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Chapter 1: Getting Started   

What is a Housing Action Plan? 
A housing action plan (HAP) defines strategies and 

implementing actions that promote greater housing 

diversity, affordability and access to opportunity for 

residents of all income levels. The planning process 

jodmveft!b!sfwjfx!pg!b!kvsjtejdujpoƫt!tztufn!pg!qpmjdjft-!

programs and regulations that shape local 

opportunities for housing development. The purpose 

of this  review is to identify ways to encourage 

construction of both affordable and market -rate 

housing in a greater variety of types, densities and 

cost levels. The priorities for your HAP should also be 

informed by a housing needs assessment, as well as 

communi ty and stakeholder engagement.  

For each action, the HAP should identify responsible 

parties, timelines, steps for implementation  and 

potential funding sources. However, the plan itself 

does not enact changes Ƨ it identifies changes to be 

made. Existing policies and regulations have their own 

rules and schedules for updates that should be 

identified in the HAP implementation plan.  New 

issues will continue to arise , creating competing 

pressures; therefore the value of the HAP lies in its 

ability to focus at tention, build community support and 

promote accountability for enacting change.  

How a HAP Relates to Other 

Planning Activities 
Uif!IBQ!jogpsnt!qpmjdjft!jo!b!dpnnvojuzƫt!

comprehensive plan and guides implementation of 

those policies by identifying strateg ies to achieve a 

dpnnvojuzƫt!ipvtjoh!offet!boe!pckfdujwft/!Uif!IBQ!

provides an evaluation of existing policies, plans and 

regulations in relation to identified needs or gaps. HAP 

strategies may include new or amended policies, 

plans, regulations, fee structures, funding 

opportunities  or programs.  See Exhibit 1 for a 

conceptual diagram of the HAP and comprehensive 

plan relationship including implementing actions. See 

Chapter 3: Housing Policy Framework Review for 

additional description of these relationships.  

Reader's Guide 

This document provides guidance  on developing a 

housing action plan (HAP), with a focus on the legal 

and policy framework in Washington state. It 

includes seven chapters:  

Chapter 1: Getting Started: Planning, required 

topics  and factors that shap e housing 

production in your community.  

Chapter 2: Community and Stakeholder 

Engagement: Guidance for designing and 

implementing a community and stakeholder 

engagement program for your HAP. 

Chapter 3: Housing Policy Framework Review: 

Information about how a HAP fits within, and 

supports, your broader housing policy 

framework. This includes guidance on 

reviewing your housing element. 

Chapter 4: Strategies for Increasing Housing 

Supply and Diversity: A catalogue of strategies 

(or potential actions) to support and encourage 

new housing production and diversity of unit 

types for all income levels. Also, guidance for 

selecting strategies that  are most likely to be 

effective given local conditions.  

Chapter 5: Strategies for Minimizing and 

Mitigating Displacement : Guidance for selecting 

strategies that reduce displacement risk as an 

unintended effect of housing actions.  

Chapter 6: Implementation and Monitoring : 

Guidance for developing an effective 

implementation plan and monitoring program.  

Chapter 7: Adopting Your Plan: 

Recommendations for managing a successful 

plan adoption process. 



6 

 

 
GUIDANCE FOR DEVELOPING A HOUSING ACTION PLAN - PUBLIC REVIEW DRAFT 

 

 

Exhibit 1. Relationship between your HAP and Comprehensive Plan 

 

Source: Commerce, 2020; BERK, 2020 

Requirements for a Housing 

Action Plan 
Cities developing a HAP with grant funding from 

the Department of Commerce must include several 

topics required in Revised Code of Washington 

(RCW) 36.70A.600(2). Exhibit 2 outlines all required 

topics , as well as recommended ones. Many of 

these same topics are also required or 

recommended in a comprehensive plan housing 

element update, and therefore Exhibit 2 compares 

the two. Covering these topics in your HAP can 

expedite the process of updating your housing 

element. 

  

Housing Action Plans and E2SHB 1923 
Several cities have received grants from the 

Washington State Department of Commerce to 

create HAPs. This grant program is the result of 

legislation passed in 2019 (engrossed second 

substitute house bill (E2SHB) 1923) to encourage 

Washington cities to increase residential building 

capacity in areas that have supportive infrastructure. 

Requirements for a HAP are in RCW 36.70A.600(2), 

and outlined below in Exhibit 2. This guidance 

document provides additional details and 

recommendations for developing the action plan.  

E2SHB 1923 is exclusively focused on actions within 

cities and urban growth areas (UGAs). Therefore, this 

guidance focuses on strategies that are most 

relevant within urban areas, but also may be 

applicable in small  cities and UGAs in mostly rural 

counties. 

https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.600
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.600
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Exhibit 2. Required and Recommended Topics in a Housing Action Plan (HAP) and 

Housing Element (HE) Update 

             Required:  ǒ 
   Recommended:  o 

HAP  
(RCW 
36.70A.600) 

HE Update  
(RCW 36.70A.070(2), 
WAC 365-196-410) 

Housing Needs Assessment 

(For details, see Guidance for 
Developing a Housing Needs 
Assessment, p. 16) 

Existing and projected housing needs for all income levels ǒ ǒ 

Population trends ǒ ǒ 

Employment trends ǒ 
o  

(if not included in 
Econ. Dev. Element) 

Land capacity analysis o ǒ 

Community and Stakeholder Engagement 

Public engagement plan o 
ǒ  

RCW 36.70A.130(2) 

Broad public/community engagement ǒ ǒ 

Participation and input from community groups, local builders, local realtors, 
nonprofit housing advocates, and local religious groups 

ǒ  

Engagement with communities at risk of displacement o  

Stakeholder advisory group o  

Housing Policy Framework Review 

Evaluate progress to meet housing targets (including types and units) ǒ o 

Evaluate achievement of housing element goals and policies ǒ o 

Evaluate implementation of the schedule of programs and actions ǒ o 

Evaluate barriers to achieving goals and policies (development regulations, 
permitting processes, fee structures, etc.) 

o  

Evaluate programs for influencing housing production/preservation 
(multifamily tax exemption [MFTE], inclusionary zoning, bonus densities, fee 
waivers, assistance programs, etc.) 

o  

https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.600
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.600
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.070
https://app.leg.wa.gov/wac/default.aspx?cite=365-196-410
https://deptofcommerce.app.box.com/s/mop7xrkzh170th1w51ezbag3pmne9adz
https://deptofcommerce.app.box.com/s/mop7xrkzh170th1w51ezbag3pmne9adz
https://deptofcommerce.app.box.com/s/mop7xrkzh170th1w51ezbag3pmne9adz
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             Required:  ǒ 

   Recommended:  o 

HAP  
(RCW 
36.70A.600) 

HE Update  
(RCW 36.70A.070(2), 
WAC 365-196-410) 

Housing Strategy Development 

Strategies to increase housing supply ǒ ǒ 

Strategies to increase variety of housing types ǒ o 

Strategies to increase supply of housing affordable to all income levels ǒ ǒ 

Evaluation of the potential efficacy of proposed strategies o  

Strategies to Minimize Displacement 

Consider strategies to minimize displacement of low-income residents 
resulting from redevelopment 

ǒ  

Strategies to support preservation of existing housing  o ǒ 

Consider broader role of housing strategies in addressing economic 
displacement pressures 

o  

Implementation and Monitoring 

Schedule of programs and actions to implement recommendations ǒ o 

Identify party responsible for each action o  

Funding sources for new programs and action implementation  o  

Monitoring plan to track outcomes of implemented actions o o 

Adoption  

Integrated State Environmental Policy Act (SEPA)/planning and engagement 
process per Washington Administrative Code (WAC) 197-11-210 et seq. 

o o 

Non-project SEPA analysis on HAP* and housing element ǒ ǒ 

60-day review   ǒ 

Local public hearing / adoption process ǒ ǒ 

* Required prior to legislative action per RCW 43.21c.030 and WAC 197-11; there are limited exemptions from SEPA such as for information collection 

and research and certain administrative or governmental procedural actions at WAC 197-11-800, or selected amendments to development regulations 

that were already covered through prior environmental review or that increase environmental protect per RCW 43.21C.450, but a HAP does not appear to 

be exempt. See Chapter 7: Adopting Your Plan for more information.  

Sources: RCW 36.70A.600, RCW 36.70A.070, WAC 365-196-410, and others as noted 

https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.600
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.600
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.070
https://app.leg.wa.gov/wac/default.aspx?cite=365-196-410
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.600
https://app.leg.wa.gov/RCW/supdefault.aspx?cite=36.70A.070
https://app.leg.wa.gov/wac/default.aspx?cite=365-196-410
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How Local Governments Influence the Housing Market 
Most of th e housing supply in Washington state has been built by the private sector and sold in the private 

market, with some contributions by nonprofit and public sector organizations. Because housing is developed 

by different businesses that range from small local companies to large multinational firms, the role that 

governments can play in this system to achieve community goals for housing can be confusing and less direct 

than with other programs. Exhibit 3 provides a perspective of the components of a local real estate system. 

 The financial component  of the housing market includes parties that are involved with providing funding:  

¶ Lenders provide loans or mortgages to participants in the housing market  

¶ Investors provide capital funds in return for equity ownership in the property  

 The housing supply component  includes: 

¶ Developers and non-profit organizations that create new housing units in the market 

¶ The overall housing stock, including both new and existing housing units 

¶ Developable land and needed infrastructure 

 Housing demand component  includes needs from households, which can be divided between: 

¶ Renters occupying housing units 

¶ Homeowners living in their own housing units  

In this context, local governments can influence different components of the market through:  

 Development regulations  to manage the design and characteristics of new housing development  

 Development incentives  to promote investment in housing types that are in greatest need  

 Financial assistance  through direct funding support for lowest income segments  

 Support for residents  to assist households in need and provide broader services for the community  

Many other dynamics and relationships are involved beyond those listed in Exhibit 3. For example, federal and 

state governments can have large roles in housing policies through grants or lending to non-profit housing 

developers or direct subsidies to tenants. Likewise, many aspects of the local housing market are outside the 

domain of local governments, such as large-scale lending or construction of new housing.  

However, this diagram highlights many of the major elements that housing action plans identify to guide the 

housing market. Cities and counties have key roles in influencing housing development and encouraging new 

housing production that addresses housing needs. During the housing action plan process, jurisdictions 

should review how they are using available options and whether these actions effectively promote the types of 

new housing development that achieve local housing goals.  
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Exhibit 3. The Housing Development System 

 

Source: BERK, 2020. 



11 

 

 
GUIDANCE FOR DEVELOPING A HOUSING ACTION PLAN - PUBLIC REVIEW DRAFT 

 

How is Housing Policy Related to Race and Inequality? 
When considering actions that your jurisdiction can take to address housing needs and affordability 

challenges, it is important to understand and consider the historic context that has contributed to the patterns 

of inequity present in many communities. Before the U.S. Congress passed the Fair Housing Act (FHA) in 1968, 

realtors and property owners could legally discriminate against people of different race s or national origin. The 

Puget Sound Regional Council's (PSRC) 2014 "Fair Housing Equity Assessment" summarizes historical 

practices that created segregation across the ce ntral Puget Sound region during the last century. As PSRC 

opuft-!Ʈas in other parts of the country, the central Puget Sound region has a history of segregation based on 

sbdf-!obujpobm!psjhjo!boe!puifs!dibsbdufsjtujdt/!Qsbdujdft!tvdi!bt!ƪsfe!mjojohƫ!boe!sfttrictive covenants on 

property have had long-mbtujoh!jnqbdut!po!ofjhicpsippet-Ư!tvdi!bt!xfbmui!jofrvbmjuz!evf!up!cbssjfst!up!

homeownership experienced by marginalized populations. These inequalities are reproduced across 

generations, leading to continued patterns of inequality today.  

This problem of housing segregation by race is not limited to the central Puget Sound area. The Racial Dot 

Map project visualizes segregation by race in cities across the U.S. Other Washington cities and regions with 

clearly visible patterns of segregation include Yakima, the Tri-Cities, Walla Walla and Wenatchee. 

Bopuifs!nbkps!dpousjcvups!up!upebzƫt!qbuufsot!pg!jofrvbmjuz!jt!fydmvtjpobsz!{pojoh/!Uijt!sfgfst to the use of 

zoning to limit the production of new housing in middle - and upper-income neighborhoods by prohibiting 

multifamily  dwellings or setting large minimum lot size requirements. Limiting the supply and diversity of 

housing in these areas pushes up the value of remaining units requiring all newcomers to have incomes high 

enough to afford that premium. 

Meanwhile lower-income populations, 

often including racial and ethnic 

minorities, are forced to find housing in 

less desirable areas where such zoning 

practices are not in place. This can also 

mjnju!uif!tvqqmz!pg!Ʈnjttjoh!njeemfƯ!

housing opportunities for moderate - and 

middle-income households. 

A housing action plan can and should 

proactively address the history of racial 

and income inequality. Planners can start 

by reviewing local zoning to identify 

where capacity for new housing 

development exists in their communities. 

Ask questions such as: What kinds of 

housing can be built there, and what are 

the likely price-points? How does this 

capacity compare to the location of 

amenities and resources that promote 

opportunity such as transportation, 

schools, and parks? Chapter 3: Housing 

Policy Framework Review will provide 

more guidance on how to answer these 

types of questions. 

 

The above image shows an example of red-line maps in Seattle. For 

more information on racial segregation in neighborhoods, see the 

book The Color of Law by Richard Rothstein. 

Image Source: National Archives, Seattle Public Library online collections, courtesy of 

Wing Luke Museum 

https://www.psrc.org/sites/default/files/fairhousingequityassessment.pdf
https://demographics.coopercenter.org/racial-dot-map/
https://demographics.coopercenter.org/racial-dot-map/
https://seattle.curbed.com/2019/3/7/18255117/seattle-redlining-racism-wing-luke
https://seattle.curbed.com/2019/3/7/18255117/seattle-redlining-racism-wing-luke
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Housing actions plans can also result in recommendations to encourage new housing production in areas of 

the city that have historically served as enclaves for ethnic and racial minorities. Such actions can encourage 

new investment and new housing options that may be welcomed. However, they can also increase the value of 

land and increase displacement pressure on existing residents. Chapter 5: Strategies for Minimizing and 

Mitigating Displacement  examines this problem in more depth. 

Developing Strategic Objectives 
A strategic objective defines a problem that your HAP is trying to solve. The purpose of identifying strategic 

objectives for your HAP is to build broad community consensus around the core challenges that your HAP is 

designed to address. When everybody agrees on an objective, then it is much easier to evaluate whether a 

proposed strategy will help achieve the objective. A good example of strategic objectives is included in the 

Tacoma Affordable Housi ng Action Strategy (AHAS), as shown in  

Exhibit 4.  

Exhibit 4. Strategic Objectives in the Tacoma Affordable Housing Action Strategy  

Source: City of Tacoma, 2018. 

Ubdpnbƫt!tusbufhjd!pckfdujwft!bsf!dmfbsmz!tubufe!boe!dpnqsfifotjwfmz!beesftt!uif!cspbe!sbohf!pg!ipvtjoh!

dibmmfohft!jefoujgjfe!jo!uif!djuzƫt housing needs assessment. These challenges ranged from accelerating 

housing market conditions and a limited rental supply, households experiencing significant housing cost 

burden, and community members experiencing barriers accessing housing or staying in  housing. The city then 

identified a series of actions to address each strategic objective Ƨ 34 actions in all! The AHAS also includes an 

implementation plan that prioritizes the actions for imme diate, short-term, medium-term and long-term 

implementation.    

When selecting strategic objectives for your own HAP, consider the following recommendations:  

Keep your Objectives Focused 
A HAP can succeed only jg!uif!bdujpot!bsf!fwfouvbmmz!jnqmfnfoufe/!Tp-!dpotjefs!zpvs!kvsjtejdujpoƫt!dbqbdjuz!gps!

implementing housin g actions. For communities with less capacity than Tacoma, it may make more sense to 

adopt fewer or more narrowly written objectives that can be achieved with a smaller set of actions to be 

tackled in the short- to medium-term. Keeping your objectives focused can also narrow the range of issues to 

consider in your policy review, as well as the range of issues to communicate with residents, stakeholders and 

elected officials. This can promote a smoother community engagement process (see  Chapter 2: Community 

and Stakeholder Engagement). 

 

  

1. Create more homes for more people.  

2. Keep housing affordable and in good repair.  

3. Help people stay in their homes and communities.  

4. Reduce barriers for people who often encounter them. 

 

https://berkconsulting.sharepoint.com/sites/Share/R0010453/Shared%20Documents/HAP%20Guidance/Tacoma%20Affordable%20Housing%20Action%20Strategy
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Tie Objectives to Housing Needs 
The best source for strategic objectives is your assessment of housing needs. Conducting a housing needs 

assessment (HNA) should be the first step in your housing action planning process. For more information 

about this step, see "Guidance for Developing a Housing Needs Assessment" provided by Washington State 

Department of Commerce.  

When reviewing the findings of your HNA, consider the major gaps between housing supply and housing 

demand. For example, your needs assessment may have identified a lack of smaller rental housing options 

near transit service that can serve the needs of your local workforce. A suitable strategic objective might be: 

ƮJodsfbtf!sfoubm!ipvtjoh!tvqqmz!jo!usbotju!dpssjepst/Ư!Zpv!dbo!bmtp!dsfbuf!pckfdujwft!uibu!beesftt!uif!offet!pg!b!

tqfdjgjd!qpqvmbujpo/!Gps!fybnqmf-!uif!pckfdujwf!ƮQspwjef!npsf!ipvtjoh!pqujpot!gps!tfojpstƯ!jefoujgjft!b!

qpqvmbujpo!jo!offe-!cvu!ju!epftoƫu!qsftvqqptf!uif!uzqft!pg!ipvtjoh!tpmvujpot!uibu!bsf!nptu!tvjubcmf/!Uijt!

approach allows for a broader conversation with residents and stakeholders to explore current needs, 

challenges and preferences. 

Listen to your Community  
Your preliminary outreach and engagement work may provide some ideas on how to frame and communicate 

strategic objectives in ways that are most likely to resonate with loc al residents, elected officials  and other 

community stakeholders. Every community is different, so objectives that work well in a city like Tacoma may 

not work well somewhere else. For more details on community and stakeholder engagement, see Chapter 2: 

Community and Stakeholder Engagement. 

Sample Outline for a HAP 
Bt!zpv!qvu!uif!qmbo!uphfuifs-!dpotjefs!ipx!uif!epdvnfouƫt!pshboj{bujpo!xjmm!tfswf!uif!qmboƫt!bdujpo-oriented 

goals. Each section should logically flow to establish the problem, context, strategic objectives, actions and 

implementation. Detailed data from the housing needs assessment and documentation of public engagement 

efforts can be included in appendices. An example table of contents for a housing action plan is provided in 

Exhibit 5.  

https://deptofcommerce.app.box.com/s/mop7xrkzh170th1w51ezbag3pmne9adz
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Exhibit 5. Sample Outline for a HAP 

Source: BERK, 2020. 

Process of Developing and Adopting a HAP 
This guidebook provides a step-by-step process for completing a HAP, as illustrated and summarized below.  

Exhibit 6. HAP Development Process 

 

Source: BERK, 2020. 

Prepare Housing 
Needs 

Assesment 
(HNA)

Review Local 
Housing Policy 

Framework

Review 
Strategies and 
Displacement

Develop 
Implementation 
and Monitoring 

Program

Adopt the HAP
Implement, 
Monitor and 
Adapt HAP

Public Engagement and SEPA Process 

Introduction  
 Problem statement and highlights from the housing needs assessment  

 Strategic objectives 

 Overview of planning and community engagement process 

Housing Actions  
 Housing actions, organized by strategic objective, such as: 

¶ Comprehensive plan policy amendments 

¶ Development regulations  

¶ Permitting processes  

¶ Fee structures 

¶ Infrastructure priorities  

¶ Housing programs 

 Actions to minimize or mitigate displacement  

Implementation Plan  

Monitoring Program  

Appendices 
 Housing needs assessment 

 Summary of community engagement 

 Housing policy framework review 
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1) Prepare Housing Needs Assessment (HNA):  This information is the foundation for the HAP .  It guides all 

the review and evaluation of current policies, potential alternative strategies, and the formulation of a plan. 

The information can also guide the public participation plan to help identify residents and stakeholders 

whom the local government should engage in HAP development. See "Guidance for Developing a Housing 

Needs Assessment" under separate cover.  

2) Public Engagement and State Environmental Policy Act (S EPA) Process: At the beginning of the HAP, 

each local government should create a public participation plan and identify a strategy to comply with the 

State Environmental Policy Act (SEPA). Through each HAP stage, public engagement and environmental 

review procedures should be conducted consistent with the strategy. See Chapter 2: Community and 

Stakeholder Engagement of this guidebook for public engagement and Chapter 7: Adopting Your Plan for 

more information on the SEPA process. 

