
City of Kenmore 

 

 

 
City of Kenmore - 18120 68th Avenue NE - P.O. Box 82607 - Kenmore, WA 98028 
Phone: 425-398-8900 - Fax: 425-481-3236 - E-mail: cityhall@kenmorewa.gov 

                                                                                                                                    
City of Kenmore 

City Council Special and Regular Meeting Agenda 

6:00 p.m., Monday, July 9, 2018 

Kenmore City Hall, Council Chambers 

18120 68th Ave. NE, Kenmore, WA 98028 

 

If you have any questions or to confirm agenda items prior to the meeting, or if you 
require special accommodations, please call the City Clerk at 425-398-8900. You may 
also stop by City Hall at 18120 68th Avenue NE, Kenmore. Council agendas are also 
available on our website at www.kenmorewa.gov. 

 

I. 6:00 p.m. - CALL SPECIAL MEETING TO ORDER 

 

II. CITIZEN COMMENTS RELATED TO RECOMMENDATIONS ON MOBILE 

HOME PARKS ONLY 

(There will be another opportunity for citizen comments later in the meeting) 

 

III. JOINT SESSION WITH CITY COUNCIL AND PLANNING COMMISSION 

 

A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Community 

Development Director and Lauri Anderson, Senior Planner 

Agenda Bill for Mobile Home Parks 

Attachment 1 Part 1 FinalPCRecommendations 

Attachment 1 Part 2 Revised Description of Options 

Attachment 2 EvaluationCriteriaSummary 

Attachment 3 Kenmore MHP Map 

Attachment 4 Staff memo 

Attachment 1 to Attachment 4 Notes from 012318 

Attachment 2 Part 1 to Attachment 4 Notes from 013018 

Attachment 2 Part 2 to Attachment 4 7301 NE 175th Street (Lakewood Villa) 

Attachment 2 Part 3 to Attachment 4 7031 NE 175th Street (Inglewood East) 

Attachment 2 Part 4 to Attachment 4 7614 NE Bothell Way (Kenmore Village) 

Attachment 2 Part 5 to Attachment 4 6837 NE 182nd Street (Lakewood), and 

7000 and 7021 NE 181ST Street (Lake Terrace)1 

Attachment 2 Part 6 6837 NE 182nd Street (Lakewood), and 7000 and 7021 NE 

181ST Street (Lake Terrace)2 

Attachment 3 to Attachment 4 All MHP Correspondence 

Attachment 4 to Attachment 4 - Summary of Public Hearing Comments 

Attachment 5 Part 1 to Attachment 4 Preservation Analysis 

Attachment 5 Part 2 to Attachment 4 

Attachment 6 Part 1 to Attachment 4 Redevelopment Analysis 

Attachment 6 Part 2 to Attachment 4 

mailto:cityhall@kenmorewa.gov
http://www.kenmorewa.gov/


City of Kenmore - City Council Meeting Agenda for July 9, 2018 

 

Attachment 7 Part 1 to Attachment 4 

Attachment 7 Part 2 to Attachment 4.msg 

Attachment 7 Part 3 to Attachment 4 

Attachment 7 Part 4 to Attachment 4  
 

IV. 7:30 p.m. - RETURN TO REGULAR MEETING (Or soon thereafter) 

 

V. ROLL CALL 

 

VI. FLAG SALUTE 

 

VII. AGENDA APPROVAL 

 

VIII. CITIZEN COMMENTS 

 

A. This is an opportunity to express your views on issues that are important to you 

and to the community. Please limit your comments to three (3) minutes.  
 

IX. CONSENT AGENDA 

 

A. Total Check #s 40070 through #40160 in the amount of $411,220.57. 

Total Payroll/Taxes/Flexible Spending & Health Savings Account Electronic 

Deposits Dated 6/22/18 in the Amount of $95,717.77. 

Payroll Check #s 10093-10095 Totaling $2,062.78. 

Check vouchers  
 

X. PUBLIC HEARING 

 

A. Ordinance #18-0465 Plastic Bag Policy - Jack Urquhart, Management Intern 

(Action is scheduled for July 23, 2018) 

Agenda Item   
B. Ordinance #18-0466 Temporary Shelters Land Use - Jack Urquhart, 

Management Intern 

(Action is scheduled for July 23, 2018) 

Agenda Item  
 

XI. STAFF REPORT 

 

XII. COUNCILMEMBER REPORTS & COMMENTS & INITIATIVES 

 

XIII. ADJOURNMENT 

 

Upcoming Meetings: 
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A. Monday, July 16, 2018 - Regular Council Meeting 

Monday, July 23, 2018 - Regular Council Meeting 

Monday, July 30, 2018 - Special Council Meeting  
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PLANNING COMMISSION’S MOBILE HOME PARK (MHP) RECOMMENDATIONS 
 
“X” in a cell means that the Planning Commission recommends this option for the specific MHP. 

 7031 NE 175th St. 
(Lakewood Villa) 

7301 NE 175th St. 
(Inglewood East) 

7000 NE 181st St. 
(Lake Terrace) 

7021 NE 181st St. 
(unnamed) 

7614 NE Bothell Wy. 
(Kenmore Village) 

6837 NE 182nd St. 
(Lakewood) 

Option 1 
Long-term preservation.  The mobile home park (MHP) would 
be preserved for the long-term through purchase of the 
property-owner’s development rights and/or provision of direct 
financial assistance (infrastructure loans, reduced fees, etc.) to 
the property-owner.  Includes protective zoning and/or a 
preservation covenant for the MHP. 

X X     

Option 2 
Long-term preservation.  The MHP would be preserved for the 
long-term through purchase by a preservationist (for example, 
MHP residents, private nonprofit agency, or public agency).  
Includes protective zoning and/or a preservation covenant for 
the MHP after purchase. 

X X     

Option 3 
Potential preservation through incentives.  The MHP may be 
preserved for several years through incentives available to the 
property-owner in exchange for some period of preservation 
(for example, reduced fees, infrastructure loans, etc.).  Taking 
the incentives would be the property-owner’s choice. 

     X 

Option 4 
No City requirement to preserve the MHP (remains the choice 
of the property owner), but preservation of affordability and 
assistance.  MHP property would be up-zoned with a 
requirement that redevelopment include affordable housing 
units comparable in number, size and cost to those being 
replaced.  MHP residents may have first right to rent the new 
units.  Relocation assistance may be provided. 

  X X X X 
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MOBILE HOME PARK (MHP) OPTIONS 
(6/5/2018) 

 
 

LONG TERM MHP PRESERVATION 
 
Option 1: Preserve the MHP for the long-term through land value exchanges or 
other financial assistance 
 
• Allow park owners to either (a) transfer (sell) their development rights (TDR) from the 

MHP to another designated area and property where increased density is suitable, (b) 
receive affordable housing fee-in-lieu payments as compensation, and/or (c) receive 
direct assistance (infrastructure upgrade loans, reduced taxes or fees) in exchange for 
long-term preservation. 

• The park owner and/or its buyer would covenant to preserve the MHP for the long-
term, with corollary maintenance requirements, and/or or the City would put a 
protective zoning overlay over the property.  The City should consider obtaining “first 
right of refusal” to buy the park as part of a financial transaction. 

• If direct financial assistance is received, a portion of the assistance should be returned 
to qualified homeowners, if feasible (for example, reduced utility charges). 

• The TDR and/or affordable housing fee-in-lieu payments programs would be limited to 
the City of Kenmore initially, but if unsuccessful, a regional approach could be 
considered. 
 
City Code/Regulatory Actions: 
 Overlay zoning or covenant 
 Create fee-in-lieu option (city-wide), and/or 
 Create TDR program 
 Remove nonconforming status 

 
Possible Direct City Assistance: 
 Up-front financing of fee-in-lieu payment to property owner 
 Financial assistance for home rehabilitation 
 Reduce property-owner operating costs (e.g., utilities, property tax) 
 Loans for property upgrades 

 
Issues: 
 
Will there be enough new development in Kenmore to make TDR or fee-in-lieu 
feasible? 
 
How would the TDR or fee-in-lieu transfer occur?  Would the transfer be between 
individual parties with the City as broker, or would the City or another agency serve as 
the “bank?” 
 
How would the timing be regulated?  For example, would the MHP property owner 
receive payments over time as new development purchased TDR units or made fee-in-
lieu payments, or would the City or another agency front the payment to the property 
owner? 
 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...
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Who would determine the values of the transfer units or fee-in-lieu? 
 
How would the values of the units or amount of the fees be indexed over time? 
 
Are financial incentives feasible if they are regulated by other entities (State, utility 
provider, etc.)? 

 
Option 2:  Preserve the MHP for the long-term through purchase from the property 
owner at fair market value 
 
• Purchase the MHP, blending any or all financial resources from MHP residents, private 

nonprofit agencies, public agencies, or other preservationists. 
• After purchase, place a long-term covenant over the property to preserve the park 

and/or rezone the park to provide protection. 
 
City Code/Regulatory Actions: 
 Create fee-in-lieu option (city-wide) 

 
Possible Direct City Assistance: 
 Financial assistance (grant or loan) for property purchase/upgrade 
 Financial assistance for home rehabilitation 

 
Issues: 
 
Implications for residents/nonprofits/agencies paying fair market value for properties 
currently planned for higher densities or commercial uses. 
 
Would the property owners wait for the longer time period typically needed to put 
together financing by groups trying to preserve existing parks? 
 
Would the rezoning approach allow for future redevelopment? 

 
 
 

EXTENDED MHP PRESERVATION 
 

Option 3:  Potentially preserve the MHP for several years through a variety of 
incentives offered to the property owner 
 
• Provide direct assistance (infrastructure upgrade loans, reduced taxes or fees) in 

exchange for some period of preservation, with corollary maintenance responsibilities. 
• In exchange for funding, consider obtaining “first right of refusal” to buy the park. 

 
City Code/Regulatory Actions: 
 Require relocation plan 
 Remove nonconforming status 

 
Possible Direct City Assistance: 
 Reduce property-owner operating costs (e.g., utilities, property tax) 
 Loans for property upgrades 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...
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 Financial assistance for home rehabilitation 
 Relocation assistance 

 
Issues: 
 
Are financial incentives feasible if they are regulated by other entities (State, utility 
provider, etc.)? 
 
Would the property owner continue to maintain the property as the preservation sunset 
date approached? 
 
Would residents move in/out of the park as the preservation sunset date approached? 
 
 

 
PRESERVATION OF AFFORDABILITY WITH ASSISTANCE 
 
Option 4:  Do not take City action to preserve the MHP (remains the choice of the 
property owner), but preserve affordability and provide assistance 

 
• Rezone the MHP property for greater density but require new development to include 

affordable housing units comparable in number, size and cost to those in the MHP 
being replaced. 

• Provide the current MHP residents with a "right of first opportunity" to rent the newly 
built affordable units. 

• For residents who want to move into the new units, provide temporary relocation 
assistance and/or other monetary compensation for the loss of their MH unit. 

• For residents who do not want to move into the new units, require a relocation plan, a 
longer notice of park closure, and/or provide a certain amount of relocation assistance. 

 
City Code/Regulatory Actions: 
 Upzone with affordability requirement equivalent to mobile homes 
 Require relocation plan 
 Provide “right of first opportunity” to rent 
 Consider requiring a longer notice of park closure 

 
Possible Direct City Assistance: 
 Relocation assistance 
 Compensation for loss of unit 

 
Issues: 
 
How would residents handle the transition between the closure of the park and the 
construction of the new units? 
 
Would potential future projects be big enough and at high enough densities to 
accommodate all of the required units? 
 
Would existing MHP unit sizes (primarily 2 bedroom) be achievable? 
 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...
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Could projects achieve the income levels needed by the current residents? 
 
Should the income limits be adjusted over time once the MHP residents are no longer 
living in the development? 
 
How would “current residents” be defined?  (Residents on the date the notice of park 
closure is received?  Residents at the time of MHP closure?  Other?) 
 
What tenant screening requirements would apply? 
 
 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...
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Evaluation Criteria 
 

The Planning Commission developed several criteria to evaluate the mobile home parks (MHPs) and make their recommendations: 
MHP ADDRESS 
 
CRITERIA 

7031 NE 175th St. 
(Lakewood Villa) 

7301 NE 175th St. 
(Inglewood East) 

7000 NE 181st St. 
(Lake Terrace)  

7021 NE 181st St. 
(unnamed) 

7614 NE Bothell 
Way (Kenmore 
Village) 

6837 NE 182nd St. 
(Lakewood) 

1. Size of MHP (# 
units) 

Large (57) Large (78) Small (11) Small (20) Medium (27) Large (63) 

2. Existing % of 
allowable density 

88% 84% 22% 30% 38% (existing 
zoning, not TOD*) 

40% 

3. Consistency with 
the 
Comprehensive 
Plan vision 

Consistent Consistent Inconsistent Inconsistent Moderately 
consistent with 
zoning. 
Inconsistent with 
TOD overlay. 

Moderately 
consistent 

4. Age restrictions 
(elderly are a 
particularly 
vulnerable 
population) 

Yes Yes No No No No 
 

5. Property sale/ 
redevelopment 
timeline (current 
owner) 

10-15 years Not anticipated < 5 years < 5 years < 5 years 5-10 years 

6. Age of MHP 
structures (% post-
1976) 

45% 19% 27% 76% 48% 65% 

7. Environmental 
issues with 
redevelopment 

Yes:  wetlands, 
river, floodplain, 
seismic hazard 

Yes:  wetlands, 
river, floodplain, 
seismic hazard 

No No Yes:  wetlands, 
floodplain, seismic 
hazard 

No 

8. Feasibility of 
selected option 

      

 
 
RECOMMENDATIONS 

Recommend 
Options 1 and 2 
based on criteria 1, 
2, 3, 4, 5, and 7. 

Recommend 
Options 1 and 2 
based on criteria 1, 
2, 3, 4, 5, and 7. 

Recommend 
Option 4 based on 
criteria 1, 2, 3, 5, 
and 7. 

Recommend 
Option 4 based on 
criteria 1, 2, 3, 5, 
and 7. 

Recommend 
Option 4 based on 
criteria 1, 2, 3, and 
5. 

Recommend 
Option 3 based on 
criteria 1, 3 and 5.  
Recommend 
Option 4 based on 
criteria 2, 3, and 7.   

*Transit-oriented development district 
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MEMO 
 
TO:  City Council 
     
FROM: Debbie Bent, Community Development Director 

Lauri Anderson, Senior Planner 
  Arthur Sullivan, ARCH Program Manager 
  Mike Stanger, ARCH Planner 
 
DATE:  June 22, 2018 
 
SUBJECT: Housing Strategy Plan:  Mobile Home Park Project    
 
 
 

The purpose of this memo is to provide background information on the Planning Commission’s 
development of their mobile home park (MHP) recommendations. 

History of the Project:  

In March 2017, the City Council adopted the Housing Strategy Plan and identified the Planning 
Commission’s priority project for the year.  The strategy to be considered by the Commission 
was: 

b.  Consider strategies for preserving existing affordable housing: 
i.  Density transfers from affordable properties to areas where additional density has been 
proposed. 
ii.  Manufactured housing community overlay (e.g. Bothell). 

 
The Commission started the project in October, reviewing information on existing affordable 
housing in the City.  The focus of the discussion was on the City’s six MHPs.  Mobile home 
parks provide a relatively affordable form of unsubsidized single-family housing. The Kenmore 
Comprehensive Plan states that the City is one of the few communities in east King County with 
any significant number of mobile and manufactured homes. 
 
Presently, there are no regulations in the City that would prevent or mitigate closure of a MHP in 
Kenmore.  The MHP property-owner could choose to convert a MHP into commercial or 
multifamily development at any time, although a one-year notice of closure must be given to 
residents per State law.  Throughout their deliberations, the Planning Commission considered 
various strategies that would prevent closure, make closure less likely, or address the impacts 
of a closure. 
 

The City of Kenmore  
18120 68TH AVENUE NE  PO BOX 82607 

KENMORE, WASHINGTON  98028 
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 Existing Conditions: 

The City contains six MHPs containing approximately 250 housing units.  While the terms 
“manufactured housing community” and “mobile home park” have been used interchangeably 
(in Zoning Code terms they are identical), the Planning Commission settled on the term “mobile 
home parks” for their discussions and deliberations. Manufactured/mobile homes make up 
about 40% of all low- and moderate-income affordable homeownership opportunities in 
Kenmore. 

Although there are six parks, there are only 5 property-owners as the two parks on NE 181st 
Street are owned by the same individual.  The MHP property owners have stated that all of the 
mobile homes in their parks are owned by the residents, with the exception of 2 rental units in 
one of the parks along NE 181st Street.  All residents rent the pad their home sits on. 

About a third of the mobile homes are double-wides (may be 3-bedroom); the balance are 
single-wides (generally, 2-bedroom). The property-owners estimate the number of residents 
living in their parks as follows: 

 
Lakewood Villa   110 
Inglewood East   115 
Kenmore Village   50-75 
Unnamed park (NE 181st Street) unknown (20 units) 
Lake Terrace    unknown (9 occupied units) 
Lakewood    125-150 

 
Although called “mobile homes,” many of the structures cannot be moved—particularly those 
manufactured prior to 1976. 
 
According to the American Community Survey (2014, part of the census project), 52% of the 
households living in Kenmore in mobile homes have incomes of less than 50% AMI.  This 
translates to a maximum annual income of $48,000 (2017).  Thirty percent of this 
(recommended percent of income dedicated to housing) would be $14,400 annually.  Nearly 
30% of the mobile home community householders are 65 years of age or older, presumably on 
a fixed income. 
 
Anecdotal information suggests that the pad rents range from $450 to $1500 per month, with 
most rents between $600 and $650 per month.  The homeowner also may have payments 
associated with the purchase of their mobile home.  According to a homeowners’ 
representative, the homes generally sell for $20,000 to $80,000, although one owner referenced 
a $100,000 cost and another a $150,000 cost—perhaps for double-wide homes (may be 3-
bedroom). 
 
In a comparison with new units in the Spencer 68 project (6711 NE 182nd Street), the units 
designated for affordable housing at 50% AMI rent for $882/month for a 1-bedroom unit and 
$979/month for a 2-bedroom unit. 

Unless otherwise agreed to by the property-owner and tenant, State law requires that rental 
agreements must be for a one-year term.  A landlord who wishes to increase the rent upon 
expiration of the term must give a 3-month notice in writing.  Rental agreements are assignable 
to any person to whom the tenant sells or transfers title to the mobile home. 
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Early in the project, the Planning Commission received a letter expressing concern about the 
fire safety of existing mobile homes.  According to Bryan Hampson, Building Official and 
Director of Development Services, codes have changed repeatedly over the years and older 
structures are not built to contemporary standards and are not required to be brought up to 
current code unless modified.  According to Mr. Hampson, mobile homes are no more 
hazardous than any other older building.  Jeff LaFlam with the Northshore Fire Department, 
responded to this question similarly. 

The City’s Comprehensive Plan contains a few policies related to the MHP discussion: 

Objective H-3.1: “Encourage retention of the existing housing stock in Kenmore 
as a source of affordable housing.” 

 
Policy H-3.1.2 “Encourage relocation assistance and replacement housing to be 
developed, where feasible, to help very low- and low-income households when 
displacement is unavoidable. For mobile home parks, consider a funding pool to 
assist low and moderate income residents in deteriorating and obsolete mobile 
homes to find alternative housing in the community, or help to establish 
preferences in nearby housing for persons giving up their obsolete homes.” 
 
Policy H-3.2.1 “Support efforts of private developers, both for-profit and not-for-
profit, to preserve or develop affordable housing, including housing with on site 
services, for very low-, low- and moderate-income families…” 
 
Policy H-2.1.3 “Support housing options and services that enable seniors to stay 
in their homes or neighborhoods.” 

Under current zoning, MHPs are a permitted use only in the multifamily zones (R12-24).  They 
are a conditional use in the R4-R6 single-family zones, but a prohibited use elsewhere.  Three 
of the six existing MHPs are nonconforming uses—the two on NE 181st Street in the DC 
(Downtown Commercial) zone and Lakewood on NE 182nd Street in the DR (Downtown 
Residential) zone. 

Zoning Code Chapter 18.50 addresses development both in new MHPs and in existing parks. 
Section 18.50.140 states that older mobile home parks (all of those in the City) continue to be 
governed by the standards in effect at the time the parks were approved.  Four of the existing 
parks were built between 1948 and 1969.  Construction information on the other two parks was 
not available.  Section 18.50.150 addresses new MHP development.  A new park must be at 
least 3 acres in area. 

The City’s residential density incentives standards (Chapter 18.80) allow a bonus unit to a 
developer for providing a mobile home park space that is reserved for relocation of a mobile 
home that has been, or will be, displaced due to a MHP closure in the city. 

Several of the parks are constrained by environmentally critical areas—the Sammamish River, 
wetlands, floodplain, and seismic hazard areas.   
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Assessed valuation of the 6 MHP properties (2017) is as follows: 
 

Lakewood Villa   $2,839,800 
Inglewood East   $4,054,200 
Kenmore Village   $1,568,100 
Unnamed park (NE 181st Street) $1,433,500 
Lake Terrace    $1,078,400 
Lakewood    $3,219,900 

 
The property value at the time of sale likely would be higher than the assessed value. 

Development of Options: 

The Commission considered a variety of strategies for the MHPs.  Commissioners expressed 
concern that efforts to protect existing affordable housing in the mobile home parks (MHPs) 
could restrict new housing supply (by limiting redevelopment) and that this loss of new housing 
units also should be addressed.  The Planning Commission has tried to balance the competing 
issues of preserving existing affordable housing and increasing housing supply as the latter 
would help stabilize rents. 

Strategies considered by the Planning Commission, but excluded from the final list of options, 
include: 

• No protection.  Continue the status quo and leave all decisions about MHP 
redevelopment with the property-owner. 

 
• Protective MHP zoning overlay.  Amend the zoning code to make MHPs a permitted use 

in the relevant zone, limit other permitted land uses, and allow a future path to 
redevelopment only through Comprehensive Plan and zoning amendments.  Bothell, 
Snohomish County, and other jurisdictions have special land use designations and 
overlay zones for existing MHPs. The impact has been to preserve MHPs by imposing a 
more deliberate approval process; redevelopment for other uses only is possible through 
a public amendment process.  This scenario could reduce development capacity, unless 
the MHP is at or close to the allowable density.  A “senior” MHP zoning overlay also was 
considered but rejected. 

 
• Phased zoning.  Preserve the MHP for several years through protective zoning, in 

exchange for future zoning benefits to the property owner.  A time-limited protective 
zoning overlay would be put in place with the guarantee of a future increase in allowable 
density and/or a decrease in affordable housing requirements.  The Planning 
Commission was concerned that this approach was mandatory for the property-owner, 
not voluntary.  

 
• New MHP development.  Rezone other property in the City for development of a new 

mobile home park(s) and then develop the new park(s) for existing MHP residents.  The 
rezoning could occur in areas that are presently zoned for single-family development or 
on other large low-density properties (church properties were identified).  Challenges 
with this scenario include siting, financing and developing a new mobile home park. 
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• Partial redevelopment.  Allow greatly increased heights and density on a portion of the 
MHP property, but retain another portion for mobile home or very-small-lot cottage 
development.  It may be that the increased height and density could make a proposal 
more economically feasible; however, integrating either the existing mobile homes or 
something like a new low-income small lot development into a project could prove 
difficult given existing property sizes.  The housing transition during construction also 
would be a concern. 

 
• Provide other affordable housing.  Require developers to purchase other existing 

affordable housing in Kenmore (existing apartments, for example) in exchange for 
redevelopment.  As units in the purchased properties turn over, the MHP residents could 
move in.  As an alternative, consider cascading redevelopment so that as new affordable 
units are created in the City, the MHP residents would have the first opportunity to rent 
them, thereby freeing up the park(s) for redevelopment.  Challenges include how the 
timing for relocation would work.  Would current apartment tenants be evicted to house 
MHP residents?  Would maintenance of the park continue as it was emptying?  How 
long would it take before redevelopment was possible?  

 
The Planning Commission has recognized that, as in the past, the City Council will take the lead 
on evaluating direct financial assistance strategies.  However, the Planning Commission’s 
approach to the various land use options provides some direction for the direct assistance 
strategies the Council could consider prioritizing. 

Public Process: 

On October 17, the Planning Commission heard from Craig Hillis, Manufactured Housing 
Communities of Washington, representing mobile home park property-owners.  At the same 
meeting, they also heard from Ishbel Dickens, a private consultant working with manufactured 
home-owners.  

 
On January 23, the Commission held a roundtable discussion with the MHP owners to discuss 
concerns and alternatives.  Notes from the January 23 meeting are included as Attachment 1.  
Separately, staff met with each property-owner to collect information and explore concerns in 
more depth. 

 
On January 30, the Commission met with homeowners/residents from the parks to discuss 
possible scenarios and provide feedback.  Invitations to the meeting were sent to all MHP 
residents, including a Spanish translation of the materials.  More than 150 residents attended.  
The homeowners were supported by AMHO (the Association of Manufactured Home Owners) 
who had held a large (estimated more than 100 attendees) organizing meeting on January 9 at 
the Northshore Fire District building.  
 
At the January 30, attendees discussed their concerns in small groups organized by MHP, with 
one or two Planning Commissioners in attendance in each group.  A Spanish interpreter was 
present.  Attachment 2 includes the small group discussion notes from January 30, along with a 
summary of the information that was presented to the full Commission at the end of the meeting 
by the small group representatives. 
 
A public hearing on the Planning Commission’s recommendations was held over two nights on 
May 15 and 16.  Approximately 50 people attended over the two nights; 14 spoke.  As with the 
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January 30 meeting, Spanish interpreters were present.  Throughout the project, public 
comment has been received at the Planning Commission meetings and through written 
materials.  Letters and emails received to date are included as Attachment 3.  The 
communications are organized by date, from oldest to most recent.  Attachment 4 is a summary 
of the public hearing comments, organized by MHP. 
 
Questions raised by Commissioners: 
 
The Planning Commission has asked many questions related to the MHP project and the 
options they ultimately are recommending.  The City Council may find responses to some of 
these questions useful in the MHP deliberations: 
 

Questions related to Option 1 
 
1. Has transfer of development rights (TDR) been used in surrounding communities?  If 

yes, why?  If not, why not? 
 
Response:  One of the Planning Commission’s recommended options includes possible use 
of TDR.  In this scenario, the “lost” density on a MHP property to be preserved could be sold 
by the MHP property-owner to the developer of another site(s) as compensation.  Although 
the Commission explored this option, their preference was a fee-in-lieu program to achieve 
the same result. 
 
The Growth Management Act encourages the use of innovative land use management 
techniques, including TDR (RCW36.70A.090).  The Puget Sound Regional Council (PSRC) 
specifically calls out TDR for affordable housing as a “HIP” (Housing Innovations Program) 
tool.  In both 2009 and 2010, a bill was introduced in the State legislature to add TDR for 
manufactured housing communities to the regional TDR program that addresses farming, 
and open space conservation.  (The bill did not pass.) 

 
Seattle and Arlington, Virginia are the only communities identified so far that have used TDR 
for preservation of affordable housing.  Many more jurisdictions have used this approach to 
protect farmland, critical areas and/or open space.  Seattle’s TDR program, created in 1985, 
is estimated to have saved hundreds of units of existing affordable housing.  A unique 
standard requires rehabilitation of housing to the extent required to provide decent, sanitary 
and habitable conditions, in compliance with applicable codes, so as to have the estimated 
minimum useful life for the term of the protective affordable housing covenant. 

 
Arlington’s program was designed primarily to preserve portions of two historically important 
garden apartments, totaling approximately 1,500 dwelling units. The transfer of density 
occurs in exchange for commitments to preserve the existing buildings, renovate units and 
preserve affordability for no less than 30 years.  Additional density beyond a one-to-one 
ratio was used in Arlington to increase value to ensure that the TDR tool was attractive. 
 

2. What is a fee-in-lieu? 
 
Response:  A fee-in-lieu is a monetary payment taken from a builder/developer in exchange 
for building required affordable housing units.  According to ARCH, most developers prefer 
this approach to the actual building of the units.  Currently, only the affordable housing 
requirements in the City’s CB zone Juanita Subarea allow collection of a fee-in-lieu.  These 
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fees must be used for affordable housing and could be paid to a MHP owner in exchange for 
the development value lost with preservation of the park. 
 

3. What is the value of the TDR units?  What would the fee-in-lieu be established? 
Attachment 5 presents a rough analysis of MHP preservation with the TDR or fee-in-lieu 
options.  The conclusion is that the gap between the land value under existing zoning and 
the value of the existing use ranges from $900,000 to more than $4.5 million dollars.  The 
table provides information on the number of TDR or fee-in-lieu units that would need to be 
transferred to fill this gap. 
 

4. Is there unused capacity in the City that could be used in a TDR program? 
Response:  Yes, particularly downtown, in the TOD overlay area, and in the Regional 
Business zone.  Mobile home park sites may be “under-developed,” which makes them 
potential TDR sending sites. 

 
Questions related to Option 2 

 
1. Can tenants be guaranteed an “opportunity to purchase” their park.  What are the 

requirements and are they an impediment to selling a property?  How do the tenants 
organize if they are the purchasers? 
 
Response:  A landlord who intends to close a mobile home park permanently must give 
each homeowner at least 12 months written notice. In addition, the park owner must give a 
copy of the notice to the state Office of Mobile/Manufactured Housing. The park owner must 
record the notice in the county auditor's office and must post a copy of the notice at all 
entrances to the park (RCW 59.21.030). 
 
Park owners are not required to give homeowners an opportunity to purchase a park before 
the park owner can sell the park to anyone of his or her choosing.  The City cannot give 
MHP residents the “first right to purchase” a MHP as this has been deemed illegal by 
Washington Courts.  This opportunity could, of course, be voluntarily given, or perhaps 
taken in exchange for some other benefit to the property-owner. 
 
If homeowners find out that the owner of their park is thinking about selling it, they may want 
to band together to try and purchase the park from the owner. The Office of 
Mobile/Manufactured Housing and other agencies or organizations (such as Resident 
Owned Communities or ROC) may be able to assist tenants and tenant organizations with 
purchasing their parks by making loans or providing technical assistance. 

 
Questions related to Option 3 

 
1.   What incentives would be useful to the MHP property-owners? 
 

Response:  The property owners identified the following incentives that would further their 
interest in preservation: 
 

• Infrastructure upgrade loans 
• Reduced property taxes 
• Reduced fees 
• Reduced utility charges 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 19 of 326



-8- 
 

• Remove nonconforming status 
• Allow new mobile homes in the existing communities 
• Increase density/reduce affordability requirements in the future 

 
 

Questions related to Option 4 
 
1. How many new units would be required to replace existing units in the MHP? 
 

Response:  See Attachment 6 for an analysis of redevelopment and replacement affordable 
housing.  The conclusion was that to replace units at a moderate-income level, a relatively 
high percentage of affordable units would be required (from 13-24%) and densities would 
have to increase to as much as 105 dwelling units per acre.  To replace units at a low-
income level, a lower percentage of affordable units would be required (9-14%), but 
densities would increase to as much as 163 dwelling units per acre.  The numbers vary for 
each of the six MHPs given their existing zoning and densities. 
 

2. Does the State provide relocation assistance? 
 

Response: There currently is funding in the State Mobile and Manufactured Home 
Relocation Assistance Program for reimbursing mobile/manufactured-home owners for 
relocating their homes, demolition, purchasing replacement mobile/manufactured homes, 
and paying related moving costs.  The program can’t reimburse for other relocation costs, 
such as rental deposits, first-and-last months’ rent, etc. 

 
Reimbursements are limited to $7,500 for a “single-section” (i.e., single-wide) home and 
$12,000 for a multi-section home or a single with additions.  The homeowner must have an 
income less than 80% AMI.   

 
Because it’s a reimbursement program, the homeowner must be able to pay the expenses 
up-front; so, what some property owners and developers will do (with Commerce’s 
encouragement) is front the expenses and then take the reimbursement from Commerce. 

The Commission also asked a number of legal questions about the MHP project.  Those 
questions and the City Attorney’s responses are included as Attachment 7. 

 
 
Attachments 
Attachment 1:  Notes from the January 23 property owner meeting 
Attachment 2:  Notes from the January 30 resident meeting 
Attachment 3:  Correspondence 
Attachment 4:  Summary of public hearing comments 
Attachment 5:  Analysis of preservation of existing MHPs 
Attachment 6:  Redevelopment feasibility analysis 
Attachment 7:  Responses to legal questions 
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Attachment 1 to ATTACHMENT 4 

Planning Commission Meeting 1/23/18:  Meeting with Mobile Home Park Property Owners 
and Representatives: 

Beau Harer (representing owners, generally) 
Jeremy Millard, Jon Millard, Russ Millard (7031 NE 175th Street, Inglewood East) 
Walt Olsen (representing owner of 7301 NE 175th Street, Lakewood Villa) 
Jim Perkins (7000 and 7021 NE 181ST Street, Lake Terrace) 
Bill Schnall and Chad Ozog (7614 NE Bothell Way, Kenmore Village) 
Daniel Stoner (6837 NE 182nd Street, Lakewood) 

 
1) What is your 5-, 10-, 15- year vision for your property? 

• Millards:  Company is Park Preservations.  Want to preserve the park. 
• Perkins:  Wants to sell and have someone else develop it.  Could one park be 

redeveloped, then move residents of another park into the new building? 
• Olsen:  Have a 10-15 year plan.  Want to hold it. 
• Stoner:  No plans to develop for 5-10 years. 
• Schnall:  Has only park in the TOD District.  Continues to get offers.  Property should 

be redeveloped; infrastructure is not what it needs to be.  Has had no talks with any 
developers. 

 
2) Are there issues that could limit any redevelopment plans?  For example, existing 

zoning, size of lot, critical areas (wetlands, streams, waterfront, etc.)? 
• Ozog:  Swamp Creek is directly to the north. 
• Millards:  River impacts property. 
• Stoner:  No restrictions 
• Perkins:  No restrictions 
 

3) What are the biggest challenges to preservation of your mobile home park and 
others in Kenmore?  What would be the most effective action(s) the City of 
Kenmore could take to help you preserve your park?  
• Millards:  Potential actions include tax benefits that could pass through to residents, 

reduced operating costs, utility incentives for low-income households (as in Bothell), 
no- or low-interest loans to make improvements.  Replaced sewer lines, pedestals in 
another park and cost $4 million.   

• Perkins:  How beautify downtown Kenmore when have parks? 
• Olsen:  Represents 100-150 parks.  Taxes, utilities are a challenge.  Other challenge is 

replacing mobile homes.  Codes may make this difficult. 
• Stoner:  Old, old pipes. Built as World’s Fair temporary housing.  Trailers are tight; 

hard to find a single-wide that’s only 45’ in length.  Looking for incentives. 
• Schnall:  Infrastructure costs are very prohibitive.  Why would City want to preserve 

his park?  10% affordable housing requirement in TOD would be enough units to 
replace all of the mobile homes in his park.  Ozog:  garbage trucks can’t come in to 
site; damages concrete. 
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4) Under what conditions would sale of the park to the residents or a non-profit be 
acceptable? 
• Schnall:  Each tenant would have to pay $250,000.  Some public entity would have to 

buy the park. 
• Millards:  Takes a lot of upfront money and time.  Have to close within 30-60 days.  

Couldn’t compete with another purchaser.  ROC needs 6-9 month window to 
accomplish purchase. 

• Stoner:  Don’t want to sell.  Plan to develop sometime in the future. 
• Olsen:  Would sell under market conditions. 
• Perkins:  Wants to sell.  Useful life is over; financial viability is over. 

 
5) What are your reactions to the scenarios discussed so far by the Planning 

Commission? 
 
Scenario 1 (TDR) 
• Millards:  TDR doesn’t work if want to develop the property.  “Grand bargain” is 

more attractive.  How robust is the TDR market?  Don’t oppose TDR; would be 
happy to sell units.  Prefer TDR to Bothell overlay zone. 

• Olsen:  More stick than carrot with TDR approach.  Hard to know if there’s a market.  
Not much better than an overlay. 

• Stoner:  Questions value of TDR, but it’s better than overlay approach. 
• Schnall:  Would get money, but then infrastructure deteriorates and can’t be 

upgraded.  More units would bring more people to Kenmore.  Ozog:  Could another 
property be developed for a mobile home park?  Would have to raise rents for 
infrastructure improvements. 

Scenario 2 (New development) 

• Schnall:  Good scenario. 
• Millards:  Not viable to have $600 rents. 
• Stoner:  20% affordable units is not feasible.  Challenge is that the absorption rate in 

Kenmore is unclear.  Can’t build a 400-unit building in a community with a limited 
track record for multifamily.  Most mobile homes are 2-bedroom; this is the least cost 
effective to build.  Make least money on this option. 

• Olsen:  Agrees with Stoner. 
• Perkins:  This option has challenges. 

Scenario 3 (Park purchase) 

• Ozog:  If residents can compete in timeframes, would sell to them.  Schnall:  Would 
advise residents not to buy. 
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6) Various ideas have been raised to mitigate the impacts on residents of park closures, 
including relocation assistance, guaranteed right-to-rent in new affordable units, a 
longer time for notice of park closure, and more.  Which of these or other ideas 
would you support or consider; and 
 

7) Do you have other ideas that would balance the City’s desire to preserve existing 
affordable housing with the desire to provide more housing units generally; and 
 

8) The Planning Commission focus is on land use regulations. Financial assistance 
measures could be part of a future Council discussion.  What financial assistance 
measures would be helpful, in particular with the goal of preserving the existing 
housing in the MHPs or minimizing operational costs to owners or fees/costs to 
residents?  
 
• Schnall:  No other ideas.  Ozog:  Current parks not made to last.  Could new parks be 

built in another place in Kenmore? 
• Millards:  Building a park is risky.  Need incentive zones.  Should get tax reduction if 

providing a public benefit.  Low interest loans for housing upgrades would help.  
Allow mixed use/apartment development where laundry is. 

• Stoner:  Transition assistance.  Doesn’t really help to have more than one year of 
notice and affects feasibility of project.  If an incentive increases over time, makes it 
harder to forego that incentive. 

• Olsen:  The State is considering some options.  Affordable housing should be 
shouldered by everyone, not just the 6 mobile home park owners.  Takes time to do a 
relocation plan and get it approved.  Could end up with a ghost town park.  Puyallup 
has a voluntary program—10 years of preservation equals ten years of reduced taxes. 

• Perkins:  Residents should have guaranteed right to apply for new housing, but may 
not want to rent to someone. 
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Planning Commission Meeting 1/30/18:  Meeting with Mobile Home Park Community 
Residents 

Staff notes from final presentations to the Planning Commission by the small group 
representatives. 

 

7031 NE 175th St: Lakewood Villa 

• Rents are affordable and residents don’t want to move. 
• Moving cost are $18k plus relocation costs and $7k is not enough. 
• Rezone to a senior mobile home park and have a public hearing before rezoning. 
• Provide incentives to park owners to improve infrastructure 
• Residents displaced and homeless for years if new homes are built. 
• Protect the mobile home park and type of home choice. 
• Give incentives to park owners. 
• Why is more density needed when there are vacant lots and buildings? 
• Keep Kenmore residents and workers in Kenmore. 

 

7301 NE 175th St: Inglewood East 

• Residents are part of a community. 
• Homes were bought as understood park owners had no intention of selling. 
• Residents invested and made improvements in their homes and owners of the park have 

profited. 
• Need to keep the land and families and designate as a mobile home park. 
• Allow new mobile home parks. 
• Residents have started a Homeowners Association, they are a vulnerable community that 

needs protection. 
• Scenario #1 is viable with a restricted use for mobile home parks. Scenarios #2 and #3 

won’t work. 

 

7614 NE Bothell Way: Kenmore Village 

• Love Kenmore and Kenmore Village is home. Want to live with dignity and respect. 
• Help maintain the park and provide more help. 
• Support all mobile home park communities to keep their homes. 
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7000 NE 181st St, 7021 NE 181st St and 6837 NE 182nd St:  Lake Terrace, Lakewood 

• If there is an opportunity groups would work together to buy the park but it would need 
to be affordable. 

• There are still a lot of questions. 
• Scenario #1 is the most viable option. 
• Want options and in advance to include supporting movement of property close by or 

within Kenmore. 
• Need time to prepare and opportunities to save money for ownership or other viable 

options. 
• Need to provide reasonable costs and comparable costs. 
• Support all residents regardless of immigration status. 
• Allow options that would allow students to stay in their schools. 
• Residents want to remain, this is their home.  
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Planning Commission Meeting 1/30/18:  Meeting with Mobile Home Park Community 
Residents (Staff Notes: Debbie Bent; Planning Commissioners: Carol Baker and Scott 
McDonald) 

7301 NE 175th Street (Lakewood Villa) Group Discussion 

55-and-over community located on Sammamish River. 

1) Interest in park purchase by residents or non-profit 
• Interest only if financially feasible, would need help from outside agency to 

qualify for financing. 
• Concern about ability to buy the property and then pay for the mortgage for 

residents with low or fixed income, unless money was given to buy the property. 
• If the owners aren’t interested in selling the park then keep the park as is.  
• Need to distinguish affordable housing for apartments from home ownership. 

Want to live in a home they own where residents can make investments which 
they can’t do in an apartment.  

• If residents have to leave they can’t transfer title ownership of the home to get 
their investment back.  

• Rezone to a senior park to protect the park from development, there is still benefit 
to sell to another owner for the same use.  

• Concern that infrastructure has not been adequately maintained and no 
improvements made by the park owners so there may not be an opportunity to get 
an entity to help with park purchase.  

• If the City is concerned about the environment and preservation, then why doesn’t 
the City build or allow new parks with small LEED certified affordable housing. 

• Provide financial incentives for taxes that then go back to the residents or rent 
control. 

• Scenario 1 is the only fair and equitable solution; Scenario 2 means residents are 
displaced and Scenario 3 is dependent on funding. 
 

2) Ideas that would make relocation acceptable if park developed 
• If the City rezones for higher densities there are no options for displaced 

residents. Residents want to stay in Kenmore, in a home they own and they also 
don’t want to move to a condo or an apartment.  

• Residents would be displaced there are no comparable rental options.  
• City should build more affordable units not luxury units.  
• Adding density means people are pushed out of their homes.  
• People bought their homes because they were affordable. It is not possible to 

relocate the home to a comparable location. Homes are too old to move or no-one 
wants them.  Investment would be lost.  

• Financial relocation assistance should be available regardless of income.  

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 26 of 326



• It takes about $18,000 to move a home plus all the other set up fees. Who is going 
to pay for this, the developer?  The relocation assistance is not enough, only 
covers crushing the home. 

• Residents can’t afford to wait for a new building and they want to keep their nest 
egg and retirement and their investment in their home. 

• There is no way to legally separate the resident’s name from the title of the home.  
 

3) Other ideas to balance preservation of existing housing with providing more new 
units 
• Adding density creates overpopulation, more traffic and parking problems and this 

also displaces residents. 
• Why doesn’t the city move out the industrial area and use that for high rise, not the 

mobile home parks. 
• The new high-rise buildings, rents are too high even for businesses.  
• Provide tax incentives. 
• Why displace existing residents to bring in new residents from outside Kenmore. 
• Look at vacant lots to allow new parks or affordable housing and allow tiny lot and 

tiny housing as rents may be more affordable. 
 

4) Ideas for financial assistance to preserve existing housing or minimize residents’ 
costs/fees 

• Tax incentives to park owners that are then passed down to residents. 
• Assistance or loans to park owners so they can improve infrastructure including 

utilities.  Preserve the park as a commitment if loans given. 
• Rezone to mobile home parks as the #1 choice and provide money for 

infrastructure improvements. 
• New affordable units have a higher affordability than tenants can afford who are 

fixed income or very low income. 
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Planning Commission Meeting 1/30/18:  Meeting with Mobile Home Park Community 
Residents (Staff Notes: Mike Stanger; Planning Commissioner:  Dennis Olson) 

7031 NE 175th Street (Inglewood East) Group Discussion 

40 to 45 participants. 

55-and-over community located on Sammamish River. 

1) Interest in park purchase by residents or non-profit: 
• About half of the participants raised their hands when asked if they would be 

interested, if opportunity arises. 
• Residents have an HOA, which some members said they would try to use to 

gather information and participation and determine feasibility (noting that present 
owners say they have no interest in selling at this time. 

• Would want full shares in equity. 
 

2) Ideas that would make relocation acceptable if park developed: 
• Buy out full value of their homes. 
• First and last months’ rent and deposits. 
• State’s present relocation program doesn’t help, except to get rid of their home. 
• There’s no place else available nearby they can afford to live. Some, even in their 

70s and 80s, work in order to make ends meet. Others aren’t physically able to 
work. 

• For one homeowner, pad rents have risen from $525 to $680. Another said $500 
to $800. (No timelines given.) 

• Nearly everyone indicated Kenmore would be the first choice for relocation. 
Many social and economic ties: family, jobs, doctors, churches. Many have lived 
in Kenmore more than a decade. 

• Relocation discussion has created a lot of stress for some residents. 
 

3) Other ideas to balance preservation of existing housing with providing more new 
units: 
 

4) Ideas for financial assistance to preserve existing housing or minimize residents’ 
costs/fees: 

• Kenmore has an opportunity to show other communities how to care for each 
other. 

• If city council members believe $1.2 million is not that much to pay for a 
pedestrian and bike bridge on 68th, what are they willing to spend to keep 
manufactured home owners in their homes? 

• Provide financial incentives for taxes that then go back to the residents or rent 
control. 
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5) Scenario 1: 
• Only feasible alternative to present situation. 
• Millards do a good job maintaining the park. 
• How would affordability be maintained? 

 
6) Scenario 2: 

• Need to distinguish affordable housing for apartments from home ownership. 
Want to live in a home they own where residents can make investments which 
they can’t do in an apartment.  

• Residents invested in Kenmore and in homes they own. They don’t want to move 
to a condo or an apartment.  
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Planning Commission Meeting 1/30/18:  Meeting with Mobile Home Park Community 
Residents (Staff Notes: Arthur Sullivan; Planning Commissioner: Mike Mulcare) 

7614 NE Bothell Way (Kenmore Village) Group Discussion 

Approximately 20 participants. 
 
General comment: 

• Residents are mostly families.  Many have children (2 -3).  Also a few seniors. 
• I have dealt with all the improvements to my home, have storage for all my stuff. 
• Are Latinos welcome? Latinos want to be treated equally and fair. 
• Are some seniors living on the property.  What would they do if closes?   
• Residents have been compliant.   
• Limited communication with owner/property manager.  No improvements by owner. 
• Many have reinvested in remodeling their home.  That is where their investment has gone 

and would lose that money. 
• The lower rent they pay on land allows them to cover other expenses to take care of their 

family.  If my wife has to also work because have to pay higher rents, impacts my family. 
 
Question 1: Preserve through purchase 

• Owner has neglected the property – not made any improvements. 
• Would love to buy because it’s our home and our place. Our kids love to play outside.  

the way it is today. If it would be apartment living, it would not be the same, we would 
not know everyone. We like the families and we all help each other.  Our children have 
grown up here and would be emotional if had to leave. 

 
Question 2:  Relocation/Priority for new housing 

• If provisions to allow existing residents to move into new apartments; how deal with the 
time between closing parks and new units available.   

• What is available to help fund residents to move, or pay rent? 
• If you were in our shoes, would you want this to be your option?   
• I grew up in ‘affordable’ housing and was branded; I am not raising my kids in that 

situation.  
• Apartments: What would be the rent levels?  Would rent be based on income or would it 

be based on what paying now? 
• If income increases, the rent would increase instead of being able to save money for 

things like a car or insurance. 
• How would it make the situation better? 

o If relocation provides $2,000, all or most of that used just to get rid of home. 
Nothing to help with moving costs or move-in, or increased rent.   

o So if relocated, should be real help and not a small amount ($2,000).  That amount 
doesn’t help in the long run (e.g. moving costs, first and last month, deposit, cover 
higher rent). 
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• What happens if we have to move to another home? Would likely have the same situation 
occur there and then have to move again and again. 

• Might have some information from SeaTac about costs to move.   
• Longer than one year notice.   

o Some made investments only a year or two ago, so there would be no return. 
 

Other ideas to make better 
• Goal is to stay in our homes.  
• Help us maintain our home.   

o Loans to help with maintenance 
• Can be hard to get permits for some type of improvements (e.g. wanted to replace metal 

roof with regular roof, but couldn’t get permit).   
• If we don’t like how the general grounds are looking, give residents an opportunity to fix 

it up.  
• Thought there was a park in another city (Kirkland?) where removed the old units and 

replaced with more modern units. 

 
 
Note in Spanish translated to English: 
I would like for you to consider that it is not the same to live in an apartment than in a house, due 
to there not being the same freedoms of living. It is not the same in regard to payments either. 
We have a better life in our mobile home, we lead better lives and it helps our children and 
families. 
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Planning Commission Meeting 1/30/18:  Meeting with Mobile Home Park Community 
Residents (Staff Notes: Bridgit Baker; Planning Commissioners: Douglas Nugent and 
Mark Ohrenschall; Interpreter: Eliana Rey) 

6837 NE 182nd Street (Lakewood), and 7000 and 7021 NE 181ST Street (Lake Terrace) 
Group Discussion 

1) Park residents option to buy as a group? 
• Yes, would the city offer to help? 
• If there are too many issues with the park or purchase would the city also be 

willing to help? 
• If the MHP community decides to move forward with the purchase of the park, 

would the city be willing to facilitate with the legal backing? 
• The group would need to elect someone to represent the group in the purchase. 
• Lakewood MHP received a letter from the owner stating that they have no plans 

to develop the land. 
• The residents were interested in purchasing, but wanted to know the approximate 

assessed value of the land.  It currently was 3.2 million, but it could go higher. 

 
2) Ideas that would make relocation acceptable if park was developed? 

• Concerned that the city is interested in purchasing the park. 
• Residents wanted to know if the city would pay for their trailers 
• The MHP is a private party aside from the moratorium.  They could have sold at 

any time and the Planning Commission is trying to protect property rights at the 
same time help either stay there or find another place. 

• An idea would be for the city to pay/cover relocation costs. 
• Concern for moving the trailers because most of them can’t be moved.  
• Is there a possibility that the City could arrange to buy out the trailers? 
• There is a difference because some residents own and others rent their trailer. 
• Some would be interested in an option to be first to rent other apartments nearby 

if they could afford.  Those that were not interested in that said it was because of 
costs.  “Do you think we would live in the park if we could afford it”. 

