TOWN OF SILVERTHORNE
STRATEGIC HOUSING PLAN
May, 2017

Purpose
The purpose of the Silverthorne Strategic Housing Plan is to detail the goals of the Silverthorne housing
program, and to provide tools and implementation measures to achieve those goals. In addition, the
Plan provides information related to the existing housing stock, wages and incomes of the workforce,
and an updated analysis of the workforce housing demand.

Introduction
The provision of housing to serve the needs of the Summit County workforce and the local resident
population has been a long-time challenge. It is an issue that has received significant attention from
the County and towns. In November of 2006, Summit County and the incorporated municipalities
formed the Summit Combined Housing Authority (SCHA), and the voters of Summit County approved
implementation of a sales/use tax, and an impact fee, to fund workforce housing efforts and programs.
That sales tax and impact fee was extended in perpetuity by in 2015. Town Council created Housing
5A Special Revenue Fund to collect the revenues associated with the measure.
On November 8, 2016, the voters of Summit County approved an additional 0.6% sales tax for 10
years to be used for affordable housing purposes, including but not limited to the construction of
affordable workforce rental and owner-occupied housing. The availability of these funds, coupled with
a recognition by the Town of Silverthorne that housing issues are a priority resulted in this update of
the 2008 Strategic Housing Plan.

Background
In 2008, RRC Associates, Inc., developed the 2008 Silverthorne Strategic Housing Plan. The Plan
was developed following a series of workshops with the Silverthorne Town Council and staff. The
2008 Plan was developed out of these workshops to provide ongoing guidance to decision makers in
the community.
The document was also based on the professional experience and opinions of the RRC team. The
consultants determined that the work program identified in the Plan under the heading of “Actions”
represented a logical and well-considered response by Silverthorne officials to the affordable housing
conditions in the Town and in Summit County at the time. The consultant team recommended that
the Town undertake the actions that were identified through the planning process. The actions
also represent proven techniques for addressing housing affordability and demand that have been
undertaken by towns throughout the region. Though some of the actions described in the Plan have
been accomplished, they continue to apply to the Silverthorne Housing Program in 2017.
The Plan is organized around four major topic headings: The Housing Vision, Goals, Tools, and
Actions. The discussion of these topics is intended to provide an action-oriented roadmap, as well as
Attachments with the background information information that was used to shape the Plan.
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The Housing Vision for Silverthorne
Silverthorne will strive to have a diverse housing stock that provides a range of choices, and is
integrated throughout the community. This housing will remain attainable to a wide range of income
levels over time. Silverthorne will become a community that provides opportunities for people to
move to different housing types as preferences or resources change.

Goals:
•

Recognize that the lack of affordable housing is a regional issue, and consider housing programs
and policies in that context.

•

Proactively respond to the existing affordable housing shortfall by pursuing a variety of identified
programs and development opportunities.

•

Take jobs and wages into account when planning for new growth, and work toward providing
rental and ownership housing types at price points appropriate to the range of local workforce.

•

Provide and encourage new housing product that maintains its value, promotes pride in ownership,
and supports community building. The Town will be receptive to innovative technologies that
might reduce the cost of housing.

•

Address housing comprehensively in order to provide a range of products that will allow residents
to move up along the housing continuum (see Page 8) as household incomes permit.

•

Continue to work with the Summit Combined Housing Authority (SCHA) on providing housing
programs such as homebuyer education and down payment assistance loans.

•

Work cooperatively with private sector partners and other public entities to ensure that resources
are maximized and efficiencies are realized.

•

Focus on ownership homes, which allow residents to become more invested in the community,
recognizing that there is a need for rental units to accommodate the wages of individuals filling
new jobs.

Tools
The list below summarizes tools the Town of Silverthorne might consider to achieve the goals of the
Strategic Housing Plan.
Tools to Catch-Up – Tools for housing needed to “catch-up” to current deficient housing conditions.
These tools generally include Town development initiatives, and those of housing agencies.
•

Free/low cost land could be provided by the Town to developers of affordable workforce
housing neighborhoods.

•

Public private partnerships are essential partnerships between public sector organizations
and private sector investors for the purpose of developing affordable housing.
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•

Land banking involves purchasing available land to preserve it for the development of affordable
housing in the future.

•

Provision of essential services such as infrastructure to affordable housing developments.

•

Public Financing mechanisms, such as federal and state tax credits, which support and
facilitate the development of affordable housing.

•

Forest Service conveyance/land trades could be considered to trade land more adequate
for development with land more appropriate for preservation.

