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Duties – Title 2.96.040

Everett Historic Commission

A.    Maintain a comprehensive inventory of historic resources;

B.    Initiate and maintain the Everett Register of historic places;

C.    Review nominations to the Everett Register of historic places;

D.    Review proposals to construct, change, alter, modify, remodel, move, demolish resources on the Everett Register;

E.    Review applications for special property tax valuation;

F.    Conduct all commission meetings in compliance with city codes

G.   Participate in, promote and conduct public information, educational and interpretive programs pertaining to historic resources;

H. Provide information to the public on methods of maintaining the rehabilitating historic properties. 

I. Officially recognize excellence in the rehabilitation of historic resources;

J.    Be informed about and provide information to the public and city departments on incentives, regulations & codes;

K.   Submit nominations to the State and National Registers of Historic Places;

L.    Investigate and report to the city council on the use of various funding sources available to promote HP in the city;

M.   Establish liaison support, communication and cooperation with federal, state and other local government entities;

N. Review and comment to the planning commission or hearing examiner, on land use, housing and redevelopment, municipal 

improvement and other types of planning and programs, as they relate to historic resources of the city;

O.  Advise the city council generally on matters of city history and historic preservation;

P.    The commission shall establish and adopt its own rules of procedure



Design Review
Best practices ……..



• Strive to meet these Six review objectives

Overall Design Review Objectives



Conduct an Efficient 
and Timely Review

Felts Field | Spokane

Design 
Review 
• Objectives
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Provide Clear 
Procedures, Policies, 
and Information

2Design 
Review 
• Objectives



Be Informed 
and Prepared

3Design 
Review 
• Objectives



Be Consistent 
and Fair

4Design 
Review 
• Objectives



Base Decisions on 
Accepted Design 
Guidelines

5Design 
Review 
• Objectives



Encourage Open 
Communications 
and Courtesy

6Design 
Review 
• Objectives



Step 1:  Owner applies for permit

Step 2:  Permit desk forwards application to
preservation commission 

Step 3:  Commission reviews project and
approves/denies COA. 

Step 4: Permit granted, depending on outcome.

General Design Review Process Everett HPC has review over alterations to 

locally designated individual sites and 

districts – However no specifics

Everett HPC also has control in 

three Historic Overlay Zones 

– Very Specific Review

Mandatory review, 

but not final review power
(since HPC does not have review authority)

“All decisions of the historical 

commission relative to building 

permits shall constitute 

recommendations 

to the planning director”

EMC – 19.28

Interurban Depot| Everett



Preservation Commission 
Design Guidelines

Options
• Preservation Design 

Guidelines

• Zoning & Land-Use 
Regulation

• Signage Design Guidelines

• Landscape Design 
Guidelines

• ADA Compliance

• Vinyl & Aluminum Siding 
Guidelines

• Window Replacement 
Guidelines

• New Building Product 
Guidelines

Bennett Block| Walla Walla



Everett 
Commission

• Responsibilities

• Proposed demolition of any buildings in the 
neighborhood listed as historically significant or 
contributing to the historic character of the 
neighborhood.

• Conversions of any buildings in the neighborhood 
listed as historically significant or contributing to the 
historic character of the neighborhood.

• Additions, over 150 square feet and visible from the 
street, to any duplex or multifamily building

• Construction of any new rear yard infill.
• Construction of any new building

Administrative review by the staff of the Planning Department 

will apply to all development which is not reviewed by 

the Historical Commission.

Historic Overlay Districts



• Purpose of the guidelines are to inform residents of the historic 

nature of their neighborhood, to educate property owners about the 

elements of the neighborhood which create its unique character, 

and to guide new development and additions to existing homes.

