From:
Sent:
To:
Subject:

Jennifer Lopeman <jjlopeman@gmail.com>
Wednesday, January 19, 2022 12:40 PM
Contact Council
January 19 public hearing - comments

CAUTION : This email originated from outside of this organization. Please exercise caution with links and attachments.

Hello,
I participated in the public hearing today, January 19, regarding Docket XXI. I have additional comments.
With regards to Southwest 13, 14 and 15, I strongly disagree with Councilmember Mead's request at the end of the
meeting to combine dockets. Each of these proposals targets different land areas and requests different zoning. They
were evaluated separately by the Planning department and received different recommendations. They should be
considered separately and disregarded or approved accordingly.
Thank you,
Jennifer Lopeman
Strumme Road
425‐338‐1520
jjlopeman@gmail.com
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From:
Sent:
To:
Subject:

Terry Jongejan <terry_jongejan@comcast.net>
Wednesday, January 19, 2022 4:51 PM
Contact Council
Expansion applications zoom meeting

CAUTION : This email originated from outside of this organization. Please exercise caution with links
and attachments.
Dear County Council Members
I watched the zoom meeting this morning.
The first thing I noticed was that Lake Stevens is considered, by some, to be a large city. Could that
be because they have been extremely greedy in grabbing land?
The second thing I noticed was that those speaking in favor of expansion applications were all in
favor because it was a benefit to them financially.
Six were developers involved expansion applications.
One was a member of the Lake Stevens City Council.
Seven local residents would benefit on the sale price of their land.
Two local residents would benefit from improvements like water and sewers.
The third thing I noticed was that all eight local residents objecting to the expansions sited quality of
life as their reason for their apposition.
I consider quality of life, for everyone, to be far more important than some people making more
money!
Thank you for considering my thoughts.
Sincerely,
Terry Jongejan
Sent from my iPhone
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Ammended 1-19..,.corrections are in red. Original is lined out.
To:
Attn:

Snohomish County Council
Debbie.eco@snoco.org

Subject:
Reference items:

Docket XXI Testimony
LS1, LS2, LS3, LS4, LS5, LS6

January 15, 2022

I apologize, but I made a mistake on the testimony I submitted dated Jan 15, 2022, the
designations of LS4 should have been LS3 and visa versa, below is my original
testimony with the incorrect LS numbers lined out and the correct number in RED.
Dear Councilmembers
I’m a resident and property owner in the rural area encompassed by LS3 LS4 and I am
opposed to all of the above referenced Lake Stevens proposals, especially LS3 & LS4.
The expansion of the UGA into these rural areas is not necessary for residential or commercial
land in the Lake Stevens UGA and is not consistent with the GMA or county policies. These
proposals should NOT be processed further.
Natural Areas:

We have many concerns about these proposals not the least of which is the increased
impervious surfaces resulting from urban development in this rural area. Couple that with the
loss of the woodlands and wetlands and the invaluable natural functions that they provide for
water & air quality. This watershed drains to Ebey Slough and out into Puget Sound. Millions
have been spent trying to restore estuaries, control pollution in Puget Sound and restore salmon
and Orca populations. An area of particular concern in this regard is Mosher Creek that
contains salmon and drains directly into Ebey Slough The benefits provided by keeping these
areas ‘rural’ is invaluable.
Traffic:
The proposed development in these areas, especially LS3 & LS4 will contribute to even more
congestion and overcapacity on the surrounding major highways, such as Hwy 2, Hwy 92, Hwy
9, SR204 and the Hewitt Ave. Trestle. Also it will further congest the rural roads such as South
Lake Stevens, 32nd, 87th, 36th, & Cavalero road which are not designed for, nor planned for
urban traffic. The congestion will lead to more vehicles idling in traffic, contributing to more air
pollution and polluted runoff into the watershed. In LS3 & LS4 that runoff eventually ends up in
Ebey Slough.
While the above was written mainly with LS3 LS4 in mind, most of it also applies to the other
proposals (Ls1, LS2, LS4, LS5 and LS6).
LS3 LS4 Schools something to consider:
Most of the area in LS3 LS4 is in the Snohomish School District

LS4 LS3 Sunnyside
This area should be preserved ‘as is’ as a buffer between the urban area and farmland.
This is another area that should not be developed. One of the original plans for Lake Stevens
UGA included this area, but it was removed to provide a buffer and for the following reasons:

Slide Area and Farming
The unstable steep slopes are prone to slides. There have been many slides along Sunnyside
Blvd in the past. One slide many years ago took out the bridge on Vernon Road. That bridge
was never replaced. In the late 90’s debris from another large slide in the same area was
carried downstream damaging the creek that ran out to Ebey Slough and covering the farmland
below with about 15 inches of sandy soil.
Even without slides, surface and groundwater runoff from this area could adversely impact the
farm land below. The increased water on fields could delay planting and possibly make some
areas unsuitable for farming
Traffic
Sunnyside Blvd. is a rural farm road designed to handle low density rural traffic as well as farm
machinery. It is already congested every morning with long lines waiting to get onto Hwy 204
and from there to the Hewitt Trestle. The pollution to air and water caused by these idling
vehicles can impact the farm functions and water flowing into Ebey Slough.
LS4 & LS3 Value of rural lands
No price can be placed on the environmental and human value of these rural lands. We all
benefit from and derive enjoyment from the natural beauty and functions provided by the
woodlands, wetlands, fields and rural character.
For these reasons and others I urge you to NOT approve or allow these proposals to
process any further.

Sincerely,
Carol McDonald
7709 28th St. SE
Lake Stevens, WA 98258
Cikim6289@gmail.com

From:
Sent:
To:
Subject:
Attachments:

c mcd <cikim6289@gmail.com>
Thursday, January 20, 2022 2:17 PM
Eco, Debbie
Re: My Docket XII written testimony
Testimony LS 3-4 TEST 1-16-22-AMMENDED.docx

CAUTION : This email originated from outside of this organization. Please exercise caution with links and attachments.

attached please find my REVISED testimony. Please distribute it to all council members. I've included a note
at top regarding changes. correct info is in red.
thanks so much for your help. and I'm so sorry (and embarased) that i made this mistake.
carol mcdonald

On Wed, Jan 19, 2022 at 1:59 PM Eco, Debbie <Debbie.Eco@snoco.org> wrote:

Hi Carol,

Probably best to submit new testimony and just mention that it is revised as your previous testimony
has already been distributed and entered into the record.

Thank you for reaching out, Debbie

Debbie Eco, CMC
Clerk of the Council
Snohomish County Council
425-388-7038

Please be advised: All e-mail correspondence sent to and from this e-mail address is subject to the State of Washington's Public Records Act
(chapter 42.56 RCW).
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E-mail and data attached to e-mail (including metadata) sent to and from this e-mail address may be monitored and archived, and may be disclosed
to third parties pursuant to state law.

From: c mcd <cikim6289@gmail.com>
Sent: Wednesday, January 19, 2022 1:17 PM
To: Eco, Debbie <Debbie.Eco@snoco.org>
Subject: My Docket XII written testimony

CAUTION : This email originated from outside of this organization. Please exercise caution with links and attachments.

Debbie,
i sent in written testimony last week regarding the LS1 thru LS6
proposals. I just realized that i reversed the LS3 & LS4
comments and need to now revise them. Can I just send you
the original plus the revised version??
On the original where i mention LS3 that should have been LS4.
and visa versa!

I'm sorry for this, i'm usually more careful....it was just a dumb
error.
Let me know the best way to correct this.
thank you so much
carol McDonald (resident of LS4)
425‐334‐2939
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From:
Sent:
To:

Cc:
Subject:

Eco, Debbie
Monday, January 24, 2022 1:07 PM
Cheesman, Darcy; Contact Council; Dunn, Megan; Ewert, Angela; Ford, Jillene; Low, Sam; Mead, Jared;
Rhyne, Paula; Thomas, Geoffrey; Thompson, Joshua; Wright, Stephanie; Countryman, Ryan; Skorney,
Steve; Kisielius, Laura
Killingstad, David; Slusser, Frank; Larson, Jay
FW: 43rd st se potential docket

-----Original Message----From: Duane Hoff <duanethehammer@comcast.net>
Sent: Monday, January 24, 2022 12:59 PM
To: Nehring, Nate <nate.nehring@co.snohomish.wa.us>
Subject: 43rd st se potential docket
CAUTION : This email originated from outside of this organization. Please exercise caution with links
and attachments.
Dear Nate, I received a copy of the email you sent to Jason Hoff. He’s my son.
I would like to give you my thoughts on rezoning this area.
Many of us (actually most) are really frustrated having almost made it in 2007 and again in 2017, to
be shut out after watching several projects all around us getting approval.
Example: Toll Brothers just north of all the issues on 43rd. And north of that as well.
To make a long request short, it would really Be nice if a straight line was drawn south to Maltby
road from the Toll Brothers project.
Too much of what is now available to developers is wet and worthless for building.
And a rezone would be great for revenue, jobs and letting developers pay for improvements Saving
taxpayers money Thank you so much for your time and service Duane Hoff. 206-890-9847
Sent from my iPhone

1

From:
Sent:
To:
Subject:
Attachments:

Susan Davis <realestatesue@comcast.net>
Monday, January 24, 2022 1:11 PM
Contact Council
Testimony for Public Hearing Motion 21-147 on March 2, 2022 in support of MON2
REPORT The Racial Wealth Gap is the Housing Gap.pdf; REPORT Washington State's Housing
Affordability Crisis.pdf

CAUTION : This email originated from outside of this organization. Please exercise caution with links and attachments.

County Council,
In one of our previous 2 letters submitted as public testimony for MOTION 21-147 to set the Final
Docket XXI, we referenced the Washington Lieutenant Governor's presentation to the Housing,
Human Services & Veterans Committee. His bottom line was “We need to build more housing units of
ALL kinds for ALL our neighbors.” His full presentation can be viewed at TVW.org (Jan 14, 2022 at
10:00 am – House Human Services & Veterans Committee).
Since then, Lt Governor Heck published the reports that he referenced during that presentation,
which can be accessed using the following hyperlink:
2021 Housing Reports — Lieutenant Governor Denny Heck (wa.gov)
We also attached PDF copies of those two reports to this email for your review. These reports
demonstrate that housing in Washington State is "unquestionably in crisis" and it will take bold moves
to bring balance back to the market.
We would like to encourage the County Council to take the bold steps needed to provide
"housing units of ALL kinds for ALL our neighbors" by including our MON2 docket application
on the final docket. Expanding the Urban Growth Area to include our 22 acre property is a
logical expansion since we...
1. share a common boundary line with the City of Monroe on 3 sides already
2. we have access to city roads and utilities as shown in our previous letters to the council (we
feel that PDS misrepresented our property in their site evaluation)
3. we are surrounded by urban level development all around us (be sure to look at both the
existing and current construction activity)
4. we are in the RUTA (the area surrounding the city that is earmarked for future expansion of the
UGA.

Consider the consequences of choosing to NOT expand the urban growth boundaries now.
The next opportunity to start the docket process for major amendments won't be until 2028 for the
application, with final action not taking place until 2032. This means it will take at least another 10+
years from now before any land use planning, short platting & permitting can even start on those
properties, with sellable doors not being open to the public until 2035 at the earliest. Considering that
1

this market has been underbuilding for the last 15 years, along with our current shortage in materials
and construction laborers, it will likely take at least that long to recover, and possibly
more. Expanding the UGA now could give builders access to much needed large acreage parcels
so they can make more significant progress toward building more housing for all, with doors
potentially opening to the public as early as 2027.
Thank you for your consideration! We would love to invite any interested Council members to join us
in a walking tour of our property and the surrounding neighborhood. We think you'll see that our
MON2 application makes sense and would be a great addition to the City of Monroe.
Sincerely,
Lonnie and Susan Davis
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The Racial
Wealth Gap Is
the Housing
Gap
Office of
Lieutenant
Governor
Denny Heck
Ilina Logani | 2021 Research Fellow

INTRODUCTION
Homeownership is the number one net-worth building asset for the average household in the
United States. Home equity makes up the largest portion of the net worth of the typical American
household (and constitutes more than half the net worth of the typical low-income American
household). By serving as a forced savings mechanism, a catalyst for household wealth, and a path
out of poverty for many Americans, homeownership becomes a key factor in the building of
intergenerational well-being: the children of homeowners are far more likely to become
homeowners themselves.
Even as owning a home in America has long been a central tenet of the American Dream, certain
segments of the American population have been systemically locked out of the chance of
homeownership. A history of housing and labor market discrimination has positioned Americans
of color—and in particular, Black, Indigenous, and Hispanic Americans—to be long
underrepresented in homeownership rates and to be disproportionately impacted by the nation’s
housing affordability crisis. Unequivocally, inequitable access to housing is the key driver of the
racial wealth gap in America today.
The adverse impacts of the racial wealth gap do not stop with Americans of color. When a large
swathe of our population is kept from homeownership and from full economic participation, the
entire economy suffers. Local markets miss out on the economic multiplier that each new house
brings; communities lose the new jobs that come as new neighborhoods are created and new
families move into the local economy. This has tangible economic implications for communities
across America. The racial wealth gap is the housing gap—and both gaps, if left unresolved, will
continue to cost the nation trillions of dollars (and will cost Washington State billions of dollars)
with each passing year.