•

Down payment assistance provided by the Town, Housing Authority, or another third party
that can be used to offset a portion of the borrower’s down payment.

•

Buy downs of existing units provide deed restricted housing through the purchase of existing
market rate units.

Tools to Keep-Up – Tools for housing needed to “keep-up” with future demand for housing. These
tools generally involve free-market development, and regulatory requirements and incentives.
•

Density Bonus programs are voluntary programs that offer developers an increase in the
permitted density for the provision of affordable housing.

•

Inclusionary Zoning are ordinances in the Town Code that would require a certain percentage
of new construction to be for low to moderate income homebuyers. The requirement could also
be met through a cash-in-lieu program.

•

Housing rehabilitation loans enable eligible low-and-moderate income homeowners to make
repairs and basic home improvements that maintain the quality of their housing.

•

Refinement of regulations for accessory apartments to encourage the addition of rental units
to parcels that would otherwise be used solely as single family residences.

•

Master Lease Programs establish a pool of landlords and qualify tenants to incentivize the
long-term rental of units.

•

Annexation Policies would consider the provision of affordable housing as part of residential
annexations that may have a long-term fiscal impacts on the Town.

Actions
The following series of Actions have been identified to further the Vision and Goals of the Plan:
•

Use the resources of the Summit Combined Housing Authority to oversee and implement the
following programs within the Town of Silverthorne where appropriate:
√√

Homebuyer Eligibility Applications and ReSale Calculations.

√√

Ongoing inventory of the County-wide deed restricted units to ensure that market conditions
are being monitored, and details of the inventoried units are carefully tracked over time.

√√

Expansion of the down payment assistance loan program, and the homebuyer education
classes.
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•

Expand and promote the existing downpayment assistance and rental assistance loan programs
available to Town employees.

•

Consider requiring a deed restricted affordable housing as part of annexation requests, either
within the annexing property or in another location that is deemed suitable by the Town.

•

Promote the density bonus allowance that has been adopted in the Town Core Zone District, and
consider expanding the density bonus provision to the Riverfront Zone District. This program
can provide additional development opportunities, and can increase the vitality of the Town Core
by ensuring that year-round residents are living and shopping there.

•

Refine the current regulations for Single Apartments. Allow single apartments to be within the
footprint of the home, as part of an addition, or as part of a detached structure. Enforceable
covenants restricting occupancy to employees should be required. Consider allowing single
apartments without the review of a Conditional Use Permit.

•

Formalize incentives such as the provision of infrastructure, fee waivers, funding assistance,
density transfers, supplying land and utility taps, tax rebates and other methods for new
construction and conversion of existing free market to affordable units.

•

Continue to seek public/private partnerships for development of a range of housing products.

•

Pursue partnership opportunities with the County to develop workforce housing and land
banking. Explore opportunities for land trades with towns and the US Forest Service.

•

Preserve market units for occupancy as workforce housing in the future through the adopted
Housing Buy Down Program or other methods that might be identified.

•

Encourage employer assisted housing through regulatory incentives or grants to help employers
invest in workforce housing solutions.

•

Work with the FIRC and SCHA on expanding the Housing Works Initiative, which was established
in 2016 as a Master Lease Program in Summit County.

•

Consider adopting regulations to limit the proliferation of short-term rentals, and the growing
conversion of rental units from long-term rental to short-term rental.

•

Promote the development of Smith Ranch as an inclusive and resource efficient workforce
housing neighborhood with housing available for various income levels.

Example Action - Smith Ranch
The Smith Ranch property was purchased by the
Town in 2008 as a land banking opportunity for a
future workforce housing neighborhood. In 2017,
the Town is scheduled to begin the first phase of
the infrastructure improvements, including the
Adams Avenue road connection. The Town may
also explore a partnership Summit County to assist
with the development of Smith Ranch occurs. It is
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anticipated that approximately 200 workforce housing units may be accommodated on the property,
targeting ownership housing in the 80%-120% of the AMI range. Taken together the overall average
pricing of the units may be at a level that is affordable to households making 100% of AMI.
The development of Smith Ranch will require significant administrative time and effort on the part
of the Town. However, the benefits are deemed to be very important. It will provide a relatively large
neighborhood with housing that furthers the goals of this Plan, and will offer a demonstration of a
public/private partnership to create residential products that meet the needs of local residents and
businesses. The development of Smith Ranch as a workforce housing neighborhood will also serve
to meet the expectations of the voters of Summit County, who approved referred measure 5A in 2016
for the construction of workforce housing.

