
CITY OF KIRKLAND 
Planning and Building Department 
123 5th Avenue, Kirkland, WA 98033 
425.587.3600- www.kirklandwa.gov 

MEMORANDUM 

To:  Houghton Community Council 

From: Janice Coogan, Senior Planner 
Joan Lieberman-Brill, Senior Planner 
Adam Weinstein, AICP, Deputy Planning Director 

Date: October 14, 2018 

Subject: Bridle Trails Neighborhood Plan Update – Public Hearing 
File Number CAM18-00082 #5  

Staff Recommendation  
The Houghton Community Council should conduct a public hearing on the draft Bridle Trails 
Neighborhood Plan. Comments received from the public and your comments on the draft Plan will be 
forwarded to the Planning Commission for the official public hearing on October 25, 2018 for both Rose 
Hill and Bridle Trails Neighborhood Plans.  

Background 
Planning Process and Public Outreach Activities  
The planning and public outreach processes for the update of the Bridle Trails, North and South Rose 
Hill Neighborhood Plans, and NE 85th ST Subarea Plan are being combined using the new 
Neighborhood Planning Framework process described in more detail on the Planning and Building 
Department webpage. 

Since January, staff have been working with the community and the working group of representatives 
from each neighborhood association to update the neighborhood plans for North and South Rose Hill, 
Bridle Trails and the NE 85th Street Subarea Plan. The North, South Rose Hill Neighborhood Plan and 
NE 85th ST Subarea plan have been combined into one draft Rose Hill Neighborhood Plan. An extensive 
public involvement process has occurred including: early postcards mailed to property owners and 
residents, visioning workshop, survey, open house, neighborhood association briefings, a project 
webpage, courtesy mailer sent to property owners and residents within and surrounding proposed land 
use change/rezone study areas and email announcements.  

The staff memo for your July 23, 2018 meeting goes into more detail about the public outreach efforts 
for this process, key issues evaluated, a summary of the differences between the existing and first 
draft of the neighborhood plan, and an overview of the two land use requests for rezone changes in 
the neighborhood discussed below.  Both rezone requests are located outside of the jurisdictional 
authority of the Houghton Community Council (Figure BT-1 in the draft Plan shows the jurisdictional 
boundaries). At the July 23rd meeting, you provided comments to staff on the first draft Plan and 
relevant comments to the Plan were incorporated into the second draft. 
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Draft Bridle Trails Neighborhood Plan 
The first draft of the Bridle Trails Neighborhood Plan was available to the public for review in July. Like 
the first draft, the second draft of the Neighborhood Plan (Attachment 1) follows the new 
Neighborhood Plan format, with a primary goal of a more streamlined document, less narrative text, 
and removing policies where an existing policy or goal is in the General Elements of the Comprehensive 
Plan, Zoning Map, or Zoning Code regulation (such as in the Natural Environment reference to 
requiring a slope stability analysis for moderate or high landslide areas, which are required for new 
development in the Zoning Code Chapter 85).  
 
Many of the existing Plan policy statements have been retained with minor revisions. The biggest 
changes are in the housing policies section and policies relating to the Bridle Trails Shopping Center, 
where new policies have been added to implement the new Housing Strategy Plan and to set forth 
direction for future redevelopment of the Shopping Center. Maps have been updated.  
 
Public input that influenced the second draft Bridle Trails Plan 
Attachment 1 is a “clean copy” of the revised second version of the Bridle Trails Neighborhood Plan and 
incorporates comments on the first draft received from the following groups. Attachment 2 shows the 
edited version of the first draft in track changes and the source of the edits/comments from the 
following groups: 
 

• Houghton Community Council meeting on July 23, 2018  
• Working group meeting on August 9, 2018 and follow up comments 
• Transportation Commission briefing on September 26  
• South Rose Hill/Bridle Trails Neighborhood Association briefing on  
• Park Board on September 12, 2018 
• City Council briefings on September 13 and Oct 2 
• Planning Commission briefings on September 13   
• Summerfest attendance by staff 
• Staff review from each City department 
• Public comments received to date 

 
Summary of public comment themes 
The public comment letters and emails received to date related to both the Bridle Trails and Rose Hill 
Neighborhood Plans and proposed land use change study areas for rezones and other public outreach 
activities are available for viewing on the City’s project webpage. Audio from each of the Board and 
Commission meetings listed above are on the City’s webpage for each group.  
 
Key themes from the public comments received to date regarding the Bridle Trails Neighborhood Plan 
include: 
 

• Support for and against the Bridle Trails Shopping Center request for land use change/code 
amendment to allow an increase in building height to six stories and other changes to Zoning 
Code requirements for future redevelopment of the Center (see discussion below).  

• Comments in support of and against the Weise request to rezone three properties from RSX 35 
to RS 7.2 south of NE 64th ST (see discussion below). 
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• Support for existing policies and zoning to retain equestrian uses 
• Support for future use of the King County Transfer site for park use or other recreational facility  

 
Key changes to Draft Bridle Trails Neighborhood Plan (See Attachment 1) 
Below is a summary of the key changes from the existing and revised draft Bridle Trails Neighborhood 
Plan. Changes from the first and second draft are in italics and related edits are shown in Attachment 
2.  (Some of the policies refer to land outside the jurisdictional authority of the Houghton Community 
Council per KMC 2.12).  
 

• New Vision Statement – The existing neighborhood plan does not include a vision statement. A 
new draft vision statement was created and emphasizes maintaining the equestrian character of 
the area, and promoting a greater diversity of housing types integrated into the single family 
neighborhoods, the transformation of the Bridle Trails Shopping Center, and improved bicycle 
and pedestrian connections. Added to the vision is a statement that the King County Transfer 
Station should become a park or would be ideal for an aquatic facility.  The draft vision 
statement suggests possible future redevelopment of the site for park, recreational or other 
uses.  
 

• New History Section - The existing neighborhood plan does not include a history section. 
Revised text was added to the second draft regarding important contributions the Lake 
Washington Saddle Club and Bridle Trails Park Foundation made to the State Park. 
 