3) Review Local Housing Policy Framework:  With the HNA findings, a jurisdiction can screen and evaluate 

policies and regulations that relate to housing, and identify approaches to housing needs. See Chapter 3: 

Housing Policy Framework Review. 

4) Review Strategies and  Displacement:  Each local government will consider a range of strategies offering 

solutions to overcome barriers. The strategies should be selected that have the greatest potential to 

beesftt!uif!dpnnvojuzƫt!ipvtjoh!hbqt!xijmf!njojnj{ing displacement. See Chapter 4: Strategies for 

Increasing Housing Supply and Diversity and Chapter 5: Strategies for Minimizing and Mitigating 

Displacement of this guidebook. 

5) Develop Implementation and  Monitoring Program:  The HAP is best implemented with a clear schedule, 

responsibilities  and prepared monitoring program. See Chapter 6: Implementation and Monitoring . 

6) Adopt the Plan: Through the public legislative process, the local government will develop a draft and final 

HAP and conduct public meetings and hearings. See Chapter 7: Adopting Your Plan. 

7) Implement, Monitor  and Adapt HAP: A successfully adopted HAP requires ongoing implementation, 

monitoring of results  and adaptive management to course correct the HAP over time. See Chapter 6: 

Implementation and Monitoring  and Chapter 7: Adopting Your Plan of this guidebook , including how to 

amend the HAP in the future. 

  

https://deptofcommerce.app.box.com/s/mop7xrkzh170th1w51ezbag3pmne9adz
https://deptofcommerce.app.box.com/s/mop7xrkzh170th1w51ezbag3pmne9adz
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Chapter 2: Community and Stakeholder Engagement 

Why Do Public Engagement? 
When community members and stakeholders help shape a HAP, it reflects their interests and they become its 

advocates. At its core, public engagement is good for gathering on-the-ground information, highlighting and 

addressing inequities, and building support for an implementable plan.  

Understand Housing in Your Community 
Connvojuz!nfncfstƫ!mpdbm!lopxmfehf!jt!dsjujdbm!gps!voefstuboejoh!uif!po-the-ground housing situation. 

Though quantitative data paints much of the picture, community conversations fill it in and correct 

misinterpretations when needed.  

Conversations with comm unity members, vulnerable communities, housing industry professionals and 

stakeholders provide insight into:  

Deeper understanding of local housing needs and affordability issues  

 Need for certain types of housing for singl es, students, elderly, homeless or other unique population groups 

 Qualitative knowledge that the ovncfst!bmpof!epoƫu capture 

 Personal stories that bolster the case for action by making the data real or showing how the data is out of 

date or misrepresenting the situation (f or example, census data often lags behind the on-the-ground 

experience) 

 

Local information about development potential  

 Neighborhood and site-specific  characteristics affecting housing and zoning options , such as transit and 

infrastructure availability   

 Local barriers and opportunities  to housing production, especially related to development regulations, the 

real estate market and the construction industry   

 How proposed zoning code changes may impact investment decisions for homebuilders  

Address Housing Inequities  
Your publid!fohbhfnfou!qspdftt!dbo!cpmtufs!uif!IBQƫt!tpdjbm!frvjuz!hpbmt!cz!tqfbljoh!xjui!uiptf!nptu!

impacted. Collaboration with people who have historically been left out can lead to more creative and 

productive problem-solving. Good practices and goals include: 

 Identify communities at risk of displacement and other impacts  

 Build capacity of disadvantaged communities to meaningfully participate and affect decisions , i.e., 

prioritize engagement with at -risk communities ( see the Prioritize At-Risk Communities section) 

 Identify potential unintended consequences of proposed strategies (e.g., displacement of vulnerable 

populations and/or affordable communit y spaces with redevelopment, construction impacts to local 

businesses, etc.) 

 Jointly find housing solutions and strategies to prevent and/or mitigate negative impacts  
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Build Ownership of the HAP by Bringing 

Viewpoints Together 
A good engagement process will build community advocates 

and reduce political battles. Housi ng discussions can be 

divisive. A productive engagement process connects community 

membersƨor at least shares their storiesƨto build empathy and 

b!tfotf!uibu!fwfszpofƫt!jo!uijt!uphfuifs/!Jefbmmz-!qbsujdjqbout!xjmm!

feel like they wrote the HAP with their neighbors. When people 

see themselves and their efforts reflected in the plan, they are 

more likely to shepherd actions through implementation.   

Identify feasible strategies and avoid political challenges , by 

identifying and articulating the following:  

 Local values, interests and priorities 

 Where community preferences align with increasing housing 

supply and diversity, such as opportunity areas that have 

transit services and other amenities  

 Limited geographic areas where change should be 

minimized due to cul tural significance, historic preservat ion 

designation, critical areas or other shared community goals  

 Ways to balance NIMBY and YIMBY viewpoints (see sidebar 

ƮUbmljoh!bcpvu!IpvtjohƯ* 

Establish trust between community, stakeholders and local 

government.  Trust-building practices include:  

 Tfu!sfbmjtujd!fyqfdubujpot!bspvoe!uif!IBQƫt!tdpqf-!dmbsjgzjoh!

what will and will not be included  

 Hold an open, transparent process with no surprises 

 Identify who has decision-making power at which points in 

the process 

 Delineate the roles of city staff, elect ed officials, hired 

consultants  and community members/stakeholders in plan 

development 

Build a base of support for plan actions:  

 When appropriate, share decision-making power with 

participants  

 Tibsf!xibu!zpvƫwf!ifbse-!boe!jg!zpv!tusbz!gspn!qbsujdjqboutƫ!

advice, explain why 

 Build advocates who help communicate and solve problems 

with their community  

 Share informationƨdata, local knowledge and storiesƨto 

increase shared understanding of housing issues and 

solutions  

Talking about Housing  
Housing is deeply personal, and 

discussions can easily trigger a 

efgfotjwf!Ʈipnf!uvsgƯ!boe!Ʈvt!wfstvt!

uifnƯ!njoetfu/!ƮOpu!jo!nz!cbdl!zbseƯ!

(NIMBY) sentimentƨtypically opposition 

to bigger, taller or lower-income 

efwfmpqnfou!jo!tpnfpofƫt!pxo!

neighborhoodƨboe!ƮZft!jo!nz!cbdlzbseƯ!

(YIMBY) groups can butt heads and stall 

action toward housing solutions. How 

can you bridge divides and bust myths 

about denser or lower-income housing? 

ƮUif!jspoz!jt!uibu!bt!ebub!bcpvu!uif!

importance of housing piles up, our messages 

seem to be losing traction and actually 

making things worse. Facts, data, and vivid 

stories about individual troubles are not 

increasing public understanding, and some of 

our initial research suggests that they may in 

fact be both depressing public support for 

housing issues and reinvigorating 

njtjogpsnbujpo/Ư!  

- Tiffany Manuel and Nat Kendall-Tayler in 

Ʈ(Zpv!Epoƫu!Ibwf!up!Mjwf!Ifsf<( Why Housing 

Messages Are Backfiring and 10 Things We 

Can Do About It" (2016) 

The following are some resources for 

framing conversations to bring people 

together arou nd housing: 

 Building Support for Affordable 

Housing 

 Myths and Facts About Affordable 

and High Density Housing 

 You Don't Have to Live Here 

 Enterprise Housing Playbook 

 Communication - We Tell the 

Housing Story 

 Frameworks Institute - A Framing 

Playbook for Affordable Housing 

Advocates 

 Using Media Advocacy to Talk About 

Affordable Housing  

 

https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/You%20Don't%20Have%20to%20Live%20Here.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/You%20Don't%20Have%20to%20Live%20Here.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/You%20Don't%20Have%20to%20Live%20Here.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/You%20Don't%20Have%20to%20Live%20Here.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/Building%20Support%20for%20Affordable%20Housing.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/Building%20Support%20for%20Affordable%20Housing.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/Myths%20%26%20Facts%20About%20Affordable%20%26%20High%20Density%20Housing.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/Myths%20%26%20Facts%20About%20Affordable%20%26%20High%20Density%20Housing.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/You%20Don't%20Have%20to%20Live%20Here.pdf
https://www.ezview.wa.gov/Portals/_1976/Documents/GuidanceReports/Enterprise%20Housing%20Playbook.pdf
http://wliha.org/about-us/what-we-do/communication
http://wliha.org/about-us/what-we-do/communication
http://www.frameworksinstitute.org/assets/files/housing/enterprise_housing_playbook.pdf
http://www.frameworksinstitute.org/assets/files/housing/enterprise_housing_playbook.pdf
http://www.frameworksinstitute.org/assets/files/housing/enterprise_housing_playbook.pdf
http://www.bmsg.org/resources/publications/issue-16-moving-from-head-to-heart-using-media-advocacy-to-talk-about-affordable-housing/
http://www.bmsg.org/resources/publications/issue-16-moving-from-head-to-heart-using-media-advocacy-to-talk-about-affordable-housing/
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Develop an Engagement Plan 
Step one is to draft an engagement plan. Though an early draft is necessary for setting the direction, be ready 

to revisit it throughout the process and update as needed to fill in emerging gaps.  

An engagement plan should identify: 

 The HAQƫt!fohbhfnfou!hpbmt! 

 Audience(s) for engagement, including community members, stakeholders, staff, boards, commissio ns, 

council, any HAP committees and other parties involved (e.g., Commerce) 

 Appropriate engagement activities, such as open houses, surveys, web-interface commun ity meetings and 

web pages 

 Rough engagement schedule with re-evaluation opportunity(ies)  

 Media contacts and timelines for communication about the project  

A useful tool for considering types of engagement is the International Associati on for Public Participationƫt!

(IAP2) "Spectrum of Public Participation," see Exhibit 7 below. All stages on the spectrum are valuable. 

Efqfoejoh!po!xifuifs!zpv!bsf!fevdbujoh!bcpvu!pqujpot!)ƮjogpsnjohƯ*-!fyusbdujoh!jogpsnbujpo!bcpvu community 

qsfgfsfodft!)ƮdpotvmujohƯ*-!ps!qspcmfn-tpmwjoh!uphfuifs!)ƮdpmmbcpsbujohƯ*-!zpv!xjmm!dipptf!zpvs!wfovft!boe!

design your methods and activities for the right level of communication. Regardless of where you are on the 

spectrum, listening to communi ty members with an open mind is an important skill.  
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Exhibit 7: Spectrum of Public Participation  

 

Source: International Association for Public Participation , www.iap2.org 

Identify and Prioritize Your Audiences 
Though housing policy affects all members of a community, focusing your engagement efforts helps  set a 

timely, budget-efficient  and equitable process. The Stakeholder Prioritization Chart (Exhibit 8) offers a way to 

narrow your efforts by identifying important stakeholders and defining an approach to their engagement.  

https://sustainingcommunity.wordpress.com/2017/02/14/spectrum-of-public-participation/www.iap2.org
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Exhibit 8. Stakeholder Prioritization Chart  

 

Source: NBLFST-!3131-!bebqufe!gspn!nvmujqmf!wfstjpot-!jodmvejoh!Lbqxb!Dpotvmujohƫt!fnqibtj{joh!b!tpdjbm!frvjuz!mfot!boe!uif!psjhjobm!Ʈqpxfs-joufsftuƯ!

matrix (Mendelow, A., #ƪTublfipmefs!Nbqqjoh-ƫ!Proceedings of the 2nd International Conference on Informat ion Systems," Cambridge, MA 5, no. 2, 1991, 

p. 61). 
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The chart in Exhibit 8 defines stakeholder buckets based on their ability to influence housing outcomes (x -axis) 

and how much those outcomes impact them (y -axis). Focusing efforts  with those most impacted ƨthe top two 

quadrantsƨand engaging those in the bottom two quadrants to the extent needed to build plan advocates will 

lead to an equitable implementable plan. 

Shifting decision -making power toward traditionally at -risk groups (thf!ƮprioritizeƯ!rvbesbou*!boe!usvmz!mjtufojoh!

to their needs and interests is fundamental to cr eating a socially equitable HAP. These steps ensure that their 

needs are met and help the project team understand potential unintended consequences of HAP actions .  

Bu!uif!tbnf!ujnf-!qpxfsgvm!jogmvfodfst!)uif!ƮcollaborateƯ!rvbesbou*!nvtu!bmtp!cf!ifbwjmz!jowpmwfe!up!fotvsf!uif!

HAP is feasible and implementable. This means higher levels of engagement and true collaboration is 

important with these two groups.  

Those in uif!Ʈmonitor for c hangeƯ!boe!ƮleverageƯ!rvbesbout!bsf!jnqpsubou!gps!verifying data and building 

advocates, so informing and consulting are appropriate levels of engagement with these groups.  

Prioritize At-Risk Communities 
The people most impacted by housing policiesƨ

the at-risk communities  in the stakeholder 

prioritization chart ƨoften have the most 

challenges to participating in traditional meetings 

and outreach methods. For that very reason, extra 

effort should be made to identify populations and 

stakeholders that could be most impacted by a 

HAP and potential barriers to participation.  

Value Qbsujdjqboutƫ!Ujnf!boe!Fyqfsujtf! 
Pay participants for their time and expertise, 

especially when they come from communities that 

have been systematically underserved. 

Compensation can range from stipends (e.g., $50 

per meeting) for participating in a stakeholder 

work group, consultant funding for engaging their 

community, drawings and gift cards for attending 

an event, to providing food at events.  

Avoid Engagement Fatigue 
Many cities/counties, to their credit, have been 

working with at -risk communities for a long time. Some community  leaders and organizations feel they have 

been asked for their opinion in numerous processes, but often are not seeing how their input has been used or 

sftvmut!gspn!uifjs!fggpsut/!Uijt!jt!mfbejoh!up!Ʈfohbhfnfou!gbujhvf/Ư!Tpnf!ujqt!up!qsfwfou!uijt!bsf!up; 

1) Do your homework. Provide an overview of past related processes and their outcomes before asking for 

more time from participants.  

2) Set expectations.  Cf!dmfbs!bcpvu!xibu!uif!IBQ!xjmm!mjlfmz!bddpnqmjti!tp!uibu!qbsujdjqbout!epoƫu!fyqfdu!

greater results than it will achieve. 

Why focus on renters? 

Homeowners, who as a group are older, whiter and 

wealthier than the population at large, tend to be well 

represented in local government decision -making. 

Focusing on renters helps to fill in the full picture, 

avoid negative impacts on vulnerable populations and 

support a holistic housing system. 

 Renter Homeowner 

Washington State   

Share of population 37.3% 62.6% 

Median income $43,114 $83,343 

White non-Hispanic 67.5% 82.5% 

Under 45 years old 59% 27% 

Average household size 2.3 2.6 

Graduated college 29.0% 41.8% 
USA 

Median net worth $2,524 $228,200 

Source: U.S. Census American Community Survey 2013-2017 (population 

share, income, race/ethnicity, educational attainment), U.S. Census 2010 

(age, household size), U.S. Census Survey of Income and Program 

Participation, 2014 (USA Net Worth)  
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3) Ask for referrals.  Many tried, true and tired community leaders may be willing to pass on the torch to one 

of their colleagues to continue relationships with their community.  

4) Compensate for time.  Bt!nfoujpofe!bcpwf-!tipx!uibu!zpv!wbmvf!qbsujdjqboutƫ!ujnf!boe!fyqfsujtf!xjui!

payments or gifts.  

5) Sfqpsu!xibu!zpvƫwf!ifbse!boe!ipx!ju!jt!cfjoh!vtfe/ Throughout the process, show how participboutƫ!offet-!

ideas, preferences and solutions are being incorporated in the HAP. 

6) Implement the HAP.  Uif!cftu!xbz!up!qsfwfou!gvuvsf!fohbhfnfou!gbujhvf!jt!up!tipx!uibu!qbsujdjqboutƫ!

efforts were fruitful.  

Make Engagement Methods Accessible  
When developing your plan, consider and plan for the various barriers to participation, including those in  

Exhibit 9. 

Exhibit 9: Barriers to Participation and Accessibility Tips  

Common Barriers to 
Participation Tips for Accessibility 

Distrust/lack of 
relationships with 
government 

Limited English proficiency  

Time constraints 

Lack of transportation to 
events 

Event venue in unfamiliar 
location 

Need for child care 

Intimidating jargon and 
perceived knowledge gaps 

Discomfort with 
institutional settings 

Lack of internet access 

¶ Hire community liaisons to identify best practices and engagement 
opportunities with their communities.  

¶ Compensate participants, treating them as consultants for their expertise and 
time. 

¶ Select a range of engagement methods to ensure low-key, informal and 
culturally appropriate settings for meaningful conversations. This may mean 
ipmejoh!nffujoht!jo!uif!dpnnvojuzƫt!qsjnbsz!mbohvbhf!ps!pggfsjoh!
interpretation.  

¶ Translate materials in advance. 

¶ Offer child care, family-friendly events or reimburse participants for child  care. 

¶ Hold events at locations accessible by multiple transportation modes and/or 
reimburse transportation costs.  

¶ Offer food and beverages. As an added benefit, food stimulates social 
interactions and a sense of community.  

¶ Select venues that are familiar, comfortable  and considered to be community 
spaces. 

¶ Ensure accessibility (e.g., American's with Disability Act). 

¶ Consider religious holidays and needs (e.g., breaking fast during Ramadan). 

¶ Consider online or virtual engagement options for those with time constraints  
and health concerns. 

¶ Provide a glossary and basic background information, such as links to 
Dpnnfsdfƫt!tipsu!dpvstf!po!ipvtjoh!bggpsebcjmjuz/! 

¶ Dpotjefs!qspwjejoh!Ʈipu!tqpuƯ!qbsljoh areas to allow people to access your 
information if they do not have web access at home.  
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Focus Your Efforts  
Of course, the engagement approach needs to realistically fit within a project budget. Not every barrier can be 

mitigated, and regardless of how welcoming events are, people have competing demands on their time. To 

prioritize your efforts, consider what will help you meet these basic needs: gather the information needed to 

understand the full housing picture in your community, build HAP advocates and empower at-risk 

communities.  

Match Audiences to Appropriate Activities  
How much you engage people will vary by audience and point in the process. The size and type of community, 

complexity of housing issues , and strategies under consideration will a lso factor into your engagement plan.   

Think strategically about who will be i nvolved, using what methods and at what times, while referring back to 

Exhibit 7 for which level of engagement to use for which purpose . Consider the most basic engagement 

needsƨto gather information,  cvjme!qmbo!ƮbvuipstƯ0bewpdbuft and empower underserved communitiesƨand 

zpvs!npsf!tqfdjgjd!eftjsfe!pvudpnft!)tvdi!bt!uiptf!pvumjofe!jo!ƮWhy Do Public Engagement?Ư!above) to 

match stakeholders/community members with appropriat e engagement activities, timing and level of effort.  

Some considerations for how to adapt the listed activities for social distancing are included in bold italics.  

Broad EngagementƨInform/Consult/Involve  
The left side of the spectrum is outreach that simply educates or informs. This kind of interaction is good for 

broad, community-xjef!fohbhfnfou/!Jefbm!bdujwjujft!bsf!fbtz-!opu!ujnf!joufotjwf!boe!epoƫu!sfrvjsf!tfmg-

selection or significant resources to participate. P iggybacking on popular events, well-publicized online 

surveys and open houses are good tools to achieve these results.  Web pages with videos, blogs, photo essays 

and list serves can provide options when public meetings are not possible.   

Gpdvtfe!ƮEffq!EjwftƯƨEmpower/Collaborate/Involve  
The further to the right on the spectrum, the more collaborative decision -making is. Focusing on people with 

important knowledge (e.g., local developers, employers, affordable housing providers, human service 

providers) or people who play other important roles within the community (e.g., trusted community leader) will 

build and maintain trust, ensure well-vetted strategies that fit the community  and ease implementation. 

Focused, deep-diving engagement activities like stakeholder committees, focus groups  and one-to-one or 

group interviews are good tools to achieve these results.  Likewise, these can be held via online meetings, or 

telephone interviews, using networking to identify participants.  

Engagement Activities  
The methods listed below are ordered roughly from broadest to most in -depth and focused, corresponding 

with the left (least collaborative) to the right (most collaborative/empowering) of the public participation 

spectrum. The engagement plan should include a mix of engagement methods depending on the engagement 

goals for different audiences and phases of the project.   

Engagement during COVID-19 
In early 2020, restrictions on social contact in response to the COVID-19 pandemic forced major changes to 

how engagement can be performed. These restrictions will be in place for an undetermined period. There are 

many options for performing remote eng agement using online, telephone or printed and mailed media. 

Because many techniques are new for staff and stakeholders, take the time to trouble-shoot issues before 
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implementing your plan. For example, while these tools can replicate 

and offer some advantages over typical methods, it is important to 

consider how new techniques can create new and different barriers to 

participat ion, especially among those with limited access to a facility 

with computers and the internet.   You should also be clear about how 

you will record engagement sessions, which ones are subject to the 

Open Public Meetings Act, and how to invite, engage, and maintain 

contact with participants.  

