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[bookmark: _Toc427187157]Introduction
[bookmark: _Toc427187158]Planning Process and Report Purpose
[bookmark: _Toc427187159]Planning Mandate and Coordination
In accordance with the Growth Management Act (GMA), the City of Covington is required to adopt and maintain a Comprehensive Plan. A comprehensive plan guides a community’s physical development (land use) over the long term, addresses the entire community and all its values, activities, or functions – housing, employment, transportation, recreation, utilities, etc. – and provides a statement of policy guiding how the community’s desires for growth and character are to be achieved. 
Covington’s first Comprehensive Plan was adopted shortly after the City was incorporated in 1997.  A major update was completed in 2003. The City updated Land Use and Downtown elements in 2012 and adopted the Hawk Property Subarea Plan in 2014. Other minor amendments have been made to individual elements during intervening years. 
The Covington Comprehensive Plan must address a 20-year planning period, and demonstrate an ability to accommodate future growth in the City and its planning area. The City must plan in coordination with King County and neighboring cities through Countywide Planning Policies for King County and through VISION 2040 a regional plan adopted through the Puget Sound Regional Council (PSRC).
The City must now update its comprehensive plan and development regulations to address the 2015-2035 planning period and demonstrate compatibility with state goals and regional plans. The statutory deadline is June 30, 2015; the City anticipates adopting its Comprehensive Plan by December 2015 allowing more time for preparing a compliant, streamlined, and well-designed plan.
 (
Covington’s 2015 Comprehensive Plan Logo
)[image: ]As the City of Covington continues “Growing Towards Greatness” the Comprehensive Plan will guide the physical development of the City, ensure that change is consistent with the community’s vision and principles, and coordinate the provision of public services and amenities to support new growth. 
[bookmark: _Toc427187160]Required and Optional Plan Elements
GMA requires the City to address the following elements in its plan: land use, housing, capital facilities, utilities, transportation, economic development, and parks and recreation. Optional elements include subarea plans or other element topics. 
The existing 2014 Covington Comprehensive Plan consists of twelve elements, seven of which are mandated by the GMA: Land Use, Housing, Transportation, Parks and Recreation, Utilities, Capital Facilities, and Economic Development. The plan also includes four optional elements: Downtown, Environmental, Surface Water Resources, and Natural Hazard Mitigation. Consistent with GMA and SMA the Shoreline Master Program Element is part of the Comprehensive Plan. 
In the Comprehensive Plan Update, the City may choose to combine existing elements to streamline the plan and consolidate related information; the City may also choose to develop selected optional elements that helps it formulate policies and strategies on topics of local concern.
[bookmark: _Toc427187161]Inventory and Purpose of Existing Conditions Report
For each required element, GMA requires an inventory of conditions. This Existing Conditions Report presents current built and natural environment conditions for land use, housing, transportation, economic development, natural environment, capital facilities and utilities, parks, recreation, and open space, and shorelines. This Existing Conditions Report is intended to provide a base of information to support the preparation of the Covington Comprehensive Plan and associated State Environmental Policy Act (SEPA) review documents. This information is expected to be revised as the Comprehensive Plan Update progresses through a public review process in 2015. Additional information about the project can be found at the City’s project website: http://www.covingtonwa.gov/update2015/.
[bookmark: _Toc427187162]Study Area
The study area for the Comprehensive Plan Update is the City limits and assigned Potential Annexation Areas in the King County Urban Growth Area (UGA). The study area for the Comprehensive Plan Update is depicted on Exhibit 1‑1 and includes the following: 
The Covington city limits comprising 6.55 square miles or 4,190 gross acres or 3,320 parcel acres.
Within the UGA, there are two Potential Annexation Areas (PAAs) areas assigned to the City. The Tahoma High School lies to the north on 36.8 acres, and a portion of the Hawk Property lies to the northeast on 80 acres. 
[bookmark: _Ref423589864]Exhibit 1‑1. Study Area
[image: ]
Source: King County Assessor 2015

[bookmark: _Toc427187163]Land Use
[bookmark: _Toc422221481][bookmark: _Toc427187164]Overview
This chapter of the Existing Conditions Report provides information about land use patterns and trends in Covington, including existing land uses, adopted land use plans, zoning, and growth targets. This inventory relies primarily on information from the City of Covington and the King County Assessor. Also presented are population, housing, and job estimates by the Washington State Office of Financial Management (OFM), American Community Survey (ACS), and Employment Security Department (ESD). Growth targets are presented based on the Countywide Planning Policies for King County.
[bookmark: _Toc422221482][bookmark: _Toc427187165]Regulatory Context and Planning Framework
[bookmark: _Toc427187166]Washington State Growth Management Act 
The Washington State Growth Management Act (GMA) contains 13 broad planning goals (Revised Code of Washington [RCW] 36.70A.020) to guide local jurisdictions in determining their vision for the future and in developing plans, regulations, programs and budgets to implement that vision. The 13 planning goals are summarized below:
	Guide growth in urban areas
Reduce sprawl
Encourage an efficient multimodal transportation system
Encourage a variety of housing types including affordable housing
Promote economic development
Recognize property rights
Ensure timely and fair permit procedures
	Protect agricultural, forest, and mineral lands
Retain and enhance open space, protect habitat, and develop parks and recreation facilities
Protect the environment
Ensure adequate public facilities and services
Encourage historic preservation
Foster citizen participation


A fourteenth goal of GMA consists of the goals and policies of the Shoreline Management Act (SMA) as set forth in RCW 90.58.020. 
The most relevant goals for the City’s land use plans include: focusing growth in urban areas where services existing, reducing sprawl, promoting housing and economic development activities while protecting the environment.
The land use element is a central part of the Comprehensive Plan and the implementation of GMA goals. GMA requirements for land use elements include:
RCW 36.70A.070 (1) A land use element designating the proposed general distribution and general location and extent of the uses of land, where appropriate, for agriculture, timber production, housing, commerce, industry, recreation, open spaces, general aviation airports, public utilities, public facilities, and other land uses. The land use element shall include population densities, building intensities, and estimates of future population growth. The land use element shall provide for protection of the quality and quantity of groundwater used for public water supplies. Wherever possible, the land use element should consider utilizing urban planning approaches that promote physical activity. Where applicable, the land use element shall review drainage, flooding, and storm water run-off in the area and nearby jurisdictions and provide guidance for corrective actions to mitigate or cleanse those discharges that pollute waters of the state, including Puget Sound or waters entering Puget Sound.
The Land Use Element in Covington’s Comprehensive Plan will provide for a distribution of land use designed to meet local City visions and needs for residential, employment, recreation, public facilities and other land uses, as well as accommodate the City’s share of growth allocated to it by King County through the Countywide Planning Policies.
[bookmark: _Toc427187167]VISION 2040
In coordination with its member jurisdictions, the Puget Sound Regional Council (PSRC) developed VISION 2040 to provide a regional framework for growth and serve as multi-county planning policies for the purposes of GMA.
Covington is designated as a “Small City”, described as:
The region’s 46 smaller cities and towns … are expected to remain relatively small for the long term. Their locally designated city or town centers provide local job, service, cultural, and housing areas for their communities. These central places should be identified in local comprehensive plans, and become priority areas for future investments and growth at the local level. The Regional Growth Strategy envisions a moderate role for most of these cities in accommodating growth.
Though Covington is designated as a Small City it has grown consistently, even during the Great Recession, and has become a hub for retail, medical services, and other services in southeast King County.
[bookmark: _Toc427187168]Countywide Planning Policies
Comprehensive Plans for all jurisdictions in King County are to be guided by Countywide Planning Policies (CPPs) established per the GMA. The 2012 updated CPPs were ratified by the requisite number of jurisdictions representing a certain percentage of the county population. The CPPs establish housing and job targets for cities and unincorporated King County. Growth is directed into urban growth areas (UGAs) such as cities and potential annexation areas. CPPs also are focused around a centers concept similar to VISION 2040.
[bookmark: _Toc427187169][bookmark: _Toc422221483]History
Prior to European settlement, the Stkamish, Smulkamis, and Skopamish people inhabited the Covington area; eventually these tribes, together with other tribes along the White and Green Rivers, were resettled on the Muckleshoot Reservation, named for the prairie on which the reservation was established. ( (Kershner, 2013); ( Muckleshoot Indian Tribe, 2015))
Covington was originally known for lumber mills on Jenkins and Soos Creeks, and a place where irrigated berry farms and dairies were successful. As with other places in King County, following World War II, the community grew from a rural farming community into a suburb. ( (Kershner, 2013)) 
In 1992, Covington was designated as an Urban Activity Center by King County. Eventually the community advocated for incorporation and Covington became a full-fledged city in 1997.
[bookmark: _Toc427187170]Existing Land Uses
Covington’s current land use pattern is dominated by single family residential, parks and schools, and commercial uses. Vacant land is sizable though some of it is the subject of pending residential and commercial permit activity. See Exhibit 2‑1 and Exhibit 2‑2 for parcel acres and Exhibit 2‑3 for a map.
[bookmark: _Ref423763525][bookmark: _Ref423763522]Exhibit 2‑1.Existing Land Use Categories and Parcel Acres
[image: ]
Source: King County Assessor and City of Covington 2015
Note: 	This exhibit sums parcel acres by current land use activities, and does not include public rights of way.
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	Source: Studio Cascade 2014
	Source: John L Scott 2015
	Source: Studio Cascade 2014


[bookmark: _Ref423583937]Exhibit 2‑2. Existing Land Use Shares
[image: ]
Source: King County Assessor and City of Covington 2015
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[bookmark: _Ref423763563]Exhibit 2‑3. Existing Land Use Map
[image: ]
Source: King County Assessor and City of Covington 2015
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[bookmark: _Toc422221487][bookmark: _Toc427187171]Existing Land Use Designations
[bookmark: _Toc422221488][bookmark: _Toc427187172]City Limits and Potential Annexation Areas
A comprehensive plan under GMA is a generalized coordinated land use policy statement (RCW 36.70A.030 (4)); the land use plan and its accommodation of planned growth is central to the comprehensive plan. 
Future land use designations provided in the Comprehensive Plan as of 2014 are listed below in Exhibit 2‑4 and shown in Exhibit 2‑5. 
[bookmark: _Ref423716260]Exhibit 2‑4. Current (2014) Comprehensive Plan Land Use Designations: Parcel Acres in City Limits
	Land-Use Category
	Parcel Acres
	% of Total

	Single Family: Low, Medium, High
	1,882
	56.3%

	Multifamily
	20
	0.6%

	Downtown (Commercial)
	414
	12.4%

	Neighborhood Commercial
	6
	0.2%

	Community Commercial
	4
	0.1%

	Hawk Property Subarea
	217
	6.5%

	Industrial
	0
	0.0%

	Public Use
	203
	6.1%

	Public Utility
	107
	3.2%

	Urban Separator
	343
	10.3%

	Open Space
	147
	4.4%

	Total
	3,343
	100%


Source: City of Covington 2014
The planned pattern of land use recognizes the pattern of existing uses – single family residential, commercial, public lands and open space predominate. The central features of the Future Land Use Plan – and the main areas of transformation – are Covington’s Downtown and the Hawk Property Subarea, both planned for mixed uses as further described below.
The City is updating its Future Land Use Map in its 2015 Update to recognize more consistently public, parks, and utilities uses. The City also intends to designate lands in its Potential Annexation Areas (PAAs) on the Future Land Use Map. There are two areas assigned as PAAs:
The City adopted a subarea plan in 2014 applying the Hawk Property Subarea designation and implementing zoning to the Lakeside Mine undergoing reclamation, including 80 acres in the PAA.
The Tahoma High School site represents 36.8 acres in the PAA. The present Tahoma High School will become a middle school. A new high school is under construction outside of the Covington planning area.
See the Comprehensive Plan Update under separate cover for a revised Future Land Use Map.
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[bookmark: _Ref423716265]Exhibit 2‑5. Current 2014 Comprehensive Plan: Future Land Use Map
[image: ]
Source: City of Covington 2014
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[bookmark: _Toc427187173]Downtown and Town Center
Covington’s Downtown area is presently in a low rise development pattern with commercial shopping centers predominating.  See Exhibit 2‑6.
[bookmark: _Ref423705416][bookmark: _Ref423705410]Exhibit 2‑6. Covington Town Center Vicinity Aerial and Photos
[image: ]
Source: Google Earth 2015
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	[image: ]

	Source: commercial-development.com 2015
	Studio Cascade 2014
	Studio Cascade 2014


