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Executive Summary

Today, Thurston County is home to more than

294,000 people. By 2045, this is expected to grow to COVID-19 Pandemic and the Housing Needs
more than 380,000 people, and 64 percent will live in

Assessment
Lacey, Olympia, and Tumwater or their respective
unincorporated urban growth areas. This housing In response to the outbreak of the COVID-19
needs assessment is intended to provide an inventory Welelale[gloRCIoN =gl M AL R BT 4l Re)
of the current housing stock, household proclamations and declarations aimed at
characteristics, the population’s housing needs, and reducing the spread of the virus in

any gaps in housing availability. Washington State, including requiring all non-
essential workers to stay home and stay
healthy and extending a moratorium on
evictions to protect renters. As a result,

A Growing (Older) Population significant changes in the Lacey, Olympia, and

In the next 25 years, the Washington Office of Tumwater area occurred, affecting businesses
Financial Management forecasts the county’s and residents alike. Much of the data and
population will grow to more than 380,000 people, statistics used in this assessment were

and the overall population is aging. Today, 18 percent RISl NJalel@ R I-Rell i )g=lol M NI3

of the population is 65 or older, and 20 percent of estimates, forecasts, and gap analysis do not

seniors are 80 or older. By 2045, nearly one in four take into account the radical impacts in
employment and housing that continues to

occur in the Thurston Region as of the writing
of this report.

residents will be 65 or older — and 38 percent of
seniors will be 80 or older. This has ramifications for
housing affordability for the region’s population as
well as the types of housing needed to meet their
needs.

The cities of Lacey, Olympia, and Tumwater
will continue to monitor the impact of the
pandemic on housing in the coming months.

Do | Rent or Do | Buy?
More than 83,000 housing units are found in Lacey, Olympia, Tumwater, and their unincorporated urban
growth areas. Thurston Regional Planning Council (TRPC) projects 34,000 new units will need to be built

Housing Needs Assessment 1
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to accommodate the region’s growing population. Half of all occupied housing units in Lacey, Olympia,
and Tumwater are rented, and the other half are owned by an occupant of the unit. However, the
smaller the household income, the fewer options there are for home ownership — a key factor for many
households in building wealth. Housing units with two or fewer bedrooms are typically rented, and
renters are more likely to be cost burdened, meaning they spend more than 30 percent of their income
on rent and other housing expenses.

Smaller Households, Larger Homes

Over the last forty years, the average household in Thurston County has gotten smaller —about 2.5
people per household in 2014-2018. During the same period of time, homes have gotten bigger. In the
1980s, more than half of all houses built were less than 1,500 square feet. In the 2010s, only 11 percent
were less than 1,500 square feet.

Higher Wages — and Higher Rents and Mortgages

According to the U.S. Bureau of Economic Analysis, Thurston County is home to more than 148,000 jobs.
TRPC estimates this will grow to about 200,000 by 2045. Employment Security Department figures
indicate wages have generally increased over the last 17 years when adjusted for inflation — about 0.6
percent per year. However, so has the cost of housing — whether you rent or own. Between 2001 and
2018, average rents increased about 1.7 percent per year while the average sale price for a home
increased by about 4.1 percent per year. Today, Thurston County is not considered affordable for first-
time home buyers, although it is still more affordable than either King or Pierce counties.

All Things Not Being Equal

About one in four Thurston County residents is a person of color — those who are Hispanic or Latino of
any race and those who are any race other than white alone. Those who are Hispanic or Latino, Asian,
Black, and multiracial are the largest minority populations in Thurston County. People of color generally
have more people in their household, are less likely to own their own home, have a smaller household
income, and are more likely to experience homelessness than their white, non-Hispanic counterparts.

The Challenge: Meeting the Greatest Need

More than 6,000 households in Lacey, Olympia, and Tumwater are extremely low income — earning less
than 30 percent of the area median family income. By 2045, another 3,000 households are expected to
fall into this category. There are approximately 1,857 units available at below-market rents — far fewer
than the 6,000 plus households with extremely low income, who are those most at risk of becoming
homeless — and there are at least 800 people experiencing homelessness today, according to the 2019
Point in Time Count. Both subsidized and permanent supportive housing are needed to support these
vulnerable populations.

Housing Needs Assessment 2
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Chapter 1.
Introduction

In 2019, the Washington State Legislature passed HB 1923, aimed at encouraging cities planning under
the state Growth Management Act to take actions to increase residential building capacity. These
actions include developing a housing action plan “...to encourage construction of additional affordable
and market rate housing in a greater variety of housing types and at prices that are accessible to a
greater variety of incomes, including strategies aimed at the for-profit single-family home market” (RCW
36.70A.600).

In recognition of the cross-jurisdiction need for affordable housing, the cities of Lacey, Olympia, and
Tumwater choose to collaborate with Thurston Regional Planning Council to develop a regional Housing
Action Plan. Funding was provided by the Department of Commerce. The project includes four
components:

o A regional housing needs assessment

o A household income forecast to identify future housing needs

o A survey of landlords and rental property owners to better understand housing costs

. A Housing Action Plan —to be adopted by the cities — identifying a list of actions for the

cities to implement to encourage development of a housing stock adequate and affordable
for current and future residents

This report — the Housing Needs Assessment — is intended to provide an inventory of the current
housing stock, household and workforce characteristics, the population’s housing needs, and any gaps in
housing availability. This information will be used to develop actions for the final Housing Action Plan.
The Household Income Forecast, used in the gap analysis, is included in Appendix B.

Housing Needs Assessment 3
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Report Organization
The Housing Needs Assessment covers the following topics:

Community Profile Workforce Profile

Chapter 2: Population Characteristics Chapter 6: Local Workforce Characteristics
Chapter 3: Household Characteristics

Chapter 4: Unique Housing Needs

Housing Inventory Needs Assessment
Chapter 5: Housing Supply Chapter 7: Gap Analysis
Chapter 8: Land Supply

Chapters 2 through 4 —the Community Profile — provide an overview of residents of the cities of Lacey,
Olympia, and Tumwater, their demographics, households types and housing choices. It also includes a
summary of groups with special housing needs, such as people who experience homelessness, seniors,
veterans and military personnel, and students.

Chapter 5 — The Housing Inventory — articulates the state of the region’s current housing stock, including
the types of housing, size of units and number of bedrooms, and the cost of housing.

Chapter 6 — the Workforce Profile — discusses employment and wage-earning opportunities in the
region, as well as unemployment. It also includes information on the minimum income needed to afford
households’ basic needs.

Chapters 7 and 8 — the Needs Assessment — look at the region’s current and future housing needs and
the availability of land to accommodate new housing.

Geography

This assessment explores data for the cities of Lacey, Olympia, and Tumwater. For some tables and
figures, data for the three cities are combined (“Cities Combined”) to enhance readability. City-level
data, if available, can be acquired using the source information provided in Appendix C.

When data for the unincorporated urban growth areas is available, it is included with the city data
(“Cities plus UGAs”).

When key data are not available at the city level, countywide data are presented (“Thurston County”).
Thurston County data include data for all seven incorporated cities and towns in Thurston County,
unincorporated areas, and tribal reservations within the county border.

Housing Needs Assessment 4
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Figure 1-1 shows jurisdictions within Thurston County, differentiating the areas addressed in this plan
and those that are not.

Figure 1-1. Jurisdictions in this plan
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Sources of Data
This assessment combines data from a range of sources. Key sources include:

e U.S. Census Bureau: The 2010 Census and 2014-2018 American Community Survey provide key
data on population, households, and housing characteristics.

e Washington Center for Real Estate Research (WCRER): Based in the University of Washington’s
College of Built Environments, WCRER’s quarterly Housing Market Report and Apartment
Market Survey supply timely data on housing costs and vacancy rates.

e  Thurston County Assessor’s Office: Property assessment data furnish useful information on
housing types, sizes, and other characteristics at the parcel level.

e Washington Office of Financial Management (OFM): OFM provides population forecasts for
Washington counties and annual population estimates for cities and counties.

e  Thurston Regional Planning Council (TRPC): TRPC contributes annual population, housing, and
employment estimates for cities, UGAs, and other geographies, as well as 25-year projections.

e Northwest Multiple Listing Service: The Northwest Multiple Listing Service specifies annual data
on the number, types, and cost of real estate transactions across Thurston County

Housing Needs Assessment 5
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e U.S. Department of Housing and Urban Development (HUD): HUD's Consolidated Housing
Action Strategy (CHAS) data provided information on cost burden and other housing challenges
faced by low-income residents.

Additional sources were included as needed.

Appendix C presents sources for the figures and tables presented in this assessment. Since many of the
data are updated on an annual basis, the appendix also includes information on how to access the most
recent data.

Many of the data shown in this report are based on surveys. All survey data contain a margin of error—a
measure of uncertainty around an estimate. The American Community Survey publishes margins of
error with their tables. While not included in the figures and tables in this report, they can be accessed
using the source information in Appendix C.

Several tables and figures show dollar values (costs, incomes, etc.) over time. These have been adjusted
for inflation using the implicit price deflator for Washington State provided by the Washington State
Economic and Revenue Forecast Council.

Housing Needs Assessment 6
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Chapter 2.
Population Characteristics

This chapter of the housing needs assessment investigates population estimates and forecasts. It also
explores demographic information such as age, race and ethnicity, and disability status of the

population.

Estimates and Forecast

The Washington Office of Financial Management estimates Thurston County’s 2020 population is
294,300. Figure 2-1 shows the change in Thurston County’s population since 1980. Between 1980 and
2020, Thurston County’s population more than doubled, growing 137 percent over 40 years. For the
same period of time, the average annual rate of population change was 2.2 percent. Over the next 25
years, Thurston County’s population is anticipated to grow by another 89,200 people at a rate of 1.1
percent per year on average —to about 383,500 people.

Figure 2-1. Thurston County population, 1980-2045
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Source: Washington Office of Financial Management
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In 2020, approximately 184,820 people in Thurston County live in in the combined areas of Lacey,
Olympia, Tumwater, and their respective unincorporated urban growth areas (UGAs) — representing 64
percent of Thurston County’s population (Figure 2-2).

Figure 2-2. Population in cities including their unincorporated urban growth areas, 2010-2045
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Source: Thurston Regional Planning Council

Table 2-1 shows the total population for the cities in 2020 and their respective unincorporated urban
growth areas (UGAs). Lacey’s estimated population was 52,910, slightly less than that of Olympia.
However, when looking at Lacey’s population and including future annexation areas in the city’s urban
growth area, Lacey has 90,100 people — 35 percent more than Olympia. Tumwater’s population is less
than half that of Lacey and Olympia, even when including their respective UGAs.

Table 2-1. Population, 2020

Cities
Population Lacey Olympia Tumwater Combined
City 52,910 54,150 24,600 131,660
Unincorporated UGA 37,190 12,640 3,330 53,160
Total 90,100 66,790 27,930 184,820

Source: Thurston Regional Planning Council
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Age

Table 2-2 shows the age of Thurston County’s population, both in terms of count and percent of
population. Approximately one in two Thurston County residents are under the age of 40; one in three is
between the ages of 40 and 64. Only about one in six people are 65 or older. Olympia residents skew
slightly older than the other communities, with a median age of 38.3. Lacey’s population is the youngest,
with a median age of 35.3.

Table 2-2. Age of Population, 2014-2018 average

Cities Thurston
Age Cohort Lacey Olympia Tumwater Combined County
Count of Population
0-19 12,381 10,105 5,274 27,760 65,788
20-39 14,903 16,598 7,140 38,641 75,426
40-64 12,826 15,415 6,946 35,187 88,856
65+ 7,742 8,718 3,140 19,600 44,614
TOTAL 47,852 50,836 22,500 121,188 274,684
Percent of Population
0-19 26% 20% 23% 23% 24%
20-39 31% 33% 32% 32% 27%
40-64 27% 30% 31% 29% 32%
65+ 16% 17% 14% 16% 16%
TOTAL 100% 100% 100% 100% 100%
Median Age 35.3 38.3 36.7 n/a 39.0

Source: U.S. Census Bureau American Community Survey

Figure 2-3 and Table 2-3 (next page) show the distribution of the population based on age, comparing
2020 to 2045. The portion of Thurston County’s population under the age of 40 is projected to shrink
over the next 25 years. The portion of the population between age 40 and 64 is projected to remain
relatively constant, while the portion 65 and older will grow.

Figure 2-3. Age of Thurston County population, 2020 and 2045
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Source: Washington Office of Financial Management
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Table 2-3. Age of Thurston County population as a percent of total, 2020-2045

Age Cohort 2020
0-19 24%
20-39 26%
40-64 32%
65+ 18%
TOTAL 100%

2025
24%
25%
31%
20%

100%

Source: Washington Office of Financial Management

Race and Ethnicity

2030
23%
24%
32%
21%

100%

2035
22%
24%
32%
22%

100%

2040
22%
23%
33%
22%

100%

December 2020

2045
21%
23%
33%
23%

100%

About one in four Thurston County residents is a person of color (Figure 2-4). For the purposes of this
report, persons of color include those who identify as Hispanic or Latino of any race and persons who
identify as any race other than white alone. Of the three communities, Lacey is the most diverse while

Tumwater is the least diverse.

Figure 2-4. Racial and ethnic diversity in Thurston County, 2014-2018 average
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Those who are Hispanic or Latino of any race represent the largest minority population (9 percent)
(Table 2-4). For persons who are not Hispanic or Latino, those who are Asian (7 percent), Black (4
percent), and identified themselves as multiracial (5 percent) are also significant minority populations in
the three-city area. Thurston County is becoming more diverse. Between 2000 and 2014-2018, the
percent of the population identifying as a person of color increased from 19 to 27 percent.

Table 2-4. Racial and Ethnic Diversity in Lacey, Olympia, and Tumwater, 2000 and 2014-2018 average

2000 2014-2018
Race and Ethnicity Count Percent Count Percent

White, Non-Hispanic 69,857 81% 88,289 73%
Asian, Non-Hispanic 5,330 6% 8,892 7%
Black, Non-Hispanic 2,394 3% 4,397 4%
Native American, Non-Hispanic 1,038 1% 1,216 1%
Native Hawaiian/Pacific Islander, Non-Hispanic 480 1% 1,108 1%
Other Race, Non-Hispanic 252 <1% 2,466 <1%
Multiracial, Non-Hispanic 2,863 3% 6,083 5%
Hispanic of Any Race 4,224 5% 11,061 9%
TOTAL 86,438 100% 121,188 100%

Source: U.S. Census Bureau American Community Survey

Disability

Approximately 15 percent of Thurston County’s population lives with a disability. Measuring disability is
a complex concept, and there are many ways to look at what it means to live, work, or play with a
disability. Data concerning disability status in this report comes from the U.S. Census Bureau’s American
Community Survey (ACS) and is limited to the civilian noninstitutionalized population. The ACS measures
disability based on whether a person experiences a functional limitation in at least one of six different
areas: hearing, vision, cognition, ambulation, self-care, and independent living. Each of these areas has
implications for the type of housing needed by that individual. Of the six functional limitations, the most
common reported in Thurston County are ambulatory (6.7 percent) and independent living (5.3 percent)
(Table 2-5).

Table 2-5. Types of disability in the Thurston County population, 2014-2018 average

Type of Disability Count Percent
Hearing 11,509 4.3%
Vision 6,111 2.3%
Cognitive 12,040 4.8%
Ambulatory 16,991 6.7%
Self-care 5,915 2.3%
Independent living 10,991 5.3%

Note: A person may have more than one type of disability.
Source: U.S. Census Bureau American Community Survey
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Figure 2-5 looks at disability status for the entire Thurston County population, breaking it into three age
cohorts: children age 0 to 17, adults age 18 to 64, and adults age 65 and older. Only three percent of

children and 11 percent of adults age 18-64 have a disability while 34 percent of adults 65 and older
have at least one disability.

Figure 2-5. Disability status in Thurston County by age, 2014-2018 average
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Figure 2-6 and Table 2-6 (next page) look at only those with disabilities. More than 15,000 seniors make
up 43 percent of people with disabilities, and 43 percent of people with disabilities in Thurston County
live in Lacey, Olympia, and Tumwater.

Figure 2-6. Disability by age, 2014-2018 average
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Source: U.S. Census Bureau American Community Survey
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Table 2-6. Disability by age, 2014-2018 average

Cities Thurston
Age Cohort Lacey Olympia Tumwater Combined County
0-17 367 240 124 731 1,938
18-64 2,837 3,534 1,258 7,629 17,814
65+ 2,632 2,898 1,088 6,618 15,024
TOTAL 5,836 6,672 2,470 14,978 34,776

Source: U.S. Census Bureau American Community Survey

Poverty

Approximately 15,139 people in Lacey, Olympia, and Tumwater combined live in poverty, and more than
half live in Olympia (Table 2-7). Of the three cities, Olympia has the highest poverty rate, at 16.7 percent
(Figure 2-7, next page). While poverty rates for Lacey, Tumwater, and Thurston County have all fallen
since the Great Recession, Olympia’s poverty rate has actually increased. Tumwater has the lowest
poverty rate at 9.6 percent. A significant demographic of those living in poverty in Olympia are college
and university students. According to a 2013 Census Bureau report, when college students — specifically
those living off campus and not with their families — are excluded, the poverty rate decreases. For 2009-
2011, Olympia’s poverty rate decreased from 16.5 percent to 13.2 percent while Lacey’s poverty rate
decreased from 10.8 percent to 10.5 percent?. No information was available for Tumwater.