Online Presence  
An online presence is useful for making the process accessible to 

people not typically engaged in government activities, pointing 

participants to surveys and events, providing project updates and 

inviting people to join a project listserv. At its simplest, a project 

xfctjuf!qspwjeft!b!dmfbsjohipvtf!gps!uif!IBQ!qspdfttƫt!hpbmt-!

schedule and draft materials. 1 

Social Media 
Interactive platforms and/or social media (e.g., Facebook, Nextdoor, 

Instagram, Twitter, Snapchat, WeChat, WhatsApp) go beyond a simple 

website to allow online engagement. Social media can quickly extend 

the reach of your typical network. Facebook ads can be used 

fggfdujwfmz!up!ƮqvtiƯ!b!tvswfz!mjol!ps!fwfou!boopvodfnfou!up!qbsujdvmbs!

demographic segments. Nextdoor can be useful for geographic -

specific outreach, although monitoring comments and knowing when 

to close a comment forum can be challenging. Tags can be used 

bdsptt!tpdjbm!nfejb!qmbugpsnt!up!cspbefo!b!qptuƫt!sfbdi!boe!cfuufs!

convey the intent of a message.  

Community members will likely engage in online conversations 

regardless of your involvement, so taking an active online role may 

help improve the quality of the dialogue. However, managing 

comment forums requires dedicated time. One  strategy for 

addressing incendiary comment forums is to build housing solution advocates ƨand prepare them with data 

and storiesƨwho can more effectively engage with their neighbors online. This allows multiple sides to be 

represented and helps ensure that quieter voices/bystanders feel heard and represented. 

Online Engagement Platforms  
Online engagement platforms like surveys and discussion forums can offer a broad and accessible opportunity 

to be involved. Communitywide surveys should be publicized widely with an intensive outreach effort to yield 

the most useable results (or paired with a scientific polling method). Incentives like prizes from local 

businesses can help increase response rates.  

                                                      

1 Gps!kvsjtejdujpot!xjui!mjnjufe!xfc!dbqbdjuz-!uif!Hpwfsopsƫt!Pggjdf!gps!Sfhvmbupsz!Joopwbujpo!boe!Bttjtubodf!)PSJB*!qspwjeft!qroject 
websites for local governments. www.oria.gov  

Public Records and  

Online Engagement 

 
Social media, discussion forums, 

survey data, crowd-sourced maps 

and other online data should be 

recorded to meet Public Records 

Act (PRA) requirements. Because 

of the dynamic and interactive 

nature of online content, you 

should have a social media policy  

to show how public records will be 

maintained and clarify appropriate 

uses for personal versus agency 

accounts. You may purchase an 

archiving service, use built-in tools 

like Facebook Archiving and 

records-keeping provided by online 

engagement platforms, and/or 

develop your own system. 

In addition, online meetings are 

becoming more common, and 

even legislative sessions are 

moving online during COVID-19-

related social distancin g. The 

Municipal Resources and Services 

Center (MRSC) blog addresses 

recent PRA considerations for 

these types of meetings. 

http://www.oria.gov/
http://mrsc.org/getdoc/3fc1283b-089d-4dbe-adf3-63f01042062d/Public-Records-Act.aspx
http://mrsc.org/getdoc/3fc1283b-089d-4dbe-adf3-63f01042062d/Public-Records-Act.aspx
http://mrsc.org/Home/Explore-Topics/Management/Information-Technology/Social-Media.aspx
http://mrsc.org/getdoc/117d91d3-bb88-43a0-83a4-208eb1ee8e25/Four-Tools-for-Retaining-Records-of-Your-Social-Me.aspx
http://mrsc.org/getdoc/117d91d3-bb88-43a0-83a4-208eb1ee8e25/Four-Tools-for-Retaining-Records-of-Your-Social-Me.aspx
http://mrsc.org/Home/Stay-Informed/MRSC-Insight.aspx?catID=196&cat=Public%20Records%20Act
http://mrsc.org/Home/Stay-Informed/MRSC-Insight.aspx?catID=196&cat=Public%20Records%20Act
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One effective approach to elicit more balanced survey responsft!jt!up!cvjme!bo!jogpsnbujpo!sjdi!Ʈpomjof!pqfo!

ipvtfƯ!qsjps!up!tvswfz!rvftujpot-!fotvsjoh!uibu!qbsujdjqbout!ibwf!bddftt!up!uif!tbnf!jogpsnbujpo!boe!qspwjejoh!

an opportunity for reflection before responding to prompts.  

Several companies offer online engagement platforms that in addition to typical surveys, also allow for 

interactive maps, visual preference surveys, ways to post and view ideas and comments, discussion among 

participants and responses by staff.  This multilateral communication can produce mor e useful and nuanced 

gffecbdl!bt!dpnnpo!rvftujpot!ps!tpvsdft!pg!dpogvtjpo!dbo!cf!beesfttfe!sbqjemz/!Gps!jotubodf-!Tfbuumfƫt!

Mandatory Housing Affordability (M HA) dpnnvojuz!fohbhfnfou!tubgg!tqpotpsfe!bo!ƮBtl!Nf!BozuijohƯ!po!

Reddit, a popular free online forum, in which more than 600 questions were answered.  

Public Open House  
Open houses are primarily concerned with sharing information in an accessible way for community members 

and collecting simple feedback. Posters provide goals, background and key pieces of information, while staff 

are on hand to answer questions and document input. One option is to schedule a slide-show presentation to 

occur several times throughout the course of the event. Sign-in sheets should be used to collect contact 

information for  future events and announcements. Several methods should be available for participants to 

leave feedback, such as comment sheets, surveys, large note paper, post-it notes on posters, sticky dots, etc. 

Open houses offer more flexibility in timing and time c ommitment than a workshop and consequently lower 

barriers to access, but without the opportunity to contribute to addressing any issues, an open house can also 

be less compelling. A secondary objective of the open house is to build up the project contact l ist for future 

events and announcements.  

B!sfnpuf!pqujpo!jt!up!ipme!bo!Ʈpomjof!pqfo!ipvtf-Ư!xijdi!qsftfout!jogpsnbujpo!bcpvu!uif!qspkfdu!boe!dbo!cf!

combined with an online survey. While these can be even more accessible than an in-person open house, the 

participant loses the opportunity to interact with staff working on the project face -to-face. However, creative 

use of online engagement tools can preserve the open house experience.  

Public Workshop 
Public workshops are a classic public engagement event type that requires careful planning and consideration 

pg!uif!fwfouƫt!hpbmt/!Uif!nptu!fggfdujwf!xpsltipqt!ufoe!up!cf!qmboofe!gps!qbsujdjqbou!fevdbujpo-!xprking 

through issues as a group and collecting input on the matters at hand. Contextual information and k ey issues 

should be conveyed efficiently so participants can quickly familiarize themselves enough to meaningfully 

participate.  

A typical workshop agenda includes: 

 A brief opening presentation 

 One or more group activities (many of which may be charrette-style activities) 

 A closing session for each group to share ideas explored 

Optionally, the workshop can also include an open house session at the beginning, end or during a break for 

participants to peruse printed material on posters. Whenever possible, workshops should provide multiple 

ways in which participants can provide input; no one format will work well for everyone. Because of the time 

commitment of participating in a workshop, it is especially important to make every effort to make it easier for 

people to attend. See the strategies list in Prioritize At-Risk Communities for ideas appropriate across any 

culture. 
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See the Online Engagement Platforms section below for ideas on attaining workshop-style engagement online. 

Pop-up at Community Hotspot  
Pop-ups are like mini-open houses: staff set up at a popular public locationƨa grocery store, farmers market, 

coffee shop  or street cornerƨto share information with community members who may or may not have been  

aware the event would occur. This type of event broadens engagement considerably. Materials need to be 

heavily condensed and well-designed to convey information quickly. Pop -ups and piggybacking are most 

effective when leveraged to publicize upcoming or ongoing events like workshops and surveys.  

In social distancing times, ensure that options have multiple stations that are far enough apart, and have 

qfpqmf!up!ejtdpvsbhf!hspvqt!gspn!gpsnjoh/!!Ibwf!Ʈop!upvdiƯ!iboepvut!xifsf!uifz!dbo!cf!iboefe!pvu!gspn!b!

dispenser or use gloves. 

Piggyback on Public Events  
Similar to pop-ups, piggybacking integrates public engagement with the ongoing civic life of the community. A 

table and brief announcement at an event like a farmers market, street fair, outdoor movie or parade provides 

an excellent opportunity to engage with members of the public that might never choose to attend an open 

ipvtf!ps!xpsltipq/!Uzjoh!fohbhfnfou!up!gvo-!wpmvoubsz!bdujwjujft!sbuifs!uibo!dsfbujoh!fyusb!ƮxpslƯ!jt!b!hsfbu!

way to reach residents who have demanding work schedules and/or family responsibilities.   

Piggyback on Pre-existing Meeting/Community Conversations  
Cz!buufoejoh!b!tublfipmefs!hspvqƫt!pxo!nffujoh!)f/h/-!sfmjhjpvt!jotujuvujpo!cpbse0dpnnjuuff-!dibncfs!pg!

commerce, hpnfpxofstƫ!associat ion, neighborhood council, business district advocate group, neighborhood 

potluck, community center event or joufsftu!hspvq!ibqqz!ipvs*-!zpv!sftqfdu!uif!qbsujdjqboutƫ!ujnf-!bwpje!

engagement fatigue and meet them in their comfort zone. These meetings are of ten best identified by 

community liaisons.   

A remote option is to reach out to these groups to send links and materials in their newsletters.  Messages may 

be tailored by group. 

Walking Tours  
Walking tours can serve several needs; they can be useful early in the process to identify housing issues and 

opportunities and later to learn about successful outcomes in other communities. Tours are an opportunity to 

bring participants together for an experience of shared exploration, which is valuable for establis hing in-group 

trust and opening up to creative solutions. The tour is also an opportunity for questions and answers with 

experts and a networking opportunity for participants.  

Virtual tours, with online maps and a slideshow can fulfill some of the same goals. In addition, virtual reality 

using participant 's smartphones could provide a more immersive and interactive experience than static photos 

or slides. 

Charrette  
A charrette is a focused type and/or series of workshop(s) that digs deeply into a set of i ssues. They can range 

from a single three-hour workshop to a multi -day event with a series of meetings and working sessions. Some 

require a higher level of working knowledge and are more effective with small groups, which is why they are 

often performed wi th staff, stakeholders and experts, not the general public. Charrettes work well with hands-

on materials to stimulate discussion: large -format maps, tracing paper, markers, game pieces, stickers and the 
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like. Results from full -day or multi-day charrettes can be assembled and presented to the larger community for 

evaluation. 

Although they require a higher level of technical ability than video calls, charrettes can be performed online 

with the right real -time tools such as screen sharing, digital sketching and synchronous collaborative editing 

(e.g., online whiteboards and diagramming applications, Google Docs and Sheets, or Microsoft SharePoint 

files).  

Community Liaisons  
Community liaisons serve as a link between municipal governments and hard-to-reach communities. They are 

especially valuable for reaching communities with language barriers and/or hesitancy to trust public 

bvuipsjujft/!Mjbjtpot!bewjtf!po!uif!cftu!nfuipet!gps!hbjojoh!uif!dpnnvojuzƫt!jotjhiut/!Uifz!nbz!fohbhf!uif!

group on their own, in their own language, and use familiar cultural nor ms through interviews, meetings or 

phone calls; invite a city representative to their event; or invite their communities to city events and act as 

interpreters and translate materials in advance.  

During uncertain and difficult times, gatekeepers like community liaisons are even more valuable for their 

ability to establish trust, keep open lines of communicatio n with marginalized communities  and recommend 

if/when discussing a long -term plan like the HAP is appropriate. Liaisons will know the most effective ways to 

fohbhf!xjui!uifjs!dpnnvojuz!evsjoh!nboebufe!Ʈtpdjbm!ejtubodjohƯ!boe!ibwf!jotjhiu!bcpvu!ipx!sbqjemz!dibohjoh!

events are influencing opinions on and needs for housing action. 

Focus Groups and Interviews  
One-on-one or small group meetings with people who share a special knowledge base or identity can be a 

highly effective way of gathering information and identifying potential solutions. Meeting scheduling should 

prioritize the convenience of group members. Typical focus groups might include representa tives from 

community, religious  and service organizations; affordable housing developers; small business owners; and 

real estate developers. 

Remote video calls can work well with focus groups, given adequate preparation and advance troubleshooting.  

Advisory Committee  
An advisory committee or commission of knowledgeable local experts is a highly recommended engagement 

strategy for HAP development. An advisory group works closely with the project team to learn about  different 

housing strategies, assess their appropriateness for the community and craft strategy recommendations. 

Consider inviting builders, affordable housing developers, human services providers, property owners, renters 

advocates and representatives of communities at risk of displacement to serve on the committee. The 

committee should meet regularly throughout the course of plan development. It is important at the beginning 

pg!uif!qspdftt!up!dmbsjgz!uif!hspvqƫt!njttjpo!boe!tdpqf/!Djujft!ibwf!bo!jnqpsubot role in facilitating meetings 

and taking action when necessary to help keep the committee on task and within scope.  

Remote video calls can work well with advisory committees, given adequate preparation and advance 

troubleshooting, and consideration of open public meeting requirements.2 We recommend that the public be 

able to view online meetings, but only participate via comments to the chair.  

                                                      

2 MRSC, P. Stephen DiJulio, "When is a Committee Not a Committee under the OPMA?" (2014), http://mrsc.org/Home/Stay -
Informed/MRSC-Insight/April -2014/When-is-a-Committee-Not-a-Committee-under-the-OPMA.aspx) 

http://mrsc.org/Home/Stay-Informed/MRSC-Insight/April-2014/When-is-a-Committee-Not-a-Committee-under-the-OPMA.aspx
http://mrsc.org/Home/Stay-Informed/MRSC-Insight/April-2014/When-is-a-Committee-Not-a-Committee-under-the-OPMA.aspx
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Set Activities to a Timeline  
To develop the schedule and select engagement activities, consider the sequencing of events relative to 

expected milestones. Sequencing considerations include: 

Get started: 
 Identify likely groups and individuals to include in your process.  

 Conduct interviews with key stakeholders, decision-makers and community liaisons to inform engageme nt 

strategies and expand the list of participants.  

 Build awareness of the HAP process through broad outreach. 

 Learn about key housing issues, i.e., verify accuracy of the HNA through focused conversations with 

impacted and knowledgeable parties.  

 Identify likely members, designate and stand up an advisory group. Build camaraderie and the sense of 

Ʈxfƫsf!bmm!jo!uijt!uphfuifsƯ!jo!fbsmz!nffujoh)t*/! 

Identify issues and potential strategies:  
 Engage broadly to build awareness about the project and learn from residents on how to best focus the 

discussion. Open houses, workshops, surveys, pop-ups and piggyback events, or their online counterparts, 

can be especially useful for these purposes. 

 Build a deep knowledge base to identify and evaluate strategies through in terviews and focus groups with 

experts and community members with specialized knowledge. Look for information about local housing 

markets, housing needs or impacts to specific populations.  

Evaluate strategies:  
 Use advisory group meetings to test engagement activities and filter potential strategies.  

 As potential strategies come into focus, hold events like charrettes or workshops to dive deep into the 

issues and potential outcomes and give community members ownership over the HAP.  

 Continue dialogues with heavily impacted groups to develop strategies and understand potential 

unintended consequences. 

Set implementation plan/prioritize actions:  
 Once an overall strategy has been selected, conduct broad engagement (mostly outreach at this point) with 

open-house suzmf!fwfout-!qjhhzcbdljoh!boe!nfejb!ijut!up!sfqpsu!cbdl!ipx!qbsujdjqboutƫ!jefbt!nbef!ju!joup!

the HAP, celebrate work completed and build momentum toward the implementation phase.  

 Continue deep dives and dialogues to prioritize HAP actions. 

Throughout the p rocess: 
 Build in time to re-evaluate your engagement methods and fill in any information or advocacy gaps rising to 

the surface. 

 Continue opportunistic piggybacking on pre -existing community meetings and popping up at events.  

 Continue to provide informatio n through websites.  

Sample Engagement Plan 
Exhibit 10 features an example engagement plan from Olympia in 2017. This effort, resulting in a downtown 

strategy, included workshops, forums, online surveys, city council briefings  and a stakeholder working group. 
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Exhibit 10: Example Engagement Plan from Olympia  

  
Source: City of Olympia, 2017

http://olympiawa.gov/community/downtown-olympia/downtown-strategy
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Tips for Success   
The approaches below have been useful in developing housing action plans and apply to a range of audiences 

and engagement activities.  

Inform and empower participants  
Complex rules, jargon and poorly presented information often make discussion about housing policy opaque  

and unwelcoming to the vast majority of those who will be affected by them. A priority throughout the 

development of a HAP should be to informƨwith simple, legible graphics and narrativeƨand empower 

participants to critically assess the housing system.  

Go on tours (real or virtual)  
Change can be threatening, more so in the abstract. Visiting nearby places that exhibit some of the strategies 

under consideration can provide a more concrete and less threatening image of possible future outco mes. In a 

pinch, a virtual tour with online maps and a slideshow can fulfill some of the same goals.  

Walking tours with committee or community members can also be a great way to get a better sense of how 

different neighborhoods fit together and what some of the advantages and disadvantages of different housing 

tusbufhjft!dbo!cf/!Xf!pgufo!uijol!xfƫsf!npsf!bxbsf!pg!pvs!tvsspvoejoht!uibo!xf!sfbmmz!bsf!voujm!xf!ublf!uif!

time to intentionally look.  See Engagement Activities above. 

Test preferred concepts   
Does it pencil?  Consider hiring a real estate or development professional to perform pro forma analysis on 

different types of desired development under current and proposed code. If the new plan results in code that 

jtoƫu!gjobodjbmmz!gfbtjcmf-!ipvtjoh!jssues will go unaddressed. 

Bring in experts to answer questions  
Consider inviting market-rate and affordable housing developers, urban designers, housing researchers or 

other knowledgeable experts to share their insights with stakeholders.  

Be clear about what policy options will mean to people  
Presenting outcomes in a straightforward and honest way upfront can help build trust in the long run. When 

potentially challenging outcomes are presented early, stakeholders have time to get used to them, help staff 

communicate them to t he public and develop mitigation strategies. Surprises late in the game for the public or 

elected officials can shut down progress.  

 Some potential outcomes  of strategies may include: 

¶ New development (show pictures)  

¶ Construction impac ts on rights-of-way (be clear about time of delay and city strategies for managing 

impacts)  

¶ Demographic changes  

¶ Taller buildings (use graphic tools to demonstrate what this might look like from d ifferent locations in 

the city) 

Mjlfxjtf-!juƫt!jnqpsubou!up!not be unreasonably optimistic about the outcomes of a preferred strategy. Many 

communities have pursued extensive processes to amend development code with minimal results due to 

overly burdensome stipulations and/or lack of market demand.  
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Provide strong v isual examples  
Example images showing the types of desired outcomes of proposals will make conversations about housing 

strategies more accessible and focused.  

Uif!qipup!mjcsbsz!pg!Ʈnjttjoh!njeemfƯ!ipvtjoh!dsfbufe!cz!Tjhiumjof!Jotujuvuf-!b!tvtubjobcjmjuz!research and 

communications nonprofit, is one source for compelling visuals. The crowd -sourced library includes images of 

multi -unit houses in a range of climates and architectural styles for public use and is licensed under Creative 

Commons (https://www.flickr.com/photos/ sightline_middle_housing/ ). 

Tips from Sightline Institute on visuals:  

¶ Feature inviting homes of all shapes and sizes. 

¶ Include a variety of homes Ƨ big and small, old and new. Familiarize people with gentle density and 

tipx!uibu!pof!tj{f!epftoƫu!gju!bmm/ 

¶ Showcase friendly facades Ƨ entryways, doorways and porches (not roads and garages). 

¶ Use photos from sunny days when possible. 

¶ Capture community context: include sky, greenery, neighboring homes and shared spaces to show how 

the home fits into community.  

¶ Celebrate character: details like art, bicycles, swings or gardens show how people live in these 

buildings and helps build an emotional connection.  

Tools for deali ng with controversy  
¶ Address the controversy before it gets ugly; actively seek conversations with people potentially 

affected by real or perceived impacts. 

¶ Ensure diverse representation on stakeholder committees; especially sensitive and vulnerable 

communities. 

¶ Be honest and upfront about the magnitude of changes proposed. 

¶ Use attractive materials and photos . 

¶ Epoƫu!ijef!lfz!jogpsnbujpo. 

¶ Avoid jargon and dpnqmjdbufe!tubujtujdt-!ftqfdjbmmz!jo!qvcmjd!qsftfoubujpot/!Po!uif!gmjq!tjef-!epoƫu!xbufs!

it down when your audience is asking for complex information; make it accessible.  

¶ Use the planning process to cultivate advocates. Committee members, popular elected leaders and 

members of the community often have more credibility than staff or consultants.  

