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Foreword

This current housing situation report has been
prepared for the assistance and guidance of the
Department of Housing and Urban Development in
its operations. The factual infor:nation, find-
ings, and conclusions may be useful also to
builders, mortgagees, and other concerned with
1ocal housing problems and t,rends. The report
does not purport to make determlnations with
respect to the acceptability of any particular
mortgage insurance proposals that may be under
considerati.on in the subject 1oca1ity.

The factual framework for this analysi_s was
developed by staff economist John Taylor on
the basis of information available from both
1ocal and national sources. Subsequent market
developments may, of course, occasion modifi-
cati-ons in the conclusions of this report.
The prospective demand estimates suggested
in the report are based upon an evaluation
of the factors available as of April L, 1973.
They should not be construed as forecastsof building activi.ty, but rather as estimatesof the prospective housing production which
would maintain a reasonable balance in dernand_
supply relationships under conditj-ons analyzedfor the April L, L973 date.

DepartmenE of Housing and Urban Development
Economic and Market Analysis Division

Seattle Area Office



TTIE CURRENT HOUSING MARKET SITUATION
SEATTLE-EVERETT WASHINGTON

AS OF APRIL 1 L973

The Seattle-Everett, I{ashington, Housing Market Area (llMA) is

defined as King and Snohomish Countj-es. This defini-tion is identical

with the Office of Management and Budget definition of the Seartle-

Everett Standard Metropolitan Statistical Area (SMSA).

Economic Base

The Seattle-Everett HMA is the principal industrial, commercial
and financial center in the state of washington. The largest single
industry ln the area is the aerospace equipment industry, which over-
shadows an otherrnrise diversified industrial base. Next to the volatile
aerospace industry, port-related transportation, commercial, and
financial activities are the most important to the areats economy.

ijmploymenr Trenri and jrrospects

The circunstiinces surrounding the local ec.onomic boom of the late
1960ts and the r':ubsequent recession of 1970-197l:- are well documented.
Fueled by a rapidly expanding aerospace industry and a booming nati-onal
economy ' I^lage and salary nonagricultural employrnent grew at an average
rate of 35,700.jobs (7.4 percent) e year between 1965 and 1969. Be-
ginning in 1969, effects of a national recession were superimposed
localIy on an already severely affected aerospace industr-1,. Employment
began to decline in this industry tocally ir-r 1968, and the decline con-
tinued into 1971. These job losses and the national recession resulted
in employment declines in all local emplolrment categories except govern-
ment in both 1970 and 1971. Nonagricultural wage and salary employment
fell frour an average 559,800 during 1959 to 489,800 duri-ng L971, a
total drop of 701000. Table i shows a detailed presentation of employ-
ment trends.
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'i'he local c<'"onomic- downtrrrn had run its course by late 197l.
Ntrnirgricirltura.l wage and slrltrry employment averaged 5O2, 100 during
1972, an incre:lst- of 12,300 over 1971. Most of the gains occurred
in the nonmanufacturing categories of trade, finance, services, and
governmeni. Thrr principal gainers in the manufacturing sector \,nere
machinery, lumber and wood products, and aerospace. Continued
rehiring in the aircraft industry, resulting from increased c.onrnercial
orders and government contracts, an improved national economy, and
renewed confidence in the local- economy, are responsible for the employ-
ment gains.

The current recovery is expected to continue through L974. The
aerospace industry expects employment increases through L973, leveling
off at about 51,000 jobs in 1974,less than one-half the 1968 emproyment
leve1. The metals and rnachinery and mi.;'ellaneous manufacturing cate-
gories ai'c expected to add jobs as weli. Most of the anticipatecl
increase in employrnent over the forecast period will occur in the non-
manufacturing categories, particularly services, trade, government,
finance and transportation.

During the 1970-L97L recession, the civilian labor force dropped
froni 655,400 in 1969 to 624,900 during L972. Parr of rhe declins repre-
sents out-migration, but a substantial part is explained by an overall
decrease in the labor force participation rate. I,iith renewed confidence
in the local economy and improved employoent opportunities, the civilian
labor force appears to be rising once again, although at a much slower
rate Ehan during the mid-1960ts. It is anticipated that, for the fiscal
year ending June 30, 1975, the civilian labor force may reach an average
of 647,000, of which 6L7,4OO wil-1 be employed and 35,600 (5.5 percent)
will be unemployed (the averege unempl,olrment rate during 1972 was ten
percent). Nonagricirlrural wage and salary ernployment might nrrmber about
548,500, ro'ith manufacLuring employment at a level of about 12L,800 and
nonm;inu i'.rc turing t,in^ ioymenc approximately 426 ,7O0.

Elgrly !4q.qme

Despite the rec:ent recession, annual median family income rose
between 1969 and 7973. Even though many workers were unemployed, those
with jobs en-joyed rising wages ar,d salaries, particularly since 197L.
Median income for all fanilies rose from $i2,250 in 1969 to an estimated
$14,950 in 1973; incomes r two- or more-person renter househords rose
from $8,850 to $1.-800 during the same four-year period. Table II shows
the i-ncotire distributiorr ic;r all .'amilies and two- or more-person renter
households for the year 1969 and the anticipated level for ';973.
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Demographic. Factors

Populatioq

The total population of the Seattle-Everett HMA grew from
1,107,2L3 in April 1960 to L,42l,869 in April Lg7O, an average annual
increase of 37.1465 (2.5 percent). The rate of growth rikely was much
higher beEween 1964 and L969, the employnent boom years. The 1970
population probably represents a slight decrease from early 1969 and
this decrease likely continued through 1970 before stabllizing in L971.
By the end of 797r, however, the improving economy qras once again able
to support population growth and total l{MA populatit.,n reachecl an
estimaterl r,4511300 as of April l, t973, an average annual increase of
9,800 (0.7 percent) over the April 1970 level.

Between 1960 and L97o, King countyrs population grew fr:om 935,014
to 1,L56,633' an average annuar increase of 22,L62 (2.1 per.:ent); the
population of Snohomish County increased from L72,L99 to 265,236 during
the same period, an average annual change of 91304 (4.3 per,ent). Popu-
lation growth since 1970 has slowed in both counties, King growing by
5,450 (0.5 perce;rr) a year to L,173,000 as of April 1, 1973, and
Snolromish growing by 4,350 (1.6 percent) per year to 27Br3OO.

