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Medical Lake 2025 Housing Needs Assessment

Introduction

The Growth Management Act (GMA) requires local governments to “plan for and
accommodate” housing that is affordable to all economic segments, promote a variety of
residential densities and housing types, and encourage preservation of existing housing
stock.

This requirement is in line with the Medical Lake Healing Waters Strategic Plan. Objective
2.1.2 states, we shall “Provide a variety of densities and housing types to promote greater
choices and opportunities.” In addition, objective 2.1.3 states, the City should endeavor to
‘Meet a variety of needs including a broad range of health, social, and affordable housing
issues paying particular attention to senior citizens, low-income families, persons with
disabilities, and other special need populations.”

The Washington State Legislature recognized a statewide housing crisis, wherein the
housing supply is failing to keep pace with population growth. This lack of housing is
contributing to rapidly increasing prices and rents. In response, the Legislature passed
House Bill 1110, enacted in 2023, to help alleviate the crisis. The goalis to increase affordable
housing by diversifying the housing stock to better meet the full range of household
incomes. By incorporating varied housing types, the law also broadens opportunities for
first-time buyers, renters, seniors, and multigenerational households. The most notable
reform is the emphasis on “middle housing"

“Middle housing” means buildings that are compatible in scale, form, and character with
single-family houses and contain two or more attached, stacked, or clustered homes
including duplexes, triplexes, fourplexes, fiveplexes, sixplexes, townhouses, stacked flats,
courtyard apartments, and cottage housing. Middle housing provides more affordable
housing by design, since it typically costs less per unit and reduces land and energy
expenses.

The State Legislature has also passed House Bill 1337, enacted in 2023, requiring
jurisdictions to allow accessory dwelling units (ADUs) anywhere a single-family house can
be built. Another tool to address the housing crisis, ADUs offer smaller, more affordable
rental units in single-family zones where traditional homes are often out of reach. Families
can accommodate aging parents or adult children while maintaining privacy and
independence, helping seniors stay in their communities longer. In addition, ADUs allow
homeowners to generate rental income, offset mortgage costs, and increase property value.
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Furthermore, the Legislature has made it clear that in addition to allowing a variety of
housing types, jurisdictions should encourage them by removing burdensome regulations
and providing incentives.

The State Department of Commerce provides many resources including checklists,
guidebooks, and model ordinances to help plan for housing locally.

Housing for All Planning Tool (HAPT)

The Housing for All Planning Tool (HAPT) is an Excel-based resource developed by the
Department of Commerce to support jurisdictions in meeting the state's expanded (GMA)
housing requirements. This tool includes countywide housing needs projections based on
Office of Financial Management (OFM) population projections. Projected housing needs are
based on population projections and current household incomes. HAPT provides the
method for determining housing needs for moderate, low, very low, and extremely low-
income households, as well as emergency housing and permanent supportive housing
(PSH). These income levels are based on the Area Median Income (AMI) determined by the
US Department of Housing and Urban Development (HUD). For 2025, the AMI for Spokane
County is $100,800.

The following table represents the existing and projected housing needs for Medical Lake as
determined by HAPT.

Extremely Low Very Low Low Moderate
Income Income Income Income
0-30% AMI|0-30% AMI| >30-50% >50-80% | >80-100% |>100-120% Emergency
>120% AMI| Total )
Non-PSH PSH AMI AMI AMI AMI Housing
Existing Housing Units 184 o} 159 839 329 06 221 1828 0
10% 0% 9% 46% 18% 5% 12% 100%
Needed Housing Units 95 27 65 39 21 17 65 329 15
20% 8% 20% 12% 6% 5% 20% 100%
Total Housing Units 279 27 224 878 350 113 286 2157 15
13% 1% 10% 41% 16% 5% 13% 100%
*Area Median Income
*Permanent Supportive Housing
Each income level is associated with a housing type.
. Detached Single-  Townhouses and Accessory Dwelling  Apartments with
Housing Type ) Apartments . o
Family Houses Plexes Units Subsidies
Income Needed >120% AMI >80-120% AMI >50-80% AMI >50-80% AMI 0-50% AMI
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Housing Types
Detached Single-Family House
‘Detached Single-Family House" means a dwelling unit that is not attached to another

dwelling unit and sits on its own property.

Detached
Single-Family House

-

Attached Single-Family House (Townhouse)

“Townhouse" means a dwelling unit that is attached to another dwelling unit, extends from
foundation to roof and has a yard and/or right-of-way on not less than two sides. These
dwelling units are divided by fire walls, sit on individual properties and are sold individually.

Attached Single-Family House
y / / /

0 1 0 |
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Cottage Housing

‘Cottage housing” means dwelling units that are detached yet sit on a single property. The
units may be rented or sold as condominium units.

Cottage Housing

Plexes (Duplex, Triplex, Fourplex, Fiveplex, and Sixplex)

‘Plexes” means buildings that contain two to six dwelling units and sit on a single property.
The units may be rented or sold as condominium units.

Sixplex

Fourplex /
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Accessory Dwelling Unit (ADU)

‘Accessory Dwelling Unit" means a self-contained dwelling unit within or on the same
property as a single-family house.