The Racial Wealth Gap Is the Housing Gap
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EXECUTIVE SUMMARY
Two Key Facts:

1. Housing is a key source of wealth
for Americans.
For the average American, homeownership acts
as a forced savings mechanism, a catalyst for
household net worth, a driver of intergenerational
wealth and well-being, and a path out of poverty
towards financial stability. Owning a home has
always been one of the most important tools for
Americans to build and retain wealth.

2. Access to housing in America is
racially inequitable.
Black, Indigenous, or other People of Color
(BIPOC) Americans have lower homeownership
rates, are disproportionately impacted by the
nation’s housing affordability crisis, and are less
able to build home equity than White
Americans—primarily due to historical inequities
and systemic racism in the housing market. They
are more likely to live in “low-opportunity”
neighborhoods today and are more likely to
occupy
homes
in
formerly
redlined
neighborhoods, both factors that impact home
values and intergenerational wealth.
Implications for the Racial Wealth Gap:
Given that housing is unquestionably a chief
source of wealth for the average American—and
given that Americans of color are often locked out
of homeownership and building home equity—
the racial housing gap is without a doubt the key
to the gap in net worth and wealth between White
and non-White Americans. In shutting BIPOC
Americans out of a major financial asset and
intergenerational wealth-building tool, they have
historically been both slower to gain wealth and
faster to fall out of it. This has direct implications
for America’s widening racial wealth gap.

Implications for Our Broader Economy:

America is facing dual housing crises: one of
housing unaffordability across America, which
disproportionately affects Americans of color,
and one of systemically inequitable access to
housing for non-White Americans.
These dual crises both have significant
implications for our current and future economic
growth. The housing industry holds a strong
multiplier effect on our economy: every new
home built and bought generates new GDP
exponentially, while every unit prevented from
being built or bought holds back our economy by
a fraction greater than one. Moreover, lack of
access to housing is a key driver in the racial
wealth gap. In holding back countless
Americans—especially people of color—from
homeownership and in perpetuating the racial
wealth gap, our dual crises are costing the nation
trillions of dollars in GDP growth each year. With
Washington State’s uniquely large housing gap,
the state, too, is losing billions of dollars in GDP
growth annually.
The math is simple: when a large segment of our
nation’s population is held back from
homeownership through systemic inequity and a
housing affordability crisis, the entire economy
suffers.

The Racial Wealth Gap Is the Housing Gap
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A PRIMARY SOURCE OF WEALTH FOR AMERICANS
By acting as a forced savings mechanism, a catalyst for household net worth, a
driver of intergenerational well-being, and a path out of poverty towards financial
stability, owning a home has always been one of the most important tools for
Americans to build and retain wealth.
A Forced Savings Mechanism

A Catalyst for Rising Net Worth

Homeownership promotes wealth-building by
acting as a powerful and compounding forced
savings mechanism. Between deductible mortgage
interest, tax-free treatment on gains when a home
sells, and the ability to “itemize” property taxes,
housing has historically been a strong wealthbuilding asset for Americans.1

Homeownership in the United States has always
been the number one net worth-building asset for
the average American. According to the Federal
Reserve, in 2019 the net worth of a homeowner
soared to $255,000 where a renter’s averaged
$6,300—making the average homeowner’s net
worth forty times that of a typical renter.4

Moreover, home values tend to rise with inflation
while the interest on the home’s mortgage stays the
same. As such, though the amount paid for the home
remains steady, the value of the house increases by
the rate of inflation times the cost of the house—
raising home equity for the homeowner and further
increasing the economic value gained by purchasing
a house.2 This home value appreciation can enable
homeowners to glean greater proceeds if they choose
to sell the now-appreciated asset or borrow against
the additional equity.3
1

“The Proof is in the Numbers: The Positive Economic Impact
of Residential Development.” Nevada Rural Housing
Authority. Accessed at: https://nvrural.org/wpcontent/uploads/2016/11/EconomicImpact_web.pdf
Neal, Michael; Choi, Jung Hyun; Walsh, John. “Before the
Pandemic, Homeowners of Color Faced Structural Barriers to
the Benefits of Homeownership.” Urban Institute, August
2020. Accessed at:
https://www.urban.org/sites/default/files/publication/10278
1/before-the-pandemic-homeowners-of-color-facedstructural-barriers-to-the-benefits-of-homeownership.pdf
2
“The Proof is in the Numbers: The Positive Economic Impact
of Residential Development.” Nevada Rural Housing
Authority. Accessed at: https://nvrural.org/wpcontent/uploads/2016/11/EconomicImpact_web.pdf
“The Effect of Inflation on Housing Prices.” SF Gate, July 13,
2021. Accessed at: https://homeguides.sfgate.com/effectinflation-housing-prices-2161.html

5

Nguyen, Joseph. “Is There a Correlation Between Inflation
and Home Prices?” Investopedia, October 21, 2020. Accessed
at: https://www.investopedia.com/ask/answers/correlationinflation-houses.asp
3
“How does homeownership contribute to wealth building?”
Habitat for Humanity Evidence Brief, December 2020.
Accessed at:
https://www.habitat.org/sites/default/files/EvidenceBrief_Wealth-building-for-homeowners.pdf
4
Bond, Michaelle, and DeMoe, Dominique. “Gaps in Black
and white home ownership transcend a booming market and
threaten to leave some behind.” The Philadelphia Inquirer,
March 3, 2021. Accessed at: https://www.inquirer.com/realestate/housing/black-home-ownership-national-associationrealtors-report-20210303.html
5
Survey of Consumer Finances, 1989 – 2019. Board of
Governors of the Federal Reserve System, last updated
September 28, 2020. Accessed at:
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Part of this vast distance between homeowners and
renters is the fact that home equity constitutes the
largest share of net worth for the average American
household,6 enabling homeowners to exponentially
build wealth while renters remain far behind.

generations’ wealth accumulation, consigning the
millennial and Gen Z cohorts to worse net-worth
trajectories throughout the rest of their lives.

Intergenerational Implications
The benefits of owning a home do not stop with the
wealth-building of the individual homeowner.
Rather, homeownership brings substantial positive
changes to both surrounding communities as well as
future generations.

Components of Typical Net Worth, 2013 7

The flip side of this story is the housing affordability
crisis keeping households across America from
becoming homeowners. Currently, there are 3.5
million younger families across the nation who have
remained renting where, barring the affordability
crisis, they would otherwise have been able to
purchase homes.8 The earlier a home is bought, the
longer it can serve as a wealth-generating asset. Our
housing affordability crisis is delaying younger
https://www.federalreserve.gov/econres/scf/dataviz/scf/cha
rt/#series:Net_Worth;demographic:housecl;population:all;un
its:median;range:1989,2019
6
“Economic Impacts of the Housing Sector.” The University of
North Texas, 2001. Accessed at:
https://govinfo.library.unt.edu/mhc/responses/058001b.doc
7
Rapoza, Rhonnie. “Homeownership: A Key to Well-being in
Retirement.” Island Land Company Inc., July 15, 2015.
Accessed at:
https://www.islandlandcompany.com/homeownership-akey-to-well-being-in-retirement/
8
Lowrey, Annie. “The Great Affordability Crisis Breaking
America.” The Atlantic, February 7, 2020. Accessed at:
https://www.theatlantic.com/ideas/archive/2020/02/greataffordability-crisis-breaking-america/606046/

Neighborhoods where more families own homes, for
instance, are associated with higher participation in
civic activities and volunteering, lower crime rates,
and better health outcomes.9 Much of this can be
explained by the tendency of homeowners to move
less frequently than renters, contributing to a more
stable neighborhood, higher social and community
involvement, and better property maintenance.10 All
of these in turn raise property values, both adding to
the value of the neighborhood and further increasing
the homeowners’ net worth.11
The children of homeowners are some of the
primary beneficiaries of ownership. They tend
statistically to transition to homeownership earlier
than children of renters, thereby accumulating
wealth over a longer period. Moreover, their
homeownership rates are 25 percentage points
higher than the children of renters.12 Therefore,
owning a home promotes both intergenerational
homeownership and wealth building. Children who
9

“Snapshot of Race and Home Buying in America.” National
Association of Realtors. Accessed at:
https://cdn.nar.realtor/sites/default/files/documents/2021snapshot-of-race-and-home-buyers-in-america-report-02-192021.pdf
10
“Economic Impacts of the Housing Sector.” The University
of North Texas, 2001. Accessed at:
https://govinfo.library.unt.edu/mhc/responses/058001b.doc
11
Ibid.
12
“How does homeownership contribute to wealth building?”
Habitat for Humanity Evidence Brief, December 2020.
Accessed at:
https://www.habitat.org/sites/default/files/EvidenceBrief_Wealth-building-for-homeowners.pdf

The Racial Wealth Gap Is the Housing Gap
4

grow up in a home owned by their family show better
educational performance and achieve higher levels
of education—meaning they are more likely to earn
a higher income than their peers who come from
renter families.13

greater financial returns through homeownership
than through renting.17

Additionally, children of families who moved to
lower-poverty
neighborhoods—typically
characterized by homeowners rather than renters—
saw their earnings increase by approximately 31%,
had an increased likelihood of living in better
neighborhoods as adults, and a lower likelihood of
becoming a single parent.14

A Path to Financial Stability for LowIncome Homeowners
The wealth gap between high-income and lowincome households in America is a wide one: for
every dollar in net wealth accumulated by a highincome household, a low-income household can
amass just seven cents.15 Yet homeownership has
proven to be one of the strongest and most reliable
paths to closing this wealth gap and to financial
stability for low-income families: home equity
typically accounts for over half the net wealth of a
low-income household if they own their home.16
Low-income homeowners with sustained ownership
and affordable loans have been shown to have higher
wealth accumulation (both housing and nonhousing wealth) than comparable renters, achieving

13

Boehm, Thomas P., and Schlottmann, Alan M. “Housing and
Wealth Accumulation: Intergenerational Impacts.” Joint
Center for Housing Studies of Harvard University, October
2001. Accessed at:
https://www.jchs.harvard.edu/sites/default/files/media/imp/
liho01-15.pdf
14
“The Problem.” National Low Income Housing Coalition,
2021. Accessed at: https://nlihc.org/explore-issues/why-wecare/problem
15
“How does homeownership contribute to wealth building?”
Habitat for Humanity Evidence Brief, December 2020.
Accessed at:
https://www.habitat.org/sites/default/files/EvidenceBrief_Wealth-building-for-homeowners.pdf

Distribution of Household Wealth for Low- and High-Income
Households 18

Unequivocally, homeownership is a key wealthbuilding asset for the average American—and
especially for low-income families—acting as a
powerful net-worth builder, a driver of upwards
social mobility, and a generator of intergenerational
prosperity.