Case Studies 

Olympia Downtown Strategy 
Up!efwfmpq!Pmznqjbƫt!Epxoupxo!Tusbufhz!)xijdi!jodmveft!b!ipvtjoh!fmfnfou*-!Pmznqjb!dpoevdufe!spcvtu!

public engagement through a series of stakeholder work group meetings, many focused discussions with 

specific stakeholder or int erest groups, a business and developers forum, online surveys, and traditional 

community workshops with highly interactive games and activities. The range of activities led to a well -

informed strategy and strong community backing.  

The stakeholder work group was integral to the process. The city/consultant team identified and invited 

nfncfst!sfqsftfoubujwf!pg!Pmznqjbƫt!ejwfstf!efnphsbqijdt!boe!wjfxqpjout/!Tpdjbm!tfswjdf!boe!ipvtjoh!

advocacy organizations played a prominent role. The work group tackled complex topics, vetted engagement 

activities and materials before going to a wider audience, and submitted a plan that city leaders adopted.  This 

led to an equitable strategy with implementable immediate actions.  

https://www.flickr.com/photos/%20sightline_middle_housing/
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Tfbuumfƫt!Dfousbm!Ejtusjdu;!Mandatory Housing A ffordability  (MHA) and Judkins Park Station 

Area Planning 
Uif!Dfousbm!Bsfb!jt!uif!ijtupsjdbm!ifbsu!pg!Tfbuumfƫt!Bgsjdbo!Bnfsjdbo!dpnnvojuz!evf!up!sfemjojoh!qsbdujdft!uibu!

barred Black people from buying houses elsewhere.  However, gentrification and displacement caused the 

Black population to decrease from 73% in the 1970s to 18% in 2016.3 Evsjoh!Tfbuumfƫt!MHA community vetting 

qspdftt-!Tfbuumfƫt!Pggjdf!pg!Qmboojoh!boe!Dpnnvojuz!Efwfmpqnfou!boe!Efqbsunfou!pg!Usbotqpsubujpo!fohbhfd 

community members in the J udkins Park station area (southern Central District) planning efforts. The city had 

engaged Central District community members for many plans prior, and participants were fatigued. Traditional 

community leaders expressed frustration about displacement and a perception that the city was not 

addressing the issue. To continue meaningful dialogue, the city tried a few strategies: 

 Tfbuumfƫt!Pggjdf!pg!Qmboojoh!boe!Dpnnvojuz!Efwfmpqnfou hired a community liaison to reach traditional 

community leaders, identif y new leaders and tap into existing networks. While long-time leaders continued 

to express frustration and were not interested in further meetings, the liaison leveraged a local African 

Bnfsjdbo!divsdiƫt!bdujwjujft!tp!uibu!qspkfdu!ufbn!nfncfst!dpvme!ifbs!bcpvu!their interests.  

 Many city-iptufe!fwfout!beesfttfe!nvmujqmf!qspkfdut!up!tusfbnmjof!qbsujdjqboutƫ!joufsbdujpot!boe!sftqfdu!

their time. For example, a community open house in Washington Hall had booths about MHA, Central Area 

Neighborhood Design Guidelines, and Judkins Park Station Area planning. 

 For the MHA community design workshops, the city offered child  care and hosted the workshops in local 

venues. Tif!Dfousbm!Ejtusjduƫt!bvejfodf!tujmm!eje!opu!sfqsftfou!uif!mpdbm!qpqvmbujpo-!eftqjuf!beejujpobm!

canvassing in the area. This points to the general engagement fatigue and suggests that very focused 

efforts were most effective (like meetings with church members on their turf).  

Many other techniques and approachesƨused across the cityƨbsf!epdvnfoufe!jo!Tfbuumfƫt Housing 

Affordability and Livability Agenda MHA "Community Input Summary." 

Resources 
 Policy Link and Kirwan Institute's The Community Engagement Guide for Sustainable Communities is a 

comprehensive guide that describes the benefits of community engagement , offers ways to make 

engagement more meaningful  and inclusive, and includes case studies.   

 Futurewise, InterIm CDA, One America and El Centro de la Raza's Community Engagement Toolkit: 

Guidance and Resource for Engaging Community in Planning and Policy Development is another 

comprehensive guide and organizes its recommendations by the IAP2 engagement spectrum in Exhibit 7. 

 PSRC's Community Engagement Guide provides an overview of equitable community engagement 

strategies, links to Washington-based resources and programs, and draws heavily from the Growing 

Transit Communities proces s.  

 PSRC's HIP Tool: Community Outreach Plans offers basic information about  raising awareness about a 

project or issue and questions to consider when planning outreach.  

 Municipal Research and Services Center's (MRSC) Guidance and Resources for Public Participation 

collects some  Washington-specific resources , including legal guidance for required public participation, 

open meetings, etc.  

 Seattle's Inclusive Outreach and Public Engagement Guide provides a useful worksheet and key 

considerations  for developing a racially and culturally appropriate engagement plan.    

                                                      

3Beason, Tyrone, "Central District's shrinking black community wonders what's next," (2016, updated 2017), 
https://www.seattletimes.com/seattle -news/central -districts -shrinking-black-community -wonders-whats-next/  

https://www.seattle.gov/Documents/Departments/HALA/Policy/MHA_FEIS/AppB_MHA_FEIS_2017.pdf#page=3
https://www.policylink.org/resources-tools/community-engagement-guide-for-sustainable-communities
http://www.futurewise.org/resources/reports/community-engagement-toolkit
http://www.futurewise.org/resources/reports/community-engagement-toolkit
https://www.psrc.org/sites/default/files/community_engagement_tools.pdf
https://www.psrc.org/community-outreach-plans
http://mrsc.org/Home/Explore-Topics/Governance/Citizen-Participation-and-Engagement/Guidance-and-Resources-for-Public-Participation.aspx
https://www.seattle.gov/Documents/Departments/ParksAndRecreation/Business/RFPs/Attachment5%20_InclusiveOutreachandPublicEngagement.pdf
https://www.seattletimes.com/seattle-news/central-districts-shrinking-black-community-wonders-whats-next/
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Chapter 3: Housing Policy Framework Review  

Relationship of HAP to Comprehensive Plan and Development 

Regulations 
As described in Chapter 1: Getting Started, a HAP informs comprehensive plan policies and guides 

implementation strategies to help a community meet its housing needs and strategic objectives. To help 

inform these policies and stsbufhjft-!uif!IBQ!nvtu!jodmvef!b!sfwjfx!boe!fwbmvbujpo!pg!uif!mpdbm!hpwfsonfouƫt!

housing element.   

A housing element is part of an internally consistent comprehensive plan that supports the future land use 

plan. Thus a community should consider intrinsic ally linked policies in all other elements of the plan including, 

but not limited to, land use, capital facilities, transportation  

and others. Development regulations must be consistent 

with and implement the comprehensive plan policies.  

Because of the interconnecting nature of comprehensive 

plan elements and regulations, we refer to this step of a HAP 

bt!b!Ʈhousing policy framework review/Ư!! 

Commerce recommends this review evaluate the 

development process and any systems the jurisdiction 

controls that may influence the development of housing. 

Consistent with RCW 36.70A.600(2)(e), a HAP must review 

and evaluate the current housing element adopted pursuant to 

RCW 36.70A.070, including an evaluation of success in 

attaining planned housing types and units, achievement of 

goals and policies, and implementation of the schedule of 

programs and actions.  

In the remainder of this chapter we provide an overview of 

the housing planning process in Washington state and then 

address how a local government can conduct a housing 

policy framework review by asking the following questions:  

 Housing Policy Review 

¶ How well do your housing element policies meet your 

dpnnvojuzƫt!offet!gps!ipvtjoh@ 

¶ What is your progress in meeting housing targets or 

objectives for housing types and units? 

¶ What opportunities have arisen that were not 

foreseen by the comprehensive plan? 

¶ What related changes may be needed in other 

comprehensive plan elements to achieve the 

dpnnvojuzƫt!ipvtjoh!hpbmt@ 

 

  

Using the HAP to Affirmat ively 

Further Fair Housing  
Housing policy can promote access to 

opportunity for residents and 

neighborhoods that suffer from 

discrimination.* The development of 

diverse housing options that serve all 

income levels in areas with access to 

good schools, jobs and amenities can 

counter patterns of segregation and 

inequality. The HAP is an important 

opportunity to directly and proactively 

address inequality at the local, 

community level. Organizations such as 

the Fair Housing Center of Washington 

serve as a resource for jurisdictions 

implementing projects that use federal 

funds to affirmatively further fair 

housing (AFFH). Local Housing 

Solutions is another resource that 

connects housing strategies (including 

many of those found in this guidance) 

with AFFH. 

*The Federal Fair Housing Act prohibits 

housing discrimi nation based on race, color, 

national origin, religion, sex, familial status 

and disability. (Title VIII of the Civil Rights 

Act of 1968, as amended in 1988 (42 U.S.C. 

§3601 et seq.) and Civil Rights Act of 1866 

(Title 42 of the United States Code sections 

1981 and 1982)) 

 

https://fhcwashington.org/who-we-serve/policymakers-government-planners/
https://www.localhousingsolutions.org/act/policy-objectives/affirmatively-furthering-fair-housing/
https://www.localhousingsolutions.org/act/policy-objectives/affirmatively-furthering-fair-housing/
https://fairhousing.com/node/17807
https://fairhousing.com/node/17807
https://fairhousing.com/node/17773
https://fairhousing.com/node/17773
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 Programs and Actions Implementation Review  

¶ What are regulatory barriers to achieving goals and policies, such as development regulations, 

permitting processes or fee structures that may be at conflict with housing goals and policies?  

¶ How are existing programs working to influence housing production, such  as tax exemptions and 

density provisions? 

¶ What are real estate market barriers that can be addressed by city policy and program changes to 

achieve housing objectives?   

Case studies and examples are highlighted periodically.  

The chapter concludes with a summary of how the findings of the housing policy framework review can inform 

housing strategy selection.  

Washington State Requirements for Housing Planning  
The Growth Management Act (GMA) includes specific 

requirements for how cities and counties should  plan for 

housing, including housing affordable to lower -income 

ipvtfipmet/!Uif!sfrvjsfnfout!bqqmz!jo!uif!3:!Ʈgvmmz!qmboojohƯ!

counties that are required to plan under the GMA. 

Implementation of the GMA is guided by 14 overlapping goals 

(Exhibit 11)/!Uif!HNB!ipvtjoh!hpbm!jt!Ʈencourage the availability 

of affordable housing to all economic segments of the population 

of this state, promote a variety of residential densities and 

housing types, and encourage preservation of existing housing 

tupdl/Ư RCW 36.70A.030 includes other goals that relate to 

affordable housing:  

¶ (1) Encourage development in urban areas where adequate public facilities and services exist, or can be 

provided in an efficient manner.  

¶ (2) Reduce the inappropriate conversion of undeveloped land into sprawling, low-density development.  

¶ (12) Ensure that those public facilities and services necessary to support development shall be adequate 

to serve the development at the time the development is available for occupancy and use without 

decreasing current service levels below locally established minimum standards.  

Countywide Planning Policies  
All 29 fully planning counties and the cities within them must agree on how they will address issues of a 

countywide nature, such as transportation, siting of public facilities, growth and policies that consider the need 

for affordable housing, such as housing for all economic segments of the population and parameters for its 

distribution.  These countywide planning policies may include  targets for affordable housing. The policies of 

cities and county comprehensive plans in Kitsap, King, Pierce and Snohomish counties must also be 

consistent with the multicounty planning policies currently established in Vision 2050 developed by the Puget  

Sound Regional Council.  

GMA Housing Goal 
The GMA housing goal is to 

Ʈfodpvsbhf!uif!bwbjmbcjmjuz!pg!

affordable housing to all economic 

segments of the populatio n of this 

state, promote a variety of residential 

densities and housing types, and 

encourage preservation of existing 

ipvtjoh!tupdl/Ư  (RCW 36.70A.020) 

https://apps.leg.wa.gov/rcw/default.aspx?cite=36.70a.020
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Exhibit 11: "Fully Planning" Counties in Washington State  

 

Source: Washington State Department of Commerce, 2017 

City and County Comprehensive Plans  
GMA cities and counties must include five mandatory elements in their comprehensive plans: land use, 

transportation, housing, utilities and capital facilities. Counties must also include a rural element. Each county 

receives 20-year population projection from the state Office of Financial Management (OFM). The county, 

cities and towns work together to allocate the countywide population to individual jurisdictions based on local 

land capacity, availability of capital facilit ies and local vision. Population densities, building intensities and 

estimates of future population growth are in the land use element. The majority of new growth should be 

planned inside designated urban growth areas, but the intensity and distribution of  uses is left to local decision 

makers, consistent with countywide planning policies and GMA goals.  

  

https://deptofcommerce.app.box.com/s/z8ygn0ifeimybnlh4j6v8cl1wxkp1jfa
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The Housing Element  
The housing element of the comprehensive plan should ensure the vitality and character of established 

residential neighborhoods while  accommodating future housing needs. This does not mean neighborhoods 

should remain unchanged over time. They are expected to change and adapt as homes are remodeled or 

replaced, with the expectation that development will become more developed over time. The housing element 

should:  

 Include an inventory and analysis of existing and projected housing needs that identify the number of 

housing units necessary to manage projected growth. Cities should consider both the new households 

within incorporated areas and those in any unincorporated areas intended to annex to that jurisdiction 

within the 20-year planning period. 

 Include a statement of the goals, policies  and objectives for the preservation, improvement and 

development of housing, including single family residences.  

 Identify sufficient land for housing, including, but not limited to, government -assisted housing, housing for 

low-income families, manufactured housing, multifami ly housing, group homes and foster care facilities.  

 Make adequate provisions for existing and projected housing needs of all economic segments of the 

community.  

 

The relationship of the state, regional, county and local requirements is illustrated in Exhibit 12. 

Exhibit 12:  Hierarchy of State, Regional and Local Housing Policy Requirements   
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Conducting a Housing Policy Framework 

Review 
With the context of the state, regional  and local planning hierarchy, 

here are some questions to consider in your housing policy 

framework review. 

Housing Policy Review 

How do your comprehensive plan policies meet your 

dpnnvojuzƫt!offet!gps!ipvtjoh@ 
A core area of housing policy is naturally located in the housing 

element of the comprehensive plan and is a starting place for the 

HAP housing policy framework evaluation. The following evaluation 

factors can help guide your housing element policy review. See 

Exhibit 13 below which includes an Auburn example. 

 Does the housing element reflect the GMA goal for housing?  Do 

policies reflect the GMA housing goal that discusses housing 

production; a variety of housing types, densities and price points; 

and housing preservation? 

 Is the housing element updated consistent with GMA 

requirements (tip Ƨ tff!Dpnnfsdfƫt!Periodic Update Webpage). 

The GMA is frequently updated, and new requirements may 

present a need for policy updates. See sidebar for recent GMA 

housing law updates.  

Is the housing element consistent with countywide  

planning policies?   
Review the latest version of the countywide (and multicounty) 

planning policies to see if your goals and policies are consistent 

with and implement those policies. Since housing action plans will 

be completed close to the time countywide planning policies 

(CWPPs) may be reviewed, does your HAP identify potential 

sfwjtjpot!up!DXQQt@!!Bvcvsoƫt!sftqpotf!up!b!multicounty planning 

policy was to create a new housing policy; see Exhibit 13 below.  

Are the land use and housing elements aligned with and 

implementing the regional transportation plan, including 

any regional transit plan?    
Does your comprehensive plan concentrate higher densities of 

housing in areas of opportunity such as designated centers and 

transit hubs?  Are the land use, transportation, and capital facilities 

elements consistent with the regional plan?  Does this analysis 

identify logical places for higher density housing with infrastructure 

or priorities for investmen t in capital facilities to further the regional 

and local land use plan?   

Recent GMA Housing Law 

Updates 
 

GMA updates to definitions for 

Ʈbggpsebcmf!ipvtjoh-Ư Ʈmpx-income 

household-Ư Ʈwfsz!mpx-income 

householdƯ boe!Ʈfyusfnfmz!mpx-income 

household/Ư!RCW 36.70A.030, Engrossed 

Second Substitute Housing Bill (E2SHB) 

1923 (2019) 

Accessory dwelling units:   New GMA 

definitions added and limitations on 

parking requirements. Engrossed 

Substitute Senate Bill (ESSB) 6617 

(2020) 

Parking near transit:  A local government 

planning under the GMA is limited in the 

amount of parking it may require for 

certain types of development occurring 

within ¼ mile of a transit stop.   RCW 

36.70A.620, E2SHB 1923 (2019) 

Permanent supportive housing  must not 

be prohibited in areas zoned for 

multifamily housing.  E2SHB 1923 

(2019) and Substitute House Bill (SHB) 

2343 (2020), RCW 35A.21.305, RCW 

35.21.689   

Manufactured homes:  Jurisdictions may 

not use setback limits to prohibit 

placement of a manuf actured home on 

an existing lot. ESSB 5183 (2019)    

Manufactured home community:  Tiny 

homes and recreational vehicles must be 

allowed as a primary residence. ESSB 

5183 (2019)    

Density bonuses for affordable housing  

located on property owned by a religious 

organization. SHB 1377 (2019)  

Homeless encampments:  A city may 

regulate religious organizations that host 

temporary encampments for  the 

homeless. ESHB 1754 (2020)   

For a full listing of topics and references, 

see Commerce's Washington 2019/2020 

housing laws and Appendix 3. 

https://www.commerce.wa.gov/serving-communities/growth-management/periodic-update/
https://app.leg.wa.gov/rcw/default.aspx?cite=36.70A.030
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1923-S2.SL.pdf?q=20200622174550
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1923-S2.SL.pdf?q=20200622174550
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1923-S2.SL.pdf?q=20200622174550
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/Senate/6617-S.SL.pdf?q=20200622174640
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/Senate/6617-S.SL.pdf?q=20200622174640
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/Senate/6617-S.SL.pdf?q=20200622174640
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.620
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.620
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1923-S2.SL.pdf?q=20200622174827
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1923-S2.SL.pdf?q=20200622174733
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1923-S2.SL.pdf?q=20200622174733
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/2343-S.SL.pdf?q=20200622174855
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/2343-S.SL.pdf?q=20200622174855
https://app.leg.wa.gov/RCW/default.aspx?cite=35A.21.305
https://app.leg.wa.gov/RCW/default.aspx?cite=35.21.689
https://app.leg.wa.gov/RCW/default.aspx?cite=35.21.689
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/Senate/5183-S.SL.pdf?q=20200622174938
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/Senate/5183-S.SL.pdf?q=20200622175019
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/Senate/5183-S.SL.pdf?q=20200622175019
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1377-S.SL.pdf?q=20200622175052
http://lawfilesext.leg.wa.gov/biennium/2019-20/Pdf/Bills/Session%20Laws/House/1754-S.SL.pdf?q=20200622175122
https://deptofcommerce.app.box.com/s/uvqd9297a8tisplk0jjulwe97fnr66px
https://deptofcommerce.app.box.com/s/uvqd9297a8tisplk0jjulwe97fnr66px
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Exhibit 13: Example - Auburn HNA and Housing Element Update 2015 

Auburn prepared a "Housing Needs and Characteristics Assessment and Summary of Community Outreach 

Objectives & Activities" to inform its 2015 Comprehensive Plan Update/!Cfmpx!jt!bo!fydfsqu!pg!Bvcvsoƫt!offet!

assessment, housing element policy evaluation and resulting new policies and implementation strategies. 

Bvcvsoƫt!tufqt!bsf!tjnilar to those in RCW 36.70A.600(2).  

 

  

Housing Needs 
Assessment 

Gap

ωCost Burden: Auburn has a higher percentage of all households that are 
cost burdened compared with King County and Pierce County. Over one 
third of owners are cost-burdened, and over half of renters are cost 
burdened.

ωHome Ownership  Attainability:  Less than half of Auburn's households 
can afford the median single family home price; condominiums are more 
affordable to over two-thirds of Auburn's households.

Housing 
Element Audit

ωPolicy Framework Evaluation:

ωPolicy Reviewed: PSRC VISION 2040 MPP-H-1: Provide a range of housing 
types and choices to meet the housing needs of all income levels and 
demographic groups within the region. 

ωEvaluation: Suggest policies address greater variety ςsingle family, 
townhomes, cottages and other attached homes. 

ωPolicy Reviewed: King County Countywide Planning Policy: H-17 Monitor 
housing supply, affordability and diversity, including progress toward 
meeting a significant share of the countywide need for affordable housing 
for very low-, low- and moderate-income households. 

ωEvaluation: Add policy on monitoring.

Housing 
Element Policy

ωNew amended policies in Auburn's 2015 Element:

ωPolicy H-11. Promote opportunities for home ownership through single 
family detached and semi-attached housing, fee-simple cottages and 
townhouses, and condominium apartments. 

ωPolicy H-47. Monitor housing supply, affordability and diversity in Auburn 
and its contribution to the countywide and regional housing need. 

Implementation 
Metrics and 

Strategies

ωOutcome: Allow for a variety of housing types to meet size and age and 
cultural trends.

