
*Citizens wishing to comment on items not on the agenda may do so under Public Comment. Citizens wishing to comment during a 
public hearing may do so as those items are considered by the Planning Commission during the course of the meeting. 

 
The City of Anacortes is committed to making public meetings available and accessible to all members of the community.  For 

assistance with special needs, please contact the City Clerk at 360-299-1960 in advance of the meeting. 

 
• Meetings may be viewed on the City of Anacortes website, on the City of Anacortes YouTube Channel, or on TV Channel 

10. 
• To watch, listen to, or participate in the meeting live, visit https://us02web.zoom.us/j/84685300609 or telephone 1-253-215-

8782 and enter Meeting ID 846 8530 0609. 
• The public is encouraged to comment via email to pced@cityofanacortes.org, via written comment addressed to PCED, P.O. 

Box 547, Anacortes, WA 98221.  Public comments received prior to 3:00 p.m. the day of the meeting will become part of the 
record for the meeting, just as if presented in person. 

• Complete guidelines for virtual participation in Anacortes Planning Commission meetings are available here (page 2). View 
the quick video example for connecting to the meeting here. 

 
Anacortes Planning Commission 

Municipal Building - Council Chambers  
904 6th Street 

 
October 2, 2024 

6:00 PM 
 

PRELIMINARY AGENDA 
Packet Materials / Watch Meeting 

 
 
 1. Roll Call 
 2. Minutes 
    a. Minutes of 06/26/2024 were submitted for approval.  
 3. Public Comment 
 4. Public Hearings 
 5. Other Business 

   
 a. Revised Skagit County 2045 Allocations of Population, Housing and 

Employment and Anacortes Land Capacity Analysis (2025 
Comprehensive Plan Update) 

    b. Land Use & Housing Element Goals & Policies - continued discussion 
(2025 Comprehensive Plan Update)  

    c. Housing Action Plan (HAP) Recommended Development Regulation 
Changes - continued discussion (2025 Comprehensive Plan Update) 

 6. Planning Department Update 
 7. Adjournment 
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Anacortes Planning Commission Minutes - June 26, 2024 
 
 
Roll Call 
Chairperson Linda Martin called to order the Anacortes Planning Commission meeting of June 26, 2024 at 6:00 
p.m. Commissioners Jim Stoneman, Frank Jeretzky, Paul Ryan, Luke Currier, and Mike Mills were present. 
Commissioner William McCombs was absent. 
Minutes  
   There were no minutes submitted for review.  
Public Comment 
Patrick Galligar, Anacortes, referenced the Shoreline Master Plan stating that the report talks about 
development effects on the shoreline, but there's more that needs to be considered. He gave examples of people 
cutting down trees, building temporary docks, etc. The State documents point out that procedural violations can 
occur when people don't get permits. He wants that language included in our SMP. He asked if the Planning 
Department deals with other activities within the shoreline.  
Libby Grage clarified that any use, activity or development that occurs within shoreline jurisdiction is required 
to comply with the SMP whether or not a permit is required. We do have a permit process for tree removal in 
those areas to make sure it's compliant with the SMP. We track and monitor all activity in the shoreline areas 
whenever possible. 
Public Hearings  
Other Business  

   

Anacortes Shoreline Permit Monitoring Project 
Libby Grage said in 2022 the City of Anacortes received a grant for a shoreline permit monitoring project to 
make sure that development was consistent with the Shoreline Master Plan (SMP). The City contracted with 
Facet to complete this work. City staff and Facet coordinated with Carolyn Chase, project manger with 
Department of Ecology. She introduced Alex Capron with Facet.  
 
Alex Capron commented that the SMP regulates Shorelines of the State. The City completed the SMP 
update in 2010 and the periodic update is ongoing. The purpose of the monitoring database is to allow the 
City to better document no-net loss of shoreline ecological function. As development comes in, there's 
mitigation for the impacts. Restoration plans allow for a "lift" in ecological function. We took a sampling of 
shoreline permits to review and analyze. We looked for mitigation sequencing and whether a mitigation plan 
was provided. The database is not required by Department of Ecology, but the City is doing this to better 
track projects. Staff inputs the project data into the database, which includes the monitoring requirements. If 
the applicant doesn't submit the as-builts then the monitoring tracking can be difficult. As projects trigger 
mitigation, they will trigger the need for the as-built and, in-turn, the monitoring. Reminders can be 
automatically sent to staff to do the monitoring.  
Mr. Capron reviewed the recommendations: clearly define no-net loss; refine the shoreline permit submittal 
requirements; consider establishing a clear nonconforming definition to degraded vegetation conservation 
areas; and consider requiring mitigation performance bonds, as needed, which can help ensure that the 
applicant submits the as-builts. There are aspects where the City of Anacortes code can be strengthened. 
They also recommend clarifying when a critical areas report is required.  
 
Jim Stoneman asked how staff will use the recommendations.  
Libby Grage stated staff is super excited. There are quite a few recommendations that can be implemented 
right now; such as the submittal checklist and updating the permit software to capture some of the 

Page 2 of 260



 

Anacortes Planning Commission Minutes - June 26, 2024 
  2 
 

information we need to track. Other items are more long term goals.  
Mike Mills asked if staff has to time to manage this.   
Ms. Grage clarified this will help make sure each and every project that needs monitoring will get 
monitored, even when there is staff turnover. 
Paul Ryan asked if the applicants are the homeowners or contractors. He wondered what the follow-up 
process is and if staff will be going out to the site. 
Libby Grage said when resources allow, staff will go out to sites. This will help us to plan what is needed. 
Things fall through the cracks with our current system.  
Mr. Ryan wondered if there's enough staff to handle implementing this program. 
Libby Grage said we are doing the best we can with what we have right now. She pointed out that they are 
conducting interviews.  
Frank Jeretzky asked what the process is when someone doesn't self-report or is doing work without a 
permit. 
Libby Grage stated the code enforcement officer would determine if there was a violation. The person doing 
the work and/or homeowner would be contacted and instructed on how to be in compliance. The City can 
assess fines.  
Linda Martin said she's pleased to see that the city is willing to say we can do better and seeking input on 
how to do this.  
Carolyn Chase, Department of Ecology project manager, said she's happy to see this report. They're thrilled 
with Libby's leadership to do something that is not required just because they want to do the right thing for 
the shorelines. This is by far the best for project management that she's seen. There are recommendations 
that are actionable and others that will need more work in the future.  

   

Planning Commission Procedures 
Linda Martin stated this is the 3rd review of the procedures. Last time the Commissioners wanted to discuss 
the mission statement and roles of the Planning Commission. Commissioner MIlls added comments that can 
be found in the report in red. She clarified that the roles were compiled from 3 different documents.  
Jim Stoneman said he likes the roles outlined in the packet.  
Mike Mills commented he likes the rewrite in this draft.  
Linda Martin pointed out that in the procedures, it says we need every member in attendance, so we cannot 
vote on this tonight. She suggests they review a clean version of the procedures at the next meeting and vote 
then. 

Planning Department Update 
John Coleman referenced the City Council meeting last Monday. They discussed and decided to hold a July 
15th work session to discuss the Comprehensive Plan and docketing process. The work session will start at 
5pm. Staff would like the Commissioners to attend, but not as a joint meeting. The docket items are requests for 
zoning map changes, specific changes to the comp plan, etc. Makers will be there to answer questions if needed. 
The intent is to make sure the Commissioners understand the goals for the Comprehensive Plan update. Since 
this is a work session, there will be no decision made. They will hold a regular City Council meeting the next 
week because there is a deadline of June 30th for people who want to suggest specific changes to the 
Comprehensive Plan.  
Mike Mills asked for clarification on the July 15th meeting. 
John Coleman stated that the Council will be reviewing projects to determine which will be put on the docket in 
the future. They will discuss how they want to see the Comprehensive Plan process go. 
Linda Martin asked if the Commissioners could review the possible docket items prior to the meeting.  
John Coleman pointed out that staff is working to get that out to Council and Commissioners earlier than 
normal. It will also be posted on the City website, so the public will have access as well.  
Adjournment 
Chairperson Martin adjourned the meeting at 6:55 p.m. 
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Planning Commission Agenda Bill  

Meeting Date: October 2, 2024 Agenda Item: 5.a. 
 
Subject: Revised Skagit County 2045 Allocations of Population, Housing and 
Employment and Anacortes Land Capacity Analysis (2025 Comprehensive Plan Update) 
Staff Contact: John Coleman 
 
Approved for Submittal to Commission by Action Type 
Libby Grage   
John Coleman   

Presentation 

 
Summary Statement: On February 28, 2024, staff presented to the Planning 
Commission the Initial 2045 Allocations of Population, Housing and Employment (2045 
Allocations) that the Skagit Council of Governments Growth Management Steering 
Committee approved in December 2023. The 2045 Allocations indicate how many new 
residents and new jobs are expected in each city and the county between now and 
2045. The 2045 Allocations documents projects that 3,145 new jobs and 4,988 new 
residents are expected to move to Anacortes between now and 2045. The 2045 
Allocations also estimate the number of new housing units that are going to be 
necessary in each city and the county to accommodate the new residents, including a 
break-down of how many units need to be accommodated in 6 income bands. The 
housing allocations by income band are based on the Housing for All Planning Tool 
(HAPT) provided by the state that counties must use. The income bands are based on 
the area median income (AMI). The 2024 AMI in the Mount Vernon - Anacortes MSA is 
$102,800.  
 
Since the time that staff presented the initial 2045 Allocations, the cities and county 
have been reviewing their land capacity and zoning designations to determine if they 
are able to accommodate the projected increase in jobs, residents, and the associated 
amount of new housing - by income band - necessary for those new residents. Also 
during this time, the State Department of Commerce amended its guidance for how 
housing for the lower income bands can be allocated in rural areas (more information 
on Commerce's guidance can be found here: https://www.commerce.wa.gov/growth-
management/housing-planning/housing-guidance/). The 2045 Allocations initially 
allocated 146 housing units in the 0-50% AMI housing category to rural Skagit County. 
Based upon the updated guidance from the Department of Commerce, housing units 
below 50% AMI should not be allocated to rural areas because those units would 
consist of multi-family housing which is not allowed in rural areas. 
 
Thus, the 146 housing units in the 0-50% AMI housing category were redistributed 
from the county to the cities in the revised 2045 Allocations that are being presented 
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today. As the attached table shows, Anacortes's 0-30% AMI income band allocation 
increased by 19 units; from 924 to 943 units. The 31-50% AMI band increased by 12 
units, from 592 to 604 units. Finally, the Above 120% AMI band decreased 
commensurately by 31 units; from 577 to 546 units. 
 
No changes to the amount of new jobs, residents or housing units have changed. The 
difference between the initial 2045 Allocations and the final 2045 Allocations is that 
Anacortes has been allocated 31 more units in the 0-50% AMI bands, and 31 units less 
in the Above 120% band. The revised 2045 Allocations are attached.  
 
The revised 2045 Allocations were used to update the Anacortes Land Capacity 
Analysis that was presented to the Planning Commission on May 22, 2024. The revised, 
Final Draft Land Capacity Analysis is included with this packet. The analysis did not 
show that redistributing 31 units from the 120%+ AMI band to the 0-30% AMI band 
(19 units) and 31-50% AMI band (12 units) had an impact on the city's land capacity.  
Background:  
Previous Action:  
Competing Viewpoints Considered:  
Recommended Motion: No Action requested 
Alternative Actions:  
Attachments (listed in order presented):  
1. Revised Skagit County 2045 Allocations of Population summary 
2. Anacortes LCA Draft Methodology FINAL DRAFT 2024-09-27 
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Revised Skagit County 2045 Allocations of Population, Housing and Employment 

 

Final Population Allocations 

 

The Final Population Allocations did not change from Initial Allocations approved in December 2023 
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Final Housing Allocations 

 

The differences between the Final 2045 Allocations and the Initial 2045 Allocations approved in December 2023 are shown in red. A total 
of 31 units were moved from the Above 120% AMI category and dispersed into the 0-30% and 31-50% categories. The 0-30% category 
increased by 19 units and the 31-50% category increased by 12 units.  
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Final Employment Allocations 

 

 

Final Employment allocations did not change from Initial Allocations approved in December 2023.  
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Anacortes Comprehensive Plan 
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Introduction 
Leland Consulting Group (LCG) was retained as part of a consultant team led by MAKERS 

Architecture & Urban Design to assist the City of Anacortes in its 2025 Comprehensive Plan 

update. As part of this work, LCG conducted a Land Capacity Analysis (LCA) to determine 

potential development capacity for housing and jobs in the city through 2045, including capacity 

for housing units by income band to comply with recent updates to the GMA resulting from the 

passage of HB 1220. This report details the methodology and results of this analysis, which was 

based on the methodologies in the following documents and guidebooks: 

• Department of Commerce 2012 UGA Guidebook 

• Department of Commerce 2018 Buildable Lands Guidelines 

• Department of Commerce 2023 Commerce Guidance for Updating Your Housing Element 

o Note: this guidebook also adds methodology for housing unit capacity analysis 

by income band to comply with HB 1220 

• Anacortes’ 2015 Land Capacity Analysis methodology 

• Recent Land Capacity Analysis Methodologies used in Snohomish and Whatcom 

Counties 

Review of Development Since 2013 
Residential development in Anacortes over the past 10 years was analyzed using permit data 

provided by the city. Overall, a total of 1,146 housing units have been permitted since 2013. As 

shown below in Figure 1, there has been an increase in middle housing types (duplexes, 

triplexes, and townhomes) and accessory dwelling units (ADUs) in recent years. Middle housing 

types accounted for 14 percent of all permits since 2013, ADUs accounted for 7 percent, and 12 

percent of permitted units since 2013 were apartments.  

The map below in Figure 2 shows the locations of permitted residential development since 

2013. Single-family development has been focused primarily in new subdivisions with some 

scattered development around the city. Multifamily development has occurred mostly in the R-4 

zone.  
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Figure 1. Housing Units Permitted in Anacortes by Type, 2013-2023 

 

Source: City of Anacortes, Leland Consulting Group 

Figure 2. Residential Permit Locations by Type, 2013-2023 

 

Source: City of Anacortes, Leland Consulting Group 
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There has also been some commercial development in the past decade, primarily marine, 

storage, and industrial buildings, along with some office development and a hotel expansion. As 

shown below in Figure 3, commercial development has slowed down overall since the 

pandemic. The map in Figure 4 shows the locations of this development, much of which is 

clustered near the refinery along March Point Road. 

Figure 3. Square Feet of Commercial Development Permitted in Anacortes by Type, 2013-23 

 

Source: City of Anacortes, Leland Consulting Group 

Figure 4. Locations of Commercial Permitted Development, 2013-2023 

Source: City of Anacortes, Leland Consulting Group 
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Housing Needs and Employment Projections 
In accordance with the GMA, all Skagit County jurisdictions are required to demonstrate that 

they have sufficient land capacity to accommodate the projected 2045 housing needs and jobs 

growth based on the Washington Office of Financial Management countywide forecasts as 

allocated to jurisdictions through the Countywide Planning Policies. As detailed in Skagit County 

Growth Management Act Steering Committee (GMASC) Resolution 2023-01, Anacortes’ 

projected housing need is 2,942 new Housing Units between 2020 and 2045 and 3,145 new 

jobs between 2022 and 2045. Per the GMA, (HB 1220), Anacortes must show capacity to 

accommodate the projected housing needs and employment growth within the city limits and 

urban growth area.   

The housing unit projections are further broken down by what income band the housing units 

can serve, expressed as a percentage of the HUD Area Median Income (AMI). For reference, the 

2024 AMI for Skagit County used in this analysis was $102,800. The AMI is determined by the 

U.S. Department of Housing and Urban Development (HUD), and is generally higher than the 

Census-reported Median Household Income for a given city, since it is a countywide metric and 

adjusted for household size. The HUD AMI is used to determine eligibility and income limits for 

subsidized affordable housing units.  

The projected housing needs for families earning under 30% AMI are broken down into 

permanent units (i.e. standard housing units) and permanent supportive housing (PSH), defined 

in the Department of Commerce guidebook as “subsidized, leased housing for people who are 

experiencing homelessness or are at risk of homelessness and living with a disabling 

condition.” Finally, each jurisdiction received a projection for emergency housing needs, defined 

as “temporary accommodations for households who are experiencing homelessness or are at 

imminent risk of becoming homeless.” Anacortes’ housing baseline and 2045 projections by 

income band are shown below. Note that housing which has been developed or permitted since 

2020 is counted towards meeting these projections, the baseline year for these housing unit 

projections is set by the Department of Commerce. 
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Figure 5. Net New Housing Units Needed in Anacortes, 2020-2045 

 

Source: Skagit County Growth Management Act Steering Committee, Revised Targets 9-18-2024 

Parcel Classification 
To determine developable land capacity in Anacortes, a set of assumptions was used to classify 

parcels as vacant, partially-used, or redevelopable. Critical area acreage was then deducted to 

arrive at net buildable parcel acreage by zone. The assumptions and methodology for this 

process are detailed below. 

Parcels Excluded From Analysis 
To develop the set of potential vacant, partially-used, and redevelopable parcels, assessment 

use codes from Skagit County assessor data were used to identify and remove certain parcels 

which are not considered as potential candidates to accommodate future growth within the 

next 20 years, based on Commerce guidance and staff input.  

Parcels classified with the following assessment use codes were reviewed and excluded, when 

appropriate: 

• (150) Mobile Home Parks  

• (430) Aircraft Transportation 

• (450) Highway & Street Right-Of-Way 

• (480) Utilities 

• (490) Other Transport/Community/Utilities 

• (680) Education Services (Schools) 

• (470) Communications 

• (760) Parks 

• (770) Cemetery 
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• (830) Current Use Farm and Agriculture  

• (860) Reforestation 

• (880) Designated/Classified Forest 

• (890) Other Resource Protection 

• (930) Water Areas 

• (9790) Condo Moorage 

• (740) Recreational Activities 

• Parcels zoned P (Public) 

 

Some parcels were removed manually based on visual inspection and staff input, including: 

• Common areas of condominiums 

• Small easements and sections of Right-Of-Way 

• Parcels along the shoreline which are predominantly water 

• Parcels needed for public purposes (such as wastewater treatment plant) 

 

Finally, parcels with recently completed (in the last 10 years) or permitted development were 

excluded from consideration. The parcels removed from consideration in this land capacity 

analysis are shown below in Figure 6. This map also shows parcels classified as “Constant,” i.e. 

parcels which are not expected to redevelop over the planning horizon since they do not fall into 

any of the classifications discussed below (Vacant, Partially-Used, or Redevelopable). 

Figure 6. Parcels Removed from Consideration in Land Capacity Analysis 
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Next, the remaining parcels in the city were classified as vacant, partially-used, or redevelopable, 

using the criteria below: 

Vacant 
Parcels in all zones were classified as Vacant if the Skagit County Assessor’s improvement 

(building) value was less than $10,000, or if the Assessor classified the parcel as “Unimproved 

Land.” 

Partially-Used 
The Partially-Used classification refers to parcels in low- and medium-density residential zones 

(R1, R2, R2A, R3) which are large enough to be subdivided without rezoning. Parcels listed in 

Assessor data as a single-family use where the parcel size was greater than 3 times the 

minimum lot size were classified as Partially-Used. Per Commerce guidance, very high value 

properties where the improvement (building) value was greater than the 93rd percentile of 

improvement values in the city ($772,368) were excluded, since it is unlikely that high-value 

homes on large properties would subdivide. 

Redevelopable 
This category applies to parcels which are not in low and medium-density residential zones. 

Parcels are considered Redevelopable if the improvement (building) value is less than the land 

value, or if the parcel currently shows a single-family use code in a zone that allows multifamily 

housing or commercial/industrial development. Per staff, some port-owned properties in active 

waterfront use, boat storage and parking lots are classified as Redevelopable rather than 

vacant, even though they do not have structures. Additionally, per staff, refinery-adjacent parcels 

in the HM zone were visually inspected and those without current structures were classified as 

Redevelopable. 

Critical Areas 
After determining the set of Vacant, Partially-Used, and Redevelopable parcels, the next step is 

to remove critical area acreage from the developable acreage of the parcels. For this analysis, 

mapped wetlands, streams with RMZ buffers, habitats of local importance, and unstable slopes 

were removed from the potentially developable parcel acreage. Note that Ship Harbor Wetland 

included a buffer of 300 feet per City staff, and for other wetland areas, wetland buffer widths 

can be highly variable depending on wetland category, functions provided, adjacent 

development, and other factors.  Therefore, buffers were not applied to other wetlands in the 

analysis.  It is assumed that associated buffer deductions for these other wetlands are 

accounted for in the reduction factors applied later in the analysis. 

Total Acreage 
The table below shows the Vacant, Partially-Used, and Redevelopable acreage in each zone, 

after the critical area acreage was removed. The locations of these parcels and of the critical 

areas are shown in the map below. Note that the MJB site has a separate analysis of potential 

development discussed later in this report and is therefore shown in its own category. 
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Zone Name Abbreviation 

Gross Vacant 
Acres (Less 
Critical Areas) 

Gross Partially Used 
Acres (Less Structures 
and Critical Areas) 

Gross Redevelopable 
Acres (Less Critical 
Areas) 

RESIDENTIAL ZONES (AMC 19.40.030)       
Residential Low Density 1 R1 32.2 24.0 0.0 

Residential Low Density 2 R2 69.9 5.7 3.4 

Residential Low Density 2A R2A 58.9 13.8 0.0 

Residential Medium Density 3 R3 10.1 14.7 0.5 

Residential Medium Density 3A R3A 0.0 0.0 0.0 

Old Town Old Town 0.6 0.1 1.8 

Residential High Density 4 R4 20.1 0.0 53.7 

Residential High Density 4A R4A 1.0 0.0 16.4 

MIXED-USE ZONES (AMC 19.40.040)       

Central Business District CBD 5.1 0.0 14.8 

Commercial C 18.3 0.0 29.8 

Marine Mixed-Use MMU 17.5 0.0 9.2 

Commercial Marine CM 5.9 0.0 2.4 

Commercial Marine 2 CM2 0.4 0.0 15.0 

Public Use P 0.8 0.0 0.0 

INDUSTRIAL ZONES (AMC 19.40.050)       

Light Manufacturing LM 9.8 0.0 2.3 

Light Manufacturing 1 LM1 100.0 0.0 98.6 

Manufacturing and Shipping MS 0.7 0.0 0.4 

Heavy Manufacturing HM 42.4 0.0 667.4 

Industrial I 3.9 0.0 37.0 

Aeronautical Zone AZ 0.0 0.0 0.0 
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Reduction Factor 
Commerce’s HB 1220 guidance indicates that jurisdictions should reduce the amount of vacant 

and redevelopable acreage by a reasonable amount to account for land which may not be 

available for redevelopment due to the need for new right-of-way, public space, stormwater 

facilities, or other dedications, as well as a reasonable estimate of the amount of land that will 

remain unavailable due to the market. The Department of Commerce suggests a minimum 

reduction of 15% for vacant parcels and 25% for redevelopable parcels. Using these as 

minimum reductions, LCG extrapolated development trends from the past decade in each zone 

to see what share of Vacant/Partially-Used/Redevelopable acreage would develop if those 

trends continued. Based on this assessment, the reduction factor was increased for zones with 

comparatively less development and a larger amount of developable land. Following guidance 

in Commerce’s 2018 Buildable Lands Guidelines, reduction factors for vacant parcels were up to 

50 percent in residential zones and up to 20 percent in commercial zones. Reduction factors for 

partially-used or redevelopable parcels were up to 60 percent in residential zones and up to 40 

percent in commercial zones. One exception was the HM zone, where reduction factors were 

increased to 60 percent for vacant and 90 percent for redevelopable due to uncertainty over the 

potential for refinery expansion. Final reduction factors for Anacortes are shown below. 

Figure 7. Reduction Factors Used in Anacortes Land Capacity Analysis 

Zone Name  

Vacant 
Reduction 

Factor 

Redevelopable / 
Partially-Used 

Reduction Factor 
RESIDENTIAL ZONES (AMC 19.40.030)     

R1  28% 31% 

R2  15% 25% 

R2A  15% 25% 

R3  18% 25% 

R3A  100% 100% 

OT  15% 25% 

R4  50% 60% 

R4A  15% 25% 
MIXED-USE ZONES (AMC 19.40.040)     

CBD  20% 40% 

C  20% 40% 

MMU  20% 40% 

CM  20% 40% 

CM2  15% 25% 

P  20% 40% 
INDUSTRIAL ZONES (AMC 19.40.050)     

LM  20% 40% 

LM1  20% 40% 

MS  20% 40% 

HM  60% 90% 

I  20% 40% 

AZ  20% 40% 
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Housing and Job Density Assumptions 
Having established the amount of available developable acreage, the next step in the analysis is 

to determine the share of this acreage which will redevelop as residential and nonresidential 

uses in each zone. As shown below, Residential zones are assumed to redevelop with 100% 

residential uses, and Commercial Marine, Public, and Industrial zones are not expected to see 

any residential development. 

For the remaining mixed-use zones, recent development and policy trends were analyzed to 

develop assumptions for the residential/commercial mix. In 2019, the City updated 

development standards in the CBD and C zones to encourage more residential development. 

Since then, about 60 percent of development or permitted development acreage in the C zone 

has been residential. Given that the previous LCA assumed only 20 percent residential in this 

zone, an assumption of 50 percent was selected. In the CBD zone, less than 5 percent of 

development has been residential in recent years. However, given the changes in development 

regulations and the overall strong housing market in Anacortes and the region, this was 

increased to an assumption of 20 percent for this analysis.  

One portion of the Marine Mixed Use zone contains the proposed MJB development, which was 

analyzed separately and is discussed later in this report. For the remainder of the MMU zone 

acreage in the western part of the city, a mix of condominiums and marine uses have been 

developed over the past decade, so an even split of commercial and residential was assumed. 

Figure 8. Assumed Residential/Commercial Share for Anacortes Land Capacity Analysis 
Zone   % Residential 

RESIDENTIAL ZONES (AMC 19.40.030)   

Residential Low Density 1 R1 100% 

Residential Low Density 2 R2 100% 

Residential Low Density 2A R2A 100% 

Residential Medium Density 3 R3 100% 

Residential Medium Density 3A R3A 100% 

Old Town OT 100% 

Residential High Density 4 R4 100% 

Residential High Density 4A R4A 100% 

MIXED-USE ZONES (AMC 19.40.040)   

Central Business District CBD 20% 

Commercial C 50% 

Marine Mixed-Use MMU 50% 

Commercial Marine CM 0% 

Commercial Marine 2 CM2 0% 

Public Use P 0% 

INDUSTRIAL ZONES (AMC 19.40.050)   

Light Manufacturing LM 0% 

Light Manufacturing 1 LM1 0% 

Manufacturing and Shipping MS 0% 

Heavy Manufacturing HM 0% 

Industrial I 0% 
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Residential Density 
The next step was to estimate the density at which the resulting residential acreage could 

redevelop. Because Anacortes measures density in low- and medium-density residential zones 

by gross acreage (including one-half the width of the adjacent right-of-way) rather than net 

parcel acreage, and since allowed units based on site acreage are rounded up to the nearest 

whole number for fractions of 0.5 or higher per AMC 19.42.100(C), calculating density based on 

the zoning code is complex. Because of these provisions, the achieved densities in low- and 

medium-density zones (R1, R2, R3, and Old Town) can exceed the stated maximum density in 

the zoning code. In order to estimate future densities in these zones, different density 

calculations were developed for Partially-Used parcels and for Vacant parcels, since the 

Partially-Used category represents parcels which are large enough to be subdivided. For 

Partially-Used parcels, density assumptions were based on the minimum number of lots which 

could be achieved per acre, assuming one unit per lot, even if this exceeded the stated minimum 

density (due to the “rounding-up” provision discussed above). For Vacant parcels, assumed 

future density was based on the achieved density over the past 10 years or the maximum 

allowed density in the zoning code, whichever was greater. 

In high-density residential zones (R4 and R4A), density assumptions were based on assumed 

future development trends. Given the changes in development standards intended to spur more 

multifamily development in the R4, it was assumed that 20 percent of future development would 

be multifamily residential, 10 percent would be duplexes or other middle housing, and the 

remaining 70 percent would be single-family. Given multifamily densities between 60-100 units 

per acre, seen in recent projects in the zone, this results in an assumed overall density if 20 

units per acre. Assumed density in the R4A is assumed to be the maximum allowed under the 

zoning code. The table below shows the assumed residential density in each zone: 

Figure 9. Assumed Densities for Anacortes Land Capacity Analysis 

Zone 
Minimum 

Lot Size 

Minimum 
Density 
(du/ac) 

Maximum 
Density 
(du/ac) 

Minimum 
Lots per 

Acre 

10 Years 
Achieved 

Residential 
Density 
(du/ac) 

Assumed 
Density 
(du/ac) 

(Partially 
Used) 

Assumed 
Density (du/ac) 

(Vacant/ 
Redevelopable) 

R1 15,000  2 2.9 2.2 2.9 2.2 

R2 7,500  4 5.8 4.5 5.8 4.5 

R2A 6,000  6 7.3 4.2 7.3 6.0 

R3 4,500   9.7 6.8 9.7 6.8 

R3A 3,000   14.5  14.5 14.5 

OldTown 6,000  9 7.3 7.9 7.3 7.9 

R4 3,000   14.5 15.1  20.0 

R4A 3,000  18 14.5 10.0  18  

CBD 
 15      40.0 

C 
 15   20.6   28.0 

MMU 
 15   4.5   15.0 

Page 22 of 260



Anacortes Comprehensive Plan – Land Capacity Analysis Methodology FINAL DRAFT Sept 27, 2024 Page 14 

 

Employment Density 
To determine density of employment capacity on the nonresidential acreage in Anacortes, a job 

density assumption was developed for each zone measured in jobs per acre, following a similar 

methodology as the previous Land Capacity Analysis. In the C and CBD zones, achieved job 

density over the past decade was calculated using permit data and those averages were used to 

develop assumptions for future jobs per acre. Absent recent permit data in CM and CM2 zones, 

job density assumptions were used from the previous LCA. In the MMU and Industrial zones, 

the previous LCA assumption of 7.8 jobs per acre was used, since it fits within documented EPA 

average job density for industrial and warehousing uses, and there was not a sufficient sample 

size of data to calculate averages of recent development. In the HM zone, this was decreased to 

5.0 jobs per acre to reflect uncertainty over the employment density of potential future refinery 

areas. 

Figure 10. Job Density Assumptions Used for Anacortes Land Capacity Analysis 

Zone Name Abbreviation 

10 years 

Achieved 

Jobs per 

Acre 

Previous 

LCA 

Jobs/Acre 

Assumed 

Jobs/Acre 

MIXED-USE ZONES (AMC 19.40.040) 

CBD CBD 37.0 21.8 37.0 

C C 45.0 21.8 45.0 

MMU MMU 
  7.8 

CM CM 
 15.0 15.0 

CM2 CM2 
 15.0 15.0 

P P 
    

INDUSTRIAL ZONES (AMC 19.40.050) 

LM LM 
 7.8 7.8 

LM1 LM1  7.8 7.8 

MS MS  7.8 7.8 

HM HM  7.8 5.0 

I I  7.8 7.8 

AZ AZ 
  7.8 

 

Additional ADU Capacity 
HB 1337, passed by the legislature in 2023, requires that cities allow two ADUs, detached or 

attached, on all parcels currently zoned for low-density residential (i.e. single-family). As part of 

this capacity analysis, LCG considered the additional housing capacity that this new legislation 

could create in Anacortes. Parcels in the existing low- and moderate-density zones (R1, R2, R2A, 

R3, Old Town) were considered for this analysis. The built square footage was first removed 

from the parcel acreage, and then the remaining acreage within the allowed lot coverage ratio 

(per the zoning code) was calculated. Assuming at least 1,000 square feet would be required to 

construct an ADU, this resulted in a total of 5,952 parcels which have sufficient space for an 
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ADU, as shown below on the map in Figure 11. Based on Commerce guidance and regional 

trends, LCG assumed that five percent of homeowners might choose to develop an ADU over 

the planning horizon. Assuming that a small share of those might also choose to construct 2 

ADUs given new legislation, averaging 1.2 ADUs per lot, this would result in an ADU capacity of 

357 units. This would average out to about 18 ADUs per year, compared to 10.8 ADUs per year 

which have been permitted on average yearly since 2019, according to city data.  

Figure 11. Potential ADU Parcels in Anacortes 

Source: City of Anacortes, LCG, Department of Commerce 

MJB Site 
There are several parcels in the MMU zone in the east of the city that are owned by MJB 

Properties LLC and have been discussed as a potential master planned redevelopment site for 

several years, shown in red on the map on page 8. Because of existing planning efforts and 

studies involving this site, these parcels were excluded from the LCA acreage and assigned an 

estimated capacity of 414 units and 53 jobs, based on the developer’s 2023 Traffic Impact 

Analysis for the site. 
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Results 

Overall Results 
Figure 12 below shows the overall results of the housing and jobs capacity analysis. Pending 

units developed since the baseline and/or permitted but not yet constructed are shown in dark 

blue, and additional zoned capacity for housing and jobs calculated as detailed above is shown 

in green. The targets are shown in dashed yellow boxes. Overall, Anacortes has sufficient 

capacity to accommodate both housing and jobs projections. The residential/commercial split 

in mixed-use zones described above, which assumes a higher share of housing than the 

previous LCA based on 2019 changes to development regulations, still provides sufficient jobs 

capacity, particularly when combined with additional industrial capacity in the refinery and other 

industrial/manufacturing zones.  

Figure 12. Anacortes Housing Unit and Jobs Projections and Capacity Through 2045 

 

The table below in Figure 13 shows the breakdown of total unit and job capacity by zone, after 

applying the densities discussed above to the net acreage (less critical areas and after market 

and infrastructure deductions) and subtracting units which would be lost to redevelopment. 

295 0

3,294

3,289

2,942

3,145

Housing Units Jobs

Pending

Land Capacity

Projection

3,589

3,289
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Figure 13. Housing Unit and Job Capacity by Zone in Anacortes, 2023-2045 

Zone Zone Abb 

Net Housing Unit 

Capacity Net Job Capacity 

RESIDENTIAL ZONES (AMC 19.40.030)     

Residential Low Density 1 R1 99 0 

Residential Low Density 2 R2 307 0 

Residential Low Density 2A R2A 376 0 

Residential Medium Density 3 R3 166 0 

Residential Medium Density 3A R3A 0 0 

Old Town OT 14 0 

Residential High Density 4 R4 457 0 

Residential High Density 4A R4A 15 0 

MIXED-USE ZONES (AMC 19.40.040)     

Central Business District CBD 197 385 

Commercial C 641 731 

Marine Mixed-Use MMU 251 76 

Commercial Marine CM 0 92 

Commercial Marine 2 CM2 0 174 

Public Use P 0 0 

INDUSTRIAL ZONES (AMC 19.40.050)     

Light Manufacturing LM 0 71 

Light Manufacturing 1 LM1 0 1,085 

Manufacturing and Shipping MS 0 6 

Heavy Manufacturing HM 0 419 

Industrial I 0 197 

Aeronautical Zone AZ 0 0 

SPECIAL     

MJB Site  414 53 

Additional ADUs  357 0 

Pending  295 0 
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Housing Needs by Income Band 
HB 1220 requires jurisdictions to analyze their housing capacity by what household income 

level the new units can serve. Each county establishes income-based projections for each city 

within the county, and the cities must then demonstrate that they have sufficient land capacity 

for the number of units allocated in each income band, as well as capacity for emergency 

housing unit projected needs. Anacortes’ existing and projected housing unit needs for the 

2020-2045 period are shown below in Figure 14. 

Figure 14. Anacortes Projected Housing Needs by Income Band, 2020-2045 

 

Source: Skagit County Growth Management Act Steering Committee Revised Targets 9-18-2024 

Pending Units by Income Band 
The first step in this analysis is to break down the 

units which have been built since 2020, are 

proposed, or are under construction based on the 

income level that they will serve. LCG analyzed 

existing average rents by zone and by unit size 

based on data from CoStar and corroborated with 

data from the Washington Center for Real Estate 

Research at the University of Washington. Average 

ownership housing prices from Zillow and Redfin were also analyzed. These rents and housing 

prices were then compared to the HUD Area Median Income (AMI) for the appropriate 

household size to determine what income levels (as a percentage of the AMI) could afford to 

rent or purchase housing in Anacortes without being cost-burdened (defined as spending more 

than 30 percent of household income on housing costs). This analysis showed that on average, 

apartments in the city are renting for 60-80% AMI, condominiums are selling for around 120% 

AMI, and single-family homes are selling for around 160-170% AMI. Therefore, pending 

multifamily units were assigned to the low-income (0-80% AMI) category, middle housing such 

604 592

422

226 201

546

60

339

0-30% 31-50% 51-80% 81-100% 101-120% 120% + Emergency
Housing

non PSH PSH

Income Categories 
This analysis uses three main income categories: 

Low-Income (Households earning under 80% AMI) 

Moderate-Income (Households earning 80-120% AMI) 

High-Income (Households earning more than 120% AMI) 

Low-Income Moderate-Income High-Income 
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as duplexes, triplexes, and townhomes was assigned to the middle-income (100-120% AMI) 

category, and single-family housing assigned to the high-income (120% AMI+) category. 

Land Capacity by Income Band 
The next step in this analysis is to break down the land capacity for future units into income 

bands that those units could serve. Following Department of Commerce guidance, this is 

accomplished by grouping zones into zone categories based on the housing types that are 

allowed. This classification is shown below, along with the net unit capacity by zone: 

Zone HB 1220 Zone Category Net Unit Capacity 

R1 Low Density 99 

R2 Low Density 307 

R2A Low Density 376 

R3 Moderate Density 166 

R3A Moderate Density 0 

OT Moderate Density 14 

R4 Low-Rise 457 

R4A Low-Rise 159 

CBD Mid-Rise 315 

C Mid-Rise 1,159 

MMU Mid-Rise 251 

CM Low-Rise 0 

CM2 Low-Rise 0 

MJB Site Mid-Rise 414 

Following this classification, the zone categories are then aggregated and future capacity 

assigned to various income bands based on the zone category. This breakdown is shown 

below, with pending units by zone category also shown: 

HB 1220 Zone 

Category Housing Types Allowed 

Pending 

Units 

Additional 

Unit 

Capacity 

Assumed 

Affordability 

Level for 

Capacity 

Analysis 

Low Density Detached single-family homes 144 781 120% + AMI 

Moderate Density 

Townhomes, duplex, triplex, 

quadplex 109 180 80-120% AMI 

Low-Rise 

Walk-up apartments, 

condominiums (2-3 stories) 43 616 0-80% AMI 

Mid-Rise Apartments, condominiums  2,139 0-80% AMI 

ADU Accessory Dwelling Units  357 80-120% AMI 
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Finally, the housing targets by income band are compared with the above capacity breakdown 

by income band. The results are shown below in Figure 15.Figure 15. Anacortes Housing 

Targets and Capacity by Income Band 

Figure 15. Anacortes Housing Targets and Capacity by Income Band 

Income Band 

Housing 

Needs 

Aggregated 

Housing Needs 

Pipeline 

Units 

Remaining 

Housing Needs 

Total 

Capacity 

Surplus/ 

Deficit 

0-30 PSH 339 

1,957 43 1,914 1,975 61 

0-30 Non 

PSH 

604 

30-50 592 

50-80 422 

80-100 226 
427 109 318 538 220  

100-120 201 

120+ 546 546 143 403 781 378 

Total 2,930 2,990 295 2,635 3,294 659 

Source: Washington Department of Commerce, Leland Consulting Group 

This analysis shows that Anacortes has sufficient zoned capacity to meet both its overall 

housing target as well as its housing targets for low-, moderate-, and high-income 

households.  
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Land Capacity for Emergency Housing 
RCW 36.70A.070(2)(c) requires that, in addition to land capacity for permanent housing, 

jurisdictions also show sufficient land capacity for their allocations of emergency housing as 

part of their comprehensive plan updates. This section outlines the methodology and results of 

this analysis, which is based on the Emergency Housing Land Capacity Analysis Option B 

(assumed density method) as outlined on pp. 44-48 of the WA Department of Commerce’s 

“Guidance for Updating Your Housing Element” (August 2023).1  

Anacortes does not currently explicitly allow emergency housing or emergency shelter in its use 

tables. The 2021 Housing Action Plan recommended allowing these uses in the CBD, C, MMU, 

and CM zones. The majority of services in the city currently are in the C zone. As part of this 

Comprehensive Plan update, the City will be amending its code to allow these uses at least in 

the C zone. Therefore, this analysis was conducted on vacant and redevelopable acreage 

outside of critical areas in the C zone, using data from the citywide land capacity analysis as 

detailed above. In the C zone, this totals 32.5 acres of unconstrained vacant and redevelopable 

land. 

This acreage is then multiplied by a density assumption for potential emergency shelters, 

measured in beds per acre. The density assumption is based on a combination of prototypes 

drawn from the Commerce guidebook which most closely match staff expectations for the 

types of potential emergency housing that could be developed in Anacortes under current 

zoning. Details and densities on the prototypes used and the percentage of each prototype used 

in generating the average density assumption of 29 beds per acre are shown below.  

Figure 16. Density Prototypes for Anacortes Emergency Shelter Land Capacity Analysis 

 
 
Source: WA Department of Commerce, City of Anacortes, Leland Consulting Group 

Applying this density assumption to the available acreage by zone results in a capacity for 2,738 

beds on vacant and redevelopable parcels in the C zone. Anacortes’ target for emergency 

housing is 60 beds, as shown in the target allocations above in Figure. Therefore, the city has a 

surplus capacity of 2,738 shelter beds for the 2020-2045 planning period, as shown below in 

Figure 17. 

 
1 https://deptofcommerce.box.com/s/1d9d5l7g509r389f0mjpowh8isjpirlh  

Name Location Context Zoning Details Beds Acres

Density 
(beds/acre

) Percentage
Tri-City Union Gospel 
Mission Pasco Urban Light Industrial 1 story, parking, open space 162 6.30 25 50%
Serenity of House of 
Clallam County

Port 
Angeles Suburban

Residential Moderate 
Density

Clustered 2 story buildings, 
parking, open space 70 1.89 37 0%

Benedict House Bremerton Suburban R-10 2 story SF home conversion 24 0.21 128 10%

House of Charity Spokane Urban Downtown General
2 stories, small, parking for 
staff, open space 108 0.71 152 40%

Average Density for LCA: 86 100%
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Figure 17. Emergency Shelter Capacity and Target in Port Orchard, 2020-2044 

Total 
Emergency 

Shelter 
Need (Beds) 

Total Emergency 
Shelter Capacity 

(Beds) 
Surplus/ 

Deficit 
60 2,798 2,738 

 

Source: WA Department of Commerce, City of Anacortes, Leland Consulting Group 
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Adequate Provisions 
This portion of the HB 1220 analysis requires cities to conduct an analysis of potential barriers 

to the construction of these units outside of land capacity, including development regulations, 

funding barriers, and permitting or process obstacles, using several “Adequate Provisions” 

checklists provided by the Department of Commerce. The table below show Anacortes’ 

projected housing needs compared with average annual unit production from city permit data. 

As shown, the city is on track to produce sufficient moderate-income housing to meet its 

targets, but not housing types serving low-income residents.  

Figure 18. Anacortes Housing Targets and Historical Unit Production 

Income Band 
Housing 

Needs 
Aggregated 

Housing Needs 

Annual Unit 
Production 

Needed 

Historical Average 
Annual Unit 
Production 

Barrier 
Exists? 

0-30 PSH 332 

1,938 78 13 Yes 
0-30 Non PSH 592 

30-50 592 

50-80 422 

80-100 226 
427 17 23 No 

100-120 201 

120+ 577 577 23 78 No 

 

Therefore, per Commerce’s “Guidance for Updating Your Housing Element,” the city should 

complete the Low-Rise/Mid-Rise housing barrier review checklist and Supplementary barrier 

review checklist for PSH and emergency housing. These are found in Appendix xxxx. 
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Planning Commission Agenda Bill  

Meeting Date: October 2, 2024 Agenda Item: 5.b. 
 
Subject: Land Use & Housing Element Goals & Policies - continued discussion (2025 
Comprehensive Plan Update)  
Staff Contact: John Coleman, LIBBY GRAGE 
 
Approved for Submittal to Commission by Action Type 
Libby Grage   
John Coleman   

Discussion 

 
Summary Statement: At the last PC meeting on 9/25/24, Markus Johnson (MAKERS) 
presented preliminary proposed amendments to the Land Use and Housing Element 
goals and policies, including changes to the Future Land Use Map.  After some 
discussion, the Planning Commission decided to continue discussing the Land Use and 
Housing Elements at tonight's special meeting. 
Background: See 9/20/24 Staff Memo to PC. 
Previous Action: N/A 
Competing Viewpoints Considered: Public comments may be sent to 
CompPlan@anacorteswa.gov any time.  A public hearing is tentatively scheduled for 
November 13, 2024. 
Recommended Motion: N/A - discussion only 
Alternative Actions: N/A 
Attachments (listed in order presented):  
1. 9/20/24 Staff Memo & Attachments (same docs provided at 9/25/24 meeting) 
2. 9/25/24 Presentation Slides 
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Date: September 20, 2024 

To: Planning Commission 

From: Planning, Community & Economic Development Department (PCED) 

Re:  Staff Memo - 2025 Comprehensive Plan & Development Regulations Update 
Land Use Element & Housing Element Goals and Policies 
Preliminary amendment proposals  

Introduction 
At their September 25, 2024 meeting, the Planning Commission will begin review of 
preliminary amendment proposals for the goals and policies of the Comprehensive Plan 
Land Use and Housing Elements.  The draft amendments were prepared by Makers 
Architecture and Urban Design in collaboration with city staff.  These drafts have been 
released well in advance of the 2025 Comprehensive Plan adoption timeframe (in late 
2025) to provide an opportunity for community members to help guide the direction of the 
plan updates at the earliest possible stage in the update process.    

The City plans a 2-phase public review process: 

1. Phase 1: Preliminary draft amendment proposals for each Comprehensive Plan 
Element will be released separately over the next 5-6 months.  Staff will introduce each 
draft element at a Planning Commission meeting and publish notices advertising 
written public comment periods and public hearings.   The feedback gathered over this 
time will inform the development of a cohesive draft updated Comprehensive Plan that 
includes required updates to all elements, integration of climate goals and policies, 
and associated supporting background and environmental information (“2nd Draft”). 

2. Phase 2: Once completed, the 2nd Draft will undergo environmental review and be 
published for public review and comment.   The Planning Commission will conduct a 
public hearing or hearings, deliberations, and make a recommendation to City 
Council.  City Council will conduct its review and adoption process. 

