CITY OF LAKE FOREST PARK
PLANNING COMMISSION MEETING

Tuesday, December 12, 2023 at 7:00 PM

Meeting Location: In Person and Virtual / Zoom
17425 Ballinger Way NE Lake Forest Park, WA 98155

INCORPORATED 1961

cityoflfp.gov

INSTRUCTIONS FOR PARTICIPATING IN THIS MEETING VIRTUALLY:

Join Zoom Webinar: https://lus0bweb.zoom.us/|/87464653408
Call into Webinar: 253-215-8782 | Webinar ID: 874 6465 3408

The Planning Commission is providing opportunities for public comment by submitting a written comment
or by joining the meeting webinar (via computer or phone) or in person to provide oral public comment.

HOW TO PARTICIPATE WITH ORAL COMMENTS:

If you are attending the meeting in person, there is a sign-in sheet located near the entrance to the room.
Fill out the form and the presiding officer will call your name at the appropriate time. Oral comments are
limited to 3:00 minutes per speaker.

If you are attending the meeting via Zoom, in order to address the Commission during the Public
Comment section of the agenda, please use the “raise hand” feature at the bottom of the screen. Oral
comments are limited to 3:00 minutes per speaker. Individuals wishing to speak to agenda items will be
called to speak first in the order they have signed up. The meeting host will call your name and allow
you to speak. Please state your name and whether you are a resident of Lake Forest Park. The meeting
is being recorded.

HOW TO SUBMIT WRITTEN COMMENTS:

https://www.cityoflfp.gov/617/Hybrid-Planning-Commission-Meetings (use CTRL+CLICK to open this
link)

Written comments for public hearings will be submitted to Planning Commission if received by 5:00 p.m.
on the date of the meeting; otherwise, they will be provided to the Planning Commission the next day.
Because the City has implemented oral comments, written comments are no longer being read under
Citizen Comments.

For up-to-date information on agendas, please visit the City’s website at www.cityoflfp.gov




9.

AGENDA

CALL TO ORDER: 7:00 P.M. (confirm recording start)
PLANNING COMMISSION'S LAND ACKNOWLEDGMENT

We'd like to acknowledge we are on the traditional land of a rich and diverse group of Native
Peoples who have called this area home for more than 10,000 years. We honor, with gratitude, the
land itself and the descendants of these Native Peoples who are still here today. In doing this we
aim to illuminate the longer history of this land we call home, our relationship to this history, and
the heritage of those peoples whose ancestors lived here before the European-American
immigration that began in the 1800s.

APPROVAL OF AGENDA

APPROVAL OF MEETING MINUTES

A. November 14, 2023 PC Draft Minutes

MEETING DATES

CITIZEN COMMENTS

The Planning Commission accepts oral and written citizen comments during its regular meetings.
Written comments are no longer being read during the meeting. Instructions for how to make oral

Citizen Comments are available here https://www.cityoflfp.com/617/Hybrid-Planning-Commission-
Meetings. Comments are limited to three (3) minutes.

REPORT FROM CITY COUNCIL LIAISON

OLD BUSINESS

A. 2024 Comprehensive Plan Update- Housing Needs Assessment
City Administrator's Memorandum to the Planning Commission
LFP Community Profile

NEW BUSINESS

10. REPORTS AND ANNOUNCEMENTS

11. ADDITIONAL CITIZEN COMMENTS

12. AGENDA FOR NEXT MEETING

13. ADJOURN

Any person requiring a disability accommodation should contact city hall at 206-368-5440 by 4:00 p.m.
on the day of the meeting for more information.
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Section 4, ItemA.

City of Lake Forest Park - Planning Commission
Draft Regular Meeting Minutes: November 14, 2023
In-person and Zoom Hybrid Meeting

Planning Commissioners present: Chair Maddy Larson, Cherie Finazzo (via Zoom connection), Vice
Chair Ashton McCartney (via Zoom connection) Melissa Cranmer (via Zoom connection) David Kleweno;
Sam Castic; Meredith LaBonte; Janne Kaje, Lois Lee (via Zoom connection)

Staff and others present: Nick Holland, Senior Planner; Councilmember Bodi; Phillip Hill, City
Administrator; Kristina Haworth, SCJ] Consulting, Andrew Oliver, Leeland Consulting; David Fiske, Leeland
Consulting; Sarah Phillps, Climate Action Committee

Members of the Public: n/a

Planning Commissioners absent: n/a

Call to order: Chair Larson called the meeting to order at 7:03 pm.

Land Acknowledgement: Cmr. LaBonte read the land acknowledgement.

Approval of Agenda
Cmr. Castic made a motion to approve the agenda, Cmr. Kleweno seconded, and the motion to approve the
agenda was carried unanimously.

Approval of Meeting Minutes
Cmr. Kaje made a motion to approve the October 10, 2023, meeting minutes as amended; Cmr. Castic
seconded.

All voted to approve the October 10, 2023, minutes as amended the motion carried unanimously.

Meeting Dates:
The next regular meeting is scheduled for December 12, 2023.

Citizen Comment

Sarah Phillips said that she is here to listen to the progress of the comprehensive plan update. She shared
information about an upcoming urban forest project. She mentioned several grants that have been received
for the project. She described a massive planting of vegetation and trees in three thousand square feet of
urban area. She said that the event will be held on December 9t and there will be several volunteers. Chair
Larson asked a question about the purpose of the name of the project and Ms. Phillips provided a response.
She elaborated and spoke about how native plants and trees flourish in the appropriate environment.
Councilmember Bodi commented and indicated that the funding for the project was as fast as she has ever
seen for a project of this type. She asked which of the Yakima tribe elders would be represented at the
project and Ms. Phillips provided the answer. Cmr. Kleweno said that the US government released its climate
status report this week and provided some information on that report. Ms. Phillips spoke about some of the
work that the Climate Action Committee was prioritizing. Various Commissioners provided their input on
the issue of climate.

City Council Liaison Report

Councilmember Bodi said the reasonable use exception ordinance had a public hearing and it was adopted by
the Council. She thanked the Commission for its recommendations. She said that the code changes came
from a neighbor who opposed a reasonable use exception on a property adjacent to theirs. She spoke about
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Section 4, ItemA.

how the changes will improve construction on lots that have critical areas. Councilmember Bodi said the sign
ordinance and changes to that code will be considered by Council this year. City Administrator Hill provided
an update and said that the Council will need to adopt the ordinance. Councilmember Bodi said that
residential parking permits may be required for on street parking in certain areas of LFP. She said that an
updated budget has also been adopted. She said that funding of police officers and 911 services were a
priority for the mid-point budget adjustments. Councilmember Bodi said a Council dinner is occurring at the
local 104 restaurant tomorrow evening,

Chair Larson said that the capacity of the planning department to keep pace with inspections for mitigation
projects that RUEs require may be challenging given the increase in development and land use policy.
Councilmember Bodi said that the Council’s policy for staff funding is to have permit fees cover actual
department costs.

Old Business

Comprehensive Plan Update

Cristina Haworth introduced the topics of discussion for tonight’s old business. She spoke about the current
schedule as it has updated and about upcoming progress that should occur on the comprehensive plan
update. She said that the city received the grant that will fund middle housing research. She also said that the
climate planning grant has been submitted for consideration. She indicated that Cmrs. Larson, Cranmer, and
Kleweno would represent the public engagement committee for the comprehensive plan update process. Ms.
Haworth continued to present the topics of discussion for the upcoming months. She opened the floor for
questions and indicated that Leeland would be presenting information this evening.

