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 MEMORANDUM 
 
 
To: Souheil Nasr, Principal Engineer - Everett Public Works 
From: Carl Baird, Senior Environmental Specialist – Everett Public Works 
Date: July 17, 2007 
Subject: Mutual Aid Agreement between water and sewer utilities (purveyors) in  
 Snohomish County, WA 
 
During 2006, the members of the Everett Water Utilities Committee (EWUC) revised the 
existing Sewer and Water Mutual Aid Agreement that was developed in 1995.  This 
mutual aid agreement is designed for response to disasters and emergencies.  The 
following 13 EWUC members have signed the revised Agreement that is now titled, 
Water and Sewer Mutual Aid Agreement – 2006: 
 

• City of Everett 
• City of Lynnwood 
• City of Arlington 
• City of Snohomish 
• Public Utility District of Snohomish County 
• Alderwood Water District 
• Cross Valley Water District 
• Mukilteo Water District 
• Olympic View Water and Sewer District 
• Silver Lake Water District 
• Highland Water District 
• City of Marysville 
• City of Edmonds 

 
In an effort to minimize the flow of paper, the authorization paragraph (9) was written so 
that only Everett would need to have signed Agreements from each of the participants.  
The signature page requires the approval of an individual purveyor only.  Two purveyors 
must approve the Agreement (in the form of a resolution) in order for it to take effect.  
Upon adoption, a certified copy of the Agreement must be forwarded to the City of 
Everett.  The Everett Utilities Director is responsible for maintaining a current list of 
mutual aid signatory purveyors that includes the job title of their respective designated 
official.  The Everett Utilities Director is required to distribute an updated list annually 
and whenever purveyors are added or removed. 
 
Briefly, the Agreement provides the procedure for requesting assistance, responding to a 
request, controlling personnel, equipment, and materials, and providing cost 
reimbursement.  The reimbursement is based upon the responding purveyor’s costs.  
Insurance and indemnification are also addressed. 
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IV. LAND USE ELEMENT 
A. BACKGROUND 

The Land Use Element establishes Marysville’s desired character, quality and pattern for 
land uses in our Study Area.  Land use is the basis for balancing all other elements of the 
comprehensive plan.   Our desired land use pattern drives future transportation, utility, 
capital facility and service decisions and needs.   Conversely, available infrastructure 
and services influences our land use decisions.  This plan element provides an inventory 
of existing population and employment capacity, and an analysis comparing the 
capacity to 2025 forecasts.  It also includes a discussion of land use districts and 
densities; goals & policies; and a strategic plan for realizing the vision of this 
comprehensive plan.  The Land Use Element also incorporates neighborhood planning 
as the mechanism for balancing and allocating land uses and densities.  This is based 
on the belief that a thriving community is comprised of healthy neighborhoods.    

I. Urban Growth Areas 
A key concept in GMA is the urban growth area (UGA).  The GMA requires that UGA’s 
be designated throughout the County.  Urban Growth Areas define those places in 
which urban growth can occur and those lands, such as critical resources and sensitive 
areas, that should be protected.  Urban growth is characterized as compact, intensive 
land use making agricultural and forest production enterprises impossible.  The land 
within the Urban Growth Area must be capable of accommodating 20 years of growth.  
Urban services will only be provided and annexations can occur only within these Urban 
Growth Areas.  Urban Growth Areas are re-evaluated at least every five years to 
determine whether or not they are capable of meeting the county’s 20-year 
population and employment projections. 
Critical areas include wetlands, areas with a critical recharging effect on aquifers or 
groundwater used for potable water, fish and wildlife habitat conservation areas, and 
frequently flooded areas.  These areas can be in or outside the UGA, but their location, 
significance, and size are considered in establishing the UGA.  
Future urban growth is to be located first in areas already characterized by urban 
development where existing public facility and service capacity is available, and 
second in areas where public or private facilities or services are planned or could be 
provided in an efficient manner.   
Snohomish County is responsible for approving the urban growth area for each city and 
urban area.  The County is required to collaborate with cities in making these decisions.  
Cities are then expected to ultimately annex areas within their respective UGA’s and 
therefore must plan for effective service delivery for transitioning these areas into the 
city limits.  In Marysville’s urban area, the City is the major provider for water and sewer 
service in both incorporated and unincorporated areas.  Therefore, the City has 
extraordinary influence on the appropriateness, timing and phasing of urban 
expansion. 
Marysville’s original UGA was established in 1995 by the Snohomish County Council.  The 
initial approval established a separate UGA for Smokey Point.  In 1997, Marysville and 
Arlington approved a settlement agreement to establish each City’s respective urban 
growth area intent with respect to Smokey Point and Lakewood.  Snohomish County 
acted to affirm the agreement by dividing the Smokey Point UGA into each respective 
city’s UGA, in accordance with the agreement.  The agreement also resulted in an 
unincorporated island as part of the area which was identified in Marysville’s UGA is not 
adjoining the current UGA or city limits.  This area adjoined an area designated “urban 
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reserve” within Marysville’s sphere of influence and future urban service plans.   This plan 
proposes an expansion to resolve the unincorporated UGA island.   
This Land Use element provides analysis of the Marysville’s existing UGA, Figure 4-1a, and 
recommendations for land use designations within the UGA and potential expansion 
areas, Figure 4-1b, to meet 2025 population and employment targets.   

II. Land Outside the UGA 
Land outside the UGA is designated for rural or natural resource (agricultural, mineral or 
forest) use.  The Marysville planning area does not include any designated resource 
land.  Unincorporated areas, outside the UGA, fall under the jurisdiction and planning of 
Snohomish County.  The intent on including areas adjoining the UGA within Marysville’s 
planning boundary and comprehensive plan discussion is to consider the effects and 
impacts of urban growth on adjoining rural land uses and to coordinate for effective 
short and long-term transition between areas inside and outside the UGA.    
Short-term transition issues include policies and regulations to minimize incompatible 
urban/rural land use operations.  For instance, small farms and agricultural uses are 
present on rural land within the planning area, and adjacent urban land uses can 
impact these operations.  There are measures that can be employed by city and county 
to minimize conflicts.  Examples of this are small farm protections, and buffer and 
screening requirements for adjoining urban uses.  While the farming uses may not be 
considered of long-term commercial significance, they exist and should be afforded 
some consideration when adjacent land is converted to urban use.   
Long-term transition issues include designation of open space corridors between cities, 
and effective planning for future expansion of the UGA.  Under GMA, comprehensive 
plans and UGAs consider a twenty-year planning period.  In planning for this period, the 
City’s plan establishes open space corridors and urban/rural edges that it believes will 
be lasting and long-term, while also identifying areas that while not suitable for 
immediate inclusion in the UGA, may be suitable in future planning periods.   The 
Snohomish County plan provides for designation of urban reserve areas and Rural Urban 
Transition Areas (RUTA’s) outside of the UGA.  These areas are intended to set aside a 
supply of land for employment and mixed land uses for possible future inclusion in a 
UGA.  Capital infrastructure (roads, water, and sewer) is planned for periods much 
longer than 20 years, as some of those corridors and lines will remain in place through 
buildout for hundreds of years.  As a result, the use of urban reserve designations and 
RUTAs can provide guidance for policies to minimize future costs of service for urban 
growth, and to provide longer term guidance for property owners regarding 
expectations for future growth pattern.  Marysville should pursue interlocal agreements 
and comprehensive plan consistency with Snohomish County to improve planning for 
future urban expansion and services within these areas.  The Land Use element includes 
the following Rural Use (RU) goals and policies to address these issues: 
RU-1 Where practical, residential districts outside of Urban Growth Areas should be 

restricted to rural, low-density residential (minimum 5 to 10-acre tracts). 
RU-2 Areas that may be suitable for urban expansion within the twenty year planning 

period should be placed within Rural Urban Transition Area (RUTA) designation by 
Snohomish County.  These areas should remain in 10 acre or larger parcels.  
Techniques such as shadow platting in conjunction with clustering should be used 
to permit efficient development at urban densities and urban level services when 
these areas are incorporated into Urban Growth Areas.   If shadow platting is not 
utilized, rural cluster subdivisions should be prohibited. 
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Figure 4-1a Urban Growth Area Map 
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Figure 4-1b UGA Expansion Areas Map 
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RU-3 Locate and design new utilities, roads, and other infrastructure and improvements 
within RUTA’s in a manner that reduces impact to the surrounding rural character, 
and reduces future cost of utility, road and other infrastructure extension to these 
areas when included within the UGA.  

III. Annexation 
Urban areas are ultimately the responsibility of cities.  Marysville anticipates annexation 
of its entire urban growth area as it plans for the future.  In 2005, approximately 60% of 
the urban growth area was within the city limits.  The City has actively sought 
annexation of its UGA and has adopted policies to encourage transition of 
unincorporated areas into the City limits.  Marysville also negotiated interlocal 
agreements for annexation and urban development within its UGA with Snohomish 
County.  The purpose of these policies and agreements is to ensure a smooth transition 
from county to city jurisdiction when unincorporated land is annexed to the City.  This 
Comprehensive Plan also establishes additional policies and conditions to address 
public services, infrastructure and utility extension and compatibility issues within 
Marysville’s UGA and potential annexation areas.   This plan also contains policy 
discussion relating to future annexations.  These policies are intended to provide the 
City with guidance when undertaking decisions about future annexation.  They 
encourage the City to carefully identify, evaluate and conduct annexations that will 
enhance the quality of life, improve the efficiency of services, protect the environment, 
and promote land use goals.   

IV. Neighborhood Planning Concept 
As discussed in the Vision section, the City believes that strong neighborhood planning 
efforts provide the basis for effective land use decisions.  One of Marysville’s strategies 
to create a thriving community is to strengthen and improve Marysville’s image and 
identity.  With continued growth and redevelopment, it will be important to establish 
distinct neighborhoods and districts as shown in Figure 4-2.  This will give our citizens, 
businesses, and visitors a stronger sense of Marysville’s vision and be an opportunity to 
develop community pride.   The basis for neighborhood planning areas comes from 
Marysville’s past.  Marysville is one of the oldest communities in Washington, and as a 
result boasts a history of small communities, landmarks, and cultural heritages that are 
associated with various areas.  In some cases residents still use these names; other 
remnants of this history are found on maps, road, and school names.  The historical 
richness of this community should not be lost in the future. 
The use of Neighborhood Planning Areas will encourage a sense of identity as well as 
maintain the historical associations.  Neighborhoods will be defined by existing, and 
some anticipated, features.  Each Planning Area will have land uses and services that 
may allow some autonomy, such as services and stores, a mix of residential, and a 
variety of transportation modes, including pedestrian and bicycling paths.  Land uses in 
one Planning Area can also complement land uses in adjacent Planning Areas, 
providing a desired functional mix within the greater Marysville area.  Planning Areas will 
allow for diversity and different distributions of land uses and services, responding to the 
needs of distinct portions of the city. 
The following list identifies the Planning Areas generally based on residential 
neighborhoods within the Study Area, and the elements that define each of their 
edges.   
Planning Area #1, Downtown: 
Approximately the downtown Marysville area, it extends from Ebey Slough, to the 
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section line east of Allen Creek, along 72nd/ 76th Street NE to Quilceda Creek and 
south along Interstate 5 to the slough. 
Planning Area #2, Jennings Park: 
The newly developing area east of downtown, it is delineated by Allen Creek, 76th 
Street NE, Allen Creek, Munson Creek, the section line, 52nd Street NE, and Sunnyside 
Boulevard. 
Planning Area #3, Sunnyside/Ebey Slough:   
The Sunnyside/Ebey Slough area, is defined by the both uplands and the floodplain.  Its 
edges are the extension of 67th Avenue NE, to Soper Hill Road, to Ebey Slough, to the 
section line, to Sunnyside Blvd., to 52nd Street NE.   
Planning Area #4, East Sunnyside/Whiskey Ridge:   
The southern portion of Whiskey Ridge, it is identified by Soper Hill Road, 83rd Avenue 
NE, 64th Street NE/SR 528, the section line, 52nd Street NE. 
Planning Area #5, Cedarcrest/Getchell Hill: 
In a portion of the historic Kellogg Marsh area, the edges are Allen Creek,  88th Street 
NE, 67th Avenue NE, to the Urban Growth Boundary, to Highway 9, and SR 528. 
Planning Area #6, Downtown Marysville North/Pinewood:  
The area north of downtown, its edges are 76th Street NE, to 51st Street NE, to 72nd 
Street NE, to Allen Creek, to 92nd Street NE up Quilceda Creek to just north of 100th 
Place NE, and Interstate 5. 
Planning Area #7, Kellogg Marsh:   
The residential community surrounding the significant commercial center at State 
Avenue and 100th Street NE, it is shaped by the Urban Growth Boundary, Quilceda 
Creek, and continues north along State Street to include commercial areas north of 
Quilceda Creek, back to Quilceda Creek, and 92nd and 88th Streets NE . 
Planning Area #8, Marshall/Kruse:  
A predominantly residential area, it is nestled between Quilceda Creek and its West 
Fork and connects to I-5 around commercial at State Avenue and north of 100th Street 
NE.  The railroad, industrial uses, and Interstate 5 complete the edges. 
Planning Area #9, Shoultes: 
In the historic Shoultes area, it extends from the Urban Growth Area, to Quilceda Creek, 
along the railroad line, and a change in land use from residential to industrial. 
Planning Area #10, Smokey Point: 
This area extends between Planning Areas 8 and 9 on the south, and 180th/172nd 
Street NE to the north, while Interstate 5 and the Urban Growth Area define its west and 
east edges.   
Planning Area #11, Lakewood: 
The edges of this area are the Urban Growth Boundary west of I-5 and  Interstate 5. 

V. Land Use Development 
The Comprehensive Plan land use map was adopted by the City following extensive 
public process and environmental analysis.  It is shown in Figure 4-2.  Property within the 
City limits has been rezoned to implement the adopted plan.  Properties at the edges 
of land use districts can make application to rezone property for the bordering zone, 
without applying for a comprehensive plan amendment.  However, the burden of proof 
is on the applicant to demonstrate the basis for the rezone.  The factors for a zone 
reclassification are identified in the Marysville Municipal Code.
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Figure 4-2 Land Use Map, 2025 Designations 
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B. LAND USE INVENTORY-LAND CAPACITY ANALYSIS 
Inventory and analysis of land uses allows for capacity estimation methods and 
subsequent formation of population and employment targets.  The full land capacity 
table is included as Appendix A of the Land Use Element. 

I. Marysville UGA Residential Capacity Estimation Methodology – August 
20041 

The land capacity estimations found in the following tables were made from an 
updated version of the land capacity GIS database provided to the City by the 
Snohomish County Planning and Development Services Department during the summer 
of 2002.  The original creation of this database is documented in Recommended 
Methodology and Work Program for a Buildable Lands Analysis for Snohomish County 
and its Cities (#1).  Updates to the database were made in August of 2004 using recent 
plat and building permit information.  This database is, essentially, a modified version of 
the Assessor’s parcel GIS database to which various fields were added in order to 
derive capacity estimates. 

The most important of these fields are the existing housing, buildable acreage, 
development status and estimated density fields.  The first of these fields, existing 
housing, was calculated directly from assessor records, and is shown in Table 4-1 along 
with the next field, buildable acreages, which was derived by subtracting the amount 
of mapped unbuildable land from the total acreage for each parcel.  Unbuildable 
lands include streams, wetlands, steep slopes, and their accompanying setbacks.  In 
addition, a 5% margin was added to unbuildable acreages to account for unmapped 
unbuildable areas.  The buildable acreages field was then calculated as total acres 
minus unbuildable acres. 

Table 4-1 Existing Housing and Buildable Acreages – 2005 UGA 
 Existing Housing Units Buildable Acreage 

2005 Land Use Plan 18,736 8,313 
 
The development status field contains four categories: undevelopable, vacant, 
redevelopable, and part-use.  The undevelopable category includes those parcels 
designated for public use (i.e. schools, parks, utilities, NGPAs, etc.).  Undevelopable 
parcels were excluded from further capacity calculations.  The vacant category 
contains all remaining parcels in which the improvement values are less than $10,000 
and which do not meet part-use and redevelopable criteria.  The redevelopable 
category contains residential parcels in which the improvements to land value ratio is 
less than 0.5 and are over 21,000 sq. ft. total area in single family zones or over 3,000 sq. 
ft. in the multi-family zones. Commercial parcels are categorized as redevelopable 
when the improvements to land value ratio is less than 0.75.  The part-use category 
contains those single family residential parcels with a total area greater than 21,000 sq. 

                                                 

1 Recommended Methodology and Work Program for a Buildable Lands Analysis for Snohomish County and its Cities,  Snohomish County 
Planning and Development Services, July, 2000; and SSPS Code For Running UGA Residential and Employment Capacity Analysis, Courtesy 
Steve Toy, Snohomish County PDS. 
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ft. and an improvement value per acre ratio of less than $250,000 per acre.  In addition, 
the part-use category also includes multi-family residential parcels with a  building 
footprint to total parcel area, or lot coverage, of less than 0.15, commercial/industrial* 
parcels less than two acres with a lot coverage less than 0.12 or commercial/industrial 
parcels over two acres and a lot coverage less than 0.25.  Buildable acreages for 
parcels in the part-use category were converted to surplus acreages using a reduction 
factor to account for building setbacks (see part-use factors below).  All remaining 
parcels not meeting any of the above criteria were not included in further capacity 
calculations. (#2)   
Part-use factors: 
Single and Multi Family Residential = 6.66 
Commercial/Industrial/mixed-use  > 2 acres = 4 
Commercial/Industrial/mixed-use  < 2 acres = 8.33 

Surplus Acres = (1 – (Lot coverage * Part-use factor)) * Buildable acres 
(Lot Coverage = Building footprint / Total parcel area) 

The resulting data, including the buildable acres data, were verified by on-screen 
analysis using GIS critical areas databases and aerial photography.  Maps of these 
results were produced and a final review was made by all City planning staff prior to 
further analysis.       