• The existing policies that emphasize retaining the equestrian facilities and character of the area 
remain, with minor revisions to promote the introduction of new context-sensitive housing 
types. These policies have been retained in the new draft with minor revisions. (BT-1, BT-2, BT-
3) 
 

• Similar to the Rose Hill Plan, new housing policies have been included to implement the new 
Housing Strategy Plan (HSP) adopted by City Council. The new housing policies (BT-1, BT-4, 
and BT-5) encourage incorporating accessory dwelling units (ADUs) into new and existing single 
family areas, and incentivizing multi-unit or clustered housing types. On the work program to 
2019 are City wide code amendments to implement the HSP. New text was added to ensure 
that these housing types should only be allowed where consistent with equestrian uses and 
adequate sewer infrastructure. Missing middle housing is defined. Text requiring covenants was 
deleted by staff as not necessary because existing Zoning Code regulations apply. Deleted text 
regarding providing living spaces for equestrian caretakers as unrealistic. 
 

• Policy BT-7 for the Bridle Trails shopping center has been added. The owners of the Tech City 
Bowl and Shopping Center submitted a request (land use study area #9) to change the current 
BCX zoning to allow an increase in building height (existing zoning allows 33 feet) to 65 feet (6 
stories), allow for rooftop amenities, and incorporate other development standard changes 
(note: this request is located outside the jurisdiction of the Houghton Community Council per 
KMC 2.12). The first draft policies were revised to support future redevelopment of the center 
into an active, walkable, transit supportive, mixed use neighborhood center, with an increase in 
building height to 5-6 stories with the final height to be determined after the public hearing. 
The preliminary staff and Planning Commission recommendation is to support a tiered height 
approach for a maximum of 5 stories.  

3



Memo to Houghton Community Council 
Bridle Trails Neighborhood Plan  
October 22, 2018 
 

4 
 

On Oct 2, 2018, City Council gave direction to staff to include draft policies to the public hearing 
to retain the three stories allowed by existing zoning, but allow two additional stories (5 stories 
max) provided that new site plan guidelines, public benefit requirements, and performance 
standards were followed. Council also expressed an interest in creating a mechanism for 
retaining Council approval of a development plan like a “master plan process” (similar to the 
Everest Neighborhood Plan policies). Staff has revised Policy BT 7 as optional text for 
consideration. The Planning Commission and City Council have not seen this revised text.  
 

• Policy BT-8 was deleted as it is not needed. The Zoning Map shows office and multi-family uses 
allowed at the NE 70th ST interchange.  
 

• Policy BT-9, encourages a future TOD at the Houghton Park and Ride site even though there 
are no plans to redevelop at this time. Revisions simplified the text.   
 

• Urban Design Section deleted - The urban design section, which describes the neighborhood’s 
urban design characteristics based on principles from Kevin Lynch’s 1960 book The Image of 
the City was deleted, in favor of conveying the neighborhood’s urban design character in the 
more prominent vision statement. 
 

• Policy BT-11 was added encouraging backyard sanctuaries for wildlife habitat. 
 

• Policy BT-12 was revised per Park Board suggestions and consistency with the Parks, 
Recreation, Open Space (PROS) Plan.  
 

• Policy BT-15 regarding Snyder’s Corner Park – add concept of interim uses in park. Minor text 
revisions made. 
 

• New policies emphasize bicycle and pedestrian connections to and between the new Greenway 
in the South and North Rose Hill neighborhoods, the State Park, and the Eastside Powerline trail 
(Policies BT-19, BT-23, BT-24).  
 

• Policies BT-20 was added to develop bike lanes, sidewalk completion and/or a multi-use path 
along 116th Ave NE to Bellevue boundary. 
 

• Policy BT-21 and 21 were added to encourage paths, provide adequate distance between 
horses and cars, and improve crosswalks for horse trail crossings.  
 

• Policy BT 25 was deleted regarding upgrading sanitary sewer mains and connections because it 
is redundant with City wide requirements for new development. 
 

Land Use Change Requests 
As part of the neighborhood planning process, requests by property owners for land use or zoning 
changes were accepted for consideration. Within the Bridle Trails neighborhood (but outside the 
jurisdiction of the Houghton Community Council), two property owners have requested land use/zoning 
designation amendments or Zoning Code amendments related to their property. Here is a link to the 
land use study areas on the project webpage.  
 

4

https://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/Land+Use+Study+Areas.pdf


Memo to Houghton Community Council 
Bridle Trails Neighborhood Plan  
October 22, 2018 
 

5 
 

1. Don Wells of Totem Bowl Investments and the Owners of the Shopping Center (Retail 
Opportunity Investments Corp, ROIC) at 13033 and 13005 NE 70th Pl and 6501 132nd Ave NE, 
request Zoning Code amendments to allow an increase in building height and other code 
changes for future redevelopment of the Tech City Bowl center and shopping center into a 
mixed use commercial/residential project. See discussion above and draft BT-7.  

  
2. Daniel Weise rezone request - Mr. Weise requested that three parcels at 6422, 6424, 6425 128th 

Ave NE) (he owns two parcels at 6422 128th Ave NE and 12810 NE 64th ST located south of 
6422) be rezoned from RSX 35 to RSX 7.2 zoning. Planning Commission and City Council did 
not support this request and agreed that this should be eliminated from proceeding to public 
hearing. Therefore, this request is not under consideration at the public hearing. 
 

Compliance with State Environmental Policy Act- Environmental Review 
A SEPA addendum to the City of Kirkland 2015 Comprehensive Plan Update Draft and Final 
Environmental Impact Statement was issued on the draft Bridle Trails Neighborhood Plan (combined 
with the Rose Hill Neighborhood Plan and related land use changes/rezone study areas) prior to the 
public hearing and is contained in the official file in the Planning and Building Department. The SEPA 
Addendum compares the difference between the existing and revised Neighborhood Plan policies and 
land use study areas.  
 
Next Steps and Schedule 
On October 25, 2018 the Planning Commission will hold the official public hearing on both Rose Hill and 
Bridle Trails Neighborhood Plans and proposed land use requests for changes to the Comprehensive 
Plan Land Use Map and Zoning Map. Planning Commission will make a recommendation to City Council 
for final decision by the end of the year. Any necessary code amendments would be implemented in 
2019 under a separate public review process.  
 
