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Appendix A.  
Existing Conditions 

As stated in the Tacoma 2025 plan, “Diversity is Tacoma’s greatest asset.” Part of the city’s 
success in supporting diversity has been its relative housing affordability. As housing prices rise 
more rapidly than incomes, the city’s foundation—as well as potential for economic 
development—is increasingly threatened.   

The City of Tacoma has already taken steps 
toward addressing housing affordability 
challenges in the community, as shown in the 
timeline on the right. In 2010, the Affordable 
Housing Policy Advisory Group brought 
forward policy recommendations to address 
affordable housing. In 2015, Tacoma 
adopted regulatory reform and incentives for 
affordable housing.  

Finally, in 2018 the Affordable Housing 
Action Strategy (AHAS) was built on earlier 
efforts including strategic documents like 
Tacoma 2025 and One Tacoma 
Comprehensive Plan. The implementation of 
the AHAS has the potential to produce 6,000 
new affordable units; preserve 2,300 existing 
affordable units; and serve an additional 
2,200 households by 2028. In total, it will 
reach 10,500 households living in the City of 
Tacoma. 

This Housing Action Plan aims to implement 
several actions identified in the AHAS to 
create more homes for more people. In 
particular, this study will investigate market-
based incentives for affordable housing, land 
use regulations to promote affordability, and 
policy reform to encourage development in 
the city. 

 

 

2010

2015

2018

2020

2014

Affordable Housing Policy Advisory 
Group
Developed 25 policy 
recommendations to City Council
related to affordable housing as a 
high priority need.

Ordinance No. 28336
Established incentives for affordable 
housing, among other public 
benefits, and created more 
regulatory flexibility for infill 
development.

Affordable Housing Action
Strategy (AHAS)
Focused on how to enhance existing 
policies and programs; cultivate 
additional funding; and establish 
strong anti-displacement measures 

Housing Action Plan (HAP)
AHAS implementation effort

Tacoma 2025
Strategic visioning framework

One Tacoma Comprehensive Plan
Guides community development over 
the long term and describes how the 
community's vision for the future is to 
be achieved.
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This section of the report includes an overview of existing conditions in the City of Tacoma to 
provide context for the Housing Action Plan (HAP). The city last updated housing needs and 
addressed affordable housing challenges in the Affordable Housing Action Strategy, produced 
in 2018 and based on 2016 data. Therefore, this existing conditions analysis focuses on market 
shifts since 2016—the latest year of data available at the time the AHAS was produced—and 
highlights changes in key housing market indicators. 

While the City of Tacoma has seen a recent increase in the rate of new housing production, the 
City’s overall housing growth remains well behind adopted planning targets. Furthermore, 
despite the adoption of new affordable housing targets, the City continues to see an expanding 
gap between incomes and housing prices, resulting in a worsening affordability crisis, as well 
persistent inequity in residents’ access to opportunity and health outcomes. These challenges 
are likely to be exacerbated by the economic impacts of the COVID-19 pandemic.  

Indicators of housing needs. For the purposes of this analysis, housing needs are 
analyzed and measured using the following indicators:  

 Household cost burden and severe cost burden;1  

 Trends in housing supply and cost;  

 Location of affordable housing;  

 How supply of housing compares with demand by price points and income levels;2  

 Home ownership rates; and 

 Opportunity areas. 

Why addressing housing needs is important. Addressing housing needs has 
become an increasing priority among local and state governments. This is related, in part, to the 
federal government’s reduced investment and role in providing publicly subsidized housing. In 
addition, 
 Academic studies have consistently demonstrated that stabilizing the housing costs of low 

income households, especially those with children, facilitates upward mobility and reduces 
long term public sector human services costs.  

 Housing investments that allow workers to live closer to their places of employment can 
reduce the impacts of commuting on local jurisdictions—e.g., wear-and-tear on roads, and 
responses to vehicular accidents.  

                                                   

1 Cost burden occurs when households pay more than 30 percent of their gross income toward housing costs. This is the 
industry standard for affordability. Severe cost burden occurs when households pay more than 50 percent of their gross 
income toward housing costs and also indicates risk of eviction, foreclosure, and/or homelessness.  

2 This is measured by a “gaps analysis” modeling exercise. 
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 Households in stable housing environments are more likely to spend money in the local 
economy, through direct spending on goods and services. The negative impact of retracted 
spending on local economies has, unfortunately, been dramatically exposed with the 
outbreak of the COVID-19 virus.  

Sources of data for this section. This section utilizes current data on the 
demographics of Tacoma residents from the U.S. Census’ American Community Survey (ACS); 
for sale home pricing from Pierce County Real Estate and Zillow; rental pricing from Rainmaker 
Insights; and income limits from the U.S. Department of Housing and Urban Development 
(HUD). The most current data reflects conditions in 2019 and 2020.  Historical data from 2010 
and 2016 are used to benchmark trends. 

This data analysis presents a “baseline” of needs leading up to COVID-19. It is likely, at least in 
the short-term, that housing needs are more acute than identified in the available data, 
particularly as the pandemic continues. 
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Primary Findings 

In the three years since the city’s housing needs were identified as part of the Affordable 
Housing Action Strategy (AHAS), the City of Tacoma has experienced significant changes in its 
demographic and housing market conditions: 

 Households are getting smaller as the population ages. Households 
with a householder 65 years and over increased by nearly 2,900 from 2016 to 2019. 
Seniors aging in Tacoma will create demand for smaller units (one- to two-bedroom) and 
accessible, visitable housing due to the correlation of age and disability. 

 Incomes have not kept up with housing costs. From 2016 to 2019, 
median rent increased by 21 percent while median renter income increased by only 12 
percent. Similarly, the median home value of owner occupied housing increased by 44 
percent compared to a 22 percent increase in median income for owner households. It is 
becoming increasingly difficult for renters to afford to rent or buy in Tacoma as wages fail to 
keep up with rising housing costs.  

 Renters are higher income—and lower income households have 
declined. There are now about 2,800 fewer households with incomes of less than 
$25,000 in Tacoma than in 2016.  This is likely due to a combination of low income 
households being priced out of the market and renter income increasing. High income 
renter households (>$100,000) increased by 2,300 since 2016.  

 Special populations are disproportionately affected by poverty 
and are especially vulnerable to the changing housing market. 
Residents with a disability, seniors, single mothers, and people of color have above 
average poverty rates and are particularly vulnerable to shifting housing costs. Additionally, 
populations on a fixed income—mainly residents with a disability and seniors—are 
especially at risk. 

