
 

 

 
MEMORANDUM 
To: Eric Holmes, City Manager 

From: Peggy Sheehan, Community Development Programs Manager; Danell 

Norby, CDBG Coordinator 

Date: February 18, 2015     

Re: Rental Protections and Affordable Housing 

Background Data 

Vancouver and the surrounding communities are experiencing an 

unprecedented demand for rental units. In December 2014, the vacancy rate in 

Vancouver was just over 2 percent, down from 3.8 percent in 2010. The 

tightening market has led to a dramatic increase in rents during the last year; for 

example, rent for the average 2 bedroom/1 bath unit in Vancouver jumped from 

$716 to $924 between Q4 2013 and Q4 2014 (an increase of 29%).  

 

 

 Source: Norris Beggs and Simpson Multifamily Market Reports 

 

Average rents in Vancouver have until recently been well below HUD’s fair 

market rents for the region (which includes Portland, Beaverton, Vancouver and 

the surrounding communities). In 2014, Vancouver rents for all unit sizes 

approached or surpassed regional HUD fair market rents.   

  



 

Page | 2 
 

Vancouver’s housing issues mirror those affecting the broader community. The 

2015 Washington State Housing Needs Assessment states that the Puget Sound 

region and Vancouver have the highest rents in the state. Clark County has 

more than 24,000 cost-burdened renter households, defined as spending more 

than 30% of their gross monthly income on housing expenses. According to 

census data, 17,690 of these households are in Vancouver.  

The state report points out that in Clark County, for every 100 households earning 

up to 50% of the area median income (AMI), there are only 40 affordable rental 

units. The report counts 6,350 subsidized rental units in Clark County. As of 

December 2014, the City of Vancouver has approximately 40 subsidized multi-

family projects with 3,835 units. These are housing units that have received public 

dollars from sources such as tax credits, the HOME Investment Partnerships 

Program or the Washington State Housing Trust Fund.  

 

Vancouver Multi-Family Pipeline  

As of January 2015, there are six multi-family projects under construction with a 

total of 428 units.  There are 18 projects with a total of 1,310 units in the review 

process.   

 

Why we are here: 

With the recent sale of Courtyard Apartments and the displacement of many 

low-income families, these affordable housing issues have been pushed to the 

front page.  City of Vancouver Community Development staff have therefore 

been asked to research policy alternatives to address housing affordability 

concerns and mitigate similar displacement of low-income renters in the future.  

This memo presents brief descriptions of several options for consideration. These 

include: 

Tools to protect vulnerable renter populations 

 Relocation assistance ordinance 

 Just-cause eviction control 

 Prohibition of refusal to rent based on Section 8 payment 

 

Tools to expand affordable housing options (both subsidized and unsubsidized) 

 Strengthen affordability requirements under the multi-family tax exemption 

program 

 Amend development regulations to allow more affordable housing types and 

sizes 

 Waive or reduce development fees for nonprofit-owned housing 

 Create a low-income housing tax 

 Enact inclusionary zoning 

 Offer developers affordable housing incentives 

 

Any of these tools will require additional research in order to fully develop any 

ordinance or code changes.  
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Tools to Protect Vulnerable Renters: 

 Relocation assistance ordinance 

Per RCW 59.18.440 under Washington State law:  “Any city, town, county, or 

municipal corporation that is required to develop a comprehensive plan […] 

is authorized to require, after reasonable notice to the public and a public 

hearing, property owners to provide their portion of reasonable relocation 

assistance to low-income tenants upon the demolition, substantial 

rehabilitation whether due to code enforcement or any other reason, or 

change of use of residential property, or upon the removal of use restrictions 

in an assisted-housing development.”  

The City of Seattle has adopted a tenant relocation assistance ordinance 

requiring a property owner to obtain a Tenant Relocation License, which 

covers a portion of tenant relocation costs, if their project meets certain 

criteria. The City will not issue permits for projects where tenants will be 

required to move until a Tenant Relocation License is issued. 

 Just cause eviction control 

In Washington, landlords may terminate tenancy with month-to-month 

tenants by issuing a written notice at least 20 days before the end of their 

rental period. These 20-day notices are sometimes called “no cause” notices 

because landlords do not need to state a reason for ending the tenancy. If a 

tenant who has received a 20-day notice to vacate does not vacate within 

the 20-day period, the landlord can file an eviction lawsuit against them.  

The City of Seattle has a Just Cause Eviction Ordinance requiring landlords to 

give one of 18 allowed reasons for terminating tenancy or evicting month-to-

month or other non-lease tenants. These include nonpayment of rent, 

noncompliance with lease terms, or chronically late payments, among other 

reasons.  