In 2009, Covington completed a Downtown Plan and zoning study to set a new course and vision for the community. The plan addresses core economic development and land use goals: 
Identify a new town center site
Make strategic town center investments
Improve vehicular linkages
Develop a parking study
Provide greater pedestrian connections
Establish new street and building design standards
Consider and support Covington as a regional transportation focal point
The proposed land use pattern is based on a core surrounded by several areas of focus:
The future downtown area should consist of a central Town Center Focus Area developed around a central civic plaza and open space, a new City Hall and/or other community facilities, and a public parking facility/transit center.  Surrounding this Town Center core should be other Mixed Commercial and/or General Commercial focus areas permitting a wide variety of retail, residential, office, service, and public uses.  Surrounding the retail, residential, office, service and public uses should be a less intensive Mixed Housing and Office focus area with a variety of housing and office uses at various levels of density and height. These four inter-related but discreet land use focus areas are described below.  They are (a) Town Center; (b) Mixed Commercial; (c) Mixed Housing and Office; and (d) General Commercial.
Downtown Element, 2014
The vision is to create a dynamic Town Center that includes retail, office, residential and communal gathering spaces, and provides for development-friendly zoning and transportation requirements as well as improved surrounding areas. See Exhibit 2‑7 for the Town Center Plan.
[bookmark: _Ref423587481]Exhibit 2‑7. Covington Town Center Plan
	[image: ]
	[image: ]


Source: City of Covington 2009
[bookmark: _Toc422221490][bookmark: _Toc427187174]Hawk Property
	[image: ]

	Source: The Watershed Company 2013


The Hawk Property Subarea encompasses approximately 212 acres southeast of SR 18 in the northern portion of the city  The Hawk Property Subarea primarily consists of the former Lakeside gravel mine, an asphalt batch plant, vacant land, and a highway interchange.  Resource extraction operations at the mine site have ceased, and reclamation is in progress. Approximately 132 acres of this area lies within the City’s corporate limits; the remainder (80 acres) lies within one of the City’s assigned PAAs. At the time of writing this existing conditions report the city was processing an annexation application for the 80 acres within the Hawk Property with an initial zoning of R-6 consistent with the Subarea Plan that would be rezoned as part of a site wide rezone to locate zoning districts consistent with the intent of the Subarea Plan and concept zoning map. See Exhibit 2‑8. 
The community vision for the subarea is as a mixed-use village secondary to the Town Center:
The vision for the Hawk Property Subarea is the creation of an Urban Village at Covington’s northern gateway that provides a mix of commercial development focused on regional uses and a variety of housing types. This village would provide regional shopping and employment opportunities for residents of both Covington and neighboring communities, as well as new housing opportunities for the Covington community. In addition to commercial and residential development, the village would offer public recreational amenities, such as parks, natural open space, a pond, and bicycle and pedestrian trails that link to the regional trail system. The Hawk Property Subarea, while providing both economic and lifestyle benefits would be a secondary center within Covington, providing an experience that is distinct from Covington’s town center, not competing with it.
Until the Hawk Property is annexed to the City of Covington, King County plans and zoning apply to this PAA. The County has designated the property for Mineral use and provided similar zoning:
King County Comprehensive Plan – Mining
Policy R-680 of the King County Comprehensive Plan states that the Mining designation shall be applied to areas with a history of being designated for mineral extraction uses in earlier versions of the County’s comprehensive plan. Policy R-681 supports designation of additional sites as Mining only following a site-specific environmental study and rezone to the Mineral zoning district.
King County Zoning – M-P
Chapter 21A.04.050 of the King County Code regulated mineral resource lands in the Covington area prior to the City’s incorporation in 1996, and the County’s zoning language was incorporated verbatim into the City’s zoning ordinance, quoted above.  In addition to the development regulations associated with the Mineral zone, the portion of the subarea under King County jurisdiction is also subject to site-specific conditions, denoted by the zoning designation’s “P” suffix. These conditions pertain specifically to the property’s use for gravel extraction and processing and include requirements for annual grading permits, coordination with the Department of Public Works on haul routes, limits on hours of operation and noise levels, and limits on the location of excavation or tree removal (Ordinance 3494, adopted 1997).
[bookmark: _Ref427082928]Exhibit 2‑8. Hawk Property Minimum and Maximum Concept Plans
	[image: ]
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Source: City of Covington 2014
[bookmark: _Toc422221491][bookmark: _Toc427187175]Existing Zoning
Zoning districts implement the 2014 Covington Future Land Use Map, as shown in Exhibit 2‑9 below.
[bookmark: _Ref423588689]Exhibit 2‑9. 2014 Future Land-Use Designations & Corresponding Zoning Districts 
	Land Use Designation
	Zoning District

	Urban Separator 
	US(R-1) Urban Separator 

	Single-Family Residential (Low, Medium, High) 
	

	Low Density Residential  
	R-4 Residential 4 Units Per Acre 

	Medium Density Residential 
	R-6 Residential 6 Units Per Acre 

	High Density Residential  
	R-8 Residential 8 Units Per Acre 

	Neighborhood Commercial 
	NC Neighborhood Commercial

	Community Commercial 
	CC Community Commercial

	Downtown (Commercial)
	DN Downtown Commercial

	Town Center
	TC Town Center

	Mixed Commercial
	MC Mixed Commercial

	Mixed Housing/ Office
	MHO  Mixed Housing/ Office

	General Commercial
	GC General Commercial

	Multifamily Residential
	R-18 Residential 18 Units Per Acre

	Hawk Property Subarea 
	Pending a rezone consistent with Hawk Property Subarea Plan, the Mineral zone applies on an interim basis. Future zoning consistent with approved Hawk Property Subarea Plan Ord 1-14 includes the following: 
R-6 Residential 6 Units Per Acre
R-12 Residential 12 units per acre
MR Mixed Residential 
RCMU Regional Commercial Mixed Use 

	Industrial (Not Mapped in 2014)
	I Industrial 

	Mineral
	M Mineral

	Public Utility 
	All underlying zones 

	Open Space / Public Facility
	PF Public Facility

	Public Use 
	All underlying zones 


Source: City of Covington 2014; BERK Consulting
[bookmark: _Toc427187176]Current and Future Population, Housing, and Jobs
Covington is a community of 18,520 persons in 2015, estimated to grow nearly 50% to approximately 27,645 persons by 2035. See Exhibit 2‑10. Currently, there are approximately 6,374 dwellings (OFM 2015) and most are occupied with 5,957 households (ACS 2013). Based on a market demand study (BERK and Associates, 2012), it is anticipated that there will be 3,920 added dwellings. This is estimated to result in a total of 9,826 households and 10,294 dwellings by 2035. 
The City has a solid base of jobs, largely retail and service oriented, equaling 4,753 (ESD 2013). See Exhibit 2‑10. Based on a market analysis  (BERK and Associates, 2012) the City could add over 1.6 million square feet of commercial space by 2035. This would support over 3,700 jobs. That would mean a total of 8,459 jobs by 2035.
[bookmark: _Ref423764788]Exhibit 2‑10. Estimated Population, Housing, and Jobs: 2015 and 2035
[image: ]
Note: * Households and Jobs are 2013 estimates.
Source: ACS 2013, OFM 2015, ESD 2013
The City is required to accommodate its fair share of growth in its Comprehensive Plan. The City received a housing and job growth target adopted in the King County Countywide Planning Policies: 2006-2031. This target was updated to 2012-2031 in the King County Buildable Lands Report. Since Comprehensive Plans are required to address a 20-year period from 2015-2035 the target was extended in a straight-line method following guidance from an Interjurisdictional Team of planning directors. (Interjurisdictional Staff Team, 2013)
The City has grown continuously even through the Great Recession and has already made significant progress towards its growth targets, especially jobs. A buildable lands analysis was conducted in 2014 and updated in 2015 and shows that the City can more than accommodate the growth target it was given by King County ( (King County, 2014); (BERK Consulting, 2014) updated 2015). See Exhibit 2‑11 and Exhibit 2‑12.
[bookmark: _Ref423710177]Exhibit 2‑11. Housing Targets and Capacity: 2012-2035
[image: ]
Note: 	King County considers permits issued in its calculation of remaining growth target, and not permits both issued and finaled. The County subtracted 374 dwelling permits leaving a smaller target 2012-2031 - 1,096 units instead of 1,307 above. BERK Consulting has used permits issued and finaled as the time period overlaps the Great Recession. Not all permits were implemented. This alternative approach is similar to the City of Seattle’s approach.
Source: City of Covington; BERK Consulting 2015
[bookmark: _Ref423710184]Exhibit 2‑12. Employment Targets and Capacity: 2012-2035
[image: ]
Note:	Consistent with the King County Buildable Lands Report, this table presents the remaining target 2012-2031 based on actual job change from 2006-2012 rather than estimating jobs based on permits.
Source: City of Covington; BERK Consulting 2015
The City has more than adequate capacity to meet its growth targets as illustrated in Exhibit 2‑13.
[bookmark: _Ref423717583]Exhibit 2‑13. Covington Growth Targets, Market Demand, Capacity
[image: ]
Source: BERK Consulting 2015
[bookmark: _Toc427187177]Surrounding Land Uses
Covington is bounded by the City of Kent on the west, Maple Valley on the east, and rural King County to the north and south. The city’s western boundary is characterized by the Soos Creek trail and parkland. Along north, and south city boundaries are low density single family residential. 
The City’s southern boundary includes utility, commercial, and residential uses abutting rural residential lands. To the north in the vicinity of Tahoma High School is also the 160 acre Tahoma National Cemetery, established in 1993 and opened in 1997. 
Further south in Rural designated King County is the Crest Airpark, The airport is located 1 mile from SR 18 and SR 516. Single engine craft number 327 and multi-engine planes number 5. The airport is privately owned but in the public airport system of the state. Total annual operations as of July 2014 were 113,850. The runway is 3,288 feet long and 40 feet wide. The airport lies at 472 ft. above sea level. Based on State information, the airport has full ownership of the runway protection zone. It is unlikely that development in Covington would affect this airport’s operation but the City will notify the Washington State Department of Transportation Aviation division through the Comprehensive Plan Update process. ( (Washington State Department of Transportation, 2015))
[bookmark: _Toc427187178]Summary of Conditions and Trends 
Covington is predominately residential in character, with a low-rise suburban commercial corridor. While retaining strong residential neighborhoods oriented around parks and schools, Covington has defined two centers for future growth. First, shopping centers along SE 272nd Street would transform into the community’s pedestrian oriented, mid-rise, mixed-use Town Center. Second, a reclaimed mine along SR 18 would become an urban village with both large format retail and mixed-use residential apartments, townhomes, and single family dwellings along a network of water, recreation, open space and trail features. Covington’s quality of life will continue to attract residents over the next 20 years – by 2035, housing would increase by 65% accommodating a population increase by 50%. Likewise, commercial retail and service enterprises would increase through 2035 offering adding 78% more jobs. 

