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Greetings!
After more than five years of discussion and planning, we are proud to mark 2014 as the Alliance 
for Housing Affordability’s first full year of operation. We are pleased to see how the group has 
developed so far and look forward to building on this early work.

The Alliance was envisioned as a venue for jurisdictions to work together to understand local 
housing challenges and share resources to address these challenges. Not only can jurisdictions 
save money and time with this approach, they can address regional-scale issues more efficiently. 
11 cities, Snohomish County, and the Housing Authority of Snohomish County signed on to the 
interlocal agreement forming our group in November 2013, and another two cities joined on in 
2014. We are proud to be a part of this coalition which is committed to addressing our housing 
challenges.

As a first step, AHA staff prepared “housing profiles” for all 13 member cities this year. A 
special profile for the County is now underway as well. These profiles have served as a great 
information baseline, sparking discussion and highlighting areas where more research is required. 
This report will provide a brief introduction to each member city, with information taken from 
the profiles. 

As all of the cities prepared for 2015 comprehensive plan updates, the profiles served as a tool 
to guide housing element updates. AHA staff also directly supported the housing element update 
process in several member cities. As we move forward, AHA staff ’s role in providing technical 
expertise to the members will expand – whether working directly with staff, presenting to 
planning commissions and city councils, or through our new website, housingallies.org. We are 
excited to see how this extra staff capacity can help cities pursue housing projects that had 
previously been out of reach. Together, AHA will provide support to our Cities and the County 
to better tackle our housing challenges as a region.

Warm regards,
Jennifer Gregerson, Chair
Bill Anderson, Vice Chair
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Profile Project Conclusion
The housing profile project was AHA’s first major task, and will provide a foundation for our 
work moving forward. The profiles present demographic and housing information for each 
community with the intention of being useful to a range of audiences for a range of purposes. 
Most importantly, they were intended to provide the data necessary to prepare comprehensive 
plan housing element updates. Profile drafts have been completed for all 13 AHA member cities, 
though a number of the profiles are still under review by City staff. Profiles are uploaded to 
the AHA website, www.housingallies.org, as they are finalized. “AHA Members at a Glance”, on 
the following page, provides statistics for comparison on all 13 member cities and the County, 
updated with the latest 2013 five year ACS estimates.

Lessons Learned
One of AHA’s great challenges (and assets!) is that its member cities are highly diverse. At 
the same time, there were a number of common themes revealed through the profiles. When 
considering housing costs independent of other factors, market rate rental housing in most AHA 
member communities is generally affordable to households earning at least 50% of Area Median 
Income (AMI), or those considered at least low income. Data on housing cost burden by income 
level generally supports this conclusion. At the same time, Snohomish County households tend 
to be smaller on average compared to the distribution of homes by number of bedrooms, and 
affordability is assessed in the reports with matching household size assumptions. Thus, while 
a four bedroom home’s rent may be affordable to the average four person household that is 
considered low income using the profile’s criteria, it may not be affordable to the average low 
income two- or three person household. In many communities, it’s likely that most larger homes 
are occupied by smaller households. Market rate home ownership is also relatively affordable 
in most AHA communities for households considered at least moderate income, though most 
homes sold are three- to four bedrooms in size. While Snohomish County features a robust 
affordable housing development community, the number of households earning less than 50% 
AMI still far exceeds the number of income-restricted units.

Given current assumptions about future growth and current capacity, many AHA member 
communities will see significant changes to their housing stock over the coming decades. 
Even for those cities with sufficient capacity to accommodate future growth, a large portion 
of capacity is in redevelopable/partially used properties, and assumes a shift toward more 
multifamily units. While ensuring adequate supply is an essential component of housing 
affordability, redevelopment could replace existing older, more affordable housing. Exploring how 
to mitigate displacement while encouraging the flow of new supply is one of many areas for the 
group to explore in the future.
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Areas for Future Research
While these profiles are detailed and distill a large amount of information, they were also 
a useful tool for highlighting areas where information is still lacking.  Areas that have been 
highlighted for further research include:

• Accessory dwelling units. The rent data source used for the profiles does not cover 
accessory dwelling units - how do rents on these units compare to other types of 
housing? Also, where are there illegal ADUs, and how many of these units exist? 

• Senior housing challenges. Due to the nature of the data, senior households can 
appear to have very low incomes, but actually have other assets making it possible to 
afford their housing and living expenses. How do we determine the portion of seniors 
that are truly housing cost burdened?

