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INTRODUCTION
Background and Purpose
The City of Shoreline is developing a Housing Action Plan with support from
the Washington State Department of Commerce. Washington State House
Bill 1923 enacted one-time planning grants for cities to complete specific
actions to support housing affordability. Shoreline received a grant to develop
a Housing Action Plan, one of the eligible options under the grant program.
The Housing Action Plan will provide city-led actions and initiatives to
encourage sufficient affordable and market rate housing at prices accessible
to all of Shoreline’s households, now and in the future. The Plan’s content
will be informed by two products – the Housing Needs Assessment and the
Housing Toolkit. This Housing Needs Assessment provides the quantitative
data and analysis required to understand Shoreline’s housing needs. The
Toolkit will identify appropriate options to address those needs.
In addition to this Needs Assessment, the Plan and Toolkit will be informed
by stakeholder input. This will include input from technical experts, such as
developers and affordable housing providers, as well as the broader public.
Broader public outreach will emphasize engaging stakeholders most
impacted by housing challenges in Shoreline.

Methods
The analysis in this report relies on secondary data analysis. The analysis
leverages data published by federal, state and local government resources, as
well as private real estate data vendors, such as CoStar and Zillow. This
report also leverages internal City of Shoreline data sources, including its
buildable lands analysis and permit database.

Organization of this Report
The remainder of this report is organized as follows:
•

Executive Summary presents key findings from the report

•

Shoreline Housing Affordability Overview provides general
context on Shoreline and its planning context

•

Historic Trends and Current Conditions describes Shoreline’s
population, employment, and housing stock, historic and current

•

Forecasts and Housing Needs identifies the City’s growth trends
and how they relate to housing needs

•

Housing Needs Assessment provides strategic guidance for the
Housing Action Plan
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EXECUTIVE SUMMARY
Growth Trends
The City of Shoreline is transforming from a single-family residential
community to a mixed-use community featuring several dense transitoriented centers. While the housing stock is still predominantly singlefamily, in 2020 recent housing production has favored multifamily units and
townhouses. Large new multifamily developments have been concentrated
along Shoreline’s east-west corridors and Aurora. There is an east-west split
within the City, with more multifamily and rental housing east of Aurora,
and more high value single family development west of Aurora. The number
of renter households increased by 21% from 2000 to 2018 while home
ownership remained flat.
Much of Shoreline’s single family housing stock was built in response to the
post-World War II housing boom, and is now aging. Since 2000, Shoreline’s
population growth has been slow and steady while the rest of the region has
been growing rapidly. When the City’s two new light rail stations open in
2024, it may begin to capture a higher share of regional growth and more
rapid changes to the built environment. As housing prices increase,
redevelopment will be feasible for more of the City’s older homes. This could
bring the potential for displacement and substantial neighborhood change.

Employment
Shoreline has a jobs-housing ratio of 0.7, which compared to a regional ratio
of 1.3 indicates Shoreline exports more workers than it brings in or retains.
Seattle is both the most common destination for Shoreline’s employed
residents and the most common place of residence for its workers. The largest
share of jobs in Shoreline are in the services sector, and the number of jobs in
this sector has been steadily increasing over time. Job growth in other
sectors has been relatively flat.

Demographics
Most of Shoreline’s households consist of only one or two people, renters and
homeowners included. As most homes are three bedrooms or larger, this
suggests that young families may move to Shoreline with plans to grow. Age
composition data supports this observation. The City has a large workforceage population, with recent growth for adults age 25-34 and a small increase
in children under 5. At the same time, the City may be drawing an increasing
number of retirees, and experienced a small bump in its population age 6574.
Shoreline has a more balanced income distribution compared to many of its
peers around the region, which tend to have either more high-income or more
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low-income households. As home prices rise, the City could see a shift toward
more high-income households. There is a split market for rental housing,
with large concentrations of renter households with incomes above the
median and also below 30% of the median.

