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Executive summary

Statutory directive

The Affordable Housing Advisory Board (AHAB) is a 25-member board with 22 members appointed by the
governor. Its role is to “address the state’s need for housing that is affordable to all economic segments and
populations,” and it serves as the Washington State Department of Commerce’s (Commerce) principal advisory
body on housing and related issues. RCW 43.185B.040 requires AHAB to:

submit an annual progress report to the legislature, detailing the extent to which the state's affordable housing needs
were met during the preceding year and recommendations for meeting those needs.

This report constitutes the 2026 update and covers the 2025 legislative session.

About this report

This report aims to provide a review of the latest data on housing affordability in Washington and serve as a
resource for stakeholders working to improve housing stability for all Washingtonians.

This annual report is organized into three sections:

1. Housing affordability progress indicators: This section builds on the 2023-2028 Housing Advisory Plan, which
outlined four key goals for improving housing affordability in Washington. It also updates the AHAB 2025
Annual Progress Report and measures the same goals:

Goal 1: Increase housing production and housing diversity
Goal 2: Support market-rate housing affordability

Goal 3: Increase the supply of affordable housing

Goal 4: Reduce housing insecurity

Goal 5: Reduce housing disparities

Note: The original five-year plan included a single goal on “supporting housing affordability.” To improve
clarity, last year's report divided this into two goals: one addressing market-rate affordability and one focusing
on expanding the supply of affordable housing. This report maintains that structure for consistency.

2. 2025 legislative session housing highlights: This section summarizes legislative actions from the 2025
session that affect housing supply and affordability.

3. AHAB legislative recommendations: This section outlines the Affordable Housing Advisory Board’s legislative
recommendations for the 2026 session, developed in compliance with RCW 43.185B.030(4).

Key findings

This annual report presents an assessment of progress over the past year, including the latest data for progress
indicators that support five goals. Due to the 2025 federal government shutdown and subsequent lack of data
availability, there are multiple indicators that could not be reported on for this year's update. Additionally, data on
the affordable housing inventory in Washington was not ready for this report. Updated information will be included
in next year's update.

1. Increase housing production and housing diversity:

e Total housing production: In 2025, the number of permitted units fell by 4% compared to 2024, returning to
2015 levels.
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o Multifamily housing units: Multifamily permitting has remained roughly the same as 2024 levels but is 30%
below 2023 levels and only meets about two-thirds of the average annual production need. However,
multifamily housing continues to grow as a proportion of all new housing units.

e Middle Housing: After a decline since 2021, middle housing permitting has rebounded slightly, with 2025
activity returning to 2022 levels. As new planning requirements phase in, additional increases are expected in
coming years.

o Accessory dwelling units (ADUs): The development of ADUs has steadily increased since 2015. However,
permitting for ADUs has slightly decreased since 2024 but remains well above pre-2020 levels. As new
planning requirements phase in, additional increases are expected in coming years.

2. Improve housing affordability:

o Homeownership: Even with a modest uptick in 2025, the Housing Affordability Index' indicates that median-
income households still cannot afford the median-priced home statewide, a trend that has persisted since
the sharp decline in 2020.

e Rental market: Statewide, median-income renter affordability has remained relatively stable since 2014 for
moderate-income households. Households earning 70% or less of the area median income face challenges in
affording average rental costs.

e Low-cost housing affordability for low-income renters: The affordability gap for the lowest-income renters
has widened significantly, as rents for the lowest-cost units have risen far faster than income in recent years.
This trend continued in 2025.

3. Increase the supply of affordable housing:

¢ Subsidized housing: The data to measure progress toward this goal in 2025 is unavailable for this year's
report. We anticipate this data will be available for annual measurement beginning in next year's report.

4. Reduce rates of housing insecurity:
¢ Housing insecurity and homelessness: Rates of people experiencing homelessness and housing instability
remain at high levels, with trends of unstably housed people increasing slightly.
e Cost-burdened households: Housing cost burden remains widespread statewide, affecting more than one-
third of households, with little change compared to the prior year.

5. Reduce racial disparities in housing affordability:

¢ Racial disparities: The homeownership gap is slightly narrowing due to mixed trends, with modest increases
for some racial groups and a drop in white homeownership.

2025 Legislative session housing highlights
Policy

In 2025, the Legislature approved several housing and homelessness measures focused on renter stability,
program efficiency and land-use updates. New laws made technical adjustments that increased revenue for
homelessness and housing services, improved efficiencies in the state’s homelessness response system and
established statewide limits on rent increases. Additional legislation supported access to homeownership and
strengthened protections for manufactured and mobile home communities. The Legislature also adopted land-use
changes related to transit-oriented development and broader zoning and permitting updates. Additional details are

T University of Washington Center for Real Estate Research, "Housing Affordability Indexes"
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found in the 2025 legislative session: Housing and homelessness highlights section of this report. Together, these
actions reflect statutory changes intended to support housing affordability and local planning efforts across
Washington.

Funding

The budget enacted for the 2025-2027 biennium included record investments in housing?:

o Capital budget (ESSB 5195 (Chapter 414, Laws of 2025)): $659.6 million for housing development and
preservation.

 Operating budget (ESSB 5167 (Chapter 424, L aws of 2025)): $1.2 billion for housing and homelessness
programs.

Affordable Housing Advisory Board legislative recommendations

The Affordable Housing Advisory Board’s 2026 Legislative Agenda is developed in accordance with RCW
43.185B.030(4) to prepare and submit legislative recommendations it deems appropriate. The full legislative
agenda for the board is included in this report.

