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Development-Redevelopment Analysis



ANALYSIS OF DEVELOPABLE AND REDEVELOPABLE LAND IN KIRKLAND 
 

Overview 
This analysis compares existing and future expected percentages of impervious surface in each of 
Kirkland’s 10 watersheds.  The percentage of land area covered with impervious surfaces is a critical 
indicator of watershed condition.  Increases in the volume and timing of runoff, as well as increased 
discharge of pollutants accompany even small increases in the percentage of impervious surface in a 
watershed.  Examination of the expected increase in impervious surface, and of the types of surfaces 
that make up that increase, will aid in focusing management efforts between and within Kirkland’s 
watersheds.   
 
The City’s Geographic Information System (GIS) system and Surface Water Utility billing data were 
used to analyze existing impervious surface in each watershed.  The impervious surface layer of the 
GIS database was derived from an aerial photograph taken in 2003, and billing information for 
commercial and multi-family complexes includes acreage of impervious surface that was measured by 
the King County Assessor.  The methods and assumptions described below were then used to 
determine potential for future development or redevelopment and associated increase in impervious 
surface. 
 
Existing impervious surface in Kirkland’s watersheds ranges from 26% in Yarrow Creek watershed 
to 48% in Juanita Creek watershed.  Expected increases in impervious surface are relatively small, 
ranging from less than 1% in the Juanita Creek, Yarrow Creek, and Kirkland Slope watershed to a 
high of 5.22% in the Houghton Slope B watershed.  The Forbes Creek watershed has the greatest 
amount of land area that could develop or redevelop.  Low density residential (i.e. single-famly 
housing) comprises the majority of new impervious surfaces in all watersheds.  Results are 
summarized in the attached tables. 
 
Methods and Assumptions Used In Identifying Parcels Likely To Develop Or 
Redevelop 
A. Impervious Surface 
The following assumptions were used for estimating future impervious surface for 
developable/redevelopable parcels: 
 
• For single-family parcels:  assume 2600 square feet of new impervious surface per new lot 

created 
• For commercial and multi-family parcels, the existing impervious surface (from King County 

surface water billing files) is subtracted from the average allowable impervious surface to 
determine the potential amount of new impervious surface.  (see attached table of average % of 
allowable lot coverage by zoning designation) 

 
B. Identification of Parcels as Developable or Redevelopable 
Assumptions used in determining whether a parcel is developable or likely to redevelop: 
 
1. Sensitive areas (streams and wetlands) and their buffers were NOT excluded from the analysis 
 
2. Vacant parcels are assumed to be likely to develop 
 
3. For single-family parcels, the number of new lots is found by dividing the parcel acreage by the 

allowable lot size and rounding the resulting value down to the nearest whole number.  It is 
assumed that each new lot would contain 1 house. 

 



4. Commercial parcels are considered likely to redevelop if ratio of building assessed value/lot 
assessed value is less than 0.5 

 
5. Multi-family (apartments only – not condos as redevelopment of these would require 

agreement of all owners) parcels are considered likely to redevelop if they are currently 
developed at less than 75% of allowable number of units at current zoning. 

 
6. Single-family and multi-family parcels that met redevelopment criteria were excluded if the 

existing structure was built after 1997. 
 
7. Planned Unit Development (PUD) areas were excluded from the analysis 
 
8. Public lands were excluded from the analysis. 
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