This memo was prepared in advance of the September 25, 2024 Planning Commission 
meeting to provide background information meant to aid the Planning Commission and 
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community members in reviewing and commenting on the proposed changes. The city will 
continue to collect public comments throughout the review and update process. 

Background 

Comprehensive Plan Update Overview 
The City of Anacortes is currently engaged in a 10-year periodic review and update of its 
Comprehensive Plan and development regulations, as required under the Washington 
State Growth Management Act (GMA).  The City’s update process began in January 2024 
and must be completed by December 31, 2025.   

The periodic review and update includes, but is not limited to, the following: 

• Incorporation of updated 20-year growth projections and review of the urban 
growth area 

• Updates to comply with recent changes in state law, including: 
o HB 1220 (2021) related to planning for and accommodating housing needs 

by income level and addressing racially disparate impacts; and  
o HB 1181 (2023) related to climate planning and environmental justice 

• Consideration of the proposals docketed by City Council in Resolution 3161.  
Resolution 3161 assigns a legislative file number to each docketed item – the 
format is LEG-2024-XX (this numbering referenced later in this document) 

• Actions to implement the 2023 Anacortes Housing Action Plan 
• Updates to development regulations, including critical areas regulations  

Development of the Preliminary Amendment Proposals 
Starting in early 2024, city staff and consultants began gathering information, analyzing 
data, and auditing the 2016 Comprehensive Plan to identify changes needed to comply 
with requirements for periodic updates.  Throughout the spring and summer of 2024, city 
staff conducted outreach and engagement efforts to gather community feedback and raise 
awareness about the update process.   

In late summer 2024, the City Council held a public hearing, docketed multiple 
amendment requests (Res. 3161), and provided direction on which Housing Action Plan 
(HAP) recommendations to consider during the 2025 update process.   

The following documents and activities helped to inform the development of the 1st phase 
preliminary amendment proposals: 
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• Periodic Update Checklist for Fully-Planning Cities, WA State Department of 
Commerce 

• 2016 Plan Audit - Land Use, Housing, Economic Development Elements 
• 2023 Anacortes Housing Action Plan  
• Resolution 3161 Establishing a Docket for the 2025 Comp Plan and Development 

Regulations Periodic Update 
• Land Capacity Analysis 
• Racially Disparate Impacts Analysis 
• Adequate Provisions Analysis 
• June 5, 2024 Community Open House #1 (Summary and board feedback) 
• Conversations and comments provided during community events 

Land Use Element 
This section describes the statutory requirements for the Land Use Element, summarizes 
the 2016 Land Use Element’s goals, provides information about the Future Land Use Map 
and Official Zoning Map, and summarizes preliminary draft amendment proposals.  The full 
text of proposed changes can be found in Attachment A and Attachment B. 

Overview 
The Growth Management Act outlines requirements for the Land Use Element in RCW 
36.70A.070(1).  The Land Use Element is central to all other Elements by providing for the 
distribution of land uses meeting Anacortes’ needs for residential, employment, 
recreational, public facilities, and other land uses.  This Element also describes 
development patters that support the City’s vision for the future.   

The requirement for a Land Use Element in comprehensive plans is one of the key 
components of the GMA.  The GMA requires cities to show how they will be able to 
accommodate 20 years of growth through sufficient buildable land that is zoned 
appropriately.  In addition to managing growth, the Land Use Element also sets out goals 
and policies to shape the land use patterns of city.   

Goals and Policies - Current 
The Comprehensive Plan Land Use Element has 11 goals, each with its own set of 
supporting policies.  For the 2025 update, we intend to amend the policies under each of 
these goals and make any necessary additions/amendments to the goals as determined 
through the public process.   

These are the existing Land Use Element goals: 
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https://www.anacorteswa.gov/DocumentCenter/View/23772/Resolution-3104-and-Adopted-Housing-Action-Plan
https://www.anacorteswa.gov/DocumentCenter/View/28214/Resolution-3161-executed
https://www.anacorteswa.gov/DocumentCenter/View/28214/Resolution-3161-executed
https://www.anacorteswa.gov/DocumentCenter/View/27381/Anacortes-LCA-Draft-Methodology-DRAFT-v3-2024-05-28
https://www.anacorteswa.gov/DocumentCenter/View/27879/Anacortes-Racially-Disparate-Impacts-Analysis-DRAFT-2024-05-28
https://www.anacorteswa.gov/DocumentCenter/View/27522/Open-House-1-Summary
https://www.anacorteswa.gov/DocumentCenter/View/27521/Open-House-1---Board-Feedback
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• Goal LU-1. Land use pattern. Establish a development pattern consistent with the 
community’s vision. 

• Goal LU-2. Community design. Promote compatible pedestrian-oriented 
development that respects Anacortes’ historic character and small-town scale 
while strengthening its unique marine identify. 

• Goal LU-3. Historic preservation. Protect, preserve, and celebrate Anacortes’ 
historic, cultural, and archeological resources. 

• Goal LU-4. Resource protection and sustainable design.  Maintain and enhance 
Anacortes’ robust environmental stewardship. 

• Goal LU-5. Community gathering space. Preserve and develop inviting and 
distinctive gathering spaces, with the greatest emphasis in Downtown and 
commercial areas. 

• Goal LU-6. Residential uses. Preserve and enhance the quality, character, and 
function of Anacortes’s residential neighborhoods. 

• Goal LU-7. Downtown and South Commercial Avenue. Enhance the character 
and economic vitality of Downtown and the South Commercial Avenue corridor. 

• Goal LU-8. Fidalgo Bay and Guemes Channel Waterfronts. Maintain and 
enhance Anacortes’ waterfront as a unique and irreplaceable environmental, 
economic, and recreational amenity for the city. 

• Goal LU-9. Industrial and manufacturing areas. Maintain and promote active use 
of industrial lands. 

• Goal LU-10. Healthy communities. Promote land use and community design that 
encourages healthy living and good connectivity between compatible uses. 

• Goal LU-11. Growth management and regional coordination. Emphasize 
compact growth to minimize sprawl and protect Anacortes’ Community Forest 
Lands. 

Future Land Use Map & Land Use Designations - Current 
The 2016 Land Use Element divides the City into 15 future land use designations, as 
depicted on the Future Land Use Map (FLUM) (Attachment D) and described within Table 
LU-1 of the 2016 Comprehensive Plan.  The FLUM designates the proposed general 
distribution and general location and extent of uses of land intended for the City within the 
20-year planning period.  It is a depiction of the long-term vision for how and where the City 
will grow and change to accommodate expected population and job growth.   

Each future land use designation includes one or more implementing zoning designations.  
The Official Zoning Map (Attachment E) depicts the zoning designations for all areas of the 
city.  The FLUM is different from the Anacortes’ Official Zoning Map in that the FLUM is 

Page 37 of 260



Page 5 of 9 
 

about what is planned in the future, and the Zoning Map is about what is allowed today.  
Zones are more specific than the future land use designations shown in the FLUM, and 
zones come with a set of rules (within the City’s Zoning Code /development regulations) 
that clarify what uses are allowed (e.g., residences, businesses, etc.) and how buildings 
may be developed or changed (e.g., maximum heights, required setbacks, etc.). The 
Comprehensive Plan is not intended to include detailed land use regulations, instead, 
decisions about the Comprehensive Plan provide guidance for later decisions about 
zoning.   

Preliminary Draft Amendment Proposals 
Attachments A and B of this document include the draft amendment proposals for Land 
Use goals and policies (Attachment A), and the Future Land Use Map and Land Use 
Designations (Attachment B).  The appendices present the existing goals and policies as 
currently written, a strike-through/underline version showing proposed changes, and the 
rationale for the proposed changes. 

Goals & Policies  
The following summarizes the preliminary draft amendment proposals for the Land Use 
Element (see Attachment A for the specific proposed text changes): 

• Changes to the purpose, principal uses, and density descriptions of various land 
use designations 

• Consolidation of overlapping policies, when applicable, to improve readability and 
clarity  

• Updates to increase specificity in policies to made them easier to implement  
• A new policy directing the annual review of zoning regulations to ensure continued 

compliance with changes in state law 
• Language updates to reflect the status of policies that have been implemented 

since 2016  
• A new historic preservation policy addressing ‘demolition by neglect’ 
• Updates to natural resource protection policies to improve direction for 

implementation, including support for developing an adaptive management 
program  

• Updates to incorporate recommendations of the Racially Disparate Impacts 
analysis 

• Updates to industrial and manufacturing policies to clarify types of complementary 
non-industrial uses that may be appropriate in such areas 

• Strengthening policies that promote use of nonmotorized transportation options 
• New policy to explore partial pedestrianizing of certain downtown streets 
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We plan to revisit the Land Use Element when the Climate Element work has been 
completed in early 2025 so that climate-focused goals and policies can be integrated into 
the Land Use element.  That work will address requirements under HB 1181 (Climate): 

• Planning approaches that reduce per capita miles traveled w/out increasing GHG 
emissions elsewhere in state 

• Special consideration to achieving environmental justice  

• Reduce and mitigate the risk to lives and property posed by wildfire 

• Explore integrating the Environment & Conservation Element goals and policies into 
the Land Use and Climate Elements 

Future Land Use Map and Land Use Designations 
Attachment B includes all docketed Future Land Use Map amendment requests from 
property owners.  It also includes MAKERS and staff suggestions/ideas for changes to help 
implement priority policies.  These suggestions are intended to be refined based on 
Planning Commission discussion and feedback. 

The following FLUM amendment proposals are depicted with corresponding numbers in 
Appendix B (2025 Future Land Use Map Options, page I-4): 

1. Change certain parcels in the area surrounding the neighborhood grocery at 37th and 
Commercial Ave. from Residential Low Density-2 (RLD-2) to Residential Medium 
Density (RMD) to create potential for more housing options in a high opportunity area of 
the City. This change also supports H-1.7 (provide for development of multifamily 
housing in areas close to shopping, employment, services and public transportation) 
and Item #LEG-2024-08 (provide more opportunities through zoning for more local 
services to be accessible within walking distance of residences), as a neighborhood 
grocery store is in the center of the area,  as well as a couple of vacant or partially used 
sites  

2. Two potential amendment options are provided to encourage neighborhood gathering 
places.  These potential changes are intended to provide options for implementing 
current land use policy LU-6.5 – “Allow some compatible nonresidential uses in 
residential zones, such as appropriately scaled schools, neighborhood-scaled grocery 
stores, religious facilities, home occupations, parks, open spaces, and other uses that 
provide places for people to gather, senior centers and day care centers.” 

o Option 1 – would add features to the Future Land Use Map (FLUM). Like other 
overlays symbolized on the current FLUM, more “neighborhood commercial” 
overlays would be placed on the FLUM indicating areas with special allowances 
for small commercial uses. Currently allowed uses on these properties would 
continue to be allowed. 
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o Option 2 – does not add any other overlays to the FLUM and instead updates the 
allowed use chart in the zoning code to allow for more neighborhood-scale 
commercial uses. 

3. Port of Anacortes - Requested land use designation change for 3 parcels near the 
airport from Aeronautical Zone (AZ) to Light Manufacturing (LM). (Res. 3161, LEG-2024-
13). 

4. Fidalgo Pool & Recreation District - Requested land use designation change for 
multiple parcels near the Fidalgo Pool from Residential Medium Density (RMD) to 
Public (P). (Res. 3161, LEG-2024-12). 

5. Tom Skillings - Requested land use designation change of a portion of a parcel from 
Industrial to Residential Medium Density (RMD). (Res. 3161, 2021 Docket). 

6. Port of Anacortes - Requested land use designation change of one parcel west of the 
terminus of 2nd St. from Light Manufacturing (LM) to Manufacturing and Shipping (MS). 
(Res. 3161, LEG-2024-15). 

7. Port of Anacortes - Requested land use designation change of multiple parcels 
associated with the Cap Sante Marina from Commercial (C) and Marine Mixed Use 
(MMU) to Commercial Marine (CM). (Res. 3161, LEG-2024-14). 

8. Add all unincorporated Anacortes Community Forest Land (ACFL) parcels to the UGA. 
(Res. 3161, LEG-2024-05). 

9. Expand the UGA to include Signal Hill properties. (Res. 3161, LEG-2024-11). 

More detail and analysis on the FLUM change proposals will be provided at subsequent 
Planning Commission meeting(s). 

Housing Element 
This section describes the statutory requirements for the Housing Element, summarizes 
the 2016 Housing Element’s goals, and summarizes preliminary draft amendment 
proposals.  The full text of proposed changes can be found in Attachment C. 

Overview 
The Growth Management Act outlines requirements for the Housing Element in RCW 
36.70A.070(2).  The Housing Element shows how the city will accommodate anticipated 
growth, provide a variety of housing types at a variety of densities, provide opportunities for 
affordable housing for all economic segments of the community, and ensure the vitality of 
established residential neighborhoods.   

New requirements under HB 1220 (2021) require Housing Elements to: 
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• Include an inventory and analysis of existing and projected housing needs for 
moderate, low, very low, and extremely low-income households; emergency 
housing, emergency shelters, and permanent supportive housing 

• Identify sufficient capacity of land to accommodate projected housing needs by 
income level 

• Adequate provisions to address existing and projected needs at all income levels, 
including documenting programs and actions needed to achieve housing 
availability 

• Identify and implement policies to address and begin to undo racially disparate 
impacts, displacement, and exclusion in housing caused by local policies, plans, 
and actions 

• Establish antidisplacement policies 

Goals and Policies - Existing 
The 2016 Comprehensive Plan Housing Element goals and policies are below.  For the 
2025 update, we intend to amend the policies under each of these goals to address HB 
1220 (2021) and make any necessary additions/amendments to the goals as determined 
through the public process.   

• Goal H-1. Housing supply and variety. Provide for a sufficient quantity and variety 
of housing to meet community needs. 

• Goal H-2. Neighborhood character. Promote the stability and vitality of residential 
and mixed-use neighborhoods. 

• Goal H-3. Housing affordability. Provide for a range of housing opportunities to 
address the needs of all economic segments of the community. 

• Goal H-4. Special needs. Provide housing options for special needs populations, 
including independent living for seniors, assisted living, memory care, drug and 
alcohol rehab and mental health facilities. 

• Goal H-5. Regional collaboration on housing needs. Actively participate and 
coordinate with other agencies in efforts to meet regional housing needs. 

• Goal H-6. Monitoring.  Implement Housing Element goals in a manner that is 
efficient and transparent. 

Preliminary Draft Amendment Proposals 
The following summarizes the preliminary draft amendment proposals for the Housing 
Element (see Attachment C for the specific proposed text changes): 

• Updates to integrate HB 1220 requirements  
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• Updates to language recommended by the Racially Disparate Impacts analysis, 
especially around the term “character” 

• New policy to support development regulations that permit allowed residential uses 
by right and avoids conditional uses 

• Updated goal and supporting polices to allow organic change of neighborhoods 
over time to meet community needs, while preventing neighborhoods from 
experiencing extreme changes in a short period of time. 

• Support for development of a Multi-Family Tax Exemption and link to specific 
considerations in the HAP 

• Update to add specific examples of metrics for measuring housing goal progress 

What’s Next 
Below is a tentative schedule for upcoming Planning Commission meetings: 

Date Meeting Type Topic 
October 2, 2024 
 

Planning Commission  

SPECIAL MEETING 

Revised Growth Projections 
Land Use and Housing, Cont. 
HAP strategies 

October 9, 2024 Planning Commission  

REGULAR MEETING 

Transportation Element 
 

October 16, 2024 
 

Planning Commission  

SPECIAL MEETING 

Housing Action Plan strategies 
Land Use, Housing, Transp., 
cont., if needed 

October 23, 2024 OPEN HOUSE #2 OPEN HOUSE #2 

November 6, 2024 
 

Planning Commission 

SPECIAL MEETING 

Transportation Element, cont. 
Economic Development 

November 13, 2024 Planning Commission 

PUBLIC HEARING 

PUCLIC HEARING:  
Land Use, Housing, 
Transportation, Economic 
Development  
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Anacortes Comprehensive Plan – Draft Land Use Goal and Policies Update 

Anacortes Comprehensive Plan Update 
Land Use Goals and Policies Tracker 
DRAFT September 18, 2024 

9/25/24 Planning Commission Discussion Version 

 

Introduction 
This goals and policies tracker reviews the Land Use element of the 2016 Anacortes Comprehensive Plan in support of the 2025 periodic update. MAKERS is providing comments, considerations, and recommendations for 

updating goals and policies. Further updates and additions will be added to the Land Use element to meet climate element requirements and better connect policies that are both land use and climate related.  

Some frequent abbreviations used in this audit: 

AMC = Anacortes Municipal Code  

GMA = Growth Management Act  

HAP = Housing Action Plan 

RDI = Racially disparate impacts 

SMP = Shoreline Management Program 
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Anacortes Comprehensive Plan – Draft Land Use Goal and Policies Update 

Land Use Element 
Goals and Policies 

Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Goal LU-1 1 Land Use Pattern. Establish a development pattern consistent 

with the community’s vision. 

  

Policy LU-1.1 1 Designate the general distribution, location and extent of the uses 

of land for housing, commerce, recreation, open spaces, public 

utilities and facilities, and other land uses. 

Designate the general distribution, location and extent of the uses of land 

for housing, commerce, recreation, open spaces, green spaces, urban and 

community forests, public utilities and facilities, and other land uses 

Updates to the Growth Management Act (GMA) under HB 1181 

(passed in 2023) updates the requirements for types of lands cities 

must designate in their comprehensive plan. See RCW 36.70A.070(1). 

Policy LU-1.2 1 Establish land use designations, densities and intensities as 

shown in Table LU-1. 

  

Policy LU-1.3 1 Manage and maintain the City’s Official Zoning Map to ensure 

continued consistency with the Future Land Use Map (see Figure 

LU-1). 

  

Policy LU-1.4 1 Implement land use designations through a clear regulatory 

process that ensures transparency, fairness and predictability in 

the land development process. 

  

Policy LU-1.5 1 Review and reconcile the inconsistencies between zoning, 

shoreline designation and actual land uses along the Guemes 

Channel shoreline between Lovric’s marina and Old Town area, as 

well as possible re-use of existing historic overwater structures in 

that area in a manner that minimizes impacts on the adjoining 

residential area on the uplands. 

[Move under Goal LU-8] This is a very specific policy compared to the general nature of other 

policies under Goal LU-1. This can better fit under Goal LU-8 which 

provides waterfront policies. The policy could potentially be removed 

when the Anacortes Shoreline Master Program (SMP) is updated. 

N/A   New Policy:  

 

Annually review zoning regulations to ensure continued compliance with 

changes in state law, including but not limited to the Growth Management 

Act and the State Environmental Policy Act. 

The Legislature has shown an interest in frequent GMA amendments, 

particularly affecting housing. 

Goal LU-2 9 Community Design. Promote compatible pedestrian-oriented 

development that respects Anacortes’s historic character and 

small town scale while strengthening its unique marine identity. 

Community Design. Promote compatible pedestrian-oriented 

development that respects Anacortes’s historic qualitiescharacter and 

small town scale while strengthening its unique marine identity. 

The Racially Disparate Impact (RDI) analysis and Department of 

Commerce guidance recommend moving away from the term 

“character” when possible, as it is a vague term that historically has 

been used to exclude people of color from certain neighborhoods and 

cities. 

Policy LU-2.1 9 Adopt and administer user-friendly design standards and 

guidelines for commercial and multifamily development that 

emphasize the concepts below. Evaluate the effectiveness of 

adopted standards and guidelines over time and make 

adjustments as necessary to achieve community design goals 

and policies. 

A. Employ site and building design techniques that promote safe and 
inviting pedestrian access and connections, particularly public access to 
and along the waterfront.  

MaintainAdopt and administer user-friendly and objective design 

standards and guidelines for commercial and multifamily development 

that emphasize the concepts below.  Periodically Eevaluate the 

effectiveness of adopted standards in response to built outcomes and 

community feedbackand guidelines over time and make adjustments as 

necessary to achieve community design goals and policies. 

A. Employ site and building design techniques that promote safe and inviting 

pedestrian access and connections, particularly public access to and along the 

waterfront.  

Much of this policy was implemented in the 2019 development 

regulations update. Updated to emphasize design standards should 

be maintained, take out the reference “guidelines” which are not used,  

and reference “objective” design standards under new state law RCW 

36.70A.630. Also limit the use of “character,” as recommended by the 

RDI analysis. 
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Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

B. Provide building massing standards that respect the character and 
scale of Anacortes’s business districts and residential neighborhoods.  
C. Place an emphasis on human-scaled design details that contribute to 
the City’s character and identity.  
D. Promote the use of high quality durable materials that respect the 
site’s historic context and enhance the City’s maritime character.  
E. Promote design that takes advantage of special vistas, particularly 
marine views from public spaces.  
F. Encourage the use of landscaping elements as a defining feature of 
Anacortes’s character.  
G. Develop special standards and guidelines for large site development 
that incorporate open space and landscaping as a unifying element, 
provide a connected system of pathways, integrate safe internal vehicular 
circulation, demonstrate sensitivity to the surrounding context, and take 
advantage of special on-site and nearby features.  
E. Integrate opportunities for flexibility in the design guidelines by 

allowing multiple ways of achieving standards and allowing strategic 

design departures provided the project meets the design intent. 

B. Provide building massing standards that are compatible with respect the 

character and scale of Anacortes’s business districts and residential 

neighborhoods. 

C. Place an emphasis on human-scaled design details that contribute to the City’s 

character and identity. 

D. Promote the use of high quality durable materials that respect the site’s 

historic context and enhance the City’s maritime character.  

E. Promote design that takes advantage of special vistas, particularly marine 

views from public spaces. 

F. Encourage the use of landscaping elements for visual buffering, wildlife habitat, 

stormwater management, and other benefits. as a defining feature of Anacortes’s 

character. 

G. Develop Provide special standards and guidelines for large site development 

that incorporate open space and landscaping as a unifying element, provide a 

connected system of pathways, integrate safe internal vehicular circulation, 

demonstrate sensitivity to the surrounding context, and take advantage of special 

on-site and nearby features. 

E. Integrate opportunities for flexibility in the design guidelines by allowing 

multiple ways of achieving standards and allowing strategic design departures 

provided the project meets the design intent. 

Policy LU-2.2 9 Design public facilities to support and strengthen Anacortes’s 

community character and identity. 

A. Recognize that the character of public rights-of-way play a role in 

determining community character. Wherever feasible, promote complete 

streets and incorporate streetscape improvements, such as wayfinding 

signs, lighting, public art, enhanced landscaping and street furniture, to 

enhance community character. 

B. Recognize, maintain, and enhance community entry and gateway sites 

to enhance Anacortes’s distinct maritime character and setting. 

C. Design public facilities to serve as a model of architectural and site 

design for private development in the city through use of quality building 

materials, human scale detailing, design character, and landscape 

materials. 

D. Locate and design public spaces that reflect and enhance Anacortes’s 

character and function as welcoming formal and informal gathering 

spaces. 

Design public facilities to support and strengthen Anacortes’s community 

character and identity. 

A. Recognize that the character of public rights-of-way play a role in determining 

community character. showcasing community design and civic pride. Wherever 

feasible, promote complete streets and incorporate streetscape improvements, 

such as wayfinding signs, lighting, public art, enhanced landscaping and street 

furniture, to enhance community character.. 

B. Incorporate consideration of physical health and well-being into the location 

and design of public facilities 

BC. Recognize, maintain, and enhance community entry and gateway sites to 

enhance Anacortes’s distinct maritime character and setting. 

DC. Design public facilities to serve as a model of architectural and site design for 

private development in the city through use of quality building materials, human 

scale detailing, sustainable building design character, and landscape materials. 

ED. Locate and design public spaces that reflect and enhance the public 

experience of Anacortes’s character and function as welcoming formal and 

informal gathering spaces. 

 

Updated to limit the use of “character,” as recommended by the RDI 

analysis. New sub-policy B, and edited sub-policy D, is relocated from 

Policy LU-4.5. 

Goal LU-3. 10 Historic Preservation. Protect, preserve, and celebrate 

Anacortes’s historic, cultural, and archeological resources. 

  

Policy LU-3.1 10 Support continued efforts by the Anacortes Historic Preservation 

Board (AHPB) in administering the City’s historic preservation 

program. This includes identifying, evaluating, protecting, and 

enhancing historic properties. 
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Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Policy LU-3.2 10 Craft and maintain zoning regulations to balance the need to 

accommodate anticipated growth while preserving the City’s 

historic resources and character. Consider techniques to integrate 

incentives and/or site design flexibility for preservation and/or 

reuse of historic structures. 

Craft and mMaintain zoning regulations to balance the need to 

accommodate anticipated growth while preserving the City’s historic 

resources and character.  Consider techniques to integrate incentives 

and/or site design flexibility for preservation and/or reuse of historic 

structures. 

The 2019 development regulations update included design standards 

that partially implemented this, so the recommendation is to adjust 

language to maintain because such regulations have been crafted. 

Other ideas could be inserted into this policy such as air rights swaps, 

density bonuses for structure or façade preservation, etc. 

Policy LU-3.3 10 Adopt design standards and guidelines that provide guidance on 

preserving, rehabilitating, reconstructing, or adding to designated 

historic and other older structures within the Central Business 

District, Old Town, and other applicable areas. The standards and 

guidelines should also provide guidance to the design of new 

construction in historical settings so that such buildings are 

respectful of the historic context while discouraging designs that 

promote a false sense of historicism. 

Adopt design standards and guidelines that provide guidance on 

preserving, rehabilitating, reconstructing, or adding to designated historic 

and other older structures within the Central Business District, Old Town, 

and other applicable areas.  The standards and guidelines should also 

provide guidance to the design of new construction in historical settings 

so that such buildings are respectful of the historic context while 

discouraging designs that promote a false sense of historicism. 

Removing this policy because the policy has not been implemented 

and there appears to be limited staff and budget capacity to do so. 

Anacortes can continue relying upon the new commercial and 

residential design standards (such as Chapters 19.43 and 19.63 AMC) 

which address issues that touch upon historic design features such as 

residential porches, location of parking, commercial storefronts and 

building materials, etc. The local Historic Preservation Board and the 

Washington State Department of Archaeology and Historic 

Preservation also provide guidance on design for historic buildings.  

Policy LU-3.4 10 Participate in regional efforts to identify and preserve historic and 

cultural sites. 

Participate in State and Tribal governmentregional efforts to identify and 

preserve historic and cultural sites. 

This policy is vague, as there is no known effort for this occurring at 

the regional (county) scale. It should refer to State and tribal 

government efforts instead. 

Policy LU-3.5 10 Acquire historical or cultural resources when feasible. Consider 

cost sharing for acquisition, lease, or maintenance with other 

public or private agencies or governments. 

The city of Anacortes Aacquires historical or cultural resources when 

feasible.  Consider cost sharing for acquisition, lease, or maintenance 

with other public or private agencies or governments. 

Update is meant to clarify that the City government should acquire 

such resources. 

Policy LU-3.6 10 Incorporate interpretive signage, historic street names and 

features reflecting original historic designs into park projects, 

transportation projects, and buildings when feasible, as a means 

of commemorating past events, persons of note, and City history. 

  

Policy LU-3.7 10 Provide assistance to developers, landowners, and interested 

citizens in obtaining grants and tax incentives for the reuse and 

rehabilitation of designated historic sites and buildings. 

Provide assistance to developers, landowners, and interested citizens in 

obtaining grants and tax incentives for the reuse and rehabilitation of 

designated historic sites and buildings, through the use of resources like 

the Anacortes Museum, the local Historic Preservation Board, and the 

Downtown Anacortes Alliance. 

Update is meant to note that the Anacortes Museum, the local Historic 

Preservation Board, and the new Downtown Anacortes Alliance are 

good resources. 

   New Policy: 

 

Adopt enforceable development regulations which designate heritage 

buildings and prohibit demolition by neglect.  

Directed by City Council Resolution 3161, item A-10LEG-2024-10. 

Goal LU-4 10 Resource protection & sustainable design. Maintain and enhance 

Anacortes’s robust environmental stewardship. 

 Note: - This goal and policies have some overlap with the 

goals/policies in the Environment and Conservation Element. These 

will be reviewed again for consistency and opportunities to 

consolidate at a future date. 

Policy LU-4.1 10 Maintain and strengthen regulations to protect sensitive natural 

areas and pursue strategies/actions to restore degraded natural 

areas. 
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Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Policy LU-4.2 10 Update development regulations to emphasize sustainable design 

in new developments, including forms of Low Impact 

Development. 

Update development regulations to emphasize sustainable design of 

buildings, landscapes, streets, stormwater systems, and other elements 

in of new developments. This can include, including  forms of Low Impact 

Development, green building rating systems, renewable energy, and 

multimodal transportation.  

Low Impact Development (LID) is stated as the city’s preferred 

approach in the stormwater regulations under AMC 19.76.010, and it 

is encouraged for street design under AMC 19.52.010. This policy can 

be updated to be more specific about landscaping and building 

design, which do not have as much reference in the code. 

Policy LU-4.3 10 Encourage retrofits to existing development and infrastructure to 

reduce environmental impact. Explore providing incentives to 

residents and businesses that improve building energy 

performance and/or incorporate onsite renewable energy. 

Encourage retrofits to existing development and infrastructure to reduce 

environmental impact. Explore providing incentives to residents and 

businesses that improve building energy performance,  and/or 

incorporate onsite renewable energy, reduce indoor and outdoor water 

use, reduce untreated stormwater runoff, and support multimodal 

transportation. 

This policy adds examples of other types of outcomes that can 

explored.  

Policy LU-4.4 11 Develop policies and prescriptive designs to encourage property 

owners to landscape unimproved right-of-way with functional Low 

Impact Development features (e.g.., bioswale, raingarden) or for 

use as private food gardens. 

  

Policy LU-4.5 11 Emphasize sustainable design/practice in public improvements 

and in the design/use of public facilities and events. 

Key elements: 

- Update public works standards, as necessary, to emphasize best 

practice sustainable design/practice. 

- Incorporate consideration of physical health and well-being into 

the location and design of public facilities 

Emphasize sustainable design/practice in public improvements and in 

the design/use of public facilities and events.   

Key elements: 
Update public works standards, as necessary, to emphasize best practice 

sustainable design/practice. 

Incorporate consideration of physical health and well-being into the 

location and design of public facilities. 

Removal suggested because it is an opportunity to 

combine/consolidate with Policy LU-2.2 above.  

Policy LU-4.6 11 Explore the feasibility of an incentive zoning/development credit 

program. For example, under such program, developers could 

have an option to purchase additional density credits or other 

zoning code flexibility. Funds from this purchase could go towards 

purchasing land or the development rights from property owners 

in sensitive natural/rural areas or toward some other public 

benefit. 

Explore the feasibility of an incentive zoning/development credit 

program. For example, under such program, developers could have an 

option to purchase additional density credits or other zoning code 

flexibility. Funds from this purchase could go towards purchasing land or 

the development rights from historic properties, environmentally sensitive 

areas, rural resource lands, or toward some other public benefit. property 

owners in sensitive natural/rural areas or toward some other public 

benefit. 

Transfer of development (TDR) rights programs for natural/rural areas 

protection have proved to be largely infeasible, especially in smaller 

markets outside of major metropolitan regions. However, this policy 

seems to contemplate something different or additional to TDR 

programs. Some more specificity is also suggested. 

Policy LU-4.7 11 Establish resource protection and sustainability goals, monitor 

development to track success in meeting those goals, and refine 

the implementation strategy as needed to help meet goals. 

Establish resource protection and sustainability goals a monitoring and 
adaptive management program to increase fairness, transparency, and 
improved ecological outcomes for critical areas protection.  , monitor 
development to track success in meeting those goals, and refine the 
implementation strategy as needed to help meet goals. 

Updated to provide more specific direction.  Monitoring and adaptive 

management is encouraged in WAC 365-195-905(6) to improve 

implementation of critical areas regulations.     

Goal LU-5 11 Community Gathering Space. Preserve and develop inviting and 

distinctive gathering spaces, with the greatest emphasis in 

Downtown and commercial areas. 

  

Policy LU-5.1 11 Maintain and extend the Guemes Channel Trail and waterfront 

esplanades integrating community gathering spots at strategic 

locations along the trail corridor. 

Maintain and extend the Guemes Channel Trail and waterfront 

esplanades integrating community gathering spots at strategic locations 

along the trail corridor. Require development adjacent to the trail to help 

This project is still in progress. The City is working toward obtaining 

easements, and plans to conduct an environmental impact statement 

for the remaining portion of trail planning/construction. The policy 

should be updated to make the nexus to Land Use more apparent. 
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complete the trail (such as with improvement dedications, easements, or 

fee-in-lieu) and provide public access to the water. 

Policy LU-5.2 11 Adopt development regulations that encourage the integration of 

usable public open space in commercial and mixed-use areas. 

MaintainAdopt development regulations that encourage the integration of 

usable public open space in commercial and mixed-use areas. 

This policy was achieved in the 2019 development regulations update. 

Suggest updating to say “maintain.” 

Policy LU-5.3 11 Maintain and enhance streetscape design standards that enable 

safe access for all users and enhance character and identity of 

the City. 

Maintain and enhance streetscape design standards that enable safe 

access for all users and enhance public experiencecharacter and identity 

of the City. 

This policy was achieved in the 2019 development regulations update, 

primarily Title 19 Article 5. Updated to limit the use of “character,” as 

recommended by the RDI analysis. 

Policy LU-5.4 11 Pursue strategic public/private partnerships with large 

developments to leverage high quality public space integrated 

with new development. 

  

Policy LU-5.5 11 Continue to encourage public participation in the design of public 

spaces throughout the City. 

  

Goal LU-6 11 Residential uses. Preserve and enhance the quality, character 

and function of Anacortes’s residential neighborhoods. 

Residential uses. Preserve and enhance the quality , character and 

function of Anacortes’s residential neighborhoods. 

 

Updated to limit the use of “character,” as recommended by the RDI 

analysis. 

Policy LU-6.1 12 Provide for a wide variety of housing types within the city to meet 

the full range of housing needs for Anacortes’s evolving 

population. 

  

 12 A. Accessory dwelling units (ADU). Allow for attached and 

detached ADU’s in all residential districts provided size, design, 

and other provisions are included to promote compatibility with 

surrounding uses. 

A. Accessory dwelling units (ADU).  Allow for attached and detached 

ADU’s on all lots that allow for single-family homes. in all residential 

districts. Provide provided size, design, and other provisionsstandards 

which are compliant with state law.included to promote compatibility 

with surrounding uses. 

Revised to de-emphasize “compatibility” given new state law (RCW 

36.70A.681) that restricts the types of design standards and other 

regulations that may be imposed on ADUs.  

 12 B. Small lot single family. Allow for small lot single family 

development (lots smaller than 5,000 square feet) in the R3 zone 

provided design provisions that emphasize a pedestrian-oriented 

design and the inclusion of usable open space are included.  

B. Small lot single family. Allow for small lot single family development 

(lots smaller than 5,000 square feet) in the medium density residential 

zones. Maintain design standards R3 zone provided design provisions 

that emphasize a pedestrian-oriented design and the inclusion of usable 

open space are included. 

This R3-specific policy was achieved in the 2019 development 

regulation update. Suggest updating to say “maintain.” Other 

rewording for ease of reading. 

 12 C. Cottage housing. Encourage the development of cottage 

housing (a cluster of small homes around a common open space) 

in single family zones as an increasingly popular housing type, 

provided special design provisions are included to ensure a 

pedestrian-oriented design, inclusion of common open space, and 

strict cottage size limitations.  

C. Cottage housing.  Encourage the development of cottage housing (a 

cluster of small homes around a common open space), including 

attached cottages, in most residential zones single family zones as an 

increasingly popular housing type., Maintainprovided special  design 

provisions standards are included to that ensure a pedestrian-oriented 

design, inclusion of common open space, and strict cottage size 

limitations. 

This policy was generally achieved in the 2019 development regulation 

update. Suggest updating to say “maintain” and incorporate some 2-

2023 HAP recommendations. Other rewording for ease of reading.  

 12 D. Duplexes & triplexes. Encourage these housing types in the R3 

and R4 zones provided design provisions that emphasize a 

pedestrian-oriented design and the inclusion of usable open space 

are included.  

D. Duplexes & triplexes.  Encourage these housing types in the low and 

medium density residential zones. R3 and R4 zones. Maintainprovided 

design provisions standards that emphasize a pedestrian-oriented design 

and the inclusion of usable open space are included. 

This policy was generally achieved in the 2019 development regulation 

update. Suggest updating to say “maintain.” Other rewording for ease 

of reading. Specific zone references are not strictly necessary, since 

the Land Use Designations (Table LU-1) already describes allowed 

uses. 
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 12 E. Townhouses. Encourage the development of townhouses in the 

R-3, R-4 and on certain side streets in the C and CBD zones as an 

efficient and popular form of housing for a large demographic of 

Anacortes’s population. Design standards emphasizing 

pedestrian-oriented design, façade articulation, and usable open 

space are particularly important.  

E. Townhouses. Encourage the development of townhouses in the 

medium and high density residential zones R-3, R-4 and on certain side 

streets in commercial zones the C and CBD zones as an efficient and 

popular form of housing for a large demographic of Anacortes’s 

population. Design Maintain design standards emphasizing pedestrian-

oriented design, façade articulation, and usable open space are 

particularly important.. 

This policy was generally achieved in the 2019 development regulation 

update. Suggest updating to say “maintain” and incorporate some 

2023 HAP recommendations. Other rewording for ease of reading. 

Specific zone references are not strictly necessary, since the Land Use 

Designations (Table LU-1) already describes allowed uses. 

 12 F. Senior and assisted housing. Encourage these housing types in 

the R-4 zone and under certain circumstances in the R3, and along 

certain side streets in the C, and CBD zones. Design standards 

emphasizing pedestrian-oriented design, façade articulation, and 

usable open space are particularly important.  

F. Senior and assisted housing. Encourage these housing types in the 

medium and high density residential zonesR-4 zone and under certain 

circumstances in the R3, and along certain side streets in the commercial 

zonesC, and CBD zones. Apply multifamily and commercial design 

standards to these uses. Design standards emphasizing pedestrian-

oriented design, façade articulation, and usable open space are 

particularly important. 

Progress was made on this policy in the 2019 development 

regulations update for assisted living and nursing homes, along with 

subsequent code amendments made to implement recommendations 

from the 2023 HAP. Specific zone references are not strictly 

necessary, since the Land Use Designations (Table LU-1) already 

describes allowed uses. Senior and assisted housing is typically in a 

multifamily form and does not need special design standards different 

from the city’s current multifamily and commercial design standards. 

 12 G. Walk up apartments and stacked flats. Encourage these 

housing types in the R-4 zone and in the C and CBD zones above 

shops and on side streets. Design standards emphasizing 

pedestrian-oriented design, façade articulation, and usable open 

space are particularly important.  

G. Walk up apartments and stacked flats. Encourage these housing types 

in the medium and high density residential zones and in commercial R-4 

zone and in the C and CBD zones above shops and on side streets. 

Maintain Ddesign standards emphasizing pedestrian-oriented design, 

façade articulation, and usable open space are particularly important. 

This policy was generally achieved in the 2019 development regulation 

update. Suggest updating to say “maintain.” Other rewording for ease 

of reading. Specific zone references are not strictly necessary, since 

the Land Use Designations (Table LU-1) already describes allowed 

uses. 

 12 H. Live-work units. Promote opportunities to combine live and 

work spaces in the C and CBD zones and within Live-Work Overlay 

zones.  

H. Live-work units. Promote opportunities to combine live and work 

spaces in the commercial zonesC and CBD zones and within Live-Work 

Overlay zones. 

The development regulations also allows this use in the MMU zone; 

the description of land use designations covers allowed uses and the 

zone-specific reference could possibly be removed. 

Policy LU-6.2 12 Protect the character of single family neighborhoods by focusing 

higher intensity land uses close to commercial and community 

services and transit. 

Protect the character of single family neighborhoods by focusing higher 

intensity land uses close to commercial and community services and 

transit. 

The Racially Disparate Impact (RDI) analysis and Department of 

Commerce guidance recommend moving away from the term 

“character” when possible, as it is a vague term that historically has 

been used to exclude people of color from certain neighborhoods and 

cities. The Housing Action Plan also found a need and community 

interest in diversifying the housing options available in most 

neighborhoods. Focusing growth in certain areas is still a valid 

approach, but there are already other policies that call for it in both the 

Land Use and Housing elements. 

Policy LU-6.3 12 Adopt design standards for small lot single family development to 
gracefully integrate these uses into existing neighborhoods in 
ways that maintain general neighborhood scale and character.  
Key concepts to consider in the design standards:  
- A covered entry facing the street.  

- Minimize the impacts of garages and driveways on the streetscape.  

- Provide usable open space on all single family lots.  

- Maximum floor area ratio to better ensure that homes are proportional  

to lot sizes.  

- Minimum amount of façade transparency to promote more “eyes on the 
street” for safety and to create a welcoming streetscape.  

Maintain the followingAdopt design standards for small lot development 

to promote neighborhood compatibility and enhance the livability of new 

housing for small lot single family development to gracefully integrate 

these uses into existing neighborhoods in ways that maintain general 

neighborhood scale and character. 

Key concepts to consider in thefor design standards: 

- A covered entry facing the street. 

- Minimize the impacts of garages and driveways on the streetscape.  

- Provide usable open space on all single family lots.. 

This policy was achieved in the 2019 development regulations update; 

however, the HAP recommends de-emphasizing this housing type. 

Suggest updating to say “maintain.” Also, updated to limit the use of 

“character,” as recommended by the RDI analysis. 

 

The floor area ratio concept is suggested to be removed because City 

staff and decision-makers report the current types of development 

standards (height, lot coverage, landscape, etc.) are working 

adequately. 
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- Maximum floor area ratio to better ensure that homes are proportional to lot 

sizes. 

- Minimum amount of façade transparency to promote more “eyes on the street” 

for safety and to create a welcoming streetscape. 

 

Policy LU-6.4 13 Adopt design standards for new multifamily development to 

promote neighborhood compatibility, enhance the livability of new 

housing, and enhance the character of residential and mixed-use 

areas. Key concepts to emphasize in the design standards: 

- Emphasize pedestrian oriented building frontages. 

- Emphasize façade articulation consistent with neighborhood scale. 

- Integrate high quality durable building materials and human scaled 

detailing. 

- Provide for usable open space for residents. 

- Provide compatible site edges and sensitive service area design. 

- Provide for vehicular access and storage while minimizing visual and 

safety impacts of vehicles. 

- Integrate landscaping elements to soften building elevations, enhance 

neighborhood compatibility, and improve the setting for residents. 

Maintain the following Adopt design standards for new multifamily 

development to promote neighborhood compatibility and , enhance the 

livability of new housing, and enhance the character of residential and 

mixed-use areas. 

Key concepts to emphasize in thefor design standards: 

- Emphasize pedestrian oriented building frontages. 

- Emphasize façade articulation consistent with neighborhood scale. 

- Integrate high quality durable building materials and human scaled detailing. 

- Provide for usable open space for residents. 

- Provide compatible site edges and sensitive service area design. 

- Provide for vehicular access and storage while minimizing visual and 

safety impacts of vehicles. 

- Integrate landscaping elements to soften building elevations, enhance 

neighborhood compatibility, and improve the setting for residents. 

This policy was achieved in the 2019 development regulations update.  

Policy LU-6.5 14 Allow some compatible nonresidential uses in residential zones, 

such as appropriately scaled schools, neighborhood-scaled 

grocery stores, religious facilities, home occupations, parks, open 

spaces, and other uses that provide places for people to gather, 

senior centers and day care centers. Maintain standards in the 

zoning code for locating and designing these uses in a manner 

that respects the character and scale of the neighborhood. 

Allow some compatible nonresidential uses in residential zones, such as 

appropriately scaled schools, neighborhood-scaled grocery stores, 

religious facilities, home occupations, parks, open spaces, and other uses 

that provide places for people to gather, senior centers and other civic 

uses, and day care centers. Maintain standards in the zoning code for 

locating and designing these uses in a manner that is compatible 

withrespects the character and scale of the neighborhood. 

Neighborhood grocery stores were permitted in the 2019 development 

regulations update. Updated to limit the use of “character,” as 

recommended by the RDI analysis. 

Policy LU-6.6 14 Explore the development of zoning incentives to help meet 

housing diversity and affordability goals. Examples could include 

residential density bonuses, variations in allowed housing type, or 

flexibility in regulations, if a proposal meets community goals for 

affordable, senior, size-limited or other types of innovative 

housing. If not permitted outright or through discretionary review 

processes, consider providing for these incentives through pilot 

programs or other innovative measures. 

  

Goal LU-7 14 Downtown and South Commercial Avenue. Enhance the character 

and economic vitality of Downtown and the South Commercial 

Avenue corridor. 

Downtown and South Commercial Avenue.  Enhance the public 

experiencecharacter and economic vitality of Downtown and the South 

Commercial Avenue corridor. 

Suggest using the term “public experience” instead of “character” 

because the term gets closer to the describing the intent of the goal. 

Policy LU-7.1 14 Maintain and strengthen downtown as the center for civic, retail, 
cultural, dining and entertainment activity in Anacortes.  
 
A. Encourage a mixture of uses downtown, including restaurants 
and taverns, retail, office, civic, cultural, lodging, and residential 
uses to support day and evening activities for all ages.  
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 14 B. Facilitate more opportunities for people to live downtown 
through regulatory changes and proactive communication with 
property owners and the development community. Key concepts:  
- Integrate zoning flexibility to allow single purpose multifamily 
residential on most side streets.  

- Consider increasing flexibility for minimum parking 
requirements.  

B. Facilitate more opportunities for people to live downtown through 
regulatory changes and proactive communication with property owners 
and the development community. Key concepts:  
- Integrate Maintain zoning flexibility to allow single purpose multifamily 
residential on most side streets.  

- Consider increasingIncrease the flexibility for of minimum parking 

requirements. 

This policy was generally achieved in the 2019 development 

regulations update. Retain this policy to emphasize “maintaining” the 

standards. 

 14 C. Craft and apply form-based design standards for downtown:  
Key concepts to emphasize in the design standards:  
- Reinforce the historic storefront pattern on Commercial Avenue.  

- Accommodate a variety of pedestrian-friendly building frontages 
on side streets.  
- Promote the continued preservation and 
restoration/rehabilitation of historic and contributing buildings.  
- Promote façade massing and articulation that complements 
historical context.  

- Integrate high quality durable building materials and human 
scaled detailing.  

- Provide compatible site edges and sensitive rooftop and service 
area design.  

