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A. INTRODUCTION
All aspects of Puyallup, including its physical form, population make-up and quality of life, are integrally tied to our
commerce, employment and the overall economic base. Economic opportunities for local citizens, viable
business/employment districts and a strong City revenue stream are essential to the community’s long-term health
and vitality. This Economic Development Element is intended to identify the qualities and challenges that our
community has relative to economic factors and to chart our principal areas of emphasis into the future.
Economic Development is expressly cited in the City Comprehensive Plan vision statement:
In 2030, Puyallup is a friendly, active and safe community that celebrates its heritage. The community, while
retaining its unique character, has grown responsibly by supporting diverse transportation, recreation and housing
options. Puyallup encourages local economic development and learning opportunities, while providing amenities
for all members of the community.
In addition, state & regional policies support a viable local economic development plan, as described below.

I. Growth Management Act
One of the foundational goals of the Growth Management Act (GMA) pertains directly to this topic:
RCW 36.70A.070(5): Economic Development. Encourage economic development throughout the state that is
consistent with adopted comprehensive plans, promote economic opportunity for all citizens of this state, especially
for unemployed and for disadvantaged persons, promote the retention and expansion of existing businesses and
recruitment of new businesses, recognize regional differences impacting economic development opportunities, and
encourage growth in areas experiencing insufficient economic growth, all within the capabilities of the state’s
natural resources, public services and public facilities.
RCW 36.70A.070(7) also provides for local jurisdictions to adopt an optional Economic Development Element,
which is to include the following:


A summary of the local economy such as population employment, payroll, sectors, businesses, sales and
other information as appropriate;



A summary of the strengths and weaknesses of the local economy;



Identification of policies and programs to foster local economic growth and development.

II. Multi-county Planning Policies
Puyallup’s land use goals and policies are to be consistent with VISION 2040’s Development Patterns, one of the
six categories that VISION 2040 uses to guide development at a local level. VISION 2040 addresses local and regional
economic development, including the following “overarching goal” statement:
The region will have a prospering and sustainable regional economy by supporting businesses and job creation,
investing in all people, sustaining environmental quality, and creating great central places, diverse communities
and high quality of life.

III. Countywide Planning Policies
In addition to VISION 2040, the Countywide Planning Policies support strong economic bases for local jurisdictions
within Pierce County.

B. COMMUNITY PROFILE
I. History
Incorporated in 1890, Puyallup has a varied economic history of steady growth. The majority of its early existence
as a city was heavily supported by the area’s agriculture, with elements of timber and general trade. The City’s
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population steadily increased in the 1900s, both via infill development and new annexations, establishing Puyallup
as the business and residential center of East Pierce County. In the later 1900s, there was further diversification,
with a small, but active, industrial presence, and a growing local employment base in multiple sectors. Over the
past 30 years, single-family and multi-family residential construction has continued to increase, with the creation
of several large new neighborhoods, particularly in the SE & SW areas of the City. During the same time period, a
new major commercial core has been created in the City’s South Hill area.

II. Socio-Economic Characteristics
As of April 1, 2014, the State Office of Financial Management recognizes the City population at 38,670 people. As
outlined more fully in the Land Use Element, this population has steadily increased throughout the City’s history.
Table 6-1 shows a demographic breakdown of City residents from the past three decennial censuses, along with
corresponding 2012 data from the Census American Community Survey (ACS), (NOTE: the 2012 “Total Housing
Units” figure includes City-generated data).
Table 6-1: Demographic Trends
City of Puyallup

2012

2010

2000

1990

Total Population
Median Age
Persons 65 years older
Persons under 18 years old
Non-White Ethnicity
Total Housing Units
Median Household Income
Average Household Size
Occupied Housing Units
Vacant Housing Units
Owner Occupied (%)
Renter Occupied (%)

37,358
38
12.2%
22%
13.6%
16,465
$61,232
2.45
14,990
954
55.8
44.2

37,022
36.8
12.4%
23.6%
15.6%
16,171
$56,984
2.43
14,950
1,221
52.9
47.1

33,011
33.9
10.7%
27.5%
12.1%
13,467
$47,269
2.52
12,870
597
54.9
45.1

23,875
32.6
12.9%
27.8%
5.3%
9,377
$32,849
2.59
8,944
433
59.6
40.4

In addition to documenting the continuing City population increase, both due to annexations and housing
production, these figures show that:
•
•
•
•

the median age of the City’s population is rising, mirroring a nationwide trend;
the City is gradually becoming more ethnically diverse, with residents denoting themselves as “non-white”
on Census forms having markedly risen;
the average household size is decreasing, along with the level of school-age children as a percentage of the
total population; and
renter occupancy is increasing.

