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CITY OF KIRKLAND 
PLANNING AND BUILDING
123 Fifth Avenue, Kirkland, WA 98033 
425-587-3000

MEMORANDUM 

To: Kurt Triplett, City Manager

From: Adam Weinstein, AICP, Planning & Building Director
Allison Zike, AICP, Planning & Building Deputy Director 
Martha Rubardt, Senior Planner 

Date: March 17, 2026 

Subject: Adoption of Zoning Code Amendments for Minimum Parking Requirements
to Comply with State Law – File No. CAM26-00009 

RECOMMENDATION: 

Staff recommends that the City Council adopts Ordinance O-4935 amending the Kirkland 
Zoning Code to implement parking requirements consistent with Washington State Senate Bill 
5184 (SB 5184), with additional reductions in minimum parking requirements for expansions of 
commercial establishments citywide and for certain uses and locations in the NE 85th Street 
Station Area. 

EXECUTIVE SUMMARY: 

Senate Bill 5184 (SB 5184), codified as RCW 35A.21.445, sets limits on the number of 
on-site parking spaces that cities may require for commercial and residential uses. SB 
5184 requires that cities comply by January 27, 2027. 
To ensure City compliance, staff developed proposed code amendments to reduce the 
number of parking spaces required for development. The Planning Commission (PC) 
considered the proposed code amendments and made two modifications to the staff 
recommendation. The PC eliminated discounted parking fees for affordable units and 
modified the bike parking space requirements. The PC’s recommendation to the City 
Council is summarized in this memo. 
The proposed code amendments recommended by the PC follow the Council’s guidance 
to implement the parking regulation changes as soon as possible through an early action 
ordinance, with the necessary code clean-up amendments to occur thereafter.  
If the PC-recommended code amendments are adopted, they will implement minimum 
compliance with SB 5184 citywide, with some additional modifications as follows:  

o Allowing commercial establishments citywide limited expansion without providing
parking;

o Harmonizing all Accessory Dwelling Units (ADUs) parking regulations by
eliminating parking regulations for ADUs where they are still required;
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o Eliminating parking minimums within the NE 85th Street Station Area as 
requested by Council (which goes beyond the SB 5184 requirements).  

o Eliminating discounted parking rates for affordable units. 
 

BACKGROUND:

In May 2025, the Washington State legislature enacted SB 5184, subsequently codified as 
RCW 35A.21.445, to limit the on-site parking spaces that cities with more than 30,000 people 
may require for commercial and residential uses.1 The legislation mandates that cities require 
fewer parking spaces overall (although a development can elect to provide more than the 
minimums), and the stated goal of the legislation was to reduce regulatory burdens on housing 
and commercial projects. Cities with a population of over 50,000 (such as Kirkland) must 
implement the requirements of SB 5184 by January 27, 2027.  
 
The Washington State Legislature found that parking requirements increase housing costs, 
discourage walking, biking, and transit use, and promote reliance on automobiles. The 
legislature found that the number of parking spaces that a project or use provides on site should 
be based on actual market conditions rather than blanket parking regulations. The regulations 
under SB 5184 do not set limitations on the maximum number of parking spaces an applicant 
can provide; rather, they limit the number of parking spaces that cities may require an applicant 
to provide.  
 
Kirkland’s existing parking regulations set a minimum number of required parking spaces for a 
project based on the zoning district, the land use, the number of residential units, the square 
footage of the space, or, for certain land uses (e.g., recreational facilities), based on a parking 
study prepared by a traffic engineer.  
 
The City’s existing parking regulations for middle housing, co-living housing, and recently 
adopted regulations for the Juanita community-initiated amendment request locations are 
already compliant with SB 5184.  The remaining parking regulations do not comply with SB 
5184 in that they require more parking spaces than the state allows a local jurisdiction to 
require. Thus, these noncompliant regulations must be amended by the state deadline of 
January 27, 2027.  
 