Upcoming Meeting Schedule: 
• October 25, 2018 - Public hearing with Planning Commission: Rose Hill and Bridle Trails Plans and 

rezone study areas 
• November 8, 2018 - Planning Commission deliberation on recommendation as needed 
• November 20, 2018 - City Council briefing 
• December 18, 2018 - City Council adoption 
• January 28, 2019 - Houghton Community Council final action on Bridle Trails Plan 

 
Attachments: 
1. Draft Bridle Trails Neighborhood Plan – Clean copy 
2. Draft Bridle Trails Neighborhood Plan – Track changes from 1st draft 
 
 
cc: File Number CAM18-00082 #5 
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BRIDLE TRAILS NEIGHBORHOOD PLAN- 2nd Draft 10/15/18 CLEAN COPY VERSION  

For Houghton Community Council and Planning Commission Public Hearings 

1. Overview  

The Bridle Trails neighborhood has a rural pastoral feel with large forested areas and an equestrian 

community character within an urban environment bordering Bridle Trails State Park. The Bridle 

Trails shopping center provides a mix of neighborhood oriented commercial services to surrounding 

residents and is an active focal point for the neighborhood. Access to the City’s new greenway in 

South Rose Hill, good transit service, and vehicular access to I-405 make the neighborhood a 

convenient location to access the rest of the region and major job centers.  

2. Vision Statement 

The Bridle Trails Neighborhood is a unique, forested, equestrian - oriented community with 

small-scale housing, trails, and open space amenities that support keeping horses and protect 

the quiet, wooded nature of the community. Bridle Trails State Park is a focal point for the 

neighborhood and an important factor in the neighborhood’s historic development. (WG) 

Equestrian and pedestrian trails connect to the surrounding neighborhood. The private and 

commercial equestrian uses in the neighborhood have been preserved. Where consistent with 

the equestrian character of the neighborhood, backyard cottages and other compact housing 

types have been integrated into parts of the residential neighborhood to provide housing 

opportunities for multiple generations, and allow for aging in place, additional homeowner 

income, and provide an affordable place to live.   

The Bridle Trails commercial area has been transformed into an active, attractive, mixed use 

residential and commercial village with neighborhood oriented businesses and gathering places.  

A residential village surrounding the shopping center provides a built-in customer base to 

support high-quality retail establishments, allowing people to walk to shops and services 

without getting in their cars. Nearby Snyder’s Corner provides a visual open space amenity for 

the nearby mixed use neighborhood center. 

A neighborhood greenway provides options for walking and biking from one part of Kirkland to 

another, and to the Cross Kirkland Corridor and regional bike trails. The Houghton Park and 

Ride and its close proximity to the I-405 NE 70th Street interchange provides residents with 

easy transit access to numerous destinations throughout the region.  

The future use of the King County Transfer Station property is unknown at this time; however, 

the neighborhood vision is for the transfer station to close and see the property redeveloped for 

a variety of park, recreational, and possibly other uses.     

3. Historical Context  

The Bridle Trails area began to be settled in the 1860s.  Some of those early settlers in the 

neighborhood were:  Nils P. Andrews, Eric Botsford, William C. Hamley, Miles Bigelow, and John 

Jehli.   
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Bridle Trails State Park was part of the original land grant to Washington State in 1889, and its 

timber sales were managed to support public schools.  Equestrian communities formed around the 

state park in the early 1900s, and it was these communities that lobbied for the public land to 

become a state park where residents could ride their horses.  In the early 1930’s the Commissioner 

of Public Lands set aside the area of the current park for park use.  The state park was a focal 

point for the neighborhood, and most homes near the park had a barn and paddock to keep 

horses.  Washington State Parks began leasing the land for park use in 1962 from the Department 

of Natural Resources, then purchased the park over the period 1972- 1992. Lake Washington 

Saddle Club and Bridle Trails Park Foundation are two non-profit organizations that have 

been instrumental in sustaining the park over the years.  

The residential areas that comprise the Bridle Trails neighborhood are relatively recent annexations 

to Kirkland.  The Houghton consolidation (including Sablewood) was annexed in 1968.  Bridlewood 

Circle was annexed in 1969, the Central Park (now the Hunt Club) and Flying Horseshoe areas in 

1986, Silver Spurs and land north of NE 60th ST in 1988, land south of Sablewood in 1989, and 

Bridleview in 2009. 

4. Land Use 

The Houghton Community Council has jurisdiction over land use decisions in the west half of the 
Bridle Trails neighborhood.  

Figure BT-1 shows the land use districts. The policies below describe the housing types, equestrian, 
commercial and public facility uses allowed for each area shown on the map.  

  

8



 ATTACHMENT 1  
  

 

Page 3 
 

(no land use changes/rezones are proposed)- Figure BT-1 Land Use Map 
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Residential  

The intent of the following policies is to promote a range of housing types in the Bridle Trails 
neighborhood that contribute to the livability of the neighborhood – including a rejuvenated Bridle Trails 
Shopping Center and a sustainable pattern of open space – and provide living opportunities for multiple 
generations.  

Policy BT 1:  Retain and preserve the low density residential and equestrian character of the 
neighborhood while accommodating new compact housing opportunities where consistent with 
equestrian uses.  

Policy BT 2:  Generally south of NE 65th ST surrounding Bridle Trails State Park and east of 132nd Ave 
NE, maintain lower density, larger lots at one dwelling units per acre capable of keeping horses.  

A key goal of the Bridle Trails neighborhood is to preserve a portion of larger lots as open space in 
order to keep horses and other large animals and maintain the equestrian nature of the area. The 
Zoning Code has minimum requirements for keeping large animals (such as outdoor paddock size). 
Where shared paddocks or other outdoor requirements for large animals can be met allow compact 
housing and or Accessory Dwelling Units to be incorporated into the property.  

Policy BT 3: In Planned Area 16, maintain a mix of low-density development and commercial 
equestrian and recreation facilities.  

Planned Area 16 is designated as a planned area because of its approved master plan that incorporates 
a mix of equestrian, residential, and tennis club uses. The master plan allows one dwelling unit per 
acre in the eastern portion and two dwelling units per acre in the western portion of area, with ancillary 
private stables and pastures and retention of the existing commercial equestrian facility. The 
commercial tennis club on NE 60th ST is compatible with the surrounding residential and equestrian 
uses. Development in this area should not be permitted to adversely affect the unique equestrian and 
natural environment of the State Park and its uses by the general public.  

Policy BT 4:  Incorporate accessory dwelling units (ADUs) into new and existing development in single-

family neighborhoods where consistent with keeping horses and there is adequate sewer infrastructure, 

to expand the supply of affordable-by-design housing.  

