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How to read this Study

The study is organized as a graphicly intensive set of letter-sized “spreads” (facing pages 
intended to be read together as a single tabloid sheet).  The narrative follows a four part 
structure, outlined in the Table of Contents.  For the study’s recommended Vision, skip to the 
end, Section 4, Delivery.  For the strategic underpinnings of the plan, see Section 3, Design. 
For the research behind it all, see Section 2, Discovery.  For the project impetus and equity 
principles that have guided the work, start with Section 1, Introduction.

1. Introduction. Background and Process
This section traces the history of Everett Station area planning work, establishes the 
impetus for this project, and offers a series of key questions and principles for equity that 
frame the project and guide recommendations for action. 

2. Discovery.  Research and Analysis
This section summarizes the on-the-ground observation and mapping analyses 
used to establish the key project drivers.  Areas of analysis include the planning and 
urban design context, market and real estate conditions, mobility and transit access 
conditions, and the City of Everett and Sound Transit variables that underpin the work, 
such as Public Works and Everett Transit facility move plans and property locations and 
potential ST3 station locations.

3. Design. Strategic Concepts
Synthesized through a series of focus groups, public meetings, and exploratory scenario 
planning exercises, this section outlines the set of overarching planning and urban 
design principles that will guide project recommendations.

4. Delivery.  Master Plan Concept
This section proposes a vision for the Everett Station Area, drawn from research, 
analysis, public outreach, and testing of development scenarios.  Actionable strategies, 
specific development programs, funding opportunities, and timelines for action are 
provided.
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executive summary
catalyzing a hub for green, equitable, and employment-focused 
economic development
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Why conduct this Study?

As the hub for Sounder Commuter Rail, Amtrak, and Community Transit and Everett Transit 
bus service, Everett Station is the city’s most transit rich neighborhood.  But, it is also one of 
its most under utilized.  

Within a quarter mile of the station, the preponderance of publicly owned property restricts 
the potential for private-market-driven development.  The lack of high-quality parks and open 
spaces, affordable childcare and schools, and other necessary components of livability tamp 
down the demand for, and thus the delivery of, diverse new housing choices.  Pedestrian 
and bicycle unfriendly streets inhibit safe and secure access to the station.  Abundant and 
free surface parking lots encourage automobile traffic and reduce the footfall needed for 
sidewalk-oriented businesses to thrive.  And the new Metro Everett zoning code, which 
enables a mix of new high-density land use types (that can tend to create development 
pressures that push light industrial and manufacturing uses out), has left many within the 
existing Everett Station business community feeling as if their days are numbered.  Together, 
these factors are working to hold back progress toward broad, shared community objectives, 
including:

City of Everett Comprehensive Plan Goals and Policies 
EDE.V.E.2   “[Everett Station] should not be allowed to become merely a   
   parking lot for transit users.”  
HE.IV.C. Policy 4.3.10 “Provide incentives to site affordable housing in planned targeted  
   areas that are within walking distance to public transit lines and   
   transit centers.”
HE.III.C.15.  “In an effort to become carbon neutral more households will need  
   to be located near convenient public transit service.”

City of Everett Climate Action Plan Goals
T-1   “Embrace non-car travel;” 
GE-1  “Position Everett as a green economy hub of the future,” 
LU-1  “Create centralized activity centers with a dense and diverse mix   
  of services, amenities, jobs, and housing types in areas well-served by   
  public transit,”
LU-2 “Develop vibrant, healthy, and livable, neighborhoods.”  

In 2036, Sound Transit 3 (ST3) will bring new light rail service to Everett Station, connecting 
the neighborhood to the SW Everett Industrial Center and to the corollary regional jobs 
centers (Seattle, Bellevue, and Tacoma) that comprise the expanding Puget Sound light rail 
network and economic cluster.  This presents a transformational opportunity to change the 
status quo.  

Study is needed to better understand the optimal suite of actions that can leverage the 
potential of ST3 to advance City goals for Economic Development, Affordable Housing, 
Transportation Access, Climate Action, and Equity.

impetus and background
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What does this Study do?

With a focus on two City-owned property assemblies within the Everett Station Area (the 
Public Works/ Everett Transit Cedar Street Campus and Everett Transit Park and Ride Lot 
A), this study builds on prior neighborhood planning efforts to explore the potential for 
physical development to advance City goals for Economic Development, Affordable Housing, 
Transportation Access, Climate Action, and Equity.

It is intended to provide a vision and holistic roadmap for further neighborhood planning 
efforts, public private partnerships, and near-, mid-, and long-term actions to help catalyze 
transit-oriented development.

What doesn’t this Study do?

This study does not seek to supplant or conduct the City’s long range planning, or 
presuppose the future area planning processes required to determine the new ST3 Everett 
Link Station and track alignment.

This study also does not propose actions to private properties within the Everett Station 
area, with the exception of the Depot property abutting Park and Ride Lot A, which is used 
as a representative example of a number of properties that Housing Hope is exploring for 
acquisition to develop as a mixed-use catalyst project. 

Who is involved?

This study is funded by the Washington State Legislature through the Department of 
Commerce and facilitated by Housing Hope, Hopeworks, and the Everett Station District 
Alliance (ESDA).   

A consultant team, led by Northwest Studio, undertook the planning and urban design 
work.  Consultants included, Heartland (Market and Real Estate Analysis), MIG (Landscape 
Architecture and TOD Infrastructure); Nelson Nygaard (Transportation Demand Management).  

An independent Technical Assistance Panel (TAP), composed of regional leaders in 
TOD planning and convened by the Northwest Chapter of the Urban Land Institute (ULI), 
supplemented the effort by providing recommendations for interface with future Sound 
Transit planning, example station area developments, and recommendations for financing 
and ongoing neighborhood governance.

To support the effort, ESDA facilitated a diverse, all-volunteer “Committee on Creating a Just 
and Equitable Community,” a “Committee on Community Leadership” composed of public 
sector decision-makers, and more than a dozen stakeholder outreach meetings, focus 
groups, and project open houses.
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What is this Study’s vision for the future of Everett Station?

A neighborhood hub for green, equitable, and employment-
focused economic development. 

At Everett Station, the City can leverage the strength of the existing manufacturing and 
industrial business community, a large portfolio of publicly owned land, and planned 
investments in transit infrastructure to grow a resilient employment center, focused on 
green construction and next-generation clean energy industry jobs, together with support 
programs and services that allow working families to thrive—early childhood education, 
affordable housing within walking distance, healthy food options, and opportunities for job 
training and professional development.

KAISER PERMANETE
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CAMPUS OPPORTUNITY

BUS TRANSIT HUB
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INFRASTRUCTURE/ OPEN SPACE

CLEAN / DISTRICT ENERGY 
OPPORTUNITY

CLEAN JOBS

COMMERCIAL OFFICE
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FREIGHT STREET
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32nd St

33rd St

McDougall Ave

Paine Ave Smith Ave
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What are the top five actions needed to achieve the vision?

1. Update City plans and policies to support existing local light industrial and manufacturing 
businesses and promote new, green economy employment in the Everett Station 
neighborhood.  This should include:
• Overlay a responsive land use framework that helps to protect light industrial 

zoned land from future development pressure. 
• Create a Freight Master Plan that links local truck routes to a Citywide system. 
• Update the Bicycle Master Plan to expand the neighborhood’s mobility shed.
• Revise the Metro Everett zoning code to better support active neighborhood 

industrial ground floor uses, small business, property improvements, and light 
industrial redevelopment.

2. With a focus on social, economic, and environmental equity and inclusion, develop 
neighborhood-specific plans for:
• Public Realm and Placemaking, including the repurposing of the Everett 

Station Employee Parking Lot north of 32nd, the transition of 32nd to a “shared 
streetspace,” and the future creation Cedar Street Commons East of the tracks.

• Mobility, Station Access, and Transportation Demand Management, including the 
establishment of a roster of street types and a district-wide parking strategy.

• Environmental Sustainability, in alignment with Climate Action Plan goals.
• Neighborhood Business Collaboration, including the establishment of support 

services and programs that promote capacity building (social and capital); 
professional and trade growth; and local economic development.

• Governance and Neighborhood Management  (see Appendix, ULI TAP Report 
Recommendations Section)

• Project Funding, including strategies for leveraging district-wide financing such as 
LCLIP. and TIF.  (see Appendix, ULI TAP Report Recommendations Section)

3. Promote the creation of a mixed-use, mixed-income, multi-generational focal point for 
the neighborhood, “Convergence Place,” centered on Park and Ride Lot A.  This should 
include:
• Develop a Parking Replacement Plan for the existng Park and Ride Parking. 
• Prepare a Request for Proposals (RFP) for development partners and proponents 

and engage in a joint Public-Private-Partnership (PPP) development project.
• Establish a Phasing and Partner Interaction strategy for partnering developers, 

project funders, and owner(s) and/or operator(s) of the project. 

4. Implement a “Loop” of key public realm improvements that promote placemaking, multi-
modal access to the station, and environmental sustainability, including the extension 
of Paine Avenue through Park and Ride Lot A and a Station Green (and Bike Hub) on the 
surface lot North of 32nd Street, in concert with Metro Everett recommendations.

5. Establish a plan and solicit Requests for Expressions of Interest (RFEOI) for PPP 
development of the Public Works/ Everett Transit Cedar Street Campus, East of tracks.

A example catalyst 
development on a nearby 
site, such as the Depot 
property, can help to set 
this vision in motion.

1

2

3

4

5
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When is action needed?

With ST3 Light Rail arriving in 2036, the timing of recommended activities and decisions 
in the Everett Station area will be critical to achieving goals for Economic Development, 
Affordable Housing, Transportation Access, Climate Action, and Equity.  The schedule at right 
outlines the recommended sequence and interrelationships between actions and actors.  

Actions are color-coded according to the primary entity responsible: Sound Transit (grey); 
City of Everett (black); and public-private-partners, such as Housing Hope (magenta).

Actions are organized according to near-, mid, and long-term timeframes, which correspond 
to the ST3 schedule for planning, final design, and service operations and the planning 
horizons for the City of Everett Comprehensive Plan, the Climate Action Plan, and PSRC 
Vision 2050.  

Development of a catalyst project on the Depot site, or on another nearby property, is 
encouraged to help to set the recommended actions in motion.

Housing Hope Actions
Public-Private-Partner Activities
City of Everett Actions/ Decisions
Sound Transit/ ST3 Activities

TIMELINE LEGEND

timeline
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(THROUGH 2026)
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MID TERM
TO 2036

Implementation Timeline

Develop a Catalyst Project in the Neighborhood

Station Planning and Environ. Review 
Preliminary Engineering, and 
ST3 Capital Projects Realignment

Final Engineering and Design
Grant Applications, and
ROW/ Land Acquisitions

Light Rail System Construction and 
Testing

Light Rail Service Operations

Ongoing community capacity 
building and neighborhood 
development

Parking Lot A Replacement Plan and FTA Application
Partner/ Developer RFP

Parking Lot A Replacement 
and PPP Redevelopment

West Loop Design and Development
• Station Green and Bike Hub
• Paine Avenue Extension

Develop a Freight Master Plan
Update the Bicycle Master Plan

Develop Neighborhood Plans for:
• Public Realm and Placemaking
• Mobility, Station Access, and TDM
• Sustainability
• Neighborhood Business Collaboration
• Governance and Project Funding

East Site Partner/ Developer RFEOI, 
RFP, Planning and Design

Public Works and Everett Transit Cedar Street Campus 
Move Planning, Decision, and Activities

32nd Street Shared Street Development

East Site PPP Development 
(Complete the Loop)

Ongoing infill development

1
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The “Loop”

This study envisions a “Loop” of coordinated public realm improvements that protect and 
support local business and catalyze new programs and development.   As a clear and over-
arching organizational structure (to be defined through further planning and design), the Loop 
can function as a responsive, flexible framework to welcome additional residents and jobs 
to the neighborhood and contribute to delivering on City goals for Economic Development, 
Affordable Housing, Transportation Access, Climate Action, and Equity.

To California 
Street Bike 
Facility 

To downtown

To downtown

“the loop” enhanced public realm 
connections

potential public realm connections

“the loop” proposed public spaces 
and infrastructure improvements
Metro Everett recommended 
pedestrian oriented area

To points South

Future 
Station 
Connector

Pocket Park

Cedar Commons 
and Cross Street

Future 
Station 
Green

Paine Avenue Extension  
Shared Streetspace

Pacific Connector

To the Snohomish Riverfront &
SR2 Trestle Trail

To Interurban
Trail

To Riverfront 
Development

organizational frameworks

32nd St

33rd St

McDougall Ave

Paine Ave Smith Ave

Broadway

Pacific Ave

I-5
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How is the report organized?

The “Convergence: Everett Station Area TOD Study” provides additional detail about each of 
the components outlined in this executive summary.

The study is organized as a graphicly intensive set of letter-sized “spreads” (facing pages 
intended to be read together as a single tabloid sheet).  The narrative follows a four part 
structure, outlined in the Table of Contents.  For the study’s recommended Vision, skip to the 
end, Section 4, Delivery.  For the strategic underpinnings of the plan, see Section 3, Design. 
For the research behind it all, see Section 2, Discovery.  For the project impetus and equity 
principles that have guided the work, start with Section 1, Introduction.

1. Introduction. Background and Process
This section traces the history of Everett Station area planning work, establishes the 
impetus for this project, and offers a series of key questions and principles for equity that 
frame the project and guide recommendations for action. 

2. Discovery.  Research and Analysis
This section summarizes the on-the-ground observation and mapping analyses 
used to establish the key project drivers.  Areas of analysis include the planning and 
urban design context, market and real estate conditions, mobility and transit access 
conditions, and the City of Everett and Sound Transit variables that underpin the work, 
such as Public Works and Everett Transit facility move plans and property locations and 
potential ST3 station locations.

3. Design. Strategic Concepts
Synthesized through a series of focus groups, public meetings, and exploratory scenario 
planning exercises, this section outlines the set of overarching planning and urban 
design principles that will guide project recommendations.

4. Delivery.  Master Plan Concept
This section proposes a vision for the Everett Station Area, drawn from research, 
analysis, public outreach, and testing of development scenarios.  Actionable strategies, 
specific development programs, funding opportunities, and timelines for action are 
provided.

See Recommendations Summary for synopsis of strategies and actions evaluated for 
performance relative to the Equity Principles developed by the project’s Committee on 
Creating a Just and Equitable Community, the ULI TAP report recommendations, and 
select City of Everett plans and policies.

To the Snohomish Riverfront &
SR2 Trestle Trail
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project impetus
the case for a catalyst at everett station
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The Neighborhood

For more than twenty years, Everett Station has been the recipient of significant public 
investments in transit service, civic infrastructure, and planning, intended to help expand 
access to mobility choice, increase ridership, and lay the groundwork for economic 
development near downtown.   Sounder Commuter Rail, Amtrak, Community Transit 
and Everett Transit bus service, the Everett Station Building, the 33rd Street Pedestrian 
Connector, the Pacific Avenue Bridge, land acquisition for convenient Park and Ride 
parking—each of these is a component of this effort.

But today, the surrounding neighborhood remains characterized by low-density land uses, 
limited housing options, few sidewalks, and slow growth.  

Over the next fifteen years, Sound Transit 3 (ST3) will deliver millions of new public dollars 
to the area.  As the terminus of the ST3 Everett Link Extension project, Everett Station 
will receive new light rail facilities and station access improvements to help connect 
the neighborhood to the expanding Link network, and importantly, to the SW Everett 
Manufacturing and Industrial Center and regional jobs centers (Seattle, Bellevue, and Tacoma) 
that comprise the Puget Sound economic cluster.  

If the past offers any guidance for the future, it is that it is difficult to affect economic 
development with public infrastructure alone.   Private and nonprofit sector partners 
are needed, not only to demonstrate “proof of concept” in the market, but also to do 
so reasonably quickly.  With ST3 arriving in 2036 and the abundance of publicly-owned 
under-utilized property in the district, now is the time to build the public-private-nonprofit 
partnerships that can help speed the transition to a transit and opportunity rich, people-
oriented neighborhood.  Now is the time for a catalyst development project.

A catalyst development can...

Protect and Stabilize Local Business
Nearly half of the neighborhood’s existing land base is used for commercial, manufacturing, 
or light industrial business—a sector that has provided relatively stable family wage jobs 
throughout market cycles.1  Annual earnings from industrial lands jobs average roughly 140% 
of the average Puget Sound area wage and over 220% of retail trade jobs.2  As the Everett 
Station Area grows more diverse and more dense under the new Metro Everett development 
code, new residents will expand the employee base; new jobs in support services such as 
childcare and education will nurture the local business workforce and their families, and 
new clusters of synergistic companies may arise to grow local business market sectors and 
improve resilience through market cycles.  Each can be a foundational component of a stable 
and equitable future.  

1 ESDA, Everett Station Neighborhood Future Concepts 2020.
2 PSRC, “Industrial Lands Analysis for the Central Puget Sound Region,” March 2015.

The Case for a Catalyst
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“This area should not be allowed to become merely a parking lot for transit users. 
Economic development activities benefiting from proximity to the station are 
encouraged in the station area.”
       City of Everett Comprehensive Plan, Economic Development Element 
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Accelerate Economic Development  
New development can augment existing commercial activity by delivering program spaces 
tailored to contemporary employer and employee needs, future-proofed with adaptable floor 
plans, building infrastructure, and wrap-around support services.  At Everett Station, five key 
components could promote and strengthen an employment-friendly district: 

Early Childhood Education.  “Simply put, before parents can return to a workplace, they 
need reliable, affordable care for their children.”3  Where childcare can be located close 
to work and home—and mass transit—parents’ and employers alike have additional 
flexibility to grow careers and companies in a way that works for all. 

Flexible and Affordable Business Spaces. New and emerging businesses benefit from 
access to clusters of synergistic companies and streams of information.  Providing 
low-cost, adaptable work spaces, ‘landing pads’ for self-employed workers and 
entrepreneurs, training programs, spaces for networking, and wrap-around support 
services can help to encourage these clusters to develop and can help grow the local 
economy from the ground up. 

District-wide Improvement Services.  Delivering coordinated and well-managed 
community safety, economic support, and neighborhood improvement services is 
critical to attracting and retaining commercial activity.

Community-Oriented Common Spaces.  In any high density jobs-rich environment, 
high-quality public spaces are critical for gathering, breaks from the workday, and 
connecting with customers, clients, and partners.

Commuter Facilities.  Providing end-of-trip facilities for bike and transit commuters will 
help to welcome new and diversified businesses to the District.

Enable Housing Choice
Access to high-quality, reliable, affordable housing is an important factor in household health 
and upward mobility.  With an existing residential density less of than 0.5 units per gross 
acre, the Everett Station area represents a void at the heart of the city.  The Metro Everett 
Subarea Plan puts it more succinctly:  “There is nowhere in Metro Everett where someone 
working a full-time minimum wage job could afford an unsubsidized apartment unless 
they were to share with others.”4  New housing supply that provides a mix of unit types and 
affordability levels—from low-income to workforce and market rate housing—is a critical 
factor in lowering housing costs for Everett’s hard working families.  Everett Station can help 
to deliver on the Everett Comprehensive Plan’s policy to “promote high density housing 
in the downtown, areas around the downtown, and in commercially zoned areas, in transit 
station areas and transit corridors, to enable people to live near employment and commercial 
services.”5

3 Federal Reserve Bank of San Francisco
4 City of Everett, “Metro Subarea Plan”
5 City of Everett, “Comprehensive Plan,” Housing Element, Policy 4.4.2
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source: HopeWorks Station II, Everett source: OBS Montessori School, Utrecht

source: Sandridge Commons, 
Oklahoma City

source: Spring District Cycle Pavilion, 
Bellevue. Northwest Studio.

source: Habitat for Horticulture 
at SF MOMA

source: Framework, Portland

childcare and mobility infrastructure

green building

housing choices

business spaces

public spaces community bike and 
commuter facitilies

Example catalytic development programs for the Everett Station Neighborhood



project impetus20

Achieve Climate Action Goals
Transportation emissions account for almost half of Everett’s total GHG emissions (361 
KT CO2e) and stem mainly from passenger vehicles, but they also include municipal fleet 
trips and public transit.6  Increasing land use density and diversity around low-carbon 
transportation choices is one of the most potent methods to reduce the City’s GHG 
emissions profile.  It will almost certainly need to be a key component of meeting Climate 
Action Targets, which have initial benchmarks coming due in 9 years (as of this writing), 6 
years ahead of when Link Light Rail is anticipated to arrive:
 

Communitywide Target. Reduce Everett community GHG emissions 50% by 2030 
(50x30) and 80% by 2050 (80x50), compared to the 2014 baseline. 

Municipal Operations Target. Reduce municipal GHG emissions 50% by 2030 (50x30) 
and achieve carbon neutrality by 2050.

Expand Transportation Access
Park and ride surface parking next to a bus/rail station is an outdated method of increasing 
transit ridership.  It induces single occupant and carpool vehicle traffic coincident with transit 
headways, which can contribute to congestion (impeding bus transit and freight traffic) and 
greenhouse gas emissions (counteracting the benefit of low-carbon transit service).  It also 
reinforces the notion that the station is not a destination in its own right, but rather a waypoint 
through which daily commuters pass.  In the Everett Station neighborhood, near the heart of 
the city, the parking-oriented environment is organized to encourage people to leave and go 
somewhere else.

Leverage Real Estate Value to Create Civic Value  
The capacity and potential development density of publicly owned land within 1/2 mile 
of Everett Station is among the highest in the city.  Several close in private properties 
also possess significant development potential. Together the combination presents a 
prime opportunity to spur progress towards key City policy goals, including economic 
development, housing affordability, access to healthy food options, fostering equity, and 
climate action.  