2 This report was written in December 2025 and therefore does not include information about the 2026 supplemental session.
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Housing affordability progress indicators

AHAB's 2023-2028 Housing Advisory Plan defined housing goals and a series of indicators for measuring progress
toward achieving those goals. This report measures statewide progress based on a similar set of indicators. This
section includes a discussion of each progress indicator related to the goal and a presentation of annual data.

Overview dashboard

Exhibit 1 presents a dashboard summarizing the direction of change for each of the indicators. It describes
whether conditions are improving (upward arrow) or worsening (downward arrow) compared to previous years.
Most of these indicators represent short-term trends, comparing progress from the latest year for which data is
available to the previous year. Two of the indicators represent longer-term trends, however these are not reported
in 2025 due to a lack of data. A discussion of each progress indicator, including background information and
findings, follows.

Exhibit 1. Washington housing progress indicator dashboard

Most Recent

Goal Indicator Trend
Data Year

Total housing units permitted 2024
Increase Housing Multifamily housing units permitted > 2024

Production & «oorrrmrmssmmrr s
Housing Diversity Annual middle housing units permitted 2024
Annual ADUs permitted 2024
Homeownership Affordability Index 2025

Support Market ]
Housing Renter Affordability Index > 2025

Affordability 77y
Affordability of the lowest-cost rentals for the bottom 20% of income earners 2024
increase Supply of ATl whidized offordoble housing producten
Affordable Housing Affordable and available units per renter household with income 50% of MFI or below 2021
People experiencing homelessness per capita -> 2025

Reduce Housing
R g Unstably housed persons per capita 2025

INSeCUItY
Percentage of households experiencing housing cost-burden -> 2024
Reduce Housing | szl el e @t
Disparities Racial and ethnic disparities in homeownership rate -> 2024

Short-term trend Long-term trend Insufficient data to measure trend

Note: Due to the 2025 federal government shutdown, long-term trend data is unavailable. In addition, insufficient data is available for this
report to measure "Annual subsidized affordable housing production.” Commerce anticipates the ability to measure this starting in calendar
year 2026. Data year reflects the year the indicator measures. Many datasets are published in the year following the one shown.
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Goal 1: Increase market housing production and housing diversity

As described in the 2023-2028 Housing Advisory Plan, a primary driver of Washington's housing affordability crisis
is a housing shortage. When demand exceeds supply, competition for available units pushes up rents and market-
rate housing prices. We use four indicators to measure how well new housing production in Washington is keeping
pace with projected housing needs. Details about each indicator follow.

Please note: Last year's AHAB Annual Report inadvertently double-counted accessory dwelling unit permits,
resulting in overstated permitting totals. This year’s report corrects that error, and all affected values have been
updated.

Progress indicators

Total housing units permitted: In 2025, the number of permitted units fell by 4% compared to 2024, returning to
2015 levels

Background

Local jurisdictions must issue a permit before construction on a new home can begin. As such, housing permits
are a leading indicator of housing production. If there is a downturn in permit activity, that typically means there will
be a downturn in production in the following years. The time between permitting and completion varies by housing
type. The construction of single-family homes can often take less than a year, while large apartment buildings can
take multiple years to build. Note that not every permitted unit eventually gets built and Washington loses many
older homes to demolition each year. Because of this, annual housing permits need to exceed the average annual
units needed to keep pace with demand.

This indicator is based on data from the Washington State Office of Financial Management (OFM), which tracks the
total number of new units permitted each year in all jurisdictions statewide.

Findings

Exhibit 2 describes the level of permitting over the past ten years and compares it to the average annual number of
units needed to keep pace with Washington's projected statewide housing needs (the last bar, shown in orange).
Permitting has been trending downward since 2022. This is likely related to the sharp increase in interest rates that
occurred in mid-2022.3 Higher interest rates increase home mortgage costs and, therefore, can reduce demand for
new home purchases.

3 OFM annual data on housing units permitted do not conform to calendar years. Rather they reflect permits issued from April 2 of the
previous year up to April 1 of the current year. So, the 2023 column represents permits issued between April 2, 2022, and April 1, 2023. And
the spike in 2022 represents a period that preceded the interest rate hikes in mid-2022.
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Exhibit 2. Annual housing units permitted compared to average annual net new housing needed
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Source: OFM, 2025.

Multifamily housing units permitted: The number of multifamily housing units permitted remains at low levels
since the steep decline in 2022

Background

The most cost-efficient way to provide new permanent housing is typically in multifamily buildings. Affordable
housing developers generally build low-rise or mid-rise apartment buildings. Increasing the supply of market-rate
multifamily housing helps reduce competition for rental units, which can place downward pressure on rents and
allow the market to better meet the needs of low- and moderate-income households.

This indicator is based on data from OFM that includes permits for housing units in buildings with five or more
units. These would typically include both large and small apartments or condominium buildings. In some cases,
townhomes can also have five to eight or more units. These permits include both market-rate and new affordable
housing.

Given that a significant share of new market-rate multifamily housing will be affordable only to moderate-income or
above households, Washington needs a rate of multifamily housing production that exceeds the 0-80% area
median income need (shown in the last orange column in the chart above) and needs to support more subsidized
affordable housing development to meet these low-income housing needs.