• If owners did sell, would they allow them to live rent free for that year? 
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Planning Commission Meeting 1/30/18:  Meeting with Mobile Home Park Community 
Residents (Staff Notes: Tela Whiteman; Planning Commissioners: Douglas Nugent and 
Mark Ohrenschall; Interpreter: Eliana Rey) 

6837 NE 182nd Street (Lakewood), and 7000 and 7021 NE 181ST Street (Lake Terrace) 
Group Discussion 

1) Park residents option to buy as a group? 
• Yes, but how can the City help aid this process? 
• Per commissioners, process will be very difficult and costly as they would need to 

elect a representative who could spend the time on the project 
• Questions about what assistance the City could offer residents, i.e. legal assistance 

or financial assistance 
• A letter from the owner of Lakewood MHP stating they have no interest in 

developing the land was presented by a resident of the park; all residents received 
this letter 

• The approximate assessed value of the land was currently $3.2 million which does 
not reflect market value which would be higher 

 
2) Ideas that would make relocation acceptable if park was developed? 

• Questions and concerns were raised from residents about how the costs would lay 
out – would the rent be the same as they pay now? 

• Would the City pay for the trailers? Some trailers are too old for relocation but 
residents have invested money and own the trailers 

• Would the City buy land as a place for relocation? 
• From Commissioners: would residents be interested in first right to rent/buy the 

newly developed property? For the residents, this scenario presents two problems, 
that they cannot afford to purchase or rent in the new development even with 
affordable rates, and many residents would not be eligible due to immigration 
status and therefore lack of credit report 

• Would the City be willing to pay rent so residents could save for relocation? 
• Residents were in favor of a notification period longer than 1 year 
• Disadvantages to relocation would also include moving students away from their 

school district 
• There was confusion from many residents regarding the purpose of these 

discussions who believed all the questions point to the City knowing that MHP 
owners are going to sell  

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 33 of 326



Lauri Anderson

From: Lauri Anderson
Sent: Tuesday, November21, 2017 10:09AM
To: Lauri Anderson
Subject: FW: Inglewood East MHP

Mobile home park at 7301 NE 175th Street

From: Jeremy Millard [mailto:jeremy@parkpreservations.com]
Sent: Tuesday, November 07, 2017 4:30 PM
To: Lauri Anderson <landerson@kenmorewa.gov>
Subject: Inglewood East MHP

Lauri,

I am in receipt of your letter dated October 27, 2017. Within this letter you are asking a series of
questions that / will attempt to answer:

1. Are the mobile homes in your park generally for rent or for sale?
The homes in our park are all for sale. The homes are all owner occupied. The park owns the land to
which the tenants pay a monthly space rent.

2. Are the tenants in your park age-restricted?
Yes. The tenants are all 55 or older.

3. Do you have an estimate of the total number ofpeople living in the park?
There are 78 homes and about half are married couples. Hence, we have just over 115 tenants.

4. What are your long-term plans for the property?
We would like to work with the City to create more affordable homes and apartments on the
property.

If you have any additional questions just call or email.

Is the City interested in our property?

Thanks,

Property Manager
(c) 206-941-1001
(f) 206-337-0635

“Preserving and Enhancing One Park at a Time!”

1
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November 29th, 2017

City of Kenmore Planning Commission R~ HVED
CITY OF KENMOPF

I noticed that you are reviewing the issue of mobile home parl~1n Kenmore. One option was to
retain the parks because they provided the most affordable housing in the city. While I agree that
affordability is critical to our community there are some important quality and safety issues that should
be considered.

Most of the single wide mobile homes in the downtown mobile home parks were constructed in
the 1960’s or before. These structures are substandard by today’s standards and cannot be
economically upgraded. The building code for mobile homes changed significantly after the U.S.
Department of Housing and Urban Development began regulating these structures in 1974.

The structures do not meet current energy conservation codes. The 1 34” exterior walls, 2” x 3”
ceiling and floor construction, single pane windows etc. are very inefficient.

These older structures are fire hazards because of the materials used in the construction, the
egress restrictions and old electrical wiring systems. Additional hazard factors include the use of
electrical baseboard and space heaters and old propane cooking and heating fixtures. Fires in older
mobile homes burn hotter, spread faster and create more toxic gases than a standard home. Fatalities
in mobile older mobile home fires are 3 to 5 times higher than post 1977 mobile homes or stick built
homes1. Fighting fires in mobile homes is especially dangerous2 this is compounded by the close
proximity of the structures and narrow access for fire apparatus.

Additionally, livability and safety hazards have been created by the deterioration of these
structures over time. Illegal and improper modifications have been made, water damage, rot, mold and
other structural and mechanical damage has occurred. As these structures age they will only
deteriorate further.

I believe there are strategies that can increase the housing density for the existing mobile park
properties, which is a goal of the downtown plan, while creating safe dwellings that are affordable even
for our lower income families. I believe that retaining substandard housing simply because it is cheap
seems short sighted.

I encourage you to speak with the Northshore Fire Department’s Fire Marshall Jeff LaFIam. He is
very familiar with this topic and the specifics of the mobile home parks in our city.

Thank you for working to make Kenmore a better community.

Sincerely,

David Maehren
6316 NE 196th Street
Kenmore, WA
425 481-7199
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References.

* MOBILE HOME FIRE STUDIES: SUMMARY AND RECOMMENDATIONS; Edward K. Budnick and David P.

Klein Center for Fire Research National Engineering Laboratory U.S. Department of Commerce National
Bureau of Standards Washington, D.C. 20234 March 1979

“A key area identified as a potential problem in mobile homes was fire safety. Various statistical sources
indicated that while the incidence rate was approximately the same, the injury and life hazard and the
extent of property damage per incident were three to five times greater than for conventional
residences.”

http://fire.nist.gov/bfrlpubs/fjre79/PDF/f79011. pdf

**THE DANGERS OF MOBILE HOME FIRES. Fire Engineering.com - 05/01/2002 BY JAY LOWRY

http://www.fireengineering.com/articles/print/volume-155/issue-5/features/the-dangers-of-mobile-
home-f ires.html
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Attachment 3
Lauri Anderson

From: Jeff LaFlam <jlaflam@northshorefire.com>
Sent: Monday, December 18, 2017 11:37AM
To: Lauri Anderson
Cc: Jim Torpin
Subject: Mobile Home safety

Lauri,

As Fire Marshal and designated “Fire Code Official” my role is to provide the city with expertise and advice
regarding the interpretation and application of the fire code within the City of Kenmore. The City of Kenmore is
ultimately responsible for the enforcement and implementation of the provisions of the Fire Code.

I do agree with Bryan Hampson that changes to the building and fire codes over time has improved the level of
safety through safety related restrictions that have improved construction practices used for contemporary
structures. However, except for in a few limited cases, the fire code does not require older structures to be
brought up to current standards. Therefore, I would agree with the premise that replacing or retrofitting an older
structure with a newer one based on current codes would improve safety. The feasibility of such is for the
Planning Department to decide.

If the Planning Department has specific questions regarding the fire code as it pertains to mobile homes, I
would be more than happy to provide an opinion to assist them in developing their long term vision for the city.

Sincerely,

Jeff LaFlam
Fire Marshal
Northshore Fire Department
jlaflam@northshorefire.com
425-354-1741
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Lauri Anderson

From: Lauri Anderson
Sent: Wednesday, January 17, 2018 8:03 AM
To: Lauri Anderson
Subject: Service Request: 14567

CITY OF KEN MORE

SERVICE REQUEST

ServiceR uestlD 14567
roblem Descri tion S IN UIRY
non edium
as caller been res nded to
ate that caller was res onded to
eed to contact caller b this date 1 30 2018 11:10:27 AM
cident Address TIPLE LOCATIONS CITYWIDE
cident A t Number

Incident Location 1 six mobile home arks
Incident Ci

cident State
cident Zi

Service R uest Initiated B UTNN JANET
ate & Time Service Re uest Initiated 1/16/2018 11:10:27 AM

Submit To ENT, DEBBIE
SubmitToDate 1162018 11:10:33AM
Submit To en B

ate SR Was 0 ened B Submit To
is atch To AKE BRJDG1T

IDjs oatch To Date ‘. 116’ 2018 11:10:35 AM
oatchOoenB

I isoatchTo Oenhi)ate
Status
Closed By
Closed Date
S,er~.~ic~e R- uest Indident Info ,o~nçc~rn.s ab≤rnt eotential rezonin:
Existing Service Request Comments It~y QL!JINN, JANET~ 1/16/20~8 1i:10~52 AM

I’ lease remember that residents of mobile home parks are not units
out humans.If you rezone and owners sell where do these people

• - :o~?A pa1ti~’ few would get affordable housing in the new
- , . uildings and where do upwards of 400 humans go while they are

.uiilt.There is absolutely no need to rezone until you have
• ddressed their displacement.Tche sum listed to move them is

- ii Owhere~near the amount nêeded.I feel that this is a move to
• i~moy~è the . oor from the~communi. A~ -

Code Compliance Case Number
LFP Work Order Number

1
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I • g County Discretionary Req
umber

~Historical Number

CALLER INFORMATION

~irst Name I~ast Name I~ddress ~Apt. #
CHRISTINE ILII’JK 17052 NE 145th St. I

City ~ip IL-lome Phone Work Phone ~Jther Phone

Customer Comments ~Da1ler Problem Details

Customer Email ~Dell Phone
CLLTNK@ROADRUI.ThJER.COM
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OLSEN LAW FIRM PLLC
WALTER H. OLSEN, JR., ATTORNEY DOUG SCHARNHORST, CONTROLLERJPARALEGAL
B. TONY BRANSON, ATTORNEY JANICE MUNSON, PARALEGAL
MICHAEL D. McLAUGHLIN, ATTORNEY LIGIA PARKER, PARALEGAL

KELLEY GILBERTSON, LEGAL ASSISTANT

January 2, 2018

City of Kenmore Planning Commission
18120 68th Ave. N.E.
Kenmore, Washington 98028

Re: Lakewood Villa Mobile Home Park
7031 N.E. 175th Street
Kenmore, WA 98028

Dear Commissioners:

I represent the owner of Lakewood Villa with regard to the City of Kenmore’s consideration of
its Housing Strategy Plan. I have reviewed the Planning Commission Minutes for its meeting on
December 5, 2017, as well as the Memorandum from the Community Development Department
dated December 22, 2017 (the “Memo”).

Lakewood Villa intends to continue operating as manufactured housing community for older
persons age 55 or older for the fOreseeable future, but its investment backed expectation is to sell
Lakewood Villa to a future purchaser who may have other long-term plans for the property that
are inconsistent with the new MHP zone that is described in Scenario 1 of the Memo. My
client’s investment backed expectation is a property right which remains constitutionally
protected under our state and federal constitution.

While the 9th Circuit of our federal Court ofAppeals ruled in 2012 that three mobile home parks
in Tumwater were unable to prove sufficient economic impact from Tumwater’s MHP zone, that
ruling is limited to the unique facts in the case ofLaurel Park v. City ofTumwater. The federal
court did not rule that “mobile home park zoning placed over existing mobile home parks was
constitutional” in all cases as implied in paragraph “1” on page 4 of the Memo. Given the right
case in which a mobile home park owner suffers sufficient economic impact from a MHP zone, a
federal or state court could decide differently. For example, Lakewood Villa is on waterfront
property (the Lake Washington Slough), and its resulting higher property value and unique facts
could very well demonstrate a sufficient economic impact to satisfy federal and state case law.

Accordingly, Lakewood Villa favors the Relocation Report and Plan requirements as described
in Scenario 2 of the Memo. Other cities have successfully implemented ordinances which
require that any manufactured housing community owner first apply for and obtain an approved
Relocation Report and Plan (“RRP”) before any tenant receives a written notice of community
closure. For example, the City of Seattle’s attached ordinance requires that any RRP include the
below information:

A. The relocation report and plan shall describe how the mobile home park owner intends
to comply with chapters 59.20 and 59.21 RCW, relating to mobile home relocation

205 S. IVIEmDIAN PUYALLUP • WASHINGTON • 98371 PHONE • 253-200-2288 • FAx •253-200-2289
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January 2,2018
Page 2

assistance, and with Sections 22.904.400 through 22.904.480. The relocation report and
plan must provide that the mobile home park owner will assist each mobile home park
tenant household to relocate; in addition to making State-required relocation payments,
such assistance must include providing tenants an inventory of relocation resources,
referring tenants to alternative public and private subsidized housing resources, helping
tenants obtain and complete the necessary application forms for State-required relocation
assistance; and helping tenants to move the mobile homes from the mobile home park.
Further, the relocation report and plan shall contain the following information:

1. The name, address, and family composition for each mobile home park tenant
household;

2. The condition, size, ownership status and probable mobility of each mobile
home occupying a mobile home lot;

3. Copies of all lease or rental agreement forms the mobile home park owner used
both before and during the change of use or closure process;

4. To the extent mobile home park tenants voluntarily make such information
available, a confidential listing of current monthly housing costs, including rent or
mortgage payments and utilities, for each mobile home park tenant household;

5. To the extent mobile home park tenants voluntarily make such information
available, a confidential listing of net annual income for each mobile home park tenant
household;

6. Specific actions the mobile home park owner will take to assist each mobile
home park tenant household to relocate, in addition to making State-required relocation
payments to mobile home owners;

7. An inventory of relocation resources, including available mobile home spaces in
King, Snohomish, Kitsap, and Pierce Counties;

8. Actions the mobile home park owner will take to refer mobile home park tenants
to alternative public and private subsidized housing resources;

9. Actions the mobile home park owner will take to assist mobile home park
tenants to move the mobile homes from the mobile home park; and

10. Other actions the owner will take to minimize the hardship mobile home park
tenant households suffer as a result of the closure or conversion of the mobile home park.

See attached SMC 22.904.410-.460. The City of SeaTac has a similar RRP ordinance. See
attached.

Scenario 2 would result in a better balance between preserving affordability and protecting new
future density in Kenniore as contemplated by both the Growth Management Act and paragraph
4 of the Planning Commission’s Meeting Minutes for December 5, 2017. Scenario 1 offers no
balance between affordability and the City’s future density requirements. Therefore, Lakewood
Villa respectfully requests that the Planning Commission continue to consider Scenario 2, and
remove Scenario 1 from its future consideration.

Sincerely,

Walter H. Olsen, Jr.
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Seattle, WA Municipal Code Page 1 of 4

22.904.400 - Reservation of mobile home lots.

All mobile home park lots shall be reserved for use by mobile homes. No recreational vehicle

may displace or replace a mobile home in any mobile home lot; provided, that nothing in this

chapter shall be construed to require displacement of any recreational Vehicle occupying a mobile

home lot on the effective date of the ordinance codified herein; £~ and further provided, that

when a mobile home lot becomes vacant for any reason, it may not be occupied by a recreational

vehicle unless the vacant mobile home lot, because of its size, irregular configuration, or

inadequate utilities or facilities, cannot accommodate a mobile home.

(Ord. 115183 § 2(part), 1990.)

22.904.410 - Eviction notices for change of use or closure of a mobile home park.

A. Before a mobile home park owner may issue eviction notices pursuant to a closure or

change of use under chapter 59.21 RCW, the mobile home park owner must first

submit to the Seattle Department of Construction and Inspections a relocation report

and plan that meets the requirements of Section 22.904.420. If applying fora change

of use, the mobile home park owner shall submit the relocation report and plan

together with the master use permit application. Once the Director of the Seattle

Department of Construction and Inspections determines that the relocation report

and plan meets the requirements of Section 22.904.420, the Director shall stamp

approval on the relocation report and plan and return a copy of the approved plan to

the mobile home park owner. If the Director of the Seattle Department of

Construction and Inspections determines that the relocation report and plan does not

meet the requirements of Section 22.904.420, the Director may require the mobile

home park owner to amend or supplement the relocation report and plan as

necessary to comply with this Chapter 22.904 before approving it.

B. No sooner than upon approval of the relocation report and plan, the owner of the

mobile home park may issue the 12 month eviction notice to the mobile home park

tenants. The eviction notice shall comply with RCW 59.20.080 and RCW 59.21 .030. No

mobile home park tenant who rents the mobile home in which the tenant resides may

be evicted until the 12 month notice period expires, except for good cause as defined

in Section 22.206.1 60. No mobile home owner who rents a mobile home lot may be

evicted until the 12 month notice period expires, except pursuant to the

Manufactured Mobile Home Landlord-Tenant Act, chapter 59.20 RCW.

about:blank 1/2/2018
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Seattle, WA Municipal Code Page 2 of 4

(Ord. 124919 , § 127, 2015; Ord. 115183 § 2(part), 1990.)

22.904.420 - Relocation report and plan.

A. The relocation report and plan shall describe how the mobile home park owner

intends to comply with chapters 59.20 and 59.21 RCW, relating to mobile home

relocation assistance, and with Sections 22.904.400 through 22.904.480. The

relocation report and plan must provide that the mobile home park owner will assist

each mobile home park tenant household to relocate; in addition to making State-

required relocation payments, such assistance must include providing tenants an

inventory of relocation resources, referring tenants to alternative public and private

subsidized housing resources, helping tenants obtain and complete the necessary

application forms for State-required relocation assistance; and helping tenants to

move the mobile homes from the mobile home park. Further, the relocation report

and plan shall contain the following information:

1. The name, address, and family composition for each mobile home park

tenant household;

2. The condition, size, ownership status and probable mobility of each

mobile home occupying a mobile home lot;

3. Copies of all lease or rental agreement forms the mobile home park

owner used both before and during the change of use or closure process;

4. To the extent mobile home park tenants voluntarily make such

information available, a confidential listing of current monthly housing

costs, including rent or mortgage payments and utilities, for each mobile

home park tenant household;

5. To the extent mobile home park tenants voluntarily make such

information available, a confidential listing of net annual income for each

mobile home park tenant household;

6. Specific actions the mobile home park owner will take to assist each

mobile home park tenant household to relocate, in addition to making

State-required relocation payments to mobile home owners;

7. An inventory of relocation resources, including available mobile home

spaces in King, Snohomish, Kitsap, and Pierce Counties;

8. Actions the mobile home park owner will take to refer mobile home park
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tenants to alternative public and private subsidized housing resources;

9. Actions the mobile home park owner will take to assist mobile home park

tenants to move the mobile homes from the mobile home park; and

10. Other actions the owner will take to minimize the hardship mobile home

park tenant households suffer as a result of the closure or conversion of

the mobile home park.

B. The Director of the Seattle Department of Construction and Inspections may require

the mobile home park ownerto designate a Relocation Coordinator to administerthe

provisions of the relocation report and plan and work with the mobile home park

tenants and the Seattle Department of Construction and Inspections and other City

and State offices to ensure compliance with the relocation report and plan and with

state laws governing mobile home park relocation assistance, eviction notification,

and landlord/tenant responsibilities.

C. The owner shall make available to any mobile home park tenant residing in the

mobile home park copies of the proposed relocation report and plan, with

confidential information deleted. Once the Director of the Seattle Department of

Construction and Inspections approves the relocation report and plan, a copy of the

approved relocation report and plan shall be delivered to each mobile home park

tenant with the required 12 month eviction notice.

D. The mobile home park owner shall update the information required under this

Section 22.904 to include any change of circumstances occurring after submission of

the relocation report and plan that affects the relocation report and plan’s

implementation.

(Ord. 124919 , § 128, 2015; Ord. 115183, § 2(part), 1990.)

22.904.430 - Certificate of completion of the relocation report and plan.

No mobile home park owner may close a mobile home park or establish a change of use of a

mobile home park until the mobile home park owner obtains a certificate of completion from the

Seattle Department of Construction and Inspections. The Director of the Seattle Department of

Construction and Inspections shall issue a certificate of compliance only if satisfied that the owner

has complied with the provisions of an approved relocation report and plan, with eviction notice

requirements of RCW 59.20.080 and 59.21 .030, with relocation assistance requirements of RCW

59.21 .020, and any additional requirements imposed in connection with a master use permit

app Ii cation.
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(Ord. 124919 , § 129, 2015; Ord. 115183 § 2(part), 1990.)

22.904.440 Notice of provisions.

It is unlawful to sell, lease or rent any mobile home or mobile home park rental space without

advising the prospective purchaser, lessee, or renter, in writing, of the provisions of Sections

22.904.400 through 22.904.460 of this chapter.

(Ord. 115183 § 2(part), 1990.)

22.904.450 - Administration.

The Director of the Seattle Department of Construction and Inspections shall administer and

enforce Sections 22.904.400 through 22.904.460 and is authorized to adopt rules and regulations

consistent with and necessary to carry out these sections. Whenever an owner or an owner’s

agent fails to comply with the provisions of Sections 22.904.400 through 22.904.470, the Director

of the Seattle Department of Construction and Inspections may deny or revoke a master use

permit and/or other permits or approvals, or may, in the Director’s discretion, condition any

permit upon the owner’s successful completion of remedial actions that the Director of the

Seattle Department of Construction and Inspections deems necessary to carry out the purposes

of Sections 22.904.400 through 22.904.460.

(Ord. 124919,~ 130,2015; Ord. 115183,~2(part), 1990.)

22.904.460 - Penalties—Sections 22.904.400 through 22.904.470.

In addition to any other sanction or remedial measure imposed under this chapter, any

person who fails to comply with any provision of Sections 22.904.400 through 22.904.470 or any

notice, decision or order issued by the Director of Construction and Land Use pursuant to

Sections 22.904.400 through 22.904.470, shall be subject to a cumulative civil penalty in the

amount of Five Hundred Dollars ($500.00) per day for each day of noncompliance, measured

from the date set for compliance until the person complies with the notice, decision or order, as

determined by the Director of Construction and Land Use. The Director of Construction and Land

Use shall notify the City Attorney in writing of the name of any person subject to the penalty, and

shall assist the City Attorney to collect the penalty.

(Ord. 11 5183 § 2(part), 1 990.)
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1. Purpose. To allow the economic use of perimeter areas in mobile home parks; to foster
affordable housing options; to create designated areas for recreational vehicles; to allow
alternative use of land within mobile home parks, yet protect existing and future mobile home
units.

2. Siting Standards of Recreational Vehicles in Existing Mobile/Manufactured Home
Parks.

a. A site plan shall be submitted with the following standards for review and approval by
the Director.

b. Recreational Vehicle Sites. RVs may be located in a perimeter designated area. The
designated area shall be a logically geometric shape, which does not encroach significantly
into the area for mobile/manufactured home units.

It is provided, however, that once the owner of a mobile home park has given notice of
intention to close the mobile home park pursuant to any applicable relocation plans,
pending final closure of the mobile home park, and in keeping with the provisions of
subsections (G)(2)(c), (d) and (e) of this section, the owner may site recreational vehicles in
such mobile home spaces as may become vacant during the closure period without regard
to the number of such recreational vehicles or their locations within the mobile home park.
The closure period, which shall include the period of time from the date of the notice of the
intention to close the mobile home park to the final closure of the mobile home park, shall
not exceed one (1) year.

c. Recreational vehicles shall hook up to the utility hook-ups (under permits) and maintain
the minimum standards on those utilities.

d. Recreational vehicles shall not remain on the leased space longer than one hundred
eighty (180) days a year. The recreational vehicle must be physically detached from the
utility hook-ups and out of the park for at least twenty-four (24) hours before hooking up
again.

e. The recreational vehicles shall meet all applicable health and building standards.

f. The recreational vehicle section shall be screened from both the road and the
mobile/manufactured home park with Type IV landscaping at a width of five (5) feet.

H. Mobile Home Park Relocation Standards. At such time as the owner of a mobile home park
determines to close a mobile home park, or any portion thereof, or to change the use of the land on
which a mobile home park is located, or any portion thereof, including conversion to a mobile home
park subdivision, condominium or cooperative as discussed below, but prior to the date on which the
owner gives notice to tenants of the change of land use pursuant to RCW 59.20.080(1)(e), the owner
shall submit to the City a mobile home park relocation plan covering the park or portion of the park for
which a change is proposed.

In the case of conversion to a mobile home park subdivision, condominium or cooperative, a
relocation plan shall be required if and only if purchase of a share is necessary to remain in the park;
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in such cases, the relocation plan shall be required only for tenants who are not purchasing a share
and would be displaced by the conversion. Once the plan is approved in accordance with this section,
the City shall issue a certificate of approval to the mobile home park owner. The mobile home
relocation plan shall comply with the standards and procedures contained in this section.

If an eminent domain action of a Federal, State or local agency causes closure of a mobile home park
and the procedures set forth in the Federal Uniform Relocation Assistance and Real Property
Acquisition Policies Act, 42 U.S.C. 4601 et seq., and the regulations of 49 CFR Part 24 or the
Relocation Assistance — Real Property Acquisition Policy Act of Chapter 8.26 RCW and the
regulations of Chapter 468-100 WAC are followed, the requirements of those acts and regulations will
supersede the requirements of this section and the standards contained herein.

If a condemnation action of the City causes closure of a mobile home park, the City will be
responsible for fulfilling the requirements of the standards contained herein and may provide
additional relocation assistance in accordance with the provisions of the State act and regulations. If
the City chooses to follow portions of the State act and the Director determines that there is a conflict
or redundancy between the portions of the State act and regulations being followed by the City, and
the standards contained herein, the State act shall take precedence in such areas of conflict or
redundancy. If the State act is followed in all respects, such act will supersede the requirements of
this section and the standards contained herein.

1. Required Elements of the Mobile Home Park Relocation Plan. The mobile home
relocation plan shall include the following required elements:

a. Inventory. An inventory of park tenants and their mobile homes shall be prepared in a
format established by the Department (hereinafter referred to as the “department”). The
purpose of the inventory is to provide data for the State Environmental Policy Act (Chapter
43.21 C RCW) checklist (hereinafter referred to as the “SEPA checklist”), which will analyze
the impact of the park closure, and to establish a basis for identifying relocation/mitigation
options. The inventory shall include:

i. An inventory of park tenants (to include information as to age, income, number of
years in the park);

ii. An inventory of the age and conditions of the mobile homes; and

iii. Costs of pad rental, park utility fees and other charges, personal utilities,
insurance, personal property taxes, and mobile home security interests, if applicable.

The inventory request form shall clearly state to tenants that disclosure of age, income
and housing cost information is voluntary, and that the purpose of requesting the
information is to assess the impact of the proposed closure and the applicability of low
income housing assistance programs. If provided, this information shall be treated in a
confidential manner and shall be made public only in statistical summary format.

b. Environmental Conditions. An analysis of environmental conditions in the park shall
be conducted. The analysis shall include noise levels and other environmental factors

http ://www. codepublishing. corn/WA/SeaTac/html/SeaTac 15/SeaT... 1/2/2018

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 48 of 326



Chapter 15.465 Page 15 of 17

affecting the suitability of the park for various land uses, including mobile homes, other
residential uses, and commercial uses. This information will be used to prepare the SEPA
determination of environmental impacts of the proposed action. Noise measurements shall
be taken on site by the property owner using an approved noise meter.

c. Options. A list of relocation options shall be prepared, including:

i. A list of vacant mobile home park spaces in King and Pierce Counties, together with
a description of each park’s amenities, restrictions, rental rates and other costs
charged;

ii. A list of low cost apartments or other low cost housing options in King County;

iii. Information from banks concerning first-time home buyer programs;

iv. Information from the county or nonprofit entities concerning relocation park
options; and

v. Information from the Port of Seattle regarding the process for obtaining Port noise
mitigation funds and “advisory assistance,” if applicable, including a statement of
whether or not the owner intends to participate in any available program and pass
noise mitigation funds to tenants.

d. Choices. A statement of housing preference, based on the available options, shall be
gathered from each mobile home tenant. The list of each participating tenant’s preference
shall provide a basis for tenants to coordinate their preferences with others in the park and
with the available opportunities.

e. Anticipated Timing. The mobile home park owner shall provide a statement of
anticipated timing for park closure.

f. Coordination Plans or Actions. The mobile home park owner shall provide a
statement of any coordination plans or actions in addition to those stated above that the
park owner intends to take in order to minimize the impacts of park closure on the tenants.
The relocation plan shall identify an official relocation plan contact. The contact shall be
responsible for providing the required relocation information to tenants and status
information to the City.

2. Required Process. The timing and preparation of the mobile home relocation plan shall
comply with the following process:

a. The owner of the park shall initiate a preapplication meeting with the department to
clarify the requirements of the relocation plan. If applicable, the applicant shall also meet
with Port of Seattle staff to determine if relocation assistance is available.

b. The owner of the park shall notify, in writing, all affected park tenants and the
department that the owner is beginning the process of preparing a mobile home relocation
plan. In such notification, the department shall schedule a meeting with tenants to inform
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them of the owner’s proposal for the property, the requirements of the mobile home
relocation standards, as contained herein, and the proposed timeline for the process.

c. The mobile home park owner shall prepare a relocation plan, pursuant to the
requirements of subsection (H)(1) of this section.

d. The mobile home park owner shall complete a SEPA checklist for the relocation plan. A
copy of the SEPA checklist shall be sent to each tenant of the mobile home park. If the
owner is proposing to redevelop the site, the owner may choose to have the site plan for the
new development evaluated for environmental impacts concurrently with the relocation plan.
If this option is chosen, the owner shall submit a site plan along with the SEPA checklist and
relocation plan.

e. The department shall review the relocation plan to ensure compliance with the
requirements of subsection (H)(1) of this section. If it is determined that the requirements
have not been met, the department shall notify the mobile home park owner in writing of the
identified deficiencies. The owner shall revise the plan to correct all of the identified
deficiencies before resubmitting it to the City.

f. Once it is determined that the requirements of subsection (A) of this section have been
met, the Director of the department shall issue a decision on the relocation plan based on
the impacts of the proposed action. The decision may be to approve, deny, or require
modification of the relocation plan. If the relocation plan is approved, the Director shall issue
a certificate of approval.

g. The decision of the Director is appealable to the Hearing Examiner, in accordance with
the procedures of SMC 15.115.070, Appeal Process. If the decision is appealed, the
relocation plan process as set forth herein shall automatically be stayed until the appeal is
resolved.

h. If approved, the relocation plan shall be delivered to all tenants by the mobile home
park owner prior to or coincident with the minimum twelve (12) month notice of intent to
close the park. The relocation plan shall be valid for delivery to tenants for three (3) months
from the date of. approval. If the relocation plan is not delivered in this time frame, or if park
closure does not occur within two (2) years of approval of the plan, preparation of a new or
updated plan may be required by the City.

i. The mobile home park owner shall provide to the City a statement confirming that all
requirements of Chapter 59.23 RCW, if applicable, including notice and first right of refusal
of tenants to purchase the park have been followed.

j. The park owner shall submit to the City a report on the relocation process which shall
include: (a) a list of tenants remaining in the park, by space or address (rent roll); and (b)
spaces which have been vacated together with a description of the destination of vacating
tenants and the type of housing obtained. The report shall be submitted monthly, or more
frequently if requested by the department, until the park is vacant.

http ://www.codepublishing. corn/WA/S eaTac/html/SeaTac 15/S eaT... 1/2/2018

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 50 of 326



Chapter 15.465 Page 17 of 17

k. Once the relocation plan has been deemed by the Director to be satisfactorily
implemented, the City shall issue a certificate of satisfactory completion. The mobile home
park shall not be closed prior to the issuance of said certificate. The relocation plan shall be
deemed to be satisfactorily implemented when the plan’s stated actions have been
implemented and when all tenants have relocated.

3. Alternative Plan and Process. If the owner of a mobile home park negotiates a relocation
agreement with tenants to the satisfaction of such tenants, the agreement, signed by all affected

tenants, shall be submitted to the City in lieu of the relocation plan and process of subsections

(H)(1) and (2) of this section. The following process shall then apply:

a. The City Attorney shall review the agreement and attest to its legality as to form.

b. The requirement of RCW 59.20.080(1)(e) with respect to a twelve (12) month notice of

land use change must still be met. However, if all tenants have satisfactorily relocated prior

to the statutory twelve (12) month period, the park, or portion thereof, may be closed

sooner.

c. Once the agreement has been determined to address the needs of the tenants, the

Director shall issue a certificate of approval.

d. The owner shall submit monthly reports in accordance with subsection (H)(2)(j) of this

section.

e. After all tenants have moved from the park, the Director shall issue a certificate of

satisfactory completion and the park may be closed. (Ord. 15-1018 § 1)

The SeaTac Municipal Code is current through Ordinance 17-
1024, passed December 21, 2017.

Disclaimer: The City Clerk’s Office has the official version of the
SeaTac Municipal Code. Users should contact the City Clerk’s
Office for ordinances passed subsequent to the ordinance cited
above.

City Website: http://www.ci.seatac.wa.us/ (http://www.ci.seatac.wa.usi~
City Telephone: (206) 973-4800
Code Publishing Company (http://www.codepublishing.com/)
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January 30, 2018

Kenmore City Council

Kenmore Planning Commission

I live in a manufactured home community in Kenmore Washington and feel that the options presented
to our community are in direct opposition to RCW59.20 where the intent by the legislature is expressed
as to ‘encourage and facilitate the preservation of existing manufactured/mobile home communities...’

The options being offered for consideration do not seem to include preserving the existing communities.
There seems to be an emphasis on ‘moving’ the communities and providing ‘relocation’ assistance. This
is not a community of apartment dwellers but a community of people who PURCHASED their homes and
in some cases are still making payments on the homes. As you know, these homes are not able to be
moved, and even if they can physically be moved, there are no home parks to move them to. To
basically take away a $30-$100,000 investment without adequate compensation if ludicrous. To top it
off, these home parks are filled with primarily seniors who are on a fixed income as well as low income
Hispanic families. Both of these communities are vulnerable and least likely to have financial
alternatives or opportunities to legal council.

Is this what Kenmore is about? Kicking out the poor and elderly so developers can build ‘luxury’
apartments for new residents? What happened to helping and protecting the people who LIVE WORK
and VOTE in Kenmore? I heard that there is a new bike path that will cost $1.4 million dollars. How
many citizens is that going to help and is that more important than helping the elderly and low income
people that live in Kenmore? Do you know who votes the most? Elderly.

There needs to be more options discussed on this issue, such as the city partnering with the county to
buy existing parks to preserve them as well as using city land to build new parks that are designated to
stay parks for 30 years. Offering tax incentives to park owners and discounted utilities, and 0-no interest
long term loans to pay for infrastructure repairs.

PLEASE, explore some of these alternative ideas.

Sincerely,

Vidal Bitton

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 52 of 326



?~7~~ ~b~s ~ k - L ~ o i ~ i I., ~___

~~ pcir~k 4z~ b~ p~~ed as an

~ ~ ~~rci ~rv~ \~ ~ ~S

~ L~ C. c~ mm U. ~ i r~ ~ c~ ~ ~~ 44~ a~r ~, ~-. ~ c,c- 4-~ ~oj-rt~~

ox~e. S ~ mo~-~ ~ ?~ c~4~- -4-ke. i-~~ d ~r~4-~ o~r~ ~ -~~ ‘r~ c~o rne~

~. \ C~(%a / po~r-~s~. o ~ r-’~rS i~c~ v-~4--, r~ ei~ rc,.~, ~

“ervk~ ec~c~-, ~ec~r J Sa~ a~-~ i-e~,4
U~Q Q~ ~ c~- L.X~ r¾-~

~ Ss~ ~ ~ ~ o~
o’~~~Lrs ~ ~ S c~oi~ ~ 0~ Ci

~ ~ ~~ ~ S~ ~ ~ou ~

~ ~ ~om~ ~ ~• ~ ~
4 ~ C~ ~ Li,0 ~ U -~

~ ___ ~ ~ c~

~ ~~ ~ro~p, ~mm~e
~ ~ cc ~ P~op~ se~

SS~ ~ ~1V~ Ofl ~nd ~+s

___ ~ S~o~ b~ ~~ ~ ~ un+ ~i ~kt ap~~

L~.o ~ ~ ~ ~0 ~ ~ ~ore

~ ~ ~~ C~ Li,~ ~

~ n~

~~ ftre ~ ho
\o$~~ ~CL)Q~Q~

~ ~~ 4 ~i\~ ___ ~ b0~~ ~

~ ~on~ ~ ~

~~ ~ ° a a ~Ofr~ 9~ ‘~

~ Qnd ~ ~ ~ ~ ~ ~

Ifl~~ ~3C.~ 4 ~ir~ ~ j I~I ~

“I ~ 1-,L’. So o ~ ~C~fl ç fl~c~S~S ~ ~ P~i~3 ~ ~ d
~ ~ ~~ 0 ~ ~j fl~ ~

s~ Ss~~ ~
~ ~ ~ S~pp~~ -~ ~ ~

c~c coiled ~-h~e. ~~47

~LV3 ~ ~~ ? e~ ? O~ Co mv-ni~ 9 i—c L).~P in 4-o kLe~f3 ~

\‘er4 V~*CS q~4~ r~oJol ~- ~s °~- 1i~~ 5 ~ ~- ~ ‘-~-~ e~~s- E-~ ~Jo L-& do~ k~eep ~
cdo Le -~-4-~-~ ~x I ~-~- L-i~€ p~opl e 4-b a~- LkY’ ~ ~Ic~re. -1-0day will be 4~r’ced ocd- o1~

o~ -W~ hcii~1~≤3 inc-)- k€~qmôr’~ -~i~i-- h-ve,≤ ryic~ki v1~ k~-~ ,-r7or~ c- ~-)-~,

b ~ ~. ~orv-ie~ Cor-v,o~ ~ ~O ~

---~~i~s 4~ I;s-l-~r))?9

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 53 of 326



January 30, 2018

To: Kenmore City Council, Kenmore Planning Commission

From: Christine Suzuki

CREATING Homelessness — The housing displacement of elderly & low-income households in
Ken more Washington.

• Manufactured homes are homes, not apartments. Apartments are not a sufficient replacement of homes.
When you own your own home you spend much of your spare time in repairs and upkeep, but you get to enjoy
living independently, you enjoy having a garden, enjoy feeding the humming birds, enjoy painting your living
room the color you always wanted. You can walk or roll (if in a wheel chair) without disturbing someone else.

• Residents purchased their homes from $15-$15o,000 because they could not afford homes elsewhere. If the
residents of the manufactured home parks could afford and qualify for loans to purchase regular homes in the
area, they would. Manufactured home parks allow home ownership for residents that cannot afford more. The
residents PURCHASE the homes, sometimes cash, sometimes with a bank loan. On top of their purchase
payments, they pay a monthly fee to the park owner anywhere from $600 - $1500 month for maintenance of
the common areas.

• Example of a typical homeowner in a manufactured home park: My friend had a financial disaster during the
2008 financial crash and lost his home to Wells Fargo. He could not afford or qualify to purchase another home,
he had a house full of belongings, a car, two motorcycles and a cat. His options were few. He had a friend that
suggested he look into purchasing a home in a manufactured home park. He found a home that had a fire, the
entire interior had smoke damage. He purchased the home for a small amount and with the help of friends
proceeded to gut the home adding new sheetrock, new kitchen cabinets and appliances and a remodeled
bathroom. This was not the first choice for him to land after losing his house. But he was able to make his new
purchase into a home that he loves. Every DAY he makes an improvement on the home. He is a proud home
owner.

o $2,000 suggested ‘purchase price’ of manufactured homes is insulting and degrading, knowing that this
community does not have financial options to move to another similar location for that amount of money nor do
they have the financial ability to hire legal counsel.

• Kenmore’s goal of ‘beautifying’ the city includes encouraging redevelopment of manufactured home
communities into high density buildings to provide housing for NEW people moving to Kenmore while forcing
257 LONG TERM KENMORE RESIDENTS to abandon their homes to become homeless.

• Many residents are elderly and many residents are ill and not physically able to ‘move their homes’ to another
location nor have the financial ability to pay someone to move them to a location they cannot afford. They will
literally be sent out into the streets to die.

• Kenmore has made an effort to build public facilities that are ‘high design.’ They have also taken leadership in
building LEED certified buildings (Leadership in Energy & Environmental Design) (Program developed by USGBC)
The city hall, the fire station and the library are all LEED Certified.

o It would be and act of Leadership if Kenmore allocated some of their public land to build a LEED certified small
home park for fixed income and low income households. The park would be built to LEED standards, the
infrastructure correctly designed, built & maintained, the small homes to be all LEED certified, the park to be
located close to the downtown area so that residents could walk to grocery stores and access mass transit. The
city of Kenmore would be APPLAUDED nationally for helping both the environment (with LEED Certification) and
helping their long term residents remain living in Kenmore.

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 54 of 326



1

Bridgit Baker

From: janhite@remaxmc.com [mailto:janhite@remaxmc.com]  
Sent: Wednesday, January 31, 2018 1:31 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Inglewood East MHP 

 
Ms Anderson      I am a resident of Inglewood East Mobile Home Park and attended the meeting last 
evening.  Mr Olson and Mr Stanger were patient and lead the discussion as well as could be expected.  It was 
unfortunate to have the  meeting in one large room with all attendees from various parks talking at 
once.  Hearing and speaking was a challenge.  
  
That being said, we certainly appreciate the opportunity to voice our opinions.  Since I  work in home sales and 
in the past, commercial development, I am fully aware of community change and the possibilities 
of development to Kenmore.  I appreciate the Planning Commission's approach to navigate through the changes 
with fact finding and transparency. 
  
Inglewood East MHP is set apart from some parks as it is designated as a 55 and older park.  The residents, if 
displaced, are not easily relocated. While some may  have the financial resources, they may not have the 
physical or mental ability to lose their home. This fact needs to be addressed.  
  
It is a great community of nice people who take care of each other.  Life savings are in some of those 
homes.  The owner of the park  has taken effort to correct water pipe issues, resurfaced the dock, replaced the 
club house roof, and corrected the asphalt.   The homes are nice and well maintained, the flora is especially 
beautiful.  
  
Ideally, I would like to see this park receive some type of "55 and older" moratorium on change or at least a 
longer range time frame to vacate beyond a year (if it comes to that)  5-10 years makes more sense.  The senior 
community is important, it is important to Kenmore and it is important for all ages to know that we take care of 
our seniors, not displace them during the years when appreciation for their contribution and compassion for 
aging is needed.  Senior living is as forward thinking as new young (high income) people coming into the area, 
since we are all living longer.  A good mix of all ages and income levels is desirable. It  would be a very sad 
commentary on a community that rids itself of seniors for the sake of an increased tax revenue. I know 
Kenmore would not do that.   There are many new living spaces being built in Kenmore, the commercial will 
follow.  The community will boom without removing the senior park. 
  
If the need arises, we have a resident with experience who can and will apply for a grant to aid the home owners 
for an opportunity to buy the park themselves.  All residents (at last night's meeting) are willing to do that.  
  
Obviously. being on the water makes it a desirable location.  The Millard's say that they will not sell for at least 
15 years however, that can change at any time.. 
  
Again, we appreciate the Planning Commission's full review of this situation.  Please consider (worst 
case)  extending the time frame for the land owner to give notice to the tenants to move  and  institute a 
directive that the tenant (home owner) will be  paid enough for their home to make relocation a viable process.  
  
Respectfully Submitted 
  
Jan Hite 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 55 of 326



2

   
Jan Hite/ Broker/Realtor 
Re/Max town Center 
 "master certified negotiation expert" MCNE 
email:  janhite@remaxmc.com 
  
425 346-1501 
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Lakewood Villa MHP  

I recently received a letter asking me to consider the following questions. 

1.  Would you be interested in/willing to help with the purchase of your park by the residents or a 

non-profit?   

Yes, I would be interested in a resident owned community.  I have several ideas for improving the 

property.  One of my ideas is to refurbish and expand the Clubhouse on the property the expansion 

would allow for a bigger kitchen and a secure area for packages to be left by delivery personnel. 

2. If the park were to be redeveloped, are there ideas that would make relocation more acceptable 

to you? 

No, I cannot afford the rents in this area or the outlying areas.  Rents are currently two to three times 

the amount that I pay out each month for my loan payment and space rent combined.  Apartments are 

small (approximately half the size of my mobile home) and either prohibit pet ownership by rules or 

financially. 

3. Do you have other ideas that would balance the City’s desire to preserve existing affordable 

housing with the desire to provide more new housing units? 

There are several acres of land in Kenmore city limits that are currently zoned as a park that the City is 

leaving largely overgrown and unusable as a park, the land was given to the City by the County.  Why 

can’t a portion of the land be turned into additional affordable housing?  This city is being overrun with 

luxury apartments and houses that a lot of citizens can’t afford. 

Please consider the facts, some of us used our savings to buy our homes and others had to take out 

loans that we are still paying to buy our homes.  If the property is sold, we will lose not only our homes 

but we will also lose the investment of our savings because a buyer isn’t going to reimburse the 20% 

down, pay off the existing loan balance or give us the market value for our homes. 
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Bridgit Baker

From: Art Mannikko [mailto:artm.08@hotmail.com]  
Sent: Tuesday, January 30, 2018 1:32 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: MHP meeting tonight 
 

Dear Ms. Anderson: 

 

My name is Arthur Mannikko, I live at 7021 NE 181st st Unit 2. I can't make it to the meeting tonight, but 
wanted to give a little input.  

 

1. I would be interested in paticipating in the group purchase of our MHP if that opportunity were to happen. 

 

2. In case of redevelopment, I have heard of MHP owners giving relocation assistance to displaced 
homeowners. I've heard of $15,000. Whether they do that by choice or by law/rule, I am unaware. I think that 
would be enough to relocate my home, although I am well aware that there is no place to move a home to for 
quite a distance. I suppose that cost would ultimately be reflected in the selling price of the land. 

 

As far as the three proposed scenarios: 

 

Scenario 1. Is it workable, and would it survive a court challenge over property rights? 

 

Scenario 2. I don't like this idea, but at least I might be able to stay in Kenmore in an affordable unit. 

 

Scenario 3. My favorite idea here, it might give my neighbors and I a chance to participate in the real estate 
economy if it is set up like a condominium association. I know that we don't tend to have high incomes here, 
and for those who can't afford the payments, perhaps purchase assistance in the form of second mortgages 
with no payments as liens on the property payable upon sale of the property. 
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I don't know the value of this land, but there are 20 units, and if it was $2 million, the payment would be in the 
same ballpark as my current space rent. 

 

Thanks for your ear, 

 

Art 
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Bridgit Baker

From: Charles Gippe [mailto:cjgippe@gmail.com]  
Sent: Thursday, February 01, 2018 9:48 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Mobile Home Zoning 
 
Attn: Planning Commission  
 
I've lived at Inglewood East for 30 years. Obviously, I like it there. In 2010 I replaced my solid, but aging double wide. If I 
had wanted to move I could have sold it for top dollar on it's waterfront lot, probably 40,000 to $50,000 at the time, but 
I needed it gone. Having no luck selling it to be moved I listed it for free. With no park openings and it not being up to 
code for private property there were absolutely no takers, not one response. At that point I got the first bid for having it 
demolished, it was $35,000! I got another bid, $25,000. Both bids did not include dealing with anything toxic like 
asbestos.  
 
Please keep these values and real cost factors in mind when deciding how to zone Kenmore's mobile homes parks. 
 
Chuck Gippe 
425 343 2813 
Inglewood East #130 
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Bridgit Baker

 

From: City Works  
Sent: Thursday, February 01, 2018 10:54 AM 
Subject: Service Request: 14637 

 

  

CITY OF KENMORE 

SERVICE REQUEST 

  

Service Request ID 14637  
Problem Description DS INQUIRY  
Priority Medium  
Has caller been responded to N  
Date that caller was responded to 
Need to contact caller by this date 2/15/2018 10:48:49 AM  
Incident Address 7031 NE 175TH ST  
Incident Apt Number 
Incident Location 
Incident City 
Incident State 
Incident Zip 98028  
Service Request Initiated By QUINN, JANET  
Date & Time Service Request Initiated 2/1/2018 10:48:49 AM  
Submit To BENT, DEBBIE  
Submit To Date 2/1/2018 10:50:13 AM  
Submit To Open By 
Date SR Was Opened By Submit To 
Dispatch To BAKER, BRIDGIT  
Dispatch To Date 2/1/2018 10:50:17 AM  
Dispatch Open By 
Dispatch To Open Date 
Status Open  
Closed By 
Closed Date 
Service Request Incident Info Input on Mobile Home Park re-zoning proposal  
Existing Service Request Comments By QUINN, JANET: 2/1/2018 10:50:51 AM 

I am disabled, on a disability. I do not want to move out of 
Lakewood Villa MPH. The park is affordable at $635 monthly. 
Where else can I live for this amount?????  
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Code Compliance Case Number 
LFP Work Order Number 
King County Discretionary Req 
Number 
Historical Number 

  

CALLER INFORMATION 

First Name Last Name Address Apt. # 
CONNIE  JONES  7031 NE 175th, #4 

 

  

City Zip Home Phone Work Phone Other Phone
206.226.9230 text only 
(DEAF) 

  

Customer Comments Caller Problem Details

  

Customer Email Cell Phone 
CONNIEJONES5655@YAHOO.COM
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Bridgit Baker

Importance: High

From: Christine Suzuki [mailto:christine@christinesuzuki.com]  
Sent: Tuesday, February 6, 2018 4:17 PM 
To: Debbie Bent <Dbent@kenmorewa.gov>; Lauri Anderson <landerson@kenmorewa.gov> 
Cc: 'Christine Suzuki' <christine@christinesuzuki.com> 
Subject: affordable housing 
Importance: High 
 
Hi Debbie & Lauri, 
I’ve been scheduled out and have not had a chance to call.  I understand that Kenmore is trying to be proactive and that 
is good.   My concern is that there are two park owners who have said that they intend on selling (stated in the meeting 
with the park owners and the planning council.)  Although the remaining four park owners said they were not going to 
sell, all it takes is a personal or family crisis that may cause them to change their mind.  These are some of my 
suggestions which may or may not have already been explored: 
 

a) Although the initial focus is on manufactured home parks, the solutions need to affect all areas of land/zoning. 
b) Kenmore can and should purchase  the two mobile home parks that intend to sell.  Kenmore should ‘manage’ 

the parks while Kenmore builds a new park (LEED certified with LEED certified small homes) for the current 
residents to move to.  When the residents move to the new park, Kenmore can then sell the property to 
developers for high density housing. (King county and other government entities have purchased mobile home 
parks to preserve low income housing, why not Kenmore?) 

c) It was pointed out the manufactured  home parks take up too much land (not high density.) However each one 
of those lots take up A LOT LESS land than a single residential lot in Kenmore.   

d) Kenmore should proactively assign a block of residential land and replot it into small plots specifically for small 
homes.  (with normal side/safety setbacks)  Then people can purchase the home AND the land (like ‘normal’ 
homes) and not have to worry about being kicked out.  This should be located close to a community recreation 
center and grocery stores.  

e) Kenmore should put a zoning overlay (similar to Bothell) over the existing parks to make it difficult to remove 
the parks 

f) Kenmore should follow Seattle’s lead and encourage and support mother in law apartments, back yard cottages, 
DADU’s and ADU’s on all residential lots. 

g) Kenmore (and other entities) fight to protect the environment and fight to protect wildlife through zoning and 
other land use restrictions, Kenmore should fight to protect housing for its’ low income and elderly residents. 

h) Kenmore should offer low‐ 0% interest long term loans for infrastructure repair to existing park owners with a 
mandate of continuing the park for a minimum of 35 more years 

i) Kenmore should strongly encourage that ALL new commercial buildings be multi storied, mixed use and include 
a % of housing for low income residents. 

j) Kenmore should prioritize sidewalks for the safety of residents over bike lanes. 
 