[bookmark: _Toc427187179]Housing
[bookmark: _Toc423329747][bookmark: _Toc423445996][bookmark: _Toc427187180]Overview
This chapter of the Existing Conditions Report is designed to fulfill the housing needs assessment both required by GMA and the Countywide Planning Policies. It describes current and projected household and housing stock characteristics in support of the Housing Element. Particular topics include housing variety, affordability, special needs populations, growth targets, land capacity, and jobs-housing balance. 
[bookmark: _Toc423445997][bookmark: _Toc427187181]Data Sources
This inventory is based on data from the American Community Survey, US Census, State of Washington Office of Financial Management, and Puget Sound Regional Council.
The American Community Survey (ACS) is a nationwide survey designed to provide communities with a more frequent set of data to inform how communities are changing. The ACS replaced the decennial census long form in 2010 and thereafter by collecting long-form type information throughout the decade rather than only once every 10 years.
Questionnaires are mailed to a sample of addresses to obtain information about households and the people living in them.
The ACS produces demographic, social, housing and economic estimates in the form of 1-year and 5-year estimates based on population thresholds (3-year estimates have recently been suspended). The strength of the ACS is in estimating population and housing characteristics. It produces estimates for small areas, including census tracts and population subgroups.
Although the ACS produces population, demographic and housing unit estimates, the Census Bureau's population estimates program produces and disseminates the official estimates of the population for the nation, states, counties, cities and towns, and estimates of housing units for states and counties.
For 2010 and other decades, the Decennial Census provides the official counts of population and housing units. 
The State of Washington Office of Financial Management (OFM) provides annual population and housing counts as April 1st for counties and cities across Washington State. Data from OFM as of 2010 has since been corrected and is reflected in this Existing Conditions Report.
The Puget Sound Regional Council (PSRC) provides regional, county, and local population, housing, and employment growth estimates as well as building permit, subsidized housing, and other data. Data are available for King, Kitsap, Pierce, and Snohomish Counties.
[bookmark: _Toc423329748][bookmark: _Toc423445998][bookmark: _Toc427187182]Regulatory Context and Planning Framework
State goals and Countywide Planning Policies guide the City’s housing element as summarized below.
[bookmark: _Toc423329749][bookmark: _Toc423445999][bookmark: _Toc427187183]Washington State Growth Management Act
The Growth Management Act (GMA) housing goal is to: 
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. (RCW 36.70A.020 (4))
The goal addresses housing variety, affordability, and preservation.
The housing element is a required section of a Comprehensive Plan, and is to contain an inventory and analysis as well as goals and policies: 
RCW 36.70A.070(2) A housing element ensuring the vitality and character of established residential neighborhoods that: (a) Includes an inventory and analysis of existing and projected housing needs that identifies the number of housing units necessary to manage projected growth; (b) includes a statement of goals, policies, objectives, and mandatory provisions for the preservation, improvement, and development of housing, including single-family residences; (c) identifies sufficient land for housing, including, but not limited to, government-assisted housing, housing for low-income families, manufactured housing, multifamily housing, and group homes and foster care facilities; and (d) makes adequate provisions for existing and projected needs of all economic segments of the community.
The GMA requires that each county and its cities plan to accommodate the growth that is projected over the next 20 years. In King County, the county and its cities collaboratively decided how to allocate the 20-year projection. See Chapter 2 and section 3.5 for additional information on targets.
[bookmark: _Toc423329750][bookmark: _Toc423446000][bookmark: _Toc427187184]King County Countywide Planning Policies
There are several King County Countywide Planning Policies that address affordable housing and that have guided this assessment of housing conditions:
H‐1 Address the countywide need for housing affordable to households with moderate, low and very‐low incomes, including those with special needs. The countywide need for housing by percentage of Area Median Income (AMI) is:
· 50‐80% of AMI (moderate) 16% of total housing supply
· 30‐50% of AMI (low) 12% of total housing supply
· 30% and below AMI (very‐low) 12% of total housing supply
H‐2 Address the need for housing affordable to households at less than 30% AMI (very low  income), recognizing that this is where the greatest need exists, and addressing this need will  require funding, policies and collaborative actions by all jurisdictions working individually and  collectively.
H‐3 Conduct an inventory and analysis of existing and projected housing needs of all economic and demographic segments of the population in each jurisdiction. The analysis and inventory shall include:
· a. Characteristics of the existing housing stock, including supply, affordability and diversity of housing types;
· b. Characteristics of populations, including projected growth and demographic change;
· c. The housing needs of very‐low, low, and moderate‐income households; and
· d. The housing needs of special needs populations.
Policy H-1 addresses the need for Covington to work collectively with King County and other cities in meeting the countywide need for housing for households earning very low, low, and moderate incomes. Policy H-2 indicates Covington should both individually and collectively work towards meeting the housing needs of those earning very low incomes. Policy H-3 identifies the need for an assessment of existing and projected housing needs including those with special needs such as senior citizens, those with disabilities, the homeless and others. 
[bookmark: _Toc423329751][bookmark: _Toc423446001][bookmark: _Toc427187185]Population and Household Characteristics
This section examines Covington’s population and household characteristics, describing who lives in Covington through population, age distribution, and special needs (e.g. disability, homelessness, and other conditions).    
[bookmark: _Toc423329752][bookmark: _Toc423446002][bookmark: _Toc427187186]Population and Age
Covington has grown since its incorporation on August 31, 1997 from a population of 12,900 to 18,520 in 2015. See Exhibit 3‑1. This growth reflects Covington’s attraction as a residential community with middle income homebuyer opportunities.
[bookmark: _Ref423432674]Exhibit 3‑1. Covington Population: 1998-2015
[image: ]
Source: OFM 2015.
The City experienced a compound annual growth rate of 2.5% between 2000 and 2010, slowing to 0.5% between 2010 and 2015.  Covington’s growth rate was higher than King County’s compound annual growth rate of 1.4% between 2000 and 2010, and is similar now to the County’s rate of 0.6% between 2010 and 2015. See Exhibit 3‑2.
[bookmark: _Ref423432834]Exhibit 3‑2. Population Growth (2000 – 2015)
[image: ]
Source: OFM 2015.
Based on the 2009-2013 ACS, persons under 20 years old comprise 31% of Covington’s total population. The senior population (ages 65 years and over) was 6.1% of the total population. Exhibit 3‑3 compares Covington to King County averages using broad age categories.  
[bookmark: _Ref422500791]Exhibit 3‑3. Population by Age: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
Covington has a larger percentage of population under 20 years old (31%) than King County overall (23.6%).  
Covington’s senior population (6.1%) is almost half of King County’s percentage of the population that is 65 years and over (11.2%).
Despite a large share of children, Covington’s median age is rising. See Exhibit 3‑4.
[bookmark: _Ref423433212]Exhibit 3‑4. Median Age: 2000, 2010 and 2013
[image: ]
Source: U.S Census 2000 and 2010, 2009-2013 ACS 5-Year Estimates.
The median age for both Covington and King County has increased since 2000.  
[bookmark: _Toc423446003][bookmark: _Toc427187187]Household Size
Household size is another indicator of the community’s composition and can be related to dwelling sizes found in the community. See Exhibit 3‑5 and Exhibit 3‑6 for household size and Section 3.4 for more discussion on dwelling sizes.
[bookmark: _Ref423433321]Exhibit 3‑5. Average Household and Family Sizes: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
· According to 2009-2013 ACS estimates, Covington has an average household size[footnoteRef:1] of 3.02 persons and an average family size[footnoteRef:2] of 3.31 persons, larger compared to King County’s rates. This reflects that Covington has a greater population of children than the county as a whole. [1:  According to US Census definitions, the term "size of household" includes all the people occupying a housing unit.]  [2:  According to US Census definitions, "Size of family" includes the family householder and all other people in the living quarters who are related to the householder by birth, marriage, or adoption. (Source: http://www.census.gov/cps/about/cpsdef.html)] 

[bookmark: _Ref423433377]Exhibit 3‑6. Household Size: Covington and King County: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
· Covington has a smaller percentage of 1-person households (14%) than King County households (31%). 
· Covington has larger percentages of households with three persons and larger compared to King County. This reflects that Covington has a greater population of children than the county as a whole.
[bookmark: _Toc423329754][bookmark: _Toc423446004][bookmark: _Toc427187188]Household Composition
Understanding the composition of households can inform the types of dwellings needed or services that may be useful. Households may consist of 1 or more persons, with or without children.  See Exhibit 3‑7. Single-person households may have preferences for attached housing whereas families with children may need or desire detached dwellings. Each household may participate in different recreation programs.
[bookmark: _Ref427083883][bookmark: _Ref422817290][bookmark: _Ref423433585]Exhibit 3‑7. Household Composition: 2010

Source: U.S. Census 2010
The majority of Covington households that are married, 33% with children in the household and 30 % with no children living with them.  This is higher than King County, where married with children households make up 20% of all households and married without children make up 25%. 
While King County has a large percentage of households living alone at 31%, Covington has only 14%.  It may be that young Covington residents move away from the City and potentially return as married householders seeking homes in proximity to quality schools and recreation areas.
[bookmark: _Toc423329755][bookmark: _Toc423446005][bookmark: _Toc427187189]Special Needs Population
Population Living with a Disability
Exhibit 3‑8 and Exhibit 3‑9 compare Covington and King County populations living with a disability.  
[bookmark: _Ref422756963]Exhibit 3‑8. Covington and King County Population Living with a Disability: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
Approximately 8.8% of the total population in Covington has a disability.  This is similar to King County at 9.3%.
[bookmark: _Ref423433841]Exhibit 3‑9. Covington’s Estimated Population Living with a Disability: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
The most prevalent disabilities include ambulatory difficulty (difficulty walking around) at 3.2% and independent living difficulty at 2.4%.  This is similar to King County. 
About 34.5% of adults 65 years and older have a disability, with many having hearing, ambulatory, cognitive, self-care and independent living difficulty.  
Senior Population
Senior citizens as a share of the population has been increasing since the year 2000. See Exhibit 3‑10.
[bookmark: _Ref423441868]Exhibit 3‑10. Share of Population by Age Group: 2000 and 2013
[image: ]
Source: US Census 2000 and 2009-2013 ACS 5-Year Estimates.
[bookmark: _Ref423433933]Exhibit 3‑11. Broad Age Category Distributions: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates. 
While the percentage of seniors in Covington’s overall population is currently about 6%, less than King County’s, in the future, the senior population is expected to grow as baby boomers retire. There will be a large portion of the population that will be 65 and over by 2035.  Currently, 45-59 year olds make up about 23% of Covington’s total population.  See Exhibit 3‑11. This is almost four times the current senior population. 
Single Parent Population
According to Exhibit 3‑7, 10% of Covington’s households are single parent households. This is slightly higher than King County (7%). 
Group Quarters
According to 2009-2013 ACS 5-Year Estimates, there was a total of 18 persons living in group quarters. This will likely increase as assisted living and other care facilities increase in the community.
Homeless Population
Estimating the total homeless population is difficult. In King County, a 2015 one-night analysis of homelessness in King County found that 3,772 persons were outside between the hours of 2 and 5 am on a January night. This is a 21% increase from 2014.  However, there are no specific homeless counts for Covington.  According to the Covington Human Services Master Plan developed in 2012 and updated in 2015, data from the Police Chief shows that the number of homeless encampments has decreased since 2009.  
According to recent data from the Police Chief, the number of homeless encampments has decreased since 2009.  This decrease is due in part to increased policing of areas known to house homeless, stricter pan-handling regulations passed by the City Council, and commercial development that has eliminated the dense woods behind Fred Meyer and Safeway.  The police work with the Human Services Specialist to provide these folks with a list of resources that are available for them. We also know that the Storehouse Food Bank provides food boxes to several chronically homeless individuals at designated drop-off locations.
According to the Covington Human Services Master Plan, Covington is also served by the Auburn Youth Resources (AYR) which provides assistance and referrals to help runaway and homeless youth to move them off the streets and into shelters or permanent housing. 
In 2010 the Auburn Youth Resources (AYR) Street Outreach Team began to provide mobile street outreach services to Covington and Maple Valley.  The mobile street outreach is designed to locate and make contact with homeless youth and young adults (ages 14-24) in South King County. The goal of the program is to provide assistance and referrals in an attempt to transition runaway and homeless young people off the streets and into safe and stable housing. The most basic services are focused toward meeting the emergent needs of the homeless with the distribution of emergency survival food packs, hygiene packs and winter clothing. The outreach team also provides referral services and transportation for homeless young people seeking food, medical services, mental health services, educational and vocational needs, substance abuse services as well as shelter and permanent housing.
Domestic Violence
The City also provides housing service for victims of domestic violence. Because domestic violence shelters have a turn-away rate of 29 women for every one they receive, the Covington Domestic Violence Task Force (CDVTF) developed a Safe Nights program with local motels to provide up to a one-week stay, allowing the victim and their children a safe place to live while working with a domestic violence advocate to find shelter or transitional housing.  Funds for this service are raised through Purple Light Nights campaign, which sells purple lights for display in homes and businesses to raise awareness of domestic violence, as well as street tree sponsorships. 
Since 2006, a total of 89 Safe Night clients have been given assistance for temporary and transitional housing costs.
The number of clients varies year to year.  In 2011, Covington domestic violence services assisted 11 clients. 
[bookmark: _Toc423329756][bookmark: _Toc423446006][bookmark: _Toc427187190]Housing Supply and Condition
This section examines Covington’s housing supply, including the amount, type, and condition of units.  
[bookmark: _Toc423329757][bookmark: _Toc423446007][bookmark: _Toc427187191]Housing Units
The housing inventory changes daily as new units are built and older units are demolished and replaced. OFM estimates current housing units for all Washington jurisdictions over time. 
Exhibit 3‑12  and Exhibit 3‑13 present the recent proportion of housing units by unit type. The types include:
· One unit,
· Two or more units, and
· Mobile homes and special units. Special units include permanent residents living in travel trailers, RVs, boats, sheds, tents, and others. 
[bookmark: _Ref422489416][bookmark: _Ref423434069][bookmark: _Ref422489423]Exhibit 3‑12. Housing Unit Types and Share: 2015
[image: ]
Source: OFM April 2015.
Note: An updated report issued by OFM is reflected in the data.