Policy BT 5:  Incentivize compact housing  (i.e., multi-unit or clustered housing types compatible in 

scale with single-family homes that help meet the growing demand for walkable urban living) within 

predominately single family that are in close proximity to the Bridle Trails Shopping Center while 

protecting the area’s equestrian character.  

Policy BT 6:  Medium density residential and office uses west and south of Bridle Trails shopping center 
should support the high quality retail uses at the center while providing a transition between adjacent 
low density residential areas and the commercial center. 
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Commercial  

In order to sustain vibrant neighborhood centers, neighborhood- oriented commercial and office uses 

are appropriate south of NE 70th ST in the vicinity of the Bridle Trails Shopping Center and south of NE 

70th ST along 116th Ave NE as shown on the land use map Figure __.  

Policy BT 7: Encourage redevelopment of the Bridle Trails Neighborhood Center into a lively, pedestrian 
oriented, transit-supportive, mixed use residential and commercial neighborhood center. Allow mixed 
use up to five stories if properties are consolidated, project includes a grocery store or other 
neighborhood serving retail, public plazas, affordable housing, green building and 
sustainable site standards.  
 
Design Guidelines for Pedestrian Oriented Business Districts should be used with attention to 
architectural scale, massing and upper story step backs, pedestrian connections and compatibility with 
surrounding residential uses. Careful attention should be given to pedestrian orientation and 
connections, building modulation, upper story setbacks, and use of materials to reduce the appearance 
of bulk and mass.  

Three story mixed use residential and commercial development is allowed and substantial commercial 
uses should continue to provide shops and services to the neighborhood. Commercial uses should be 
oriented to adjacent arterials with wide sidewalks and pedestrian pathways should connect uses on site 
and with adjacent properties. In addition to these standards, five story development is allowed subject 
to the following principles: 

 Minimum property aggregation within the commercial zone includes 3 acres (3.15 acres is 
Tech City Bowl plus Pagliacci). 

 Neighborhood-serving retail is provided on the ground floor with a mix of complementary 
uses such as grocery store, hardware store, or drug store. Residential should be the 
predominant use on upper floors with a percentage of affordable units.  

 Green building certification and sustainable site standards are included in development. 

 Taller building forms are located away from adjoining residential properties 
 Pedestrian oriented design elements are incorporated into the development including plazas 

to create public gathering spaces with public art, water features, and landscaping.  

 Driveways are consolidated to minimize impacts on surrounding streets, adjacent residential 
uses, and to foster a pedestrian oriented site design.  

 Parking impacts are minimized to create a pedestrian oriented neighborhood center.  
 A master sign plan should be required to ensure attractive signs. 

 A gateway feature is provided with redevelopment at NE 70th Pl and 132nd Ave NE. 
 

Policy BT 8:  At the Houghton Park and Ride, encourage future transit oriented development (TOD).  

Policy BT 9:  Foster equestrian and other recreation commercial facilities within the neighborhood. 

Commercial equestrian stables and tennis courts are located south of NE 60th Street between the 
Bridle Trails State Park and the Bridlewood Circle area. Other commercial equestrian stables are located 
along 116th Avenue NE. These uses are encouraged to remain.  
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5. Natural Environment/Parks/Open Space 

Figures __ and __ show the geologically hazardous areas, drainage basins and known streams and 

wetlands in the neighborhood. Yarrow Creek is a salmonid stream. These natural resources provide 

surface water, wildlife benefits and open space amenities for neighborhood and therefore should be 

maintained or restored to their natural state.  
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Policy BT 10:  Enhance and restore Yarrow Creek and wetlands in the area shown on Figure __.  

Policy BT 11: Encourage creation of backyard sanctuaries for wildlife habitat in upland areas.  

6. Parks 

Figure 1 Land Use map shows the location of existing parks and open spaces in the Bridle Trails 

Neighborhood. The citywide Parks and Open Space Plan describes the future plans for parks 

throughout the city. Prior to development of each park, a master plan process is conducted to allow for 

community input. The objectives of the following policies include promoting enhanced utilization of 

existing park and open space facilities, and improving facilities within existing open space resources.   

Policy BT 12:  Pursue acquisition of land for parks especially in the southern portion of the 

neighborhood and enhance existing parks and open space with a wide range of amenities for a diverse 

population (including kids, families, and the elderly) consistent with the Parks and Open Space Plan 

(PROS). 

Policy BT 13:  Support Bridle Trails State Park as a local and regional open space, park and equestrian 

facility. Maintain and enhance public access easements to ensure connections to the Park. Provide 

directional signs to the Park and use park iconography to establish a sense of place in the Bridle Trails 

neighborhood.  

Policy BT 14:  In the future, the City should consider a joint agreement if the State seeks to share 

management of the Bridle Trails State Park.  

Policy BT 15:  Introduce new uses to Snyder’s Corner Park to make it more useful to the neighborhood 

and encourage environmental functions as interim uses in advance of a park master plan process. New 

uses could include a community garden, gazebo (or other community amenity), orchard, wetland 

feature, and dog park.  

Policy BT 16:  Promote the use of Ben Franklin Elementary School and playfield as an open space, 

recreational facility and community amenity that is shared with the neighborhood. 

The City of Kirkland has contributed towards recreational and interpretive trail improvements at Ben 
Franklin Elementary School and has a joint-use agreement with the School District to allow use of the 
amenities for community use during non-school hours, including evenings, weekends, and summer 
months. Neighborhood use of the school site should be continued to help meet the recreation needs of 
the neighborhood. 

Policy BT 17:  Impacts from the King County Transfer Station and sports fields should be minimized. 

Most of the approximately 25 acres encompassing the King County Transfer Station were once used as 
a landfill. The sports fields located to the north of the transfer station are self-contained with separate 
access roads and on-site parking. The traffic for the transfer station and sports fields should be 
managed to minimize impacts on the surrounding neighborhoods. The northeast area of the site 
contains a wooded undeveloped area appropriate for passive recreational use, such as a community 
garden and off-leash dog park. 
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7. Transportation 

The major east - west streets in Bridle Trails include NE 70th ST, which connects the west to east part 

of Kirkland and NE 60th ST. Other important elements of the transportation system include the 

pedestrian/bicycle overpass over I-405, links to the County trail system that connect to Seattle and 

Marymoor Park in Redmond, the Cross Kirkland Corridor, and the Houghton shopping district. 116th 

Avenue NE and 132nd Avenue connects to Bellevue. The policies below are intended to promote 

mobility, provide people with options to access goods and services without a car, and promote 

equestrian movement throughout the community.  

