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~~~·City Council Agenda Bill 20337 

Bill Number 
Subject: Closed record hearing and consideration of an ordinance for Kulshan Community Land Trust 
(KCLT) to use the Demonstration Program for Innovative Permanently Affordable Homeownership (Program) 
code to build three affordable homes 

Summary Statement: KCLT has applied to use the Program, Bellingham Municipal Code (BMC) Chapter 20.27, to increase 
the allowed density of a property at 2939 Lafayette Street by 50%. The proposal includes a three lot short plat and construction 
of permanently affordable homes in the form of two attached single family units and a.detached single family unit. The Planning 
Director has approved a mulHfamily design review permlt for the proposed building design. The Hearing Examiner held a public 
hearing on 2/12114 and recommended approval of the ordinance with conditions . 

Previous Council Action: None 

Fiscal Impact: Proposal is part of regular staff work. Potential for increase in City revenue through development fees. 
The City has allocated $77 ,527 of federal HOME Investment Partnership funds for this project. 

Funding Source: General rund for staff time and federal HOME Investment Partnership funds 

Attachments: Attachment A - Ordinance 
Attachment B - Hearing Examiner Findings of Fact, Conclusion of Law and Recommendation 
Attachment C - Hearing Examiner Staff Report 
Attachment D - Hearing Examiner Meeting Minutes 

Meeting Activity 

Closed Record Hearing 

Recommended Motion: . 

Council Committee: 

Meeting Date 

3/10/2014 

Staff Recommendation Presented By 

Pass Ordinance Undsay Kershner, Planning 
I and Community Development 

Time 

5 minutes 

=~--

Agenda Bill Contact: 
Lindsay Kershner, Planning and Community Development, 360-
778-8369 - - . 
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Attachment A 

ORDINANCE NO. -----
AN ORDINANCE OF THE CITY OF BELLINGHAM APPROVING A 
DEMONSTRATION PROGRAM PROPOSAL FOR KU LS HAN COMMUNITY LAND 
TRUST (KCL T) THAT WILL PROVIDE THREE DWELLING UNITS WITH 
PERMANENTLY AFFORDABLE HOMEOWNERSHIP CONSISTENT WITH 
CHAPTER 20.27 OF THE BELLINGHAM MUNICIPAL CODE. 

WHEREAS, Bellingham Municipal Code (BMC) Chapter 20.27, the Demonstration 
Program, was adopted in November 2004, to offer opportunities for organizations to 
provide innovative permanently affordable homeownership in the City of Bellingham; and 

WHEREAS, this section of the BMC allows the use of alternative development standards 
to facilitate the construction of innovative owner-occupied affordable homes if an 
organization can demonstrate the ability to finance, manage, and monitor affordable 
home sales to assure permanent affordability; and 

WHEREAS, KCL T is a non-profit organization that is experienced in providing permanent 
owner-occupied affordable homeownership in the community since 1999; and 

WHEREAS, on August 29, 2013, KCL T held a neighborhood meeting at Shuksan Middle 
School regarding their Demonstration Program proposal; and 

WHEREAS, under the Demonstration Program, KCL T submitted applications for a three
lot short subdivision, Design Review, and Planned Development to build three 
permanently affordable owner-occupied dwelling units; and 

WHEREAS, included in the applications and in accordance with BMC 20.27.030 H., 
KCL T has requested to have the transportation impact, school impact, and stormwater 
fees waived by City Council; and 

WHEREAS, the city has allocated $77 ,527 of federal HOME Investment Partnership 
funds for this project, and 

WHEREAS, on February 5, 2014, the Planning and Community Development 
Department approved a design review permit with conditions for the three housing units 
proposed by KCL T, subject to City Council approving an ordinance under BMC 20.27; 
and 

WHEREAS, after mailed and published notice as required by BMC Chapter 20.27, the 
Hearing Examiner held a public hearing and received public testimony on February 12, 
2014 regarding KCL T's Demonstration Program proposal; and 

WHEREAS, based on the hearing and the written record, the Hearing Examiner adopted 
Findings of Fact, Conclusions of Law, and Recommendations (HE-14-PL-003) and 
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recommended the City Council approve KCL T's Demonstration Program proposal with 
certain conditions; and 

WHEREAS, the Hearing Examiner recommended the City Council deny KCL T's request 
to waive the transportation impact, school impact, and stonnwater fees, because the fees 
are eligible for reimbursement through the federal HOME Investment Partnership which 
have been allocated for this project by the City; and 

WHEREAS, on March 10, 2014, the City Council held a closed record hearing to 
consider KCL T's proposed Demonstration Program proposal and the Hearing Examiner's 
Findings of Fact, Conclusions of Law, and Recommendations; and 

WHEREAS, the City Council found that the KCL T Demonstration Program proposal is 
consistent with the Bellingham Comprehensive Plan and meets the criteria under BMC 
Chapter 20.27, and hereby approves KCL T's Demonstration Program proposal, and 
denies KCL T's request to waive the transportation impact, school impact, and stormwater 
fees, by a vote of ( ). 

NOW THEREFORE, THE CITY OF BELLINGHAM DOES ORDAIN: 

Section 1. The City Council adopts the Hearing Examiner's Findings of Fact, 
Conclusions of Law, and Recommendations (HE-14-PL-003), as shown in 
Attachment Band incorporated by reference, as the final decision of the 
City. 

Section 2. KCL T's three unit pennanently affordable housing project is approved as 
conditioned in the Hearing Examiner's Findings of Fact, Conclusions of 
Law, and Recommendations (HE-14-PL-003). 

PASSED by the Council this __ day of _____ , 2014 

Council President 

APPROVED by me this __ day of _____ , 2014 

Mayor 
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Attachment B 

THE HEARING EXAMINER OF THE CITY OF BELLINGHAM 
WHATCOM COUNTY, WASHINGTON 

INRE: 

KULSHAN COMMUNITY LAND 
TRUST, Applicant 
2939 Lafayette Street 

SUB2013-00029, PCD2013-00011 and 
DRC2013-00017 I Demonstration 
Pro ram and Short Plat 

-14-PL-003 

INDINGS OF FACT 
ONCLUSIONS OF LAW 

D RECOMMENDATION 

AWN STURWOLD HEARING EXAMINER 

THIS MA TIER came before the Bellingham Hearing Examiner for hearing on 

the 12th day of February 2014 on the application ofKulshan Community Land Trust 

(KCL T) for approval of a project pursuant to the Demonstration Program for Innovative 

Permanently Affordable Home Ownership and a three-lot short plat for property located 

at 2939 Lafayette Street. 

Testimony was received from Lindsay Kershner and Kurt Nabbefeld, 

Bellingham Planning and Community Development Department; Dean Fearing, 

Executive Director of KCLT; Elizabeth Li, 114 W. Magnolia Street, Ste. 406; and Kurt 

Baumgarten, 2807 Patton Street. 

In addition to the Bellingham Municipal Code and Comprehensive Plan, the 

following docwnents were considered as part of the record: See Exhibit List. 
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I. FINDINGS OF FACT 

2 1. Kulshan Community Land Trust (KCL T) filed an application for approval of a 
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project pursuant to the Demonstration Program for Innovative Pennanently Affordable 

Home Ownership and a three-lot short plat for property it owns at 2939 Lafayette 

Street. 

2. The subject property is legally described as Lots 9 and 10, Block l 0, Eldridge's 

2°d Add. To Bellingham. It is located in Area 14 of the Birchwood Neighborhood and 

is designated Residential Multi, Duplex, 4,000 square feet minimum lot size. 

3. The property is located on the southwest corner of Lafayette and W. Indiana 

Streets. It currently is occupied by a single-family residence and a garage. These 

structures will be removed prior to the proposed development. 

4. The property contains 8,960 square feet and is generally flat. It abuts the 

Lafayette Street right-of-way which is unimproved except for a pedestrian trail. 

5. Lafayette Street abuts a steep bluff. A trail leads from the top of the bluff down 

to Squalicum Creek Park. The right-of-way will likely remain undeveloped. Variances 

have been granted for properties fronting on Lafayette Street for vehicular access from 

the alley. 

6. W. Indiana Street abutting the property has been improved. A variance from 

minimum street standards was previously granted to avoid U!Ulecessary impacts to the 

bluff area and trails. 

22 7. The alley abutting the subject property is currently under construction and is 
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proposed to be the primary access for the site. 

8. KCL T proposes to divide the property into three lots. Proposed Lots I and 2 

would be developed with attached single-family residences. Proposed Lot 3 would be 

developed with a detached single-family residence. Lots 1 and 2 would each contain 

2,800 square feet of area. Lot 3 would contain 3,360 square feet of area. 

9. KCLT proposes to utilize the provisions of BMC Chapter 20.27, the 

Demonstration Program for Innovative Pennanently Affordable Homeownership 
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Projects (Demonstration Program). This Chapter allows the use of alternative 

development standards and processes not currently allowed under existing land use 

regulations in order to provide opportunities to develop permanently affordable owner

occupied housing. 

l 0. A Pre-Application conference with City Staff was conducted for the proposal on 

August 13, 2014. A Neighborhood Meeting was conducted on August 29, 2013. The 

Applications were submitted on October 9, 2013. On November 6, 2013 a Notice of 

Complete Application and Request for Information was sent. The requested 

infonnation was submitted on November 26, 2013. Notice of Application was sent on 

December 13, 2013. 

11. The Demonstration Program allows an earned increased density of up to 50 

percent over the maximum density specified in the zoning code if 100 percent of the 

dwelling units in a project are provided and retained as permanently affordable owner

occupied homes, subject to eligibility requirements. 

12. To be eligible for increased density under the Demonstration Program criteria 

the Applicant must be an organization that has as its purpose the creation and retention 

of owner-occupied, pennanently affordable, income-qualified home-ownership; it must 

demonstrate experience in providing affordable housing and its ability and commitment 

to submit an armual report to the city council documenting all residential units, past and 

pending sales, and ownership by qualified home buyers. The project must create single

family residences that are owned by their occupants and it must have controls in place 

to ensure that the residences remain owner-occupied. The project must also have 

controls in place to ensure that the residences remain permanently affordable. Projects 

must be located within a residential single or multifamily zone within the city, but not 

within the Lake Whatcom watershed. Design review in accordance with BMC Chapter 

20.25 is required for Demonstration Program projects. 

13. Project applicants may request modification of regulatory requirements such as 

minimum lot sizes, street frontage, setbacks, parking requirements, lot coverage, usable 

FINDINGS OF FACT, CONCLUSIONS OF LAW AND RECOMMENDATION 
PAGE3 

OFFICE OF THE HEARING EXAMINER 
CITY OF BELLINGHAM 

210 LoTTIE STREET 
BELLINGHAM, WA 98225 

(360) 778-8399 

H:/DATNHEARING EXAMfNER/DECISJONS/KCLT 2939 Lafayene Street SUB Dec isioo 



open space and other regulations. To obtain modifications the Applicant must provide 

2 detailed documentation regarding the appropriateness of and the need for the 

3 modifications. 

4 14. Project applicants may also request exemption from traffic and school impact 
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fees and stormwater fees. Exemptions granted from transportation and school impact 

fees must be paid from public funds other than impact fee accounts. 

15. KCL T proposes a 50 percent increase in density. The 4,000 square feet per lot 

density allowed in Area 14 of the Birchwood Neighborhood would allow a maximum of 

two lots on the site. The Applicant proposes to divide the property into three lots. 

16. The Applicant also proposes a reduction in the minimum lot size from 4,000 

square feet to 2 ,800 square feet for Lots 1 and 2 and to 3,360 square feet for Lot 3. The 

lot widths for Lots 1 and 2 would be 25 feet each, consistent with the requirements of 

BMC 18.36. The width of Lot 3 would be about 30 feet , or the remainder of the width 

of the site after Lots 1 and 2 are each allotted 25 feet. Interior detached lots in thi s 

zoning classification are generally required to have lot widths of at least 40 feet. 

17. A reduction in the required street frontage is requested. Lots I and 2 would 

have 25 feet of frontage on an undeveloped public street rather than the required 30 feet 

of frontage on a developed street. Lot 3 would have at least 30 feet of frontage on 

Lafayette Street but the street would not be developed. All of the lots would be 

accessed from the developed alley. 

18. The proposal requests modification of the required setbacks. Lot 1 would have 

a side flanking setback reduced from 10 feet from the side property line abutting W. 

Indiana Street to five feet from the property line. The requested front yard setback 

modifications are not necessary because the entire 55 feet of Lafayette Street right-of

way was dedicated from the subject property. The front yard setback for this property is 

at the property line abutting Lafayette Street. 

19. KCLT also requests exemption from payment of traffic and school impact fees 

and stormwater fees. 
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20. KCL T is a Washington Non-profit Corporation whose purpose is to provide 

opportunities for low and moderate income people to secure housing that is affordable 

and that is controlled by the residents on a long-term basis. It has helped approximately 

143 families to purchase homes on Community Land Trust land in Whatcom County. 

21. KCL T proposes to use a ground lease similar to that shown in Exltibit B to the 

Staff Report to restrict the sale of improvements on the property to income-qualified 

persons at a formula-calculated price. It states that the residences will be owner

occupied as provided in covenants that will be recorded for the property. 

22. The proposed residences are approximately 1,200 square feet, two-story 

structures. Two parking spaces per residence would be provided abutting the alley. 

The parking stalls would be pervious or semi-pervious grass-crete, or similar, surfaced. 

