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Briefing Overview

• Legislation Overview

• Community Engagement

• Amendment Process and Code 
Revisions

• Recommendation to City Council
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Goals

• To provide the Planning 

Commission with information on 

the City’s requirements to plan 

under HB 1110 and HB 1337.

• To discuss the project’s findings and 

proposed amendments to inform a 

Planning Commission decision on a 

recommendation to City Council.



Legislation Overview



House Bill 1110 (Middle Housing)

• Passed by legislature in 2023

• Requires the City of Fircrest to adopt 
housing policies and implementing 
regulations to allow more middle housing 
in residential zones.

• Must be completed by June 30, 2025, or 
model code will apply.

• Requirements modified by city population.

• HB 2321 (2024) modified some Tier 3 
jurisdiction requirements.



House Bill 1337 (ADUs)

• Passed by legislature in 2023.

• Requires jurisdictions to:
• Allow two ADUs per residential lot.
• May not require owner occupancy or prohibit 

sale as independent units.
• May not charge more then 50% of impact fees 

for principal unit.
• Must set consistent parking requirements 

based on distance from transit and lot size.

• Must be completed by June 30, 2025, or 
model code will apply.



Relationship Between Housing Bills

• Early discussions across the region on how middle housing (HB 1110) 
and ADU (HB 1337) requirements interact with each other

• If the density requirements per HB 1110 have been met, a city would 
not be required to allow the ADUs. 

• For example, if a lot has two units on it, like a duplex, the city would 
not be required to allow an ADU, as the density requirement would 
be satisfied.



High Level Applicability

• Applies to R-4 and R-6 zones (61% of 
residentially designated areas within the 
City).

• Must allow four housing types: duplexes, 
stacked flats, cottage housing, and 
courtyard apartments.

• Standards cannot be more restrictive 
than for single-family housing.

• Design review must be administrative.

• Limits parking requirements.



Bill Requirements Overview

• 2023 City of Fircrest population 
estimate – 7,235. (WA OFM)

• Allowing these four middle 
housing types does not mean 
they will be able to be 
permitted everywhere.

• “Units per lot” standard 
changes how density is 
calculated.

Requirements Tier 3 – under 25,000 
population

Middle Housing 
Types

Must allow four housing types: 
duplexes, stacked flats, cottage 
housing, and courtyard 
apartments

Base Unit Density 2 units per lot

Increased Unit 
Density

No additional density increase



Four Middle Housing Types

Duplex Courtyard Apartments

Stacked FlatsCottages



Community Engagement



Engagement Events and Response

Events and engagement means included:

• Project Website

• Fircrest Fun Days

• Middle Housing Open House

• Community Input Survey
• Online

• Postcard (two distributions)

Response: Throughout the engagement process, the community voiced concern 
over the ability of infrastructure to support middle housing as well as the desire to 
retain the City’s residential character.



Amendment Process

1. Code Analysis

2. Municipal Code Title 22 Amendments

3. Comprehensive Plan Consistency 



1. Code Analysis



HB 1110 & 1337 Code Review

• Checked Fircrest’s Municipal Code (FMC) against the Revised Code of 
Washington (RCW) for inconsistencies

• Areas of inconsistency resulted in amendments to the code to provide 
conformance 

• Following amended changes, the updated code was checked against 
the requirements of HB 1110 and HB 1337 and submitted to the 
Department of Commerce for Review

• The proposed Development Regulation amendments represent the 
minimum revisions necessary to meet the City’s requirements



Analysis within the Staff Report

• The staff report contains:
• The Amended Development Regulation analysis as submitted to the 

Department of Commerce

• Page references for all amendments proposed in the FMC Title 22 (Land 
Development)

• Small amendments required to address HB 1337 (ADUs) – Fircrest is largely 
compliant with this bill

• No additional Titles within the FMC were proposed to be modified

• No processes or were modified as Fircrest’s Design Review process is 
currently administrative (FMC 22.66)



Proposed Revisions versus Model Ordinance

Below is a summary of the additional provisions included within the Tier 3 Model 
Ordinance which go beyond strict compliance with House Bill 1110. 

• Additional land use definitions for terms either not in the City’s current code or which may 
conflict with the City’s current definitions 

• Accessory dwelling units do not count as units for the purposes of calculating unit density. As 
currently proposed, ADUs do count towards unit density.

