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Metro Area Employment Change (11/2024 - 11/2025)

Year-over-Year Employment Changes in King County

ear- ver-Year Job Change in
Whlte-Collar Employment

| Blue~ColIar Employment '

Source: Washington State ESD



Losses in Professional & Business
Services & Information Sectors
Hurt Seattle

Between November 2024 & November 2025,
the Professional & Business Services sector
shed 6,700 jobs & the Information sector
shed 4,400 Significant jobs were also lost in
the State Government sector (-2,700).

Education & Healthcare
Helped Ofiset Some of the
Jobs Lost

Rising by 5,100 jobs, the Healthcare & Social
Assistance sub-sector continues to be the
largest job driver in the region. Had growth
not been seen in this sector, 21,000 jobs
would have been lost over the past 12-
months.
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A4% 11,632 +40bps

Current Unemployment Rate Y/Y Change in the Labor Y/Y Change in the
(09/2025) Force Jobless Rate

Source: Washington State ESD
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Modest job growth Emplovment Chanae :é-
returns in 2026 with - pioy g T
total employment | am looking for average

annual growth of a little

Increasing by 0.7%.
more than 10,000 jobs

Sectoral Growth

Education, Healthcare,and
Finance sectors continue to add
employees, with a turnaround in
the Construction and Leisure &
Hospitality sectors helping to
add to workforce growth.




King County Demographics & Market
Insights

An Analysis of Population Trends, Economic Indicators, and Housing
Dynamics in King County




King County Population Overview

A detailed look at the total population and growth trends in King County.

‘Number of new residents
~ Projected population expected over the next 5-
change over the next 5- years
years

Population of King
County in 2025
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Gontinues to Expand
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King Gounty Population
Continues to Expand

King County was the second fastest-
erowing county in Washington State by
rate (1.4%) in the past year. The city of
Seattle surpassed 800,000 residents
in 2025, and growth there accounted
for over half of the county's annual
population increase.

Population Change: King County
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Slowing Birth Rates are
Impacting Demographics

Birth rates in King County and the State have
both been trending lower; however, the levels
that we are seeing locally are a cause for
concern.

Note: the birth rate in King County has fallen
from 22/1,000 residents in 1960 to below
10/1,000 today.

13.5

13

12.5

(-
N

115

Births per 1,000 residents
—
ot o
on b

(-
o

o
on

9

Birth Rates: King County v WA State

201020112012 20132014 201520162017 20182019 2020 2021 2022 2023 2024 2025

Source: WA OFM

-@=King County -f=WA State



Mortality Rates: King Gounty v WA State
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Mortality Rates Indicate
Healthcare Quality

Although mortality rates have inched higher:
excluding the pandemic period, they have
remained essentially static in King County. g

Deaths per 1,000 residents
on

Note: The highest mortality rates are to be

found in Clallam, Pacific & Columbia Counties,
while the lowest are in King, Whitman, and 0
Snohomish counties >

-@=King County -=WA State
Source; WA OFM



=0

Migration Patterns
Drive Population Change

Although natural growth has been In
decline, the population has been
expanding from net in-migration.
However, growth has been driven by
International migration, not domestic.
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525387 3.6Y%

Number of owner
households in King
County

Projected growth in
owner households
over the next 5-years

19000

Net demand for
ownership housing
units over the next 5-
years



$1,200K
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smgle-mm“v $900K
1 828K
Home Prices .,
Median sale prices for $700K
existing single-family
homes have risen by 120% s
over the past decade. e 548K
$500K
$400K
$300K

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
Source: NWMLS



Population Growth Returning

KEV DI'WBI'S |mDﬂG“Il!I "le Contraction in tech sector employment
Seattle Ownership Marke

Declining Affordability

Persistently higher mortgage rates

Political uncertainty




Median Resale
Price

Change

2024-2025

King County

Woodinville:

T
Shoreline: 3.6% Kirkland: 34%

Redmond: 1.9%
Seattle: 4.7%

Sammamish:
Mercer Is.: 3.2% | =
i A Issaquah:
: . - S .
| "

4 Snoqualmie: 5.7%

BeHevue

SeaTac: 0.9% / \ Renton: 14%

Kent: 0.7% ‘\I Maple Valley:
\l Auburn: 1.6%

Burien: 3.6%

Federal Way:
0.0%
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Impact of Growth

Management

Just 3.7% of land in
Washington State lies
within the Urban Growth
Area.