• Are designed not to curtail new development. Rather the Standards 

and Guidelines are designed to conserve the traditional 

neighborhood character while allowing for the increased density 

which the zoning allows

Historic Overlay Districts
Historic overlay districts are used as a more 

flexible tool for municipal historic regulation

A. Streetscape: Setbacks, Front Yards, Entries, 
and Fences
B. Massing
C. Rooflines
D. Windows and Doors
E. Exterior Materials and Detailing
F. Paint Scheme and Colors

G. Alleyways and Vehicular Access
H. Garages
I. Parking
J. Infill in Rear Yards
K. Tree Preservation
L. Landscaping
M. Clinics and Commercial Buildings

NEIGHBORHOOD CONSERVATION GUIDELINES



Historic Overlay Districts
Buzz Words

• Maintain, Prohibited, Required, 

• Strongly Encourage, Shall have, In-Keeping, 

Preference, Complementary, Recommended, 

HPC has option, Discouraged, Some cases may 

be modified, should be sensitive……



The “Devil is in the Details”
Painting Windows

CORRECT WRONG WAY

Replacing Siding

ORIGINAL REPLACEMENT



S E CRE TARY  O F  

T HE  I N T ER IOR ’S  

STA NDAR DS FO R  

R E H A B IL IAT ION

“Does not require the restoration of missing elements”
“Designed to all for changes that are needed 

to adapt building to a new function”

•Repair or Replace In-Kind

•Retain Historic Character

•Compatible, Reversible 
Interventions

GUIDING 

PRINCIPLES

W A S H I N G T O N  

S T A T E  A D V I S O R Y  

C O U N C I L’ S  

S T A N D A R D S  F O R  

R E H A B I L I A T I O N   

&  M A I N T E N A N C E  

O F  H I S T O R I C  

P R O P E R T I E S



PRESERVATION

REHABILITATION

RESTORATION

RECONSTRUCTION

Secretary of  the Interior ’s  Standards:  

Four Treatment Approaches

MORE RETAINED

LESS RETAINED

Howard S. Wright House| Everett



Preservation

Leave me alone!

Drayton Hall | Charleston, SC



PRESERVATION focuses on the maintenance and repair of existing historic materials 

and retention of a property’s form as it has evolved over time

…. is defined as the act or process of 
applying measures necessary to sustain 
the existing form, integrity, and materials 
of an historic property. Work, including 
preliminary measures to protect and 
stabilize the property, generally focuses 
upon the ongoing maintenance and 
repair of historic materials and features 
rather than extensive replacement and 
new construction. New exterior additions 
are not within the scope of this 
treatment; however, the limited and 
sensitive upgrading of mechanical, 
electrical, and plumbing systems and 
other code-required work to make 
properties functional is appropriate 
within a preservation project.

Preservation
Old State Bank| Decatur, AL

Cataldo Mission | Cataldo, ID



Rehabilitation

Use It or Lose It!

Roundhouse| Huntsville, AL



REHABILITATION acknowledges the need to alter or add to a historic property to meet continuing 

or changing uses while retaining the property’s historic character

…is defined as "the process of returning 
a  property to a state of utility, through 
repair or alteration, which makes 
possible an efficient contemporary use 
while preserving those portions and 
features of the property which are 
significant to its historic, architectural, 
and cultural values." 

Rehabilitation

Weurch Building| Everett



Restoration

I love this time!

Montpelier| Orange, VA



RESTORATION depicts a property at a particular period of time in its history, 

while removing evidence of other periods

… is defined as the act or process of 
accurately depicting the form, features, 
and character of a property as it 
appeared at a particular period of time 
by means of the removal of features 
from other periods in its history and 
reconstruction of missing features from 
the restoration period. The limited and 
sensitive upgrading of mechanical, 
electrical, and plumbing systems and 
other code-required work to make 
properties functional is appropriate 
within a restoration project. 

Restoration

Hamilton-Worthington House| Quilcene, WA Fratt House| Everett



Reconstruction

I just can’t live without it!

American Legion Building| SpokaneRound Barn| Mount Vernon, VA



RECONSTRUCTION re-creates vanished or non-surviving portions of 

a property for interpretive purposes

…is defined as the act or process of 
depicting, by means of new construction, 
the form, features, and detailing of a 
non-surviving site, landscape, building, 
structure, or object for the purpose of 
replicating its appearance at a specific 
period of time and in its historic location.