ωIndicators:

ωIncreased numbers of small units with neighborhood recreation and 
service amenities

ωRetention of housing stock with larger units

ωExample Tools: 

ωSingle family dwellings including small lots

ωAccessory dwelling units

ωMultiplexes, cottages, townhomes

ωMixed use zoning 

ωIncentives for infill housing types

https://www.auburnwa.gov/city_hall/community_development/zoning__land_use/auburn_s_comprehensive_plan
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Is the housing element aligned with recent demographic and housing trends?   
B!dpnnvojuzƫt!ipvtjoh!fmfnfou!qpmjcies will be most effective if they recognize the diverse housing needs of 

its population including affordability, life cycle,  cultural desires and others. The housing needs assessment 

component of your HAP will be the primary way to identify these needs and gaps. These needs should also be 

reflected in the strategic objectives for your HAP (see discussion in  Chapter 1: Getting Started). Review 

existing policies to see whether they authorize actions to address needs, or if they need updates to reflect 

changes in the community.   

Does the housing element align with community vision and public engagement results?  
Through the public engagement process planners may find qualitative housing needs not seen in data, and the 

interrelationships of housing and services. For example, Auburn found in its housing needs and characteristics 

assessment, a concern about the cost of assisted living  with seniors, and a desire for improved safety and 

children's play areas affecting quality of life  for a Latinx community . Also see Chapter 2: Community and 

Stakeholder Engagement. 

Are housing-related comprehensive plan goals 

and policies clear? 
Identify revisions to clarify meaning or to be more 

actionable. For example, Jefferson County screened its 

policies for a total fitness review; see sidebar on this 

page. 

Once you have reviewed all the housing and related 

policies in the comprehensive plan, you may have a list of 

recommended changes to policies. These could become 

docketed changes to the comprehensive plan in the next 

amendment cycle, or they could become strategies in 

HAP to be updated later. See Chapter 6: Implementation 

and Monitoring  for implementation planning. Commerce 

recommends that any identified plan changes be 

completed before the next periodic update cycle.   

What is your progress in meeting housing 

targets or objectives for housing types and 

units? 
Some communities monitor their progress in meeting 

housing targets and objectives. The HAP is an 

opportunity to review trends to determine progress. 

These targets or objectives may be found in countywide planning policies, the comprehensive plan or other 

programs. Course corrections can be made using HAP strategies to provide incentives or remove barriers to 

achieving the target. If your community does not have a monitoring strategy,  this is an opportunity to identify 

what types of measures you could track. See Chapter 6: Implementation and Monitoring . 

For example, Snohomish County and cities have adopted housing targets for the number of units to go into 

each community . Snohomish County has also committed to track the provision of affordable housing units in 

its policy HO 4.B.1 up!bttftt!xifuifs!bo!befrvbuf!tvqqmz!pg!ipvtjoh!bggpsebcmf!up!uif!dpvouzƫt!mpxfs!jodpnf!

and special needs residents is being provided. Snohomish County also tracks development of residential units 

Example: Jefferson County Comprehensive 

Plan Update Total Fitness Goal and Policy 

Review Criteria: 

 
Revise Ƨ rewrite to be more accurate, concise, 

or up to date 

Retain Ƨ it's still valid, relevant, feasible, 

achievable, and cost-effective  

Add New Ƨ to reflect new information, law or the 

needs of the public 

Delete Ƨ has been accomplished, combined 

with another goal or policy, no longer relevant, 

etc. 

Move Ƨ more appropriate somewhere else, 

different goal or element, etc. 

Consolidate Ƨ with another goal or policy 

 

https://www.auburnwa.gov/city_hall/community_development/zoning__land_use/auburn_s_comprehensive_plan
https://www.auburnwa.gov/city_hall/community_development/zoning__land_use/auburn_s_comprehensive_plan
https://snohomish.county.codes/CompPlan/GPP-AxD
https://snohomish.county.codes/CompPlan/GPP-HO
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in its Growth Monitoring Reports. The example from the Town of Snohomish and its UGA shows a range of 

duplex, multifamily  and single family units built year to year (Exhibit 14). 

Exhibit 14. Snohomish UGA (City and Unincorporated UGA) Ƨ New Housing Units 

Permitted by Type 1990 -2015 

 

Source: Snohomish County Tomorrow, 2016 

What opportunities have arisen that were not foreseen by 

the comprehensive plan?  
The HAP policy evaluation can highlight new opportunities for 

development including surplus public land, changing land needs and 

other trends that may have come about after the last comprehensive 

plan update. Land may no longer be needed for its original purpose, and 

new opportunities for housing can present themselves. For example, 

former military or institutional sites, power and utility properties, vacant 

commercial areas, and others can be locations for new housing 

opportunities. Major transportation investments may also br ing 

opportunities for new transit -oriented development (TOD). See sidebar 

for examples. 

What related changes may be needed in other 

comprehensive plan elements?  
Changes in a housing element may require changes in other related 

elements of the comprehensive plan.  

Uif!dpnnvojuzƫt!mboe!vtf!fmfnfou!tfut!uif!gvuvsf!mboe!vtf!

designations and growth targets and is a key element to consider in 

tandem with the housing element. Housing growth is also supported by, 

and should be consistent with , capital facilities, utilities  and transportation elements. The housing needs 

identified by a HAP may require another look at other elements in the comprehensive plan beyond the housing 

element. Some common scenarios could include: 

 Higher density land use designations and corre sponding transportation i nvestments : Where the HNA and 

housing policy evaluation illustrate greater housing affordability is required, the land use element may need 

to be reconsidered to add higher density designations. In association, this higher density designation 

change may impact transportation systems and require different investments in transportation 

infrastructure.   

 Smaller dwelling u nits and opportunity for walkable districts with amenities:  A compact development with 

smaller housing units could increase population density and demand for services and amenities. This 

Examples of New 

Opportunities  
Non-Residential Sites Converted 

to Mixed Use 

 Vista Field, Kennewick, 

former airport  

 Southport, Renton, former 

power plant 

Major Transportation 

Investments and TOD 

 Bothell, SR-522 and SR-527 

Improvements and 

Downtown Revitalization Plan 

 Seattle, Othello Station Light 

Rail station and Transit 

Oriented Development 

https://snohomishcountywa.gov/1360/Growth-Monitoring-Reports
https://www.portofkennewick.org/projects/vista-field/
https://southport.life/
https://www.bothellwa.gov/319/Downtown-Revitalization-Plan
https://www.soundtransit.org/system-expansion/creating-vibrant-stations/transit-oriented-development/rainier-valley
https://www.soundtransit.org/system-expansion/creating-vibrant-stations/transit-oriented-development/rainier-valley
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change could be an opportunity to change the spatial pattern of parks, trails , and stores. These changes 

could support multiple goals across several elements including reducing sprawl,  reducing greenhouse gas 

emissions, increasing walkabilit y and supporting active living. 

See Exhibit 15 illustrating how the housing policy framework is integrated in multiple elements of a 

comprehensive plan, a consideration when setting up a policy review. 

Exhibit 15. Example of Housing Policy Framework Integrated in Multiple 

Comprehensive Plan Elements Ƨ Jefferson County  

 

Note: *In 2020, the state of Washington's capital budget included funding for desi gn and engineering of the Port Hadlock sewer project. 

Source: Jefferson County, 2018. 

Evaluating Development Regulations 
Development regulations carry forward housing policies. A jurisdiction will need to review the regulations it 

currently has in place and identify if and where regulations prevent housing development that meets 

community needs. 

What are regulatory obstacles to housing diversity and supply?  
Efwfmpqnfou!sfhvmbujpot!bsf!bo!fyqsfttjpo!pg!b!mpdbm!hpwfsonfouƫt!qpmjdjft!boe!ifmq!bdijfwf!b!dpnnvojuzƫt!

vision. Clear regulations give certainty to residents, property owners and developers. They provide for a 

consistent quality of development that helps promote private investment.  

Housing Element

Policy HS-P-2.5 Review and revise ... standards 
and land use codes to allow for manufactured 
home parks, ... parks for tiny homes and 
community land and housing trusts...

Policy HS-P-2.6 Consider ... bonus densities ... for 
providing ... low or moderate-income housing 
units for multi-unit residences in the 
Irondale/Port Hadlock Urban Growth Area and 
Rural Village Centers.

Economic Development Element

Policy ED-P-4.1 Continue to work with state, 
federal, and local agencies to coordinate and 
streamline land use review procedures and 
processes, while ensuring a proper balance 
between expeditious review and protecting the 
public interest.

Land Use Element

UrbanPolicy LU-P-32.22 Provide ... housing within 
walkable distance to services, food, transit and 
parks... Incentivize mixed-use developments to 
provide affordable housing.

RuralLU-P-22.2.1 Encourage affordable housing in 
General Commercial Crossroads and 
Neighborhood/Visitor Crossroads through ... 
multifamily residential units, senior housing, ...    
and manufactured/mobile home parks.

Capital Facilities and Utilities Element

Policy CF-P-6.5 Consider the full range of actions 
that will enable urban development to occur in a 
UGA, including urban development initially on 
large onsite septic systems to accommodate 
growth, affordable housing, economic 
development and environmental protection in 
advance of an operational sanitary sewer 
system.*

Increase Supply and Affordabilty of Housing
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Over time development regulations may become out of date, or may interact with other new regulations and 

cause unintended barriers to housing production. As the comprehensive plan is periodically reviewed or 

bnfoefe-!uifsf!nbz!cf!dpogmjdut!ps!jodpotjtufodjft!cfuxffo!uif!sfhvmbujpot!boe!b!dpnnvojuzƫt!hpbmt!gps!

housing variety and affordability. An audit of existing plans and codes and engagement with for -profit and non-

qspgju!efwfmpqfst!dbo!ifmq!jefoujgz!xijdi!sfhvmbujpot!bsf!jnqpsubou!up!dbssz!gpsxbse!up!nffu!b!dpnnvojuzƫt!

goals or legal requirements, and which are unnecessary barriers to the production of housing and should be 

amended. Some considerations for updated or amended regulations include: 

 Lack of developable land in appropriate locations and with appropriate zoning  

 Allowed uses in zoning districts that do not match housing needs, e.g., Ʈnjttjoh!njeemfƯ!ipvtjoh-!ijhifs!

density single family  or multifamily uses   

 Overly large minimum lot sizes or lot widths, setbacks or off -street parking requirements 

 Overly restrictive ground-level use requirements for mixed use development 

 Burdensome and outdated lot coverage or impervious surface limits  that may be inconsistent with 

stormwater regulations  

 Inflexible subdivision standards  

This section should identify which regulations are at odds with the comprehensive plan vision, poli cies and 

local housing needs, and which strategies from chapter 4 could be considered to bring what is allowed under 

code to match more closely to what is needed in the community.  

 Are there regulations that could be added to help more diverse housing fit into the community, such as 

limited design standards or a form -based code? 

 Does the code allow a diversity of housing forms?  Are there permitting provisions for tiny homes, cottage 

housing, rowhomes or townhouses, etc.?   

 If sewer is not yet available, are there provisions to require Ʈtibepx!qmbuujohƯ!up!mbz!pvu!dvssfou!

development in a way that does not preclude future development? 

 Does the code allow clustering or lot size averaging? 

Exhibit 16 is an example of comparing development regulations to comprehensive plan vision and potential 

strategies to address inconsistencies.   
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Exhibit 16. Comparing Policy Guidance to Current Code 

 
Source: Makers, 2016 (Note: This excerpt omits a row for apartments at the bottom)  
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Development Review Process 
The GMA intends that the majority of the hard work takes place during the development and review of the 

comprehensive plan.  Once land use designations and zoning are established, project permitting  is expected to 

be predictable and timely, and to implement the goals of the comprehensive plan.  

Development consistent with well -designed regulations should move predictably through the development 

review process, which can reduce the cost of building new homes. Building permits and short plats should be 

able to quickly move through the development process because they are generally simpler in nature.  For 

subdivisions and more complex developments, the review process may involve public comment on land use 

permits and environmental documents, which can improve proposals but lengthen the approval process. Since 

individual projects can be a focus of public opposition, a concerted public engagement effort during the 

preparation of a housing element and HAP can ideoujgz!boe!beesftt!dpnnvojuz!dpodfsot!bcpvu!b!djuzƫt!ps!

dpvouzƫt!pwfsbmm!ipvtjoh!qsphsbn/!! 

When a development project involves an approval that is highly discretionary, such as a multifamily project 

requesting variances or other considerations, there is a higher degree of project risk. In these conditions, 

projects may need higher returns on investment, which can drive up the cost of that project. This can 

sometimes lead to larger projects in order to spread costs across more units. 4 When examining your approval 

process, make sure your development procedures provide appropriate levels of discretionary review while 

furthering housing production and affordability goals.  

Some jurisdictions collect customer feedback over time to gauge how the developers are per ceiving 

predictability of the permit process. The city of Bellevue collects customer feedback on its development 

services because faster and more predictable review time is a top priority. Some communities may set 

performance metrics and measure their progsftt/!Gps!fybnqmf-!tff!Tfbuumfƫt!usbdljoh!pg!qfsnjut!po-time over 

2019-2020 (Exhibit 17). Quantitative evaluation of permit timeliness can be compared to qualitative surveys to 

consider progress and perception.  

                                                      

4 Schuetz, Jenny, Brookings, "Xipƫt!up!cmbnf!gps!ijhi!ipvtjoh!dptut@!Juƫt!npsf!dpnqmjdbufe!uibo!zpv!uijol," (January 17, 2020),  
https://www.brookings.edu/research/whos -to-blame-for-high-housing-costs-its-more-complicated -than-you-think/   

https://www.brookings.edu/research/whos-to-blame-for-high-housing-costs-its-more-complicated-than-you-think/
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Exhibit 17. City of Seattle Performance Metrics for Seattle Department of 

Construction and Inspections: 2019 -2020 

 

Source: City of Seattle, 2020, https://perform ance.seattle.gov/stories/s/Basic -City-Services/yjcm-bfwx; BERK, 2020. 

Over time local governments have adopted sophisticated codes designed to protect the environment (e.g. , 

critical areas), quality of infrastructure and levels of service (e.g. , concurrency, stormwater management, 

system development charges), which means that land use and environmental review procedures may be 

unnecessarily long or expensive. Consider auditing the development review process including: 

 Land use permit types and levels of review 

 Environmental review procedures that affect the length of a permit review  

 Fees for application and studies 

Exhibit 18 presents a checklist of development review process improvement opportunities and corresponding 

strategies described in more detail in Chapter 4: Strategies for Increasing Housing Supply and Diversity. 

https://performance.seattle.gov/stories/s/Basic-City-Services/yjcm-bfwx
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Exhibit 18. Checklist of Development Review Process Improvement Opportunities  

Category Potential Opportunities 

Land Use 
Permit Types 
and Levels of 
Review  

Conditional Use Permits and Lower Levels of Review:  
 Are there residential land uses that require hearing examiner conditional use permits?  
 Can common conditions of approval be placed in the code instead of through a discretionary 

process?  
 Can the level of review be moved to an administrative conditional use permit or other lower level 

of review provided noticing, criteria, conditions  and standards are in the code? 
 

Variances and Lower Levels of Review:  
 Do developers often request greater heights or reductions in setbacks to increase density or 

make feasible projects on challenging infill sites? Can the request be made an administrative 
approval through improved decision criteria, design guidelines or application submittal 
materials? 
 

Subdivisions:  
 Has your jurisdiction allowed a short -plat application to be approved with up to nine lots instead 

of four lots? (RCW 58.17.020(6))  
 Has your jurisdiction allowed administrative review of a preliminary plat without a hearing? ( RCW 

58.17.095)  
 Does your local government allow administrative approval of final plat s? (RCW 58.17.100) 

 
Shoreline Permits:  

 Are there shoreline conditional use permits or shoreline variances that could be converted to 
shoreline substantial development permits that requ ire less process if standards are more 
efubjmfe!jo!uif!dpnnvojuzƫt!tipsfmjof!nbtufs!qsphsbn@!Uispvhi!tipsfmjof!nbtufs!qsphsbn!
periodic reviews, communities can identify these opportunities.  
 

See also Chapter 4, Strategies P-6 Permitting Process Streamlining  and P-7 Subdivision Process 
Streamlining. 

Environmental 
Review 
Procedures 

Categorical Exemptions:  
 Have you increased the threshold for SEPA review? With the regulatory backstop in local 

government regulations, local governments can consider flexible thresholds for greater single 
family  and multifamily units, parking  and others. See Chapter 4, Strategy P-1 State Environmental 
Policy Act (SEPA) Threshold Exemptions.  
 

Areawide SEPA Streamlining:  
 Are there districts where your community desires to attract more development and higher 

densities? As part of a plan, a community can streamline the SEPA process and reduce the 
potential for appeals with an infill exemption or planned action (respectively Strategies P-2 SEPA 
Infill Exemption and P-4 Planned Action). 

https://app.leg.wa.gov/RCW/default.aspx?cite=58.17.020
https://app.leg.wa.gov/RCW/default.aspx?cite=58.17.095
https://app.leg.wa.gov/RCW/default.aspx?cite=58.17.095
https://app.leg.wa.gov/RCW/default.aspx?cite=58.17.100
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Category Potential Opportunities 

Fees for 
Applications 
and Studies 

Fees:  
 Would waiving or reducing fees entice development and additional investment? Some fees can 

be partially or fully reduced, e.g., impact fees and affordable housing exemptions. See Chapter 4, 
Strategy A-4 Fee Waivers for Affordable Housing. 

 Fees can also be waived to incentivize redevelopment, such as waiving application fees for 
boundary line adjustments to consolidate lots in redevelopment areas.  
 

Studies and Plans:  
 Are there alternative sources for studies and plans that can reduce cost and time and still retain 

development quality? Application procedures often require studies and detailed plans; these are 
important to ensuring public health and safety, environmental quality, infrastructure durability, 
etc. Sometimes the requirements for studies or plans could be met in different ways. For 
example, (1) allowing the use of area-wide critical area studies prepared by experts in lieu of a 
site-specific study, (2) allowing simple self -prepared vegetation planting plans for minor projects, 
or (3) allowing submittal of pre -approved design plans for accessory dwelling units  to reduce 
cost and time.  

 Have you considered engaging the State of Washington Department of Transportation to obtain 
a letter of no significant adverse impact to Ʈusbotqpsubujpo!fmfnfout!pg!uif!fowjsponfou#!gps!
development projects to reduce SEPA appeals of permit decisions? See Chapter 4, Strategy P-5 
Protection from SEPA Appeals on Transportation Impacts .  

Notes on Exhibit 18, Studies and Plans: (1) See Clallam County Code CCC 27.12.050, allowing for published reports from agencies as well as critical area 

reports by a qualitied professional. (2) See City of Chelan Shoreline Master Program Appendix E: Guidance for Development of Vegetation Mitigation 

Plans. (3) For example, see City of Lacey. See also Chapter 4, Strategy Z-8 Revise ADU Standards. 

Source: BERK, 2020. 

http://www.ci.lacey.wa.us/city-government/city-departments/community-and-economic-development/building/new!-build-a-backyard-cottage
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Evaluating Fees and Infrastructure Costs 
New residents can increase demand for transportation, parks, schools and public safety.  A critical part of a 

commvojuzƫt!hspxui!tusbufhz!jt!bttfttjoh!xibu!jogsbtusvduvsf!jt!offefe!up!tvqqpsu!uif!hspxui!tusbufhz!boe!

estimating the cost. Communities then must decide how 

to allocate those costs between new development and 

existing residents and rate payers. Impact fees, system 

development charges, certificates of concurrency or 

SEPA mitigation are all different strategies to link the 

financing and construction of needed infrastructure to 

the pace of new development driving the need. Local 

governments and special district s are required to develop 

system plans and system development or connection 

charges for improvements to water, stormwater, sewer 

and other infrastructure designed to address increased 

demand.  

Impact Fees 
Any discussion about impact fees should start with a 

conversation about what infrastructure is needed and 

what it costs. Impact fees are authorized under RCW 

82.02, and are an optional tool that cities required or that 

choose to plan under the GMA may use to pay for the 

costs of growth. Impact fees and oth er charges are a 

means of allocating those costs between new 

development and the community as a whole.5    

When Can Impact Fees be Collected 
Local governments have some choices about how to 

manage impact fee collection. The earlier in the 

development process the fee is due, the longer the time 

between when the impact fee is paid to the city and when 

the unit is eventually sold. This will add to the carrying 

costs for new development and affect project financing. 

RCW 82.02.050(3) requires that local governments 

develop a system for deferring the collection of impact 

fees to later in the development process.  This is required 

for the first 20 single family residential development 

permits per jurisdiction, though the jurisdiction may 

expand this number, or may choose to expand this to 

missing middle housing forms.   

