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INTRODUCTION

The Downtown Economic Development Plan is part of ongoing City of Puyallup
(City) efforts to promote economic development and Downtown revitalization. It
identifies focus areas, strategies, and action steps for the City and key partners
to implement the community vision for Downtown and strengthen and grow
its economy. The Plan development process included a significant amount of
stakeholder engagement, including interviews, group discussions, and workshops

CITY ROLE IN ECONOMIC DEVELOPMENT
Cities can play a wide range of roles in
strengthening the local economy, but there are
limits to what a city can do. In general, a city’s
role in economic development is to facilitate
desirable development. Cities can influence
placemaking, tackling issues of livability,
housing availability and public spaces. When
cities own opportunity sites, they can often
use these properties for placemaking and to

attract catalytic developments. Cities also
have influence on the environment in which
business and property owners act, primarily
through land use regulations and the efficiency
of the permitting process. This influence can
make a community attractive to businesses, but
market forces and trends in the broader regional
economy are strong factors that also affect the
pace of development.

to refine the draft strategies and action steps. Once the draft Plan was developed,
a public open house was also conducted to gather feedback for the final Plan.

STRUCTURE OF THIS DOCUMENT
This document is organized in the following sections:







A Vision and Focus Areas section details the Downtown vision and four
focus areas that are components of the vision.

The Strategies and Actions Steps section details strategies and related
actions steps that advance the vision.

The Plan Implementation section details how individual strategies
identified will be carried out, including information on how responsibilities
will be shared between Downtown partners.
The Stakeholder Engagement section summarizes input received from
local businesses, property owners, real estate experts and institutions.

A Situation Assessment evaluates the current context for the Downtown
and supports recommended strategies and actions.

July 2019
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RECENT RELATED
PLANNING EFFORTS

This Downtown Economic Development Plan is
one part of a long sequence of work by the City
of Puyallup to revitalize the Downtown. These
efforts by the City are summarized below:
2015 Comprehensive Plan. Both the
Economic Development Element and the
Downtown Neighborhood Plan of the Puyallup
Comprehensive Plan include goals and
policies that describe a vision for Downtown.
This Economic Development Plan draws on
the Comprehensive Plan’s adopted vision
and recommends strategies and actions to
implement it.
Multi-Family Tax Exemption Program (MFTE).
The MFTE provides an eight-year, limited tax
abatement for multi-family units in designated
areas (in CBD zone for Downtown) and a
12- year tax abatement for projects where
designated affordable units are established.
2017 and 2018 Downtown Puyallup
Development Sites Feasibility Analysis.
In November 2017, Property Counselors
prepared a report for the City of Puyallup
to outline how current market conditions in
the Downtown would relate to the feasibility
of new development on several sites. This
work included three distinct sites (Cornforth/
Campbell, Public Safety Building site, “Old
AOB Lot”) and provided multiple scenarios for
each site to demonstrate how different site
plans might achieve the minimum threshold of
return. The results demonstrated that under the
conditions in 2017, generous incentives (such
as impact fee exemptions or multi-family tax
exemptions) would be needed to make mixed-

2

use developments feasible. Trends in rental
rates suggested that within the next 5–10 years
local market rents might rise to a level where
new projects would be marketable without
significant intervention.
2017 Downtown Planned Action. The
Downtown Planned Action provides economic
incentives for development within the
Downtown core through an improved regulatory
process and upfront environmental analysis.
This upfront analysis provides greater certainty
and predictability for developers and the public
where development is consistent with adopted
City plans and policies and mitigation standards
of the Planned Action Ordinance.
Downtown Design Guideline update. The
current City of Puyallup Downtown Design
Guidelines (DDGs) were adopted by City Council
in April 2006. After completing design review
for proposed projects, the need for an update
to the document was identified by the City’s
Design Review and Historic Preservation Board
(DRHPB) and city staff. As a result, an update
project has been ongoing. The following are the
focus points for the update project:





Improve the format of document

Improve document navigation for
applicants

Specify what is a “guideline” versus
requirement

Clarify application submittal
requirements and design review process

Introduction · July 2019
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PLAN OVERVIEW
GUIDING STATEMENTS
Vision

The Vision statment below is based on the goals and policies of the City’s
Comprehensive Plan. As described earlier, several recent planning efforts from
the City have focused on implementing this Vision.
Downtown Puyallup is the city’s centerpiece, bustling with employees,
shoppers, and residents, both young and old. New buildings are of a
denser scale and are compatible with surrounding historic structures.
Downtown includes a broad and diverse range of housing types, retail
uses, services, office uses and public spaces. It allows more people to
live close to transit, and enjoy convenient access to many of the places
and services they use daily. A walkable, renewed Downtown featuring
connected, complete streets, visitor-serving uses, and events provide
destination opportunities for residents of Puyallup and the region.

Focus Areas

Four focus areas are important components of the Vision are listed below and are
described in more detail in the following pages:

Strategy 1
Provide business
support
Strategy 2
Promote building
reuse
Strategy 3
Improve
development
feasibility
Strategy 4
Support residential
development

 Business and Development Climate

Strategy 5
Improve walkability

 Economic Diversity

Strategy 6
Increase
connectivity

 Quality of Life and Placemaking

 Downtown Experience, Image and Branding
Seven strategies have been identified as important steps in advancing the Vision.
Action steps related to each strategy have also been identified. Action steps
are also linked to relevant focus areas. Both strategies and action steps were
developed by synthesizing stakeholder input with analysis of market factors,
economic indicators, and policy context. The City and its many community
partners will focus on accomplishing these strategies in the coming years.

July 2019

Strategy 7
Create a strong
Downtown
identity and great
experiences for
residents and
visitors
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Business & Development Climate

Reasonable fees and taxes and simple, easy to use regulations are characteristics
that signal a good business and development climate. Clarity, predictability, and
user-friendliness around permitting processes and related reviews, in particular,
have a large impact on development activity since it affects the administrative and
carrying costs of development projects. This is also important to ensure a diverse
mix of development activity since smaller businesses and developers typically
don’t have the experience or resources to understand or navigate complex
permitting processes and reviews. Given these impacts on the pace and diversity
of redevelopment, improving the development and business climate is a key focus
are for economic development strategies.

Quality of Life & Placemaking

Downtown Puyallup has the potential to be a compact, mixed-use, highly walkable
place that takes advantage of being within a five-minute walk of major transit. This
pattern of transit-oriented development (TOD) can build on Downtown’s assets
such as its existing stock of smaller-scale buildings, high quality public open
spaces, and robust public art program.
Simply clustering buildings near the station alone is not enough to drive TOD.
Investments in high-quality walking environments, architectural integration,
cultural amenities, and attractive public spaces are necessary to reinforce a sense
of place and identity and create a transit-supportive built environment. These
investments will enable the City to capitalize on Downtown’s assets and create a
“clustering force,” that can be a source of long-term economic growth.
A key focus for TOD for Downtown should be on housing. Shifting demographics,
household structures and housing preferences are driving higher demand across
the region for housing in areas that are transit-served, have a mix of uses and
that are walkable and amenity-rich. Downtown Puyallup is well positioned to take
advantage of this trend.
In addition, BERK’s analysis of the real estate inventory reveals that Downtown has
a very low proportion of multi-family development. Compared to Kent and Auburn
Regional Growth Centers (RGCs), Downtown Puyallup has significantly lower multifamily development and a greater proportion of office/retail uses.

4
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CASE STUDY—CITY OF BOTHELL DOWNTOWN STRATEGY
The City of Bothell implemented an ambitious
downtown strategy to move away from decades
of auto-centric development practices and
return to the city’s cultural roots. The city’s
population had increased from 12,000 to 33,000
over the last three decades through growth and
annexation, with knowledge-oriented businesses
including biotechnology and software
development settling into the area. Cascadia
Community College joined the University of
Washington’s Bothell campus. But the historic
downtown was underdeveloped with a small twoblock Main Street, a few civic buildings, several
decommissioned schools, and auto-oriented
“strip” retail.
In the early 2000s, recognizing the need for a
retrofit, citizens and elected officials pursued a
community-supported downtown revitalization
strategy. The goals were to pursue a pedestrianfocused, mixed-use downtown with new retail,
housing, office, and entertainment; encourage
private investment; embrace sustainability; and
maintain the city’s downtown character through
a form-based land use code, focused growth
areas, and avoidance of sprawl.
The City took a private-sector approach
to address this public-sector initiative. The
process included a significant amount of public
outreach through workshops, discussions, and
roundtables to create a clear vision and road
map with all stakeholders.