- Locate and design off-street parking to minimize impacts to the 
retail and pedestrian environment.  

C. Craft and  Aapply form-based design standards for downtown:  
Key concepts to emphasize in thefor design standards:  
- Reinforce the historic storefront pattern on Commercial Avenue.  

- Accommodate a variety of pedestrian-friendly building frontages on side 
streets.  
- Promote the continued preservation and restoration/rehabilitation of 
historic and contributing buildings.  
- Promote façade massing and articulation that complements historical 
context.  

- Integrate high quality durable building materials and human scaled 
detailing.  

- Provide compatible site edges and sensitive rooftop and service area 
design.  

- Locate and design off-street parking to minimize impacts to the retail 

and pedestrian environment. 

This policy was generally achieved in the 2019 development 

regulations update. Retain this policy to emphasize “maintaining” the 

standards. 

 14 D. Emphasize downtown as the primary gathering place for 
Anacortes:  
- Explore the development of a centralized public plaza space 
downtown.  

- Continue to promote festivals and other special events 
downtown.  

- Encourage the integration of public space and amenities 
associated with non-residential uses.  

- Enhance the streetscape downtown to provide opportunities for 
outdoor dining, interaction, public art, and people watching.  

  

 14 E. Explore opportunities to build a new City Hall and promote 
adaptive re-use of the existing City Hall with uses complementary 
to other downtown uses.  

  

 14 F. Craft and maintain zoning and design provisions that 
emphasize a graceful transition between downtown and adjacent 
residential neighborhoods.  

F. Craft and maintainMaintain zoning and design provisions that 

emphasize a graceful transition between downtown and adjacent 

residential neighborhoods. 

This policy was generally achieved in the 2019 development 

regulations update. Retain this policy to emphasize “maintaining” the 

standards. 

 14 G. Encourage multi-story construction with underground or 
structured parking that facilitates transit-friendly densities and 
vibrant pedestrian-oriented streetscapes.  

  

   New Policy: Explore full or partial pedestrianizing of streets in Downtown 

to enhance public experience and economic vitality. 

 

Recommend new policy based on public feedback and city council 

interest. Directed by City Council Resolution 3161, item A-9. 
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 14 H. Identify and improve walking and biking routes to downtown as 
a pedestrian and biking-friendly destination. Provide safe methods 
such as textured crosswalk paths and bulb-outs where people can 
cross major streets at regular and convenient intervals.  

  

 14 I. Prioritize and implement recommendations in the Anacortes 

Parking Study, which identifies short and long-term strategies and 

alternatives for providing additional and better management of 

downtown public parking. 

  

Policy LU-7.2 15 Strengthen the visual appearance and economic vitality of South 

Commercial Avenue. 

  

 15 A. Maintain and strengthen the function of the corridor for retail, 

commercial, and service uses.  

  

 15 B. Encourage residential development on side streets and in the 

form of mixed-use buildings (housing over shops) complementary 

to retail/service uses.  

  

 15 C. Craft and apply form-based design standards for South 
Commercial Avenue. Key concepts to emphasize in the design 
standards:  
- Provide for pedestrian-friendly building frontages.  

- Promote façade massing and articulation that reinforces 
Anacortes’s character and scale.  

- Integrate high quality durable building materials and human 
scaled detailing.  

- Encourage the integration of public space and amenities 
associated with non-residential uses.  

- Emphasize landscaping elements as a major character defining 
feature of the corridor.  

- Provide compatible site edges and sensitive service area design.  

- Locate and design off-street parking to minimize visual impacts 
to South Commercial Avenue.  

C. Craft and applyMaintain form-based design standards for South 
Commercial Avenue. Key concepts to emphasize in the design standards:  
- Provide for pedestrian-friendly building frontages.  

- Promote façade massing and articulation that reinforces Anacortes’s 
scale and community designcharacter and scale.  

- Integrate high quality durable building materials and human scaled 
detailing.  

- Encourage the integration of public space and amenities associated 
with non-residential uses.  

- Emphasize landscaping elements as a major character defining feature 
of the corridor.  

- Provide compatible site edges and sensitive service area design.  

- Locate and design off-street parking to minimize visual impacts to 

South Commercial Avenue. 

This policy was generally achieved in the 2019 development 

regulations update. Retain this policy to emphasize “maintaining” the 

standards. 

 

Suggest using the term “community design” instead of “character” 

because the term gets closer to the describing the intent of the goal. 

 16 D. Design, implement, and maintain streetscape improvements to:  
- Enhance the visual appearance of the corridor and 
character/identity of the city.  

- Promote private investment in the corridor.  

- Enhance and promote non-motorized access and transit use.  
 

  

Goal LU-8 16 Fidalgo Bay and Guemes Channel Waterfronts. Maintain and 
enhance Anacortes’s waterfront as a unique and irreplaceable 
environmental, economic, and recreational amenity for the city. 

  

Policy LU-8.1 16 Enhance physical and visual access to the water. 
 
A. Maintain and extend the Guemes Channel Trail and waterfront 
esplanade along the entire waterfront consistent with the goals and 
policies of the Shoreline Master Program. 
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B. Enhance the pedestrian connections between downtown and Fidalgo 
Bay waterfront. Key considerations: 

- Improve pedestrian crossings on Q/R Avenue near Cap Sante Marina. 
- Consider options to re-establish logical connection between Q and 
Commercial Avenue near 12th Street. 

C. Explore improved transit connections to the Fidalgo Bay waterfront. 
D. Adopt design standards that promote site and building design that 
enhance physical and visual access to the water from streets, parks and 
other publicly accessible spaces. 
E. In partnership with other organizations, such as the Port of Anacortes, 
consider options for a public boat ramp on Fidalgo Bay. 

Policy LU-8.2 16 Encourage public/private partnerships to facilitate coordinated 
development that balances economic, public amenity, 
environmental, and historical/cultural preservation goals. Example 
concepts:  
 
- Infrastructure agreements.  

- Public space provisions.  

- Provisions to encourage special/active waterfront uses – 
including lodging/conference facilities, recreational/cultural 
facilities.  

  

Policy LU-8.3 18 Capitalize on maritime industry by making full use of sites already 
tailored to marine uses. 
 
A. Preserve Industrial-zoned land south of 22nd Street for future industrial 
businesses and potential for green industries. 
B. Encourage preservation of industrial waterfront at 22nd Street to 
provide for manufacturing access to water. 
C. Encourage the preservation of access to the dredged channel near 
22nd Street. 
D. Encourage the development of a modern haul-out for vessels up to 150 
feet to increase opportunities for local businesses and a work yard open 
to business and the general public. 
E. Consider improvements and upgrades to the existing city haul-out 
facilities. 
F. Retain open industrial space for large-scale manufacturing. 

  

Policy LU-8.4 18 Adopt form-based design standards for the central Fidalgo Bay 
waterfront that promote coordinated development that enhances 
Anacortes’s unique marine character. 
 
A. Provide for physical and visual access to the water. 
B. Create a coordinated network of internal roadways and walkways that 
serves the envisioned mix of uses and creates a distinctive setting and 
identity for the district. 
C. Provide for pedestrian-friendly building frontages. 
D. Encourage building layout, orientation, modulation, and articulation to 
reduce the perceived scale of large buildings, add visual interest, and 
establish a distinct design character for the district. Emphasize human 
scaled design components and details that add interest to facades and 
entries. 

MaintainAdopt form-based design standards for the central Fidalgo Bay 

waterfront that promote coordinated development that enhances 

Anacortes’s unique marine character. 

 

A. Provide for physical and visual access to the water. 
B. Create a coordinated network of internal roadways and walkways that serves 
the envisioned mix of uses and creates a distinctive setting and identity for the 
district. 
C. Provide for pedestrian-friendly building frontages. 
D. Encourage building layout, orientation, modulation, and articulation to reduce 
the perceived scale of large buildings, add visual interest, and establish a distinct 
design character for the district. Emphasize human scaled design components 
and details that add interest to facades and entries. 
E. Provide for building heights up to four stories with the ability to go to six-stories 
via incentives for public amenities, desired mix of uses, and/or integration of 
special design features. 

Such design standards were adopted in 2019 – but suggest updating 

to say “Maintain” while keeping all of the sub-policy details as these 

are all still important. 
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E. Provide for building heights up to four stories with the ability to go to 
six-stories via incentives for public amenities, desired mix of uses, and/or 
integration of special design features. 
F. Encourage the integration of public space and amenities associated 
with non-residential uses. 
H. Emphasize landscaping elements as a major character defining 
feature. 
I. Include design provisions that seek to minimize potential negative 
conflicts between different uses. For example, provide compatible site 
edges and sensitive service area design. 
J. Locate and design off-street parking to minimize negative visual 
impacts to pedestrian areas and uses. 

F. Encourage the integration of public space and amenities associated with non-
residential uses. 
H. Emphasize landscaping elements as a major character defining feature. 
I. Include design provisions that seek to minimize potential negative conflicts 
between different uses. For example, provide compatible site edges and sensitive 
service area design. 
J. Locate and design off-street parking to minimize negative visual impacts to 

pedestrian areas and uses. 

Policy LU-8.5 18 Plans and regulations should take into account sea-level rise, 
tsunamis and other natural hazards. 

  

Goal LU-9 19 Industrial & Manufacturing Areas. Maintain and promote active 
use of industrial lands. 

  

Policy LU-9.1 19 Heavy manufacturing development should be contained in those 
general areas presently designated for Heavy Manufacturing (on 
March Point). 

  

Policy LU-9.2 19 In shoreline areas with deep water access encourage and support 
water dependent and water related uses such as manufacturing, 
shipping, moorage, navigation, cargo handling and storage, fish 
processing, and ship/boat construction and repair. 

  

Policy LU-9.3 19 Encourage multiple business manufacturing development, 
providing a more stable economic base through diversity, as 
opposed to a single large manufacturing business. 

Encourage development of multiple types of manufacturing businesses 

manufacturing development, providing a more stable economic base 

through diversity, as opposed to a single large manufacturing business. 

Edits for clarification. 

Policy LU-9.4 19 Limit non-industrial uses to those that are complementary to 
industrial activities in terms of access and circulation, public 
safety, hours of operation, and other land use activities.  

Limit non-industrial uses to those that are complementary to industrial 

activities in terms of access and circulation, public safety, hours of 

operation, and other land use activities. For example, ground-floor retail, 

indoor recreation, and daycare to serve industrial employees and/or 

located within walking distance of commercial and high density 

residential zones can be complementary when appropriately sized and 

designed. 

Edit suggested to support City Council Resolution 3161, item LEG-

2024-18 and LEG-2024-21 

Policy LU-9.5 19 Protect industrial and manufacturing lands from encroachment by 
other land uses, which would reduce the economic viability of 
industrial lands. 

  

Policy LU-9.6 19 Develop industrial and manufacturing lands to minimize impacts 
on surrounding land uses, especially residential land uses. 

  

Policy LU-9.7 19 New or additional industrial and manufacturing development 
should comply with the following criteria: 
 
A. Sewer, water, and communications services should be available or 
planned for the industrial site area. 
B. New sites designated for industrial use should have convenient access 
to existing or planned highways or major arterials. 
C. Consistent with the Environment and Conservation Element of the 
Comprehensive Plan. 
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Anacortes Comprehensive Plan – Draft Land Use Goal and Policies Update 

Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Goal LU-10 19 Healthy Communities. Promote land use and community design 
that encourages healthy living and good connectivity between 
compatible uses. 

  

Policy LU-

10.1 

19 Adopt development regulations that facilitate a complementary 
mix of uses within mixed-use centers that encourage more 
walking and bicycling between uses. 

Adopt development regulations and design provisions that facilitate a 

complementary mix of uses within neighborhoodsmixed-use centers and 

provide for safe and attractive non-motorized connectivity between uses 

and amenities, tohat encourage more walking and bicycling between 

uses. 

Recommended updates are based on public feedback and interest in 

making walking and biking more prominent in policies. Additionally, 

there are co-benefits to addressing climate change.  

Policy LU-

10.2 

19 Adopt design provisions that provide for safe and attractive non-
motorized connectivity between uses and amenities, with the 
frequency of connections commensurate with the envisioned 
intensity of land uses (e.g., housing, employment, community 
services, and amenities). 

Adopt design provisions that provide for safe and attractive non-

motorized connectivity between uses and amenities, with the frequency 

of connections commensurate with the envisioned intensity of land uses 

(e.g., housing, employment, community services, and amenities). 

Anacortes generally has a good street grid already with small block 

sizes. This mostly applies to large sites like the MMU zone, which has 

regulations in place to implement this type of policy. This has enough 

overlap with Policy LU-10.1 above that it could be deleted or merged. 

Policy LU-

10.3 

19 Adopt development regulations that encourage the integration of 
recreational space with multifamily development. 

MaintainAdopt development regulations that encourage the integration of 

recreational space with multifamily development. 

Suggest updating to say “maintain” due to already having development 

regulations that do this. 

Policy LU-

10.4 

19 Integrate public recreational amenities accessible to all Anacortes 
residents, workers, and visitors, with highest priority on locations, 
facilities, and activities that best serve the community. 

Integrate Increase access to public recreational amenities and activities 

accessible to for all Anacortes residents, workers, and visitors, including 

at public facilities which are located to serve the general public., with 

highest priority on locations, facilities, and activities that best serve the 

community. 

The meaning of this policy was not entirely clear. It has been updated 

to emphasize public projects. 

Policy LU-

10.5 

20 Increase access to health foods by encouraging the location of 
fresh food markets and community food gardens in close 
proximity to multifamily uses and transit facilities through zoning 
regulations. 

  

Goal LU-11 20 Growth management & regional coordination. Emphasize 
compact growth to minimize sprawl and protect Anacortes’s 
Community Forestlands. 

  

Policy LU-

11.1 

20 Plan for accommodating anticipated growth within the City to 
protect surrounding forest and parklands, and minimizing sprawl, 
while strengthening Anacortes’s unique marine character and 
identity. 
 
A. Provide for residential infill development opportunities throughout the 
city, but focus the highest intensity residential uses close to commercial 
and community services and transit. 
B. Provide for an adequate supply of land zoned for employment uses to 
support 20-year employment allocations as required by Skagit County 
County-Wide Planning Policies. 
C. Monitor and report growth as directed in Skagit County County-Wide 
Planning Policies. 

Plan for accommodating anticipated growth within the City to protect 
surrounding forest and parklands, and minimizing sprawl, while 
strengthening Anacortes’s unique marine character and identity. 
 
A. Provide for residential infill development opportunities throughout the city, but 
focus the highest intensity residential uses close to commercial and community 
services and transit. 
B. Provide for an adequate supply of land zoned for residential and 
commercialemployment uses to support 20-year population and employment 
allocations as required by Skagit County County-Wide Planning Policies. 
C. Monitor and report growth as directed in Skagit County County-Wide Planning 

Policies. 

The City must also provide an adequate supply of land for housing. 

Policy LU-

11.2 

20 Adopt user-friendly and coordinated development regulations that 
facilitate Anacortes’s preferred land use pattern (e.g., allowed 
density, uses, and site provisions). 
 
A. Refine the land use code on an ongoing basis to make it easier to use 
by employing simple language, easy to read charts, and illustrative 
graphics. 

MaintainAdopt user-friendly and coordinated development regulations 

that facilitate Anacortes’s preferred land use pattern (e.g., allowed 

density, uses, and site provisions). 

A. Refine the land use code on an ongoing basis to make it easier to use by 
employing simple language, easy to read charts, and illustrative graphics. 
B. Monitor and refine the land use code as needed to facilitate the preferred land 
use pattern and development character. 

Add “maintain” since from time-to-time development regulations 

needed to be amended. 
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Anacortes Comprehensive Plan – Draft Land Use Goal and Policies Update 

Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

B. Monitor and refine the land use code as needed to facilitate the 
preferred land use pattern and development character. 
C. Integrate an appropriate balance of predictability and flexibility when 
updating development regulations that allow ease of administration and 
interpretation and offer optional ways of meeting requirements when 
possible. 

C. Integrate an appropriate balance of predictability and flexibility when updating 

development regulations that allow ease of administration and interpretation and 

offer optional ways of meeting requirements when possible. 

Policy LU-

11.3 

20 Allow new development only where adequate public services can 
be provided. 

  

Policy LU-

11.4 

20 Work with other jurisdictions and agencies, educational and other 
organizations, and the business community to develop and carry 
out a coordinated, regional approach for meeting the various 
needs of Skagit County communities, including housing, human 
services, economic vitality, public safety, utilities, infrastructure, 
parks and recreation, transportation, and environmental 
protection. 

  

 New subheading: Climate focused goals and policies   

TBD TBD TBD TBD TBD 
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Land Use Element 

Future Land Use Map and Land Use Designation Updates 
DRAFT September 18, 2024 

9/25/24 Planning Commission Discussion Version 
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Figure LU-1: 2016 Future Land Use Map - EXISTING 
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2025 Future Land Use Map Options 
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Descriptions of Future Land Use Map Options 
The following numbered descriptions correspond to the numbers on the map on the previous page (page 1-3). 

1. Change from Residential Low Density-2 (RLD-2) to Residential Medium Density (RMD) to create more housing 
options in a high opportunity area of the City. This change also supports H-1.7 (provide for development of multifamily 

housing in areas close to shopping, employment, services and public transportation)and Item #LEG-2024-08 (provide more 

opportunities through zoning for more local services to be accessible within walking distance of residences), as a neighborhood 
grocery store is in the center of the area,  as well as a couple of vacant or partially used sites  

2. These potential changes are intended  to provide options for implementing current land use policy LU-6.5 – “Allow 

some compatible nonresidential uses in residential zones, such as appropriately scaled schools, neighborhood-scaled grocery stores, 
religious facilities, home occupations, parks, open spaces, and other uses that provide places for people to gather, senior centers and day 
care centers.” 

o Option 1 – would add features to the Future Land Use Map (FLUM). Similar to other overlays symbolized on 
the current FLUM, additional “neighborhood commercial” overlays would be placed on the FLUM indicating 
areas with special allowances for small commercial uses. Uses that are currently allowed on these 
properties would continue to be allowed. 

o Option 2 – does not add any additional overlays to the FLUM and instead updates the allowed use chart in 
the zoning code to allow for more neighborhood-scale commercial uses. 

3. Port of Anacortes - Requested land use designation change for 3 parcels near the airport from Aeronautical Zone 
(AZ) to Light Manufacturing (LM). (Res. 3161, LEG-2024-13). 

4. Fidalgo Pool & Recreation District - Requested land use designation change for multiple parcels near the Fidalgo 
Pool from Residential Medium Density (RMD) to Public (P). (Res. 3161, LEG-2024-12). 

5. Tom Skillings - Requested land use designation change of a portion of a parcel from Industrial to Residential 
Medium Density (RMD). (Res. 3161, 2021 Docket). 

6. Port of Anacortes - Requested land use designation change of one parcel west of the terminus of 2nd St. from Light 
Manufacturing (LM) to Manufacturing and Shipping (MS). (Res. 3161, LEG-2024-15). 

7. Port of Anacortes - Requested land use designation change of multiple parcels associated with the Cap Sante 
Marina from Commercial (C ) and Marine Mixed Use (MMU) to Commercial Marine (CM). (Res. 3161, LEG-2024-
14). 

8. Add all unincorporated Anacortes Community Forest Land (ACFL) parcels to the UGA. (Res. 3161, LEG-2024-05). 
9. Expand the UGA to include Signal Hill properties. (Res. 3161, LEG-2024-11). 
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Land Use Designation Preliminary Amendment Proposals  
Proposed changes are shown in strike-through/underline format. 

Table LU-1. Land use designations.  

The allowed uses and densities noted herein are intended as a summary of key provisions to guide implementing zoning 
codes, and not as a complete description of all possible uses. 

“Special topics to explore” are intended to document future potential considerations that may warrant additional review.   

 

Land Use Designation 

Implementing  
Zoning 

Designation Rationale 

Residential Low Density 1   
Purpose:  This designation provides for low density residential 
development in the southern end of the City that is inappropriate 
for more intensive urban development due to topography, the 
frequent presence of wetlands, the high cost and difficulty in 
extending public facilities, and the desire to create a lower 
intensity transitional area between the city and the surrounding 
unincorporated rural pasture, forest and agricultural land. 

Principal uses & density: Single-family detached dwellings are the 
predominant dwelling type.  Other dwelling types, such as 
accessory dwellings and cottage housing, may be allowed under 
certain circumstances.  The permitted base density is up to 2 
dwelling units per gross acre.  Densities up to 4 units per gross 
acre may be permitted via a special review process. 

R1 
 

 

Residential Low Density 2  
Purpose:  This designation provides for low density residential 
development in mostly established neighborhoods throughout the 
City.  These areas are inappropriate for more intensive urban 
development due to the established character of the area and/or 
due to the area’s separation from transit uses and commercial 
services.   

R2,  
R2a 

Updated to reflect changes made in 2019 to allow cottages 
in this designation.  Duplexes in the R2 zone were changed 
from a conditional use to permitted outright in 2024 (Ord. 
4070)   
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Land Use Designation 

Implementing  
Zoning 

Designation Rationale 
Principal uses & density: Single-family detached dwellings, 
accessory dwelling units, duplexes, and cottages are the 
predominant dwelling types.  Other dwelling types, such as 
duplexes, accessory dwellings and cottage housing may be 
allowed under certain circumstances.  The permitted density is 
between 4 and 8 dwelling units per gross acre, depending upon 
the established development pattern and character of the area. 

Special topics to explore: Accommodate affordable housing and tiny 
houses (see Housing Element).  Explore option for 6,000 sf lots 
where compatible with existing development (east of Anacopper 
Mine Rd.). 

Density measurement of du/acre would apply to new land 
divisions and cottages. Standards for calculating minimum 
and maximum permitted density are in AMC 19.42.100.   

Residential Medium Density  
Purpose:  This designation provides for moderate density 
residential neighborhoods on lands that are suitable for urban 
development.  These areas are conveniently located in relation to 
traffic routes, public utilities and community facilities. 

Principal uses & density: Single-family detached dwellings, 
accessory dwelling units, cottages, duplexes, triplexes, and 
townhomes are the predominant dwelling types.  Other dwelling 
types, such as fourplexesaccessory dwellings, cottage housing, 
and low density multi-family may be allowed under certain 
circumstances.  The permitted density is 7-14 dwelling units per 
gross acre, depending on the particular housing types used and 
established development pattern and character of the area.   

Special topics to explore: Accommodate tiny houses (see Housing 
Element), reduce minimum lot size to 4,500 sf, and explore option 
for 3,000 sf lots where consistent with historic plats.  Consider uses 
that provide neighborhood gathering places. 

 

R3 
R3a 

 

Duplexes, triplexes, fourplexes, and townhomes up to 4 
units are allowed by right in RMD zones. Density 
measurement of du/acre would only apply to new land 
divisions. Standards for calculating minimum and 
maximum permitted density are in AMC 19.42.100.   
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Land Use Designation 

Implementing  
Zoning 

Designation Rationale 

Old Town  
Purpose:  This designation recognizes the unique heritage, and 
scale, and character of the oldest residential area of the city by 
establishing standards to maintain the scale and character of the 
area. 

Principal uses & density: Single-family detached dwellings, 
accessory dwelling units, and duplexes are the predominant 
dwelling type.  Other dwelling types such as accessory dwellings 
and duplexes,  cottages, triplexes, and townhomes may be allowed 
under certain circumstances.  The permitted density is 7-14 
dwelling units per gross acre, depending on the particular housing 
types used and established development pattern and character of 
the area. 

OT 
The Racially Disparate Impacts (RDI) analysis and 
Department of Commerce guidance recommend moving 
away from the term “character” when possible, as it is a 
vague term that historically has been used to exclude 
people of color from certain neighborhoods and cities. 

Duplexes are permitted outright and are subject to special 
Old Town design standards and the duplex design 
standards established in 2019. 

Allowing cottages, triplexes, and townhomes ‘under certain 
circumstances’ complements new proposed revisions to 
housing goals and policies to allow for the next increment 
of housing throughout Anacortes neighborhoods to 
promote organic change over time. 

Residential High Density 
Purpose:  This designation provides for urbanized areas with a 
mixture of multifamily dwelling units that are within walking 
distance of public transit and commercial/employment areas 
and/or community facilities.  This designation creates a transition 
from high intensity uses, such as commercial or industrial 
development, to lower intensity residential areas. 

Principal uses & density: A mixture of single and multifamily 
dwelling units.  Some commercial uses may be permitted.. A 
minimum density of 15 du/acre applies to development of all lots 
6,000 square feet or more in size There is no prescribed density 
limit, except in designated areas away from downtown and South 
Commercial Avenue (up to 18 dwelling units per gross acre). 

Special topics to explore: Consider adopting density minimums for 
new development; and consider uses that provide neighborhood 
gathering places. 

R4  
R4a 

The HAP recommends consideration of prohibiting new 
large-lot single family uses in Medium and High-Density 
designations to promote more efficient use of the limited 
areas zoned for higher density housing types.  A minimum 
density standard for new development of lots exceeding a 
certain size could accomplish similar results without 
completely prohibiting new SF development on existing 
smaller lots. 
About 25% of the parcels in the R4 zone are less than 6,000 
square feet. Therefore, a minimum density that applies to 
lots 6,000 sf or more is intended to ensure multifamily and 
townhouse development happen in the majority of RHD 
zones. 
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Land Use Designation 

Implementing  
Zoning 

Designation Rationale 

Central Business District 
Purpose:  This designation has been applied to the existing 
downtown commercial district in Anacortes.  The purpose of the 
district is to reinforce downtown as the center of commercial, 
civic, and cultural activities within the city.  Downtown is expected 
to accommodate new development while reinforcing and 
enhancing its historic pedestrian-friendly character and scale. 

Principal uses & density: A broad mix of commercial, retail, 
professional office, civic and cultural, and residential uses.  Active 
uses are required on the ground floor along Commercial Avenue 
and key side streets.  Multi-story buildings and a mixture of uses 
are encouraged.  New residential uses must feature transit-
supportive densities (at least 15 dwelling units per gross acre). 

Special topics to explore: Consider concept of a transitional zone or 
related land use and development standards provisions along the 
east side of Q Avenue. 

CBD  

Commercial 

Purpose:  This designation provides for a wide variety of general 
service, retail, commercial, and mixed-uses that serves local and 
regional residents and the traveling public.   

Principal uses & density: A wide variety of general service, retail 
commercial, and professional office uses.  Multifamily uses are 
encouraged on upper floors along South Commercial Avenue and 
are allowed on certain side streets.  New residential uses must 
feature transit-supportive densities (at least 15 dwelling units per 
gross acre).  

C  

Marine Mixed-Use 
Purpose:  This designation provides for a special mix of 
commercial, cultural, recreational, and residential uses in a high 
amenity area along the waterfront or with special waterfront 
relationship.  The design of uses is intended to emphasize the 

MMU  
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Land Use Designation 

Implementing  
Zoning 

Designation Rationale 
unique marine setting by providing marine access and views from 
public spaces and establishing/maintaining a pedestrian-friendly 
character. 

Principal uses & density: The primary uses are commercial, 
hospitality, cultural, and recreational uses.  Residential uses are 
encouraged in mixed-use structures and allowed in single purpose 
structures provided developments include a horizontal mix of 
uses.  Multi-story buildings are encouraged provided they are 
designed and oriented to provide public marine views and 
integrate human-scaled design details.  New residential uses must 
feature transit-supportive densities (at least 15 units/acre).   

Commercial Marine 
Purpose:  This designation is established in recognition of the 
unique and irreplaceable nature of certain marine sites in 
Anacortes and provides for a marine-oriented uses and 
commercial and industrial enterprises where orientation to 
navigable waterways and the tourism trade is of primary 
importance.   

Principal uses & density: Marine-oriented commercial, recreational, 
and industrial uses.  Tourism uses building on marine access and 
views are encouraged.  Retail uses are limited to small scale 
establishments in support of primary uses.  Large and multi-story 
buildings are allowed provided they are designed and oriented to 
provide public marine views.   

CM, 
CM1, 
CM2 

The CM1 zone was eliminated with the 2019 development 
regulation updates. 

Light Manufacturing 
Purpose:  This designation provides for a mix of industrial 
structures and uses, service commercial uses and limited retail 
uses that minimize external visual or physical impacts on adjacent 
properties and generally do not compete with uses in the CBD and 
C zones.  

LM, 
LM1 
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Land Use Designation 

Implementing  
Zoning 

Designation Rationale 
Principal uses & density: General service and light industrial uses 
that can be operated in a relatively clean, quiet, and safe manner 
compatible with adjoining uses.  Retail and office uses are limited 
in scale or type to avoid competition with uses in the CBD and C 
zones.  

Manufacturing & Shipping 
Purpose:  This designation provides for manufacturing and 
shipping uses that can utilize the deep waters of the Guemes 
Channel. 

Principal uses & density: Marine oriented manufacturing and 
shipping uses plus complementary support uses. 

Special topics to explore: Consider concept of a transitional zone or 
related land use and development standards provisions for the area 
between T and U Avenues north of 4th Street. 

MS  

Industrial 
Purpose:  This designation provides for manufacturing and closely 
related uses in areas with existing industrial uses or other areas 
with suitable land and transportation access that are buffered 
from residential and other uses that are likely to complain about 
industrial activities. 

Principal uses & density: Industrial, research and development, 
repair, warehouse, shipping terminals that minimize external 
impacts to adjacent districts, and accessory uses. 

Special topics to explore: Refine use, design, bulk and dimensional 
standards to promote desired development. 

 

 

I  
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Land Use Designation 

Implementing  
Zoning 

Designation Rationale 

Heavy Manufacturing 
Purpose:  This designation provides for heavy manufacturing and 
closely related uses in the March Point area. 

Principal uses & density: Industrial, research and development, 
repair, warehouse, shipping terminals and related uses whose 
production process creates a potential hazard or nuisance to 
adjacent uses. 

HM  

Public Use 
Purpose:  This designation is to allow for common public uses 
where the need arises and uses will not create a nuisance or 
interfere with existing uses. 

Principal uses & density: Public parks and recreation facilities, 
open space, public green space, single family residences under 
certain circumstances, schools, and other public facilities. Green 
space is defined as an area of land, vegetated by natural features 
such as grass, trees, or shrubs, within an urban context and less 
than one acre in size that creates public value through promoting 
physical and mental health, providing relief from urban heat, 
protecting streams or water supply, or enhancing visual quality 
along a highway, road, or street.   

P 

 

GMA requires that the land use element designate the 
proposed general distribution and location and extent of 
certain public land uses, including public utilities, public 
facilities, recreation, and open spaces.  HB 1181 added 
‘green space’ and ‘urban and community forests’ into the 
list of uses of land that must be designated.  

Green space is proposed to be included in the Public 
designation.   

*Urban and community forests, such as the ACFL, are 
currently designated Public, but may need to be designated 
separately.  We are researching the GMA requirements to 
see if this is necessary or if there is an alternative method 
that might work better for Anacortes. 

*See note re: Urban and community forests in the right-hand 
column. 

Aeronautical Zone 
Purpose:  This designation provides for the Anacortes Airport and 
associated uses. 

Principal uses & density: Airport and aeronautical related uses. 

AZ  

 

  

Page 67 of 260



ANACORTES 2025 COMPREHENSIVE PLAN UPDATE (DRAFT)  Page I-12 

Table LU-2. Overlay designations 
Some areas within the city have unique characteristics, special land uses and/or land use objectives that call for 
an overlay that would apply in addition to the base land use designation. 

Special Land Use Overlays  
Implementing  

Zoning Designation 
Rationale 

Medical Overlay 
Purpose:  This overlay designation provides for coordinated expansion of 
Island Hospital and growth of medical support uses in the immediate 
vicinity while minimizing the impacts on surrounding residential uses.  

Principal uses & density: Hospitals and medical clinics in addition to 
permitted uses in the underlying zoning district.  Uses are subject to 
height, density and other development standards in the underlying zone, 
unless modified by the overlay standards. 

Special topics to explore: Refine overlay boundary, use provisions, and height 
provisions. 

MED-O  

Live/Work Overlay 
Purpose:  This overlay designation provides the opportunity to combine 
living and working spaces in individual units, provided the scale and impact 
of such non-residential uses is limited.  This designation is appropriate for 
select R-3 and R-4 zones that are adjacent to commercial or 
manufacturing zones. 

Principal uses & density: Small scale retail, commercial, and 
manufacturing uses are allowed if combined with a permitted use in the 
base zoning district.  Subject non-residential activities shall be conducted 
indoors and external impacts minimized.  Limited outdoor storage and 
sales may be allowed on a case by case basis provided measures are 
taken to minimize external impacts.    

LW-O  

Mixed-Use Business Overlay 
Purpose:  This overlay designation provides the opportunity to integrate 
non-residential uses together with residential uses.  Such uses shall be 
limited to those uses that minimize external or physical impacts on 
residential uses.  This designation is appropriate for select R-2, R-3, and R-
4 zones that are adjacent to commercial or manufacturing zones.   

MUB-O Looking for ways to 
support current land use 
policy LU-6.5 – “Allow 
some compatible 
nonresidential uses in 

Page 68 of 260



ANACORTES 2025 COMPREHENSIVE PLAN UPDATE (DRAFT)  Page I-13 

Special Land Use Overlays  
Implementing  

Zoning Designation 
Rationale 

Principal uses & density:  Professional office, institutional, educational, and 
small scale retail in addition to permitted uses in the underlying district.  
Non-residential activities shall be conducted indoors and external impacts 
minimized. 

Special topics to explore: Refine overlay boundary, use provisions, and height 
provisions. 

residential zones, such as 
appropriately scaled 
schools, neighborhood-
scaled grocery stores, 
religious facilities, home 
occupations, parks, open 
spaces, and other uses 
that provide places for 
people to gather, senior 
centers and day care 
centers.” 

The current “mixed-use 
business overlay” could be 
adjusted and updated to 
apply in more areas or new 
neighborhood commercial 
overlays. 
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Anacortes Comprehensive Plan Update 
Housing Goals and Policies Tracker 
DRAFT September 18, 2024 

9/25/24 Planning Commission Discussion Version 

 

Introduction 
This goals and policies tracker reviews the Housing Element of the 2016 Anacortes Comprehensive Plan in support of the 2025 periodic update. MAKERS is providing comments, considerations, and recommendations for 

updating goals and policies. Further updates and additions will be added to the Housing Element to meet climate element requirements and better connect policies that are both housing and climate related. 

Some frequent abbreviations used in this audit: 

HAP = Housing Action Plan 

AMC = Anacortes Municipal Code 

RDI = Racially disparate impacts 
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Anacortes Comprehensive Plan – Draft Housing Goal and Policies Update 

Housing Element 
Some comments reference the Racially Disparate Impact (RDI) analysis, which is available on the project webpage. See also the 2023 Anacortes Housing Action Plan (HAP). 

Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Goal H-1  31 Housing Supply and Variety. Provide for a sufficient quantity and 

variety of housing to meet community needs.  

  

Policy H-1.1 31 Provide for an adequate supply of appropriately zoned land to 

accommodate the city’s housing growth targets. 

  

Policy H-1.2 31 Promote a variety of residential densities and housing types in all 

price ranges to meet a range of housing needs and respond to 

changing needs and preferences. 

Promote  a variety of residential densities and housing types in all price 

ranges to meet a range of housing needs and respond to changing needs 

and preferences. Promote a variety of housing options that are needed by 

the different demographic groups and life situations in Anacortes. For 

example, young families, single parents, seniors, people of color, 

professionals, and service workers can all have different needs and 

preferences for housing size, design, location, and prices. 

Per the Racially Disparate Impacts (RDI) analysis, amend this policy 

(or add a similar policy) that that specifically addresses the housing 

needs and preferences of people of color. 

Policy H-1.3 31 Integrate smaller housing types, such as cottages, duplexes, 

townhouses, and accessory dwelling units, into residential 

neighborhoods. 

Integrate smaller housing types, such as cottages, duplexes, townhouses, 

and accessory dwelling units, into low and medium density residential 

zones.residential neighborhoods. 

Replace “residential” with a more general reference to zones to avoid 

implying existing neighborhoods only consist of single-family 

residences. Note the city has been making progress on this with 

updated development regulations and is already seeing construction 

of more diverse housing types in recent years. 

Policy H-1.4 31 Consider the potential for development of tiny houses in selected 

areas of the city. 

Consider the potential for development of tiny houses in selected areas 

throughoutof the city.  

The RDI analysis cautions that the “selected areas” not be restricted to 

segregated or higher-density areas of the city. The Housing Action 

Plan recommendation is consistent with the RDI analysis, as it 

recommends considering permanent tiny home clusters only in low- 

and medium density residential zones such as R2, R2A, and R3 in 

order to preserve the limited land available for denser housing. 

Policy H-1.5 31 Encourage infill development on vacant or under-utilized land.   

Policy H-1.6. 31 Evaluate barriers to achieving increased density in multifamily 

residential and mixed use zones and revise regulations if 

appropriate. 

  

Policy H-1.7 31 Provide for development of multifamily housing in areas close to 

shopping, employment, services and public transportation. 

Provide for development of multifamily housing in high-opportunity areas 

and areas close to shopping, employment, services and public 

transportation. 

The RDI analysis recommends referring to “high opportunity” areas 

and avoiding the suggestion that new multifamily use must be 

concentrated in areas that typically have higher exposure to noise and 

pollution (e.g. arterial streets). 

Policy H-1.8 31 Provide for flexibility in subdivision development in order to 

promote environmental protection, encourage infill development, 

enhance neighborhood character, employ low impact 

development techniques, and other similar goals. 

Provide for flexibility in subdivision development in order to promote 

environmental protection, encourage infill development, enhance 

neighborhood character, employ low impact development techniques, 

and other similar goals. 

Updated to avoid the use of “neighborhood character," as it is a vague 

term that can often be employed to the effect of excluding new types 

of development. Recommendation from the RDI analysis. 
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Anacortes Comprehensive Plan – Draft Housing Goal and Policies Update 

Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Policy H-1.9 32 Encourage demonstration projects of innovative housing types or 

programs, such as co-housing, tiny houses, or others. 

Encourage more development of innovative housingdemonstration 

projects of innovative housing types or programs and strategies, such as 

co-housing, co-living, land trusts, sweat equity, co-location of housing 

with public facilities, ltiny houses, or others.  

 

The City has already implemented or seen development of 

demonstration projects, which the Skagit Co-Housing project is a great 

example of. Suggesting updating policy language to move towards 

development of more of these projects, rather than referring to them 

as demonstration projects. Tiny houses are already mentioned 

specifically in policy H-1.4. Co-living (single room occupancies) is 

required to be addressed by cities under new state law RCW 

36.70A.535. 

Policy H-1.10 32 Permit manufactured homes on individual lots in residential zones 

in accordance with the provisions of state and federal law. 

  

   New Policy 

 

Maintain development regulations that permit allowed residential uses by 

right and avoid conditional uses. 

City Council expressed interest in such a policy. This policy will help 

reduce confusion from applicants on what residential uses are 

allowed and help speed up aspects of the permitting process. 

(2025 Docket Item - LEG-2024-07). 

Goal H-2  32 Neighborhood Character. Promote the stability and vitality of 

residential and mixed use neighborhoods.  

Neighborhood CharacterForm. Promote the stability and vitality of 

residential and mixed use neighborhoodsAllow organic change of 

neighborhoods over time to meet community needs, while preventing 

neighborhoods from experiencing extreme changes in a short period of 

time. 

 

A goal centered on the phrase "neighborhood character," is vague, and 

can be used to justify leaving higher-income neighborhoods 

unchanged, based on the RDI analysis recommendations and 

Department of Commerce guidelines. 

 

Instead a new housing goal can be focused on allowing change of 

housing types over time but in a manner that is more incremental and 

doesn’t have major jumps in housing types for a given neighborhood. 

City Council expressed interest in this.  

(2025 Docket Item – LEG-2024-06)   

Policy H-2.1 32 Encourage housing types and design that reinforce and enhance 

the character and scale of established neighborhood development 

patterns. 

Encourage housing types and design that reinforce and enhance the 

character and scale of established neighborhood development patterns. 

When necessary to meet housing needs over time, provide zoning 

changes that allow the next increment of housing throughout any 

neighborhood in Anacortes. 

Replace the current policy with a new policy that better aligns to the 

new goal suggested above. 

(2025- Docket Item – LEG-2024-06) 

Policy H-2.2 32 Develop design guidelines, standards or other measures to 

achieve the following benefits: 

A. Allow growth without sacrificing Anacortes’s unique small town 

character. 

B. Facilitate compatibility between existing and new housing. 

C. Integrate and connect multifamily developments with surrounding 

development to enhance a sense of community in neighborhoods. 

D. Allow for compatible integration of attached and detached accessory 

dwelling units in residential neighborhoods. 

MaintainDevelop design guidelines, standards or other measures to 

achieve the following benefits: 

A. Allow growth without sacrificing Anacortes’s unique small town 

character. 

B. Facilitate compatibility between existing and new housing. 

C. Integrate and connect multifamily developments with surrounding 

development to enhance a sense of community in neighborhoods. 

D. Allow for compatible integration of attached and detached accessory 

dwelling units in residential neighborhoods. 

 

Updated language to emphasizes the maintenance of design 

standards, since such standards have already been adopted. 

Policy H-2.3 32 Encourage rehabilitation and improvement programs to preserve 

the character and condition of existing housing. 

Encourage rehabilitation and improvement programs to preserve the 

character and condition of existing housing, especially for homes owned 

Updated to avoid the use of “character”. The RDI analysis notes that 

rehabilitation programs can help people stay in their homes, but it 

mostly benefits existing homeowners and does not help reduce racial 
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Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

by seniors, low-income people, and people of color who may face mobility 

and/or financial barriers to home maintenance. 

 

disparities in homeownership. RDI analysis suggests the City work 

with organizations representing seniors and communities of color to 

prioritize any potential program funding. 

Goal H-3  32 Housing Affordability. Provide for a range of housing 

opportunities to address the needs of all economic segments of 

the community.  

  

Policy H-3.1 32 Encourage preservation, maintenance, and improvements to 

existing affordable housing. 

  

Policy H-3.2 32 Develop meaningful, measurable goals and strategies that 

promote the development of affordable workforce housing to 

meet local needs and monitor progress toward meeting those 

goals. 

Develop meaningful , measurable goals metrics and strategies that 

promote the development of affordable workforce housing to meet local 

needs and monitor progress toward achieving those strategies. meeting 

those goals. Metrics should include homeownership rates and housing 

cost burden for people of color, and other statistics recommended by the 

Housing Action Plan. 

It is a misnomer to have a policy require new goals that are not already 

listed in the Housing Element, so it is suggested to replace that term.  

 

Refer to the HAP Section 6.4 for recommendations on how to monitor 

housing progress. This updated Housing Element policy also suggests 

an additional layer of metrics that include a focus on racial equity and 

addressing historic patterns of segregation, as recommended by the 

RDI analysis. 

 

With the edits, this policy may now fit better under Goal H-6, which 

relates to implementation and monitoring. 

Policy H-3.3 32 Support non-profit agencies and public/private partnerships to 

preserve or develop additional housing for very low, low and 

moderate income households.  

  

Policy H-3.4 32 Support both rental and ownership forms of affordable housing in 

a variety of types and sizes. 

  

Policy H-3.5 32 Locate affordable housing throughout the city and especially in 

areas with good access to transit, employment, education, and 

shopping. 

Locate affordable housing throughout the city and especially in high 

opportunity areas with good access to transit, employment, education, 

and shopping. 

The RDI analysis recommends referring to “high opportunity” areas 

and avoiding concentrating new housing in a single area or areas with 

higher exposure to noise and pollution (e.g. arterial streets). 

 

The use of “high opportunity” areas, widens the scope of appropriate 

areas for affordable housing while still including transit, employment 

education, and shopping areas. 

Policy H-3.6 32 Consider a housing levy to provide ongoing funding for affordable 

housing. 

Consider  Explore a housing levy to provide ongoing funding for 

construction and preservation of affordable housing. 

More forward language suggested. The RDI analysis finds a levy has 

the potential to improve racially disparate impacts. 
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Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Policy H-3.7 32 Consider developing an inclusionary zoning program as a means 

of increasing the City’s affordable housing supply. 

Consider developingExplore the establishment of a Multifamily Tax 

Exemption (MFTE) programn inclusionary zoning program as a means of 

increasing the City’s affordable housing supply. Consider the provisions 

recommended by the Housing Action Plan on the residential target area, 

eligible properties, duration, duration, and other standards. 

Recommend this policy be removed and replaced with support for 

implementing a Multifamily Tax Exemption (MFTE) program. 

Inclusionary zoning (IZ) was considered in the Housing Action Plan 

(fulfilling this 2016 policy) and it was found that IZ likely would reduce 

or not significantly increase housing production due the lack of 

significant multifamily development occurring in the city. Instead, 

direct subsidies such as Housing Choice (known as “Section 8”) 

vouchers and bonus programs such as the MFTE program will likely 

be more effective at producing affordable housing in Anacortes. 

Policy H-3.8 32 Require that affordable housing achieved through public 

incentives or assistance remains affordable for the longest 

possible term. 

  

Policy H-3.9 32 Evaluate land owned by the City and other public entities for use 

for affordable housing utilizing a community land trust,-or similar, -

type model. 

Evaluate  land owned by the City and other public entities for use for 

affordable housing utilizing a community land trust,-or similar, -type 

model. 

Disposition of City-owned surplus land will prioritize affordable housing 

developers (especially those serving communities of color) or other 

community-determined uses, consistent with the allowances of state law. 

Recommended by HAP Section 4.4.1 and allowed under new state law, 

RCW 39.33.015. RDI analysis says city should prioritize working with 

groups that directly serve communities of color when seeking 

development partners for projects on public land. 

   New Policy 

 

Explore opportunities for affordable housing on City-owned and other 

public land in downtown, including redevelopment of parking lots, co-

location of affordable housing with public facilities, and new land 

acquired by the City for the purpose of developing housing. 

Recommended by several strategies in HAP Section 4.4. 

Policy H-3.10 33 Develop and implement a detailed affordable housing program 

that identifies specific actions to increase the supply of housing 

that is affordable to low to middle-income individuals and families. 

Develop and implement aMaintain and update the Anacortes Housing 

Action Plan, with a focus on detailed affordable housing program that 

identifies specific actions to increase increasing the supply of housing 

that is affordable to low to middle-income individuals and families and 

addressing racial disparities and past patterns of segregation and 

exclusion. 

The spirit of this policy was achieved with the Housing Action Plan. 

However, this policy can be worked to encourage updating the HAP 

over time. The RDI also recommends the HAP have more information 

and strategies to address past patterns of segregation and exclusion. 

