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PLANNING ADVISORY COMMISSION 
 AGENDA 

 

November 18, 2024 
Mason County Building 1 - Commission Chambers via ZOOM 

Please contact mfrazier@masoncountywa.gov for more information and passcode to attend.  
 

1. 6:00pm - Call to Order          
a. Roll Cal 
b. Approval of Meeting Summary- October 7, 2024, Special Meeting and October 21, 2024 
Regular Meeting 
c. Approval of Changes to Agenda by Commissioners or Staff (if any) 
d. Conflict of Interest Inquiry 
e. Next Meeting Date – December 16, 2024  
f. Committee/Staff Updates 
g. Other Business (if any) 
 

2. Public Comment on topics associated with the mission of the Planning Commission for which a 
public hearing is not being held.  Please limit comments to 3 minutes. 
 

3. WORKSHOP: Comprehensive Plan Introduction and Community Profile & Vision Plan  
• Staff/Consultant Report 
• Commission Discussion and Questions for Staff/Consultant 
• Public Comment 
• Assign Land Use Element Homework for next meeting 

 
What is the Planning Commission?  

The Mason County Planning Commission is a citizen advisory commission that is appointed by and advisory to the Mason 
County Commission on the preparation and amendment of land use plans and implementing ordinances such as zoning. 

• The actions tonight are not final decisions; they are Commission recommendations to the Board of County 
Commissioners who must ultimately make the final decision. If you have any questions or suggestions on ways the 
Planning Commission can serve you better, please contact the Planning Office at 360-427-9670

Americans with Disabilities Act (ADA) accommodations will be provided upon request, with reasonable, adequate notice.  

 

For information on how to attend this virtual public meeting, please contact  
Mariah Frazier at mfrazier@masoncountywa.gov or at (360)427-9670 x365 

https://us02web.zoom.us/j/82074551765
mailto:mfrazier@masoncountywa.gov


 

MASON COUNTY  COMPRHENSIVE PLAN  

Chapter 1 - Introduction  

☐ 1.1. About the Comprehensive Plan 

☐ 1.2. Scope and Organization 

☐ 1.3. Planning Framework 

☐  1.3.1. State Regulatory Requirements 
☐  1.3.2. Community Intent 
☐  1.3.3. Relationship to Other Local Planning Documents 

☐ 1.4. Planning Process 
☐  1.4.1. Existing Plan/Background 
☐  1.4.2. Plan Update Process (Roles and Responsibilities) 

☐  Community Involvement 
☐  Role of the Planning Commission 
☐  Role of the City Council 

☐  1.4.3. State Review 
☐  1.4.4. Appeals Process 
☐  1.4.5. Amendment Process 

☐ 1.5. Plan Implementation 
☐  1.5.1. Zoning Code 
☐  1.5.2. Subdivision Code 
☐  1.5.3. Other Implementation Tools  



 

1 Introduction 

1.1 About the Comprehensive Plan 
Welcome to the Mason County Comprehensive Plan. This 20-year plan articulates the 
community's vision and reflects community values. The goals, policies, and programs 
included in this Plan provide a basis for the County's regulations and guide future decision-
making. This Plan also addresses anticipated population and employment growth, and how 
facilities and services will be maintained and improved to accommodate expected growth. 

A comprehensive plan indicates how a community envisions its future and sets forth 
strategies for achieving the desired vision. A comprehensive plan has three primary 
characteristics. 

1. It is comprehensive - the plan includes all the geographic and functional elements 
that impact the community's physical development. 

2. It is general - the plan summarizes the major policies and proposals of the City, but 
does not usually indicate specific locations or establish regulations. 

3. It is long range - the plan looks beyond the current pressing issues confronting the 
community to identify long-term goals and policy direction for achieving them. 

 

1.2 Scope and Organization 
 

1.3 Planning Framework 
 

1.3.1 State Regulatory Requirements 

The State of Washington adopted the Growth Management Act (GMA) in 1990. This legislation 
requires comprehensive plans to include specific elements; it obligates incorporated areas to 
adopt implementing regulations, and counties to develop Countywide Planning Policies to 
address issues of a regional nature; and it establishes protocols and deadlines for these tasks. 

The GMA sets out fourteen statutory goals that guide the development of comprehensive 
plans. For a plan to be valid, it must be consistent with the goals and specific requirements of 
the GMA. In this context, consistency means that a comprehensive plan must not be in conflict 
with the state statutory goals, countywide planning policies, or plans of adjacent jurisdictions. 

The fourteen statutory goals identified in the state legislation are summarized as follows: 



 

1. Guide urban growth to areas where urban services can be adequately provided; 

2. Reduce urban sprawl; 

3. Encourage efficient multi-modal transportation systems; 

4. Encourage the availability of affordable housing to all economic segments of the 
population; 

5. Encourage economic development throughout the state; 

6. Assure private property is not taken for public use without just compensation; 

7. Encourage predictable and timely permit processing; 

8. Maintain and enhance natural resource-based industries; 

9. Encourage retention of open space and development of recreational opportunities; 

10. Protect the environment and enhance the state's quality of life; 

11. Encourage the participation of citizens in the planning process; 

12. Ensure adequate public facilities and services necessary to support development; 

13. Identify and preserve lands and sites of historic and archaeological significance;  

14. Respond to the challenges of climate impact and plan for resiliency 

15. Manage shorelines of the state. 

 
1.3.2 Community Intent 
 

1.3.3 Relationship to Other Local Planning Documents 
 

Comprehensive 
Plan Element 

 
Development 
Regulations 

Countywide 
Planning Policy 

 
Policy Statement 

Chapter 3 Land Use MCC 17.07; 17.10-
17.17; 
17.20-17.35; 17.70 

#1 URBAN 
GROWTH 

Encourage development in urban areas where 
adequate public facilities and services exist or 
can be provided in an efficient manner. 