Chair Larson asked where to go to find information on the comprehensive plan update. Senior Planner
Holland provided an update on where to find information for the comprehensive plan update. Chair Larson
asked if the Commission could prepare anything in advance for future meetings. Ms. Haworth responded
and said to review the current comprehensive plan chapter relative to the specific meeting discussion.

David Fiske (Leeland Consulting) presented the slides that were in the commission packet for this meeting.
He talked about the land capacity analysis and the methods used to collect data. He also provided a housing
needs assessment and background information. He desctibed how land capacity is calculated. He also talked
about guidance recently received from the Washington Department of Commerce on the topic. Mr. Fiske
provided some background information to supplement the packet for this week’s meeting. Councilmember
Bodi asked how consideration of home ownership and rental gets compared. Mr. Fiske replied and indicated
that there is not a differentiation between those types of housing tenants. He said that affordable housing is
mostly found in the townhome type of unit, and not so much in the single-family type. Councilmember Bodi
said that rentals are more affordable than owning a home for a young family. Chair Larson said that the
balance between a variety of housing types and sizes would be appealing to investors. She said that she is
interested in the system that create investment opportunities within the community which tend to disrupt
equity in housing ownership. Andrew Oliver (Leeland Consulting) talked about how the housing analysis was
put together for LFP and said that it should carry over into the goals and policies that get developed for the
comprehensive plan. He said that tonight’s focus will be mostly on housing types and income levels. Mz.
Fiske presented a slide on housing needs by income and provided explanations and information to support
and supplement the slide graphics. Mr. Oliver provided a slide that described the steps for the land capacity
analysis and provided explanations and information to support and supplement the slide graphics.
Councilmember Bodi asked specifically about steps three and four in the land capacity analysis. Mr. Oliver
provided an explanation and indicated that Commerce has been struggling to provide guidance on the topics.
He clarified that his study only looked at capacity and not unit count. Mr. Oliver presented a slide on the first
step of the analysis and provided explanations and information to support and supplement the slide graphics.
Mr. Oliver presented a map that illustrated the vacant and re-developable parcels in LFP and those patcels
that are encumbered by critical areas. Cmr. Kaje said that not all critical areas are the same, and the maps
provided in the Leeland study don’t represent data at the parcel level. He said that after critical area
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Section 4, ItemA.

regulations are applied, the scenario would likely result in some square footage of individual lots encumbered
by critical areas being able to be developed, because of the nature and reality of how critical area regulations
are applied. He provided some suggestions on how to apply critical area regulations along with some policy
options that the Council and public might have about development. Chair Larson said that this map is a
model, but that it illustrates a realistic look at what might occur. Cmr. Kaje said that he has calculated the
possibilities based on the information provided by Leeland and said that the capacity might be
underestimated based on the methodology used. Mr. Oliver explained his reasoning used in the study and
responded to Cmr. Kaje’s comments. He said that the maps should not be misconstrued as policy
statements. Mr. Oliver presented a slide on assumed density by zone and provided explanations and
information to support and supplement the slide graphics. Mr. Oliver presented a slide on additional middle
housing capacity and provided explanations and information to support and supplement the slide graphics.
Cmr. Kaje said he struggled with step three and asked for clarification on some of the math used to arrive at
the numbers presented. Mr. Oliver said that the sales price pet unit is represented and that the calculations
are contained on a separate spreadsheet that is fairly technical. Mr. Fiske provided some explanations to
supplement the statements made by Mr. Oliver. Cmr. Kaje provided an example of a density calculation that
could occur given current zoning rules and asked why there were not more re-developable lots included in the
calculation. Mr. Oliver provided an explanation. Discussion continued about how capacity and middle
housing numbers were calculated. Mr. Oliver presented a slide on ADU capacity and provided explanations
and information to support and supplement the slide graphics. He indicated the numbers for potential
ADUs are modest but were looked at from the capacity lens. Mr. Oliver presented the slides for steps five
and six in the analysis and provided explanations and information to support and supplement the slide
graphics. The Leeland team summarized the presentation to this point and provided details on the key
takeaways that should be considered given the information presented so far. Mr. Oliver presented a slide on
production trends and an analysis of barriers to building potential and provided explanations and information
to support and supplement the slide graphics. Mr. Fiske emphasized that looking at historical trends
sometimes isn’t the best way to predict the future, but that it is the preferred methodology of Commerce and
the only real way to provide numbers for this purpose. Councilmember Bodi said that the list of obstacles to
development may not be the reality in LEP. She said that the multi-family regulations are basic and that the
LFP permit process is very fast. She elaborated on the development batriers that were quoted by the Leeland
study via Commerce guidance and indicated that they all exist on the private side, not in LFP as an agency.
She emphasized that the assumption is that development regulations and process obstacles exist, but it really
isn’t the case. She said she is concerned that the perception of needing change should not result in changes
to the regulations. Mr. Fiske provided slides on next steps and additional considerations and provided
explanations and information to support and supplement the slide graphics. Councilmember Bodi suggested
policy that supports community land trust housing projects and policy that supports non-profit type projects.

Chair Larson asked for input from the Commission. Cmr. Cranmer said that she had no comment at this
point. Cmr LaBonte said that the Growth Management Act (GMA) itself has created the problem of
housing. She provided an example of the Charolette area and its housing policy. She also provided another
resource in a paper from an academic source which explained that development regulations stifled
development which created a lack of supply and thus a lack of housing. She suggested not regulating
development so that supply will be created which the market would self-regulate. She asked for input on the
concept. Chair Larson said that it was an excellent comment. She said that the decrease in diversity of
housing types is a huge driver for housing costs and types. Cmr. LaBonte continued to talk about the
housing market and suggested expanding the urban growth boundaries. Cmr. Kleweno said that he would
want to look at the parameters and indicated that change to the GMA may not be possible. Cmr. LaBonte
said that the group should re-think the housing policy into a rural residential style of development. Mr.
Oliver said that there have been a lot of densifications occurring in the northwest region. He said that the
density results in more supply. He talked about some policy decisions that can influence housing types and
incentives. Cmr. Kaje said he appreciated Cmr. LaBonte’s comments. He said that he professionally
contributes to protecting rural areas through his service with the King County. He said that there has been
opposition to breaking the single-family housing model and that changes to those neighborhoods are needed
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to create housing diversity and affordability. Chair Larson said that the comments made by Cmr. Kaje are
not necessarily the feelings of the Commission as a whole. She said that it could be more complicated than
what he has explained here and that she hasn’t seen any other examples of good housing policy. She said that
Shoreline has not dealt with growth in a climate conscious way, which is not a direction that LFP would like
to head.

Chair Larson thanked Leeland Consulting for their presentation and participation in tonight’s meeting. She
asked for more information on housing trust projects and more options on affordable housing. Cmr. Kaje
clarified his earlier statements and provided some additional perspective on housing. Mr. Fiske emphasized
that his team will be researching what has been suggested tonight. Councilmember Bodi provided her
perspective on affordable housing policy. Cmr. Lee asked if Leeland could tell us if there are zoning code
changes, LFP can make to accommodate affordable housing and innovative designs. Cmr. Cranmer said that
there seems to be a lot of competing ideas and suggested that a strategy needs to be employed to narrow
down priorities.

New Business
None.

Reports and Announcements
City Administrator Hill said that a new Assistant Planner has been hired. He said that there could be three
candidates for the Director position and that the tree inventory should be prepared soon for Council review.

Additional Citizen Comments:
.n/a

Agenda for Next Meeting:
Additional comprehensive plan update topics. Cmr. Kaje suggested a discussion on HB 1110 and the
affordability condition within the bill.

