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Executive Summary

deliberations. A final plan was recommended
on June 3, 2021.

KEY ASPECTS OF RETHINK
HOUSING ACTION PLAN

RETHINK HOUSING
ACTION PLAN
PROJECT EVERETT
OVERVIEW
Everett needs more housing to meet the needs
of the entire community. The current housing
availability and affordability crisis across the
nation, here in the Puget Sound, and in Everett
continues to threaten housing stability and
quality of life for the community. Many of
those hit hardest are households and
individuals that have fixed or lower incomes as
well as underserved and communities of color
in the community. Housing for all is a key
component to a thriving healthy city.
In 2019, the City Council directed staff to
develop a set of housing growth strategies,
policies, and programs to increase housing
supply and choices for current and future
residents. In 2020, Mayor Franklin placed
significant emphasis on the need for a
community-wide action plan.

Rethink Housing Action Plan
Committee Recommendation
Mayor Franklin appointed a Committee to
review and make recommendations on key
strategies the City could take to improve the
housing condition in Everett. The Committee
met several times and considered public input
and staff recommendations during their

The purpose of the plan is to layout clear and
achievable strategies that will support more
housing and preservation of existing homes to
equitably meet the needs of the community.
The Housing Action Plan recommended
strategies better align the City’s policies,
regulations, and funding to allow greater
predictability for developers and a greater
variety of housing types, making it possible to
increase housing supply while preserving
community character and compatibility with
existing neighborhoods.
The main areas of the strategies emphasize:
increasing housing variety, development in
urban corridors, transit-oriented communities,
and affordability and displacement.
These strategies promote opportunities to
encourage infill development in single family
zones, also referred to as “missing middle
housing”, that may feature more compact
housing types, including accessory dwelling
units, corner lot duplexes, townhouses, and
courtyard apartments. Supporting strong
incentives for new market rate and affordable
housing production and displacement
strategies in both urban corridors and transitoriented communities are priorities identified
in the Housing Action Plan. Evaluating parking
requirements and long-term progress
monitoring are also key components in the
areas of focus.

NEXT STEPS
The Housing Action Plan actions fall into key
implementation steps and establishes an
implementation schedule.
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Housing Action Plan Key
Implementation Steps





Coordinate revisions to the
Comprehensive Plan.
Develop additional revisions to the
Unified Development Code to expand
housing types and streamline
development requirements.
Improve local non-motorized
transportation infrastructure and other
amenities.



Coordinate a Development Incentives
Study for market-rate and affordable
housing development.



Develop a Parking Study to adjust
minimum parking standards.



Revise design guidelines and
requirements.



Assist tenants and homeowners with
housing costs and protections.



Coordinate a comprehensive and
sustainable program for housing
unsheltered members of the community.



Develop a long-term Affordable Housing
Funding Strategy.



Create ongoing monitoring programs to
determine achievements.

City Council Implementation
Plan
The Everett City Council adopted the Rethink
Housing Action Plan on October 6, 2021 under
Resolution No. 7700 including an
implementation plan that seeks to transform
potential steps listed in the Action Plan into a
commitment for action. The Implementation
Plan outlines Council’s intentions to move
forward with an understanding of a current
critical housing shortage. The implementation

schedule establishes timelines for specific
actions that will occur over a ten-year period.

Rethink Housing Implementation
Short-term actions
Accomplished within next 2
years & prior to 2024
Comprehensive Plan Update

Medium-term actions
Accomplished over the next 3-5
years prior to or as part of the
Comprehensive Plan update

Long-term & ongoing actions
To occur beyond the next 5 years.
Actions may be coordinated with
Comprehensive Plan updates &
may depend on earlier action
success

Schedule
Identified Short-Term Actions
S-1: ADU revisions to Code and process
improvements.
S-2: Initial review of Code changes to expand
housing diversity and provide more
requirement flexibility.
S-3: Revise design standards and guidelines to
reduce conflicts with denser housing.
S-4: Review tenant protections targeting
assistance to low-income tenants and
homeowners
S-5: Incentives study for changes to promote
market-rate and affordable housing
production.
S-6: Develop a Surplus Lands Inventory and
Strategy.
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Housing Action Plan
Increase housing variety
•Promote Accessory Dwelling Units through changes to code and processes
•Adjust the City's zoning code to faciliate greater housing diversity and production
•Update design requirements and requirements for neighborhood compatibility
•Update Comprehensive Plan to promote variety, cost reductions, and production

Development on Urban Corridors
•Adjust zoning code to encourage housing in urban corridors
•Coordinate Comprehensive Plan to promote development served by transit
•Provide a detailed economic study of potential incentives in urban corridors
•Improve non-motorized transportation options in urban corridors
•Maintain and enhnance local environmental quality and streetscapes

Transit-Oriented Communities
•Coordinate long-term preservation of TOD sites
•Diversify housing types in transit station areas
•Streamline code requirements to faclitate TOD development
•Update design standards or guidelines to reduce conflicts with new TODs
•Provide Comprehensive Plan that promote coordinated TODs in stations areas
•Prioritize public investment and Manamgent strategies to support TOD areas
•Promote affordable housing options in TODs

Affordability
•Update Multifamily Tax Exemption (MFTE) program
•Update development height incentive program for affordable housing units
•Promote Community Land Trusts for affordable owner-occupied housing
•Coordinate an Alleviating Homeless Housing Program with community partners
•Develop a sustainable strategy for affordable housing fund

Displacement
•Institute protections for tenants to reduce displacement
•Create financial assistance programs for affordable housing preservation
•Coordinate direct financial assistance to tenants and homeowners
•Develop an Mobile Home Park management policy
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Introduction
BACKGROUND
Everett, like much of the Puget Sound Region, faces a housing availability and affordability crisis. The
Puget Sound Regional Council recently issued a regionwide housing needs assessment estimating the
region is two years behind on housing production to meet housing demands. This crisis is unequally
impacting an unmet community housing need for low-income households and other underserved
members of the population. The unmet need is notably recognized in the visibility of homelessness in
the community. Over the past year, housing challenges have been exacerbated by the COVID-19
Pandemic primarily due to job and wage loss for many workers.
The City is expected to grow to a population of 165,000 and an employment base of about 140,000 by
2035 presenting growth challenges given the city’s vacant land availability and access to a higher level
of transportation infrastructure needed to accommodate the growth. According to the City’s Housing
Needs Assessment produced in 2019, the future housing need will require an additional 22,777 new
housing units for all income levels within the planning period. To meet the growth targets, average
production levels would require about 1,500 new units per year. While there have been a number of
new housing developments in the past two years, the annual average housing production between
2011 and 2018 was 231 new units indicating housing production levels have not kept pace to meet the
current and growing demand. Rental costs and home sales prices have risen causing many more
renters to be cost-burdened while shutting out opportunities for homeownership and wealth building
for many households. Over the next three years, Everett will begin planning for a new round of growth
targets for the new planning period 2024-2044 establishing additional housing production pressures
that may go beyond current zoning capacity.
Understanding this context, most new housing in Everett will be in multifamily development and
smaller housing types other than single family homes in both the rental and homeownership markets.
According to the US Census Bureau for the period 2015-2019, the average household size in Everett is
2.43, supporting the demand for smaller unit sizes. It is important to fully understand the barriers to
housing so that effective solutions can be implemented. These solutions must also include addressing
equity for Black, Indigenous, People of Color, and other marginalized community members.
The Rethink Housing Action Plan is an overall plan that includes recommended strategies and actions
that will further align city policies, regulations, and funding resources to support housing development
and opportunities now and into the future to meet housing needs for all.

PURPOSE AND OBJECTIVE
The purpose of the plan is to layout clear and achievable strategies that will support more housing to
meet the needs of the community. The Housing Action Plan recommended strategies better align the
City’s policies, regulations, and funding to allow greater predictability for developers and a greater
variety of housing types, intended to increased housing supply while preserving community character.
In the future, the City may consider annexation of all or a portion the Everett Municipal Urban Growth
Introduction
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Area and housing issues should be analyzed and evaluated for expansion of the proposed strategies
into those annexed areas.
In Everett, particular importance should be given to increasing residential capacity near jobs and/or
transit corridors to reduce pressure on the transportation system as our population grows.
The Housing Action Plan provides recommendations involving changes to the Comprehensive Plan,
development regulations, and funding priorities. Other important components of the Plan are an
implementation plan and a monitoring program.

SUMMARY OF THE HOUSING NEEDS ASSESSMENT
The Housing Needs Assessment (Appendix A) identifies the housing needed by income category for the
current planning period. The data indicates a few key points:
•

More housing units are needed for households below the 50% income threshold and above the
80% income level. These data points represent future need and not current gaps.

•

Everett demographics are shifting to families with less kids and less married couple families.

•

The Elderly (60+) population is growing and the future impact on housing and services will be
significant.

•

44% of the City’s housing stock is multifamily housing and 56% of units are single-family homes.

•

56% of households are renters while 44% are homeowners.
Figure 1. 2019–2035 Future Housing Need.
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Further analysis and data related to affordability and displacement in Appendix F indicate:
•

Only about 27% of homeowners are cost burdened and pay over 30% of their income on housing
costs, while 11% are severely cost-burdened and pay over 50%. Given that owners only make up
44% of the total households in the community, this means that housing cost burdens are less on
owners in the community.

•

For renters, however, there are significant housing cost burdens, both with respect to the
percentage of renters and with the total number of households. Just under half of all Everett
households are cost burdened with respect to housing, with nearly one-quarter severely cost
burdened and paying over half their income for rent.

•

There are several areas of the City vulnerable to household displacement, in particular, around
transit corridors.

PROCESS
The City began re-evaluating housing policy in 2017 and implemented housing initiatives through
Rethink Zoning in 2020 and the adoption of the 2020-2024 Consolidated Plan. In 2019, the Washington
State Department of Commerce offered grant funding under HB1923 for jurisdictions to develop and
adopt community-wide housing action plans that include strategies and implementation actions that
promote greater housing diversity, affordability and access to opportunity for residents at all income
levels. The City Everett was awarded $100,000 to complete the Rethink Housing Action Plan.

Rethink Housing Action Plan Process

Assessment

Rethink Housing Action Plan Advisory Committee
In the Fall of 2020, the Mayor appointed 11 members from existing Boards and Commissions to the
Rethink Housing Action Plan Advisory Committee. The purpose of the Committee was to review data,
understand the need, participate in community outreach sessions, and support a set of policies and
strategies that promote housing opportunities for all. Early committee meetings focused on building an
informational foundation regarding the housing condition in Everett and identifying the primary goals
of the Action Plan. Members also participated in discussions about different alternatives, strategies,
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and community input during regular meetings The Committee recommend a Rethink Housing Action
Plan to the Mayor and City Council on June 3, 2021.

Equity
Equitable development is a critical aspect of planning for all elements of a community and most
critically, housing to ensure that all residents who want to live in Everett have a safe and affordable
place to live, community attributes that ensure economic vitality, and healthy places to recreate. Those
that have been traditionally underserved, communities of color, and marginalized community
members should have their specific need identified as policies, regulations, and funding are set by the
local government. Equity driven decision must become a part of the overall housing action plan
throughout the implementation stages.

Public Engagement Activities
Public engagement activities around housing issues began in 2019 during the 2020-2024 Consolidated
Plan Update and the Rethink Zoning process which were completed in 2020. The Rethink Housing
Action Plan outreach launched in late 2020 with a Housing Forum focused on the region’s housing crisis
and the housing gap for middle income households. The second Housing Forum held in early 2021
provided the community with information about Homelessness issues at the national and local level.
The Forum panel discussed challenges, opportunities, innovation, and best practices for working
towards ending homelessness. The final Housing Forum held August 26, 2021, hosted a panel of highly
experience market rate and affordable housing developers who discussed opportunities and challenges
of developing housing. All Forum Session recordings are available on the City’s website.
In January 2021, two virtual “Community CHATS” were conducted with a presentation and opportunity
for participants to provide input in small breakout groups. Participants were asked about the types of
housing the community needs, under what scenario would different housing types such as duplexes
and townhomes be acceptable in single-family neighborhoods, and to share other thoughts and ideas
about housing issues. A second series of virtual CHAT sessions were held in February to engage in
conversation about strategies for transit-oriented development. A final series of CHAT sessions were
held in late July and early August 2021 as an introduction to the Committee Recommended Plan to
community members and additional feedback and comments were provided by participants.
Written comments were received and recorded throughout the Housing Action Plan Process as well as
special presentations to other community groups. A full record of engagement activity outcomes is
shown in Appendix B.

CONNECTIONS WITH HOUSING POLICY AND OTHER CITY
INITIATIVES
Housing Policy System
Housing policy is a multilayer and multijurisdictional system supporting initiatives intended to address
housing need and support the shared social value that everyone needs a home. These policies and
initiatives were used to inform the development of the Housing Action Plan.
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Regional Plan VISION 2050
The Puget Sound Regional Council (PSRC) adopted the updated Regional Growth Strategy in VISION
2050 including the regional housing program to support the Growth Strategy. VISION 2050 places
emphasis on affordable housing and equity issues. This plan influences future updates to the
Countywide Planning Policies and the City’s Comprehensive Plan housing element. In 2021, PSRC began
developing a regionwide Housing Strategy expected to support local efforts and actions.

Everett Comprehensive Plan
The City’s Comprehensive Plan governs land use and housing policy as required by the Growth
Management Act (GMA). Housing is a mandatory plan element to ensuring the vitality and character of
established residential neighborhoods. The element includes:


an inventory and analysis of existing and projected housing needs that identifies the number of
housing units necessary to manage projected growth;



a statement of goals, policies, objectives, and mandatory provisions for the preservation,
improvement, and development of housing, including single-family residences;



identifies sufficient land for housing, including, but not limited to, government-assisted housing,
housing for low-income families, manufactured housing, multifamily housing, and group homes
and foster care facilities; and



makes adequate provisions for existing and projected needs of all economic segments of the
community.



E2SHB 1220 passed by the legislature in May 2021 updated GMA Comprehensive Plan
requirements related to the Housing Element and identification of projected housing needs
affordable to all economic segments of the population.

In addition to the requirement elements, the City adopted an Economic Development Element that
contains goals, policies, and objectives related to housing that directly support the economic vitality of
the Everett community.

Rethink Zoning
Rethink Zoning was multi-year initiative to update and simplify the City’s zoning code. The previous
version of the City’s zoning code was adopted in 1989. The world and Everett have changed
significantly since that time. The code was streamlined by consolidating zones and updating regulations
building on the success of the Metro Everett Plan. Due to COVID-19, plans to consolidate single-family
zones and introduce new housing types into those zones was put on hold. That work is continuing in
the Rethink Housing initiative.

Funding and finance resources
Government has limited resources to support affordable housing production. Several layers of housing
policies, regulations, restrictions, and funding are provided at various government levels. The City
administers federal Community Development Block Grants received through Housing and Urban
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Development (HUD) and HOME Investment Partnership funds received through the Snohomish County
HOME Consortium. Additional housing resources include HB1406 sales tax rebate from the State of
Washington for affordable housing purposes and the Affordable Housing Trust Fund money received
from document recording fees that can be used to support affordable housing activities. The City also
allocates $4 per capita annually for Human Services of which many of the funds are used to provide
support to low-income or special needs housing programs.

Climate Action Plan
The City’s adopted Climate Action Plan identifies goals and strategies that directly relate to housing
policy. These policies include:
Goal T-1: Embrace non-car travel.
Strategy T-1:1: Prioritize, incentivize, and promote transportation by biking, walking, and transit.
Strategy T-1:2: Reduce commute.
Goal LU-1: Create centralized activity centers with a dense and diverse mix of services, amenities, jobs,
and housing types in areas well-served by public transit.
Strategy LU-1.1: Support intentional high-density development.
Goal LU-2: Develop vibrant, health, and livable neighborhoods.
Strategy LU-2.1: Improve neighborhood walkability.
Housing policies and strategies should work consistently to support the goals of the Climate Action
Plan.

Affordable Housing Context
Consolidated Plan
The HUD approved 2020-2024 City of Everett Consolidated Plan guides the City’s Community
Development Block Grant (CDBG) program funding. The Plan assesses affordable housing and
community development needs and market conditions to guide data-driven, place-based investment
decisions. The consolidated planning process serves as the framework for a community-wide dialogue
to identify housing and community development priorities that align and focus federal funding.
Housing and homelessness have been identified as key priorities.

EnvisionEverett
In 2017, the City convened a group of citizens and civic leaders to develop an extended community
vision for Everett. Several topics were identified in the final report including Housing and
Homelessness. While broadly defined, these are the specific statements from the Housing Vision work:


Continue with programs that are working well now, and offer more of them relative to the market,



Continue to strive for increased housing density in all of the city’s major corridors,



Place a high priority on affordability for all income levels,
Introduction
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Encourage the development of multi-family structures that reflect modern design and innovation,



Annex areas only if there is strong support within the target community and after a
comprehensive cost/benefit analysis.

Homelessness intersects with both housing and human services and must be included in the affordable
housing discussion. The vision statements for homelessness are to:


Continue to fund and support current city programs that achieve results,



Ensure that resources are adequate to meet the level of need,



Develop strong data resources and design programs in response,



Actively explore and institute innovative best practices in response to homelessness,



Significantly increase community awareness and engagement around homelessness, addiction,
mental illness, and other social issues,



Continue to build on the city’s community policing program.

Mayoral Directives
Community Planning and Economic Development
On January 24, 2018, Mayor Franklin issued the Community Planning and Economic Development
Directive. The Directive established wide-reaching goals related to Everett’s economic growth
encompassing business, job, and housing growth for all economic segments of the population.
Initiative two specifically directs staff to develop a comprehensive housing affordability strategy.
Safe Streets
The Mayoral Safe Streets Directive Initiative 1 related to housing guides the City to partner with
Snohomish County and housing providers to advocate for and help facilitate future supportive housing
projects and to expand shelter capacity.
Affordable Housing for All
In December 2021, Mayor Cassie Franklin issued a mayoral directive on affordable housing for all with
the goal of addressing homelessness and supporting housing stability. The directive builds and expands
upon efforts to encourage an increase in housing and shelter for all community members and to
address the shortage of housing at all price points, particularly for lower-income residents. Under this
directive, city staff will:


Implement the Rethink Housing engagement process and develop a citywide housing action plan
by June 30, 2021



Improve procedures and permitting requirements to ensure Everett is a friendly, attractive place
for investors to develop housing



Aggressively address homelessness and support housing stability in 2021
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Interjurisdictional Initiatives
Alliance for Housing Affordability (AHA)
The Alliance for Housing Affordability (AHA) was established in 2013 through an interlocal agreement.
The Alliance was envisioned as a venue for Snohomish County jurisdictions to work together to
understand local housing challenges and share resources to address these challenges. Members
consist of 13 Snohomish County cities, Snohomish County, and the Housing Authority of Snohomish
County. The Everett Housing Authority has recently engaged with the Alliance. AHA is guided by its
joint board, which consists of elected official representatives from every member jurisdiction, who
meet quarterly. The City of Everett is a member jurisdiction.
Housing Affordability Regional Taskforce (HART)
The Snohomish County Housing Affordability Regional Taskforce collaboratively developed a five-year
action plan that identifies priorities for County and City governments to accelerate the collective ability
to meet the affordable housing needs of all County residents, and sets a foundation for continued
success through 2050.
Housing Snohomish County Project
The Housing Consortium of Everett and Snohomish County is a non-profit group organizing
collaborative partnership between nonprofit housing developers and service providers with local
business, government, and for-profit organizations focusing on issues and needs for affordable housing
in Snohomish County and throughout the State of Washington. The City of Everett is a government
member of the Consortium. In April 2018, the Housing Consortium of Everett and Snohomish County
issued its report providing a comprehensive overview of the three main elements of affordable housing
in Snohomish County:


the number of existing affordable housing units,



number of additional affordable units needed, and



recommendations for local policies that can be adopted to help address the need.

OUTLINE OF THE DOCUMENT
This document is organized into four key strategy topics including increasing housing variety, urban
corridors, transit-oriented development, and affordability and displacement. Economic feasibility
analysis for prototypical housing types is included in some of these topical areas. The strategies are
intended to focus resources and implementation of actions that can affect change and create
opportunities for safe, affordable housing and predictability while maintaining community character
for current and future residents.

Introduction
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1.

Increasing Housing Variety

INTRODUCTION
This section addresses the opportunity to encourage infill development in single family zones, also
referred to as “missing middle housing”, that may feature more compact housing types, including
corner lot duplexes, townhouses, and courtyard apartments. Accessory dwelling units provide unique
opportunities for infill development at an even smaller scale. The objective of this direction is to add
housing types that fit a greater range of housing needs in terms of size, configuration, and affordability.
This strategy pursues the initial recommendations put forward in the first Rethink Housing Action Plan
background report (Appendix D - Increasing Residential Building Capacity) that identified the need for
infill housing by suggesting the City’s zoning code:
“Authorize at least one duplex, triplex, quadplex, six-plex, stacked flat, townhouse, or
courtyard apartment on each parcel in one or more zoning districts that permit singlefamily residences unless a city documents a specific infrastructure of physical constraint
that would make this requirement unfeasible for a particular parcel.
When local zoning allows a greater variety of housing types, it makes it possible to create more units
per acre — facilitating increased supply of housing — as well as reduce per unit costs. Allowing these
types of residential structures in zones primarily reserved for single family houses will require
amendments to Chapters 19.05, 19.06, 19.08, 19.12, and 19.34 of the Everett Municipal Code (EMC) to
both allow new housing types and to refine development standards to ensure that such new
development will not adversely affect neighboring properties but will contribute to the overall
attractiveness and livability of the surrounding neighborhood.

BACKGROUND AND FINDINGS
Overview
To pursue these objectives the team explored opportunities to develop corner lot duplexes,
townhouses, and other forms of “missing middle” housing on typical residential lots by preparing the
prototypical designs shown in Figure 2. The prototypes were based on housing types and sizes
common in the Northwest and explored the effect of different development standards such as height
limits and required setbacks. The protype models that appeared to be the most viable were reviewed
during the public engagement process to gage the public’s acceptance. The team then performed pro
forma analyses to evaluate their feasibility, continued to review the proposals with the public and
analyzed the findings of the work to develop the recommendations in 2.3 below.

1.
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Figure 2. Prototype Housing Designs for Evaluation and Discussion.

Source: MAKERS, 2020.

Housing Needs Assessment and Prior City Work


The Housing Needs Assessment (Appendix A) indicates that Everett’s housing supply is not
meeting the demand at all economic levels especially for low-income households. There are fewer
opportunities for homeownership or alternative housing types available and some of the barriers
include housing affordability. Lack of affordable options contribute to the number of cost
burdened households. An analysis of cost burdened conditions in Everett is shown in Appendix F –
Affordability and Displacement.



On November 4, 2020, the Everett City Council adopted a new Unified Development Code (Rethink
Zoning). Ordinance No. 3774-20 which included a number of provisions to implement and support
the housing affordability recommendations adopted by the legislature in ESHB 1923. Based on the
housing needs assessment, city staff had initially planned to incorporate more in-depth changes to
single-family zoning districts into Rethink Zoning to permit more housing options in more places.
COVID-19 and the need to conduct additional community engagement activities around this issue,
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however, caused the city to put those initiatives on hold while the Rethink Zoning effort
proceeded.


The current code effectively precludes duplexes in R-1 and R-2 zones. While two-lot townhomes
are allowed, they require “ownership opportunity” which means that the residential parcel must
be divided through zero lot subdivision, condominium, or residential binding site plan in the R-1
zone. In the R-2 zone the maximum density of one dwelling per 3,750 SF of lot area, and minimum
lot area of 7,500 SF/ 2 dwellings applies. Since most lots in Everett are less than that, duplexes are
generally not feasible in established neighborhoods. The R-2A zone permits single-family
residences and also permits up to 4-unit buildings but its geographic area is limited, and
development provisions are quite restrictive. The recommendations of this Strategy include
actions to pursue infill housing in single family neighborhoods by engaging the public to find
solutions that will both allow a greater range of housing while protecting the small-scale character
of local neighborhoods.

Summary of Feedback from Public Engagement.
On February 27, 2020 the staff and consultant team held a public open house at which infill housing
proposals and photographs of different housing types were shown to participants and were asked to
evaluate them as infill options within single family neighborhoods. The results of this event provided
early information regarding participants’ concerns and preferences related to housing types and
architectural character which staff incorporated into subsequent proposals.
COVID-19 quarantine slowed public engagement for much of 2020, but the team renewed outreach
efforts in January 2021 with a “CHAT” in which remote participants discussed questions regarding infill
and missing middle housing.
On April 8, 2021, the Rethink Housing Action Plan Advisory Committee held a meeting to discuss infill
housing in primarily single-family neighborhoods. Notes of this meeting are included in the Appendix F
and are reflected in the recommendations.
Respondents to the Housing Action Plan Community Survey generally recognized the importance of
having a wide variety of housing options for all different income levels and household types. Inbetween housing options likes cottages would be more affordable options for first time homeowners
and downsizing retirees. Supportive housing, subsidized housing, small apartment buildings (less than
20 units), accessory dwellings, townhomes, and single-family homes were identified by survey
respondents as the housing types most needed as Everett grows.

Economic and Feasibility Analysis Summary
A detailed description of the feasibility analysis of prototype projects in the areas discussed in this
section is provided in Appendix G. This review of the feasibility of new development projects in the R-1
and R-2 zones highlighted several findings to consider in the implementation of these policies.


It would not currently be feasible to redevelop most lots with an existing house as townhomes
or plex developments. Higher density development with multi-plex and townhouse projects
would likely provide better than comparable single-family housing projects, all else being equal.
However, in many neighborhoods with R-1 and R-2 zoning, property with current housing will be
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more expensive because of the existing structure, and not likely feasible for a new project. This
increases the value of a parcel on the market, and for lower-density development this would likely
be too expensive for a new duplex or townhome project.


Marginal increases in density are likely to be a longer-term approach to densification in most
neighborhoods. Given that the value of improvements on a site are a limiting factor for
redevelopment of single-family housing, many neighborhoods will only experience new projects
over time, when the value of a home declines to the point where it is feasible to sell and
redevelop. Therefore, these strategies should be viewed with a longer-term perspective, since
densification will likely only happen gradually over time.



Providing changes for areas with depreciated housing is essential to achieving increases in
housing yields, however. Although changes with the housing stock and increases in housing will
occur at a slower rate in these areas if development regulations are adjusted, implementing these
changes can still be important. As older single-family homes depreciate, especially in a tight
housing market, there will be pressure in some neighborhoods to replace them with new and
more expensive single-family homes. If housing is turned over in this way and the improvement
value on a parcel substantially increases, it will be very unlikely to redevelop these sites for
decades to come. Therefore, if any increases in the housing stock are to be achieved, it should be
accomplished before this type of redevelopment occurs.

Summary of Findings and Policy Basis
Policy Basis
The current housing needs and affordability issues in the region have resulted in updates to housing
policies giving strong guidance to local jurisdictions to support a range of housing varieties in single
family zones. These policies are reflected in the following guidance:
•

Housing Affordability Regional Taskforce – Snohomish County
The Five-Year Action Plan Goal 1 calls for promotion of greater housing growth and diversity of
housing types at all levels of affordability. Policy and regulations strategy 1.A.6 identifies specifically
as an action to facilitate housing supply:
“1.A.6 Increase housing variety allowed at a range of affordability levels in single-family
zones, in areas with connections to jobs, and along transit corridors, including
consideration of zoning for duplex, triplex, 4-plex, courtyard apartments, etc.

•

The Growth Management Act – ESHB 1923 (2019)
In 2019, the state legislature enacted ESHB 1923 encouraging cities to take a series of actions in
order to increase residential building capacity and offering housing planning grants to local
jurisdictions. The legislation and grant requirements specify that a jurisdiction may review
opportunities to allow at least one duplex, triplex, or courtyard apartment on each parcel in one or
more zoning districts that permit single-family residences.
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•

Growth Management Act – ESSHB 1220 (2021)
This legislation updates sections of the Growth Management Act requiring housing elements of
local comprehensive Plans to ensures the vitality and character of established residential
neighborhoods and identify capacity for housing including duplexes, triplexes, and townhomes.

•

VISION 2050 Multicounty Planning Policies
Multi-County Planning Policies address the need for a range of housing types including:
“MPP-H-2 Provide a range of housing types and choices to meet the housing needs of all
income levels and demographic groups within the region.
MPP-H-9 Expand housing capacity for moderate density housing to bridge the gap
between single-family and more intensive multifamily development and provide
opportunities for more affordable ownership and rental housing that allows more people
to live in neighborhoods across the region.
H-Action-7 Housing Choice: Counties and cities will update regulations and strategies to
reduce barriers to the development and preservation of moderate density housing to
address the need for housing between single-family and more intensive multifamily
development, consistent with the Regional Growth Strategy.”



Countywide Planning Policies for Snohomish County
Snohomish County Tomorrow is currently updating the Countywide Planning Policies expected to
be adopted by the County Council in Fall 2021. Proposed policy HO- 1 describes support for diverse
housing types in Snohomish County communities and states:
“The county and cities shall make provisions in their comprehensive plans to
accommodate existing and projected housing needs, consistent with the Regional
Growth Strategy and Snohomish County Growth Targets. Plans must include a specific
assessment of housing needs by economic segment, as described in the housing report
prescribed in CPP HO-5. Those provisions should consider the following strategies:
(f) Support the creation of additional housing options in single-family neighborhoods to
provide for more diverse housing types and choices to meet the various needs of all
economic segments of the population.”

Findings
There are some opportunities where infill housing can be viable and positive from a neighborhood
standpoint, and community input indicates there is interest in affordable infill housing if the challenges
can be successfully addressed. The recommendations pursue these opportunities and point to an
approach that can be applied over time to advance both housing choices and community livability.
Several factors bear on efforts to include a wider variety of house types in single-family residential
neighborhoods. While the benefits of these efforts include offering a variety of home seekers (e.g.;
empty nesters, seniors, young adults, etc.) greater housing choices and providing some housing types
that may be more affordable, as noted above, there are conditions and constraints that make
achieving those objectives more challenging. Some residents are concerned that if infill types are too
large, they will not be compatible with their neighbors and other impacts may occur. There are few
1.
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totally vacant lots in the City, and it is hard to economically justify tearing down a livable single-family
house for only two or three dwelling units, even if regulations are modified to allow townhomes and
corner lot duplexes. Finally, not all blocks in the city are configured to facilitate infill housing. For
example, some blocks do not include alleys, which make access into townhouses and other “missing
middle” housing types less intrusive and facilitate automobile access. Nevertheless, these housing
types can potentially provide ownership and rental housing missing in the community for middle
income people.
Figure 3. Example blocks in Everett, highlighting alleyways.

Source: Google, 2021.
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RECOMMENDATIONS
Short-term Recommendations
1.1:

Promote Accessory Dwelling Unit development through changes to
regulations and processes.

Review and refine regulations and processes for Accessory Dwelling Units (ADU) to facilitate new
development. This may include:


Removing the requirement for owner occupation from EMC 19.08.100(C)



Providing free model base plans to be used as part of a streamlined permit approval process



Waiving lot coverage restrictions for ADUs



Supporting additional fee waivers for new ADU construction

This could be supported with a study of impediments to ADU and DADU (detached accessory dwelling
unit) development with potential applicants to better understand the administrative, technical, and
regulatory constraints to accessory dwelling unit construction.
1.2:

Adjust the City’s zoning code to facilitate greater housing diversity and
production.

The City should work to update the Everett Unified Development Code (Chapter 19 EMC) and
associated provisions in the Municipal Code to allow a greater range of housing types in single-family
zones (R-1 and R-2) and other neighborhoods subject to appropriate standards and design
guidelines. These changes should be sensitive to the recent Rethink Zoning Ordinance that provided
the Unified Development Code, and present additional options to further housing goals.
Options to consider include examining the following:


Revise development standards to encourage corner lot duplexes in R-1 and R-2 zones. This may
include changes to lot coverage, setbacks, and comparable site design requirements



Adjust the requirements in EMC 19.08.030(B)(1) to facilitate the development of townhouses
in RS, R-1 and R-2 zones. This may include relaxing requirements for owner occupancy,
streamlining the approval process, and providing more flexibility with site design.



Allow courtyard apartments (townhouses arranged around a courtyard) and cottage housing
(small individual units arranged around a courtyard) in R-1 and R-2 zones. This would require
adjustments to design standards for townhomes (see EMC 19.08.040) and adjustments to zones
where cottages are permitted (see EMC 19.05.080)



Ensure high-quality streetscapes that include sidewalks and, if appropriate, street trees.

