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Housing Existing
Conditions
Draft, September 4, 2014

Background & Regulatory
Context
Growth Management Act (GMA)
The GMA requires that cities encourage the availability of affordable housing to all economic
segments of the population of the state, promote a variety of residential densities and housing
types, and encourage preservation of existing housing stock. The GMA requires the Housing
Element to:
• Recognize established neighborhood vitality & character;
• Inventory and analyze existing & projected housing needs;
• Have goals, policies & objectives for housing preservation, improvement and development;
• Identify sufficient land for housing of various types; and
• Make adequate provisions for existing & projected needs of all economic segments of the community.

The Countywide Planning Policies (CPP)
The CPPs for Skagit County include a housing goal that matches the GMA’s housing goal
above. The CPPs contain six housing policies, which focus on adequate supply, housing
diversity and affordability, public/private partnerships, innovative and environmentally sensitive
design.
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Envision Skagit 2060
This document includes a vision statement as a set of recommendations developed by the
Envision Skagit 2060 Citizens Committee for what they believe today’s county residents want
the county to be like in 2060. The committee consisted of 12 citizen volunteers selected from a
large pool of applicants by a committee of county commissioners and town mayors. Committee
members conducted an extensive community outreach process that included events spread
throughout the county and ultimately involved over 400 residents. The overarching land use
recommendation is that existing urban communities within the county should grow up rather
than out, become more compact rather than more sprawling, and mix compatible uses to create
more complete, walkable communities, rather than continuing to isolate uses in ways that create
ever greater reliance on the automobile to meet basic daily needs.
Key recommendations related to housing:
• We urge communities and stakeholder to work together to provide a wider variety of housing options
for our urban and rural residents, as one means to address the serious lack of affordable housing in
Skagit County.
• The greatest potential for bringing more residents into the urban environment is through creative and
imaginative redevelopment of our historic downtowns and existing commercial strips, malls and big
box centers.
• Higher densities can be achieved gracefully in existing residential neighborhoods through quality infill
(e.g., well-designed cottage housing, accessory dwelling units and “granny flats”).
• With proactive goals and policies to promote housing affordability and variety, creative redevelopment
projects can and should be used as a tool to increase the overall supply of affordable housing units.
• Emphasize quality in site planning, design and construction.
• Affordable housing should be integrated into the fabric of our communities, not isolated in low-income
enclaves.

Existing Anacortes Housing Goals
Most of the dozen goals listed below include specific implementation policies.
1. Attempt to achieve a balanced distribution of housing to meet the needs of all citizens.
2. Maintain and allow for open space corridors in Anacortes.
3. Single family, detached residential units shall be the major residential form in the
community.
4. Multi-family dwellings in the R3 zone shall not exceed a four-plex unit.
5. Provide for higher density housing in areas where appropriate.
6. Provide for flexibility in subdivision development.
7. Improve visual appearance of residential neighborhoods and maintain integrity of existing
residential areas and neighborhoods.
8. Encourage rehabilitation of substandard housing and neighborhoods.
9. Provide for recreational vehicle parks development in appropriate locations.
10. Current Subdivision codes for newly platted areas shall also apply to undeveloped platted
areas.
11. A detailed affordable housing program shall be developed by the City.
EXISTING CONDITIONS REPORT – HOUSING
DRAFT Housing ECR 090414_v2

2

12. Adopt Low Impact Development (LID) standards for new residential developments and
encourage owners of existing homes to adapt their homes to include LID features.
Examples of LID practices include permeable pavements, rainwater harvesting, reverse
slope sidewalks, rain gardens, etc.
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Existing Conditions
Population & Demographics
The population of Anacortes increased by approximately 8% from 2000 to 2010, from a
population of 14,557 to 15,778 (US census). The American Community Survey estimates
Anacortes’ population in 2012 population at 15,798. The State Office of Financial
Management’s (OFM) 2013 population estimate for Anacortes is 16,080.
Like many communities throughout the state, Anacortes features a high percentage of one to
two-person households. Per the US Census American Community Survey 2008-2012
estimates, 66% of the city’s occupied housing units were residents living alone (28%) or families
with two people (38%). Table 1 below illustrates the breakdown of households with three or
more persons.
Table 1. Household sizes in Anacortes.

Source: US Census American Community Survey 2008-2012

Anacortes residents are much older on average than other communities in Washington State.
Per the US Census American Community Survey 2008-2012, the median age of Anacortes
residents is 47.4, whereas the Washington State median is 37.2. Table 2 below illustrates the
full breakdown of ages between men and women in Anacortes compared to those in
Washington State.
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Table 2. Anacortes age distribution compared to Washington State.