Roles in Furthering the Strategic Housing Plan
The Town, as represented by the Town Council, will revisit the goals, actions and tools annually to track
progress and update the Strategic Housing Plan. The Town will continue to pursue new opportunities
to promote and produce a diversity of housing choices and will modify the Action Steps contained in
this Plan as new programs and developments are undertaken.
The Summit Combined Housing Authority (SCHA) plays a vital role in ensuring the continuing availability
and accessibility of appropriate housing County-wide for permanent county residents not otherwise
adequately served by the market. The Town utilizes the SCHA for Homebuyer Eligibility Applications
and ReSale Calculations, sale and rental of workforce housing units, and homebuyer education. In
addition, the Town partners with SCHA to administer the Summit Revolving Loan Program (SRLF) for
downpayment assistance.

Budget/Financial
Between 2007 and 2016, Special Revenue Fund 5A generated $439,000 per year on average, and
has a current fund balanace of $1,076,057. With the passage of the additional sales tax in 2016, the
Town is expecting to receive $14 million of additional 5A funds over the next 10 years, or an additional
$1.4 million per year.
The most significant use of 5A funds was for the 2008 purchase of the Smith Ranch property for $3.7
million, as a land banking opportunity for the future development of a workforce housing neighborhood.
In 2017, the Town is expecting to design and construct the Adams Avenue road connection on Smith
Ranch, and the associated utilities. The highest priority for the Town’s use of 5A funds will be for the
design and construction of Smith Ranch as a workforce housing neighborhood.
As part of the 2017-2018 budget, the Town allocated $455,000 of 5A funds towards a variety of
housing assistance programs for Town employees. A portion of those funds is also allocated for a
business grant program to incentivize local employers to build or purchase housing for their employees.
The Town began leasing a ‘transitional housing units’ for employees in 2016.
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Definitions
The following definitions are applicable for the terms used in this Plan.
Accessory Apartment - An accessory apartment is a completely independent living unit with
separate cooking, eating, sanitation and sleeping facilities that is either in or added to an existing
single-family dwelling or in a separate accessory structure on the same lot as an existing dwelling.
Area Median Income (AMI) Limits – Most communities establish income limits for the programs
they administer based on the area median income (AMI) for the area according to household size,
which are adjusted annually by the Department of Housing and Urban Development (HUD).
Area Median Income (AMI) represents the median family income of an area, as opposed to the median
household income. The median family income is typically higher than the median household income
because it does not incorporate incomes from single and non-family households. Furthermore, the
AMI for Summit County is based on 5-year aggregate data from the American Community Survey
(ACS from the Census), and adjusted using the national Consumer Price Index. The 2017 AMI was
calculated using ACS data for the years 2010-2014.
Four different income categories are defined for various programs and policies:
1.
2.
3.
4.
5.

Extremely low-income, which is less than 30 percent of the median family income;
Very low-income, which is between 30 and 50 percent of the median family income;
Low-income, which is between 50 and 80 percent of the median family income;
Middle income, which is between 80 and 120 percent of the median family income; and
Above middle income, which is over 120 percent of the median family income.

Housing Problems – Households that are overcrowded, paying unaffordable housing payments
(greater than 30% of gross income) and/or living in substandard conditions.

Summit County Area Median Income 2017
1-person

2-person

3-person

4-person

5-person

30% AMI

$18,480

$21,120

$23,760

$26,400

$28,530

60% AMI

$36,960

$42,240

$47,520

$52,800

$57,060

80 % AMI

$49,280

$56,320

$63,360

$70,400

$76,080

100 % AMI

$61,600

$70,400

$79,200

$88,000

$95,100

120 % AMI

$73,920

$84,480

$95,040

$105,600

$114,120

140 % AMI

$86,240

$98,560

$110,880

$123,200

$133,140

160 % AMI

$98,560

$112,640

$126,720

$140,800

$152,160

Sources: www.huduser.gov and CHFA - Rent and Income Limits
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Housing Units Needed
Catch-Up Housing – Housing needed to “catch-up” to current deficient housing conditions. In this
Plan, catch-up housing refers to the number of units needed to meet current workforce housing needs
that are in short supply.
Keep-Up Housing – Housing units needed to “keep-up” with future demand for housing. In this
Plan, keep-up housing refers to new housing units necessary as a result of job growth in Silverthorne,
and new employees filling those jobs.
Housing by AMI – When discussing affordability of properties by Area Median Income (AMI) levels
and the types of homes households among different AMI groups are seeking, reference is made to a
couple different stages of homeownership.
1.