Below are a few key aspects to Bothell’s
revitalization efforts:

 The strategy uniquely focused on
development on the heart of the community,
as opposed to urban sprawl. The effort was
based on an understanding of its retail core
as an attractor of activities, opportunities, and
private investment.
 Infrastructure improvements were
fundamental to the retrofit. The strategy
included realigning a major state highway
intersection to restore Main Street shops and
restaurants’ connection to the river and keep
the “historic” and “new” parts of downtown
unified.

 The City welcomed developers, businesses,
and retailers to partner with them,
implementing more flexible development
codes that tailor urban performance
characteristics to the site’s location within
the downtown district. The City’s sound fiscal
management encouraged investor confidence.
Today, the City’s capital improvement program,
reformatted downtown development regulations,
streamlined permit process, and $150 million in
public infrastructure improvements have led to
key private financing efforts. Bothell’s revitalized
downtown now offers a more pedestrianoriented retail, enabling more housing choices
within the city, supporting investment and
nearby businesses.

Bothell’s Enhanced
Main Street Ribbon
Cutting (left) and
new City Hall (right).

Source: https://www.bothellwa.gov/385/Completed-Downtown-Projects
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FAMILY FRIENDLY DOWNTOWN
Families provide economic stability and social
vibrancy to cities. Supporting families in cities
and urban neighborhoods brings several
benefits to cities. These include reduced
household costs, lower environmental impacts,
greater economic competitiveness, public health
benefits, and opportunities to advance race and
social justice initiatives.
Over the last decade, Vancouver has
implemented several policies to keep families
living downtown. Its Chief Planner from 2006
to 2012, Brent Toderian, summarized three key
elements of family-friendly city design:
 Bigger housing: Homes need to fit families
to retain and attract families downtown.
Vancouver requires that 25% of units in
all major projects have two bedrooms or
more, and it requires 10% of units to have
three bedrooms, on top of the 25% with two
bedrooms. Without city policies, developers
are incentivized to fit in as many small homes
as possible to maximize their profit per square
foot. This means if cities want to retain and
attract families downtown, they need to put
in place regulations to incentivize or require
family-sized housing.
 Amenities for families: Families need daycare and
schools. Vancouver uses density bonuses

Source: BERK, 2019

6

Pioneer Park
Spray Park

to incentivize the provision of daycare. In
adidtion, density bonuses are also provided
for amenities that make higher density more
livable. Amenities include parks, public spaces,
heritage preservation, cultural facilities, and
civic spaces.
 A safe, welcoming public realm: Cities need to
plan cities around all age groups, including
parents with strollers, young kids who enjoy
playgrounds, and teenagers looking for a
variety of hangout spaces.
In a 2014 report, the Seattle Planning
Commission identified the following important
elements to attract and retain families with
children in Seattle:
 High quality public schools
 Safe neighborhoods
 Streets that are safe to walk along and cross
 Convenient, stroller-friendly transit
 Parks and indoor spaces for children to play
and teens to gather
 Community centers with culturally relevant
offerings for families
 Access to affordable childcare
 Presence of other families with children

By prioritizing elements of family friendly areas
in innovative city planning, cities can encourage
families to raise children downtown.

Sources: David Roberts, Vox, “Young families typically leave
cities for the suburbs. Here’s how to keep them downtown,”
2018.
Seattle Planning Commission, “Family-Size Housing: An
Essential Ingredient to Attract and Retain Families with
Children in Seattle,” 2014.
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SOUNDER 5- AND 10- MINUTE WALKSHEDS

SOUNDER STATION ACCESS
IMPROVEMENTS AND PARKING
Sound Transit is expanding parking and
making other improvements to increase
access to the Puyallup Sounder Station.
Planned improvements include a fivestory, 500-stall parking garage, a 168-stall
surface parking lot, lighting features and
sidewalk enhancements for bicycles and
pedestrians. A new pedestrian bridge
over Fifth Street Northwest will connect
to the garage. A traffic signal will be added
at Seventh Street Northwest and West
Stewart Avenue, in addition to a new right
turn lane from West Stewart Avenue to
North Meridian.

Sound Transit is also set to begin work
on a longer-term strategy to expand
capacity along the Sounder South route.
The Sounder South Capacity Expansion
project will consider expanding Sounder
platforms to support longer trains, funding
for more daily trains, and station access
improvements.

July 2019 · Plan Overview

Source: BERK, 2019; City of Puyallup GIS,
2019; Pierce County GIS, 2019.
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Economic Diversity

The analysis of the local economy (included in the Situation Assessment)
highlights the following key findings:










Downtown has lower vacancy rates, relative to the South Hill RGC, Pierce
County, and comparable cities such as Auburn and Kent. This indicates
demand for both retail and office space.

Based on current rents, smaller office uses are more feasible in the shorter
term while retail and employment uses may be more feasible in the longer
term.
Retail oriented to residents is likely to be the most feasible, especially if
new housing development adds more residents.

The presence of a large retail center in South Hill poses some challenges
towards efforts to promote Downtown as an additional retail shopping
location.
Ensuring the Downtown is clean, walkable, safe, and active will help attract
shoppers.

Over the long term, industrial development will likely be viewed as a lowerquality use for the Downtown, especially in the area within the five-minute
walk of the Sounder station. Redevelopment of these Downtown sites is
likely. Long-term planning should identify the risk of losing employment
related to these businesses and highlight potential opportunities for
relocation within the City.

Given these trends, a key focus area for economic development strategies is support
of business diversity. This includes support for existing and emerging businesses and
for entrepreneurial activity. Business supports include training and other resources
as well as longer term strategies such as access to a skilled workforce.
Workforce development is included in this Plan for the following reasons:




8

Many businesses tend to underinvest in workforce training, because they
lack capacity or because of concerns that other businesses may hire away
workers they trained.

Local workforce development organizations and stakeholders (institutions,
workforce councils, workforce development boards, community colleges,
libraries, etc.,) provide training but they do not always operate in a
coordinated manner or align with the needs of local employers.

Plan Overview · July 2019
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LOCAL INFRASTRUCTURE FINANCING TOOL
The Local Infrastructure Financing Tool
(LIFT) is a form of tax increment financing
that funds public infrastructure projects for
local governments within boundaries called
a Revenue Development Area (RDA). The key
feature of the LIFT program is a state sales and
use tax credit available to local governments
that are successful in applying for and meeting
the relatively complex ongoing requirements
associated with this state support.
Public infrastructure improvements must
be located within the RDA. Eligible public
improvements include:
 Street, bridge and road construction and
maintenance
 Water and sewer system construction and
improvements
 Sidewalks, traffic controls and streetlights
 Parking, terminal and dock facilities
 Park and ride facilities of a transit authority

 Park facilities and recreational areas
 Storm water and drainage management
systems
 Expenditures for facilities and improvements
that support affordable housing

Puyallup was one of nine cities chosen by the
Community Economic Revitalization Board
(CERB) and the Department of Revenue (DOR)
and joined the program in 2009. Every year,
LIFT provides Puyallup with a sales and use
tax credit of up to $1 million every year for 25
years. In addition to street projects, the City
has used LIFT to fund parking improvements
in the RDA—the Sound Transit parking
garage—as well as safe pedestrian and bike
trails to connect neighborhoods, parks and
schools. The city is also using LIFT funding for
enhanced stormwater and drainage facilities
to promote water quality, as well as a Pierce
Transit connector service that travels all through
Puyallup’s RDA.

Sources: Financing Public Infrastructure under the LIFT Statute by Stacey Crawshaw-Lewis and Deanna Gregory, K&L Preston
Gates Ellis LLP http://mrsc.org/getmedia/EB5F2F23-B249-44A9-80C8-25EB59419926/bs08lift.aspx; State LIFT Program
funds transportation improvements for Puyallup https://www.thenewstribune.com/news/local/community/puyallup-herald/phnews/article124434524.html






Strong collaboration among government, local employers, training
providers, educational institutions, service and advocacy organizations is
thus needed to deliver effective workforce services.
The City can play a role in this area by coordinating and convening
different actors within the system so that their efforts are more aligned.

These City and local efforts can create a local ecosystem that supports
long-term economic health.

July 2019 · Plan Overview
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PUYALLUP CITY HALL—OLD AND NEW

Sources: https://www.cityofpuyallup.org/595/Puyallup-City-Hall-History (Old); https://www.cityofpuyallup.
org/579/Puyallup-City-Hall (New).

Downtown Experience, Image & Branding

Although taking actions related to policies and processes in the Downtown can
be important steps to spur new activity and development, it is also critical to a
have a holistic strategy to advertise those changes to partners. Providing clear
and consistent messaging that highlights the actions of the City and partners, and
shares the resulting success stories, can be an essential part of promoting the
Downtown. This effort can help attract and retain new residents and businesses
and encourage new development to support this growth. A successful image and
branding campaign can also give the wider Puyallup community a sense of pride
in the Downtown as a destination and resource for the City as a whole.