[bookmark: _Ref423170267][bookmark: _Ref422845393][bookmark: _Ref423434055]Exhibit 3‑13. Housing Unit Estimates 2010-2015
[image: ]
Source: OFM April 2015.
Note: An updated report issued by OFM is reflected in the data correcting 2010 data and carrying it through to 2015.
The overwhelming majority of housing units in Covington are single-family units (one unit), making up 92% of all housing units. This is significantly higher than King County, with 57% of all housing units as single family.   Only 1% are mobile homes or special units. See Exhibit 3‑12 and Exhibit 3‑13.
Covington has very little multi-family (2 units or more) housing units, comprising only 7%of all housing units.  This is much lower than King County, where multifamily units account for 41% of all housing units.  
New housing growth in Covington has been concentrated in single-family units since 2010, and there has been very little new multi-family units built from 2010 to 2015.  There was a net increase of 263 one unit structures compared to just 4 two or more unit types.  This is different than the trend in King County overall, which built 11,851 new single-family units and 30,406 new multi-family units – more than double the amount of single-family units.
Housing options have begun to evolve based on City land use plans and zoning. Covington permits accessory dwelling units, cottages, and a variety of multifamily development styles in the High Density Residential,  Multifamily Residential and Mixed Housing land use designations.  Within the Town Center and Hawk Property, mixed-use and other high-density residential development types are encouraged. Recent developments demonstrating this evolution to a variety of housing types are described below.
Accessory Dwelling Units. Between 2006 and 2012, the City approved two accessory units in the R-4 zone.
Townhomes. Covington also has one townhouse-style condominium development, Shiloh Village, constructed in 2001, with 18 attached units located in two story buildings in the High Density Land Use designation. Shiloh Village is located near the intersection of SE 256th St and 164th Ave SE. 
Apartments. As of 2014, Covington has only two multifamily apartment developments. The Allegro Apartments project has 200 units, and the age-restricted Covington Place Senior Apartments project has 121 units. Both of these multifamily developments are located in the Downtown area. 
The Allegro Apartments, built in 2002, are a low-rise three-story development with a mix of one, two and three-bedroom units they report a low vacancy rate.  
The Covington Place Senior Apartments is a five-story structure with one and two-bedroom units. Built in 2008, Covington Place typically has a waiting list for new residents. 
Multifamily Development in Permit Review. 
In 2015, the City issued permits for a 170 market rate apartments in the Downtown, Mixed Commercial zone.  The Cedar Springs Apartments are expected to be ready for occupancy in the summer or fall of 2016.  
In 2012, Covington adopted provisions, consistent with state law, to allow for property tax exemptions for affordable multifamily development, meeting specific requirements in the downtown, to encourage high-quality, mixed-use, affordable housing in the heart of the city close to a variety of commercial and personal services. As of 2015, Covington has three multifamily structures that are under construction in the Town Center, expected to be ready for occupancy in 2016, which are utilizing this property tax exemption provisions. Two of these buildings, Polaris at Covington, are six-story multifamily structures with a total of 200 units of affordable family apartments above ground-level commercial space and parking. The third building, Affinity at Covington, contains 156 units of age-restricted housing for seniors. 
These 200 units of new affordable family apartments will include a mix of one to three-bedroom apartments. All of these units will be restricted for 12 years from date they are ready for occupancy to households earning 60% of the King County Area Median Income (AMI), as adjusted for household size.  This means the County will delay collecting property taxes on the residential improvement portion of the development until the 12-year tax exemption period ends. The senior housing contains a mix of studio, one and two-bedroom units, and the majority of the senior housing will be market rate. However, 32 units will be restricted for 12 years from the date they are ready for occupancy to seniors with low or moderate incomes less than 80% of King County’s AMI.
[bookmark: _Toc423329758][bookmark: _Toc423446008][bookmark: _Toc427187192]Housing Size
Covington’s housing size pattern reflects its household composition to date. See Exhibit 3‑14.
[bookmark: _Ref422817618][bookmark: _Ref423434165]Exhibit 3‑14. Number of Bedrooms: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates. 
The majority of Covington’s housing types have 3-4 bedrooms, accounting for 87.5% of all housing units. This is nearly twice as much as King County (47%). The majority of King County’s housing types have 2-3 bedrooms, accounting for 55.3% of all housing units. 
Covington has 2,282 large units (having 4 or more bedrooms). They account for a third of all housing units (35.4%).
Covington has no studios (no bedrooms) and few 1 bedroom units (3%) compared to King County, where studios and 1 bedroom units make up about 20% of all housing units.
[bookmark: _Toc423329759][bookmark: _Toc423446009][bookmark: _Toc427187193]Housing Tenure
[bookmark: _Ref423435811]Exhibit 3‑15. Housing Tenure: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
Covington has a higher percentage of owner-occupied units (84.9%) than King County (58.2%). See Exhibit 3‑15.  It has a much lower percentage of renter-occupied units (15.1%) compared to King County (41.8%).
[bookmark: _Toc423329760][bookmark: _Toc423446010][bookmark: _Toc427187194]Vacancy Rates
Vacancy rates are a leading indicator of a housing market, which can indicate future changes in housing prices and demand.
[bookmark: _Ref423434314]Exhibit 3‑16. Vacancy Rates: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
Covington’s overall vacancy rate is 13.1%, which is twice as high as King County (6%).  See Exhibit 3‑16. 
Covington’s vacancy rate for owner-occupied units is 3.1%, slightly higher than King County.  
· As of 2013, Covington’s renter vacancy rate is 10%, over twice that of King County’s at 4.3%.  In general, a vacancy rate of 5% or less for rental units is considered a very tight market that will put upward pressure on prices and potentially stimulate investment for new housing stock. The higher rental vacancy rate in Covington in 2013 may not reflect current conditions as described for the Allegro apartments and Covington Place development that have low vacancies. 
[bookmark: _Toc423329761][bookmark: _Toc423446011][bookmark: _Toc427187195]Housing Units by Year Built
Across all housing units, age of structure is the single most important physical attribute in predicting the degree of structure quality. National research has demonstrated a negative correlation between the age of a unit and its condition. Generally speaking, a residential unit will have a functional life of around 40 years, at which point additional investments will be needed to maintain structural adequacy. 
Exhibit 3‑17 and Exhibit 3‑18 present the age of housing units for all residential structures in Covington.
Covington’s housing construction appears to have occurred to a between 1960 to present day. As noted in the table below a large percentage has occurred over the last 15 years.
[bookmark: _Ref423434351]Exhibit 3‑17. Residential Housing by Year Built in Covington
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
27% of housing units in Covington are new (built in 2000 or later). This is higher than King County overall, where 15.7% of housing units are new
4.6% of housing units in Covington were built in 1959 or earlier.  This is much lower compared to King County overall, where 27.9% of housing units were built in 1959 or earlier. 
According to the Covington Human Services Master Plan, there were only a few households being served by the Minor Home Repair program since 2010.  The Covington Minor Home Repair program provides free grant money (from the King County Community Development Block Grant funds) for the total cost of eligible and necessary minor home repairs. It is a valuable program for low to moderate-income Covington residents who would not have the ability to afford necessary home repairs.
In 2010, 12 households were served.
In 2011 17 households were served.  
About 18 households were projected to be served in 2012. 
This also indicates that Covington’s housing supply is in good condition.
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[bookmark: _Ref427187743]Exhibit 3‑18. Year Built Map: 2015
[image: ]
Source: King County Assessor 2015
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[bookmark: _Toc427187196]Foreclosures
Foreclosure indicators provide information on the health of the housing market in Covington. Two indicators below are examined:
Foreclosure re-sales (%) – The percentage of home sales in a given month where the home was foreclosed upon within the previous 12 months (e.g. sales of bank-owned homes after the bank repossessed a home during a foreclosure). See Exhibit 3‑19.
Homes foreclosed – The number of homes per 10,000 that were foreclosed in a given month. A foreclosure is when a homeowner loses their home to their lending institution or it is sold to a third party at an auction. See Exhibit 3‑20.
[bookmark: _Ref426538577][bookmark: _Ref426538561][bookmark: _Ref427146004]Exhibit 3‑19.  Annual Average Foreclosure Re-Sales (%)
[image: ]
Source: Zillow.com
[bookmark: _Ref426538595]Exhibit 3‑20. Homes Foreclosed (out of 10K)
[image: ]
Source: Zillow.com
There was a spike in home foreclosures during the Great Recession from 2008 to 2013.  See Exhibit 3‑19.
In 2011, 33% of homes for sale were foreclosures.  In 2015, 18.6% of homes for sale were foreclosures. 
In 2013, an average of 31 homes out of 10,000 were foreclosed within a given month.   
[bookmark: _Toc423329762][bookmark: _Toc423446012]The foreclosure trends are similar to King County overall, but Covington had a higher percentage of foreclosure re-sales in 2011 (Exhibit 3‑19), and a higher ratio of homes foreclosed in 2013 (Exhibit 3‑20). 
[bookmark: _Toc427187197]Subsidized Housing
Subsidized housing refers to housing managed by public agencies that received Federal, State, and local funding sources, incentives, and subsidies. According to PSRC, Covington has a total of 121 subsidized housing units as of 2013. See Exhibit 3‑21.
[bookmark: _Ref423434817]Exhibit 3‑21. Subsidized Housing in Covington: 2011-2013
[image: ]
Source: PSRC 2011-2013.
About 30% of the subsidized units are available to those earning 31-50% of the County AMI, and 70% are affordable to those earning 51-80% of the County AMI. 
Based on 2015 housing data for total housing units (see Exhibit 3‑13), subsidized units account for just 2% of all housing units. 
[bookmark: _Toc423329763][bookmark: _Toc423446013][bookmark: _Toc427187198]Amount of Housing Units at Different Price Levels
Cost of Rental Units
[bookmark: _Ref423435847]Exhibit 3‑22. Gross Rent: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
The majority of rental units in Covington have a monthly gross rent of $1,500 or more (55%), which is a greater proportion compared to King County (25%).  
Covington does not have many housing units in diverse rental price ranges compared to King County. However, this does not show the rental prices for different unit sizes.  According to Exhibit 3‑14, Covington has a majority of units with 3 or more bedrooms than King County.  Additionally, the average household and family size in Covington is larger than King County overall.
Cost of Homeowner Units
[bookmark: _Ref423435883]Exhibit 3‑23. Monthly Owner Costs (with mortgage): 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
The majority of owner-occupied units in Covington have a monthly cost of $2,000 or more (54.7%), compared to King County (61.1%).  
Covington has more units in the $1,500 to $1,999 cost range (27.8%) compared to King County.  This may be due to the size and bedrooms of the homes. According to Exhibit 3‑14, Covington has a majority of units with 3 or more bedrooms, compared to King County. 
 (
Note: Monthly owner costs include real estate taxes, property insurance, utilities, fuel, water, garbage collection, homeowner association fees, mobile home fees, and mortgage.
)
[bookmark: _Toc427187199]Overcrowding
HUD defines an overcrowded housing unit as one where there is an average of more than 1 person living per room. Exhibit 3‑24 shows the percentage of rental units that are overcrowded in Covington and King County. 
[bookmark: _Ref422490223]Exhibit 3‑24. Percentage of Rental Units that are Overcrowded: 2013 
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
Covington and King County have a similar percentage of rental units that are overcrowded, approximately 5%.  However, the absolute number is low in Covington at 45 units. The few overcrowded units may reflect the larger average household size in Covington. 
[bookmark: _Toc423329765][bookmark: _Toc423446015][bookmark: _Toc427187200]Housing Affordability
This section describes household incomes in Covington, identifies the number of households in different income ranges, analyzes how many households may be cost-burdened, and considers the availability of affordable homes to different income levels.
[bookmark: _Toc423329766][bookmark: _Toc423446016][bookmark: _Toc427187201]Household Income
Exhibit 3‑25 compares Covington’s and King County’s median household income and the segmentation of household income for Covington and King County. The data reflect income for all households regardless of size. 
[bookmark: _Ref422821153]Exhibit 3‑25. Household Income: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates.
Covington’s median household income is higher (+26%) than King County’s median household income.  
Covington has a greater percentage of households with incomes between $60,000 to $149,000 annually than King County as a whole. King County has a greater percentage of the population with lower incomes than this range as well as a greater percentage of those earning higher incomes than this range.
[bookmark: _Toc423329767][bookmark: _Toc423446017][bookmark: _Toc427187202]Estimating Households by Percent of Median Income
To estimate the demand for affordable housing, this section estimates the number of households that belong to each of the Housing Need categories described in Countywide Planning Policies. ACS provides information on the number of households by income in $5,000 to $10,000 income ranges, but not the number of households according to ratios of Area Median Income (AMI). Using the available household income data, this analysis groups households according to affordability income categories. In cases where the income category falls between the income ranges reported by the ACS, the analysis assumes that households are evenly distributed within the ACS’s household income range. For example, if there are 5,000 households in the $20,000 to $24,999 income range, we assume there are 1,000 households with income between $20,000 to $21,000, or 20% of that income range’s households. If 30% of the County’s median income was $21,000, to estimate the number of households at or below 30% of median income, the methods includes all households below $20,000 plus the 1,000 households assumed to earn between $20,000 and $21,000.
[bookmark: _Ref422821174]King County’s 2013 median income was $71,811. Exhibit 3‑26 presents the estimated number of households in each income category for King County and Covington. In the most recent Countywide Planning Polices, King County estimates that in 2012, 12% of households in King County have incomes at 30% or below AMI. However, looking at the 2013 ACS 5-year estimates (the best available estimates with least margin of error) it estimates approximately 14% of all households having an income under 30%  AMI in King County. 
[bookmark: _Ref427187283]Exhibit 3‑26. Household Estimates by Percentage Median Income, 2013 dollars.
[image: ]
Source: Figure based on 2009-2013 ACS 5-Year Estimates; BERK, 2015. Figures may not add to total due to rounding.
· Under 30% AMI (HUD Extremely Low / County Very Low). Covington has a lower percentage of the population earning less than 30% of the AMI at 4.9% versus 13.9% for King County. 
· Between 30-50% AMI (HUD Very Low / County Low Income Housing Need). Covington also has a lower proportion of households earning 30-50% of the County AMI than King County at 4.6% versus 10.6%.
· Between 50-80% AMI (HUD Low / County Moderate Income Housing Need).  Covington’s proportion of moderate income households at 50-80% of the King County AMI is likewise lower than the County proportion at 12.3% versus 15.6%.
· Above 80% AMI. At 80-100% and 100-120% of AMI, generally middle incomes, Covington is higher than King County.  At over 120% AMI, Covington has a much higher percent of households in high income levels compared to King County as a whole at 54.7% versus 42.3%.
While Covington has a lower percentage of households 80% and below the County AMI, there is still a number of residents in need.  As described below, there are households with cost burdens. Also, according to the Covington Human Services Master Plan, the number of residents using the food bank and number of children who are income-eligible for the free or reduced lunch program is growing (Human Services Master Plan, , add date,  page 19).  
[bookmark: _Toc423329768][bookmark: _Toc423446018][bookmark: _Toc427187203]Housing Cost Burden
The traditional measure of affordability recommends that housing cost no more than 30% of household income. This benchmark is used by the U.S. Department of Housing and Urban Development (HUD) in many of their housing programs and policies on affordable housing.  The figures below look at several indicators on housing cost burden to better understand housing needs in Covington. 
 (
Housing cost burden
 is defined according to the HUD CHAS data definition:  Cost burden is when monthly housing costs (including utilities) exceed 30% of monthly income. Please see 
http://www.huduser.org/portal/datasets/cp/CHAS/bg_chas.html
.
)
Housing and Transportation Costs
While the traditional measure of housing cost burden looks at the cost of housing alone, transportation costs can also be factored in to housing affordability.  Transportation costs are usually a household’s second largest expense, making location an important part of the affordability equation. Exhibit 3‑27 shows the means of transportation for workers over 16 years old in Covington and King County. In Exhibit 3‑28, the Center for Neighborhood Technology’s H+T Index aims to provide a more complete measure of affordability by taking into account the cost of housing combined with the cost of transportation. These indicators provide a sense of how Covington compares to King County overall in terms of convenience of and preference for modes of transportation and commute burden.
[bookmark: _Ref422841467]Exhibit 3‑27. Means of Transportation to Work: 2013
[image: ]
2009-2013 ACS 5-Year Estimates.
· Covington has a higher percentage (78%) of workers over 16 years old who travel to work via car, truck or van alone compared to King County overall (65%).  
· Covington has a lower percentage of workers who use public transportation (4%) compared to King County overall (11%). 
[bookmark: _Ref422841449]Exhibit 3‑28. Housing + Transportation Costs as Percent of Income
[image: ]
Source: Center for Neighborhood Technology, H+T Affordability Index, 2015.
Note: 	Housing Costs are defined by the H+T Affordability Index as follows: Average Monthly Housing Costs are derived directly from the ACS. Median Selected Monthly Owner Costs and Median Gross Rent are averaged and weighted by the ratio of owner- to renter-occupied housing units from the Tenure variable.  
According to the H+T index, Covington households on average spend about 56% of their income on housing and transportation costs combined. This is slightly more than King County households overall, which on average spend about 51% of their income on housing and transportation.
Households and Cost Burden
Another important measure is housing cost burden among households, particularly those of moderate, low, and very low incomes, who spend more than 30% of their income on housing.  HUD has created a data set for the purposes of creating a Comprehensive Housing Affordability Strategy that looks at this relationship. 
Exhibit 3‑29 and Exhibit 3‑30 provide data on the number and percentage of households earning less than 80% AMI and spending more than 30% of their income on housing. Those that spend more than 50% are considered severely cost burdened. 
[bookmark: _Ref422840949]Exhibit 3‑29. Number of Households earning less than 80% of Area Median Income 
Who Are Housing Cost Burdened: 2012
[image: ]
Source: U.S. Department of Housing and Urban Development, CHAS Data Tool 2008-2012. Note that low-income here is primarily 30, 50, and 80 percent of median income. Cost burden is monthly housing costs (including utilities) exceed 30% of monthly income. 
[bookmark: _Ref423173309][bookmark: _Ref423435248]Exhibit 3‑30. Percent of Low-Income Households Who Are Housing Cost Burdened: 2012
[image: ]
Source: U.S. Department of Housing and Urban Development, CHAS Data Tool 2008-2012. 
The majority of owners (67.1%) and renters (52.8%) in Covington are not housing cost burdened.  This is similar to King County overall.
Covington has a slighter larger percentage of owner and renter households (24.3%) who are cost burdened (earn less than 80% of AMI spend over 30% of their household income on housing costs) versus King County overall (21.2%).  
Covington has a lower percentage of owners (8.6%) who are severely cost burdened (spend more than 50%) than King County overall (12.5%).  However, Covington has a slightly higher percentage of renters (22.7%) that are severely cost burdened versus King County (21.2% of low-income renters).
[bookmark: _Toc423329769][bookmark: _Toc423446019][bookmark: _Toc427187204]Affordability of Renter Occupied Housing
Breaking out renter occupied housing units according to income levels, households that rent housing in Covington tend to have lower incomes. Exhibit 3‑31 compares the number of renter households by housing need category to the number of units being rented at rents affordable to each category. Exhibit 3‑31 compares renters (people) with housing rents (unit costs) and does not speak to the housing burden of any particular household or group. Very low income households may be renting at prices much more than they can afford, and median and upper income households may be paying a smaller proportion of their monthly income on rent.
[bookmark: _Ref423174012][bookmark: _Ref422934094][bookmark: _Ref423435269]Exhibit 3‑31. Covington Renter-Occupied Income and Current Rents: 2013
[image: ]
Source: Figures based on ACS 2009 – 2013 5-year average; BERK Consulting, 2015. Figures may not add to total due to rounding.
The gap analysis shows:
· There are approximately 128 renting households in Covington with incomes under 30% of AMI. There is a gap in housing units affordable to this Housing Need category of 128 units.
· There are approximately 373 renting households in Covington with incomes between 30-50% of AMI.  There is a gap in housing units affordable to this Housing Need category of 316 units.
· About 44% of Covington’s renting households can afford rentals in the range of $898 - $1,436 per month. In this market bracket, there is a deficit of units (-117). These units are likely occupied by households with lower incomes and are rent burdened, as well as households in higher income brackets who are paying less than 30% of their income on rent.
· Covington has more units with rents affordable to households with annual incomes of $57,449 to $71,811 than there are renter households earning those annual incomes (+430). Due to the gap in units available at the extremely low income level, it is likely that many households in the very low-income category (less than $21,000 annual income) are renting in higher monthly rent ranges. These households would be considered “rent burdened” because they are spending more than 30% of their income on rent. Households in the median income ranges (80 – 120% of AMI) are good candidates for entry-level homeownership housing.
[bookmark: _Toc423329770][bookmark: _Toc423446020][bookmark: _Toc427187205]Affordability of Owner Occupied Housing
Home ownership helps create stability in neighborhoods, and has historically been a significant driver of personal and household wealth for individuals and families. A key aspect to addressing a community’s housing needs is to ensure there are opportunities for home ownership for moderate-income levels and first time homebuyers.
Home sales prices increased from 1996 to 2007 and then declined in the Great Recession. Home sales prices began to recover since 2012. See Exhibit 3‑32.
[bookmark: _Ref423244926]Exhibit 3‑32. Single Family Home Sales Prices 2006-2015
[image: ]
Source: Zillow.com com should we include the date info was  pulled
A key aspect to addressing a community’s housing needs is to ensure there are opportunities for home ownership for moderate-income levels and first time homebuyers. Exhibit 3‑33 shows the distribution of households living in owner occupied housing in Covington and King County by housing need category.  
[bookmark: _Ref422935596]Exhibit 3‑33. Household Estimates of Owners by Percent of Median Income
[image: ]
2009-2013 ACS 5-Year Estimates.
· For both Covington and King County, there is owner-occupied housing across all income categories. 
· Generally, Covington has more households in the middle and upper income levels that are able to own a home compared to King County. 
[bookmark: _Toc423329771][bookmark: _Toc423446021][bookmark: _Toc427187206]Housing Growth Targets and Land Capacity
Countywide Planning Policies set growth targets including a net number of housing units. Through a buildable lands analysis the City considers its capacity for growth to ensure targets can be met. The results show the City has more than sufficient capacity to meet its growth target. See Exhibit 3‑34.
[bookmark: _Ref423435505]Exhibit 3‑34. Growth Targets and Capacity: 2012-2035
[image: ]
Source: King County Countywide Planning Policies, BERK 2012 and 2015.
According to King County goals on affordable housing, described in section 2.2 of this chapter, the County as a whole has targets for housing affordable to the following low-income household groups:
50‐80% of AMI (moderate) 16% of total housing supply
30‐50% of AMI (low) 12% of total housing supply
30% and below AMI (very‐low) 12% of total housing supply
Individual jurisdictions do not have to meet these numbers, but they should contribute to these goals at the County scale.
According to the King County Buildable Lands Report, Covington’s remaining housing allocation growth for 2012 to 2025 is to add 1,542 additional new housing units. 
Housing need percentages applied to the 2035 growth allocation would mean planning to add units affordable at these levels:
50‐80% of AMI (moderate): approximately 247 units
30‐50% of AMI (low): approximately 185 housing units
30% and below AMI (very‐low:) approximately 185 housing units 
[bookmark: _Toc423329772][bookmark: _Toc423446022][bookmark: _Toc427187207]Housing Trends
[bookmark: _Toc423329773][bookmark: _Toc423446023][bookmark: _Toc427187208]Continued Housing Demand and Greater Housing Variety
A 2012 BERK analysis for the Northern Gateway estimated housing unit demand. In the high growth scenario it assumed that housing unit growth for each housing type grows at the same rate that it did from 2000 to 2010 and a lower growth scenario assumed less than historic growth. See Exhibit 3‑35. Because multifamily uses were historically low in demand, a small share had been predicted in the future and largely included a pipeline development at that time (178 units). 
[bookmark: _Ref423436058]Exhibit 3‑35. City of Covington 20-Year Housing Unit Demand Estimates (2012-2035)
[image: ]
Notes: 	SF = Single-Family, MF=Multi-Family, and MH = Mobile Homes 
Source: OFM, 2011; BERK, 2012
The Town Center Plan and Hawk Property Subarea Plan propose new housing types in Covington, with vertical and horizontal mixed uses. The City has begun to see interest in mixed-use development. For example, in 2015, a six‐story mixed‐use development with 200 units of affordable family apartments and ground level commercial space and a six‐story senior living building with 156 dwelling units are under construction in the Town Center.. The Hawk Property Subarea Plan  anticipates 1,500 dwellings, mostly multifamily in nature.
If the high growth residential market demand scenario occurs and if the patterns proposed in the Town Center Plan and Hawk Property Subarea Plan are implemented, the community’s housing pattern would change from 94% single family units to 75% single family units. See Exhibit 3‑36 and Exhibit 3‑37. This still shows a dominance of single family uses but allows a greater variety of housing choices.
[bookmark: _Ref423436083]Exhibit 3‑36. 2015 and 2035 Residential Dwelling Units
[image: ]