 The shortage of affordable rental units persists. In 2019, there was 
an estimated shortage of 4,897 units for renters with incomes of less than 30 percent of the 
Area Median Income or AMI—approximately $20,000 per year for a 2-person household. 
This shortage declined from 2016 mostly due to a decline in extremely low income renters 
that was greater than the loss of affordable units. A rental shortage also exists for low 
income households: Altogether, 7,159 households with incomes of less than 50 percent 
AMI—with incomes of $35,000 and less per year—cannot find rental units they can afford. 
This affordable rental shortage is comparable to the wait list for public housing maintained 
by the Tacoma Housing Authority, which approximates 6,500 households. Households 
typically wait for several years (as many as five years) on the wait lists.3 

                                                   

3 City of Tacoma 5-year Consolidated Plan Draft (2020) 
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 Racial and ethnic diversity has increased while disparate trends 
in homeownership and poverty remain. The City of Tacoma is becoming more 
racially and ethnically diverse. However, Black/African American residents, Asian 
residents, Latino/Latinx/Hispanic residents, and residents of two or more races all have 
poverty rates higher than the individual poverty rate. Black/African American (30%) and 
Latino/Latinx/Hispanic residents (47%) have much lower rates of homeownership 
compared to White/Caucasian residents (61%). 

 The city’s highest opportunity areas are the most challenging to 
access for low and moderate income households. Generally, opportunity is 
highest in the north areas of the city and lowest in the south and central areas of the city. 
Areas of high opportunity have higher median home values. 

Figure A-1. 
Key Housing Market Change Indicators, City of Tacoma, 2016-2019 

 
Source: 2016 and 2019 1-year ACS; Pierce County Point-in-Time County 2016 and 2019; Root Policy Research. 

  

Rental Market

Median rent $1,054 $1,273 $219 21%

Median renter income $40,009 $44,809 $4,800 12%

Ownership Market

Median home value $239,100 $344,500 $105,400 44%

Median owner income $76,544 $93,765 $17,221 22%

Rental Gaps

Rental gap <30% AMI -6,055 -4,897 1,159 -19%

Renter households <30% AMI 9,077 7,769 -1,308 -14%

Rental units <30% AMI 3,022 2,872 -150 -5%

Cost  burden

Owners 32% 27% -5%

Renters 47% 49% 2%

Homelessness (Pierce County) 627 544 -83 -13%

2016-2019
2016 2019 Change % change
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Demographic Framework 

This section presents demographic trends that impact housing needs for the City of Tacoma 
and the counties that comprise the Puget Sound Region—King, Kitsap, Pierce, and Snohomish 
Counties. Trends are benchmarked to 2010 and 2016.4 

Population and households. Figure A-2 shows population growth from 2010 to 
2019 for the City of Tacoma and the counties that comprise the Puget Sound Region. Since 
2016, the City of Tacoma grew by more than 6,500 residents (3%) for an estimated total 
population of 217,834 in 2019. From 2010 to 2019, the City of Tacoma grew by roughly 2,000 
residents annually, which is average for the region. King and Snohomish Counties experienced 
the highest percent growth over the same time.  

Figure A-2. 
Population, 2010-2019 

 
Source: 2010, 2016, and 2019 1-year ACS 

Household growth from 2010 to 2016 was similar to population growth. However, in recent 
years—since 2016—the City of Tacoma added roughly 5,200 new households (6%) for a total 
of 87,016 households in 2019. A higher percent change in the number of households compared 
to the population indicates a trend toward smaller household sizes in the city. Smaller 
households in the City of Tacoma are most likely seniors aging in place. 

  

                                                   

4 2016 American Community Survey Data was used in the Affordable Housing Action Strategy. 

Jurisdict ion

Tacoma 198,506 211,304 217,834 12,798 6% 6,530 3%

King County 1,937,961 2,149,970 2,252,782 212,009 11% 102,812 5%

Kitsap County 251,809 264,811 271,473 13,002 5% 6,662 3%

Pierce County 795,628 861,312 904,980 65,684 8% 43,668 5%

Snohomish County 715,470 787,620 822,083 72,150 10% 34,463 4%

2016-2019

2010 2016 2019 Total % change

2010-2016

Total % change
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Figure A-3. 
Households, 2010-2019 

 
Source: 2010, 2016, and 2019 1-year ACS 

Future growth. Puget Sound Regional Council (PSRC) Land Use Vision model provides 
population, household, and employment forecasts for the region. According to PSRC’s model, 
the City of Tacoma is forecasted to add 44,770 new households from 2020 to 2040—an 
increase of nearly 50 percent (48%). However, since the model’s base year in 2015, citywide 
growth has not kept pace with the forecast. In 2019, the city is home to an estimated 87,016 
households—yet the PSRC forecast estimates the City of Tacoma to have as many as 92,800 
households by 2020.  

Actual growth is more uneven than forecasts would suggest, and it is likely that the City of 
Tacoma will need to accommodate more of the region’s projected growth in future years as 
housing in King and Snohomish Counties becomes increasingly less affordable. Additionally, 
demographic shifts in the city’s households will necessitate a recalibration of the types and price 
of housing needed by residents—particularly if the city continues to lose units priced to serve 
workers in low-wage industries like home health care and basic services.  

Figure A-4. 
Household Projections, 
City of Tacoma, 2015-
2040 

 
Source: 
Puget Sound Regional Council Land Use Vision 

 
  

Jurisdict ion

Tacoma 79,316 81,811 87,016 2,495 3% 5,205 6%

King County 787,809 861,154 907,761 73,345 9% 46,607 5%

Kitsap County 99,150 101,995 107,525 2,845 3% 5,530 5%

Pierce County 299,876 317,671 333,657 17,795 6% 15,986 5%

Snohomish County 266,080 286,116 299,827 20,036 8% 13,711 5%

2010 2016 2019

2010-2016 2016-2019
Total % change Total % change

80,183

137,580

20
15

20
20

20
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20
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20
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Household composition. Most households in the City of Tacoma in 2019 are families 
(55%), as shown in Figure A-5. The majority of families are married couples (37%) and the 
remainder are single parents or unmarried partners (18%). One in four households have 
children under the age of 18 years old. Another 45 percent of households are nonfamily 
households, most are made up of individuals. 

Figure A-5. 
Household Composition, City of Tacoma, 2019 

 
Source: 2019 1-year ACS 

Figure 6 shows the total population in the City of Tacoma and Pierce County living in group 
quarters. Tacoma residents living in group quarters has decreased since 2016—consistent with 
the countywide decrease. Residents in group quarters represent 2 percent of the population in 
2019 in the city and county.  

