
 

 

  
 Planning Commission WORKSHOP MEETING Agenda 

March 2, 2026 at 6:30 PM 
City Hall Council Chambers - 210 W. 6th Ave - Virtual 

 

 
The City of Kennewick broadcasts meetings on the City's website and Zoom.  You can watch the broadcast or register to participate via 
Zoom on the Planning Commissions webpage at www.go2kennewick.com/PlanningCommission. 
 
The public can also submit comments by either filling out an online form at www.go2kennewick.com/PCPublicComment, via e-mail to 
cedinfo@ci.kennewick.wa.us, or submitting written comments to Kennewick Planning Commission, P.O. Box 6108, Kennewick, WA 
99336. Comments must be received no later than 4:00 p.m. on the day before the meeting. 
 
1. Call to Order 
 Roll Call/Pledge of Allegiance 

2. COMPREHENSIVE PLAN PERIODIC UPDATE - HOUSING ELEMENT 
 a. Comprehensive Plan Periodic Update - Housing Element 

3. CITY COUNCIL ACTION UPDATES 
 a. City Council Action Updates; Reports, Comments or Discussion of Commissioners & 

Staff 

4. ADJOURNMENT 
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KENNEWICK COMPREHENSIVE PLAN

Kennewick Comprehensive Plan
Project Update

March 2, 2026

Planning Commission
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KENNEWICK COMPREHENSIVE PLAN

Agenda

• Housing Element

▪ Key feedback from the community

▪ Current state law requirements

▪ Land Capacity Analysis findings

▪ Concepts for increasing capacity for low-income housing

• Next steps:

▪Housing work group

▪Housing Action Plan

▪ Comprehensive Plan public meeting in May
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KENNEWICK COMPREHENSIVE PLAN

Housing Issues Feedback
3
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KENNEWICK COMPREHENSIVE PLAN
4

Interviewed Organizations

Kennewick Fire Department

Kennewick Police Department

Kennewick Parks & Recreation 

Department

Kennewick Community Development 

Block Program

Kennewick City Council

Kennewick School District

Kennewick Irrigation District

Ben Franklin Transit

Benton County Human Services

Benton Franklin Health District

Kennewick Housing Authority

Habitat for Humanity 

Port of Kennewick

Visit Tri-Cities

Historic Downtown Kennewick Partnership

Benton Public Utilities District

Pacific Northwest National Laboratory

Home Builders Association

Tridec

Stricker CRE

Retter & Co.

Kiemle Hagood

Canyon Lakes Golf Course

A range of people provided a variety of perspectives on challenges and opportunities in Kennewick. 

Interviews occurred in July and August of 2025. Represented organizations include:

Stakeholders were placed into six focus groups:

1. Urban Design & Development

2. Economic Development

3. Housing

4. Infrastructure

5. Public Health & Safety

6. Recreation
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KENNEWICK COMPREHENSIVE PLAN

Housing Stakeholder Findings

• Housing costs in Kennewick continue to increase  

• “Affordable housing” has a social stigma

• Homeless is increasing but shelter capacity remains limited

• Single-family houses remain a strong market preference, 
especially for young families, but most stakeholders said a 
wider variety of housing is needed to serve different incomes 
and populations 

• Infill development is seen as a priority over expanding to the 
edge of urban growth boundaries, though infill can be more 
expensive with land costs and infrastructure upgrades

• Updates to development regulations and permitting practices 
could help with some cost pressures
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KENNEWICK COMPREHENSIVE PLAN
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2025 Visioning Survey

Online Survey

• Open June to September (12 weeks)

• 802 entries recorded

• Distributed widely by City via newsletters and 
project website, and shared with stakeholder 
organizations
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“The modest home (1800 sq. ft) I bought 20 years ago in Kennewick, unmarried in my mid-20s, has nearly 
tripled in value since. That's great for my equity, but my income has not tripled in that time…had I not bought 
back then, I don't know how we'd afford a home now….I know lots of people in our situation who feel the 
same.” – Chris, homeowner

“My children have all grown and moved out. I would like to downsize my home, but it would cost me double 
the monthly mortgage payment to get into a *smaller* home.” – Jenna, homeowner

“…Parents with adult children who have disabilities have very few options in getting these individuals a 
chance at independence and integration into the community.” – Sean, homeowner

“I moved back to take care of my aging parents, who have both passed. Now I am looking into building multi-
generational housing with my adult son and his family. We are finding the limitations of ADU's in Kennewick 
discouraging and challenging.” – Dana, renter

“I am a millennial with a graduate degree and a professional job. With the current housing market and 
interest rates, I'm unable to afford to buy a home for my family of four.” – Amanda, renter

Housing Stories – Sample of Quotes
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KENNEWICK COMPREHENSIVE PLAN
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Which of the following ideas would you be willing to accept to 
create more affordable homes in Kennewick for low- to moderate-
income residents and workers? Select all that apply.