III. Employment
Approximately 68% of Puyallup’s population, over the age of 16, is considered to be “in the labor force”. According
to the U.S. Census American Community Survey data (2008-2012), the “civilian employed population 16 years and
older” is 18,555 in the City of Puyallup. Table 6-2 shows the basic categories of these job sectors in which current
Puyallup residents are employed (whether they actually work within or outside the city). Table 6-3 breaks down
the top ten employers in Puyallup.
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Table 6-2: Total Puyallup Employment Breakdown
Category of Employment

# of jobs

Management, business and financial
Computer, Engineering and science
Education, legal, community service, arts and media
Healthcare practitioner and technical
Service (includes healthcare support, law enforcement, food prep,
building/grounds maintenance and personal care)
Sales and general office (includes most retail)
Natural resources, construction and maintenance
Production, transportation and material moving

2,114
745
1,819
912
3,422
4,922
1,930
2,689

Data Source: 2012 Census, American Community Survey

Table 6-3: Largest Employers Based in City
Employer

# of Employees.

Rank

% of Total City Employment

3,118
2,861
485
438
347
332
307
296
294
218

1
2
3
4
5
6
7
8
9
10

13.9
12.7
2.2
1.9
1.5
1.5
1.4
1.3
1.3
1.0

Puyallup School District
Multicare/Good Samaritan Hospital
Fred Meyer Distribution Center
Comcast Cable
Costco Wholesale Store #660
Wal-Mart #2403
CSK Automotive Distributors
Fred Meyer
City of Puyallup
Western Institutional Review Board

Data Source: 2012, City Business Licenses

Table 6-4: Other Business License Information
Total # of active Business Licenses in the city
Average # of FT employees per business receiving a business license
# of businesses in City exceeding 50 full-time employees
# of businesses in City with less than 10 full-time employees
# of businesses in City reporting as based in a home

1445
11
55
1215
127

Data Source: City of Puyallup (2014)

Table 6-5: Other Key Economic Statistics
Category
% of population, age 25-64, who have a college degree or have taken some
college coursework (WA State: 68.5%)
% of population, 16 years and older, below the poverty level (State: 9.1%)
% of population, 16 years and older, who regularly commute outside Pierce
County for employment
Unemployment rate in City, August, 2014 (Pierce County: 6.1%)