Renters: These households are typically earning in the lower
income range, and either desire to rent, may be seasonal
workers, or have no immediate opportunity for home ownership.
In Silverthore, these workers typically are below 80% AMI.

2.

Entry-level ownership/first-time homebuyers:
These are
households typically earning in the lower to middle income range.
In Silverthorne, these are households earning 80 to 120 percent
of the AMI. These include households that currently rent (or
otherwise do not own a home) and are looking to purchase their
first home.

3.

Move-up buyers: These are households earning in the middle to
upper income range (about 120 to 140 percent AMI or higher) that
may currently own a home and are looking to purchase a new or
different home for a variety of reasons (relocating, growing family
(e.g., having children), shrinking family (e.g., empty-nesters), etc.).

Silverthorne Housing Continuum
The 2008 Silverthorne Strategic Housing Plan presented the Housing Continuum as tool used to
illustrate the housing available at various income levels. The Continuum shows the percentage and
number of households in Silverthorne that fall into each AMI category, based on ACS data from the
Census.
The Housing Continuum depicts maximum rents and house prices for varying levels of AMIs. For
rentals, the max price is set at 30% of the monthly income. The continuum illustrates the prices
of rentals that need to be available to meet the demands of the workforce that requires or prefers
renting, from income-restricted to market rate. Similarly, if ownership housing were desired for the
entire spectrum of AMIs, the continuum depicts the maximum price of homes for each level of AMI.
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100% AMI
Max Rent: $1,980
Max Price: $332,131
80% AMI
Max Rent: $1,584
Max Price: $252,644

140% AMI
Max Rent: $2,772
Max Price: $480,244

Level Housin
Entry
g

ed
ict

80-100%
AMI

100-120%
AMI

120-140%
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60% AMI
Max Rent: $1,188
Max Price: $184,997

120% AMI
Max Rent: $2,376
Max Price: $407,127

<60% AMI

160 % AMI
Max Rent: $3,168
Max Price: $546,623

>140 % AMI

Source: 2011-2015 ACS, CHAFA, Staff Calculations
Max income estimate for a 3-person household. Max Rent for a 2-bedroom. Max Price assumes 10% down, 20% of housing payment
for property insurance, taxes, HOA, 4.5% 30 year loan, $400 monthly additional debt.
www.nerdwallet.com/mortgages/how-much-house-can-i-afford

Housing Demand
The 2016 Summit County Workforce Housing Demand Update estimated demand by basin, defining
it by ‘catch-up’ housing and ‘keep-up’ housing through the year 2020. Based on the Update,
approximately 659 units were needed County-wide to catch up to the housing needs in 2016, of which
113 were needed in the Lower Blue Basin. Of those, the estimated demand was for 105 ownership
units restricted to 120% of the AMI or below, and 8 rental units restricted to 80% of the AMI or below.
To keep up with the demand for housing between 2016 and 2020, the 2016 Summit County Workforce
Housing Demand Update determined that another 1,025 workforce housing units are necessary,
based on projected job growth, jobs created by and housing lost to retirees, and loss of housing units
to second homeowners. Of those, 175 units comprise the ‘keep up’ demand in the Lower Blue Basin,
including 95 ownership units restricted to 150% of the AMI and below, and 80 rental units restricted
to 100% of the AMI or below.
Estimated Housing Demand for the Lower Blue Basin - 2012 to 2020
2016 ‘Catch Up’ Housing
2016-2020 ‘Keep Up’ Housing
Total

Rentals
8
80
88

Ownership
105
95
200

As noted on page 23 of the Update, these numbers represent workforce housing units at price points
that the market will not provide through 2020, including below 150% of the AMI for ownership, and
below 100% of the AMI for rentals.
Commercial developments and remodels that have come online since 2012, and that create demand
for housing in Silverthorne include Starbucks, Dunkin Donuts, Bakers Brewery, Angry James Brewery,
Hampton Inn, McDonald’s, and the Silverthorne Performing Arts Center.
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Current and Planned Housing Opportunities
According to the 2013 Summit County Workforce Housing Needs Assessment, there were approximately
2,060 housing units in Summit County restricted in some manner for occupancy by the workforce.
The 2016 Demand Update noted that another 392 restricted housing units had been built since the
2013 assessment, for a total of 2,452 restricted units. The restrictions include employment, income,
price, or some combination thereof. Of the total number of deed restricted units in the County, 12%
(292) are located in the Lower Blue Basin.
To address the demand for rental housing in Summit County, the majority of the new deed restricted
units built since 2012 have been rentals. Of the 389 restricted units, 256 (66%) units are located in
the Upper Blue Basin, 5 are located in the Snake River Basin, 67 are located the Lower Blue Basin
(including those in Villa Sierra Madre II), and 61 are located in the Ten Mile Basin (including the build
out of the Peak One Neighborhood).
In Silverthorne, the restricted housing units are found in the following locations:
Location

