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BACKGROUND

TRPC develops updated population and employment forecasts every three to five years.  These 
forecasts are used for transportation, sewer, water, land use, school, and other local governmental
planning purposes.  They are also used by the private sector for business planning.  TRPC has
been preparing these forecasts periodically since the late 1960s.

These adjustments take into account recently adopted changes to Thurston County's rural zoning.

Table 1:  Comparison of new TRPC Population Forecast Allocations with the previous
allocations.

Population

Jurisdiction Forecast 2010 2015 2020 2025 2030

Lacey & UGA October 2007 74,000 82,900 92,200 99,900 106,700
July 2007 74,000 82,900 92,200 99,900 106,700

Olympia & UGA October 2007 60,700 67,000 73,000 77,900 82,100
July 2007 60,700 67,000 72,900 77,900 82,200

Tumwater & UGA October 2007 24,300 27,100 32,500 37,400 42,000
July 2007 24,300 27,100 32,200 37,100 41,600

Bucoda October 2007 680 710 800 900 1,050
July 2007 680 710 800 900 1,050

Rainier & UGA October 2007 1,950 2,170 2,480 2,680 2,900
July 2007 1,950 2,170 2,480 2,680 2,900

Tenino & UGA October 2007 1,960 2,480 2,890 3,310 3,590
July 2007 1,960 2,480 2,900 3,310 3,590

Yelm & UGA October 2007 8,380 12,210 16,560 20,010 24,060
July 2007 8,380 12,090 15,660 18,600 22,230

Grand Mound UGA October 2007 1,160 1,530 1,900 2,340 2,690
July 2007 1,150 1,530 1,900 2,340 2,690

Chehalis Reservation October 2007 60 80 110 140 180
July 2007 60 80 110 140 170

Nisqually Reservation October 2007 640 710 790 870 940
July 2007 630 710 790 870 940

Rural October 2007 81,000 88,000 96,000 103,000 107,000
July 2007 81,000 88,000 97,000 104,000 109,000

County Total No Change 255,000 285,000 319,000 348,000 373,000

Urban Areas October 2007 174,000 197,000 223,000 245,000 266,000
July 2007 174,000 197,000 222,000 244,000 264,000

Percents October 2007 68% 69% 70% 70% 71%
July 2007 68% 69% 70% 70% 71%

Rural Areas October 2007 81,000 88,000 96,000 103,000 107,000
July 2007 81,000 88,000 97,000 104,000 109,000

Percents October 2007 32% 31% 30% 30% 29%
July 2007 32% 31% 30% 30% 29%
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Table 2:  Comparison of new TRPC Dwelling Unit Forecast allocations with the previous
allocations.

Dwelling Units

Jurisdiction Forecast 2010 2015 2020 2025 2030

Lacey & UGA October 2007 30,700 34,700 38,800 42,300 45,400
July 2007 30,700 34,700 38,800 42,300 45,400

Olympia & UGA October 2007 28,100 31,200 34,100 36,800 39,100
July 2007 28,100 31,200 34,100 36,700 39,100

Tumwater & UGA October 2007 11,000 12,300 14,700 16,900 19,000
July 2007 11,000 12,300 14,500 16,800 18,800

Bucoda October 2007 260 280 320 360 420
July 2007 260 280 320 360 420

Rainier & UGA October 2007 750 850 990 1,090 1,200
July 2007 750 850 990 1,090 1,190

Tenino & UGA October 2007 850 1,040 1,220 1,390 1,520
July 2007 850 1,040 1,220 1,390 1,520

Yelm & UGA October 2007 3,500 5,120 6,990 8,640 10,670
July 2007 3,500 5,070 6,610 8,070 9,930

Grand Mound UGA October 2007 470 630 790 980 1,130
July 2007 470 630 790 980 1,130

Chehalis Reservation October 2007 20 30 50 60 70
July 2007 20 30 50 60 70

Nisqually Reservation October 2007 240 270 300 330 360
July 2007 230 260 290 320 360

Rural October 2007 33,000 36,000 40,000 42,000 44,000
July 2007 33,000 36,000 40,000 43,000 45,000

County Total No Change 109,000 122,000 138,000 151,000 163,000

Urban Areas October 2007 76,000 86,000 98,000 109,000 119,000
July 2007 76,000 86,000 98,000 108,000 118,000