The residences would be oriented to Lafayette Street and the bluff, with covered 

porches. The structures on Lots 1 and 2 would be attached, ·with common wall 

construction. 

23. Design review approval, consistent with BMC 20.25, has been issued, in 

DRC2013-00017, for the proposal. See Exhibit D to the Staff Report. 

24. City staff has reconunended approval of the Demonstration Program project and 

short plat, subject to conditions listed in the Staff Report. Staff recommends denial of 

the request to waive fees, as the City has allocated $77,527.00 of federal HOME 

Investment Partnership funds for this project and the fees are eligible for reimbursement 

from that allocation. 

23 25. The Parks and Recreation Department has recommended minor changes to the 
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connections between the proposed residences and the existing trail in Lafayette Street. 

26. Public corrunent was received for the proposal. Neighbors of the property were 

supportive of the proposal. Concerns were expressed regarding adequacy of storage for 

the proposed residences and impacts on the alley, particularly pa;ked cars blocking the 

alley and traffic in the alley interfering with pedestrian passage. The neighbor 

requested that one of the lots take access from W. Indiana Street instead of the alley. 
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27. The Applicant states that it agrees that additional storage should be provided for 

2 the residences and concurs with the Staff Recommendation that enclosed storage sheds 

3 should be provided for each unit. 

4 28. The alley runs from W. Indiana Street to W. Illinois Street. Access to the 
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residences within the block is available from each end of the alley. This access should 

mitigate the impact of any vehicle temporarily blocking the alley. Access to all of the 

lots from the alley reduces the impact of traffic on the trail located in W. Indiana Street. 

II. CONCLUSIONS OF LAW 

I I 1. The Application for the Demonstration Program project and Short Plat has been 

12 processed in accordance with tbe provisions of BMC 20.27.040. 

13 2. The Applicant, KCL T, is an eligible organization, consistent with the provisions 

14 of BMC 20.27.030A. 

15 3. The proposal makes appropriate provisions to guarantee permanently affordable, 
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owner-occupied single-family residences, in accordance with the provisions of BMC 

20.27 .030B and C. 

4. The proposed project is located in an eligible area, as defined in BMC 

20.27.030D. 

5. The proposed project has received Design Review approval, in accordance with 

BMC 20.27.030E. 

6. The Applicant has demonstrated that the requested modifications from minimum 

lot size and width, flanking side yard setback, and street frontage requirements are 

appropriate and necessary to provide three permanently affordable, owner-occupied 

residences on the site. 

7. Traffic and school impact fees and stormwater fees should not be waived. They 

28 may be reimbursed from federal funds made available to the project for this purpose. 

29 

30 
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8. The proposal satisfies the requirements for approval of a Demonstration 

2 Program project and should be reconunended for approval. 

3 9. The proposed short plat satisfies the requirements of BMC Chapter 18 .12, as 
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modified by the provisions of BMC Chapter 20.2 7, contingent upon approval of the 

Demonstration Program project. If the Demonstration Program project is not approved 

the Short Plat fails to satisfy the requirements of BMC Chapter 18.12. 

10. The City Council reviews the recommendation of the Hearing Examiner and the 

record created for the proposal and determines whether the project should be approved, 

approved with modifications, or rejected. The Council's action is in the form of an 

ordinance. 

11. Any Finding of Fact that should be denominated a Conclusion of Law shall be 

deemed to be a Conclusion of Law. Any Conclusion of Law that should be 

denominated a Finding of Fact shall be deemed to be a Finding of Fact. 

Ill. RECOMMENDATION 

The Demonstration Program project proposed by KCL T for the property located 

at 2939 Lafayette Street is recommended for approval, subject to the following 

conditions: 

l. The proposed development shall be consistent with the plans, specifications and 

other materials submitted in support of the proposal, except as modifications are 

required to comply with other conditions set forth herein or as required by the City 

Council. The proposed site plan is attached as Exhibit A. 

2. The proposed lots shall be used for single-family residences. They shall be 

maintained as permanently affordable, owner-occupied homes. Each unit shall be 

occupied by a purchaser who qualifies in accordance with BMC 20.27.020A. The 

housing expenses for each purchaser shall be limited as provided in BMC 20.27.020B. 
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3. Controls shall be majntained to ensure that each of the residences remains 

owner-occupied by a qualified purchaser and that they remain permanently affordable, 

as defined by BMC 20.27.020. The ground lease and other documents establishing 

these controls shall be subject to the review and approval of the Director of the Planning 

and Community Development Department. 

4. The Applicant shall submit annual reports to the City Council regarding the 

status of the project, including the information required in BMC 20.27.050. 

5. The Applicant shall not transfer ownership of the land without prior approval of 

the City of Bellingham. The land may only be transferred to another qualified 

organization or to qualified purchasers with controls in place to ensure permanent 

affordability and qualified owner-occupancy. 

6. All fees shall be paid for each lot prior to building permit issuance in accordance 

with ordinances in effect unless exemptions from the fees are granted. 

7. Enclosed storage sheds shall be provided for each dwelling unit. The design and 

location of the storage sheds shall be subject to the review and approval of the Planning 

and Community Development Department. 

8. Except as modifications are provided herein the project shall comply with aH 

applicable provisions of the Bellingham Municipal Code, state and federal laws. 

20 9. The following modifications to Bellingham Municipal Code regulations are 
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approved: 

a. A density increase of 50 percent to allow three single-family 
lots/residences on the subject property. 
b. Reduction in the flanking side yard setback for proposed Lot 1 to 
five feet from the property line abutting W. Indiana Street. 
c. Reduction in lot sizes to 2,800 square feet for Lots 1 and 2 and 
3 ,3 60 square feet for Lot 3. 
d. Reduction in lot width for proposed Lot 3 to 30 feet, or the 
remainder of the width of the site after Lots 1 and 2 are each allocated 25 
feet of lot width. 
e. Relief from the reqwrement that each lot front on a developed 
street. Construction of Lafayette Street is not required. Vehicular access 
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to the lots shall be from the abutting alley which shall be constructed in 
accordance with plans approved by the Public Works and Fire 
Departments. Trail improvements within the Lafayette Street right-of-way 
shall be as approved by the Parks and Recreation Departraent. 

The proposed short plat should be approved, contingent upon approval by the 

City CounciJ of the Demonstration Program project, subject to the following conditions: 

l. The short plat shall be generally as shown in the attached Site Plan (Exhibit A), 

8 except as modifications are required to comply with the conditions set forth herein or 

9 required by the City Council, or to comply with unmodified requirements of the 

lo Bellingham Municipal Code. 

11 2. Lots l and 2 shall each have a lot width of 25 feet. The width of Lot 3 shall be 
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the remaining width of the site. 

3. Lots I and 2 shall be developed with attached units. Common waJJ agreements 

for Lots 1 and 2 shall be recorded concurrently with the filing of the mylars and shall be 

shown on the face of the plat. 

4. Access to the lots shall be from the abutting alley. If the alley is not constructed 

by the abutting property owners as required in HE- l 3-PW-005, the Applicant shall 

improve the alley and the required trail in the Lafayette Street right-of-way in 

accordance with plans approved by the Public Works, Parks and Recreation and Fire 

Departments. 

5. M.itigation shall be provided for stormwater management necessary to support 

the proposed development based on an engineered stormwater site plan that addresses 

mitigation requirements of BMC I 5 .42 and the 2005 Department of Ecology 

Stormwater Management Manual for Western Washington. Mitigation is not required 

at this time if it is demonstrated that the total of new or replaced impervious surfaces 

will not exceed 5,000 square feet. Notation on the face of the plat that limits the square 

footage of impervious surface for future development and redevelopment within the 
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short plat boundaries is required. Contents of the notation shall be determined by City 

staff. 

6. Five copies of the short plat (checkprints) prepared by a licensed surveyor, a plat 

certificate, and plat closure sheet must be submitted to the Planning and Comrmmity 

Development Department for review and approval prior to submittal of my lars. 

7. Covenants or other documentation that guarantee the residences are permanently 

affordable and owner-occupied shall be recorded concurrent with the short plat. 

8. A licensed land surveyor must prepare and submit two signed mylar copies of 

the plat based upon a record of survey and staffs review of the checkprints. At a 

minimum, the signature of any person having a vested interest in the subject property 

shall be on the mylar document. 

9. A per lot filing fee, as established by ordinance, must be paid to the City prior to 

final short plat approval. The current established fee is $106.00 per lot, requiring a total 

payment of $318.00. The filing of the mylars will change the legal description of the 

property to Lots 1-3, Kulshan CLT Short Plat. 

10. The City may impose additional conditions if it is found that sufficient 

information was not presented with the application and/or such conditions are necessary 

to comply with the Bellingham Municipal Code. 

11. The short subdivision application and preliminary approval will expire three 

years from the date of the decision of the City Council approving the Demonstration 

Program project upon which this sho11 plat approval is contingent, unless the plat is 

recorded at the Whatcom CoUflty Auditor's Office within that time period. 

12. The division and development of the property shall comply with all other 

applicable regulations of the Bellingham Municipal Code, except as modifications are 

granted herein and in the Demonstration Program project approval. 

13. A condition sha.11 be placed on the face of the plat stating that all development 

occurring on the lots shall comply with this decision, and as it may be amended. 
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14. If the City Council does not approve the Demonstration Program project this 

2 short plat shall not be approved. 
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ENTERED this 26th day of February 2014. 

Dawn Sturwold 
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February 12, 2014 Hearing Examiner Agenda Item No. 2 

SUB2013-00029 I PCD2013-0001 l I DRC2013-00017 

Demonstration Program for Innovative Permanently Affordable Housing and Subdivision 
requests of Kulshan Community Land Trust regarding 2939 Lafeyette Street 

Exhibit List 

2-1 Staff Report by Lindsay Kershner, Planner I 

2-2 Vicinity and Existing Conditions Map (Planning Exhibit A) 

2-3 Applicant's Proposal and Justification (Planning Exhibit B) 

2-4 Letter from Kurt Bawngarten and Emily Jones dated 12126/13 (Planning Exhibit C) 

2-5 Design Review Permit and Site/Construction Plans (Plarutlng Exhibit D) 

2-6 Public Works and Parks Staff Recommendations (Planning Exhibit E) 

2-7 Short Plat (Planning Exhibit F) 

2-8 Notice of Public Hearing 

2-9 Large-scale Maps, Elevations, Site Plans and Color Photographs 
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Attachment C 

CITY OF BELLINGHAM 
HEARING EXAMINER STAFF REPORT 
Demonstration Program for Affordable Homeownership and Short Subdivision 
Kulshan CL T Short Plat #2444 
February 12, 2014 

Request 
Kulshan Community Land Trust (KCL T) is proposing to develop three dwelling units through the 
Demonstration Program for Innovative Permanently Affordable Homeownership (Program), 
Bellingham Municipal Code (BMC) 20.27. A three-lot short subdivision of the 8,960 square foot 
property is proposed to place each unit on a fee-simple/separate lot. The proposal includes the 
construction of two attached single-family residences and a detached single family residence. 
Through the Program, the applicant is requesting exceptions from setbacks, street frontage, and 
lot size. The Program is decided by City Council and if approved will ensure permanent 
affordability of the homes. 

Hearing Examiner Authority 
BMC 20.27.040(M) establishes that the Hearing Examiner shall make a written recommendation 
to approve, approve with modifications, or deny the application based on the compliance with 
the earned increased density criteria of BMC 20.27.030. The recommendation shall be 
transmitted to the City Council and shall be contingent on a final decision of approval by the city 
council. The Hearing Examiner shall also make a recommendation on the short plat preliminary 
approval because the lot design is contingent on the Program's approval. The staff report 
includes a code compliance analysis of both the Program and short plat applications. 

Owner/Applicant 
Owner: Kulshan Community Land Trust 
Applicants: Dean Fearing and Erin Bren, Kulshan Community Land Trust 

Address of Site I Legal Description 
2939 Lafayette Street 
Lots 9-10, Block 10, Eldridge's 2nd Addition to Bellingham 

Attachments 
Exhibit A - Vicinity and Existing Conditions Map 
Exhibit B - Applicant's Proposal/Justification 
Exhibit C - Public Comment 
Exhibit D - Design Review Permit and Site/Construction Plans 
Exhibit E - Public Works and Parks Staff Recommendations 
Exhibit F - Short Plat 

Background Information 
In 2004, the City adopted an ordinance to provide for innovative, permanently affordable 
homeownership projects (BMC 20.27). KCL T was approved to construct 14 permanently 
affordable dwelling units through the Program in 2006. The project is known as Matthei Place 
and is in the 1500 block of Harris and McKenzie Avenues. 

In 2009, KCL T applied to vacate Lafayette Street and a portion of W. Indiana Street to construct 
multiple dwelling units through the Program, on lots north, south, and west of the subject 
property. The Hearing Examiner recommended approval and City Council approved the street 
vacation, pending approval of a Program for the project. A Program was never applied for and 
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KCL T has subsequently developed the lots north and directly west of the subject property with 
single family residences. 

Existing Site Characteristics/Surrounding Uses 
The subject property is located on the southwest corner of Lafayette and W. Indiana Streets and 
is developed with a detached single family residence and garage. The property is 8,960 square 
feet, the topography is flat, and there are mature evergreen trees on and adjacent to the site. 
Infrastructure in the area has sufficient capacity for the anticipated full build-out of the area 
(Exhibit A}. A permit application has been submitted to demolish the existing structures on the 
site. 