The continuing improvement in the local economy over the next two
years should support further population increase in the HMA, although
at a lesser rate than during the decade of the 1960ts. rt is antici-
pated that the total HMA population will grow at the average annual
rate of 26,700 (1.8 percenr) to an April 1, 1975 population of
I '504,700. King county's population shourd reach L,2L2,200 by April
1975 anci Snohomish is expected to reach zg2,5oo. See tabre rrr for a
detai letl ,rreg6-r'r*ttlior, oI poiri-r iion a1<] househol.d trenils.

Househoi,d:;

There were approxirnately 49o,5oo households in the HMA as of
April l, 1973, an aver:age annuirl increase of 5,750 (1.2 percent) since
April 1970 when the census counted 473,222 households in the two
counties. The number of households grew at the rate of 11,341 per
year (2-7 percent) between 1960 and 1970. The rate of growth in house-
holds since 1970 has been greater than that for populat-r.on because of
a relatively large decline in the average number oi p.rrors per
households.

This drop in irousehold size was made possible, rn part, by a
large s:;pply of available vacant horising units, p.rrticui-ar1-y rentalunits, at 1ow prices and rencs wiiic.h encouraged new househoid forma-
tion. A drop in the birth rate was aiso a contributing factor.
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Based on the expected rate of population growth and a continuir-rg

decline in the average ;rousehold size, households in the HMA are
expected to numLrer about 512,800 by April 1, 7975, whit-h re.presents
an average annr-ra1 increase of 111150 (2.2 percent). The number of
households in King county is expected to increase by 8,850 annually
over the next two years while Snohomish should add abor,rt 2,300
households over the same period.

Componen

Housing Inventorv

ts of the lnventory

uogung-_Eloct and occupancy. The current inventory of housing
urrits in the HMA is estimated to number 525,800, an increase of
12,600 units since April L97o. This total change resulted from the
completion of 241550 new units, the net addition of 11150 mobile homes,
and the net loss of 13r100 uni.ts through demolition and other causes.
About 490,500 housing units are occupied, of which 311,600 (63.5 per-
cerrt) are owned and 1781900 (36.5 percent) are rented. The proportion
of renter occupied units has risen since 7970, continuing a trend
established during the late 1960's. see table rV for tenure and
vacancy trends.

Vacancies. Currently, an estimated 35,300 housing units in the
HI"IA are vacant. Available vacant units number about 21,300, [excluding
most of the FIIA inventory of acquired properties (abouc 4,900 units)l
of which 5,700 are available for sale (a 1.8 percent sales vacancy
rate) and 15,600 are available for rent (an 8.0 percent rental vacancy
rirte). Tn compari-son, the 1970 (ensus recorded 301183 available
vacant uni.ts,4,957 for sale (1.5 percent vacancy rate) and 25,226 for
rent (a 13.2 percent vacancy rate). Vacancy rates during the interven-
ing three years were higher, having risen in 1970 and 1971 to as high
as 2.7 percent for sales housing and 16.0 percent for rental housing.
Most of this increase in v;,icant uniEs can be accounted for, numer:ically
at least, by net addi-tions to the inventory over these years, with the
remainder attributable to a small net loss of households. During 1972
and the first three months of L973, the vacancy rates in both sales
and rental housing dropped sharply as new construction volume reached
1ow levels and household growth resumed.

An examination of table IV will reveal a substantial increase in
the ,other vacant unitstr category, reversing an apparent downward trend
between April 1960 and April L970. This change is th,. result of an
increase of about 4,500 uniEs in the FHA inventory of acquired proper-
ties si-nce April L970, most of which are not yet available for sale or
rent. The total number of vacant units in the "other" category is
estimated to be 14,000. see tables rv and rva for a presentation of
tenure and vacancy trends.
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t{ousing Mzrrke t

Sales Market. Thcr sales market in the HI"IA h:rs shown dram;ltic
improvement in both the 1evel of activity and price. Althougtr
supported in part by new household formation, most of the high level
of home buylng has been the result of famllies trading one house for
another, generally of higher vaIue. This high proportion of rrading
explains how a relatively high sales vacancy rate of 1.8 percent can
be compatible with record or near record home sales activity.

Prices appear to be rising somewhat after a period of stagnation
and even decline in 1970 and 1971. The most popular price ranges for
existing homes appear to be between $201000 and $241000, and berween
$30,000 and $40,000. Mosr sales of higher priced homes are in Seattle
and on the east side of Lake Washington. Financing, generally, is not
a problem except in the under $201000 existing home market.

The market for newly constructed homes is improving as well.
Although new construction activlty during L972 was Lc,l.r, the percent
of speculatively built houses that were unsold at the end of the year
was lower than in either of the thro preceding years. (See table VI).
construction volume i.ncreased during the first quarter of. L973, the
first such lncrease since 1968. Most new homes are valued in the
$28,000-$35r000 range. High construction and land costs have combined
Eo allow reasonably priced homes to be built only in outlying suburbs
and rural areas.

One of the more dr.amatic developments in the sales market during
the last three years has been the rapid increase in the number of
condominium units introduced in the HI"IA, including a substantial
number of conversions of luxury rental projects into condominiums.
BeEween April 1, 1970 and April 1, L973, L,7O2 condominium units were
recorded in King county (no couparable information is available in
Snohomish county). over 1,100 of these hrere recorded in seattle, a
large proportion or which were conversions. The prices on these range
from $30,000 to over $100,000. sales have been fairly good with the
exception of projects located in downtown Seattle where vacancies are
high. The remainder are primarily newly constructed garden-style
projects located on the east side of Lake washington. prices for
these latter units start as low as $23,000.

The FIIA inventory of acquired properties currently totals about
5,150 in the HMA, of which only about 2oo are availlble for sa1e. The
inventory in King county numbers 31665, of which 2,430 are in Seattle,
and srchomish county accounts for ths remaining 1,485. The i-nventory
numbered onfy 327 at the end of L969, but increased by 11000 during
L970, by alrnost 2,000 during 1971 and by 1,700 during L972. The rate
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()f increas€' hils clc,'reased t, 65 per month during rhe first quarterttf L973. The pr.rperties are relatively evenly ,li"t.ibrtc:d throughoutthc' III,IA altht'rugh a disproportionately high number are r.t:ated in
'Srrohomish county and relatively f ew are I ound on the east side ofLake l^lashington. The vast majority c.,f properties are valued between$15,000 and $20,000 once they have been renovated and placed on themarket. The sales experience of these properties has ieen very goodbecause of their excellent condition and reasonable prices. Tire rateat whic:lr the properties have been made ready for sale wi].1 be increas-ing during L973, the effect of increased staff and of mechanizationof the repair processing. About 1,700 properties are either in theconstruction or the bid stages of processing at the present time. Themarketing of this large number of properties will maintain a fairlyhigh sales vacancy rate through r914, particularly in the under
$201000 price range, possibly to the point of excess unress care istaken i-n when and where these units are made avairable.