Percents October 2007 70% 70% 71% 72% 73%
July 2007 70% 70% 71% 72% 72%

Rural Areas October 2007 33,000 36,000 40,000 42,000 44,000
July 2007 33,000 36,000 40,000 43,000 45,000

Percents October 2007 30% 30% 29% 28% 27%
July 2007 30% 30% 29% 28% 28%

Household Size/Vacancy Factor

Household size is expected to decrease over the planning period for all types of dwelling units.
There are two major reasons for this. This is because families are smaller than in the past and the 
percentage of women in child bearing years is decreasing as the baby boom generation ages.
Vacancy rates are assumed to remain constant.
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Table 3:  Household size/vacancy rate (People per Occupied and Vacant homes) estimate for 
Thurston County urban areas (Cities and unincorporated urban growth areas) - 2006 
and 2030. 

 2006 2030
Percent
Change

Overall 2.27 2.21 -3%
Single Family 2.54 2.44 -4%
Multifamily 1.80 1.77 -2%
Manufactured Homes 1.99 1.93 -3%

Consistent with nationwide trends, household size decreased rapidly in Thurston County’s urban 
areas between 1970 and 1990.  It remained constant between 1990 and 2000 in the urban areas, 
but continued to decrease slightly in the unincorporated areas.

Table 4:  Household size rates for Thurston County from the Census (People per Occupied
homes only). 

1970 1980 1990 2000

Incorporated Areas 2.62 2.41 2.32 2.32
Unincorporated Areas 2.80 2.84 2.75 2.67
Overall 2.71 2.64 2.55 2.50

ISSUES

These are likely to be the last population adjustments brought to TRPC for consideration in 2007.
Staff will continue to monitor policy decisions throughout the region as they occur, and will 
recommend adjustments to the population allocations if necessary.  Major land-use policy
decisions are expected in the next year on the Chambers Basin Moratorium area (City of 
Olympia) the Green Cove and French Loop Moratorium Areas (Thurston County – Olympia
Growth Area) and the Salmon Basin Moratorium Area (Thurston County – Tumwater Growth 
Area).

STAFF RECOMMENDATION

Approve adjustments to Population Forecast Allocations.

70:sm
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POPULATION PROJECTIONS - BACKGROUND 

Shifting Growth Shares

Under the County-wide planning policies in Thurston County, TRPC develops countywide and 
smaller area population projections based on current adopted plans, zoning and environmental
regulations, and buildout trends. 

TRPC allocates projected growth to the various jurisdictions using a ‘build out’ factor approach.
In the early years of the forecast growth shares are assigned to planning areas based on recent
trends and projects in the pipeline.  As areas begin to ‘build out’ and fill up, growth is shifted to 
similar areas.  Urban growth is shifted to other urban areas, and rural growth to other rural areas. 

Over the 20-25 year planning horizon, the urban areas in Thurston County are considered to 
operate as one market area.  As Lacey and Olympia begin to ‘build out,’ growth shares shift to 
the Tumwater, Yelm and other south County areas, where more developable land is available.
This is meant to reflect market forces. 

These forces operate within the greater context of growth in the Puget Sound region. 

Table 1:  Population Forecast by Jurisdiction, 2006-2030

Jurisdiction2 Estimate
2006

2010 2015 2020 2025 2030

Bucoda 650 670 700 800 900 1,050

Lacey & UGA 66,900 74,000 82,900 92,200 99,900 106,700

Olympia & UGA 55,200 60,700 67,000 73,000 77,900 82,100

Rainier & UGA 1,790 1,950 2,170 2,480 2,680 2,900

Tenino & UGA 1,540 1,960 2,480 2,890 3,310 3,590

Tumwater & UGA 21,700 24,300 27,100 32,500 37,400 42,000

Yelm & UGA 5,900 8,400 12,200 16,600 20,000 24,100

Grand Mound UGA 840 1,150 1,530 1,900 2,340 2,690

Chehalis Reservation1 40 60 80 110 140 180

Nisqually Reservation1 630 640 710 790 870 940

Total Cities & UGAs2 154,000 173,000 196,000 222,000 244,000 265,000
Total Reservations1 670 690 790 900 1,010 1,110
Rural Unincorporated County3 76,000 81,000 88,000 96,000 103,000 107,000

Thurston County Total 231,000 255,000 285,000 319,000 348,000 373,000

3Rural unincorporated county is the portion of the unincorporated county that lies outside UGA and Reservation boundaries.

