
 

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

MEMORANDUM 
 
To: Planning Commission 
 Houghton Community Council 
 
From: Angela Ruggeri, AICP, Senior Planner 
 Paul Stewart, AICP, Deputy Director 
 
Date: September 6, 2012 
 
Subject: Houghton/Everest Neighborhood Center Amendments  
 File No. CAM12-00639 
 
RECOMMENDATION 
 
Review and discuss Houghton/Everest Neighborhood Center amendments and 
give staff direction.  
 
BACKGROUND DISCUSSION 
 
The City Council directed staff and the Planning Commission to complete work on 
the Houghton/Everest Neighborhood Center as part of the 2012 Work Program. 
The policy work for the Central Houghton portion has already been included in 
the Central Houghton Neighborhood Plan. Now staff will do policy work for the 
Everest Neighborhood and prepare new planned area zoning regulations for the 
Neighborhood Center (see Attachment 1).   
 
The Planning Commission met to discuss the amendments and gave staff its 
initial direction on August 9, 2012.  The Houghton Community Council reviewed 
the Planning Commission comments at its August 27 meeting. This memo 
summarizes the direction given to staff by the Planning Commission and includes 
questions raised by the Houghton Community Council.  
 
In most cases the Planning Commission and Houghton Community Council were 
in agreement, but there are still some differences in the direction given to staff.  
It is suggested that the discussion at the joint meeting be centered on the areas 
where there are still differences.  A list of questions has been provided to help 
with the discussion. 
 

1



Houghton/Everest Neighborhood Center 
Page 2 of 11 

 

 
 

Staff has been working with Makers, an urban design consulting firm, to develop 
drawings that represent the ideas being discussed for the neighborhood center.  
These conceptual drawings are included in this packet as Attachment 2.  The 
drawings represent the guiding principles that have been discussed to date and 
show a mix of uses, pedestrian scale and connections, street-front retail, upper 
story modulation, a central public plaza and internal circulation.  These are 
discussed below.  It is important to note that these drawings are illustrative for 
discussion purposes to note important features, standards or guidelines that 
could be applied in a variety of development scenarios.  
 
Staff has also included a first draft of amendments to the Central Houghton and 
Everest Neighborhood Plans that will be necessary if the ideas presented below 
are to be included in the plans (see Attachments 3 and 4). 
 
VISION FOR THE STUDY AREA  
 
The Central Houghton Neighborhood Plan includes a section in its Vision 
Statement that describes the character and qualities desired for the 
Houghton/Everest Neighborhood Center in the future.  It is useful to review this 
vision as we work on the policies and regulations for the area. 
 
Local citizens value the variety of opportunities to meet in shops and restaurants 
within the Houghton /Everest Business District, as well as in casual locations in 
the neighborhood’s parks and natural areas. The Houghton/Everest Business 
District has evolved into a thriving, pedestrian-oriented mixed-use center, with 
businesses available to meet the retail and service needs of the community.  
Appropriate streetscapes, site layouts and building designs provide an attractive 
and coordinated appearance within the district.  Careful attention to the 
placement and design of vehicle and pedestrian access from commercial areas to 
surrounding streets contributes to an efficient street network, and avoids 
conflicts with nearby low density areas. 
 
STUDY AREA 
 
The approximate boundaries for the Houghton/Everest Neighborhood Center are 
shown in the Comprehensive Plan on a map in the Central Houghton 
Neighborhood Plan. The Planning Commission and Houghton Community Council 
have agreed on the study area which is shown in Attachment 1. 
 
QUESTIONS FOR DISCUSSION 
 

1. Should density be determined by the bulk and mass of the building? 
2. Should buildings be modulated (2 stories and then stepped back) at the 

street level?  
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3. Where should 10’ sidewalks be required (NE 68th Street, 106th Avenue 
NE, 108th Avenue NE, internal streets)? 

4. Should there be internal circulations through the Houghton Center, 
Houghton Village and Houghton Plaza sites?  This would be a general 
concept for E-W and N-S connections, not a designation of specific 
locations. 

5. Should vertical modulation be required?  If so, how? Options include 
requiring a portion of each building to be lower than the allowed height.  
Alternatively, height incentives could be provided if portions of a building 
are kept lower than the required height. 