Note: Single family includes detached dwellings and mobile homes/special units.
Source: OFM 2015, BERK Consulting 2012 and 2015.
[bookmark: _Ref423436096]Exhibit 3‑37. Current and Future Share of Single Family and Multifamily Housing
	[image: ]
	[image: ]


Source: OFM 2015, BERK Consulting 2012 and 2015.
[bookmark: _Toc423329774][bookmark: _Toc423446024][bookmark: _Toc427187209]Improving Housing and Jobs Balance
A Jobs/housing balance calculates the number of jobs in a community divided by the number of households in that community. Jobs/household balance ratios give information relevant to likely home-work travel patterns. A community with a greater balance of jobs and housing may reduce vehicle miles traveled as other commute options are more likely available. A low jobs/household ratio indicates a housing-rich “bedroom community,” while a high jobs/housing ratio indicates an employment center. 
The current and projected jobs housing balance is shown in Exhibit 3‑38 and Exhibit 3‑39.
[bookmark: _Ref423192733]Exhibit 3‑38. Households and Jobs in Covington and King County: 2013
[image: ]
Source: 2009-2013 ACS 5-Year Estimates. PSRC, 2013.
According to 2013 ACS data, there are 5,957 households in Covington.  PSRC 2013 data reports there are 4,753 jobs in Covington.  The job to household ratio is 0.80.  
King County has 802,606 households and 1,183,811 jobs.  The job to household ratio is 1.47.
[bookmark: _Ref423192739]Exhibit 3‑39. Projected Jobs-Housing Balance: 2035
[image: ]
Note: Assumes percentage of households to housing units consistent with PSRC 2035 projections (98.7%).
Source: BERK Consulting 2015, PSRC Land Use Targets 2013.
The City could work to reduce the jobs-housing imbalance. In the future a jobs-housing balance is anticipated to improve for the City based on the City’s plans and estimated jobs based on market demand and land capacity.  However, based on the City’s current mix of jobs which are more service and retail oriented, it would be difficult to afford market-rate housing. Some options include:
· Increasing opportunities for workforce housing affordable to those with service careers such as education, emergency services, and others.
· Attracting family wage jobs would be important for Covington to achieve a greater jobs-housing balance; the Economic Development chapter offers some areas of focus such as regional businesses and professional services.
The countywide estimate of jobs-housing balance is based on PSRC growth target projections and shows a greater share of jobs to housing in 2035 than 2015, which may mean a continued commute pattern into King County from nearby counties. Some options include:
· Supporting extension of transit service to Covington such as inclusion in the Sound Transit district.
[bookmark: _Toc423329775][bookmark: _Toc423446025]