Total 
Households

87,016 (100%)

Family 
Households
48,270 (55%)

Married Couple
32,350 (37%)

with children 
12,453 (14%)

without children
19,897 (23%)

Single head of 
household

15,920 (18%)

Female 
householder
10,701 (12%)

with children
5,903 (7%)

without children
4,798 (6%)

Male 
householder

5,219 (6%)

with children 
2,514 (3%)

without children
2,705 (3%)

Nonfamily 
Households
38,746 (45%)
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Figure A-6. 
Population in Group Quarters, City of 
Tacoma and Pierce County, 2010-2019 

 
Source: 
2010, 2016, and 2019 1-year ACS 

 

 

Age. Figure A-7 shows the number of households in the City of Tacoma by the age of the 
householder. Much like other cities and regions in the country, the population is aging, and 
young adults and families are not offsetting this change. Since 2010, the number of young 
adults and families with a householder under the age of 35 in Tacoma has remained largely 
unchanged, while households with a householder 65 to 74 years old—Baby Boomers entering 
retirement—increased from 7,200 in 2010 to nearly 12,100 in 2019. The number of young 
children under five decreased by 23 percent from 2016 to 2019.  

Figure A-7. 
Households by Age of Householder, City of Tacoma, 2010-2019 

 
Source: 2010, 2016, and 2019 1-year ACS 

Shifting age demographics and the increase in smaller sized households is likely to increase 
demand for “downsizing” options and one- and two-bedroom units. These changes will also 
increase demand for services and amenities demanded by seniors and younger adults with 
smaller households sizes. This will include in-home care for seniors, public transportation, and, 
once the pandemic is over, restaurants, retail, and basic household services.  

5,863
7,175

5,163

20,360
19,006

17,714

2010 2016 2019

Age of Householder

Under 35 years 19,988 21,353 21,381 1,365 7% 28 0%

35 to 44 years 13,960 13,172 19,679 -788 -6% 6,507 49%

45 to 54 years 16,577 16,035 11,737 -542 -3% -4,298 -27%

55 to 64 years 13,722 15,135 15,216 1,413 10% 81 1%

65 to 74 years 7,218 8,836 12,080 1,618 22% 3,244 37%

75 to 84 years 4,283 4,418 4,139 135 3% -279 -6%

85 years and over 3,490 2,863 2,784 -627 -18% -79 -3%

2016-2019
Total % change

2010-2016
2010 2016 2019 Total % change
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Figure A-8. 
Age 
Distribution, 
City of Tacoma, 
2010-2019 

 
Source: 
2010, 2016, and 2019 1-year 
ACS 

 

Race and ethnicity. The City of Tacoma is becoming slightly more racially and 
ethnically diverse. The share of the population that identifies as White/Caucasian decreased 
from 89 percent of the total population in 2010 to 87 percent in 2019. Over the same time, the 
number of Latino/Latinx/Hispanic and Black residents in the community increased. 

Figure A-9. 
Share of Population by Race and Ethnicity, City of Tacoma, 2010-
2019 

 
Source: 2010, 2016, and 2019 1-year ACS 

Disability. Residents living with a disability over the age of 65 make up 36 percent of 
Tacoma’s total population with a disability. As the population continues to age, the incidence of 
disability will likely increase, specifically for residents with ambulatory and independent living 
difficulties. Again, shifting demographics will result in a shift in housing needs, in this case for 
accessible and visitable housing units for residents living with a disability.  

Less than 5 5 to 19 20 to 35 35 to 55 55 to 65 65+

2010

2016

2019

Race and Ethnicity

Lat ino/Lat inx/Hispanic 11% 12% 13% 2% 1%

White/Caucasian 61% 57% 58% -4% 1%

Black/African American 10% 10% 11% 0% 1%

Asian 8% 10% 6% 2% -4%

Other 10% 11% 12% 1% 1%

2010-2016 
change

2016-2019 
change2010 2016 2019
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Figure A-10. 
Incidence of 
Disability by Age, 
City of Tacoma, 2019 

 
Source: 
2019 1-year ACS. 

 
  

Total residents with a disability 28,775 100%

Under 18 years old 3,202 11%
With a hearing difficulty 546 2%
With a vision difficulty 614 2%
With a cognit ive difficulty 2,406 8%
With an ambulatory difficulty 577 2%
With a self-care difficulty 704 2%

18 to 64 years old 15,159 53%
With a hearing difficulty 3,294 11%
With a vision difficulty 1,502 5%
With a cognit ive difficulty 7,281 25%
With an ambulatory difficulty 5,997 21%
With a self-care difficulty 3,096 11%
With an independent  living difficulty 5,061 18%

Over 65 years old 10,414 36%
With a hearing difficulty 4,228 15%
With a vision difficulty 1,625 6%
With a cognit ive difficulty 2,661 9%
With an ambulatory difficulty 6,942 24%
With a self-care difficulty 2,632 9%
With an independent  living difficulty 3,976 14%

Residents with 
a disability Percent
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Income and poverty. Figure A-11 shows median household income by tenure in 2010, 
2016, and 2019. Following the Great Recession—from 2010 to 2016—median renter income 
increased by 26 percent compared to the 16 percent increase among owner households. Since 
2016, however, the trend has reversed and owner median income increased by 22 percent, 
while renter median income increased by 12 percent.  

A note about inflation. When incomes are adjusted for inflation, real incomes have 
declined since 2000. However, inflation rates are heavily influenced by the housing market, and 
for the purposes of this comparison between median income and housing costs, inflation is less 
impactful than the change in income relative to the change in housing costs.  

Figure A-11. 
Median Household Income by Tenure, City of Tacoma, 2010-2019 

 
Source: 2010, 2016, and 2019 1-year ACS 

Figure A-12 shows the change in household income distribution by tenure from 2010 to 2019. 
Among owners, the number of households earning more than $75,000 increased while 
households earning less decreased. This trend may be a result of households earning higher 
incomes or lower income households being priced out of the market and replaced by 
households with higher incomes. The latter is more likely the case for renters in Tacoma. 

Shifts in renter household income are more isolated at the highest and lowest income groups. 
Renter households earning more than $100,000 doubled from 3,043 in 2010 to 6,246 in 2019. 
Over the same time, more than 4,750 extremely low income renters earning less than $25,000 
left the City of Tacoma.5  

  

                                                   

5 It is possible that some of these households had increases in earnings. However, the change in $25,000 to $50,000 
households is very small, suggesting that the lowest income households left the city.  

Tenure

All households $47,465 $55,996 $70,411 $8,531 18% $14,415 26%

Owner households $65,975 $76,544 $93,765 $10,569 16% $17,221 22%

Renter households $31,736 $40,009 $44,809 $8,273 26% $4,800 12%

2010-2016 2016-2019
2010 2016 2019 Total % change Total % change
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Figure A-12. 
Income Shifts by Tenure, City of Tacoma, 2010-2019 

 
Source: 2010, 2016, and 2019 1-year ACS. 