                                                      

5 RCW 82.02.050 (2): "Counties, cities, and towns that are required or choose to plan under RCW 36.70A.040 are authorized to impose impact fees on 

development activity as part of the financing for public facilities, provided that the financing for system improvements to s erve new development must 

provide for a balance between impact fees and other sources of public funds and cannot rely solely on impact fees. " 

Accurately Assessing the Impact of Impact 

Fees 
For the sake of simplicity, communities tend to 

base impact fees on average impacts of a 

residential unit when the marginal impact of a 

particular unit can vary greatly. The structure of 

how these charges are assigned to duplexes, 

triplexes and accessory dwelling units (ADUs) 

can influence the development of these types of 

units.   

A new unit on an existing lot near the center of 

town with good transit access can generate 

significantly less demand for infrastr ucture than 

a new unit on a relatively large lot on the edge of 

town. Lower average trip distance, compact 

development patterns and use of existing 

infrastructure all tend to reduce marginal cost of 

serving infill development.  

A system reliant on average costs will tend to 

subsidize expensive development types (such as 

large single-family homes at the periphery) and 

overcharge less expensive development types 

(such as infill ADUs), creating an incentive to 

build more costly housing types.  

Carefully examining how you calculate the 

charge for different housing types in different 

parts of the community can help identify when 

you are sending signals to the market at cross 

purposes with your community goals. This same 

type of review can be applied to connection fees 

as well. 

 

https://app.leg.wa.gov/rcw/default.aspx?cite=82.02.050
https://app.leg.wa.gov/RCW/default.aspx?cite=82.02.050
http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.040
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Jurisdictions May Waive or Reduce Impact Fees  
Jurisdictions are authorized to waive or reduce impact fees for affordable or senio r housing, based on the 

public benefit of a project, hardship or if impacts to public facilities and services are less than considered in 

rate studies or plans, etc.6,7 

Permit Fees  
Permit fees are charged by the local government to cover the cost of plan review.  A local government may 

choose to waive these according to RCW 36.70A.540 to implement affordable housing incentive programs.  

System Development Charges  
System development charges are collected when a home is connected to utility systems. They are one-time 

fees paid by new development to pay a portion of the costs of the capital improvements that add capacity to 

the system. A city or town may waive or delay collection of tap -in charges, connection fees or hookup fees for 

low-income persons connecting to water, sanitary or storm sewer service, electricity, gas, and other means of 

power and heat. See RCW 35.92.380 and RCW 35.92.020(5). 

See also Chapter 4, Strategy A-4 Fee Waivers for Affordable Housing. 

Exhibit 19. Example Fee Waiver Strategy Ƨ Tacoma Affordable Housing Action 

Strategy 

 

Source: Tacoma Affordable Housing Acti on Strategy, 2018. 

                                                      

6 Lane, Andy, "Juƫt!Ujnf!up!Jnqmfnfou!Zpvs!Bggpsebcmf!Ipvtjoh!Qpmjdjft," (March 2016), http://mrsc.org/Home/Stay -Informed/MRSC-
Insight/March -2016/It -s-Time-to-Implement-Your-Affordable -Housing-Pol.aspx 
7 RCW 82.02.060(3) authorizes cities, counties and towns to grant impact fee exemptions for affordable housing.   

https://apps.leg.wa.gov/rcw/default.aspx?cite=36.70A.540
https://app.leg.wa.gov/rcw/default.aspx?cite=35.92.380
https://app.leg.wa.gov/rcw/default.aspx?cite=35.92.020
https://www.cityoftacoma.org/government/city_departments/community_and_economic_development/housing_division/affordable_housing_action_strategy
http://mrsc.org/Home/Stay-Informed/MRSC-Insight/March-2016/It-s-Time-to-Implement-Your-Affordable-Housing-Pol.aspx
http://mrsc.org/Home/Stay-Informed/MRSC-Insight/March-2016/It-s-Time-to-Implement-Your-Affordable-Housing-Pol.aspx
https://app.leg.wa.gov/RCW/default.aspx?cite=82.02.060
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Housing Programs 
Other tools to support housing affordability can be implemented outside of development regulations and 

comprehensive plan elements. Housing programs, such as density bonuses, multifamily  tax exemption (MFTE) 

programs and housing funds, can provide additional ways to encourage development of diverse and affordable 

housing options. If you have these programs, now is an ideal time to evaluate how they are working for you. If 

you do not have these programs, would they work in your community?   

 Density bonuses are options for developers to build additional density in return for community benefit.  

Many communities use bonus densities to encourage the development of additional density for units used 

for seniors or affordable ho using. See Strategies A-2 Density Bonuses for Affordable Housing and Z-9 Offer 

Density and/or Height Incentives for Desired Unit Types. 

 A multifamily tax e xemption (MFTE) program provides a property owner tax exemption for eight or twelve 

years on the value of residential improvements. See Strategy A-1 Multifamily Tax Exemption  for more 

details on the program. 

 Housing funds may be established as a mechanism to collect and distribute funding for housing purposes. 

If you have such a fund, how is it being used? If not, see Funding Options for Affordable Housing 

Development in Chapter 4. 

 Short-term rentals remove housing units from the inventory for long -term use. Regulation may help to 

identity how many there are and use local tools to manage impacts and potentially collect fees.  See the 

last page of Strategies to Address Physical Displacement for more information on this topic.  

Real Estate Market Barriers and Pro Forma Analysis 
Even with flexible land use and zoning and low fees and other incentives, it still may be difficult to attr act the 

kind of dense housing development you seek. If a developer can make its desired return at lower densities, it 

may not be interested in density incentives for vertica l mixed use, structured parking or affordable housing 

since the increased construct ions costs for higher density development exceeds expected returns. Or it may 

simply be that local builders in your area specialize in a particular kind of housing development, such as 

custom -built single family homes, or focus only on the most lucrative o pportunities in that housing type. If that 

is the case, marketing and engagement with developers from other parts of the state may be more important 

than adjusting your regulations and incentives.  

An effective way to evaluate whether the type of housing you desire is financially feasible to develop is 

conducting a pro forma analysis. When deciding whether to move forward on a project, developers often use 

pro forma calculations to estimate the potential return on investment. Exhibit 20 provides an example of the 

use of pro forma analysis to evaluate a set of affordable housing incentives adopted by Pierce County in 2010. 

Similar techniques can be used to compare what type of housing (such as single-family homes vs. low-rise 

apartments) would likely provide the greatest return on investment for a hypothetical project in your 

community.  

Planners in Pierce County wished to understand why profit-motivated developers were not taking advantage of 

a package of incentives to include income-restricted affordable housing in new developments. To help answer 

this question, BERK Consulting used pro forma analysis (see sidebar below and Exhibit 20). The first step was 

estimating the internal rate of return (IRR) for a typical market-rate multifamily development in the area. The 

next step was estimating the rate of return assuming that 20% of units are affordable to households with 

incomes at 80% of area median income (AMI). This reduced the IRR from 8.4% down to 4.4%. The final step 

was layering on each affordable housing incentive one by one to calculate the incremental benefit to IRR. 

When all incentives (including a density bonus) were added to the pro forma model, the IRR only reached 7.6%. 

This is still lower than the IRR for a purely market-rate project. Therefore, BERK found that the incentive 
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package was not likely to entice profit -motivated developers to participate without a significant change in 

market conditions.   

Exhibit 20. Evaluating Affordable Housing Incentives  

Using Pro Forma Analysis  

Step 1 Ƨ Estimate IRR for a typical market -rate multifamily project   

   

Step 2 Ƨ Test the cumulative effect of affordable housing incentives to  

evaluate their impact on project financ ials 

 

Note: TIF = transportation impact fee. 

Source: Pierce County Affordable Housing Incentives, BERK, 2019. 

Identifying Strategies to Overcome Barriers  
Following completion of your housing policy evaluation and 

development regulation review, you will have a better understanding of 

the current barriers to achieving your housing production goals. The 

next step is to identify the most appr opriate set of strategies to 

overcome these barriers. Chapter 4: Strategies for Increasing Housing 

Supply and Diversity includes a catalog of housing strategies related to 

housing types, policy and code changes, permit procedures, fee 

reductions and other topics. It also provides guidance for selecting 

strategies that are most likely to be effective for your type of 

community and housing goals.   

Pro forma analysis  
Pro forma analysis is used to 

compare financial risk and return for 

real estate projects. A simple 

analysis will evaluate expected rental 

income and operating costs over 

time. More complete spreadsheets 

integrate acquisition and 

construction costs, financing ter ms, 

tax rates, fees, incentives and an 

estimated future sale value. These 

inputs generate expected rates of 

return for capital investment, used to 

make project feasibility decisions.  

This analysis is not an exact science, 

but it provides useful insights for 

evaluating the potential market 

response to policy decisions. Some 

project variables are predictable 

while others rely on forecasting 

assumptions, such as the annual 

rate of growth in rental income or a 

future sale price. 

The U.S. Department of Housing and 

Urban Development (HUD) provides 

a pro forma Excel template for 

download that models multifamily 

development incorporating a mix of 

uses. Sightline Institute offers a 

breakdown of variables used to 

estimate housing costs in this 2018 

article ƮXibu!Nblft!Qpsumboeƫt!Ofx!

Bqbsunfout!Tp!Fyqfotjwf@Ư 

The Terner Center for Housing 

Innovation at University of California 

Berkeley provides an interactive tool 

for visualizing the impacts of 

housing policy choices in the 

Oakland area. It also provides a 

detailed summary of pro forma 

methodology . 

 

https://www.piercecountywa.org/DocumentCenter/View/84075/FINAL-PC-Affordable-Housing-Evaluation?bidId=
https://www.hudexchange.info/resource/729/sample-development-budget-and-operating-pro-forma-for-a-commercial-and/or-mixeduse-nsp-property/
https://www.sightline.org/2018/08/30/what-makes-portlands-new-apartments-so-expensive/
https://www.sightline.org/2018/08/30/what-makes-portlands-new-apartments-so-expensive/
http://ternercenter2.berkeley.edu/proforma/
http://ternercenter2.berkeley.edu/proforma/
http://ternercenter2.berkeley.edu/proforma/
http://ternercenter.berkeley.edu/uploads/Making_It_Pencil_The_Math_Behind_Housing_Development.pdf
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Chapter 4: Strategies for Increasing Housing Supply and 

Diversity 
Housing strategies are individual actions, such as regulatory policies, tools or programs, that jurisdictions can 

take to help achieve the strategic objectives of their HAP. This chapter provides guidance on how to identify 

and select strategies that have the greatest potential given the unique characteristics of your community. It 

presents a wide a range of possible strategies that jurisdictions can use to achieve housing supply, diversity 

and affordability goals. It also shares case studies and tips for most e ffective implementation.  

As you review the housing strategies in this chapter, keep in mind that no single housing strategy is a silver 

bullet. Housing strategies epoƫu!hfofsbmmz!xpsl!jo!jtpmbujpo/!Multiple  strategies can work together to shape 

opportunit ies for development and encourage the kinds of housing production that are in greatest need. Due to 

the unique size, demographic, physical and political context of each community, the most effective 

combination of strategies will also be unique. Exhibit 21 shows how multiple housing strategies can encourage 

uif!ljoet!pg!efwfmpqnfou!offefe!up!sfbdi!b!dpnnvojuzƫt!ipvtjoh!hpbmt/!Uif!mfuufst!boe!ovncfst!bmpohtjef!

each individual strategy correspond to descriptions in this chapter, as explained in the following section.  

Exhibit 21: A Mix of Interrelated Housing Strategies  

 

Source: MAKERS, 2020. 
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Organization of this Chapter 
This chapter is organized into five sections:  

Housing Strategy Matrix: A matrix listing different strategies and affordable housing funding options. Each 

strategy links to a detailed description later in the chapter. The matrix also provides guidance for identifying 

strategies that are most likely  to be relevant and effective given the unique built environment characteristics 

)Ʈdpnnvojuz!uzqpmphzƯ*!ps!ejtujodu!ipvtjoh!offe!zpv!bsf!uszjoh!up!beesftt/! 

Community Typologies: Recognizing that some strategies might work for some community types, but not 

others, this section defines six common community typologies (from metro center to low-density 

neighborhood). These typologies correspond to the range of built environments observed across Washington 

state. Your jurisdiction may include multiple typologies.  

Strategy Considerations for Distinct Housing Needs: This section provides additional guidance for selecting 

strategies that may be most appropriate for addressing some distinct housing needs.  

Housing Strategy Descriptions: This section presents a detailed description of each individual strategy , 

including housing needs addressed, when and where applicable (including community typologies), potential 

drawbacks, tips for success, time/capacity/skill needed and resources.  

Funding Options for Affordable Housing Development: Here we present options available to communities or 

affordab le housing developers for directly funding or subsidizing affordable housing production. These include 

grants, loans, land donation and options for new revenue generation. 
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Housing Strategy Matrix  
Exhibit 22 presents a matrix of recommended strategies to increase the supply, diversity and affordability of 

housing in Washington communities. The strategies are grouped by type. Each individual strategy is 

associated with a unique letter -ovncfs!mbcfm!)tvdi!bt!Ʈ[-2Ư*/ 

The matrix includes several columns to help readers quickly identify which strategies are most likely to be 

effective given their unique circumstances and needs.  

Uif!Ʈdpnnvojuz!uzqpmphzƯ!dpmvnot!dpssftqpoe!up!tjy!ejggfsfou!dpnnvojuz!uzqft!eftdsjcfe!jo!uif!Community 

Typologies section later in the chapter. The symbols of each typology are used to indicate whether a given 

tusbufhz!jt!mjlfmz!up!cf!sfmfwbou!jo!uibu!dpnnvojuz/!ƮUzqjdbmmz!sfmfwbouƯ!nfbot!uif!qbsujdvmbs!tusbufhz!jt!pgufo!

aqqspqsjbuf!ps!sfmfwbou!jo!uif!dpoufyu!pg!uif!qbsujdvmbs!uzqpmphz/!Gps!fybnqmf-!jg!zpvƫsf!vqebujoh!uif!{pojoh!gps!

an arterial corridor, you might consider increasing or eliminating any existing density limits (maximum number 

of dwelling units per acre) to hfmq!bddpnqmjti!zpvs!ipvtjoh!hpbmt/!ƮPddbtjpobmmz!sfmfwbouƯ!nfbot!uif!tusbufhz!

njhiu!cf!sfmfwbou!up!uif!uzqpmphz-!efqfoejoh!po!uif!efubjmt!pg!b!qspqptfe!tusbufhz!boe0ps!uif!dpnnvojuzƫt!

qiztjdbm!ps!sfhvmbupsz!dpoufyu/!Xifsf!uifsfƫt!op!tzncpm!jo!uif!dfmm-!ju!means the strategy typically would  not 

apply to the community typology.  

The right columns of the matrix link  strategies with overall potential for increasing housing supply, as well as 

distinct housing needs. These correspond to descriptions in the Strategy Considerations for Distinct Housing 

Needs section later in the chapter. In some places in the chapter, we include other housing needs such as 

family -sized rental housing.  Solid stars indicate those strateg ies that have potential for making a strong 

impact in meeting distinct housing needs. Since the local context , market conditions and details of the specific 

strategy in communi ties can be highly variable, it is impossible  to quantify the precise benefit of  individual 

strategies across the full spectrum of Washington communities. However, the matrix emphasizes the 

ƮqpufoujbmƯ!that each strategy has to support or encourage housing development that can meet those specific 

needs, often when used in combination with other compatible strategies.  

Susbufhjft!uibu!epoƫu!gfbuvsf!b circle or tubs!jo!tpnf!ps!bmm!dfmmt!epftoƫu!nfbo!uif!tusbufhz!jtoƫu!jnqpsubou/!Tvdi!

strategies are often smart actions that when working in concert with other strategies, can make a signific ant 

jnqbdu!jo!nffujoh!b!dpnnvojuzƫt!tqfdjgjd!ipvtjoh!offet/ 
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Exhibit 22: Housing Strategy Matrix  

Matrix Legend: 
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Strategy number and name 

Revise Zoning Standards 

Z-1 Reduce Minimum Lot Sizes   ̧ ¿  ̧  ̧  ̧ Ú Ú Î Ú   

Z-2 Require a Minimum Density  ̧ ¿ ¿  ¿  ̧ Ú  Ú    

Z-3 Upzone  ̧ ¿  ̧ ¹ ¿ ¿ Î Ú Ú Ú   

Z-4 Increase Building Height  ̧ ¿ ¿ ¹ ¿  Ú   Ú   

Z-5 Integrate or Adjust Floor Area Ratio Standards  ̧ ¿ ¿ ¹ ¿  Ú Ú  Ú   

Z-6 Increase Allowed Housing Types in Existing Zones 

(cottages; 2, 3, 4-plexes; townhouses; micro-housing) 
¿  ̧ ¿  ̧  ̧  ̧

Ú Î Î Î Î  

Z-7 Increase or Remove Density Limits  ̧  ̧  ̧  ̧ ¿  Î Ú Ú Î   

Z-8 Revise ADU Standards   ̧   ̧  ̧  ̧ Ú Ú Ú Î Î  

Z-9 Offer Density and/or Height Incentives for Desired Unit 

Types 
 ¿   ̧   

Ú  Ú Î Ú Ú 

Additional Regulatory Strategies 

R-1 Reduce Off-Street Parking Requirements   ̧  ̧  ̧  ̧  ̧ ¿ Ú Ú  Î Î  

R-2 Relax Ground Floor Retail Requirements  ̧  ̧  ̧  ̧   Ú   Ú   
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Matrix Legend: 
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Strategy number and name 

R-3 Reduce Setbacks, Lot Coverage and/or Impervious 

Area Standards  ̧  ̧  ̧  ̧  ̧  ̧

Ú Ú Ú Ú   

R-4 Adopt Design Standards  ̧  ̧  ̧  ̧  ¿  Ú     

R-5 Use a Form-Based Approach  ̧  ̧  ̧  ̧  ̧ ¿ Ú   Ú   

R-6 PUD/PRD and Cluster Subdivisions   ̧   ̧  ̧  ̧ Ú Ú     

R-7 Manufactured Home and Tiny House Communities   ̧ ¿  ̧   Ú Ú Ú Ú Ú Î 

Process Improvements 

P-1 State Environmental Policy Act (SEPA) Threshold 

Exemptions 
 ̧  ̧  ̧ ¿  ̧ ¿ 

Ú Ú Ú Ú Ú Ú 

P-2 SEPA Infill Exemption  ̧  ̧  ̧  ̧  ̧  ̧ Ú Ú Ú Ú   

P-3 Subarea Plan with Non-Project EIS  ̧ ¿  ̧ ¿ ¿   Ú Ú Ú   

P-4 Planned Action  ̧  ̧  ̧  ̧  ̧  ̧ ÚÎ Ú Ú Ú   

P-5 Protection from SEPA Appeals on Transportation Impacts   ̧  ¿ ¿  ̧ ¿ Ú  Ú Ú   

P-6 Permitting Process Streamlining   ̧  ̧  ̧  ̧  ̧  ̧ Ú Ú Ú Ú Ú Ú 

P-7 Subdivision Process Streamlining   ̧   ̧  ̧  ̧ Ú  Ú    

Affordable Housing Incentives  

A-1 Multifamily Tax Exemption   ̧  ̧  ̧  ̧ ¿  Î  Ú Î Î Ú 
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Matrix Legend: 
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Strategy number and name 

A-2 Density Bonuses for Affordable Housing  ̧   ̧    Î Ú Ú Ú Ú Ú 

A-3 Alternative Development Standards for Affordable 

Housing 
 ̧    ̧   ̧

 
Ú Ú Ú  Ú 

A-4 Fee Waivers for Affordable Housing  ̧  ̧  ̧  ̧  ̧  ̧   Î Ú Ú Î 

A-5 Inclusionary Zoning  ̧  ¿ ¿   Ú  Ú Î  Ú 

Funding Options 

F-1 Local Option Taxes, Fees and Levies  ̧  ̧  ̧  ̧  ̧  ̧ Ú  Ú Ú Ú Ú 

F-2 Local Housing Trust Fund  ̧  ̧  ̧  ̧  ̧  ̧ Ú  Ú Ú Ú Ú 

F-3 "Found Land": Surplus Land and Other Opportunities  ̧ ¿  ̧  ̧  ̧ ¿ Ú  Ú Ú Ú Î 

F-4 Partner with Local Housing Providers  ̧  ̧  ̧  ̧  ̧  ̧ Ú  Ú Î Î Î 

Other Strategies 

O-1 Strategic Infrastructure Investments  ¿ ¿ ¿  ̧  ̧ ¿ Ú  Ú Ú  Ú 

O-2 Simplify Land Use Designation Maps ¿ ¿ ¿ ¿ ¿ ¿ Ú Ú Ú Ú  Ú 

O-3 Local Programs to Help Build Missing Middle Housing   ¿ ¿ ¿ ¿ ¿ Ú Ú Ú Ú Ú Ú 

O-4 Strategic Marketing of Housing Incentives  ¿ ¿ ¿ ¿ ¿ ¿ Ú Ú Ú Ú Ú Ú 

O-5 Temporary Emergency Housing ¿ ¿ ¿ ¿ ¿ ¿      Ú 
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Community Typologies 
Ipvtjoh!tusbufhjft!epoƫu!dpnf!jo!b!Ʈpof-size-fits -bmmƯ!qbdlbhe. This section identifies six community t ypologies 

common to Washington s tate to help you assess which types of strategies are most appropriate for y our 

community. These typologies have distinct attributes and needs, including density level, mixture of uses, 

primary housing types, extent of pedestrian-orientation and connectivity, and parking needs. 