GEOGRAPHY OF ANALYSIS

The maps on the following page show the various geographies referenced in this
Plan. Unless referenced specifically, the Downtown refers to the area within the
Regional Growth Center.

10
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Pierce College—
Puyallup
Puyallup School
District
Pierce Transit

Sound Transit

Tacoma/Pierce
County Economic
Development Board
Travel Tacoma &
Pierce County

Valley Arts United
Washington
State Fair

WSU Puyallup

Strategy 1:
PROVIDE BUSINESS SUPPORT

FOCUS AREA:

Image &
Branding

STRATEGIES & ACTION STEPS

Economic
Diversity

Puyallup Main Street
Association (PMSA)

Quality of Life
& Placemaking

Puyallup-Sumner
Chamber of
Commerce

Development
Climate

Potential
Partners

STRATEGIES &
ACTIONS STEPS

1a.	 *Provide clear, easy to read information and resources about city
processes such as licensing, allowed uses, and permitting.

1b.	 *Consider a business liaison to help local entrepreneurs understand
and navigate city processes.
1c.	 Provide training and share information about topics that businesses
need to upgrade and promote their businesses including hiring,
employee retention, and marketing for small, local entrepreneurs.

1d.	 Conduct a regular survey of local businesses and publish the results to
support dialogue with the business community and to understand their
concerns and needs.
1e.	 Convene the WSU, the Puyallup School District, Pierce College, and
local employers on workforce development initiatives that focus on
training for high-demand occupations for Puyallup residents.
Strategy 2:
PROMOTE BUILDING REUSE

2a.	 Develop programs and resources such as loans, grants and guides for
facade improvements, minor exterior repairs or renovations, structural
assessments for existing buildings.

2b.	 Consider fee incentives to reduce plan review and permit fees for small
businesses renovating existing buildings for new uses.
2c.	 Amend the land use code to allow flexibility with code requirements
when existing buildings are being retrofitted for new uses.
Strategy 3:
IMPROVE DEVELOPMENT FEASIBILITY

3a.	 Coordinate with property owners of opportunity sites within the
5-minute walkshed on ways the City can ensure future development
is aligned with the Downtown Vision and capitalizes on access to the
Sounder station.
3b.	 Explore delaying, reducing, or waiving impact fees and utility hookup
fees to improve development feasibility in the Downtown.
3c.	 Allow more flexibility of uses on the ground floors of buildings.

12
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CASE STUDY—PARKING & BUSINESS IMPROVEMENT AREAS
A parking and business improvement area
(PBIA) is a local funding option in Washington,
authorized by statute, which allows cities to
collect revenue for economic development and
to facilitate merchant and business cooperation.
Activities in a PBIA are financed through a
special assessment imposed on businesses,
multi-family residential developments, and
mixed-use developments within geographic
boundaries of the area. The assessments can
be used to finance:
 Construction, acquisition, or maintenance of
parking facilities in the area;
 Decoration of public areas; promotion of
public events in public places in the area;
 Furnishing of music in any public place in the
area;

 Provision of maintenance and security of
common public areas; or
 Management, planning, and promotion of the
area, including the promotion of retail trade
activities in the area.
A PBIA is formed through either:
 Business owners within the geographic
area submitting an initiation petition to the
legislation authority of local government, or
 Legislative authority of local government
passing an initiation resolution to create a
PBIA. This is followed by a public hearing
process and an ordinance establishing the
PBIA.

Aberdeen, Olympia, Poulsbo, Seattle, Spokane,
Tacoma, Wenatchee, and Yakima have
established PBIAs.

Olympia’s Parking & Business Improvement Area

Source: http://olympiawa.gov/city-government/advisory-committees/parking-and-business-improvement-area-board.aspx

July 2019
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Image &
Branding

Economic
Diversity

FOCUS AREA:

Development
Climate

STRATEGIES & ACTION STEPS

Quality of Life
& Placemaking
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3d.	 *Conduct a parking analysis of public downtown parking, both onstreet and off-street, and explore ways to balance parking needs with
the costs of on-site parking for new development.
3e.	 Amend the land use code to allow height to be measured in stories to
permit flexibility with building envelope requirements.
3f.	 *Provide for a fast, predictable, and user-friendly permitting process.
This can be accomplished through better permit systems, increased
department staffing during busy cycles, clear and informative
reference materials, and one-stop access for applicants.
3g.	 Use meetings of the existing taskforce comprised of City staff and
the development community to focus on on ways to improve the
permitting process.
3h.	 *Continue to increase the number of permits that are processed
electronically.

3i.	 Foster a culture of continuous improvement to the permitting process.
Strategy 4:
SUPPORT RESIDENTIAL DEVELOPMENT

4a.	 Review opportunities to use city-owned land and public-private
partnerships for projects with a range of housing types accessible to
households of different incomes.

4b.	 Explore the installation of wayside horns in collaboration with Sound
Transit. Wayside horns improve quality of life by reducing the sounding
of traditional train-mounted horns.

4c.	 Explore opportunities for rezoning within a 5- and 10-minute walk of the
Sounder station to increase the supply and types of housing in this area.
4d.	 Provide height and density bonuses for buildings where desired
housing units or amenities are created.

4e.	 Explore modifications to the land use code to support new and
innovative housing formats that align with the form and character of
the community.

4f.	 Develop a Housing Strategy to address citywide housing issues, such
as the match between housing needs and housing supply, diversity and
affordability.
Strategy 5:
IMPROVE WALKABILITY

5a.	 Improve pedestrian access between Downtown and the Sounder
station in partnership with Sound Transit.

5b.	 Explore a form-based land use code that designates the appropriate
form and scale of development, the relationship between building
facades and the public realm, the form and mass of buildings in relation
to one another, and the scale and types of streets and blocks rather
than only distinctions in land-use types.

14

Strategies & Actions Steps · July 2019

Image &
Branding

Economic
Diversity

FOCUS AREA:

Development
Climate

STRATEGIES & ACTION STEPS

Quality of Life
& Placemaking

DOWNTOWN ECONOMIC DEVELOPMENT PLAN · CIT Y OF PUYALLUP

5c.	 Encourage the addition of road surface treatments, vegetation, and
street furniture to support walkable environments
5d.	 Consider reducing vehicular speed limits in Downtown to improve
safety and make Downtown more welcoming to pedestrians.
5e.	 Increase walkability partnerships, advocates, and champions.
Strategy 6:
INCREASE CONNECTIVITY

6a.	 Adopt design standards for Downtown streets based on the “complete
streets” concept, where streets are designed for all users, including
drivers, bicyclists, transit users, and pedestrians of all ages and abilities.
6b.	 Advocate for expanded service and station access improvements
at Puyallup Sounder Station as part of the Sounder South Capacity
Expansion.
6c.	 Explore converting Meridian to a two-way street.

6d.	 Create a bicycling network that is safe and complete, with supportive
features like bicycle storage, parking, and wayfinding.
6e.	 Connect the Riverwalk Trail to Pierce County's Foothills Trail.
6f.	 Consider inviting a bike-sharing service in Downtown.
6g.	 Provide a dedicated trolley connection to the South Hill Regional
Growth Center.
Strategy 7:
CREATE A STRONG DOWNTOWN IDENTITY AND GREAT
EXPERIENCES FOR RESIDENTS AND VISITORS

7a.	 Establish a Downtown Puyallup identity that builds on the community’s
small town, family friendly characteristics. Consider opportunities to
leverage local landmarks, including Pioneer Park, the Puyallup Fair, or
region’s tie to agriculture.

7b.	 Demarcate Downtown’s identity physically through gateways, sidewalk
treatments, wayfinding, and public spaces and art.
7c.	 Create a marketing plan and supporting print and electronic
communications to promote Downtown businesses and events.

7d.	 Develop a suite of branded communications materials for Downtown
Puyallup detailing development and expansion opportunities,
infrastructure capacity and access, business climate advantages
(including the SEPA planned action, and the Multi Family Tax Exemption
(MFTE)), and local anchors and assets.
7e.	 Continue to support events that bring visitors to the Downtown.
Consider temporary closures, where roads are blocked off for several
hours to allow people to walk freely.

July 2019 · Strategies & Actions Steps
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7f.	 Explore opportunities to build on Puyallup’s arts and cultural assets,
including consideration of Creative District certification by the state
and use of temporary arts, culture, and food uses to enliven empty and
underutilized places such as parking lots or vacant storefronts
7g.	 Use regular gatherings of the Downtown business community to
facilitate connections among business owners and coordinate open
hours, special events and efforts, and marketing efforts that build on
the Downtown identity.