Housing Market
Demand for housing is high, and the City has not had more than three or
four months’ worth of supply for sale at any point since 2012. Home prices
have appreciated more rapidly in recent years compared to similar Puget
Sound cities. The median-priced home ($620,000) might be out of reach of the
median family household in Shoreline ($100,756 annual income). Rents have
also been climbing, though at a similar rate to the region. Today a household
must earn at least $82,000 per year to afford the median rent of $2,055,
compared to $57,700 to afford the 2010 median, $1,444.
Households with incomes below 50% area median income (AMI) are the most
likely to face affordability challenges in Shoreline, as is the case throughout
King County. Cost burden may expand for higher income households as costs
rise.
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SHORELINE HOUSING AFFORDABILITY OVERVIEW
Current Snapshot
Shoreline is a city of 56,400 people in 2019 with 17,000 jobs locally. The City
incorporated in 1995 as part of the Growth Management Act’s requirements
for all unincorporated areas in King County’s Urban Growth Area to
incorporate or annex into a city.
The area that became Shoreline was heavily developed following World War
II as housing to accommodate new families. Today, most of the City’s housing
stock is single family, and a large share remains that was built in the 1950s.
Despite its more suburban heritage, the City has experienced a strong shift
toward multifamily housing production in recent years.
Shoreline has a strong workforce population, with a high concentration of
adults between the ages of 25 and 55. The city’s employment base consists of
services and retail that serve local residents and surrounding areas.
Shoreline’s commercial areas are concentrated along major arterials and
state highways. Nearly half of Shoreline’s resident labor force works in
Seattle, as well as in King County Eastside and Snohomish County cities.
Shoreline Community College is both a major employer for the city and a
major attraction for surrounding areas.
While the workforce-age population is still significant, the City is
experiencing a shift toward more younger and older adults. The middle-aged
population dropped significantly from 2010 to 2018. While there has been an
increase in very young children, the overall number of households with
children dropped during this period.
Over the past ten years, housing costs have risen in Shoreline along with the
region. Today, the median-priced home is out of reach to the median income
Shoreline family. Shoreline is diverse in terms of income distribution, and
housing cost increases could push out many of its established residents. The
City recognizes the benefits of a more diverse housing stock in support of a
variety of households and lifestyles, including its current and long-time
residents as they age and downsize.
Shoreline’s proximity to Seattle and major transportation corridors,
particularly two forthcoming light rail stations, creates interest in
multifamily housing with regional transit access. Shoreline’s public schools
are well respected and attract families to its single-family zoned areas. The
City desires to grow in a manner that fosters environmentally sustainable
development patterns. Regional housing needs create a market and
environment for Shoreline to consider new housing policies to respond to
regional needs.
SHORELINE HOUSING
NEEDS ASSESSMENT

DRAFT

JUNE 23, 2020

PAGE 6

Planning and Policy Context
Existing Citywide Plans
The City adopted a Comprehensive Housing Strategy in January 2008. At
that time, the community experienced increasing housing cost pressure for
single family homes but had not yet experienced significant new multifamily
development. The goals in this strategy focused on “expanding housing
choice, increasing the number of affordable housing options and maintaining
desirable neighborhood character”. The Strategy identified a lack of
affordable housing and a lack of developable land. It anticipated increased
demand for more rental housing and more diverse housing types, including to
support existing homeowners as they age and downsize.
In advance of its 2012 Comprehensive Plan update, the City conducted a
community visioning process from 2008 to 2009. In 2009 it adopted a 2029
vision for Shoreline based on this process, including 18 Framework Goals.
Framework goals directly related to housing include:
•

FG 3: Support the provision of human services to meet community
needs

•

FG 8: Apply innovative and environmentally sensitive development
practices

•

FG 9: Promote quality building, functionality, and walkability through
good design and development that is compatible with the surrounding
area.

•

FG 10: Respect neighborhood character and engage the community in
decisions that affect them.

•

FG 12: Support diverse and affordable housing choices that provide for
Shoreline’s population growth, including options accessible for the
aging and/or developmentally disabled.

•

FG 14: Designate specific areas for high density development,
especially along major transportation corridors.

•

FG 18: Encourage Master Planning at Fircrest School that protects
residents and encourages energy and design innovation for
sustainable future development.

Shoreline’s existing Comprehensive Plan Housing Element was adopted in
2012. The Element and its supporting analysis identify similar issues to
those raised in the Comprehensive Housing Strategy. The Element’s policies
are organized under the following themes:
•

Facilitate Provision of a Variety of Housing Choices

•

Promote Affordable Housing Opportunities
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•

Address Special Housing Needs

•

Participate in Regional Housing Initiatives

At the time of the last Comprehensive Plan update, the final alignment for
the Sound Transit Lynnwood Link Light Rail Extension had not yet been
established. In 2015, Shoreline updated its Comprehensive Plan Land Use
Element to incorporate Light Rail Station Area Planning Framework Goals
for transit-supportive development in its future light rail station areas. This
included establishing new land use designations to accommodate high
densities in station areas and develop transitions to adjacent single family
neighborhoods. The City also adopted subarea plans for the station areas.