• A maximum building height limit for middle housing of less than 35 feet is invalid. Current height 
limits for single-family residential uses range from 27 to 30 feet in the R-4 and R-6 areas.



Proposed Revisions versus Model Ordinance

• Minimum required setbacks would be established for middle housing units as follows:

o Street or front: 15 feet (existing proposed to remain is 20 feet)

o Interior yard setback: 5 feet (existing proposed to remain is 5 feet, 8 feet for second story)

o Side street: 5 feet (existing proposed to remain is 15 feet)

o Rear yard: 20 feet (existing proposed to remain is 20 feet)

o Maximum lot coverage would remain the same at 40%, but would remove the exemption for 
a covered, unenclosed 200 square feet front porch

• Implement a range of design standards relating to cottage housing, common open space, yard or 
court requirements, pedestrian and vehicular access, carports, landscaping, and building design 
elements.

• Implement additional infrastructure standards relating to private driveway access which may 
differ from the City’s current standards.



Proposed Municipal Code Title 22 
Amendments 



Middle Housing Amendments (HB 1110)

• Add Fee Simple Unit Lot Subdivisions

• Add duplexes, stacked flats, courtyard apartments, and 
cottage housing as allowed uses in R-4, R-4C, and R-6 zones.

• Allow 2 units per lot

• Parking maximum of one or two spaces per du depending 
on lot size

• Adding definitions for middle housing types (cottage 
housing already exists)

• Middle housing exemptions for split lots and critical areas



ADU Amendments (HB 1337) 

• Increase ADU building footprint maximum from 600 to 1,000 sf 

• Increase height limit to 24’

• ADUs must have the same standards as principal units

• ADUs are allowed on single family and middle housing lots

• Up to two ADUs can be created per lot

• Remove requirement owner must occupy principal unit or ADU and 
cannot rent out the ADU. 



Comprehensive Plan Analysis 



Comprehensive Plan Consistency with Code 
Amendments
Consistency with of Land Use and Housing Goals in Fircrest’s 2024 
Comprehensive Plan

• Aligns with stated principle of creating housing choice for all

• Allowing middle housing types will help Fircrest to meet its 
housing goals 

• Introduces a mix of housing types and choices pursuant to Land 
Use policies LU 5, 1-2 and Housing Goal 2

• Fulfills Land Use and Housing policies seeking to encourage the 
development of ADUs



Recommendations
RECOMMENDED MOTION: I MOVE TO ADOPT RESOLUTION NO. LU 25-01, A RESOLUTION OF THE 
PLANNING COMMISSION OF THE CITY OF FIRCREST, WASHINGTON, RECOMMENDING THE 
ADOPTION OF AMENDMENTS, WITH THE REQUIRED STAFF REVISIONS, TO THE TEXT, TABLES, AND 
GRAPHICS CONTAINED IN TITLE 22 FMC WHICH IMPLEMENT THE REQUIREMENTS OF HOUSE BILL 
1110 AND HOUSE BILL 1337.

ALTERNATIVE MOTION 1: I MOVE TO ADOPT RESOLUTION NO. LU 25-01, A RESOLUTION OF THE 
PLANNING COMMISSION OF THE CITY OF FIRCREST, WASHINGTON, RECOMMENDING THE 
ADOPTION OF AMENDMENTS, WITH THE REQUIRED STAFF REVISIONS, TO THE TEXT, TABLES, AND 
GRAPHICS CONTAINED IN TITLE 22 FMC WHICH IMPLEMENT THE REQUIREMENTS OF HOUSE BILL 
1110 AND HOUSE BILL 1337, SUBJECT TO THE FOLLOWING CONDITIONS:

ALTERNATIVE MOTION 2: I MOVE TO CONTINUE DISCUSSION AND REVIEW OF THE ADOPTION OF 
AMENDMENTS, WITH THE REQUIRED STAFF REVISIONS TO THE TEXT, TABLES, AND GRAPHICS 
CONTAINED IN TITLE 22 FMC WHICH IMPLEMENT THE REQUIREMENTS OF HOUSE BILL 1110 AND 
HOUSE BILL 1337, TO A FUTURE PLANNING COMMISSION MEETING.
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