Everett Station represents a convergence of opportunity 
for moving towards a more equitable and accessible city.  A 
catalyst development can jump start the process.  

6 City of Everett, “Climate Action Plan”
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source: SLU Arbor Blocks, Seattle

The Arbor Blocks in Seattle’s South Lake Union neighborhood (a light industrial hub and tech-oriented jobs center).
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introduction

Everett Station Area, 1990
Source: Google Earth
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Project Background

Honing a Vision

Everett Station has served as a key node in the Puget Sound transportation network 
since the arrival of the Seattle and Montana Railroad and the Great Northern Railway in 
1893—a critical locus for commercial, industrial, and manufacturing businesses close to the 
downtown core.

Nearly a century later, in 1996, regional voters approved funding to bring new, rapid, multi-
modal transit service to the station area, consolidating scattered facilities for Amtrak, 
Greyhound, and local bus, and establishing a northern terminus for the Everett-Seattle-
Tacoma transit corridor, including Sounder commuter rail and Sound Transit Express buses.  
In 2002, the Everett Station building and transit complex opened to hopes that this new 
mobility hub would help to catalyze neighborhood revitalization.

Two decades of planning, urban policy development, and regulatory change have followed, 
with the objective of incentivizing development and improving access to opportunity for local 
residents and business.  

• In 2008, Everett Station was studied by the University of Washington as the preferred 
site for its “North Sound Campus,” situated on over 20 acres of City of Everett controlled 
properties.  The proposal was shelved due to mixed local support and lack of consensus 
within the Washington State Higher Education Coordinating Board.   

• In 2016, the Everett Station District Alliance (facilitated by Forterra) convened nearly 100 
elected city, county, and public agency leaders to discuss a vision for the redevelopment 
of the surrounding neighborhood.  The goal was to respond to the Snohomish County 
Comprehensive Plan’s call for the City of Everett to accommodate up to 60,000 new 
residents in the next 25 years by exploring the potential of the Everett Station area to 
become home to as many as 4,500 new homes and 1,000 new jobs. 

• On the heals of this exercise, through two years of public engagement, in 2018 the 
City of Everett adopted the Metro Everett subarea plan, which included the Everett 
Station Area as a component, adopting new regulations and policies to support further 
investments in transportation, housing, historic resource protections, urban design 
improvements, economic development, and parks and open spaces.  The plan was 
further amended in January of 2020.

The 2021 “Convergence: Everett Station Area TOD Study” builds on these efforts to identify 
key strategies for implementing catalytic development in the Everett Station area, with the 
objective of realizing aspects of the vision conceived nearly two decades prior. 
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(Re)Framing a Shared Future

Often urban planning and design processes begin with the assumption that the immediate 
existing physical, ecological, socioeconomic context is the point from which the exploration 
of new possibilities should begin.  But, this approach can overlook the fact that contemporary 
urbanism is relatively recent in the context of our shared global histories; it can represent a 
fairly narrow band of perspectives and understandings; and it requires critical connections to 
larger (and less immediately visible) systems if it is to function well for all.  

Three brief examples illustrate the breadth of foundational questions that can arise from 
rethinking the typical planning frame of reference:  

In the Pacific Northwest, the notions of capitalism and urbanization that northern 
European settlers introduced in the mid-1800s required only 50 years to nearly fully 
supplant thousands of years of prior indigenous trading practice, land use, and cultural 
tradition.

How can indigenous histories be woven into the fabric of future public spaces at 
Everett Station?

 
In many North American cities, a general homogeneity among many neighborhood 
populations can focus planning discourse around what is current, readily understood, or 
commonly known among the group.  This is especially true in emerging neighborhoods, 
where the number of residents may be very small at the outset, with the bulk of growth 
and perspectives yet to come.  

At Everett Station, how can a diversity of needs for a future constituency be explored 
and accommodated through new building programs?

Looking at potentialities from an environmental perspective, it is easy to forget that 
the watersheds and biomes on which all life depends do not necessarily recognize 
geopolitical borders.  

How can Everett Station leverage connections to larger scale systems, working with 
(and through) political or regulatory constructs to restore native ecologies?   

Today, over 7 million people live within the Salish Sea Bioregion, which includes two national 
governments; dozens of sovereign indigenous nations and peoples; and the contemporary 
cities of southwestern British Columbia and Washington’s Puget Sound.

This planning process seeks to acknowledge and incorporate the many physical, ecological, 
and sociocultural braids that connect Everett Station to its past, its context, and, thus, to a 
shared future.  

We are planning for a convergence. 

Salish Sea Bioregion
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Taking this foundational (re)framing as a starting point for the planning effort, the Everett 
Station District Alliance and Housing Hope convened a Committee to Create a Just and 
Equitable Community to draft a land acknowledgment and statement on racial injustice.  The 
Committee also set eight Equity Principles to guide the work and assist in evaluating planning 
scenarios and recommendations.  

Land Acknowledgement 

We acknowledge that our conversations reside over occupied Coast Salish land, particularly 
the Stillaguamish, Tulalip, and affiliated tribes and peoples. We acknowledge and respect 
tribal sovereignty, recognizing the time-honored relationship between tribal and indigenous 
people to their traditional lands.  We decry the forced removal and displacement of tribal 
communities and their families from their ancestral lands by colonizers. We seek to learn 
more about the history of these traditional lands, where tribal and indigenous people sustain 
their relationship to the land, indigenous languages, and ceremonies. We are committed to 
listening, learning, and lifting indigenous voices.  We honor the Stillaguamish, Tulalip, and 
affiliated tribes and peoples for their strength in preserving their native language and their 
resiliency in enduring past hardships while educating non-tribal communities in ways of 
reconciliation toward peace.

Statement on Racial Injustice

We take a stand against the institutional, interpersonal, and structural racism that afflicts our 
country. America’s history of racial injustice began with the occupation and theft of native 
lands and successive efforts to eliminate native culture and ways of life, and the enslavement 
and continued chattel slavery of indigenous people, African Americans, and others.  The 
injustices continued with the expulsion of Chinese immigrants and the internment of 
Japanese Americans, the deportation of Hispanic Americans, intimidation and violence, 
targeted law enforcement practices against people of color, voter disenfranchisement, 
Islamophobia and religious intolerance, ethnic and racial covenants, redlining, restrictive 
zoning, segregation in affordable housing, predatory lending, neighborhood clearances for 
highway expansion to suburbs, and underinvestment in affordable public transportation.  
These injustices and many others, in concert over many generations, led to historic traumas 
and extreme health, wealth, and social hierarchy inequities between White and Black, 
Indigenous, and other People of Color communities.  Equity and inclusion are at the forefront 
of our principles to counter the racist acts and impacts of the past and to build a just and 
equitable community now and in the future. 

Equity and Inclusion



05.07.2021 29convergence everett station area tod study

Equity Principles

Center Community
Actively engage the local community in decision-making, planning, and  policy-making to ensure those 
who have been historically marginalized, including people with disabilities, indigenous populations, and 

communities of color, etc. are central to decision-making

Design for All
Following principles of Universal Design, design engagement processes and the built  environment for 

people of all ages, abilities, and languages so that they may fully participate in the community and safely 
and easily access jobs, shopping, and services. 

Create Equitable Housing Abundance and Affordability 
Proactively build enough housing for people of all incomes to meet the region’s and City’s needs, with 

prioritization of building housing near light rail. Prevent discrimination in housing opportunities, especially 
for people of color, immigrants, and households with low income. Provide a range of unit sizes and of rental 

and ownership opportunities and to support families and generational wealth creation. 

Provide Affordable, Equitable, and Convenient Transportation Options 
Ensure all households have access to  conveniently and safely walk, bike, and ride transit from their homes 

to destinations of work, school, shops, and other services.  

Support a Just and Equitable Economy
Support the building of generational wealth for those who have been the  most economically 

disadvantaged by providing career pathways through education and training, supporting existing and 
incubating new minority-owned businesses, and supporting new community-based business models.

Cultivate Safe and Healthy Environments
Create or renovate accessible open spaces and  recreational facilities, such as schools, parks, healthcare, 

libraries, and fresh food opportunities, to promote community health. 

Promote Environmental Justice 
Address environmental health disparities for underserved communities by creating sustainable 

development and attaining resources to alleviate environmental health risks.  

Preserve, Sustain, and Utilize Local Assets
Support arts and cultural programs to address the needs of  diverse populations that can strengthen and 
preserve existing cultural landscapes. Acknowledging indigenous voices and recognizing the history of 

this land and how it ties into the lives of the people past and present are crucial in doing so.  
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Project Description

With a focus on two City-owned sites within the Everett 
Station Area, this study explores the potential for physical 
development to advance City goals for Economic 
Development, Affordable Housing, Transportation Access, 
Climate Action, and Equity.
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Key Project Elements

Mixed Use
What is the capacity and the optimal scale for a development project at these locations in terms of residential, commercial, 

office and community facility uses?

Mixed-Income Housing
How might market-rate and subsidized housing options best be incorporated into the development? What are the 2020 

residential market conditions for diverse housing models (market and affordable housing, and rental and ownership) at this 
location?

Community Facilities
How might community facilities benefitting the onsite residential, retail, office occupants as well as commuters and the 

broader community be best incorporated?  How might a Child Care facility be incorporated into the plan?

Green Design and Construction
How might a neighborhood clean energy, stormwater management, urban agriculture, and other sustainability practices 
be incorporated into the plan? How might Cross Laminated Timber enhance the financial viability of tall buildings in the 

neighborhood?

Site Ownership and Phasing
How might an optimal ownership structure be created and what are the considerations for phasing a development, 

considering current market conditions and developer considerations?

Transportation Demand Management
What is the optimum parking model and plan for residents, customers and tenants of a development where driving is to be 

discouraged and transit ridership promoted?

Neighborhood Hub
How might a “Town Square” concept, including full use of the 32nd Street right-of-way as a pedestrian only plaza, be 

incorporated into the plan?

Connections
How might the sites best be “connected” by walking, biking, and transit infrastructure to both the Multimodal Transit Center 

and downtown Everett?

Financing
What creative financing opportunities are or could be available toward funding for a catalyst project?

Rights-of-way
How might the existing public right-of-way support the broader vision and as a financial incentive to develop the sites.
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Process Overview

The Convergence Study was undertaken over the course of a seven month period from 
September 2020 through April 2021.  The process followed an evidence-based, iterative 
planning model, beginning with a “Discovery” period of research and analysis to identify key 
planning parameters, benchmarks, and methods to measure plan performance; followed 
by a “Design” period, during which a range of potential planning scenarios were developed 
and tested against the metrics identified during Discovery, and concluding with a “Delivery” 
period, where a singular scenario was elevated based on evaluation against prior-identified 
benchmarks - this scenario was further refined and developed to include strategic 
recommendations for action and implementation.. 

Project Oversight

Three governing committees oversaw and directed project processes: 

Project Steering Committee
Comprised of City of Everett, Housing Hope, and Everett Station District Alliance 
representatives, this committee reviewed project progress and provided strategic 
direction regarding processes and deliverables.

Committee to Create a Just and Equitable Community 
Using prior City of Everett and Everett Station District Alliance planning efforts as a 
framework, this committee focused on how to build a just and equitable community from 
the ground up with a commitment to listening, learning, and lifting a diversity of voices. 

Committee on Community Leadership
Consisting primarily of public sector decision-makers, this committee received regular 
briefings on the progress of the project and assisted in identifying potential barriers and 
resource opportunities.

Project Process and Oversight / Outreach and Engagement
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Outreach and Engagement

A series of neighborhood engagement meetings and surveys have informed planning:

Open House

Open House No. 1
A link to the project open house can be found here: 

Open House No. 2
A link to the project open house can be found here:

Open House No. 3
A link to the project open house can be found here:

Community Engagement

More than 200 individuals participated in community engagement events and activities 
for the Convergence Study, including more than 100 people who attended focus groups, 
committees, and listening sessions.  The following chart shows the breakdown of those 100 
people and who they primarily represented, although some individuals may meet multiple 
categories.

Advocate

Housing

Consultant

ESDA/HH

Other Resident

Prop. Owner

Public
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Focus Groups

Eight Focus Groups comprised of subject matter experts, local stakeholders, and public 
agency representatives informed the exploration and response to Key Project Elements.  
Each group met once for an hour and a half.  A description of each group and it’s charge is 
below:

Affordable Development 
Assist in exploring funding strategies for mixed-income housing types on the catalyst 
sites.

Market Rate Development
Consider strategies for attracting near-term and long-term development to the 
neighborhood, with a particular focus on the City of Everett Park & Ride Lot A (West 
of the tracks) and the Everett Public Works properties along Cedar Street (East of the 
tracks).

Materials and Energy
Assist in identifying funding strategies for potential energy efficiency, solar energy, and 
mass timber elements to the project and concepts for creating a new solar installation 
workforce development program at HopeWorks.

Stormwater Management
Assist in exploring strategies for integrating urban design, placemaking, and civil 
stormwater infrastructure.

Transit Planning
Inform recommendations for improving the mobility network and transit access 
throughout the neighborhood and making strategic connections to the catalyst sites.

Transportation Demand Management
Explore opportunities to reduce reliance on single-occupant vehicles and increase the 
mode-split within the Station Area.

Public Realm Placemaking
Inform strategies for activating public spaces in the Station Area and within the catalytic 
sites.

Manufacturing and Industrial Business
Outline potential strategies to support local businesses, property owners, and context-
appropriate development throughout the broader neighborhood.
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Although the discussion topic for each Focus Group varied, sessions began with the same 
introductory question to the participants:  

“Tell us one positive and one negative word that you associate with the Everett Station area.”  

Across the range of subject matter experts, the responses were remarkably similar and can 
be summarized by the statement:.

Everett Station is a neighborhood in tension.

It possesses tremendous future potential, yet lacks 
present opportunity.   

It can appear empty, fragile, and disjointed, but it is full of 
thriving industrial businesses and an untapped capacity 
to connect new residents to transit.  

There is a fear of change and, at the same time, a marked 
discontentment with the present inertia.  

WORD CLOUD OF FOCUS GROUP RESPONSES
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discovery
research and analysis

Everett Station Area, Pre-Development



discovery
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key project drivers
planning and urban design context
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Environmental NetworkSchools and Open Spaces

Everett Station is not near usable public 
open spaces.  It lacks a school.

Everett Station’s environmental context is 
largely a constructed one.  It lacks green 
spaces.

city of everett parks
wetlands
watercourses

Legend
city of everett parks
schools

Legend

Everett StationEverett Station
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Everett Station’s future is tethered to the 
downtown core.  It is far from designated  
manufacturing and industrial centers.

Everett Station is a locus of publicly owned 
properties near downtown.  

Industrial Lands

Everett Station’s commercial development pattern reflects the 
city’s early roots - tied to the railroad.  Today, these close in urban 
areas have largely been designated by the PSRC as population 
Growth Centers, slated for a mix of commercial and residential 
activity.  Focal points for regional manufacturing and industrial jobs 
growth and investments, such as the Southwest Everett / Paine 
Field Manufacturing and Industrial Center and the Everett Point 
Industrial Center (EPIC), have been located outside the downtown 
core.

The PSRC 2015 Industrial Lands Analysis estimates that the 
industrial land base within Southwest Everett and North-Central 
Everett subareas have adequate capacity to accommodate growth 
through 2040. In addition, in 2019 PSRC designated the 4,019-
acre Cascade Industrial Center in the Arlington and Marysville as 
one of the region’s 10 designated major manufacturing industrial 
centers.

PSRC designated 
Manufacturing and 
Industrial Center (MIC): 
Southwest Everett / 
Paine Field

Metro Everett

Publicly Owned Properties

Everett Station is part of a constellation of publicly owned 
properties throughout the City, but it is one of the few large land 
holdings close to downtown, where transit, government services, 
jobs, entertainment, and an emerging set of housing options are 
within walking distance.

city of everett property
port of everett property
bnsf property
snohomish county property
other public property

Legend

Everett Station

Everett Point Industrial 
Center Site

Everett Station
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Transit and Rail Infrastructure

Today, the city-wide transit network includes Everett Transit, 
Community Transit, and Sounder Commuter Rail.  In the future, it 
will include ST3 service with up to four stops in the City of Everett.

Everett Station is a key connection point within that  system.

Betweenness Centrality - Citywide

Betweenness Centrality quantifies the probability that a street 
segment falls on a randomly selected shortest path linking any pair 
of segments in the street network. 

It measures how likely a street segment is to be passed through on 
all shortest routes from all spaces to all other spaces in the entire 
system or within a predetermined distance (radius) from each 
segment. 

Everett Station is far from the Citywide centerpoint of network 
connectivity, which means that the neighborhood may be 
less likely to experience cut-through traffic.  As focus group 
participants have indicated,  it resides in a “pocket” of the City 
close to downtown, where local connections and connections to 
the larger regional highway network are paramount.

community transit route
community transit stop
sounder
future ST3 station
provisional future ST3 station

Legend

Everett Station is at the center of the city, 
but far away from the most connected 
segments in the citywide street network.

Everett Station is a hub within the city-wide 
and county-wide transit network.

Everett StationEverett Station
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Network Integration

Integration is the accumulation of spatial depth in the city-wide 
roadway network.  It measures the degree of angle change 
from one segment to another, the distance between junctions 
(street intersections), and the number of steps (angle changes) 
along the length of a segment.  These measures provide a good 
approximation of the perceived of ease through which the network 
can be navigated and understood.

In the City of Everett, it is no accident that Evergreen Way, 
Broadway, 529, 526, and the Madison-Glenwood corridor are the 
primary routes organizing the network. 

source: city of everett gis; space syntax depthmap

Betweenness Centrality - 2 mile Radius 

When the radius for analysis is reduced to 2 miles, the distance 
that non-motorized transportation (cycling, e-cycles, scooters, 
and walking) becomes viable, Everett Station represents a clear 
gap in a local mobility network that is otherwise reasonably well 
connected.

At a district scale, Everett Station 
is disconnected from surrounding 
neighborhoods.

Everett Station creates a gap in the 
citywide street network.

most connections

fewest connections

Legend

Everett Station Everett Station
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Predevelopment Conditions

The Everett Station area is located on 
the Port Gardner Peninsula on former 
Pacific Coastal Forest land, inhabited for 
approximately 2,000 years by three federally 
recognized tribes (the Sauk-Suiattle Tribe, 
the Stillaguamish Tribe, and the Tulalip Tribes) 
and the Snohomish people, who are still 
seeking federal recognition.  In 1873, the 
Point Elliott Treaty appropriated the area 
for the Washington Territorial government 
and confined indigenous populations to the 
Tulalip Confederation of Tribes Reservation, 
located west of present day Marysville.  
Twenty years later, in 1893, the City of 
Everett was incorporated on nearly 500 
acres by the Everett Land Company, public 
streets were platted, blocks subdivided, and 
lots were sold to settlers. 

Swalwells Landing, at the intersection of Pacific Ave and the 
Snohomish River, Everett, 1891. (Credit: UW Archives)

William Weahlub of the Tulalip tribe, smoking salmon and roe, 1906 
(Credit: UW Archives)

1

EVERETT STATION AREA - REPRESENTATIVE PREDEVELOPMENT CONDITIONS
SCALE: 1” = 400’
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The catalyst sites represent approximately 15 acres of land area, which, in a fully forested 
condition, has a carbon content of 230 metric tons per acre, or 3,450 metric tons of C02e.  
This carbon was released into the atmosphere when the area was developed.  

1

EVERETT STATION AREA - REPRESENTATIVE PREDEVELOPMENT CONDITIONS
SCALE: 1” = 400’
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Existing Conditions

Today, the Everett Station Area consists 
of a mix of commercial, light industrial, and 
manufacturing businesses, together with a 
small (but growing) number of housing units, 
hotels, and community-oriented services.  

The Everett Station complex (7-14) occupies 
the center of the station area, providing 
regional rail service to the Amtrak Cascades 
and Empire Builder routes and to the 
Sounder commuter rail’s North Line (since 
2003).  

Bus transit stations occupy land to the south 
of the station building (8), offering access to 
Everett Transit (10), Sound Transit Express, 
and Community Transit (13) routes, including 
the Swift Blue Line (since 2009)

As the northern terminus for commuter rail 
and a hub for regional rapid bus service, the 
Everett Station also functions as a park and 
ride for many Snohomish County residents.  
Three primary surface lots (9, 11, 14) provide 
1,067 short-term parking spaces, including 
spaces for Everett Station employees (7).
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Snohomish County Government Campus

LEGEND

Everett Transit Bus Bays

Depot Building

Hopeworks Station II

Everett Transit 

Everett Station Park and Ride (B Lot)

Kinect Apartments

Snohomish County PUD

Delta Hotels by Marriott

Riverside Development

Pedestrian Bridge

United Way

YWCA

City of Everett Public Works

Everett Station Park and Ride (A Lot)

Everett Transit Bus Bays

Sound Transit Parking Lot

Everett Station Building

Everett Steel

Everett Station Employee Parking (Permit Only)

Pacific Ave Viaduct (elevated rail and road crossing) 

Kaiser Permanente

Lowes

Angel of the Winds Arena

EVERETT STATION AREA - EXISTING CONDITIONS
SCALE: 1” = 400’

Since 2002, the Everett Station complex has provided free parking for over 1,067 cars, 
each of which emits on average 4.6 metric tons of carbon annually, equating to 4,908 tons 
of CO2e per year.



0’ 400’ 800’ 0’ 400’ 800’

discovery planning and urban design context48

Physical Conditions

Figure Ground

The development pattern at Everett Station is characterized by 
large format warehouse structures separated by surface parking 
and materials storage areas.  A select number of buildings form a 
discernible street-edge, particularly along McDougall and Hill.

