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Project Introduction
PROJECT BACKGROUND
Currently, the City of Puyallup’s Police Department and Jail operate out of one single building located
at 311 West Pioneer Avenue. The Municipal Court currently occupies leased space in a commercial oﬃce
building located at 929 East Main. The Police Department currently has 67 Commissioned Oﬃcers, 13
Corrections Oﬃcers, 10 non-commissioned staﬀ, and the Municipal Court has one judge and 12 staﬀ.
The existing Public Safety Building was originally constructed in 1968 to jointly house the City of
Puyallup’s Police and Fire Department. In 1992, the facility underwent expansion and interior renovation
of the Police section of the building. Today, the facility primarily serves the City of Puyallup’s Police
Department and 52 bed Jail, with Fire Department services planning to vacate the building at a future
undetermined date.
The City identiﬁed a need to address the current state of the existing facility and its capacity to support
both Police and Jail operations. The existing building does not meet current seismic design requirements
associated with Category IV facilities and is severely undersized to support operations, services and
staﬃng of a police department that has grown considerably since the building was built in 1968, and to
support the growing community of Puyallup. In conjunction with the identiﬁed need of Police and Jail,
the City additionally identiﬁed a need to address the current leased Municipal Court space, which is both
undersized and not functionally laid out to support the safety and security of court services.
In response to this need, the City of Puyallup contracted Mackenzie in 2017 to facilitate and prepare a
needs assessment study to: identify current and projected space needs, develop a conceptual design for
the City owned South Hill site at 39th Ave SE, and provide cost projections for a needs based design to
inform the City in next steps toward funding mechanisms and project realization. Parallel to this process,
the City additionally contracted Matrix to evaluate the City’s current level of service associated to Police
and Corrections, and provide a written report and recommendations on staﬃng needs today and into
the future. At the conclusion of this process, City Council, on July 9, 2019, requested additional study be
undertaken to utilize the data and eﬀorts to date to evaluate additional sites for the new public safety
facility. This expanded exploration served to evaluate the existing 311 W Pioneer site and neighboring
City Hall site at 333 S Meridian, while additionally evaluating a downtown substation concept. Scope of
work to accomplish this evaluation are outlined within this report.
The information contained within this report provides a detailed overview of Mackenzie’s work with the
City of Puyallup. All steps involved in this process have been documented and organized based on the
associated tasks, and are contained within the pages of this report for the City's consideration.
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Executive Summary
Public facility design, speciﬁcally police stations, municipal courts and correction facilities, are unique in
that the building and all its functions are tools integral to the eﬀective and eﬃcient enhancement of agency
operations, safety and security. Law Enforcement design focuses on functionality, and its critical role in
meeting the stringent requirements associated with protection and security of the building, its staﬀ, and the
community served. Complying with industry best practices, jurisdictional, state, and federal criteria for safety,
security, and operational procedures drive these requirements and invariably impact design considerations.
These criteria ensure this facility is not only able to improve operational eﬃciency on a day-to-day basis but
is capable of evolving over the life of the building, resisting and responding to emergency events, providing
critical services for the citizens of Puyallup, enhancing the built environment of the surrounding area with a
strong civic presence, and encouraging investment in the community.
The following report encompasses the primary tasks requested by the City of Puyallup and City Council
on July 9, 2019, to determine the feasibility of a replacement facility in meeting the criteria stated above
including:
n

Task 1a-i: Design Feasibility Summary of Existing Public Safety Facility & Lot next to City Hall

n

Task 1a-ii: Existing Facility Assessment of 311 West Pioneer Avenue
(Architectural, Structural, Civil and Mechanical, Electrical & Plumbing)

n

Task 1b:

Minor Renovation | Expansion on 311 West Pioneer Avenue Site

n

Task 1c:

New Construction on 311 West Pioneer Avenue Site

n

Task 2:

New Construction on lot adjacent to City Hall (333 S Meridian)

n

Task 3:

Downtown Substation (ﬁrst ﬂoor of City Hall)

Process and Methodology
Using a multidisciplinary approach, extensive public project experience, and lessons learned on previous
law enforcement and public safety projects, the team provided architectural, structural, space planning,
site planning and land use planning services to meet the project objectives and deliverables.
Mackenzie worked with key staﬀ within the City, Police Department, Jail and Municipal Court throughout
the design process to guide discussions between the Design Team and the City. The process encompassed
the following tasks, each of which have been documented within this report.