Figure A-13 highlights the trend toward higher income households from 2010 to 2019, 
particularly for renter households.  

Tenure

Total households 79,316 81,811 87,016 2,495 3% 5,205 6%

Owner households 41,780 40,185 46,884 -1,595 -4% 6,699 17%

Less than $25,000 5,479 4,420 3,543 -1,058 -19% -877 -20%

$25,000 to $50,000 9,201 7,434 5,197 -1,767 -19% -2,237 -30%

$50,000 to $75,000 9,870 7,474 8,291 -2,396 -24% 817 11%

$75,000 to $100,000 6,901 7,314 8,282 413 6% 968 13%

$100,000 or more 10,330 13,542 21,571 3,212 31% 8,029 59%

Renter households 37,536 41,626 40,132 4,090 11% -1,494 -4%

Less than $25,000 14,992 13,029 10,239 -1,963 -13% -2,790 -21%

$25,000 to $50,000 12,061 12,155 11,704 94 1% -451 -4%

$50,000 to $75,000 5,373 7,992 7,444 2,619 49% -548 -7%

$75,000 to $100,000 2,067 4,537 4,499 2,471 120% -38 -1%

$100,000 or more 3,043 3,954 6,246 911 30% 2,292 58%

2010-2016 2016-2019
2010 2016 2019 Total % change Total % change



 

ROOT POLICY RESEARCH APPENDIX A, PAGE 14 

Figure A-13. 
Income Shifts by 
Tenure, City of 
Tacoma, 2010-2019 

Source: 
2010, 2016, and 2019 1-year ACS 

 

Figure A-14 shows poverty rate by age cohort in 2016 and 2019. Over this time, poverty rates 
decreased by 4 percentage points for residents in Tacoma. Similar cities experienced 
comparable reductions in poverty. From 2016 to 2019 poverty rates in Minneapolis decreased 
by 3 percentage points, Portland by 2.4 percentage points, and Seattle by 2 percentage points.  

Poverty rates decreased from 2016 to 2019 for all age cohorts except seniors 65 years and 
over. Poverty among seniors increased from 10 percent in 2016 to 13 percent in 2019. Seniors 
are particularly vulnerable to increased housing costs as many seniors live on fixed or limited 
incomes (e.g. social security payments). 

Less than
$25,000

$25,000 to
$50,000

$50,000 to
$75,000

$75,000 to
$100,000

$100,000 or
more

Less than
$25,000

$25,000 to
$50,000

$50,000 to
$75,000

$75,000 to
$100,000

$100,000 or
more

2010

2016

2019

Owner Households

Renter Households
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Figure A-14. 
Poverty Rate by Age, 
City of Tacoma, 
2016-2019 

Source: 
2016 and 2019 1-year ACS. 

 

Figure 15 shows poverty rate by age for the City of Tacoma compared to counties in the larger 
Puget Sound Region. Poverty rates are highest in Pierce County in every age group except for 
residents 65 years and older.  

Figure A-15. 
Poverty Rate by Age, 2019 

 
Source: 2019 1-year ACS 

Economic recovery from the Great Recession has not been shared equally by all residents in 
Tacoma. Single mothers, individuals with a disability, Black/African American residents, Asian 
residents, Latino/Latinx/Hispanic residents, and residents of two or more races all have poverty 
rates higher than the individual poverty rate. Conversely, families and married family 
households have lower rates of poverty. 

Age

Total Populat ion 16% 13% -4%

Under 5 years 21% 15% -6%

5 to 17 years 21% 17% -5%

18 to 34 years 19% 11% -8%

35 to 64 years 13% 11% -2%

65 year and over 10% 13% 3%

2016-2019
2016 2019 Rate Change

15%

17%

11% 11%
13%

Under 5 5 to 17 18 to 34 35 to 64 65 +

King County Kitsap County Pierce County Snohomish County Tacoma
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Figure A-16. 
Poverty Levels by 
Characteristic, City 
of Tacoma, 2019 

Source: 
2019 1-year ACS. 

 

Employment. Figure 17 shows employment by industry in Pierce County from 2010 to 
2019. Employment increased in Pierce County from 270,733 jobs in 2010 to 327,108 in 2019. 
Industries that added the most jobs during this time include professional and business services, 
leisure and hospitality, and education and health services. Jobs decreased in the information 
industry, and government and manufacturing sectors experienced modest growth.  

  

13%

8%

4%

7%

30%

23%

10%

19%

15%

16%

15%

Individual

Family

Married Households

Married with Children

Single Mothers

Individuals with a Disability

White/Caucasian

Black/African American

Asian

Latino/Latinx/Hispanic

Two or more races

Individual Poverty 
Rate (13%)
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Figure A-17. 
Employment by Industry, Pierce County, 2010-2019 

 
Source: WA Employment Security Department 

Figure 18 shows the Washington State Employment Security Department’s employment 
projections by industry for Pierce County from 2018 to 2028. Pierce County is projected to add 
39,700 new jobs by 2028. The majority of new jobs are in education and health services, 
government, leisure and hospitality, professional and business services, and other services.  

Indust ry

Washington State Total 2,836,133 3,242,808 3,468,300 632,167 22%

Pierce County Total 270,733 306,217 327,108 56,375 21%

Mining and Logging 300 300 300 0 0%

Construct ion 17,183 21,558 25,125 7,942 46%

Manufacturing 16,308 17,150 17,725 1,417 9%

Wholesale Trade 10,858 12,450 13,400 2,542 23%

Retail Trade 31,233 35,525 36,142 4,909 16%

Transportat ion and Ut ilit ies 11,258 17,967 18,542 7,284 65%

Informat ion 2,950 2,692 2,208 -742 -25%

Financial Act ivit ies 12,000 14,067 14,733 2,733 23%

Professional and Business Services 23,475 29,650 33,883 10,408 44%

Educat ion and Health Services 48,900 52,617 56,892 7,992 16%

Leisure and Hospitality 25,267 30,725 34,017 8,750 35%

Other Services 12,567 13,883 14,667 2,100 17%

Government 58,433 57,633 59,475 1,042 2%

2010

2010-2019
2016 2019 Change % change
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Figure A-18. 
Employment 
Projections 
by Industry, 
Pierce 
County, 
2018-2028 

Source: 
WA Employment Security 
Department  

 

  

Indust ry

Washington State Total 3,402,200 3,896,900 494,700 15%

Pierce County Total 323,200 362,900 39,700 12%

Mining and Logging 400 400 0 0%

Construct ion 24,400 26,200 1,800 7%

Manufacturing 17,400 17,900 500 3%

Wholesale Trade 13,100 14,300 1,200 9%

Retail Trade 36,100 37,200 1,100 3%

Transportat ion and Ut ilit ies 18,700 19,700 1,000 5%

Informat ion 2,500 2,300 -200 -8%

Financial Act ivit ies 14,600 15,700 1,100 8%

Professional and Business Services 35,000 40,700 5,700 16%

Educat ion and Health Services 54,600 65,500 10,900 20%

Leisure and Hospitality 33,000 39,900 6,900 21%

Other Services 14,300 16,300 2,000 14%

Government 59,100 66,800 7,700 13%

Change % change

2018-2028
2018 2028
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Housing Needs Analysis 

This section applies the demographics of the City of Tacoma and the greater region to 
determine current and future housing needs for residents.  

