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Executive Summary 

The Spokane Association of REALTORS® (SAR) and Spokane public and private sector 

groups have been studying the growing problem of housing demand, lack of sufficient 

inventory of available units, diversity of product and the gap in affordability in recent 

years.  The SAR® reached out to The Counselors of Real Estate Consulting Corps (CRECC) 

to provide expertise, insight, advice and recommendations regarding this growing 

concern with hopes of averting or minimizing a housing crisis in Spokane. 

The Counselors of Real Estate® is an international, invitation-only organization 

consisting of some of the most recognized and respected professionals in the real estate 

service sector.  The CRE Consulting Corps is a volunteer public service initiative of The 

Counselors of Real Estate.  CRE Consulting Corps Teams consists of highly skilled experts 

in diverse areas of the real estate profession who provide insight and actionable plans to 

governments, not for profits, institutions and other owners of real property.  

Five CREs participated in an in-person and virtual team consultancy from September 26 

to October 1, 2021, ǘƻ ǊŜǾƛŜǿ ŀƴŘ ƳŀƪŜ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎ ǊŜƎŀǊŘƛƴƎ {ǇƻƪŀƴŜΩǎ ƘƻǳǎƛƴƎ 

issues. The team interviewed numerous public officials, private citizens, for profit and 

non-profit organizations and community groups.   

The team analyzed housing supply and development; reviewed demographic, market, 

and employment data; examined barriers to development; and evaluated the multiple 

strengths and opportunities that exist, as well as addressed associated weakness or 

threats. The team also identified best practices and models from other communities.  

Stakeholder meetings provided input related to legal constraints, applicable zoning, 

density requirements, incentives and funding sources. The list of interviewees is 

included in the Appendix. 

There are multiple housing studies already in existence which attempt to address some 

of the aforementioned issues. The CRECC team reviewed the recent studies and articles 

ǿǊƛǘǘŜƴ ŀōƻǳǘ {ǇƻƪŀƴŜΩǎ ƘƻǳǎƛƴƎ situation. At the end of the week a presentation was 

made sharing preliminary findings. This report is the detailed result of the CRECC team 

findings and recommendations. 

Key Findings 

¶ There is broad agreement that Spokane is facing a housing crisis.  

¶ Demand for housing in the United States is at its the highest level since 2017.   

9ǾŜƴ ǿƘŜƴ ŘŜƳŀƴŘ ǘȅǇƛŎŀƭƭȅ ǿŀƴŜǎΣ ǘƘŜǊŜ Ƙŀǎ ōŜŜƴ ƴƻ ǎƭƻǿŘƻǿƴ ƛƴ ǘƘƛǎ άǊŜŘ 

Ƙƻǘέ ƳŀǊƪŜǘΦ  {ǇƻƪŀƴŜ ƛǎ ƴƻ ŜȄŎŜǇǘƛƻƴ ǘƻ ǘƘƛǎ ŎǳǊǊŜƴǘ ǘǊŜƴŘΦ Lƴ ŦŀŎǘΣ {ǇƻƪŀƴŜ ƛǎ 

leading on opposite ends of the spectrum as it experiences increased demand, 
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fewer listings, limited product, and rapid price increases. With prices up 30% in 

one year, it ranks in the top 20 cities in the nation in one year price growth.   

¶ In Spokane, 52% of homes sold for under $200,000 just five years ago compared 

to 5% of homes selling for less than $200,000 during the first 8 months of 2021. 

During that same eight-ƳƻƴǘƘ ǇŜǊƛƻŘΣ ƻƴƭȅ мр҈ ƻŦ {ǇƻƪŀƴŜΩǎ ŜƳǇƭƻȅŜŘ 

population could afford a median price home compared to 70% of its employed 

population in 2016. This has significant social implications, e.g. requiring two-

income households, which may particularly impact young families.  

¶ These statistics have significant social and economic implications regarding what 

Spokane will look like in the 21st century and beyond, particularly as it relates to 

young people, its workforce, growing families, and an aging population.  These 

factors will affect the ability to pay for services if the population declines due to 

lack of product availability and diversity.  These facts are fueling growing concern 

ǊŜƎŀǊŘƛƴƎ ŀŦŦƻǊŘŀōƛƭƛǘȅ ŀƴŘ {ǇƻƪŀƴŜΩǎ ŎŀǇŀŎƛǘȅ ǘƻ ǊŜŀǎƻƴŀōƭȅ ƳŜŜǘ ǘƘŜ ƘƻǳǎƛƴƎ 

needs and service demands of its citizens. 

¶ Home equity allows individuals to build wealth and savings for rainy days, as well 

as to build retirement plans.  To enter the housing market, individuals need 

ŜƴǘǊȅ Ǉƻƛƴǘ ǇǊƛŎƛƴƎΦ  {ǇƻƪŀƴŜ Ƙŀǎ ŀ ƴƻǘŀōƭŜ ΨaƛǎǎƛƴƎ aƛŘŘƭŜΩ ƻŦ ǎƳŀƭƭŜǊΣ ƭƻǿŜǊ 

cost housing (often attached, rather than single family format) that allows 

renters to enter the owned housing market. 

¶ An example of a project often cited as a success in Spokane is Kendall Yards, a 

mixed-use community.  It was cited as a possible prototype for future 

development. Having a prototype reduces risk, cost and time and logically 

modeled as a prototype. However, Kendall Yards could not be built today under 

current legislative regulations. 

¶ Spokane has been thorough in evaluating the housing situation and involving 

community members over the past several years. However, even though there is 

a support for diverse house, Nimbyism is very prevalent, making implementation 

difficult.  

¶ Given the vacant land surrounding the city, allowing green field development to 

increase housing seems like an obvious and inexpensive answer, but in the long 

run sprawl has multiple significant costs including resident health, commute 

times, transportation costs, pollution, etc.   

¶ Increasing development to the east is creating congestion along the I-90 

corridor. Expanding road capacity is an extremely expensive and time-consuming 

undertaking.  

¶ Buyers are seeking housing outside of Spokane, even if transportation costs 

increase, because of the lack of product and affordability. 
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Challenges 

The CRE Consulting Corps team was asked to consider the following challenges with 

respect to real estate in Spokane as part of our scope of review: 

¶ SpokaneΩs population is increasing but there is a dwindling supply and lack of 

diversified housing type. 

¶ There is a need for smaller, affordable and accessible housing. 

¶ The limited supply and increased demand caused sales prices to escalate 

exponentially. 

¶ There is an unmet demand for lower to moderate priced for-sale housing and a 

need for rental options. 

¶ CƛǊǎǘ ǘƛƳŜ ōǳȅŜǊǎΣ ȅƻǳƴƎ ǇŜƻǇƭŜ ŀƴŘ άǘƘŜ ƳƛǎǎƛƴƎ ƳƛŘŘƭŜέ ŜƳǇƭƻȅŜŘ Ǉopulation 

are suffering due to rapidly rising prices and not being able to find affordable 

alternatives.  One of the troubling consequences for these groups is not having 

the ability to build equity and subsequent wealth. 

Methodology 

The CRECC team methodology to address these challenges was to follow a process of 

review and study existing documents, interview key stakeholders, consider best 

practices and case studies and obtain feedback on key questions that were raised in 

previous studies.  To that end, the process was as follows: 

¶ Review of all current plans and recommendations in previous studies. 

¶ A site visit was made by 3 of the 5 team members. 

¶ All 5 team members participated in on-site and virtual interviews of key 

stakeholders including elected officials, public and private sector leaders, non- 

profits and others. 

Recommendations 

Following are key recommendations; further detail can be found in the full 

Recommendations section below. 

1. Implementation! Implementation! Implementation!  A plan without an 

ƛƳǇƭŜƳŜƴǘŀǘƛƻƴ ǎǘǊŀǘŜƎȅ ƛǎ ƴƻǘ ŀ ǇƭŀƴΦ  LǘΩǎ ŀ ǿƛǎƘΦ  ¢ƘŜǊŜ ŀǊŜ ǾƛŀōƭŜ 

recommendations from previous plans that should be implemented.  This should 

include the identification of barriers that would make implementation difficult 

and taking steps to mitigate barriers in order to make the recommendations 

actionable. 

2. Create and implement zoning changes that support diversity in housing type and 

lot sizes.  There are numerous examples of how this can be achieved to benefit 

the sustainable growth and development of Spokane. 
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3. Increase the density allowance to provide for more efficient development and 

greater participation in the future of Spokane. 

4. Decrease average lot sizes and modify transition rules. 

5. Encourage the City to hire a Planning Director as soon as possible to lead and 

provide direction and prioritization to the department staff. 

6. Fill other vacant positions in the planning department.  The planning department 

is understaffed now.  Full capacity is needed if planned development is to be a 

priority. 

7. Look at best practices in other cities and states (see case studies in this report as 

examples) and adopt expedited processes to maximize the opportunity for 

increased housing development. The Spokane Community is not alone in the 

need to address housing issues.  Examples of other cities of a similar size and 

structure that have undertaken successful measures to improve housing are 

listed in the Case Study section of the report.  These include: 

¶ Chattanooga, TN ς reinventing of downtown, including waterfront & 

housing 

¶ Madison, WI and Champaign, IL ς controlling sprawl 

¶ Norfolk, VA ς ŀŘŘǊŜǎǎƛƴƎ ǘƘŜ ΨaƛǎǎƛƴƎ aƛŘŘƭŜΩ 

¶ Orlando, FL ς regional coordination 

¶ Minneapolis, MN and Alexandria, VA ς implementing workforce and 

affordable housing solutions 

8. Formalize and prioritize community engagement to provide education on the 

issues in housing to the general public in order to build trust and understanding 

for future cooperation and collaboration. Community engagement has several 

benefits ς it ensures plans for change are well-informed by residents and thus 

are more likely to be effective, increases ownership of agreed-upon changes, 

promotes strong ties and relationships among neighbors, and generates social 

networks and leadership opportunities that build neighborhood capacity to 

sustain change beyond the immediate project.   

9. Prioritize affordable housing near jobs to support businesses and employees 

alike.  This investment is essential to the future of the Spokane community and 

tax base.  

10. Provide certainty when possible. Overall, approval processes and zoning must 

allow for development to occur in a manner that supports affordable housing.  

Uncertain policies, lengthy approval processes and prohibitive zoning that 

requires zoning changes have been shown nationally to increase development 

costs and prohibit new development, particularly of anything other than the 

most expensive housing.  
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11. Incentivize the development of product types that support rentals, entry-level 

ƘƻǳǎƛƴƎ ŀƴŘ άǘƘŜ ƳƛǎǎƛƴƎ ƳƛŘŘƭŜΦέ  Developers and builders are in business.  It is 

ƛƳǇƻǊǘŀƴǘ ǘƻ ǇǊƻǾƛŘŜ άŎŀǊǊƻǘǎέ ǘƻ ƎŜǘ ǘƘŜƳ ǘƻ ŎƻƴǎƛŘŜǊ ǘƘŜ ōŜƴŜŦƛǘǎ ǘƻ ǘƘŜ 

community in diversifying housing types, while making a profit in products that 

may be unfamiliar. 

12. ¦ǎŜ ά/ŀǊǊƻǘ ŀƴŘ {ǘƛŎƪέ ŀǇǇǊƻŀŎƘŜǎΦ ¢ƘŜ ŀōƻǾŜ ŜȄŀƳǇƭŜǎ ŀǊŜ ǘƘŜ ΨŎŀǊǊƻǘΦΩ  {ƻƳŜ 

ŎƻƳƳǳƴƛǘƛŜǎ ŀƭǎƻ ǳǎŜ ŀ ΨǎǘƛŎƪΦΩ {ǇƻƪŀƴŜ ƎƻǾŜǊƴƳŜƴǘǎ ǎƘƻǳƭŘ ŘŜǘŜǊƳƛƴŜ ǿƘŀǘ 

and when they are appropriate for use and make them part of policy. Certainty 

will make this a lot easier for all parties. 

13. Work with government agencies on growth management plans that supports 

denser, environmentally sound development. 

14. Make community engagement a priority on all levels. Community engagement 

relies on different approaches.  Some examples of communities that use 

neighborhood engagement effectively are discussed in the Case Study section of 

the report and include: 

a. Agency-Led: San Francisco ς HOPE SF Leadership Academy  

b. Developer-Led:  Bridge Housing 

c. Resident-Led: New Orleans approach, e.g. The California Association of 

Realtors created the Californians for Homeownership, a non-profit 501-

(c)(3) organization that works to fight unlawful policies and practices that 

limit access to housing foundation. 