Task 1a-i: Design Feasibility Report
Design feasibility examination and ﬁndings were composed to guide and inform next level design decisions
as they pertain to tasks 1b, 1c, and 2. Refer to Appendix A and B for Design Feasibility Report.

Task 1a-ii: Existing Facility Assessment (311 West Pioneer Avenue)
Mackenzie, along with our consultant team, toured the existing facility at 311 West Pioneer Avenue to examine
and document current space deﬁciencies, operations, building systems, and the structural integrity of the
existing facility as it pertains to seismic design requirements for an essential facility. This evaluation builds
upon the Needs Assessment and operational observations made during the Needs Assessment analysis. The
preliminary focus of this task concentrated on examination and documentation of existing infrastructure
(structural, mechanical, electrical, plumbing), building access and circulation, secure and public parking,
ADA compliance, and life safety compliance.
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Primary concerns noted through evaluation of the existing facility includes:
n

Based on the age and condition of the current Public Safety Building, it does not meet current
seismic criteria requirements of Category IV essential facilities. This building will most likely not
be operational following a seismic event in its current state.

n

The existing roof appears to be at the end of its life span and requires replacement in the near
future. The substructure should be evaluated, and any soft areas replaced where deterioration is
occurring.

n

The existing facility does not meet current envelope | energy requirements. Any major addition
or expansion would require envelop upgrades to meet current energy code.

n

Several areas are deﬁcient in meeting current ADA requirements.

n

The facility is located within the Lahar Zone per the Department of Natural Resources geologic
hazard map. The City of Puyallup Emergency Management Director must approve placement in
this zone per the Puyallup Municipal Code.

n

The ability to expand the existing facility is limited due to availability of land. Due to site constraints,
there is an overall lack of adequate on-site parking and lack of secured parking for the Police
Department.

n

There is a shortage of available space to eﬀectively and eﬃciently operate within the conﬁnes of
the existing facility.

n

Geotechnical reports of projects adjacent to the site indicate requirement for a special foundation
systems (i.e. piles, aggragate piers).

n

Structural assessment reﬂects the existing foundation system and structural framing will not
support vertical expansion of the existing facility.

n

Substantially enlarging the facility would require replacing and enlarging the electrical service with
a larger board. The existing 100kw generator would be too small for the larger facility.

n

The majority of the electrical distribution is at or near the end of its expected lifespan of 30 years.

n

The existing lighting throughout the facility is aging and does not meet current energy codes. Current
energy codes will require the use of LED lighting throughout the facility, as well as replacement of
the lighting control system.

n

The existing ﬁre alarm system is a conventional zoned system. An upgraded facility would require an
upgrade to an addressable system, which would require a new control panel and devices throughout
the facility.

n

A security intrusion detection system is not currently installed in the building and is recommended
for consideration in a renovated facility.

n

A renovated or expanded building would require a new intercom system as the existing system is
not likely expandable.

n

A substantial expansion of the jail would require a replacement of the jail security control system.

n

The combustion air louver is too small and may not be of adequately sized for combustion air.

n

Existing apparatus bay does not appear to have ventilation aside from direct capture exhaust system.

n

The mechanical return air system was extremely dirty. There are security grade grills and diﬀusers
in the jail cells, but not throughout the jail facility.