Subarea Plans
Shoreline has developed subarea plans for several neighborhoods – Point
Wells, Southeast Neighborhoods, Town Center, and 145th and 185th Station
Areas.
Point Wells
Point Wells is located immediately north of Shoreline along the Puget Sound.
While located in unincorporated Snohomish County, its only current road
access is through Shoreline’s Richmond Beach neighborhood. Point Wells is
currently zoned as “urban village” under Snohomish County’s zoning. This is
consistent with a “neighborhood scale node with a mix of retail and office
uses, public and community facilities, and high density residential dwelling
units”. Both Woodway and Shoreline have identified Point Wells for future
annexation. Woodway and Shoreline have an agreement to coordinate
planning for Point Wells.
Southeast Neighborhoods
The Southeast Neighborhoods are located in Shoreline’s far southeast corner.
The Plan preserves single family character while encouraging small-scale
infill development, such accessory dwelling units and small-lot single family.
The Plan identifies several mixed-use nodes with potential for high density
residential development.
Town Center
Town Center is located in Shoreline’s core, along Aurora Avenue between
175th and 185th. The Plan envisions that Town Center will serve as
Shoreline’s most significant urban center. It will serve as a focal point for
Shoreline’s identity and sense of place.
145 th and 185 th Station Areas
The 145th and 185th Station Areas are Shoreline’s future light rail stations.
The 185th Station Area is physically larger, but both station areas are
planned to accommodate heights up to 70 feet. Both station areas are
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envisioned to become “vibrant transit-oriented villages”, with a full range of
housing choices and services.

Zoning and Land Use
Most of Shoreline’s acreage is currently zoned for single family development.
The R6 and R4 zones accommodate a base density of six and four units per
acre, respectively, and represent about 66% of Shoreline’s area. (Exhibit 1)
Exhibit 1. Land Allocation by Zone, Shoreline
Zone

Share of Total
Share of Total
Acreage
Acreage
Parcels
71.1%
4,692
51.4%

R6

Parcels
14,791

R4

1,117

5.4%

1,340

14.7%

44

0.2%

698

7.6%

MB

330

1.6%

367

4.0%

R12

588

2.8%

296

3.2%

MUR-70

580

2.8%

233

2.6%

R24

387

1.9%

217

2.4%

TC

263

1.3%

203

2.2%

CB

372

1.8%

198

2.2%

R18

353

1.7%

193

2.1%

R48

399

1.9%

190

2.1%

NB

153

0.7%

121

1.3%

MUR-45

537

2.6%

114

1.2%

MUR-35

458

2.2%

99

1.1%

R8

365

1.8%

97

1.1%

CZ

35

0.2%

48

0.5%

C

PA 3
Total

21

0.1%

26

0.3%

20,793

100%

9,133

100%

Source: City of Shoreline, 2020; CAI, 2020

R4 zones are concentrated in Shoreline’s higher income coastal
neighborhoods, including Innis Arden and The Highlands. Mixed use and
commercial zones are concentrated along major arterials, particularly Aurora
Avenue. In the future, Town Center may compete for development with the
light rail station areas located near I-5. (Exhibits 2-3)
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Exhibit 2. Adopted Zoning, Shoreline, 2019
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Exhibit 3. Future Land Use, Shoreline, 2020
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Affordability Metrics
Affordable housing programs use US Housing and Urban Development
(HUD) definitions for area median income (AMI) to explain household income
levels. HUD establishes unique limits for households between one and eight
people in size. They are only established for certain metropolitan areas,
however. Shoreline is included in the Seattle-Bellevue area, which extends
over all of King and Snohomish counties. (Exhibit 4)
Exhibit 4. HUD Household Income Limits, Seattle-Bellevue HUD Metro FMR,
2020
Household Size
Extremely Low
Income (30% AMI)
Very Low Income
(50% AMI)
Low Income
(80% AMI)
Median Income

1

2

3

4

5

6

7

8

$25,100

$28,650

$32,250

$35,800

$38,700

$41,550

$44,400

$47,300

$41,800

$47,800

$53,750

$59,700

$64,500

$69,300

$74,050

$78,850

$66,700

$76,200

$85,750

$95,250

$102,900

$110,500

$118,150

$125,750

$83,600

$95,600

$107,500

$119,400

$129,000

$138,600

$148,100

$157,700

Source: HUD, 2020

There is significant market and income diversity within King and Snohomish
counties. The HUD median family income for this region is $113,300, across
all household sizes. For housing planning purposes, it is important to
consider these limits with local circumstances in mind. In an area where
incomes are higher than average for the region, an “affordable” rent could be
close to the market rate in a lower cost area. Reviewing the share of renters
and homeowners who are cost-burdened (Spending more than 30% of their
income on housing costs) by income can help illuminate the income levels in
greatest need for a specific city.
Exhibit 5 shows how median wages in Shoreline’s largest industries
compare to HUD AMI benchmarks for single people. As shown, the median
retail, education, accommodation, or food service worker in Shoreline earns
less than 50% AMI and is considered very low income. Conversely, workers in
professional and manufacturing fields are likely to earn more than 80% AMI.
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Exhibit 5. Median Income by Industry and HUD Income Limits, 2018