Adjournment:

Cmr. Kaje made a motion to adjourn the meeting, Cmr. Castic seconded, and the motion was carried
unanimously. The meeting was adjourned at 9:08 pm.

APPROVED:

Maddy Larson, Planning Commission Chair
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Memorandum

To: Planning Commission

From: Phil Hill, City Administrator

Date: December 6, 2023

Re: Old Business - 2024 Comprehensive Plan Update (Housing Needs
Assessment)

Attachments: 1. Community Profile — DRAFT December 2023

At the July 26, 2023 Special Meeting, the Planning Commission kicked off the 2024 Comprehensive
Plan Update with the consultant team. The focus of that meeting was to discuss the approach to the
update, including a milestone schedule and public engagement strategy. There was strong interest in
housing, especially with respect to recent legislative changes and options for compliance.

At the September 12, 2023 Regular Meeting, the Planning Commission reviewed initial baseline
information for the Housing Needs Assessment that will form the basis for housing updates. At the
October 10, 2023 Regular Meeting, the Planning Commission reviewed a summary of update needs
identified in the GMA and PSRC checklists and further discussed public engagement. At the
November 14, 2023 Regular Meeting, the Planning Commission reviewed land capacity and housing
needs analyses that will inform future housing-related policy decisions.

At this meeting, we will:
e Review an updated profile of the community and discuss who we’re planning for, both now
and at the 20-year planning horizon;
e Review the 2015 Comprehensive Plan Land Use element and background report; and

e Discuss the incorporation of diversity, equity, and inclusion guidance into the comprehensive
plan update process.

See the following resources:
e 2015 Comprehensive Plan: https://www.cityoflfp.gov/160/Lake-Forest-Park-Comprehensive-
Plan
o Volume I, Goals and Policies, Land Use Chapter (enumerated pg. 19/PDF pg. 29)
o Volume Il, Background Analysis, Land Use Chapter (enumerated pg. 99/PDF pg. 5)
e 2021 King County Urban Growth Capacity Report:
https://kingcounty.gov/en/legacy/depts/executive/performance-strategy-budget/regional-
planning/-/media/depts/executive/performance-strategy-budget/regional-planning/UGC/KC-
UGC-Final-Report-2021-
Ratified.ashx?la=en&hash=38D2E7BIBC652F69C8BBOEAS52DB7778F
o Applying Urban Growth Capacity Findings, County and City Plans (enumerated pg.

l|Page



https://www.cityoflfp.gov/160/Lake-Forest-Park-Comprehensive-Plan
https://www.cityoflfp.gov/160/Lake-Forest-Park-Comprehensive-Plan
https://kingcounty.gov/en/legacy/depts/executive/performance-strategy-budget/regional-planning/-/media/depts/executive/performance-strategy-budget/regional-planning/UGC/KC-UGC-Final-Report-2021-Ratified.ashx?la=en&hash=38D2E7B9BC652F69C8BB0EA52DB7778F
https://kingcounty.gov/en/legacy/depts/executive/performance-strategy-budget/regional-planning/-/media/depts/executive/performance-strategy-budget/regional-planning/UGC/KC-UGC-Final-Report-2021-Ratified.ashx?la=en&hash=38D2E7B9BC652F69C8BB0EA52DB7778F
https://kingcounty.gov/en/legacy/depts/executive/performance-strategy-budget/regional-planning/-/media/depts/executive/performance-strategy-budget/regional-planning/UGC/KC-UGC-Final-Report-2021-Ratified.ashx?la=en&hash=38D2E7B9BC652F69C8BB0EA52DB7778F
https://kingcounty.gov/en/legacy/depts/executive/performance-strategy-budget/regional-planning/-/media/depts/executive/performance-strategy-budget/regional-planning/UGC/KC-UGC-Final-Report-2021-Ratified.ashx?la=en&hash=38D2E7B9BC652F69C8BB0EA52DB7778F

Section 8, ItemA.

81/PDF pg. 88)*
o Ch. 7, Lake Forest Park Profile (no enumeration/PDF pg. 156)

e 2023 King County Countywide Planning Policies: https://cdn.kingcounty.gov/-/media/king-
county/depts/executive/performance-strategy-budget/regional-planning/cpps/2021_cpps-
adopted 19384-
amended 19553.pdf?rev=7ea6e59c9810495db4335e3b6b6d35e8&hash=F3190536F7D2CI1
A28BE15E62E82C42D9

o Introduction, Equity and Social Justice (enumerated and PDF pg. 7)
o Development Patterns, Urban Growth Area (enumerated and PDF pg.18)

e Racially Disparate Impacts Guidance, Department of Commerce:
https://deptofcommerce.app.box.com/s/11217198jattb87qobtw63pkplzhxege

e 2024 Comprehensive Plan Update Website: https://www.cityoflfp.gov/373/2024-
Comprehensive-Plan-Update

I NOTE: King County does not recommend any “reasonable measures” for Lake Forest Park to implement.
2|Page



https://cdn.kingcounty.gov/-/media/king-county/depts/executive/performance-strategy-budget/regional-planning/cpps/2021_cpps-adopted_19384-amended_19553.pdf?rev=7ea6e59c9810495db4335e3b6b6d35e8&hash=F3190536F7D2C1A28BE15E62E82C42D9
https://cdn.kingcounty.gov/-/media/king-county/depts/executive/performance-strategy-budget/regional-planning/cpps/2021_cpps-adopted_19384-amended_19553.pdf?rev=7ea6e59c9810495db4335e3b6b6d35e8&hash=F3190536F7D2C1A28BE15E62E82C42D9
https://cdn.kingcounty.gov/-/media/king-county/depts/executive/performance-strategy-budget/regional-planning/cpps/2021_cpps-adopted_19384-amended_19553.pdf?rev=7ea6e59c9810495db4335e3b6b6d35e8&hash=F3190536F7D2C1A28BE15E62E82C42D9
https://cdn.kingcounty.gov/-/media/king-county/depts/executive/performance-strategy-budget/regional-planning/cpps/2021_cpps-adopted_19384-amended_19553.pdf?rev=7ea6e59c9810495db4335e3b6b6d35e8&hash=F3190536F7D2C1A28BE15E62E82C42D9
https://cdn.kingcounty.gov/-/media/king-county/depts/executive/performance-strategy-budget/regional-planning/cpps/2021_cpps-adopted_19384-amended_19553.pdf?rev=7ea6e59c9810495db4335e3b6b6d35e8&hash=F3190536F7D2C1A28BE15E62E82C42D9
https://deptofcommerce.app.box.com/s/1l217l98jattb87qobtw63pkplzhxege
https://www.cityoflfp.gov/373/2024-Comprehensive-Plan-Update
https://www.cityoflfp.gov/373/2024-Comprehensive-Plan-Update

Community Profile

City of Lake Forest Park
December 2023
Prepared By: of LAKE FoREsr

< %
<=e~ SCJ ALLIANCE S '91-
SCJ Alliance

8730 Tallon Lane NE, Suite 200
Lacey, WA 98516
360.352.1465

Section 8, ItemA.




Community Profile | City of Lake Forest Park

Table of Contents

Section 8, ItemA.