12%

15%

17%

21%

21%

24%

27%

29%

37%

39%

A citywide property tax levy to fund the creation of housing
to low- and moderate-income people

Lessen or remove government requirements for off-street
parking to be provided, for some types of housing or in…

Other (please specify)

None of these

Taller and/or larger residential buildings in neighborhoods

Reduced minimum size of new residential lots (allow
smaller lots and homes)

Integrating more housing in commercial areas

Government incentives for private housing projects to
reserve some units for low- moderate-income households

Infrastructure incentives for low- and moderate-income
projects

Encouraging more homes on existing residential lots, such
as backyard cottages or mother-in-law suites

Detached ADU

Carriage House ADU

Mother-in-law suite

#1 response for renters

#1 response for <30 years old

Page 9 of 54



KENNEWICK COMPREHENSIVE PLAN
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2026 Housing Questionnaire

• Online and paper format

• Open December 1, 2025, through February 6, 
2026 (10 weeks)

• Targeted to better understand the needs of 
renters and lower-income households

• Distributed by City via partnerships with 
community-based organizations

• 60 respondents

• 40% homeowners

• 60% renters or populations experiencing homelessness or living 
with family or friends
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KENNEWICK COMPREHENSIVE PLAN
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Housing Questionnaire Key Takeaways
Challenges and Needs

• Housing and utility affordability are 
the primary housing concerns

• 37% of respondents struggle to pay their 
utility bills

• 33% cannot afford their housing 

• 82% think housing cost is the most 
significant citywide housing issue

• Safety and food access are the most 
important factors in housing location 
decisions.

• 68% and 50% of respondents prioritize 
them over other options, such as parks, 
community spaces, or public transit
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KENNEWICK COMPREHENSIVE PLAN

Housing Questionnaire Key Takeaways

Support for Strategies

• Over half of respondents 
(55%) were supportive of 
encouraging more 
homes on existing 
residential lots, such 
as mother-in-law units.

• 40% were supportive of 
incentives for projects to 
reserve some units as 
affordable

11
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KENNEWICK COMPREHENSIVE PLAN

Member Organizations

Benton County Human Services

Benton Franklin Community Action Committee 

City of Kennewick Community Development Dept

City of Kennewick Council 

City of Kennewick Housing Authority 

City of Kennewick Planning Commission (2)

City of Kennewick Planning Dept

Columbia Basin Veterans Center 

Domestic Violence Services 

Elijah Family Homes 

Habitat for Humanity: Tri-County Partners 

Home Builders Association 

Numerica Credit Union 

Seasons Housing 

Senior Life Resources 

Snipes H3

Tru-City Association of Realtors 

12

Housing Work Group

• Group has met three times between October 
and April 2025

• Objectives: 

• Help identify housing barriers

• Provide input on strategies and policies to 
address impacts and begin to undo racially 
disparate impacts in housing

• Ensure the Housing Element reflects 
Kennewick’s unique context and needs
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KENNEWICK COMPREHENSIVE PLAN
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Housing Work Group Feedback

• Key highlighted barriers to housing development:

• Critical area regulations

• Cultural preferences and NIMBYism

• Support for strategies:

• Streamline permitting and add additional clarification around 
timelines

• Reduce fees for affordable housing

• Consider creative opportunities and approaches when considering 
pushback with any extreme changes (incremental changes to 
effectively integrate higher density housing)

• Integrate quality of life considerations when amending development 
regulations

• Coordinate housing efforts countywide 

• Implement short-term solutions for populations 
experiencing homelessness or in need of assistance during the long-
term housing strategy
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KENNEWICK COMPREHENSIVE PLAN

Questions?