Chapter 3 Land Use MCC 17.02; 17.05; 
17.70; 
17.90 

#2 REDUCE 
SPRAWL 

Reduce the inappropriate conversion of 
undeveloped land into sprawling, low-
density development. 

Chapter 8 Transportation MCC Title 12 #3 
TRANSPORTATION 

Encourage efficient multimodal 
transportation systems that are based on 
regional priorities and coordinated with 
county and city comprehensive plans. 

Kirsten Peterson
Marissa, are you able to incorporate this matrix in landscape format? 



 

Chapter 5 Housing MCC 17.11; 17.90 #4 HOUSING Encourage the availability of affordable 
housing to all economic segments of the 
population of this state, promote a variety of 
residential densities and housing types, and 
encourage preservation of existing housing 
stock. 

Chapter 10 Economic 
Development 

MCC 2.78; 17.07; 
17.24 

#5 ECONOMIC 
DEVELOPMENT Encourage economic development 

throughout the state that is consistent with 
adopted comprehensive plans, promote 
economic opportunity for all citizens of this 
state, especially for unemployed and for 
disadvantaged persons, promote the 
retention and expansion of existing 
businesses and recruitment of new 
businesses, recognize regional differences 
impacting economic development 
opportunities, support safe and healthy 
working environments and living wages, and 
encourage growth in areas experiencing 
insufficient economic growth, all within the 
capacities of the state's 
natural resources, public services, and public 
facilities. 

Chapter 3 Land Use MCC 17.01 #6 PROPERTY 
RIGHTS 

Private property shall not be taken for public 
use without just compensation having been 
made. The property rights of landowners 
shall be protected from arbitrary and 
discriminatory actions. 

Chapter 3 Land Use & 
Chapter 10 Economic 
Development 

MCC 15.05 #7 PERMITS Applications for both state and local 
government permits should be processed in a 
timely and fair manner to ensure 
predictability. 

Chapter 4 Rural MCC 8.52; 17.02 #8 NATURAL 
RESOURCE 
INDUSTRIES 

Maintain and enhance natural resource-based 
industries, including productive timber, 
agricultural, and fisheries industries. 
Encourage the conservation of productive 
forestlands and productive agricultural lands, 
and discourage 
incompatible uses. 

Chapter 3 Land Use, 
Chapter 4 Rural, & 
Chapter 9 Parks 

MCC 16.23; 17.07; 
17.10; 
17.26 

#9 OPEN SPACE Retain open space, enhance recreational 
opportunities, conserve fish and wildlife 
habitat, increase access to natural resource 
lands and water develop new parks and 
recreation facilities and maintain existing. 
 

Chapter 3 Land Use & 
Chapter 4 Rural 

MCC 8.52 Resource 
Ordinance/Shorelines 

#10 
ENVIRONMENT 

Protect the environment and enhance the 
County's high quality of life, including, but 
not limited to, air and water quality, and the 
availability of water.  

See Public Involvement 
Plan 

MCC 15.09.060 #11 PUBLIC 
PARTICIPATION 

Encourage the involvement of citizens in the 
planning process and ensure coordination 
between communities and jurisdictions to 
reconcile conflicts. 

Marissa Watson
Revision noted in Comment Matrix

Cristina Haworth
Suggest deleting the GMA goal title for consistency with the other goals listed in this table.



 

Chapter 7 Utilities MCC Title 13, Title 6 #12 PUBLIC 
FACITILES AND 
SERVICES 

Ensure that those public facilities and services 
necessary to support development shall be 
adequate to serve the development at the 
time the development is available for 
occupancy and use without decreasing 
current service levels below locally 
established 
minimum standards. 

Chapter 3 Land Use MCC 17.40 #13 HISTORIC 
PRESERVATION 

Identify and encourage the preservation of 
lands, sites, and structures that have historical 
or archaeological significance. 

Chapter 12 Climate 
Resilience and Hazard 
Mitigation 

 #14 CLIMATE 
CHANGE AND 
RESILIENCY 

Ensure that comprehensive plans, 
development regulations, and regional 
policies, plans, and strategies under RCW 
36.70A.210 and chapter 47.80 RCW adapt to 
and mitigate the effects of a changing climate; 
prepare for climate impact scenarios; foster 
resiliency to climate impacts and natural 
hazards; protect and enhance environmental, 
economic, and human health and safety; and 
advance environmental justice. 

See Mason County 
Shoreline Master 
Program 

MCC 17.50 #15 
SHORELINES OF 
THE STATE 

For shorelines of the state, the goals and 
policies of the shoreline management act as 
set forth in RCW 90.58.020 shall be considered 
an element of the county's or city's 
comprehensive plan. 

 

 

1.4 Planning Process 
 

1.4.1 Existing Plan/Background 
 

Mason County adopted its first Comprehensive Plan in XXXX. This plan was later reviewed and 
updated in xxxx, in response to the requirements of the Growth Management Act (GMA) (RCW 
36.70A). This update builds off the previous  Comprehensive Plan update, and responds to the 
GMA requirement for periodic review. This plan is consistent with the Countywide Planning 
Policies, and is based on community and stakeholder input received throughout the planning 
process. 
 

1.4.2 Plan Update Process (Roles and Responsibilities) 
 

Community Involvement 
 

Cristina Haworth
Previously missing from crosswalk/goals - consider adding.

Kirsten Peterson
Marissa, can you update this section with pertinent background information?  There is some information in the previous comp plan, but you would likely have a better frame of reference for describing the background.  