City Council February 17 Study Session 
Council held a study session on February 17, 2026, to discuss the requirements of SB 5184 and 
to give staff feedback on the scope and timeline of amending the City’s code to be compliant 
with the new parking space requirements. Full background information and context for the 
project scope and timeline options that were presented to Council can be found in the staff 
memorandum for that study session.2

 
Council expressed support for early implementation of SB 5184 to support businesses and 
catalyze development. A majority of Council also supported the possibility of eliminating parking 
minimums in the Station Area to support the City Work Program Initiative of activating the area. 
Council also expressed support for adding code amendments to allow commercial spaces to 
expand without triggering additional parking requirements. 

 
1 https://lawfilesext.leg.wa.gov/biennium/2025-26/Pdf/Bills/Session%20Laws/Senate/5184-
S.SL.pdf?q=20260121160858  
2 https://www.kirklandwa.gov/files/sharedassets/public/v/1/city-council/agenda-documents/2026/february-
17-2026/3b_study-session.pdf  



 Page 3 of 7 

Council expressed support for moving forward with an early action ordinance to implement 
these lower parking standards citywide as soon as possible, with full Kirkland Zoning Code 
(KZC) amendments to clean up the impacted existing code sections to follow at a later date. 
Therefore, this project has been split into two phases: Phase 1 to adopt the SB 5184 parking 
regulation changes; and Phase 2 to clean up the remainder of the KZC and align it with the 
parking regulation changes. Code amendments made in Phase 1 and Phase 2 will be made 
through the typical legislative amendment process, including a PC public hearing, PC 
recommendation, and adoption by Council.  
 
Planning Commission February 26 Study Session 
On February 26, 2026, PC held a study session to discuss the code amendments. Below is a 
summary of the topics discussed at that meeting:  
 

NE 85th Street Station Area Parking  
After some discussion, PC expressed support for staff to draft two code options for the 
Station Area parking regulations:  

 Option 1: Eliminate parking minimums within the Station Area boundaries, except 
for the Urban Flex zone where the SB 5184 parking rates would apply. In this 
option, the Urban Flex zone would not be subject to additional parking minimum 
reductions. The PC’s rationale for focused on the fact that the Urban Flex zone is 
located farther than other Station Area districts from future Bus Rapid Transit. 

 Option 2: Eliminate parking minimums from all zones and uses within the Station 
Area boundaries except for commercial uses not otherwise exempted from 
SB 5184 requirements. (For instance, SB 5184 prohibits cities from requiring any 
parking for ground floor commercial uses in mixed-use buildings). The parking 
requirements of SB 5184 would apply in all districts for commercial uses only. 
The PC identified this option in recognition that larger, single-use commercial 
projects may continue to generate some parking demand, even in the walkable 
and transit-accessible Station Area.  
 

Commercial Space Expansion Allowance  
PC supported draft code language that staff presented that will allow commercial uses to 
not provide additional parking spaces in the following scenarios:  

 Commercial space expansions within an existing building envelope; and   
 One-time commercial space expansion per property up to 3,000 square feet in 

size or 10% of existing gross floor area, whichever is greater. 
 

Accessory Dwelling Unit (ADU) Parking  
With the implementation of the SB 5184 requirements, the majority of ADUs would be 
exempt from parking regulations. Minimum compliance with SB 5184 would result in an 
ADU being required to provide parking only if all of the following conditions are met:   

 Two ADUs are proposed or exist on the property; and 
 The site is not located within proximity to street parking and to transit; and  
 At least one of the ADUs is 1,200 square feet in size or greater. 

 
Because the number of cases where ADUs would be required to provide parking is very 
limited, and because layering additional SB 5184 requirements onto existing ADU 
parking regulations would create unnecessary complexity and confusion, staff 
recommended exempting all ADUs from parking requirements. The PC supported this 
recommendation. 
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Bicycle Parking 
Throughout the code, Kirkland’s existing bicycle parking regulations establish the 
required number of bike parking spaces based on the number of required motor vehicle 
parking spaces for the project (i.e., 1 bicycle space is required per 12 required motor 
vehicle parking spaces). Thus, implementation of SB 5184 would unintentionally lead to 
a significant reduction in required bicycle parking absent a change to Kirkland’s current 
bicycle parking requirements. 
  