• Accounting for diverse preferences and demographic changes. As previously 
mentioned, many Snohomish County communities have a housing stock largely 
composed of single family homes. At the same time, households are getting smaller and 
the number of seniors is increasing. How many households are living in units that are 
larger than expected? Are “overhoused” households doing this by choice, or because 
they are unable to find more appropriate, affordable housing? On the other end of the 
spectrum, how many higher income households are choosing to live in more affordable 
housing, possibly limiting the supply available to lower income households?

• Monitoring the recession recovery. In most cities, home prices dropped significantly 
from 2008 to 2012. Some cities have already begun a steady recovery, while others have 
not. The effects of the recovery will be an important area to monitor in the years to 
come.

• Assessing housing stock condition. In some areas, housing is more affordable due to 
the fact that it is in poor condition. How do we measure what portion of market rate 
affordable housing is substandard, and how can cities promote market rate affordability 
while ensuring housing is safe, decent, and sanitary?

AHA staff look forward to working with member jurisdictions to better understand these 
challenges.
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Proposed FY2016 Work Plan
The work plan proposed for the July 1, 2015 - June 30 2016 fiscal year is presented below. As 
the ILA requires that the work plan be prepared a year in advance, the plan simply defines three 
general areas of activity. Specific work program items will be addressed as the beginning of the 
fiscal year approaches.

1.   Synthesize/Analyze Data
a. Continue to identify data gaps and develop strategies for resolving them, including 

updating the Affordable Housing Rental Inventory of Snohomish County
b. Prepare Housing Profiles for new members and update existing Housing Profiles to 

incorporate changes to affordable housing stock, including information on funding 
sources, income restrictions, and the condition of the housing units, and surrounding 
public infrastructure

2.   Provide Technical Expertise
a. Respond to research requests from Joint Board members. 
b. Support jurisdictions in the development and implementation of new housing strategies, 

including those related to updated 2015 housing elements
c. Continue to create a range of educational materials, including working definitions of 

housing concepts and programs, best practices, case studies, and visual aids.

3.   Education and Outreach
a. Develop a strategy and tools to educate elected officials about affordable housing and 

the roles they can play in educating others about their jurisdictions’ affordable housing 
needs and in obtaining funding for housing

• Research legislative changes, legislative agendas, and funded projects.
• Design workshop for elected officials to better inform them of housing issues 

and funding opportunities/challenges/processes.
• Present regularly to participant city councils on affordable housing issues in the 

context of their city.
• Identify elected officials who could serve as primary contact points for federal/

state elected officials and federal/state agencies that provide housing funding
b. Facilitate collaboration on housing policies and priorities, including connecting Alliance 

members with relevant state and federal elected officials and agencies
c. Assure that the community and stakeholders are aware of the Alliance’s mission, 

resources, and accomplishments



 County Arlington Edmonds Everett
Granite 

Falls
Lake 

Stevens
Lynnwood Marysville Mill Creek

Mountlake 
Terrace

Mukilteo Snohomish Stanwood Woodway

Population & Community
Population * 730,500 18,270 39,950               104,200     3,385          28,960       35,960       62,100       18,600         20,160         20,440         9,220            6,340            1,300            
Households 268,722 6,716          17,309               41,520       1,351          9,818          13,874       21,854       7,637            8,138            7,791            3,646            2,409            431
Avg Homeowner HH Size 2.66 2.68 2.3 2.41 2.51 2.92 2.55 2.78 2.41 2.46 2.62 2.44 2.56 3.14
Avg Renter HH Size 3.18 3.2 2.9 3.2 3.22 3.36 3.19 3.26 2.97 3.04 3.01 3.01 3.19 3.62
1-2 Person Households 59% 58% 70% 67% 66% 48% 62% 55% 65% 64% 57% 63% 61% 52%
Median HH Income $68,381 $61,301 $72,244 $47,482 $63,281 $72,451 $49,931 $65,054 $87,331 $59,007 $93,717 $53,038 $53,858 $145,781
Households <50% AMI 30% 34% 30% 45% 31% 25% 44% 32% 21% 35% 20% 40% 42% 11%
Jobs-Housing Ratio** 0.99 1.36 0.76 2.20 0.72 0.45 1.84 0.57 0.80 0.88 1.27 1.36 1.30 0.51
Unemployment Rate 9.3% 10.4% 7.2% 11.5% 4.9% 8.9% 9.3% 10.6% 6.6% 8.3% 7.0% 8.0% 5.6% 3.1%

Average Commute Time (Min) 29.5 30.8 28.5 24.5 36 32.3 28.5 30.9 30.3 28.1 26.5 29.1 25.4 25.2