Address

Blue River Professional Building
Blue River Apartments
Buffalo Mountain Metro District
Cortina Suites
Cook’s Welding
Delivery Acquisition - CME
HP Geotech
Grease Monkey
Retreat on the Blue
Silverthorne Business Center
Silverthorne Mini Storage
Smith Ranch*
Solorado
Twin Seasons Vacations
Villa Sierra Madre I
Villa Sierra Madre II
Vowel Building
Zoe Court
TOTAL

265 Tanblewood Lane
1291 Adams Avenue
100 Adams Avenue
301 Adams Avenue
230 Warren Avenue
224 Annie Road
240 Annie Road
933 Blue River Parkway
846 Blue River Parkway
359 Warren Avenue
1161 Blue River Parkway
110 Ruby Ranch Road
787 W. Anenome Trail
210 W. 4th Street
1081 Adams Avenue
1201 Adams Avenue
285 Warren Avenue
481 W. 3rd Street

Rental

Ownership
2

78
1
4
2
3
2
1
4
13
1
200*
8
1
61
64
2
2
235

14 + (200*)

Though there are currently 235 restricted apartments in the Town of Silverthorne, it is estimated
that Blue River Apartments, which consists of 78 apartments restricted to 60% of the Area Median
Income (AMI), will begin transitioning units to market rate apartments in 2024. The apartments were
constructed with Low Income Housing Tax Credits (LIHTC) in 1994, and they are only required to
preserve affordability for 30 years.
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There are five workforce housing development projects that are currently under construction, or
scheduled for completion by 2018. Those developments are listed below:
•

Copper Point Townhomes - 15 for ownership townhome units at Copper Mountain. Units are
restricted for the workforce at 100-110% of the AMI.

•

Lincoln Park, Wellington - 19 of 62 for ownership townhome units completed in Breckenridge.
Units are restricted for workforce earning 80-110% of the AMI.

•

Huron Landing - 26 unit apartment project, which is a joint venture of the Town of Breckenridge
and Summit County. Rents will be affordable to households at 80-100% of the AMI. Project is
expected to be completed in the summer of 2017.

•

Denison Placer I - 70 unit combination rental and for-sale development project, which includes
52 townhomes and 18 apartments.

•

Denison Placer II - 30 unit apartment project in Breckenridge that may be purchased by CMC
for student housing.

Other workforce housing development projects being considered, but not currently under construction,
include the following:
•

Smith Ranch, Silverthorne - It is estimated that approximately 200 for sale or rental units may
be accommodated for the workforce on the Smith Ranch property.

•

Lake Hill, Summit County - The County estimates that 400-500 deed restricted workforce
housing units may be accommodated on the Lake Hill property, north of Frisco.

•

Stan Miller, Breckenridge - It is estimated that a mix of rental and ownership housing can be
accommodated on the Stan Miller property, totalling approximately 105 units.

•

Block 11, Breckenridge - The Town estimates that approximately 250 workforce housing units
can be accommodated on the property.

•

McCain Property, Breckenridge - This property is planned for a new water treatment plant,
overflow parking, open space, Public Works facilities, and approximately 100 units of deed
restricted workforce housing.

•

Berlin Placer, Summit County - The County is considering 15 market rate and 21 deed
restricted for ownership units on this property near Breckenridge.

•

PUD in Dillon - Three (3) affordable rentals are proposed as part of a PUD in Dillon.

•

Vail Resorts, Keystone - Vail Resorts has enetred into a partnership with Gorman Company to
develop 196 rental apartments in Keystone (including 35 employee housing units).