Thanks for listening, please forward this to the planning committee, I am not sure if I can attend tonight’s meeting, 
Christine 
 
Christine Suzuki, ASID, LEED AP 
Christine Suzuki Installations Inc. 
www.christinesuzuki.com 
#chrissi938pa 
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From: Debbie Bent [mailto:Dbent@kenmorewa.gov]  
Sent: Monday, February 5, 2018 11:27 AM 
To: christine@christinesuzuki.com 
Subject: FW: comments for city council members and planning commission members 
 
Hi Christine  ‐ I appreciate your interest in this issue.   Current regulations would allow redevelopment of the mobile 
home parks into other multi‐family or commercial uses without consideration of impacts to residents.  Strategies to 
“preserve” affordable housing is the highest priority in the Affordable Housing Strategy the City Council adopted last 
year.  The current focus is on mobile home parks as the Council recognizes that the six parks provide affordable housing 
for many residents. The City Council is being proactive and has put a moratorium in place restricting redevelopment of 
the parks to give the Planning Commission time to consider regulations that could increase the likelihood of preserving 
mobile homes or reduce impacts to the residents if a park is redeveloped.  The City is not aware of any current 
redevelopment plans for the parks.   
 
Lauri Anderson, Senior Planner tried to leave you a message earlier today but she is losing her voice so was unable to do 
so.  Lauri and I are happy to meet or talk with you further about your concerns.  The scenarios the Planning Commission 
are exploring are preliminary and could change before a recommendation is made to the Council.  If there is a 
convenient time for you to meet or talk please let me know.  Thanks – debbie  
 
Deborah Bent 
Community Development Director | City of Kenmore, WA 
18120 68th Ave NE | Kenmore, WA 98028 
Tel: 425.398.8900 | Fax: 425‐481‐3236 
dbent@kenmorewa.gov | www.kenmorewa.gov 

 

 
 
 
 
 
 
 

From: Christine Suzuki [mailto:christine@christinesuzuki.com]  
Sent: Sunday, February 04, 2018 4:14 PM 
To: City Hall <CityHall@kenmorewa.gov> 
Cc: 'Christine Suzuki' <christine@christinesuzuki.com> 
Subject: comments for city council members and planning commission members 
 
Hi, 
Please see attached, 
Christine 
 
Christine Suzuki, ASID, LEED AP 
Christine Suzuki Installations Inc. 
www.christinesuzuki.com 
#chrissi938pa 
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Stacey Valenzuela
7031 NE 175th Street #8
Kenmore , WA. 98928

City of Kenmore
City Council and Planning Commission

Re: Response to Invitation to discuss Future plans for City’s Manufactured Housing Communities

Let me first say I was so happy to find and move to the city of Kenmore. Most of the people
are so welcoming and I find new friends everywhere I go in town. The senior centers have been
so great with information, training, and prove often, why they are one of the best in the US.
I hope to be able to stay in my Kenmore home. Kenmore the country retreat that is just over
6 miles long and home to the Seaplane Harbor.

1. I would be in support and interested in purchasing our park, Lakewood Villas Senior MHP with the
help of a non- profit, if the monthly payment remained affordable and remained, where they are at
now, low 30% affordable housing, or below.

We are already starting to organize our Lakewood Villa MHP HOA, and belong to AMHO.org.

We appreciate that the city has placed a Moratorium in place and
hope the city of Kenmore steps forward and preserves the affordable housing already in place by
designating zone change to protect the senior, veteran, disabled, low and fixed income affordable
housing manufactured home Parks, i.e. Designate to preserve Bothell, Lynnwood, etc.

2. If the Manufactured Home park I reside in is relocated, over a hundred senior, vets, disabled, low and
fixed income people would be displaced. If all 6 MHP’s are relocated over 500-600 seniors, veterans,
disabled, low and fixed income people will be displaced. Some will likely die from the stress, many are
already getting sick from the stress of the thought of this tragedy. Likely to relocate or demolish the
manufactured homes there are steps and additional cost of an asbestos test, asbestos removal if
needed, then demolish or relocate cost.

Not one percent of the residents who live in these 250 pIus homes would prefer to live in an apartment,
condo, or similar, nor could they afford rent! mortgage for these types of spaces.
I paid 3 times the fair market value of this home to live at this park location, to have a yard, a quiet area
for my pet and my own space with direct entry and flat walkability to downtown, local stores, transit.

This situation, hearing the possibility of development, permits, is such an overwhelming hardship. We
bought these homes to live our senior years, some have lived here for generations, these are the only
home ownership affordable housing in the area. The only conditions that I may consider relocating are;
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1. if I am given ownership of a new updated manufactured home of same size, 6 room,( 2 bed, 1 bath, tv
room, living room, kitchen> in a comparative space with a yards, pets allowed, in Kenmore, at the same
cost monthly, or 2. Be paid $75,000.00-$90,000.00 for single MHP owners/$150,000.00-180,000.00
double wide. Plus Developer/city pay for any cost for removal of current mobile home, (approx
$5000.00 - 7000.00; no cost to homeowner). Paid additional $31,500.00 or an average years rent
affordable, in the city of Kenmore while attempting to find another home. As well as paid 10,000.00
moving, relocation and storage cost per unit.

Again, likely to relocate or demolish the manufactured homes there are steps and additional cost of an
asbestos test, asbestos removal if needed, then demolish or relocate cost.

3. Yes I have other ideas for the city to preserve existing affordable housing as well as add additional
units in some of the vacate buildings, lots throughout the city, (some on 181st, 182nd, 192nd, 80th, to
just name a few) I hope these will be explored or inspire the council. 1st change the existing zoning of
the 2 zoned R12 Senior 55 and over Manufactured Home Parks located on, NE 175th Street, Zone of
“Senior Manufactured Home zone” I.e. Bothell, Lynnwood, Kent, Spokane, Tumwater.. The owners of
these Parks stated they do not want to develop.. Adding incentives for the owners to keep these Parks
with affordable housing, and improve infrastructure with tax credits, water and sewer discounts,
affordable housing tax credit. Make this zone change to Kenmore Village as well.

There are 3 suggested options for the other 3 Parks that are in the main part of downtown, located on
181st and 182nd Street.
1. Designate Manufactured Home Zoning Design entry Fences that match the wood! black steel of the
hanger building to be place at 181st street to blend the outer details and also protect the homes from
the ongoing vandalizing. The owner is responsible to upkeep the infrastructure. They are also
responsible for overcrowding of the homes in the space. As some fail! move they should not be replaced
so park allows for more traffic flow. We appreciate the owners supporting low income housing. Facts
are Owners collect hundreds of thousands of dollars in rents annually, to reinvest even 3% back into the
infrastructure and upkeep is a necessity. We can help by asking legislators for low cost loans, tax
incentives, discounted utilities, etc.

2. See if there is a new investor/owner that would retain the affordable housing and help maintain and
support an affordable low/fixed income park. Only if and when there is absolutely no option...

3. Help buy and develop another MHP at the end of NE 175th near 80th. Relocate any homes from these
parks with city funds or grant to this new lot.
Kenrnore could also be more forward thinking... Add A few Senior Tiny House villages with low
affordable (30%) monthly space rent, with 1st right to rent lot to any MHP resident from these Parks,
then open applications to other residents already Living in Kenmore).Seniors can pay rent. But use
builder whose quality is known at lower price $30,000 or under base cost with grant funding. Add a few
low income 30% affordable housing tiny villages as well for Kenmore residents.
The density is still on the rise with so many luxury condos, townhouses, apartments, that are still in the
building or under construction stage, in the permit stage yet to be built, overpriced and unaffordable at
the high or bonus market rate for the workers in Kenmore businesses. The lower level or commercial
units of new mixed buildings are laying empty as Kenmore businesses cannot afford the high bonus rent.
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If we, the residents of Kenmore are valued by you, build for the community that has supported the city.
Kenm ore is only 6 miles. We have already reached traffic and density capacity. Downtown parking is
scarce. On the weekends, there is maybe one parking on the 68th at 181st block. There is no street
parking to go to the library, city hall, or to park when there is an event at the Hanger building. The
parking lot for Kenmore Camera, post office and other local businesses sits 80% unused with numerous
towing signs to keep the spaces available to customers not taken by LINQ renters. The renters of these
luxury LINQ apartments take up all the parking spots on both sides of street parking along 68th street.
The renters from Spenser 68 take up the parking spots or rent parking from other homes in the area.
The developers did not supply adequate parking. What a luxury!

More Ideas for the city to help improve Kenmore. Give Tax credits for developers allotting for 40% or
more low affordable housing units in a project. An even higher tax credit for those allotting 80% for low
(30%) affordable housing units. Add the requirement for multi-use high density development of 25% of
total units must be low (30%) affordable housing when requesting permit. Rezone the vacant
commercial building lots within the downtown as multi use, but keep the rents for both businesses and
residents medium affordable housing. The current rent for a 2 bedroom unit is $ 2150.00-3150.00. Too
much for a person on a fixed income to afford. There are many other lots or acreage for sale or use in
Kenmore, displacing Kenmore residents is not the answer. Also we have too many luxury high rental
units, what’s needed is low affordable housing, seek developers and work with ARCH to bring more low
affordable housing to the lots remaining for workers and residents in Kenmore to live in Kenmore.
Also prioritize the city funds; what has a bigger need a $1.2 -1.8 million dollar (with
construction delays and Inflated final cost); a l6ft bicycle lane or low(30-40%) affordable housing for
residents.
Put your support and money behind your words, invest in the residents and workers off this city.
Businesses are starting to look elsewhere since their workers cannot afford the high luxury rents. It is
only a matter of time then the boom passes.

We were not given the option of all 6 scenarios the city started with to preserve low affordable housing
and would request that the Rezoning to manufactured Home Parks overlay, 2-3 with senior declaration
to preserve and protect these Parks. I.e. Bothell, Lynnwood, Tumwater, Spokane, etc. Some of these 6
Manufactured Home parks are the original residential areas in Kenmore.

Scenario # 1 a. We would appreciate that the city control development by rezoning to designate MHP’s
as a permitted use and limiting other currently permitted land use. . This is the most fair and equitable
long term option. B. How does this preserve the park with TDR’s. What exactly is the process if the
owner wants to developer or sell? Some owners stated they did not want to sell. How would this protect
and preserve parks without the overlay? Owners of some of these parks received hundreds of thousands
annually but some failed to put money back into infrastructure. I think added incentive and tax credits
should be given to the owners to improve and maintain infrastructure, utilizes, water lines, etc.

Scenario #2 Rezone certain parks for greater density and only have some units stay affordable. How
does this help when 85% of the home owners that live in the MHP’s are on a low fixed income. Perhaps
the zone should be reversed and rezone for 1% to be bonus market rate. State funding to relocate
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homes only gives each homeowner 7,000.00 single wide and 14,000.00 double. Last year bid I saw was a
cost of 18,000.00 to relocate and set up a new lot for a single wide if it went smoothly, any additional
work to set up blocks, work with uneven ground, hook up water or electricity would be added to that. So
home owners would face a large bill to relocate their homes, test for and remove asbestos, set up lot,
and transportation. And that is if a spot to relocate at a reasonable price to can be found.

Scenario #3 This scenario is the only option close to keep ownership and preserve the parks. RockUSA,
King County Housing, ARCH, may be able to help us apply for trust, but the failure of some owners to
keep up the infrastructure may not allow for this option. Only if part of the package was that the owners
need to improve and maintain the infrastructure, while the MHP HOA’s and organizations are allowed
time to apply for financial help is this even possible.
Infrastructure

Please feel free to contact me.
Thank you for including our ideas. We hope to be here, on NE 175th Street, supporting Kenmore for
years to come!

Stacey Valenzuela
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February 7, 2018

Kenmore Planning Commission
City of Kenmore

Re: Mobile Home Parks

Dear Commissioners:

Thank you for working on the problem of affordable housing in
Kenmore. I am a disabled, low-income senior, but do not live in
a MHP. I would like to make a few brief comments and possibly
helpful suggestions.

First, we should house as many low-income seniors and disabled
as possible now, but also with an eye to the future. There has
been no discussion or evaluation of how many Kenmore residents
may be on the verge of needing low-income housing as babyboomers
mature. So the solution to the current MHP situation should be
as expansive as possible, and not just centered on the possible
displacement of the current mobile home owners.

After reading several neighborhood social media comments, I
would agree that low-income apartments seem the most viable
solution to house the largest number of people currently and in
the future, and will last many years longer than mobile homes.
In addition, maintenance and utility costs are cheaper in
apartments compared to mobile homes. Also, from what I
understand, most of the existing mobile homes cannot be moved,
so new mobile homes would also have to be purchased if a new MHP
were developed. Let’s focus on efficiently increasing the
number of affordable units, not just freezing the number of
existing units.

Second, let’s expand the concept of TDR5, to allow developers to
purchase existing condos or apartments in Kenmore (or the
adjoining cities) instead of setting aside affordable units
within their new developments. This concept could provide
nearly immediate housing for any of the mobile home owners that
might be displaced. For example, if a 400-unit apartment can be
developed on one MHP property, and 40 of those units are to be
set-aside for affordable housing, then developers can purchase
40 condos or entire apartment complexes that currently exist in
Kenmore (or adjoining cities) as a substitute, Of course, these
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purchased units would be subject to existing rental agreements
expiring, and should not displace other low-income tenants. Not
only does this scenario provide immediate housing, but
developers can maximize their new developments without further
concern for affordable housing accommodation. I would suggest
any purchased housing under this scenario should be less than
10-20 years old, and have other restrictions on size and
condition applied. The developers could retain ownership of
these purchased units, or the units could be gifted to some
housing authority or suitable non-profit for management. This
should be a win-win situation for everyone, especially since new
construction costs are usually far more expensive than the cost
to purchase existing housing.

Lastly, the cost of living is far outpacing any increases in
Social Security. This is another viewpoint to consider for the
existing mobile home owners and other fixed income community
members. How much longer will they be able to afford mobile
home living, including utilities, maintenance, etc?

In closing, let’s move away from mobile homes in this area as
they have outlived their useful lives, and are not suitable for
future long-term affordable housing needs for the larger
community. Again, I am also a disabled, low-income senior who
is very concerned that affordable housing may not be available
for me in the future if/when I also need it.

Sin erely,

Christine rown
PC Box 82873
Kenmore, WA 98028
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Bridgit Baker

 

From: Brittany Caldwell [mailto:brittany@bothellchamber.com]  
Sent: Tuesday, February 13, 2018 12:18 PM 
To: Nancy Meehan <NMeehan@kenmorewa.gov> 
Subject: FW: Trailer park 

 
Hi Nancy – Can you please forward the message below to the appropriate person at the City of Kenmore?  Sorry, I wasn’t 
sure were to send it. 
 
Thank you for your help, as always! 
Brittany 
 

From: Brittany Caldwell [mailto:brittany@bothellchamber.com]  
Sent: Tuesday, February 13, 2018 12:17 PM 
To: 'Shannon Thompson' <sissy2smt@gmail.com> 
Subject: RE: Trailer park 

 
Hello Shannon, 
 
Thank you for sharing your concerns.  We appreciate your thoughtfulness and will be sure the City of Kenmore receives 
your feedback. 
 
Have a great day, 
 

Brittany Caldwell 
Executive Director 
  
Greater Bothell Chamber of Commerce 
425.485.4353 
brittany@bothellchamber.com 
www.bothellchamber.com 
 
Connect with us online! 
Facebook.com/BothellChamber  ǀ  Twitter.com/BothellChamber 
Facebook.com/KenmoreBusinessAlliance ǀ  Twitter.com/KenmoreBusiness 
 
 
 
From: Shannon Thompson [mailto:sissy2smt@gmail.com]  
Sent: Thursday, February 8, 2018 1:45 PM 
To: Brittany@bothellchamber.com 
Subject: Trailer park 

 
I hope I'm sending this to the right person. 
I would like to make a comment about the trailer park.  
I'm asking that you don't displace these families and take away their homes.  Please don't be like Bothell and 
make money be more important then the members of our community.  I understand Kenmore is growing and it's 
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already becoming over populated.  Why would you take homes from these families that have been in our 
community for years? Why would you allow these families to be displaced? You are making it to where 
Kenmore is only for the rich like Bothell. It may not affect you personally  but what if you and your family 
were in the same position,  wouldn't you do everything possible to save your home? Put yourself in their shoes. 
You are all already making it hard on the lower class that live paycheck to paycheck and try to support their 
families in Kenmore, please don't make it worse by putting these families in the street and make the problem 
bigger. 
Thanks, 
Shannon Thompson  
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Bridgit Baker

From: rinneawynia@aol.com [mailto:rinneawynia@aol.com]  
Sent: Thursday, February 08, 2018 1:16 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Inglewood East Shores MHP Planning Commission meeting of 1/30/2018 
 
First, thank you for thinking of the MHP residents in this dire situation we are facing.  The stress level for the residents is 
unbelievable!!  We are not sure why the City of Kenmore is picking on it's elderly and low-income residents.  It's as if they 
want to get rid of us!   Actually, we were asked in the meeting, if the worst scenario (#2) would occur, what ties do we 
have here that would cause us to want to remain in Kenmore??  
 
In answer to the Planning Commission's 4 questions: 
 
#1  NO!  Unless it doesn't cost us "one red cent" up front or any increase in monthly costs.  As for us, my Husband and I 
are too old to assist with any portion of the needs associated with a park ownership. 
 
#2  The only one we can think of is to be paid "full market value".  In other words, the full amount for what we could sell 
(sales price), if we listed it for sale.  Any of the ideas mentioned in the letter would only costs us lots of money and would 
not be acceptable.  Our investments/equity would be totally wiped out & gone!!!!!!! 
 
#3  Zone these MHPs for mobile homes ONLY and not to be developed otherwise.  Then build elsewhere - maybe on 
vacant land or where homes are condemned, or should be, and could be burned down by the fire department for their 
training.  Seems these types of properties do exist in the area (rezone accordingly) 
 
#4  Give tax incentives to the MHP owners to maintain & update parks with a condition that a certain percentage be 
passed on to residents in the form of lower rents. 
Do a study as to why the utility costs are so high in Kenmore.....power, water, sewer and etc.  The bills are way higher 
than other areas. 
 
Then: 
 
Scenario #1 - The only way to go! 
 
Scenario #2 - Absolutely UNACCEPTABLE! 
 
Scenario #3 - Only if absolutely NO COSTS to residents! 
 
The above is in reply to your letter to the MPH residents regarding the January 30, 2018 Planning Commission meeting 
with the residents. 
 
Sincerely, 
 
Dale and Rinnea Wynia 
7301 NE 175th St., #138 
Kenmore, WA 98028 
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Bridgit Baker

Subject: FW: Service Request: 14683

 

From: Janet Quinn  
Sent: Wednesday, February 14, 2018 11:21 AM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: FW: Service Request: 14683 

 

Hi Lauri, 

Please see new Service Request below. Thanks. 

Janet 

Janet Quinn 
Management Analyst 
City of Kenmore 
425-984-6191 
jquinn@kenmorewa.gov 
 

 

 

 

From: City Works  
Sent: Wednesday, February 14, 2018 11:20 AM 
Subject: Service Request: 14683 

 

  

CITY OF KENMORE 

SERVICE REQUEST 

  

Service Request ID 14683  
Problem Description DS INQUIRY  
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Priority Medium  
Has caller been responded to N  
Date that caller was responded to 
Need to contact caller by this date 2/28/2018 11:13:59 AM  
Incident Address CITYWIDE / MULTIPLE LOCATIONS  
Incident Apt Number 
Incident Location 
Incident City 
Incident State 
Incident Zip 
Service Request Initiated By QUINN, JANET  
Date & Time Service Request Initiated 2/14/2018 11:13:59 AM  
Submit To BENT, DEBBIE  
Submit To Date 2/14/2018 11:14:42 AM  
Submit To Open By 
Date SR Was Opened By Submit To 
Dispatch To ANDERSON, LAURI  
Dispatch To Date 2/14/2018 11:16:33 AM  
Dispatch Open By 
Dispatch To Open Date 
Status Open  
Closed By 
Closed Date 
Service Request Incident Info Request for retention and increase of affordable housing for 

seniors.  
Existing Service Request Comments By QUINN, JANET: 2/14/2018 11:14:06 AM 

Affordable Housing for Seniors. Need to keep what we have and 
increase low income housing. 
 
By QUINN, JANET: 2/14/2018 11:16:44 AM 
Emailed to Lauri  

Code Compliance Case Number 
LFP Work Order Number 
King County Discretionary Req 
Number 
Historical Number 

  

CALLER INFORMATION 

First Name Last Name Address Apt. # 
GARRETH  JEFFERS 6910 NE 170th St. 

  

City Zip Home Phone Work Phone Other Phone
425-489-0707 

  

Customer Comments Caller Problem Details
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Customer Email Cell Phone 
GARRETHJ@MYNORTHSHORE.ORG
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Lauri Anderson

From: Walt Olsen <Walt@olsenlawfirm.com>
Sent: Monday, March 05, 2018 11:52 AM
To: Lauri Anderson
Subject: RE: Mobile Home Park information

La u ri

For Puyallup, see https://www.cityofpuyallup.org/1374/Affordable Housing

I do not know of any upzoning ordinance at the City of Des Moines. But, another client acquired 3 parks in Des Moines
for closure/redevelopment as a mixed use residential property which reserved low-income housing units, and the City
required a relocation plan as part of its development approvals in which the developer voluntarily agreed to offer the
park tenants an opportunity to rent the new affordable housing units (depending on the tenant’s income) when
construction was completed.

Walt Olsen
OLSEN LAW FIRM PLLC

205 S. Meridian
Puyallup, WA 98371
Phone: (253) 200-2288
Fax: (253) 200-2289

The contents of this message and any attachments may be protected by attorney-client privilege, work product doctrine
or other applicable protection. If you are not the intended recipient, or have received this message in error, please
notify the sender and promptly delete this message. Thank you.

From: Lau ri Anderson [mailto: landerson@kenmorewa.gov]
Sent: Thursday, March 01, 2018 10:29 AM
To: Walt Olsen
Subject: Mobile Home Park information

Hi Walt-- In discussions with staff and the Planning Commission, you had mentioned a few approaches by different
cities that might prove useful to Kenmore’s discussion. In particular, you mentioned reduced taxes or utility charges in
Puyallup and an upzoning ordinance from Des Moines that may have had a first right to rent standard. I have tried
searching for these two items and have been unable to find information. Could you easily track down any background
that might help me in my search? I can always call the cities, but it’s always helpful to have something in hand before
talking with staff.

Thanks!

Lauri

Iauri Anderson, AICP
Senior Planner I City of Kenmore, WA
18120 68th Ave NE I Kenmore, WA 98028
Tel: 425.398.8900 I Fax: 425-481-3236
landersonc~ken morewa.gov www.kenmorewa.gov
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Bridgit Baker

Subject: Service Request: 14740

From: City Works  
Sent: Tuesday, March 13, 2018 12:11 PM 
Subject: Service Request: 14740 

 

  

CITY OF KENMORE 

SERVICE REQUEST 

  

Service 
Request ID 

14740  

Problem 
Description 

DS INQUIRY  

Priority Medium  
Has caller 
been 
responded to 

N  

Date that 
caller was 
responded to 
Need to 
contact caller 
by this date 

3/27/2018 10:49:32 AM  

Incident 
Address 

MULTIPLE / CITYWIDE  

Incident Apt 
Number 
Incident 
Location 

Mobile Home Parks  

Incident City 
Incident 
State 
Incident Zip 
Service 
Request 
Initiated By 

QUINN, JANET  

Date & Time 
Service 
Request 
Initiated 

3/13/2018 10:49:32 AM  

Submit To BENT, DEBBIE  
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Submit To 
Date 

3/13/2018 11:07:32 AM  

Submit To 
Open By 

 

Date SR Was 
Opened By 
Submit To 

 

Dispatch To ANDERSON, LAURI  
Dispatch To 
Date 

3/13/2018 11:07:37 AM  

Dispatch 
Open By 

BAKER, BRIDGIT  

Dispatch To 
Open Date 

3/13/2018 11:04:25 AM  

Status Open  
Closed By 

 

Closed Date 
Service 
Request 
Incident Info 

Request to preserve existing mobile home parks in Kenmore.  

Existing 
Service 
Request 
Comments 

 
By QUINN, JANET : 3/13/2018 10:50:16 AM 
Request to preserve and protect the only real low affordable housing in City of Kenmore- RE existing 
Manufactured/Mobile Home Parks in Kenmore. Seniors, Disable, Veterans Low and fixed income resid
will be displaced if Kenmore allows these parks to be developed.. Displacing 500-600 residents... We n
your help please see link for review 
See link for samples other cities have done Spokane https://my.spokanecity.org/projects/policy-re-
manufactured-and-mobile-home-parks/ 
 
 
By QUINN, JANET : 3/13/2018 10:54:03 AM 
Emailed to Bridgit 
 
By QUINN, JANET : 3/13/2018 10:59:11 AM 
Additional info from citizen (also forwarded to Bridgit): Additional information Manufactured/Mobile
Home Overlay to pretect and preserve Low affordable housing City of Marysville, WA 
https://mail.google.com/mail/u/0/#inbox/1621b93c897eb5a4?projector=1&messagePartId=0.1 
Please review to see if we can help preserve our Senior,Veteran, Disabled, low and fixed income low 
affordable housing 
 
 
By QUINN, JANET : 3/13/2018 11:00:49 AM 
3rd add info from citizen: City of Spokane Zoning information to protect and preserve 
Manufactured/Mobile home parks 
https://mail.google.com/mail/u/0/#inbox/1621b582c94155e9?projector=1&messagePartId=0.1 
Please help us save the City of Kenmore,s low affordable Housing for Seniors, Veterans, Disabled, low
fixed income residents. 
 
 
By QUINN, JANET : 3/13/2018 11:02:22 AM 
4th add info from citizen: Additional Information for Marysville,WA rezoning of Manufactured/Mobil
Home Parks preservation 
http://www.codepublishing.com/WA/Marysville/html/Marysville22C/Marysville22C230.html#22C.23
Hope this helps to preserve our homes...Rezoning with Manufactured Park Overlay City of Kenmore to
protect and preserve the Low affordable housing for Seniors, Veterans, Disabled, low and fixed income
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residents from development 
 
 
By QUINN, JANET : 3/13/2018 11:08:02 AM 
Forwarded to Lauri Anderson 
 
By QUINN, JANET : 3/13/2018 11:22:14 AM 
From citizen: Please ask planning commission to provide at the March 15th or 20th meeting the numbe
housing units in the permit and building stage. Luxury and each affordable percentage stage, as well as
those in the finishing to be available in the next few months. 

Code 
Compliance 
Case 
Number 

 

LFP Work 
Order 
Number 

 

King County 
Discretionary 
Req Number 
Historical 
Number 

  

CALLER INFORMATION 

First Name Last Name Address Apt. # 
STACEY  VALENZUELA 7031 NE 175th St. 

  

City Zip Home Phone Work Phone Other Phone  
650-580-1564 

 

  

Customer Comments Caller Problem Details
Request to preserve existing mobile home parks in 
Kenmore. 

  

Customer Email Cell Phone
SVALENZ229@GMAIL.COM  

  

 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 84 of 326



it makes a village
Not everyone who- omelesshasthe.optl! of.going to helter. ouple th trans
gender nd those withpets and certain disabilities may face obstacles in the~tradi
tional system. So Denver’s Radian/P acematters came up wi a solution in t e form

f cc . ‘ c’ ‘a c~. o th-firstlte U n.ca
Beloved Community Village, the design nonprofirs executive director.
architect Tim Reinen, worked with the housing nonprofit Colorado
Village Collaborative to house 15 people in a cluster o

‘~ IN
~:~‘ :~•
I~’•1”• S~~’

~ p

•,

~ ~‘

~
II-’

Ma~terials were simp’le and implementation aftordable~
5, —~but we wejre-delica~e abou~tjhe detailing

5—

—- ~L

— —

~- ~

/

11 units occupying ~/3 acre. Each of the units has aluminum siding and roofing, a tidy pine
porch, and a 100-square-foot interior with pine plywood paneling that residents are
allowed to paint. A yurt contains the communal kitchen, whi e the restrooms and showers
are in separate structures. Reinen even designed a mobile laundry truck.

Required by zoning regulations to be transportable without being on wheels, the units
were attached to concrete foundations with angle brackets and carriage bolts. Once the
six-month permit expired, the whole village was hoisted, via forklift, across an alley to the
next site. An entirely new village is then coming to a historic district nearby, with units slated
to house homeless women and transgender people. —Athena Waligore

‘ood
Clockwise from top: For Denver’s homeless, Rodion/Placemotters worked for o reduced fee
to design o temporary village. Its kitchen yurt The ‘/3-acre site Standing seam aluminum
focodes ond concrete foundotions

42 INTERIOR DESIGN JAN.18
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Creating Homelessness
Thursday, February 1, 2018 at 3:00PM
Christine Suzuki, ASID, LEED AP in Kenmore, MHC, Tiny Houses, healthy home, homelessness, housing crisis, housing
displacment, manufactured home communities, tiny homes, tiny house

The housing displacement of elderly & low-income households in Kenmore
Washington

Small homes or Tiny homes are the rage across the country, offering home ownership at an affordable
price. Ironically, we developed this concept years ago — calling them manufactured homes or trailer
homes. Manufactured home communities (MHCs) are sprinkled throughout our state and are usually
inhabited by retirees or low-income families. Manufactured homes are HOMES, not apartments.
Residents purchase their homes from $l5-$150,000 because it is affordable home ownership. They also
pay a monthly fee to the park owner. Most residents have used all their ‘nest egg’ to purchase these
homes; they have made many repairs and upgrades to the home and expect to live there for many years.

There are six MHC communities in Kenmore Washington with 257 households. Some residents have
lived in their community for over 30 years. Recently, residents of all six parks were surprised to receive a
letter informing them that there was a Planning Commission that was making recommendations to the
City Council regarding MHCs and housing density in Kenmore. Residents were invited to a meeting to
learn about the futureplans of their communities. The commission was exploring options to allow
development (code word for tearing down your home with no compensation) of the parks but requiring
that a % of future apartments being built be ‘affordable.’ In return for losing their homes and aplace to
live, the residents would receive ~flrst right’ ofrenting an apartment that would be built in thefuture.
This option satisfies both Kenmore’s’ density problem as well as their responsibility to provide low
income housing.

WOW! (this is my commentary), WOW, so the solution to Kenmore’s density problem is to take the
fixed income/low income population, the population with the lowest income, the lowest resources and the
least ability to obtain legal counsel, and basically steal their homes (as home owner you have to remove
your home, but there is nowhere to move it to so you have to demolish it to give back the land to the park
owner ‘as it was prior to putting the home on it,’), again, steal their homes and forcing them out on the
streets. MANY residents are seniors over 80 years old and being forced out of their homes will have
adverse HEALTH implications. (They will die.) Many residents have children whose education will be
disrupted, and mental health affected by becoming homeless. MARK MY WORDS, there are few people,
if any, in this community who have the fmancial resources to move to another home. They have put all
their savings and resources into the homes that they purchased. There is no PLAN B.

To be fair, there was another scenario that would trade development rights that the park owners had not
heard of and did not think would work. There was also an option to have the residents buy the park.
Again, the park owners pointed out that there was no way the residents could compete with the offers that
they were receiving AND that the time for residents to go through the process of raising capital and
fmancing could take years, and if the park owner wanted to sell, they would not want to wait years to do
it. So those plans were pretty much dead in the water. They also asked the home owners what ideas they
had to make ‘relocation acceptable’, and if they had any good ideas that the council had not explored to
solve this problem.

In short, it looks like the only option appealing to both the park owners and the city (the home owners
don’t count) is to develop manufactured home parks that will provide housing for NEW people moving to
Kenmore whileforcing 257 long term Kenmore households into homelessness.
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Bridgit Baker

From: beau <beau@detentemgmt.com> 
Sent: Wednesday, March 21, 2018 9:00 PM 
To: Doug Nugent; Mark Ohrenschall; Carol Baker; Scott McDonald; Mike Mulcare; Dennis Olson; Michael Vanderlinde 
Cc: Craig Hillis; Daniel Stoner; Jeremy Millard; perkgolf@yahoo.com; Walt Olsen 
Subject: Park Closure Public Hearings  
  
Members of the Kenmore Planning Commission: 
I was disappointed during last night’s public hearing to see that what had been shaping up as a system of 
carrots to encourage the preservation of some of Kenmore’s mobile home parks, while allowing others within 
the city’s growth boundary to redevelop, turned into a series of bludgeons meant to coerce the park owners.  
The elephant in the room is longevity.  Many of the homes in the communities with the underlying zoning 
conducive to redevelopment are 50 years old.  These are homes dating from the period of mobile home living 
when parks were seen as a temporary use for a site on the outskirts of town‐ to be removed when a higher 
and better use became practicable.  For a half century, these communities have provided affordable housing 
in Kenmore with no public benefit being given to the property owner other than the belief that as the city 
grew, they would eventually get to enjoy the side effects of that growth by either selling or personally 
redeveloping their land for a higher and denser use.   
Homes of this vintage were not built with longevity in mind.  They were a product of the 1950’s post‐war 
boom mentality of “Ah, you can just throw it away when you’re done!”  Most are at the end of their effective 
lives.  They will not last another 15‐20 years, much less 50 as discussed by some of the panelists.  Have you all 
driven/walked through each of the communities in question?  Many of the homes are at the point of using 
tarps for roofs due to leaks.  Their electrical systems are nowhere near code, and upgrading them would cost 
about the same as the home.  Carports and driveways are crammed with belongings as well as structures not 
likely built to code.  There is little available sales data for these homes in particular, but from my experience in 
parks of similar age/quality, sales prices around $6,000 and less are not uncommon.  Even if someone were to 
supply the funds to move in a new home, why would someone pay $50,000 or more to live next to a house 
worth a tenth of that price on a densely packed lot?   
On that note, the point was raised last night about the value of these homes‐ the only way to measure that is 
by the market.  To ask a landlord to pay a resident based on the perceived emotional value of the home is 
simply unsustainable.  The truth is many of these homes have “negative” value.  On the open market, 
someone may pay $5‐$10K for the house, but to remove just the house, the costs are close to $8K for a single‐
section home.  Asbestos abatement is the primary cost driver for demolition work.  Combined with dumping 
fees and other costs associated with prepping a former home site for development, the shell is worthless from 
an economic standpoint. 
The proposals being discussed seem to be nuclear options which simply serve to shoot Kenmore in the foot 
with regards to future development.  As pointed out by the park owners looking to redevelop, this cycle is not 
likely the one in which these parks are closed.  The past seven years have been unprecedented for the Puget 
Sound region in terms of growth.  If major privately‐funded growth has not yet hit Kenmore, it’s unlikely in the 
remaining time left to this bull market.  Inevitably there will be a correction.  This gives the city time to 
develop new approaches to housing affordability and keeping the lowest income residents of the city housed 
within its borders.  Why is there no broader discussion of creating a housing fund to build permanently 
affordable housing on city‐owned land?  Why is the city not out looking to buy older properties in need of 
rehab?  Why are these six parcels, representing a total of five private citizens, being looked to as the sole 
providers of a commodity that is a public service?  Why are not all of Kenmore’s taxpayers being asked to put 
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skin in the game?  Why is the city not looking to itself for helping build part of the solution?  When the next 
downturn occurs, there will be plenty of opportunities for the city to buy housing stock and small apartments 
that have fallen on hard times.  Kenmore needs a longer‐term plan which preserves its ability to develop a 
modern, dense, efficient civic core while respecting the property rights of the park owners, the decades of 
affordable housing they’ve already provided, and the needs of the residents of the four parks likely to be 
displaced.  The plans as discussed would blow a hole in the city’s redevelopment plan and leave it a 
hodgepodge of dense and not‐so‐dense residential zones.  
I believe it was Chair Nugent who asked the question about how you get more market development in 
Kenmore.  Employers.  And employers come from commercially zoned parcels of land, and to lure big‐name 
employers you will need newer buildings developed close to the city core and transit/services.  At least three 
of the four mobile home parks fit that description.  Permanently keeping these sites as low‐quality housing 
does not serve the greater good of Kenmore, nor does it serve the residents currently residing in these mobile 
homes.   You are essentially guaranteeing the creation of slums as the homes continue to fall victim to further 
functional obsolescence and physical deterioration.   
The comment was made by numerous participants in last night’s meeting that “we’re getting too deep in the 
weeds”.  Before making policy is exactly the right time to get into the weeds.  Discuss and figure out what the 
effects of your decisions might be before voting!!!  The TDR program appears to be fraught with 
difficulty.  Further, adding a longer park closure time frame is likely to spark a constitutionality debate.  The 
twelve‐month statute as it exists is already questionable as no other property class faces this type of 
discrimination.  Adding that much uncertainty to the already risky development cycle is simply a backdoor 
method to depriving a property owner of their rights to develop their land to its highest and best use.  A harsh 
re‐zone of the properties could constitute a taking as you are consciously redefining the allowed uses of a 
piece of property in order to achieve a public good.   
The best option appears to be some form of inducement to preserve the two communities along the slough 
while working over the next several years to find ways to soften the experience of residents in the parks likely 
to close.  This may be working with the state legislature to develop a more robust housing relocation fund 
which can help shoulder more of the cost for residents when they are required to move.  It may be helping 
bring newer homes into the communities that will remain, or helping existing residents in these communities 
upgrade to a new home. However, attaching an albatross like a first right of refusal for the city or the residents 
to any low or no‐cost infrastructure loan, or any other inducement, will only serve to kill the incentive to 
participate.  The reason no park owners took advantage of the inducements offered by Lynnwood several 
years ago was because they were too weak to be worth the owner’s time.  A long‐term community owner 
would likely take a 20‐year or 30‐year loan on favorable terms or a property tax abatement to replace roads, 
water lines, and sewer lines.  For the two communities most likely to remain in long‐term operation, this could 
give them a significant increase to their useful lives.   
Regarding recent legislation, HB 1884 was a piece of legislation worked on by both manufactured home 
community owners and residents which would have expanded the state’s relocation assistance fund to include 
all forms of housing; as it stands, the funds can only be used to move/purchase a mobile/manufactured home 
in an existing park.  We sought to change the law so that any type of housing would be supported to include 
apartments, single family residential, etc.  The bill passed the House but died in the Senate due to a lack of 
time with the short session.  It will return next year and we are looking at ways to make the program more 
robust and beneficial to all residents in manufactured/mobile home parks 
We respectfully ask that we be allowed some seats at the table during the upcoming hearings so that we may 
contribute and respond in real‐time rather than in the opening public comment period.  We do not believe 
that the interests of the property owners are being represented fairly and accurately during these 
hearings.  Further, if the commissioners have any further questions they would like answered from an 
owner’s/developer’s point of view, please let us know and we can work on having responses ready for you all.
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Thank you, 
Beau Harer   
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Bridgit Baker

Subject: Cynthia Little  Mobile Park

From: Beverly Hughes [mailto:bahh99@hotmail.com]  
Sent: Thursday, March 29, 2018 8:52 AM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Cynthia Little Mobile Park 
 

To Whom it My Concern: 

 

Cynthia Little lives at the mobile park in Kenmore WA. 7031 NE 175 St #22, Kenmore, WA 98028. 

 

Cynthia Little is on state aid and is on a strict budget and can't afford to move, plus she has health issues.  

 

Her family is very concerned where she could live if she had to move.   

 

Please don't  make all these people move from their homes.  

 

Sincerely, 

Mrs. Beverly Hughes 
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Bridgit Baker

Subject: Lakewood Villa

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Kristen Little [mailto:kristenannlittle@yahoo.com]  
Sent: Thursday, March 29, 2018 3:15 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Lakewood Villa 
 
Hello, 
 
My name is Kristen Little. I am the daughter of Cynthia Little who lives in the Lakewood Villa mobile home park at 
address 7031 NE 175 St. #22, Kenmore WA 98028.  
 
I am writing to beg that you please not sell this mobile home park.... my mom is on state disability, she has mental 
health issues, and this home is all she can (barely) afford..... She will be on the streets if her home is taken away from 
her.  
 
I beg you not to sell her home.  
 
Best regards, 
Kristen Little  
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FOR PUBLICATION

UNITED STATES COURT OF APPEALS
FOR THE NINTH CIRCUIT

 

LAUREL PARK COMMUNITY, LLC, a
Washington limited liability
company; TUMWATER ESTATES

INVESTORS, a California limited
partnership; VELKOMMEN MOBILE

PARK, LLC, a Washington limited No. 11-35466liability company; and
D.C. No.MANUFACTURED HOUSING  3:09-cv-05312-BHSCOMMUNITIES OF WASHINGTON, a

Washington nonprofit corporation, OPINION
Plaintiffs-Appellants,

v.

CITY OF TUMWATER, a municipal
corporation,

Defendant-Appellee. 
Appeal from the United States District Court

for the Western District of Washington
Benjamin H. Settle, District Judge, Presiding

Argued and Submitted
August 8, 2012—Seattle, Washington

Filed October 29, 2012

Before: John T. Noonan, Susan P. Graber, and
Johnnie B. Rawlinson, Circuit Judges.

Opinion by Judge Graber
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COUNSEL

Philip A. Talmadge, Talmadge/Fitzpatrick PLLC, Tukwila,
Washington, for the plaintiffs-appellants.

Jeffrey S. Myers, Law, Lyman, Daniel, Kamerrer & Bog-
danovich, P.S., Olympia, Washington, for the defendant-
appellee.

Daniel A. Himebaugh, Pacific Legal Foundation, Bellevue,
Washington, for the amicus curiae.

OPINION

GRABER, Circuit Judge:

Defendant City of Tumwater enacted two ordinances that
seek to preserve the existing stock of manufactured home

12959LAUREL PARK COMMUNITY v. CITY OF TUMWATER
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parks within the municipality by limiting the uses of certain
properties. Plaintiffs are three of the affected property owners
—Laurel Park Community, LLC; Tumwater Estates Inves-
tors; and Velkommen Mobile Park, LLC—and a nonprofit
entity, Manufactured Housing Communities of Washington.
Plaintiffs allege that the ordinances, on their face, violate vari-
ous constitutional provisions. The district court held that the
facial constitutional challenges fail and granted summary
judgment to Defendant. On de novo review, Strategic Diver-
sity, Inc. v. Alchemix Corp., 666 F.3d 1197, 1205 (9th Cir.
2012), we affirm.

FACTUAL AND PROCEDURAL HISTORY

A. Manufactured Homes

The term “manufactured homes” describes a type of hous-
ing that typically is not constructed at the installation site. See
generally Werner Z. Hirsch & Joel G. Hirsch, Legal-
Economic Analysis of Rent Controls in a Mobile Home Con-
text: Placement Values and Vacancy Decontrol, 35 U.C.L.A.
L. Rev. 399 (1988). Originally called “mobile homes,” early
versions were no more than travel trailers hitched to the back
of a car. Mobile homes can be moved from one site to
another, allowing the owner to change locations without
changing housing.

Over time, however, the predominant use of this type of
housing began to shift toward a more fixed use. Occupants
installed a “mobile” home in a fixed location and lived in it
year-round. In 1974, recognizing that these homes were more
akin to permanent dwellings than to travel trailers, Congress
enacted the National Mobile Home Construction and Safety
Standards Act of 1974, Pub. L. No. 93-383, 1974 S. 3066,
§§ 601-628 (now codified at 42 U.S.C. §§ 5401-5426). That
statute authorized the Department of Housing and Urban
Development to regulate the construction and safety of mobile
homes. In 1980, Congress replaced nearly all references to

12960 LAUREL PARK COMMUNITY v. CITY OF TUMWATER
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“mobile home” with “manufactured home.” Pub. L. No. 96-
399, § 308(c).

As the Supreme Court has noted, “[t]he term ‘mobile
home’ is somewhat misleading.” Yee v. City of Escondido,
503 U.S. 519, 523 (1992).

Mobile homes are largely immobile as a practical
matter, because the cost of moving one is often a sig-
nificant fraction of the value of the mobile home
itself. They are generally placed permanently in
parks; once in place, only about 1 in every 100
mobile homes is ever moved.

Id.; see also Manufactured Hous. Cmtys. of Wash. v. State, 13
P.3d 183, 206 (Wash. 2000) (Talmadge, J., dissenting)
(“Mobile homes are not mobile. The term is a vestige of ear-
lier times when mobile homes were more like today’s recre-
ational vehicles. Today mobile homes are designed to be
placed permanently on a pad and maintained there for life.”
(internal quotation marks omitted)).

The Supreme Court has described the typical arrangement
between a mobile home’s owner and a mobile home park’s
owner:

A mobile home owner typically rents a plot of land,
called a “pad,” from the owner of a mobile home
park. The park owner provides private roads within
the park, common facilities such as washing
machines or a swimming pool, and often utilities.
The mobile home owner often invests in site-specific
improvements such as a driveway, steps, walkways,
porches, or landscaping.

Yee, 503 U.S. at 523; see also Manufactured Hous., 13 P.3d
at 206 (Talmadge, J., dissenting) (“In most instances a mobile
home owner in a park is required to remove the wheels and

12961LAUREL PARK COMMUNITY v. CITY OF TUMWATER
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anchor the home to the ground in order to facilitate connec-
tions with electricity, water and sewerage.” (internal quotation
marks omitted)).

Given the “site-specific improvements,” Yee, 503 U.S. at
523, and the fact that “mobile homes are designed to be
placed permanently on a pad and maintained there for life,”
Manufactured Hous., 13 P.3d at 206 (Talmadge, J., dissent-
ing), it is not surprising that the costs of relocating a mobile
home are very high. “Once ‘planted’ and ‘plugged in,’
[mobile homes] are not easily relocated.” Id. (internal quota-
tion marks omitted). For example, “[p]hysically moving a
double- or triple-wide mobile home involves unsealing;
unroofing the roofed-over seams; mechanically separating the
sections; disconnecting plumbing and other utilities; removing
carports, porches, and similar fixtures; and lifting the home
off its foundation or supports.” Id. (internal quotation marks
omitted).

Because they cost less than traditional homes (less even
than rental housing in some circumstances), manufactured
homes are an attractive option for lower-income and poorer
residents. “Mobile home residents are typically poorer than
the average rental household, with incomes lower by one-
third.” Id. at 207 (internal quotation marks omitted).

The combination of those factors—the “immobility of
mobile homes,” id. at 206, the resulting high costs of reloca-
tion, the fact that mobile home owners typically do not own
their pads, and the limited financial resources of many owners
of mobile homes—has led to a well-documented problem
when the owner of a mobile home park wants to convert the
property to a different use:

 The effects on mobile home owners . . . faced with
moving because mobile home park owners . . . want
to convert a mobile home park to another use can be
devastating. A home owner owns the mobile home,

12962 LAUREL PARK COMMUNITY v. CITY OF TUMWATER
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but only rents the land on which it sits. Closure and
conversion of a mobile home park force the owner
either to move, or to abandon what may be his most
valuable equity investment, a mobile home, to the
developer’s bulldozer. Displacement from a mobile
home park can mean economic ruin for a mobile
home owner.

 . . . .

 . . . [Moreover,] there is a major shortage of space
for mobile homes. Thus the owner who needs to rent
a lot for his mobile home has no choice but to enter
the “park owner’s market” in which the demand for
space far exceeds the supply of available lots.

Id. at 206-07 (citations and internal quotation marks omitted).

As a result, many states and municipalities have enacted
laws aimed at protecting owners of manufactured homes.
Those actions, though, often impinge on the property rights of
the owners of mobile home parks, sometimes to such a degree
that the legislation amounts to a constitutional violation.

In the state of Washington, an average of 5.8 mobile home
parks closed every year between 1989 and 2002. That average
rose to 14 park closures per year between 2003 and 2008. The
number of closures is not surprising, given the high level of
residential development during those years. As some of the
Plaintiffs here candidly admit, one investment strategy for
mobile home parks is to purchase land located in the path of
development. The rental income from the mobile home pads
provides steady income and, if the land’s value rises as devel-
opment surrounds the park, the park’s owner can sell the land
or convert it to other, more profitable uses, such as multi-
family housing.

The Washington legislature responded to the large number
of park closures by enacting, first, the Mobile Home Reloca-
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tion Assistance Act, Wash. Rev. Code § 59.21, 1989 Wash.
Sess. Laws, ch. 201. “When a mobile home park is closed,
this law requires the park owner to contribute money toward
the tenants’ relocation costs.” Guimont v. Clarke, 854 P.2d 1,
3 (Wash. 1993). The Washington Supreme Court held that
“the Act is unduly oppressive and violates substantive due
process.” Id. at 16. The court invalidated the law in its
entirety. Id. at 16-17.

Next, the Washington legislature enacted a law that “gives
mobile home park tenants a right of first refusal when the
park owner decides to sell a mobile home park.” Manufac-
tured Hous., 13 P.3d at 185 (citing Wash. Rev. Code
§ 59.23.025 (2000)). The Washington Supreme Court invali-
dated that law, too, this time holding that “the statutory grant
of a right of first refusal to tenants of mobile home parks[ ]
amounts to a taking and transfer of private property.” Id. at
196. Although some protections for owners of mobile homes
remain on the books in Washington, they are mostly proce-
dural, such as the requirement that, before closure of a mobile
home park, the park’s owner must give at least 12 months’
notice to all residents of the park. Wash. Rev. Code
§ 59.21.030.

B. Tumwater’s Ordinances

Tumwater contains ten manufactured home parks. The
parks are located throughout Tumwater, and none appears to
border any other park. Three of the parks are very small and
do not have a name apart from their respective addresses. The
remaining seven are named Laurel Park, Tumwater Mobile
Estates, Velkommen, Eagles Landing, Western Plaza, Thun-
derbird Villa, and Allimor Carriage Estates.