ReconstructionKanaka Village| Vancouver



• Relative importance 
in History

• Physical Condition

• Proposed Use

• Mandated Code 
Requirements

Secretary of the Interior
TREATMENT STRATEGY

Based on

When to use what

1132 Wetmore| Everett



SECRETARY OF 
THE INTERIOR’S 
STANDARDS 
FOR 
REHABILIATION

W A S H I N G T O N  S T A T E  

A D V I S O R Y  C O U N C I L’ S  

S T A N D A R D S  F O R  

R E H A B I L I A T I O N   &  

M A I N T E N A N C E  O F  

H I S T O R I C  

P R O P E R T I E S



Standard: 
SIMILAR USE

A property shall be used as it was 
historically or be given a new use 
that requires minimal change to its 
distinctive materials, features, 
spaces, and spatial relationships

R e h a b i l i t a t i o n

Choose an 
appropriate use

Peoples National Bank| Everett

House| Everett



Standard: 
SIMILAR USE

Compatible Examples

• School – Community center
• Hospital – Housing
• Hotel – Apartments
• Barn – Wedding Venue
• City Hall – Museum

Incompatible Examples

• Church – Residential
• Gymnasium – Photo Studio

R e h a b i l i t a t i o n

Can the function 
fit the form?



Standard: RETAIN 
CHARACTER

The historic character of a property 
shall be retained and preserved.  
The removal of distinctive materials 
or alteration of features, spaces, 
and spatial relationships that 
characterize a property 
shall be avoided.

R e h a b i l i t a t i o n

Preserve character-
defining materials 
and features



Standard: RETAIN 
CHARACTER

The historic character of a property 
shall be retained and preserved.  
The removal of distinctive materials 
or alteration of features, spaces, 
and spatial relationships that 
characterize a property 
shall be avoided.

R e h a b i l i t a t i o n

I like it just the 
way it is!



Standard: PERIOD 

OF SIGNIFICANCE

Each property shall be recognized 
as a physical record of its time, 
place, and use. Changes that 
create a false sense of historical 
development, such as adding 
conjectural features or elements 
from other buildings, shall not be 
undertaken

R e h a b i l i t a t i o n

Don’t create 

false history

BEFORE

AFTER



Standard: PERIOD 

OF SIGNIFICANCE

R e h a b i l i t a t i o n

Is that original to 
the building?



Standard: HISTORIC 

ALTERATIONS

Changes to a property that have 
acquired historic significance in 
their own right shall be retained 
and preserved.

R e h a b i l i t a t i o n

Consider later 
changes as 
potentially 
significant



Standard: 
HISTORIC ALTERATIONS

Changes to a property that have 
acquired historic significance in 
their own right shall be retained 
and preserved.

R e h a b i l i t a t i o nIt’s historic now!



Standard: 
CRAFTSMANSHIP

Distinctive materials, features, 
finishes, and construction 
techniques or examples of 
craftsmanship that characterize a 
property shall be preserved

R e h a b i l i t a t i o n

Protect distinctive 
construction and 
craftsmanship



Standard: 
CRAFTSMANSHIP

R e h a b i l i t a t i o n

Oh know… that 
detail is gone!



Standard: REPAIR 
OR REPLACE?

Deteriorated historic features shall 
be repaired rather than replaced. 
Where the severity of deterioration 
requires replacement of a distinctive 
feature, the new feature shall match 
the old in design, color, texture, and, 
where possible, materials. 
Replacement of missing features 
shall be substantiated by 
documentary and physical evidence

R e h a b i l i t a t i o n

Repair rather than 
replace or replace in-
kind when necessary



Standard: REPAIR 
OR REPLACE?

Just fix the original!
R e h a b i l i t a t i o n



Standard: 
DO NO HARM

Chemical or physical treatments, if 
appropriate, shall be undertaken 
using the gentlest means possible. 
Treatments that cause damage to 
historic materials shall not be used.

R e h a b i l i t a t i o nBe Careful!



Standard: 
DO NO HARM

R e h a b i l i t a t i o n

Are you being 
gentle? 



Standard: 
ARCHAEOLOGY

R e h a b i l i t a t i o n

Protect significant 
archaeological 
resources.

Archeological resources shall be 

protected and preserved in place. 