In many areas of the state, the units in new market-rate apartment and condominium buildings are not typically
affordable below 80% of the area median income, and likely none of them are affordable below 50% of the area
median income. Townhomes are typically affordable to households with moderate incomes (80-120% area median
income) or higher.
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Findings

Exhibit 3 describes that the rate of multifamily housing permitting has remained about the same compared to last
year. However, this level is much lower than the peak of permitting seen in 2022. This permitting rate is well below
the average annual need for new units affordable to households with incomes 0-80% of the area median income,
which is shown in the last column, in orange, for comparison.

The downward trend since 2022 is likely related to the sharp increase in interest rates and increased construction
costs as discussed above.

Exhibit 3. Annual multifamily housing units permitted compared to the average annual need for
0-80% area median income housing
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Source: OFM, 2025.

Annual middle housing units permitted: There has been a 20% year-over-year increase in permitting for medium
density housing

Background

"Middle housing” encompasses a variety of medium-density housing types, such as townhomes, duplexes, triplexes
or fourplexes. These housing types are also known as “the missing middle” because they fall somewhere between
low-density detached single-family homes and higher-density multifamily buildings with apartments or
condominiums. These housing types have the potential to provide housing that meets the needs of moderate-
income households (80-120% area median income).

This indicator is calculated using OFM data, which provides an annual estimate of permitted housing in two-to-four-
unit structures. This data is not a perfect proxy for all middle housing production, as it leaves out some cottage
housing and low-rise buildings with five to eight units. However, it is the best proxy available with current data.
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Findings

Exhibit 4 presents annual middle housing units permitted. In 2025, the number of two-to-four-unit buildings
permitted increased by 20% year over year. While permitting levels remain below prior highs, middle housing is
recovering more quickly than larger multifamily (five-plus-unit) buildings and is accounting for a growing share of
total permitted buildings. As the state implements new middle housing regulations and investors are increasingly
adopting this building type, this trend is expected to continue.

Exhibit 4. Annual middle housing units permitted
4,000

3,500 3,433

3,192
3,048
3,000 2,741 2,738
2,584
2,411
2,500 ’
2,219 2,292 2,281
2,020
2,000
1,500
1,000
500
0

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Total Middle Housing Units Permitted

Source: OFM, 2025.
Annual ADUs permitted: ADU permitting remains at a high level following a surge beginning in 2021

Background

An ADU is a separate self-contained housing unit on the same lot as a primary residence. ADUs can be attached to
the main structure or detached. This type of housing has the potential to provide additional lower-cost housing
options within established residential neighborhoods while minimally impacting the neighborhood's character. In
2023, Chapter 334, Laws of 2023 (HB 1337) (codified as RCW 36.70A.680, 681 and 696) made changes to the
Growth Management Act that require jurisdictions to allow two ADUs per lot within urban growth areas (UGA) by six
months after the next periodic comprehensive plan update due date. The change also streamlines the permitting
process and prohibits restrictive development regulations, such as minimum lot size requirements, excessive
setbacks (the required minimum distance a building or structure must be set back from a property line, street, or
water body), and other unnecessary barriers to ADU construction. More information on requirements for periodic
updates, including an interactive map showing implementation timelines and related resources for planners, can be
found on the Department of Commerce's Growth Management Division's website. This indicator is based on data
from OFM.
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Findings

Exhibit 5 describes the annual number of ADUs permitted across all jurisdictions in Washington. Permitting
accelerated sharply beginning in 2021, reaching a peak in 2024 before slowing slightly this year. Much of this
growth has been driven by increased ADU production in Seattle. As additional counties adopt updated zoning and
permitting regulations similar to those implemented by Seattle in 2019, continued statewide growth in ADU
development is expected.

Exhibit 5. Annual accessory dwelling units permitted
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Source: OFM, 2025.

Goal 2: Support market housing affordability

These progress indicators track the affordability of homes over time. For these indicators, a home is considered
affordable if the household is paying less than 30% of its income in housing costs. Housing costs include rent and
utilities for renters, monthly mortgage payments, property taxes, homeowner's insurance and utilities for
homeowners. Both income and housing costs vary significantly across different areas of the state. While
statewide indicators help track broad trends, they do not reflect local conditions and challenges.

Progress indicators

Housing Affordability Index: Despite a slight uptick, homeownership remains unaffordable for median income
Washington households

Background

Washington Center for Real Estate Research (WCRER) created a Housing Affordability Index (HAI) that measures
the affordability of a median-value home to the median-income household with enough assets to afford a typical
down payment and 30-year mortgage. This data makes it possible to track progress toward (or away from) greater
homeownership affordability statewide.
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An HAl value of 100 indicates that a median-income homebuyer has just enough income to afford a median-priced
home. A value of higher than 100 indicates the homebuyer has more than enough income to afford the home. A
value of less than 100 indicates that the homebuyer has less than the income needed. For example, an HAI value of
70 indicates that a median-income household has only 70% of the income necessary to afford a median-priced
house. The "first-time buyer HAI" is similar, but it measures the affordability of a home that costs 85% of the
median price to a household with 70% of the median income and a reduced down payment.

Findings

Exhibit 6 describes that HAI remains at a similar level in the past five years after its significant decline following
2020. The current HAl is 64, indicating that a median-income household has only 64% of the income needed to
afford a median-priced home. The situation is even more challenging for those looking to transition to
homeownership, with a first-time buyer HAI of 46, these households have just 46% of the income required to
purchase a home.