County Planning staff derived the values found in the density field by analyzing recently 
recorded plats specific to the Marysville area for each zoning designation and 
determining an average density (#1 sect. 3.1.1.1).  The density values used for each 
residential designation are:  

Single Family Medium – 3.76 hu/acre 
Single Family High – 4.8 hu/acre 
Single Family High (small lot) – 8 hu/acre 
Multi-family High – 28.34 hu/acre 
Multi-family Medium – 18.47 hu/acre 
Multi-family Low – 11.12 hu/acre 
Mixed-use – 13.4 hu/acre 

Using the existing housing, buildable acres, surplus acres and density data, additional 
housing capacity was calculated for each of the different development categories 
according to the following formulas: 

For vacant parcels:   additional housing capacity = buildable acres * density 
For part-use parcels:   additional housing capacity = surplus acres * density 

For redevelopable parcels:  
additional housing capacity = (buildable acres * density) – existing housing 

To account for market availability, the final additional housing capacity estimates were 
reduced by 15% for vacant parcels and 30% for part-use and redevelopable parcels.  
These numbers were further reduced by an additional 5% to account for future public 
use facilities.  The final population estimates were calculated at 2.0 persons per housing 
unit for multi-family and 2.9 persons per housing unit for single family designations.  
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II. Population & Employment Targets 
The GMA requires jurisdictions in Snohomish County to plan for growth over a 20-year 
time span using the State Office of Financial Management’s (OFM) population 
forecasts.  The Puget Sound Regional Council has issued similar forecasts of 
employment growth.  The Countywide Planning Policies (CPPs) for Snohomish County 
provide direction on how to allocate the State’s countywide forecast to cities, urban 
growth areas (UGAs) and the rural/resource area of the County utilizing the 
cooperative planning process of Snohomish County Tomorrow (SCT).  The resulting 2025 
population and employment growth targets guide local GMA comprehensive plan 
updates.   
The population forecast for Snohomish County anticipates between 234,000 and 
337,000 additional people by year 2025.  This reflects a population increase of between 
37-54% in twenty years.  Consistent with this range, Snohomish County is considering 
three scenarios for future population:  1) 862,000 (low target); 2) 895,000 (medium 
target); and 3) 950,000 (high target). 
Within its UGA, the City of Marysville has reviewed low to high population and 
employment forecasts in order to choose the preferred growth scenario for the 
community.  These ranges were considered in the three land use alternatives 
considered by the City.  These are 1) No Action – using current UGA and comparing to 
2025 forecast range; 2) Reasonable Measures with current UGA and comparing to 2025 
forecast range; and 3) Revised Land Uses with UGA expansion and comparing to 2025 
forecast range.     
Consideration of these alternatives involved an initial step of conducting a land 
capacity analysis, as referenced in Section B of the Land Use Element.  The population 
and employment forecast ranges were then compared to the available capacity 
within each of the plan alternatives.  Table 4-2 provides the low, medium and high 
population targets and additional population capacity needed.  The 2004 population 
estimate for the Marysville UGA is 53,042.  Additional population is the 2025 target minus 
existing population.  2002 estimated employment was 10,358, excluding construction 
jobs.  Following review of various land use scenarios to implement the low and medium 
growth targets, the Marysville City Council selected the Medium (moderate) growth 
scenario for the Marysville UGA. 

Table 4-2 2025 Growth Target Ranges Considered for the Marysville UGA 
Population 
Scenario 

Population Target Additional 
Population 

Employment Target Additional 
Employment 

Low 73,110 20,068 17,230 6,872 
Medium 79,800 26,758 17,230 6,872 
High 86,490 33,448 25,000 14,642 
 
Two employment scenarios were considered in development of the land use plan – the 
SCT initial target, and a High target developed as a result of broader goals in the land 
use plan and economic development element.  Marysville’s high planning target 
provides for an employment oversizing factor above the preliminary SCT target for 
employment land in order to increase the Marysville jobs to housing ratios consistent 
with the economic development element, as well as to provide an adequate range of 
land choices for office, retail, manufacturing, warehouse and other business uses in the 
Marysville UGA.  As opposed to residential UGA sizing, it is common practice to oversize 
employment land supply in order to prevent market restrictions for economic growth.  
The goals, policies and background information relating to this decision are discussed in 
the economic development element.  The resulting planning target is listed in Table 4-4. 
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Table 4-3 Planning Targets for Employment 
Employment Scenario Employment Target Additional Employment 
SCT Initial Target 17,230 6,872 
High 25,000 14,642 
 
Table 4-5 demonstrates additional households and capacity identified in each 
alternative considered in the 2005 update.  Population and employment capacity of 
Alternative 1, Existing UGA and comprehensive plan, provide inadequate capacity to 
meet even the low targets for population or employment.  Alternative 2 provides 
adequate capacity to meet the low target for population and the high target for 
employment.  The City has selected the Preferred Alternative as its land use plan. 

Table 4-4 Additional Population and Employment Capacity of Each Alternative 
Considered in Development of the 2005 Land Use Plan Update 
Alternative Population Capacity Employment Capacity 
1 – No Action 72,372 21,563 
2 – Low Growth   78,164 22,883 
3 – Moderate Growth with UGA Expansion 85,550 27,253 
3A-Moderate Growth with Smokey Point Alt. 86,541 26,562 
Preferred Alternative – 2005 Land Use Plan 80,431 26,766 
 

C. LAND USE DISTRICTS, CRITERIA, AND STANDARDS 
The City of Marysville will remain a well-defined community.  The objective is to create 
an urban center with a future 2025 population of approximately 80,000 people.  
Although the major residential expansion will be to the north, east, and southeast, the 
concentration of higher density retail and commercial uses will be in downtown 
Marysville and along State Avenue generally continuing up to Smokey Point— the 
western portion of the urbanized area.  The mix of land uses described in the following 
sections provides not only for adequate residential expansion but also allows for the 
commensurate, balanced growth of retail, office, commercial, and manufacturing 
uses.  Table 4-5 shows the land use mix identified in the 2005 land use plan map.  

Table 4-5 Land Use Acreage by Zone 

Acreage 
by Zone 

BP CB DC GC GI LI MFH MFL MFM MU NB SFH SFH-
SL 

SFM TOTAL 

Total 
Acres 

92 397 101 631 139 1300 60 349 403 316 11 3288 95 3208 10390 

Buildable 
Acres 

78 322 79 416 1 765 59 197 314 239 11 2669 95 2456 7701 
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Table 4-5a Land Use Acreage by Zone (Open Space, Public, Recreation) 
 

Acreage 
by Zone 

OPEN 
SPACE 

PUBLIC RECREATION TOTAL GRAND TOTALS  
(TABLES 4-5 
AND 4-5a) 

Total 
Acres 

413 745 343 1501 11,891 

Buildable 
Acres 

7 411 195 613   8,314 

 

I. Residential 
The forecasted population increases for the Marysville study area will be a function of 
market forces and State Growth Management Policies.  Therefore, they are unlikely to 
occur in a linear fashion, but will follow the phases of an economic cycle.  The demand 
for residential housing in the Marysville Study Area will be directly proportional to the 
supply of new jobs available in the greater Marysville area and north Puget Sound 
region at any given time.  The affordability of housing is also a factor of the market.  
Furthermore, the increasing costs for housing will be an important determinant in the 
demand for particular types of housing.  Because of the increasing cost of single family 
housing, it is anticipated that one-third of the new Marysville population will live in 
multiple family housing.  Housing mix goals are analyzed and discussed in the Housing 
Element of this plan. 
 
The residential land use categories in this comprehensive land use plan are (densities 
shown are net densities): 
Small Farms 
This is an overlay on other residential land uses.  Moderate sized parcels for agricultural 
and pastoral uses located within the Urban Growth Boundary.  Minimum lot size 5 acres; 
existing lots at smaller sizes may receive this overlay. 
Medium Density Single Family 
Single family residences ranging from 4 to 5 dwelling units per acre.  Duplexes would be 
permitted as a conditional use with a maximum density of 6 dwelling units per acre.   
High Density Single Family 
Single family residences ranging from 5 to 7 dwelling units per acre.  Duplexes would be 
permitted outright on 7,200 sq. ft. lots.  (7 to 8 dwelling units per acre) 
High Density Single Family -Small lot  
Single family residences up to 8 dwelling units per acre. 
Low Density Multi-family 
Multi-family residences ranging from 8 to 12 dwelling units per acre. 
Medium Density Multi-family 
Multi-family residences ranging from 12 to 18 dwelling units per acre. 
High Density Multi-family 
Multi-family residences ranging from 18 to 28 dwelling units per acre. 
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Figure 4-3 Residential Land Uses Map 
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a. Single Family  
i.  Criteria and Standards 
The locational criteria for siting new single family residential developments are: 
 Access to neighborhood collector streets and the pedestrian system 
 Land Use Relationships 

- Proximity to shopping, public facilities, parks, schools, bus, utilities 
- Location of single family residential with other single family 

 Neighborhood where the single family development will be placed: 
- Design of single family development that is compatible with scale and 

character of adjacent single family areas 
- Reinforces or helps establish the structure of the Planning Areas 

Development Criteria for new single family residential developments are: 
 Upgrade city standards for site development related to buffers, access, recreation, 

setbacks, etc... 
 Require a binding site plan for infill or environmentally sensitive areas that identifies: 

- Setbacks from adjacent development or environmentally sensitive areas  
- Parking areas and driveways 
- Recreational facilities 
- Landscaping, screening, and/or fencing 

The criteria for conditional uses in single family areas (duplexes and accessory units) are: 
 Duplex: 

- Design or alteration of structure that is compatible with scale and character of 
adjacent single family residences, including parking areas and driveways 

- Permitted outright in High Density Single Family 
 Accessory Units: 

- Design or alteration of structure that is compatible with scale and character of 
adjacent single family residences, including parking areas and driveways 

- May be integrated into the single family home or garage 
- Unit may not exceed 35% of the gross floor area of the structure 
- May have a separate entrance, but no more than one, and it may not be 

placed on the front/street side of the primary residence 
- No more than two bedrooms may be included in the accessory unit 
- One of the units must be owner occupied 
- Only one accessory unit per lot 

Implementation:  
Do not permit clubs/lodges, commercial activities (e.g., funeral homes, offices, clinics, 
theaters, assembly halls), large assisted living, nursing, or convalescent homes (over 10 
beds), and hospitals in single family residential zones.  Consider permitting them in 
neighborhood commercial so they have proximity to residential areas, but will have 
proper location, buffering, and neighbors.  Permit bed and breakfasts in high density 
single family by conditional use.  Permit adult day care facilities by conditional use.  Also 
permit nurseries as a conditional use in Medium Density Single Family areas. 
 
ii.  Identification of Areas 
For the general location of this land use, see Figure 4-3.  Other land uses may also 
occupy these areas.  For more detailed location information, see the Planning Area 
maps in Section G of the Land Use Element. 
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b. Multi-Family 
Historically in Marysville, a primary goal has been to assure compatibility of multiple 
family with established or proposed single family neighborhoods while providing 
sufficient multi-family residences to meet the increasing demands of new populations.  
Multi-family should be located so it does not disrupt the fabric of single family 
neighborhoods.  Thus for example, it is necessary to direct traffic away from single family 
areas.  Design standards are also utilized to mitigate the impact of proximity to less 
intense land uses.  The multi-family designation includes apartments (high and low rise 
as well as garden), condominiums, duplexes, triplexes, quadplexes, and town houses. 
i.  Criteria and Standards 
Duplexes are exempted from this section.  They are either permitted outright or as a 
conditional use in single family areas. 
The locational criteria for siting multi-family residential are: 
 Access to collector or arterial streets and the pedestrian system 
 Land Use Relationships 

- Proximity to shopping, public facilities, parks, schools, bus, utilities 
- Location of multi-family residential to compatible land uses (commercial, 

multiple family, some single family) or incompatible land uses (some single 
family, heavy industry)  

 Neighborhood Structure where the multi-family will be placed: 
- Design of multi-family structure is compatible with scale and character of single 

family areas 
- Multi-family buildings will be buffered and/or separated from single family, 

commercial, and industrial structures, land zoned, or identified for these uses in 
the Comprehensive Plan 

- Utilize, as possible, natural stream and topographic changes to buffer and 
separate multi-family developments from single family areas 

Development Criteria: 
 Except for triplexes, the minimum lot size of 3 times the prevailing lot size in single 

family zone to allow for buffers, additional landscaping and setbacks; and to 
prevent spot development  

 In established neighborhoods, e.g. some portions of downtown, limit multiple family 
to a scale compatible with the surrounding structures, such as duplexes. 

 Change current site standards to: 
- Increase Buffers (buffers include trees, shrubs, and fences) 
- Increase Open space 
- Increase Landscaping:  parking areas; street and yard trees 
- Require buffers and setbacks to offer on-site play space 
- Reduce Scale of buildings:   

 Height of buildings 
 Length of uninterrupted walls 

 Require a binding site plan that identifies: 
- the scale and location of all buildings 
- parking areas and driveways 
- recreational facilities 
- landscaping, screening, and/or fencing 
- building elevations 

Implementation:   
Do not permit some commercial activities (e.g., funeral homes, theaters, assembly halls, 
sale of packaged alcoholic beverages), and hospitals in multi-family residential zones.  
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Permit assisted living, nursing, and convalescent homes in multi family residential zones 
that are consistent in density with the underlying zoning.  Consider permitting them in 
neighborhood commercial so they have proximity to residential areas, but will have 
proper location, buffering, and neighbors.  Permit bed and breakfasts in this land use. 
ii.  Identification of Areas 
For the general location of this land use, see Figure 4-3.  Other land uses may also 
occupy these areas.  For more detailed location information, see the Planning Area 
maps in Section G of the Land Use Element. 
c. Small Farms 
Traditionally agriculture has been a significant component of the greater Marysville 
economy and life style.  The Growth Management Act does not require that all land 
uses within the Urban Growth Area be urban in nature, and not all land within 
Marysville’s Urban Growth Area should be assumed ready for urbanized development.  
Some parcels that are presently used for agricultural uses can be included.  The 
inclusion of this land use in the Comprehensive Plan Update does not protect these 
lands from development, but instead acknowledges their presence within the Urban 
Growth Area, and encourages their present use continuing as long as it is the desire of 
the property owner.  Consult the glossary entry for Overlays for more information. 
i.  Criteria and Standards 
 Lot size:   

- minimum 100,000 sq. ft. (approximately 2.3 acres), and smaller tracts if such 
tracts were in existence on public record as of the passage of this ordinance 
and in agricultural use 

 Uses:  
- specialty farming, horticulture, floriculture, animal husbandry, and the 

production of seed, hay and silage, and Christmas trees, along with the sale on 
the premises of the products produced thereon from the above listed uses 

 Practices:   
- accustomed agricultural practices shall be permitted, notwithstanding any 

other section of the code, provided, however, that no practice shall be 
permitted that results in the pollution of creeks or groundwater by manure, 
fertilizer, pesticides, or otherwise.  The Snohomish County Cooperative Extension 
Agent will be considered an expert in “accustomed or progressive agricultural 
practices.”  Without limiting the above, agricultural practices include the care, 
management, and control of animals. 

 Setbacks and other limitations on residences:   
- same as the underlying single family residential zone 

 Setbacks and other limitations on adjacent new development:  
- increase setback requirements to provide a buffer from the small farms.  The 

buffer shall include a fence.  A conservation easement acceptable to the City 
shall be provided for the buffer.  On-site density transfer shall be available for 
the portion of density lost to the buffer. 

ii.  Implementation 
The noise code shall be amended to permit accustomed farm animal noises on 
property with Small Farm Overlay. 
iii.  Identification of Areas 
Unlike some of the other lands uses described in this section, small farms are not a land 
use that the Comprehensive Plan attempts to distribute between Planning Areas.  
Instead, the Identification of Areas for Small Farms indicates some of the Planning Areas 
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where they currently are located.  If land within the Urban Growth Boundary is not 
identified below as the location of a Small Farm, it is not excluded from this use.  The 
following identification is provided to facilitate the continuing use of the land as a small 
farm, not to limit which lands may continue the use. 

II. Commercial  
Historically, Marysville’s commercial areas began in downtown and then grew along 
State Avenue/ Smokey Point Blvd.  Improving the appearance of these areas, through 
the clustering and infill of existing areas, compact commercial centers, well defined 
employment destinations, and renovating or expanding existing buildings, as well as 
improving the landscape standards and making the areas more appealing to 
pedestrians, is important to Marysville residents.  There is also the desire to improve the 
jobs-to-housing ratio, and to create an employment center for living wage jobs in North 
Snohomish County.  Providing businesses in neighborhoods, appropriately scaled and 
located, is necessary to reduce the number of automobiles trips.  Following are policies 
that recognize Marysville’s existing commercial development and zoning, and propose 
criteria for selecting new commercial areas.  All combine to provide an adequate, 
convenient supply of goods and services for Marysville residents and workers as well as 
the traveling public.  The commercial land use categories used in this comprehensive 
land use plan are: 
Downtown Commercial 
One of two focal points of commercial activity in Marysville and the Study Area. 
General Commercial   
Automobile oriented with larger land uses that tend to be the only stop in a trip. 
Community Business   
Furnishes space for a wide variety of general retail activities and services, serving a 
number of neighborhoods.  
Business Park   
Provides for campus style office parks, professional services, personal service offices, 
and high tech research. 
Neighborhood Business   
Provides convenience goods and services for a Planning Area.   
Waterfront Mixed Use   
An overlay district with a mix of uses including water oriented businesses, recreational, 
and cultural activities.   
Mixed Use  
A combination of office, commercial, and residential.   
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Figure 4-4 Commercial Land Uses Map 
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a. Downtown 
The downtown district of Marysville is the activity centers of the community, and will 
continue to be one of several centers for the Urban Growth Area.  It has acted as a 
financial, business, retail, and even residential focus for Marysville.  This land use 
recognizes the unique combination of activities that are desirable in a city center.  The 
activities that would be permitted could range from some of those found in 
neighborhood and community commercial to offices to light industrial as well as hotels 
and inns.  The uses would attempt to balance the desire for a pedestrian friendly 
environment and its role as a regional destination.  Selecting some of the uses 
permitted in each of those land uses allows this land use to be tailored to the desired 
character of downtown as opposed to a hodgepodge of uses.  Regional retail, as well 
as significant office, hotel, and institutional uses and complexes are located within the 
area — and will continue to be.  The residents of the adjacent residential areas also 
depend on downtown for their everyday needs. 
i.  Criteria and Standards 
Develop and establish performance standards for each commercial district.  
Performance standards would apply but not be limited to traffic circulation and 
signalization, off-street parking, pedestrian and shopper movement, landscaping/street 
trees and furniture, sign controls, and design requirements. 
Development standards for the downtown should be adopted that would include 
requirements for building bulk, heights, setbacks, landscaping, floor area ratios, open 
space, and development incentives.  This area should permit structures taller than other 
land use areas.  The appearance of streets sidewalks and other public places should be 
enhanced through the encouragement and variety of architecture, art, landscaping, 
paving material, water features, lighting, signing, and street furniture. 
 Building Characteristics:  ground floor of buildings with many windows with clear 

glass, continuous street wall, discourage long uninterrupted facades, encourage 
continuous permanent awnings, tactile materials and detailing of buildings, building 
style appropriate to the downtown character, views to water and surroundings from 
upper levels, consider year-round sun and shade conditions when designing and 
siting buildings. 

 Other:  coordinated system of lighting, paving, street furniture, and informational 
graphics 

ii.  Identification of Areas 
For the general location of commercial land uses, see Figure 4-4.  Other land uses may 
also occupy these areas.  For more detailed location information, see the Planning 
Area maps in Section G of the Land Use Element. 
b. General Commercial 
This land use would be oriented towards uses requiring large sites and/or that people 
would be less likely to travel between in one outing.  That is, these activities would not 
be likely to be a part of a series of errands such as those in Community Commercial.  Or 
that the sites required for these activities are so large as to deter people from making 
one stop and moving between adjacent activities.  This land use could permit such 
activities as automobile and bus repair and storage, new and used car sales, lumber-
yards, and discount stores.  Sites for this land use require a large site that is served by 
automobile with good access to arterials and I-5.  
One portion of this land use has an overlay of mixed use.  This occurs in Planning Area 1.  
See Chapter XIV for the location of this overlay; see Chapter XV, Overlay, for more 
information.  
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i.  Criteria and Standards 
General Commercial uses are automobile oriented rather than pedestrian and tend to 
be larger land uses located with access to a major arterial.  Located at arterial 
intersections and close to the center of the consumer population intended to be 
served. 
 Site Size:  5+ acres; serving radius:  2+ mile 
 Types of Stores:  automobile and bus repair and storage, new and used car sales, 

lumberyards, and discount stores  
 Access:  Arterial streets 
 Implementation:  Clarify the different types of uses permitted in General vs. 

