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Describe the location
· The site address is 8203 NE 159th St, Kenmore, WA 98028. Right now there 
are not any construction buildings on the site, it is a vacant land. The site is a 
flat 11,000 sq ft building lot. It is very close to Inglemoor High School and 
Moorland elementary school.
     -    The site has a triangular shape with dimensions of 165' x 131' x 115' roughly.
The total area of the site is 0.25 Acre. 

Dynamics/activities/land uses nearby
· All the buildings near site are for residential use. The neighborhood has 
some retail stores and churches. The site is 2.5 miles away from Kenmore 
Library, 1.5 miles from Inglewood Golf Club, and 2 miles from lake Washington.

Transportation characteristics
· The site is near 522 Highway, 5 minutes away from the entrance. 
Driving is recommended. Bus stops close to site only have Bus 234 and 
244. It takes about 10 minutes walk to Inglemoor High school.

Visibility
· Since the site is located at a residential neighborhood, The site's visibility 
is limited to the surrounding neighbors only.

Entitlement requirements
· The Parcel Number for the site is 8950500020, based on Kenmore Zoning
Book, the site is Categorized as R-6 (Residential 6 Dwellings Per Acre). 

Physical/environmental characteristics
· The site is 2 miles away from Lake Washington, and have golf court and 
Saint Edward State Park nearby. Landscape around the site include 
bushes and trees. Overall it is a quiet neighborhood area.

General MSA market dynamics
· City  of Kenmore belongs to King County, which is included in the 
Seattle-Tacoma-Bellevue metropolitan division. The population of 
Seattle-Tacoma-Bellevue MSA has increased by 1.32% from 2013 to 2017.
[image: ]

10There are 734777 households in the MSA, 99% are in family households. In married-couple 
family households,  66% of the them are married over 6 years. In Seattle City, there are 88105 
households, and 98% are in family households.
[image: ]

Trends in the past five years (*Census tracts used are 217，281.03，220.01，
220.03，221.01，221.02，and 222.01)

Population
Total population in the Census Tracts have been increased by 5.2%. 
There are more Middle age people in the area. It is not an aging population.
[image: ]

Households
In the census tracts, the total household is 15844 in 2017 while a upward trend can be observed during the past 5 years.[image: ]

Employment
From 2013 to 2017, employment rate has increased 2.06%, and unemployment rate has 
decreased by 2.5%. 
[image: ]
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Income/purchasing power (Retail)
In the Census Tract, the median earnings of population for the 16 years and over is 
$95433/year in 2017, with an increase of 27% for the past 5 years. On the other hands, the per 
capita income in the census tracts is average at $45995 in 2017 while a growth of 22% during 
past five year.
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Location of development nodes/major retailers
· The site is 5 minutes driving away from a neighborhood mall, on the North 
side of the site, which has retail stores and restaurants, such as Safeway, 
McDonald's and Dollar Tree. On the South East of the site is the closest 
Inglewood High School. Overall, educational problem and daily needs 
could be solved while living on site.
Identify the local market support

Type of User/Customer
Based on the Zoning Code of Kenmore, this parcel is regarded as residential 6. Given that our neighbors are mostly single-family housing unit, we are planning to provide a similar property to the local market to avoid any potential the opposition from the local community.
	Most of properties within the Zip Code 98028 are residential units along with few schools, churches, and retail stores. Based on the market research below, the income level for the community isn’t particularly high, which also indicate that this project should be focus on moderate housing unit instead luxury home. Also, given the highly dependency of car overall, we will also assure that the property will have more than 2 parking lots.
[image: ]

Income/Ability to Purchase/Rent Within Market

Household Income
According to Incomebyzipcode, the average household income within the Kenmore City is similar to the King County, thus, we are not looking at a market that is affordable to luxury houses, while also not particularly poor. Thus, we should lean toward develop a moderate housing.
[image: ] 

	According to Census, within the census tracts that we chose, 60% of the households have a median income of more than $75,000; as 48% have a median income of more than $100,000.