6. Should the existing street trees be maintained to soften the building 
façade and enhance the streetscape?  

7. Where should retail be required (on what streets and/or internal 
connections)? 

8. Should there be on-street parking (see Attachment 5 for two articles 
about the advantages of on street parking)? 

 
**We will have more information on traffic impacts once the allowed size of 
development (number of stories and density) is determined.  The information will 
be available for the public hearing in October. 
 
STUDY AREA TOPICS FOR DISCUSSION 
 
The following is a description of general concepts for the Neighborhood Center 
and for each study area that were discussed by staff and the Planning 
Commission at the August 9, 2012 meeting (see Attachments 3 and 4 for 
necessary changes to Comprehensive Plan language). 
 
General Information 
 
There will be 3 zones (see Attachment 1): 
 
o The West Zone will include Areas 2 and 3. 
o The Center Zone will include Areas 1 and 4 
o The East Zone will include Areas 5, 7 and 8 
o Areas 6 and 9 will not be included in the study area (see below for 

explanation). 
 
General considerations for the entire study area  
 
This summary of concepts was developed by staff and the consultants.  Direction 
from the Planning Commission is also included.  The Houghton Community 
Council did not agree with all of the concepts and so some require further 
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discussion and are part of the questions listed above.  These concepts were used 
to develop the drawings done by Makers (see Attachment 2).   
 
o Break the Center Zone up with interior “connections”. 
o Include a commercial FAR requirement to retain the existing amount of retail 

in the area. 
o Require a minimum depth for retail. 
o Require retail frontage on NE 68th Street in front of the Center Zone and also 

on Center Zone interior streets. 
o Consider an east/west “alley” along the northern portion of the Center Zone 

and possibly West Zone. 
o Consider a signal at the mid-block pedestrian connection between Areas 1 

and 4 (Center Zone). 
o Require connections to the Cross Kirkland Trail (both for views and pedestrian 

access). 
o Require connections between developments in the Center Zone. 
o Keep large existing street trees to the extent possible. 
o Provide on street parking along both sides of NE 68th Street. 
o Minimize turning movement conflicts and consolidate access points. 
o Provide bike lane on north side of NE 68th Street. 
o Require 10’ sidewalks where possible. 
o Require plaza areas with new development in the Center Zone. 
o Step down the buildings on the south side of both the Center and West 

Zones. 
o Calculate height using average building elevation (ABE) for individual 

buildings on sites to take topography into account. 
o Highlight the four corners at NE 68th Street, 6th Street South and 108th 

Avenue NE as an important area of the district. 
o Require 13’ for ground floor office and retail. 
o Require design review for entire district. 
o Provide building modulation and street orientation design guidelines. 
 
**Planning Commissioner, Andy Held has also provided an article for the group 
on correcting the problems caused by sprawl (see Attachment 6). 
 
A description of each of the study areas is provided below: 

 
  

4



Houghton/Everest Neighborhood Center 
Page 5 of 11 

 

 
 

Area #1: Houghton Center (Center Zone)  
 

   
 

o Presently zoned commercial (BC) 
 
New Central Houghton Neighborhood Plan includes: 
o Pedestrian-oriented, mixed use development.  
o Master Plan including gathering spaces for the community. 
o Transportation improvements around and through the site.  
o Building heights stepping up to 5 stories with design guidelines. 
 
P lanning Commission Direction: 
o Allow buildings up to 55 feet in height. 
o Require storefronts to be at grade level of street (and/or internal streets).   
o No minimum development size, but connections and combined access 

required between developments. 
o May require minimum floor area ratio for ground floor retail (similar to 

requirements being considered for BC 1, 2 and BCX zones). 
o Mixed use including residential (density determined by building envelope), 

retail and office. 
o Include an affordable housing requirement for residential development. 
o Require design review with guidelines addressing: 
 Vehicle/pedestrian connections including internal street(s). 
 Road sections with some on street parking. 
 Bike lanes on north side of 68th. 
 Street orientation (to 68th with 10 foot sidewalks). 
 Building modulation (step down on south side adjacent to residential). 
 Parking plan for development. 