Community Commercial.  Some smaller uses which could be combined into a single 
center, should not be in General Commercial except for support to employees, e.g. 
art supply sales, antique and gift sales, banks, book and stationery sales, clothing 
sales, dairy bars, florist.  Manufactured Home Parks, commercial schools, business 
and trade schools, should not be located here.  Uses such as hatcheries should only 
be allowed in this commercial zone. 

ii.  Identification of Areas 
For the general location of commercial land uses, see Figure 4-4.  Other land uses may 
also occupy these areas.  For more detailed location information, see the Planning 
Area maps in Section G of the Land Use Element. 
c. Community Business 
This land use would serve a larger area than one neighborhood, but remain auxiliary to 
Marysville’s downtown.  Activities in this land use would be more automobile oriented, 
serving a larger area and therefore might require an automobile to reach them.  The 
uses would be such that one might go to an area and be able to run several errands or 
accomplish several tasks in one or two stops.  Activities that might be permitted could 
be department and large grocery stores; other uses that would draw people from 
many areas as opposed to just the immediate neighborhood.  Some personal services 
and office uses might also be permitted.  The land use is intended for individual, small 
businesses or an integral complex of several firms or businesses serving retail, office, and 
personal services. 
i.  Criteria and Standards 
 Site Size:  5 - 20 acres; serving radius:  1 1/2 - 2 mile (15-20,000 population) 
 Types of Stores:  department and large grocery stores; other uses that need the 

support of several neighborhoods rather than a single one neighborhood; personal 
services and office; individual, small businesses or an  
integral complex of several firms or businesses serving retail, office, and personal 
services  

 Access:  Arterial streets 
 Number of Stores:  15-25, range of gross floor area:  100,000 - 200,000 sq. ft. 
 Implementation:  Some commercial activities that have a repair or light industrial 

component should be included here, e.g. bike sales and repair, coffee roasting (if in 
conjunction with a shop), shoe sales and repair, candy sales and manufacture, 
computer sales and service, dry cleaning plants and retail, jewelry and watch sales 
and repairs, hardware, appliances, and electrical items sales and service (these 
could be limited by size, to differentiate which should be in General Commercial, 
and which here); as well as other commercial activities currently not permitted such 
as banks, fabric stores, luggage and leather goods, barber and beauty shops, trade 
or business schools, hobby, toy and game shops, laundromats, sun tanning salons, 
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second hand stores, pawn shops.  Things which should not be located in this land 
use are automotive and truck repair garages, automotive and boat sales, foundries 
or metal fabrication, flour, feed, and seed processing, go-cart tracks, outdoor 
storage. 

ii.  Identification of Areas 
For the general location of commercial land uses, see Figure 4-4.  Other land uses may 
also occupy these areas.  For more detailed location information, see the Planning 
Area maps in Section G of the Land Use Element. 
d. Business Parks 
This land use would permit campus style office developments intended for research 
and development, professional services, personal service offices, high technology, and 
other such office uses.  
This designation is characterized by strict development standards including generous 
landscaping, well-designed buildings, and limited outdoor operations.  With these 
standards, the type of development can be compatible with most other uses, as long as 
transportation corridors are separated or otherwise mitigated.  The grounds should be 
well landscaped, providing a buffer from adjacent land uses and a pleasing visual 
experience as seen from public roads.  Buildings should have generous setbacks and be 
designed to house all activities including production, storage, etc…, so that no adverse 
impacts such as noise, glare, odor, or vibration are detectable from the outside.  
Walking and bike paths should be accommodated. 
i.  Criteria and Standards 
 Types of Offices:  office uses such as lawyers, doctors, accountants, architects, 

engineers, secretarial services, and travel, real estate, or insurance agents; light and 
high-tech industry; educational institutions; research facilities; convention centers; 
office complexes; etc… though the uses must not have negative or undesirable 
atmospheric or environmental impacts. 

 Access:  Arterial streets 
 Minimum Lot Size:  10 acres 
 Setbacks:  100 feet on all sides 
 Site standards: 

- Increase Buffers (buffers include trees, shrubs, and fences) 
- Increase Open space 
- Increase Landscaping:  parking areas; street and yard trees 
- Identifies height limits and Floor Area Ratios 
- Integrated signage and traffic control 
- Sign Standards 

 Require a binding site plan that identifies: 
- the scale and location of all buildings 
- parking areas and driveways 
- landscaping, screening, and/or fencing 
- relationship to transit, bike and pedestrian paths 

ii.  Identification of Areas 
For the general location of commercial land uses, see Figure 4-4.  Other land uses may 
also occupy these areas.  For more detailed location information, see the Planning 
Area maps in Section G of the Land Use Element. 
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e. Neighborhood Business 
This land use would serve the immediate neighborhood and be more pedestrian 
oriented.  They are located where pedestrians, bicyclists, and vehicles have access.  Uses 
that might be permitted could be small to medium sized grocery stores, hardware stores, 
delicatessens or coffee shops, some business and professional offices, pharmacies, video 
and book shops, and personal services, such as beauty and barber shops, shoe repair, 
laundries and dry cleaning.  Generally each Planning Area would have one 
Neighborhood Commercial site.  The sites shown were primarily based on existing 
locations, except in the Planning Areas to the south and east that have, to date, had little 
development, the sites are not parcel specific.  Some Planning Areas have two sites 
because of their elongated shape.  Others do not have any because they are served by 
nearby Community Commercial sites. 
i.  Criteria and Standards 
Neighborhood Business Centers should meet the following locational and development 
standards: 
 Site Size:  1/4 to 1-1/2 (maximum) acres, approximately 1/2 mile radius service area; 

larger area and radius if serving several Planning Areas 
 Types of stores:  convenience stores such as small grocery or hardware store, video, 

personal services (i.e. shoe repair, dry cleaners), etc…. 
 Number of Stores:  1 - 7 
 Design guidelines:  Architecture should include ground floor of buildings with many 

windows with clear glass, continuous street wall, discourage long uninterrupted 
facades, continuous permanent awnings, tactile materials and detailing of 
buildings, building height and form consistent with residences in area or similar to 
traditional neighborhood commercial buildings, buildings not setback from the 
street more than is typical of residences in area, appropriate street lights, signs that 
are attached to building or are monument style (i.e., not pole signs) 

 Access: arterial/neighborhood collectors 
 Buffers:  Ability to buffer from adjacent residential and restrict site expansion 
 New centers:  should be done as a planned zone 
 Neighborhood Commercial centers should be convenient to their neighborhood 

consumer population and situated on an arterial, preferably at an intersection of 
arterials.  The size and area of the Neighborhood Commercial center should be in 
scale with the neighborhood and of sufficient area to bear the burden of transition 
from within the district. 

 Parking:  located to the side or rear of the buildings or center 
Implementation: 
Some of the land uses which might be permitted in this land use are, possibly with 
limitations on the size of the store or number of employees:  art supply sales, antique 
and gift sales, candy retail, bicycle sales, catering, ice cream shops/dairy bars, delis, 
florist, hobby, toy, and game stores, jewelry and watch sales, art galleries, newsstands, 
music stores, locksmiths, office buildings for professionals (outright), small printing and 
publishing establishments, shoe repair, tailors, sun tanning salons.  Uses which should no 
longer be permitted in this land use are hatcheries. 
ii.  Identification of Areas 
For the general location of commercial land uses, see Figure 4-4.  Other land uses may 
also occupy these areas.  For more detailed location information, see the Planning 
Area maps in Section G of the Land Use Element. 
f. Waterfront 
The Waterfront district is an overlay use on Downtown Commercial zoned land along 
Ebey Slough.  This overlay is only located in Planning Area 1.  It permits a mix of uses 
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including water oriented businesses, recreational, multifamily residential and cultural 
activities, creating a recreation and entertainment focal point.  Thus the land uses 
would be residential, restaurants, water oriented recreation and light industry, retail, 
office, and other festival/regional market place activities.  It should be alive during the 
day and evening, year round, with a vitality that can only be achieved with people 
working there and living nearby.  Though adjoining to downtown and linked physically 
and visually, it is a separate district, with a different character, and therefore a different 
mix of residential and commercial activities.   
i.  Criteria and Standards 
Development standards for the waterfront should be adopted that would include 
requirements for building bulk, heights, setbacks, landscaping, floor area ratios, open 
space, and development incentives.  The appearance of streets, sidewalks and other 
public places should be enhanced through the encouragement and variety of 
architecture, art, landscaping, paving material, water features, lighting, signing, and 
street furniture. 
 Land Uses:  retail, restaurants; water oriented recreation, light industrial that 

enhances the goals of the waterfront district, sales; crafts sales and manufacture 
including some light industrial; pensione2/bed and breakfasts; office uses such as 
professional services and personal service offices (above street level). 

 Building Characteristics:  ground floor of buildings with many windows with clear 
glass, continuous street wall, continuous permanent awnings, tactile materials and 
detailing of buildings, building style appropriate to the waterfront character, views 
to water and surroundings from upper levels, consider year-round sun and shade 
conditions when designing and siting buildings, appearance from I-5, orientation, 
discourage long uninterrupted facades. 

 Other:  coordinated system of lighting, paving, street furniture, and informational 
graphics; parking (location and amount) 

ii.  Identification of Areas 
For the general location of commercial land uses, see Figure 4-4.  Other land uses may 
also occupy these areas.  For more detailed location information, see the Planning 
Area maps in Section G of the Land Use Element. 
g. Mixed-Use — Commercial, Office, and Multi-Family Residential 
This land use combines office uses with the highest density multi-family residential.  The 
commercial uses would be similar to those in Neighborhood Commercial.  Some 
Community Commercial uses might also be allowed if they promote the pedestrian 
character that is one of the purposes of mixed use developments.  The office uses 
would be for a variety of activities, such as lawyers, doctors, accountants, architects, 
engineers, secretarial services, and travel, real estate, or insurance agents.  This land 
use will be used in circumstances with high vehicular and transit access and close 
proximity to services and employment.   
In a portion of Planning Area 1 the Mixed Use district is an overlay use on General 
Commercial land along Interstate 5.  The General Commercial land use will continue as 
long as the property owner desires it.  See Chapter XIV for the location of this overlay; 
see Chapter XV, Overlay, for more information on overlays.  
i.  Criteria and Standards 
Mixed Use Centers should meet the following locational and development standards: 
 Types of stores:   

                                                 
2 A small European style hotel that usually offers breakfast as part of the room cost. 
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- Commercial:  Neighborhood commercial type uses such as convenience 
stores e.g. small grocery or hardware store, restaurants, video, personal services 
(i.e. shoe repair, dry cleaners, fitness club), etc…; other uses supportive of the 
pedestrian character 

- Office:  Planning Area 1:  Downtown, offices for a variety of activities, such as 
lawyers, doctors, accountants, architects, engineers, secretarial services, and 
travel, real estate, or insurance agents; outside of downtown, travel, real 
estate, or insurance agents. 

- Residential:  In Planning Area 1 adjacent to Interstate 5, densities ranging from 
28 to 34 dwelling units per acre; in all other locations, densities ranging from 18 
to 28 dwelling units per acre.  Some High Density Single Familycould be 
allowed. 

- Access: arterial / neighborhood collectors 
- Buffers:  Ability to buffer from adjacent residential and restrict site expansion, 

except downtown 
- New Centers:  should be done as a planned zone 
- Mixed use centers should be convenient to their neighborhood consumer 

population and situated on an arterial, preferably at an intersection of arterials.  
The size and area of the center should be in scale with the neighborhood and 
of sufficient area to bear the burden of transition from within the district. 

- Parking:  located to the side or rear of the buildings or center, under the 
building with shops along the sidewalk or pedestrian areas. 

- Building Characteristics:  ground floor of buildings with many windows with 
clear glass, continuous street wall, discourage long uninterrupted facades, 
continuous permanent awnings, tactile materials and detailing of buildings, 
consider year-round sun and shade conditions when designing and siting 
buildings, parking location and amount, building height and form, park/open 
space location and size, non-pole signs. 

Implementation: 
This land use will be implemented through the use of the Mixed Use Zone.  Segregation 
of residential structures shall only apply if the residential portion is in a separate building, 
not if it is above other uses.  Require mixed use developments to have joint use parking 
and joint access points. 
ii.  Identification of Areas 
For the general location of commercial land uses, see Figure 4-4.  Other land uses may 
also occupy these areas.  For more detailed location information, see the Planning 
Area maps in Section G of the Land Use Element. 

III. Industrial 
Previous comprehensive plans have designated large portions of north Marysville for 
industrial land use.  These designated industrial lands exhibit most of the characteristics 
of good industrial locations:  good access to highways and freeways, rail access, 
proximity to air transportation, flat and easily developable land, available water and 
sewer, and large parcel ownership. 
Projected demand for further industrial land is difficult to estimate.  Increasing 
development costs for industrial lands in the southern portion of the county and 
decreasing availability in the region, will tend to increase the desirability of the north 
county.  Also the United States/Canada trade agreement eliminating tariffs will create 
an additional demand for warehousing adjacent to the Interstate 5 corridor.  Potential 
sensitive areas, such as wetlands, in the Smokey Point Blvd. area may reduce available 
lands. 
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The industrial land use categories permitted in this comprehensive land use plan are 
Business Park and Light Industrial as shown in Figure 4-5.  Both land uses allow non-
intensive industrial activities of the kind more compatible with surrounding, less-intensive 
uses such as residential and retail/commercial.  They have a limited number of 
employees, low traffic volume, no objectionable noise, odor, vibration, air or water 
pollutants, and presents no significant safety hazards.  Therefore they are allowed to 
locate close to where people live, shop, and work.  The difference between these uses 
is:    
Planned Industry 
Planned, relatively large acreage lots for several businesses.  Certain commercial uses 
would also be allowed within industrial parks, such as warehousing and sales with low 
associated traffic. 
Single Site Industrial 
Primarily individual projects used for infilling areas that have already developed.  This 
proposed land use would primarily permit industrial land uses.   
Moderate and heavy intensity industrial uses would have a separate permit and review 
process that would permit them in business park and light industrial areas when they 
meet certain performance standards for review of noise, odor, pollution in the context 
of the specific site’s surrounding land uses or sensitive areas.  Factors that should be 
considered are:  traffic impacts:  automobile and truck; emissions:  type and volume; 
noise:  decibels; light and glare:  amount and time; ability to mitigate; hours of 
operation; types of adjacent uses; ability to buffer or mitigate; and proximity to and 
effect on sensitive areas.  Uses that might be permitted would be manufacturing, 
processing, fabrication and assembling of products or materials, some types of 
warehousing and storage, and transportation facilities. 
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Figure 4-5 Industrial Land Uses Map 
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a. General Industrial, Light Industrial Zones.   
i.  Criteria and Standards 
Land Uses:   
 Manufacturing:  food, drugs, stone, clay, glass, china, ceramics, electrical 

equipment, scientific or photographic equipment, fabricated metal products (not of 
major structural steel forms, heavy metal processes, boiler making or similar 
activities); cold mix processes; textile, leather, wood, paper, and plastic products 
from prepared materials; arts and craft production; building products and 
manufacturing that supports the construction industry, e.g. cabinetry, and doors. 

 Packaging of prepared materials 
 Storage and warehouse services, wholesale trade, laundry facilities, printing and 

publishing, automobile repairs (not including body work) and washing, recycling 
center, public utility, government facility, public transit shelter 

 Planned Industry, also permits fast food and sit down restaurants, taverns, banking 
and related services, entertainment and recreation, office uses, secretarial services, 
daycare or mini-school as support services 

The locational criteria for siting new industrial uses are: 
 Access to highway or major arterial street, rail access, proximity to air transportation 
 Flat land in large parcels 
 Land Use Relationships 

- Proximity to some accessory land uses, such as post offices, delicatessens, and 
other support activities 

- Location of industrial land uses to compatible land uses or incompatible land 
uses, in particular, minimum impact on residential areas 

 Siting Issues: 
- Industry will be buffered and/or separated from residential and commercial 

uses, land zoned or identified for these uses in the Comprehensive Plan 
- Utilize, as possible, major roadway/railroad, natural stream, and/or topographic 

changes to buffer and separate industrial developments from residential or 
commercial uses 

Development Criteria: 
 Planned Industry:  

- Minimum acreage size of 5 to allow for buffers, additional landscaping and 
setbacks; and to prevent spot development 

- Any development over 10 acres must be planned to coordinate access and 
services 

- Any development adjacent to or including significant sensitive areas (e.g. 
wetlands over 3 acres) must be planned to minimize its impact on the sensitive 
area 

 Change current site standards to: 
- Increase Buffers (buffers include trees, shrubs, and fences) 
- Increase Open space 
- Increase Landscaping:  parking areas; street and yard trees 
- Identifies height limits and Floor Area Ratios 
- Integrated signage and traffic control 
- Preference for compact well-defined centers 

 Require a binding site plan that identifies: 
- the scale and location of all buildings 
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- parking areas and driveways 
- Landscaping, screening, and/or fencing 

 relationship to transit, bike and pedestrian paths 
Single Site Industry:  
 Minimum acreage to allow for buffers, additional landscaping and setbacks; and to 

prevent spot development 
 Change current site standards to: 

- Increase Buffers (buffers include trees, shrubs, and fences) 
- Increase Open space 
- Increase Landscaping:  parking areas; street and yard trees 
- Identifies height limits and Floor Area Ratios 
- Preference for compact well-defined centers 

ii.  Identification of Areas 
For the general location of industrial land uses, see Figure 4-5.  Other land uses may also 
occupy these areas.  For more detailed location information, see the Planning Area 
maps in Section G of the Land Use Element. 

D. GOALS & POLICIES 
This portion introduces the goals and policies that guide the Land Use Element.     

I. General Development Land Use Goals & Policies 
Goals:   
1. Plan for a fair share of regional growth, that limits low density sprawl and directs 

growth to urban areas. 
2. Enhance Marysville’s unique character. 
3. Promote a healthy economy by improving the jobs to housing ratio. 
4. Create an identifiable city separated by natural physical features from adjacent 

communities. 
5. As appropriate, protect and strengthen the vitality and stability of existing 

neighborhoods. 
6. Create a transportation system that allows people and goods a variety of 

transportation options. 
7. Maintain existing levels of service for important public facilities. 
8. Foster pedestrian accessibility. 
9. Maintain existing park facilities, while seeking opportunities to expand and 

enhance the current range and quality of facilities. 
10. Encourage Marysville’s physical, visual, and perceptual linkages to sloughs, rivers, 

and creeks. 
11. Protect and preserve prominent natural features. 
12. Promote active citizen involvement in planning for Marysville’s future. 
13. Establish development regulations that are fair and predictable. 
14. Provide measures to enhance short-term and long-term transition planning to 

reduce urban impact on rural uses within the planning period, and to minimize 
long-term costs of service for areas that may be considered for urban expansion in 
future planning periods.   

Policies: 
LU-1 In cooperation with other jurisdictions, create an Urban Growth Area based on 

the capabilities and characteristics of the land, availability of public facilities and 
services, existing land uses, and anticipated growth.   
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LU-2 Limit population and employment growth and the provision of services to Urban 
Growth Areas.  Districts outside of Urban Growth Areas should remain rural in 
character. 

LU-3 Ensure that the growth pattern of the community will be well managed by 
utilizing the comprehensive plan as a guide for community development and by 
utilizing the City’s land use codes in a manner consistent with the stated goals 
and policies of the comprehensive plan. 

LU-4 Encourage growth that will transform Marysville from a residential dominated 
community to one that provides a balanced, though not equal, proportion of 
both residences and employment.  This will probably include a major 
employment center. 

LU-5 Encourage citizen participation in all decisions affecting growth in the 
community. 

LU-6 Expand public facilities and services and utilities so they do not hinder growth, 
while also encouraging growth to occur in a manner that will not strain the City’s 
ability and resources to provide basic community services such as but not limited 
to the street system, water and sewer utilities, stormwater system, park and 
recreation, schools, police, fire and other general administrative functions. 