1.3:

Update site design requirements to reduce conflicts with infill development.

To ensure that new housing development in existing neighborhoods can be accommodated with fewer
conflicts, the City should review site design requirements under the Unified Development Code and
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provide changes as necessary to reduce conflicts between current and future uses. This would focus on
consistency with the current requirements under EMC 19.08.040, as well as considerations to set the
height limit of a new structure at a given height of the bottom of the eave (at the building line) for a gable or
hipped roof or the top of a flat roof (see these requirements in EMC 19.22.020).

Note that site requirements should also incorporate streetscape improvements where possible to
maintain and enhance the aesthetic quality of the neighborhood. This could include a requirement for
street trees as a condition of the land use permit with approval by the City.

1.4:

Update design guidelines for new development to ensure that new infill
projects align with the neighborhood.

The City should also update design standards and guidelines for new development in R-1 and R-2 zones to
reduce conflicts between old and new uses. This would require updates to the 2019 Everett Design Guidelines,
and would provide more guidance for these types of infill projects.
Figure 4. Examples of Design Standards for Neighborhood Character.
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Medium-term Recommendations
1.5:

Coordinate changes to Comprehensive Plan policies to promote housing
variety, reductions in development costs, and additional housing production.

As part of the upcoming 2024 Comprehensive Plan Update, the City should work to promote policies
that specifically identify and reinforce the need for housing variety, increased levels of housing
production, and other high-priority housing objectives. This may involve developing a workplan and
securing resources to consider the best approaches to update the Land Use and Housing Elements of
the Comprehensive Plan.
Recommended changes would include the following:


To Objective 4.1 consider adding “including zones for single family residences” as follows:
“The City shall promote a wide variety of choices for safe and decent housing for all
residents through a variety of housing types within the Everett Planning area, including
within areas zoned for single family residences.”



Include similar phrasing to Policy 4.1.1:
“Consider changes to the Land Use Map Designations and Policies of the Land Use
Element as needed to provide for a wide range of housing types in the city including, but
not limited to: single family housing, housing to provide an alternative to single family
ownership, and moderate and high density multifamily dwellings in order to
accommodate the projected population and household income levels for the city and
within the Everett Planning Area including within areas zoned for single family
residences.”



Rewrite Policy 4.2.1 to emphasize enhancing single family neighborhoods by increasing housing
capacity through measures such as allowing infill housing types that are consistent with the scale
and character of the local neighborhood, as well as other neighborhood character preservation
measures such as streetscape improvements, landscaping and public open space enhancements.



In B. MEASURES RELATED TO THE LAND USE ELEMENT #2 add a phrase to indicate that parking
reductions should be considered in single-family neighborhoods that have access to frequent
transit service.

1.6:

Study opportunities for reducing parking minimums in areas where more
diverse housing types are encouraged.

In addition to reviewing broader flexibility with zoning and development regulations in largely singlefamily neighborhoods, the City should also consider lowering the parking requirements for some unit
types, especially those within transit overlays. This may include both adjustments to requirements for
lower-density residential uses in EMC 19.34.020, as well as multifamily requirements outside of the
Everett Regional Growth Center under EMC 19.34.025. These adjustments should be informed by a
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targeted parking study to evaluate how current and future requirements should be tailored meet
projected parking needs.

Long-term Recommendations
1.7:

Provide for regular monitoring and review of policy outcomes.

The City should work to monitor the effects of these changes on R-1 and R-2 zones over the long term to
determine how these communities are impacted over time, and whether additional adjustments to these
policies would be necessary. This monitoring could work to evaluate:



The number and type of new residential unit types



Changes in local housing affordability



Estimated displacement of households due to redevelopment



Effects on the character and livability of local neighborhoods

This regular reporting should be reviewed with Planning Commission and City departments to
determine how progress towards goals should be achieved over time through adjustments to the
policies in this section.
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2. Development on Urban Corridors
INTRODUCTION
Providing multi-story housing on urban corridors such as Evergreen Way and North Broadway is an
attractive concept for several reasons, including:


Residents will have excellent access to high frequency transit leading to Downtown and other
regional urban centers.



There are development opportunities on sites in which buildings have reached the end of their
useful life and could be demolished for redevelopment.



Sites are large enough to accommodate multi-story buildings and impacts to surrounding uses are
minimized.



Increase in housing supply can have a positive effect on affordability consistent with available
evidence.



Access to transit facilitates less reliance on private vehicles which contributes to lower household
transportation expenses.

Given these advantages, encouraging residential development on urban corridors appears to be a
valuable element complementing other measures in an over-all strategy to support housing access and
affordability. Consequently, this strategy pursues the following State legislative policy objective:
Authorize development in one or more areas of not fewer than two hundred acres ….
that include at least one bus stop served by scheduled bus service of at least four times
per hour for twelve or more hours per day with an average of at least twenty-five
residential units per acre that require no more than an average of one on-site parking
space per two bedrooms in portions of the multifamily zones that are located within the
areas. (RCW 36.70A.600(1)(b))
The corridors in Everett which meet the high frequency standard in the statute include Swift bus routes
into Everett Station and along the Swift corridors. These transit corridors within Metro Everett do not
have limitations on density and, on average, meet the average of no more than one on-site parking
spaces per 2 bedrooms in the statute. However, the high frequency transit routes outside of Metro
Everett, where 1.125 parking spaces are required for a 2- bedroom unit when the 25% reduction is
applied for high-frequency transit. Parking requirements, as well as dimensional standards along noted
transit corridors merit a review.
The 2012 Evergreen Way Revitalization Plan provides a multifaceted approach that combines rezoning
and design guidelines with transportation and public realm improvements. While the redevelopment
emphasis is placed on the properties abutting the highway, the plan acknowledges that it is important
that properties within a block or two of the highway or arterial streets are also important to consider.
Additionally, intersections allowing pedestrian and bicycle traffic across the street are key for access.
Attractive pedestrian and bicycle connections on cross streets are also necessary to connect the
corridor to adjacent neighborhoods.
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Another feature of Swift transit corridors is that they can be conceived of as “linear communities” that
provide efficient access to a broad spectrum of shops, services, employment opportunities, schools
and recreational amenities. Instead of being configured in a concentric pattern as most traditional
communities, a linear community employs transit service to link residents to goods, services, and
friends.
Figure 5. Corridor Development Concept for the Swift Line.
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Background and Findings
Overview
To pursue the objectives noted above, the team explored opportunities to build 5 to 6 story
multifamily buildings along the Evergreen Way and North Broadway corridors. The two case study
models illustrated below were developed to explore the implications of current and proposed
standards. The physical models were then “tested” for development feasibility as described in the
Feasibility Section below.

Housing Needs Assessment and Prior City Work
As noted above, the City views residential development along the corridor as an effective part of the
housing strategy because of the opportunities for larger scale development that benefit from the
access provided by Swift bus rapid transit. Also, there are properties where such development is
feasible and should be pursued. The City’s recent code updates provide a reasonable development
context that allows residential development.
There are, however, a few areas where updates to development standards could be modified to
encourage housing, including:


Parking requirements. With frequent transit available, car ownership may not be so prevalent on
these corridors. Parking requirements should be evaluated with the intent of reducing
requirements where it would not significantly impact near-by residential streets.



Upper story step backs. The current code requires building step backs for upper stories. These
may be unnecessary, especially for facades facing the arterial. Setbacks and step backs to facades
across the street from R-1 and R-2 zones should also be examined. Loss of privacy and shading of
homes is a significant issue, but the geometric conditions should be analyzed to make sure that
current provisions are both necessary and sufficient.



Relationship to adjacent R-1 and R-2 zoned areas. Because of the differences in scale and the
need for access and services and the edge between (R-1 and R-2) and (B and MU) zones is not
always favorable to single- family residential conditions. There are several approaches to dealing
with this. One way is to establish a transitional zone (or overlay) between the B/MU zones and the
R-1/R-2 zones that would allow slightly more development on those blocks as a transition between
5 to 6 story buildings and 1 to 2 story residences. An alternative to an overly is to analyze
properties adjacent to B and MU zones and within ¼ mile walking distance from a transit stop for
rezoning to UR3. UR3 could provide additional capacity for missing middle housing types as well as
provide a transitional zone between the urban corridor and single -family neighborhoods. Specific
design standards could be developed to regulate conditions next to single-family zones to provide
for more cohesive logical transition. For example, mature street trees and sidewalks with planting
strips can create an attractive streetscape without onerous setbacks that make multifamily
development infeasible. Attention to conditions on the sides facing away from the arterial merit
scrutiny.

Additionally, public realm improvements should be considered on or near the transit corridors to
encourage development, including:
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Better sidewalks and bike routes on cross streets, especially at intersections with transit stops.
Non-motorized transportation improvements, as well as street landscaping, will encourage transit
ridership and provide more comfortable access to businesses on the corridor. The Urban Land
Institute’s” Healthy Urban Corridors” materials may be useful in increasing connectivity and access
on Evergreen Way and North Broadway.



Local parks. Because transit corridors are relatively intensely developed and the city is planning for
a sizable residential community there, parks and other open spaces will become increasingly
necessary to provide outdoor recreation. Some segments of Everett’s major arterial corridors
feature pleasant open space resources but many segments do not. Allowing local residents to use
school playgrounds can serve in this capacity if agreements can be reached with the district
regarding safety and maintenance.

Figure 6. Development Concepts for Urban Corridors.

(a) North Broadway multifamily concept
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Figure 7. Zoning, South Everett.

Source: City of Everett, 2020.
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Summary of Feedback from Public Engagement
Comments from the community generally supported the concept of multifamily housing near urban
corridors. Responses to expanding other housing types were mixed as described in Chapter 2 with may
expressing concerns and opposition while others welcomed the opportunities to enhance more
housing options besides multifamily types while ensuring community amenities are available.

Economic and Feasibility Analysis Summary
A detailed description of the feasibility analysis of prototype projects in the areas discussed in this
section is provided in Appendix G. Major findings applicable to projects in urban corridors include the
following:


Current rent levels and development costs suggest that underutilized commercial areas in these
corridors may be suitable for housing. The areas examined along the Evergreen Way and North
Broadway corridors include potential development sites on underutilized commercial land in the
Business (B) and Mixed Urban (MU) zones. Given existing land prices and potential rents, these
locations could potentially be feasible for new multifamily development. These sites would likely
need to incorporate higher-end residential development to achieve a sufficient rate of return to
justify private development, which may need some additional growth in local rents.



Encouraging development may depend on managing associated construction costs, especially
costs to provide parking. Although development in these areas is generally permitted to 7–9
stories with no maximum density requirements, there will be limitations to achieving greater
housing yields as marginal construction costs increase. Higher buildings will require a shift of
building materials from wood to concrete and steel, and denser development may need to
accommodate parking in above- or below-ground parking garages. Providing options for
developers to reduce these marginal costs where possible, such as with lower parking
requirements, can help in supporting more development in these areas.



As higher rents will promote more development, providing amenities and supporting
infrastructure will be important. The feasibility of new housing projects is tied with the amount of
revenue that property owners can receive from rents. Although the City cannot control market
rents in the area, there are opportunities to provide certain local amenities and services that are
valued by potential residents. Investing in an aesthetically attractive streetscape, developing local
parks, encouraging local retail, and providing for pedestrian and cycling connections in the area
can help to boost the appeal of the area for potential residents.



Incorporating ground-floor retail/commercial development can be challenging in these areas
given the need to draw auto-oriented customers. One intent of promoting denser development
along urban corridors is to encourage new walkable areas where residents can more readily access
neighborhood services and shopping without the need for car trips. However, local businesses in
new commercial spaces, including in mixed-use projects, will still require establishing a customer
base over time. During the initial stages of development in the corridor, this will mean that many
of these businesses will still need to attract customers driving cars. If not planned correctly, this
can impact the ability for these developments to cater to pedestrians, cyclists, and transit riders in
the longer term.
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Ground-floor commercial development may also have a negative impact on development
feasibility. Available rents for retail commercial spaces, even new spaces, may not provide the
same ongoing revenue as residential rental properties. If these spaces do not consider the need to
draw a customer base, as noted above, they can be challenging to lease and may rent at relatively
lower rates in comparison to the market overall. Although retail opportunities may be important
to build these areas as mixed-use communities, coordinating these uses may require careful
coordination.

Summary of Policy Basis and Findings
Policy Basis


Housing Affordability Regional Taskforce – Snohomish County
GOAL 1: Promote greater housing growth and diversity of housing types at all levels of affordability
and improve job/housing connections
SUB-GOAL A: Promote greater housing growth and diversity of housing types and job/housing
connections at all levels of affordability.
1.A.6
Increase housing variety allowed at a range of affordability levels both in single-family
zones and in areas with connections to jobs, and along transit corridors, including consideration of
zoning for duplex, triplex, 4-plex, courtyard apartments, etc.
1.B1
Prioritize affordability and accessibility within a half mile walkshed of existing and
planned frequent transit service, with particular priority near high-capacity transit stations.
Require some amount of low-income housing in development near transit hubs.
1.B.6



Reduce parking requirements for low-income housing developments.

Puget Sound Regional Council – VISION 2050 Regional Growth Strategy
MPP-RGS-6 Encourage efficient use of urban land by optimizing the development potential of
existing urban lands and increasing density in the urban growth area in locations consistent with
the Regional Growth Strategy.
MPP-RGS-7 Provide additional housing capacity in Metropolitan Cities in response to rapid
employment growth, particularly through increased zoning for middle density housing.
Metropolitan Cities must review housing needs and existing density in response to evidence of high
displacement risk and/or rapid increase in employment.



Countywide Planning Policies
DP-18 In coordination with transit agencies, jurisdictions that are served by transit should, where
appropriate, enact transit-oriented development policies and development standards. Transit
oriented development should strive to include the following common elements: a. Located to
support the development of designated local growth centers, countywide growth centers, regional
growth centers, and existing and planned transit emphasis corridors; b. Include pedestrian scale
neighborhoods and activity centers to stimulate use of transit and ride sharing; c. Plan for an
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appropriate intensity and mix of development, including both employment and housing options,
that support transit service; and plan for growth near transit.


Everett Comprehensive Plan

The current Housing Element of the City of Everett includes the following:
G. Multiple Family Housing Location and Compatibility
Policy 4.7.1 Encourage multiple family development and redevelopment in downtown, in mixed-use
residential-commercial centers, along mixed-use arterial corridors, and near major employment areas.
Policy 4.7.2 Update design guidelines to ensure that new multiple family housing enhances and is
compatible with surrounding uses, yet respects the needs of consumers for affordable housing.
The Land Use Element of the current City of Everett section on commercial Mixed-Use Land Use
Policies includes the following:
2.2 Commercial Mixed-Use Land Use Policies
The Land Use Element must provide sufficient capacity of land suitable for development to
accommodate employment growth, including commercial activities serving the needs of the Everett
community and the surrounding areas Snohomish County. Historically, Everett has designated excessive
amounts of commercial land in its land use plans and zoning. Therefore, the land use policies will
continue to emphasize the integration of housing in commercial areas, and the improvement of existing
commercial districts.
Policy 2.2.4 Identify on the Land Use Map appropriate areas in which to apply commercial mixed-use
land use designations. Use the following criteria as a guide to establishing zoning districts and
implementing regulations:
(a) Mixed Use Commercial-Multiple Family Corridors: Areas where businesses are oriented to
the shopping and service needs of the Everett community and surrounding areas of
Snohomish County, and in which new development and redevelopment is encouraged to
include housing and other supportive services and uses.
See also, the State legislative directive included in 3.1 Introduction


Climate Action Plan

Several goals and strategies of the Climate Action apply to the Housing Action Plan strategies for
development on urban corridors including:
Goal T-1: Embrace non-car travel.
Strategy T-1:1: Prioritize, incentivize, and promote transportation by biking, walking, and transit.
Strategy T-1:2: Reduce commute.
Goal LU-1: Create centralized activity centers with a dense and diverse mix of services, amenities, jobs,
and housing types in areas well-served by public transit.
Strategy LU-1.1: Support intentional high-density development.
Goal LU-2: Develop vibrant, health, and livable neighborhoods.
Strategy LU-2.1: Improve neighborhood walkability.
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RECOMMENDATIONS
Short-term Recommendations
2.1:

Provide adjustments to development requirements in the zoning code to
encourage new housing development in urban corridors.

The Rethink Zoning effort resulted in development code changes enacted by Everett in late 2020.
These amendments provided more favorable regulatory conditions for housing development on
corridors with frequent transit service. However, additional changes should be considered as part of
future code amendments. The City should look to coordinate the following:


Evaluate the setback and upper story step back requirements for buildings in the B and MU zones
to see if they are necessary and sufficient to achieve their objectives.



Explore “missing middle” housing options such as duplexes and up to 4 attached townhouse units
in R-2 zones within a transit overlay. Design guidelines should be established to prevent adverse
impacts to neighbors. Allowing duplexes and townhomes may be subject to special conditions
such as requiring vehicular access from an alley.



Study the setback and dimensional standards for residential and mixed-use buildings on transit
corridors to ensure that unnecessary restrictions do not hinder effective use of properties directly
on the arterials. Consider requiring sidewalks and street trees on all street fronts adjacent to the
developed property.



Study measures to provide a better transition between the commercial and mixed-use zones on
transit corridors and adjacent R-1 and R-2 zones. This could involve solutions such as a transition
zone or overlay, as well as refining design standards for the sides of new development projects
facing R-1 and R-2 zones.

2.2:

Provide a detailed economic study of potential incentives in urban corridors.



To supplement the work developed as part of this Plan, the City should pursue a more detailed
evaluation of potential options for incentives that could encourage market-rate and affordable
housing development along urban corridors. This may include changes to local MFTE requirements
(Chapter 3.78 EMC), bonuses under the development height incentives program (Chapter 19.22
EMC), and other programs, as well as implementation of new programs to provide additional
support for new projects.



When implemented, these programs should be evaluated with benchmarks and metrics over the
long-term to determine the uptake of these benefits and their likely effects on housing production.
This should be integrated into long-term monitoring as defined in Recommendation 2.7 below.
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Medium-term Recommendations
2.3:

Coordinate changes to Comprehensive Plan policies to promote
development in urban corridors served by transit.

The City should include additional policies to support development on transit corridors as part of the
2024 review of the Comprehensive Plan. These locations should be specifically identified in the Plan,
and goals and policies should be promoted that support increased housing development, transit and
non-motorized accessibility, urban streetscape improvements, and other priorities.
2.4:

Identify potential adjustments to parking requirements for development in
urban corridors.

In addition to adjustments to the Unified Development Code for building characteristics, the City
should also explore possible adjustments to parking requirements. This should support revisions to
parking requirements for multifamily developments (generally in the B and MU zones) outside of the
Everett Regional Growth Center under EMC 19.34.025, specifically for projects that will be serviced by
high-capacity transit. This should be supported by a targeted parking study, which would be
commissioned to evaluate the short- and long-term needs for parking in these areas, and provide
recommendations on possible changes to required parking minimums.
As part of this work, the City should also examine how to promote other reductions to minimum
parking requirements allowed under EMC 19.34.060, such as through parking studies, and shared offstreet parking options under EMC 19.34.070.
2.5:

Improve non-motorized transportation options for urban corridors.

Providing support for transit use along these corridors to promote development will also involve
developing pedestrian and cycling infrastructure for the corridor, and connecting the corridor and
transit stops with the surrounding neighborhoods. To this end, the City should focus on improving
pedestrian and bicycle conditions within ¼ mile of transit stops, especially on cross streets and
intersections leading to transit stops.
2.6:

Maintain and enhance local environmental quality and streetscapes.

Increasing development along urban corridors will present more demands for urban amenities for new
residents. In addition to non-motorized transportation options, the City should also look to encourage
the development of streetscapes that improve neighborhood quality and mitigate the effects of traffic
on residential development.
Additionally, other urban amenities should be promoted in these areas. In particular, the City should
ensure that residents on and near the corridor have access to parks or open space. This should be
coordinated with current efforts by the City to develop the 2022 Parks, Recreation, and Open Space
Plan, and should be consistent with future expectations for levels of service.
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Long-term Recommendations
2.7:

Provide for regular monitoring and review of policy outcomes.

The City should work to monitor the development on urban corridors over the long term to determine how
these areas are impacted over time, and whether additional adjustments to these policies would be necessary.
This monitoring could work to evaluate:



The number and type of housing units created by new development, and net changes to housing
stock



Changes with local housing affordability



Estimated displacement of households due to redevelopment

This regular reporting should be reviewed with Planning Commission and City departments to
determine how progress towards goals should be achieved over time through adjustments to the
policies in this section.
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3. Transit-Oriented Communities
INTRODUCTION
Although light rail transit (LRT) and Sound Transit Link) is not expected to reach Everett until the late
2030s, it is time to start preparing for that eventuality because transit-oriented development (TOD) to
support light rail ridership often takes well over 10 years to accomplish. And, the proposed LRT stations
in Metro Everett (the area around Everett Station) and at the Evergreen Way/Casino Road vicinity offer
opportunities to produce vibrant multi-use communities with outstanding access to the Central Puget
Sound region.
The City adopted the Metro Everett subarea plan in August, 2019, therefore, this strategy description
focuses on a case study of SR 526/Evergreen Way station area. This strategy’s purpose is to conduct
initial steps in the larger effort to build a new community focus with a mix of housing opportunities
supported by community and commercial services, employment opportunities and excellent transit
access. Because this area is already served by Swift Bus Rapid Transit (BRT) and Everett Transit service,
it will be one of the best-connected transportation nodes in north-central Puget Sound. Additionally,
the strategy concepts are intended to be applied in other candidate TOD areas.
The transit-oriented community strategy focuses on creating a viable, complete community with
excellent pedestrian and bicycle circulation, services, and amenities as well a full range of housing
types. Although the exact location of the future transit station is not yet determined, the vicinity of the
Evergreen Way/Casino Road/SR 526 intersection and the current transit system in the area is the most
likely general locale, so TOD planning in the area is reasonable at this point. Currently the area within ½
mile of the intersection is divided by the heavily trafficked arterials and there is little cohesion between
land uses in the different sectors of the subarea. Therefore, connecting and unifying the area as well as
providing for new housing opportunities is important.
Figure 8. Sound Transit North Link Route, Everett Stations.

Source: Sound Transit, 2021.
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Figure 9. Metro Everett Light Rail Station Concept Plan.

Source: City of Everett, 2018.
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To address these objectives, this TOD strategy is guided by five integrated elements:


Element 1: Make connections across the highway, Casino Road, Evergreen Way and in
neighborhoods. While the area has excellent automobile and transit access, pedestrian and
bicycle mobility are severely impeded by arterial crossings and lack of safe walkways on other
streets. The Evergreen Way Revitalization Plan identified priority improvements to increase nonmotorized mobility which should be addressed as part of a TOD strategy. Of particular importance
is the pedestrian bridge across SR 526. Pedestrian improvements such as lighting, signage and
clear pathways to public streets would enhance safety and comfort. When the LINK light rail
station is constructed, consideration to a “lid” or at least convenient access from both north and
south of SR 526 should be included. The LINK station and plaza at I-90 and 23rd Ave SE is a model
for such a facility. In terms of better connectivity in the neighborhoods, some improvements can
be implemented as part of development while others should be included in the City’s capital
improvement planning.



Element 2: Encourage new development on corridor sites. Since the Evergreen Way corridor runs
directly through the TOD area, many of the recommendations of Chapter 2. Development on
Urban Corridors apply, especially on the north and south sides of the station area where there are
development opportunities.



Element 3: Allow more housing choices in residential areas. The northwest and southeast sectors
of the transit area include single family residential areas that can form the basis for a substantial
community if linked and supported with services as well as good transit access. Adding small scale
“missing middle” infill housing as noted in Element 2. Increasing Housing Variety will add housing
options to support transit ridership.



Element 4: Protect existing affordable housing resources. As illustrated in Figure 10, there are
portions of the TOD area that include housing that appears to be relatively affordable. To meet
the City’s objectives, it is important to ensure such units remain for families with lower incomes.



Element 5: Provide needed amenities and commercial services. The TOD area already includes
commercial services, but it will be necessary to support existing small businesses and foster new
businesses that serve increased local demand. Some businesses featuring ethnic foods and goods
have become impromptu social centers as well, and it will be important to retain their services.
The area is also well served with schools, but outside of playgrounds, which are normally closed to
the public, there are few parks and open spaces. Such facilities are important to attract residential
development and create a viable neighborhood.
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Figure 10. Evergreen Way/Casino Road TOD Concept.

Schools
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Figure 11. Evergreen Way Revitalization Plan, Priority Connections.

Source: City of Everett, 2012.
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Figure 12. Evergreen Way Revitalization Plan, Proposed Bridge Access Improvements.

Source: City of Everett, 2012.
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BACKGROUND AND FINDINGS
Overview
To explore TOD opportunities in the Evergreen Way/Casino Road vicinity, the team prepared a
conceptual study of housing redevelopment and neighborhood building opportunities around the
current bus rapid transit (BRT) and future LRT stations near the intersection of Evergreen Way, Casino
Road and SR 526. This conceptual TOD/neighborhood “plan” was then used to focus public
engagement on a more specific set of housing development issues including displacement of residents
living in affordable housing, development of neighborhood supporting commercial and public services,
neighborhood design character, and local access improvement measures. A neighborhood “chat” was
conducted via Zoom remote meeting platform on February 18, 2021 and February 23, 2021, the results
of which are summarized below. The recommendations are based on the comments from both the
public and the Advisory Committee.

Housing Needs Assessment and Prior City Work
In 2013, the PSRC’s Growing Transit Communities Oversight Committee approved the Growing Transit
Communities Strategy to support equitable transit communities in the central Puget Sound region. The
Strategy includes a toolbox of 24 key strategies to support equitable Transit Oriented Development
near high-capacity transit facilities in the region. The Growing Transit Communities overarching goal
for Strategies to Provide Affordable Housing Choices is to provide housing choices affordable to a full
range of incomes near high-capacity transit.
The City’s Comprehensive Plan recognizes this strategy and has used the guidance provided in the
PSRC’s Growing Transit Communities planning documents in the development of plans around highcapacity transit (HCT) stations, most notably in the Metro Everett and Evergreen Way planning. The
principles also guided this section of the Housing Action Plan.
Most relevant to this strategy is the work accomplished around the Evergreen Way/Casino Road
station area as part of the Evergreen Way Redevelopment Plan, and many of the concepts presented
here are from that work.

Public Engagement
During the Chat sessions on February 18 and 23, participants were asked several poll questions to
gauge initial opinions about proposed TOD strategies. The survey questions asked how participants felt
about different aspects of the TOD strategy, which included: 1. Overall corridor growth strategy, 2.
Connecting the neighborhoods, 3 Encourage ample building heights along Evergreen Way (5 & 6 Story
MF), 4. Allowing corner lot duplexes, , 5 Allowing townhouses in SDF neighborhoods, 6. Allowing
courtyard homes in SF neighborhoods, 7. Providing retail and commercial amenities and services, and 8
Protecting affordable housing. Finally, the first question was repeated to determine if participants’
attitudes changed during the polling process. The polling results are shown in Appendix B.
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In general, the responses indicate support for each of the strategies, including those that recommend a
greater variety of housing in single family neighborhoods surrounding transit stations.



Participant comments are included in Appendix B.

Economic and Feasibility Analysis Summary
A detailed description of the feasibility analysis of prototype projects in the SR 526/Evergreen Way
station area is provided in Appendix G. This section provides a high-level summary of findings of note,
which include the following:


Over the short term, development in TOD areas should be coordinated to ensure that projects
consider access to light rail. There is the potential for sites within TOD areas to be developed
before light rail is extended to Everett. The City should look to coordinate with developers to
ensure that new projects in the area can be integrated with light rail access, and that development
density is maximized where possible.



Development can be facilitated by managing associated construction costs, including costs of
parking. As with development in urban corridors, new projects in B and MU zones may have
effective limits on achieved densities and housing yields based on construction costs. The City
should work to reduce these costs where possible to encourage new projects, potentially by
addressing parking requirements in the SR 526/Evergreen Way station area.



Local amenities and services can also be essential in promoting local development. New
multifamily and mixed-use projects will also be promoted by increasing the rents that potential
residents would be willing to pay to live within these areas. The City should work to improve local
amenities and services to allow new projects to support rents that would be high enough for
development to be feasible. This may include creating attractive public spaces, supporting
additional parks and recreation facilities, and enhancing local walkability and bicycle access.



Although redevelopment will largely be focused on commercial sites, displacement of existing
residents is a risk. Efforts to improve amenities, increase accessibility, and promote market-rate
development in station areas does present the risk of increasing rents for current residents and
businesses in this area, encouraging economic displacement from existing spaces. The City should
work to provide support where possible to maintain existing naturally affordable housing, and
promote incentives that provide for affordable units in new development projects.



Requirements for ground-floor commercial development can be challenging to manage. Under
EMC 19.05.080, residential/mixed-use projects on TOD streets denoted in the Metro Everett
Subarea Plan are required to have less than 25% of street frontage in residential use. This is
intended to activate the streetscape, encourage walkability, and provide services that are
necessary to support the local community. However, as noted previously, smaller commercial
spaces may not generate the same revenue as residential uses, and it may be a challenge to find
tenants. Extending this requirement to the SR 526/Evergreen Way station area should be sensitive
to the challenges with managing commercial space in these types of projects, especially over the
short term.
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Summary of Policy Basis and Findings
Policy Basis
There is strong, consistent policy direction from state, regional (PSRC) county-wide and city entities.
In 2019, the Washington State Legislature passed HB 1923, an Act relating to increasing urban
residential building capacity. Now codified in the Growth Management Act (RCW 36.70A.600), the Act
encouraged cities to take actions to increase its residential building capacity. Two areas are of
relevance to this Strategy and a grant requirement.


Authorize development in one or more areas of not fewer than five hundred acres that include at
least one train station served by commuter rail or light rail with an average of at least fifty
residential units per acre that require no more than an average of one on-site parking space per
two bedrooms in the portions of multifamily zones that are located within the areas;



Authorize development in one or more areas of not fewer than two hundred acres in cities with a
population greater than forty thousand or not fewer than one hundred acres in cities with a
population less than forty thousand that include at least one bus stop served by scheduled bus
service of at least four times per hour for twelve or more hours per day with an average of at least
twenty-five residential units per acre that require no more than an average of one on-site parking
space per two bedrooms in portions of the multifamily zones that are located within the areas;



Housing Affordability Regional Taskforce – Snohomish County
GOAL 1: Promote greater housing growth and diversity of housing types at all levels of
affordability and improve job/housing connections
SUB-GOAL A: Promote greater housing growth and diversity of housing types and job/housing
connections at all levels of affordability
1.A.6
Increase hosing variety allowed at a range of affordability levels both in single-family
zones and in areas with connections to jobs, and along transit corridors, including consideration of
zoning for duplex, triplex, 4-plex, courtyard apartments, etc.
1.B1
Prioritize affordability and accessibility within a half mile walkshed of existing and
planned frequent transit service, with particular priority near high-capacity transit stations.
Require some amount of low-income housing in development near transit hubs.
1.B.6

Reduce parking requirements for low-income housing developments.

3.1 Prioritize affordability and accessibility within half a mile walkshed of existing and planned
frequent transit service, placing particular priority on high-capacity transit stations. Require some
amount of low-income housing in development near transit hubs.
3.2 Increase variety of housing types allowed at a range of affordability along transit corridors
through increasing zone density and providing incentives to include low-income units.
3.5 Maximize resources available for Transit Oriented Development (TOD) in the near term.
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Puget Sound Regional Council – VISION 2050 Regional Growth Strategy
MPP-RGS-6 Encourage efficient use of urban land by optimizing the development potential of
existing urban lands and increasing density in the urban growth area in locations consistent with
the Regional Growth Strategy.
MPP-RGS-7 Provide additional housing capacity in Metropolitan Cities in response to rapid
employment growth, particularly through increased zoning for middle density housing.
Metropolitan Cities must review housing needs and existing density in response to evidence of high
displacement risk and/or rapid increase in employment.
MPP-DP-22 Plan for densities that maximize benefits of transit investments in high-capacity transit
station areas that are expected to attract significant new population or employment growth.
MPP-DP-23 Evaluate planning in regional growth centers and high-capacity transit station areas for
their potential physical, economic, and cultural displacement of marginalized residents and
businesses. Use a range of strategies to mitigate displacement impacts.