15. Because Spokane city is part of a Consolidated Statistical Area that spans 

multiple counties and two states, housing must be considered in a regional 

context.  Otherwise, jobs and housing will continue to become separated which 

will create multiple negative sprawl externalities, including significant 

infrastructure costs, rising commute times, pollution and other detrimental 

health conditions. Examples of communities that address multi-county regional 

housing planning are provided in the Case Studies section, and include the San 

Francisco Association of Bay Area Governments and Walla Walla Washington. 

Homelessness and not for profit organizations attempting to address low-income 

housing concerns were brought up in some of our discussions.  Unfortunately, these 

issues were beyond our scope.  Nonetheless, we strongly urge the stakeholders in 

Spokane to address these concerns. The problem with affordable housing will inevitably 

lead to increased homelessness if not addressed proactively. 
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Conclusion 

It is obvious from our findings that Spokane has a substantial housing shortage problem.  

Solving this problem will require direct action and community support, with the 

cooperation and participation of all local community and market participants, with a 

ǇŀǊǘƛŎǳƭŀǊ ŦƻŎǳǎ ƻƴ ŀŘŘǊŜǎǎƛƴƎ ǘƘŜ άƳƛǎǎƛƴƎ ƳƛŘŘƭŜέ ƘƻǳǎƛƴƎ ŎƻƳǇƻƴŜƴǘΦ   

A number of recommendations have been made to address many of the issues 

pertaining to the housing issues noted in this report. It is important to immediately start 

implementing as many of these recommendations as reasonably feasible.  We are 

hopeful that substantial progress can be made soon to solve the housing shortage issues 

in the City of Spokane. 
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Background and Objectives 

The City of Spokane, Washington, has a population of approximately 214,000, which has 

been rising annually. However, housing supply ς and diversity of housing type ς is not 

increasing sufficiently to meet the need. An adequate supply of housing options is 

critical to quality of life and economic growth and prosperity. Smaller, accessible homes 

are needed to house an aging population. Job growth is projected in healthcare and 

social services, with average salaries lower than the area median, which could fuel 

demand for more moderate-to middle-income housing. When workers cannot afford 

nearby housing, they endure longer commutes, and the entire community suffers 

increased traffic and carbon emissions. In addition, housing is a key social determinant 

of health ς stable housing fosters better physical and mental health outcomes and 

success at school and work.   

Lack of housing production in Spokane has contributed to escalating home prices and 

low vacancy rates. The unmet demand is particularly acute for moderate and lower-

priced homes, such as those that would meet the needs of working families and first-

time buyers. According to James Young, Director of the Washington Center for Real 

9ǎǘŀǘŜ wŜǎŜŀǊŎƘΣ άƭŀŎƪ ƻŦ ǎǳǇǇƭȅ ŦƻǊ ŦƛǊǎǘ ǘƛƳŜ ōǳȅŜǊǎ ƛǎ ŎǊŜŀǘƛƴƎ ŀŎǳǘŜ ǇǊƻōƭŜƳs in the 

{ǇƻƪŀƴŜ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘΦέ ¢ǿŜƴǘȅ-two percent of homeowners and 48 percent of 

renters in Spokane County are cost-burdened, according to Census data reported by 

Mike Kingsella of Up For Growth. Housing demand is expected to increase, as the 

National Association of Home Builders identifies Spokane among the top 20 markets for 

home price growth, and the National Association of REALTORS® Economic forecast finds 

Spokane to be among the top 10 Post-Covid Real Estate Markets. 

Supported by state funding (E2SHB 1923) that is intended to encourage communities to 

provide more housing, the City of Spokane is developing a Housing Action Plan. The 

draft Housing Needs Assessment (the analysis that will underpin the action plan) finds 

ǘƘŀǘ άǘƻ ŀŎŎƻƳƳƻŘŀǘŜ ŦƻǊŜŎŀǎǘ Ƙƻusing needs for the City of Spokane, around 357 

housing units need to be produced per year through 2037. Meeting this forecasted 

housing need is achievable given the City of Spokane has seen 537 units on average built 

ŀƴƴǳŀƭƭȅ ōŜǘǿŜŜƴ нлмл ŀƴŘ нлмфΦέ ! ŘƛǾerse set of stakeholders disagrees with the 

determination that the city is on track to provide sufficient housing; affordable housing 

advocates, developers, and others have come together to question this conclusion, 

identify barriers to increased supply, and propose solutions.  

The Spokane Association of REALTORS® reached out to The Counselors of Real Estate 

requesting the CRE® Consulting Corps provide an unbiased, objective review of relevant 

demographic and housing data, including the data informing the CƛǘȅΩǎ ǇƭŀƴΣ ǎƘŀǊŜ ōŜǎǘ 

practices from other communities, and present feasible, action-oriented solutions to 

increase housing options that will meet the range of community needs.  
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The Counselors of Real Estate® is a community of expertise, talent, and professionalism 

among practitioners recognized as leaders in the real estate industry. The international 

membership of approximately 1,000 CREs share a commonality of integrity, 

competence, community, trust and service.  To assist the Spokane Association of 

REALTORS®, The Counselors assembled a team via the Consulting Corps. The Consulting 

Corps, a public service program of The Counselors of Real Estate, provides real estate 

analysis and action plans for municipalities, not-for-profit organizations, government 

entities, educational institutions, and other owners of real property. CRE® Consulting 

Corps teams provide objective analysis and strategic counsel on how to best leverage 

real estate assets. Each Consulting Corps assignment is conducted by a team of well 

qualified volunteer members of the Counselors of Real Estate with expertise specific to 

the needs of the client. The team delivers unbiased, market driven action steps to 

address a real estate challenge, often enhancing the performance of a property or 

portfolio and improving the financial well-being of the client.  

Process 

The CRE Consulting Corps team conducted a thorough analysis, engaged stakeholders, 

and proposed actionable solutions. The analysis and resulting recommendations 

consider and reflect the needs and priorities of the City of Spokane, the Spokane 

Association of REALTORS®, and community stakeholders. See Appendix B for a list of 

study participants. 

The team analyzed housing supply and development; reviewed demographic, market, 

and employment data; examined barriers to development; and evaluated the multiple 

strengths and opportunities that exist, as well as addressed associated weakness or 

threats. The team also identified best practices and models from other communities. 

Stakeholder meetings provided input related to legal constraints, applicable zoning, 

ŘŜƴǎƛǘȅ ǊŜǉǳƛǊŜƳŜƴǘǎΣ ƛƴŎŜƴǘƛǾŜǎΣ ŀƴŘ ŦǳƴŘƛƴƎ ǎƻǳǊŎŜǎΦ ¢ƘŜ ǘŜŀƳΩǎ ǿƻǊƪ ƛƴŎƭǳŘŜŘΥ 

¶ Obtained copies of all current plans and applicable studies.    

¶ Gathered demographic, market, and employment data using recent estimates 
and projections from local and regional sources including reputable national 
forecasting companies.  

¶ Identified general overall housing market conditions for owned and rental 
housing. 

¶ Conducted a site visit. 

¶ Met with local leadership and key stakeholders such as municipal, county, and 
state leaders (as appropriate), local community groups, real estate 
brokers/agents, developers, builders, affordable housing advocates/developers, 
and area business representatives. 

¶ Reviewed legal constraints, density requirements, and other limits, as well as 
best practices in other places. 
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Recommendations 

Implement Prior Housing Study Recommendations that Support Supply 

While estimates vary, analyses of the Spokane housing market agree that Spokane has a 
housing shortage that is contributing to spiking home prices. Spokane has been 
thorough in its analysis of the housing market over the past several years (see Appendix 
A for a sample list of recent housing studies).  However, many of those 
recommendations have yet to be implemented.  Staff and city council should identify 
barriers to implementation of previous housing study recommendations and 
implement recommendations that support housing supply.  For example, the CRE team 
identified 18 άŀŎǘƛƻƴ ƛǘŜƳǎέ ƛƴ ǘƘǊŜŜ ŘƛŦŦŜǊŜƴǘ ŎŀǘŜƎƻǊƛŜǎ ǘƻ ǎǳǇǇƻǊǘ ƳƻǊŜ ƘƻǳǎƛƴƎ 
development and growth in Spokane and the surrounding community, as detailed 
below.  Note that these recommendations particularly address improving the supply of 
housing, not band-aid approaches such as rent control that will further exacerbate long-
term housing pricing. 

Zoning/Growth Management Act /Comprehensive Plan 

a. Increase density allowances / Decrease average lot sizes / Modify lot size 
transition rule 

b. Allow all different housing types/models / smaller house sizes / accessory 
dwelling units (ADUs), including townhouses, cottages, tiny home developments, 
and allow for and encourage senior housing development 

c. Allow cluster development, Planned Unit Developments (PUDs) 
d. Reduce parking requirements 
e. !ƭƭƻǿ άōȅ ǊƛƎƘǘέ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ƳƻǊŜ ƳƛȄŜŘ-use development 
f. Ensure city code comports with Comprehensive Plan; update/modernize Growth 

Management Act 
g. Encourage conversion of non-residential use properties to residential uses, 

especially those now underutilized 
h. Increase building height allowances for multi-family development 
i. Create more multi-family zones/areas  
j. Ensure higher-density housing projects are close to key transportation corridors 

and not isolated from key services (and/or encourage co-development with key 
services ς άǎƻŎƛŀƭ ŘŜǘŜǊƳƛƴŀƴǘǎ ƻŦ ƘŜŀƭǘƘέύΣ ƛƴŎƭǳŘƛƴƎ ŘŀȅŎŀǊŜǎΣ ōǳǎ ƭƛƴŜǎΣ ƎǊƻŎŜǊȅ 
ǎǘƻǊŜǎ όŜΦƎΦΣ ŜƭƛƳƛƴŀǘŜ άŦƻƻŘ ŘŜǎŜǊǘǎέύΣ ŜǘŎΦ 

k. Encourage and focus new development in closer proximity to jobs (e.g., West 
Plains) 

Development Incentives 

a. Provide multi-family housing tax credits in all jurisdictions 
b. Lower development and all associated housing property development fees 
c. Release LIHTC funds now available 
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Governmental/Structural 

a. Add to city planning staff, even if temporary; fill vacant positions; actively focus 
on updating housing portion of the land use code; hire experienced and well-
qualified Planning Director ς fill this position! 

b. Revise and shorten review and approval process ς include accountable maximum 
time deadlines for each approval; prioritize and expedite proposed housing 
projects, including mixed-use projects with housing components. 

c. Ensure all city departments and staff work together toward same goal. 
d. Grant writer ς focus on seeking grants for subsidized housing, public ς private 

partnerships, etc. 

Improve community engagement in planning. 

Conduct educational programs for neighborhood council and other housing leaders to 
more effectively engage neighborhood residents in the planning process.  These 
processes should also focus on creating avenues to receive broad feedback from the 
community, to develop skills for future leaders and to create the next generation of 
leaders through a young leader program.  These programs can be led by government 
entities, associations or non-profits, and/or private companies or developers.  Examples 
of successful programs are provided in the Creating Success through Community 
Engagement section of the report. 

Implement a communication campaign for voters.   

Housing stakeholders including public and private sectors should coordinate to 
effectively communicate housing solutions to voters.  Housing supply is a complicated 
issue that is controlled by numerous policies and processes and is implemented only 
with the cooperation of government officials, local neighborhoods and private 
companies.  This complexity can make it hard to communicate and difficult for voters to 
understand key underlying principles that impact the housing market, particularly in 
regard to affordability issues.  Band-aid solutions such as rent control are easy to 
understand and may be appealing to voters, but can be detrimental to having affordable 
and quality housing in the long-term.   

Inform state legislators. 

Provide feedback to state legislators regarding the impact of state policies on local 
housing supply.  For example, the Kendall Yards project was often cited as a successful 
prototype for future housing development, but was just as quickly noted as not possible 
to replicate because of the regulatory environment, both at the local and state level.  
Prototypes are important because they can reduce risk and costs while providing quality 
housing that is attractive to local neighborhoods. 
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Coordinate regional planning and prioritize housing near jobs. 

Because Spokane is part of a multi-county and multi-state metropolitan area, we 
suggest closer coordination and planning for housing needs on a regional basis that 
considers prioritizing housing near job locations. Otherwise, developing transportation 
nodes such as new highways, trains or other public transport is extremely expensive and 
slow, requiring multiple layers of local, state and federal support.  Additionally, markets 
that have experienced sprawl have been shown to have longer commute times, more 
expensive transportation costs, higher pollution and worse health outcomes.  

Further study may be needed. 