Source: HUD, 2019; US Census Bureau 5-Year Estimates ACS, 2018; LEHD, 2020; Social
Security Administration 2020; Washington State Department of Labor & Industries, 2020
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HISTORIC TRENDS

AND

CURRENT CONDITIONS

Neighborhoods
Shoreline has 16 established neighborhoods which vary in terms of character
and housing types. Neighborhoods west of Aurora feature more high value,
lower density single family development, particularly along the coast. East of
Aurora, there is more multifamily and denser single family development.

Exhibit 6. Shoreline Neighborhoods
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Population & Demographics
Shoreline was incorporated in 1995, and experienced strong population
growth through 2001. Aside from brief periods of decline in 2000 and 2010,
growth stabilized after the initial growth surge. Since 2005, Shoreline’s
population has grown by 0.5% per year on average. (Exhibit 7)
Exhibit 7. Total Population, Shoreline, 1995-2019

Source: Washington State Office of Financial Management, 2020

While Shoreline’s recent growth patterns are similar to neighbors like
Edmonds and Mountlake Terrace, other areas in the region have been
experiencing much more rapid growth. King County as a whole grew five
times faster than Shoreline from 2000 to 2019. (Exhibit 8)
Exhibit 8. Compound Annual Population Growth, Shoreline and
Comparison Cities, 2000-2019

Source: Washington Office of Financial Management, 2020
SHORELINE HOUSING
NEEDS ASSESSMENT

DRAFT

JUNE 23, 2020

PAGE 15

Most of Shoreline’s households, both homeowner and renter, are small. Oneand two-person households represent 63% of the total. This could include
young families moving to Shoreline with plans to grow – the City’s largest
age group is adults age 25 to 34. Small households are also characteristic of
retiree households, and Shoreline has also experienced a large increase in
adults age 65 to 74. (Exhibit 9 and Exhibit 11)
Exhibit 9. Households by Persons per Household and Tenure, 2018

Source: US Census Bureau, ACS 5-Year Estimates, 2014-2018

Most of Shoreline’s households own their homes, though the number of
homeowner households was relatively static from 2000 to 2018. The number
of renter households increased by 21% in this same period. While the total
number of vacant homes increased from 2000 to 2018, the vacancy rate is
still only 3%. A “healthy” vacancy rate is around 5%, which suggests that the
City needs more housing units overall to meet demand. (Exhibit 10)
Exhibit 10. Housing Tenure and Vacancy Trends, Shoreline, 2000-2018

Category
Occupied Housing Units
Ow ner-Occupied Units
Renter-Occupied Units
Vacant Units
Total Housing Units

2000
20,720
14,100
6,620
620
21,340

2018
22,160
14,150
8,010
760
22,920

Change,
2018 - 2000
1,440
50
1,390
140
1,580

Source: US Census Bureau, American Community Survey 5-Year Estimates, 2014-2018; 2000
Census
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Shoreline has a strong workforce-age population, with a large concentration
of adults age 25 to 54. While the general concentration has been relatively
constant between 2010 and 2018, there were larger increases in young adults
age 25 to 34 as well as older adults age 65 to 74. This suggests that Shoreline
is attractive to both young families looking to grow as well as retirees.
(Exhibit 9) The local population with disabilities is also increasing,
consistent with the rise in older adults. (Exhibit 10)
Exhibit 11. Distribution of Residents by Age, Shoreline, 2010 & 2018

Source: US Census Bureau, American Community Survey 5-Year Estimates, 2014-2018

Despite the high share of young adults and increase in children under 5,
Shoreline experienced an absolute decrease in households with children
between 2010 and 2018. (Exhibit 12) There was a large decrease in adults
age 45 to 54, which suggests that some more established families with
children are moving away from Shoreline while young families and single
people are moving in.
Exhibit 12. Shoreline Select Household Characteristics, 2010-2018

Total Households
Households w ith Children
Single-Person Households
Household w ith an I ndiv idual
Ov er 65
Disabled Civ ilian Population*