"@g.Therenta1markethasimprovedconsiderab1yduring the last 15 months. rn this period the vacancy i.a.-"i-"".ir_able rental units has been halved. lltto,rgh an overall state of demancl-supply balance has yet to be achieved in the HMA as a whole, many
submarkets exhibit low vacancies in certain types of units. The weak_est areas of the market remain units i.n order projects, patticularly inefficiency and one-bedroom units in seattl., rrrd all types of units inthe Lynnwood area. Those rents, which were cut substantially in 1970and 1971, have been raised in the last three months in most ur",r",although rent levels generally remain 10 to 15 percent below their 1969levels' Typical April 1973 shelter rentrs in recently built two-bedroomunits range from $r55 to $165, but are 1ike1y to be iaised again in thenear future. Newer buildings having such amenities as swimming pootsand recreatLonal facilities, carpeting, drapes and modern appliancesare renting well. rome projects, howeve,r, i.. suffering frlm design,location' or management problems, thus contributing to the high overallrental vacancy rate.

_-_, Mobile Home Market. Mobile home sales sufferecr during the 1970-
1971 recessi.on as did other forms of housi.ng. Between the 1950 andla70 Censuses' the inventory of mobile homes in the HI,IA increased atthe average rate of 683 a year. Since April Lg7o, however, that rateof increase has fa11en to 385. sales increased during L972 and, byearly 1973 had reached pre-1970 levers. Mobile home park speces arein ample supply. Park spaces were over-produced in the latl 1960!sand this excess supply has yet to be absorbed. Higher constructionstandards and code requirements have increased mobile home prices inthe last three years by about 20 percent. An important probrem inthis industry appears to be some difficulty encountered Ly buyers i.nobtaining credit.
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Seattle-Everef t HI"IA Submarkets

The HltA has been divided into 10 subrrarkets in an atrempr ro
reflect, more closely, geographical growth and housing patterns, and
more clearly describe the condition of the housing market in King
and snohomish counties. The 10 markets are groups of census tracts
and may be described as follows:

King Countv

North Seattle City of Seattle north of the ship canal
(census tracts 1-54);

Central Seattle City south of the ship canal and north
of Yesler Way (census tracts 55-88);

South Seattle City south of Yesler Way, including west
Seattle (census rracts 89-121);

King County roughly south of a line drawn
east from the southern boundary of Seattle
to the eastern boundary of the county
(census tracts 25L-320, 330, 331) ;

South King County

East King County That portion of the county lying east of
Lake Washington, north of Renton and south
of the Sarnmamish River (census tracts 219-
250, 327-329);

North King County King County north of the Seattle City
limits and the Sanrnamish River (r ,nsus
tracts 2OL-2L8); This submarker is in-
tended for combination with the southwest
and southeast Snohomish County Submarkets
to produce a meaningful market area;

Snohomish Countv

Southwest Snohornish T'ne southwestern corner of the county
rncluding Elmonds, Lynnwood and Mountlake
Terrace (census tracts 502-517, 519);
intended for combj-nation with North King
County Sub@rket to produce a meaningful
market area;

Fuerett City plus the iime irately surround-
if.g urban area (census tracts 4OL-42C, 501,
5.r8, 520, 525);

Everett
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Snohomj-sh County (Continued)

Southeast Snohomish

North Snohomish

Southeastern part of the county inclrrcling
the towns of Snohomish and Monroe (census
tracts 52L-524, 527, 538) ;

The northern one-half of the county
including Marysville, Arlington and
Stanwood (census tracts 527-537).

North Seattle. North Seattle has been the strongest of the three
Seattle submarkets in recent years in terms of fewer vacancies, greater
real estate activity, and more stable price and rent 1eve1s. This sub-
market is relatively free of industrial land use, enjoys easy access to
employment centers in seattle and the stability afforded by the
University of trlashington. Neighborhoods range from moderate income
areas to some of the more affluent in the city. Both the sales and
rental vacancy rates in this submarket were below those for the city
as a whole and rose less during 1970 and Lg7L. Likewise, the housing
market has strengthened in this submarket more rapidly than elsewhere
in the city during the last 15 months. Sales volume reacl'red ve-ry high
leve1s during the first three months of 7973 and the average sales
price rose to about $23,500 in March, up $2,000 in the last six months.
There is very 1itt1e new home construction in this submarket, however,
thus most sales involve existing houses. Most of the increased volume
appears to hirve been in houses priced over $20,000. one of the causes
of this phenomenon is the supply and cost of non-FHA financing available
to buyers of houses priced under $20,000.

A large proportion of the new condominium units added in the ci-ty
in recent years have been iocated in north Seattle, including some con-
versions of rental units. Sales of these units have been i:.ro<i, with
pri.ces ranging from $32,000 to $3Z,OOO for one-bedroom uni s to $45,000
to $5S1000 for three-bedroom units. Most in this market aiea are in
garden-sty Ie developments.

The rental market in the North Seattle Submarket is greatly
improved over a year ago. Vacancies in apartments are generally in the
four to six percent range and vacant houses available for rent are
scarce. Rents for two-bedroom units range from $125 in older buildings
to $240 in new semi-luxury garden projects. Most of the recently built
two-bedroom apartments rent for $160-$170 (shelter rent) while sma1l
two-bedroom houses typically rent from $150-$165.

Central Seattle. This submarket is probably the most diverse in
the@rhoodsrangingfromtheverypoortotheu1tra-
affluent, from old homes and apartments to new high-rise apartments
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artd condomlnitrins. The sales market j,n this area appears to be quite
strong, particularly in the established neighborhoods of older homers
on Queen Anne Hil1, north Capitol Hi11, and in }lagnolia. Houses are
selling after brief market exposure at prlces ranging from $25,000 ro
$35,000, wlth view and waterfront propertles at much higher prices.

