AGENDA
GIG HARBOR CITY COUNCIL/PLANNING COMMISSION JOINT STUDY
SESSION
Thursday, June 1, 2023 - 5:30 p.m.
Council Chambers

This meeting may also be accessed through Zoom at
https://zoom.us/j/95353411299 or by calling (253) 215- 8782 and entering Meeting
ID 953 5341 1299.

CALL TO ORDER/ROLL CALL

DISCUSSION ITEMS

1. Housing Presentations
Community Development Director Carl de Simas

Documents:

STAFF MEMO Housing Presentations.pdf

a. Housing Needs Assessment
Community Attributes, Inc. (CAIl) Consultant Madalina
Calen

Documents:

HOUSING NEEDS ASSESSMENT PRESENTATION.PDF
DRAFT HOUSING NEEDS ASSESSMENT.PDF

b. SSHAP Middle Housing Grant
BERK Associates Consultant Dawn Couch

Documents:

MIDDLE HOUSING PRESENTATION.PDF
HOUSE BILL 1220.PDF

¢. South Sound Housing Affordability Partners Update
SSHA3P Manager Jason Gauthier

Documents:

SSHAP PRESENTATION.PDF

ADJOURN

AMERICANS WITH DISABILITIES (ADA) ACCOMMODATIONS
ADA accommodations can be provided upon request. Those requiring special
accommodations should contact the City Clerk at cityclerk@gigharborwa.gov or



https://zoom.us/j/95353411299
mailto:cityclerk@gigharborwa.gov

(253) 853-7613 at least 24 hours prior to the meeting.


https://www.cityofgigharbor.net/7a2f59d3-434b-4cfe-8d02-f14618160986

“THE MARITIME CITY”-

Staff Memorandum

TO: Mayor, City Council and Planning Commission
FROM: Robin Bolster-Grant, Senior Planner
SUBJECT: Housing Presentations

DATE: May 25, 2023

At the upcoming Joint City Council and Planning Commission meeting on June 1, 2023,
you will receive three presentations related to housing.

The first presentation will be made by Madalina Calen with Community Attributes, Inc.
(CAl), the consulting firm tasked with completing a Housing Needs Assessment for Gig
Harbor. The draft Needs Assessment has been completed and is included in your
packet. The presentation will include a review of the draft report and policy
recommendations that will be considered as we revise our Housing Element in
conjunction with the Comprehensive Plan Periodic Update.

The second presentation will be made by Dawn Couch, from BERK Associates, the
consultant working on our Middle Housing and Racial Equity Analysis. Middle Housing
and Racial Equity are two components called out in HB 1220 and will also need to be
addressed in our updated Housing Element.

Jason Gauthier, with South Sound Housing Affordability Partners (SSHAP) will make the
final presentation to provide an update on the work that his group is doing to support
member jurisdictions in our region.

We hope these three presentations provide you with a good overview of some of the
issues we face as we tackle changes to our current housing policies and priorities.
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INTRODUCTION

Project Background:

* House Bill 1220 (HB 1220) & Periodic update of the city's Comprehensive Plan

« The City wants to ensure that Gig Harbor residents are provided with a variety of housing
choices that are available to all economic segments of the population; address any identified
gaps in housing availability or affordability; craft strategies for policy development that
address housing needs identified in the gap analysis.

Organization:
Housing Planning and Policy Context. Summary of housing planning and policy
considerations at the state, regional, and local level.

Demographic and Economic Character of Gig Harbor provides a current snapshot
and historic trends of the social and economic conditions in Gig Harbor.

Current Housing Supply summarizes the current housing stock and market conditions
in Gig Harbor and the region.

Future Housing Need includes the allocation of Gig Harbor's future housing need by
income level based on the methods suggested by the Department of Commerce.

Recommendations include a set of recommended measured to increase housing
affordability and housing choices to fit the needs of the community.

June 1, 2023 City Council Study Session



02 DEMOGRAPHIC & ECONOMIC CHARACTER

BIPOC Population Distribution by Race and Ethnicity, Gig
Harbor, 1990 and 2021

e Gig Harbor has grown rapidly
and outpaced its own
projections.

» Gig Harbor's population is
aging, with increased need for
housing accessible to seniors.

e Gig Harbor is increasingly
diverse.

Junel, 2023
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Source: American Community Survey, 1990, 2017-2021; CAl, 2022.
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02

June 1, 2023

DEMOGRAPHIC & ECONOMIC CHARACTER

The proportion of very large
households is rising in Gig
Harbor, with larger households
predominately comprised of
homeowners.

Gig Harbor households have
higher incomes than Pierce
households and increasing
disparities in the distribution of
income.

The city's workforce largely lives
outside of Gig Harbor (96
percent).

City Council Study Session

Household Size, Gig Harbor, 1990 and 2021
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03 CURRENT HOUSING SUPPLY

« One third of households in Gig
Harbor are cost burdened.

« Gig Harbor has too few units
affordable in the 30-50% AMI
and <30% AMI income groups
(roughly 570 units).

« Gig Harbor's current housing
stock is not aligned well with its
population in terms of unit size.

Comparison of Distributions of Housing Unit Size and
Household Size, Gig Harbor, 2021
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CURRENT HOUSING SUPPLY

Median Home Value, Gig Harbor and Pierce County,
2000 to 2022

« The median home value in Gig $900,000

Harbor increased by more than

$811,761
260% from 2000 to 2022 to more $800.000 o Harbor
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Source: Zillow Home Value Index, 2022; CAl, 2022.
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FUTURE HOUSING NEEDS

Pierce County & Gig Harbor Total Housing Needs
e Pierce County and Department of Commerce compromised on future housing need
number

 Pierce County to use a population target in the HAPT (1,081,670) that would produce a total
future housing needed number equal to the adopted total housing units target (467,310)
in the CPP for 2044

e Resultsin 111,511 net new housing units needed - greater by ~3,700 units than adopted
housing growth target (requires Pierce County to readopt its housing unit growth targets)

« Allocated by jurisdiction based on % share of housing unit growth: 892 units to Gig Harbor

cPP HAPT -
Adopted .
Compromise
Target
Pierce County Net New Housing Needed, 2044 107,821 111,511
Total Future Housing Needed, 2044 6,642 6,534
Estimated Housing Supply, 2020 5,642 5,642
Net New Housing Needed, 2020-2044 1,000 892

Source: Pierce County Countywide Planning Policies, 2022; Department of Commerce HAPT
Tool, 2023; Community Attributes Inc., 2023.
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04 FUTURE HOUSING NEEDS

Gig Harbor Housing Needs by Income Level

DOC developed 2 methods for housing unit allocation within a jurisdiction. The GMCC
Subcommittee recommended that the county allocate housing by income band using
Method A, resulting in 567 new affordable units needed.