Countywide Planning Policies
DP-18 In coordination with transit agencies, jurisdictions that are served by transit should, where
appropriate, enact transit oriented development policies and development standards. Transit
oriented development should strive to include the following common elements: a. Located to
support the development of designated local growth centers, countywide growth centers, regional
growth centers, and existing and planned transit emphasis corridors; b. Include pedestrian scale
neighborhoods and activity centers to stimulate use of transit and ride sharing; c. Plan for an
appropriate intensity and mix of development, including both employment and housing options,
that support transit service; and Plan for growth near transit.



Everett Comprehensive Plan
Policy 4.7.1
Encourage multiple family development and redevelopment in downtown, in
mixed-use residential-commercial centers, along mixed-use arterial corridors, and near major
employment areas.
Policy 4.7.2
Update design guidelines to ensure that new multiple family housing enhances
and is compatible with surrounding uses, yet respects the needs of consumers for affordable
housing.
Policy 2.9.9 Evergreen Way and Arterial Corridors. The Evergreen Way Revitalization Plan was
adopted in 2012. The City should look at ways to provide incentives and simplify the code in order
to redevelop the city’s arterial corridors into healthy, vibrant areas.
Policy 2.2.4 Identify on the Land Use Map appropriate areas in which to apply commercial mixeduse land use designations. Use the following criteria as a guide to establishing zoning districts and
implementing regulations: (a) Mixed Use Commercial-Multiple Family Corridors: Areas where
businesses are oriented to the shopping and service needs of the Everett community and
surrounding areas of Snohomish County, and in which new development and redevelopment is
encouraged to include housing and other supportive services and uses.
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Climate Action Plan
Several strategies in the Housing Action Plan support goals and strategies of the Climate Action
Plan including:
Goal T-1: Embrace non-car travel.
Strategy T-1:1: Prioritize, incentivize, and promote transportation by biking, walking, and transit.
Strategy T-1:2: Reduce commute.
Goal LU-1: Create centralized activity centers with a dense and diverse mix of services, amenities,
jobs, and housing types in areas well-served by public transit.
Strategy LU-1.1: Support intentional high-density development.
Goal LU-2: Develop vibrant, health, and livable neighborhoods.
Strategy LU-2.1: Improve neighborhood walkability.

Findings
Elements 2, 3, and 4 of the TOD Strategy are addressed in the sections on Development on Urban
Corridors, Increasing Housing Choices, and Anti-displacement Actions, so the recommendations will
focus on Elements 1 and 5. Since this is a comprehensive strategy integrating housing, land use,
transportation, and public realm measures, the recommendations from the other strategy concepts
also apply.
Effectively implemented, the recommendations, along with the other strategies noted above, will build
a vibrant local community that complements other areas and activities in Everett and Southwest
Snohomish County (e.g.,: Paine Field Industrial Center and Metro Everett). It will also strengthen transit
ridership and facilitate transfers between transportation modes.
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RECOMMENDATIONS
Short-term Recommendations
3.1:

Coordinate long-term preservation of TOD sites.

The City should identify opportunities sites for TOD and develop an action plan for early steps to
preserve these sites for future development to implement elements of this strategy. This should
involve outreach and coordination with property owners to provide information about long-term
planning.
3.2:

Diversify housing types in transit station areas.

Within LRT transit station areas and other high-capacity transit nodes, the City should update allowable
uses under the zoning code to permit a greater range of housing types in single family zones (R-1 and
R-2) subject to standards and design guidelines.
3.3:

Streamline code requirements to facilitate TOD development.

Together with the review of development requirements for urban corridors under Recommendation
2.1, the City should also consider code amendments to facilitate housing development in TOD areas.
These revisions would incorporate changes to:


Setback and step back requirements



Allowable uses



Transition zones/overlays to reduce impacts to surrounding areas

3.4:

Update design standards and guidelines to reduce conflicts with new
development in TOD areas.

The City should update the design standards or guidelines for new development, including single family
residences in R-1 and R-2 zones, to ensure that new housing types allowed within existing
neighborhoods fit in with neighborhood character and design. This can reduce the potential for
conflicts and sources of concern with the impacts of growth in these communities.

Medium-term Recommendations
3.5:

Provide Comprehensive Plan policies that promote coordinated TOD
development in station areas.

The City should update the Comprehensive Plan to enhance the current Policy 4.7.1, which states that
one policy goal is to “Encourage multiple family development and redevelopment in downtown, in
mixed-use residential-commercial centers, along mixed-use arterial corridors, and near major
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employment areas.” This should be expanded to include TOD areas, and specific policies should be
added to encourage and promote investment in:


moderate- to high-density housing



supporting commercial uses and neighborhood services



pedestrian and bicycle connections within these areas and with other neighborhoods



environmental quality



public amenities



housing affordability

3.6:

Study opportunities for reducing parking minimums in station areas.

In addition to examining development requirements about the height, bulk, and development
characteristics for new housing in station areas, the City should also examine the potential for reducing
parking requirements for TOD projects. Reducing parking requirements for new development can
provide a cost savings for developers, especially in areas where walkability and access to local services
reduces the need for car trips and parking.
This should be supported by a separate Parking Study, which would examine current use of parking,
expected declines in parking needs with increased transit accessibility, and potential strategies for
reducing parking minimums in these areas. This should be coordinated with the efforts in
Recommendation 2.4 to provide a parking study for major urban corridors.
3.7:

Coordinate planning for non-motorized transportation to support TOD
areas.

Although the focus of TOD planning is on transit accessibility, the success of the neighborhood can also
depend on other ways residents, workers, and visitors can get around these neighborhoods. The City
should work to improve local pedestrian and bicycle connections to facilitate non-motorized
movement within the station area, including:


Development of connected pedestrian and bicycling facilities through neighborhoods, potentially
with separated lanes for bicycles



Safety improvements for pedestrian and bicycle crossings at intersections



Improvements to the bridge over Highway 526 to encourage crossings and limit the impacts of the
highway as a barrier to movement

3.8:

Prioritize other public investment and management strategies to support
TOD areas.

In addition to coordinating planning for transportation accessibility, other commercial opportunities,
public services, and infrastructure will be necessary to support a higher-density community oriented
around transit access. The City should take steps to ensure that these needed amenities and services
can be provided to support a walkable neighborhood with a high quality of life.
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These measures may include:


Facilitating expanded uses of school facilities for community and recreational activities



Developing neighborhood parks in residential areas without sufficient access



Supporting locally oriented retail and other small businesses



Requiring ground-floor commercial uses in accessible, high-traffic locations



Ensuring compatibility of non-residential uses with residential areas

3.9:

Promote affordable housing options in TOD areas.

The City should work to ensure that new development in TOD areas can serve a broad range of
households, including lower-income individuals and families that may not be able to afford market-rate
housing in these areas. Where possible, the City should coordinate TOD planning efforts with the
policies included in the Affordability and Displacement section below to provide affordable options.
These efforts may include the following:


Identifying potential surplus properties owned by government agencies, religious organizations,
and non-profits in these areas that could be used for affordable housing (see Recommendation
4.5).



Prioritizing the development of income-restricted housing in station areas with cooperation from
affordable housing providers, potentially through preferences for City programs and targeted
incentives (such as an expanded Multifamily tax exemption program authorized by state
legislature in 2021 – see strategy 4.8).



Exploring the use of mandatory inclusionary zoning options specifically for station areas to require
affordable housing units or in-lieu payments with new development.



Monitoring social and economic conditions on urban corridors to ensure that displacement of
lower income residents does not occur.

Long-term Recommendations
3.10: Provide long-term monitoring of development in station areas.
Monitor the effects of City actions real estate trends and development proposals assessing:


Effects on the affordability of units



Number and type of new residential units



Displacement of persons due to redevelopment and economic factors



Effects on the character and livability of local neighborhoods.
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3.11:

Coordinate with Sound Transit on station design to ensure integration with
the neighborhood.

During planning and design for the LRT station, the City should work with Sound Transit to ensure that
the station is well-integrated with surrounding development, and furthers long-term goals with
creating an accessible, transit-supportive community. This may include considerations of nonmotorized access to the station, additional uses included with the station, and potentially the
development of a bridge, plaza, or other space that links the north and south sides of SR 526.
The city is partnering with Sound Transit, and other jurisdictions along the Everett Link line on a Model
Code Partnership. The grant-funded project scope of work includes researching best practices and
model codes, developing reports to identify and analyze financial tools to encourage TOD and promote
economic development, and support jurisdictions in local adoption of recommended regulatory
language to support and facilitate TOD and multimodal improvements in areas surrounding new rail
stations.
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4. Affordability and Displacement
INTRODUCTION
Review of Housing Displacement
As our community continues to grow and housing development continues, many households may face
greater obstacles with meeting their housing needs. Higher housing prices, lower vacancies, and
changes in available housing can mean that households will face greater pressures to access safe,
affordable, and appropriate housing.
These market pressures can result in housing displacement, where households are excluded from
living in certain neighborhoods they could access in the past because they can no longer find
appropriate and affordable housing. This displacement can take many forms:


The existing residents of a community may not be able to support increases in housing costs and
may be forced to find lower-cost options elsewhere.



Current residents may also be displaced if their housing is redeveloped, and there are simply no
other suitable options in the area, even if some options would otherwise be affordable.



Potential residents that might otherwise be able to move into a particular neighborhood are now
unable to do so because of higher rents and a lack of affordable housing options in the area.

While these concerns are often focused on costs, there may be other shifts as well that can impact
access to housing. One factor can often be with the size of available housing units:


For owner-occupied housing, especially single-family housing, new housing may be built to be as
large as possible to maximize profits, which can price out many households even if the market
value of smaller housing would be more affordable.



For rentals, new housing may include more smaller units (e.g., studios and one-bedroom
apartments) that are not as appropriate for families with children, which may not be able to find
appropriate housing in the community.

Although households being shut out of the city can reflect general housing supply issues and additional
cost burdens on households to access housing, there are other effects that need to be considered:


For individual households, alternative housing options may require longer commuting times and
greater transportation costs; displacement of children from local school districts; relocation to
areas with fewer services and community connections; or occupying housing that is unhealthy,
unsafe, or otherwise inappropriate. In many cases, displacement may also lead to homelessness.
These can pose considerable financial, social, and health impacts on households.



For different social and cultural groups in the city, both the displacement of existing residents and
the exclusion of new residents can affect the long-term sustainability of these communities.
Changes in the cultural character and makeup of a community can reduce important social
connections, and local businesses supporting members of these communities may no longer have
the customer base to continue. This can contribute to a decline in local support networks and in
the diversity of the community.
4.

Affordability and Displacement

Everett Housing Action Plan

45

No community will ever be without change, and even in cases where displacement is not a major issue,
neighborhoods and communities in the city are continuously growing and evolving. However,
addressing the negative impacts of housing displacement can help to protect communities across the
city, and support current and future residents in accessing affordable, appropriate housing options for
them.

Equity in Housing
While affordability and displacement can be applicable to a broad range of low- and moderate-income
households, it is often of particular concern with respect to marginalized populations and can be linked
to their historical exclusion from the housing market. Redlining and covenants restricting ownership by
race were common decades ago, and while they are no longer legal, many of these impacts are still felt
in our neighborhoods. The variations in housing and investment in neighborhoods that have been a
consequence of these policies resulted in different outcomes for different people over time, with many
groups facing challenges with accessing safe and healthy housing options and opportunities for
homeownership.
As growth pressures across the city increase, another challenge is that areas that have received less
investment in recent years are less expensive but zoned to allow for denser redevelopment. Sites in
these areas are often identified as opportunities for redevelopment, which can help support overall
goals for building more housing but can also result in existing residents being physically and
economically displaced from their communities. This displacement may disproportionately affect
communities of color and other disadvantaged populations that may experience greater rates of
poverty.
This can affect individual households as well as broader communities. As noted previously, the
sustainability of different cultural and social groups can be strongly affected by displacement. As
members of the community are displaced, social connections may be strained, and local businesses
and services oriented to specific communities may struggle with declining numbers. Removing
community support can exacerbate many of the challenges these households face, and can threaten
the diversity of the city overall.
To this end, anti-displacement policies that address issues of affordable housing and equitable access
should focus on efforts to increase the stability of the local community, housing security and economic
mobility for residents, and opportunities for new investment without uprooting the existing
community. Identifying these challenges through an equity lens can help to mitigate the harm that
increased growth pressures and more rapid housing development may pose to marginalized people in
our city.

Homeless Housing
The city has implemented homeless initiates to improve access to housing for the unsheltered
population through a number of strategies. Additional permanent and temporary housing are needed
to more comprehensively and adequately address the housing solutions for homelessness individuals
and families. The solutions will require innovation, resources and coordination with community
partners in an effort to provide housing stability to the homeless community members.
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Support for Affordable Housing
Meeting the goals under the Housing Action Plan to enhance local affordability will require additional
resources and incentives to provide support in a competitive market. Policies to promote housing
affordability usually focus on three major types of approaches:


Developing new affordable units can be granted subsidies through different programs. This may
include both projects that are completely affordable, as well as mixed-income projects that have
both market-rate and affordable units.



Support can also be provided to preserving and maintaining existing units. While this can include
resources for the ongoing maintenance of income-restricted housing managed by different
agencies and non-profits, it can also include incentives to the owners to naturally occurring
affordable units that are available on the private market.



Finally, financial assistance can be granted to individual households that may have short-term or
ongoing challenges with housing costs. This is often directed at providing support to households
that may be at risk for homelessness to make sure they can be kept in housing.

Different programs that promote affordable housing can also be organized according to how they grant
these benefits:


Indirect incentives can be granted to new development, mainly through changes in development
regulations to allow more flexibility with projects that provide affordable housing to the
community. This would include such incentives as development bonuses that allow additional
density on a site in exchange for affordable units, or tax exemptions that waive property taxes.
While the City does not pay for these incentives directly, they can reduce the costs of building and
operating affordable housing units.



The City can also provide more direct support for capital expenditures, including the acquisition,
construction, and rehabilitation of affordable units. This support is usually provided to government
agencies and nonprofit housing organizations that manage affordable housing in the community.



Finally, direct support for housing costs can be provided where funds are used to help address the
gap between the costs that households can face versus the financial resources they have available.
While this can include rent support, this can also involve grants and loans to low-income
homeowners to help them maintain their property.

Finally, affordable housing policies can differ with respect to what types of housing are promoted.
While many policies focus on rental properties, discussions of affordability may also include
homeownership.
Overall, however, the resources available to the City alone are not enough to manage all the housing
affordability issues in the community. Because of this, the City needs to focus on ways to leverage
available resources and cooperate with local and regional partners to provide more affordable and
attainable housing options.
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BACKGROUND AND FINDINGS
Overview
Understanding the economic and social landscape of housing affordability and potential displacement
of residents can be a complex task. While households overall are facing increased housing burdens
over time, different communities may be more vulnerable to increases in housing costs that provide
barriers to accessing safe, appropriate, and healthy housing.
Certain socioeconomic characteristics may highlight potential disparities in both access to housing and
long-term housing security. Lower-income households, people of color, recent immigrants, and seniors
may face challenges in finding and keeping the housing they need. Understanding both the risk factors
and potential challenges to housing access in the community can be essential in appreciating the
magnitude of concerns about affordability and displacement and guiding appropriate policy responses.

Housing Needs Assessment
Everett’s allocation of regional growth would be 165,000 people by 2035, requiring approximately
23,000 housing units to be added to the city’s housing supply over the 20-year period.
If the distribution of household income remains similar to previous years, housing serving households
that earn 50% AMI or less most often require some subsidized housing or may be faced with
substandard housing or being cost burdened. These projections indicate that almost 13,000 of the new
housing units would need to serve low-income households. These units would need to cater to
Everett’s largest demographic indicator, nonfamily households looking to rent with limited incomes.

Summary of Feedback from Public Engagement
The feedback received from stakeholders and members of the public included several notes related to
housing affordability and displacement. The community surveys and chat sessions included the
following input:


A significant focus of feedback was on housing affordability. Many participants recognized that
there was a crisis with finding affordable housing options, and that increasing rents were
contributing to displacement and financial burdens, especially for low-income households.



Respondents and participants also indicated that more affordable options for homeownership
were an important housing. The potential for a down-payment assistance program was discussed
by some as a potential focus for a city program.



Comments noted that development seemed to focus more on larger, expensive homes than were
vacant, rather than addressing the need for affordable single-family homes and apartments. Tiny
homes, ADUs, SRO units, and other affordable housing types were suggested as solutions.



Incentives for affordable housing were generally highlighted, although some were concerned
about developers and owners taking advantage of these incentives and providing lower quality
development or merely providing fewer benefits than expected from the public investment.
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Linkages were made by several respondents between declining affordability in the community and
the rise of homelessness. Providing transitional and supportive housing options were seen as
effective ways of dealing with these issues.



Some respondents were concerned about integrating denser housing options into existing
neighborhoods, especially the housing types and formats that would provide the greatest amount
of affordability for residents.

Policy Basis
With respect to supporting affordable housing development in the city, there are several sources of
guidance that should be considered with respect to new initiatives and changes to policy in the City of
Everett:


Housing Affordability Regional Taskforce – Snohomish County
The Five-Year Affordability Action Plan for the Housing Affordability Task Force highlights the need
to increase housing affordability at all levels through its framework goals. This includes
preservation of affordable housing options under Goal 2, encouraging affordable units in areas
served with transit as part of Goal 3, and supporting action to address affordability challenges in
Goal 4.



Growth Management Act (Chapter 36.70A RCW)
Under the planning goals of the Growth Management Act included under RCW 36.70A.020, cities
are required to “encourage the availability of affordable housing to all economic segments of the
population” and “encourage preservation of existing housing stock”.



Increasing urban development capacity (HB 1923)
The statute that provides the basis for Housing Action Plans specifically indicates that construction
of additional affordable housing is a goal for this work, and that HAPs are required to evaluate and
plan for projected housing needs for all income groups, and “consider strategies to minimize
displacement of low-income residents resulting from redevelopment”.



Puget Sound Regional Council – VISION 2050 Regional Growth Strategy
Under the Multi-County Planning Policies, the PSRC has incorporated housing affordability as a
major consideration, with a commitment that “The region preserves, improves, and expands its
housing stock to provide a range of affordable, accessible, healthy, and safe housing choices to
every resident.” The MPPs specifically indicate the need to address housing affordable to low- and
very low-income households (MPP-H-4), maintain a supply of housing to meet low-income needs
that is “equitably and rationally distributed throughout the region” (MPP-H-3), and encourage
homeownership with low-income households where possible (MPP-H-5). Under MPP-H-12, cities
are required to identify and mitigate physical, economic, and cultural displacement of low-income
households and marginalized populations, and metropolitan cities such as Everett are also
mandated to “review housing needs and existing density in response to evidence of high
displacement risk and/or rapid increase in employment” (MPP-RGS-7).



Countywide Planning Policies
Snohomish County Tomorrow is currently updated the Countywide Planning Policies expected to
be adopted by the County Council in Fall 2021. Under the draft policies, affordable and accessible
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housing is identified as a clear goal, and cities are required to make provisions for projected needs
for affordable housing (Draft Policy HO-2). This does include considerations that concentrations of
affordable housing should be avoided where possible. Cities are also mandated to include policies
to meet affordable housing goals in their Comprehensive Plans (Draft Policy HO-3), and it is
recommended that they provide for rehabilitation and preservation of affordable housing (Draft
Policy HO-6). Anti-displacement strategies are also required under Draft Policy HO-16 to address
potential risks of displacement for both historically marginalized populations and neighborhoodbased small business owners


City of Everett Comprehensive Plan
Under the current Comprehensive Plan housing affordability is a major topic area, with 13 policies
under Objective 4.3, which establishes that the City should increase access to affordable housing
while maintain neighborhood character. These policies include promoting incentives and programs
for affordable housing, including inclusionary housing measures (Policy 4.3.2), permit prioritization
(Policy 4.3.6), code revisions (Policy 4.3.8), and parking requirements (Policy 4.3.13).



Mayoral Directive: Affordable Housing for All
Under Mayoral Directive 2020-03, Mayor Franklin highlighted the need to address housing
challenges in the City of Everett through the Rethink Housing engagement process and a citywide
action plan. A specific requirement of the housing action plan as mandated through this directive
is to “address displacement and equitable housing policies and actions”.

4.

Affordability and Displacement

Everett Housing Action Plan

50

RECOMMENDATIONS
Short-term Recommendations
4.1:

Institute protections for tenants to reduce displacement.

One approach that the City can focus on is providing tenant protections that can help to address
situations where renters may be forced out of their housing and neighborhoods. This should build
upon existing protections and may potentially include:


A community preference policy for displaced households, where households displaced by new
projects are given priority to return and occupy housing in a new development.



A right of first refusal for the sale of multifamily housing with affordable units, where the sale of
such a building could not go forward without the City (or potentially an affordable housing
partner) given the opportunity to make an offer on the property.



Tenant relocation assistance may be required for redevelopment projects to ensure that lowincome households in affordable units can receive support for finding new housing options.

4.2:

Create financial assistance programs for affordable housing preservation.

The City should prioritize the preservation of affordable housing available as market-rate housing with
grants or revolving loans in exchange for long-term preservation of housing affordability. These should
focus on housing that is most at risk for redevelopment in the short-term, and should require that
applicable units remain affordable over the long term through a covenant or other legal agreement.
4.3:

Coordinate direct financial assistance to tenants and homeowners.

The City should continue to assist low-income households with housing costs, and explore additional
need-based sources of support such as:


Emergency rental assistance



Maintenance and retrofitting for low-income homeowners

This effort should be directed primarily at proactively preventing homelessness and displacement,
especially in cases where short-term financial emergencies may threaten the ability for households to
retain appropriate housing.
4.4:

Expand fee waivers for affordable housing.

The City should review the full range of potential building and permitting fees to determine additional
waivers that could be provided for the development of affordable housing beyond those provided in
provisions such as:


Permit fees



EMC 19.50.065 for transportation impact fees
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EMC 19.51.145 for planned system improvements



EMC 19.52.060 for school impact fees

This may involve reviewing the per-unit fee reductions provided for affordable housing under these
provisions, as well as the potential for diverting funding to backfill impact fee waivers beyond 80% of
the full fee amount for certain affordable housing projects.
4.5:

Develop an Everett Surplus Lands Inventory and Strategy.

The City should develop a Surplus Lands Inventory, where vacant, underutilized, and redevelopable
lands owned by public, nonprofit, and religious organizations are identified, with a focus on sites
appropriate for affordable housing. This should also include a Strategy to institute policies that
encourage the reuse of these sites for affordable housing, primarily through the City helping to
facilitate the transfer of these sites to affordable housing developers. This Inventory and Strategy
should also include changes in the City’s policy for the disposal of surplus lands, which should state
that it is a priority to use surplus municipal sites for affordable housing.
4.6:

Review and update the Multifamily Tax Exemption (MFTE) program.

Everett’s Multifamily Tax Exemption (MFTE) program (included under Chapter 3.78 EMC) provides a
waiver of property taxes on the improvement value of residential development. While this program
does allow for these waivers to be received for eight years for building market-rate housing in
identified urban centers, developers can also receive a 12-year waiver of taxes for maintaining a
certain percentage of housing as affordable during this period.
This program should be reviewed to adjust:


target areas where this could be applied, such as adding all high-capacity transit corridors



current income thresholds for rental and owner-occupied units



options for encouraging family rental housing



other conditions for providing affordable units

Additionally, the State Legislature recently approved a 20-year MFTE option for permanently
affordable housing under SB 5287, as well as a 12-year extension to existing MFTEs for providing
affordable low-income units. These changes should be reviewed to provide additional support for
affordable housing projects.
4.7:

Review and update development height incentives program for affordable
housing units.

Currently, the City provides a development height incentives program through EMC 19.22.080. This
program provides additional height and floor area for development in exchange for public goods,
including affordable housing (on- or off-site, or fees-in-lieu), green buildings, public parking, public art,
and other benefits. As this provides an incentive to developers to provide affordable housing (among
other benefits), a full review should be coordinated to determine whether these incentives are
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sufficient to yield more affordable housing, or if some of the parameters of the program should be
adjusted to maximize affordable housing.
This review should examine:


the potential for providing additional incentives



requiring lower household income thresholds



adjusting the in-lieu payment program



reducing competition with other public benefits



expanding the program to include density bonuses for additional zones

4.8:

Coordinate an Alleviating Homelessness plan with community partners
that addresses current and future needs of unsheltered community
members and includes prevention strategies.

The city has spent considerable time and resources responding to and addressing issues of
homelessness in the community primarily related to unsheltered community members, but homeless
rates remain unacceptably high. The current situation has been exacerbated by the pandemic. A
comprehensive and sustainable program that supports those who become homeless to transition to
being housed in a timely manner could provide enough coordination and efficiency to really make a
difference. The program should identify the following components:


Resource needs, special population needs (i.e. homeless students, chronically homeless individuals,
couples, women, those living sober, workforce ready etc.) and a realistic implementation plan.



Evaluating permanent and temporary homeless housing solutions. Those solutions should be up-todate and take advantage of opportunities, innovative solutions, and best practices for housing
homeless individuals and households.



Continue to work with and include non-profit housing and service providers to support new
supportive housing projects for the chronically homeless population.

Medium-term Recommendations
4.9:

Include specific affordable housing targets in the Everett Comprehensive
Plan.

The City should incorporate specific targets in the Comprehensive Plan for preserving and developing
affordable housing in the community. This should focus on expected needs from growth and
addressing existing housing burdens, as discussed in the Housing Needs Assessment.
4.10: Develop an Everett Mobile Home Park Management Policy.
For many households, mobile homes provide affordable housing options, but these sites may face
additional challenges from disinvestment to potential redevelopment. The City should work to develop
a strategy to reduce the risk of displacement of current low-income tenants from mobile home parks in
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the community, with ongoing coordination to ensure that if these sites transition to other residential
uses that tenants are not severely impacted by the loss of housing. This effort may include a review of
potential support for tenant or non-profit purchases of mobile home parks.
4.11:

Promote the use of Community Land Trusts for affordable owner-occupied
housing.

Community Land Trusts, or CLTs, are organizations that provide more affordable homeownership
opportunities by retaining ownership of the land that housing is built on, removing this cost from the
overall cost of housing. This allows homebuyers to access more affordable options for owning a home
that is appropriate to them, while retaining the ability to accrue more equity in a home.
The City should explore how to support CLTs as a means of promoting sustainable homeownership in
the community, primarily through:


facilitating connections between lower-income homebuyers and trusts



streamlining regulations to encourage development with CLTs



collaborating on strategic land use decisions and incentive programs



encouraging the use of surplus public lands for community land trusts for low-income
homeownership opportunities

Long-term Recommendations
4.12: Develop a sustainable strategy for affordable housing funding.
Over the long term, providing a sustainable approach to maintaining and expanding housing available
to low-income households and homeless individuals/households will be to coordinate consistent
sources of funding and support. The City should coordinate and monitor investments on an ongoing
basis from sources such as commitments from the General Fund, proceeds from the State Affordable
Housing Sales Tax Credit (see RCW 84.14.540 and Chapter 3.90 EMC), and potential future sales tax
and levy increases. This should include a more detailed assessment of gaps in current funding and
potential areas for supportive housing for the most vulnerable members of the community.
4.13: Coordinate long-term monitoring of housing affordability and low-income
housing production.
After the upcoming updates to the Comprehensive Plan, the City should work to ensure that it will be
held to the targets identified for developing affordable housing as recommended in Strategy 4. As
such, a regular report should be developed by Community, Planning, and Economic Development that
includes:


current conditions



progress towards affordability goals
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areas for short-term action if shortfalls are identified
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Implementation
OVERVIEW
As part of the Housing Action Plan, it is important to understand the steps necessary to implement the
recommendations provided across the four sections of the report. This Implementation Plan is
intended to guide long-term budgeting and work planning for carrying out this plan, both internally to
the City and as part of coordination with partners.
This Implementation Plan is divided between three recommended timeframes:
As part of this plan, the following sections detail the following for the expected steps:
 A summary of the actions to be taken.


References to the recommendations to be addressed with the action



Potential partners with respect to the implementation of the action.



The expected priority of the action, where:



o

Very high priority actions are essential in achieving the housing goals identified in this Plan, and should
be a commitment by the City under the Plan

o

High priority actions are important for achieving the goals of this Plan, and should be strongly
considered during Plan implementation

o

Moderate priority actions are important for long-term implementation of the Plan, but are not
identified as part of the critical path in achieving identified goals

The expected investment required, where:
o

Very high investment would require significant budget allocations by the City, including significant
capital expenditures and external support.

o

High investment would require specific budget allocations by the City, including the use of existing
sources of support specifically targeted to housing-related actions and potentially involving consultants.

o

Moderate investment would require a significant focus of staff time and resources from involved City
departments, potentially including the use of external consultants. Projects listed as “Moderate/High”
may have variable costs depending on the level of effort and requirements for external support.

o

Low investment would be expected to involve staff time and resources as allocated to regular tasks,
potentially with changes to identified priorities.

KEY IMPLEMENTATION STEPS
Although there are several actions described in this section that are involved with implementing the
Housing Action Plan, there are topic areas in the Plan that will require further coordination and
guidelines for detailed tasks. Although these have been identified at a high level in this HAP, full
implementation will need additional coordination and effort.
This will include the following:
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Coordinate revisions to the Comprehensive Plan. A substantial portion of the actions identified in
this Housing Action Plan will either need to be implemented directly through changes to the
Comprehensive Plan or will need to be supported through changes to policies in the
Comprehensive Plan. Because of this, these revisions should be specifically identified and
incorporated into the initial planning processes for the Plan update.



Develop additional revisions to the Unified Development Code to expand housing types and
streamline development requirements. Several recommendations include changes to allowable
uses and design requirements in the current Code. These changes should be coordinated to
provide a consistent approach to these revisions across the different topic areas and provide for a
more efficient process for changes.



Improve local non-motorized transportation infrastructure and other amenities. As part of the
recommendations, improving walkability and bike accessibility is an approach to encouraging
development in urban corridors and TOD areas. These efforts should be coordinated with broader
efforts across City department to encourage the development of an interconnected, multimodal
system that can support access to and from these areas.



Coordinate a Development Incentives Study for market-rate and affordable housing
development. Several recommendations note the potential role that incentives from the City can
play in supporting both market-rate in key areas and affordable housing throughout the City. A
targeted study should expand on the feasibility assessment included in this Plan, and would
include adjustments to affordable housing incentives as well as other incentives to promote
housing production in urban corridors and TOD areas.



Develop a Parking Study to adjust minimum parking standards. While recent work has been done
on parking provisions, additional changes to minimum parking requirements can help to reduce
costs, but understanding what parking is needed for certain areas will require additional study. A
more detailed review of current and future parking needs should be carried out to identify the
potential to adjust these requirements.



Revise design guidelines and requirements. Several recommendations detail the need to provide
revisions to design guidelines and requirements to ensure that new development is consistent
with existing neighborhood character and does not present significant conflicts with existing uses.
Efforts to make these revisions to design guidelines should be coordinated between different
subject areas, and implemented as part of changes to the Uniform Development Code where
possible.



Assist tenants and homeowners with housing costs and protections. Expanding tenant
protections and supporting targeted assistance to low-income households for housing costs can
help to improve housing security and prevent homelessness with targeted populations. This may
rely on funding directed from the General Fund, as well as the Affordable Housing Sales Tax credit
and other sources.



Coordinate with community partners a comprehensive and sustainable program to support
those in the community who are unsheltered. – Working with community partners is essential to
developing an overall strategy to house the unsheltered homelessness population. The City
continues to engage with Snohomish County, public and private non-profit housing developers,
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and social service providers to finding resources and accomplish goals towards alleviating
homelessness in Everett. A comprehensive and sustainable plan to address temporary and
homeless housing solutions could assist the city in achieving higher positive outcome rates.


Develop a long-term Affordable Housing Funding Strategy. One priority for the City should be to
develop a consistent strategy to ensure that available resources for affordable housing are
coordinated to meet identified targets. This should highlight current and potential sources of
revenue, as well as clear priorities for spending on affordable housing construction, acquisition,
rehabilitation, and preservation.



Create ongoing monitoring programs to determine achievements. Understanding how these
policies are helping to achieve goals with market-rate and affordable housing production is
essential in determining whether additional changes or adjustments to these actions would be
required over time. The City should work to provide for ongoing monitoring of housing outcomes
to ensure that targets are being achieved, both citywide and in specific target areas such as station
areas.
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SHORT-TERM ACTIONS (1–2 YEARS)
Action

Recommendation

Partners

Priority

Investment

S-1. Promote ADU development
through revisions to the Code
and process improvements.