7h.	 *Create a Downtown Clean and Safe program that focuses on the
following services: regular sidewalk cleaning, additional trash pickup,
graffiti removal, block watches, coordination and communication with
local police officers and safety ambassadors.

7i.	 Engage the Washington State Fair in consideration of ways to tie the Fair
to Downtown, include a presence for Downtown Puyallup businesses
on the fairgrounds, and potential investments in arts and performance
facilities.

CASE STUDY—CITY OF EDMONDS CREATIVE DISTRICT
A Creative District is a state-certified,
geographically defined area where art, cultural,
social, and economic activity take place. The
program was approved by the Washington State
Legislature in 2017 as a way for communities
to grow their arts and creative economies, in
turn providing jobs, educational, and cultural
opportunities, and sustainable economic growth.
This state certification benefits communities by
acting as an endorsement of arts and culture
activities already taking place in the community.
It can help to attract more artists, entrepreneurs,
and creative businesses, along with tourists and
visitors. The state certification can also help
communities to qualify for creative industryrelated grants and new investments. The

legislation provides official highway signage and
$5,000 to each designated creative district.

In 2018, the Edmonds downtown area became
the state’s first certified Creative District. The
Edmonds Creative District exists in the heart of
the city, a walkable small-city downtown with a
mix of arts, culture, creative-sector businesses,
public gathering spaces, and historic structures.
As part of its application, Edmonds completed
an economic impact study showing that the arts
and culture sector generated an estimated $19.6
million in revenue to the local economy, 440
full-time jobs, and $17 million in labor income.
The city was able to get its application in quickly
because it had already begun the planning work.

Source: http://www.edmondswa.gov/doing-business/creative-district.html
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PLAN IMPLEMENTATION

The City and community partners will need to work together to implement this plan.
The implementation matrix on the following pages outlines the actions, the timeline
for implementation, the lead entity and potential partners. The timeline for plan
actions include short-term (0-3 years), Medium-term (3-5 years) and long-term (5+
years). Highest priority actions for the short term are asterisked.
The implementation plan’s actions are intended to guide budgets and workplans
for City departments and community partners. While this plan identifies potential
community partners and leads, no commitments or agreements have yet been
made.

STRATEGIES & ACTION STEPS

Strategy 1:
PROVIDE BUSINESS SUPPORT

1a.	 *Provide clear, easy to read information and resources
about city processes such as licensing, allowed uses,
and permitting.

ANTICIPATED
FUNDING
PRIORITY SOURCE

High

1b.	 *Consider a business liaison to help local entrepreneurs High
understand and navigate city processes.

LEAD

PARTNERS

City of
Puyallup

Puyallup
Sumner
Chamber of
Commerce
Puyallup
Main Street
Association
(PMSA)

City of
Puyallup

1c.	 Provide training and share information about topics
that businesses need to upgrade and promote their
businesses including hiring, employee retention, and
marketing for small, local entrepreneurs.

Medium

1d.	 Conduct a regular survey of local businesses and
publish the results to support dialogue with the
business community and to understand their concerns
and needs.

Puyallup
PMSA
Sumner
Chamber of
Commerce

Medium

1e.	 Convene WSU, the Puyallup School District,
Pierce College, and local employers on workforce
development initiatives that focus on training for highdemand occupations for Puyallup residents.

Puyallup
PMSA
Sumner
Chamber of
Commerce

Low

Puyallup
City of
Sumner
Puyallup
Chamber of
Commerce WSU
Puyallup
Pierce
College—
Puyallup

July 2019 · Plan Implementation
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ANTICIPATED
FUNDING
PRIORITY SOURCE

LEAD

PARTNERS

Medium

PMSA

City of
Puyallup

2b.	 Consider fee incentives to reduce plan review and
permit fees for small businesses renovating existing
buildings for new uses.

Medium

City of
Puyallup

PMSA

2c.	 Amend the land use code to allow flexibility with
code requirements when existing buildings are being
retrofitted for new uses.

Medium

City of
Puyallup

PMSA

Puyallup
School
District

STRATEGIES & ACTION STEPS
Strategy 2:
PROMOTE BUILDING REUSE

2a.	 Develop programs and resources such as loans, grants
and guides for facade improvements, minor exterior
repairs or renovations, structural assessments for
existing buildings.

Strategy 3:
IMPROVE DEVELOPMENT FEASIBILITY

3a.	 *Coordinate with property owners of opportunity
sites within the 5-minute walkshed on ways the City
can ensure future development is aligned with the
Downtown Vision and capitalizes on access to the
Sounder station.

High

City of
Puyallup

3b.	 *Explore delaying, reducing, or waiving impact fees and High
utility hookup fees to improve development feasibility in
the Downtown.

City of
Puyallup

3c.	 Allow more flexibility of uses on the ground floors of
buildings.

Medium

3d.	 *Conduct a parking analysis of public downtown
High
parking, both on-street and off-street, and explore
ways to balance parking needs with the costs of on-site
parking for new development.

City of
Puyallup

Medium

City of
Puyallup

High

City of
Puyallup

3g.	 Use meetings of the existing taskforce comprised of
City staff and the development community to focus on
on ways to improve the permitting process.

Medium

City of
Puyallup

18

Puyallup
Sumner
Chamber of
Commerce

City of
Puyallup

3e.	 Amend the land use code to allow height to be
measured in stories to permit flexibility with building
envelope requirements.

3f.	 *Provide for a fast, predictable, and user-friendly
permitting process. This can be accomplished through
better permit systems, increased department staffing
during busy cycles, clear and informative reference
materials, and one-stop access for applicants.

Puyallup
Sumner
Chamber of
Commerce

July 2019
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STRATEGIES & ACTION STEPS

3h.	 *Continue to increase the number of permits that are
processed electronically.
3i.	 Foster a culture of continuous improvement to the
permitting process.

ANTICIPATED
FUNDING
PRIORITY SOURCE
High

LEAD

City of
Puyallup

High

City of
Puyallup

4a.	 Review opportunities to use city-owned land and
public-private partnerships for projects with a range
of housing types accessible to households of different
incomes.

Medium

City of
Puyallup

4b.	 Explore the installation of wayside horns in
collaboration with Sound Transit. Wayside horns
improve quality of life by reducing the sounding of
traditional train-mounted horns.

Medium

City of
Puyallup

4c.	 Explore opportunities for rezoning within a 5- and
10-minute walk of the Sounder station to increase the
supply and types of housing in this area.

Medium

City of
Puyallup

4d.	 Provide height and density bonuses for buildings where
desired housing units or amenities are created.

Medium

4e.	 Explore modifications to the land use code to support
new and innovative housing formats that align with the
form and character of the community.

City of
Puyallup

Medium

City of
Puyallup

High

City of
Puyallup

Strategy 4:
SUPPORT RESIDENTIAL DEVELOPMENT

4f.	 Develop a Housing Strategy to address citywide
housing issues, such as the match between housing
needs and housing supply, diversity and affordability.
Strategy 5:
IMPROVE WALKABILITY

5a.	 Improve pedestrian access between Downtown and the Medium
Sounder station in partnership with Sound Transit.

City of
Puyallup

5b.	 Explore a form-based land use code that designates
the appropriate form and scale of development, the
relationship between building facades and the public
realm, the form and mass of buildings in relation to one
another, and the scale and types of streets and blocks
rather than only distinctions in land-use types.

Medium

City of
Puyallup

Medium

City of
Puyallup

5d.	 Consider reducing vehicular speed limits in Downtown
to improve safety and make Downtown more
welcoming to pedestrians.

Low

City of
Puyallup

5c.	 Encourage the addition of road surface treatments,
vegetation, and street furniture to support walkable
environments

July 2019 · Plan Implementation
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STRATEGIES & ACTION STEPS

5e.	 Increase walkability partnerships, advocates, and
champions.

Strategy 6:
INCREASE CONNECTIVITY

6a.	 Adopt design standards for Downtown streets based
on the “complete streets” concept, where streets are
designed for all users, including drivers, bicyclists,
transit users, and pedestrians of all ages and abilities.
6b.	 Advocate for expanded service and station access
improvements at Puyallup Sounder Station as part of
the Sounder South Capacity Expansion.

ANTICIPATED
FUNDING
PRIORITY SOURCE
Medium

LEAD

Puyallup
Sumner
Chamber of
Commerce

Medium

City of
Puyallup

High

City of
Puyallup

Low

6d.	 Create a bicycling network that is safe and complete,
with supportive features like bicycle storage, parking,
and wayfinding.

City of
Puyallup

Low

City of
Puyallup

6e.	 Connect the Riverwalk Trail to Pierce County's Foothills
Trail.

High

6f.	 Consider inviting a bike-sharing service in Downtown.