Demand Analysis: Single-Family Permit Activity
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House Bill 1110

Despite recent discussions around House Bill 1011, which aimead to enhance housing development, the impact on permit activity has

yet to be observed. The lack of significant change indicates that policy measures slone may not suffice to stimulate new construction

Housing Gap

The state is expected to
need 1.1 million new
homes to be built over the
next 20-years to keep
pace with anticipated
population growth

Missing Middle Housing

OFTIcos

'




Urban Growth Area Coverage by County

Impact of Growth
Management

Just 3.7% of land in

Washington State lies
within the Urban Growth
Area.
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House Bill 1110

Despite recent discussions around House Bill 1011, which aimed to enhance housing development, the impact on permit activity has
vet to be observed. The lack of significant change indicates that policy measures alone may not suffice to stimulate new construction.
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Triplex & Quad Unit Permit ISsuance

Dupiex Unit Permit Issuance

King County

King County
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Supply Chain Ghallenges In Real Estate

Understanding the key challenges affecting housing supply and real estate
developments.
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Material Shortages § ' °
Significant delays and increased costs due to shortages ,

In essential construction materials such as lumber and

steel.

Labor Shortages

Difficulties in finding skilled labor across construction

trades leading to project delays and higher labor costs. Increased CO sts

Rising costs of materials and labor are pushing
overall project budgets beyond initial estimates.



Material Shortages

Significant delays and increased costs due to shortages
INn essential construction materials such as lumber and
steel.



| abor Shortages

Difficulties in finding skilled labor across construction
trades leading to project delays and higher labor costs.



Increased Costs

RIsing costs of materials and labor are pushing
overall project budgets beyond Initial estimates.



Housing
Affordability

The Seattle housing market is characterized by
significant fluctuations driven by a variety of
economic, social, and environmental factors. A
comprehensive analysis will cover current
trends, key drivers of demand, economic
Indicators, and future projections, culminating in

actionable insights for stakeholders.
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WA State
All-Buyer Atfordability

66

Housing atfordability IS not

just a "Seattle problem".
There are only three
counties in the State where
a family making median
Income can afford a median
priced home

—,,-

Notes: The Index level demonstrates the degree to which a household making median income can afford a median priced home. It assumes a 20% down payment, a buyer using a 30-year fixed rate conventional mortgage at prevailing rate, and that P&l Payments do not exceed 25% of gross income
Sources: Gardner Economics' calculations using Various multiple listing services and Freddie Mac




ashington State
Irst-Time Buyer
Affordability

-66

Not one county in Washington State
IS technically atfordable to first-
time buyers,

How are Washington businesses
supposed to be able to compete for
talent if the salaries needed to be
able to own a home are prohibitive?

29-

Notes: The Index level demonstrates the degree to which a household making median income can afford a median priced home. It assumes a 20% down payment, a buyer using a 30-year fixed rate conventional mortgage at prevailing rate, and that P&l Payments do not exceed 25% of gross income
Sources: Gardner Economics' calculations using Various multiple listing services and Freddie Mac



First-Time Homebuyer Gosts for a Median-Priced
Single-Family Home Purchase In King Gounty, WA
01-2021to 04-2025

Median Single-Family Home Price $850 000 $960 000 $850 000 $960 000 $915 000 $929 000

\I
Downpayment and Closing Costs $93,500 $105,600 $93,500 $105600 $100,650 $102,190
| TotalMonthlyOwnerCosts | $4304 | $5323 | $5937 | $6.925 | $6645 | $6.409 |
Monthly Mortgage Principal and Interest Payment $3,245 $4,127 $4 877 $5,728 $5,505 $5,251
| OtherMonthlyOwnerCosts | $1060 | $1.197 | $1060 | $1197 [ $1141 | $1158 |
Property insurance $142 $160 $142 $160 $153 $155
| popetytx | $560 | $632 | ¢560 | $632 | $602 | 9612 |