 
**Attachment 7 contains 2 letters from Tom Markl about this area. 
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Area #2:  Waddell Multi-Family Residential Properties (West Zone) 
 

   
 
o Presently zoned multifamily residential (RM 3.6) 
o New Central Houghton Neighborhood Plan says that this area should be 

designated for higher intensity use (higher density residential). Height is not 
mentioned.  

o This area is adjacent to the Cross Kirkland Trail.   
 

P lanning Commission Direction: 
o Allow five stories (55 feet). 
o Mixed use including residential (density determined by building envelope), 

retail and office allowed, but not required. 
o Include an affordable housing requirement for residential development. 
o Require design review and address: 
 Adjacency to Cross Kirkland Trail and Houghton Center. 
 Building modulation (step down on south side adjacent to residential) 

 
**Attachment 8 contains 2 letters from Doug Waddell about this area. 
 
Cross Kirkland Trail Photos 
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Area #3:  Lakeview Office Center (West Zone) 
 

   
 
o In the Everest Neighborhood 
o Presently zoned commercial (BC) 
 
P lanning Commission Direction: 
o Same as Area #2. 
 
Area #4:  Houghton Village & Houghton Plaza (Central Zone) 
 

   
 

o In the Everest Neighborhood 
o Presently zoned commercial (BC) 
 
P lanning Commission Direction: 
o Same as Area #1. 
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Area #5:  Cleaners, 7-11, Etc. (East Zone) 
 

   
 
o In the Everest Neighborhood 
o Presently zoned commercial (BC) 
 
P lanning Commission Direction: 
o Allow four stories (45 feet). 
o Mixed use including residential (density determined by building envelope), 

retail and office allowed, but not required. 
o Include an affordable housing requirement for residential development. 
o Require design review that would include policies to: 

o Bring retail to the street. 
o Move access away from intersection. 
o Provide building modulation.  

 
Area #6:  Vacant Lot 
 

   
 
o In the Everest Neighborhood 
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o Presently zoned multifamily residential (RM 3.6), but an old lawsuit decision 
allows first development on the site to be regulated by commercial (BC) 
zoning requirements. 

o There is a stream across the property. 
 
P lanning Commission Direction: 
Planning Commission directed staff to look into possibilities for this property.  
Staff recommends that this property be removed from the study area, because 
the law suit will determine the use of the property. 
 
Area #7: Gas Station (East Zone) 
 

   
 
o In the Central Houghton Neighborhood 
o Presently zoned commercial (BC)  
 
P lanning Commission Direction: 
o Same as Area #5. 
 
Area #8:  Parking Lot (East Zone) 
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o In the Central Houghton Neighborhood 
o Presently zoned commercial (BC) 
 
P lanning Commission Direction: 
o Same as Area #5. 
 
Area #9:  Office Building 
 

     
 
o In the Central Houghton Neighborhood 
o Presently zoned commercial (BC) 
o Larger site (light brown & light red on map) contains a Northwest University 

office building. 
o Majority of the site (light brown) is zoned Professional Office Residential (PR 

3.6). 
 
P lanning Commission Direction: 
o Remove from Study Area. 
o Rezone to match PR 3.6 zoning on rest of site. 
 
PUBLIC OUTREACH 
 
o Information letter has been sent to all property owners, residents and 

business owners in the study area. 
o Contact made with both neighborhood groups. 
o Notice signs up by mid-September. 
o Webpage and listserv established by mid-September. 
o Open House and/or attendance at Central Houghton and Everest 

Neighborhood Association meetings planned pre-public hearing. 
o Joint Public Hearing scheduled for October 11 
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SCHEDULE 
 
The following is a tentative schedule for the project.   
 
o 9/13/12 - PC and HCC joint study session to review draft plan and code 

amendments. 
o 9/24/12 - HCC meeting to review draft plan and code amendments. 
o 9/27/12 - PC meeting to review draft plan and code amendments. 
o 10/11/12 - Joint public hearing with PC and HCC to take public comment. 
o September-October 2012 – Public Open House and/or attendance at CH 

and Everest Neighborhood meetings.  
o Mid-October 2012 - Complete SEPA and CTED 60 day notice. 
o 10/22/12 - HCC meeting to deliberate and make recommendation to PC. 
o 10/25/12 - PC meeting to deliberate and make recommendation to CC. 
o 12/4/12 or 12/18/12 - to CC regular session for adoption of 

Comprehensive Plan amendments. 
o 1/28/13 – to HCC for final approval of amendments in area of jurisdiction. 
o End of March 2013 – Complete Zoning Code amendments. 
 