1.1: Promote ADU development through
changes to regulations and processes

External consultant; Planning
Commission

Moderate

Moderate/High

S-2. Coordinate an initial review of
changes to the Uniform
Development Code to expand
housing diversity and provide
more flexibility with
development requirements.

1.2: Adjust the City’s zoning code to facilitate
greater housing diversity and production

Planning Commission; private,
public, and non-profit
development partners;
neighborhood organizations

Very High

Moderate/High

External consultant; private,
public, and non-profit
development partners;
neighborhood organizations

High

Moderate/High

Everett Housing Authority;
affordable housing providers

High

High

2.1: Provide adjustments to development
requirements in the zoning code to
encourage new housing development in
urban corridors
3.2: Diversify housing types in transit station
areas
3.3: Streamline code requirements to facilitate
TOD development

S-3. Develop revisions to design
standards and guidelines to
reduce conflicts with denser
housing.

1.3: Update site design requirements to reduce
conflicts with infill development
1.4: Update design guidelines for new
development to ensure that new infill
projects align with the neighborhood
3.4: Update design standards and guidelines to
reduce conflicts with new development in
TOD areas

S-4. Institute tenant protections and
targeted assistance to lowincome tenants and
homeowners.

Implementation
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Action

Recommendation

Partners

Priority

Investment

S-5. Coordinate a Development
Incentives Study to provide
guidance on changes and initial
incentives for affordable housing
construction and preservation

2.2: Provide a detailed economic study of
potential incentives in urban corridors.

Everett Housing Authority;
affordable housing providers

High

Very High

4.2: Create financial assistance programs for
affordable housing preservation.
4.4: Expand fee waivers for affordable housing.
4.6: Review and update the Multifamily Tax
Exemption (MFTE) program.
4.7: Review and update development height
incentives program for affordable housing
units.

S-6. Develop a Surplus Lands
Inventory and Strategy

4.5: Develop an Everett Surplus Lands
Inventory and Strategy.

Facilities & Property
Management; Everett
Housing Authority; City,
County, State, and Federal
agencies; non-profit agencies;
local school districts; religious
organizations; affordable
housing developers

High

Moderate/High

S-7. Coordinate with community
partners a comprehensive and
sustainable program to support
those in the community who are
unsheltered.

4.8: Coordinate an Alleviating Homelessness
plan with community partners that
addresses current and future needs of
unsheltered community members and
includes prevention strategies.

Snohomish County, public and
private non-profit affordable
housing and social services
agencies, state agencies as
appropriate

High

Moderate/High
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MEDIUM-TERM ACTIONS (3–5 YEARS)
Action

Recommendation

Partners

Priority

Investment

M-1. Coordinate updates to the
Comprehensive Plan to achieve
identified housing goals

1.5: Coordinate changes to Comprehensive
Plan policies to promote housing variety,
reductions in development costs, and
additional housing production.

Planning Commission

Very High

Moderate

External consultant; private,
public, and non-profit
development partners;
neighborhood organizations

High

Moderate/High

2.2: Coordinate changes to Comprehensive
Plan policies to promote development in
urban corridors served by transit.
3.5: Provide Comprehensive Plan policies that
promote coordinated TOD development in
station areas.
4.9: Include specific affordable housing targets
in the Everett Comprehensive Plan.
M-2. Expand on the Parking Study to
explore potential reductions to
minimum parking requirements
in key areas

1.6: Study opportunities for reducing parking
minimums in areas where more diverse
housing types are encouraged.
2.4: Identify potential adjustments to parking
requirements for development in urban
corridors.
3.6: Study opportunities for reducing parking
minimums in station areas.

M-3. Coordinate a Development
Incentives Study to provide
guidance on changes to promote
market-rate and affordable
housing production.

3.9: Promote affordable housing options in
TOD areas.

External consultant; Finance
& Budget; private, public, and
non-profit development
partners; Everett Housing
Authority

High

Moderate/High

M-4. Revise planning for pedestrian
and cycling infrastructure to
support development in targeted
areas.

2.5: Improve non-motorized transportation
options for urban corridors

Public Works; Parks &
Community Services

Moderate

Moderate

Implementation
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Action

Recommendation

Partners

Priority

Investment

M-5. Plan for other investments in
services and public amenities to
support areas targeted for new
housing development

2.6: Maintain and enhance local environmental
quality and streetscapes

Public Works; Parks &
Community Services

Moderate

Moderate

M-6. Coordinate long-term planning
for mobile home parks.

4.10: Develop an Everett Mobile Home Park
Management Policy

Everett Housing Authority;
resident groups; landowners;
private, public, and non-profit
development partners

High

Moderate/High

M-7. Provide for ongoing
collaboration with Community
Land Trusts.

4.11: Promote the use of Community Land
Trusts for affordable owner-occupied
housing

Regional community land
trusts

Moderate

Low

M-8. Coordinate long-term planning
for development in transit
station areas that preserves sites
for uses related to TOD.

3.1: Coordinate long-term preservation of TOD
sites

Sound Transit; area
landowners; private, public,
and non-profit development
partners

High

Moderate/High

3.8: Prioritize other public investment and
management strategies to support TOD
areas

LONG-TERM ACTIONS (5 YEARS OR MORE)
Action

Recommendation

Partners

Priority

Investment

L-1. Set up a monitoring and review
program for housing city-wide
and by focus area, including
evaluations of market-rate and
affordable housing production
and community displacement
risks.

1.7: Provide for regular monitoring and review
of policy outcomes

Everett Housing Authority;
private, public, and non-profit
development partners;
affordable housing providers

Moderate

Moderate/High

2.7: Provide for regular monitoring and review
of policy outcomes
3.10: Provide long-term monitoring of
development in station areas
4.13: Coordinate long-term monitoring of
housing affordability and low-income
housing production
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Action

Recommendation

Partners

Priority

Investment

L-2. Develop a long-term Affordable
Housing Funding Strategy.

4.12: Develop a sustainable strategy for funding
affordable housing

Finance & Budget; Everett
Housing Authority; private,
public, and non-profit
development partners;
affordable housing providers

Very High

Moderate/High

L-3. Collaborate with Sound Transit
on planning for station areas.

3.11: Coordinate with Sound Transit on station
design to ensure integration with the
neighborhood

Sound Transit; neighborhood
organizations; Public Works

Very High

Moderate
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Over the past 20 years, the City of Everett has seen shifts in demographics and housing supply.
These changes have highlighted the need to develop a citywide strategy to encourage and
support housing production.
Housing burden (cost and substandard housing) for low-income is significant
•

Everett is clearly changing from single family to multifamily, with less kids and
married couple families an outcome

•

Elderly (60+) are a significant cohort, and the future impact on housing and services
would be significant

(02/26/2019)
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Demographics
Population
Everett’s population in 2018 is estimated at 111,200 people. Everett has seen modest growth in its
population, especially compared to faster growing areas in the Puget Sound region.
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0

1970 (C)

20,000

Source: Office of Financial Management postcensal estimates of April 1 population and decennial census
counts of population for 1970, 1980, 1990, 2000, and 2010.

Age of Population
The impact of the baby boomers is shown in the population pyramid below. In addition, several other
age cohorts show little increase, or a decline in population, including school age children.
85 years and over
80 to 84 years
75 to 79 years
70 to 74 years
65 to 69 years
60 to 64 years
55 to 59 years
50 to 54 years
45 to 49 years
40 to 44 years
35 to 39 years
30 to 34 years
25 to 29 years
20 to 24 years
15 to 19 years
10 to 14 years
5 to 9 years
Under 5 years
-6,000

-4,000

Male (2000)

(02/26/2019)

-2,000

Male (2017)

0

2,000

Female (2000)

4,000

6,000

Female (2017)
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Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (S0101) and U.S. Census
Bureau, 2000 Census (P012)

The following table shows that some age cohorts continue to show a decline in actual numbers from
2010 to current.
Table X: Population by Age and Sex (2017) with net change from 2010

Change
(2010 to
2017)
-659

Male
3,601

Female
3,188

Total
6,789

Percent
of Total
6.3%

5 to 9 years

3,607

2,978

6,585

6.1%

192

10 to 14 years

3,238

3,129

6,367

5.9%

475

15 to 19 years

3,325

2,911

6,236

5.8%

-224

20 to 24 years

4,448

3,744

8,192

7.6%

-652

25 to 29 years

4,888

4,602

9,490

8.8%

-39

30 to 34 years

5,213

4,128

9,341

8.7%

1,466

35 to 39 years

4,128

3,591

7,719

7.2%

594

40 to 44 years

3,681

3,192

6,873

6.4%

-204

45 to 49 years

3,992

3,841

7,833

7.3%

213

50 to 54 years

4,017

3,544

7,561

7.0%

275

55 to 59 years

3,477

3,174

6,651

6.2%

552

60 to 64 years

2,977

2,957

5,934

5.5%

1,148

65 to 69 years

1,654

2,459

4,113

3.8%

932

70 to 74 years

1,273

1,515

2,788

2.6%

535

75 to 79 years

738

828

1,566

1.5%

-257

80 to 84 years

562

1,001

1,563

1.5%

96

85 years and over

585

1,374

1,959

1.8%

98

55,504

52,156

107,560

34.5

36.7

35.4

AGE
Under 5 years

TOTAL
Median Age (years)

4,541
(x)

(x)

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (S0101) and U.S. Census
Bureau, 2000 Census (P012)

These changes in population can be seen in the population pyramid below:

Race/Ethnicity
Everett is becoming more racially and ethnically diverse. The percentage of the population that is white
has declined from 81% in 2000 to 75% in 2017. The city’s Asian population has increased from 6.3% in
2000 to 8.7% in 2017; the Hispanic or Latino (of any race) population has increased from 7.1% to 14.8%
of the city’s population.
Table X: Race and Ethnicity from 2000 to 2017

RACE
One race

(02/26/2019)

2000

2010

87,604

97,554

2017
100,545
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RACE

2000

2010

2017

74,152

76,844

80,488

Black or African American

3,061

4,198

4,494

American Indian and Alaska Native

1,423

1,408

1,107

Asian

5,773

8,056

9,359

330

735

1,379

Some other race

2,865

6,313

3,718

Two or more races

3,884

5,465

7,015

White

Native Hawaiian and Other Pacific Islander

2000

HISPANIC OR LATINO AND RACE
Hispanic or Latino (of any race)
Mexican
Puerto Rican

2010

2017

6,539

14,595

15,965

4,834

11,676

12,524

251

459

570

40

86

307

1,414

2,374

2,564

Cuban
Other Hispanic or Latino

Source: Census Summary Files for 2000 & 2010 (DP-1); ACS 2013-2017 (DP-5)

Percent Changes in Race/Ethnicity
(non-white)
2000

2010

2017
14.2 14.8

6.3
3.3

4.1 4.2

BLACK OR
AFRICAN
AMERICAN

7.8

8.7

1.6 1.4 1.0
AMERICAN
INDIAN AND
ALASKA NATIVE

6.1
0.4 0.7 1.3

ASIAN

3.1

3.5

NATIVE
SOME OTHER
HAWAIIAN AND
RACE
OTHER PACIFIC
ISLANDER

4.2

5.3

6.5

7.1

TWO OR MORE HISPANIC OR
RACES
LATINO (OF ANY
RACE)

Households
The composition of Everett’s households has been changing, and with it, so is the type of housing being
provided.
Table X: Housing Tenure

2006-2010 ACS
HOUSING TENURE

Occupied housing units
Owner-occupied
Renter-occupied
Average household size of owner-occupied unit
Average household size of renter-occupied unit
Source: ACS 2013-2017 and 2009-2010 (DP04)

(02/26/2019)

Estimate
40,882
18,827
22,055
2.53
2.27

Percent
40,882
46.10%
53.90%
(X)
(X)

2013-2017 ACS
Estimate
42,652
18,926
23,726
2.53
2.36

Percent
42,652
44.40%
55.60%
(X)
(X)
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Table X: Household Composition, 2005 to 2017

HOUSEHOLDS AND FAMILIES
Married-couple family household
Male householder, no wife present, family household
Female householder, no husband present, family
household
Nonfamily household

Totals

2005
Estimate
14,006

2005
Percent
36.6%

2017
Estimate
15,961

2017
Percent
37.4%

1,308

3.4%

2,741

6.4%

4,357

11.4%

5,021

11.8%

18,568

48.6%

18,929

44.4%

38,239

42,652

Source: ACS 2013-2017 and 2005 (S1101)

As with many metropolitan cities, Everett’s household composition is distinguished from Snohomish
County. Everett has a much larger share of the households being nonfamily than Snohomish County,
which has a majority of their households being married-couple family households.
100%
80%
60%

44.4%

40%

11.8%
6.4%

20%

37.4%

0%

EVERETT

31.6%
9.8%
5.1%
53.5%

SNOHOMISH COUNTY

Nonfamily household
Female householder, no husband present, family household
Male householder, no wife present, family household
Married-couple family household
Source: ACS 2013-2017 (S1101)

Income
Measurements of household or family income is sometimes complicated by the methodology of the U.S.
Department of Housing and Urban Development (HUD). Everett is included in the Seattle-Bellevue
Metro Area (King and Snohomish counties) for income limits associated with housing projects or
services.
HUD’s income limits are an inaccurate reflection for Everett. The wages in Seattle and other areas of
King County are significantly higher than wages found in Everett. For example, HUD’s median family
income (family of four) for the Seattle-Bellevue Metro Area, which includes Everett, was $96,000 in
2017. The American Community Survey (ACS) data for Everett showed median family income at $54,562
– 43% lower than HUD’s annual income.

(02/26/2019)
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These differences in how income is reported is significant in several ways. First, the actual lower wages
in Everett means that people can afford to pay less for housing. Second, the higher HUD income limits
are used to set fair market rents for subsidized, affordable housing. As can be seen in the table below,
Everett’s median family income is 24% lower than HUD low-income (80%) limits in 2017, which puts
more strain on affordable housing for lower income households.
Table X: Household Income, 2005 to 2017

HUD Median Family Income

2005

2010

2017

$ 72,250

$ 85,600

$ 96,000

HUD Low (80%) Income Limits
Median Household Income (Everett)

$ 58,000

$ 64,400

$ 72,000

$ 39,221

$ 47,552

$ 54,562

(Seattle-Bellevue Metro FMR Area)

ACS 2013-2017 (B19013)
Source: ACS 2013-2017 (B19013) and HUD FY 2017 Income Limits (https://www.huduser.gov/portal/datasets/il.html#2017)

Another way of showing this is in the table below. HUD low-income limits for a family of four for the
Seattle-Bellevue Metro Area (including Everett) was $72,000; affordable housing (paying 30% of your
gross income towards housing costs) would be $1,800 a month. However, a household earning just 80%
of Everett’s median income would earn just $43,650 ($21/hour) and could afford only $1,091 in housing
costs.
Table X: Household Income and Housing Affordability

Income Source
HUD Median Family Income

(Seattle-Bellevue Metro FMR Area)

Annual
Income

Monthly
Income

Affordable
Housing

$96,000

$8,000

$2,400

HUD Low (80%) Income Limits
Median Household Income (Everett)

$72,000

$6,000

$1,800

$54,562

$4,547

$1,364

80% of Everett Median Income

$43,650

$3,637

$1,091

ACS 2013-2017 (B19013)

Source: HUD FY 2017 Income Limits (https://www.huduser.gov/portal/datasets/il.html#2017)

Table X: Household income in the past 12 months (in 2017 inflation adjusted dollars)

Household Income
Total:
Less than $10,000
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $74,999

(02/26/2019)

Estimate Percent
42,652
(x)
3,491
8.2%
1,784
4.2%
1,919
4.5%
2,218
5.2%
1,928
4.5%
2,383
5.6%
2,164
5.1%
2,149
5.0%
1,480
3.5%
3,990
9.4%
4,261
10.0%
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Household Income

Estimate Percent
5,879
13.8%
3,363
7.9%
2,261
5.3%
2,110
4.9%
1,272
3.0%

$75,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 or more

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (B19001)

The following chart shows household income changing in Everett since 2010.
$6,000

Household Income (2010-2017)

$5,000

2010

$4,000

2017

$3,000
$2,000
$1,000
$0

Source: U.S. Census Bureau, 2013-2017 and 2006-2010 American Community Survey 5-Year Estimates (B19001)

Employment and Labor Force
Labor Force
In the past five years, Everett’s labor force has increased in numbers and the unemployment rate has
declined.
Table X: Employment Status for Population 16 years and over

EMPLOYMENT STATUS
Population 16 years and over
In labor force
Civilian labor force
Employed
Unemployed
Armed Forces
Not in labor force
Civilian labor force

(02/26/2019)

2013-2017
Estimates

2008-2012
Estimates

86,576

82,061

67.2%

68.5%

65.0%

65.4%

60.3%

58.6%

4.7%

6.8%

2.2%

3.1%

32.8%

31.5%

56,259

53,688
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Unemployment Rate

7.2%

10.4%

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (CP03)

Industry by Occupation
Manufacturing, educational services, and health care and social assistance are the largest sectors of
employment in Everett.
Table X: Industry by Occupation for the Civilian Employed Population 16 years and over

Subject
Civilian employed population 16
years and over
Agriculture, forestry, fishing and
hunting, and mining
Construction
Manufacturing
Wholesale trade
Retail trade
Transportation and
warehousing, and utilities
Information
Finance and insurance, and real
estate and rental and leasing
Professional, scientific, and
management, and
administrative and waste
management services
Educational services, and health
care and social assistance
Arts, entertainment, and
recreation, and accommodation
and food services
Other services, except public
administration
Public administration

Total

Management,
business,
science, and
arts
occupations

Sales and
office
occupations

Production,
transportation
, and material
moving
occupations

52,229

31.0%

20.1%

21.3%

12.2%

15.3%

452

13.7%

2.4%

1.8%

77.7%

4.4%

4,112
10,254
873
6,313

16.0%
29.2%
18.4%
13.0%

0.2%
0.7%
0.0%
7.9%

5.6%
13.2%
48.5%
60.6%

72.6%
12.9%
10.4%
4.7%

5.6%
44.1%
22.7%
13.8%

2,304

15.3%

1.6%

21.5%

14.2%

47.3%

1,303

54.8%

4.2%

30.3%

9.0%

1.7%

2,598

43.5%

7.7%

39.3%

5.0%

4.5%

5,726

46.7%

23.5%

18.4%

5.0%

6.3%

8,982

52.0%

31.1%

13.9%

1.2%

1.8%

5,359

14.2%

72.5%

8.8%

0.6%

3.9%

2,180

23.9%

44.7%

13.6%

11.3%

6.5%

1,773

38.2%

36.0%

16.3%

5.8%

3.7%

Source: 2013-2017 American Community Survey 5-Year Estimates (S2405)

(02/26/2019)

Service
occupations

Natural
resources,
construction,
and
maintenance
occupations
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Other services, except Public administration Agriculture, forestry,
public administration
fishing and hunting,
and mining
Arts, entertainment,
and recreation, and
accommodation and
food services

Construction

Manufacturing

Educational services,
and health care and
social assistance

Wholesale trade
Retail trade
Professional, scientific,
and management, and
administrative and
waste management
services

Finance and insurance,
and real estate and
rental and leasing

Information

Transportation and
warehousing, and
utilities

Travel time to work
More than one-third of the workers 16 years and over living in Everett who did not work at home
traveled more than thirty minutes to their place of work.
Table X: Travel Time to Work for Workers 16 years and over

Total:
< 30 minutes
30 - 59 minutes
60 minutes of more

Estimate
50,270
30,809
12,676
6,785

Source: 2013-2017 American Community Survey 5-Year Estimates (B08303)

Percent
(x)
61.3%
25.2%
13.5%

Educational Attainment
About ¼ of Everett’s population 25 to 64 years of age have a bachelor’s degree or higher.
Unemployment amongst this age cohort is significantly less (5%) than the population without a high
school degree (11.2%).
Table X: Educational Attainment

EDUCATIONAL ATTAINMENT
Total:
Less than high school graduate:
In labor force:
In Armed Forces
Civilian:
Employed
Unemployed
Not in labor force
High school graduate (includes equivalency):
In labor force:
In Armed Forces

(02/26/2019)

Estimate
61,402
7,148
4,382
14
4,368
3,877
491
2,766
15,959
11,536
152

Percent
(x)
11.6%
61.3%
0.3%
99.7%
88.8%
11.2%
38.7%
26.0%
72.3%
1.3%
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EDUCATIONAL ATTAINMENT
Civilian:
Employed
Unemployed
Not in labor force
Some college or associate's degree:
In labor force:
In Armed Forces
Civilian:
Employed
Unemployed
Not in labor force
Bachelor's degree or higher:
In labor force:
In Armed Forces
Civilian:
Employed
Unemployed
Not in labor force

Source: 2013-2017 American Community Survey 5-Year Estimates (B23006)

Estimate
11,384
10,533
851
4,423
24,000
19,088
606
18,482
17,376
1,106
4,912
14,295
12,293
212
12,081
11,482
599
2,002

Percent
98.7%
92.5%
7.5%
27.7%
39.1%
79.5%
3.2%
96.8%
94.0%
6.0%
20.5%
23.3%
86.0%
1.7%
98.3%
95.0%
5.0%
14.0%

Zoning and Land Use
Everett’s land use scheme has grown increasingly complex over the years. The city’s long range planning
map has 28 different land use designations, while the zoning code has 31 different districts plus twelve
different overlay zones.
For residential development, residential uses are allowed within the single family and multifamily zones,
as well as commercial zones. Residential is not allowed in industrial zones, except for some live-work
housing in some zones.
Table X: Residential Uses Allowed in Everett Zoning Regulations

Single Family
Zones

Use



Accessory dwelling unit
Assisted Living facility 2
Boarding or rooming house

3

Multifamily
Zones





Commercial
Zones

Industrial
Zones

1




Permitted as multifamily development if consistent with density and other development requirements.
“Assisted living facility” means a residential facility for elderly persons (age fifty-five or older) who require
moderate to extensive assistance with daily tasks such as cooking, eating, bathing, housekeeping, dispensing of
medicines, shopping, appointments and other tasks.
3
“Boarding” means the provision of a room for lodging purposes and meals in return for payment of rent.
“Boardinghouse” means a principal building other than a hotel where lodging which complies with the city Housing
Code, with one or more daily meals, is provided for compensation on other than a day-to-day basis and which is
not open to transient guests.
1
2

(02/26/2019)
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Single Family
Zones

Use
Single family detached
Single family attached
Duplex





Cottage housing4
Multifamily (3+ units)
Senior citizen housing

5

Supportive housing 6
Temporary shelter home 7
Key:



(x)




Multifamily
Zones










Commercial
Zones





Industrial
Zones






Permitted in some zones or other limitations
Generally considered a use that would be allowed in these zones
If cell is empty, the use is not allowed in these zones

“Dwelling, cottage housing” means small, detached dwelling units clustered around a central common open
space.
5
“Senior citizen housing” means a housing development in which all dwelling units are to be occupied by a person
or persons age fifty-five or older; provided, however, that younger spouses shall be permitted.
6
“Supportive housing” means a combination of housing, including low barrier housing, and services intended as a
cost-effective way to help people live more stable and productive lives. The housing type is a multiple-family
dwelling owned or sponsored by a qualified nonprofit provider or government entity, designed for occupancy by
persons that are either (1) experiencing or at risk of experiencing homelessness; (2) are experiencing a disability
that presents barriers to employment and housing stability; or (3) generally require structured supportive services
such as case management and twenty-four-hour on-site facility management to be successful living in the
community and is intended to provide long-term, rather than transitional, housing.
7
“Temporary shelter home” means a facility providing temporary housing for victims of domestic violence, the
homeless, or other persons in need of temporary housing. Temporary shelter homes may also provide support
services to assist residents become self sufficient or make the transition to their own housing. This term does not
include Class I or Class II group homes.
4

(02/26/2019)
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Neighborhoods
Everett has nineteen neighborhood associations.

(02/26/2019)
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The following map shows the location of racial minorities in Everett.

(02/26/2019)
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Income inequality between neighborhoods is also seen in the following map. This map identifies the
block groups where more than 50% of the households are low- to moderate-income. This designation is
used in the Community Development Block Grant (CDBG) program.

(02/26/2019)
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Population and Housing Growth
From 1999 to 2018, Everett’s population increased 28% and 24% more housing units were added.
Despite the housing spike in 2016, there is a clear decline in the number of housing units added starting
in 2010. From 1999 to 2010, the city was adding 650 units each year; from 2011 to 2018, the city has
been adding 231 units per year, even with the increase of 747 units added in 2016 factored in.
2,000

4,500

Population Added

4,000

Housing Units added

Population added

1,800
1,600

3,500

1,400

3,000

1,200

2,500

1,000

2,000

800

1,500

600

1,000

400

500

200

Housing Units Added

5,000

0

0

Source: Office of Financial Management postcensal estimates of April 1 population and housing.

Growth Forecasts
Everett’s allocation of urban growth from Snohomish County and the Puget Sound Regional Council
would increase the city’s population to 165,000 by 2035. This growth allocation is not consistent with
actual growth trends in the city, as can be seen in the chart below. A more realistic projection would be
approximately 140,000 people in 2035, an increase of around 30,000 people from 2018 and around 1213,000 new housing units.
170,000
160,000
150,000
140,000
130,000
120,000
110,000
100,000

Allocation

(02/26/2019)

Trendline
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Housing Strategy

Part 2: Housing Needs and Market Analysis
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Housing Stock
Housing Stock, Units in Structure
There were 46,028 (ACS) to 46,458 (OFM) housing units in Everett in 2018. Roughly 44% of the units
were in multifamily (3+ units) buildings.
Table X: Units in Structure

UNITS IN STRUCTURE

Estimate

Percent

Total housing units

46,028

(x)

1-unit, detached

20,185

43.9%

1-unit, attached

1,928

4.2%

2 units

2,489

5.4%

3 or 4 units

3,201

7.0%

5 to 9 units

4,127

9.0%

10 to 19 units

4,817

10.5%

20 or more units

7,882

17.1%

Mobile home

1,365

3.0%

34

0.1%

Boat, RV, van, etc.

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (DP04)

In 1980, approximately 60% of Everett’s housing stock were single family homes. In 2018, single family
homes represent about 47% of the housing stock. With this transition, the city has seen a steady change
in the type of housing being added and the tenure of households.

Housing Unit Supply (1980-2018)
23,307

24,000
22,000

21,990

20,000
18,000
16,000

14,493

14,000

One Housing Unit

12,000

Two or more Housing Units

10,000
8,000

8,768

Source: Office of Financial Management postcensal estimates of April 1 housing.

Number of Bedrooms
36% of Everett’s housing stock has 2-bedrooms and 30% has 3-bedrooms.

(02/26/2019)
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Number of Bedrooms
40%
35%

36.0%

30%

29.9%

25%
20%
15%

17.5%

10%

10.6%

5%

2.6%

3.4%

0%
No bedroom

1 bedroom

2 bedrooms

3 bedrooms

4 bedrooms

5 or more bedrooms

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (DP04)

Housing Tenure and Household Size
Housing tenure continues to move towards more renter-occupied housing units in Everett. It is
estimated that 55.6% of the city’s housing units are renter-occupied.
Table X: Housing Tenure

2006-2010 ACS
HOUSING TENURE

Occupied housing units
Owner-occupied
Renter-occupied
Average household size of owner-occupied unit
Average household size of renter-occupied unit
Source: ACS 2013-2017 and 2009-2010 (DP04)

Estimate
40,882
18,827
22,055
2.53
2.27

2013-2017 ACS

Percent
40,882
46.10%
53.90%
(X)
(X)

Estimate
42,652
18,926
23,726
2.53
2.36

Percent
42,652
44.40%
55.60%
(X)
(X)

Low-Income Housing Inventory
In 2018, the Housing Consortium of Everett and Snohomish County completed a “Housing Snohomish
County Project” to quantify and address affordable homes in Snohomish County. One part of that
project was to complete an inventory of low-income housing units serving the county. In the table
below, the units set aside to serve low-income populations within Everett are identified.
Table X: Low-Income Housing Inventory

Housing Inventory
Homes by Income Level Served
0-30% AMI
31-50% AMI
51-60% AMI
61-80% AMI

Total Income-Restricted Homes
Homes by Population Served

(02/26/2019)

Number
1,207
1,558
1,391
267
4,423
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Housing Inventory

Number
409
135
111
357
23
10
11
94
27
917
120
306
67
67
2,502
4,318
116
683
1,201
1,305
758
188

Emergency Beds
Chronic Mental Illness
Homeless Families with Children
Physically Disabled
Mentally Disabled
Veteran
Traumatic Brain Injury
Homeless Youth Under 18
Young Adults (18-24)
Seniors (age 55+)
Elderly (age 62+)
Frail Elderly (62+ and disabled or 75+)
Domestic Violence Survivors
Chemically Dependent
HIV/AIDS
General Low-Income

Homes by Type
Rental
Homeowner
Homes by Number of Bedrooms
0 Bedrooms
1 Bedroom
2 Bedroom
3 Bedroom
4+ Bedroom

Source: Housing Consortium of Everett and Snohomish County

Market Rate Apartment Inventory
The Puget Sound Regional Council (PSRC) obtained Spring 2017 rental data from Dupre+Scott. This data
included occupied apartments in Everett 8 and provides a snapshot of units available based on income.
Table X: All Unit Types with complex size 20+ unit rentals (Spring 2017)
Area

0-50%

51-80%

81-120%

>120%

Units Svyed

Bldgs
Svyed

All Unit Types with complex size 5-19 unit rentals
Everett (city)
Everett (Metro)

162

7,939

870

0

8,971

196

0

258

220

0

478

19

All Unit Types with complex size 5-19 unit rentals
Everett (city)
Everett (Metro)

341

242

0

0

583

120

60

92

0

0

152

32

Source: Puget Sound Regional Council, Dupre+Scott Spring 2017 Rent Data

The data surveyed ““market rate” apartments, not retirement, rental condos, or tax credit/subsidized properties
catering to those earning 60% or less of median income. Also excluded are micro units..” (Dupre+Scott, 01-17-17)

8

(02/26/2019)
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Housing Costs
Housing costs have been increasing throughout the region. The cost of housing in Everett, whether for
sale or rent, has seen a steady increase over the years.
Home Sales
Single family home sales since 2000 show the effects of the recession on values. Since 2011, median
sales price have doubled; since the peak of the market before the recession (2007), median sales price
for single family homes is up 26%.
400,000

Single Family Sales (2000-2018)

350,000

$390,000

$309,250

300,000
250,000

$194,750

$168,700

200,000
150,000
100,000

2018

2017

2016

2015

2014

2013

2012

2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

0

2000

50,000

Source: Snohomish County Assessor, 2000-2018, Single Family (Use Code 111), Everett

Rental Costs
The estimated median market rent has also increased. At the end of 2011, the estimated median market
rent in Everett was $1,197. The market rent has now increased to $1,583, a 32% increase during this 8year period.
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Median Market Rent
$1,800

2018-12, $1,583

$1,600
$1,400

2010-11, $1,197

$1,200
$1,000
$800
$600
$400
$200
$0

Source: Data acquired from Zillow.com/data on 2/5/19. This data is based on the Zillow Rent Index, a
smoothed measure of the median estimated market rate rent across the city and housing type.

Census Estimates of Home Value and Contract Rent
The data reported by Zillow for Everett differs from the official data provided by the Census Bureau. In
the Home Sales data shown above, the data reflects the sales price of homes. In the table below, the
value reflects median home value for all homes, not just those that are sold.
Table X: Median Home Value and Contract Rent (2010 – 2017)

Median Home Value
Median Contract Rent

2010
277,100
769

2017 % Change
267,800
-3.4%
962
25.1%

Source: U.S. Census Bureau, American Community Survey 5-Year Estimates (B25058 and B25077)

Housing Problems
The housing problems that HUD tracks includes housing that lacks complete plumbing or kitchen
facilities, overcrowding, and cost burden.

Age of Housing
About two-thirds (30,515) of Everett’s housing stock was built before 1990.