Exhibit 6: Housing Affordability Index
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Homeownership Affordability Index
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Source: UW Center for Real Estate Research, 2025;

Renter Affordability Index: Renter affordability has remained relatively stable since 2014 for moderate-income
households

Background

This indicator evaluates the affordability of rents and how they are changing over time. It is based on WCRER’s
Renter Affordability Index (RAI), which measures the affordability of the average rent to a median-income
household, as shown in Exhibit 7. Like the HAI described above, a Median RAI value of 100 indicates that the
household has just enough income to afford an average-cost rental. A value of higher than 100 indicates the
household has more than enough income to afford the home. A value of less than 100 indicates that the household
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has less than the amount of income needed. The Low-Income RAI line indicates the same analysis based on a 70%
area median income household.

Findings

This data describes that when viewed statewide rental affordability has remained relatively the same over the past
decade. In 2025, a median income household had nearly 1.4 times the income needed to afford an average rental,
while a 70% area median income household has just below the income needed to afford an average rental.

Exhibit 6. Renter Affordability Index
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Source: UW Center for Real Estate Research, 2025.

Affordability of the lowest-cost rentals for the bottom 20% of income earners: Lowest cost units continue to
become increasingly unaffordable for lowest-income households

Background

While the Renter Affordability Index tracks the affordability of median-priced rentals for households earning 70% or
100% of the area median income, it does not reflect affordability trends for the lowest-income renters. To better
understand housing affordability for low-income households, the Affordability of the Lowest-Cost Rentals for the
Bottom 20% of Income Earners indicator compares the incomes of the lowest-earning 20% of households to the
cost of renting the cheapest 25% of available units. This analysis provides insight into whether the most affordable
rental options remain accessible to the state’s lowest-income residents.

Findings

Exhibit 8 indicates that through the 2010s, the percentage of income spent on rent by the lowest-income earners
remained stable. Beginning in 2020, cost burdens began increasing sharply, as rents for the lowest-cost units rose
faster than income, creating a widening affordability gap. This trend continued in 2024, leaving fewer affordable
options and greater financial strain for lower income earners in Washington. The most recent data indicates the
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lowest earners spending 66% of their income on the lowest-cost rentals. A 12-percentage point increase in just four
years.

Exhibit 8. Affordability of the lowest-cost rentals for the bottom 20% of income earners
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Source: Census American Community Survey, 1-Year Estimates (2010 - 2024)

Goal 3: Increase the supply of affordable housing

No new data has been released since last year's report, and therefore progress indicators for this goal cannot be
updated in this year’s progress report.

To meet statewide needs for housing affordable to households earning 50% of area median income (AMI) or below,
Washington must produce an average of 21,805 units per year through 2044. Progress toward this goal is
measured by tracking the production of subsidized affordable housing and the supply of units available to renter
households at or below 50% AMI.

Updates to the statewide subsidized affordable housing inventory from the Washington Center for Real Estate
Research (WCRER) are not yet completed as of December 2025. Because this update remains in progress, new
inventory data for public reporting and year-over-year comparisons cannot be provided at this time. Additionally, the
U.S. Department of Housing and Urban Development's (HUD) Comprehensive Housing Affordability Strategy
dataset required for reporting on affordable and available units has not been released due to the 2025 federal
government shutdown, further preventing updates on related indicators.
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Progress indicators

Annual subsidized affordable housing production: According to 2023 data, Washington needs an additional
230,000 available subsidized housing units. Updated data for this indicator is unavailable.

Background

In 2023, the WCRER prepared an inventory of subsidized affordable housing in each county across Washington.
These are income-qualified units produced with the support of public or private subsidies. This inventory includes
housing funded through federal, state and local housing programs and affordable housing produced through local
multifamily tax exemption (MFTE) programs. This inventory spans from permanent affordable housing for
households with incomes less than 30% of the area median income up to subsidized ownership units for
households with incomes at 100% AMI.

Findings

Updates to the affordable housing inventory are underway and updated data on this indicator is not available. We
expect to be able to report on this indicator in the next annual report. However, while comprehensive inventory
updates are pending, the Department of Commerce has released updated data on the MFTE program. MFTE data
represents one component of the broader affordable housing inventory that is not available. This data provides a
partial view of recent production trends. As described in Exhibit 9, 2024 was the most productive year of the MFTE
program to date.

Changes to state law in 2021 expanded the MFTE program to all cities in Washington. Additionally, in 2025, HB
1494 (Chapter 164, Laws of 2025) strengthened the program by extending the 20-year rental option to up to 70
cities and expanding county eligibility to include Snohomish, Clark and Kitsap counties for adoption in
unincorporated areas. With development costs remaining high and statutory changes supporting broader adoption,
MFTE use is expected to continue to grow in the near term.

Exhibit 9. Annual housing production through the Multifamily Tax Exemption (MFTE) program
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Source: WA Department of Commerce, 2025.
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Affordable and available units per renter household with incomes at 50% of the area median income or below: We
are unable to report on this indicator due to the 2025 federal government shutdown.

Background

The affordable housing supply in most communities is a combination of subsidized housing provided to income-
qualified households and naturally occurring affordable housing (NOAH). NOAH units are currently rented at a rate
lower than typical in the local market. This indicator evaluates whether the effective supply of affordable rental
housing (subsidized and NOAH combined) is keeping pace with demand. It estimates the number of rental units
that are affordable to and occupied by a household with an income of 0-50% of the area median income per 100
renter households at this same income level.

Findings

This is a long-term trend indicator which uses Comprehensive Housing Affordability Strategy data. This data is
generally released by HUD every year in October. Due to the 2025 federal government shutdown, this data has not
been released as of December 2025.

