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The context of today’s conversation

• Our communities face affordability challenges and 

the need to accommodate new households

• 70% of most communities is reserved for single 

family development, we need infill strategies

• New housing element requirements in RCW 

36.70A.070(2)(d) requires

• Goals and land capacity for middle housing 

(duplex, triplex, townhomes)

• All of this sets up tension.  

• How can we present this in a way that preserves 

our neighborhoods, yet welcomes a variety of new 

housing for all our neighbors?
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HB 1220: 
Changed RCW 36.70A.070 (2): The Housing Element

Changed GMA housing goal:
• “Plan for and accommodate encourage the availability of affordable housing 

affordable to all economic segments.” Commerce is to provide projections of 
housing need. . .

Local housing element ensuring the vitality and character of established residential 
neighborhoods that:

• Identify sufficient capacity of land for identified housing needs
• Includes a statement of goals, policies, objectives, and mandatory 

provisions for . . . within urban growth areas (UGAs), moderate density housing 
options

• Document barriers to housing availability such as gaps in local funding, 
development regulations, etc.

• Consider housing locations in relation to employment locations
• Consider role of accessory dwelling units (ADUs)
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There is no definition of “moderate density” or 
middle housing in the GMA.

2022 grant defined “Middle Housing” types to include:

Duplexes, triplexes, fourplexes, fiveplexes, sixplexes, 
townhouses, courtyard apartments, cottage housing, 
and stacked flats.

Duplex                              Fourplex            Courtyard Apartments       Cottage Housing           Townhouses



WASHINGTON STATE DEPARTMENT OF COMMERCE 5

HB 1220:  (2021)
Racially disparate impacts (RDI), displacement and exclusion

• Identify local policies and regulations that result in racially 
disparate impacts, displacement, and exclusion in housing:
• Zoning that may have a discriminatory effect
• Areas of disinvestment and infrastructure availability

• Begin to undo racially disparate impacts, displacement, and 
exclusion in housing

• Identify areas at higher risk of displacement and establish anti-
displacement policies including:
• Preservation of historic and cultural communities
• Investments in housing for lower income segments
• Equitable development initiatives and land disposition policies 
• Inclusionary zoning and community planning requirements
• Tenant protections
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Communities may find…
• Policy and regulation amendments will be 

needed, some of which will build on 
existing plan policies:
• Increase affordable housing production 
• Preserve existing safe and affordable 

housing
• Provide for a diverse mix of housing 

opportunities throughout the jurisdiction 
• Help existing communities thrive and 

existing households stay in their homes 
• Monitor impacts of code amendments on 

housing, including displacement
• Pay attention to equity and displacement 

in making decisions on infrastructure and 
other public investments
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Periodic updates

Every 10 years, 
review and revision, 
if necessary, of 
comprehensive plan 
and development 
regulations

Due Dec 21, 2024 in 
Puget Sound region

RCW 36.70A.130
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Values undergirding our vision for the 
future of Main Street housing 

• Accessible and affordable, for long-time 
residents and newcomers alike 

• Dense and diverse in typology and use 

• Focused on preservation and additive 
density before demolition 

• Small-scale and incremental

• Creative and resolute 
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Housing Units per structure –
Washington Main Streets

• Just under 60% are single unit detached

• Rowhouses and duplexes are fewer than 
10% combined

• Buildings with 3-4 and 5-9 attached units 
are just over 10%

• Buildings with more than 10 attached units 
comprise approximately 18%
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Age of Housing Units –
Washington Main Streets

• Just over 20% are pre-1940

• Just under 25% are from 1940 - 1969

• Roughly 35% are from 1970 - 1999

• 20% of housing units built from 2000 
on
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Rent Level of Housing Units –
Washington Main Streets

• Just over 10% have rents under $500

• Over 40% rent for between $500 to 
$999

• Approximately 30% rent for between 
$1,000 to $1,499

• Roughly 17% rent for more than 
$1,499
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Intersection with existing Landmark Ordinances

- Housing Policy would not supercede/override existing landmark ordinances
- Local Landmark 
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Brown’s Addition - Spokane

Yellow House = Contributing

Gray House = Non-Contributing
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Adaptive Re-Use + ADU
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5 Units – collectively sold 
for just over $4.8M

3238 A - $1.049M, 1640 sf, 3 
bed/2.25 bath

3238 B - $1.060M, 1640 sf, 3 
bed/1.75 bath

3236 A - $827K, 1060 sf, 2 
bed/1.75 bath

3236 B - $934K, 1420 sf, 3 
bed/1.75 bath

3236 C - $934K, 1420 sf, 3 
bed/1.75 bath
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13 Oct 2022City of Kirkland