Lafayette Street is 55-feet wide and is undeveloped, except for an informal trail. The trail is used 
by the public as a connection between Squalicum Creek Parl< and the Bay to Baker trail. 

W. Indiana St.. abutting the site, was improved with the Harrid Pack Short Plat. A variance from 
the street standards was approved by the Hearing Examiner (HE-07-PL-031) to not construct 
W. Indiana St. to the minimum standard. The alley is under construction and proposed to be the 
primary access for this proposal. The property owners south of the subject property received a 
variance (HE-13-PW-005) from having to construct Lafayette St. and are currently improving the 
alley for access to Lots 5-8 and a portion trait in Lafayette St. 

The other surrounding land uses consist of single family residences to the north and west, and 
Squalicum Creek Park to the east. 

Comprehensive Plan and Zoning Designation 
Area 14, Birchwood Neighborhood. Multifamily residential, medium density comprehensive plan 
land use designation; Residential Multiple, Duplex zoning designation with a 4,000 square foot 
minimum lot size requirement. 

Proposal 
Refer to the project narrative submitted with the application (Exhibit B ). 

Public Comment (Exhibit C) 
A Notice of Application was sent on December 13, 2013 and one comment was received in 
response to the notice. The comment was from the owners of the vacant Lots 8 and 9, south of 
the subject property. Overall the owners were supportive of the project and the design, but they 
requested that KCL T plan for storage needs of the future homeowners by providing storage 
buildings. KCLT agrees that additional storage is needed for each residence. 

Staff Analysis 

Demonstration Program 

KCL T proposes to subdivide the subject property into three lots and develop Lots 1 & 2 with 
attached single family residences, and Lot 3 with a detached single family residence (Exhibit 
D). Lots 1 and 2 would each be 2,800 square feet and Lot 3 would be 3,360 square feet. The 
dwelling units would each have a floor area of 1, 200 square feet. 

The current zoning only allows two dwelling units on the subject property, but the Program 
allows for an earned increased density of up to 50 percent over the otherwise allowable density 
in the applicable residential zone if 100 percent of the dwelling units in the project are provided 
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and retained as permanently affordable owner-occupied homes, subject to the eligibility 
requirements (BMC 20.27.030). Therefore, if the Program is approved by City Council, the 
proposal to develop the property with three dwelling units would be allowed. 

BMC 20.27.030D requires single-family housing projects receiving earned increased density 
under this chapter to comply with the design review process and site location criteria for 
multifamily residential development in BMC 20.25 to protect, maintain, or enhance 
neighborhood character and compatibility. A Design Review permit is included in this report and 
shows that the project complies with the design review criteria in BMC 20.25. 

The Public Works, Parks, and Fire Departments have reviewed the proposed short plat and 
building plans and recommend approval of the proposal with the requested modifications 
(Exhibit E). The Parks Department has recommended minor changes to the connections 
between the proposed residences and the existing Lafayette St. trail because a portion of the 
trail is in Squalicum Creek Park. The proposed trail connections between the residences and 
Bay to Baker Trail will meet a specific recommendation of The Parks, Recreation, and Open 
Space Plan (Chapter 6 of the Comprehensive Plan). The recommendation is to, "develop 
neighborhood trail connectors to the regional multiuse trail system in order to provide an off
street trail within Y:z mile of every resident in Bellingham." 

The Program allows the applicant to request modifications from the required development 
regulations and exemptions from certain City fees. The applicant has (for both the detached 
single family residence and attached single family residences) requested modifications from the 
minimum lot size, minimum street frontage, and setbacks. They have also requested 
exemptions from payment of traffic, school, and stormwater fees. 

The following is a summary of the modification requests from the development regulations in the 
BMC. The project complies with all other development regulations (height, parking, etc.) 

Lots 1 and 2: 
ReQ"ulation: Reauirement: Modification: 
Setbacks BMC 20.32.045 E(1 -2): 

Front: 40' from centerline, 12.5' prop. line (PL} Front : 8' PL to wall (covered 
porch can encroach 6' into 

Lot 1 only: 
yard) 

Side Flanking: 40' from centerline, 1 O' PL Side Flanking: 5' PL 

Lot Size 4,000 SF 2,800 SF 
Street BMC 18.36.020 E: 30 feet 25 feet 
Frontage 

BMC 18.12.030: Lots abut d~V.~loped streets Lots abut a developed alley 

Lot 3: 
Regulation: Reauirement: Modification: 
Setbacks: BMC 20.30.040 F(1}: 

Front: 50' from centerline, 22.5' prop. line Front: 16' PL to wall (covered 
porch can encroach 6' into 
yard) 

Lot Size 4,000 sq. feet 3,360 SF 
Street 

BMC 18.12.030: Lots abut a developed street Lots abut a developed alley 
FrontaQe 
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The following provides staffs response to each element of the Program in BMC 20.27. 

20.27.010 - Authority and Purpose 
A. Authority. Both the Growth Management Act and the Housing Policy Act require the 
city to provide housing opportunities for all economic segments of the community. 
Similarly the city's comprehensive plan encourages revisions to the city's development 
regulations to increase the supply of affordable housing. 

This chapter will allow the use of alternative development standards and processes that 
are not currently allowed under existing land use regulations, while protecting residential 
character and maintaining overall consistency with the neighborhood plans and the 
goals and policies of the Bellingham comprehensive plan. 

Response: The design of the proposed dwelling units is consistent with the character of 
Area 14 of the Birchwood Neighborhood. The proposal is also consistent with the 
Housing Chapter of the Comprehensive Plan because it will provide affordable housing. 
It also meets the Multifamily Design Goals (CDG-12-15) within the Community Design 
Chapter of the Comprehensive Plan. 

20.27.020 - Affordable homeownership defined. 
Purchasers of affordable homes constructed under this chapter shall meet the following 
requirements: 

A. Annual Income. All purchasers shall be from a household whose annual income, at 
the household's initial occupancy of the single-family residence, is 80 percent or less of 
the median income (determined by HUD) as adjusted by family size of the Bellingham 
Standard Metropolitan Statistical Area (SMSA), specifically defined as Whatcom County; 
and 

B. Housing Expenses. The monthly expenditure by a purchaser, as described in 
subsection (A) of this section, for housing including mortgage repayment, insurance, 
taxes and utilities (water and sewer) shall not exceed 38 percent of the gross household 
income at the time of purchase and the amount for mortgage shall not exceed 30 
percent of gross household income. All other variable living expenses associated with 
the resident's occupancy shall not be a factor in the calculation of affordability. 

Response: The information provided in Exhibit Bis confirmation that KCL T only 
provides homeownership opportunities to people satisfying the above requirements. 

20.27.030- Earned increased density criteria. 
Earned increased density of up to 50 percent over the otherwise allowable density in the 
applicable residential zone may be granted to a project if 100 percent of dwelling units in 
the project are provided and retained as permanently affordable owner-occupied homes, 
subject to the following eligibility requirements: 

A. Project Applicant. 
1. The organization has as its purpose the creation and retention of owner
occupied, permanently affordable, income qualified home-ownership. 

2. The organization can demonstrate experience in providing affordable housing. 
Notwithstanding this requirement, an organization that can demonstrate 
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experience in providing housing and a mission statement of its intent to use that 
experience toward achieving the goal of providing permanently affordable 
housing shall be deemed to have met this requirement. 

3. The organization can demonstrate the ability to employ a mechanism to retain 
all of the units as permanently affordable to income-qualified buyers as defined 
by BMC 20.27.020 and which specifically requires that the units be either owner
occupied or vacant. 

4. The organization can demonstrate an ability and commitment to submit an 
annual report to the city council documenting all residential units, past and 
pending sales, and ownership by qualified home buyers. 

Response: KCL Tis a Washington Non Profit Corporation whose pwpose, among other 
things, is to provide opportunities for low and moderate income people to secure housing 
that is affordable and that is controlled by the residents on a long-term basis. It has 
helped approximately 143 families purchase homes on Community Land Trust land in 
Bellingham and Whatcom County. 
To provide perpetual affordability of the homes to be constructed on the project site, the 
Applicant proposes to use a ground lease, similar to that shown in Exhibit B. This 
ground lease restricts the sale or disposition of improvements on the property to income
qualified persons at a formula-calculated price. 

B. Single':'Family Homeownership. The project must create single-family residences 
that are individually owned by their occupants. It must have controls in place, subject to 
approval by the planning director or his/her designee, to ensure that the residences 
remain owner-occupied. 

Response: The project will create single-{ amily residences that are individually owned 
by the occupants. Along with the ground lease, a covenant will be recorded that will 
guarantee the residences remain owner-occupied. 

C. Guarantee of Permanent Affordability. The project must have controls in place, 
subject to approval by the planning director or his/her designee, to ensure that the 
project's single-family residences remain permanently affordable in accordance with the 
definition of affordable homeownership in BMC 20.27.020. The controls shall include: 

1. Continued ownership of the land by the project applicant with the owner 
occupants of the single-family residences leasing the land back from the project 
applicant; 

2. Purchase/sale agreements with the owner/occupants which require that the 
single-family residences be sold only to qualified purchasers who meet the 
requirements of BMC20.27.020; 

3. A requirement that the project applicant can only transfer the land to another 
entity that meets the requirements of subsection (A) of this section; or 

4. Other methods approved by the planning director, or his/her designee. to 
ensure that the project's single-family residences remain permanently affordable 
in accordance with the definition of affordable homeownership. 
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Response: The Staff response to Section A above, and based on the information 
submitted in Exhibit B is confirmation that KCL Tis a quatmed applicant and that they 
have the ability to ensure perpetual homeownership affordability. 

D. Project Location. Affordable single-family homes developed under this chapter must 
be located in a residential single-family or multifamily zone within the city of Bellingham, 
except within the Lake Whatcom watershed. 

Response: The property is located in a multifamHy zone and is not located in the Lake 
Whatcom Watershed. 

E. Design Review. Single-family housing projects receiving earned increased density 
under this chapter must comply with the design review process and site location criteria 
for multifamily residential development in Chapter 20.25 BMC to protect, maintain, or 
enhance neighborhood character and compatibility. 

Response: The project has been reviewed and determined to be consistent with the 
Multifamily Residential Design handbook as required in BMC 20.25 (See Exhibit D for 
the Design Review perml1). 

F. Request for Regulatory Modification. Project applicants may request modification 
of the regulatory requirements listed below; provided, that the project complies with 
applicable Washington state laws. Requests for modification must be accompanied by 
detailed supporting documentation regarding the appropriateness of, and the need for, 
the modification. Project applicants must meet all other applicable development 
regulations in the Bellingham Municipal Code pertaining to single-family detached or 
attached houses. Requests for regulatory modification must accompany the preliminary 
plat, short plat, or lot line adjustment application and must be noted on submitted site 
plans. 

I. Minimum lot size: 

2. Minimum street frontage; 

3. Minimum front, side, and rear yard setbacks; 

4. Minimum parking requirements; 

5. Maximum lot coverage; 

6. Minimum usable open space; 

7. Other regulations to allow demonstration of innovative approaches to 
permanently affordable homeownership, energy conservation, low-impact 
development, and stormwater management. 

Response: The applicants have requested modifications of numbers 1, 2, and 3 above, 
as identified in the table on page three of this report and on the project site plan. 

G. Recommendation for Regulatory Modification. The planning and community 
development director or his/her designee, may issue a recommendation to the hearing 
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examiner for modification of regulatory requirements listed in subsection (F) of thls 
section, for projects applying under this chapter if the planning director or his/her 
designee, determines that approvals of requested regulatory modifications are 
necessary to facilitate the construction of as many affordable homes as allowable. 

Response: Staff supports KCL T's justifications for the modifications as identified in 
Exhibit B and shown on the proposed site plans. The modifications are necessary to 
create another affordable residence in the City. Without the requested modifications, two 
dwelling units could be provided if a variance from street construction was granted by 
the Hearing Examiner. Whereas approval of the latter modifications allows the 
development of three affordable dwelling units on fee-simple lots. 

H. Request for Exemption from Traffic and School Impact Fee and Stormwater 
Fee. Project applicant may request exemption from the traffic impact fee (TIF} in 
accordance with BMC 19.06.030(E), the school impact fee in accordance with 
BMC 19.08.080(A)(1 )(d), and the stormwater fee in accordance with BMC15.16.040(A). 
As per RCW 82.02.060(2), exemptions granted for transportation or school impact fees 
attributable to the development must be paid from public funds other than impact fee 
accounts. 

Response: KCL T has requested to have the traffic, school, and stormwater fees 
waived. Any exemptions granted for transportation or school impact fees must be paid 
from public funds other than impact fee accounts. The City has allocated $77,527 of 
federal HOME Investment Partnership funds for this project, and the fees requested to 
be waived are eligible for reimbursement by that allocation. Staff recommends the fee 
waiver request not be granted under this provision, as the proper request for this fee to 
be paid is from the City's allocation of the federal funds for this project. 

Short Plat Application (Exhibit F) 

BMC 18.12.030- Lot Requirements: 
This section requires that all lots created by a short subdivision shall abut upon a dedicated or 
deeded street and such street to have no less than 60 feet of right-of-way width if a through 
street. In the event the abutting street does not meet these minimum width standards, additional 
right-of-way shall be required prior to approval of a short subdivision; provided, that th is 
requirement may be waived if, in the opinion of the planning and community development 
director and city engineer, such additional right-of-way will not be necessary for the future traffic 
circulation of the city. 