2010
21,152
6,048
6,195
4,717

2018
22,160
5,924
6,401
6,661

6,608

7,093

Change
2010-2018
1,008
(124)
206
1,944
485

Source: US Census Bureau, American Community Survey 5-Year Estimates, 2006-2010; 20082012; 2014-2018.
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Shoreline is more diverse than many of its neighbors and peers, but not as
diverse as the most diverse cities in the region. In Federal Way and Burien
no individual race has a majority. Shoreline is slowly becoming more diverse,
however. The share of the population that are people of color rose from 32%
in 2010 to 34% in 2018. Most of this increase came from Shoreline’s Latino
population and population identifying as two or more races. (Exhibit 13)

Exhibit 13. Households by Race or Ethnicity, Shoreline and Comparison
Cities, 2018

Source: US Census Bureau, American Community Survey 5-Year Estimates, 2014-2018

Shoreline is a middle-income community relative to the region. It contains
only three census block groups with a median income below $40,000 and no
block group with a median household income above $160,000. Shoreline’s
waterfront neighborhoods have higher incomes relative to the City, but the
difference is not as stark as in coastal areas to the north and south. (Exhibit
14)

SHORELINE HOUSING
NEEDS ASSESSMENT

DRAFT

JUNE 23, 2020

PAGE 18

Exhibit 14. Median Household Income, Shoreline and Region, 2018
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Typical to most communities, Shoreline’s homeowners are more likely to have
higher incomes compared to its renters. The households most likely to
struggle to find affordable market rate housing in any community are those
with incomes below 50% AMI. Low income households are more likely to need
to sacrifice spending on other essentials to afford housing and are more
vulnerable to homelessness. Shoreline has around 3,500 renter households
and 2,400 homeowner households with incomes below 50% AMI. Altogether
they represent around 27% of Shoreline’s households. (Exhibit 15)
Exhibit 15. Household Income by HUD AMI and Housing Tenure, Shoreline,
2016

Source: HUD CHAS, 2012-2016

Relative to its neighbors and peers around the region, Shoreline is a
relatively balanced community in terms of income composition. Just under
half of its households earn more than the median income, and households are
distributed nearly evenly within the income segments below the median.
Kirkland and Lake Forest Park have a high concentration of higher income
households, while Burien and Federal Way have more lower income
households. Because Shoreline is income-diverse, its residents are likely to
have more varied housing needs. (Exhibit 16)
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Exhibit 16. Household Income Composition, Shoreline and Peer
Communities, 2018

Source: HUD CHAS, 2016

King County’s 2019 Point-In-Time Count of Persons Experiencing
Homelessness found that the North County Subregion (including Shoreline,
Bothell, Kenmore, Lake Forest Park, Woodinville, and some unincorporated
areas) hosted 2% of unsheltered and 3% of sheltered persons experiencing
homelessness Countywide. While North King County experienced a
significant drop from 2018 to 2019, largely in unsheltered people, there are
inherent challenges in properly counting this population. Point-in-time
counts do not account for the population experiencing homelessness
throughout the year, and they do not capture individuals who are couch
surfing or in similar precarious housing arrangements. North King County
significantly increased its shelter capacity from 2017 to 2018, but there was a
slight drop from 2018 to 2019. (Exhibit 17) In 2018, a much larger share of
the North County unsheltered population was living in cars and RVs
compared to 2019. (Exhibit 18)
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Exhibit 17. North King County Point-in-Time Count of Persons Experiencing
Homelessness, 2017-2019

Sources: Seattle/King County Point-In-Time Count of Persons Experiencing Homelessness,
2019

Exhibit 18. North King County Unsheltered Population Detail, 2017-2019

Sources: Seattle/King County Point-In-Time Count of persons Experiencing Homelessness,
2019
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Employment and Commuters
With a jobs-housing ratio of 0.71, Shoreline is neither a bedroom community
nor a major employment center. (Exhibit 19) While nearly half of the City’s
employed residents commute to Seattle, the next largest group live and work
in Shoreline. The remainder are spread across a large number of
destinations, particularly the region’s major professional employment hubs.
Seattle and Shoreline are also the most common places of residents for people
who work in Shoreline. Most other Shoreline workers live nearby, in places
like Edmonds, Everett, Lynnwood, and Mountlake Terrace. (Exhibit 18)
Exhibit 19. Jobs-Housing Ratios, Shoreline and Peer Communities

Sources: Puget Sound Regional Council, 2018; Washington Office of Financial Management,
2018

Exhibit 20. Commuter Inflows and Outflows, Shoreline, 2017
Where Shoreline Workers Live
Place
Number Share
3,220
18%
Seattle
Shoreline
2,500
14%
940
5%
Edmonds
Everett
680
4%
620
3%
Lynnwood
Mountlake Terrace
430
2%
Lake Forest Park
370
2%
Bothell
350
2%
North Lynnwood CDP
330
2%
Kirkland
320
2%
Other
8,290
46%
Total
18,050
100%