Sidewalks

The area has limited sidewalk infrastructure, due in part to the 
proclivity of head-in parking and loading docks along street fronts . 
East/West pedestrian connections occur at approximately 1/4 mile 
intervals.

Everett Station is near the center of the 
city, but its own center is largely empty.

The pedestrian network at Everett Station 
is limited and disjointed.
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Parking and Vehicle Storage

Vacant land, commercial business parking and materials storage, 
and park and ride facilities dominate the landscape

Topography

The Everett Station area resides approximately 60’-70’ above sea 
level, with surface drainage flowing to the Southeast.
While the catalyst sites are relatively flat, the grade rises to the 
West to meet Broadway and to the East to meet the raised I-5.  The 
visual effect is that of being in a gently sloping basin. 

The western portion of the study area (west of the train tracks) 
slopes from west to east and has an approximate four-foot grade 
change across, from elevation 64 to elevation 60. East of the train 
tracks the study area slopes from the northwest corner, elevation 
62, to the southwest corner, elevation 44. 

Everett Station resides in a gently sloping 
basin between the freeway and the Port 
Gardner hills.

Asphalt and concrete dominate the 
landscape.

I-5Broadway

SECTION
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Regulatory Conditions

Building Heights

Zoned building heights on the Catalyst Sites range from 7 to 11 
stories, which exceeds the maximum allowed heights for typical 
wood over concrete construction (Type VA or Type IIIA over 
Type IA), which is 5-8 stories or 70-85’.  Achieving the maximum 
permitted heights would require highrise construction out of steel 
or concrete (Type I or II), or heavy timber (Type IV).

Zoning

Existing zoning on the catalyst sites is split between Urban Mixed 
(UM) and Urban Light Industrial (ULI).

UM

ULI WCULI

7-11

5

5

12-25

5

5-8

35’

The Metro Everett rezone enables 
buildings up to 25 stories in height.

The Metro Everett rezone allows residential 
use throughout the station area and limits 
manufacturing use at the ground floor.
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Street Designations

The Metro Everett Plan zoning applies site-specific development 
standards based on the typological designation of the street onto 
which a project fronts.

TOD
Pedestrian
Pedestrian Connector
Residential Mixed Use Corridor

Public Land Ownership

Of the 125 acres within a quarter mile of Everett Station building, a 
significant amount of land is owned by public entities.

Future street types are focused on 
encouraging an active, pedestrian-
oriented environment.

Public lands near the station represent a 
tremendous opportunity to translate real 
estate value into civic value.



Snohomish County Assessor GIS, City of Everett Public Works
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Civil Infrastructure Conditions

Water Distribution
 
The western portion of the study area (west of the train tracks) 
has 8-inch ductile water mains in each of the surrounding streets. 
The eastern portion of the study area (east of the train tracks) has 
6-inch cast iron water mains in the north/south streets and a 12-
inch ductile iron water main in Pacific Ave.  Several 36- and 48-inch 
steel transmission mains are also located in streets around the 
project area. 

Storm Drainage 

The study area is in a combined sewer drainage area, except for 
the northeast corner of the eastern portion of the study area, 
which drains to the Riverfront Drainage Basin. 

The majority of the western portion of the study area (west of 
the train tracks) drains to the sanitary sewer via a combination of 
12- to 18-inch storm drains in the public right of way and a private 
storm drain system outside of the right of way. The private storm 
drain system passes through a detention vault located beneath 
the Lot B Park & Ride and connects to the 36-inch sanitary sewer 
in Smith Ave. 

Some areas in the eastern portion of the study area drain to a 
combined sewer, while others tie into dedicated storm mains; the 
dedicated storm main enters WSDOT storm drain system at the I-5 
boundary and drains east to the Snohomish River. 

The sites are well-served by the municipal 
water distribution system.

The combined sewer system means that 
reductions in stormwater discharge can 
lessen the load on City treatment facilities. 

Snohomish County Assessor GIS, City of Everett Public Works



Snohomish County Assessor GIS, City of Everett Public Works
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Existing Overhead Electrical Distribution 
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Attachment 2 - Maps of Existing Public Infrastructure Page 7

NOTE: OVERHEAD ELECITRCAL DISTRIBUTION BASED ON VISUAL
OBSERVATOIN OF GOOGLE STREET VIEW. LOCATIONS OF ALL POLES ARE
APPROXIMATE AND OVERHEAD DISTRIBUTION SHOULD BE FIELD VERIFIED
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Overhead Electrical Distribution 

The study area contains a variety of overhead electrical 
distribution including what appears to be a transmission line 
running north/south along McDougall Ave. See “Overhead 
Electrical Distribution” on the following pages a map of existing 
overhead distribution based on review of Google Streetview 
imagery.

Sanitary Sewer 

Existing 12- to 48-inch sanitary sewer mains, constructed of a 
variety of materials (i.e. PVC pipe, concrete pipe, clay tile, brick, etc) 
are located in several adjacent streets. 

Large capacity sanitary sewer 
infrastructure offers an opportunity to 
mine waste heat.

Undergrounding overhead power can 
eliminate clearance setbacks that limit 
development capacity.

SEWER MAP
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key project drivers
market and real estate conditions
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Metro Everett Market Area
Everett has become one of the most high-demand multifamily submarkets in Puget Sound 
in the past decade due to high demand from local renters in the aerospace industry and 
commuters who work in Seattle. It is an attractive submarket with the following advantages: 

Everett is home to Boeing, the world’s largest aerospace company, which employs over 
30,000 in Everett, and attracts many suppliers locate in this submarket. Despite Boeing’s 
plan to consolidate 787 production in North Carolina starting in 2021 and the impact 
of the COVID pandemic to manufacturing, together, these companies create a strong 
employment center and is likely to continue being the backbone of the local economy. 

Everett benefits from convenient transportation connections, including easy access 
to I-5, Sounder’s regional Commuter Train as well as regional commuter buses, and 
increasing commercial flights at the Paine Field airport. 

The unique topography in Everett offers residents and employees many opportunities 
to enjoy the view of the Possession Sound on the west and the Cascades mountains on 
the east, which preserves and increases real estate asset value. 

The market area in this study generally stretches from the waterfront on the west end to 
Everett Station on the east end, centered along Hewitt Avenue, and covers the southern 
portion of Bayside and Riverside, and the northern portion of Port Gardner. The market area is 
depicted at right.
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Metro Everett Development Pipeline
The Metro Everett  market area has seen most activities in apartment developments in recent 
deliveries and pipeline projects among all asset classes.

Rental Apartments 
Since 2010, six mid-rise apartments with a total of 819 units were built. Three sizable 
apartments, with a total of 708 units are in the development pipeline, targeted to be 
delivered in 2021 and 2022. 

For-Sale Housing 
For-sale housing market in this area and broader Everett is very competitive, with rapidly 
increasing home sale prices and low inventory. In the past five years in this area, only two 
new single-family homes (SFH) and two townhomes (TH) were built, and no SFH, TH or 
condo is in the pipeline. Existing townhomes are limited, but condominium is a popular 
product in this market area, though most condo buildings are older. There seems to 
be no immediate demand for condos near the Station area. However, as demand for 
homeownership increases and single-family and townhome become less affordable, 
condos are likely to become good alternatives for more home buyers, especially if they 
are sited on high elevation with protected mountain views. 

Office
No office building was built in downtown Everett since 2010. The most recent office 
delivery were the 5,000 sf built-to-suit office for the Puget Sound Kidney Center. Outside 
but close to the market area, the Port of Everett is currently looking for developers to 
build properties at the Waterfront Place redevelopment, which could add more than 
500,000 sf of office space over the next several years. This could significantly change 
the office landscape in downtown Everett

Over the past 12 years, the Metro Everett market area has delivered an average of 127 
residential units per year.  To meet PSRC VISION 2050 Residential Growth Targets, the City as 
a whole will have to add over ten times this amount annually—an average of 1,278 new units 
per year—for the next 28 years.1  

VISION 2050 recommends directing 65% of that growth, or 23,271 units, to areas within 1/2 
mile of high capacity transit corridors.2  As one of three future Link stations in the city, and a 
key multi-modal transit hub, the Everett Station area could be responsible for delivering 1/3 of 
this amount, or 7,757 units—277 units each year for 28 years. 

1 Growth capacities in housing units are based on 2015-2019 City of Everett house-
hold size as determined by www.census.gov.  As household size decreases over 
time, the number of units required to accommodate household growth will increase, 
potentially in excess of those listed at right.

2 PSRC Vision 2050 MPP-RGS 8 measures percentage allocations for growth to 
high capacity transit station areas on a region-wide basis.  To offset lower density 
jurisdictions, Everett may elect to direct a higher percentage of housing growth to 
its station areas, which would increase the Everett Station target listed at right.
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A straight line projection suggests that the market is 
capable of delivering +/- 3,500 new units by 2050.  To reach 
the PSRC mid-century target, Everett Station would need to 
catalyze an additional +/- 4,200 units.
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Hidden Capacity at Everett Station
The Metro Everett Plan rezoned the Everett Station Area from Commercial 2 (C-2) to Urban 
Mixed (UM) and Urban LIght Industrial (ULI), enabling a mix of residential, commercial, and 
industrial uses up to 25 stories in height.  This creates a “hidden” opportunity to translate real 
estate value into civic value.
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EVERETT STATION AREA DEVELOPMENT CAPACITY
SCALE: NTS

+/- 2.16m gsf
Everett Public Works / 

Everett Transit Properties 
(7-11 Stories)

+/- 3.80m gsf
Lowes Property 
(12-25 stories)

+/- 0.36m gsf
Everett Transit Parking Lot A

(7-11 Stories)
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key project drivers
mobility and transit access conditions
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This section summarizes the existing conditions around the overall network, including transit, 
walking, biking, and parking. It also outlines site challenges, opportunities, key findings, and 
recommends transportation guiding principles. 

local streets
arterials and highstreets
state highways and interstate freeways

Legend

source: city of everett gis

Introduction
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EVERETT STATION

ROADWAY NETWORK - CITYWIDE
NTS

Everett Station is adjacent to significant local and regional roadway infrastructure.

Figure 1
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Walking Audit Observations

The project team conducted a site walking audit took place on October 1, 2020 and the 
following are snapshots of the observations that were made.

The District offers dense transit connections and major transit station investments. Transit 
infrastructure tends to be located close to but not integrated with future development 
opportunities. 
 

Off-street surface parking lots are the most prominent land use in the District—often empty 
for 12-14 hours every weekday. 

The District offers various parking and loading configurations that provide a physical buffer 
between street activity and people walking on the sidewalk.

On-street parking is abundant and free on nearly every street in the District.

Introduction
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The Pacific Avenue overpass creates an isolated and unwelcoming environment for people 
walking between Everett Station and Downtown Everett.

The at-grade railroad tracks are a gateway of regional transit mobility, but also act as a barrier 
between the east and west portions of the Everett Station District.

Walking conditions can be uncomfortable along high traffic streets like Pacific, where high 
speed traffic runs close to people walking on narrow sidewalks. 

The District provides limit enhanced crossing infrastructure like rapid flashing beacons.
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Connectivity and Grid Gaps

The City of Everett has a dense gridded street network to the north and west of the Everett 
Station District which makes it a very walkable area. However, the grid pattern is not as 
pronounced in around the station and in the Project area. The railroad tracks that bifurcate 
the district and large sized parcels create gaps in the street grid. This lack of connectivity 
limits the opportunities to get in and out of the Project area. Pacific Ave provides the main 
access to sites between the railroad tracks and I-5, while Smith Ave or 32nd St and 33rd St 
from McDougall Ave and Broadway provide the main access to the sites west of the railroad 
tracks. 

Active Transportation

Complete and connected active transportation networks enable people to easily make short-
trips by walking or rolling and provide people with first- and last-mile connections to transit.
Pedestrian Network

The City of Everett has an extensive pedestrian network (see Figure 2), and the majority of 
sidewalks have ADA ramps and curb cuts. However, there are missing sidewalk links within 
the Project area. These tend to be located along industrial uses on either one or both sides of 
the street. Everett Metro’s 2018 plan reported that over 1 ½ miles of streets in its area do not 
have sidewalks, including streets adjacent to Everett Station.  

 

Figure 2 Site Map with Existing Sidewalk Network (in yellow)
NTS

State of Place
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Bicycle Network

The City has a limited bicycle network in the Project area which caters to strong and fearless 
riders and not people of all ages and abilities. The City has identified streets that are low-
speed roadways and those that are commonly used by bicyclists, but neither type offers 
separated bike lanes or protection from moving vehicles.  A combination bike trail and shared 
sidewalk path connects to the south of the Project area and a shared-use path connects at 
Hewitt Ave to US 2 along the northeast edge of the Project. 

The bicycle network shown in Figure 3 reflects the routes identified in the 2017 Community 
Transit Bicycling and Trail Map. The map was developed to help inform bicyclists of popular 
areas and routes for riding but may not represent routes suitable for people of all ages and 
abilities.

Downtown Access

Downtown Everett is less than a mile away from the Everett Station area. Pedestrians use 
routes along existing sidewalks, and one of the main connections is a sidewalk from Everett 
Station under Pacific Avenue that heads toward the Angel of the Winds Arena. The path 
under the bridge has perceived safety concerns and can be an unpleasant route to walk. 
Pedestrians must also cross busy streets to get to downtown which may include Broadway, 
Pacific Ave, and Hewitt Ave.

There are no dedicated bicycle routes between Everett Station and downtown, so bicyclists 
must ride on City streets.

Figure 3 Site Map with Existing Bike Network
NTS
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Transit Mobility

Several transit agencies provide access to the Everett Station area. They include Everett 
Transit, Community Transit, Sound Transit, Amtrak, Greyhound, Skagit Transit, Island Transit, 
and Northwestern Trailways. 
 
Bus Service

Everett Station serves as a major transportation hub for service providers in the Everett 
region. Everett Transit provides local bus service within the City of Everett, fixed-route service 
in Metro Everett on eight routes, and corresponding paratransit service throughout their 
service area.

Bus Rapid Transit (BRT) service is provided by Community Transit and is called Swift. Swift 
provides frequent service, especially on weekdays where is arrives every 10 minutes. Swift 
service in Everett is supported by an agreement between Everett Transit and Community 
Transit in which a portion of Everett’s sales tax (1/2 of 1/10th of 1%) is transferred to 
Community Transit. 

Commuter bus service to Seattle is provided by Sound Transit. Sound Transit provides 
express bus service from Everett Station to Seattle (510-512) and Bellevue (532). On I-5 
between Everett and Seattle, buses carry 25% of commuters but represent less than 1% of 
vehicle traffic. These transit services can all be accessed at Everett Station.
Community Transit, Skagit Transit, and Island Transit provide bus service to areas north, 
south, and east of Everett. Greyhound and Northwestern Trailways provide intercity bus 
service from Everett Station.

Rail Service

Everett Station has existing rail service operated by Amtrak and Sound Transit that serves 
residents, visitors, and commuters. The station is served by six daily Amtrak trains: four 
Cascades trains between Seattle and Vancouver, BC and two Empire Builder trains between 
Seattle and Chicago. Sound Transit runs two trains in the AM peak to Seattle and two return 
trains in the PM peak, while two other Amtrak runs in each direction also serve commuters.
By 2036, Everett Station will also be connected to Seattle by a Link Light Rail extension. The 
exact location of the station has not been determined, though Sound Transit’s representative 
station location is indicated in Figure 6.

Figure 5 Swift Service Frequency

State of Place
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Figure 4 Existing and Future Transit Systems
NTS
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Parking and Curb Access

Downtown Everett Association’s 2019 Parking Utilization study identified a supply of 8,131 
parking spaces in downtown Everett, of which 21% are on-street and 79% are off-street. The 
study found that occupancy during a peak hour on a weekday is 66% and almost 48% on a 
Saturday. A constrained parking area is when peak occupancy averages close to 85%. Based 
on that threshold, Everett has a high parking supply that could be reduced to meet demand.
There are two parking area zones (A and B) within the Everett Station District neighborhood. 
Off-street parking requirements for varying residential units are different in zones A and B. 
Parking Area A requires slightly less parking than Area B. 

Everett Municipal Code allows for three major multifamily parking reduction incentives, 
based on the characteristics of land use: Resident (A), Transportation (B), and Development 
(C). Option A allows extremely low-income and low-income residents to apply for parking 
reductions. Whereas Option B allows reductions if the property is on a frequency transit 
route or falls under an existing and approved TDM plan. Lastly, Option C allows mixed use 
developments to swap residences with non-residential uses and earn parking reductions. 
The Code also allows for some parking reductions in exchange for public art, vehicle share 
parking, bicycle parking and motorcycle parking. All incentivized parking reductions require 
a Traffic Demand Management (TDM) plan. All new developments within ¼ mile walk of the 
Everett Station or Broadway would qualify for Option B with a TDM.

 
Exhibit 1, Chapter 34 - Parking 
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Figure 8 Metro Everett Parking Area Zones
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Figure 7 Off-Street Parking Facilities within 
Study Area (in blue)
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Site Challenges

Redevelopment of the Everett Station District can begin to improve or eliminate many of the 
conditions that currently constrain the area’s potential. The main challenges facing the area 
include:

• Isolation from surrounding community

• Poor connectivity to Downtown

• Lack of identity and sense of place

• Physical, social, and economic barriers

• Lack of public realm connectivity or quality of civic space / green space

• Perceived safety concerns

Several transportation facilities also act as barriers to site connectivity. These include the rail 
tracks which bifurcate the study area; wide streets like Pacific Ave, Hewitt Ave, and Broadway 
which pose challenges for people walking and biking; and I-5 to broader connectivity south 
and east of the station area and to the Snohomish River.

Opportunities 

Future redevelopment and investment in the Everett Station District will foster a diverse and 
vibrant community centered around frequent transit, walkability, mixed use, and public open 
space. Everett Station and site proximity to Downtown are assets that the development can 
capitalize on to strengthen the link between the redevelopment sites and the downtown core. 
Other opportunities include:

• Proximity to existing transit connectivity

• Diversity of transit types

• Large parcels with single ownership

• Potential as a gateway to the City of Everett

• Improving first- and last-mile connections to transit

• Programming space to activate dead zones

• “Transit places”/Third Spaces

• Abundance of parking
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Findings

Limited public space dedicated for people, rather than vehicles. 
Significant portions of the project site is dedicated to public right-of-way; yet, the quality of 
public realm. In most urban downtown districts, roughly 40% of land is dedicated to public 
right-of-way. This signifies a substantial mismatch between space available for people and 
goods movement, open space, or the public realm. 

Limited bicycle network and circulation. 
There are currently no bicycle facilities that provide direct access to the station area. While 
many streets in the Project area could be deemed as slow speed, they do not provide an All 
Ages and Abilities connection. There are also opportunities to better connect the area to the 
regional trail networks to provide increased recreational and commuter connections.

Parking supply. 
There is currently an abundance of on- and off-street parking supply around the station area. 
Parking lots cater to people traveling to other parts of the region for daily work commutes as 
well as employees at nearby businesses. The project could prioritize development, station 
access, and parking management over parking development. 

Horizontal barriers. The existing rail tracks act as a horizontal barrier along the entire project 
site creating limited crossing opportunities, especially for pedestrians. The connectivity gaps 
could be addressed through the design 

Transit adjacency. 
The site has a variety of existing transit options available, in addition to new connections 
in the future. The site can support intuitive and seamless connections between transit 
types with better coordinated catalytic development, strategic investment in transit access 
enhancements, and demand management tools. 

Findings and Guiding Principles
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Setting a framework for mobility planning

A transit focus group was held on October 27, 2020 that included transit professionals 
and stakeholders. Feedback indicated that a goal of the project should be to create safe, 
multimodal streets that support the development and surrounding transit options. This 
feedback was used to develop and refine the following principles that are meant to guide 
the transportation analysis of potential design scenarios later in the project. The principles 
include:

Mobility Guiding Principles 

Network sustainability. 
Redundancy and connectivity of the street network weaves the District back into the City. 

Pedestrian permeability. 
Steps are taken to close gaps in the pedestrian network, reduce pedestrian walk times, and 

provide pedestrian-oriented spaces. 

Bike Network Supportiveness. 
Concepts aid in the development of an all ages and abilities bike network and provide people 

with end of trip facilities.

Shared (or Reduced) Parking Potential. 
Both on- and off-street parking is reassessed to maximize space for people.

Mode Share Target Viability. 
Future development moves the needle toward reaching mode share targets.

Alignment with Future Transit Investments. 
Future transit investments and systems can integrate with the development, including 

seamless transit transfers.



discovery



05.07.2021 77convergence everett station area tod study

moving parts
city of everett and sound transit variables

The project sites are currently occupied by functioning City of Everett 
programs and facilities, including the Everett Building Department, 
Public Works,  Everett Transit, and Park and Ride parking.  Each of 
these components must find a new home prior to redevelopment, or 
be incorporated into future projects.

The future Sound Transit Light Rail Station is more than a decade away, 
and potential locations have yet to be analyzed through an inclusive 
station area planning and EIS process.  Development—whether it 
occurs in the near-term or over the long-term—must  both anticipate 
and influence station siting.  
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Public Works

Potential Locations for Public Works Facilities

The City of Everett Public Works department currently occupies an approximately 8-acre 
campus, immediately east of Everett Station.  

According to a consultant study conducted in early 2020, the existing facilities are 
“undersized, degraded, and poorly configured... with structural and condition issues.”  
Approximately $10 million worth of seismic upgrades are needed to extend the buildings’ 
structural lifespan for up to 30-years; a one-for-one replacement facility on the existing 
campus, which could extend the lifespan to 50 years, has been estimated to cost $70 million.  
However, neither of these options would resolve the ongoing challenges associated with 
operating an industrial-scale facility in a mixed-use, high-density, transit-oriented district, nor 
would they address Public Work’s strategic goal of changing key functional adjacencies and 
programmatic relationships.  As the study noted, “renovation cannot address these issues 
cost effectively for the long-term, even with a seismic upgrade.”

