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01
Document housing needs
At each income level

02
identify & undo racial disparities
Look at racially disparate impacts, displacement, and 
exclusion in housing

03
Provide for existing & projected needs
Including actions to address barriers to housing 
availability at all income levels

04
Identify sufficient land capacity
For all housing needs, including all income levels, 
emergency housing, and permanent supportive housing

05
Urban growth area statement
Of goals, policies, objectives, and mandatory provisions 
for moderate density housing options within uga

Updated requirements 
for comp plan housing element 

Summarized from HB 1220, codified in RCW 
36.70A.070(2). For more, see: 
https://deptofcommerce.app.box.com/s/nax6x
a4ieuc9v24ze3rb3va2qedugc18 

https://deptofcommerce.app.box.com/s/nax6xa4ieuc9v24ze3rb3va2qedugc18
https://deptofcommerce.app.box.com/s/nax6xa4ieuc9v24ze3rb3va2qedugc18


1. DOCUMENT housing Needs



Note: Base chart is from latest WA Dept of Commerce Mason County Housing Division report, which relies on 2022 
data: https://deptofcommerce.app.box.com/s/9bbvqgxrnfrap7ghqixkahbj8ipl5eqe/folder/272529165481 

What has changed since last comp plan? (2015-2022)

Unfortunately, 
this indicator 

got significantly 
worse in 2023.

This indicator is also 
out of date. 

(Housing production 
dropped after 2021.)

https://deptofcommerce.app.box.com/s/9bbvqgxrnfrap7ghqixkahbj8ipl5eqe/folder/272529165481


Note: PSH = Permanent supportive housing. Base chart is latest WA Dept of Commerce Housing Division report,
 based on office of financial management medium projections for mason county: 

https://deptofcommerce.app.box.com/s/9bbvqgxrnfrap7ghqixkahbj8ipl5eqe/folder/272529165481

What housing are we required to plan for in this comp plan?

https://deptofcommerce.app.box.com/s/9bbvqgxrnfrap7ghqixkahbj8ipl5eqe/folder/272529165481


How were these numbers calculated?

Source: “Guidance and Data for Updating Housing Elements: HB1220 Webinar #1” by Laura Hodgson, et al 
Commerce Growth Management Services, Department of Commerce April 2023
https://deptofcommerce.app.box.com/s/j348q3sh9jhmwedb6uyvwkr51njd9kw8  

https://deptofcommerce.app.box.com/s/j348q3sh9jhmwedb6uyvwkr51njd9kw8


Median Home Price in Mason County has more than doubled since 2016

https://wcrer.be.uw.edu/housing-market-data-toolkit/annual-median-price/


Mason County home prices are “on-trend” with neighboring counties

https://wcrer.be.uw.edu/housing-market-data-toolkit/annual-median-price/


Housing affordability is decreasing: Harder to buy

● When HAI = 100 for a Median 
Buyer, that means that a family 
making median income has exactly 
enough money to qualify for a 
mortgage at median price. 

○ Q1 2013: HAI was 215. This 
means the median buyer in 
Mason had more than twice 
the income needed to buy a 
median-priced home.

○ Q1 2024: HAI was 86, 
meaning the median buyer 
had only 86% of the income 
required to buy a 
median-priced home.

 
● First time homebuyers HAI is 

calculated at 70% of median.

https://wcrer.be.uw.edu/housing-market-data-toolkit/affordability-index/


This decrease in housing affordability is “on-trend” statewide

https://wcrer.be.uw.edu/housing-market-data-toolkit/affordability-index/


housing cost-burden is high and getting worse

Owned Homes with a Mortgage

● More than 1 in 3 mason county households with a mortgage are 
cost-burdened.

● Approx. 1 in 7 mason county households with a mortgage are spending 
more than half of their income on housing.

Owned Homes without a Mortgage

● More than 1 in 5 mason county households that own their home outright 
are cost-burdened.

● Approx. 1 in 8 mason county households that own their home outright 
are spending more than half their income on housing.