Goal H-4  33 Special Needs. Provide housing options for special needs 

populations, including independent living for seniors, assisted 

living, memory care, drug & alcohol rehab and mental health 

facilities.  

  

Policy H-4.1 33 Provide accommodation throughout the city for housing for 

people with special needs and avoid concentrations of such 

housing. 

  

Policy H-4.2 33 Encourage the development of senior-friendly housing 

opportunities, particularly in areas near services and amenities. 
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Anacortes Comprehensive Plan – Draft Housing Goal and Policies Update 

Goal or 

Policy 

Existing 

Page 

Number 

Existing Goal or Policy Text First Draft Proposed Policy Revision 

The policies will undergo at least another round of revisions before 

their estimated final adoption in 2025 

Reasoning for Proposed Policy Change 

Policy H-4.3 33 Promote a range of housing types for seniors; e.g., adult family 

homes, skilled nursing facilities, assisted living, and independent 

living communities. 

  

Policy H-4.4 33 Support ways for older adults and people with disabilities to 

remain in the community as their housing needs change by 

encouraging universal design or retrofitting homes for lifetime 

use. 

  

Policy H-4.5 33 Promote the provision of support services, including 

transportation options, to allow seniors and those with special 

needs to remain in their own homes or non-institutional settings. 

  

Policy H-4.6 33 Support public and private housing and services for people who 

are homeless. 

Support public and private housing and services for people who are 

homeless and transitioning out of homelessness. Allow the development 

of emergency shelters, transitional housing, emergency housing, and 

permanent supportive housing throughout Anacortes and consistent with 

state law. 

Added policy that shows consistency with requirements in HB 1220. 

Goal H-5. 33 Regional Collaboration. Actively participate and coordinate with 

other agencies in efforts to meet regional housing needs 

  

Policy H-5.1 33 Encourage local and regional affiliations and alliances to provide 

affordable housing. 

  

Policy H-5.2 33 Explore local and regional funding options to support development 

of housing for low- and moderate-income households. 

  

Policy H-5.3 33 Work with other jurisdictions and health and social service 

organizations to develop a coordinated, regional approach to 

homelessness. 

  

Goal H-6 33 Monitoring. Implement Housing Element goals in a manner that is 

efficient and transparent. 

  

Policy H-6.1 33 Evaluate and report on how the goals and policies of this Housing 

Element are being achieved. 

Evaluate and report on how the goals and policies of this Housing 

Element and the Housing Action Plan are being achieved.  

More specificity recommended. 

Policy H-6.2 33 Monitor housing supply, type and affordability, including progress 

toward meeting a proportionate share of the countywide need for 

affordable housing for very low-, low-, and moderate-income 

households. 

  

Policy H-6.3 33 Monitor local data and routinely reassess and adjust policies, 

strategies and regulations to improve effectiveness of programs 

to meet local housing needs. 

  

 New subheading: Climate focused goals and policies   

TBD TBD TBD TBD TBD 
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ANACORTES
2025 Comprehensive Plan 
Update

Draft Land Use & Housing 

Goal & Policy Updates
Planning Commission Meeting, September 25, 2024
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DISCUSSION ITEMS

• Future Land Use Map (FLUM) 
draft 2025 updates

• Draft land use goals and policies

• Draft housing goals and policies
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DISCUSSION ITEMS

Further opportunities for updates to the Land Use Element 
will be informed by Climate Element work, such as: 

• Land use planning approaches that help reduce 
greenhouse gas (GHG) emissions

• Special policies to support environmental justice

• Reduce and mitigate risk to lives and property posed by 
wildfire

• Consistency with relevant Countywide Planning Policies 
(CPPs)
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CURRENT LAND USE MAP
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FUTURE LAND USE MAP UPDATES
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SMALL AREA CHANGE TO RMD 

FLUM update 1:

Change from RLD-2 to RMD 

• This change supports H-1.7 – “Provide for 
development of multifamily housing in areas close 
to shopping, employment, services and public 
transportation.”

• Also supports the concept of new 
neighborhood commercial areas in the City

• There is an existing grocery store in the area, 
that could potentially have more customers in 
walking distance with proposed change

• The eastern portion of the area does have 
proximity to a stream, which should be taken 
into account 
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NEIGHBORHOOD COMMERCIAL OPTIONS

FLUM update 2:

Neighborhood Commercial Options 

• Looking for ways to implement LU-6.5 – “Allow 
some compatible nonresidential uses in 
residential zones, such as appropriately scaled 
schools, neighborhood-scaled grocery stores, 
religious facilities, home occupations, parks, open 
spaces, and other uses that provide places for 
people to gather, senior centers and day care 
centers.”

• Option 1 – Add neighborhood commercial 
overlays that symbolize areas with special 
allowances for small commercial uses

• Option 2 – Update permitted use chart to allow 
for more neighborhood-scale commercial uses. 
No symbology would be added to the map
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REQUESTED DESIGNATION CHANGE

FLUM update 3 and 4:

Requested Land Use Designation Changes

• Update #3: Port of Anacortes requested land use 
designation change for one parcel from 
Aeronautical Zone (AZ) to Light Manufacturing 
(LM) 
(Res. 3161, LEG-2024-13)

• Update #4: Fidalgo Pool & Recreation District 
requested land use designation change for 
multiple parcels from Residential Medium 
Density (RMD) to Public (P) 
(Res. 3161, LEG-2024-12)

3

4
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REQUESTED DESIGNATION CHANGE

FLUM update 5 and 6:

Requested Land Use Designation Changes

• Update #5: Tom Skillings requested land use 
designation change of a parcel from Industrial (I) 
to Residential Medium Density (RMD)
(Res. 3161, 2021 Docket)

• Update #6: Port of Anacortes requested land use 
designation change of a parcel from Light 
Manufacturing (LM) to Manufacturing and 
Shipping (MS)
(Res. 3161, LEG-2024-15)

5

6
Page 86 of 260



REQUESTED DESIGNATION CHANGE

FLUM update 7:

Requested Land Use Designation Changes

• Update #7: Port of Anacortes requested land use 
designation change of multiple parcels from 
Commercial (C) and Marine Mixed Use (MMU) to 
Commercial Marine (CM)
(Res. 3161, LEG-2024-14) 7
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REQUESTED DESIGNATION CHANGE

FLUM update 8 and 9:

Requested Land Use Designation Changes

• Update #8: Add all unincorporated Anacortes 
Community Forest Land (ACFL) parcels to the 
Urban Growth Area (UGA)
(Res. 3161, LEG-2024-05)

• Update #9: Expand the UGA to include Signal Hill 
properties
(Res. 3161, LEG-2024-11)
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LAND USE UPDATED GOAL & POLICY THEMES

Land Use Goals and Policies 

General Themes

• Minor verbiage updates to goal and policy language to use 
“maintain,” more often

• Policies that are suggested to be removed

• Addition of new policies

• Policies that might be too similar to one another – 
highlight as review for possible duplication of policy
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LANGUAGE UPDATES

Some examples: LU-2.1 & LU-3.2 

Since many zoning and design policies were implemented with the 2019 
development regulation update, many of the land use goals and policies 
got updated to include the term “maintain”

LU-2.1

LU-3.2
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SUGGESTED REMOVAL OF POLICIES
Some examples: LU-3.3 & LU-6.2 

LU-3.3

LU-6.2

Page 91 of 260



NEW POLICIES
Some example new policies 
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POSSIBLE DUPLICITY?
Some examples: LU-6.5 & LU-10.1 

There are a few policies that could be interpreted as being too similar.
Such policies are good items for Planning Commission feedback.

LU-6.5

LU-10.1
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HOUSING UPDATED GOAL & POLICY THEMES

Housing Goals and Policies 

General Themes

• Language revisions to reference HAP work

• Updates responding to the Racially Disparate Impacts 
(RDI) analysis and other HB 1220 requirements

• Addition of new policies
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LANGUAGE UPDATES
Some examples: H-3.2 & H-6.1 

Since the Housing Action Plan (HAP) is a recent major project the City 
completed, some policies were updated to reference the HAP and making 
sure strategies are implemented over time.

H-3.2

H-6.1
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RDI AND HB 1220 UPDATES
Some examples: H-1.2 & H-4.6 

H-1.2

H-4.6
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NEW GOAL & POLICIES
Some examples: H-2 & H-2.1 

H-2

H-2.1
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NEXT STEPS

• City staff is working on other elements of the Comprehensive Plan and 
presentations on other elements are upcoming

• In 2025, a second round of Land Use, Housing, and Future Land Use Map 
review will happen to better incorporate Climate policies 
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Planning Commission Agenda Bill  

Meeting Date: October 2, 2024 Agenda Item: 5.c. 
 
Subject: Housing Action Plan (HAP) Recommended Development Regulation Changes - 
continued discussion (2025 Comprehensive Plan Update) 
Staff Contact: John Coleman, LIBBY GRAGE 
 
Approved for Submittal to Commission by Action Type 
Libby Grage   
John Coleman   

Discussion 

 
Summary Statement: At the 9/11/24 Planning Commission meeting, the Planning 
Commission members decided to work in pairs to review, in detail, selected Housing 
Action Plan recommendations for changes to development regulations.  Each pair was 
charged with developing their own recommendations on their assigned HAP items and 
reporting back to the full Commission and public at tonight's meeting.   
Background: The 2023 Anacortes Housing Action Plan (HAP), adopted by City Council 
via Ord. 3104, includes suggested changes to Anacortes' development regulations that 
are intended to promote more diverse and affordable housing options in the City.  City 
Council selected specific measures from the HAP to forward to the Planning 
Commission for review and consideration during the 2025 Comp. Plan Update process. 
  
Previous Action: At the 8/28/24 and 9/11/24 Planning Commission meetings, 
MAKERS presented the selected HAP measures forwarded by the City Council for 
consideration during the periodic update process, along with regulatory concepts for 
their implementation.     
Competing Viewpoints Considered: Public comments may be sent to 
CompPlan@anacorteswa.gov any time.   
Recommended Motion: N/A - discussion only 
Alternative Actions: N/A 
Attachments (listed in order presented):  
1. August 28, 2024 Meeting Presentation Slides (HAP) 
2. September 11, 2024 Meeting Presentation Slides (HAP) 
3. CC Recommended Housing Action Plan Items 
4. Resolution 3104 and Adopted Housing Action Plan 
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ANACORTES
2025 Comprehensive Plan 
Update

Land Use & Regulatory Concepts
Planning Commission Meeting, August 28, 2024
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DISCUSSION ITEMS

• Background – growth & permits
• Regulatory concepts – allowing more housing types 
• Regulatory concepts – updating ADU provisions
• Regulatory concepts – updating minimum lot sizes
• Regulatory concepts – neighborhood commercial concept 
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DISCUSSION ITEMS
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EXPECTED GROWTH THROUGH 2045
POPULATION
• Anacortes is projected to have 4,988 more residents

• From 17,983 (2022) to 22,971 (2045)
• This is 17% of growth in Skagit County
• This requires 2,942 more housing units

JOBS
• Anacortes is projected to have 3,145 more jobs

• From 9,503 (2022) to 12,648 (2045)
• This is 15% of growth in Skagit County

These growth allocations are agreed upon by Skagit County and all of its cities. See Resolution 
2023-01 of the Growth Management Act Steering Committee of Skagit County. Page 103 of 260



RESIDENTIAL PERMITS SINCE 2013
• 1,146 units have been 

permitted since 2013
• There has been an increase 

in ADUs and middle housing 
types in recent years

• However, Anacortes has not 
been producing enough 
housing to meet the 2045 
projected need

• 128 units per year 
permitted on average 
needed (2022-2045)

• 101 units per year 
permitted on average
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Regulatory Concepts
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What’s Happened Since the HAP!?

WA HB-1110 Middle Housing Bill
• Effective July 2023
• 77 cities statewide subject to HB 1110* (not Anacortes)
• 3 tiers of cities with unique middle housing requirements
• Tier 3 – most applicable to Anacortes (cities <25,000 

within larger UGA)
• Duplexes must be allowed by right in ALL residential zones
• MAKERS working with Commerce on Middle Housing 

Model Code & User-Guide
• Applicable cities are required to update zoning to conform 

with law within 6 month of periodic comp plan update 
deadline
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What’s Happened Since the HAP!?

Washington Cities of all sizes and flavors 
updated zoning to allow middle housing
• Trailblazer cities

• Spokane, Walla Walla, Kirkland

• HB -1110 Implementation Cities
• Auburn, Burien, Renton, Seattle, Tacoma, 

Tukwila, University Place

• Non HB-1110 Cities are zoning for middle 
housing

• Aberdeen, Bingen, Anacortes……..?
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.1 – Allowing cottage housing 
in R1 zone
• Current plan: Cottage housing may be allowed under certain 

circumstances. Those circumstances are not defined.
• Current plan: Densities up to 4du/acre (above base 2ud/acre) 

via special review process (which is not defined)

• HAP proposes cottages to be a permitted use
• Cottages limited to 1,200sf and count as a ½ du for density 

purposes
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.3 – Allowing triplexes & 
townhouses in R2A zone as permitted uses (provided 
they meet any special unit size and/or additional lot 
size provisions)

• Only on lots with alley access

• Limit floor area to max 1,000-1,200sf and let them 
count as ½ du (similar to cottages)

• Limit to four attached units
• See related discussion below on Duplexes
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.5 – Reduce barriers for group living 
uses, including assisted living and nursing homes

• Assisted living - change from Conditional to 
Permitted in R3, R3A, and R4A

• Nursing homes - change from Conditional to 
Permitted in R4
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.6 – Adult family homes
New state legislation passed in 2020, RCW 70.128.066, 
provides a way for adult family homes to have seven 
or eight beds. The standards and definitions under 
AMC 19.43.020(B) should be updated accordingly.

• The enabling legislation under RCW 70.128.140 only 
requires that adult family homes be treated as 
single-family homes for regulatory purposes, not 
that they be physically designed as a detached 
single-family home (but still subject to zoning 
standards)
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.7 – Prohibit new large-lot single-
family uses in medium and high-density zones
• R3 and R4 zones make up only 14% of the City’s 

developable land but have some of the highest allowed 
densities

• A starting point is to prohibit this NEW single family uses 
in the R3A, R4, and R4A zones, but still allow in the R3 
zone

• If there’s a concern about feasibility of duplex+ 
development on small existing lots, consider exempting 
lots < 4,500sf (current min lot size for SF dwelling)

NOTE related discussion on duplexes below
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.8 – Duplex cottages
• Currently allowed: Attached duplex cottages in the 

R3, R3A, R4, and R4A zones.

• This provision has already been used in at least two 
projects since the 2019 code update.

• Proposed update: Streamline the code and allow 
duplex cottages in all zones where cottage housing is 
allowed.

Cully Green Cottages in 
Portland has duplex and 

even triplex cottages
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.9 – Single Room Occupancy 
Housing. Define, permit, and set standards for single-
room occupancy (SRO) housing. This type of housing 
operates similarly to dorms or hostels and provides a 
dignified housing option for people with the lowest 
incomes.

Consider calling these “Co-living housing” rather than 
SRO’s…..
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ALLOWING MORE HOUSING TYPES
What is Co-Living Housing?

• Low-cost housing option

• Each resident has a small, private, lockable unit

• Residents share kitchen spaces and other amenities

• Individual units usually include kitchenettes and 
private bathrooms

• Not recognized in current code; 
• Closest term is Rooming House - A dwelling, with a central 

kitchen and with more than one but fewer than nine 
boarders, with no more than nine sleeping rooms, which is 
considered as a type of multifamily use for design 
standards purposes
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ALLOWING MORE HOUSING TYPES
Co-living HB 1998 (enacted 2024)

• Jurisdictions must allow co-living housing on any lot 
within an urban growth area where at least 6 
multifamily units are allowed, including lots zoned 
for mixed-use development.

• Compliance recommendation: Replace current 
“rooming house” term/definition with new “Co-
living housing” term and definition and allow by 
right in R4, R4A, CBD, C, MMU (wherever multifamily 
with 6+ units is allowed by right currently)
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ALLOWING MORE HOUSING TYPES
Examples of Co-Living Housing can come in a variety 
of densities

The Village, a co-living community in Portland with 
4 homes and 26 units, developed by Open Door

Westward Studios, a 17-unit co-living 
development in Seattle acquired and 
renovated by Great Expectations

The Freya, a 78-unit co-living building 
with commercial space in Seattle, 
designed by Neiman Taber Architects
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ALLOWING MORE HOUSING TYPES
Action: Allow more housing types in more residential zones to 
promote middle housing and affordable housing.

HAP strategy 2.1.10 – Supportive Housing.
Supportive housing refers to residential facilities 
intended to house individual and families experiencing 
or at imminent risk of homelessness.

• Emergency shelter 

• Transitional housing, 

• Emergency housing, and 
• Permanent supportive housing.
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ALLOWING MORE HOUSING TYPES
Supportive Housing RCW 35A.21.430 (enacted 2021)

• Cities must allow permanent supportive housing or 
transitional housing in areas where multifamily 
housing or hotels are allowed. 

• Also, emergency shelters and emergency housing 
must be allowed in zones in which hotels are 
allowed.

• Compliance recommendation: Add a supportive 
housing use category, defined with the four 
supportive housing types, and allow by right in R4, 
R4A, CBD, C, MMU (wherever multifamily with 6+ 
units and hotels are allowed by right currently)
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ADU REGULATIONS
Action: Streamline ADU regulations to make them easier to finance, 
permit, and build.

HAP strategy 2.3 – ADU Regulations.
HB 1337 (enacted in 2023) requires jurisdictions to allow 
two ADUs per lot within an urban growth area.

Compliance recommendations include:

• Allow two ADUs by right in all primarily residential 
zones

• Remove the owner occupancy requirement (also in 
the HAP)

• Clearly state that only one parking space is required 
per ADU (also in the HAP)
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UPDATING MINIMUM LOT SIZES FOR DUPLEXES
HAP strategy 2.4.1

R2A zone: Recommended starting point
Duplex allowed by-right on same minimum lot 
size as a single-family dwelling (6,000 sf)
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Example model 
illustrating a 
duplex on a lot 
close to 6,000sf
Alley-loaded 
example
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Example models 
illustrating a 
duplex on a lot 
close to 6,000sf

Front-loaded 
examples
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Duplex Design Standards
Note existing Duplex design 
standards already in place – and 
could be modified
MAKERS prepared middle housing 
design standards as part of 
Commerce’ Middle Housing Model 
Code and is assisting several cities 
with such middle housing design 
standards now
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Incremental Implementation
Realistically, it’s expected that middle 
housing development under such updated 
codes to be slow and incremental

Even in bigger cities with higher property 
values, economist have assumed that 3-4 
homes/block might be modified or 
redeveloped with middle housing over 20 years
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UPDATING MINIMUM LOT SIZES
HAP strategy 2.4.1

R3 zone: Recommended starting point
Duplex allowed by-right on same minimum lot 
size as a single-family dwelling (4,500 sf) and 
allow additional units for every 1,500 sf 
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UPDATING MINIMUM LOT SIZES
HAP strategy 2.4.1

R4 and R4A zone:
• Reduce the minimum lot size for duplexes 

from 4,200 to 3,000 sf
• Eliminate the reference for requiring 

additional lot area for additional dwelling 
units beyond duplex (R4A)

• Consider raising base max height for R4 
zones to 45 feet and the bonus to 55 feet 
(not in the HAP)

Note: Current height limit 
measured to the highest point of 
structure; Images show what’s 
possible now with 40’ R4 limit
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NEIGHBORHOOD COMMERCIAL OPTIONS?
Current policy:

Current code: Neighborhood grocery store is conditionally permitted in all 
R zones except R-1. Key standards:
• Not to exceed 1,200sf of retail sales net floor area & 3,200sf of gross floor area.

• No such grocery uses must be allowed within ¼-mile of an existing grocery store.

Page 128 of 260



NEIGHBORHOOD COMMERCIAL OPTIONS?
Anacortes already has two examples – though they are “non-conforming”:

“The Store” is zoned R-2A and 
approximately 3,600gsf

Steinman Grocery is zoned R-3 and 
approximately 2,500gsf
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NEIGHBORHOOD COMMERCIAL OPTIONS?
There’s a movement statewide to try to allow these small 
corner stores to provide more services and amenities within 
walking distance of homes, provided they are in scale and 
integrate measures to minimize impacts to neighboring 
residents
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NEIGHBORHOOD COMMERCIAL OPTIONS?

Suggested consideration:
Allow small-scale corner stores by right in all but R-1 zone:
• Limit the uses to neighborhood-serving retail uses, café’s, personal 

service uses, and offices
• Limit floor area to 2,000sf in in R-2, but maybe larger in R-3, 

particularly R-4 (maybe up to 4,000-5,000sf)
• Limit hours of operation (certainly to close by 10pm)
• Parking – no-off street parking requirements considering small size, 

but perhaps allow only where on-street parking is available on one or 
both streets (note that Steinman Grocery only has on-street parking 
on side street)

• Perhaps other simple site/building design standards to ensure 
compatibility
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NEIGHBORHOOD COMMERCIAL OPTIONS?

Other options:
1. Zone the two existing non-conforming stores to Commercial to 

bring them into conformance
2. Create a neighborhood commercial overlay that allows for 

neighborhood commercial uses but doesn’t change the underlying 
zone. Map priority/possible sites including the two current stores.
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NEXT STEPS
• Future Land Use Map (FLUM) considerations
• More land use and housing concepts
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ANACORTES
2025 Comprehensive Plan 
Update

Land Use & Regulatory Concepts
Planning Commission Meeting, September 11, 2024
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DISCUSSION ITEMS

Remaining regulatory concepts from 
the HAP
• Updates to development standards 

and density
• Adjusting design standards
• Adjusting parking standards
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DISCUSSION ITEMS
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UPDATING MAXIMUM LOT COVERAGE 
HAP strategy 2.4.2

R4 and R4A zones 
• Current code: R4 and R4A zones have a lot 

coverage of 50%
• Current code: R4 and R4A zones also have a 

minimum landscape area standard of 20%

• HAP describes current maximum lot coverage 
being on the lower side for a high-density zone, 
which particularly impacts smaller sites  

• Proposed update: Increase the maximum lot 
coverage for R4 and R4A zones to 60%

• For comparison the State Middle Housing Model Code 
sets max lot coverage at 55% for 6 units 
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UPDATING DENSITY STANDARDS
HAP strategy 2.4.4

Minimum density for R4 zone
There is currently no minimum density standards in the 
zoning code
• Proposed update: Add a minimum density of 15 du/acre 

in the R4 zone applicable to lots:
• 12,000 square feet or more in size; or
• 15,000 square feet or more in size

(minimum density calculations would not include adjacent 
right-of-way)
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Example development 
on a 15,000 square 
foot lot. 
The 10 unit 
development is about 
30 du/acre
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UPDATING DENSITY STANDARDS
HAP strategy 2.4.4

Updating maximum density in all residential zones
• Current code: Maximum density standards range from 2 

to 18 du/acre depending on the zone
• The current maximum densities would prevent middle 

housing development even with lot size adjustments
• Current max densities are calculated using gross acres, which 

includes ½ of the abutting right-of-way
• A duplex on a 6,000 sf lot is about 15 du/acre
• A duplex on a 7,500 sf lot is about 12 du/acre
• A 10-unit development in R4A zone on a 6,000 sf lot ≈ 70 du/acre
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UPDATING DENSITY STANDARDS
HAP strategy 2.4.4

Updating maximum density in all residential zones
• Current code: Zones R3 and R3A have already been 

updated to focus on minimum lot size instead of typical 
du/acre measurement

• Proposed update: Remove the use of maximum density 
standards from the remaining residential zones and rely 
on minimum lot size standards and permitted uses

NOTE: HAP recommendations and discussions 
last meeting re allowing duplexes by right in the 
R2A zone. This provision complicates regulating 
maximum density.  The solution is to just regulate 
min lot size and permitted uses.
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UPDATING SETBACKS
HAP strategy 2.4.5

Street setback
• Proposed update: Reduce the street setback from 20 feet 

to 15 feet in R2A, and R3 zones
• 15 feet complements the recommended adjustments in 

lot size and permitted uses in these zones
• 15 feet still provides adequate space for useable open 

space and landscaping, and garages would still be 
required to have minimum 20-foot street setback
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UPDATING SETBACKS
HAP strategy 2.4.5

Interior side upper floor setback
• Current code: Residential zones have an interior minimum 

side setback for the upper floors different from the 
interior ground floor setback

• Proposed update: Remove the minimum interior side 
upper floor setback standard from R3, R4, and R4a zones

• Due to construction methods and cost, few developments 
will setback the upper floors further than the ground floor 
– especially for shorter low-rise buildings

• Therefore, the upper floor setback functions as a 
whole-building side setback
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UPDATING SETBACKS
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HEIGHT BONUS PROGRAM
HAP strategy 2.4.6

Interior side upper floor setback
• Current plan: R4, CBD, and C, zones have a bonus height 

available to developments that meet certain conditions
• Current plan: One way to reach this bonus is for the 

development to have at least 50% of the units be small 
units no bigger than 600 square feet

• Proposed plan: Consider increasing the size of “small units” 
to no bigger than 650sf to allow for slightly more storage 
space

• Other height bonus criteria to consider:
• Inclusion of day care space and service in mixed-use development
• Development of senior housing
• Development of assisted living facility or nursing home Page 145 of 260



ELEVATOR PENTHOUSE
HAP strategy 2.4.7

Elevator Penthouse
As more multifamily and mixed-use housing is built in 
Anacortes, details like elevator design are important factors 
for livability and functionality.
• 10 feet tall elevator cabs help residents when moving large 

pieces of furniture
• Elevator-accessible roof decks are popular and help meet 

residential open space requirements
• Current standards make it difficult to have both 10 feet tall 

elevator cabs and residential roof decks

• Proposed plan:
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RELIGIOUSLY-OWNED DENSITY BONUS
Under state law RCW 35A.63.300 (enacted 2019)

• Cities must have/allow increased density bonuses on 
land owned by religious organizations if affordable 
housing for low-income households are being 
developed. 

• Remote and virtual worship has changed 
congregation patterns and the use of religious space

• The law provides an opportunity for religious 
organizations to better serve faith-based missions 
related to affordable housing

• Bonuses can come in the form of increased height, 
more lot coverage, reduction of setbacks, less 
required parking, etc.
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RELIGIOUSLY-OWNED DENSITY BONUS
HAP strategy 2.4.8

Religiously-owned land 
density bonus
Proposed plan: Set density bonus 
standards for each residential zone 
for if a religious organization 
chooses to develop affordable 
housing
• Early suggestions that can be 

adjusted through the update 
process

R1
Bonus

R2, R2A, OT
Bonus

R3, R3A
Bonus

R4, R4A
Bonus

- Minimum lot 
size of 9,000 
sf

- Townhomes 
are 
permitted

- No interior 
side upper 
floor setback

- Townhomes 
and triplexes 
are 
permitted

- Max height 
of 45 feet

- No additional 
lot size 
needed

- Multifamily 
of 5+ units is 
allowed

- Max height 
of 65 feet

- Additional 
5% lot 
coverage
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ADJUST DEFINITIONS: FAMILY
HAP strategy 2.5.1

Action: Amend definition of “family” to comply with state law.

Under state law RCW 35A.21.314 (enacted 2021)
Cities may not regulate or limit the number of 
unrelated persons that may occupy a household or 
dwelling unit.
• Proposed update:
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ADJUST DESIGN STANDARDS: TOWNHOUSES
HAP strategy 2.5.2

Action: Clarify what design standards apply to townhouse 
developments.

There’s some current confusion as to what design 
standards apply to townhouses.
• Technically – it depends on whether such townhouses 

meet the definition of multifamily (currently 4+ units in a 
building) 

• Thus provisions of Division 6 (including block frontage 
standards, site planning, building design, and 
landscaping) kick in for townhouse buildings with 4+ 
units)

This should be clarified in 19.61, 19.62, 19.63, and 
19.43.010.G. Townhouse specific provisions apply in 
the event of a conflict
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ADJUST DESIGN STANDARDS: BLOCK FRONTAGES
HAP strategy 2.5.3

Action: Clarify that multifamily developments are 
subject to the Landscaped block frontage provisions.

In 19.61.110(B) clarify that Landscaped 
block frontages apply to multifamily and 
non-residential development in residential 
zones.

In 19.43.10(G)(4) clarify that Landscaped 
block frontages apply to residential and 
commercial zone tables, including 
townhomes
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ADJUST DESIGN STANDARDS: OPEN SPACE
HAP strategy 2.5.4

Action: Fine tune usable open space provisions for residential 
development.

1. Under AMC 19.62.040, provide an open space credit for 
multifamily developments adjacent to a park (33% 
reduction provided park is within 250’)

2. For common indoor recreation areas under subsection 
B.1.d, add a minimum dimensional standard (250sf) to 
ensure that recreational spaces are functional

3. Provide for minimum open space standards for new 
supportive housing types (100sf/unit + same open space 
type design standards
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ADJUST DESIGN STANDARDS: OPEN SPACE
HAP strategy 2.5.4

Currently shared roof decks can account for 50% of required 
open space for multifamily buildings and 100% for mixed-use 
buildings. The HAP explored changes to make the code easier 
to understand and administer. Below are options:
1. Keep current language the same
2. HAP strategy: Allow them to count for up to 50% of 

required space for all development with multifamily uses 
(remove option to count for 100% in mixed-use buildings)

3. MJB proposal: Use current language and additionally allow 
multifamily buildings incorporated into a horizontal mixed-
use development to also count shared roof decks as 100% 
of required open space.
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ADJUST DESIGN STANDARDS: OPEN SPACE
HAP strategy 2.5.5

Action: Fine tune usable open space provisions for townhouse 
development.

Under the townhouse design standards of AMC 
19.43.010(G)(9), provide more consistency between open 
space standards and setback standards (noting 10’ 
setback standards in R4 /R4A):
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ADJUST DESIGN STANDARDS: LANDSCAPING
HAP strategy 2.5.6

Action: Fine tune parking lot landscaping provisions for multifamily and 
townhouse development.

Under AMC 19.65.070(D), reduce and simplify minimum planting 
area widths (or average widths) to allow more efficient use of land.
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ADJUST DESIGN STANDARDS: SERVICE AREAS
HAP strategy 2.5.7
Action: Fine tune service area and mechanical equipment standards.

Under AMC 19.62.070, some minor clarifications can be made about applicability to 
offer some more flexibility. Subsection (B) currently acts as a title but could be 
expanded with examples:

Under subsection B.6, consider adding to the list of dumpster storage requirements:
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ADJUST DESIGN STANDARDS: SERVICE AREAS
HAP strategy 2.5.7

Under subsection C.1.d, add the following moderation to help control construction 
costs:

Under subsection E.2, consider removing the prohibition on perforated metal as a 
rooftop equipment screening material since it is cost effective and has a variety of 
design options.
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ADJUST DESIGN STANDARDS: BUILDING DESIGN
HAP strategy 2.5.8

Action: Fine tune building design standards.

Under AMC 19.63.040(C)(2), consider minor revisions to the list of articulation 
standards:
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ADJUST DESIGN STANDARDS: BUILDING DESIGN
HAP strategy 2.5.8

Under AMC 19.63.050(E), consider revising the entry articulation standard for 
consistency:
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ADJUST DESIGN STANDARDS: BUILDING DESIGN
HAP strategy 2.5.9

Action: Fine tune building materials standards.

Section 19.63.060(B) can be updated to clarify the 
applicability of durable materials on the ground floor
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ADJUST DESIGN STANDARDS: BUILDING DESIGN
HAP strategy 2.5.10

Action: Fine tune blank wall standards.

Under 19.63.070(C), consider updating the applicability for blank 
wall treatment standards to reduce construction cost impacts.
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ADJUST PARKING STANDARDS
HAP strategy 2.6.1

Recommended adjustments for parking standards are focused on 
providing more certainty and clarity.

• Middle Housing: For duplexes, triplexes, and townhomes 
move away from parking by bedroom counts and simplify 
to one per unit (similar standard for single-family)

• Affordable Housing: Define and list “multifamily 
dwelling, affordable” a set a minimum parking 
requirement of 0.5 to 0.75 spaces per unit

• Senior Housing: Rename the term “multifamily dwelling, 
restricted” to “senior housing” to clarify and set parking 
standard at 1 space per unit
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ADJUST PARKING STANDARDS
Additional parking considerations:

• Fee-in-lieu payments: Consider allowing fee-in-lieu 
payments for retail uses in a mixed-use building in any 
location citywide. 

• Guest parking: Currently, only the CBD zone waives guest 
parking requirements. This waiver could be extended to 
R4, C, and MMU zones

• Alternatively, another option is to remove guest parking 
requirements citywide for multifamily uses
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R-1 ZONE
HAP strategy 4.3.2

Action: In the next major Comprehensive Plan Update, reexamine 
the purpose, priorities, and development regulations for the R1 zone.

Current context:
• 15,000sf minimum lot size
• Home to an elementary school and ample park space 
• Max density in code: 2du/acre
• Comp plan allows up to 4du/acre and cottages through special 

review process (but none currently established)

Given growth management goals and the 
findings of the HAP Existing Conditions 
and Housing Needs Analysis Report, it is 
recommended that the next 
Comprehensive Plan examine the purpose 
and priorities for this zone more closely. 
• The review will need to also account for 

the benefits of open space and wildlife 
corridors since the R1 zone acts as a 
moderate “buffer” between the city 
and the unincorporated Skagit County. 

• The review will also need to examine 
the infrastructure implications of any 
zoning change, particularly the lack of 
pedestrian and bike routes and transit 
service (see the discussion of tax 
increment financing in Strategy 5.3).
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R-1 ZONE
• Most of R1 is currently several blocks 

away from current transit routes
• Currently a mix of connecting streets 

to the rest of the city and long blocks 
without shorter street grid

• New development is required to build 
connecting curb/gutter infrastructure

• Minor zoning changes would help 
create a few more developable lots

• Reduce minimum lot size to 10,000 sf
• Remove maximum density

• Tax Increment Financing (TIF) could 
be a tool to help finance road, 
sidewalk, water, and sewer 
improvement (HAP strategy 5.3)
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NEXT STEPS
• Future Land Use Map (FLUM) considerations
• Draft Land Use and Housing Goals and Policies
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1

Memorandum
To: City Council

From: Council Planning Committee 
Date: August 12, 2024

Re: Recommended HAP Measures

As discussed at Council during our docketing discussion, the Council Planning Committee 
reviewed the City’s 2023 Housing Action Plan, identified the proposed measures within it for 
changes to the City’s Development Regulations, and in the attached table, recommend some of 
them to move forward alongside the Comprehensive Plan in the public process and for 
consideration by the Planning Commission.

For each measure, we recommend:

• Include (move forward in the public process)
• Exclude (do not move forward)
• Required (we must move forward to comply with state law)
• Completed (we have already satisfactorily implemented this measure) 
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2

# Summary Recommendation Notes
2.1.1 Residential Low Density 1 (R1) Zone Include Cottages are likely to be especially appropriate for the R1 zone
2.1.2 Residential Low Density 2 (R2) Zone Completed
2.1.3 Residential Low Density 2A (R2A) Zone Include
2.1.4 Residential Medium Density 3 (R3) Zone Completed Nursing homes were also included in this recommendation, but we don’t recommend moving 

forward
2.1.5 Group Living Include Include Rooming House and Adult Family Home; HACS proposes further study of Nursing 

Home and Assisted Living Facility to ensure sufficient standards exist in code
2.1.6 Adult Family Homes Include
2.1.7 Prohibit New Large-Lot Single-Family Uses in Medium and High 

Density Zones
Include Rework as a maximum lot size and apply to consolidation via BLA; apply to all zones

2.1.8 Duplex Cottages Include See Cedar Springs Lane development as an example of where this type has already been 
permitted

2.1.9 Single Room Occupancy Housing Include Limit to mixed-use zones
2.1.10 Supportive Housing Required Add design standards as allowed by state law
2.1.11 Tiny Homes Exclude This provision will become confused with ADU regs
2.2 Implement the R3A Zone Exclude
2.3 ADU Regulations Include Partially completed already; remainder is required by state law
2.4.1 Minimum Lot Sizes Include Focus on regulating by height, setbacks, open space, parking minimums rather than lot size 

and effective limits on the size of the units
2.4.2 Maximum Lot Coverage Include
2.4.3 Maximum Size of Single-Family Homes Exclude Sufficiently addressed through maximum lot size
2.4.4 Density Include
2.4.5 Setbacks Include
2.4.6 Height Bonus Program Include
2.4.7 Elevator Penthouse Include
2.4.8 Religiously Owned Land Density Bonus Required
2.5.1 Family Definition Required
2.5.2 Design Standards Applicability Include
2.5.3 Block Frontage Standards Include
2.5.4 Usable Residential Open Space Include
2.5.5 Townhouse Open Space Include
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3

# Summary Recommendation Notes
2.5.6 Parking Lot Landscaping Include
2.5.7 Service Areas and Mechanical Equipment Include
2.5.8 Building Design Include
2.5.9 Building Materials Include
2.5.10 Blank Walls Include
2.6.1 Minimum Parking Standards Include Consult with AHA and AFC about their parking experience
2.6.2 On-Street Parking Exclude
2.6.3 Guest Parking Include Allow only when nearby streets are fully constructed
2.6.4 Unbundling Parking from Lease Agreements Exclude This is not a development regulation amendment.
4.3.1 Old Town Zone Exclude
4.3.2 R1 Zone Include
4.3.3 Multifamily and Mixed-Use Zone Height Limits Exclude
4.3.4 Industrial Zones Exclude Note that Sharpe’s Corner has some LM zone, but we are addressing Sharpe’s Corner 

separately
4.3.5 Parking Exclude
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MSA. MetropolitanStatisticalArea.  
OFM. WashingtonStateOfficeofFinancialManagement.  
RCW. RevisedCodeofWashington (statelaw).  
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ExecutiveSummary
TheAnacortesHousingActionPlan (HAP) definesstrategiesandimplementingactionsthat
promotegreaterhousingdiversity, affordability, andaccesstoopportunityforresidentsofall
incomelevels. TheprocesstodeveloptheHAPincludedareviewofAnacortes'ssystemof
policies, programs, andregulationswhichshapeopportunitiesforhousingdevelopmentand
whichimpacttheaffordabilityofexistingandnewhousing.  

Thepurposeofthiseffortistoidentifywaystoencourageconstructionandpreservationof
bothaffordableandmarket-ratehousinginagreatervarietyoftypes, densities, andcostlevels.  
TheprioritiesfortheHAPwereinformedbyahousingneedsassessment, publicengagement,  
discussionwiththeCityCouncilandPlanningCommission, andCitystaff.  

TheHAPisintendedtoinformupdatestotheAnacortesComprehensivePlan (mostnotablythe
LandUseandHousingelements) andtoguideimplementationstrategiessuchasdevelopment
regulations, housingprograms, andinfrastructurespendingpriorities.  

Objectives
TheHAPobjectiveslistedbelowweredevelopedfromtheoriginalresearchquestionsandthe
resultsofhousingneedsanalysisreport. Theydrivetherecommendedactionsandstrategies.  

1.Supportthelocaleconomyandworkforcewithmorerentalhomes.  

2.Createagreatervarietyofhomeownershipopportunities.  

3.Slowdownandstabilizetheriseinhousingprices.  

4.Refineregulatorystandardstoreducebarrierstohousingdevelopment.  

5.Adoptnewfinancialtoolstosupportandpromotedevelopmentandmaintenanceof
housing.  

HousingVision
ThehousingvisioniscommonsetofprinciplesforpeoplelivingandworkinginAnacortes. It
buildsoffthevisionstatementoftheComprehensivePlanandthegoalsandpoliciesofthe
HousingElement.  

1.EveryonewhoworksinAnacortes (fromteachersandnursestorestaurantandretail
staff) canaffordtoliveinAnacortesiftheychoose.  

2.ChildrenwhogrowupinAnacortescanaffordstarterhomesinthetownneartheir
friendsandfamily.  

3.Seniorshaveoptionstogracefullyageinplaceinthecommunitynearessentialservices
andcaretakers.  

4.Localhousingcontributestoclimatechangeandsustainabilitygoalsbyallowingpeople
todrivefewermilesandlivenearjobsanddailyservices.  
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WhyHousingMatters
Anacorteshasaninterestinprovidingasufficientsupply, diversity, andpricerangeofhousing
becauseofhousing’sconnectionstoallotherqualitiesofthecityandtheneedsofitspeople.  
Housingandshelterareessentialtohumanhealthandwell-being. Theavailabilityofhousingfor
peopleindifferentstagesoflifeandindifferentclassesdirectlyaffectswhetherpeoplechoose
toliveandworkinAnacortes, thesuccessandvitalityoflocalbusinesses, theprotectionof
naturalresourcesandrurallands, andtherateofclimate-changingemissions.  

Housingmattersbecausepeoplematter. HousingaffectsthesemajorinterestsofAnacortes:    

QualityofLife
Lowvacanciespreventallgenerationsandfamiliesfromtradinguportradingdowntheir
housing. Recentgraduateslookingforworkseekhousingtheycanaffordatentry-levelwages.  
Familiesmakedecisionsonwhetherandwheretoraisechildrenbasedontheavailabilityand
locationofhousingthatfitstheirneeds. Theabilityofseniorstohavefamilialorhired
caretakersreliesontheavailabilityandpriceofhousingforthemselvesandhealthcareworkers.  

ProtectingRuralLandscapes
Thelackofhousinginthecityputspressureonthedevelopmentofruralfarms, forests, and
resourcelandsoutsideofthecity. Thiseffectoccursatbothalocalandregionalscaleacross
SkagitCounty. CompactandtallerhousinghelpsAnacortesgrowupinsteadofgrowingout.  

EconomicDevelopmentandEssentialWorkers
LocalAnacortesbusinesses, industries, andessentialserviceslikepolicing, teaching, and
healthcaredependonastableworkforce. Havinghousingchoicesaffordabletomostpeople
earninglocalwagesiscriticaltobuildingadiverseeconomyandthrivingcommunity.  

TrafficandEmissions
Withoutfinancialandpracticaloptionstolivewheretheywork, workerswillmostlydriveinto
Anacortesfromelsewhere. Thiscontributestoincreasedtrafficcongestion, safetyrisk, and
carbonemissions. Transportationisthebiggestcontributortocarbonemissionsinthestate.  

AvoidingDisplacement
Higherhousingcostsmakemorepeoplemorevulnerabletolosingtheirhome, whichaffects
theirabilitytoholddownajob, graduateschool, careforchildren, orcontributetocommunity.    
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HousingActionsandStrategies
Thehousingactionsareorganizedbybroaderstrategysectionsofthisplan. The
implementationtimelineisanestimateofhowlongitwilltaketoimplementanaction. There
arealsomanysub-sectionswhichmayrequiredifferenttimelinesifadditionalcommunity
outreachisneeded, alignmentwiththeCity’sannualbudgetprocessisnecessary, orthereisa
desiretorollpolicyupdatesintothenextmajorComprehensivePlanupdate. SeeSection6for
moredetailsonimplementationpriorities.  

Strategy Description Priority Time
RegulatoryStrategies
2.1 HighAllowmorehousingtypesinmorezones 0-6months
2.2 HighMaptheR3Azoneandupdateitsstandards 0-6months
2.3 HighStreamlineADUregulations0-6months
2.4 HighAdjustformandintensitystandards 0-6months
2.5 HighAdjustdefinitionsanddesignstandards 0-6months
2.6 HighAdjustparkingstandards 0-6months
2.7 MediumBuildingcodeamendments6-12months
ProgrammaticStrategies
3.1 MediumShort-termrentalregulations 0-6months
3.2 MediumAnti-displacementstrategies Ongoing
3.3 HighHomelessnessstrategies Ongoing
CitywidePlanningStrategies
4.1 HighHireahousingcoordinator0-6months
4.2 MediumHousingElementupdates 12-24months
4.3 MediumLandUseElementupdates 12-24months
4.4 MediumPubliclandforaffordablehousingOngoing
FundingStrategies
5.1 HighMultifamilytaxexemptionprogram 0-6months
5.2 LowDevelopmentfeeadjustments 0-6months
5.3 LowTaxincrementfinancing 6-12months
5.4 MediumFundingforADUdevelopment 6-12months
5.5 LowInclusionaryzoningandfee-in-lieu Longterm
5.6 MediumTransitandsidewalkfunding 6-12months
5.7 LowStateadvocacy Ongoing

NextSteps
TheurgencyofAnacortes’shousingchallengesdemandthatavarietyofstrategiesandactions
bepursuedimmediatelyandsimultaneously. Thisplaninformsandrecommendscodeupdates
in2023 (Strategy2). Ahousingcoordinatorstaffpositionshouldbecreatedandhiredto
implementallHAPstrategiesandserveastheCity’sleadonhousingpolicyandcoordination.  
UpdatesandevaluationarerecommendedinthenextComprehensivePlanupdatein2025, and
otherprogrammatic, funding, andplanningactionscanstartindependentlyassoonas
resourcesareallocated.   
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1 – BackgroundInformation
1.1 – ProjectPurpose
Anacortesisagreatplacetolive, butitisgettingmoreexpensive. Asthepopulationgrows, the
supplyofhomesisnotkeepingupwithincreaseddemand. Asaresult, itisgettingharderfor
peopleofaveragemeanstofindandaffordahome. Thesupplyofhousingiscloselylinkedto

1thepriceofhousing.  

ThepurposeoftheHousingActionPlanistoidentifystrategiesthatpromotemorehousing
optionsforcurrentandfutureresidentsatallincomelevelsandsupportincreasesinthe
housingsupply. Anacortes’sresidentsarediverseandeachhouseholdhasitsownpreferences
andexperiencesinhowtheylive. ThisplanisintendedtohelpguideCityactionsoverthenext
severalyearstopromotemorehousingchoicesforcurrentandfutureresidents.  

TheCityisabletoundertakethisprojectthankstograntfundingprovidedbyWashingtonState
throughtheDepartmentofCommerce. Thisgrantprogramallocatedfundsforcitieswiththe
goalofsupportinghousingaffordabilitythroughregulatoryandplanningactions.  

1.2 – HousingNeeds
Anacortes’scurrentandfuturehousingneedsaredetailedintheHAPExistingConditionsand
HousingNeedsAnalysisReport. Asummaryisprovidedhere.  