(02/26/2019)
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Year Structure Built
10,000
8,000
6,000
4,000
2,000
0
Built 2014 or later

Built 2010 to 2013

Built 2000 to 2009

Built 1990 to 1999

Built 1980 to 1989

Built 1970 to 1979

Built 1960 to 1969

Built 1950 to 1959

Built 1940 to 1949

Built 1939 or earlier

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (DP04)

Substandard Housing
A significant number of rental housing units are shown to lack complete plumbing or kitchen facilities.
These units are mostly occupied by extremely low-income households as shown in the table below.
Table X: Housing which lacks complete plumbing or kitchen by tenure and income

Income

Owner

<= 30% HAMFI

Renter
10

320

>30% to <=50% HAMFI

0

110

>50% to <=80% HAMFI

0

75

>80% to <=100% HAMFI

0

25

10

0

20

530

>100% HAMFI

Total

Source: 2011-2015 CHAS data (Table 3)

Note: we might want to add anecdotal and/or quantifiable information about substandard housing
found by the city’s code enforcement officers, or data from CHIP.

Overcrowded Housing
Having more than one person per room in a residence is considered overcrowding. Households with
greater than 1.5 persons per room is considered by HUD as a severe housing problem.
Table X: Overcrowded Housing >1.5 persons per room

Income
<= 30% HAMFI

Owner

Renter
45

40

>30% to <=50% HAMFI

0

135

>50% to <=80% HAMFI

0

70

>80% to <=100% HAMFI

0

35

(02/26/2019)
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>100% HAMFI

Total

Source: 2011-2015 CHAS data (Table 3)

50

4

95

284

Lead-Based Paint
Housing units built before 1980 may have paint that contains lead, which can pose a serious health
hazard, particularly to children. Lead paint controls or abatement is now required for any project that
uses federal funds.
Approximately half of Everett’s housing stock was built before 1980, indicating a substantial number of
homes with potential lead-based paint hazards. The following chart estimates the number of households
with children 6 or younger living in structures that might have lead-based paint hazards.

Structure built before 1980 with children 6 or younger
present (by tenure and income)
800
700
600

105

500

685

400

590

300
100
0

205

405

200
109

195

150

45

<= 30% HAMFI >30% TO <=50% >50% TO <=80%
>80% TO
HAMFI
HAMFI
<=100% HAMFI
Owner

545

>100% HAMFI

Renter

Source: 2011-2015 CHAS data (Table 13)

Housing Cost Burden
Cost burden is defined as paying more than 30% of household income for housing (rent or mortgage,
plus utilities). Severe cost-burden is defined as paying more than 50% of household income for housing.
Approximately 41% of Everett households pay more than 30% of their income for housing; nearly 18%
are severely cost-burdened, paying more than 50% of their income towards housing. The households
most impacted by the cost of housing are low-income renters.
Table X: Housing Cost Burden by Tenure

Housing Cost Burden

Owner

Renter

Total

Cost Burden <=30%

12,660

11,755

24,415

Cost Burden >30% to <=50%

3,645

6,095

9,740

Cost Burden >50%

2,060

5,430

7,490

(02/26/2019)
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Cost Burden not available

Total

Source: 2011-2015 CHAS summary data

95

355

450

18,450

23,625

42,080

Housing Cost Burden for Renters
A large number of rental households are cost burdened. Nearly half of all rental households pay more
than 30% of their income on housing costs, and 23% are severely cost-burdened. The lowest income
households are most impacted. 76% of all low-income rental households are severely cost-burdened.
When a low-income household is severely cost-burdened, it indicates that the household has less
income for other essential needs, like health care, food and education; it is also an indicator of being at
risk of homelessness.
Table X: Housing Cost Burden for Rental Households, by Household Income

Cost burden >
30%

Cost burden >
50%

Total Universe
Rental
Households

<= 30% HAMFI

6,005

4,600

7,590

>30% to <=50% HAMFI

4,135

760

5,270

>50% to <=80% HAMFI

1,225

55

4,165

115

15

2,315

45

0

4,285

11,525

5,430

23,625

Household Income

>80% to <=100% HAMFI
>100% HAMFI

Total

Source: 2011-2015 CHAS summary data

Housing Cost Burden for Low-Income Rental Households
6,000

Low-Income Renter Cost Burden

5,000

4,600

4,000
3,000

6,005
4,135

2,000
1,000

1,225

760

0

<= 30% HAMFI

>30% TO <=50% HAMFI

Cost burden > 30%

55

>50% TO <=80% HAMFI

Cost burden > 50%

Source: 2011-2015 CHAS summary data

Table X: Housing Cost Burden, by Household Income for Everett

Set-Aside %
Median Income

(02/26/2019)

1 Person
30,503

2 People
58,937

3 People
60,519

4 People
75,305
25 | P a g e

Affordable Housing Costs (30% of gross income):
100% AMI
763
80% AMI
610
50% AMI
381
30% AMI
229
Zillow Median Rent (02/19)
1,583

1,473
1,179
737
442
1,583

1,513
1,210
756
454
1,583

Source: 2011-2015 American Community Survey (B19019), Zillow.com/data (Rent Index – Feb 2019), and computed

1,883
1,506
941
565
1,583

Everett Affordable Rent
(30% of income based on household size)
1,883

2,000
1,800
1,600

$1,583

1,513

1,473

1,400
1,200
1,000
800

763

600
400

565

454

442
229

200
0

1 Person
100% AMI

2 People
80% AMI

50% AMI

3 People
30% AMI

4 People
Zillow Median Rent (MF)

Source: Median Household Income (in 2015 Inflation-adjusted dollars) by Household Size, 2011-2015 ACS
(B19019), Zillow.com/data (Rent Index – Feb 2019), and computed

Housing Cost Burden for Owners
Owner-occupied households facing a cost burden is less numerous than renter-occupied households.
Low-income households, again, face the greatest burden for housing costs.
Table X: Housing Cost Burden for Owner Households, by Household income

Cost burden >
30%

Cost burden >
50%

Total Universe
Owner
Households

<= 30% HAMFI

1,445

1,025

1,825

>30% to <=50% HAMFI

1,520

725

2,435

>50% to <=80% HAMFI

1,320

210

2,355

>80% to <=100% HAMFI

660

35

2,295

>100% HAMFI

760

65

9,545

5,705

2,060

18,450

Household Income

Total

Source: 2011-2015 CHAS summary data
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Disproportionate Housing Need
A disproportionately greater need exists when the members of racial or ethnic group at a given income
level experience housing problems at a greater rate (10% or more) than the income level as a whole. For
example, assume that 60% of all low-income households within a jurisdiction have a housing problem
and 70% of low-income Hispanic households have a housing problem. In this case, low-income Hispanic
households have a disproportionately greater need.
A review of Census data indicates that there are disproportionately higher housing needs for most racial
and ethnic minorities in Everett, and disproportionate severe housing cost burden for American Indian
or Alaska Native, or Pacific Islander.

Disproportionate Severe Housing Problems
The four severe housing problems that HUD uses are: incomplete kitchen facilities; incomplete plumbing
facilities; more than 1 person per room; and cost burden greater than 50%. The following table identifies
the members of racial or ethnic group at a given income level that experience severe housing problems
at a rate of 10% or more than the income level as a whole.
Table X: Disproportionate Severe Housing Problems

>100%
HAMFI

>80% to
<=100%
HAMFI

>50% to
<=80%
HAMFI

>30% to
<=50%
HAMFI

<= 30%
HAMFI

RACE OR ETHNICITY

INCOME LEVEL

White alone, non-Hispanic
Hispanic, any race

X

X

Asian alone, non-Hispanic
Black or African-American alone, non-Hispanic

X

other (including multiple races, non-Hispanic)
American Indian or Alaska Native alone, non-Hispanic
Pacific Islander alone, non-Hispanic
Source: 2011-2015 CHAS data (Table 2)

X

X
X

X

X

Disproportionate Severe Housing Cost Burden
Data compiled by HUD is not available to identify severe housing cost burden by income level, but it is
available by race and tenure. The following table identifies the members of racial or ethnic group that
experience severe housing cost burden (>50% of their income on housing) at a rate of 10% or more than
the jurisdiction by tenure as a whole.
Table X: Disproportionate Severe Housing Cost Burden

RACE OR ETHNICITY

Owner
Occupied

Renter
Occupied

White alone, non-Hispanic
Hispanic, any race

(02/26/2019)
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RACE OR ETHNICITY

Owner
Occupied

Renter
Occupied

X
X

X

Asian alone, non-Hispanic
Black or African-American alone, non-Hispanic
other (including multiple races, non-Hispanic)
American Indian or Alaska Native alone, non-Hispanic
Pacific Islander alone, non-Hispanic
Source: 2011-2015 CHAS data (Table 9)

Public Housing
Needs to be completed by Becky and Kembra. Inventory of units (location, number, population served).
Vouchers. Narrative about PHA and non-public housing.

Homelessness
Snohomish County is the lead entity in the partnership to end homelessness in our community. Each
year, a “point-in-time” count of those experiencing homelessness takes place in January. The picture
from 2018 showed a 27% decrease over the last year in the number of unsheltered persons surveyed,
while the overall trend for persons facing homelessness remains upward with an increase of almost 10%
since 2013.
Table X: 2018 Point-in Time Count

Location

Unsheltered
Emergency Shelter
Transitional Housing

TOTAL

Source: Snohomish County

Persons
378
364
116
858

Respondents in the 2018 point-in-time count identified family crisis, job loss, substance use, lack of
affordable housing and eviction as the most frequent reasons for homelessness. Nearly 84% of
unsheltered adults surveyed reported at least one disabling condition.
The housing inventory completed by the Housing Consortium of Everett and Snohomish County
identified the following inventory of beds and units which may serve homeless populations:
Table X: Low-Income Housing Inventory – Populations Served (not a complete list)

Housing Inventory

Emergency Beds
Physically Disabled
Chronic Mental Illness
Homeless Families with Children
Homeless Youth Under 18
Domestic Violence Survivors

(02/26/2019)

Number
409
357
135
111
94
67

28 | P a g e

67
23

Chemically Dependent
Mentally Disabled

Source: Housing Consortium of Everett and Snohomish County

The availability of housing with lower barriers to entry, supplemented by supportive services, continues
to increase. Three new projects in Everett are going to increase the number of units that are dedicated
to homeless persons: 1) 65 units developed by Catholic Housing Services at _____; 2) ___ units being
developed by Housing Hope in Everett Station; and 3) ____ units for youth developed by Cocoon House
along Colby Avenue.

Special Needs
There are some populations who are not homeless but require supportive housing, including the elderly,
frail elderly, persons with disabilities, persons with alcohol or other drug addiction, and persons with
HIV/AIDS and their families.

Elderly
Everett’s elderly population is showing significant increase in numbers. Since 2000, there has been an
increase of 5,894 persons age 60 and older.
Table X: Elderly Population (2000 to 2017)

2000

2010

2017

Age
60+

Persons
12,029

% of Pop
13.15%

Persons
15,371

% of Pop
14.90%

Persons
17,923

% of Pop
16.70%

70+

7,208

7.88%

7,404

7.20%

7,876

7.40%

80+

3,016

3.30%

3,328

3.20%

3,522

3.30%

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates (S0101), 2010 Census (DP-1), and 2000 Census (PO12)

Housing problems, including severe cost burden, affects a large number of elderly households.

Elderly (62+)

with housing cost burden >50%
1,200
1,000
800

1,010

600
400

415

200
0

<= 30% HAMFI

115

210

>30% TO <=50%
HAMFI
Renter (est)

(02/26/2019)

35

95

>50% TO <=80%
HAMFI

15

25

>80% TO <=100%
HAMFI

Owner (est)
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Source: 2011-2015 CHAS data (Table 16)

Low-Income Elderly (75+)

with 1 or more housing problems
700
600

695

500
400
300

335

280

200

225

100
0

115
<= 30% HAMFI

>30% TO <=50% HAMFI
Renter

120

>50% TO <=80% HAMFI

Owner

Source: 2011-2015 CHAS data (Table 16)

There are 1,343 units of affordable housing in Everett that are set aside for low-income seniors.
Table X: Low-Income Units set aside for Seniors and Elderly

Housing Inventory
Homes by Population Served

Number
917
120
306
1,343

Seniors (age 55+)
Elderly (age 62+)
Frail Elderly (62+ and disabled or 75+)

SUBTOTAL

Source: Housing Consortium of Everett and Snohomish County

There are ten nursing/convalescent homes within the city.
Table X: Nursing and Convalescent Homes

Facility

Location

BETHANY AT PACIFIC

916 PACIFIC AVE

BETHANY AT SILVER CREST

2131 LAKE HEIGHTS DR

BETHANY AT SILVER LAKE

2235 LAKE HEIGHTS DR

EVERETT TRANSITIONAL CARE SERVICES

916 PACIFIC AVE

BROOK DALE SILVER LAKE

2015 LAKE HEIGHTS DR

EVERETT CENTER

1919 112TH ST SW

HERITAGE COURT

4230 COLBY AVE

INTERFAITH ASSOCIATION OF SNOHOMISH COUNTY

2520 CEDAR ST

REGENCY

5129 HILLTOP RD

SUNRISE VIEW NURSING HOME

2520 MADISON ST

TOTAL

Source: OFM Annual Housing Unit and Population Survey, Group Quarters Population, 2018

(02/26/2019)

2018
Pop
102
53
110
28
50
84
47
49
42
101
666
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Disability Status
The following chart shows the number of households with one or more disabilities.

Disability Status
8,000
7,000
6,000
5,000
4,000
3,000
2,000
1,000
0

Hearing or vision
impairment
<= 30% HAMFI

Ambulatory
limitation

>30% to <=50% HAMFI

Cognitive limitation

Self-care or
independent living
limitation

>50% to <=80% HAMFI

>80% HAMFI

Source: CHAS data (Table 6)

Barriers to Affordable Housing
Public policies may have a negative effect on affordable housing, including tax policy, land use controls,
zoning ordinances, building codes, fees and charges, growth limits and other policies that might affect
the return on residential investment.
The State's taxation system, that does not tax personal income, creates a strong reliance on other forms
of taxation such as sales tax, real property tax, and special fees and assessments. Local governments
have limited discretion regarding this system, and as a result, little ability to change the system to
remove any barriers to affordable housing.
One option provided by the State to local governments is the multiple-unit dwellings property tax
exemption. (Chapter 84.14 RCW) This provision allows for special valuations for residential development
and provides an extra four year incentive (12 years vs. 8 years) if the development includes an
affordable housing component.
Washington State's property tax system also limits the increase in property taxes collected to no more
than 1% per year plus new construction. As needs or costs increase, the ability to pay for those needs is
diminished.
The City of Everett must work within the framework of state planning and building requirements. The
Growth Management Act (GMA) requires the City to plan for a variety of housing needs within the
community, as well as planning for employment, public facilities and services. GMA also requires

(02/26/2019)
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planning to protect critical areas, such as wetlands, geologic hazard areas, fish and wildlife habitat, and
floodplains.
The City of Everett, like many municipalities, charges development impact fees on new development.
Fees are charged for schools, fire, and traffic. Until 2012, Washington State allowed waiver of impact
fees for affordable housing only when the fees were paid from public funds other than impact fee
accounts. In 2012, Washington State amended the law (EHB 1398.SL) that allows governments to grant
either a partial exemption of not more than 80% of impact fees, or provide a full waiver where the
remaining 20% are paid from public funds other than impact fee accounts. School districts that receive
school impact fees must approve any exemption for their fees.
The City of Everett has updated several of its ordinances in the past several years to help reduce the
barriers to development of low-income housing:
•
•
•
•
•

Impact fee reductions for low-income housing (Ord. 3504-16)
Reduction for sewer and water connections for low-income housing (Ord. 3579-17)
Multifamily housing property tax exemption – new low-income targets (Ord. 3635-18)
Metro Everett height incentives for affordable housing (Ord. 3615-18)
Off-street parking reductions for low-income housing (Ord. 3616-18)

Housing Projections
Everett’s allocation of regional growth would be 165,000 people by 2035, requiring approximately
23,000 housing units to be added to the city’s housing supply.
POPULATION
2017 estimate (ACS)
2035 allocation
Net Population Change
HOUSING
Occupied Units 2017 (ACS)
Persons per household (all tenure)

Housing Units 2035 (total)
Net Housing Unit Change

107,560
165,000
57,440
42,652
2.52

65,429
22,777

If the distribution of household income remains similar, the following table shows the housing need by
income groups. Housing serving households that earn 50% AMI or less most often require some
subsidized housing, or may be faced with substandard housing or being cost burdened. These
projections indicate that almost 13,000 of the new housing units would need to serve low-income
households.

(02/26/2019)
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Future Housing Need

(New Growth Only - assuming same income distribution)
10,000
8,000

9,981

9,267

6,000
4,000

3,529

2,000
0

<=50% HAMFI
<=50% HAMFI

(02/26/2019)

>50% TO <=80% HAMFI
>50% to <=80% HAMFI

>80% HAMFI
>80% HAMFI
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Appendix B: Community Input Summary
Several outreach activities were conducted to engagement with the community on housing issues. This
Appendix documents the process and outcomes of those activities.

COMMUNITY ENGAGEMENT AND OUTREACH ACTIVITIES
1.
2.
3.
4.
5.
6.
7.
8.
9.

Community CHAT Sessions Summary– “What do we need”
Other Community Outreach Sessions
Community CHAT Sessions – “Transit-Oriented Development”
Community Housing Survey Result Summary
Community CHAT Session – Housing Action Plan Introduction
Written Comments
Public Comments on Housing Action Plan – To be Inserted
CHAT Session Detail Notes
Community Survey Detail Results

1. Community CHAT Sessions – “What do we need”
Community CHAT Sessions were held with the public to gather input on different housing topics. All
sessions were held virtually given the COVID-19 restrictions on in-person meetings. The first two
sessions were held January 12 at 1 PM (12 attendees) and January 28 at 6 PM (24 attendees) to gain
knowledge of the community thoughts about housing issues. These sessions had relatively low
attendance primarily due to the difficult nature of virtual outreach.
Housing information with context and background specific to Everett was presented to the attendees.
Participants were asked three poll questions to gauge initial opinions about housing need. The Poll
provided an opportunity for attendees to think about different housing issues but was not intended to
be a quantitative reflection of wide community opinion. Qualitative feedback from the Breakout
Session were used to help shape some of the recommendations for the Housing Action Plan. Additional
outreach and engagement were conducted using a community-wide housing survey. A significant
public comment period will take place prior to Council consideration of the Housing Action Plan.
Participants were then separated into Breakout Rooms to answer specific questions in more detail.
Below is a consolidation of questions and answers for both sessions.
1. What types of housing do you like or think that your community needs? This includes both
multifamily and single-family areas of the City.
2. Under what conditions could you support a scenario where different housing types could be
introduced into existing single-family neighborhoods? In other words, what limitations or measures
are necessary to accompany allowing different housing types in single family neighborhoods?
3. Are there other thoughts about how to incorporate additional housing opportunities?

Most respondents acknowledged that more diverse housing types are needed and there are limited
affordable housing ownership opportunities in the city.

Summary of Comments
•

•

•

•

•

•

High Density/Multifamily housing/Mixed Use: Participants generally agreed that locating high
density, mixed-use and mixed-income housing near jobs, transit, and pedestrian infrastructure to
support the development was important specifically around future light rail stations. Some
responses suggested that multifamily housing should mainly be located in the Metro area and
developed near established business corridors or neighborhood business areas.
Single-family Homes: Most participants recognized there will not likely be many new single-family
homes given land availability constraints in Everett. There was recognition of strong resistance to
changing single-family areas and acknowledgement that community members feel there will be
negative impacts on the character of established neighborhoods.
Accessory Dwelling Unit: In all community sessions, there was strong support for accessory
dwelling units and, in particular, to implement the idea of intergenerational living options for
seniors and young adults. Some commenters expressed concern the City’s ADU code is restrictive in
terms of owner occupancy and parking requirements. Other suggestions included offering
incentives for building ADUs and having preapproved plans that could speed up the permitting
process.
Duplexes and townhomes: Responses generally acknowledged the need for increased
homeownership opportunities through smaller unit sizes. Again, some participants expressed
strong resistance to adding other housing types in single-family neighborhoods. Those concerns
include losing neighborhood character. Design, scale, loss of yards or open space, and shading of
current properties were important character features to consider. In some neighborhoods, it is
believed that increasing density by allowing different housing types would exacerbate challenging
parking problems. Discussions included support for preserving the existing housing stock.
Comments also related to adapting current single-family homes to duplexes or townhome style
development. Some participants, though, strongly supported adding “missing middle” housing in
the city.
Homeless Housing: Some participants spoke out in favor of ensuring the city has a full array of
housing for the homeless population including both permanent and temporary options. A
suggested solution was to repurpose old or vacant building for homeless shelters. It was important
to some respondents that a strong social service network is important to support people coming
out of homeless and additional supportive housing developments are needed in the community.
Such housing should be located close to all daily needs (ex: grocery, clinics, etc.).
Affordability: Housing affordability was a significant topic during discussions. Participants were in
favor of mixed income developments and adding smaller units in the community to create more
affordability. Other important comments related to affordability included supporting programs for
down payment assistance and locating housing near jobs. Keys to good housing for the community
includes sidewalks for walkability, green spaces, and other amenities.
Appendix B: Community Input Summary

Everett Housing Action Plan

B-2

•

Other: Some respondents supported other housing types such as micro-housing, single resident
occupancy units (SRO) and tiny homes in the city. Cottage developments were somewhat
supported by participants along with requiring sustainable building practices and ensuring healthy
communities. Many participants expressed the need to provide housing opportunities specifically
for young families and seniors.
There were clearly differing opinions about how the city should add housing as well as where and what
types. While some felt it important to open up neighborhoods to allow more opportunities for future
residents, many felt that it was critical to maintain the established neighborhood character. There was
some acknowledgement that a limited amount of different housing types may be able to fit into singlefamily neighborhoods with good design guidelines.
Additional outreach sessions were held with the Diversity Board, Council of Neighborhoods, and
Everett Faith in Action. A summary of feedback is provided below:

2. OTHER COMMUNITY OUTREACH SESSIONS
Council of Neighborhoods
The majority of committee members acknowledged the need for more housing types other than single
family homes. It was recognized the community lacked adequate housing for both homeownership and
rental units and that affordability is a key issue.
Everett Faith in Action – February 4, 2021
Group members discussed the significant housing challenges in the community and agreed that more
housing choices were needed. They indicated that Everett Faith in Action members have been focused
on homelessness and finding solutions for more housing options to support people living on the
streets.
Diversity Board – February 22, 2021
Diversity Board Members discussed the high need of affordable housing for low income families and
individuals. A member described circumstance where landlords are not renewing leases because they
can demand higher rents in this market, therefore people are being shut out of apartments.
Board members acknowledged that more variety of housing choices are needed across the spectrum
including:
•
•
•
•

Homeless shelters;
Accessory dwelling units;
Smaller apartment units;
Multifamily (members noted that noise is one of the environmental issues in higher density
around major corridors and should be considered in designing multifamily developments).

Concerns were expressed about the wealth disparities in the community and the importance of
supporting homeownership in a diverse community. Using community owned properties to provide
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good affordable housing and to promote community connections could be a way to accomplish these
goals.
The National Association for the Advancement of Colored People (NAACP) – June 22, 2021
Staff and the Chair of the Rethink Housing Action Plan Advisory Committee presented information
about the recommended Housing Action Plan. Members were interested and would follow up with City
staff.
International Brotherhood of Electrical Workers Local 191 – August 11, 2021
Staff and the Chair of the Rethink Housing Action Plan Advisory Committee presented information
about the recommended Housing Action Plan. Members felt that it was very important to advance
these strategies. Many of the members provide labor to housing projects and know that the needs are
significant. Members also expressed a desire to have the Plan reference the City’s Community
Workforce commitment ordinance as a labor force supporting housing construction.
Everett Rotary – August 24, 2021
Staff and the Chair of the Rethink Housing Action Plan Advisory Committee presented information
about the recommended Housing Action Plan. Members agreed this was important work and
expressed their concern that the community had concerns or fear around density. A comment was also
made regarding the need to have a streamlined permit process.

3. COMMUNITY CHAT SESSIONS – “TRANSIT-ORIENTED DEVELOPMENT”
Community CHAT Sessions were held with the public to discuss strategies for Transit-Oriented
Development. These sessions were held on February 18th at 1 PM (8 Attendees) and February 23rd at 6
PM (11 Attendees) with relatively low participation.
These CHAT Sessions began with a presentation of context and background about TOD. Then participants were
asked several poll questions to gauge initial opinions about proposed TOD strategies. The presentation
emphasized 5 aspects of the TOD strategy:
1.
2.
3.
4.
5.

Make connections across the highway barriers, Evergreen Way and in neighborhoods
Encourage new development on corridor sites
Allow more housing choices in residential areas
Protect existing affordable housing resources.
Provide needed amenities and commercial services.

Then participants were asked several poll questions to gauge initial opinions about proposed TOD
strategies. The survey questions asked how participants felt about different aspects of the TOD strategy, which
included: 1. Overall corridor growth strategy, 2. Connecting the neighborhoods, 3 Encourage ample building
heights along Evergreen Way (5 & 6 Story MF), 4. Allowing corner lot duplexes, , 5 Allowing townhouses in SDF
neighborhoods, 6. Allowing courtyard homes in SF neighborhoods, 7. Providing retail and commercial amenities
and services, and 8 Protecting affordable housing. . Finally, the first question was repeated to determine if
participants’ attitudes changed during the polling process. The polling results are displayed below.

Appendix B: Community Input Summary

Everett Housing Action Plan

B-4

Polls

#1 Overall Strategy

#2 Connections

Not so Good

OK or Uncertain

Good Idea

Great Idea

Not so Good

OK or Uncertain

Good Idea

Great Idea

Not so Good

OK or Uncertain

Great Idea

14
12
10
8
6
4
2
0

Good Idea

Transit-Oriented Development Strategies Poll Questions 1-3

#3 5-6 Story MF &
MU

#4 Corner Lot
Duplexes-SFZ

#5 Townhomes-SFRZ
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Bad Idea

Not so Good

OK or Uncertain

Good Idea

Great Idea

Bad Idea

Not so Good

OK or Uncertain

Good Idea

Great Idea

OK or Uncertain

Good Idea

14
12
10
8
6
4
2
0

Great Idea

Transit-Oriented Development Strategies Poll Questions 4-6

#6 Courtyard Homes-SFRZ
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#7 Retail &
Commercial

#8 Protect Affordable
Housing

Not so Good

OK or Uncertain

Good Idea

Great Idea

Bad Idea

Not so Good

OK or Uncertain

Good Idea

Great Idea

OK or Uncertain

Good Idea

10
8
6
4
2
0

Great Idea

Transit-Oriented Development
Strategies Poll
Questions 7-9

#9 Overall Strategy

In general, the responses indicate support for each of the strategies, including those that recommend a greater
variety of housing in single family neighborhoods surrounding transit stations.
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SUMMARY OF MEETING NOTES
Meeting Notes:
a. Corridor Growth

•
•
•
•
•
•
•
•

•
•
•
•
•

Even though the area has been up-zoned, properties have not redeveloped. What can we do to foster development?
The area needs more density.
There has been piecemeal development – one parcel replaced, others stay the same
Consider a phased zoning strategy to that new development doesn’t radically change the character of the
neighborhood.
Larger areas could be redeveloped at once so that it feels of a piece.
A few large complexes surrounded by parking won’t coalesce into a community.
Emphasize compact, walkable, mixed uses
Must improve transit service to make viable for market rate housing where future residents can choose other cities in
the region.
Transit, walking and biking routes must be clean, safe and attractive.
Transit needs to arrive daily on a very frequent schedule and extend into evenings to make it feasible to not have a
car.
Fred Meyer seems to be in “bad shape”.
Consider parking structures. The area should have less asphalt.
Can transit be reliable during snowstorms? Provide alternatives for stranded transit riders.

b. Character and Livability

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•
•
•

Try of Mill Creek Town Center in Everett. Create a dynamic area.
Trees will be important. Need to “green up” the area.
It will be important to add amenities, shops, etc.
Pedestrian safety is CRITICAL.
Access within the neighborhoods is important within the neighborhoods as well. Need sidewalks and safe routes to
schools.
Is there a growth target for TOD areas?
Make sure to consider the ‘back streets” that are near the two main arterials. They are important for connectivity and
as a transition from higher buildings to the SF neighborhoods.
Maybe ingrate big box retail. With mixed use, higher residential density w/ local services.
Triangle area (Holly) with retail services and housing as redevelops.
Support for restaurants needed in area. Casino Rd. is family-oriented and important for the Latino community. .
Is it realistic to expect retail on the ground floor? There are many downtown buildings with vacant retail.
Retail will not able to survive. Need more residents.
How much parking is needed?
Are these still auto dominated corridors?
For TOD, should parking still take up so much of the site? Neighborhoods near light rail station shouldn’t require lots of
parking. 25% reduction? King County Metro’s algorithm for parking usage should be considered. See “Right Sized
Parking website.”
What about more green spaces for people. Some in multi-family residences won’t have yards.
Don’t wall off pedestrians from street.
Integrate gardening and “Grow Local” opportunities. Encourage rooftop gardens.
Keep street widths small. Maybe require curb bulbs or sidewalk extensions for corner lot duplexes.
Can we retain historic elements? What about historic overlays.
This area will need a community plaza or gathering space.
Open space is inadequate. Need more.
Right now, there is not the right mix of uses. Need to identify and implement the right mix of community-based uses if
it is to be a community. Develop mixed use buildings.
More housing is needed
The area is too auto centric.
Appendix B: Community Input Summary

Everett Housing Action Plan

B-7

•
•
•
•
•

Consider gateways into the neighborhood.
What improvements are needed?
Pedestrian Bridge needs improved
ST $ for higher density, future light rail station area
Connect north-south

4. COMMUNITY HOUSING SURVEY RESULTS
A community housing survey was launched online March 29th and remained open until April 30th.

Profile of respondents:
322 survey participants responded by May 5, 2021. The majority of responses were from people living in four
neighborhoods: Bayside, Northwest, Port Gardner, Boulevard Bluffs and Riverside. Over 82% live in single family or duplex
homes, 17% multifamily and 9% mixed use buildings. Approximately 75% own their residence. Nearly 92% reported they
live within walking distance of a bus stop.

Most important housing priorities:




More affordable options for home ownership
Safety
Walkability

Most compatible housing types for infill in existing single family neighborhoods:




2 story townhouses
Duplexes on corner lots
Accessory dwellings

Housing types lacking for future residents:







Supportive housing
Subsidized housing
Small apartment buildings
Single family
Accessory dwellings
Townhomes

Key factors for transit-oriented communities:



Safe, walkable, ped scale routes
Variety of mixed uses to reduce need for car ownership

Responses to several key survey questions are as follows:
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What priorities do you feel are important for the City regarding housing types and
affordability for future residents?
More opportunities for home ownership

59.87%

More opportunities for rental options

45.39%

More housing choices near job centers

29.93%

More housing choices with convenient access to transit

46.38%

More housing choices near shopping and other services

36.51%

Housing compatibility within my neighborhood

32.89%

More senior housing options

28.62%

Additional comments:
Housing Types
• Very limited options for a single person. Studios/1-bedroom apartments are expensive and usually
on two incomes so hard to find housing for one person.

still based

•

Alternative ideas like tiny homes, container housing, or mobile homes.

•

I worry that all supportive housing is going to be packed on 99 and Broadway and barred from other
neighborhoods. In general I think supportive housing is more successful when it's smaller and mixed into
neighborhoods that don't have a lot of pollution and noise.

•

Open to creating housing for displaced residences with city (mini homes) and have options to cohabit with
partners and/or pets.

•

TINY HOUSES should be allowed in property of Everett city owners. Affordable, small footprint, and generally
accessible to most.

•

Everett has a housing crisis. The baker heights units sit empty while folks sleep on the streets. This is shameful.
And the new units coming seem to be about gentrification. We do not need more middle and upper middle class
white fold. We need diversity. We need low income housing. We need housing for the unhoused. I own my
home, but if Everett becomes as gentrified as seattle I will leave. I want a community that reflects and embraces
all income levels.

•

More senior citizens/disable population require respect+tolerance though within limits; important rules/'houserules' should not be ignored. ALL-together in one building is not same as one family under a separate roof= nobrainer, hence RESPECT is key to adhere to rules/rental contract.

•

City Council needs to advocate for the most vulnerable at the risk of going against neighbors and homeowners.

•

Open to creating housing for displaced residences with city (mini homes) and have options to cohabit with
partners and/or pets.
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•

City Council needs to muster the courage to allow for greater infill in Everett's existing single-family
neighborhoods. It can be done right, but we must stop letting NIMBYS block good and needed projects.

•

I lived in a newer construction apartment building in the Downtown area and it was a dump. Poor quality, poor
materials, and will not outlast many older buildings.