 

Policy BT 18:  Improve vehicle, pedestrian, bicycle and equestrian mobility throughout the 

neighborhood, to other City and regional destinations.  
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Pedestrian and Bicycle System 

Desired major pedestrian and bicycle pathways in the Bridle Trails Neighborhood are designated in 
Figures BT_ and BT_.  The new Greenways in progress and planned shown on Figure __ will help add 
to the citywide and regional pedestrian and bicycle system.  
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Policy BT 19:  Plan for a future bicycle and pedestrian Greenway along NE 60th ST and 130th Avenue NE 
to connect to the Greenway north of NE 70th Place and to the South and North Rose Hill 
Neighborhoods.   

Policy BT 20:   Develop bike lanes, a sidewalk, and/or multi-use path along 116th Ave NE, between NE 
60th ST and the Bellevue city boundary in order to provide access to future light rail. 

Policy BT 21:  Design trails and streets to minimize conflicts between horses and vehicles while 
promoting equestrian, pedestrian and bike access.  

Policy BT 22:  In equestrian areas, design public improvements to reflect shared equestrian and 
pedestrian use of paths, sidewalks, roadway improvements, transit connections and signage to reflect 
the equestrian uses in the neighborhood.  

 Where possible, some separation of equestrians from bicyclists and motorists is desirable. 
 Equestrian paths should not be paved. Paths should be constructed with a specially designed, 

stabilized hoof grid mix to provide appropriate footing and to retain integrity in Puget Sound’s 
wet climate.     

 Paths should be designed to accommodate horses and riders. Paths should be wide enough to 
support two-way equestrian travel and have enough vertical clearance for a horse and rider.  

Policy BT 23:  Preserve and enhance equestrian, pedestrian and bike access to Bridle Trails State Park 
from the surrounding neighborhood, although bikes are not allowed in the park.   
 

Policy BT 24:  Require private development projects to complete unimproved portions of the regional 
Eastside Powerline Corridor trail located in Bridle Trails within the Seattle City Light Power Line 
Easement or explore ways to use public funds to make improvements to trail.  Where private 
development has already occurred, consider completing sections through the City’s Capital 
Improvement Program.  

Public pedestrian and bicycle improvements should be provided under the Seattle City Light power line 

easement when development, redevelopment or platting occurs to complete the trail system. Public 

funding should also be considered. See PROS Plan for further details. This off-street north/south trail 

through the neighborhood serves the recreational needs of the community by providing a safe 

pedestrian, equestrian and bicycle link separated from the street system. This will provide a more 

pedestrian friendly option to the street system. Eventually this trail could link up to the South Rose Hill 

neighborhood and trail systems in adjoining jurisdictions. The trail should be enhanced with signage 

and wayfinding features, providing landscaping improvements that are consistent with the rural nature 

of the area. 
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8. Public Facilities  

Public facilities in the neighborhood include the King County Transfer Station, City water tower and Ben 

Franklin Elementary School. North of the King County Transfer Station site is the old Houghton Landfill 

and now Taylor Fields sports fields. The King County Solid Waste Division continually monitors the 

groundwater and methane gas at the Houghton landfill to ensure it complies with Seattle-King County 

Department of Public Health requirements. Any permanent use for the landfill will need soil 

remediation.  There are many homes in the neighborhood still on septic systems because of lack of 

sanitary sewer infrastructure. As new development occurs the sewer mains and connections should be 

extended to meet current standards.   

Policy BT 25:  Establish guiding principles for the redevelopment of the King County Transfer Station 

facility if it is closed:  

 Public-serving open space uses should be the primary focus of any redevelopment.  

 Open space should include active (e.g., sports field) and passive (walking trails, dog park) 

uses, along with other recreational uses (e.g., aquatic center), and should establish 

ecological/wildlife and pedestrian connections through the former transfer station from the 

Park and Ride to Bridle Trails State Park. 

 Non-open space/park uses may be considered, but should be compatible with the open 

space character of the site.    

 Any soil contamination should be remediated prior to reuse. 

Policy BT 26:  The City’s water tower is an important public facility and open space amenity for the 
neighborhood. Maintain and enhance the public pedestrian and bicycle pathway along the west side of 
the property.   

Policy BT 27:  Noise impacts adjacent to the Interstate 405 should be minimized with new development 
with the use of sound walls, berms or other mitigation measures.  
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BRIDLE TRAILS NEIGHBORHOOD PLAN- 2nd Draft 10/15/18 EDITED VERSION  

For Houghton Community Council and Planning Commission Public Hearings 

Below are text changes to the first draft of the Bridle Trails Neighborhood Plan from the following 

groups (underlines are new text; strikeouts are deletions): 

WG- Working Group 

PC- Planning Commission 

CC- City Council 

HCC- Houghton Community Council 

TC- Transportation Commission 

PB- Park Board 

Staff edits if not identified as above 

 

1. Overview  

The Bridle Trails neighborhood has a rural pastoral feel with large forested areas and an equestrian 

community character within an urban environment bordering Bridle Trails State Park. The Bridle 

Trails shopping center provides a mix of neighborhood oriented commercial services to surrounding 

residents and is an active focal point for the neighborhood. Access to the City’s new greenway in 

South Rose Hill, good transit service, and vehicular access to I-405 make the neighborhood a 

convenient location to access the rest of the region and major job centers.  

2. Vision Statement 

The Bridle Trails Neighborhood is a unique, forested, equestrian - oriented community with 

small-scale housing, trails, and open space amenities that support keeping horses and protect 

the quiet, wooded nature of the community. Bridle Trails State Park is a focal point for the 

neighborhood and an important factor in the neighborhood’s historic development. (WG) , 

providing equestrian and pedestrian connections to and from the neighborhood. Equestrian and 

pedestrian trails connect to the surrounding neighborhood. The private and commercial 

equestrian uses in the neighborhood have been preserved. Where consistent with the 

equestrian character of the neighborhood, backyard cottages and other compact housing types 

have been integrated into parts of the residential neighborhood to provide housing 

opportunities for multiple generations, and allow for aging in place, additional homeowner 

income, and provide an affordable place to live. for returning college students, and empty 

nesters. (WG) 

The Bridle Trails commercial area has been transformed into an active, attractive, mixed use 

residential and commercial village with neighborhood oriented businesses and gathering places.  