 Prohibition of refusal to rent based on Section 8 payment  

The City of Redmond, Washington adopted an ordinance prohibiting 

landlords from refusing to rent to tenants solely because they will be using 

Section 8 housing vouchers to help pay for their rent. In addition to improving 

the ability of Section 8 holders to find suitable housing, such an ordinance 

would prevent a new owner from discriminating against a rental project’s 

existing Section 8 tenants. Seattle, Bellevue, Kirkland and unincorporated King 

County have similar ordinances.  
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Tools to Expand Affordable Housing Options (both Subsidized and Unsubsidized):  

 Strengthen affordability requirements under the multi-family tax exemption 

program 

The City of Vancouver currently allows eight-year multi-family tax exemptions 

with no affordable requirements, and twelve-year exemptions for projects 

setting aside 20% of their units as affordable. The affordable units must go to 

households earning no more than 115% AMI and rents including utilities must 

be set no higher than 30% of each household’s gross monthly income. 

Exemptions are available to eligible projects located within the VCCV or 

Fourth Plain subareas.  

Income 

Level 

1 person 

Household 

2 person 

Household 

4 person 

Household 

115% AMI $55,890 $63,940 $79,810 

100% AMI $48,600 $55,600 $69,400 

80% AMI $38,850 $44,400 $55,500 

50% AMI $24,300 $27,800 $34,700 

    Source: U.S. Department of Housing and Urban Development, effective 5/1/14  

Strengthening affordability requirements under MFTE programs is becoming 

more popular. Seattle’s current program limits incomes for 20% of a rental 

project’s units to households earning up to 65%, 75% or 85% AMI, depending 

on unit size.  

The City of Kirkland allows eight-year exemptions for rental projects reserving 

at least 10% of their units for households earning up to 50% AMI. The 

exemption may be extended to twelve years if at least 15% the units meet 

the income limit restriction.  

 Amend development regulations to allow more affordable housing types and 

sizes 

The 2011-2030 Comprehensive Plan designates approximately 3,300 acres for 

multifamily housing, and 17,000 acres of single-family housing, more than 80% 

of which is developed.  The Comprehensive Plan also documents affordability 

problems for moderate income households, including owners and renters, 

and calls for the provision of affordable housing through innovative standards 

and secure funding mechanisms.  

Potential changes to development regulations may incrementally improve 

housing affordability by increasing choices or reducing land and construction 

costs. Examples used by other jurisdictions in Clark County and elsewhere 

include: 

 

Allowances for smaller 

apartment units or single-

family home lots in select 

circumstances  

Reduced parking 

minimums for affordable 

housing developments, 

which typically use less 

parking 

Revise standards for senior 

housing  
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Updated Accessory 

Dwelling Unit (ADU) 

standards 

Allowances for corner lot 

duplexes or limited 

conversion of existing 

single family structures 

Greater allowances for 

single family attached 

housing 

Allowances for 

cottage/clustered housing 

projects 

Scaled impact fees based 

on house or unit size 

 

 

Some cities have provided this type of development flexibility through pilot or 

demonstration projects. For example, Redmond’s Innovative Housing 

Demonstration Program allowed a limited number of creative infill projects, 

including cottages, small-lot single family homes, and duplexes. Approved 

projects were required to demonstrate high-quality design that was 

compatible with the existing neighborhood.  

 Waive or reduce development fees for nonprofit-owned housing 

The Vancouver Housing Authority is the largest developer of affordable 

housing in Clark County.  The VHA must follow all local codes, additional 

federal and state requirements, and other standards required of housing 

authorities.  Their costs are generally $10,000-$40,000 higher than a for-profit 

developer for a similar unit.  For example, the VHA project on First Street has 

construction costs of $190,131 per unit, while the proposed South Tower at 

Vancouver Center (a for-profit project that includes some affordable units) is 

$181,800 per unit. The VHA is currently considering a multi-family project that is 

priced at approximately $240,000 per unit.   

The City could provide cost savings for affordable housing for the VHA and 

other nonprofit housing providers through fee waivers or reductions.  The VHA 

estimates that SDC/impact fees/permit expenses total approximately $12k 

per unit for the development under consideration. Several jurisdictions in 

Washington provide such fee waivers, including Everett, King County, 

Kirkland, Lakewood, Port Townsend and Puyallup.  

 Create a low-income housing tax 

Using RCW 84.55.050 under Washington State law, Seattle and Bellingham 

approved a property tax levy increase to create a local housing trust fund.  

Bellingham will collect $21 million over the next seven years.  Increasing 

property taxes for specific uses requires voter approval via a ballot measure. 