Anacortesisexpectedtoseedemandforanadditional3,019housingunitsthrough2045, based
onaprojectedannualgrowthrateof1.4%. Figure1showstheapproximatebreakdownofthese
unitsbytenureandhouseholdincome. Thereisdemandfor1,451rentalunitsand1,561
ownershipunits. Theownershipunitswilllikelytargethigherincomebracketsthantherental
units. Manyunitswillneedtobeaffordabletohouseholdsearningunder80% oftheArea
MedianIncome (AMI), or $68,900forafamilyoffourasof2022. Currently, theAnacortes
HousingAuthorityandAnacortesFamilyCentertogetherprovide387unitstohouseholds
earningunder80% oftheAMI, andinsomecasestohouseholdsearninglessthan50% ofthe
AMI.  

TheseestimatesandFigure1arefuture-lookingbasedonexpectednetpopulationgrowth. A
recentreportbynonprofitUpForGrowthalsosuggeststheremaybeadditionalneedbasedon

2historicalunderproductionofhousing. Inmostmetropolitanareas, housingshortages
3worsenedbetween2012and2019. Basedontheformationofnewhouseholdsorpeopleliving

inundesirablesituations (suchasadultchildrenlivingwiththeirparents), theSkagit, Island, and
SanJuanCountiesareaunproducednearly2,300units. Iftakenproportionallybypopulation,  

1HousingSupply: AGrowingDeficit.” FreddieMac. May2021.  
https://www.freddiemac.com/research/insight/20210507-housing-supply

22022HousingUnderproductionintheU.S.” UpForGrowth. 2022. https://upforgrowth.org/apply-the- 
vision/housing-underproduction/  

3HousingshortagehasspreadacrossPacificNorthwest, newstudyshows.” TheSeattleTimes. August2022.  
https://www.seattletimes.com/seattle-news/data/housing-shortage-has-spread-across-pacific-northwest-new- 
study-shows/  
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Anacortesunderproduced170unitsbetween2012and2019. Additionalguidanceon
underproductionfromtheWashingtonDepartmentofCommercewillbeavailableinearly2023.  

800

RentalOwned TotalUnits: 3,019
700
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370
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66400
186 340

300
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200 381 37061
279

100 183 133142
8882

150 0
25K$ 25-35K$ 35-50K$ 50-75K$ 75-100K$100-150K$150-200K$ 200K+ 

HouseholdIncomeBrackets

Figure1. ApproximateDemandforNewHousingUnits, CityofAnacortes, 2021-2045. Source: Leland
ConsultingGroup

Currently, aboutathirdofAnacorteshouseholdsareconsideredcostburdened, spendingmore
than30% oftheirincomeonhousingcosts. AsshowninFigure2below, theshareofcost- 
burdenedhouseholdsincreasesasincomelevelsdecrease. Almost80% ofverylowincome
households (earning30-50% AMI) spendmorethanathirdoftheirincomeonhousing.   

AllHouseholds 13% 17% 70% 

AboveMedianIncome (>100% AMI) 1%9% 90% 

ModerateIncome (80-100% AMI) 32% 62% 6% 

LowIncome (50-80% AMI) 16% 36% 48% 

VeryLowIncome (30-50% AMI) 46% 32% 22% 

58% 12% 31% 

0%10%20%30%40%50%60%70%80%90%100% 

SeverelyCost-Burdened (>50%) Cost-Burdened (30-50%) NotCostBurdened

Figure2. CostBurdenStatusbyHouseholdIncomeLevel (Percent), 2020. Source: HUDCHAS
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OthersubgroupsofAnacortesresidentsidentifiedinthe Ahouseholdisconsideredtobe
HAPExistingConditionsandHousingNeedsAnalysis cost-burdened” iftheyare
Reportinclude:   spendingmorethan30% oftheir

monthlyincomeonhousingcosts
Seniorhouseholdsmakeup44% ofthecity’s includingrentormortgageand
populationandathirdofthesearehousingcost utilities).   
burdened. Thecityiscurrentlyunderservedby

A “severelycost-burdened”  seniorandassistedlivinghousing.   
householdspendsmorethan50%  Disabledresidents. Abouthalfofthehouseholds oftheirmonthlyincomeon

withdisabledhouseholdmembersareearningless housingcosts.  
than80% AMI.  
Peopleexperiencinghomelessness. Themostrecentpoint-in-timecountshowedat
least314peoplecountywideexperiencinghomelessness. Thisaffectspeopleofall
walksoflifeandage (forinstance, only50% ofAnacorteshomelesshighschool

4studentsgraduatecomparedto92% ofnon-homelessstudents). 

ThestrategiesproposedthroughoutthisHousingActionPlanaredesignedtoincreasehousing
optionsforcurrentandfutureAnacortesresidentsatallincomelevels. Keystrategiesrelatingto
affordabilityincludeincreasingalloweddensityinresidentialzones, encouragingADUand
middlehousingdevelopmentthroughincentivesandright-sizedfees, discouragingnewsingle- 
familydevelopmentinsomezones, explicitlyallowingsupportivehousingandsingle-room- 
occupancyhousing, andprovidingtaxbreaksinexchangeforreduced-rentapartments.  

1.3 – RaciallyDisparateImpacts
WhileAnacortesmaynothaveexplicitlyracistpoliciesinplacetoday, manypoliciesdohave
raciallydisparateoriginsandimpacts. Thepracticeofzoningemergedintheearly1900’sand
explicitlyrace-basedzoninghadtobebannedalmostimmediatelyasaresultofthe1917
SupremeCourtcaseofBuchananv. Warley. Afterthatdecision, citiescraftedlessdirect
methodstodividepeoplebyraceandclasswithzoningpoliciesthatarestillprevalenttoday.   

Theindirectmethodslargelyrelyonthedifferencesofwealth, income, andtenurebetween
peoples’ raceandethnicities. InAnacortes, forexample, 32% ofallhouseholdsareoccupiedby
renters. About31% ofWhitehouseholdsarerenters, while53% ofHispanicandLatino

5householdsand63% ofBlackhouseholdsarerenters. Therefore, policiesthatrestrictthe
supplyandpriceofrentalhousinghaveadisproportionateimpactonpeopleofcolor. Further,  
almosthalfofallrenter-occupiedhouseholdsareconsideredcost-burdened, whilejustonein10
owner-occupiedhouseholdsareconsideredcost-burdened.  

4OneWAschooldistricthelpedhomelessstudentsgraduate. Canothers?” TheSeattleTimes. November2022.  
https://www.seattletimes.com/seattle-news/homeless/one-wa-school-district-helped-homeless-students- 
graduate-can-others/  

5Source: AmericanCommunitySurvey20205-YearEstimates, B25003Tables.  
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Allhouseholds 32% 68% 

WhiteHouseholds 31% 69% 

HispanicandLatinohouseholds 53% 47% 

Blackhouseholds 63% 37% 

0% 20% 40% 60% 80% 100% 

RentOwn

Figure3. Tenurebyrace. Source: ACS20215-YearEstimates, TableB25003series

Acommonformofrentalhousingismultifamily
apartment) buildings, whicharestrictlylimitedin

whereandhowtheycanbebuiltinAnacortes
comparedtowhereandhowsingle-familyhomes
areregulated.  

Zoningmattersforsocialwelfarebecausewhere
peoplelivemakesadifference. Neighborhood
qualitycanhavesignificanteffectsonlong-term
outcomeslikeschoolperformance, income, labor

Figure4. Exampleofmultifamilyhousing.  mobility, andhealth. Italsocontributestothemulti- 
generationalwealthgapifsomepeoplearenotable
topurchasequalityhomesthatincreaseinvalueasmuchovertimeashomesinhigher-priced
neighborhoods, resultinginsmallerinheritancesfordescendants.   

Peopleofcolorgenerallypayhighersharesoftheirincomeforhousingcostsandhaveless
savingsfordownpayments, meaningthehomepricestheycanaffordarelowerortheyare
forcedtorent. Smallerhomeswhichhavelowercostsareneedednotonlyforpeopleofcolor,  
butalsoAnacortes’slargeshareofsingle-personandseniorhouseholds. Occasionally, larger
multi-bedroomhomesaregoodoptionsforpeoplewhowanttosplitcostswithextendedfamily
membersorroommates, butapartmentswiththreeormorebedroomsarerareandthereare
fewshared-livingoptionslikecottageclustersortriplexesavailable.  

Commonraciallydisparatepoliciesandpracticesatthelocallevelincludethefollowing:  

Minimumlotsizes
Lackofavailablelandzonedformultifamilyhousingandmiddlehousing (likeduplexes
andtownhomes)  
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Multifamilyhousingonlyallowedinbusy Middlehousingreferstohousingchoices
commercialdistricts, pollutedindustrial likeduplexes, triplexes, townhomes,  

accessorydwellingunits (ADU’s), andareas, inhazardousareaslikefloodplains,  
cottagehousingthatfitbetweenthescaleand/ornearloudandunsafearterialroads
ofapartmentbuildingsandsingle-familyMultifamilyhousingnotbeingallowednear
homes. Thistypeofhousinghasamenitieslikeparks, schools, grocery
historicallybeenprohibitedinmanycitiesstores, andhealthcarefacilities
andtowns. Ithasregainedappealbecause

Excessiveminimumsetbacks, building itcanbeeconomicaltobuildandthus
heightlimits, parkingstandards, historic havelowercosts, providingmore
preservationstandards, andother affordablehousingoptions.  
restrictionsthatlimitthehousingcapacity
onindividualsites, especiallyformultifamilyandmiddlehousing
Excessivefees, complicatedprocesses, andunclearregulations, especiallyforsmall
projectscommonlyundertakenbylocalhomeownersandsmallinvestorslikeaddingan
accessorydwellingunitorbuildingaduplex
Completeprohibitionsonlow-costbuildingmaterials
Lackoftreesandparkspaceinareasnearmultifamilyhousingorneighborhoodswith
lowerincomes
Lackoflow-costtransportationoptionslikepedestrian/bikeroutesandtransitservice
connectingmultifamilyhousingtojobsandservices

RaciallydisparateimpactsarenotlimitedtoAnacortesandthisissuehasbeengainingmuch- 
neededattentionacrossthestateandcountry, evenearningastatementonzoningfromthe
WhiteHouse. Othercity-levelraciallydisparateimpactshavehistoricallyincludedredlining,  
wherepeopleofcolorwerenotabletoaccessloansandcreditincertainneighborhoods;  
highwaysbuiltthroughcommunitiesofcolor; anddisinvestmentininfrastructureliketransit,  
schools, andparksincommunitiesofcolor.  

ThisHousingActionPlanprovidesanumberofstrategiestoaddressmostoftheseissues,  
whichfocusoneasingregulationsandstreamliningstandardstomakeiteasiertobuildmiddle
housingandmultifamilyhousinginmorelocations.  

1.4 – PublicEngagement
TheHousingActionPlanwasinformedbyearlyandcontinuouspublicengagement.  
EngagementwasconductedtocreateaplanthatmeetstheneedsandinterestoftheAnacortes
community. Keyactivitiesincluded:  

PublickickoffmeetingattheHACSCommittee (February10, 2022)  
Proactiveengagement (summarizedintheSeptember2022PublicEngagementReport)  
o15stakeholderinterviews (April-May2022)  
o1,067validsurveyresponses (June-July2022)  

PlanningCommissionbriefing (October24, 2022)  
CityCouncilbriefing (December19, 2022)  
CityCouncilpublichearingandadoption (January17, 2023)  
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1.5 – StatePreemptions
Anacortesshouldanticipatestatepreemptiononseveral Statepreemptionisthe
commontypesofdevelopmentregulationswhichhave invalidationofsomeactionby, or
someofthegreatestimpactsonhousingaffordabilityand thewrestingofpowerfrom, a

localgovernmentbythestatesite-specificfeasibility. Therateofpreemptionlawson
legislature.  peripheralhousingissueshasbeenacceleratinginrecent

years (documentedintheHAPExistingConditionsand
HousingNeedsAnalysisReport) andseveralmajorbillswereproposedinthe2022legislative
sessionthatwilllikelycomearoundagain (asofthiswriting, somesimilarhousingproposals
havebeenpre-filedforthe2023legislativesession). InsomerespectsWashingtonisfollowing
theleadofOregonandCaliforniawhichhavealsopassedmajorzoningpreemptionsoverthe
lastseveralyears.  

Inparticular, thereisastatewideandnationalmovementtowardendingsingle-familyzoning;  
thatis, zoningwheretheonlypermittedresidentiallanduseisdetached, largelotsingle-family
dwellings. TheonlyzoneinAnacortesthatmeetsthisdefinitiontodayistheR1zoneandthe
HAPrecommendschangingthat. Upcomingfederalfundingprogramsmayalsocontaingrant
awardincentivesorpreferencesforcitiesthatareendingsingle-familyzoningintheinterestof
providingdiversehousingchoicesandeconomicopportunities.  

Anacortescanexpectotherpossiblestatewideinterventionson:  

CommonADUregulationslikesize, parking, owneroccupancy, andprohibitionon
subdivision
Minimumresidentialdensityrequirements
Minimumparkingrequirementsformultifamilyhousingand/oraffordablehousing

WhilenosingleactionbytheLegislaturecanbepredictableorassured, growingconsensuson
thestatewidehousingaffordabilitycrisisgivesAnacortesreasontostayupdatedonlegislative
proposals, updatestotheGrowthManagementAct, andrelatedlaws.  
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2 – RegulatoryStrategies
WhiletheCityofAnacortesdoesnotdirectlysupplyorcontroltheprivatehousingmarket, it
doesshapewhatispossibleonAnacortes’slandthroughzoninganddevelopmentregulations.   

Anacortesisnotseeingadequateconstructionofnewhousing. Since2016, housingproduction
inAnacortesisaveraging101unitsperyear. Thisis29unitsbelowtheannualaverageof131
unitsneededtomeettheCity’s2016-2036growthtargets.  

Zoningisnottheonlyfactorintheseshortfalls – asnotedbymanystakeholders, vacantlandin
Anacortesisdwindling, theconstructionindustryisseeinganunprecedentedriseinmaterial
prices, alaborshortage, supplychaindisruptions, andinflationandincreasedinterestrates.  
Despitethis, zoningistypicallythemainbarriertohousingbecauseitisthestartingpointin
determiningwhattypeofhousingandotherbuildingscanbebuiltonaparcelofland. A2022
reviewoflandcapacitybyLelandConsultingGroupfindsAnacorteshasanapproximatetotal
capacityforjustover2,000housingunitsremainingwhichprobablyreflectsadevelopment
capacityof10to15yearsatcurrentalloweddensities.   

Theregulatorystrategiesandactionsofthissectioncouldbeimplementedrelativelyquicklyin
aconsolidated “HousingOptionsOrdinance.” Theactionslargelyfocusonderegulation,  
streamlining, andrelaxingofcoderequirementstopromotemorediverseandaffordable
housing.  

2.1 – AllowedUses
Action: Allowmorehousingtypesinmoreresidentialzonestopromotemiddlehousing
andaffordablehousing. 

Changingallowedusesiskeytoexpandinghousingsupplyandlandcapacity. IntheHAP
communitysurvey, asupermajorityof70% ofrespondentssupporttheconceptto “Allowmore
housingtypeslikeduplexes, cottages, andtownhousesinsingle-familyneighborhoodsifthey're
compatiblysizedanddesigned.” Thisconceptwasalsosupportedbymoststakeholderswhen
itcameupininterviews.  

Allowmorehousingtypeslikeduplexes, cottages, andtownhousesin
single-familyneighborhoodsifthey'recompatiblysizedanddesigned

Renters 55% 26% 15% 3%2% 

Owners 39% 30% 13% 8% 10% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 
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Inaddition, atotalof61% ofsurveytakerswouldstronglyorsomewhatsupportahypothetical
multi-floorapartmentprojectplannedinorneartheirneighborhoodwithrentsaffordableto
peoplelikerecentcollegegraduates, teachers, nurses, restaurantworkers, mechanics, etc. This
ismostlyreflectedintheproposedmappingoftheR3Azoneandrecommendedadjustmentsto
dimensionalstandards.  

Followingpublicinterestandananalysisofthesituationbytheconsultantteam, considerable
changestoallowedhousingtypesareproposed. Thesearesummarizedinthetablebelow
whichisanexcerptfromtheAnacortesMunicipalCode (AMC) Table19.41.040. Textwithan
underlineindicatesanadditionandatextwithastrikeoutindicatesadeletion. Thetableis
followedbyadescriptionofeachmajorchangeandalistofrelatedactions.  

Note: Somechangestoalloweduseswillalsorequireadjustmentstominimumlotsizesand
otherstandards. ThesearedescribedthroughoutStrategy2.  

ResidentialZones
Conditions/  

ResidentialUses R1 R2 R2A R3 R3A R4 R4A OT Reference
Householdliving
Single-family P P P P P P P P
Single-family, small P P P Plot
Cottagehousing P P P P P P P
Duplex CP P P P P P P
TriplexAlley-loadedlotsX) P CP P P PX) only

Townhouse Alley-loadedlotsX) P CP P P PX) only, max. 4units
Multifamilydwellings,   

CP P P P4units
Multifamilydwellings,  Max. 12unitsX) 

P P PX) 5ormoreunits
Multifamilydwellings,  Max. 50unitsX)  

singleroom PX) 

occupancy
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ResidentialZones
Conditions/  

ResidentialUses R1 R2 R2A R3 R3A R4 R4A OT Reference
Groupliving
Adultfamilyhome SeeGroupLivingP P P P PP PP

Strategy2.1.4forAssistedlivingfacility CP CP P CP
potentialconditions.  Nursinghomes P PCP

Roominghouses CP CP P PCP
Supportiveliving
Permanentsupportive Max. 4unitsX) P P P PX) housing
Transitionalhousing Max. 4unitsP PP P X) X) 

Figure5. ExcerptofTable19.41.040

CommercialandMixed-UseZones
MMConditions/ 

ResidentialUses CBD C U CM CM2 LM LM1 MS I HM Reference
Householdliving
Single-family CC CP
Single-family, small
lot
Cottagehousing
Duplex
Triplex
Townhouse

P P P

Multifamily
dwellings, 4or P P P C C C
moreunits
Multifamily
dwellings, single P P P
roomoccupancy
Live-work

P P P C

Groupliving
Adultfamilyhome P P P P
Assistedliving P P Pfacility
Nursinghomes CP CPCP
Roominghouses
Supportiveliving
Permanent SameX)  

supportivehousing P P P C C C conditionsasX)( X) (X) ( X) 

formultifamily
Transitional SameX)  

housing P P P C C C conditionsasX)( X) (X) ( X) 

formultifamily
Emergencyhousing P P PP C
Emergencyshelter P P PP C
OvernightLodging P P PP C
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Figure6. ExcerptofTable19.41.050

2.1.1 – ResidentialLowDensity1 (R1) Zone
Cottagehousingisproposedtobeanewpermitteduseinthiszone. TheComprehensivePlan
sayssingle-familydetacheddwellingsarethepredominanttypeinthisareaandcottages
satisfythatcriteria; further, theplanexplicitlysayscottagehousingmaybeallowedunder
certaincircumstances. Thosecircumstancesarenotdefined, butthenewcottagehousing
designstandardsadoptedin2019andthegrowingneedforadditionalhousingsupplyfoundby
theHAPExistingConditionsandHousingNeedsAnalysisReportarenotablechangestothe
situationsincetheComprehensivePlanwasadoptedin2016.  

TheComprehensivePlanalsosaysdensitiesofuptofourunitspergrossacre (abovethebase
limitoftwounitspergrossacre) maybepermittedviaaspecialreviewprocess. Thatspecial
reviewprocessisundefined. Optionsandarecommendationshouldbeconsideredaspartofa
subsequentcodeupdate. Longerterm, considerallowingfourunitspergrossacreby-right
throughaComprehensivePlanamendment (seeStrategy4.3.2).  

2.1.2 – ResidentialLowDensity2 (R2) Zone
DuplexesareproposedtobechangedfromconditionaltooutrightpermittedintheR2zone.  
Thisstreamlinesthepermittingprocessandreducesuncertainty. Conditionalusepermitsare
notnecessaryforduplexesduetothenew2019designstandards. AlsoseerelatedStrategy
2.4.1fortheminimumlotsizerecommendationforduplexes.  

2.1.3 – ResidentialLowDensity2A (R2A) Zone
Triplexesandtownhousesareproposedtobenewpermittedusesinthiszone, providedthey
meetproposedunitsizelimitationsoradditionallotsizestandards (seeStrategy2.4.1for
differentoptions). TheR2Azonerepresentsaconsiderableamountofresidentiallandwitha
connectedstreetgridandispartiallyservedbyalleys, improvingthefeasibilityofsmall-scale
infilldevelopment. Thelotdimensionrequirementsandstandardsforopenspace, parking
configuration, andarchitecturaldesignhelpensurethattriplexesandtownhouseswillbe
compatiblewiththeexistingcharacterofthesezones.  

Figure7 - Examplesoftriplexesandtownhouses

Toretainneighborhoodcompatibility, itisproposedthat:  

Triplexesandtownhousesonlybeallowedonlotswithalleyaccess. Thisallowsparking
accessandgaragestobelocatedintherearofthelotandreducevisualimpactsonthe
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streetscape. Thisconditionwouldonlyallowtriplexesandtownhousesinapproximately
halftheR2Azone, basedonareviewofstreetandblockmaps.  
Limittriplexesandtownhouseunitseachto1,000to1,200squarefeetoffloorarea (and
allowsuchsmallunitstocountas ½ aunitfordensitypurposes)  
Limittownhousestothreeorfourunitsperstructure (similartotheR3andR3Azones
underAMC19.43.010.G.3.a)  

AMC19.43.010(F) wouldbeamendedwithanewsubsectionafterthetriplexdefinition:  

R2Azonestandards:   

a. Triplexeslocatedonalotwithalleyaccessarepermittedbyright. Triplexesnotlocatedonalot
withalleyaccessareprohibited.  

b. Triplexunitsmusthavenomorethan \[1,000-1,200\] squarefeetgrossfloorarea. Unitsmeeting
thisstandardareconsidered ½ adwellingunitfordensitypurposes.  

AMC19.43.010(G)(3)(a) wouldbeamendedtoaddthefollowingtownhousestandard:  

R2Azonestandards:   

a. Townhousestructureswithuptofourattachedunitsandlocatedonalotwithalleyaccessare
permittedbyright. Townhousestructureswithmorethanfourattachedunitsornotlocatedonalot
withalleyaccessareprohibited.  

b. Triplexunitsmusthavenomorethan \[1,000-1,200\] squarefeetgrossfloorarea. Unitsmeeting
thisstandardareconsidered ½ adwellingunitfordensitypurposes.  

2.1.4 – ResidentialMediumDensity3 (R3) Zone
TriplexesandTownhouses
Triplexes, townhouses, andmultifamilyprojectswithuptofourunitsareproposedtobe
changedfromconditionaltooutrightpermittedintheR3zone, providedtheymeetproposed
unitsizelimitationsoradditionallotsizestandards (seeStrategy2.4.1fordifferentoptions).  
Thezone-specificstandardfortownhomesunderAMC19.43.010(G)(3)(a) canbeamendedas
follows.  

a. R3andR3Azonestandards: Townhousestructureswithuptofourattachedunitsarepermitted
byrightintheR3AzoneandconditionallypermittedintheR3zone. Townhousestructureswith
morethanfourattachedunitsareprohibitedintheR3andR3Azones.  

Thelotdimensionrequirementsandstandardsforopenspace, parkingconfiguration, and
architecturaldesignhelpensurethatduplexes, triplexes, townhomes, andsmallmultifamily
projectswillbecompatiblewiththeexistingcharacterofthesezoneswithouttheunnecessary
costandprocessofaconditionalusepermit.  

ComprehensivePlanpolicyLU-6.1.Dsays, “Encourage \[duplexesandtriplexes\] intheR3andR4
zonesprovideddesignprovisionsthatemphasizeapedestrian-orienteddesignandthe
inclusionofusableopenspaceareincluded.” Suchprovisionsarenowinplacefornotonly
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triplexesbutalsoduplexes, townhouses, andmultifamilyhousing. Allowingusesby-righthelps
encouragethem.  

Multifamily
TheR3multifamily (4-units) changeisalsosupportedbytheComprehensivePlandescriptionof
theResidentialMediumDesignation, whichisimplementedbytheR3andR3Azones. Itsays,  
lowdensitymultifamilymaybeallowedundercertaincircumstances”. Thosecircumstances

arenotdefined, butthenewmultifamilydesignstandardsadoptedin2019andthegrowing
needforadditionalhousingsupplyfoundbytheHAPExistingConditionsandHousingNeeds
AnalysisReportarenotablechangestothesituationsincetheComprehensivePlanwas
adoptedin2016. Fourplexesarealsovaluablebecausetheaccessibilityrequirementsofthe
FairHousingActapplyinbuildingsoffourormoreunits.   

NursingHomes
NursinghomesaretheonlyprohibitedgrouplivingusetheR3zone. Theyareproposedtobe
permittedoutright. SeetheGroupLivingdiscussion (Strategy2.1.4) formoreinformation.  

2.1.5 – GroupLiving
Barrierstothedevelopmentofgrouplivingusesshouldbereducedtoencouragetheir
development. Inparticular, theHAPExistingConditionsandHousingNeedsAnalysisReportand
thePublicEngagementReportbothfoundastrongneedforassistedlivingfacilitiesandnursing
homesasmoreseniorsmovetothecityandthepopulationages. Aconsiderableportionofthe
populationalsohasdisabilitieswhowouldbenefitfrommorehousingoptions.   

Therefore, considerchangingsomeorallofthecurrentconditionaluseallowancesforassisted
livingandnursinghomestooutrightpermitted. Thiswouldsignificantlystreamlinethe
permittingprocessandreduceuncertainty. Thesamemightbeconsideredforroominghouses.  

Bothassistedlivingandnursinghomeusesaresubjecttoprojectdesignstandardstohelp
ensuretheseusesarewell-integratedintotheneighborhood (see, forexample, AMC
19.43.020.C.2.b). Otherstandardsmightbeconsidered, particularlyintheR3andR3Azonesto
ensurecompatibility:  

Maximumoccupancyforassistedlivingfacilitiesandnursinghomes, withstricterlimits
inlowerdensityzones (e.g. 10unitsorbedsatthelowendandunlimitedinR3Aand
above)  
Minimumspacing (e.g. minimum1,000feetatthelowendandnominimuminR3Aand
above)  
Maximumsizeofportecocherefeaturesforpassengerloading, suchas
accommodatingvehiclesnolongerthan30feet

2.1.6 – AdultFamilyHomes
Newstatelegislationpassedin2020, RCW70.128.066, providesawayforadultfamilyhomes
tohavesevenoreightbeds. ThestandardsanddefinitionsunderAMC19.43.020(B) shouldbe
updatedaccordingly.  
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Consideramendingtherequirementsforadultfamilyhomestobelocatedinsingle-family
homes. TheenablinglegislationunderRCW70.128.140onlyrequiresthatadultfamilyhomes
betreatedassingle-familyhomesforregulatorypurposes, notthattheybephysicallydesigned
asadetachedsingle-familyhome.  

2.1.7 – ProhibitNewLarge-LotSingle-FamilyUsesinMediumandHighDensityZones
Combined, theR3andR4zonesmakeuponly14% oftheCity’sdevelopablelandbuthavesome
ofthehighestalloweddensities. Giventhelimitedlandareaofthesezones, theirintentto
accommodatemedium- tohigh-densitydevelopment, andtheirwalkableproximitytocivicand
commercialamenities, considerprohibitingdevelopmentofnewlarge-lotsingle-familyusesin
oneormoreofthesezones. Clarifyhowever, thatthiswouldnotapplyimpactexistingsingle
familyhomesinthesezones. Prohibitingnewsinglefamilyhomeswouldensuretheselandsare
availableformiddlehousingandmultifamilydevelopment, withsmallerunitsthatareless
costlyandmorelandefficient.  

Similarconsiderationsneedtobemadeforsmall-lotsingle-family. Whilemoreland-efficient,  
thisusehasthesameissuesasnotedabove. AstartingpointistoprohibitthisuseintheR3A,  
R4, andR4Azones, butstillallowintheR3zone. Small-lotsingle-familymightalsobe
consideredtobeexpandedtotheR2Azone, pendingotherchangesinminimumlotsize (see
Strategy2.4.1).  

The2022landcapacityanalysisupdatefortheHousingActionPlanfoundthatthe
approximately112-acreR4zonehascapacityforonly330additionaldwellingunits. For
reference, thisislessthanthreeyears’ worthofthehousingproductionneededtomeetthe
2016-2036growthtargets. TheR3zonehascapacityforonly299additionaldwellingunits.   

Existingsingle-familyusesshouldbeallowedtocontinueandbeexpandedorrenovated, rather
thanbetreatedasalegalnon-conforminguse. Preferably, anoteonthesituationisaddedto
AMC19.43.010(B) toofferreassuranceandclarityforcodeusers. Amoreupfrontalternativeis
insertingtheuse “existingsingle-family” intoTable19.41.040.  

Anyimplementationofthisactioncouldbeaccommodatedbyremovingand/oradjusting
minimumsingle-familylotsizesinthesamezones (seeStrategy2.4.1).  

2.1.8 – DuplexCottages
AMC19.43.010(D)(3)(c)(iii) allowsattachedduplexcottagesintheR3, R3A, R4, andR4Azones.  
Thisprovisionhasalreadybeenusedinatleasttwoprojectssince2019codeupdate. Consider
streamliningthecodeandallowingmoreefficientuseoflandandmaterialsbyallowingduplex
cottagesinallzoneswherecottagehousingisallowed.  

2.1.9 – SingleRoomOccupancyHousing
Define, permit, andsetstandardsforsingle-roomoccupancy (SRO) housing. Thistypeof
housingoperatessimilarlytodormsorhostelsandprovidesadignifiedhousingoptionfor
peoplewiththelowestincomes. SRO’shistoricallyservedasaninvaluableaffordablehousing
option, butthesebuildingsweremostlyzonedanddemolishedoutofexistencestartinginthe
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61970’s. InAnacortes, theWilsonHotel (operatedbytheAnacortesHousingAuthority) still
operatessimilartoanSRO. Conversionsofexistingbuildings (suchasaginghotels) maybe
morelikelythannewground-upSROdevelopments, butineithercasethezoningcodemustbe
supportiveforittooccur.  

Anacortesalreadydefinesandregulatesroominghouses, whichisasimilarconcepttoanSRO.  
Roominghousesarelimitedtoninesleepingroomsandareonlyallowedinafewresidential
zones. Comparably, SRO’sarerecommendedtobeallowedinsomenon-residentialzonesand
tobelarger.  

Figure8 - ThehistoricWilsonHotelbuilding

Amaximumsizeof50units (50rooms) issuggestedintheR4zoneandhavingnosize
limitationsintheCBD, C, andMMUzones. Minimumparkingshouldbe0.5spacesperunitor
less (seeStrategy2.6forrelatedactions).  

BelowisaproposeddefinitiontobeinsertedinanewsubsectionunderAMC19.43.010:  

X. Multifamilydwelling, singleroomoccupancy. Aresidentialfacilitywhereindividualsecurerooms,  
ofasmallersizethannormallyfoundinmultifamilydwellingunits, arerentedonaweeklyor
monthlybasisandwhichprovidescommonfacilitiesandservicessuchaskitchensandmeals,  
laundry, cleaning, bathrooms, andstorage.  

6TheHotel-Spirit.” Slate. July2022. https://slate.com/business/2022/07/hotels-rental-market-housing- 
prices-shortage-solution.html
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2.1.10 – SupportiveHousing
UnderRCW35A.21.430 (2021), Washingtoncitiesmaynotprohibitpermanentsupportive
housingortransitionalhousinginareaswheremultifamilyhousingorhotelsarepermitted
otherpartsofstatelawdefine “multifamily” asfourormoreunitswhichisconsistentwiththe

definitioninAnacortes). Thissupersedesasimilar2019law, RCW35A.21.305.  

Similarly, emergencysheltersandindooremergencyhousingmaynotbeprohibitedinany
zonesinwhichhotelsareallowed. Reasonableoccupancy, spacing, andintensityofuse
requirementsmaybeimposedonallofthesesupportivehousingtypesaslongtheydonot
practicallypreventtheirdevelopment. Somecommunityeducationmaybewarrantedtoavoid

7fearofthesehousingtypes.  

Figure9. Examplesofpermanentsupportivehousingbuildings (rightimagecourtesyofJamboree)  

Addressingthese “supportivehousing” usesdirectlyinthecodeisrecommendedtoavoid
uncertaintyandlegalchallenges. Explicitlylistthefourusesinthetablesofallowedusesand
providethefollowingdefinitionsinanewsectionAMC19.43.010 (followingthesameformatas
therestofthechapter).  

19.43.010. Supportivehousing.  

A. SupportiveHousingUseCategory. Residentialfacilitiesintendedtohouseindividualsandfamilies
experiencinghomelessness, oratimminentriskofhomelessness, andpairedwithon-siteoroff-site
supportiveservicesdesignedtomaintainlong-termorpermanenttenancy, ortoeventuallytransition
theresidentstoindependentlivingarrangements.  

Emergencyhousing. DefinedbyRCW36.70A.030.  

Emergencyshelter. DefinedbyRCW36.70A.030.  

Permanentsupportivehousing. DefinedbyRCW36.70A.030.  

Transitionalhousing. DefinedbyRCW84.36.043.  

7WhatisPermanentSupportiveHousing?” Jamboree. https://www.affordablehousingpipeline.com/blogs/california- 
affordable-housing/what-is-permanent-supportive-housing
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DesignstandardsshouldapplytotheseusesastheydoforGroupLiving. Repeatthefollowing
standardeachsupportivehousinguse:  

DesignStandards. ForthepurposeofmeetingtheprojectdesignstandardsofDivision6ofthistitle,  
exceptforAMCChapter19.64, ParkingandexceptforAMC19.62.040, Internalopenspace, thisuse
isconsideredamultifamilyusewheninterpretingapplicabilityprovisions.  

SeeStrategy2.1.4forpossibleoccupancyandspacingstandardsforGroupLivingthatcould
potentiallyalsoapplytoSupportiveHousinginlowerintensityzones. SeeStrategy2.6.1for
recommendedparkingstandardsonaffordablehousingprojects.   

Somejurisdictionsrequireoperationalplansandinformation-sharingonsupportivehousing
uses. Forexample, theCityofBellevuerequiresregistrationinformationfromapplicantspriorto
certificateofoccupancywiththefollowinginformation (anditmustbeupdatedwhenit

8changes):  

Nameandcontactinformationofpropertymanager(s) and/orowner(s) whomaybe
contactedincaseofemergencyorcodeviolations
Nameandcontactinformationforon-sitefacilitystaff (ifapplicable)  
Standardoperatingproceduresplanforthefacility, including:  
oThenumberofresidentsintendedtobehousedinthefacility
oAdescriptionofthesupportiveservicesprovidedtotheresidentsofthefacility,  

onsiteandoffsite, includingnamesandcontactinformationofserviceproviders
Asafetyandsecurityplandescribingmeasuresthattheoperatorwillemploytopromote
thesafetyofSupportiveHousingoccupantsandsurroundingresidents; and
Acodeofconductthatappliestoallindividualsgrantedaccesstotheproposed
SupportiveHousinguse

Seattlehasmorelimitedrequirements. Thecodeoffersanumberofwaiversandmodifications
forparkinganddesignstandardsthatarereviewedbythedirector. Acommunityrelationsplan

9isrequired.  

8BellevueMunicipalCodeLUC20.20.845.E.2, https://bellevue.municipal.codes/LUC/20.20.845.E.2
9SeattleMunicipalCode23.42.057,  

https://library.municode.com/wa/seattle/codes/municipal_code?nodeId=TIT23LAUSCO_SUBTITLE_IIILAUSRE_CH
23.42GEUSPR_23.42.057PESUHO
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2.1.11– TinyHomes
Considerdefiningandpermittingtinyhomesinasanotherrelativelyaffordablehousingoption.  
BecausetinyhomesareuncommonorunknowninAnacortes, theCitycouldpotentiallycreatea
pilotprogramthatallowslimitedconstructionononeortwositesinpartnershipswiththe
propertyowners (suchasatareligiousfacility). Regulationconsiderationsandpotential
categoriesoftinyhomesareshowninthefollowingtable.  

TinyHome
Type Considerations PhotoExample

Permanent Whenapermanenttinyhomeisplacedonalotwith
ADU aprinciplestructure, treatthetinyhomeasany

othertypeofdetachedADU. Suchhomesmustbe
onpermanentfoundationswithallrequiredutility
connections.  

Permanent Whenmorethanonepermanenttinyhomeisplaced
cluster onalot, applypermanenttinyhomecluster

standards. Suchhomesmustbeonpermanent
foundationswithallrequiredutilityconnections.  
Considerdensityprovisions, suchaslimitingtiny
homesto250squarefeetoffloorandcounting
eachhomeasone-fifthofadwellingunityfor
densitypurposes. Considerprovidingbasicdesign
standards, similartocottagehousing (AMC
19.43.010.D). Explorereasonableparking
requirementsthatbalanceaffordabilitywith
neighborhoodintegration; consideronespaceper
twoorthreetinyhomesasastartingpoint.. Donot
allowtinyhomestobeusedforshort-termrentals.  
Considerwhethertinyhomesshouldbeabletouse
aunitlotsubdivisiontocreatehomeownership
opportunities. Seesomeexamplestandardsfrom

10Langley.  

Considerlimitingpermanentclusterstolow- and
mediumdensityresidentialzonessuchasR2, R2A,  
andR3. Thelimitedlandinhigherzonesshouldbe
preservedfortheirpurposeofcreatingdenser, multi- 
floorhousing.  

Mobile Whenatinyhomeisonwheels, applythesame
standardsforparking, sanitation, andother
provisionsthattheCitywouldapplytorecreational
vehicles. Allowmobiletinyhomestotransitionto
permanentstatus.  

10LangleyMunicipalCode18.22.290.  
https://www.codepublishing.com/WA/Langley/#!/Langley18/Langley1822.html#18.22.290
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TinyHome
Type Considerations PhotoExample

Temporary UnderChapter19.48AMC, createstandardsfor
transitional temporarytinyhomesintendedastransitional
housing housingforhomelessresidents. Thesewould

primarilybeintendedforlocationonvacantlandand
parkinglotsandfocusedonreligiously-ownedland
andcommercialareaswithtransitaccess. Consider
standardssuchasthemaximumnumberoftiny
homesinonelocation, communitystructures
allowed, andrequiredsanitationservices.  
Discussionswithpotentialoperatorsoftinyhome
villagesarerecommended, suchaswithSkagit
FriendshipHousewhoisoperatingthismodelin

11Burlington. Seattle’sstandardsfor “transitional
12encampments” couldalsobeconsulted.  

Figure10. Tinyhomeoptions

11https://www.skagitfriendshiphouse.org/skagit-first-step-center.html
12SeattleMunicipalCode23.42.054and23.42.056.  

https://library.municode.com/wa/seattle/codes/municipal_code?nodeId=TIT23LAUSCO_SUBTITLE_IIILAUSRE_CH
23.42GEUSPR
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2.2 – ImplementtheR3AZone
Action: MaptheR3Azoneandupdateitsdevelopmentstandardstocreatemore
opportunityformiddleandmultifamilyhousing. 

TheResidentialMediumDensity3A (R3A) zoneisunmappedbutitisdescribedasamedium
densityresidentialzoneanditisconsistentlyreferencedthroughoutthedevelopment
regulations. TheR3Azoneallowsmoreintensiveresidentialdevelopment. ThisHAP
recommendsmappingtheR3Azonetoincreaselandcapacityforhousing.  

TheComprehensivePlandoesnotprovideanyguidanceastowheretheR3Ashouldbecreated
incomparisontotheR3zone. Possiblealternativesinclude:  

CarveitoutofthelargestR3zonebysplittingthedistancebetweenR2AandR4
RezonethelargestR3zonetoR3AwithinacoupleblocksofVolunteerParkandthe
schools
CreatenewR3Aareaselsewhere, suchaswheretheR2Azonehasalleys
Somecombinationoftheabove

Alternatively, donotmapanR3AzoneandinsteadapplyalltheHAP’srecommendstandardsof
R3AtotheR3zone.  

Figure11 - TwoconceptualoptionsfortheboundariesoftheR3Azone

TheComprehensivePlanintentforthiszoneincludesallowingmultifamilyusesundercertain
circumstances. Thosecircumstancesarenotdefined, butthenewmultifamilystandards
adoptedin2019andthegrowingneedforadditionalhousingsupplyfoundbytheHAPExisting
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ConditionsandHousingNeedsAnalysisReportarenotablechangestothesituationsincethe
ComprehensivePlanwasadoptedin2016.  

MultifamilyuptofourunitsperbuildingisallowedintheR3zoneandthereisnolimitonunitsin
theR4zone, soamiddlegroundisrecommendedfortheR3Azonetohelpserveasatransition.  
Amaximumof12unitsperbuildingisastartingpointfordiscussion. Notetherelated
discussiononchangingoreliminatingminimumlotsizeperunitinthiszoneinStrategy2.4.1of
thisHAP.  

Table19.41.040wouldbeamendedtoshowa “P” formultifamily. Subsection19.43.010(H)  
wouldbeamendedwithanewsubsection:  

R3AZoneStandards. Multifamilystructureswithupto12unitsarepermittedbyright. Multifamily
structureswithmorethan12unitsareprohibited.  

NursinghomesaretheonlyprohibitedgrouplivingusetheR3Azone. Theyareproposedtobe
permittedoutright. SeetheGroupLivingdiscussion (Strategy2.1.4) formoreinformation.  
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2.3 – ADURegulations
Action: StreamlineADUregulationstomakethemeasiertofinance, permit, andbuild. 

TheHAPcommunitysurveyfound63% oftotalrespondentsand68% ofrentersaresupportive
oftheconceptto “Relaxrestrictionsonaccessorydwellingunitstoencouragemoretobebuilt.”   

Relaxrestrictionsonaccessorydwellingunitsto
encouragemoretobebuilt

Renters 49% 19% 27% 4%1% 

Owners 33% 30% 19% 9% 9% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

ADU’sareregulatedunderAMC19.47.030. AnacorteshasalreadyseenasurgeinADU
productionsincethe2019codeupdate. Itincreasedfrom0-2builtperyearpriorto2019to15
builtin2021. Giventhethousandsofsingle-familypropertiesinAnacortes, ADU’sremaina
considerableopportunity. AnacortesstillhasbarrierstoADUdevelopmentthatare
recommendedtobeaddressed.  

Figure12 - Examplesofaccessorydwellingunits

First, undersubsectionC.10, removetheowneroccupancyrequirement, exceptforwherethe
ADUisusedasashort-termrental. ThisisacommonrequirementacrossWashingtoncitiesbut
itisdiscriminatoryagainstrentersandperpetuateseconomicexclusion. Italsoraisesfinancial
riskforhomeownersbyconstrainingtheirchoiceonwheretoliveinthefuture (especiallyfor
seniorsandmilitaryfamilies) andreduceschancesofreceivingbankfinancingforsome
borrowers. ItalsounfairlytargetsADU’switharestrictionthatisnotinplaceforanyothertype
ofrentalhousing. Therequirementisalsodifficulttoenforce. Removingthisrestrictionis
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nationalbestpractice, recommendedbyorganizationsliketheAARPandtheWashington
13, 14chapteroftheAmericanPlanningAssociation.  

UnderC.1, considerallowingADU’stobelocatedonlotsatleastwithduplexesandpossibly
alsotriplexes. Thesehousingtypesaregenerallylocatedonlargelotsorhavedetachedalley- 
loadedgarages, meaningtherecanbespaceforADU’stobedeveloped. Zonesthatallow
duplexesandtriplexesalreadyallowmoderatelyincreaseddensityandADU’sfitwithinthat
concept.  

UnderC.1.c, clarifythatADU’smaybeanattachmenttotheprincipalbuilding (notlocatedjust
withintheexistingbuilding).  

UnderC.3, considerallowingdetached, ground-basedADU’stobesubdividedthroughtheunit
lotsubdivisionstandardsofAMC19.32.050(D). Thiswouldincreasetheopportunitiesfor
affordablehomeownership.  

ReviseC.8tomoreclearlystatethatonlyoneparkingspaceisrequiredperADUanditmaybe
locatedwithavailableon-streetparking. Aswritten, thestandardalsoreferencestheparking
requirementsfortheprincipalhousewhichcouldbeconfusing.  

UnderC.6.a, considerraisingthepointwherethe45-degreedaylightplaneismeasuredfrom.  
Raiseitfrom15feetto18feet. ThiswouldeasilymoreallowADU’stobebuiltoverdetached
garagesfacinganalley. Figure19.47.030(C)(6) wouldneedtobeupdatedaccordingly.  

UnderC.6.b, clarifythatthe10feetalleysetbackdoesnotapplytoexistinggaragestructures.  
ThisensuresthatADU’scanbebuiltontopofalley-facinggarageswithoutcreatinganon- 
conformingsituation.  

Remove “moderate-income” fromthe (B)(1) purposestatementsinceADU’scouldbeoccupied
bypeoplewithavarietyofincomelevels.  

Lastly, prohibitnewprivateagreements, covenants, andrestrictionsthatbartheconstructionof
accessorydwellingunits (i.e. homeownerassociationrules).  

SeerelatedADUfundingstrategiesinStrategy5.4.  

13AllAboutAccessoryDwellingUnits.” AARP. https://www.aarp.org/livable-communities/housing/info- 
2019/accessory-dwelling-units-adus.html

14LetterfromWashingtonChapteroftheAmericanPlanningAssociationtotheWashingtonHouseLocal
GovernmentCommittee, January2021. https://apawa.memberclicks.net/assets/docs/legislative-cmtee- 
archives/2022/2022-01-20%20APA-WA%20Comments%20on%20HB%201660%20%28ADU%29.pdf
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2.4 – AdjustForm & IntensityStandards
Action: Adjusttheresidentialzones’ formandintensity (dimensional) standardsto
improvethephysicalandeconomicfeasibilityofbuildingsmallhomes, multifamily
housing, andaffordablehousing. 

Followingpublicinterestandananalysisofthesituationbytheconsultantteam, modest
changestodimensionalstandardsareproposed. Thesearesummarizedinthetablebelow
whichisanexcerptfromtheAnacortesMunicipalCode (AMC) Table19.42.020. Textwithan
underlineindicatesanadditionandatextwithastrikeoutindicatesadeletion. Thetablesare
followedbyadescriptionofeachchangeandalistofrelatedactions.  