T INEOAUCTION ....coiieiiiieieeeeceereceee et et s et e s e ane s e e ne e s s e s mr e s s et e s e snneesesnnsanns 1
T.T Setting @Nd HISTOTY.....coueiiiiieieieeeee ettt ettt e eee e senes 1
2 Community CharaCteriStiCs........ccceuumueeiriiiiieiieceeiieeeeccereee et e e et e e s e seeneeeeeeeesssennns 2
2.1 POPUIAEION . ..uiieeieieietetette ettt ettt ea bbb e st e b e b tesebeseebenseseesensesesesene 2
Historic POPUIAtioN TrENAS.........cviiieiiieiieeeeteee ettt esenas 2
Race and Ethnicity
AGE AN GENAET ..ottt ettt ettt s et s e s s ese s eseeses s et ansesesseseseseeseseeseneas
EQUCALION ...ttt ettt ettt a bbb e s ese e b ese e b e st b e e et ensene s esenenas 5
2.2 ECONOMIC INAICATOIS . ..ottt ettt et ss et eb e eteseseesens 5
INCOME AN WAGES ...ttt ettt ettt b et s s eb s e s e e ese s et e s ese st esensenis 6
Poverty and UnemPlOYMENT ..........cccieuiieiiieiiieiisieeeeeee ettt ssens 6
WOTKFOICE PIOFIIE ...ttt ettt ettt b e be e b s ebennens 7
P2 T o oYU E= 1 o T PRSP 10
HOUSENOIA SIZE ...ttt 10
Housing Occupancy.. .10
Housing Types........... ...10
Age of Housing StockK..........cccceeveveuenenne. .12
Recent Residential Construction ACHIVITY .........ccooveiriiiiieieiiieeeeeeeeee e 12
HOUSING COSTS ...ttt e e ehe ettt ae et e st e st e st e st et e st e benbenbesbenseeseebeesannas 13
Cost-Burdened HOUSENOIAS ..ot 16
2.4 L@NA USE ...ttt ettt et a et a et en et ne e 16
EXISTING ZONING.....itiiiiiieieeeee ettt ettt et e at sttt et et et e besaeebeebeeaenas
Existing Land Uses
3 Forecast CONAItioNS............cueeeeiiiiieeiierriieeeeeeerrneeeeeeeeeeeeeesssnneeeesssssnnneseeesssssssssnnnssessssssnnns 20
3.1 Population ProjECTION .......cc.ciiiieie ettt e 20
3.2 Projection of HOUSING NEEA ...........cooieiiiiiieiiiee ettt et 20
4 Findings and CONCIUSIONS .......ccciiiiiiiiiiiiiiiiiieiiceecerreerrreeeeeeeeeeeeeeeeeeeeeessessssassassseessesseeesnenes 21
SCJ Alliance December 2023 | Pagei

10




Community Profile | City of Lake Forest Park

Section 8, ItemA.

Table of Figures

Figure 1: Historic Population, 2000-2020 ..
Figure 2: Percent of County Population.......
Figure 3: Race and ETNNICITY ..........ccooiiiiiiiiic ettt
Figure 4: AQe DIStHDULION ......c.ooouiieiiieiieecteetee ettt ettt b et b et et eb st e s se s sessenis
Figure 4: Age DiStribULION .........c.cooviuiiieiiiicieeccceeeeeee e

Figure 5: City of Lake Forest Park Population PYramid...............coeceeinirrieeinirieieeeceiee e
Figure 6: Shoreline School District.............ccccecveveinnne.
Figure 7: Educational Attainment...
Figure 8: Median Household Income....

Figure 10: EMpIoyment BY INAUSTIY ..ot
Figure 11: Commuting Patterns in Lake FOrest Park..........ccoeirieiieireieeeeeeseeeeeseeeie e
FIgure T2: HOUSENOIA SIZE.........oouiiieieiieee ettt ettt
Figure 13: HOUSING OCCUPANCY ......oruiiiiiitiieieiteeteeteet ettt ettt et b et saesbe et
Figure 14: Percentage of Owner- vs. Renter-Occupied Units.... .
Figure 15: Lake Forest Park Existing Housing Units by TYPe........ccooeiieirinireeeeeeerie e
Figure 16: Housing Units in City of Lake Forest Park, 2010-2020.................. Error! Bookmark not defined.
Figure 17: Existing Housing Stock in Lake Forest Park by Year of Construction .........ccccccocevvevvreniennnene 12
Figure 18: Housing Production by Type in Lake Forest Park, 2070-2020 .........cccoreireereereireeeeeeenens 12
Figure 19: Change in Rent, Home Prices, and Income in Lake Forest Park, 2010-2020... .14
Figure 20: Zillow Home Value Index in Lake Forest Park, 2010-2022............ccceuvn... .15
Figure 21: Inflation-Adjusted Median Gross Rent in Lake Forest Park, 2010-2021.... ...15
Figure 22: Zoning Districts in Lake FOTreSt Park..........ccccirveirieiirieirieisieteieieeee et 17
Figure 23: Existing Zoning Map (2079) .....cvoveveuiiiieieieiectei ettt ettt b ettt es b ne 18
Figure 24: Existing Land Uses in Lake FOrest Park (2015) ........ccoveueueieireerereeeeeeeieeeieeeeeeese e 19
Figure 25: Lake Forest Park Historic and Projected Population Growth, 2000-2044...............cccocveevnene. 20
SCJ Alliance December 2023 | Pageii

11



file:///N:/Projects/0740%20City%20of%20Lake%20Forest%20Park/23-000394%20Lake%20Forest%20Park%202024%20Comprehensive%20Plan%20Update/Phase%2003%20-%20Project%20Understanding/Community%20Profile/LFP_Community%20Profile_combined%20draft.docx%23_Toc150264945
file:///N:/Projects/0740%20City%20of%20Lake%20Forest%20Park/23-000394%20Lake%20Forest%20Park%202024%20Comprehensive%20Plan%20Update/Phase%2003%20-%20Project%20Understanding/Community%20Profile/LFP_Community%20Profile_combined%20draft.docx%23_Toc150264949
file:///N:/Projects/0740%20City%20of%20Lake%20Forest%20Park/23-000394%20Lake%20Forest%20Park%202024%20Comprehensive%20Plan%20Update/Phase%2003%20-%20Project%20Understanding/Community%20Profile/LFP_Community%20Profile_combined%20draft.docx%23_Toc150264953
file:///N:/Projects/0740%20City%20of%20Lake%20Forest%20Park/23-000394%20Lake%20Forest%20Park%202024%20Comprehensive%20Plan%20Update/Phase%2003%20-%20Project%20Understanding/Community%20Profile/LFP_Community%20Profile_combined%20draft.docx%23_Toc150264954

Section 8, ItemA.

Community Profile | City of Lake Forest Park

1 Introduction

This community profile is prepared in support of the City of Lake Forest Park’s 2024 update of its
Comprehensive Plan. This report articulates past and current characteristics of the community, as well
as forecast conditions. It provides an update to the demographics and community data presented in
the city’s previous Comprehensive Plan document (2015), and includes key characteristics like
population, economic indicators, and housing trends. Data and findings from this report will ultimately
be incorporated into the updated Comprehensive Plan document.

Reviewing this data helps establish an understanding of where the city has been, where it is now, and
where it hopes to go in the future, and sets the foundation for Lake Forest Park’s long-range planning
efforts. Wherever possible, the data for Lake Forest Park is compared with data from King County or
Washington state, illuminating how the city compares with the larger surrounding regions.

1.1 Setting and History

Lake Forest Park is located in northern King County, adjoining the northwestern shoreline of Lake
Washington. Lake Forest Park is almost three and a half square miles in area, bordered by the City of
Seattle to the south, the City of Shoreline to the west, the City of Mountlake Terrace and the City of Brier
to the north, and the City of Kenmore to the northeast. Defining natural features include the Lake
Washington shoreline, the slopes and watercourses that drain to Lake Washington, and the city’s
extensive forest canopy.