Area median income. Eligibility for housing programs is generally based on how a 
household’s income falls within HUD-determined income categories. The categories are based 
on the regional Area Median Income of AMI.  In Tacoma, the AMI used for a family of four is 
$87,300, which is the AMI for the City of Tacoma Fair Market Rent (FRM) based on Pierce 
County.  

Although AMI categories can vary by specific housing program, in general, they include: 

 Households earning 30 percent of AMI are considered “extremely” low income. These 
households can also be thought of as those living under the federal poverty threshold.6  

 Households earning between 31 and 50 percent of AMI are “very” low income.  

 Households earning between 51 and 80 percent of AMI are “low” income.  

 Those earning more than 80 percent are considered “moderate” income and, in most high 
cost markets, are eligible for housing programs.  

HUD Income Thresholds and Target Housing, 2020 

 

                                                   

6 The federal poverty threshold is not based on the AMI and, as such, does not vary by city and state except for Alaska and 
Hawaii. For that reason, poverty and 30 percent AMI are generally similar.  
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Housing cost burden. Cost burden exists when households pay more than 30 
percent of their gross household income for housing costs. Housing costs include the rent or 
mortgage payment, homeowners’ association (HOA) fees, utilities, mortgage insurance, renter 
or homeowner insurance, and property taxes.  

Severe cost burden—paying more than 50 percent of monthly gross income on a household 
rent or mortgage—is an indicator of critical housing needs. Severe cost burden is also linked to 
a high risk of eviction or foreclosure, and homelessness.  

 

Cost burden does not take into account transportation, education, and childcare costs. When 
other household costs are included, housing affordability is further beyond many Tacoma 
households’ reach. 

Figure A-19 shows the percent of households experiencing cost burden and severe cost burden 
by tenure in 2016 and 2019. In 2019, nearly half of all renter households (49%) experience cost 
burden and one in four renters experience sever cost burden and are considered at risk for 
homelessness, a slight increase from 2016. Owner household cost burden has decreased since 
2016. One in four owner households are cost burdened in 2019 and 8 percent of owners are 
severely cost burdened.   
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Figure A-19. 
Cost Burden and 
Severe Cost 
Burden, City of 
Tacoma, 2016-2019 

Source: 
2016 and 2019 1-year ACS. 

 

Figure A-20 shows cost burden by household income and tenure in 2016 and 2019. Since 2016, 
the share of cost burdened households decreased for owner households earning below $75,000 
and renter households earning less than $25,000. This trend is largely due to income shifts in 
the city and larger region during this time from low to high income households. At the same 
time, the instances of cost burden among owners earning more than $75,000 and renters 
earning more than $50,000 increased.  

  

Cost Burdened
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Remainder

RENTERS (NUMBER AND PERCENT)

# COST BURDENED
# SEVERELY COST BURDENED

9,500
9,900

23%

24%

2016

8,600
4,300

21%

11%

2016

9,600
10,100

24%

25%

2019

8,700
3,900

18%
8%

2019

Cost Burdened

Severely Cost Burdened

Remainder

# COST BURDENED
# SEVERELY COST BURDENED

OWNERS (NUMBER AND PERCENT)
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Figure A-20. 
Cost Burden by Income and Tenure, City of Tacoma, 2016-2019 

 
Note: Total household columns do not add to total because some households did not disclose income or have zero income. 

Source: 2016 and 2019 1-year ACS. 

A note about COVID-19. While cost burden has improved in recent years for low- and 
moderate-income households, the share of households experiencing cost burden remain high 
for these groups—more than half. Data are not yet available to accurately reflect the economic 
outcomes of the COVID-19 pandemic on owner and renter cost burden. However, household 
stability is expected to become more volatile with the fallout of the pandemic. 

  

Tenure

Households

Less than $20,000 2,692 8,117 2,543 6,890 -149 -1,227

$20,000 to $34,999 3,416 8,242 2,116 6,924 -1,300 -1,318

$35,000 to $49,999 5,425 6,619 3,725 6,435 -1,700 -184

$50,000 to $74,999 7,474 7,867 8,291 7,213 817 -654

$75,000 or more 20,856 8,408 29,853 10,532 8,997 2,124

Cost  burdened

Less than $20,000 2,612 7,160 2,074 5,829 -538 -1,331

$20,000 to $34,999 2,572 7,326 1,404 6,445 -1,168 -881

$35,000 to $49,999 3,094 3,122 1,802 3,916 -1,292 794

$50,000 to $74,999 2,652 1,748 3,981 2,989 1,329 1,241

$75,000 or more 1,969 0 3,330 573 1,361 573

Percent  cost  burdened

Less than $25,000 97% 88% 82% 85% -15% -4%

$25,000 to $50,000 75% 89% 66% 93% -9% 4%

$50,000 to $75,000 57% 47% 48% 61% -9% 14%

$75,000 to $100,000 35% 22% 48% 41% 13% 19%

$100,000 or more 9% 0% 11% 5% 2% 5%

Owner Renter

2019 2016-2019
Owner Renter Owner Renter

2016
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Profile of renters and owners. Figure A-21 summarizes characteristics of 
renters and owners in Tacoma. The figure displays the number and distribution of renter and 
owner households by demographic characteristic and provides the homeownership rate by age 
group, household type, education level and race/ethnicity.  

Some of the key differences between Tacoma renters and owners include:  

 Owner households have median income more than 2x greater than renter 
households. In 2019, the median income for owner households in Tacoma is estimated at 
$93,765—compared to renters at $44,809.  

 Renters tend to be younger than owners. In 2019, 58 percent of renters were younger 
than 44 years old, compared to only 37 percent of owners. One in four owner households 
are seniors 65 years and older. 

 Owner households are more likely to be families. Two in three owner households are 
families while most renter households are non-family households (58%). 