 

Role of the Planning Commission 
 

Role of the City Council 
 

 

1.5 Plan Implementation 
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1 Introduction 

This community profile is prepared in support of the Mason County 2025 Comprehensive Plan 
update. This report articulates past and current characteristics of the community, as well as 
forecast conditions. It provides an update to the demographics and community data presented 
in the County’s previous Comprehensive Plan document (2036), and includes key 
characteristics like population, economic indicators, and housing trends. Data and findings 
from this report will ultimately be incorporated into the updated Comprehensive Plan 
document. 

Reviewing this data helps establish an understanding of where the County has been, where it is 
now, and where it hopes to go in the future, and sets the foundation for Mason County’s long-
range planning efforts. Wherever possible, the data for Mason County is compared with data 
from Washington State, illuminating how the County compares with the larger surrounding 
regions. 

1.1 Setting and History 

Mason County is situated along the southwestern portion of Puget Sound and encompasses 
roughly 972 square miles. It borders Jefferson County to the north, Grays Harbor County to the 
west and southwest, Thurston County to the southeast, Pierce County to the east, and Kitsap 
County to the northeast. Mason County remains a predominantly rural county despite the 
urban growth in both Thurston and Kitsap Counties. The City of Shelton, the only incorporated 
area in Mason County, includes over 6 square miles, or less than one percent of the County’s 
total land area. Two urban growth areas, Allyn and Belfair are located in the northeast portion 
of the County adjacent to the eastern border between Mason and Kitsap Counties. Two Native 
American Tribal Nations, the Skokomish and the Squaxin Island Tribes, have reservations 
within the boundaries of Mason County. 

Three geological provinces combine to form Mason County. They include the Puget Sound 
Lowland, the Olympic Mountains, and the Black Hills. Additionally, seven watersheds exist 
within Mason County. They include Case Inlet, Chehalis, Lower Hood Canal, Oakland Bay, 
Skokomish, Totten-Little Skookum, and West Hood Canal. Mason County also includes over 
700 miles of some of the most pristine shoreline in the state, nearly 100 freshwater lakes, two 
major rivers, and several smaller tributaries and creeks. 

Mason County’s rich natural resources and open spaces dominate the County’s landscape. 
Combined national, state, and private forests currently account for over fifty (50) percent of the 
land area that makes up Mason County. Mineral deposits underlie Mason County’s topsoil. 
Agricultural and aquaculture areas contribute both to the County’s natural beauty and its 
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economy. Mason County also includes substantial open space. Open space within the County 
hosts wildlife habitat, undeveloped natural areas, and many developed park and recreation 
sites. These open space areas are managed by federal, state, county, municipal, and private 
interests. 
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2 Community Characteristics 

The following sections summarize the existing conditions within Mason County, including 
demographics and population trends, economic indicators, and housing trends. Data sources 
used include U.S. Census Decennial Data, U.S. Census American Community Survey (ACS) 
2021 5-Year Estimates, and Washington State Office of Financial Management (OFM) housing 
data and population estimates. 

2.1 Population 

OFM issues annual population estimates for all cities and counties in Washington, which are 
considered to be the state’s official population counts for long-range planning purposes. These 
annual estimates are based on the most recent decennial Census counts. The official OFM 
2023 population estimate for Mason County is 67,000.1 The 2022 population estimate for 
Washington State is 7,951,150; Mason County accounts for approximately 0.85% of the state’s 
population. 

Historic Population Trends 

Figure 1 illustrates Mason County’s historic population changes from 1960 through 2020, while 
Figure 2 illustrates the county’s population as a percentage of Washington state’s population 
over the same period.  

Figure 1: Mason County Historic Population, 1960–2020 

 
1 
https://ofm.wa.gov/sites/default/files/public/dataresearch/pop/april1/ofm_april1_population_
final.pdf 

Kakai Bojang
Comment B) Jeff’s thought is for all reports dealing with counts of any type we need to have a common reference date. Like 2020, 2022, or 2023.  With what I call a rate of change factor with a common year. (Need to explain this).  Maybe create an appendix addressing all statistics a count and etc. 

Kakai Bojang
Response - Our community profile  data sources used include U.S. Census Decennial Data, U.S. Census American Community Survey (ACS) 2021 5-Year Estimates, and Washington State Office of Financial Management (OFM) housing data and population estimates. Which where current at the time of the community profile.

Kakai Bojang
In Section 2.1 page 2; OFM 2023 population estimate for Mason County is 67,000.  US census population estimate 68,389

Kakai Bojang
Response: We used the OFM numbers because that’s the official count by the state of Washington.
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Source: U.S. Census Bureau, Decennial Census Data 
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Race and Ethnicity 

According to the social definition of racial categories used by the U.S. Census Bureau’s ACS 5-
Year Estimates, 81.0% of Mason County residents self-identified as white, compared to 71.7% 
in the State of Washington. About 10.7% of Mason County’s residents self-identified as 
Hispanic or Latino, a lower percentage than Washington state (13.2%). Other, more specific 
racial and ethnic categories were provided to survey participants; Figure 3 presents a 
generalized summary as percentages of Mason County’s overall population, compared to 
those of the state of Washington.  

Figure 3: Race and Ethnicity 

Race/Ethnicity 
Percentage of Population 

Mason County Washington 
White alone * 81.0% 71.7% 
Black or African American alone * 0.7% 3.9% 
American Indian and Alaska Native alone * 1.8% 1.2% 
Asian alone * 0.9% 9.0% 
Native Hawaiian and other Pacific Islander 
alone * 

0.4% 0.7% 

Some other race alone * 6.1% 5.0% 
Two or more races 9.0% 8.6% 
Hispanic or Latino (of any race) ** 10.7% 13.2% 

Figure 2: Percent of County Population 

Year 
Mason County 

Population 

Washington 
State 

Population 

% of State 
Population 

1960 16,251 2,853,214 0.57% 
1970 20,918 3,413,250 0.61% 
1980 31,184 4,132,353 0.75% 
1990 38,341 4,866,663 0.79% 
2000 49,405 5,894,143 0.79% 
2010 60,699 6,724,540 0.90% 
2020 65,726 7,706,310 0.85% 

Source: U.S. Census Bureau, Decennial Census Data 

Kakai Bojang
Comment C, With figure 2 of page 3, what is the intent of showing both Mason County and Washington state figures when Mason County is not growing at the same rate as Washington state?