ResidentialZones
Conditions/  

Measure R1 R2 R2A R3 R3A R4 R4A OT Reference
LotSize & DevelopmentIntensity
SeeChapter19.43AMCforminimumlotsizeadjustmentsforsmallunitduplexes, triplexes, andtownhousesin
somezones.  
Lotsizeforsingle-family 15,00dwelling, minimum (square- 7,500 6,000 4,500 3,000 3,000 3,000 6,0000feet)  
Lotsizeforduplex, minimum 9,000 7,500 5,000 4,200 4,2009,000 7,500square-feet) 7,500 6,000 4,500 3,000 3,000
Additionallotsizeneededfor
additionalattacheddwelling 2,500 2,0001,500 1,200unitbeyondduplex, minimum 1,500 1,000
square-feet)   

Densityminimum (dwelling Multifamilyx)  15x) units/grossacre) usesonly
Densitymaximum (dwelling Seelotsize2 4 6 None 18 9units/grossacre) min. above
Lotcoverage, maximum 35% 35% 40% 50% 50% 50% 50% 35% percentage
Landscapedarea, minimum 20% 20% 20% 20% 20% 20% 20% 20%  percentage
Height – PrincipalStructures
Height, maximum (feet) 3535 35 35 35 4035 25
Height, maximumwithbonus 50
SETBACKS (Feet)  
Streetsetback, minimum 20 20 2020 20 10 10 2015 15 15
Streetsetback - garage,   25 20 20 20 20 20 20 25minimum
Sidestreetsetback, minimum 2010 10 10 10 1010 10
Interiorsidesetback,   10 5 5 5 5 5 5 5minimum
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ResidentialZones
Conditions/  

Measure R1 R2 R2A R3 R3A R4 R4A OT Reference
Interiorsidesetback - upper 7.5 7.5 7.5 7.510 7.5 7.5 7.5floors, minimum 5555
Rearsetback, minimum 2020 20 20 20 1010 20

Figure13. ExcerptofTable19.42.020
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2.4.1 – MinimumLotSizes
TheHAPcommunitysurveyfound54% oftotalrespondentsaresupportiveof “Reduced
minimumlotsizesfor ‘middlehousing’ likeduplexesandtownhomes.” Thisisamajoritybutnot
enthusiasticsupport, withsomepeoplewantingmoreinformation.   

Reducedminimumlotsizesfor “middlehousing” likeduplexesand
townhomes

Renters 30% 25% 37% 6%3% 

Owners 25% 28% 24% 11% 12% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

Tomoderatetheimpactofreducedlotsizesandtoencourageaffordablehousingoptions, one
possibilityistolinkreducedlotsizestocapsonthegrossfloorarea (GFA) ofthedwellingunits.  
Providingagreatervarietyofsmallerhomescouldhelpmoremoderate-incomeAnacortes
householdsbreakintothehomeownershipmarket. ResearchbytheNewYorkTimesand
FreddieMacfindsthattheproductionofentry/starterhomeshasneverbeenlowerthantoday

15particularlyhomessmallerthan1,400squarefeet).  

Arangeofrecommendationsandoptionswereconsideredandarelistedbelow. Whereoptions
areincluded, theyarenumberedinorderofleasttomostchangefromcurrentcode. These
optionsfocusonduplexesandtriplexeswhichtendtobethehousingtypemostimpactedby
thecurrentminimumlotsizes.  

R2ZoneLotSizeRecommendation
Recognizesmallduplexes (<1,200-1,400squarefeet) asadetachedsingle-familyunit, andallow
by-rightwiththecurrent7,500squarefeetminimumlotsize. Forlargerduplexes, retainthe
current9,000squarefeetminimumlotsize, andallowby-rightratherthanasaconditionaluse.  
ThelotsizeprovisionscanbeimplementedbyanewsubsectionunderAMC19.43.010(E).  

R2ZoneStandards. Duplexdevelopmentshavethefollowingformandintensityadjustments
fromTable19.42.020.   

a. Minimumlotsize: 7,500squarefeetwhenallunitshave \[1,200-1,400\] squarefeetgrossfloorarea
orless.  

b. Density: Duplexunitswith \[1,200-1,400\] squarefeetgrossfloorareaorlessare ½ adwellingunit
fordensitypurposes.  

15WhateverHappenedtotheStarterHome?” TheNewYorkTimes. September2022.  
https://www.nytimes.com/2022/09/25/upshot/starter-home-prices.html
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R2AZoneLotSizeOptions
Adensitydiscountforsmallunitsislikelyneeded, unlessthemaximumdensityisremovedfor
infilldevelopment (seeStrategy2.4.4). Lotsizeoptionsinclude:  

1.Considersmallduplexes (<1,200-1,400squarefeet) asadetachedsingle-familyunitand
allowby-rightonsame6,000squarefeetminlotsizeassingle-family. Makelarger
duplexespermittedby-rightatsame9,000squarefeetsize (currentlyconditional).  

2.Sameas #1exceptallowlargerduplexesby-rightat7,500squarefeet (theoldR2
minimumlotsize). Thisoptionisshowninthesummarytableabove.  

3.Allowallduplexesby-rightatcurrentthe6,000squarefeetmin. lotsizeforsingle-family
4.CoordinatewithStrategy2.1.3toallowtriplexesandtownhomesonalleyloadedlots:  

Thisoptionisthesameas #3andallowstriplexes (orevenfourplexes) withsmalltriplex
andtownhouseunits (<1,000-1,200squarefeet). Asmallerunitsizethanduplexesis
suggestedtoprovidemoderationformoreunits, andanotherconsiderationwouldbe
requiring1,500squarefeetofadditionallotperadditionalattachedunitbeyondaduplex.  

5.Removespecificminimumlotsizeprovisionsforduplexesandothermulti-unit
structuresinfavorofform-basedprovisionssuchasamaximumfloor-arearatio,  
maximumfaçadewidth, and/orothertechniquestoaccommodatemoreunitswhile
managingthescaleofdevelopmentsinneighborhoods.  

Figure14 - LotsizeoptionsintheR2zone
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R3ZoneLotSizeOptions
1.Recognizesmallduplexes (<1,200-1,400squarefeet) asadetachedsingle-familyunit

andallowby-rightonthecurrent4,500squarefeetminimumlotsizeassingle-family.  
Makelargerduplexespermittedbyrightatsame7,500squarefeetlotsize (currently
CUP).  

2.Sameas #1exceptallowlargerduplexesbyrightat6,000squarefeet (theoldR3minlot
size) andallowadditionalunitsforevery1,500squarefeet (ratherthanevery2,500
squarefeet)  

3.Allowallduplexesbyrightatcurrent4,500squarefeetminimumlotsizeforsingle- 
family.  

4.Sameas #3andallowsmalltriplex (orevenfourplex?) units (<1,000-1,200squarefeet).  
Asmallerunitsizethanduplexesissuggestedtoprovidemoderationformoreunits.  

5.Removespecificminimumlotsizeprovisionsforduplexesandothermulti-unit
structuresinfavorofform-basedprovisionssuchasamaximumfloor-arearatio,  
maximumfaçadewidth, and/orothertechniquestoaccommodatemoreunitswhile
managingthescaleofdevelopmentsinneighborhoods.  

Figure15 - LotsizeoptionsintheR3zone
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R3AZoneLotSizeRecommendation
ThiszoneiscurrentlyunmappedandisproposedtobemappedunderStrategy2.2. Explore
optionssimilartothosesuggestedfortheR3zone, butscaledtothesmallerR3Alotsizes
standards, forintegratingmiddlehousingtypes

R4andR4AZonesLotSizeRecommendation
Reducetheminimumlotsizeforduplexesfrom4,200to3,000squarefeet, andeliminatethe
referencetorequiringadditionallotareaforadditionaldwellingunitbeyondduplex. This
simplifiesthezoneandcode, andallowsmoreflexibilityformiddlehousingandmultifamily
development.  

ConsiderconsolidatingtheR4andR4Azonesiftheirstandardsbecomesimilar.  

2.4.2 – MaximumLotCoverage
ThemaximumlotcoverageratesinTable19.42.020topoutat50%, whichmaybefairlylimiting
forthesmallestlots. Upwardadjustmentsof10-25%, dependingonthezone, maybe
considereddependingontheminimumlotsizeoptionsdesiredorchosen (seeabove).  
Adjustmentscouldalsobemadeforspecifichousingtypes, suchashowthecodedoesfor
townhousesunderAMC19.43.010(G)(3)(b).  

Examplesofmaximumlotcoverageormaximumimpervioussurfacestandardsfromother
similarlysizedWashingtonsitesareshownbelow. Impervioussurfaceincludespavedareaslike
drivewaysandpatios, whichtypicallyare5-10% oflotareainadditiontothebuildingfootprint
regulatedbyAnacortes’slotcoveragestandard.  

CityofPortOrchardResidentialZones
R1 R2 R3 R4 R5 R6Measure

Minimumlotsize (noalleyaccess), squarefeet 6,000 5,000 2,800 – None None 4,000
5,000

Minimumlotsize (withalleyaccess), squarefeet 5,000 3,000 2,400 None None None

Maximumhardsurfacecoverage (i.e. impervious 50% 70% 80% 80% 80% 75%  
surface)  

CityofPortAngelesResidentialZones
RS-7 RS-9 RS-11 RMD RHDMeasure

Minimumlotsize (noalleyaccess), squarefeet 5,000 7,000 9,0003,500None

Minimumlotsize (withalleyaccess), squarefeet 3,500 7,000 9,0003,500None

Maximumsitecoverage (i.e. impervioussurface) 65% 60% 50% 75% 75% 

Figure16. MaximumimpervioussurfacestandardsinPortOrchardandPortAngeles
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2.4.3 – MaximumSizeofSingle-FamilyHomes
ProvidedalloftherecommendationsofStrategy2.1areimplemented, considerlimitingthe
maximumfloorareasizeofnewsingle-familyhomeconstructionintheR2AandR3zones,  
especiallyifthesizeofduplex/triplexandotherunitsaregoingtobemanagedinoneofthe
optionsfromStrategy2.4.1 (alsonotetherecommendationtoconsiderprohibitingnewsingle- 
familyusesintheR3zoneperStrategy2.1.7).  

Thisstandardcouldinvolveaflatorscaled limit, suchasamaximumfloor-area-ratio (FAR).  
Using2012-2016permitdata, theaveragesizeofnewsingle-familyunitsintheR2/R2Azones
increasedfrom2,080squarefeetto2,146squarefeetandtheFARdecreasedfrom0.24to0.22
morerecentzoned-baseddataisrecommendedtobecollected). Considerreasonablelimits

thatallowsomeflexibilitywhileencouragingtheintegrationofmiddlehousingtypes.  

Therationaleisthatsingle-familyhomesarebeingbuiltatlargersizeswhilehouseholdsize
shrinks, whichisnotsustainableforhousingpricesnortheuseofAnacortes’slimitedland

16area. Anacorteshasahighpopulationofsingle-personhouseholds (29% comparedto25% in
thecounty).   

2.4.4 – Density
MinimumDensity
Consideraddingminimumdensitiesformultifamilydevelopment (buildingswithfourormore
units) totheR4zoneforlargerlots (perhapslotsmorethanoneortwoacres). Aminimum
densityof15units/grossacreshouldbeconsideredforseveralreasons:  

TobeconsistentwiththemultifamilytaxexemptioneligibilityprovisionofRCW
84.14.020(1)(C)(iii); seeStrategy5.1forrelatedconsiderations
TobeconsistentwiththeminimumdensitiesinplaceforAnacortes’sCBD, C, andMMU
zones
Thisisthetypicallowrangeofdensityforcontemporarymultifamilydevelopmentand
thelevelofdensitythatsupportstransitservice

MaximumDensity
Considertheapplicabilityofthemaximumdensitiesinresidentialzones, asthesecanprevent
middlehousingdevelopmentevenwithlotsizeadjustments. Maximumdensitiesaremost
relevanttosubdivisionswherenewlotsarebeingcreated, butAnacorteshasfewifanylarge
privatelandholdingsleftformajorsubdivisions.   

Considerincreasingorrepealingapplicablemaximumdensityprovisionsbasedonlotsize
approacheschosenformiddlehousingtypesinStrategy2.4.1above.   

16WhateverHappenedtotheStarterHome?” TheNewYorkTimes. September2022.  
https://www.nytimes.com/2022/09/25/upshot/starter-home-prices.html
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2.4.5 – Setbacks
StreetSetback
IntheR2A, R3, andR3Azones, reducethestreetsetbackfrom20feetto15feet. This
complementstherecommendedadjustmentsinlotsizesandpermittedusechangesinthese
zones, andprovidesmoredevelopableareaforsmallerinfilldevelopment. 15feetisstilla
significantsetbacktoallowforuseableyardspaceandlandscaping. Garageswouldstillbe
requiredtohave20feetsetbacksfromthestreettoprovideadequatespaceforparkingcarsin
drivewaysandtode-emphasizegaragedoors.  

InteriorSideSetback
IntheR3, R3A, R4, andR4Azones, considerremovingtheminimuminteriorsidesetbackfor
upperfloors (orsettingitthesameasthegroundlevel, fivefeet). Historically, inthese
residentialzonesthecoderequiredacombined15feetofsidesetbackswithatleast10feeton
oneside. Inthe2019codeupdate, 7.5feetfortheupperfloorswassuggestedasastatic
minimumtoprovidesomeprotectioninsingle-familyneighborhoodswhereduplexes, cottages,  
andothersmallerhousingtypescouldbebuilt. Fewifanydevelopmentswillsetbacktheupper
floorsfurtherthanthegroundfloor, soitfunctionsaswhole-buildingsetback.   

Therecommendzonesarewherehigher-densitydevelopmentisplannedandthelandareais
limitedinthesezones, soprovidingopportunitytomakeefficientuseoflotsisneeded.  

2.4.6 – HeightBonusProgram
UndertheheightbonussectionAMC19.42.050(C), considerincreasingthesizeof “smallunits”  
tobe650squarefeetwhichallowsforslightlymorestoragespace.  

Ifamultifamilytaxexemption (MFTE) programisre-adopted, additasathirdoptionforaheight
bonus (onlythe12-yearand20-yearprogramsshouldqualify). Retainthecode’scurrent
voluntaryaffordablehousingoption (subsectionD) toprovideflexibility.  

OtheroptionsforheightbonusestoconsiderbasedonAnacortes’sunmetneedsandfeedback
fromtheHAPpublicengagement:   

Inclusionofdaycarespaceandserviceinamixed-usedevelopment
Developmentofseniorhousing
Developmentofanassistedlivingfacilityornursinghome

2.4.7 – ElevatorPenthouse
Asmoremultifamilyandmixed-usehousingisbuiltinAnacortes, detailslikeelevatordesignare
importantfactorsforlivabilityandfunctionality. 10-feettallelevatorcabsaredesirablefor
residentstomovethelargestpiecesoffurniturewhichcannotfitthroughstairwells. Also
popularareelevator-accessibleroofdecksthathelpmeetdevelopmentsmeetresidentialopen
spacerequirements.  

However, thesetwofeaturesaredifficulttocombineduetothelimitationsofAMC
19.42.120(B)(1)(b). Thissubsectionlimitsstructuresscreeningelevatorsto15feetinheight
wheretheelevatorisaccessingaroofdeck.   
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Elevatortechnologyisevolving. Overthepastdecadethe “MachineRoom-Less” elevatorhas
becomeacost-effectiveoptionforbuildingsoverfourstoriestallanditavoidsthe
environmentalimpactsofhydraulicpistondesignswhichpenetratedeepintothegroundbelow
thebuilding (atechnologywhichwaspreviouslytypicalforbuildingsuptoeightstories). The
MachineRoom-Lessdesignusesahoistwayandmountsmechanicalequipmentontopofthe
cab, whichincreasestheoverrunabovetherooflevelbeyondthatassumedbythecode.  

Toachievea10-feetinteriorcabdimensionandaccountingfortheassemblyofthepenthouse
structure, itisrecommendedtoincreasethecodeallowancefrom15to17feet. Thescreening
languagefromsubsection (a) shouldalsobecopied.  

b. Upto1517feetonbuildingsoverfourstoriesinheightwheretheyallowaccesstosharedroof
decksthatmeettherequirementsofAMC19.62.040(B)(1)(e), providedtheareawiththeadded
heightislimitedtowhatisnecessarytoscreenorenclosetheuse.  

2.4.8 – Religiously-OwnedLandDensityBonus
UnderstatelawRCW35A.63.300 (2019), uponrequestfromareligiousorganization, cities
planningundertheGMAmustallowanincreaseddensitybonusonconsistentwithlocalneeds
foraffordablehousingdevelopment. Thedensitybonusmustbecontingentuponthereligious
organization’slandbeingusedforhousingoccupiedexclusivelybylow-incomehouseholdsfor
atleast50years. Thedensitybonuscanbeusedforanytypeofhousing, rangingfromsingle- 
familytomultifamily.  

Anacorteshasnotreceivedanysuchrequestbutmightconsidertheimplicationsandbegin
proactivelyreachingouttoreligiousorganizationstoseeiftheyareinterestedindeveloping
affordablehousingontheirproperties.  

Anacortesishometoanumberofchurcheswithsomesittingonfairlylargepropertiesinthe
centeroftown. MostofAnacortes’sreligiousfacilitiesareintheR3andR4zonesonproperties
rangingfrom1-4acres. Thesezonesarenotlimitedbymaximumdensitybutdohave
constraintsonminimumlotsizeareaneededperunit. Minimumlotsizescouldbesignificantly
reducedoreliminatedforeligibledevelopments.  

TheHAPcommunitysurveyfoundlessthanmajoritysupportforthisconcept, butalargeshare
ofrespondentswerenotsureandlikelywouldneedmoreinformationaboutspecificregulatory
anddevelopmentproposals.  
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2.5 – AdjustDefinitionsandDesignStandards
Action: Adjustotherdevelopmentregulationstohelpreducebarrierstohousing
production. 

Amiscellaneoussetofotherstandardscanbeupdatedtostreamlinethedevelopment
regulationsandpotentiallyreduceconstructioncosts.  

2.5.1 – FamilyDefinition
Amendthedefinitionof “family” underAMC19.12.020(F) tobeconsistentwithstatelawRCW
35A.21.314 (2021). Citiesmaynotregulateorlimitthenumberofunrelatedpersonsthatmay
occupyahouseholdordwellingunit. Asimpleapproachisshownbelow.  

Family” means:  

1. Onepersonortwoormorerelatedpersonslivingtogether.  

2. NomorethanfiveuUnrelatedpersonslivingtogetherasasinglenonprofithousekeepingunit.  

3. Unrelatedpersonslivingtogetherinastate-licensedadultfamilyhomepursuanttoRCW
70.127.010, withtheprovider’sfamilycountingasuptosixpersonsnotrelatedtotheproviders
livingwiththemasonehousekeepingunitforprofit.  

4. Inasingle-familydwelling, oneroomerorboarderispermittedinadditiontothefamily.  

2.5.2 – DesignStandardsApplicability
UpdatetheapplicabilitysectionsofChapters19.61, 19.62, and19.63toclarifyhowtownhouses
apply.  

Blockfrontagestandards:  
19.61.020Applicability

A. Theprovisionsofthischapterapplytoallnonresidential, andmultifamily, andtownhouse
development. Thefollowingareexempt:  

Siteplanningstandards:  
19.62.020Applicability

A. Theprovisionsofthischapterapplytoallnonresidentialandmultifamilydevelopment. The
followingareexempt:  

1. AlldevelopmentintheI, LM, AZ, CM2, andMSzones.  

2. DevelopmentsintheHMandLM1zoneswhennotabuttingStateRoute20right-of-way.  

3. Townhousedevelopment, exceptthatforlargedevelopmentswithmultiplebuildings, internal
driveaisles, and/orfeaturingcommonserviceelements, theprovisionsofAMC19.62.070maybe
applied.  
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Buildingdesignstandards:  
19.63.020Applicability

A.  Theprovisionsofthischapterapplytoallnonresidentialandmultifamilydevelopment. The
followingareexempt:  

1. AlldevelopmentintheI, LM, AZ, CM2, andMSzones.  

2. DevelopmentsintheHMandLM1zonewhennotabuttingStateRoute20right-of-way.  

3. Townhousebuildings, exceptwhereotherwisenotedinthistitle.  

2.5.3 – BlockFrontageStandards
ForclaritytocodeusersonUndesignatedblockfrontagesunderAMC19.61.110(B), consider
repeatingthatUndesignatedstreetsinresidentialzonesaresubjecttoLandscapedstandards.  

B. AllUndesignatedblockfrontagesinnon-residentialzonesthatarenotdesignatedaresubjectto
thestandardsofthissection. PerAMC19.61.030(A)(2), Landscapedblockfrontagesapplyto
multifamilyandnon-residentialdevelopmentinresidentialzones. TheseUndesignatedblock
frontagesareprovidedgreaterflexibilitywithregardstothedesignofmultifamilyandnon- 
residentialdevelopmentfrontages.   

Forclarityontownhousesandblockfrontages, AMC19.43.10(G)(4) needstorefertoboththe
residentialandcommercialzonetables.  

4. Setbacks.   

a. Forminimumstreetsetbacks, thegreatersetbackappliesfromeithertheLandscapedblock
frontagestandardsofAMC19.61.070ortheresidentialzonesetbacksinTable19.42.020.  

b. Forsideandrearsetbacks, seeTables19.42.020 (residentialzones) or19.42.030 (mixed-useand
industrialzones). TheminimumsetbackssetforthinTable19.42.020applytodevelopment
frontageandexternalsideandrearsetbacksoftheentiretownhousedevelopment.  

c. SeeAMC19.42.130(C) forexemptionsinvolvinginteriorsidesetbacksfortownhouses.  
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2.5.4 – UsableResidentialOpenSpace
AmountofMultifamilyOpenSpace
UnderAMC19.62.040, provideanopenspacecreditformultifamilydevelopmentsadjacenttoa
park, whichprovidessome (butnotall) ofthebenefitsofbuilding-specificopenspaceandmay
helpmanageconstructioncosts. Thiscouldbeanewsubsection (B)(3):  

3. Multifamilydevelopmentandmultifamilyportionsofmixed-usedevelopmentmayreducethe
minimumamountofusableopenspacerequiredperunitundersubsection (B)(1) by33percent
one-third) whentheprimaryentranceofthedevelopmentislocatedwithin250feetwalking

distanceofaparkatleastone-quarteracreinsize. Theparkmaybepublicorprivate, anditmustbe
accessibletoallresidentsandbesuitableforavarietyofleisureandrecreationalactivities.  

DesignofMultifamilyOpenSpace
UnderAMC19.62.040(B), considerseveralminoradjustmentstoimprovetheclarityoftheopen
spacestandardsformultifamilyandmixed-usehousingdevelopments.  

IntegratesubsectionB.2intoB.1.asincethetopicofbothregardssharedopenspace.  

ForcommonindoorrecreationareasundersubsectionB.1.d, addaminimumdimensional
standardtoensurethatrecreationalspacesarefunctional. Forreference, 250squarefeetis
aboutthesizeofamediumconferenceroom.  

iii. Theminimumareais250squarefeet. Thespacemustfeaturedimensionsnecessarytoprovide
functionalleisureorrecreationalactivity (unlessotherwisenotedherein).  

ForsharedroofdecksundersubsectionB.1.e, removethedifferenceinapplicabilityforsingle- 
purposemultifamilybuildingscomparedtomixed-usebuildings, allowintermediatelevelroof
decks, andensureaccessisavailabletoallresidents.  

e. Sharedroofdecks. Suchspacesareatypeofprivateinternalcommonarealocatedonthetopof
buildingsorintermediatelevels (e.g., upperfloorbuildingfacadestep-backareas) andareavailable
toallresidents. Upto50percentoftherequiredopenspacemaybeprovidedbysharedroofdecks.  
Examplesofamenitiesinclude, butarenotlimitedto, cookinganddiningareas, seatingareas,  
gardeningareas, waterfeatures, children'splayareas, andpetplayareas. Sharedrooftopdecks
mustmeetthefollowingdesignstandards: Formultifamilybuildings, upto50-percentofthe
requiredopenspacemaybeprovidedbysharedroofdeckslocatedonthetopofbuildingswhichare
availabletoallresidentsandmeettherequirementsbelow. Formixed-usebuildings, 100-percentof
therequiredopenspacemaybeprovidedbysharedroofdecks.  

i. Spacemustfeaturehard-surfacing, provideamenitiessuchasseatingareasandotherfeatures
thatencourageuse.  

ii. Spacemustintegratelandscapingelementsthatenhancethecharacterofthespaceand
encourageitsuse.  

iii. Spacemustincorporatefeaturesthatprovideforthesafetyofresidents, suchasenclosures,  
railings, andappropriatelightinglevels.  
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OtherResidentialOpenSpace
AftersubsectionAMC19.62.040(B), insertanewsubsectiontoprovideminimalopenspace
requirementsforsomeofthesupportivehousinguses.  

C. Useableresidentialopenspaceforpermanentsupportivehousingandtransitionalhousing. When
locatedinanewdevelopment, theseusesmustprovideminimumusableopenspaceequalto100
squarefeetperdwellingunit. Theallowedtypesanddesignstandardsofopenspacearethesame
assubsection (B) above.  

2.5.5 – TownhouseOpenSpace
UnderthetownhousedesignstandardsofAMC19.43.010(G)(9), providemoreconsistency
betweenopenspacestandardsandsetbackstandards. Minimum10feetstreetsetbacksare
requiredintheR4andR4Azonesand10feetsidestreetsetbacksarerequiredinmost
residentialzones. Therecommendedapproachistorequireaminimum10feetdimensionin
justonedirectiontoallowmoresitedesignflexibility.  

a. Privategroundlevelopenspacethatisdirectlyadjacentandaccessibletodwellingunits. Such
spacemusthaveminimumdimensionsofatleast12-feetinonedirectionand10-feetinother
directionsonallsidesandbeconfiguredtoaccommodatehumanactivitysuchasoutdooreating,  
gardening, toddlerplay, etc. Streetsetbacksmaybeusedtomeetthisstandard, providedtheyare
definedwithafence (meetingstandardsofAMCChapter19.66Fences, Walls & Hedges).  

2.5.6 – ParkingLotLandscaping
UnderAMC19.65.070(D), reduceandsimplifyminimumplantingareawidths (oraverage
widths) toallowmoreefficientuseofland. Thisiscriticalforsmallerlotswhereinfill
multifamilyandtownhousedevelopmentmayoccur, butstillmeetthepurposeofparkinglot
landscaping.  

3. MinimumWidthandLength. Plantingareasmusthaveaminimumaveragewidthof107.5feet
measuredinsidethecurb) andmustbethesamelengthastheparkingstallorcolumn.  

6.  

a. Forparkinglotsadjacenttopublicstreets, useTypeClandscapingatleast7.5feetdeep. ata
widthequaltoorgreaterthantheminimumbuildingsetbackspecifiedfortheapplicableblock
frontagetypespecifiedinAMCChapter19.61, BlockFrontageStandards.  

b. Forparkinglotsalonginternallotlines, useTypeA, B, orClandscapingatleast10fivefeetdeep,  
exceptwhereagreaterbufferwidthisrequiredperthestandardsinsubsectionsAandBofthis
section.  

Also, considermakingparkinglotlandscapingitsowncodesectionsoitiseasiertofindin
tablesofcontentsandbecauseitisfrequentlyused. Forexample, convertsubsection (D) to
new19.65.075.  
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2.5.7 – ServiceAreasandMechanicalEquipment
UnderAMC19.62.070, someminorclarificationscanbemadeaboutapplicabilitytooffersome
moreflexibility. Subsection (B) currentlyactsasatitlebutcouldbeexpandedwithexamples:  

B. Locationofgroundrelatedserviceareasandmechanicalequipment. Ground-levelbuilding
serviceareasandmechanicalequipmentincludesloadingdocks, trashcollectionandcompactors,  
dumpsterareas, storagetanks, electricalpanels, HVACequipment, andotherutilityequipment. If
anysuchelementsareoutsidethebuildingenvelopeatgroundlevel, thefollowinglocation
standardsapply:  

1. Serviceareas (loadingdocks, trashdumpsters, compactors, recyclingareas, electricalpanels, and
mechanicalequipmentareas) mustbelocatedforconvenientserviceaccesswhileavoiding
negativevisual, auditory, olfactory, orphysicalimpactsonthestreetscapeenvironmentandadjacent
residentiallyzonedproperties. Serviceareasmustbesitedforalleyaccessifavailable.   

UndersubsectionB.6, consideraddingtothelistofdumpsterstoragerequirements:  

Trashcollectionareasmustincluderoofsoroverheadweatherprotectionandmustmeetrequired
stormwaterstandards. DrainagemustbedesignedtomeetapplicableNPDESstandards.  

UndersubsectionC.1.d, addthefollowingmoderationtohelpcontrolconstructioncosts:  

Collectionpointsmustbelocatedandconfiguredtotheextentpracticalsothattheenclosuregate
swingdoesnotobstructpedestrianorvehiclevehiculartraffic, ordoesnotrequirethatahauling
truckprojectintoanypublicright-of-way.  Ensurethatscreeningelementsallowforefficientservice
deliveryandremovaloperations.  

UndersubsectionE.2, considerremovingtheprohibitiononperforatedmetalasarooftop
equipmentscreeningmaterialsinceitiscosteffectiveandhasavarietyofdesignoptions.  

Forrooftopequipment, allscreeningdevicesmustbewellintegratedintothearchitecturaldesign
throughsuchelementsasparapetwalls, falseroofs, roofwells, clerestories, orequipmentrooms.  
Screeningwallsorunit-mountedscreeningisallowedbutlessdesirable. Woodmustnotbeusedfor
screensorenclosures. Louvereddesignsareacceptableifconsistentwithbuildingdesignstyle.  
Perforatedmetalisnotpermitted.  

2.5.8 – BuildingDesign
UnderAMC19.63.040(C)(2), considerminorrevisionstothelistofarticulationstandards:  

a. Useofwindowsand/orentriesthatreinforceanarticulationpattern.  

b. Useofawningsorsimilarweatherprotectionfeatures (notapplicabletoresidentialbuildings).  

c. Useofverticalpiers/columns (appliestoallfloorsofthefaçade, excludingupperlevel
stepbacks).  

d. Changeinrooflinepersubsection (F) below.  

e. Changeinbuildingmaterialorsidingstyle, and/orwindowpattern (appliestoallfloorsofthe
façade, excludingupperlevelstepbacks).  
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UnderAMC19.63.050(E), considerrevisingtheentryarticulationstandardforconsistency:   

Theprimarybuildingentrance (whenprovided) foranofficebuilding, hotel, apartmentmultifamily
building, publicorcommunity-basedfacilityorothermulti-storycommercialbuildingmustbe
designedasaclearlydefinedanddemarcatedstandoutarchitecturalfeatureofthebuilding.  

2.5.9 – BuildingMaterials
Section19.63.060(B) canbeupdatedtoclarifytheapplicabilityofdurablematerialsonthe
groundfloor.  

B. Qualitybuildingmaterials. Applicantsmustusehighqualitydurablematerials.  Thisismost
importantforthebaseofbuildings, particularlyforcommercialandmixed-usebuildingswherethe
façadeissitedclosetosidewalks.Stone, brickortilemasonry, architecturalconcreteorother
similarhighlydurablematerialsmustbeusedforatleastthebottomtwo-feetofthefirstfloor
façadeonnon-residentialandmixed-usebuildings (excludingwindowanddoorareas).  

2.5.10 – BlankWalls
Under19.63.070(C), considerupdatingtheapplicabilityforblankwalltreatmentstandardsto
reduceconstructioncostimpacts.  

Blankwalltreatmentstandards. Untreatedblankwallslocatedwithin100feetof, andvisiblefroma
street, publicspace, ground-levelindividualoutdoorspace, orinternalwalkway, areprohibited.  
Methodstotreatblankwallsincludethefollowing (avarietyoftreatmentsmayberequiredtomeet
thepurposeofthestandards): adjacenttoapublicstreet, pedestrian-orientedspace, common
usableopenspace, orpedestrianpathwayareprohibited. Methodstotreatblankwallscaninclude:  
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2.6 – AdjustParkingStandards
Action: Adjustparkingstandardsformiddlehousing, affordablehousing, senior
housing, andconsideradditionalparkingstrategiestopromotemixed-usedevelopment. 
Allowon-streetparkingtomeetparkingneedsandadjustguestparkingstandards. 

TheHAPcommunitysurveyfoundlittlefavorfortheconceptofa “Modestdecreaseinparking
requirementsforsometypesofhousing”, with34% oftotalrespondentsinsupportandalarge
shareof “notsure” responses. ThereisalsothepracticallimitationhasAnacortesisarelatively
isolatedcommunitywithlimitedtransitservice (withopportunitiestochangethatnotedin
Strategy5.6). Therefore, therecommendedadjustmentstoparkingstandardsarefocusedon
providingmorecertaintyandclarity. SeveralchangesareproposedforTable19.64.040.  

Modestdecreaseinparkingrequirementsforsometypesofhousing

Renters 15% 28% 43% 11% 4% 

Owners 11% 23% 28% 17% 20% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

2.6.1 – MinimumParkingStandards
MiddleHousing
Forduplexes, triplexes, andtownhouses, provideclearquantitativestandardsinsteadof
referringtomultifamilybedroomcounts. Themarketforthesetypesofhousingissimilarfor
smalllotsingle-family, whichcurrentlyrequires1.0parkingspaceperunit. Inresidentialareas
wherethesehousingtypesarecommonon-streetparkingtendstobeavailable.  

AffordableHousing
Followingtherecommendationofthe2017AffordableHousingStrategicPlan, developparking
regulationsspecifictoaffordablehousing. Defineandlist “multifamilydwelling, affordable.” A
minimumparkingratioof0.5to0.75spacesperunit, regardlessofbedroomcount, is
appropriate. Censusdatademonstratesthatlowerincomeresidentsownfewervehicles.  
Affordablehousingstakeholdersalsoreportthisisthemaximumrangeneededforlower
incomeresidentsandthaton-streetparkingisalmostalwayssufficienttoaccompanyany
additionalneeds.   

Thedefinitionof “multifamilydwelling, affordable” forparkingpurposesshouldinclude
permanentsupportivehousingandtransitionalhousing. Parkingforemergencyhousingand
emergencysheltersshouldbeDirectordecisionsunderAMC19.64.040(B).  
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SeniorHousing
Renametheterm “multifamilydwelling, restricted” to “seniorhousing” orsimilarphrasingto
clarifyitspurposeforparkingcalculations. Onedeveloperstakeholderwasnotawareofthis
optionforseniorhousing. Considersettingtheparkingstandardat1.0spaceperunitregardless
ofbedroomcounttoprovidemorecertainty.  

OtherParkingConsiderations
Additionally, considerallowingfee-in-lieupaymentsforretailusesinamixed-usebuildinginany
locationcitywide. Thiswouldrequireadoptionofaparkingfee-in-lieuplanandamendmentsto
AMC19.64.070.   

Long-term, considerrevisitingparkingpoliciesintheComprehensivePlan (seeStrategy4.3.5).  

2.6.2 – On-StreetParking
SimilartoguestparkingunderAMC19.64.030(B)(2)(a), allowtheminimumparkingunderTable
19.64.040tobemetbyon-streetparkingwhereitisavailablewithin250feetofthesubject
property. Thisoptioncouldbelimitedtojustresidentialusesorcertainhousingtypes. On-street
parkingshouldnotbeusedtothemeettherequirementsforaccessibleparking.  

2.6.3 – GuestParking
TheguestparkingratiosunderAMC19.64.030(B) werecreatedinthe2019codeupdateto
offsetreductionsintheminimumresidentialparkingstandardsandprovideameasureof
protectionforexistingneighborhoods. Theappropriatenessofguestparkingstandardsinsome
zonescouldbeevaluated.   

CurrentlyonlytheCBDzonewaivesguestparkingrequirementsunderAMC19.64.030(B)(4);  
thiscouldpotentiallybeexpandedtoothernear-downtownzonesintendedforhigher-density
developmentandareaswithwalk/bike/transitaccessliketheR4, C, andMMUzones.  

Alternativelyorinaddition, anoptionistoremoveguestparkingrequirementscitywidefor
multifamilyuses. Thiswouldremovethe “multifamily” rowinTable19.64.030(B). Publicon- 
streetparkingcanusuallyfunctionasguestparkinginmostcases.  

2.6.4 – UnbundlingParkingfromLeaseAgreements
Explorerequiringtheunbundlingparkingfromhousingprices. Unbundlingmeansthecostof
parkingforresidentialtenantsandcondoowners (andpossiblycommercialtenants) cannotbe

17includedinbaseleaseagreementsandprices.Parkingismadeavailableinanaddendumor
separateagreement. Therationaleisthatsomeresidents, especiallylow-incomerenters, donot
ownvehiclesorneedextraparkingspaces. Unbundlingparkinghasthepotentialtolower
housingcostsandinfluencetheparkingsupplyofnewdevelopment. Seattleisoneofthefirst

18citiesinWashingtontousethisstrategy. Educationandoutreachtolandlordsandproperty
ownerswouldbenecessaryforimplementation, similartorenterprotections (Strategy3.2.1).  

17Unbundledresidentialparking.” WashingtonStateDepartmentofTransportation.  
https://tsmowa.org/category/transportation-demand-management/unbundled-residential-parking

18SeattleMunicipalCode23.42.070,  
https://library.municode.com/wa/seattle/codes/municipal_code?nodeId=TIT23LAUSCO_SUBTITLE_IIILAUSRE_CH
23.42GEUSPR_23.42.070PARELEMUDWUNCOUS
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2.7 – BuildingCodeAmendments
Action: Evaluatepotentialbuildingcodeamendmentstofacilitatemoreeconomical
middlehousingandsmallapartmentbuildings. 

2.7.1 – MiddleHousingFireSprinklers
UnderChapter19.14AMC, considerupdatingthelocally-adoptedversionofinternationalcodes
toallowsmallresidentialstructureswithlessthan5,000squarefeetoffloorarea (e.g. triplexes,  
townhouses, andsmallmultifamilybuildings) tobedesignedandbuiltundertheless-strict
provisionsoftheInternationalResidentialCode (IRC). Normally, structureswiththreeormore
unitsareconsideredcommercialandfallundertheInternationalBuildingCode (IBC) which
requiresfiresprinklers. Inexchange, applicablestructureswouldberequiredtohaveahigher2- 
hourfireratingforwallandfloor/ceilingassemblies.  

Sincesprinklerscancostupto $15,000perunittoinstall, thiscanhelpreducethecostsof
attachedmiddlehousingwhilestillensuringfiresafety. Otheropportunitiesforstreamlining
includerevisionstoegressrequirementsincommonspacesandallowingcombined

19mechanical, electrical, andplumbingdrawings.  

Initialfeedbackonthisactionisthatsix-unitbuildingswouldnotbesupportedbyCitystaffdue
toliabilityandinsuranceratingsconcerns, butdemonstratedsuccessinatleastonecommunity
Memphis, TN) suggeststhetopicmaybeworthfurtherdiscussion. Makingachangeforonly

three- orfour-unitbuildingsmaystillprovidecostbenefits. Coordinatewiththedesignand
developmentcommunity, thefiredepartment, buildingofficials, andotherstakeholdersas
appropriatetoconsiderapossibleamendment.  

2.7.1 – Single-StairwellBuildings
Examineupdatingthelocally-adoptedversionoftheInternationalBuildingCodetoallowsingle- 
stairmultifamilybuildingsuptosixstorieswheretherearefourorlessunitsperfloor. By
default, theInternationalBuildingCodelimitsthisconditiontofourfloors. Seattlehasallowedit

20since1977.Thiscouldbeanopportunitytoreducecostswhilestillensuringfiresafetyfor
smallapartmentbuildingsoninfilllotsinandaroundthedowntownarea.  

Similarlyasabove, thiswouldrequirecoordinationwiththedesignanddevelopment
community, thefiredepartment, buildingofficials, andotherstakeholdersasappropriate.   

19ATrailblazingReformSupportsSmall-ScaleDevelopmentinMemphis.” StrongTowns. January2022.  
https://www.strongtowns.org/journal/2022/1/26/a-trailblazing-reform-supports-small-scale-development-in- 
memphis

20SecondEgress: BuildingaCodeChange”. https://secondegress.ca/Seattle
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3 – ProgrammaticStrategies
Theseactionsrelatetoongoingstaffsupportandenforcementneeds.  

3.1 - Short-TermRentalRegulations
Action: Balancethepositiveandnegativeimpactsofshort-termrentalsby
implementingbasicstandardsandadditionalregulationsasneeded.  

Short-termrentals, alsoknownasvacationrentals, areconsideredstaysof30daysorlessina
residentialdwelling. In2021Citystaffresearchfoundabout76short-termrentalsoperatingin
AnacortesthroughthemostpopularcommercialservicessuchasAirBNBandVRBO. Thisis
likelyanundercountsincenotallshort-termrentalsarelistedthroughouttheyearandsome
maybeadvertisedthroughothermethods, butitstillrepresentsonlyasmallpercentageof
Anacortes’shousingunits.  

TheCitycodedoesnotspecificallydefineshort-termrentals. Thecodeprohibitsovernight
lodgingusesotherthanbed-and-breakfastsinresidentialzones, butthisisnotstrictlyenforced
outsideofdevelopmentpermits. Overnightlodgingbusinessesarerequiredtomaintaina
businesslicenseandonly12% oftheidentifiedshort-termrentalshavedoneso. Itseemslikely
thatmanyshort-termrentalsoperatingillegallyinresidentialzonesandnotpayingthelodging
tax.  

Housingstoriescollectedduringpublicengagementsuggestsshort-termrentalsarebotha
problemforlong-termrentalsandanopportunityforsupplementalincomebylow- and
moderate-incomepropertyowners. IntheHAPcommunitysurvey, 56% oftotalrespondentsare
supportiveoftheconceptto “Tightenregulationsonvacationrentalstodiscouragetheuseof
regularhousingfortourists.”   

Tightenregulationsonvacationrentalstodiscouragetheuseofregular
housingfortourists

Renters 56% 17% 15% 5%7% 

Owners 31% 21% 20% 12% 16% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

Therearemanyoptionstoregulateshort-termrentals, withsomestrategiesprovidedbythe
21AmericanPlanningAssociationandlessonslearnedfromotherWashingtoncommunities. 

21Short-TermRentals: RegulationandEnforcementStrategies.” 2019. AmericanPlanningAssociation.  
https://www.planning.org/publications/document/9164214/  
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Belowisanon-exhaustivemenuofregulatoryoptions. Relativelylightmeasuresare
recommendedgiventhecurrentnumberofshort-termrentalsinAnacortes, withstricter
measurespossibletoenactifproblemswithshort-rentalscontinue.   

Defineshort-termrentals, possiblywithdifferencesbetweenaccessory, temporary, and
commercialtypes
Prohibitshorttermrentalsinresidentialzones, oronlyallowinresidentialzoneswere
theowner/operatorlivesontheproperty
Prohibitshorttermrentalsinmultifamilybuildings
Capthenumberofshort-termrentalbusinesslicensesthatmaybeissued, suchas1-3%  
oftotalhousingunitsperneighborhoodorcitywide.  
Provideperformancestandardssuchasacaponthenumberofguestsand/orrequiring
availabilityoftheowner/operatortorespondtocomplaintsandnuisanceslikenoise,  
odors, andvibrations
Requireshort-termrentalstoberegisteredandhaveplacardsprominentlydisplayedand
visiblefromtheright-of-way
Provideresourcesforenforcingbusinesslicenseandregistrationrequirementsand
enforcingthepenaltiesforfailuretocomply

Withanyproposedaction, communicationandpartnershipswiththetoplistingplatformsand
affectedneighborhoodsshouldbeconductedasearlyandcontinuouslyaspossible.  

Page 222 of 260



AnacortesHousingActionPlan – January2023 Page50

3.2 - Anti-DisplacementStrategies
Action: Adoptlocaltenantprotectionsandconsiderotherregulatoryand
programmaticanti-displacementactionstoimprovethestabilityofrenterhouseholds. 

AsdiscussedaboveinStrategy1.3, exclusionaryzoningpracticeshaveledtonumerousfacets
ofhousinginequityacrosstheU.S. Additionally, redevelopmentprogramsimplementedin
earlierdecadesresultedinbothintentionalandunintentionaldisplacementoflower-incomeand
peopleofcolorinmanycommunities. Therefore, strategiestomitigateorpreventdisplacement
havegainedmuchattentioninrecentyears, andavarietyofapproacheshaveemerged. Overall,  
theeffectivenessofanti-displacementstrategiesishighlyneighborhood- andcommunity- 
specific, andrecentacademicresearchhasfounddecidedlymixedresultsofmany

22approaches.   

Whilemoststrategieshavebeenfocusedonminimizingdisplacementpressures, itshouldbe
notedthatnotalldisplacementisinvoluntary (thereisalwayssomemovementinthehousing
market), anddisplacementcansometimesmeanmoving “up” toahigheropportunity
neighborhood.  

Increasinghousingproductionoverall, includingmarket-ratehousingproduction, isanimportant
tooltomoderatepriceincreasesandthereforemakehousingmoreaffordabletolowand

23moderateincomefamiliesandpreventdisplacement. Thisisparticularlytrueinhothousing
markets, suchasthecurrentmarketinAnacortes. AstudyinCaliforniafoundthatmarket-rate
andsubsidizedhousingproductionbothreduceddisplacementratesinSanFrancisco, but

24subsidizedhousingproductiondecreaseddisplacementriskmoresignificantly. Thesame
studyalsofoundthatthepositiveeffectsofproductionondisplacementatahyperlocal
neighborhoodscalemaydiffer, dependingonthecomplexneighborhoodcontext.   

Onedownsideofincreasedproductionisthetimeittakestobuildnewhousing, whichcanbe
lengthynotonlyforconstruction, butalsodesignandpermitting. Productioncanalsobe
hamperedbylackoflandsupply, anissuecurrentlyfacingAnacortesasdiscussedinStrategy
1.2. Themostcomprehensiveacademicsurveyofanti-displacementstrategiestodate
suggeststhatinadditiontoproduction, neighborhoodstabilizationandtenantprotection

25policieshavethemostimmediateimpactonmitigatingdisplacement.Thefollowingare
suggestionsforproactivepoliciesthatAnacortescanadopttofurtherpreventdisplacement.  

AstudyfromCommonGoodLabsanalyzeddataonthousandsofU.S. neighborhoodsover15
26years (2000to2015) tounderstandhowpovertyisreducedwithoutcommunitydisplacement.  

Itfoundeightindicatorsthatareassociatedwithinclusion, increasedprosperity, anddecrease

22Chapple, KarenandAnastasiaLoukaitou-Sideris. “WhitePaperonAnti-DisplacementStrategyEffectiveness.”  
PreparedfortheCaliforniaAirResourcesBoard, February2021.  
23Been, Vicki, IngridGouldandKatherineO’Regan. “SupplySkepticism: HousingSupplyandAffordability.” NewYork
UniversityFurmanCenter, August2018.  
24Zuk, MiriamandKarenChapple. “ResearchBrief. HousingProduction, Filtering, andDisplacement: Untanglingthe
Relationships.” UCBerkeleyInstituteofGovernmentalStudies. May2016.  
25ChappleandLoukaitou-Sideris.  
26 “Reducingpovertywithoutcommunitydisplacement: IndicatorsofinclusiveprosperityinU.S. neighborhoods.”  