If such resources must be 

disturbed, mitigation measures 

shall be undertaken.



Standard: 
ARCHAEOLOGY

R e h a b i l i t a t i o nCall before you dig.



Standard: 
NEW CONSTRUCTION

R e h a b i l i t a t i o n

Make alterations 
and new additions 
compatible

New additions, exterior 

alterations, or related new 

construction shall not destroy 

historic materials, features, and 

spatial relationships that 

characterize the property. The new 

work shall be differentiated from 

the old and shall be compatible 

with the historic materials, 

features, size, scale and 

proportion, and massing to protect 

the integrity of the property and its 

environment



Standard: 
NEW CONSTRUCTION

R e h a b i l i t a t i o n

Is it similar and 
different?



Standard: 
REVERSIBILITY

R e h a b i l i t a t i o n

Make alterations 
and new additions 
compatible

New additions and adjacent or 

related new construction shall be 

undertaken in a such a manner 

that, if removed in the future, the 

essential form and integrity of the 

historic property and its 

environment would be unimpaired



Standard: 
REVERSIBILITY

R e h a b i l i t a t i o n

Which one is more 
reversible?



• www.nps.gov/history/hps/tps/tax/rhb/

• www.nps.gov/history/hps/tps/tax/rhb/stand.htm

• www.nps.gov/history/hps/tps/standguide/

Secretary of the Interior Standards

WEBSITES for more info



WHAT YOU NEED TO HAVE 
TO DO DESIGN REVIEW

1. The register nomination for the property 

2. Adopted Standards for Review 

- have them in front of you at the meeting 

3. Know/Agree on the Character defining features 

of the building 

– have the nomination in front of you

4. Images of current state of the building and how 

it varies from it’s original condition 

– historic images if they exist

5. The proposed plans and specifications

South Jr. High School Gym| Everett



SOI STANDARDS

Design Guidelines

Process

The Secretary of the Interior Standards give 

you a nationwide context for good

Your Historic District Ordinance determines 

what is reviewable preservation practice.

Your Design Guidelines give you a local and 

more specific perspective on what should 

be approved or disapproved. 

ORDINANCE

DESIGN 

GUIDELINES

• Guide decisions

• Legally defensible

• Keep people informed

• Treats everyone fairly

Important

Because



• The degree to which the project complies with 
the Secretary of the Interior’s Standards & Guidelines

• The extent to which the project would adversely affect
a resources features of significance

• The reasonableness of the project in light of other 
alternatives available to achieve the applicant’s objectives

• The extent to which the project may be necessary to meet 
other laws, regulations, codes or ordinances

• The extent to which the project is necessary for the 
applicant to achieve a reasonable economic return

Certificates of Appropriateness (COA) Review HPC Agreement using

the following criteria

The effective use of 

Standards and Guidelines 

depends on defensible

Findings of Fact!

Bon Marche| Everett



Make a motion based 
on findings of fact…

Approve
• Based on what? What 

specific guidelines? 
Which parts of the 

proposal?

with Conditions

• Three Options

Deny

• Based on what guidelines? 
Which section?

• How will the conditions 
make the project align with 

the guidelines; which 
specific guidelines?

Approve



Best Practices

• Answer the easy question first

• Answer some of the hard 
question

• Educate and inform

• Add legitimacy

Review Process



1. Codify use of Secretary of the Interior Standards.
2. Add Review Process Flowchart to website
3. Provide clear maps on website of local historic districts 
4. Provide clear maps on website which show boundaries of  Overlay Zones

contib vs. non-contrib. (1893-1930) 
5. Resolve height conflicts 
6. Add more specific details about construction of new infill to overlay zone
7. Revisit roof line requirements
8. Update Everett Register to include post 1930 resources
9. Work with Michelle Thompson, State CLG Coordinator
10.Keep the faith !!!  You are making a difference!!

Top Ten Things to Work On



Questions?

• Send me a note, text, 
letter, twitter, snapchat , 
call, instant message, 
etc…..

Michael Houser
State Architectural Historian

Cell (360) 890-2634
Michael.houser@dahp.wa.gov