Source: US Census American Community Survey 1-year estimate, Table B25140
Housing Costs as a Percentage of Household Income in the Past 12 Months

https://data.census.gov/table?q=b25140&g=050XX00US53045

Housing costs include: mortgage, taxes, insurance, utilities, fuel, condo/HOA fees, 
and mobile home fees (site rent and license/registration fees). For more info: 

https://www2.census.gov/programs-surveys/acs/tech_docs/subject_definitions/2023_A
CSSubjectDefinitions.pdf  

https://data.census.gov/table?q=b25140&g=050XX00US53045
https://www2.census.gov/programs-surveys/acs/tech_docs/subject_definitions/2023_ACSSubjectDefinitions.pdf
https://www2.census.gov/programs-surveys/acs/tech_docs/subject_definitions/2023_ACSSubjectDefinitions.pdf


It’s even worse for renters in mason county

● Nearly half  of all renter 
households are cost-burdened.

● More than a quarter  of all 
renter households are spending 
more than 50% of their income 
on housing.

https://data.census.gov/table?q=b25140&g=050XX00US53045


Mason County is more cost-burdened than surrounding counties

Owned Homes with a Mortgage (2023)

Owned Homes without a Mortgage (2023)

Source: US Census American Community Survey 1-year estimate, Table B25140
Housing Costs as a Percentage of Household Income in the Past 12 Months

https://data.census.gov/table?q=b25140&g=050XX00US53045 

https://data.census.gov/table?q=b25140&g=050XX00US53045


● Statewide/national rental data doesn’t reflect mason county 
specifics. 

○ Most statewide/national rental cost data is based on 
housing complexes with 5+/10+/20+ units
→ data captures just 13% of Rentals in Mason

○ 64% of all mason county rentals with 5+ uNiTs are 
low-income 
→ combined median rental costs are artificially low

● “Fair Market Rent” for 2024 is calculated by HUD using 2022 
american community survey Census data

○ Median rent increased 11% in 2022 and 8% in 2023 
→ housing vouchers are insufficient support

Policy Problem: Limited data on rental costs in mason county

Source data: US Census Tables S2504 & B25058 2023 American Community Survey 5-year Estimate, 
UW’s WA Center for Real Estate Research 2023 Subsidized rental inventory data & County Rental Data,

HUD Office of policy development and research FY 2024 Income limit Documentation

https://data.census.gov/table/ACSST5Y2023.S2504?g=050XX00US53045
https://data.census.gov/table/ACSDT5Y2023.B25058?g=050XX00US53045
https://wcrer.be.uw.edu/housing-market-data-toolkit/subsidized-rental-housing-profile/
https://wcrer.be.uw.edu/housing-market-data-toolkit/rental-market/
https://www.huduser.gov/portal/datasets/il.html
https://data.census.gov/table/ACSST5Y2023.S2504?g=050XX00US53045


Policy Problem: Limited data on rental costs in mason county

Policy Solution 1: Collect meaningful local rental data

Policy Solution 2: incorporate local rental data into policy

Policy Solution 3: appeal HUD income limits
As recommended in 2022 mason county Housing Needs Assessment:

https://masoncountywa.gov/forms/Community_Dev/Mason-County-HNA-122822.pdf


2. Identify and undo 
Racial disparities in housing



Bipoc [black, indigenous, people of color] households 
are more likely to be renters

Source: 2023 County and Urban Area Profiles, Department of Commerce. 
https://deptofcommerce.app.box.com/s/9bbvqgxrnfrap7ghqixkahbj8ipl5eqe 

Note: This 2023 report uses census data from 2015-2019 (left) / 2017-2021 (right).
Thus, it does not reflect most current numbers, but does show racial disparity. 

and more likely to be cost-burdened.

https://deptofcommerce.app.box.com/s/9bbvqgxrnfrap7ghqixkahbj8ipl5eqe


Policy Problem: racial disparities in housing

Policy Solution 1: Prioritize policies that support low-income renters
● Seek out public funding opportunities for affordable housing Development & maintenance
● Foreclosures: Right of 1st refusal to affordable housing
● Prioritize affordable housing that has longer lengths of affordability
● Incentivize affordable and multifamily housing (e.g. expedited permitting process, mf units pay lower fees)
● Legalize living in RVs/tiny homes on axles

Policy Solution 2: make opportunities accessible to bipoc
● Make sure programs and public outreach are available in multiple languages
● Partner with organizations that have good relationships with bipoc communities to ensure bipoc participation
● Diversify leadership positions / Support bipoc in leadership positions
● Shift the culture of racism (e.g. Cultural competence trainings for non-bipoc leaders)

Policy Solution 3: Track progress on ending racial disparities
● Use tools (e.g. EJScreen, wa environmental health disparities map, census data) to identify racial disparities
● Set regular progress review schedule
● Adjust policies regularly to better end racial disparities