Kakai Bojang
The intent behind showing both Mason County and Washington state figures on Figure 2 of page 3, despite Mason County not growing at the same rate as Washington state is to show local context because even though Mason County may not be growing at the same rate as the state as a whole, understanding its growth trajectory within the context of the state can be valuable for drafting the comprehensive plan because it gives an assessment on how Mason County's growth aligns with or diverges from broader state trends and plan accordingly. Understanding how these trends intersect and diverge helps in developing more accurate projections for local and statewide planning purposes.
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Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates. (*) Includes persons 
reporting only one race; (**) Those of Hispanic or Latino origin may be of any race, so are also included in 
applicable race categories 

Age and Gender 

The median age (half above and half below) in Mason County is 44.7 years, which is almost 
seven years (6.8) older than Washington State (37.9 years). About 11.1% of Mason County’s 
population is under the age of 10, and 22.8% are over the age of 65. Figure 4 provides Mason 
County’s age distribution as compared to Washington State. 

Figure 5 is a population pyramid for Mason County, which provides the breakdown of the 
county’s population by age group for binary gender self-identifications (male and female). 
While the county’s population skews slightly male overall, this differential is fairly even by age 
group. The population pyramid indicates that for the age cohorts between 15 and 29 years, 
between 35-39 years, and between 65- 69 years, the male population is slightly higher than the 

Figure 4: Age Distribution 

Age Group 
Percentage of Population 

Mason County Washington 
Under 5 years 5.2% 5.9% 
5 to 9 years 5.9% 6.2% 
10 to 14 years 5.3% 6.3% 
15 to 19 years 5.3% 6.0% 
20 to 24 years 5.1% 6.3% 
25 to 34 years 11.6% 15.1% 
35 to 44 years 11.8% 13.7% 
45 to 54 years 10.9% 12.3% 
55 to 59 years 7.9% 6.3% 
60 to 64 years 8.2% 6.4% 
65 to 74 years 14.5% 9.6% 
75 to 84 years 6.0% 4.1% 
85 years and 
over 

2.3% 1.7% 

Median age 
(years) 

44.7 37.9 

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates 

Kakai Bojang
Comment D, With Figure 4 on page 4; We need to address the statistic that all but 10% of the population currently 65-85 yrs old will leave mason county over the next 20 years totaling a little over 13,500 in population.

Kakai Bojang
The Census does not provide this data, and the point of the community profile is to show what the existing demographic looks like.

Chelsea Lee
Comment N, “There is a dependency between the US Census population figures and the student counts for private, public, &  home schooling counts for ages 5 to 19. The census shows 16.5% of the Mason County's total population is the 5-19 year olds group.  This comes out to 11,284 depending on whether we use 2022,2021,2022 or 2023 figures.  I used the US Census 2023 numbers.�When I tally up all the school districts I come up with the count of around 8,207.”

Chelsea Lee
Response: I’m not sure I understand what needs to be revised. Is this meant to facilitate discussion regarding the number of students who are homeschooled, enrolled in private schools, or who are not in school?The ACS 2021 5-Year Estimates were used consistently for this community profile. The estimated total population for Mason County residents between the ages of 5-19 is 10,738. Per the Washington Office of Superintendent of Public instruction, the total student enrollment for the six school districts in the county for the 2021-2022 academic year was 8,157. 
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female population; however, for the age cohorts between 10-14, 70-74, and 80-84 years, the 
female population is generally higher. The male and female populations were relatively similar 
for age cohorts between 5-9 years, 30-34 years, 40-64 years, 75-79 years, and 85 years and 
older.  

Figure 5: Mason County Population Pyramid 

 
Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates, Table S0101 

Education 

There are six school districts in Mason County: Grapeview, Hood Canal, North Mason, Pioneer, 
Shelton, and Southside School District. For the 2022-2023 school year, the County’s enrollment 
was 8,246 students, and in the 2021-2022 school year, there were 654 classroom teachers 
employed, for a student-to-teacher ratio of 12.6:1.2 
 
Educational attainment for Mason County’s population is presented in Figure 6 and indicates 
the highest level of education an individual has attained. To read Figure 6, those persons who 
have graduated from high school include not only those listed in the high school graduate 

 
2 Washington Office of Superintendent of Public Instruction (OSPI) School District Report Card, 
https://washingtonstatereportcard.ospi.k12.wa.us/ReportCard/ViewSchoolOrDistrict/100174 
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category, but also those listed with a higher level of educational attainment such as those with 
associate or college degrees. For example, 90.4% of Mason County’s population has attained 
high school graduate or equivalent (100% minus 6.6% for 9th to 12th grade, no diploma and 
3.0% for Less than 9th grade). Approximately 31.6% of Mason County residents have attained 
an associate, bachelors, or graduate or professional degree, compared with 47.5% of 
Washington residents.  
 

Figure 6: Educational Attainment 

Educational Attainment 
Percentage of Population 25 Years and 

Over 
Mason County Washington 

Less than 9th grade 3.0% 3.5% 
9th to 12th grade, no diploma 6.6% 4.6% 
High school graduate (includes equivalency) 30.8% 21.8% 
Some college, no degree 28.0% 22.7% 
Associate degree 12.9% 10.2% 
Bachelor’s degree 12.6% 23.1% 
Graduate or professional degree 6.1% 14.2% 
Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates 

2.2 Economic Indicators 

Income and Wages 

Using the 2021 5-Year Community Survey Estimates, Figure 7 shows households in Mason 
County have a median household income of $66,325, which is lower than the state of 
Washington as a whole ($82,400). Washington’s median income levels increased by 
approximately 43.9% between 2010 and 2020, while Mason County’s median income levels 
increased by 37.9% during the same period. 