•

Summit County, Keystone - The County is looking to partner with a builder to construct
approximately 25 for sale, deed restricte units in the Keystone area.
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Wages and Employment by Industry
Based on the 2016 Workforce Housing Demand Update, there were 25,875 jobs in Summit County in
2016. The State Demographer estimates that another 1,800 jobs will be added by 2020, for a total
estimate of 27,670 jobs.
Estimates from the Quarterly Census of Employment and Wages (QCEW) includes workers covered
by unemployment insurance and, therefore, does not generally include self-employed proprietors
and positions exempt for various reasons. However, QCEW provides useful estimates of the types of
industries that supply jobs in a region.
The largest percentage of jobs in Summit County are in the Accommodations & Food Services industry,
a segment that decreased slightly from 34.3% in 2011 to 33.6% of the workforce. The Retail Trade,
Public Administration, Arts, Entertainment, and Recreation, and Heath Care and Social Assistance
combined, comprise the following 35% of the workforce by industry. Between 2011 and 2015, there
was a moderate increase in the percentage of the workforce working in the Health Care and Social
Assistance sector. The largest percentage of growth occurred in the Wholesale Trade sector.

Summit County, Employment by Industry 2011 to 2015
(% sorted in 2015 descending order)

Industry

2011

2012

2013

2014

2015

% Change

Accommodations & Food
Services
Retail Trade
Public Administration
Arts, Entertainment, &
Recreation
Health Care & Social
Assistance
Construction
Educational Services
Real Estate and Rental/
Leasing
Administrative & Waste
Services
Professional and Technical
Services
Other Services
Transportation &
Warehousing
Finance & Insurance
Wholesale Trade

34.26

34.51

34.32

33.69

33.25

-2.95%

13.84
8.11
7.47

14.12
8.30
7.23

14.14
7.95
7.09

14.2
7.67
6.99

14.26
7.40
6.88

3.03%
-8.75%
-7.90%

5.29

5.50

5.75

6.07

6.29

18.90%

5.39
4.84
5.37

5.11
4.86
4.83

4.95
4.95
4.80

5.12
4.89
4.87

5.40
4.95
4.88

0.19%
2.27%
-9.12%

3.75

3.78

3.60

3.55

4.09

9.07%

3.36

3.28

3.40

3.43

3.26

-2.98%

2.16
1.5

2.28
1.64

2.49
1.77

2.56
1.86

2.56
1.71

18.52%
14.00%

1.46
0.67

1.40
0.84

1.45
0.93

1.38
1.29

1.32
1.20

-9.59%
79.10%

* Less than 2% of Employment in the Information, Manufacturing, Utilities, Management of Companies, and Agriculture, Forestry, Fishing, and Hunting sectors.
** Other services, which include automotive repair, household goods and repair, and commercial machinery.
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Summit County, Average Annual Wages by Industry 2011 to 2015
(sorted in 2015 descending order)

Industry

2011

2012

2013

2014

2015

Management of Companies $84,032
$101,608
$95,524
$120,068 $138,528
Utilities
$78,468
$78,728
$81,484
$79,352
$87,776
Finance & Insurance
$62,036
$69,784
$73,580
$68,588
$79,560
Wholesale Trade
$68,484
$67,340
$73,840
$70,564
$72,436
Professional/Technical
$58,240
$60,632
$58,916
$62,660
$67,340
Services
Information
$56,940
$56,888
$58,916
$57,928
$64,636
Construction
$43,420
$43,264
$45,760
$47,268
$50,128
Health Care & Social
$47,632
$49,868
$50,336
$49,712
$49,296
Assistance
Real Estate and Rental/
$39,572
$40,820
$43,108
$40,872
$48,204
Leasing
Public Administration
$43,420
$41,860
$42,744
$43,836
$45,656
Transportation &
$42,380
$39,260
$37,908
$39,312
$42,900
Warehousing
Manufacturing
$34,580
$36,868
$41,080
$40,976
$41,184
Educational Services
$33,800
$33,592
$34,788
$35,464
$36,036
Administrative & Waste
$33,384
$33,592
$34,008
$33,748
$33,956
Services
Other Services
$31,096
$30,628
$29,952
$30,732
$30,940
Retail Trade
$26,260
$26,468
$26,728
$27,404
$28,444
Accommodation & Food
$23,400
$23,400
$24,388
$25,428
$27,092
Services
Agriculture, Forestry,
$18,824
$18,304
$20,488
$23,244
$25,428
Fishing
Arts, Entertainment, &
$22,568
$22,048
$23,608
$24,492
$25,376
Recreation
AVERAGE ANNUAL
$32,864 $32,916 $34,008 $34,840 $36,816
WAGE

%
Change
65%
12%
28%
6%
16%
14%
15%
3%
22%
5%
1%
19%
7%
2%
-1%
8%
16%
35%
12%
12%

*The table excludes Mining and Unclassified.
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