Against the backdrop of increasing closures of manufac-
tured home parks in Washington and the limited constitution-
ally valid statutory protections, the Tumwater City Council
began hearing concerns from residents that some of the own-
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ers of Tumwater manufactured home parks had plans to close.
Tumwater residents expressed their views at several public
meetings. Mobile home owners tended to seek protection
from park closures, while park owners tended to emphasize
respect for private property and the legal limits on property
restrictions.

The City Council ultimately enacted two ordinances. Ordi-
nance No. O2008-027 amended the Tumwater Comprehen-
sive Plan and the Tumwater Zoning Map. Ordinance No.
O2008-009 amended the Tumwater City Code. The ordi-
nances create a new Manufactured Home Park land use desig-
nation (“MHP”) and a new Manufactured Home Park zone
district.

The ordinances designate six of the ten existing Manufac-
tured Home Parks—Laurel Park, Tumwater Mobile Estates,
Velkommen, Eagles Landing, Western Plaza, and Thunder-
bird Villa—under the new land use designation and include
those properties, and only those properties, as the new Manu-
factured Home Park zone district. Before the enactment of the
ordinances, the zoning code permitted a wide range of uses on
the properties, including multi-family residences and other
dense types of development. The ordinances restrict those
uses in the following relevant ways.

First, the ordinances specify certain “permitted uses,”
which are allowed as of right: manufactured home parks, one
single-family dwelling per lot, parks, trails, open spaces, other
recreational uses, family child care homes, and child mini-day
care centers. Second, the ordinances specify 11 “conditional
uses,” which are allowed via a discretionary conditional use
permit: churches, wireless communication facilities, cemeter-
ies, child day care centers, schools, neighborhood community
centers, neighborhood-oriented commercial centers, emer-
gency communications towers, group foster homes, agricul-
ture, and bed and breakfast establishments. Third, the
ordinances permit still other uses if specified criteria are met:
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“The City Council may approve the property owner’s request
for a use exception if the property owner demonstrates a. they
do not have reasonable use of their property under the MHP
zoning; or b. the uses authorized by the MHP zoning are not
economically viable at the property’s location.”

The stated “intent” of the ordinances is: “The Manufactured
Home Park (MHP) zone district is established to promote res-
idential development that is high density, single family in
character and developed to offer a choice in land tenancy. The
MHP zone is intended to provide sufficient land for manufac-
tured homes in manufactured home parks.”

The ordinances include many explanations for the creation
of the new land use designation and zone district and the
inclusion of existing manufactured home parks in the district.
Most relevant here, the ordinances state that applying the new
designation and zone district to existing manufactured home
parks is consistent with a wide range of goals and policies
included in various documents, such as the Tumwater Com-
prehensive Plan. They also state that:

• “applying the Manufactured Home Park land use
designation and zone district to existing manufac-
tured/mobile home parks will help to ensure a
sufficient supply of land for these types of uses
in the future”

• “manufactured home parks are a source of afford-
able single family and senior housing in Tum-
water,” and “protecting manufactured home
parks from the pressures of development will
help to maintain the existing stock of manufac-
tured housing provided by these ‘parks.’ ”

• “the manufactured/mobile home parks known as
Eagles Landing, Laural [sic] Park, Tumwater
Mobile Estates, Thunderbird Villa, Velkommen,
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and Western Plaza are located within residential
neighborhoods and currently have residential
zoning and are easily recognized as traditional
manufactured housing communities.”

• “applying the Manufactured Home Park zone to
the six traditional mobile/manufactured home
parks . . . is consistent with [a stated policy] to
support healthy residential neighborhoods which
continue to reflect a high degree of pride in own-
ership or residency” and “is consistent with [a
stated policy] to support the stability of estab-
lished residential neighborhoods”

The ordinances exclude the three small, unnamed parks, in
part because “the small size of these three ‘parks’ does not
foster a sense of community or neighborhood, and the owners
of these three small ‘parks’ appear to own all of the dwellings
located on the properties which contrasts sharply with the rest
of the more traditional mobile/manufactured home parks in
Tumwater where the majority of dwellings are not owned by
the land owner.” The ordinances excluded the seventh named
park—Allimor Carriage Estates (“Allimor”)—because it “is
currently the only mobile/manufactured home park within
Tumwater that is zoned General Commercial, the only ‘park’
that is almost completely surrounded by General Commercial
zoning, and the only ‘park’ that abuts intensive commercial
development in the form of commercial strip development
and intensive large scale commercial retail including Albert-
sons, Costco, and Fred Meyer.”

C. Procedural History

The owners of three of the six newly designated Manufac-
tured Home Parks—Laurel Park, Tumwater Estates, and
Velkommen—along with the nonprofit Manufactured Hous-
ing Communities of Washington, filed this action in federal
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district court.1 Plaintiffs allege that the enactment of the ordi-
nances violated their constitutional rights under several theo-
ries. The district court granted summary judgment to
Defendant on all claims and entered final judgment. Plaintiffs
timely appeal.

DISCUSSION

Although Plaintiffs raised a number of theories before the
district court, they have limited their appeal to three claims:
(1) a federal takings claim, (2) a state takings claim, and (3)
a state substantive due process claim.2

A. Federal Takings Claim

The Fifth Amendment provides, “nor shall private property
be taken for public use, without just compensation.” There are
two types of “per se” takings: (1) permanent physical invasion
of the property, Loretto v. Teleprompter Manhattan CATV
Corp., 458 U.S. 419, 426 (1982); and (2) a deprivation of all
economically beneficial use of the property, Lucas v. S.C.
Coastal Council, 505 U.S. 1003, 1015-16 (1992). Plaintiffs do
not contend that the ordinances constitute a “per se” taking.
They argue, instead, that the ordinances constitute a regula-
tory taking because the ordinances go “too far.” Pa. Coal Co.
v. Mahon, 260 U.S. 393, 415 (1922).

1Plaintiffs also filed a petition for review with the state administrative
agency, alleging certain state-law violations. The agency found that
Defendant had violated certain state-law provisions but declined to reach,
for lack of jurisdiction, the constitutional issues. Those administrative pro-
ceedings are not part of this appeal. 

2Plaintiffs also argue that the district court abused its discretion by
granting a motion to quash certain notices of deposition filed by Plaintiffs.
See Mattel Inc. v. Walking Mountain Prods., 353 F.3d 792, 813 (9th Cir.
2003) (holding that we review for abuse of discretion a district court’s
decision on a motion to quash). We hold that the district court did not
abuse its discretion. The evidence sought is either known to Plaintiffs or
is irrelevant to the facial challenges. 
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[1] As a general rule, zoning laws do not constitute a tak-
ing, even though they affect real property interests: “[T]his
Court has upheld land-use regulations that destroyed or
adversely affected recognized real property interests. Zoning
laws are, of course, the classic example, which have been
viewed as permissible governmental action even when pro-
hibiting the most beneficial use of the property.” Penn Cent.
Transp. Co. v. City of New York, 438 U.S. 104, 125 (1978)
(citations omitted); see Pa. Coal, 260 U.S. at 413
(“Government hardly could go on if to some extent values
incident to property could not be diminished without paying
for every such change in the general law.”); see also Lingle
v. Chevron U.S.A. Inc., 544 U.S. 528, 538 (2005) (holding
that, in considering a regulatory taking case, “we must remain
cognizant that ‘government regulation—by definition—
involves the adjustment of rights for the public good’ ” (quot-
ing Andrus v. Allard, 444 U.S. 51, 65 (1979)).

[2] Nevertheless, as noted, regulations that go “too far”
constitute a taking. Determining whether a regulation goes too
far requires a court to engage in “essentially ad hoc, factual
inquiries.” Penn Cent., 438 U.S. at 124. “[R]egulatory takings
challenges are governed by the standards set forth in [Penn
Central].” Lingle, 544 U.S. at 538. “Primary among [the rele-
vant] factors are [1] the economic impact of the regulation on
the claimant and, particularly, [2] the extent to which the reg-
ulation has interfered with distinct investment-backed expec-
tations. In addition, [3] the character of the governmental
action . . . may be relevant in discerning whether a taking has
occurred.” Id. at 538-39 (citation, internal quotation marks,
and brackets omitted). “[T]hese three inquiries . . . share a
common touchstone. Each aims to identify regulatory actions
that are functionally equivalent to the classic taking in which
government directly appropriates private property or ousts the
owner from his domain.” Id. at 539. 

At the outset, we note that Plaintiffs bring a facial chal-
lenge. It is not clear that a facial challenge can be made under
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Penn Central. Guggenheim v. City of Goleta, 638 F.3d 1111,
1118 & n.32 (9th Cir. 2010) (en banc), cert. denied, 131 S. Ct.
2455 (2011). As we did in Guggenheim, we will “assume,
without deciding, that a facial challenge can be made under
Penn Central.” Id. at 1118. We turn, then, to the three Penn
Central factors.

1. “Economic Impact of the Regulation on the Claimant”

[3] Plaintiffs offer very little evidence of economic effect
resulting from enactment of the ordinances. At best, Plaintiffs
have presented information that reflects an economic loss of
less than 15% with respect to one of the three Plaintiff proper-
ties and no effect on the other two Plaintiff properties or the
properties of the remaining affected MHP parks.3 Although
there is no precise minimum threshold, Plaintiffs’ evidence is
of very little persuasive value in the context of a federal tak-
ings challenge. See, e.g., Cienega Gardens v. United States,
331 F.3d 1319, 1343 (Fed. Cir. 2003) (holding that a taking
occurred when a regulation effected a 96% loss of return on
equity). A small decrease in value, for only one affected prop-
erty, falls comfortably within the range of permissible land-
use regulations that fall far short of a constitutional taking.
See Penn Cent., 438 U.S. at 125 (“[T]his Court has upheld
land-use regulations that destroyed or adversely affected rec-
ognized real property interests.”). The Supreme Court cases
“uniformly reject the proposition that diminution in property
value, standing alone, can establish a ‘taking,’ see Euclid v.

3The one Plaintiff property that showed a decrease in value was Vel-
kommen. Various reports and assessments—operating under different
background assumptions—valued the park: One report assigned a pre-
ordinance value of $2.7M and a post-ordinance value of $2.4M (11.1%
decrease); one assessment assigned a pre-ordinance value of $1.8M and a
post-ordinance value of $1.6M (11.1% decrease); and a final report
assigned a pre-ordinance value of $1.675M and a post-ordinance value of
$1.45M (13.4% decrease). The other two Plaintiff properties showed no
change pre-ordinance and post-ordinance (with appraised values of $6.3M
and $4.37M, respectively). 
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Ambler Realty Co., 272 U.S. 365 (1926) (75% diminution in
value caused by zoning law); Hadacheck v. Sebastian, 239
U.S. 394 (1915) (87 1/2% diminution in value).” Penn Cen-
tral, 438 U.S. at 131.

[4] In sum, the minimal economic effect of the ordinances
does not support a takings claim.

2. “Distinct Investment-backed Expectations”

[5] When Plaintiffs bought the properties, they had the
expectation that, when they desired or when market condi-
tions made it attractive, they could convert to a more profit-
able use, such as multi-family housing or housing
developments. The zoning laws previously allowed such
development, and the ordinances now foreclose that option (at
least until Plaintiffs show that there are no economically via-
ble options available under the other uses expressly permitted
by the ordinances). But those facts are no different than the
assertions that could be made by property owners adversely
affected by any zoning law. As the Supreme Court wrote in
Penn Central, “the submission that [the plaintiffs] may estab-
lish a ‘taking’ simply by showing that they have been denied
the ability to exploit a property interest that they heretofore
had believed was available for development is quite simply
untenable. Were this the rule, this Court would have erred [in
many of its previous takings cases].” Id. at 130. Of most
importance, Plaintiffs retain the ability to continue operating
the properties as manufactured home parks. “So the law does
not interfere with what must be regarded as [Plaintiffs’] pri-
mary expectation concerning the use of the parcel.” Id. at 136.
In other words, although the ordinances affected one of Plain-
tiffs’ expectations—that at some indefinite time in the future
they could convert their properties to some other specific uses
—the ordinances did not affect Plaintiffs’ “primary expecta-
tion.”

In Guggenheim, we held that “ ‘[d]istinct investment-
backed expectations’ implies reasonable probability, like
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expecting rent to be paid, not starry eyed hope of winning the
jackpot if the law changes.” 638 F.3d at 1120. In our view, the
ordinances at issue here fall between the two poles used in
that example. Plaintiffs’ expectation of converting their prop-
erties is speculative to a degree, because it depends on future
events (chief among them, market forces making conversion
economically attractive). But it is not as speculative as “win-
ning the jackpot if the law changes,” because it depends only
on unknown future economic trends, not an outright change
in law. Our clarification later in the same paragraph provides
a means of assessing Plaintiffs’ expectations here: “Specula-
tive possibilities of windfalls do not amount to ‘distinct
investment-backed expectations,’ unless they are shown to be
probable enough materially to affect the price.” Id. at
1120-21. As discussed above, the speculative possibility of
converting the properties to another use had little to no effect
on price.

[6] This factor, too, fails to support a takings claim.

3. “The Character of the Governmental Action”

“[T]he character of the governmental action—for instance
whether it amounts to a physical invasion or instead merely
affects property interests through some public program adjust-
ing the benefits and burdens of economic life to promote the
common good—may be relevant in discerning whether a tak-
ing has occurred.” Lingle, 544 U.S. at 539 (internal quotation
marks omitted). The government generally cannot “ ‘forc[e]
some people alone to bear public burdens which, in all fair-
ness and justice, should be borne by the public as a whole.’ ”
Id. at 537 (quoting Armstrong v. United States, 364 U.S. 40,
49 (1960)).

[7] Although it is a close call, we agree with Plaintiffs that
the character of the governmental action here slightly favors
their takings claim. The intent and effect of the ordinances are
to require only Plaintiffs and the other affected owners of
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manufactured home parks to continue to provide the public
benefit (manufactured home parks), when the benefit could be
distributed more widely (for example, by providing relocation
assistance to owners of manufactured homes or a larger MHP
zone district). The ordinances do allow many other uses but,
at least at the moment, those other uses do not appear to pro-
vide truly economically attractive alternatives to the existing
manufactured home parks. As a practical matter, Plaintiffs
must continue to use their properties as manufactured home
parks. Indeed, that was the intended effect of the ordinances.

[8] That analysis goes only so far, however. Unlike in
other cases where the challenged law required continued
operation of an existing use, e.g., Cienega Gardens, 331 F.3d
at 1338-39, the ordinances here do not force Plaintiffs to con-
tinue operating their properties as manufactured home parks.
See Lingle, 544 U.S. at 537 (holding that the government can-
not “forc[e] some people alone to bear public burdens”). As
just a few examples, Plaintiffs could decide to close their
parks, to convert their properties to other allowed uses, or to
sell the properties, and the ordinances have no effect on those
possibilities.

4. Conclusion

[9] Because the first two factors weigh strongly against a
takings claim and the third factor weighs only slightly in favor
of a takings claim, we conclude that, on their face, the ordi-
nances do not constitute a taking under the Fifth and Four-
teenth Amendments. See also Guggenheim, 638 F.3d at 1120
(holding that the first two factors are the “primary” factors to
consider; the character of the governmental action is not on
equal footing).

B. State Takings Claim

Plaintiffs next argue that, even if the ordinances do not con-
stitute a taking under the Federal Constitution, the ordinances

12973LAUREL PARK COMMUNITY v. CITY OF TUMWATER

Case: 11-35466     10/29/2012          ID: 8379016     DktEntry: 50     Page: 16 of 25

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 109 of 326



nevertheless effect a taking under the state constitution.4 Arti-
cle I, section 16 of the Washington Constitution provides, in
relevant part: “No private property shall be taken or damaged
for public or private use without just compensation having
been first made . . . .”

Commentators have asserted that the Washington Supreme
Court cases that interpret that provision are confusing and that
discerning the applicable analytical framework is difficult.
Roger D. Wynne, The Path Out of Washington’s Takings
Quagmire: The Case for Adopting the Federal Takings Analy-
sis, 86 Wash. L. Rev. 125 (2011); Jill M. Teutsch, Comment,
Taking Issue with Takings: Has the Washington State
Supreme Court Gone Too Far?, 66 Wash. L. Rev. 545 (1991);
Richard L. Settle, Regulatory Taking Doctrine in Washington:
Now You See It, Now You Don’t, 12 U. Puget Sound L. Rev.
339 (1989); see also Guimont v. City of Seattle, 896 P.2d 70,
75-76 (Wash. Ct. App. 1995) (describing the doctrine as “the
complex, confusing and often-ethereal realm of theoretical
law that has developed in Washington under the taking
clause”). Quagmire or not, we need not wade far into this area
of Washington law, because Plaintiffs advance only two spe-
cific arguments—both leaning heavily on the Washington
Supreme Court’s decision in Manufactured Housing—
concerning state takings law. We turn to that case.

[10] In Manufactured Housing, 13 P.3d at 185, the Wash-
ington Supreme Court considered the constitutionality of a
state law that “g[ave] qualified tenants a right of first refusal
to purchase a mobile home park.”5 The court held that “a right

4The district court did not analyze this issue. Because this is a pure issue
of law that the parties have briefed fully, we decide it on the merits.
Bibeau v. Pac. Nw. Research Found. Inc., 188 F.3d 1105, 1111 n.5 (9th
Cir. 1999). 

5The court described the act as follows: 

 To exercise a right of first refusal, the tenants must organize
into a “qualified tenant organization” and give the park owner
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of first refusal, even one created by statute, can create an
interest in property.” Id. at 192. The court reasoned that “[a]
right of first refusal to purchase is a valuable prerogative, lim-
iting the owner’s right to freely dispose of his property by
compelling him to offer it first to the party who has the first
right to buy.” Id. (internal quotation marks omitted). Citing a
treatise, the court concluded that “the right to grant first
refusal is a part of ‘the bundle of sticks’ which the owner
enjoys as a vested incident of ownership.” Id. at 193 (footnote
omitted). “Property is not one single right, but is composed of
several distinct rights, which each may be subject to regula-
tion. The right of property includes four particulars: (1) right
of occupation; (2) right of excluding others; (3) right of dispo-
sition, or the right of transfer in the integral right to other per-
sons; (4) right of transmission.” Id. (internal quotation marks
and brackets omitted). Accordingly, “the statute deprives park
owners of a fundamental attribute of ownership.” Id. at 194;
see also id. (“The instant case falls within the rule that would
generally find a taking where a regulation deprives the owner
of a fundamental attribute of property ownership.”).

written notice of “a present and continuing desire to purchase the
mobile home park.” Once the park owner has received such
notice, the park owner must notify the tenants of any agreement
to sell the park to a third party, as well as disclose the agree-
ment’s terms. If the park owner fails to properly notify the quali-
fied tenant organization, a pending third party sale is voidable. 

 Upon receiving proper notice, the tenants have 30 days in
which to pay the park owner two percent of the third party’s
agreed purchase price and to tender a purchase and sale agree-
ment as financially favorable as the agreement between the
owner and the third party. If the tenants meet these requirements
within the 30-day period, the park owner must sell them the park.
If, however, the tenants fail to meet these requirements or if, in
the case of seller financing, the owner determines selling the park
to the tenants would create a greater financial risk than selling to
the third party, the owner may proceed with the sale to the third
party. 

Manufactured Hous., 13 P.3d at 185 (citations and footnotes omitted). 
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[11] The court held, additionally, that “we are persuaded
that a taking has occurred in this case not only because an
owner is deprived of a fundamental attribute of ownership,
but also because this property right is statutorily transferred”
to the park residents, who can exercise the right of first
refusal. Id. “[T]he actual effect of [the statute] is more closely
akin to the exercise of eminent domain . . . because the prop-
erty right is not only taken, but it is statutorily transferred to
a private party for an alleged public use.” Id.

[12] Plaintiffs first argue that the ordinances have
destroyed one of the sticks in the bundle representing a funda-
mental property right, by depriving the parks’ owners of the
right to dispose of their property as they choose and effec-
tively conferring control of that right on the tenants. We dis-
agree. As an initial matter, the ordinances here do not at all
limit the owners’ ability freely to dispose of the property.
Indeed, one owner appears to have sold his property.

[13] The ordinances restrict to some extent the owners’
ability to use their properties, because they can no longer
build multi-family housing, for example. But imposing use
restrictions on property—as distinct from restrictions on
alienation—is the essence of zoning. The Washington
Supreme Court consistently has defined the fundamental attri-
butes of property rights by reference to rights that do not
include the free use of the property. See id. at 193 (identifying
the fundamental rights of occupation, excluding others, dispo-
sition, and transmission); see also Guimont, 854 P.2d at 10
(“[T]he court must first ask whether the regulation destroys or
derogates any fundamental attribute of property ownership:
including the right to possess; to exclude others; or to dispose
of property.”); Presbytery of Seattle v. King County, 787 P.2d
907, 912 (Wash. 1990) (“[T]he court should ask whether the
regulation destroys one or more of the fundamental attributes
of ownership—the right to possess, to exclude others and to
dispose of property.”). Indeed, concerning use, the court has
defined a fundamental attribute of property only with respect
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to being able to make some economically viable use of the
property. See, e.g., Guimont, 854 P.2d at 10 (“[A]nother ‘fun-
damental attribute of property’ appears to be the right to make
some economically viable use of the property.”). Plaintiffs do
not argue, of course, that the ordinances deprive them of all
economically viable uses; they are instead being encouraged
to continue the economically viable use that they freely chose.
In sum, the ordinances do not destroy or limit any fundamen-
tal property right as defined by the Washington Supreme
Court.

Plaintiffs’ other argument is that a taking has occurred
because some property right has been transferred to the parks’
residents. As an initial matter, it is unclear whether this alter-
native argument is viable. The court’s discussion of the statu-
tory transfer issue in Manufactured Housing appears to be
premised on its finding of a fundamental property right:
“[W]e are persuaded that a taking has occurred in this case
not only because an owner is deprived of a fundamental attri-
bute of ownership, but also because this property right is sta-
tutorily transferred.” 13 P.3d at 194 (first emphasis added). In
any event, Plaintiffs’ argument fails on its own terms.

In Manufactured Housing, the statute granted the right of
first refusal to the parks’ residents. Accordingly, the residents
—and only the residents—could exercise that valuable prop-
erty right. Here, the residents have no ability—now or in the
future—to require the parks’ owners to perform any act.
Nothing prohibits the owners from converting their properties
to one of the many permitted uses under the ordinances (such
as a cemetery, bed and breakfast, day care center, recreational
facility, or single-family dwelling) or from selling to a third
party. If a park owner so chose, the residents would be power-
less to affect that decision.

[14] We therefore hold that the ordinances do not consti-
tute a taking under the Washington Constitution.
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C. State Substantive Due Process Claim

[15] Finally, Plaintiffs argue that the ordinances violate
their state substantive due process rights. Article I, section 3
of the Washington Constitution states: “No person shall be
deprived of life, liberty, or property, without due process of
law.”

To determine whether the regulation violates due
process, the court should engage in the classic 3-
prong due process test and ask: (1) whether the regu-
lation is aimed at achieving a legitimate public pur-
pose; (2) whether it uses means that are reasonably
necessary to achieve that purpose; and (3) whether it
is unduly oppressive on the land owner. In other
words, 1) there must be a public problem or “evil,”
2) the regulation must tend to solve this problem,
and 3) the regulation must not be unduly oppressive
upon the person regulated. The third inquiry will
usually be the difficult and determinative one.

Presbytery, 787 P.2d at 913 (footnotes and some internal quo-
tation marks omitted).

The first prong is “whether the regulation is aimed at
achieving a legitimate public purpose.” Id. The stated “intent”
of the ordinances is: “The Manufactured Home Park zone dis-
trict is established to promote residential development that is
high density, single family in character and developed to offer
a choice in land tenancy. The MHP zone is intended to pro-
vide sufficient land for manufactured homes in manufactured
home parks.” That stated purpose is quintessentially legiti-
mate: the organization of land uses to promote the public
goals of “high density, single family” development and a
“choice in land tenancy.” This prong is easily met. See, e.g.,
Guimont, 854 P.2d at 14 (concluding, with little discussion,
that “aid[ing] mobile home owners with relocation expenses
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when a mobile home park is closed” is a legitimate public
purpose).

The second prong is “whether [the law] uses means that are
reasonably necessary to achieve that purpose.” Presbytery,
787 P.2d at 913. In Guimont, the Washington Supreme Court
held:

Certainly, providing mobile home owners with relo-
cation assistance would be a reasonably necessary
step in achieving the Act’s purpose. The more diffi-
cult issue here is whether it is reasonably necessary
to require the assistance to be paid by the closing
park owner. To assist in determining whether these
means used by the Act are reasonably necessary in
all regards, we must turn to the third due process
question, that of undue oppression.

854 P.2d at 14.

[16] A similar analysis applies here. The zoning changes
encourage the continued provision of manufactured home
parks, which is “[c]ertainly” a reasonably necessary step in
achieving the ordinances’ purpose. “The more difficult issue
here is whether it is reasonably necessary to require” that
development to be provided only by some of the present-day
park owners. Id. Plaintiffs have a point that the provision of
certain types of housing may be considered a burden that
should be borne more generally by the public. As in Guimont,
the answer to the reasonableness of the law depends on “the
third due process question, that of undue oppression.” Id.; see
also Presbytery, 787 P.2d at 913 (“The third inquiry will usu-
ally be the difficult and determinative one.”).

 We determine if a statute is unduly oppressive by
examining a number of nonexclusive factors to
weigh the fairness of the burden being placed on the
property owner: 

12979LAUREL PARK COMMUNITY v. CITY OF TUMWATER

Case: 11-35466     10/29/2012          ID: 8379016     DktEntry: 50     Page: 22 of 25

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 115 of 326



On the public’s side, the seriousness of the public
problem, the extent to which the owner’s land con-
tributes to it, the degree to which the proposed regu-
lation solves it and the feasibility of less oppressive
solutions would all be relevant. On the owner’s side,
the amount and percentage of value loss, the extent
of remaining uses, past, present and future uses, tem-
porary or permanent nature of the regulation, the
extent to which the owner should have anticipated
such regulation and how feasible it is for the owner
to alter present or currently planned uses.

Guimont, 854 P.2d at 14-15 (internal quotation marks omit-
ted).

[17] Here, we conclude that the two most important factors
are the fact that the present-day effect on Plaintiffs’ property
values is little to none and the fact that Plaintiffs may con-
tinue to use their properties as they have been used for dec-
ades. It is true that Tumwater’s solution is not necessarily the
most efficient and that it concentrates the economic burden on
a relatively small number of property owners. It is also true
that the regulation is permanent (at least until future specula-
tive amendments). But, when all is said and done, the amount
of harm is very small or nonexistent. In each case described
by Plaintiffs in which the Washington Supreme Court has
found a due process violation, the amount of measurable harm
has been great. See Guimont, 854 P.2d at 15-16 (concluding
that the relocation-assistance statute violated substantive due
process because it imposed a fee of $7,500 per pad on a park
owner who wished to close, which would amount to $750,000
for a park with 100 pads); Sintra, Inc. v. City of Seattle, 829
P.2d 765, 776-77 (Wash. 1992) (holding that imposition of a
$218,000 fee to develop a $670,000 property was unduly
oppressive).

[18] In this regard, we consider it important that Plaintiffs
have chosen to raise a facial challenge. If a particular Plaintiff
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could show a significant diminution in value of a particular
parcel of property, then the weighing of the factors might be
different. As it stands, however, the fact that Plaintiffs have
presented no evidence of diminution of value, apart from one
park that suffered a loss in value of less than 15%, severely
undermines their claim that, on their face, the ordinances are
unduly oppressive. It would be odd to conclude that an ordi-
nance that had no economic effect on most properties was
oppressive at all, let alone unduly oppressive. For those rea-
sons, we hold that the ordinances do not violate Washington
principles of substantive due process.

Under the heading of substantive due process, Plaintiffs
also argue that the ordinance is illegal “spot zoning”: “that an
individual piece of property was singled out for zoning
incompatible with neighboring property.” Buckles v. King
County, 191 F.3d 1127, 1137 (9th Cir. 1999).6 As an initial
matter, it is unclear whether a party can raise a “spot zoning”
challenge in the context of a facial challenge to ordinances;
we have found no Washington cases that involve a facial
“spot zoning” challenge. We assume, without deciding, that a
facial “spot zoning” challenge is viable.

[19] “Spot zoning has been consistently defined to be zon-
ing action by which a smaller area is singled out of a larger
area or district and specially zoned for a use classification
totally different from and inconsistent with the classification
of surrounding land, and not in accordance with the compre-
hensive plan.” Save Our Rural Env’t v. Snohomish County,
662 P.2d 816, 819 (Wash. 1983). There is no “hard and fast
rule that all spot zoning is illegal.” Id. “[T]he main inquiry of
the court is whether the zoning action bears a substantial rela-

6“Spot zoning” “is variously characterized as a substantive due process
violation, a taking, or even an equal protection violation; spot zoning does
not neatly fit into one category.” Buckles, 191 F.3d at 1137. In the absence
of any objection, we accept, for purposes of analysis, Plaintiffs’ character-
ization of their spot zoning claim. 
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tionship to the general welfare of the affected community.”
Id. For all the reasons discussed above, there is little doubt
that the ordinances bear a substantial relationship to the gen-
eral welfare of the community. Other than the original Wash-
ington “spot zoning” decision in 1969, Smith v. Skagit
County, 453 P.2d 832 (Wash. 1969), in which the court held
that placing an aluminum processing plant on an island con-
stituted illegal spot zoning, Plaintiffs cite no case in which the
Washington courts have found illegal spot zoning. See Save
Our Rural Env’t, 662 P.2d at 819 (holding that no illegal spot
zoning occurred where a new “business park zoning classifi-
cation provides a flexible means to broaden the industrial base
of the region and to produce energy and travel time savings
for employees”); Bassani v. Bd. of Cnty. Comm’rs, 853 P.2d
945, 951 (Wash. Ct. App. 1993) (holding that there was no
illegal spot zoning where the zoning was “generally consis-
tent” with the relevant plans and was “good for the county,
and good for one of the county’s major employers”). We thus
reject Plaintiffs’ spot zoning challenge.

CONCLUSION

Plaintiffs cannot establish that the Tumwater ordinances, on
their face, effect a taking or constitute undue oppression. The
most fundamental reason why that is so is that the enactment
of the ordinances had nearly no effect on the value of their
properties. They can continue to use the properties just as they
have chosen to do for years; the new zoning ordinances allow
many alternative uses; and the new zoning ordinances contain
a “safety valve” pursuant to which Plaintiffs may pursue other
uses if the presently authorized uses are not economically via-
ble.

AFFIRMED.
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Bridgit Baker

Subject: FW: Manufactured Home Permit Question

 

From: Samantha Loyuk  
Sent: Thursday, April 05, 2018 1:18 PM 
To: beau <beau@detentemgmt.com> 
Cc: Bryan Hampson <bhampson@kenmorewa.gov>; Tela Whiteman <twhiteman@kenmorewa.gov>; Doug Nugent 
<dnugent@kenmorewa.gov>; Lauri Anderson <landerson@kenmorewa.gov>; craighillis@mhcw.org; 
russmillard@yahoo.com; daniel@parkstonenw.com 
Subject: RE: Manufactured Home Permit Question 
 
Hi Beau, 
 
I clarified your request with our department director and he determined that you can apply for a new mobile home 
during the moratorium. The intent of the moratorium is to protect existing affordable housing within mobile home 
parks, not limit affordable housing options. To discuss permit requirements, please send me a conceptual site plan. This 
will help determine if the property is within the shoreline. If you’d like to meet to discuss, I’m available most Tuesday 
and Thursday afternoons. Just let me know what day and time works for you and I’ll do my best to accommodate your 
request. Thank you. 
 
Samantha Loyuk, Associate Planner 
Development Services | City of Kenmore, WA 
18120 68th Ave NE Kenmore, WA 98028 
E: sloyuk@kenmorewa.gov | P: 425‐398‐8900 
Planning counter hours are available online at http://kenmorewa.gov/developmentservices  
 

Development Services Disclaimer: The information provided in this email is based on current codes and the knowledge available to the City of Kenmore at the time of the 
response and is not intended to be a binding agreement. All responses and information provided within are subject to change.  The information provided in this email is 
subject to change resulting from, but not limited to, changes or updates to the Kenmore Municipal Code, changes or updates to County, State, or Federal laws or regulations, 
changes in site conditions, both to the physical site or to surrounding development, and misinformation, including errors, omissions, or false representation in the submitted 
documents or available information. The information is further limited to scope of review of the person directly providing the response and is not intended to limit, or imply 
compliance with, the requirements of other City departments or any other permitting agencies which may have an interest in the project discussed. 

 

From: Bryan Hampson  
Sent: Thursday, April 05, 2018 1:08 PM 
To: Samantha Loyuk <sloyuk@kenmorewa.gov> 
Subject: RE: FW: RE: Manufactured Home Permit Question 
 
Sam‐ Yes, this is considered maintenance and is allowed during the moratorium. I can see how this could be confusing. 
Thanks! 
 
‐Bryan 
 

From: Samantha Loyuk  
Sent: Thursday, April 5, 2018 12:08 PM 
To: Bryan Hampson <bhampson@kenmorewa.gov> 
Subject: FW: Manufactured Home Permit Question 
 
Bryan,  
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In this instance, is a new mobile home within an existing mobile home park considered maintenance and allowed under 
the moratorium?  
 
Samantha Loyuk, Associate Planner 
Development Services | City of Kenmore, WA 
18120 68th Ave NE Kenmore, WA 98028 
E: sloyuk@kenmorewa.gov | P: 425‐398‐8900 
 

From: Samantha Loyuk  
Sent: Wednesday, April 04, 2018 10:52 AM 
To: 'beau' <beau@detentemgmt.com> 
Cc: Tela Whiteman <twhiteman@kenmorewa.gov> 
Subject: RE: Manufactured Home Permit Question 
 
Hi Beau, 
 
Currently we have a moratorium on development permits for mobile home parks (see attachment).  Excepted from this 
moratorium are applications for repair or maintenance. The moratorium is effective through May 11, 2018. The City 
cannot accept a permit application for a new unit within a mobile home park, until the moratorium is over. 

 
Once the moratorium is over, the City will need more information on the proposed manufactured home:  
 
1. What lot (“pad”) is vacant? The City shows 53 pads within the development. Will this be using one of the 53, or 

adding an additional pad (for a total of 54 pads)?  
2. You will need to provide a site plan as part of the permit application. The site plan will need to show the pad and the 

entire community (all units).  
3. Is the pad within 200 feet of the shoreline? If yes, you will need to apply for a shoreline exemption or shoreline 

substantial development permit. If no, this will need to be shown on your site plan. 
 
Samantha Loyuk, Associate Planner 
Development Services | City of Kenmore, WA 
18120 68th Ave NE Kenmore, WA 98028 
E: sloyuk@kenmorewa.gov | P: 425‐398‐8900 
Planning counter hours are available online at http://kenmorewa.gov/developmentservices  
 

Development Services Disclaimer: The information provided in this email is based on current codes and the knowledge available to the City of Kenmore at the time of the 
response and is not intended to be a binding agreement. All responses and information provided within are subject to change.  The information provided in this email is 
subject to change resulting from, but not limited to, changes or updates to the Kenmore Municipal Code, changes or updates to County, State, or Federal laws or regulations, 
changes in site conditions, both to the physical site or to surrounding development, and misinformation, including errors, omissions, or false representation in the submitted 
documents or available information. The information is further limited to scope of review of the person directly providing the response and is not intended to limit, or imply 
compliance with, the requirements of other City departments or any other permitting agencies which may have an interest in the project discussed. 
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From: beau [mailto:beau@detentemgmt.com]  
Sent: Monday, April 02, 2018 10:22 AM 
To: Samantha Loyuk <sloyuk@kenmorewa.gov>; Tela Whiteman <twhiteman@kenmorewa.gov> 
Subject: Manufactured Home Permit Question 
 
Good morning! 
 
I stopped by the permit desk on Friday to ask about bringing in a new manufactured home into a currently vacant site in 
the existing Lakewood Villa Mobile Home Park along the slough.  Tela said that given its proximity to the water that 
there might be a few extra steps in the process to permit a new home. 
 
The home lot in question has been vacant for a few years; the owners of the community hired my company in March to 
manage their property and are looking at the long‐term maintenance and preservation of the community, and bringing 
in homes to fill vacancies is a big part of the puzzle.  The site measures approximately 50’ wide by 80’ long; there are 
some shrubs which have overgrown the back part of the lot which would need to be cleared, perhaps giving more 
possible length to the house.  However, we’re looking at brining in a newer single section manufactured home‐ here’s an 
example of an elevation of a modern home:  https://www.palmharbor.com/model‐
center/homesdirectwashington/floorplan/fp‐20‐nw‐paradise‐4H40S94/#photos‐videos 
 
What further process is necessary to get permits ready?  The builder (located in Oregon) is rather busy, so even if we 
ordered the home this week it wouldn’t likely arrive until near the end of summer, hence why we’d like to get the 
process started sooner vs later. 
 
Thank you! 
 
Beau 
 
 

 
 

Beau Harer 
Asset Management 
Détente Management, Inc. 
206.772.3000 
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Bridgit Baker

Subject: FW: Kenmore MHC Moratorium

 

From: beau [mailto:beau@detentemgmt.com]  
Sent: Thursday, April 05, 2018 10:53 AM 
To: Doug Nugent <dnugent@kenmorewa.gov> 
Cc: Lauri Anderson <landerson@kenmorewa.gov>; craighillis@mhcw.org; Russell Millard <russmillard@yahoo.com>; 
Daniel Stoner <daniel@parkstonenw.com> 
Subject: Kenmore MHC Moratorium 
 
Good morning‐ 
 
Thank you for the hearing this past Monday; it is a difficult discussion to have, especially when peoples’ homes are 
involved.  We appreciate the Commission’s attempt to keep the discussion and decision‐making process fair.  However, I 
believe that more harm than good is coming from this process.  During most of the hearings, it has largely been 
residents from the two communities least likely to ever be redeveloped who have been testifying to their alarm and 
concern about something that is not happening.  Further, the implementation of the moratorium has had, what I 
suspect, is the unintended consequence of making any expansion of this form of affordable housing impossible.  Per the 
below email, we cannot fill a vacant home site in Lakewood Villa.  Further, we will be impacted by the shoreline 
setback.  As I mentioned during my brief testimony on Monday, the commission should consider relaxing such rules 
when it comes to installing a new manufactured home on a previously occupied home site.  Unlike building a new home 
on a foundation, the new manufactured home would be placed on blocks‐ a much less impactful form of development 
so close to the slough.  Below is a concept for a “tiny home” style MH which could fit on this site in Lakewood: 
 
https://www.palmharbor.com/model‐center/homesdirectwashington/floorplan/fp‐20‐nw‐paradise‐
4H40S94/#.WsZW5ExFw2w 
 
*As an aside, my measurement quoted in the email below was off‐ it should have been 40’ by 80’. 
 
My company has been hired for management services by the owner of Lakewood Villa; as of March 1 we have been 
working with a new team of site managers and the resident HOA to understand the needs of the community.  We have 
discovered a squatter living in the home of a deceased resident and have already arranged for their eviction by the 
sheriff, after which we will most likely need to remove the home given its very rough condition.  Should the moratorium 
be extended and no relaxation of the shoreline requirements be implemented, we will have a derelict home in the 
community for at least another six months.  That makes two potential affordable housing units for seniors lost. 
 
We have begun to obtain bids for the replacement of the streets at several older MHCs, and for Lakewood Villa, to 
remove the existing failed streets and replace with 3” deep new asphalt would cost north of $215,000.  That does not 
include replacement of any of the underground utilities.  It is still unclear as to what further zoning or regulatory 
requirements would come into play should we proceed with this project.  Will we have to provide on‐site storm water 
retention and thus lose more housing?   
 
This brings us back to the comments made by Daniel Stoner and Russ Millard‐ the Commission should be considering 
more meaningful carrots to encourage the owners of the communities least likely to redevelop to reinvest in their 
properties.  Remove as many barriers as the city can to allow new homes to be placed as old homes wear out or are 
removed by other means.  Treat the existing home sites as grandfathered developments with no impact fees, no new 
storm water considerations, or new setback guidelines.  
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Thank you for your time and consideration. 
 
Beau Harer 
 
 
 
Begin forwarded email:  
 
 
From: Samantha Loyuk <sloyuk@kenmorewa.gov>  
Sent: Wednesday, April 4, 2018 10:53 AM 
To: beau <beau@detentemgmt.com> 
Cc: Tela Whiteman <twhiteman@kenmorewa.gov> 
Subject: RE: Manufactured Home Permit Question 
 
Hi Beau, 
 
Currently we have a moratorium on development permits for mobile home parks (see attachment).  Excepted from this 
moratorium are applications for repair or maintenance. The moratorium is effective through May 11, 2018. The City 
cannot accept a permit application for a new unit within a mobile home park, until the moratorium is over. 

 
Once the moratorium is over, the City will need more information on the proposed manufactured home:  
 
1. What lot (“pad”) is vacant? The City shows 53 pads within the development. Will this be using one of the 53, or 

adding an additional pad (for a total of 54 pads)?  
2. You will need to provide a site plan as part of the permit application. The site plan will need to show the pad and the 

entire community (all units).  
3. Is the pad within 200 feet of the shoreline? If yes, you will need to apply for a shoreline exemption or shoreline 

substantial development permit. If no, this will need to be shown on your site plan. 
 
Samantha Loyuk, Associate Planner 
Development Services | City of Kenmore, WA 
18120 68th Ave NE Kenmore, WA 98028 
E: sloyuk@kenmorewa.gov | P: 425‐398‐8900 
Planning counter hours are available online at http://kenmorewa.gov/developmentservices  
 

Development Services Disclaimer: The information provided in this email is based on current codes and the knowledge available to the City of Kenmore at the time of the 
response and is not intended to be a binding agreement. All responses and information provided within are subject to change.  The information provided in this email is 
subject to change resulting from, but not limited to, changes or updates to the Kenmore Municipal Code, changes or updates to County, State, or Federal laws or regulations, 
changes in site conditions, both to the physical site or to surrounding development, and misinformation, including errors, omissions, or false representation in the submitted 
documents or available information. The information is further limited to scope of review of the person directly providing the response and is not intended to limit, or imply 
compliance with, the requirements of other City departments or any other permitting agencies which may have an interest in the project discussed. 
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From: beau [mailto:beau@detentemgmt.com]  
Sent: Monday, April 02, 2018 10:22 AM 
To: Samantha Loyuk <sloyuk@kenmorewa.gov>; Tela Whiteman <twhiteman@kenmorewa.gov> 
Subject: Manufactured Home Permit Question 
 
Good morning! 
 
I stopped by the permit desk on Friday to ask about bringing in a new manufactured home into a currently vacant site in 
the existing Lakewood Villa Mobile Home Park along the slough.  Tela said that given its proximity to the water that 
there might be a few extra steps in the process to permit a new home. 
 
The home lot in question has been vacant for a few years; the owners of the community hired my company in March to 
manage their property and are looking at the long‐term maintenance and preservation of the community, and bringing 
in homes to fill vacancies is a big part of the puzzle.  The site measures approximately 50’ wide by 80’ long; there are 
some shrubs which have overgrown the back part of the lot which would need to be cleared, perhaps giving more 
possible length to the house.  However, we’re looking at brining in a newer single section manufactured home‐ here’s an 
example of an elevation of a modern home:  https://www.palmharbor.com/model‐
center/homesdirectwashington/floorplan/fp‐20‐nw‐paradise‐4H40S94/#photos‐videos 
 
What further process is necessary to get permits ready?  The builder (located in Oregon) is rather busy, so even if we 
ordered the home this week it wouldn’t likely arrive until near the end of summer, hence why we’d like to get the process 
started sooner vs later. 
 
Thank you! 
 
Beau 
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Bridgit Baker

Subject: FW: DOC_7769 (1).PDF
Attachments: DOC_7769 (1).PDF

From: Stacey Valenz [mailto:svalenz229@gmail.com]  
Sent: Wednesday, April 11, 2018 8:31 AM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: DOC_7769 (1).PDF 
 
Hi Laurie, attached please find the HOPA pdf that explains occupancy of 80% over 55, up to 20% can be under 55. This is 
a benefit for the property owner, as well as the home owner, and community. 
Thanks so much, 
Stacey Valenzuela 
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Questions and Answers 
Concerning the Final Rule Implementing 

the Housing for Older Persons Act of 1995 (HOPA) 
 

Title VIII of the Civil Rights Act of 1968 (the Federal Fair Housing 
Act), as amended by the Fair Housing Amendments Act of 1988 (the Fair 
Housing Act), prohibits discrimination in housing and real estate-related 
transactions based on race, color, religion, sex, national origin, handicap and 
familial status (in general, the presence of children under the age of 18 in the 
household).  The prohibition against discrimination based on familial status 
became effective March 12, 1989.  The Act contained a provision exempting 
"senior" housing from the prohibition against familial status discrimination. 
 

The Housing for Older Persons Act (HOPA), signed into law by 
President Clinton on December 28, 1995, amended the housing for older 
persons exemption against familial status discrimination. The HOPA modified 
the statutory definition of housing for older persons as housing intended and 
operated for occupancy by at least one person 55 years of age or older per unit. 
It eliminated the requirement that housing for older persons have significant 
services and facilities specifically designed for its elderly residents. It required 
that facilities or communities claiming the exemption establish age verification 
procedures. It established a good faith reliance defense or exemption against 
monetary damages for persons who illegally act in good faith to exclude 
children based on a legitimate belief that the housing facility or community 
was entitled to the exemption. 
 
Question 1 
For the purpose of HOPA, what is a housing community or facility? 
What are some typical examples of a housing, community or facility? 
 
Answer 
A housing community or facility is any dwelling or group of dwelling units 
governed by a common set of rules, regulations or restrictions. A portion of a 
single building may not be considered a housing facility or community. Typical 
examples include: a condominium association; a cooperative; a property 
governed by homeowners or resident association; a municipally zoned area; a 
leased property under common private ownership; a manufactured housing 
community, a mobile home park. 

** HUD INTERNET VERSION ** 
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Question 2 
May an owner of single family houses that are dispersed throughout a 
geographical area, and who is not otherwise exempt under the Fair 
Housing Act, qualify as a "housing community or facility" and claim the 
exemption? 
 
Answer 
No. The common use of the terms "housing community" and "facility" applies 
to dwelling units which are in the same location and have some relationship to 
each other. The dwelling units in a housing community or facility must share a 
common set of rules, policies, and procedures, that is applied to all of the 
dwellings in the community or facility. Further, although there is no required 
stated minimum number of dwelling units that must be present for the 
exemption to apply, there must be a sufficient number of dwelling units to 
constitute a "community" or "facility" in the common meaning of those terms. 
One single family dwelling or a duplex would not qualify as a "housing 
community or facility." 
 
Question 3 
What must a housing community or facility do to qualify for the 55 or 
older housing for older persons exemption? 
 
Answer 
In order to qualify for the exemption, the housing community/facility must 
satisfy each of the following requirements: 
 

a) at least 80 percent of the occupied units must be occupied by at least 
one person 55 years of age or older per unit; 

 
b) the owner or management of the housing facility/community must 

publish and adhere to policies and procedures that demonstrate an 
intent to provide housing for persons 55 years or older; and 

 
c) the facility/community must comply with rules issued by the 

Secretary for verification of occupancy through reliable surveys and 
affidavits. 

 
 
 
Question 4 
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What are some examples of the types of policies and procedures that 
would demonstrate an intent to provide housing for persons 55 years of 
age or older? 
 
Answer 
Examples include: 
 

a) the written rules, regulations, lease provisions, deed or other 
restrictions,  

 
b) the actual practices of the owner/management of the housing 

facility/community used in the enforcement of the rules; 
 

c) the kind of advertising used to attract prospective residents to the 
housing facility/community as well as the manner in which the 
facility/community is described to prospective residents; 

 
d) the housing community's/facility's age verification procedures, and 

its ability to produce, in response to a familial status complaint, 
verification of required occupancy. 

 
Question 5 
May a housing facility or community advertise as "adult" housing and still 
demonstrate the intent to be housing for older persons? 
 
Answer  
Use of the word "adult" or "adult community" in an advertisement, sign or 
other informational material, or when describing the facility or community to 
prospective renters or purchasers or members of the public, does not 
demonstrate an intent to be housing for older persons as defined by the final 
rule. The use of these terms, on the other hand, does not destroy the intent 
requirement of HOPA. If a facility or community has clearly shown in other 
ways that it intends to operate as housing for older persons, and meets the 80% 
requirement, and has in place age verification procedures, the intent 
requirement can be met even if the term "adult" is occasionally used to describe 
it. The Department will look at the totality of the circumstances in the 
investigation of a complaint alleging that the facility or community does not 
qualify as housing for older persons. 
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Question 6 
How many days after the effective date of the final rule implementing 
HOPA does a facility/community have to develop routine procedures for 
determining the occupancy of each unit, including age verification? 
 
Answer 
The housing community/facility has 180 days after the effective date of the 
rule, May 3, 1999, to develop the appropriate procedures that should constitute 
a part of its normal leasing and purchasing procedures. However, if a housing 
facility or community is not now but intends to become eligible for the 
exemption, it should not delay development of appropriate procedures. 
 
Question 7 
What information should a housing provider include in its survey of 
residents in order to calculate whether the community or facility meets the 
80% requirement of HOPA? 
 
Answer  
The owner or manager should obtain the total number of units in the housing 
community or facility. From that number, the following units should be 
excluded from the calculation of the 80% requirement: 
 

a) the number of units that have been continuously occupied by the 
same household since September 13, 1988, and the household did 
not contain and does not currently contain at least one person over 
the age of 55; 

 
b) the number of unoccupied units (see question 22); 

 
c) the number of units occupied by employees of the housing facility or 

community who are under 55 years of age, and who provide 
substantial management and maintenance services to the housing 
facility or community 

 
d) the number of units occupied solely by persons who are necessary or 

essential to provide medical and/or health and nursing care services 
as a reasonable accommodation to residents. 
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The owner or management then should calculate the percentage of the 
remaining number of units that are occupied by at least one person age 55 or 
over as of the date of the survey or the alleged date of violation of the Act. 
 
Ouestion 8 
What is considered reliable age verification documentation? 
 
Answer 
The following documents are considered to be reliable for age verification: 
birth certificate, drivers license, passport, immigration card, military 
identification, or any other state, local, national or international documentation, 
provided it contains current information about the age or birth of the possessor. 
 
Question 9 
Is there any other documentation that would be considered reliable for age 
verification? 
 
Answer 
Yes. A self certification in a lease, application affidavit, or other document 
signed by an adult member of the household asserting that at least one occupant 
in the unit is 55 years of age or older will satisfy this requirement. 
 