. | Method A - Focus on New
Growth: Same percent
shares of countywide net
new housing growth are
affordable in every
jurisdiction.

. Method B - Focus on 2044:
Same percent shares of
countywide total housing
stock in 2044 are affordable
in every jurisdiction.

Junel, 2023
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RECOMMENDATIONS

Barriers to Affordability

« Development Regulations such as unclear development regulations or restrictive
development standards

 Process Obstacles such as the conditional use or design review process, lack of clear and
accessible information, fees, processing times, SEPA, & staffing challenges

- Limited Land Availability & Environmental Constraints such as required parcel assembly
or redevelopment, & environmental constraints

e Gaps in Local Funding including infrastructure or service costs, capital costs for new
affordable housing development, operational costs for affordable and supportive housing

June T, 2023 City Council Study Session 10



05 RECOMMENDATIONS

Create New Affordable Housing Units

Workforce housing, “missing middle” typologies,
senior & aging-in-place housing, units for growing
families...
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05 RECOMMENDATIONS

June 1, 2023

“567% of Gig Harbor’s housing units have three or
more bedrooms, yet 68% of the households have only

one or two memabers.”

“Only 4% of Gig Harbor workers and 13% of Gig

Harbor residents lived and worked in the city.”

City Council Study Session 12



RECOMMENDATIONS

Strategies to Create New Affordable Housing Units for Gig
Harbor could include:

e Upzoning

e Surplus Land Disposition

* Increase Allowed Housing Types in Existing Zones

« PUD/PRD and Cluster Subdivisions

 Reduce R-1 Minimums

¢ Relax Ground Floor Retail Requirements

¢ Non-Profit Partnerships

 Expand ADUs to R-1“By-Right”

 Monitor & Revise New Short Term Rental Regulations
e Protect Naturally-Occurring Affordable Housing (NOAH)
e Training for Permitting Officials

June, 2023 City Council Study Session
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05 RECOMMENDATIONS

> Upzoning. Re-zoning some portions of R-1and / or R-2 acreage to
shift capacity toward higher-density zones

> Surplus Land Disposition. Leverage existing public land and
acquire / assemble new acreage.

> Leverage PUD/PRD and Cluster Subdivisions to
encourage density

> Reduce R-1 Minimums including lot sizes, minimum lot widths
and parking requirements.

> Relaxing Ground Floor Retail Requirements could allow
for an increased proportion of multifamily housing production in
some mixed-use zones

> Expand ADUs to R-1 “By-Right” to modestly increase
housing stock without altering the character of neighborhoods

June 1, 2023 City Council Study Session
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05 RECOMMENDATIONS

> Protect Naturally-Occurring Affordable Housing (NOAH)

A > Increase Allowed Housing Types in

Existing Zones to spur further infill development
with more affordable units on lots with existing
homes

> Monitor & Revise New Short Term Rental Regulationﬁs./

City Council Study Session 15



05 RECOMMENDATIONS

> Non-Profit Partnerships. Production of
affordable housing is largely done by non-profit
agencies and developers with an underlying mission
to provide affordable housing, working in partnership
with local jurisdictions and state and federal agencies
that provide funding and other related subsidies or
incentives.

> Training for Permitting Officials. Building
and permitting staff in Gig Harbor could benefit from
training that focuses on the unique development

conditions for these projects, which can lead to a - [ < §\.&: 2
smoother administrative process & increase the y ; @

throughput of affordable units, and the attractiveness . %

of Gig Harbor to affordable and market rate @ & T
multifamily housing developers. % = o / .
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DISCUSSION & QUESTIONS

THANK YOU! ICA I

June, 2023 City Council Study Session
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City of Gig Harbor
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May 25, 2023
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Community Attributes Inc. tells data-rich stories about communities
that are important to decision makers.
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Chris Mefford
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Madalina Calen
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EXECUTIVE SUMMARY

This housing needs assessment identifies existing and future housing needs
to serve as a foundation for policy recommendations to meet the city’s
housing needs across the income spectrum. It contains summary data and
information about population and household characteristics, workforce
composition, existing housing stock, and an assessment of housing gaps and
needs. The following findings are the results of the analysis conducted in the
housing needs assessment.

Demographic and Economic Characteristics

Gig Harbor’s demographic trends highlight that the community needs a
range of housing types to accommodate its population, such as housing for
larger households (with four or more members), families with children,
seniors, and smaller one- and two-person households.

 Gig Harbor has grown rapidly and outpaced its own
projections. After removing growth from annexation from 1990 to
2022, Gig Harbor grew at an average annual rate of 3.6%, much faster
than Pierce County’s! growth rate of 1.1%. The city instituted a six-
months moratorium in 2018 to allow infrastructure to catch up with
growth. Adopted population growth target for the city in the Pierce
County CPP is modest compared to past growth. The city is projected
to add 78 new residents per year between 2022 and 2044, compared to
276 residents per year from 2000 to 2022.

 Gig Harbor is increasingly diverse. However, the city is less
diverse than Pierce County, where 44% of the population was BIPOC
in 2021, compared to 20% in Gig Harbor.

 Along with Pierce County, Gig Harbor’s population is aging,
and future regional demographic trends indicate increased
need for housing accessible to seniors. Compared to Pierce
County, Gig Harbor has a significantly higher share of older residents
(aged 65 and older) and lower share of working age residents (20-44).

* The proportion of very large households is rising in Gig
Harbor, with larger households predominately comprised of
homeowners. Compared to 1990, the proportion of households with
four-or-more persons in Gig Harbor increased from 15% to 22% in
2021.

* Gig Harbor households have higher incomes than Pierce
County households and increasing disparities in the
distribution of income among households. Homeowners in Gig

1 This refers to the county as a whole (all cities, towns, and unincorporated areas).
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Harbor earned more than renters and White, non-Hispanic and Asian
households earned more than other racial and ethnic groups.