Source: US Census American Community Survey 2008-2012

Housing Stock
As of 2013, Anacortes features approximately 7,829 housing units per the OFM estimate.
Detached single-family dwellings account for a great majority of the City’s housing stock: 80.1%,
whereas multi-family dwellings and mobile homes account for 17.6% and 2.3%, respectively
(2013 OFM estimates).
Table 3: Distribution of Anacortes’s dwelling units by type compared to Skagit County and Washington
State
Single Family
Units

Multi-Family
Units

Mobile Homes

City of Anacortes

6,273
(80.1%)

1,378
(17.6%)

178
(2.3%)

7,829

Skagit County

37,739
(72.3%)

7,951
(15.2%)

6,528
(12.5%)

52,218

1,912,196
(64.9%)

782,293
(26.6%)

251,819
(8.5%)

2,946,308

State of
Washington

Total Housing
Units

Source: 2013 OFM population estimates
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Table 4 provides a breakdown in the acreage of land devoted to housing types and the
percentage of the City’s total land area, with single family uses occupying 1,495 acres, equaling
24% of the City’s total acreage.
The City of Anacortes’ Urban Growth Area (UGA) contains approximately 2,200 acres to the
north and south of SR-20 in March Point and near Becker’s Landing Airport. Existing land uses
in the UGA are primarily Industrial/Manufacturing or Resource Production.
When UGA lands are included in the analysis, single-family residential development decreases
from approximately 24% to 19% of land use in the community.
The following table includes estimated acreages for existing land uses with the City of
Anacortes and Anacortes’ UGA.
Table 4. Inventory of existing housing uses in the City of Anacortes and Anacortes’ Urban Growth Area

City
Land Use Type

City + UGA

UGA

Acres

% of
Total

Acres

% of
Total

Acres

%
Change

116

1.9

116

1.4

−

−

Single Family

1,495

24.0

1,569

18.9

−

−

Total

6,237

Multi-Family

8,289

2,052

Source: Skagit County Assessor’s Office

Figure 1 on the following page illustrates existing land uses within Anacortes, including single
family and multi-family uses. Note that most of the city’s multi-family dwellings are located near
the commercial areas around Downtown, along Commercial Ave (SR 20), and near the
Operations Division of Anacortes Public Works, Flounder Bay, and the ferry terminal.
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Figure 1. Inventory of Existing Land Uses in the City of Anacortes
Source: City of Anacortes GIS Department, 2014

Residential Construction and Cost Trends
Table 5 on the following page illustrates the number of single and multi-family residential
permits issued between 2003 and 2013. The numbers reflect the regional economic conditions
with construction boom between 2003-2005 and recession era numbers between 2008 and
2012. 2013’s reflect an upswing trend that mirrors the growing regional economy. The
numbers also amplify the lack of multi-family construction.
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Table 5. Residential permit activity in Anacortes between 2003 and 2013.
Year
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013

SFR Permits
MFR Permits
Issued
Issued
MF Units
111
6
9
15
165
6
78
27
172
32
97
8
6
15
66
44
0
0
22
0
0
2
33
1
0
0
41
0
0
44
2
1
90

Source: Anacortes Building Department, 2014.

Trends in housing prices and rents are a measure of housing market conditions. The trends
reflect the underlying strength of the market and also the availability of housing to meet the
needs of current and prospective future residents. The following figure shows housing price
trends for home sales in Anacortes over the past ten years. The data are provided by monthly
figures from Zillow.
Table 6. Anacortes median home price trends.

Anacortes Median Home Price Trends
$450,000
$400,000
$350,000
$300,000
$250,000
$200,000
$150,000
$100,000
$50,000
$0

Source: Zillow
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As shown, prices increased dramatically from 2004 through 2006. Prices dropped in 2007
through 2011, and began a slow recovery since that time. Prices approached $400,000 at the
peak of the market, and are slightly below $300,000 over recent months.
The rental market is not nearly as active in Anacortes, and there is a limited amount of data
available. The following figure summarizes rental rate trends for the past three years. Rents
are expressed on a per square foot per month basis. Data are provided by Zillow.
Table 7. Anacortes rental rate trends.

Anacortes Rental Rate Trends ($/square foot per
month)
$0.94
$0.92
$0.90
$0.88

$/ Sq. ft.

$0.86
$0.84
$0.82
$0.80
$0.78
$0.76
$0.74
June 2011

Dec 2011

June 2012

Dec 2012

June 2013

Dec 2013

Source: Zillow

Rents have varied within a range of $.81 to $.92 per square foot per month. Rents have
increased further to $.94 per square foot per month in April of 2014. This is equivalent to
$1,275 for a 1,356 square foot unit. A unit of this size is likely to be a townhome rather than an
apartment. A one bedroom apartment with 675 square feet would rent for $635 per month at
this rate. A two bedroom apartment would rent for $825 per month.

Household Income & Housing Affordability
Affordability is usually defined as the ability of a household with average income to purchase an
average priced home. More specifically, a Housing Affordability Index (HAI) is defined as the
ratio of the price of a home that a household with median income and spending 25% of that

EXISTING CONDITIONS REPORT – HOUSING
DRAFT Housing ECR 090414_v2

9

income on principal and interest at the prevailing interest rate for a 30 year mortgage, divided by
the median sale price of homes in the area. The following table compares the index over the
past real estate cycle.
Table 8. Trends in Anacortes housing affordability.