Table 2-7. People living in poverty, 2014-2018 average

Cities Thurston
Lacey Olympia Tumwater Combined County
1999 2,798 4,982 1,060 8,840 17,992
2009-2013 Average 4,574 7,330 1,881 13,785 29,545
2014-2018 Average 4,675 8,300 2,164 15,139 29,718

Source: U.S. Census Bureau American Community Survey

1 Bishaw, Alemayehu 2013 “Examining the Effect of Off-Campus College Students on Poverty Rates”
(https://www.census.gov/content/dam/Census/library/working-papers/2013/acs/2013 Bishaw 01.pdf).
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Figure 2-7. Poverty rates, 2014-2018 average
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Chapter 3.
Household Characteristics

“Households” are groups of people living together in a single home. Members of households can be
related (“family households”) or unrelated (“non-family households”). Thurston County is home to more
than 100,000 households with nearly half in Lacey, Olympia, and Tumwater.

This chapter of the housing needs assessment looks at household characteristics, including household
size and composition, homeownership and tenancy, and household income. It also includes a discussion
of people who live in group quarters.

Household Size and Composition

Household size has generally fallen — from a high of 3.11 persons per household in 1960 to just 2.51 in
2018 (Figure 3-1). For the last thirty years, average household size has remained at or close to 2.5
persons per household.

Figure 3-1. Average household size in Thurston County, 1960-2018
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Slight variations in average household size exist between Lacey, Olympia, and Tumwater (Table 3-1).
Olympia has the smallest households with just 2.21 persons per household while Lacey has the largest
(2.50). Household size also varies by race and ethnicity (Table 3-2). Households headed by a person of
color are, on average, larger than those headed by a person who is white and not Hispanic.

Table 3-1. Average household size, 2014-2018 average
Persons per

Jurisdiction Household
Lacey 2.50
Olympia 2.21
Tumwater 2.39
Thurston County 2.51

Source: U.S. Census Bureau American Community Survey

Table 3-2. Average household size by race and ethnicity,
2010

Householder Race Persons per
and Ethnicity Household
White, Non-Hispanic 2.38
Person of Color 291

Source: U.S. Census Bureau American Community Survey

Housing Needs Assessment

What is a Householder?

According to the U.S. Census Bureau’s
American Community Survey, one person in
each household is designated as the
householder. In most cases, this is the person
or one of the people in whose name the home
is owned, being bought, or rented and who is
listed on line one of the survey questionnaire.
If there is no such person in the household,
any adult household member 15 years old
and over could be designated as the
householder.
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Figure 3-2 shows the types of households found in Thurston County since 1970. Household types include
married couple families, single-parent families, persons living alone, and unrelated persons living
together. A family consists of two or more people living in the same household who are related by birth,
marriage, or adoption. All people in a household who are related to the householder are regarded as
members of the family. “Householder living with others” indicates two or more unrelated people living
together. The makeup of individual households has changed over the last 50 years. In 1970, only 20
percent of households were nonfamily households (householders living alone or with others they are
not related to) compared to 33 percent for the 2014-2018 average.

Figure 3-2. Thurston County households by type, 1970-2018
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Table 3-3 and Figure 3-3 (next page) show the types of households found in Lacey, Olympia, Tumwater,
the three cities combined, and Thurston County. Half of all Lacey households are married couple families
compared to only 37 percent of households in Olympia. Householders living alone make up 36 percent
of households in Olympia, but only 27 percent in Lacey and 28 percent in Tumwater. Measured as a
percentage, Lacey has half as many householders living with others (six percent) than either Tumwater
(11 percent) or Olympia (12 percent).

Table 3-3. Households by type, 2014-2018 average

Cities Thurston
Household Type Lacey Olympia Tumwater Combined County
Married Couple Family 9,331 8,196 4,203 21,730 55,316
Single-Parent Family 3,125 3,507 1,507 8,139 16,630
Householder Living Alone 5,084 8,055 2,613 15,752 28,017
Householder Living with Others 1,171 2,593 1,013 4,777 8,107
TOTAL 18,711 22,351 9,336 50,398 108,070

Source: U.S. Census Bureau American Community Survey
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Figure 3-3. Households by type, 2014-2018 average
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Nonfamily households are more likely to be found in Olympia than either Lacey or Tumwater. Table 3-4
and Figure 3-4 (next page) look at households with children. Only 24 percent (5,410) of Olympia
households include children, compared to 30 percent (2,814) for Tumwater and 32 percent (6,036) for
Lacey. Olympia is also less likely to have family households without children than either Lacey or
Tumwater.

Table 3-4. Households with children, 2014-2018 average

Cities Thurston
Household Type Lacey Olympia Tumwater Combined County
Family Households with Children 6,036 5,410 2,814 14,260 33,011
Family Households without Children 6,420 6,293 2,896 15,609 38,935
Nonfamily Households 6,255 10,648 3,626 20,529 36,124
TOTAL 18,711 22,351 9,336 50,398 108,070

NOTE: Some nonfamily households may contain children, such as a foster child living with a single adult. It is not clear how many
children reside with one or more persons they are not related to.
Source: U.S. Census Bureau American Community Survey
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Figure 3-4. Households with children, 2014-2018 average
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Figure 3-5. Household size in Lacey, Olympia, and Of the total households in Lacey, Olympia, and
Tumwater combined, 2014-2018 average Tumwater, 65 percent (32,923) have only one
or two people (Figure 3-5). Olympia has more
one-person households (8,055) than Lacey and
Tumwater combined (5,084 and 2,613
respectively) while Lacey has the most
households (4,257) with four or more people

(Table 3-5).
B 1Person M2 Persons
3 Persons 4+ Persons

Source: U.S. Census Bureau American Community Survey

Table 3-5. Household size by location, 2014-2018 average
Persons per Cities Thurston
Household Lacey Olympia Tumwater Combined County
1 Person 5,084 8,055 2,613 15,752 28,017
2 Persons 6,227 7,522 3,422 17,171 39,147
3 Persons 3,143 3,343 1,589 8,075 17,563
4+ Persons 4,257 3,431 1,712 9,400 23,343
All Households 18,711 22,351 9,336 50,398 108,070

Source: U.S. Census Bureau American Community Survey
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Taking into consideration the householder’s race (Figure 3-6), people of color in Thurston County are
less likely to live in one- or two-person households than people who are white and not Hispanic. Forty-
nine percent of households headed by a person of color contain three or more people compared to 30
percent for households headed by a person who is white and not Hispanic.

Figure 3-6. Thurston County household size by race and ethnicity, 2010

Persons of Color 20% 29%

White, Non-Hispanic 15% 15%
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Source: U.S. Census Bureau American Community Survey

Group Quarters
In 2010, 2,484 Lacey, Olympia, and Tumwater Figure 3-7. Population in group quarters in Lacey, Olympia,
residents lived in an institutional or and Tumwater by facility type, 2010
noninstitutional group quarters setting (Figures
3-7 and 3-8, next page). This includes nursing

facilities, adult group homes, homeless shelters,
rehabilitation centers, and other types of group

quarters (Table 3-6, next page). The remaining

B Adult/Juvenile
Correctional

762 B Nursing
group quarters population is split between 31% Facilities
correctional facilities and college student Other
dormitories. Institutional
The group quarters population is expected to g’; Student Housing
(1]

increase by 1,700 people — 69 percent —
between 2010 and 2045. Most of this increase
is likely to be driven by nursing facilities, adult
family homes, and other care facilities for an
aging population.

Other
Noninstitutional

2%

Source: U.S. Census Bureau
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The population experiencing homelessness is poorly reflected in these numbers. See Chapter 4 for more
information on characteristics of the population experiencing homelessness.

Figure 3-8. Population in group quarters in Lacey, Olympia, and Tumwater, 1980-2045
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Table 3-6. Types of group quarters

Non-Institutional Group Quarters
College/University Student Housing

Military Quarters
e Military Quarters
e Military Ships

Other Non-Institutional Group Quarters
e Emergency and Transitional Shelters (With
Sleeping Facilities) for People Experiencing
Homelessness
e Domestic Violence Shelters
e Soup Kitchens
Regularly Scheduled Mobile Food Vans
Targeted Non-Sheltered Outdoor Locations
Group Homes Intended for Adults
Residential Treatment Centers for Adults
Maritime/Merchant Vessels
e Worker’s Group Living Quarters and Job Corps
Centers
e Religious Group Quarters
e Living Quarters for Victims of Natural Disaster

Source: U.S. Census Bureau 2010 Decennia Census
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Ownership and Tenancy

Homeownership can help a household build equity and move out of poverty, providing long-term
stability. Renting offers households flexibility — whether for military personnel who may be posted in the
region only for a few years, someone re-entering society after having been incarcerated, a person

with developmental disabilities that has limited
income opportunities, or a senior who no longer
wants the maintenance responsibilities that come
with home ownership.

Census Tracts

Census tracts are small, relatively permanent
statistical subdivisions of a county, the
primary purpose of which is to provide a

stable set of geographic units for the
presentation of statistical data. Census tracts
generally have a population size between
1,200 and 8,000 people, with an optimum
size of 4,000 people.

Figure 3-9 shows where households own their
housing unit at the census tract level. Half of all
occupied dwelling units in Lacey, Olympia, and
Tumwater combined are owned by a member of the
household (Figure 3-10, next page) compared to
Thurston County where 64 percent are owner-occupied. Ownership varies among the three
communities: in Olympia, 54 percent are renter occupied compared to 46 percent in Lacey and
Tumwater.

Figure 3-9. Owner occupied households by census tract, 2014-2018 average
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Figure 3-10. Ownership and tenancy, 2014-2018 average
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Most one-and three-person households in Lacey, Olympia, and Tumwater are renter-occupied while
most households with two people or households with four or more people are owner-occupied (Figure
3-11).

Figure 3-11. Household size by tenure in Lacey, Olympia, and Tumwater combined, 2014-2018 average
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Tenure also changes based on the race and ethnicity of the householder (Figure 3-12). Forty percent of
householders who are people of color own their home compared to 53 percent for householders who
are white and not Hispanic.

Figure 3-12. Tenure by race and ethnicity in Lacey, Olympia, and Tumwater combined, 2014-2018 average
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Source: U.S. Census Bureau American Community Survey

Income

A household’s income includes wage and self-

proprietor earnings, earnings from interest and rental [kl AL IR DALy
This section generally looks at household

income. For a discussion of housing needs by

property, social security and retirement income, and
other forms of public assistance for all members of
the household. Median household income is
commonly used to compare incomes for different
populations or areas. Half of households earn more
and half earn less than the median household income. Median household income is based on the total
number of households including those with no income. This is typically lower than the median family
income (Figure 3-13). Family households tend to be larger (at least two people) and have more income
earners. Olympia has the lowest median household income ($58,606) while Lacey has the highest
(566,675).

HUD income levels (30, 50, 80, 100, and 120
percent of the area median family income)
see Chapter 7, Gap Analysis.

Figure 3-13. Median family and household incomes, 2014-2018 average

$69,592

$76,789 $78,242

$66,675 $65,167

$58,606

B Median Household Income

B Median Family Income

Lacey Olympia Tumwater Thurston County

Source: U.S. Census Bureau American Community Survey
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Table 3-7 and Figure 3-14 examine the actual income of households across the jurisdictions. In Olympia,
45 percent (5,420) of all households have an annual income of less than $35,000. Twenty-seven percent
of households in both Lacey and Tumwater have an annual income of $75,000 or more compared to 20
percent in Olympia.

Table 3-7. Households by income, 2014-2018 average

Cities Thurston
Household Income Lacey Olympia Tumwater Combined County
Less than $35,000 2,452 5,420 1,539 9,411 13,833
$35,000 to $74,999 3,816 4,189 1,614 9,619 15,778
$75,000 to $99,999: 1,184 1,275 478 2,937 4,578
$100,000 or more 1,160 1,271 683 3,114 5,090
TOTAL Households 8,612 12,155 4,314 25,081 39,279
Source: U.S. Census Bureau American Community Survey
Figure 3-14. Percent of households by income, 2014-2018 average
100%
13% 10% 16% 12% 13%
e 12%
2 75%
©°
g 34%
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§ 38% $100,000+
..Ia 50% m $75,000 to $99,999:
£ W $35,000 to $74,999
o
2 o5y P " - 0 Less than $35,000
(o]
28% o 35%
0%
Lacey Olympia Tumwater Cities Thurston
Combined County

Source: U.S. Census Bureau American Community Survey
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Figure 3-15 shows median household income by census tract.

Figure 3-15. Median household income by census tract, 2014-2018 average
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Table 3-8 and Figure 3-16 (next page) examine household income based on the race and ethnicity of the
householder. Households headed by a person of color are frequently more likely to have an income less
than $35,000 than a white, non-Hispanic householder. In Lacey, Olympia, and Tumwater, 69 percent of
households headed by a person who is Black or African American have a household income less than
$35,000 compared to just 25 percent of white, non-Hispanic households.
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Table 3-8. Household Income in Lacey, Olympia, and Tumwater combined by race and ethnicity, 2014-2018 average?

Native

LEWETTETY Hispanic
Household Native Pacific Other of Any
Income White Asian Black American Islander Race Multiracial ET]
Less than
$35,000 9,843 772 333 335 142 244 603 1,013
$35,000 to
$74,999 13,385 745 670 77 43 203 752 1,186
$75,000 to
$99,999: 5,865 393 451 13 51 66 302 407
$100,000
or more 10,941 963 252 62 158 122 377 689
TOTAL
Households 40,034 2,873 1,706 487 394 635 2034 3,295

NOTE: In the table above, persons who are Latino or Hispanic are only represented in “Hispanic of Any Race.”
Source: U.S. Census Bureau American Community Survey

Figure 3-16. Household income in Lacey, Olympia, and Tumwater combined by race and ethnicity, 2014-2018 average?

100%
90% 13%
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80% 34%
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S 40% 26% 39%
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o 30% $99,999:
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20% 36% 38% o $74,999
5% 27% 30%  31% | Tes than $35,000
10% ° 20% ess than $35,
0%
White Asian Black Native Native Other MultiracialHispanic of
American Hawaiian/ Race Any Race
Pacific
Islander

NOTE: In the figure above, persons who are Latino or Hispanic are only represented in “Hispanic of Any Race.”
Source: U.S. Census Bureau American Community Survey

2 The September 2020 release of this report contained errors in Table 3-8: first, the table represented countywide
values rather than values for Lacey, Olympia, and Tumwater combined. Second, values for Asian, Black, and Native
American householders were transposed. These errors were corrected in the December 2020 release of this
report.

3 The September 2020 release of this report contained an error in Figure 3-16: values for Asian, Black, and Native
American householders was transposed. This error was corrected in the December 2020 release of this report.
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Chapter 4.
Unique Housing Needs

This chapter looks at the unique needs for housing for people who are elderly, those experiencing
homelessness, veterans and military personnel, and college students.

Seniors

Approximately 52,800 seniors (age 65 or older) live in Thurston County in 2020, making up 18 percent of
the total population. The senior population is forecasted to grow to 87,200 by 2045 and comprise 23
percent of the total population. In addition, the senior population will skew older in 2045 than it does
today. Table 4-1 and Figures 4-1 and 4-2 (next page) show the breakdown of Thurston County’s senior
population today and forecasted for 2045. The proportion of seniors who are between the ages of 65
and 74 will shrink over the next 25 years while those who are 80 and older will grow. The growth in the
number of older seniors has implications for the types of care and housing needed, including assisted
living facilities, nursing homes, and adult family homes.

Table 4-1. Thurston County senior population, 2020-2045

Age Cohort 2020 2025 2030 2035 2040 2045

65-69 17,967 18,497 18,354 17,889 18,459 20,541
70-74 14,707 17,098 17,571 17,518 17,118 17,613
75-79 9,336 13,300 15,478 15,974 16,015 15,667
80-84 5,338 7,823 11,211 13,150 13,624 13,723
85+ 5,484 6,452 8,897 12,849 16,823 19,635
TOTAL 52,832 63,170 71,511 77,380 82,039 87,179

Source: Washington Office of Financial Management
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Figure 4-1. Thurston County senior population, 2020 Figure 4-2. Thurston County senior population, 2045

M 65-69 N 65-69
m70-74 m70-74
m75-79 m75-79
80-84 80-84
85+ 85+
Source: Washington Office of Financial Management Source: Washington Office of Financial Management

Figure 4-3 shows where the senior population lives based on census tracts. The census tracts near the
Capital Medical Center in West Olympia, the Littlerock/Trosper Road area of Tumwater, and the
Chambers Lake area in Lacey. There are also higher concentrations of seniors living in Lacey north of the
freeway.

