose of reviewing the draft vision 

statement, guiding principles, and land use policies.  The Commission also reviewed the proposed 

study areas and gave direction to further consider all the study areas as identified in the packet.  The 

Commission also expressed its interest in reviewing the draft vision statement and guiding values 

following review of the land use section of the plan. The draft land use goals and policies were not 

included in the packet.  At the meeting staff suggested that the Commission consider the land use 

section at the August 11 meeting.  This packet is essentially the same as the July 28th packet but 

includes the land use section. 

At your May 12, 2016 study session, the U.W. Green Futures Lab team presented the results of the 

public comments received at the February 14, 2016 Priorities Forum. Priorities expressed by the public 

outreach activities will form the basis for the neighborhood plan goals and policies.  

The Green Futures Lab team is in the process of developing a draft of the neighborhood plan, 

incorporating comments from various city department staff and the Finn Hill Neighborhood Alliance. 

The goal is to bring a complete draft plan to the study session on August 25. In the meantime, staff 

would like feedback on the land use issues, preliminary policies and direction on potential areas to 

study for land use changes or rezones. The Transportation Commission will review and comment on 

the preliminary transportation policies on July 27, 2015. Staff will report back their comments at your 

study session.  

Simultaneously, the Finn Hill Neighborhood Alliance is in the process of reviewing the preliminary draft 

plan and organizing smaller working groups to delve deeper into draft goals and policies related to land 

use/zoning, mobility, parks, open space and recreational connectivity, and the Holmes Point Overlay.   
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III. DRAFT FINN HILL VISION STATEMENT AND GUIDING PRINCIPLES 

As a result of the public outreach process including three neighborhood workshops and a survey, the 

Green Futures Lab has developed a draft vision statement and suggest four “guiding principles” to reflect 

the neighborhood’s overarching values for the Finn Hill Neighborhood.  
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Draft Vision Statement for Finn Hill 

 

Attachment 1 contains the draft Vision Statement and Guiding Principles for Finn Hill. The Vision 

Statement is intended to describe the unique character of the neighborhood and how the residents 

envision the area to be like in twenty years.    

 

Draft Guiding Principles for Finn Hill 

 

The Guiding Principles are intended to be the overarching values from which the goals and policies evolve 

to implement the Plan: 

 

1. Promote human and wildlife connectivity through multifunction green spaces. 

 

2. Reduce islands of higher density zoning in single family residential areas to support the 

neighborhood’s desire to retain its low density character, to protect sensitive areas, and 

to preserve tree canopy cover and wildlife habitat.  

 

3. Develop the neighborhood commercial districts into pedestrian oriented villages that 

are residential in scale, provide needed services and gathering places within walking distance, 

and support additional transit options. They should be developed with sensitivity to the 

neighborhood’s environmental and traffic concerns and while maintaining the neighborhood's 

character 

 

4. New development in the neighborhood should be in keeping with the neighborhood’s 

vision. 

 

Questions for Planning Commission- 

1. Does the Planning Commission have comments on the vision statement and guiding 

principles?  

 

IV. PRELIMINARY DRAFT LAND USE POLICIES 

Land Use Policies- Preliminary Draft  

 

Attachment 2 is a preliminary draft of the land use policies section for the Finn Hill Neighborhood Plan 

prepared by Green Futures Lab. The draft Land Use Section reflects the priorities expressed from the 

public outreach meetings and surveys and suggested implementation action steps that the City, 

neighborhood or consultant could do to implement the policies. There are remaining land use issues 

needing Planning Commission direction in order to proceed to a final draft described in Section V below. 

Here’s a summary, the enclosed preliminary draft land use policies: 

 Describe the reasoning for the different residential zoning districts. Lower densities should be 

located on steep slopes containing sensitive areas and higher densities on level areas with good 

vehicular access and emergency accessibility. 
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 Describe where the multifamily areas should be located. 

 

 Limit development on environmentally sensitive or geologically hazardous area and minimize loss 

of tree canopy.  

 

 Encourage development of housing diversity in all residential areas and affordable housing in 

multi-family and mixed use areas.  

 

 Describe the vision for the commercial areas with consideration being given to increase building 

height to incentivize redevelopment to provide services, amenities and affordable housing. At the 

Finn Hill Neighborhood Center (Inglewood shopping center) increase in height to 3-5 stories and 

for Holmes Point Market increase to 3 stories.  

 

 Encourage additional small scale commercial gathering spaces within the neighborhood (including 

old fire station).  

 

 Design principles are described for commercial development that encourage pedestrian oriented 

development, building scale within the neighborhood context, transitions between uses, 

pedestrian connections between uses, providing amenities, use of green building techniques, and 

public art.  

 

Questions for Planning Commission: 

 

1. Does the Planning Commission have questions, edits, or need additional information for the 

draft Land Use Section? 

 

2. Does Planning Commission support the idea of small scale neighborhood commercial or 

community center in designated areas of the low density zones? A suggestion was reuse the 

old fire station? 

 

Staff comment: This idea has been suggested in other neighborhoods but there are 

questions about the economic viability and potential traffic impacts of such an idea.  

 

3. Planning Commission direction is needed on the land use issues and study areas discussed 

in the next sections. As a result, additional policies may need to be added to the draft Land 

Use Policies Section.  

 

V. REMAINING LAND USE ISSUES FOR DISCUSSION 

The following summarizes the land use issues in need of Planning Commission direction in order to 

proceed with the final draft or land use map changes. These issues reflect input from the public 

outreach process, Finn Hill Neighborhood Alliance, Green Futures Lab team or city staff. The list 

includes areas for consideration for potential land use changes or legislative rezones discussed in 

Section F below.  
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A. Participants from the public outreach process targeted certain parcels for public acquisition of 

land to expand parkland, preserve trees/retain tree canopy or lower residential density. 

These were included in the Priorities Forum discussion at your last meeting (see land use study 

areas section F. below). 

 

B. Participants from the public outreach process suggested certain areas be rezoned to 

decrease or increase density (see Attachment 3). These were also included in the Priorities 

Forum discussion at your last meeting  

 

Staff comment or recommendation- 

For both A and B above, the areas where the public meeting participants suggested land be 

purchased for parks and open space and increased or lowered residential density are shown on 

Attachment 3. Staff recommends the study areas shown in Attachment 4 discussed in Section F 

rather than the ones in Attachment 3. For example, parcels desired for parks and open space 

will be forwarded to the Parks Board for consideration but staff recommends these not be 

brought forward in the neighborhood plan and mapped for potential acquisition for parks and 

open space. Parcels suggested for parks and open space should remain as RSA 4 zoning.  

 

Public meeting participants suggested parcels surrounding the Holmes Point Residential Market 

should be considered for increasing density (the majority of the suggested parcels are 

developed with multifamily and not shown for further development). Section F. discusses why 

not all of the RSA 8 areas are recommended for land use changes.  

C. Range of low density residential districts – Neighborhood residents have expressed 

concerns with s the patchwork of zoning inherited from King County. For example, what should 

be the appropriate zoning for each location and are there areas that should be studied for 

changes in zoning?  