16

Ibid.
Boehm, Thomas P., and Schlottmann, Alan M. “Housing and
Wealth Accumulation: Intergenerational Impacts.” Joint
Center for Housing Studies of Harvard University, October
2001. Accessed at:
https://www.jchs.harvard.edu/sites/default/files/media/imp/
liho01-15.pdf
18
“How does homeownership contribute to wealth building?”
Habitat for Humanity Evidence Brief, December 2020.
Accessed at:
https://www.habitat.org/sites/default/files/EvidenceBrief_Wealth-building-for-homeowners.pdf
17
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A TALE OF TWO MARKETS
Black, Indigenous, and other People of Color (BIPOC) have lower homeownership
Black homeownership was only 31%,
Homeownership
by by the
rates, are disproportionately
impacted
nation’s housing affordability crisis,
translating to a 36% gap in
Race
and are less able to build home equity than White Americans—primarily due to
homeownership between Black and
inequities and
systemic White
racism
in the housing
market.
While total historical
homeownership
in 2020
Washingtonians.
Hispanic
hovered around
United States,
by race tells a
74.5% of
White
households
owned
homes in
2020, just
44.1% of
Black
households,
49.1% of
Hispanic
households,
and 59.5%
of Asian
households
owned
homes in
the same
year.19

65.3% in the broader
looking at homeownership
different story: though

homeownership in Washington did
not fare much better, hovering at

In
Homeownership Rate for Black Americans by State, 2019
Washington,
the numbers
paint the same picture.
45%.20
Total homeownership in the state was 63.8% in
2019— but while White homeownership was 67%,
19

“Homeownership Rates by Region.” U.S. Census Bureau,
Current Population Survey/Housing Vacancy Survey, April 27,
2021. Accessed at:
https://www.census.gov/housing/hvs/files/qtr121/hown121.j
pg
Fry, Richard. “Amid a pandemic and a recession, Americans
go on a near-record homebuying spree.” Pew Research
Center, March 8, 2021. Accessed at:
https://www.pewresearch.org/fact-tank/2021/03/08/amid-apandemic-and-a-recession-americans-go-on-a-near-recordhomebuying-spree/

20

These statistics and accompanying graph were originally
accessed in a National Association of Realtors report:
“2021 Snapshot of Race and Home Buying in America.”
National Association of Realtors. Accessed at:
https://cdn.nar.realtor/sites/default/files/documents/2021snapshot-of-race-and-home-buyers-in-america-report-02-192021.pdf
“Homeownership Rate for Washington.” U.S. Census Bureau,
retrieved from FRED, Federal Reserve Bank of St. Louis, last
updated March 9, 2021. Accessed at:
https://fred.stlouisfed.org/series/WAHOWN
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Between 2019 and 2020, the number of
homeowners in the United States increased by
around 2.1 million households, or 2.6%—the
seventh largest percentage increase in homeowners
since 1965.21 The homeownership rate accordingly
rose by 0.7 percentage points (from 65.1% of
households owning their own home in 2019 to
65.8% in 2020).22

U.S. Homeownership Rate Significantly Increased Between 2019 and
2020 23

Still, this modest growth in homeownership has not
been equitably distributed, concentrated primarily
among White and Asian families in America. The
homeownership rate for White households in the
United States increased from 73.7% to 74.5%
between 2019 and 2020; meanwhile, the rate for
Black families increased a marginal 0.1 percentage
points, from 44% to 44.1%.24

“NAR Report: Snapshot of Race and Home Buying.” Seattle
King County REALTORS, September 3, 2020. Accessed at:
https://www.nwrealtor.com/2020/09/03/nar-reportsnapshot-of-race-and-home-buying/
21
Fry, Richard. “Amid a pandemic and a recession, Americans
go on a near-record homebuying spree.” Pew Research
Center, March 8, 2021. Accessed at:
https://www.pewresearch.org/fact-tank/2021/03/08/amid-apandemic-and-a-recession-americans-go-on-a-near-recordhomebuying-spree/

Change in Homeownership Rate for Various Demographics in the
United States, 2019-2020 25
Note: Statistically significant changes are in bold.

While overall U.S. homeownership has been
increasing over the past five years—rebounding to
65.8% in 2020 from a low of 62.9% in 2016—Black
homeownership decreased in 47 States between
2008 and 2018.26 In fact, over the past 15 years,
Black homeownership has seen the most dramatic
22
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24
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Washington State.” Windermere Real Estate, February 25,
2020. Accessed at: https://windermereabode.com/the-homeownership-racial-disparity-in-washington-state
23
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drop of any racial group in the United States, with
their homeownership rate descending in 2019 to
nearly as low as it was in the 1960s, when housing
discrimination was still explicitly legal.27

Washington, only 3% were purchased by Black
households).29

Disproportionate Impacts of the
Housing Affordability Crisis
The United States (and particularly Washington
State) is unquestionably in the midst of a housing
affordability crisis, driven by low housing supply
and continuously rising housing demand.30 The key
to this problem is obvious: we are not building
enough homes, neither nationally or statewide.
Housing has become unaffordable for every
household, especially so for families that are
median- or low-income.

Homeownership Rates by Race/Ethnicity: 1970 – 2019 28

The simultaneous increase in national
homeownership between 2016 and 2020 and the
decades-long decrease in Black homeownership
have together created a troubling trend: most
homes in the United States are bought by White
families. In 2019, 81% of homes purchased in the
country were bought by White households.
Comparatively, only 7% of national home sales in
2019 were purchased by Black households (and in

27

Asante-Muhammad, Dedrick; Buell, Jamie; and Devine,
Joshua. “60% Black Homeownership: A Radical Goal for Black
Wealth Development.” National Community Reinvestment
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Chang, Ailsa; Intagliata, Christopher; and Mehta, Jonaki.
“Black Americans and the Racist Architecture of
Homeownership.” NPR Code Switch, May 8, 2021. Accessed
at:
https://www.npr.org/sections/codeswitch/2021/05/08/9915
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28
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“Black Americans and the Racist Architecture of
Homeownership.” NPR Code Switch, May 8, 2021. Accessed

Due to zoning regulations, opaque permitting
processes, and high fixed costs of building,
suppliers across the country have targeted the
construction of more expensive housing over the
past decade, concentrating on single-family and
high-rise multifamily buildings instead of on
duplexes, triplexes, courtyard apartments, and
townhomes.31 The latter types of housing—known
as “missing middle” housing—are not just more
affordable for the average family; they are also the
main residence types purchased by Black and
Hispanic homeowners. Only 54.5% of Black
households live in single-family homes compared to
74.5% of White households, largely due to historical
exclusionary zoning laws in which single-family

at:
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29
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National Association of Realtors. Accessed at:
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30
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Crisis.” Office of Lieutenant Governor Denny Heck, August
2021.
31
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Washington State Department of Commerce, February 1,
2020. Accessed at: https://www.commerce.wa.gov/wpcontent/uploads/2020/03/2019-AHAB-Annual-Report.pdf
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homes were zoned primarily for majority-White
neighborhoods.32
Indeed, there is a strong relationship between
exclusionary zoning and the lack of housing
opportunities for Black and Brown households
across America. The housing market has
historically been structured to exclude these
households through zoning codes that incentivize
the construction of large, expensive homes in
majority-White neighborhoods over smaller, more
affordable homes.33 Missing middle housing is
“missing” as a direct result of development patterns
that limited housing variety and supply based on
race—patterns that now impact housing
affordability for everyone nationwide.34
While just 63% of White Americans can afford to
buy a typical home in America, the numbers drop
further for Black and Brown families: only 43% of
Black Americans and 54% of Hispanic Americans
can afford to do the same. And while about half of
Washington’s White residents can afford to buy a
typical home, just 32% of Black residents and 33%
32

Passy, Jacob. “’The housing emergency most harms people
of color:’ Black Americans face and unequal housing market—
and coronavirus could make it worse.” MarketWatch, June 3,
2020. Accessed at: https://www.marketwatch.com/story/thehousing-emergency-most-harms-people-of-color-blackamericans-face-an-unequal-housing-market-and-coronaviruscould-make-it-worse-2020-06-03
“Missing Middle Housing Study: Research Compendium.”
Housing Arlington, 2020. Accessed at:
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“Policy Brief: Missing middle housing.” Local Housing
Solutions. Accessed at:
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33
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Perry, Andre M. “How racial disparities in home prices reveal
widespread discrimination.” The Brookings Institution,
February 24, 2021. Accessed at:
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of Hispanic residents can afford a typical home in
the state.35
White
Washington 48%
United
63%
States

Black
32%
43%

Asian
63%
71%

Hispanic
33%
54%

Share of Households That Can Afford to Buy the Typical Home in
2021: Washington State vs. the United States36

Moreover, because people of color are more likely
to be first-time homebuyers compared to White
Americans, our national and state housing
inventories, which disproportionately exclude
affordable starter homes, also disproportionately
prevent households of color from becoming
homeowners.37
Without a diverse spread of housing options at
different price points, lower-income households—
and especially households of color—continue to be
priced out of our neighborhoods.
The affordability gap between White and BIPOC
households means that in Washington, as in the
34
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https://housing.arlingtonva.us/missingmiddle/researchcompendium/
35
Here, affordability was defined by computing a qualifying
income for a 30-year fixed rate mortgage assuming a 10%
down payment. “Snapshot of Race and Home Buying in
America.” National Association of REALTORS Research Group,
February 2021. Accessed at:
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36
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rest of the nation, Black, Native American, and
Hispanic households are more likely than White
households to be renters and are even more likely
to be extremely low-income renters—that is, renters
with incomes at or below 30% of their area median
income.38 Across the nation, 20% of Black
households are extremely low-income renters,
compared to just 6% of White households.39

homelessness and make up more than 50% of
homeless families with children.40 Native
Americans, Native Hawaiians, Pacific Islanders,
and Hispanic Americans similarly make up a
disproportionate share of people experiencing
homeless relative to their overall population
distribution.41

Racial and Ethnic Composition by Housing Type

This overrepresentation among low-income renters
means that households of color are more likely to
struggle to afford rent and face housing instability,
eviction, and homelessness. While Black Americans
represent 13% of the population of the United
States, they are 40% of all Americans experiencing
38

“Embedding Racial Equity in Housing.” National League of
Cities, July 9, 2020. Accessed at:
https://www.nlc.org/article/2020/07/09/embedding-racialequity-in-housing/
39
“Racial Inequities in Housing: Fact Sheet.” Opportunity
Starts at Home. Accessed at:
https://www.opportunityhome.org/resources/racial-equityhousing/
40
“Racial Inequities in Housing: Fact Sheet.” Opportunity
Starts at Home. Accessed at:

42

In Washington, too, people of color are
disproportionately homeless. As of 2020, for every
10,000 people in Washington, there are 269.4
Native Americans who are homeless, 140.3 Black
people who are homeless, and 32.6 Hispanic people
https://www.opportunityhome.org/resources/racial-equityhousing/
“Embedding Racial Equity in Housing.” National League of
Cities, July 9, 2020. Accessed at:
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42
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who are homeless.43 In comparison, there are 24.9
White homeless people in Washington for every
10,000 people.

equity, for instance, had a little above half the
median equity of White households in 2015;
Hispanic households had only about 64%.45
The racial difference in home
equity reflects differences in
underlying home values and total
amount of mortgage debt
between racial groups in
America. Homeowners of color
tend to have lower home values
relative to the values of Whiteowned homes. For example, in
2018, while the median value of a
White-owned home was
$220,000, the median value of a
Black-owned home was just
$155,000.46 In 90% of the largest
metropolitan statistical areas, the
median home values for White
homeowners exceeded those for
Black and Hispanic

44

Barriers to Building Home Equity for
Racial Minorities
The disparities between White and non-White
households do not stop at homeownership and
homelessness rates. Even for non-White
households that do own their own homes, key
barriers to building home equity—that is, to
building a positive difference between mortgage
debt and the current value of the home—keeps
many Black and Hispanic households from
accessing the full wealth-generating advantages of
homeownership. Black households with housing
43

“State of Homelessness: Homeless Demographics.”
National Alliance to End Homelessness. Accessed at:
https://endhomelessness.org/homelessness-inamerica/homelessness-statistics/state-of-homelessnessdashboards/?State=Washington
44
Data from National Alliance to End Homelessness. Ibid.
45
Schuetz, Jenny. “Rethinking homeownership incentives to
improve household financial security and shrink the racial
wealth gap.” Brookings Institute, December 9, 2020. Accessed
at: https://www.brookings.edu/research/rethinking-

homeowners.47
Homeowners of color are also disposed to have
more mortgage debt due to a tendency to purchase
more affordable homes with larger mortgages.
Before the COVID-19 pandemic, Black and
Hispanic homeowners were more likely than White
homeowners to have a mortgage and had more
median mortgage debt relative to their home’s
value than White homeowners did.48 Indeed, the
average first-time Black homeowner today is likely
to owe more in mortgage debt than their White
counterparts on a home with less value, averaging

homeownership-incentives-to-improve-household-financialsecurity-and-shrink-the-racial-wealth-gap/
46
Neal, Michael; Choi, Jung Hyun; and Walsh, John. “Before
the Pandemic, Homeowners of Color Faced Structural
Barriers to the Benefits of Homeownership.” Urban Institute,
August 2020. Accessed at:
https://www.urban.org/sites/default/files/publication/10278
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47
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$90,000 in mortgage debt compared to White firsttime homebuyers’ $75,000 in mortgage debt.49

50

The combination of lower-valued homes and higher
mortgages has meant that Black and Hispanic
homeowners have, on average, less housing equity
than White homeowners.
This trend can be explained partially by income
disparities between racial groups and partially by
systemic housing discrimination in the United
States. Presently, the interest rates on mortgages
charged to borrowers of color are around eight
basis points higher than those charged to White
borrowers with similar financial characteristics.51
Black homebuyers in particular pay on average 29
basis points more than comparable White
homebuyers.52 And during the housing boom of the
early 2000s, Black and Hispanic borrowers were
more likely to receive subprime loans and adverse
pricing, which strip home equity through excessive
fees paid to lenders.53

49

Asante-Muhammad, Dedrick; Buell, Jamie; and Devine,
Joshua. “60% Black Homeownership: A Radical Goal for Black
Wealth Development.” National Community Reinvestment
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50
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Overall, the higher interest rates that
disproportionately saddle Black households
translate to over $22 billion in lost equity to Black
homeowners.54
With more expensive mortgages and less valuable
homes, Black and Hispanic households are slower
to transition to homeownership, more likely to fall
back to renting after owning a home, and less likely
to return to homeownership after transitioning
back to renting than White households at similar
income levels. Fewer than half of low-income
homeowners of color still owned houses within four
years of becoming a homeowner (the majority
slipping back into renting instead); in contrast,
60% of White homeowners at similar income levels
remained owners four years later.55

Historical Systemic Inequities
It would be impossible to discuss the wide racial
gap in homeownership and the ability to build
home equity without discussing the key role played
by historical inequities in the housing market. A
national legacy of racist housing policies and
systemic discrimination—federally enforced
redlining; racially restrictive housing covenants;
zoning; blockbusting; the Jim Crow Era’s “Black
Codes”; the post-World War II GI Bill; the New
Deal’s Fair Labor Standards Act and the Federal
Housing Administration’s discriminatory policies;
neighborhood steering; mortgage discrimination;
and much, much more—have long kept Black
Americans and other Americans of color from
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51
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accessing the same quality of housing that White
Americans have long had access to.56
Though many of these discriminatory policies are
now considered unconstitutional, systemic racism
in the housing ecosystem continues to harm Black
homeowners through the persistent devaluation of
majority-Black and majority-Brown communities.