 [image: ]





Existing Competitive Projects 

Sales
	According to Trulia, the median sales price in Kenmore City has been trending up since 2014, as of January 2019, the median sales price is around $628,750. Also, the number of sales in Kenmore City has been lingering from 50~150 since 2014. However, since the third quarter of 2018, the number of sales has been trending downward.
[image: ]
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Price Per Square Feet
	According to Zillow Research, the price/s.f. in Kenmore city has been trending upward since 2013 and currently located at $325/s.f. from $174/s.f. in Jan 2013.
[image: ]


Rent
1. Median Rent & Number of Rentals in Kenmore (From Trulia)
According to Trulia, the median rent in Kenmore was top at $2,800 per month in Jun. & Jul. 2018 while low at $2,400 per month currently. Furthermore, the number of rentals was trending up since March 2018, and suddenly dropping since Nov 2018, with 31 per month currently.
[image: ][image: ]

2. Market Rent Per SF
Interestingly, according to Costar, we get a different picture where the market rent per sq. ft. is still increasing recently. The difference in two data might be explained by the increase in lower square feet unit, such as apartment, in Kenmore City.
[image: ]

3. Gross Rent
According to Census, we are looking at the similar data that were presented at Trulia, where 66% of the renter are paying between $1000 ~ $2499, with a total of 5,084 household that are renting with cash rent in City of Kenmore.
[image: ]

Amenities/Specialty Characteristics
	15According to Census, there is total of 15,844 units within the census tracts that we chose, as 67% are owner-occupied and 33% are renter-occupied. While 64% of these properties are single family and 20% are 10+ unit apartment, 85% of the owner-occupied housing units are single family and 50% of the renter-occupied are 10+ unit apartments.
	Moreover, 72% of the total units were built in 1960~1980 while only 20% of the units were built after 2000. Among the total housing unit 87% are more than 2 bedrooms, as 99% of the owner-occupied units are more than 2 bedrooms. The renter-occupied units have 29% as 1-bedroom unit and 62% as more than 2-bedroom unit.
	One thing worth notice is that only 6% out of the total housing unit have no vehicle available, as 2% more owner-occupied and 15% for renter-occupied.
	
[image: ]

15Competitive Visibility and Transportation Strengths and Weaknesses
	The neighborhood that our parcel located is a highly car-dependent bedroom community without much access to the public transportation including bus station. Furthermore, there isn’t any advantage in visibility for this parcel as well. However, these step-backs were shared with our potential competitors within the neighborhood as well. Given the weak visibility and transportation in the overall neighborhood, we don’t regard the lack of transportation and visibility as a weakness for our parcel.
 [image: ]

Absorption
	According to Zillow Research, we use the “Sale to List” to capture the absorption rate in Kenmore. Based on the graph below, we are looking at an average of 0.95 sale to list ratio in Kenmore, which present as a healthy market where there is no excessive oversupply or undersupply. 
[image: ]

	According to Costar, we will get a similar picture where the net absorption in Kenmore City has been lingering around 0 in general since 2009.
[image: ]



25Estimated Demand

Population Move-In
According to Census, there has been continuous population move-in since 1980, and within 2010~2014 there are 7,284 household move-in to owner-occupied unit. Given this data is published in 2017, we cannot get the very clear picture for current move-in within the Census Tracts that we chose.
[image: ]
	
	Based on the estimation from Costar, we are looking at 7.6% population growth rate in next 5 years and a very low (0.2%) 12-month net absorption % of inventory. Furthermore, the current median of housing on market is 4.2 months, moreover, Kenmore city currently has a median of housing unit vacant of 6.4 months. All of these are indicating a high demand for the housing.
[image: ]
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Estimated Competitive Supply
First – Housing Units
	According to Census, the housing units within the census tracts that we chose has been increasing overall with an average of 1.6% growth rate for the last four year. This indicated a potential of 257 new units per year.
[image: ]
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	According to Costar, there are 10,000 square feet under construction at the first quarter of 2019, with 20,200 square feet of current available space. This shows a potential 30,200 square feet of supply within next 6 months.
[image: ]
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15Opportunities/Constraints & Recommendation