Lafayette St. is less than 60 feet wide, but in the opinion of the PCDD and city engineer, 
additional right-of-way is not needed because Lafayette St. is not necessary for future traffic 
circulation. 

BMC 18.12.040 - Required Improvements: 
This section establishes the requirement that all newly created lots must abut City water, sewer, 
and improved public street(s). This section also gives authority to impose conditions necessary 
to address stormwater management and any Special Conditions. 

The applicant requests a modification from having to abut developed streets and instead 
proposes to abut a developed alley. In two previous decisions the Hearing Examiner has 
approved the development of lots in the area without full build-out of abutting streets. This was 
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the case with a four lot short plat directly north of the subject property to allow W. Indiana St. to 
be developed to a lesser standard (HE-07-PL-031) and development of the alley abutting the 
subject property for the existing Lots 5-8 rather than Lafayette St. (HE-13-PW-005). The Public 
Works Department is supportive of this request to use the alley for access and not develop 
Lafayette St. 

The proposed lots will abut City water, sewer, and improved public alley. The special conditions 
for area 14 of the Birchwood Neighborhood are not relevant to this proposal. 

It is anticipated that development within the short plat will not exceed the 5,000 square foot 
impervious surface threshold and, therefore, no stormwater mitigation is required at this time. 
The short plat should be conditioned such that new impervious areas are monitored with 
building permit activity. 

BMC 18.36 - Lots and Blocks 
The proposed lots do not meet the requirements for lot width of site area for Area 14 of the 
Birchwood Neighborhood. Although, as previously stated, through the Program the applicants 
are requesting reduced lot widths and lot sizes as Indicated in the table above. All lots meet the 
minimum 60-foot depth requirement. 

Conclusion and Staff Recommendation 
If approved, the proposed development will fulfill Comprehensive Plan housing visions and 
policies. Specifically, the proposal would meet housing vision #2 to increase the housing density 
in a part of the community which is appropriate for small lots, and housing policy #14 to provide 
perpetual affordability through community land trusts. 

Based on the above analysis, staff believes the applicant has provided sufficient justification for 
the Demonstration Program and the Hearing Examiner should recommend that City Council 
approves the proposal with the requested modifications, subject to the conditions listed below. 
Staff also recommends that the Hearing Examiner recommends preliminary approval of the 
short plat as requested, subject to the following conditions: 

Demonstration Program: 
1. The proposed development shall substantially conform to the materials submitted in 

support of the applications, except as otherwise provided herein. 
2. The proposed lots shall be used for single-family residential units provided and 

maintained as permanently affordable owner-occupied homes. Each unit shall be 
occupied by a purchaser who qualifies pursuant to BMC 20.27.020. Housing expenses 
shall be consistent with the requirements of BMC 20.27.020. Controls shall be in place to 
ensure that the residences remain owner-occupied and that they remain permanently 
affordable. The ground lease, and other document(s) establishing such controls shall be 
subject to the review and approval of the Planning Director. 

3. The Applicant shall submit annual reports to the City Council as required by BMC 
20.27.050. 

4. The Applicant shall not transfer ownership of the land without prior approval of the City 
of Bellingham. The land may be transferred only to another qualified organization or to 
qualified purchasers with controls in place to ensure permanent affordability. 

5. All fees shall be paid for each lot prior to building permit issuance in accordance with the 
ordinance in effect unless exemptions from these fees are granted. 

6. Enclosed storage sheds shall be provided for each dwelling unit. The Planning and 
Community Development Department shall approve the design and location. 
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7. Except as provided herein the project shall comply with all applicable provisions of the 
Bellingham Municipal Code, state and federal laws. 

Short Subdivision: 

1. Preliminary approval of the short plat is contingent upon approval by the City Council of 
the proposed demonstration project pursuant to BMC 20.27. 

2. Lots 1 and 2 shall have a lot width of 25 feet. The remainder of the property along 
Lafayette Street shall be the width of Lot 3. 

3. If the alley is not constructed by the abutting property owners per the Hearing Examiner 
decision, HE-13-PW-005, then KCLT shall improve the alley and the Lafayette St. trail 
per the Public Works, Parks, and Fire Departments. 

4. Mitigation for stormwater management necessary to support the proposed development 
based on an engineered stormwater site plan that addresses mitigation requirements of 
BMC 15.42 and the 2005 Department of Ecology Stormwater Management Manual for 
Western Washington shall be provided. Mitigation is not necessary at this time if it is 
demonstrated that the total of new or replaced impervious surfaces will not exceed 5,000 
square feet. Notation on the face of the plat that limits the square footage of impervious 
surf ace for future development and redevelopment within the short plat boundaries is 
requ ired. Contents of the notation shall be determined by City staff. 

5. Five copies of the short plat (checkprints) prepared by a licensed surveyor, a plat 
certificate, and plat closure sheet must be submitted to the Planning and Community 
Development Department for review and approval prior to submittal of mylars. 

6. Common wall agreements for Lots 1 & 2 shall be recorded concurrently with the filing of 
the mylars and shall be shown on the plat. 

7. Covenants or other documentation that guarantees the residences are permanently 
affordable and owner-occupied, shall be recorded concurrent with the short plat. 

8. A licensed land surveyor must prepare and submit two signed mylar copies of the plat 
based on a record of survey and staffs review of the checkprints. At a minimum, the 
signature of any person having a vested interest in the subject property shall be on the 
mylar document. 

9. A per lot fi ling fee, as established by ordinance, must be paid to the City prior to final 
short plat approval. The current established fee is $106.00 per lot, requiring a total 
payment of $318.00. The filing of the mylars will change the current legal description of 
the property to Lots 1-3, Kulshan CL T Short Plat. 

10. The City may impose additional conditions if It is found that sufficient information was not 
presented with the application and/or such conditions are necessary to comply with the 
Bellingham Municipal Code. 

11 . The short subdivision application and preliminary approval wi ll expire three years from 
the date of this decision unless the plat is recorded at the Whatcom County Auditor's 
Office within that time period. 

12. The division and development of the property shall comply with all other applicable 
regulations of the Bellingham Municipal Code, except as modifications are granted 
herein. 

13. A condition shall be placed on the face of the plat stating that all development occurring 
on the lots shall comply with this decision, and as it may be amended . 
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Prepared By 

Kurt Nabbefeld 
Senior Planner 

I By 
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EXHIBIT B 
PROJECT NARRATIVE: 

Kulshan Community Land Trust, a non-profit community development organization, proposes building 
three permanently affordable homes at 2939 Lafayette St. Bell ingham, WA 98225 in the Birchwood 
Neighborhood. 

Utilizing the City of Bellingham's Demonstration Program for Innovative Permanently Affordable 
Homeownership Projects (BMC 20.27), KulshanCLT requests a 50% density bonus which wlll allow three 
homes on two existing lots. This meets the primary goal of the demonstration ordinance in maximizing 
density and creating innovative permanently affordable homeownership projects. 

These homes, similar to homes recently built by KulshanCLT nearby, will exceed energy efficiency 
requirements, feature solar energy, and will be compact in design. Using the CLT model, these homes 
will be sold to low to moderate income buyers at or below 80% area median income. 

KulshanCLT has successfully developed seventeen new construction projects. These three homes 
represent the final phase of eight homes (ten housing units) in the Birchwood Neighborhood close to 
schools, services, and transportation. 

KulshanCLT is committed to providing permanently affordable homeownership opportunities 
throughout Whatcom County with a focus on neighborhoods with high concentrations of rental units or 
high turnover rates at nearby schools, such as the Birchwood Neighborhood. 

To date, KulshanCLT has 110 homes in trust and has served over 135 families since 1999. 

REQUEST FOR REGULATORY MODIFICATION: 

Per BMC 20.27 .030F, Project applicants may request modification of the regulatory requirements listed 
below; provided, that the project complies with applicable Washington State laws. Requests for 
modification must be accompanied by detailed supporting documentation regarding the 
appropriateness of, and the need for, the modification. Project applicants must meet all other applicable 
development regulations in the Bellingham Municipal Code pertaining to single-family detached or 
attached houses. 

1. Minimum lot size; 
2. Minimum street frontage; 
3. Minimum front, side, and rear yard setbacks; 
4 . Minimum parking requirements; 
5. Maximum lot coverage; 
6. M inimum usable open space; 
7. Other regulations to allow demonstration of innovative approaches to permanently affordable 

home ownership, energy conservation, low-impact development, and maximum lot coverage. 

Project requests variances from the following regulations listed In BMC 20.30.040 and BMC 20.32.045: 

Minimum tot size 
The zoning designation for the area would al low single-family structures at 4,000 and duplexes at 4,000 
square feet per unit or 8,000 square feet per structure. 

Minimum street frontage 



Minimum front and side yard flanking setbacks 

Maximum lot coverage 
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2939 Lafayette Street - COB Comments/Request for Information 

Demonstration Program (BMC 20.27) 

1.) In order to show compliance with BMC 20.27.030(A), Project Applicant, and (C), Guarantee of 
Permanent Affordability, provide documentation/evidence of how KulshanCLT keeps dwelling units 
affordable. 

KulshanCLT's mission Is to ensure homes are permanently affordable. The affordability of KulshanCLT's 

homes is secured through the Kulshan Community Land Trust Ground Lease (attached). 

2.) Per BMC 20.27.030(F), Request for Regulatory Modification, KulshanCLT requests the following 
modifications: 

Minimum lot size -

Minimum street frontage -

Required: 4,000 sf Proposed: 2,800 sf and 3,360 sf 

Utilizing BMC 20.27, KulshanCLT requests an earned increased density 

of 50 percent over the otherwise allowable density, which will allow 

three single fami ly units instead of two on the site. This meets the 

primary goal of the Demonstration Housing Ordinance (BMC 20.27) by 

maximizing density and creating innovative permanently affordable 

homeownership projects. 

Required: Front on minimum standard street and minimum lot width is 

30'. 

Proposed: Use the alley for access and not develop W. lndlana or 

Lafayette Streets. The attached lot widths will be 25' wide. 

The City of Bellingham Planning Department expressed support for a 

site plan utilizing the alley for access, instead of developing W. lndlana 

or Lafayette Streets, for the best use of the site. 

Setbacks - Lots A & B (lots 1 & 2 on preliminary short plat drawing): 

Attached SF code is BMC 20.32.04S(E)(l). 

Required: Front yard - 40'CL, 12.S'PL 

Side yard flanking -10' PL 

Lot C: Detached SF code is BMC 20.30.040{F). 

Required: Front - 22.5' PL 

Proposed: 2' PL to post, 

8' PL to wall 

Proposed: 5' PL 

Proposed: lO'PLto 

post, 16' PL to wall 

The portion of W. Indiana Street abutting the Northside of the project 

site is unimproved, thus the proposed side yard flanking setback would 



not seem out of character with the surrounding area. Additionally, the 

Lafayette Street right-of-way abutting the Eastside side of the project 

site is unimproved, thus the proposed front yard setbacks would not 

seem out of character with the surrounding area. 

3.) Per BMC 20.27.030{H), KulshanCLT requests exemption from the traffic Impact fee (TIF) in 

accordance with BMC 19.06.030{E), the school Impact fee in accordance with BMC 19.068.0BO{A)(l)(d), 

and the stormwater fee in accordance with BMC 15.16.040(A). Exemption from these fees will increase 

KulshanCL rs ability to develop these homes and preserve their affordability. 



When Recorded, Please Mail io: 

Kulshan C<>mmuni!)' Land Trust 
1303 Commercial Street, Suite 6 

Bellingham, WA 98225 

Kt:lit:.IVt:.U 

City of Botfing~om 

Planning & Community D&velopment 

KULSHAN COMMUNITY LAND TRUST GROUND LEASE 
Gl1Ultor(s): Kulshan Cornrnuniry Land Trust 
G~ntec(s): Homeowner Name 
Assessor's Tax Parcel N=ber. Rererence number ofdocumcnl(s) assigned or released: .uxxu xiooou .uxx 
Legel De~ript!on: 

Full Legel Description. 

Situale in Whatcom Cowity, Wesb.ington. 
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10. 7 AFTER ONE YEAR. KULSRANCL T SHALL HA VE POWER OF ATTORNEY TO CONDUCT 

SAU 
10.8 PURCHASE OPTION PRICE EQUALS LESSER OF APPRAISED VALUE OF HOMEOWNER 'S 
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14.10 PARTIES BOUND 
14.11 GOVERNCNG LAW 
14.12 RECORD!NG 

Exhibits That Must Be Atl•cbtd 
£xhibi1 LETTERS OF AGREEMENT AND ATTORNEY 'S ACKNOWLEDGMENT 
Exhibit LEASED LAND 
Exhibit DEED 
E."thibir PERMITTED MORTGAGES 
Exhibit FTRST REFUSAL 
Exhibit COMMUNITY LAND TRUST GROUND LEASE RIDER 

Other £.i;hlbl!s to be Attached iu Appropriate 
Exhibit ZONING 
Exhibit RESTRICTIONS 
Eitl1ibir INITIAL APPRAISAL 

THIS LEASE ("this Lense" or "<he Lease") cn1en:d into !his day of _ _ __ __, 
20 , between KULSHAN COMMUNITY LAND TRUST ("KULSHANCL T") and 

- - and ("Homeowner"). 

RECITALS 

A. The KulshanCL T is organi:red exclusively for charitable purposes, iJlcludiog lhe purpose of providing 
homeownership oppornmitles for low and moderate income people who would otherwise be unable to afford 
homeownership. 