Exhibit 23: Community Typol ogies 

 

Typology/Icon  

Current Attributes and Needs* 

 

Examples Density 

Mix of 

Uses 

Primary 

housing 

Type(s) 

Pedestrian-

Orientation/Con

nectivity 

Parking Needs  

(for Housing)  

Metro 

Center 

 

High High Multifamily/ 

Mixed-Use 

Medium to High Low Downtown 

Bellevue 

Outer 

Suburb 

 

Low to 

Medium 

Low Single Family 

& Multifamily  

Low to medium High Covington and 

Monroe 

Small Cities 

and Towns 

 

Medium Medium Single Family 

with 

Multifamily/ 

Mixed-Use 

Medium to High Medium Prosser and 

Anacortes 

Arterial 

Corridor 

 

Low to 

medium 

Low to 

medium 

Multifamily  Low to Medium Medium to 

High 

Seattle - Lake 

City Way  and 

Spokane Ƨ 

Division Street 

Compact 

Neighbor-

hood 

 

Low to 

medium 

Medium Single Family 

with Missing 

Middle types 

Medium to High Medium to 

High 

Tacoma North 

End and 

Issaquah 

Highlands 

Low Density 

Neighbor-

hood 

 

Low Low Single Family Low to Medium High Sahalee - 

Sammamish 

and Cascade 

Valley Ƨ 

Moses Lake 

*Future conditions could be significantly different from the current conditions described in this chart.  
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Juƫt!jmportant to note that the categories below are not mutually exclusive. City boundaries can include an 

urban core, suburban shopping centers, historic neighborhoods and recently built subdivisions. Consider which 

Ʈdpnnvojuz!uzqfƯ!eftdsjcft!qbsut!pg!zpvs!dpnmunity where you are considering housing strategies. 

Metro Center  
Nfusp!dfoufst!bsf!uif!ƮepxoupxotƯ!pg!nbkps!djujft/!Uifz!ibwf!b!ijhi-intensity mix of jobs 

and housing. They typically have a grid of blocks and a mix of lot sizes that vary by center. 

Good transit service links the core to outlying residential areas , and many people can walk or 

bike to destinations within the center, reducing the need for vehicle ownership and parking.  

Housing opportunities and constraints. Small older buildings and parking lots present opportunities for 

redevelopment and infill. High land and construction costs can be a barrier. Reduced parking requirements can 

reduce construction cost per unit.  

Outer Suburb 
An outer suburb is a community  located on the outer edge of a metropolitan area that is 

generally lower in density and automobile-dependent. This typology may have a traditional 

pedestrian-friendly downtown , or may not have a clearly defined center. Outer suburbs often 

function as bedroom communities for the larger cent ral cities in the metropolitan areas. 

Single family is the dominant form of housing.   

Housing opportunities and constraints. Missing middle housing types (duple xes, triplexes, cottage housing and 

townhouses) are typically a good match for the demographic needs and scale of outer suburbs. Higher density 

multifamily development within downtowns and adjacent to or integrated with transit stations is another 

opportunity. Finding appropriate areas and willing developers often proves to be a challenge to developing 

these housing types in outer suburbs. 

Small Cities and Towns 
This typology refers to small cities located outside metropolitan areas and rural towns. They 

come in a mixture of sizes, physical contexts, use-mixes and configurations. Due to their 

smaller relative size and freestanding nature, they are likely to be lower in density and more 

automobile dependent. Single family is the dominant form of housing.   

Housing opportunities and constraints. Like outer suburbs, missing middle housing types are typically a good 

match for the demographic needs and scale of small cities and towns.  Another opportunity in small towns is 

the potential for housing on the upper floors of downtown buildings.  Many small cities and towns may lack 

basic design standards for mi ssing middle and multifamily housing types. Fewer local developers have the 

experience and willingness to try townhouses or other missing middle housing despite the need and efficient 

construction form.  

Arterial Corridor  
This typology refers to automobile -oriented corridors within central cities and suburbs. Such 

arterials have developed in a hodge-podge manner with a mixture of small - and large-scale 

retail, personal and general service uses, and walk-up apartment complexes. While these 

corridors had long suffered from poor pedestrian infrastructure, many of these arterials have 

become major transit corridors (some including bus rapid transit (BRT) service), allowing the 

potential for increased density, reduced parking ratios and increased land values. 
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Housing opportunities and constraints. Large parcels, underperforming commercial uses, transit access and 

development-friendly zoning often all work together to encourage new housing construction. Disconnected, 

dated and ugly commercial development; poor streetscape and walking conditions; lack of amenities; and the 

potential for brownfields , however, are some common constraints to housing development.  

Compact Neighborhood  
Residential neighborhoods developed before World War II tended to have relatively small 

lots and block sizes. Many such neighborhoods are more likely to integrate missing middle 

housing types and occasional corner retail spaces. Contemporary master-planned 

communities often try to integrate these attributes that make such neighborhoods walkable 

and desirable. 

Housing opportunities and constraints. Compact neighborhood forms  with a walkable grid of streets can 

facilitate transition to higher density residential uses. Infill with missing middle or small multifamily  housing 

types can integrate well, particularly when these types are already mixed in the existing neighborhood. 

Potential barriers to development include lack of developable land, parking costs and land-assembly 

challenges.  

Low Density Neighborhood 
This typology includes areas and neighborhoods that are developed predominately with low 

density single-family homes. These neighborhoods were often developed as a single tract 

and integrated with parks and schools. Many feature an irregular street grid and poor 

pedestrian connectivity. The large lots and low densities lead to high infrastructure cost per 

unit and low economic productivity.  

Housing opportunities and constraints. The opportunities vary greatly depending on the context of the 

neighborhood. Tract homes in stable communities a re likely to have little to no infill redevelopment 

opportunity. Private streets, gated communities  and restrictive covenants create an additional layer of barriers 

to new infill housing development. Many older subdivided areas (pre-1950), however, are likely to have greater 

opportunities for integrating accessory dwelling units and missing middle housing types.  
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What jt!uif!ƮNjttjoh!NjeemfƯ@ 
Uif!ufsn!ƮNjttjoh!NjeemfƯ!sfgfst!up!b!sbohf!pg!tnbmm!up!npeftu-scale housing types that bridge the gap 

between detached single family homes and urban-scaled multifamily development. This gap includes 

duplexes, triplexes, cottage housing, townhouses, courtyard apartments and other small-scale 

apartment buildings that provide diverse housing options to support walkable communities. They are 

dbmmfe!ƮnjttjohƯ!cfdbvtf!uifz!ibwf!fjuifs!cffo!jmmfhbm!ps!ejtdpvsbhfe!cz!{pojoh!psejobodft!boe0or 

overlooked by the applicable development community.  

These housing types, however, were much more common in neighborhoods developed before World 

War II. They are beloved by those who have lived in them and fit in seamlessly into the neighborhood 

context. Uifz!bmtp!sfqsftfou!b!ipvtjoh!pqujpo!uibuƫt!npsf!bggpsebcmf!uibo!efubdife!tjohmf-family homes 

and fit within a walkable neighborhood context. Shifting demographics with smaller households also 

make these housing types a great option for the full range of communities in Washington.  

 

Source: Opticos, 2005 
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Strategy Considerations for Distinct Housing Needs 
The Housing Strategy Matrix references six distinct housing needs that are common in communities. This 

section provides more details about each of these types of needs, as well as considerations for selecting 

housing strategies to address them. Of course, this is not a complete list of all the kinds o f housing needs that 

can be identified in your housing needs assessment. But they represent a range of common issues 

encountered in different kinds of  communities across Washington s tate. 

Increase Housing Supply 
Each community has its own unique target, goal and/or projection for accommodating new housing units over 

its comprehensive planning horizon. Some housing strategies will have a greater impact than others in helping 

up!nffu!uiptf!ubshfut/!Uif!nbusjy!buufnqut!up!ijhimjhiu!uiptf!tusbufhjft!uibu!ibwf!Ʈijhi!jnqbduƯ!qpufoujbm!jo!

helping to achieve those targets. However, the ultimate success of specific  strategies depends on the 

dpnnvojuzƫt!dpoufyu-!uif!efuailed execution of the strategy and its integration with other strategies.  

Increasing or removing density limits (Z -7) and upzones (Z-3) are two obvious strategies with potential to 

increase housing supply. Several other Z- and R- strategies are also good tools to help promote additional 

housing development in communities.  

Housing Diversity 
Housing diversity refers primarily to the mix of housing types and unit sizes that meet the unique demographic 

needs of each community. In many communities the housing supply is dominated by just single-family homes, 

or by single-family and apartment homes only. For example, if the housing needs assessment shows a 

mismatch between small household size and large housing units, an increase in housing diversity can help 

provide housing that more closely matches household need.  For the purposes of the matrix, the high and 

moderate impact star symbols emphasize those strategies that have high or moderate potential to increase 

the diversity of housing types and sizes available in the community. Strategies that can effectively promote the 

development of the missing middle hous ing types are particularly important.  

The most impactful strategy to achieve this goal is to make sure that the missing middle housing types are 

allowed (Z-6 and Z-8) in key zones and that detailed development standards support their development (Z -1, Z-

5, Z-7, R-1, and R-3). 

Affordable Homeownership 
In many communities, home sales prices are rising faster than local incomes. This can put homeownership out 

of reach for lower-, moderate- and even middle-income households, denying the stability and wealth-building 

opportunities that come with it.  If your housing needs assessment shows a significant cost burden, 

particularly at the lower end of the spectrum, strategies to encourage the development of more affordable 

types of for -sale housing is needed.  These places can benefit from strategies to promote the production of a 

greater diversity of ownership housing types that can be constructed at lower cost p er unit than traditional 

single family homes. This may include adding flexibility to all ow smaller cottage -style single family homes, 

attached houses like townhomes, or condominiums in residential zones. Communities can also address 

regulations that increase the cost of housing construction, such as addressing off -street parking requirements 

(R-1) and fee waivers for affordable housing (A -4). Finally, many communities also partner with organizations 

like Habitat for Humanity or community land trusts to support subsidized ownership housing opportunities for 

qualified low -income residents (F-4).  
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Middle-Income Rental Housing 
Middle-income rental housing, also referred to as workforce housing, typically refers to housing that is 

affordable to people who are fully employed, but whose incomes may be lower than those of many area 

residents. These middle-income people work in the community as retail or food service workers, teachers, 

firefighters, police, nurses or office support staff. Many of these workers either cannot afford or are not ready 

for homeownership. Areas with a lack of rental housing options affordable t o moderate- and middle-income 

households can benefit from strategies focused on increasing the quantity or density of apartments , 

particularly in areas with access to transit , services and amenities.  

Many of the same strategies used to increase multifamil y housing supply can be relevant to middle-income 

rental housing (see housing supply above). In some communities, additional incentives are required to 

encourage developers to provide new units at price-points affordable to moderate -income households, such as 

multifamily  tax exemption (MFTE) (A-1) and inclusionary zoning (A-5). 

Senior Housing 
Seniors have special housing needs due to increasing mobility challenges and a greater risk of disability and 

chronic diseases. Due to demographic trends, many communities in Washington are expected to see a rapid 

jodsfbtf!jo!uif!ovncfs!pg!fmefsmz!sftjefout!jo!uif!dpnjoh!efdbef/!Xijmf!tpnf!tfojpst!xjmm!dipptf!up!Ʈbhf!jo!

qmbdfƯ!)tubz!jo!uifjs!dvssfou!sftjefodf*-!puifst!nbz!xjti!up!epxotj{f!up!tnbmmfs!vojut!xjuijo!uif!tbne 

community. Many others will choose to live with younger family members or will require specialized housing 

solutions , such as senior apartments (independent living), assisted living facilities, memory care facil ities and 

nursing homes.  

In many communiti es, there is a need for additional market-rate senior housing facilities , as well as subsidized 

gbdjmjujft!gps!tfojpst!xjui!mjuumf!ps!op!tbwjoht!boe!gjyfe!jodpnft/!Uiptf!tffljoh!up!Ʈbhf!jo!qmbdfƯ!xjmm!fwfouvbmmz!

require additional support services such as home modification, transportation, recreation and socialization, 

yard care, care management and/or counseling. These kinds of services can also be considered as part of a 

holistic senior housing strategy.  

Strategies to encourage the production of senior housing solutions include special incentives or alternative 

development standards that reduce the cost of developing senior housing, such as fee waivers (A-4) and 

senior bonus densities (Z-9). Some communities in rural areas have different standards for acce ssory dwelling 

units (Z-8) to allow seniors to live close to family, or allow a home health aide to live near a senior in the 

primary unit. Chapter 5: Strategies for Minimizing and Mitigating Displacement  includes additional strategies 

to reduce housing costs, and therefore displacement pressures, for seniors and elderly residents. 

Very Low-Income Housing 
For households with incomes below 50% of median family income, new housing cannot be provided at an 

affordable p rice-point without public subsidy. As a result, very low-income residents often struggle with severe 

cost-burden and even homelessness. Fortunately, cities and counties can support and encourage the 

development of income -restricted housing through funding contributions, donation of surplus public land, 

reducing costs to build new affordable housing projects and incentives to include aff ordable units in new 

market-rate developments. Most often it takes a combination of coordinated strategies to most effectiv ely 

support affordable housing development, as well as partnerships with local housing authorities, nonprofits  or 

faith -based institutions. Some strategies for this housing need include:  
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 Allow for the development of low -dptu!Ʈujoz!ipnftƯ (R-7*-!jodmvejoh!ƮwjmmbhftƯ!xjui!tfwfsbm!ipnft!boe!

common space8.  

 Allow for development of manufactured home communities, particularly cooperatively owned .  

 Donate surplus public land for aff ordable housing development or reuse underutilized land (F-3). 

 Seek new funding options to support aff ordable housing development (F-1, F-2, F-4). 

 Permit fee waivers for affordable housing projects  (A-4). 

 Reduce parking requirements for affordable housing projects  (A-3). 

 Allow temporary emergency housing (O-5). 

For more information on Washington's homelessness planning system, see the sidebar titled Homeless 

Housing System in Washington State in Chapter 4.   

 

Housing Strategy Descriptions 

Organization of Each Strategy  
Each housing strategy on the following pages is organized in the following manner: 

 Introduction  Ƨ describes the strategy and some of its components  

 Gaps addressed Ƨ identif ies the type of housing gaps that can be typically addressed via this strategy 

 When and where applicable Ƨ clarif ies the community typology or specific type of zoning or si tuation the 

strategy applies to 

 Potential drawbacks  Ƨ highlights potential downside s to consider in implementation  

 Tips for success  Ƨ identif ies the details and/or supporting actions that will improve chanc es for success 

based on experience with the strategy in other communities  

 Time/capacity/skill needed  Ƨ notes situations where additional expertise or capacity may be required to 

develop and implement elements of a strategy, which may influence its feasibil ity 

 Resources Ƨ provides additional external resources that can give further assistance with the development 

and implementation of the strategy  

  

                                                      

8 A new Washington state law, RCW 35.21.684, allows for tiny homes in manufactured home parks, and allows local jurisdictions more 
flexibility to authorize them in  other zones. Additional information about tiny home villages can be found in Alexander, Lisa T., Texas 
A&M University School of Law, "Community in Property: Lessons from Tiny Homes Villages," (2019), 
https://scholarship.law.tamu.edu/cgi/viewcontent.cgi?article=2332&context=facscholar  

https://scholarship.law.tamu.edu/cgi/viewcontent.cgi?article=2332&context=facscholar
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Revising Zoning Standards 
The strategies below relate to overarching zoning elements involving the intensity of development, permitted 

uses and strategies for regulating these elements.  

Z-1 Reduce Minimum Lot Sizes 
Reducing minimum lot sizes is a key strategy to make efficient use of public infrastructure and increase 

bggpsebcjmjuz/!Ju!jodsfbtft!b!dpnnvojuzƫt!dbqacity by allowing a greater number of dwelling units, particularly in 

areas close to transit and other amenities. It also provides ways to develop lots with smaller yards that do not 

require a lot of time or effort to maintain. In growing communities with significant vacant tracts of land, 

reductions in the minimum lot size carry one of the best opportunities to accommodate growth needs within 

compact areas. This can limit the need to expand the urban growth area, and expand infrastructure to serve it. 

Such changes also increase opportunities for homeownership.  

Gaps Addressed 
 Increase housing supply 

 Housing diversity 

 Affordable homeownership  

 Middle-income rental housing 

When and Where Applicable 
 Any residential zone with a minimum lot size. The best opportunities for this strategy:  

¶ Pmefs!sftjefoujbm!bsfbt!xifsf!uif!psjhjobm!qmbuufe!mpu!tj{f!jt!tnbmmfs!uibo!uif!{pojoh!ejtusjduƫt!njojnvn!

lot size  

¶ Residential areas within walking distance of transit, public and commercial services, and park land  

¶ Residential zones with undeveloped tracts capable of subdivision   

 May be particularly helpful in areas that are difficult to develop  

Potential Drawbacks 
Reducing lot sizes in zones that are already developed will not have immediate effect on housing supply and 

affo rdability.  

Tips for Success  
 Juƫt!dsjujdbm!up!dmptfmz!fybnjof!uif!njy!pg!mpu!tj{ft!boe!pqqpsuvojujft!gps!ofx!efwfmpqnfou!boe!

redevelopment. 

 Design standards for lots smaller than 5,000 square feet become increasingly important to ensure layouts 

that create an attractive streetscape and provide for usable private open space for residents.  

 Allow more flexibility in subdivision design with small lots by allowing zero lot line development and 

shared-access lots (see Exhibit 24 below for examples). 

 Minimum lot sizes intended for detached single family dwellings smaller than 2,500 square feet are 

problematic in terms of accommodating buildable envelope, vehicle access, and usable private yard space. 

Time/Capacity/Skill Needed  
Simple reduction in development standards can be completed by staff in -house. Hiring outside services may 

be beneficial if the changes merit additional design standards.  
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Exhibit 24: Accommodating Small Lot Development - Examples 

   

Lot size: 2,250sf. Bainbridge 
Island small lot development. 
Source: MAKERS 

Lot size: 2,500sf. Small lot 
single family homes in 
Greenbrier neighborhood in 
Woodinville. Source: MAKERS 

Lot size: 3,500sf. Small lot 
single family home in Issaquah 
Highlands. Source: MAKERS 

   
Zero lot line layout example (left). The right image shows the side setback and privacy wall for a zero 
lot line house. Source: MAKERS. 

 
Shared access lot configuration. The 150-foot dimension refers to the typical maximum length of length 
of such shared driveways (fire safety). Source: MAKERS. 
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Resources 
 Small-Lot Subdivision Design - APA Advisory Services 

 Affordable Housing - MRSC (sff!uif!ƮTnbmm-mpu!efwfmpqnfouƯ!Tection) 

Z-2 Require a Minimum Density  
Xbtijohupoƫt!Hspxui!Nbobhfnfou!Bdu!)HNB*!sfrvjsft!uibu!dpnnvojujfs within designated urban growth 

asfbt!bmmpx!gps!vscbo!efotjujft/!Xijmf!b!tqfdjgjd!efotjuz!jtoƫu!tqfdjgjfe!cz!HNB-!wfufsbo!Xbtijohupo!qmboofst!

often mention four dwelling units per acre as the minimum urban density, though closer to seven units has 

been shown to support transit service. Nevertheless, growing municipalities recognize higher densities reduce 

the per-household cost of providing urban service . While the real estate development market will in many 

cases render minimum residential densities unnecessary, setting a minimum density can be critical to 

achieving growth and community development goals and policies.  

The purpose of establishing minimum densities in zoning is to ensure that a sufficient level of development 

occurs to support transit use, w alkability, infrastructure investments, local retail or other goals. Applying 

minimum density standards around high-capacity transit stations and other well -served transit nodes or 

corridors has gained traction over the past decade.  

Gaps Addressed 
 Increase housing supply 

 Affordable homeownership  

 Housing near transit, amenities and/or jobs  

When and Where Applicable 
Increasing or removing density limits could apply to a ny of the community typologies, especially in: 

 Greenfield/subdivisions to encourage an ef ficient use of land, and a means to help meet specific 

community growth targets.  

 Transit station areas or corridors to ensure that developments maximize transit investments or plans and 

to create vibrant pedestrian-friendly communities.  

 Within or adjacent to business districts to provide complementary development that supports the business 

district and to promote land use efficiency and walkability.  

Potential Drawbacks  
 Real estate market conditions in some, but not all, areas may make this unnecessary. 

Tips for Success 
 Communicate link to the need for such change, such as information from the housing needs assessment.  

 Communicate the benefits of strategy and links to community goals and policies.  