Attachments: 

1. Study Area Map 
2. Concept drawings for the Neighborhood Center 
3. Potential amendments to the Central Houghton Neighborhood Plan 
4. Potential amendments to the Everest Neighborhood Plan  
5. Articles about On-Street Parking  
6. Article from Andy Held on Sprawl 
7. Letter from Tom Markl 
8. Letter from Doug Waddell 
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Provide public 
connections 
to trail.

Step down 
to 3 stories 
near adjacent 
residential.

Keep service 
alley.

Treat access drive 
as pedestrian 
environment.

New internal 
connection becomes 
pedestrian-friendly 
retail street.

Plaza is 
“heart” of new 
development.

East-west internal 
connection & 
parking can be used 
for street festivals.

Step retail 
down 
68th St.

Set back 
upper stories 
in some 
places.

Preserve 
existing trees 
if possible.

Step back upper 
story at corner to 
reduce visual mass.

Off er outdoor 
seating at 
ground level.

Use articulation, color 
variation, modulation, 
etc. to maintain 
appropriate scale.

Houghton Everest Neighborhood Center Overall Concept
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Looking west along NE 68th St at 6th St intersection
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Looking east along NE 68th St at 106th Ave NE intersection

Looking north along 106th Ave NE near NE 68th St

Attachment 2



Birsdeye view of plaza and internal connections (looking northeast)

Birdseye view of new internal north-south connection (looking southeast)
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Amendments to Goals & Policies relating to the Houghton/Everest 
Neighborhood Center in the new Central Houghton Plan 

 
COMMERCIAL 
 
Houghton/Everest Neighborhood Center 
 
The Houghton/Everest Neighborhood Center is defined as a “Neighborhood Center” 
commercial area in the Land Use Element of the Comprehensive Plan. It includes 
properties on the north and south sides of NE 68th Street in both the Central Houghton 
and Everest Neighborhoods. 
 
Goal CH-5: Promote a strong and vibrant Neighborhood Center with a mix of 
commercial and residential uses. 
 
Policy CH-5.1: Coordinate with the Everest Neighborhood to develop a plan 
for the Houghton/Everest Neighborhood Center, which overlays properties 
along the NE 68th Street corridor in both the Everest and Central Houghton 
neighborhoods (see 
inset). 
 
This plan should promote a coordinated strategy for the Neighborhood Center while 
minimizing adverse impacts on surrounding residential areas. The existing land use map 
designations will be used until the land use, zoning and development regulations for the 
entire Neighborhood Center are re-examined. 
 
Policy CH-5.2: Encourage a mix of uses within the Houghton/Everest 
Neighborhood Center that includes commercial development such as 
neighborhood-oriented shops, services, and offices, as well as multifamily 
residential use. 
 
A variety of uses, including retail, office and residential, should be combined in order to 
contribute to a vibrant mixed use Neighborhood Center. 
 
Policy CH-5.3: Implement transportation improvements that support the 
existing and planned land uses in the Neighborhood Center and adjoining 
neighborhoods. 
 
A review of transportation impacts should be done for all new development in the 
Neighborhood Center. Transportation system improvements should be designed to 
encourage traffic to use existing arterials and to include traffic calming devices on 
neighborhood streets. Alternate modes of transportation should also be encouraged. 
 

Attachment 3
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Policy CH-5.4: Expand the area designated for higher intensity use to 
properties west of Houghton Center and south of NE 68th Street. 
 
Land located west of the Houghton Center shopping area, directly east of the Cross 
Kirkland Corridor, has the potential to provide higher density residential use within 
walking distance of retail and business services. 
The rail corridor provides a wide buffer between this area and the low density 
residential area to the west. 
 
Goal CH-6: Promote high quality design by establishing building, site, and 
pedestrian design standards that apply to commercial and multifamily 
development in the Houghton/Everest Neighborhood Center.  
 
Policy CH-6.1: Establish design guidelines and regulations that apply to all 
new, expanded or remodeled commercial, multifamily or mixed use buildings 
in the Houghton/Everest Neighborhood 
Center. 
 