Figure 4-3. Percent of population 65 or older by census tract, 2014-2018 average
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Since 2000, about 22 percent of the noninstitutionalized senior population in Thurston County rents
their housing unit while 78 percent own it (Figure 4-4). While the percent of seniors renting has
remained stable, the total number has increased. There are several apartment complexes and assisted
living facilities in Lacey, Olympia in Tumwater targeted to people age 55 and older.

About 12 percent of seniors countywide live in manufactured housing or mobile homes (Figure 4-5)
compared to nine percent for the county population as a whole. There are several manufactured home
communities in Lacey, Olympia in Tumwater targeted to people age 55 and older.

Figure 4-4. Senior households in Thurston County by Figure 4-5. Senior households in Thurston County by type of
tenure, 1980-2018 dwelling, 2014-2018 average
1980 72% 28% 3%
1990 75% 25%
2000 78% 22%
2010 78% 22%

2014-2018 78% 22%

0% 20% 40% 60% 80% 100%
Percent of Households

M Single Family B Multifamily
H Owner Occupied Renter Occupied Manufactred Home Group Quarters
Source: U.S. Census Bureau Source: U.S. Census Bureau American Community Survey

As of July 2, 2020, Thurston County is home to seven nursing home facilities with a total client capacity
of 790 and 145 adult family homes with a total client capacity of 794 (Table 4-2). Some adult family
homes offer specialized care for those with dementia, mental health issues, and developmental
disabilities (Figure 4-6, next page). Specialized care is defined under state law, which sets standards a
provider must meet to be classified as delivering such care.

Table 4-2. Adult family and nursing homes in Thurston County, 2020

Facility Adult Family Nursing
Statistics Homes Homes
Total Facilities: 145 7
Total Beds: 794 790
Average Beds per Facility: 5.5 112.9

Source: Washington State Dept. of Social and Health Services
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Figure 4-6. Adult family homes in Thurston County offering specialized care, 2020

Developmental Disabilities 55% 45%

Dementia 96% 4% B Yes

No

Mental Health 94% 6%

Type of Specialized Care

Percent of Facilities

Source: Washington State Dept. of Social and Health Services

Military Personnel and Veterans
The proximity of Joint Base Lewis-McChord (JBLM) to
Thurston County impacts the number of military

Forthcoming Military Housing Studies
There are two military-related housing

personnel and veterans who live in the region. studies anticipated to be released in 2020:
Approximately 13,475 military personnel and e Housing Market Study by JBLM
veterans live in Lacey, Olympia, and Tumwater (Table e  Off-Base Housing Study for Service
4-3). Service members who live off base are eligible to Members by South Sound Military
receive a basic housing allowance, ranging between Communities Partnership

$1,386 and $2,622 per month in 2020. The allowance These studies should provide clearer data on

varies based on the service member’s location, rank, the housing needs of service members and
and the number of military dependents in their their impact on the local housing market.
household. The basic housing allowance can be used

for rental costs or a mortgage.

Table 4-3. Military personnel and veterans, 2014-2018 average

Cities Thurston
Lacey Olympia Tumwater Combined County
Veterans 5,858 3,646 1,968 11,472 28,992
Military Personnel 1,388 280 335 2,003 3,900
TOTAL 7,246 3,926 2,303 13,475 32,892

Source: U.S. Census Bureau American Community Survey
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People Experiencing Homelessness
Thurston County conducts a census of those
experiencing homelessness each year at a single
point in time. Between 2015 and 2019, those
experiencing homelessness grew from 476 to
800 people — a 68 percent increase (Figure 4-7)
during the same period. The number of people
who are unsheltered — sleeping outside, in a
tent, car, or other place not meant for human
habitation — increased from 34 percent of those
experiencing homelessness in 2015 to 49
percent in 2019.

Figure 4-8 examines where those who
experience homelessness shelter and includes
two more categories of people who are housing
insecure: those living in a jail or medical
institution that will be released to a homeless
situation and those who are temporarily staying
with friends or family. When taking into
consideration these additional populations
whose housing may be tenuous, an additional
344 people could be considered to experience
homelessness.

About 34 percent of those experiencing
homelessness are unsheltered. Another 21
percent can be found in shelters and 15 percent
in transitional housing. Thirty percent are
incarcerated, in a medical institution, or are
temporarily staying with friends or family.

Counting Those Experiencing Homelessness

Not everyone experiencing homelessness can
be found or chooses to participate in the
annual Point-in-Time census. Counting those
staying in shelters or an institution is easier

than counting those living in a tent, in a car,
or another unsheltered location. According
to the Thurston County Homeless Crisis
Response Plan, there are likely 800-1,000
unsheltered people countywide — 2-3 times as
many unsheltered people as reported in the
2019 point-in-time census.

Housing Needs Assessment
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Figure 4-7. Homelessness in Thurston County, 2015-2019
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Figure 4-8. Where the homeless shelter in Thurston County,
2019
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In 2019, 33 percent of people experiencing homelessness were considered chronically homeless (Figure
4-9). To be chronically homeless means a person has a disability and has also either been homeless for
more than one year or has been homeless at least four times in the last three years.

Figure 4-9. Chronic homelessness in the Thurston County homeless, 2019

2015 81%

2016 73%

2017 82%

2018 73%

2019 67%

0% 20% 40% 60%

19%
27%
18%
Bl Not Chronically Homeless
27% Chronically Homeless

33%

80% 100%

Percent of the Homeless Population

Source: Thurston County Public Health and Social Services

Thurston County reports that between July
2018 and June 2019, 1,886 households (2,345
people total) received assistance through a
housing program. Housing programs include
emergency shelter placement, rapid re-housing
and homeless prevention assistance,
transitional housing placement, or a permanent
housing placement with or without supportive
services. Of those that received assistance
through a housing program, one in four was a
minor (Figure 4-10), but the majority were
single adults without children. Nearly one in
three had some kind of disability (Figure 4-11,
next page) with mental health issues and
substance use being the most common types of
reported (Figure 4-12, next page).

Housing Needs Assessment

Figure 4-10. Age of those experiencing homelessness in
Thurston County, 2019
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Figure 4-12. Types of disabilities among those experiencing
homelessness, 2019

Figure 4-11. Disability among those experiencing
homelessness in Thurston County, 2019
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Source: Thurston County Public Health and Social Services NOTE: A person can report more than one disability.

Source: Thurston County Public Health and Social Services

People of color are disproportionally represented in housing assistance programs (Table 4-4).

Table 4-4. Race and ethnicity of those experiencing homelessness in Thurston County, 2019

Population Thurston

Experiencing County
Race and Ethnicity Homelessness Population
White, Non-Hispanic 63% 73%
Asian, Non-Hispanic 1% 7%
Black, Non-Hispanic 10% 4%
Native American, Non-Hispanic 3% 1%
Native Hawaiian/Pacific Islander, Non-Hispanic 3% 1%
Multiracial, Non-Hispanic 9% 5%
Hispanic of Any Race 11% 9%
TOTAL 100% 100%

NOTE: Data does not include individuals who did not report their race and ethnicity. Such persons account for 16 percent of all
individuals served by housing programs in Thurston County.
Source: Thurston County Public Health and Social Services

College Students

Approximately 16,800 Thurston County residents are currently enrolled in a college or university. Only a
small percent of students (about 6 percent) live in a dormitory or other group quarters setting (Figure 4-
13). Over 12,000 students — nearly three quarters — live in a family household (i.e. with another relative).
The remainder live in non-family households, either alone (6 percent) or with one or more unrelated
persons (15 percent). Most college students live in Olympia and Lacey (Figure 4-14).
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Figure 4-13. Household type for college students, 2014- Figure 4-14. Residents enrolled in college, 2014-2018
2018 average average
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4,000
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H Dorm B Family B Private college or graduate school
Nonfamily/Roommates = Living Alone B Public college or graduate school
Source: U.S. Census Bureau American Community Survey Source: U.S. Census Bureau American Community Survey

PUMS

About 2,600 college students in Thurston County live below the poverty level (Table 4-5). This is
especially true for students living in non-family households; more than 40 percent live below the
poverty line. Countywide, only five percent of the population live in poverty. While many students living
on their own may still receive support from a parent or guardian — a form of income not included in
poverty calculations — this still underscores the need for affordable housing for students living off
campus.

Table 4-5. Poverty rate for Thurston County college students, 2014-2018 average.

Total Households in Poverty
Household Type Households Poverty Rate
Dorm or Other Group Quarter 913 35 4%
Family 12,274 1,114 9%
Non-family 2+ Person 2,535 1,032 41%
Living Alone 1,052 417 40%
TOTAL 16,774 2,598 100%

Source: U.S. Census Bureau American Community Survey
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Chapter 5.
Housing Supply

Trends and Projections

Lacey, Olympia, and Tumwater, and their unincorporated urban areas have a combined housing
inventory of 83,200 dwelling units (Figure 5-1). This is about two-thirds of Thurston County’s housing
stock. Between 2020 and 2045, Thurston Regional Planning Council (TRPC) projects 34,000 new units
will be built to accommodate the region’s growing population.

Figure 5-1. Estimated and projected housing units in Lacey, Olympia, Tumwater, and their UGAs, 2010-2045
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Source: Thurston Regional Planning Council
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Building Types and Density

The Lacey, Olympia, and Tumwater urban area is generally suburban in nature. Most dwellings units —
64 percent — are detached single family or townhouse (single-family attached) units (Table 5-1). TRPC
projects that the single-family units will continue to be the primary housing type over the next 25 years,
although multifamily units will make up an increasing share of new housing.

Roughly half of Lacey, Olympia, and Tumwater households rent. About 60 percent of renters are in
multifamily units (duplex, triplexes, and apartments) with the remainder in single-family or
manufactured homes. Single family dwellings, townhouses, and manufactured and mobile homes are
predominantly owner-occupied while buildings with two or more units are almost exclusively rented
(Figure 5-2).

Manufactured homes make up a small percentage of Lacey, Olympia, and Tumwater’s housing stock but
are and important form of housing for many seniors and low-income households. TRPC estimates that
about 75 percent of manufactured homes are in manufactured home communities where 10 or more
units are on the same property. Since they do not own the land the manufacture home is sited on, many
unit owners are vulnerable to displacement should the landowner decide to sell the property.

Table 5-1. Occupied housing units by building type, 2014-2018 average

Cities Thurston
Building Type Lacey Olympia Tumwater Combined County
Single Family and Townhouse Units 13,288 13,025 6,105 32,418 78,390
2-, 3- or 4-plex Units 1,795 2,174 676 4,645 6,561
Multifamily Units 2,735 6,493 1,906 11,134 13,277
Mobile home and other units 893 659 649 2,201 9,842
Total Occupied Units 18,711 22,351 9,336 50,398 108,070

Source: U.S. Census Bureau American Community Survey

Figure 5-2. Occupied housing units in Lacey, Olympia, and Tumwater combined by building type and tenancy, 2014-2018
average

Single Family and Townhouse Units 71% 29%

2-, 3- or 4-plex Units A/ 93%

pall ¥

Multifamily Units 97%
B Owner-occupied Units Renter-occupied Units

Source: U.S. Census Bureau American Community Survey
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There has been a general trend towards development in zones that allow higher densities of
development over the past 20 years (see Appendix A for more information). Multifamily unit
construction has increased from about 30 percent of new units in 2000 to over 60 percent in 2019
(Figure 5-3). In addition to the increasing number of multifamily units being constructed, changes to
zoning to allow more homes per acre and more infill and redevelopment projects have led to an overall
increase in housing densities across the three cities and their urban growth areas (UGAs) (Figure 5-4).

Figure 5-3. Housing types permitted in Lacey, Olympia, and Tumwater, 2000-2019
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Source: Thurston Regional Planning Council

Figure 5-4. Density of new residential development, 2000-2019
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Unit Size

Bedrooms

About 39 percent (19,465) of the housing stock in Lacey, Olympia, and Tumwater consists of three-
bedroom units (Table 5-2). About 30 percent (15,031) is two-bedroom units. Nearly all studio and one
bedroom units are rented as are most two bedroom units (Figure 5-5).

Table 5-2. Occupied housing units by number of bedrooms, 2014-2018 average

Cities Thurston

Lacey Olympia Tumwater Combined County

Studio 241 907 154 1,302 1,915
1 bedroom 1,547 3,301 1,053 5,901 9,024
2 bedrooms 5,348 7,206 2,477 15,031 25,912
3 bedrooms 8,201 7,402 3,862 19,465 50,232
4+ bedrooms 3,374 3,535 1,790 8,699 20,987
TOTAL 18,711 22,351 9,336 50,398 108,070

Source: U.S. Census Bureau American Community Survey

Figure 5-5. Occupied housing units in Lacey, Olympia, and Tumwater combined by number of bedrooms and tenancy, 2014-2018
average

Studio 8% 92%

1 bedroom NFA 94%

2 bedrooms 32% 68%

4+ bedrooms 78% 22%

B Owner-occupied Renter-occupied

Source: U.S. Census Bureau American Community Survey
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The Thurston County Assessor’s Office provides data on the number of bedrooms for single-family,
duplex, triplex, and fourplex units (Table 5-3). Since the 1980s, the percent of two-bedroom or smaller
units has declined slightly, and the average number of bedrooms per dwelling unit increased over the
same time period (Figures 5-6 and 5-7).

Table 5-3. Housing units built in Lacey, Olympia, and Tumwater combined by number of bedrooms, 1980-2019

December 2020

One or Fewer Two Three Four or More
Bedroom Bedrooms Bedrooms Bedrooms
1980s 280 1,097 4,718 585 6,680
1990s 215 648 7,206 1,279 9,348
2000s 285 1,629 5,520 3,151 10,585
2010s 234 797 2,357 2,352 5,740

NOTE: Data excludes manufactured homes and apartments with five or more units.

Source: Thurston County Assessor’s Office

Figure 5-6. Housing units built in Lacey, Olympia, and
Tumwater combined by number of bedrooms, 1980-2019

1980s 21%

1990s 9%

2000s  18% 82%

2010s  18% 82%

2 or Fewer Bedrooms M 3+ Bedrooms

NOTE: Data excludes manufactured homes and
apartments with five or more units.
Source: Thurston County Assessor’s Office
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Figure 5-7. Average number of bedrooms in housing units
by decade
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Square Footage

In the 1980s, more than half of all homes constructed were less than 1,500 square feet in size (Figure 5-
8 and Table 5-4). In the 2010s, this dropped to just 11 percent of the total dwelling units built that
decade. The total number of homes with 2,000 square feet or more have increased from just 17 percent
in the 1980s to 56 percent during the 2010s. Over the last four decades, the average home size in Lacey
has grown the most — from 1,475 square feet in the 1980s to 2,211 in the 2010s (Figure 5-9, next page).
Tumwater saw a slight decrease in home size between the 2000s and the 2010s, but average home size
remains more than 2,000 square feet.

Figure 5-8. Home size in Lacey, Olympia, and Tumwater combined, 1980-2019

1980 53% 30% 11% 6%
1990 33% 39% 18% 10%
2000 18% 32% 29% 20%

2010 11% 34% 28% 28%

M Less than 1,500 sf ® 1,500-1,999 sf 2,000-2,499 sf 2,500+

NOTE: Data excludes manufactured homes and apartments with five or more units.
Source: Thurston County Assessor’s Office

According to the University of Washington’s Washington Center for Real Estate Research (WCRER), the
average size of a one bedroom apartment is 678 square feet while a two bedroom apartment is 859
square feet in 2020. The average apartment size is less than half that of single-family, duplex, triplex, or
fourplex units.

Table 5-4. Housing units in Lacey, Olympia, and Tumwater combined by home size and decade

Unit Size

(square feet) 1980s 1990s 2000s 2010s
Less than 1,500 3,566 3,072 1,905 604
1,500-1,999 1,983 3,654 3,436 1,942
2,000-2,499 725 1,675 3,090 1,602
2,500 or more 406 947 2,154 1,592
TOTAL Units 6,680 9,348 10,585 5,740

NOTE: Data excludes manufactured homes and apartments with five or more units.
Source: Thurston County Assessor’s Office
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Figure 5-9. Average home size by decade
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Market Conditions

Home Values and Affordability

The Northwest Multiple Listing Service (NWMLS) reports that the average home sale price in Thurston
County was $340,200 in 2018, with prices ranging from $291,700 for a two-bedroom home to $442,700
for a home with five or more bedrooms (Figure 5-10). Zillow — which also tracks home sale prices —
estimates that sale prices have continued to increase, by about 8 percent per year — since 2018. Only 13
percent of the housing units sold in Thurston County in 2018 were one- or two-bedroom units (Figure 5-
11).

Figure 5-10. Average housing unit sale price in Thurston

Figure 5-11. Housing units sold in Thurston County, 2018
County, 2018 g g v
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H 1to 2 bedrooms 3 bedrooms

Source: Northwest Multiple Listing Service Source: Northwest Multiple Listing Service
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The median home sale price in Thurston County has been on an upward trajectory (Figure 5-12). As of
July 2020, Thurston County’s median home sale price was $359,000. Median home sale prices were
highest in Olympia followed by Tumwater. Both exceed the county average, by 7.9 percent and 2.1
percent respectively. Home sale prices in Tumwater are about 2.6 percent below the county average.
Adjusted for inflation, the average home sale price has more than doubled since 1990, increasing about
2.8 percent per year.