B. A goal of the Kulsh:mCL T is 10 prci;erve affordable homeownership opportunities l.hroug.h lhc long-rerrn 
leasing of land under owner-occupied homes. 

C. The Leased Land described in this Lease has been acquired and is being lessed by the KulshanCL T in 
furtherance of 1his goal. 

D . The Homeowner sb~cs the pwposcs of the KulshanCLT and has agreed 10 emer into this Lea.«: not only to 

obtain the benefiis of homeownership, b111lllso10 fw1her the charitable purpo~s oflhe Kul$h1i11CLT. 

E. Homeowner and KulshanCLT recognize the special narun: oftJ1e terms ofthi~ Lease, 'Ind each of them 
acceplS these terms, incfudin11 !hose tel'Jllll lha1 affec1 the rnarketiJlg and resale price of lhe property now being 
pW'Chased by the Homeowner. 

F. Homeowner md KulsbanCL T agree tbar the terms of this Lea.c;c further their shared goals over an extendod 
period of time and through a succession of owners. 

NOW THEREFORE, Homeowner and Ku!shauCL T agree on aU of the terms and conditions of this Lease BS SCI 
forth below. 

DEFINlTIONS: Homeowner and K.ulshanCLT agree on the following definitions of key terms Ulied in this 
wse. 

Bw1knJp1cy. Any action under the Bankruptcy laws ofrhe United Scates., BS now iD fo~ or as ameoded, any 
2encral iwignment for the benefit of creditors, any action under lhe laws of lhe State of Wa.shin£1on seeking a 
receivership, conservatorship or &imilar divemnent of ownership and control of the Homowner's tights wider this 
Lease or sintilar action under the laws of any state or country. 

Base Price: the total prlce that is paid for the Home by the Homeowner. The contract price not including subsidy 
in the form of deferred loans or gronrs ro the Homeowner. 

Capi1a/ sysiems: The roof, plumbing. foundation, electrical, beating unit, sewer line, insulation, or windoM 
which are part of the perrnanenr strucrures upou the leased land. 

E1•errr of Default: Any violarion of the terms of th& Lease unless it has been corrected ("cured~) by Homco"11er 
or lhe holder of a Permiued Mongagc in tJ1e spedfied period of time after e wrinen Notice of Default has been 
given by K ULSHANCL T, and as further defined in Article 12 of this Lease. 

Hom<r: Ilic rc.sidentisl scrucrure and olher permanent improvements localed on the Leased Land s.nd owned by the 
Homeowner, including both the original Home described in Exhibit_: DEED, and all permanenr 
improvements added thereafter by Homeowner at Homeowner's expense. 

KVlSHAN CLT: Kalsban Coll'lll'lunily Land T rus~ a Washington non-profir corporarion, or aoy successor in 
intcre3t 1here10 which has assumed the rights, duties and re$p01!Sibilities ofKulshan Conununity Land T rus1 
uuder this Leese. 

l eas<r: This Lease, toge1her with all Exhibi1s, Anachmeots and amendments hcrero. 

lease Fee: The monlhly fee that the Homeowner pay; to lhe KulshanCLT for the cont;nuing Ulie of the .Leased 
Land and any additional amounts tha1 the Kulsh:i.nCL T charges to the Homeown~ for reasons pcnniued by this 
Lease. 
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b) Sbould the Home lie in a flood bazard l.Olle BS &fined by the National Flood Josurance Plan, the 
Homeowner shall keep in full force and effect flood insurance in the maximum emouot available. 

c) The HomeowtleJ' shall also, at its sole expense, lll8inl8io in full force and effect public liability insurance 
using !SO Form HO 00 03, or its equivaleni, in the llI!lOWlt of$300,000.00 per occurrence and in the aggregate. 
The KulshanCLT shall be named iu; an edditional insured using lSO Fonn HO 04 41 or its equivalent, and 
certificates of insurance shall be delivered to the KulsbanCL T prior to the corrunencement of the Lease and at 
eacb lllll1iversary date thereof, 

d) The dollar ll.IIlOWlt.s of such coverage may be increased from time 10 lime ar the J<ulshanCL T's request but 
noL more often than once in any one-year period. KulshanCLT shall inform the Homeowner of such required 
increase in coverage al least 30 days prior to the next date on which the inmraoce policy is to be renewed, and 
the Homeowner sball assure that the renewal includes such change. The amount of such increase in coverage 
shall be based on current trends in homeowner's liability insurance coverage in die area in which the Home is 
located. 

9..5 WHAT HAPPENS IF HOME IS DAMAGED OR DESTROYED. Except as provided below, in the eveot 
of fire or other damage to the !fome, Homeowner shall take all steps necessary to assure the repair of sucb 
damage and the restorauon of the Home to its condition immediately prior to the damage. All sucb ~airs and 
restoration shall be completed as promptly as possible. Homeowner shall also promptly take all st.cps necessary 
to assure that the Leased Land is safe aod lhat the damaged Home does not constitute a danger to persons or 
property. 

a) If Homeowner, based on professional estimates, determines either {a) that full rep~ir and restoration is 
physically impossible, or (b) that the available insurance proceeds will pay for Jess lheo the full cost of necessary 
repairs and tl.iat Homeowner clI!llot otheru~se afford 10 cover the balance of the cost of repairs, tben Homeov.'ller 
shall notify J<ulshanCLT oflhis problem, and KulshanCLT may then help to resolve the problem. Methods U5ed 
to resolve the problem may include efforts to increase the available insure.nee proc~ds. efforts 10 reduce the cost 
of necessary repain:, efforts to arnnge affordable financing covering the costs of repair not covered hy insW'llllce 
proceeds, and any otoomethods agreed upon by both Homeowner and KulsbanCLT. 

b) If Homeowner and KulsbanCLT cannot agree on a way of restoring the Home in the abseoce ofadequ.ate 
insurance proceeds, tben Homeowner may give K.ulshanCL T written notice of intent to terminate the Lease. Tbe 
date of actual tennination shall be no Jess than 60 days after the date of Homeowner's notice of intent to 
terminate. Upon termination, any insurance proceeds payable to Homeowner for damage to the Home shall be 
paid as follows. 
FIRST, to the expenses of their collection; 
SECOND, to any Permitted Mortgagee(s), to the extent required by the Permilted Mongage(6); 
THIRD, to the expenses of enclosing or razing the remains of the Home and clearing debris; 
FOURTH, to the KulshanCLT for any amounts owed under this Lease; 
FIFTH, to the Homeowner, up to an amount equal to the Purcba~ Optioo Price, as of the day prior to the loss, 
less any ll.lllounts paid with respect to the second, 1bird, and fourth clauses above; 
SIXTH, the balflllce, if any, to the KulsbaoCL T. 

9.6 WHAT HAPPENS IF SOME OR ALL OF THE LAND IS TAKEN FOR PUBLIC USE. a) If all of the 
Leased Land is taken hy eminent domain or otherwise for public PWll<>seS, or if so much of the I.eased Land is 
takeo that the Home is lost or damaged beyond repair, the Lease shall terminate as of the date when Homeowner 
is required to give up possession of lbe Leased La.ad. Upon such termination, the entire amouru of any eward{s) 
paid shall be allocated in the way described io Section 9.5 above for insurance pro~. 

b) In the event of a taking of a portion of the Leased Land that does noc result in damage to the Home or 
significant reduction In the usefulne.ss or desirability of the Leased Land for resideot:ial purposes, then filly 
moueiary compensation for such laking shall be alloca1ed entirely lo J<ulsbanCLT. 

c) In tl1e event of e Wcing of a portion oftbe Leased Land that results in damage to lbe Home only to such an 
extent that the Home can reasonably be restorol 10 a residential usc consistent with this Lease, then the damage 
shall be treated as damage is treated in Sectioo 9.5 above, and monetary compensatioo shall be allocated as 
insurance proceeds are to be allocated under Section 9.5. 

9. 7 IF PART OF THE LAND IS TAK.EN, THE LEASE FEE MAY BE REDUCED. In the event of any takin2 
Oial reduces the size of the Leased Land but does not result in the tenninatioo of the Lease, KulshanCLT shall 
reassess the fair rental value of the rcmnio.ing Land and shall adjus1 the Lease Fee if necessary 10 assure that the 
monthly fee does not exceed the monlh.Jy fair rental value of the Land for u.se as restricted by the Lease. 

9.8 IF LEASE IS TERMINATED BY DAMAGE, DESTRUCTION OR TA.KING, KULSHANCLT WILL 
TRY TO HEU' HOMEOWNER BUY ANOTHER KULSHANCLT HOME. If this Lease is terminated as a 
result of damage, de.stnJclion or talcing, KulshanCLT sball rake reasonable steps to allow Homeowner to purchase 
another home on another parcel of leased Lend owned by KulshanCLT if such bomt can reasonably be made 
available. If Homeowner purchases such a bome, Homeowner agrees to apply any proceeds or award received by 
Homeowner to the purchase of the home. Homeowner understands that there are nwncrous reasons why it may 
not be possible to make sucb a bome available, and shall have no claim against KulshanCLT if such a home is not 
made a\ltlilable. 

ARTICLE JO: Transrer of the Home 

10. l INTEITT OF THIS ARTICLE IS TO PRESERVE AFFORDABILITY: Homeowner and KulsbanCLT 
agree that the provisions of this Miele 10 are intended to preserve the affordability of the HOJTle for lower 
income households and expand access to homeownership opportunities for such hou.-;eholds. 
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10.2 HOMEOWNER MAY TRANSFER HOME ONLY TO KULSHANCLT OR QUAL!FIED PER.SONS: a) 
Homeowner may transfer !be Home oo.ly 10 the KULSHANCLT or an Income-Qualified Person as definetl below 
or otherwise oo.ly as explicitly pcrmined by the provisions of this Article 10. All such 1nnsfer:s are to be 
completed only in strict compliance with this Article 10. Ally purported tl"llnsfer lba.l does not follow !be 
proccdlll'l:s se1 fol1h below, el!cept in lhe case of • 1.ransfer to n Permined Mongagec in lieu of foreclosure. shall 
be null and void. 

b) "Jncome·Qualificd Person" shall mean 8 peison or group ofpenons whose household income docs nol 
ex.cud eighcy percent (80%) of che medinn household income for the applicable Standard MelrOpolitan Slarislical 
A.ml or Cowny as calculatro and adjusced for household size from time to time by lhe U.S. Dcpanmenc of 
liousing and Urban Development (HUD) or any successor. 
10.3 THE HOME MAY BE TRANSFERRED TO CERTAIN HEIRS OF HOMEOWNER: If Homco\>ncr dies 
(or if the last surviving co-owner of the Home dies), the execuror °'persona l representative ofHomeowner's 
estate shaU no1ify KulshanCLT wilhin ninecy (90) days of lhe dale of the death. Upon rceciving sucb notice 
Kuls.banCL T shall consenr to a transfer of the Home and Homeowner's rights to the Leased Land co one or more 
of the piwible heirs of Homeowner l~d below as "u," "b," or "c," provided that a Lener of Agreemenr and a 
Leiter of Anomey's Acknowledgment (as dc:scribed in Article 1 above) ace submined !O KulsbanCLT to be 
aneched co the Lease when it is rransfcned to lhe bei.rs. 

a) tbe spouse of lhe HomeoWl\Cl; or 
b) the naIUtal or adopred child or cliildzcn of the Homeowner; or 
c) m=ber(s) of !he Homeowner' s household who Wiv.:: resided in tbe Home for at leas1 one yesa 

immedia1ely prior to Homeowner's de61h. 
AJJy other heirs, leg~tees or devisees of l:!omeowocr, in addition to subminiog Lette11 of Agreemem and 
Anomey's Acknowledgment as provided above, must demonstrace to KulsbanCL T's satisfaction !hat !hey are 
Income-Qualified Persons as defined above. (f chcy C8llll0t dcmonstl"lltc wt they are lncornc-Qualificd Persons, 
!hey shall 001 be entitled to possession of the Home but must transfer tbe Horne in accordance witb tbc provisions 
of \his Anicle. 

10.4 HOMEOWNER MUST GIVE NOTICE OF INTENT TO SELL: In the event cha.t Homeo"ncr wishes to 
sell Homeowner's Propeny, Homeowner shall ootify KulsbanCLT, ill writing, of such wisb {tbe ln1enHo-Sell 
Notice). This Notice shall include a slaternent as !O whetber Homeowner wishes to recommend a prospective 
buyi:r as of the dale of the Notice. 