 

Staff comment or recommendation- Staff has identified specific study areas in Section F below 

to study where zoning districts could be consolidated to reduce the variations in zoning districts 

and where it may be appropriate for legislative rezones to lower or increase density (See 

Attachment 4).  

 

D. Holmes Point Overlay (HPO) Zone Regulations and Boundaries- There is neighborhood 

concern that the HPO regulations are not being enforced because of the level of site 

disturbance and tree removal occurring as a result of development activity. Some residents 

would like to see the HPO regulations apply to other areas of Finn Hill. Staff believes there 

needs to be increased public education about how the Holmes Point Overlay regulations are 

applied. Development permits on smaller parcels in the RSA 8 and RSA 6 zones with HPO 

regulations and narrow lots with steep slopes, are particularly challenging to review and meet 

code requirements. As a result projects develop at less than the allowed density.  

The introductory paragraph of Zoning Code Chapter 70 contains a purpose statement that 

describes the intent of the HPO regulations. In summary, the regulations are intended to 

provide an increased level of environmental protection for the Holmes Point area which includes 

steep slopes, environmentally sensitive areas, landslide hazard and erosion areas and a 
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substantial tree canopy.  The intent of the HPO is to allow residential density infill but also to 

reduce visual impacts of development, maintain community character, and to protect 

undisturbed soils, maintain vegetation and tree cover, protect wildlife corridors and manage 

surface water.  

 

Questions for Planning Commission: 

1. Is the intent, purpose and enforcement of the HPO regulations effective?  

2. Should HPO expand to other areas of the neighborhood for greater tree preservation? 

The perception that greater enforcement of tree retention is needed.  

Staff comment or preliminary recommendation: 

Staff considered the public input, and has met with development review planners to discuss 

challenges with applying the HPO regulations to smaller parcels in the RSA 6 and RSA 8 zones 

and exploring potential code amendments to clarify the intent of the regulations. Staff is 

interested in hearing from the Finn Hill Neighborhood regarding specific suggestions for 

changes to the HPO regulations or if none are needed at all.  

Staff will continue to evaluate if the HPO regulations are meeting the intent, whether they can 

be clarified or what options should be considered for code amendments and will bring forward 

to the Commission at a later time in the process.  

Regarding the HPO boundaries, staff does not recommend expanding the boundaries for the 

purpose of retaining more trees. However, protecting tree canopy is an important value for the 

neighborhood and there may be other approaches to address this. If the HPO area is to be 

expanded to other areas of Finn Hill, one approach is to consider those areas of the 

neighborhood containing steep slopes exceeding 40 % and landslide hazard areas. Staff would 

like to hear from the neighborhood association if there is support for this concept or what other 

specific concerns they have.  The staff recommendation at this point is to not expand the 

boundaries to other areas of the neighborhood.  

 

E. Commercial areas long term vision for the Finn Hill Neighborhood Center and 

Holmes Point Residential Market- Some of the issues raised by the neighborhood and 

generally supported are increasing building height (one to three stories at Holmes Point Market 

area; three to five stories at Finn Hill Neighborhood Center), establishing urban design 

principles, expansion of boundaries in the Holmes Point Market BNA area (result in rezoning 

adjacent multifamily parcels), or allowing small scale commercial areas in neighborhoods. Heat 

maps were created for both commercial areas to study the walkability of each area consistent 

with the 10 minute Neighborhood planning concept. Even though both areas could improve 

pedestrian connections to the surrounding residential areas they scored in the high walkability 

range.  

The land use study areas in Section F. evaluates the options to consider related to potential 

rezones of adjacent multifamily parcels and commercial expansion of the Holmes Point BNA 

boundaries.  

Questions for Planning Commission: 
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1. Compare the areas recommended for rezones from the public outreach process on the 

map in Attachment 3 and staff’s recommended study areas map in Attachment 4 and 

discussed in Section F. below. Do you agree with the areas staff has included to proceed 

to the next step and study for potential legislative rezones?  

 

2. Commercial areas-  

 

a. Does Planning Commission support increasing the building height in both commercial 

areas (existing zoning allows 35 feet above average building elevation)? Finn Hill 

Neighborhood Center to 3-5 stories and at the Holmes Point Residential Market to 1-

3 stories? 

 

b. In BNA commercial zones affordable housing is optional. If increases in height or 

density are decided for the BNA zones then affordable housing would be required 

consistent with the City’s adopted policies.  Would Planning Commission support 

making affordable housing a mandatory requirement in BNA zones if there is an 

increase in building height in BNA zones in Finn Hill?  

 

Staff comment or recommendation- Staff preliminary recommendation is to support 

an increase in building height in the BNA zones and require the 10% affordable 

housing requirement as in other commercial zones.   

 

F. Study Areas For Potential Land Use Changes 

This section describes the areas staff recommends be studied for land use changes or rezones. Each 
study area includes a vicinity map showing location, topography, existing parcel conditions, 
surrounding zoning, options if rezoned to another zoning category and preliminary staff 
recommendation. Attachment 4 is a map showing where the staff suggested land use study areas are 
located. For context, Attachment 5 is an overview of the zoning regulations in Finn Hill.  
 
These study areas were chosen as a result of the public input, the consideration of consolidating zoning 

districts, and appropriate zoning for the location given environmentally sensitive areas. Other 

considerations were the surrounding neighborhood character and consistency with the Citywide Land 

Use Element. The Planning Commission commented that the neighborhood plan should also consider 

where an increase in density could be appropriate and policies to encourage a diversity of housing 

types including affordable housing.  

There are two previously submitted citizen amendment requests (CAR) that the Planning Commission 

and City Council recommended be postponed and studied with the Finn Hill Neighborhood plan 

process. One (Chaffey) requested a change from RSA 4 to RMA 5.0 or RMA 3.6 and one (Heally) 

requested a change from RSA 4 to RSA 6 (See RSA 4 Heally discussion below).  

There was general support from the public outreach process to lower densities in general throughout 

the neighborhood from RSA 6 or RSA 8 to RSA 4. For parcels zoned RSA 8 concerns are in response to 

high level of development activity, size of houses on small lot. For RSA 6 areas the desire to lower to 

RSA 4 or lower especially if they contain sensitive areas.  
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Staff is cautious to recommend lowering density on property because of legal concerns or vesting 

issues, unless there is strong community support for a change and the change would be in the public 

interest such as result in greater environmental protection.  

In evaluating and preparing the preliminary recommendations for each study area staff considered the 
following information: 
 

 existing vacant and underdeveloped land likely to develop 

 proposed development permits 

 existing development pattern 

 surrounding lot sizes 

 consistency with similar density and development pattern in other areas of the city 

 environmentally sensitive areas such as high landslide, steep slopes and ravines, streams 

and wetlands 

 street network and infrastructure, proximity to transit or arterials/collectors 

 available services within walking distance  

 citizen amendment requests previously submitted that were put off until the Finn Hill 

Neighborhood Plan study, such as Mr. Heally request to rezone his three parcels located at 

8506 NE 129th Pl in the RSA 4 zone to RSA 6 (discussed below) 

 
At this stage, property owners have not been notified that their property is being considered for land 
use changes. If the Planning Commission supports pursuing changes in land use or legislative rezones 
staff would proceed with a public outreach process that would require public notice to property owners, 
public notice signs, a public hearing before the Planning Commission and final decision by the City 
Council.  This would generally be done concurrent with the neighborhood plan update process. 
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Low Density Residential Study Areas  

RSA 4 areas where public desires property 
be acquired for Park or Open Space 

 

 
Results from the public outreach process 
suggested parcels in four RSA 4 zoned areas 
be acquired by the City or other entity for 
parks and open space (see vicinity maps):  
 

 Triangular area south of Big Finn Hill 
Park. Big Finn Hill Park is owned by 
King County.  