Two alternative locations for the campus suggestions are being considered:

1. The Everett Point Industrial Center (“EPIC”), a 64-acre property along the Snohomish 
River, East of the Riverside Neighborhood. 

2. Acquire property between Pacific Avenue and 41st Street, leveraging existing MVD/
Transit owned property in the area.

Public Works timeframe for moving is within 10-years 
(pending updates Q1 2021)

MVD/Everett Transit Properties

Everett Point Industrial Center (“EPIC”)

2

1
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Everett Point 
Industrial Center 
(“EPIC”) 
Formerly “Riverpoint”

2

1

Smith Ave 
Sites
(MVD/Transit 
Owned 
Properties)
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Everett Transit

Potential Locations for Everett Transit Facilities

Everett Transit currently occupies a 2.42-acre site located east of the tracks along Cedar 
Street.  The agency has purchased property on Smith (directly south of Everett Station and 
behind the Everett Gospel Mission) in anticipation of expanding/moving from Cedar to Smith.  
This move is pending the City’s decision regarding the potential Public Works move—either 
to the EPIC site (preferred), or to a to-be-determined assembly of properties along Smith 
between 35th and 41st (Alternate).  If Public Works pursues the Smith sites, Everett Transit 
will remain in place, acquiring the Public Works property West of Cedar to allow additional bus 
parking.  

Everett Transit Facility Requirements:

• Approximately 2.5-acres to replace existing buildings and parking, including the bus 
shop.

• Expanded parking for up to 60 buses, Currently, ET provides off-street parking for 36 
buses.

Everett Transit is also currently studying a potential merger with Community Transit, which 
may result in the entire operations & maintenance facility no longer being necessary.

Everett Transit’s timeframe for moving hinges on Public 
Works decision timeframe (so within 10-15 years).
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PREFERRED
Smith Ave Sites
(MVD/Transit Owned Properties)

ALT.
Expanded 
Cedar 
Campus
(PW/Transit Owned 
Properties)
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Park and Ride Parking

Potential Locations for Everett Transit Park and Ride Lots

Everett Transit Park and Ride Lot A provides 242 surface parking stalls with convenient 
access to Everett Station transit service.  144 stalls are committed to Sound Transit for 
commuter rail service.  

Any future development on the Lot A would be required to provide for or replace a minimum 
of 144 of those stalls, or negotiate with the Federal Transit Administration (FTA)  for a reduced 
number based on an approved or pending Transportation Demand Management Plan 
associated with the future project.  The remaining 98 stalls, currently assigned to Everett 
Transit and constructed pursuant to the EIS for Everett Station, could be reduced to by 10 to 
88, based on recently constructed excess capacity on Smith.    

For planning purposes, this project assumes that 232 stalls will need to be replaced to allow 
construction on Everett Transit Park and Ride Lot A.     

Six alternative locations for the campus suggestions are being considered:

1. Construct a new surface parking Park and Ride lot on the Everett Transit Cedar Street 
property, once Everett Transit moves to its recently acquired sites along Smith.  Access 
to the station would be provided by the existing pedestrian overpass at 33rd.  The lot 
would provide interim transit access parking until a future campus scale development 
moved forward and could incorporate the parking into the project.

2. Construct a new surface parking Park and Ride lot on the Public Works Property, in 
advance of or after Public Works moves to the EPIC site.  Access to the station would 
be provided by the existing Pacific Ave overpass and/or through the Sound Transit lot.  
This new lot would provide interim transit access parking until a future campus scale 
development moved forward and could incorporate the parking into the project.

3. Construct a new surface parking Park and Ride lot on the Everett Transit Smith Street 
property to the South of Park and Ride Lot B.  Access to the station would be provided 
along Smith, adjacent to Park and Ride Lot B.

4. Include the required replacement Park and Ride stalls in a structure, incorporated into the 
future development on the West Catalyst Site (currently ET P&R Lot A).

5. Construct a new structured parking Park and Ride lot on the wedged shaped parcel 
along Smith Street abutting Pacific owned by Everett Transit.  This structure occur within 
the Everett Transit property or span the tracks to double as additional pedestrian access.

6. Construct a new structured parking garage on the existing Sound Transit surface lot.

Everett Transit Property

Public Works Property

Park and Ride Lot A (Catalyst Site)

Potential Structured Parking Garage

Potential Structured Parking Garage

Everett Transit Facility 

Strategic Goal of 
Reducing Parking 
Overall
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Sound Transit

Potential Locations for Sound Transit Light Rail Station

Sound Transit anticipates opening Link Light Rail service at Everett Station in 2036, 
providing frequent and reliable transit service between downtown Everett, Southern Everett 
neighborhoods, and the greater Puget Sound region.  

Sound Transit has begun pre-planning stage work for the Everett Link Extension to establish 
the representative alignment for budgeting, alternatives review, and environmental impact 
analyses (EIS), and has resources to conduct detailed station area planning efforts in 
upcoming years. The City of Everett has also begun planning for a potential station location. 
Two locations for the new ST3 Everett Station have received preliminary study.  A third 
location is shown to illustrate the potential for additional locations to be considered.

1. City of Everett Preferred Location.  Elevated Station at McDougall and Pacific, situated 
to serve both downtown and the Everett Station areas.  Elevated track alignments 
follow Broadway (1A) or McDougall (1B).  This location is driven by the following guiding 
principles, summarized from the 2016 Metro Everett Draft Action Strategy Report:

• Maintain Everett Station as the primary bus-to-bus transfer facility and for layovers.
• Extend the Pacific Avenue bridge to Broadway (1C) to allow a bus-only transit route 

beneath the station at McDougall.
• Provide bus to light rail connections at the new light rail station, focusing on 

the inbound bus routes. This will take place through new bus-only routes down 
McDougall and improved stops on Pacific.

• Provide pedestrian overpasses from the Station across Broadway
• Enhance pedestrian routes to the station from downtown and from the Everett 

Station neighborhood.
• Do not build park-and-ride parking near the station; to encourage pedestrian 

activity, provide additional parking capacity for the light rail station and Everett 
station east of the railroad and south of Pacific Avenue on Sound Transit property.

2. Sound Transit Representative Alignment.  Elevated Station above the existing Everett 
Transit and Community Transit bus stations.  The existing Park and Ride Lots could 
remain or be reconfigured to allow the structural bents to touch down as needed.  The 
existing pedestrian bridge linking the Sound Transit parking lot (3) to Everett Station 
would remain.

3. Potential Alternative (For illustrative purposes only).  Station on existing Sound Transit 
Parking Lot.

Sound Transit’s timeframe is 15 years. pending ongoing 
realignment planning due to projected budget shortfalls.

Elevated Alignment (McDougall)

Pacific Ave Bridge Extension

Elevated Alignment (Broadway)

Sound Transit Representative Alignment

Existing Sound Transit Surface Parking
Potential Park and Ride Parking Garage
(Potential alternative station location for 
illustrative purposes only)

Metro Everett Plan Preferred Location 

2

3

1B

1C

1A

1
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Everett Station Area, 2002
Source: Google Earth
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design
strategic concepts
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conceptual planning framework
a strategic neighborhood approach 

Drawn from feedback received through focus groups, stakeholder 
briefings, online surveys, and virtual public open houses, the 
project team developed a conceptual, neighborhood-wide planning 
framework to guide the study of site capacities and programs for 
individual blocks.  The framework responds to three key community 
themes:

• Protect manufacturing and industrial business.
• Provide better connections across the tracks and to close-in 

neighborhoods.
• Create equitable opportunities for new residents and jobs in the 

neighborhood.
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A Land Use Gradient

Properties zoned Urban Mixed (UM) provide future high-density mixed-use development 
potential and can contribute to catalyzing ridership and employment growth in the 
neighborhood.  At the same time, properties zoned Urban Light Industrial (ULI) can enable 
campus-scale commercial development to anchor a neighborhood jobs center.  An overlay 
land use gradient should be established to provide key points of separation between 
dissimilar uses (such land use / open space buffers between UM and ULI zones, see point 6 
below), allowing business of all types to co-exist with new residents.

Organizing Frameworks

31

4

7

2

Urban Mixed Zone (UM)  
Urban Light Industrial Zone(ULI)
Land Use Buffer / Street Separation btw UM/ULI

LEGEND

VIEW LOOKING NORTHEAST - STRATEGIC LAND USE APPROACH
NTS

Provide a range of spaces 
and building types that allow 
land uses and business 
activities to transition 
seamlessly.

Land Use Gradient 

65

6

4

3

7

5

ULI Zone

ULI Zone

Sound Transit Parking Lot

Existing Everett Transit Parking Lot A

Future Mixed-Use Dev. Site (Public Works)

Land Use Buffer / Open Space

Future Mixed-Use and/or 
Urban Light Industrial Dev. Site 
(Public Works / Everett Transit)

Everett Steel 

2

Everett Station1
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To California 
Street Bike 
Facility 

To downtown

To downtown

“the loop” enhanced public realm 
connections

potential public realm connections

“the loop” public spaces and 
infrastructure improvements
Metro Everett recommended 
pedestrian oriented area

To points South

Future 
Station 
Connector

Pocket Park

Cedar Commons 
and Cross Street

Future 
Station 
Green

Paine Avenue 
Extension  
Shared 
Streetspace

Pacific Connector

A Loop of Connective Public Spaces

A thriving community requires access to jobs, education, transit, and recreation.  This 
includes pedestrian and bicycle improvements, new public open spaces, connections across 
the tracks, and community services.  

At Everett Station, these functions can form a “loop” of activities and programs for new 
residents and business.

To the Snohomish Riverfront &
SR2 Trestle Trail

To Interurban
Trail

To Riverfront 
Development

LEGEND

VIEW LOOKING NORTHEAST - CONCEPTUAL URBAN DESIGN FRAMEWORK
NTS





Everett Station Area, 2020
Source: Google Earth
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vision
a hub for green, equitable, and employment-focused economic 
development
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a hub for a green future 
At Everett Station, the City can leverage the strength of the existing manufacturing and 
industrial business community, a large portfolio of publicly owned land, and planned 
investments in transit infrastructure to grow a resilient employment center, focused on 
green construction and next-generation clean energy industry jobs, together with support 
programs and services that allow working families to thrive - early childhood education, 
affordable housing within walking distance, healthy food options, and opportunities for job 
training, professional development, and advancement counseling.

KAISER PERMANETE

DELTA HOTEL

INSTITUTIONAL CAMPUS 
OPPORTUNITY

BUS TRANSIT HUB

STATION GREEN AND 
PEDESTRIAN PLAZA

EVERETT RAIL STATION

BIKE HUB

URBAN LIVE / WORK TOWNHOMES

MIXED-USE 
MIXED-INCOME HOUSING

TOMORROW’S HOPE EARLY 
CHILDHOOD EDUCATION CENTER 

GREEN STORMWATER 
INFRASTRUCTURE OPEN SPACE

CLEAN / DISTRICT ENERGY 
OPPORTUNITY

CLEAN JOBS

COMMERCIAL OFFICE

THE LOOP

FUTURE CONNECTIONS

FREIGHT STREET

The Everett Station building with its mix of community 
oriented functions and event spaces can be the heart of the 
emerging neighborhood.

Broadway

Pacific Ave
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32nd St

33rd St

McDougall Ave

Paine Ave Smith Ave
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0’ 75’ 150’ILLUSTRATIVE SITE PLAN
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recommendations for action
implementing the vision

freight mobility, public realm, placemaking, and urban design



0’ 600’ 1200’

designated truck routes
designated truck restrictions
designated truck routes 
(potential removal by 2025)
key N/S routes from Everett Station ULI Zones 
ULI zones

LEGEND

delivery recommendations for action - freight mobility, public realm, placemaking, and urban design102

designate freight priority streets
As population and jobs grow in the Everett Station neighborhood, pedestrian and bicycle 
traffic volumes will grow too - resulting in increased travel times for all who must share the 
road.  The condition is particularly acute along Pacific and Everett Avenues, which provide 
the only direct multi-modal connections between I-5 and the port and waterfront districts.  
The City’s 2009 Everett Freight Access & Mobility Study proposed eliminating truck routes 
along Everett and Pacific between Broadway and West Marine View Drive, seeking to relieve 
growing congestion by reinforcing the new 41st Street Interchange as a bypass.  However, 
even if this new bypass can reduce levels of freight trips through the neighborhood, it 
remains critical that manufacturing and industrial businesses in the district retain reliable 
connections to the local access routes that feed the larger freight distribution network.

This master plan concept proposes an example right-of way roster that builds on the Metro 
Everett Street designations to establish streetspaces that are safe for manufacturing and 
industrial business as well as cars, transit, bikes, and pedestrians.  

A City-led freight master plan would provide a method to comprehensively study this 
approach and establish consensus-based goals, performance criteria, and implementation 
strategies that can support long-term freight mobility alongside new residents and jobs..   

CITY OF EVERETT DESIGNATED FREIGHT ROUTES
(2009 Everett Freight Access & Mobility Study)

Pacific Ave

Everett Ave

Br
oa

dw
ay

41st St. 
Interchange

Refer to Recommendations 
Summary 1.1 Freight Master 
Plan and  2.2 Mobility and 
Station Access Plan. 
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EXAMPLE OF CONSOLIDATED FREIGHT 
ROUTES TO/FROM  POINTS NORTH

Freight connections between designated 
City of Everett Truck Routes and the Urban 

Light Industrial (ULI) Zone can be focused 
along Hill Avenue on the East and along 33rd 

and 36th Streets and McDougall Avenue 
between those two streets on the West. 

EXAMPLE OF CONSOLIDATED FREIGHT 
ROUTES TO/FROM  POINTS SOUTH

41st St 
Interchange

Pacific Ave On/
Off Ramps

Everett Ave On/
Off Ramps

Pacific Ave Pacific Ave

Br
oa

dw
ay

Br
oa

dw
ay

Create reliable routes for freight and safe spaces for people.



2009 City Designated Truck Route

Freight Access Street

Transit Access Street
Neighborhood / Multi-Modal Street
Shared Space Street
Pedestrian / Bike Cross Track Connection

Enhanced Freight Intersection
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create an inclusive street network
Using the Metro Everett Plan as a basis, a roster of “overlay” street types can help to carve 
out safe spaces for people, bikes, transit, and freight. 

Hill Street and 33rd Avenue are proposed as Freight Access Streets.  

Two new streets are also recommended: 

• Cross Street, which re-aligns 32nd Avenue on the East side of the tracks to provide 
a clear Southern boundary for an open space buffer between the UM and ULI zones.  
In the long-term future, this street may also connect to a mid-block pedestrian street 
West of the tracks.

• Paine Avenue Extension, which increases connectivity between land uses North of 
Pacific and provides a safe location for ground-related residential and small business 
programs at the heart of the neighhorhood.

A future pedestrian and bicycle connection across the tracks should be provided 
between 33rd and Pacific.  To facilitate ease-of-use and wayfinding, this connection 
should have an access point directly from the public realm West of the tracks; it should 
be highly visible; and it’s alignment should serve as a continuation of nearby streets and 
mobility routes.  (See Metro Everett Subarea Plan, Figure 17 for approximate location)  It’s 
final location an alignment should be determined in conjunction with the final ST3 station 
location and configuration.

Refer to Recommendations 
Summary 2.2 Mobility and 
Station Access Plan. 



To Downtown

To Downtown

0’ 150’ 300’PROPOSED RIGHT-OF-WAY OVERLAY ROSTER FOR EVERETT STATIONTo 41st St. 
Interchange

to/from I-5 N

to/
from 
I-5 S

05.07.2021 105convergence everett station area tod study

CROSS STREET

PA
IN

E 
AV

E 
EX

T.



0’ 150’ 300’CITY OF EVERETT BICYCLE MASTER PLAN  (2011)
EXISTING, TIER 1, AND TIER 2 FACILITIES
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catalyze a convenient bicycle culture
High quality protected bike lanes (PBL) and bike share programs encourage riding, increase 
the visibility of people on bikes, and reduce overall biking risk, especially for low-income 
riders and riders of color.1

While a comprehensive bicycle network analysis was not conducted for this master plan 
concept, the proposed establishment of distinct truck routes and a roster of overlay street 
types provides an opportunity to identify locations where bicycle facilities can provide 
connections to the station away from conflicts with freight.

To support a convenient bike culture the City should:

• Update the 2011 Bicycle Master Plan

• Explore the development of a “Bike Hub,” with long-term covered parking, end-of-trip 
facilities for commuters, bike repair options, and shared bike programs.

• Work with local business, stakeholders, and partner organizations to establish a station 
area Bike Access Plan, integrated with the updated Bicycle Master Plan. (Example 
provided at right) 

1 NACTO, “Equitable Bike Share Means Building Better Places for People to Ride” accessed,   
 3/2021  
 https://nacto.org/wp-content/uploads/2016/07/NACTO_Equitable_Bikeshare_Means_Bike_  
 Lanes.pdf

Conceptual Connections
Existing Planned Facilities
Planned Tier 1 Facilities (1-10yrs)
Planned Tier 2 Facilities (10-20yrs)

Refer to Recommendations 
Summary 2.2 Mobility and 
Station Access Plan. 
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To Downtown

To Interurban 
Trail

To Riverfront 
development

Future

To California 
Street Bike 

Facility
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Protected Bike Lane
Sharrow 
Shared Streetspace
Cross Track Connection
Potential new trail access point

Bike Hub
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link urban infrastructure to urban ecology
Complete streets and parks can perform vital ecological service functions while also 
carrying multiple transportation modes and traditional utility infrastructure.   The more that 
can be accomplished by each park and streetspace, the less burden is placed on regional 
facilities and ex-urban lands and forests.  Linking design requirements for urban spaces to 
performance objectives for urban ecologies can:
  
• protect the climate and environment

• reduce flooding to protect people and property 

• reduce demand on public stormwater drainage systems 

• support healthy streams and rivers

• and create healthier, more sustainable communities

In the Everett Station area, development projects should set aspirational goals for urban 
infrastructure, such as:

• Capture, treat, and infiltrate all stormwater on site.

• Develop low-lying open spaces as “titled wetland greens” that function as public 
squares in the summer months and that retain water in rainwater events.  

• Use a landscape transect of natural plant communities historically found on Snohomish 
native lands.

Linear Bioswale

Water feature

Urban Habitat Pathway

Tilted Wetland Green

Refer to Recommendations 
Summary 2.4 Environmental 
Sustainability and Resilience 
Plan. 
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LAND-USE TRANSITION: INCENTIVIZE 
NON-RESIDENTIAL USE ALONG 33RD 
AVE, THE EASTERN EDGE OF SOUND 

TRANSIT PARKING LOT, AND ALONG 
PINE STREET SOUTH OF 32ND.
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overlay a responsive land use framework
Zoning that allows a broad mix of land uses and intensities can create pressure on property 
owners and investors to redevelop less intensely used buildings in favor of the highest 
return.  Over time, this can push out manufacturing and industrial businesses and bring new 
residents to the neighborhood who may be less tolerant of noise, light, and freight traffic.  
Open Space Land Use Buffers can help to provide important separation between uses, so 
that all can thrive.    

Where land uses with dissimilar energy consumption patterns occur, the City may also 
consider opportunities to enable the sharing of industrial waste heat with housing or office.  
See additional recommendations for District Energy, “embody a low-carbon future.”

URBAN MIXED USE OPEN SPACE / LAND USE BUFFER URBAN LIGHT INDUSTRIAL

CONCEPTUAL SECTION AT OPEN SPACE / LAND USE BUFFER 
1/64” = 1’-0”

Refer to Recommendations 
Summary 1.3 Revise select 
elements within the Metro 
Everett code.



OPEN SPACE BUFFER: 
CEDAR COMMONS 
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UM

UMUM

ULI 

0’ 400’ 800’PROPOSED LAND USE OVERLAY FOR EVERETT STATION
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align code with neighborhood vision

Celebrate active neighborhood industrial and community spaces

Manufacturing and Industrial business can contribute to a safe and active streetscape 
environment, particularly in areas where operations run 18-hours a day.  Development codes 
for ground level facades that support day-to-day light industrial business functions, along 
with context appropriate building improvements, can help enable business to thrive.   

The City should revisit existing code provisions that prohibit certain active ground-floor uses 
in the ULI and UM zones, such as: 

• Light manufacturing, industrial, and assembly.1  

• Clinics, social or human service facility, or community services.2

Support infill housing and small business development

Contemporary Live / Work units provide affordable, flexible space that is vital for emerging 
small businesses and sole proprietors.  This is especially true in the contemporary 
“gig” economy, where remote collaboration is common, and “work” and “home” can be 
synonymous.  However, as stand-alone infill development, Live / Work units are primarily 
residential in nature and can be classified as Single Family attached. 

The City should revisit existing code provisions and definitions that may result in the 
unintended consequence of rendering infill development infeasible, such as: 

• Prohibiting Single Family Attached Dwelling Units (Urban Rowhouses)3

• Limiting the percentage of ground floor residential block frontage on TOD Streets.4 

1 See EMC 19-1 Use Table note 35. “TOD or Pedestrian streets: Prohibited use on the ground   
 floor in the ULI and UM Zones.” 
2 See EMC 19-1 Use Table note 21. “TOD or Pedestrian streets: Clinics, social or human service  
 facility, or community services are a prohibited use on the ground floor.” 
3 See EMC 19-1 Use Table note 2 “TOD or Pedestrian streets: Prohibited use on the ground   
 floor.”
4 See 19.19.020.C.3.

The urban working rowhouse (Single Family 
Attached Residential) is prohibited on TOD and 
Pedestrian Streets.