Mithun

Using Form-based Codes 

to Achieve Community 

Goals

NE 85th Station Area Plan
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©Mithun

Project Overview
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©Mithun

Project Context
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©Mithun

Kirkland’s Growth History
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©Mithun

Shifting to People-oriented 
PlacesExisting Parking Uses 

45%
Parking
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Right-sizing our Housing Stock

53% 
of households
have 3+ bedrooms

35% 
of households
have 3+ people

In King County…

2021 ACS US CENSUS
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Right-sizing our Housing Stock

2.96 in 1970

2.50 in 2017

2.36 in 2050

1970 1980 1990 2000               2010               2020               2030               2040         2050

Source: U.S. Census, ACS Data Courtesy PSRC

Actual   Forecast

Change in Persons per Household 1970-2050
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©Mithun

Station Area Plan
Contents
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Urban Design Framework
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The Vision
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The Vision
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Affordable Housing

©Mithun

POTENTIAL HOUSING OPPORTUNITIES
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Form-based Code
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Form-based Code 

Organization
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Regulating Plan
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Regulating District Example

General Use Allowed?

Commercial P

Institutional P

Residential NP

Industrial NP

General Permitted Use Table
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Districtwide Standards: Transitions
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Neighborhood Residential 
Street

Neighborhood Mixed Use 
Street

Main Street

©Mithun

Major Thoroughfare Green Midblock 
Connection

Typical ROW Width

Functional Classes

Adjacent Land Uses

Travel Priorities

80-120’ 60-85’ 55- 75’ 55- 70’ 25-50’

Principal Arterial Minor Arterial, Collector Collector, Local Local

High intensity commercial, residential, 
and active ground-level uses.

Mid-intensity commercial, 
residential, and ground-level retail 
uses.

Low to mid-intensity commercial, 
residential, and occasional active 
ground-level uses.

Predominantly low to medium 
intensity residential uses.

Low to high intensity commercial or 
residential uses, typically within 
larger developments. May have 
active ground-level uses, 
depending on site design.

Ped*, Bike*, Transit, Freight, Auto Ped, Bike, Transit, Auto Ped, Bike, Auto Ped, Bike, Auto Ped, Bike, Auto**

Streets that connect regional centers 
or run through central commercial 
corridors. Many of these streets have 
significant traffic volumes at peak 
hours are key places for high-
capacity transit routes and auto 
separated bike facilities.

Primary corridors for ground-floor 
retail, often with generous public 
realm design. They are high 
pedestrian volume streets that 
balance that pedestrian activity 
with auto, bike, and transit needs.

Neighborhood streets with low to 
mid-intensity commercial and 
midrise residential and occasional 
ground floor retail. Generally lower 
vehicular traffic volume than 
major thoroughfares, and some 
may contain auto-separated bike 
facilities. 

Residential-focused streets with 
low vehicular traffic volumes, 
which can accommodate shared 
bike facilities. 

Generously landscaped mid-block 
connections within larger 
commercial or residential 
developments or between parcels. 
May include required on-site green 
stormwater infrastructure. Does not 
include public ROW improvements 
to “green” an existing street.

*Separated facilities **Local access, loading only

Collector, Local

Allowed Frontage Types
Urban Street Edge, Retail & Active 
Uses, Plaza/Public Space

Retail & Active Uses, Plaza/Public 
Space

Urban Street Edge, Plaza/Public 
Space, Residential Stoop/Porch 

Urban Street Edge, Plaza/Public 
Space, Residential Stoop/Porch, 
Private Yard

Urban Street Edge, Retail & Active 
Uses, Plaza/Public Space, 

Street Types Overview
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©Mithun

Note: only areas within the Form-Based Code 
have a street type assigned.
This does not preclude additional pedestrian/ 
bicycle improvements.

Street Types Map
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Street Types Examples
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Street Types Examples
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Urban Street Edge Plaza/Public SpaceRetail & Active Uses Private YardResidential Stoop/Porch

Frontage Types Overview

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use

• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Neighborhood Residential Street
• Green Midblock Connection

Applicable Street Types Applicable Street Types Applicable Street Types Applicable Street Types Applicable Street Types
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Frontage Types Examples



www.commerce.wa.gov

Questions? 

https://twitter.com/WaStateCommerce
https://www.facebook.com/WAStateCommerce/
https://www.linkedin.com/company/893804
https://www.commerce.wa.gov/