 South of NE 132nd ST between 87th Pl 
NE and 93 Avenue 

 North of Juanita Dr. east of 85th Ave 
NE  

 Parcels adjacent to Juanita Heights 
Park 

 
The areas contain steep slopes, streams or 
wetlands. 
 
Preliminary staff recommendation: 
 
The City does not typically identify private 
property for potential acquisition and 
designation as parkland. It would be up to the 
property owners to approach the City or 
County to see if they are interested in 
purchasing the property. Staff will forward this 
information to the Park Board. Staff 
recommends these parcels identified be 
retained as RSA 4 zoning. 
 

 

 

 

Other RSA 4 Study Areas  

RSA 4 Study Area 4-B- This RSA 4 zone is 
located south of Simonds Rd and east of 100th 
Ave and includes several parcels (see 
Attachment 4 map). 
Parcels in this area contain steep slopes, 
ravine, and stream to the south.  
In 2012, the Chaffey citizen amendment 
request was submitted to rezone from low 
density RSA 4 to medium density RM 3.6 or 

RMA 5.0 (parcel shown with the blue dot ). 
At that time, Planning Commission and City 
Council decided to defer studying the CAR 
request with the Finn Hill neighborhood plan.  
 

 

Proposed Bristol 

9 lot short plat 

Past CAR known 

as Chaffey CAR 

Proposed 

Hageman 

9 lot 

short plat 

Juanita 

Heights 

Park 
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Property to the west of blue dot is developed 
with multi-family and zoned RMA 3.6. Property 
to the north is located in Kenmore and 
developed with multi-family. Parcels located to 
the east are either developed with single family 
or pending development permit (Bristol 9 lot 
subdivision and sensitive area request).  
 
Therefore, staff suggests studying only the 
parcel shown with the blue dot.  
 
Options: 
Retain study parcel as RSA 4 
Rezone study parcel from RSA 4 to a higher 
density.  
 
Based on the lot size of the property (155,828 
sq. ft. (3.5 acres) the following shows the 
potential number of new units/lots under each 
zoning category: 
 
RSA 4=13 lots 
RMA 5.0=30 lots 
RMA 3.6=47 lots 
 
Preliminary staff recommendation: 
The parcel shown with the blue dot may be a 
good candidate for rezoning the parcel 
(Chaffey CAR) to RMA 5.0 or RMA 3.6 because 
of the location and adjacent multi-family. RMA 
5.0 may be a more appropriate zoning because 
of the steep slopes, stream channel and RMA 
5.0 zoning to the east.   
 
Multi-family allows for more creative site design 
than standard single family subdivision and 
attached or stacked dwelling units. If rezoned, 
staff recommends adding policies to require 
clustered development away from steep slopes 
and stream. 
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RSA 4 Study Area 4-F- This RSA 4 zoning 
district is located south of NE 132nd ST 
surrounding Carl Sandburg elementary school. 
A portion of the zone extends north to Finn Hill 
Middle School and wraps along Juanita Drive 
on the west and south (see Attachment 4 
map).  
 
The RSA 4 area is located on top of the hill, 
fairly level topography, defined street network, 
and largely developed. Some of the parcels 
along Juanita Dr. contain steep high landslide 
hazards and streams. Finn Hill Middle School 
contains a wetland.  
 
Surrounded by either RSA 6 or RSA 8, this is 
one study area that could be consolidated with 
the surrounding RSA 6 or RSA 8 zones to 
reduce the patchwork of zoning districts. A 
largely platted area on top of the hill, the 
existing lots in this area meet or exceed the 
RSA 6 minimum lot size requirement of 5100 
SF. Driving through the RSA 4 or RSA 6 areas 
in the neighborhood it is difficult to tell which 
houses are zoned RSA 4 or RSA 6.  
 
After annexation in 2013, a citizen amendment 
request application was submitted by Kevin 
Healy (located in this area  ) Healy owns 
three lots part of larger plat approved with 
larger lots than RSA 4. Mr. Healy requested we 
reactivate his CAR request for inclusion for 
study with the Finn Hill Neighborhood Plan.  

 
Options: 

 Keep entire district as RSA 4. 69 
additional lots would be feasible.   

 South of NE 132nd ST change from RSA 
4 to RSA 6 or RSA 8 to consolidate 
zoning districts, but keep the area North 
of NE 132nd ST and along Juanita Drive 
as RSA 4 because some parcels 
contain steep slopes, streams or 
wetland.  
If entire district is rezoned to RSA 6: 89 
additional lots are possible. 20 more 
than under existing RSA 4 zoning.  

 
 

 

 

 

 

RSA 6 

RSA 8 
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Preliminary staff recommendation: 
Rezone entire study area from RSA 4 to RSA 6 
consistent with surrounding area. There is 
really no justification why this area is different 
than the surrounding RSA 6 area. Rezoning the 
RSA 4 district to RSA 6 would be consistent and 
consolidate the zoning district to RSA 6 zone.  
 
RSA 8 Study Areas 
Throughout the neighborhood there are isolated pockets of RSA 8 zoning. Many of these RSA 8 zones are 
developed either under King County or recently since annexation. Minimum lot size in the RSA 8 zone is 3,800 sq. 
ft... For RSA 6 5,100 sq. ft.. For RSA 4 7,600 sq. ft. Only a few of the RSA 8 zones contain parcels with further 
development potential. Some contain wetlands or a couple are located along the shoreline like study area 8-L or K 
(see Attachment 4 for map).  
 

RSA 8 Study Area 8-H- This study area is 
located between NE 119th ST to NE 120th ST 
and 84th Ave NE to 81st Ave NE. This is one of 
the small, isolated RSA 8 zoned areas and 
contains only one further devleopable parcels 
on the west side of the district with the 
remainder parcels platted.  
 
Options: 

 Retain as RSA 8. The one parcel has a 
redevelopment potential for 28 
additional lots. 

 Rezone to RSA 6. If rezoned to RSA 6 
the property has a potential for 12 
additional lots or 16 less lots than would 
be allowed in RSA 8 zone. Many of the 
existing platted lots would become non-
conforming because some are less than 
the minimum 5,100 sq. ft. lots for the 
RSA 6 zone.  

 
Preliminary staff recommendation: 
Retain as RSA 8. Zoning district is largely 
developed.  
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RSA 8 Study Areas RSA 8-K and RSA 8-L- 
These two RSA 8 areas are located along the 
shoreline between Champagne Point Pl and 
80th Ave N between the RSA 4 area and 
located in the Holmes Point Overlay (HPO).  
 