Question 10 
What recourse is there for the owner or management of the housing 
community or facility if the occupants in the household refuse to 
cooperate in providing documentation regarding their age? 
 
Answer 
The housing/community facility may, if it has sufficient evidence, consider the 
household to be occupied by at least one person who is 55 years or older. 
Statements made under penalty of perjury from third party individuals who 
have knowledge of the age of the occupants of a household may be used when 
the household itself refuses to cooperate by providing age verification. Other 
information, such as statements indicating age in prior applications may be 
acceptable. In addition, the facility/community may base its decision on 
government documents such as census data. The census data referred to is 
household censuses that are conducted by many cities and towns. 
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Question 11 
How frequently should a housing/community provider update its lists of 
occupants to be in compliance with the age verification requirements of 
HOPA? Are there any consequences if a housing provider fails to update 
its list of residents? 
 
Answer 
HOPA requires that a housing facility/community re-survey its lists of 
residents every two years to ensure that the 80% requirement is met. A housing 
community's or facility's failure to survey or re-survey its list of occupants in 
accordance with its age verification procedures does not demonstrate intent to 
housing for older persons, and could jeopardize the housing community's status 
as 55 or older housing. 
 
Question 12 
How long should a housing community/facility retain its records of survey 
information that show it meets the 80 percent requirement? 
 
Answer 
The records referred to in Answer 9 above need to be kept as long as the 
housing community/facility intends to proffer its exempt status. 
 
Question 13 
Are the surveys and affidavits used to gather information about the 
facility's/community's residents admissible in an administrative or judicial 
proceeding under the Fair Housing Act? 
 
Answer 
Yes. 
 
Question 14 
What does the ratio or percentage of 80/20 portion of housing mean? 
 
Answer 
HOPA requires that at least 80 percent of the occupied units must be occupied 
by at least one person 55 or older. The remaining 20 percent of the units may 
be occupied by persons under 55, and the community/facility may still qualify 
for the exemption. 
 

** HUD INTERNET VERSION ** 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 136 of 326



 7 

Question 15 
Is it lawful to advertise or market the 20 percent portion of the units not 
required to be occupied by at least one person 55 years of age or older to 
prospective tenants/purchasers under age 55 and to families with 
children? 
 
Answer 
Yes. However, the marketing must be done in a way that identifies the 
facility/community as housing intended for older persons. Advertising and 
marketing must not be inconsistent with the intent. Further, the 
facility/community needs to plan with care any attempt to sell or rent the entire 
20 percent portion of the remaining units to incoming households under age 55, 
because it could risk losing the exemption if some occupants over 55 die, with 
surviving spouses or heirs who are under 55 years of age.  Such planning 
should address notice to incoming households under the age of 55 regarding 
how the housing provider will proceed in the event that the 80% requirement is 
endangered. 
 
Question 16 
May a housing facility/community impose an age limitation more 
restrictive than that required by HOPA and qualify for the 55 or older 
exemption? 
 
Answer 
Yes. For example, the housing facility/community may require that at least 80 
percent of the units be occupied by at least one person 60 years of age or older. 
The housing facility/community may require that 100% of the units are 
occupied by at least one person 55 years of age or older, or that 80% of the 
units be occupied exclusively by persons aged 55 or older. However, the 
facility/community should review other state and local laws, including fair 
housing laws that may prohibit discrimination based on age, before establishing 
policies and procedures restricting occupancy based on age, or affecting 
survivors' rights to property, that are not covered under HOPA. 
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Question 17 
If a housing facility or community meets the requirements of HOPA but 
permits up to 20 percent of the units to be occupied by families with 
children, may the facility/community impose different terms and 
conditions of residency on those families with children who reside there? 
 
Answer 
Yes. If a housing community/facility qualifies under HOPA as housing for 
older persons, the community/facility is exempt from the Act's prohibition 
against discrimination on the basis of familial status. The housing 
community/facility may restrict families with children from benefits of the 
community, or otherwise treat family households differently than senior 
households, as long as those actions do not violate any other state or local law. 
However, the community/facility is not exempt from the provisions of the Act 
that prohibit discrimination against any resident or potential resident on the 
basis of race, color, religion, national origin, sex, or disability. 
 
Question 18 
If a 55 or older occupant dies and leaves his/her property to a surviving 
spouse or heir(s) under the age of 55, what rights, if any, do the survivors 
have to possession? 
 
Answer 
The right to possession by a surviving spouse or heir is not governed by the 
HOPA or the Fair Housing Act. Whether an underage heir or surviving spouse 
can occupy the unit upon the death of the 55 or older occupant is a matter of 
state/local law or custom, and generally is governed by private contractual 
agreements between senior housing developers and the individuals who 
purchased or rented the dwelling. The provision in the Act permitting 20 
percent of the units to be occupied by persons under 55 is intended, in part, to 
prevent a housing facility/community from losing the exemption due to 
situations where there are surviving spouses and underage heirs when the 55 or 
older occupant dies. 
 
 
 
 
 
 
Question 19 
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In the event that the sole 55 or older occupant dies, and a surviving spouse 
or heir remains in the unit, is the surviving occupant counted in the 80 
percent or the 20 percent portion of the units needed to meet the criteria 
for housing for older persons? 
 
Answer 
The surviving occupant must be counted in the 20 percent portion. 
 
Question 20 
How should a housing provider count, for the purpose of meeting the 80/20 
occupancy requirement, attendants or health care providers needed for 
the reasonable accommodation of the disability of an occupant (including 
family members under the age of 18)? 
 
Answer 
The attendant or health care provider or family care provider is excluded from 
the calculation in its entirety. This is true whether the live-in person resides in 
the same unit with the disabled occupant or in a separate unit. Neither 
circumstance adversely affects the exemption of the housing 
facility/community. 
 
Question 21 
How is the calculation for the 80/20 percent requirement affected if a 55 or 
older individual purchases a dwelling in a senior housing 
facility/community, vacates the unit, and allows an underage adult relative 
to move in for an indefinite length of time? 
 
Answer 
In calculating whether a community/facility meets the 80 percent requirement, 
it is the occupants of the dwelling units who are counted, not the owners. In 
this example, the current resident, the underage adult relative, would be 
counted in the 20 percent portion. Similarly, if a 55 or older owner/occupant 
decided to vacate a unit for an indefinite period of time and rent to an underage 
individual, the current occupant would be counted in the 20 percent portion. 
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Question 22 
Are there circumstances under which a 55 or older owner/tenant might be 
temporarily absent from a dwelling without affecting the exemption status 
of the community/dwelling? 
 
Answer 
Yes. For example, the 55 or older occupant may be on vacation, hospitalized, 
or absent for a season without affecting the exempt status of the community. 
The resident may, if he/she wishes, allow a younger relative or a house sitter 
under 55 years if age to live in the unit during this absence. In either event, the 
unit would be included in the calculation of the 80 percent occupancy 
requirement as long as the dwelling is not rented out, the owner/tenant returns 
on a periodic basis, and maintains legal and financial responsibility for the 
upkeep of the dwelling. 
 
Question 23 
Can a housing community/facility that does not now meet the 80 percent 
occupancy requirement take any action to become eligible? 
 
Answer 
Yes. For a period of one year after the rule became effective (May 3, 1999), a 
housing provider may reserve all new, vacant and/or unoccupied 
units/dwellings for occupancy until 80 percent of the units/dwellings are 
occupied by at least one person 55 years of age or older. This does not mean 
that the dwellings/units must be held off the market; indeed, marketing the 
units as 55 and over units during the transition period may be done as those 
units become vacant. 
 
Question 24  
During this transition period, may a facility/community refuse to rent or 
sell to families with children in its effort to qualify as housing for older 
persons? 
 
Answer 
Yes. If, during the one year period the facility/community demonstrates its 
intent to be housing for older persons through advertising and revisions to or 
development of rules and procedures, and adopts age verification procedures, it 
may refuse to rent or sell to applicants based on their familial status. Of course, 
the facility/community may have to meet the requirements of state and  
local laws with respect to making the changes required for the transition in its 
covenants or other instruments binding on the property. 
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Question 25 
Can the facility/community evict families with children during the 
transition period for the purpose of becoming housing for older persons? 
 
Answer 
No. However, the housing facility/community can renew or not renew leases 
for families with children if doing so does not represent a change in its 
practices or does not violate state or local landlord tenant law. Additionally, 
while the facility/community may not take any measures deliberately designed 
to discourage families with children from continuing to reside in the 
community, nothing prevents the offering of positive incentives that might lead 
some families to seek housing elsewhere. 
 
Question 26 
What if a 55 or older housing provider, at the end of the transition period, 
does not succeed in meeting the 80 percent occupancy requirement? 
 
Answer 
At the expiration of the one year period, all units/dwellings must be marketed 
and made available to the public in general, including families with children. 
Additionally, all restrictive operations policies which may impact negatively on 
families with children must be rescinded. 
 
Question 27 
When does HUD become involved in determining whether a 55 or older 
housing community or facility is in compliance with HOPA requirements? 
 
Answer 
HUD's involvement begins in one of two ways: 1) when a person allegedly 
injured on the basis of familial status files a complaint against a housing 
facility/community and the respondent claims the exemption as a defense; or 2) 
when HUD commences a Secretary-initiated investigation or files a complaint 
based on information it has that indicates the need for an investigation. 
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Question 28 
When must a person claiming to be injured by a housing 
community/facility because of familial status file a complaint with the 
Department in order for the complaint to be timely? 
 
Answer 
The complaint must be filed no later than one year after the alleged 
discriminatory act occurred or was terminated. 
 
Question 29 
Can a household which does not fall within the Fair Housing Act's 
definition of familial status file a complaint challenging a housing 
provider's attempt to provide housing for older persons? 
 
Answer 
No. The family cannot file a familial status complaint because it does not meet 
the definition of familial status. 
 
Question 30 
Can an owner of a dwelling file a complaint based on familial status if the 
owner is being impeded in the ability to sell or rent the dwelling because 
the housing facility/community is claiming to be 55 and over housing but 
does not meet the requirements for the exemption? 
 
Answer 
Yes, if the owner has affirmatively undertaken to rent or sell his property and 
can establish that the housing community/facility illegally (is not qualified 
housing for older persons) interfered with the owner's ability to do so, be/she 
can file a familial status complaint. Other complainant parties could include the 
family with children seeking to rent or buy but was denied the opportunity, as 
well as any real estate agent involved in the transaction. 
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Question 31 
If an individual files a complaint based on familial status and the housing 
community/facility claims the exemption as a defense, who has the burden 
of proving, that the community/facility is in compliance with HOPA 
requirements? 
 
Answer 
The community/facility housing provider has the burden of proving that it was 
in compliance with HOPA requirements on the date of occurrence of the 
alleged act or incident of discrimination. 
 
Question 32 
Can a corporate entity avail itself of the good faith reliance against 
monetary damages if the housing community/facility is found not to be in 
compliance with the HOPA requirements? 
 
Answer 
No. The governing board, management company, or corporate entity of the 
housing facility/community is liable if the facility/community fails to meet the 
requirements, and cannot claim a good faith reliance defense against monetary 
damages. The legislative history of HOPA shows that in creating the good faith 
reliance defense, Congress intended to protect individual persons, such as 
individual members of boards of governing homeowners associations and real 
estate agents relying on information provided by the housing providers of 
senior housing. 
 
Question 33 
Since individuals, including individual members of a homeowners 
association or a board of directors, can use the good faith reliance against 
monetary damages, under what conditions might that occur? 
 
Answer 
An individual is not liable for monetary damages if the person acted with a 
good faith belief that the housing facility/community qualified for a housing for 
older persons exemption. Such a person must have knowledge, from an 
authorized representative, that the facility/community asserted in writing that it 
qualified for the older persons exemption before the date on which the alleged 
discrimination occurred.  An authorized representative may be an  
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individual, committee, management company, listing agent, owner or other 
entity. 
 
Question 34 
Under what circumstances may an individual not use the good faith 
reliance defense? 
 
Answer 
An individual is not entitled to the good faith defense if he or she has actual 
knowledge that the facility/community does not or will not qualify as housing 
for older persons, despite the fact that he/she received written assurances to the 
contrary from an authorized representative of the housing provider. 
 
Question 35  
Is an individual insulated from a liability claim for disseminating 
information to others regarding the facility's/community's exemption 
claim? 
 
Answer 
An individual who claims the good faith reliance defense based on his/her 
actual knowledge and a written assertion from an authorized representative of 
the facility/community may disseminate such information to others. Those 
others may include real estate agents, multiple listing services, advertisers and 
other print media who may, in turn, rely on the assertions of the individual 
from whom they received the information, unless they have actual knowledge 
that information is not accurate. 
 
Question 36 
Is a publisher (newspaper or other print media) liable for damages under 
the Fair Housing Act for accepting for publication an advertisement for 55 
and older housing if the community/facility is found not to be in 
compliance with HOPA? 
 
Answer 
No. Newspaper publishers and other print media that rely on the assertions of 
the housing provider are not liable unless they have actual knowledge that the 
housing does not qualify for the exemption. 
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Question 37 
Does HUD certify that a housing, facility/community is housing for older 
persons? 
 
Answer 
No. Neither the Fair Housing Act nor HOPA authorizes the Department to 
certify whether a particular housing facility or community meets the 
qualifications for housing for older persons. 
 
Question 38 
If a developer is building new housing that is intended to be for persons 55 
and over, how should the new units be marketed and occupied as the 
facility/community is being developed? 
 
Answer 
Newly constructed housing for first occupancy after March 12, 1989 (including 
a facility or community that has not been occupied in its entirety for at least 90 
days prior to re-occupancy due to renovation or rehabilitation), must be 
marketed as housing intended for older persons. It does not have to have at 
least one occupant in each occupied unit who is age 55 and over until at least 
25 percent of the units are occupied. 
 
Question 39 
How are state and federal fair housing laws that prohibit age 
discrimination affected by HOPA? 
 
Answer 
Neither the Fair Housing Act nor HOPA covers age discrimination. Neither of 
these federal laws supersede or otherwise affect state or local laws that prohibit 
age discrimination. Housing community/facilities always should check all 
relevant state, local and federal laws, and any requirements imposed as a term 
of governmental financial assistance before implementing policies and 
procedures that limit the eligibility of its residents. 
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Question 40 
Must state or local governments that have been determined to have 
substantially equivalent laws to the Fair Housing Act change the laws 
under which they operate in order to be identical to HOPA? 
 
Answer 
No. States and local governments with fair housing laws that have been 
determined to be substantially equivalent to the federal law may have no 
exemption from familial status discrimination for housing for older persons, or 
may have more stringent requirements to meet an exemption than does HOPA. 
 
Question 41 
Must a housing community/facility file or register a declaration of intent 
with the state or local unit of government in order to claim its exemption 
as housing for older persons? 
 
Answer 
HOPA does not require this. However, the state or local government might 
require the housing community/facility to register its intent to be housing for 
older persons. The facility/community should consult the appropriate 
governmental body for requirements in this regard. 
 
Question 42 
Must a resident of a 55 or older housing community/facility join the 
homeowner's association? 
 
Answer 
The Fair Housing Act does not require this. HOPA does not require this. This is 
an example of an issue or aspect of senior housing communities that is 
generally governed by independent law, deed restriction, or other legally 
enforceable documents. 
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Question 43 
Would HUD apply HOPA retroactively to a familial status claim of 
discrimination that occurred prior to December 28, 1995, when HOPA was 
signed into law? 
 
Answer 
No. If the alleged violation occurred prior to December 28, 1995, the 
Department's investigation of a pending complaint will determine whether the 
community/facility met the requirements for the housing for older persons 
exemption, based on the regulations that were in effect at the time of the 
alleged violation. 
 
Question 44 
How does the Fair Housing Amendments Act senior housing, exemption, 
and HOPA, affect eligibility requirements for federally funded housing 
programs. 
 
Answer 
The Act and HOPA do not affect statutory or regulatory provisions of federally 
assisted housing programs. For example, neither HOPA nor the Act change the 
definition of "elderly family"' in federally assisted housing programs. HOPA 
does not permit a HUD funded public housing provider to designate a project 
as an "elderly project" without HUD review and approval as mandated by 
existing regulations. HUD funded housing that is designated as elderly housing 
may not, because of HOPA, admit households that are not statutorily eligible 
for the housing. No public housing development that is not designated as an 
elderly development by statute or program regulation may exclude families 
with children even if at least 80% of the units are occupied by at least one 
person age 55 or older. Federally assisted housing providers should continue 
look to existing program statutory and regulatory requirements to determine 
tenancy of those developments. 
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Bridgit Baker

Subject: FW: From Stigma to Housing Fix | Lincoln Institute of Land Policy

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Bill Garza [mailto:garzagraphics@yahoo.com]  
Sent: Friday, April 13, 2018 9:17 AM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: From Stigma to Housing Fix | Lincoln Institute of Land Policy 
 
Hi Laurie,  
It may be too late to consider but I thought you might take a look at this article covering ownership of land by previous 
tenants living in manufactered homes. 
Sincerely  
Bill Garza  
 
 
 
https://www.lincolninst.edu/publications/articles/stigma‐housing‐fix 
 
 
Sent from my iPhone 
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The Evolution of  
Manufactured Homes

TO Housing Fix

From Stigma

Liz Wood wanted to buy a house. It was 2006, she 

had been renting for A decade, and her monthly 

payments were getting high. She was 43 and 
steadily employed, earning $34,000 annually plus 
benefits as a family educator. She didn’t want 
anything fancy, just a place where she could 
“gather love and bring stability.” She would stay 
within her means.
	 Nonetheless, the math was tricky. Wood lives 
in Duvall, Washington, a town of roughly 7,500 in 
the foothills of the Cascade Mountains. Steeped 
in lush forest, Duvall is about 30 miles from 
Seattle and a mere eight miles from the City of 
Redmond, the headquarters for Microsoft. The 
median income in Duvall is nearly twice that of 
the state of Washington, and homes in this area 
are expensive. In 2010, the median value of 
owner-occupied homes in Duvall was $373,500, 
compared to $262,100 for the state, according to 
the U.S. Census Bureau. 
	 With few options, Wood eventually decided 
on a used factory-built home (also known as 
manufactured housing) for $55,000 in Duvall 
Riverside Village, a four-acre community of 25 
manufactured homes in the middle of downtown 
Duvall. “It’s amazing here,” she says. “I live on 
riverfront property, so when I walk out my door  
I see water, pine trees, and a walking trail that 
goes from my house to the next town. I wake up 
in the morning hearing birds. I know all my 
neighbors; I’m connected to my community. I’m  
a block from the police station. I feel safe.”
	 But it was still difficult. Wood owned her 
house, but not the land on which it sits. Instead, 
she rented the plot for $450 a month, plus water 
and utilities, as did the other residents of Duvall 
Riverside Village. As a result, Wood and her 
neighbors remained largely at the mercy of the 
property owner, their landlord, and forfeited 
much of the autonomy and security associated 
with more traditional home ownership models.
	 Their landlord prohibited garages, leaving 
residents limited storage options. He charged 
them $25 a month per additional car or adult 
beyond those registered at the time of move-in. 

He charged $5 a month for every pet and 
required dogs to be leashed at all times. There 
was a $5 monthly fee for every extra half-cord  
of firewood, which Wood needed to fuel her 
stove. Though he employed a groundskeeper,  
he didn’t install outdoor lights, nor did he 
maintain the community roads, which were 
pocked and cracked. 

By Loren Berlin

Liz Wood is president of Duvall Riverside Village in Duvall, Washington—a 
resident-owned manufactured housing community between an artsy downtown 
Main Street and the Snoqualmie River.  Credit: ROC USA PHOTO / Mike Bullard

The latest manufactured homes, such as  
Next Step’s Energy Star “Cottage,” are a 
quantum leap from the 1960s trailers that  
gave this housing stock a sordid reputation.

Today’s manufactured homes are robust, 
efficient, and inviting, with the potential to 
help alleviate the nation’s shortage of safe, 
affordable housing.

	 In 2012, Wood and her neighbors received a 
written notice that the owner was selling the 
land. Unlike many owners, who prefer to sell their 
properties to a developer, this landlord was open 
to selling to residents. He had agreed to host a 
meeting between the tenants, a real estate 
broker, and the Northwest Cooperative Develop-
ment Center, a nonprofit that supports coopera-
tives. The parties discussed the possibility of 
establishing a nonprofit, resident-owned 
cooperative to purchase the property. In doing  
so, they would conserve the land for manu- 
factured housing, continue living there as a 
community, and collectively manage it to guar- 
antee a safe, affordable, high-quality experience.
	 The residents voted to go for it. The land- 
lord had two demands. He wanted fair market 
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value, and he wanted to complete the sale by the 
end of the year. It was already August. They had 
five months.
	 In addition to the collaboration with North-
west Cooperative Development Center, the 
residents also began working with ROC USA, a 
New Hampshire–based nonprofit organization 
that offers residents of manufactured housing 
communities a mix of technical assistance and 
affordable financing to purchase their rented 
land when it becomes available for sale. Since 
its establishment in 2008, ROC USA has suc-
cessfully facilitated 80 of these transactions 
nationally and secured more than $175 million  
in financing for them.
	 ROC USA works with a network of eight 
regional affiliates, including the Northwest 
Cooperative Development Center. In Duvall, the 
nonprofits worked together with the residents to 
assess the economics of a possible deal and to 
confirm that the community was a good fit for 
resident ownership. Next, the organizations 
helped the residents to hire a third-party lawyer 
and establish their cooperative, which would 
operate as a democracy with residents elected 
into leadership positions by fellow residents. ROC 
USA assisted the residents to hire an independ-
ent engineer and conduct due diligence of the 
property; secure financing through ROC USA’s 
lending subsidiary, ROC USA Capital, to purchase 
the property and undertake critical repairs; and 
organize the real estate transfer. 
	 On December 27 of that year, the newly 

formed cooperative bought the Duvall Riverside 
Village with $1.3 million in purchase financing 
from ROC USA Capital, granting Wood and her 
fellow home owners control over their living 
arrangements, and permanently preserving 25 
affordable homes in a town where such housing 
stock is scarce. 
	 The residents continue to pay $450 a month 
to rent the land, but now they vote to determine 
community rules, and use the rent to make 
improvements and to pay the community’s 
mortgage, taxes, and expenses. 
	 “Now, you can have a garage if you want,” 
explains Wood, who is president of the Duvall 
residents’ cooperative and a ROC USA board 
member. “And we spent $35,000 to fix the roads. 
We don’t have to live in fear anymore, so people 
are willing to invest in their homes. We have 
annual meetings to vote in projects. We can 
lower the monthly rent if we are over-budgeting 
for things we don’t need. The bottom line is that 
we are in control of our own destiny.”
	 Upon completing the sale, ROC USA and the 
Northwest Cooperative Development Center have 
continued providing the residents with technical 
support to ensure smooth operations. 
	 “If they had just lent us the money and said, 
‘these are the guidelines, here’s what you need to 
do, have at it,’ we would have failed,” explains 
Wood. “But they are an ongoing resource. They 
help us with tough situations, or when we don’t 
know how to do something legally. The goal is for 
us to become independent and to be able to run 
our community like a business. Pay your bills, and 
your house can stay where it is. Period. Forever.”

Benefits
Across the United States, more than 18 million 
Americans live in factory-built homes, which 
represent 5 percent of the nation’s housing stock 
in metro areas, and 15 percent in rural communi-
ties. They range significantly in quality.  Roughly 
25 percent of today’s manufactured housing stock 
is the stereotyped, rickety trailers of the 1960s 
and early 1970s, produced before the federal 
government introduced quality controls in 1976. 
The remaining 75 percent complies with the 

federal standards, and includes charming, 
energy-efficient homes, indistinguishable to the 
untrained eye from their site-built counterparts. 
Though manufactured homes have long been cast 
aside as a housing choice of last resort, today’s 
models are robust, efficient, and inviting, with the 
potential to help alleviate the nation’s shortage of 
safe, affordable housing. 
	 Modern manufactured homes cost approxi-
mately half as much as their site-built counter-
parts and can be built five times faster, making 
them a genuinely viable option for low-income 
consumers. The production process is less 
wasteful, and models that comply with the 
federal government’s Energy Star standards offer 
home owners meaningful energy savings. And 
they are durable. Whereas manufactured homes 
built prior to the 1976 regulations were made to 
be portable, like recreational vehicles, modern 
models are built with stronger materials and 
designed to be permanent. Today’s manufactured 
homes can sit on any foundation that would 
otherwise accommodate a site-built structure, 
creating the flexibility to use the housing in a 
wide range of geographies and environments.
	 “The manufactured housing stock is a critical 
component of the nation’s affordable housing,” 
says George McCarthy, president and CEO of the 
Lincoln Institute of Land Policy. “It easily 
outnumbers our subsidized stock two or three 
times in almost every market.”
	 Manufactured homes are cheaper to produce 
than site-built houses because of the manufac-
turing process. As Andrea Levere, president of the 
Corporation for Enterprise Development, writes in 
the Huffington Post, the “term ‘manufactured 
housing’ itself has less to do with quality and 
more to do with the production process, which is 
a derivative of Ford’s assembly lines. This model 
allows manufactured homes to be built in a more 
controlled work environment, translating into 
predictable costs, increased efficiencies, and 
reduced waste” (Levere 2013).
	 In 2013, a new, energy-efficient manufac-
tured home cost $64,000, compared to $324,500 
for a new, site-built one, according to the U.S. 
Census, though the price for the latter includes 
the land. Even after stripping out the land costs, 

manufactured homes are still significantly less 
expensive, averaging $44 per square foot, versus 
$94 per square foot for site-built homes. And 
they are unsubsidized, which is a boon given the 
extremely short supply of subsidized housing 
compared to demand. Currently, only one in four 
income-qualified families receives a housing 
subsidy according to the Bipartisan Policy 
Commission, leaving the remaining 75 percent  
in need of an affordable, unsubsidized alterna-
tive. By helping to fill that gap, manufactured 
housing can relieve some of the demand for 
subsidized housing that state and federal 
governments are struggling to supply in the  
face of shrinking budgets. “The majority of 
families who live in manufactured housing would 
qualify for subsidized housing, but instead they 
choose this less expensive and unsubsidized 
option,” says McCarthy.

David Bissaillion tinkers in the greenhouse addition of his home in Wheel  
Estates, a resident-owned manufactured housing community in North Adams, 
Massachusetts. Credit: ROC USA PHOTO / Mike Bullard

“�During the immediate aftermath of Hurricane 
Sandy, recovery workers got 17 manufactured 
homes on the ground in New Jersey within 
weeks of the hurricane—before most organiza-
tions even had a housing plan,” says McCarthy.

	 The stock is also very versatile, argues 
McCarthy, who cites its role in housing people 
during the immediate aftermath of Hurricane 
Sandy. “Recovery workers got 17 manufactured 
homes on the ground in New Jersey within weeks 
of the hurricane—permanent homes for dis-
placed renters, not the problematic ‘Katrina 
trailers.’ And they did it before most organiza-
tions even had a housing plan. This speaks to  
the efficiency and nimbleness of building 
manufactured housing. The production times  
are about 80 percent shorter than for site-built 
homes, making them the best housing option  
for disaster response.” 
	 Nevertheless, manufactured housing often 
gets a bad rap, due largely to the widespread 
misperception that today’s models are the same 
as the earliest generations of mobile homes  
built prior to the introduction of quality control 
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standards by the U.S. Department of Housing  
and Urban Development in 1976. Today, there are 
roughly 2 million of these pre-1976 homes; many 
are barely hanging together and house the 
nation’s most vulnerable populations, including 
the elderly and disabled. Though the pre-1976 
stock is virtually unrelated to its present-day 
counterpart, these older, dilapidated dwellings 
dominate the general public perception of 
manufactured homes in the United States.
	 The housing stock’s reputation is further 
diminished by the vulnerabilities facing home 
owners who do not own the land on which they 
live. Roughly 3 million people live in one of the 
nation’s 50,000 manufactured housing communi-
ties, while another 3 million rent on private 
property. There are manufactured housing 
communities in every state in the country. Like 
Duvall Riverside Village, many of them are on 
prime real estate, and the landowners routinely 
receive purchase offers from developers. 
	 Advocates working to improve the manufac-
tured home ownership experience, and to 
promote the stock’s viability as affordable 
housing, are focusing on three critical areas of 
innovation: conserving mobile-home parks; 
replacing pre-1976 units with modern, energy- 
efficient homes; and increasing access to 
affordable financing for potential buyers, which 
is virtually unavailable in the current market and 
is imperative to building equity and preserving a 
home’s resale value. 

Conserving Manufactured 
Housing Communities

The conversion of Duvall Riverside Village from a 
privately owned mobile home community to a 
resident-owned cooperative is not common. For 
every community available for purchase that is 
successfully preserved as affordable housing, 
there are many more that end up sold for 
redevelopment, displacing residents who may 
lack good alternatives.
	 “It’s not as simple as just moving the home,” 
says Ishbel Dickens, president of the National 
Manufactured Home Owners Association. “First, 

there’s the question of whether the home can 
even be moved. It may be too old or unstable to 
survive a move. And even if it can be moved, it’s 
expensive to do so, and very hard to find a space 
in another community. In most instances, when a 
park closes, the residents are probably going to 
lose the home and all their equity in it.  In all 
likelihood, they will never own a home again. 
They’ll likely end up on a wait list for subsidized 
housing, or may even end up homeless.” 
	 To some degree, it’s an accident of history 
that so many of today’s mobile home parks 
occupy plots of coveted real estate, says Paul 
Bradley, president of ROC USA. As he explains it, 
in the late 1950s and 1960s, Americans began to 
embrace transportable trailers and campers, in 
part because of a cultural shift toward outdoor 
recreation, and in part because post–World War II 
factories began producing them to utilize excess 
manufacturing capacity, making them widely 
available and affordable. As the units grew in 
popularity, they transitioned from temporary 
structures to permanent ones, and people began 
adding makeshift carports and sunrooms. At  
the time, urban planners accepted the evolution 
toward permanency. As they saw it, most of the 
trailers were on land that no one else was using 
in outer-circle developments. Why not let these 
campers stay for awhile, until the cities expand-
ed to meet them, at which point the land would 
be redeveloped?
	 “These original communities were built with a 
plan to close them,” says Bradley. “Back then, no 
one contemplated the full implications of creating 
a housing stock for which home owners lacked 
control of the underlying land. No one anticipated 
that these communities would be full of low- and 
moderate-income home owners who spent their 
own money to buy these homes and had few 
alternatives. And that’s what we are still grappling 
with today. That lack of control of the land means 
that home owners live with a deep sense of 
insecurity and the feeling that it’s irrational to 
make investments in their properties because 
they won’t get it back. What’s the implication for 
home owners who cannot rationally argue for 
investing in their home? What does that mean  
for the housing stock? For neighborhoods?”

	 Short-sighted land use policies are not the 
only challenge to preserving manufactured 
housing communities. An equally onerous obstacle 
is the lack of legal protections afforded to 
residents. In 34 states and the District of Colum-
bia, the landowner can sell the property without 
giving residents the opportunity to purchase it. In 
fact, in most states, the landowner doesn’t have to 
notify residents that the community is for sale; the 
landowner can wait until the property has been 
sold to inform residents of the transaction, 
suddenly leaving them in a tenuous position. 
Even the 16 states that require the owner of a 
manufactured housing community to provide 
residents advance notice of a sale do not 
necessarily afford tenants the necessary 
protections. “In most of the states with advance 
notice, there are so many limitations on the 
notice requirements that it is rarely of any use to 
residents,” says Carolyn Carter, director of 
advocacy at the National Consumer Law Center.
	 To better protect residents, advocates 
support legislative reforms to state laws and tax 
incentives for landowners who sell to residents. 
The most effective of these strategies are state 
laws requiring a landowner to give residents both 
advance notice of the sale—ideally 60 days—
and the opportunity to purchase the property, 
argues Carter. According to her, there are six 
states with laws that “work on the ground and 
provide effective opportunities for residents to 
purchase their communities,” including New 
Hampshire, Massachusetts, Rhode Island, 
Florida, Vermont, and Delaware.  She says Oregon 
passed promising legislation in January 2015. 
“In those states with effective notice and 
opportunity to purchase laws, resident ownership 
takes off,” Carter explains. Roughly 46 percent of 
the 80 communities that ROC USA supports are 
in either New Hampshire or Massachusetts—two 
small states with some of the nation’s strongest 
resident protections. There are an additional 89 
resident-owned cooperatives in New Hampshire 
that predate ROC USA’s launch.
	 To understand the value of strong consumer 
laws for residents, consider the story of Ryder 
Woods, a 174-unit mobile home park in Milford, 
Connecticut, 11 miles south of New Haven, just 

off a major thoroughfare. Connecticut is one of 19 
states that either offer tax incentives or provide 
residents “some” protections when a community 
is sold, but also contain “significant gaps,” 
according to Carter. 
	 In 1998, Ryder Woods’ landowner sold the 
property to developers. He informed the residents 
via eviction notices, in violation of state laws 
requiring him both to give them advance notice of 
the pending sale and to provide them the right of 
first refusal to purchase the land. Ryder Woods 
had an active home owners association, and very 
quickly they organized protests and petitions and 
lobbied the state legislature to reverse the sale. 
Eventually, the local news picked up their story, at 
which point a Milford-based attorney volunteered 
her services to help them. As she dug into the 
case, she realized that the law was on the side of 
the residents and that the community needed 
more legal support than she alone could offer. 
She enlisted help from a friend and fellow 
attorney—a partner at a prominent, Hart-
ford-based firm—who agreed to take the case 
pro bono and assigned it a team of attorneys. The 
case ended up going to trial, eventually making its 
way to the state’s highest court. Uninterested in 
the unfolding legal headache, the original buyer 
resold the property to a second developer. 
	 Four years after the original sale, the courts 
ruled in favor of the residents. In an unprecedent-
ed deal, and as required as part of the settle-
ment, the second developer purchased a new 
piece of land a mile from the original parcel and 
completely rebuilt the community there. The 
developer purchased 174 new mobile homes and 

A resident of Prairie Lake Estates in Kenosha, Wisconsin, paddles  
along the shore of this resident-owned community on Lake Michigan.  
Credit: ROC USA PHOTO / Mike Bullard

CONTINUED ON P. 32
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sold them to the residents at signifi-
cantly reduced prices with more 
favorable mortgage terms than any 
available in the conventional financing 
market. He built a community center 
and a pond, complete with swans. And, 
as required by their agreement, he 
provided the residents the opportunity 
to form a cooperative and buy the land, 
which they did in 2009 with $5.4 million 
in purchase financing from ROC USA 
Capital. They closed on their purchase 
in the offices of the Hartford firm, 
which had continued to volunteer its 
services to the residents through the 
sale’s completion. Today, there is a 
Walmart on the land that housed the 
original Ryder Woods community.
	 “Sometimes, when we look back, 
we think it was crazy. We chartered a 
bus, went to Hartford, spoke to the 
legislature, and just fought it. We stuck 
together and won against two big-time, 
billion-dollar developers,” explains 
Lynn Nugent, 68, a part-time merchan-
dise associate at Sears, and one of the 
residents who helped organize the 
campaign, along with her husband, a 
retired locksmith. “Now I always say, 
‘Somebody else used to own us, and 
now we own ourselves.’” 

Improving Access to  
Quality, Affordable 
Manufactured Homes

Unlike the residents of Ryder Woods, 
many owners of manufactured homes 
struggle to secure a quality unit with 
affordable financing. Here again, 
legislation is a primary culprit. Under 
federal law, manufactured homes are 
considered personal property, like a car 
or a boat, opposed to the real property 
designation assigned to traditional 

homes. Consequently, buyers cannot 
access mortgage loans. Instead, 
financing is available in the form of 
personal “chattel” loans. More 
expensive than mortgage loans, they 
average an additional 50 to 500 basis 
points and provide fewer consumer 
protections. More than 70 percent of 
purchase loans for manufactured 
homes are these higher-cost loans, 
which are considered a proxy for 
subprime products.  
	 “This second-tier status is one of 
the biggest limitations to increasing the 
stock of permanently affordable 
manufactured homes,” says McCarthy. 
“It makes financing the homes more 
challenging and expensive than it 
should be, and it diminishes the homes’ 
wealth-building potential because it re-
duces effective demand for existing units.”
	 While the dream fix would be to 
change federal titling laws, such 
revisions are not forthcoming. Instead, 
Next Step, a Kentucky-based nonprofit 
organization, has established “Manu-
factured Housing Done Right (MHDR).” 
This innovative strategy works to make 
high-quality, affordable manufactured 
homes—and financing—available to 
low- and moderate-income consumers 
through a combination of energy- 
efficient homes, home buyer education, 
and affordable financing. Here’s how  
it works.
	 First, Next Step gives low-income 
buyers access to high-quality manufac-
tured homes. The organization created a 
portfolio of models that are both robust 
and affordable. Each Next Step home 
meets or exceeds Energy Star stand-
ards, reducing utility costs for the  
home owner and shrinking the environ- 
mental footprint. According to Next 
Step, testing has shown these homes to 
be 30 percent more efficient than a 
baseline code home and 10 to 15 
percent more efficient than a baseline 
Energy Star home. On average, this 
results in $1,800 in energy savings each 
year for every pre-1976 mobile home 

replacement and $360 each year for 
every new home placement. 
	 Additionally, Next Step homes are 
“value engineered to ensure affordabil-
ity while upholding quality standards.” 
They are installed on permanent 
foundations, providing for greater 
structural support against wind and 
reducing settling issues. The homes 
contain high-quality flooring and 
insulation, which helps to increase 
durability and reduce energy costs.  
And because water is the number one 
problem for foundations, Next Step 
homes contain additional safeguards  
to protect against moisture.

Improving Access to 
Sustainable Financing

Next Step also makes sure the home 
buyers can secure sustainable, 
affordable financing. “One of the 
problems facing the industry is that  
the capital markets don’t participate  
in a big way,” explains Stacey Epperson, 
CEO of Next Step. “The secondary 
market is not there in any meaningful 
way, so there are very few lenders in 
this marketplace and very few options 
for buyers. Our solution is to prepare 
our borrowers for home ownership, and 
then bring them good loans.” 
	 Next Step works with a mix of 
nonprofit and for-profit lenders, vetted 
by the organization, to provide safe, 
reasonably priced financing. In return, 
Next Step reduces the lenders’ risk.  
The homes are designed to meet the 
lenders’ requirements, and the home 
buyers receive comprehensive financial 
education so that they are equipped to 
succeed as home buyers. Consequently, 
Next Step home buyers not only secure 
a better initial mortgage, but also have 
the capacity to build equity and obtain a 
good resale price for the home should 
they decide to sell it one day.
	 Importantly, each Next Step home 
is placed on a permanent foundation in 

order to qualify the home owner for  
certain government-backed mortgage 
programs, which are less expensive 
than a chattel product. Next Step 
estimates it has saved its 173 home 
buyers approximately $16.1 million in 
interest payments.
	 “Right now, close to 75 percent of 
all financing for manufactured housing 
is going out as chattel. But 70 percent 
of new manufactured homes are going 
out on private land where, in many 
cases, the home could be put on a 
permanent foundation, and the owner 
could get a mortgage with a lower interest 
rate and a longer term,” says Epperson.
	 The MHDR model is innovative in 
part because it is scalable. Next Step 
trains and relies on a membership 
network of nonprofit organizations to 
implement the model in their respec-
tive communities. Next Step sells the 
homes to members at competitive 
prices, and then member organizations 
oversee the process of identifying and 
educating buyers, assisting them to 
secure the loan, and managing the 
installation.
	 “The way the industry works, there 
has never really been a way for a 
nonprofit to buy a manufactured home 
at wholesale prices. That’s what we’ve 
engineered, and that’s what makes 
these homes a lot more affordable than 
if the nonprofit or home owner tried to 
buy them on their own,” explains Kevin 
Clayton, president and CEO of Clayton 
Homes, one of the nation’s largest 
producers of manufactured housing, and 
one of Next Step’s long-time supporters. 
	 “The Next Step program works 
because it sets people up for success,” 
says Clayton. “Next Step takes them 
through home ownership counseling, 
and supports home owners if they have 
a hardship down the road. They get to 
buy the house for a lot less than they 
otherwise could have, build equity in 
the home, and have a low monthly loan 
payment and energy costs.”
	 Cyndee Curtis, a Next Step  

home owner, agrees. Curtis was 27, 
single, and pregnant when she 
purchased a used, 1971 Fleetwood 
mobile home for $5,000 in 2001. She 
put it on the lot she owned just outside 
the town of Great Falls, Montana. 
	 “I didn’t have money, I didn’t have  
a degree, and I didn’t have choices,” 
says Curtis. “The old steel septic tank 
was a ticking time bomb, with rust 
holes. The carpet was worn through, the 
linoleum underneath had burn spots on 
it, and the ceiling leaked where an 
addition had been added. Every year, I 
would buy construction books, go to 
Home Depot, and ask how to fix that 
leak. And every year I ended up there by 
myself, trying to fix it. There was mold 
on the doorway from that leak, and I 
had a newborn in there.”
	 In 2005, Curtis went back to  
school for two years, obtained her 
nursing degree, and began working  
as a licensed practical nurse, earning 
$28,500 a year. “I figured now I am 
earning a livable wage and can explore 
my options,” says the single mother  
of two. “I wanted something that my 
kids could grow up in and be proud of, 
and to make the most of owning the  
lot I lived on.”
	 But her credit was poor, and 
eventually she ended up at Neighbor-
Works Montana, a nonprofit Next Step 
Network member that told her about 
the Next Step program. Over the next 
two and a half years, Curtis worked 
with the staff of NeighborWorks 
Montana to repair her credit. With their 
assistance, she secured a mortgage 
and purchased a Next Step home for 
$102,000, which included not only the 
house but also the removal, disposal, 
and replacement of her old septic 
system.  Because the Next Step home 
is on a permanent foundation that 
meets certain qualifications—and 
because of Curtis’s improved credit 
history, income, and geography—she 
qualified for a mortgage from the U.S. 
Department of Agriculture’s Rural 

Development program, which was 
significantly less expensive than the 
more common chattel products. 
Additionally, whereas Curtis’s previous 
mobile home was titled like a car, her 
Next Step home is deeded like a 
site-built house. Consequently, a future 
buyer will also be eligible to apply for a 
traditional mortgage.  
	 Curtis says her Next Step home has 
provided her significant energy savings. 
“I have 400 square feet more now than I 
had previously. I went from having one 
bathroom to two. And still both my gas 
and power bills have been cut by about 
two-thirds.” 
	 She continues. “My house is a 
thousand percent better than what I 
lived in before. If a person goes inside 
my house, they can’t tell it’s a manufac-
tured home. It has nice doorways, nice 
walls that are textured. It looks like any 
new home you would want to live in.”	
	 “Sometimes people think they have 
to suffer with poor housing conditions. I 
know how it is, and I want them to know 
that if you put in some hard work,  you 
can make a difference for yourself and 
your family.”  

Loren Berlin is a writer and communi- 

cations consultant based in Greater 

Chicago. She can be reached at  

loren@lorenberlin.com. 

References 
 

Levere, Andrea. 2013. “Hurricane Sandy 

and the Merits of Manufactured 

Housing.” Huffington Post. January 8.  

http://www.huffingtonpost.com/

andrea-levere/hurricane-sandy- 

manufactured-housing_b_2426797.html

From Stigma to Housing Fix
CONTINUED from p. 13

III. A
. Policy R

ecom
m

endations for M
obile H

om
e Parks - D

ebbie B
ent, C

om
m

...

Page 152 of 326

http://www.huffingtonpost.com/andrea-levere/hurricane-sandy-manufactured-housing_b_2426797.html
http://www.huffingtonpost.com/andrea-levere/hurricane-sandy-manufactured-housing_b_2426797.html
http://www.huffingtonpost.com/andrea-levere/hurricane-sandy-manufactured-housing_b_2426797.html


1

Bridgit Baker

From: Connie Jones [mailto:conniejones5655@yahoo.com]  
Sent: Friday, April 13, 2018 7:30 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Lakewood Villa Mobile Home Park 
 
I am Connie Jones,  residing in Lakewood Villa #4. I have lived here 14 years, and I really try 
to maintain my home and my space. I am proud of my efforts to keep my home and space very nicely and 
attractive.  This home 
is the ONLY one I will ever own. 
 
I am on a disability, which pays for space rent, 
 PSE, insurances and groceries. The reminder  
of my money goes to medical bills and prescriptions.  I have 8 medical isues and 5 
doctors. 
 
I cannot move anywhere! I will be homeless! 
  I can stay in my home and be independent.  
 
Please! Let me and my neighbors stay here 
  at Lakewood Villa!! 
 
Connie Marie Jones 
 
Sent from Yahoo Mail on Android 
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1

Bridgit Baker

Subject: FW: Two-Bedroom Housing Wage by Zip Code | National Low Income Housing Coalition

 
From: Stacey Valenz [mailto:svalenz229@gmail.com]  
Sent: Friday, April 13, 2018 9:13 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Fwd: Two‐Bedroom Housing Wage by Zip Code | National Low Income Housing Coalition 
 
How are people on a fixed income suppose to qualify for this? 
‐‐‐‐‐‐‐‐‐‐ Forwarded message ‐‐‐‐‐‐‐‐‐‐ 
From: "Stacey Valenz" <svalenz229@gmail.com> 
Date: Apr 13, 2018 8:48 PM 
Subject: Two‐Bedroom Housing Wage by Zip Code | National Low Income Housing Coalition 
To: <svalenz229@gmail.com> 
Cc:  

http://nlihc.org/oor/zip?code=98028 
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1

Bridgit Baker

Subject: FW: Moratorium on Mobile Home Parks and the Proposed Development of Affordable Housing in 
Kenmore WA

 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Vsmythe [mailto:2.ginjer@gmail.com]  
Sent: Saturday, April 14, 2018 1:23 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Moratorium on Mobile Home Parks and the Proposed Development of Affordable Housing in Kenmore WA 
 
Dear Ms. Anderson. 
 
I am the 80+year old mother of a daughter, who with her disabled husband of 48 years, resides in a MHP in your city.  
 
I am greatly concerned about what may happen to this family if you decide to close the Mobile Home Park. They will not 
only lose their home, at a critical time of their lives, but their investment, as well! 
 
This family have been very responsible citizens; and while my son‐in‐law was forced to retire, as a result of a health 
condition that nearly cost him his life, my daughter continues to be a productive small business owner in Kirkland, 
awaiting her day of retirement in two years. She works hard to supplement her husband’s social security, which is their 
principal source of income.   
 
I would appreciate it very much if you would allow me to offer my thoughts regarding your proposed plan of action. 
  
To close or prevent Mobile Home Parks seems to me to work against your desire to develop affordable Housing. Mobile 
Home Parks ARE Affordable Housing! 
 
Every strong community has learned that retired folk contribute a wide range of services to the economy of their 
community. Their volunteer activities fill so many needed services which would otherwise be a very real financial burden 
for all citizens in that community. 
 
If you close or prevent MHP's or fail to develop additional AH then, what is the result for your community? 
 
Having senior and low income populations wandering your streets is a huge financial burden no City has found a way to 
combat! The cost to your infrastructure is worthy of consideration as you make this decision.  
 
Who cleans up the garbage and waste generated by wandering citizens? Who bears the cost of increased medical 
treatment, hospitalization, medications and sky rocketing insurance? There is also the matter of increasing crime and 
policing to think about. Finally there is the cost of burying those who die on the streets. 
 
Supportive Housing (AF) gives peace of mind to everyone. It allows communities to utilize the talents that their retired 
citizens possess and which they had no time for during their "productive years"!   
 
Not providing for the basic needs of aged and low income citizens is, in reality, a form of genocide. At least, that is my 
opinion. 
 