Goal 4: Reduce housing insecurity

This section focuses on efforts to prevent housing instability and homelessness in Washington. The indicators
provide insights into how economic conditions and policy interventions impact housing stability for vulnerable
populations.

Progress indicators

Cost-burdened households: Housing cost burden remains widespread statewide, impacting more than one-third
of all households.

Background

The affordability of housing depends on two factors: 1) The cost of the housing and 2) the income of the
household. HUD considers a household cost-burdened if it spends more than 30% of its income on housing costs,
including utilities. Cost-burdened households have less income remaining for other necessities like food,
transportation, education and health care. Cost burden is used as an indicator of potential housing insecurity.
Exhibit 10 presents data on housing cost burden for the ten most recent years of data available. Households are
broken down into three groups:

1. Not cost-burdened households spend less than 30% of their income on housing
2. Moderately cost-burdened households spend between 30% and 50% of their income on housing
3. Severely cost-burdened households spend more than 50% of their income on housing

Findings

Data for 2024 indicates a continued trend of slight increases in cost burden that began in 2020. This might be
partly due to the sharp decline in affordability for homeownership during this period. Data indicates that 2024 rates
have increased 0.2% percentage point compared to 2023.
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Exhibit 10. Percentage of all households experiencing moderate (30—-50% of income) or severe
(50%+) housing cost burden.
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Rates of homelessness: People experiencing homelessness and housing instability remain at high levels, with
increases seen in the unstably housed population

Background

Using data from several state agency data systems the Department of Commerce unit publishes a biannual
Snapshot of Homelessness in Washington (Snapshot) report. The report presents estimates of people
experiencing homelessness and unstably housed population based on linked data from multiple databases used
for administering public benefits and associated claims.*

Findings

Exhibit 11 presents Snapshot data as a per-capita rate from 2016 through July 2025. Rates of homelessness
remain below the 2023 peak but have increased slightly since last year. For the unstably housed population, the
rate has continued to rise since 2021 and is now at its highest level since 2018, reaching a high of 5.3 unstably
housed people per 1,000 residents in 2025.

4 Administrative data include applications for social services from people who were unsheltered or living in emergency shelter. A more
detailed description of the Snapshot report is available on the Commerce website.
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Exhibit 11. Homeless and unstably housed people per 1,000 residents
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Goal 5: Reduce housing disparities

This section examines racial and ethnic disparities in housing outcomes across Washington. It evaluates
indicators such as cost burden and homeownership rates to understand inequities and progress toward equitable
housing opportunities for all communities. The data underscores the importance of targeted interventions to
address systemic barriers and close the housing gap for underserved populations.

Progress indicators

Racial and ethnic disparities in housing cost burden: We are unable to report on this indicator due to the 2025
federal government shutdown.

Background

This indicator uses data about the cost burden of households by the race or ethnicity of the householder.® It
measures whether there are racial and ethnic disparities in the percentage of households that experience cost
burden. Disparities are measured as the gap between the percentage of white, non-Hispanic households that
experience cost burden and the percentage of all households of color® that experience cost burden.

5 The Census designates the race or ethnicity of a household is based on the race or ethnicity of the householder, which is typically the
person in whose name the housing unit is owned or rented.
6 In this report, households of color are defined as households with householders that do not identify as white, non-Hispanic.

2026 AFFORDABLE HOUSING PROGRESS UPDATE 19



Findings

This is a long-term trend indicator which uses Comprehensive Housing Affordability Strategy data. This data is
generally released by HUD every year in October. Due to the 2025 government shutdown, this data has not been
released as of December 2025.

Racial and ethnic disparities in homeownership rate: The homeownership gap is narrowing due to mixed trends,
with modest increases for some racial groups and a drop in white homeownership.

Background

Access to homeownership has historically been unevenly distributed, particularly due to racist government policies
and real estate practices. As a result, many Black, American Indian/Alaska Native and People of Color households
were denied opportunities for homeownership. Subsequently, these populations lost ability to generate wealth
through home equity that can be passed on to future generations. Moreover, there continue to be significant
barriers to increased homeownership for historically marginalized communities. Households of color tend to have
disproportionally lower incomes, lower credit scores and higher debt-to-income ratios, all of which are linked to
systemic and structural racism. Furthermore, many historically marginalized communities experience
discrimination and predatory practices through the mortgage lending, appraisal and selling processes.

Findings

Exhibit 12 compares the homeownership rate among white householders with the rate among householders of
color. Since 2015, homeownership has grown more quickly for householders of color overall, resulting in a
narrowing disparity between the two groups. The gap decreased from 21 percentage points in 2015to 17
percentage points in 2024. Exhibit 13 provides additional details by showing the distribution of renters and
homeowners by race. Exhibit 14 presents the homeownership rate in 2023 so that year-to-year racial comparisons
can be more clearly seen.