[bookmark: _Toc427187210]Summary of Conditions and Trends
Covington is a community of families with a higher proportion of children and a higher household size than King County as a whole. 
· Covington has a larger percentage of population under 20 years old (31%) than King County overall (23.6%).
· According to ACS data 2009-2013 estimates, Covington has an average household size of 3.02 persons and an average family size of 3.31 persons, larger compared to King County with an average household size of 2.42 persons and average family size of 3.07.
Senior citizens will become a greater proportion of the population over the 20-year life of the comprehensive plan. Seniors tend to have a greater likelihood of disability. 
· Currently, 45-59 year olds make up about 23% of Covington’s total population.  This is almost four times the current senior population of around 6%.
· Currently, about 34.5% of adults 65 years and older have a disability, with many having hearing, ambulatory, self-care and independent living difficulty.  
· Senior citizens may need alternative forms of housing, such as smaller units with less maintenance responsibilities or assisted living units, and supportive services, such as day health, meals on wheels, etc.
Covington households have higher incomes than the county has a whole but there are some affordability gaps. Covington’s median household income is higher (+26%) than King County’s area median household income (AMI).  Nevertheless, there are some challenges:
· About 35% of Covington’s households in 2012 were spending more than 30% of their incomes on housing and earned less than 80% of the AMI. Nearly half of renter households had a cost burden: 47%. One-third of homeowners have a cost burden: 33%.
· There is a gap in the availability of rental units affordable to households in Covington earning 0-80% of the countywide AMI. The gap in 2013 is 560 dwellings.
· A mixed-use project in the permit process would add 200 affordable family units in the Town Center, as well as 156 senior units. Cedar Springs would add 170 market rate apartments and if affordable to moderate incomes could help close the gap in affordable rental units.
Housing variety is expected to increase with implementation of Town Center and Hawk Property Subarea Plans. Covington’s share of single family homes is about 96% but will transform with the implementation of the Town Center Plan and Hawk Property Subarea Plan to be 75% single family. The City will continue to add housing that is affordable to middle income households and also increase housing variety as its citizens’ needs change, such as senior citizens.



Jobs-housing balance is expected to improve over the next 20 years. Currently, Covington has fewer jobs than dwellings at a ratio of 0.80, but with the projected market demand for commercial uses in conformance with the Comprehensive Plan the ratio is projected to improve to 0.86. This may allow for less vehicle miles travelled as jobs and services are available to the local population. However, this will depend on the type of jobs attracted to Covington and if they match the education of Covington residents and offer wages that allow for market rate rentals and home purchases.
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[bookmark: _Toc426555821][bookmark: _Toc427187241]Economic Development
[bookmark: _Toc423770667]Overview
The section provides an overview of current economic conditions for the City of Covington to identify important issues facing the City. These issues will subsequently inform the development of goals and policies for updating the Economic Development Element of the Comprehensive Plan. The section is divided into the following topics:
Regulatory Context and Planning Framework
Existing Conditions
Demographics
Local Economy
Implications of Existing Conditions and Trends
Financial Tools for Economic Development
Key Issues for the Economic Development Element
[bookmark: _Toc423770668]Regulatory Context and Planning Framework
There are both state and countywide policies that the City’s economic development element should reflect as summarized below.
[bookmark: _Toc423770669]Washington State Growth Management Act
The Growth Management Act (GMA) requires: 
An economic development element establishing local goals, policies, objectives and provisions for economic growth and vitality and a high quality of life” (RCW 36.70A.070(7) 
The economic development element is a required section of a Comprehensive Plan, and is to contain information on the local economy as well as goals and policies: 
(a) A summary of the local economy such as population, employment, payroll, sectors, businesses, sales, and other information as appropriate; (b) a summary of the strengths and weaknesses of the local economy defined as the commercial and industrial sectors and supporting factors such as land use, transportation, utilities, education, work-force, housing, and natural/cultural resources; and (c) an identification of policies, programs, and projects to foster economic growth and development and to address future needs. (RCW 36.70A.070(7)  
[bookmark: _Toc423770670]King County Countywide Planning Policies
There are several countywide planning policies that address economic development and that have guided this assessment of economic development conditions:
	EC-2
	Support economic growth that accommodates employment growth targets through local land use plans, infrastructure development, and implementation of economic development strategies.

	EC-4
	Evaluate the performance of economic development policies and strategies in business development and job creation. Identify and track key economic metrics to help jurisdictions and the county as a whole evaluate the effectiveness of local and regional economic strategies

	EC-5
	Help businesses thrive through:
Transparency, efficiency, and predictability of local regulations and policies;
Communication and partnerships between businesses, government, schools, and research institutions; and
Government contracts with local businesses.

	EC-7
	Promote an economic climate that is supportive of business formation, expansion, and retention and emphasizes the importance of small businesses in creating jobs.

	EC-9
	Identify and support the retention of key regional and local assets to the economy, such as major educational facilities, research institutions, health care facilities, manufacturing facilities, and port facilities.

	EC-15
	Make local investments to maintain and expand infrastructure and services that support local and regional economic development strategies. Focus investment where it encourages growth in designated centers and helps achieve employment targets.


[bookmark: _Toc423770671]Existing Conditions
[bookmark: _Toc423770672]Population 
According to the State Office of Financial Management, 2015, Covington’s population has grown an estimated 2.1% annually since 2000 to 18,520 in 2015.  According to the 2009-2013 American Community Survey (ACS) 5-Year Estimates, children comprise a greater percentage of the population than King County as a whole, and according to the 2010 U.S. Census, the city is largely one of families with children which is borne out by the fact that 43% of households have either married or single parents with children.
[bookmark: _Toc423770673]Educational Attainment 
Educational attainment and household income provide an understanding of the types of jobs that people living in Covington have. It also tells us if they are well paid and whether or not their jobs require high levels of education. Exhibit 5‑1 provides a breakdown of the educational makeup of the city’s age 25 and older population.
[bookmark: _Ref423506700]Exhibit 5‑1. Educational Attainment for Population 25 and Over in Covington
[image: ]
Source: US Census 2000, US Census American Community Survey 2007-2012
The share of residents over 25 in Covington with a college degree in 2012 in Covington was 25%, which is much lower than the King County share of 48.1%.
In 2012 nearly 65% of residents had some college education or a college degree.
Between 2000 and 2012 the share of residents with some college education decreased while the share of residents with only a high school education increased.
[bookmark: _Toc423770674]Household Income 
The median household income in Covington in 2013 was $90,280, which is substantially higher than the King County median of $71,811.  (2009-2013 ACS, 5-Year Estimates)
[bookmark: _Toc423770675]Employment
Exhibit 5‑2 provides an understanding of the drivers of local growth and employment in Covington: 
[bookmark: _Ref423506829]Exhibit 5‑2. Total Covered Employment, 2000-2013
[image: ]
Source: Puget Sound Regional Council 2000-2013
Note: FIRE (Finance, Insurance, and Real Estate), WTU (Warehousing, Transportation, and Utilities)
Covington realized strong employment growth from 2003 to 2013
Local-serving industries such as services, retail, and government/education make up the largest shares of the city’s employment base. 
Retail sector employment has grown the most and the fastest from 2003 to 2013.
Service sector employment is primarily in personal services, which follow population growth.
Covington’s average unemployment rate is below that of the Seattle metropolitan area and the state. Covington’s 2008-2012 average unemployment rate was 5.0% compared to 8.2% and 8.9% for the Seattle region and state, respectively. (ACS, 2008-2012)
[bookmark: _GoBack]The list of the largest employers in Covington in Exhibit 5‑3 below reflects the dynamic growth of the retail sector.
[bookmark: _Ref427310665]Exhibit 5‑3. Largest Employers in Covington
[image: ]
 Source: City of Covington 2015
Collectively, retailers are the largest group of employers (1,173 employees). 
Kent School District is by far the largest single employer within the city.
[bookmark: _Toc423770676]Commercial and Industrial Development
Consistent with the rapid growth of retail and service sector employment, commercial space grew rapidly in Covington between 2000 and 2010 as indicated in Exhibit 5‑4 below.
[bookmark: _Ref423507115][image: ]Exhibit 5‑4. Commercial Square Feet, 2000-2010
Source: King County Assessor, 2012.
Between 2000 and 2010, Covington added over 800,000 square feet of commercial space.
By 2010, 82% of commercial space in Covington was for retail uses.
The Hawk Property Subarea Plan includes the potential for an additional 680,000 to 850,000 square feet of new commercial space next to the interchange at SR18 and 204th Avenue SE.  Almost all of the commercial space is anticipated to be for retail uses.
[bookmark: _Toc423770677]Employment Income
As shown in Exhibit 5‑5 below, employment income for workers in Covington reflects the large number of service and retail jobs which typically pay lower wages than do jobs in other sectors.
[bookmark: _Ref423507208]Exhibit 5‑5. Annual Earnings for Jobs in Covington, 2002 & 2011
[image: ]
Note: Values are not adjusted for inflation
Source: US Census Bureau, Longitudinal Employer-Household Dynamics
Over 75% of jobs in Covington had annual earnings below $40,000 per year in 2002 and 2011. 
However, the median level of earnings for workers that live in Covington in 2012 was $43,740, which is higher than the King County median earnings for workers of $40,143. (ACS, 2008-2012)
[bookmark: _Toc423770678]Travel to Work
Given the discrepancy between the low annual earnings for jobs in Covington and the high median household income for Covington residents, it is not surprising that commute flows indicate that Covington is a “bedroom community” where residents leave to work outside its boundaries and where almost all people who work in Covington commute into Covington from locations outside the city.  Exhibit 5‑6 graphically depicts this discrepancy.
[bookmark: _Ref423507331]Exhibit 5‑6. Where Covington Residents Work and Where Covington Employees Come From
	2002
	2011

	[image: ]Source: US Census 2000 and ACS 2008-2012
	[image: ]


In 2011, fewer than 200 people lived and worked in Covington, which is relatively unchanged from 2002.
The mean travel time to work has remained the same from 2000 to 2012 at 34 minutes. 
In 2012, over half of those residents working outside of Covington travel at least 10 miles or more to their job.[footnoteRef:3] [3:  Mean travel time to work Source: US Census 2000 and ACS 2008-2012
Distance to job Source: US Census Bureau, Longitudinal Employer-Household Dynamics] 