10.S UPON RECEIVl'NG NOTICE, KULSHANCLT HAS AN OPTION TO PURCHASE THE HOME. a) 
Upoo receipl of an Intent-to-Sell Notice from Homeowner, KulshanCLT shall have tbc optioo lo pw-cha.se the 
Home et !he Purcbese Option Price calculelcd es sel fo!1h below. The Pw-cbase Oprioo Price is designed to 
funher the purpose of preserving the affordabilicy of the Home for succeediJl& Income-Qualified Persons while 
taking fair account of lhe illvcsanenl by the Homeowner. 

b) If KulsbanCLT elects co purcbese the Home, KulshanCLT shall exercis~ tbe Pwd1ase Option by ootifyillg 
Homeowner, io writing, ofsuch election (tbe Notice of Exercise of Opcion) within forty.five (45) days of !he 
receipt of tbe lntenHo-Sell Notice. or tbe Option sball expire. Having given such not ice, KulshanCL T may 
cilher proceed to purchase tbe Home direc1ly or may assign tbe Pure base Optioa to an lncomc-Qualified Pason. 

c) Tbe pw-chase (by KulshanCLT or KulshanCLT's assignee) must be 'comple~ within sixcy (60) days of 
KulsbanCLT's Noricc of Exercise of Op1ion, or Homeowner ruay sell the Home and Homeowner's rights to !he 
Leased Laod 85 provided in Sec1ioa I 0.7 below. The rime permitted for tbe completion of tbc purchase may be 
cx1ended by murual agreement of KulshanCLT a:nd Homeowner. 

d) Homeowner may recommend co KulshanCLT a prospective buyer who is an Income-Qualified Pmoa aod 
is prepared 10 submJ1 Letters of Agretment and Attorney's Acknowledgement indicating infom1ed acupwice of 
tbe terms of this Lease. KulsbanCLTshsll make r.:asonable effons to 111T1l11ge for the assignment of the Purchase 
Optioa to such person, uni~ KulshanCLT dete~ that its charitable rois.sion is bener served by retaining the 
Home for anochcr purpose or tnlns~rring tbe Horoc 10 anotber party. 

l 0.6 If PURCHASE OPTION EXPIRES, HOMEOWNER MAY SELL ON CERTAIN TERMS: If the 
Purchase Option bas expired or if KulsbanCL T bns failed tn complc1e the purchase within the six1y-day period 
allowed by Section 10.5 above, Homeowner may sell the Home to any Income-Qualified Pe™>n for nol more 
tban the tben applicable Purchase Option Price. If Homeowner bas made diligent effons to sell the Home for ol 
lease six months after the CJ1pirtition of the Purchase Option (or s ix monlhs after the e:xpir.ition of such sixcy--Oay 
period) and the Home still has 001 been sold, Homeowner may tben sell tbe HODlll, for a price no greater lhan lhe 
then applicable Pwchase Optioo Price plus an amoUJll allowing fur repoymcnt of the principal and accrued 
intercs1, if any, of aU indebtedness awed to the City of Bellingham and the Federal Home Loan Bank, 10 any 
pony regardless of whctber that party is an lDromc-Qualificd Person. 

10.7 AFTER ONE YEAR. KULSHANCLT SHAll HA VE POWER OF ATTORNEY TO CONDUCT SALE: 
[f KulshanCL T does not exercise its option and comple1e !he purchase of Homeowner's Property as described 
above, and if HoDlCowner (a) is 001 then residing in the Home and (b) conrinues 10 hold Homeowner's Property 
ou1 for sale but is unable to locace a buyer and e:tecutc a binding pun:hasc and sale agreement wilhin ooe year of 
the date of the Intent to Sell Nolice, Homeowner does hereby irrevocably appoin1 Kuls.banCLT its aaoruey io fact 
10 seek a buyer. oegotiale o reMSOGllble price !hat furthers the purposes of Ibis Lease. sell the prop.:ny, ilOd pay to 
lhe Homeowner lhe proceeds of sale, minus KulshanCLT's costs of sale and any otber sums owed KulshaoCLT 
by Homeowner. Such appointment and power of attorney sball be effective as of tbe da cc one year (365 days) 
after the date of lhe lnteol to SeU Notice. If tbe power of Anomey granicd by chis section becomes effutive, ic 
sball divest Homeowner of lhe power to sell tbe Ho.me. 
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NOTICE OF PUBLIC MEETING 

You are invited to attend a meeting being held by Kulshan Community Land Trust at 
Shuksan Middle School, 2717 Alderwood Ave, Bellingham, WA 98225 on Thursday, 
August 291

h 2013 at 6:00pm to introduce the following proposed project: 

Kulshan Community Land Trust, a non-profit community deve lopment organization, 
proposes building three permanently affordable homes at 2939 Lafayette St. 
Bell ingham, WA 98225 in the Birchwood Neighborhood. 

Utilizing the City of Bellingham's Demonstration Program for Innovat ive Permanently 
Affordable Homeownership Projects (BMC 20.27), KulshanCLT requests a 50% density 
bonus which wil l allow three homes on two existing lots. This meets the primary goal of 
the demonstration ordinance In maximizing density and creating innovative 
permanently affordable homeownership projects. 

These homes, similar to homes recently bullt by KulshanCLT nearby, will exceed energy 
efficiency requirements, feature solar energy, and will be compact in design. Using the 
CLT model, these homes will be sold to low to moderate income buyers at or below 80% 
area median income. 

KulshanCLT has successfully developed seventeen new construction projects. These 
three homes represent the fina l phase of eight homes (ten housing units) in the 
Birchwood Neighborhood close to schools, services, and transportation. 

KulshanCLT is committed to providing permanently affordable homeownership 
opportunities throughout Whatcom County with a focus on neighborhoods with high 
concentrations of rental units or high turnover rates at nearby schools, such as the 
Birchwood Neighborhood. 

To date, KulshanCLT has 110 homes in trust and has served over 135 families since 1999. 

We are holding this meeting to tell you about the proposal and invite your comments 
and questions. As required by the City of Bellingham, it is being conducted before we 
apply for land use permits (or plan amendments, as applicable.) We can be reached by 
contacting Dean Fearing at (360) 671-5600x106 if you have any quest ions rega rding the 
meeting. 



PRE-APPLICATION NEIGHBORHOOD MEETING ATIENDEES 
Thursday, August 29•h 2013 

Shuksan Middle School, 2717 Alderwood Ave. 
Project Site: 2939 Lafayette St. Bellingham, WA 98225 

1. Dean Fearing, KulshanCLT 
Project Applicant 

2. Erin Bren, KulshanCLT 
Project Applicant 

3. Greg Robinson, Greg Robinson Architect 
Project Architect 

4. Kurt Nabbefeld, City of Bellingham 
Senior Planner 

5. Kurt Baumgarten & Emily Jones 
Owners of adjacent property to south of project site 

6. Elizabeth Li 
Owner of property to south of project site 

7. Jack Weiss 
Birchwood Neighborhood resident 

8. Unknown 
Birchwood Neighborhood resident 

9. Unknown 
Birchwood Neighborhood resident 

10. Unknown 
Birchwood Neighborhood resident 



December 26, 2013 

Lindsay Kershner - Planner 
Planning and Community Development Department 
City of Bellingham 
210 Lottie Street 
Bellingham, WA 98225 

EXHIBIT C 

RE: Kulshan Community Land Trust (KCL T) - PDC2013-00011 , DRC2013-00017, SUB2013-
00029 

Dear Ms. Kershner-

My wife, Emily, and I respectfully submit the following comments rega rding the proposed KCL T 
development at 2939 Lafayette Street. Emily and I have been strong KCL T supporters for over a 
decade and we own the two lots (7&8) Immediately south of the proposal. As you know, we are 
currently ln the process of developing the alley that this project will likely use for access and the 
City Parks trail that will front the homes {ES-0480). Additionally, we hope to build our own home 
next door in the very near fu ture. As such, we are In a unique position to provide comment. 

We are extremely supportive of this project as proposed in the drawing provided to us with the 
"Notice of Application ." We trust KCL Twill build high quality energy efficient homes that fit the 
neighborhood character and remain permanently affordable. These homes will be an asset to 
the neighborhood and community at large as is evident by the six other KCLT homes in the 
Immediate vicinity. 

Our comments fail into three main categories - lot orientation and parking, fencing, and exterior 
storage. The following should help provide appropriate mitigation for the requested additional 
50% density bonus. 

Lot Orientation and Parking 
The proposed orientation of the lots and location of parking for the homes represents the best 
access while retaining the maximum street parking on W. Indiana for visitors. Alley access 
keeps the section of W. Indiana Immediately adjacent to Lot 1 available for on street parking. 
Additionally, the proposed lot configuration results in only one residence abutting our property 
line. This is far more desirable than having multiple backyards (and neighbors) facing our side 
yard. 

Fencing 
Fencing is proposed for the garbage enclosures and along the property line shared with our lot 
(8). Both of these fences are appropriate mitigation for the increased density and reduced lot 
size. We are very supportive of the locations of the fencing as depicted in the application 
drawing. 

Exterior Storage 
As proposed, there Is no exterior storage for any of the residences. We propose that enough 
exterior storage be provided to accommodate basic yard maintenance tools. 



Perhaps, to keep cost down, one storage unit could be shared by the two attached single family 
units resulting In a total of two small storage units. 

Thank you for consideration of our comments. We look forward to seeing this important project 
come to fruition. 

Since rely, 

Kurt Baumgarten and Emily Jones 
2807 Patton St. 
Bellingham, WA 98225 
360.671 .1975 
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PLANNING AND COMMUNITY DEVELOPMENT DEPAR~~~I BIT D 
Planning Division 

210 Lottie Street, Bellingham, WA 98225 
Telephone: (360) 778-8300 Fax: (360) 778-8302 

DESIGN REVIEW PERMIT 
for 2939 Lafayette Street 

DRC2013·00017 

Construction of a detached single family residence and an attached single 
family residence through the Demonstration Program for Innovative 
Permanently Affordable Homeownership (Program), Bellingham Municipal 
Code (BMC) 20.27. The Program requires that design review is conducted 
for the project. 

2939 Lafayette Street; Birchwood Neighborhood, Area 14; Residential 
Multi, Duplex zoning designation 

Lots 9-10, Block 10, Eldridge's 2nd Addition to Bellingham 

Kulshan Community Land Trust (KCL T}, 1303 Commercial St. Ste. 6, 
Bellingham, WA 98225-4349 

Dean Fearing, Kulshan Community Land Trust, 1303 Commercial St. 
Ste.6., Bellingham, WA 98225. (360) 671-5600 

Approved with Conditions. 

S t"1. 
February , 2014 

1 - Site and Construction Plans 
2 - Model Color Rendering 

t. FINDINGS OF FACT AND CONCLUSIONS OF LAW 

1. The subject property is in Area 14 of the Birchwood Neighborhood and the zoning 
designation is Residential Multi, Duplex with a density of 4,000 square feet per unit. The 
property is located on the northeast corner of Lafayette and W. Indiana Streets, is currently 
developed with a detached single family residence and garage, and the topography is flat. 
The size of the lot is 8,960 square feet. 

2. Surrounding zoning and land uses consist of: 

• North: Across W. Indiana Street are detached single family residences with the same 
zoning as the subject property. 

• South: Undeveloped property with the same zoning as the subject property. 
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• East: Undeveloped Lafayette St. right-of-way and Squalicum Creek Park (Public }. 

• West: Across the a ll ey that is under construction, are two detached single famil y 
residences. 

3 . Lafayette Street is 55-feet wide and is undeveloped, except for an informal trai l. The trail is 
used by the public as a connection between Squalicum Creek Park and the Bay to Baker 
trail. W . Indiana St.. abutting the site, was improved with the Harrid Pack Short plat. A 
variance from the street standards was approved by the Hearing Examiner (HE-07-PL-031) 
to not construct W. Indiana St. to the minimum standard. The alley is under construction 
and proposed to be the primary access for this proposal. The property owners south of the 
subject property received a variance (HE-13-PW-005) from having to construct Lafayette 
St. and are currently improving the alley for access to Lots 5-8 and the tra il in Lafayette St. 

4. KCL T proposes to demolish the existing build ings, subdivide the subject property into three 
lots, and develop the proposed Lots 1 & 2 with an attached single fam ily residence and the 
proposed lot 3 with a detached single family residence. The dwelling units would each 
have a floor area of 1,200 square feet and the lots would use the a lley for access. The 
attached Lots 1-2 would be 2,800 square feet and lot 3 would be 3,360 square feet . 

5. The current zoning only allows two dwelling units on the subject property, but the Program 
allows for an earned increased density of up to 50 percent over the otherwise allowable 
density in the applicable residential zone if 100 percent of the dwelling units in the project 
are provided and retained as permanently affordable owner-occupied homes, subject to the 
eligibility requirements {BMC 20.27.030). The Program requires City Council project 
approval. Therefore, if the project is approved by City Council, the proposal to develop the 
property with three dwelling units would be allowed. 

6. The Program allows the applicant to request modifications from the required development 
regulations. The applicant has (for both the detached single family residence and attached 
single family residence) requested modifications from the minimum lot s ize. minimum street 
frontage, and setbacks (specifics shown on the short plat site plan). 

7. BMC 20.27.0300 requires single-family housing projects receiving earned increased 
density under this chapter to comply with the design review process and site location 
criteria for multifamily residential development in BMC 20.25 to protect, maintain, or 
enhance neighborhood character and compatibility. 

8. To initiate the subject proposal, the applicant completed a pre-application conference with 
City Staff on August 13, 2013. 

9. The applicant held a Neighborhood Meeting for the proposed project on August 29, 2013. 
Seven members of the public attended the meeting. Overall, the attendees were in favor of 
the project. 

10. The subject design review application (DRC2013-0017) was submitted on October 9, 2013. 

11. On October 9, 2013, along with the subject design review application, KCL T submitted 
planned permit and short subdivision applications to comply with the requirements in the 
Program, BMC 20.27. The Hearing Examiner makes a recommendation on the Program 
and short plat. then City Council decides both applications. 

12. Per BMC 20.27.040 E, the director's decision for the subject design review permit should 
be forwarded to the hearing examiner with staff's recommendation on the Program and 
short subdivision. 
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13. On November 6, 2013 the City issued a Notice of Complete Application and Request for 
Information (RF/) to show compliance with specific requirements of the Program and the 
design of the build ings did not appear to meet some of the multifamily design review 
guidelines (MFDR). 