Gig Harbor’s commuting trends suggest that many of the city’s workers
either may not be able to afford suitable housing inside the community or the
available housing may not meet their needs or preferences. Gig Harbor has
high rates of commuting both to and from the city and the city’s workforce
largely lives outside of Gig Harbor (96 percent). Over 60% of Gig Harbor’s
workers earned $40,000 or less annually.

Current Housing Supply

This housing needs assessment reveals Gig Harbor’s declining housing
affordability. Rising regional prices have increased housing costs in Gig
Harbor, resulting in high levels of cost burden.

* One third of households in Gig Harbor are cost burdened.
Housing cost burden disproportionately affects lower income and
renter households, older adults living alone and Hispanic households.

* Gig Harbor has a deficit in the number of units affordable to
households in the 30-50% AMI2 and <30% AMI income groups
(roughly 570 units). On the other hand, the housing inventory that
is affordable to households with incomes above 50% AMI is higher
than the percentage of households at that income level.

* Gig Harbor’s current housing stock is not aligned well with its
population in terms of unit size. 68% of the households (around
3,200 households) have only one or two members, yet only 12% of the
housing units (roughly 600 units) have one or no bedrooms.

Future Housing Needs

Under the amended Growth Management Act, the City of Gig Harbor is
required to plan for and accommodate housing affordable to all income levels.
While Pierce County has not yet adopted the new housing growth targets and
allocations by level of income developed by the Department of Commerce, the
preferred allocation scenario at the time of this report requires Gig Harbor to
produce far more affordable units than the market would otherwise produce.

The preferred allocation scenario (Department of Commerce Method
A) results in Gig Harbor needing to add 567 new affordable units of
the total 892 units to be added by 2044. Of those new affordable units,
almost half (48%) are allocated to extremely low-income households (0-30%

2 The HUD Area Median Family Household Income (also known as Area Median
Income or AMI) for the Tacoma HUD Metro Area, of which Gig Harbor is part of,
was $91,100 in 2021.
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AMI), 29% are allocated to very low-income households (30-50% AMI), and
23% are allocated to low-income households (50-80% AMI).

Gig Harbor HAPT Housing Needs by Income Level - Method A

. Total Net N.ew

Income Level Baseline Housing Housing
Units, 2020 Need. 2044 Need, 2020-
' 2044

0-30% AMI 112 383 271
31-50% AMI 316 481 165
51-80% AMI 997 1,128 131
81-100% AMI 789 845 56
101-120% AMI 777 828 51
120+% AMI 2,651 2,869 218
Total 5,642 6,534 892

Source: Pierce County Countywide Planning Policies, 2022; Department of Commerce HAPT
Tool, 2023; Community Attributes Inc., 2023.
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INTRODUCTION

Background and Purpose

The City of Gig Harbor historically developed around its fishing, logging, and
boat building industries, which created a small-town feel and community
character that remains in the city’s harbor area. However, the city grew by
69% over the 10-year period between 2010 and 2020, adding more than 4,900
people to reach a total of 12,000 residents, exceeding the city’s 2030 growth
target of 10,500 residents. This growth has resulted in a more suburban
development pattern that is characterized by auto-oriented commercial
centers near freeway interchanges and isolated pods of detached single-
family homes. The growth was driven by Gig Harbor’s increased popularity
as a place to live and by a building boom following the recession that began
in 2008. However, the growth has not been entirely welcomed by residents of
the area and city officials, who in 2018 passed a six-month moratorium on
new residential development applications to slow down development, reduce
density, and give infrastructure a chance to catch up.

As the city approaches a periodic update of its comprehensive plan, it has an
opportunity to take on a robust community conversation and establish the
city’s vision for growth and development. The Housing Needs Assessment
(HNA) is an important tool that will inform updates to the city’s Housing
Element. It will provide the City of Gig Harbor with the tools and tactics
needed to achieve community housing objectives and expand housing
opportunities for all residents.

The Housing Needs Assessment (HNA) describes how Gig Harbor’s housing
supply meets current and future needs. It is intended to be a guide for
decision-makers, residents, and others that 1) provides a baseline of data
that explains the condition of housing in Gig Harbor, and 2) identifies where
there are shortcomings or gaps in how the current housing supply meets the
needs and demands of residents now and in the future.

Methods

The HNA begins with a demographic and economic analysis organized
around population level and trends, household characteristics, and
employment and commuting trends which affect the demand for and price of
housing. The HNA provides an analysis of current housing supply and
availability, housing market conditions and trends, defines affordability and
how affordability is typically measured, and examines affordability of
ownership and rental housing. Where applicable, the analysis includes
benchmarking Gig Harbor’s growth and other socioeconomic indicators
against Pierce County as a whole.
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Lastly, the HNA analyzes future housing needs and allocation by income
level based on the Department of Commerce methodology and the Pierce
County approach for establishing housing targets and allocations for
communities.

The analysis in this report relies on secondary data analysis. The analysis
leverages data published by federal, state, and local government resources,
as well as private real estate data vendors, such as CoStar and Zillow. The
analysis addresses the housing market and housing inventory found within
the boundaries of the City of Gig Harbor and provides comparisons with East
Pierce County Cities, Seattle, and with Pierce County.

Organization of this Report

The remainder of this report is organized as follows:

e Housing Planning and Policy Context. Summary of housing
planning and policy considerations at the state, regional, and local
level.

* Demographic and Economic Character of Gig Harbor provides a
current snapshot and historic trends of the social and economic
conditions in Gig Harbor.

e Current Housing Supply summarizes the current housing stock and
market conditions in Gig Harbor and the region.

* Future Housing Need includes the allocation of Gig Harbor’s future
housing need by income level based on the methods suggested by the
Department of Commerce.

* Recommendations include a set of recommended measures to
increase housing affordability and housing choices to fit the needs of
the community.

HOUSING PLANNING AND PoLicy CONTEXT

The Housing Needs Assessment will support several housing planning and
policy considerations at the state and regional level. The following section
summarizes each of these planning efforts.

State Context

Growth Management Act

Under the provisions of the state Growth Management Act (GMA), an

inventory of existing and projected housing needs should inform the housing
element of a city’s comprehensive plan. In 2021, the state legislature passed
House Bill 1220, which amended the GMA and instructed local governments
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to “plan for and accommodate housing affordable to all economic segments of
the population of this state”. Therefore, the housing needs analysis must take
a more detailed look at housing needs for all economic segments of the
population and examine the need for different housing types, such as
permanent supportive housing and shelters.