A large number of condominiums exist in the submarket, including
a mrmber of dorntown high-rlse structures. These latter structures
are not selling well at present and are generally priced fron $50 1000
to well over $100,000. others are either under construction or are
planned. The concensus on the subject appears to be that as more are
built in the area their popularity will increase. Condominiums else-
where in the submarket generally have been successful.

The rental market in the Central Seattle Submarket continues to
show signs of weakness in some areas, particularly on capitol Hill.
In this area, a large number of efficiency and one-bedroom units are
vacant in older buildlngs at rents from $75 to $100. Two- and three-
bedroom units generally are full. Vacancies are also very high in
the old downtown hotels and rooming houses primarily catering to
single, adult males. Newer apartments in the luxury class with views
on capitol and Queen Anne Hil1s and in Magnoli-a are generarly fu1l.

South Seattle. The South Seattle Subuarket is divided by the
Duwamish River and industrial area inio two fairly distinct neighbor-
hoods, traditionally called lJest seattle and south seattre. west
Seattle is a comfortable middle-class residential area, while south
Seattle is a generally less prosperous area and has relatively larger
mtnority concentrations. Generally, population levels in this sub-
market reflect emploSrment in the nanufacturing industries concentrated
there, while the rest of the city more closely reflects employurent in
nonmanufacturing industries. As noted in the economic base section of
thls report, the majorlty of the employment gains in the HMA since
1971 have occurred in the nonmanufacturing sector.

This entire submarket was greatly affected by the recession of
1970-197L because of its proximity to several aerospace employment
centers. The vacancy rate in single-family sales housi-ng approached
three percent in early 1971 and rempined high in early Lg7Z. The
sales market is slowly improving, though not as rapidly as in the rest
of the city. sales vefrrmg i.s increasing gradually, as are prices.
The average sal-es price in this subrnarke : is $22r75o, slightly less
than in North Seattle.

The rental market was alsc ,rard hit by the recessi-on. The L972
Postal Vacancy Survey, taken in Eebruary 1972, indicated as apartment
vacancy rate of 18.6 percent. Si. :e then, improvement has been gradual
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and steady. An excess supply of one-bedroom units in older projects
continrres, however. Rent levels in this submarket are usually
compatible with those in north Seattle, r'rith the exception of a lar:ger
number of low-rent units, mostly- in the north and easter:n portion of
the submar:ket.

.. .,r.4 I(i-S_tc,llnt-y.. The South King County Submark.t. as defined
by this analysis, is the largest subrnarket in the Iil{A in both area and
populati.on, rt is suf ficiently homogeneous, however, to rencler the
analysis of it as a single submarket meaningful- A11 btrt the sparsely
settled eastern portion of the submarket is strongly inflcrenced by the
aerospace industry, there being major Boeing Company facitities in
Renton, Kent, and Auburn, the three major population centers. These
cj.ties and the various neighborhoods in the unincorporatei areas
differ in only a few respects and can be lumped together for analyti-
ca1 purposes.

The sales market in this area was one of the first to be affected
by the recession. rn April 1970 the sales vacancy rate L,as 2.2 per-
ceDtr the highest in King county. continued new home construction
durlng 1970 contribured to the high vacancy rate into 1971. The FHA
unsold rnventory survey found the percentage of homes speculatively
brr-i.l"t <luring 1970, unsold at the end of the year, to be a high 29
pr:rcent. This rate had declined to 27 percent at ttre end of 1971 on a
greatly reduced construction volume. The sales vacancy rate stabil ized
during 797L, and in 1972 showed signs of improvement as aerospace
emp.loyment began to rise. Thc sales marlcet has improved the. most in
the Renton area where the rnajor:ity of the rehiring by Boeing has
occurrcd. The market j"s the sof test in Auburn, which i.s farthest f rom
tlrr. center nl emp toymenl ga in.

About 30 percent oi- the FtlA inventory of acquirecl propertit:s in
Kirrg ()i,runty is located .n this submarket. These acquired properties
.rro generally valued betweer: S.4,000 and $19,000. Most existing homes
are selling in the 520,000 - $251000 range, however, and nairy buyers
r^rere previously renters. New home sales have improved recently a1so.
The most recent FHA Unsold Inventory Survelr showed that the pefcent of
speculative houses built during L972, unsold at the end of the year,
was down to eight percent on a volume more rhan doubte the previous
year. sales prices for unassisted new homes begin at $241000 buE most
are priced in the 528,000 - $35,000 range. Until recentl,y, a large
volume of HUD subsidized sales houslng was being supplied in this
marlcet, generally in rhe $17,500 - $21,500 price range.

L970
HMA;

The rental market vi:n:i ve;) h,trclhit by the r:r:cession. By April
the renE.al vacancy rate stooci ar 18.3 percent, the highest j-n the
the rate in apartments.ras 22.5 perc:ent according i,; the postal
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vacancy survey. The apartnent vacancy rate was 26.9 pereent in the
Renton-Kent-Auburn atea. Succeeding vaeancy surveys have shown a
downtrend in rentatr vacancie.s tn thls suhmarket. The current rental
vacancy rate probabl-y ts about 6.5 to 7.0 percent. Ivlost vacancies
are tn one-bedroom unl.ts wtth two- and three-bedroom unl-ts ln
balanced supply. Rents were reduced during the recession but have
been raised in recent months. The typical shelter rent for two-
bedroom apartments is currently about $fSO - $165. These rents are
slightly belour 1968 leveIs and llkely wi-ll be raised 10 - 15 percent
during 1973.

East King County. This submarket is one of the strongest in
the Hl{A ln terms of sales volume for both exlsting houses and new
construction. The sal-es vacancy rate has remained below that for the
HI'IA for the last three years. Thls rate probably did not exeeed 1.8
percent in East King County during L97L. By April 1973 the sales
merket has reached a state of denand-supply balance once agal-n. Sales
volume is high, vacancies low, and most houses are se11lng after short
periods of market exposure. One reason for the strong sal-es market is
that a high proportion of households in the submarket with incomes in
the upper brackets and, as a group, thls class r^Ias not severel-y
affected by the recession. The average sales price of existing homes
in this submarket is $30,000 and reflects these higher incomes.

