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INTRODUCTION 

 

Sister Vista LLC owns property west of the Everson Goshen Road, within the current 

annexation proposal area.  They are interested in developing the property, and have 

discussed this previously with neighbors, City staff, the City Council and others.  In early 

discussions, the owners of Stoney Ridge Farm, just north of the subject parcel, voiced 

their concern about commercial development on the Sister Vista property detracting 

from their existing business.  In addition, earlier discussions with the owner of two 

parcels east of Everson Goshen Road, one of which contains the Latin Grocery, yielded 

the expressed interest in commercial development on their property.  Being supportive 

of the desires of both property owners, and being concerned about the absorption rate 

of commercial property in this location, Sister Vista is interested in pursuing a housing 

development on much of the Sister Vista property.   

 

The following narrative provides a description of the proposed “Sister Vista” City of 

Everson Comprehensive Plan Map 9 Amendment request, and describes the need and 

public benefit of the proposal. 

 

NARRATIVE 

 

The property affected by this proposal lies within the Everson Urban Growth Area, south 

of Van Dyk Road, and west of Everson Goshen Road (SR 544).  This property is a 

portion of an annexation proposal currently being considered.  Once annexed, the 

property owner is considering development options, and has determined that a mix of 

residential housing over the majority of the property best represents its desires once the 

property becomes annexed into the City.  For this reason, it is requested that a 

Comprehensive Map change be made to the Residential Multiple Use zoning 

designation so that the desired zoning may take effect upon annexation.  This change 

will affect approximately 25.35 acres. 

 

In preparation of this application, consideration was given to the Comprehensive Plan 

and various zoning options.  In addition, it is understood that there is a desire on the 

part of the City that a commercial component remain on the Sister Vista property – 

specifically the northeastern corner between Everson-Goshen Road and Van Dyk Road, 

the current location of the auction barn.  This particular piece of property is not included 

in the map amendment request, and is proposed to remain within the Commercial 

designation. 
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It is requested that the City’s Comprehensive Plan Map #9 be amended from 

Commercial to Residential Multiple Use for the 25.35 acre portion of the property, and 

allow this updated zoning to be adopted upon annexation.  Subsequent development of 

the property could provide an opportunity to generate income for the property owner 

while simultaneously providing increased housing supply needed in the community.  As 

market demands improve for a commercial use, the corner parcel, together with the 

parcels lying east of Everson Goshen Road, will remain available for future commercial 

development. 

 

The following discussion provides language on how the proposed Map Amendment is in 

keeping with the goals and policies of the Everson Comprehensive Plan, specifically 

Chapter 3 - Land Use, and Chapter 5 - Housing.   

 

A draft of the proposed Map 9 amendment is included at the end of this narrative.  

Below is an enlarged graphic showing a portion of the current ap and proposed map for 

comparison: 
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Chapter 3 – Land Use Element, of the Comprehensive Plan describes the 

community’s future growth policies.  In the section titled “Future Conditions”, two 

specific references to Commercial uses are noted:   

 

1) With regard to “Density of Intended Uses”, it is stated that, “Commercial 

acreage will be developed in response to market forces.  It is assumed that 

the intensity of Commercial development will be similar to current commercial 

uses; and 

 

2) A description is provided for the property (Area “8”), which states, 

“commercial development is discouraged until build-out and revitalization of 

the downtown has occurred”. 

 

Market forces do not appear to be resulting in significant expansion of commercial 

development in the City, with several commercial properties within the downtown core 

remaining underutilized.  At the same time, housing needs appear to be steadily 

increasing, with limited properties being developed to meet that need.  Providing for 

additional residential zoning could provide for additional housing without affecting the 

viability and development of downtown commercial business.   

 

Because the City has expressed interest in maintaining the Commercial zone at the 

intersection of Everson Goshen Road and Van Dyk Road, it is proposed to maintain the 

Commercial designation for this portion of the Sister Vista property as shown on the 

map amendment. 

 

 

Chapter 5 – Housing Element, includes demographics and statistics regarding existing 

housing stock, income levels and affordability of housing within the City of Everson.  A 

review of the demographics and statistics suggests that housing affordability is a 

challenge, and is likely to remain so for the foreseeable future.  This is an indicator that 

more affordable housing options are needed in Everson, pointing toward a need for a 

wider mix of housing types. 

 

 

 

 



Comprehensive Plan Map 9 Amendment Proposal 
December 23, 2020 
Page 4 of 6 
 
 
 

 

GOALS AND POLICIES ANALYSIS 

 

 
 

 Analysis:  Considerable single-family development in Everson has 

occurred in recent years.  To continue developing needed housing, 

additional land must be annexed and/or owners of available land within 

the City will need to be willing to develop their property.  For newly 

annexed land, that land must be zoned to accommodate the needed 

housing.  While the current annexation proposal affecting the subject 

property includes a portion of the property slated for residential 

development, approximately half of this land is already developed in a 

residential use, making further residential development on these parcels 

unlikely in the near future.  Few of the other tracts are available for 

residential development, with the owner of only one parcel currently 

planning for future development.  The willingness of a property owner to 

develop the land is key to actually realizing additional development.  The 

owner of the Sister Vista property had voiced a desire to develop housing, 

so it is highly likely that reclassification of the property to a residential use 

will result in additional housing.  Further, development within the context of 

the Residential Multiple Use zoning, will improve the chances of housing 

being developed that is affordable for the middle-income segment of the 

community, furthering this specific goal.  
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 Analysis:  An increase in the available land in the Residential Multiple Use 

zone classification will improve the ability of land owners to develop 

housing at a cost more likely to be achievable by lower- and middle-

income residents.  Specifically, the development of duplex style structures, 

and fee-simple, zero-lot line homes can decrease overall housing costs, 

making this type of housing more achievable for fixed-income, and lower 

income residents.  Approval of the requested zoning designation will 

further this goal. 

 

 
 Analysis:  Before steps taken to “reflect a high degree of pride in 

ownership” will yield results, housing first needs to be affordable for 

potential buyers.  Approval of a zoning designation change to Residential 

Multiple Use will encourage development of multi-family housing, making it 

possible for a larger segment of the Everson population to move from 

renter status to that of home ownership.  Careful planning of residential 

development in this newly annexed area will forward this goal while 

maintaining the character of existing neighborhoods. 
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SUMMARY 

 

Approval of the requested Comprehensive Plan Map amendment will serve to help 

achieve the stated goals and policies of the Comprehensive Plan as they relate to 

housing.  At the same time, retention of the key corner of Everson Goshen Road / Van 

Dyk Road for future commercial development will provide opportunity for a commercial 

use once the commercial market supports such development.  In the short-term 

however, approval of the amendment can serve to decrease the median price of 

housing, and increase the percentage of home ownership.   

 

Consideration of this proposed amendment is greatly appreciated. 