According to the Center for Community Change:  “Bellingham and Seattle 

are two jurisdictions to take advantage of Washington’s law enabling a 

county, city or town to impose additional regular property tax levies to 

finance affordable housing for very low-income households when authorized 

by a majority of the voters in the tax district voting on the proposition.”  

 Enact inclusionary zoning 

Legal in every state except Texas and Oregon, inclusionary zoning laws 

require developers to include affordable housing as part of any market-rate 

development. In some cases, cities allow developers to pay a fee in lieu of 

providing affordable units; these funds are set aside for affordable housing.  
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The City of Redmond has enacted zoning regulations (Ch.21.20 - Affordable 

Housing) to implement the responsibility of the city under the state Growth 

Management Act to provide for housing opportunities for all economic 

segments of the community.  New developments with over 10 units in certain 

locations must make 10% of their units affordable to households earning up to 

80% AMI. The Redmond code includes the option to provide affordable units 

elsewhere or offer a payment in lieu of units. 

In Federal Way, developers of multi-family projects larger than 25 units must 

provide some affordable units. Kirkland requires developments with more 

than four units located in certain zones to provide some affordable units. Off-

site provision of units or payment in lieu of units are options under certain 

circumstances.  

 Offer developers affordable housing incentives  

Jurisdictions use a variety of incentives to build affordable housing projects or 

include affordable units in market-rate multi-family developments.  In addition 

to fee waivers, these may include density bonuses, reduced parking 

requirements, providing city or county owned property for housing 

development, and incentives for transit oriented development.  

Among these, density bonuses are the most common, and are used by both 

large and small cities (including Poulsbo, Shoreline, Snohomish, Marysville and 

Seattle) to create affordable units. Density bonuses may be made available 

only in specific neighborhoods.  

 

Next Steps 

Upon Council direction, staff will: 

 Review Multi-Family Tax Exemption program and ordinance, including 

income limits and locations, to assure objectives are being met. 

 Review targeting CDBG and HOME funds to have the greatest impact on 

affordable housing in future funding cycles. 

 Subject to council direction, engage public and private stakeholders to 

explore policy options and alternatives to be incorporated into an 

Affordable Housing Plan to be delivered for council consideration in fall 

2015.  
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Appendix 

 

References 

Norris Beggs and Simpson, 2004-2014 Market Reports, http://www.nai-

nbs.com/Pages/marketresearch.html 

State of Washington Department of Commerce, 2015 Washington State Housing 

Needs Assessment, 

http://www.commerce.wa.gov/commissions/AffordableHousingAdvisoryBoard/

Affordable-Housing-Needs-Study/Pages/default.aspx 

Joint Center for Housing Studies of Harvard University, The State of the Nation’s 

Housing 2014, http://www.jchs.harvard.edu/research/state_nations_housing 

 

Example Ordinances 

Relocation assistance ordinance - Seattle 

For more information: 

http://www.seattle.gov/dpd/codesrules/codes/tenantrelocationassistance/ 

Regulations: 

https://www.municode.com/library/wa/seattle/codes/municipal_code?nod

eId=TIT22BUCOCO_SUBTITLE_IIHOCO_CH22.210TEREAS 

Just-cause eviction control - Seattle 

For more information, see: 

http://www.seattle.gov/dPd/codesrules/codes/justcauseordinance/default.h

tm 

Regulations: 

https://www.municode.com/library/wa/seattle/codes/municipal_code?nod

eId=TIT22BUCOCO_SUBTITLE_IIHOCO_CH22.206HABU_SUBCHAPTER_VIDUOWTE

_22.206.160DUOW 

Prohibition of refusal to rent based on Section 8 payment - Redmond 

Ordinance: 

http://www.redmond.gov/common/pages/UserFile.aspx?fileId=67409 

Strengthen affordability requirements under the multi-family tax exemption 

program – Seattle and Kirkland 

Seattle regulations: 

https://www.municode.com/library/wa/seattle/codes/municipal_code?nod

eId=TIT5REFITA_SUBTITLE_IITA_CH5.732004MUHOPRTAEXPR_5.73.010PU 

Kirkland regulations: 