The narket for new homes was better in this submarket during 1972
than in any other. The 1973 FIIA Unsold Inventory Survey showed that
building volume in subdivisions in East King County was more than
doubl-e that in any other submarket. Al-though the proportion unsold at
the end of the year was 26 percent, it represents an improvement over
29 percent on about one-half the construction vol-ume recorded by the
1972 survey. The average sales price of new homes being built in this
submarket is in the $30,000 - $35,000 price range, while a compara-
tive1y large number of new homes have been built at prices over
$401000. A large proportLon of the new higher pri-ced sales housing
has been in condominlum projects. About 450 new condomi.niun units
have been recorded in East King County since April 1, 1970, mostly ln
Bellevue (114) and Kirkland (201). These projects are generally tow-n-
house or garden style l-ocated on waterfront property. Sales prices
typically start at $35,000, although some units have been buLlt in the
$25,000 - $30,000 range. Absorption of these units has been good.

The rental narket in East Klng County was more severely lmpacted
by the recession than was the sales narket. Vacancles in rental unlts
reached as high as 20 percent in 1971. By early L972, however, this
rate had been halved and, currently, the rental- narket in this area is
ln demand-suppI-y bal-ance. Vacancles general-ly increase, hor,rever, the
farther east one Doves from Lake I'Iashlngton. Rent l-evels are somewhat
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higher on average than in other suburban areao of the HMA, there beinga number of semi-luxury weterfront projects loeated here. But gener-
ally, shelter rents of two-hedroom units eluster in the $160 - 5175range. As el-sewh.ere, these rents ltkely will be increased 10 to 15
percent durl.ng L973.

North King County-Sou thwe,st S County . These two sub-markets are most use fu11y discussed together. Housing in NorEh King
County and south snohomish County are reasonably good substltutes for
one another. The subrnarkets have been defined separatel-y to allonr the
surrmation of data to county total-s. When discussed together, they will
be collectively referred to as the rrNorthend Submarket.rr The sales
market in the Northend has been one of the strongest in the HMA. The
King County portl-on exhibits a strong market for existing homes, whil-ethe Snohomish County portion has experienced heavy new home construc-tion activity. The King county portlon seems to be a particul_arly
attractive area to live in as the sales vacancy rate here rose only
sllght]-y during the recession and has since returned to pre-recesslon
levels. The snohornish county portion, on the other hand, exhibited a
steady increase in vacancy into L972. This portion of the submarket
was greatly influenced by emploSment losses at the Boeing plant at
Paine Fleld near Everett as well as contlnued new home const.ruction
during 1970 and L97L. Since rehirlng at the Paine Field plant startedl-ater than elsewhere in the industry, the recovery in the sales market
was de1-ayed until the last hal-f of L972. Also, the mrmber of FHA
acquired single-fanily properties is qulte high in this area. Most of
these are off the uarket awaiting renovation.

By early 1973, however, the sales rnarket in the entire Northend
was booming. Sales have reached record Ievels and prices have risen.
The average priee of existing hoxoes sales is about $231500, up from
$211500 six uonths ago. The increased volume has been in houses prlced
over $20,000; the loarket for lower-priced homes has been weakened by an
l-nsufflcient supply of conventional financing in this price range.
Most new homes built recently in this submarket have been priced
between $20,000 and $27,500.

The rental uarket in the Northend was heavily impacted by the
recession. A large nurnber of apartments were built here, particularly
i-n Lynnwood, in the late 1960rs, and these were among the first to be'
vacated in 1970. The submarketrs location midway between the employ-
ment centers of Everett and Seattle put it at a tonpetitive disadvan-
tage vis-a-vi"s more conveniently located areas as the rental market in
the HI"IA weakened. The market has inproved since 1971 although Lynnwood
continues to have a renLal vacancy factor of over ten percent. The
rents in this area are still at greatly reduced l-evels because of the
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high vacancy factor. Two-bedroom apartments typically are renting
for $135 to $150. On the other hand, occupancy in North King County,
which ls closer to earpl-oyment centerb ln Seattl-e, ls muctr better aE
ahout 95 percent.

Everett. The econorny of the Everett area suffered as greatly as
that of south King county, and the recovery has been less rapid. Thus,
during 1971 and early L972, when sales vacancy rates in other parts of
the HIIA were stabilizing or decllning, vacanci.es in sales housing con-
tinued to rise in Everett. In addLtion, the FIIA inventory of acquired
proPertLes rose rapidly as well, and presently numbers over 400. Late
L972 and' early 1973 have shown some impro\rement in sal,es activity and
occuPancy although vacancies remain very high. Most vacant houses are
prlced below $20,000 as is the bulk of the FHA j-nventory. The sale of
these homes probably will be hampered by the same financing problems
plaguing the under-$2o1000 market elsewhere in the HMA. The construc-
tion volume of new homes has improved a little and the unsold
inventory problems of previous years have been overcome.

The rentaL uarket i.n Everett followed the Erend esEablished else-
where in the HI'{A, hitting a higher vacancy factor of about 15 percent
in 1971 and beginning a slow recovery during 1972 and 1973. A
balanced rqarket has yet to be achieved, however. Rents remain at
levels comparable with those in the Lynnwood area.

Southeast S This sparsely settled, rural area did not
escaPe the effects of the recessi.on. The pattern established in the
Auburn and Lynnwood areas rilas repeated in this submarkeL. Being
distant from emplo5nnent centers, the rel-atively new resj-dential areas
in the submarket became less competiti-ve with more centrally located
neighborhoods as the latter developed vacancies. Therefore, Southeast
Snohomlsh should be one of the last submarkets to recover completely.
Most of the homes located here are priced under $251000, the price
1evel most severely inpacted in the HMA.

The rental market in this area exhiblted increasing vacancies
into L972 when other Sno[ronish County subrrarkets r^rere beginning to
improve. Tlne 1-:972 Postal'Vacancy Survey recorded an apartment vacancy
rate of 26.6 percent. This is a rather sual1 market, however, and
i-mprovement should be rapid once it begins.

North snohomlsh countv. The sal-es market in this submarket ls
probably the weakest Ln the HI'lAr partlcul-ar1-y in the Maryeville area.
The sales vacancy rate was a1-ready a very high 3.1 pereent ln April
1970 and has climbed steadily since. This area contains a very laage
number of FHA-acqutred properties. Most of the inventory of 590
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houses here are priced under $221500, including many hrmes previ.-
ously insured under sectlon 235" some irnprovement in che llvel of
denand tr-as been e.vident reeently' but the sal-es ruar:ket in this area
remains Ehe weakest in the IIMA.