LU-7 Preserve open spaces, natural areas and buffer zones, wetlands, wildlife 
habitats, and parks in and outside of the Urban Growth Area. 

LU-8 Require growth to occur in manner that will not overburden the natural systems 
of the planning area such as but not limited to the Snohomish River Delta, 
Quilceda and Allen Creeks’ corridors and tributaries, wetlands, forested areas 
and other environmentally sensitive areas. 

LU-9 Encourage a harmonious blend of opportunities for living, working, and culture 
for the residents of Marysville through planned retention and enhancement of its 
natural amenities, by judicious control of residential, commercial, and industrial 
development, and by recognition of the City’s role in the region. 

LU-10 Preserve and enhance the quality of living, trading, and working districts by 
dedicating open space, preserving and restoring trees and vegetation, and 
designing development site plans sensitive to natural land forms, water 
resources, and life systems. 

LU-11 To reduce reliance on the private automobile, encourage suitable combinations 
and locations of land uses, such as employment, retail, and residences, including 
mixed use development.   

LU-12 Provide balanced employment opportunities for the local labor force through 
varied economic development that is clean and pollution free, and the 
establishment and protection of small entrepreneurs.   

LU-13 Encourage the preservation of significant historic and archaeological properties 
and identify strategies and incentives for protection of these resources for the 
enrichment of future generations. 

LU-14 Encourage lands that are likely to be included within the Urban Growth Areas in 
the future, to remain in 10 acre or larger parcels, and to use techniques such as 
shadow platting and clustering to permit efficient development at urban 
densities and provision of urban level services when they are incorporated into 
Urban Growth Areas. 

LU-15 Encourage the County to establish minimum acreages (10 acres or larger) in 
urban reserves and RUTA’s that would, in the future, allow development at higher 
densities as land is incorporated into the Urban Growth Area. 
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LU-16 Provide for the preservation of small farms and agricultural uses in rural areas by 
requiring adjacent urban development to provide buffers and screening to 
minimize urban impacts on existing and ongoing agricultural operations. 

LU-17 Encourage the use of clustered housing as appropriate to maintain the rural 
character, special features, significant vegetation, and open space of the area.  
Place clusters of housing near existing roadways reducing the need for 
significant new construction of infrastructure and to reduce future costs of 
extending urban services for areas that may be included in the UGA in 
subsequent planning periods.   

II. Residential Land Use Goals & Policies 
Goals:   
15. Provide for new residential development that is compatible with the present 

housing stock while also providing for a broad range of housing types and dwelling 
unit densities to serve diverse life styles, income levels, and ages. 

16. Protect and enhance the character, quality, and function of existing residential 
neighborhoods while accommodating the City’s growth targets. 

Policies: 
LU-18 Housing densities should be determined by community values, development 

type and compatibility, proximity to public/private facilities and services, 
immediate surrounding densities, and natural system protection and capability.   

LU-19 In determining housing densities, consider the impact of lot size on the cost of 
housing, and thus its affordability. 

LU-20 Accommodate demand for urban-density  living and services only within Urban 
Growth Areas. 

LU-21 Urban level facilities and services must be provided prior to or concurrent with 
development to mitigate the subsequent impacts of resident populations.  These  
services include, but are not limited to water, adequate sewage treatment, 
schools, and roads.  Where appropriate, it also includes transit, parks, and 
recreation.  Concurrency is  generally defined as financial commitment to 
complete improvements or strategies within   six years of development. 

LU-22 Distribute higher densities in appropriate locations.  Locate in residential areas 
where they will not detract from the existing character.  Locate near 
employment and retail centers, and to transportation corridors as appropriate. 

LU-23 Encourage a range of housing types and densities, including small lot single 
family,  zero lot line developments, cluster housing, town houses, duplexes, 
triplexes, apartments (high and low density, including garden), accessory 
apartments, and mobile home parks.  Increase the opportunities for home 
ownership through the availability of these housing types. 

LU-24 Within the Urban Growth Boundary, encourage infill of existing single and multi-
family lots, prior to development of new areas, especially those without urban 
services. 

LU-25 The development of single and multi-family neighborhoods on wetlands, creek 
corridors,   or steep slopes is prohibited as defined by the Sensitive Areas 
Ordinance.  The development of single and multi-family neighborhoods 
adjacent to wetlands, creek corridors, or steep slopes should incorporate 
methods to mitigate the impacts of such development on these sensitive areas. 

LU-26 New or expanded single and multi-family development must provide improved 
streets and sidewalks within the development and to the nearest street.   
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LU-27 The City should, as possible and needed, promote and prioritize improvements 
streets and sidewalks to the nearest arterial street within existing single and multi-
family areas. 

LU-28 New or expanded single and multi-family development should be within walking 
distance, preferably but not necessarily via paved sidewalk or improved trail, of 
a neighborhood park, public recreation area, or  in some cases a school.  
Existing single and multi-family areas should, as possible, also be provided with a 
neighborhood park, public recreation area, or in some cases a school, within 
walking distance, via paved sidewalk   or improved trail. 

LU-29 The development of new or expanded single and multi-family neighborhoods 
must provide a reforestation plan that will include but not be limited to street 
trees, yard trees, and the retention of native vegetation on steep slopes, stream 
corridors, and other areas deemed appropriate through City policy or 
ordinance.   As possible, existing single and multi-family neighborhoods should 
also have developed a reforestation plan, as described above. 

LU-30 Permit factory built and manufactured housing in residential zones, subject to the 
same zoning and development standards of the area in which it is located.  
[Factory built housing is factory-assembled parts that are transported to and 
assembled at the building site.  The completed structure is not mobile.  
Mobile/manufactured Home is a residential unit on one or more chassis for 
towing to the point of use and designed to be used with a foundation as a 
dwelling unit on a year round basis.  A recreational vehicle or motor home is not 
a mobile/manufactured home.] 

LU-31 Encourage developers to provide open space and recreational facilities for 
residential areas. 

LU-32 Locate and design new single and multi-family residential developments, and 
improve existing ones to facilitate access and  circulation by transit, car/van 
pools, pedestrians, bicyclists, and other alternative transportation modes.   

LU-33 Encourage the upgrade and preservation of existing housing units, with special 
emphasis on historically significant structures.     

LU-34 Encourage cluster development of residential lands within Urban Growth Areas, 
instead of traditional subdivision development.  An equal number of units are 
constructed, but open space, views, watersheds, and natural systems are 
preserved; and often facilities and services can be provided more efficiently.    

LU-35 Residential developers should be responsible for adequate buffering between 
agricultural uses and potential home sites, whether single or multi-family.  
Encourage the use of existing lot size averaging and planned residential 
development ordinances, resulting in maximum separation of residences from 
agricultural lands, buffer strips, and resident design and location to minimize 
conflicts between residential and agricultural uses.   

LU-36 Street systems serving residential areas should be designed to discourage 
through traffic from using local access streets instead of the arterial or collector 
street system. 

LU-37 While maintaining consistency with the city code, permit home occupations in 
residential areas with appropriate restrictions on uses, signs, traffic/parking, and 
employees. 

a.  Single Family  
Goals:   
17. Encourage the creation of a more desirable place to live and a quality standard 

of living for all citizens.   
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18. Maintain the single family character of the greater Marysville area, while at the 
same time acknowledging the necessity of providing affordable housing. 

Policies: 
LU-38 Encourage high quality development that creates a desirable place to live and 
that also provides for affordable housing. 
LU-39 Allow and encourage a variety of single family housing types that will permit 
more people to own homes, such as, smaller lots and zero-lot line development; and 
other techniques that increase density while maintaining the single family character. 
LU-40 Allow and encourage uses that support increased densities, but maintain the 
single family character and minimize the impact on the existing neighborhoods, such as 
duplexes and accessory units.   
LU-41 Encourage higher density single family near commercial centers and other 
facilities and services to foster pedestrian rather than vehicular circulation.   
LU-42 Allow individual factory built housing that meets certification standards to be 
located outright in single family residential areas, subject to the same zoning and 
development standards of the area in which it is located. 
LU-43 Allow mobile home subdivisions in single family residential zones only through 
utilization of Planned Residential Development techniques and only if the subdivision is 
developed at the same density as the underlying zone. 
b.  Multi-Family 
Goals:   
19. Provide housing choices, reflecting the range of household types, lifestyles, 

incomes, and the desire to rent or own a home.  
20. Provide housing that is pleasant and appropriately located.  The location should 

allow residents access to services and facilities in the immediate area.  The 
locations should also acknowledge the character of the surrounding 
neighborhood so multi-family can blend or be compatible with it.    

Policies: 
LU-44 Locate multi-family development adjacent to arterial streets, along public 

transportation routes, and on the periphery of commercially designated areas, 
or in locations that are sufficiently compatible or buffered from single family 
areas to not disrupt them.   

LU-45 Multi-family development is required to bear the burden of transition and 
mitigation when the development is located near single family residences. 

LU-46 Outside of Planning Area 1, Downtown, multi-family structures abutting or 
adjacent to single family residences, areas zoned as single family, or identified in 
the Comprehensive Plan as single family, must reflect the single family character.  
This will be achieved by a combination of the following elements:  additional 
setbacks, open space, fencing, screening, landscaping, and architecture.  In 
addition, multi-family buildings may have no more floors (exclusive of daylight 
basements) than the adjacent and nearby single family dwellings (up to 2) when 
single family is the predominate adjacent land use (actual or zoned).   

LU-47 In Planning Area 1 (Downtown), multi-family structures abutting or adjacent to 
areas identified in the Comprehensive Plan as single family, must avoid impacts 
created by the differing land use districts.  Compatibility with the surrounding 
single family character will be achieved by a combination of the following 
elements:  additional setbacks, open space, fencing, screening, landscaping, 
and architecture.  In addition, multi-family buildings along the property edges 
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adjacent to single family land use areas identified in the Comprehensive Plan 
may have no more floors than the adjacent zoning or land use permits.  Multi-
family structures inside the property or with multi-family properties adjacent to 
them may be as high as the land use or zoning permit, though they must 
conform to any other regulations or requirements limiting their height. 

LU-48 New multi-family residential (and existing where possible or when substantially 
expanding/remodeling) must have active and/or passive recreational 
opportunities designed as a part of the development, and must be provided on-
site or immediately adjacent to the development.  Elderly housing is exempted 
from the active recreation requirement. 

LU-49 Require multi-family dwellings and mobile home parks to locate where access to 
public streets can be provided without creating congestion of or disruption to 
established single family residential neighborhoods. 

LU-50 Allow mobile home parks in areas designated for Low Density Multi-family 
residential on the land use plan, by conditional use permit. 

LU-51 Encourage residential dwelling units above retail, service, and office uses in 
designated land use categories, either as a permitted use or by conditional use 
permit, depending on the area. 

c.  Small Farms 
Goals:   
21. Encourage small farms to continue operation and existence within the Urban 

Growth Area as long as such use is desired by the property owner. 
Policies: 
LU-52 Encourage agricultural production on small parcels suitable for agricultural uses 

within the Urban Growth Boundary as long as such use is desired by the property 
owner. 

LU-53 Encourage agricultural practices for small farms that preserve the quality and 
quantity of soils; do not impact aquifers, groundwater, and creeks; and do not 
harm the environment. 

LU-54 Residential developers should be responsible for adequate buffering between 
small farms and potential home sites. 

LU-55 Educate and inform adjacent property owners as to adjacent agricultural uses 
and practices. 

LU-56 If small farms are no longer a desired use of the property by the land owner, then 
they may be converted to other uses, provided these uses are consistent with all 
other land use policies.  In making the determination of whether agricultural use 
is no longer a desired use of the property, primary weight should be given to the 
testimony of the property owner.  The proposed use must be appropriate to the 
location of the land with respect to Urban Growth Areas. 

III. Commercial Land Use Goals & Policies 
Goals:   
22. Provide for adequate commercial development to serve increased population in 

the Marysville area by enhancing the function of the Marysville area as a vital and 
major community business, trade, and living center, and by providing 
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opportunities for highway, auto oriented and pedestrian commercial 
development, and neighborhood convenience shopping facilities. 

23. To insure that the public benefits of new economic activities exceed the public 
costs by considering community impact and requiring new development to 
provide adequate services and public amenities. 

Policies: 
LU-57 Allocate sufficient commercial land to meet projected demand and need. 
LU-58 The pattern and scale of commercial developments should be suitable to their 

location and the population they will serve.   
LU-59 Allow commercial development only in Urban Growth Areas and only where 

adequate facilities and services exist, or are provided for at the time of 
development.   

LU-60 Establish new commercial centers only after assessing environmental impacts 
and conformity with established environmental guidelines.   

LU-61 Locate commercial and employment development in compact, well-defined 
centers rather than in strips.   

LU-62 Strengthen existing commercial centers and a diversified employment base to 
assure that land use is compatible, convenient, and consistent with community 
needs. 

LU-63 Encourage infill of existing commercial centers and strips before creating new 
commercial centers.  New commercial centers should be created in response to 
growth demands, or in underserved areas.   

LU-64 All commercial sites should be located and designed to minimize and mitigate 
the negative effects (traffic, noise, lights, etc…) of these activities on adjacent 
land owners and the community. 

LU-65 Provide for the development of distinct commercial land use districts establishing 
a separation of commercial activities based upon land use characteristics, type 
of transportation corridors, amount of traffic generation, and geographic 
location. 

LU-66 Expansion of public facilities and services and utilities should support and 
prioritize the economic growth of Marysville. 

LU-67 Minimize land use conflicts through proper location and appropriate design. 
LU-68 Minimize ingress and egress points at commercial sites to reduce traffic 

impediments.   
LU-69 As appropriate, locate and design new commercial centers, and improve 

existing ones to facilitate access and circulation by pedestrians, bicyclists, transit, 
and other alternative transportation modes; and the interaction of these systems. 

LU-70 Locate convenience/commercial services at transit transfer centers and Park 
and Ride lots to make these locations more pleasant and to accomplish daily 
tasks without use of the private automobile. 

LU-71 Locate convenience/commercial services at transit transfer centers and Park 
and Ride lots to make these locations more pleasant and to accomplish daily 
tasks without use of the private automobile. 

LU-72 Improve the appearance of existing commercial areas and create performance 
standards for all new developments, including but not limited to, signage, 
landscaping, setbacks, and buffer areas. 

LU-73 Restrict the location of drive-thru and drive-in facilities. 
LU-74 Permit new residential uses in commercial areas only if accessory to commercial 

uses.   
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LU-75 Encourage major governmental agencies to locate in Planning Area 1. 
LU-76 Limit on-site parking to areas behind or adjacent to the building/complex, 

meeting the immediate need.  Locate the majority of parking in areas situated 
outside the pedestrian core, but close enough to provide convenient parking for 
shoppers.  This is important to maintain the street wall.  Those activities requiring a 
vehicular orientation are to locate on the periphery of the core area. 

LU-77 Encourage the joint use of parking.  For example, a movie theater whose parking 
occurs in the evening could jointly use parking with a church whose parking is 
primarily on Sunday mornings. 

LU-78 Provide pedestrian and bike paths through the downtown and connecting it to 
other Planning Areas. 

LU-79 Encourage carpooling, vanpooling, flextime work scheduling, rideshare 
coordination, and accommodations for pedestrians and bicycles by crediting 
developer’s traffic mitigation obligation. 

LU-80 Commercial districts and land uses along State Avenue should be oriented to 
State Avenue and existing businesses.  New commercial developments should 
not disrupt existing residential neighborhoods. 

LU-81 Commercial development is required to bear the burden of transition and 
mitigation when the development is located near designated single family 
areas.  Appropriate measures may include increased setbacks and/or 
landscape screening. 

a. Downtown 
Goals:   
24. Emphasize downtown Marysville as a commercial focal point within the Study 

Area. 
25. Achieve an identity and an image as a special place. 
Policies: 
LU-82 Strengthen downtown’s role as a business and commercial center. 
LU-83 Provide infrastructure suitable to the growth, enhancement, and redevelopment 

of the downtown as one of the activity centers of the community. 
LU-84 Provide urban parks, recreation opportunities, and open space within 

downtown. 
LU-85 Increase the pedestrian-oriented character of the downtown core area. 
LU-86 Encourage alternatives to the automobile for short trips within downtown. 
LU-87 Create gateways and entrances into the downtown area through the use of 

enhanced plantings/street trees, special paving and street furniture, and/or the 
location of special land uses, buildings, or structures. 

LU-88 Encourage developments and design that will enhance the overall coherence 
of downtown’s visual and historic character.   

LU-89 Building design at the street wall should contribute to a lively, attractive and safe 
pedestrian streetscape. 

LU-90 Encourage wide sidewalks permitting pedestrian activities, street trees, tables 
and chairs, temporary sidewalk displays, and other such sidewalk uses. 

LU-91 Encourage the use of awnings. 
LU-92 Encourage the use of signs that promote an attractive and pedestrian oriented 

downtown. 
LU-93 Require landscaping along and within parking areas. 
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LU-94 Encourage retail and commercial activities at street level; offices and residential 
above. 

LU-95 Encourage day and night time activities.   
b. General Commercial 
Goals:   
26. Provide locations for large lot, automobile uses, so that they are grouped together, 

in places with good access, and can support each other without impacting 
surrounding uses.   

Policies: 
LU-96 Locate general commercial centers near light industrial and other non-

pedestrian oriented areas.   
LU-97 Locate general commercial centers at the intersection of arterial streets.  Where 

general commercial uses are already located at an intersection, encourage 
additional general commercial uses to locate adjacent to them, rather than at 
other quadrants of the intersection. 

LU-98 Reduce the number of individual access points from arterials by encouraging 
joint use. 

c. Community Business 
Goals:   
27. Develop commercial uses, auxiliary to downtown, to serve the needs of various 

areas. 
Policies: 
LU-99 Maintain and infill the three commercial districts along State Avenue/Smokey 

Point Blvd. (116th St., 88th/100th St., Grove St.) as commercial areas serving 
several Planning Areas.   

LU-100 Locate commercial centers at the intersection of arterial streets. 
LU-101 Encourage the grouping of businesses and site design so that persons can 

make a single stop to use the several businesses located at a single center. 
LU-102 Encourage the joint use of parking. 
LU-103 Provide pedestrian and bike paths through the community commercial centers 

and connecting them to other Planning Areas. 
LU-104 Locate on-site parking so that the street wall is somewhat maintained and 

attractive pedestrian walkways are created.   
LU-105 Building design should contribute to a lively, attractive, and safe pedestrian 

streetscape. 
LU-106 Encourage wide sidewalks permitting pedestrian activities, street trees, tables 

and chairs, temporary sidewalk displays, and other such sidewalk uses. 
LU-107 Encourage the use of awnings. 
LU-108 Encourage the use of signs that promote an attractive and pedestrian oriented 

commercial area. 
LU-109 Require landscaping along and within parking areas. 
d. Business Parks 
Goals:   
28. Provide locations for office uses that allow for research and development, 

professional services, personal service offices, and hi-tech uses without nuisance 
factors and hazards, that also provides an attractive setting. 
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Policies: 
LU-110 Locate businesses centers outside of the core areas where campus site 

planning is appropriate. 
LU-111 Locate business centers on arterial streets.   
LU-112 Provide pedestrian and bike paths through business parks, connecting them to 

other trail systems. 
LU-113 Require landscaping along and within parking areas.   
LU-114 Encourage the use of business parks where sensitive areas are located.  The 

campus plan can then work in conjunction with the sensitive area. 
LU-115 Encourage timing of business parks to work with the provision of urban services. 
LU-116 Minimize the impact of business parks on adjacent land uses through 

appropriate landscaping, screening, buffers, graduated land use intensity, and 
similar methods. 