Housing Affordability
• Support financial incentives for the development of affordable housing- maybe. But the landlord/developer needs to
keep it up to code.
•

Financial incentives for affordable housing brings the likelihood for unacceptable tax increases on the middle class.

•

Home ownership and affordability are key strategic goals. They will drive civic engagement. Affordability is a
combination of land price, cost of regulations/compliance, construction and what the market will bear. Speed of
permits needs to be improved.

•

What is currently considered "affordable housing" is not affordable for most.

•

The biggest area I find personally is not making enough money to afford the cheapest apartment in town, but too much
to get any help. So much focus is on the homeless, and not enough on affordability to keep families from becoming
homeless.

•

I think variety & affordability are key to future development. In general much more emphasis should be made to
accommodate folks with disabilities who have multigenerational families.

•

We need to provide/build more low-income housing so folks don't have to drive far to work; can reasonably commute
from home to work.

•

The "affordable" housing incentives seem to add up to a bigger benefit for developers than to actual families or people.
Whenever there is a good idea it seems certain neighborhoods have problems with the idea. (Housing Hope with the
School District). Another thing to keep in mind not all homeless people are on drugs or have mental issues and not
enough is going on to help them they are offered a shelter space among and with the people on drugs or with mental
issues but no permanent solution that works for them.

•

People want to live in neighborhoods that are well kept so maybe having some standards to any housing development
or incentives to fix up existing structures would also help. The rent in the Everett area is extremely high. Perhaps rent
controlled developments should be looked into.

•

Everett has a growing lack of affordable housing, especially for affordable single-family homes and apartments.
Building more luxury townhomes or apartments will not fix this and displaces normal folks looking to buy or rent.
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What housing types do you think are currently lacking that will be needed for future
residents?
Single-family homes

36.86%

Accessory dwelling units

33.01%

Duplexes

23.72%

Townhomes

32.05%

Small apartment building (20 units or fewer)

41.35%

Mid-rise apartment buildings (3 to 6 stories)

29.49%

High-rise apartment buildings (7+ stories)

20.51%

Subsidized housing

49.04%

Supportive housing (for disabled or homeless individuals)

58.97%

Additional Comments:
We should directly build beautiful, green social housing and not rely on private developers to do it. Funding would be a challenge but
that's what taxes are for. Increasing residents in the city would increase the tax base and customers for small businesses. Obviously if
social housing were built then allowing private develop to build would increase competition for them to provide more affordable units.
Cramming more and more dense housing is ruining our neighborhoods. First we pay taxes to fund the projects that we don't want, and
then we suffer the effects of denser housing. I'd rather see our tax dollars going towards more green space. This isn't Seattle.
Yes everyone deserves shelter and housing but it should not be on the shoulders of those that have worked for the houses they are
currently in. I do not want crime, more traffic, parking issues, more crowded schools. Everett is already packed full - no more.
The city needs to stop building massive complexes in areas that traffic is already an issue.
industrial areas and NOT in established neighborhoods.

Affordable housing should go in more

We're landlords and our top issues are parking, marijuana, dogs, noise and crime. Any increase in housing should be accompanied by
an increase of uniformed officers. Subsidized housing should come with standards of living. Quiet hours, no pets, no drugs and
required community service to maintain the property.
It is important for our city to have housing options for all different income levels and household types, so workers can live near jobs.
Density allows us to sustain neighborhood businesses and support transit. New houses are getting bigger-we should provide
incentives for developers to build more efficient, affordable homes for purchase instead of prioritizing creating huge luxury homes with
big carbon footprints. More in-between housing options like cottages for young families and retirees.
Housing the Homeless
Utilize abandoned buildings as shelters for homeless. Y'know all those empty houses? How about housing the homeless?
Access to housing is the first step to supporting people out of poverty, addiction, and mental health crises.
Our homeless need to be housed. Use old shipping containers near Smith Ave for homes. Get volunteers involved. Ask for money
and labor donations. Donate city land for homeless housing. Everett can lead the way. Expand your board and committees on
housing. Get corporations and unions involved.
The time to get the Everett/Bayside homeless problem under control is BEFORE we become like Seattle.
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Need more shelters/temp homes/locations for camps for homeless.
The city should pursue temporary and permanent housing for people experiencing
supportive housing.

homelessness, especially permanent

The city and county need to address the unhoused population by acquiring a large warehouse as a permanent no questions asked
shelter and acquire old motels on Broadway as transitional housing for those who accept services.

5. COMMUNITY CHAT – HOUSING ACTION PLAN INTRODUCTION
Three sessions where held to introduce the Housing Action Plan to the community. Participants were
given a presentation outlining the strategies and actions recommended by the Committee.
Comments from July 29th and August 12th (two session) were as follows:
•

New units are needed. Need to require affordable units.

•

Nee to have set aside mandatory affordable units/inclusionary zoning.

•

Council has the opportunity to enact the set aside of affordable housing.

•

A fee in-lieu of program works as well.

•

Need mixed income properties/developments.

•

Make sure there is a de-concentration of low-income housing to afford people to live in
opportunity areas.

•

High Point in Seattle is a good example of a sustainable community and high density that support
community enrichment.

•

What about rent control? And other tenant protections?

•

Accessory Dwelling Units are good.

•

Equity is important.

•

Townhouses must fit into neighborhood design.

•

Housing Needs Assessment should be updated with newest data.

•

Housing Action Plan is necessary to meet Vision 2050 High Capacity Transit communities. Urban
corridors, Transit-Oriented Development, Gaps need to be filled on Evergreen Way and other
places that are within walking distance (Everett Mall), Mariner Station.

•

Need to meet Metro Everett growth goals. 65% of growth must be with proximity to transit.

•

Surplus property strategy is good.

•

Need to be more proactive about parking and add further flexibility.

•

Use Transportation Demand Management tools.

•

Equity should factor into policy and implementation decisions.
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•

Should change “reduce” conflicts between housing developments to “prevent”. Townhouse do not
fit into some areas. Approved ADU prototypes on file at the city would be a good way to reduce
costs and promote adding them to the community. The city should continue to support the CHIP
program. Disappointed that the Historic Commission did have representation on the housing
committee.

•

Sustainable building.

6. WRITTEN COMMENTS
Copies in Appendices.
Date

Received From

Main Subject

January 13, 2021

Tina Hokanson

Homelessness

February 17, 2021

Bob Barnes

Homelessness

February 23, 2021

Mary Cunningham

Housing Types in Single Family Zones

March 26, 2021

Master Builders of King and Snohomish

Housing Tool Kit and ADUs

Counties
April 24, 2021

Yvonne Williamson

Housing Affordability

April 27, 2021

Snohomish County-Camano Island Assn.

Increase Housing Opportunities for all income

of Realtors

levels

May 18, 2021

Kent Peverly

Mobile Homes

July 29, 2021

Dave Koenig

Various

August 11, 2021

Everett Station District Alliance

Various

August 16, 2021

Mary Cunningham

Various

August 18, 2021

Tye Ferrell

Housing Needs Assessment

7. PUBLIC COMMENTS ON HOUSING ACTION PLAN
See Written Comments, Special presentation, and Community Session CHATS dated July 29 and August 12, 2021.
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8. CHAT SESSION DETAIL NOTES
CHAT Session #1 – “What do we need” – January 11, 2021
1.

What types of housing do you like or think that your community needs? This includes in both multifamily and
single family areas of the city?

Breakout Group 1 - Q1
Yes
Diversity of housing (doesn't mean that it can't be a welcoming neighborhood!)
Do we need single-family zoning?
Large MF downtown
Design versus limits on duplexes
Duplexes in other neighborhoods
Needs depends on area
Hard to add density - build to highest density possible
Stepping stones for communities - camouflaged duplexes
Empty lots and infill development - high density!
Ditto
Snohomish County Realtors - anti-density
Norton Playfield - housing
Thorny issues - neighborhood resistance / culture shift
Resistance to housing
Housing wealth - resistance
Design versus density
Breakout Group 2 - Q1
These photos look like housing for high income people
Low-barrier or supportive housing should be included!
Single family housing provides more investment opportunities
Multi-family housing is more affordable
Shelters and temporary housing is over capacity
Young people struggle to afford a house
It's really nice to have a yard
How does housing type affect happiness?
How much land is available for new housing in Everett?
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New frame
healthy communities movement in redesign - key issue for sustainability - finding that balance for a healthy
community
current Everett residents have objections but we are doing it for future growth not just current residents
townhouses that blend with community architecture
high rise
make things attractive and affordable
issue of neighborhood resistance
finding the balance between needs and quality of life
High Rise
find a way to discount resistance that are not for future?
natural resistance to change
bordering the tent community with active monitoring of residents
incentives for homeowners to create ADUs as extra income and help with density
sidewalks/side streets: trade right-of-way for construction of sidewalks
affordability was key for ownership in the past and now it isn't the case: has ADUs codes been
considered and zoning (single family homes)
finding space on how to expand
homelessness and unsheltered conversation
possible alternatives to tent encampments: repurposing old vacated buildings
wider streets lead to speedier motorists - make them narrow to discourage this
empower homeowners through incentives to create ADUs and construct sidewalk
are current ADU regulations restrictive or is the process difficult?
density issue solutions...
Breakout Room 3 - Q1
permanent supportive housing
affordable
creative options e.g., dorm style
tiny houses
shared housing and rooms for rent
rural housing types that are located t low density in quiet areas
ADU
Breakout Group 4 - Q1
Habitat Humanity-like program that renovates historic/older homes
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Single Family Home Ownership; Non-traditional
accessory dwelling units. allows existing residents to have some control.
Has community feeling You are renting to people who you want to be neighbors with
Town housing appropriate scale can accommodate families. approachable for neighbors
Home ownership program; similar to CHIP; program that maintains value of neighborhood
Utilize vacant lots/space adjacent to SFR (ex: ADU/DADU); preserve existing homes
students and hospital staff appreciate live in SF home but have their own space
Government support for multiple family housing
Maintain existing equity in homeownership by increasing opp. for additional units on established SFR lots
2. Under what conditions could you support a scenario where different housing types could be introduced into
existing single-family neighborhoods? In other words, what limitations or measures are necessary to
accompany allowing different housing types in single family neighborhoods?
Breakout Room 1 - Q2
Challenges with biases against lower-income, etc. homeowners
Not a lot of opposition to some duplexes
Breakout Room 2 - Q2
Sidewalks! Greenspace! Parking!
Housing Hope example. Supportive housing/ affordable housing is badly needed.
More mixing with neighborhoods - spread it out
Affordability...
Breakout Room 3 - Q2
zone for multi family housing
re examine building heights
walkability and access to public transit
Breakout Room 4 - Q2
Must be built to endure - good maintainable detailing and materials
Improved collaboration with Historic Commission in residential development to keep neighborhood character.
Adaptations on housing needs from similar cities, such as Seattle
Must be respectful of scale and architectural style most everything this can fit in.
More teeth in design review process would help
Allow for DADU/ADU rentals without homeowner stipulation
Increasing home ownership
Second "more teeth" input; allowing for non-historic to obtain compliance as well; have design committee
beyond historic overlays
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Preservation of existing homes
Incentive for investors to maintain visual integrity of the neighborhood
3.Are there other thoughts about how to incorporate additional housing opportunities?
Breakout Room 2 - Q3
ADUs - Accessory Dwelling Units Build a small unit on a single-family house lot.
Redevelopment of vacant sites (K mart example)
City has done a lot to incentivize development (almost too much)
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CHAT Session #1 – “What do we need” – January 28, 2021
1.

WHAT TYPES OF HOUSING DO YOU LIKE OR THINK THAT THE COMMUNITY NEEDS? THIS INCLUDES
BOTH MULTIFAMILY AND SINGLE-FAMILY AREAS.

Breakout Room 1 – Q1
Supportive housing – people with addiction. We rescue people off the streets and without long term supportive
housing they end up back on the streets.
Motel with County grant is working well – studio or pod apartments with groups of 60 people or less is best.
Parking? Limited parking with a variance from the planning department – this has been a helpful change recently.
Room rentals
Designed around common spaces like a college dorm, shared kitchen etc.
Parking – only two tenants have cars
Tenants are employed
Single family detached houses converted into room rentals in SFR zone. Also works in a five story apodment style
building. Shared costs for plumbing!
SROs are how Seattle solved housing after WWII, and we’re just about back to that level of need again.
Flat rent – utilities are evened out over the course of the year
Community spaces – people live and work together and are less isolated.
We need to design housing that fosters connections between people.
Midrise and high-rise housing
We need increased density because Everett
Although building up is more expensive
There are vacant commercial properties – the mall, Kmart, etc that are good opportunities
Where? Along arterials in commercial zones
High rises should stay in downtown Everett
Parking is tricky
High income folks are down-renting, occupying rentals that would be affordable to others
This market is insane!
Need more housing. Need more variety.
More ownership housing too – condos included
Renters can have just a strong a stake in a community
But ownership confers stability and is a route out of poverty
Apartments
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Rent to own – allow renters to build equity
More affordable – keep tenants from spending 50% of income on housing
Absentee landlords aren’t great. Few landlords profit from very high housing prices.
Section 8 housing
Difficult to find unit
Long wait to get in, makes it very hard to stay

Breakout Room 2 – Q1
ADU – Everett needs to flexible. Constraints – one of the units has be owner occupied which is not essential. Gov’t
needs ensure safety but not who lives in it; if investors can build ADUs and can have 2 units in a property – this can
condominumized (example is Atlanta)
Medium size condos (36 unit type) – state laws have put a damper on condo development
Townhomes – People need to build equity through property ownership; good for turning renters to homeowners
Not a fan of __ single-family housing for new construction
Smaller apartment (20-25) vs high rise but more condo developments throughout the city
6- 8 story condos are better for density
Smaller apartments need to be developed throughout the city because there will be more people and work in
Everett. And light railway will come and will necessitate more housing
Thoughts on platting
Lots of infill in Everett
Integrated city
Transit oriented development

Breakout Room 3 – Q 1
Mix of diverse housing types
Need homeownership options – smaller buildings
Services to access are nearby – walkable
Needs are different between households
Having kids challenging to find affordable housing – not available
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Starting rent is 50-60% of income
Ownership options are limited
Space and loud kids
Services in the area
Hot market – hard to access
Crowding/multigenerational
Community – counterflow
Diversity of housing types exists – some neighborhoods cater to broad types
Small for 9 people
Considering ADU
Impacts of setbacks/need for variance
Add options for ADUs
Housing for kids – new renters
Not a lot of units affordable for individuals that are low income
SROs? Not doing it
Commuting from Texas!
Great place to live
Access to housing – zero down payment
SRO – Can housing be market-rate and affordable ($500/mo)

Breakout Room 4 – Q1
More MF housing around transit, future light rail, arterials. Do not allow tall MF in SF neighborhoods. Single or 2
story homes more compatible with existing SF homes. Transition heights as move away from major corridors, i.e.,
Broadway. Worried about changing character of existing neighborhoods. Better transition.
Concerned about increased density changing the neighborhood character. Focus on neighborhoods that don’t have
existing inequity challenges. Need more equitable balance.
People choose a neighborhood w/n the community. Need to add density. Need craftsman style townhouses.
More townhomes, 4-plex, tri-plex, mixed use bldgs. Vertical gardens on taller buildings. Social worker income
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has resulted in renting even though making living wage. Sustainable buildings. Cottage communities, tiny homes,
pallet communities. Support people transitioning out of homelessness.
Concern about loss of open space and yards. Want to garden. Worried about loss of sunlight with closer, taller
buildings. Two story townhouses.
Missing middle, ADUs, MUGA limits buildable land, townhouses. Expand housing supply overall.

Breakout Room 5 – Q1
Homelessness; create more permanent housing/semi-permanent housing options**
Accelerate action for housing development
Affordable housing based on income restrictions
Townhome development (mindfulness of disability accommodations/accessibility in development)
Housing that ‘works’ for Homelessness; input from Homeless individuals on needs?
Mindfulness of need for community with homeless population
Homelessness housing in close proximity to supportive services
Supportive housing for homelessness (in addition to sheltering/housing that does not include services in-house)
Housing options at all forms (townhomes, duplexes, MF, etc.) that works with the neighborhoods/communities
they’re developed in (more community input/more engagement with community discussions)**
Accessible public input meetings (virtual platform helped!) to help increase engagement
Homelessness housing: what options are available for existing structures? (Rehabilitation for homeless housing
approach)
“Getting access to having our voices heard to have a more equitable approach to decision making.”
2.

UNDER WHAT CONDITIONS COULD YOU SUPPORT A SCENARIO WHERE DIFFERENT HOUSING TYPES
COULD BE INTRODUCED INTO EXISTING SINGLE-FAMILY NEIGHBORHOODS? IN OTHER WORDS, WHAT
LIMITATIONS OR MEASURES ARE NECESSARY TO ACCOMPANY ALLOWING DIFFERENT HOUSING TYPES
IN SINGLE-FAMILY NEIGHBORHOODS?

Breakout Room 1 – Q2
It’s all about the right design. Duplexes work if well designed.
Entrances
Scale
Size – Floor Area Ratio (FAR) limit is key to compatibility
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Townhouses tend to be a different scale than single family houses – three or four stories
ADUs – Accessory Dwelling Units
ADUs are great!
Owner-occupancy requirement – still effective in Everett? Unclear, should be more flexible
Existing housing tends to be more affordable than new housing – incentives should be used to incorporate ADUs
into existing houses
Encourage ADUs in existing homes – not tear downs with ADU included
Low rise apartments on Rucker could fit in. Two or three stories.
We have “single family neighborhoods” that have multifamily zoning. It takes a long time for MF housing to go in.
MFTE – Multifamily Tax Exemption
Up to 12 years no property taxes on the building, but then expires
State law
Non-profit affordable housing is exempt from property taxes

Breakout Room 2 – Q2
changes to zoning to allow for more apartment, townhomes, need to be zoned so they can be built. Some cities
have abolished single family home development in their zoning code
Having neighbors with mixed houses some with 3 stories but this is not a popular idea for single family home
owners
It’s a hard sell to change single family homeowners mind
Having examples to show different types of mixed housing. People need to be educated to options.
Parking is ample enough. On street parking is available and it seems more people ride bikes. People tend to
make it a bigger issue than it actually is. No need to be as worried about it.
Parking – is something that should be eliminated for ADUs for example. Look at different parking reforms to
consider potential changes in lifestyle
Ease on limitations and regulations on 10-12 unit places to increase this type of development
Encourage growth along corridors and areas where commute transportation is accessible
Senior housing is important. ADU needs to expedite process as - alternate to renting.
Conversions to multigenerational is happening a little bit more - allow for more flexibility for this type of
conversions
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For a lot of this recommendations – how do you make it make it easier for developers or to modify existing
neighborhoods but their character?

Breakout Room 3 – Q2
Keep lower heights of MF in SF to not block sun on adjacent properties.
Need to be ready to compromise. Baker Heights design townhouse style with green spaces. Need a larger area
in order to accomplish this.
MF development will be spotty initially if infill only on one lot within SF neighborhood. The transit corridors
proposed previously, were too large and extended too far into SF neighborhoods.
Height transitioning important. Need to open up more opportunities for home ownership. Oregon approach to
legalize denser infill in SF neighborhoods. Need feasible approaches. 3 story condo but would prefer a
townhouse with a small yard, want to be close to amenities. Walkability of ¼-1/2 mile distance.
Grocery store to avoid food deserts. North Everett is very walkable—Grand Av bridge.
Green roofs, dog walks, Silver Lake area. Shared green space community gathering spaces. Two, 2 story
fourplex with shared open space with places to sit. Green spaces along alleys. Need better sidewalks.
Need to keep and expand parks. Consider park districts. Play areas for kids in a shared green space. Types of
housing should have mixed use with on lower levels. Look at what Lynnwood housing near light rail. Housing for
elderly living independently--ADUs.

Make ADU permitting much easier.

Breakout Room 4 – Q2
Worried about shade and property lines – design can address this
Plex conversions from SFH doesn’t look like it fits
Parking is a hot button issue – North Everett on-street parking
Parking spots are expensive
Housing Hope – Rezoning for 44-unit housing
What would they accept
Asking neighborhoods what would they accept
Way of life versus development
Not representative meeting
What is the right location – Reactive/Proactive
Appendix B: Community Input Summary

Everett Housing Action Plan

B-23

Nonprofits can’t afford to put money into R&D
Vision/leadership – where to put them?
County housing – City passing the buck? New development?
Political will?

Breakout Room 5 – Q2
Accommodation of differing viewpoints that allow for discussion without negative influence (NIMBYism)
More MF housing in commercial areas so that the development is in line with existing structures
Start the process with community input with options for locations/areas of development; in established
neighborhoods, look to not overwhelm neighborhoods with large density developments
Address all issues that come with new developments for housing upfront with community
“Collaborative housing” approach (multiple roommates)
DADUs/Tiny Home development approach
We’re still talking about housing for people who have higher median income. We need to think about supportive
housing and smaller units and rental units and subsidized units and household with low income.
RE tiny homes village: concept is great though you may get resistance, society is more accepting of it now
Potential site in Riverside for tiny homes
Alternative to this would be more people in the streets.

3. Are there other thoughts about how to incorporate additional housing opportunities?
Breakout Room 1 – Q3
Developer incentives for low-income housing units in developments (with teeth!)
“Spread out” low-income units so that it’s not concentrated to one property/one area
Adaptation to new development models that respond to COVID
Incentivize tiny home development (while balancing rental needs for tenants)
Short term solution to homelessness needed (in addition to Long-term); prioritize new federal non-congregate
funding for homelessness (FEMA); ex: hotel conversion for homelessness
Take advantage of federal funding programs to offset city costs
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Take advantage of FEMA/pop-up housing crisis
Long-term goal to help with homebuyer financial programs
Sustainable first-home buyer program (limited tax break, for example)
Look at long-term costs for first time homebuyers
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9. COMMUNITY SURVEY RESULT DETAILS
On file in the City of Everett Planning Department.
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Appendix C: HAP Strategy Matrix
MATRIX RATING KEY
Relevance to Areas of Focus

Impact on Needs and Gaps

●

High relevance: This recommendation is directly related to
this subject area and should be an integral part to managing
associated housing needs.

High impact: This recommendation, if implemented, is
expected to have a significant effect on addressing the
identified needs and gaps in local housing and achieving the
goals discussed in the HAP.

◐

Moderate relevance: This recommendation may be
applicable to some considerations in this topic area, but it is
likely secondary to the focus of this recommendation.

Moderate impact: Implementing this recommendation will
have some effects on addressing identified needs but should
be considered as one action in a portfolio of approaches to
manage this area.

○

Low or no relevance: This recommendation is not generally
concerned with this topic area, but there may be some
positive effects associated with changes to the broader real
estate market in general.

Low or no impact: While this recommendation may have
broad impacts on the real estate market that may help to
address these concerns, it will likely not have a direct effect
on this need.

MATRIX HEADERS
Areas of Focus




Metro Everett: The downtown area in Everett is the primary
location envisioned for very dense residential and mixed-use
development in the city, and is supported by the highest
transit accessibility given major connections with local and
commuter transit.
Station areas: Outside of the downtown, there are areas
identified around transit stations that will have access to
high-frequency transit service, and can support higher
densities of development.



Major corridors: Major transportation corridors are one key
area of focus for housing policies, given their accessibility to
local transit and other transportation infrastructure.



Higher-density neighborhoods: Some areas zoned as higherdensity urban residential or mixed use may be further from
higher-frequency transit, but still support significant amounts
of



Lower-density neighborhoods: Lower-density neighborhoods
with largely single-family detached housing may be further
from transit as well, and there may be additional concerns in
the neighborhood about buffering from other uses.
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Housing Needs


Increase housing supply: Will these policies provide for an
increase in housing supplies in general?



Enhance housing diversity: Will these policies help to
preserve and enhance diversity in available housing types in
the city, especially with the types of units that may be in
shorter supply in the community?



Improve rental affordability: Can these policies help to
address rising costs of housing in the community in general,
especially for lower-income households?



Support affordable homeownership: Would these actions
help to improve the ability for households in Everett to buy
affordable homes in the community?



Provide very low-income housing: Can these actions help to
support opportunities to increase the availability of incomerestricted affordable units for households at 50% AMI or
below?



Reduce displacement: If these actions are implemented, will
they help to keep low-income households in their homes and
communities, and reduce displacement pressures?
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Station areas

Major corridors

Higher-density neighborhoods

Lower-density neighborhoods

Increase housing supply

Enhance housing diversity

Improve rental affordability

Support affordable
homeownership

Provide very low-income
housing

Reduce displacement

Housing Needs in Everett

Metro Everett

Areas of Focus

1.1: Promote Accessory Dwelling Unit development through
changes to regulations and processes.

○

◐

◐

◐

●

●

●

◐

◐

○

○

1.2: Adjust the City’s zoning code to facilitate greater housing
diversity and production.

○

◐

◐

○

●

●

●

●

●

○

◐

1.3: Update site design requirements to reduce conflicts with
infill development.

○

◐

◐

◐

●

◐

●

◐

◐

○

◐

1.4: Update design guidelines for new development to ensure
that new infill projects align with the neighborhood.

○

◐

◐

◐

●

◐

●

◐

◐

○

◐

1.5: Coordinate changes to Comprehensive Plan policies to
promote housing variety, reductions in development costs,
and additional housing production.

○

○

○

○

●

●

●

●

◐

◐

◐

1.6: Study opportunities for reducing parking minimums in areas
where more diverse housing types are encouraged.

○

●

●

●

●

●

●

●

◐

●

○

1.7: Provide for regular monitoring and review of policy
outcomes.

○

●

●

●

●

●

●

●

●

○

◐

○

●

●

◐

◐

●

●

●

◐

○

◐

1. Increasing Housing Variety

2. Development on Urban Corridors
2.1: Provide adjustments to development requirements in the
zoning code to encourage new housing development in
urban corridors.
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Station areas

Major corridors

Higher-density neighborhoods

Lower-density neighborhoods

Increase housing supply

Enhance housing diversity

Improve rental affordability

Support affordable
homeownership

Provide very low-income
housing

Reduce displacement

Housing Needs in Everett

Metro Everett

Areas of Focus

2.2: Provide a detailed economic study of potential incentives in
urban corridors.

●

●

●

◐

○

○

○

◐

◐

●

●

2.3: Coordinate changes to Comprehensive Plan policies to
promote development in urban corridors served by transit.

●

●

●

◐

○

●

●

●

◐

○

○

2.4: Identify potential adjustments to parking requirements for
development in urban corridors.

●

●

●

◐

○

●

○

◐

◐

◐

◐

2.5: Improve non-motorized transportation options for urban
corridors.

●

●

●

◐

◐

◐

◐

○

○

○

○

2.6: Maintain and enhance local environmental quality and
streetscapes.

●

●

●

◐

◐

◐

◐

○

○

○

○

2.7: Provide for regular monitoring and review of policy
outcomes.

●

●

●

◐

◐

●

●

●

◐

◐

◐

3.1: Coordinate long-term preservation of TOD sites.

●

●

◐

○

○

●

●

●

◐

◐

◐

3.2: Diversify housing types in transit station areas.

●

●

◐

○

○

◐

●

●

◐

◐

◐

3.3: Streamline code requirements to facilitate TOD
development.

●

●

◐

○

○

●

●

●

◐

◐

◐

2. Development on Urban Corridors (continued)

3. Transit-Oriented Communities
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Station areas

Major corridors

Higher-density neighborhoods

Lower-density neighborhoods

Increase housing supply

Enhance housing diversity

Improve rental affordability

Support affordable
homeownership

Provide very low-income
housing

Reduce displacement

Housing Needs in Everett

Metro Everett

Areas of Focus

3.4: Update design standards and guidelines to reduce conflicts
with new development in TOD areas.

●

●

◐

◐

◐

●

●

◐

◐

◐

○

3.5: Provide Comprehensive Plan policies that promote
coordinated TOD development in station areas.

●

●

◐

○

○

●

◐

◐

◐

◐

◐

3.6: Study opportunities for reducing parking minimums in
station areas.

●

●

◐

○

○

●

◐

◐

◐

●

◐

3.7: Coordinate planning for non-motorized transportation to
support TOD areas.

●

●

●

◐

◐

●

◐

◐

◐

○

○

3.8: Prioritize other public investment and management
strategies to support TOD areas.

●

●

◐

○

○

●

◐

◐

◐

○

○

3.9: Promote affordable housing options in TOD areas.

●

●

◐

○

○

◐

◐

●

●

●

●

3.10: Provide long-term monitoring of development in station
areas.

●

●

◐

○

○

●

●

●

●

●

●

3.11: Coordinate with Sound Transit on station design to ensure
integration with the neighborhood.

●

●

◐

○

○

◐

◐

◐

◐

○

○

●

●

●

●

◐

○

○

◐

○

○

●

3. Transit-Oriented Communities (continued)

4. Affordability and Displacement
4.1: Institute protections for tenants to reduce displacement.
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Station areas

Major corridors

Higher-density neighborhoods

Lower-density neighborhoods

Increase housing supply

Enhance housing diversity

Improve rental affordability

Support affordable
homeownership

Provide very low-income
housing

Reduce displacement

Housing Needs in Everett

Metro Everett

Areas of Focus

4.2: Create financial assistance programs for affordable housing
preservation.

●

●

●

●

◐

○

○

●

◐

●

●

4.3: Coordinate direct financial assistance to tenants and
homeowners.

●

●

●

●

●

○

○

●

●

○

●

4.4: Expand fee waivers for affordable housing.

●

●

●

●

○

○

○

●

◐

●

◐

4.5: Develop an Everett Surplus Lands Inventory and Strategy.

●

●

●

●

◐

●

◐

●

●

●

◐

4.6: Review and update the Multifamily Tax Exemption (MFTE)
program.

●

●

●

●

○

◐

○

●

○

●

◐

4.7: Review and update development height incentives program
for affordable housing units.

●

●

●

●

○

◐

○

●

○

●

◐

4.8: Coordinate an Alleviating Homelessness plan with
community partners that addresses current and future
needs of unsheltered community members and includes
prevention strategies.

●

●

●

●

○

●

○

◐

○

●

○

4.9: Include specific affordable housing targets in the Everett
Comprehensive Plan.

●

●

●

●

●

◐

◐

●

●

●

●

4.10: Develop an Everett Mobile Home Park Management Policy.

○

◐

●

●

◐

○

◐

◐

◐

○

●

4. Affordability and Displacement (continued)
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Station areas

Major corridors

Higher-density neighborhoods

Lower-density neighborhoods

Increase housing supply

Enhance housing diversity

Improve rental affordability

Support affordable
homeownership

Provide very low-income
housing

Reduce displacement

Housing Needs in Everett

Metro Everett

Areas of Focus

◐

●

●

●

◐

◐

◐

○

●

○

●

4.12: Develop a sustainable strategy for affordable housing
funding.

●

●

●

●

◐

◐

◐

●

●

●

●

4.13: Coordinate long-term monitoring of housing affordability
and low-income housing production.

●

●

●

●

●

●

●

●

◐

●

●

4.11: Promote the use of Community Land Trusts for affordable
owner-occupied housing.