Lake Forest Park is located on land that once served as a winter village site for the Tuobeda'bs, one of
several distinct indigenous groups residing along the shores of Lake Washington. As per oral traditions,
this settlement remained inhabited, albeit intermittently, until approximately 1903. By then, the
traditional fishing resources from the streams and lake had significantly dwindled, primarily due to the
impact of railroad construction and subsequent logging activities. This depletion rendered the fisheries
incapable of sustaining the local population. Additionally, the influx of new landowners to the area
made it increasingly challenging for Native Americans to continue occupying their ancestral territories.

During the 1860s, many of the initial landowners consisted of logging and sawmill operators, their
workers, or individuals engaged in property speculation. Many of them either sold properties or logging
rights to timber cutters and sawmill companies. The demand for timber remained robust throughout
the 1880s and 1890s, and during this period, all aspects of logging in the area that would later become
Lake Forest Park were carried out manually, by hand labor. Logs were transported downhill to the lake
using flumes and skid roads, with the remnants of these structures remaining visible in Lake Forest
Park well into the 1960s.

The city had its beginnings as one of the first planned communities in King County and was originally
platted in 1910 around natural features and existing terrain. The community was marketed as a
residential retreat into nature for professionals of nearby Seattle. In 1961, the area was incorporated as
the City of Lake Forest Park when residents united in response to increasing development pressure.
Today, preservation of the natural surroundings continues to be an important value in Lake Forest Park.
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2 Community Characteristics

The following sections summarize the existing conditions within the City of Lake Forest Park, including
demographics and population trends, economic indicators, and housing trends. Data sources used
include U.S. Census Decennial Data, U.S. Census American Community Survey (ACS) 2021 5-Year
Estimates, Washington State Office of Financial Management (OFM), and Puget Sound Regional
Council housing data and population estimates.

2.1 Population

OFM issues annual population estimates for all cities and counties in Washington, which are
considered to be the state’s official population counts for long-range planning purposes. These annual
estimates are based on the most recent decennial Census counts. The official OFM 2023 population
estimate for Lake Forest Park is 13,660." The 2023 population estimate for King County is 2,347,800;
City of Lake Forest Park accounts for 0.58% of the county’s population.

Historic Population Trends

Figure 1 illustrates the City of Lake Forest Park’s historic population changes from 1970 through 2020,
while Figure 2 illustrates the city’s population as a percentage of King County’s population over the
same time period. Lake Forest Park’s population had fluctuated growth between 1970 through 2020.
Lake Forest Park population declined by 2% between 1970 and 1980, but in 1990s a series of
annexations nearly tripled the population.

Figure 1: Historic Population, 2000-2020

Lake Forest Park Historic Population
16000
13,630
14000 12,871 12,598
12000
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0
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Year

Source: U.S. Census Bureau, Decennial Census Data

1 https://ofm.wa.gov/sites/default/files/public/dataresearch/pop/april1/ofm_april 1_population_final.pdf
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Figure 2: Percent of County Population

Year Lake Fores.t Park King Cot}nty % of Cou_nty
Population Population Population
1970 2,539 1,159,375 0.21%
1980 2,485 1,269,898 0.19%
1990 3,372 1,507,305 0.22%
2000 12,871 1,737,046 0.74%
2010 12,598 1,931,249 0.65%
2020 13,630 2,269,675 0.65%

Source: U.S. Census Bureau, Decennial Census Data 1970-2020

Race and Ethnicity

According to the social definition of racial categories used by the U.S. Census Bureau’s ACS 5-Year
Estimates, 79.5% of the Lake Forest Park residents self-identified as white, compared to 54.8% in King
County overall, and 65.9% in the state of Washington. About 9.9% of Lake Forest Park’s residents self-
identified as Hispanic or Latino, slightly lower percentage than that of both King County (10.2%) and
Washington state (12.9%). Other, more specific racial and ethnic categories were provided to survey
participants; Table 3 presents a generalized summary as percentages of Lake Forest Park’s overall
population, compared to those of King County and the state of Washington.

Figure 3: Race and Ethnicity

Percentage of Population

Race/Ethnicity Lake Forest King County Washington
Park
White alone * 79.5% 54.8% 65.9%
Black or African American alone * 3.7% 6.6% 4.0%
American Indian and Alaska Native alone * 0.5% 0.7% 1.3%
Asian alone * 7.5% 20.8% 9.8%
Native Hawaiian and other Pacific Islander alone * 0.6% 0.8% 0.7%
Some other race alone * 2.5% 5.3% 5.8%
Two or more races 5.8% 10.9% 12.6%
Hispanic or Latino (of any race) ** 9.9% 10.2% 12.9%

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates. (*) Includes persons reporting only one
race; (**) Those of Hispanic or Latino origin may be of any race, so are also included in applicable race categories

Age and Gender

The median age (half above and half below) in Lake Forest Park is 43.4 years, which is older than King
County (37.1 years), and the state of Washington (37.9 years). About 12% of Lake Forest Park’s
population is under the age of 10, and 18.01% are over the age of 65. Figure 4 provides Lake Forest
Park’s age distribution as compared to King County and Washington state.

Section 8, ItemA.

SCJ Alliance December 2023 | Page 3

14




Community Profile | City of Lake Forest Park

FFigure 4: Age Distribution

Percentage of Population

Age Group Lak: Forest King County Washington
ark
Under 5 years 3.8% 5.5% 5.9%
5to 14 years 11.7% 11.4% 12.5%
15 to 24 years 10.1% 11.2% 12.3%
25 to 34 years 14.6% 18.1% 15.1%
35 to 44 years 11.0% 15.4% 13.7%
45 to 54 years 16.0% 13.2% 12.3%
55 to 64 years 14.6% 11.8% 12.6%
65 years and over 18.0% 13.1% 15.4%
Median age (years) 43.4 37.1 37.9

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates

Figure 5 is a population pyramid for the City of Lake Forest Park, which provides the breakdown of the
city’s population by age group for binary gender self-identifications (male and female). While the city's
population skews slightly male overall, this differential is fairly even by age group. The population
pyramid indicates that for the age cohorts between 55-59 years, and between 60-64 years, the male
population is slightly higher than the female population; however, for the age cohorts between 50-54,
the female population is generally higher. The male and female populations were relatively similar for
age cohorts between 45-49 and 65-69.

Figure 5: City of Lake Forest Park Population Pyramid

Lake Forest Population Pyramid

80 to 84 years
70 to 74 years
60 to 64 years
50 to 54 years
40 to 44 years
30 to 34 years
20 to 24 years
10 to 14 years
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10.0% 5.0%

m Percent Male

0.0%

5.0% 10.0%

m Percent Female

15.0%

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates
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Education Figure 6: Shoreline School District

The Shoreline School District. Ecmends
Shoreline School District operates one

high school, a middle school, and £
three elementary schools that serve

Lake Forest Park students: For the

2022-2023 school year, the district’s el kenmare Bt
enrollment was 9,538 students, with . Shofalne Jeluir Diswic

50.5% of students identified as
racial/ethnic minorities. There were
577 classroom teachers employed,
for a student-to-teacher ratio of
15.6:1.2 Shoreline School District’s
geographical coverage is shown in
Figure 6.