LU-117 Permit accessory/support services to locate in Business Parks, for example 
secretarial services, delis, etc…. 

LU-118 Encourage the availability of local employment opportunities by fostering the 
retention and development of long-term working or trading activities that 
create or add value to the community.   

e. Neighborhood Business 
Goals:   
29. Maintain, enhance, and create neighborhood commercial centers to support the 

needs of neighborhoods and the Planning Areas. 
Policies: 
LU-119 Encourage a pedestrian-oriented character.   
LU-120 Encourage alternatives to the automobile for short trips to neighborhood 

commercial. 
LU-121 Encourage developments and design that will be compatible with the 

surrounding neighborhood character.  Site layout and building design should 
provide lighting, access, building architecture, landscaping, and signage that 
is sensitive to adjoining residential uses. 

LU-122 Building design should contribute to a lively, attractive and safe pedestrian 
streetscape. 

LU-123 Encourage wide sidewalks permitting pedestrian activities, street trees, tables 
and chairs, temporary sidewalk displays, and other such sidewalk uses. 

LU-124 Encourage the use of awnings. 
LU-125 Encourage the use of signs that promote an attractive and pedestrian oriented 

commercial area. 
LU-126 Require landscaping along and within parking areas. 
LU-127 Encourage retail and commercial activities at street level; offices or 

apartments above. 
LU-128 Limit on-site parking to areas behind or adjacent to the building/complex 
LU-129 Provide pedestrian and bike paths through the neighborhood center and 

connecting it to other Planning Areas. 
f. Waterfront 
Goals:   
30. Develop Marysville’s waterfront as a regional entertainment and recreational focal 

point. 
31. Achieve an identity and an image as a special place. 
32. Create a synergistic relationship between downtown and the waterfront. 
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Policies: 
LU-130 Permit a mix of uses that would encourage the waterfront as a regional 

entertainment and recreational focal point. 
LU-131 Encourage uses to remain or locate in the waterfront area that are water 

oriented, such as, but not limited to marinas, boat building or supplies, water 
recreation equipment etc…. 

LU-132 Encourage uses to locate in the waterfront area that will attract residents and 
tourists such as, but not limited to outdoor restaurants, micro breweries, retail 
shops, crafts shops. 

LU-133 Provide recreation opportunities and open space within the waterfront area, 
including but not limited to a public plaza, trails, boardwalk. 

LU-134 Redevelopment on significant waterfront parcels should provide public access. 
LU-135 The waterfront edge should be developed for public access. 
LU-136 Increase the pedestrian-oriented character of and access to the waterfront 

area.   
LU-137 Create gateway(s) and entrance(s) to the waterfront area from downtown 

through the use of enhanced plantings/street trees, special paving and street 
furniture, and/or the location of special land uses, buildings, or structures. 

LU-138 Encourage developments and design that will enhance the overall coherence 
of waterfront’s visual and historic character.   

LU-139 Building design at the street wall should contribute to a lively, attractive, and 
safe pedestrian streetscape. 

LU-140 Encourage wide sidewalks permitting pedestrian activities, street trees, tables 
and chairs, temporary sidewalk displays, and other such sidewalk uses. 

LU-141 Encourage the use of awnings. 
LU-142 Encourage the use of signs that promote an attractive and pedestrian oriented 

waterfront area. 
LU-143 Promote the development of fresh produce markets. 
LU-144 Encourage retail and commercial activities at street level; offices and 

residential above. 
LU-145 Restrict on-site parking to limited areas behind or adjacent to the 

building/complex, meeting the immediate need.  Locate the majority of 
parking in areas situated outside the waterfront area, but close enough to 
provide convenient parking for users.   

LU-146 Encourage the joint use of or coordinated parking with downtown. 
LU-147 Provide pedestrian and bike paths through the waterfront area and 

connecting it to other Planning Areas. 
LU-148 Encourage day and authorized night time activities. 
LU-149 Buildings and structures should be designed so as to minimize the blockage of 

views to the slough. 
LU-150 Buildings and structures should be designed so as to minimize the shadows cast 

on trails, public plazas, and other outdoor spaces. 
LU-151 Encourage the redesign of the buildings facing the waterfront area (north side 

of First St.) to relate to and support it. 
LU-152 Provide public facilities and amenities (i.e. rest rooms, benches) as additional 

activities and spaces are developed within the waterfront area. 
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g. Mixed-Use — Commercial, Office, and Multi-Family Residential 
Goals:   

33. Create a relatively high density sub-districts of appropriate Planning Areas that 
allow people to live, shop, and possibly work without always being dependent on 
their automobiles. 

Policies: 
LU-153 Provide urban parks, recreation opportunities, and open space within this sub-

district. 
LU-154 Increase the pedestrian-oriented character of an area.   
LU-155 Encourage alternatives to the automobile for short trips. 
LU-156 Use enhanced plantings/street trees, special paving and street furniture, 

appropriate signage, and/or the location of special land uses, buildings, or 
structures to create a special district. 

LU-157 Encourage developments and design that will enhance the overall coherence 
of area’s visual character. 

LU-158 Building design at the street wall should contribute to a lively, attractive and 
safe pedestrian streetscape. 

LU-159 Encourage building design that promotes an attractive image of Marysville 
from Interstate 5 when it is appropriate. 

LU-160 Encourage wide sidewalks permitting pedestrian activities, street trees, tables 
and chairs, temporary sidewalk displays, and other such sidewalk uses. 

LU-161 Encourage the use of awnings. 
LU-162 Encourage the use of conforming signs that promote an attractive and 

pedestrian oriented area. 
LU-163 Require landscaping along and within parking areas. 
LU-164 At street level encourage retail and commercial; above the street locate 

residential uses and offices. 
LU-165 Limit on-site parking to areas behind or under  the building/complex, meeting 

the immediate need for parking.  Locate the majority of parking in areas 
situated outside the pedestrian core, but close enough to provide convenient 
parking for shoppers.  This is important to maintain the street wall. 

LU-166 Encourage the joint use of parking. 
LU-167 Encourage pedestrian and bike paths through this sub-district and connecting 

it to downtown, the waterfront, and other Planning Areas. 
LU-168 Encourage day and night time activities. 
LU-169 Let the market determine the mixture of uses. 
LU-170 Encourage professional office uses adjacent to existing residential dwellings as 

a transition to residential land uses. 
h. Industrial 
Goals:   
34. Designate industrial areas in such locations and quantity so they will contribute to 

the economic growth and stability of the Marysville area and Snohomish County. 
35. To insure that the public benefits of new economic activities exceed the public 

costs by considering community impact and requiring new development to 
provide adequate services and public amenities. 

 



CITY OF MARYSVILLE • COMPREHENSIVE PLAN 
 

Land Use Element 
4- 40 

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS 

Policies: 
LU-171 Limit industrial development to Urban Growth Areas. 
LU-172 Urban level facilities and services must be provided prior to or concurrent with 

development to mitigate the subsequent impacts of industrial developments.  
These services, include, but are not limited to, sanitary and storm sewers, water, 
police and fire protection, and roadways.   

LU-173 Encourage the availability of local employment opportunities by fostering the 
retention and development of long-term working or trading activities that 
create or add value to the community. 

LU-174 Encourage infilling of vacant parcels and development of currently zoned or 
designated industrial areas before development occurs in locations distant 
from current industrial uses.   

LU-175 Locate industrial development in compact, well-defined centers within Urban 
Growth Areas. 

LU-176 Require that industrial development sites have good access, adequate public 
facilities and services, suitable topography and soils, and minimum impact on 
residential areas.   

LU-177 Minimize the impact of industrial developments on adjacent land uses through 
appropriate landscaping, screening, buffers, graduated land use intensity, and 
similar methods. 

LU-178 Industrial businesses shall provide on-site pretreatment of wastewater to the 
City sewer system in compliance with applicable standards and regulations. 

LU-179 Retain lands intended as future industrial sites in large parcels so they will be 
viable for industrial development. 

LU-180 Locate and design new industrial centers, and improve existing ones to 
facilitate access and circulation by transit, car/van pools, pedestrians, 
bicyclists, and other alternative transportation modes. 

LU-181 Encourage master planning for new industrial areas on larger parcels of land, 
including such features as open space, landscaping, integrated signage and 
traffic control, and overall management and maintenance through covenants 
or other forms of management. 

LU-182 Industrial developments adjacent to wetlands, creek corridors, or steep slopes 
should be Business or Industrial Parks to allow the flexibility of design necessary 
to mitigate the impacts of such development on these sensitive areas. 

E. LAND USE PLAN MAPS & REASONABLE MEASURES 
The City considered three land use alternatives in developing the preferred plan.  These 
are identified as Alternative 1 – No Action (Existing UGA); Alternative 2 (Low 
Target/Increased Densities Current UGA); and Alternative 3 (Increased Densities/UGA 
Expansion).  Alternative 1 will not accommodate the forecast population.  Alternative 2 
and 3 will meet the low and high targets, respectively. 
Reasonable Measures 
A 1997 amendment to the Growth Management Act, (GMA) 36.70A.215, requires 
jurisdictions planning under the GMA to consider implementing reasonable measures 
that will: (1) Increase consistency between actual development and existing planning 
policies and development regulations; and (2) Increase residential density or 
employment capacity within existing urban growth areas prior to or instead of the 
consideration of expansion of the Urban Growth Area (UGA).  This policy advances 
GMA objectives for compact urban development and reduced sprawl. 
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Snohomish County has adopted a Countywide Planning Policy (CPP), after consultation 
with the cities in the County through Snohomish County Tomorrow that requires the 
consideration of Reasonable Measures prior to initiating UGA expansions. CPP UG-14 
implements 36.70A.215 by referring to a list of measures and requiring the use of 
guidelines, both found in Appendix C, to evaluate all proposed UGA expansions 
covered in UG-14 d. 1-4.  Starting with the 2004-2005 Comprehensive Plan update, each 
jurisdiction “…will demonstrate its consideration of reasonable measures in its 
comprehensive plan or, at its discretion, in a separate report.”  

The City has reviewed its use of “reasonable measures” in formulating its Land Use 
Element.  The City has already implemented various measures to increase density within 
the UGA within its comprehensive plan and development regulations.   The preferred 
land use plan recommends additional actions to increase the land holding capacity 
within the current UGA.  Measures currently used by the City are listed in Table 4-6. 

Table 4-6 Measures Currently Used by the City of Marysville 
Reasonable 
Measures 

Date introduced Frequency 
of use 

Effect on 
Density Trend 

Description/Comments 

Measures that Increase Residential Capacity 

Permit Accessory 
Dwelling Units 
(ADUs) in single 
family zones 

6/9/97 (o.2131) Few times a 
year 

Minimal Code allows both attached and 
detached units.  Most commonly 
used in downtown single family 
areas. 

Provide Density 
Bonuses to 
Developers  

Original PRD 
code effective in 
1980’s; revised 
6/9/97 (o.2131), 
7/15/02 (o. 2411) 
and 7/7/03 (o. 
2481) 

Frequent Generally adds 
10-20% density 
to subdivisions 

Residential density incentives are 
applied through the Planned 
Residential Development 
ordinances.  Revisions have 
allowed design and recreational 
amenities to quality for density 
incentives. 

Transfer/Purchase 
of Development 
Rights 

6/9/97 (o.2131), 
revised 9/20/99 
(o. 2280) 

Frequent Effective – 
depending on 
extent of 
sensitive areas, 
can allow 
significant lot 
recapture 

On site density transfer of sensitive 
areas allowed within residential 
developments. 

Allow Clustered 
Residential 
Development 

6/9/97 (o.2131) Frequent Effective – 
allowed 
through PRD’s  

Clustering, as used herein, is a site 
design tool to accomplish gross 
densities comparable to 
standard subdivisions though the 
reduction of lot sizes and 
retention of open space.    

Allow duplexes  6/9/97 (o.2131) Frequent Effective  Duplexes are permitted outright 
on 7200 s.f. lots on land 
designated High Density Single 
Family (R-6.5) and High Density 
Single Family – small lot (R-8).  
They require a conditional use 
permit and 12,500 s.f. lot in the 
Medium Density Single Family (R-
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4.5) designation.   

Increase 
allowable 
residential 
densities 

4/1/96 (o. 2068); 
6/9/97  (o.2131); 
5/17/99 (o.2258) 

General 
application 
within UGA 

Effective Increased densities with 
comprehensive plan adoption in 
1996.  Implemented new zoning 
code to provide consistency with 
comprehensive plan policies in 
1997.  Completed areawide 
rezones throughout City in 1999 to 
implement comprehensive plan 
map and development 
regulations. 

Mandate 
minimum 
residential 
densities 

9/1/03 (o.2487) Rare Effective when 
used 

Minimum density was applied in 
the Smokey Point subarea to 
allow General Commercial 
properties to utilize up to 20% site 
area for residential use.  The 
minimum density (12 du/gross 
acre) was approved to prevent 
lower density developments. 

Single family minimum densities 
have been considered by the 
City on several occasions and 
generally rejected as a practice. 

Allow townhomes 
& condominiums 

6/9/97 (o.2131) Occasional Effective Used through PRD ordinance 

Allow small 
residential lots 

6/9/97 (o.2131) Frequent Effective  City implemented 
comprehensive plan with 
development regulations and 
areawide rezones.  5000 s.f. 
minimum lot sizes allowed in all 
Med. And High Single Family 
zones (R-4.5 and R-6.5 du/net 
acre).  4000 s.f. allowed in R-8 
zone.  Smaller lot sizes allowed 
through PRD overlay. 

Encourage Infill 
and 
Redevelopment 

4/1/96 (o. 2068); 
6/9/97  (o.2131); 
5/17/99 (o.2258) 

Occasional Effective if used City conducted areawide 
rezones of entire city limits, 
including downtown.  Mixed 
residential/commercial zoning 
implemented through most of 
downtown to encourage 
redevelopment.  Downtown 
development has been slow, but 
is increasing each year. 

Plan and zone for 
affordable and 
manufactured 
housing 
development 

6/9/97 (o.2131) Frequent Effective This includes affordable housing 
incentives as well as having 
adequate residential land to 
meet market needs.  
Manufactured housing 
development, although allowed,  
is infrequent within city.   

Measures that Increase Employment Capacity 

Develop an 11/2002 Used daily Effective City completed an economic 
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Economic 
Development 
Strategy 

development plan and strategy 
in late 2002 and has been 
implementing it from 2003 
through City plans, budget, 
actions and citizen committees.  
Goals include business retention 
and attraction. 

Measures that Support Increased Densities 

Allow Mixed Uses 6/9/97 (o.2131) Frequent Effective  Mixed use zone allows multiple 
family and/or commercial uses.  
All commercial zones allow 
above-ground residential uses. 

Downtown 
Revitalization 

6/9/97 (o.2131) 
and capital 
decisions 2000-
2004 

Broad use Effective  
(outcome 
anticipated) 

Regulations approved to allow 
residential densities in downtown.  
From 2000-2004 City has 
approved major capital 
expenditures in downtown to 
stimulate downtown revitalization 
(these projects are documented 
below) 

Require 
Adequate Public 
Facilities 

Parks impact 
fees 12/13/99 
(o.2300); 

Traffic impact 
fees 9/13/99 
(o.2279); 

School impact 
fees 12/7/98 
(o.2213) 

Routine Somewhat 
effective 

Helps pay for needed capital 
improvements but additional 
financing needed. 

Urban Growth 
Management 
Agreements 

6/28/99 Frequent Effective Interlocal agreement with 
Snohomish County on annexation 
and urban development.  Has 
been helpful in facilitating 
annexations and providing for 
transportation impact mitigation. 

Create 
Annexation Plans 

`9/13/99 Frequent Effective Since 1996, City has approved x 
annexations, representing x 
acres.   

Implement a 
process to 
expedite plan 
and permit 
approval 

6/02-present Pervasive Effective Reorganized department in 2002 
and have implemented major 
permit streamlining beginning 
2003.  Results have proven 
valuable to economic 
development strategy. 

Measures to Mitigate the Impact of Density 

Design Standards 6/9/97 (o.2131); 
7/15/02 (o.2423) 

Frequent Limited effect City implemented stricter 
standards for small lot (<5000 s.f.) 
developments following review of 
new developments on small lots.   
There is variability in the results 
and many developments are not 
subject to design standards.  
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Commercial design standards 
are limited.  

Conduct 
community 
visioning exercises 
to determine how 
and where the 
community will 
grow 

6/04 Recent for 
2005 comp 
plan update 

Effective Completed community visioning 
for this update.  Helpful in 
identifying revisions and 
modifications to plan to achieve 
community goals. 

Other Measures 

Capital Facilities 
Investments 

2000-2004 Pervasive Effective City has completed major capital 
projects over past 5 years.  These 
have included a sewer projects 
including wastewater treatment 
plant upgrade; water distribution 
& storage facility construction; 
stormwater facilities; 
transportation improvements 
including downtown park & ride, 
State Avenue improvements, SR 
528 and other roads; as well as 
major park improvements 
including a waterfront park with 
boat launch, downtown 
skateboard park, regional soccer 
fields complex, and community 
center.  A new City Hall and 
major remodeling of the public 
safety complex were also 
completed.   

 

The following actions, Table 4-7, should be taken with respect to existing and additional 
reasonable measures to increase residential and employment densities: 

Table 4-7 Measures to Increase Residential and Employment Densities 
Reasonable Measures Recommended review or action 

Measures that Increase Residential Capacity 

Permit Accessory Dwelling Units 
(ADUs) in single family zones 

Review and possibly eliminate owner-occupancy requirement to 
increase construction of ADUs. 

Provide Density Bonuses to 
Developers  

Review residential density incentives to see if additional incentives are 
necessary to stimulate higher quality development. 

Transfer/Purchase of 
Development Rights 

Investigate potential to partner with County on Transfer of Development 
Rights for agriculture or stream base flow and water quality protection by 
purchase of headwater properties in unincorporated Snohomish County. 

Allow Clustered Residential 
Development 

Review PRD code for additional density incentives and allow PRDs 
through administrative design review instead of a rezone process. 

Allow Co-housing This would be currently allowed in PRD’s.  Investigate market need, 
interest and regulatory impediments for this type of development. 

Allow duplexes  Continue with current regulations. 
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Allow Townhomes & 
Condominiums 

Review PRD code for additional density incentives and allow PRDs 
through administrative design review instead of a rezone process. 

Increase allowable residential 
densities 

This plan includes new single family residential zones with increased 
densities and multiple family residential with increased densities in certain 
zones.   

Mandate minimum residential 
densities 

Consider minimum densities in multiple residential zones.   

Reduce street width standards Consider reduced standards to implement Low Impact Development 
standards and under certain design parameters. 

Allow small residential lots Continue with current regulations. 

Encourage Infill and 
Redevelopment 

Revise several of the zones in the Downtown planning area per 
recommended neighborhood plan. 

Plan and zone for affordable and 
manufactured housing 
development 

Plan for Fair Share Housing Allocation and monitor progress. 

Create a mobile/manufactured home park subdivision ordinance.  

Measures that Increase Employment Capacity 

Develop an Economic 
Development Strategy 

Continue to implement plan and strategies. 

Zone areas by building type, not 
by use 

Consider pilot of Downtown planning area to eliminate use matrices, to 
be replaced by design standards. 

Measures that Support Increased Densities 

Allow Mixed Uses Continue with current regulations. 