14
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KENNEWICK COMPREHENSIVE PLAN

Housing Element Approach
15
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KENNEWICK COMPREHENSIVE PLAN

Comprehensive Plan Elements

Comprehensive 
Plan

Climate Element

Economic 
Development 

Element

Capital Facilities 
Element

Transportation 
Element

Land Use 
Element

Utilities Element

Housing Element

16
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KENNEWICK COMPREHENSIVE PLAN

Housing Element Audit – Key Findings

• Significant updates are needed to 

meet the data analysis and policy 

requirements of current state law

• Goals and policies have gaps for 

important topics, such as for low-

income and special-needs 

populations 

• Some goals and policies are vague or 

outdated

17

Excerpt of current Housing Element
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KENNEWICK COMPREHENSIVE PLAN

Recommended Housing Element Reorganization

Volume I

• Existing conditions summary

• Housing needs and affordability tools summary

• Goals and policies (numbered sequentially)

Volume II Appendix

• Housing Needs Assessment*

• Racially Disparate Impacts Analysis*

• Displacement Risk Analysis*

• Housing Barriers and Adequate Provisions Analysis*

• Housing stakeholder interviews summary

* Analysis required by state law

18
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KENNEWICK COMPREHENSIVE PLAN

State Law Implementation

A variety of Housing Element policy updates should address recent state law updates: 

• ADU’s, middle housing, and co-living in most residential areas

• Lot splits and unit lot subdivisions for small-lot homeownership options

• Impact fees must be proportional to the unit size of dwelling units

• Minimum parking requirements must be reduced for residential development

• Design standards should be clear and objective

• …and more related to supportive housing, definitions, and other topics

19
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KENNEWICK COMPREHENSIVE PLAN

Existing Goals

20

Goal # of Policies MAKERS Comments

Goal 1: Support and develop a variety of 
housing types and densities to meet the 
diverse needs of the population.

6 Should be expanded to cover a variety of state-
level requirements on specific housing types

Goal 2: Encourage preservation of the 
existing housing stock through public 
and private investments.

4 Might not rise to the importance of a goal, and 
most of the policies need clarifications

Goal 3: Promote affordable housing for 
all economic segments of the 
community.

4 Mostly good policies, and should be expanded 
with more details on how this goal can be met

16 Total Balance brevity with covering enough of the 
variety of important housing issues
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KENNEWICK COMPREHENSIVE PLAN

Potential Housing Goal Reorganization

• Goal H-1: Housing Supply

• Goal H-2: Housing Affordability and Access

• Goal H-3: Housing Quality

• Goal H-4: Partnerships for Affordable Housing

• Goal H-5: Seniors and Special Needs Housing

• Goal H-6: Housing Action Plan Implementation

21
Page 22 of 54



KENNEWICK COMPREHENSIVE PLAN

Housing Action Plan

• Separate but parallel product

• Will have more specific ideas and 
implementation details for achieving 
Kennewick’s housing goals

22
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KENNEWICK COMPREHENSIVE PLAN

Questions?

23
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KENNEWICK COMPREHENSIVE PLAN

Land Capacity Analysis
24
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KENNEWICK COMPREHENSIVE PLAN

LCA: Purpose & Process

Purpose: Determine if there is sufficient buildable land within the UGA to support 
future growth

Process:

• Identify land capable of supporting future development

• Calculate capacity of buildable land supply

• Compare capacity to growth targets

Small methodology adjustments since Fall 2025:

• Better align with intent of May 2025 code revisions

• Correct minor Excel formula error
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KENNEWICK COMPREHENSIVE PLAN

LCA: Updated Methodology

26

Revision
Fall 2025 Draft LCA 
Methodology

Updated LCA 
Methodology

Impact on LCA Results

RH density

49.8 du/ac for lots 1,000+ sqft 
(unit density)

27 du/ac for lots < 1,000 sqft 
(max density)

27 du/ac for all lots (max 
density)

•Reduced capacity by 1,434 units (0-80% AMI)

•Reduced middle housing affordable density 
bonus by 159 units (0-80% AMI)

Assume some multifamily 
in commercial zones (CN, 
CO, CC, CR, CG, CM)

None (0% res / 100% com) 10% res / 90% com • Increased capacity by 894 units (0-80% AMI)

Revise assumed mixed use 
split in the UMU zone

50% res / 50% com 65% res / 35% com • Increased capacity by 56 units (0-80% AMI)