Where Shoreline Residents Work
Place
Number
Share
Seattle
14,040
48%
Shoreline
2,490
9%
Bellevue
1,710
6%
Everett
1,100
4%
Lynnwood
780
3%
Redmond
720
2%
Kirkland
710
2%
Bothell
710
2%
Edmonds
620
2%
Renton
360
1%
Other
5,760
20%
Total
29,000
100%

Source: US Census Bureau, LEHD Origin-Destination Employment Statistics, 2017
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The Services sector is Shoreline’s largest employer, and it has experienced
the most significant growth since 1995. Retail, Government, and Education
are also significant, though they have not experienced significant growth.
(Exhibit 21)
Exhibit 21. Covered Employment by Sector, Shoreline, 1995-2018

Source: Puget Sound Regional Council, 2018
Note: “WTU” stands for Wholesale Trade and Utilities and “FIRE” stands for Finance,
Insurance, and Real Estate.
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Housing Stock
Shoreline experienced a building boom after World War II, when developers
began producing a high volume of affordable suburban family housing. This
is still evident in the City’s housing stock, as a quarter of its homes were
built in the 1950s. Many of these homes could be considered redevelopable,
particularly as land value rises. This brings challenges and opportunities.
Shoreline can accommodate more growth in its higher density zones through
redevelopment, but there is also potential to displace lower-income residents.
Exhibit 22. Housing Units by Age, Shoreline, 2018

Source: US Census Bureau, American Community Survey 5-Year Estimates, 2014-2018

Over time, most of Shoreline’s housing growth has come from new
multifamily housing units. While the City has never had a significant share
of other types of units, it has lost most of its stock of other units. Typically
these are manufactured homes. (Exhibit 23)
Shoreline’s shift toward multifamily residential development has been the
most evident over the past decade. Multifamily production has generally
outpaced single family production in most years since 2010. (Exhibit 24)
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Exhibit 23. Housing Units by Type, Shoreline, 1995 – 2020

Source: Washington State Office of Financial Management, 2019

Exhibit 24. Annual Housing Unit Change, Shoreline, 2010-2019

Sources: Washington State Office of Financial Management, 2019.
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This shift toward multifamily development has been significant enough that,
from 2010 to 2018, the City’s overall single family detached housing share
dropped by 3%. Residential buildings are permitted in higher intensity
commercial districts without density limits. Combined with proximity to bus
rapid transit this has led to a rise in apartment development. While the
largest portion of Shoreline’s multifamily units are in complexes with more
than 20 units, the City is also seeing growth in smaller scale multifamily.
(Exhibit 25)
Exhibit 25. Housing Units by Number of Units in Structure, Shoreline, 2010
and 2018

Source: US Census Bureau, American Community Survey 5-Year Estimates, 2014-2018

Exhibit 26. Permitted Units by Type, Shoreline, 2012-2019

Source: City of Shoreline, 2020
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Recent permit data also reflects a heavy shift toward multifamily
development and increased townhouse development. Much of this recent
surge in multi-family development has been related to the 2015 rezoning of
single family areas adjacent to the new 145th and 185th Link Light Rail
Stations to allow higher density townhouses and apartments. Accessory
Dwelling Unit (ADU) permitting increased significantly in 2018, though
ADUs currently only represent a small share of permitted units per year.
(Exhibit 26)
It is possible that the rise in multifamily housing is influencing transience.
The share of residents who moved into their home in the past year has
increased from 14% in 2010 to 16% in 2018, but it is difficult to say whether
these people moved in with the intention to remain long term or not or if they
moved between different dwellings in the same area.
The largest share of Shoreline’s homes by size are three bedroom units. This
is consistent with a city that is predominantly single family housing. Today,
Shoreline’s households are mostly one or two people, and there is likely
demand for more smaller units. Stakeholder engagement will test
preferences with regard to smaller units and unit types. (Exhibit 27)
Exhibit 27. Housing Units by Number of Bedrooms, Shoreline, 2018

Source: US Census Bureau, American Community Survey 5-Year Estimates, 2014-2018

Housing Affordability
Shoreline has a distinct renter household income distribution. There is a
large group of renters with the lowest incomes, then the number of renters
decreases as income rises. This trend does not continue above median
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income, and the City has a large concentration of higher-income renters.
While most of the City’s lowest income renters are severely cost burdened
and devote more than 50% of their income to rent, only a fraction of its
highest income renters are cost burdened. In general, Shoreline’s renters
earning less than 50% AMI have the most serious housing affordability
issues. Cost burden is still significant for renters between 50 and 80% AMI,
but more than half of this group is not cost burdened.
Exhibit 28. Cost Burden by Income Level, Homeowner Households,
Shoreline, 2016