To implement HB1220, the Department of Commerce provided detailed
projections of housing needs, including units for moderate, low, very low, and
extremely low-income households, and emergency housing, emergency
shelters, and permanent supportive housing.

Regional and Local Context

Puget Sound Regional Council VISION 2050

VISION 2050, passed in October 2020, is the region’s plan for growth and
sets the stage for updates to countywide planning policies and local
comprehensive plans done by cities and counties.3VISION 2050 calls for cities
and counties to support building more diverse housing types, especially near
transit, services, and jobs. The plan also calls for more housing that’s
affordable to low- and very low-income households. It encourages counties
and cities to conduct a housing needs analysis, evaluate the effectiveness of
existing policies, and consider implementing strategies that will create
additional housing capacity in line with its growth strategy.

VISION 2050 establishes that:

* Gig Harbor is in the Cities and Towns regional geography category
based on characteristics and attributes.

» Cities and Towns are served by local transit at varying levels but are
not connected to the regional high-capacity transit system, and growth
planning should reflect that.

* The Cities and Towns geography group should plan to accommodate
6% of the region's housing needs (population growth) by 2050.

Pierce County Countywide Planning Policies

RCW 36.70A.210 requires Washington counties to adopt countywide planning
policies in cooperation with the cities within its jurisdiction. Pierce County
and each of its 23 cities and towns recently ratified the 2022 Pierce County
Countywide Planning Policies (CPPs) in preparation for the 2024 statutory
updates of city comprehensive plans and in conjunction with the region’s
growth plan, VISION 2050.

3 VISION 2050: A Plan for the Central Puget Sound Region, Puget Sound Regional
Council, October 2020.
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Under the Growth Management Act, Pierce County, in coordination with the
cities and towns in Pierce County, adopts growth targets for the next 20-year
planning period. The growth targets are adopted in the CPP and represent
policy statements about the amount of housing and job growth each
jurisdiction is planning to accommodate in its comprehensive plan. The
allocations of growth are consistent with the VISION 2050 Regional Growth
Strategy.

The Pierce County CPP adopted on May 17, 2022 set a target of 1,000 new
housing units in Gig Harbor by 2044. Currently, Pierce County — in
coordination with the Pierce County Growth Management Coordinating
Committee and the Pierce County Regional Council is working towards
revisions to the CPP to align with assigned housing targets by the
Department of Commerce.

DEMOGRAPHIC AND ECONOMIC CHARACTER OF GIG HARBOR

The following demographic and economic profiles are a current snapshot of
Gig Harbor’s population, household characteristics and economy, as well as
historic trends to provide useful context about the forces affecting housing
demand.

Population and Demographics

Population and demographics are useful to better understand Gig Harbor
and the people who live here. Characteristics such as population growth, age
of residents, ethnicity, and household income provide useful context about
Gig Harbor residents, the trends, and the forces affecting housing demand.
Understanding shifting demographics can help the city determine
appropriate housing development to accommodate changing household needs.

Total Population

Analyzing population growth helps identify how much growth Gig Harbor
has been experiencing and how much growth is expected in the future, which
informs housing production needs.

Gig Harbor’s population outpaced its own projections and almost
quadrupled from 1990 to 2022.

Gig Harbor’s total population reached 12,540 in 2022 (Exhibit 1). Almost all
population growth in the previous decade was a result of natural increase
and in-migration. The growth was driven by Gig Harbor’s increased
popularity as a place to live and by a building boom following the recession
that began in 2008.
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In the 32 years from 1990 to 2022, Gig Harbor’s population has nearly
quadrupled. A significant jump in growth occurred via annexation in 1998.
After removing growth from annexation from 1990 to 2022, Gig Harbor grew
at an average annual rate of 3.6%, much faster than Pierce County’s growth
rate of 1.1%. In 2022, Gig Harbor ranked #9 in population among the 24
cities in Pierce County but ranked #2 in population growth rate from 2012 to
2022. As of 2018, the city had exceeded its growth projections in the
Comprehensive Plan of 10,500 residents by 20304.

While Gig Harbor’s population grew steeply from 2012 to 2018, in recent
years growth has slowed. In 2018, the city passed a six-month moratorium on
new residential development applications to slow down development, reduce
density, and give infrastructure a chance to catch up. Given the development
restrictions adopted in recent years, and the unique conditions that fueled
the earlier boom (projects held over from the Great Recession coming to life
again as the economy began to recover), it is expected population growth will
continue to slow down. According to the Pierce County adopted Growth
Management Act population targets, the City of Gig Harbor is expected to
grow by 2,200 people by 2044 and reach a total population of 14,2295, This
translates to an average annual growth rate of 0.6% between 2022 and 2044,
which is significantly lower than the 3.1% per year between 2000 and 2022.

Exhibit 1. Historic Population, Gig Harbor, 1990 - 2022

2,500 Growth from Annexation 14,000
1 12,540
2,000 12,000
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Source: Washington Office of Financial Management, 1990 to 2022; CAI, 2022.

4 https://cityofgigharbor.net/AgendaCenter/ViewFile/Agenda/ 05032021-88
5 https://online.co.pierce.wa.us/cfapps/council/model/otDocDownload.cfm
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Population by Age

Understanding the distribution of residents’ ages can shed light on whether
there may be more demand for homes with multiple bedrooms for families
with children or small, low-cost units for income-restricted seniors or young
singles.

Gig Harbor’s population is aging and working age residents
comprise a smaller share of the population than in Pierce County.

Between 1990 and 2021, Gig Harbor’s population has been aging, increasing
the median age from 40.3 in 1990 to 41.8 in 2021. This is higher than Pierce
County’s median age of 36.4 in 2021. Compared to Pierce County, Gig Harbor
has a significantly higher share of older residents (aged 65 and older) and
lower share of working age residents (20-44) (Exhibit 3).

In 1990, those aged 20-44 were the most prevalent age group. In 2021, the
under 20, 20-44, and 65 and older age cohorts comprised nearly equal
proportions of the population, and the 45—-64-year-old cohort slightly less
than in 1990 (Exhibit 2).