http://www.codepublishing.com/wa/kirkland/html/Kirkland05/Kirkland0588.ht

ml 

http://www.nai-nbs.com/Pages/marketresearch.html
http://www.nai-nbs.com/Pages/marketresearch.html
http://www.commerce.wa.gov/commissions/AffordableHousingAdvisoryBoard/Affordable-Housing-Needs-Study/Pages/default.aspx
http://www.commerce.wa.gov/commissions/AffordableHousingAdvisoryBoard/Affordable-Housing-Needs-Study/Pages/default.aspx
http://www.jchs.harvard.edu/research/state_nations_housing
http://www.seattle.gov/dpd/codesrules/codes/tenantrelocationassistance/
https://www.municode.com/library/wa/seattle/codes/municipal_code?nodeId=TIT22BUCOCO_SUBTITLE_IIHOCO_CH22.210TEREAS
https://www.municode.com/library/wa/seattle/codes/municipal_code?nodeId=TIT22BUCOCO_SUBTITLE_IIHOCO_CH22.210TEREAS
http://www.seattle.gov/dPd/codesrules/codes/justcauseordinance/default.htm
http://www.seattle.gov/dPd/codesrules/codes/justcauseordinance/default.htm
https://www.municode.com/library/wa/seattle/codes/municipal_code?nodeId=TIT22BUCOCO_SUBTITLE_IIHOCO_CH22.206HABU_SUBCHAPTER_VIDUOWTE_22.206.160DUOW
https://www.municode.com/library/wa/seattle/codes/municipal_code?nodeId=TIT22BUCOCO_SUBTITLE_IIHOCO_CH22.206HABU_SUBCHAPTER_VIDUOWTE_22.206.160DUOW
https://www.municode.com/library/wa/seattle/codes/municipal_code?nodeId=TIT22BUCOCO_SUBTITLE_IIHOCO_CH22.206HABU_SUBCHAPTER_VIDUOWTE_22.206.160DUOW
http://www.redmond.gov/common/pages/UserFile.aspx?fileId=67409
https://www.municode.com/library/wa/seattle/codes/municipal_code?nodeId=TIT5REFITA_SUBTITLE_IITA_CH5.732004MUHOPRTAEXPR_5.73.010PU
https://www.municode.com/library/wa/seattle/codes/municipal_code?nodeId=TIT5REFITA_SUBTITLE_IITA_CH5.732004MUHOPRTAEXPR_5.73.010PU
http://www.codepublishing.com/wa/kirkland/html/Kirkland05/Kirkland0588.html
http://www.codepublishing.com/wa/kirkland/html/Kirkland05/Kirkland0588.html
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Amend development regulations to allow more affordable housing types and 

sizes – Various jurisdictions 

Battleground regulations - Infill residential development standards: 

http://www.codepublishing.com/wa/battleground/?battleground17/BattleG

round17137.html 

Everett regulations - Small lot single-family dwelling and duplex development 

standards: 

http://www.codepublishing.com/wa/everett/html/Everett19/Everett1907.html

#7.010 

Kirkland regulations - Small lot single-family development standards: 

http://www.codepublishing.com/wa/kirkland/html/Kirkland22/Kirkland2228.ht

ml#22.28.042 

Redmond regulations - Minimum Required Density and Average Lot Size: 

http://online.encodeplus.com/regs/redmond/doc-viewer.aspx#secid-1082 

Seattle regulations - Residential Small Lot District: 

http://clerk.ci.seattle.wa.us/~public/toc/23-43.htm 

Waive or reduce development fees for nonprofit-owned housing - Various 

jurisdictions 

Everett regulations - Waiver of fees for low income housing: 

http://www.codepublishing.com/wa/everett/html/Everett16/Everett1672.html

#16.72.070 

King County regulations - Impact fee exemption/reduction for low or 

moderate income housing (Sec. 21A.43.080): 

http://www.kingcounty.gov/council/legislation/~/media/Council/documents

/Clerk/CodeFiles/2--KCCode_PDF/24-30_TITLE_21A.ashx 

Kirkland regulations - Affordable housing impact and permit fee calculation: 

http://www.codepublishing.com/wa/kirkland/html/kirklandz112/KirklandZ112.

html#112.20 

Lakewood regulations - Fee reduction under the Housing Incentives Program: 

http://municode.cityoflakewood.us/show-chapter.php?chap=227 

Port Townsend regulations - System development charge deferrals for low-

income housing: 

http://www.codepublishing.com/wa/PortTownsend/MunicipalCode/PortTow

nsend13/PortTownsend1303.html#13.03.110 

Puyallup regulations - Waiver of fees for low-income housing:  