Opportunities/Constraints
The biggest opportunity present in this project is the low price for this project. Given the average lot price of $75.8/s.f. for recently sold units around the parcel, we are looking at sales price of $22.07/s.f. for this lot. Furthermore, based on the zoning code that the minimum requirement of 5400 square feet for residential 6, we could potentially split the parcel into two and build two unit on it with an average market price of $325/s.f. or rent it out with the average market rent rate of $19.5/sf. Even though we might fail to split the parcel into two, this parcel still presents sufficient room for profit. Moreover, since the Sewer, water, power, and gas are available on the street, this could also save us lots of cost on the improvement to the land. Even though we are not looking at an unhealthy market that is either oversupply or undersupply, Kenmore City still present a healthy growth and a balance between demand and supply overall.
	However, given the lack of access to public transportation, this might essentially limit our buyers to car owner. Moreover, even though there are still new houses being built and sold recently in the neighborhood, most of the properties in this neighborhood were built during 1960s~1980s. Thus, we are still uncertain that whether or not the local community will oppose any new construction or the younger generation such as millennial will be willing to move into somewhere that need to drive to work.
One thing to add on is that the price for housing in Kenmore City has been increasing in a very high rate, which might indicate a bubble in this market. Furthermore, the Fed has been increasing the interest rate since last year and the global economic have started to show some signal of slowing down, this might suggest that the direction economic will be reverse at some point within one to two year.
Recommendation
[bookmark: _gjdgxs]	Given the price of this parcel and the market analysis that were presented above, we will recommend to purchase this parcel and attempt to split this parcel into two lots. By building residential units on both lots, this could potentially generate most of the profit out of this project. However, we should also be cautious that the economic is starting to show some sign of unstable and the direction of the economic might turn at some point of near future. Thus, we would recommend take on less leverage and potentially a fixed rate mortgage to transfer the interest rate risk to the lender. Furthermore, some of the more detail research, such as environmental report, construction cost analysis, etc., particular to this parcel should also be done before the purchase
	



Appendix
Appendix A. – Basic Information & Analysis to the Parcel

Address: 8203 NE 159th St, Kenmore, WA 98028
Parcel #: 8950500020
MLS #: 1086893
Price: $250,000
Lot Size: 11325.6 s.f. = 0.26 acre ($22.07/s.f.)
Zoning: Residential 6
Average Price in Neighborhood:
	Lot ($/s.f.): $75.82
	Floor ($/s.f.): $330.19
Feature:
Inglemoor High School
Sewer, water, power & gas available.
Potential:
2 units (5662.8 s.f. Lot size per units) -> Pass the minimum 5,400 s.f.
Assumption:
	Floor Size: 2500 s.f.
	Sales Price (Based on Market Average): Average of the three: $632273 / property => $1.26 M
<Lot Based: $409320. Home Price Based: $825000. Similar Project Based: $662500>



Appendix B. – Zoning Map
[image: ][image: ]

Appendix C. – R-6 Zones Allowances[image: ]

Appendix D. – R-6 Development Standard[image: ]

Appendix E. - (Census Tracts 217, 218.03, 221.01, 221.02, 220.01, 222.01, 220.03)
[image: ]

Appendix F. – Market Condition from Zillow Listed around The Parcel[image: ]
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Site Used

Zillow – Parcel Listed
https://www.zillow.com/savedhomes/for_sale/96660212_zpid/1_pnd/47.748752,-122.224328,47.732677,-122.241709_rect/15_zm/1_rs/1_fr/

Zoning Regulation - Kenmore
https://www.codepublishing.com/WA/Kenmore/html/Kenmore18/Kenmore1821.html#18.21

Zoning Map - Kenmore
http://kenmorewa.gov/sites/default/files/Development_Services/2015%20May%20Kenmore%20zoning_600dpi.pdf

Income By Zip Code
https://www.incomebyzipcode.com/washington/98028

Trulia - Kenmore
https://www.trulia.com/real_estate/Kenmore-Washington/market-trends/

Zillow – Research Center
https://www.zillow.com/research/data/

CoStar – Kenmore (KPI)
https://product.costar.com/search/all-properties/analytics/kpi

Census – Factfinder
https://factfinder.census.gov/faces/nav/jsf/pages/index.xhtml
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Table A. R-1, R4 and R-6 Zones Use Allowances.