These design guidelines and regulations should support appropriate building scale and 
massing, produce buildings that exhibit high quality design with a sense of permanence, 
and incorporate site design which includes pedestrian features and amenities that 
contribute to the livability of the surrounding area. They should also strengthen the 
visual identity of the neighborhood center by addressing streetscape improvements 
and public views to the lake along NE 68th Street. 
 
Houghton Center: The shopping center development located at the southwest corner 
of NE 68th Street and 108th Avenue NE (shown in yellow on the map) is known as the 
“Houghton Center.” This large strip retail development sits on several parcels occupying 
approximately five acres. Redevelopment to a more cohesive, pedestrian-oriented 
concept may be feasible since a single owner controls the bulk of the site. In addition to 
its potential to serve the community through expanded neighborhood commercial uses, 
Houghton Center can contribute to the livability and vitality of the neighborhood by 
providing residents and visitors with a welcoming place to shop, congregate and relax. 
 
Goal CH-7: Support the transition of the Houghton Center into a pedestrian-
oriented mixed use development, including retail, with office or residential 
and other compatible uses. 
 
Policy CH-7.1: Promote a pedestrian-oriented development concept through 
standards for a coordinated master plan for Houghton Center including retail, 
with office and/or residential and other compatible uses. 
 
A master plan for the Houghton Center should provide for a complementary 
arrangement of facilities, pedestrian amenities, open spaces, and linkages, as well as 
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shared parking that meets the needs of Houghton Center and a coordinated sign 
system. 
 
Policy CH-7.2: Reduce ingress and egress conflicts within and around 
Houghton Center through creation of a circulation system for vehicles and 
pedestrians as part of a master plan for development of the property. 
 
The circulation system for both pedestrians and vehicles should provide the minimum 
amount of ingress and egress locations necessary for an effective circulation system 
into and through Houghton Center. 
 
Policy CH – 7.3 will be moved to the general Houghton/Everest Neighborhood Center 
section above and renumbered CH – 5.5.  It will apply to the entire Neighborhood 
Center and not just the Houghton Center (Area 1 on the map).  Edits to the wording are 
shown below. 
 
Policy CH-7.3: Allow building heights to step up to five stories in the area 
west of 108th Avenue NE, if careful attention is given to building modulation, 
upper story stepbacks, and use of materials to reduce the appearance of bulk 
and mass. Allow 4 stories east of 108th Avenue NE. 
 
Specific design guidelines should be developed to ensure that modulation is used to 
break down scale and massing of buildings into smaller and varied volumes, and to 
provide upper story stepbacks from the sidewalks to improve the pedestrian experience 
and maintain human scale.  Buildings west of 108th Avenue NE should step down to the 
south where adjacent to residential development. 
 
 
Policy CH-7.4: Provide gathering spaces and relaxation areas within 
Houghton Center. 
 
Houghton Center is an important community meeting place within the Central Houghton 
Neighborhood. Gathering spaces should be provided when Houghton Center redevelops 
as a way to provide places to meet 
neighbors and enjoy the facilities. 
 
The following amendments to the Land Use Map will also be necessary: 
 

 Area #2: Waddell Multifamily Residential Properties (see Attachment 1) will be 
changed from “Medium Density Residential” to “Commercial”. 

 Area #9:  Office Building (see Attachment 1) will be changed from “Commercial” 
to “Office/Multifamily”. 

Attachment 3
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XV.E-2 Ci ty  o f  K i r k l and  Comprehens i ve  P l an
(May 2009 Revision)

Figure E-1: Everest Land Use
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XV.E.  EVEREST NEIGHBORHOOD

XV.E-6 Ci ty  o f  K i rk l and  Comprehens ive  P lan
(April 2004 Revision)

through the low-density area to the north,
development density should be limited, consistent
with that low-density area, as set forth on page E-4.

The southern portion of the Everest Neighborhood is
impacted by the existence of a freeway interchange
and by heavy traffic volumes along NE 68th Street.
South of 9th Avenue South most land has been
committed for multifamily use, although a few older
single-family homes and some undeveloped land still
exists. Future multifamily development in this area
should be limited to a maximum of 12 dwelling units
per acre.