n

If additions/expansions are made to the facility, the HVAC system will need to be replaced in its
entirety.
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Evaluation of Deﬁciencies
The evaluation of existing conditions of the current Public Safety Facility assessed and documented the
site and building to identify non-code compliant items, materials, and systems at or near the end of their
useful life, and space deﬁciencies that interfere with operational requirements of the Police Department.
The current building has been found to be unsuitable to meet the needs of the Police Department in its
capacity to serve the citizens of Puyallup. Of primary concern is the inability of the existing structure
to meet Immediate Occupancy classiﬁcation required for Essential Facilities; the degradation of interior
and exterior building materials; as well as safety concerns for both staﬀ and the general public resulting
from the inadequate function of the facility that houses the Police Department. Beyond these aspects,
the building suﬀers from a lack of public presence, has inappropriate public and secure access, contains
spaces that are grossly undersized and over-utilized to meet the Departments current needs, and is noncompliant with current ADA (Americans with Disabilities Act) and Washington Energy Code standards.

OPERATIONAL DEFICIENCIES
The main public entrance does not provide an emergency lock-down vestibule, and the lobby space is
inadequate to accommodate multiple visitors at one time. The lobby is served by only one restroom. This
area includes a secure service counter for Police which does not provide adequate privacy for multiple
visitors, creating potential security issues. There is no dedicated meeting space outside of the secure
department spaces.
The size and layout of the public lobby poses multiple security concerns for the visiting public, as it
forces victims to occupy the same area as possible detainees. The seating area traps visitors in the lobby
with no means of escape if an altercation ensues at the reception window. The Police Department itself
lacks a clear hierarchy of security.
A lack of space is evident throughout, with numerous areas having been re-purposed to accommodate
the growth of the department including, notably, turning a hallway into storage space. The locker rooms
suﬀer from a lack of ventilation and storage space, creating clutter around the lockers and circulation
space. A separate building has been allocated to house the Traﬃc Division and their associated support
facilities, creating unnecessary duplication of spaces, where space is already at a premium, and
discouraging interaction with other divisions.

ADA DEFICIENCIES
There are a number of areas that do not meet current building code requirements for ADA accessibility
namely in the apparatus bay and doorways. New construction is required to be in full compliance of
ADA requirements, facilities which undergo additions or remodels must spend up to 25% of the total new
construction cost to bring the project into compliance with current ADA accessibility requirements or
closer to compliance by removing architectural barriers. Some of the areas that were observed as noncompliant were sink and counter heights, faucet controls, and ADA turning clearances.