 Owner households have higher educational attainment. In 2019, one in four renter 
households have a bachelor’s degree or higher compared to 42 percent of owner 
householders. 

 Owner households lack diversity in race and ethnicity compared to renter 
households. Nearly three out of four owner householders are White/Caucasian residents. 
Conversely, 56 percent of renter households are headed by White/Caucasian residents 
and the remainder are people of color. 
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Figure A-21. 
Profile of Renters and Owners, City of Tacoma, 2019 

 
Source: 2019 1-year ACS 

Housing units. Figure 22 shows the share of households by size and the share of 
housing units by number of bedrooms in the City of Tacoma. These two indicators show the 
demand (households) and supply (units) for housing units by size. For example, while 67 
percent of households have two persons or less, only 48 percent of units have two bedrooms or 
less. With the growing demand for smaller housing units—due to smaller household sizes and 
aging seniors—the mismatch between household and unit sizes will become starker.  

Tenure

Total Households 40,132 100% 46,884 100% 54%

Median Income $44,809 $93,765

Age of Householder

Millennials (under 35) 13,707 34% 7,674 16% 36%

Ages 35-44 9,754 24% 9,925 21% 50%

Ages 45-64 9,446 24% 17,507 37% 65%

Seniors (65 and older) 7,225 18% 11,778 25% 62%

Household Type

Non-family households 23,364 58% 15,382 33% 40%

Married families 8,282 21% 24,068 51% 74%

Other family 8,490 21% 7,430 16% 47%

Householder Educat ional At tainment

Less than high school graduate 3,819 10% 2,234 5% 37%

High school graduate (or equivalent) 10,840 27% 8,701 19% 45%

Some college or associate's degree 14,993 37% 16,293 35% 52%

Bachelor's degree or higher 10,480 26% 19,656 42% 65%

Race/Ethnicity of Householder

White/Caucasian 22,518 56% 34,647 74% 61%

Latino/Latinx/Hispanic 3,890 10% 3,426 7% 47%

Other 13,724 34% 8,811 19% 39%

Ownership 
Rate

Renters Owners
Number Percent Number Percent
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Figure A-22. 
Households by Size and 
Units by Number of 
Bedrooms, City of Tacoma, 
2019 

Source: 
2019 1-year ACS. 

 

Tacoma lost housing inventory between 2016 and 2019 with a decrease of 1,943 housing units 
over three years. Most housing units in the city are detached single family homes (62%) 
followed by units in structures with five or more units (27%). Medium density housing is not as 
common as low and high density housing in the city.  

  

33% 34%

13%

19%

1 person 2 person 3 person 4+ person

Share of Households by Household Size

Share of Units by Number of Bedrooms

5%

14%

29%

34%

18%

Studio 1 BR 2 BR 3 BR 4+ BR
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Figure A-23. 
Units by Units in Structure, City of Tacoma, 2016-2019 

  
Source: 2019 1-year ACS 

Figure A-24 shows residential building permits by the number of units in structure from 2010 to 
2019. High density multifamily development—with five of more units—has become increasingly 
common in Tacoma with 665 units permitted in 2019 and 834 units permitted in 2018. Single 
family residential makes up the majority of remaining units permitted annually. However, in 
recent years, the number of middle density housing permits—duplexes, triplexes, and 
fourplexes—have increased to around 30 to 40 units annually. 

Figure A-24. 
Residential Building 
Permits by Type, 2010-
2019 

Note: 
Other includes mobile homes permitted 2010 to 2017 
and accessory dwelling units permitted in 2018 and 
2019. 
* permit data for 2018 and 2019 were provided by 
the City of Tacoma and are April to April 
Source: 
City of Tacoma and Washington State Office of 
Financial Management 

 
  

Unit  type

All units 87,549 100% 85,606 100% -1,943 0%

1-unit , detached 53,685 61% 52,675 62% -1,010 0%

1-unit , at tached 3,202 4% 1,690 2% -1,512 -2%

2 units 2,557 3% 2,637 3% 80 0%

3 or 4 units 3,997 5% 4,856 6% 859 1%

5 or more units 23,659 27% 23,372 27% -287 0%

Mobile home 449 1% 302 0% -147 0%

Other 0 0% 74 0% 74 0%

2016 2019 2016-2019

Units % of units Units % of units Units % of units

2010 110 48 52 336 0 546
2011 119 6 3 75 0 203
2012 161 64 0 530 0 755
2013 162 6 9 233 1 411
2014 216 4 0 31 0 251
2015 243 24 7 840 0 1,114
2016 204 14 6 293 1 518
2017 245 28 8 921 0 1,202
2018* 132 22 11 834 8 1,007
2019* 75 12 7 665 4 763

Other
Total 
units5+ units

3-4 
unitsDuplex

Single 
family
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Rental market. Pierce County rental units are relatively affordable compared to other 
counties in the region. In the Spring of 2020, the average monthly rent in Pierce County was 
$1,283 which requires a household income of $51,320. Comparatively, monthly rents were 
higher in Kitsap ($1,400), Snohomish ($1,465), and King Counties ($1,806).  

Figure A-25. 
Average Rent 
and Required 
Income, Spring 
2020 

Source: 
Washington State Apartment 
Market Report Spring 2020 and 
Root Policy Research 

 

The average rent in Tacoma in 2020 is estimated at $1,419 for all units, $1,267 for one-
bedroom units, and $1,516 for two-bedroom units. Since 2016, rents have increased by 22 
percent, or between $250 to $275 per month. Two-bedroom units saw the largest surge with a 
30 percent increase—equal to a $365 per month increase in average rent. 

Figure A-26. 
Average Rent by Number of 
Bedrooms, City of Tacoma, 
2011-2020 

Source: 
Rainmaker Insights 

 

With rising rents, the household income required to afford the average rental unit increased by 
$11,000 annually. According to ACS data, renter household median income only increased by 
$4,800 annually from 2016 to 2019, placing more units out of reach for the average renter—and 
increasing the amount of household income that is required to cover rent. 
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Figure A-27. 
Rental Affordability, City of Tacoma, August, 2016-2020 

 
Source: Rainmaker Insights and Root Policy Research. 

Subsidized rental housing. For low-and moderate-income households priced out of 
the increasingly expensive rental market, subsidized housing units are needed to keep 
residents housed in the city. For households earning less than 30 percent, AMI publicly 
supported housing is needed in all markets, whereas, for households earning between 30 and 
50 percent AMI, subsidies are needed in most markets—particularly as rents continue to 
outpace income increases.  