4. Affordability and Displacement (continued)
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Appendix D: Increasing Residential Building Capacity

Increasing Residential Building Capacity
Code Amendments to Encourage Construction of
Additional Affordable and Market Rate Housing

Planning
2930 Wetmore Ave, Ste.
8A
Everett, WA 98201
425.257.8731
425.257.8742 fax
planning@everettwa.gov
everettwa.gov

This report was prepared as part of a housing action plan grant provided to the City
of Everett from the Washington State Department of Commerce.
December 21, 2020
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In 2019, the Washington State Legislature passed Engrossed Second Substitute House Bill 1923, an Act
relating to increasing urban residential building capacity. Now codified in the Growth Management Act
(RCW 36.70A.600), the Act encouraged cities to take actions to increase its residential building capacity.
This is the second background report to help facilitate the Housing Action Plan (Rethink Housing). The
first report focused on review of development code provisions in the following areas:
(a) Authorize development in one or more areas of not fewer than five hundred acres that include at least
one train station served by commuter rail or light rail with an average of at least fifty residential units per
acre that require no more than an average of one on-site parking space per two bedrooms in the portions
of multifamily zones that are located within the areas;
(b) Authorize development in one or more areas of not fewer than two hundred acres in cities with a
population greater than forty thousand or not fewer than one hundred acres in cities with a population
less than forty thousand that include at least one bus stop served by scheduled bus service of at least four
times per hour for twelve or more hours per day with an average of at least twenty-five residential units
per acre that require no more than an average of one on-site parking space per two bedrooms in portions
of the multifamily zones that are located within the areas;
(c) Authorize at least one duplex, triplex, quadplex, sixplex, stacked flat, townhouse, or courtyard
apartment on each parcel in one or more zoning districts that permit single-family residences unless a city
documents a specific infrastructure of physical constraint that would make this requirement unfeasible
for a particular parcel;
(e) Authorize cluster zoning or lot size averaging in all zoning districts that permit single-family residences;
(h) Adopt increases in categorical exemptions pursuant to RCW 43.21C.229 for residential or mixed-use
development;
(j) Authorize a duplex on each corner lot within all zoning districts that permit single-family residences;
(k) Allow for the division or redivision of land into the maximum number of lots through the short
subdivision process provided in chapter 58.17 RCW;
(l) Authorize a minimum net density of six dwelling units per acre in all residential zones, where the
residential development capacity will increase within the city. For purposes of this subsection, the
calculation of net density does not include the square footage of areas that are otherwise prohibited from
development, such as critical areas, the area of buffers around critical areas, and the area of roads and
similar features;

Since that first report was written, the Everett City Council passed Rethink Zoning
(www.everettwa.gov/rethink), which included several amendments that address the ESHB 1923
provisions above. The following summarizes what has been accomplished and what has been drafted to
increase residential capacity in Everett.
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Rethink Zoning
On November 4, 2020, the Everett City Council adopted a new Unified Development Code (Rethink
Zoning). Ordinance No. 3774-20 became effective on November 24, 2020. The following provisions were
included in Ordinance No. 3774-20 and are included in the list the legislature asked cities to consider
with ESHB 1923. Where noted, some additional code amendments will be considered as part of the
Rethink Housing Action Plan.

Commuter Rail
(a) Authorize development in one or more areas of not fewer than five hundred acres that include at least
one train station served by commuter rail or light rail with an average of at least fifty residential units per
acre that require no more than an average of one on-site parking space per two bedrooms in the portions
of multifamily zones that are located within the areas;

The commuter rail station – and one of the future light rail stations, is located at Everett Station in
Metro Everett. Metro Everett is over one square mile and has no limitations on density. Off-street
parking requirements for this area are 1.2 to 1.4 spaces for a 2-bedroom unit. However, due to the
proximity to frequent transit, a 25% reduction is provided, which reduces parking for a 2-bedroom unit
to 0.9 to 1.05 parking spaces required, thus meeting the average of no more than one on-site parking
spaces per 2 bedrooms in the statute. These standards were maintained, and expanded, with Rethink
Zoning.

High Frequency Transit Corridors
(b) Authorize development in one or more areas of not fewer than two hundred acres …. that include at
least one bus stop served by scheduled bus service of at least four times per hour for twelve or more
hours per day with an average of at least twenty-five residential units per acre that require no more than
an average of one on-site parking space per two bedrooms in portions of the multifamily zones that are
located within the areas;

The corridors in Everett which meet the high frequency standard in the statute include Swift bus routes
into Everett Station and along the Swift corridors. As mentioned above, the high frequency transit
corridors within Metro Everett do not have limitations on density and, on average, meet the average of
no more than one on-site parking spaces per 2 bedrooms in the statute. However, the high frequency
transit routes are also outside of Metro Everett, where 1.125 parking spaces are required for a 2bedroom unit when the 25% reduction is applied for high-frequency transit.
Amendments have not been drafted to address parking in these high frequency transit corridors outside
of Metro Everett at this time. It is unclear where the Legislature obtained these standards for 2bedroom units. Additional review of the need for off-street parking for 2-bedroom units near high
frequency transit corridors could be added to the Rethink Housing Action Plan.
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Duplex, Triplex, Quadplex, Sixplex, Stacked Flat, Townhouse, or Courtyard Apartment
(c) Authorize at least one duplex, triplex, quadplex, sixplex, stacked flat, townhouse, or courtyard
apartment on each parcel in one or more zoning districts that permit single-family residences unless a city
documents a specific infrastructure of physical constraint that would make this requirement unfeasible
for a particular parcel;

Rethink Zoning had initially planned to address a more in-depth change to single-family zoning districts
to permit more housing types. COVID-19, however, caused the city to put those initiatives on hold.
There is one zoning district, however, that meets this requirement. The R-2A zone permits single-family
residences and also permits up to 4-unit buildings.
See Rethink 2.0 amendments, which are attached to this report and based on work drafted in 2020 for
Rethink Zoning. The issue of additional housing types in single-family zones is going to be explored in
Rethink Housing in 2021, with potential policy and code amendments following.

Authorize cluster zoning or lot size averaging in all zoning districts that permit singlefamily
(e) Authorize cluster zoning or lot size averaging in all zoning districts that permit single-family residences;

Rethink Zoning amended multiple approaches to cluster subdivisions into a consolidated process. In
addition, existing provisions for lot size averaging were continued.
EMC 19.06.070 allows all lots in a land division to be considered legal lots if the average of the areas of
all lots meets the minimum requirement for the district. There are specific standards for use of this
process.
The city’s cluster zoning in Rethink Zoning is called “Unit Lot Subdivisions” (EMC 19.27). This process can
be used to create attached or detached units as allowed in the underlying zoning district. EMC 19.06.080
allows an exception for lot area, lot width, lot depth, interior setbacks, lot frontage, lot coverage, and
minimum building site standards when the Unit Lot Subdivision is approved.

Categorical Exemptions (SEPA)
(h) Adopt increases in categorical exemptions pursuant to RCW 43.21C.229 for residential or mixed-use
development;

The city has adopted increases in categorical exemptions as allowed by RCW 43.21C.229. These
exemptions were added in 2012, 2018 and with the Rethink Zoning project in 2020. In 2020, the
exemptions were expanded to exempt residential development of up to 200 dwellings in the Urban
Residential 4 zone and all Mixed Urban zones. Infill exemptions also include mixed-use development in
Metro Everett, Mixed Urban (MU) or Business zones, and commercial development up to 65,000 square
feet, excluding retail development. See EMC 19.43.140 and 19.43.130.
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Allow division or redivision into the maximum number of lots through the short
subdivision process

(k) Allow for the division or redivision of land into the maximum number of lots through the short
subdivision process provided in chapter 58.17 RCW;

The city has allowed the division of up to nine lots through the short subdivision process since 1998. The
process was further streamlined with Rethink Zoning to remove the city’s requirement for public notice
for short subdivision applications. See EMC 19.24 and EMC 15.02.

Attachments:

Infill housing code amendments for single-family zones (“Rethink 2.0”).

12/21/2020

Appendix E: Affordability and Displacement
OVERVIEW
Understanding the economic and social landscape of housing affordability and potential displacement
of residents can be a complex task. While households overall are facing increased housing burdens
over time, different communities may be more vulnerable to increases in housing costs that provide
barriers to accessing safe, appropriate, and healthy housing.
Certain socioeconomic characteristics may highlight potential disparities in both access to housing and
long-term housing security. Lower-income households, people of color, recent immigrants, and seniors
may face challenges in finding and keeping the housing they need. Understanding both the risk factors
and potential challenges to housing access in the community can be essential in appreciating the
magnitude of concerns about affordability and displacement and guiding appropriate policy responses.

AFFORDABILITY AND DEMOGRAPHICS
Definitions
For discussions of affordability, there are two important concepts to consider regarding the financial
resources available to households, and the household resources allocated to meet necessary housing
costs:
Area Median Income. When categorizing households by income, different agencies tend to use a single
metric to identify how different household incomes compare to expected mid-range values in a
housing market. The metric produced by the US Department of Housing and Urban Development
(HUD) is called “Area Median Income” (AMI), or “Median Family Income” (MFI). Conceptually, this is
assumed to be the midrange value where 50% of households have more income and 50% have less,
although the metrics for AMI published by HUD are adjusted for household size and housing market
trends when applied to individual households.
These metrics are calculated across the broader housing market area. For Everett, AMI is determined
for King and Snohomish Counties overall. Categories are typically calculated as a percentage of AMI,
and include:


Extremely low-income households at 0–30% AMI



Very low-income households at 30–50% AMI



Low-income households at 50–80% AMI



Moderate-income households at 80–100% AMI



Above median income households at 100% AMI or more

Although these are traditionally the categories used in discussing household income and compiling
national statistics, other definitions may be applicable. Under RCW 84.14.010 for example, households
in high-cost areas may be considered “low income” if they have an income of 100% AMI or below, and
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“moderate income” if their income is between 100 and 150% AMI. However, for this assessment the
statistics reported will be based on the general standard.
Housing Cost Burden. While AMI provides an understanding of the general financial resources that
households have available, the actual amount that households pay for housing can be important as
well. Generally, it is assumed that households paying 30% of their income or more on housing are
“housing cost burdened”, meaning that housing costs are taking up a disproportionate amount of their
income, leaving fewer resources for other needs, such as transportation, food, and healthcare.
Households paying at least half of their income on housing are considered “severely cost burdened”,
where housing costs may be significantly impacting a household’s ability address other needs.

Overall Housing Cost and Income Trends
Figure 1 provides a summary of the changes in the costs of housing and household incomes since 2010.
These values have been normalized as an index for comparison, with 100 equaling the values from
2010.
The most notable indicator from this graph is with respect to Everett housing values. This index, based
on the Zillow Home Value Index (ZHVI), highlights that since 2010, housing prices have increased by
around 81.1%, and by about 118% since the most recent bottom of the market in 2012. When
compared to the increases in incomes in both the City and the broader area, housing prices have
inflated much more dramatically since 2010 than the median income in Everett (59.5% increase by
2019) and the calculate AMI for the market area (32.3%). This suggests that price increases for the
owner-occupied housing market in the city are significantly outpacing increases in median household
income.
Changes in average rent in the City have been slightly less dramatic than the price of owner-occupied
housing on the market, with increases of 59.5% since 2010. There is a notable difference between AMI
and rent, suggesting that there may also be the same change in affordability over time. However, the
median household income in Everett as measured by the US Census Bureau’s American Community
Survey has also changed at a similar rate, with an increase of 51% since 2010.
Although this may suggest that rents are keeping up with household income, this situation may be
more complex. With housing sale prices increasing, likely in part due to households priced out of the
Seattle real estate market, this increase in the median household income may more represent an
increase in household incomes for those buying homes in the community.
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Figure 1. Change in Housing Costs and Income, 2010–2020.

Sources: US American Community Survey, 1-year estimates, 2010–2019; US Dept. of Housing and Urban Development CHAS,
2017 5-Year Estimates; Zillow, 2021; CoStar, 2021.

Overall Housing Cost Burden
The cost burdens that households face in accessing appropriate housing are also an important
consideration beyond the general price movements in the market. Figures 2 and 3 provide estimates
on the housing costs burdens for Everett households, based on the US HUD CHAS dataset for 2013–
2017. Note that Figure 2 provides household counts while Figure 3 presents percentages of renters and
owners that are cost burdened (paying more than 30% of their gross income on rent) or severely cost
burdened (paying more than 50%).
These graphs highlight some of the differences between cost burdens and housing insecurity between
owners and renters in Everett. For owners, only about 27% are cost burdened and pay over 30% of
their income on housing costs, while 11% are severely cost-burdened and pay over 50%. Given that
owners only make up 44% of the total households in the community, this means that housing cost
burdens are less on owners in the community. This is due in part to tightened lending standards, but
higher cost burdens can still result from changes in household income, as well as increases in costs due
to higher utility rates, property taxes, and required maintenance. This may be exacerbated for
households that own their own homes but are on a fixed income, such as seniors.
For renters, however, there are significantly housing cost burdens, both with respect to the percentage
of renters and with the total number of households. Just under half of all Everett households are cost
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burdened with respect to housing, with nearly one-quarter severely cost burdened and paying over
half their income for rent.
These burdens pose a particularly high risk to low-income populations for housing security and
potential displacement from the community. Although relatively high costs on certain renters can
provide pressure on these groups today, future increases may threaten their ability to stay in market
rate housing, and potential redevelopment can physically displace them from affordable units.
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Figure 2. Housing Cost Burden by Tenure, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.

Figure 3. Housing Cost Burden by Tenure, Percent, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.
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Examining Cost Burdens for Renters
Looking specifically at the cost burdens that renters are experiencing across different income levels can
characterize a significant source of the displacement risk in the community. Drawing from the same US
HUD information, Figure 4 compares the following:


The proportion of renters in Snohomish County by individual income categories (e.g., moderate,
low, very low, extremely low)



The proportion of renters in Everett within the same income categories



The proportion of the total supply of rental housing that is affordable at specific income
categories (e.g., with rents at 30% or below of the total income in this income group)

This information highlights a few major points. First, while the proportion of low-income households is
the same for Everett and the County overall, there are fewer moderate-income households and more
very low- and extremely low-income households in comparison. This suggests that Everett generally
may have a more affordable rental housing stock than a lot of other communities in Snohomish
County.
More importantly, however, is that the proportion of the rental unit stock that is affordable to
extremely low-income households is very limited. Only 12% of the stock is affordable to these
households, which account for 32% of the renters in the city. This means that many of these
households are facing significant cost burdens to meet their needs and will typically “uprent”, or rent
less affordable housing to meet their needs.
Conversely, there is the opposite issue for higher-income households. While 30% of households are at
moderate income or higher (80% AMI or more), only 9% of housing is affordable specifically at this
price range. With a larger proportion of housing affordable at 50–80% AMI, this suggests that many of
these households are in fact renting housing that results in costs significantly lower than 30% of their
income. Households that “downrent” will have significantly less housing cost burdens, but in many
cases, they may be taking up units that could be occupied by lower-income households.
Breaking this down further, rental cost burdens by income level are given in Figures 5 and 6, with
Figure 5 providing counts of households while Figure 6 giving percentages of the households in each
income group. This indicates more clearly that the housing cost burdens are not evenly distributed by
household income.
While nearly half of households are cost burdened, any type of housing cost burden is extremely
limited for households above moderate income or even moderate income. For these households, only
1% of above median and 8% of moderate-income households pay more than 30% of their income on
housing.
At the other end of the spectrum, however, nearly 61% of extremely low-income households making
less than 30% AMI are paying more than half their income on rent, with 78% experiencing some
housing cost burdens. For very low-income households, 79% experience some cost burdens, while 21%
are severely cost burdened.
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Figure 4. Households and Available Affordable Housing by Income Category, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.

Figure 7 provides a more detailed comparison between household income and the availability of
affordable housing. As noted previously, a significant amount of the housing supply (about 78%) is
affordable at the 30–80% range. However, the lack of affordable units for the extremely low-income
households in the city means that this rental housing still may not be affordable. The gap between
households and available housing affordable at 80% AMI and above also indicates significant
downrenting in the community.
It should be made clear here that this analysis only provides an understanding of one element of
housing need in affordability. Other elements of housing may also be linked with this consideration,
however. Housing may also need to be sized appropriately for given households, most notably with
respect to family-sized rental housing with two to three bedrooms for lower-income households.
Finally, Figure 8 highlights the change over a five-year period for the information provided in Figure 7.
This highlights that while downrenting may be declining slightly at higher incomes, the problem of
uprenting is increasing. Affordable rental units at 30–50% AMI increased much more than households
with incomes in this range, while the converse was true at 0–30% AMI. The reasons for this can be
complicated, and may include filtering in the housing stock, changes in local household compositions,
and other market factors. However, this strongly suggests that while median incomes in Everett may
be tracking with rents as shown in Figure 1, lower income households may actually be experiencing
more significant price increases relative to their incomes overall. This has likely been a significant
challenge to housing affordability for these households and will pose a distinct threat of economic
displacement over time.
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Figure 5. Rental Housing Cost Burden by Income, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.

Figure 6. Rental Housing Cost Burden by Income, Percent, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.
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Figure 7. Households and Available Affordable Housing by Income Category, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.

Figure 8. 2012–2017 Change, Households and Available Affordable Housing by Category, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2012 and 2017 5-Year Estimates.
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Cost Burden and Equity
Determining the risks that households face with housing affordability and displacement can also
extend to understanding the role that the housing market has had in reinforcing inequities between
different groups by race and ethnicity. Even after formal discrimination in the housing market was
prohibited by law, differences in community resources and informal challenges have continued many
of the impacts of these policies on people of color in the community.
To assess these impacts, Figures 9 and 10 break down the counts and proportions, respectively, of
housing cost burdens faced by different groups in the community. From this information, aggregate
differences in housing costs burdens are largely nominal, with white households and households that
are Black, Indigenous, and people of color (BIPOC) equivalent with respect to severe cost burdens.
With respect to overall cost burdens, BIPOC households have a slightly higher rate of cost burden than
white households (52% versus 47%).
Examining groups in more detail, the most significant disparity between cost burdens is with
Hispanic/Latino households. Compared to the overall average of 49% of households being cost
burdened, about 59% of Hispanic/Latino households experience some level of cost burden. This
disparity is most notably with households spending 30–50% of their income on housing, which would
suggest that this is a concern, but may not reflect a critical immediate need.
Still, this does highlight that Hispanic/Latino households may have a slightly higher risk of economic
displacement in the community over other groups. Paired with concerns about cultural and social
displacement, anti-displacement policies developed should be sensitive to the needs faced by this
community. Additionally, while other groups in the community that have faced historical inequities
may not have distinctly higher housing gaps in aggregate, housing policies should still be sensitive to
the different needs of these groups across the community.
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Figure 9. Rental Housing Cost Burden by Race and Ethnicity, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.

Figure 10. Rental Housing Cost Burden by Race and Ethnicity, Percent, City of Everett.

Sources: US Dept. of Housing and Urban Development CHAS, 2017 5-Year Estimates.
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Risk Assessment
The distribution of risk across the city can be important in targeting appropriate interventions for
affordability and anti-displacement measures. This analysis provides four assessments based on the
spatial distribution of housing and risk factors:


An assessment of relative eviction risks in Everett based on public eviction records and research
from the University of Washington



Indexes from Displacement Risk and Opportunity Mapping reporting provided by the Puget
Sound Regional Council (PSRC)



The Social Vulnerability Index (SVI) used by the US Centers for Disease Control (CDC) and the
Agency for Toxic Substances and Disease Registry (ATSDR)



An evaluation of physical displacement risk in Everett based on data from the upcoming County
Buildable Lands Report

Evictions
Understanding the rate at which households are evicted from housing can highlight situations where
housing burdens may be severe, and households are vulnerable to financial hardship that can threaten
their housing security. To identify areas where households face high eviction risks, data from the
University of Washington Evictions Study is used, which captures both counts and rates of residential
evictions across the Puget Sound region for the period between 2004 and 2017.
From this study, Figure 11 shows relative eviction rates across Snohomish County and north King
County. Eviction rates are calculated here by comparing the number of evictions against the total
number of renters within a given Census tract, and then comparing this rate to all other Census tracts
within King, Pierce, Snohomish, and Skagit Counties. This index can identify locations which stand out
in the region for high rates of eviction.
The highest relative rate of evictions in Everett come from southern neighborhoods, with the highest
rates found in Boulevard Bluffs and Holly. For the tracts corresponding to these neighborhoods,
Boulevard Hills (Census Tract 413.04) has an eviction rate of 6.6%, but the low number of renting
households in this tract means that the 13 evictions recorded during this period result in a higher level
of uncertainty measure. However, the tract in the Holly neighborhood (419.05) recorded 77 evictions
during this period for an overall rate of 4.4%, which is over three times higher than the region overall.
High evictions rates of 3.8–3.9% were also found in the tracts corresponding to the Evergreen and
Westmont neighborhoods, corresponding to rates over twice of the regional average. Four additional
Census tracts in the City were at least 50% over regional eviction rates during this period.
While eviction rates in Everett in general are noted as being above average, the high eviction rates in
these southern neighborhoods highlight that many households in these areas are at greater risk of
housing insecurity, especially in situations where financial emergencies and severe housing burdens
may challenge their ability to afford housing.
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Figure 11. Relative Risk of Evictions, 2004–2017.

Source: The State of Evictions: Results from the University of Washington Evictions Project, 2019; ESRI, 2021.

Appendix E: Affordability and Displacement

Everett Housing Action Plan

E-13

PSRC Displacement Risk and Opportunity Index Mapping
The Puget Sound Regional Council (PSRC) developed a series of indicators in 2019 to highlight the
locations across the region where businesses and households may have an increased relative risk for
displacement. Over the entire region, the PSRC has relied on these indexes to provide an assessment of
those neighborhoods that may require additional policy focus to prevent affordability challenges from
having a disproportionate impact on low-income households.
The Regional Displacement Index identifies displacement risks by indicating Census tracts that have the
highest combined score for 15 indicators in the region. These indicators include:


Socio-demographic characteristics, such as BIPOC population, English language skills, proportion
of renters, and household incomes



Transportation qualities of the local neighborhood, including access to employment and proximity
to current and future transit



Neighborhood characteristics, including proximity to community businesses and public services,
as well as locations close to high-income neighborhoods



Housing, including development capacity and median rent

A second Opportunity Mapping Index highlights other elements related to the socio-economic
resources and support available to residents, divided up according to the following categories:


Education, including local test scores and graduation rates



Economic Health, with metrics such as job growth and unemployment rates



Housing and Neighborhood Quality, including local vacancy and foreclosure rates, condition of
local housing, and crime rates



Mobility and Transportation, including transportation costs, walkability, and access to transit



Health and Environment, incorporating proximities to parks and pollution, and access to healthy
food

Mapping for the Regional Displacement Risk indicator is provided in Figure 12, while the Opportunity
Index is mapped in Figure 13. For displacement risk in Everett, areas of moderate and high risk are
found largely along the Evergreen Way corridor running north/south through the city. About twothirds of Census Tracts in Everett are highlighted as having moderate or high displacement risk as
compared to the four-county Puget Sound region as a whole, indicating that there may be particular
issues with displacement in Delta, Riverside/Port Gardner, Twin Creeks, Westmont/Holly, and
Pinehurst-Beverly Park. These risks may be especially acute in Westmont/Holly and Riverside/Port
Gardner, where the Opportunity Index highlights lower access to opportunity.
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Figure 12. PSRC Regional Displacement Risk, 2016.

Source: PSRC Displacement Risk Mapping, 2019; ESRI, 2021.
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Figure 13. PSRC Opportunity Index, 2016.

Source: PSRC Opportunity Index Mapping, 2019; ESRI, 2021.
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CDC/ATSDR Social Vulnerability Index
The Centers for Disease Control (CDC) and Agency for Toxic Substances and Disease Registry (ATSDR)
maintain a Social Vulnerability Index (SVI) as a tool developed to identify vulnerability to hazardous
events nationwide. The index was developed to assist public health and emergency response experts
to identify areas of extra concern in the event of a shock such as a natural disaster or chemical spill.
Many of the included variables, however, relate to housing vulnerability as well: poverty rates,
identifying minority communities, and housing issues like crowding.
This metric identifies four groups of indicators that highlight particular risk factors for local
populations:


Socioeconomic Status, including poverty rates, unemployment, income, and adults without high
school diplomas



Household Composition and Disability, including the proportion of children and seniors, singleparent households, and populations with disabilities



Minority Status and Language, including minority status and residents that speak English “less
than well”



Housing Type and Transportation, including the number of multi-unit structures and mobile
homes, crowding of households, households with no vehicles, and percentage of housing as group
quarters

As expected, many of the more vulnerable populations in the city correspond to the PSRC metrics, and
the distribution of the index indicates that Everett has a significant concentration of more vulnerable
populations in Snohomish County. This reinforces the idea that Everett includes populations that are
likely to be more vulnerable to impacts of displacement and housing affordability issues.

Comparisons with Buildable Lands
One final element of displacement in the long-term is the immediate risk of physical displacement of
households due to redevelopment of housing. Snohomish County, in developing their regular Buildable
Lands Report to support regional growth planning, provides an assessment of growth capacity within
individual communities. This includes not only an assessment of how much housing can be included on
vacant lands, but also the capacity of sites with depreciated housing or underdeveloped parcels to
accommodate additional housing.
This can be an important measure as it highlights the housing at risk of demolition for new projects,
which is one way of determining the potential for physical displacement. This may not provide the full
range of risks, as changes in market conditions or zoning/development regulations may present
opportunities for new projects in the community that could also displace current residents.
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Figure 14. CDC/ATSDR Social Vulnerability Index, 2018.

Source: CDC/ATSDR Social Vulnerability Index, 2018; ESRI, 2021.
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Figure 15 provides a summary of the number of parcels and housing units that are indicated as being
vulnerable to redevelopment. For parcels, this includes both commercial and residential parcels, while
residential units are divided generally by type (e.g., single-family, multifamily apartments, other types).
Additionally, these statistics are also separated between statistics for the entire city, versus areas
within a 15-minute walkshed of future extensions of Sound Transit light rail.
Note that while commercial parcels provide fewer parcels for redevelopment, they present larger
areas available for new projects, amounting to 38% of developable area in general, and 59% within
areas surrounding future light rail.
Under current regulations, the greatest proportion of residential units at risk for physical displacement
are largely single-family and smaller attached housing, such as townhomes and plex development.
Larger multifamily projects only amount to about 9% of the total stock at risk of redevelopment, and
about 4% within walkshed areas.
These findings highlight two important elements with respect to future displacement across the city.
First, a substantial amount of potential displacement will likely be focused on owner-occupied singlefamily homes. While this may present some pressures for neighborhood change, the impacts on
homeowners that could receive higher proceeds from a sale are substantively different than the effects
on renters.
However, this also must consider that some of the households in Everett at risk for displacement may
be renting single-family homes, townhomes, and plex developments. This analysis would suggest that
more dense projects that would offer investors higher returns would be possible on these sites and
would likely replace “naturally occurring” affordable units in depreciated housing. Because of this,
work to protect against displacement and a decline in affordability should focus on mitigating the
effects of projects replacing these housing types.
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Figure 15. Properties Vulnerable to Redevelopment, City of Everett.
Total
Vulnerable

Vulnerable
IN walksheds

3,034
(1,984.9 ac)

274
(148.9 ac)

9%
(7% by area)

Commercial Parcels

595
(768.8 ac)

94
(87.9 ac)

16%
(11% by area)

Residential Parcels

2,286
(625.3 ac)

167
(35.9 ac)

7%
(6% by area)

3,518

270

8%

2,025

170

8%

301

10

3%

1,189

90

8%

Total Parcels

Residential Units
SFH
Multifamily Units
Other (Townhome, Condo, Duplex, etc)

% Vulnerable in
walksheds

Sources: Snohomish County, 2021; City of Everett, 2020; BERK, 2020.
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APPENDIX F: Housing Committee Notes
Meeting Notes

rethinkhousing@everettwa.gov
Rethink Housing Action Plan
Advisory Committee Meeting
April 8, 2021
4:00 – 6:00 PM

TEAMS
Open to the Public

1. Welcome – Chair
Chair Adkins conducted roll call. Other Members in attendance:
Susan Mausshardt
Chris Geray
Hal Gausman
Michael Finch
Margot
Alex Lark
2. Overview of Project Status – Staff
Staff provided an update of the project activities to date as follows:
• Completed outreach series #1 and #2
• Rescheduling outreach series #3
• Extension of Commerce Grant to October 15th – Draft Plan still due June 15th
• Community Survey open until April 30th
• Recommendation being drafted for Committee Review:
-Housing Varieties
-Development in Urban Corridors
-Transit Oriented Development
-Anti-Displacement
-Funding and Incentives
-Implementation & Monitoring
3. Introduction of Draft Strategy Concepts Housing Varieties – Staff/Consultants
The City’s consultant, John Owen of Makers presented draft recommendations for allowing
“missing middle” housing in single-family zones. The recommendations include:
SHORT TERM
• Revise zoning code to allow missing middle and consider lowering parking requirements.
• Update design standards to reduce impacts to neighborhood and maintain quality and
character
MID-TERM
• Update Comp. Plan policies to reflect new conditions
LONG TERM
• Monitor conditions re: affordability, displacement, and livability
• Work with housing producers to increase availability and affordability
4. Committee Discussion – Chair
Committee members then provided input and discussed the concepts presented as follows:
Parking reductions are a good idea. Parking is often expensive to provide, there is good transit
options in many places of the City, and parking requirement can prevent units from being built.
A comment was made that there are six residential zoning categories, this concept should focus on
R2, R3, and R4 zones as it seems that the R1 neighborhoods are already well established.
Allowing townhomes should only be allowed where there are certain street types that have
sidewalks.
Where are the schools located in relationship to the R1 Zone. That could be areas to add more
housing types for families.

Meeting Notes

Discussion was also conducted regarding the likelihood of duplexes and townhomes being built in
the short term versus long term. Although it may take some time, allowing varieties would give
the market the opportunity when and if it becomes feasible.
Comments were made about Accessory Dwelling Units and Detached Accessory Dwelling Units
could be good options in lower density zones, however anecdotally, do not pencil out.
The question was asked about allowing innovative construction types that could be a more
modular construction that was a “preapproved” plan. This could reduce the cost to make ADUs
more feasible.
Committee members also inquired about impervious surface limitations and if those regulations
should also be reviewed to ensure more structures could be added to residential lots.
The Committee discussed looking at certain areas where the housing stock was older and less good
shape such as property between Pacific & 41st and Rucker & Broadway where the market
conditions may be more feasible. Committee members acknowledged the development
pressure the City is seeing.
Committee members also acknowledged that the lack of housing supply is affecting the cost of
housing in addition to rising construction cost however, demand can attract and justify the
need for more housing options.
5. Introduction of Draft Strategy Concepts – Development on Urban Corridors – Staff/Consultants
The City’s consultant, John Owen of Makers presented draft recommendations for development in
Urban Corridors. The recommendations include:
SHORT TERM
• Consider reducing parking requirement, allowing additional housing types and more flexible
development standards in TOD centers.
MID-TERM
• Monitor real estate conditions to identify effective development incentives.
• Develop a parking demand model to establish parking requirements.
• Develop parks and open spaces where needed.
• Monitor socio-economic conditions.
• Work with agency and non-profit housing providers.
•
A map was shown for reference purposes only showing the High Frequency Transit Corridors
related to the location of R1 and R2 Zones.

6. Committee Discussion – Chair
Committee members suggested looking at the Urban Land Institutes “Healthy Urban Corridors” to
incorporate desired elements for development along Urban Corridors.
Concerns and issues about displacement were discussed several times recognizing that it is
important to monitor housing impacts closely.
Committee members discussed the concept of requiring no parking requirements within ¼ (½) mile
of a high frequency Transit Corridors. Walkability is an important factor in successfully reducing
parking and it was noted that Transportation was looking at areas along these corridors for
pedestrian improvements as well.
Discussion included analyzing a thoughtful transition area of R1 and R2 within a certain distance of
the corridors and acknowledgement that changes should include strong criteria.

Meeting Notes

Comments were contributed stated that to make progress on housing issues, bold action are
necessary including involving the finance component including the idea of a community bank
that would support low income and underserved communities with resources to achieve
homeownership opportunities.
7. Committee Schedule Update – Staff
April 22 – Committee Review of Strategy Concepts for Transit
Oriented Development, Anti-Displacement,
Funding and Incentives, Implementation and Monitoring
May 13 – Committee Review of Housing Action Plan Draft
May 27 – Committee Review Final Draft Housing Action Plan &
Recommendation
8.




Next Steps and Wrap Up
Updated Outreach Schedule
Updated Project schedule
Next meeting
April 22nd 4:00 – 6:00 PM
Review Community Survey Results and all public input to date
Review Additional Concept Recommendations

Welcome – Chair
Chair Adkins conducted roll call. Other Members in attendance:
Chris Geray
Alex Lark
Hal Gausman

2.

Update of Project Status – Staff
Staff provided an update of the project schedule including the upcoming meetings of May
13th and May 27th. Staff shared that the Housing Action Plan will include an Introduction
Section, recommended strategies, results of public outreach, and an implementation and
monitoring plan.

3.

Introduction of Draft Strategy Concepts Transit Oriented Development – Staff/Consultants
John Owen of Makers presented draft recommended strategies for Transit Oriented
Developments. The focus was the intersection at Evergreen Way and Casino Road
however, the concepts and strategies can be applied in other identified TOD areas.
Recommended strategies included:
SHORT-TERM
• Zoning Code to allow a greater range of housing types in single family zones within LRT
transit station areas subject to standards and design
• Design standards or guidelines for new development including single family zones
• Code amendments to facilitate housing development on urban corridors.
• Consider parking requirement reductions.
MID-TERM
• Improve local pedestrian and bicycle connections to facilitate non-motorized
movement within the station area, including”
-Crossings at intersections.
-Pedestrian facilities through neighborhoods.
-Bicycle amenities
-Bridge over 526 for improved pedestrian circulation.
• Comprehensive Plan goals, policies and objectives specifically for transit station areas,
including those outside Metro Everett. Address issues such as investments for local
non-motorized circulation; parking; commercial and neighborhood- based services;
housing variety, affordability, and anti-displacement measures, environmental quality
and public realm amenities.
• Monitor social and economic conditions on urban corridors to ensure that
displacement of lower income residents does not happen.
• Work with agency and non-profit housing providers to provide subsidized housing on
corridors with access to services and employment opportunities.
• Take steps to ensure that needed amenities and services are provided in station areas

4.