Vista Fields

Parcels not marked as pipeline 
(a few marked as vacant 
commercial or mixed, most 
considered developed)

All parcels marked as pipeline 
consistent with Vista Field 
Master Plan

•Added 1,095 units to pipeline (120%+ AMI)

•Slightly reduced commercial and mixed-use 
capacity

Correct estimate of 
existing commercial and 
industrial acreage

Total acreage after market 
factor deduction applied

Total acreage before market 
factor deduction applied

•Reduced job capacity because of 
lower assumed job densities (increased 
estimate of existing acres)
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LCA: Updated Residential Analysis

27

Zone Category Affordability Level
Pipeline 
Capacity

Additional 
Capacity

Total 
Capacity

Low Density
High income 
(>120% AMI)

2,364 1,269 10,842 13,206 12,111 < Vista Fields pipeline units

Moderate Density
Moderate income 
(>80-120% AMI)

935 6,979 7,914 7,970 < Scrivener's error

Low-rise & Mid-rise 
Multifamily

Low income 
(0-80% AMI) & PSH

554 3,225 3,709 3,779 4,263 < 
RH density (reduced), some residential 
in commercial & UMU split (increased)

Guaranteed 
Affordable Housing

Low income 
(0-80% AMI)

0 365 524 365 524 < RH density (no middle housing bonus)

ADUs
Low income 
(0-80% AMI)

0 279 279

Total 3,853 2,758 21,689 22,332 25,542 25,090

Note: Totals may not sum due to rounding.
AMI = area median income, calculated by the U.S. Department of Housing and Urban Development
Sources: City of Kennewick, 2026; Benton County, 2025; BERK, 2026.

Note: Job capacity was reduced but is still above estimated growth. Focus here is on residential.

Key Results of the Update

Increased overall capacity.

Reduced capacity for units 
affordable to 0-80% AMI.

Increased capacity for units 
affordable to 120%+ AMI.
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KENNEWICK COMPREHENSIVE PLAN

LCA: Updated Residential Analysis

28

Housing Need (% of AMI) Zone Categories 2020–2046 Target Aggregated Target Capacity Surplus / (Deficit)

0–30% PSH

Low-Rise, 
Mid-Rise, 
ADUs

1,597

6,889 4,422 5,0651 (2,467) (1,824)

0–30% Non-PSH 1,007

>30% to ≤50% 2,513

>50% to ≤80% 1,772

>80% to ≤100%
Moderate 
Density

974

2,078 7,914 5,836

>100% to ≤120% 1,140

>120% Low Density 3,659 3,659 13,206 12,1112 9,547 8,452

Total 12,626 12,626 25,542 25,0902 12,916 12,464

PSH = Permanent Supportive Housing; AMI = Area Median Income.
1. Includes capacity for 279 ADUs on developed residential lots and 365 guaranteed affordable middle housing units.
2. Includes capacity of 812 units in the unincorporated UGA (low density housing for households with incomes >120% AMI)
Sources: City of Kennewick, 2026; Benton County, 2025; BERK, 2026.
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Affordable Housing For Who?

29
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KENNEWICK COMPREHENSIVE PLAN

Affordable Housing Types

The private market typically does not build for lower incomes. 

To serve the 0-60% AMI income level, government usually must be involved in 
providing direct funding, tax breaks, or other financial support for housing 
developments (sometimes referred to as “Capital A” Affordable Housing).

Development regulations must also be supportive of the housing types that 
support lower income levels, which is typically multifamily/apartments.

“Capital A” Affordable Housing: Housing constructed, renovated, or acquired using some amount 
of public money (direct subsidies or tax breaks) and has legal restrictions on who can occupy the 
housing unit, based on income levels

“Lower case a” affordable housing: Housing that is naturally lower cost due to its age and 
condition, location, or type

30
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Questions?

31
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Concepts for Low-Income 
Housing Capacity

32
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KENNEWICK COMPREHENSIVE PLAN

Multifamily Housing Supply

Kennewick Context

• The recent “middle housing” update increases choices, but 
established single-family neighborhoods are unlikely to see 
much, if any, changes over the next 20 years

• Much of Kennewick is already built-out – so where can 
2,467 more low-rise and mid-rise homes be built?