Source: HUD CHAS, 2012-2016

Exhibit 29. Cost Burden by Income Level, Renter Households, Shoreline,
2016

Source: HUD CHAS, 2012-2016
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Shoreline’s sale housing market has been consistently tight since January
2012. Housing markets are considered balanced when six months’ supply is
available for sale. Since 2012, Shoreline has typically had less than three
months’ supply available at any given time, and supply has fallen as low as
15 days on several occasions. There is a regional housing shortage, however,
and Shoreline’s market is similar to its neighbors and peers. This has driven
price increases, which will likely continue while the current regional lack of
supply persists. (Exhibit 33)
Exhibit 30. Median Sale Price and Residential Market Months’ Supply, City
of Shoreline, 2012-2019

Source: Redfin, 2020

Assisted Housing
Nursing Homes
Shoreline currently has 490 nursing home and rehabilitation facility beds
across four facilities. This translates to roughly 49 beds per 1,000 residents
age 65 and above. Across the western US, there are 46 nursing home and
residential care beds per 1,000 people in this age group 1, which suggests that
Shoreline’s supply is typical for the region. Projecting future needs is
complex. Today, more seniors are choosing to continue living independently
instead of living in nursing homes, which has reduced demand for certain
US Department of Health and Human Services, “Long-term Care Providers and
Service Users in the United States, 2015-2016”, 2019
1
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facilities. Demand will continue for facilities that serve individuals living
with specific ongoing care needs, such as those with Alzheimer’s. (Exhibit
28)
Exhibit 31. Nursing Homes and Rehabilitation Facilities, Shoreline, 2020
Beds
Facility
The Oaks at Forest Bay
90
Fircrest School
92
Total Nursing Home Beds
182
CRISTA Rehab & Skilled Care
Richmond Beach Rehab
Total Rehabilitation Beds

168
140
308

All Beds

490

Source: US Department of Health & Human Services, Medicare.gov Nursing Home
Compare, 2010

Financially Assisted Affordable Housing
Shoreline currently has four properties with 493 income-restricted units, all
funded by low income housing tax credits (LIHTC).
Affordable LIHTC units have maximum rents based on income limits and can
only be occupied by households earning less than the upper income limit.
However, affordable rents are based on the upper income limit, so households
with much lower incomes can still be cost-burdened while living in a LIHTC
unit. There are other affordable housing funding sources which provide an
ongoing subsidy so that a household never pays more than 30% of their
income. Most of these are federal, notably the Section 8 Housing Choice
Voucher Program.
There are two types of tax credits: one which subsidizes 30% of the units in a
project and one which subsidizes 70% of the units. The 70% program is highly
competitive and projects must typically meet deeper affordability goals to be
successful. These projects often combine multiple funding sources to offer
deep subsidies and supportive services to residents.
Shoreline has one 70% project which is owned and operated by Compass
housing. Compass at Ronald Commons offers units to households earning up
to 30% AMI and up to 50% AMI, though its 30% AMI units are only available
by referral through the King County 2-1-1 Coordinated Entry process.
Shoreline’s three 30% projects have income-restricted units for households
earning less than 60% AMI. (Exhibit 32)
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Exhibit 32. Income-Restricted Multifamily Housing, Shoreline, 2020
Credit
IncomeFacility Name
Year Built
Type
Restricted Units
71
30%
1999
Colonial Gardens
30%
199
2009
Blakely at Echo Lake
2014
30%
164
Polaris Apartments
Compass at Ronald Commons
2017
70%
59
Total

493

Source: HUD, 2020

LIHTC units must remain affordable for 30 years, though credits can only be
“recaptured” when properties fail to comply within the first 15 years. As a
result there are few options for enforcement after 15 years. Of the four
properties, only Colonial Gardens is more than 15 years old. Colonial
Gardens is also owned and operated by King County Housing Authority, so
these units will remain affordable throughout the compliance period and
possibly beyond.