Figure 5-12. Median home sale price in July, 2010-2020
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NOTE: Figures are for July of each year and are not adjusted for inflation. Location of sale is based on the address entered by the
listing agent. Location of homes sold may not be within the actual city limits.
Source: Northwest Multiple Listing Service

Increasing home prices have affected housing affordability. The Washington Center for Real Estate
Research’s (WCRER) Homeownership Affordability Index tracks the ability for a household earning the
median income to afford a median-priced home. WCRER also tracks the index of first-time home buyers,
assuming a lower income (70 percent of the median), lower home price (85 percent of the median), and
lower down payment (10 percent). For most of the past 20 years, Thurston County’s housing has been
considered affordable overall, but not for first-time home buyers (Figure 5-13, next page).
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Figure 5-13. Thurston County Homeownership Affordability Index, 1995-2020
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Figure 5-14 shows inflation-adjusted home sale prices for Thurston and adjacent counties since 2006.
Historically, home sale prices in Thurston County have been very close to those in Pierce County. Since
2014 that trend has shifted, with prices in Pierce rising slightly faster than Thurston. Home prices in both
counties are highly influenced by the Seattle housing market. The dramatic increase in prices in King
County (up 120 percent since 2011) forces Seattle workers to look for more affordable housing further
south. This increased pressure in Tacoma’s housing market subsequently affects demand further south

in Thurston County.

Figure 5-14. Median home sale price (adjusted for inflation), 2006-2019
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Rents and Apartment Vacancy Rates

December 2020

In 2020, the average apartment rent in Thurston County is $1,124 for a one-bedroom unit and $1,212
for a two-bedroom unit. Like home prices, rents have been increasing faster than inflation (Figure 5-15).
Since 2001, average rents increased by over $370 in constant 2020 dollars, about 2.0 percent per year.
Unlike housing prices, rents did not decrease significantly during the great recession.

Figure 5-15. Average rent in Thurston County (inflation-adjusted), 2001-2020
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Source: University of Washington

Figure 5-16 examines the median gross rent.
Gross rent is the contract rent plus the
estimated average monthly cost of utilities and
fuels if paid by the renter (or paid for the renter
by someone else). Lacey has the highest median
gross rent while Olympia had the lowest.

A healthy rental market has about a five
percent vacancy rate, with lower vacancy rates
indicating a shortage of housing. A five percent
vacancy rate allows people options to move as
needed and allows for a healthy level of
competition. The average vacancy rate for
apartments in Thurston County is 4 percent
indicating there is unmet demand (Figure 5-17,
next page). Vacancy rates are lower (3.2
percent) for one-unit apartments.
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Figure 5-16. Median gross rent, 2014-2018 average
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Source: U.S. Census Bureau American Community Survey
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Figure 5-17. Apartment vacancy rate in Thurston County, 2018-2020
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Subsidized Housing Units

December 2020

Subsidized housing is a critical resource for the lowest income households. The Department of Housing
and Urban Development (HUD) sets income limits that determine eligibility for assisted housing
programs including: Public Housing; Section 8 project-based; Section 8 Housing Choice Voucher; Section
202 housing for the elderly; and Section 811 housing for persons with disabilities programs. HUD
develops income limits based on median family income estimates and fair market rent area definitions
for each metropolitan area, parts of some metropolitan areas, and each non-metropolitan county. In
2020, Thurston County’s area median family income is $86,700, meaning a family of four with extremely
low income — has an income less than $30,000 (Figure 5-18).

Figure 5-18. Thurston County income limits for receiving federal housing assistance, 2020
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Currently, the Housing Authority of Thurston County (HATC) assists 1,989 households with rental
assistance vouchers. The number of households HATC assists is limited by two factors: the number of
rental assistance vouchers and funding. HATC currently has 2,045 rental assistance vouchers but cannot
use them all due to limited federal funding. This is because rents rise faster than incomes, and it costs
more to support the average household. According to HATC, the average monthly subsidy cost per
housing unit is more than $650. About 75 percent of voucher holders are either elderly or disabled, and
more than 85 percent have an income of 30 percent or less of the area median family income.

Due to the high demand for housing assistance, Figure 5-19. Subsidized housing units in Thurston County by
HATC operates a waiting list. The list was last owner, 2020
opened in January 2020 to new listees; prior to

this, the list last opened in 2015. In Thurston

County, there are approximately 1,857 units

available at below-market rents. Nearly half of

all units are supplied by a private provider 845
(Figure 5-19). Washington State provides 45%
incentives — in the form of tax breaks or loans —

for developers to include low-income housing in

their projects. Unlike HATC housing, these units

may be converted to market-rate housing after

the incentives expire, typically after 20-30

years.

m HATC B Nonprofit Partners

Private Provider

Source: Housing Authority of Thurston County
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Chapter 6.
Local Workforce Characteristics

Estimates and Forecast

Total 2017 employment in Thurston County was 148,700 jobs (Figure 6-1). Eighty-two percent of jobs —
121,800 — are located in Lacey, Olympia, and Tumwater and their unincorporated urban growth areas.
By 2045, total employment is projected to increase 1.1 percent per year.

Figure 6-1. Thurston County employment, 1980-2045
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Source: U.S. Bureau of Economic Analysis, Thurston Regional Planning Council
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Government employment, including federal,
state, local, and public education, makes up
over a quarter of Thurston County’s
employment (Figure 6-2). The next largest
industries are health care and education,
professional services, and retail trade. The
remaining industries make up just one third of
county employment.

Employment industry varies by jurisdiction.
Lacey has the largest number of transportation
and warehousing employees, Olympia has a
greater number and proportion of health care
workers, and Tumwater has the most

manufacturing and wholesale trade employees.

While Olympia has the most state employees,
state employment as a proportion of total
employment is greatest in Tumwater.

Housing Needs Assessment

December 2020

Figure 6-2. Thurston County total employment by industry,
2017
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Wages and Self-Sufficiency

Wages vary considerably by employment industry.
Average wages for employees affected by state and
federal unemployment insurance laws were $54,500
in 2019 (Table 6-1). Government — Thurston County’s
largest employment industry — paid out over $2.5
billion in wages, about $66,212 per employee. Some
of the lowest paying industries include retail trade,
accommodation and food services, and arts,
entertainment, and recreation. Overall, wages are
highest in Tumwater, followed by Lacey and Olympia.

Table 6-1. Thurston County covered employment and wages, 2019

Total Wages

NAICS Industry Category

Paid

December 2020

Covered Employment

Covered employment measures all employed
persons covered under the Unemployment
Insurance Act. The measure accounts for
approximately 75% of the total employment

in Thurston County, and includes both part-
time and temporary positions. Job categories
not measured in the count include self-
employed workers, proprietors, CEOs,
military, and other non-insured workers. If a
worker holds more than one job, each
position is reported separately.

Covered
Wage

Covered
Employment

Government $2,562,598,405 38,703 $66,212
Healthcare and social assistance $856,430,847 15,655 $54,707
Retail trade $430,509,161 12,663 $33,997
Construction $397,748,304 6,184 $64,319
Professional and technical services $365,230,721 4,829 $75,633
Accommodation and food services $205,407,281 9,341 $21,990
Administrative and waste services $259,394,779 6,288 $41,252
Finance and insurance $190,168,264 2,504 $75,946
Information $156,197,850 1,685 $92,699
Management of companies and enterprises $70,055,637 915 $76,564
Utilities $21,670,912 196 $110,566
Other 9 Industries $932,341,966 19,341 $48,205
Total $6,447,754,127 118,304 $54,502

Source: Employment Security Department
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When adjusted for inflation, wages have risen 9.9 percent over the past 17 years (about 0.6 percent per
year) (Figure 6-3). Median earnings are highest for people living in Tumwater (Figure 6-4).

Figure 6-3. Thurston County average wage, 2002-2019 (adjusted for inflation)
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Figure 6-4. Median earnings, 2014-2018 average
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The University of Washington publishes a “Self-Sufficiency Standard,” defined as the amount of income
necessary to meet basic needs (including taxes) without public subsidies (e.g., public housing, food
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stamps, Medicaid, or child care) and without private/informal assistance (e.g., free babysitting by a
relative or friend, food provided by churches or local food banks, or shared housing).

The 2020 standard estimated that a four-person household (two adults and two children) would need to
earn between $40,000 and $73,000 per year, depending on the age of the children (Table 6-2). For
comparison, a household with one worker each in retail trade and accommodation or food services
would earn $56,000, on average.

Table 6-2. Wages (per adult) needed for self-sufficiency, 2020

Monthly
Household Composition Hourly Monthly Annual Housing Cost
One Adult, No Children $12.06 $2,122 $25,466 $960
One Adult, One Child $15.35-$23.09  $2,702-54,064 $32,430-548,762 $1,171
One Adult, Two Children $15.23-$30.84  $2,680-$5,428  $32,159-$65,141 $1,171
Two Adults, No Children $8.85 $3,115 $37,381 $960
Two Adults, One Child $9.80-$13.53 $3,450-54,761 $51,406-557,135 $1,171
Two Adults, Two Children $9.68-517.33 $3,407-$6,100 $40,882-573,206 $1,171

NOTE: Caring for infants and young children requires more income than caring for school-aged children and teenagers.
Source: University of Washington

Unemployment

Preliminary estimates for April 2020 estimated unemployment in Thurston County at 15.9 percent, the
highest rate recorded by the Bureau of Labor Statistics since 1990. Prior to the COVID-19 pandemic,
unemployment rates had been declining from their previous high of 9.0 percent in 2010 and 2011 during
the Great Recession (Figure 6-5).

Figure 6-5. Annual average unemployment for Thurston County, 1990-2019
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Estimates from the American Community Survey show that unemployment for residents of Lacey,

Olympia, and Tumwater are 0.5 percent less than Thurston County as a whole, with Tumwater residents

having the lowest rate (Table 6-3).

Table 6-3. Unemployment rate, 2014-2018 average

Unemployment Rate

Lacey 6.8%
Olympia 6.3%
Tumwater 5.8%
Cities Combined 6.4%
Thurston County 6.9%

Source: U.S. Census Bureau American Community Survey

Commuting

Approximately 28 percent of Thurston County residents commute out of county for work. At 36 percent,

Lacey has the highest proportion of its workforce commuting out of Thurston County (Figure 6-6).
Olympia has the highest percentage of residents who live and work in the same city — 50 percent.

Figure 6-6. Place of work for residents of Lacey, Olympia, Tumwater, and Thurston County, 2014-2018
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The number of both inbound and outbound commutes increased steadily between 2002 and 2017.
Outbound commutes increased by 15,000 while inbound commutes increased by 20,000 during this
time (Figures 6-7 and 6-8). In 2017, Pierce County was both the largest destination for outbound
commuters (13.8 percent) and the largest source of inbound commuters (10.9 percent). King County
matched Pierce County as a significant destination for outbound commuters (13.8 percent) but is a less
significant source of inbound commuters (8.0 percent).

Figure 6-7. Commutes from Thurston County (outbound), 2002-2017
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Figure 6-8. Commutes to Thurston County (inbound), 2002-2017
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People typically commute out of county for higher wage jobs. Average earnings for Thurston County
residents who work in county were about $46,200 in 2014-2018 compared to $56,800 for commuters to
Pierce County, and $63,600 for commuters to King County (Table 6-4).

Table 6-4. Average wage earnings by county of residence and county of work, 2014-2018 average

County of Residence County of Work Average Earnings
Outbound Commuters
Thurston Pierce $56,800
Thurston King $63,600
Inbound Commuters
Pierce Thurston $51,300
King Thurston $69,900
Non-Commuters
Thurston Thurston $46,200
Pierce Pierce $45,700
King King $71,000

Source: U.S. Census Bureau American Community Survey PUMS
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Chapter 7.
Gap Analysis

The gap analysis evaluates the alignment between Lacey, Olympia, and Tumwater’s housing inventory
and the housing needs of the three cities’ residents. The gap analysis helps planners identify the amount
and the type of housing needed over the next 25 years to ensure residents will have access to affordable
housing.

A household’s current housing may not meet their needs for several reasons, including:

o Affordability. The household may not be able to afford the unit. This could result from a lack of
more affordable housing options or a change in income or employment.

e Housing Size: The dwelling may be too small (overcrowding) or too large for the household’s
current needs.

e Substandard Housing. The unit may lack key plumbing or kitchen facilities to make it fit for
habitation.

e Other Needs: The household may be looking for a unit that better suits their needs, such as one
with lower maintenance costs, ADA accessibility, or one that allows them to build equity.

o Experiencing Homelessness: The household may currently lack housing.

This chapter examines some of these factors and provides estimates of the number of households
whose housing does not meet their needs for one reason or another. This information can then be used
to identify actions to reduce the gap between housing needed and available housing when developing
the Housing Action Plan.
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Housing Affordability
This section provides an estimate on the number of households that cannot afford their current housing
and an estimate of future housing needs for different affordability price points.

Current Housing Affordability Needs

Over 34,650 Thurston County households are cost burdened, meaning they spend more than 30 percent
of their income on rent, mortgage payments, and other housing expenses (Table 7-1 and Figure 7-1). Of
these, 13,900 are severely cost burdened, spending more than half of their income on housing expense.
The percent of households that are cost burdened increases as income declines.

Table 7-1. Cost burdened households by jurisdiction, 2012-2016 average

Percent of Area Cities Thurston
Median Family Income Lacey Olympia Tumwater Combined County
<=30% 1,375 2,375 1,030 4,780 9,025
>30% to <=50% 1,290 2,185 685 4,160 7,180
>50% to <= 80% 2,135 1,955 620 4,710 8,970
>80% to <= 100% 760 475 1,910 3,145 5,055
More than 100% 735 615 460 1,810 4,420
Total Households 6,295 7,605 4,705 18,605 34,650

Source: U.S. Dept. of Housing and Urban Development

Figure 7-1. Cost burdened households in Thurston County, 2012-2016 average
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Note: AMFl is the area median family income
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While some households may opt to spend more than 30 percent of their income on housing expenses,
most — especially at lower income brackets — do so because there is not enough affordable housing
available. This makes the number of cost-burdened households a good indicator of the current gap
between the supply and demand for housing at a given price point. Figure 7-2 shows the estimated
affordable housing needed at five income brackets based on the current number of cost burdened
households.

Figure 7-2. Cost burdened households by jurisdiction, 2012-2016 average
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Table 7-2 (next page) shows the estimated maximum housing costs that households at three income
levels could afford, assuming no more than 30 percent of their income is spent on housing. For example,
a 4-person household earning $43,350 annually — 50 percent of the median family household income in
2020 - could afford $1,100 a month for rent or a monthly mortgage payment on a $300,000 home
(assuming a 30-year 3.5 APR mortgage with 20 percent down payment). However, these costs do not
account for other housing-related expenses such as utilities, property taxes, and insurance. For many
low-income households, a down payment is not possible and interest rates are higher due to little or
poor credit. For those able to qualify for a home loan despite these circumstances, private mortgage
insurance may be required, adding further to the monthly housing cost. To overcome some of these
barriers, the Washington State Housing Finance Commission (WSHFC) offers several programs that assist
low income households with down payments. Between 1983 and 2019, down payment assistance
through WSHFC served 3,018 households.
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Table 7-2. Maximum rent and housing costs at various income levels, 2020
HUD Income Limit Yearly Hourly Wage Monthly Rent or Home Value Home Value

for a: Income (Full Time)** Mortgage Payment 20% Down 10% Down
2-Person Family

Extremely Low Income (30%) $20,800 $10.00 $500 $140,000 $130,000
Very Low Income (50%) $34,700 $16.70 $900 $240,000 $210,000
Low Income (80%) $55,500 $26.70 $1,400 $390,000 $340,000

4-Person Family

Extremely Low Income (30%) $26,200 $12.60 $700 $180,000 $160,000
Very Low Income (50%) $43,350 $20.80 $1,100 $300,000 $270,000
Low Income (80%) $69,350 $33.30 $1,700 $480,000 $430,000

NOTE: *For 2020, HUD income limits are based on a median family income of $86,700 for Thurston County. Assumes 3.5 percent
fixed interest rate over a 30-year mortgage. Costs do not account for other housing-related expenses such as utilities, property
taxes, and insurance.

**Assumes one household member works full time at 40 hours per week.

Source: Thurston Regional Planning Council

Future Housing Affordability Need

Thurston Regional Planning Council (TRPC) used data on population growth, employment growth, and
changing wages and demographics to develop 2045 projections of the number of households in five
income brackets.

Table 7-3 looks at the projected number of households at five income brackets from TRPC’s Household
Income Forecast and the change from the 2012-2016 average. TRPC projects that there will be 66,100
low, very low, or extremely low-income households (those earning less than 80 percent of the median
family income) in Thurston County in 2045. This is an increase of more than 26,000 from the 2012-2016
average. The number of extremely low income households — those earning less than 30 percent of the
median family income — will increase by over 6,000 units.