The Houghton business district is a commercial area
lying at the south end of the Everest Neighborhood.
Commercial uses in this area should satisfy
neighborhood needs rather than include intensive
uses which would be located more appropriately in
the Downtown or other major commercial centers
(see Economic Activities Chapter). The height of
structures in this area should not exceed 35 feet.

The existing land available for commercial use is
sufficient to meet the needs of the neighborhood.
Property along 6th Street South is impacted by heavy
traffic volumes and by the existence of industrial
activities located primarily to the west. These
influences detract from the desirability of this area
for residential use. Convenient access, however,
makes this area suitable for a variety of economic
activities.

Light industrial uses exist and should continue to be
permitted on the west side of 6th Street South and to
the northeast along the railroad tracks to Kirkland
Avenue (see Figure E-1). Further development in the
industrial zones, however, should be subject to the
following standards in order to maintain a relatively
small scale of development in keeping with the
existing character of the area:

(1) Industrial activities should not generate heavy
volumes of truck traffic along residential
streets. Truck frequency, noise, and hazard can
constitute a serious nuisance for residential
areas. Therefore, the expansion of existing
industrial uses should be permitted only if
traffic impacts on residential areas are
mitigated.

(2) The visibility of industrial operations
(including manufacturing, processing, storage,
and shipping/receiving) from nearby
residential development should be limited.
Such industrial operations must be oriented
away from residential uses and must be
visually screened or completely enclosed
within structures.

(3) The height of structures should not exceed 35
feet.

(4) Hours of operation should be considered on a
case-by-case basis depending on the potential
impact on the neighborhood. Industrial
activities during evening or weekend hours
may be permitted if they are not disruptive to
nearby residential areas.

Multifamily development along NE 68th Street
and east of 6th Street South (up to 12 dwelling
units per acre) is to be continued.

4. ECONOMIC ACTIVITIES

The Houghton business district to be
contained within its present boundaries.

Light industry is permitted west of 6th Street
South and along railroad tracks subject to
standards.

Attachment 4
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The major pathways by which the majority of
residents enter and traverse this neighborhood are
Kirkland Way and 6th Street South.  It is along these
routes that the majority of the neighborhood’s
commercial developments are located, and it is along
these routes that impressions of the neighborhood
character are formed.  Therefore, development along
these pathways should be of limited size and scale to
reflect and emphasize the neighborhood’s
predominantly single-family character.

In addition to the primarily vehicular pathways which
serve the Everest Neighborhood, the I-405 pedestrian
overpass at the east end of Kirkland Avenue and the
connecting pathways through the north part of the
neighborhood serve as important pedestrian links
between the Moss Bay Neighborhood and South
Rose Hill on the east side of I-405 (see Figure E-3). 

Gateways to a neighborhood provide an important
first impression of the area’s character and quality.
Clear and vivid gateways enhance identity by
conveying a sense of entry into something unique.
Gateways to the neighborhood are identified in
Figure E-3.

Two major views in the southern portion of the
Everest Neighborhood are at NE 70th Street west of
I-405 and NE 68th Street at the intersection of 6th
Street South (see Figure E-3).  Both present sweeping
territorial views of Lake Washington, Seattle, and the
Olympic Mountain range (see Figure E-4).  The NE
70th Street view can be protected by limiting
building heights of future structures north of NE 68th
Street.  The NE 68th Street/6th Street view can be
significantly improved by removing pole signs,
lowering signs, or placing signs on the face of
buildings in the area, and either undergrounding or
relocating overhead utility lines.

The other major view in the Everest Neighborhood is
located at the intersection of NE 85th Street and
Kirkland Way.  This location presents a sweeping
territorial view of Lake Washington, Seattle, the
Olympic Mountains, and Downtown Kirkland (see
Figure E-3).

‘Pathways’ are discussed and identified in
Figure E-3.

‘Gateways’ are discussed.

‘Major views’ are discussed.

Attachment 4
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What Street Parking Can Do For Downtowns

NORMAN W. GARRICK AND WESLEY MARSHALL

May 18, 2008

As in other parts of the country, Connecticut towns and cities are struggling to revitalize their downtowns. Some of the planning and 
design decisions made in the 1950s and 1960s make this goal more difficult. One such decision is the elimination of street parking from 
many of our town centers.