Thank you for taking the time to consider all aspects of the issues before making your decision, for one cannot un‐ring a 
bell!   
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Virginia Smythe   
 
Sent from my iPhone 
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1

Bridgit Baker

Subject: FW: Benefits of manufactured home community and aging in place

From: Stacey Valenz [mailto:svalenz229@gmail.com]  
Sent: Saturday, April 14, 2018 3:02 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Fwd: Benefits of manufactured home community and aging in place 
 
 
‐‐‐‐‐‐‐‐‐‐ Forwarded message ‐‐‐‐‐‐‐‐‐‐ 
From: Stacey Valenz <svalenz229@gmail.com> 
Date: Wed, Apr 11, 2018 at 8:00 AM 
Subject: Benefits of manufactured home community and aging in place 
To: svalenz229@gmail.com 

https://shelterforce.org/2015/05/30/the_benefits_of_aging_in_manufactured_housing_communities/ 
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()*�+,-(-�.*+,/*�/,0*�+,/1202.3*�45�-,/*,6*�4-�-(433�127468�,55�()*�),/*�2-�9*33�2-�127468�12:0*6(;<=>?@A�2�62(4,623�2--*(B.C43:468�2:D,+2+7�,08264E2(4,6A�+,/120*:�),C-468�+,-(-�5,0�()0**�),C-468(71*-�46�646*�/*(0,1,34(26�20*2-�46�FGHFIFGHJ;�K(�5,C6:A�5,0�*L2/13*A�46�()*�FMB+,C6(7�N(326(2O*(0,1,34(26�P(2(4-(4+23�N0*2A�()*�2D*028*�),C-468�+,-(�5,0�/26C52+(C0*:�),C-468�4-�QC-(�,D*0�RSGG1*0�/,6()A�+,/120*:�(,�QC-(�C6:*0�RHAGGG�1*0�/,6()�5,0�0*6(23-A�26:�RHASGG�5,0�-4(*B.C43(�),/*-;T)4-�1C(-�SS�1*0+*6(�,5�()*�20*2U-�/26C52+(C0*:�),/*-�94()46�()*�255,0:2.3*�0268*�V+,-(468�6,�/,0*()26�JG�1*0+*6(�,5�),C-*),3:�46+,/*W�5,0�),C-*),3:-�*206468�SG�1*0+*6(�,5�20*2�/*:426�46+,/*;�K6()*�@*6D*0�O*(0,1,34(26�P(2(4-(4+23�N0*2A�+,/1202.3*�),C-468�+,-(-�20*�20,C6:�RXGG�5,0/26C52+(C0*:�),C-468A�RYGG�5,0�0*6(23-A�26:�RHASGG�5,0�-4(*B.C43(�),/*-;�N110,L4/2(*37�ZG�1*0+*6(,5�@*6D*0B20*2�/26C52+(C0*:�),C-468�4-�255,0:2.3*�(,�3,9B46+,/*�),C-*),3:-A�+,/120*:�(,�FX1*0+*6(�,5�,()*0�),C-468�(71*-;[\]̂_̀ \a�bcd�e_̂ _̀�̂̀ �fcggh̀ îjk*820:3*--�,5�),9�-926l7�()*7�20*A�/,-(�/26C52+(C0*:�),C-468�+,//C64(4*-�-)20*�+,//,65*2(C0*-�()2(�-C11,0(�)*23()7�28468�46�132+*m�2�-25*�-*((468A�2�1)7-4+23�26:�-,+423�*6D40,6/*6(�()2(*6+,C028*-�26�2+(4D*�26:�*6828*:�345*-(73*A�26:�2�6*(9,0l�,5�6*48).,0-�9),�l**1�2�)*315C3�*7*�,C(5,0�*2+)�,()*0;T,1�,6�()*�34-(�,5�.*6*54(-�4-�()*�5**3468�,5�-25*(7�()2(�),/*,96*0-�5**3;�n6*�+,//*6(*:A�oKUD*�34D*:46�2�p(02:4(4,623�-4(*B.C43(q�),/*�5,0�rS�7*20-�46�2�D*07�64+*�6*48).,0),,:;�s,C3:�K�)2D*�-2(�46�()*34D468�0,,/�94()�/7�50,6(�:,,0�26:�/7�.2+l�:,,0�,1*6�26:�C63,+l*:t�u,(�2�.4(A�.C(�K�:,�4(�)*0*;<K0,64+2337A�-,/*�,5�()*�1)7-4+23�:*-486�5*2(C0*-�()2(�/2l*�/26C52+(C0*:�),C-468�+,//C64(4*-�5**334l*�234*6�(*004(,07�(,�,C(-4:*0-�20*�()*�-2/*�5*2(C0*-�()2(�/2l*�()*/�5**3�-25*�(,�0*-4:*6(-m�34/4(*:*6(026+*-�26:�*L4(-A�26�46(*0623�6*(9,0l�,5�6200,9�0,2:-�()2(�:,6U(�+,66*+(�(,�1C.34+�-(0**(-A�26:1*04/*(*0�5*6+*-�,0�-+0**6468;�P,/*�)2D*�+233*:�()*/�o82(*:�+,//C64(4*-�5,0�()*�9,0l468�+32--;<=,//C64(7�0*-4:*6(-�8*6*02337�l6,9�()*�52+*-�26:�D*)4+3*-�,5�,()*0�0*-4:*6(-�26:�50*vC*6(�D4-4(,0-;nC(-4:*0-�20*�6,(�C69*3+,/*A�.C(�()*7�20*�34l*37�(,�.*�,.-*0D*:;�u200,9A�-25*�-(0**(-�/*26�()2(0*-4:*6(-�8*(�,C(�26:�923lw(,�()*�+,//C64(7�/243.,LA�(,�()*�+3C.),C-*�5,0�*D*6(-A�,0�QC-(�(,�8*(*L*0+4-*;�N3,68�()*�927A�()*7�20*�34l*37�(,�+)2(�94()�6*48).,0-�9,0l468�46�()*40�820:*6-�,0�-4((468�,6()*40�50,6(�1,0+)*-;oK�+26�923l�/7�:,8�25(*0�:20lA�26:�K�9,C3:6U(�:,�()2(�45�K�92-�46�2�-(4+lB.C43(A<�2�),/*,96*0�-24:;n5(*6�()*�+3C.),C-*�-*0D*-�2-�2�)C.A�94()�()*�0*-4:*6(�2--,+42(4,6�-+)*:C3468�2�0268*�,5�2+(4D4(4*-;O,D4*�648)(-A�.468,A�1,(3C+l-A�+,55**-A�),34:27�+*3*.02(4,6-A�26:�+3C.-�5,0�*D*07()468�50,/�l64((468�(,1,l*0�20*�+,//,6;�K(U-�2�.C-7�345*-(73*�94()�/267�-,+423�+,66*+(4,6-A�9)4+)�4-�9)2(�8*0,6(,3,84-(-0*+,//*6:�5,0�)*23()7�28468;n6*�9,/26�-24:A�os*�-,3:�,C0�),/*�26:�9*�3,,l*:�46(,�26�2120(/*6(�26:�:*+4:*:�()2(�)*�p)*0)C-.26:q�9,C3:6U(�)2D*�267()468�(,�:,�.*-4:*-�92(+)�TxA�26:�)*�6**:*:�-,/*()468�(,�:,;<u*48).,0-�9),�l6,9�*2+)�,()*0�20*�vC4+l*0�(,�)*31�*2+)�,()*0�0,C(46*37A�26:�46�(4/*-�,5�6**:;�n6*),/*,96*0�-24:A�o?D*07.,:7�l6,9-�7,C0�.C-46*--;�K5�7,C�C-C2337�:,�-,/*()468�2(�M�,U+3,+lA�.C(�7,C:,6U(�926(�(,�:,�4(�2(�M�,U+3,+l�(,:27A�-,/*.,:7�4-�+233468�7,C;<�P)*�+,6(46C*:;�oy,C�l6,9�+*0(2461*,13*�46�()*�+,//C64(7�7,C�34D*�46A�26:A�z,:�5,0.4:A�7,C�8*(�-4+l�,0�)C0(A�,0�-,/*()468�)211*6-;�;�;<{*0�504*6:�QC/1*:�46�(,�5464-)�)*0�-*6(*6+*A�oT)*6�()*7U0*�()*0*�45�7,C�6**:�-,/*.,:7;<|}~�}������}�������}�
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()*+,�-�),+.*/0�)-/1�2-/�-2234.+*5)�-�+367�6),8,�-8,�+*4*65�63�9)-6�2344:/*6;�4,4<,85�2-/�13�635:..386�,-2)�36),8�3/�-�=3+:/6-8;�<-5*5>�?34,6*4,5�8,5*1,/65�/,,1�438,�*/6,/5*=,�2-8,�6)-/�2-/�<,.83=*1,1�<;�/,*0)<3857�38�6),;�/,,1�-55*56-/2,�3/�-/�3/03*/0�<-5*5>�@-A*/0�2-8,�3B�-�.,6�1:8*/0�-)35.*6-+�56-;�38�),+.*/0�-�/,*0)<38�.:6�*/�,;,�183.5�1-*+;�4-;�<,�4-/-0,-<+,C�.83=*1*/0�),+.�9*6)3/03*/0�<-6)*/0�/,,15�*5�-/36),8�4-66,8>�D:6�,=,/�6),/7�6),8,�-8,�9-;5�6)-6�4-/:B-26:8,1�)3:5*/02344:/*6*,5�2-/�),+.>E�/:4<,8�3B�2344:/*6*,5�)-=,�380-/*F,1�63�0,6�*/B384-6*3/�3/�-=-*+-<+,�5,8=*2,5�-/1�*/=*6,1�3:65*1,-0,/2*,5�63�5.,-A�63�8,5*1,/65�-6�43/6)+;�.8308-45>�?34,�2344:/*6*,5�)-=,�380-/*F,1�G-0*/0�*/.+-2,H�B-*85�*/�6),*8�2+:<)3:5,57�-6�9)*2)�-0,/2*,5�-/1�<:5*/,55,5�234,�-/1�6-+A�63�8,5*1,/65�-<3:66),*8�5,8=*2,5>E�438,�-008,55*=,�-..83-2)�23:+1�*/=3+=,�<38839*/0�-�.-0,�B834�6),�G=*++-0,H�431,+7�*/�9)*2)4,4<,85�I3*/�-�B384-+�/,6938A�3B�36),8�3+1,8�-1:+65�-/1�=3+:/6,,85�9)3�+*=,�*/�6),�5-4,�0,/,8-+-8,-�63�),+.�,-2)�36),8�3:6>�@)*5�*5�5*4*+-8�63�6),�9-;�/,*0)<385�*/�4-/:B-26:8,1�)3:5*/02344:/*6*,5�3B6,/�-+8,-1;�-55*56�3/,�-/36),87�<:6�6),�=*++-0,�431,+�03,5�-�56,.�B:86),8>�J,4<,852-/�0,6�-55*56-/2,�9*6)�6),*8�438,�-1=-/2,1�38�3/03*/0�/,,15�B834�=,66,17�3:65*1,�=,/1385�9)3.83=*1,�5,8=*2,5�-6�8,1:2,1�.8*2,5�/,036*-6,1�<;�6),�=*++-0,>�@),5,�-11*6*3/-+�5,8=*2,5�-8,�.-*1�B383/+;�<;�6)35,�9)3�:5,�6),4>�J-/:B-26:8,1�)3:5*/0�2344:/*6*,57�9*6)�5:2)�-�),-1�56-86�3/�6),5,A*/15�3B�*/6,8-26*3/5�380-/*2-++;7�93:+1�<,�-/�*1,-+�.+-2,�63�1,.+3;�6),�=*++-0,�431,+>K6),8�568-6,0*,5�23:+1�*/2+:1,�:5*/0�-�.386*3/�3B�6),�2+:<)3:5,�B38�+*2,/5,1�-1:+6�1-;�2-8,�-�B,9�1-;5.,8�9,,A�63�.83=*1,�.8,1*26-<+,�-/1�-BB381-<+,�8,5.*6,�B38�2-8,L0*=*/0�B-4*+;�4,4<,857�38�23/=,86*/0-/�,M*56*/0�4-/:B-26:8,1�)34,�*/63�-/�-1:+6�B356,8�2-8,�B-2*+*6;7�9*6)�-�+*2,/5,1�5,8=*2,.83=*1,8N)34,39/,87�,/-<+*/0�8,5*1,/65�63�56-;�*/�6),�2344:/*6;�,=,/�*B�6),;�2-/O6�8,4-*/�*/�6),*839/�)34,�P-/1�.83=*1*/0�36),85�9*6)�-11*6*3/-+�*/234,Q>�?34,�56-6,5�.-;�B38�J,1*2-*1L,+*0*<+,8,5*1,/65�9)3�93:+1�36),89*5,�R:-+*B;�B38�/:85*/0�)34,5�63�+*=,�*/�-1:+6�B356,8�2-8,7�53�6)*5�3.6*3/4-;�<,�B,-5*<+,�,=,/�*/�+39,8�*/234,�2344:/*6*,5>�@),5,�568-6,0*,5�93:+1�8,R:*8,�6),�233.,8-6*3/�3B+-/139/,857�<:6�6),;�4-;�9,++�<,�-4,/-<+,�63�3.6*3/5�6)-6�A,,.�5.-2,5�8,/6,1�-/1�.,3.+,�*/�6),2344:/*6;>STUVUTWXYZ�[\U�]̂[X_Y+̀6*4-6,+;7�6),�08,-6,56�2)-++,/0,5�63�-0*/0�*/�.+-2,�*/�4-/:B-26:8,1�)3:5*/0�2344:/*6*,5�-8,�6),6)8,-6�3B�2344:/*6;�2+35:8,�-/1�6),�8*5A�3B�9)-6�a*2A,/5�2-++5�G,23/34*2�,=*26*3/Hb8,/65�8*5*/0<,;3/1�9)-6�)34,39/,85�2-/�-BB381>�Gc336�5)32AH�*5�-�6,84�6)-6�)-5�<,,/�:5,1�63�1,528*<,�6),,M.,8*,/2,�3B�5:11,/+;�+35*/0�3/,O5�9)3+,�9-;�3B�+*B,�1:,�63�1*5.+-2,4,/67�-/1�6),�23/5,R:,/2,5�2-/<,�1*8,>�E6�6),�d3=,4<,8�efgh�dJiKE�-//:-+�4,,6*/07�3/,�-66,/1,,�8,2-++,1�6),�5638;�3B�),8/,*0)<38�9)3�9-5�B382,1�63�43=,�<,2-:5,�6),�5.-2,�8,/6�835,�<,;3/1�9)-6�),�23:+1�-BB381�3/�?32*-+?,2:8*6;�*/234,>�i,�1*,1�9*6)*/�5*M�43/6)5>E�B,9�56-6,57�5:2)�-5�j-+*B38/*-7�.,84*6�+32-+�I:8*51*26*3/5�63�-13.6�8,/6�23/683+�381*/-/2,5�6)-6�+*4*68,/6�*/28,-5,5>�k6�*5�6),/�:.�63�2*6*,5�38�23:/6*,5�63�1,=,+3.�-/1�-13.6�+32-+�+-957�<:6�/36�-++�13>�K6),856-6,57�5:2)�-5�K8,03/7�)-=,�.8,,4.6*=,�.83)*<*6*3/5�6)-6�.8,=,/6�+32-+�I:8*51*26*3/5�B834�-13.6*/0+32-+�8,/6�23/683+�+-957�+,-=*/0�)34,39/,85�5:<I,26�63�9)-6,=,8�6),*8�*/1*=*1:-+�+,-5,5�56*.:+-6,8,0-81*/0�6),�B8,R:,/2;�-/1�-43:/6�3B�8,/6�-/1�B,,�*/28,-5,5>a:8*/0�6),�8,-+�,56-6,�<334�3B�6),�,-8+;�efff57�):/18,15�3B�4-/:B-26:8,1�)3:5*/0�2344:/*6*,5�9,8,2+35,1�<;�+-/139/,85�63�4-A,�9-;�B38�438,�8,4:/,8-6*=,�:5,57�5:2)�-5�)*0)L,/1�23/135�38�5)3..*/04-++5>�@)*5�5,/6�5)32A�9-=,5�6)83:0)�4-/:B-26:8,1�)3:5*/0�2344:/*6*,5�/-6*3/9*1,7�-/1�6),4,438;�3B�6),5,�2+35:8,5�*5�56*++�B8,5)�*/�6),�4*/15�3B�2344:/*6;�8,5*1,/65>�E5�6),�8,-+�,56-6,�4-8A,68,23=,857�6),�0/-9*/0�:/2,86-*/6;�2-:5,1�<;�6),�6)8,-6�3B�+35*/0�3/,O5�)34,�-/1�2344:/*6;�*5�5+39+;8*5*/0�-0-*/>
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()**+,-./�012-31,.2�4,3�435)64.12�401�7)08-,9�),�2.04.19-12�.)�*481�*4,+:46.+013�;)+2-,96)**+,-.-12�4�<122�0-28/�;)+2-,9�)=.-),>�?;1�*)2.�=10*4,1,.�401�.;)21�.;4.�.481�.;1�<4,3�)+.�):�.;12=16+<4.-51�014<�12.4.1�*4081.>@12-31,.�A7,13�()**+,-.-12�BCD�E@A(�BCDF�4,3�-.2�,),=0):-.�4::-<-4.12�;1<=�012-31,.2�=+06;421.;1-0�6)**+,-.-12�:0)*�7-<<-,9�21<<102�4,3�.481�)510�*4,491*1,.�.;1*21<512�42�4�6))=104.-51>�G,2)*1�=<4612H�,),=0):-.2H�<4,3�.0+2.2H�4,3�;)+2-,9�4+.;)0-.-12�;451�2.1==13�+=�4,3�=+06;4213*4,+:46.+013�;)+2-,9�6)**+,-.-12�.)�=0121051�.;1*>?71,./I1-9;.�2.4.12�;451�43)=.13�<472�.;4.�01J+-01�<4,3)7,102�.)�=0)5-31�,).-61�.)�012-31,.2�K1:)016<)2-,9>�L;-<1�*)2.�2.4.12�01J+-01�M�.)�NO�*),.;2�,).-61H�4�:17�01J+-01�P+2.�Q�*),.;2H�4,3�),1HR42246;+21..2H�01J+-012�.7)�/1402>�S-:.11,�2.4.12�=0)5-31�2)*1�01<)64.-),�422-2.4,61�1-.;10�:0)*�.;12.4.1H�.;1�=0)=10./�)7,10H�)0�4�6)*K-,4.-),�):�K).;>�G,�A019),H�=0)=10./�)7,102�401�01J+-013�.)=0)5-31�4�/140T2�,).-61�4,3�=4/�3-2=<4613�;)*1)7,102�K1.711,�UVHWWW�4,3�UMHWWW�K4213�),�.;1�2-X1):�.;1-0�;)*1H�4,3�.;1�2.4.1�=0)5-312�4�UYHWWW�01:+,34K<1�.4Z�6013-.�.)�3-2=<4613�<)710�-,6)*1;)*1)7,102>�[)71510�;1<=:+<H�.;121�=4/*1,.2�3)�,).�K19-,�.)�6)510�46.+4<�;)*1�*)5-,9�6)2.2>�G,*4,/�64212H�.;1�;)*1�64,,).�K1�*)513H�4,3�-,�).;10�64212H�,)�2=4612�64,�K1�:)+,3�.)�*)51�.;1;)*1�),.)>�S)0*10�;)*1)7,102�64,�:-,3�.;1*21<512�7-.;)+.�2;1<.10H�7-.;)+.�6)**+,-./H�4,37-.;)+.�7;4.�;43�K11,�.;1-0�<40912.�:-,4,6-4<�4221.\0)).�2;)68H�-,3113>�D,�433-.-),4<�2.04.19/�K1-,9=+02+13�K/�]R[AD�-2�X),-,9>�G,�.;1�2.4.1�):�L42;-,9.),H�]R[AD�;42�;1<=13�<)64<-.-12�3151<)=X),-,9�)03-,4,612�.;4.�=0121051�*4,+:46.+013�;)+2-,9�6)**+,-.-12>_̂̀ àb̀�̂_cdb_eS)0�491,6-12�4,3�K+2-,12212�2118-,9�.)�;1<=�)<310�43+<.2�491�-,�=<461H�*4,+:46.+013�;)+2-,96)**+,-.-12�7-.;�;-9;�6),61,.04.-),2�):�)<310�012-31,.2�=0)5-31�4,�)==)0.+,-./�.)�31<-510�2105-6121::-6-1,.</H�/1.�:17�6+001,.</�21-X1�.;-2�)==)0.+,-./>�G,�2=4021</�=)=+<4.13�40142H�*4,+:46.+013;)+2-,9�6)**+,-.-12�64,�K1�1Z61<<1,.�51,+12�:)0�=0)5-3-,9�:<+�2;).2H�*14<�=0)904*2H�;14<.;13+64.-),�-,:)0*4.-),H�4,3�4�;)2.�):�).;10�2105-612>R4,+:46.+013�;)+2-,9�6)**+,-.-12�64,�=0)5-31�4�6)2.I1::16.-51�74/�:)0�=1)=<1�7-.;�<-*-.13�012)+0612.)�=0)<),9�.;1�=10-)3�):�.-*1�.;1/�64,�6)*:)0.4K</�4,3�-,31=1,31,.</�01*4-,�-,�.;1-0�6)**+,-.-12>?;1�2.01,9.;�):�.;-2�)=.-),�6)*12�:0)*�4,�1,5-0),*1,.�.;4.�1,4K<12�012-31,.2�.)�+21�.;1-0�)7,;+*4,�4221.2�.)�;1<=�.;1*21<512�4,3�146;�).;10>�G.2�2.4K-<-./�64,�K1�2.01,9.;1,13�K/�012-31,.H,),=0):-.H�4,3�=+K<-6�491,6/�=+06;4212�):�6)**+,-.-12H�4,3�9)510,*1,.�=0).16.-),2�:0)*+,74004,.13�01,.�-,6014212�4,3�6<)2+012>�f+4<-./�64,�K1�-*=0)513�K/�=40.,102;-=2�7-.;�6)**+,-./I*-,313�2105-61�=40.,102>
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1

Bridgit Baker

Subject: FW: Time article Home of the future please read

 
From: Stacey Valenz [mailto:svalenz229@gmail.com]  
Sent: Saturday, April 14, 2018 7:26 AM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Time article Home of the future please read 
 
http://time.com/4710619/the‐home‐of‐the‐future/ 
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1

Bridgit Baker

Subject: FW: 2017 affordable housing

From: Stacey Valenz [mailto:svalenz229@gmail.com]  
Sent: Saturday, April 14, 2018 7:25 AM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: 2017 affordable housing 
 
http://mrsc.org/Home/Stay‐Informed/MRSC‐Insight/December‐2017/Mobile‐Home‐Parks‐As‐Affordable‐Housing.aspx 
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1

Bridgit Baker

Subject: FW: Mobile Home Zoning

From: Charles Gippe [mailto:cjgippe@gmail.com]  
Sent: Sunday, April 15, 2018 11:40 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Mobile Home Zoning 
 
The solution to save Kenmore's mobile/manufactured home communities is simple. It would maintain unsubsidized 
affordable "affordable housing" in Kenmore. Tenant/homeowners could stop worrying about losing their homes. All 
Kenmore residents would enjoy lower taxes and fewer franchise fees. First we fire the zoning commission and the 
council members.  Then we dissolve Kenmore's incorporation as a city.  I understand it only takes a vote to get 
started.  We could even provide for homeless by converting city hall into a shelter. 
 
Thank you for your consideration, 
 
Chuck Gippe 
Inglewood East 
425 343 2813     
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Bridgit Baker

Subject: FW: Values on Mobile Homes in park

From: Dennis Linda Hughes [mailto:dehughes1@msn.com]  
Sent: Sunday, April 15, 2018 7:25 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Values on Mobile Homes in park 
 

Good Evening, 

 

My name is Linda Hughes, I am a mobile home dealer who has been doing in‐park mobile home sales  

since 1981.  Prior to that I had a dealership called the Farm Mobile Home Sales in King County. 

 

I have seen our mobile home values triple in value in the in‐park sales.  They are in high demand for 

people who are on a fixed income or disabled.  Also our retiring population look for the Affordable 

value of having a reasonable price home in a safe community. 

 

Our website is a good source to compare prices and value.  We list homes that are for sale and we show 

homes that have sold recently.  I have a very large data base dating back to 1981. 

 

Also you can compare prices & sales with the King County Assessors office.  Every sale is recorded on the  

personal property tax for each home in a park. 

 

Our website is www.affordablelivings.com 

 

Please save our parks! 
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Linda Hughes 

Mobile Home Dealer 

 

 

 

 

 

 

Linda Hughes 
Affordable Living 
425‐903‐4625 
www.affordablelivings.com 
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Bridgit Baker

Subject: FW: In regards to Lake Terrace Court Mobilehome Park in Kenmore Wa  April 17th meeting.

 

From: wesley62@frontier.com [mailto:resops1b@frontier.com]  
Sent: Monday, April 16, 2018 12:24 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: In regards to Lake Terrace Court Mobilehome Park in Kenmore Wa April 17th meeting. 
 
From:Clifford Braden  
 
To:Laurie Anderson 
 
Greetings to the Kenmore Planning Commission... My name is Clifford Braden. I currently live at the Lake Terrace 
Mobilehome park in Kenmore Wa. It has been my place of residence since 2005.  Lake Terrace Court has provided me 
with an affordable place to live. Now with all the rising rents in Kenmore and building going on it seems it is the only 
affordable housing left. Jim Perkins our landowner seems to neglected us. It is not our fault that the park has not had any 
up keep. But his... I have always paid my rent on time. Have kept my home and yard in standard with park rules. Anytime I 
have had a complaint and called Mr. Perkins he has just turned a deaf hear to me and would never return my calls. This 
how we are treated for being mobilehome owners in his park. Most that live in the park are afraid to speak up for reasons 
unkown. I hope Kenmore City Council would consider saving our park. It is the only affordable housing left for us. We 
would love to take more pride in our park if it could be under different ownership. Most of us at Lake Terrace Court have 
become victims  of our landlord. We love to have an opportunity for home ownership and Lake Terrace Court would 
provide that.  All tenants in here if  Lake Terrace Court was removed would be on section 8 housing or become homeless 
as most of us could not afford Kenmores high apt rents.  The City of Kenmore seems is looking for a solution to affordable 
housing when the answer is right in front of them. The mobilehome parks in Kenmore Wa. It seems it is not right we are 
being forced out because of new development and the city does not want mobilehome parks to become part of it. We ask 
that Lake Terrace Court stay in Kenmore. Our park has a lot of potential if the city of Kenmore gives us a chance. 
 
Sincerely, 
 
Clifford Braden 
Lake Terrace Court Mobilehome Park in Kenmore Wa 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 182 of 326



1

Bridgit Baker

Subject: FW: By the numbers curbed article supporting manufactured hone communities

 
From: Stacey Valenz [mailto:svalenz229@gmail.com]  
Sent: Monday, April 16, 2018 2:55 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: By the numbers curbed article supporting manufactured hone communities 
 
 
‐‐‐‐‐‐‐‐‐‐ Forwarded message ‐‐‐‐‐‐‐‐‐‐ 
From: "Stacey Valenz" <svalenz229@gmail.com> 
Date: Apr 14, 2018 3:15 PM 
Subject:  
To: "Stacey Valenz" <svalenz229@gmail.com> 
Cc:  

By the numbers 

 The majority of mobile-home residents (23 percent) are between the ages of 18 and 29. The second-
largest group are baby boomers ages 50 to 59 (22 percent). 

 Fifteen percent of manufactured-home residents are unable to work or disabled.  
 Sixteen percent are homemakers. 
 Slightly less than 5 percent of manufactured-home residents make more than $100,000 per year. The 

average household income is $28,400.  
 In 2015, the average sales price for a new manufactured home was approximately $292,600 less than a 

site-built home. 
 Between 2011 and 2015, the average price of manufactured homes increased about $7,500, while the 

average square footage has fallen. 
 Of the occupied manufactured-/mobile-home units in the U.S., 13 percent of residents received food 

stamps. 
 Texas gets the lion's share of the nation’s new manufactured homes, with Louisiana, Florida, Michigan, 

and Alabama rounding out the top five.  
 According to reports, 81,136 new manufactured homes were shipped in 2016, a 15 percent increase from 

the previous year. 
 Manufactured-home parks are of particular importance for Latino communities nationwide, and in areas 

like Southern Minnesota are the leading source of independent housing for Latinos.  
 Pre-1980 manufactured homes consume an average of 84,316 BTUs per square foot—53 percent more 

than all other types of homes. 
 Manufactured-home fires have decreased by two-thirds since 1980, thanks in large part to the 

introduction of the HUD Code in 1976. 
 Almost 18 million Americans lived in manufactured housing in 2015. 

  

What’s more, getting a traditional mortgage as a low‐income individual right now is practically impossible. This means 
that manufactured homes—which on average, cost about $292,600 less than a site‐built home and have different 
financing models—are perhaps the final means of homeownership for a staggeringly large percentage of working‐class 
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American families. And they seem to be catching on once again. According to reports, 81,169 new manufactured 
homes were shipped in 2016—a 15 percent increase from the previous year. Over 400 mobile‐home parks have 
shuttered in the past 20 years across California as developers look to repurpose the land for more lucrative projects. 
Those parks that remain have become of ever‐increasing importance for families in need of affordable housing, and are 
prime opportunities for potential park owners looking to keep the communities intact. 

Whether they’re marketing individual manufactured houses or entire parks, what developers are really selling is a 
vision of the future: a community, a sense of safety—maybe some family traditions of your own 

Particularly across the Southeast and Midwest, where these stereotypes seem to persist most viciously, it’s not 
uncommon to hear snobbery, if not outright vitriol, against the manufactured‐home communities in a town. Like so 
many other terms aimed at low‐income families and individuals, “trailer park” and “mobile home lot” have long skewed 
negative. 

But scratch the stereotyped surface, and an entirely different picture of mobile home parks begins to reveal itself. Dig 
even deeper, and it quickly becomes clear that, in their highest form, the social fiber of these communities is 
everything a more traditional neighborhood wishes it could be.  

For starters, the majority of trailer parks are uniquely safe. A 2014 study by the department of criminal justice at the 
University of Nevada found that “trailer park sites showed the lowest rate of violent crime calls for service” compared 
to similar non‐manufactured dwellings. What’s more, the physical layout of the communities themselves actually works 
to protect residents.  

“Designing housing layouts to create ‘sight lines’ which allow neighbors to have a direct view of the nearby homes is 
invaluable in reducing property crime,” the study notes, “and the close housing proximity [in manufactured‐home 
communities] creates a community of guardians, making illegal activity much easier to detect.” 

In well‐managed manufactured‐home communities, the rules and regulations regarding exterior maintenance and 
cleanliness are typically robust, and often result in fines if the rules are broken. 

More often than not, these residents aren’t going anywhere, and in states like Vermont, people live an average of 11 
years in a single manufactured‐home community, with many staying for decades.  

Manufactured‐home parks are a two‐part scenario: there’s the land the home sits on—complete with water and sewer 
hookups, a foundation, trash service, and more—and the home itself. Individuals usually own the home, but not the 
land, which is leased from the park. This leads outsiders to believe folks are going to pack up and hit the road at a 
moment’s notice because they’re not perceived as being rooted in the land. 

Manufactured homes have been the largest source of unsubsidized affordable housing in the country since the late 
1990s, offering up the dream of homeownership for millions of Americans. Contrary to what one might imagine, 
though, the majority of the properties (almost two‐thirds) sit on privately owned land—not in a community setting. 
This means that the mobile homes are standalone dwellings or clustered in multigenerational family estates in rural 
areas, not unlike more traditional site‐built houses.  

But for those manufactured‐home owners who opt in to a community scenario, whether by choice or because they live 
in a densely populated region, the social and emotional benefits of such a network can be extraordinary. 

“For the 55‐plus communities, people really like that sense of a neighborhood. Everyone is close by and working 
together to maintain the community,” says Patricia Boerger of the Manufactured Housing Institute. “The park owners 
and people are all aging, but have good neighbors that look after them, so they’re able to age in place, and more often 
than not, on a single story, which is important for those with mobility issues.”  
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Points from  : https://www.curbed.com/2017/9/13/16275948/mobile‐manufactured‐homes‐clayton‐trailers 
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April 17, 2018 Citizen Comment
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1

Bridgit Baker

Subject: Two-Bedroom Housing Wage by Zip Code | National Low Income Housing Coalition

From: Stacey Valenz [mailto:svalenz229@gmail.com]  
Sent: Tuesday, April 17, 2018 4:58 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Two‐Bedroom Housing Wage by Zip Code | National Low Income Housing Coalition 
 
http://nlihc.org/oor/zip?code=98028 
 
I don't think any of our residents on low or fixed housing even come close. Most are able to pay the low affordable 
housing at the manufactured home parks..if the rent, pse, and water are kept affordable, the seniors, veterans, and 
disabled on fixed income  can likely age in place with minimal assistance. 
 
Thanks so much 
Stacey Valenzuela  
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Harry L. Perfater Jr.’s Statement to the Kenmore Planning Commission 0 RI 61 NA L
RE: Mobile Home Zoning Issues - decisions

7002 NE 181st St., Unit #4
Kenmore Washington 98028

The above “Lake Terrace Park” place is where I (Harry L. Perfater Jr.) have lived in for 25 years in a
1969 Broadmore 12’x64’ mobile home. 1am 71.5 years old.. It is said that truth can be stranger than
fiction, nonetheless, I certify that the following information is true and correct under the threat of perjury
(though these days that does not seem like much of a threat anymore).

In 1991, I was divorced and admitted to practice law in Washington after graduating from the University
of Montana Law School. I had the best year financially I ever had as a lawyer in 2000. I was looking
forward to better years. In that same year I filed suit for a client named Kay Kettel, against Rite Aid.
That case became a “life changer” after trial court and Court of Appeals decisions in it. That life change
likely would not be described by most people as “for the better.”

Essentially in that case an attorney (Timothy Redford - a reputed FBI agent) as well as his client were
cumulatively fmed for an amount of slightly over $5, 000 for what amounted to dishonesty (for extreme
discovery abuse) in or about March 2001. After that fine, I conclusively proved (with court documents
from other cases that were indelibly indisputable), subsequent violation of violation of the court’s order
that included the original fme; that violation directly and personally involved both attorney and client.
See attachment “Kettel’s Game Changers For Perfater” NOTE: all attachments hereto are on file at the
Washington State Supreme court (WSSC) See infra.

My client was then fined $1,500 for filing a Motion for Contempt despite that egregious violation of a
court order. That was upheld on appeal. At all times proximate to those decisions there was not one
precedent that I could find in the entire body of state and federal jurisprudence that could lend sort of
realistic support to the trial and 2004 appellate court decisions. There was much more “strange” about
that case; its particulars are more fully described in the “Kettel” attachment.

My intent afterwards gradually evolved to leave the practice of the law -- how could I ever make a
recommendation to a client to proceed in a case I handled. I had lost faith in the judicial system. The last
several years of practice I was basically not taking new cases just trying to finish up what I had.

I continued to practice in my “physical office” in Bothell until February 2009 - where I had been a sole
practitioner for fifteen years at the same location /office -in the midst of a deep depression and life crisis
that resulted after the Kettel appellate decision.. I moved my office into my mobile home, with years of
accumulated clients files, office furnishings and equipment. It was chaos.

I had two active pending cases. I had several other clients whose cases were resolved with third parties
but for whom I held monies in my trust account as I fulfilled my intent to leave my practice of the law.
The words “fix”, “influence”, “connections”, “corruption” and “abuse” permeate my thoughts then and
now about that case and what has seemingly manifested for me in a very personal manner since then.

A bar complaint was filed in March, 2009 after I failed to send a notice to one of my two remaining
existing clients. The reason I failed to send notice? I was wrapped up in a very contentious litigation in
the other unresolved third party case client’s case - I had explained my state of mind to that client but they
wanted me not some other attorney (WHY? they told me my candor, hones ~fM
concern). In February 2009 I was diagnosed with severe cataracts just after c osing th~’
the midst of that contentious case.

i~ 2018

RECEIVED
OilY OF KENMORE

— I
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In July 2009 I suffered a severe heart attack requiring two emergency surgeries in less than 24 hours. I
had no health insurance. My credit was and is absolutely atrocious. I am not at all proud of that and
regard it shamefully. If I am ever able to pay any creditor despite the lapsing of the Statutes of
Limitations, I will do so.

I had readily admitted fault to the WSBA in a March, 2009 letter for not contacting the bar complaint
client. Subsequently I readily admitted to the WSBA that I was suffering from severe depression and
that it stemmed from the Kettel case. As soon as the bar complaint was filed I did nothing on unresolved
trust fund matters /cases but for the contentious one that settled.

The WSBA subsequently noted my deposition in December, 2009. The WSBA then converted the case
to a disability matter. An attorney was appointed due to that disability, and my financial, status. There
were absolutely no issues related to any form of dishonest mishandling client’ trust monies at any time.

Prior to admission to the WSBA, it required a statement from a treating mental health provider. That
treatment provider diagnosed me in July, 1990 as having Post Traumatic Stress Syndrome - stemming
from an abusive dysfunctional childhood. See attachment, this and another -“Kettel’s Game Changers
For Perfater. “ are on file at the WSSC for a Interim Suspension hearing in February, 2012. My lawyer
in the disability case then pressured me to agree to a (a easy less expensive disposition) Stipulation that I
was “paranoid and delusion.” I refused- I was not, have never been and am not delusional. No witness
was ever interviewed, as promised by appointed attorneys, that knew me for a longtime though that of
course is very relevant. No one I have ever spoke with about this thinks I am delusional - I readily admit
to “grounded” paranoia - but even paranoids have enemies, n’est pas? The failure to get those crucially
relevant promised witness statements for consideration by the evaluator, was my basis for refusal to be
evaluated and then the February, 2012 Interim Suspension hearing. In it WSSC Justice Fairhurst stated

“myperceptionfrom reading his declaration and that ofRandall Karstetter’s declaration is that Mr.
Ferfater believes that something serious did happen to him .[as a basis for his] .. .perception that the FBI or
someone was coming in and tampering with his computer... Isn’t there a concern that counsel appointed by
the Barfor missing deadlines and not doing what, at least whether he needed to or not needed to, he’d
agreed to in preparation for this hearing is that a concern about the representation [he] is receiving?

www.ivw.org, In Re Harry L. Perfater Jr. Docket No. 201,025-3 (February 28, 2012), at 15:55 minutes,

This is the first public statement I have made about my life, and the significant relevant circumstances
affecting it, to the general public. Justice Fairhurst was referencing a situation involving illicit access to
my office computer and then cutting edge technology for file deletion at various times in August 2001.

I have devoted my life to getting this situation involving “fix”, “corruption”, and “abuse” out to the
public, a disclosure if you will. The “abuse” is current, near daily if not daily, and involves all forms of
electronic interference with my life (eg. I refuse to own a “smart” phone, if I did it should be named a
“stupid” phone) as well as filled with untoward uncommon events of the type described as “gangstalking.”
See “https://fightgangstalking .com/what-is-gang-stalking”, hereinafter cited as “Gangstalking”.’ Note
that another term of art used to describe this victimization is “targeted individuals” See also “Guinea
Pigs” by by John Hall, MD. Why have I devoted my life to this? What better use of a life than to thwart
Hitleresque and Stalinist types of power abuses?

One of the primary objectives of gangstalking is disruption - disruption to cause personal dysfunction for
the victim. See “Gangstalking”, and “Guinea Pigs” both describe the abusive use of CO1NTELPRO,
MKUltra, as psychological warfare type weapons. Since the time of the Kettel case I have been

‘This well written and cited site is 180 pages plus in length with credible sources (Washington Post, NY Times. Forbes etc).

Harry L, Perfater Jr.’s Statement
to the Kenmore Planning Commission
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variously subject to nefarious intrusive acts to my person, home and office (while practicing) as well as
other acts of “gangstalking.” See “Gangstalking”, and “Guinea Pigs” for a more complete statement of
the many forms such harassment takes. I attribute those intrusive circumstances to the Kettel case and the
rogue retaliatory element likely associated with the FBI reacting to my disclosure and documentation
attempts to expose. I have contemporaneous documentation, mostly circumstantial, for many events,. If
you are going to violate the law, the FBI in particular knows how to do it to avoid detection.

Furthermore, from what I have read and seen about it appears I may be a “smart dust” victim. See
“Smart Dust -~ The Future ofInvoluntaiy Treatment ofthe Public,” January 18, 2017, http://www.
wakingtimes.comJ2O 17/01/1 8/smart-dust-future-involuntary-treatment-public!. I believe I am a victim.
Proof of smart dust in a body is near impossible as far as I my research has discerned. And, I am an ideal
non-consensual victim as a “poor” person rebuffed by state courts for trying to get a reputed FBI agent
held accountable for deceit and perjury in three ways: the local county trial, and state appellate, courts;
and retaliation for adverse disclosures about a reputedfederal agent. So where do I go for recourse in
justice if when local and state courts may be involved in corruption, as well as federal law enforcement?

I started arising from my severely depressed state when I started fighting for my uphill rights in my
disability case. Fighting for my rights and against wrongdoing buoyed me out of depression. The people
of such power abusing it don’t want someone fighting for rights necessitating disclosure of their abuses.
They have position, power, good incomes and they have a deep trough of finding. NOTE: the 178-page
“black budget” for NSA’s 2013 fiscal year allocated a “slush” (a discretionary fund with no oversight or
accountability - a use as you please and as you see fit) fund of $52.6 billion. See “Gangstalking”. citing
https://www. theverge.com /2013/8/29/467241 4/leaked-snowden-documents-reveal-details-Of-
surveillance-budget.

If you think there are not real and significant abuses by federal law enforcement supporting illegality by
(surveillance) agencies, See:

Violent criminal on federal payroll as informant, 05.13.12 Seattle Times
http://old.seatt1etimes.com/text120l8198043.html
A 911 call by a federal informant stating “federal agent needs help” caused a massive police response leading
to “A Times review of nearly 800 pages of prison and prosecution documents revealed the Bronx, N.Y.,
native [the informant] had been jailed in 43 states. His convictions date to the I 990s and include breaking and
entering, robbery and larceny... [assault charges]..and... “cyberstalking that included death threats.”

Federal Jury Convicts James ‘Whitey ‘ Bulger
http://www.fbi.gov/bostonlpress-releaseS/20 1 3/federal-jury-convicts-james-whitey-bUlger
U.S. Attorney’s Office August 12, 2013
Bulger was on the FBI payroll as an informant while being investigated by the FBI as head of the Irish Mafia
in Boston and for multiple murders and other serious felonies that he was ultimately convicted of. He was
found guilty of 11 murders and multiple felonies.

But just try to prove any form of misconduct against the FBI. My Freedom of Information Act requests
to multiple (overlap with data sharing) relevant federal “surveillance” agencies have all been denied on
“national security” and “criminal investigation” grounds.

As to those denials, I am no terrorist but for those in power who have abused their power: my terror for
them is disclosure (as Edward Snowden so vividly stated about his disclosures - disclosure is what this
type of wrongdoer fears), not bodily harm; so I am not at all a threat to national security. But
interestingly enough, the definition of national security in the FOIA has been interpreted to protect the
mere methods used in wrongful, bad purpose surveillance even if the reasons for the FOIA requests are
not invalid, or misbegotten of an untoward nature. Nor is there any valid basis whatsoever for any type of
“felonious conduct” of mine to justify a federal criminal investigation.

Harry L, Perfater Jr.’s Statement
to the Kenmore Planning Commission

p. 3 of4

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 230 of 326



Nearly every act I take associated with disclosure is nearly always accompanied some form of
“thwarting” reaction. For instance, while writing this document I at times received left sided head pain
(commonly associated with clicks in my walls, as today, likely transceivers - See generally Google:
“TSCM”), tinnitus and for a time I lost the “Save AS” ability to name this document in Word Only -

when I did a Ctrl A-C and copying contents to Word Perfect, saving there and then tried to return to
WORD and then successfully used “Save As”.

Currently I live off a net Social Security Check of about $1.12 1 monthly. My net worth after debts is
significantly negative. The people who live in mobile home parks have not been blessed with the
attributes associated with a prosperous American Middle Class life. Most of the people live here out of
necessity not necessarily choice. They are up against it to begin with. Each resident has a likely unique
story about why they came to live where they live as opposed to a country mansion on a hill surrounded
by acreage and servants that folks fantasize about. Except mobile home residents fantasize about just
owning a simple small single family home that minimally costs hundreds of thousands of dollars. This is
why they face genuine adversity with any decision of the planning commission about their current lives
and living situation. It is why I wanted to tell my story. The pending decision is of great significance and
impact for the persons here. Some of these people, maybe me, may be left homeless.

My understanding is that likely apartment rent (if I would qualify after a credit check) will be somewhere
in the neighborhood about of $1,000 minimally. Trying to find a place to live for $510 per month (Lake
Terrace Park’s owner - Jim Perkins’ current lot rent for my home) to say the least would be “trying”
especially for a person diagnosed with PTSD (such a condition does not go away but a person can live to
cope with it better, but nonetheless it constantly reasserts itself/is aggravated with ongoing harassment /
“gangstalking.”) and a mere $1,121 monthly income.

My understanding is that my mobile home (as well as others built before 1976) essentially can not be
moved anywhere because of strictures with housing codes. Even if it could be, I can not afford to spend
about $10,000 -$15,000 to get it moved. It is likely worth less than $5,000.

I ask that consideration for my situation, as well as my fellow residents, be given in some manner
particularly that time be extended to allow my co-residents as well as myself to be required to move ; this
will allow people with minimal incomes time to find very scarce affordable housing in our area. Also,
that I be given relocation assistance to move and future consideration for low income housing.

I was reticent in letting deeply personal information “all hang out” but it is about time I did and it is truly
my first public statement. Thank you for taking the time to read this.

Sincerely,

Harry L. ~erfater Jr.

Dated ()l~yi,~O1B
Enc. July, 1990 Letter to WSBA from Betty Miller RE: PTSD diagnosis;

“Kettel’s Game Changers For Perfater”

Harry L, Perfater Jr.’s Statement
to the Kenmore Planning Commission
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KETTEL’S PERSONAL GAME CHANGERS FOR PERFATER

08-07-00 A premises liability action (Kettel v. Thrifty Pay Less/Rite Aid (TRA)
was filed by Perfater, served with Interrogatories and RFP the following
day.

12-06-00
Deposition of only Defendant Thrifty Pay Less/Rite Aid (TRA)
employee identified as working on incident date (which was a mid
afternoon weekday) taken after seriously deficient discovery responses.
Perfater demands supplementation of such employees, and continues
deposition. Perfater later same day gets an ~“intimidation” call from Francis
Floyd (of Floyd and Pfueger) about 7 PM. advising that the defendant’s attorney
(Tim Redford, [TRR]) is an FBI agent, then abruptly “hung up.”

04-03-01
Trial court orders sanctions of for over $5,000 on Kettel’s Second Motion
to Compel after finding defendant (and their counsel) willfully violated
the spirit and intent of discovery.

06-15-01
Kettel filed a Motion for Contempt on May 25, 20011 after Defendant
only provided employees working during third fiscal quarter in which the
incident occurred, placing a severe unjustified burden on plaintiff. The
Motion cited RCW 49.46.070, which subjected defendant to statutory
fines and penalties for improper employee time record keeping. This
motion ALSO brought to the court’s attention that TRR, despite the previous
order and sanctions which required response about discoverable lawsuits, failed
to disclose a case in which HE was counsel of record with an adverse jury
verdict to defendant in another premises case just before Kettel filed. Yet, the
court sanctioned Kettel $1,500 on 06-15-01 forfiling the Contempt
Motion.

The Superior Court “loses” The Motion for Contempt. This Motion was
about two inches thick.

07-27-02
Kettel timely filed a Motion for Discretionary Review. See unauthorized
intrusions for apparent unauthorized invasive and intrusive activity in
Perfater’s office.

I The two inch thick Contempt Motion was “lost” by King ~Zounty Superior Court.
KETTEL’S PERSONAL GAME CHANGERS

FOR PERFATER, Page 1
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01-14-02
Kettel’s Motion for Discretionary Review, decided on 01-14-02. The
Commissioner at oral argument describes the case as “pedestrian.” YET
NO OTHER DISCOVERY RULING INVOLVED, at that time to the best
of Perfater’s belief via much research, disclosure with statute based
criminal penalties for an employer’s time record keeping failures for
employees; and where counsel failed, AFTER sanctions, to truthfully
respond to a valid discovery request of which HE directly and very
personally had knowledge.

02-28-03 Perfater appeared at a Appeals court non-compliance hearing after trial
court finally granted a CR60 motion to “lost brief” and more
importantly the court made an oral ruling that Kettel’s’ brief could be
amended to include a very relevant recent first impression case on
discovery conferencing. The written ruling didn’t contradict the express
ORAL grant to amend to include that case in amendment. Defendant
moved to strike the amended brief, requested RAP 18 9 sanctions for
violating the written order for amendment

02-28-04
Appellate decision rendered upholding all trial court decisions,
authoring RAP 18.9 sanctions. Kettel then moved to reconsider with a
verbatim transcription copy of the 02-28-03 hearing which nearly
reflected word for word the court’s oral grant to file an amended brief.
That motion was denied.

This is the only case in the United States common law (after then
contemporaneous extensive all states and federal research at least at that time),
where:

— denying discovery request for disclosure ofprecise employees at the
time ofan incident made of defendant employer, which would make
employer in violation ofstatutory obligations for employee record
keeping was upheld by appellate court. A reader ofappeals court’s
Kettel opinion would not be able to discern this fact.

— an attorney was given oral authority by an appellate court to amend a
brief to include a new case, and then be fined for amending the brief
especially after moving in reconsideration with a verbatim transcription
copy oforal hearing.

11-30-04
Kettel files a late Petition for Review with Motion to Extend Time on or
about 11-30-04 after Perfater’s August, 2004 suicide attempt. Perfater
does not acknowledge his suicide attempt as a reason for the late filing.

KETTEL’S PERSONAL GAME CHANGERS
FOR PERFATER, Page 2
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Perfater cites in the Petition a recently discovered case showing (that
less than a year before Kettel filed her action) that Rite-Aid had about
$10,000,000 punitive damages jury award (see Hundley v. Rite Aid of
South Carolina, Inc., 339 S.C. 285, 529 S.E.2d 45,49, (2000)) that had
significant discovery abuse sanctions component (I believe it is correct
to say in the millions, but I have never been able to read that case
again).

2000-2004
Perfater learns in about 2009 via the internet that during the active stages
of Kettel during 2000-2004:

— At least three Rite Aid executives fined and actually jailed for
fraud related charges; and,

— Rite Aid fined $5,000,000 by FDA for violations related to
dispensing controlled substances without complying with FDA
regulations.

KETrEL’S PERSONAL GAME CHANGERS
FOR PERFATER, Page 3
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Washington State Bar Authority

Re: Harry L. Perfater,

Your Honor:

Due to a request by you, Mr. Perfater: has asked that I write a statement
concerning his mental health treatment here at the Univ~rsity of Montana
Student Health Service. The following is a summary of this therapy along
with the diagnosis and a prognosis statement..

Mr. Perfater was initially seen here in October 1987, with a presenting
complaint regarding trust and control issues. His marriage was troubled and
he had,~ in the not so distant past, been dealt the blow of the death of his
eldest son who had been born with congenital anomaly.

~ history revealed an abusive, insecure and unhappy childhood and he had
~ceived both in—patient and out-patient treatment during his early adult
years for psychiatric problems precipitated b~ trouble with his girl friend
and lack of support by his abusive and dysfunctional family. He viewed that
treatmant as having been a positive experience for him and he went On to
complete college, marry his present wife and take responsibility for his
growing family.

Since he believed that therapy had been helpful in the past, he was eager to
make this contact and to begin working in his behalf. I saw him on a weekly
and sometimes bi—weekly basis during his freshman year in law school. During
his second year, I saw him less frequently, however during spring Semester
of that year I arranged for him to be involved in our group for abused men,
where he actively worked on issues of powerlessness and gained insight into
his own self—defeating behaviors. I did not see him again until~ Spring
Semester 1990, his senior year, when he came in for a recap of his wor
accomplished here.

The therapeutic focus was on raising his sense of self esteem dealing with
issues of perceived powerlessness via reality oriented therapY and the use
of relaxation/stress, reduction techniques.

634 EDDY AVENUE .MISSOULA, MT 59812 (406) 243-2122
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July 17, 1990
page 2

He worked hard and his progress was. continu~l and significant. An issue
which was never resolved was his disintegrating: marriage. He was amenable
to marital/family therapy, but his wife consistently refused intervention by
me or anyone else.

At no time during these years did Mr. Perfater exhibit psychotic, anti-social
or other emotionally disabling disorder. He was not treated with medication.
Alcohol or other drug use/abuse was never an issue here.

During his final session in May 1990, he expressed his gratitude for this
respite from the pressures of the past three years. His terminating
diagnosis was the same as on admission: Post Traumatic Stress
Disorder, chronic; prognosis good with further therapy. I discussed this
with him and I am confident that he will seek help when needed.