These two RSA 8 areas are bounded by RSA 6 
on the west, north and east. The majority of 
shoreline parcels in Finn Hill have RSA 6 zoning 
(in or out of the HPO zone) except for a small 
area south of Saint Edwards Park (see 
Attachment 4).  
 
Lots in this study area are narrow in width. The 
HPO area requires permanent native protective 
areas to be preserved on each lot, more 
restrictive tree preservation and more 
restrictive lot coverage requirements than other 
areas of the city, making developing at the 8 
dwelling units per acre challenging. 
 
The southeast corner of the eastern most RSA 
8 zoned area contains high landslide hazard 
slopes. The RSA 4 area in between the two 
areas contains a section of Champagne Creek. 
 
Because of the constraints of narrow shape of 
the sloped lots and HPO regulations, new short 
plats are being developed at a lower density 
than zoning allows.  
 
Options: 

 Retain at RSA 8 zone. Under existing 

RSA 8 Zoning study areas have the 
potential for: 
RSA 8-K: 65 additional units 
RSA 8-L: 36 additional units 
 

 Change to RSA 6. If changed to RSA 6 
several lots would become non-
conforming for minimum lot size (5,100 
sq. ft.).  

Under RSA 6 the study areas would 
have the potential for: 
RSA 8-K= 46 or 19 less units than 
existing zoning. 
RSA 8- L= 23 or 13 less units than 
existing zoning.  
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 Change to RSA 4. If changed to RSA 4 
(the minimum lot size would be 7,600 
sq. ft.) the study areas would have the 
potential for:  

RSA 8-K= 25 or 40 less units then 
existing. 
RSA 8-L= 12 or 24 less units than 
existing 

 
Preliminary staff recommendation: 
Rezone both RSA 8 areas to consistent with 
other RSA 6 areas along the shoreline in Finn 
Hill.  
 
RSA 8 Study Area RSA 4-J- This RSA 8 area 
is located between Champagne Point Rd NE 
and Juanita Dr. south of Juanita Woodlands 
Park and north of the area discussed above. 

 
The area contains 5 larger parcels with a 
steeped sloped ravine, the Champagne Creek 
drainage system. Champagne Creek flows 
south through the RSA 4 zoned area before 
entering Lake Washington. This island of RSA 8 
is surrounded by RSA 6 zoning. Directly across 
Juanita Dr is also zoned RSA 8 zone.  The 
hatched area denotes the Holmes Point 
Overlay. 
 
RSA 4 would be consistent with other similar 
steep sloped areas containing high landslide 
hazard soils and streamed ravines. RSA 8 
density seems high given constraining 
environmental factors 
 
Options: 

 Keep as RSA 8 (with HPO). Under 
existing RSA 8 zoning the five lots in 
the study area have the potential for 26 
additional lots. 
 

 Change to RSA 6 (with HPO) consistent 
with surrounding area.  

RSA 6= 17 additional lots; 9 less lots 
than existing zoning 

 
Preliminary staff recommendation: 
Rezone from RSA 8 to RSA 6 consistent with 
surrounding RSA 6 zone.  

 

 

 

RSA 6 
RSA 6 
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The RSA 8 area located between NE 124th 
ST/NE 126th Pl and Juanita Dr to 86th Ave was 
not chosen to study because most of the 
vacant and further developable land in this 
area have subdivision applications in for 
review. Approximately 10 applications are in 
various stages of development review. 
 
This area is seeing increased development 
activity raising concerns from the public about 
smaller lot sizes and a denser development 
pattern. The area is generally flat and contains 
a good street network to support RSA 8 zoning. 
 
Preliminary staff recommendation: 
Retain as RSA 8 zone.  
 

 

 

  

 

Commercial Land Use Study Areas  
 
Holmes Point Residential Market BNA 
Study Area 5-E- This commercial area shown 
in red and RMA 5.0 under study is located north 
of BNA area on Juanita Dr. at NE 122nd ST 
(north of BNA area). 
 
Some residents expressed an interest in 
expanding the existing commercial area by 
rezoning adjacent property to the north, east 
and west.  
 
The lots in the BNA zone are smaller, have 
vehicular access point and existing zoning 
height limits, make redevelopment into mixed 
use buildings challenging.  
 
The three parcels to the north of the red 
commercial area are zoned RMA 5.0 and contain 
two single family homes. These lots have the 
potential for redevelopment. The parcels are 
shown in the King County Assessors data to be 

owned by three related family members. See  
. A fourth parcel located to the east at 7834 NE 
122nd Pl is owned by a different family member.  
 
To the east of the BNA zone is a small single 
family zoned parcel (RSA 6) at 7830 NE 122nd Pl 
located next to two cell towers in the BNA zone.    
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This parcel contains a single family house and 
was the subject of the Hoerth citizen 
amendment request submitted in 2013 to 
change the parcel to commercial use as an 
office. The property has since changed been 
sold and is no longer owned by Hoerth.  
 
To the west across Juanita Dr. is Fire Station 25, 
an office building and multifamily zoned parcels 
that are unlikely to redevelop in the near future. 
 
Options: 

 Retain the three parcels as RMA 5.0  

 Rezone the three RMA 5.0 parcels to 
RM 3.6, RMA 2.4 or RMA 1.8 

 Rezone all 5 parcels to BNA commercial 
zone or a higher density multi-family 

 
If three parcels remain as RMA 5.0, 24 
additional units would be feasible. 
 
If three parcels zoned RMA 5.0 are rezoned to: 
RMA 1.8= 83 additional units  
RMA 2.4= 62 additional units  
RMA 3.6= 40 additional units  
 
Preliminary staff recommendation: 
Rezone the 3 RMA 5.0 parcels north of BNA 
zone to RM 2.4 consistent with surrounding 
multifamily zoning or BNA (max density of 2,400 
sq. ft. of lot area per unit) and not mandate 
commercial on the ground floor.  
 

Questions for Planning Commission 
 
1. Staff is looking for the Planning Commission’s direction on each study areas to determine if we 

should proceed for further study for land use changes or rezoning and begin the public noticing 

process to property owners.  

 

a. Do you agree that staff should proceed with studying land use changes described in 

Attachment 4 and begin the public outreach and notification for the legislative rezones?  

 

a) Study Area 5-E: Should parcels located adjacent to the commercial study area (north of the 

Holmes Point BNA zone) be considered for rezoning from RMA 5.0 to RMA 3.6, 2.4 or 1.8 or 

BNA? 

Staff comment or recommendation- Staff recommends receiving public input on the land 

use change options before making a recommendation.  

16
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b) Lowering density in RSA 8 zones (Study areas RSA 8-K, RSA 8-L, RSA 8-H) 

Staff comment or recommendation- Staff discourages an across the board lowering of 

density in all RSA 8 zones for a number of reasons. Many of the RSA 8 districts are 

developed, many of the vacant and further developable areas have short plats and 

subdivisions applications are in process for development review and may be vested under 

the current zoning.  

c) Should areas zoned RSA 6 or RSA 8 containing sensitive areas with streams, steep slopes 

greater than 15-40% or located along the shoreline be lowered in density or rezoned from 

RSA 8 to RSA 6 or RSA 4? Staff recommends RSA 8-J, RSA 8-K, RSA 8-L lowered to RSA 6 

or RSA 4 because of the narrow width and length, steep slope of lots, shoreline location and 

areas of landslide hazard slopes. 