The sma11 renEal market in this area has fared oirly s1"ight1y
better than that of southeast snohomlsll county; 1r has shovrn more
improvernent recently. The vacancy rate, horrever, r<=uains high.

Demand for Housins

Taking into conslderation such factors as expecterl continued
economic recovery and empl-olment gains, household growth projecti.ons,
currertt vacancy factors, and prospecti-ve l-osses from ttre inveritory,
it is estimated that there will be demand for about 9,900 new, non-
subsidized housing units ln the seattle-Everett, washingt-on, HMA in
each of the next two years. Best absorption of these,units would be
achieved if 5,800 slngle-famlly and 4,100 units in mulrifamily
structures were built annually. Demand for new units in Klng county
is estimated to total 8r350 units, consisting of 4,800 single-famiry
units and 3r550 units in multifamily structures. The rernaj-ning
denand for 1,550 units would arise from snohomish county, of whlch
11000 would be for single-family hornes. This rlemand estimate repre-
sents a considerable increase over constructi-on 1eve1s in l-971 and
L972 and. is about equal to that in 1970. rE contempl-ates also the
absorption of the large number of excess vacant units in the area
still in existence on the as of date (uniEs over and above !-hose
represented by a 1.4 percent sales vacancy and a 5.5 percerrt rental
vacancy rate, including most of the FHA inventory of acquired pro-
perti-es) by April 1, L975. In addition to the nerr homes ancl apart-
ments discussed here, there is expected to be arr a<ldiLioual demand
for 11200 mobile homes in the HI'IA during the tswo-year forecast perlod.

The annual denand for ner,r sales and rental housing is e>rpected
to approxiT"t. the sales price and rent distribution pr.asented in
Tabl-es VII, VIIa, and VIIb. Generally, the sales demaad is centered
around the $301000 to $351000 price range. Most of the de,irend for
sales housing prieed under $251000 is expected to be satisfied by the
absorption of excess vacant units and some 4,000 IHA-acquired proper-
ties. Part of the demand for houses pr:iced at over: $35,000 will be
satisfied by condominiums. MulElfamlly demand is concentrated at the
lowest achievable gross rents consi.stent rd.'ith such anerrities a$ car-
peting, drapes, modern appltances, and su'fmlng and recreational
facilities.
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Source" Washington State Emplopnent Setwice.
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Table III

ion and Household. Trends
Seattle-Everett w

April
Market Area

J.975

Averase annua]- changes

Components

Populatio{i

HI4A total

Apr. I,
Lg6o

Apr. l,
l-970

Apr. 1,
L973

Apr. 1,

JIl-Soo 1,5o4,Zoo 3L.466 2.5 g.8oo, o.7

l-975 M:mber Pereent

2.1
4.S

,
,

22
9

Aptil-f960-
April I97o

April L97O-
April 1973

Number Pereent

April r9n-
ArtriJ. 1975

Number Percent

26.7OO

Lg1600
T r]-oo

rr1o7,2I3 1.421 ,B5g L 1.8

2,2

King County
Snohomish County

Households

Iil.,iA total

King County
Snohomish County

g3rr014 LrL56 1633 1r173,OOO Lr2L2 r2OOt7z,tgg 2651236 27B,3OO 2g2,5OO
L6z
304

3ro.B14 \T3.zzz 49o.roc 11.34r U- 5.7rO L.2 rl.lro

q

4
4:o o. j
35o L.6

L.6
2.5

2.t
2.5

t
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52rO55

,759
,\63

4o4,5oo
85r90o

,12.Bo0

4zzrsoo
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3gL
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,
t

B

2

,
,

1.1
1.8

2.\
)+.5

B

2
4oo
941

\1275
L)+75

B:o
300,

Source: 1960 and 1970 Censuses of Housing; 1973 and 1975 estlmated by IrUD Area Office EMAD.



Tab1e IV

Tenure and Vacan Trends
Seattle-Everett

HI4A Totals

Hous Market Area

Coun

on

Components

Total housing inventory

Oecupied housing units
Ovrner occupied

Percent of total
Renter oecupied

Percent, of to*"a^I

Vacant housing unitq
Available vacan€/

For sale
Sa1es vaeaney rate

For rent
Rental vacanclr rate

other va(-ant unirJ-/

Apr. 1, APr. I
t96o L97o

392.556 5r3.2oB

Apr. 1, Apr. I, Apr. 1, Apr. I,
L97o L973

\n.t83 43r.3oo

Snohomish Cortty'_

359,81\
A0T86

66.8
l-L9163)+

33.2

32.U+2
19,13rw

1.7
L\'92\

1r.1
13r711

\T3,zzz
toffid

6\.9
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s-;i83w

L.6
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9rBo3

t*)O,JOO

3rr7od
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17Brg00
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5'7OO
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B.o
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307.759
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6j.o
LO7 r7B9

35. o
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L.T
13,681
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2
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7.9 9.5 L3.2

g,3oo \1586 3,\97
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rF66
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2l-r8l+,
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6 .3o6

II

vl

a/ Excludes nearly 4,900 FHA acquired properties.

Includes seasonat units, units rented. or sold awaiting oeeuparlcy, md units held- off the market for
absentee olJners for othe'.' reasons, including trTIA acquired. properties.

Sonree 1960 and 1970 Censuses of Housing1' 1973 estimated by IIUD Area Office EX'IAD.



Table fVa

Rates with and Subseon of

L97O Cenete !11
Sales Rental

Vac 1r

1970 H/S r9n_ n/q 1972 PVS 1973 I\IS

Submarkets

Hl,lA Total

Res. Apts
Mobile

Homes Res. Apts
Mobile

HomeE Res. Apts.