While the most recent year of data also indicates a smaller disparity, this narrowing is partly driven by a decline in
the homeownership rate among white householders. Homeownership among households of color as a whole fell
by one percentage point. However, there were gains within specific groups. Black homeownership increased by two
percentage points—from 34% to 36%. Although Black households continue to face the largest disparity, this
represents a faster rate of improvement than the statewide average.
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Exhibit 72. Homeownership rate for white households and households of color
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Exhibit 83. Homeownership rate by race and ethnicity, 2024

American Indian or Alaska Native alone, non-Hispanic
Hispanic or Latino, any race 46% 54%
Pacific Islander alone, non-Hispanic
White alone, non-Hispanic 68% 32%
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Source: Census American Community Survey, 1-Year Estimates 2024
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Exhibit 94. Homeownership rate by race and ethnicity, 2023

American Indian or Alaska Native alone, non-Hispanic 51% 49%

Asian alone, non-Hispanic 63% 37%
Black alone, non-Hispanic 34% 66%
Pacific Islander alone, non-Hispanic 32% 68%
Other alone, non-Hispanic 47% 53%
All households of color 51% 49%
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Source: Census American Community Survey, 1-Year Estimates 2023
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2025 legislative session”: Housing and homelessness highlights

2025-2027 state budgets (does not include federal funding)

Capital budget: $659.6 million:
O $605.2 million for the Housing Trust Fund, including:

e $215 million for multi-family rental housing

e $100 million for Apple Health Homes permanent supportive housing

e $50 million for housing preservation funding

e $50 million for housing for people with intellectual and developmental disabilities

e $10 million for rapid capital acquisition

e $75 million for homeownership projects

e $17.5 million to preserve mobile home communities

e $10 million for mobile home communities’ infrastructure improvements

e S5 million for urgent repair grants at multifamily affordable Housing Trust Fund portfolio projects
e $5 million for migrant/seasonal/temporary farmworker housing

e $3 million for pre-construction and technical assistance

e $64.7 million for direct appropriation projects

e Tribal funding target of 10% of competitive multi-family and homeownership programs

O $22.2 million for Affordable Housing Supply and Preservation:

e $515,000 for affordable housing preservation competitive
e $21.7 million in direct appropriations

O $14.8 million for Recovery Residences:

e $10.2 million for new competitive program to be developed
e $4.6 million for direct appropriations

O $8.3 million for Transit Oriented Development (direct appropriations)
O $9.1 million for Youth Shelters and Housing (direct appropriations)

Other programs:

O $100 million for the Connecting Housing to Infrastructure Program (CHIP), administered by Commerce’s Local

Government Division, including $15 million for a pilot project in central Washington.

Operating budget: $1.2 billion

Adult and family homelessness programs:
O $484 million for adult and family homelessness programs:

e Similar to the 2023-25 biennium, plus approximately 3% additional funding for inflation and to partially
backfill the document recording fee (DRF) shortfalls at the state and local level

7 This report was written in December 2025 and therefore does not include information for the 2026 supplemental session.
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O $137.1 million for the Housing and Essential Needs Program, providing rental assistance and essential supplies
to low-income disabled individuals who are homeless or at risk of homelessness:

e This is the same level of funding as the 2023-25 biennium

O $90.1 million for the Encampment Resolution Program, supporting existing housing projects funded in 2023-25
O $4 million for Washington Youth and Families Fund

Youth and young adult homelessness programs:
O $80.8 million for youth and young adult homelessness; most programs funded at similar levels as the 2023-25
biennium with small inflationary increases, with some programs reduced or eliminated:

e $1 million for Protected Health Care for Youth program

e $4 million for Diversion and Prevention Services program

e $3.825 million for the Arlington Drive Youth Campus

¢ $1.406 million for Youth Reconciliation/Homeless Youth Supports program
e §7.6 million for the Anchor Community Initiative

¢ Elimination of Lifeline Support System Pilot Project

e Elimination of state funding for Youth Homelessness Prevention Workgroup

Apple Health & Homes programs (AHAH):

O $91.7 million for ongoing permanent supportive housing (PSH) operating and maintenance commitments (no
funding for new projects)

O $25 million for operations, maintenance and services grants to PSH projects funded through the AHAH Capital
Program

O $6.5 million for PSH vouchers and capacity grants

O $50,000 for the PSH Advisory Committee

O $22.5 million for the Community Behavioral Rent Assistance voucher program

Homeownership programs:

O $4.8 million for the Foreclosure Fairness Program, plus approval of a new funding source to generate an
estimated $7.1 million each year

O $458,000 for Mobile Home Community Sales and Relocation Assistance Program

O $162,000 for Manufactured/Mobile Home Notices of Sale program expansion, per SB 5298 (Chapter 393, Laws

of 2025)

Landlord Mitigation Program:
O $11.6 million for assistance for landlords renting to tenants using rental assistance

Other programs:
O $200 million for the Covenant Homeownership Program created in 43.181 RCW, which is contracted by
Commerce to the Washington State Housing Finance Commission to administer.

Legislation

Affordable housing and homelessness funding:

O HB 1260 (Chapter 74, Laws of 2025) Document recording fee admin: Adjusts the statute to clarify calculations
for administrative allowances and affordable housing activities for funds retained by counties.

O HB 1858 (Chapter 100, Laws of 2025) Deed of trust assignment/fee: Eliminates the exemption for assignments
or substitutions from the DRF and Covenant Homeownership Program (CHP) Assessment.
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o Estimated to bring in an additional $34 million per year for state homeless/housing services, $15.5 million
per year of locally retained document recording fees and $27 million per year for the CHP.

Homelessness assistance:

o

HB 1899 (Chapter 160, Laws of 2025) Homelessness point-in-time: Removes the requirement for an annual
statewide census of people experiencing homelessness. Instead, Commerce will set the schedule, consistent
with statutory requirements related to the Homeless Management Information System (HMIS).

SB 5232 (Chapter 408, Laws of 2025) Essential needs program uses: Modifies the Housing and Essential
Needs (HEN) program to add cash assistance as an allowable use, expands eligibility for people transitioning to
federal benefits to continue to receive HEN assistance, ensures non-citizens are eligible for the benefit and
gives Commerce discretion in setting the administrative rate. It also sets the required timeframe for HEN
providers to check eligibility at 12 months.