Source:  TRPC - Population and Employment Forecast Work Program, 2007 update.

Explanation: Numbers may not add due to rounding.
1Data is for Thurston County portion of reservation only.

2UGA - Urban Growth Area. Unincorporated area designated to be annexed into city limits over 20 years time to accommodate urban growth.
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Interstate 5 Corridor Median Home Price in Counties along the north I-5 Corridor
1996 and 2006

In many ways the Interstate 5 corridor
in the greater Puget Sound region 
operates as one market area. For the 
last decade home prices have been 
higher in King County than in 
surrounding Counties.  The median
home price in Pierce County was 
$155,000 less than in King County in 
2006, while the median home price in 
Thurston County was $18,000 less than 
in Pierce County. 
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There has also been a change in how far 
people are willing to drive for a good 
job.  Since 1970 the percent of 
commuters – people living in Thurston 
County with jobs in other counties – has 
continued to grow steadily.  In 2000 over 
25 percent of the total working residents
of Thurston County worked outside of 
the County.  The largest percentage of 
these workers had jobs in Pierce County, 
followed by King County, and then 
Lewis.  For the most part workers tend to 
commute to higher paying jobs. 
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This difference in housing prices, combined 
with an increased willingness to commute long 
distances for jobs, has led to a shift in 
where residential growth is locating. 
While King County continued to 
receive the majority of housing growth 
(over 40 percent), Skagit, Snohomish,
Pierce, and Thurston Counties saw 
increasing growth shares during the last 
six years. 
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Shifting Growth Shares within Thurston County 

Projected Shift in Dwelling Unit Growth in Thurston
County Urban Areas
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The same theory can be applied to Thurston
County.  Over time, residential growth is expected 
to shift from Olympia and Lacey, where jobs are 
most concentrated, to Tumwater, Yelm, and other 
south County urban areas. 

This doesn’t mean that Olympia and Lacey will 
experience little or no growth in the future, only
that they will see a decreasing share of growth as 
Tumwater and the south County begin to grow 
more rapidly.  This may already be happening.
Over past ten years, Yelm has been the fastest 
growing city in Thurston County. 

Lacey, Olympia and Tumwater share common 
borders and function essentially as one urban area 
with a variety of ‘activity areas’ or commercial
concentrations.  Lacey, located at the northern 
edge of the County, exports almost 18 percent of its 
workforce to Pierce County, but the large majority – 
73 percent – work in the Lacey-Olympia-Tumwater
urban areas. 

Lacey-
Olympia-

Tumw ater,
32%

King County,
10%

Pierce
County,

25%

Yelm, 30%

Yelm’s Resident Work Force and Where Their Jobs are Located
Source: 2000 Census

Olympia and Tumwater – further from Pierce 
County – keep a greater percent of their work force 
in their own urban area – approximately 83 percent. 

Yelm, which is located adjacent to Pierce County
and south of Lacey, is much more of a bedroom
community than the cities to the north.  Twenty-five
percent of the work force has jobs in Pierce County, 
ten percent in King County, and thirty two percent in 
the Lacey-Olympia-Tumwater region.  As land 
prices have risen in Pierce County and the Lacey-
Olympia-Tumwater region, Yelm is increasingly seen
as an affordable community.  This is unlikely to change
in the 20 year planning horizon. 
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Projected Shift in Dwelling Unit Growth in Thurston
County Rural Areas
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The same concept applies to the rural areas.
The north County rural area, along the 
peninsulas of the Puget Sound, is much 
more ‘built out’ than the south County rural 
areas.  But there is less room for future 
growth in the north County.  Therefore
growth is expected to shift to the south
County

Growth is also expected to shift from the 
rural areas to the urban areas over time for 
the following reasons:

1. The inventory of small (less than 4 
acre) rural lots will continue to 
decrease, and will not be replenished
due to changes in zoning. Projected Shift in Dwelling Unit Growth between Thurston

County's Urban and  Rural Areas
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2. The manufactured home market
(mainly rural low-cost owner-
occupied housing) will decrease over 
time as rural lot prices rise. 

3. The multifamily home market
(mainly urban housing) will increase
over time as demographics change 
and the baby boom generation 
becomes seniors.

4. Based on planned projects, there is 
likely to be a large inventory of 
platted urban lots on the market in the 
next decade, and a much smaller
amount of new rural lots available. 