To address this issue, staff recommended applying on a citywide basis the bicycle 
parking regulations in effect in the Station Area, which base the minimum required bike 
parking spaces on building square footage or number of residential units. PC supported 
this general approach but expressed concern that the rates, particularly the requirement 
to provide one long-term bicycle parking stall per residential unit, are too high for areas 
less connected to transit and bicycle infrastructure. The discussion section of this 
memorandum includes a recommendation to resolve this concern. 
 
Americans with Disabilities Act (ADA) Parking  
Kirkland currently applies the State Building Code requirements for ADA parking, which 
establishes the required number of ADA stalls based on the total number of parking 
stalls provided. PC expressed concern about the reduction in the number of ADA stalls if 
projects provide fewer parking stalls with the implementation of SB 5184.  
 
Based on PC’s concern, staff will continue to research the possibility and legality of 
establishing a local ADA stall count requirements that are higher than those identified in 
the State Building Code and, if local regulation is allowed, how the higher rates would be 
established, how they would be applied, and how they would interact with the remaining 
standards for ADA parking that are within the State Building Code. Due to the extent of 
research and coordination required, staff recommended this work be undertaken with 
Phase 2 of the project. 
 

Planning Commission Public Hearing 
On March 12, the PC held a public hearing on the proposed KZC amendments and developed a 
recommendation to Council. The PC received written public comments but no spoken testimony 
during the hearing. See Attachment 1 for the written public comments, summarized below. 
 

Public Comment: The PC received three written public comments on this project 
between February 26, 2026 and March 10, 2026. In summary, two comments were in 
support of the early implementation of SB 5184 and eliminating parking minimums from 
the Station Area, one of which was from the Master Builders Association of King and 
Snohomish Counties (MBAKS). MBAKS supports eliminating parking minimums from the 
Station Area and expanding that approach citywide, emphasizing that developers will still 
build parking because that is what the market demands, but lower – or no – parking 
standards provide them with more flexibility for site layout design and increase 
predictability and efficiency of the permit review process. 
 
The second comment was from a community member who emphasized the need for 
viable alternatives to driving so less parking can be built. 
The third comment was received from a community member sharing their concern about 
the parking issues that already exist in the City and suggesting that spillover parking 
may occur if the parking minimums are removed from the Station Area. The commenter 
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raised concerns about removing parking for the people who do not qualify for ADA 
permits but still struggle with walking long distances or using transit.  
 
PC Recommendation: PC voted 7-0 to recommend the staff recommendation with the 
Station Area option 2 – to repeal parking minimums from all zones and uses within the 
Station Area boundaries except for commercial uses. PC also voted to remove the 
special regulations for affordable housing as drafted and recommended by staff. More 
information on parking for affordable housing is included in the discussion section of this 
staff memorandum. 
 

DISCUSSION/ANALYSIS: 

Code Amendments 
The PC-recommended KZC amendments outlined below and included in proposed Ordinance 
O-4935 follow guidance from PC and Council for establishing parking regulations for all uses, in 
all zones.  The early action ordinance includes all the changes in one place for adoption which 
supersedes existing provisions that are in conflict with the new ordinance. The proposed 
amendments, which are summarized in more detail below, accomplish the following:  

 consolidating land uses into four groups (for purposes of parking regulations): 
residential, commercial, institutional, and industrial;  

 incorporating the SB 5184 parking space rates;  
 adding in the Station Area exemptions and the commercial space expansion allowance;  
 amending the bike parking requirements citywide; and  
 maintaining the existing parking requirements for all other uses. 

 
Below is an overview of the amendments as recommended by the PC. Proposed Ordinance O-
4935 provides the full text of these proposed amendments, reflecting the PC recommended 
code with some non-substantive modifications for clarity.  

 Exemptions: The list of uses and zones that are exempt include those specifically 
exempted by SB 5184 (such as residential units under 1,200 square feet, daycares, 
commercial spaces under 3,000 square feet, and ground floor commercial space in 
mixed-use buildings), plus ADUs and the commercial space expansion allowances.   

o Following PC’s recommendation, all four Station Area zones (UF, CMU, NMU, 
and CVU) are exempt from being required to provide on-site parking for all uses 
except for commercial uses. The SB 5184 parking requirements apply for 
commercial uses in the Station Area. 