Table 7-3. Number of households by income range, 2045 projection

2045 Increase from 2012/2016

Household Thurston Thurston
Income* Lacey Olympia Tumwater County Lacey Olympia Tumwater County
<=30% 2,200 5,200 1,900 17,800 500 1,900 700 5,700
30% - 50% 3,000 5,200 1,700 17,800 1,100 2,500 800 8,000
50% - 80% 5,500 6,500 2,800 30,100 1,900 3,000 1,400 12,700
80% -100% 3,500 3,600 2,000 20,700 1,300 1,700 1,000 9,200
>100% 11,400 15,700 8,100 78,000 2,700 5,800 3,200 25,300
TOTAL 25,600 36,200 16,500 164,400 7,600 14,900 7,200 60,900

NOTE: *Household income as a percent of the area median family income. Excludes people experiencing homelessness and other
group quarters populations. Estimates are only for current city limits and do not include unincorporated UGAs.
Source: Thurston Regional Planning Council
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Combined Affordability Needs

Figure 7-3 shows the combined current and projected housing need at the four lowest income brackets
over the next 25 years. The solid bars show the current number of households who cannot afford their
housing, while the hashed bars show the projected growth in households in each income group.
Estimates are for current city limits only. Additional need should be considered for the unincorporated
UGAs.

While the housing need is identified for each jurisdiction, it is important that affordable housing
addresses the need at a regional scale. Projections for housing needs for the five income groups are
based on current distributions. When planning for new affordable housing, other factors should also be
considered such as the cost of transportation, access to public transportation, and proximity to social
services and medical facilities.

Figure 7-3. Current and projected 25-year housing need
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Strategies needed to decrease the housing gap will depend on a household’s income, and constructing
new units is not the only way to meet the housing need identified in Figure 7-3 above. Housing vouchers
and other forms of subsidized housing can make the current housing stock affordable for lower-income
households. Actions that reduce the cost of utilities — such as energy efficiency upgrades — can also
reduce housing costs. When lower income households find housing that better meets their budgets and
needs, more units are freed up that higher income households can afford. Finally, as the current housing
stock ages, it becomes more affordable and depreciates in value compared to new construction. This is
known as “filtering.”

Housing Needs Assessment 60



Chapter 7. Gap Analysis December 2020

While the forthcoming Housing Action Plan will identify the best actions to take for each housing type
and household income, it will also be important to track the number of cost burdened households over
time. This will help to evaluate whether the three cities’ housing stock is moving closer into alignment
with residents’ needs.

Housing Size
Another way to evaluate whether Lacey, Olympia, and Tumwater’s housing inventory is meeting
residents’ needs is to compare household size to home size (Figures 7-4 through 7-7).

Figure 7-4. Household size in Lacey, Olympia, and Figure 7-5. Number of bedrooms in Lacey, Olympia, and
Tumwater by tenure, 2014-2018 average Tumwater dwelling units by tenure, 2014-2018 average
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Figure 7-6. Household size in Lacey, Olympia, and Figure 7-7. Number of bedrooms in Lacey, Olympia, and
Tumwater, 2014-2018 average Tumwater dwelling units, 2014-2018 average
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While no standard measure exists that defines overcrowding in housing, one common measure is the
number of people per room. In 2014-2018, only about 1.7 percent of Lacey, Olympia, and Tumwater’s
households had more than one person per room. This suggests that few households struggle to find
housing that is large enough for their household’s size.

Households may be struggling to find more affordable, smaller units. There are 32,900 one- or two-
person households in Lacey, Olympia, and Tumwater. However, only 22,200 housing units have two or
fewer bedrooms. The problem is more pronounced for one person households, with only 7,200 units for
15,800 households.

Most units with two or fewer bedrooms are rental units, limiting opportunities for those interested in
home ownership.

Substandard Housing

Substandard housing lacks basic facilities needed to make it habitable. The American Community Survey
asks respondents whether they have basic plumbing and kitchen facilities. A dwelling unit is considered
to have complete plumbing and kitchen facilities if it has:

e  For plumbing facilities
o Hot and cold running water
o Bathtub or shower
e For kitchen facilities
o Sink with a faucet
o Stove orrange
o Refrigerator

Lack of basic plumbing and kitchen facilities is a small problem in Lacey, Olympia, and Tumwater (Figures
7-8 and 7-9). About 290 occupied units (0.6 percent) lack at least one of the basic plumbing facilities
while 480 (0.9 percent) lack at least one of the basic kitchen facilities.

Figure 7-8. Plumbing facilities in occupied Thurston County Figure 7-9. Kitchen facilities in occupied Thurston County
dwelling units, 2014-2018 average dwelling units, 2014-2018 average

0.6% 0.9%

Lacking Plumbing Facilities Lacking Complete Kitchen Facilities
B Complete Plumbing Facilities W Complete Kitchen Facilities
Source: U.S. Census Bureau American Community Survey Source: U.S. Census Bureau American Community Survey
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Data are limited on other types of substandard housing in Thurston County. Some known concerns
include:

e Indoor air quality, including exposure to mold

e Peeling paint and lead exposure

e Mice, rats, and other vermin

e Maintenance issues, including electrical, plumbing, and heating

Mold is of particular concern in western Washington. Many options for mitigating mold — including
weatherization — have co-benefits in increasing efficiency and reducing heating costs.

Other Needs
For many households, housing may not meet their needs, even if it is affordable and up to building
standards. These needs are difficult to quantify but important to consider. Some issues include:

e ADA Accessibility: Limit information is available on the number of accessible dwellings units in
Thurston County. Ensuring that some percent of new housing is accessible and current housing
is upgraded will help house an aging population.

e  Building Wealth: While many households prefer the flexibility renting offers, homeownership is
a means of building a household’s wealth. Affordable housing opportunities for low-income
households — who are disproportionately persons of color — can help reduce the wealth gap
between disadvantaged populations.

e Transportation Costs: Many households may be unable to find affordable housing near their
place of work. Living farther away from job opportunities may decrease housing costs but it also
increases transportation costs. This has implications for time dedicated to commuting, the
presence of congestion, and the amount of vehicle emissions.

Experiencing Homelessness

At least 800 individuals experienced homelessness in 2019 (Chapter 4). Thurston County’s 2019-2024
Homeless Crisis Response Plan identified approximately 1,692 households without a permanent housing
solution. According to the office of the Superintendent of Public Instruction, more than 1,700 students
in Thurston County schools experienced homelessness at some point during the 2018-2019 school year.
Because of the difficulties in counting the population experiencing homelessness, these numbers are
believed to be an undercount of the total population.

Finding adequate housing solutions for those who do not have a home requires both short- and long-

term strategies. The 2019-2024 Thurston County Homeless Crisis Response Plan identifies short-term

actions that are needed to address homelessness (such as emergency shelters) but makes it clear that
the ultimate goal is to find permanent housing solutions.
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Thurston County’s ability to address
homelessness in both the short- and long-term
is hindered by a lack of emergency sheltering
options and the availability of permanent
supportive and affordable housing units.
Provided affordable housing is available, most
people experiencing homelessness can be
assisted through rapid re-housing, which
provides those who are newly homeless or on
the verge of homelessness with quick resources
such as money to pay a security deposit or first
month’s rent. However, some have higher
needs related to physical, mental health or
developmental disabilities. In such cases,
permanent supportive housing may be required
to prevent such individuals from becoming
homeless in the first place or exit a homeless
situation.

Over the last five years, between 20 and 30
percent of households served by a housing
program left such assistance for a permanent
housing situation (a rental unit, home
ownership, or permanent tenure with friends or
family) (Figure 7-4). This means that 70 to 80
percent of households served by housing
programs do not have permanent housing by
the time the leave a housing program. Factors
that affect this include low rental unit vacancy
rates, increasing rent costs, and limited
supportive housing programs.

December 2020

Permanent Supportive Housing

According to the 2019-2024 Homeless Crisis
Response Plan, permanent supportive
housing is vulnerability based, non-coercive,
non-judgmental, low-barrier, permanent
housing for chronically homeless and
permanently disabled individuals and
families.

Supportive services including but not limited
to holistic health and medical, mental health,
substance use, enrichment programs and
case management are available on site for
people who wish to engage in services or
coordinated closely to reduce all possible
barriers to residents accessing services once
they are ready.

As a costly intervention, permanent
supportive housing must be targeted to the
people who are most likely to die if they are
left on the streets using an objective,
standardized assessment tool and placed
through a coordinated entry system. An ideal
candidate for permanent supportive housing
is a household or individual experiencing
chronic homelessness, permanent physical,
mental health or substance use related
disability, chronic illness and high rates of
interaction with law enforcement and
emergency rooms.

Figure 7-10. Thurston County households leaving a housing program to a permanent housing situation, 2015-2019

2015 22%

2016 21%

2017 28%

2018 30%

2019 29%

Source: Thurston County Public Health and Social Services
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No Permanent Housing
70%
71%

64



Chapter 7. Gap Analysis December 2020

Because not everyone is counted in the Point-in-Time Census and the dynamic variables in the homeless
experience, it is difficult to pinpoint exactly how many people experience homelessness in Thurston
County. These factors, in addition to the economic impacts of the COVID-19 pandemic, it is also difficult
to forecast how many people will experience homelessness in the future. Regardless, it is clear there are
two critical housing gaps that require focus in order address homelessness in Thurston County:

e Permanent supportive housing for those who need services in order to maintain their housing.

e Affordable housing for households that make 30 percent or less of the area median family
income, who are those most likely to be cost burdened or severely cost burdened by their
housing, and thus at greater risk of becoming homeless.
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Chapter 8.
Land Capacity Analysis

Thurston County is one of seven Washington Counties affected by the review and evaluation provision
of the Growth Management Act (GMA). This provision requires counties to periodically review their
growth to ensure that development is in line with the GMA’s land use goals, and that there is sufficient
land to accommodate 20 years’ worth of projected growth. This review — known as the “Buildable Lands
Report” — is due three years prior to city and county Comprehensive Plan updates. Ensuring that the
zoning and size of the urban areas is appropriate for the projected growth helps keep new development
affordable.

Thurston Regional Planning Council (TRPC) is responsible for the Buildable Lands Program in Thurston
County. As part of the program, TRPC maintains an inventory of developable land. For each parcel in the
county, the inventory estimates the number of new dwellings that could be built on the property, taking
into account:

e Current land use, including any existing development
e The parcel’s zoning and average densities achieved for each zone
e Environmental constraints, such as wetlands or steep slopes.

The most recent inventory was completed in 2019. Documentation is available at
https://www.trpc.org/236. The inventory will be used to develop the next Buildable Lands Report,
expected in 2021.

Appendix A shows estimates of developable land and residential capacity by zoning designation.
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Residential Capacity

TRPC's land supply model estimates sufficient capacity in the Lacey, Olympia, and Tumwater urban areas
for about 40,000 new dwelling units in 2020, with about one third of the capacity in each urban area
(Table 8-1). Capacity is split among a range of zoning types: about 41 percent in primarily multifamily
zones; 26 percent in mixed single-family/multifamily zones; and 33 percent in primarily single-family
zones.

Having capacity in a range of zoning types is important since different household types tend to gravitate
towards different housing and ownership types.

Table 8-1. Residential capacity by generalized zoning district, 2017

Density Category Lacey Olympia Tumwater TOTAL

Commercial, Mixed Use, and High Density

Multifamily 3,500 7,100 1,800 12,400
Moderate Density Multifamily 2,000 300 1,700 4,000
Mixed Residential and Planned Communities 6,600 1,700 2,300 10,500
Medium Density 2,200 5,000 4,600 11,800
Low Density and Sensitive 0 1,000 500 1,600

TOTAL 14,400 15,100 10,800 40,300

Source: Thurston Regional Planning Council

Table 8-2 describes the amount of residential development capacity by the type of developable parcel.
About 600 units are on lots that have been recently permitted or subdivided and will be constructed
over the next few months. A number of projects are in the development pipeline or part of master
planned communities. These projects represent about 9,100 units that will most likely be built over the
next few years. The remaining capacity is on parcels with no plans for development. These include
vacant parcels (about 13,100 units), subdividable parcels with at least one existing dwelling (13,800
units), and redevelopable parcels (about 3,700 units). These parcels will most likely develop over the
next few decades.

Table 8-2. Residential capacity by type of developable parcel, 2020

Capacity Type Lacey Olympia Tumwater TOTAL
Recently Permitted or Subdivision Lots 400 100 100 600
Planned Projects and Master Planned Communities 4,200 1,900 3,000 9,100
Vacant Single Lots 100 400 100 600
Vacant Subdividable Lands 3,600 5,800 3,100 12,500
Partially Used, Subdividable Lands 4,900 4,500 4,300 13,800
Redevelopment 1,100 2,400 300 3,700

TOTAL 14,400 15,100 10,800 40,300

Source: Thurston Regional Planning Council
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Since some types of capacity are more likely to develop than others, it is important to have development
potential on parcels of all types. Too much capacity on parcels that are more expensive (such as
redevelopment parcels) or slow to enter the market (partially used, subdividable parcels) could constrict
the supply of housing.

Unigue Housing Needs

Apart from single-family, multifamily, and manufactured homes, Lacey, Olympia, and Tumwater’s zoning
regulations permit — either outright or conditionally — a range of unique housing needs important for
specific populations. These include:

e Housing for those experiencing homelessness including shelters, emergency housing,
transitional housing, and permanent supportive housing

e Facilities for people with medical needs such as nursing homes, adult family homes, and mental
health facilities

e Correctional and rehabilitation facilities

Lacey, Olympia, Tumwater, and their unincorporated urban growth areas contain about 8,800 acres of
developable land, plus additional land suitable for infill or redevelopment (Figure 8-1). About a third is
suitable for commercial or industrial development with the remainder residential. Based on this
assessment, the region should have sufficient land capacity for future housing needs for populations
with unique needs.

Figure 8-1. Developable land
4,000

3,500

Nnow
o
o o
S o

Developable Acres
\N
o
o
o

Lacey Olympia Tumwater

Commercial/Industrial Capacity

M Residential Capacity

Source: Thurston Regional Planning Council
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Appendix A.
Development Trends by Zoning
District

The following tables include a summary of permit trends and development capacity for zoning districts
in Lacey, Olympia, Tumwater, and their unincorporated Urban Growth Areas (UGAs).

Permit trend data come from Thurston Regional Planning Council’s (TRPC) building permit database.
TRPC compiles permits for new dwelling units annually from data provided by city, town, county, and
tribal reservation building departments. For larger subdivision and mixed-use projects, data are entered
as permits are issued, which will occur after the project is approved.