PERMITTED

CONDITIONALLY PERMITTED

PROHIBITED

Air transportation servics'

Ambutatory surgery center®®

Adut entertainment business

Arts, entertainment, indoor?®

Arts, entertainment, outdoor™®

Animal kennel/shelter

Day carot Cemetery, columbarium or Aucton house
mausoleunt?”

Educational service® College/university?® Automotive sales and service,
marine

Family chid-care home® Community residentia facily?® | Automolive sales and service, non-
marine

Fire or poics faciity’® Eating and drinking place*2® Business senvie, intensive

Health care and social HospitaP® Business senvice, standard

assistance®1®

Multile-family dwelling""

Mobile home park™

Construction and trade

Offce’?

Personal service®

Funeral home/crematory

Park'®

Recreational facily,indoor®5%

Laboratory

Recreational facilty, outdoor'%1516

Regional land use™ %%

Manufacturing, heavy

Religious institution'”

Retail sales™' %

Manufacturing, light

Resource land use'®

Tomporary lodging”™

Marjuana business.

Single detached dwelling unif'92°

Marjuana cooperative

Standatone parking?! Mobile food service

Supportive living facilty?? Retail sales, bulk

Uty facilit?2* Secure facilty
Transportation

Vehicie or equipment rental

Vehicle refusling station

Warehousing

Wholesale trade
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Table B. R-1, R4 and R-6 Residential Zones Development Standards

z
o
N
3
STANDARDS s| Rt R4 RS
Base Density: Dwelling UnitiAcre? 1 dulac 4 dulac® 6 dulac
Maximum Density: Dwelling UnitiAcre* 6 dulac 9 dulac
Minimum Density
Minimum Lot Width® 357 30ft. 30ft.
Minimum Street Setback 2007 15189 15159
Minimum Side Setback®'® 517 15t total” | 151t total”
Minimum Rear Setback®'® 517 0. 0.
Maximum Height'2 35t 35t 35t
451
Base Impervious Surface: Percentage 30% 45% 60%
Maximum Impervious Surface: Percentage™ 30% 55% 0%
Minimum Lot Size 250050.1. | 7,200 sq. 1757 | 5,400 sq. 1,707
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Case1
Case2
Case3
Cased
Cases
Case 6
Case?
Cases
Case 9
Case 10
Case 11
[y

Lot Size_Flooring Size

8276
10741

2003
1136
2329
1470
2030
1%
1136
230
3000
2620
3103

Price
715000

Lot (8/54) Home ($/s)

8639439343
44.68857648
1016666667
6323614597
5450117788
5374099969
44.68857648
1262674574
117.4390706.
5126506024
4973982247
75.82072248

353.4354918
4225352113
261914385
455782313
2709359606
4327731092
4225352113
2716049383
310
2312877089
2094747019
330.1895955
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Currently For Sales (3+ bedroom) Bedroom _Bath Room Floor Size

Case1 3 2 174 393000
Case2 a 25 3410 525000
Case3 a s 4620 4200000
Cased 3 225 1261 383950
Cases a 25 1652 562000
Case 6 3 2 1560 615000
Case? 3 3 1850 684950
Case 8 3 3 1380 675000
Case 9 3 2 1850 548000
Case 10 3 2 1680 700000
Case 11 a a 3166 1049950
ase 12 3 a 2460 698000
Case 13 a 35 2540 632000
Case 14 a 3 15 54400
Case 15 3 2 1380 495000
Case 16 a 3 2850 399500
Case 17 s a 5076 1550000
Case 18 s 4 329 1049950
Case 19 s 275 2950 799900
Case 20 3 2 1595 725000
Case21 a 3 3600 1088888
Case22 a 3 1360 724950
Case 23 3 2 1447 357210
Case 20 3 3 1357 373950
Case 25 a 3 2801 1030000
Case 26 a 35 3215 63950
Case 27 s a 3780 1175000
Case 28 a 2 2% 1100000
Case 29 s a s 1199950
Case 30 s 35 s 1199950
Case 31 s 35 3088 599950
Case 32 s 4 25 1199950
Case 33 a 35 3215 583950
Case 34 s a 3a11 1089950
Case 35 3 a 3658 1148950
Case 36 a 35 3215 69950
Case 37 3 4 2 728000
Average 4] 3] 2669] Sa0451]
Median 4 3| 2801 925000]
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Subject
SEX AND AGE
Total population
Male
Female