Open Works provides seven machine shops with 
active frontage at the ground level, including 
textiles, electronics, 3D printing, digital media, 
wood, metal, and digital fabrication.  The facility is 
operated through a partnership with Coppin State 
University in Baltimore.

Refer to Recommendations 
Summary 1.3 Revise select 
elements within the Metro 
Everett code.



ALLOW ACTIVE 
LIGHT INDUSTRIAL 
MANUFACTURING, AND 
DISTRIBUTION

ELIMINATE EXISTING 25% 
LIMIT OF TOTAL BLOCK 
FRONTAGE FOR GROUND 
LEVEL RESIDENTIAL ON 
TOD STREETS.
(B + C </= A x 25%)

ALLOW INFILL LIVE/
WORK RESIDENTIAL 
DEVELOPMENT.

RESIDENTIAL NON-RESIDENTIAL

MIXED-USE DEVELOPMENT 

RESIDENTIAL

TOD STREET FRONTAGE (A)

(C)(B)

!
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PRIMARY LOADING 
BEYOND

POTENTIAL SECTION AT CEDAR - GROUND LEVEL BUSINESS
1/32” = 1’-0”

ELEVATION AT TOD STREET - AFFORDABLE INFILL RESIDENTIAL AND WORK SPACES
1/32” = 1’-0”
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When the daily needs of a neighborhood’s residents, workers, and visitors can be met within 
a 15-minute walk or bike trip, that neighborhood can become more accessible, affordable, 
inclusive, and environmentally responsible. At Everett Station, the City should explore 
incentives and investments in public infrastructure to create an interconnected loop of 
activities and programs that work to: 

• Improve the experiential quality and usefulness of the public realm;

• Meet the needs of a diverse future population within a 15-minute mobility-shed;

• Encourage safety and security through passive (natural) surveillance at all hours of the 
day; and,

• Conveniently link key trip generators, such as transit, program anchors like schools, job 
centers, restaurants and bars. 

An Example ”Day in the Life” of Future Everett Station-ites
In time, Everett Station will be home to thousands of new residents and employees, each of 
which will trace a unique route throughout each day.  “The Loop” emerges where these routes 
overlap and interrelate:

Single Parent CLT Plant Supervisor.  Lives in a net-zero townhouse along the Paine Avenue 
Extension, enrolls her infant child at Tomorrow’s Hope Early Childhood Education Center, and 
works as a supervisor at the new CLT design, fabrication, and testing facility.  With affordable 
childcare close by, her career is taking off.

Construction Data Analytics Student.  Lives in the new Pacific Avenue student housing 
building and walks to classes at the new WSU Cedar Street Campus.  Throwing a frisbee with 
friends in Cedar Commons provides the ideal afternoon break from studies, and when her 
parents visit from out of state, they stay at the Delta Hotel, and meet for breakfast at the new 
Cedar Commons Cafe.  

Bike to Transit Commuter. Rides an e-cargo bike from the Riverside neighborhood to drop 
his two children at Tomorrow’s Hope, parks at the Station Plaza Bike Hub, then rides the 
commuter rail to Seattle.  On the way home, the kids often play in the new Station Hub Park. 

Downtown Event Attendee.  The Silvertips season ticket holder arrives from South Everett 
via transit and stops for a bite at his regular 32nd Street Pub before the game.

Healthcare Worker.  Carpools to Kaiser Permanente, spends her lunch break walking the 
one-mile exercise circuit, then meets friends for happy hour before heading home. 

Small Business Owner. Owns a new ground floor live/work unit on the Paine Street Extension 
and uses the new Cross Street bridge to make e-bike deliveries to the many new businesses 
within the district.    

enable a network of activities and programs

Refer to Recommendations 
Summary 2.1 Public Realm and 
Placemaking Plan.
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build “the loop”
Four key investments in the public realm can help to prepare the neighborhood for the 
arrival of ST3 and advance the City towards adopted goals for equity, housing, economic 
development, and environmental performance.

Station Green and Bike Hub
Implement the Metro Everett Plan’s recommendation to transform the existing 
Everett Station Employee Parking Lot into a new Station Plaza and Hub for bicycle 
commuter facilities. This new public space should be integrated with plans for the future 
pedestrianization of 32nd Street.

Paine Avenue Extension 
Reinstate the Paine Avenue ROW between 32nd Avenue and 33rd Avenue, providing 
valuable additional street frontage for future development on Parking Lot A and 
improving connectivity within the neighborhood.  

33rd Street Pocket Park and Model Project
Create a pocket park along 33rd Avenue, East of the tracks, providing much needed 
block-scale green space for employees of local business.  This park could be created 
in conjunction with the issuance of an RFP for a model development project, such as 
affordable neighborhood industrial shop space.

Cedar Street Commons and Cross Street 
Create a central open space for the Public Works / Everett Transit campus, enabling a 
diverse array of potential land uses.  Establish a shared space ROW along the Southern 
edge to create an interim buffer between UM development along Pacific Avenue and ULI 
development to the South.  

The “Loop” provides a flexible framework for binding the neighborhood together, regardless 
of the final location for the ST3 Link Light Rail station. 

Future planning efforts should explore further connections across the tracks between 33rd 
Avenue and Pacific Avenue (for example, a bridge at the new Cross Street connecting the 
Sounder station to the ST property East of the tracks), as well as an extension of streetscape 
improvements along 32nd towards downtown.

New Frontage for Development

Catalytic Loop Infrastructure

Loop Connections and Programs
(TBD through future ST3 Planning)

Future Loop Connections

Refer to Recommendations 
Summary 2.1 Public Realm 
and Placemaking Plan and 3.1 
Implementing “the Loop”.
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ST3 Link Station Location
(Metro Everett Plan)
Broadway or McDougall Alignment

ST3 Link Station Location
(ST3 Representative Alignment)

Alternate ST3 Link Station Location

CEDAR STREET COMMONS
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paine avenue extension
In anticipation of ST3, the Metro Everett “Light Rail Concept Plan” identified the Employee 
Parking Lot as a future plaza (here labeled “Future Station Green”) and designated 32nd 
Avenue as a pedestrian oriented street.  In the near term, 32nd should remain open to 
vehicles and parking to support existing manufacturing and industrial business connectivity. 
Paine Avenue should be extended from 32nd through to 33rd to provide a safe space for 
pedestrians, a focal point for community activities away from freight and transit traffic, and 
additional street frontage to encourage higher density development on the block.  

improve neighborhood connectivity

P&R 
Parking Future 

Development

Future 
Development

address near-term freight needs by 
retaining 32nd ave street space for 

vehicle travel and parking

create a safe space for pedestrians
within the block

catalyze development

Future 
Station 
Green

To Wall 
Street

To 
Broadway

Refer to Recommendations 
Summary 2.1 Public Realm 
and Placemaking Plan and 
3.2 Implementing key public 
investments.

Housing 
Hope 

Catalyst
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32nd St
Smith Ave

McDougall Ave

Paine Ave

33rd St

Place de la Republique in Paris provides a reference example of a 
shared space environment - open and useful for all. 
Credit: Martha Schwartz Partners
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catalyze an equitable future
As a key neighborhood stakeholder, Housing Hope has engaged local organizations to 
collectively put forward the possibility of assembling the following components:

• Early Learning Center. Tomorrows Hope Childcare and Development Center with over 
200 slots of childcare and child development capacity. 

• Housing Hope Office Headquarters.  A locus for over 200 non-profit community-
serving jobs, supporting local capacity building and equitable and affordable housing. 

• Hospitality and Safety. Neighborhood headquarters for ESDA safety program 
integrated with Everett Police collaboration.

• Services Center. Neighborhood cleaning, parking, networking, planning and 
development services including gathering and event space.

• Neighborhood Business Collarborative. A Cluster of synergistic companies and 
streams of information with facilitated cross business collaboration and back office 
support services.

Entrepreneurship Inc. Startup of small businesses and pivoting of existing 
businesses.

Green Works Inc. Innovative job development and business innovations to address 
climate action. 

Neighborhood Trades Inc. Specialized training including internships/
apprenticeships in neighborhood businesses.

Wealth Builders Inc. Develop social and financial capital resources to address the 
social, financial and digital divide to position individuals to overcomes the huge 
barrier of “asset poverty”. This could involve access to banking, credit, insurance, 
mentorship and may include access for individuals with low incomes to home 
ownership, community solar and other opportunities that create wealth pathways.

Media Center. Provide a complement to live-work spaces in the residential 
development, support local businesses and collaborate with Neighborhood Trades 
Inc.

• Library or bookstore. These spaces can function as community gathering places for 
new residents and employees in the district. 

• Market or grocery. Create a small grocery store designed for quick grocery shopping 
between visits to the supermarkets of our community. 

• Restaurant. To serve a growing population of residents, commuters and employees in 
the District.

• Coffee Shop. Integrate with library, service center, trade center.

• Bicycle Hub. Sharing Wheels Bike Shop to provide repairs, sales, rentals, bike parking, 
classes, events, scooters, showers, lockers, transit passes and bike accessories. 

BUS TRANSIT HUB

EVERETT RAIL STATION

URBAN LIVE / WORK TOWNHOMES

MIXED-USE 
MIXED-INCOME HOUSING

THE LOOP

i

Refer to Recommendations 
Summary 2.1 Public Realm 
and Placemaking Plan and 
4.0 Promote the creation of 
“Convergence Place”.
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i
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Paine Ave Ext.

Paine Ave

33rd St

WEST CATALYST SITE: EXAMPLE GROUND FLOOR PROGRAM 
DIAGRAM

EXAMPLE PRIVATE CATALYST 
PROJECT
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PROJECT



BETWEENNESS CENTRALITY AT 1/2 MILE RADIUS - EXISTING

BETWEENNESS CENTRALITY AT 1/2 MILE RADIUS - FUTURE
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plan for the evolution of 32nd street
Today, 32nd Street is one of the most central routes between downtown and the Everett 
Station District.  As the neighborhood population grows and new links in the street network 
are added to the District, this centrality will only increase.  It is imperative that the streetspace 
of 32nd Avenue be designed to adapt and respond in ways that improve safety for all modes 
of transportation, especially walking and biking.

Betweenness Centrality at 1/2 mile radius. 
quantifying the probability that a street 
segment falls on a randomly selected 
shortest path linking any pair of segments 
within a given radius. 

The heatmaps at right illustrate how likely a 
street segment is to be used and, thus, how 
central it is to the network. 

source: city of everett gis; depthmapX

most connections

fewest connections

Legend

32ND AVE

32ND AVE

Refer to Recommendations 
Summary 2.1 Public Realm 
and Placemaking Plan and 
3.2 Implementing key public 
investments.
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embody a low carbon future
The City of Everett Climate Action Plan states plainly that “existing laws are not enough to 
achieve the [Community-wide Climate Action Target] of 50% reduction by 2030. Achieving 
50x30 requires bold action and planning at a local level using a carbon reduction lens.”  
Even more ambitious actions are required to meet the 2050 goal of 80% reduction in GHG 
emissions compared to the 2014 baseline.

At a conceptual level, the Everett Station has the potential to serve as a model for carbon 
efficient urban development in two key areas:

Operational Carbon
Plan for a District Energy System on the Public Works / Everett Transit Campus.  
Encourage development on the West Site to include hydronic heating / cooling systems 
to enable future connections to the District Energy System.

Explore the potential to mine waste heat from the existing 48” sanitary sewer pipe in 
Pacific, the 42” pipe in Pine and the 36” pipe in Smith Ave.  This may require establishing 
and/or updating the mechanism for charging rates for the recovered waste heat.

District energy systems centralize the production of heating and cooling for a 
neighborhood.  In a mixed-use environment, where the timing and magnitude of peak 
energy loads vary between land uses, waste heat can be captured from one building 
and distributed throughout the system to be used by other buildings.  At the scale of the 
neighborhood, heating and cooling needs can be balanced to minimize (and in some 
cases eliminate)  the need for new energy generation.  

Embodied Carbon
Utilize low carbon and/or carbon neutral building and site components such as mass 
timber, interlocking block paver systems for non-structural pedestrian areas, and 
materials with high recycled or salvaged content.1

Optimize investments in urban civil infrastructure on a per capita residents and jobs 
basis.

1  Jordi Oliver-Solà, Alejandro Josa,  Joan Rieradevall, and Xavier Gabarrell, “Environmental optimization 
of concrete sidewalks in urban areas,” International Journal of Life Cycle Assessment, 2009, 14:302–
312 

District Energy Central Plant

Steam Supply
Chilled Water Supply
Chilled Water Return
Sanitary Sewer (Potential Waste Heat)

UM Mixed-Use Residential

ULI Commercial / Institutional Campus

ULI Manufacturing / Light Industrial

Refer to Recommendations 
Summary 2.4 Environmental 
Sustainability and Resilience 
Plan. 
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example street types

integrating bicycle infrastructure, freight routes, and habitat corridors 
into an inclusive street network
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FREIGHT / TRANSIT ACCESS STREET
33RD STREET
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West of the tracks, 33rd Street provides 
transit and freight access between the 
Station and Broadway, which connects 
South to the 41st Street Interchange and 
North to Everett Street and I-5.  The center 
turn lane enables turning movements for 
trucks into loading and service areas along 
the South side of the street, and the wide 
travel lanes provide a berth for transit buses 
and trucks.  New linear green infrastructure 
along the North side helps clean stormwater 
from the street.  As the neighborhood 
evolves, these components will support a 
safe and secure streetspace. 

The potential for a protected bike lane 
along the North side of the street should 
be studied in conjunction with ST3 
station planning and the development 
of a holistic bicycle network plan.  See 
“catalyze a convenient bicycle culture” and 
Recommendations Summary 2.2 Mobility 
and Station Access Plan. 

2-WAY TURN LANE 
FOR FREIGHT AND 

TRANSIT

SWALE

MAINTAIN EXISTING

REALLOCATE 
EXISTING 

LANDSCAPE BUFFER 
FOR SIDEWALK 

SPACE TO ENABLE 
GREEN STORMWATER 
INFRASTRUCTURE TO 

OCCUR ALONG THE 
CURB EDGE.

PROTECT EXISTING 
CURB CUTS TO 

BUSINESS

Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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Hill Avenue is one of the few unclassified 
street lengths within the Metro Everett 
Plan.  Bounded on the East and West sides 
by ULI zoning and located on the Western 
edge of the Public Works / Everett Transit 
land assembly, the City should consider 
ROW design strategies that support truck 
through-traffic and provide for loading and 
deliveries to occur in the streetspace, while 
enabling the potential for the Eastern side 
transition to mixed use development in the 
future.

ON STREET LOADING

BACK-IN-
ANGLE PARKING 

INCREASES SUPPLY 
FOR BUSINESS 

CUSTOMERS

DOCK ZONE

Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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Smith Avenue serves bus transit and vehicle 
traffic and is a critical station access route 
from points North and South.  As a Metro 
Everett designated TOD Street, an additional 
setback will be required along the West side 
to accommodate minimum dimensions for 
frontage zone, pedestrian clear zone, and 
landscape/furniture zone.

The Everett Bicycle Master Plan identifies 
Smith as a candidate for Tier 2 (sharrow) 
improvements.  This should be explored 
further during the planning for ST3 to 
minimize potential conflicts with bus transit 
and in light of potential alternate bike routes 
to the station.  

TRANSIT ACCESS STREET
SMITH AVENUE

ADDITIONAL 
SIDEWALK SETBACK 

FOR METRO EVERETT 
STREET TYPE

MAINTAIN EXISTING 
CURB LOCATIONS

IMPLEMENT 
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IMPROVEMENTS

BUS STOP PULL-OUT
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O

PO
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D

Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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32nd Street provides an East / West 
connection between the station and 
Broadway, serves as the location for the 
Everett Station Farmer’s Market, and offers 
convenient parking near the station building.  

Future development should provide 
additional setbacks to accommodate Metro 
Everett required frontage, pedestrian clear, 
and landscape zones.  

To improve bicycle and transit safety, parking 
should be restriped from head-in angle 
parking to back-in angle parking.

See recommendation to “plan for the 
evolution of 32nd Street” for additional 
information.

TRANSIT ACCESS STREET
32ND STREET

POTENTIAL STREET 
ART TO MARK THE 
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Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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As the Public Works / Everett Transit 
properties redevelop, Cedar Street can 
serve as a model low volume neighborhood 
green street.  The 80’ ROW width provides 
ample streetspace for green stormwater 
infrastructure, wide sidewalks, and parallel 
parking.  

Below grade, a 48” water distribution pipe 
may limit options for re-alignment in a future 
campus-scale redevelopment on the Public 
Works / Everett Transit properties. 

NEIGHBORHOOD STREET
CEDAR STREET

Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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McDougall Avenue’s asymmetrical street 
section provides loading dock access and 
angled parking along its western edge and 
a mix of parking and frontage types along 
the its eastern edge.  South of 33rd, it is 
bounded on both sides by the ULI zone; 
North of 33rd, it is bounded on both sides by 
the UM zone.

In the near term, improvements north of 
33rd should be limited to the eastern edge 
to enable existing loading operations to 
continue.

NEIGHBORHOOD STREET
MCDOUGALL AVENUE

OVERHEAD POWER

SWALE

Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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Pine Street links the Public Works / Everett 
Transit campus to points north and south 
and acts as a seam, binding the Delta Hotel 
property to the neighborhood.  In the future, 
multiple mid-block crossings can enable 
convenient east-west pedestrian access 
and protected bike lanes can point riders 
towards the California Avenue/US2 bike 
facility and 33rd Street pedestrian bridge.

Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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The Paine Avenue Extension reinstates the 
former Paine Avenue ROW as a 42 foot wide 
zero-curb streetspace shared between 
people, bikes, and vehicles.  Intermittent rain 
gardens (bioretention and filtration swales), 
parallel parking stalls, and landscaped 
areas slow traffic.  The street dimension 
is designed to enable clear access for fire 
department aerial ladder apparatus, which 
increases the feasibility of high density 
development deep into the block.

The Paine Avenue Extension also provides 
a natural location for future below-grade 
parking garage access, away from the 
bustle of transit and freight traffic turning 
movements on 32nd, Smith, and 33rd.

Additionally, it provides a safe and secure 
pedestrian-oriented ROW for fronting ground 
related housing and/or small business live/
work spaces.  

Street type dimensions are approximate, based on City of Everett 
GIS curb and parcel data.
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TDM strategies
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Introduction

The transportation vision for the Everett Station District is to support future catalytic 
development and a vibrant community built around transit. District stakeholders seek to 
strengthen the Convergence’s solid bones with a high-quality pedestrian environment, 
exceptional access to local and regional transit, low stress bicycle and micromobility 
connections supported by world class end-of-trip facilities, and access to shared mobility 
resources and other transportation options. However, providing new connections, mobility 
options, and walkable streets is not enough to meet the mobility outcomes that the District 
envisions. Reaching this vision will require District stakeholders to execute a strategy that 
responds to several foundational questions:

• How should new transit and mobility options interact with manufacturing and industrial 
business in the district?

• How can the development opportunities support a pedestrian-first district that is transit-
oriented and reduces the need for parking?

• How might the development opportunities best connect people to both the multimodal 
transit center and downtown Everett?

• How can transportation demand management strategies and managed parking help 
catalyze development?

The primary transportation approach is to provide abundant connections, facilities, and 
incentives for people to walk, bike, take transit or share rides, while recognizing the needs 
of the manufacturing and industrial business community. The recommended strategic 
directions for transportation access, vital street development, and vehicle trip demand 
management will guide future detailed master planning for the study area and serve as the 
basis for many of the proposed infrastructure improvements.

The strategy also outlines phasing considerations that will help increase non-single 
occupancy vehicle (SOV) mode share, unlocking the sites’ potential to put people-first, and 
an assessment of how well the site concepts align with the transportation guiding principles 
(described in more detail in the full report).
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District stakeholders should set an aspirational mode-share target 
that aligns with the District’s equity and transportation principles. If 
an aspirational mode-share target is set, District stakeholders should 
pursue an aggressive TDM and parking management strategy that can 
drive transit ridership and reduce transportation emissions.

Source:  Everett Comprehensive Plan
 City of Seattle Commute Trip Reduction Strategic Plan 2019-2023
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Transportation Strategic Directions

Thoughtful site design and infrastructure development are critical to reduce the study area’s 
SOV mode share and ensure related community benefits. The sites should be designed to 
induce walk, bike, and transit trips. The following recommended strategies and investments 
will set a course for the site’s sustainable transportation future and are divided into four 
sections: transportation demand management (TDM), priorities for street investments, active 
transportation connections, and station access investments.

Transportation Demand Management

Across the United States, communities, regions, and employers have used transportation 
demand management (TDM) as part of other strategies to help manage growth, alleviate 
congestion, and encourage economic development. TDM can be a cost-effective way 
to reduce single occupancy vehicle (SOV) trips and entails a host of relatively low-cost 
strategies aimed at reducing the demand for transportation infrastructure and/or improving 
the efficiency of transportation systems. TDM is important in order to maximize the limited 
space available and free up more valuable space for people, open space, and recreational 
opportunities. Also, TDM directly responds to performance targets. The strategies, tools, and 
tactics used to manage demand should be responsive to how the District aims to perform. 
These strategies will never be static. Programming will change as the various development 
phases are completed, the community matures, and new transportation infrastructure is built.

Even though the city has an existing shared parking and off-street parking reduction policy 
in place, the District stakeholders should set a more aggressive parking reduction goal that 
aligns with the District’s equity and transportation principles. 

District TDM ordinance:

The City should adopt a development-review process to entice developers and private 
companies to implement robust, outcomes-based TDM programs. The City could also agree 
to higher densities and lower parking requirements in exchange for commitments from 
businesses to avoid exceeding limits on automobile commuting.