Percent
63.5%
5.5%
28.5%
6.2%

Data Source: City of Puyallup (U.S. Census, 2008-2012)
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IV. Economic Sectors
Industrial
Traditionally, Puyallup housed agriculture-supporting industrial uses (e.g. cold storage, canneries), as well as
various local service companies. In recent decades, this activity has diversified, with the development of several
large distribution centers, manufacturing facilities and related industrial space. In 2015, Puyallup has 667.5 acres
of land which are zoned for one of the City’s “industrial” or “business park” zone districts. This industrially-zoned
land is focused in multiple areas, including the greater Valley Avenue/Levee Road vicinity of North Puyallup, the
East Main/Inter Avenue area and other pockets. While the aforementioned industrial parks in North Puyallup cater
primarily to larger corporate tenants, Inter Avenue contains smaller lots and tends to house smaller, locally-based
industrial/service-oriented users. One noteworthy site is the former semiconductor plant on 39th Avenue SE, which
contained almost 700,000 square feet of research park/chip manufacturing space in a 90-acre corporate campus
environment. Purchased by the Benaroya Corporation in 2007, this facility was renovated, re-named the “South
Hill Business & Technology Center”, and already has seen success attracting corporate business tenants.
Commercial
The City has multiple districts which contain general commercial uses, including the South Hill commercial core,
downtown, River Road, East Main and others. In 2015, Puyallup has 1071 acres of land zoned as one of the City’s
“commercial” zone districts. Downtown served as the City’s historic center of commerce, with small commercial
areas elsewhere on the Valley floor and a car dealership hub along the River Road corridor. Over the past three
decades, the City’s South Hill area experienced major retail construction, including the regional-serving South Hill
Mall, Costco and numerous other “big box” corporate retailers. During this time of growth on South Hill, the
downtown commercial district has transitioned into more of a specialty retail, small office and food
service/entertainment district. Given this combination of commercial uses, the City’s overall retail base is relatively
strong. Puyallup is ranked #10 among all cities in the state for sales tax revenue/capita, which heavily supports
municipal functions (see “City Finances” box). Office professional uses are also strongly represented around the
City, with major office nodes near Good Samaritan Hospital, in the East Main/Riverside Village vicinity and
elsewhere.
Background – City Finances
The total budget for the City of Puyallup is app. $110 million
in Fiscal Year 2015. A sizable portion of that budget involves
“enterprise funds” (e.g. various utilities which are selfsupported with user fees) and related special revenue funds.
Much of the City’s basic services, including police, parks and
other general operations, come from the “general fund”,
which totals app. $43 million in FY 2015. Having a strong
general fund enables the City to provide a higher-level of
services and facilities to the community. The City currently has
a municipal bond rating of AA/Stable (Standard & Poors,
4/25/15), which is a fairly strong rating for a city of this size.
As depicted below, sales tax collections make up the largest
share of Puyallup’s “general fund” (38% in 2014), which is
double the next largest general fund share (property tax
collections). Particularly over the past 25 years, Puyallup has
had a strong local sales tax base, given the presence of auto
dealers, a regional mall and other local retailers. Both property
and sales tax grew at lower levels during the 2008-12
downtown than in prior years, but have increased again in
2013-15.
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Health Care
Good Samaritan Community Healthcare System was first based in the City in 1952. In 2006, Good Samaritan merged
with Multicare, operators of several large medical facilities in the region, which led to a major expansion of their
local medical presence. In 2007, a Hospital Master Plan was approved, which led to app. $400 million of new capital
investment at the Puyallup facility. Major projects include the new state-of-the-art 500,000 square foot
hospital/patient care tower and app. 400,000 square feet of ancillary facilities, including medical office and support
uses. This joins several other nearby Good Samaritan facilities, including the original hospital space, the children’s
therapy unit and a cancer center, to comprise a regional medical campus. As the hospital has grown, so too has the
ancillary medical office area around the hospital, with numerous private offices and support functions. There are
also several convalescent facilities around the City of varying sizes, with ongoing development activity in that niche.
Visitor-Serving
Puyallup is the home of the Washington State Fair & Events Center. The primary Fair, held each year in September,
annually records well over one million visitors and is ranked as the sixth largest fair in the country. The fairgrounds
comprise 120 acres, valued at more than $40 million. The Fair Association employs 50 people year-round and 1,600
people during the fair. In addition, private concessionaires employ about 5,000 people during the 17-day run. The
fairgrounds, which include the expanded ShowPlex event space, are used year–round by community organizations
as well as for trade shows, expositions and other special events. Annual operating revenues top $18 million. In
2012-13, two new major hotels were constructed near the Fairgrounds and hospital, joining several other lodging
facilities in the City. This results in a total of app. 650 hotel/motel beds within the City, the largest such
concentration in Pierce County outside of Tacoma and a significant local economic presence.
Institutional
Puyallup has numerous facilities related to education. The Puyallup Research and Extension Center, located on the
west perimeter of the City, is the largest branch agricultural station of Washington State University (WSU). The
center was established in Puyallup in 1894 and currently employs approximately 100 people in the operation of
350 acres of farmland and facilities devoted to research in horticulture, animal and veterinary care, crops and
related sciences. Currently, the WSU Center is re-focusing its research more heavily into urban-themed emerging
technologies such as storm water management, green building techniques and related areas.
Pierce College is gradually building out the 2008-approved Master Plan for its Puyallup campus. Recent enrollment
has been approximately 3,400 full and part-time students. The Puyallup School District, with headquarters in
downtown Puyallup, operates the highly-regarded K-12 system within the City and surrounding area and is one of
the City’s largest employers. The School District has 13 sites within the current City limits. There are also multiple
private K-12 educational facilities in the City, including several schools for the locally-based Cascade Christian
School District.

C. STRENGTHS AND CHALLENGES
As with any geographic area, Puyallup’s economic development climate enjoys several strong points as well as
experiencing areas of challenge. Such factors will change over time, as market and local conditions transition.
The following is a brief list of some key current local strengths and challenges relative to economic issues:
Strengths


Puyallup has a fundamentally-sound local mix of land uses, with a historically strong tax base which has
allowed long-term City investment in infrastructure and amenities.



The City has two Regional Growth Centers (Downtown & South Hill), as designated by the Puget Sound
Regional Council, enhancing grant-funding opportunities.



Puyallup is one of the few cities in the state to benefit from a “LIFT” (Local Infrastructure Funding Tool)
grant, allowing a portion of state tax revenues to be directly used for local commerce-serving infrastructure
within a designated area which includes both Regional Growth Centers and the intervening Meridian
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corridor (including Fair & hospital vicinities). In addition, the City qualified for a separate Local Revitalization
Financing (LRF) grant in the River Road-North Meridian area, which has not yet been implemented.


Puyallup enjoys a strong quality of life, with desirable neighborhoods, excellent parks and historic character.
This, in conjunction with a well-regarded public school system, can attract residents and businesses.