Sex ratio (males per 100
females)

Under 5 years
5to 9 years
10 to 14 years
15 to 19 years
20 to 24 years
25 to 34 years
35 to 44 years
45 to 54 years
55 to 59 years
60 to 64 years
65 to 74 years
75 to 84 years
85 years and over

Median age (years)

Under 18 years

16 years and over
18 years and over
21 years and over
62 years and over
65 years and over

18 years and over
Male
Female

Sex ratio (males per 100
females)

65 years and over
Male
Female

Sex ratio (males per 100
females)

Estimate

7,169,967
3,580,888
3,589,079

99.8

448,145
456,291
442,413
441,695
485,368
1,050,215
937,825
949,448
484,838
444,689
619,386
282,777
126,877

376

1,615,376
5,734,852
5,554,591
5,282,568
1,287,475
1,029,040

5,554,591
2,754,435
2,800,156

98.4

1,029,040
468,161
560,879

83.5

Washington
Margin
of Error | Percent
x| 7,169,967
+/-761 49.9%
+/-761 50.1%
+-0.1 X)
+/-500 6.3%
+/-3,372 6.4%
+/-3,238 6.2%
+/-892 6.2%
+/-959 6.8%
+/-802 14.6%
+/-770 13.1%
+-721 13.2%
+/-3,609 6.8%
+/-3,625 6.2%
+/-564 8.6%
+/-1,853 3.9%
+/-1,816 1.8%
+-0.1 X)
+/-268 22.5%
+/-1,536 80.0%
+/-268 77.5%
+/-2,748 73.7%
+/-3,203 18.0%
+/-482 14.4%
+/-268 | 5,554,591
+/-518 49.6%
+/-493 50.4%
+-0.1 X)
+/-482 | 1,029,040
+/-284 45.5%
+/-347 54.5%
+-0.1 X)

King County, Washington

Percent
Margin of

Error Estimate
(X) | 2,118,119
+/-0.1 | 1,058,695
+/-0.1 | 1,059,424
X) 99.9
+/-0.1 127,205
+/-0.1 128,255
+/-0.1 113,695
+/-0.1 116,454
+/-0.1 132,420
+/-0.1 366,842
+/-0.1 315,613
+/-0.1 294,726
+/-0.1 136,398
+/-0.1 122,691
+/-0.1 156,327
+/-0.1 70,388
+/-0.1 37,1056
X) 37.2
+/-0.1 439,068
+/-0.1 | 1,726,169
+/-0.1 | 1,679,051
+/-0.1 | 1,609,523
+/-0.1 335,184
+/-0.1 263,820
(X) | 1,679,051
+/-0.1 834,543
+/-0.1 844,508
X) 98.8
(X)| 263,820
+/-0.1 116,610
+/-0.1 147,210
(X) 79.2

Margin
of Error

-
e

-

e

e

+/-1,5689
+/-1,590

ps
s
s
s
s
+/-1,685
+/-1,684
P
+/-1,000
+/-1,000

+-0.1

e

+/-863
s
+/-1,187
+/-1,430

-

-
e

-

e

e
-

e

-

Percent

2,118,119
50.0%
50.0%

)

6.0%
6.1%
5.4%
5.5%
6.3%
17.3%
14.9%
13.9%
6.4%
5.8%
7.4%
3.3%
1.8%

X)

20.7%
81.5%
79.3%
76.0%
15.8%
12.5%

1,679,051
49.7%
50.3%

)

263,820
44.2%
55.8%

X)

Percent
Margin of
Error

X)

.