Homeownership:

o

HB 1516 (Chapter 202, Laws of 2025) Insurance/affordable units: Requires the Office of the Insurance
Commissioner to conduct a study on how projects that develop permanently affordable homeownership units
use different insurance options.

HB 1696 (Chapter 143, Laws of 2025) Covenant homeownership program: Expands WSHFC's authority to
forgive loans after five years of repayments and to offer loans to households with incomes up to 140% AMl in
counties where they deem the need for housing.

HB 1760 (Chapter 68, Laws of 2025) Manufactured homes/org sale: Exempts specific entities from the
definition of “vehicle dealer” as well as licensing requirements if the entities do not sell more than 12
manufactured homes in any 12-month period to low-income households at cost.

HB 5298 (Chapter 205, Laws of 2025) Mobile home community sale: Repeals the Notice of Sale process and
clarifies the Notice of Opportunity to Compete to Purchase process and timelines to allow tenants to receive
information and resources.

SB 5686 (Chapter 393, Laws of 2025) Foreclosure Mediation Program: Modifies and expands the Foreclosure
Mediation Program to incorporate mediation requirements for HOA and COA foreclosures. Adds a new
foreclosure prevention fee based on residential mortgage loan originations.

Landlord-tenant law:

o

HB 1217 (Chapter 209, Laws of 2025) Residential tenant housing stability: Caps rent increases for rental
housing rents to no more than 7% plus the CPI rate or 10%, whichever is less, in a 12-month period and caps
manufactured housing community lot rents to no more than 5%; prohibits any increase during the first 12
months of tenancy; increases the necessary notice timeframe when a rent/fee increase is greater than 3%;
creates an online landlord resource center.

Youth homelessness:

o

HB 1540 (Chapter 92, Laws of 2025) Homelessness/tribal colleges: Amends statute to include tribal colleges
in the list of institutions eligible to create programming supporting the needs of students experiencing
homelessness.

Land use and building regulation (Local Government Division):

o

HB 1039 (Chapter 258, Laws of 2025) Extends governmental services from cities to tribal lands: Allows cities
to extend urban services such as water and sewer onto neighboring tribal lands with urban development,
provided an intergovernmental agreement is reached. Intergovernmental agreements must be established by
Dec. 31, 2028. This creates opportunities for more intense housing development on tribal lands.
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HB 1096 (Chapter 301, Laws of 2025) Lot splitting: Requires cities to establish an administrative approval
process to split a lot into two lots meeting minimum lot size, which may be combined with concurrent review of
a residential building permit for new single-family or middle housing.

HB 1183 (Chapter 139, Laws of 2025) Building code and development regulations: Requires Growth
Management Act (GMA)-planning jurisdictions to modify setback, height limit and gross floor area calculation
requirements for certain developments to encourage energy efficiency; modifies off-street parking and
affordable housing unit size requirements.

HB 1353 (Chapter 22, Laws of 2025) ADU self-certification: Allows GMA-planning cities to adopt rules and
operate self-certification programs wherein registered architects can certify compliance with applicable
building codes for ADUs; requires these cities to submit a report on its program to Commerce by July 31, 2028;
Commerce reports to the Legislature by December 31, 2028.

HB 1491 (Chapter 267, Laws of 2025) Transit Oriented Development (TOD): Requires higher minimum
densities around transit stations .5 miles from rail or .25 miles from bus rapid transit stations; requires new
buildings in station areas to require at least 10% of the units be affordable or workforce housing for 50 years;
mandates a 20-year multi-family tax exemption (MFTE) for residential and mixed-use buildings constructed
within a station area. Creates a SEPA exemption to encourage mixed-use and housing development within
these areas. Requires the Washington State Department of Transportation to review surplus property for
potential siting of affordable housing development.

HB 1494 (Chapter 164, Laws of 2025) Expands the multi-family tax exemption: Implements a suite of
recommendations for improvement to the multifamily tax exemption (MFTE) program from the 2023
Legislative report. The bill extends the 20-year rental program (with 99 years of affordability) to 70 cities,
expands eligibility for counties to adopt MFTE programs in their unincorporated areas from just two counties
(King and Pierce) to five (adding Snohomish, Clark and Kitsap). It requires jurisdictions to follow anti-
displacement requirements in their MFTE program and strengthens the tools jurisdictions have to enforce
compliance from participants in the program. Commerce will update the MFTE guidance by spring of 2026. See
existing guidance at www.commerce.wa.gov/growth-management/housing-planning/mfte/.

HB 1757 (Chapter 2023 Laws of 2025) Existing buildings for residential conversion: Cleans up Chapter 285,
Laws of 2023 (HB 1042); changes the timeline requirements for updating local codes to support the use of
existing buildings for residential purposes in commercial, mixed-use and residential zones; extends allowances
for existing buildings in residential zones to be used for residential purposes; disallows cities from requiring a
change of use permit when the use of an existing structure is changed to provide housing; current energy code
requirements only apply to changed portions of new units in converted buildings. The bill adds a deadline of
June 30, 2026, to update local processes and is pre-emptive.