According to the Tacoma/Pierce County Affordable Housing Consortium,7 the City of Tacoma 
has 6,963 subsidized or assisted housing units. However, among Tacoma’s existing privately 
owned, federally subsidized supply, 326 units at 9 properties have subsidies that expire as early 
as 2021.8 

In 2020 the waitlist for the Tacoma Housing Authority for public housing totaled 6,460 residents, 
and residents typically wait for several years (as many as five years) on the wait lists.9 

Rental gap. The rental gaps analysis displayed in Figures A-28 to A-30 compares the 
number of renter households in Tacoma, their income levels, the maximum monthly housing 
payment they could afford, and the number of units in the market that were affordable to them. 
The “Rental Gap” columns show the difference between the number of renter households and 
the number of rental units affordable to them. Negative numbers (in parentheses) indicate a 
shortage of units at the specific income level; positive units indicate an excess of units. Two 
gaps models are shown: The first shows income ranges in dollars; the second shows income 
ranges by Area Median Income, or AMI.  

                                                   

7 The Consortium is made up of the Cities of Tacoma and Lakewood, the Puyallup Tribe of Indians, the Tacoma Housing 
Authority, Pierce County Housing Authority, and other partners in housing choice development 

8 City of Tacoma 5-year Consolidated Plan Draft (2020) 

9 City of Tacoma 5-year Consolidated Plan Draft (2020) 

Unit  type

All units $1,246 $49,840 $1,419 $56,760 $275 $11,000

1 bedroom $1,116 $44,640 $1,267 $50,680 $247 $9,880

2 bedroom $1,251 $50,040 $1,516 $60,640 $366 $14,640

2016 2020 2016-2020
Average 

Rent
Income 

Required
Average 

Rent
Income 

Required
Average 

Rent
Income 

Required
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By income range, in 2019, there were 7,159 units for renters with incomes of less than $35,000. 
This represents 18 percent of the city’s occupied rental units (as a point of comparison, 
Seattle’s gap is 13% of total rental units).  

By AMI, there was an estimated shortage of 4,897 units for residents earning less than 30 
percent AMI ($17,400). This shortage decreased from 2016 to 2019 due to low income renters 
leaving the city—perhaps due to a decline in affordable units. During this time, the number of 
units affordable to extremely low income renters decreased by 150 units (units priced at less 
than $435 per month) while the number of low-income renter households in Tacoma decreased 
by 1,308 households. 

A note about students. In many cities with a college presence, the student population 
can influence the rental gap, especially when students reside off campus. If all of the students 
attending colleges in Tacoma lived off campus, had an average household size of 2.5, reported 
their place of residence as Tacoma, and earned less than $25,000 per year, the non-student 
rental gap would be 25 percent smaller.
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Figure A-28. 
Rental Gaps by Income Range, City of Tacoma, 2016-2020 

 
Source: 2016 and 2019 1 year ACS, 2018 and 2020 HUD Income Limits, and Root Policy Research. 

 

  

Income Range

Less than $5,000 $125 2,756 253 (2,503) (2,503) 1,339 0 (1,339) (1,339) (1,417) (253)

$5,000 to $9,999 $250 2,653 1,337 (1,316) (3,819) 1,646 1,447 (199) (1,538) (1,007) 110 

$10,000 to $14,999 $375 2,828 1,171 (1,657) (5,476) 2,626 1,036 (1,590) (3,128) (202) (135)

$15,000 to $19,999 $500 1,750 752 (998) (6,474) 2,158 278 (1,880) (5,008) 408 (474)

$20,000 to $24,999 $625 3,048 2,100 (948) (7,422) 2,470 658 (1,812) (6,820) (578) (1,442)

$25,000 to $34,999 $875 5,523 7,994 2,471 (4,951) 4,454 4,115 (339) (7,159) (1,069) (3,879)

$35,000 to $49,999 $1,250 6,610 13,981 7,371 2,420 7,250 12,724 5,474 (1,685) 640 (1,257)

$50,000 to $74,999 $1,875 7,985 11,508 3,523 5,944 7,444 15,888 8,444 6,759 (541) 4,380 

$75,000 to $99,999 $2,500 4,519 2,726 (5,095) 849 4,499 4,994 (4,814) 1,945 (20) 2,268 

$100,000 or more $3,750 3,954 652 6,246 937 2,292 285 

Total/  Low Income 
Gap (<$25,000/year)

41,626 42,475 (7,422) 40,132 42,077 (6,820) (1,494) (398)

Gap
Rental 
Units

2019

Renter 
Households

Rental 
Units Gap

Cummulat ive 
Gap

Maximum 
Affordable 
Gross Rent

Renter 
Households

Rental 
Units

2016-20192016

Renter 
Households

Cummulat ive 
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Figure A-29. 
Rental Gaps by AMI Range, City of Tacoma, 2016-2020 

 
Source: 2016 and 2019 1 year ACS, 2018 and 2020 HUD Income Limits, and Root Policy Research. 

 

  

AMI Range

0-30% of AMI 9,077 3,022 (6,055) (6,055) 7,769 2,872 (4,897) (4,897) (1,308) (150)

31-50% of AMI 6,140 5,433 (706) (6,762) 6,924 4,483 (2,441) (7,338) 784 (951)

51-80% of AMI 8,321 16,152 7,831 1,069 8,878 17,519 8,641 1,303 557 1,367 

81-100% of AMI 4,185 8,199 4,013 5,083 4,129 8,457 4,327 5,631 (56) 258 

101-120% of AMI 3,705 4,493 788 5,870 3,163 5,709 2,547 8,177 (542) 1,217 

121% of AMI or more 10,198 5,176 (5,021) 849 9,269 3,037 (6,232) 1,945 (928) (2,139)

Total/Low Income 
Gap (<30% AMI)

41,626 42,475 (6,762) 40,132 42,077 (7,338) (1,494) (398)

2016 2019 2016-2019

Renter 
Households

Rental 
Units Gap

Cummulat ive 
Gap

Renter 
Households

Rental 
Units Gap

Cummulat ive 
Gap

Renter 
Households

Rental 
Units
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Figure A-30. 
Rental Gaps, City of Tacoma, 2016-2020 

 
Source: 2016 and 2019 1 year ACS, 2018 and 2020 HUD Income Limits, and Root Policy Research. 
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Ownership market. Pierce and Snohomish Counties are relatively affordable for 
homebuyers compared to Kitsap and King Counties. In the Spring of 2020, the median priced 
single family home sold for $354,600 in Pierce County, which requires an income of $83,425 
annually.  

Figure A-31. 
Median Resale 
Price and 
Income 
Required, 
Spring 2020 

Source: 
Washington Center for Real 
Estate Research and Root 
Policy Research 

 

Figure A-32 shows the Zillow Home Value Index for the City of Tacoma from 2010 to 2020. The 
ownership housing market in Tacoma has been on the rise since 2012 as the economy 
recovered from the Great Recession. The home value reported by Zillow increased from 
$241,318 in August of 2016 to $374,604 in August of 2020—an increase of $133,286 or more 
than 50 percent.  