• Key opportunities are the remaining vacant land, rural-size 
lots in the city, and underutilized commercial land

• Land supply and market construction alone does not 
guarantee affordability – additional programs and funding 
are likely to be needed

33
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KENNEWICK COMPREHENSIVE PLAN

What is Low-Rise and Mid-Rise?

34

Attached apartments and condominiums in larger buildings

Mid-Rise: Elevators, 4-8 floorsLow-Rise: Walk-ups, 2-3 floors
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KENNEWICK COMPREHENSIVE PLAN

Residential Development Standards

Zoning Regulation Concepts

• Adjust dimensional standards, such as:

▪ Increase/remove density limits in the RM and RH residential 
zones

▪ Revise height limits to encourage mid-rise projects and 
affordability incentives

▪ Adjust multifamily open space standards in some zones

• Reduce or remove parking requirements under new 
state law (RCW 35A.21.445)

• Prohibit new single-family development in the RM, RH, 
UMU, and commercial zones to preserve land for 
higher-density housing options

35

Example of current residential standards 
in the Kennewick Municipal Code

1
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KENNEWICK COMPREHENSIVE PLAN

Residential Development Standards

Other Regulations

• Reduce code barriers for permanent supportive housing and emergency 
housing

• Update design standards to align with construction market trends

• Discounted utility connection fees for affordable housing projects

• Provide better communication to applicants about permitting processes, 
approval criteria, and fees

• Adopt higher SEPA exemption thresholds for larger developments

• Consider the integration of state building code updates (3-6 unit middle housing 
buildings under the residential code, single-stair buildings, etc.)

36

1
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KENNEWICK COMPREHENSIVE PLAN

Future Land Use Map Updates

Land Use Category – Comprehensive Plan Zoning to Implement Land Use Category – Title 18

Low Density Residential (5 units per acre max) RS, RL, RMH

Medium Density Residential (13 units per acre max) RM, HMU, RTP

High Density Residential (27 units per acre max) RH

Medium-High Density Residential RM, HMU, RTP, RH

Mixed Use UMU

Commercial
CN, CO, CBD, CAR, CC, CR, CG, CM, HMU, BP
Consider options to consolidate

Industrial 
BP, IP, IL, IH
Consider options to consolidate

Public Facility PF, JF

Open Space OS, PF

Kennewick Comprehensive Plan
37
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Future Land Use Map Updates

Considerations for adding areas with the new 
Medium-High Density Residential designation:

• Increase options for property owners and the market 
land base for multifamily developers

• Housing survey indicates safety and food access are top 
priorities for existing residents

• Prime opportunities are clusters of vacant land or 
underdeveloped lots in good locations near commercial 
centers, public amenities, transit routes, etc.

• This review includes a handful of existing Low Density 
Residential areas

38

2
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KENNEWICK COMPREHENSIVE PLAN 39

Potential areas (circled) for changing to the new 
Medium-High Density Residential land use designation.

Developers will do case-by-case analysis of potential 
based on lot shape, infrastructure costs, financial returns, 
environmental conditions, etc.

2

Currently-Adopted Future Land Use Map Land Capacity Analysis Map
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KENNEWICK COMPREHENSIVE PLAN

Residential Use in Commercial Zones

• Today multifamily use is permitted in commercial zones 
if it meets commercial design standards, including:

• Min. 50% of street frontage dedicated to commercial use

• Min. 20% of total building square footage is commercial use

• Senate Bill 6026 in the Legislature would require some 
changes to these standards

• Recent examples of mixed-use development in the CC 
zone at The Resort and Argyle Southridge

• In this concept, residential would be more supported 
through zoning adjustments and infrastructure 
improvements

40

Argyle Southridge

Example of underdeveloped commercial land

3
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KENNEWICK COMPREHENSIVE PLAN 41

Examples of underdeveloped commercial land3

W. Canal Drive, looking east W. Clearwater Avenue, looking north
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KENNEWICK COMPREHENSIVE PLAN 42

With supportive zoning, some commercial areas 
(circled) may be more likely than others to develop 
housing in the next 10-20 years, based on current use, 
land value, and site size. 

Currently-Adopted Future Land Use Map Land Capacity Analysis Map

3
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Accessory Dwelling Units

ADU’s can count as fulfilling low-income housing 
needs if evidence shows the market or regulations 
are serving such households. 