 

G. Split Zoned Parcels 

There are a few parcels in the neighborhood for whatever reason staff discovered have split zoning. 

Attachment 6 is a map showing where these properties are located. As a follow up to the neighborhood 

plan the zoning boundaries on these parcels should be adjusted. As with other legislative rezones 

discussed above, the Zoning Code requires the property owner and public notice be provided and 

public notice boards be installed.  

 

Staff comment or recommendation- 

Staff will come back at a future study session with a more detailed map showing where the split zoned 

parcels are and a recommendation for which zone to change each parcel(s).  

VI. NEXT STEPS 

Staff and GFL plan to bring back to the Planning Commission a draft neighborhood plan on August 25 

for discussion. If the Planning Commission supports considering land use/zoning changes staff will 

begin the public notice process to property owners. A public open house is tentatively scheduled in the 

fall to present the draft plan for public input followed by a public hearing and final adoption by City 

Council in December or early 2017. Attachment 7 includes a revised schedule.   

 

ATTACHMENTS 

1. Draft vision statement and guiding principles 

2. Preliminary draft Land Use Policies 

2.A. Map – Green Loop 

3. Public meeting participant’s suggested Land Use Study areas map 

4. Staff suggested Land use study areas map  

5. Zoning overview for Finn Hill  

6. Split zoned parcels map 

7. Revised Schedule  
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Finn Hill Neighborhood Plan—DRAFT June 20th-2016. 
Revised 7-20-2016 to insert maps (JC) 

 

Chapter 6: Land Use 
King County zoning allowed a broad range of residential densities, resulting in a patchwork of land use 

districts and islands of higher single family density surrounded by lower density development patterns 

in some areas constrained by sensitive areas such as steep slopes, stream corridors or with limited 

access. Figure 6.0.1 shows the current land use districts map for Finn Hill.  Approximately three percent 

of the land is zoned for multi-family and 80% zoned low density residential. In 2015, a capacity analysis 

was conducted by the City to assess vacant and further development parcels and estimate where 

future development was likely to occur. The following chart shows the existing and estimated capacity 

for additional residential units and job figures for Finn Hill.  

 

Finn Hill Housing Units And 

Employment 

 Existing 

2015 

Additional 

Capacity 

(Estimate)  

Residential 

Units 

6,127 1,731 

Jobs     883    316 

*Based on King County Assessors information in 2015.  
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See Figure 6.0.1: current land use map 

 

The neighborhood plan process has provided an opportunity to evaluate the land use patterns, zoning 

districts and residential density to be consistent with the Land Use Element and other policies in the 

Comprehensive Plan. In some areas a lower density or higher density is more appropriate. In other 

areas zoning districts should be consolidated. Land use and zoning changes should be based on a 

variety of factors and take into consideration the results of the public participation process and the 

resulting “Neighborhood Values” presented in section 2, which are consistent with the idea and 

principles of the “10 minute walkable neighborhood” concept. This concept emphasizes accessibility 

and walkable destinations, and has been applied in other neighborhoods of Kirkland.  

6.1-Low Density Single Family Residential 

 

Finn Hill Neighborhood contains a range of single-family housing densities. The land use pattern is 

generally the same as designated by King County prior to annexation. As new and infill development 

occurs streets, sidewalks and utilities are being brought up to City standards. 

The Finn Hill community has emphasized that maintaining the low density residential character of the 

neighborhood as a priority in their comments and in the vision statement1. It is one of the guiding 

neighborhood values of Finn Hill residents. 

In Finn Hill, low density single family detached residential uses include three zoning categories for four, 

six and eight dwelling units per acre with minimum lot sizes of 7,600, 5,100 and 3,800 sq. ft. 

(comparable zoning: RSA 4, RSA 6 and RSA 8). The following describes the reasoning for the different 

densities throughout the low density residential areas:   

● Four dwellings per acre are more appropriate for areas with natural constraints (e.g. steep 

slopes with high landslide hazard potential, large forested areas, ravines, wetlands), and areas 

with limited vehicular access. The Holmes Point Overlay adds additional zoning requirements to 

a large area of steep slopes along the western edge of Finn Hill (discussed in Section 4: Natural 

Environment).  

● Four to six units per acre are appropriate for areas along the shoreline.  

● Six to eight dwelling units per acre are appropriate for areas with an established development 

pattern, adjacent to commercial districts and accessible to arterials and collectors and a good 

street network.  

● Isolated islands of higher density (8 dwelling units/acre) do exist as remnants from King County 

zoning but should be either modified or discouraged.  

● Accessory dwelling units are allowed in all low density zones in Finn Hill. In addition, cottage, 

carriage and two/three unit homes are allowed in the RSA 4 and RSA 6 zones in Finn Hill. 

 

See Figure 6.0.1: current land use map  

 

                                                
1 Comments from Finn Hill neighborhood forum and survey; Finn Hill Listening Session. 
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The Finn Hill community is supportive of limiting development in environmentally sensitive areas, 

mitigating disruption to wildlife, retaining the tree canopy as much as possible, and conserving land for 

open space and parks.  

Residents have also expressed support for lowering density in the pockets of higher density (RSA 8 

equiv.) to match their surrounding conditions. The community is concerned that these islands provide 

opportunities for residential development that is out of character with the surrounding development 

pattern. Additionally, increased residential development could cause increased traffic congestion, which 

is already a source of concern (see Transportation Chapter). 

As a result, the Finn Hill neighborhood value residential policies that: 

● Are consistent, 

● Are congruous with the existing low density single family character of the neighborhood 

and with the citywide Land Use Element, 

● Focus medium and high density residential areas around commercial areas in keeping 

with Kirkland’s 10 minute neighborhood, 

● Preserve open space and tree canopy coverage (currently 53.44% as of 6/2016) [while 

allowing for new development], 

● Provide pedestrian connections to parks, open space, and trails as development occurs. 

 

Policy 6.1.1: Limit development in environmentally sensitive or 

geologically hazardous areas, and minimize loss of native vegetation 

and tree canopy coverage. 

Development policies and standards are also discussed in the Natural Environment section. 

Regulations may limit or reduce allowed residential density. Additionally, mechanisms to encourage 

preservation (e.g. development easements) are also discussed in the Natural Environment and Parks 

and Open Space sections. 

Policy 6.1.2: Establish logical development pattern with zoning district 

boundaries that take into account existing and planned land uses, 

vehicular access, property lines, topographic conditions, and natural 

features. 

This policy seeks to address the patchwork of zoning in Finn Hill and to minimize islands of higher 

density land use surrounded by lower density that are not consistent with the existing development 

pattern (see zoning study areas below). In general, for relatively flat land with good street network, 

utilities, the low density should average six to eight dwelling units per acre. Note that this is what most 

of Finn Hill’s flat areas are currently zoned at, save for some islands of RSA 8 equivalent zoning. For 

areas located on steep slopes containing streams, wetlands, geologically hazardous areas, large 

forested areas the density should be lower or to provide added environmental protection. 
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Listening Session Online 

Survey - November 2nd-11th, 

2015 

6.2-Multi-family Residential  

 

A range of medium and high-density residential multi-family (five to 24 dwelling units per acre. 