Downtown Revitalization Implement Downtown neighborhood plan. 

Require Adequate Public 
Facilities 

Review capital facility plan annually; Review impact fees bi-annually.   

Encourage Transportation-
Efficient Land Use 

 

Urban Growth Management 
Agreements 

Update interlocal agreements with Snohomish County to implement 
uniform urban design standards throughout UGA. 

Create Annexation Plans Annexation strategies are included within this Land Use element and 
discussed within various neighborhood plans. 

Encourage developers to reduce 
off-street surface parking 

Review low impact development (LID) standards and amend 
Engineering Design & Development (EDDS) to incorporate. 

Implement a process to expedite 
plan and permit approval 

Continue to meet or beat permit targets. 

Measures to Mitigate the Impact of Density 

Design Standards Revise design standards to address negative perceptions of higher 
density developments.   

Urban amenities for increased 
densities 

Revise development regulations to provide bonuses for urban amenities 
through residential density incentives or PRD ordinances. 

Conduct community visioning 
exercises to determine how and 
where the community will grow 

Continue with community planning workshops to monitor plan 
implementation. 

Other Measures 
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Urban Holding Zones Designate requirements (annexation, level of service, facilities) required 
prior to development; Designate urban reserve and rural urban transition 
zones (RUTAs) for future growth and discourage or prohibit interim uses 
such as rural cluster subdivisions within these areas. 

Capital Facilities Investments Update capital facility plan annually.   
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F. NEIGHBORHOOD PLANNING AREAS 
A thriving community is composed of livable neighborhoods.  The City’s land use 
planning begins with creating wonderful places and experiences within the community.  
Collectively these individual neighborhood experiences can produce a positive image 
and identity for the Marysville area.  The overall plan considers connections, balanced 
land use mix, and access between neighborhoods and the region.   
The neighborhood plans include more detailed review of each subarea, or 
neighborhood, as illustrated in Figure 4-6.  Environment, land uses, housing type mix, 
densities, transportation features, parks and recreation features, public services and 
facilities, walkability, and aesthetics are considered to develop a future action plan to 
accomplish the goals and policies of the comprehensive plan.   

The subarea planning process is an integral part of Growth Management Act (GMA) 
planning.  A subarea plan is a special study of an area within a larger planning 
jurisdiction.  The subarea is usually a neighborhood, an unincorporated urban area, or 
some other area that has special needs due to growth pressures.  A subarea plan is 
usually part of the comprehensive plan of a jurisdiction.  It could also be a plan 
adopted by multiple jurisdictions as a guide for dealing with future growth in the 
subarea.  The subarea plans provide details on types and locations of land uses 
planned for neighborhood areas and urban centers, provide opportunities for a variety 
of residential densities, coordinate infrastructure improvements with planned uses and 
centers, and identify and preserve natural features, open space and critical areas.
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Figure 4-6 Neighborhood Planning Areas Map 
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Dwelling units, population, and employment summaries are shown in Table 4-8. 

Table 4-8 Dwelling Units, Population, and Employment  
 

Moderate Growth (UGA Expansion and Increased Densities) 
Dwelling Units (DU) Population Employment

     2005             2025   2005            2025   2005            2025

Planning Area Acres

    
1 – Downtown   968.0 2334 2758 6059 6931 4276 4641
2 – Jennings Park 806.6 2793 2998 8063 8638 447 448
3 – Sunnyside  779.7 415 968 1419 3022 120 134
4 – East Sunnyside 1585.3 910 4275 2349 11730 34 733
5 – Getchell Hill 1623.3 2082 4143 6284 11758 230 1270
6 – Pinewood  874.3 2629 3164 6971 8253 1135 1527
7 – Kellogg  1249.1 2864 3544 8491 10350 1634 1711
8 – Marshall  747.2 1795 2958 5138 7666 388 1168
9 – Shoultes  561.4 1579 1776 4819 5391 136 136
10 – Smokey Point  1858.8 834 982 2121 2417 2724 11965
11 - Lakewood 837.1 501 1909 1328 4274 462 3033

       
TOTAL 11890.7 18736 29475 53042 80431 11586 26766
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Figure 4-7 Planning Area 1 – Downtown Neighborhood, Land Use Designations  
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V. HOUSING ELEMENT 
INTRODUCTION 

The Housing Element provides an inventory and analysis of existing household 
characteristics, housing stock, housing characteristics, and housing needs within 
Marysville and its UGA.  It identifies projected housing needs and identifies goals and 
policies to guide future housing development to meet these needs within the 
community. 

A. BACKGROUND 
The Growth Management Act requires cities and counties to adopt a Housing element 
within our respective comprehensive Plans.  The Act identifies the following goal as 

uidance for comprehensive plans: g 
“Ensure the availability of affordable housing to all economic segments of the 
population of this state, promote a variety of residential densities and housing types, 

nd encourage preservation of existing housing stock.” (RCW 36.70A.020) a 
This Housing Element recognizes the vitality and character of established 
neighborhoods and identifies sufficient land for housing to accommodate a range of 

ousing types and prices.   h 
Snohomish County, as a fast-growing county, is required to evaluate every five years, 
whether the County and its cities are achieving their housing goals, objectives, and 
targets.  This evaluation was accepted by the Snohomish County Tomorrow Steering 
Committee on July 23, 2003.  This report is used as a resource in the City’s Housing 
lement. E 

In addition, this element also uses statistics and information from the 1990 and 2000 U.S. 
Census and the Snohomish County Tomorrow Growth Monitoring Reports.  These 
sources report information in a variety of statistical units:  census tracts, jurisdictional 
boundaries such as the Marysville city limits and Snohomish County and the Marysville 
urban growth boundary.  Figure 5-1 shows the relationship of the Urban Growth Area 
and individual census tracts.  It should also be noted that city boundaries change as a 
result of annexation.  Therefore change reported in the City between 1990 and 2000, 
may reflect annexation of existing neighborhoods, as well as new development.   
Key factors that influence housing goals and policies for this plan update are: 
• Existing housing characteristics including ownership, housing types, age, and quality; 
• Availability and cost of existing housing;  
• Wages and income, and the trends of job creation; 
• Social factors such as household composition and race; 
• Characteristics of the current population and forecast growth; and 
• Projected housing needs. 

Housing Element 
5-1 

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS 
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B. HOUSING INVENTORY & ANALYSIS 

I. Owner and Rental Households 
Generally ownership rates have increased slightly over the past decade.  Countywide, 
ownership has increased from 66.3 to 67.7%.  Marysville home ownership is up sharply, 
changing the composition of the city from a rental based city to owner householder 
majority.  This is a result of annexations as well as new construction.  Table 5-1 shows the 
distribution of ownership in Marysville.   

Table 5-1 Rates of Ownership 
 2000 1990 

Snohomish County  
Owner Households 67.7% 66.3% 
Rental Households 32.3% 33.7% 

City of Marysville  
Owners Households 63.4% 46.5% 
Rental Households 36.6% 53.5% 

Source:  U.S. Census, 2000 and 1990. 
 
Rental housing is a mixture of both single family and multi-family structures.  In the City of 
Marysville, 72% of rental units are multi-family.  The following breakdown in Table 5-2 
shows where rental housing is concentrated. 
 

Table 5-2 Comparisons of Ownership in City 

Census Tract % Owned % Rented 
Sno. Co. 65.0% 35.0% 

Marysville 63.0% 37.0% 
529.01 55.6% 44.4% 
529.03 30.7% 69.3% 
529.04 74.2% 25.8% 
528.03 74.9% 25.1% 
528.04 82.8% 17.2% 
528.05 70.9% 29.1% 
528.06 87.7% 12.3% 
527.01 88.6% 11.4% 
527.04 91.2% 8.8% 
527.05 90.6% 9.4% 
521.04 78.3% 21.7% 

 
 Greater than Snohomish Co. % 
 More Rented than Owned Units 

Source:  U.S. Census, 2000. 

Housing Element 
5-3 

Marysville Integrated Comprehensive Plan, Development Regulations and FEIS 
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In studying ownership he St dy Area, the Census Tracts in 529 (downtown 
Marysville) have substa reas.  The area along 
Highway 9 has the highest rate of ownership.   

patterns in t u
ntially more rental units than other tracts A

II. Housing Types & Densities 
Marysville increased the percentage of non single family permits (duplex, multi-fami
mobile/manufactured) issued in the five-year period (1996-2000) from the prior five-ye
period (1991-1995) as shown in Table 5-3.  Generally, these housing types reflect more
affordable housing stock being provide

ly, 
ar 

 
d in new developments. 

e Family Permits Issued 

Period uplex Multi-Fa Mob nufactured Home Total 

Table 5-3 Percent of Non Singl

D mily ile/ Ma
1991-1995 3.9% 5.6% 3.1% 12.6%  
996-2000 5.5%  

Table 5-4 shows th
ounty and the individ

e composition of housing in Marysville as compared to Snohomish 
C ual C racts. 

tage of Total 

ensus T

1 25.3% 2.8% 33.6% 

Table 5-4 Units in Structure, As Percen

 Single Family † 2-4 Units 5+ Units Other ‡ 
Sno.Co. 66% 6% 20% 8% 
Marysville 61% 11% 17% 11% 
21.04 5 82% 3% 0% 15% 

527.03 86% 5% 1% 8% 
527.04 87% 3% 0% 9% 
527.05 88% 0 % % 0

8.03 73
8.04 91% 5% 0% 4% 

528.05 1
06 
01 21% 8% 

529. 51% 03 26% 0% 
529. 65% 04 

01 
02 
ngle family
obile h anufa housin

Grea n Snoho Co. % 

12% 
52 % 5% 1% 21% 
52

74% 3% 3% 10% 
528. 94% 1% 0% 5% 
529. 55% 16% 

22% 
7% 15% 13% 

531. 73% 2% 0% 26% 
531. 75% 0% 0% 25% 
†  Si  attached and detached. 
‡  M omes, m ctured g, trailers, boats, RVs. 
 ter tha mish 
ource:  Census 2000  

 
Since n the City of Marysville has changed more 

n of housing types in Snohomish County.   This change is a 
sting single family residential areas occurring between 1990 

and 2000, as well as new construction.  The resulting change in overall composition has 

S

 1990, composition of housing types i
significantly than compositio
result of annexations of exi
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been a 14% drop in multiple-unit structures.  Single family structures in the city have 
increased 1% while mobile homes, manufactured homes and trailers have increased by 
3%.  The County’s largest change in composition has been a 3% drop in mobile homes, 
manufactured homes and trailers.  Single family structures in the County have increased 
2%, 2-4 Unit structures have ve increased 1%.  

anufactured housing.  Within the 
Mary un he  cost, either 
or ow r ng  pressure to 

th n b issue. 

Average net densities in approved single family/segregated condominium projects 

d development regulations.  A comparison of 
998-2000 are shown in Table 5-5 

ble 5-5 n A g /Segregated Condominium 
rojects 

U/Acre crea

 decreased 1%, 5+ Unit structures ha
 
Within the City of Marysville, 61% of dwelling units are single family, 11% are duplexes or 
small apartment buildings (2-4 units), and 17% are buildings with more than 5 units.  In 
the areas where annexations are taking place, 75 to 86% of dwelling units are single 
family. 
 
The fourth category of housing is mobile homes and m
City of 
rented 

sville 11%
ned, ca

 of dwelling 
n be an impo

its fall under this category.  T
tant factor in affordable housi

ir low
.  The

redevelop em ca e an 
 

increased reflecting more efficient land use occurring within the city following 
implementation of GMA land use plans an
average net densities for 1995-1997 and 1
 

Ta
P

Average Net De sities Per cre in Sin le Family

Period D In se 
1995 - 1997 14  5.  
1998 - 2000 15 .01 du/ e 

II Hous ld Characteristics 

 6. 1 acr
 

I. eho
Average h old size in 2000 was  persons per household (pph), a 12.2% gain 

90 econd highest gain of all county sdictions, raising the city above the 
d rage, 2.65.  

ou ds represent 70.3% of all Marysvi ouseholds, with average family size 
 pp owever, t aditio amily of a husband, wife, and children is 
ing ommon. r one  of ho olds in the City are comprised of 
d ns.  People living alone are on t , as are the number of elderly and 
are articularly women.  These are also the groups in which higher rates of 
 oc

y also indicates that it is not just for singles 
51% of 35-44, 47% of 45-54.  

us a child bearing and rearing years occupy rental 
 for persons 55-64, then increases until more than 

 are in rental units.   

ouseh 2.66
since 19 , the s  juri
countywi e ave
 
Family h
of 3.15

sehol
h. H

lle h
he tr nal f

becom  less c  Ove -third useh
unrelate perso he rise
single p nts, p
poverty
 

cur. 

The ages of people in rental housing in the Cit
or childless couples.  Rental units have 60% of persons 25-34, 
Th t least half of persons in their 

nues to 37%housing.  The decline conti
0% of persons over 755

 
Marysville’s proximity to Interstate 5 and transportation corridors results in Marysville 
households having amongst the shortest commute times of all Snohomish County 
jurisdictions, second only to Everett.  Easy access to Interstate 5 and jobs has 
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contributed to making Marysville a desirable place to live.  The median commute time 
for residents is 27.1 minutes.  Table 5-6 shows commute times for Marysville households. 

Table 5-6 Commute Times for Marysville Households 

Time Percentage of Households 
< 15 minutes 26.6% 
< 30 minutes 62.8% 
< 45 minutes 81.2% 
 Source:  SCT 2002 Housing Evaluation Report 

IV. Income Characteristics and Growth 
Annual household median income in Marysville grew 27.6% between 1990 and 2000, 

djusted for inflation, from $36,889 to $47,088.  This was the sixth fastest increase in the 

ble 5-7 Estimated Number of Households by Income Classification  

$24,999 $34,999 $49,999 and up 
Median 
Income 

a
county.  The countywide median is $53,060, so Marysville has a lower median income 
than the County.  A distribution of households by income classification is shown in Table 
5-7 for Snohomish County, City of Marysville, and Census Tract in the UGA. 

Ta

Area $0-$14,999 $15,000- $25,000- $0-$34,999 
$35,000- $50,000  

Sno.Co. 19,933 9% 20,319 9% 25,371 11% 65,623 29% 37,905 17% 121,438 54% $53,060 

City of 
arysvilleM  966 10% 

529.01 14% % 468 15% 
1,092 12% 1,194 13% 3,252 35% 1,605 17% 4,491 48% $47,088 

439 441 14 1348 43% 555 18% 1258 40% $40,417 
529.03 177 10% 230 14% 338 20% 745 44% 451 26% 514 30% $37,827 
529.04 123 6% 217 11% 313 16% 653 34% 274 14% 988 52% $51,030 
528.03 148 9% 138 8% 165 10% 451 27% 315 19% 892 54% $51,
528.04 150 7% 150 7% 186 9% 486 23% 281 13% 

472 
1352 64% $60,

528.05 
254 

175 11% 229 15% 168 11% 572 37% 248 16% 747 48% $48,099 
28.06 64 4% 56 3% 195 11% 315 18% 395 22% 1095 61% $56,390 5

527.03 39 3% 70 5% 130 9% 239 17% 279 20% 907 64% $59,
527.04 88 5% 107 5% 89 4% 284 14% 292 14% 

594 
1435 71% $69,152 

527.05 69 5% 54 4% 114 8% 237 17% 142 11% 978 72% $67,
531.01 22 2% 57 6% 53 6% 132 14% 

188 
232 24% 590 62% $61,

531.02 143 
702 

9% 98 6% 153 9% 394 24% 224 14% 1004 62% $58,253 
21.04 5 73 13% 53 10% 20 4% 146 27% 135 24% 279 50% $47,400 

 
 Greater than Snohomish County % 

Source:  US Census, 2000.   
 
HUD defined income classifications for Snohomish County are shown in Table 5-8. 
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Table 5-8 Household Categories 

Category of Households % of Median Income  Income Range† 
Extremely Low Income 0% - 30% $0 - $15,918 
Very Low In % $15,919 - $26,530 

e 51% - 80% $26,531 - $42,448 
 Income 81% - 95% $42,449 - $50,407 
ome 96% - 120% $50,408 - $63,672 

come 31% - 50
Low Incom
Moderate
Middle Inc

†  Calculated using Snohomish County median income. 
Source:  U.S. Department of Housing and Urban Development income classification 
guidelines. 

ing above or 
imately 9% of city 
nt approximately 

52% of all city households.  Low-income to moderate-inc useholds represent 
approxima f a hold wi
 
Of the 13 Census Tracts in the Marysville area, CT 529.03 has 57% of its households in the 
l me categories.  CT 529.01 has 49% and CT 528.05 has 45% of households in low 

a o  T v  the households in the middle income (
r) ca  5 s 7 se s e m l om te
ry.  C 2  al e h di e o Ts, ha
 abo h ity co  

990 t 0  tot f 00 -a j er to m
 eco o  a rea loy ost w
d be e 995 d 98. c 98 nty s erie  jo

b u ns v ffe m a ing os nt
 attr te o la ff t B g ob w in o r tors d

s, con c , a rnm ) e h all io
the n  Servic sec e loy t el s, h h g

tional, ng r  an a ement ces t 22 s
Mar le’s land use plan lu  a mo om i re

ting a mi  of a d servic b Re o end b w
, ther r e C ld p id po i or lo r m

ouseholds so that families/individuals can both live and work in the community. 

 Housing Costs & Affordability 

 
Using HUD guidelines with the 2000 Census information and County median income, 
approximately 10% of Marysville households would be considered extremely low 
income, 12% very low income, and 22% as low income.  This assumes a median of 
$42,500 for the $35-$49,999 income group, with half the households mak
below the median.  Moderate income households represent approx
households.  Low-income to moderate-income households represe

ome ho
tely 46% o ll house s county de. 

ow inco
income c teg ries. Ten C s ha e over half or 
greate tegory.  CT 27.04 ha 1% of hou hold  in th idd e inc e (or grea r) 
catego T 5 7.04 so has th ighest me an incom f the 13 C at more t n 
$22,000 ve t e C median in me.    
 
From 1 o 20 2, a al o 41,9  non gricultural obs w e added the Snoho ish 
County nomy, am unting to 24.8% inc se in emp ment.  M of this gro th 
occurre
losses.  Jo

twe
red

n 1
ctio

 an
ha

 19
e a

  Sin
cted

e 19
 the 

, the
anuf

 Cou
ctur

 ha
 sec

 exp
tor m

nced
t sign

 net
ifica

b 
ly, 

primarily ibu d t yo s a oein .  J  gro th the  sec (retail tra e, 
service stru tion nd gove ent hav elped to reduce over job reduct ns 
within Cou ty. e tor mp men  (hot , busines ealt , le al, 
educa  social, e inee ing, d m nag servi ) represen .6% of job  in 
2002.  ysvil  inc des  large a unt of c merc al a a, 
promo

aying
xture
e th

ret
ity 

il an
shou

e jo
e adequat

growth.  
e op

tail j
rtun

bs t
ties f

 to 
we

e lo
 inco

er 
e efo rovp

h

V.
Housing costs represent a significant share of household budgets.  One of the goals of 

dents.  
The term affordable housing, as used in this plan, means that households pay no more 
than 30% of their monthly income for housing costs (including utilities for rental units, 

growth management is to provide affordable housing to Washington state resi
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insurance and taxes for ownership).  Marysville’s goals, as well as the County’s, focus on 
providing affordable housing to low to moderate income households. 
 
Tab tages o lues or rents ille area and the 
ma me prices  be co ble within each 
inc tion, based on 2001 wage informatio ounty. 