Exhibit 2. Population by Age, Gig Harbor, 1990 and 2021
40%

35% 347 2021

30%

27% 26%

25%

25%  23% 23% 599

20%
20%

15%
10%

5%

0%
Under 20 20-44 45-64 65 and older

Source: American Community Survey, 1990, 2017-2021; CAI, 2022.
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Exhibit 3. Population Share by Age, Gig Harbor and Pierce County, 2021

Gig Harbor

25% Pierce County

65 and older

45-64
25%

20-44
36%

27%

Under 20
26%

0% 5% 10% 15% 20% 25% 30% 35% 40%
Source: American Community Survey, 2017-2021; CAI, 2022.

Future regional demographic trends indicate increased need for
housing accessible to seniors.

As Gig Harbor grows, demographic shifts are likely to impact the housing
types needed. Exhibit 4 summarizes growth estimates by age cohort for the
Puget Sound Region® to 2040. Although Gig Harbor has different proportions
of age cohorts from the region (mostly a higher share of senior residents and
a smaller share of working age residents than the region), regionwide trends
can provide an indication of changes to expect that may impact the city. The
forecasts for the region show the following changes are expected:

¢ School-aged children (under 20) are expected to maintain a relatively
consistent proportion of the population to 2040.

e The population of those between the age of 20 and 44 will continue to
represent the largest portion of the region’s population but will
decrease from 35% to 32%.

e The share of older residents (65 and older) is projected to increase
substantially from 15% in 2020 to 21% in 2040.

6 King, Pierce, Snohomish and Kitsap counties.
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Exhibit 4. Population Projections by Age Group, Puget Sound Region, 2020

- 2040
6,000 Projected
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Source: Washington Office of Financial Management (OFM), Growth Management Act
Population Projections for Counties: 2010 to 2040, 2017 County Projections, Five-year
Intervals Medium Series.; CAI, 2022.

Population by Race

Understanding the racial and ethnic diversity of city residents helps inform
the need for a variety of housing options to fit cultural needs, such as unit
and building types (e.g., private yards vs shared open space, options for
multigenerational households) and number of bedrooms per unit.

Gig Harbor has become substantially more racially and ethnically
diverse in the past three decades.

The population of Black, Indigenous, and People of Color (BIPOC) in Gig
Harbor has grown substantially since 1990, from 4% of the total population
to 20% in 2021 (Exhibit 5). However, the city is less diverse than Pierce
County, where 44% of the population was BIPOC in 20217.

In 2021, people of Hispanic or Latino ethnicity (of any race) and the ‘Other’
category (including people of two or more races, Native Hawaiian and Other
Pacific Islander, and some other race alone) comprised the greatest
proportion of Gig Harbor’s population, at 7% each. Asian residents comprised

7 American Community Survey, 2017-2021.
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5%, American Indian or Alaska Native (AIAN) residents comprised 1%, and
Black or African American residents comprised 0.4%.

Exhibit 5. BIPOC Population Distribution by Race and Ethnicity, Gig Harbor,
1990 and 2021

25%
20% Black or African
20% 0.47 T A—— SN alone
' AIAN
15%
10%
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0%

1990 2021

Hispanic or Latino
(of any race)

Source: American Community Survey, 1990, 2017-2021; CAI 2022.

Statewide, the Asian and Hispanic populations are predicted to be among the
fastest growing racial/ethnic group over the next couple of decades. Both
population groups are expected to grow at an average annual rate of 2.3%
between 2020 and 2040. (Exhibit 6)

Exhibit 6. Population Projections by Race and Ethnicity, Washington State,

2020 - 2040
2020 2040 CAGR
Asian alone 687,046 1,088,032 2.3%
Hispanic or Latino alone 1,029,352 1,610,731 2.3%
Black or African American alone 290,883 394,304 1.5%
Other 495,136 838,698 2.7%

Source: Washington Office of Financial Management (OFM), Projections of the state
population by age, sex, race and Hispanic origin 2010 to 2040, CAI, 2022.

Populations with Special Housing Needs

There are many segments of the community in Gig Harbor that may have
special housing needs, including adults with disabilities, older adults, college
and university students, individuals experiencing homelessness and others.
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Adults with Disabilities

Between 2016 and 2021 the proportion of Gig Harbor’s population living with
a disability has decreased from 14% to 10% of total population and is
currently below Pierce County’s 2021 rate of 14%. The proportion of
individuals living with an independent living disability has decreased from
29% to 27% of all disabled individuals between 2016 and 2021 (Exhibit 7).

Exhibit 7. Independent Living and All Other Disability, Gig Harbor, 2016-
2021
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Source: Source: American Community Survey 5-Year Estimates, 2023; CAI, 2023.

K-12 Students Experiencing Homelessness

According to data from the Washington State Office of the Superintendent of
Public Instruction (OSPI), homeless students now represent 2.4% of total
students enrolled in the Peninsula School District (comprised of 18 schools
with over 8,000 students on a 120 square-mile area on the Gig Harbor
Peninsula and Key Peninsula). This proportion has increased from the 2016-
17 school year when it was 1.3%. In real terms homeless students have
increased from nearly 120 students in the 2016-17 school year to nearly 220
in the 2021-22 school year while total enrollment has declined slightly.

Older Adults

Households with older adults (62 years and older) represent a larger share of
extremely low-, very low-, and low-income households compared to moderate-
and high-income households (Exhibit 8). Elderly households in Gig Harbor
also have a higher share of cost burdened and severely cost burdened
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households® compared to all other Gig Harbor households. Roughly 42% of
elderly households pay more than 30% of their household income for housing
compared to 27% for all other households. (Exhibit 9)

Exhibit 8. Income Brackets for Older Adult Households (62+), Gig Harbor,

2019
100% Households with an Older Adult (62+)
90%
80%
70%
60%
50%
40%
% 73%
30%
% 53%
20% 37% 39%
10%
0%
Extremely Very low- Low-Income  Moderate  Greater than
Low-Income Income (50-80% AMI) Income 100% AMI
(<30% AMI)  (30-50% AMI) (80-100% AMI)

Source: HUD CHAS (based on ACS 2016-2019 5-Year estimates); CAI, 2022.
Note: AMI = HUD Area Median Family Income.

8 HUD defines a household as cost burdened if they pay between 30% and 50% of
their gross household income for housing, and severely cost burdened if they pay
more than 50% of their gross household income on housing (rent or mortgage, plus
utilities).
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Exhibit 9. Cost Burden for Elderly Households (62+), Gig Harbor, 2019
Not Cost Burdened Cost Burdened

All Other 1%
Elderly HH 1%
0% 20% 40% 60% 80% 100%

Source: HUD CHAS (based on ACS 2016-2019 5-Year estimates); CAI, 2022.
Note: AMI = HUD Area Median Family Income.