Although this practice of not accommodating street parking is now routine, there has been little research done to assess its impact on 
urban centers. However, a growing number of urban planners have pointed out that centers that have retained street parking, along 
with other compatible features of pre-1950s town centers, are some of the most successful downtowns in the country. 

In order to address this dichotomy between conventional practice and emerging urban theory, we at the University of Connecticut 
designed two studies of on-street parking and its impact on downtowns. One was based upon case studies of six New England town 
centers (West Hartford; Northampton, Mass.; Brattleboro, Vt.; Avon Center; Glastonbury Center and Somerset Square in Glastonbury). In 
the second study, we investigated how street design affected vehicle speeds and safety, based on a study of more than 250 Connecticut 
roads. 

What we found through these studies was that on-street parking plays a crucial role in benefiting activity centers on numerous levels. 
Here are some of the main benefits. 

• Higher efficiency: Users of the downtowns consistently selected on-street parking spaces over off-street surface lots and garage 
parking. The on-street spaces experienced the most use and the highest turnover. 

• Better land use: Using the curbside for parking saves considerable amounts of land from life as an off-street surface parking lot. 
Medium-sized town centers can save an average of more than two acres of land by providing street parking. This efficiency can allow for 
much higher-density commercial development than is possible if the center relies solely on off-street surface lots. 

• Increased safety: We showed conclusively that drivers tended to travel at significantly slower speeds in the presence of features such 
as on-street parking and small building setbacks. Slower vehicle speeds provide pedestrians, cyclists and drivers more time to react, and 
when a crash does occur, the chance of it being life-threatening is greatly reduced. In short, on-street parking can help to create a safer 
environment. 

• Better pedestrian environment: Our study results showed that centers with on-street parking and other compatible characteristics such 
as generous sidewalks, mixed land uses, and higher densities recorded more than five times the number of pedestrians walking in these 
areas compared with the control sites, which lack these traits. 

Nearly every town in the state has the street space available that could be used for on-street parking. Town leaders should consider it. 
Our results suggest that on-street parking is a tool that can help create a vibrant and safe town center environment. 

Norman W. Garrick is an associate professor of civil and environmental engineering and director of the Center for Transportation and 
Urban Planning at the University of Connecticut. Wesley Marshall is a doctoral candidate in transportation engineering and urban 
planning at UConn.

Reprinted with permission of the Hartford Courant. To view other stories on this topic, search the Hartford Courant Archives at 
http://www.courant.com/archives. 
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On-street activity

Courtesy of Steve Mouzon.

Surface parking lots

Would you be caught dead on this 
sidewalk? Courtesy of Steve Mouzon. 

Driveway parking

There's almost as much driveway as 
there is front yard in this subdivision. 
Courtesy of Steve Mouzon. 

The importance of on-street parking
Blog post by Steve Mouzon on 10 Aug 2011 
parking safety walking

Steve Mouzon, New Urban Network 

On-street parking is important to good urbanism on many counts. Let's 
have a look at some of the most important reasons why it's essential:

Commercial parking lots

If people can't park on-street, then off-street parking lots are essential in 
all but the most highly walkable places where cars are unnecessary (think 
Manhattan.) Surface parking lots  do lots of damage. First, if they are built 
in front of a building, then they pretty much guarantee that nobody will 

ever walk on the sidewalk that runs between the parking lot and the 
street. Pedestrians aren't stupid… you'd be taking your life in your own 
hands by walking in a place like this because you have no protection from 

cars zipping by just a few feet away from you.

The second-worst place for a parking lot is beside the building because 
this creates a big gap in the urbanism. This condition is known as a 

"snaggletooth streetscape." One of its worst features is that it interrupts 
the continuity of the street face, making the place seem incomplete, or 
decaying. Another really bad feature is the fact that it bores the 

pedestrians, because when they're walking beside it, they get a steady view 
of cars that doesn't change very quickly. Unlike a parking lot in front, 
which completely kills pedestrianism in only one block, parking lots 

beside buildings only injure it, and the extent of the injury to walkability 
depends on how big the gaps between buildings are.