Figure 7: Median Household Income 
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Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates, S1901 

Poverty and Unemployment 

The federal poverty guidelines are an economic measure to determine the income level for 
households to qualify for certain federal benefits and programs, such as Medicaid, food 
stamps, family and planning services, Children’s Health Insurance Program (CHIP), and 
National School Lunch Program. The poverty threshold defines what poverty is and provides 
statistics on the number of Americans who live in poverty. Per the ACS 2021 5-Year Estimates, 
approximately 30% of Mason County residents lived below 200% of the federal poverty level in 
2019 (which is considered to be significant poverty), compared with 22% statewide. In other 
words, 30% of Mason County residents earned less than 200% of the federal poverty guideline, 
and 64% of residents earned less than 400%. As an example of what this means: a household 
of four in 2019 would earn less than $51,500 to be considered living below the 200% federal 
poverty guideline and would earn less than $103,000 to be considered living below the 400% 
federal poverty guideline.3      

Figure 8: Share of Population Below 200% and 400% Federal Poverty Guidelines, 2021 

 
3 Federal poverty guidelines are updated annually and are published in the Federal Register.    
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Kakai Bojang
Comment D, With reference to poverty & unemployment page 6 & 7; 	a)Is the reference to 30 percent, is this for only families of 4 or more all Mason County residents or total Mason County residents? 

Kakai Bojang
Response - No, the 30 percent figure is referring to households with incomes below 30 percent of the poverty threshold. It's not specifically limited to families of four or more; this would include all Mason County residents whose poverty status is being determined based on their income relative to the poverty threshold by U.S.

Kakai Bojang
Response B: Census does not specific statistics for Mason County's home ownership figures for families with children under
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Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates, S1701 

According to the ACS 2021 5-Year Estimates, the unemployment rate in Mason County is 6.3%, 
which is higher than Washington state (5.1%). 

Workforce Profile 

Based on the U.S. Census Bureau’s tool, OnTheMap, Mason County had approximately 12,729 
total jobs (2021). Additionally, approximately 73.2% of Mason County residents were employed 
outside the county. Among jobs within the county, 52.5% were held by Mason County residents, 
with the remainder were held by residents from jurisdictions elsewhere in the Puget Sound 
region. 

The largest industries in terms of the number of jobs held by workers in Mason County 
businesses are: 

Retail Trade – 1,890 jobs (14.8%) 

Public Administration – 1,816 jobs (14.3%) 

Health Care and Social Assistance – 1,717 jobs (13.5%) 

Accommodation and Food Services – 982 jobs (7.7%) 

Manufacturing – 845 jobs (6.6%) 

Mason County residents work primarily in the following industries, which are both inside and 
outside of the county limits: 

Health Care and Social Assistance – 3,691 jobs (14.8%) 
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Kakai Bojang
F)	In reference to Workforce profile on pages 7-10;  a)	In summary Mason county gained about 2.2% or 275 jobs within the County over the past 10 years?  Seems low. b)	In summary, using this profile report.  Over the last 10 years there are an additional 4,276 more employees living in mason count but working elsewhere.  Yet the total Mason county population form 2016 comp plan shows 62,320 but the estimated US census 7/1/23 population was 68,389.  So we grew by 6,069.  In total population.  Seems like a higher than normal growth in employment ratio given the population growth from either 2016 to 2023 or 2010 thru 2020.  

Kakai Bojang
Response A - This the number provided could the result that most of Mason County resident work outside about as figure 10 in the document points out. Response B - These were the employment numbers provided by the census as of 2021. It’s worth noting that that most of Mason County residents work outside about as figure 10 in the document points out. 
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Retail Trade – 3,400 jobs (13.6%) 

Public Administration – 2,496 jobs (10.0%) 

Construction – 2,043 jobs (8.2%) 

Accommodation and Food Services – 1,815 jobs (7.3%) 

Figure 9 shows the distribution of jobs by industry for workers working inside of Mason 
County, as well as for Mason County residents working inside and outside of the county. Retail 
trade is the biggest industry for those working in Mason County, while health care and social 
assistance is the largest industry employing Mason County residents. 

 

Figure 9: Employment by Industry 
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As shown in Figure 10, 6,680 of the 12,729 jobs located within Mason County are held by 
people who also live in the county; the other 6,049 jobs are filled by employees who commute 
into the county. It is estimated that 18,283 of the county’s residents travel outside of the 
county for work. 

 

 

  

 Figure 10: Commuting Patterns in Mason County 

Source: U.S. Census OnTheMap, https://onthemap.ces.census.gov/ 
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2.3 Housing 

Household Size 

According to the ACS 2021 5-Year Estimates, Mason County’s average household size was 
2.55 persons, a decrease from an average of 2.63 persons per household in 2010. Figure 11 
presents Mason County’s average household size as compared to that of Washington state for 
both 2010 and 2021. The total number of 
housing units in Mason County was estimated 
to be 31,527 in 2010 and 33,219 in 2021, an 
increase of 1,692 units (5.37%) over that time.  

Housing Occupancy 

Figure 12 shows the percentage of occupied 
and vacant households, while Figure 13 shows 
the percentage of owner-occupied versus renter-occupied units in Mason County as compared 
to Washington. The percentage of occupied housing units increased from 69.2% in 2010 to 
75.5% in 2021, indicating Mason County’s housing construction likely lagged slightly behind 
population growth during that period. Of the county’s occupied units, 78.4% were owner-
occupied in 2021 (a decrease from 80.9% in 2010) while 21.6% were occupied by renters. 