City of
Puyallup

Low

6g.	 Provide a dedicated trolley connection to the South Hill
Regional Growth Center.

City of
Puyallup

High

7a.	 Establish a Downtown Puyallup identity that builds
on the community’s small town, family friendly
characteristics. Consider opportunities to leverage
local landmarks, including Pioneer Park, the Puyallup
Fair, or region’s tie to agriculture.

High

7b.	 Demarcate Downtown’s identity physically through
gateways, sidewalk treatments, wayfinding, and public
spaces and art.

Medium

20

Puyallup
Sumner
Chamber of
Commerce
PMSA

6c.	 Explore converting Meridian to a two-way street.

Strategy 7:
CREATE A STRONG DOWNTOWN IDENTITY AND GREAT
EXPERIENCES FOR RESIDENTS AND VISITORS

PARTNERS

LIFT

Pierce
Transit

City of
Puyallup

PMSA

City of
Puyallup

Puyallup
Sumner
Chamber of
Commerce
LIFT

City of
Puyallup

PMSA
Valley Arts
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STRATEGIES & ACTION STEPS

7c.	 Create a marketing plan and supporting print and
electronic communications to promote Downtown
businesses and events.

7d.	 Develop a suite of branded communications materials
for Downtown Puyallup detailing development and
expansion opportunities, infrastructure capacity
and access, business climate advantages (including
the SEPA planned action, and the Multi Family Tax
Exemption (MFTE)), and local anchors and assets.

7e.	 Continue to support events that bring visitors to the
Downtown. Consider temporary closures, where roads
are blocked off for several hours to allow people to walk
freely.

ANTICIPATED
FUNDING
PRIORITY SOURCE
Medium

LEAD

PMSA
Puyallup
Sumner
Chamber of
Commerce

High

Puyallup
Sumner
Chamber of
Commerce

PARTNERS
Travel
Tacoma
& Pierce
County

Tacoma/
Pierce
County
Economic
Development
Board
City of
Puyallup

Medium

PMSA

Puyallup
Sumner
Chamber of
Commerce
City of
Puyallup
Travel
Tacoma
& Pierce
County

7f.	 Explore opportunities to build on Puyallup’s arts and
cultural assets, including consideration of Creative
District certification by the state and use of temporary
arts, culture, and food uses to enliven empty and
underutilized places such as parking lots or vacant
storefronts

Medium

City of
Puyallup

Medium

Puyallup
PMSA
Sumner
Chamber of
Commerce

7h.	 *Create a Downtown Clean and Safe program that
focuses on the following services: regular sidewalk
cleaning, additional trash pickup, graffiti removal, block
watches, coordination and communication with local
police officers and safety ambassadors.

High

City of
Puyallup

7g.	 Use regular gatherings of the Downtown business
community to facilitate connections among business
owners and coordinate open hours, special events
and efforts, and marketing efforts that build on the
Downtown identity.

7i.	 Engage the Washington State Fair in consideration of
Medium
ways to tie the Fair to downtown, include a presence for
Downtown Puyallup businesses on the fairgrounds, and
potential investments in arts and performance facilities.

July 2019 · Plan Implementation
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PMSA
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Sumner
Chamber of
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Washington
State Fair
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STAKEHOLDER
ENGAGEMENT

Interviews and group discussions were conducted with key stakeholders in
Puyallup to obtain on-the ground insights on the strengths, challenges and
opportunities of operating a local business and/or developing in the Downtown.
Stakeholders included a mix of small and mid-sized businesses from Puyallup,
real estate representatives, local institutions, and property owners as well as
representatives of membership-based organizations such as the PuyallupSumner Chamber of Commerce and the Puyallup Main Street Association. A total
of 23 stakeholders provided input. A detailed list of stakeholders is included on
page 49.

ASSETS

 Presence of a Downtown core in proximity to an established residential
base. Downtown’s diverse mix of small retail shops, commercial businesses,
professional offices, civic services, public facilities, combined with proximity to
established residential areas was seen a key asset.
 Historic character and the scale of buildings. Many stakeholders referenced
the historic character and small-scale of the Downtown as a unique feature
and asset. Downtown’s historic business district has a human-scale physical
environment with short blocks and narrow storefronts. Buildings are generally
one to two storeys in height located adjacent to the street with primarily retail
uses.
 Relative affordability for housing. Many households are priced out of
areas north of Puyallup because of the rapid rise in housing prices. There is
growing demand in the region for more affordable housing in locations that
are amenity-rich and well connected to transit. In this context, stakeholders
referenced Puyallup’s relative affordability and attractiveness as an asset.

 Quality of life amenities. Downtown’s municipal hub comprised of the City
Hall, Public Library, Activity Center, Police Station, and Post Office create a
critical mass of activity and central gathering place for the area. The presence
of high-quality public spaces in Pioneer Park, Pioneer Park Pavilion, and the
Rotary stage, as well as events such as the farmer’s market, improve quality of
life and are community attractions.
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 Family-friendly city. Many stakeholders referenced Puyallup as a “familyfriendly” city. The presence of high-quality schools, parks and trails,
community recreational and athletic programs, along with the City’s
commitment to age-friendly policies likely play a part in this.

 Access to transit, including Sounder and bus lines. Downtown’s transit
center with easy access to Pierce Transit buses and Sound Transit trains is
a major asset. Sound Transit’s Sounder trains allow residents and visitors
access to the employment centers of Tacoma to the west and Seattle to the
north.

 Bicycle-friendliness. Many stakeholders referenced the bicycle-friendly
nature of Downtown, given its relatively flat topography and proximity to
recreational trails. For example, the Puyallup Riverwalk Trail provides an eastwest connection for bicyclists along the Puyallup River.
 An established destination through the presence of the Washington State
Fair. The southern edge of Downtown (outside the study area) is bordered
by the Washington State Fair Grounds. The fairgrounds include a complex
of buildings and open spaces, as well as associated parking facilities. They
provide large scale accommodations for various events, such as the Puyallup
Spring and Fall fair, trade shows, conventions and concerts. The Fair is an
established tourist feature that has over one million visitors annually and is an
asset that can be connected to Downtown redevelopment.
 Fiscal climate. Several businesses referred to the decision by the City not to
levy Business and Operation taxes as a relative advantage compared to other
cities in the region.

CHALLENGES

 Connectivity. The presence of train tracks, one-way streets, and high traffic
streets through Downtown create challenges for safety and connectivity.
 Walkability. Many stakeholders referenced walkability challenges related
to the absence of active, ground floor uses, absence of amenities such
as seating, shade, curb ramps, street furniture, and the quality of paving
materials.

 Lack of housing diversity. Stakeholders referenced the need for more
multi-family housing in the Downtown to create a critical mass of activity and
accommodate evolving housing needs.

July 2019
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 Age of buildings. A significant proportion of Downtown’s buildings consist
of older buildings that are poorly configured for the needs of modern
development. For example, older existing buildings in Puyallup have old HVAC
systems, access points and structural features (such as columns spaced
15’ apart, low insulation, lack of elevators) that are challenging for modern
restaurants that need open layouts, ADA compliant access, and highefficiency HVAC systems.

 Height limits. Stakeholders preferred more flexible height restrictions. For
example, stakeholders talked about the narrow nature of many downtown
lots and the need to use higher ceiling heights to offset the smaller building
footprints that can be accommodated on these lots. Height restrictions of 65’
make it infeasible to use higher than typical ceiling heights to offset lot size
limitations and were seen as a constraint for new development.
 Opportunities for Transit-oriented Development (TOD). Stakeholders saw
the area around the Sounder Station as a good location for TOD - dense,
diverse development that takes advantage of access to transit.
 Political will for density. There are differences in opinion among local
residents about how much density would be appropriate for the Downtown,
and whether promoting additional development would detract from the
character of the neighborhood and the ability for existing residents to enjoy
amenities.

 Permitting. Certainty and clarity for permitting and delays associated with
permits and related reviews were referenced as a challenge to development.

 Changing retail patterns. Stakeholders described the challenges of requiring
retail or commercial uses within residential development, and the ways in
which the addition of retail or commercial requirements increases the cost of
development and makes it more complex. In addition, as more shoppers go
online the retail landscape is changing. Given both these factors, requiring
retail or commercial space on certain locations may restrict options and act as
a barrier to development.
 Marketing. Many stakeholders were not aware of recent efforts by the City to
make Downtown more attractive for development. Sharing changes to zoning,
tools such as the SEPA Planned Action, Multi-family Tax Exemption (MFTE), as
well as the availability of infrastructure (sewer, other) is needed.
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OPPORTUNITIES

The engagement process provided stakeholders an opportunity to share ways
in which the Downtown can be a vibrant and successful center. Opportunities
identified for this include:

 Flexibility in development regulations and permit process improvements.
Flexibility with development requirements would help to support new
development in the Downtown. This could include flexibility with height limits,
relaxation of requirements for ground-floor retail, and streamlined design
review processes.