Tab ts by Catego

ome Price* 

le 5-9 shows the percen f home va in the Marysv
ximum rents or ho that would nsidered afforda
ome classifica n for Snohomish C

le 5-9 Housing Cos ry 

Income Classification Maximum 
Monthly Rent Maximum H

Extremely Low $407 $47,680 
Very Low Income $732 $85,824 
Low and Moderate Income $1,289 $150,987 
Middle Income $1,628 $190,720 

*  Based on 30 year, 8% fixed rate mortgage; includes an allowance for insurance and 
taxes; 2001 Snohomish County wage estimates. 
Source:  Snohomish County Tomorrow 2003 Growth Monitoring Report. 
 
For the City, the 2000 Census (which utilizes owner’s stated values & rents) shows the Me-
dian Owner Occupied Housing Value was $179,000 and the Median Contract Rent was 
$724.  Trends in construction are making new housing more expensive.  This can be seen 

 the cost of housing in 2003 and 2004.  In 2003, Snohomish County median selling price in
was $221,950.  In 2004, Snohomish County median selling price was $242,150.1 Median 
home prices do not meet the definition for affordable housing. 
 
Owner Households 
Another measure of affordability is the percentage of home sales that were affordable 
to households earning up to 95% of median annual household income.  Median 

ousehold income and the average interest rate factor used to determine affordability h
changes each year.  The median income, maximum affordable sales prices, maximum 
monthly costs affordable to low-moderate income households, and the average 
interest rate each year in Snohomish County are shown in Table 5-10. 

Table 5-10 Affordability Changes  

Year Median 
Annual 
Income 

Maximum 
Sales Price 

Maximum 
Monthly Cost 

Average 
Interest Rate 

1995 $44,964 $123,158 $987 7.4% 

1996 $47,358 $117,895 $1,013 8.2% 

1997 $50,631 $129,474 $1,037 7.6% 

1998 $52,599 $ 05 138,9 $1,059 6.9% 

1999 $52,450 $152,539 $1,163 6.9% 

2000 $54,253 $150,987 $1,203 7.5% 

Source:  SCT 2002 Housing Evaluation Report 
                                                 
1 Northwest Multiple Listing Service, 2004. 
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Marysville is within the mid-range of jurisdictions within Snohomish County, with respect 

 homeownership affordability.  The Snohomish County Growth Monitoring reports 

ensus for 
Marysville homeowners with annual incomes less than $50,000 found 58.5% paying more 

for housing, a middle-range number among 
Snohomish jurisdictions.   

Owner households with mort nu edian and 
pa n 30% of mo ncome for  for the County and Marysville are 
de -11. 

Ta e, Payin an 30% of Income in Mortgages 

to
found 28.2% of all home sales between 1998 and 2000 in Marysville affordable to low-
moderate income families, down from 28.8% in the previous three-year period.  This is 
slightly ahead of the countywide figure of 26.1%.    Similarly, the 2000 U.S. C

than 30% of their monthly income 

 
gages and an al incomes less than 95% of m

ying more tha nthly i  housing
picted in Table 5

ble 5-11 Less than Median Incom g More th

Year County County 
1990 38.9% 33.1% 
2000 57.3% 58.5% 
Source:  U.S. Census, 1990 & 2000 
This demonstrates that low-moderate income households are paying proportionally 
more for housing costs (in this case more than 30% of monthly income) to stay in 
homeownership.  This dramatic increase may be a result of lower interest rates allowing 
greater access to ownership to low-moderate households.  These households are willing 
o devote a relatively large portion of their household budgett  to mortgage payments 

 homeownership.  Table 5-12 illustrates single-family residential home 
ensus Tract.   

to fulfill their goal of
values by City and C
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Table 5-12 Residential Value by Owners   

Census 
Tracts 

$0-$50,000 $50,000 - 
$99,999 

$100,000 - 
$149,999 

$150,000 - 
$199,999 

$200,000 
and up 

Median 

City 18         
 1% 

87         
2% 

1,017         
22% 

2,175        
46% 

1432         
 30% 

$179,000 

521.04 0          
0% 

9            
3% 

20           
6% 

142          
42% 

169          
50% 

$199,700 

527.03 7          
1% 

37           
4% 

185          
18% 

522          
50% 

290          
28% 

$179,200 

527.04 0          
0% 

8            
1% 

99           
6% 

580          
36% 

907          
57% 

$209,200

527.05 0          

 

0% 
7            

1% 
45           
4% 

490          
46% 

521          
49% 

$199,200 

1% 1% 
528.03 6          6 384          410          65           

8% 
0 

 20    
1% 

0           

$153,90
44% 47% 

528.04      648  
40%

528.05      184

 
0% 

        
 

732          
45% 

215          
13% 

$156,700 

 2     
1% 3% 

528.06 10         49        

27                     
19% 

556          
58% 

188          
20% 

$169,900 

1% 3% 37% 53% 6% 
529.01 0          

0% 

$155,000 

51           
4% 

399          
30% 

633          
51% 

208          
16% 

$162,200

529.03 0          
0% 

 

26           
6% 

253          
54% 

179          
38% 

9            
2% 

$142,600

529.04 8  0          

   541          761          85           

 

1% 
  

0% 
360          
33% 

538          
50% 

171          
16% 

$166,100 

531.01 0          
0% 

0            
0% 

193          
39% 

200          
41% 

99           
20% 

$163,700 

531.02 9          
1% 

0            
0% 

167          
16% 

281          
26% 

610          
57% 

$213,300 

 
 Greater than Snohomish County % 

Source:  US Census, 2000.   
 
The City’s median single-family residential home value is $179,000.  Five CTs have 
greater median values with the highest at CT 531.02 at $213,300.  Eight CTs have lesser 
median values with the lowest at CT 529.03 at $142,600.  
 
A comparison of Table 5-9 Housing Costs by Category and Table 5-12 Residential Value 
by Owners shows that only 1% of housing in Marysville is affordable to extremely low 
income households.  Three percent of housing is affordable to very low income 
households and 25% is affordable to low income households.  Nearly 70% of housing is 
affordable to households that are middle income.   
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Table 5-13 Contract Rent 

C a 99 99 $ 1,0 Medensus Tr cts $0 - $2  $300 - $4 $500 - $749 750 - $999 $ 00 & up ian 

ity 
252 
7 % 

352 
10% 

1,310 
8 % 

3 
 

58
17 $

21.04 
0 
0% 

0 
5%  

     49 
36% $798 

0 
0%

5 
2% 

 
% 

11

9 
6%

6 
0% % 

73

7 
6%

 
0%  

79

10 
3%

 
2%  

17

0 
0%

0 
6%  

17

9 
2%

1 
7% 

 
 

13

28.06 
0 
0% 

7 
8%  

118 
52% $10

5

37 

29.01 
137 
10% 

61 
1% 

 
 

14
10 $7 4 

29.03 
95 
8%

34 
1% 

 
 9% $

29.04 
11 
2% 

0 
% 

 
 31% $85

5

7 

31.01 
10 
9% 

0 
0

30 
28%

23 
21% % 

 
 

 
$88

531.02 0% 

8 
0 5 

C 3
91
26 %

8 
% 724 

5
2 5 

4%
56   
41% 

527.03  
42
19

70 
31% 

0 
48% $990 

527.04  
1
1

23 
15

20 
13% 

 
47% $1016 

527.05  
0 26 

20%
16 
13% 

 
62% $1075 

528.03  
8 55 

14%
149 
37% 

0 
42% $963 

528.04  
2 63 

18%
95 
27% 

2 
48% $989 

528.05  
3 132

29%
145 
32% 

0 
29% $846 

5
1 10 

4%
64 
28% 

1 635
1 45%

312 
22% 

6 
% 0

5  
1
1

426
36%

413 
35% 

109 
 693 

5
1
2

158
32%

162 
33% 

151 

45 42%

2
17% 

15 
10% 

81 
54% 

13 
9% $822 

 
 Greater than City % or Median. 

Source:  U.S. Census, 2000 
 
Renter Households 
Marysville is relatively affordable for renters.  The Growth Monitoring Report surveys of 

nts, 1999 to 2001, found Marysville rental stock affordable to 88.6% of very low income 
ouseholds, the third best result among Snohomish County jurisdictions.  The 2000 

re
h
Census found 51.4% of renter households with incomes below $50,000 paying more than 
30% of monthly income for housing, a number in the middle range of Snohomish County 
jurisdictions. 
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VI. Age and Condition of Housing Stock 
Factors affectin st an 
provide insigh  neig rhoods. hborh s with r housing stock can 

ide more housing ch ter and diversity in ing co on and facades.  
r homes can also pro afforda ousing  for low come fam ew 

construction provides updated elect and p  systems, and meets today’s 
 standa s well a eing typi  larger structures.  41% of Marysville’s housing 

stock is new co truction, ilt betwe 1990 and 00.  This ificantly higher than 
unty av e of 2  Only 4 tructu ere bu ior to 1940 e of 

housing per census tract i wn in Ta  5-14.    

14 Age of Hous
 Percent of Stru s Built 

g housing quality include age of structures.  The age of con ruction c
ts into hbo

arac
vide 

  Neig

ble h

ood
 hous
 stock

olde
nstructi
er in

prov
Olde ilies.  N

rical lumbing
energy rds, a s b cally

ns bu en  20 is sign
the co erag 8%. % of s res w ilt pr .  Ag

s sho ble

Table 5- ing 
cture

2000- 1970- 194 re-19
Sno. C 2 7% 

4
521.04 2 2 14% 

1 8%
527.04 2% 

5
528.03 4 1 1% 

54% 5%  
4% 

2 1%
528.05 2 38% 6% 
528.06 37% 

3 2% 
55% 8%  

8% 
1%

529.01 1 46% 5% 
529.03 8% 30% 

3 1% 
47% 15% 

529.04 1 1% 
1 7

531.02 1 3% 

 Domina e of h . 
ource:  U.S. Census, 2000. 

This m le homes is generally good- with over 60% of 
n 20 years old.  Architecturally, Marysville’s housing stock is 
 majority having been constructed within the last 20 years.  

pments were constructed independently on tracts of 10-20 acres.  
ted areas of the UGA, projects utilized the County’s planned 

ds lack a sense of identity or place that enhances community image.  This 
has resulted in a reluctance in many neighborhoods to accommodate higher densities 
and to allow alternative housing types.  This plan should address strategies to improve 
housing quality to respond to community concerns.   

nt ag omes

Census Tract 1990 1989 0-1969 p 40 
ounty 28% 41% 4% 

City 41% 35% 20% % 
8% 31% 6% 

527.03 57% 17% 8%  
64% 28% 6% 

527.05 59% 22% 15% % 
2% 48% 0% 

528.04 20% 

46% 44% 0% 
531.01 53% 30% 0% % 

43% 41% 3% 
 

S

eans the condition of Marysvil
housing units being less tha
elatively homogenous, ther

Many of the develo
In the unincorpora
residential development codes to increase density without any resulting increase in 
amenities or improvement to project design.  As a result, some of the concerns 
emerging in the SCT 2002 housing evaluation report and in community forums have 
related to the lack of design elements and effective site planning in the original 
subdivision creation to provide higher quality neighborhoods.  Many of the newer 
neighborhoo
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VII. Housing Resources (Assisted housing) 
Marysville is a leader in the provision of assisted housing to its residents.  The city contains 
911 units of permanently assisted housing and 320 families receiving vouchers for a total 
of 1,231 assisted units, 12.7% of the housing stock as shown in Table 5-15.  Marysville has 
the second highest number of assisted households of cities in Snohomish County.  
Permanently assisted projects are well dispersed in the city, as are the locations of 
voucher-assisted families.  Since 1995, Marysville has added  two permanently assisted 
projects, one 25-unit project providing transitional and permanent housing to families 
and the homeless with incomes below 30% and 50% of median income; and a project 
of 53 units, 46 of which serve households below 50% of median income, 7 households 
between 50% and 60% of median.  Snohomish County Housing Authority owns and 

o s within the city limits.  

Table 5-15 Assisted R

ct Nu  of 
Su ed 
Un

Household Type 

maintains tw  large complexe

ental Housing 

Owner/Conta mber
bsidiz
its 

Private Non-Profit †    
Housing Hope 25 Family/Homeless 
Cedar Landing sing P s 

-658-4889 
53 - 

dar Groves 28 Family/Low Income 
y Owned – ubsid    
mony House North 15 Chronically Ill, Very Low Income 

 Hou artner
360
Ce  

Privatel HUD S ized‡
Har
1299 Cedar Str   

rysville Quilceda Mead 16 Wholly Developmentally 
Disabled,  

0 84th Stree  Very Low Income 
Pilchuck II Apartments 30  Elderly, Very Low Income 
17   

eet  
Ma ows 

452 t 

24 Grove Street 
†  Source:  Snohomish County Tomorrow 2003 Growth Monitoring Report. 
‡  Source:  US Department of Housing and Urban Development, March 2004. 

VIII. Social Factors 
Some components of the population deserve special attention within the Housing 
Element, since the type and availability of housing has a greater impact on that 
component.   Some of these social factors are households living in poverty, the elderly, 
and special needs population.  
 
In examining the ages of persons living in poverty a picture of how low income and 
affordable housing should be designed and distributed becomes clearer.  Groups 
below poverty levels are shown in Table 5-16.  The federal government establishes 
poverty thresholds annually.  As an example, the poverty threshold in 2003 for a three-
person family with two children was $14,824. 
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Table 5-16 Percen  C s  tage omparison of Groups Below Poverty Level

 Individuals All Families Female Head of Families 
Census 
Tract 

Total 5-17 18+ 65+ Total w/ Kids 
Under 

18 

w/ Kids 
Under 5

Total w/ Kids 
Under 

18 

w/ Kids 
Under 5 

Sno.Co. 6.9% 7.1% 6.4% 7.8% 4.9% 6.7% 8.5% 17.0% 22.1% 35.5% 
City 5.6% 3.9% 6.0% 5.9% 3.7% 4.5% 5.1% 12.6% 15.5% 26.0% 
521.04 9.7% 28.4% 5.9% 0.0% 7.4% 16.8% 0.0% 48.3% 73.7% 0.0% 
527.03 3.2% 3.5% 3.2% 7.1% 2.4% 2.8% 1.4% 4.2% 4.9% 0.0% 
527.04 2.2% 1.7% 2.6% 7.0% 2.5% 0.7% 0.0% 13.1% 16.0% 0.0% 
527.05 5.6% 6.3% 5.0% 8.3% 4.4% 6.2% 6.9% 13.6% 0.0% 0.0% 
528.03 6 % .9 11.1% 5.8% 1.6% 6.4% 7.4% 2.9% 29.0% 30.7% 31.3% 
528.04 6.5% 5.7% 5.6% 1.8% 4.5% 7.5% 17.7% 21.6% 36

2.6% 4.
2.8%

529.01 7.0% 5. 7
03 8.9% 2 4. 8.1% 13.0% 1
04 3.4% 1.5% 4.1% 0.0% 2. 4
01 1.7% 
02 4.5% 0. 4. 4.1% 7.9% 10.9

 
 Percentage of Perso

Snohomish Co. 
ns or Famili elow Poverty i r 

rsons or Famili  below Poverty i  significantly higher than that for 

es b s 0.5% or more higher than that fo

 Percentage of Pe es s
Snohomish Co. 

pared with the County  and s e a smaller percentage o
ilies and individuals y. t f

.8% 63.2% 
528.05 3.8% 2.3% 4.1% 4.8% 1% 1.3% 0.0% 0.0% 0.0% 
528.06 3.9% 7.2% 3.0% 6.1%  3.1% 2.1% 4.5% 6.1% 0.0% 

6% 7.1% 4.9% 4.3% 6.5% .5% 14.1% 18.3% 27.7% 
529. .2% 10.2% 11.6% 2% 5.8% 8.1% 28.2% 
529. 7% 3.4% .7% 10.4% 13.5% 30.0% 
531. 0.0% 1.9% 12.5% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 
531. 3% 5.1% 7.2% 0% 2.3% % 0.0% 

Source:  U.S. Census, 2000. 
 
Com , the City ix CTs hav f their 
fam  living in povert   Poverty is mos requently seen among female 
head of household families and individuals 65 and older. 

 which is a 
national trend.  The population of Marysville is also aging, necessitating new types and 
configurations of housing, and ville has a 2% higher elderly 

     
In examining age, it is important to look at the overall aging of the population

related services.  Marys
population than the county averages as shown in Table 5-17.  The elderly are 
concentrated in downtown Marysville. 
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Table 5-17 Percentage of the Population Over 65 

 
 

2000 
Sno.Co. 9%
Mary

529.03 12% 
529.04 11% 
528.03 

04 
05 

7% 
528. 7% 
528. 17% 
528.06 

03 
01 
04 
05 
01 
02 

6% 
527. 4% 
527. 9% 
527. 6% 
527. 5% 
531. 5% 
531. 12% 
521.04 11% 

 
   G r t h .

ource:  U.S. Census, 2000. 
 
The kin rgeted to these populations needs to be amenable to families 
and s

e following information is an informed estimate of the number of persons in each 

re needs within the UGA.  The 

 Furthermore, there may be persons who choose 
ot to attempt to use the shelters who would remain uncounted. 

 
Disabled 
Census information regarding disability is provided for the civilian noninstitutionalized 
population over five years of age.  Individuals were classified as having a disability if: 1) 
they were five years and older and reported a long-lasting sensory, physical, mental or 

                                                

reate han Snohomis  Co. %  

sville 11% 
529.01 16% 

S

ds of housing ta
enior citizens. 

Special Needs 
Th
special needs category.  It has been assumed that in distributing the County estimates 
that there is a proportionate share of persons with special needs throughout the 
County.  The Marysville UGA population represents approximately 8% of the County 

ulation.  8% will be used to calculate current and futupop
City limits include approximately 56% of the UGA population in 2004.   
 
Homeless 
In 2000, Snohomish County homeless shelter providers reported 10,571 individuals and 
families were turned away.  At least 25% of the homeless sheltered are disabled, and 
5% of them are families with children.25

n

 

2 Snohomish County Community Assessment Data Committee Report, March 2002. 
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self-care dis bility; 2) they were 16 years and older aa nd reported difficulty going outside 
of the home because of a physical, mental, or emotional condition lasting six months or 
more, or ) they w 6 to 64 years old and reported difficulty working at a job or 
bu ause o physical, mental, or emotional condition lasting six months or 
mo igur  not include persons in institutions, military personnel or children 
under the age of with disabilities represent large segments of the overall 
pop .  As a percentage of Marysville’s elderly, 51% of the population over 65 
years reported a d ity, as shown in Table 5-18.   

Tab Disability Status  
5 to 20 years 21 to 64 years 65 years and over 

 3 ere 1
siness bec f a 
re .  These f es do

five.  People 
ulation

isabil

le 5-18 
 

homish  
rysville 
rce:  U. , 200

te rates  an esti
 1,532 i y with s

ple with
he last rs, the
sons in t nty. 4

Sno  County 10,243 7.1% 59,598 16.7% 23,280 42.8% 
Ma 531 8.2% 2,177 16.2% 1,468 51.3% 
Sou S. Census 0. 
 