{ƻƳŜ ǎƛƎƴƛŦƛŎŀƴǘ ƛǎǎǳŜǎ ǊŜƭŜǾŀƴǘ ǘƻ {ǇƻƪŀƴŜΩǎ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ŦŜƭƭ ōŜȅond the scope of the 
ǘŜŀƳΩǎ ǿƻǊƪΦ The following areas may need further analysis: 

a. Homelessness and a lack of availability in community shelters was noted by 
many interviewees as a significant housing issue in Spokane.  Additionally, there 
is a lack of low cost and subsidized units that allow people to move from 
homeless shelters to rental housing when they are ready.  As home prices rise, 
our expectation is that homelessness and the need for subsidized housing will 
become an increasing issue.  This part of the housing market was not reviewed in 
this report.  

b. Social services to support resident growth to housing security should be 
reviewed.   Homeless and low income renters were noted by interviewees to 
need social services to support independence, including services such as 
independent living, skill building, educational and vocational training, and such. 

c. Review policies that impact tenant safety and reduce incentives to rent 
housing.  For example, at lower rent levels, tenants may share housing or even 
rooms.  Landlords must be able to provide safe housing for this part of the 
market, including the removal of tenants for lewd, destructive or violent 
behavior.  Similarly, landlords need effective application processes.  Otherwise, 
rental units will be sold and converted to owner occupied units, particularly 
under conditions of increasing housing prices, and thus removing another part of 
affordable housing supply. 
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Spokane Overview 

Population Growth 

 
WA State Office of Financial Management 

 

The population in Spokane County has grown by more than 56,000 persons and nearly 
12% since 2010, or an average annual rate of 5,125 persons or 1.09% per year, 
according to data compiled by the Washington State Office of Financial Management 
(OFM), which tracks the data.  On a percentage basis, population has grown more in the 
unincorporated county since 2010 than in either of the incorporated communities of 
Spokane or Spokane Valley, with growth in Spokane during the same period averaging 
only 0.71% per year (1,489 persons). 

Population is projected to grow in Spokane County over the next 10-year period by 
ƴŜŀǊƭȅ рлΣллл ƳƻǊŜ ǇŜǊǎƻƴǎΣ ōŀǎŜŘ ƻƴ ŀ άƳŜŘƛǳƳ ƎǊƻǿǘƘ ǎŎŜƴŀǊƛƻέΦ  !ǎǎǳƳƛƴƎ ŀƴ 
average household size of 2.01 persons, and allowing for the loss of some older housing 
ǳƴƛǘǎ ōȅ ŀǇǇƭȅƛƴƎ ŀ ǘȅǇƛŎŀƭ άƳŀǊƪŜǘ ŦŀŎǘƻǊέ ƻŦ мΦмрΣ ǘƘƛǎ ƛƴŘƛŎŀǘŜǎ ǘƘŀǘ нуΣррн ƳƻǊŜ 
housing units will be needed in the county in the coming decade, or an average of 
around 2,855 new housing units per year. 

 

2022-2031 OFM Population Projection 

Medium Growth Scenario, Spokane County 

 

49,904 Population growth 

24,828 Household growth assuming 2.01 persons per household 

28,552 Housing units needed assuming 1.15 market factor 

2,855 Housing units per year needed to support projected population growth 

 
While the population in the City of Spokane has averaged about 0.71% annual growth 
between 2010 and 2021, the total number of housing units added during the same 
period has only grown at an average annual rate of 0.60%, or less than the rate of 
population growth.   



Action Steps to Increase SpokaneΩǎ Housing Supply: CRE Consulting Corps Recommendations  

 

17 

 

While it is projected that nearly 2,900 housing units per year will be needed to support 
future growth in the county, fewer than 2,300 housing units per year have been added 
in the county during 2010 ς 2021, and with only 561 housing units added on an average 
annual basis in the City of Spokane. 

 

Housing Units: 2010 and 2021 

 
Source: WA State Office of Financial Management 

 

Impacts Resulting from the Housing Shortage 

As a result of the housing shortage, home prices locally have been escalating 
significantly.  In the greater Spokane ς Spokane Valley market area, housing prices have 
risen 30% in just the past year (July 2020 ς July 2021). 
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1-YEAR HOUSING PRICE CHANGES 

  

Annual Change 

(Jul-over-Jul) 

1 Boise City, ID 47% 

2 Coeur d'Alene, ID 46% 

3 Idaho Falls, ID 40% 

4 Austin-Round Rock, TX 39% 

5 Pocatello, ID 38% 

6 St. George, UT 37% 

7 Bend-Redmond, OR 36% 

8 Missoula, MT 35% 

9 Sebring, FL 34% 

10 Logan, UT-ID 33% 

11 Cape Coral-Fort Myers, FL 33% 

12 Lake Havasu City-Kingman, AZ 33% 

13 Ogden-Clearfield, UT 32% 

14 Punta Gorda, FL 32% 

15 Provo-Orem, UT 32% 

16 Port St. Lucie, FL 31% 

17 Salt Lake City, UT 31% 

18 Pueblo, CO 30% 

19 Lewiston-Auburn, ME 30% 

20 Spokane-Spokane Valley, WA 30% 

21 Phoenix-Mesa-Scottsdale, AZ 30% 

22 Lakeland-Winter Haven, FL 29% 

23 Sierra Vista-Douglas, AZ 29% 

24 Homosassa Springs, FL 29% 

25 Stockton-Lodi, CA 29% 
Source: Freddie Mac Home Price Index 
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The most significant impact of the housing shortage is that a diminishing percentage of 
workers in the community can afford local housing.  The following chart reflects this 
trend:  in 2016, or just 5 years ago, 70% of local employees could afford a $250,000 
median-priced home; by 2021, only about 15% of employees could afford what is now a 
more than $450,000 median-priced home. 
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Spokane Housing Crisis 

The strength of, and changes in, the Spokane housing market are most readily 
demonstrated by the significant changes in median house prices in the market.  In 2016, 
the median home price in the Spokane market was $179,000; in 2020, the median home 
price increased to $300,000.  This reflects a 68% increase over only a 4-year period, or 
an average annual increase of about 17%.  Home sale prices increased around 30% in 
the past year alone in the Spokane area.  By 2021, 55.6% of homes sold were priced at 
$350,000 or higher as compared to only 8.9% sold in this price range just five years ago.  
Conversely, few entry level homes are now available for sale as compared to more than 
half of sales occurring at less than $200,000, as shown in the graph below.  Inventory 
levels of available homes listed for sale have declined dramatically, with currently only 
about a two-week supply of homes available for sale.   

 

According to the U.S. Census, Spokane is part of the SpokaneςSpokane ValleyςCoeur 
d'Alene, WAςID CSA combined statistical area (SSC CSA), which includes Spokane 
County, Stevens and Pend Oreille Counties to the north and Kootenai County in Idaho to 
the east.  CSAs are defined by the U.S. Census as areas in which residents have 
employment connectivity.  Spokane city is by far the largest city in the CSA and a hub for 
commerce, jobs and health care in the broader region.  The SSC SCA has grown 
substantially over the past few decades, more than doubling in population base since 
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1970, and up by 56% since 1990.  While new construction has not kept up with 
population growth in Spokane, new construction has been pushed east to Spokane 
Valley and the adjacent Kootenai County in Idaho where 59% of the housing stock has 
been built since 1990 as compared to only 35% in Spokane County. 

 

Housing Stock Age: Spokane County vs Kootenai County 

 
 

!ǎ ǘƘŜ ŎŜƴǘŜǊ ƻŦ ǘƘŜ ŀǊŜŀΩǎ ǊŜǎƛŘŜƴǘ ǇƻǇǳƭŀǘƛƻƴ ƳƻǾŜǎ ŦǳǊǘƘŜǊ ŜŀǎǘΣ ǘǊŀŦŦƛŎ Ŏƻƴgestion is 
increasing on I-90 and will be difficult to improve.  For example, the North Spokane 
Corridor, which is under construction and is designed to improve freight and commuter 
north-south traffic along the Eastern border of Spokane by better connecting I-395 to I-
90, has been decades in the making, involved multiple levels of local, state and federal 
funding, and is estimated to cost well in excess of $1 billion. 

Apartment vacancy levels are very low also, with an overall vacancy rate of only about 
0.5%.  With the limited available supply of apartments to rent, rents have also been 
increasing significantly in the Spokane area.   

The limited inventory of houses listed for sale, along with the extremely low apartment 
vacancy rates, highlights the need for housing of all types across all segments and in all 
neighborhoods and sectors of the Spokane market. 
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SWOT Analysis 

Strengths 

¶ People are attracted to the area 
nationally - area is experiencing 
population and job growth 

¶ Relatively low costs as compared 
nationally 

¶ Interstate highway 

¶ Commitment to housing studies involving 
community feedback 

¶ Existing neighborhood councils  
 

Weaknesses 

¶ Downtown river not fully utilized as a 
community gathering and entertainment area 

¶ Slow implementation of recommendations from 
previous housing studies 

¶ Slow entitlement process 

¶ Current zoning does not support creation of 
workforce housing 

¶ Slow methods for changing same  
 

Opportunities 

¶ Beautiful river downtown with some 
current retail nearby that could be more 
fully utilized to create a better 
community gathering place 

¶ Land available within city limits, 
particularly downtown 

¶ Potential government incentives 

Threats 

¶ State boundary within CSA / Idaho increasing 
housing faster which stresses infrastructure 

¶ Infrastructure, e.g., roads, expensive to expand 
and maintain  

¶ Increasing sprawl will  

¶ Homelessness 

¶ Climate change 

 

For every weakness there is an opportunity.  For example, it is our understanding that 
there are many in the region who commute more than an hour to work in jobs that 
match their skill set.  It would be ideal if career and training opportunities became 
available closer to home, before these highly skilled workers relocate. 

All these SWOT items must continually be taken into account in the development and 
implementation of a strategy to increase housing availability in Spokane. If new SWOT 
items are identified, include them. If items change, modify them. 
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Making Change Possible Through Zoning 

Developers and builders in the Spokane region regularly opined to our Team that no 
ƭŀƴŘ ǿŀǎ ŀǾŀƛƭŀōƭŜ ƛƴ ǘƘŜ ŎƛǘȅΦ ¢ƘŜ ¢ŜŀƳΩǎ ƛƳǇǊŜǎǎƛƻƴ ƻŦ ǘƘŜ Ŏƛǘȅ ǿŀǎ ƴƻǘ ŎƻƴǎƛǎǘŜƴǘ:  

¶ in the central area, vacant/parking lots were quite common, 

¶ in neighborhood centers this was also the case,  

¶ large swaths around the edge of the city were unplatted/unbuilt,  

¶ in single-family zones vacant lots were less common, but single-family zones are 
extensive, typical lot coverage is low, and some homes were in poor condition.   

The Team believes one primary reason for this discrepancy of views lies in the 
relationship of economically feasible housing production to the Spokane Zoning Code 
and the processes required to change the Code or achieve exceptions.  

Lot Size 

The most basic code issue, and the one with the most impact, is the minimum allowable 
lot size. The vast majority of land in Spokane is zoned single family, RSF. The map below 
ƎƛǾŜǎ ŀƴ ƻǾŜǊǾƛŜǿ ƻŦ {ǇƻƪŀƴŜΩǎ ȊƻƴƛƴƎΣ ǿƛǘƘ ƭƛƎƘǘ ȅŜƭƭƻǿ ƛƴŘƛŎŀǘƛƴƎ ǘƘŜ w{C ȊƻƴŜΦ   

 



Action Steps to Increase SpokaneΩǎ Housing Supply: CRE Consulting Corps Recommendations  

 

24 

Other residential zones are:  

¶ RA: Residential-Agricultural 

¶ RSF: Residential Single Family 

¶ RSF-C: Residential Single Family Cottage 

¶ RTF: Residential Two Family 

¶ RMF: Residential Multi-Family 

¶ RHD: Residential High Density  

Minimum Lot sizes allowed in all R zones are shown below in Development Standards 
Table. The critical minimum size is 4,350 sf, or one tenth of an acre, for the ubiquitous 
w{C ȊƻƴŜǎΦ ¢ƘŜ ƳƛƴƛƳǳƳ w{C ƭƻǘ ǿƛŘǘƘ ƛǎ плΩΦ ά/ƻƳǇŀŎǘέ ƭƻǘǎ Ƴŀȅ ōŜ ŀǎ ǎƳŀƭƭ ŀǎ оΣллл 
ǎŦΣ ǿƛǘƘ ŀ ǿƛŘǘƘ ƻŦ осΩΣ ƛƴ w{C ȊƻƴŜǎ ǿƛǘƘƛƴ мΣоллΩ ƻŦ ŀ ŎƻƳƳŜǊŎƛŀƭ ȊƻƴŜ ŀƴŘ ŀǎ ǇŀǊǘ ƻŦ ŀ 
development no greater than 1.5 acres.  