[bookmark: _Toc423770679]Taxable Retail Sales
Retail sales reflect spending that occurs within the city and are a significant source of tax revenue for the City.  As indicated in Exhibit 4 earlier, the amount of new retail space was the primary component of the growth in commercial space, which fact is reflected in the growth of taxable retail sales during the same 2003-2013 period.  As indicated in Exhibit 5‑7 below, taxable retail sales have grown considerably since 2003.  
[bookmark: _Ref423507393][image: ]Exhibit 5‑7. Taxable Retail Sales In 2013 inflation Adjusted Dollars, 1998-2013
Source: Washington Department of Revenue
Note: FIRE (Finance, Insurance, and Real Estate), WTU (Warehousing, Transportation, and Utilities)
Total sales dipped during the recession starting in 2008, but sales increased between 2011 and 2013.
The retail sector accounts for most of the growth:  from 2003 to 2011, it grew at an average annual rate of 15.7%.
Increases in retail sales follow growth in population and housing. Retail sales increased most from 2003 to 2008 while the population increased faster from 2000 to 2006.
[bookmark: _Toc423770680]Retail Sales Leakage
The amount of spending relative to the size of the local population indicates whether or not the city is attracting spending from outside the city or losing spending to other communities.  When resident retail expenditures exceed local retail sales, the difference is referred to as retail sales leakage.  As Exhibit 5‑8 indicates, in 2014 retail expenditures by city residents totaled $367 million while local retail sales totaled $338 million, resulting in over $28 million in retail sales leakage.
[bookmark: _Ref423507504][image: ]Exhibit 5‑8. Retail Spending, Local Retail Sales, and Retail Leakage, 2014
Source: Claritas
The city has a retail gap from most categories with the largest in the motor vehicle and parts sector at almost $77 million.
However, the city had a large retail surplus of $174 million for general merchandise due to the number of general merchandise stores in the city such as Walmart, Costco, and Home Depot.
[bookmark: _Toc423770681]Summary of Existing Conditions and Trends
Covington is a growing community with a population that is relatively young, and the vast majority of whom commute out of the city for work. This trend has not changed even as the city has realized more commercial development and an increasing number of jobs. Much of the commercial activity is in response to the population and housing growth in Covington and the surrounding communities. Below is a summary of conditions and trends that will help identify key issues for the update of the Economic Development Element:
Covington has realized strong economic growth since its incorporation in 1997. 
Covington has increasingly become a retail and service center for the local population and broader area due to the accessibility provided by SR 18 and SR 516.
Local employment has realized significant increases primarily in local-oriented service sectors such as retail, personal services, and government/education to support the increasing population.
Recent growth in healthcare facilities and medical providers in Covington is becoming an important component of the local and regional economy.
Household incomes of residents are 26%higher than the King County median despite educational levels below that of the county overall.
Wages and earnings for employees working in the retail and service sectors in Covington are lower than earnings for residents of Covington and the County overall.
Covington residents continue to commute an average of over 30 minutes elsewhere for jobs that are often better paying.
[bookmark: _Toc423770682]Implications of Existing Conditions and Trends
The trends identified in the above section show how Covington has been primarily a rapidly growing “bedroom” community and local retail center characterized by large-scale retailers. Housing and the desirability of Covington as a residential location has been the primary driver of this growth. Despite the population growth and corresponding economic activity, the City has a number of economic challenges and is moving towards a different growth pattern from the one that the city experienced over the last 15 years:  it is now in the process of pivoting towards more of an infill and redevelopment approach to growth. The City has already embarked on this approach with its Downtown Plan, and, to a lesser extent, the Hawk Property Subarea Plan. The need to pivot to a different growth pattern is a result of both regional and local factors.
Regional Factors
Regional factors include broader regional economic trends and state growth-management policies that influence how the region as a whole is growing. This has led to the following regional circumstances that affect Covington:
Employment growth is increasingly occurring in existing employment centers, such as Downtown Seattle and Bellevue. 
The rise of online shopping reduces the share of consumers spending at traditional “brick and mortar” stores, particularly large format discount and department stores.
The City will not always have the opportunity to capture spending leakage. The market area for each sector will differ in size depending on the product. Sectors with large market areas, such as motor vehicle sales, serve a population much larger than Covington. As a result, a city the size of Covington cannot always support enough retail options to fully accommodate local demand.
Local Factors
Local factors are related specifically to Covington’s development capacity, and to its fiscal and economic situation. 
With the exception of downtown and the Hawk Property Subarea, many of the large, easily developable sites in the city have already been developed or are in the process of being planned and developed. As a result, the remaining commercial development opportunities will occur as infill development on smaller parcels and/or redevelopment of existing sites.
Surrounding communities are realizing new retail development that will compete for retail spending with stores in Covington.
The City is experiencing increasing service and infrastructure costs from population growth paired with limited ability for tax revenues to keep pace. This is due to a 1% limit on property tax revenue increases and increased competition for retail spending.
Successfully making this pivot to a different growth pattern will require significant investment in infrastructure and city services. These reasons – along with the City’s demographic and economic trends – means the City will have to find ways to provide the level of services expected by residents and build the infrastructure needed to support continued growth and maintain the quality of life that make Covington a desirable place to live. 
In order meet these financial challenges, the City and other service providers will need to prioritize infrastructure investments, find ways to provide services more efficiently, and continue to grow (especially in the downtown and Hawk Property subarea) to support the City’s tax base. The costs of failing to make this pivot include an erosion of its competitive position as a desirable place to live, work, and shop and an increasingly challenging fiscal position.
[bookmark: _Toc423770683]Financial Tools for Economic Development 
While Covington feels in many ways like a small town, it has the political and financial wherewithal to be an active, engaged partner in its economic development and the larger regional community. Covington is set in a complex regional context, where its economy is defined largely by influences and actors over which it often has little control. Strategic investment – directed by the community’s leaders – will ensure Covington can continue to prosper. Much of this work will need to involve partners, either in coordinating the utility services provided by others or in sharing financial obligations among other jurisdictions. Covington has already demonstrated its ability to do this, through Interlocal Agreements (ILA’s), and it must create a conducive environment so its future generations of leaders continue doing so.
Covington has several economic development tools at its disposal. A summary of them appears in Exhibit 5‑9 below. 
[bookmark: _Ref423590886]Exhibit 5‑9.  Applicable Economic Development Financial Tools
	Tool
	Applicability
	Notes

	General obligation bonds
	Infrastructure funding
	The City will want to consider its debt capacity, the ability to service the debt through the general fund revenues, and interest rates before issuing a bond.

	Local improvement district
	Infrastructure funding
	A special assessment on properties benefiting from infrastructure project to help fund the project.

	Traffic Impact Fee Funding Source Adjustment (TIFSA)
	Infrastructure funding
	A process allowing a funding source adjustment of up to fifty percent (50%) of traffic impact fees for three years after a certificate of occupancy is issued for a new, large, retail establishment.

	Developer agreements
	Development of infrastructure, public space or public amenity as part of a development project
	Agreement between a developer and the City to include a public benefit not required by code.


Source: ECONorthwest 2014
Covington has the capacity to incur additional public debt, but the community’s tendency has been to support municipal investment only in those cases where direct benefit will result and where the community’s money will be matched by funds from other governments or private entities. It is a fiscally conservative policy that has served the community well, and one that any proposed bond campaign will need to respect. There are opportunities to leverage public investment, making for more attractive partnership-style strategies where City funds are augmented by investment from others.
[bookmark: _Toc423770684]Key Issues for the Economic Development Element
This section assesses the key issues related of the demographic and economic trends and efforts to change the City’s growth pattern for the update of Economic Development Element’s goals and policies. Key issues include:
1. Covington’s economy may need to become more diverse to adapt to future conditions and to maintain economic opportunities over the long-term.
The City should recognize its strength—it is and has been a desirable residential community—and position itself to build off that strength while meeting future needs.
In addition, the City needs to identify opportunities to grow the City’s economy through regional businesses and professional services.
· As the City grows, there will likely continue to be an increasing need for personal services, such as health care, FIRE (finance, insurance, and real estate), education, and entertainment and recreation (which also tend to be better-paying).  
· With the recent expansion of Valley Medical and Multi-Care facilities in Covington and continuing support from City and community leaders, the  City has the potential to develop as a regional center for healthcare facilities and medical providers.
· The City may want to target and recruit local entrepreneurs and business owners who live in the city and are willing to grow there. These local business owners or entrepreneurs, who may be leasing suburban space nearby or working at home, may consider relocating their offices or facilities to the Covington to be closer to home and/or to allow them to grow.
· The City may want to target and recruit businesses that grow the local economy – this includes industry segments not currently in the city (or complement existing industries) and therefore grow the existing job base.
2. Increased local spending will be important to sustain and grow local commercial activity.
There is increasing competition for local retail spending in the region, which is an important source of revenue for the City.
Increasing local spending from local residents will increase local commerce, generating more local sales tax.
Opportunities and access to well-paying jobs for local residents will be important in determining the amount of disposable income residents have.
Find ways to keep living costs, especially housing and transportation, relatively low.
680,000 to 850,000 square feet of new largely retail commercial space at the Hawk Property Subarea expands the variety of retail choices and offers the opportunity to capture some of the retail sales leakage 
New housing in the Town Center and 1,000 to 1,500 new units at the Hawk Property Subarea, both close to retail and services, offer the opportunity to capture some of the retail sales leakage 
The City needs to continue to grow the number of households in the City.
The City needs to support development envisioned with the Downtown Plan and Hawk Property Subarea Plan so that those visions can be fully realized.
3. The City of Covington, its public agency partners, community residents, and local business owners must expand their capacity to match the community’s economic growth and complexity.
The City needs to position itself to be competitive for future residential, commercial, medical, educational, and retail development.
A focus on government performance and services will be important as residents have located in the area because of strong public services and efficient local government.
With local partners, conduct an annual strategic assessment of economic strengths and opportunities
Annually review and update the economic development action plan
4. Covington’s position as an attractive community relies on continued provision of high-quality services and effective public investment
The City will need a strategy for infrastructure investments and City services to support development and redevelopment in the city.
The City and its partners will need to make investments in infrastructure to support growth and the quality of life that will make Covington a desirable place to live.
As a residential community, access to jobs throughout the region will continue to be important. As congestion increases, the City may want to consider how it can support reliable commuting options (better commuting transit service, park-n-rides, etc.). 
Multi-family housing in the Town Center and Hawk Property Subarea can provide housing for service and retail workers close to their jobs, thereby reducing their commute from 10 miles to a short walk or bike ride.
The City will need to be in a good fiscal position to make infrastructure investments.
5. Fiscal balance is a challenge for local government, and Covington is no exception.
While a number of these are already somewhat addressed or touched on in the Economic Development Element’s current Goals and Policies, a more for focused and concise set of goals and policies will make the plan clearer and connect it with other relevant elements, especially Housing and Capital Facilities.
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Covington King County

Total Number of Jobs (PSRC 2013) 4,753             1,183,811    

Number of Households (ACS) 5,957 802,606

Jobs: Households Ratio 0.80 1.47
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Covington King County

Total Number of Jobs 2035 8,459                    1,869,025              

Number of Households 2035 9,826                    1,043,444

Jobs: Households Ratio 0.86 1.79
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Employer Service/Product 2008 Jun-15

Kent School District Education K-12 784 555

Wal-Mart Stores, Inc. Retail Variety 300 195

Multicare Health SystemsHealth Care 300 300

Fred Meyer Retail Variety 250 270

Costco Retail Warehouse 200 305

Home Depot Retail 125 130

Kohl's Retail 125 100

Safeway Retail Grocery 90 88

City of Covington Municipal 51 41

Valley Medical Health Care 37 49

# of Employees
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2014 Demand 2014 Supply Opportunity 
(Resident Expenditures) (Local Retail Sales) Gap/Surplus



Motor Vehicle and Parts $80,155,843 $3,541,494 ($76,614,349)
Food and Beverage $41,657,039 $12,074,349 ($29,582,690)



General Merchandise $41,656,603 $215,545,570 $173,888,967
Building Materials and Garden $38,467,164 $11,591,920 ($26,875,244)



Food Service and Drinking $37,580,196 $34,763,642 ($2,816,554)
Gasoline Stations $33,681,547 $17,443,396 ($16,238,151)



Non-Retail Retailers $28,060,591 $15,788,491 ($12,272,100)
Clothing and Accessories $18,116,867 $1,376,321 ($16,740,546)
Health and Personal Care $16,174,525 $17,387,272 $1,212,747



Miscellaneous Stores $9,380,995 $4,265,718 ($5,115,277)
Furniture and Home $7,871,910 $2,941,444 ($4,930,466)



Sporting Goods, Hobby, Books $7,409,247 $1,615,604 ($5,793,643)
Electrontics and Appliances $7,022,914 $640,713 ($6,382,201)



Total Retail $367,235,441 $338,975,934 ($28,259,507)



Retail Type
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Category Parcel Acres

Civic/Institutional/Religious 100

Public and Utility 179

Commercial 206

Industrial 8

Multifamily Residential 15

Private Open Space 134

Public Parks, Recreational Facilities and Schools 432

Resource 131

Singe Family Residential 1,708

Vacant 408

Total 3,320              
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Targets and Capacity Number

Housing Growth Target (2006-2031)  1,470

Permits 2006-2012 (issued/finaled) - 163

Remaining Target 2012-2031 = 1,307

Extended Target 2031-2035 + 235

Remaining Target 2012-2035 = 1,542

Pending Development 2012, updated 2015 + 785

Hawk Property Capacity + 1,500

Parcel Capacity 2012, updated 2015 + 2,164

Total Capacity = 4,449

Capacity Surplus (Deficit) versus Target 2,907
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Targets and Capacity Number

Employment Growth Target (2006-2031)  1,320

Job Change 2006-2012 - 1,148

Remaining Target 2012-2031 = 172

Extended Target 2031-2035 + 211

Remaining Target 2012-2035 = 383

Pending Development 2012, updated 2015 + 514

Hawk Property Capacity + 1,889

Parcel Capacity 2012, updated 2015 + 2,093

Total Capacity = 4,496

Capacity Surplus (Deficit) versus Target 4,113
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2000 2010 2015 2000-2010 CAGR 2010-2015 CAGR

Covington 13,783 17,575 18,520                      2.5% 0.5%

King County 1,685,600 1,931,249 2,052,800                1.4% 0.6%

Population Estimates Compound Annual Growth Rates (CAGR)
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CovingtonKing County