LL 1z1

MoblIe
Homes

Mobi]-e
Apts. Homes

8. r ,.7!-2 w
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3.7

King County
Seattle a/

North Seattleg
Central Seatt].g
South SeattleJ/

South King County
East King County
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o.g
6.t
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2.7 11.8 LL AL l4.o

2.5 rL.I 5.5 1.3 L3.213 :.J 6T t3frTfr*frt7T1
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L.'
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r.4
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\.2fr
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2.5
t+.9

3.0
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2.7
4.0
2.7
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r53',
22.\
Ll+.2
]-2,9

r.8 L3,2 3.3r3d1 r

L3.2

L3.2
11.1
TE
12.l+
9.5

18.3
L5.6
2.9

17. r
7.5
9.5

4.3 3.L r1.9 ro.3
r.5 3.5 rL.4 ,.7fr frT7 m

fr.u.
o.0

B.Z
87
I.T

o
3
9
o
8

0
L2
6.
9.
4.

2
4
2
0

i
L2
13

5

t+.9
tre
l+. r
\.2
6.8

no
8.:

u.t
L3.7

fr
3.q

-

,.oG
3.6

7.L

,.o
4.1+

3.9
2.\
L.9

II.4
18.5
rl+.6
11.9
7.\

14.0
BT
l.3.2
26.6
lI7.6

5.2
T.g
l+.3

3.5
6.7

2.3
l+.8
5.3
3.6
2.5
2.9

9.6
11. 3
).o
7.t
L+.6

8.6Snohomlsh. County
Everetu-
Southwest
Southeast
North

1/ Vacancy rateB for sublBrkets are alerLved frcm, tn tire case of the 1970 Census, the a€Sregatlon of cenBus lracts anal, in the ca8e
- of the postat vacancy surveys, the sggregatlon of postaJ. of*lces, etatio.s anal brancheB; the latter d.o not natch the corplete

geographice.l coverage of the Censua.
a/ ffr! ,,ia:-_ee" and "rentaf," vacancy rates tn the 19?O Census a.re not strlctly cdll)arsble r.lth the vacsncy rates ln "resialences"- and ,epartnents" countett in tle poatal vacancy surveys, The generaL 

"elatloEsh$ 
betlleer the tvo tlryes of estinstes can be

sedn by cc.ryering the 1970 Cenrus slth the 1970 PVs flgufes.
y r"i.""" ".r-r.'r"Lii-i"s leographical co,r"rag.i oa the part of the ws ilate., a portlon of seettle (Bttter Lske iost offlce) has

beeE inc\rdcal t-a the Itorth KinA Col:llty subnarket and i portLo of Kin€ County (Uhite Center post office) has been iaclualedl in the
South Seattle submarket.

Source.. 1!f0 Census and l97Ot L}TL, L972, and l-lfl Postal Vacancy Surveys.
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fable V

Hous Unlts Authorlzed Bul
Seattle-Everett

Locality

HI'IA tota-I
Single-fenilY
[tutifanily

L97L

6,\75w
L1963

5,334
r,EB

t969

18,233-6;88
9 fi62

13,531.
i-r@

7 fi66

3,045--EZ
zrSl+3
L.O59

22L
BsB
733
33E
399
L25
L25

0

w
52

538
498

-16
U+z
L67
l-5g

B

2].,2
78

134
286

3

4
27
o

108E
56

L970

10,043
3.;r7t

l+1569

7.061+
3rLD
3,935

Permits
Itla^rket Area

l+.9l,2
3rO77

1rI35
@
2L5
)+76
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o

W
113

5l+

7
7
0

6z
5E

B

fr
3r

4
2)+T
L6
25
25

0
t5
L5

0
t5
L5

0
2.l:65
2ro39

L27
Bt
83

l+

Jan. -Mar.
1973

1 ,911
L,437

474

1.503
1r135

l+58

1l+2
Tg

T3
2].2
T9
r33

77d
t6
6t+

6E
o

1B
18

0
L2\

29
95
22
ZZ
o

24
G

B

13
13

n

B

8
n

2L
9

L2
8:B
733
L25

20
1-[

6

t972

3t+6I ,

Klng County total
Single-fanily
Mu].tlfarn{Iy

2,LL3
309Iff

2rl+5l
3fr.
L75
r6o
577
10r
t+76

70'
7O

0
1l+B

2g
120

2L
E

6

fr.
,3
o

198
22

L76
25
10
L5
I1
11

0
14
1o

l+

2.7L1+
21257

\y
t\5fr

7O

\w
3r7r'B
Lr22L

952
316
5tz
48z
306
182
L72
L72

o
207
207

o
r27

39
B8
58il
4

4S
37

6
6t
T9
32
fr.
35
o

36
16

n

35
L9
L6

2,69LM
269
Bo
58
t2

835L,

Seattle
Single -famlly
IrtuIt1fanlly

Bellevue
Single-fa'ni \r
I,lultlfanily

Redmond.
Slngle-fnm{ 1Y
MuItlfanlly

Mercer fsland.
Single-fanlly
Multifanr].y

Kent
Single-family
M;ltifanr lJr

Kirkla^ncl
Singl-e-fem'lIY
MuJ-tifamily

Renton
Slngl-e-fanr \r
Ittultlfani].y

Aubu:ln
Slngle-fanily
*o11i3anrly

Bothel,l
Sing1e-fari\y
lftr].tifarnr Iy

Clyde IIiIL
Single-fanily
Iilultifani].y

Issaquah
Single-fani \r
lAr]-tlfq4rIy

King County UnincorP. Area
Single-fanilY
lfLltlfe'ni Ly

Other towns
Sing1e-fami 1Y
Itlultifanily

2,753 1,501@rc

6,'l3Otrw

l.92



Table V (continued)

Locality

Snohomish CountY total
Single-family
Ittultifarnl].y

L969-

t+.5o2
21606
t19%

D onoL.., I ./

2r3\5

L970
Jan. -l4ar.

L973L97a

L,563IF
I2B

Bt
77
10

117
ro[
13

fr
35

0

L972

L.355
1r230

L25

9B
[[
5\

161r
1I

L27
LzL

6

B
U

o

L6
o

L6

l+o
-B
32

B9o
886

)+

L5
13

a

5eh

308
302

6

20
20

n

t+S

Il
't+

e.
29

0

Everett
Single-farnr IY
Multifanily

Edmond.s
Single-family
Multifarnily

I4rnnuood.
Single-faniJql
tvtultifamily

Mountlake Terrace
Single-fanilY
Multifanily

MarysviILe
Single-family
l,{ultifanily

Snohomish
Single-fanilY
Mu]-tifanily

Snohomish Co. Unincorp. Areax
Sing1e-fas'i 1Y
I,ftrltifani Iy

Other touns
Single-fani Iy
Multifardly

@
7'

fii+

Bzt+w
6sr

66
56
10

96
3[
6z

3
3
0

4
I
3

2236.
l:62

l+j2
3
396

ru
L9

5T\

2
2
o

o
o
0

o
o
U

3
1
2

I
o
0

6
6
0

2,)+5,
T,z-E,$

L97

D.
39
10

)+,

1
l+4

L2
L2

o

r c)rcLtLt/

lrrB5
59

20
18

Z

2.1r3
2ro93

20

6Sfi
5

25
25

o

207
207

0

l1

I
o

xlncludes towns of Arlington, Granite Eal1s, Mukilteo and Stanwood.