Figure 12: Housing Occupancy 

 

2010 2021 

Mason County Washington Mason County Washington 

# of units 
Percentage of total housing 

units 
# of units 

Percentage of total housing 
units 

Occupied 21,808 69.2% 91.1% 25,085 75.5% 92.5% 

Vacant 9,719 30.8% 8.9% 8,134 24.5% 7.5% 

Total 
Units 

31,527 100.0% 100.0% 33,219 100.0% 100.0% 

Source: U.S. Census Bureau, American Community Survey 2010-2021 5-Year Estimates, DP04 

 
 

Figure 13: Percentage of Owner- vs. Renter-Occupied Units 

 2010 2021 

Figure 11: Household Size 

Year 
Mason 
County 

Washington 

2010 2.63 2.49 
2021 2.55 2.55 
Source: U.S. Census Bureau, American Community Survey 
2010-2021 5-Year Estimates, DP02 

Kakai Bojang
G)	Referencing section 2.3 Housing numbers discrepanciesa)	The HNA 2019 report figures show    33,503 total housing units the profile report shows 33,219 in 2021. b)	Note US Census shows 240 home permits for 2022.c)	The HNA 2019 report shows 24,278 housing units occupied the profile report shows 25,085 housing units occupied.d)	Assuming the profile report is accurate; if household size is 2.55 then 25,085 occupied housing units x 2.55 is a total population of 63,966 vs. i.	US Census of estimate of 68,389ii.	Us 2020 Census 65,726iii.	OFM 2023 estimate 67,000e)	Note using 2010 figures 21,808 occupied housing units x 2.63 for 2010 household size would equal a population of 57,355 not 60,699 in the profile report.  f)	From 2010 to 2021 the profile report shows and additional 3,277 occupied housing units. This would equate to a growth of 8,356 in population. Report shows only a growth of 5,027 from 2010 thru 2020. g)	Note; the change in total vacancies from 2010 to 2021 equates to a population difference of about 4,042.

Kakai Bojang
The community Profile used the latest numbers provided by census. The household size are direct calculation from the census bureau DP04 2021 5 year estimate.
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Mason County Washington Mason County Washington 

Owner-
Occupied 

80.9% 64.8% 78.4% 63.6% 

Renter-
Occupied 

19.1% 35.2% 21.6% 36.4% 

Source: U.S. Census Bureau, American Community Survey 2010-2021 5-Year Estimates, DP04 

Housing Types 

A breakdown of Mason County’s housing 
units by type is shown in Figure 14. 
Detached single-family units are by far 
the most prevalent housing type in 
Mason County, accounting for 75.7% of 
the county’s existing housing stock. 
Single-family housing accounts for a 
significantly higher share of the housing 
units in Mason County when compared 
with Washington state. Multifamily 
homes comprise only 2.8% of the 
county’s housing stock, attached single-
family homes account for 1.5%, and two-
family/duplex homes account for 1.3%. 

Figure 15 shows the change in the 
number of housing units between 2010 
and 2021. The total number of units has 
not increased significantly between 2010 
and 2021, and the proportion of housing types has remained consistent throughout that 
period. For example, detached single-family units accounted for an average of 74.7% of all 
housing units, with little to no increase for other housing types. 

Source: U.S. Census Bureau, American Community Survey 
2021 5-Year Estimates, Table DP04 

Figure 14: Mason County Existing Housing Units by Type 

1-unit, 
detached 

75.7%
1-unit, 

attached
1.5%

2 units
1.3%

3 or 4 units
0.8%

5 to 9 units
0.8%

10 to 19 units
0.6%

20 or more 
units
0.6%

Mobile home
18.1%

Boat, RV, van, 
etc.
0.6%



Community Profile | Mason County 
 

SCJ Alliance  
  November 2024  |  Page 16 

Figure 15: Housing Units in Mason County, 2010-2020

 

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates, DP04 

 

Age of Housing Stock 

As shown in Figure 16, 6.1% of Mason County’s existing housing stock has been constructed in 
the years since 2010. By comparison, 9.8% of the housing stock in Washington state was 
constructed in 2010 or later.  
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Figure 16: Existing Housing Stock in Mason County by Year of Construction 

 

Source: U.S. Census Bureau, American Community Survey 2021 5-Year Estimates, Table DP04 

Housing Costs 

As shown in Figure 12 in the “Housing Occupancy” section above, approximately 21.6% of 
Mason County’s occupied housing units are rentals and 78.4% are occupied by owners. 

Housing costs in Mason County are lower than in the state of Washington as a whole. The 
2021 median rent in Mason County was $1,050/month, compared to $1,439 for Washington 
state. The 2021 median monthly owner cost for housing units with a mortgage in Mason 
County was $1,633 (compared to $2,064 for Washington state); for units without a mortgage 
the monthly median was $485 (compared to $646 for Washington state). 

Like the rest of the state and much of the country, the cost of housing in Mason County has 
increased in recent years, and incomes did not keep pace with housing costs until 2021, as 
shown in Figure 17. When compared with a 2010 baseline, incomes in Mason County (in 2021) 
have risen 38%, while rental costs have increased 33% in that same time. Additionally, recent 
post-pandemic trends indicate rapidly increasing rents throughout Washington, and these are 
not yet reflected in this census data. Overall, this data indicates difficulties in housing 
affordability for renters who wish to purchase housing in Mason County. 