Data on buildable land and residential capacity come from TRPC Population and Employment Forecast
work program. Using average densities based on recent development trend in each zone, TRPC
estimates the buildable area on each parcel plus the number of dwelling units that the parcel could
likely accommodate, should the parcel develop. Estimates take into account any exiting development,
wetlands and other critical areas, and probability of redevelopment. Data support the Buildable Lands
Report for Thurston County. Documentation is available at www.trpc.org/236.
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Lacey
i Buildable Land Residential Capacity
Permitting Trends (Acres) (Number of Units) on:
1995- 2000- 2005- 2010- 2015- Vacant Redev.
Zone Location 1999 2004 2009 2014 2019 Res. Comm. Land Land
Aquatic City 0 0 1 0 0 0 0 0 0
Central Business District 4 City 56 62 0 1 0 1 10 13 46
Central Business District 5 City 0 1 156 0 244 0 7 304 71
Community Office District City 0 150 296 0 0 2 44 46 0
General Commercial City 0 2 0 0 0 0 30 0 0
High Density Residential City 20 167 500 202 834 66 0 1,156 0
High Density Residential UGA 1 182 0 1 277 88 0 852 0
Lacey Historic Neighborhood City 9 3 3 1 1 16 2 29 0
Low Density Residential (LD 0-4) City 637 227 522 282 131 230 2 770 0
Low Density Residential (LD 0-4) UGA 254 296 121 54 160 362 5 1,669 0
Low Density Residential (LD 3-6) City 802 290 1,442 424 145 45 0 265 0
Low Density Residential (LD 3-6) UGA 359 597 222 159 286 561 7 3,520 0
McAllister Geologically Sensitive Area UGA 61 111 126 72 36 516 24 2,824 0
Mixed Use High Density Corridor City 190 7 1 1 589 17 19 551 117
Mixed Use High Density Corridor UGA 2 164 1 0 257 16 22 322 643
Mixed Use Moderate Density Corridor City 0 0 0 0 28 8 12 69 4
Mixed Use Moderate Density Corridor UGA 0 2 59 0 0 7 11 136 58
Moderate Density Residential City 564 208 939 392 295 111 0 1,024 0
Moderate Density Residential UGA 98 199 104 14 137 168 0 998 0
Natural City 1 2 0 0 0 0 0 1 0
Open Space (Institutional) City 4 5 1 17 36 0 0 64 0
Open Space (Institutional) UGA 1 0 0 0 0 0 0 0 0
Open Space (Park) UGA 2 0 0 0 0 0 0 0 0
Shoreline Residential City 5 3 4 4 3 1 0 4 0
Urban Conservancy City 1 1 0 0 0 0 0 2 0
Village (Urban) Center City 0 0 0 10 76 15 12 198 0
Village (Urban) Center UGA 0 0 95 100 0 0 29 372 0
Woodland District City 0 0 101 0 0 3 6 135 1,583
TOTAL 3,067 2,679 4,694 1,734 3,535 2,233 242 15,324 2,522
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Olympia

December 2020

Permitting Trends

Buildable Land

Residential Capacity

(Acres) (Number of Units) on:
1995- 2000- 2005- 2010- 2015- Vacant Redev.
Location 1999 2004 2009 2014 2019 Res. Comm. Land Land
Community Oriented Shopping Center UGA 0 0 28 10 0 3 7 31 0
Downtown Business City 43 5 58 356 3 9 398 1539
High Density Corridor-4 City 0 0 0 0 166 4 48 572 2931
Manufactured Housing Park City 2 0 0 0 0 1 0 7 0
Medical Service City 60 80 24 0 0 8 37 171 100
Mixed Residential (MR-10-18) City 0 23 11 3 4 19 0 129 0
Neighborhood Retail City 0 0 1 0 0 0 2 1 2
Neighborhood Retail UGA 0 0 0 0 2 0 2 7 2
Neighborhood Village City 0 0 9 149 257 33 7 446 0
Planned Unit Development City 1 2 64 36 0 1 1 14 103
Professional Office/Residential Multifamily | City 260 2 80 400 1 28 46 611 386
Residential (R 1/5) City 5 0 1 0 0 6 0 5 0
Residential (R 1/5) UGA 11 3 30 11 3 33 0 28 0
Residential (R-4) City 1 5 0 0 0 9 0 16 0
Residential (R-4) UGA 72 19 25 25 12 71 5 136 0
Residential (R-4-8) City 573 395 231 117 94 737 22 3,882 0
Residential (R-4-8) UGA 289 349 186 100 35 293 4 1,395 0
Residential (R-6-12) City 142 118 142 147 24 154 4 1,053 0
Residential (R-6-12) UGA 16 87 48 86 9 0 97 0
Residential Low Impact City 7 130 294 179 205 131 3 509 0
Residential Low Impact UGA 105 299 2 1 2 46 2 129 0
Residential Mixed Use City 0 29 0 0 0 0 1 23 0
Residential Multifamily (RM-18) City 45 16 18 138 37 59 2 919 0
Residential Multifamily (RM-18) UGA 0 0 198 0 0 10 0 174 0
Residential Multifamily (RM-24) City 89 1 30 580 126 50 0 984 0
Single-Family Residential (Chambers Basin) | City 0 2 1 0 1 68 0 285 0
Urban Residential City 4 32 0 2 3 184 0
Urban Village City 2 0 62 130 238 25 10 366 0
Urban Waterfront City 284 0 12 0 116 4 14 572 343
Urban Waterfront - Housing City 0 0 0 0 140 2 1 301 380
TOTAL 2,011 1,592 1,454 2,132 1,905 1,809 230 13,445 5,786
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Tumwater
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Permitting Trends

Buildable Land

Residential Capacity

(Acres) (Number of Units) on
1995- 2000- 2005- 2010- 2015- Vacant Redev.
Location 1999 2004 2009 2014 2019 Res. Comm. Land Land
Airport Related Industry City 1 0 0 0 0 0 9 0 0
Brewery District City 1 2 0 0 0 2 12 632 49
Capitol Boulevard Community City 0 0 1 7 0 3 7 401 507
Commercial Development UGA 1 0 0 1 0 0 12 0 1
General Commercial City 5 3 3 3 2 6 138 124 43
Greenbelt UGA 0 1 0 0 0 0 0 0 0
Light Industrial City 5 4 2 1 0 0 664 0 0
Light Industrial UGA 11 7 3 2 4 0 212 0 0
Manufactured Home Park City 42 21 22 7 10 6 0 44 0
Mixed Use City 2 0 0 40 0 5 35 65 26
Multifamily High Density Residential City 0 0 229 0 322 14 0 544 0
Multifamily Medium Density Residential City 2 131 152 134 165 128 10 1,018 0
Multifamily Medium Density Residential UGA 21 20 10 3 11 72 11 599 0
Neighborhood Commercial UGA 1 0 0 0 0 0 2 0 0
Open Space City 2 2 1 0 0 0 0 0 0
Open Space UGA 2 0 0 0 0 0 0
Residential/Sensitive Resource City 31 52 66 14 11 113 0 369 0
Residential/Sensitive Resource UGA 4 3 0 0 2 48 0 124 0
Single-Family Low Density Residential City 319 205 292 216 215 530 2 2,736 0
Single-Family Low Density Residential UGA 54 29 10 2 12 419 18 1,985 0
Single-Family Medium Density Residential City 150 383 237 409 127 341 25 1,841 0
Single-Family Medium Density Residential UGA 10 3 1 1 2 97 0 446 0
Town Center Multifamily Residential City 2 0 0 0 0 1 1 11 33
TOTAL 664 866 1,031 840 883 1,785 1,158 10,939 659
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Appendix B.
Household Income Forecast

Introduction

In 2019, the state Department of Commerce awarded a grant to the cities of Lacey, Olympia, and
Tumwater to develop a Housing Action Plan. The plan includes four components:

e A Regional Housing Needs Assessment, with an inventory of the current housing stock, household
characteristics, the population’s housing needs, and any gaps in housing availability.
e Ahousehold income forecast to identify future housing needs
e Asurvey of landlords and rental property owners to better understand housing costs
e A Housing Action Plan—to be adopted by the cities—which provides a list of actions for the cities
to implement to promote the development of a housing stock that meets the needs of current
and future residents
This report documents the methodology and results of the household income forecast, which provides
jurisdictions with a projection of the number of households in different income brackets. This information
can be used to identify actions that encourage development of housing over the next 25 years that is
adequate and affordable to households of all incomes.

Preparation of the household income forecast occurred during the COVID-19 pandemic. The pandemic
resulted in high levels of unemployment and reduced wages for many residents of Thurston County. The
baseline forecast uses pre-pandemic sources of data and assumes a full recovery. However, given the
uncertainty around the long-term impacts of the pandemic, five scenarios were also prepared to look at
alternative growth projections.

What Factors Affect Income?

Household income is complex and influenced by a number of factors. The household income forecast
focuses on four factors.

Total Employment by Industry Wages by Industry

Employment affects the number of wage earners ~ Wages affect how much individuals earn, and the

in a county. amount of income they contribute to the
households.

Commuting Population and Age

The number of commuters impacts how much The number of people in each age bracket

income is moved between counties. reflects the size of the labor force versus the

number of people too young to work or who
have retired.
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These factors are discussed in more detail below.

Sources of Data
Numerous data sources of data are available on population, age, employment, wages, and commuting.
These include:

e Washington State Office of Financial Management (OFM): Population estimates and projections
by age for counties. Statewide employment projections.
e Thurston Regional Planning Council (TRPC): Employment projections for Thurston County.
e Washington State Employment Security Department (ESD): Average annual employment counts
and wages by industry.
e U.S. Bureau of Economic Analysis (BEA)
e U.S. Census Bureau American Community Survey (ACS): Estimates of population, age,
employment, and earnings by county.
e (Census Transportation Planning Products (CTPP): County-to-county commute flows using a
special tabulation of American Community Survey Data.
TRPC used these sources were to develop 25-year projections for population, age, employment, wages,
and commuting that were input into the housing income forecast. The following sections explore some of
those topics and how they relate to income and wages.

Employment by Industry

TRPC projects that employment in Thurston County will add over 60,000 new jobs between 2015 and
2045, a growth rate of about 1.4 percent per year. This is slightly faster than the state Office of Financial
Management’s projections for Washington State (Table 1).

The two fastest growing industries are projected to be educational services, health care and social
assistance; and professional and business services. Both are projected to increase by about 1.6 percent
per year. Finance and insurance, and real estate and rental leasing is expected to be a close third at 1.4
percent per year.

The industries seeing the largest growth in terms of total numbers are also the largest industries:
educational services, and health care and social assistance; public administration and government
employment; and professional and business services.

Fastest Growing Industries in Largest Industries in
Thurston County (projected) Thurston County
e Educational services, and health care e Educational services, and health care
and social assistance and social assistance
® Professional and business services ® Public administration (government)
e Finance and insurance, and real estate e Professional and business services

and rental and leasing
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Table 1: Total Employment Estimates and Projections

December 2020

Thurston County

Washington State

NAICS Industry 2015 2045 Rate 2015 2045 Rate
11,21 Agriculture, forestry, fishing and hunting, and mining 3,321 3,700 0.4% 209,500 257,800 0.8%
22,48-49 Transportation and warehousing, and utilities 3,053 4,000 0.9% 100,900 115,600 0.5%
23 Construction 6,334 8,600 1.0% 173,300 219,800 1.0%
31-33 Manufacturing 4,152 5100 0.7% 291,900 299,300 0.1%
42 Wholesale trade 3,857 5300 1.1% 132,000 143,100 0.3%
44-45 Retail trade 15,555 22,100 1.2% 355,000 463,900 1.1%
51 Information 1,344 1,600 0.6% 114,400 157,000 1.3%
52-53 Finance and insurance, and real estate and rental and leasing 10,028 15,300 1.4% 147,700 161,400 0.4%
54-56 Professional and business services 15,951 25,400 1.6% 389,700 620,400 1.9%
61-62 Educational services, and health care and social assistance 19,375 31,100 1.6% 448,500 630,400 1.4%
71-72 Arts, entertainment, recreation, accommodation, and food services 11,982 17,600 1.3% 310,100 409,500 1.1%
81 Other services, except public administration 8,183 12,100 1.3% 115,000 120,800 0.2%

Government / Public administration 37,640 49,000 0.9% 562,000 778,700 1.3%

Total 140,775 200,900 1.2% |3,350,000 4,377,700 1.1%

Sources: OFM; TRPC Forecast

75



Appendix B. Household Income Forecast

Wages

December 2020

Wages make up about 71 percent of total income for Thurston County households. For lower-income
households specifically, Social Security, Supplemental Social Security, and other forms of public assistance
can make up over 30 percent of a household’s income. Figure 1 shows sources of income by household
income level.

Average wage earnings for employed Thurston County

residents are $54,500 (Table 2). Average wages vary widely by
industry, from a high of $110,600 for the utility industry to a

low of $20,700 for arts, entertainment, and recreation.

Nominal wages (wages not adjusted for inflation) increased 2.4
percent per year between 2001 and 2018. This is in line with

inflation (Table 3). For many industries, wage increases can
vary widely on a year-to-year basis making projections of
future wages difficult.

Thurston County Industries
with the Highest Wages

e Utilities
e |[nformation

e Management of companies and
enterprises

Table 2: 2019 Average Wage Earnings by Industry for Covered Employment

Thurston  Washington Percent

NAICS Industry subsectors County State Difference
11 Agriculture, forestry, fishing, and hunting $39,800 $33,700 18%
21 Mining 56,100 74,900 -25%
22 Utilities 110,600 105,300 5%
23 Construction 64,300 67,800 -5%
31-33 Manufacturing 58,500 81,300 -28%
42 Wholesale trade 73,600 82,400 -11%
44-45 Retail trade 34,000 62,300 -45%
48-49 Transportation & warehousing 45,900 64,700 -29%
51 Information 92,700 207,000 -55%
52 Finance and insurance 75,900 101,000 -25%
53 Real estate, rental and leasing 43,000 58,400 -26%
54 Professional, scientific, and technical services 75,600 104,000 -27%
55 Management of companies and enterprises 76,600 123,400 -38%
56 Administrative and waste management services 41,300 53,100 -22%
61 Educational services 33,800 40,200 -16%
62 Healthcare and social assistance 54,700 54,700 0%
71 Arts, entertainment, and recreation 20,700 33,200 -38%
72 Accommodation and food services 22,000 25,300 -13%
81 Other services (except public administration) 46,000 42,600 8%

Government 66,200 66,900 -1%

Total $54,500 $69,600 -22%

Source: ESD Quarterly Census of Employment and Wages (2019 Annual Average)
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Figure 1: Sources of Income in Thurston County by Household Income Bracket

Greater than 100% AMI
80-100% AMI
50-80% AMI

30-50% AMI

0% 10% 20% 30% 40% 50% 60% 70%

Less than 30% AMI

80% 90% 100%

B Wages or salary m Self-employment M Interest, dividends, and net rental
Retirement M Social Security B Supplementary Security
M Public assistance H All other

Source: 2014-2018 ACS PUMS. AMI is the Area Median Family Income.

Table 3: Average Annual Increase in Wages (2001-2018)

NAICS Industry Average Minimum Maximum
11,21 Agriculture, forestry, fishing and hunting, and mining 6.5% -14.7% 63.7%
22, 48-49 Transportation and warehousing, and utilities -0.8% -11.4% 5.9%
23 Construction 2.3% -9.7% 31.9%
31-33 Manufacturing 2.3% -3.5% 8.6%
42 Wholesale trade 2.7% -22.0% 40.9%
44-45 Retail trade 1.1% -11.6% 5.4%
51 Information 2.4% -23.4% 24.3%
52-53 Finance and insurance, and real estate, rental 1.4% -12.6% 29.3%
and leasing
54 Professional, scientific, and management, and 3.3% -4.5% 8.7%
administrative and waste management services
61-62 Educational services, and health care and social asst. 2.6% -6.7% 5.8%
71-72 Arts, entertainment, and recreation, and 3.4% -3.1% 10.2%
accommodations and food services
81 Other services except public administration 3.0% -3.4% 8.6%
Government / Public administration 3.0% 0.0% 7.8%
All Wages 2.4% 0.1% 4.4%
Inflation 2.3% 0.3% 4.2%

Source: BEA tables CAEMP25 and CAINC5; Consumer Price Index for Seattle-Tacoma-Bremerton Metropolitan

Statistical Area
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Commuting

TRPC projects that between 2020 and 2045, the number of commuters to or from Thurston County will
increase by about 40 percent. Out-bound commuters will continue to make up about 60 percent of all
county-to-county commuters (Figure 2).

The ratio of outbound commuters to inbound commuters affects how much income is brought into the
County. More people leave Thurston County than commute to it for work which brings income to our
communities.

People tend to commute out of county for higher-wage jobs. Most out-of-county commuters have higher
incomes that those who live and work in the same county (Table 4). Average wage earnings for Thurston
County residents who work within the County is about $46,200. When outbound commuters are
included, the average increases to $49,500.

Figure 2: Commute Forecast
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Source: TRPC Population and Employment Forecast (2018 Update)

Table 4: Average Wage Earnings by Place of Residence and Place of Work

Place of Work

Thurston Pierce Southwest  Olympic  Northwest  Eastern Total

Place of Residence County County WA Peninsula WA WA

Thurston County 46,200 56,800 56,500 56,700 62,900 — 49,500
Pierce County 51,300 45,700 - 60,500 60,200 - 49,800
Southwest WA 41,100 - 43,400 - 64,500 43,000 43,500
Olympic Peninsula 46,800 48,000 - 42,500 84,500 - 46,000
Northwest WA — 55,200 - 54,300 64,800 - 64,600
Eastern WA = — 49,400 — 71,000 43,100 43,400
Total 46,700 47,300 43,700 43,600 64,700 43,200 55,500

Source: 2014-2018 ACS PUMS.
Note: Excludes out of state commutes and county pairs with fewer than 100 records
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Age
Age affects income in a number of ways, including: Increase in Working-Age Population
e The number of people in the labor force (Age 20-64)
(generally age 18 through 65)
e |ength of employment, amount of job + 44,300
experience, and compensation
2020-2045

e Type of employment and industry
Thurston County’s working age population is projected to increase by over 44,300 people over the next
25 years (Figure 3). Thurston County however, like most counties in Washington State, has an aging
population. The population age 65 and older is expected to increase by over 65 percent between 2020
and 2045. The main source of income for this group is retirement savings and Social Security, not wages.

As the baby-boomer population retires, many higher-wage jobs this will open up for the younger age
cohorts. This is particularly true for state employment, which has an older workforce compared to the

county average.

Figure 3: Percent of Population in Five-Year Age Cohorts

Thurston County

Washington State
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Source: OFM Growth Management Act County Projections (2017)
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Income Forecast Methodology

TRPC modified microdata available from the U.S. Census Bureau to simulate a theoretical 2045
population. This population could then be used to calculate the future median family income and number
of households in defined income brackets.

American Community Survey

The U.S. Census Bureau’s American Community Survey (ACS) is an ongoing survey that collects data on all
the drivers of income—place of work and residence, age, wages, and employment industry. Data are
released on a yearly basis and are available as one-year or five-year averages, depending on the
population for the geography of interest.