Source: Bureau of the Census, C-40 Construction Reports and loca1 building
per:nit issuing offices.



Table VI

of FI{A tlnsold !/
SubmarketsArea

. sold

Seattle Was

1 I

reent
Total Unsold unsold

Jan 1
No. scld Spe .ve houses

January I- Io73
No. sold Speculative houses

Total before Percent
units constr. Tot'a1 Unso]Jl unsold

L27 38 Bg 28 31

83 10 73 L6 22

t+g940518
l+rt+ 95 319 27 I

B9l+ T6 ,58 1l+l+ 26

96325\69
3o7 L22 rB7 33 18

1010000
BzT75t2L6
Bf L5 72 L2 LT

TotaI
rrnits

before
ecnstr.

Total
units

before
constr.

I

Percent
Total Unsc]-d unsolclSubmerkets

North Seattle y'

Central SeattLe !
South Seattl. 4
South l(lng

East King

. 
North fJng

S.W. Snohonish

S.E. Snohonlsh

E''rerett

North Snohomlsh

92

6g

8

898

767

3I

?f7

I
L53

6z

92

5'

I
6t=

553

2l+

145

5

100

6z

)+z

32

o

LT6

10\

B

6l+

t

75

\z

L+6

,B

0

29

19

33

44

2o'

76

68

7

20]-

478

,+Z

iBo

11

5L

L2

o

75

185

B

L23

0

33

5

o

26

8:

7

LT

0

L5

3

c

Bg

l+3

0

1l+

o

283

2L\

2L

29

2L

3o

0

L26

292

3l+

57

l_1

IB

7

72

3

53

o

8 TO

7 o

7

!/

?i

covers ar1 known subd.ivisions in whi.ch five or more units were completett during the 12 months precetling the surwey d'ate'

subnexket fi-gures may not a.dd to pubrished. totals beeause of incluiion of condomlniums and townhouses not counted in the

published surveys.

Most of the units in seattle city represent condonriniruns both newly constructed and converted rental units' No data on

condminir.rma were available frorr the lpl2 swwey.

Source LglL, L972 anri 1973 IILA Unso'ld Inventory surrrey-s for King and snohomish counties'



Table VfI

Estimated Annual- Demand for New Nonsubsid.ized Housing
Seattle-Everett, Washingtonr lousing Market Area

April L, 1973 to April L, L975

A. Single-fani \r jroripes

Number
of houses

Pereent
of totalhice cl-ass

Under $ZrrOOo
$e5,ooo - 29,999
30,000 - 3\rggg
3r,000 - 3grggg
4orooo - \\,999
I+5rOoo and. over

700
IrOBO
Lr35o

910
640

r.120
,r8oo

T2
L9
23
t6
Il-
L9

ro0

B

Total

Multifamlty units

Gross
monthly rent

One
Efficiencies bed,room

Three or more
bed.rooms

Two
bedrooms

Unaer $t)+O
$r4o - r49
1r0 - L,g
160 - L69
170 - tTg

L"
9o
,,
3'
2'

535
350

22'
L55
95
6o
6,

1,535

180 -
r90 -
200 -
2ro -
220 -

189
L99
209
2L9
239

500
370
zBo
zto
28O

Lro
B5
5o
3o

3o
25
35

30
20
L'
L5
20

r90

2)+O - 259
260 - 279
2Bo - 2gg
300 - 319
320 and over

Tota]-

10
5

5
6

3'
Lr99o

30
,?

s5

Estimated by HUD Area Office EII{AD.Source:



Table Vffa

Estimated. Annual- Demand for New Nonsubsidized. Housing
King County , Washingtqq

April l, L973 to April l, L97,

A. Single-family houses

Price class

Under $eSrOoO
$e5,ooo - 29,999

3OTOOO - 3)+1999
3r,o0o - 39rggg
l+orooo - \\1999
45rooo and over

Total

a/L-

Number
of houses

Percent
of total

100

Three or more
bed.rooms

6zo
BBo

1r1OO
7ro
440

1.010
rFd6

13
IB
23
t6

9
2L

B. Multifamily unlts

Gross
monthly ren

llnder $I4o
$rt+o - I49
lro - \r9
r5o - l69
170 - L79

One
Efficiencies bed-room

T\ro
bedrooms

1l+o
BS

50
3O
20

)q

t5
20
,?

IBO -
r90 -
200 -
210 -
220 -

IB9
L99
209
2L9
239

t+i5
29'

190
130

Bo
5'
55

440
325
2\'
18'
245

25
20
25

10
10
20

Iro

10
5

5

?

240 - 259
260 - 279
2Bo - 2gg
3oo - 319
320 and. over

Tota]- 350 1r 300

t35
75
)+j
2q

30
lr75o

Source: Estimated by HUD Area Offiee EI4AD



Table VIIb

Estimated Annual Demand. for New Nonsubsidized. Hous
sh Coun'

April L, L973 to April L, L975

A. Sing1e- houses

Nr:rnber
of houses

Und.er

$e5,ooo
30roo0
3rrOO0
4orooo
45rooo

Total

Multifamily units

Price class

$e5,ooo
- 29,999
- 3t+,999
- 39,999
- t+\ 1999
and over

rrooo

One
Efficiencies bed"room

Percent
of total

100

Three or more
bed.rooms

B

20
25
t6
20
11

Bo
200
250
160
200
110

B

Gross
monthly ra

under $1\O
$rl+o - r49
150- tg
160 - t69
I7o - t7g

kt Two
bedrooms

l,
5

5

5
,

l_Bo -
lgo -
200 -
zLO -
220 -

189
L99
209
2t9
239

2trJ)

Bo
55

3'
2'
L5

5

]0

6o
l+j
35
2'
35

-
5

5
l_o

5
5

5
q

m

2l+O - zi9
260 - 279
2Bo - 299
3oo - 3Lg
J2O and. over

Total-

10

Estimated by IIUD Area Office EMAD.

t5
t_o

,
5

235
5

zm

Source:
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