BUILDING SYSTEMS ASSESSMENT - MECHANICAL
A mechanical room is located on the East side of the facility and contains the building’s main water
heaters and ﬁre station air compressor in one room. A ﬁre sprinkler riser and the cold-water header is
in a separate room. The gas meter is located just outside of the ﬁre sprinkler room on the south side of
the building.
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The water heaters are gas-ﬁred, naturally aspirated (about 80% eﬃcient) and have been recently
replaced (within the last 5 years). The combustion air louvers are small and may not be of adequate size
for combustion air. The louvers are also very dirty and should be cleaned for the best combustion air
circulation. The hot water piping system appears to be all copper except for the water heater connections
which are galvanized steel. Dielectric unions appear to be used as a proper transition from copper to be
galvanized steel.
The air compressor appears to be adequately sized. The piping system is copper. The compressor cycled
many times during the site visit with no apparent use. This may indicate leaks in the system that should
be repaired.
The ﬁre riser room has the double check valve for the ﬁre sprinkler riser. The piping is steel and appears
to be adequately sized for this facility. The domestic cold-water heater is also in the room as well as
the double check valve assembly. It appears that the piping system for the cold water is mainly copper.
However, the main entry pipe is galvanized steel. The entry pipe should be investigated for closure by
rust which will reduce the ability to use toilet ﬂush valves in the future. Also, it should be veriﬁed that
there are not remaining galvanized pipe within the building which could cause leaks in the near future.
The whole facility has institutional grade ﬁxtures that are in good shape. The water closets and urinals
have ﬂush valves. The jail has proper stainless-steel penal plumbing ﬁxtures. All of the jail plumbing
piping are located within secure plumbing chases.
The ﬁre station apparatus bays are heated with gas-ﬁred unit heaters. There did not appear to be any
ventilation to the bays. The bays have a tailpipe exhaust system with modern breakaway truck connections
to minimize diesel exhaust in the bays themselves.
The heating, ventilation, and air conditioning system (HVAC) is provided by rooftop packaged, gasﬁred, DX cooling units. The units were recently replaced (within the last 5 years). There were a few
complaints of zoning issues on the ﬁre station side of the building. Zoning on the police and jail side
of the building was not discussed. However, rooftop packaged units usually have zoning issues. The
ductwork is insulated steel. The return system that was viewed was extremely dirty. There are security
grade grilles and diﬀusers in the jail cells themselves, but not in the rest of the jail facility. The rest of the
facility has a mix of linear slots, perf diﬀusers, and regular diﬀusers. The perf diﬀusers are more suited
for cooling than heating.
Analysis
Hot Water System
The hot water system is adequately sized for the facility and has the capacity for increased building area
as long as the added load consists of lavatories and work/break sinks. Any large added capacity should
be done with a new pipe run to avoid the hot water system from getting too high of velocities in the pipe
system which will cause leaks.
Domestic Cold-Water System
The cold-water entry pipe is galvanized and is of adequate size if new. Galvanized pipe has a tendency of
closing with rust which causes pressure drops with higher use. Also, the pressure is around 60 PSI which
is adequate for a 2-story facility but will not be enough pressure for 3 or more added ﬂoors. If ﬂoors
are added to the building, a new and larger entry pipe should be installed, and a booster pump will be
required.
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HVAC System
The existing HVAC system is adequately sized for the current facility. Added building area will receive additional
rooftop units. However, if ﬂoors are added to the building, the HVAC system will have to be redone entirely
unless the upper ﬂoors match the duct chases exactly. Anything more than 2 stories will also need rated
shafts for the ductwork making adding ﬂoors diﬃcult. If the facility is increased in size, the full replacement
of the HVAC system should be budgeted even though the units themselves are just 5 years old.
Conclusions
Minor Renovation / Upgrades
Hot Water System: The hot water system is in good position for minor renovation and minor expansion.
The water heaters are relatively new and should last 15 to 20 more years. A separate pipe run may be
needed if too many plumbing ﬁxtures are added to the existing piping system to keep velocities in the
pipe down. The piping system is copper and should last another 30 years unless pipe velocities get too
high.
Domestic Cold-Water System: The domestic cold water system is adequately sized for minor renovations
and minor additions. The piping system is copper and should last another 30 years unless pipe velocities
get too high. A new main service will need to be installed if the galvanized pipe is rusting and is closing
up (symptoms would be ﬂush valve toilets have trouble ﬂushing 2 in row). A new and larger main should
be installed if there will be a ﬂoor added to the existing facility. A booster pump will also be required if
a ﬂoor is added.
HVAC System: The rooftop units were recently replaced and should last another 15 years. The system is
in good position for minor renovations and additions. Zoning is questionable, so occupants should be
surveyed for comfort. Adding zones will be diﬃcult. If the facility is to be reused, the ductwork should
be cleaned. If ﬂoors are planning to be added to a facility expansion, a new HVAC system will most likely
be required.
Build New Facility at 311 W Pioneer