Figure 17: Change in Rent and Income in Mason County, 2011-2022 
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Source: U.S. Census Bureau, American Community Survey 2011-2022 5-Year Estimates, Tables S2503 and DP04 

Cost-Burdened Households 

Rents are significantly more difficult to track than housing prices, particularly for smaller 
geographies. Census data on rents is both delayed and self-reported, and large real estate 
websites do not track rents at a granular level for smaller communities. However, the Census 
data shown in Figure 18 can provide a window into larger trends. In Mason County, 44.5% of 
rental households spend more than 30% of their household income on rent. The average 
percentage of renters in Mason County who spend 35% or more of their monthly costs on 
housing has remained consistent at 44.5% in the past decade.  

The U.S. Department of Housing and Urban Development (HUD) uses a measurement of “cost 
burden” to determine which subset of a community’s residents are most in need of housing 
support or most at risk of displacement or housing hardship. A household is “cost-burdened” if 
they are spending more than 30% of their monthly income on housing costs (including rent and 
utilities)4.  

Figure 18: Cost Burdened Renters in Mason County, 2011-2021 

 
4 U.S. Department of Housing and Urban Development (HUD), 
https://archives.hud.gov/local/nv/goodstories/2006-04-06glos.cfm 
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Chelsea Lee
Comment H, “Referencing figure 18 on page 15 addressing household cost-burdens; this graph appears to estimates by year so what ended up to be the actual household cost-burden??”

Chelsea Lee
Response: 44.5% of Mason County renters were cost burdened
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Source: U.S. Census Bureau, American Community Survey 2011-2021 5-Year Estimates, Table DP04 

 

2.4 Land Use 

Examining Mason County’s existing zoning and land uses is helpful in understanding how the 
county can accommodate its anticipated population growth over the next 20 years. 

Existing Zoning 

Mason County’s zoning code contains five residential and four commercial districts, along with 
two districts for industrial and one designation each for office, public/institutional, public 
parks, and open space zones. General descriptions of what is allowed in each zoning district 
can be found in Figure 19, and a map of Mason County’s existing zoning districts is shown in 
Figure 23.   
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Figure 19: Zoning Districts in Rural Mason County 

Zoning District Description 

Rural Multi Family (RMF) This district designates existing multi-family residential developments, including mobile 
home parks. New RMF zoning designations are prohibited. 

Inholding Lands 

This designation is for lands surrounded by long-term commercial forests, but which are 
not suitable due to parcel size or other constraint for that purpose. Inholding lands may 
be developed, but only in a manner which assures the viability of the abutting forest 
land. 

Rural Residential 2.5 (RR 
2.5) 

This district provides for new residential subdivision, which exceeds a density of two 
and one-half acres per residential lot, and where areas of small lot residential 
development and subdivision patterns were established before December 5, 1996. 

Rural Residential 5 (RR 5) This district provides for new low-density residential subdivision on parcels of 5 acres or 
more. 

Rural Residential 10 (RR 
10) 

This district provides for new low-density residential subdivision on parcels of 10 acres 
or more. 

Rural Residential 20 (RR 
20) 

This district provides for new low-density residential subdivision on parcels of twenty 
acres or more. 

Agricultural Resource 
Lands 

This designation is intended to recognize and protect unique resources that, due to the 
nature of their operations, are sensitive to abutting land uses. It is intended to minimize 
the impact of intrusion of less compatible land uses upon the resource use of the land. 
Appropriate lands have a minimum parcel size of ten acres and prime farmland soils.  

Long Term Commercial 
Forest 

This designation is intended to maintain and enhance natural resource-based industries, 
to encourage the conservation of commercial forest lands, to have no net loss of forest 
lands, and to discourage incompatible land use.  

Rural Tourist (RT) and 
Rural Tourist-Campground 
(RTC) 

These districts provide small-scale residential and tourist-related activities in addition to 
tangential commercial services to tourists and adjacent rural properties. 

Rural Commercial 1, 2, 3, 
and 5 

These four districts provide for a variety of commercial areas reflecting the diversity of 
the existing business areas.  

Rural Industrial 
The district provides for isolated areas of primarily existing industrial type uses. Rural 
industrial is not required to be principally designed to serve the existing and projected 
rural population.  

Rural Natural Resource This designation provides for isolated areas of resource-based industry outside of the 
designated resource lands. 

Source: Mason County Municipal Code Section 17.02 

Chelsea Lee
Comment I, part b, “I see a number of RR5 zoned parcels being used for resource purposes. How is this addressed in total land use capacity.”

Chelsea Lee
Response: I am not sure I understand the question; as far as I am aware, the zoning designations and land use designations serve different purposes.



Community Profile | Mason County 
 

SCJ Alliance  
  November 2024  |  Page 21 

 

Figure 20: Mason County Development Areas Map (2014)  
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Source: Mason County 

Existing Land Uses 

Mason County’s incorporated boundaries cover about 972 square miles, along with 
approximately 90 square miles of water. Approximately 154,080 acres of Mason County are 
within the boundaries of the Olympic National Park and the Olympic National Forest. A 
breakdown of the land uses for county is shown in Figure 21. Approximately 63% of the 
county’s land is designated for rural lands, which includes low-density residential, and small-
scale tourists, commercial, and industrial uses.  

 

 

  

Figure 21: Urban and Rural Land (Acres) in Mason County (2017) 

Land Use Acres 
% of Total 
Acreage 

Rural Lands 387,300 63% 
Olympic National Forest 154,080 25% 
Waters 57,600 9% 
Tribal Nations 8,180 1% 
Shelton Urban Growth Area 5,500 0.9% 
City of Shelton 3,900 0.6% 
Belfair Urban Growth Area 2,500 0.4% 
Allyn Urban Growth Area 1,000 0.1% 
Total 620,060 100.0% 
Source: Mason County 2017 Comprehensive Plan 

Chelsea Lee
Comment I, part a, “Referencing section 2.4 Land use; Figure 21, Looking at rural lands they need to be further refined down to the county’s zoning districts. RR5 Developed. RR5 undeveloped.”

Chelsea Lee
Response: This is a breakdown of land use designations, not zoning designations.