Mentally Ill 
Sta  result in mated total of 2,754 persons age 18 and older in the UGA 
and n the Cit erious mental illness.3    
 
Peo  AIDS 
In t 20 yea re have been 299 AIDS related deaths and 587 HIV infected 
per he Cou    Between the years 1992 and 2001 the incidence rates for AIDS 

 Snohomish County were significantly lower than those for the state.      
 

 
ard that there is approximately 10% of the population with 

lcohol and/or drug addiction.  This would indicate that in 2003, there were 510 persons 

te to have a number of social service agencies, nonprofits in the 
 can assist in meeting community needs.  These agencies and 

in

Alcohol and Drug Addiction
here is an accepted standT

a
in the UGA and 284 persons in the City with addictions.  
Marysville is fortuna
community that
nonprofits include Catholic Community Services, Compass Health, Marysville Food Bank, 
and the YMCA.  Housing Hope and the Snohomish County Housing Authority also own 
and maintain housing projects and provide services within the city. 

C. FUTURE NEEDS 

I. Population & Demographics 

The City of Marysville and Snohomish County have been experiencing significant 
growth as shown in Table 5-19.  The County grew 30% in the 1990s, the largest increase 
of any county in the State, and places it in the top 30 counties nationwide for total 
population growth.   Marysville’s growth was higher than the County’s as a result of the 

ombined influence of new development and annexation.  Housing growth from 1990 
shown in Table 5-20. 

c
to 2000 is 

                                                 

3 US Department of Health and Human Services, Substance Abuse and Mental Health Services Administration, 
2002. 

4 Snohomish Health District, Health Statistics and Assessment, AIDS Incidence Rates.  
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Table 5-19 Population Growth, 1990-2003 

 1990 2003 Percentage Change 
Snohomish County 465,628 637,500 36.9% 
City of Marysville 10,328 28,370 174.7% 
Source:  Snohomish County Tomorrow 2003 Growth Monitoring Report. 
 

Table 5-20 Housing Growth, 1990-2000 

1 Pe 990 2000 rcentage Change 
Snohomish County 183, 236 28%942 ,205  
City of Marysville 4,565 9,730 113% 
Source:  2000 U.S. Census 

hildren and seniors.  The city exceeds 
ountywide percentages in each of these age groups.  Older adults, aged 35 to 64 

sville population, compared to 40.3% countywide.   

This decade of growth has created a new demographic makeup for our community.  
Marysville has become a city of young families, c
c
comprise only 35.1% of the Mary

II. Housing Affordability and Needs for Low to Moderate Income Households 
Affordable housing, as defined in this Plan, refers to households earning less than 95 

ercent of median income paying less than 30 percent of their monthly income for 
d is the measure used by Snohomish County to describe 

Between 1990 and 2000, the to ntywide increased by 30.9% or 
53,139 units.  Owned housing stock increased 33.9% as compared to a 25.2% increase in 
rental housing stock.  In 1990, 6 wned their own home.  
In 2000, that number had climbe

ng Needs (below 95% median income) by Tenure 

 Total Households and Households with Housing 
Need 

Housing Need as % of Total 
Households 

p
housing costs.  Housing nee
percentage of households within a jurisdiction earning less than 95 percent of median 
and paying more than 30 percent monthly for housing.   
 
Between 1990 and 2000, the absolute numbers of households with housing needs rose 
for both renters and homeowner, renters in need as a percentage of all households in 
the county declined slightly from 14% to 13.9%.  During the same period the 
comparable measure of homeowners in need as a percentage of all households 
increased from 7.5% to 10.7%.   
 

tal housing stock cou

6.3% of the county population o
d to 67.7%.    

 
Table 5-21 shows the same trends as the County, with owner need rising for Low-
Moderate Income Households in Marysville from 5.8% to 9.9% between 1990 and 2000, 
and renters with need decreasing from 23.1% to 16.5%.   

Table 5-21 Households with Housi

 Total Owner Need Renter Need Owner Need Renter Ne
Households 

ed 

County 2000 194,718 20,922 27,020 10.7% 13.9% 
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County 1990 144,787 10,799 20,305 7.5% 14.0% 

Marysville 2000 2 9.9% 16.5% 8,186 81 1,350 

Marysville 1990 3,880 226 8 5.8% 23.1% 97 

 
Table 5-22 below, depicts lower income owner households with mortgages (below 38% 

nd 66% of median income) paying more than 30% of income for housing, as a percent 
f total households in 2000.  In Marysville, 5.08% of the households are lower income 

r than countywide averages.   

Table 5-22 Lower Inco ouseh ith 

nnual House ncome 

a
o
households with housing need.  This is lowe

me H olds w Housing Needs 

  A hold I
  Up to $20,0 From $20,00 ,999 Less than $35,000 00 0 to $34

 Total Nu
Households 

mber % of Total Number % of Total Number  % of Total 

Countywide 194,718 4,790 2.5% 6,883 3.5% 11,673 6.0% 

        

Marysville 8,186 178 2.2% 238 2.9% 416 5.1% 

        
Source:  SCT 2002 Housing Evaluation Report 

Snohomish County Tomorrow Fair Share Housing Allocation 
The Snohomish County Tomorrow Fair Share Housing Allocation system models housing 
need throughout Snohomish County and allocates it throughout jurisdictions within 
nohomish County for planning purposes.  The goal of the Fair Share Housing Allocation 

oncentrations of low-income housing do not continue 
 impact a few areas in the county.  By taking into account existing low-income 

ach jurisdiction’s fair share housing allocation is determined with a standardized 

compared to the county-wide 

These proportions are used to encourage the development or preservation of lower 
ost housing in a e hous er 

to increase the housing allocation ities with a small proportion of lower cost housing 
 comparison to other ict cre using for

more lower cost housing compared with other jurisdictions.  

S
is for jurisdictions to plan to eliminate all housing need within the planning period.  This is 
an idealistic target.    
The fair share methodology is intended to equitably distribute low and low-moderate 
income housing among the cities and unincorporated county.  The purpose of the 

ethodology is to ensure that cm
to
housing and jobs in each jurisdiction, the methodology redistributes the “fair share” of 
housing for which each jurisdiction should plan.  The total fair share housing allocation 
includes both existing and projected housing needs.     
E
formula that calculates both existing and projected housing need.  Projected housing 
need in Marysville is listed in Table 5-23.  Factored into the formula is the proportion of 
lower-income jobs within or adjacent to the jurisdiction and proportion of lower-cost 
housing units in the jurisdiction’s total housing stock as 
average.    

c reas adjacent to lower paying jobs.  Th
 for c

ing factor is used in ord

in jurisd ions and de ase the ho  allocation  cities with 
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Each jurisdiction’s fai housing tion rep s the number of existing
projected households with housing needs for which the jurisdictions should plan.  The fair 

ion does not mean that al  units mu ew constru .  Rather
n should or that number of low  low-moder ousing 

ere are a number of ways that a jurisdiction can meet the fair share housing 
llocation. 

Needs 
(Unadjusted) 

Needs 
(adjusted)

l 
Fair Share 
Housing 

ation 

% of Total 
Fair Share 
Housing 

Allocation 

r share  alloca resent  and 

share allocat l the st be n ction  that 
the jurisdictio plan f and ate h units.  
Th
a

Table 5-23 Projected Housing Need  

Area 2000 2000 2000-2025 2025 Tota
Households 
with Housing 

Households 
with Housing 

Households 
with Housing 

 
Needs 

(adjusted) 
Alloc

2,
Marysville 
unincorp 

1,855 1,939 1,944 3,883 4.6% 

Source:  SCT 2 ing ation rt 

The Fair Share model suggests that Marysville should plan to accommodate 7,666 
le hou units w  the M ville planning are  satisfy existin d 

ture housing needs by 2025.  This is a laudable goal, but suggests that he issues
costs are controlled solely by the local 

jurisdiction.  It is beyond the financial capacity of local governments and nonprofits to 
ons and expenditures.  

002 Hous Evalu Repo
 

affordab sing ithin arys a to  all g an
fu  t  

Marysville 2,481 164 1,619 3,783 4.5% 

influencing housing supply, demand and 

satisfy all unmet housing needs through City and County acti
Housing need is also influenced by regional, national and even global employment 
and financial factors that extends well beyond the influence of our local decision 
makers.  This plan will however, consider strategies to address housing needs and 
consider alternatives to encourage dispersal of low to moderate income units 
throughout our community.   

III. Special Needs Housing and Services 
The following outlines the requirements of special needs groups in having an adequate, 
affordable, and appropriate housing supply.  All groups need affordable housing as a 
basic foundation.  When supportive services are mentioned, this refers to help with 
paying bills, shopping for food and household items, nutritious meals, preparation and 
transportation to work, social events, and/or medical appointments: 

Elderly, including frail elderly 
Affordable housing, especially rentals 
Supportive services to permit them to receive in-home care 
More congregate space for frail elderly not able to have in-home services 
More physically accessible units 

Homeless:  Families with Children 

Homeless:  Individuals 
Day shelter 
Additional night shelters 
Transitional housing (from shelter to market rate) 
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Additional night shelters and longer stays at shelters 
Linkage to services for children 
Day care for pre-school and school-aged children 
Transitional housing (from shelter to market rate) 

Severe Mental Illness 
m

Residential treatment for children 
A  keep ts a of h the
institutions 

Developmental D s 
More access

l supportive

isabilities 

More com unity-based housing 

bility to  housing uni

isabilitie
ible units 

s mentally ill move in and out ospitals or o r 

Additiona  services 

Physical D
More accessible units 
Additional in-home services 

Alcohol and Other Drug Addictions 
Case management 
Youth detoxification services 
Services for pregnant and postpartum women 

AIDS and Related Diseases 
Terminal care beds 
Support for in-home care services 

IV. Housing Mix Ratios 
What is the appropriate housing mix for Marysville?  Currently, the countywide mix for 
structures is 66% single family (attached and detached), and 34% other (duplex, multi-
family, mobile/manufactured home).  Using this for planning purposes, the City would 
want to consider a mix of densities and unit types in its land use plan.  This will ensure a 
variety of housing types and costs within the urban growth area in order to meet 
housing needs for both owner and rental households.  Generally, non-single family 

vide more affordable housing options and typically yield 
hi icient and affordable use of land.   
structures are assumed to pro

gher densities also resulting in more eff

V. Land Availability 
 planning for the next twenty years, the city has conducted a land capacIn ity analysis 

to posed urban growth areas and land use alternatives 
 land capacity analysis identifies 8313 buildable acres, and 

p pacity of 80,431 within the proposed UGA. This represents additional 
c nal households, representing 27,389 additional persons.  Both 
v pable land provide opportunities for new housing to meet 
2 .   

 verify and justify current and pro
within the UGA.  The

opulation ca
apacity for 10,739 additio
acant land and redevelo
025 population targets and address housing need
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VI. Conclusions and Strategies 
C
Th  some conclusions about housing 
n  strategies to address these needs.  

ng from the inventory and analysis are:  1) high rates of 
t decade and in the twenty year forecast period will continue, 

in  UGA; 2) available vacant and redevelopable land 
w ecious resources and opportunities for new housing 
d within 
M  in the 
land use element on creation of service and retail jobs; 4) housing production costs are 

ase; 5)the growth of young families and seniors will put 
a sion of services for these age groups; and 6) community 
le re higher quality developments within the community. 

H
ll City residents have the opportunity to obtain safe, sanitary, and 

g. 
nd livable neighborhoods. 

ting residential neighborhoods. 
her elements of the Comprehensive Plan to understand and 

 of housing to them.  
nt standards, and building permit 

imize, or if possible reduce, housing production costs. 

D. GOALS & POLICIES 

onclusions 
e housing inventory and analysis allows us to draw

eeds in Marysville.  It also enables us to identify
Some of the key factors emergi
growth over the pas

creasing housing needs within the
ithin the Marysville UGA provide pr
evelopment to meet housing needs and community goals; 3) wages 
arysville’s UGA will remain steady or even decline with the increased emphasis

likely to continue to incre
dditional pressures on provi
aders and citizens desi

ousing Strategies 
 Ensure that a

affordable housin
 Create quality places a
 Respect the character of exis
 Work with the ot

enhance the relationship
 Encourage land use practices, developme

requirements that min

I. County-Wide Planning Policies Relating to Housing 
The GMA requires each coun in cities, to adopt county-wide 

rigin, 
familial status, source of income, or disability. 
 

ty, cooperation with its 
planning policies for affordable housing.  (County wide planning policies are identified 
under the City’s comprehensive plan numbering system in the following section.)  
County-wide planning policies that relate directly to the Marysville Comprehensive Plan 
are incorporated herein.  The following policies were adopted by Snohomish County 
Tomorrow in 1993, with subsequent amendments: 
 
CWPP-HO-1 Ensure that fair and equal access to housing is available to all persons 
regardless of race, color, religion, gender, sexual orientation, age, national o

CWPP-HO-2 Make adequate provisions for existing and projected housing needs of all 
economic segments of the county. 
 
CWPP-HO-3 Strengthen interjurisdictional cooperative efforts to ensure an adequate 
supply of housing is available to all economic segments of the county. 
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XI. PUBLIC FACILITIES AND SERVICES ELEMENT 
INTRODUCTION 

As Marysville grows, the demand for facilities and services will increase substantially.  
The City of Marysville provides a wide range of public services within the City limits and 
occasionally to other portions of the Study Area.  Other providers also serve the Urban 
Growth Area or the Study Area.  (Please see the Glossary for definitions.) The services 
discussed in this section are:   
· Public Services:   

- Police protection  
- Fire protection and ambulance service 
- Library 
- City Facility Goals, Policies, and Locational Criteria 

· Schools 
· Public Facilities 

- Water 
- Sewer 
- Storm Drainage 
- Solid Waste 
- Goals, Policies, and Locational Criteria 

The Growth Management Act defines electricity, gas, telecommunications, and cable 
TV as “utilities.”  It defines water and sewer systems, streets, parks and recreation 
facilities, and schools separately as “public facilities.”  Finally police and fire protection 
and other governmental services are classified as “public services.”  As used in this 
Comprehensive Plan “utility” and “public facility” are not interchangeable terms.  Plans 
for utilities are found in the Utility Element. 

Streets and Parks are discussed separately in the Transportation and Parks Elements.  
Some of the services listed above are only provided within the City limits; others are 
provided to a larger area that usually does not correspond to the Urban Growth Area 
(UGA).  In each section the area served is noted.  In addition, few of the services have 
specific plans for serving the entire study area at this time. 
 
Scattered development in unincorporated areas near Marysville can create problems 
in delivering services efficiently.  Coordinated, planned delivery of services and facilities 
will be more efficient and cost effective; it will also increase long-range economic 
stability by assuring industries the future services they need. 
 
Both the siting and size of public facilities and services has a significant impact on land 
use patterns and future growth.  Careful, coordinated management is essential to 
provide these services in an orderly fashion and to minimize public costs.  With respect 
to water and stomwater, reclamation can provide a valuable tool I the management 
of these resources.  By investing in these services/facilities and scheduling their provision, 
Marysville residents will have a key role in implementing the policies.    
 
The purpose of this section of the Comprehensive Plan is to: 
· Provide a future vision of Public Facilities and Services in Marysville and its Urban 

Growth Area that is concurrent with anticipated growth 
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Table 11-35 Solid Waste Accounts  
Type/Size of 
Container 

Number 

Regular 7,759 
Mini 385 
One time per Month 446 
1 Yard 157 
1.5 Yard 69 
2 Yard 92 
3 Yard 80 
4 Yard 71 
6 Yard 68 
8 Yard 43 
Total 9,170 

 
The department has five garbage trucks, one commercial capacity rear end load 
truck, and four front end loaders.  The new front loading automated trucks can serve 
any size container.  A truck can serve between 500 and 700 accounts per day. 
 
Recycling services are contracted out to Waste Management Northwest, Inc.  They 
provide weekly recycling services to residential and commercial customers.  They 
pickup yard waste, mixed paper, corrugated cardboard, newspaper, glass, tin, 
aluminum, and some types of plastic (types 1 and 2). 

II. Future Needs and Assumptions 
The recent, September 2004, conversion from rear-loaders to automated front-end 
loaders has enabled solid waste removal services to exceed capacity requirements for 
the current population.  
 
Land use considerations that impact solid waste services include development density 
and road networks.  Areas of higher density development permit more efficient 
collection of solid waste, whereas areas that are more spread out are less efficient.  The 
road network is a factor in providing efficient service; a street system that isolates 
neighborhoods and has many cul-de-sacs and dead-ends may impact the speed of 
collection. 
 
Dumping fees have risen quickly in the last few years.  Rates will probably continue to 
rise to cover these increases, since rates cover all garbage costs. 
No significant changes in recycling service are anticipated.  However, the level of 
change that recycling has experienced in the previous 20 years, makes future changes 
difficult to predict.  In some other counties, scrap metal and motor oil are recycled, so 
these are potential services. 

K. GOALS AND POLICIES:  WATER, SEWER, STORM DRAINAGE, SOLID WASTE 

Goals: 
1. Provide efficient construction of public services and facilities that are consistent with 

the comprehensive land use plan and available to serve the community concurrent 
with increased demand generated by new construction. 
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Policies: 
PF-1 Accommodate new residential, commercial, and industrial development only 

when required facilities and services are available prior to or concurrent with 
development. Concurrency indicates that facilities are available within 6 years 
of construction of the new development.  Payment of mitigation fees is 
considered concurrency. 

PF-2 Encourage development in areas where facilities and services are already 
available before developing areas where new facilities and services would be 
required.  

PF-3 Provide urban level facilities and services only in Urban Growth Areas.  
PF-4 Provide urban level facilities and services in Urban Growth Areas to avoid health 

hazards, enhance the quality of life, and maintain viable, efficient, and cost-
effective delivery.  

PF-5 Give priority to water and sewer line extensions where on-site disposal systems 
have created known pollution or health hazards.  

PF-6 Seek to coordinate, where appropriate, City investment in public facilities with 
business, employment, and economic development opportunities. 

PF-7 Reduce the per unit cost of public facilities and services by encouraging urban 
density development, allowing the distribution of public and private facilities 
and services more efficiently.  

PF-8 Coordinate and consolidate special districts providing facilities and services, 
where feasible, to distribute public and private services more efficiently. 

PF-9 Respect the capability of land and natural systems when determining how to 
provide such facilities and services as storm water drainage and flood 
prevention, water, sewage and garbage disposal.  

PF-10 Maintain or restore, wherever feasible, natural drainage systems in order to 
minimize the need for public expenditures and to recognize the amenity as well 
as the utilitarian functions as part of the natural drainage system.  

PF-11 Allow location of public facility distribution sites within residential areas, provided 
they are suitably landscaped and buffered, designed, and improved to prevent 
hazards to life and adverse effects on the surrounding neighborhood.  

PF-12 Encourage new techniques or innovative systems for sewage and sludge 
disposal, while also considering health and environmental concerns.   

PF-13 Design and locate solid waste disposal systems and sites with proper 
consideration for present and future health and environmental impacts.  

PF-14 Encourage reduction of solid waste, recycling, and pretreatment of industrial 
wastes.  Educate the public on how to reduce their garbage output and how to 
participate in waste reduction and recycling programs.  Encourage expansion 
of current recycling programs, especially plastics. 

PF-15 Water reuse and reclamation should be encourage, especially for large 
commercial and industrial developments, and for high water users such as 
parks, schools, and golf courses. 

PF-16 Water conservation should be aggressively pursued as a means of ensuring 
efficient water use and protection of water resources, and as a water supply 
source that can make a substantial contribution toward meeting future regional 
water needs. 

PF-17 Use incentives to encourage undergrounding of distribution lines.  
PF-18 Encourage development that minimizes water and other liquids from being 

discharged into any natural water courses, storm drainage system, or sanitary 
sewer in accordance with provisions of county, state, and federal water quality 
programs, guidelines, and regulations. 
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Snohomish County Comprehensive Plan: 
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