 Illustrate case studies and example development scenarios to show how proposed changes would work on 

a key site. 

 Consider and clarify community infrastructure and service implications on proposal.  

 Couple with other tools to mitigate negative impacts and enhance the design of development. Effectively 

communicate those  tools to community participants. Notable examples:  

¶ Design standards and/or guidelines 

¶ Height limit, setbacks and minimum open space standards  

¶ Floor area ratio caps 

¶ Streetscape improvements 

https://www.planning.org/publications/document/9138161/
http://mrsc.org/Home/Explore-Topics/Planning/Specific-Planning-Subjects-Plan-Elements/Affordable-Housing-Ordinances-Flexible-Provisions.aspx
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Visualizing Compatible Density 
Density is a controversial subject in just about every Washington community. Most planners equate 

ƮefotjuzƯ!up!uif!ovncfs!pg!exfmmjoh!vojut!qfs!bdsf/!Xijmf!nboz!djujft!ibwf recently increased densities in 

efforts to accommodate growth and help to encourage more affordable housing, such increases can be 

extremely difficult and divisive. The MRSC Jotjhiu!Cmph!qptu!ujumfe!ƮWjtvbmj{joh!Dpnqbujcmf!EfotjuzƯ!jt!b!

great resource for planners, public officials and interested community members to see examples of 

developments built to densities ranging from four to 205 units per acre.   

The post ultimately draws some conclusions about what makes particular examples appear more livable 

aoe!ƮdpnqbujcmfƯ!uibo!puifst;!)2*!hppe!tusffutdbqf!eftjho!xjui!tusffu!usfft!boe!xfmdpnjoh!tjefxbmlt-!)3*!

design that deemphasizes the automobile, and (3) attractive buildings with human -scale design elements. 

Below are three examples of density illustration s from the website, but additional examples are provided 

between and above these density levels. 

4 dwelling units per acre (gross) - Relatively new single family subdivision in Ellensburg 

  

9.3 dwelling units per acre (gross) - Mixed-housing-type subdivision within the master -planned Issaquah Highlands 

development in Issaquah  

  

59 dwelling units per acre (net) - Nia Apartments and townhouses in White Center, King County 

   

Source: MRSC: Visualizing Compatible Density by Bob Bengford, 2017 

 

http://mrsc.org/Home/Stay-Informed/MRSC-Insight/April-2017/Visualizing-Compatible-Density.aspx
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Time/Capacity/Skill Needed  
May be completed by in-house staff. H iring outside services may be desirable for related urban design, 

community engagement, real estate market and/or related transportation or infrastructure implications 

associated with the proposal.  

Resources 
 Minimum Density Guidance - Puget Sound Regional Council (PSRC) Housing Innovations Program (HIP) 

Complete Housing Toolkit  

 Transit-Supportive Densities and Land Uses - PSRC Guidance Paper  

 Minimum Residential Density in Portland Metro - Oregon Public Law 

 Minimum Densities - Los Angeles Metro Transit-oriented Development (TOD) Toolkit Best Practice 

 Density and Activity Near Transit - Twin Cities Metropolitan Council Local Planning Handbook 

 Minimum Density Rules - The Urbanist (minimum FAR case study) 

 It's Time to Talk About National Minimum Urban Density Standards - Planetizen  

Case Study: Minneapolis Metro Ƨ Minimum Residential Densities Near 

Transit 
The 2040 Transportation Policy Plan (TPP) requires that areas planned for new development or redevelopment near 

transit meet average minimum residential densities. Density requirements vary by transit type and community 

designation set forth in Thrive Minneapolis/St. Paul 2040 (Minneapolis/St. Paul region vision). The TPP has 

residential density requirements for station areas along fixed or dedicated transit -ways, as well as highway bus rapid 

transit (BRT). In addition, there are residential density requirements for areas near arterial BRT, as well as along local 

bus routes that are part of the high-frequency network. 

Average Minimum Residential Density Requirements in 2040 TPP  

Right-of-Way 

Type 

 

Transit Type 

 

Geography 

 

Urban 

Center Urban Suburban 

Suburban 

Edge 

Dwelling Units per Acre 

Fixed or Dedicated 

Transit-way 

Light Rail Transit  

Commuter Rail 

Dedicated BRT 

half-mile 

radius 

50 25 20 15 

Highway Transitway 

(MnPass / high 

occupancy vehicle) 

Highway BRT half-mile 

radius 

25 12 10 8 

Shared Rights-of-Way Arterial BRT half-mile 

radius 

15 15 15 15 

Local Bus Routes 

on High Frequency 

Network 

half-mile 

radius 

10 10 10 10 

Source: Metropolitan Council , 2020. 

https://www.psrc.org/minimum-densities
https://www.psrc.org/minimum-densities
https://www.psrc.org/sites/default/files/tsdluguidancepaper.pdf
https://oregon.public.law/rules/oar_660-007-0035
https://www.metro.net/projects/tod-toolkit/minimum-densities/
https://metrocouncil.org/Handbook/Files/Resources/Fact-Sheet/LAND-USE/Density-and-Activity-Near-Transit.aspx
https://www.theurbanist.org/2014/03/18/minimum-density-rules/
https://www.planetizen.com/node/77132/its-time-talk-about-national-minimum-urban-density-standards
https://metrocouncil.org/Transportation/Planning-2/Key-Transportation-Planning-Documents/Transportation-Policy-Plan.aspx
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Z-3 Upzone 
Strategic rezones to a higher intensity zone have long been another obvious strategy to expand the capacity 

for residential development i n municipalities. Such upzones can be undertaken for areas large and small by a 

municipality, or they can be applied for by individuals or groups of property owners. Some may be 

accomplished within the framework of an existing comprehensive plan, though ma ny will necessitate an 

update to the comprehensive plan. This strategy should be considered if there is a deficit of development 

capacity relative to ongoing population growth, minimal activity in areas desired for development or 

redevelopment, or a lack of residential development near public infrastructure.  

Gaps Addressed 
 Increase housing supply 

 Housing diversity 

 Affordable homeownership  

 Middle-income rental housing  

 Housing near transit, amenities and/or  jobs 

When and Where Applicable  
Upzones could apply to any of the community typologies, though their application in low-density built-out 

neighborhoods may be less relevant. Key issues include the amount of vacant and under-developed land, 

market demand, access to transit, public amenities and infrastructu re, lot sizes and ownership, and the extent 

to which an upzone changes the on-site density. Potential upzone opportunities:  

 Areas where the context has changed, such as areas with transit investments, new sewer systems, 

substantial public improvements and /or areas with significant private investments and property value 

increases  

 Opportunity areas that may have infrastructure, locational attributes and/or investment plans that make it a 

good candidate for higher residential intensity zoning   

 Where housing offet0efnboe!jt!tuspoh!boe!uif!{pofƫt!dpoufyu!bmpoh!xjui!fyjtujoh!boe0ps!qspqptfe!eftjho!

provisions support increased density   

 Xifsf!uif!vtf!njy!boe!{pojoh!qbsbnfufst!pg!uif!qspqptfe!{pof!bsf!dpnqbujcmf!xjui!uif!bsfbƫt!dpoufyu!

(existing and planned) and supported by the community   

 For those areas where redevelopment is desired, the upzone will typically need to accommodate a 

significant increase in height and density (and the market demand to match) to realistically encourage 

redevelopment. Markets typicall y want densities at least four times greater than existing conditions to 

justify redevelopment.  

Potential Drawbacks 
 Upzoning may cause the value of land to increase; therefore, if such a parcel is to be purchased by a 

developer, the landowner is likely to want a higher price based on the increased value of the rezoned land  

 Use mix and/or development intensity may need to be carefully planned to fit existing context 

 Transportation, infrastructure and community services implications  

 Potential increase in demand for available on-street parking 

 Increased displacement when upzones are in lower income areas 

 Potential change in community character or potential loss of historic or older building stock  

Tips for Success 
 Communicate the need for such change, such as information from the housing needs assessment . 

 Communicate the benefits of strategy and links to community goals and policies . 
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 Consider and clarify community infrastructure and service implications of proposal.  

 Illustrate case studies and example development scenarios to show how proposed changes would work on 

a key site. 

 Couple with other tools to mitigate negative impacts and enhance the design of development. Effectively 

communicate those tools to community participants. Notable examples:  

¶ Design standards and/or guidelines  

¶ Height limit s, setbacks and minimum open space standards 

¶ Floor area ratio caps 

¶ Streetscape improvements 

Other Considerations  
 In strong markets, upzones may also be paired with a mandatory affordable housing program  that requires 

a portion of new units to be affordable or that the developer pays into an affordable housing fund.  

 Upzones in low-income areas must be carefully analyzed for displacement risk. If implemented, such 

actions should be accompanied by substantial investments in a nti-displacement strategies, public 

infrastructure, and/or community/cultural assets. See  Chapter 5: Strategies for Minimizing and Mitigating 

Displacement. 

 Changes in land use designation and zones may be done at the same time in a comprehensive plan 

amendment cycle. 

Time/Capacity/Skill Needed  
Rezoning is regularly completed in-house by city staff. Hiring outside services may be desirable for related 

illustrations, urban design, community engagement, real estate market and/or related transportation or 

infrastructure implications associated with the proposal.  

Resources 
 Inclusionary Zoning: One Approach to Create Affordable Housing - MRSC 

 The Multiple Personalities of Site Specific Rezones - MRSC 

 Exploring Upzoning as a Tool to Increase California's Housing Supply - Urban Displacement Project 

http://mrsc.org/Home/Stay-Informed/MRSC-Insight/November-2016/Inclusionary-Zoning-for-Affordable-Housing.aspx
http://mrsc.org/Home/Stay-Informed/MRSC-Insight/April-2013/The-Multi-Personalities-of-Site-Specific-Rezones.aspx
http://upzoning.berkeley.edu/
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Case Study: The University District, Seattle 
Tfbuumfƫt!Vojwfstjuz!Ejtusjdu!)V-District) has been the subject of vigorous planning debates about growth, 

design, transportation, and open space for more than 25 years. In 2012, the city of Seattle initiated an 

urban design framework conversation spurred by the ongoing growth of the University of Washington 

campus and ongoing construction of a light rail station set to open in 2021. Then, responding to a 

shortage of new housing citywide, the city council directed citywide upzones as part of a new Mandato ry 

Housing Affordability (inclusionary zoning) program. The Seattle Comprehensive Plan anticipated  3,500 

new homes in the U-District by 2035.  

The urban design framework and street concept plans were published in 2015, and the first upzone was 

adopted in February 2017. The peripheral areas had modest changes, while the height limit around the 

light rail station changed from 65 -96!gffu!up!431!gffu/!Bo!vqebuf!up!uif!ofjhicpsippeƫt!eftjho!hvjefmjoft!

followed in March 2019. Due to concerns about displacement of  small businesses and low-income 

residents and an overall change in community character, the first upzone temporarily excluded changes 

to properties fronting several blocks of University Way, a lively commercial corridor that hosts dozens of 

small, independent businesses in older low-rise buildings.   

In July 2019 the city continued the process to upzone the remaining areas. Alternatives under study 

include increased height limits of 1 -2 stories across the board, or larger increase in select areas. 

  

Left: Rendered image of buildings in The U-District , including taller buildings in the background. Source: City of Seattle/KIRO-7  

Right: University Way businesses. Source: MAKERS 
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Z-4 Increase Building Height 
Increasing building height is an obvious strategy up!jodsfbtf!b!dpnnvojuzƫt!{pofe!dbqbdjuz/!Jefbmmz!ifjhiu!

mjnjut!gps!fbdi!dpnnvojuzƫt!{pojoh!ejtusjdu!bsf!bmjhofe!xjui; 

 Modern construction practices for permitted housing types , such as three-floor walk -up, or the five-over- 

two floors of wood frame building over concrete podium. Caps of four or five floors can limit potential 

housing units.  

 Market demand within the applicable zone 

 Community compatibility preferences  

 Fire safety regulations and capabilities (e.g., fire truck ladder height)   

Gaps Addressed  
 Increase housing supply 

 Middle-income rental housing  

 Small household rental housing 

 Housing near transit, amenities and/or  jobs 

When and Where Applicable 
 Commercial, mixed-use and high density multifamily zones, particularly within walking distance of high -

capacity transit stations or other transit routes with headways of 30 -minutes or less. 

 Any location  where existing height restriction limit s the potential for housing types that are desired within 

the district  or by the market. 

 Potential Drawbacks 
 May be challenging to accept in some communities, neighborhoods and/or particular zones  

 Impacts to existing scale and character of development  

 Increased shade and shadow impacts 

 Challenges for integrating parking and potential increased demand for on-street parking 

 Transportation, infrastructure and community se rvices implications  

 Increased displacement when in lower-income areas and/or areas occupied by small businesses  

Tips for Success 
 Integrate and craft  design guidelines to best ensure that such buildings can be well integrated into the 

existing and planned community context.  

 Consider creating a three-dimensional (3-D) massing model to test any proposed height limits and help to 

communicate how potential  development might be integrated into the community context. Use caution 

with such models , however, and clearly communicate that such models are for illustrative purposes only. 

Carefully consider the appropriate level of detail that might work best for you r particular context (e.g., 

conceptual massing models will be less expensive to develop and may be more effective in some cases, 

while a more detailed photo-realistic model might be more appropriate where ground-level views are 

sought or in special situati ons). 

 Check with the fire department regarding ability to serve taller buildings.   

 For urbanized transit-served communities where midrise construction is allowed or under consideration, 

pay attention to International Building Code (IBC) changes that might allow for lower cost and more 

sustainable construction techniques that can accommodate taller buildings. For example, in 2019 the 

International Code Council approved a set of proposals that will allow tall wood buildings as part of the 

2021IBC (up to 18 stories and 270 feet). 
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Time/Capacity/Skill Needed   
May be completed by in-house staff. Hiring outside services may be desirable for related illustrations, urban 

design, community engagement, real estate market and/or related transportation or infrastructure  implications 

associated with the proposal.   

Resources  
 Maximizing Value with Mid -Rise Construction - Wood Products Council  

 A Hidden Height Limit Holds Back Affordable Mid -rise Construction in DC - Greater Greater Washington 

(includes information on per -square-foot construction costs)  

 Build Up: High Cost of Wood Brings New Opportunity for Developers - Multifamily Executive (2013 article) 

 Cost-Effective Mid-Rise Podium Construction - Nishkian Structural Engineering Consulting 

 Tall Buildings Out of Timber? - Seattle Times 

 )Tfbuumf*!Djuz!Dpvodjm!Bmmpxt!Ubmmfs!Xppe!CvjmejohtƵ!- The Urbanist 

 

  

Modeling Impacts of Building Height Increases  
Providing visuals to help clarif y the impacts of height limit changes is critical to planners, public officials, 

stakeholders and community members. Integrating 3 -D models into Google Earth allows for views at the 

whole range of vantage points (although close-up images are less effective unless the model and specific 

views are detailed sufficiently to show more realistic integration within the context).  

   

Images above illustrate a potential mixed -use building in downtown Anacortes using a proposed height 

increase. The building is on a site where property owners were interested in such a project. The model 

was developed quickly during the planning cpnnjttjpoƫt!sfwjfx!pg!uif!vqebufe!djuzxjef!dpef!up!ifmq!

participants understand the visual implications of such a height increase.  

Source: MAKERS 

 

 

 

 

https://www.woodworks.org/wp-content/uploads/Maximizing-Value-with-Mid-Rise-Construction.pdf
https://ggwash.org/view/34118/a-hidden-height-limit-holds-back-affordable-mid-rise-construction-in-dc
https://ggwash.org/view/34118/a-hidden-height-limit-holds-back-affordable-mid-rise-construction-in-dc
https://www.multifamilyexecutive.com/design-development/construction/build-up-high-cost-of-wood-brings-new-opportunity-for-developers_o
https://www.nishkian.com/cost-effective-mid-rise-podium-construction/
https://www.seattletimes.com/business/real-estate/seattle-to-see-tall-wooden-buildings-considered-sustainable-alternatives-to-concrete/
https://www.theurbanist.org/2018/05/23/city-council-allows-taller-wood-buildings-reforms-street-vacation-process-advances-waterfront-lid/
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Z-5 Integrate or Adjust Floor Area Ratio Standards 
Floor area ratio (FAR) is the ratio of a building's total floor area (gross floor area) to the size of the piece of  

land upon which it is built.  Tjodf!GBS!gpdvtft!foujsfmz!po!cvjmejoh!nbttjoh-!juƫt!pgufo!tffo!bt!b!hppe!bmufsobujwf!

to density regulations (maximum number of lots or dwelling units per acre) in multifamily and mixed -use 

zones. This option can allow for a greater number and mix of unit types and sizes since the number of units 

jtoƫu!sfhvmbufe/!GBS!tuboebset!bsf!bmtp!pgufo!vtfe!jo!beejujpo!up!efotjuz!sfhvmbujpot!xifsf!uifsfƫt!b!tuspoh!

desire to limit the number of dwelling units and the size of buildings.  

For the purpose of increasing housing supply and/or diversity in a community, this strategy refers to one or 

both options below:  

1) Using FAR in place of density regulations 

2) Increasing existing FAR regulations 

Gaps Addressed 
 Increase housing supply 

 Housing diversity 

 Middle-income rental housing  

 Small household rental housing 

 Housing near transit, amenities and/or jobs  

When and Where Applicable 
Use FAR in place of existing density regulations where regulating building mass is more important than the 

number of units. This might include residential zones emphasizing a mix of housing types, multifamily zones 

or mixed-use zones. FAR is a particularly good tool in areas with good transit access. 

Increase existing FAR regulations where the community feels that some increase in allowed building massing 

is acceptable. Again, this could include residential zones emphasizing a mix of housing types, multifamily 

zones or mixed-use zones. 

Potential Drawbacks 
 May be challenging to accept in some communities, neighborhoods and/ or particular zones 

 May increase the demand for on-street parking and may increase traffic impacts  

 More complicated to calculate than density regulations  

 Increased building massing and shade and shadow impacts (when increasing existing FAR) 

Tips for Success 
 Use design guidelines to ensure that such buildings can be well integrated into the existing and planned 

community context.  

 Consider creating a 3-D massing model to test FAR limits and help to communicate how potential 

development might be integrated in to the community context. Use caution with such models , however, and 

clearly communicate that such models are for illustrative purposes only. Carefully consider the appropriate 

level of detail that might work best for your particular context (e.g., concept ual massing models will be less 

expensive to develop and may be more effective in some cases, while a more detailed photo-realistic 

model might be more appropriate where ground level views are sought).  

 Carefully consider how FAR is calculated. The basic concept is to calculate all visible floor area (i.e., floor 

bsfb!bcpwf!hsbef*/!Uif!ufsnt!tipvme!dmbsjgz!xibuƫt!jodmvefe!jo!gmpps!bsfb!dbmdvmbujpot!)f/h/-!qbsujbm!gmppst@!
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vaulted ceiling space? below-grade space?). Some communities epoƫu!dpvou!desired elements, such as 

structured parking, affordable units, community meeting rooms or other communal spaces.  

 Where some neighborhood infill development is desired, but there is concern about the scale of new 

development, FAR can be a great tool. For example, examine the typical FARs of existing residential 

cvjmejoht!boe!dpotjefs!bqqmzjoh!bo!GBS!tuboebse!uibuƫt!hfofsbmmz!dpotjtufou!xjui!uif!ftubcmjtife!qbuufso/!

Then adjust the list of permitted housing types and/or density to match objectives. Additional setback, lo t 

coverage and/or other site/building design standards might supplement the FAR limits to help meet 

community design and compatibility goals.  

 Make sure that any FAR regulations are in sync with your height limits and other applicable dimensional 

standards. For example, if your height limit allows for buildings up to six floors, having a maximum FAR of 

5.0 is going to be nearly impossible to achieve. Again, testing any FAR provisions through site plans and 

modeling will be particularly helpful.  

Time/Capacity /Skill Needed   
May be completed by in-house staff. Hiring outside services may be desirable for related illustrations, urban 

design, community engagement, real estate market and/or related transportation or infrastructure implications 

associated with the proposal. 

Resources 
 Flood Area Ratio - APA Planning Advisory Service 

 Floor Area Ratio 101: This Obscure but Useful Planning Tool Shapes the City - MinnPost 

  

Case Study: Portland Residential Infill Project 
The city of Portland, Oregon is examining a variety of code changes to help encourage more infill housing 

development within neighborhoods. One of the key proposals includes applying sliding scale FARs 

depending on the number and type of units integrated into a structure. The proposal also allows bonus 

floor area where a development retains an existing house or provides an affordable dwelling unit

 

Source: City of Portland, updated by MAKERS, 2020. 

 

 

https://www.planning.org/pas/reports/report111.htm
https://www.planning.org/pas/reports/report111.htm
https://www.minnpost.com/cityscape/2016/10/floor-area-ratio-101-obscure-useful-planning-tool-shapes-city/
https://www.minnpost.com/cityscape/2016/10/floor-area-ratio-101-obscure-useful-planning-tool-shapes-city/











































































































































































