3. Provide for Existing 
and Projected housing Needs



Building activity in Mason county

Source: Mason County Market 
at a Glance, PD&R, Economic 

& Market Analysis Division, 
HUD (with data from US 
Census Building Permits 

Survey). Note: data for 2024 is 
preliminary, through Oct 2024.
https://www.huduser.gov/portal

/ushmc/mag.html 

Policy Problem: Not enough multifamily housing being built

Policy Solution: Government investment in multifamily housing

https://www.huduser.gov/portal/ushmc/mag.html
https://www.huduser.gov/portal/ushmc/mag.html


Mason county is far behind neighboring counties in subsidized rentals

Policy Problem: 
Not enough 
affordable housing

Policy Solution 1: Invest in 
affordable housing

Policy Solution 2: 
seek funding for 
affordable housing

Sources: 2023 US Census ACS 5-year estimate Table P1
Subsidized Housing Rental Inventory 2023, WCRER

https://data.census.gov/table?q=p1
https://wcrer.be.uw.edu/housing-market-data-toolkit/subsidized-rental-housing-profile/


Affordable housing funding is available

“Affordable housing is not exclusively 
a social service issue and should be 
looked at as a driver for economic 
growth… 

affordable housing can both retain as 
well as attract employees. 

Up to 80% of Job growth comes from 
existing businesses and they need more 
employees who can live near where 
they work.”

- Mason cOunty workforce
housing summit report (2019)

Table from: 2022 Mason County Housing Needs Assessment https://masoncountywa.gov/forms/Community_Dev/Mason-County-HNA-122822.pdf  

https://masoncountywa.gov/forms/Community_Dev/Mason-County-HNA-122822.pdf


01
Lower Crime Rates
Affordable housing decreases crime rates in distressed 
areas (& no impact upon crime rate in high income areas)

02
Boosts local economy
Creates jobs, increases disposable income for spending at 
local businesses

03
Saves taxpayer money 
Reduces emergency service costs (police, healthcare) 
and creates operating surplus for local government

04
Reduces rent cost-burden
The only legal way to implement rent caps locally

05
Increases property value
Affordable housing is proven to increase property 
values in distressed neighborhoods

Read More:

“The Economic and Fiscal Benefits of Affordable Housing” 
by Rebecca Cohen and Keith Wardrip   

“Health care and public service use and costs after 
provision of housing for chronically homeless persons 
with severe alcohol problems” by larimer, et al

“How stable housing supports recovery from substance 
use disorders” by savannah prescott, john hopkins UniV.

“The What, Where, and When of Place-Based Housing 
Policy’s Neighborhood Effects” By dillman, et al

Benefits of affordable housing

https://danehousing.danecounty.gov/documents/housing/Economic-and-Fiscal-Benefits-of-Affordable-Housing.pdf
https://danehousing.danecounty.gov/documents/housing/Economic-and-Fiscal-Benefits-of-Affordable-Housing.pdf
https://jamanetwork.com/journals/jama/fullarticle/183666
https://jamanetwork.com/journals/jama/fullarticle/183666
https://jamanetwork.com/journals/jama/fullarticle/183666
https://opioidprinciples.jhsph.edu/how-stable-housing-supports-recovery-from-substance-use-disorders/#:~:text=Outcomes%3A%20Housing%20First%20is%20associated,system%2C%20and%20other%20public%20costs.
https://opioidprinciples.jhsph.edu/how-stable-housing-supports-recovery-from-substance-use-disorders/#:~:text=Outcomes%3A%20Housing%20First%20is%20associated,system%2C%20and%20other%20public%20costs.
https://www.tandfonline.com/doi/abs/10.1080/10511482.2016.1172103?journalCode=rhpd20
https://www.tandfonline.com/doi/abs/10.1080/10511482.2016.1172103?journalCode=rhpd20


Constructing 100 Multifamily units increases local government revenue

Source: “The Economic Impact of Home Building in a Typical Local Area: Comparing Costs to Revenue for Local Governments” 
National Association of Homebuilders Housing Policy Department

https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-comparing-costs-2015.pdf

https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-comparing-costs-2015.pdf


COnsequences of not enough housing: As availability goes down, prices go up.
Vacancy Rates  are inversely related to home price increases .

https://data.census.gov/table/ACSDT5Y2023.B25004?q=B25004&g=050XX00US53045
https://data.census.gov/table/ACSDT5Y2023.B25077?q=B25077&g=050XX00US53045


Vacancy Rates  are also Inversely Related to Rental Costs

https://data.census.gov/table/ACSDT5Y2023.B25004?q=B25004&g=050XX00US53045
https://data.census.gov/table/?q=B25058


How do we get there?