Public Use Microdata Sample

The Public Use Microdata Sample (PUMS) is a unique subset of ACS data. The Census Bureau releases the
complete survey responses for about 5 percent of the population. Data are only available for unique
geographies with at least 100,000 people — called Public Use Microdata Areas (PUMAs). The sample is
chosen so that it is representative of the population as a whole, without identifying a single individual.
Additional modifications are made to preserve the confidentiality of individuals’ responses. Each record is
given a weight that identifies the estimated number of people it represents in the overall population.

The advantage of the PUMS data is that they allow for summarization in ways that are not available
through the standard pretabulated ACS tables. This gives researchers more flexibility in the types of
analyses they can perform.

Modifying the PUMS Weights
For the income forecast, the weights were adjusted to represent a projected 2045 population. Weights
were adjusted to control for two factors:

e Total population by six geographic regions (Thurston County, Pierce County, Northwest
Washington, Southwest Washington, Olympic Peninsula, and Eastern Washington) and five age
brackets. Population estimates for 2045 came from the Office of Financial Management’s 2017
Growth Management Act supplemental projections.

e Total 2045 employment by 13 industry categories for Thurston County and the remainder of
Washington State, plus the unemployed population. Statewide projections came from the Office
of Financial Management. Thurston County projections came from TRPC’s Population and
Employment Forecast.

Since growth rates are different for each industry, population in each county, and population in each age
group, iterative proportional fitting was used to ensure the expanded population matched the totals
(marginals) in each county, age, and employment industry category.
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December 2020

“Stretching” the 2014-2018 ACS PUMS data to fit a 2045 population and workforce provides a
conservative estimate of that population. It assumes no major changes in wage distribution of
employment industries, employment industry chosen by different age groups, or commute patterns, for

example.

Table 5 shows the percent change in population for each of the county, age, and industry groups between
the 2014-2018 American Community Survey data and 2045 projections.

Iterative Proportional Fitting

Iterative Proportional Fitting — also known as IPF — is a statistical procedure used to estimate the
values of a crosstab table when only the marginal totals are known.

In the example below, the total number of people in each age group and employment industry is
known. However, the number of people in age group employed in each industry is not known. What if
the number of people age 30-45 who work in retail is needed? IPF can be used to estimate the missing

data.
\I]nodbustry ﬁg(? Qc?—is 259—20 etz
Services ? ? ? 52
Retail ? ? ? 28
Construction ? ? ? 11
Resources ? ? ? 9
Total 31 37 32 100

IPF Example. The totals for each row and
column are known, but not the individual

cells.

The accuracy of the procedure can be improved
by “seeding” the table, for example, with survey
data. Through an iterative process, the initial
seed values are refined until they equal the
known totals for each row and column.

For the income forecast, the population growth
in 30 place of residence/age group categories are
the columns, and the rows are the employment
growth in 27 employment industry/place of work
categories. 2014-2018 PUMS data are used as
the seed.
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Table 5: Population Expansion Factors

December 2020

Employment Industry NAICS Code

:

S @ 9 208 ¢ 8 -

Place of Place of <& o o i o~ <+ - & < - - - ~ o E
Residence Work Age — N N o™ < < Lo [fe] Lo © N~ [ee] » Z W
Thurston ~ Thurston  0-19 20% - 51% 35% 50% 56% 25% 58% 68% 69% 66% 59% 40%  23%
Thurston ~ Thurston  20-34 | -7% 9%  16% 4%  15% 20% -3% 22% 30% 30% 28% 23% 8%  -5%
Thurston  Thurston  35-49  12% 31% 40% 26% 39% 45% 16% 47% 56% 57% 54% 48% 30% 14%
Thurston ~ Thurston 50-64  17% 37% 46% 31% 45% 51% 21% 53% 62% 63% 60% 54% 35% 19%
Thurston ~ Thurston 65+ 81% 112% 126% 103% -  134% 88% 138% 152% 153% 148% 139% 109% 85%
Thurston ~ Other 0-19 31% 22% 38% 11% 16% 42% -  13% 71% 48% 45% 9% 51% -
Thurston  Other 2034 1% -6% 7% [S18% -10% 10% 15% |[-18% 32% 14% 12% [16%N 16% -
Thurston  Other 35-49  21% 13% 28% 3% 8% 32% 39% 5% 59% 38% 35% 2% 40% -
Thurston  Other 50-64  26% 18% 34% 7% 12% 38% 45% 10% 66% 43% 40% 6% 46% -
Thurston  Other 65+ 96% 83% 107% 66% 74% 114% 124% 70% |157% 122% 118% 64%  126% -
Other Thurston  0-19 21% - - - - 54% - - 61% - 64% 52% 40% -
Other Thurston  20-34 2%  20% 22% 11% 28% 27% 1% 24% 39% 39% 34% 34% 14% -
Other Thurston 35-49  18% 28% 37% 24% 34% 42% 13% 43% 52% 54% 51% 50% 29% -
Other Thurston 50-64 6%  25% 25% 16% 27% 39% 15% 42% 49% 47% 48% 46% 18% -
Other Thurston 65+ 51% -  144% 107% 147% 147% -  162% 152% 143% 144% -  115% -

Note: Table shows the percent increase in that group’s population between 2014-2018 and 2045. Employment Industry NAICS codes are shown in Table 2.
“Other” includes five regions (Pierce County, Northwest Washington, Southwest Washington, Olympic Peninsula, and Eastern Washington) aggregated here for

simplicity.
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Results

Median Family Income

Median family income is the threshold at which half of family households earn more and half of family
households earn less. Without accounting for inflation, median family income is projected to increase 1.3
percent, from $82,400 to $83,400 in real 2018 dollars. This change is well within the margin of error,
suggesting that future households’ income will not differ significantly from now.

From the projected 2045 median family income, new income thresholds can be calculated. These values,
which vary by household size, are shown in Table 6.

Figure 4: Projected Income Distribution (All Households)
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Household Income (2018 Dollars)
Source: U.S. Census Bureau 2014-2018 ACS; TRPC Income Forecast
Table 6: Income Limits in Real 2018 Dollars
1-person 2-Person 4-Person

2014-18 2045 2014-18 2045 2014-18 2045
Extremely Low Inc.  30% AMFI $17,300 $17,500| $19,800 $20,000| $24,700 $25,000
Very Low Income  50% AMFI $28,800 $29,200| $33,000 $33,400| $41,200 $41,700
Low Income 80% AMFI $46,100 $46,700 | $52,700 $53,400| $65,900 $66,700
Median Income 100% AMFI  $57,700 $58,400| $65,900 $66,700| $82,400  $83,400

120% AMFI  $69,200 $70,100| $79,100 $80,100| $98,900 $100,100

Note: AMFI is the Area Median Family Household Income. 2045 income limits are shown in real 2018 dollars.
Nominal values will be higher due to inflation. Documentation on how HUD calculates income limits, including for
household sizes not show here, is available at www.huduser.gov/portal/datasets/il.html.
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Countywide Income Forecast

With the projected median family income, the number of households in different income brackets can be
calculated. By 2045, an additional 22,300 low-income households are expected, including 11,600 very
low-income households, and 5,400 extremely low-income households (Table 7).

Table 7: Households by Income Bracket

# Households % Households

Income Group 2014-2018 2045 Change 2014-2018 2045

Less than 30% AMI 12,400 17,800 5,400 11.5% 10.8%
30 to 50% AMI 11,600 17,800 6,200 10.7% 10.8%
50 to 80% AMI 19,400 30,100 10,700 18.0% 18.3%
80 to 100% AMI 13,700 20,700 7,000 12.6% 12.6%
100% to 120% AMI 10,500 15,800 5,300 9.7% 9.6%
Greater than 120% AMI 40,500 62,200 21,700 37.5% 37.9%
Total 108,100 164,400 56,300 100.0% 100.0%

Note: AMI is the Area Median Household Income

Since there is considerable uncertainty in what the future holds, especially given the ongoing COVID-19
pandemic, TRPC looked at five alterative scenarios:

e COVID-19: 10 percent reduction in retail trade employment. 15 percent reduction in leisure and
hospitality employment. 5 percent reduction in all other service employment
o New and Emerging Industries: 5 percent increase in manufacturing. 10 percent increase in
manufacturing wages
e Decrease in Public Assistance: 10 percent decrease in public assistance (Social Security,
Supplemental Social Security, and other Public Assistance)
e Increased Government Wages: Government wages increased 10 percent over inflation
e Minimum Wage: 25 percent increase in wage earnings if hourly wage is less than $12/hour
The scenarios are included not to describe scenarios that are likely or expected, but to better understand
how sensitive the forecast methodology is to possible changes and the relative importance of different
inputs.

Changes to median family income were within the margin of error of current estimates. However, the
scenarios do show the importance of programs targeting the lowest-income households. Increasing the
minimum wage showed the greatest reduction in the number of very low-income households (those
earning less than 50 percent of the median). A 10 percent decrease in public assistance programs
(including Social Security, Supplemental Social Security, and other forms of public assistance) saw the
largest increase in the number of very low-income households.

Table 8 shows a summary of the scenario results.
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Table 8: Change in Income and Cost-Burdened Households for Scenarios

Changein Change in Number of Extremely Low

Median and Very Low-Income Households*
Household Income Number Percent
COVID-19 -0.7% + 400 +1.1%
New and Emerging Industries +0.2% - 200 - 0.6%
Decrease in Public Assistance -1.2% + 500 +1.4%
Increased Government Wages +1.4% + 200 + 0.6%
Minimum Wage + 0.3% - 900 - 2.5%

Note: *Households earning less than 50 percent of the household median income
Change in cost burdened households may be due in part due to a change in income thresholds.

City/UGA Income Forecast

The Dept. of Housing and Urban Development receives a custom data tabulation of ACS data from the
U.S. Census Bureau. This dataset — known as the Comprehensive Housing Affordability Strategy (CHAS)
data — are intended to demonstrate the extent of housing problems and housing needs in communities,
particularly for low income households. CHAS data include city-level estimates of households for the
income brackets used in the Thurston County housing income forecast.

Since the income forecast showed only small changes in the overall distribution of households by income,
it was assumed that there would also be little change at the city level from the CHAS estimates. Numbers
were adjusted so that the totals for each jurisdiction match TRPC’s 2045 housing forecast.

Table 9 shows the current number of households in the five income brackets (2012-2016 average)
compared to the projected number of households in 2045.
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Table 9: Current and Projected Income Distributions by Jurisdiction

December 2020

2012-2016 CHAS Lacey Olympia Tumwater Remainder  Thurston
Less than 30% AMFI 1,690 3,300 1,175 5,900 12,065
30 to 50% AMFI 1,860 2,680 850 4,400 9,790
50 to 80% AMFI 3,590 3,500 1,440 8,850 17,380
80 to 100% AMFI 2,170 1,880 1,015 6,470 11,535
Greater than 100% 8,695 9,920 4,865 29,220 52,700
Total 18,010 21,275 9,340 54,845 103,470
2045 Projection Lacey Olympia Tumwater Remainder  Thurston
Less than 30% AMFI 2,200 5,200 1,900 8,500 17,800
30 to 50% AMFI 3,000 5,200 1,700 7,900 17,800
50 to 80% AMFI 5,500 6,500 2,800 15,300 30,100
80 to 100% AMFI 3,500 3,600 2,000 11,600 20,700
Greater than 100% 11,400 15,700 8,100 42,800 78,000
Total 25,600 36,200 16,500 86,100 164,400
2012-2016 to 2045 Change Lacey Olympia Tumwater Remainder  Thurston
Less than 30% AMFI 500 1,900 700 2,600 5,700
30 to 50% AMFI 1,100 2,500 800 3,500 8,000
50 to 80% AMFI 1,900 3,000 1,400 6,400 12,700
80 to 100% AMFI 1,300 1,700 1,000 5,100 9,200
Greater than 100% 2,700 5,800 3,200 13,600 25,300
Total 7,600 14,900 7,200 31,300 60,900

Note: AMFI is the area median family income. HUD combines the 100-120% and 120%+ AMFI categories in the

CHAS dataset.
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Appendix C.
Detailed Source Information

Chapter 2. Population Characteristics

Figures

Figure 2-1. Thurston County population, 1980-2045

Washington Office of Financial Management

2017 Growth Management Act county projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-
projections/growth-management-act-county-projections

Figure 2-2. Population in cities including their unincorporated urban growth areas, 2010-2045
Thurston Regional Planning Council

Population and Employment Forecast (2018 Update): Table 3
https://www.trpc.org/480/Population-Housing-Employment-Data

Figure 2-3. Age of Thurston County population, 2020 and 2045

Washington Office of Financial Management

2017 Growth Management Act county projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-
projections/growth-management-act-county-projections

Figure 2-4. Racial and ethnic diversity in Thurston County, 2014-2018 average
U.S. Census Bureau American Community Survey Table B03002
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B03002

Figure 2-5. Disability status in Thurston County by age, 2014-2018 average
U.S. Census Bureau American Community Survey Table B03002
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.818101

Figure 2-6. Disability by age, 2014-2018 average
U.S. Census Bureau American Community Survey Table B0O3002
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.818101

Tables

Table 2-1. Population, 2020

Thurston Regional Planning Council

Population and Employment Forecast (2018 Update): Table 3
https://www.trpc.org/480/Population-Housing-Employment-Data
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Table 2-2. Age of Population, 2014-2018 average

U.S. Census Bureau American Community Survey Tables B01001 and B01002
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.801001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.801002

Table 2-3. Age of Thurston County population as a percent of total, 2020-2045

Washington Office of Financial Management

2017 Growth Management Act county projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-
projections/growth-management-act-county-projections

Table 2-4. Racial and Ethnic Diversity in Lacey, Olympia, and Tumwater, 2000 and 2014-2018
average

U.S. Census Bureau American Community Survey Table B03002
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B03002

Table 2-5. Types of disability in the Thurston County population, 2014-2018 average
U.S. Census Bureau American Community Survey Tables B18102 to B18107

https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.818102
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.818103
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.818104
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B18105
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B18106
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.818107

Table 2-6. Disability by age, 2014-2018 average
U.S. Census Bureau American Community Survey Table B18101
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.818101

Chapter 3. Household Characteristics

Figures

Figure 3-1. Average household size in Thurston County, 1960-2018

U.S. Census Bureau 1960 through 2010 Decennial Census Table H12
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.H12
U.S. Census Bureau American Community Survey Table B25010
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825010

Figure 3-2. Thurston County households by type, 1970-2018

Historical: University of Minnesota IPUMS NHGIS

Current: U.S. Census Bureau American Community Survey Table B11001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.811001

Figure 3-3. Households by type, 2014-2018 average
U.S. Census Bureau American Community Survey Table B11001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.811001

88


https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B01001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B01002
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B03002
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B18102
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B18103
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https://data.census.gov/cedsci/table?g=0500000US53067&layer=VT_2010_050_00_PY_D1&cid=H012001&text=H12&tid=DECENNIALSF12010.H12&hidePreview=false&vintage=2010
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25010
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B11001
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e Figure 3-4 Households with children, 2014-2018 average
U.S. Census Bureau American Community Survey Tables B11001 and B11004
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.811001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.811004

e Figure 3-5. Household size in Lacey, Olympia, and Tumwater combined, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825009

e Figure 3-6. Thurston County household size by race and ethnicity, 2010
U.S. Census Bureau 2010 Decennial Census Tables P28 and P28l
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P28
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P28|

e Figure 3-7. Population in group quarters in Lacey, Olympia, and Tumwater by facility type, 2010
U.S. Census Bureau 2010 Decennial Census: Table P42
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P42

e Figure 3-8. Population in group quarters in Lacey, Olympia, and Tumwater, 1980-2045
Historical: University of Minnesota IPUMS NHGIS
Table: AU9 Persons in Group Quarters by Group Quarters Type
https://data2.nhgis.org/main
Projections: Thurston Regional Planning Council
Population and Employment Forecast (2018 Update): Special Query/Unpublished

e  Figure 3-9. Owner occupied households by census tract, 2014-2018
U.S. Census Bureau American Community Survey Table B25003
https://data.census.gov/cedsci/table?g=0500000US53067.1400008&tid=ACSDT5Y2018.B25003

e Figure 3-10. Ownership and tenancy, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25003
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25003

e Figure 3-11. Household size by tenure in Lacey, Olympia, and Tumwater combined, 2014-2018
average
U.S. Census Bureau American Community Survey Table B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825009

e Figure 3-12. Tenure by race and ethnicity in Lacey, Olympia, and Tumwater combined, 2014-2018
average
U.S. Census Bureau American Community Survey Tables B25003 and B25003l
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25003
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25003|

e  Figure 3-13. Median family and household incomes, 2014-2018 average
U.S. Census Bureau American Community Survey Tables B19013 and B19113
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819013
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819113
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https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B11001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B11004
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P28
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P28I
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P42
https://data2.nhgis.org/main
https://data.census.gov/cedsci/table?g=0500000US53067.140000&tid=ACSDT5Y2018.B25003
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25003
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25003
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25003I
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19013
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19113
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Figure 3-14. Percent of households by income, 2014-2018 average
U.S. Census Bureau American Community Survey Table B19001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001