According to The Brookings Institution, homes in
predominantly Black neighborhoods—regardless of
their quality—are valued 23% lower than homes in
predominantly White neighborhoods, averaging
$48,000 less per home.58 The cause of this
devaluation is multifold: some appraisers use a
neighborhood’s racial composition as a proxy for
crime and poverty, which contributes to home value
gaps.59 At the same time, zoning—which was
historically used to steer industrial activity towards
minority neighborhoods, disproportionately
exposing them to toxic runoff and depressing land
values—continues to limit current home value
appreciation in these neighborhoods, contributing
to the gap in home prices.60 Redlining pushed by
the Federal Housing Administration also created a
“self-fulfilling prophecy” for majority-minority
neighborhoods: cut off from sources of investment,

57
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these neighborhoods deteriorated and lost value in
comparison to majority-White neighborhoods.61
These patterns are reflected today in the
persistently low valuation of Black and Brown
neighborhoods.

redlined neighborhood than in a greenlined
neighborhood.63 It should come as no surprise,
then, that most Black and Hispanic children live in
“low-opportunity neighborhoods” characterized by
higher poverty levels and crime, higher levels of
environmental hazards, lower employment rates,
lower school quality, lower income, and lessened
access to infrastructure, transit, healthcare,
groceries, and banks. Most White children, on the
other hand, live in “high-opportunity
neighborhoods” characterized by the opposite.64

Black and Hispanic homeowners also pay higher
property taxes than White homeowners, to the tune
of an additional 10 to 13 cents per dollar paid by
White households. Majority-minority
neighborhoods tend to receive higher tax-assessed
values of homes within the community, with a
lower
likelihood
that the
occupants
will appeal
assessments.
Such
practices
amount to
an extra
$300 to
$390 of
annual
cost for the
average
Black and
Hispanic
Black-White Gap in Home Valuation and Property Taxes Paid
homeowner.62
Old patterns are difficult to erase:
multigenerational housing discrimination means
that even now, Black Americans are nearly five
times more likely to own a home in a formerly
61
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Groups above the dotted
line have more
opportunity than the
average child from their
metro area.

65

The cumulative effect of centuries of systemic
racism is this: BIPOC homebuyers are more likely
to own homes in disadvantaged neighborhoods that
experience limited or even negative home
appreciation, and they are forced to pay more on
average to enter these neighborhoods in the first
place.

This exponentially limits the amount of wealth that
households of color can accrue, making them ever
more reliant on debt to attain homeownership and
further perpetuating the cycle. Spatial isolation was
the key to the devaluation of and disinvestment in
majority-minority communities across America,
stripping wealth from communities of color before
it had a chance to grow.

Despite clear indicators that homeownership serves as a secure, reliable, and
compounding source of intergenerational wealth, there exists a clear racial
divide in access to housing in the United States—two distinct housing markets,
segregated by race.

65
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THE CHIEF DRIVER OF THE RACIAL WEALTH GAP
The racial housing gap is key to the gap in net worth and wealth between White
more
than aAmericans
passport to out of a major
The Gap
in non-White
Net Worth Americans. In shutting
and
BIPOC
American belonging: it is
intergenerational
wealth-building
tool, they
historically have been both slower to
Given
both the wealth-generating
effects of owning
the key driver in the
gain
wealth and faster to fall out of it.
a home and the limited access to
homeownership

building of
and home equity for households of color, it is no
intergenerational
wealth.
Homeownership is the main policy strategy
that will move
toward closing the
surprise that there is a wide and persistent gap in
racial
gap.
Black
and Brown
wealth between White and non-White families.
In wealth
households, shut out of
2019, the net worth of the typical White family—
affordable and accessible housing for generations in
$188,200—was almost eight times larger than the
net worth of the typical Black family at $24,100.66
America, have been locked out of the securest way
to pass down long-term wealth. The
homeownership rate of White households far
exceeds that of Black and Hispanic households, and
the homeownership gap between Black and White
households is widening. Because of this, White
families—who have built more home equity
throughout history—have been more able to pass
down wealth to their children by ensuring better
access to safer neighborhoods and better education,
as well as by helping them buy their own homes.

Median Family Wealth by Ethnicity/Race, 1992 – 2016, $ thousand 67

Locked Out of Intergenerational Wealth
Owning a home has long been the central canon of
the American Dream. A roof over your head and a
place to call home is more than mere shelter and
66
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Undeniably, White households are better able than
non-White households to assist their children with
down payments or to give them greater access to
financial assets, which can both boost the size of the
home their children can afford and lower their
amount of mortgage debt.68 Young White college
graduates are more likely to receive financial
support from parents when purchasing a home
than young Black college graduates, making it
easier in turn for future generations of White

68
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Americans to begin building wealth earlier in life
through homeownership.69
70

Shutting households of color—especially Black
households—from this wealth-building mechanism

has unequivocally been the central driver behind
the staggering wealth gap between Black and White
Americans.

Slower to Gain Wealth, Faster to Fall
Out of It
Homeowners in predominantly Black and Hispanic
neighborhoods gain wealth at only half the speed of
homeowners in predominantly White
neighborhoods, even as homes across the country
skyrocket in value.71 This is largely due to the
continued devaluation of homes in once redlined
neighborhoods, still predominantly occupied by
households of color. A home located in an area
69
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of color:’ Black Americans face an unequal housing market—

given a “hazardous” rating in the 1930s is today
worth just 85% of the median value of a home in a
nearby non-redlined neighborhood.72
Even for Black and Brown households that have
accumulated wealth through homeownership, this
wealth is smaller and has not
grown nearly as much as the wealth
of their White neighbors.
This has staggering implications
for Black homeowners’ ability to
retain wealth once they accumulate
it: almost 70% of middle-class
Black children are likely to fall out
of the middle class as adults.73
Moreover, it means that during
national economic crises, Black
families take longer to recover and lose more of
their wealth in the process. In the wake of the Great
Recession, White wealth levels began to recover
almost immediately afterward between 2009 and
2011; meanwhile, Black families continued to
experience severe declines, with the typical Black
household losing 40% of their non-home-equity
wealth.74

Homeownership is the Key Policy
Strategy Toward Closing the Racial
Wealth Gap
Housing is the chief way to reduce
intergenerational poverty and close the racial
and coronavirus could make it worse.” MarketWatch, June 3,
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wealth gap. Studies have shown that increasing
access to affordable housing is the single most costeffective policy strategy for increasing economic
mobility and reducing childhood poverty in
America.75 A 2015 report from Brandeis University
found that boosting the returns on homeownership
for Black families could reduce the wealth gap
between Black and White Americans by more than
$17,000, or 16%.76

“Inequality compounds in exactly the same way as interest—small, nearly
negligible differences accrue into significant gaps over time. Racial inequality in
access to homeownership is real [and] is compounding existing inequality.”
- Morgan Stanley

75

“The Problem.” National Low Income Housing Coalition,
2021. Accessed at: https://nlihc.org/explore-issues/why-wecare/problem
76
Passy, Jacob. “’The housing emergency most harms people
of color:’ Black Americans face an unequal housing market—

and coronavirus could make it worse.” MarketWatch, June 3,
2020. Accessed at: https://www.marketwatch.com/story/thehousing-emergency-most-harms-people-of-color-blackamericans-face-an-unequal-housing-market-and-coronaviruscould-make-it-worse-2020-06-03
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PURE ECONOMICS
The housing industry holds a strong multiplier effect on our economy. Every new
home built and bought generates new GDP exponentially; conversely, every unit
prevented from being built or bought holds back our economy by a fraction
greater than one.
The math is simple: when a large segment of our nation’s population is held back
from homeownership through systemic inequity and a housing affordability crisis,
the entire economy suffers.
Multiplier Effect
The impact of building a new house does not stop at
the point of sale. Every stage of the housing cycle
boosts GDP, offering benefits to all by generating a
wave of economic activity throughout the local
community.
Broadly, there are four major economic ripples
generated from the construction of a new home:

With an obvious increase in construction-related
jobs in the local community, a similar rise is seen in
jobs in retail and the sale of components; in
transportation and trucking; in off-site
improvements such as road and sidewalk work; in
infrastructure work like water systems and sewage;
and in professional services like home
inspections.78

1. Local Hiring Before and During Construction
The stone in the pond that produces the first ripples
is dropped before noticeable construction activity
even starts: money trickles into the community
initially through local attorneys, engineers,
architects, designers, and other professionals hired
to begin planning for the new construction.77
This economic activity spreads as local industries
become increasingly involved in the home building:
jobs, wages, and local taxes (including permitting,
utility connection, and impact fees) are generated
as soon as shovel hits soil and continue throughout
the development, construction, and sale of the
home.

77

“The Proof is in the Numbers: The Positive Economic
Impact of Residential Development.” Nevada Rural Housing
Authority, November 2016. Accessed at:
https://nvrural.org/wpcontent/uploads/2016/11/EconomicImpact_web.pdf
78
“The Economic Impact of Home Building in a Typical State:
Income, Jobs, and Taxes Generated.” National Association of
Home Builders, April 2015. Accessed at:

2. Local Buying During Construction
The second wave comes during the construction
period itself, as the profits earned by locals through
the construction process are turned over and spent
on other locally produced goods and services.
Because construction workers tend to live close to
the construction site, a sizeable portion of their

https://www.nahb.org/-/media/NAHB/news-andeconomics/docs/housing-economics/economicimpact/economic-impact-state-2015.pdf
“The Proof is in the Numbers: The Positive Economic Impact
of Residential Development.” Nevada Rural Housing
Authority, November 2016. Accessed at:
https://nvrural.org/wpcontent/uploads/2016/11/EconomicImpact_web.pdf
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wages are spent in the local community for food,
entertainment, and other services.
A 2001 study by the Center for Home Ownership
found that a sizeable portion of the income
generated by construction is spent locally, which in
turn generates more local income and more local
spending that continuously recycles this money
back into the community, multiplying as it goes.79 A
separate 2016 study by the Nevada Rural Housing
Authority found that when construction workers
become consumers in the local economy, they
support additional jobs in 16 local industries.80
Construction workers are not the only local
employees to receive and spend wages: appraisers,
insurance agents, rental companies, cable and
internet providers, cleaning and window washing
services, locksmiths, landscapers, hardware stores,
appliance and furniture stores, and dozens more
also take part in the housing ecosystem ripple
effect.
3. Local Home-Related Buying Post-Purchase
The third set of ripples are generated through the
local income produced throughout the purchasing
and occupation of the home. During the first year
after closing on a house, buyers of new homes tend
79