Committee Discussion – Chair
A comment was made that it may be difficult for the school district to allow public uses of
green or outdoor recreation spaces. Oftentimes this is a security issues at the facilities. The
committee members acknowledged the need for open space and parks in new transitoriented development. Committee members expressed ideas about potential opportunities
for linear parks given the existing land use patterns. This is also true for walkways where
many neighborhoods have cul-de-sacs and difficult pedestrian navigation. The consultants

rethinkhousing@everettwa.gov
Rethink Housing Action Plan
Advisory Committee Meeting
April 22, 2021
4:00 – 6:00 PM

TEAMS

Meeting Notes

1.

Open to the Public

Meeting Notes

indicated that retrofitting public amenities is sometime difficult and costly creating the
need for creative solutions. Committee members provided several comments about the
pedestrian and bicycle mobility in this particular area. Most committee members agreed
that main routes should have good pedestrian connections which should feed into the
neighborhood. Coordination with the sidewalk make should be made. Comments were
provided that there should be an effort to plan A connector over 526 via a station or some
other amenity that would connect communities north and south as part of the Light Rail
planning effort by Sound Transit.
Additional comments included the need for a mix of uses including more residential to
support businesses. The consultant provided a comment that generally there should be
about 3,000 residents or 12/units to the acre in the near vicinity to support commercial
hubs. Are there other incentives to reduce auto usage.
5. Introduction of Draft Strategy Concepts – Displacement – Staff/Consultants
SHORT-TERM
• Institute protections for tenants to reduce displacement.
• Continue financial assistance programs for supporting affordable housing
preservation.
• Coordinate direct assistance to tenants and owners.
MID-TERM
• Include specific affordable housing targets in the Everett Comprehensive Plan.
• Develop an Everett Mobile Home Park Management Policy
• Promote the use of Community Land Trusts for affordable owner-occupied housing
LONG TERM
• Coordinate long-term monitoring of housing affordability and low-income housing
production.
6.

Committee Discussion – Chair
Committee members recognized the TOD area discussed earlier had a number of Latinx
community resources and something to consider in terms of preservation and
displacement impacts. Committee members asked about maps showing population
densities and whether or not there has been a community asset mapping exercise in the
Casino Road area. Other comments include providing relocation assistance to members of
the community who are being displaced.

7. Introduction of Draft Strategy Concepts – Funding and Incentives
SHORT TERM
• Strategy: Prioritize permitting for affordable housing projects.
• Strategy: Expand fee waivers for affordable housing.
MID-TERM
• Strategy: Develop an Everett Surplus Lands Inventory and Strategy.
• Strategy: Review and update the Multifamily Tax Exemption (MFTE) program.
• Strategy: Review and update development height incentives program for affordable
housing units.
LONG TERM
• Strategy: Direct Grant Resources to Affordable Housing Multifamily and
homeownership programs.

8.

Meeting Notes

Committee Discussion – Chair
Committee members thought the short-term strategies were good and asked about
barriers to staying in a community. Comments suggested that impacts from displacement
would be disproportionate and resources should be equitable. The Housing Authority
representative provided additional feedback and suggestions including:
Delineating the displacement strategies as either mitigation or prevention
Prioritizing preservation for funding;
Reevaluating grant terms;
Evaluate other sources of funding for leveraging housing dollars into the community
($1 of local fund scan leverage between $4 or $5 of other funding)- refer to HART
Report;
Can the City consider a Credit Enhancement program to support non-profit housing
developers.
Other discussion points included the need for wealth building in the community and the
value of community land trusts as a viable ownership option. Could use of underutilized
park lands be leased for the purposes of affordable housing? It was also pointed out that
care must be taken to plan the future of existing mobile home parks as these are often
neighborhoods that make up market rate affordable housing. The question was asked
about whether or not the incentives in Metro should be enhanced.

9.

10.




Committee members discussed the need to monitor progress
Committee Schedule Update – Staff
May 13 – Committee Review of Housing Action Plan Draft
May 27 – Committee Review Final Draft Housing Action Plan &
Recommendation
Next Steps and Wrap Up
Updated Outreach Schedule
Updated Project schedule
Next meeting

Appendix G: Development Feasibility
OVERVIEW
This analysis provides an evaluation of the feasibility of prototypical development projects in key areas
of the city of Everett. This is intended to provide guidance for the policies of the City of Everett Housing
Action Plan (HAP), and to highlight areas for action.
As many of the objectives of the HAP strongly depend on the redevelopment of existing properties, it is
essential to determine whether current market conditions would support these types of investments
over the short-term. If current conditions are not ideal for new development projects, it can be
important to highlight potential actions that would be successful in promoting new projects in targeted
areas. Additionally, this will also explore the ability for local development projects to accommodate
affordable housing, to address current needs and reduce economic displacement in the community.
This report is divided into several sections:


Background. An overview of the major real estate market statistics for the Everett housing market
is provided in this section, in addition to elements relevant to local housing production.



Methodology. This section provides a short overview of the methodology of the report, which
includes a discussion of the scenarios, major assumptions, and other considerations with the
findings.



Scenario Findings. Based on the analyses conducted, a summary of the major findings from each
scenario are described, as well as specific implications for the feasibility of development of these
types.



Conclusions. From the evaluations provided in this report, major conclusions related to the
development of the HAP are provided here. This includes major considerations to be discussed as
part of future efforts to rezone certain areas, allow a broader range of residential uses into certain
neighborhoods, or plan for long-term actions to support development.

BACKGROUND
Community Highlights
The City of Everett is the largest city and the seat of Snohomish County. According to the State Office
of Financial Management, the population of Everett in 2020 was 112,700, and the city has experienced
an average of 1.0% growth per year since 2010. Growth of housing during this period has been lower,
with the total number of housing units increasing from 44,609 to 47,198 homes during this same
period, for an average growth rate of 0.6% per year.
Recent rates of housing growth have not kept pace with estimated regional and county growth targets,
however. The targets included in the 2011 Snohomish County Countywide Planning Policies provided
an estimate that 70,067 homes should be expected in the city by 2035, with an average projected
increase in housing of about 1.9% per year. If average growth rates since 2011 were to continue
though, actual growth in housing would result in about 18,200 fewer homes.
The current market in Everett and other locations in the County are uncertain. Boeing’s recent
consolidation of its 787 Dreamliner production and the cancellation of plans in 2020 for the New
Midsize Airplane (NMA) has left significant concerns over the long-term plans for the Everett facility.
Despite this, there are certain signs that growth pressures in Everett for housing will likely increase
over time.
For one, demand for housing across the metro region is exceeding supply, driving up housing values,
pricing many households out of Seattle and inner suburbs, and encouraging potential homebuyers to
search further from the city for affordable housing. This increased competition will have ongoing
implications for housing affordability in Everett, especially if supply continues to be constrained in
other cities in the region.
Additionally, Sound Transit is currently planning the Everett Link Extension, which would provide light
rail connections between downtown Everett and Seattle. This would provide significant support for the
development of major hubs surrounding the three expected stations in the city and would supplement
current Sounder and ST Express regional transit services. Increased transit access, especially for
commuters, would promote additional local demand for housing over time.

Housing Statistics
To provide a high-level understanding of the market in Everett, this section provides details in three
areas:


The overall stock of housing and historical construction permits by type.



Vacancy rates and rents for market-rate rental housing.



Housing price increases for owner-occupied housing.

Housing Stock
Statistics on the unit types that currently make up the stock of housing in Everett and the permitted
units by type since 2010 are provided in Exhibit 1. Overall, this highlights that the housing stock of the
city is split evenly between multi-family housing and single-family housing (and mobile homes). There
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has been a considerable shift over the past 10 years, however, with single-family housing units only
accounting for 27% of the total permitted housing during this period.
The total permitted housing units by category are provided in Exhibit 2. This information reinforces
that large multifamily projects during this period have accounted for a large share of growth. On
average, about 258 units per year have been produced in multi-family developments, with an average
of 98 single-family units per year developed. Most of this growth has been with larger multifamily
buildings with more than 5 units per buildings, however: only an average of 17 units in duplexes and 8
units per year in 3- and 4-unit buildings have been developed during this period.
These results highlight that additional growth in the city has not been accommodated through duplex
or triplex infill development, but instead either through new single-family homes or larger multifamily
projects. This would suggest that for the community overall that these housing types are likely to
present the greatest profit margin for potential developers.

Rental Housing
To characterize the rental market, the following statistics are provided:


Exhibit 3 provides stabilized vacancy rates for the City of Everett and Snohomish County since 2000



Exhibit 4 presents changes in multifamily rents in the Everett market since 2000



Exhibit 5 highlights year-over-year (YOY) rent increases in the multifamily residential market since
2002

The information highlighted indicates the following:


Local vacancy rates have been stable for the past several years. Local vacancy rates have been
reasonably stable at around 4–5% since the recovery from the last recession in 2012–2013.
Although there may be surpluses or shortfalls of individual types of housing in the community, this
suggests that there is not a market-wide lack of rental housing over the short-term to meet needs.
Vacancy rates also track with Snohomish County’s rates, although these rates were noticeably
higher in previous years, especially during the last recession.



There has been consistent growth in rents over time. For Everett, growth in rents has been
consistent since the last recession as well. On average, rent growth across all sizes of rental
housing has been consistent at around 4–5%, with short-term YOY increases of 8–10% in 2015–
2016 and a market slowdown from the pandemic associated with only a 1–3% change in 2020.

For the purposes of this report, this analysis highlights that while there are consistent increases over
time in rents, the Everett multifamily market has been relatively stable over the past several years,
albeit with significant rent increases over time.
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Exhibit 1. Everett Housing Stock (2020) and Housing Permits (2010–2020).

Source: WA OFM, 2021; BERK, 2021.

Exhibit 2. Everett Housing Permit History, 2010–2020.

Source: WA OFM, 2021; BERK, 2021.
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Exhibit 3. Everett Multifamily Rental Stabilized Vacancy Rates, 2000–2021.

Source: CoStar, 2021; BERK, 2021.

Exhibit 4. Everett Multifamily Rents by Bedroom, 2000–2021.

Source: CoStar, 2021; BERK, 2021.
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Exhibit 5. Everett Multifamily Rent Change (YOY), 2002–2021.

Source: CoStar, 2021; BERK, 2021.
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Owner-Occupied Housing
The following statistics are provided for sale prices on the owner-occupied residential housing market,
based on the Zillow Housing Value Index (ZHVI) created by Zillow Group, Inc.:


Exhibit 6 provides residential housing prices for 2000–2021, which includes values for Snohomish
County as a whole, as well as housing prices for the “bottom tier” (houses in the 5–35% of the
distribution of prices), “middle tier” (35–65% of the distribution), and “top tier” (65–95% of the
distribution).



Exhibit 7 presents the year-over-year change in housing prices for the middle tier homes in
Snohomish County and the City of Everett.

This highlights the following:


Owner-occupied housing prices have not been stable over the past 20 years. As compared to
rental housing, which has seen changes in rents on a year-over-year basis between -10% and 10%,
housing prices have had much greater price swings, experiencing about 15% declines in value YOY
during the Great Recession but growth of around 20% YOY increases at certain points over the last
20 years.



There have been considerable price increases in housing, especially since the last recession.
From these estimates, growth in housing prices has been considerable since 2013 as the local
economy recovered from the recession. Over this period, prices increased by an average of about
9–10% per year, slightly outpacing growth in the County overall. This has meant that between
January 2013 and April 2021, prices have more than doubled in Everett, increasing by about 132%.
This stands in contrast to changes in median household income, which increased from $50,874 in
2013 to $64,183 in 2019, for an average growth rate of about 4% per year.



There is a currently a lack of available supply on the market. Available statistics from the
Northwest Multiple Listings Service (NWMLS) highlight that in the residential market there is a
supply of about 0.24 months (about 1 week) available, with 0.26 months available in
Everett/Mukilteo. Although the region has been experiencing shortfalls of supply for years, the
lack of available housing on the market is contributing to significant short-term price increases.
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Exhibit 6. Everett Residential Housing Prices, 2000–2021.

Source: Zillow, 2021; BERK, 2021.

Exhibit 7. Everett Residential Housing Price Change (YOY), 2001–2021.

Source: Zillow, 2021; BERK, 2021.
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Conclusions
Based on this work, there are several elements to consider for an assessment of development
feasibility:


Overall housing costs in Everett are increasing, particularly with owner-occupied housing.
Housing costs in Everett since the Great Recession are increasing at a rate greater than household
incomes. From the information collected, rents have been increasing by around 4–5% per year
(with increases of up to 10% in 2015–2016) and housing prices have been increasing by 9–10% per
year (with increases of up to 20% in 2013–2014). In comparison, household incomes during this
period have only been increasing by around 4% per year, suggesting that more people are likely
being priced out of both markets over time.



Housing development has not been keeping up with broader targets. Housing targets from the
2011 Countywide Planning Policies suggested that Everett should be experiencing housing
development at a rate of about 1.9% per year between 2011 and 2035. Overall, however, the city
has been underbuilding in comparison to this target, with the housing stock growing by only about
0.6% per year since 2011. The bulk of this development has been with larger multifamily housing,
which comprises about 65% of the permitted development between 2010 and 2020.



Over the long term, these differences between income and housing costs may accelerate,
especially if housing development rates remain low. The long-term potential for transit
connections and demand for transit-accessible housing in the city suggests that these gaps
between supply and demand may increase further over time. Without additional supply, there is a
significant risk that the prices of both rental and owner-occupied housing could continue to rise.
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METHODOLOGY
Scenarios
The objective of this analysis is to highlight the feasibility of prototype projects to determine potential
barriers to long-term development in Everett. To ensure that this represents a range of housing that
can highlight possible infill development and redevelopment projects across the city in key locations,
we provide three high-level base scenarios to discuss development:


A 3,745 square foot duplex project on a corner lot, as shown in the diagram in Exhibit 8(a).



A set of four 2,000 square foot townhouses, built according to the plan shown in Exhibit 8(b).



A multifamily development consisting of stacked flats/multifamily residential apartments,
consistent with the general formats highlighted in Exhibit 9. Development in these zones would be
expected to change characteristics based on changes in the parameters of the model but would be
expected to be multistory buildings at higher densities than duplexes and townhouses.

These formats were selected to highlight types of development of interest in R1, R2, and UR4 zones,
respectively, as they are projects that would be expected to accommodate additional infill growth
within these areas.

Model Parameters
The pro forma modeling for these scenarios incorporates different types of parameters:


Overall model assumptions. The pro forma models assume either that the housing constructed is
intended to be owner-occupied housing (R1/R2 models) or that rental properties constructed are
held for 8 years and then sold on the market.



Development regulations. Scenario inputs included consideration of the zoning and development
regulations currently in place in Everett as of the passage of the Rethink Zoning amendments in
November 2020. Exhibit 10 summarizes major regulations from Title 19 EMC (Unified
Development Code) regarding urban form that would be strongly related to development design
and feasibility.



Land costs. This pro forma model relies on current assessed land and improvement values in the
market, based on a selection of properties drawn from areas in the same zone, as well as
properties identified as developable according to Buildable Lands reporting. These are intended to
provide general estimates of the cost to acquire developable lands. These estimates are provided
in Exhibit 11 on a per acre basis, with Exhibits 12 and 13 providing the distribution of improvement
values per acre for occupied or developable parcels with less than 2 housing units in R1 and R2
zones respectively.
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Exhibit 8. R1 and R2 Housing Prototypes.

Source: MAKERS, 2020.

Exhibit 9. UR4 Housing Prototypes.

Source: City of Everett, 2020.
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Exhibit 10. City of Everett Development Regulations.
PARAMETER

R1

R2

UR4

6,000 sf

5,000 sf1

5,000 sf

35%

40%

-

1

1

3

1 unit/6,000 sf

1 unit/3,750 sf

None

(7.3 units/acre)

(11.6 units/acre)

Minimum height (primary building)

-

-

2 floors

Maximum height (primary building)

28 feet

28 feet

Area specific
(5 stories assumed)

2 spaces/unit2

2 spaces/unit2

1 space/unit (studio)

Minimum lot area
Maximum lot coverage
Minimum number of units
Maximum density

Minimum parking

1 space/unit (1 BD)
1.5 space/unit (2 BD)
2 spaces/unit (3+ BD)3
1

Exception: In R-2 zones, minimum lot area for single-family dwellings with alley access is 4,500 sf. Also note that lot size
averaging may result in individual lots that are smaller than this figure.

2

Exception: Three spaces per unit required with private drive access.

3

These values are for outside metro Everett.

Source: City of Everett, 2021.

Exhibit 11. Base Scenario Value of Land and Existing Improvements in Everett by Zone.
COSTS

R1

R2

UR4

$800,000

$1,100,000

$1,200,000

All properties

$700,000

$750,000

$1,000,000

Redevelopable properties

$200,000

$200,000

$800,000

All properties

$1,500,000

$1,850,000

$2,200,000

Redevelopable properties

$1,000,000

$1,300,000

$2,000,000

Land value per acre
Improvement value per acre

Total property value per acre

Source: City of Everett, 2021; Snohomish County Assessor, 2021.
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Exhibit 12. Current Improvement Values per Acre, R1 Zone.

Source: BERK, 2021.

Exhibit 13. Current Improvement Values per Acre, R2 Zone.

Source: BERK, 2021.
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Exhibit 14. Current Improvement Values per Acre, UR4 Zone.

Source: BERK, 2021.



Construction costs. Construction costs are based on available regional sources of data on average
costs in the region and are included in Exhibit 15. Note that this can be subject to significant
variation, depending on the quality of the design, special design features, and potential site
limitations.



Market conditions. Given the instability in the housing market during the COVID-19 pandemic,
general assumptions about mortgage and loan rates, purchase prices, rents, and vacancies are
developed using data from early 2019. These are informed by the findings from the previous
section, and where applicable, major parameters rely on a review of comparable projects within
Everett to inform estimated values. Values used as model inputs are provided in Exhibit 15.

From this analysis, the returns are highlighted for each prototype project. These results are provided in
two ways, depending on tenure:


Owner-occupied properties are evaluated in terms of cash-on-equity (COE) return, which
evaluates the percent return versus the initial equity invested. This is appropriate given the shortterm nature of the investment, with sales after completion.



Rental properties are assessed versus their internal rate of return (IRR), which accounts for the
longer hold period and impacts resulting from receipts of revenue over time.
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Exhibit 15. Other Pro Forma Inputs for Prototype Developments.
COSTS

R1

R2

UR4

$100

$110

$130

$220/SF

$220/SF

-

Studio

-

-

$1,700

1-bedroom

-

-

$1,900

2-bedroom

-

-

$2,400

Studio

-

-

33%

1-bedroom

-

-

33%

2-bedroom

-

-

33%

Construction hard costs per square foot
Sale price per square foot
Unit rents per month

Proportion of units

Source: BERK, 2021.

Sensitivity/Scenario Analyses
Although the estimates provided here use parameters that are expected to be typical of the market
under the conditions discussed, there is value in determining how these projects would perform under
different inputs. This can be relevant in two respects.
First, this can highlight how the results of this analysis can change with respect to different conditions
that deviate from these assumptions. If conditions are different because of changes in the market, or
differences between these assumptions and a neighborhood market, this can indicate whether the
findings and resulting strategies should be considered differently.
Second, this can present ways that changes to the underlying regulatory conditions can be used to
change the feasibility of development. For the owner-occupied housing studied, options are more
constrained, but additional incentives can potentially increase development feasibility for rental
housing.
For all scenarios, the following parameters are adjusted to determine impacts on feasibility:


Total value of land



Value of existing improvements



Construction costs



Rents / sale prices

Additionally, the multifamily prototype scenario also evaluates the effects of extending the multifamily
tax exemption (MFTE) to new areas and reducing on-site parking requirements.
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RESULTS
Duplex/Townhouse Prototypes (R1 and R2 zoning)
The results of these two assessments are provided in the following Exhibits:


The effects of changes in the costs of land for the duplex and townhouse scenarios are evaluated
in Exhibits 16 and 17.



Changes in the value of existing improvements are evaluated in Exhibits 18 and 19.



Changes in construction costs are evaluated in Exhibits 20 and 21.



Changes in sale prices are evaluated in Exhibits 22 and 23.

These charts compare the cash-on-equity returns in each scenario, with consideration of properties
across these zones in general, as well as typical properties identified as developable under the
Buildable Lands reporting by the City.
These results highlight the following:


Development of the R1 and R2 prototypes under the base assumptions is not generally feasible.
Much of the designated R1 and R2 zones in the city of Everett includes existing single-family
detached housing units. However, although duplex and townhouse development respectively
would represent an increase in density in these areas, they do not appear to be feasible on the
typical parcels. Under the prototype assumptions, duplex development in R1 zones has a cash-onequity return of -23%, while townhouse development in R2 zones has a return of about -19%.



Depreciation of the housing stock provides opportunities for feasible redevelopment projects in
these zones. Across the assessments, the prototype for all properties in each zone is compared
with a prototype for properties deemed “developable” under Buildable Lands reporting by the
City. This generally represents a decrease in the value of improvements on a site, normally
associated with depreciation and obsolescence and linked to the need for capital investments to
maintain or improve the function of these improvements. For these properties with lower
improvement values (about 27–28% of the general prototypes), the feasibility of market-rate
development is substantially higher, with an increase in return of about 15 percentage points. This
highlights that lower-cost properties with housing in poor condition will be substantially easier to
redevelop given the relative price differences of property available for development.



Small changes in construction costs and sale prices can have significant impacts on the feasibility
of development. For the sensitivity analyses provided here, it is apparent that smaller changes in
construction costs and sale prices will have significant impacts on the feasibility of development.
This does highlight the need for a certain amount of caution as a developer in cases where sale
prices and construction costs may be highly variable. However, it also highlights that changes in
building codes, development regulations, and fees and charges may have notable impacts on the
feasibility of new projects.
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Exhibit 16. Feasibility versus Land Value, R1 Zone / Duplex Development.

Source: BERK, 2021.

Exhibit 17. Feasibility versus Land Value, R2 Zone / Townhouse Development.

Source: BERK, 2021.
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Exhibit 18. Feasibility versus Existing Improvement Value, R1 Zone / Duplex Development.

Source: BERK, 2021.

Exhibit 19. Feasibility versus Existing Improvement Value, R2 Zone / Townhouse Development.

Source: BERK, 2021.
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Exhibit 20. Feasibility versus Construction Costs, R1 Zone / Duplex Development.

Source: BERK, 2021.

Exhibit 21. Feasibility versus Construction Costs, R2 Zone / Townhouse Development.

Source: BERK, 2021.
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Exhibit 22. Feasibility versus Sale Prices per SF, R1 Zone / Duplex Development.

Source: BERK, 2021.

Exhibit 23. Feasibility versus Sale Prices per SF, R2 Zone / Townhouse Development.

Source: BERK, 2021.
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Under current conditions, development in R1 and R2 zones can be constrained by existing
improvements, but R1 areas may have more potential for new housing yields. As indicated in this
analysis, improvement value existing in residential neighborhoods will limit the potential for
redevelopment over time. However, both in absolute area and a proportion of the total zone,
there appear to be more opportunities to develop in R1 areas given limited improvements on
available sites. Although a full capacity analysis is beyond the scope of this report, this would
suggest that targeted upzoning of vacant, underutilized, and redevelopable sites in R1 zones could
help to increase housing yields, as well as the likelihood that development will occur.

Multifamily Prototype
The results of these two assessments are provided in the following Exhibits:


Variations in returns with the cost of land are evaluated in Exhibit 24.



Changes in the value of existing improvements are evaluated in Exhibit 25.



The effects of changes in construction costs are evaluated in Exhibit 26.



Parking requirement changes are evaluated in Exhibit 27.



Changes in rents are evaluated in Exhibit 28.



The adjustments from different incentives and housing affordability requirements to qualify for
the 12-year MFTE are provided in Exhibit 29.

These charts compare the internal rate of return for each scenario, with consideration of properties
across these zones in general, as well as typical properties identified as developable under the
Buildable Lands reporting by the City.
These results highlight the following:


There are a broader range of property values on multifamily sites. As seen in the distribution
provided in Exhibit 14, there is a broader range of improvement values for parcels in UR4 zones in
the city. The mode of the distribution, which around $1 million of improvement value per acre,
indicates a relatively low density of development, and at this level, development projects would
appear to be reasonably feasible. However, improvement value in UR4 zones range between zero
and over $11 million per acre, and land values can be up to $4 million per acre, suggesting a wide
variation in feasibility across possible property values.



Feasibility is highly sensitive to rents and construction costs. As with the development in R1 and
R2 areas, changes in construction costs and rents can have significant impacts on the feasibility of
projects. From Exhibit 26, an increase of 25% in the construction costs assumed in this review
would result in zero returns on the project, while increasing rents by 25% would double the rate of
return for the project, as shown in Exhibit 27. Variations in these values, either through differences
on the ground or changes over time, can have consequences for whether projects move forward
or not.
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Exhibit 24. Feasibility versus Land Value, UR4 Multifamily Development.

Source: BERK, 2021.

Exhibit 25. Feasibility versus Existing Improvement Value, UR4 Multifamily Development.

Source: BERK, 2021.
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Exhibit 26. Feasibility versus Construction Costs, UR4 Multifamily Development.

Source: BERK, 2021.

Exhibit 27. Feasibility versus Rents, UR4 Multifamily Development.

Source: BERK, 2021.
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Exhibit 28. Feasibility versus Parking Requirements, UR4 Multifamily Development.

Source: BERK, 2021.

Exhibit 29. Feasibility versus Incentives, UR4 Multifamily Development.

Source: BERK, 2021.
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The feasibility impacts of current parking incentives for affordable housing are minor, but
maximum development yields can increase. Underground parking is not likely to be as feasible for
many locations in the UR4 zones; if under the base scenario all parking is planned as underground
parking, the rate of return drops to well below zero. Because of this, the financial value of parking
incentives will be relatively small. For the range of reductions provided in Exhibit 28, changes to
parking requirements are only likely to result in small increases to feasibility.
Given the dependence on surface parking for these projects, however, it is very likely that
reductions to parking requirements will help to increase the possible housing yield that can be
achieved on these sites. Under these assumptions, decreasing the required parking by half can
increase the number of housing units by 39%. This would differ based on the unit mix and
development requirements, but it can be one approach to encouraging more development in
these areas.



The Multifamily Tax Exemption provides significant incentives to make up the cost of providing
affordable units. Exhibit 29 highlights the impacts of affordable housing requirements and
incentives on project returns. In this graph, the 8.5% rate of return for the base project is reduced
to 6.2% if the affordable housing indicated in the MFTE requirements under EMC 3.78.050(F)(1)(a)
is provided: 10% of units affordable to households making 80% AMI, and an additional 10%
affordable at 60% AMI. Three potential incentives are tested, including:


The parking incentive for affordable housing provided under EMC 19.34.025(B)



A waiver of 80% of school and traffic impact fees (considering the fees of the Everett School
District)



A 12-year waiver of property taxes under the MFTE program (Chapter 3.78 EMC)

From this assessment, the fee waiver and the parking incentive appear to have minimal impacts on
the feasibility of the project. Participation in the MFTE program, however, appears to have a
significant effect on the feasibility of a project, offsetting the cost of providing the affordable
housing and even boosting feasibility above the base scenario.


Eight- and 12-year options for the MFTE program would conflict. Under enabling legislation for
the MFTE program (see Chapter 84.14 RCW), an eight-year option that would apply tax
exemptions for any multifamily residential project is also possible. However, as noted in Exhibit 29,
this additional incentive would provide greater returns than a project receiving the 12-year MFTE,
reducing the likelihood that the most feasible option for development would include affordable
housing. Although the eight-year option is not currently included under Chapter 3.78 EMC, this
should be considered in any future revisions to the program.
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CONCLUSIONS
Given the findings of this report, several conclusions can be provided to guide the development of the
Housing Action Plan and future initiatives to improve housing production.


The results of the assessment of duplex and townhouse developments in R1 and R2 districts
suggest that densification will likely be a long-term process. While there are some vacant and
underutilized properties in the R1 and R2 zoning districts that are available for development and
infill with duplexes and townhouses, the replacement of existing housing will occur slowly. This
will likely occur as the existing housing stock depreciates and is replaced over time. In some cases,
single-family housing may be preserved over the long term, and property owners may even look to
accommodate new, more expensive detached housing versus smaller attached duplexes and
townhouses.



Shorter-term intensification in areas currently in R1 and R2 districts may require increasing
allowable development densities. Attempting to accommodate more housing growth, both in
terms of overall capacity and the pace of new development, may require increasing allowable
density in certain areas under R1 and R2 zoning. For these zoning districts, additional development
capacity provided through upzoning or even a redefinition of overall allowable densities for the
zoning districts overall will improve feasibility and increase the likelihood that these properties
would be redeveloped over time.



Multifamily development in UR4 zoning districts appears to be feasible, although new projects
will be sensitive to local rents and construction costs. From the base scenarios evaluated under
this analysis, development in UR4 districts appears to be feasible given the assumptions provided
in this analysis, including a general estimate of rents and construction costs. However, if these
estimates differ for individual projects or areas, or costs and rents change over time and do not
keep pace with one another, feasibility could be significantly impacted.



Given the high cost of underground parking, adjustments to parking requirements may have
only nominal effects on the feasibility of current projects. One important element to note in this
assessment is that there are significant costs to providing underground parking. While projects in
neighborhoods with high rents, land prices, and maximum effective densities can benefit
significantly from reducing the amount of parking that needs to be accommodated underground,
parking for these projects in Everett will likely be accommodated through surface lots.



Reducing parking requirements may help with housing yields and future development
feasibility, however. Although the direct marginal costs of providing surface parking are very low,
reducing the amount of area required for parking lots can allow for more of a site to be used to
accommodate housing units, thus increasing overall housing densities that can be achieved on a
site. Additionally, under different parameters, such as the higher rents and densities that may be
found in key transit-oriented neighborhoods, changing parking requirements may also result in a
more substantial increase in returns, especially if underground parking becomes a feasible option.



The concerns discussed for multifamily projects will be applicable for mixed-use developments
in other zoning districts, although additional commercial uses may complicate project feasibility.
The proforma for the multifamily apartment building example also highlights many of the potential
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opportunities and challenges involved with developing a mixed-use project in comparable mixed
urban (MU) zones. Under EMC 19.05.080, residential uses are only allowed for up to 25% of the
frontage on the ground floor of designated TOD streets in MU zones, and a mix of uses are allowed
generally in this district. Projects that include ground-floor commercial may have some additional
considerations:





Net operating income from commercial spaces may be lower than what could be received for
comparable residential space, meaning that returns may also be lower. Additionally, there
may also be concerns about attracting appropriate tenants and managing vacancies in these
spaces, especially in areas that have older and more affordable commercial space available
elsewhere.



For certain areas, especially outside of Metro Everett, some commercial uses may need to be
auto-oriented to attract a sufficient customer base. This may provide some obstacles to
supporting walkability within a neighborhood. There may also be other limitations associated
with compatibility with residential development.



MFTE does not apply to the portions of a building that are not in residential use, meaning that
a lower tax exemption is provided if commercial space is included in a building with residential
units.

While minor adjustments might be made to the MFTE program to provide more housing
affordability, this incentive generally appears to be at the right level under the base scenario.
Given the assumptions provided in this analysis, the MFTE program provides a roughly equivalent
offset for the affordable housing required under the 12-year tax exemption (10% of units
affordable to 80% AMI or below, 10% affordable at 60% AMI or below). Although some adjustment
could be provided to fine-tune affordability levels further, this incentive would appear to be
sufficient to encourage the production of affordable units in market-rate projects. Therefore,
future efforts to adjust the MFTE program should focus on recent changes to allow MFTE
extensions and promote permanent affordable housing through a 20-year tax exemption under SB
5287. Other actions to encourage additional development of affordable housing in market-rate
projects should consider alternative incentives.
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