 Fiscal incentives for new development. Extending the existing Multi-Family
Tax Exemption (MFTE) and delaying impact fee payments were cited as
possible development incentives that the City could provide in the downtown.
 Linking the Downtown and South Hill Regional Growth Centers to
complement each other. A shuttle between retail opportunities in the
South Hill area with residential and service-oriented commercial uses in the
Downtown was offered as an opportunity.

HISTORY OF DOWNTOWN PUYALLUP
The Puyallup Valley is the ancestral home of the Puyallup Tribe, an agricultural
cornucopia, and where whites settled after 1850. Subsistence farming
transitioned to the agribusiness of hops, and from 1870-1890, the valley was one
of the world’s foremost hop-growing areas. The town was platted in 1877 by Ezra
Meeker. When hop lice destroyed the crop in 1891, farmers turned to berries and
flowers.
Agriculture remained the valley’s major industry through WWII, until competition
from California and foreign growers doomed the berry industry, and the
flower industry moved to Skagit Valley. The postwar boom put pressure on
farmlands, and housing developments and malls replaced fields. Today, Puyallup
acknowledges its agricultural past through the Puyallup Fair and Daffodil Festival
and Parade. Puyallup is also known today as a center for auto retail.
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SITUATION ASSESSMENT
INTRODUCTION

This assessment provides an evaluation of the current context for the Downtown
to support recommended strategies and actions. This context includes existing
policies, plans and regulations as well as economic and real estate data.

Data Sources

This Assessment relies on multiple data sources about current and historical
economic statistics. Specific sources include:



Employment and Economy. Washington State Employment Services
Department, PSRC 2019.

Market Data. Expert interviews, 2019; CoStar 2019; Washington State
Department of Revenue, 2019.

This assessment uses the most current data available. However, there is
frequently a lag between the time the data is collected and processed and the
time of the analysis for this report. Therefore, these results may not reflect recent
trends after early 2019.

EXISTING POLICIES & PLANS

The Puget Sound Regional Council’s Vision 2040 Plan identifies Downtown
Puyallup as a Regional Growth Center (RGC). Downtown Puyallup, along with South
Hill, are planned to accommodate an increasing proportion of the City’s growth to
provide for Puyallup’s projected 2030 population of 50,000 and 2035 population
of 52,970. To plan for how this anticipated growth will be incorporated into the
downtown, several efforts have been undertaken within the past decade:




Civic Center Master Plan. The Civic Center Master Plan was adopted in 1999,
which combined the planning efforts for the Puyallup Library (constructed
in 2003), Farmer’s Market/Pavilion (2005), Activity Center/Mixed Use Project
(2006), and City Hall (2008).
Zoning / Comprehensive Plan updates. The City held a charette in 2005
for the Downtown area. Subsequent to that exercise, several plan and code
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amendments were adopted in 2006, including zoning and Comprehensive Plan
map and text changes, housing incentives for multifamily housing, and design
guidelines. The City also completed outreach concerning Downtown character
and building heights in October 2012.
Historic property surveys. The City conducted historic surveys and planning
over the past five years, including a Downtown historic survey (2007) and
an additional survey of residential properties in the Downtown area in 2010.
After 15 years of partnering with Pierce County to maintain a Certified Local
Government (CLG) program, the City established their own program in 2011.
Further historic preservation planning is currently underway.
Historic Preservation Plan. The City received a $10,000 grant from the
Washington State Department of Archeology and Historic Preservation in May
2016 to develop a historic preservation plan. A draft Historic Preservation Plan
was released on July 15, 2016 with a final plan adopted on August 23, 2016.
Local Infrastructure Financing Tool. In 2008, Puyallup was selected to use
the Local Infrastructure Financing Tool (LIFT), Washington’s variation on Tax
Increment Financing. The city may use up to $1 million per year for 25 years
to finance infrastructure and has been awarded the maximum $1 million
every year since the tax was imposed in 2010. To date, the City has primarily
focused on street and infrastructure projects. In future, the City intends to
focus on a public park, transit-oriented development, parking structures, and
a connection between Downtown and South Hill. The City is also using LIFT
funding for enhanced Stormwater and drainage facilities to promote water,
quality, as well as a Pierce Transit connector service that travels through
Puyallup’s Revenue Development Area.
City Buildable Lands Study. In 2009, the City completed a Buildable Lands
Study on Urban Center Redevelopment/Reuse Thresholds. This study found
that greater density and building height is needed in the Downtown area in
order to make redevelopment profitable and feasible. In addition, a transitoriented development study was completed that same year, which focused
on a one quarter-mile radius around the Downtown Puyallup Transit Center,
identifying how mixed-use development and parking could occur.

ECONOMIC & REAL ESTATE ANALYSIS

The economic context of Downtown Puyallup is important to consider
when evaluating opportunities for the future. At present, the Downtown is
geographically situated among major economic drivers in the city:
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State Route 167 is located north of the Downtown and is a major eastwest route for access to the Port of Tacoma, as well as other regional
destinations.

The River Road corridor includes a significant number of car dealerships,
which contributed to the $783 million in car sales in Puyallup in 2017 and
provides notable sales tax receipts to the city.

The Washington State Fair, which opened in 1900, is located south of
Downtown. While it is a year-round events facility, the 20-day Washington
State Fair is held every September, and the four-day Spring Fair in Puyallup
every April. The Fair draws over one million visitors per year and is a major
component of Puyallup’s image and branding.
The South Hill Regional Growth Center is located 1.3 miles south of
Downtown. It includes the South Hill Mall, retail uses, multifamily housing,
and office space.

MultiCare-Good Samaritan Hospital Campus and vicinity. This regional
medical campus is a local economic hub that includes hospital buildings,
ancillary medical office around the hospital, and related uses such as
convalescent facilities.

Employment Context

Exhibit 1 presents the trends in employment in Downtown Puyallup according
to the Puget Sound Regional Council (PSRC) estimates for 2004 to 2017, and
Exhibit 2 indicates the breakdown of employment by sector for 2012 and 2017 for
Downtown Puyallup and the city as a whole.
This information indicates the following:






Total employment growth in the Puyallup Downtown between 2004 and
2019 amounts to about 4.4% per year on average, increasing from 1,670 in
2004 by over 1,200 workers to 2,804 today.
Growth in the Downtown is concentrated in services (6.5% per year) and
education (3.8% per year). Sectors that have been less successful in the
Downtown are finance, insurance, and real estate (-9.7% over the past five
years), government (-2.3%), and manufacturing (-1.9%).

Over the past five years, employment in the Downtown expanded at a rate
slower than the city as a whole, with 3.0% growth versus an estimated
4.0% growth citywide. Overall in 2017, the Downtown included about 10%
of the total employment in the city.
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Exhibit 1

Employment by Sector, Downtown Puyallup RGC, 2004–2017

Source: PSRC, 2019; BERK, 2019.

Exhibit 2

Employment by Sector, Downtown Puyallup and City of Puyallup, 2012 and 2017
PUYALLUP DOWNTOWN RGC

MAJOR SECTOR
Services

Government
Education
Retail
FIRE

Construction/Res
Manufacturing
WTU

Total

2012
Employment

2017
Employment

Annual
Change (%)

2012
Employment

2017
Employment

Annual
Change (%)

314

279

-2.3%

683

626

-1.7%

197

1.6%

5,531

1.8%

1,331
307
182
153
76
33
17

2,414

Source: PSRC, 2019; BERK, 2019.
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CITY OF PUYALLUP

1,712
370

6.5%

10,926

3.8%

1,629

92

-9.7%

826

30

-1.9%

2,804

3.0%

103

20

6.3%
3.3%

5,059
834
507

1,610

22,074

13,843
1,754
868

1,446
700

2,078

26,847

4.8%
1.5%
1.0%

11.6%
6.7%
5.2%

4.0%
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These transitions in sector employment, paired with general employment growth,
suggest that Downtown Puyallup is expanding as a service center, and new
employment is focused on meeting the retail, restaurant, and personal service
needs for residents versus providing a job center for regional commuters. This
suggests that while future regional employers may be attracted to the Downtown,
growth in the short-term will likely be focused on the role of the Downtown as a
local and regional service center.

Zoning & Existing Conditions

The ability of Downtown land use regulations to accommodate new forms of
development is important to understanding future economic opportunities.

Zoning
Exhibit 3 shows the zoning districts for Downtown Puyallup, and highlights two
major districts in the center:




CBD-Core (Central business district core zone) is intended to “focus
civic, commercial, entertainment, cultural and urban residential uses into
an intense, compact, walkable area served by public transit.”