Development Standards  

TABLE 17C.110-3 DEVELOPMENT STANDARDS [1] 

DENSITY STANDARDS 

  RA 
RSF & RSF-

C 
RTF RMF RHD 

Density - 
Maximum 

4,350 (10 
units/acre) 

4,350 (10 
units/acre) 

2,100 (20 
units/acre) 

1,450 (30 
units/acre) 

-- 

Density - 
Minimum 

11,000 (4 
units/acre) 

11,000 (4 
units/acre) 

4,350 (10 
units/acre) 

2,900 (15 
units/acre) 

2,900 (15 
units/acre) 

MINIMUM LOT DIMENSIONS 

LOTS TO BE DEVELOPED WITH: 

Multi-Dwelling Structures or Development 

  RA 
RSF & RSF-

C 
RTF RMF RHD 

Minimum 
Lot Area 

  
  

  
  

2,900 sq. 
ft. 

2,900 sq. ft. 

Minimum 
Lot Width 

  
  

  
  25 ft. 25 ft. 

Minimum 
Lot Depth 

  
  

  
  70 ft. 70 ft. 
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Minimum 
Front Lot 
Line 

  
  

  
  25 ft. 25 ft. 

  RA 
RSF & 
RSF-C 

RTF RMF RHD 

Compact Lot Standards [2] 

Minimum 
Lot Area [3] 

  
3,000 sq. 

ft. 
      

Minimum 
Lot Width 

  36 ft.       

Minimum 
Lot Depth 

  80 ft.       

Minimum 
Front Line 

  30 ft.       

Attached Houses as defined in SMC 17A.020.010 

Minimum 
Lot Area 
[3] 

7,200 sq. 
ft. 

4,350 sq. 
ft. 

1,600 sq. 
ft. 

 1,450 sq. 
ft. 

None 

Minimum 
Lot 
Width 

40 ft. 40 ft. 
36 ft. or 

16 ft. with 
alley  

Same 

  

Same 

  

Minimum 
Lot 
Depth 

80 ft. 80 ft. 50 ft. None None 

Minimum 
Front Lot 
Line 

40 ft. 40 ft. 
Same as 
lot width 

Same as 
lot width 

Same as lot Width 

Detached Houses 

Minimum 
Lot Area 
[3] 

7,200 sq. 
ft. 

4,350 sq. 
ft. 

1,800 sq. 
ft. 

1,800 sq. 
ft. 

None 

Minimum 
Lot 
Width 

40 ft. 40 ft. 36 ft. 25 ft. 25 ft. 

Minimum 
Lot 
Depth 

80 ft. 80 ft. 40 ft. 25 ft. 25 ft. 

Minimum 
Front Lot 
Line 

40 ft. 40 ft. 30  ft. 25 ft. 25 ft. 
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The chart below, Lot Sizes vs House Sizes, illustrates three alternatives for comparison:  

1. Single-family fee-ǎƛƳǇƭŜ ǘƻǿƴƘƻǳǎŜǎ Ŏŀƴ ǊŜŀŘƛƭȅ ōŜ ōǳƛƭǘ ƻƴ ƭƻǘǎ мсΩȄ улΩ ƻǊ нлΩȄ 
улΩΣ мΣнлл ǎŦ ǘƻ мΣслл ǎŦΦ ¢ƘŜǎŜ ƭƻǘǎ ŎƻǳƭŘ ǎǳǇǇƻǊǘ ƘƻƳŜ ŀǊŜŀǎ ƻŦ мΣплл sf to 2,700 
sf, with 2-3 stories, and could include parking, covered or uncovered.  

2. Spokane code-compliant single-family detached houses would require minimum 
ƭƻǘ ŘƛƳŜƴǎƛƻƴǎ ƻŦ плΩ Ȅ улΩΣ ōǳǘ ƴƻǘ ƭŜǎǎ ǘƘŀƴ порл ǎŦΤ ǘƘŜ ǎŀƳŜ ƘƻƳŜ ŀǊŜŀ ƛǎ 
assumed but on one floor.  

3. One type of typical Spokane code-compliant single-family detached house is built 
ƻƴ ŀ ƭƻǘ ррΩ Ȅ мпр ǿƛǘƘ ŀƴ ŀǊŜŀ ƻŦ тΣфтр ǎŦΦ ¢Ƙƛǎ ƭƻǘ ǎƛȊŜ ƛǎ ŎƭƻǎŜ ǘƻ ŀǎ ƭŀǊƎŜ ŀǎ 
possible without being dividable, that is, it could not be divided into two code-
compliant lots so it must stay as is. 
 

Lot Sizes vs House Sizes 

 

The townhouse style is well accepted by markets in many parts of the U.S., although it is 
not yet common in Spokane. If townhouse lot sizes were accepted under Spokane code, 
ŀ ǘȅǇƛŎŀƭ ōƭƻŎƪ ƛƴ b {ǇƻƪŀƴŜ ƻŦ нтрΩ Ȅ сллΩΣ ǿƘƛŎƘ ƴƻǿ ǎǳǇǇƻǊǘǎ нп ǎƛƴƎƭŜ-family homes, 
could support 60 single family townhouses. Cottage-style single family developments 
and ƻǘƘŜǊ άǘƛƴȅ ƘƻǳǎŜέ ƻǊ ƳŀƴǳŦactured home developments could similarly provide 
more homes in the same land area.  
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For Spokane, the Team focused on ownership using fee-simple ownership solutions. The 
current legal status of condominiums in Washington State, due to provisions about 
liability, requires extreme insurance coverage, rendering developing them unprofitable. 
There are a multitude of methods for adding housing at lower costs in Spokane without 
ŀǘǘŜƳǇǘƛƴƎ ǘƻ ǊŜǿǊƛǘŜ ǘƘŜǎŜ ǎǘŀǘŜ ƭŀǿǎΤ ōŜŎŀǳǎŜ ƻŦ {ǇƻƪŀƴŜΩǎ ǳǊƎŜƴǘ ƴŜŜŘǎΣ ƻǳǊ ¢ŜŀƳ 
chose to focus on these other methods. This should not, however, preclude the use of 
neighborhood associations to handle jointly-owned land or facilities, as long as the 
individual homes are fee-simple.  

Transition Zones 

Several areas of the Zoning Code besides those around minimum lot sizes impact the 
ability to build higher density fee-simple housing. Removing or changing these would 
facilitate housing development. 

The Transition Requirement in SMC 17C.110.200C.1 of the Code intends to require 
minimum lot sizes that transition from those of adjacent properties, if larger, to those 
further away. Unfortunately, this has the impact of increasing already large as-of-right 
lot sizes, creating a chilling effect on housing development. 

Short Plats  

SMC 17G.060 and SMC 08.02.064B.5 describe the process and fees required to change 
property lines within a parcel of land. Creating a streamlined process for limited size 
parcels with city infrastructure in place will add surety and cut time frames for small 
developments  

PUD Requirements  

A stellar example of a PUD named Kendall was built along the river in central Spokane. 
Unfortunately, the current code prevents other such developments, which are sorely 
needed.  
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Photos of Kendall taken by Jackie Buhn, CRE. 

Legislative Process for Changing the Zoning Code 

{ǇƻƪŀƴŜΩǎ ŜƭŜŎǘŜŘ ƻŦŦƛŎƛŀƭǎ ŀǊŜ ŀƭƭ ōǊƻŀŘƭȅ ƛƴ favor of finding ways to add housing to the 
region, although it is likely that their specific focusses vary. One method of initiating 
legislative change is via the state-required 5-year updates to the GMA Plan, which 
includes a significant housing section. For this update, City Council adopted a Housing 
Action Plan in July 2021. City Council added an Implementation Plan as an 
amendment to the Housing Action Plan that included a comprehensive list of actions 
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intended to increase housing production.  

While most or all of the recommendations would be useful, prioritization and focus is 
needed to select and enact the most useful rapidly. A limited resolution, brought 
forward while the Team was in Spokane, was voted on and defeated, we understand 
because it did not go far enough. This resolution included the four points discussed 
above:  

1. Decreasing minimum lot sizes throughout RSF zones to 1650 sf, increasing 
allowable coverage to 70%, and removing lot width minimums; 

2. Removing the Transition requirement entirely; 
3. Simplifying the process for small replatting permits and making it less expensive; 
4. Changing the PUD rules so they can be used.  

These changes would likely have a sweeping impact on housing production in Spokane, 
once the developer and builder community test the changed rules, which would require 
some time and assistance. Other areas of the code should be addressed as well, 
specifically areas focused on mid-and high-rise rental housing. It is not clear whether 
this less-restrictive zoning would be enough to create housing affordable by low-income 
or workforce-level families, particularly as it would likely spur quick increases in land 
costs and values. Other supports may be needed.  

If and when a resolution such as that described above is passed, it does not immediately 
become part of the Zoning Code. The City Planning Commission must convene and 
require the City Planning staff to study, and then create, the changes. Our 
understanding is that this staff is currently not only without a leader but also 
overwhelmed with a series of critical responsibilities. Thus, a key next step in increasing 
housing availability is to support and direct City Planning staff, including with potential 
new temporary or permanent hires.  
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Other Potential Housing Approaches 

Other reasons for not building housing in the city include those listed below. The third is 
the most often cited, and relates directly to the disconnect between the third and 
fourth. Our team has chosen not to address the GMA limits directly, for two reasons: (1) 
they are political derived, not real-estate based, and (2) changes in the GMA are not 
only not needed to address the housing shortage, as shown throughout this study, but 
may worsen it in the long run, as more spread-out housing creates higher intrinsic costs 
of infrastructure. 

1. Readily buildable land is often held by owners who do not currently wish to 
build, or by the city for various reasons. 

2. The state GMA strictly limits development outside the city, and has allotted most 
of its allowable units inside the city. 

3. The city does not wish to expand by annexation, and the GMA discourages this 
as well, in order to avoid sprawl (see Sprawl is Bad herein). 

4. Developers and builders are accustomed to building a certain type of product 
(e.g., single family on a 1/10-acre lot) and do not wish to re-train. 

Finally, market pressures may not support denser housing, although this is less likely 
than it used to be due to the dramatic need nationally for well-located but less 
expensive housing for the workforce.   
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Incenting Developers and Builders 

Economic Underpinnings 

Excessive risk discourages development. A major premise in development is that the 
reward, typically measured as the return on investment, must be commensurate with 
risks involved. Any activity yielding less than a safe rate of return, such as that generated 
by a treasury note, is suspect. 

Real estate activity is among the most risky of standard investment types. Within real 
estate, the least risk is associated with the purchase of an existing asset providing 
verified income. The most risk is involved with new development.    

 

Following these principles, iŦ ǘƘŜ Ŏƻǎǘ ŀƴŘ Ǌƛǎƪ ŘƻƴΩǘ ƧǳǎǘƛŦȅ an activity, capital will flow 
elsewhere. More specifically, the development will simply not occur. 

¶ When value exceeds cost, capital will flow to that activity 

¶ When cost exceeds value, capital will drift away 

Elements of risk include uncertainty, and the nature of that uncertainty varies by the 
nature of the real estate activity. Both new development (greenfield activity) and 
redevelopment (redeployment of existing properties) have uncertainties particular to 
their character. Having said that, they share a common theme: the greater the 
uncertainty, the more likely that the risk involved also has a time dimension requiring an 
even higher rate of return and logically higher costs. For housing, those higher costs are 
then recognized as higher sale prices or higher rents.  

Stated more simply, the more time it takes to build, the less likely that building 
becomes: TIME kills deals. 

In the case of Spokane, uncertainties abound, including but not limited to   
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¶ Major growth controls exercised by Washington state; 

¶ Neighborhoods resistant to change; 

¶ Failures to acknowledge social and economic benefits of new housing initiatives; 

¶ Complex and circuitous process of local approvals; 

¶ A lack of urgency from officials regarding approving entitlements,  

¶ Signals supporting but limiting actions advancing more affordable housing; and  

¶ Lack of coordination among area governments that might benefit from actions 
supporting more affordable housing initiatives.  

The only thing worse than a long time frame for development is an uncertain time 
frame; Spokane excels at both. Achieving a variance from existing zoning requires 
months if not years. Adding this time and risk to a development project, particularly a 
small one, is prohibitive. The chart below shows that higher costs correlate with 
complex entitlement processes.  