Under 20 years 31.0% 23.6%

20-64 Years 63.0% 65.0%

65 Years and Over 6.1% 11.2%
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Year Covington King County

2000 32.1 35.7

2010 34.7 37.1

2013 36.1 37.1
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Covington King County

Average Household Size 3.02 2.42

Average Family Size 3.31 3.07
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1-person household 806                       14% 250,756                   31%

2-person household 1,813                    30% 266,866                   33%

3-person household 1,391                    23% 121,961                   15%

4-person household 1,157                    19% 102,961                   13%

5-person household 450                       8% 37,824                      5%

6-person household 232                       4% 13,913                      2%

7-or-more person household 108                       2% 8,325                        1%

Total 5,957                    100% 802,606                   100%

Covington  King County
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Covington King County

Total Civilian non-

institutionalized population 17,967 1,961,461

With Disability 1,578 182,987

Percent of Total 8.8% 9.3%
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King County

Total With a disability

Percent with a  

disability

Percent with a  

disability

Total Civilian non-institutionalized 

population

17,967 1578 8.8% 9.3%

Population 5 to 17 years 3,922 350 8.9% 3.8%

With a hearing difficulty 0 0.0% 0.6%

With a vision difficulty 174 4.4% 0.6%

With a cognitive difficulty 334 8.5% 2.8%

With an ambulatory difficulty 0 0.0% 0.4%

With a self-care difficulty 0 0.0% 0.8%

Population 18 to 64 years 11,871 851 7.2% 7.2%

With a hearing difficulty 280 2.4% 1.6%

With a vision difficulty 210 1.8% 1.2%

With a cognitive difficulty 263 2.2% 3.3%

With an ambulatory difficulty 384 3.2% 3.2%

With a self-care difficulty 122 1.0% 1.3%

With an independent living difficulty 282 2.4% 2.5%

Population 65 years and over 1,093 377 34.5% 34.5%

With a hearing difficulty 208 19.0% 14.7%

With a vision difficulty 100 9.1% 6.3%

With a cognitive difficulty 161 14.7% 9.7%

With an ambulatory difficulty 207 18.9% 21.1%

With a self-care difficulty 147 13.4% 8.8%

With an independent living difficulty 197 18.0% 16.1%

Covington
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King County

Age Population Percent Percent

Under 5 years 1,080 6.0% 6.2%

5 to 9 years 1,243 6.9% 5.9%

10 to 14 years 1,837 10.2% 5.6%

15 to 19 years 1,423 7.9% 5.9%

20 to 24 years 846 4.7% 6.7%

25 to 29 years 1,297 7.2% 8.3%

30 to 34 years 918 5.1% 8.1%

35 to 39 years 1,225 6.8% 7.6%

40 to 44 years 1,837 10.2% 7.6%

45 to 49 years 1,351 7.5% 7.4%

50 to 54 years 1,675 9.3% 7.3%

55 to 59 years 1,171 6.5% 6.6%

60 to 64 years 1,026 5.7% 5.4%

65 to 69 years 504 2.8% 3.7%

70 to 74 years 216 1.2% 2.5%

75 to 79 years 162 0.9% 1.8%

80 to 84 years 144 0.8% 1.5%

85 years and over 72 0.4% 1.7%

Total Population 18,008 100% 100%

Covington
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2010 2011 2012 2013 2014 2015

Covington Total 6,081 6,107 6,153 6,261 6,368 6,374 293                  

One Unit 5,637 5,663 5,705 5,813 5,919 5,926 289                  

Two Units or more 370 370 374 374 374 374 4                       

Mobile Homes and Specials 74 74 74 74 75 74 -                        

King County Total 851,261 857,119 862,042 869,811 879,744 893,275 42,014            

One Unit 494,228 496,324 498,347 500,799 503,575 506,079 11,851            

Two Units or more 338,645 342,495 345,413 350,737 357,883 369,051 30,406            

Mobile Homes and Specials 18,388 18,300 18,282 18,275 18,286 18,145 (243)                 

Change 2010-

2015
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King County

Bedrooms Housing Units Percent Percent

No bedroom 0 0.0% 3.9%

1 bedroom 195 3.0% 17.2%

2 bedrooms 221 3.4% 26.1%

3 bedrooms 3,759 58.2% 29.2%

4 bedrooms 1,893 29.3% 17.9%

5 or more bedrooms 392 6.1% 5.7%

Total Housing Units 6,460 100% 100%

Covington
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King County

Occupied Units Percent Percent

Owner-occupied 5,056 84.9% 58.2%

Renter-occupied 901 15.1% 41.8%

Occupied Housing Units 5,957 100% 100%

Covington
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Covington King County

Unit Type Percent Percent

Homeowner 3.1% 1.7%

Renter 10.0% 4.3%

Overall 13.1% 6.0%
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King County

Housing Units Percent Percent

Built 2010 or later 19 0.3% 0.9%

Built 2000 to 2009 1,728 26.7% 14.8%

Built 1990 to 1999 1,171 18.1% 13.7%

Built 1980 to 1989 1,092 16.9% 15.4%

Built 1970 to 1979 899 13.9% 14.8%

Built 1960 to 1969 1,251 19.4% 12.6%

Built 1950 to 1959 137 2.1% 9.3%

Built 1940 to 1949 45 0.7% 5.8%

Built 1939 or earlier 118 1.8% 12.8%

Total Housing Units 6,460 100% 100%

Covington
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Number Units

Total Units 121

Total Units Affordable to HH < 30% AMI 0

Total Units Affordable to HH 31-50% AMI 37

Total Units Affordable to HH 51-80% AMI 84

Total Units Affordable to HH81-100% AMI 0
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King County

Occupied Units Percent Percent

Less than $200 0 0.0% 1.3%

$200 to $299 0 0.0% 2.4%

$300 to $499 0 0.0% 3.1%

$500 to $749 14 1.7% 8.8%

$750 to $999 44 5.3% 23.2%

$1,000 to $1,499 308 37.3% 35.7%

$1,500 or more 459 55.6% 25.5%

Occupied Units Paying Rent 825 100% 100%

Covington
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King County

Housing Units Percent Percent

Less than $300 10 0.2% 0.1%

$300 to $499 0 0.0% 0.3%

$500 to $699 43 0.9% 1.1%

$700 to $999 110 2.4% 3.2%

$1,000 to $1,499 650 14.0% 12.7%

$1,500 to $1,999 1,288 27.8% 21.4%

$2,000 or more 2,536 54.7% 61.1%

Housing Units with Mortgage 4,637 100% 100%

Median (dollars) $2,086

Covington
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Covington King County

Total Rental Units 901 335,642

Occupants per room

    0.50 or less 415 204,752

    0.51 to 1.00 441 113,457

    1.01 to 1.50 45 11,372

    1.51 to 2.00 0 4,940

    2.01 or more 0 1,121

Number of Overcrowded Units (>1) 45 17,433

Percent of Units that are Overcrowded (>1) 5.0% 5.2%
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King County

Income Range Households Percent Percent

Less than $10,000 96 1.6% 5.7%

$10,000 to $14,999 79 1.3% 3.3%

$15,000 to $19,999 62 1.0% 3.4%

$20,000 to $24,999 141 2.4% 3.8%

$25,000 to $29,999 53 0.9% 3.6%

$30,000 to $34,999 118 2.0% 4.0%

$35,000 to $39,999 98 1.6% 3.6%

$40,000 to $44,999 192 3.2% 4.1%

$45,000 to $49,999 197 3.3% 3.8%

$50,000 to $59,999 379 6.4% 7.0%

$60,000 to $74,999 737 12.4% 9.6%

$75,000 to $99,999 1,239 20.8% 13.1%

$100,000 to $124,999 1,065 17.9% 10.4%

$125,000 to $149,999 700 11.8% 7.2%

$150,000 to $199,999 508 8.5% 8.3%

$200,000 or more 293 4.9% 9.1%

Total Households 5,957 100% 100%

Median Income $90,280 $71,811

Covington
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Low High Low High

Under 30% $0 $21,543 $0 $22,000 293 4.9% 111,717 13.9%

30 - 50% $21,543 $35,906 $22,000 $36,000 276 4.6% 85,203 10.6%

50 - 80% $35,906 $57,449 $36,000 $57,000 732 12.3% 125,560 15.6%

80 - 100% $57,449 $71,811 $57,000 $72,000 704 11.8% 78,632 9.8%

100 - 120% $71,811 $86,173 $72,000 $86,000 692 11.6% 61,779 7.7%

120% or Over $86,173 $1,000,001 $86,000 $1,000,001 3,260 54.7% 339,715 42.3%

Total 5,957 100% 802,606 100%

Income Ranges 

King County

Estimated Households Rounded (1,000s) 

Covington
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Total Workers 16 and Older 9,187                    1,011,388            

  Car, truck, or van - drove alone: 7,122                    78% 659,536                 65%

  Car, truck, or van - carpooled: 1,149                    13% 103,744                 10%

  Public transportation (excluding taxicab): 371                        4% 115,633                 11%

  Walked: 76                          1% 45,946                   5%

  Taxicab, motorcycle, bicycle, or other means: 58                          1% 26,619                   3%

  Worked at home: 411                        4% 59,910                   6%

Covington King County
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Covington King County

Housing 35% 33%

Transportation 21% 18%

Housing + Transportation 56% 51%
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Percent of Income Spent on Housing Owner Renter  Total Owner Renter  Total

Not Cost Burdened (<=30% ) 3,245                    465                           3,710            312,730       179,185     491,915    

Cost Burdened (>30% to <=50%) 1,175                                               215  1,390                     95,350        73,330  168,680    

Severly Cost Burdened (>50%) 415                                                  200  615               58,685         69,285        127,970    

Cost Burden not available 0 0 0 2,265            5,720          7,985        

Total 4,835                   

                           880 

5,715            469,030       327,525     796,555    

Covington King County
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Percent of Income Spent on Housing Owner Renter  Total Owner Renter  Total

Not Cost Burdened (<=30% ) 67.1% 52.8% 64.9% 66.7% 54.7% 61.8%

Cost Burdened (>30% to <=50%) 24.3% 24.4% 24.3% 20.3% 22.4% 21.2%

Severly Cost Burdened (>50%) 8.6% 22.7% 10.8% 12.5% 21.2% 16.1%

Cost Burden not available 0.0% 0.0% 0.0% 0.5% 1.7% 1.0%

Total 100% 100% 100% 100.0% 100.0% 100.0%

Covington King County
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Ratio to

King County AMI Estimated Gap

$71,811 Low High

Low High Count Percent  Units over/(under)

Under 30% $0 $21,543 $0 $539 128                 14% -                    (128)                      

30 - 50% $21,543 $35,906 $539 $898 373                 41% 57                      (316)                      

50 - 80% $35,906 $57,449 $898 $1,436 395                 44% 278                   (117)                      

80 - 100% $57,449 $71,811 $1,436 $1,795 5                      1% 266                   261                       

100 - 120% $71,811 $86,173 $1,795 $2,154 -                  0% 169                   169                       

120% or Over $86,173 $2,154 -                  0% 55                      55                          

Total 901 100% 825 (76)                        

*Estimated monthly housing budget based on 30% of monthly gross income.

H

Monthly Housing



Income Ranges Budget* Estimated Renter HHs
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Single Family Sales Price
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Low High Low High

Estimated 

HHs Percent 

Estimated 

HHs Percent 

Under 30% $0 $21,543 $0 $22,000 29,418 6% 165 3%

30 - 50% $21,543 $35,906 $22,000 $36,000 31,880 7% 143 3%

50 - 80% $35,906 $57,449 $36,000 $57,000 57,687 12% 516 10%

80 - 100% $57,449 $71,811 $57,000 $72,000 43,766 9% 492 10%

100 - 120% $71,811 $86,173 $72,000 $86,000 38,653 8% 607 12%

120% or Over $86,173 $86,000$1,000,001265,560 57% 3,133 62%

Total 466,964 100% 5,056 100%

Income Ranges

Rounded (1,000s) 

Income Ranges

King County Covington
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Targets and Capacity Number

Housing Growth Target (2006-2031)  1,470

Permits 2006-2012 (issued/finaled) - 163

Remaining Target 2012-2031 = 1,307

Extended Target 2031-2035 + 235

Remaining Target 2012-2035 = 1,542

Pending Development 2012, updated 2015 + 785

Hawk Property Capacity + 1,500

Parcel Capacity 2012, updated 2015 + 2,164

Total Capacity = 4,449

Capacity Surplus (Deficit) versus Target 2,907
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Unit Type

Slower Growth

Scenario

High Growth 

Scenario

SF

2,000 3,700

MF

300 230

MH

-10 -10

Total

2,290 3,920
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Unit Type 2015Net Growth 2035

Single Family 6,000       1,718           7,718      

Multifamily 374          2,202           2,576      

Total 6,374       3,920           10,294     
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2015

94%

Single Family = Multifamily
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2035

75%

Single Family = Multifamily