 Commercial Uses: The definition of commercial uses from SB 5184 is broader than the 
existing commercial use definition in the KZC, and is established specifically for this new 
code section. The commercial uses that do not meet the definition or that currently have 
a lower parking rate than SB 5184 establishes (e.g., manufacturing uses currently 
require 1 space for every 1,000 square feet of gross floor area in most zones) are listed 
individually to maintain the existing parking regulations. The SB 5184 parking regulations 
for commercial uses apply to all other commercial uses.  
 

 Residential Uses: The SB 5184 parking requirements are established for multi-family 
and single-family residential units.  
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 Institutional Uses: SB 5184 does not contain requirements for institutional uses (e.g., 
schools and government buildings), so the existing parking regulations are maintained 
for those uses. Applicants for most institutional projects are required to provide a parking 
study pursuant to KZC 105.25, where parking requirements are established on a case-
by-case basis.  

o Special provisions for institutional uses: To maintain the requirement that schools 
and daycare facilities provide on-site pick-up and drop-off areas, the existing 
regulations have been incorporated into this section.  

 Industrial Uses: SB 5184 does not contain requirements for industrial uses (e.g., 
manufacturing), so the existing parking regulations are maintained for those uses, most 
of which are required to provide 1 parking space per 1,000 sq. ft. of gross floor area.  
 

 Bicycle parking: The bicycle parking requirements citywide are equivalent to those 
currently in effect in the Station Area, with one change for the long-term bicycle parking 
rate for multi-family residential units. PC felt that 1 long-term bicycle space per unit was 
a high rate to apply citywide, so it has been reduced to 0.5 space per unit, with the 
exception of the Station Area and certain development in the Juanita CAR BC-1 zone, 
which have higher minimums. Staff concurs with this recommendation.  
 

Affordable Housing Parking 
At the March 12 public hearing, staff presented a recommendation to PC to incorporate 
affordable housing parking requirements into the proposed code amendments. Under current 
practice, affordable housing developments must provide one parking space per unit, and the 
cost of that parking is included in the capped rent for each unit.  
 
SB 5184 prohibits cities from requiring any parking for affordable housing. Keeping in mind the 
past practice of bundling parking spaces into the rent of affordable units, staff crafted a 
recommendation that sought to mitigate the potential for parking to become unaffordable to 
lower-income tenants, who may have somewhat less flexibility to design their lives around car-
free living. The staff recommendation would establish a requirement for projects with affordable 
units that provide more parking stalls than required by code to offer the parking stalls to all units, 
including market-rate and affordable units, on a first-come, first-served basis. This 
recommendation would also require that parking stalls be offered to the affordable units at no 
more than 50% of the cost they are offered to the market-rate units to ensure that affordability is 
maintained. This is similar to the approach used by the City of Redmond.  
 
Below is the drafted code that was included in the staff recommendation for Section 105.22 in 
the KZC (not currently included in proposed Ordinance O-4935).  
 

KZC 105.22 
. . . .  
 
4. Special Regulations for Affordable Housing:  

If a project with affordable housing units provides parking for the residential uses in 
excess of what is required under subsections (1) and (2) above, then the following 
must be met: 
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a) All parking stalls must be offered to all units in the building, including the 
affordable units, on a first-come first-serve basis. Market rate units shall not 
be prioritized for having parking stalls assigned to them. 

b) The parking rented to the affordable housing unit households must be at a 
discounted price. The discounted price must not exceed 50% of the average 
price of all the market rate parking stalls in the project. 

The PC ultimately expressed concerns with the potential costs this requirement may add to the 
development and operation of multi-unit developments, along with difficulties associated with 
monitoring and enforcing the requirement. As a result, PC unanimously voted to remove the 
language from its recommendation to Council. There is merit to regulating the price of parking 
for lower-income tenants, but it is also true that this type of regulation could make it more 
challenging to build parking and may impact the financial feasibility of multi-family projects.  
 
State Environmental Policy Act (SEPA) 
A SEPA Addendum to the City of Kirkland 2035 Comprehensive Plan Update and Totem Lake 
Planned Action Ordinance Final Environmental Impact Statement (EIS), the NE 85th St Station 
Area Planned Action Final Supplemental EIS, and the 2044 Comprehensive Plan Update Final 
Supplemental EIS was issued on March 11, 2026, and is filed under File No. SEP26-00178. The 
SEPA Addendum compares the difference in impacts between the existing and revised Zoning 
Code amendments and concludes that the proposed amendments would not result in new 
adverse impacts beyond those identified in the previous environmental review documents. 
 