Comparable zoning RMA 5.0, RMA 3.6, RMA 1.8, RMA 2.4) is located in several areas along major 

streets and surrounding the two commercial areas. Medium density is appropriate on the perimeter of 

low density residential with direct access to major streets. The high density residential is appropriate 

surrounding the two mixed use commercial areas and accessible to transit service.  

 

Incorporating affordable housing is required for developments creating 4 or more new dwelling units in 

medium and high-density multifamily zones. 10% of the units must be affordable housing.  

Residents of Finn Hill support focusing medium and high density residential zoning/development 

around commercial areas in line with the City of Kirkland’s Neighborhood Business Areas and 10 

minute neighborhoods.  

Policy 6.2.1: Encourage medium and high density residential 

development adjacent to Finn Hill’s existing commercial areas of 

Inglewood and Holmes Point Neighborhood Center. 

This policy is aimed at allowing a range of housing types and providing housing choices within Finn Hill 

while preserving the neighborhood’s existing character. Note that this policy also relates to the desire 

for increased public transit in Finn Hill (see Transportation). 
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Policy 6.2.2: Encourage development of affordable housing in multi-

family and mixed-use areas. 

Affordable housing is best located when mixed in with market rate housing units and in areas with good 

access to transit, employment and shopping. Therefore, as redevelopment occurs in the mixed use 

commercial centers, affordable housing should be encouraged or required consistent with citywide 

policies and regulations. 

 

RECOMMENDATIONS for implementation: 

1. [FHNA/City of Kirkland]: Explore what supporting amenities and services are needed for 

successful multifamily housing developments. Commercial amenities? Transit? Access o 

medical services/day care? 

6.3-Commercial Areas & Business Districts 

 

Finn Hill currently has two commercial areas designated by Kirkland’s Land Use Element (See Figure 

6.3.0). 

1. The larger commercial area in north Finn Hill is the Inglewood shopping area (designated the 

Finn Hill Neighborhood Center). Appropriate uses for Inglewood are a mix of commercial uses 

including office, retail, restaurants, hotels, and business services serving a subregional market, 

along with multi family/multi-use housing. Grocery stores should remain a high priority for this 

location. Architectural design should be pedestrian oriented, residential in scale, and provide 

effective transitions between commercial and surrounding residential neighborhoods. 

2. The southern commercial area is designated as the Holmes Point Residential Market. This area 

is encouraged to be a mixed use area with commercial to serve the local neighborhood and 

residential units above or behind commercial and office uses. Like Inglewood, HPRM should be 

pedestrian oriented.  

3. In addition to these two commercial areas, professional office and multifamily zones are located 

at the Holmes Point residential market commercial area. These areas are appropriate with 

access to major streets and surrounding commercial uses and may serve as a good transition to 

low density residential neighborhoods. 

4. Neighborhood Business Areas (BNA) allow maximum residential dwelling units per acre in the 

BNA ranges from 15 to 24 dwelling units per acre (Comparable zoning: RMA 1.8 and RMA 2.4). 

The intent of neighborhood business centers is to provide gathering places or central focal 

points with goods and services for residents within a 10 minute walking radius. Design review 

should be required to ensure attractive site and building design that is compatible in scale and 

character with the surrounding neighborhood. 

 

For Neighborhood Business Areas, a minimum amount of affordable housing is not mandatory but 

encouraged. Note that higher unit per acre counts may occur within each classification if developed 
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under the City of Kirkland’s PUD (Planned Unit Development), innovative or affordable housing 

programs. 

 

<< Figure 6.3.0: Map of Commercial Areas  

In multiple community workshops and surveys, Finn Hill residents have identified that they would like 

better access to local commercial areas and amenities, as currently they need to travel outside Finn Hill 

for basic amenities2. Additionally, there are insufficient connections (pedestrian, bike, car, and transit) 

between commercial areas and the surrounding neighborhood.  Improving the two existing commercial 

areas was preferred to creating additional commercial zones3.  

The community has identified restaurants, cafés, pubs, and locally-owned retail stores as key 

amenities. This vision for Finn Hill is in line with the 10 minute neighborhood concept, which aims to 

create compact, efficient and sustainable land use patterns where residents can walk short distances 

from home to destinations that meet their daily needs (Land Use Element).  

The community has also expressed that future development should accommodate alternative modes of 

transportation, in order to mitigate for increased traffic congestion, increased housing density, and 

environmental degradation (see Transportation section).  

Along with these desires and concerns, the Finn Hill community has expressed a number of key values 

for commercial areas. Specifically, commercial areas should: 

● Be sensitive to the character of the community, reflecting its identity and serving as local social 

and commercial centers; 

● Provide a full range of services and improve commercial amenities; 

● Encourage improved connections with sidewalk/path to the surrounding neighborhoods; 

● Minimize environmental impacts from development, including but not limited to: reduction of tree 

canopy, destabilization of slopes, and damage to stream systems/wildlife. 

● Encourage mixed use, pedestrian oriented commercial development; 

● Be developed according to design guidelines and design standards for the commercial centers 

consistent with Finn Hill’s urban design goals and the surrounding neighborhood. 

● Address traffic and safety concerns, especially along Juanita Drive. 

Commercial Areas Building Scale 

Instant Poll Survey 

                                                
2 SP2: Survey 
3 SP2 & SP4 comments 
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Policies for each of the commercial area and general urban design goals were developed based on 

these values. 

6.3.1- Finn Hill Neighborhood Center 

 

The Finn Hill Neighborhood Center is currently a strip mall style commercial development anchored by 

QFC and surrounded by two story townhomes. Current amenities include a grocery store, restaurants, 

a gas station, and a coffee stand along with one story office buildings. Finn Hill residents believe that 

Inglewood is an underutilized resource4 that is poorly connected to the surrounding neighborhood (no 

public transit and poor pedestrian and bike access via trails and sidewalks). Additionally, traffic 

congestion in and around the area is a major concern. 

Finn Hill Neighborhood Center could be envisioned as a mixed use development with multi-story 

residential and commercial buildings. The increased density could support additional amenities 

including small neighborhood retail stores, wine bars or pubs, and transit stops in addition to expanding 

existing amenities and improving walkability.  

 Figure 6.3.1: Finn Hill Neighborhood Center  

Policy 6.3.1: Develop Finn Hill Neighborhood Center as a mixed-use 

neighborhood commercial area with improved amenities, public transit 

access, access for bicyclists, and trail/sidewalk connections. 

○ Allow mixed use up to up to five stories to encourage 

redevelopment with increased amenities, open space places, 

underground parking and affordable housing. 

○ Comply with urban design standards. 
 

                                                
4 From Sprint 4: 81.4% in favor at Inglewood based on 86 votes. 62.5% in favor at Holmes Point Neighborhood 
Center based on 88 votes. 
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Finn Hill Neighborhood Center Building Scale 

 

Should the neighborhood plan 
consider changing zoning to 
support new amenities in the 
Inglewood Commercial Area? 
 