Figure A-32. 
Home Value, City of 
Tacoma, 2010-2020 

Source: 
Zillow Home Value Index 

 

Since 2000, the median home value in the City of Tacoma nearly tripled—from $123,300 in 
2000 to $344,500 in 2019. Over the same time, the income required to purchase the median 
value home only doubled—due to decreased mortgage interest rates. In recent years, home 
value experienced a large increase of $105,000 (44% increase) over three years from 2016 to 
2019. 
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Figure A-33. 
Home Value and Required Income, 
City of Tacoma, 2000-2019 

Source: 
2000, 2010, 2016, 2019 1-year ACS, and Root Policy Research 

 

Figure 34 shows affordable housing costs for the middle market in the City of Tacoma. For the 
purposes of this analysis, the middle market includes households earning between 80 and 120 
percent of AMI. As shown, a 3-person middle market household can afford rents between 
$1,558 and $2,334 or to purchase a home priced between $262,160 and $392,861. Single 
middle market households have more constrained affordability. 

Figure A-34. 
Middle Market Income and 
Affordable Housing Costs, 
City of Tacoma, 2019 

Source: 
2019 1-year ACS and Root Policy Research 

 

According to data from the American Community Survey, 16 percent of renters could afford to 
purchase the median priced home in 2016, whereas 21 percent of renters could afford the 
median priced home in 2019. The increased share of renters able to purchase the median 
priced home in the city is a result of the shift to higher income renter households and dropping 
mortgage interest rates. 

The for sale market for residents looking to buy a home varies greatly depending on location 
and amenities such as waterfront properties or areas of high opportunity. Figure 35 shows the 
average listed and sold price by zip code for single family homes sold in 2016 and 2020—from 
January to June. Generally, zip codes in the northern areas of the city are priced higher while 
neighborhoods in the south and east are lower.  

Waterfront areas—including zip codes 98403, 98421, and 98422—have the highest average 
sale prices; whereas, in some cases, zip codes in south Tacoma are half as expensive as 
waterfront properties with average prices much lower in zip codes like 98408 and 98409. 
Geographic trends in prices are consistent with the for sale market in 2016—homes for sale in 
north Tacoma are priced higher than homes in other areas in the city. 

$123,300

$230,400

$239,100

$344,500

$46,766

$61,382

$56,280

$81,049

2000

2010

2016

2019

Median Home Value

Income Required

Income Range 
(80-120% AMI)

$48,450 - $72,720 $62,300 - $93,360

Affordable Rent $1,211 - $1,818 $1,558 - $2,334

Affordable 
Home Price

$203,879 - $306,007 $262,160 - $392,861

1-Person Middle 
Market  

3-Person Middle 
Market



 

ROOT POLICY RESEARCH APPENDIX A, PAGE 35 

Figure A-35. 
Average Sold Price of 
Single Family Homes by 
Zip Code, 2016 and 2020 

Note: 
Zip code 98402 has very few properties listed and 
sold in the data sample. 
 
Source: 
MLS January to June 2016 and 2020 

 

Figure A-36 shows home ownership rates by race and ethnicity for the City of Tacoma and 
other cities in the region or of a similar size. Generally, White/Caucasian and Asian households 
have the highest rates of home ownership—consistent with national trends. Black/African 
American and Latino/Latinx/Hispanic residents have lower rates of homeownership with 30 
percent and 47 percent respectively in the City of Tacoma.  

Figure A-36. 
Homeownership by Race and Ethnicity, 2019 

 
Source: 2019 1-year ACS. 
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Transportation. For the median income family in Tacoma, transportation costs make up 
20 percent of household income. With most households spending around 30 percent of their 
income on housing, the costs of transportation and housing make up approximately half of the 
income for the average household. Low income individuals in Tacoma spend more than half of 
their income on transportation alone. 

According to AAA, the average annual cost of owning a new car is $9,561 per year—including 
depreciation, finance, fuel, insurance, license, registration, taxes, and maintenance—which 
breaks down to around $795 per month. The cost to own and maintain a car are out of reach for 
some households and approximately 9 percent of occupied housing units in Tacoma have no 
car available. These households must rely on public transportation, ridesharing, and walking. 
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The map shown in Figure A-37 shows the transit walkability rating by census tract—this rating 
represents how easy it is for someone to walk to a transit stop. High values (near 20) indicate it 
is easy to walk to a transit stop. Downtown and Northeast Tacoma score the highest in 
walkability to transit.  

Figure A-37. 
Walkability Rating by Census Tract 

 
Source: MySidewalk 
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Similarly, Figure A-38 shows the percent of the workforce that uses public transportation as a 
means to commute to work. The areas of Tacoma with a high percentage of people who use 
transit to commute are concentrated in areas with high transit walkability scores.  

Figure A-38. 
Percent of Workforce Using Public Transit for Commute by Census 
Tract 

 
Source: MySidewalk 
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Access to opportunity. The Puget Sound Regional Council (PSRC) developed an 
opportunity mapping tool to identify areas of opportunity and areas that are vulnerable to 
displacement. The opportunity map is based on the opportunity index which includes five 
elements of neighborhood opportunity including: 

 Education, 

 Economic health, 

 Housing and neighborhood quality, 

 Mobility and transportation, and 

 Health and environment.  

Census tracts are given an opportunity score on a scale from very low to very high.10 Figure A-
39 shows the opportunity index for census tracts in the City of Tacoma. Generally, opportunity is 
highest in the north areas of the city and lowest in the south and central areas of the city.  

  

                                                   

10 The level of opportunity score (very low, low, moderate, high, very high) is determined by sorting all census tracts into 
quintiles based on their index scores. Areas of opportunity that experience greater proportions of growth may experience an 
increased risk of displacement. (https://www.psrc.org/opportunity-mapping) 
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Figure A-39. 
Equity and Opportunity Index, City of Tacoma 

 
Source: Esri, HERE, NPS | The Kirwan Institute for the Study of Race & Ethnicity, City of Tacoma | City of Tacoma 
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Figure A-40 shows the median home value by zip code in the City of Tacoma. Areas of high 
opportunity, as indicated in the previous figure, also have higher median home values. North 
Tacoma’s housing stock is valued higher than areas in the south and central parts of the city 
and is the area with the highest opportunity score according to PSRC. 
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Figure A-40. 
Median Home Value by Zip Code, 2017 

 
Source: Esri, HERE, NPS | City of Tacoma 
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