A residential village surrounding the shopping center provides a built-in customer base to 

support high-quality retail establishments, allowing people to walk to shops and services 

without getting in their cars. Nearby Snyder’s Corner provides a visual open space amenity for 

the nearby mixed use neighborhood center. 
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A neighborhood bicycle greenway provides options for walking and biking an alternative to 

using cars to travel from one part of Kirkland to another, and to the Cross Kirkland Corridor and 

regional bike trails. The Houghton Park and Ride and its close proximity to the I-405 NE 70th 

Street interchange provides residents with easy transit access to numerous destinations 

throughout the region. This area has been activated with transit-accessible housing designed to 

accommodate population growth without associated traffic. (WG/HCC) 

The future use of the King County Transfer Station property is unknown at this time; however, 

the neighborhood vision is for the transfer station to close and see the property redeveloped for 

a variety of park, recreational, and possibly other uses.     

3. Historical Context  

The Bridle Trails area began to be settled in the 1860s.  Some of those early settlers in the 

neighborhood were:  Nils P. Andrews, Eric Botsford, William C. Hamley, Miles Bigelow, and John 

Jehli.   

Bridle Trails State Park was part of the original land grant to Washington State in 1889, and its 

timber sales were managed to support public schools.  Equestrian communities formed around the 

state park in the early 1900s, and it was these communities that lobbied for the public land to 

become a state park where residents could ride their horses.  In the early 1930’s the Commissioner 

of Public Lands set aside the area of the current park for park use.  The state park was a focal 

point for the neighborhood, and most homes near the park had a barn and paddock to keep 

horses.  Washington State Parks began leasing the land for park use in 1962 from the Department 

of Natural Resources, then purchased the park over the period 1972- 1992. Lake Washington 

Saddle Club and Bridle Trails Park Foundation are two non-profit organizations that have 

been instrumental in sustaining the park over the years. (WG) 

The residential areas that comprise the Bridle Trails neighborhood are relatively recent annexations 

to Kirkland.  The Houghton consolidation (including Sablewood) was annexed in 1968.  Bridlewood 

Circle was annexed in 1969, the Central Park (now the Hunt Club) and Flying Horseshoe areas in 

1986, Silver Spurs and land north of NE 60th ST in 1988, land south of Sablewood in 1989, and 

Bridleview in 2009. 

4. Land Use 

The Houghton Community Council has jurisdiction over land use decisions in the west half of the 
Bridle Trails neighborhood.  

Figure BT-1 shows the existing and proposed land use districts. The policies below describe the 
housing types, equestrian, commercial and public facility uses allowed for each area shown on the 
map.  
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(no land use changes/rezones are proposed)- Figure BT-1 Land Use Map 
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Residential  

The intent of the following policies is to promote a range of housing types in the Bridle Trails 
neighborhood that contribute to the livability of the neighborhood – including a rejuvenated Bridle Trails 
Shopping Center and a sustainable pattern of open space – and provide living opportunities for multiple 
generations.  

Policy BT 1:  Retain and preserve the low density residential and equestrian character of the 
neighborhood while accommodating new compact new housing opportunities where consistent with 
equestrian uses. (WG/HCC)  

Policy BT 2:  Generally south of NE 65th ST surrounding Bridle Trails State Park and east of 132nd Ave 
NE, maintain lower density, larger lots at one dwelling units per acre capable of keeping horses., while 
integrating clustered cottages and other compact housing types that retain the existing pattern of 
equestrian-oriented open space. (WG) 

A key goal of the Bridle Trails neighborhood is to preserve a portion of larger lots as open space in 
order to keep horses and other large animals and maintain the equestrian nature of the area. The 
Zoning Code has minimum requirements for keeping large animals (such as outdoor paddock size). 
Where shared paddocks or other outdoor requirements for large animals can be met allow compact 
housing and or Accessory Dwelling Units to be incorporated into the property. Covenants may need to 
be recorded in order to ensure the paddock or protected open space areas are maintained for the 
original purpose.(Staff)  

Policy BT 3: In Planned Area 16, maintain a mix of low-density development and commercial 
equestrian and recreation facilities.  

Planned Area 16 is designated as a planned area because of its approved master plan that incorporates 
a mix of equestrian, residential, and tennis club uses. The master plan allows one dwelling unit per 
acre in the eastern portion and two dwelling units per acre in the western portion of area, with ancillary 
private stables and pastures and retention of the existing commercial equestrian facility. The 
commercial tennis club on NE 60th ST is compatible with the surrounding residential and equestrian 
uses. Development in this area should not be permitted to adversely affect the unique equestrian and 
natural environment of the State Park and its uses by the general public.  

Policy BT 4:  Incorporate accessory dwelling units (ADUs) into new and existing development in single-

family neighborhoods where consistent with keeping horses and there is adequate sewer infrastructure, 

to provide living spaces for equestrian caretakers and expand the supply of affordable-by-design 

housing. (WG) 

Policy BT 5:  Incentivize compact housing missing middle housing (i.e., multi-unit or clustered housing 

types compatible in scale with single-family homes that help meet the growing demand for walkable 

urban living) within predominately single family that are in close proximity to the Bridle Trails Shopping 

Center while protecting the area’s equestrian character. (WG) 

Policy BT 6:  Medium density residential and office uses west and south of Bridle Trails shopping center 
should support the high quality retail uses at the center while providing a transition between adjacent 
low density residential areas and the commercial center. 
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Commercial  

In order to sustain vibrant neighborhood centers, neighborhood- oriented commercial and office uses 

are appropriate south of NE 70th ST in the vicinity of the Bridle Trails Shopping Center and south of NE 

70th ST along 116th Ave NE as shown on the land use map Figure __.  