“The Proof is in the Numbers: The Positive Economic
Impact of Residential Development.” Nevada Rural Housing
Authority, November 2016. Accessed at:
https://nvrural.org/wpcontent/uploads/2016/11/EconomicImpact_web.pdf
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“The Proof is in the Numbers: The Positive Economic
Impact of Residential Development.” Nevada Rural Housing
Authority, November 2016. Accessed at:
https://nvrural.org/wpcontent/uploads/2016/11/EconomicImpact_web.pdf
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Siniavskaia, Natalia. “Spending Patterns of Home Buyers:
Appliances, Furnishings and Property Alterations.” National
Association of Home Builders, July 5, 2017. Accessed at:
https://www.nahbclassic.org/generic.aspx?sectionID=734&ge
nericContentID=257993&channelID=311&_ga=2.174727074.1093549992.1499375907912917446.1499375907
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Siniavskaia, Natalia. “Spending Patterns of Home Buyers:
Appliances, Furnishings and Property Alterations.” National

to outspend non-movers 2.6 times, while buyers of
preexisting homes also outspend non-moving
owners, spending twice as much in the economy.81
Most of this additional spending is concentrated on
furnishings and new appliances like washers and
dryers, lawnmowers and other yard equipment, and
refrigerators and televisions: 2/3 of the new homes
built in 2015 came with no clothes washers or
dryers, and 36% had no installed refrigerators,
allowing buyers of new homes to spend in the local
economy for these appliances.82 Homebuyers also
spend a large amount on home alterations (and
property repairs for buyers of existing homes) in
the first few years after moving.83
4. Long-Term Local Economic Effect
When a new household moves into the
neighborhood, a myriad of businesses benefit.
Households moving into a new home generally
spend around 3/5 of their income on goods,
services, and entertainment within the local
economy: on groceries, car repairs, beauty salons,
gas, clothing, fitness centers, school supplies, and
much more.84
At the same time, the new household begins paying
taxes to local governments, expanding the tax base.
Association of Home Builders, July 5, 2017. Accessed at:
https://www.nahbclassic.org/generic.aspx?sectionID=734&ge
nericContentID=257993&channelID=311&_ga=2.174727074.1093549992.1499375907912917446.1499375907
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A typical new household pays 1.25% of its income to
user fees and taxes (property taxes, taxes on cars,
sales taxes, and otherwise), a fraction of which
becomes income for local government employees
and a larger fraction of which is spent on services
for the broader community.85 The National
Association of Home Builders estimates that 100
new tax credit apartments generate around
$827,000 in taxes in the first year.
Thus, the ripples multiply again, spreading to other
sectors of the local economy until virtually no
corner is untouched and a permanent
increase in the level of economic activity
is achieved.

The residential construction industry also supports
21.66 new jobs per $1 million spent in direct outlays
and has a personal income multiplier of 1.08—
meaning that for every dollar spent in the industry,
$1.08 is generated in new personal earnings for all
affected sectors (both direct and indirect).87 Using
the 2019 statistic, it is estimated that spending on
residential construction generated $558.9 billion in
new taxable labor income and supported 11.2
million jobs across all sectors of the economy.88

The construction multiplier is one of the
highest of any major industrial sector in
the United States: an estimate notes that
every dollar spent in residential
construction contributes a total of $3.08
to U.S. GDP, making the total output
multiplier 3.08.86 In 2019, for
instance, private sector residential
construction outlays in 2019 totaled
$515.4 billion; multiplied by 3.08, we
find that this investment in residential
construction contributed a total of $1.6
trillion to GDP that year, or 7.4%.
85
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And these estimates are conservative: the value of
$515.4 billion does not include related spending on
infrastructure, landscaping, sales, furnishings,
marketing, and more, which nevertheless would not
have existed without the construction of the home.
Nor does it include the ripple effects outward as
increased earnings in these sectors are in turn spent
throughout the local economy.89 As such, the true
total contribution of the housing sector to national
GDP per year is estimated to average between
15% to 18% and has maintained this pattern since
the early
1990s.90

economic impact of a typical home sale in
Washington was $151,200.91
This contribution was calculated by summing the
income generated from real estate industries;
additional expenditures related to the home
purchase; the housing multiplier effect; and
additional home sales induced by the new home
production.92

Indeed, in 2021,
residential
construction
employees
reached about
872,000, with
the housing
market
accounting for
17.5% of GDP
just the year
before.

Washington
State’s
Multiplier
The multiplier
effect can be
narrowed to the state level as well. In 2020, the
content/uploads/2020/07/Residential-ConstructionEconomic-Study-5-2020.pdf
89
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Overall, the real estate industry in 2020 accounted
for $115.2 billion in Washington—or 18.6% of the
gross state product.93

94

businesses and industries are deterred from moving
to the local economy. The region never cashes in on
the potential economic growth that new housing
construction makes possible.95

The Total Economic Impact of a Typical Home Sale in Washington State is $151,200

The Negative Ripple
Just as spending in the housing sector has the
potential to accelerate economic growth, stagnation
in this industry too has a powerful negative
multiplier effect on our economy, dampening GDP
growth.
Without affordable and racially equitable housing, a
negative ripple occurs in a near mirror of the
positive ripple effect that new housing creates.
Local businesses cannot attract the young, newly
educated workforce they need for expansion as
attainable starter housing dwindles. Young
professionals leave local economies due to high
housing costs, migrating to more affordable areas
and taking with them their income-generating
impacts on the rest of the community. New
93
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“The Proof is in the Numbers: The Positive Economic
Impact of Residential Development.” Nevada Rural Housing
Authority, November 2016. Accessed at:

We also see a growth in traffic congestion and
diminished quality of life in areas where new
residential construction has dried up. With a
growing community workforce needing to purchase
homes farther and farther away from the local
economy, travel time increases, leading to a loss in
consumer free time—hence, a loss in consumer
spending and in local annual business income.96 In
fact, a 2019 study found that traffic congestion cost
the U.S. economy $179 billion each year.97
In keeping large swaths of our population from
joining the ranks of homeowners, we are not just
freezing the generative ripple effect of our housing
multiplier—we are actively dragging our economy
back.
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What Our Dual Crises Are Costing Us
America is faced with a dual housing crisis: one of
overall housing affordability, and one of racially
inequitable access to housing that feeds into
unaffordability. Together, our dual crises are
costing the nation trillions of dollars in GDP growth
each year.
Research shows that our affordable housing
shortage alone is costing the American economy
about $2 trillion each year in lowered wages and
productivity.98 A large part of this loss is the
negative multiplier effect accompanying stagnating
homeownership: without the stability of an
affordable home or attainable rent, household
earnings and overall spending in the local economy
are at stake. Studies have estimated that GDP
growth between 1964 and 2009 would have been
13.5% higher if families had been
given access to affordable
housing. This translates to a $1.7
trillion increase in overall
income and $8,775 in additional
wages per worker.99

gap in the United States would boost consumption
and investment within the U.S. economy by an
additional $2 to $3 trillion (8% to 12% of our GDP),
all through providing new avenues for people of
color to participate in the economy—not least of
which is the housing economy.100 This growth
amounts to $6,000-$8,500 in annual income per
capita.
Other national estimates suggest that closing the
racial equity gap would boost GDP by 0.5% a year
over the next few decades, leading to a total of $8
trillion in growth by 2050.101
Conversely, if the current racial wealth gap is left
unabated, it will cost the U.S. economy between $1
and $1.5 trillion between 2019 and 2028 through
the dampening of consumption and investment—4
to 6 percent of the projected GDP for 2028. 102

But the story is much larger than
mere housing affordability: GDP
is also slowed by the racial
wealth gap, which is driven in
large part by the housing gap.
Some studies estimate that
closing the Black-White and
Hispanic-White racial wealth
98
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The United States’ largest metropolitan areas,
home to the most diverse populations across the
nation, are also the ones that most desperately need
heightened access to affordable and racially
equitable housing. Increasing such access would
unequivocally begin to close our racial wealth gap
and would exponentially boost our nation’s GDP.

they addressed racial inequities in income and
wealth; Los Angeles alone stands to gain $510
billion per year.103 Such estimates are
conservative—they do not include the multiplier
effect within local economies that comes with
increasing housing access for people of color in
America.

Estimates suggest that the country’s 150 largest
regions could collectively grow their GDP by 24% if
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CONCLUSION
The chain of logic facing our housing economy is simple. Homeownership is the key asset that generates and
maintains wealth for American households; simultaneously, our nation faces the dual housing crises of
housing affordability and racial inequity in access to housing. The former severely limits homeownership rates
among all Americans, but especially for people of color in our country—a rate that has the potential to boost
our GDP by trillions of dollars through cascading multiplier effects. The latter restricts the wealth-building
potential for people of color and is the key driver of the racial wealth gap in America, a phenomenon that
drags back our economy by an additional trillions of dollars. Investing in affordable, accessible homes and
racially equitable housing practices would undeniably strengthen families, communities, local economies, and
our national economic health by boosting access to our economy for people of color. By continuing to trudge
onwards in a housing ecosystem that is unaffordable, stagnant, and structured on historically inequitably
housing practices, we hold back our national and state economies to the detriment of all.
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INTRODUCTION
Washington’s housing market is unquestionably in crisis. Prices are rising across the state and all
types of housing, from units for higher-income families to affordable housing. Homes are becoming
increasingly scarce, expensive, and out of reach for every Washingtonian. This is a story we are
hearing again and again from every constituent stakeholder in the market—from realtors,
contractors, construction companies, builders, and homebuyers. Despite our robust state economy,
families across Washington are struggling to afford their most basic needs: a roof over their heads
and four walls around them.
This report details the current state of Washington’s housing crisis— how large the crisis is, where
exactly our shortage lies, housing unaffordability’s most pertinent implications, and its potential
causes. The bottom line is clear: our housing affordability crisis affects every Washingtonian, and
something must be done.
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EXECUTIVE SUMMARY
What We Observe:

Potential Causes:

Across Washington, housing prices are soaring
and rents are climbing faster than wages—and
faster than prices across the rest of the nation.

While no single factor can explain Washington’s
housing stock shortage, potential causes include:

Diagnosing the Problem:
Ever-rising demand driven by population growth
and demographic shifts coupled with stagnant
construction has led to increasingly unaffordable
housing. The imbalance between supply and
demand for housing is particularly pronounced
among units that are traditionally affordable for
medianand
low-income
households,
exacerbating the affordability crisis for the
average Washington family.
Implications of Our Housing Crisis:
Paying for housing is becoming a larger and
larger share of household budgets across
Washington. As fewer Washingtonians can afford
the high costs of shelter, people begin falling off
the housing ladder statewide: those once able to
buy pricier homes step down to housing meant
for median-income families; households once
living in median-income units drop to lowincome affordable housing or renting; those once
renting or living in low-income affordable
housing become homeless. Homeownership is
dropping across the state, reducing the wealthbuilding potential of countless Washingtonians.
Homelessness is rising, and the impacts are
disproportionately felt among low-income
households and families of color. Our state
economy’s productivity is reduced, and our
ability to recover from other crises at full capacity
is diminished.










Restrictive and exclusionary zoning
restrictions that limit the number and
type of housing units that can be built on
a given parcel of land.
“Not in My Backyard” resistance to new
housing construction in traditionally
single-family neighborhoods.
Impact fees, opaque regulations, and
complex permitting processes that place
an undue cost on builders of new homes.
The construction labor pool is stagnant.
Demand for housing has not slowed
among our state’s newest generations;
meanwhile, COVID-19 has spurred
further desire to own homes.

What to Do About It:
Washington must build hundreds of thousands
more homes to close its supply and demand
imbalance, and it must do so in a way that
prioritizes housing that is affordable for the
average Washington family.
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OBSERVATIONS
Housing prices are soaring both in Washington’s biggest markets as well as across the rest of the
state at rates that far outstrip national trends.

higher than last year’s, bringing median prices to a
record of $737,800.4

Housing Prices Are Soaring in the
Biggest Washington Markets…

Such statistics are a troubling continuation of
statewide trends from the past decade: in
Washington’s largest housing markets, prices for all
income levels are spiraling upwards at astronomical
rates.*
*Note: Because COVID-19 lockdowns slowed
homebuying and selling in the spring of 2020, yearover-year trends for home prices and sales are
somewhat exaggerated.

…And Across All of Washington…
1

Number of Homes Sold Above Asking-Price Thresholds in Seattle
Metro, 2020 vs. 2021

In 2020, nearly 400 homes in the Seattle-Area sold
for at least $100,000 above asking price. In 2021,
this figure climbed to more than 4,500 homes; an
astonishing 580 of these sold for more than
$300,000 over list price.2
These extravagant figures are not just concentrated
at the higher end of Washington’s housing market.
The average family in the state’s largest markets has
similarly found themselves facing a wave of rising
prices, with nearly 70% of all Seattle-area homes in
May 2021 selling above asking price.3 This year
alone, the median home-sale price in Seattle is 26.1%

1

Anderson, Dana. “More Than 4,500 Seattle-Area Homes
Have Sold For At Least $100,000 Above Asking Price in 2021,
Versus 400 During the Same Period Last Year.” Redfin News,
June 23, 2021. Accessed at:
https://www.redfin.com/news/seattle-homes-sold-abovelist-price/
2
Ibid.