 

These challenges are especially difficult ones in a well-defined area where the supply of 
land is perceived to be limited, requiring ŘŜǾŜƭƻǇŜǊǎ ŀƴŘ ōǳƛƭŘŜǊǎ όά5.έ ƛƴ ǘƘƛǎ ǇŀǇŜǊύ to 
be more thoughtful about their housing strategies and options. It is reasonable to 
speculate that within the City of Spokane where parcels and policy are strongly 
influenced by neighborhood context, the housing industry must address:  

¶ Infrastructure 

¶ Context 

¶ Small projects 

¶ Site configuration 

¶ Underwriting 

While the risks of development within a discrete setting cannot be entirely eliminated, 
there are a number of ways to mitigate those risks and favorably influence housing 
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prices. The key to these ideas is:  

¶ Recognizing that these risks and challenges are real; 

¶ Recognizing that they are a barrier to housing production;  

¶ Understanding that the larger community will experience both social and 
economic benefits by encouraging alternative forms of form of development and 
activity with incentives sufficient to enhance certainty and promote more rapid 
action. 

A number of ideas are being considered in Spokane but all of them should be weighed, 
ranked and evaluated with the following ideas in mind: 

¶ Time, risk and perspectives affect outlook; 

¶ Risk is greatest during initial stages; 

¶ Return is significantly affected by the timing of cash infusions or other publicly 
proffered support; 

¶ Most local governments will be 
adverse to front end support or 
assistance, but it is often the most 
critical; 

¶ If, with support, a development 
cannot be justified financially, it 
may be appropriate to rethink the 
venture. 

Combining these in a functional strategy is 
an art form! 

For Spokane DBs, quick and predictable 
approvals of economically feasible plans 
for housing is the goal. Since Spokane as a 
whole strongly supports and needs 
additional housing, this is a goal for the 
city as a whole.  As-of-right zoning with 
smaller lots would change this picture significantly.  

Neighborhoods and Neighborhood Councils 

Currently DBs are unable to build middle-density fee-simple housing in Spokane at all 
because of zoning laws; the smaller lot sizes required are not permitted. Zoning 
exceptions are cumbersome and would include a public comment period, the support of 
City Council, the Planning Commission, the Planning Department staff, and the relevant 
Neighborhood Council.  

Some Neighborhood Councils are popularly believed to oppose change in their areas, 
although this may be a misperception. The Team was able to speak with a member of 
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ǘƘŜ /ƘƛŜŦ DŀǊǊȅ tŀǊƪΩǎ Neighborhood Council who relayed that more housing was 
strongly desired in her neighborhood, and there were many vacant lots on which it 
could be built. She expressed a desire for less expensive housing and did not object to 
ǎƳŀƭƭŜǊ ƭƻǘ ǎƛȊŜǎΦ {ƘŜ ŎƘŀǊŀŎǘŜǊƛȊŜŘ /ƘƛŜŦ DŀǊǊȅ tŀǊƪ ŀǎ ŀ άŦƻǊƳƛŎŀ ƴŜƛƎƘōƻǊƘƻƻŘΣ ƴƻǘ ŀ 
ƎǊŀƴƛǘŜ ŎƻǳƴǘŜǊ ǘƻǇ ƴŜƛƎƘōƻǊƘƻƻŘέΦ The Team also spoke with representatives of the 
Rockwood neighborhood who believed Spokane needed additional housing, but thought 
of this as occurring primarily in other areas or outside the city.  

The entire community, including homeowners, renters, policy makers, neighborhood 
residents, and DBs, all play a part in the planning and implementation of housing 
strategies. Ideally, they would all be in agreement about the size and type of houses 
needed, and would recognize that efficiencies are possible by focusing on smaller 
houses and lots. The social cost of overconsuming housing (bigger homes on bigger 
parcels) is that many are priced out of the market for affordable shelter.   

Generally, there are clear goals but dynamic tensions. 

¶ Mix of land: uses may encourage multifamily and conflict with zoning practices 

¶ Ownership: does this remain the desired norm 

¶ Mix of price levels: at odds with exclusionary zoning practices 

¶ Good design: often perceived as costly or difficult to define 

¶ Density: Perceived as lowering home values, and is more costly per SF/raises 
land costs 

¶ Reinvest in existing communities: costly relative to greenfield development 

¶ Make development decisions fair and predictable: loss of control 

¶ Encourage citizen participation: resistance to change 

Whatever the specific action, the broader solutions largely center on a new vision for 
housing, and recognition that all members of the community play a part and fulfill key 
roles.  Comprehensive approaches to housing development may include the long valued 
standard of the conventional single family home with a large and often environmentally 
unsustainable landscape, but smaller homes need to be encouraged through land use 
regulations as well as tax structure. Building size minimums need to be scrutinized 
regarding their alleged public health and safety benefits. Broad public policy 
considerations should involve reconsidering the reasons for the priority given to home 
ownership and should include other forms of housing.  

The Team emphasizes that the Neighborhood Councils are a useful way to streamline 
the public process while giving both individual citizens and DBs fair consideration: the 
variety of individual interests and mini-groups that may exist within any area can be 
consolidated into the Neighborhood Councils, providing DBs the clarity and certainty of 
one-stop-shopping in learning the desires and predilections of a particular area. It is 
always possible that Neighborhood Councils will fail to fairly represent all their 
constituents, or that DBs will fail to engage meaningfully with the Neighborhood 
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Councils, but the framework is a useful start.  

Developer/Builder Decision Parameters ς Current Situation 

This section lays out parameters and examples for economically feasible smaller housing 
developments, assuming zoning changes discussed above are made. It demonstrates: 

¶ For neighborhoods and citizens, the types of developments that may be possible 
in their neighborhoods. 

¶ For government officials, what they are enacting for their voters. 

¶ For small DBs, the path to feasible, aka profitable, housing development in 
Spokane. 

This does not address larger developments; these can be handled through PUDs once 
the Zoning Code is amended. PUD developments and mid- or high- rise developments 
are typically undertaken by larger development companies that may already understand 
the proposed changes or have the capacity to update and build to them internally.  

This also does not directly address the issue of adding rental units; we are hopeful that 
more units generally will result in more rentals, although some state laws are currently 
impairing this process, particularly for smaller owners.  

[ŜǘΩǎ ƭƻƻƪ ŦƛǊǎǘ ŀǘ ǿƘȅ ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ŎǳǊǊŜƴǘƭȅ ƘŀǇǇŜƴƛƴƎ ŀǎ ƛǘ ƛǎ ƛƴ ǘƘŜ {ǇƻƪŀƴŜ ǊŜƎƛƻƴΦ 
The region has three types of land areas that have distinct requirements:  

¶ Inside the city of Spokane,  

¶ as well as within other nearby Washington State cities 

¶ Outside regulated cities in Washington State 

¶ Outside Washington State, in Idaho 

Currently, housing is being built rapidly in Idaho, not at all in areas outside Washington 
State urban growth zones, more in other regional Washington State urban areas than in 
Spokane, and least in Spokane. (See the Spokane Housing Crisis section above.)  In all of 
these areas, certain exogenously determined costs are similar:  

¶ The costs of lots that are similarly improved. Lots cost more in urban areas with 
streets and utilities, but this is offset by the fact that the developer must provide 
infrastructure in unbuilt areas. The difference then comes down to construction 
costs, which are similar.   

¶ The cost of construction (assuming the same design and specs). The cost of labor 
and material are similar across the region; DBs are competing for the same 
people and products.   

¶ Cost of financing. Lenders are not likely to notice political boundaries specifically, 
although they certainly take the results of these boundaries into account. 

¶ /ƻǎǘǎ ƻŦ ǎŀƭŜΦ ¢ǊŀƴǎŦŜǊ ǘŀȄŜǎ Ƴŀȅ ǾŀǊȅ ōǳǘ ŘƻƴΩǘ ƘŜǊŜ; commissions are also said 
to be similar throughout the region. 
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¶ Sale price per square foot. Prices for exactly the same built product would be 
similar, although location ultimately has a significant impact here. The market 
values, for instance, proximity to transit and work, but devalues proximity to 
neighbors.  

What varies is primarily the time to achieve entitlements and costs of fees and required 
construction quality. The chart below shows the difference in returns, here calculated as 
an IRR (internal rate of return) over time. Returns are significantly better in an area with 
shorter time and building requirements. 

 

Assumptions for the above very generalized analysis include:  

¶ House size of 1,750 sf, as part of a larger development 

¶ Construction costs at $225/sf, lower in Idaho due to lower sales tax 

¶ Sales value of $350/sf of house 

¶ Costs of sale at 7% 

Returns are a necessary part of creating housing in the private market: DBs must be able 
to pay potential investors a competitive risk-adjusted amount for investing in their 
project instead of investing, for instance, in the stock market. DBs must also pay 
themselves and their staff a risk-adjusted amount for the time and effort required to 
create the development. Parameters for reasonable returns are often quoted as shown 
below, but these returns are typically shown as projections and are inaccurate for 
completed projects. They also vary with other market parameters.  

¶ Acquisition of stabilized asset: 5-10% IRR 

¶ Development in established area: 10-15% IRR 

¶ Development in unproven area: 20-25% IRR 
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Due to unacceptable returns, it is not currently reasonable to expect housing 
construction from the private market in Spokane. 

¢ƘŜ άaƛǎǎƛƴƎ aƛŘŘƭŜέ  

Several factors have led to a shortage of a variety of housing in the United States. The 
US housing market is undergoing a major shift. Demand for the post WWII era of 
sprawling subdivisions with single detached homes is changing. Aging baby-boomers are 
looking to downsize from their 2-story colonials to one-story cottages.  

On the other hand, Millennials seek the amenities of the urban center with walkable 
neighborhoods close to dining, shopping, and cultural attractions. The birth rate is the 
ƭƻǿŜǎǘ ƛǘΩǎ ōŜŜƴ ƛƴ ŘŜŎŀŘŜǎ ό¦{ /ŜƴǎǳǎύΦ  IƻǳǎŜƘƻƭŘǎ ŀǊŜ ǎƳŀƭƭŜǊ ŀƴŘ ǘƘŜ ƴǳƳōŜǊ ƻŦ 
single person households is expected to increase.  

Also, fewer families can afford the traditional single-family detached homes. Close to 
half of rents and nearly a quarter of owner households are cost burdened and spending 
more than 30% of their income on housing (Harvard University). The median sells prices 
for homes continues to skyrocket. 

On the deǾŜƭƻǇŜǊ ǎƛŘŜΣ ǘƘŜ Ŏƻǎǘ ƻŦ ƭǳƳōŜǊ Ƙŀǎ ƧǳƳǇŜŘ ǎƛƴŎŜ ǘƘŜ ǇŀƴŘŜƳƛŎΦ ά! ǊŜŎŜƴǘ 
[National Association of Home Builders] NAHB analysis found that the jump in lumber 
costs added about $36,000 to the average price of a new single-family home (State of 
ǘƘŜ bŀǘƛƻƴΩǎ Housing, Harvard University, 2021).  

Builders are facing barriers to construction with the lack of skilled labor and restrictive 
ŘŜǾŜƭƻǇƳŜƴǘ ǊŜǉǳƛǊŜƳŜƴǘǎΦ ά! нлму ǎǳǊǾŜȅ ƻŦ ƭŀƴŘ ǳǎŜ ǇǊŀŎǘƛŎŜǎ ƛƴ ƴŜŀǊƭȅ нΣулл 
communities found that 93 percent imposed minimum lot sizes in their jurisdictions. 
Some 40 percent of these communities set a one-acre minimum, including 27 percent 
with two-ŀŎǊŜ ƳƛƴƛƳǳƳǎΦέi These factors can drive up the price of development with 
limited amounts of land and higher material costs. 

Solution 

¢ƘŜ άaƛǎǎƛƴƎ aƛŘŘƭŜ IƻǳǎƛƴƎέ ƛǎ ŀƴ ƛǎǎǳŜ ŦƻǊ ŎƛǘƛŜǎ ŀŎǊƻǎǎ ǘƘŜ ƴŀǘƛƻƴΦ ¢ƘŜ ǇƘǊŀǎŜ ǿŀǎ 
coined by architect and principal of Optics Design, Dan Parolek, who wrote the book, 

άaƛǎǎƛƴƎ aƛŘŘƭŜ IƻǳǎƛƴƎΦέ Lǘ ƛǎ ŘŜŦƛƴŜŘ ŀǎΣ άtransformative concept that highlights a 
time-proven and beloved way to provide more housing and more housing choices in 
sustainable, walkable placesέii. 