14. On November 26, 2013, the applicant submitted the requested information and did not 
revise the materials to reflect all of the request. The applicant did not wish to modify the 
proposal based on Staffs comments regarding the project not complying with all of the 
multifamily design review guidelines. 

15. On December 11, 2013, Staff sent another RFI requesting that the buildings are modified to 
comply with the M FDR. 

16. A Notice of Application was issued on December 13, 2013 and sent to all property owners 
within 500' of the subject site. Staff received one comment in response to the notice. The 
comment was from the owners of the vacant lots immediately south of the subject property 
who are supportive of the project and the design, but they requested that KCL T plan for 
storage needs of the future homeowners by providing storage sheds. 

17. On December 16, 2013 the applicant submitted revised building designs in response to the 
December 11. 2013 RFI. 

18. On January 14, 2013, the applicant elected to submit a revised design for the detached 
single family residence. 

19. Mark Young with the Bellingham Police Department reviewed the project for compliance 
with the Crime Prevention through Environmental Design (CPTED) principles and made 
recommendations to apply them to the project. 

20. Leslie Bryson with the Parks Department reviewed the proposed connections between the 
east side of the residences to the public trail. Recommendations were made on how best to 
provide privacy for the residences and public, while still meeting the CPTED guidelines. 

21. The proposal meets the MFDR standards because the building locations and design are 
compatible with the existing character of this area of the Birchwood Neighborhood. 

22. The orientation of the buildings toward undeveloped Lafayette St. and the covered front 
porches will provide the home owners with a view of Squalicum Creek park and Mt. Baker, 
while enhancing safety through visibil ity and lighting for citizens using the public trail. 

23. Adequate provisions for stormwater will be provided on the proposed Lots 1-3 and the 
development will comply with the stormwater development regulations in BMC 15.42. 

24. The proposed development, as conditioned in Section II herein, conforms to the multifamily 
design review requirements in BMC 20.25 and should be approved. 

25. Any Finding of Fact that should be denominated a Conclusion of Law shall be deemed to 
be a Conclusion of Law. Any Conclusion of Law that should be denominated a Finding of 
Fact shall be deemed to be a Finding of Fact 

II. DECISION AND CONDITIONS 

Based upon the Findings of Fact and Conclusions, the Director of Planning and Community 
Development or Designee, approves the Design Review Permit DRC2013-00017, for the plans 
in ATTACHMENTS 1 and 2. subject to the following conditions: 
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A. Conditions: 

1. City Council shall approve an ordinance for the subject development through the 
Demonstration Program for Innovative Permanently Affordable Home ownership, BMC 
20.27. 

2. The development shall be consistent with the elevations and renderings on 
Attachments 1 and 2. 

3. Landscaping shall be generally consistent with the Landscaping Plan in Attachment 1, 
Sheets L • 1 and 2, including the following: 

a. A street tree permit shall be obtained to plant three trees Jn the Lafayette street right
of-way. 

b. Landscaping that includes a mix of trees, shrubs, and ground covers, shall be 
provided in the Lafayette St. right--of-way to provide a buffer between the proposed 
residences and the public trail. The PCDD shall approve the design and location. 

c. Any fencing proposed within the Lafayette St. right--of-way shall not exceed 3' 6" and 
the design shall allow for visibility between the residences and the public trail. All 
fencing shall be reviewed by the Planning and Community Development Department 
prior to installation. 

d. The location and design of the pathways leading from the east side of the residences 
are subject to approval of the PCDD and Parks Department. 

4. The following CPTED principles shall be applied as recommended by Mark Young with 
the Bellingham Police Department: 

a. On the east and west sides of each dwelling unit the address numbers shall be 
clearly visible and outdoor light fixtures installed near the covered porches. The style 
of the light fixtures shall be typical of residential outdoor light fixtures. 

b. Remove some of the lower limbs of the existing Douglas Fir tree to provide more 
light and visibility on the west side of Lot 1. 

B. This application is subject to the applicable requirements contained In the Bellingham 
Municipal Code, and Fire and Building Codes. It is the responsibility of the applicant to 
ensure compliance with the various provisions contained in these codes. Any element(s) of 
the project design that is conditioned in the design review approval, but not in compliance 
with other applicable codes, may be subject to design review in the event correcting such 
element(s) requires redesign . 

Ill. AMENDMENTS 

Amendments to this Design Review Permit may be requested by the owner and approved by 
the Planning and Community Development Department in writing, provided such amendments 
do not substantially change or alter major elements of the project. 

IV. EXPIRATION 

The subject Design Review Permit decision is valid for two (2) years from the date of issuance 
unless a completed building permit application, with the other required concurrent submittals, is 
submitted and determined to be complete prior to such date. 
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V. APPEAL 

Pursuant lo BMC 21.10.110(J) this Design Review Permit decision may be appealed within 14-
days from the date of this decision lo the City's Hearing Examiner. Procedures for appeal to the 
Hearing Examiner are contained within BMC 21.10.250. 

Prepared By 

~r~ 
Planner I Senior Planner 
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.. ,\ Attachment 2 

2939 Lafayette Street, Bellingham, WA Perspective View Looking Southeast 



2939 Lafayette Street, Bellingham, WA Perspective View Looking Northwest 



Kershner, Lindsay M. 

To: 
Subject: 

From: Bryson, Leslie B. 

Bryson, Leslie B. 
RE: KCL T project 

Sent: Tuesday, February 04, 2014 2:49 PM 
To: Kershner, Lindsay M. 
Subject: KCLT project 

Lindsay: 

EXH\B\T E 

Thanks for sending me information and meeting with me about this project. Parks and Recreation Is supportive of the 
project, and of not constructing Lafayette Street. We look forward to reviewing final plans for trail connections, paths 
and landscaping. 

Les lie Btyson 
Design and Development Manager 
City of Bellingham Parks and Recreation Dept. 
360-77 8-7000 
lbryson@cob.org 

My incoming and outgoing email messages are subject to public disclosure requirements per RCW 42.56 



Kershner, Lindsay M. 

From: 
Sent: 
To: 
Subject: 

Lindsay, 

Baldwin, Brent L. 
Tuesday. February 04, 2014 2:21 PM 
Kershner, Lindsay M. 
KCLT project 

The Public Works Department supports the modification request to allow development without construction of 
Lafayette Street and allow access off the improved alley. This recommendation is based on the previous HE variance 

approved for the adjacent properties on Lafayette Street. Per BMC 18.12 additional right of way for Lafayette Street is 
not required for circulation. 
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RECORD OF PROCEEDINGS OF 
THE HEARING EXAMINER 

CITY OF BELLINGHAM 

REGULAR HEARING 

Attachment D 

\VEDNESDAY,FEBRUARY12,2014 6:00P.M. CITY COUNCIL CHAMBERS 

CALL TO ORDER: The regular hearing of the Hearing Examiner was called to order. 

ROLL CALL: Staff Members Present: 

Recording Secretary: 

Lindsay Kershner, Planner I 
Kathy Bell, Planner II 
Kurt Nabbefeld, Senior Planner 
Kristina J. Bowker 

2. SUB2013-00029 I PCD2013-00011 I DRC2013-00017: Kulshan Community 
Land Trust is proposing to develop three dwelling units through the 
Demonstration Program for Irrnovative Permanently Affordable Home ownership. 
The proposal includes a 50% density bonus to allow the construction of one 
additional unit for a total of three single-family units. The proposal includes two 
attached single-family W1its and a detached single-family unit. Subdivision of the 
property is proposed to place each W1it on a fee simple/separate lot. The Hearing 
Examiner makes a recommendation to City Council for the demonstration 
program and if approved will ensure permanent affordability of the homes. The 
property is located at 2939 Lafayette Street, and legally described as Lots 9 - 10, 
Block 10, Eldridge's 2°d Add to Bellingham. Kulshan Community Land Trust, 
applicant/owner; Dean Fearing and Erin Bren, contacts (360) 671-5600. 
Residential Multi, Duplex Land Use Designation. Birchwood Neighborhood, 
Area 14. 

DS - Item number two, is a request by Kulshan Community Land Trust. The Hearing 
Examiner makes a recommendation to the City Council for this program, but she does 
hold the open public hearing, so this is your opportW1ity to comment. Swears in staff and 
those wishing to comment. Stated that she is familiar with the site and reviewed the 
materials in the packet. Additional materials are large-scale copies, color photographs, 
elevations, and site plans. \Ve will begin with the staff report. 

STAFF PRESENTATION: 
Lindsay Kershner - Some of the existing conditions surroW1ding the lot, Lafayette is 
unimproved right-of-way. \V. Indiana is improved to a lesser standard, as part of the 
Harrid Pack Short Plat. Lafayette Street also has an informal trail that is used by the 
public to connect to Squalicwn Creek Park and the Bay to Baker Trail. The property 
owners to the south of 2939 Lafayette Street, Lots 5 - 8, received a variance from having 
to construct Lafayette Street for primary access and construct the alley instead, with 
stormwater improvements, and also to improve the Lafeyette Street trail from Lot 8 north 

2/12/14 Hearing 
PAge - 6 



the edge of the subject property. Currently, the proposed project will connect to the 
Lafayette Street portion of the trail, or north to the path in W. Indiana Street. Parks is 
working on it, pending the final construction in Lafayette Street. If approved, the three 
lots will have individual dwelling units. Lots 1 and 2 will be 2,800 square feet in size and 
Lot 3 will be 3,360 square feet. Each of the dwelling units will have 1,200 square feet of 
floor area. The current zoning is 4,000 square feet per dwelling unit. The project was 
reviewed against the multi-family design standards under BMC. It was approved by the 
Planning Director. They are requesting modifications from street frontage, lot size, and 
building setbacks. Parks, Public Works and Fire have recommended approval of the 
Short Plat and building design. Generally there is support of the project. Staff agrees 
that there is limited storage for the residents, and recommended that storage units be 
added to each property. Staff believes KCL T has met the requirements of the 
Demonstration Program. KCL T has requested to have impacted fees waived. Some 
federal funding has been allocated for impact fees. If approved, this project will provide 
pennanent affordable housing in a manner compatible with the Birchwood 
Neighborhood. Recommends approval to City Council for the Short Plat and 
Demonstration Program. 

Kurt Nabbefeld - A variance from the front-yard setback is not required, per BMC 
20.10.0800. When the plat was originally filed they dedicated the entire 55' of Lafayette, 
so the adjacent property to Parks was never dedicated. BMC 20.10.080 says that when 
you don't have a street that meets the minimum requirement, which is a 60' width, the 
setback is taken from the dedication line. The property line is the setback requirement. 

APPLICANT PRESENTATION: 
Dean Fearing, KCLT, 1303 Commercial Street - Executive Director. We are the only 
organization to-date to use the demonstration project. This project will mirror Matthei 
Place is many ways. Since 2010 they have been working on a three-phase project: 
Matthei Place, six houses across the street on Indiana, and now this project. By building 
three homes it keeps the cost of the homes down. All the recommendations from the city 
and the neighbors, they concur with. The storage sheds aren't a problem. They are happy 
to be good neighbors. 

Hearing Examiner - There were several pages of your ground lease in the materials. 
What happens if the home owner wants to make changes to the building? 

Dean Fearing - They can't make improvements (like marble counter tops) and then 
expect to get a return on that money, because that would push the affordability for the 
next home owner. They can still make improvements, but if it were to push the 
affordability, then KCLT wouldn't sign-off on it. 

Hearing Examiner - If they wanted to put up an additional accessory building or add a 
garage? Or, just make some changes to the exterior? 

Dean Fearing- They have to get KCLT approval. 
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Lindsay Kershner - That could be added as a condition, any exterior changes have to get 
multi-family design review approvaJ. Whatever new construction would be compatible 
with the Demonstration Program. 

Hearing Examiner - Any problems with adding a condition? 

Dean Fearing - None of the other homes they have built to-day have had a condition, but 
if staff are recommending that, then they don't have a problem. 

Hearing Examiner - It's just to comply with the conditions of the demonstration 
program. Anyone like to conunent? 

PUBLIC HEARING OPENED 
PUBLIC TESTIMONY: 
Elizabeth Li, 114 W. Magnolia, Ste. 406 - Her and her husband own Lots 5 and 6 on this 
block. There only concern at this point is the aJley access and people blocking it. Her 
husband is a contractor and drives a large truck. They will be accessing the paved 
portion of the alley from W. Indiana. Concerned that there will be encroachments. There 
have been minor encroachments in the past year during development. When an alley is 
developed people may treat it differently. Lot A could take access from W. Indiana so 
one less household would be using the alley. They would like a fence to be installed. 
Most of the comer lots take access from the main road, nine of them in the area do. 
There is stuff in developed alleys, so they are concerned. This is chance they have to step 
forward and say that corner neighbors can take access from the street, rather than the 
alley. It would help a lot to have one less household driving into the alleyway. Perhaps 
they can put "no parking/no blocking" signs. Just wants people to know not to encumber 
the alley. 

Kurt Baumgarten, 2807 Patton Street - Own Lots 7 and 8 immediately to the south of the 
proposal with his wife. As far as lot orientation and parking go, they are supportive of 
the project as-designed, but would also support the driveway being turned. They support 
fencing and exterior storage since these are smaJl houses with no garages. Something to 
store at least your basic yard maintenance materials. We are half-way through thei.r alley 
project and next week the finaJ phase of excavating for gravel and paving will be done. 
It's about a 500' alley, have paved and half gravel The trail will be connected to the 
south. They are longtime supporters of KCLT. Things these will be really good homes. 