Policy BT 7: Encourage redevelopment of the Bridle Trails Neighborhood Center into a lively, pedestrian 
oriented, transit-supportive, mixed use residential and commercial neighborhood center. Allow mixed 
use up to five stories if properties are consolidated, project includes a grocery store or other 
neighborhood serving retail, public plazas, affordable housing, green building and 
sustainable site standards. (staff/CC) 
 
Design Guidelines for Pedestrian Oriented Business Districts should be used with attention to 
architectural scale, massing and upper story step backs, pedestrian connections and compatibility with 
surrounding residential uses. Careful attention should be given to pedestrian orientation and 
connections, building modulation, upper story setbacks, and use of materials to reduce the appearance 
of bulk and mass.  

Three story mixed use residential and commercial development is allowed and substantial commercial 
uses should continue to provide shops and services to the neighborhood. Commercial uses should be 
oriented to adjacent arterials with wide sidewalks and pedestrian pathways should connect uses on site 
and with adjacent properties. In addition to these standards, five story development is allowed subject 
to the following principles: 

 Minimum property aggregation within the commercial zone includes 3 acres (3.15 acres is 
Tech City Bowl plus Pagliacci). 

 Neighborhood-serving retail is provided on the ground floor with a mix of complementary 
uses such as grocery store, hardware store, or drug store. Residential should be the 
predominant use on upper floors with a percentage of affordable units.  

 Green building certification and sustainable site standards are included in development. 

 Taller building forms are located away from adjoining residential properties 
 Pedestrian oriented design elements are incorporated into the development including plazas 

to create public gathering spaces with public art, water features, and landscaping.  

 Driveways are consolidated to minimize impacts on surrounding streets, adjacent residential 
uses, and to foster a pedestrian oriented site design.  

 Parking impacts are minimized to create a pedestrian oriented neighborhood center.  
 A master sign plan should be required to ensure attractive signs. 

 A gateway feature is provided with redevelopment at NE 70th Pl and 132nd Ave NE. 
 

First draft Plan version: Policy BT 7:  Actively promote the redevelopment of the Bridle Trails shopping 

center into an active, walkable, transit-supportive mixed use neighborhood center, including affordable 

housing. 

Development regulations and a master plan should be created that encourage future redevelopment of 

the commercial center into a village center that serves local residents. The master plan should be 

based on input from all the center’s property owners and surrounding neighborhood residents. The 

master plan should include accommodating substantial neighborhood oriented commercial uses on the 

ground floor of buildings, including a grocery store with residential above retail. Changes to the 
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boundaries of the commercial area should be made if needed to support high quality, local-serving 

commercial uses.   

The master plan should include the following design elements: 

Allow an increase in building height that ranges from 2-6 stories (height should be modulated); Note: 

final building height to be determined with neighborhood planning process in order to provide a 

customer base within walking distance that can support high-quality retail uses.   

Commercial uses oriented to adjacent arterials and pedestrian pathways connect uses on site and with 

adjacent properties. 

Building modulation is used to reduce the scale and massing of buildings compatible with surrounding 

existing residential and commercial architecture. 

Pedestrian oriented design elements are incorporated into the development including pedestrian plazas 

and wide sidewalks adjacent to the shopping center.  

Buffers are provided in areas that adjoin residential neighborhoods, but good connections are designed 

between these neighborhoods and the shopping center to encourage foot traffic and a walkable, local-

serving commercial center.  

Consolidate driveways to minimize impacts on surrounding streets, adjacent residential uses and foster 

a pedestrian oriented site design.   

Parking areas are aggregated, landscaped, or placed underground to promote a pedestrian-centric 

neighborhood center.  

A comprehensive sign program should be implemented to reduce the number and size of signs to avoid 

a cluttered, intensive commercial appearance and ensure compatibility with surrounding residential 

uses. 

Gateway feature is provided with redevelopment. 

 

Policy BT 8:  Promote transit-supportive office and residential uses southwest  of the I-405 interchange 
with NE 70th Street in order to expand future neighborhood transit access. (staff; WG) 

Policy BT 8-9:  At the Houghton Park and Ride, encourage future redevelopment of transit-supportive 
housing and commercial uses in conjunction with transit services (transit oriented development (TOD)). 
If the Houghton Park and Ride is redeveloped, engage the surrounding neighborhood in the site 
planning design process. (TC) 

Policy BT 910:  Foster equestrian and other recreation commercial facilities within the neighborhood. 

Commercial equestrian stables and tennis courts are located south of NE 60th Street between the 
Bridle Trails State Park and the Bridlewood Circle area. Other commercial equestrian stables are located 
along 116th Avenue NE. These uses are encouraged to remain.  

5. Natural Environment/Parks/Open Space 

Figures __ and __ show the geologically hazardous areas, drainage basins and known streams and 

wetlands in the neighborhood. Yarrow Creek is a salmonid stream. These natural resources provide 

surface water, wildlife benefits and open space amenities for neighborhood and therefore should be 

maintained or restord to their natural state.  
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Policy BT 1011:  Enhance and restore Yarrow Creek and wetlands in the area shown on Figure __.  

Policy BT 11: Encourage creation of backyard sanctuaries for wildlife habitat in upland areas  

(WC). 

6. Parks 

Figure 1 Land Use map shows the location of existing parks and open spaces in the Bridle Trails 

Neighborhood. The citywide Parks and Open Space Plan describes the future plans for parks 

throughout the city. Prior to development of each park, a master plan process is conducted to allow for 

community input. The objectives of the following policies include promoting enhanced utilization of 

existing park and open space facilities, and improving facilities within existing open space resources.   

Policy BT 12:  Pursue acquisition of land for parks especially in the southern portion of the 

neighborhood and eEnhance existing parks and open space with a wide range of amenities for a 

diverse population (including kids, families, and the elderly) consistent with the Parks and Open Space 

Plan (PROS) (PB). 

Policy BT 13:  Support Bridle Trails State Park as a local and regional open space, park and equestrian 

facility. Maintain and enhance public access easements to ensure connections to the Park. Provide 

directional signs to the Park and use park iconography to establish a sense of place in the Bridle Trails 

neighborhood.  

Policy BT 14:  In the future, the City should consider a joint agreement if the State seeks to share 

management of the Bridle Trails State Park.  

Policy BT 15:  Introduce new uses to Snyder’s Corner Park to make it more useful to the neighborhood 

and encourage environmental functions as interim uses in advance of a formal park master plan 

process. New uses could include a community garden, gazebo (or other community amenity), orchard, 

wetland feature, and dog park and managed woodland. (staff/WG) 

Policy BT 16:  Promote the use of Ben Franklin Elementary School and playfield as an open space, 

recreational facility and community amenity that is shared with the neighborhood. 