The third place for a parking lot is behind the building. This isn't as bad as 

the other two places, but it has problems as well. If everyone parks in 
back, then it seems logical to the building owner to put the front door in 
the back. This not only creates a weird and confused floor plan, but it also 

means the building is less likely to pay the proper attention to the street, 
usually resulting in boring the pedestrians. And all parking lots have the 
unfortunate distinctions of being really bad heat sinks, and of creating lots 

of stormwater with all that impervious asphalt or concrete.
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Parking deck

Here's a parking deck next to a 
sidewalk. See any pedestrians there? 
Of course not. Who would want to 
walk in such a dreadful place unless 
their car broke down there or 
something? Courtesy of Steve 
Mouzon. 

Liner buildings

This liner building is in Bath, 
England. It is less than 12 feet thick, 
and it has some of the coolest shops in 
town. Courtesy of Steve Mouzon.

Parking as protection 

Thriving sidewalk cafe scenes depend 
on on-street parking for protection. 
Courtesy of Steve Mouzon. 

Thriving Retail

Courtesy of Steve Mouzon.

Residential parking

Subdivisions that ban on-street parking force the paving of much of the 
lot because you've gotta have enough parking places for all of your family 

plus all of your guests… at your biggest party or other gathering of the 
year. Many builders will build a double-wide driveway all the way to  the 
front facing garage of their "snout houses" so visitors can park on all that 
extra paving. This has all of the environmental problems that parking lots 

do: double-wide driveways are big heat sinks with lots of stormwater 
runoff. Big heat sinks aren't just environmental problems; they hurt 
walking as well. By heating up the micro-environment around them, they 

make it more uncomfortable to walk in their vicinity. And if driveway 
crossings take up a big percentage of the length of the sidewalk, then 
much of a walk along that sidewalk is spent subconsciously aware that 

cars might back out of the driveways and hit you. When fear arrives, 
pedestrians depart.

Parking decks

A parking deck next to a sidewalk creates a terrible pedestrian 
environment, as you can clearly see in the fourth image on the right. First, 
it's the most boring thing possible to walk beside, and most of the time, 

it's terminally ugly because people don't generally lavish a lot of money on 
a parking deck.

Bore the pedestrians, and they won't walk there. Build ugly buildings, and 

they'll abandon your sidewalk as well.

But that's not the worst of it. Parking decks are broadly perceived as being 
scary places. How many movies have you seen where the ax murderer 

waits in a dark corner of the parking deck for his next victim? The only 
thing worse for pedestrians than boredom and ugliness are danger and 
fear. So put a parking deck right beside those sidewalks where you never, 

ever, ever want pedestrians to walk.

Liner buildings

It is possible to fix parking decks by building what is known as a "liner 

building" between them and every adjacent sidewalk. A liner building is a 
thin building that "lines" the parking deck's outer edges. You see the 
storefronts of the liner building's shops at the first level and you see the 

windows of the offices or apartments above. It looks like any perfectly 
normal downtown building… it just happens to not be very thick, and to 
have a parking deck behind it. Liner buildings are hardly ever more than 

30 feet thick. 18 feet is a good thickness because that's often the depth of a 
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parking space. But they can be even thinner, like the one shown in the next image.

The pedestrian shield

Clearly, forcing cars off the street has lots of negative consequences. But on-street parking isn't just a car 
storage device. There are other benefits as well. Remember what we said earlier about "when fear arrives, 

pedestrians depart"? One major source of fear is the possibility that a car might run off the street and hit 
you. On-street parking alleviates this fear, because each of those parked cars acts as a shield of several 
thousand pounds of metal between you and the moving traffic. People don't consciously realize this all the 

time, but you've never seen a sidewalk cafe next to the expressway, have you?

Thriving retail

Retail expert Bob Gibbs says that every on-street parking space in a thriving retail district is worth 

$250,000 in sales to the nearby merchants on that street. People will walk much further along an 
interesting Main Street to get from their parking space to the store they're going to than they will walk 
from a parking lot. I blogged about Pedestrian Propulsion a couple years ago; that post explains why this 

is so. Simply put, if you want to kill the businesses along a thriving commercial street, just remove the on-
street parking. Works every time.

Steve Mouzon is principal of Mouzon Design, an architecture and urban design firm, based in Miami 
Beach, Florida, and author of The Original Green, book and blog.
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