X)

e

+/-0.1
+-0.1

o
e
oo
e
oo

+/-0.1

+/-0.1

P
+/-0.1
+/-0.1

(X)

+/-0.1

P
+/-0.1
+-0.1

e

X)

.

e

X)

(X)

.

e

)

Seattle city, Washington

Estimate

688,245
345,628
342,617

100.9

33,507
31,682
25,831
31,625
56,821
155,045
108,843
85,432
38,447
37,944
48,845
21,027
13,196

35.7

105,202
592,552
583,043
556,895
106,033

83,068

583,043
291,626
291,417

100.1

83,068
36,275
46,793

775

Margin
of Error

+-63
+/-1,653
+/-1,653

+/-1.0

+/-939
+/-1,016
+/-1,109
+/-1,186
+/-1,842
+/-1,864
+/-1,602
+/-1,656
+/-1,086
+/-1,336
+/-1,041

+/-863

+/-695

+/-0.3

+/-1,496
+/-1,498
+/-1,494
+/-1,761
+/-1,604
+/-1,320

+/-1,494
+-1,781
+/-1,641

+-1.1

+/-1,320
+/-883
+/-1,045

+/-2.6

Percent

688,245
50.2%
49.8%

X)

4.9%
4.6%
3.8%
4.6%
8.3%
22.5%
15.8%
12.4%
5.6%
5.5%
71%
3.1%
1.9%

X)

15.3%
86.1%
84.7%
80.9%
15.4%
12.1%

583,043
50.0%
50.0%

X)
83,068

43.7%
56.3%

X)

Percent
Margin
of Error

X)
+/-0.2
+/-0.2

)

+/-0.1
+/-0.1
+/-0.2
+/-0.2
+/-0.3
+/-0.3
+/-0.2
+/-0.2
+/-0.2
+/-0.2
+/-0.2
+/-0.1
+/-0.1

X)

+/-0.2
+/-0.2
+/-0.2
+/-0.3
+/-0.2
+/-0.2

X)
+/-0.3
+/-0.3

)
X)

+/-0.8
+/-0.8

X)
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Total:
In family households:

In married-couple family households:
Under 3 years
3 and 4 years
5 years
6 to 8 years
9to 11 years
12 to 14 years
15 to 17 years

In male householder, no wife present, family households:
Under 3 years
3 and 4 years
5 years
6 to 8 years
9to 11 years
12 to 14 years
15 to 17 years

In female householder, no husband present, family households:

Under 3 years
3 and 4 years
5 years
6 to 8 years
9to 11 years
12 to 14 years
15 to 17 years
In nonfamily households:

Under 3 years

3 and 4 years

5 years

6 to 8 years

9to 11 years

12 to 14 years

15 to 17 years

Washington
1,477,507 +/-1,381
1,461,508 +/-3,710
1,050,520 +/-14,595

173,806 +/-5,969
118,843 +/-4,873
53,398 +/-3,415
177,153 +/-6,174
167,914 +/-6,670
181,321 +/-6,415
178,085 +/-4,918
109,080 +/-8,651
14,119 +/-2,175
10,875 +/-1,851
5,248 +/-1,194
18,928 +/-2,838
18,063 +/-3,692
21,103 +/-2,561
20,744 +/-2,353
301,908 +/-11,241
42,331 +/-3,544
31,813 +/-3,500
14,075 +/-2,398
44,704 +/-3,774
50,901 +/-4,041
58,880 +/-4,237
59,204 +/-3,826
15,999 +/-3,571
1,063 +/-612
2,308 +/-972
272 +/-182
1,690 +/-743
3,103 +/-1,290
3,450 +/-1,505
4,113 +/-1,142

King County, Washington | Seattle city, Washington |Seattle-Tacoma-Bellevue, WA Metro Area
Estimate | Margin of Error | Estimate Margin of Error  Estimate Margin of Error

380,884
378,615
281,232
50,397
34,742
14,181
46,497
43,193
47,341
44,881
24,153
3,256
2,501
963
4,167
4,275
4,905
4,086
73,230
9,392
6,611
3,344
11,185
12,014
15,506
15,178
2,269
0