Median Age 37.3 35.4 46.5 34.6 37.1 33.7 37.3 34.2 40.5 37.2 42.4 39.7 34.7 45.2
Population with a Disability 11.3% 13.4% 9.4% 14.7% 13.9% 9.5% 13.3% 12.7% 7.4% 10.9% 8% 16.1% 15.1% 6.6%

Population Growth, 1990-2013 57% 353% 30% 49% 219% 743% 26% 501% 159% 4% 193% 42% 223% 42%

Projected % Population Growth, 
2013-2035

33.1% 38.3% 14% 58% 132% 36% 40% 41% 9% 23% 7% 33% 60% 7%

Cost-Burdened Homeowners 36.6% 42.1% 33.6% 39% 41.8% 41.2% 35.8% 36.6% 32.9% 38.4% 32.6% 38.7% 39.0% 37.3%

Cost-Burdened Renters 50.7% 54.9% 48.1% 52% 65.8% 47.3% 60.3% 57% 41.6% 47.5% 42.2% 52.7% 60.7% 82.3%
Renter Households 33.2% 37.0% 30.5% 55.3% 30.4% 26.0% 47.9% 29.9% 38.9% 40.5% 31.7% 47% 40.0% 4.4%
Lived in a different house one 
year ago (Households)

16.1% 16.1% 12.7% 22.3% 19.3% 14.6% 18.1% 16.1% 17.3% 17.1% 15.3% 18.8% 22.6% 8.4%

Housing Stock
Median 2012 home value $292,500 $234,400 $376,800 $237,600 200,500$   246,900$   280,300$   $235,100 $396,200 $261,300 $439,400 274,400$     268,200$     $927,700

Avg 2014 assessed home value $244,600 $184,300 $351,100 $194,100 147,700$   210,000$   219,300$   $182,400 $348,900 $195,100 $358,700 228,200$     205,000 $962,800

Single Family Home Share 69% 72.8% 64.3% 48.8% 80.9% 79.0% 53.4% 79.3% 61.8% 63.8% 66.9% 64.5% 67.4% 100%
Homes 2 bed or less in size 35% 27.8% 41.5% 58% 32.5% 21.9% 49.1% 26.5% 39.7% 46.5% 34.8% 45.6% 36.9% 1%
Median Home Age 1985 1994 1973 1977 1996 1992 1976 1990 1992 1970 1990 1976 1993 1974
Assisted Units (Subsidized and 
Workforce)***

16,344       1,286          537 7,700          73 895 2,763          1400 1727 331 103 116 324 0

Source (Unless otherwise noted): US Census Bureau; American Community Survey, 2008-2013
* Washington State OFM, 2013
** PSRC, 2013

AHA Members at a Glance
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2014 Alliance for Housing Affordability Joint Board

Board Members
Jennifer Gregerson, Chair - Mayor, City of Mukilteo
Bill Anderson, Vice Chair - City Councilmember, Town of Woodway

Becky Ableman - Planning Director, City of Lake Stevens
Scott Bader - City Councilmember, City of Everett
M. Christopher Boyer  - City Councilmember, City of Lynnwood
Mary Jane Brell-Vujovic - Division Manager, Snohomish County Health & Human Services
Kristen Cane - Housing Authority of Snohomish County 
Rob Chave - Planning Manager, City of Edmonds
Bob Davis - Housing Authority of Snohomish County
Owen Dennison - Planning Director, City of Snohomish
Edith Duttlinger - Senior Planner, City of Mountlake Terrace
Paul Ellis - Community & Economic Development Director, City of Arlington
Dottie Gorsuch - City Councilmember, City of Stanwood 
Tess Greene - City Councilmember, City of Granite Falls
Karen Guzak - Mayor, City of Snohomish
Chris Holland - Planning Manager, City of Marysville
Brian Holtzclaw - City Councilmember, City of Mill Creek
Shane Hope - Development Services Director, City of Edmonds
Ryan Larsen - Community Development Director, City of Stanwood
Corbitt Loch - Community Development Deputy Director, City of Lynnwood
Glen Pickus - Planning Manager, City of Mukilteo 
Paul Roberts - City Councilmember, City of Everett
Tom Rogers - Director of Community Development, City of Mill Creek 
Ray Sturtz - City Planner, City of Granite Falls
Brian Sullivan - Snohomish County Councilmember
Kyoko Matsumoto Wright - City Councilmember, City of Mountlake Terrace

Staff
Kristina Gallant - Analyst
Will Hallett - Intern