June 2007

Sept 2010

March 2014

Affordable Home Price
Estimated Annual Income*
30 Fixed Mortgage Rate
Affordable Monthly Princ. & Int. (@25%)
Affordable Mortgage
Affordable Home Price (80% Mortgage)

$59,250
6.15%
$1,234
$202,613
$253,266

$59,857
4.46%
$1,247
$247,272
$309,090

$63,315
4.39%
$1,319
$263,722
$329,652

Median Sale Price

$399,000

$250,000

$319,000

63.5

123.6

103.3

Affordability Index**

* Extrapolated from 2010 ACS figure based on OFM Skagit County estimates.
Skagit County
$53,874
$54,426
$57,570
** Index greater than 100 indicates that household with median income can afford median price home.
Source: Property Counselors

As shown, the affordable sales price for a home at the peak of the market in 2007 was only
$253,000, while the median sale price was $399,000. The housing affordability index was only
63.5. By the end of 2013, the ratio was up to 103.3. Housing was most affordable in 2010
when home prices and mortgage rates were at their lowest levels. A key assumption in this
calculation is the 20% down payment. First time homebuyers typically don’t have a down
payment of this size. A separate set of assumptions can be applied to a first time homebuyer’s
affordability index.
A similar affordability index can be calculated for rental housing. That index compares the
amount of rent that a household can afford to pay at 30% of their household income, to median
rents. A household with an estimated median income of $63,000 in 2013 could afford to pay
$1,575 per month in rent, an index of 124. In fact, many renters may have incomes that are
less than the median. Further, there are a limited number of rental opportunities in the local
market.
Skagit County commissioned an interim report on Building a Skagit County Housing Affordability
Strategy in 2013. The report discusses (1) The scale of the affordability problem and how much
is needed at the County level; (2) Components of a strategy and the issues to factor in; (3) What
are the essential ingredients and what is missing?; and (4) Next steps and what can be done to
improve the situation. The report notes that two out of every five households cannot afford the
housing they occupy in Skagit County (38.6%, 16,875 out of 43,713 households), based on
income and expense levels (housing expenses exceeding 30% of monthly income level).
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Homelessness
While limited data exists about the number of homeless within Anacortes, “point-in-time” counts
conducted by Community Action of Skagit County counted 28 homeless individuals in January,
2013 and 14 in January, 2014. The Anacortes Family Center serves between 150-170
individuals each year. They are a nonprofit 501(c)(3) homeless shelter serving homeless
women, children and families in Anacortes and the surrounding area. The center provides
housing for 60-90 days and intensive case management and life skills education to assist
the household with gaining the skills and resources needed to become fully self-sufficient. 65%
of those served annually are children – the vast majority of those from single parent families
(most fleeing domestic violence).

Residential Growth Targets and Capacity
The Skagit County Countywide Planning Policies (CPPs) establish residential and employment
growth targets for all the municipalities in Skagit County, as well as growth targets for the
unincorporated portions of the county. The State Office of Financial Management develops
growth targets for each county based on its forecast for statewide growth over the next 20
years. In Skagit County, the County and cities work collaboratively to allocate the targets to
smaller areas based on City policies and policies in the CPPs. For the 20 year period 20152036, Anacortes has a preliminary initial growth target of 5,895. This translates to an average
growth of 295 new residents each year. Due to economic fluctuations over portions of the 20
year period, the city may see more growth or less. Assuming that the county grows by 37,751
new residents by 2036, Anacortes would be expected to have the zoning and infrastructure in
place to accept the 5,895 new people assumed in its growth targets.
Based on the preliminary initial population growth target, approximately 2,620 new dwelling
units (based on 2.25 people per household) will be needed for the period 2015-2036. It is
estimated that between approximately 1,435 and 1,556 buildable lots exist or could be
developed in existing single-family residential zones (R1, R2 and R3) based on current zoning,
and about 106 vacant SFR lots exist in the CM zones, leaving a difference of between
approximately 958 and 1,079 units. Additional capacity could be provided through potential
redevelopment of multi-family-zoned properties that are not currently developed to the permitted
density in the zone, and mixed use development and/or redevelopment in the Commercial and
Central Business District zones.
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Development Potential
Figures 2 and 3 below illustrate vacant and partially used (and thus representing some
development potential) parcels in residential zones (Figure 2) and the Commercial (C) and
Central Business District (CBD) zones (Figure 3). The C and CBD zoned parcels represent
opportunities for future residential uses within mixed-use buildings (currently permitted) or single
use residential buildings (if permitted in the future).

Figure 2. Parcels with development potential in residential zones.
Source: City of Anacortes GIS Department, 2014
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Figure 3. Parcels with development potential in C and CBD zones.
Source: City of Anacortes GIS Department, 2014
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Trends & Considerations
As the City prepares its Housing Element, some trends that could be considered include:

•

Detached single family continues to be the predominate form of housing being built within the city,
based on permitting activity over the past ten years.

•

An increasing percentage of senior citizens in the population that may warrant alternative forms of
housing.

•

An increasing share of smaller households may require forms of housing other than detached single
family (smaller lot detached, cottage, townhome, attached multi-family units).

•

There is an increase in cost-burdened households, particularly renters.

•

There’s a strong demand for housing by those who work in Anacortes.
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