Accessory

Dwelling Unit L H
\

ADU

House

Housing Inventory

The City of Medical Lake took a housing inventory in 2024. The process combined Spokane
County tax assessor data with City building permit data. Any discrepancies were verified with
a site visit or confirmation with a property owner/manager.

Per the inventory, as of 2024, the City has:
12901 (71%) Detached Single-Family Houses
331 (18%) Plexes (2 to 6 units)

204 (11%) Apartments

The City conducted a Land Capacity Analysis (LCA) in 2025. Using methodology developed
by Spokane County, potential residential development was determined. Per the LCA, based
on available land within the current city limits and the current zoning, it is possible that in the
next 20 years, the City grow by 293 units.

Single-Family Plexes Apartments  Total Units

Existing Housing Units 1201 331 204 1828
70.6% 18.1% 11.2% 100%
Additional Potential Units per LCA 204 48 41 2903
69.6% 16.4% 14.0% 100%
Total Housing Units 1495 379 245 2119
70.6% 17.9% 11.6% 100%

The Medical Lake community is content with this split of housing types and will attempt to
retain this as growth happens.

The HAPT, shows that the State would like Medical Lake to provide another 187 housing
units to those households between 0% and 50% of the average median income (AMI). Most
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typically, this housing must be subsidized to make it affordable to these household incomes.
The City of Medical Lake does not have the resources to provide incentives for subsidized
housing. However, the City is willing to work with other agencies to provide such housing as
long as supportive services are also available to these households. At this time, medical
care, mental health care, substance use care, employment training, and life skill training are
services not readily available within the City. If a resident depends on public transit, the
public bus is available hourly, making out of town trips difficult.

Current Zoning

The LCA was based on the current zoning standards. Medical Lake has six land use zones
that allow residential development.

Single-Family Residential (R-1): This zone is primarily for single-family detached residences
at a maximum density of 7.3 units per acre.

Single-Family Planned Residential (R-1P): This zone is primarily for single-family detached
residences in 5-acre or larger planned unit developments with a maximum density of 7.3
units per acre.

Two-Family Residential (R-2): This zone is primarily for single-family and two-family
residences with a maximum density of 9.2 units per acre.

Multiple-Family Residential (R-3): This zone is primarily for multifamily dwellings units with a
maximum of 18.3 units per acre.

MC-1: This zone allows both commercial and residential uses. There is no minimum or
maximum density for residential units, and no specific regulations about housing types,
however apartment buildings are the most likely to be developed in the zone.

Commercial (C-1): This zone is primarily for commercial uses, yet does allow residential on
the second floor and above.

Provide for Housing Options

There are many ways to increase the potential for housing diversity within the City of Medical
Lake. The following options are provided and meant to initiate conversations regarding the
subject, rather than providing absolute alternatives.

Option 1: Rezone industrially zoned land to residential.

There are two parcels between the Fox Hollow subdivisions and the northern edge of the
city limits that are zoned Industrial. The Nike Missile site accounts for about 9 acres of this
site. If the remaining portion of the properties is developed at the density of other Fox
Hollow subdivisions, this would likely result in approximately 100 detached-single family
homes.
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Option 2: Allow cottage housing on environmentally sensitive land.

There are large parcels of land in the northwest corner and southern edge of the City that
have significant bedrock and wetlands. By changing the zoning standards to allow cottage
housing, the land would not need to be divided into individual lots. This could create the
opportunity for development with less infrastructure and a smaller overall footprint,
preserving more environmentally sensitive land.

Option 3: Change commercial zoning standards to make residential development more
attainable.

The Commercial Zone (C-1) does not allow residential units on the first floor. This may be
appropriate in the central business district, but functions less well on land north of State
Route 9o02. By creating more flexible standards, mixed commercial and residential
development may be more attractive in that area.

Option 4: Remove minimum lot standards in the Multi-Family Residential (R-3) .

The R-3 zone is located around the central business district. It is meant to encourage a
higher density of housing in an area where walking to business is more convenient. The
current large minimum Lot size requirement prohibits development from happening on the
smaller lots in this area. By removing the minimum lot size, retaining existing housing will be
possible while adding units where appropriate.

Option 5: Allow more flexibility and housing types in zones that allow dwelling units.

The zoning code currently speaks to single-family houses, duplexes, and apartments. It is
written in a manner that expects these types of units to be exclusive to a site. These
standards prevent new units when a dwelling is retained, pushing developers to remove
viable housing to rebuild with higher density. By allowing more housing types and multiple
types of housing on the same site, it will be easier to add dwelling units to older, smaller lots
with existing housing.

Conclusion

To address the statewide housing crisis, the State Legislature is prioritizing “middle housing”
as a means to provide affordable housing for those households with incomes that are 80% to
120% of the area median income (AMI). Allowing Accessory Dwelling Units is mandatory and
helps address housing needs for households with incomes between 50% and 80% of the
AMI. To provide for those households with incomes between 0 and 50% of the AMI, subsidies
are likely needed. The City does not have the resources or services to support this housing,
however, Medical Lake recognizes the importance of this housing and is willing to partner
with other agencies. The are several options available to encourage a variety of housing
types by updating zoning standards and rezoning strategic properties.
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