SP4: based on 81 total votes 

 

RECOMMENDATIONS for implementation: 

1. [City of Kirkland/ ??] Determine what economic/zoning conditions are necessary to 

encourage redevelopment of Finn Hill Neighborhood Center. 

6.3.2- Holmes Point Residential Market Commercial Area 

 

The Holmes Point Residential Market area is currently a strip mall style commercial development 

anchored by a Mexican restaurant named Plaza Garcia and surrounded by condos and single family 

housing. Current amenities include a restaurant and gas stations. An office use is across the street to 

the west. Finn Hill residents feel that it is an underutilized resource5 that lacks public transit access, 

connections for bicyclists, and connections for pedestrians with trails and sidewalks. Additionally, traffic 

congestion in and around the area is a major concern, particularly on Juanita Drive and NE 122nd 

Place. 

The Holmes Point Residential Market area could be envisioned as a more energetic commercial 

development supported by additional multi-family housing. The increased density could support 

additional amenities including small neighborhood retail stores, additional restaurants or pubs, and 

coffee shop.  

<< Figure 6.3.2: Holmes Point Residential Market  

 

                                                
5 SP2: Survey 6.1 
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Policy 6.3.2: Develop the Holmes Point Residential Market area 

Neighborhood Center as a neighborhood commercial area with 

improved amenities, public transit, bike connections, and trail/sidewalk 

connections. 

● Allow a mix of commercial and residential uses up to 2-3 stories. 

● Comply with urban design standards. 
 

Holmes Point Residential Market Building Scale 

 

Should the neighborhood plan 
consider changing zoning to 
support new amenities in the 
Holmes Point Neighborhood 
Center? 
 
SP4: based on 88 total votes 

 

RECOMMENDATIONS for implementation: 

1. [FHNA/ City of Kirkland] Examine impacts of increased density within surrounding 

neighborhood due to development. 

6.3.3-Future Small Scale Neighborhood Commercial Amenities 

 

The community has also expressed the need for additional small scale gathering spaces, such as local 

coffee shops, and neighborhood meeting rooms6.  One idea would be to reuse the old fire station as a 

community center or commercial use.  The types of uses would include limited commercial and non-

profit amenities focused on serving the community. Creative funding mechanisms (e.g. public private 

partnerships) and zoning changes may be required to make this type of small scale neighborhood 

commercial amenity economically feasible.  

 

Old Firehouse Neighborhood Commercial Area 

                                                
6 SP4: 70% in favor based on 84 votes 

ATTACHMENT 2

33



 

9 

 

Identified by community as a potential 
location for small-scale commercial 
amenities/community center (Sprint 4 Forum, 
based on 84 votes).  

 

 

Policy 6.3.3: Explore appropriate uses and areas for small scale 

neighborhood commercial development. 

Policy 6.3.4: Enable creative funding mechanisms and potential 

zoning modifications to encourage small scale neighborhood 

commercial development. 
 

6.3.4-Urban Design Principles: 

 

Figure 6.3.4: Urban Design Features & Gateways 

Figure 6.3.4 shows the urban design assets in the neighborhood. These include views of Lake 

Washington and the Olympic and Cascade mountains and the approximate locations for gateway 

features and activity nodes.  

Policy 6.3.4.1: Improve Finn Hill commercial areas pursuant to the 

guiding urban design principles in the Neighborhood Plan below and 

the Design Guidelines for Pedestrian Oriented Business Districts. 

Policy 6.3.4.2: Promote the use of pedestrian-oriented design 

techniques described in the Neighborhood Plan below, the Design 

Guidelines for Pedestrian Oriented Business Districts, and the Design 

Regulations in Chapter 92 of the Kirkland Zoning Code.  
 

The following design principles are based on community input and feedback from multiple community 

outreach events, including the Finn Hill Neighborhood Forum and Survey and an Instant Poll conducted 

2/24/16, 11/02/15, and 10/15/15, respectively. These design principles should be used when reviewing 

multifamily, multi-use, and commercial areas. 
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Structures: 

 

● Commercial areas should include mixed-use buildings with housing or office over retail. 

 

Instant Poll (Sprint 2) Survey (Sprint 4) 

  

 

● Building scale should be sensitive to neighborhood context (See charts in sections 6.3, 6.3.1, 

and 6.3.2 above). 

● Promote high quality site design and streetscape improvements that identify Finn Hill as unique 

to other commercial districts such as the use of decorative pedestrian street lighting. 

● Buildings that are pedestrian oriented in design should be located next to the property line in 

order to activate the sidewalks. 

● Create effective transitions between commercial areas and surrounding residential areas. 

● Buildings should be located such that sidewalks may be activated with activities. 

 

Instant Poll (Sprint 2) Survey (Sprint 4) 
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Streets and Connectivity: 

● Commercial area streets should be multi-modal and include on-street parking and underground 

parking.  

 

Instant Poll (Sprint 2) 

 

● Encourage pedestrian connections between properties and between uses on a site. 

● Minimize the obtrusive visual nature of parking lots by orienting them to the back or side of 

buildings or within parking structures. 

Amenities: 

● Public spaces in the commercial areas should include seating options and gathering places or 

plazas. 

● Develop gateway features to strengthen the identity of the neighborhood (such as gateway 

signs, landscaping or art feature; See Figure X.4.1) 

● Provide bicycle and pedestrian amenities including directional signage. 

Instant Poll (Sprint 2) Survey (Sprint 4) 
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Sustainability: 

● Green building techniques elements should be employed in the commercial areas. 

Instant Poll (Sprint 2) Survey (Sprint 4) 

  

 

● Renewable energy should be employed in the commercial areas, particularly solar. 

Instant Poll (Sprint 2) Survey (Sprint 4) 

  

 

Public Art: 

● Public art should be used where possible to add character to the commercial areas. 

Instant Poll (Sprint 2) Survey (Sprint 4) 
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RECOMMENDATIONS for implementation: 

1. [FHNA] Explore additional desired Urban Design principles. 
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Figure 6.0.1: current land use map 
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See Land Use Map for commercial areas 

Figure 6.3.1: Inglewood Commercial Area 
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Figure 6.3.2: Holmes Point Neighborhood Center 
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 Figure 6.3.4: Urban Design Features & Gateways- To be updated 
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OVERVIEW OF FINN HILL ZONING REGULATIONS  

The following is a summary of the Kirkland Zoning Code regulations for Finn Hill. At annexation 
the City generally adopted the underlying zoning that existed in King County as of 2011. The 
land use map for Finn Hill from the Land Use Element chapter of the Comprehensive Plan is the 
basis for the zoning map districts in Finn Hill. Here is a link to the Kirkland Zoning Map. Links to 
the Kirkland Zoning Code are provided below for more detail. 
 
Low density single family residential zones – Zoning Code Chapter 15 
 
The low density residential areas of Finn Hill have a range of allowed density from four to eight 
dwelling units per acre. Comparable zoning districts are the RSA 4, RSA 6, and RSA 8 zones. For 
each zone a minimum lot size also applies. The size of a house in relationship to the lot size is 
also regulated, known as floor area ratio. In addition, for those areas generally located west 
Juanita Dr, Chapter 70 provides the regulations for the Holmes Point Overlay (HPO) zone (see 
more detail below).  
 