http://www.codepublishing.com/wa/puyallup/html/Puyallup17/Puyallup1704

.html#17.04.080 

http://www.codepublishing.com/wa/battleground/?battleground17/BattleGround17137.html
http://www.codepublishing.com/wa/battleground/?battleground17/BattleGround17137.html
http://www.codepublishing.com/wa/everett/html/Everett19/Everett1907.html#7.010
http://www.codepublishing.com/wa/everett/html/Everett19/Everett1907.html#7.010
http://www.codepublishing.com/wa/kirkland/html/Kirkland22/Kirkland2228.html#22.28.042
http://www.codepublishing.com/wa/kirkland/html/Kirkland22/Kirkland2228.html#22.28.042
http://online.encodeplus.com/regs/redmond/doc-viewer.aspx#secid-1082
http://clerk.ci.seattle.wa.us/~public/toc/23-43.htm
http://www.codepublishing.com/wa/everett/html/Everett16/Everett1672.html#16.72.070
http://www.codepublishing.com/wa/everett/html/Everett16/Everett1672.html#16.72.070
http://www.kingcounty.gov/council/legislation/~/media/Council/documents/Clerk/CodeFiles/2--KCCode_PDF/24-30_TITLE_21A.ashx
http://www.kingcounty.gov/council/legislation/~/media/Council/documents/Clerk/CodeFiles/2--KCCode_PDF/24-30_TITLE_21A.ashx
http://www.codepublishing.com/wa/kirkland/html/kirklandz112/KirklandZ112.html#112.20
http://www.codepublishing.com/wa/kirkland/html/kirklandz112/KirklandZ112.html#112.20
http://municode.cityoflakewood.us/show-chapter.php?chap=227
http://www.codepublishing.com/wa/PortTownsend/MunicipalCode/PortTownsend13/PortTownsend1303.html#13.03.110
http://www.codepublishing.com/wa/PortTownsend/MunicipalCode/PortTownsend13/PortTownsend1303.html#13.03.110
http://www.codepublishing.com/wa/puyallup/html/Puyallup17/Puyallup1704.html#17.04.080
http://www.codepublishing.com/wa/puyallup/html/Puyallup17/Puyallup1704.html#17.04.080
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Enact inclusionary zoning – Redmond, Federal Way and Kirkland 

Redmond regulations: 

http://online.encodeplus.com/regs/redmond/doc-

viewer.aspx?tocid=003.004#secid-3316  

Federal Way regulations:  

http://www.codepublishing.com/WA/FederalWay/html/FederalWay19/Feder

alWay19110.html#19.110.010 

Kirkland regulations:  

http://www.codepublishing.com/wa/kirkland/html/KirklandZ112/KirklandZ112.

html#112.15 

Offer developers affordable housing incentives – Various jurisdictions 

Marysville regulations - Residential density incentives for affordable housing 

and other public benefits: 

http://codepublishing.com/wa/marysville/html/Marysville22C/Marysville22C0

90.html#22C.090 

Poulsbo regulations - Affordable low income housing density bonus: 

http://www.codepublishing.com/wa/poulsbo/html/Poulsbo18/Poulsbo1870.h

tml#18.70.070 

Shoreline regulations - Affordable housing density bonus: 

http://www.codepublishing.com/wa/shoreline/html/Shoreline20/Shoreline204

0.html#20.40.230 

Snohomish regulations - Density bonus and reduced parking (Municipal Code 

Ch. 14.285, currently unavailable online) 

Seattle regulations – Affordable housing density bonus: 

http://www.seattle.gov/housing/incentives/LandUseCode.htm 

 

 

http://online.encodeplus.com/regs/redmond/doc-viewer.aspx?tocid=003.004#secid-3316
http://online.encodeplus.com/regs/redmond/doc-viewer.aspx?tocid=003.004#secid-3316
http://www.codepublishing.com/WA/FederalWay/html/FederalWay19/FederalWay19110.html#19.110.010
http://www.codepublishing.com/WA/FederalWay/html/FederalWay19/FederalWay19110.html#19.110.010
http://www.codepublishing.com/wa/kirkland/html/KirklandZ112/KirklandZ112.html#112.15
http://www.codepublishing.com/wa/kirkland/html/KirklandZ112/KirklandZ112.html#112.15
http://codepublishing.com/wa/marysville/html/Marysville22C/Marysville22C090.html#22C.090
http://codepublishing.com/wa/marysville/html/Marysville22C/Marysville22C090.html#22C.090
http://www.codepublishing.com/wa/poulsbo/html/Poulsbo18/Poulsbo1870.html#18.70.070
http://www.codepublishing.com/wa/poulsbo/html/Poulsbo18/Poulsbo1870.html#18.70.070
http://www.codepublishing.com/wa/shoreline/html/Shoreline20/Shoreline2040.html#20.40.230
http://www.codepublishing.com/wa/shoreline/html/Shoreline20/Shoreline2040.html#20.40.230
http://www.seattle.gov/housing/incentives/LandUseCode.htm