Individuals Experiencing Homelessness

The Point-in-Time Count conducted in 2022 identified 1,851 people
experiencing homelessness in Pierce County®. However, the official estimate
for homelessness in Pierce County is much larger - 4,300 individuals!?. The
lower Point-in-Time count number reflects the challenge of counting a large,
geographically distributed unsheltered population over a 24-hour period. The
number of homeless individuals counted during the homeless Point-in-Time
count increased from 1,283 people in 2015, an increase of 44%!1. In 2022, 11%
of all individuals counted during the homeless Point-in-Time were under 18
years old, less than the 25% in 2015 (Exhibit 10). The share of homeless
people aged 18 to 24 also decreased from 10% in 2015 to 5% in 2022.

9 https://www.piercecountywa.gov/DocumentCenter/View/115934/PIT-Count-
infographic-2022-

10 Thad.

11 https://www.piercecountywa.gov/DocumentCenter/View/38394/Homeless-Point-in-
Time-Report-091515?bidId=
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Exhibit 10. Age of Pont-in-Time Homeless Population, Gig Harbor, 2015 and
2022

2022 M1% 5%

2015 25% 10%

0% 20% 40% 60% 80% 100%
Source: Pierce County Point-in-Time Count, 2015 and 2022; CAI, 2022.

According to 2022 Point-in-Time data, the top three most common causes of
homelessness include family crisis/breakup, lack of affordable housing, and
loss of job. Using the same data, 76% of people experiencing homelessness in
Pierce County are from Pierce County. When people become homeless, they
often stay near the community they're used to.

There are 1,300 emergency shelter beds and 30 safe parking units across the
county, leaving about 2,970 people without shelter each night. This means an
estimated 70% of people experiencing homelessness must find shelter in their
car, an encampment, or elsewhere!2

Household Characteristics

The characteristics and demographics of households may indicate demand for
certain types, sizes, and styles of housing.

Household Size

The size of households within a community is an important factor that

impacts the needs for various housing types. Households with more members
seek larger homes with three or more bedrooms, while singles and two person
households may be well-served by smaller housing types. Housing types such

ps://www.pilercecountywa.gov/7405/Homelessness-in-Pierce-County
12 https:// tywa /7405/H 1 P (
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as townhomes, multiplexes, small lot single family, or cottages could suffice
as potential opportunities for these households.

The proportion of very large households is rising in Gig Harbor,
with larger households predominately comprised of homeowners.

In 2021, Gig Harbor had 4,672 households, more than three times the
number of households in 1990!3. Gig Harbor’s average household size stayed
relatively the same from 1990 to 2010 (around 2.17 individuals per
household) and increased by 2021 to 2.4 individuals per household!*. This is
lower than Pierce County’s average household size of 2.7 in 202115, The
average Gig Harbor household size differs between owner and renter
households. In 2021, the average owner households in Gig Harbor had 2.7
people while the average renter household had 1.9 peoplelt.

Gig Harbor has a higher proportion of small households than Pierce County:
68% of Gig Harbor households have one or two members compared to 59% of
Pierce County households. For larger households, 11% of Gig Harbor’s
households have three members and 22% have four or more members,
compared to 17% and 24% respectively in Pierce County?”.

Compared to 1990, the proportion of households with four-or-more persons in
Gig Harbor increased from 15% to 22% in 2021 (Exhibit 11). While the
proportion of two-person households stayed the same, the proportion of one-
and three-person households each decreased by around 3%. In addition, in
Gig Harbor in 2021, while one-person households were more than half
renters, two-, three-, and four-or-more person households were all
predominantly homeowners. For two-person and four-or-more person
households, owners substantially outnumbered renters. (Exhibit 12)

13 American Community Survey, 1990 and 2017-2021.

4 American Community Survey, 1990, 2010 and 2017-2021.
15 American Community Survey, 2017-2021.

16 Thid.

17 American Community Survey, 2017-2021.
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Exhibit 11. Household Size, Gig Harbor, 1990 and 2021
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Source: American Community Survey, 1990, 2017-2021; CAI 2022.

Exhibit 12. Household Size by Housing Tenure, Gig Harbor, 2021
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1,800

1,778
Owner

1,600
1,395
1,400

1,200
1,000 883
800 722

600

400

M =

I-person 2-person 3-person 4-or-more-person

200

Source: American Community Survey, 1990, 2017-2021; CAI, 2022.

Household Type

The types of household structures have different impacts on tenure choice
and housing consumption. Additionally, each family structure has different
income and price elasticities of housing demand.
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The share of households comprised of married couples with
children and households 65 and over grew substantially from 1990
to 2021.

Roughly 64% of total households in Gig Harbor in 2021 were family
households, as compared to 68% for Pierce County. Of these, 29% are families
with children which grew from 25% of the total number of households in 1990
(Exhibit 13). Married couples with children drove growth for family
households as they increased from 17% to 24% of all households in that time.
Single parents with children declined as a share of the total. Family
households without children and non-family households declined slightly as
shares of the total number of households in that period. The number of senior
family and non-family households (all members are 65 and older) grew from
approximately 15% to 20% of total households from 1990 to 2021.

Exhibit 13. Household Type Distribution, Gig Harbor, 1990 and 2021
1990 2021 1990 2021

Married couple with children 253 1,139 17% 24%
Married couple without children 496 1,503 34% 32%
Single parent (no spouse, with children) 111 220 8% 5%
Other family (no spouse, without children) 50 124 3% 3%
Single person 477 1,395 33% 30%
2+ person non-family 76 291 5% 6%
Total Households 1,462 4,672
Families with children 364 1,359 25% 29%
Families without children 545 1,627 37% 35%
Non-family 553 1,686 38% 36%
Total Households 1,462 4,672
Family households 910 2,986 62% 64%
65 and over 213 874 15% 19%
Nonfamily households 552 1,686 38% 36%
Living alone 477 1,395 33% 30%
65 and over 220 924 15% 20%
Total Households 1,462 4,672

Source: American Community Survey, 1990, 2017-2021; CAI, 2022.

A higher share of married couple families, senior families, and
senior living alone households own their home.