5. There are plans for several large master planned communities in the urban areas, which
offer a unique lifestyle that will attract people from counties to the north such as Pierce 
County.

6. Past growth trends can not be used as indicators of future growth trends as the County has 
made significant changes to rural zoning. 
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1.  Inventory of Small Lots

Rural Lot Consumption
Compared to Supply of Vacant Lots 
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Lots Developed in Rural Thurston County,
by Lot Size (acres)  - 2000-2005

In late June Thurston County designated some
areas of the rural County as Limited Areas of More 
Intensive Rural Development (LAMIRDs), and 
rezoned other areas to rural zoning. 

This action is estimated to result in a reduction of 
around 2,000 potential lots in the rural County.  In 
the past five years, sixty-seven percent of rural 
residential development in Thurston County has 
been on lots 4 acres or smaller.

While a 9-year inventory of small lots currently 
exists in rural Thurston County, it is expected that 
over time some of the market niche filled by this 
type of lot will shift to the urban areas.

Lot Size

Lots
Developed
2000-2005

Inventory of 
Vacant Lots

Estimated
Supply*

0-4 acres 2,000 3,800 9 years

4-8 acres 800 1,200 7 years

* based on current consumption rate. 

2.  Manufactured Home Market is expected to Decrease 

Distribution of Housing, by Type, in Puget Sound Counties - 2000 The manufactured home market is 
expected to decrease over time as lot 
prices rise.  This is a trend noted in other 
urban Counties.  In King County for 
instance, manufactured homes made up 
just two percent of the housing market in 
the year 2000.  Compare this to eight 
percent in Pierce County, and thirteen 
percent in Thurston County.

County Single-family Multi-family
Manufactured

Homes

King 57% 40% 2%
Snohomish 62% 30% 7%
Pierce 63% 29% 8%
Kitsap 66% 24% 10%
Thurston 64% 23% 13%
Grays Harbor 69% 16% 14%
Lewis 67% 12% 20%
Mason 70% 5% 21%

In Thurston County it is common for home
owners to place a manufactured home on a 
rural lot, and then replace it with a stick
built home several years later.

Manufactured homes make up a large proportion of rural housing.
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3.  The Multi-Family Housing Market is Expected to Increase over time.
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Growth in Cities with Master Planned Communities
compared to Yelm – Thurston County’s fastest growing city.
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Population pyramids show that by 2030 
the baby boomers will be seniors.  The 
baby boom has been driving our 
housing market for many years, 
and will continue to do so in the 
future.  This generation will 
likely seek homes on smaller lots
or multifamily housing near
medical services as they age. 
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Market trends and demographics
are expected to change as well.
Many of the people moving to 
Thurston County will relocate 
from urban areas, and we expect 
to see an increase in people living 
in Thurston County and working 
in Pierce County or other counties 
to the north.  Many of these 
people are more familiar with an urban lifestyle, and will seek homes in the cities.  There has 
already been an increase in the town home market in Thurston County. 

4. Planned Projects

There are far more lots in various stages of 
application in the urban areas, compared to rural 
areas.  One of the reasons for this might be that rural 
areas were placed under a moratorium for subdivision for 
approximately two years (which was lifted on August 27, 

2007).

5.  Master Planned Communities

There are plans for several large master
planned communities in the urban areas of
Thurston County.  These communities offer an 
urban lifestyle that is desirable and attracts 
strong growth. 
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6.  Other Changes that will Likely Change Past Trends

On August 27, 2007, the Board of County Commissioners adopted a change to rural zoning that 
added some new and lower density zoning districts, and implemented an “Innovative Technique” 
to their rural planning.

This rezone reduced capacity for potential dwelling units in the rural County.  The change is 
most noticeable along the Black River Corridor south of Tumwater toward the Rochester Area, 
and rural Salmon Creek Basin south of Tumwater.  The effect of the “Innovate Technique” is 
less localized, and affects all developable tax parcels with environmentally sensitive areas such 
as floodplains, wetlands or streams.  It is estimated that these actions (rezone and implementation 
of the “Innovative Technique”) reduced potential dwelling units in the rural County by 
approximately 4,000 (over and above the earlier changes in LAMIRD areas). 

Critical Area Updates 

The County is currently considering changes to the Critical Area Ordinance.  As the “Innovative 
Technique” applies to critical areas but not critical area buffers, modifications to the size of 
critical area buffers in the rural County will not have much or any additional effect on rural 
residential capacity. 
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