Missing middle housing provides for a variety of housings units, such as fourplexes, 
duplexes, cottage courts and multiplexes on a single-family home lot. It is built in 
locations between detached homes and mid to high rise multiple family apartments. It 
does not focus on income level, but rather form and allows more units to be built on a 
single-family home lot. 
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!ŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ ǿŜōǎƛǘŜΣ άThese house-scale buildings fit seamlessly into existing 
residential neighborhoods and support walkability, locally serving retail, and public 
transportation options. They provide solutions along a spectrum of affordability to 
address the mismatch between the available U.S. housing stock and shifting 
demographics combined with the growing demand for walkability.έ 

A typical structure is 2.5-stories in height and contains 4-8 units. Cottage courts are 4-8 
units on a lot and 1.5-strories in height. Such units were common in urban cities prior to 
the 1940s. However, after WWII when government back loans were plentiful along with 
large swaths of undeveloped land in the suburbs. Detached single family homes were 
codified in the exclusionary zoning districts that are prominent today.  

Example 

Most suburban cities in the US have single family residential zoning with large minimum 
lot sizes and setback and side yard requirements for detached units. Cities such as 
Norfolk, VA, Grand Rapids, MI, and Minneapolis, MN, have adopted changes to the 
ordinances and development process to allow for small-scale development with 4 or 
more units as a by-right use in single-family residential districts.  

Norfolk, VA, is located on the waterfront in southeastern Virginia. Population is just over 
244,000. It is home to a massive naval base, The Naval Station Norfolk, located on 
Chesapeake Bay.  Norfolk faces growing challenges such as sea level rise, aging 
infrastructure, population growth, and an uncertain regional and global economy. The 
plans developed in the past focused on preserving the city as it is, rather than provide a 
new vision to address the challenges of the future. Most of the city zoning districts allow 
for large detached single-family structures. 

Vision 2100 was established by elected officials and planning staff to prioritize 
infrastructure investments, maintain housing affordability, redevelop underperforming 
commercial and multiple family residential properties.  

The Broad Creek Refresh Study, adopted July 2021, examined the existing land uses, 
community assets, demographics, and facilities in the Broad Creek Neighborhood. Over 
the past year in 2020, planning staff held virtual focus groups, online surveys, email, and 
phone follow up to complete a SWOT (Strengths, weaknesses, opportunities, and 
threats) analysis of the study area. 

!ŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ ǇƭŀƴΣ άYŜȅ ǘƘŜƳŜǎ ǘƘŀǘ ǿŜǊŜ ƳŜƴǘƛƻƴŜŘ ǘƘǊƻǳƎƘƻǳǘ ǘƘŜ public 
outreach process, regardless of where one lived, were to ensure affordable housing and 
a variety of housing types, as well as supporting homeownership opportunities so that 
.ǊƻŀŘ /ǊŜŜƪ Ŏŀƴ ōŜ ŀ ǘǊǳŜ ƴŜƛƎƘōƻǊƘƻƻŘ ƻŦ ŎƘƻƛŎŜΦέ 
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Aging in place was also identified as a priority. Based on Census data, 834 individuals 
ŀƎŜŘ ср ŀƴŘ ǳǇ ǿŜǊŜ ŎƻƴŎŜƴǘǊŀǘŜŘ ƛƴ ǘƘŜ ǎǘǳŘȅ ŀǊŜŀΦ  ¢ƘŜ Ǉƭŀƴ ŀƭǎƻ ǎǘŀǘŜŘΣ άLǘ ƛǎ ŎǊǳŎƛŀƭ 
ǘƘŀǘ ŦǳǘǳǊŜ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ŜƴǎǳǊŜǎ ŀƳǇƭŜ άŀƎƛƴƎ ƛƴ ǇƭŀŎŜέ ƻǇǇƻǊǘǳƴƛǘƛes so 
that residents can live within the community throughout their life and have housing 
options that fit their needs, no matter their age (i.e., single-story homes and ADA 
ŀŎŎŜǎǎƛōƭŜ ƘƻƳŜǎύΦέ  IƻƳŜƻǿƴŜǊǎƘƛǇΣ ŀŎŎŜǎǎ ǘƻ ǇǳōƭƛŎ ǘǊŀƴǎǇƻǊǘŀǘƛƻƴΣ ƳƛȄŜŘ ƛƴŎƻƳŜ 

diverse neighborhoods with a variety of 
affordable housing types were desired by 
residents.  

The Planning Department enlisted design firms 
to conduct a study of missing middle housing 
with Work Program Architects, GARC, and Dills 
Architects. The design team created the 
άaƛǎǎƛƴƎ aƛŘŘƭŜ tŀǘǘŜǊƴ .ƻƻƪΣέ ǿƘƛŎƘ ǿŀǎ 
approved by the City Council in June 2021. It 

contains free designs and floor plans for dozens of middle housing types such as, 
ŘǳǇƭŜȄŜǎΣ ǉǳŀŘǇƭŜȄŜǎ ŀƴŘ ǘƘŜ ŎƛǘȅΩǎ ƛŎƻƴƛŎ άbƻǊŦƻƭƪ ǎƛȄ-ǇŀŎƪǎΦέ  

AccordinƎ ǘƻ ǘƘŜ ōƻƻƪΣ ά²t! ǎǘǳŘƛŜŘ ǘƘŜ ǇŀǘǘŜǊƴǎ ƻŦ ǘƘŜ ǘǳǊƴ-of-century Missing 
Middle, specifically three-packs and Norfolk six-packs. The beauty in these plans is that 
they are fully modular and can fit on narrow width lots. The number of bedrooms can 
increase with increases in lot depth and the units can be placed side by side to turn 6-
packs into 12-packs, etc. These building types work best when mixed in with single 
family homes, or as bookends to neighborhood streets, to transition to neighborhood 
main streetǎΦέiii 

The planning department is also working on pre-approved site plans to be used by 
builders and developers to build missing middle housing. The complete process is 
expected by the end of 2021. 

Much of what is happening in other cities across the United States and appears to be 
ŜƳōǊŀŎŜŘ ōȅ ǘƘŜ Ƴŀƴȅ ǇŜƻǇƭŜ ǿŜ ƛƴǘŜǊǾƛŜǿŜŘ ƛǎ ǘƘŜ ƴƻǘƛƻƴ ƻŦ ǘƘŜ άƳƛǎǎƛƴƎ ƳƛŘŘƭŜέΣ ǘƘŜ 
housing type that is single family but costs lŜǎǎΦ άaƛǎǎƛƴƎ ƳƛŘŘƭŜέ ƛǎ ǘƘŜ ŜȄǇǊŜǎǎƛƻƴ ƻŦ 
ideas outlined and articulated by many in Spokane but not successfully implemented, 
such as duplexes, townhomes, and small scale apartment buildings. 
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Missing Middle Housing Types

 

 

In fact, only 0.5% of new housing built in Spokane for homeowners over the past decade 
was attached housing. This rate is only a quarter of the rate of the state of Washington 
and significantly less than the U.S. average. Moreover, the delivery of attached housing 
for homeowners has declined steadily over the past few decades and has consistently 
been significantly lower than either the state or U.S. norms as shown in the graph 
below.  
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As a result, Spokane is left with few entry-level homes that allow renters to move into 
ƘƻƳŜƻǿƴŜǊǎƘƛǇΦ CǳǊǘƘŜǊƳƻǊŜΣ ǘƘŜ ŜȄǘŜƴǘ ƻŦ {ǇƻƪŀƴŜΩǎ ΨaƛǎǎƛƴƎ aƛŘŘƭŜΩ ƛǎ ǎƛƎƴƛŦƛŎŀƴǘƭȅ 
lower than both the ǎǘŀǘŜ ŀƴŘ ǘƘŜ ¦Φ{Φ ŀǾŜǊŀƎŜΣ ŀǎ ƻƴƭȅ нΦм҈ ƻŦ {ǇƻƪŀƴŜΩǎ ƻǿƴŜŘ 
housing stock is attached as compared to 5.5% for the state and 7.3% for the U.S. 

Missing middle prototypes are of simple construction. As depicted in the following 
images, they are generally of wood-frame construction and low-rise in form. Concrete 
podiums are usually, but not always, avoided which means construction costs are lower 
than for larger buildings, and the energy profile of materials is better. They need less 
parking because they are typically tied to walkable, neighborhood-centric commercial 
spaces or services, and to transit, possibly lowering or even eliminating the use of cars. 
They can be inserted on lots in existing neighborhoods, supporting reuse and 
reinvestment in communities. With the proper design standards missing middle housing 
can have average densities of 30-50 units per acre while retaining the look and feel of 
more conventional single-family homes.  

 

By increasing density, even if only at the margin, this concept improves options for 
families to stay in the city. Missing Middle housing can bring the look and feel of new 
development, can be a good visual fit, supports social interaction, and re-enforces a 
sense of place.  Such housing less likely to be built by large developers, appealing to the 
smaller builders whose business practices may be better suited to small incentives 
provided by local government. Importantly, their smaller scale ideas and 
implementation strategies may align with the objectives and style in established 
neighborhoods. 
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Developer/Builder Decision Parameters ς With Zoning Code Updates 

If Zoning Code changes are put in place in Spokane as suggested above, DBs would be 
able to profitably redevelop smaller parcels, from a single large lot to an assembly of 
several contiguous lots, in a variety of ways in Spokane. The chart below demonstrates 
the potential returns for developing housing on two contiguous typical Spokane lots. 
Clearly, building more units would be more profitable. This is the sort of calculation DBs 
would be doing, with the right changes to the Zoning Code catalyzing rapid development 
of mid-density housing.  
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Other Options: Cottage Developments 

The townhouses illustrated above are not the only feasible ways to increase housing in 
Spokane while remaining appropriate to existing neighborhoods. One scenario 
ǇŀǊǘƛŎǳƭŀǊƭȅ ǎǳƛǘŜŘ ǘƻ {ǇƻƪŀƴŜΩǎ ǇǊŜǾŀƭŜƴǘ ǎƛƴƎƭŜ-ǎǘƻǊȅ ōǳƴƎŀƭƻǿ ŎƘŀǊŀŎǘŜǊ ƛǎ άŎƻǘǘŀƎŜέ 
developments. These consist of small bungalows, tiny houses, or manufactured houses 
sited in a manner that provides some private outdoor space for each unit, along with 
larger communal outdoor space and communal parking. Rather than making each unit a 
condominium, these developments may have fee-simple land with only common areas 
managed by an association. Smaller lot sizes, with no width minimums and the ability to 
front on a private street, if written into the zoning code, would facilitate these. Our 
Team heard from one neighborhood source that Spokane was considering this type of 
development with the city itself being the landowner, and the occupants owning their 
structures, in a manner similar to trailer parks. Graphic representations of this type of 
development follow. 
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Source:  Missing Middle Pattern Book 
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Creating Great Neighborhoods 

Housing should always be considered in the context of the culture and needs of the local 
residents and as only one component of many needed to create quality neighborhoods.  
In fact, the U.S. Department of Housing and Urban Development (HUD) has three core 
goals for their Choice Neighborhoods program which is designed to improve distressed 
neighborhoods: 

1. Housing: high-quality mixed-income housing that is well-managed and 
responsive to the needs of the surrounding neighborhood; 

2. People: Improve outcomes of households living in the target housing related to 
income and employment, health, and education; and 

3. Neighborhood: Create the conditions necessary for public and private 
investment in neighborhoods to offer the kinds of amenities and assets, 
including safety, good schools, and commercial activity, that are important to 
ŦŀƳƛƭƛŜǎΩ ŎƘƻƛŎŜǎ ŀōƻǳǘ ǘƘŜƛǊ ŎƻƳƳǳƴƛǘȅΦ 

Note that only one of the three goals is related to housing, and it is specified as quality, 
mixed-income housing.  The mixed-income component allows residents to age, enter 
the workforce, raise families and support inter-generational links without having to 
dislocate.  Providing for each of these life stages requires a mix of housing types. 

 

 

²ƘŀǘΩǎ ²ǊƻƴƎ ǿƛǘƘ {ǇǊŀǿƭΚ  

The Missing Middle quandary is not unique to Spokane.  Cities throughout the country 
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have tried various models of housing creation, some more effective than others.  For 
cities with land near the city boundaries, expansion into green fields often seems to be 
an easy and inexpensive path.  However, in the long-run, suburban sprawl has proven to 
be extremely expensive for city budgets (tax burdens) and a detriment to both 
functioning neighborhoods (see the HUD principles above) and the health of their 
residents.   

The conception of the U.S. Interstate Highway system in the 1950s and subsequent 
expansion of housing into suburban neighborhoods had many benefits, but also 
provides many learning points about low density housing and suburban sprawl, 
specifically: 

¶ Per the EPA, a typical passenger vehicle emits about 4.6 metric tons of carbon 
dioxide per yeariv. 

¶ Commuters lose approximately $1,400 per year in costs and lost timev. 