Exhibit 14 shows the percentage of households by tenure for different
household types in Gig Harbor in 2021. Housing choices are a function of the
type of housing available in Gig Harbor and of economics. In 2021, most of
the married couple family (82%) and senior family (84%) and senior living
alone (51%) households in Gig Harbor owned their homes.
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The ‘other family’ category of households (no spouse, no children) had a much
greater share of renters in Gig Harbor than in Pierce County (75% versus
49%, respectively). Seniors living alone were far more likely to be owners in
Pierce County than in Gig Harbor (64% to 51%, respectively). In addition, the
share of nonfamily renter households in Gig Harbor (49%) was higher than in
Pierce County (36%).

Exhibit 14. Household Type by Tenure, Gig Harbor and Pierce County, 2021

100% Gig Harbor Owner
88% Gig Harbor Renter
70% 82% 84% Pierce County Owner
80% 78% 75% Pierce County Renter
70% 64%
60% 57%
9761% 51749
40% 6%
30%
A 16
20% 12%
10%
0%
Married Other family  Senior Family Nonfamily Senior Living
couple family  (no spouse) Alone

Source: American Community Survey, 1990, 2017-2021; CAI, 2022.

Household Tenure

A healthy housing market includes a mix of both ownership and rental
housing types to meet the needs of a diversity of households and income
levels. Not all households can afford homeownership or desire to own a home.

Since 2000, the growth of owner households outpaced rental
households in Gig Harbor.

As of 2021, an estimated 63% of households in Gig Harbor owned their home,
while 37% were renting their home. This represents a significant increase in
the proportion of owner households since 1990, when just over half (51%) of
Gig Harbor households were homeowners and 49% were renters!s.

From 2000 to 2021, the city experienced a net gain of 1,790 households, of
which 75% were owner households. Growth in one-, two-, and four-or-more
person owner households outpaced renter households for the same size
categories (Exhibit 15). In the case of four-or-more person owner households,

18 American Community Survey, 2017-2021.
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the growth (634 households) dramatically outpaced that of four-or-more
person renter households, which declined by 136. The growth in 3-person
renter and owner households was similar.

The increase in owner households in Gig Harbor can be discussed in relation
to the current rate of single-family housing development in the city. Roughly
63% of the total housing units produced since 2000 are single-family units
(see Housing Production on page 37-38). Approximately 86% of single-family
housing units are owner occupied, compared to 13% of multifamily housing
units.

Exhibit 15. Change in Number of Households by Household Size and

Tenure, Gig Harbor, 2000-2021
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Source: American Community Survey, 2017-2021; CAI, 2022.

All Gig Harbor households irrespective of race and ethnicity are
predominately owner households.

In Gig Harbor in 2021, white, non-Hispanic households, households with two
or more races, Hispanic or Latino households, and Asian households all had a
greater proportion of owner households than renter households (Exhibit 16).
Hispanic households had the highest share of owners (78%), followed by
Asian households (75%), and white, non-Hispanic and two or more race
households with the same proportion of owners (64%).
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Exhibit 16. Households by Race and Ethnicity and Tenure, Gig Harbor, 2021

90%
80% — Owner 78% 75%
70% 4% 4% 67%
60%
50%
A 36%
40% 36% 33%
30% o
22% 25%
20%
10%
0%
White alone, Two ormore  Hispanicor  Asian alone Other
non-Hispanic races Latino alone

Source: American Community Survey, 2017-2021; CAI, 2022.
Note: The ‘Other’ category includes Black or African American and American Indian and
Alaska Native.

Household Income

Household income is a measure of people’s ability to afford a home. The
median household income for a community, which is the income at which half
the residents make more money and half make less, is helpful for
comparisons with other jurisdictions or with median home values. Assessing
the geographic distribution of income in a community can help highlight
disparities by geography.

Median household incomes are generally higher in Gig Harbor than
in the County.

Compared with Pierce County, Gig Harbor’s median household income has
been higher every decade since 1990, except for 2000. In 2021, Gig Harbor’s
median household income was just over $96,000, nearly $14,000 greater than
Pierce County’s (Exhibit 17). The city’s median household income increased
by an average annual rate of 4.3% between 2010 and 2021.

The median household income in Gig Harbor is significantly higher for
homeowners than for renters. In 2021, the median household income was
$107,468 for homeowner households and $67,055 for renter households?®.

19 American Community Survey, 2017-2021.

GIG HARBOR HOUSING INTERIM DISCUSSION DRAFT PAGE 26
NEEDS ASSESSMENT MAY 22, 2023



Exhibit 17. Median Household Income (Inflation Adjusted to $2021), Gig
Harbor and Pierce County
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Source: American Community Survey, 1990, 2000, 2020, and 2021; CAI, 2022.

Gig Harbor is part of the U.S. Department of Housing and Urban
Development’s (HUD’s) Tacoma Metro Area, which includes all of Pierce
County. In 2021, the HUD Area Median Family Household Income for the
Tacoma HUD Metro Area (also known as Area Median Income or AMI) was
$91,100. It is important to note that the median household income for Gig
Harbor households is higher than the AMI, which is the base metric used in
several affordability measures throughout this report. Most households in
Gig Harbor have incomes above the AMI, and so are less likely to face
housing affordability challenges than the typical residents of the HUD
Tacoma Metro Area.

Exhibit 18 illustrates the distribution of median household income levels by
Census block group in 202120, Block groups in parts of downtown and the
south side of the city have lower median household incomes than block
groups located in north Gig Harbor.

20 American Community Survey 5-year estimates, 2017-2021.
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Exhibit 18. Median Household Income by Block Group, Gig Harbor, 2021
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Source: U.S. Census ACS, 2017-2021, Community Attributes, 2022.
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More than half (55%) of Gig Harbor households earned above the Area
Median Income.

In 2019, 55% of Gig Harbor households earned 100% or more of the Area
Median Income (AMI), a slightly smaller share than in 2010 (Exhibit 19).
The share of extremely low-income households (0-30% AMI) has decreased
from 13% in 2010 to 9% in 2019, while the share of very low-income
households increased from 9% to 13% during the same period.

Exhibit 19. Percentage of Households by AMI, Gig Harbor, 2010 and 2019
70%

2019
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Source: HUD CHAS (based on ACS 2006-2010 and 2016-2019 5-Year estimates); CAI, 2022.

Homeowners in Gig Harbor earned more than renters and White, non-
Hispanic and Asian households earned more than other racial and
ethnic groups.