44

94

97
682
974
378

Freen
+/-1,844
+/-7,203
+/-3,340
+-2,778
+/-2,029
+/-3,316
+/-3,420
+-2,972
+/-2,143
+/-3,733
+/-952
+/-709
+/-433
+/-1,437
+/-1,175
+/-1,568
+/-1,130
+/-6,188
+/-1,648
+-1,613
+/-1,067
+-2,127
+/-2,237
+/-2,290
+/-2,085
+/-1,843
+/-268
+/-72
+-112
+-112
+/-894
+-927
+/-300

88,105
86,571
62,064
15,376
9,835
3,501
11,654
7,744
7,059
6,895
6,645
1,300
875
214
1,396
1,168
786
906
17,862
3,113
1,353
651
1,825
2,283
4,328
4,309
1,534
0

0

94

52

629
712
47

+/-6,656
+/-6,397
+/-5,735
+/-2,642
+/-1,880
+/-1,058
+/-2,106
+/-1,570
+/-1,394
+/-1,116
+/-1,841
+/-738
+/-545
+/-261
+/-1,047
+/-534
+/-399
+/-445
+/-2,838
+/-939
+/-696
+/-317
+/-570
+/-663
+/-1,501
+/-1,216
+/-1,782
+/-268
+/-268
+-112
+/-86
+/-889
+/-893
+-79

Estimate
734,777
728,459
524,083

92,027
60,424
27,013
85,906
82,760
89,659
86,294
52,601
5,832
5,640
2,424
9,653
9,692
9,886
9,474
151,775
19,811
13,805
6,129
22,869
27,620
31,018
30,523
6,318
359
1,044
94

460
1,538
1,348
1,475

Margin of Error
e
+/-2,484
+-11,191
+/-4,569
+/-3,345
+/-2,515
+/-4,489
+/-5,193
+/-4,626
+/-2,999
+/-7,292
+/-1,280
+/-1,315
+/-812
+/-2,008
+/-3,329
+/-1,849
+/-1,761
+/-8,047
+/-2,627
+/-2,602
+/-1,510
+/-2,785
+/-2,886
+/-3,009
+/-2,662
+/-2,483
+/-479
+/-756
+-112
+/-339
+/-1,064
+/-980
+/-775
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Total Population 2017
Total Population 2016
Total Population 2015
Total Population 2014
Total Population 2013

Census Tract 217, | Census Tract 218.( Census Tract 220.01 Census Tract 220.03, | Census Tract 221.01, | Census Tract 221.02, |Census Tract 222.01 Total

8,831
8,723
8,618
8,456
8,653

4,904
4,965
4,694
4,468
4,450

5,376
5,078
5,009
5,118
5,012

4,831
4,965
5,038
5,005
4,683

4,662
4,704
4,740
4,686
4,782

6,461
6,298
6,331
6,328
5,938

4,431
4,277
4,483
4,366
4,015

39,496
39,010
38,913
38,427
37,533
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Total Household 2017
Total Household 2016
Total Household 2015
Total Household 2014
Total Household 2013

3,656
3,448
3,370
3,317
3,353

2,027
1,974
1,927
1,861
1,811

2,262
2,170
2,179
2,107
2,136

1,952
1,951
1,939
1,937
1,775

1,813
1,810
1,761
1,764
1,813

2,424
2,288
2,294
2,304
2,243

1,710
1,688
1,714

942
1,572

15,844
15,329
15,184
14,232
14,703
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Employment 2017
Employment 2016
Employment 2015
Employment 2014
Employment 2013

64.9
65.4
64.9
63.8
63.1

65.5
64.2

63
62.4
61.3

53.4
59.3
60.7
57.8
54.7

72.4
71.1
69.7
68.7
68.9

59.7

61
61.3
60.4
58.3

68.2
62.6
64.6
64.7
64.8

67.9
69.9
67.1
66.3
66.5

Average
64.57
64.79
64.47
63.44
62.51