Brookings. September2022. https://www.brookings.edu/research/reducing-poverty-without-community- 
displacement-indicators-of-inclusive-prosperity-in-u-s-neighborhoods/  
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inpoverty. Threeoftheindicatorscanbemostdirectlyaffectedbymunicipalpolicies, notedin
thetablebelow.  

InclusionIndicator HowAnacortesCanAffectThisIndicator
Increasedhousingdensity Zoningstandardsthatdirectlyregulatethedensityofresidentialdevelopment. 

Higherratesof Zoningandsubdivisionstandardsthatallowandencourageagreatervarietyofsmall
homeownership andattachedhousingtypes (e.g. smallsingle-family, cottages, townhomes, flats,  

condos). ANewYorkTimesreportfindsthattheproductionofentry/starterhomes
hasneverbeenlowerthantoday (particularlyhomessmallerthan1,400square

27feet).  
Presenceofcommunity Financialand/orstaffingsupportforcommunityorganizations.   
organizations

Zoningstandardsthatprovidelow-costcommercialspaceand/ormunicipalfacilities
withspaceforcommunityorganizationstohaveoffices, hostevents, runrecreation
andculturalprograms, etc.  

Figure17. Inclusionindicators

3.2.1 - LocalTenantProtections
WashingtonStatesetsthebaselineforthelandlord-tenantrelationshipthroughtheState
ResidentialLandlord-TenantAct, RCW59.18. WashingtonStateregularlyamendstheActas
summarizedintheHAPExistingConditionsandHousingNeedsAnalysisReport. Accordingto
theAttorneyGeneral’sOffice, thereisnocentralizedenforcementmechanismfortheRCW, and
soitisincumbentuponlandlordsandtenantstoeitherself-remedyviolations, seekcounseling
orlow-costlegalhelpfromnon-profitorganizations, and/orresolvedisputesthroughthecourts.  

Localordinancesareenforcedbythelocaljurisdiction. Citiesarefreetoadoptadditionalor
morestringentregulationsthanthoseprovidedbythestate (withtheexceptionofmarket-rate
rentcontrol), andnumerousWashingtoncommunitieshavedoneso. Anacorteshasnot.   

TheKingCountyBarAssociation (KCBA) providesamodeltenantprotectionordinancewithin
theframeworkofWashingtonStatelaw. Thisissummarizedinthetablebelow.   

NoparticularsetoftenantprotectionsisrecommendedaspartofthisHAP. TheAnacortes
communityanddecision-makersareencouragedtousethis “menu” ofoptionsasabasisfor
continueddiscussion. Anacortescanlooktoothercommunities, Burien, Kenmore, andother

28, 29, 30communitiesthathaveadoptedsomeoftheseprotections.  

GiventheinformationprovidedduringtheHAPpublicengagementprocess, manyrentersfeel
theirhousingsituationisunstableandatthemercyoflargerentincreasesorevictions. When
askedintheHAPcommunitysurvey, over58% oftotalrespondentsand82% ofrentersare

27WhateverHappenedtotheStarterHome?” TheNewYorkTimes. September2022.  
https://www.nytimes.com/2022/09/25/upshot/starter-home-prices.html

28CityofBurien, Washington, OrdinanceNo. 804.” October2022.  
https://burienwa.civicweb.net/filepro/documents/33975/?preview=76250

29CityofKenmore, Washington, OrdinanceNo. 22-0545.” March2022.  
https://kenmore.civicweb.net/filepro/documents/118191/?preview=119244

30FiveSeattlesuburbsaddednewlandlord-renterlawsthisyear. Here’swhattheydo.” TheSeattleTimes. December
15, 2022. https://www.seattletimes.com/seattle-news/politics/five-seattle-suburbs-added-new-landlord-renter- 
laws-this-year-heres-what-they-do/  
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supportiveof “Strongerrenterprotectionssuchasmorenoticetimeforrentincreasesor
optionstomanagemove-infees”.  

Strongerrenterprotectionssuchasmorenoticetimeforrentincreasesor
optionstomanagemove-infees

Renters 69% 13% 11% 3%5% 

Owners 31% 22% 22% 11% 14% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

LocalTenantProtectionOption OtherConsiderationsandNotes
RentsandPayments
Noticeofmonthlyrentincreases90-180 Thestatelawdefaultis60daysnoticeperRCW59.18.140. Upon
daysbeforetheeffectivedate, withmore receiptofnotice, allowtenantstoterminatetenancyearlywithout
noticerequiredforlargerincreases furtherpaymentexceptproratarent.  
NoincreaseinrentallowedifthepropertyPoorconditionsmeansthedwellingunithasdefectiveconditions
isinpoorcondition makingitunlivable, arequestforrepairshasnotbeencompleted, or

thepropertyisotherwiseinviolationofRCW59.18.060.  
Increasesover10% ofmonthlyrentoveraThetenantmustbenotifiedthisisanoptionineveryrentincrease
12-monthperiodrequireslandlordtopay noticeregardlessoftheincreaseamount. Theassistancecanbe
relocationassistanceforeconomically- valuedinanumberofways – theKCBAmodelbasesitonthree
displacedtenants. timesthemonthlyrentamount. Optionally, thistoolcouldrequire

relocationassistanceforphysicaldisplacementaswell (dueto
propertyrenovationsordemolition).  

Move-infeescappedatonemonth’srent Allowuptoasixmonthinstallmentplanwhichcommencesupon
andrequireofferofinstallmentplans move-in. Thishelpslowerincometenantsmanagemove-infeesthat

canbemanythousandsofdollars.  
Capsonrentpaymentlatefees TheKCBAapproachisacapof $10permonthandthetenantisnot

responsibleforanylegalfeesorotherservices.  
Leasesmustallowrenttobepaidon Thisallowstenantstoadjusttheduedateofrentpaymentsifthe
differentdaysofthemonth tenanthasafixedincomesource (e.g. apaychecklagafterthefirst

ofthemonthorasocialsecuritypayment). Alandlordshallnot
refusetoleasetotenantswhorequestthis. 

EvictionsandDiscrimination
Requirecausetoevictasspecifiedinthe Onlyallowforevictionsfor: 1) failuretopayrentafterreceivingall
leaseagreement noticesrequired; 2) substantialbreachofanon-monetarytermofthe

leaseandallstepstoresolveithavefailedwithinthetimerequired;  
or3) thelandlordseekstoremovetheunitfromthemarketwith
honestintent (with120daysnotice).  

Banningdiscriminatory, deceptive, and Prohibitsinquiriesorverificationrequirementsbasedonimmigration
unfairpracticesintherentalmarket orcitizenshipstatus, usingsocialsecuritynumbersasamethodof

provingfinancialeligibility, andrepresentingthataunitisnot
availablewhenitisinfactavailable. Alsoprohibitsrequiringthata
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LocalTenantProtectionOption OtherConsiderationsandNotes
leasebesignedbychildrenanddeceptiveomissionsandpractices
likeconfusingleasetermsortakingadvantageofalackof
understandingbytenants.  

Administration
Rentalunitregistrationandinspection Thepurposeofsuchprogramsistoensurerentalhousingmeets
programs standardlivingconditions. Registrationincludespropertyaddress,  

contactinformation, listofrentalunits, andconditionofthehousing
units. Feesmaybeimposedandre-registrationisrequiredwithnew
ownership.  

Figure18. Tenantprotectionoptions

Longerrentincreasenoticetime, move-infeecaps, andeconomic/physicalrelocation
assistancearesomeofthestrongestanti-displacementstrategiesavailableforlow-income
residentsforcedtomove, givingthemanopportunitytofindnewhousinginthesame
communitywithinareasonableamountoftime.   

Anynewregulatoryactionwouldrequiresomedegreeofeffort, rangingfromeducationand
outreachtoincreasedstaffingandresourcesformonitoringandenforcement (includingbutnot
limitedtotherecommendedhiringofahousingcoordinator, seeStrategy4.1). Regulatory
actioncouldalsobeconsideredattheregionalleveltoprovideconsistencyforlandlordsand
propertymanagementcompaniesworkingacrossmultipleSkagitCountyjurisdictions.  

3.2.2 - OtherAnti-DisplacementStrategies
StrategicAcquisitionofExistingMultifamilyHousing
Tobetterretainaffordablehousing, theCityofAnacortesshouldcontinuouslyworkwiththe
AnacortesHousingAuthority, landtrusts, andothernon-profitproviderstoidentifynaturally
occurringaffordablehousingandmultifamilyhousingwithincomerestrictionsorcovenants
thatareclosetoexpiration. Fundsshouldbeidentifiedtoacquireasmanysuchpropertiesas
possibletoavoiddisplacementoflow- ormoderate-incomeresidents. Thispracticepreserves
existingcommunitiesandretainslong-termaffordablehousingstockatalowercostthan
developmentofnewaffordablehousing.  

TenantLegalServices
Evictionrateshavebeenshowntodropwhentenantsfacingevictionhaveaccesstolegal
representation. TheWashingtonStateOfficeoftheAttorneyGeneralhasacomprehensivelist
ofresourcesfortenantsfacinglegalissues, includingfreephoneassistancefromthe

31NorthwestJusticeProjectforlow-incometenantsstatewide. Contactsandguidancecouldbe
providedalongsideorinadditiontothehomelessservicesdirectory (seeStrategy3.3.3).  

TenantOpportunitytoPurchase
Atenantopportunitytopurchaseprogram, suchastheoneinstitutedinWashington, D.C. in
1980, givestenantsthefirstrighttopurchasetheirunitifitisbeingconvertedintoa

31 “ResidentialLandlord-TenantResources.” WashingtonStateOfficeoftheAttorneyGeneral.  
https://www.atg.wa.gov/residential-landlord-tenant-resources
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condominium. InD.C., astudyoftheprogramshowedthishelped58% ofeligibletenants
32purchasetheirunit.  

RentalAssistancePrograms
Rentalassistanceprogramshelplow-incometenantspayrentinmomentsofhardship. Sucha
programcanbeveryhelpfulinpreventingfamiliesandindividualsfrombecominghomeless
andhelpstaveoffevictionanddisplacement. However, rentalassistanceprogramsarealso
relativelyexpensiveandmayhavelimitedreachinacityofAnacortes’ssize. Oneoptionwould
betoinvestigateatemporaryrentalassistancefundforeligiblelow-incomerenterswhichcan
provideassistancefor1-3monthswhenatenantisexperiencingafinancialcrisis.   

HousingRehabilitation
Somelow-incomehouseholdsareunabletoaffordongoingmaintenanceontheirhomes,  
particularlyolderhousingunits. Thiscanleadtodisplacementifthehomesbecome
uninhabitableorthehomeissoldatalowprice. ManycitiesandcountiesinWashington,  
includingVancouver, Spokane, andPierceCountyforexample, provideno- orlow-interestloans

33, 34, 35toqualifyinglow-incomehomeownerstohelprepairandrehabilitatetheirhomes.  

Someprogramsdonotrequirerepaymentoftheloanuntilafterthehouseissold, andothers
deferpaymentsifresidentscannotaffordthem, orwaiveinterestfordisabilitymodifications.  
Theseprogramsarefundedbyavarietyofsources, includingcityorcountyaffordablehousing
funds, CDBGblockgrantsfromHUD, orHOMEInvestmentPartnershipprograms.  

CommunityControlofLand
Thereareseveralmodelsofcooperativeorsharedlandownershipwhichhavebeenusedto
removelandspeculationandmarketpressuresfromownershiphousingandprovideaffordable
andstableownershipopportunitiesforlower- andmoderate-incomehouseholds. Such
organizationshavemostlytakentheformofcooperativesandcommunitylandtrusts (CLT), or
acombinationofbothapproaches.   

Inacommunitylandtrust, thelandisheldintrustbyanonprofitorcityandonlythehousingunit
isboughtandsold, usuallywithpermanentaffordabilityrestrictionsinthecovenant. Although
thiscanreducetheamountofequitywhichcanbebuiltbybuyingandsellingahomeinaCLT, it
doescreateopportunityforhouseholdswhoseincomeswouldtypicallyexcludethemfrom
homeownership.   

Inaco-opmodel, residentsownsharesinthelandorbuildings (dependingonthemodel) and
payaffordablemonthlypaymentswithlimitedequitytoresidents. Thereisatleastexampleof
thisinAnacortes, theSkagitCohousingprojectwhichiscurrentlyinconstruction (readmore
detailsintheHAPExistingConditionsandHousingNeedsAnalysisReport). OneOregonmodel

32Chapple, KarenandAnastasiaLoukaitou-Sideris. “WhitePaperonAnti-DisplacementStrategyEffectiveness.”  
PreparedfortheCaliforniaAirResourcesBoard, February2021.  

33HousingRehabilitationLoanProgram.” CityofVancouver. https://www.cityofvancouver.us/eph/page/housing- 
rehabilitation-loan-program

34HomeRehabilitation.” CityofSpokane. https://my.spokanecity.org/housing/affordable/  
35HomeRehabilitationLoanProgram.” PierceCounty. https://www.piercecountywa.gov/3093/Home-Rehabilitation- 

Loan-Program
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showedthatcombiningaCLTandco-opyieldedopportunitiesforhomeownershipfor
36householdsearning30-60% oftheAMI.  

Overall, thelargestbarriertocommunitylandcontrolmodelsislackoffundingforownership
37affordablehousingtojumpstartthesetypesoforganizations.  

ForeclosureAssistance
Foreclosureassistancecantaketheformoffinancialsupporttohomeownersfacing
foreclosure, similartotherentalassistanceprogramsdescribedabove. Additionally, foreclosure
assistancecantaketheformoftechnicalassistanceandcounselingtohouseholdsatrisk. A
studyconductedbytheUrbanInstituteduringtheGreatRecessionfoundthathouseholdsthat
receivedcounselingweremorelikelytoavoiddefaultandmodifytheirloanstobeabletokeep

38makingpayments. Suchaprogramcouldbeprovidedbythecityorinpartnershipwithanother
organization.   

LivingWageOrdinance
IntheMountVernon-AnacortesMetropolitanStatisticalArea, thehourlywageneededtoafford

39theaveragetwo-bedroomapartmentis $25.13/hour. TheminimumwageinAnacortesisthe
defaultstatelawrate, $14.49/hour.  

Alivingwageordinancerequiresahigherminimumwagethanthatrequiredbystatelaw, which
canhelpreducehousingcostburden. LocalordinancesarenotwidespreadinWashington; only
thecitiesofSeattle, SeaTac, andTukwilacurrentlyhaveminimumwageshigherthanthe

40statewideminimum.  

ChildcareandEarlyEducationSubsidies
Subsidizingearlyeducationisanotherwaytohelplower-incomehouseholdsfrombeingunable
toaffordhousing, aswellasimprovinglifelongoutcomesforchildren. WashingtonState
providesfinancialassistanceforchildcareforlow-incomefamiliesthroughtheWorking
ConnectionsChildCaresubsidy. OthermunicipalitiesinWashingtonalsoprovidechildcare
subsidy, suchasSeattle’sChildCareAssistanceProgramandtheKing/PierceCountyChild
CareResourcessubsidyprogramforfamiliesexperiencinghomelessness.  

LandValueCapture
SeeStrategy5.3.  

InclusionaryZoning
SeeStrategy5.5.   

36ACaseforPublicInvestmentinShared-EquityHomeownership.” SquareOneVillages. September2020.  
https://olis.oregonlegislature.gov/liz/2021R1/Downloads/PublicTestimonyDocument/20717

37Gabobe, Nisma. “HowCanCitiesMoveTheNeedleonCommunityLandTrusts?” SightlineInstitute. August2021.  
https://www.sightline.org/2021/08/23/how-can-cities-move-the-needle-on-community-land-trusts/  

38Chapple, KarenandAnastasiaLoukaitou-Sideris. “WhitePaperonAnti-DisplacementStrategyEffectiveness.”  
PreparedfortheCaliforniaAirResourcesBoard, February2021.  

39NationalLowIncomeHousingCoalition, “OutofReach: TheHighCostofHousing.” 2022.  
https://nlihc.org/sites/default/files/2022_OOR.pdf

40MinimumWage”, WashingtonStateDepartmentofLabor & Industries. https://www.lni.wa.gov/workers- 
rights/wages/minimum-wage/  
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3.3 – HomelessnessStrategies
Action: StrengthencoordinationbetweentheCityandlocalhomelessnesssupport
servicesandadoptaHousingFirstapproach. 

Homelessnessisagovernmentconcernbecauseitrelatestothehealth, safety, andwelfareof
41individualsandthecommunityat-large. Thishousingactionplanisaddressinghomelessness

becausetheproductionandpriceofhousing, whichisaffectedbyCitypolicy, isdirectly
42correlatedtotherateofhomelessness. Atthenationallevel, every $100increaseinmedian

rentisassociatedwithaninepercentincreaseintheestimatedhomelessnesspopulation, even
43afteraccountingfordemographicandeconomiccharacteristics.  

3.3.1 – DataCollection
ThescaleofthehomelesspopulationinAnacortesisnotwellunderstood, whichisoneofthe
firstbarrierstoovercomeinaddressingtheissue. Themostrecentandgranulardataavailable
fromtheWashingtonDepartmentofCommerceistherewereapproximately314people (made

44upof234householdorfamilygroups) experiencinghomelessnessinSkagitCountyin2022.  
PerhapsathirdorlessofthatnumberincludeshomelesspeopleinAnacortes, basedon
stakeholderfeedback.  

Morelocalandupdateddataiscriticaltounderstandingtheproblemandseeinghowitis
changingovertimeorinresponsetointerventions. Manycommunitiesconductanannualor
semi-annual “pointintime” counttoconducteitherabasicpopulationestimateoracensusof
thevisiblylocalhomelesspopulation, oftenledbysocialserviceprovidersandvolunteer
communitymembers. Thisisanighttimeeventcountingpeoplelivingonthestreet, invehicles,  
andinshelters. Sometimesitispairedwithadaytimesurveyofhomelessindividualsto
understandtheirspecifichealthchallengesandneedsandtoidentifyfamilygroups. Pointin
timecountsmaynotcaptureotherpeoplewhoareontheedgeofhomelessness, suchas
peoplewhoarewhoarecouchsurfingorlivinginhotels, butitisastart.  

3.3.2 – Coordination
Stakeholderinterviewsandthe2021 “unmetneeds” reportoftheHACScommitteesuggest
thereisnotawell-coordinatedresponsetohomelessnessbetweentheCityandservice
providers. TheCityalsodoesnotdirectlyofferanyhomelesssheltersortransitionalhousing. A
constellationofAnacortesorganizationssuchasfoodbanks, non-profithousingproviders, and
thehospitalmeetsregularlytoshareinformationandresourcesandkeeptrackoftrendson
homelesspeople’sneeds.  

Communicationandcoordinationishamperedbythelackofacentralcommunicationhubfor
serviceproviders. TheCityhastakenthestepsofestablishingweeklymeetingstofacilitate

41Homelessness – CommonQuestions & Answers.” WashingtonStateDepartmentofCommerce. January2019.  
https://www.skagitcounty.net/HumanServices/Documents/Housing/Homelessness%20FAQs%2001-2019.pdf

42HomelessnessisaHousingProblem.” GregColburnandClaytonPageAldern.  
https://homelessnesshousingproblem.com/  

43HowCOVID-19CouldAggravatetheHomelessnessCrisis?” August2020. UnitedStatesGovernment
AccountabilityOffice. https://www.gao.gov/blog/how-covid-19-could-aggravate-homelessness-crisis

442022PointinTimeCount, CountyTotals.” WashingtonStateDepartmentofCommerce.  
https://deptofcommerce.app.box.com/s/ek9pu2w07oz8d77gq6c1rlpxuwcw0515/file/991370028199
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interagencydiscussionsandcontractingwithAnacortesFamilyCentertoprovidesupportfor
thepolicedepartment. OtherfrontlineCitystaff, suchasthoseworkinginparksandthelibrary,  
arealsoencounteringpeopleinneed.  

Asanotherstep, itisrecommendedthatAnacortescreatea “housingcoordinator” staffposition
toactasthepointofcontactwithserviceproviders, inadditiontootherhousing-relatedduties
seeStrategy4.1).  

3.3.3 – IntermediateActions
Createadirectoryofhomelesssupportserviceswithavailabletimesandcontactinformation,  
anddistributeitontheCitywebsiteandwithlocalserviceproviders. AssignaCitystaffperson
suchasthenewhousingcoordinator, seeStrategy4.1) tocontacteachserviceatleast

monthlytomaintainandupdatethedirectory.  

Identifyatleastoneunderutilizedorabandonedparkinglottocreatealegalandorganizedarea
forpeoplelivinginvehicles. Thesiteshouldbereasonablylocatednearexistingservices.  
Providebasicon-sitefunctionssuchastrashcollectionandshowers. Workwithservice
providersforsitemanagementandoutreach. Thecapacityofthesiteshouldbecappedata
reasonableamountbasedonthestaffingcapacityofserviceprovidersandthenumberof
peoplelivinginvehicles.  

Similarlyorincombinationwithavehiclelot, identifyatleastoneunderutilizedorabandoned
sitenearservicestocreatealegal “tinyhomevillage” tohelpshelterhomelessindividualsand
consolidatethemforcasemanagementandhealthtreatment. Sanitationandsitemanagement
shouldbeprovided. Publicparkinglotsmaybeopportunesitesonatemporarybasis (see
Strategy4.4.5).  

Severalhousingcommunitiesorserviceprovidersarepotentialpartnersandcanofferlessons
forsanctionedtemporaryhomelesshousingsites: TheFirstStepShelteroperatedbySkagit
FriendshipHouse, housingandservicesbyCommunityAction, transitionalhousingsupport
fromtheNorthwestRegionalCouncil, themedicalclinicoperatedbySwinomishIndianTribal
Community, portableshowersbySkagitConnections, andfoodbanksoperatedbySalvation
ArmyandHelpingHands.  

3.3.4 – Adopta “HousingFirst” Approach
Decadesofresearchhavefoundthathelpinghomelesspeoplemoveoffthestreetandintoa
homeoftheirownisthemosteffectivewaytoreducelong-term (chronic) homelessforthe

45mostvulnerablepeople. Thisisbecauseitisextremelydifficultorimpossibletoaddressthe
personal, financial, mental, orphysicalproblemsthatunderlyhomelessnesswhilesimplytrying
tostayalive.  

The “housingfirst” approacheliminatesbureaucraticstepsandplacesnocriteriaonsobriety,  
employment, criminalhistory, orcompletingareligiousprogrambeforeindividualsaremoved
intoahome. Whensomeoneisdrowning, itdoesn’thelpifarescuerinsiststhevictimlearnto
swimbeforebringingthemtoshore. Theycanaddresstheirissuesoncetheyareonsolid

45Homelessnessresearch: Aguideforeconomists (andfriends).” 2019.  
https://www.sciencedirect.com/science/article/abs/pii/S1051137718302109
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groundwithprivatespace, astableaddress, andthedignityofmeetingbasicneedslikefood,  
warmth, andbathing.  

Thisapproachislesscostlytotaxpayersthanthecombinedcostsofrovingservicecontacts,  
emergencyroomvisits, jailandshelterstays, towedvehicles, andmaintenanceofpublic
spaces. SuccessstoriesandlessonsaboundfromplacesasvariedasHouston, TX, Columbus,  
OHandSaltLakeCity, UT.  

Theprovisionofhomescanbedoneindirectlythroughvouchers, inwhichpublicfunding
directlysubsidizesthecostofamarket-raterentalunit, ordirectlythroughpublicly-owned
housing. Thetypeofhousingisoftentimesandpreferablyintheformofapartmentswhichare
thecheapesttypeofhousingtobuildandoperateperunit. Sometimesexistingapartmentor
hotelbuildingsarepurchased, orawarehousecanberenovatedforresidentialuse. “Tinyhome
villages”, whicharerapidlyconstructedonvacantsitesorparkinglots, maybeappropriatebut
onlyonatemporarybasissincetheyarenotasdurable, weather-proof, orlivableaspermanent
structures.  

Housingfirst” includesintensivewraparoundsocialservicesandcasemanagementforthe
residents, eitheron-siteoroff-site. Theseservicesusuallyincludesupportforpeoplelivingwith
complexanddisablingbehavioralhealthorphysicalhealthconditions, addictiontreatment, and
employmentassistance. Researchhasfoundthatanoverwhelmingmajorityofpermanent
supportivehousingresidentseventuallystabilizetheirlivesandhealthenoughtomoveto
market-ratehousing.  

The “housingfirst” policyhasitslimitations. Itcanonlyworkifhousingandserviceproviders
agreeontheapproach, ifthereisenoughsupplyofhousingavailabletoworkwithatdifferent
incomelevels, andthereisadequatelong-termfunding. Allthreerequirementswillrequire
strategicplanningandtimetodevelop. Tothatend, thisHAPrecommendsthefollowing:  

Conveneameetingofallrelevanthomelessnessstakeholderstodiscussthe “housing
first” approach
Adopta “housingfirst” policyintheComprehensivePlan
Createa “housingcoordinator” staffposition (Strategy4.1)  
Regularlysurveyandmonitorthescaleofthehomelesspopulation
ProvideorseeknewfundingforsupportivehousingsuchasrentvouchersoraCity- 
ownedsupportivehousingdevelopment
StudyalternativesforprovidingsupportivehousingwithCityfundingorgrantfunding
Inventoryhotels/motelswhichcouldbecandidatesforpurchaseandconversionto
permanentsupportivehousing
Exploreprogramsandpartnershipsthatcouldenablemoresocial, health, andhuman
careservicestoestablishbranchlocationsinAnacortes.  
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4 – CitywidePlanningStrategies
TheseactionsrelatetotheCity’sbudgetandupdatingtheComprehensivePlan.  

4.1 - HireaHousingCoordinator
Action: Fund, recruit, andhireahousingcoordinatortohelpimplementthisHousing
ActionPlan, connectandcollaboratewithhousingstakeholders, andpromotemore
market-rateandaffordablehousingdevelopmentinAnacortes. 

AhousingcoordinatorwouldbeaspecializedpositioninthePlanning, Community & Economic
DevelopmentDepartmentthatpromotesimplementationoftheHousingActionPlanand
provideslong-termpolicysupportandrelationship-buildingamongAnacortes’sresidents,  
landlords, developers, humanserviceproviders, andCitystaff.  

Thiscouldbeapermanentpositionor, ataminimum, atwoyearpositionfocusedon
implementingtheHousingActionPlan.  

WhenaskedintheHAPcommunitysurvey, 56% respondentswerestronglyorsomewhat
supportiveofhiringacityhousingcoordinatortoassistrentersandsupportlocalhomeless
service.  

Hireacityhousingcoordinatortoassistrentersandsupportlocal
homelessservices

Renters 51% 17% 23% 5%4% 

Owners 30% 23% 27% 7% 12% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

Keyresponsibilitiesforthepositionshouldinclude:  

ImplementtheactionsandstrategiesoftheHousingActionPlan
Plan, organize, coordinate, andimplementtheworkplanandpoliciesrelatedtotheCity’s
housingpolicies, projects, andprograms. Study, evaluate, andrecommendhousing
policiesandprocedures.  
ServeastheCityliaisontootherdepartmentsandadvisoryboardsonhousingissues
relatedtohousingpolicyandprovidecitywideleadershipandcoordinationonhousing
policyissues.  
OverseeandmanagetheCity’shousingfundsincludingthehousingsalestaxand
CommunityDevelopmentBlockGrantfunds. Monitorotherstatefundingandgrant
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opportunitiesandwriteapplicationsforfunding, includingjointapplicationswithpartner
agencies.  
Ifimplemented) AdministerandmonitortheMFTEprogramandprovideguidancefor

propertyowners
Monitorhousingproduction, thenumberandlocationofaffordablehousingunits, and
thenumberofunhousedpeopleinAnacortesandsupportPCEDdepartmentreportson
housinganddemographictrends
Buildrelationshipswithcommunitypartnersinthenon-profit, public, andprivatesectors,  
includingactingasliaisontotheAnacortesHousingAuthority, AnacortesFamilyCenter,  
andtheAnacortesCommunityHealthCouncil
MarketAnacortestotheresidentialrealestateindustryandmanageinquiries, witha
focusonpromotingthequalitiesofthetown, economicdevelopmentopportunities, the
friendlyregulatoryenvironment, andanyfinancialincentivesavailable
Recruithumanserviceprovidersandseniorhousingdeveloperstolocateandbuild
facilitiesinAnacortes
Connectbusinessesandprospectiveresidentstohousinglistingsandproviders
Connecttenantsandlandlordstoresourceshelpresolvedisputes
Educatepropertyownersanddevelopersondevelopmentregulationsandsite-specific
opportunitiesandshareresourcessuchascasestudies, bestpractices, property
maintenancestandards, andpropertytaxresources
MonitorchangestotheGrowthManagementActandrelatedstatelawsonhousing

Qualificationsforthepositionshouldinclude:  

Bachelor’sdegreeinplanning, realestate, publicadministration, finance, economics,  
business, orotherfieldswheretheknowledgeandskillscantranslatetothe
responsibilitiesoftheposition.  
Considerable (3-5years) experienceinprogrammanagement, affordablehousingpolicy,  
communityplanning, publicpolicy, realestatefinanceordevelopment, business
administration, oreconomicdevelopment.  
ProficiencywithMicrosoftOfficeandothersoftwarerelatedtoplanningoperations.  

Theidealcandidatewill:  

Haveacreative, open-minded, andpragmaticattitude.  
Thriveinafast-paced, team-basedenvironmentwhilealsobeingabletowork
independently.  
Clearlycommunicateideasandconcepts.  
Havestrongorganizationalanddataanalysisskills.  
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4.2 – HousingElementUpdates
Action: InthenextComprehensivePlanupdate, updatetheHousingElementto
supporttheactionsofthisHousingActionPlanandintegratenewprovisionsrequired
bystatelaw. 

RecentupdatestotheGrowthManagementActrequiresomeupdatesondataand
goals/policiesfortheComprehensivePlan’sHousingelement. Manyoftheserequiredupdates
overlapwiththedataandobjectivesprovidedinthisHousingActionPlan, thoughsome
additionalworkmaybeneeded.  

Inadditiontostatementsofgoals, policies, objectives, andmandatoryprovisionsforthe
preservation, improvement, anddevelopmentofhousing, updatedRCW36.70A.070(2) (2021)  
nowrequires:  

Aninventoryandanalysisofexistingandprojectedhousingneedsthatidentifiesthe
numberofhousingunitsnecessarytomanageprojectedgrowthincluding:  
oUnitsformoderate, low, verylow, andextremelylow-incomehouseholds
oEmergencyhousing, emergencyshelters, andpermanentsupportivehousing

Goalsandpoliciesformoderatedensityhousingoptionsincluding, butnotlimitedto,  
duplexes, triplexes, andtownhomes
Identifysufficientcapacityoflandforhousingincluding, butnotlimitedto, government- 
assistedhousing, housingformoderate, low, verylow, andextremelylow-income
households, manufacturedhousing, multifamilyhousing, grouphomes, fostercare
facilities, emergencyhousing, emergencyshelters, permanentsupportivehousing, and
considerationofduplexes, triplexes, andtownhomes
Makesadequateprovisionsforalleconomicsegmentsofthecommunity, including:  
oLow, verylow, extremelylow, andmoderate-incomehouseholds
oDocumentingprogramsandactionsneededtoachievehousingavailability

includinggapsinlocalfunding, barrierssuchasdevelopmentregulations, and
otherlimitations

oConsiderationofhousinglocationsinrelationtoemploymentlocation
oConsiderationoftheroleofaccessorydwellingunitsinmeetinghousingneeds

Identifylocalpoliciesandregulationsthatresultinraciallydisparateimpacts,  
displacement, andexclusioninhousing, including:  
oZoningthatmayhaveadiscriminatoryeffect
oDisinvestment
oInfrastructureavailability

Identifyandimplementpoliciesandregulationstoaddressandbegintoundoracially
disparateimpacts, displacement, andexclusioninhousingcausedbylocalpolicies,  
plans, andactions
Identifyareasthatmaybeathigherriskofdisplacementfrommarketforcesthatoccur
withchangestozoningdevelopmentregulationsandcapitalinvestments; and
Establishanti-displacementpolicies, withconsiderationgiventothepreservationof
historicalandculturalcommunitiesaswellasinvestmentsinlow, verylow, extremely
low, andmoderate-incomehousing; equitabledevelopmentinitiatives; inclusionary
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zoning; communityplanningrequirements; tenantprotections; landdispositionpolicies;  
andconsiderationoflandthatmaybeusedforaffordablehousing.  

Intheannualamendmentcycleorthenextmajorupdate (duein2025), theHousingElement
couldbeupdatedwithspecificpoliciesrelatingtothemanystrategiesandactionsofthis
HousingActionPlan. RelevantHAPactionstoacknowledgeatthecomprehensiveplanning
levelmayinclude, butarenotlimitedto, thefollowing:  

Developmentregulationstreamliningthatprovidesmorehousingoptions
Guidanceonhomelessnessreductionandprevention
Supportforamultifamilytaxexemptionprogram, taxincrementfinancingfor
infrastructureandaffordablehousing, andtransitfundingtosupporthousingand
economicdevelopment
Policiesfortheacquisitionanddispositionofsurpluspubliclandforaffordablehousing
seeStrategy4.4), especiallyCity-ownedlandindowntownandatSharpe’sCorner

Supportfornewanti-displacementpolicies
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4.3 – LandUseElementUpdates
TheComprehensivePlanLandUseelementshouldbereviewedforpotentialupdatesonthese
issues.  

4.3.1 – OldTownZone
Action: InthenextmajorComprehensivePlanUpdate, reexaminetheboundariesof
theOldTownzoneanditsallowedhousingtypes, andpotentialnewdesignguidelines.  

GivenOldTown’ssizeandwalkableproximitytodowntownAnacortes, reconsiderallowed
housingtypesandform/intensitystandardshereinthenextComprehensivePlanupdate. This
isproposedtobepushedtotheComprehensivePlanprocessbecauseOldTownisa
historicallysignificantareawithspeciallandusecharacteristicsanddesignqualities, andso
meritsadedicatedpolicydiscussionwiththecommunityanddecision-makers. It’spossiblean
additionalbutlimitedsetofhistoricdesignguidelineswouldbeappropriatefornewhousing
typessuchascottages, duplexes, triplexes, andtownhomes.  

AlsointheComprehensivePlan, considerredesignatingtheeasternareaofOldTownto
facilitatehigh-densityresidentialand/ormixed-usedevelopment. Thisareaistheclosestpartof
OldTowntodowntown, containsthelibrary, andhasexcellentaccesstopublicparksandan
elementaryschool. Theareaismostlybuiltoutandredevelopmentwouldbeslowincoming,  
butina20-yearplanninghorizoncreatingmorehousingcapacityherecouldequitablyprovide
affordablehousingandaccesstocommercialandpublicservices.  

Figure19. TwooptionsforfutureconsiderationofzoningchangesintheOldTownzoneadjacentto
downtown

Figure20. ExistingmiddlehousinginOldTown (sourcesforleftimage: Sightline; rightimage: GoogleMaps)  
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4.3.2 – R1Zone
Action: InthenextmajorComprehensivePlanUpdate, reexaminethepurpose,  
priorities, anddevelopmentregulationsfortheR1zone. 

Witha15,000squarefeetminimumlotsizeandonlyallowingsingle-familydevelopment, theR1
zoneishighlyexclusionary. Thezoneisalsohometoanelementaryschoolandamplepark
spacethatwouldbenefitfromimprovedaccessformorepeople.  

GivengrowthmanagementgoalsandthefindingsoftheHAPExistingConditionsandHousing
NeedsAnalysisReport, itisrecommendedthatthenextComprehensivePlanexaminethe
purposeandprioritiesforthiszonemoreclosely. Thereviewwillneedtoalsoaccountforthe
benefitsofopenspaceandwildlifecorridorssincetheR1zoneactsasamoderate “buffer”  
betweenthecityandtheunincorporatedSkagitCounty. Thereviewwillalsoneedtoexamine
theinfrastructureimplicationsofanyzoningchange, particularlythelackofpedestrianandbike
routesandtransitservice (seethediscussionoftaxincrementfinancinginStrategy5.3).  

Thecurrentlimitationrequiringaspecialreviewprocesstoincreasethedensitylimitshould
alsobere-evaluated (seeStrategy2.1.1).  

Figure21. ExcerptofthezoningmapshowingtheR1zone.  

4.3.3 – MultifamilyandMixed-UseZoneHeightLimits
Action: InthenextmajorComprehensivePlanUpdate, reexaminetheheightlimitsin
theCBDandCzones.  

TheareaszonedCentralBusinessDistrict (CBD) and HeightLimits (feet) CBD C
Commercial (C) aredesirableareasfornew Height, maximum 5040
developmentbecausetheyofferthebestaccesstothe

Height, maximumwith 65 55jobs, services, andtransit. Morehousingoptionsand bonus
diversityareneededinthisarea, butithasseenlimited Figure22. CBDandCzoneheightlimits
residentialdevelopmentactivityinrecentyears.  

ThenextComprehensivePlanupdateshouldconsiderifbuildingheightincreasesintheCBD
andCzonesareneededtoenablefeasiblemultifamilyandmixed-usedevelopment. Thisis
proposedtobepushedtotheComprehensivePlanprocessbecausetherearestillseveralyears
leftuntilthenextPlanupdatetoseeifthecurrentheightlimitsareenoughtoattractinvestment
thatproducessubstantialhousing.   
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TheHAPcommunitysurveyfound55% oftotalrespondentsstronglyorsomewhatsupporta
Modestincreaseinbuildingheightlimits (1-2floors) inmultifamilyand/orcommercialareas”.  

Modestincreaseinbuildingheightlimits (1-2floors) inmultifamilyand/or
commercialareas

Renters 42% 23% 23% 6%6% 

Owners 29% 25% 19% 10% 17% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

ParticularlyintheCzone (alongtheCommercialAvenuecorridor), 40feetisarelativelylow
baseheightlimit. Thiszoneconsistsofastrongsetofstreetsandalleyswithrelativelylarge
lotsandmanyopportunitiestoreinvestinagingsingle-storycommercialpropertiesandparking
lots. However, relativelylowlandvaluesandincreasingconstructioncostslikelymakemixed- 
usedevelopmenthereinfeasiblewithoutagreaterchanceofreturnoninvestmentwithalarger
numberofdwellingunits. Onealternativeistoincreasetheheightlimitsonlyincertainareas,  
suchasnorthof22ndStreet.  

4.3.4 – IndustrialZones
Action: InthenextmajorComprehensivePlanUpdate, reviewthelong-termdemand
andsupplyoflandneededforindustrialpurposesandworkforcehousing. 

Anacortestakesprideinitscultureandhistoryasaworkingclassmaritimecommunity.  
However, overtime, somemaritimeusesandotherindustrialbusinesseshavereducedor
ceasedtheiroperations. Withlimitedusesallowedbyzoning, someindustrially-zonedlands
havebeensittingvacantformanyyears. ThismostnotablyincludestheIndustrial (I) zone, and
toalesserextenttheLightManufacturing1 (LM1) zone.  

ThenextComprehensivePlanupdateshouldincludeareviewonthespecificdemandand
supplyofindustriallandsneeded, andifandhowanylong-termrezoningshouldbe
implemented. Thislandremainsvaluabletosupportemploymentandcommerce. Considerthe
integrationofworkforcehousingintheseareasaspartofmixed-useindustrialorcommercial
developments.  
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4.3.5 – Parking
Action: InthenextmajorComprehensivePlanUpdate, reviewtheneedforminimum
parkingrequirementscitywideandreviewnationalcasestudiesforbestpractices. 

ParkingisanissuethatshouldberevisitedinthenextComprehensivePlanupdate. Consider
policysupportforremovingminimumrequirementsentirely, asisincreasinglybeingdonein
citiesandstatesacrossthecountryandcalledforbyprofessionalplanningandengineering

46,47organizations.   

Removingparkingrequirementsdoesnothaveanyimmediateeffectonhousingsupplyor
pricesorneighborhooddesign. Overtime, itgivesthepowerofparkingdesignbacktoproperty
ownersandbusinessestodecidehowmuchparkingtheyneedtoattracttenantsand

48customers.Newdevelopmentwillstillincludeparkingspaces, butthenumberofspaceswill
bedecidedbasedonwhatownersneedbasedontheirexperienceandbudgetratherthan

49governmentrules.  

Removingtheminimumrequirementcanalsoeasethe Thecostsofbuildingand
renovationofoldervacantbuildingsandallownewsmall maintainingparkingareamajor
businessestoopenincommercialspaceswherethey factorinhousingcosts. Parking

costsarepassedontorenters,  couldn’tbefore. Removingparkingrequirements
homeowners, andbusinesssignificantlyreducestheredtapeandstudiesthatare
tenants. ArecentAnacortesrequiredtojustifymodifications, reductions, orcooperative
multifamilydevelopmentpaidparkingagreements, thecostsofwhichmayexceedthe
30,000persurfaceparkingstall.  budgetsoflocalpropertyownersorsmallinvestors. Starter

Astructuredparkingstallcanhomesliketownhomesandcondosmaybecomeeasierto cost $50,000ormore. Studies
buildandimprovehomeownershipopportunities.  haveshownthiscanadd $200- 

500permonthtonewapartmentRemovingparkingstandardswouldcomplementincreased
rents.  transitservice, asdiscussedinStrategy5.6.  

46ParkingReformNetwork.” https://parkingreform.org/resources/mandates-map/  
47 “RethinkingParkingMinimums.” InstituteofTransportationEngineers. February2019.  

https://www.dropbox.com/s/1becvgm8ebznwj2/ITE%20journal.pdf?dl=0
48EndParkingMandates & Subsidies.” StrongTowns. https://www.strongtowns.org/parking
49SaveAnchoragefromParkingMandates.” Sightline. September2022.  

https://www.sightline.org/2022/09/30/save-anchorage-from-parking-mandates/  
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4.4 – PublicLandforAffordableHousing
Actions: Considerrezonings, environmentalassessments, pre-developmentactivities,  
andpartnershipstopromoteuseofsurpluspubliclandforaffordablehousing. 

TheCityandotherpublicagencieshavesomesurpluspublicly-ownedland. Someofitiswell- 
locatedorpositionedtomeritconsiderationforhousingdevelopment.   

4.4.1 – DispositionPolicy
Formallyadoptasurpluslanddispositionpolicythatgivestheright-of-first-refusaltoaffordable
housingdevelopersorothercommunity-determineduses, consistentwiththeallowancesof
RCW39.33.015 (2018). ThiscouldbeadoptedbyCityCouncilresolutionorembeddedwithin
theComprehensivePlan’sHousingElement (alsoseeStrategy4.2).  

4.4.2 – Sharpe’sCorner (City)  
TheCity’sSharpe’sCornerpropertyisalarge42-acresitezonedbothLM1andR4. Itispartially
encumberedbywetlandsandstreams. TheLM1zoneconditionallyallowsmultifamilyand
couldbeconsideredforarezonegiventhevicinity’slackofexistingindustrialdevelopment; for
instance, arezonetoR4wouldofferconsiderablehousingcapacityandflexibility.  

Adevelopmentproposalandrezoningcouldalsoinvolveprivatelandinthearea. Marketthe
propertyandidentifyaprivateornon-profitdeveloperthatisinterestedinapartnership.  
Considerrezones, environmentalassessments, andotherpre-developmentactivitiestoposition
thissiteforsaleorforlease.  

Figure23. AerialmapandzoningoftheCity-ownedSharpe’sCornerproperty
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4.4.3 – ParcelP116633andP58211 (City)  
ThesetwositesaresimilarinfillhousingopportunitiesintheR2Azone. Confirmthelandis
surplus, andthenfindahousingpartner (suchasHabitatforHumanityorAnacortesHousing
Authority) todevelopthelandforaffordablehousing. Bothsitesarealley-loadedand
preliminarilyappearviableforcompatibleinfilldevelopmentlikecottagehousingand
townhouses (dependentonimplementationofrecommendationsinStrategy2.1.3).  

4.4.4 – ParcelP31678(PortofAnacortes)  
Thisisaninfillhousingopportunity. DeterminethePort’suseandplansfortheland. Ifitis
indeedsurplus, encouragethePorttoleaseorsellthepropertyforaffordablehousing
development. Anydevelopmentwillmostlikelyrequirearezonetoallowresidentialuses. The
siteappearslargeenoughforavarietyofgreenfielddevelopmenttypes, rangingfromduplexes
tomultifamily, andmayneedtocontendwithaslope.  

4.4.5 – PublicParkingLots
TheCityownsanumberofparkinglotsinandaroundthedowntownandcentralwaterfront
areas. TheseincludetheparkinglotsattheMunicipalBuilding, parkinglotsonQAvenue, and
theparkinglotnorthofAnacortesCinemas.   

ThePortofAnacortesalsoownsasignificantamountofparkingarounditsmarinafacilities
whichcouldpotentiallybeconsolidated. SkagitCountyalsoownsparkinglotsattheGuemes
Ferryterminalwhichcouldpotentiallyberedeveloped.  

Considerlong-termopportunitiestocreatepartnershipswithprivateornon-profitdevelopersto
redevelopthesepublicparkinglotswithaffordablemultifamilyhousingandperhapsothercivic
andcommercialuses. Parkingwouldideallybestructuredandsomecouldstillbesharedfor
publicuse. AsnotedelsewhereinthisHAP, realestateeconomicsandlandvalueinAnacortes
aresuchthatstructuredparkingmaybedifficulttoachievewithoutsubsidiesandpublic
funding.  

Intheshort-term, aninterimuseofpublicparkinglotscouldbe “tinyhomevillages” tohelp
shelterhomelessindividuals (seeStrategy3.3.3).  

4.4.6 – Co-Location
Co-locationisatactictomaximizetheuseoflimitedpubliclandholdings, especiallywhena
capitalfacilityisbeingredevelopedornewlybuiltincentrallocationsnearurbanservices. It
involvesbuildinghousingaboveoradjacenttoground-levelcommunityfacilitiessuchas
administrativeoffices, daycares, libraries, recreationorcommunitycentersonthesame

50,51property. Therearemanyexamplesofco-locationacrossthePacificNorthwest.   

Thisstrategytakesadvantageoflandandinfrastructurealreadyplannedforthemainpublic
use. Itrequiresthatthezoningallowformixed-usedevelopmentandhaveadequatebuilding
heightlimits.   