ERE, Garmin, SafeGraph, ki

Educational attainment for Lake
Forest Park’s population is presented
in Figure 7 and indicates the highest
level of education an individual has attained. To read Figure 7, those persons who have graduated from
high school include not only those listed in the high school graduate category, but also those listed with
a higher level of educational attainment such as those with associate or college degrees. For example,
92% of Lake Forest Park has attained high school graduate or equivalent (4.60% for 9" to 12" grade, no
diploma and 3.50% for Less than 9t grade). Approximately 73.6% of Lake Forest Park residents have
attained a college, graduate, or professional degree, compared with 61.9% of King County residents and
47.5% of Washington residents.

Source: Washington Office of Superintendent of Public Instruction (OSPI)

Figure 7: Educational Attainment

. . Percentage of Population 25 Years and Over
Educational Attainment

Lake Forest Park King County Washington
Less than 9 grade 7% 3.3% 3.5%
9th to 12t grade, no diploma 1.0% 3.1% 4.6%
High school graduate (includes equivalency) 9.6% 14.8% 21.8%
Some college, no degree 15.0% 16.9% 22.7%
Associate degree 9.4% 7.9% 10.2%
Bachelor’s degree 35.3% 31.9% 23.1%
Graduate or professional degree 28.9% 22.1% 14.2%

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates

2 Washington Office of Superintendent of Public Instruction (OSPI) School District Report Card,
https://washingtonstatereportcard.ospi.k12.wa.us/ReportCard/ViewSchoolOrDistrict/100174
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2.2 Economic Indicators

Income and Wages

Using the 2021 5-Year Community Survey Estimates, Figure 8 shows households in Lake Forest Park
have a median household income of $139,881, which is higher than both King County and the state of
Washington as a whole. Washington’s median income levels increased by approximately 43.9%
between 2010 and 2020, while Lake Forest Park’s median income levels increased by 46.9% during the
same period.

Figure 8: Median Household Income

$160,000
$139,881
$140,000
$120,000 $106,326
$100,000 595,221
$82,400

$80,000 $68,065

$60,000 §57.244

$40,000

$20,000

$0
Lake Forest Park King County Washington

m2010 m2021

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates

Poverty and Unemployment

The federal poverty guidelines are an economic measure to determine the income level for households
to qualify for certain federal benefits and programs, such as Medicaid, food stamps, family and
planning services, Children’s Health Insurance Program (CHIP), and National School Lunch Program.
The poverty threshold defines what poverty is and provides statistics on the number of Americans who
live in poverty. Per the ACS 2021 5-Year Estimates, approximately 9% of Lake Forest Park residents
lived below 200% of the federal poverty level in 2019 (which is considered to be significant poverty),
compared with 18% in King County, and 22% statewide. In other words, 9% of Lake Forest Park
residents earned less than 200% of the federal poverty guideline, and 22% of residents earned less than
400%. As an example of what this means: a household of four in 2019 would earn less than $51,500 to
be considered living below the 200% federal poverty guideline and would earn less than $103,000 to be
considered living below the 400% federal poverty guideline.?

3 Federal poverty guidelines are updated annually and are published in the Federal Register.
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Figure 9: Share of Population Below 400% Federal Poverty Guidelines
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Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates, Table S1701

According to the ACS 2021 5-Year Estimates, the unemployment rate in Lake Forest Park is 2.7%, while
King County’s is 4.6%. These are both lower than that of Washington state (5.1%).

Workforce Profile

Based on the U.S. Census Bureau'’s tool, OnTheMap, Lake Forest Park had approximately 1,439 total
jobs (2020). Additionally, approximately 98% of Lake Forest Park residents were employed outside the
city. Among jobs within the city, 7% were held by Lake Forest Park residents, with the remainder held by
residents from cities and jurisdictions elsewhere in the Puget Sound region.

The largest industries in terms of the number of jobs held by workers in Lake Forest Park businesses
are:

Retail Trade — 299 jobs (20.8%)

Healthcare and Social Assistance — 222 jobs (15.4%)
Accommodation and Food Services — 169 jobs (11.7%)
Professional, Scientific, and Technical Services — 109 jobs (7.6%)
Education — 22 jobs (1.5%)

* & & o o

Lake Forest Park residents work primarily in the following industries, which are both inside and outside
of the city limits:

Healthcare and Social Assistance — 861 jobs (13.3%)

Education — 816 jobs (12.6%)

Retail Trade — 773 jobs (11.9%)

Professional, Scientific, and Technical Services — 727 jobs (11.2%)
Accommodation and Food Services — 351 jobs (5.4%)

* & & o o
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Figure 10 shows the distribution of jobs by industry for workers working inside of Lake Forest Park, as
well as for Lake Forest Park residents working inside and outside of the city. Retail trade is the biggest
industry for those working in Lake Forest Park, while health care and social assistance is the largest
industry employing Lake Forest Park residents.

Figure 9: Employment by Industry
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Source: U.S. Census Bureau OnTheMap, 2020

SCJ Alliance December 2023 | Page 8

19




Community Profile | City of Lake Forest Park

Section 8, ItemA.

As shown in Figure 11, only 106 of the 1,439 jobs located within the city of Lake Forest Park are held by
people who also live in Lake Forest Park; the other 1,333 jobs are filled by employees who commute
into the city. It is estimated that 6,378 of the city’s residents travel outside Lake Forest Park for work.

Figure 10: Commuting Patterns in Lake Forest Park

Al

Empl
Live in Selection Area, Employed Outside
W 106 - Employed and Live in Selection Area
(SRS S S S £ A i e S |
Source: U.S. Census OnTheMap, https://onthemap.ces.census.gov/
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2.3 Housing

Household Size

According to OFM’s intercensal population estimates, Lake Forest Park’s average household size was
2.55 persons in 2020, an increase from an average of 2.49 persons per household in 2010. King
County'’s average household size in 2020 was 2.42, a slight increase from its 2010 average. Figure 12
presents Lake Forest Park’s average household size as compared to that of King County and
Washington state for both 2010 and 2020. The total number of housing units in the City of Lake Forest
Park was estimated by OFM to be 5,268

. ) X Figure 11: Household Size
in 2010 and 5,565 in 2020, an increase of

H 0,
nearly 297 units (5.6%) over that decade. Year Lak::rcl)(rest King County  Washington
Housing Occupancy 2010 2.49 2.40 2.51
Figure 13 shows the percentage of 2020 2.55 2.42 2.54

occupied and vacant households, while
Figure 14 shows the percentage of
owner-occupied versus renter-occupied units in Lake Forest Park as compared to King County and
Washington. The percentage of occupied housing units increased from 95.4% in 2010 to 95.4% in 2020,
indicating Lake Forest Park’s housing construction likely lagged slightly behind population growth
during that time period. Of the city’s occupied units, 78.8% were owner-occupied in 2020 (a decrease
from 82.8% in 2010) while 21.2% were renter occupied.

Source: OFM Intercensal Estimates, 2010-2020

Figure 12: Housing Occupancy

2010 2020
Lake Forest Park  King County Washington | Lake Forest Park King County Washington

# of units . Percentage of total housing units | # of units  Percentage of total housing units

Occupied 5,024 95.4% 92.7% 90.8% 5317 95.5% 94.7% 92.9%
Vacant 244 4.6% 7.3% 9.2% 248 4.5% 5.3% 7.1%
Total Units 5,268 100.0% 100.0% 100.0% 5,895 100.0% 100.0% 100.0%

Source: OFM Intercensal Estimates, 2010-2020

Figure 13: Percentage of Owner- vs. Renter-Occupied Units

2010 2020
Lake Forest . . Lake Forest . .
Park King County  Washington Park King County Washington
Owner-Occupied 82.8% 59.9% 64.8% 78.8% 56.6% 63.3%
Renter-Occupied 17.2% 40.1% 35.2% 21.2% 43.4% 36.7%

Source: U.S. Census Bureau, American Community Survey 2010-2020 5-Year Estimates
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Housing Types

A breakdown of Lake Forest Park’s
housing units by type is shown in
Figure 15. Detached single-family
units are by far the most prevalent
housing type in Lake Forest Park,
accounting for 80.6% of the city’s
existing housing stock. Single-
family housing accounts for a
significantly higher share of the
housing units in Lake Forest Park
when compared with King County
or Washington state as a whole.
Multifamily homes comprise nearly
18.4% of Lake Forest Park’s
housing stock, attached single-
family homes account for 1%, and
two-family/duplex homes account
for less than 2.1%.