¶ Extreme congestion creates stress, to the point that it is correlated with 
increased night-time violence.vi 

The Texas A&M Transportation Institute Urban Mobility Report cites a vicious cycle ς 
sprawl creates stress, so jobs move to the suburbs to be closer to residents.  Residents 
then move further out and maintain a similar commute.  This creates an ever-expanding 
donut of growth out from the city center, which leaves low-income residents stranded 
from jobs and stresses infrastructure, including roads, police, fire and such.  Higher costs 
needed to support that infrastructure have resulted in ballot measures to increase taxes 
on sales, income, property and gas in multiple cities.  The best solution to avoid this 
pressure is to return people and jobs back to urban locations. 

In Spokane, the results of sprawl towards Spokane Valley and Idaho are already being 
seen through rising commute times and traffic on I-90.  New jobs are occurring more 
towards the west with 1,200 new employees at the Fairchild Air Force Base and 4,000 
new employees at Amazon.  With housing heading east, the EPA estimates that 4.6 
metric tons of carbon dioxide are being emitted per commuter from Idaho.  
Additionally, the DOT estimates that the expansion of I-395 North will cost in excess of 
$1 billion.  This funding comes from a variety of local to federal funding mechanisms 
including gasoline taxes which raise costs of living for local residents.  Thus, creating 
housing closer to new employers can be highly beneficial to Spokane city as well as the 
metropolitan area. 

Benefits of Higher Density Developments 

Not only is there compelling evidence that increased density does not hurt property 

values of nearby neighbors: researchers at Virginia Tech University have concluded that 

over the long run, well-placed market-rate apartments with attractive design and 

landscaping actually increases the overall value of detached houses nearby. They cite 

three possible reasons: 
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¶ First, the new apartments could themselves be an indicator ǘƘŀǘ ŀƴ ŀǊŜŀΩǎ 

economy is vibrant and growing. 

¶ Second, multifamily housing may increase the pool of potential future 

homebuyers, creating more possible buyers for existing owners when they 

decide to sell their houses. 

¶ Third, new multifamily housing, particularly as part of mixed-use development, 

often makes an area more attractive than nearby communities that have fewer 

housing and retail choices. 

Public Safety 

¶ Arizona researchers found that when police data are analyzed per unit, 

apartments actually create less demand for police services than a comparable 

number of single family houses. 

¶ Higher-density developments can actually help reduce crime by increasing 

pedestrian activity and fostering a 24-ƘƻǳǊ ŎƻƳƳǳƴƛǘȅ ǘƘŀǘ Ǉǳǘǎ ƳƻǊŜ άŜȅŜǎ ƻƴ 

ǘƘŜ ǎǘǊŜŜǘέvii at all times. 

¶ ULI study of different housing types in Greenwich, Connecticut, shows that 

higher-density housing is significantly less likely to be burglarized than single-

family houses. 

Environmental Benefits 

¶ Higher density development offers the best solution to managing growth and 

protecting clean air and clean water. 

¶ Placing new development into already urbanized areas that are equipped with all 

the basic infrastructure like utility lines, police and fire protection, schools, and 

shops eliminates the financial and environmental costs of stretching those 

services farther and farther out from the core community. 

¶ Compact urban design reduces driving and smog and preserves the natural areas 

that are assets of the community: watersheds, wetlands, working farms, open 

space, and wildlife corridors. 

¶ Two studies completed for the State of New Jersey confirm that compact 

development can achieve a 30 percent reduction in runoff and an 83 percent 

reduction in water consumption compared with conventional suburban 

development. 

¶ Increasing density not only improves air and water quality and protects open 

space but also redirects investments to our existing towns and cities. 

Community Benefits 

¶ It can revitalize existing communities and create more walkable neighborhoods 

with access to public transit and hiking and biking trails. 
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¶ Communities that do not provide housing for all income groups become less 

desirable corporate locations. 

Services 

¶ With higher density secondary and tertiary benefits are almost certain to be 

derived with more diverse services and small businesses. 

¶ Increase households make a community more attractive for a wider range of 

services neighborhood, which require a certain number of rooftops to locate. 

¶ Increases in population attract larger businesses to the region. 

¶ These factors are important to a stable and robust community and tax base. 

Employment 

¶ Denser communities increase local employment, which benefits all ages from 

teens looking for first time jobs to seniors looking for ways to support the 

community and themselves 

¶ As big box distributions centers continue to locate in the area, Spokane needs to 

be competitive in providing housing for those who are relocating and its 

competitive reach with current residents who might consider looking elsewhere 

due to cost and convenience. 

Arts, Culture and Entertainment 

¶ Diverse neighborhoods bring the artistic class with them. Artists bring special 

opportunities for business and communities, benefiting everyone. 

¶ Growing populations, bring theaters, galleries, parks and other types of 

recreation to support thriving communities. 
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The following case studies come from Higher-Density Development: Myth and Fact by 

Richard M. Haughey, published by ULIςthe Urban Land Institute, 2005. 
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Case Studies 

Streamlining the Development Process: Grand Rapids, MI 

The City of Grand Rapids is the second largest city in the state of Michigan with over 
190,000 residents. It encompasses an area of approximately 45 square miles. Grand 
Rapids is in west central Michigan, roughly 30 miles east of Lake Michigan, only 25 miles 
east of the lakeshore communities of Holland, Muskegon, and Grand Haven. (Website 
November 22, 2021, www.grandrapidsmi.gov)  

The Grand River, a major state waterway, runs through the city's center. Fifteen colleges 
and affiliate colleges call it home. Other attractions include Beer City USA, museums, a 
wealthy array of performing arts, and home to the regionally known ArtPrize festival. It 
has a vibrant downtown with markets, dining, cultural attractions, local sports and a 
nearby international airport. 

Redevelopment Ready Communities® is a voluntary technical assistance initiative 
created by the State of Michigan through Michigan Economic and Development 
Corporation (MEDC) to streamline the development process of municipalities. 
άwŜŘŜǾŜƭƻǇƳŜƴǘ wŜŀŘȅ /ƻƳƳǳƴƛǘƛŜǎϯ όww/ύ ƛǎ ŀ ŎŜǊǘƛŦƛŎŀǘƛƻƴ ǇǊƻƎǊŀƳ ǎǳǇǇƻrting 
community revitalization and the attraction and retention of businesses, entrepreneurs 
and talent throughout Michigan.  An important component is actively engaging 
stakeholders and proactively planning for the future. This proactive process with 
community, public and private stakeholders syncs the projects and the people, 
increasing ǘƘŜ ƭƛƪŜƭƛƘƻƻŘ ƻŦ ǎǳŎŎŜǎǎ ǿƘƛƭŜ ŀǘǘǊŀŎǘƛƴƎ ǇǊƻƧŜŎǘǎ άǘƘŀǘ ŎǊŜŀǘŜ ǇƭŀŎŜǎ ǿƘŜǊŜ 
ǇŜƻǇƭŜ ǿŀƴǘ ǘƻ ƭƛǾŜΣ ǿƻǊƪ ŀƴŘ ƛƴǾŜǎǘΦέ ¢ƘŜ ǊŜǎǳƭǘƛƴƎ ōƻǘǘƻƳ line from this streamlining 
process is over $5 billion in investment since its implementation in 2002. 

The program aligns the master plan, zoning ordinance, development review and 
permitting processes of local governments. Developers and contractors benefit from 
transparency during the review and approval process for new construction and 
rehabilitation projects.  In addition, community engagement and collaboration solidify 
the transparency of the development process.  Communities also must have a 
mechanism in place to facilitate equity and access to their local boards with recruitment 
and training of officials from diverse backgrounds in their city. 

The Redevelopment Ready Communities® process is guided by four pillars: guiding 
principles, mission, vision, and customer experience. These help to provide a consistent 
yet customized experience for each community, factoring in differences such as 
population, existing development patterns, staff capacity, financial capacity, and other 
local challenges or strengthsΦέ 

¢ƘŜ DǳƛŘŜ ŦǳǊǘƘŜǊ ǎǘŀǘŜǎΣ άww/ DǳƛŘƛƴƎ tǊƛƴŎƛǇƭŜǎΥ ¢ƘŜǎŜ ǇǊƛƴŎƛǇƭŜǎ ƎǳƛŘŜ Ƙƻǿ ww/ ƛǎ 
designed and implemented at a programmatic and local level: 1. Community driven 2. 
tǊŜŘƛŎǘŀōƭŜ оΦ LƳǇƭŜƳŜƴǘŀōƭŜ пΦ tǊƻŀŎǘƛǾŜ рΦ 9ǉǳƛǘŀōƭŜ сΦ /ƻƭƭŀōƻǊŀǘƛǾŜΦέ 
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Participation in the process requires the approval of the governing body of the local 
municipality. The Grand Rapids City Commission agreed to take part in the 
Redevelopment Ready Communities (RRC) program in August of 2015. The RRC program 
promotes effective redevelopment strategies through a set of best practices. It also 
certifies communities that use transparent, predictable, and efficient development 
practices. 

That fall, in October of 2015, a self-evaluation was submitted, and the city applied for 
certification. Over the next year and a half, the RRC program staff reviewed their 
development practices. In March 2017, they were presented with a report of findings 
which showed the city had already implemented two-thirds of the best practices.  

The implementation of the RRC program recommendations was completed in February 
of 2018. Rather than modifying their development practices, this process allowed them 
to validate and enhance them. Grand Rapids became the 21st community in Michigan to 
be RRC certified on May 21, 2018, obtaining formal recognition that the community has 
a vision for the future and practices in place to get there.  

Grand Rapids aligned its economic development strategy with the principles of the RRC 

program. The strategy provided an overarching plan with goals focused on improving 

the economic health of the community. The strategy is organized under the guiding 

principles of a booming and diverse economy, robust employment and job growth and 

access to economic opportunity. Lastly, the City of Grand Rapids created an online 

interconnected guide to development.  

The development center is a physical and virtual location where developers, business 

owners or residents can readily find information on permits, agendas, and relevant 

zoning information. As stated in the RRC Certified Grand Rapids Certification report, 

ά¢ƘŜ ǇǊƻŎŜǎǎ ŦƭƻǿŎƘŀǊǘ ŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻƧŜŎǘ ǇǊƻŎŜǎǎ ƎŜƴŜǊŀǘƻǊ ŀǊŜ ƪŜȅ ŦŜŀǘǳǊŜǎ 

that will surely assist City of Grand Rapids on continuing to streamline the development 

ǇǊƻŎŜǎǎΦέ  

The city also provides an online portal for residents to apply to the various boards and 

commission, ensuring that public service is accessible to any resident that meets the 

qualifications. 

The RRC best practices implemented by Grand Rapids required to streamline their 

development process included the following: 

Best Practice 1.1 Plan Evaluation  

RRC guidelines evaluates how the vision for redevelopment and community planning 

are embedded in plans such as the master plan, downtown plan, and capital 

improvements plan. The Michigan Planning Enabling Act (MPEA), Public Act 33 of 2008, 

mandates the planning commission to approve a master plan as a guide for 
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development. The commission must review the plan at least once every five years after 

adoption.  This review and Grand Rapids Master plan allow specific plans, that focuses 

on transit, walkability, recreational land use categories and design guidelines for 

development character that complies with the master plan. A public engagement plan 

was established that includes identifying diverse stakeholders, utilizing various methods 

of engagement, sharing results of public meetings, and providing information regarding 

plans for the public to review. The methods for carrying out this objective vary from 

traditional and proactive outreach and engagement activities, including but not limited 

to charrettes, community workshops, focus groups and social networking which is 

ŜǾƛŘŜƴǘ ŦǊƻƳ ǊŜŎŜƴǘƭȅ ŀŘƻǇǘŜŘ ŘƻŎǳƳŜƴǘǎΦέ όww/ /ŜǊǘƛŦƛŜŘ ς Grand Rapids Certification 

Report 2018 page 7) 

Practice 2.1 Zoning Regulations 

The Grand Rapids zoning ordinance was adopted in 2007 and amended in 2017. The 

ordinance is used to implement the land use categories and patterns of development as 

outlined in the master plan. 