Puyallup has competitive local tax levels, relative to similar-sized cities in the region, and has no general
business & occupancy (B & O) tax. East Pierce County real estate costs, including commercial property, are
generally less than those in nearby King County.



Puyallup has a relatively well-trained local work force. On average, Puyallup residents have higher
education levels than most localities in Pierce County.



Puyallup is home to the Washington State Fair, which draws a very large number of visitors to the City both
for major and smaller interim events. In addition, this area is part of the greater “gateway” to Mt. Rainier
National Park. Efforts are being made to harness these visitor-serving attributes to increase local jobs and
commerce, though much potential still remains on that front.

Challenges


Service industry employment (e.g. retail, food services) makes up the single-largest portion of those jobs
currently based in Puyallup. These are often not family wage-level positions and, ultimately, are dependent
upon employees of other primary industries for support.



With heavily-used transportation corridors constricting both commuters and trade, regional mobility is a
challenge for Puyallup and surrounding jurisdictions. Continued delays in the SR-167 project impact the
area’s commerce and connectivity.



After decades of being the retail commercial hub for East Pierce County, Puyallup has recently seen
increased competition in retail sales from larger retailers in unincorporated South Hill and other nearby
areas. This can depress City sales tax collections, which – as noted above – are a large contributor to City
revenues which fund basic municipal functions.



Currently, the majority of market interest in local industrial development seems to focus on distribution
center space. While a necessary component of the industrial market, distribution centers typically have
lower employment levels (per acre) and occupy greater land area than corresponding manufacturing
facilities, thus contributing relatively few total jobs to the local economy and diminishing limited available
industrial land.
Background – LIFT Grant

In 2008, the City was granted, after a competitive process, participation in the State’s “Local Infrastructure
Financing Tool” (LIFT) program. The LIFT program was a limited-duration State revenue-sharing program
whereby local cities could retain a share – up to $1 million/year for a 25-year period – of sales and property tax
proceeds generated within a designated area of their jurisdictions which would otherwise be allocated to the
State. This designated area, known as the Revenue Development Area (RDA, see map below), encompasses
both the City’s Downtown & South Hill Regional Growth Center’s and the intervening South Meridian corridor.
Annual receipt of these funds requires a finding that property & sales tax collections within the RDA are
increasing by a defined level each year and that the $1 million/year LIFT “grant” is expended only upon
qualifying public investments within the RDA that support continuing private jobs growth/investment. Since its
inception in 2010, the City has been successful each year in qualifying for the full $1 million grant amount, which
has already been applied to a number of infrastructure upgrade projects.
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Map 6-1: Lift Grant Revenue Development Area (RDA)
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D. GOALS AND POLICIES
ED-1 Strengthen City partnerships and resources to bolster local economic development opportunities
ED - 1.2 Coordinate with the Economic Development Board of Pierce County and the Pierce County Economic
Development Department on any retention visits to Puyallup companies, as well as on all joint business
recruitment projects.
ED - 1.3 Support and assist the Puyallup-Sumner Chamber of Commerce, the Puyallup Main Street Association
and other entities on efforts to support local commerce and business opportunities.
ED - 1.4 Coordinate with the Tacoma-Pierce County Visitor & Convention Bureau to enhance current visitorserving functions and to grow new opportunities.
ED - 1.5 Ensure that City administration includes a focused and adequate staff presence to actively support
economic development efforts.
ED - 1.6 Maintain a local market-demographic data base, highlighted on the City website, to assist businesses
with decisions on expanding and/or locating in Puyallup.
ED - 1.7 Provide services and support to Washington State Fair & Events Center on their visitor-serving function
as a major cultural and economic development hub in Puyallup. Encourage an updated Master Plan for
the Fairgrounds, to be prepared within the next 1-2 years, to facilitate appropriate long-term growth
and land usage.
ED - 1.8 Support local educational institutions, serving students of all ages and levels, including workforce
training efforts.
ED - 1.9 Support the WSU Research & Extension Center with its varied operations, particularly as it transitions
into more of an urban-serving institution including stormwater, food technology and related
disciplines.
ED - 1.10 Maintain a strong City presence in regional efforts on key issues affecting Puyallup’s economy,
including the SR-167 extension, Sound Transit, Joint Base Lewis-McChord economic impacts and other
projects.
ED-2 Ensure that the local land supply, infrastructure and development standards support business
opportunities
ED - 2.1 Maintain a competitive local tax rate to appeal to current and prospective business, including
maintaining no local general business & occupancy (B & O) tax.
ED - 2.2 Designate and zone lands sufficient to accommodate the projected urban growth including, as
appropriate, medical, governmental, institutional, commercial, service, retail, and other nonresidential
uses.
ED - 2.3 Perform annual City capital improvement planning to ensure that mid-to-long term infrastructure and
utility planning supports business opportunities.
ED - 2.4 Continue to maximize annual LIFT grant collections, with expenditures supporting and leveraging
business investment and growth. Develop a LIFT strategy to deliberately plan for future LIFT
expenditures.
ED - 2.5 Monitor the currently-inactive Local Financing Revenue Fund (LRF) to determine when implementation
is warranted.
ED-3 Promote and enhance Puyallup’s Quality of Life
ED - 3.1 Ensure that City zoning and plans allow a variety of housing opportunities and types to provide for a
range of residential choices to local residents/workforce.
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ED - 3.2 Support strong recreational, cultural and entertainment amenities for local residents and workers.
ED-4 Support the unique needs and qualities of different business districts in Puyallup
ED - 4.1 Consistent with that section of the Comprehensive Plan, maintain appropriate land use standards for
the Downtown Regional Growth Center that keeps it in good standing with PSRC sub-area criteria and
takes into account the business and community needs of that district.
ED - 4.2 Consistent with that section of the Comprehensive Plan, maintain appropriate land use standards for
the South Hill Regional Growth Center that keeps it in good standing with PSRC sub-area criteria and
takes into account the business and community needs of that district.
ED - 4.3 Recognize the River Road corridor as a major economic contributor to the City and ensure that proper
land use standards are maintained to support its business (particularly auto sales) and community
needs.
ED - 4.4 Support other local business districts of the City (e.g. East Main, neighborhood nodes) through periodic
planning review so as to be responsive to their unique situations.
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Table 6-6: Implementation Schedule
Economic Development Element – Implementation Schedule
Implementing Action
Maintain close ties with Economic Development Board of
Pierce County and Pierce County Economic Dev. on
business retention/recruitment