An alternative approach to parking reductions is to develop a parking maximum to ensure 
that parking supply does not exceed a set mode share target for SOV trips. Any additional 
access (person trip generation estimated from the development) could be accommodated 
by developers through payment in lieu of fees. In this case, developers pay fees into a district 
parking or traffic mitigation fund in lieu of providing the required parking on site (in this case, 
outside of the parking maximum). The payment could be based on the percentage of the land 
use program constructed on the site. The fees can then be used to deliver TDM programs, 
fund and construct centralized shared parking supply.
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District shared parking: 1

Shared parking is an approach to district parking that utilizes parking facilities jointly among 
different buildings or businesses in an area to take advantage of different peak parking 
characteristics. A shared parking approach aims to address the peak hourly parking demand 
districtwide, rather than the total cumulative parking demand for each land use. Proximate 
businesses that exhibit different peak parking demands also present an opportunity for 
shared parking arrangements. The City of Everett has an existing shared parking policy in 
place that allows different land uses to reduce the amount of off-street parking by enabling 
more efficient time utilization of parking resources. On November 4, 2020, the Everett City 
Council approved a zoning code update (effective as of November 24th) that provides 
additional clarity and guidelines for the City’s shared parking policy. This code gives provision 
for an additional parking reduction factor between 0.5 to 0.9 for varying multifamily land uses. 
A District-wide shared parking approach must be executed by a well-designed strategy 
that is centered on mobility and community outcomes, development phasing, and ongoing 
catalytic investments (e.g., Sound Transit North Link extension).

In general, effective shared parking arises from three kinds of opportunities that are largely 
unique to dense, urban districts:

• Captive Markets. Residents and office workers that walk, cycle, or take transit to nearby 
shops and services. 

• Off-Setting Peaks. To take advantage of parking demand that peaks at different times of 
the day, businesses that traditionally would restrict their facilities to on-site customers 
must make arrangements with other businesses—either directly or through a third-
party “broker”—that are both willing to share their facilities and offer excess capacity at 
beneficial times. 

• Park-Once Districts. Public policies and facilities that allow drivers to leave their cars 
in one place while they circulate amongst local destinations on foot (or bike share, or 
transit). 

Public-private partnerships can be utilized to establish a common pool of shared, publicly 
available spaces. Under public-private shared parking arrangements, spaces may be 
leased to the city by private operators or may be operated in a joint manner. These types of 
partnerships are particularly useful in places where there is a high demand for parking that 
is surrounded by large private parking supplies that are underutilized for much of the day or 
year.

1 A detailed shared parking analysis should be conducted as part of the project’s master 
planning phase.



delivery TDM strategies142

District parking and curb management:

District stakeholders should develop a district parking management strategy that optimizes 
existing off-street supply and curb zones through a parking and curb access hierarchy and 
regularly updated parking pricing. Curb spaces should be programmed to meet the mobility, 
access, loading, and public space needs of the District. The City parking should also begin 
work to set, monitor, and calibrate curb parking prices at rates that create a 15% vacancy rate 
on each block and consider eliminating time limits. By managing parking supply, the City can 
provide constant and convenient access to retail establishments while ensuring that parking 
supply is well-utilized by shoppers and other short-term visitors.

Parking revenue within the study area could be dedicated to public space improvements and 
transportation services that benefit the blocks where the revenue is collected. This could 
be managed by an access benefit district or other governing authority like a Transportation 
Management Association (see above). Parking revenue could support a universal transit pass 
program for District tenants, transit, pedestrian, and bicycle infrastructure and amenities, 
streetscape improvements, placemaking programs, and public space maintenance. 
Establishing a district parking management strategy would require installing multi-space, pay-
by-space parking meters for curbside and off-street parking resources within the site area. 

Access governance: 

An Everett Station area transportation management association (TMA) or a similar 
governance body can be established to promote the availability of transportation options to 
maximize person access, manage shared parking resources, and administer parking benefit 
district funding. The TMA, or other governance body, would act as an implementing agent 
of the a District TDM ordinance or programs and shared parking management as well as the 
City’s shifting parking management strategy.
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Figure 1: Shared parking models enable 
park-once district design.
Image from Nelson\Nygaard
parking that is surrounded by large private 
parking supplies that are underutilized for 
much of the day or year.
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Priorities for Street Investments

Streets within the district should provide a balance that address the needs of all modes. The 
following recommendations aim to provide priorities for street investments in the District.

Modal street priorities  
While all streets that connect to the study area should be designed as safe and walkable, the 
network as a whole should be designed and operated based on modal priorities. 
• Vehicular Access. Broadway, Smith Street, and Pacific Ave should all serve as key auto 

access streets, with 33rd Street, Hill Avenue, and Pine Street as secondary auto access. 
• Freight and Goods Access. Broadway and Pacific Avenue will continue to be important 

freight routes, with access to the West Site via 33rd Street and Smith Street and access 
to East Site via Pine Street and 33rd street. In the near-term, Hill Avenue will continue to 
serve freight needs.

• Transit Access. Transit priority should be maintained on Pacific Avenue, Smith Avenue, 
33rd Street, and Broadway. The City of Everett envisions McDougall Avenue as a 
future busway and its streetscape should prioritize transit and pedestrian movement in 
anticipation of that future use. 

• Active Transportation Access. Internal and shared street connections, including 32nd 
Street at the West Site and Cedar Street, 32nd Street, and 33rd Street at the East Site 
should prioritize pedestrian and bicycle movements. Enhanced bikeway connections to 
and through the District, including Smith Avenue, Pine Avenue, Paine Avenue/Wall Street, 
and Pacific Avenue.

Parking and delivery access

Parking on the catalytic development sites will be limited and shared between 
complementary land uses. Shared parking resources should be well-integrated into building 
design, located on the periphery of the site, accessed by key arterials and collectors 
including Pacific Avenue, Broadway, and Smith Avenue. Short stub connections should 
penetrate the site primarily to establish wide pedestrian connections into the site with a 
secondary function to provide access to parking structures and delivery sites. These stub 
connections are located at Paine Avenue extension (off of 33rd Street) at the West Site and at 
an undetermined location at the East Site (off of Hill Avenue or Pine Street).

Potential raised intersections

The site’s key multimodal portal along 32nd Street should be designed to manage traffic 
speeds and establish pedestrian and bicycle priority along the curbless pedestrianized 
connection. Raised intersections should be considered at locations that prioritize walking and 
biking—particularly at Smith Ave and 32nd Street and at Paine Avenue and 32nd Street.
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Figure 2: Parking and curb strategies, 
demand-responsive parking pricing, and 
access hierarchies can help manage access 
and fund mobility programming throughout 
the Everett Station District.
Image from Nelson\Nygaard

Sharing the road with freight.

Industrial uses will continue to operate in the District, and street designs should 
accommodate truck movements. As stated earlier, Broadway and Pacific Avenue will 
continue to be important freight routes, with site access from 33rd Street, Pine Street, and 
Hill Avenue in the near-term. Ensure turn-radii accommodate truck turning movements, 
adequate lane widths for wider vehicles, and clear truck wayfinding along these corridors. 
These recommendations maintain access for existing businesses and to service future 
developments. 
Safety among all modes is critical to the success of the District. Improved pedestrian and 
bike facilities increase the predictability of their movements for freight and transit operators 
and other drivers. Protected bike facilities, especially along links that are critical for freight and 
transit movements, separate people biking from people driving. Intersection and crossing 
improvements that dedicate space for active transportation modes enhance the safety for 
those crossing the street.
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Active Transportation Connections

The study area’s concentration of housing, retail, office, and transit connections will generate 
a large number of walk, bike, and other micromobility commute and non-commute trips. For 
the sites to accommodate anticipated growth and limit auto access, world class bicycle 
and pedestrian connections will need to be established and future development will need 
to provide amenities that support bike and walk trips. These investments will set apart the 
Everett Station District as a center for non-motorized transportation innovation. 

Creating the loop

Creating an active transportation “loop” that links the two sites encourages people to walk 
and bike and increases overall connectedness. This is especially important to support non-
SOV targets by increasing first- and last-mile connections from the Everett Station transit 
hub. Recommendations include improved connections to the 33rd Street pedestrian bridge 
on both the East and West sites, active transportation improvements along Pacific Avenue 
and Smith Avenue to get people to Everett Station from the north, and a potential new 
crossing near the station that shortens the distance between crossing opportunities. The 
loop should be designed for safe pedestrian movement by including wayfinding, pedestrian-
scale lighting, and safe crossing infrastructure like rectangular rapid flashing beacons.

Figure 3: The Loop would enhance 
pedestrian and bicycle access between the 
West Site, East Site, and Everett Station
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Pedestrianized or shared streets

Both the West and East sites include streets that could be prioritized or exclusively used for 
pedestrian and bicycle movements. Shared streets prioritize the pedestrian experience and 
support safe crossing and are encouraged on several of the streets. Explore the feasibility 
of shared or pedestrian-only streets on Cedar Street and 32nd Street on the East Site and 
32nd Street at the West Site. Limited vehicular traffic and potential adjacency to open space 
or active frontages make these ideal candidates.  Shared streets can also be designed as 
curbless travelways that are flush from lot line-to-lot line. Provide a bicycle and pedestrian 
only connection between 32nd Street and 33rd Street, or on 32nd Street if development 
cannot finance such a public investment to act as a connection to Everett Station. 

All ages and abilities bike connections

The Everett Station District does not have any existing bicycle facilities that are all ages 
and abilities. All ages and ability facilities provide a higher level of separation from moving 
vehicles to increase the safety of the facility and appeal to a broader range of bicyclists. To 
provide connectivity between the East Site and the West Site, ensure an all ages and abilities 
connection along Smith Avenue and Pacific Avenue and that any improvements for people 
biking extend into the East Site.

In addition, it is recommended a coalition of stakeholders be convened to explore key all ages 
and abilities bicycle connections or upgrades to connect the following locations:

• Paine Avenue and Wall Street into Downtown 
• Fulton Street to California Street
• Smith Avenue to South 3rd Avenue
• Additional I-5 and railroad track crossings between the existing crossings at 33rd Street 

and 41st Street
• Interurban trail connections
• US 2 trail connections

To the Snohomish Riverfront &
SR2 Trestle Trail
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Station Access Investments

Whether accessing the catalyst sites or not, thousands of people will access Everett Station 
and the transit center as a point of departure and arrival every day. In addition to existing 
transit service, future transit system enhancements will further increase transit capacity and 
access to the region with the addition of Link Light Rail. Several key transit investments are 
recommended to better align the sites with local and regional transit services.

Everett Station access

• Transit partners should use the opportunity of Link construction staging to rethink transit 
routing and stop locations to meet the mobility needs of a growing urban neighborhood 
that is no longer just commuter focused. Delivering this recommendation would need 
to be coordinated with local stakeholders and Link extension Environmental Impact 
Statement (EIS) project team. 

• In addition, new connections and crossings will be needed to enhance access to 
transit amenities like Everett Station, transit exchange, and future Link Light Rail. The 
improvements also provide more predictable movements for people walking and biking 
to people driving or delivering goods.  They include:

• Exploring 32nd Street pedestrianization with the front door of Everett Station 
• Improving the multimodal connection along Paine Avenue and Wall Street into 

Downtown
• Loop connections for people walking and biking along Smith Avenue and Pacific Avenue
• End of trip facilities
• Pedestrian improvements along 33rd Avenue to connect to the existing pedestrian 

bridge

Shared mobility

Shared mobility is the shared use of a vehicle, bicycle, or other transportation mode. It is a 
strategy that allows users to access transportation services on an as-needed basis. The 
goal is to develop a series of shared mobility options connected to transit, offering residents, 
employees, and visitors’ access to car share, shared micromobility, and ride-hailing services 
as an alternative to auto ownership and use. This will lead to reduction in SOV trips and need 
for parking. Recommendations for shared mobility within the sites include:

• Assign designated passenger pick-up/drop-off zones throughout the District to support 
safe loading activities for ride-hail and other for-hire services.

• Work with car share operators to invest in turn-key one-way and/or two-way services.
• Strategically locate shared bike and scooter parking for people to use as a first-last mile 

connection.
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Mobility wallet

Additionally, to create a well-integrated system where residents and employees can use 
multiple modes with ease, the city can put in effect a mobility wallet strategy. Mobility 
wallets are a bundle of transportation products for sustainable modes, purchased in bulk 
by a facilitating organization like a TMA (described earlier), and made available to residents 
and employees for free or at discounted rates. Mobility wallets extend the universal transit 
pass concept even further by providing residents not only transit passes but a wide range 
of sustainable mobility options, such as car share or bike share memberships, ride-hail, or 
on-demand carpool discount codes. Providing a flexible stipend, rather than a specific transit 
pass, maximizes residents’ transportation options by using a wider range of mobility services 
to meet a wider range of travel needs, and maximizes the likelihood of choosing non-driving 
options. The added flexibility of mobility wallets allows residents to choose the sustainable 
option that best suits their travel need at any given time, which may vary according to trip 
purpose, time of day, or other factors.

The TMA or the City can help developers to provide residents and employees with a monthly 
“mobility wallet,” an account-based system that distributes stipends of $100/month to be 
used on any combination of transit (e.g., Everett Transit Pass, ORCA Card), car share (e.g., 
Zipcar, Getaround), carpool (e.g., Scoop, Waze Carpool), scooters or bike share (e.g., Lime). 
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Figure 4: Mobility hubs can include a variety 
of features depending on their context and 
available space and resources. This typically 
involves a combination of sustainable 
transportation options, clear wayfinding, 
transit information, street furniture, electric 
vehicle charging infrastructure, secure bike 
parking, and space for food vendors.
Image from Nelson\Nygaard

Mobility Hub Program

Mobility hubs are places where multiple travel options come together, along with supportive 
amenities, services, and technology. They are typically located around transit stops and 
stations with the goal of providing seamless first-last mile solutions — to deliver commuters 
from transit stop to destination. Mobility hubs can vary in size and supportive amenities, 
services, or technology in support of the overall mobility network. For example, a mobility hub 
could be located near Everett Station with clearly marked areas for bike share, carshare, and 
passenger loading. Mobility hubs reduce the need for parking, extend the reach of transit, 
and make all available transportation options more useful than they would be on their own. 
Placing transportation options and services near shared parking increases awareness of 
these alternatives and encourages people to park once and use other modes to complete 
their journey. Place mobility hub amenities in proximity to existing transit services at the West 
Site as well as centrally located at the East Site to facilitate first- and last-mile connections to 
transit.
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End-of-trip Facilities

The active transportation network within the sites will not be complete without amenities 
that allow people walking and bicycling to complete their trip. The following recommended 
elements should be integrated as part of an aggressive TDM strategy requiring residential 
and commercial developments to integrate end of trip amenities into their development 
programs. These elements can also be integrated and co-located with mobility hubs.

• Short-term bike parking: Bicycle racks with two points of contact to bike frames that are 
located in well-lit, preferably covered locations. These facilities are intended to serve 
short duration trips (i.e., generally less than two hours). 

• Long-term bike parking: Indoor, key-access bike parking rooms with vertical racks that 
are generally intended for residents or employees accessing buildings for more than two 
hours. These enclosed, pooled bike parking resources could include rooms, compounds, 
and outdoor built areas that can be fitted with a roof for added security and weather 
protection. 

• Showers, lockers, and changing rooms: Basic shower facilities available in the early 
AM and late PM. Likely tied to the shower facility, locker rooms should be key or code 
accessed. 

• Maintenance facilities: Either located in long-term bike parking locations or near short-
term bike racks, basic bicycle repair tools, or a bicycle repair shop should be provided to 
ensure safe operation of bicycles. Tool resources could include a floor pump, puncture 
repair kit, spare tubes and set of Allen keys, spanners, and screwdrivers and could be 
located at bike parking areas.

Figure 5: Covered bike parking structure 
complete with repair tools and bike tire 
vending machine should be integrated as 
part of the District’s public realm.
Image from Nelson\Nygaard
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Phasing Considerations

With site development anticipated to occur in the West Site in Phase 1, several phasing 
elements should be considered.

Redevelop Near the Station

Given its position as an intermodal transit center, Everett Station will provide daily transit 
activity levels that can be leveraged to activate public spaces. Explore public realm 
enhancements near Everett Station that connect to elements like a pedestrianized access 
on or between 32nd Street and 33rd Street or the Loop active transportation connection.

Reevaluate and Share Parking Resources

The catalytic site and Link station/guideway construction period is an excellent time to 
reevaluate District parking needs. District stakeholders have several tools available to 
overcome the temporary and potentially permanent loss of surface parking lot and Park & 
Ride capacity during construction without replacing spaces at a 1-to-1 ratio. As the District 
is currently over supplied with parking relative to demand, there are strategies that can be 
explored to ensure the real estate adjacent to Everett Station achieves its highest and best 
use—even as District population and employment grows over time. Recommendations 
include the following:

• Explore opportunities to invest in other access services to eliminate the need to replace 
and operate parking. 

• Test new and innovative mobility solutions focused on station access, including on-
demand shuttle and shared micromobility services.  

• Price parking to manage demand and pay for access services, including charging a fair 
market price for using Sound Transit parking supply for non-transit uses.

• Share parking resources with other area land uses to ensure parking utilization is 
maximized during off-commuter peak parking periods and revenue is captured to further 
subsidize station access services and amenities.

The City and ESDA should work with public and private property owners—including Sound 
Transit—to identify and develop one or more workhorse shared parking facilities. The District 
should take advantage of parking demand that peak at different times of the day (e.g., transit 
and office during the day, retail during the evening and residential overnight) and times of 
the week (e.g., weekend peak needs) to avoid an overabundance of unoccupied parking 
spaces. Potential considerations for successful shared parking resources include assessing 
time-of-day parking needs, balancing transit and non-transit uses, exploring time-limited 
spaces during certain times of the day or week, and allowing overnight parking. Additional 
considerations for using Sound Transit parking supply should be in place so that park and 
ride transit users take precedence over others for parking spots. 
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Integrate Mobility Hub Features

Public and private project stakeholders should leverage development opportunities to 
integrate mobility hub features into early phases of the development. Features like long-term 
bicycle parking, showers, and repair facilities, work to increase transit ridership by expanding 
the non-motorized commute-shed for the station.

Prioritize Key Street Investments

In the near-term, maintain freight access along the streets indicated above. The active 
transportation network within the sites will not be complete without amenities that allow 
people walking and bicycling to complete their trip. The following recommended elements 
should be integrated as part of an aggressive TDM strategy requiring residential and 
commercial developments to integrate end of trip amenities into their development 
programs:

• Extend Paine Avenue to 33rd Street. The Paine Avenue extension is an important 
initial street connection that should occur in the first phase of development. It allows 
development access to the West Site and extends the pedestrian and bicycle 
connection from downtown by providing access from Wall Street to 33rd Street.

• Provide Active Transportation- Only Connections. There is an opportunity to provide 
pedestrian and bicyclist connections through or adjacent to the West Site. Explore 
opportunities on 32nd Street as a gateway to Everett Station, or between 32nd Street 
and 33rd Street. Any improvements should be timed with the project phases along that 
segment. This provides more opportunities for activation from adjacent residents and 
retail.

• Improve walking and biking along Pacific Avenue. Pacific Avenue is uncomfortable for 
pedestrians where high-speed traffic runs close to the narrow sidewalk. Widen the 
connection to accommodate both people walking and biking on the south side of the 
bridge to improve the connection between the West Site and the East Site.

• Smith Street loading. Smith Street will continue to play a role for transit connections and 
pick-up and drop-off. Ensure design for the West Site take these uses into consideration 
as Phase 1 moves forward.

• Connections to Downtown. Target active transportation improvements along Paine 
Avenue and Wall Street to improve the connection to downtown. Design the Pacific 
Avenue underpass to be more hospitable to pedestrians through activation, public art, or 
lighting. Provide a separated bike connection to safely move people biking. Improve the 
crossing as Wall Street and Broadway to provide more waiting area for pedestrians and 
be more responsive to people walking and biking. 
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Leverage Development Opportunities to Build the Loop

Ensure active transportation connections are built during the early phases of the project 
to provide access to transit, housing, jobs, education, and open space. Critical Phase 
1 connections include the Pacific Avenue expansion, improving access to the existing 
pedestrian bridge along 33rd Street, and Smith Street pedestrian improvements. The 
connection through the East Site would be constructed in later phases. This would mean 
an interim Loop connection may be needed which could use existing facilities east of the 
tracks, focusing interim investments on wayfinding and the transition between Phase 1 
improvements and existing infrastructure.
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Alignment with Transportation Guiding Principles

The transportation guiding principles were developed with input from two transportation 
focus groups to guide the transportation recommendations. Below is a high-level 
assessment of the initial site design. 

Network Sustainability

The sites aim to provide additional redundancy and connectivity of the street network as they 
weave the District back into the City. This includes the designation of street typologies (see 
page 85) which provide an understanding of routes for all modes, new street extensions, and 
improved connections for people walking and biking.

Pedestrian Permeability

The existing catalyst sites and their surrounding context limit through connections for 
pedestrians. The scenario includes improving and adding pedestrian connections that 
integrate the east and west sites, directly connect to Everett station and other transit 
connections, and improve access to the existing pedestrian bridge. The scenario should 
also aim to improve connections and access to adjacent neighborhoods and downtown. 
Pedestrian desire lines should be taken into consideration when designing future facilities.

Bike Network Supportiveness

The recommended scenario provides bicycle facilities suitable for people of all ages 
and abilities. Connections focus on connecting the bifurcated sites with improved active 
transportation connections along Pacific Ave and end-of-trip facilities for people riding bikes.
 
Shared Parking Potential

While the Plan only addresses shared parking at a concept level, the mix of land use 
designations in the concept development can support a shared parking strategy. Further 
shared parking analysis is needed to refine and optimize land uses for shared parking and to 
determine the extent of potential shared parking application.