The City of Kirkland has contributed towards recreational and interpretive trail improvements at Ben 
Franklin Elementary School and has a joint- use agreement with the School District to allow use of the 
amenities for community use during non-school hours, including evenings, weekends, and summer 
months. Neighborhood use of the school site should be continued to help meet the recreation needs of 
the neighborhood. 

Policy BT 17:  Impacts from the King County Transfer Station and sports fields should be minimized. 

Most of the approximately 25 acres encompassing the King County Transfer Station were once used as 
a landfill. The sports fields located to the north of the transfer station are self-contained with separate 
access roads and on-site parking. The traffic for the transfer station and sports fields should be 
managed to minimize impacts on the surrounding neighborhoods. The northeast area of the site 
contains a wooded undeveloped area appropriate for passive recreational use, such as a community 
garden and off-leash dog park. 

 

34



 ATTACHMENT 2 
  

 

Page 11 
 

7. Transportation 

The major east - west streets in Bridle Trails include NE 70th ST, which connects the west to east part 

of Kirkland and NE 60th ST. Other important elements of the transportation system include the 

pedestrian/bicycle overpass over I-405, links to the County trail system that connect to Seattle and 

Marymoor Park in Redmond, the Cross Kirkland Corridor, and the Houghton shopping district. 116th 

Avenue NE and 132nd Avenue connects to Bellevue. The policies below are intended to promote 

mobility, provide people with options to access goods and services without a car, and promote 

equestrian movement throughout the community.  

 

Policy BT 18:  Improve vehicle, pedestrian, bicycle and equestrian mobility throughout the 

neighborhood, to other City and regional destinations.  
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Pedestrian and Bicycle System 

Desired major pedestrian and bicycle pathways in the Bridle Trails Neighborhood are designated in 
Figures BT_ and BT_.  The new Greenways in progress and planned shown on Figure __ will help add 
to the citywide and regional pedestrian and bicycle system. HCC suggested including on the map a 
pedestrian route from the P&R lot to the north end of Taylor Fields and Transfer Station.  

Staff response: Existing map shows a desired connection on 116th Ave from NE 70th ST to NE 67th ST 
and other streets. Is this adequate to address comment?  
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Policy BT 19:  Plan for a future bicycle and pedestrian Greenway along NE 60th ST and 130th Avenue NE 
to connect to the Greenway north of NE 70th Place and to the South and North Rose Hill 
Neighborhoods.   

Policy 20:   Develop bike lanes, a sidewalk, and/or multi-use path along 116th Ave NE, between NE 60th 
ST and the Bellevue city boundary in order to provide access to future light rail (WG) 

Policy BT 2120:  Design trails and streets to minimize conflicts between horses and vehicles while 
promoting equestrian, pedestrian and bike access.  

Policy BT 2221:  In equestrian areas, design public improvements to reflect shared equestrian and 
pedestrian use of paths, sidewalks, roadway improvements, transit connections and signage to reflect 
the equestrian uses in the neighborhood.  

 Where possible, some separation of equestrians from bicyclists and motorists is desirable. 
 Equestrian paths should not be paved. Paths should be constructed with a specially designed, 

stabilized hoof grid mix to provide appropriate footing and to retain integrity in Puget Sound’s 
wet climate.     

 Paths should be designed to accommodate horses and riders. Paths should be wide enough to 
support two-way equestrian travel and have enough vertical clearance for a horse and rider.  

Policy BT 232:  Preserve and enhance equestrian, pedestrian and bike access to Bridle Trails State Park 
from the surrounding neighborhood, although bikes are not allowed in the park. (WG)  
 

Policy BT 243:  Require private development projects to complete unimproved portions of the regional 
Eastside Powerline Corridor trail located in Bridle Trails within the Seattle City Light Power Line 
Easement or explore ways to use public funds to make improvements to trail.  Where private 
development has already occurred, consider completing sections through the City’s Capital 
Improvement Program. (WG) 

Public pedestrian and bicycle improvements should be provided under the Seattle City Light power line 

easement when development, redevelopment or platting occurs to complete the trail system. Public 

funding should also be considered. See PROS Plan for further details. This off-street north/south trail 

through the neighborhood serves the recreational needs of the community by providing a safe 

pedestrian, equestrian and bicycle link separated from the street system. This will provide a more 

pedestrian friendly option to the street system. Eventually this trail could link up to the South Rose Hill 

neighborhood and trail systems in adjoining jurisdictions. The trail should be enhanced with signage 

and wayfinding features, providing landscaping improvements that are consistent with the rural nature 

of the area. (WG) 
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8. Public Facilities  

Public facilities in the neighborhood include the King County Transfer Station, City water tower and Ben 

Franklin Elementary School. North of the King County Transfer Station site is the old Houghton Landfill 

and now Taylor Fields sports fields. The King County Solid Waste Division continually monitors the 

groundwater and methane gas at the Houghton landfill to ensure it complies with Seattle-King County 

Department of Public Health requirements. Any permanent use for the landfill will need soil 

remediation.  There are many homes in the neighborhood still on septic systems because of lack of 

sanitary sewer infrastructure. As new development occurs the sewer mains and connections should be 

extended to meet current standards.   

Policy BT 254:  Establish guiding principles for the redevelopment of the King County Transfer Station 

facility if it is closed:  

 Public-serving open space uses should be the primary focus of any redevelopment.  

 Open space should include active (e.g., sports field) and passive (walking trails, dog park) 

uses, along with other recreational uses (e.g., aquatic center), and should establish 

ecological/wildlife and pedestrian connections through the former transfer station from the 

Park and Ride to between the former transfer station and Bridle Trails State Park. 

 Non-open space/park uses may be considered, but should be compatible with the open 

space character of the site.    

 Any soil contamination should be remediated prior to reuse. 

Policy BT 25:  Upgrade sanitary sewer mains and connections before new infill development can occur. 
(Staff: no need to include because it is required with all new development city wide)  

Policy BT 26:  The City’s water tower is an important public facility and open space amenity for the 
neighborhood. Maintain and enhance the public pedestrian and bicycle pathway along the west side of 
the property.  (WG) 

Policy BT 27:  Noise impacts adjacent to the Interstate 405 should be minimized with new development 
with the use of sound walls, berms or other mitigation measures.  
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