“Rising rent is the strongest 
predictor of homelessness.”

- Mason cOunty workforce housing summit report 
(2019)

“Increasing rent has been the 
main driver in homelessness.”  

- 2023 Mason county health report 

Why do we need 
rent stability?

“Every $100 increase in rent is 
associated with a 32% increase in 
homelessness in non-Metro 
Areas.”  

- 2017 Dept of Commerce presentation, referencing 
2012 “Journal of Urban Affairs, New Perspectives on 

Community-Level Determinants of Homelessness” 

https://www.pcfcu.org/wp-content/uploads/Mason-County-Workforce-Housing-Summit-Report-March-2019.pdf
https://cms2.revize.com/revize/mason/2023%20CHA%20final.pdf
https://u.pcloud.link/publink/show?code=XZTRfV5Z962yb3fz7AYY5RfRJzYqo0g4z7ty


Theory matches reality



● Cause: Seasonal/Vacation homes (19-25% of Mason county Housing; more seasonal homes than rented homes)

Policy Problem: Low vacancy rates (low availability of housing)

○ Solution: disincentivize second homes unless they are long-term rentals
(“everyone gets 1 home before anyone gets 2.”)

● Cause: Low stock of affordable/subsidized housing available & Very few new multifamily units  developed

○ Solution: seek out funding opportunities to develop low-income multifamily housing units and 
permanent supportive housing 

● Cause: Short-term rentals taking up what Would otherwise be long-term rentals

○ Solution: Short-term rental regulations and permit fees

○ Solution: Confirm that zoning and codes allow multi-family development and adjust as necessary

○ Solution: explore incentives for developing multifamily units

○ solution: Permanent/longest timeline for affordable units before converting to market-rate

○ solution: Community Land Trusts

https://data.census.gov/table/ACSDT5Y2023.B25004?g=050XX00US53045
https://data.census.gov/table/ACSDP5Y2023.DP04?g=050XX00US53045


Policy Problem: environmental health risks

Policy Solution 1: promote education & take advantage of programs
● Indoor pollution education & Abatement
● Energy retrofits/weatherization

Policy Solution 2: Clean up pollution before building
● Review WA Dept of ecology’s list of contaminated sites before approving building permits in polluted areas
● Ensure polluters Clean up sites they contaminated

Policy Solution 3: consider climate change in planning development
● Review building sites for climate impacts before issuing permits (flooding, long-range sea level rise, etc.)
● Incentivize development in appropriate areas (above sea level, lots without mature forest, etc.)
● disincentivize clearcut logging to prevent landslides, erosion, windfall
● Incentivize regenerative agriculture/food growing in housing developments 
● Allow compost toilets / encourage grey water systems to conserve resources and lower price of development
● Foreclosures: Right of 1st refusal to affordable housing

● Indoor examples: mold, Lead Paint, low air quality, extreme temperatures
● Outdoor examples: septic system failure, flooding, landslides/erosion, contamination

https://apps.ecology.wa.gov/cleanupsearch/reports/cleanup/contaminated?County=Mason


SUmmary of Recommended Housing Policies with Housing checklist referencesSUmmary of Recommended Housing Policies with Housing checklist references
1. INcrease housing availability (A, b, C, F, G, H, Public participation A)

a. Allow/incentivize Smaller units/lots and higher densities (especially multifamily housing & tiny homes) (a, B, C, f, g, H)
b. enact  short-term rental regulations and permit fees (F, G, H)

2. Support housing affordability directly(A, b, C, F, G, H, public participation A)
a. incentivize a Wide variety of housing types and sizes (e.g. multifamily units pay lower impact/hookup fees) (a, B, C, f, G, H)
b. Incentivize affordable housing specifically (e.g. subsidized  housing, Permanent supportive housing, expedited permitting process, etc.) (F, G, H)
c. prioritize  affordable housing that has longer lengths of affordability (F, G, H)
d. Seek out public funding opportunities for affordable housing development & maintenance (F, G, H)
e. Appeal HUD income limits (F, G, H)
f. Require market-rate developers to contribute more to subsidize affordable developers (F, H)
g. Support community land trusts (A, B, C, F, H)