To take advantage of parking demand at different times of the day, businesses that 
traditionally would restrict their facilities to on-site customers must make arrangements with 
other businesses – either directly or through a third-party “broker” — that are both willing to 
share their facilities and offer excess capacity at beneficial times. While it is well within the 
capacity of formal and even informal shared-parking arrangements to capture much of the 
benefits of off-setting peaks, their ad hoc nature limits their district-wide impact. Similarly, 
to projected trip generation, future parking demand is also subject to be impacted by the 
consequences of COVID pandemic.
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Mode Share Target Viability

The Everett Comprehensive Plan (2015) includes the 2010 mode split for the Downtown 
Regional Center which includes Everett Station District and the 2035 target, as shown in 
Table 1. A city’s mode split targets set the pace for how that city wants to reduce auto-
dependency and single occupancy trips. The City has set a 46% non-SOV mode share 
target for Downtown (including the Everett Station District). Making investments in world-
class walking and biking infrastructure, transit service, transit access, and TDM programs are 
needed to achieve this goal. 

Table 1
Everett Comprehensive Plan (2015) Mode Split Targets for Downtown Regional Center

While a 46% non-SOV mode share target is satisfactory, District stakeholders should 
set a more aspirational mode-share target that better aligns with the District’s equity and 
transportation principles. If an aspirational mode-share target is set, District stakeholders 
should pursue a more aggressive TDM and parking management strategy.

A robust traffic analysis was not conducted during this phase of the project, but it is 
instructive to understand how the scenario will generate daily vehicle trips. The development 
programs and high-level trip generation estimates for the scenario phases are summarized in 
Figure 7. Results are shown for both “business as usual”, which assumes current mode share 
split does not change over time (68% SOV, 32% non-SOV), and when City of Everett mode 
share targets are achieved (54% SOV, 46% non-SOV). Overall, we would see a 20.5% trip 
reduction between the two scenarios. 

If current mode splits are sustained, the network would need to accommodate more vehicle 
trips than generated by the 46% non-SOV mode share scenario. This increase would not only 
degrade intersection performance, but it would also increase demand for parking, reduce 
transit reliability, and contribute to a less vibrant Everett Station District. For this reason, the 
City should limit drive alone trips potentially generated by new development by aggressively 
limiting parking, requiring robust transportation demand management strategies, and 
partnering in pedestrian and bicycle infrastructure improvements.

Mode 2010 20352 

Drive alone 68% 54%

Carpool 10% 10%

Transit 14% 20%

Walk/Bike 8% 16%

2 Puget Sound Region Council, “Growth Targets and Mode Split Goals for Regional Center,” 
July 2014
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Alignment with Future Transit Investments

The scenario should provide high quality pedestrian and bicycle connections to Everett 
Station, the bus exchange, and future Link Light Rail station. It includes a direct shared street 
connection to Everett Station, pedestrian pathways that connect between trip generators 
and transit facilities and improved active transportation access across the railroad tracks.

Figure 6: Daily SOV trip generation 
comparisons for business as usual versus 
non-SOV mode share target achieved 
(values have been rounded off to the nearest 
thousand).3 

3 Trip generation analysis does not include internal trip capture and detailed TDM 
reduction factors.

A detailed traffic analysis will need to be completed as part of the Master Planning process 
to determine the demand on the overall street network. Also, to note that the projected trip 
generation is based on pre-COVID scenario and may be impacted by COVID pandemic.
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financing and implementation
a phased approach



delivery financing and implementation162

Implementation

A phased approach

Near-Term 
Example Catalyst Project on the Depot Property

The Depot Property is adjacent to City-owned Parking Lot A and can be considered part 
of the West Property. It is being explored for acquisition by Housing Hope for development 
of the 21,000 SF early childhood education center, 70 units of affordable housing and a 
28,000 SF Housing Hope office headquarters, making over $70 million investment to the 
neighborhood. Housing Hope plans to finance the housing project through a range of 
affordable housing finance resources. In large part due to the pioneering nature of the uses in 
this location, the office building and the early learning components will require a substantial 
capital campaign to attract philanthropic dollars. The consultant team estimates that Housing 
Hope will need to fill an approximately $11-12 million financial gap – approximately $6.5 
million funding gaps on the office, and $5 million gap on the early learning center. 

In addition to the envisioned programs on the Depot property, Housing Hope has worked 
with ESDA and Neighborhood Business Collaborative to convene a group of service 
providers that would activate the ground floors of future developments on the West Property 
to bring needed neighborhood amenities such as a library, a grocery store, a bike shop, 
and an incubator for local businesses and startups (the “Convergence Place Concept”). 
Given subsidized rent, the consulting team estimated that there is a $7 million gap of the 
Convergence Place concept that needs to be filled. Housing Hope may be able to find public 
or philanthropic subsidies to bridge the gap, and the City may also incentivize developers to 
include certain elements in the development program through the City’s public disposition 
process by placing encumbrances on the properties while offering discount on land price. 

Housing Hope is exploring the possibility of using new construction methods and materials 
such as mass timber for the office and childcare center. These methods and materials have 
a cost-premium in the near-term but generate numerous health, wellness, sustainability, and 
economic benefits for occupants and businesses in the long-term. At the same time, savings 
from shorter construction timeline and lower tenant improvement costs, and potential rent 
premium that tenants are willing to pay will likely balance out the higher upfront construction 
costs. The consultant team has contacted several general contractors that specialize in 
mass timber and have incorporated those estimates into the cost assumptions.

Invest in Public Realm and Infrastructure Improvements 

In the “Recommendations for Action”  section, the consulting team has identified several 
desirable public realm and infrastructure elements that the City could invest in that would 
help both Housing Hope’s projects and those of subsequent developers:

• Bike Hub at the Existing Everett Station Employee Parking Lot with a Station Green or 
with a phased pedestrianization of 32nd Street into a community plaza.

• Paine Avenue ROW Extension through Parking Lot A between 32nd Street and 33rd 
Street
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Mid-Term 
Invite Market Participation for Development on Parking Lot A

The future Light Rail and Housing Hope’s catalyst project present an opportunity for the City 
of Everett to participate in the near-term activities in the area. Despite market conditions 
making it unlikely that near-term development would use all of the zoned capacity on 
the property, there is a strong argument to be made that near-term (2-3 years) property 
solicitation on Parking Lot A (for sale or lease) is prudent. First, there will likely be interest in 
the property for both low-rise live-work townhomes and mid-rise podium style apartments 
in the near-term, which can potentially bring in 140 to 280 units of market-rate residential 
units and $38-66 million investment. Second, demonstrating momentum in the area can 
help Housing Hope’s capital campaign, which can, in turn, support more investment in the 
district. Third, from a policy perspective, there is plenty of developable land in the area. As 
such, holding out for higher density development in the future could come at the expense 
of developing a “drumbeat” of activity in the area to help, eventually, realize the higher values 
needed to support higher density development.

The City can issue an offering to solicit development partners and invite the market to 
respond to the vision and goals for the District to determine what exactly to build. The 
consultant team estimates that current land value in this neighborhood is around $32-$37 
per land square foot (or approximately $4-$5 million for the Parking Lot A property).

Long-Term 
East Property – Opportunity for Institutional Campus

The 16-acre City-owned East Property is unique in its scale and proximity to transit. While 
the property is utilized for industrial uses, in the long-term, with improved public transit 
access, these properties are well positioned for a range of uses. We understand that, for 
some period of time, the City of Everett is reserving the property for use by an institutional 
(education, medical, etc.) or corporate office or research and development use.  Embracing 
and promoting a vision for the District could enhance marketing to such users.  Given the 
scale of development opportunities in the District, employing a “portfolio strategy” and 
mixing near-term, more incremental development (West Properties) and a much larger, single 
user opportunity makes sense, recognizing that it may take years to identify and recruit a 
one or more desired users to the East property. As conditions evolve, and if a user is not 
identified over some period of time, the approach to the East can be re-evaluated. As of 
now, the opportunity cost of reserving the property for an institutional user is low. When the 
opportunity comes, the City can consider a long-term ground lease to retain ownership of 
the properties or a land disposition.
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parking
converting surface parking to development 

This section provides an overview of how Park and Ride Lot A may be 
made development-ready, including
• A summary of the operational context for publicly-owned parking;
• The existing level of parking utilization in the Everett Station area; 
• The strategies that may enable parking replacement; and, 
• The next steps for implementing change.
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Introduction

The transportation vision for the Everett Station District is to support future catalytic 
development and a vibrant community built around transit. At present, the built environment 
directly surrounding Everett Station is dominated by surface parking. There are five nearby 
parking lots, three that are park-and-ride facilities (West, South, and East lots) and two which 
are permitted lots (North and NW) for people working at Everett Station.
Park-and-ride facilities play several roles that support transit systems such as increasing 
access to transit, expanding the reach of the regional transit system, and providing a revenue 
source for transit operations. However, parking at transit stations also presents important 
tradeoffs:
• Land near transit is valuable, and that “value” can be leveraged with uses other than 

parking facilities.
• Existing minimum parking requirements and replacement parking policies result in 

“overparked” developments at transit stations. In many instances the existing parking 
minimums and the associated costs to build the required parking often prevent a project 
from being financially feasible.

• Transit-oriented development (TOD) offers substantially more benefits than parking 
facilities alone, including higher transit ridership, increased use of alternative modes, 
limited car ownership, reduced vehicle miles traveled and emissions, and increased 
efficiencies in energy use, as well as the opportunity for increased property tax revenue

• Parking facilities at transit station are often underutilized in the off-peak.
• They detract from the sense of place and can present personal security risks.

District stakeholders have identified the West Site Park and Ride facility (Lot A), which has 
capacity for 242 cars and occupies approximately 97,400 sf (2.24 acres) located directly 
across the street from Everett Station, as a potential site that could be redeveloped as a 
transit-oriented development (TOD). Given its location, district stakeholders imagine that it 
could serve as a catalytic development to spur future TODs in the area.

If the West Site lot were redeveloped, one option would be to replace the 242 stalls at a 
1-to-1 ratio. However, a 1-to-1 parking replacement strategy does not necessarily align 
with the larger vision for the Everett Station District as a vibrant community built around 
transit. District stakeholders are interested to know whether some of the parking stalls 
can be permanently eliminated, rather than replaced, if the West Site lot is converted to a 
TOD and what would need to happen in order to convert the site. This section provides a 
high-level assessment of the feasibility of this by examining the current operational context 
of the West Site lot and historical parking utilization between 2009-2019. It also outlines 
several strategies that can be used to support the elimination of parking stalls, as well as 
recommended next steps.
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It’s time to prioritize people over parking
As ST3 begins its station area planning process, it is 
imperative that the evaluation of alternatives transition 
away from ridership models based on vehicle trips and 
the availability of park and ride parking stalls, and instead, 
towards ridership models that focus on pedestrian and 
bicycle trips and the growing residential and employee 
population nearby. 
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Redeveloping West Site Park and Ride

What is the operational context of the West Site Park and Ride and 
how will it impact the potential for site conversion?

Site Ownership
Everett Station and the surrounding lots are all part of a 10-acre site that was developed with 
funds from the Federal Transit Administration (FTA). The FTA made a 50-year investment 
in the site in 2000 and retains 80% financial interest in the entire site, except the 90-stall 
expansion that was completed in 2019, for the duration of the investment, about 50 years 
of expected life. The purpose of Everett Station, as defined by the FTA, is to serve as a 
transportation hub and provide transit parking. The FTA also made the original determination 
about the number of parking stalls needed, which they deemed was close to 1,000. That 
requirement is now fully built out.

Due to this operating structure and the FTA’s ongoing financial investment, Everett Transit 
must get approval from the FTA to make any changes. For instance, when Everett Transit was 
restriping a lot to create accessible parking spaces, they had to get FTA’s approval because 
they were changing the total number of parking stalls. The FTA is very engaged with anything 
that happens at Everett Station, including changing the vendor of the café on the ground 
floor.

Any development on West Lot A would first require the FTA to agree to a development 
proposal that likely includes a separation of that parcel. The FTA has previously indicated 
willingness to have a conversation about this, and they have expressed support for the 
conversion of surface lots to TODs, particularly when the lots are underutilized. In order to 
consider a development proposal, the FTA would need to receive a well-defined proposal in 
writing from Everett Transit/City of Everett. The proposal might also have to include a way to 
satisfy FTA’s financial interest in the property. For example, if a development proposal were 
approved by the FTA, the City or other developing agency might have to compensate the 
FTA for their share/interest in the Lot A parcel, depending on the terms of agreement. There 
may also be other ways to satisfy the federal interest in the parcel, but there would need to be 
specific provision for that compensation and, most importantly, the FTA would have to agree 
to the compensation.

Other Liabilities and Agreements
Everett Transit has a financial agreement with Sound Transit for use of Everett Station. Sound 
Transit currently pays for 68% of the operating costs of the exterior of Everett Station. They 
have also agreed to run any changes that would impact parking by Sound Transit. Previously, 
144 of the 242 parking stalls in Lot A were committed to Sound Transit in the operating 
agreement but Everett Transit and Sound Transit are renegotiating the contract and that 
requirement is being removed.
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Operating Challenges
Everett Station has struggled to lease all available space in the building, and it has never 
been fully occupied. Because space rental is the primary revenue stream, Everett Station 
continues to be a financial drain for Everett Transit. Current building tenants are important 
community partners, such as WorkSource, and the rental rate structure is a compromise to 
continue housing these partners and create some revenue, as opposed to having to pay for 
and maintain vacant space. However, the long-term maintenance costs for the building are 
substantial.

The building is heated using natural gas, and it is expensive to keep the building sufficiently 
heated with the transit activity on the first floor. Cleaning costs are also substantial given the 
size of the building and the fact Everett Transit houses the only public restroom in the area. 

The implications of that are higher operating costs such as the current practice of cleaning 
the restroom every 30 minutes on average. Everett Transit has done what it can to minimize 
electrical charges, but there is not much more to be done to reduce operating costs.
They have also struggled to attract tenants over the years. Some potential tenants have 
indicated feeling unsafe around Everett Station, and Everett Transit is regularly having to find 
ways to manage that perception.

Future of Transit in Snohomish County and Implications for Everett Station
There have been on-going discussions about the potential of merging Community Transit 
and Everett Transit. A consistent message from Community Transit is that they are not 
interested in taking over responsibility for Everett Station. As a result, the station is very likely 
to stay with the City of Everett and a primary source of revenue, the transit sales tax, could 
disappear, creating an even greater burden on the financial situation of the city.
Sound Transit is just beginning work on Link extension to Everett, but, at present, Lot A is not 
under consideration as a potential portion of the alignment or station location.

Potential Financial Benefits of Site Conversion
In addition to the other benefits that TODs afford, the conversion of the West Site lot to a 
TOD could provide an opportunity to put Everett Station in the black. Everett Station needs 
to create new revenue streams, and for the reasons stated above it is unlikely that any new 
revenue will be created by changing the structure of the rental space. Options need to be 
considered from other sources. One possibility is to increase the amount of land dedicated to 
creating revenue, for example by overbuilding surface parking lots with housing, or eliminating 
surface parking in some locations altogether for housing. A consideration for parking is to 
ensure there is just enough parking to keep the core mission of the present Everett Station 
building supported.
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City of Everett and a primary source of revenue, the transit sales tax, could disappear, creating 
an even greater burden on the financial situation of the city.  

Sound Transit is just beginning work on Link extension to Everett, but, at present, Lot A is not under 
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Potential Financial Benefits of Site Conversion 

In addition to the other benefits that TODs afford, the conversion of the West Site lot to a TOD 
could provide an opportunity to put Everett Station in the black. Everett Station needs to create 
new revenue streams, and for the reasons stated above it is unlikely that any new revenue will be 
created by changing the structure of the rental space. Options need to be considered from other 
sources. One possibility is to increase the amount of land dedicated to creating revenue, for 
example by overbuilding surface parking lots with housing, or eliminating surface parking in some 
locations altogether for housing. A consideration for parking is to ensure there is just enough 
parking to keep the core mission of the present Everett Station building supported. 

What is the parking utilization of the West Site lot? 
There are five parking lots serving Everett Station, two of which are permitted lots (North and 
NW) and three which are park-and-ride lots (West, South, and East). Between the five lots, there 
are a total of 1,070 parking stalls (Table 1). Parking is free of charge. 

Table 1. Everett Station Parking Lots and Parking Space Capacity 

Lot Type Spaces Totals 
Percent of 

Total 

North Permit 101 
155 

9% 

NW Permit 54 5% 

West Commuter 242 

915 

23% 

South Commuter 241 23% 

East Commuter 432 40% 

Total Parking Stalls 1,070 100% 
 

Utilization 
Parking counts are taken at least once a day on weekdays, typically between 7-8am. (A second 
count occurs in the early evening but provides little insight into the maximum utilization of the 
surrounding parking.) Occupancy data is available for each site from January 2009 through 
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What is the parking utilization of the West Site lot?

There are five parking lots serving Everett Station, two of which are permitted lots (North and 
NW) and three which are park-and-ride lots (West, South, and East). Between the five lots, 
there are a total of 1,070 parking stalls (Table 1). Parking is free of charge.

Table 1. Everett Station Parking Lots and Parking Space Capacity

Utilization
Parking counts are taken at least once a day on weekdays, typically between 7-8am. (A 
second count occurs in the early evening but provides little insight into the maximum 
utilization of the surrounding parking.) Occupancy data is available for each site from January 
2009 through December 2020. We analyzed the daily weekday AM utilization rate of the West 
Site lot between 2009-20193, as well as the four other nearby lots.

Looking at the average annual utilization of the five lots from 2009-2019, the West Site lot 
has been at or near capacity consistently (Figure 1). The other two commuter lots, South and 
East lots, have experienced steady increases over the years and averaged more than 80% in 
2018 and 20194. The average monthly utilization between 2009-2019 (Figure 2) provides a 
more nuanced look at the parking trends.

The two permitted lots, North and NW, have average utilization rates of between 55-65%. 
However, the daily AM count may not be capturing peak utilization. Because the permit lots 
are serving people who are related to tenants at Everett Station, as opposed to commuters, it 
is possible that the lots see higher utilization rates later in the morning.

3 While daily utilization rates are available for 2020, we are excluding them from our  
analysis due to the extenuating circumstances associated with the COVID-19 pandemic. 
We also only analyzed the AM count data since we did not receive consistent PM count 
data for the same time period.

4 East Lot opened in June 2009. The addition of 432 new stalls helps explain the steep 
drop in the average utilization between January and July 2009 (Figure 2). The average 
utilization rates began to steadily increase again after the East Lot opened.



CONVERGENCE AT EVERETT STATION STUDY | WEST SIDE PARK AND RIDE STRATEGY 

 

Nelson\Nygaard Consulting Associates, Inc. | 5 

December 2020. We analyzed the daily weekday AM utilization rate of the West Site lot 
between 2009-20191, as well as the four other nearby lots.  

Looking at the average annual utilization of the five lots from 2009-2019, the West Site lot has 
been at or near capacity consistently (Figure 1). The other two commuter lots, South and East lots, 
have experienced steady increases over the years and averaged more than 80% in 2018 and 
20192. The average monthly utilization between 2009-2019 (Figure 2) provides a more nuanced 
look at the parking trends. 

The two permitted lots, North and NW, have average utilization rates of between 55-65%. 
However, the daily AM count may not be capturing peak utilization. Because the permit lots are 
serving people who are related to tenants at Everett Station, as opposed to commuters, it is 
possible that the lots see higher utilization rates later in the morning.  
 

 

 
 

 

 

 
1 While daily utilization rates are available for 2020, we are excluding them from our analysis due to the extenuating 
circumstances associated with the COVID-19 pandemic. We also only analyzed the AM count data since we did not 
receive consistent PM count data for the same time period. 
2 East Lot opened in June 2009. The addition of 432 new stalls helps explain the steep drop in the average utilization 
between January and July 2009 (Figure 2). The average utilization rates began to steadily increase again after the 
East Lot opened. 

Figure 1. Average Annual Utilization 2009-2019 (All Lots – AM Count) 

0%

20%

40%

60%

80%

100%

120%

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019

North Lot NW Lot West Lot A South Lot  B East Lot Total (Commuter Lots)

CONVERGENCE AT EVERETT STATION STUDY | WEST SIDE PARK AND RIDE STRATEGY 

 

Nelson\Nygaard Consulting Associates, Inc. | 6 

 

  

 

Looking at the average weekly utilization rates in 2019, the commuter lots experienced steady 
demand with predictable drops in utilization around holidays (Figure 3). Unutilized capacity across 
the three commuter lots in 2019 was typically between 10-12% (Figure 4). February 2019 
appears to be an outlier but three weekdays in that month are missing data, and parking numbers 
dipped around the President’s Day holiday. Overall, the parking utilization rates indicate that the 
commuter lots were well-utilized prior to the pandemic. 

Figure 2. Average Monthly Utilization 2009-2019 (All Lots – AM Count) 
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Figure 1. Average Annual Utilization 2009-2019 (All Lots – AM Count)

Figure 2. Average Monthly Utilization 2009-2019 (All Lots – AM Count)
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Figure 3. 2019 Average Weekly Utilization (All Lots – AM Count)

Looking at the average weekly utilization rates in 2019, the commuter lots experienced 
steady demand with predictable drops in utilization around holidays (Figure 3). Unutilized 
capacity across the three commuter lots in 2019 was typically between 10-12% (Figure 
4). February 2019 appears to be an outlier but three weekdays in that month are missing 
data, and parking numbers dipped around the President’s Day holiday. Overall, the parking 
utilization rates indicate that the commuter lots were well-utilized prior to the pandemic.