Housing Market
Prices
In the immediate post-recession years, Shoreline’s housing market appeared
to be similar to Burien and Bothell. While Burien and Bothell have remained
similar over time, Shoreline sale prices pulled away and began climbing
rapidly after 2015. (Exhibit 33)
Exhibit 33. Median Home Sale Price, Shoreline, Peers and Neighbors, 20082020

Source: Zillow, 2020
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A home costing $620,900, the most recent monthly median price in Shoreline,
would require an estimated minimum income of $117,000 to afford the
monthly cost of loan principal, interest, property tax and insurance. This
takes 30% of household income as a benchmark for affordability. By
comparison, the median Shoreline family earns $100,756. The median income
for all types of households is $80,489.
From 2010 to 2018, Shoreline’s median rent has climbed at a similar rate to
Edmonds and Bothell. The 2010 median rent of $1,444 would require an
annual income of around $57,700. This is between 50 and 80% AMI for single
people and couples according to 2020 HUD limits. The most recent median
rent of $2,055, by contrast, requires at least $82,000 for affordability. This is
nearly 100% AMI for single people and couples. As rents rise, fewer higherincome renters will be able to build sufficient savings to purchase homes.
(Exhibit 34)
Exhibit 34. Median Rent, Shoreline and Peer Cities, 2008-2020

Source: Zillow, 2020
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FORECASTS

AND

HOUSING NEEDS

Growth targets from Shoreline’s last comprehensive plan update projected
the City to add 5,000 net new housing units from 2006 to 2031. As of 2019,
the City has added nearly half of that total. Since 2019 is also roughly
halfway between 2006 and 2031, the City has been growing consistent with
projections. However, this period has featured periods of more rapid and
more slow growth. If one of these extremes is sustained, the growth
trajectory could change.
Shoreline’s population and employment projections will be updated in 2021.
Once available, the Housing Action Plan will use projections to assess how
many units the City will require by type and income level to serve future
growth.
For interim planning purposes, Exhibit 35 details several potential growth
scenarios for Shoreline, based on trends the City has experienced in the past
in terms of unit production per year. While these scenarios may differ from
growth targets adopted in the future, they provide a general sense of the
scale of Shoreline’s housing needs.
If Shoreline’s current household income distribution remains constant, the
City will require between 50 and 150 new units per year serving households
earning less than 50% AMI. This does not include the number of affordable
units required to serve existing cost-burdened low-income households.
(Exhibit 35)

SHORELINE HOUSING
NEEDS ASSESSMENT

DRAFT

JUNE 23, 2020

PAGE 34

Citywide Housing Units
Housing Units, 1996
Housing Units, 2000
Housing Units, 2010
Housing Units, 2019

Exhibit 35. Shoreline Housing Needs Analysis
Total Units Annual Growth
19,153
21,338
546
22,787
145
24,127
134

Assumed Multifamily Share of New Units

75%

Assumed 2050 Household Size
Single Family
M ultifamily

2.2
1.8

Household Growth Scenarios, 2020 to 2050
High Growth (1996-2000 Growth Trend)
Current Trend (2015-2019 Growth Trend)
Previous Plan Housing Target
Low Growth (2010-2015 Growth Trend)

16,500
12,000
6,000
4,500

Total Housing Units Required w/Vacancy of
High Growth Scenario
Current Trend Scenario
Previous Plan Scenario
Low Growth Scenario

5.0%
17,300
12,600
6,300
4,700

578
420
210
158

27.1%
4,700
3,400
1,700
1,250

150
100
50
50

Housing Units Required to Serve Households Below 50% AMI
High Growth Scenario
Current Trend Scenario
Previous Plan Scenario
Low Growth Scenario

550
400
200
150

Sources: City of Shoreline, 2020; US Census Bureau, American Community Survey 2018 5Year Estimates; Washington Office of Financial Management, 2019; CAI, 2020
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HOUSING NEEDS ASSESSMENT
•

The households most likely to be cost burdened in Shoreline are
renters below 50% AMI. Shoreline needs more dedicated affordable
units serving renters in this income segment. This is best
accomplished in partnership with nonprofit and public housing
providers.

•

Shoreline has an overall housing shortage that is part of a regional
lack of supply. This has had upward pressure on prices, particularly
home sale prices. The current median home is now out of reach of the
typical Shoreline family.

•

Rents have risen so that renters between 50% and 80% AMI will now
struggle to find affordable housing in Shoreline. Renters above 80%
AMI will now struggle to build sufficient savings to buy a home.

•

Most of Shoreline’s households consist of one or two people. Among
these households there are two potential subgroups to consider for
housing planning purposes – seniors and young adults. There is strong
demonstrated demand for townhouses, consistent with this
demographic. There may be untapped demand for additional small
housing types, such as cottage housing and small-lot single family
development.

•

Shoreline’s midcentury single family homes will be attractive for
redevelopment as prices rise. This will bring a shift toward more
multifamily development in multifamily zones, and more high value,
large homes in single family zones. As prices rise, Shoreline will likely
attract more high-income households.
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