Respectfully

- A~1 &~
Betty d,K. Miller, R.N.C.,
Coordinator of Mental Health Services
Student Health Service
University of Montana

BJKN/pm

cc: chart
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1

Bridgit Baker

Subject: FW: Manufactured Housing Community zoning

From: Ishbel Dickens [mailto:ishbeldickens@outlook.com]  
Sent: Thursday, May 24, 2018 12:13 PM 
To: Lauri Anderson <landerson@kenmorewa.gov>; MStanger@bellevuewa.gov 
Cc: 'Kylin Parks' <kylinparks@gmail.com> 
Subject: Manufactured Housing Community zoning 
 
Dear Lauri and Mike, 
I thought you might find the link below of interest to you. It outlines the process the City of Portland is undertaking to 
help preserve manufactured housing communities. 
 
Best, 
Ishbel 
206.851.6385 
 

  

https://www.portlandoregon.gov/bps/article/682451  

Manufactured dwelling parks might get a zone change to help park 
residents stay in their homes 

www.portlandoregon.gov 

Read about proposals for a new base zone for mobile home parks, then testify to the Planning and 
Sustainability Commission. 
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Attachment 4 to ATTACHMENT 4 

Summary of Public Hearing Comments 

 
Following is a summary of the public comments made at the May 15 and May 16 public hearing.  Many 
of the homeowners and property owners expressed their appreciation for the conversation the Planning 
Commission was having and for being provided an opportunity for input, and understood the challenges 
the Commission faced on this topic. The main points of the testimony were: 
 
Homeowners/Representatives 

• All of the mobile home parks (MHP) should be protected 
• Overlay zoning has worked in other cities 
• MHPs are communities, and many living there have been residents for a long time 
• Residents own their homes and have invested substantial amounts in their homes.  For a 

number of the homeowners, the mobile home represents essentially all or a large portion of 
their savings 

• Owners should be using a portion of the rent paid to fix Infrastructure in the parks  
• Rents continue to climb 
• Need displacement help if redevelopment is permitted 

 
Property-owners/Representatives 

• Affordable housing is a community-wide responsibility, not just the responsibility of the 
property-owners 

• Need details of the incentives to know if they are adequate 
• Onerous redevelopment restrictions will prevent redevelopment 
• Need more housing to make Kenmore a walkable community 
• Several property-owners said they had no plan to redevelop for a long time 

 
Name Mobile Home Park 

(MHP) 
Comments 

Jim Fry, AMHO  Four properties are not protected by the Planning 
Commission’s recommendations.  This means that 
47% of the mobile home park units would not be 
protected under the recommendations; 121 homes 
potentially would be eliminated.  MHPs earn a lot of 
money for their owners.  Removing the parks would 
lead to a density increase with impacts such as 
increased traffic.  Give those who are at highest risk 
for displacement the most protection. 

Kylin Parks, AMHO 
(spoke both nights) 

 The Planning Commission has made some difficult 
recommendations.  We know that the owners’ plans 
can change even though they may say now that they 
won’t redevelop.  Many of the people living in these 
parks are in poverty.  If displaced, the homeless 
population will increase. 
 
MHP properties are a people business.  The 
infrastructure problems are the fault of the owners 
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who have not used a portion of the rents to take care 
of maintenance.  Don’t allow residents to lose 
everything. 

Ishbel Dickens  Under the Planning Commission’s recommendations, 
none of the communities have any long term 
guarantees they will be preserved.  The Commission 
should reconsider MHP zoning.  Other cities have.  
Landlords have been able to continue to make their 
living, to increase their rents and sell their properties.  
She doesn’t see that residents’ concerns have been 
taken into account.  Give the homeowners some hope. 

Nadia Reigna Silver  Amazed that there is no rent cap in Kenmore.  (Staff 
explained that rent control is illegal in Washington 
State.) 

Sharon Hawkins Inglewood East All residents own their units and rent their land.  The 
park is a community.  Concerned about rent increases 
over time (many of us pay more than half of our 
income for land rent) and defining what’s 
“affordable.”  Need to make rent affordable and 
protect against rent increases. 

Arlene McAley-Bare Inglewood East Her only income is disability and a rent cap is 
important.  She used her savings to purchase her 
home and won’t have any place to go.  She thought 
this would be the last place she would live.  Please do 
not zone out her MHP. 

John Krumwiede Inglewood East Rents have gone up and the owners have increased 
the utility charges and shifted other costs to the 
homeowners.  Need rent control. 

Joanna Crocker Inglewood East Understand that some of what has been discussed is 
impacted by what is allowed in state legislation.  Will 
be going to the State legislature to ask for change.  
True wealth is about abundance; in our MHP we have 
an abundance of diversity and community, and having 
a community like that in the MHP makes a person rich. 

Russ Millard Inglewood East He is one of the owners of the MHP.  Is in favor of 
incentives because it motivates the owners.  They 
want to develop more MHPs.  For existing parks, the 
measures should be voluntary.  Would be happy to 
give input and help develop incentives. 

Deborah Bartos Lakewood Villa Traveled to Seattle to see newly developed 
neighborhoods—they’re all the same design.  What is 
the heart of Kenmore?  The people.  Why can’t the 
MHPs stay and be improved?  Make the community 
work for everyone.  Compassion brings hope.  Want a 
diverse community. 

Walt Olsen Lakewood Villa He is the attorney representing the Lakewood Villa 
owner.  Who should bear the burden of affordable 
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housing?  All are collectively responsible for this.  The 
property owner should not be deprived of his rights; 
consider this when discussing mandatory 
requirements.  Should look to incentives.  The 
incentives in Lynnwood failed because the incentives 
were not adequate.  The devil is in the details. 

Daniel Stoner Lakewood He owns the park.  Would like to discuss incentives.  
The devil is in the details.  If redevelopment 
restrictions are onerous (for example, requiring 2 
bedrooms at a low affordability level), it will kill the 
redevelopment.  There is a trade-off between 
preservation and the City vision.  If Kenmore wants a 
walkable community, it needs more housing units.  No 
plan to redevelop soon. 

Silvia Narciso Kenmore Village Everyone agrees that affordable housing should be 
supported.  It is very stressful thinking that the park 
could be closed.  Let us keep our community of mobile 
homes; want to continue living here.  Put yourself in 
our shoes.  If the owner wants to sell, no rent should 
be charged for two years so the homeowners can save 
money to relocate.  Should receive fair market value 
for our homes as we have invested in them.  We need 
help; we are trying to keep our home safe. 

Paula Pena Kenmore Village We ask for your support; listen to us.  Don’t allow 
anything to happen.  Her 3 kids go to school.  They 
know what’s going on and that they may have to move 
to a different school far away.  Have invested a lot of 
money in their home; wouldn’t be fair to take it away.  
Asking for 2 years of rent and enough notice to 
relocate.  Also want to know the value of their home 
and a fair payment for their home.  Have all struggled 
to have what we have and it doesn’t feel good to lose 
it. 

Robert Spurlock NE 181st Street Have lived in the MHP for 31 years.  If high density 
housing is proposed, must consider impacts of 
displacement.  Afraid he and other homeowners will 
lose their investments. Help those who can’t move 
their homes. 

Harry Perfater NE 181st Street The Planning Commission needs to consider the 
residents.  Has lived in the park for 20 years.  Currently 
living off Social Security.  Minimum apartment rent in 
the area is $1,000.  This would take 90% of his Social 
Security check.  Need to take this problem seriously.  
This is about people not dollars. 

 

III. A. Policy Recommendations for Mobile Home Parks - Debbie Bent, Comm...

Page 244 of 326



 Attachment 5 to ATTACHMENT 4 

ANALYSIS OF PRESERVATION OF EXISTING PARKS 
 
The purpose of this table is to estimate the potential impact on land value resulting from applying a 
manufactured housing zoning overlay, and then to evaluate the amount of affordable housing or TDR 
“credit” needed to offset the resulting change in value.  This credit is the amount of money needed to 
keep a property owner whole as a result of limiting use of the property to manufactured housing, 
expressed as how many ‘in-lieu’ affordable units or density bonus units would be needed to mitigate the 
zoning change.  The analysis looks at two options:  (1) TDR to increase densities on another property, or 
(2) payment of a fee in lieu to satisfy affordable housing requirements on another site, thereby 
obtaining increased densities.  
 
The table is organized as follows:   

• Column C indicates the amount of housing allowed under the base zoning for each site.  
Column B shows the assumed density per acre. 

• Column E calculates the land value based on the site’s current zoning. (see comment below 
under assumptions) 

• Column F calculates the property value based on the site’s existing use as manufactured 
housing (see comment below under assumptions) 

• Column G calculates the difference in value between the zoned use of the property and its 
current use. 

• Column H-1 estimates the number of in-lieu payments for affordable housing units that 
would be needed to offset the difference in value between the existing use and the zoned 
use (Column G).  That is, for a developer required to provide on-site affordable housing in 
exchange for added density, if they had the option to make an in-lieu payment (TDR 
purchase) rather than providing the on-site affordable housing, how many in-lieu affordable 
housing units would be needed to provide the MHP property owner enough funding to 
offset the change in value (Column G).  (see comments under assumptions) 

• Column H-2 estimates the number of ‘TDR bonus’ units that would need to be available to 
each property that could be sold to developers in targeted receiving areas (e.g. TOD Overlay, 
etc.)  Developers in these ‘receiving’ areas would be allowed to achieve greater density 
through the purchase of these bonus units.   

 
Assumptions:  There are several key variables that, depending on the assumptions used, impact the 
results of this analysis.   

• The first is land value per allowed unit (Column D).  The figures in the table are based on analysis 
of some recent sales in North King County.  The values differ for different sites due to the 
different densities allowed.   

• Second, is the property value for the existing manufactured housing use on a ‘per pad’ basis.  
Based on analysis of assessor data this is estimated at $60,000 per pad.  

• Third, is the amount a developer using local density incentives would be required to pay in-lieu 
of providing an affordable unit on site.  This is based on estimating the capitalized value of the 
increased rent the developer would receive by being allowed to receive market rent on a unit 
that would have otherwise been affordable at 70% of median income.   

• Fourth, is the amount a developer wanting to increase their density would be willing to pay for 
each additional unit (i.e. TDR value).  This is estimated to be equal to the land value per unit in 
the receiving areas (see Column D). 
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If requested, staff is able to show the impact of changing assumptions for any of these variables. 
 
Conclusions: 
While this chart shows two different approaches for providing compensation to land owners for 
preserving existing manufactured housing communities (Column H-1: In-lieu affordable housing 
payments, Column H-2: TDR credits), they are both trying to generate comparable value to the existing 
land owner equal to the amount shown in Column G.  One reason for showing the In-lieu affordable 
housing fee approach is that it is more commonly used in affordable housing programs, so may be easier 
to administer. 
 
Given the relatively small number of units that would need to be transferred under either approach, 
there appears to be enough potential capacity within the City to absorb these units.   
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ANALYSIS: PRESERVATION OF EXISTING PARKS
A. B. C. D. E. F. G. H. 1 H.2

MHC Location
Existing 

Homes

Zoning Dist.  

(Density)

 Unit Estimate 

(Existing Zoning)

Land Value Per 

Unit

Land Value         

(Existing Zoning)                

( C * D )

Value with Existing 

use

Gap                                 

( E - F )

Comparable 'In-

Lieu Aff. Units'

Comparable 

'TDR Units'

7031 NE 175
th

 St 57 R-12 65 $100,000 $6,500,000 $3,420,000 $3,080,000 29 88

7301 NE 175
th

 St 78 R-12 93 $100,000 $9,300,000 $4,680,000 $4,620,000 44 132

7000 NE 181
st
 St 11 DT Comm/Res 51 $35,000 $1,785,000 $660,000 $1,125,000 11 32

(48)

7021 NE 181
st
 St 20 DT Comm 67 $35,000 $2,345,000 $1,200,000 $1,145,000 11 33

(48)

7614 NE Bothell Way 27 TOD Overlay 72 $35,000 $2,520,000 $1,620,000 $900,000 9 26

(24)

6837 NE 182
nd

 Street 63 DT Res 158 $35,000 $5,530,000 $3,780,000 $1,750,000 17 50

(48)

Sub-Total 256 $12,620,000 120 361

Note:  Cells shaded in blue are described under 'assumptions' in narrative Value of each manufactured housing pad $60,000

Value of each in-lieu affordable unit $105,000

Value of each TDR unit $35,000
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Attachment 6 to ATTACHMENT 4 

 
 
ANALYSIS OF REDEVELOPMENT / REPLACEMENT AFFORDABLE HOUSING 
 
The purpose of the table on the following page is to show the amount of increased density that would 
be required for a new development to include a number of affordable units equal to the current number 
of manufactured homes in a given manufactured housing community.  Two different scenarios are 
covered.  First is if the new affordable units are affordable at 70% of median income.  Second is if the 
new affordable units are affordable at 50% of median income.   
 
The table is organized as follows:   

• Column C indicates the amount of housing units allowed under the base zoning (without 
triggering any affordability requirement). 

• Columns D and E estimate how many bonus units would be needed to create a number of 
affordable units in a new development equal to the number of existing manufactured homes.  
The amount of bonus is based on using the bonus ratios provided in the city’s current TOD 
Overlay zoning.  Using a different ratio would impact the amount of bonus needed  

• Column D is based on the affordable units being affordable at 70% of median income and 
Column E affordable at 50% of median income.  The next column indicates the total number of 
units that would need to be built (base zoning plus bonus units) and the resulting density per 
acre.  The next column indicates what percentage of the total units in the project would be 
affordable units.  

 
Conclusions:  
For the moderate-income scenario, a relatively high percentage of affordable units would be required in 
the overall development, which could be a concern with some private developers.  In the low-income 
scenario, relatively high project densities would be needed--above 80 units per acre for all properties, 
and over 120 units per acre for three properties. 
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ANALSYSIS OF REDEVELOPMENT / REPLACEMENT AFFORDABLE HOUSING

A. B. C.

MHC Location
Existing 

Homes

Zoning Dist.  

(Density)

 Unit Estimate 

(Existing 

Zoning)

D.  Estimate of 

Bonus Units *

Total Units (C + D)        

(Density)

Aff Units as 

% of Total 

Units

E.  Estimate 

of Bonus 

Units *

Total Units (C + E)  

(Density)

Aff Units as 

% of Total 

Units

7031 NE 175
th
 St 57 R-12 65 171 236 24% 342 407 14%

(44) (75)

7301 NE 175
th
 St 78 R-12 93 234 327 24% 468 561 14%

(42) (72)

7000 NE 181
st
 St 11 DT Comm/Res 51 33 84 13% 66 117 9%

(48) (79) (110)

7021 NE 181
st
 St 20 DT Comm 67 60 127 16% 120 187 11%

(48) (91) (134)

7614 NE Bothell Way 27 TOD Overlay 72 81 153 18% 162 234 12%

(24) (51) (78)

6837 NE 182
nd

 Street 63 DT Res 158 189 347 18% 378 536 12%

(48) (105) (163)

     *  Number of bonus units needed to provide a number of affordable units equal to existing homes

Number of Bonus Units for Each Moderate Affordable Unit:  3

(Two market rate units, one Affordable unit)

Number of Bonus Units for Each 'Low; Affordable Unit:  6

Moderate Income (70% Median) Low Income (50% median)

III. A
. Policy R

ecom
m

endations for M
obile H

om
e Parks - D

ebbie B
ent, C

om
m

...

Page 249 of 326



1

Lauri Anderson

From: Jacob J. Stillwell <jstillwell@insleebest.com>
Sent: Wednesday, February 07, 2018 2:09 PM
To: Lauri Anderson
Cc: Rod P. Kaseguma
Subject: Legal issues - planning commission's work on affordable housing prevention

Lauri, 
 
You asked us to research the legality of four strategies the city can take to mitigate the potential displacement of mobile 
home park renters caused by new development. I understand that the planning commission has already considered 
some of these strategies – sorry, there was a mix up on our end on whether we had already sent you this analysis. 
 

1. Can the city rezone for greater density and require any new development to include affordable housing that 
replaces the eliminated MHP units? The city can rezone the property to increase base or maximum density. The 
city also can provide a density incentive for providing affordable housing. The number of units of affordable 
housing to earn a density incentive need not be tied expressly to the number of MHP units lost; however, the 
City could fix the number of affordable housing units based on the number of MHP units lost through 
development. Even though the density incentive need not be tied to the number of MHP units lost, it would be a 
good idea to include in the ordinance for the rezone recitals that mention the lack of affordable housing in the 
region, the status of MHP’s as affordable housing, the current use of the property as a MHP, the occupancy the 
units in the MHP by low‐income residents (or mostly low‐income residents, whichever is true).  

2. Can the city require developers to give displaced residents the “right of first opportunity to rent”? Under the 
city’s police power and Article 8 section 7 of the state Constitution (No … city … shall … give any money … or 
credit to or in aid of any individual … except for the necessary support of the poor and infirm), the city can 
provide special rights and benefits to the “poor and infirm,” which includes low‐income people. So, displaced 
low‐income MPH residents can be given the right of first opportunity to rent (this is different from a “first right 
to buy” addressed below). The city has discretion to determine eligibility for low income status (see, e.g., KMC 
18.80.040, which uses “no greater than 30 percent of gross income for households at or below 50 percent of 
King County median income).  
 

3. Can the city provide relocation assistance to displaced residents who choose not to move into the new units? As 
with the above analysis, the city is authorized under Article 8 section 7 to provide relocation assistance to low 
income people.  

 
4. Can the city can give displaced MHP residents the “first right to buy”? As you highlighted in your January 18 

email, the issue of whether the residents can be given a first right to purchase a MHP has been addressed by the 
state Supreme Court in the cases you forwarded. Under those cases, the city is not allowed to give MHP 
residents a first right to buy, because that would effectively condemn the property by eliminating the property 
owner’s right to choose his or her buyers, without just compensation. 

 
Please let me know if there are any other issues the city would like us to explore relating to the MHP’s and their 
residents. 
 
Jake 
 

 

Jacob J. Stillwell | Attorney 
Skyline Tower, Suite 1500 | 10900 NE 4th Street | Bellevue, WA 98004 
P: 425.450.4276 | F: 425.635.7720 
vCard | website | jstillwell@insleebest.com 
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This electronic mail transmission is privileged and confidential and is intended only for the review of the party to whom it is 
addressed.  If you have received this transmission in error, please immediately return it to the sender.  Unintended transmission 
shall not constitute waiver of the attorney‐client or any other privilege. 
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Kelly Chelin

From: Jacob J. Stillwell <jstillwell@insleebest.com>
Sent: Tuesday, April 17, 2018 3:37 PM
To: Lauri Anderson
Cc: Rod P. Kaseguma
Subject: Mobile home park analysis

Hi Lauri, 
 
Below is a summary of the points you, me, and Rod discussed on the phone earlier today regarding manufactured 
housing communities recommendations. For ease of reference, I’ve connected my comments to options listed in the 
worksheet included in the planning commission’s agenda packet for tonight. I apologize for the length – I intended to 
give you a quicker snapshot of our analysis. But I think that providing thorough answers now may help prepare the staff, 
commissioners, and councilmembers for questions that may arise during upcoming discussions. That said, please let me 
know if you’d like me to condense anything for tonight’s meeting, or if you have any follow up questions.  
 

 Worksheet Option 1, city code/regulatory action bullet point 1: Overlay zoning or covenant. 
 
We understand the question to be whether the city can rezone mobile home parks as “mobile home park zones” that 
restrict land use to mobile home parks, or similar uses, that are currently zoned as Downtown Commercial or Downtown 
Residential. Our opinion is that the city can rezone mobile home parks as described above, so long as the zone 
regulations include a “safety valve” that allows property owners to apply for a use exception if he or she can 
demonstrate that they do not have reasonable use of their property under the mobile home park zoning, or that the 
uses authorized by the mobile home park zoning are not economically viable at the property’s location.  
 
In Laurel Park v. Tumwater, the Ninth Circuit upheld city ordinances that rezoned some mobile home parks as mobile 
home park zones, which were located on properties that had allowed for a variety of uses. The mobile home park 
owners argued that they could have developed more profitable housing under the previous zoning designation, and 
were deprived of this right through an unreasonable restriction requiring the land to remain mobile home parks. The 
Ninth Circuit ruled for the city, holding that reasonable restrictions on land use do not deprive property owners of their 
fundamental rights just because they can no longer pursue land uses that had once been available:   
 

“When [the mobile home park owners] bought the properties, they had the expectation that, when they 
desired or when market conditions made it attractive, they could convert to a more profitable use, such 
as multi‐family housing or housing developments. The zoning laws previously allowed such 
development, and the ordinances now foreclose that option … But those facts are no different than the 
assertions that could be made by property owners adversely affected by any zoning law… Of most 
importance, Plaintiffs retain the ability to continue operating the properties as manufactured home 
parks. So the law does not interfere with what must be regarded as [Plaintiffs’] primary expectation 
concerning the use of the parcel. In other words, although the ordinances affected one of [the owners’] 
expectations – that at some indefinite time in the future they could convert their properties to some 
other specific use – the ordinance did not affect [the owners’] primary expectation … like expecting rent 
to be paid … The ordinances restrict to some extent the owners’ ability to use their properties, because 
they can no longer build multi‐family housing, for example. But imposing use restrictions on property – 
as distinct from restrictions on alienation – is the essence of zoning.”  

 
Clearly, a mobile home park zone is a valid land use designation. Our opinion is that this kind of zone designation is not 
invalidated just because the mobile home parks are located in areas that allow for some commercial activity. Downtown 
Commercial allows for development consistent with “a small‐town feel” that is “pedestrian‐friendly” and permits uses 
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such as small scale commercial and retail, locally oriented professional and personal services, and high‐density housing. 
These uses are not so commercially robust that a mobile home park rezone deprives park owners of their fundamental 
property rights. By contrast, in Tumwater, the city did not rezone a mobile home park that was zoned as General 
Commercial that allowed for highly intensive commercial development and included major retail such as Fred Meyer 
and Costco. That mobile home park owner may have had a better argument that due to their location, the mobile home 
park zone unreasonably deprived him or her of expected use. But, that is not the case with properties in Kenmore zoned 
as Downtown Commercial. In fact, Downtown Commercial specifically prohibits development requiring service bays, 
wide curb cuts, and other uses consistent with more intensive commercial activity. Therefore, the park owners in 
Kenmore are more like the unsuccessful litigants in Tumwater. This analysis also applies to mobile home parks currently 
zoned as Downtown Residential. This designation primarily allows for residential use, with some limited business and 
commercial activity. Since we believe the mobile home park zone could apply to Downtown Commercial, we think it 
could also apply to Downtown Residential.  
 
A final key factor the court looked to in Tumwater was the fact that the mobile home park zone allowed property 
owners to apply for a use exception if they could demonstrate that they do not have reasonable use of their property 
under the mobile home park zoning, or that the uses authorized by the mobile home park zoning are not economically 
viable at the property’s location.  
 
Kenmore can rezone mobile home parks currently zoned as Downtown Commercial or Downtown Residential, and 
restrict use to mobile home parks, since these zones are not so commercially intense that property owners are being 
deprived of their fundamental rights. The legality of this rezone would be further strengthened by a provision allowing 
property owners to seek a use exception based on a showing of economic need, as described above. 
 

 Worksheet Option 3b, city code/regulatory action bullet point 1: Time limited overlay zoning, followed by up 
zone (phased zoning). 

 
We do not believe that phased zoning, per se, raises any red flags. The issue with phased zoning is that the first phase 
will impose the mobile home park zone restrictions. Therefore, the analysis above applies to this question as well.  

 

 Worksheet Option 4, city code/regulatory action bullet point 3: Provide “right of first opportunity” to rent and 
Worksheet Option 5, city code/regulatory action bullet point 2: Give MH owners preference in new restricted 
affordable units in Kenmore. 

 
Given the recent King County Superior Court ruling in Yim v. Seattle, we believe these options raise red flags because it 
deprives landlords of their discretion in choosing whom they can rent units to. In Yim, Seattle passed the “first in time” 
ordinance, which required landlords to establish screening criteria and offer tenancy to the first applicant meeting them 
regardless of other discretionary factors. The court invalidated the ordinance, ruling that it infringed upon property 
owner’s fundamental property right to decide whom to rent to. The court found that Manufactured Housing 
Communities of Washington v. State controlled the case outcome. In Manufactured Housing, the WA Supreme Court 
invalidated a state law that required mobile home park owners to offer a “first right to buy” to the park residents upon 
sale. Comparing Seattle’s ordinance with Manufactured Housing, the court held:  
 

“Choosing a tenant is a fundamental attribute of property ownership. Like a sale of fee interest, a lease 
is a disposition of a property interest. Manufactured Housing held that selecting a buyer to purchase a 
property interest is a fundamental attribute of property ownership. Similarly, the right to grant a right of 
first refusal in the context of a leasehold is just as fundamental as the right to sell the fee title in 
Manufactured Housing.”  

 
Given this ruling, a new developer/owner could argue that the city is depriving him or her of a fundamental attribute of 
property ownership by requiring him or her to prioritize renting to people displaced from mobile home parks. This is a 
recent trial court opinion, so the case law in this area is still evolving. But we believe it raises red flags. You can read the 
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opinion here: https://www.documentcloud.org/documents/4425875‐King‐County‐Superior‐Court‐ruling‐first‐in‐
time.html  
 

 Spot zoning issues.  
 
The Washington Supreme Court has defined spot zoning as a zoning action by which a smaller area is singled out of a 
larger area or district and specially zoned for a use classification totally different from, and inconsistent with, the 
classification of surrounding land and not in accordance with the comprehensive plan. When faced with a rezone 
challenge, the main inquiry is whether the zoning action bears a substantial relationship to the general welfare of the 
affected community. In Tumwater, the Ninth Circuit specifically rejected the park owners’ argument that singling out 
existing mobile home parks for the mobile home park zone was spot zoning. In Save a Neighborhood Environment v. 
Seattle, the WA Supreme Court allowed Seattle to rezone a single property in order to build a large housing project for 
the elderly, finding that the project “presented a unique opportunity to allow elderly residents the chance to remain in a 
residential neighborhood in affordable housing.”  
 
Apart from Tumwater, most of the cases analyzing spot zoning deal with the government up zoning property for 
increased development. Here, Kenmore would be essentially down zoning or at least not permitting increased densities. 
In Jones v. King County, the county down zoned Jones’ property from urban to rural for environmental protection 
purposes. Jones argued the down zone was an illegal regulatory taking of his property without compensation and a 
violation of due process. These are practically the same arguments one would make in a spot zoning claim. The Court of 
Appeals ruled that the down zone was valid. It was not a regulatory taking because despite being down zoned “Jones still 
maintains all the rights of ownership and can still develop the land, even if not to the extent previously desired. Thus, 
the property still has economic value.”  
 
Regarding a due process violation, the court held that when a government burdens private property for public interest, 
there is a possibility that the regulation becomes so burdensome that the property owner is in essence being required to 
remedy a public problem, which is a violation of due process. The court pointed to Guimont, the WA Supreme Court case 
in which the court invalidated a state law requiring mobile home park owners who close their parks to pay for the 
tenants’ relocation costs. There, by forcing mobile home park owners to pay for relocation, the state had overly 
burdened park owners with the responsibility of helping displaced residents. Additionally, there are a few WA Supreme 
Court cases striking down a Seattle ordinance that required developers to pay large fees after razing affordable housing 
units. Again, by requiring developers to pay costs, the government was forcing private parties to remedy a public 
issue.  But that is much different than a rezone in which the property owner is losing no property rights. Yes, the 
property owner is being regulated to some degree, but the court ruled that reasonable land use restrictions are not 
unduly burdensome just because development has been restricted. In light of Tumwater and related cases, we do not 
believe Kenmore’s proposed mobile home park zone would be illegal spot zoning. 
 

 Protection for senior mobile home parks. 
 
Finally, you had asked if there are any red flags if Kenmore wants to provide increased protections to the senior mobile 
home park. The legal issue would be whether the city is violating equal protect laws by “favoring” low income seniors. 
Programs that benefit seniors must be rationally related to a legitimate government interest. This is a very low standard 
and gives local governments the freedom to enact a wide range of laws to assist vulnerable citizens. I did not find any 
local cases directly on point. However, there is a Colorado federal case, Knutzen v. Eben Ezer Lutheran Housing Center, in 
which the court ruled that a housing program funded by HUD that prioritized elderly and disabled tenants “is rationally 
related to the legitimate government interest in affordable housing which is tailored to the distinct and varied needs of 
the elderly and handicapped.” Therefore, at this point, we believe assisting low income seniors is permissible.  
 
Again, please let me know if you have any follow up questions or would like me to prepare any additional materials for 
tonight’s meeting. 
 
Jake 
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Jacob J. Stillwell | Attorney 
Skyline Tower, Suite 1500 | 10900 NE 4th Street | Bellevue, WA 98004 
P: 425.450.4276 | F: 425.635.7720 
vCard | website | jstillwell@insleebest.com 

This electronic mail transmission is privileged and confidential and is intended only for the review of the party to whom it is 
addressed.  If you have received this transmission in error, please immediately return it to the sender.  Unintended transmission 
shall not constitute waiver of the attorney‐client or any other privilege. 
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Kelly Chelin

From: Jacob J. Stillwell <jstillwell@insleebest.com>
Sent: Tuesday, April 17, 2018 4:29 PM
To: Lauri Anderson
Cc: Rod P. Kaseguma; Debbie Bent
Subject: RE: Mobile home park analysis

Glad it helps! 
 
I’d be happy to do a fuller summary by May 15 of the “first right to rent” issue after spending some more time reviewing 
the King County decision and related cases. Based on my initial review of that decision and the Manufactured Housing 
case it relies on, I think it’s generally safe to say that city can encourage action through incentives, or make them 
conditions of covenants that property owners can voluntarily enter into. In fact, the judge’s order in the King County 
case notes that a “first in time” lease policy is an industry‐recommended best practice. The fatal flaw of the ordinance 
was that the city mandated compliance with the industry standard. Incentives versus mandates is an important 
distinction in this area of the law.  
 
Jake 
 

 

Jacob J. Stillwell | Attorney 
Skyline Tower, Suite 1500 | 10900 NE 4th Street | Bellevue, WA 98004 
P: 425.450.4276 | F: 425.635.7720 
vCard | website | jstillwell@insleebest.com 

This electronic mail transmission is privileged and confidential and is intended only for the review of the party to whom it is 
addressed.  If you have received this transmission in error, please immediately return it to the sender.  Unintended transmission 
shall not constitute waiver of the attorney‐client or any other privilege. 

 

From: Lauri Anderson [mailto:landerson@kenmorewa.gov]  
Sent: Tuesday, April 17, 2018 4:13 PM 
To: Jacob J. Stillwell <jstillwell@insleebest.com> 
Cc: Rod P. Kaseguma <RKASEGUMA@insleebest.com>; Debbie Bent <Dbent@kenmorewa.gov> 
Subject: RE: Mobile home park analysis 
 
Jake‐‐  Thanks so much!  This is exactly what I needed. 
 
I’ll look forward to more info. on the “first right to rent” proposal since that is an integral component of a couple of the 
Planning Commission’s options.  Do you think you’ll have a more definitive recommendation by the public hearing (May 
15)?  Would there be a way to ask the property‐owner to do this voluntarily in Option 4 or to make this a condition of 
new affordable housing covenants for Option 5? 
 
Lauri 
 
Lauri Anderson, AICP 
Senior Planner | City of Kenmore, WA 
18120 68th Ave NE | Kenmore, WA 98028 
Tel: 425.398.8900 | Fax: 425‐481‐3236 
landerson@kenmorewa.gov | www.kenmorewa.gov 
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From: Jacob J. Stillwell [mailto:jstillwell@insleebest.com]  
Sent: Tuesday, April 17, 2018 3:37 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Cc: Rod P. Kaseguma <RKASEGUMA@insleebest.com> 
Subject: Mobile home park analysis 
 
Hi Lauri, 
 
Below is a summary of the points you, me, and Rod discussed on the phone earlier today regarding manufactured 
housing communities recommendations. For ease of reference, I’ve connected my comments to options listed in the 
worksheet included in the planning commission’s agenda packet for tonight. I apologize for the length – I intended to 
give you a quicker snapshot of our analysis. But I think that providing thorough answers now may help prepare the staff, 
commissioners, and councilmembers for questions that may arise during upcoming discussions. That said, please let me 
know if you’d like me to condense anything for tonight’s meeting, or if you have any follow up questions.  
 

 Worksheet Option 1, city code/regulatory action bullet point 1: Overlay zoning or covenant. 
 
We understand the question to be whether the city can rezone mobile home parks as “mobile home park zones” that 
restrict land use to mobile home parks, or similar uses, that are currently zoned as Downtown Commercial or Downtown 
Residential. Our opinion is that the city can rezone mobile home parks as described above, so long as the zone 
regulations include a “safety valve” that allows property owners to apply for a use exception if he or she can 
demonstrate that they do not have reasonable use of their property under the mobile home park zoning, or that the 
uses authorized by the mobile home park zoning are not economically viable at the property’s location.  
 
In Laurel Park v. Tumwater, the Ninth Circuit upheld city ordinances that rezoned some mobile home parks as mobile 
home park zones, which were located on properties that had allowed for a variety of uses. The mobile home park 
owners argued that they could have developed more profitable housing under the previous zoning designation, and 
were deprived of this right through an unreasonable restriction requiring the land to remain mobile home parks. The 
Ninth Circuit ruled for the city, holding that reasonable restrictions on land use do not deprive property owners of their 
fundamental rights just because they can no longer pursue land uses that had once been available:   
 

“When [the mobile home park owners] bought the properties, they had the expectation that, when they 
desired or when market conditions made it attractive, they could convert to a more profitable use, such 
as multi‐family housing or housing developments. The zoning laws previously allowed such 
development, and the ordinances now foreclose that option … But those facts are no different than the 
assertions that could be made by property owners adversely affected by any zoning law… Of most 
importance, Plaintiffs retain the ability to continue operating the properties as manufactured home 
parks. So the law does not interfere with what must be regarded as [Plaintiffs’] primary expectation 
concerning the use of the parcel. In other words, although the ordinances affected one of [the owners’] 
expectations – that at some indefinite time in the future they could convert their properties to some 
other specific use – the ordinance did not affect [the owners’] primary expectation … like expecting rent 
to be paid … The ordinances restrict to some extent the owners’ ability to use their properties, because 
they can no longer build multi‐family housing, for example. But imposing use restrictions on property – 
as distinct from restrictions on alienation – is the essence of zoning.”  

 
Clearly, a mobile home park zone is a valid land use designation. Our opinion is that this kind of zone designation is not 
invalidated just because the mobile home parks are located in areas that allow for some commercial activity. Downtown 
Commercial allows for development consistent with “a small‐town feel” that is “pedestrian‐friendly” and permits uses 
such as small scale commercial and retail, locally oriented professional and personal services, and high‐density housing. 
These uses are not so commercially robust that a mobile home park rezone deprives park owners of their fundamental 
property rights. By contrast, in Tumwater, the city did not rezone a mobile home park that was zoned as General 
Commercial that allowed for highly intensive commercial development and included major retail such as Fred Meyer 
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and Costco. That mobile home park owner may have had a better argument that due to their location, the mobile home 
park zone unreasonably deprived him or her of expected use. But, that is not the case with properties in Kenmore zoned 
as Downtown Commercial. In fact, Downtown Commercial specifically prohibits development requiring service bays, 
wide curb cuts, and other uses consistent with more intensive commercial activity. Therefore, the park owners in 
Kenmore are more like the unsuccessful litigants in Tumwater. This analysis also applies to mobile home parks currently 
zoned as Downtown Residential. This designation primarily allows for residential use, with some limited business and 
commercial activity. Since we believe the mobile home park zone could apply to Downtown Commercial, we think it 
could also apply to Downtown Residential.  
 
A final key factor the court looked to in Tumwater was the fact that the mobile home park zone allowed property 
owners to apply for a use exception if they could demonstrate that they do not have reasonable use of their property 
under the mobile home park zoning, or that the uses authorized by the mobile home park zoning are not economically 
viable at the property’s location.  
 
Kenmore can rezone mobile home parks currently zoned as Downtown Commercial or Downtown Residential, and 
restrict use to mobile home parks, since these zones are not so commercially intense that property owners are being 
deprived of their fundamental rights. The legality of this rezone would be further strengthened by a provision allowing 
property owners to seek a use exception based on a showing of economic need, as described above. 
 

 Worksheet Option 3b, city code/regulatory action bullet point 1: Time limited overlay zoning, followed by up 
zone (phased zoning). 

 
We do not believe that phased zoning, per se, raises any red flags. The issue with phased zoning is that the first phase 
will impose the mobile home park zone restrictions. Therefore, the analysis above applies to this question as well.  

 

 Worksheet Option 4, city code/regulatory action bullet point 3: Provide “right of first opportunity” to rent and 
Worksheet Option 5, city code/regulatory action bullet point 2: Give MH owners preference in new restricted 
affordable units in Kenmore. 

 
Given the recent King County Superior Court ruling in Yim v. Seattle, we believe these options raise red flags because it 
deprives landlords of their discretion in choosing whom they can rent units to. In Yim, Seattle passed the “first in time” 
ordinance, which required landlords to establish screening criteria and offer tenancy to the first applicant meeting them 
regardless of other discretionary factors. The court invalidated the ordinance, ruling that it infringed upon property 
owner’s fundamental property right to decide whom to rent to. The court found that Manufactured Housing 
Communities of Washington v. State controlled the case outcome. In Manufactured Housing, the WA Supreme Court 
invalidated a state law that required mobile home park owners to offer a “first right to buy” to the park residents upon 
sale. Comparing Seattle’s ordinance with Manufactured Housing, the court held:  
 

“Choosing a tenant is a fundamental attribute of property ownership. Like a sale of fee interest, a lease 
is a disposition of a property interest. Manufactured Housing held that selecting a buyer to purchase a 
property interest is a fundamental attribute of property ownership. Similarly, the right to grant a right of 
first refusal in the context of a leasehold is just as fundamental as the right to sell the fee title in 
Manufactured Housing.”  

 
Given this ruling, a new developer/owner could argue that the city is depriving him or her of a fundamental attribute of 
property ownership by requiring him or her to prioritize renting to people displaced from mobile home parks. This is a 
recent trial court opinion, so the case law in this area is still evolving. But we believe it raises red flags. You can read the 
opinion here: https://www.documentcloud.org/documents/4425875‐King‐County‐Superior‐Court‐ruling‐first‐in‐
time.html  
 

 Spot zoning issues.  
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The Washington Supreme Court has defined spot zoning as a zoning action by which a smaller area is singled out of a 
larger area or district and specially zoned for a use classification totally different from, and inconsistent with, the 
classification of surrounding land and not in accordance with the comprehensive plan. When faced with a rezone 
challenge, the main inquiry is whether the zoning action bears a substantial relationship to the general welfare of the 
affected community. In Tumwater, the Ninth Circuit specifically rejected the park owners’ argument that singling out 
existing mobile home parks for the mobile home park zone was spot zoning. In Save a Neighborhood Environment v. 
Seattle, the WA Supreme Court allowed Seattle to rezone a single property in order to build a large housing project for 
the elderly, finding that the project “presented a unique opportunity to allow elderly residents the chance to remain in a 
residential neighborhood in affordable housing.”  
 
Apart from Tumwater, most of the cases analyzing spot zoning deal with the government up zoning property for 
increased development. Here, Kenmore would be essentially down zoning or at least not permitting increased densities. 
In Jones v. King County, the county down zoned Jones’ property from urban to rural for environmental protection 
purposes. Jones argued the down zone was an illegal regulatory taking of his property without compensation and a 
violation of due process. These are practically the same arguments one would make in a spot zoning claim. The Court of 
Appeals ruled that the down zone was valid. It was not a regulatory taking because despite being down zoned “Jones still 
maintains all the rights of ownership and can still develop the land, even if not to the extent previously desired. Thus, 
the property still has economic value.”  
 
Regarding a due process violation, the court held that when a government burdens private property for public interest, 
there is a possibility that the regulation becomes so burdensome that the property owner is in essence being required to 
remedy a public problem, which is a violation of due process. The court pointed to Guimont, the WA Supreme Court case 
in which the court invalidated a state law requiring mobile home park owners who close their parks to pay for the 
tenants’ relocation costs. There, by forcing mobile home park owners to pay for relocation, the state had overly 
burdened park owners with the responsibility of helping displaced residents. Additionally, there are a few WA Supreme 
Court cases striking down a Seattle ordinance that required developers to pay large fees after razing affordable housing 
units. Again, by requiring developers to pay costs, the government was forcing private parties to remedy a public 
issue.  But that is much different than a rezone in which the property owner is losing no property rights. Yes, the 
property owner is being regulated to some degree, but the court ruled that reasonable land use restrictions are not 
unduly burdensome just because development has been restricted. In light of Tumwater and related cases, we do not 
believe Kenmore’s proposed mobile home park zone would be illegal spot zoning. 
 

 Protection for senior mobile home parks. 
 
Finally, you had asked if there are any red flags if Kenmore wants to provide increased protections to the senior mobile 
home park. The legal issue would be whether the city is violating equal protect laws by “favoring” low income seniors. 
Programs that benefit seniors must be rationally related to a legitimate government interest. This is a very low standard 
and gives local governments the freedom to enact a wide range of laws to assist vulnerable citizens. I did not find any 
local cases directly on point. However, there is a Colorado federal case, Knutzen v. Eben Ezer Lutheran Housing Center, in 
which the court ruled that a housing program funded by HUD that prioritized elderly and disabled tenants “is rationally 
related to the legitimate government interest in affordable housing which is tailored to the distinct and varied needs of 
the elderly and handicapped.” Therefore, at this point, we believe assisting low income seniors is permissible.  
 
Again, please let me know if you have any follow up questions or would like me to prepare any additional materials for 
tonight’s meeting. 
 
Jake 
 

 

Jacob J. Stillwell | Attorney 
Skyline Tower, Suite 1500 | 10900 NE 4th Street | Bellevue, WA 98004 
P: 425.450.4276 | F: 425.635.7720 
vCard | website | jstillwell@insleebest.com 
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This electronic mail transmission is privileged and confidential and is intended only for the review of the party to whom it is 
addressed.  If you have received this transmission in error, please immediately return it to the sender.  Unintended transmission 
shall not constitute waiver of the attorney‐client or any other privilege. 
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Kelly Chelin

From: Jacob J. Stillwell <jstillwell@insleebest.com>
Sent: Wednesday, June 20, 2018 4:06 PM
To: Lauri Anderson
Subject: RE: Mobile home park/ Seattle first in time analysis

Hi Lauri – thanks for refreshing my memory! Yes, a property owner can choose to take advantage of increased densities 
in exchange for those kinds of affordable housing restrictions. The voluntary nature of that arrangement makes it 
fundamentally different from the Seattle first in time litigation (incentivizing vs. mandating). I haven’t seen any policies 
where developers are incentivized to rent to specific people, versus to set aside affordable units generally, in exchange 
for certain benefits. This wouldn’t be an unlawful taking of private property for private benefit because the developer 
would be voluntarily entering into this arrangement. However, to avoid a “gifting of public funds” challenge, the city 
would want to make sure to highlight the public function being served by this policy – i.e., preserving affordable housing, 
mitigating displacement, etc.  
 
I hope that clarifies things – thanks! 
 
Jake 
 

 

Jacob J. Stillwell | Attorney 
Skyline Tower, Suite 1500 | 10900 NE 4th Street | Bellevue, WA 98004 
P: 425.450.4276 | F: 425.635.7720 
vCard | website | jstillwell@insleebest.com 

This electronic mail transmission is privileged and confidential and is intended only for the review of the party to whom it is 
addressed.  If you have received this transmission in error, please immediately return it to the sender.  Unintended transmission 
shall not constitute waiver of the attorney‐client or any other privilege. 

 

From: Lauri Anderson [mailto:landerson@kenmorewa.gov]  
Sent: Wednesday, June 20, 2018 3:45 PM 
To: Jacob J. Stillwell <jstillwell@insleebest.com> 
Subject: RE: Mobile home park/ Seattle first in time analysis 
 
Hi Jake‐‐  I think we agreed earlier that the City could require the first right to rent in exchange for giving the property 
owner a benefit.  For example, we will increase your density and in exchange you must provide affordable units and rent 
them to the folks currently living on your property.  Is this still a problem? 
 
Lauri 
 

From: Jacob J. Stillwell [mailto:jstillwell@insleebest.com]  
Sent: Wednesday, June 20, 2018 3:37 PM 
To: Lauri Anderson <landerson@kenmorewa.gov> 
Subject: Mobile home park/ Seattle first in time analysis 
 
Hi Lauri, 
 
I apologize for the delay in providing an analysis of the recent Seattle “first in time” case as it relates to the mobile home 
park options. I was waiting to see if I could access the parties’ appellate briefs, but they haven’t been submitted yet.  
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The King County Superior Court’s decision in Chong, et. al. v. City of Seattle likely prohibits a city law requiring a property 
owner developer to rent new units to displaced mobile home park residents. In Chong, Seattle passed a “first in time” 
ordinance, which required landlords to rent apartments to the first applicant meeting the rental criteria. Relying on 
Manufactured Housing Communities of Washington v. State, in which the Supreme Court invalidated a state law giving 
mobile home park tenants the right of first refusal to buy the mobile home in which they lived, the superior court held: 
“Choosing a tenant is a fundamental attribute of property ownership. Like a sale of a fee interest, a lease is a disposition 
of a property interest. Manufactured Housing held that selecting a buyer to purchase a property interest is a 
fundamental attribute of property ownership. Similarly, the right to grant a right of first refusal in the context of a 
leasehold is just as fundamental as the right to sell fee title in Manufactured Housing.” 
 
Also citing Manufactured Housing, the court held that the Seattle ordinance was an unlawful government taking of 
private property for private use: “The state in Manufactured Housing defended the right‐of‐first‐refusal law by lauding 
its public benefits: preserving housing stock for the poor. The Court held that such benefits could not transform the 
private nature of the taking into a public one. Similarly, the FIT rule is a taking for private use, regardless of any public 
benefit.” 
 
Property owners of new developments that displaced mobile home park tenants could make a similar argument that any 
city law requiring them to rent to displaced residents 1) deprives them of their right to dispose of their own property, 
and 2) is a public taking of private property for private use. Now, the city could always encourage such activity through, 
for example, inclusionary zoning at affordable rates. But a rental requirement would likely face legal challenges. That 
said, Seattle did appeal this ruling. However, as I mentioned, we aren’t able to review the appellate arguments just yet. 
I’ll be sure to keep an eye on this case as it progresses. Please let me know if you have any questions. 
 
Thanks, 
 
Jake 
 

 

Jacob J. Stillwell | Attorney 
Skyline Tower, Suite 1500 | 10900 NE 4th Street | Bellevue, WA 98004 
P: 425.450.4276 | F: 425.635.7720 
vCard | website | jstillwell@insleebest.com 

This electronic mail transmission is privileged and confidential and is intended only for the review of the party to whom it is 
addressed.  If you have received this transmission in error, please immediately return it to the sender.  Unintended transmission 
shall not constitute waiver of the attorney‐client or any other privilege. 
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City Council Business Agenda Itemi
KENMQBE

City of Kenmore, WA

Subject/Topic: For Council Meeting Agenda of:
Ordinance #I8—O466“Temporary Homeless July 9, 2018
Shelters”

Department: City Manager’s Office

Prepared by:JackUrquhart, Management Intern

Initial 55:Date
Approved by Department Head:
Approved by City Attorney:
Approved by Finance Director: C
Approved by City Manager: /‘filoff KL

Proposed Council Action/Motion: 7..-lab,lo] 5
Direct staff to present Ordinance #180466 for
Council consideration on July 23, 2018. Exhibits/Attachments:

Ordinance #18—0466
Policy Memo

INFORMATION/ BACKGROUND:
Over the last year, Kenmore has received multiple requests to use sites as temporary shelters. The City has
appropriately conditioned applications through its Temporary Use Permit process. However, the question has been
raised as to whether Kenmore should have specific code provisions for temporary shelters to address concerns of
safety and security, and establish expectations for temporary shelter permit applicants. At the January 2018 retreat,
the City Council directed staff to produce a policy memo in summer 2018 with research and recommendations for a
temporary shelter ordinance.

OnJune18, staff presented a recommendation for temporary homeless shelter regulations and low—barriertemporary
shelter regulations. The City Council determined to revisit lowebarrier shelters at another time and directed staff to
draft an ordinance for temporary homeless shelters with direction on adjustments to the proposed ordinance.

Staff has prepared an ordinance for public hearing and Council review, which will be held on July 9. The Council
could direct staff to present Ordinance #180466 for Council consideration onJuly 23.

FISCAL CONSIDERATION:
$1566 for a SEPA Review.
Staff will take time to review applications.
Enforcement of the policy would require occasional inspections (a couple times per 125—daystay) to the site and
emergency response (rare occurrences) from Police and Fire.
City Council would establish a permit fee.

COUNCIL GOAL/BUDGET OBJECTIVEBEING ADDRESSED:
Kenmore 20«year Vision, item No. 9: offers a diversity of housing types to provide a choice of attractive living
accommodations for all residents

Kenmore 20—yearVision, item No. 11:supports the safety, health, and welfare of all of its citizens
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CITY OF KENMORE

WASHINGTON

ORDINANCE N0. 18-0466

AN ORDINANCE OF THE CITY OF KENMORE, WASHINGTON
RELATING TO ZONING AND LAND USE CONTROLS AND
TEMPORARY HOMELESS SHELTERS; AND ADDING A NEW
SECTION 18.100.200 TO THE KENMORE MUNICIPAL CODE TO
ENACT REGULATIONS FOR TEMPORARY HOMELESS
SHELTERS.

WHEREAS, the City Council desires to “provide access to adequate housing options and
access to services to meet the basic needs of all income levels,” in order to foster a “connected,
involved and family-oriented community that values diversity,” as established in its priority-based

'

budgeting process; and

WHEREAS, as declaredby Seattle and King County in a state of emergency in 2015 and
reported in The Seattle Times in December 2017, King County has the third—largestconcentration
of homeless persons in the United States; and

WHEREAS, the City Council directed staff to report to the City Council possible
amendments to the City code to establish a consistent and not burdensome permitting process for
temporary homeless shelters; and

WHEREAS, to prepare the report,City staff worked with interestedmembers of the public,
churches, and human service organizations and reviewed regulations of other municipalities on
this topic; and '

WHEREAS, on July 9, 2018, the City Council held a public hearing on amendments to
the City code proposed by City staff on this topic and received public testimony on the proposed
amendments and on this topic; and

WHEREAS RCW 35 .21.9l5(l) states that “a religious organization may host temporary
encarnprnents for the homeless on property owned or controlled by the religious organization
whether within buildings located on the property or elsewhere on the property outside of
buildings;’’ and

WHEREAS RCW 35 .21.915(2) states that “a city or town may not enact an ordinance or
regulation or take any other action that imposes conditions other than those necessary to protect
public health and safety and that do not substantially burden the decisions or actions of a religious
organization regarding the location of housing or shelter for homeless persons on property owned
by the religious organization;” and
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WHEREAS, in its 20-year Vision Statement adopted in 2015, the City Council envisions
a community that “supports the safety, health, and welfare of all of its citizens;” and

WHEREAS, KMC l8.100.l25 states that an applicant for a temporary use must

demonstrate that the proposed temporary use “will not be materially detrimental to the public
welfare;”

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF KENMORE,
WASHINGTON, DO ORDAIN that a new Section 18.100.20Ois added to the Kenmore Municipal
Code as set forth in the attached Exhibit “A.”