Chelsea Lee
Comment I, part c, “I see a number of recent land use changes related to Belfair 2022 EIS and The city of Shelton annexations.”

Chelsea Lee
Response: This table can be updated to reflect changes in acreage once data is provided from the county. 
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3 Forecast Conditions 

3.1 Population Projection 

Based on the county’s historic population growth and anticipated development potential, 
Mason County’s population is expected to increase to between 66,870 and 96,098 residents by 
2050. The calculations are based on the low and high projections for total resident population 
for growth management. This represents an increase in population ranging between 1.7% and 
46.2% over the next 26 years. The projected trend lines are shown in Figure 26 alongside the 
historical population data for context. It should be noted that the fertility rates in United States 
in 2023 decreased between 1.6% and 1.7%; additionally, immigration restrictions have the 
potential to increase. Both factors could influence the long-term growth rate in Mason County. 

Figure 22: Mason County Historic and Projected Population Growth, 2000-2044 

 
Source: Population Estimates, Office of Financial Management 

3.2 Projection of Housing Need 

Mason County’s Housing Projection, identified in the 2017 Mason County Comprehensive Plan, 
is to add 10,650 units of all types by 2036. This target was developed based on a 2016 housing 
baseline of 33,400 units, resulting in a total of 44,000 housing units anticipated by 2036.  

As established previously in this report, OFM estimates there are currently 33,219 housing 
units in Mason County (2021); this means the county needs to accommodate an additional 
8,300 housing units of all types to meet the 2036 population projection. Mason County currently 
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Chelsea Lee
Comment J, “Referencing section 3.1 on population forecasts; Note US fertility rates in 2023 are down to between 1.6 and 1.7. Depending on US immigration issues if restrictive within 40 years US population will begin to decrease.”

Chelsea Lee
Response: revised to include

Chelsea Lee
Comment M, The Mason County Community Profile, Figure 22, needs It would also be very useful to see the anticipated Mason County Population Pyramid (Figure 5) in 2050. Do the population modelers see Mason County retaining its relatively older population or will the county population shift to a younger population base?”

Chelsea Lee
Response: I am not aware of a way to project a breakdown of age and gender cohorts. The current population pyramid can be used to estimate the population ranges for the age and gender groups under 5 to 85 and over, and what they may look like percentage-wise in 20 years. However, I do not know of a way to combine that with the OFM population projection to create a forecasted pyramid.

Chelsea Lee
Comment K, “Referencing section 3.2 on housing forecasts; Depending how much more RR5 zoned vacant parcels exist will play an important role in housing & population growth for Mason County. Note very few short plat parcel creations within the county. No new plat developments to speak of in the RR5 & RR10 zones.”

Chelsea Lee
Response: I’m unsure what type of revision is needed here; perhaps this is more of an opportunity to have conversations zoning changes?
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has an estimated land capacity to accommodate a total of 20,000+ housing units of all types, 
well beyond its currently projected housing need to accommodate the projected population. 

  

4 Findings and Conclusions 

Population growth has been mostly steady, based on Census data since 1960, with a slower 
growth rate between 2010 and 2020. Overall, the county has kept pace with the growth of 
Washington state.  

Mason County’s population is expected to grow by approximately 1,114 to 30,372 people over 
the next 27 years, for a total of between 66,870 and 96,098 residents by 2050. 

Mason County has a higher median age than Washington state, which could be a result of the 
high household income levels and other positive social determinants of health. 

Based on its Housing Projection, Mason County will need to accommodate 8,300 housing 
units of all types to meet the 2036 population projection. 

Mason County’s residents are predominantly commuters – approximately 18,283 Mason 
County residents commute out of the county for work. Of the county’s 12,729 jobs, 6,680 
are filled by employees who are also residents of Mason County. 

Retail trade, public administration, and health care and social assistance make up about half 
(42.6%) of the jobs held by workers in Mason County. 

Mason County’s median household income of $66,325 is less than that of Washington state 
($82,400). Both Mason County and the state saw an increase in income levels between 
2010 and 2020. 

An estimated 30% of Mason County residents lived below 200% of the federal poverty level in 
2019, compared with 26% statewide. 

Based on the 2021 ACS estimates, the unemployment rate in Mason County (6.3%) is higher 
than the state overall (5.1%). 

Mason County is predominately made up of single-family housing units (75.7%). 

Rental prices are rising in Mason County’s housing market. Since 2010, average residential 
rents in Mason County have increased by 33%. 

About 44.5% of Mason County’s renter households are cost-burdened, meaning there is a 
significant need for more affordable housing. 

Chelsea Lee
Comment L, part a, “Referencing section 4 on conclusions; Population growth in Mason County from 2010 to 2020 was at 8.3% much slower than the previous 5 decades. Third slowest since 1860.”

Chelsea Lee
Response: revised to include

Chelsea Lee
Comment L, part b, “Generally population growth in Mason County has been faster than the state of Washington’s over the past 50 years.”

Chelsea Lee
Response: While Mason County’s growth rate has been higher than Washington’s, the rate of change has been at the same pace. Using 1960 as the baseline, both Mason County and Washington populations increased in 1970, decreased in 1980, increased in 1990, decreased in 2000, decreased in 2020. 

Chelsea Lee
Comment L, part c, “While rents have may have increased by 33% since 2010 purchasing a home has generally increased in cost between 50 to 75% in that same time frame with some as much as 100% more than in 2010.  The bigger problem is it is not as cost effective to build single family rentals vs building a spec or more custom house.”

Chelsea Lee
Response: I’m unsure what type of revision is needed here; perhaps this is more of an opportunity to have conversations about incentives for developers?
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If housing prices continue to increase at a rate faster than incomes, owning a house will 
become unaffordable to many Mason County households in the coming years. 
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