In Gig Harbor in 2019, 55% of owner households earned 100% or more of the
Area Median Income, compared to 37% of renter households. Renter
households also have a significantly higher share of extremely low-income
households — 17% compared to 9% of owner households (Exhibit 20).

Median household incomes differed by race and ethnicity in Gig Harbor. In
2021, 51% of Asian households and 50% of White alone households earned
more than $100,000. Households with two or more races had the highest
share of households earning less than $25,000. Just under half (49%) of
Hispanic households of any race earn less than $75,000, the highest share
among all other races and ethnicities. (Exhibit 21)
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Exhibit 20. Percentage of Households by AMI and Tenure, Gig Harbor, 2019
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Source: HUD CHAS (based on ACS 2006-2010 and 2016-2019 5-Year estimates); CAI, 2022.

Exhibit 21. Percentage of Households by Median Household Income and
Race and Ethnicity, Gig Harbor, 2021
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Source: U.S. Census ACS, 2017-2021, Community Attributes, 2022.
Note: The ‘Other’ category includes Black or African American and American Indian and
Alaska Native and Some other race alone.
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Employment and Commuters

Understanding Gig Harbor’s workforce profile and commuting trends will
help provide insights on the housing needs of workers today and into the
future. Factors such as the jobs to housing ratio and the city’s commuting
patterns may have implications for how many people are able to both live and
work within the city. If such factors indicate many people are commuting into
the city for work, it could be possible that the city does not have enough
housing to accommodate its workforce or enough housing matching the needs
and affordability levels of those wanting to live in Gig Harbor.

Total Employment

Employment has grown substantially since 2000 and has exceeded
the 2030 adopted growth target.

Exhibit 22 shows the historic growth of covered employment in Gig Harbor
from 2000 to 2021. In that time, employment has more than doubled, from
5,479 to 11,057. The growth has been mostly steady in the last two decades,
apart from a spike in growth from 2004 to 2006, and a recent decline in
employment since 2020 due to the pandemic. Gig Harbor employment grew
at a faster rate than Pierce County (3.6% per year on average compared to
1.3% for the county from 2000 to 2021) and many other cities within the
county. The city had the 6t fastest annual growth rate for employment of 23
cities in the county between 2003 and 2021.

Exhibit 22. Historic Covered Employment, Gig Harbor, 2000 - 2021
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Source: Puget Sound Regional Council, 2021, CAI, 2022.
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The City of Gig Harbor has exceeded its 2030 adopted total employment
target of 10,1892%, According to the Pierce County adopted Growth
Management Act employment growth targets, the City of Gig Harbor is
expected to add 2,747 jobs by 2044 and reach a total employment of 15,60222,
This represents a slower growth than what the city has experienced over the
past decade — 0.8% average annual growth rate from 2020 to 2044, compared
to 3.5% from 2010 to 2020.

Job growth has been outpacing housing production in Gig Harbor.

The growth in jobs in Gig Harbor has far outpaced the growth in housing
units between 2000 and 2021. While employment grew by 5,578 during this
period, the number of housing units only grew by 2,648. Therefore, Gig
Harbor gained 2.1 net new jobs for every one net new housing unit.

In 2000, there were 1.8 jobs for every housing unit in Gig Harbor. The ratio
of net new jobs to net new housing units increased to a peak of 2.7 in 2005
due to a spike in employment and decreased the next year, fluctuating
between 2.2 and 2.4 until 2020 when it decreased further. In 2021, the ratio
of net new jobs to net new housing units was 1.9.

Exhibit 23. Net Gain/Loss of Jobs and Housing, Gig Harbor, 2001 - 2021
2000
1500 Net new housing units
1000
500
0 _u B -l---llllllll-
-500
-1000
-1500
-2000
PSS

Source: Puget Sound Regional Council, 2021, Washington Office of Financial Management,
2021; CAI 2022.

21 https://www.cityofgigharbor.net/DocumentCenter/View/472/Chapter-7-Economic-
Development---Amended-2018-
#:~text=d)%20Meet%20the%202030%20employment.9%2C95410%2C189%20jobs.
22 https://online.co.pierce.wa.us/cfapps/council/model/otDocDownload.cfm
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Employment by Industry

Jobs in retail and services account for nearly 80% of all jobs — a
much greater proportion than in the County.

Compared with Pierce County, in 2021, Gig Harbor had a much larger
proportion of jobs in the services sector and a somewhat larger share in
retail. Jobs in retail and services account for nearly 80% of all jobs in Gig
Harbor (Exhibit 24). Services is a classification that includes a broad range
of industries. The service industries with the most jobs in Gig Harbor include
health care, accommodation and food services, administrative and support
and waste management and remediation services, and professional,
scientific, and technical services. Jobs in services accounted for 69% of total
jobs added in Gig Harbor between 2000 and 2021, followed by retail which
accounted for 18% of total jobs added.

In contrast, the city had a much smaller proportion of jobs in manufacturing
and wholesale trade, transportation, and utilities (WTU), government and
education, and construction and resources sectors. WTU and education have
experienced job losses in the past couple of decades. WTU employment
decreased by 25% between 2000 and 2021, while education employment
decreased by 2%.

Exhibit 24. Employment Share by Industry, Gig Harbor and Pierce County,

2021
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Source: Puget Sound Regional Council, 2021, CAI, 2022.
Note: *FIRE includes jobs in the industries of finance, insurance, and real estate. WT'U
includes jobs in wholesale trade, transportation, and utilities.
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Worker Earnings

Three quarters of Gig Harbor workers earned $40,000 or less annually
in 2019.

American Community Survey estimates, summarized by the Census Bureau

and LEHD Origin-Destination Employment Statistics, provides a comparison
of income for people of working age living in Gig Harbor and people working

in Gig Harbor. Just over 60% of Gig Harbor’s workers earned $40,000 or less
annually, while 43% of Gig Harbor residents earn similar wages.

Exhibit 25. Income Estimates for Residents and Employees, Gig Harbor,
2019
Income Estimate Residents Employees
Less than $1,250 per month 605 (18.3%) 2,451 (24.9%)

$1,251 to $3,333 per month 801 (24.3%) 3,492 (35.5%)
More than $3,333 per month 1,895 (57.4%) 3,889 (39.6%)

Source: U.S. Census OnTheMap, 2019; CAI, 2022.

Travel to Work Patterns

Gig Harbor has a high share of workers commuting into the city for work
from another location. Around 96% of people employed in Gig Harbor live
outsid