Time Frame1
Ongoing

Potential Participants
City staff, Tacoma-Pierce
County EDB, County Econ.
Dev.

Work with Puyallup-Sumner Chamber of Commerce and
Puyallup Main Street Association on business efforts

Ongoing

City staff, Chamber, Main
Street Assn.

Increase coordination with the Tacoma-Pierce County
Visitor & Convention Bureau to enhance visitor-serving
functions

Near-term

City staff, Tacoma-Pierce
County VCB

Ensure that City administration includes a focused and
adequate staff presence on economic development

Ongoing

City

Maintain a local market-demographic data base,
highlighted on the City website, to assist businesses

Near-term

City

Provide services and support to Washington State Fair &
Events Center on their visitor-serving function; update
Fair Master Plan

Near-term

City staff, WA State Fair

Support all local educational institutions

Ongoing

Support the varied operations of the WSU Research &
Extension Center

Near-term

Maintain a strong City presence in regional efforts on key
issues affecting Puyallup’s economy

Ongoing

City, Chamber, regional
agencies

Maintain a competitive local tax rate, including no
general B & O tax

Ongoing

City

Near-term
(2015 Comp.
Plan update)

City

Ongoing

City

Near-term

City

Designate and zone lands sufficient to accommodate
projected urban & business growth
Perform annual City capital improvement planning to
support business opportunities
Continue to maximize annual LIFT grant collections, with
expenditures supporting business investment; develop
LIFT Strategy Plan
Monitor the currently-inactive Local Financing Revenue
Fund (LRF)
Ensure that City zoning and plans allow a variety of local
housing opportunities
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Near to MidTerm
Near-term
(2015 Comp.
Plan update)

City staff, Puyallup School
Dist., Pierce College,
related stakeholders
City, WSU Research & Ext.
Center

City
City, Master Builders Assn.,
local housing providers
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Support strong recreational, cultural and entertainment
amenities for local residents and workers
Maintain appropriate land use standards for the
Downtown Regional Growth Center
Maintain appropriate land use standards for the South
Hill Regional Growth Center
Recognize the River Road corridor as a major economic
contributor to the City
Support other local business districts of the City

Ongoing

City

Near-term
(2015 Comp.
Plan update)
Near-term
(2015 Comp.
Plan update)
Near-term
(2015 Comp.
Plan update)
Near to MidTerm

City, downtown
stakeholders, PMSA,
Chamber
City, South Hill
stakeholders, Chamber
City, River Rd.
stakeholders, WSDOT,
Chamber
City, Chamber, local
stakeholders

1

Time frames are defined as follows:
Near Term – years 2015-2020,
Mid Term – years 2021-2025, and
Ongoing
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