50ANewChapter: CitiesAreTacklingtheHousingCrunch—byBuildingAbovetheLibrary.” September2019. Lincoln
InstituteofLandPolicy. https://www.lincolninst.edu/publications/articles/new-chapter

51DomingoVernesApartments. SCIDpda. https://dva.rentcafewebsite.com/  
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4.4.7 – LandAcquisition
Thecostoflandcanbeamajorcostforanyhousingdevelopment, andprovidingadiscounted
landleaseorsalecanhelpsomeprojectsbecomeeconomicallyviable. SincetheCitydoesnot
havemuchsurplusland, theCitycanidentifyandpurchaseunderutilizedorvacantproperties
thatcanbedevelopedasaffordablehousing. Landassemblycanbeapowerfultoolforputting
togetherlargersitesthatcanberedevelopedatamoreeconomicallyfeasiblescale.   

Thisstrategycouldbefocusedonclose-inlocations (e.g. theCommercialAvenuecorridor)  
wherelandownershipisfragmented. Anacortesmayalsofocusonvacant, abandoned, ortax- 
delinquentproperties. Thesesitesusuallyhavenegativeimpactsonsurroundingpropertiesand
theCity’srolewouldincluderesolvingownershipissuesand/oraddressingtaxliensorland

52encumbrancesthatotherwisedeterdevelopersfrompursuingtheseproperties.  

Onceacquiredandassembled, Anacorteswouldleaseorsellthelandforaffordablehousing.  
RCW39.33.015allowslocalgovernmentstotransfer, lease, ordisposeofsurpluspropertyat
lowornocosttodevelopersforaffordablehousingprojects. Seetherelatedneedforaland
dispositionpolicyinStrategy4.4.1

52SupporttheReuseofAbandoned, Vacant, & DelinquentProperties.” FamilyHousingFund.  
https://www.fhfund.org/report/reuse-of-abandoned-properties/  
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5 – FundingStrategies
Theseactionsrelatetothefinancingandfundingofaffordablehousingandrelatedissueslike
taxes, fees, andstatelaw.  

5.1 - MultifamilyTaxExemptionProgram
Action: Re-adoptanMFTEprogramwithmoreflexibilitythanthepreviousversionto
promotemarket-rateandaffordablehousingdevelopmentincentrallocations. 

Amultifamilytaxexemption (MFTE) programisauthorizedbya1995statelaw, RCW84.14.  
Citiescangrantan8-yearpropertytaxexemptionforanymultifamilydevelopment, ora12-year
exemptionformultifamilydevelopmentsthatreserveatleast20percentofunitsforlow- and
moderate-incomehouseholds. AMFTEprogramcanbeusedfornewbuildingsorexisting
buildingsthatrequiremajorrehabilitation. Affordabilitycovenantsexpireafter12yearsand
cannotberenewed.  

Startingin2021, citiesmayalsooffera20-yeartaxexemptionifatleast25percentof
53condominiumunitsaresoldaspermanentlyaffordableownershiphousing. Forcitiesunder

20,000residents, the20-yearprogramrequiresthedevelopmenttobeinazonethatallowsat
least15dwellingunitsperacre.  

The2017AffordableHousingStrategicPlansuggestedofferingonlythe12-yearoption, butitis
recommendedtooffermultipleprogramstoprovideflexibilityandtorecognizethatthe
productionofhousingatallaffordabilitylevelshelpseasepricingpressuresacrosstheentire
market.  

Land, existingsiteimprovements, andnon-residentialimprovementsarenotexemptandare
subjecttonormalpropertytaxes. Atthelocalgovernment'sdiscretion, theexemption’sbasis
maybelimitedtothevalueofaffordableunitsorothercriteria. Thelocalgovernmenthas
latitudeinmanyaspects. Itcanrequirecertainpublicbenefits, changewhattypesof
developmentapply, andcanmapspecificareaswheretheexemptionisavailable. Citiescan
alsosetlowermaximumrentpricesthanthestatuteallowsandotherleasestipulations, like
requiringtheparticipatingunitstobepet-friendly.  

IntheHAPcommunitysurvey, incentiveslikeMFTEwerethemostpopularpolicyandprogram
conceptpolled. 64% oftotalrespondentsand80% ofrentersaresupportiveof “incentivesfor
privatehousingprojectstoreservesomeunitsforlow-incomehouseholds”. Ontheotherhand,  
mandatoryrequirementsforlow-incomehousingweretheleastfavorablebutstillreceived
majoritysupport.  

53Overviewof2021ChangestotheMultifamilyHousingTaxExemptionProgram.” WashingtonStateDepartmentof
Commerce. https://deptofcommerce.box.com/shared/static/7k5p88yv41m8ot882gbtzafwzlofkf05.pdf
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Incentivesforprivatehousingprojectstoreservesomeunitsforlow- 
incomehouseholds

Renters 58% 22% 16% 4%1% 

Owners 32% 29% 23% 7% 10% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

MFTEprogramsrequireongoingmonitoring, especiallyforanybuildingswithaffordableunits,  
toensurethatrentalratesandresidentincomesaremeetingthecriteria. TheAnacortes
HousingAuthorityhasindicatedopennesstoassistingwithscreeningandmonitoring, asthey
alreadyhavesystemsinplacetoadministerincome-basedhousing.  

AnacorteshadanMFTEprogrampreviously. Itstartedinthelate2000’satthetimeofthe
housingrecessionandwasonlyavailablefortheCBDzone (downtown). Eligibleprojectswere
requiredtobemixed-usedevelopmentswithstructuredparkingandagreenbuilding
certification. NoprojectsappliedandtheCitywithdrewtheprogramin2015.  

Thepastfewyearshaveseenunprecedentedincreasesinconstructioncostswhichhavea
majorimpactondevelopmentfeasibility. Todaythereisrenewedinterestintheprogramamong
Cityofficialsandstakeholders. IftailoredwelltomatchtherealestateeconomicsinAnacortes,  
itwouldlikelybeattractivesincenoothercitiesinSkagitCountyhaveadoptedanMFTE

54program.  

CitystaffhavepreliminarilydraftedanordinancetorestarttheMFTEprogram. Thefollowing
tablecontainsrecommendationsonprogramcharacteristics.  

Program
Characteristic Recommendation

Exemptionduration Offerthe8-, 12-, and20-yearexemptionstoprovideflexibilityandmeetarangeof
offered housingneeds.  
Residentialtargetarea 8-yearprogram: CBD, C, R4, andR3Azones

12-yearprogram: CBD, C, R4, andR3Azones
20-yearprogram: CBD, C, andR4zones

Qualifyingimprovements Theexemptionappliestotheshareofthepropertyvaluederivedfromhousing-related
improvements. Theexemptiondoesnotapplytothevalueofnon-residentialfloorarea,  
land, andothernon-qualifyingimprovements. Inthecaseofrehabilitationofexisting
buildings, theexemptiondoesnotincludethevalueofexistingimprovements.  

5419-08FinalReport: 2019TaxPreferencePerformanceReviews.” WashingtonJointLegislativeAuditandReview
Committee, December2019. https://leg.wa.gov/jlarc/taxReports/2019/MFTE/f_ii/default.html
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Program
Characteristic Recommendation

Eligibleproperties Developmentwithaminimumoffourdwellingunits. The8-yearor12-yearprogram
maybeusedforbothnewdevelopmentandexistingdevelopment. Existing
developmentusingthe8-yearprogramareonlyeligibleiftheyneedtoundergo
rehabilitationasdefinedbystatelaw.  

Definitions “ Affordablehousing” meansresidentialhousingthatisrentedbyapersonorhousehold
whosemonthlyhousingcosts, includingutilitiesotherthantelephone, donotexceed30
percentofthehousehold’smonthlyincome.  

HighCostArea” meansacountywherethethirdquartermedianhousepriceforthe
previousyearasreportedbytheWashingtonCenterforRealEstateResearchat
WashingtonStateUniversityisequaltoorgreaterthan130percentofthestatewide
medianhousepricepublishedduringthesametimeperiod.  

Low-incomehousehold" meansasingleperson, family, orunrelatedpersonsliving
togetherwhoseadjustedincomeisatorbelow80percentofthemedianfamily
incomeadjustedforfamilysize, forthecountywheretheprojectislocated, asreported
bytheUnitedStatesDepartmentofHousingandUrbanDevelopment. Forcitieslocated
inhigh-costareas “low-incomehousehold” meansahouseholdthathasanincomeat
orbelow100percentofthemedianfamilyincomeadjustedforfamilysize, forthe
countywheretheprojectislocated.  

Moderate-incomehousehold" meansasingleperson, family, orunrelatedpersons
livingtogetherwhoseadjustedincomeismorethan80percentbutisatorbelow115
percentofthemedianfamilyincomeadjustedforfamilysize, forthecountywherethe
projectislocated, asreportedbytheUnitedStatesDepartmentofHousingandUrban
Development. Forcitieslocatedinhigh–costareas, “moderateincomehousehold”  
meansahouseholdthathasanincomethatismorethan100percent, butatorbelow
150percent, ofthemedianfamilyincomeadjustedforfamilysize, forthecountywhere
theprojectislocated.  

Affordablehousing Inthe8-yearexemption, thereisnoaffordabilityrequirementandatleast20% of
unitsmusthave650squarefeetorlessoffloorarea.  criteria
Inthe12-yearexemption, 20% ofunitsmustberentedorsoldatpricesaffordableto
low-incomeormoderate-incomehouseholds.  
Inthe20-yearexemption, atleast25% ofunitsmustbesoldatpricesaffordableto
low-incomeormoderate-incomehouseholds.  

Clarifythatrentalratesmustbecappedbasedonthecounty’srelevantlowormoderate
medianfamilyincome (adjustedforfamilysize), andrentsdonotneedtoberegularly
basedonchangesintheincomeofindividualtenants.  

Designrequirements Affordableunitsmustbedistributedthroughoutthedevelopment. Inamulti-building
ormulti-phasedevelopment, thetaxexemptiondoesnotapplyuntilabuilding
containingdesignatedaffordableunitsreceivesacertificateofoccupancy.  
Innewdevelopmentswith20unitsormore, nomorethan80percentoftotalunits
maybestudiosorone-bedroomunits

Othercharacteristics Followtheotherstandardsofstatelawregardingdefinitions, applicationreviewand
procedures, issuanceofcertificates, annualcompliancereview, andcancellations.  

Figure24. MFTEprogramrecommendations
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5.2 – DevelopmentFeeAdjustments
Action: Continuebestpracticesinfeestructuresandreductionsforlow-income
housingandconsiderretainingADUimpactfeeexemptionwhenlotsaresubdivided. 

Anacortes, likemanymunicipalities, leveesimpactanddevelopmentfeesonnewconstruction
tofundimprovementsininfrastructureforschools, parks, andotherservices. InAnacortes,  
GeneralFacilitiesCharges (GFCs) fundsewerandwaterservicesandarebasedonthecapacity
andtypeofunit. ImpactFeesfundtransportationimprovements, fireservices, andparks, and
arealsobasedonthetypeandnumberofunitsbeingdeveloped.   

ThetablebelowshowstheGFCratesinAnacortesforwaterandsewerconnections. Charging
lessformultifamilyperunitandformanufacturedhomeshelpsencouragehousingaffordability
andreduceconstructioncosts.   

Figure26showsAnacortes’simpactfeesforparks, transportation, fire, andschools. Thisis
comparedwithnearbymunicipalitiesforregionalcontextandfeestructuresdiffersignificantly
byjurisdiction. Anacortes’sparksandfirefeesarehigherthanthecomparisoncities, butthe
transportationfeesareaboutaverage. Anacorteshasamorenuancedpricingoftransportation
impactsbasedondevelopmentsize, bringingdownthecostsofmultifamilydevelopmentand
helpingtoincentivizemoredensityandhousingproduction, comparedwithcitieslikeBurlington
andOakHarborwhichchargethesameimpactfeesperunitregardlessofbuildingsize.  

Water Sewer
MeterSize GFC HousingType GFC
5/8x3/4 & 3/4  $     8,885 Single-family  $  9,942
1  $   22,213 Multifamily  $  7,953
1.5  $   44,426 ManufacturedHomeInPark  $  6,462
2  $   71,082
3  $ 142,163
4  $ 222,130

Figure25. AnacortesGeneralFacilityCharges (GFCs). Source: CityofAnacortes
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HousingType Anacortes MountVernon Burlington OakHarbor
Parks

Single-Family $  1,471.70   $             855.00   $     655.00   $    1,673.00

Multifamily  $  1,060.33   $             789.00   $     655.00   $    1,344.00

Transportation

Single-Family $  3,043.58   $          5,714.00   $  2,665.00   $       907.00

Multifamily    $  2,665.00  $       907.00

Duplex  $  1,887.02   $          5,714.00

Cottage  $  1,887.02

Apartment (low-rise1-2levels)  $  1,187.00

Apartment (mid-rise3-10levels)  $  1,065.25

Apartment (high-rise10+ levels)  $  1,582.66

Condo/Townhome (low-rise)  $  1,156.56

Condo/Townhome (high-rise)  $  1,795.71

Multifamily (50unitsorless)    $          5,714.00

Multifamily (51unitsandmore)    $          3,507.00

SeniorHousing (50unitsorless)    $          1,471.00

SeniorHousing (51unitsandmore)    $             621.00

Fire

Single-Family $     503.67   $             152.00   $     253.73   $               0

Multifamily  $     426.85   $             152.00   $     253.73   $               0

School

Single-Family $             0     $          9,421.00   $             0     $               0

Duplex  $             0     $          9,421.00   $             0     $               0

Multifamily  $             0     $          1,134.00   $             0    $               0

Figure26. AnacortesImpactFees (perunit) withRegionalComparisons, 2022. Source: CityofAnacortes,  
CityofMountVernon, CityofBurlington, CityofOakHarbor, LelandConsultingGroup

Waivingorreducingimpactanddevelopmentfeesforcertaintypesofhousing, suchas
affordablehousingprojectsandAccessoryDwellingUnits (ADUs), arevaluabletoolstoenhance
financialviabilityoftheseprojectsandencouragenewhousingdevelopment. Anacorteshas
alreadyadoptedbestpracticesinwaivingorreducingdevelopmentfeesasfollows:  

ImpactFees
AccessoryDwellingUnitsarenormallyexemptfromallimpactfeesperAMC3.93.030(D)(1)(b).  
However, undercurrentregulations, ifalotwithanADUissubdividedthenimpactfeesmustbe
collected. ThisshouldberevisedtoretaintheexemptionnomatterhowtheADUisowned.  

PerAMC3.93.060, low-incomehousingprovidedforresidentsearninglessthan80% ofthe
SkagitCountyAreaMedianIncome (AMI) receivesapartialdiscountof80% onimpactfees, as
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outlinedbyRCW82.02.060. Thepropertyownermustrecordanaffordablehousingcovenanton
thepropertyprohibitinganyuseotherthanlow-incomehousing.  

GeneralFacilitiesCharges
PerChapter13.44AMC, sewer, stormwater, andwaterGFCsforlow-incomehousingprovided
forresidentsearning80percentoftheSkagitCountyAMIorlessmaybewaivedasoutlinedin
RCW35.92.380. Thepropertyownermustrecordanaffordablehousingcovenantonthe
propertyprohibitinganyuseotherthanlow-incomehousing.  
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5.3 – TaxIncrementFinancing
Action: ExplorethepotentialtouseTaxIncrementFinancing (TIF) ontheMJBsite
andtheR1zoneatthesoutherncitylimitstostreamlinedevelopment, finance
infrastructureimprovements, and/orfundaffordablehousingonthesesites. 

In2021, WashingtonStategrantednewpowersoftaxincrementfinancing (TIF) tothestate’s
55cities, counties, andportdistricts.Thisfundingmechanismallowsmunicipalitiestoestablish

ageographicdistrict (calledtheincrementarea) thatisexpectedtobenefitthemostfroma
proposednewinfrastructureinvestment. Typically, bondsareissuedattheoutsetandthe
additionaltaxrevenueresultingfromtheincreasedlandandpropertyvaluesarethencaptured
topayforthenewinfrastructureandpayoffthebonds.   

TIFiswidelyusedinotherstatesacrossthecountrybutWashington’snewprogramhassome
specificguidelineswhichdifferfromotherstates. InWashington, thestateschoollevyand
someotherlocaltaxesusedtorepaygeneralobligationbondsareexempt. Additionally, TIF
financingcanonlybeusedforspecificauthorizedpublicimprovementswhichareexpectedto
encourageprivatedevelopmentandincreasedassessedvaluationwhichwouldnototherwise
happenwithouttheimprovements. Theseimprovementsmaybelocatedinsideoroutsidethe
incrementareaandincludestreets, waterandsewersystems, sidewalks, streetlights, parking
facilities, parksandrecreationalareas, broadbandservice, orbrownfieldmitigation. TIFcanalso
beusedtopayforlong-termaffordablehousing, childcareservice, providingmaintenanceand
securityforpublicimprovements, andacquiringpropertyforhistoricpreservation. Unlikein
otherstates, TIFfundinginWashingtoncanonlybeusedforthespecifiedprojectsor
improvementssetforthintheinitialapplication, andprojectlistscannotbemodifiedlater. The
TIFdistrictmusthaveamaximumsunsetdateof25yearsandnothaveanassessedvaluation

56greaterthan $20million, andeachcitymaynothavemorethantwodistricts.  

ExplorethepotentialtouseTIFontheMJBsiteandtheR1zoneatthesoutherncitylimits. The
MJBsiteintheeast-centralwaterfrontiscurrentlyvacantandiszonedMMU. Grading, road, and

57utilityconstructioniscurrentlyunderway, withfutureplansformixedusedevelopment.  
EstablishingaTIFdistrictcouldhelpstreamlinethedevelopmentprocessandprovideupfront
fundingforinfrastructureand/oraffordablehousingonthesite. TheR1zonenearthesouthern
citylimitshaslimitedcapacityandlargeminimumlotsizescomparedtootherareasinthecity.  
EstablishingaTIFdistrictinthisareacouldhelpfinanceroad, sidewalk, water, andsewer
improvementsnecessarytoincreasedevelopmentcapacityinthiszoneifdesired.  

55TaxIncrementFinancing (TIF)”. MunicipalResearchServiceCenter. https://mrsc.org/Home/Explore- 
Topics/Economic-Development/Financing-Economic-Development/Tax-Increment-Financing.aspx

56WashingtonState'sExpandedTIFAuthorityCreatesPowerfulCatalystforPublic-PrivatePartnerships.” Denis
WrightTremaine. May2022. https://www.dwt.com/insights/2021/05/washington-state-tax-increment-financing- 
law

57Siteworkbeginsondowntownwaterfront.” AnacortesToday. February2022.  
https://www.anacortestoday.com/activities-journal/2022/02/14/site-work-begins-on-downtown-waterfront/  
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5.4 – FundingforADUDevelopment
Action: ExplorethepossibilityofpartiallyfinancingorstreamliningADUdevelopment
andpermittingprocesses, particularlyforlower-incomehomeowners. 

CitiesacrosstheU.S. haveadoptedavarietyofprogramsdesignedtosubsidizethecostof
58ADUdevelopmentforhomeowners. AsdiscussedinStrategy5.2, Anacorteshasalready

waivedGeneralFacilitiesCharges (GFCs) forADUconstruction, abestpracticeimplementedby
manycitiestolowerbarrierstoADUdevelopment.  

NumerousmunicipalitiesincludingBoston, LosAngeles, Montpelier, VT, andSantaCruzCounty,  
CAhaveestablishedprogramswhichincorporateequityandloanassistanceaswellas

59technicalassistanceandsimplifiedpermittingprocesses.Fundingsourcesforthese
programsincludeCommunityDevelopmentBlockGrants, cities, philanthropists, and
partnershipswithnonprofitssuchasHabitatforHumanity. Manyoftheseprogramsare
targetedatlower-incomerenters, requiringeitherthattheADUbemadeavailabletohouseholds
earning80% AMIorlower, ortohouseholdsusingHousingChoice (Section8) Vouchers.  
Onerousincomereportingrequirementscanbeadisincentive.  

Insomecases, theseprogramshavebeentargetedatlower-incomehomeownersaswell, such
astheSmallHomesNorthwestcommunityADUdemonstrationprojectimplementedby
HaciendaCDCinPortlandandfundedbytheOregonlegislature, whichhelpsincomeeligible
homeownersdevelopADUsinneighborhoodsatriskofgentrification.  

SeerelatedADUregulatoryactionsinHAPStrategy2.3.  

58Chapple, Karen, Wegmann, Jake, MashoodFarzad, andColeman, Rebecca. “JumpstartingtheMarketforAccessory
DwellingUnits.” UrbanlandInstitute. https://ternercenter.berkeley.edu/wp- 
content/uploads/pdfs/Jumpstarting_the_Market_--_ULI.pdf

59ADUAidProgramsAcrosstheU.S.” Villa. https://villahomes.com/blog/adu-aid-programs/  
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5.5 – InclusionaryZoningandFee-in-Lieu
Action: Intheshort-term, focusontheMFTEprogramandhousingvouchersto
increaseaffordablehousingstock. ExploreInclusionaryZoninginconjunctionwith
futureupzoningand/orasignificantuptickinmultifamilyhousingconstruction. 

InclusionaryZoning (IZ) isatermusedtodescriberequirementsfordeveloperstosetasidea
certainnumberorpercentageofunitsinnewmultifamilydevelopmentstobeaffordabletolow- 
incomehouseholdsearningbelowaspecifiedincomethreshold (usually80%, 60%, or50% of
theAMI). Theintentionofthesepolicies, whicharefoundinnearly900jurisdictionsnationally,  
istoincreasethesupplyofunitsforlow-incomehouseholdswhichotherwisewouldnotbe
createdand, inmanycases, toprovidefor “workforcehousing” formiddle-incomeresidents.  
Someprogramsofferotherincentivestodeveloperstooffsetthecostofprovidingbelow- 
marketrateunits, includingdensitybonuses, zoningvariances, orfeereductions. Inallcases, IZ
policiesaretightlyintertwinedwithmarketeconomicsandshouldbereviewedannuallyto
ensurethattherestrictionsandincentivesareproperlycalibratedwithcurrentlocalmarket
factorssuchasconstructioncosts, landprices, rents, andinterestrates.   

TheeffectivenessofIZhasbeenstudiedbyanumberofresearchersinrecentyears. Althougha
largenumberofaffordableunitshavebeencreatednationwidethroughtheseprograms, the
effectsonpropertymarketsarenotalwayspositive. SeveralstudiesinCaliforniafoundthat
citieswithIZrequirementshavehighermarket-ratehousingpricesanddidnotappreciably

60increasehousingproduction. AnotherrecentstudyfoundsimilarresultsintheWashington
D.C. areaaswellasfindingthatoptionalbonusprogramsprovidedfordevelopersunderIZ

61programswereoftenineffectiveandunderutilized.  

InAnacortes, itislikelythatanIZpolicywouldreduceornotsignificantlyincreasehousing
productionduethelackofsignificantmultifamilydevelopmentoccurringinthecity. Instead,  
directsubsidiessuchasHousingChoice (knownas “Section8”) vouchersandbonusprograms
suchastheMultifamilyTaxExemptionprogramwilllikelybemoreeffectiveatproducing
affordablehousinginAnacortesthananIZpolicyatthistime.   

Ifmultifamilydevelopmentactivitysignificantlyincreasedinthefuture, alongwithsignificant
upzoningwithinthecity, suchaprogrammaybemorefeasibletoconsider. Inthecurrent
market, deeplyaffordableunitsat60% AMIorbelowwillbeeconomicallyunfeasibletoprovide
throughanIZprogram. Ifoneweretobeimplementedinthefuture, itwouldneedtobetargeted
tomiddle-incomehouseholdsearning80-120% AMI.  

IntheHAPCommunitySurvey, opinionsonIZweregenerallypositivefromrenters, withalmost
three-quartersinfavorofsuchaprogram, andlesspopularwithhomeownerswithabouthalfin
favor. However, thisprogramwasstilllesspopularasawholethanotherincentiveprograms
proposedinthesurvey, suchastheMultifamilyTaxExemption (seeStrategy5.1).  

60Ramakrishnana, Kriti, MarkTreskonandSolomonGreene. “InclusionaryZoning: WhatDoestheResearchTellUs
abouttheEffectivenessofLocalAction?” UrbanInstitute, January2019.  

61Hamilton, Emily. “InclusionaryZoningandHousingMarketOutcomes.” Cityscape, Vol. 23, No. 1, RegulatoryReform
andAffordableHousing (2021).  
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5.6 – TransitandSidewalkFunding
Action: Evaluateandissueanexpansionofthetransportationbenefitdistrictto
increasefundingforlocaltransitserviceandsidewalks. 

AsdocumentedintheHAPExistingConditionsandHousingNeedsAnalysisReport, transit
serviceinAnacortesispoor. Ithaslimiteddestinations, frequency, andspanofservice. Thisnot
onlyaffectstheabilityofthegeneralpopulationtogetaroundwithoutacar. Italsohampersthe
abilityofpeoplewithmobilitydisabilitiestomeetdailyneedsandforhomelesspeopleand
othersinneedofhumanservicestoaccesscareinthefar-flungcitiesofMountVernonand
Burlington, accordingtostakeholderinterviews.   

AsAnacortescontinuestogrowandaddressitshumanserviceneeds, moretransitservicecan
provideafoundationforamoreequitabletransportationsystemandaffordablehousing. A
recentmultifamilyprojectinAnacortesprovidedsurfaceparkingspacesforabout $30,000per
space, ahighcostthatistranslateddirectlyintorentssotheprojectcanremainprofitable.  
Moreandbettertransitserviceatalltimesofthedayandweekcouldhelpresidentsdownsize
thenumberofcarstheyownandfacilitatelessoff-streetparkinginnewhousingdevelopment,  
significantlyreducingthecostsofconstructionandthecostofliving.   

SkagitTransitprovidesbuspublictransitserviceinAnacortes. Anacortesdoesnothavedirect
controlovertransitservicebutitcancontributefundingtoimproveserviceforitslocal
constituents. TheprimarymechanismforcitiestodosoisaTransportationBenefitDistrict
TBD), authorizedunderRCW36.73. TBD’smaybeusedforeverythingfromroadsandtransit

servicetosidewalksandtransportationdemandmanagement.  

AnacorteshashadaTBDinplacesince2014. Itwasoriginallyfundedbya $20vehiclelicense
feeandwasreplacedwithavoter-approved0.2% salestaxin2018. Atthetime, theballot
statementestimatedrevenuesofapproximately $900,000peryearwiththe0.2% salestax.  
EffectiveJuly2022, thestatenowallowsthemaximumsalestaxratetobe0.3% (perRCW

6236.73.065.3.e). FundingsourcesforTBD’sareasfollows:  

DescriptionFundingSource
VehicleLicenseFee Upto $20-50annuallywithoutvoterapproval (withconditionsonphasinginhigher

fees). Above $50andupto $100withvoterapproval.  
SalesTax Upto0.3% withvoterapproval. Maybeineffectupto10years
ImpactFees Anacortesalreadyhasimpactfeesinplace, separatefromaTBD.  
GeneralObligationBonds Rarelyused
VehicleTolls Rarelyused
ExcessPropertyTaxes Rarelyused

ItistherecommendationofthisHAPtoincreasetherevenueoftheAnacortesTransportation
BenefitDistrict. MostoftheadditionalfundingwouldbolsterSkagitTransitservicethroughan
interlocalagreement. ImprovedtransitshouldbefocusedonconnectingAnacortes’s
multifamilyareastocommercialservicesandtojobcenterselsewhereinsideandoutsidethe

62TransportationBenefitDistricts.” MunicipalResearchServiceCenter. https://mrsc.org/Home/Explore- 
Topics/Finance/Special-Topics/Transportation-Benefit-Districts.aspx
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county (suchassingle-seatservicetoMountVernon, Burlington, andOakHarbor). Funding
couldalsobeusedforprioritysidewalkadditions, especiallyinareaszonedR3, R3A, R4, andC
tosupportincreasedhousingdevelopmentintheseareas. Sidewalksarevitalinfrastructurefor
seniorsandpeoplewithdisabilities.  

Revenuetargetsmustfirstbeidentifiedfortransitandsidewalks. Thisshouldbeinformedbya
collaborationbetweentheCityCouncil, SkagitTransit, thePlanning, Community & Economic
DevelopmentDepartment, thePublicWorksDepartment, andthecommunityatlarge. Planned
projectsandtransitlevelofserviceshouldbeadoptedinaformalplanorstatementofintent.  

Thefundingsourcescouldincludeincreasingthesalestax, re-imposingavehiclelicensefee, or
acombination. Thereislikelylocalapprovalforanyapproach. The2018salestaxupdatetothe

63TBDwasapprovedby59% ofAnacortesvoters. Further, theHAPPublicEngagementReport
foundatotalof66% ofthe648respondentssupported “additionalfundingforpublictransitto
helppeopleaccessjobsandserviceswithoutacar.” Statewideinrecentyears, votershave
approvedthevastmajorityofallproposedTBDsalestaxes.  

Additionalfundingforpublictransittohelppeopleaccessjobsand
serviceswithoutacar

Renters 42% 28% 25% 3%2% 

Owners 31% 35% 19% 7% 8% 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

Inaddition, SkagitTransitimposesa0.4% salestaxofitsown. Statelaw (RCW82.14.045)  
allowstransitagenciestohaveasalestaxupto0.9%. AsasupplementtoitslocalTBD,  
Anacortescouldworkwithitsfellowcitiesandthecountytorequestaballotmeasureto
increasetheagency’srevenuesandcountywidetransitservice.  

63BallotMeasureDetails.” MunicipalResearchServiceCenter. https://mrsc.org/Ballot-Details.aspx?bid=1528
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5.7 – StateAdvocacy
Action: AdvocateforadditionalstateinvestmentintheHousingTrustFund,  
condominiumlawreform, andGrowthManagementActupdates. 

SurveyingdoneforthisHAPfoundstrongcommunitysupportfor “Cityadvocacyformore
county, state, orfederalfundingforaffordablehousingprojects.” Primarily, thisshouldinvolve
lobbyingtheLegislatureformorefundsinthestate’sHousingTrustFund, whichprovides

64capitalfunding.Thetrusthashelpedbuildorpreservemorethan50,000affordablehousing
unitsstatewidesince1986. TheLegislatureappropriatesfundingtothetrusteverybiennium.  
MoremoneyinthetrustwouldhelpsmallercommunitieslikeAnacortes (andtheaffordable
housingproviderswhoworkinAnacortes) haveagreaterchanceofreceivingfunding.  

Anacortescouldalsoupdateitslegislativeagendawithcondominiumlegislationreform.  
Condosareahighlyin-demandtypeofownershiphousing, especiallyforfirst-timehomebuyers
andseniorsseekingtodowngrade, buttheyarerarelybuiltinWashingtonStateduetothe

65,66liabilitiesplacedondevelopersunderstatelaw. Themainbarriersarearequirementfora
10-yearwarrantyagainstconstructiondefectsandadditionalbuildingcodeandinspection
requirementsthatdonotapplytorentalapartments.  

TheCitymaycommentonreformtotheStateEnvironmentalPolicyAct (SEPA), whichcanadd
significantdelayandcomplicationstoapprovalofresidentialdevelopment. Advocacymight
involveexemptingallresidentialdevelopmentfromSEPAreviewifthedevelopmentintensityis
consistentwiththeComprehensivePlan.  

Inaddition, theCitymaycommentonupdatestostatelawthataffectlanduse, housing, zoning,  
andtransportation. AsnotedinSection1.4, zoningpreemptionsandotherchangestothe
GrowthManagementActarelikelytobeproposedanddebatedbytheLegislatureinthecoming
years. TheCityshouldprovideinputonproposalsthataffecttheimplementationoftheHousing
ActionPlan, eitherindependentlyorthroughitsinvolvementinstatewideorganizationslikethe
AssociationofWashingtonCities.  

Continuedcoordinationandinvolvementwithregionalpartners (suchasSkagitCounty) andthe
federalgovernmentisalsorecommendedtopromoteandfundaffordablehousing.  

64HousingTrustFund.” WashingtonStateDepartmentofCommerce. https://www.commerce.wa.gov/building- 
infrastructure/housing/housing-trust-fund/  

65Washingtonstate’scondolawchangescouldeaserestrictions.” SpokaneJournalofBusiness, November2021.  
https://www.spokanejournal.com/special-report/washington-states-condo-law-changes-could-ease-restrictions/ 

66AsGenXandBoomersAge, TheyConfrontLivingAlone.” TheNewYorkTimes. November2022.  
https://www.nytimes.com/2022/11/27/us/living-alone-aging.html
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6 – Implementation
TheplanningmatrixbeloworganizestheactionsofthisHousingActionPlan. TheCityCouncil
andMayorwillbeinvolvedinmostorallactionimplementationthroughordinances, resolutions,  
budgeting, andpartnershipswithotheragencies. Thismatrixshouldbeusedasaframeworkfor
regularprogressreportsonimplementationandcouldbealivedocumentontheCitywebsite.  

Description Priority LeadDepartment Time Method
RegulatoryStrategies
2.1 Allowmorehousing HighPlanningServices 0-6 Development

typesinmorezones months regulationsordinances
2.2 MaptheR3Azoneand HighPlanningServices 0-6 Development

updateitsstandards months regulationsordinances
2.3StreamlineADU HighPlanningServices0-6 Development

regulations months regulationsordinances
2.4 Adjustformand HighPlanningServices 0-6 Development

intensitystandards months regulationsordinances
2.5 Adjustdefinitionsand HighPlanningServices 0-6 Development

designstandards months regulationsordinances
2.6 Adjustparking HighPlanningServices 0-6 Development

standards months regulationsordinances
2.7 Buildingcode Medium PlanningServices 6-12 Buildingcodeordinance

amendments ( withBuilding months
ServicesandFire)  

ProgrammaticStrategies
3.1 Short-termrental Medium PlanningServices 0-6 Codeupdateordinance

regulations months withfutureamendments
asneeded

3.2 Anti-displacement Medium CityCouncil Ongoing TenantProtection
strategies Ordinanceandfuture

amendmentsasneeded

Otherstrategies: Further
study, Citybudget, and
futureordinances

3.3 Homelessness HighCityCouncil Ongoing Intermediateactions
strategies

Otheractions: Further
studyandCitybudget

CitywidePlanningStrategies
4.1 Hireahousing HighCityCouncil 0-6 Citybudget

coordinator months
4.2 HousingElement Medium PlanningServices 12-24 ComprehensivePlan

updates months annualamendmentand
majorperiodicupdate

Page 255 of 260



AnacortesHousingActionPlan – January2023 Page83

Description Priority LeadDepartment Time Method
4.3 LandUseElement Medium PlanningServices 12-24 ComprehensivePlan

updates months annualamendmentand
majorperiodicupdate

4.4 Publiclandfor Medium CityCouncil(with Ongoing Partnerships, City
affordablehousing PlanningServices) budget, policyin

resolutionor
ComprehensivePlan,  
andfutureordinances

FundingStrategies
5.1 Multifamilytax HighPlanningServices 0-6 MFTEOrdinance

exemptionprogram ( withCityTreasurer months
andCityCouncil)  

5.2 Developmentfee Low PlanningServices 0-6 Feescheduleupdate
adjustments months

5.3 Taxincrement Low PlanningServices 6-12 Furtherstudyandfuture
financing ( withCityTreasurer) months ordinance

5.4 FundingforADU Medium PlanningServices 6-12 Citybudget
development ( withCityTreasurer) months

5.5 Inclusionaryzoning Low PlanningServices Long Monitormultifamily
andfee-in-lieu term housingproductionfor

needandfeasibility
5.6 Transitandsidewalk Medium PlanningServices 6-12 Transportationplanning,  

funding ( withPublicWorks months ballotmeasure,  
andCityTreasurer) interlocalagreement

withSkagitTransit
5.7 Stateadvocacy Low CityCouncil Ongoing Legislativeagendaand

engagementwith
AmericanPlanning
AssociationWAand
Associationof
WashingtonCities

6.1 –HighPriorityImplementation
Giventhelimitedresourcesofgovernment, itisimportanttosetpriorities. Thefollowingitems
arehighpriorityforimplementationwithinthenext12months.  

DevelopmentRegulationsOrdinances
In2023, implementtheTitle19codeamendmentsspecifiedinStrategy2. Thiswillinvolvea
varietyofchangesintendedtoincreasehousingoptionsanddecreaseconstructioncosts,  
consistentwiththesupportofhousingstakeholdersandtheHAPcommunitysurveyresults.  
Thisordinancecouldalsoincludesomeminorshort-termrentalregulations (Strategy3.1).  

The2023updatescouldfallintotwocategories:   

1) QuickupdatesbyApril1, 2023 (leveragingalegalsafeharborunderRCW36.70A.700)  
focusedonthefollowingStrategies:  
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2.1.2 – ResidentialLowDensity2 (R2) Zone
2.1.4 – ResidentialMediumDensity3 (R3) Zone
2.1.6 – AdultFamilyHomes
2.1.7 – ProhibitNewLarge-LotSingle-FamilyUsesinMediumandHighDensityZones
2.1.8 – DuplexCottages
2.3 – ADURegulations
2.4.5 – Setbacks
2.4.6 – HeightBonusProgram
2.4.7 – ElevatorPenthouse
2.5 – AdjustDefinitionsandDesignStandards
2.6 – AdjustParkingStandards

2) UpdatesforfurtherconsiderationbyJune2023, focusedonthefollowingStrategieswhere
optionswerepresentedorwhereadditionalcommunityengagementandanalysisisneeded:  

2.1.1 – ResidentialLowDensity1 (R1) Zone
2.1.3 – ResidentialLowDensity2A (R2A) Zone
2.1.5 – GroupLiving
2.1.9 – SingleRoomOccupancyHousing
2.1.10 – SupportiveHousing
2.1.11 – TinyHomes
2.2 – ImplementtheR3AZone
2.4.1 – MinimumLotSizes
2.4.2 – MaximumLotCoverage
2.4.3 – MaximumSizeofSingle-FamilyHomes
2.4.4 – Density
2.4.8 – Religiously-OwnedLandDensityBonus

MFTEOrdinance
ImplementtherecommendationsofStrategy5.1andre-adoptamultifamilypropertytax
exemptionordinanceintargetedareasinexchangeforcertainconditions. Becauseitis
recommendedtomakeMFTEparticipationeligibleforabuildingbonusinsomezones, those
twoordinancesshouldbeadoptedasclosetogetheraspossible.  

HousingCoordinator
Createandrecruitanewhousingcoordinatorstaffpositionassoonaspossible. Purpose,  
qualifications, andresponsibilitiesarelistedinStrategy4.1.  

TenantProtectionOrdinance
Theprioritytenantprotectionsarerequiringlongerrentincreasenoticetime, move-infeecaps,  
andeconomic/physicalrelocationassistance. Anumberofothertenantprotectionoptions
couldbebundledintoasingleordinanceandamendedorexpandedovertimeasneeded. See
considerationsinStrategy3.2.1andexampleordinancesfromBurienandKenmore.  
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6.2 -MarketAnacortes’sHousingIncentives
Anacorteshasalreadyadoptedmeasurestoencourageagreatsupply, diversity, and
affordabilityofhousing, andispoisedtodomoreintheimplementationofthisHousingAction
Plan. ThenextstepistoadvertiseAnacortes’shousingopportunitiesandincentivesto
developersandpropertyowners. MarketingworkisideallyledbyanewHousingCoordinator
seeStrategy4.1) orcouldbemanagedbyanoutsidemarketingfirm.  

Awebsiteandstorymaparegoodwaystocollectalloftherelevantinformation, suchas:  

Newlystreamlinedzoningstandards, relaxedADUstandards, bonusheightsprograms,  
andotherhousing-friendlyregulations
Themultifamilytaxexemptionprogram (ifimplemented)  
Monitoringdataonnumberofpermittedandconstructedunitsandmedianhousingand
rentalprices (tohelpthepublickeeptrackofthehousingchallengeandrealestate
markettrends)  
Casestudiesshowingdrawings, photos, andfinancialdataforrecentandhigh-quality
developmentinAnacortesandnearbycities, especiallymultifamilyhousingandmiddle
housinglikecottagesandtownhomes
Locationofvacantorunderutilizedlandthatisavailablefordevelopment
Recentandongoinginfrastructureinvestments, suchastheCommercialAvenue
redesignandmunicipalinternetservice
ThisHAPanditsrelatedhousingreportsshouldbesummarizedandlinked.  

Printedbrochureswithsimilarinformationcouldbemailedtoallpropertyowners.  

Activenetworkingandconnectionswithprivateandnon-profitdevelopers, co-ops, landtrusts,  
andotherhousingcreatorsshouldalsobemade. Thiswillinvolvesharinginformationaboutthe
easeofworkingwithAnacortes’sregulationsandhousingprograms. Thiswouldstartby
providingbasiceducationtodevelopersalreadyworkinginAnacortesandbringingthemupto
speedonrecentchanges. Furtherconnectionstoregionaldevelopersnotyetworkingin
Anacorteswouldhelpbringnewbusinessandpotentiallygreaterhousingproduction.  

AllmarketingshouldcommunicatetheCity’sdesiresandintensionsfornewandinnovative
affordablehousing, definethebenefitsanddevelopmentpotentialwithinthecommunity, and
tellthestoryofAnacortes. MarketingshouldpromotethequalitiesofAnacortes, thefriendly
regulatoryenvironment, andfinancialincentives.  

6.3 – OtherImplementationConsiderations
FundingStrategies
ThevaluesofaCityarebestdemonstratedbyitsbudget. Directhousinginvestmentand
supportfromtheCitycanbeoneofthemosteffectivewaystosupportaffordablehousingand
preventresidentdisplacement. Anacortes’spublictaxdollarsarelimited, butthescaleand
urgencyofthehousingchallengerequiremoreresourcestobededicatedtohousinginitiatives.  
Fundingcouldcomefromre-prioritizationofexistingrevenues, reframingofexistingcategories
e.g. affordableandhomelesstransitionalhousingbecomesacomponentofpublicsafety), or
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anincreaseinrevenuesandgrantawards. Additionalconstructionanddevelopmentovertime
alsogenerallyincreasesAnacortes’staxbase, andgrowthinrevenuesshouldbedirected
towardshousingasmuchaspossible.  

SpecifichousingactionsrelyingontheCitybudgetinclude:  

Strategicacquisitionofexistingmultifamilyhousing (3.2.2)  
Rentalandforeclosureassistance (3.2.2)  
Housingrehabilitation (3.2.2)  
Childcareandearlyeducationsubsidies (3.2.2)  
Creatinglegalandorganizedlotsforhomelesspeopletocongregateandreceive
services (3.3.3)  
Contributefundingtowardpermanentsupportivehousing (3.3.4)  
Hiringahousingcoordinatorstaffposition (4.1)  
Acquireand/orsell/leasepubliclandforaffordablehousing (4.4and4.4.7)  
FundingforADUdevelopment, particularlyforlow-incomehomeowners (5.4)  
Fundingfortransitandsidewalkexpansions (5.6)  

ComprehensivePlanUpdates
Majorregulatorychanges, suchasremovingparkingminimumsandexpandingtheintentions
forlow-densityresidentialzonesandindustrialzones, needtohavepolicysupportatthe
ComprehensivePlanlevel. Typically, thesetypesofchangeswouldwaitforthenextmajor
periodicupdateoftheComprehensivePlanwhichisdueinJune2025. Duetotheurgencyof
Anacortes’shousingchallenges, theCitycanalsoconsidertheannualamendmentprocessto
implementStrategy4.2and4.3.  

PublicLand
TheSharpe’sCornerpropertyisthemostimmediateandpromisingopportunitytodevelop
affordablehousingatscaleonpublicland. Marketthepropertyandidentifyaprivateornon- 
profitdeveloperthatisinterestedinapartnership. Identifyopportunitiestoexpandthesiteby
acquiringadjacentprivateland. Considerrezones, environmentalassessments, andotherpre- 
developmentactivitiestopositionthissiteforsaleorforlease.   

SeeStrategy4.4.2forotherpublicpropertiesthatmaybeviableforaffordablehousing
developmentandco-location, includingsomeownedbySkagitCountyandthePortof
Anacortes.   
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6.4 – Monitoring
Theonlywaytoknowifhousingactionsaresuccessfulistomeasureandreportonoutcomes.  
Bydevelopingamonitoringprogram, Anacortescantrackprogresstowardachievinghousing
goalsandidentifywheremoreworkorchangesareneeded. Interviewswithhousingdevelopers
oneyearafterHAPadoption (oratotherregularintervals) canalsobehelpfultogetfeedback
onwhatHAPactionsareworkingwellandwheretheremaystillbebarriers.  

MonitoringwillbeakeyroleofthenewHousingCoordinatorstaffposition. Evenso, integrating
monitoringintoexistingworkandactivitiescouldhelppreservelimitedstafftime. Monitoring
theHAPimplementationcouldbemergedinto:   

PCED’sannualormonthlyreportstotheCityCouncil
Monitoringofpopulationgrowthanddevelopmentpermits
Comprehensiveplanmonitoring
Buildablelandsreports

PotentialperformancemetricsbasedontheHAPExistingConditionsandHousingNeeds
AnalysisReportarelistedbelow.  

HAPObjective PerformanceMetric Target
Supportthelocaleconomy Numberofduplex, triplex, multifamily, and
andworkforcewithmore otherrentalunitspermitted
rentalhomes.  Vacancyrate Rentalunitvacancyratesaregreater

thanregionalrates
Createagreatervarietyof Numberofsmall-lotsingle-family, cottage
homeownership housing, townhouse, condominium, and
opportunities. otherownershipunitspermitted
Slowdownandstabilize HomepriceincreasesAnnualmedianhomepriceincreases
theriseinhousingprices. arelowerthanregional, state, or

nationalincreases
Rentalpriceincreases Annualmedianrentalpriceincreases

arelowerthanregional, state, or
nationalincreases

Refineregulatory Housingproduction Netincreaseof100-150housingunits
standardstoreduce peryear
barrierstohousing Housingdiversity 50% orlessofnewhousingunitsare
development.  detachedsingle-familydwellings

NumberofADUspermitted
Numberofsenior, assistedliving, and
nursinghomeunitspermitted
Numberofpermanentsupporthousing
andtransitionalhousingunitspermitted

Adoptnewfinancialtools Affordablehousingforcost-burdenedlow- Constructionorpreservationof20-50
tosupportandpromote incomehouseholds (80% AMIandbelow) affordablehousingunitsperyear
developmentand MFTEprogramparticipation Onedevelopmentperyear
maintenanceofhousing.  
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