For convenience we’ve included the following table that summarizes the maximum density per 
acre, minimum lot size, lot coverage, etc. for each of the zones.  
 

Zoning Regulations in Low Density RSA Zones 

Zoning 
District 

Maximum 
units per acre 
or density ** 

Minimum Lot 
Size 

Maximum Lot 
Coverage 

(If in Holmes 
Point Overlay 
stricter 
maximums 
apply) 

Floor Area 
Ratio 

Max Building 
Height * 

RSA 4 4 dwelling 
units per acre 

7,600 sq. ft. 50% 50% of lot 
size 

30 feet above 
Average 
Building 
Elevation 

RSA 6 6 dwelling 
units per acre 

5,100 sq. ft.  50% 50% of lot 
size 

30 feet above 
Average 
Building 
Elevation 

RSA 8 8 dwelling 
units per acre 

3,800 sq. ft.  50% 50% of lot 
size  

*** 

30 feet above 
Average 
Building 
Elevation 

 * Except in Juanita Beach Camps Plat on Goat Hill maximum building height is 35 feet above 
average building elevation. 
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**Road dedication and vehicular access easements or tracts may be included in the density 
calculation but not in the minimum lot size per dwelling unit. 
*** In RSA 8 zones F.A.R. may be increased up to 60% of lot size for the first 5,000 sq. ft. of 
lot area if the roof form is peaked (4/12 pitch). 
Notes:  
Additional regulations may apply to parcels located along the shoreline, see Chapter 83 
Additional regulations may apply to parcels located within the Holmes Point Overlay, see 
Chapter 70. 

 
Holmes Point Overlay Regulations- Zoning Code Chapter 70 
 
If property is located in the Holmes Point Overlay area, regulations are more restrictive that the 
rest of the City regarding site disturbance, lot coverage, tree retention and tree removal. A 
maximum site alteration shall not exceed 75% of the total lot area. At least 25% of a lot area 
must be set aside in perpetuity for a permanent “protected natural area” or PNA. If a 
designated PNA is insufficient with existing vegetation, supplemental native plant material must 
be installed. In addition to a tree retention plan, a landscape plan is required for the PNA area. 
Tree removal requests for home owners or developers require tree permit applications to be 
submitted to the City accompanied by an arborist report describing the health of the tree and 
justifying tree removal. Tree replacement based on tree credits is required. Chapter 70 also 
specifies that construction of pedestrian trails must meet maintenance standards of the U.S. 
Forest Service Trails Management Handbook and not be constructed of concrete, asphalt or 
other impervious surface.  
 
Multifamily areas – Zoning Code Chapter 20 
 
Finn Hill multifamily zoning areas surround the two commercial areas and along the north and 
east perimeter of the neighborhood. Medium density areas range from nine to fourteen dwelling 
units per acre to high density at eighteen to twenty four dwelling units per acre (comparable 
zoning is RMA 5.0, RMA 3.6, RMA 2.4, RMA 1.8). All development creating four or more new 
dwelling units in these zones must provide at least 10% of the units as affordable housing units 
as defined in Chapter 5, KZC.  
 
Commercial areas- Zoning Code Chapter 35 
 
The two commercial areas are zoned Neighborhood Business commercial (BNA) zones. The 
Land Use Element in the Comprehensive Plan designates the northern Inglewood shopping 
center area as Finn Hill Neighborhood Center and the southern BNA area as the Holmes Point 
Residential Market. Appendix B Glossary of the Comprehensive Plan defines the characteristics 
of the two areas and the types of uses intended: 
 

Neighborhood Center (mixed use)- A Neighborhood Center is an area that serves the 
needs for goods and services of the local community as well as the sub regional market. 
These districts vary in uses and intensities and may include office, retail, restaurants, 
housing, hotels and service businesses. These centers provide facilities to serve the 
everyday needs of the neighborhood and grocery stores are considered a high-priority 
anchor for these areas. Residential use are encouraged where they support and do not 
displace the commercial viability of these areas.  
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Residential Market (mixed use) - A Residential Market consists of individual stores or 
mixed use buildings/centers that are pedestrian-oriented and serve the local 
neighborhood. Residential scale and design are critical to integrate these uses into the 
surrounding residential area. Residential uses may be located above or behind 
commercial uses in the center at densities specified in the Comprehensive Plan.  

 
In BNA areas where development includes residential uses, zoning requires street level floor 
commercial uses, ground floor minimum width, depth and height requirements to encourage 
viable commercial tenant spaces (housing above ground floor commercial). Housing density is 
limited in the Finn Hill Neighborhood Center to 24 dwelling units per acre (equivalent to RM 1.8 
zoning) and at the Holmes Point Residential Market BNA zone 18 dwelling units per acre 
(equivalent to RM 2.4 zoning). Maximum building height is 35 feet above average building 
elevation. Affordable housing is not currently required but encouraged in the BNA zones. Design 
review is required.  
 

Environmentally Sensitive Areas, Tree Management and Shorelines- for all property containing 
wetlands, streams, geologically hazardous soils, within 200 feet of Lake Washington shorelines, 
or requests for tree removal, the regulations in Chapter 85-Geologically Hazardous, Chapter 90-
Drainage Basins and Chapter 95-Tree Management and Landscaping, Shoreline regulations of 
Chapter 83 and State Shoreline Management Act provide added protection. Depending on the 
scope of development the State Environmental Policies Act applies to new development.  
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ATTACHMENT 7 

 

Key Milestones and Schedule for the Finn Hill Neighborhood Plan Process 

Revised 7/11/2016 

 April 2015 -September 2015 
 
 October 8, 2015 
 October 15, 2015 
 November 14, 2015 
 
 
 
 
 
 December 2015-January 2016 
 
 January 14, 2016 

 GFL under contact; team formation; tour; information 
gathering; Denny Fest   
 

 Planning Commission study session 

 Public involvement to inform and identify issues 
o Listening session event with instant polling  
o Public Alternatives workshop  
o Web survey conducted with community to identify 

issues and ideas 
 

 Public comments and alternatives documented; 
alternatives hybridized and further developed 

 Joint meeting with Planning Commission, Park Board, 
Transportation Commission  
 

 February - March 2016   Community Priorities Forum and web survey to share hybrid  

 Alternatives and get feedback  

 Preferred alternatives developed  
 

April 2016- July 2016  Draft Plan development 
o Policy concepts to Planning Commission for 

direction 
o GFL preliminary draft plan and implementation 

strategies  
o Share draft with Neighborhood Association for 

comment 
o Transportation Commission review draft 

transportation policies (July 27, 2016) 
o Planning Commission study sessions (May12, July 

28, 2016) 
 

August 2016 
 
 

 City studies potential land use changes and public outreach 
to property owners 

 Planning Commission study session on draft plan (August 25, 
2016) 
 

Fall 2016   Draft neighborhood plan available for public comment  

 City conducts environmental review  

 Public Open House on draft plan 

 Planning Commission holds public hearing 
 

December 2016- Early 2017  Planning Commission recommendation to City Council 

 City Council final adoption  
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