CBD (Central business district zone) provides “commercial services in
a fashion that preserves and enhances the pedestrian scale and historic
character of development in Puyallup’s downtown area and commuter rail
station center areas.”

Both districts include not only commercial uses, but also a mix of retail, residential,
and employment activities. According to PMC 20.30.025, residential uses are
permitted with no density limits if design guidelines are followed and a minimum of
75% of sidewalk-level frontages on specific streets includes commercial space, or
space which may be converted to commercial uses.
Regarding building size, allowable heights for buildings in the CBD districts can be
up to 55 feet for the CBD designation, and 65 feet for the CBD-Core designation.
This includes:





projects that include 60% of parking within the building
new buildings that include residential uses
hotels

projects that incorporate pedestrian-oriented plazas
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Exhibit 3

Downtown Puyallup: Zoning

Source: BERK, 2019; City of Puyallup GIS, 2019; Pierce County GIS, 2019.
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Generally, the existing development in the Downtown is not as intensive on many
sites as what would be allowed according to current zoning. While there is potential
for increased development, existing market conditions may not allow for financially
feasible development projects to take advantage of this height and density.

Availability of Commercial Space
Exhibit 4 shows an inventory of commercial space (square footage) in the
Downtown. Exhibit 5 shows a detailed breakdown and comparison to the South
Hill RGC. This data indicates the following:








Downtown Puyallup has about 1.4 million square feet of commercial
real estate (including multifamily development). This is 28% of the total
commercial space found within the South Hill RGC, which suggests that
the Downtown will be a smaller-scale employment center when compared
to South Hill.

General retail and office uses amount to 68% of all commercial real estate
space downtown and 63% of commercial space in South Hill. When
compared to South Hill, the scale of Downtown retail is smaller, but a higher
proportion of office space is available in the Downtown.

Downtown retail and office spaces include smaller spaces in historic
buildings, larger format retail such as the Village Fair Shopping Center, and
a relatively small amount of new retail spaces included as part of mixeduse developments. Generally, Downtown provides smaller, affordable
spaces for office uses versus the newer, larger spaces located in the South
Hill area.
Downtown Puyallup includes a lower proportion of floor area in multifamily
residential, with only about 11% of the total commercial floor space
available versus 24% in South Hill.
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Exhibit 4

Commercial Inventory Square Footage, Downtown Puyallup, 2019 Q1

Source: BERK, 2019; CoStar, 2019.

Exhibit 5

Commercial Inventory Square Footage, Downtown
Puyallup and South Hill RGC, 2019 Q1

Building Type
General Retail
Office

Industrial

Multi-Family
Health Care
Other
Total

PUYALLUP DOWNTOWN

Leasable SF

580,805
380,214
192,630
129,167
89,939
43,544

1,416,299

Source: BERK, 2019; CoStar, 2019.
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SOUTH HILL

% Total SF

41%
27%
14%

Leasable SF

2,540,617
582,226
459,737

% Total SF

51%
12%
9%

9%

1,191,617

24%

3%

116,947

2%

6%

120,129

5,011,273

2%
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Housing
Downtown Puyallup includes a range of housing types, including single-family
homes, duplexes/triplexes, and low-rise multifamily flats. Exhibit 6 shows the
distribution of housing in the study area by type of housing, based on available
information from the Pierce County Assessor.
Overall, there are 589 dwelling units total in the Downtown. While this is notable,
this amounts to less than 4% of the total housing in the city, based on a 2017
ACS 5-year estimate of 16,587 housing units citywide. About half of the available
stock consists of single-family homes, while multifamily apartments account for
35% of housing units, with over two-thirds of apartment units in smaller buildings,
with only three apartment buildings accommodating more than 20 units. There
are also two owner-occupied condos in the downtown, Pioneer Park (47 units) and
400 South Meridian (11 units), both constructed in 2006.
Exhibit 7 indicates the distribution of ages of housing units. Over half of the
housing (305 units) in the Downtown was built prior to 1940, with 67 units (11%
of the total) built after 2000 and only 7 built after 2010. Many of these older units
have been refurbished, but overall the housing in Downtown Puyallup is older,
with relatively little new construction activity either as infill or redevelopment of
existing sites.
For single-family homes, the distribution of house square footage is provided
in Exhibit 8. Overall, the average size of homes in the downtown is about
1,165 square feet, with about 44% of homes sized 1,000 square feet or less. A
significant majority of these homes are two-bedroom (104 homes) and threebedroom (92 homes) units, with a small number of four- and five-bedroom homes
available. The average assessed value for a single-family home is approximately
$222,000.
From available information on apartments, average effective rents per square foot
ranged from $0.84 to $1.52 per square foot. One- and two-bedroom apartments
appeared to comprise most of the units, with 38% and 35% respectively of the
total identified.
Overall, the housing in Downtown Puyallup is older, with relatively little
construction activity either as infill or redevelopment of existing sites, but
currently provides accessible and affordable options for households. This
provides a strong basis for drawing in new residents into the Downtown, although
care should be taken to maintain affordability and prevent displacement due to
increasing demand.
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Exhibit 6

Housing Units by Type, Downtown Puyallup

Residential Type

Single Family Residential
Duplex
Triplex

Apartments

Apartment w/4-8 Units

Apt Low Rise up to 19 Units

Apt Low Rise 20 to 99 Units

Condo Low Rise
TOTAL

Units

275

38
18

Percent
47%
6%
3%

205

35%

80

14%

53

9%

28
97

589

5%

16%

Source: BERK, 2019; Pierce County Assessor, 2019.

Exhibit 7

Housing Units by Age of Construction, Downtown Puyallup

Source: BERK, 2019; CoStar, 2019.
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Exhibit 8

Single-Family Housing Units by Size, Downtown Puyallup

Source: BERK, 2019; CoStar, 2019.

Age of Building Stock
Exhibit 9 shows the year of construction by parcel for buildings in the Downtown.
It highlights that there are clusters of new development in the area, notably in the
municipal campus surrounding Pioneer Park.
However, there is also a significant portion of properties, both residential and
commercial, that are older. These buildings present opportunities for adaptive
reuse in the Downtown in the future, as well as relatively affordable spaces for
commercial use. However, these spaces can often be obsolete and may not
be well-suited for certain uses. The market for additional office space in the
downtown may also be hampered by the higher rents that would be required for
new construction.

Vacant & Redevelopable Lands
Exhibit 10 shows the assessed value of improvements by parcel in the Downtown
in terms of improvement value per acre of land. Vacant lands in the Downtown are
highlighted where improvement values are calculated as approximately zero.
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Exhibit 9

Downtown Puyallup: Year of Construction

Source: BERK, 2019; City of Puyallup GIS, 2019; Pierce County GIS, 2019.
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Exhibit 10 Downtown Puyallup: Improvement Value per Area

Source: BERK, 2019; City of Puyallup GIS, 2019; Pierce County GIS, 2019.
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The exhibit shows that the highest improvement values are located around
Pioneer Park, within the civic campus that includes the City Hall and the Puyallup
Activity Center/Pioneer Park Condos. Higher-value improvements are also located
along S Meridian in the center of the Downtown.
Lower levels of improvements are found throughout the Downtown, suggesting
that the area would have the capacity for future redevelopment at higher
densities. Note that the vacant lands identified in this analysis are largely parking
lots for associated uses; while these sites may be redeveloped, providing new
structure or underground parking to support existing uses would present a
challenge for the feasibility of new development until local rents rise further.
This map indicates that there are potential locations where redevelopment would
be attractive in the Downtown, including in areas within the walkshed of the
Sounder rail station. A challenge to incorporating new development will be the
lack of larger vacant parcels, as well as the potential need for parcel assembly.

Market Conditions

An evaluation of available leasing and sales data for commercial uses in downtown
Puyallup is summarized in the following Exhibits:






Exhibit 11 highlights market rents per square foot for office, retail, and
industrial properties, in the downtown, South Hill, and in Pierce County as a
whole
Exhibit 12 provides estimates of the rent increases highlighted in Exhibit
8, by land use type
Exhibit 13 summarizes available information on sale prices and sale
volumes by quarter
Exhibit 14 presents vacancy rates for the three land use types and
geographies

These figures provide data up to the quarter-to-date as of February 2019.