Regulatory options may include:

• Permit tiny homes with permanent foundations

• Offer pre-approved building plans to homeowners 
to reduce design costs and permitting fees

• Reduce utility connection charges

• City funding for a revolving construction loan fund, 
down payment assistance, and/or fee waivers, etc. 
(in exchange for a unit being income-restricted)

43

4

Detached ADU in backyard
(Photo: Sightline Institute)

ADU above a garage in Boise, ID
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Public Land & Housing Co-Location

• Publicly-owned land can be sold or leased to 
affordable housing providers at a discount to 
reduce their development costs

• City-owned surplus land is rare, and needs to be 
confirmed it is not needed for future public purposes 
(utilities, capital facilities, parks, etc.)

• Opportunities may also be found with other public 
agencies, including the school district, port district, 
county, state, etc.

• Co-location builds housing above or adjacent 
to ground-level community facilities such as 
administrative offices, libraries, or recreation 
centers on the same property

44

The “Bubble on Gum” affordable housing 
development is a joint venture between the 
City and Kennewick Housing Authority

5
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Affordable Housing on Religious Organization Property 

• 2019 state law requires cities and counties to 
offer increased density to religious 
organizations that want to build affordable 
housing on their property

• Limited use so far because the bonus is only 
available if 100% of units are income-restricted. 
Only Seattle and Bellevue have passed 
implementing legislation

• House Bill 1859 in the Legislature would reduce 
the affordability requirement to 20-50% of units, 
improving economic feasibility

• There are 30-40 churches in Kennewick’s 
residential and commercial zones

45

Saint Andrew’s Lutheran Church in Bellevue plans to use 
the density bonus for a 100-unit housing development
(Photo: Imagine Housing and Mithun)

6
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Multifamily Tax Exemption (MFTE)

• Promotes development by temporarily 
exempting the residential portion of 
property value from taxation for 8-20 years

• One of the most effective and common 
tools in Washington for building affordable 
housing (60-115% AMI income levels)

• Since the program started in 1995:

• 61,000 total housing units built

• 11,000 rent-restricted units created

• Eastern WA cities using MFTE include 
Walla Walla, Spokane, Wenatchee, 
Ellensburg, and Yakima

46

Department of Commerce

7
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KENNEWICK COMPREHENSIVE PLAN

Multifamily Tax Exemption (MFTE)
• Key decisions for Kennewick would be:

• Which program lengths to use (8, 12, 20 year)

• What levels of affordability (income restriction) to 
require

• Which locations in the city to offer the program

• Other regulations or incentives, such as density or 
height bonuses

• Other considerations:

• Can result in reduced tax revenue or a shift with 
slightly increased rates on other properties 

• Staff time required for regular monitoring, oversight, 
and reporting

• Regular adjustments are needed to maximize public 
benefits

47

The Lodge in downtown Walla Walla opened in 2021. It has 
137 total units, with 20% of them affordable for 12 years.
(Photo: Kate Smith / Walla Walla Union-Bulletin)

Vue 22 in Walla Walla opened 
in 2008 and graduated from 
MFTE in 2020.

7
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Other Funding Options

• Affordable housing property tax levy (RCW 84.52.105)

• Affordable housing sales tax (RCW 82.14.530 and .540)

• Parking lot conversion sales tax (RCW 82.59)

• Tax increment financing (RCW 39.114)

• Impact fees waivers for affordable housing projects (RCW 82.02.060)

48

8

Page 49 of 54



KENNEWICK COMPREHENSIVE PLAN

Programmatic Tools (Anti-Displacement)

• Local tenant protections

• Mobile home park redevelopment protections

• Investing more in homelessness service partnerships

• City staffing and strengthened service-provider relationships

• Local transit service funding for improved connections between housing and 
jobs and social services

49

9
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Questions?
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Wrapping Up
51
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Next Steps

❑ March 24 City Council meeting on the housing element and low-income 
housing capacity (same content as today)

❑ Final Housing Work Group meeting

❑ Additional interviews with climate stakeholders

❑ First draft plan aimed for release in late April

❑ Public workshop on first draft plan in early May

❑ Critical areas ordinance update

❑ Planning Commission / City council adoption meetings starting in late 
summer

52
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Thank You

Staff contact:

Matthew Halitsky, AICP
Senior Planner, Community Planning Department
509.585.4416   
Matt.Halitsky@ci.kennewick.wa.us

53
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