Lindsay Kershner - One of the reason that we would prefer that all lots take alley access 
is because of the informal trail just north of the Lot A property line. Having access come 
off W. Indiana could have drivers going over the trail. In the multi-family design 
guidelines it is standard to use the alleys for access when available. There is also an exit 
on the south end of the aJley, if someone was blocking the north end. Staff would be 
amenable to have "no parking" signs. They don't need a modification from the front-yard 
setback. 

Hearing Examiner - What are parking pads are going to be? 
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Dean Fearing - Grass. 

Hearing Examiner - Will they be well-marked? 

Dean Fearing - There will be fences around the recycling/garbage, and that will help 
define the parking spaces. 

Lindsay Kershner - The parking spaces are 24' deep, typical ones are only 18' so they 
will have a little more room to pull forward off the alley. 

Hearing Examiner - Will issue a recommendation on this and the Council has scheduled 
March 101

h for this item. 

PUBLIC HEARING CLOSED 

ADJOURN: 8:30 PM 

Prepared by: 

Reviewedby: ~ ~ 
Li11dSa; Ke~ er, Planner I 
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BELLINGHAM CITY COUNCIL 
210 Lottie Street, Bellinghar:Il, Washington 98225 
· Telephone (360) 778-8200 Fax (360)778-8101 

Email: ccmail@cob.org Website: www.cob.org 

BELLINGHAM CITY COUNCIL 
NOTICE OF CLOSED RECORD HEARING 

Notice is hereby given that ihe Bellingham City Council will hold a closed record hearing on Monday,. March 
10; 20141 during the meeting of the Committee Of The Whole, in the Council Chambers, City Hall, 210 Lottie 
Street, Bellingham, Washington, for the purpose of the following: 

CONSIDERATION OF A DEMONSTRATION PROGRAM FOR INNOVATIVE PERMANENTLY 
AFFORDABLE HOMEOWNERSHIP PROJECT PER BELLINGHAM MUNICIPAL CODE (BMC) 
20.27. KULSHAN COMMUNITY LAND TRUST (KCLT) HAS APPLIED TO DEVELOP .THREE 
DWELLING UNITS IN THE FORM OF TWO ATTACHED SINGLE FAMILY RESIDENCES AND 
A DETACHED SINGLE FAMILY RESIDENCE THROUGH BMC 20.27. THE HEARING . 
EXAMINER WILL HOLD A PUBLIC HEARING ON THE MATTER ON FEBRUARY 12, 2014 
AND MAKE A RECOMMENDATION ON THE APPLICATION TO CITY COUNCIL. CITY 
COUNCIL WILL CONDUCT A CLOSED RECORD HEARING ON THE MATTER AND IF 
APPROVED WILL ENSURE PERMANENT AFFORDABILITY OF THE HOMES. THE 
PROPERTY IS LOCATED AT 2939 LAFAYETTE ST., ON THE SOUTHWEST CORNER OF 
LAFAYETTE AND W .. INDIANA STREETS. ASSESSOR'S PARCEL# 380224081345; 
BIRCHWOOD NEIGHBORHOOD, AREA 14; RESIDENTIAL MULTI, DUPLEX ZONING 
DESIGNATION. 

A "closed record" hearing means that Council cannot take any new testimony or accept any new ·information for 
the record. Copies of the record are available for review in the Council Office. An electronic copy will be provided 
upon request. 

The time of the hearing will be available on the City Council's Meeting Agenda for March 10, posted on the City's 
website @http://www.cob.org/web/council.nsf/webmaterials which will be posted on Thursday, March 6th, by 
5:00 PM. Copies of the Agenda will also be available at City Hall and at the Central Library. 

For additional information, please contact Lindsay Kershner, Planning, 360-778-8369 or by email at 
LKershner@cob.org. · 

For our citizens with special needs, the Council Chambers is fully accessible. Elevator access to the second floor 
is available at City Hall's west entrance. Hearing assistance is available in the Council Chambers and a receiver 
may be checked out through the clerk prior to the evening session. For additional accommodations, please 
contact Tracy Lewis at 778-8100 in advance of the meeting. Thank you. 

Publication date: Monday, February 10, 2014 

JACK WEISS 
Council Member 

1•warc1 
738-2103 

GENE KNUTSON 
Council Member 

2"'Ward 
734-4686 

CATHY LEHMAN 
Council Member 

3"' Ward 
224-8877 

PINKY VARGAS 
Council Member 

4th Ward 
778-82!0 

TERJlY BORNEMANN 
Council Member 

S"'Ward 
305-0606 

MICHAEL Lil.,LIQUIST 
Council Member 

6'~ Ward 
778-821 2 

ROXANNE MURPHY 
Council Member 

At Large 
778-821 1 

,..:_,,_,.._ .. ~ .......... ,....,. ... 



Allan & Kirsten Pack 
2700 W Illinois St 
Bellingham, WA 98225 

Matthew & Jill Kauffman 
2938 Madrona St 
Bellingham, WA 98225 

Timothy & Natalie Page 
2934 Madrona St 
Bellingham, WA 98225 

Colin Kennedy 
2926 Madrona St 
Bellingham, WA 98225 

Janet Elsea 
2920 Madrona St 
Bellingham, WA 98225 

Frances A Downing Trust 
2912 Madrona St 
Bellingham, WA 98225 

John & Nelly Herford 
3082 Northshore Rd 
Bellingham, WA 98226-7827 

Roger & Estigenia Kreyer 
2924 Patton St 
Bellingham, WA 98225 

Alice Jorgensen 
12408 681h Ave NE 
Kirkland, WA 98034-5706 

Daniel & Sandra Pilkey 
2900 Patton St 
Bellingham, WA 98225 

Marlo & Charlene Sundseth 
2906 Madrona St 
Bellingham, WA 98225 

Christopher & Wendy Johnson 
2900 Madrona St 
Bellingham, WA 98225 

Christine Woodward 
2715 W Illinois St 
Bellingham, WA 98225 

Laura Schlenker 
PO Box 1714 
Mukilteo, WA 98275-7914 

Quinn Irving 
2625 Cedarwood Ave 
Bellingham, WA 98225 

Teresa Pugh 
1700 Lindsay Loop 
Mt. Vernon, WA 98274-6199 

Darlene Anderson 
2836 Madrona St 
Bellingham, WA 98225 

Tiffany Bernhard 
2828 Madrona St 
Bellingham, WA 98225 

Vicky Moyle 
2826 Madrona St 
Bellingham, WA 98225 

Christopher & Lila Gray 
702 Kentucky St #693 
Bellingham, WA 98225 

Nancy Moore 
2831 Madrona St 
Bellingham, WA 98225 

John & Maribeth Yarbrough 
610 Kentucky St 
Bellingham, WA 98225 

Galen & Mary Bliss 
2903 Madrona St 
Bellingham, WA 98225 

Donald Anderson 
2905 Madrona St 
Bellingham, WA 98225 

Scott & Sarah Rockwell 
2907 Madrona St 
Bellingham, WA 98225 

Scott & Jodie ~onnon 
2915 Madrona St 
Bellingham, WA 98225 

Anthony Thompson 
2919 Madrona St 
Bellingham, WA 98225 

Mark & Carol Bratt 
1604 Main St 
Lynden, WA 98264-9114 

San Juan Holdings LLC 
2617 Northshore Rd 
Bellingham, WA 98226 

Paul Carlson 
2936 Patton St 
Bellingham, WA 98225 



Frederick Weihe Ill 
2931 Patton St 
Bellingham, WA 98225 

Raymund & Sheryl Manabo 
2929 Patton St 
Bellingham, WA 98225 

Robert & Patrice Stevenson 
PO Box 6041 
Bellingham, WA 98227-6041 

Kris Volpenhein 
2911 Patton St 
Bellingham, WA 98225 

Sidney & Barbara Devries 
2810 W Indiana St #1 
Bellingham, WA 98225 

Clyde & Frances Sines 
107 South Pass Rd #12 
Nooksack, WA 98276 

Maurene Robinson 
2815 Cedarwood Ave 
Bellingham, WA 98225- 1410 

Jack G Weiss Revocable Trust 
2805 Cedarwood Ave 
Bellingham, WA 98225 

Mahnaz Kouhgoli 
P 0 Box 5364 
Bellingham, WA 98227-5364 

Steven Acalin & Janelle Rehberg 
2115 Huron St 
Bellingham, WA 98229-4126 

Rebecca Bell 
2788 W Indiana St 
Bellingham, WA 98225 

Tsena Paulson 
2784 W Indiana St 
Bellingham, WA 98225 

Gregory & Lisa Carter 
3002 Pinewood Ave 
Bellingham, WA 98225 

Christopher Benedict 
3004 Pinewood Ave 
Bellingham, WA 98225 

Brian & Denise Maupin 
3012 Pinewood Ave 
Bellingham, WA 98225 

Michael & Linda Long 
2819 Cedarwood Ave 
Bellingham, WA 98225 

HE Graham & Charlene Johnson 
2809 Cedarwood Ave 
Bellingham, WA 98225 

Daniel & Kathleen Smith 
3003 Firwood Ave 
Bellingham, WA 98225 

Brian Hindman 
812 S Shore Rd 
Quinault, WA 98575 

Terril & Piper Beck 
3011 Firwood Ave 
Bellingham, WA 98225 

James Hinds & Melissa Mejia 
3007 Firwood Ave 
Bellingham, WA 98225 

Mary Ann Strever 
3000 Firwood Ave 
Bellingham, WA 98225 

Brian Harless 
7600 W 20th Ave 
Ferndale, WA 98248-7706 

Donald & Carol Pollock 
3008 Firwood Ave 
Bellingham, WA 98225 

Leo & Janell Wilson 
301 O Firwood Ave 
Bellingham, WA 98225 

Clifford Pack 
2929 Madrona St 
Bellingham, WA 98225 

Bellingham Housing Authority 
PO Box 9701 
Bellingham, WA 98227-9701 

Robert & Linda Widman 
5425 Papetti Ln 
Bellingham, WA 98226 

Pamela J Squyres Trust/Tr 
P 0 Box 2082 
El Granada, CA 94018-2082 

Sheryl L Peterson Tr 
4440 Cable St 
Bellingham, WA 98229-2543 



Jaime Huante & Leandra Huante· 
Garcia 
2776 W Indiana St 
Bellingham, WA 98225 

Csaba Horyath & Elizabeth Li 
114 W Magnolia St #406 
Bellingham, WA 98225-4394 _ 

Kurt Baumgarten & Emily Jones 
2807 Patton St 
Bellingham, WA 98225-1546 

Develop~J~partment 
210 Lottie Street 
Bellingham, WA 98225 

Dean Fearing 
Kulshan Community Land Trust 
1303 Commercial St Ste 6 
Bellingham, WA 98225 · 

Bellingham Herald 
Community News Dept 
1155 N State St 
Bellingham, WA 98225 

Dan Welch 
MNAC - Birchwood 
907 W Connecticut St 
Bellingham, WA 98225 

April Baker 
Birchwood Neighborhood Assn 
3127 Birchwood Ave 
Bellingham, WA 98225 



December 26, 2013 

Lindsay Kershner - Planner 
Planning and Communtty Development Department 
City of Bellingham 
210 Lottie Street 
Bellingham, WA 98225 

RE: Kulshan Community Land Trust (KCLT) - PDC2013-00011 , DRC2013-00017, SUB2013-
00029 

Dear Ms. Kershner-

My wife , Emily, and I respectfully submit the following comments regarding the proposed KCLT 
development at 2939 Lafayette Street. Emily and I have been strong KCL T supporters for over a 
decade and we own the two lots (7&8) immediately south of the proposal. As you know, we are 
currently in the process of developing the alley that this project will likely use for access and the 
City Parks trail that will front the homes (ES-0480). Additionally, we hope to build our own home 
next door in the very near future. As such, we are in a unique position to provide comment. 

We are extremely supportive of this project as proposed in the drawing provided to us with the 
"Notice of Application." We trust KCLT will build high quality energy efficient homes that fit the 
neighborhood character and remain permanently affordable . These homes will be an asset to 
the neighborhood and community at large as is evident by the six other KCL T homes in the 
immediate vicinity. 

Our comments fall into three main categories - lot orientation and parking, fencing , and exterior 
storage. The following should help provide appropriate mitigation for the requested qdditional 
50% density bonus. 

Lot Orientatjon and Parking 
The proposed orientation of the lots and location of parking for the homes represents the best 
access while retaining the maximum street parking on W. Indiana for visitors . Alley access 
keeps the section of W. Indiana immediately adjacent to Lot 1 available for on street parking. 
Additionally, the proposed lot configuration results in only one residence abutting our property 
line. This is far more desirable than having multiple backyards (and neighbors) facing our side 
yard. 

Fencing 
Fencing is proposed for the garbage enclosures and along the property line shared with our lot 
(8). Both of these fences are appropriate mitigation for the increased density and reduced lot 
size. We are very supportive of the locations of the fencing as depicted in the application 
drawing. 

Exterior Storage 
As proposed, there is no exterior storage for any of the res idences. We propose that enough 
exterior storage be provided to accommodate basic yard maintenance tools. 



Perhaps, to keep cost down, one storage unit could be shared by the two attached single family 
units resulting in a total of two small storage units. 

Thank you for consideration of our comments. We look forward to seeing this important project 
come to fruition. 

Sincerely, 

Kurt Baumgarten and Emily Jones 
2807 Patton St. 
Bellingham, WA 98225 
360.671.1975 