Office
As noted previously, the Downtown has a significant amount of office space and
associated uses, primarily within smaller, older buildings. Market rents are currently
about $23 per square foot, which is slightly lower than that of South Hill RGC,
probably due to newer, larger format options represented in South Hill. Over the
past five years, the average yearly growth rate with office rents has been 5.6%,
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Exhibit 11 Market Rents per SF by Real Estate Type, 2006–2019

Source: BERK, 2019; CoStar, 2019.
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Exhibit 12 Rent Increases by Real Estate Type, 5-Year Average
5-YEAR AVERAGE GROWTH RATE

Real Estate Type

Puyallup Downtown

South Hill RGC

Pierce County

Retail

3.6%

4.1%

3.4%

Office

Industrial

5.6%
8.1%

4.5%
—

5.2%
8.0%

Source: BERK, 2019; CoStar, 2019.

Exhibit 13 Sale Prices and Sale Volumes, Commercial 2006–2019

Source: BERK, 2019; CoStar, 2019.
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Exhibit 14 Vacancy Rates by Real Estate Type, 2006–2019

Source: BERK, 2019; CoStar, 2019.
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which is slightly higher than the County average, and notably higher than options in
South Hill.
The vacancy rate in Downtown office space is extremely low, at 1.6%, which is
substantially lower than the 6.6% office vacancy rate across Pierce County. Note
that the high vacancy rate for South Hill is due largely to the vacancy of a single
175,000 square foot building in the South Hill Business and Tech Center.
The sale prices of office properties in the Downtown have been increasing since
early 2010, and is expected to continue to rise, with current estimates at about
$256 per square foot. However, the volume of sales and new construction recently
has been minimal, with no new recent construction and only about $6.3 million in
sales total over the past 5 years.

Retail
Retail space in the Downtown has average rents at $17 per square foot, which
is 27% lower than average retail rents in South Hill, and 16% lower than Pierce
County overall. This may be due to the format of the retail space, especially when
compared to available spaces at the South Hill Mall. The average growth rate for
rents downtown was 3.6%, lower than for South Hill as well. Vacancy rates for retail
downtown are quite low at about 1.2%, which is comparable to South Hill RGC at
1.8%, and is lower than the 3.4% average for Pierce County.
Sales of retail spaces are more common than for office space in the Downtown,
with about $18.7 million in sales over the past five years. Estimated prices are
projected to be about $215 per square foot, which is about 10% lower than sale
prices in the South Hill RGC and 8% lower than the Pierce County average.

Industrial
Industrial properties are less represented in the Downtown. Because of the
relatively low number of available properties, rents are projected to be reasonably
comparable to Pierce County averages. Vacancy data reflect that industrial
properties in the Downtown have been fully occupied for the past few years,
however, and estimated rent increases have averaged about 8.1% per year.

Key Takeaways
Lower vacancy rates for both retail and office indicate demand for these uses
in the Downtown. Current rents for office and retail suggest that smaller office
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spaces are more competitive in the shorter term than retail. Retail oriented to
Downtown residents will be more competitive over the longer term, especially if
the area adds new residents. The presence of an established large retail center in
South Hill will compete with some Downtown retail and efforts to differentiate the
two will be necessary.
Over the long term, industrial sites may face pressure to redevelop as demand for
space, land value and rents increase. Long-term planning should work to identify
the risk of losing employment related to these businesses and highlight potential
opportunities for relocation within the city.

Comparisons to Other Communities

Understanding Downtown Puyallup’s performance relative to other communities
in the South Sound helps place the Downtown in context. These cities also
provide valuable insights on potential strategies to encourage growth and
development.
This analysis evaluates the following three areas:




Kent Regional Growth Center

Auburn Regional Growth Center
Sumner Town Center

For these areas, the following exhibits provide the following data:





Exhibit 15 highlights the amount of commercial real estate in each area,
including office, retail, industrial, multifamily, and health care uses

Exhibit 16 presents the commercial inventory from Exhibit 15 in a grouped
bar chart for comparison
Exhibit 17 shows the market rents for office (a) and retail space in the four
locations

Exhibit 18 presents vacancy rates for office (a) and retail (b) space for each
comparable area

Comparisons of these data points among these areas indicate the following:



Scale of the local commercial real estate inventory. The commercial real
estate inventory in Downtown Puyallup (1.4 million square feet) is smaller
than in the Kent (3.3 million square feet) and Auburn (2.6 million square
feet) Regional Growth Centers (RGCs). However, Downtown Puyallup is
substantively larger than the Sumner Town Center (about 656,000 square
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Exhibit 15 Commercial Inventory Square Footage and Percent of Total Stock,
Downtown Puyallup and Comparable Communities, 2019 Q1
Building Type

PUYALLUP DT RGC
SF

%

KENT RGC

SF

%

AUBURN RGC
SF

%

SUMNER TC
SF

General Retail

580,805

41%

943,220

28%

639,333

25%

313,359

48%

Industrial

192,630

14%

293,672

9%

315,617

12%

132,936

20%

Office

Multi-Family
Health Care
Other
Total

380,214
129,167

27%

89,939
43,544

1,416,299

9%
6%
3%

544,749

16%

665,168

20%

771,547

23%

118,785
3,337,141

4%

456,210
372,773
395,736
406,729

2,586,398

18%
14%
15%
16%

121,963
33,677
–

53,891

655,826

Source: BERK, 2019; CoStar, 2019.

Exhibit 16 Commercial Inventory Square Footage, Downtown
Puyallup and Comparable Communities, 2019 Q1

Source: BERK, 2019; CoStar, 2019.
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Exhibit 17 Market Rents per SF for Comparable Communities, 2006–2019

Source: BERK, 2019; CoStar, 2019.

Exhibit 18 Vacancy Rates for Comparable Communities, 2006–2019

Source: BERK, 2019; CoStar, 2019.
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feet), which is likely the closest competitor for attracting more mixed-use
Downtown development.

Real estate inventory mix. Compared to Kent and Auburn RGCs, Downtown
Puyallup has a greater proportion of office/retail uses, and smaller proportion
of multifamily development. Since development in these larger RGCs has
been a blend of employment and residential uses that has included a larger
proportion of multifamily development, this may be a model for future growth
within Downtown Puyallup.

Comparable office market rents. Auburn has higher average rents for office
space over the 2006–2019 period, which were 23% higher than average office
rents in Downtown Puyallup in Q1 2019. Office rents in Kent and Downtown
Puyallup are similar. Part of the reason for this is the focus on medical uses
in the Auburn RGC: nearly 40% of the total office space in the area is medical
office space, with higher average rents.
Comparable retail market rents. Retail rents in the Kent RGC are the highest
at about 10% higher on average than in Downtown Puyallup. This is likely
due to the retail associated with Kent Station in the RGC, which includes a
significant amount of newer retail space.
Vacancy rates. Vacancy rates for Puyallup have been lower than rates in
Auburn and Kent since early 2011 for office space and late 2015 for retail
space. For Sumner Town Center, office vacancy rates have been generally
comparable, with far lower vacancy rates for retail uses.

The implications of these data points for Downtown development are:
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Integration of more multifamily development will be important. The Kent
and Auburn RGCs have integrated more multifamily residential development
into the overall mix of commercial development. As the Downtown develops,
this will help to support local retail and service businesses by providing a local
customer base.
The market for office space is generally competitive compared with
other locations. Rents for office space in Downtown Puyallup are generally
competitive, and low vacancy rates suggest that there is continuing and
sustained demand for these uses. The main challenge in the Downtown in the
future will be encouraging further demand to support the development of new
office space that can be supported with higher rents.
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ECONOMIC DEVELOPMENT
STRATEGY RESOURCES
Interviewees & Discussion Group Attendees
Shaun Brobak
Crockett Restaurant

Arla Gustafson
Newell Hunt Furniture

Steve Offenbecher
Realtor

Darrell Cain
Pierce College

John Hall
Korum Automotive Group

Jerome O’Leary
Kidder Mathews

Katelyn Corrado
Salon Ish

Rick Hansen
Downtown Property Owner

Kim Orr
Rush Construction

Joe Corsell
South Hill Mall

Kent Hojem
Washington State Fair

Bryan Reynolds
Owner, Anthem Coffee

Mike De Alwsi
Bourbon Street Restaurant

Don Huber & Dylan Huber
SPP Manufacturing, LLC

Brian Devereux
Puyallup School District

Amy Johnson
Johnson Jewelers

Bill Riley
Gateway RE & Bill Riley
Communities

Tara Doyle-Enneking
Chamber of Commerce

Dr. Glen Malone
Puyallup School District

Denny Elvins
Realtor

Melanie Mayock
Sound Transit

Curt Gimmestad
Absher Construction

David Montevideo
South Hill Mall

James Guerrero
Architect

Don Moody
Realtor
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Aaron Todd
Downtown Bike
Scott Vipond
Girard Wood Products
Dave Vranizan
Benaroya
Tatum Weed
WSU-Puyallup
Kerry Yanasak
Puyallup Main Street
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