NEXT STEPS:

With the adoption of Ordinance O-4935, these code amendments will go into effect in April 2026 
and will apply to all new development applications. Staff will work on implementation steps such 
as updating application forms, recording documents, updating the City website, and coordinating 
with the development review team on the application of the code amendments.  

Project Phase 2 
Once Ordinance O-4935 is adopted, staff will begin Phase 2 of this project to research additional 
topics (including ADA parking and bicycle parking), clean up the Zoning Code, and address any 
other issues that arise after the adoption of O-4935. The Phase 2 KZC amendments will be 
scheduled for a PC public hearing and Council adoption in the coming months. 
 
ATTACHMENTS: 

Attachment 1 – Public comments received between February 26, 2026 and March 10, 2026 
Ordinance O-4935, Relating to the Enactment of Minimum Vehicle and Bicycle Parking 

Provisions for Commercial and Residential Uses, Amending Chapter 105 of 
the Kirkland Zoning Code; File No. CAM26-00009 



February 26, 2026 

Kirkland Planning Commission 
123 5th Avenue
Kirkland, WA 98033 

RE: Parking Reform – February 26 Agenda 

Dear Chair Rozmyn, Vice Chair Jacobson, and Commissioners: 

The Master Builders Association of King and Snohomish Counties (MBAKS), with nearly 
2,500 members, is the largest homebuilders’ association in the U.S. MBAKS represents 
builders and developers who are working to create homes for current and future Kirkland 
residents. We believe everyone deserves a place to call home. 

MBAKS appreciates the opportunity to support the proposed parking code amendments 
and early implementation of state parking updates. We also support the City’s 
consideration of reforms that go beyond baseline state mandates. Our members will 
continue to build to market demand and provide parking that reflects resident needs. 
Added flexibility simply ensures supply aligns with real conditions rather than outdated 
ratios. 

Support for Early Implementation 
MBAKS supports early implementation to provide clarity and reduce unnecessary delay. 
Many parking requirements were written decades ago and no longer reflect how Kirkland 
functions today. Minimum parking requirements can increase development costs, reduce 
buildable area, and slow projects through lengthy modification processes. Moving 
forward now will streamline review and provide consistent expectations. 

Support for Expanding Reform Beyond State Requirements 
Eliminating parking minimums in the Station Area is a strong step that supports 
redevelopment and transit-oriented growth. Removing minimums does not eliminate 
parking. Builders will continue to provide parking that reflects buyer expectations and 
market demand. The change allows supply to be right sized based on transit access and 
site constraints rather than fixed ratios. 

We support extending this approach citywide. A consistent framework across all zones 
would improve predictability and reduce barriers to housing. For single family and small 
infill projects, fixed parking ratios can constrain lot layout, increase driveway coverage, 
add grading costs, and reduce buildable area. In some cases, required stalls can make 
otherwise viable housing infeasible. 

Together, these reforms would improve housing feasibility and better align parking 
supply with actual household needs over time. 

Attachment 1



Importance of Coordinated Implementation 
As these reforms move forward, coordinated implementation will be critical. The intended benefits of reduced 
parking requirements could be undermined if costs shift elsewhere through expanded frontage improvements, 
roadway standards, or additional development requirements. Alignment between zoning, transportation, and 
development regulations will help ensure these reforms genuinely reduce barriers rather than simply moving 
them to another part of the code.

Kirkland has an opportunity to lead with a practical and consistent approach to parking reform. Thoughtful 
modernization of parking standards can improve housing feasibility while maintaining predictable growth. We 
appreciate your thoughtful review and look forward to continuing the conversation.

Sincerely,

Veronica Shakotko
Senior Local Government Affairs Manager
Master Builders Association of King & Snohomish Counties

CC:       Martha Rubardt, Senior Planner
Allison Zike, AICP, Deputy Planning & Building Director
Adam Weinstein, AICP, Planning & Building Director