Looking at the average monthly utilization of the permit lots (Figure 5), it is possible that 
parking could be redistributed, and some stalls could be made available for commuter 
parking. However, as noted, the AM counts may not be capturing peak utilization of the permit 
lots. A more in-depth parking study would be needed to determine the unutilized capacity. 
This is made more complicated given the ongoing pandemic as WorkSource staff are 
continuing to work from home.

About the Commuters
Information about where people who use the commuter lots are coming from is limited 
since Everett Transit has never done a license plate survey. Anecdotally, it is understood that 
people parking in the commuter lots primarily come from north and east of Everett and that 
people who live in South Everett tend to use the park-and-ride at 112th.
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What strategies can enable parking replacement?

There is a slew of strategies that can be implemented to enable parking replacement and 
not all of them are covered here. What we have highlighted below are those that specifically 
help to 1) better manage existing demand for parking and 2) avoid over-supplying parking at 
new TODs. The strategies identified below should be used in combination with the TDM 
strategies that Nelson\Nygaard previously identified as part of the Convergence study, 
such as bicycle and pedestrian improvements, shared parking, and mobility hubs. Taken 
together, these strategies help to reduce the overall reliance on vehicle trips and parking.

Demand-Responsive Pricing at Commuter Lots to Help Manage Demand
Pricing is one of several strategies that can be used to help manage demand for parking. All 
of the park-and-ride facilities at Everett Station are currently free, but instituting demand-
responsive pricing would help optimize the value provided by the remaining parking facilities 
should Lot A be redeveloped. The target range for demand-responsive pricing is between 
70-85% occupancy, and the average utilization rates of the three commuter lots has regularly 
exceeded 85%. (In 2019, the average monthly utilization for the combined commuter lots 
was higher than 85% for all months except for two.) These relatively high utilization rates 
may make it more difficult to justify that Lot A can be redeveloped and the overall number of 
parking stalls reduced without a plan in place to help manage demand through pricing. If Lot 
A is redeveloped and the overall number of parking stalls is reduced, it may be even more 
imperative to institute demand-responsive pricing to achieve the target occupancy of the 
other lots. If parking remains free, demand may exceed supply leading to pressure to build 
additional parking in the District.

There is no static projected best rate for parking. Rather, the right rate is the lowest rate that 
achieves the target demand-responsive target range of 70-85% occupancy:

• Parking facilities with average weekday occupancy of over 85% should be considered 
for a price increase.

• Parking facilities with average weekday occupancy of under 70% should be considered 
for a price decrease.

Since the existing facilities are currently free, a starting rate must be identified. In 2017, LA 
Metro began charging $3/day at its busiest park-and-ride lots, which had previously been free 
of charge. Rates can also be adjusted to reflect:

• Proximity and convenience. Less convenient parking spaces more distant from the 
station cost less, while more convenient parking spaces cost more, creating a range of 
cost options that reflect user preferences to better distribute demand.
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• Time of day. Low-demand periods after the morning peak may have decreased parking 
rates to attract riders or to support shared parking agreements with neighboring uses.

Transit Service Improvements
Making improvements to transit service that provide more frequent and direction 
connections to Everett Station is another important strategy that can help manage demand 
for parking. Park- and-rides exist to facilitate easy access to transit, but improved transit 
service can serve the same function. The City of Everett is in the process of planning 
for future transit service and is considering multiple options as part of its Rethink Transit 
effort. The first option would enable Everett Transit to make small service improvements 
without changing service levels, while the other two options would allow for service level 
improvements, such as increased frequencies and expanded hours of operation. If more 
resources are directed to transit to enhance areas served, frequency of service, and service 
directness there is a greater likelihood that some vehicle trips could be replaced with transit 
trips, reducing the overall demand for parking.

While overall improvements to transit service would be the ideal scenario, another option 
could include creating a last-mile or commuter shuttle service that connects Everett Station 
to other key locations. Last-mile or commuter shuttles can operate as fixed route services 
during peak commute hours, or on-demand with flexible routing depending on community 
needs. In Emeryville, CA, for example, the Emeryville Transportation Management Association 
operates the Emery-Go-Round which connects employees, residents, and visitors from 
nearby BART stations with various locations throughout the City3. The service is fixed 
route and is offered free of charge with real-time tracking available. This type of last-mile 
or commuter service typically operates smaller vehicles with shorter routes, which may 
complement existing bus service.

Ultimately, more information about where people who are parking at Everett Station are 
coming from is needed to determine what routes would have the greatest potential impact on 
reducing parking demand.

Unbundled Parking
Unbundled parking is a parking strategy in which parking spaces are rented or sold separately 
from housing units rather than automatically included in the unit rental or sale price. This 
makes parking a fee-based amenity. If Lot A is redeveloped as a TOD, parking should be 
unbundled. This could also help enable shared parking at the TOD as spaces that are not 
leased could be used by commuters paying a daily fee to park.

3 Emery Go-Round: https://emerygoround.com/



delivery parking176

Income-Restricted TODs
Co-locating income-restricted housing at high-frequency transit stops benefits low-income 
households as well as transit agencies. Research has found that lower income households 
have lower rates of car ownership, and parking, especially structured parking, is costly. 
Limiting the supply of parking at income-restricted TODs can help bring down the cost of the 
development, which benefits residents, while also providing them with easy access to transit. 
A recent TOD parking analysis completed by RTD in Denver found all 86 properties analyzed 
provided more parking supply than was needed, with the average being 42% additional 
supply.4  Income- restricted TODs supplied, on average, 50% more parking than was needed. 
Furthermore, research comparing the travel behavior of affordable and market-rate housing 
residents in transit-rich Denver neighborhoods found that residents of affordable housing 
use transit more frequently than market-rate residents5. As a result of these research 
efforts, RTD has recommended that its policy for joint development (i.e., redevelopment of 
agency property) should be amended to specifically promote income-restricted housing. 
Redeveloping Lot A as an income-restricted TOD could help increase the supply of 
affordable housing in the area while leveraging already available transit access and limiting 
the need for parking replacement.

Public Private Development
A public-private partnership could enable the City of Everett to partner with a developer to 
construct a privately-owned building that incorporates a public parking facility. This could 
prove useful if it is deemed necessary that a certain percentage of the parking stalls currently 
provided by Lot A be replaced in order to redevelop the lot. Public-private partnerships like 
this are especially popular in areas where construction costs are high and design standards 
limit the construction of stand-alone parking facilities. The Washington Metropolitan Area 
Transit Authority (WMATA) did something similar in 2011when they sold a large surface 
lot near the Dunn Loring- Merrifield Station to be developed as a mixed-use TOD. WMATA 
retained ownership of a portion of the site for parking stalls, as well as improved pedestrian 
and cyclist paths to the station, and bus loading bays.6

4 RTD. Residential Parking in Station Areas: A Study of Metro Denver. December 2020. 
Retrieved from: https://wpcpr.s3.amazonaws.com/uploads/2020/12/RTD-Residential-
TOD-Parking-Study.pdf

5 Bardaka, Eleni and John Hersey. 2019. “Comparing the travel behavior of affordable and 
market-rate housing residents in the transit-rich neighborhoods of Denver, CO.” Travel 
Behavior and Society. Retrieved from: https://www.sciencedirect.com/science/article/abs/
pii/S2214367X18300541

6 Metro News Release. April 28, 2011. Retrieved from: https://www.wmata.com/about/news/
pressreleasedetail.cfm?ReleaseID=4907.
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What are recommended next steps?

This high-level overview of the operational context of Everett Station, as well as a historical 
look at parking utilization data at the surrounding lots suggests that the conversion of the 
West Site lot to a TOD is possible but not without challenges. Because of FTA’s ongoing 
investment in Everett Station, they will need to approve a development and a compensation 
strategy before any development plans can move forward. They have previously indicated a 
willingness to engage in a discussion about re-developing portions of the station area, but 
Everett Transit and the City will need to present the FTA with a well-defined proposal to begin 
that discussion.

More information is needed about the utilization of the lots, particularly the two permit lots. 
Additional study needs to be done to better understand where people who park at Everett 
Station are coming from to determine the most effective TDM strategies.

We recommend the following as next steps:

1. Fill in missing data:
• An hourly parking occupancy count from 6 am to 9 pm should be completed to 

determine in and out flows, maximum accumulation, and turnover rates, potentially 
at several times over the course of the next 6-12 months as more people return 
to work. It is possible that new commuting patterns will permanently change the 
parking patterns and demand of Everett Station to the point that no replacement is 
necessary or warranted (Spring 2021, parking occupancy is very low, Everett Station 
is substantially “over-parked” for current conditions), but that is currently difficult to 
predict.

• A vehicle origin study to better understand where commuters are coming from who 
park at Everett Station. This will be a necessary component for devising a tailored 
TDM strategy. (Big data may be an option for this, without the need to acquire 
license plate survey data, which may well be less accurate).
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2. Proposal to FTA
• Once a full plan can be articulated, a proposal, outlined below, needs to be 

assembled to be presented to the FTA that must be accomplished in partnership 
with and through Everett Transit. If FTA says yes, proceed with soliciting proposals 
from developers. A primary consideration in building the plan is to have a self- 
sustaining station in terms of revenue generation to cover management, operating, 
maintenance, and state of good repair for the transit facility.

Example Outline for FTA Proposal
1. Project Overview: Goals and Objectives
2. Proposal and Site Details
3. Site Control and Management Details
4. Project Consistency with FTA Policy and Guidelines, e.g., maintaining “transit 

purpose”
5. Consistency with City Policy
6. Other Everett Station Transit Agency’s (e.g., Sound Transit, Community Transit) 

Review and Partnership
7. Commuter market assessment – current users of Everett Station, current 

parking demand
8. Commuter Parking Quantity, Current and Proposed
9. Commuter Parking Management (TDM Programs, etc.)
10. Proposed Financial Arrangements with FTA (this may be more than one 

alternative, will depend on finding currently accepted models that involve FTA 
funding)

11. Financial Model and Expected Financial Outcomes
12. Proposed Property Development Process
13. Community Outreach
14. Environmental Analysis
15. Specific Ask of FTA
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feasibility summary
master plan concept

Example block plans illustrate the potential distribution of land 
uses and programs within the master plan concept (below grade, at 
the ground-level/podium-level, and at upper-levels above parking 
podiums).  The plans demonstrate the feasibility of mixed-use 
development at a variety of scales using a diverse set of market driven 
prototypes.,
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recommendations summary

The following section consolidates Study recommendations into 
a single reference table, including freight mobility, public realm, 
placemaking, urban design, transportation demand management, 
parking, and financing and implementation.  Recommendations are 
evaluated for capacity to support the Equity Principles developed by 
the project’s Committee on Creating a Just and Equitable Community, 
the corollary ULI TAP report recommendations, and select City of 
Everett plans and policies.  Suggested timeframes for action (near-
term, mid-term, and long-term) are also provided.  
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RECOMMENDATION TIME

1.0 Update City-wide codes, plans, and policies to support existing local business

1.1 Conduct a Freight Master Plan NT

1.2 Update the Bicycle Master Plan NT

1.3 Revise select elements within the Metro Everett code NT

1.3.1 Establish overlay land use controls, such as buffers and locational criteria 
to protect existing ULI zoned land from residential development pressure.

1.3.2 Enable context-appropriate active ground-level uses, such as ground floor 
light manufacturing, fabrication, and social and human services.

1.3.3 Support small-scale infill housing and small business development in UM 
zones by revising the prohibition on urban rowhouses and limitations on 
the percentage of ground floor residential use allowed on block frontages 
of TOD Streets.

2.0 Develop neighborhood-specific plans and policies for Everett Station, incl.:

2.1 Public Realm and Placemaking Plan NT

2.1.1 Plan for the transition of 32nd Street to a “shared streetspace” 
environment.

2.1.2 Work with Everett Transit to develop a holistic placemaking strategy for 
the Everett Station Employee Parking Lot North of 32nd, including the 
potential for a Station Green and Bike Hub, in alignment with the Metro 
Everett Plan.

2.1.3 Work with Public Works and Everett Transit to develop an urban design 
framework for the Cedar Street Campus, in alignment with their move plan. 

2.2 Mobility and Station Access Plan NT

2.2.1 Create an inclusive overlay street network that designates local freight 
priority streets, catalyzes a convenient bicycle culture, and encourages 
walking.

2.2.1 Work with local stakeholders to identify feasible linkages to existing 
neighborhood assets including nearby bike infrastructure and cross track 
connections.
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Strong support capacity

Moderate support capacity

Minimal support capacity

No support capacity

N/A

Near-Term (through 2026)

Mid-Term (2026-2036)

2036 and Beyond

NT

MT

LT

LEGEND 
(Physical Capacity to Support)

(Implementation Timeframe)
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1.0 Update City-wide codes, plans, and policies to support existing local business

1.1 Conduct a Freight Master Plan NT

1.2 Update the Bicycle Master Plan NT

1.3 Revise select elements within the Metro Everett code NT

1.3.1 Establish overlay land use controls, such as buffers and locational criteria 
to protect existing ULI zoned land from residential development pressure.

1.3.2 Enable context-appropriate active ground-level uses, such as ground floor 
light manufacturing, fabrication, and social and human services.

1.3.3 Support small-scale infill housing and small business development in UM 
zones by revising the prohibition on urban rowhouses and limitations on 
the percentage of ground floor residential use allowed on block frontages 
of TOD Streets.

2.0 Develop neighborhood-specific plans and policies for Everett Station, incl.:

2.1 Public Realm and Placemaking Plan NT

2.1.1 Plan for the transition of 32nd Street to a “shared streetspace” 
environment.

2.1.2 Work with Everett Transit to develop a holistic placemaking strategy for 
the Everett Station Employee Parking Lot North of 32nd, including the 
potential for a Station Green and Bike Hub, in alignment with the Metro 
Everett Plan.

2.1.3 Work with Public Works and Everett Transit to develop an urban design 
framework for the Cedar Street Campus, in alignment with their move plan. 

2.2 Mobility and Station Access Plan NT

2.2.1 Create an inclusive overlay street network that designates local freight 
priority streets, catalyzes a convenient bicycle culture, and encourages 
walking.

2.2.1 Work with local stakeholders to identify feasible linkages to existing 
neighborhood assets including nearby bike infrastructure and cross track 
connections.
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2.3 Transportation Demand Management (TDM) Plan NT

2.3.1 Establish baseline parking utilization rates district-wide, and prepare a plan 
for regular data collection and evaluation.

2.3.2 Use parking management levers (such as demand-based pricing, shared 
use ratios, and parking maximums) to calibrate parking supply to transit 
ridership and environmental goals, and develop a process for evaluation.

2.3.3 Prioritize people over parking by developing a proposal to the FTA to 
develop Parking Lot A into a mixed-use, mixed-income, multi-generational 
model project. 

2.4 Environmental Sustainability and Resilience Plan NT

2.4.1 Develop strategic regulatory framework for enabling a District Energy 
(DE) system, particularly for the future Cedar Street Campus, including 
processes for establishing the rate structure for mining sewer waste 
heat and utility ownership.  Prepare Requests for Expressions of Interest 
(RFEOI) for distribution to potential DE providers.

2.4.2 Establish financial incentives for low carbon/ no carbon building 
components

2.4.3 Develop a comprehensive approach to urban stormwater infrastructure

2.5 Neighborhood Business Collaboration Plan NT

2.5.1 Work with local business and non-profit organizations to define support 
services and programs that promote capacity building (social and capital); 
professional and trade growth; and local economic development.

2.5.2 Work with Everett Transit and Housing Hope to plan for the integration of 
these functions with development on Depot site and Park and Ride Lot A.  

2.6 Governance and Neighborhood Management Plan (see Appendix, ULI TAP 
Report Recommendations Section)

NT

2.7 Neighborhood Funding Plan (see Appendix, ULI TAP Report Recommendations 
Section)

NT

2.7.1 Explore district-wide options for funding infrastructure, infill development, 
and public realm improvements, including the Landscape Conservation 
and Local Infrastructure Program (LCLIP), tax increment financing, benefit 
district funding, private market partnerships, and philanthropy. 
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Recommendations Summary (cont)

Strong support capacity

Moderate support capacity

Minimal support capacity

No support capacity

N/A

Near-Term (through 2026)

Mid-Term (2026-2036)

2036 and Beyond

NT

MT

LT

LEGEND 
(Physical Capacity to Support)

(Implementation Timeframe)



2.3 Transportation Demand Management (TDM) Plan NT

2.3.1 Establish baseline parking utilization rates district-wide, and prepare a plan 
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model project. 
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2.4.1 Develop strategic regulatory framework for enabling a District Energy 
(DE) system, particularly for the future Cedar Street Campus, including 
processes for establishing the rate structure for mining sewer waste 
heat and utility ownership.  Prepare Requests for Expressions of Interest 
(RFEOI) for distribution to potential DE providers.

2.4.2 Establish financial incentives for low carbon/ no carbon building 
components

2.4.3 Develop a comprehensive approach to urban stormwater infrastructure

2.5 Neighborhood Business Collaboration Plan NT

2.5.1 Work with local business and non-profit organizations to define support 
services and programs that promote capacity building (social and capital); 
professional and trade growth; and local economic development.

2.5.2 Work with Everett Transit and Housing Hope to plan for the integration of 
these functions with development on Depot site and Park and Ride Lot A.  

2.6 Governance and Neighborhood Management Plan (see Appendix, ULI TAP 
Report Recommendations Section)

NT

2.7 Neighborhood Funding Plan (see Appendix, ULI TAP Report Recommendations 
Section)

NT

2.7.1 Explore district-wide options for funding infrastructure, infill development, 
and public realm improvements, including the Landscape Conservation 
and Local Infrastructure Program (LCLIP), tax increment financing, benefit 
district funding, private market partnerships, and philanthropy. 
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3.0 Demonstrate civic leadership by implementing key public realm improvements MT

3.1 Plan and build select components of “the Loop,” including the Station Green 
and Bike Hub, integrating mobility features such as long-term bicycle parking, 
showers, and repair facilities.  Where feasible, leverage PPP to build “Loop” 
elements that will be shaped by adjoining development, such as the Paine 
Avenue Extension, the Cedar Street Commons, Cross Street, and the 33rd 
Street Pocket Park. 

3.2 Prioritize public investments in critical neighborhood streets: Paine Avenue, 
32nd Street, Pacific Avenue, and Smith Avenue.  As freight streets are defined 
through Freight Master Plan process (see recommendation 1.1), implement 
improvements to Hill Street and 33rd Street. 

3.3 Where feasible, reclaim underutilized surface parking to enhance the public 
realm, in alignment with the TDM plan (see recommendation 2.1)

4.0 Promote the creation of a mixed-use, mixed-income, multi-generational focal 
point for the neighborhood, “Convergence Place,” centered on the Park and 
Ride Lot A Block. 

NT

4.1 Develop a Parking Replacement Plan for the Park and Ride Parking on Lot A. 

4.2 Prepare a Request for Proposals (RFP) for development partners and 
proponents to engage in a joint Public-Private-Partnership (PPP) development 
project.

4.3 Establish a Phasing and Partner Interaction strategy for partnering developers, 
project funders, and owner/ operators of the project.

5.0 Work with Sound Transit, Public Works, and Everett Transit to prepare a RFEOI 
for synergistic development on public property East of the tracks.  (see rec. 
2.1.3)

MT

5.1 Implement Governance and Neighborhood Management Plan(s) developed 
under recommendation 2.6 

MT-
LT

5.2 Implement district-wide options for funding infrastructure, infill development, 
and public realm improvements in alignment with potential PPP development 
on the Public Works/ Everett Transit properties and in concert with plans 
developed under recommendation 2.7 

MT-
LT

194 delivery recommendations summary

Recommendations Summary (cont)

Strong support capacity

Moderate support capacity

Minimal support capacity

No support capacity

N/A

Near-Term (through 2026)

Mid-Term (2026-2036)

2036 and Beyond

NT

MT

LT

LEGEND 
(Physical Capacity to Support)

(Implementation Timeframe)
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3.1 Plan and build select components of “the Loop,” including the Station Green 
and Bike Hub, integrating mobility features such as long-term bicycle parking, 
showers, and repair facilities.  Where feasible, leverage PPP to build “Loop” 
elements that will be shaped by adjoining development, such as the Paine 
Avenue Extension, the Cedar Street Commons, Cross Street, and the 33rd 
Street Pocket Park. 

3.2 Prioritize public investments in critical neighborhood streets: Paine Avenue, 
32nd Street, Pacific Avenue, and Smith Avenue.  As freight streets are defined 
through Freight Master Plan process (see recommendation 1.1), implement 
improvements to Hill Street and 33rd Street. 

3.3 Where feasible, reclaim underutilized surface parking to enhance the public 
realm, in alignment with the TDM plan (see recommendation 2.1)

4.0 Promote the creation of a mixed-use, mixed-income, multi-generational focal 
point for the neighborhood, “Convergence Place,” centered on the Park and 
Ride Lot A Block. 

NT

4.1 Develop a Parking Replacement Plan for the Park and Ride Parking on Lot A. 

4.2 Prepare a Request for Proposals (RFP) for development partners and 
proponents to engage in a joint Public-Private-Partnership (PPP) development 
project.

4.3 Establish a Phasing and Partner Interaction strategy for partnering developers, 
project funders, and owner/ operators of the project.

5.0 Work with Sound Transit, Public Works, and Everett Transit to prepare a RFEOI 
for synergistic development on public property East of the tracks.  (see rec. 
2.1.3)

MT

5.1 Implement Governance and Neighborhood Management Plan(s) developed 
under recommendation 2.6 

MT-
LT

5.2 Implement district-wide options for funding infrastructure, infill development, 
and public realm improvements in alignment with potential PPP development 
on the Public Works/ Everett Transit properties and in concert with plans 
developed under recommendation 2.7 

MT-
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