FFigure 16 shows the change in the

number of housing units between 2012

Figure 14: Lake Forest Park Existing Housing Units by Type
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21% 1 unit, \
attached \

1.0%

Source: U.S. Census Bureau, American Community Survey
20217 5-Year Estimates, Table DP04

and 2021. While the total number of units was largely stagnant between 2015 and 2020, Lake Forest
Park saw big increase in housing units since 2021, primarily in the large multifamily category

(complexes with 5 or more units).

Figure 15: Housing Units in City of Lake Forest Park, 2012-2020
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Source: U.S. Census Bureau, 2012-2027 American Community

Survey 5-Year Estimates, Table DP04
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Age of Housing Stock

As shown in Figure 17.3% of Lake Forest Park’s existing housing stock has been constructed in the
years since 2010. By comparison, 11.5% of the housing stock in King County and 9.80% of that in
Washington state as a whole was constructed in 2010 or later. As population growth in the central
Puget Sound region has increased rapidly over the past two decades, much of the growth that had
previously been centered in Seattle has moved farther out to the edges of King County and even to
points beyond.

Figure 16: Existing Housing Stock in Lake Forest Park by Year of Construction
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Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates, Table DP04

Recent Residential Construction Activity

Figure 18 shows the number of housing units constructed in Lake Forest Park by year between 1990
and 2022 broken down by type. In all, 620 housing units of all types were permitted during that time
period. Between 2015 and 2017 multifamily units have increased as a percentage of overall housing
units constructed; multifamily units comprised of 18% of all housing units in 2021 compared to 12.47%
in 2012.
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Figure 17: Housing Production by Type in Lake Forest Park, 2010-2020
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Housing Costs

As shown in Figure 13 in the “Housing Occupancy” section above, approximately 17.20% of Lake Forest
Park’s occupied housing units are rentals and 82.80% are occupied by the owner. King County has a
slightly higher percentage of rental units, making up 40.10% of all occupied County housing units.

Housing costs are Slightly higher in Lake Forest Park and King County, as compared to Washington
State as a whole. The 2021 median rent in Lake Forest Park was $1,839/month, compared to $ 1,811
/month for King County and $ 1,484 for Washington State. The 2021 median monthly owner cost for
housing units with a mortgage in Lake Forest Park was $ 3,089 (compared to $ 2,779 for King County
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and $2,110for Washington state); for units without a mortgage the monthly median was $1,023
(compared to $969 for King County and $667 for Washington state).

Like the rest of the state and much of the country, the cost of housing in Lake Forest Park has
increased in recent years, and incomes have not kept pace with housing costs, as shown in Figure 19.
When compared with a 2010 baseline, incomes in Lake Forest Park (in 2021) have risen 47%. However,
rental costs have increased 78% in that same time, and the cost to purchase a house has more than
doubled, increasing by a staggering 113%. Additionally, recent post-pandemic trends indicate rapidly
increasing rents throughout Washington, and these are not yet reflected in this census data. Overall,
this data paints a picture of increased housing affordability challenges for renters and those who wish
to purchase housing in Lake Forest Park.

Figure 18: Change in Rent, Home Prices, and Income in Lake Forest Park, 2010-2020
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Source: U.S. Census Bureau, American Community Survey 2010-2021 5-Year Estimates, Tables B25064 and B19013; Zillow

Zillow, a national provider of real estate data, estimates the average cost of a home in Lake Forest Park
as shown in Figure 20. Prices dipped slightly at the beginning of the last decade, then rose gradually
between 2013 and 2019 at a steady rate. Housing was averaging around $870,000* in late 2019 before
the onset of the Covid-19 pandemic — quite a bit higher than the state average, but still relatively
affordable for households earning Lake Forest Park’s median household income (§994,0009) in that
year. Since 2020, prices have risen more quickly, and were averaging just over $1,262,000 at the end of
2022°. If housing prices continue to increase at a rate faster than incomes, owning a house will become
unaffordable to many Lake Forest Park households in the coming years.

4 Source: Zillow Home Value Index
5 Source: U.S. Census Bureau American Community Survey 2021 5-Year Estimates
6 Source: Zillow Home Value Index
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Figure 19: Zillow Home Value Index in Lake Forest Park, 2010-2022
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Rents are significantly more difficult to track than housing prices, particularly for smaller geographies.
Census data on rents is both delayed and self-reported, and large real estate websites do not track
rents at a granular level for smaller communities. However, the Census data shown in Figure 21 can
provide a window into larger trends. Lake Forest Park’s median rents have increased from $1,033 in
2010 to $1,839 in 2022, an increase of 78%.

Figure 20: Inflation-Adjusted Median Gross Rent in Lake Forest Park, 2010-2021

$2,000.00
$1,800.00
$1,600.00
$1,400.00
$1,200.00
$1,000.00
$800.00
$600.00
$400.00
$200.00
$0.00

Median Gross Rent

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Year

Source: U.S. Census Bureau, American Community Survey 2010-20217 5-Year Estimates
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Cost-Burdened Households

The U.S. Department of Housing and Urban Development (HUD) uses a measurement of “cost burden”
to determine which subset of a community’s residents are most in need of housing support or most at
risk of displacement or housing hardship. A household is “cost-burdened” if they are spending more
than 30% of their monthly income on housing costs (including rent and utilities).”.

In Lake Forest Park, 48% of rental households spend more than 30% of their household income on rent,
while 22% of owner-occupied households spend more than 30% of their household income on housing
costs. In all, this means about 36% of households in Lake Forest Park are considered cost-burdened by
HUD standards.

2.4 Land Use

Examining the existing zoning and land uses in Lake Forest Park is helpful in understanding how the
city can accommodate its anticipated population growth over the next 20 years.

Existing Zoning

Lake Forest Park’s zoning code contains nine residential and four commercial districts, along with three
zones for the Southern Gateway, which promotes high-density single-family residential dwellings with
mixed-used developments. General descriptions of what is allowed in each zoning district can be found
in Figure 22, and a map of Lake Forest Park’s existing zoning districts is shown in Figure 23. In general,
the highest density development can be found in the northwest corner of town; more than two-thirds of
the city is zoned for large lots of single-family residential dwellings.

7 U.S. Department of Housing and Urban Development (HUD), https://archives.hud.gov/local/nv/goodstories/2006-04-06glos.cfm
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Figure 21: Zoning Districts in Lake Forest Park

Zoning District

Description

RS-20 - Single-Family
Residential, Low

The RS-20 zone provides for single-family dwellings of a permanent character, placed in
permanent locations. The zone requires a minimum lot size of 20,000 square feet.

RS-15 - Single-Family
Residential, Moderate

The RS-15 zone provides for single-family dwellings of a permanent character, placed in
permanent locations. The zone requires a minimum lot size of 15,000 square feet.