ADOPTED BY THE CITY COUNCIL AT A REGULAR MEETING THEREOF ON

THE DAY OF , 2018. '

CITY OF KENMORE

David Baker, Mayor

ATTEST/AUTHENTICATED:

Kelly Chelin, City Clerk

Approved as to form:

Rod Kaseguma, City Attorney

X. B. Ordinance #18-0466 Temporary Shelters Land Use - Jack Urquhart, Ma...

Page 295 of 326



FILED WITH THE CITY CLERK:

PASSED BY THE CITY COUNCIL:

ORDINANCE NO.:

DATE OF PUBLICATION:

EFFECTIVE DATE:
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«o

EXHIBIT"A"

Chapter 18.100

GENERALPROVISIONS —— NONCONFORMANCE,EXISTINGLEGALUSES,ANDTEMPORARYUSES

***

18.100.100 Temporary use permits.

A temporary use permit is a mechanism by which the City may permit a use to locate within the City on

an interim basis, without requiring full compliance with the development standards, or by which

the City may permit seasonal or transient uses not otherwise permitted.

Except as provided by KMC18.100.110, a temporary use permit shall be required for:

A. Uses not otherwise permitted in the zone that can be made compatible for periods of limited

duration and/orfrequency;

B. Uses permitted in a zone which do not meet all of the required development standards but that can

be made compatible for periods of limited duration and/or frequency; or

C. Limited expansion ofany use that is otherwise allowed in the zone but which exceeds the intended
scopeofthe original land use approval. [0rd. 11-0329 § 3 (Exh. 1).]

18.100.110 Temporary use permits — Exemptions to permit requirement.

A. Any use not exceeding a cumulative total of two days each calendar year shall be exempt from

requirements for a temporary use permit.

B.The following uses shall be exempt from requirements for a temporary use permit when located in

the RB,WC, UC, CB, DC, PSP, P, or NB zone for the time period specified below:

1. Uses not to exceed a total of 30 days each calendar year:

a. Christmas tree lots; and

b. Produce stands.

2. Uses not to exceed a total of 14 days each calendar year:

a. Amusement rides, carnivals, or circuses;

b. Community festivals; and

c. Parking lot sales.

C. Any community event held in a park and not exceeding a period of seven days shall be exempt from

requirements for a temporary use permit.
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D. Temporary uses or activities, conducted during an emergency event, or training exercises conducted
at emergency sites, designated pursuant to an emergency management plan, shall not be subject to the
provisions of this title. [Ord. 14-0391 § 2 (Exh. 1); 0rd. 11-0329 § 3 (Exh. 1).]

18.100.120 Temporary use permits - Duration and frequency.

Temporary use permits shall be limited in duration and frequency as follows:

A. The temporary use permit shall be effective for up to 365 days after issuance by the city manager;

B. The temporary use shall not exceed a total of 90 days or as otherwise provided in this title; provided,
that this requirement applies only to the days that the event(s) authorized by the permit actually takes
place. This time limit may be extended by the city council following a public hearing on the proposal;

C. The temporary use permifshall specify a date upon which the use shall be terminated and removed;
and

D. A temporary use permit shall not be granted forthe same temporary use on a property more than
once per calendar year; provided, that a temporary use permit may be granted for multiple events

during the approval period. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.125 Temporary use permits — Decision criteria.

A temporary use permit shall be granted by the City only if the applicant demonstrates that:

A.The proposed temporary use will not be materially detrimental to the public welfare;

B. The proposed temporary use is compatible with existing land uses in the immediate vicinity in terms
of noise and hours of operation; and

C. Adequate public off-street parking and traffic control for the exclusive use of the proposed temporary
use can be provided in a safe manner. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.130 Temporary use permits - Parking.

Parking and access for proposed temporary uses shall be approved by the City. [Ord. 11-0329 § 3 (Exh.
1).]

18.100.140 Temporary use permits — Traffic control.

The applicant for a proposed temporary use shall provide any parking/traffic control attendantsas
specified by the department. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.15O Temporary construction buildings.

Temporary structures for storage of tools and equipment, or for supervisory offices, may be permitted
for construction projects; provided, that such structures are:

A. Allowed only during periods of active construction; and

B. Removed within 30 days ofproject completion or cessation of work. [Ord. 11~0329 § 3 (Exh. 1).]

18.100.16O Temporary construction residence.
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A. A mobile home, motor home, travel trailer, or truck camper may be permitted on a lot as a temporary

dwelling for the property owner, provided a building permit for a permanent dwelling on the site has

been obtained and adequate provisions are made for utility services, including potable water and waste

water disposal.

B.The temporary construction residence permit shall be effective as longas the building permit for the

permanent dwelling on the site is active.

C.The temporary construction residence shall be removed within 90 days of:

1. The expiration of the building permit for the permanent dwelling on the site; or

2. The issuance of a certificate of occupancy for the permanent residence, whichever occurs first. [0rd.

11-0329 § 3 (Exh. 1).]

18.100.17O Temporary mobile home for medical hardship.

A. A mobile home may be permitted as a temporary dwelling on the same lot as a permanent dwelling,

provided:

1. The mobile home together with the permanent residence shall meet the setback, height, building

footprint, and lot coverage provisions of the applicable zone; and

2. The applicant submits with the permit application a notarized affidavit that contains the following:

a. Certification that the temporary dwelling is necessary to provide daily care, as defined in

Chapter 18.20 KMC;
'

b. Certification that the primary provider of such daily care will reside on-site;

c. Certification that the applicant understands the temporary nature of the permit, subject to the

limitations outlined in subsections B and C of this section;

d. Certification that the physician's signature is both current and valid; and

e. Certification signed by a physician that a resident of the subject property requires daily care, as

defined in Chapter 18.20 KMC.

B. Temporary mobile home permits for medical hardships shall be effective for 12 months. Extensions of

the temporary mobile home permit may be approved in 12-month increments subject to demonstration

of continuing medical hardship in accordance with the procedures and standards set forth in subsection

A of this section.

C.The mobile home shall be removed within 90 days of:

1. The expiration of the temporary mobile home permit; or

2. The cessationof provision of daily care. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.18O Temporary real estate offices.

One temporary real estate office may be located on any new residential development; provided, that

activities are limited to the initial sale or rental of property or units within the development. The
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office use shall be discontinued within one year of recording of a short subdivision of four lots or less or
issuance of a final certificate of occupancy for an apartment development, and within two years of the
recording ofa formal subdivision or short subdivision of more than four lots. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.190 Temporary school facilities.

Temporary school structures may be permitted during construction of new school facilities or during
remodeling of existing facilities; provided, that such structures:

A. Are allowed only during periods of active construction or remodeling;

B. Do not expand the student capacity beyond the capacity under construction or remodeling; and

C. Are removed within 30 days of project completion or cessation of work. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.200 Temporary homeless shelters.

A. In recognition ofthe need for temporary housing for homeless persons, it is the purpose of this
section to allow sponsoring religious, non—profit, and governmental organizations (hereafter,

”sponsoring organizations”) to use property owned or controlled by them for temporary homeless
shelters, while preventing harmful effects associated with such uses, including but not limited to the use
of open flames, the possibility of impediments to emergency services, the possibility of environmental
degradation, the use of improper sanitary facilities, and the possibility of any other factors that would
be considered a nuisance under applicable laws.

B. Temporary homeless shelters may be permitted in accordance with the following procedures,

requirements and standards, which shall apply instead of KMC 18.100.120 through 18.100.140:

1. The city manager is authorized to issue temporary use permits for temporary homeless shelters only

upon demonstration by the sponsoring organization that all public health and safety requirements of
this section have been satisfied or adequately addressed. The city manager may administratively adjust

such requirements upon entry of findings and conclusions to support the adiustment.The city

manager may terminate a permit upon a determination that the shelter site is unfit for human
habitation due to safety concerns, bad sanitary conditions or health related concerns, or disorderly or
disorganized activities that adversely impact the safety, health, and welfare of the neighborhood

ad‘acent to the shelter site.

2. An application for a temporary homeless shelter shall include the following:

a. The dates of the start and termination of the shelter;

b. The maximum number of residents proposed;

c. The location, including parcel numberls) and addressles);

d. The namelslof the sponsoring organizationls);

e. A proposed plan regarding se|f—management;
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e. A site plan, demonstrating provision for adequate sanitary facilities and conformance to all safety and

health requirements ofthis section, which shall be reviewed by the city manager and may be revised to

incorporate best practices‘

f. A transportation plan, containing details of how residents will arrive at the shelter upon

commencement and depart from the shelter at termination, and containing a general day—to—dav

transportation plan and the location of nearby transit stops.

g. A code of conduct, which shall include a provision that the residents will agree to the code prior to

being permitted to dwell on site, and which shall at a minimum prohibit or require, as applicable, the
following:

i. Drugs or alcohol-

ii. Weapons‘

iii. Violence’

iv. Open flames-

v. Loitering in the area surrounding the site; and

vi. Observance of Quiethours.

C. A temporary homeless shelter shall be subiect to and satisfy the following health and safety standards

at all times:

1. Have a maximum of 50 residents. The City may further limit the number of residents as site conditions

dictate.

2. Have a total site area of at least 150 square feet per resident.

3. Have a maximum duration of 125 consecutive days. At approximately the 60-day mark, the

sponsoring organization must file a report with the city manager prior to and summarize the report at a

City Council meeting.

4. Return to the same site only after 180 days have lapsed from the end date of the previous shelter.

5. Enclose outdoor shelters on all sides with a minimum si><—foottall, sight—obscurinj fence. No fence is

required if the site is out of view of adiacent properties.

6. Not construct permanent structures within the shelter site. May use existing permanent structures

for sheltering or service provision.

7. Identify and have a point of contact who can be reached by phone at any time.

10. Prohibit children under the age of 18 from staying overnight unless accompanied by a parent or

guardian.

11. Screen each potential resident before admission to the shelter for active warrants and sex offender

status. The sponsoring organization shall notify the City Police immediately if a sex offender or person

with an active warrant is identified.
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12. Provide adequate sanitary facilities s and satisfy all applicable public health requirements.

13. Allow inspections by City and King County Health, Fire, and Police Departments at any reasonable
time and without notice.

14. Provide a minimum of two off~street parking spacesper 25 residents, except for cold-weather
shelters with a fluctuating number of residents, which require a minimum of four off—streetparking

waces. Any required parking for the principal/existing use on-site shall not be displaced as a result of
the shelter.

15. Restrict smoking to a designated smoking area, which must be a minimum of 25 feet from adiacent
properties.

16. Observe quiet hours in accordance with KMC8.05.025.

D. The sponsoring organization applicant shall accomplish the following:

1. A minimum of 30 days before submittal of the application, mail notice by first class mail to owners,
residents, and tenants of all property within 1,000 feet ofthe subiectproperty. The notice at a minimum
shall inform the surrounding community of the proposed duration and operation of the shelter, the
applicable standards and requirements of this section, the provisions of the proposed code of conduct,
and mechanisms for obtaining information regarding shelters in general and theproposed shelter in
particular. At least two business days before mailing the notice, the sponsoring organization shall submit
a copy of the draft.notice to the city manager.

2. A minimum of 14 calendar days before the city manager's decision on the application, mail notice by

first class mail of the date, time and location of aa public informational meeting regarding the
application. The notice shall be mailed by first class mail to owners of property within 500 feet of the
subiect property and residents and tenants adjacent to the subiect property. At least two business days

before mailing the notice, the sponsoring organization shall submit a copy of the draft notice to the city

manager. At the meeting, the sponsoring organization shall provide the information of the proposed

duration and operation of the shelter, conditions that will likely be placed on the operation of the
shelter and the provisions of the the code of conduct, and to answer questions regarding the proposed
shelter.

3. A minimum of 14 calendar days before the city manager's decision on the application, the City shall
update the City's website with the date of the applicatiom shelter location, and proposed duration and
operation of the shelter.

E. The following conditions shall apply to all temporary homeless shelters:

1. In no event shall more than one shelter be in operation within the City at any given time.

2. Shelters are prohibited in critical areas and their buffers.
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City of Kenmore, Washington.
ENMORE

IW lI|l-' l.\|\’l<:

Memorandum

Date: June 8,2018

To: Rob Karlinsey, City Manager
From: Jack Urquhart, Management Intem

Re: Temporary Shelter Policy

Recommendation

Staff recommends that the City Council reviews data and examples of temporary shelter
ordinances contained in this memo and discusses whether to direct staff in drafting a policy
ordinance.

Problem and History

Over the last year, Kenmore has received multiple requests to use sites as temporary shelters
and/or resource centers. The City has appropriately conditioned applications through its
Temporary Use Permit process. However, the question has been raised as to whether Kenmore
should have speci?c code for temporary shelter regulations to address concerns of safety and
security. At the January 2018 retreat, the City Council directed staff to produce a policy memo in
summer 2018 with research and recommendations for a temporary shelter ordinance.

Current Conditioning

The Kenmore Code currently establishes general regulations for Temporary Use Permits.
Kenmore’s Temporary Use code is included in this packet as Appendix A.

Two Types of Shelters

A potential new policy could address two different types of homeless shelters: 1) temporary
shelters and 2) low—barriertemporary shelters.

Definitions

For the purpose of this memo and policy matrix (Appendix B), staff will define temporary
shelters as barrier-based indoor and outdoor shelters, including outdoor encampments.

Low-barrier temporary shelters are indoor shelters with minimum expectations from tenants.
They often will not reject residents for things such as drugs, alcohol, and pets. Many do not

require identi?cation for sex offender or active warrant checks. However, staff proposes that low-
barrier temporary shelters as defined by Kenmore can include shelters with sex offender and
warrant checks, so long as other barriers are absent.

18120 68"‘Ave NE - Kenmore, WA 98028
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Staff proposes that the City Manager or designee issuing Temporary Use Permits will classify
applicant shelters as temporary shelters or low-barrier temporary shelters depending on their
barrier characteristics, and corresponding regulations will apply.

Regulation Areas

Refer to the attached matrix with comparisons of temporary shelter policies from Shoreline,
Kirkland, and Bothell. The matrix shows details of each city’s policy per regulation area, with a

proposed Kenmore policy in the highlighted columns for both types of shelter. The Kenmore
proposal is a launching point for the City Council to consider each regulation area and make its
own determinations.

Key regulations areas are as follows:

Application Requirements and Permit Fee

Jurisdictions require varying amounts of information from applicants. Many call for plans to

ensure the managing and or/sponsoring organization’s consideration of safety, health, site
impacts, security, transportation, and parking. Ultimately, a designated staff member will review
applications and grant permits based on meeting application requirements and public health and
safety requirements.

The permit fee for a recent homeless encamp1nent’s temporary use permit in Woodinville was
$976 and was paid by the sponsoring church. Bothell’s transitory accommodation permit fee was

$2,842, including a 5 percent technology fee. In Redmond’s research, they found the average fee
to be $1,135. A chairman for Camp Unity said their permit fees have normally ranged from $300-

$2,000 and have occasionally been waived. He described high permit fees as “onerous” for Camp
Unity and its sponsoring organizations.

When Kenmore issued temporary use permits for encamprnents and emergency shelters in the

past year, no permit fee was applied.

Of note: Redmond is quite different than other cities surveyed. Its code allows for permits that
can be granted for five years and allow three stays over that period of time, as long as

encampment plan and conditions remain unchanged. Therefore, its fee of $2,652.53 is divided
over three possible stays. Though it was not adopted, Redmond also explored permitting ?ve
stays on one five-year permit, and loweringthe fee to $1000 ($200 per stay).

The City Council will establish an appropriate permit fee.

Location

A buffer of 20 ft. from abutting properties is a common standard for required separation.
Jurisdictions typically prohibit critical areas and their buffers for shelter sites.

The City Council will likely address concerns regarding a separation distance for low-barrier
temporary shelters from surrounding properties or speci?c types of properties, such as schools
and public areas. Staff proposes discretion in the Temporary Use application process to determine
whether the site’s location and condition meet the requirement of not being in con?ict with the
health and safety of the community (see KMC 18.115.40 E for language that will be applied).
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If the City Council determines a speci?c separation distance from certain types of properties
should be required, staff seeks direction from the City Council in determining regulations.

Maximum Occupancy

Typical maximum occupancy per city ordinance is 100. Camp Unity has changed its maximum
occupancy to 40, based on the difficulty of managing a site with more residents. A separate
maximum occupancy for indoor, cold—weatheremergency shelters may not be necessary. A few
other jurisdictions in the state require a minimum of 150 square feet per resident for outdoor
encampments.

Duration

Temporary shelters: Typical duration limits for temporary encampments are around 90 days. In
Tacoma’s newer temporary shelter policy, shelters can be permitted for a 185-day stay, with the
possibility of extending to one (1) year. The Camp Unity chairman said that 90 days is difficult,
because set up and take down both require one week apiece. Camp Unity would prefer a duration
limit of 120 days, so as to have three (3) locations over the course of a year, instead of four (4),
although 125 days would actually ensure only three annual sites.

Low-barrier temporary shelters: Organizations such as Lake City Partners Ending Homelessness
typically rotate from church to church one month at a time during the coldest months of the year.

Frequency

Other municipalities have commonly opted for six (6) months to one (1) year for the amount of
time that needs to transpire before requesting a new permit on a vacated site.

In Kenmore’s case, Northlake Lutheran Church has been the site of an outdoor homeless
encampment and an indoor, low—barriertemporary shelter. A decision can be made on whether
the two separate types of shelters can be hosted concurrently or successively on the same site. For
instance, code could regulate that one site can only host one temporary shelter at the same time,
and a speci?ed amount of time must transpire between permits for the same site unless successive
shelters are of different types (i.e., an encampment followed shortly thereafter by a low—barrier
temporary shelter).

Concurrence

Some cities opt to regulate how many encampments or other temporary shelters can operate at the
same time. Tacoma has a limit of six (6), with extra stipulations on where they can be located.
Lynwood has a limit of one (1).

Pre-screening ofResidents

Temporary shelters: Other jurisdictions commonly obtain identi?cation of residents and perform
checks for sex offenders and active warrants. If sex offenders or persons with active warrants are

identi?ed, police is immediately noti?ed.

Low-barrier temporary shelters: Low-barrier shelter organizations often don’t require
identi?cation from residents, as their funding depends on it. Mark Ellerbrook from the King
County Department of Community and Human services confirmed that King County’s funding of
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Lake City Partners Ending Homelessness is contingent upon its low-barrier status, and that no

screening is a fundamental component of that status.

Code ofConduct

Codes of conduct are commonly required from sponsoring or managing organizations.
Jurisdictions vary in their codes of conduct requirements, with Kirkland’s being one of the most

comprehensive (see matrix). ‘

Notice

If desired, a minimumnotice for surrounding property owners and/or the public before the
beginning of operation for a temporary homeless shelter. For instance, Kirkland requires that all
owners of all properties within 500 ft. of the site be noti?ed by mail at least 14 days prior to

beginning of operation. Furthermore, notice must be published in the city newspaper and on the
city website. Sumner requires that owners of properties within 500 ft. be invited by the managing
or sponsoring agency to an information meeting, which must be held at least 30 days before
submitting the application.

Supervision

Outdoor encampments: Some jurisdictions require that a representative of the sponsoring or

managing agency he on site at all times.

Indoor, cold-weather emergency shelters: Lake City Partners Ending Homelessness requires that
two monitors be on site during operating hours. A regulation for minimum supervision should be
established.

Enforcement

Enforcement comes through 1) issuing permits based on applicants meeting all requirements, 2)
inspecting sites as stipulated in the ordinance, and 3) sending notice of non-compliance and, if
necessary, revoking the Temporary Use Permit. Other jurisdictions typically send violation
notices and give a reasonable period of time for compliance. If the Temporary Use Permit must

be revoked, all temporary shelter activities on the site must cease.

Conclusion

Staff recommends that the City Council reviews data and examples of temporary shelter
ordinances contained in this memo and discusses whether to direct staff to move forward in
drafting a policy ordinance.
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Explanation of Appendices

Appendix A: The current Kenmore Temporary Use code.

Appendix B: A policy matrix comparing neighboring codes for temporary encampments and a

proposal for Kenmore regulations, with colunms for temporary shelters and low-barrier
temporary shelters.

Appendix C: The Shoreline Temporary Use code with a section addressing “transitional
encampments.” Shoreline’s code is characteristic of neighboring codes, with language for
regulations that staff proposes be in?uential in Kenmore’s regulations.

Appendix D: The Tacoma Temporary Use code, with a section addressing “temporary shelters.”
City Attorney Rod Kaseguma favors the setup of the Tacoma code, insisting that Kenm0re’s code
could follow a similar order in addressing regulation areas.
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AppendixA: Kenmore Temporary Use
Code
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6/7/2018 Chapter 18,100 GENERAL PROVISIONS — NONCONFORMANCE, EXISTING LEGAL USES, AND TEMPORARY USES

18.100.100 Temporary use permits.

A temporary use permit is a mechanism by which the City may permit a use to locate within the City on an interim basis,

without requiring full compliance with the development standards, or by which the Citymay permit seasonal or

transient uses not othenivise permitted.

Except as provided by KMC 18.100.110, a temporary use permit shall be required for:

A. Uses not othenivise permitted in the zone that can be made compatible for periods of limited duration and/or

frequency;

B. Uses permitted in a zone which do not meet all of the required development standards but that can be made
compatible for periods of limited duration and/or frequency; or

0. Limitedexpansion of any use that is otherwise allowed in the zone but which exceeds the intended scope of the
original land use approval. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.110 Temporary use permits - Exemptions to permit requirement.

A. Any use not exceeding a cumulative total of two days each calendar year shall be exempt from requirements for a
temporary use permit.

B. The following uses shall be exempt from requirements for a temporary use permit when located in the RB, WC, UC,
GB, DC, PSP, P, or NB zone for the time period speci?ed below:

1. Uses not to exceed a total of 30 days each calendar year:

a. Christmas tree lots; and

b. Produce stands.

2. Uses not to exceed a total of 14 days each calendar year:

a. Amusement rides, carnivals, or circuses;

is. Community festivals; and

c. Parking lot sales.

C. Any community event held in a park and not exceeding a period of seven days shall be exempt from requirements for

a temporary use permit.

D. Temporary uses or activities, conducted during an emergencyevent, or training exercises conducted at emergency
sites, designated pursuant to an emergency management plan, shall not be subject to the provisions of this title. [Ord.

14-0391 § 2 (Exh. 1); 0rd. 11-0329 § 3 (Exh. 1).]

18.100.120 Temporary use permits - Duration and frequency.

Temporary use permits shall be limited in duration and frequency as follows:

A. The temporary use permit shall be effective for up to 365 days after issuance by the city manager;

B. The temporary use shall not exceed a total of 90 days or as otherwise provided in this title; provided, that this

requirement applies only to the days that the event(s) authorized by the permit actually takes place. This time limitmay
be extended by the city council following a public hearing on the proposal;

C. The temporary use permit shall specify a date upon which the useshallbe terminated and removed; and

htlp://www.codepublishing.comIWA/Kenmore/html/Kenmore18/Kenmore18100.html#18.100.100 1/2
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6/7/2018 Chapter 13.100 GENERAL PROVISIONS — NONCONFORMANCE, EXISTING LEGALUSES.AND TEMPORARY USES

D.A temporary use permit shall not be granted for the sametemporaryuse on a property more than once per calendar
year; provided, that a temporary use permit may be granted for multiple events during the approval period. [Ord. 11-

0329 § 3 (Exh. 1).]
‘

18.100.125 Temporary use permits - Decision criteria.

A temporary use permit shall be granted by the City only if the applicant demonstrates that:

A. The proposed temporary use willnot be materially detrimental to the public welfare;

B. The proposed temporary use is compatible with existing land usesin the immediate vicinity in terms of noise and

hours of operation; and

C. Adequate public off-street parking and traf?c control for the exclusive use of the proposed temporary use can be

provided in a safe manner. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.130 Temporary use permits 5 Parking.

Parking and access for proposed temporary uses shall be approved by the City. [Ord. 11-0329 § 3 (Exh. 1).]

18.100.140 Temporary use permits — Traffic control.

The applicant for a proposed temporary use shall provide any parking/traf?c control attendants as speci?ed by

the department. [Ord. 11-0329 § 3 (Exh. 1).]
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Appendix B: Policy ComparisonMatrix
with Kenmore Proposal
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2030.295 Temporary use.

A. A temporary use permit is a mechanism by which the City may permit a use to locate within the City (on private

property or on the public rights-of-way) on an interim basis, without requiring full compliance with the Development Code
standards or by which the City may permit seasonal or transient uses not otherwise permitted.

B. The Director may approve or modify and approve an application for a temporary use permit if:

1. The temporary use willnot be materially detrimental to public health, safety, or welfare, nor injurious to

property and improvements in the immediate vicinity of the subject temporary use;

2. The temporary use is not incompatible in intensity and appearance with existing land uses in the immediate

vicinity of the temporary use;

3. Adequate parking is provided for the temporary use and, if applicable, the temporaw use does not create a

parking shortage for the existing uses on the site;

4. Hours of operation of the temporary use are speci?ed;

5. The temporary use will not create noise, light, or glare which would adversely impact surrounding uses and

properties; and

8. The temporary use is not in conflict with the standards of the critical areas regulations, Chapter 20.80 SMC,

Critical Areas, and is located outside the shoreiinejurisdiction regulated by the Shoreline Master Program, SMC

Title @, Division II.

C. Except for transitional encampments, a temporary use permit is valid for up to 60 calendar days from the effective

date of the permit, except that the Director may establish a shorter time frame or extend a temporary use permit for up

to one year.

D. Additional Criteria for Transitional Encampment.

1. The site must be owned or leased by either a host or managing agency.

2. The application fee for a temporary use permit (TUP) for a transitional encampment is waived.

3. Prior to application submittal, the applicant is required to hold a neighborhood meeting and provide a written

summary as set forth in SMC 20.30.045 and 2030090.

4. The applicant shall utilize only government~issued identification such as a State or tribal issued identification

card, driver's license, military identification card, or passport from prospective encampment residents to develop a

list for the purpose of obtaining sex offender and warrant checks. The applicant shall submit the identification list to

the King County Sheriffs Of?ce Communications Center.

5. The applicant shall have a code of conduct that articulates the rules and regulation of the encampment. These

rules shall include, at a minimum, prohibitions against alcohol and/or drug use and violence; and exclusion of sex
offenders. The applicant shall keep a cumulative list of all residents who stay overnight in the encampment,

including names and dates. The list shall be kept on site for the duration of the encampment. The applicant shall

provide an affidavit of assurance with the permit submittal package that this procedure is being met and will
continue to be updated during the duration of the encampment.

6. The maximum number of residents at a transitional encampment site shall be determined taking into

consideration site conditions, but shall in no case be greater than 100 residents at any one time. Any proposed site

http://www.codepublishing.com/WA/Shoreline/html/Shoreline20/Shoreline2030.htm|#20.30.295 1/3
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shall meet the site requirements in subsection (D)(7) of this section and be of suf?cient size to support the activities
of the transitional encampment without overcrowding of residents.

7. Site Requirements.

a. The minimum useable site area for a transitional encampment shall be: 7,500 square feet for the first 50

residents, plus 150 square feet for each additional resident, up to the maximum allowable of 100 residents.

The useable site area may be a combination of contiguous parcels in the same ownership of the host or

managing agency. '

Z
,

b. Tents and supporting facilities within an encampment must meet 10-foot setbacks from neighboring

property lines, not including right-of-way lines or properties under the same ownership as the host agency.

Setback from rights-of-way must be a minimum of ?ve feet. Additionalsetback from rights-of-way may be

imposed based on the City's Traf?c Engineer's analysis of what is required for safety. Setbacks to neighboring

property lines may be reduced by the Director to a minimum of ?ve feet if it can be determined that the

reduction will result in no adverse impact on the neighboring properties, taking into account site conditions that

extend along the entire encampment area, including but not limited to:

i. Topography changes from adjoining property;

ii. Visually solid, minimum six-foot height, intervening structures;

iii. Distance from nearest structure on neighboring property;

iv. Vegetation that creates a visual screen.

c. The transitional encampment shall be screened. The screening shall meet setbacks except screening or

structures that act as screening that are already in existence. The color of the screening shall not be black.

d. A fire permit is required for all tents over 400 square feet. Fire permit fees are waived.

e. Alltents must be made of fire resistant materials and labeled as such.

f. Provide adequate number of 2A-10BC rated ?re extinguishers so that they are not more than 75 feet travel

distance from any portion of the complex. Recommend additional extinguishers in cooking area and approved

smoking area.

g. Smoking in designated areas only; these areas must be a minimum of 25 feet from any neighboring

residential property. Provide ashtrays in areas approved for smoking.

h. Emergency vehicle access to the site must be maintainedat all times.

i. Members of the transitional encampment shall monitor entry points at all times. A working telephone shall

be available to ensure the safety and security of the transitional encampment at all times.

j. Provide adequate sanitary facilities.

8. The encampment shall permit inspections by City, King County Health Department, and Fire Department

inspectors at reasonable times during the permit period without prior notice to ensure compliance with the

conditions of the permit.

9. The encampment shall allow for an inspection by the Shoreline Fire Department during the initialweek of the

encampment’s occupancy.

http://www.codepublishing.comNVNShoreline/html/Shoreline2OIShoreline2030.htmI#20.30.295 2/3
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10. Encampments may be allowed to stay under the temporary use permit for up to 90 days. A TUP extension
may begranted for a total of 180 days, on sites where agencies in good standing have shown to be compliant with
all regulations and requirements of the TUP process, with no record of rules violations. The extension request must
be made to the City, but does not require an additional neighborhood meeting or additional application materials or

fees. ‘

11. Host or managing agencies may not host a transitional encampment on the same site within 180 days of the

expiration date of the TUP for a transitional encampment.

12. At expiration of the permit, the host or managing agency shall restore the property to the same or similar
condition as at permit issuance. (0rd. 762 § 1 (Exh. A), 2017; 0rd. 724 § 1 (Exh. A), 2015; 0rd. 425 § 1, 2006).

3/3
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a valid building permit for which a completeapplication is submitted within 18 months following said damage, which permit
must be actively pursued to completion.

J. Nonconforming signs. Nonconforming signs shall be subject to the regulations found in Section l3.06.52l.N. Signs for
nonconforming commercial and/or industrial uses in a residential district shall be limited to the signage which existed at the
time it became nonconforming or, in the event the sign is destroyed or removed, it may be replaced by a sign not to exceed
32 square feet. ~

(Ord. 28376 Ex. E; passed Aug. 16, 2016: 0rd. 23336 Ex. C; passed Dec. 1, 2015: 0rd. 28230 Ex. D; passed Jul. 22, 2014:
0rd. 28077 Ex. C; passed Jun. 12, 2012: 0rd. 27893 Ex. A; passed Jun. 15, 2010: 0rd. 27771 Ex. C; passed Dec. 9, 2008:
0rd. 27539 § 18; passed Oct. 31, 2006: 0rd. 27431 § 11; passed Nov. 15, 2005: 0rd. 27079 § 47; passed Apr. 29, 2003:
0rd. 26933 § 1; passed Mar. 5, 2002)

13.06.635 Temporary use.

A. Purpose. The purpose ofthis section is to allow listed temporary uses which:

1. Are not contrary to the various purposes of this chapter;

2. Will not impede the orderly development of the immediate surrounding area, as provided for in the Comprehensive Plan
and the zoning district in which the area is located; and

3. Will not endanger the health, safety, or general welfare ofadjacent residences or the general public.

B. Temporary uses.

1. General. A temporary use shall be subject to the standards of development speci?ed in this section.

2. Duration and/or frequency. Where permitted as a temporary use, the following uses may be authorized for the time
speci?ed in Table 1, and subject to Section 13.06.635.B.

Table #1: TEMPORARY USES ALLOWED —- NUMBER OF DAYS ALLOWED
TemporaryUseType Days Allowed Per Year

I

Seasonal sales . 45

Carnival 14

Temporary housing See Section 13.06.635.B.3.a

Temporary office space See Section 13.06.635.B.3.b

Temporary storage See Section 13.06.635.B.3.d
Temporary shelters See Section 13.06.635.B.4

a. The duration of the temporary use shall include the days the use is being set up and established, when the event actually
takes place, and when the use is being removed.

b. A parcel may be used for no more than three temporary uses within a calendar year; provided, the time periods speci?ed in
Table 1 are not exceeded. Multiple temporary uses may occur on a parcel concurrently; provided, the time periods in Table 1
are not exceeded.

3. Temporary structure standards.

a. Temporary housing.

(1) Such use shall be placed on a lot, tract, or parcel of land upon which a main building is being in fact constructed. The
applicant shall have a valid building permit approved by Planning and Development Services;

(2) Such uses are of a temporary nature not involving permanent installations, including structures and utilities;

(3) That such a house trailer or mobile home shall be located at least 25 feet away from any existing residences;

(4) That confonnance with all applicable health, sanitary, and ?re regulations occasioned by the parking and occupancy of
said house trailer or mobile home shall be observed.

(5) The temporary housing shallbe removed within 30 days after final inspection of the project, or within one year from the
date the unit is ?rst moved to the site, whichever may occur sooner.

b. Temporary of?ce space.

(1) Such use shall be in accordance with the use regulations of the zoning district within which the temporary of?ce is located.

(Revised 4/2018) 13-268 Cily Clerk ‘s0?7ce
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(2) Such use is appropriatedue to the construction or reconstruction of a main buildingor the temporary nature of the use.

(3) Such use is of a temporary nature not involving pennanent installations, including structures, utilities, and other
improvements,unless such improvements are to be used in conjunctionwith a permanent structure, plans for which have been
approved by Planningand Development Services. This provision shall not be construed to prohibit the installation of utilities
necessary to serve the temporary use or the requiring of improvements necessary to eliminate or mitigate nuisances or adverse
environmental impactsresulting from the temporary use.

(4) Such a temporary building shall be located at least 25 feet away from any existing structure or structures under

constructionunless it can be demonstrated that a lesser distance will be adequate to safeguard adjacent properties and provide
a safe distance from any construction occurring on the site.

(5) Such temporary building shall not be required to comply with the design standards found in Section 13.06.S0l.

(6) That conformance with all applicable health, sanitary, and ?re regulations occasioned by the parking and occupancy of
said temporary building shall be observed.

(7) The temporary of?ce shall be removed within 30 days after ?nal inspection of the project, or within one year from the date
the unit is first moved to the site, whichever may occur sooner.

c. Carnival.

(1) Such uses are of a temporary nature not involving permanent installations, including both structures and utility services,
except those already existing on the premises. ‘

(2) Proper regard shall be given to the controlling of traf?c generated by the use with respect to ingress and egress to the given

, site and the off-street parking of automobiles attracted by the use.

(3) That any structures, buildings, tents, or incidental equipment shall be located at least 200 feet from existing residences;

(4) That off-street parking for the primary use on the site shall not be reduced below the required parking for that use.

cl.Temporary storage. Temporary storage units are transportable units designed and used primarily for temporary storage of
building materials, household goods, personal items and other materials for use on alimited basis, Temporary storage units,
where allowed, shall be subject to the following standards:

(1) Temporary storage units shall be allowed as part of an active construction projector active moving process.

(2) In residential zoning districts, the maximum duration of temporary storage shall be 180-days in any two-year period, with
up to one 60-day extension allowed at the discretion of Planning and Development Services.

(3) In commercial, mixed-use or industrial zoning districts, temporary storage units shall be removed within 30 days after ?nal
inspection ofthe project.

(4) Temporary storage units shall be placed in the least conspicuous location available to minimize disturbance to any
adjoining properties and shall be located in accordance with all applicablebuilding, health and ?re safety ordinances and
regulations. Units shall provide a minimum 5-foot setback from all exterior property lines and shall not be located within
required buffer areas. Units shall not block, impair, or otherwise unduly inconvenience pedestrianor vehicular traffic patterns,
emergency access, access points to the site, parking lots, or adjacent uses.

(5) Such use is of a temporary nature not involving permanent installations, including structures, utilities, and other
improvements, unless such improvements are to be used in conjunction with a permanent structure, plans for which have been
approved by Planning and Development Services. This provision shall not be construed to prohibit the installation of utilities
necessary to serve the temporary use or the requiring of improvements necessary to eliminate or mitigate nuisances or adverse
environmental impacts resulting from the temporary use.

(6) Such temporary building shall not be required to complywith the standard locational, bulk and area requirements or the
design, landscaping,parking and other standards found in Sections l3.06.500-.522.

(7) Planning and Development Services shall have lull discretion to stipulate additional limitations or conditions on such
temporary use to ensure that it does not unduly affect the health, safety, or general welfare of adjacent propertiesor residences
or the general public.

4. Temporary Shelters.

a. Purpose. In recognition of the need for temporary housing for homeless persons,it is the purpose of this section to allow
sponsoringreligious, non-pro?t, and governmental organizations to use property. owned or controlled by them for temporary
homeless shelters, while preventingharmful effects associatedwith such uses, including the use of open ?ames, the possibility

City Clerk's O?ice 13-269
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of impediments to emergency services, the possibility of environmental degradation, the use of improper sanitary facilities,
and the possibilityof any other factors that would be considered a nuisance under applicable laws.

b. Application. In order to allow sponsoring religious, non-profit, and governmental organizations to establish a temporary
shelter on qualifying property, a pennit must be obtained from Planning and Development Services in accordance with TMC
13.05, Land Use Permit Procedures, and the following:

(1) The Director of Planning and Development Services is authorized to issue permits for temporary shelters only upon
demonstrationthat all public health and safety considerations have been adequately addressed, and may administratively
adjust standards upon providing ?ndings and conclusions thatjustify the requirements. A permit allowing a temporary shelter
site may be terminated if the City determines the site is un?t for human habitation based on safety, sanitary conditions or
health related concerns or activities have become disorderly or disorganized so as to impact the safety, health, and welfare of
the neighborhood adjacent to the site.

(2) An application for a temporary shelter shall include the following:

(a) The dates of the start and termination of the temporary shelter;

(b) The maximum number ofresidents proposed;

(c) The location, including parcel number(s) and address(es);

(cl)The names of the managing agency, proposed self-management plan (the self-management plan would require
consultation with the sponsor and oversight by City staff and meetings with neighboring property owners, businesses, Safe
Streets organizations, Neighborhood Councils, and/or similar organizations), or manager and sponsor;

(e) A site plan showing the following shall be prepared and reviewed by staff, which will make recommendations for best
practices, including Crime Prevention through Environmental Design (“CPTED”) principles:

(i) Property lines;

(ii) Property dimensions;

(iii) Location and type offencing/screening (must be a minimum often feet from property lines);

(iv) Location of all support structures (administrative, security, kitchen, and dining areas) or planned space to be used inside
an on-site structure;

(v) Method of providing and location of potable water;

(vi) Methodof providing and location of waste receptacles;

(vii) Location of required sanitary stations (latrines, showers, hygiene, hand washing stations);

(viii) Location of vehicular access and parking;
‘

(ix) Location of dwellings for each person (must meet Tacoma-PierceCounty Health Department requirements);

(x) Entry/exit control points;

(xi) Internal pathways, and access routes for emergency services.

(0 A statement from the sponsoring religious, non-pro?t, or governmental organization regarding its commitment to maintain
liability insurance in types and amounts suf?cient to cover the liability exposures inherent in the pennitted activity during the
existence of any sponsored temporaryshelter;

(g) a signed trespass order ?led with the Tacoma Police Department;

(h) a mandatory preapplication meeting to be attended by city representatives, such as agents from Planning and Development
Services and Neighborhood and Community Services, as deemed appropriate;

(i) transition plan for assisting residents in moving to another location.

c. Safety and health requirements. A temporary shelter shall be established in accordance with the following standards:

(1) No more than 100 residents shall be allowed per shelter location. The City may further limit the number of residents as site
conditions dictate.

(2) A minimum of 7,500 square feet ofsite area shall be required for shelters serving up to 50 people. The minimum site area
may be proportionally reduced if adjacent existing buildings are used for sleeping or support facilities such as kitchen, dining
hall, showers, and latrines.

(Revised 4/2018) 13-270 City Clerk ': O?ce
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(3) For a shelter serving more than 50 residents, the minimum 7,500 square-foot site area shall be increased by 150 square feet
for each additional resident, up to a total of 100 residents.

(4) The maximum duration of a temporary shelter shall be 185 consecutive days, except as provided below:

(a) The Director may extendthe permit once for up to 40 days if unforeseen problemsarise regarding shelter relocation. An
extension must be requestedbefore the last 30 days of the temporary pennit and will not be granted if any violation of the
temporary shelter permit has occurred. Notice of such an extension shall be provided to the same noti?cation list required for
the original permit application, as well as any other individuals who commented on the original request.

(b) The Director may extend the permit once when inclement weather, natural disaster, or other emergency necessitates the
continued use of the shelter location. The Director may extend the pennit until the event necessitating the extension has ended
but no longer than 90 days. An extension must be requested prior to the event or when reasonable given the circumstances of
the event. Notice of such an extension shall be provided to the same noti?cation list required for the original permit
application,as well as any other individuals who commented on the original request.

(c) The Director may extend the temporary permit for a longer period, up to 180 days, if the shelter has demonstrated
continuing need and demonstrated compliance with this chapter. An extension must be requested before the last 60 days of the
existing temporary pennit. As indicated in Section 13.05.020.H, the maximum duration for this type of temporary permit is
one year, however, successive permits for one shelter facility can also be approvedunder this section. If an extension is
approved, the decision shall address any appropriate modi?cations to conditions of approval. This type of long-term
extension, or successive long-term permits, shall be processed in the same manner required for the original Temporary
Shelters Pennit (as outlined in Section 13.05), including the same level of communitynotification, community meeting, and
comment period. The Director’s decision regarding this type of extension shall require periodic monitoring not less than every
45 days. An extension shall not be granted if any violation of the existing temporary shelter permit has occurred. In
considering whether to grant this type of long-tenn extension, the Director shall consider factors such as:

i. The number of code compliance cases.

ii. The number of calls placed topolice due to disruptions on-site by residents.

iii. The number of community engagements, which may include meetings or volunteer opportunities.

iv. A report documenting the status of resident jobs, skills, or behavioral trainings.

v. A report documenting efforts, up to and including, transitioning of residents into other temporary, long-term, or more stable
housing.

(5) A temporary shelter may only return to the same site after six-months has lapsed since the end date of the previous
temporary shelter.

(6) In no event shall more than six temporary shelter sites be permitted within the City at any given time. Additionally, a
maximum of two (2) shelters should be allowed in any single Police Sector at any given time and a minimum of one mile must

separate each temporary shelter site. Prior to approvinga request for a secondtemporary shelter location within a sector, all
other sectors shall have a temporary shelter location. As part of process for approving a second location within a sector, the
City shall determine whether there are adequate City servicesto support the second location in a sector.

(7) Outdoor shelters shall be enclosedon all sides with a minimum six-foot tall, sight-obscuring fence. No fence will be
required if the site is out of View of adjacent properties.

(8) Permanent structures are prohibited from being constructed within the temporary shelter site. Existing permanent
structures may be used for sheltering or service provision.

(9) Temporary shelters are prohibited in Shoreline Districts, critical areas, and their buffers.

(10) The sponsoringreligious, non-pro?t, or governmental organization shall work with Neighborhood and Community
Services and other agencies to find more permanent housing solutions for the inhabitants of the shelter during its operation.

(11) One security/of?ce/operations structure shall be provided for the site manager. The manager must be onsite at all times.
Persons who are acting as the on-site manager must be awake while on shift to monitor the security of the shelter and be ready
and able to alert police and/or other emergency responders if the need arises.

(12) The minimum age for unaccompaniedshelter residents is 18 years of age. Individuals under the age of 18 will only be
allowed if accompaniedby a guardian. '

(13) Each resident shall be pre-screenedfor warrants and a background check shall be completed by the sponsor religious,
non-pro?t, or governmentalorganization. No sex offenders will be permittedas shelter residents.

City Clerk's ojjtce 13-271
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(14) The temporary shelter must be located within one—halfmile of a transit stop that is in service seven days per week.

(15) The following facilities and provisions must be made available on-site and approved for adequacy and location by the
Tacoma-Pierce County Health Department prior to occupancy: '

(a) Potable water as approved or provided by local utilities. Estimated usage is four to ?ve gallons per day, per resident.

(b) Provide sanitary toilets as provided in the following table:

Number of residents 1-20 21-40 41-60 61-80 81-100

Number oftoilets required 1 2 3 4 5

(c) Provide hand washing stations with warm water, soap, paper towels and covered garbage cans and recycling containers at
the following locations:

(i) Hand washing stations next to toilets provided in the following manner:

Number of residents 1-15 16-30 31-45 46-60 61-75 76-90 91-100

Number of stations required 1 2 3 4 5 6 7

(d) Showering facilities are required as provided in the following table:

Number of residents 1-33 34-66 67-100

Number of showers required 1 2 3

(e) At least one food preparation area with refrigeration, sinks, and cooking equipment. If food is prepared on-site, adequate
dishwashing facilities must be available.

(f) Food preparation,storage, and serving. No children under the age often shall be allowed in food preparation or storage
areas.

(g) An adequate water source must be made available to the site.

(h) Indoor sleeping facilities must meet the following standards:

(i) Must comply with all life safety and building code requirements.

(i) Outdoor sleeping facilities must meet the following standards:

(i) Appropriate spacing is required between all temporary, semi-permanent, and permanentsleeping structures of all types,
materials, and sizes. Appropriate spacing will be specified during applicationintake and review.

0) Waste water disposal, which drains to sanitary sewer.

(k) Solid waste: Garbage and recycling removal by local utilities. Adequate scheduled dumping to prevent over?ow.
Infectious waste/sharps disposal shall be made available.

(1)Premises must be maintained to control insects, rodents, and other pests.

(16) Premises must be maintained as approved by the Tacoma Fire Department (“TFD”), including:

(a) Approvalletterfrom the TFD, should the shelter site contain structures in excess of 200 square feet or canopies in excess
of 400 square feet.

(b) Provide ?re extinguishers _inquantity and locations as specified by TFD.

(c) Adequate access for ?re and emergency services, with a minimum of two access points, shall be maintained.

(cl)No smoking or open ?ames shall be allowed in sleeping or food prep structures. Smoking within the shelter site will be
within designated smoking areas only.

(e) Electrical inspections,in coordination with a Planning and Development Services electrical inspector, shall occur to ensure
‘

safe installation of power, if provided, including to support facilities (administration, security, kitchen, dining, shower,
hygiene, and latrine facilities) and any sleeping structures.

(f) Security Plan. The security plan shall:

(i) List the contact name and phone number of the on—sitemanager;

(ii) Contain an evacuation plan for the temporary shelter;
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(iii) Contain a controlled access plan for residents; and

(iv) Contain a fire suppression andemergency access plan.

(17) Parking standards.

(a) Parking spaces, layouts, and con?guration shall be designed in accordance with TMC 13.06510.

(b) A minimum of two off—streetparking spaces per 25 residents are required for all temporary shelters.

(c) Any required parking for the principal/existing use on-site shall not be displaced as a result of the temporary shelter.

(18) Refuse and recycling containersshall be provided on-site, with service provided by Solid Waste Management and paid
for by the applicant. ‘

(Ord. 28498 Ex. A; passed Apr. 10, 2013: 0rd. 28460 Ex. A; passed Oct. 17, 2017: 0rd. 28216 Ex. C; passedApr. 22, 2014:
0rd. 28109 Ex. 0; passed Dec. 4, 2012: 0rd. 27893 Ex. A; passed Jun. 15, 2010: 0rd. 27079 § 43; passed Apr. 29, 2003:
0rd. 26933 § 1; passed Mar. 5, 2002)

13.06.640 Conditional use permit.

A. Purpose. In many zones there are uses that may be compatible but because of their size, operating characteristics, potential
off—siteimpacts and/or other similar reasons warrant special reviewon a case-by-case basis. The purpose of the conditional
use permit review process is to determine if such a use is appropriateat the proposed location and, if appropriate, to identify
any additional conditions of approvalnecessary to mitigate potential adverse impacts and ensure compatibilitybetweenthe
conditional use and other existing and allowed uses in the same zoning district and in the vicinity of the subject property. The
zoning district use tables identify which uses require a conditional use permit (see Sections 13.06.l00, -.200, -.300, and -.400).
These uses may be authorized by the Director or Hearing Examiner in accordance with the procedures established in TMC
l3.05 and the applicable criteria outlined below.

B. Conditional uses and height. Since certain conditional uses have intrinsic characteristics related to the function or operation
of such uses, which may necessitate buildings or other structures associated with such uses to exceed the height limits of the
zoning districts in which the conditional uses may be located, the Director or Hearing Examiner may authorize the height of
buildings or other structures associated with the following conditional uses to exceed the height limit set forth in the zoning
district in which such uses are located; provided, such height is consistent with the criteria contained in subsection C of this
section:

1. Airports.

2. Religious assembly.

3. Schools, public or private.

4. Public safetyand public services facilities.

5. Hospitals.
.

6. Wireless communication towers or wireless facilities, subject to the requirements set forth in Section 13.06545, and the
time limitations set forth in Chapter 13.05, Table G.

7. Utilities.

8. Park and recreation.

9. Surface Mining, and subject to the requirements of Section 13.06.540.

In order to ensure that the location and character of these uses will be compatiblewith the Comprehensive Plan, a review and
decision by the Director or Hearing Examiner are required prior to the issuance of any conditional use permit.

C. Conditional Use Pennits and Historic Properties. For proposals affecting properties that are listed individually on the
Tacoma Register of Historic Places, or are within historic special review or conservation districts, the Director shall refer the
complete applicationto the Landmarks Preservation Commission for comment regarding whether the proposal appears to

meet applicablehistoric guidelines and standards.

D. Criteria. A conditional use permitshall be subject to the following criteria:

1. There shall be a demonstrated need for the use within the community at large which shall not be contrary to the public
interest.‘

'
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