¶ The zoning code can be found online undeǊ ǘƘŜ ŎƛǘȅΩǎ ǇƭŀƴƴƛƴƎ ǇŀƎŜΦ ¢ƘŜ ȊƻƴƛƴƎ 

ƻǊŘƛƴŀƴŎŜ Ƴŀȅ ōŜ ŘƻǿƴƭƻŀŘŜŘ ŦƻǊ ǘƘŜ ŎƛǘȅΩǎ ǇƭŀƴƴƛƴƎ ǇŀƎŜ ŦƻǊ ŦǊŜŜ ǘƻ ǎŀǾŜ ƻǊ 

ǇǊƛƴǘ ŀ ŎƻǇȅΦ ά! Ǿƛǎǳŀƭƭȅ ŀǇǇŜŀƭƛƴƎ мл-step illustration is also provided to show a 

resident, applicant or potential investor how to use the ȊƻƴƛƴƎ ƻǊŘƛƴŀƴŎŜΦέ όww/ 

Certified ς Grand Rapids Certification Report 2018 page 8) 

Best Practice 3.1τSite plan review policy and procedures 

¢ƘŜ ŎƛǘȅΩǎ ǎƛǘŜ Ǉƭŀƴ ǊŜǾƛŜǿ ǇƻƭƛŎƛŜǎΣ ǇǊƻƧŜŎǘ ǘǊŀŎƪƛƴƎ ŀƴŘ ŀǾŀƛƭŀōƛƭƛǘȅ ƻŦ ŘŜǾŜƭƻǇƳŜƴǘ 

information is evaluated by the RRC policy to ensure it aligns with the zoning ordinance 

and provides information on the progress of projects.  

¶ ά!ƴ ŜŦŦƛŎƛŜƴǘ ǎƛǘŜ Ǉƭŀƴ ǇǊƻŎŜǎǎ ƛǎ ƛƴǘŜƎǊŀƭ ǘƻ ōŜƛƴƎ ǊŜŘŜǾŜƭƻǇƳŜƴǘ ǊŜŀŘȅ ŀƴŘ Ŏŀƴ 

assist a community in attracting investment dollars. The framework for City of 

Grand Rapids site plan review process is clearly documented under Title V, 

ά½ƻƴƛƴƎ ŀƴŘ tƭŀƴƴƛƴƎ hǊŘƛƴŀƴŎŜΣέ ƛƴŎƭǳŘƛƴƎ ǘƘŜ ǊƻƭŜǎ ƻŦ ǘƘŜ ƎƻǾŜǊƴƛƴƎ ōƻŘȅΣ 

ǎǘŀŦŦΣ ȊƻƴƛƴƎ ōƻŀǊŘ ƻŦ ŀǇǇŜŀƭǎ ŀƴŘ ǘƘŜ ǇƭŀƴƴƛƴƎ ŎƻƳƳƛǎǎƛƻƴΦέ όww/ /ŜǊǘƛŦƛŜŘ ς 

Grand Rapids Certification Report 2018 page 9)  

¶ άtǊƻƧŜŎǘ ǎǘŀǘǳǎ ǘǊŀƴǎǇŀǊŜƴŎȅ ǘƘǊƻǳƎƘ ǳǎŜ ƻŦ ǘƘŜ ǿŜō-based tracking tool 

provides greater likelihood of a smooth and predictable experience for 

developers, residents and business owners, and offers Grand Rapids a 

comǇŜǘƛǘƛǾŜ ŀŘǾŀƴǘŀƎŜ ŦƻǊ ŀǘǘǊŀŎǘƛƻƴ ƻŦ ƴŜǿ ƛƴǾŜǎǘƳŜƴǘΦέ όww/ /ŜǊǘƛŦƛŜŘ ς Grand 

Rapids Certification Report 2018 page 9) 

Best Practice 3.2 Guide to Development 

RRC certified communities must provide clear and accessible information regarding the 

development process in their municipality. Traditional, a development process can be 
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long with input from the community and approvals required by a variety of 

departments.  

¶ ά5ŜǾŜƭƻǇƳŜƴǘ ƳŀǘŜǊƛŀƭǎ ǎƘƻǳƭŘ ōŜ ŀǎǎŜƳōƭŜŘ ǘƻ ƘŜƭǇ ŎƛǘƛȊŜƴǎΣ ŘŜǾŜƭƻǇŜǊǎ ŀƴŘ 

public officials gain a better understanding of how the development process 

works. City of Grand Rapids has assembled all required documents into their 

ǿŜōǇŀƎŜΣ ά5ŜǾŜƭƻǇƳŜƴǘ /ŜƴǘŜǊΦέ CƛƴŘƛƴƎ ŀƭƭ ǘƘŜ ƛƴŦƻǊƳŀǘƛƻƴ ƛƴ ƻƴŜ ǇƭŀŎŜ ǎƻ 

ŘƻƛƴƎ ōǳǎƛƴŜǎǎ ǿƛǘƘ ǘƘŜ Ŏƛǘȅ ƛǎ ŜŀǎƛŜǊΦέ όww/ /ŜǊtified ς Grand Rapids Certification 

Report page 18) 

¶ The fee schedule is reviewed annually during the budget process to ensure that 

costs are fair and affordable for their customers.  

¶ Building permit fees and land-use development service fees are listed on the 

development center webpage. 

¶ The fee calculator tool is also on the website, so applicants can get an estimate 

of their building permit fees. Credit cards can be used to make payment for 

development fees rather than a check.   

Permitting Process 

 

Grand Rapids instituted a Development Center, which walks developers and 

professionals through available planning resources. Visitors learn what is needed to get 

approvals for their projects, obtain permits for the work, complete the inspection 

process, and get the Certificate of Completion or Certificate of Use and Occupancy to 

open for business. The link to the Development Center video is here: 

https://youtu.be/VfxpZJItuMc. 

https://youtu.be/VfxpZJItuMc
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The Development Center brings together people from Planning, Engineering, Code 

Compliance, Fire Department, and others to make it easier to build or renovate 

buildings in Grand Rapids. Informal design review meetings are available to a 

development team to obtain feedback and ask questions regarding the various aspects 

of their proposed project. 

Website 

 

DǊŀƴŘ wŀǇƛŘǎΩ ǿŜōǎƛǘŜ ƛǎ ŀŎŎŜǎǎƛōƭŜ ŀƴŘ ƛƴǘŜǊŀŎǘƛǾŜΦ ¢ƘŜ .ǳǎƛƴŜǎǎ ǘŀō ǇǊƻǾƛŘŜǎ ǇŀƎŜǎ ŦƻǊ 

renovation projects or new construction. The website features a citizen access portal 

where users can upload plans for building permits, business license, register rental 

property, schedule inspections, contractor licensing, apply for grants, and estimate 

permit fees. a tool called  

Contractors are required to obtain a Grand Rapids contractors license in addition to 

being licensed with the State of Michigan. All trades must register, take an exam, and 

apply with the city to be considered licensed.    

Building Eye is another feature that visualizes where development plans and building 

projects are happening in the city. Users can see what projects have permits. Another 

feature includes a planning map, which visualizes the locations of planning, land use and 

zoning applications. 
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Conclusion 

The RRC program incorporates the Michigan Planning Enabling Act and Zoning Enabling 

Act for communities to review and amend their master plan and zoning ordinance on a 

consistent basis. The certification solidifies the changes needed to provide streamlined 

development review processes with fair and clear development fees. 

RRC certification positions communities to receive and act upon development proposals 

in a timely manner while improving the quality of life for its residents.  

Sources 

State of Michigan ς Michigan Economic Development Corporation - 
https://www.miplace.org/programs/redevelopment-ready-communities/ 
Redevelopment Ready Best Practices Handbook 
(Certified Redevelopment Ready Report ς Grand Rapids Redevelopment Ready Certification 
Report 2018 pg. 1) 

 
City of Grand Rapids Website www.grandrapidsmi.gov 
Certified RRC - Grand Rapids Certification Report 2018 
 

 

Downtown Chattanooga, TN 

Reinventing the Downtown: Chattanooga, TN  

Once a large manufacturing hub, Chattanooga found itself with the most polluted air in 
America by 1997.  Reeling from a loss of manufacturing jobs and a hollowed-out city 
center, residents moved to the suburbs to flee the air pollution. Chattanooga began to 
broadly engage residents with diverse backgrounds and occupations through public 
meetings and private- public partnerships to discuss the future of the city.  The outcome 
was a consensus for a cleaner, greener, safer city with rehabilitated housing and non-
polluting jobs.  Election reform helped Chattanooga better represent and engage a 
broader range of residents.  

https://www.miplace.org/programs/redevelopment-ready-communities/
http://www.grandrapidsmi.gov/
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A downtown plaza was built to serve as a place for Chattanoogans to gather and discuss 
ŎƛǾƛŎ ŀŦŦŀƛǊǎΦ CƛƴŀƭƭȅΣ ǘƘŜ ά/ƘŀǘǘŀƴƻƻƎŀ ǿŀȅέ ōŜƴŜŦƛǘŜŘ from strong political, community, 
and business leaders who created community engagement and with the help of some 
non-profits involved residents in the visualization and planning process.  Efforts to 
revitalize the city were focused on reconnecting the city with the Tennessee River, 
including one of the largest pedestrian bridges in the US, a Tennessee River Park and 
entertainment venues such as the Tennessee State Aquarium, as well as a free electric 
shuttle to facilitate movement from hotels to the entertainment venues.  A number of 
funding mechanisms were used including public-private partnerships and assistance 
from private foundations as well as collaboration from the nearby University of 
Tennessee at Chattanooga and local non-profits.  The aquarium opened in 1992 and is 
credited as being the key component of the downtown revitalization and is responsible 
for over $100 million annually in economic impact to the city. 

However, entertainment was not the only key to the success of the downtown.  
Residents and planners knew they needed to have a mixed-use, walkable area to have a 
vibrant downtown, including improvement in the nearby Southside neighborhood which 
was a worn-down industrial area with inflated crime rates that had earned the name 
άwǳǎǘǾƛƭƭŜέΦ  άWe began working with the long-term residents to talk about what kind of 
ƴŜƛƎƘōƻǊƘƻƻŘ ǘƘŜȅ ǿŀƴǘŜŘ ƛǘ ǘƻ ōŜŎƻƳŜΣέ ǎŀƛŘ {ŀǊŀƘ aƻǊƎŀƴΣ ǇǊŜǎƛŘŜƴǘ ƻŦ ǘƘŜ 
Benwood Foundationviii.  With long-term visioning in place, infrastructure such as 
schools, fire, and ŎǊƛƳŜ ǿŜǊŜ ŀŘŘǊŜǎǎŜŘ ǘƻ ǎǳǇǇƻǊǘ ǊŜǎƛŘŜƴǘƛŀƭΦ  ά²Ŝ ƪƴŜǿ ǘƘŀǘ ƛŦ ǿŜ 
wanted to renew a commercial corridor on Main, we needed the residential rooftops to 
fuel it..... retail and restaurants follow rooftops,έ ǎŀƛŘ aƻǊƎŀƴΦ 

By the late 2000s, Chattanooga had regained the population loss of the 1980s.  The 
downtown features a walkable, start-ǳǇ ŎǳƭǘǳǊŜΣ ǊŜŦƭŜŎǘƛƴƎ ǘƘŜ ǊŜǎƛŘŜƴǘǎΩ ŀǇǇǊŜŎƛŀǘƛƻƴ ƻŦ 
nature and ecology.  As shown in the following images, housing is now a mix of Civil War 
era buildings, mansions, 1920s bungalows, Art Deco walkups and new structures.  
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Today the Southside is a sought after live-work-Ǉƭŀȅ ƴŜƛƎƘōƻǊƘƻƻŘΦ  ά¢ŀƭƪ ǘƻ ŀƴȅ 
{ƻǳǘƘǎƛŘŜ ǊŜǎƛŘŜƴǘ ŀōƻǳǘ ǿƘŀǘ ǘƘŜȅ ŜƴƧƻȅ Ƴƻǎǘ ŀōƻǳǘ ƭƛǾƛƴƎ ǘƘŜǊŜ ŀƴŘ ΨǎŜƴǎŜ ƻŦ 
ŎƻƳƳǳƴƛǘȅΩ ƛǎ ŀƭƳƻǎǘ ŀƭǿŀȅǎ ƴǳƳōŜǊ ƻƴŜΣέ ǎŀƛŘ 5ŀǊƭŜƴŜ .ǊƻǿƴΣ ŦƻǳƴŘƛƴƎ ǇŀǊǘƴŜǊ ŀƴŘ 
ƳŀƴŀƎƛƴƎ ōǊƻƪŜǊ ƻŦ wŜŀƭ 9ǎǘŀǘŜ tŀǊǘƴŜǊǎ /ƘŀǘǘŀƴƻƻƎŀ [[/Φ άwŜǎƛŘŜƴǘǎ ǿŀƭƪ ǘƘŜƛǊ ŘƻƎǎΣ 
ǎǘǊƻƭƭ ǘƻ ǊŜǎǘŀǳǊŀƴǘǎ ŀƴŘ ƎŀƭƭŜǊƛŜǎΣ ŀƴŘ ōŜŎƻƳŜ ΨǊŜƎǳƭŀǊǎΩ ŀǘ ǘƘŜ ŎƻŦŦŜŜ ǎƘƻǇǎΦ ¢ƘŀǘΩǎ 




















