Across most of Washington state, year-over-year
November single-family home prices jumped in
2020: prices rose around 37% in both Okanogan and
Chelan counties, while the median price in Pacific
County in southwest Washington increased by more
than 51%.5
Clearly, housing prices are shooting up not only in
Western Washington, but throughout the rest of the
state as well, driven in part by a migration within the
state from urban centers out to more affordable, less
spacious, and less populated areas.

…Especially Compared to the Rest of the
Nation
Despite following broader nationwide trends of
mounting housing prices, soaring rents, and rising
3

Redfin research shows that the typical home in the Seattle
metro sold for $47,878 above asking price in 2021, compared
to just $3025 in 2020. Ibid.
4
Ibid.
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‘Zoom towns’ like Chelan.” Puget Sound Business Journal,
December 9, 2020. Accessed at:
https://www.bizjournals.com/seattle/news/2020/12/08/hom
e-prices-up-throughout-washington-state.html
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homelessness, the unique severity of Washington’s
housing crisis sets it apart from the rest of the United
States.
While in 2020, the national overall homeownership
rate was 65.8%, Washington hovered at 64.1%,
ranking among the bottom ten states for its
proportion of the population who are homeowners.6
Additionally, median home prices in Washington in
2020 stood
almost
$100,000
higher than
the rest of
the nation at
a peak of
$452,400
(compared
to
the
broader
United
States’
$358,700).7
Moreover,
just last year,
6 of the 10
most
competitive
cities in the
nation
for
buying
a
6

home were in Washington State.8 Whereas just the
year before in 2019, Washington cities were not
among the top ten most competitive neighborhoods
in the country, an influx of buyers from pricier
neighborhoods into more affordable areas has
driven up Washington prices in recent years. With
new buyers able to make higher offers than
residents, entire neighborhoods have become

2020 Homeownership Rates by State
Source: FRED Economic Data; “Homeownership Rate for Washington”

“Homeownership rate in the United States from 1990 to
2020.” Statista, February 2021. Accessed at:
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Data, last updated March 9, 2021. Accessed at:
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7
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2021. Accessed at: https://ofm.wa.gov/washington-dataresearch/statewide-data/washington-trends/economictrends/median-home-price
“Median Sales Price of Houses Sold for the United States.”
FRED Economic Data, last updated July 26, 2021. Accessed at:
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Spanaway, Lacey, Tacoma, Seattle, Frederickson, and
Graham were six of the ten most competitive cities for buying
a home in the United States in 2020.
Anderson, Dana. “6 of the 10 Most Competitive Cities for
Buying a Home This Year Are in Washington State.” Redfin
News, December 28, 2020. Accessed at:
https://www.redfin.com/news/most-competitive-citieshomebuying-2020/
Anderson, Dana. “Redfin Ranks the Most Competitive
Neighborhoods of 2019.” Redfin News, December 23, 2019.
Accessed at https://www.redfin.com/news/mostcompetitive-neighborhoods-2019/
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THE PROBLEM
Washington Demand for Housing
Continues to Rise…

even though Washington’s natural population
increase11 has steadily dropped over the last ten
years, continuously
Washington housing
positive net domestic
demand is driven by
Washington’s inability to match our migration—with more
three main variables:
housing supply to our economic and people moving into the
steady population
population growth has placed us in state than moving out—
growth, shifting
has resulted in robust
a precarious real estate position,
generational
statewide population
characterized by a severe
preferences and
growth.12 Over the past
household
imbalance between supply and
decade, Seattle’s
demographics, and
demand.
population grew 25%; in
COVID-19 inspired
2019 alone, King County
demand growth.
saw a population
13
increase of 1.6%. Such swift population
1. Steady Population Growth
increases ultimately translate to more residents
The early 1990s brought an influx of new
in need of housing, increasing demand in the
migrants to Washington, many of whom were
largest Washington housing markets at a time
leaving California’s poor economic climate. 9
when housing stock is at a record low.
Migration into Washington has steadily
2. Shifting Generational Preferences
increased over the past three decades as the
state’s job market remains attractive and as the
Demand has also been fueled by the aging of
technology space in Seattle and the eastside
the millennial generation (also known as Gen
continues to draw new residents. 10 Indeed,
Y), who have begun to form families and seek
9

Around 400,000 people migrated out of California due to
poor economic climate in the early 1990s; many of these
migrants flocked to Washington, whose economic growth
was slow but still exceeded that of California’s. “Population
Change: Natural Increase and Net Migration.” Washington
Office of Financial Management, last updated October 27,
2020. Accessed at: https://ofm.wa.gov/washington-dataresearch/statewide-data/washington-trends/populationchanges/population-change-natural-increase-and-netmigration
10
Ibid.
“2021 Economic Forecast: Housing demand will remain
robust amidst journey to economic recovery.” Seattle King
County Realtors, November 6, 2020. Accessed at:
https://www.nwrealtor.com/2020/11/06/2021-economicforecast-housing-demand-will-remain-robust-amidst-journeyto-economic-recovery/

11

Natural population increase is defined as a state’s annual
number of births minus its annual number of deaths.
Washington’s natural increase has declined nearly every year
since 2010. “Population Change: Natural Increase and Net
Migration.” Washington Office of Financial Management, last
updated October 27, 2020. Accessed at:
https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/population-changes/populationchange-natural-increase-and-net-migration
12
“Low Inventory Lifting Prices in Washington Housing
Markets.” Sammamish Mortgage, last updated February 26,
2021. Accessed at:
https://www.sammamishmortgage.com/low-inventorywashington-housing-markets/
13
Ibid.
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larger houses in Washington’s suburbs. In
embracing homeownership, millennials have
been a dominant force behind rising housing
demand in recent years and have
simultaneously shirked their classification as
the “renter generation.”14
Such a pattern of homeownership valuation is
useful to consider as Washington’s youngest
generation, Gen Z, begins to enter adulthood
and finds itself mimicking much of the same
housing preference patterns. According to
research from Realtor.com, 72% of Gen Z
residents—who tend to be highly educated,
socially active, and digitally fluent, much like
the generation
before them—look
to buy a house in
the future; 26%
report that the
experience of the
COVID-19
pandemic has
only increased
this desire.15 As
this newest cohort
ages over the
coming decade,
housing demand will likely only rise even
further.
Not only are millennials and Gen Z increasingly
turning their eyes towards homeownership, but
they seek a very specific kind of home: one
14

Ratiu, George. “Gen Z Values Homeownership.”
Realtor.com, June 24, 2021. Accessed at:
https://www.realtor.com/research/topics/housing-demand/
15
Ibid.
16
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:
https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf

located in walkable urban areas and near easily
accessible transit and amenities. 16 This
bigenerational shift in housing preference has
meant a strong in-migration to many
Washington cities in the post-2008 climate,
especially in large Western Washington areas.
This has resulted in heightened competition for
housing: in 2019, people in Seattle paid 15.7%
more for walkable homes than for nonwalkable ones.17
3. COVID-19 Inspired Demand Growth
The COVID-19 pandemic has brought a new
source of housing demand in Washington too,
among employees
of local tech
companies like
Microsoft and
Amazon, and from
companies like
Google and
Facebook who host
large offices in the
state. With
lockdowns forcing
workers into
cramped housing
spaces, many such employees began to seek
larger homes with room for office spaces
during the pandemic to support their remote
work.18 Most of these have the requisite income
to buy homes even in an exceedingly expensive
17

Katz, Lily. “How Much Does Walkability Increase the Value
of a Home?” Redfin News, February 11, 2020. Accessed at:
https://www.redfin.com/news/how-much-does-walkabilityincrease-home-values/
18
Anderson, Dana. “More Than 4,500 Seattle-Area Homes
Have Sold For At Least $100,000 Above Asking Price in 2021,
Versus 400 During the Same Period Last Year.” Redfin News,
June 23, 2021. Accessed at:
https://www.redfin.com/news/seattle-homes-sold-abovelist-price/
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housing market and can compete with other
buyers, driving up prices in Seattle and
surrounding areas.
Between exploding population growth, a
marked generational shift in expected
homeownership preferences, and pandemicinspired lifestyle changes, demand for housing
in Washington is projected to increase
exponentially over the next several years.

Washington’s homeowner vacancy rate has
hovered near 1%, while the state’s rental
vacancy rate has remained between 3% and
4%.20 In Washington’s major urban areas,
these rates have dipped even lower as new
home construction supply remains stagnant.

…Even as Housing is Persistently
Undersupplied
Despite ever-rising demand for housing,
Washington suffers from a chronically low
housing inventory, evidenced by exceedingly
low vacancy rates, new construction falling
short of economic and population growth, and
the increasingly short amount of time newly
vacant units spend on the market.
1. Low Vacancy Rates
Vacancy rates are defined by the percentage of
all available units—rental or otherwise—that
are unoccupied at a particular moment of time.
Rates below 5% are generally considered too
low and can induce housing price inflation.19
For the past ten years, Washington’s
homeowner and rental vacancy rates have both
remained well below the 5% marker and
continue to drop, making it extremely difficult
for buyers to find available housing even when
they can afford it. Indeed, in recent years,
19

“Why is homelessness increasing?” Washington
Department of Commerce, January 2017. Accessed at:
http://www.commerce.wa.gov/wpcontent/uploads/2017/01/hau-why-homelessness-increase2017.pdf
20
Selected Housing Characteristics. U.S. Census Bureau, Table
DP04 (American Community Survey 1-Year Estimates)
21
“Why is homelessness increasing?” Washington
Department of Commerce, January 2017. Accessed at:

Rental Vacancy Rates in Various Washington Counties; Other States
for Comparison 21

2. New Construction Falling Short of
Economic and Population Growth
One of the main drivers of Washington’s
persistently low vacancy rates is the inability of
new construction to keep up with economic
and population growth.
Counties across Washington continue to
produce fewer houses than new households
that are formed, and they consistently create
more new jobs than new units of housing.22 A
well-functioning housing market should
http://www.commerce.wa.gov/wpcontent/uploads/2017/01/hau-why-homelessness-increase2017.pdf
22
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:
https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf
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produce at least one new housing unit per new
household formed. However, when considering
existing stock deterioration, demolition, and
the rising propensity for buying second homes,
this ratio should ideally increase to more than
one new housing unit built per new household
formed.

per new household; statewide, just 68 units
were produced for every 100 households
formed.24

Nationally, this ratio has been around 1.06 new
units for every household formed from 2000 to
2017. Washington State has underproduced in
comparison, producing only 0.99 new units for
every new household formed from 2000 to
2017—falling short of the national average by 7
units per 100 households.23
25

Indeed, between 2010 to 2017, only 12 counties
in Washington produced more than 1.06 units

26

23
24

Ibid.
Ibid.

25
26

Ibid.
Ibid.
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Just as housing production has failed to keep
up with statewide household growth, so too has
Washington underproduced in relation to job
growth.
Between 2010 and 2017, Washington counties
persistently saw more new jobs created than
new housing units in the area, with two
counties—King County and Asotin County—
seeing just one new housing unit created for
every three new jobs.27

compete for already limited housing. They also
pose environmental concerns, increasing traffic
congestion and emissions output as commuters
drive from increasingly distant housing to job
centers.
The bottom line should be clear: workers
employed in these new jobs need housing close
to their work. Right now, Washington does not
meet this bottom line.

These imbalances between job growth and
housing unit production exacerbate the current
housing affordability crisis, causing workers to

28

27

Ibid.

28

Ibid.
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3. Exceedingly Short Market Time
Nationally, a “balanced” real estate market
should have a five-to-six-month supply of
vacant homes for sale—meaning that it would
take five or six months to sell all homes
currently listed for sale if no new homes came
into the market during that period.

may be lagging, demand is still hot, making
Washington housing units increasingly
competitive and difficult to obtain.

A housing report from Up for
Growth shows that between 2000
and 2015, Washington fell short of
meeting residents’ housing needs by
around 225,600 homes —a quantity
that makes up 7.5% of the state’s
total housing stock in 2015.