Mortgage insurance $358 $405 $358 WAL $386 $392

| $166,626 | $206.066 | $229818 | $268.073 | $267.243 | $248.108 |

Notes: Monthly payments assume a mortgage with an 8% downpayment on a 30-year fixed rate loan with zero points and 0.55% mortgage insurance, 0.2% property insurance, and 0.79% property tax rates. Annual income needed assumes total monthly debts are no higher than
43% of incomes with 12% coming from non-housing debts and 31% from housing payments.
Source: Gardner Economics’ tabulations using Freddie Mac's primary mortgage market surveys & NWMLS single-family sale prices for existing homes.

l Annual Income Needed to Afford Monthly Payments




Tension in Housing ... o NIMBY Resistance

e - )

Policy

The tension between NIMBY and YIMBY
movements reflects a broader dilemma in

housing policy: balancing the needs of current

YIMBY Advocacy

In contrast, the YIMBY (Yes In My Backyard)
movement advocates for increased housing
development, emphasizing the need for affordable
housing and greater housing supply to meet
population growth. They support policy changes that

OON'T
BULLDOZE , The NIMBY (Not In My Backyard) movement

OUR NOIGHBORMOODS | ™ . : o :

Chimge the 2040 PLANI opposes new developments In their local area,

L ——— fearing negative impacts such as reduced
; : : property values, increased traffic, and changes to
5 e £ = 4 neighborhood character. This can lead to stricter
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affordability in King County
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Dynamics
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movements reflects a broader dilemma Ir r Yeirl =T
nousing policy: balancing the needs of current
residents with the necessity for growth and
development. This tension can - and has -
significantly impacted housing availability and
affordability in King County.




| NIMBY Resistance

The NIMBY (Not In My Backyard) m

opposes new developments in thel

ovement

r local area,

fearing negative impacts such as reduced

oroperty values, increased traffic, and changes to
neighborhood character. This can lead to stricter

zoning laws and development restrictions.




YIMBY Advocacy

In contrast, the YIMBY (Yes In My Backyard)

movement advocates

development, emphasizi
housing and greater housir

population growth. Tk

ey St

for increased housing
ng the need for affordable

g supply to meet
pport policy changes that
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RiSKS to Gonsider

'he Seattle housing market faces several risks
that could hinder its growth. Although economic
downturns can lower housing demand, a lack of
affordable housing is the biggest threat to the
regions economic growth.
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© 2026 Matthew Gardner (“GARDNER"). All rights reserved. NO PART OF THESE MATERIALS MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED,
TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIBUTED OR RESOLD, MODIFIED, STORED, OR COMMERCIALLY EXPLOITED FOR SUBSEQUENT USE
FOR ANY SUCH PURPOSE, IN WHOLE OR IN PART, IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER, BY ANY PERSON WITHOUT GARDNER'S
PRIOR WRITTEN CONSENT. GARDNER obtains information from sources he believes to be accurate and reliable, but makes no warranty as to the
information presented, which is provided “AS IS.” Under no circumstances shall GARDNER have any liability to any person or entity for (a) any loss or
damage in whole or in part caused by, resulting from, or relating to, any error (negligent or otherwise) or other circumstance or contingency within or
outside the control of GARDNER in connection with the procurement, collection, compilation, analysis, interpretation, communication, publication or
delivery of any such information, or (b) any direct, indirect, special, consequential, compensatory or incidental damages whatsoever (including without
limitation, lost profits), even if GARDNER is advised in advance of the possibility of such damages, resulting from the use of or inability to use, any such
information. The projections, and other abservations, if any, constituting part of the information contained herein are, and must be construed solely as
statements of opinion and not statements of fact, and nothing contained herein shall be construed as a recommendation to purchase, sell, hold or
develop any asset, investment, or security. The information contained herein is not intended to be relied upon as tax, legal, investment, or other financial
advice. NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR
PURPOSE OF ANY OPINION OR INFORMATION IS GIVEN OR MADE BY GARDNER IN ANY FORM OR MANNER WHATSOEVER. Each user is solely responsible for
determining whether any investment, financial strategy, security, or related transaction is suitable and appropriate for themselves based on their
personal objectives, financial situation, and risk tolerance. All users should consult with an attorney, tax advisor, and/or accountant before making
investment or financial decisions.



Take this with you.

Revisit anytime.
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Scan or click below to open this presentation.
Anytime, anywhere.

View presentation
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