3. Collect locally appropriate data on rental costs in mason county (directly or in partnership) & incorporate into policy (F, G, H, PUblic Participation A)
4. Take advantage of state requirements/updates to encourage affordable housing (F, G, H, Public participation A)

a. Update policies and regulations to be consistent with latest state laws (F, G, H)
b. Leverage affordable housing financing (local funding helps county to be higher priority in state funding pool) (F, G, H)

5. Work with state legislators on legislative change (F, G, H, Public Participation A)
a. constitutional amendment to tax second homes at a higher rate (with exemption for long-term rentals) (F, G, H)
b. legalize living in rvs/tiny homes on axles on private property  (F, G, H, Public Participation A)

6. Make opportunities accessible to BIPOC (language, partners, leadership diversity, culture shift/training) (G, H, public participation A)
7. Make progress on ending racial disparities (tracking tools, regular review schedule, regularly adjust policies appropriately)(G, H, PUblic Part. A)
8. Promote housing health education & take advantage of existing programs (e.g. lead abatement, weatherization/retrofitting)(F, G, H, COnsistency B, PP. A)
9. Address environmental and climate hazards in development (F, G, H, Consistency B, Public Participation A)

Note: Numbers do not 
indicate any order/priority. 
They are there for ease of 
referencing policies.

https://deptofcommerce.app.box.com/s/tx9v2m3jlk2rw5hdz2m3h6k9px830otr
https://deptofcommerce.app.box.com/s/tx9v2m3jlk2rw5hdz2m3h6k9px830otr


Q & A



Additional Data Maps 
to guide policy Decisions







Additional Resources & Definitions



●  Municipal Research and Services Center of Washington - MRSC
○ Building affordable housing through community land trusts - Link
○ Affordable housing techniques and incentives - Link

● Department of commerce
○ MANUFACTURED/MOBILE HOME COMMUNITY PRESERVATION FOR LOCAL GOVERNMENTS - Link

● City of Port Townsend
○ Tiny Houses On Wheels (THOWs) as Accessory Dwelling Units - Link

● Northwest community land trust coalition
○ Shared Equity Homeownership: Community Land Trusts - Link

Resources for Affordable housing policy

https://mrsc.org
https://mrsc.org/stay-informed/mrsc-insight/september-2023/community-land-trusts
https://mrsc.org/explore-topics/housing-homelessness/housing/affordable-housing-techniques
https://deptofcommerce.app.box.com/s/g4f6cqlvc3swljjk6y7hl1sej1pm2zjt
https://cityofpt.us/sites/default/files/fileattachments/planning_and_community_development/page/22440/thow_faq_final_6_27_23.pdf
https://app.leg.wa.gov/committeeschedules/Home/Document/167419


National Association of Homebuilders: numbers behind the chart

Source: “The Economic Impact of Home 
Building in a Typical Local Area: 
Comparing Costs to Revenue for Local 
Governments” 
National Association of Homebuilders 
Housing Policy Department
https://www.nahb.org/-/media/NAHB/news-
and-economics/docs/housing-economics/e
conomic-impact/economic-impact-local-are
a-comparing-costs-2015.pdf

NOTE: This data shows an “average local 
area.” A custom cost-revenue analysis is 
available for specific projects in a local 
jurisdiction for a fee.

https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-comparing-costs-2015.pdf
https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-comparing-costs-2015.pdf
https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-comparing-costs-2015.pdf
https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-comparing-costs-2015.pdf


Source: “Guidance and Data for Updating Housing Elements: HB1220 Webinar #1” 
by Laura Hodgson, Commerce Growth Management Services, et al
Department of Commerce April 2023
https://deptofcommerce.app.box.com/s/j348q3sh9jhmwedb6uyvwkr51njd9kw8 

https://deptofcommerce.app.box.com/s/j348q3sh9jhmwedb6uyvwkr51njd9kw8


Source: “Guidance and Data for Updating Housing Elements: HB1220 Webinar #1” 
by Laura Hodgson, Commerce Growth Management Services, et al
Department of Commerce April 2023
https://deptofcommerce.app.box.com/s/j348q3sh9jhmwedb6uyvwkr51njd9kw8 

https://deptofcommerce.app.box.com/s/j348q3sh9jhmwedb6uyvwkr51njd9kw8