Most markets in Washington, however, fall far
short of this number, residing instead around
the two-month supply mark; some counties
have a supply even lower than this. 29 King
County, for instance, has just a one-month
supply, and in January 2021 this dropped to
0.71 months.30 Indeed, all of Washington’s
major cities this January had less than a 1.3month supply of homes.31
Washington is seeing a disturbing pattern
emerge of lightning-quick sales of newly vacant
units: almost as soon as a unit becomes
available for sale, it is bought. As of January
2021, the median number of days on the
market for homes in Seattle was 19, with some
estimates even more extreme.32 Redfin
research, for instance, notes that this year
alone, more than 74% of their housing offers in
the Seattle metro faced a bidding war, with the
typical home selling in a mere five days. 33 Such
short market time indicates that while supply
29

“Forecast: Washington Housing Market to be Hot in 2021.”
Sammamish Mortgage, last updated February 26, 2021.
Accessed at:
https://www.sammamishmortgage.com/washington-marketto-explode/
30
“Low Inventory Lifting Prices in Washington Housing
Markets.” Sammamish Mortgage, last updated February 26,
2021. Accessed at:
https://www.sammamishmortgage.com/low-inventorywashington-housing-markets/
31
For comparison, the broader United States had around a
1.9-month supply of homes for sale in January; both of these
figures, of course, fall far short of a “balanced” real estate
market.

These three phenomena—low vacancy rates,
economic and population growth outstripping
construction growth, and short market time for
new housing units—are all symptoms of a key
supply and demand imbalance in the
Washington real estate market.
A Spiraling Rise in Home Prices
Washington’s severe housing supply shortage
and its ever-rising demand for homes has
created an extremely tight housing market.
Ibid.
32
“Seattle Housing Forecast Through 2021: Prices Cool but
Slated to Increase.” Sammamish Mortgage, last updated
March 2, 2021. Accessed at:
https://www.sammamishmortgage.com/seattle-housingforecast/
33
Compare this to the nine days it took for a new home to
sell in the Seattle metro in 2020.
Anderson, Dana. “More Than 4,500 Seattle-Area Homes Have
Sold For At Least $100,000 Above Asking Price in 2021, Versus
400 During the Same Period Last Year.” Redfin News, June 23,
2021. Accessed at: https://www.redfin.com/news/seattlehomes-sold-above-list-price/
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Existing stock is priced at a premium and
continuous upward pressure is applied to
prices. The result? The cost of homes has risen
significantly and steadily over the past
decade.34

Predicted growth for Washington’s home
values is another 11.3% over the next year. 37
Historically, housing prices in the United
States tend to rise no more than 3% to 4%
annually; Washington’s home price increases
over the last decade, however, have almost
exclusively remained between 5.5% to 10.5%,
with most years concentrated towards the high
end of the range.38
In other words, a chronically low inventory has
meant that Washington’s home price increases
have far outpaced the nation’s own trends—
particularly in the state’s most populated areas.

Median Home Price in Washington: 1995 to 2020 35

Because new home construction supply has not
grown, high demand has led to sale prices
skyrocketing.
In 2020, for instance, the median home price
in Washington state was $452,400—a 13.7%
increase from 2019 and an astonishing 83.7%
increase from just ten years ago in 2010. 36
Average Sale Price: Seattle MSA; Single-Family Resale Homes;
Seasonally Adjusted 39

34

“Median Home Price.” Washington Office of Financial
Management, last updated July 2, 2021. Accessed at:
https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/economic-trends/median-homeprice
35
“Median Home Price.” Washington Office of Financial
Management, last updated July 2, 2021. Accessed at:
https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/economic-trends/median-homeprice
36
“Median Home Price.” Washington Office of Financial
Management, last updated Friday, July 2, 2021. Accessed at:
https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/economic-trends/median-homeprice

37

“Forecast: Washington Housing Market to be Hot in 2021.”
Sammamish Mortgage, last updated February 26, 2021.
Accessed at:
https://www.sammamishmortgage.com/washington-marketto-explode/
38
Ibid.
“Median Home Price.” Washington Office of Financial
Management, last updated Friday, July 2, 2021. Accessed at:
https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/economic-trends/median-homeprice
39
“Median Home Price.” Washington Office of Financial
Management, last updated July 2, 2021. Accessed at:
https://ofm.wa.gov/washington-data-research/statewide-

Washington State’s Housing Affordability Crisis
12

Washington Median Sale Prices & 12-Month Change: 2020

Generally, home prices in the Unites States are
approximately three times the nation’s annual
household income levels.40 Washington again
surpasses the national marker here, with home
prices ranging between 4 to 5 times the state’s
median household income between 2011 and
2019.41
Whenever one segment of the housing market
is affected by external economic, social, and
geographic variables, the impacts trickle
outwards through the rest of the housing
ecosystem. As such, home sale pricing is
data/washington-trends/economic-trends/median-homeprice
40
“Median Home Price.” Washington Office of Financial
Management, last updated July 2, 2021. Accessed at:
https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/economic-trends/median-homeprice
41
Selected Economic Characteristics. U.S. Census Bureau,
Table DP03: American Community Survey 1-Year Estimates

42

not the only factor to increase—so has rent.
Since 2012, rent has increased sharply in
Washington State, and not just in the Puget
Sound Corridor; rather, statewide average
monthly rents have increased by $429 between
2010 and 2019, a 53.6% increase.43 While rent
increases in urban centers have been more
pronounced, more rural areas have also seen
significant rent increases in recent years. 44
Washington’s extreme housing shortage has a
direct impact on statewide home and rent
prices. Indeed, if the 225,600 housing units
42

“2021 Economic Forecast: Housing demand will remain
robust amidst journey to economic recovery.” Seattle King
County Realtors, November 6, 2020. Accessed at:
https://www.nwrealtor.com/2020/11/06/2021-economicforecast-housing-demand-will-remain-robust-amidst-journeyto-economic-recovery/
43
Median Contract Rent (Dollars). U.S. Census Bureau, Table
B25058: American Community Survey 1-Year Estimates
44
“Why is homelessness increasing?” Washington
Department of Commerce, January 2017. Accessed at:
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that have been underproduced between 2000 and
2015 were, in fact, produced over the next twenty
years, housing prices would be 4.3% lower two
decades from now than they otherwise would be
without this additional unit production.45*

*Note: this does not mean that prices would be
reduced from current levels, but rather that prices
would be lower in the future than they otherwise
would have been due to the increase in housing
units.

The Missing Middle
The key to this problem seems to be obvious:
Washington is simply not building enough homes.
Yet this statement seems to be contradicted by
trends from recent years. In 2019, permitting
activity for both single family and multifamily
homes increased by 23.3%.47 Meanwhile, housing
affordability worsened by 10% in Washington.48
Clearly, then, more housing inventory does not
automatically translate to a more affordable
housing market. Rather, when suppliers build new
units, they tend to target higher-wage earners,
concentrating on single-family and high-rise
multifamily buildings over duplexes, triplexes,
courtyard apartments, and townhomes. 49 Though
the former, given high development costs, earn a
more profitable return for builders,50 they are
unaffordable for most Washington families and
drive up costs for everyone else.
The key, then, can be amended to this: Washington
is not building enough homes for everyone, but
especially homes that are affordable for the
median-earning or low-income Washington
household.
46

http://www.commerce.wa.gov/wpcontent/uploads/2017/01/hau-why-homelessness-increase2017.pdf
45
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:
https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf
46
47

“Washington Market Highlights: Second Quarter 2019.”
Washington Center for Real Estate Research, 2019, Accessed

at: http://realestate.washington.edu/wpcontent/uploads/sites/6/2019/09/2019Q2WAHMR.pdf
48
“Affordable Housing Update: Report to the Legislature.”
Washington State Department of Commerce, February 1,
2020. Accessed at: https://www.commerce.wa.gov/wpcontent/uploads/2020/03/2019-AHAB-Annual-Report.pdf
49
Ibid.
50
“2017 Housing Affordability Response Team (HART)
Recommendations: Report to the Governor.” Washington
State Department of Commerce, June 2017. Accessed at:
http://www.commerce.wa.gov/wp-
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Out of the 225,600 homes missing in
Washington from 2000 to 2015,
181,000 units—or approximately
80% of the statewide shortage—are
concentrated in housing for families
making less than 80% of the area
median income.51
As builders turn to more expensive
units with a higher return on
investment, we find it is the very lack
of the housing type that middle- and
low-income families might be able to
turn to that is driving overall rents
and housing prices up beyond their
means.

Differences-in-Differences: Change in Affordable Rental Units and Low-Income
Renter Households Since 2000
53

Much of this low-income
housing underproduction
is concentrated in King
County, where 61% of the
houses underproduced
there belonged to units
that would be affordable
to renter households
earning below 80% of the
area median income.

52

Units Underproduced from 2000 to 2017 As a Percent of Total Renter Households Earning
Below 80% AMI

content/uploads/2017/07/HART-Housing-Affordability2017.pdf
51
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:
https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf
52
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:

This gap in the housing
production process is
known colloquially as the
“missing middle”: too few
houses are being built that
households with median
incomes can afford.

https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf
53
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:
https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf
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IMPLICATIONS
to build and maintain wealth, a key indicator of
Fewer Washingtonians Can Access the
economic stability.
Wealth-Building
Homeownership is
Benefits of
Housing
is
unaffordable
for
every
unequivocally one of the most
Homeownership
With climbing housing
prices, it is altogether
unsurprising that
Washingtonians are less
likely to own homes
today compared to just
fifteen years ago, in
2005. While the state’s
ownership rate has, for
the most part, risen
since 2016, it is

Washingtonian—but especially for
low-income households and
families of color. Fewer and fewer
families have access to the wealthbuilding asset of homeownership.
Homelessness is rising, holding
back our state’s economy by
trillions of dollars.

reliable ways for Americans to
build wealth: in 2019, the
Federal Reserve reported that
while the net worth of a renter
in America was just $6,300,
the net worth of a homeowner
was $255,000—40 times that
of a renter.55

On top of the clear economic
benefits of homeownership—
benefits that Washingtonians

Homeownership Rate for Washington: 2000 - 2020

nowhere near the proportion it used to be in the
mid-2000s.54
This drop in the homeownership rate has troubling
implications for the ability of Washington residents
54

Homeownership Rate for Washington. FRED Economic
Data, last updated March 9, 2021. Accessed at:
https://fred.stlouisfed.org/series/WAHOWN#0
55
“Snapshot of Race and Home Buying in America.” National
Association of REALTORS Research Group, February 2021.
Accessed at:

56

continue to be priced out of—is an
intergenerational lens: owning a home promotes
wealth building and homeownership for future
generations. Children of homeowners statistically
https://cdn.nar.realtor/sites/default/files/documents/2021snapshot-of-race-and-home-buyers-in-america-report-02-192021.pdf
56
Homeownership Rate for Washington. FRED Economic
Data, last updated March 9, 2021. Accessed at:
https://fred.stlouisfed.org/series/WAHOWN#0
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transition to homeownership earlier than the
children of renters, meaning they accumulate
wealth over a longer period. They also have higher
homeownership rates overall (25 percentage points
higher than the rate of children of renters).57 And
intergenerational benefits are not just financial, but
social as well: owning a home is associated with
higher participation in civic and volunteer activity,
better healthcare outcomes, and better educational
performance in children.58

as high as 18% in any given year between 2010 to
2019.60
Clearly, even though incomes in Washington state
are growing faster than the national average, they
are unable to keep pace with the state’s exorbitant
housing prices.

With the prospect of owning a home spiraling ever
further out of reach, future generations of
Washingtonians are being stripped of the ability to
build a stable source of wealth and to live in
healthy, civically engaged communities.