RS-10 - Single-Family
Residential, Moderate/High

The RS-10 zone provides for single-family dwellings of a permanent character, placed in
permanent locations. The zone requires a minimum lot size of 10,000 square feet.

RS-9.6 — Single-Family
Residential, Moderate/High

The RS-9.6 zone provides for single-family dwellings of a permanent character, placed in
permanent locations. The zone requires a minimum lot size of 9,600 square feet.

RS-7.2 - Single-Family
Residential, Moderate/High

The RS-7.2 zone provides for single-family dwellings of a permanent character, placed in
permanent locations. The zone requires a minimum lot size of 7,200 square feet.

RM-3600 — Residential
Multifamily

The RM-3600 zone provides a limited increase in population density by permitting low-
density multifamily dwellings and duplexes while maintaining a desirable family living
environment by establishing a minimum lot area, yards, and open spaces.

RM-2400 - Residential
Multifamily

The RM-2400 zone establishes areas permitting a greater population density than is
allowed in more restrictive classifications while maintaining a residential environment
consistent with the denser population.

RM-1800 - Residential
Multifamily

The RM-1800 zone establishes areas permitting a greater population density than is
allowed in more restrictive classifications while permitting accommodations for those
who desire to live in residential atmospheres without the individually maintaining a
dwelling unit.

RM-900 - Residential
Multifamily

The RM-900 zone establishes the maximum population density, and allows permits
nonresidential uses, such as medical, dental, social services and shelter, for all human
beings.

BN - Neighborhood
Business

The BN zone provides locations for business facilities that serve the everyday needs of
the immediate neighborhood, and do not attract excessive traffic from beyond that
neighborhood. Permitted uses include small merchandise and convenience stores,
general services, small gas stations, and small business offices.

CC - Commercial Corridor

The CC zone provides locations for commercial uses along the Bothell Way corridor.
Clustered retail and pedestrian-friendly designs are encouraged. Permitted uses include
retail, business, government uses, hotels and motels, public utilities, and adult use
establishments.

TC - Town Center

The TC zone encourages neighborhood and community-scale uses that create
interesting and vital places for residents of the city and the nearby community.
Permitted uses include retail, business, government uses, daycare facilities, and public
facilities. High-density residential uses as part of mixed-use developments, such as
multifamily dwellings, senior apartments, and senior care facilities are allowed.

SG-SFR - Southern
Gateway - Single-Family
Residential

The SG-SFR zone provides locations for single-family detached and townhouse
residential uses in a high-density, mixed-use neighborhood that is attractive and
functional, promotes social and economic vitality, fosters safety and comfort, and
supports walkability.

SG-T - Southern Gateway -
Transition

The SG-T zone provides for increased diversity for desirable businesses, commercial,
civic, recreation, employment, and housing opportunities that are compatible with the
residential character and scale of the local neighborhood.
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The SG-C zone encourages neighborhood and community-scale residential and

SG-C — Southern Gateway - commercial development, supports an active, walkable, mixed-use center, creates an

Corridor

attractive gateway and streetscape character, protects the livability and attractiveness of
adjacent residential neighborhoods, and implements the city’s sustainability objectives.

Source: Lake Forest Park Municipal Code Title 18
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Figure 22: Existing Zoning Map (2019)

Source: City of Lake Forest Park
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Existing Land Uses
Lake Forest Park’s incorporated boundaries cover about 4.15 square miles. A breakdown of the land

uses for the 1,951 acres is shown in Figure 24. Approximately 6% of the city’s land is undeveloped. Over
three-quarters of the land in Lake Forest Park (78%) is used for single-family residential, and 3% is used
for multifamily residential.

Figure 23: Existing Land Uses in Lake Forest Park (2015)

Land Use Acres % of Total Acreage
Single-Family Residential 1,518 78%
Multifamily Residential 56 3%
Business/Commercial 32 2%

Public Facility/Institution 137 7%
Recreation/Open Space 92 5%
Vacant 116 6%

Total 1,951 101%

Source: City of Lake Forest Park 2015 Comprehensive Plan
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3 Forecast Conditions

3.1 Population Projection

Based on the city’s historic population growth and anticipated development potential, the Puget Sound
Regional Council estimated the population will increase to between 15,066 residents by 2044. This
represents an increase in population of 10.5% over the next 20 years. The projected trend line is shown
in Figure 26 alongside the historical population data for context.

Figure 24: Lake Forest Park Historic and Projected Population Growth, 2000-2044
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Source: Population Estimates, Puget Sound Regional Council

3.2 Projection of Housing Need

Lake Forest Park’s GMA Growth Housing Target, identified in the 2021 King County Countywide
Planning Policies,® is to add 870 units of all types by 2044. This target was developed based on a 2019
housing baseline of 5,494 units, resulting in a total of 6,364 housing units anticipated by 2044.

The OFM estimates there are currently 5,589 housing units in the City of Lake Forest Park (2023); the
city needs to accommodate an additional 775 housing units of all types by 2044 to meet its GMA

8 https://kingcounty.gov/~/media/depts/executive/performance-strategy-budget/regional-planning/CPPs/2021_CPPs-
Adopted_and_Ratified.ashx?la=en
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Growth Housing Target. Lake Forest Park currently has an estimated housing capacity to accommodate
a total of 1,870 housing units of all types (King County Buildable Land Report, 2021), well beyond its
currently allocated 2044 GMA Growth Housing Target.

4 Findings and Conclusions

*

Population growth has fluctuated based on the first official Census data available after Lake
Forest Park’s incorporation, and the city has kept pace with the growth of King County.

Lake Forest Park’s population is expected to grow by approximately 1,436 people over the next
20 years, for a total of 15,066 people by 2044.

Lake Forest Park has a higher median age than King County and Washington state, which could
be a result of the high household income levels and other positive social determinants of health.
Based on its GMA Growth Housing Target, Lake Forest Park will need to accommodate an
additional 870 housing units of all types over the next 20 years.

Lake Forest Park's jobs are predominantly filled by commuters - of the city’s 1,439 jobs, only 106
are filled by employees who are also residents of Lake Forest Park. Approximately 6,378 Lake
Forest Park residents commute out of the city for work.

Retail trade, healthcare and social assistance, and accommodation and food services make up
about half (47.9%) of the jobs held by workers in Lake Forest Park.

Lake Forest Park’s median household income of $139,881 is significantly more than that of
Washington state as a whole. Both Lake Forest Park and the state as a whole saw an increase to
income levels of about 44% between 2010 and 2020.

An estimated 9% of Lake Forest Park residents lived below 200% of the federal poverty level in
2019, compared with 18% in King County, and 22% statewide.

Based on the 2021 ACS estimates, the unemployment rate in Lake Forest Park (2.7%) is lower
than both King County (4.6%) and the state overall (5.1%).

Lake Forest Park has a significantly higher number of single-family than multifamily housing
units. Multifamily units have been growing as a percentage of overall housing units in recent
years, reflecting increased density within the city.

Home values and rents are rising rapidly in Lake Forest Park’s real estate and housing market.
Since 2015, home values in Lake Forest Park have doubled, and average residential rents in Lake
Forest Park have increased by 56%.

According to Zillow estimates, the average home price in late 2019 was around $871,000, and in
late 2021 it was just over $1,180,000 — a 56% increase in just over two years. Over the same
time period, rents increased by 21%, from $1,617 to $1,839 per month.

About 36% of Lake Forest Park’s households are cost-burdened, meaning there is a significant
need for more affordable housing.

+ If housing prices continue to increase at a rate faster than incomes, owning a house will become
unaffordable to many Lake Forest Park households in the coming years.
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