SB 5148 (Chapter 269, Laws of 2025) Housing Affordability Act: Allows jurisdictions to seek voluntary
compliance certification of housing elements and/or development regulations required under the Growth
Management Act before the elements and regulations take effect. Commerce will select up to 10 jurisdictions
for compliance review and technical assistance each year. If a jurisdiction does not have a compliant housing
element, they cannot not deny affordable or moderate-income housing developments and can only impose
limited restrictions; eligibility for state infrastructure funding is contingent upon progress towards compliance.
SB 5184 (Chapter 204, Laws of 2025) Minium parking requirements: Reduces or eliminates the minimum
number of parking spaces cities with a population of 30,000 or more residents can require for multi-family
units, single-family units and commercial space, with some allowable exceptions. Cities with more than 50,000
residents must implement the bill by December of 2026. Cities of between 30,000 and 50,000 residents must
implement the bill by July of 2028.

SB 5471 (Chapter 386, Laws of 2025) Middle housing in unincorporated UGAs and LAMIRDS: Counties may
allow up to four units of middle housing per lot in designated urban growth areas (UGAs) or limited areas of
more intense rural development (LAMIRDS).
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O SSB 5558 (Chapter 148, Laws of 2025) Timelines for GMA updates: extended the periodic update due date of
the comprehensive plan and development regulations from June 30 to December 31, 2026, for Benton, Chelan,
Cowlitz, Douglas, Franklin, Kittitas, Skamania, Spokane, Walla Walla and Yakima counties and their cities. The
bill also amended adoption dates for design review (RCW 36.70A.630), middle housing (RCW 36.70A.635) and
accessory dwelling units (RCW 36.70A.680) to be completed at the same time as respective comprehensive
plan updates for any updates due in 2025 through 2027.

O SB 5559 (Chapter 271, Laws of 2025) Unit lot subdivisions: Requires GMA-planning cities and towns to adopt
procedures for unit lot subdivisions allowing the division of a standard-size lot into portions for sale within
urban growth areas by specific deadlines; If a jurisdiction does not adopt procedures by June or July of 2027, it
cannot not decline an application for a unit lot subdivision.

O SB 5587 (Chapter 390, Laws of 2025) Counties closing the affordable housing gap: Requires that the
Washington Center for Real Estate Research to report on additional elements for each county, including:
estimated housing units and needs at particular income levels; progress in closing the gap between existing
housing units and housing needs; and progress in meeting emergency shelter, emergency housing and
permanent supportive housing needs. For Public Works Board projects, the Board may consider whether a
project encourages infill development when prioritizing projects.
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AHAB's legislative recommendations

The Affordable Housing Advisory Board’s (AHAB) 2026 Legislative Agenda is developed in accordance with RCW
43.185B.030(4) to prepare and submit legislative recommendations it deems appropriate.

Streamline regulatory barriers

Permitting delays, regulatory barriers and energy and building code requirements hinder our state’s ability to build
and rehabilitate affordable housing quickly and cost-effectively. Reforms to permitting, review and code
enforcement are needed, as well as further consideration of the impacts of burdensome energy and building code
requirements.

Land banking
AHAB supports the passage of authorizing legislation to create county and regional land banks to acquire, hold and
transfer land for the development of affordable housing.

Insurance

Multifamily housing providers have reported insurance premium increases of 25% or more in recent years with
considerable increases in deductibles leading to unsustainable increases in operating costs. AHAB supports state
action to stabilize the rental housing insurance market.

Capital budget funding

AHAB is requesting at least $250 million in capital funding for the 2026 supplemental Legislative session to
develop new units and preserve approximately 4,440 subsidized housing, this includes funding for the Housing
Trust Fund, Connecting Housing to Infrastructure Program (CHIP) and Workforce Housing Accelerator Revolving
Loan Fund Programs.

Affordable housing revenue

To help the cities and counties meet their affordable housing goals, local governments need access to new
investments and funding tools to make capital and operating investments in the development, preservation and
operating support for affordable housing. These new tools include a local option real estate excise tax, short-term
rental taxes and expanding the use of lodging taxes for housing. We also encourage the legislature to advance
efforts to study the benefits and impacts of a vacancy tax.

Protect state and federal funding programs that serve the most vulnerable

In 2026, federal funding for nearly 2,000 Emergency Housing Voucher households in Washington will end and
federally funded homelessness programs will be cut by more than 50%. AHAB supports flexible state and local
funding that can be used to fill unexpected and rapidly emerging federal funding shortfalls for vulnerable
households and communities.
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Appendix A: AHAB members

Affordable Housing Advisory Board membership, December 2025:

00000000000000000000O00O

Michone Preston: AHAB Chair

Michael Dotson: AHAB Vice Chair / Home Mortgage Lending

Amy Falcone: Association of Washington Cities (West)

Conor Hansen: Residential Construction

Doug Ito: Residential Construction

Jonnie Matson: Special Needs Representative

Norma Hernandez: Association of Washington Cities (East)

Colin Morgan-Cross: Non-Profit Housing Developer

Vijya Patel: Real Estate Sales

Lowel Krueger: Public Housing Authorities

John Barry: Home Mortgage Lending

Christopher Collier: Apartment Management

Meg Martin: Homeless Shelter Operator

Daniel Lugo: Consumer/Current or Past Resident of Low-Income Housing
LaDon Linde: Washington Association of Counties (East)

Grace Kim: General Public

Carolina Mejia: Washington Association of Counties (West)

Ami Manning: Site-Based Permanent Supportive Housing and Services
Cynthia Dampier: Unit Owner’'s Association

Jason Gauthier: Interlocal Housing Collaboration

Tedd Kelleher: Ex-Officio Member, Washington State Department of Commerce
Steve Walker/Lisa Vatske: Ex-Officio Members, Washington State Housing Finance Commission
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