Housing is Unaffordable for
Everybody…
In theory, housing price inflation and rising rent
are not harmful to buyers so long as wages are
increasing at the same rate.
Unfortunately, in Washington, this is not remotely
the case: wages across the state have consistently
increased slower than rent and housing prices.
Between 2010 and 2019, though median wages
mostly increased by 0.6% to 3.9% each year, home
prices increased by 5.4% to 10.4% in the same
period.59 And while rent changes have generally
been more volatile, rent, also increased by 3.5% to

57

“How does homeownership contribute to wealth building?”
Habitat for Humanity International, December 2020.
Accessed at:
https://www.habitat.org/sites/default/files/EvidenceBrief_Wealth-building-for-homeowners.pdf
58
“Snapshot of Race and Home Buying in America.” National
Association of REALTORS Research Group, February 2021.
Accessed at:
https://cdn.nar.realtor/sites/default/files/documents/2021snapshot-of-race-and-home-buyers-in-america-report-02-192021.pdf
59
“Washington and U.S. average wages.” Washington Office
of Financial Management, last updated July 2, 2021. Accessed
at: https://ofm.wa.gov/washington-data-research/statewide-

Washington and U.S. Per Capita Personal Income (1980-2019) 61

… But Especially for Low-Income
Families
The affordability of housing for Washington
families can be measured by the extent to which
households with different income levels are costburdened—that is, the extent to which households
are paying more than 30% of gross income for rent
and utilities. In most counties across Washington,
more than 30% of households were cost-burdened
data/washington-trends/economic-trends/washington-andus-average-wages
“Median Home Price.” Washington Office of Financial
Management, last updated July 2, 2021. Accessed at:
https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/economic-trends/median-homeprice
60
Median Contract Rent (Dollars). U.S. Census Bureau, Table
B25058: American Community Survey 1-Year Estimates
61
“Washington and U.S. per capita personal income.”
Washington Office of Financial Management, last updated
June 30, 2021. Accessed at: https://ofm.wa.gov/washingtondata-research/statewide-data/washington-trends/economictrends/washington-and-us-capita-personal-income
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in 2017, with no county reaching below 21% of costburdened households.62
Cost-burdening in the Seattle-Tacoma metropolitan
area is especially problematic, with 48% of renters
in the area cost-burdened in 2017.63 This
affordability crisis deepens significantly for low-

64

62

income families: in 2019, low-earning families in an
astonishing 73 out of 91 measured cities in
Washington had less than 70% of the necessary
income to qualify for a mortgage on a low-priced
house.65

Relationship Between Rent and Income in Washington State*
*Note that the lower incomes are dropping at a faster pace than the lowest rent markets

Despite Washington state boasting a higher per capita
personal income than the national average almost every year
since 1980—ranking 7th among the states in 2020—income
increases for middle- and lower-income households have
failed to keep up with rent and purchase price increases as a
whole.
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:
https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf
“Washington and U.S. average wages.” Washington Office of
Financial Management, last updated July 2, 2021. Accessed
at: https://ofm.wa.gov/washington-data-research/statewidedata/washington-trends/economic-trends/washington-andus-average-wages
63
“Housing Underproduction in Washington State.” Up for
Growth, January 2020. Accessed at:
https://www.upforgrowth.org/sites/default/files/202001/HousingUnderproductionInWashingtonState2020-0110.pdf
“Housing Affordability Indices.” Washington Center for Real
Estate Research, last updated October 15, 2020. Accessed at:

https://wcrer.be.uw.edu/housing-market-datatoolkit/affordability-index/
64
Ibid.
65
This data comes from the Washington Center for Real
Estate Research. In 2019, households earning the median
income in 41 out of 91 measured cities has just 90% or less of
the income needed to qualify for a mortgage on a median
priced house; this number decreased to just 6 cities for
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Indeed, the state’s housing shortage hits lowincome Washingtonians the hardest: the gap
between wages and the cost of housing has
established itself most widely among middle- and
lower-income households.66 According to the
National Low-Income Housing Coalition’s 2019 Out
of Reach report, Washington renters must make
twice the minimum wage—or $57,782 a year,
known as the “housing wage”—to affordably rent a
two-bedroom unit. Yet the median wages for the
largest occupations in Washington state fall far
short of this housing wage mark.67

to afford higher-priced housing move down to
median-priced housing; those once in medianpriced housing move down to affordable housing or
renting; those once in affordable housing,
subsidized housing, or renting can no longer afford
any of those options and are left houseless.68 After
2013, following almost a decade of steady decline,
the number of people experiencing homelessness in
Washington State began to rise again.69 The state’s
most vulnerable populations have been falling off
the lowest rung of the ladder for the past eight
years, with many Washingtonians just one financial
emergency
away from job
loss and
eviction.

The number of
Washington
households
experiencing
homelessness
increased
almost 16%
between 2017
70
Median Wages for Largest Occupations Compared to Two-Bedroom Housing Wage
and 2019, and
studies
from
the
Washington
Department
of
Homelessness is Rising
Commerce show that the leading factor is
If we think about the housing system as a ladder—
unequivocally families being priced out of already
with the most expensive homes at the top and
tenuous living situations.71 In other words, rising
affordable housing near the bottom—increasing
rents and housing prices in the state is the primary
housing costs relative to more stagnant wages
reason for rising homelessness in Washington—not
pushes everybody down a rung. Families once able
66
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related factors like family instability, divorce, drug
and alcohol dependence, educational attainment, or
domestic violence.72

Black, Indigenous, and other People of
Color (BIPOC) Are Disproportionately
Harmed

Such findings are supported by broader national
research, which shows that a $100 increase in rent
is associated with an increase in homelessness of
between 6% to 32%.73 Of course, part of
Washington’s problem of rising homelessness is
exacerbated by the related issue of the state’s
exceedingly low vacancy rates: even when people
have sufficient income or rental assistance to pay
market rates for affordable housing, they have a
difficult time finding an available unit at all.

While more than 72% of Washington’s roughly 3
million households are priced out of the state’s
housing market—with 2,524 more households
unable to qualify for a new mortgage with every
$1000 increase in costs—the impact does not fall
evenly among different racial demographics in the
state.74 About half of the state’s White residents can
afford to buy the typical home; just 32% of Black
residents and 33% of Hispanic residents can afford
to do the same.75
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that is, renters
with incomes at or
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below the poverty level or 30% of their area median
income.76

while Native Americans are just 1% of Seattle’s
residents, they are 6% of Seattle’s homeless
population. White
Seattleites, on the other
hand—who are 66% of the
city’s population—are
underrepresented among
the homeless, making up
45% of the homeless
population.79

The link between
Washington’s housing
affordability crisis and the
disproportionate
representation of BIPOC
Washingtonians among the
state’s homeless population
is not difficult to find. A
77
Racial and Ethnic Composition by Housing Type
study led by the University
of
Washington
found
that
the most racially diverse
The disproportionate tendency for BIPOC renters
neighborhoods
across
Washington
bear the most
to struggle with paying rent in comparison to White
evictions: in King County, one in 11 Black adults
households means that they are far more likely to
was evicted between 2013 and 2017, while in Pierce
experience housing instability and homelessness.
County, one in six was evicted in the same period.
As of 2020, for every 10,000 people in Washington,
For comparison, only one in 50 White adults was
there are 269.4 Native Americans who are
evicted in Pierce County, and one in 100 was
homeless, 140.3 Black people who are homeless,
evicted in King County during the same period.80
and 32.6 Hispanic people who are homeless.78 For
comparison, there are 24.9 White homeless people
for every 10,000 people in Washington state.
In 2017 in Seattle alone, though Black residents
make up around 6% of the population, they
comprise 29% of the homeless population; and
76
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and Hispanic Washingtonians most likely to be
extremely low-income renters, it comes as no
surprise that most evictions in Washington occur in
racially diverse, gentrifying, and low-rent
neighborhoods—a trend inextricably linked to
legacies of housing segregation that have
historically kept households of color from
purchasing homes, accessing better neighborhoods,
and building wealth.

evictions beginning in 2013.83 Evictions, at their
most basic level, are the direct mechanism between
Washington’s current housing crisis and our
increases in homelessness, especially among our
populations of color.
Finally, one of the underlying problems of
Washington’s housing undersupply—the “missing
middle” of home construction—is a shortage of the
very type of housing that
BIPOC residents of
Washington disproportionately
occupy. Only 54.5% of Black
households live in single-family
homes (compared to 74.5% of
White households), largely due
to historical exclusionary
zoning laws in which singlefamily homes were zoned
primarily for majority-White
neighborhoods.84

People of Color Experience Homelessness in Seattle at Disproportionately High Rates

Rising evictions caused by Washington’s housing
crisis are undeniably at the root of the state’s
growing homelessness rate and the
disproportionate representation of people of color
among our homeless. A decade of research has
indicated that evictions set households on a path
of housing insecurity that reinforces poverty,
limiting the types of neighborhoods they can
access.82
When Washington began to lose affordable
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Senator Mona Das of the 47th Legislative
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POTENTIAL CAUSES
Washington’s shortage of housing cannot be
explained by just one driving factor. A myriad of
causes—legal, political, social, historical—may
collectively explain at least part of the story of our
state’s affordable housing crisis.

Restrictive and Exclusionary Zoning
and NIMBY
Washington’s historically restrictive zoning codes
have impeded the state’s ability to invest in more
affordable homes. Zoning restrictions, which are
typically biased against high-density sites, often
prohibit the addition of “missing middle”-type
housing in single-family neighborhoods,
suppressing our housing supply by barring new
construction and densification.86 Though a Senate
Bill (SB 6536) moving through the Capitol in 2020
would have implemented a statewide ban on zoning
preventing the construction of high-density
dwellings in single-family neighborhoods, it never
passed either chamber, leaving Washington saddled
with prohibitory zoning codes.87

buildings, or mandating floor area ratio
requirements.88 All of these restrictions force
housing to take up excessive lot space, heighten
costs to builders, and effectively limit the number
and type of units that can be constructed on a
particular parcel of land to a narrow few.
In the areas where regulations and zoning codes do
not work against the construction of affordable
housing, political pressures often take their place.
Local resistance, based on fears that new highdensity housing will irrevocably change the culture
and character of their neighborhoods, can be
powerful deterrents for builders. “Not in my
backyard” (“NIMBY”) sentiments among residents
and landowners tend to increase property values,
adding to the cost of housing and driving away
investors.89

Impact Fees, Permitting Times, and
Other Regulations

Even where zoning codes technically allow for
missing middle housing types in Washington, other
regulations often serve as de facto zoning—say, by
limiting the height of new buildings, requiring a
minimum number of parking spots for apartment

Another contributor to spiraling construction costs
is a rise in local government fees. After the 2008
financial crisis, real estate prices—and hence,
property tax revenues—declined sharply. Many
localities, in turn, raised permitting and impact fees
to cover the ground lost.90 Indeed, a common
pattern among many missing middle housing
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developments is cumbersome regulatory barriers:
high impact fees, long and opaque permitting
processes, and long timelines for approval.91
Alongside these regulatory barriers is the fact that
within Washington, there are few standardized
“blueprints” for roads and zoning, and code
language tends to differ between neighboring
jurisdictions. A developer building projects across
several jurisdictions will likely face several different
and confusing zoning codes, permitting processes,
and additional fees at each permit counter.92 Such a
process is far from expeditious. Every separate
regulatory barrier translates to added costs for
builders and ultimately pricier homes.

taking longer than anticipated to complete and are
costing more because of staffing challenges.93
In the face of growing demand for construction
workers, the vast majority of surveyed contractors
cite apprehensions over worker quality and
availability as their biggest concern for the coming
years.94
Such surveys do not paint a complete picture—after
all, though wages have increased over the past
decade for construction laborers, they have not
shown the dramatic acceleration typical of a tight
labor market.

Future Labor Concerns
Looking forward, anecdotal data suggests rising
concerns from employers about the current and
future availability of skilled craftsmen and laborers.
When surveyed, 89% of Washington State
contractors admitted they were having a difficult
time filling salaried and hourly craft positions, and
many mentioned difficulties in finding electricians,
carpenters, and installers. On top of this, 64%
surveyed claimed they are losing employees to
other construction firms, 58% said they have
increased the base pay rate to try and fill missing
spots, and around 50% have noted that projects are
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and younger workers and apprentices are ever more
difficult to attract to construction job training
programs.96 Such statistics throw up a definite red
flag for continued housing production in
Washington in the future if trends continue.

Unenforceable Affordable Housing
Goals
Though Washington is in dire need of hundreds of
thousands of new affordable housing units, there is
still no agency that reviews local housing units for
consistency with regional and state housing needs
assessments. While goals for affordable housing
have been set and can be adopted at the county,
city, or town level, there is no penalty if
jurisdictions fail to meet affordable housing goals.97
On top of this, administrative complexity for
directing and enforcing subsidized and affordable
housing developments increase production costs.
These developments must be managed all
throughout the regulatory period—which can be as
long as forty years—and the administration of these
projects are often complex and arduous, requiring
legal expertise to cement contracts and maintain
regulatory compliance.98
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CONCLUSION AND POLICY IMPLICATIONS
Washington’s housing market is not exempt from the laws of economics. When demand for housing far
outstrips supply—as is the case in Washington—prices spiral upwards, far out of reach of the average
household. In our highly interconnected housing ecosystem, rising costs in one corner of the market impacts
every other segment: as housing prices rise, so too does rent. Homeownership drops statewide, but so do the
numbers of renters as Washingtonians increasingly fall into housing instability and homelessness. And
when housing prices skyrocket across the state and across every housing type imaginable—from more
affordable high-density units to the average single-family starter home to pricier units—everybody in
Washington suffers. Even so, just as our recent health and economic crises have highlighted the way
marginalized populations—working class families, women, households of color—bear the brunt of
nationwide emergencies, so too has our statewide housing crisis disproportionately placed the burden of
housing affordability upon the shoulders of our most vulnerable Washingtonians.
The status quo is simply not an option. We cannot expect the imbalance between supply and demand
to arrive at equilibrium by itself. We will need to actively work towards significant changes in the structure
of our housing market before our affordability crisis slows and begins to reverse course. Whether this means
concentrating on the construction of “missing middle”-type housing, taking a critical legislative eye to our
zoning codes statewide, or reconsidering our impact fees and permitting process, action is essential.
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