Figure 3-15. Median household income by census tract, 2014-2018 average
U.S. Census Bureau American Community Survey Table B19013
https://data.census.gov/cedsci/table?g=0500000US53067.140000&tid=ACSDT5Y2018.819013

Figure 3-16. Household income in Lacey, Olympia, and Tumwater combined by race and ethnicity,
2014-2018 average

U.S. Census Bureau American Community Survey Tables B19001A to B19001I
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001A
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001B
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001C
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001D
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001E
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001F
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001G
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001H
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001

Tables

Table 3-1. Average household size, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25010
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825010

Table 3-2. Average household size by race and ethnicity, 2010

U.S. Census Bureau 2010 Decennial Census Tables P16, P16l, P18, P18l
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P16
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P16I
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P18
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P18lI

Table 3-3. Households by type, 2014-2018 average
U.S. Census Bureau American Community Survey Table B11001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.811001

Table 3-4. Households with children, 2014-2018 average

U.S. Census Bureau American Community Survey Tables B11001 and B11004
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.811001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.811004

Table 3-5. Household size by location, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825009
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https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001
https://data.census.gov/cedsci/table?g=0500000US53067.140000&tid=ACSDT5Y2018.B19013
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001A
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001B
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001C
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001D
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001E
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001F
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001G
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001H
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25010
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P16
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P16I
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P18
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P18I
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B11001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B11001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B11004
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25009
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Table 3-6. Types of group quarters
U.S. Census Bureau 2010 Decennial Census Tables P28, P28l
https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P16

Table 3-7. Households by income, 2014-2018 average
U.S. Census Bureau American Community Survey Table B19001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001

Table 3 8. Household Income in Lacey, Olympia, and Tumwater combined by race and ethnicity,
2014-2018 average

U.S. Census Bureau American Community Survey Tables B19001A to B19001lI
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001A
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001B
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001C
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001D
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001E
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001F
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.819001G
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001H
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001I

Chapter 4. Unigue Housing Needs

Figures

Figure 4-1. Thurston County senior population, 2020

Washington Office of Financial Management

2017 Growth Management Act county projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-
projections/growth-management-act-county-projections

Figure 4-2. Thurston County senior population, 2045

Washington Office of Financial Management

2017 Growth Management Act county projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-
projections/growth-management-act-county-projections

Figure 4-3. Percent of population 65 or older by census tract, 2014-2018 average
U.S. Census Bureau American Community Survey Table B01001
https://data.census.gov/cedsci/table?g=0500000US53067.140000&tid=ACSDT5Y2018.801001

Figure 4-4. Senior households in Thurston County by tenure, 1980-2018
U.S. Census Bureau American Community Survey Table B25007
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825007
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https://data.census.gov/cedsci/table?g=0500000US53067&tid=DECENNIALSF12010.P16
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001A
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001B
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001C
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001D
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001E
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001F
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001G
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001H
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B19001
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
https://data.census.gov/cedsci/table?g=0500000US53067.140000&tid=ACSDT5Y2018.B01001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25007
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e Figure 4-5. Senior households in Thurston County by type of dwelling, 2014-2018 average
U.S. Census Bureau American Community Survey
2014-2018 PUMS Data: Special Query/Unpublished

e Figure 4-6. Adult family homes in Thurston County offering specialized care, 2020
Washington State Department of Social and Health Services
https://fortress.wa.gov/dshs/adsaapps/lookup/AFHAdvLookup.aspx

e Figure 4-7. Homelessness in Thurston County, 2015-2019
Thurston County Public Health and Social Services
Point-In-Time Homeless Census Reports for Thurston County
https://www.co.thurston.wa.us/health/sscp/reports.html

e Figure 4-8. Where the homeless shelter in Thurston County, 2019
Thurston County Public Health and Social Services
Point-In-Time Homeless Census Reports for Thurston County
https://www.co.thurston.wa.us/health/sscp/reports.html

e Figure 4-9. Chronic homelessness in the Thurston County homeless, 2019
Thurston County Public Health and Social Services
Point-In-Time Homeless Census Reports for Thurston County
https://www.co.thurston.wa.us/health/sscp/reports.html

e Figure 4 10. Age of those experiencing homelessness in Thurston County, 2019
Thurston County Public Health and Social Services
2019 Thurston County Homeless Housing Summary

e Figure 4 11. Disability among those experiencing homelessness in Thurston County, 2019
Thurston County Public Health and Social Services
2019 Thurston County Homeless Housing Summary

e Figure 4 12. Types of disabilities among those experiencing homelessness, 2019
Thurston County Public Health and Social Services
2019 Thurston County Homeless Housing Summary

e Figure 4-13. Household type for college students, 2014-2018 average
U.S. Census Bureau American Community Survey
2014-2018 PUMS Data: Special Query/Unpublished

e Figure 4-14. Residents enrolled in college, 2014-2018 average
U.S. Census Bureau American Community Survey Table B14004
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.814004

Tables

e Figure 4-1. Thurston County senior population, 2020-2045
Washington Office of Financial Management
2017 Growth Management Act county projections
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https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-
projections/growth-management-act-county-projections

Table 4-2. Adult family and nursing homes in Thurston County, 2020
Washington State Department of Social and Health Services
https://fortress.wa.gov/dshs/adsaapps/lookup/AFHAdvLookup.aspx

Table 4-3. Military personnel and veterans, 2014-2018 average

U.S. Census Bureau American Community Survey Tables B21001 and B23025
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.821001
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B23025

Table 4-4. Race and ethnicity of those experiencing homelessness in Thurston County, 2019
Thurston County Public Health and Social Services
Homeless Management Information System: Special Query/Unpublished

Table 4-5. Poverty rate for Thurston County college students, 2014-2018 average
U.S. Census Bureau American Community Survey
2014-2018 PUMS Data: Special Query/Unpublished

Chapter 5. Housing Supply

Figures

Figure 5-1. Estimated and projected housing units in Lacey, Olympia, Tumwater, and their UGAs,
2010-2045

Thurston Regional Planning Council

Population and Employment Forecast (2018 Update): Table 4
https://www.trpc.org/480/Population-Housing-Employment-Data

Figure 5-2. Occupied housing units in Lacey, Olympia, and Tumwater combined by building type
and tenure, 2014-2018 average

U.S. Census Bureau American Community Survey Table B25032
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25032

Figure 5-3. Housing types permitted in Lacey, Olympia, and Tumwater, 2000-2019
Thurston Regional Planning Council: Annual Population Estimates Work Program
https://www.trpc.org/480/Population-Housing-Employment-Data (Table 6)

Figure 5-4. Density of new residential development, 2000-2019
Thurston Regional Planning Council: Buildable Lands Work Program
Special Query/Unpublished

Figure 5-5. Occupied housing units in Lacey, Olympia, and Tumwater combined by number of
bedrooms and tenancy, 2014-2018 average

U.S. Census Bureau American Community Survey Table B25042
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825042
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https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
https://ofm.wa.gov/washington-data-research/population-demographics/population-forecasts-and-projections/growth-management-act-county-projections
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e Figure 5-6. Housing units built in Lacey, Olympia, and Tumwater combined by number of
bedrooms, 1980-2019
Thurston County Assessor Office: Assessor’s Property Table Extended (6/12/2020)
Special Query/Unpublished
Note: Excludes manufactured homes and apartments with five or more units.

e Figure 5-7. Average number of bedrooms in housing units by decade
Thurston County Assessor: Assessor’s Property Table Extended (6/12/2020)
Special Query/Unpublished
Note: Excludes manufactured homes and apartments with five or more units.

o Figure 5-8. Home size in Lacey, Olympia, and Tumwater combined, 1980-2019
Thurston County Assessor: Assessor’s Property Table Extended (6/12/2020)
Special Query/Unpublished
Note: Excludes manufactured homes and apartments with five or more units.

e Figure 5-9. Average home size by decade
Thurston County Assessor’s Office: Assessors Property Table Extended (6/12/2020)
Special Query/Unpublished
Note: Excludes manufactured homes and apartments with five or more units.

e Figure 5-10. Average housing unit sale price in Thurston County, 2018
Northwest Multiple Listing Service
Special query provided for Thurston Regional Planning Council
https://www.trpc.org/455/Thurston-County-Home-Sales

e Figure 5-11. Housing units sold in Thurston County, 2018
Northwest Multiple Listing Service
Special query provided for Thurston Regional Planning Council
https://www.trpc.org/455/Thurston-County-Home-Sales

e Figure 5-12. Median home sale price in July, 2010-2020
Northwest Multiple Listing Service
Special query provided for Thurston Regional Planning Council by Mark Kitabayashi

e  Figure 5-13. Thurston County Homeownership Affordability Index, 1995-2020
University of Washington
Washington Center for Real Estate Research: Housing Market Report
http://wcrer.be.uw.edu/archived-reports/

e Figure 5-14. Median home sale price (adjusted for inflation), 2006-2019
University of Washington
Washington Center for Real Estate Research: Housing Market Report
http://wcrer.be.uw.edu/archived-reports/

e Figure 5-15. Average rent in Thurston County (inflation-adjusted), 2001-2020
University of Washington
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Washington Center for Real Estate Research: Apartment Market Survey
http://wcrer.be.uw.edu/archived-reports/

Figure 5-16. Median gross rent, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25064
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25064

Figure 5-17. Apartment vacancy rate in Thurston County, 2018-2020
University of Washington

Washington Center for Real Estate Research: Housing Market Snapshot
http://wcrer.be.uw.edu/archived-reports/

Figure 5-18. Thurston County income limits for receiving federal housing assistance, 2020
U.S. Dept. of Housing and Urban Development
https://www.huduser.gov/portal/datasets/il.htm| (See Data/Income Limits)

Figure 5-19. Subsidized housing units in Thurston County by owner, 2020
Housing Authority of Thurston County
Data provided for Thurston Regional Planning Council by Craig Chance

Tables

Table 5-1. Occupied housing units by building type, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25024
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25024

Table 5-2. Occupied housing units by number of bedrooms, 2014-2018 average
Thurston County Assessor: Assessor’s Property Table Extended (6/12/2020)
Special Query/Unpublished

Note: Excludes manufactured homes and apartments with five or more units.

Table 5-3. Housing units built in Lacey, Olympia, and Tumwater combined by number of
bedrooms, 1980-2019

Thurston County Assessor: Assessor’s Property Table Extended (6/12/2020)

Special Query/Unpublished

Note: Excludes manufactured homes and apartments with five or more units.

Table 5-4. Housing units in Lacey, Olympia, and Tumwater combined by home size and decade
Thurston County Assessor: Assessor’s Property Table Extended (6/12/2020)

Special Query/Unpublished

Note: Excludes manufactured homes and apartments with five or more units.

Chapter 6. Local Workforce Characteristics
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Figures

e Figure 6-1. Thurston County employment, 1980-2045
Historical: U.S. Bureau of Economic Analysis Table CAEMP25
https://apps.bea.gov/iTable/iTable.cfim?reqid=70&step=1&isuri=1
Projections: Thurston Regional Planning Council
Population and Employment Forecast (2018 Update): Table 1
https://www.trpc.org/480/Population-Housing-Employment-Data

e  Figure 6-2. Thurston County total employment by industry, 2017
U.S. Bureau of Economic Analysis Table CAEMP25
https://apps.bea.gov/iTable/iTable.cfm?reqid=70&step=1&isuri=1

e Figure 6-3. Thurston County average wage, 2002-2019 (adjusted for inflation)
Employment Security Department Quarterly Census of Employment and Wages (QCEW)
https://esd.wa.gov/labormarketinfo/covered-employment

e Figure 6-4. Median earnings, 2014-2018 average
Employment Security Department Quarterly Census of Employment and Wages (QCEW)
https://esd.wa.gov/labormarketinfo/covered-employment

e Figure 6-5. Annual average unemployment for Thurston County
U.S. Bureau of Labor Statistics: Local Area Unemployment Statistics
https://data.bls.gov/cgi-bin/dsrv?la

e Figure 6-6. Place of work for residents of Lacey, Olympia, Tumwater, and Thurston County, 2014-
2018
U.S. Census Bureau American Community Survey Tables BO8007 and BO8008
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B08007
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B08008

e  Figure 6-7. Commutes from Thurston County (outbound), 2002-2017
U.S. Census Bureau LEHD Origin-Destination Employment Statistics (LODES7)
https://lehd.ces.census.gov/data/

e Figure 6-8. Commutes to Thurston County (inbound), 2002-2017
U.S. Census Bureau LEHD Origin-Destination Employment Statistics (LODES7)
https://lehd.ces.census.gov/data/

Tables

e Table 6-1. Thurston County covered employment and wages, 2019
Employment Security Department Quarterly Census of Employment and Wages (QCEW)
https://esd.wa.gov/labormarketinfo/covered-employment

e Table 6-2. Wages (per adult) needed for self-sufficiency, 2020
University of Washington Self-Sufficiency Standard
http://www.selfsufficiencystandard.org/Washington
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Table 6-3. Unemployment rate, 2014-2018 average
U.S. Census Bureau American Community Survey Table B23025
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B23025

Table 6-4. Average wage earnings by county of residence and county of work, 2014-2018 average
U.S. Census Bureau American Community Survey
2014-2018 PUMS Data: Special Query/Unpublished

Chapter 7. Gap Analysis

Figures

Figure 7-1. Cost burdened households in Thurston County, 2012-2016 average
U.S. Dept. of Housing and Urban Development: CHAS Data
https://www.huduser.gov/portal/datasets/cp.html

Figure 7-2. Cost burdened households by jurisdiction, 2012-2016 average
U.S. Dept. of Housing and Urban Development: CHAS Data
https://www.huduser.gov/portal/datasets/cp.html

Figure 7-3. Current and projected 25-year housing need

Current Need: U.S. Dept. of Housing and Urban Development: CHAS Data
https://www.huduser.gov/portal/datasets/cp.html

Projected Need: Thurston Regional Planning Council: Housing Income Forecast (Appendix B of this
report)

Figure 7-4. Household size in Lacey, Olympia, and Tumwater by tenure, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825009

Figure 7-5. Number of bedrooms in Lacey, Olympia, and Tumwater dwelling units by tenure, 2014-
2018 average

U.S. Census Bureau American Community Survey Table B25042
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25042

Figure 7-6. Household size in Lacey, Olympia, and Tumwater dwelling units, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825009

Figure 7-7. Number of bedrooms in Lacey, Olympia, and Tumwater dwelling units, 2014-2018
average

U.S. Census Bureau American Community Survey Table B25042
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25042

Figure 7-8. Plumbing facilities in occupied Thurston County dwelling units, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25049
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.825049
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https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B23025
https://www.huduser.gov/portal/datasets/cp.html
https://www.huduser.gov/portal/datasets/cp.html
https://www.huduser.gov/portal/datasets/cp.html
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25042
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25009
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25042
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25049
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e Figure 7-9. Kitchen facilities in occupied Thurston County dwelling units, 2014-2018 average
U.S. Census Bureau American Community Survey Table B25053
https://data.census.gov/cedsci/table?g=0500000US53067&tid=ACSDT5Y2018.B25053

e Figure 7-10. Thurston County households leaving a housing program to a permanent housing
situation, 2015-2019
Thurston County Public Health and Social Services
2019 Thurston County Homeless Housing Summary

Tables

e Table 7-1. Cost burdened households by jurisdiction, 2012-2016 average
U.S. Dept. of Housing and Urban Development: CHAS Data
https://www.huduser.gov/portal/datasets/cp.html

e Table 7-2. Maximum rent and housing costs at various income levels, 2020
Income limits for extremely low, very low, and low-income households are the U.S. Dept. of Housing
and Urban Development’s FY2020 Income Limits for four-person households.
(https://www.huduser.gov/portal/datasets/il.html). The remaining fields were calculated using the
following assumptions:

o Hourly Wage: Assumes one person working a 40-hour work week for 52 weeks a year

o Monthly Rent: 30 percent of yearly income divided by twelve

o Home Value 20 percent down: Value of a home with a monthly mortgage payment equal to
30 percent of yearly income divided by twelve, assuming a 20 percent down payment and
3.5 percent fixed interest rate over 30 years.

o Home Value 10 percent down: Value of a home with a monthly mortgage payment equal to
30 percent of yearly income divided by twelve, assuming a 10 percent down payment and
3.5 percent fixed interest rate over 30 years.

o Table 7-3. Number of households by income range, 2045 projection
Thurston Regional Planning Council: Housing Income Forecast (Appendix B of this report)

Chapter 8. Land Capacity Analysis

Figures
e Figure 8-1. Developable land
Thurston Regional Planning Council
Population and Employment Forecast (2018 Update): Special Query/Unpublished

Tables
e Table 8-1. Residential capacity by generalized zoning district, 2017
Thurston Regional Planning Council
Population and Employment Forecast (2018 Update): Special Query/Unpublished
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o Table 8-2. Residential capacity by type of developable parcel, 2017
Thurston Regional Planning Council
Population and Employment Forecast (2018 Update): Special Query/Unpublished
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