A new facility will require a new and larger cold-water pipe main. A more than 2 story building will require
a booster pump to get proper pressures on the higher ﬂoors. The natural gas main and ﬁre sprinkler main
will probably need to be relocated depending on the new conﬁguration of the building.
Domestic Cold-Water System: The domestic cold water system is adequately sized for minor renovations
and minor additions. The piping system is copper and should last another 30 years unless pipe velocities
get too high. A new main service will need to be installed if the galvanized pipe is rusting and is closing
up (symptoms would be ﬂush valve toilets have trouble ﬂushing 2 in row). A new and larger main should
be installed if there will be a ﬂoor added to the existing facility. A booster pump will also be required if
a ﬂoor is added.
HVAC System: The rooftop units were recently replaced and should last another 15 years. The system is
in good position for minor renovations and additions. Zoning is questionable, so occupants should be
surveyed for comfort. Adding zones will be diﬃcult. If the facility is to be reused, the ductwork should
be cleaned. If ﬂoors are planning to be added to a facility expansion, a new HVAC system will most likely
be required.
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Building Systems Assessment - Electrical
An electrical room is located on the East side of the facility and contains the building’s main board,
generator and several panels. The service is provided by a transformer that is located inside an
underground vault within the landscape buﬀer between the building and public sidewalk. The existing
service is routed underground to the board.
Service information is as follows: 120/208 volt, 3-phase, 4-wire with a 1600 amp rated board that contains
a 1400 amp main breaker. A volt and ammeter are present but don’t appear to be functional. The board
also has a 400 amp distribution section that is set aside for the emergency power system. A transfer
switch is built into the board and switches the emergency power system between utility and backup
power (100 kW generator).
Panelboards are located throughout the ﬁre station, police station and jail sections of the building. They
are generally placed in corridors near the loads they serve.
Interior lighting consists of a mix of T8 ﬂuorescent strip lights, T8 troﬀers, compact ﬂuorescent downlight
and LED ﬁxtures on the building exterior. Many of the compact ﬂuorescent downlights appear to have
been retroﬁtted with LED modules. Interior ﬁxture controls appear to be manual.
The existing ﬁre alarm panel is a Silent Knight SK-5208 zonal control panel. Smoke detectors and
notiﬁcation devices are located throughout the building.
The telecommunications system resides in an MDF room on the second ﬂoor of the police station area.
It was reported that the phones had been recently upgraded (likely to IP).
The existing Access Control System is LENEL.
CCTV cameras are located throughout the building. The servers are reported to be located at City Hall.
The local Lahar warning system is located in the facility with components in both the ﬁre and police
portions of the building.
Analysis - Power
The existing utility service is appropriately sized for a building of this square footage. Substantially
enlarging the facility would require the service to be replaced with a larger board. The existing generator
is aging, and some ﬂuid leakage is present. A 100kW generator is likely too small for the needs of a larger
facility. Generally, the majority of the electrical distribution system is at or near its expected lifespan of
30 years. Any major renovations or additions would trigger a replacement of the various panels to ensure
they can continue to be maintained through the life of the building.
Lighting
The existing lighting throughout the facility is aging and does not meet current energy codes. Fixtures
are generally ﬂuorescent which require additional maintenance, replacement, and more energy than
similar LED ﬁxtures. Current energy codes will require the use of LED lighting throughout the building
as well as replacement of the lighting controls to ensure automatic shut-oﬀ and daylight harvesting as
appropriate.
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Systems - Fire Alarm
The ﬁre alarm system is a conventional zoned system. A renovation would likely require an upgrade to an
addressable system. This would mean a new control panel and devices throughout the facility.
Telecommunications
The telecommunications system appears to be functional. It was reported that the phones had been recently
upgraded (likely to IP).
Security
Intrusion detection is not currently provided since the facility is continuously occupied.
Additional Closed-Circuit television (CCTV) cameras would be required for any additions.
The Electronic Access Control (i.e. card readers) system appears to be approximately 5 years old and
appears to be functional.
Public Address
A PA system is present in the building and is tied to the radio system. The overhead paging capabilities
aren’t currently used- likely due to a phone system update or loss of knowledge on how to utilize the
overhead paging capabilities. A renovation or addition would entail a new system since the existing one
is not likely expandable.
Jail Security / Lockdown
The jail security system appears to be functional, but it is aging. A substantial increase in size would likely
trigger a replacement of the entire control system.
Conclusions
Minor Renovation | Upgrades
Power Distribution System: May require full replacement if building footprint increases. Recommend
replacement if facility is intended to last longer than 10-15 more years. Circuit breakers will begin to fail
sporadically or not operate properly.
Lighting: Code may require a complete upgrade if the renovation or addition is substantial enough.
Recommend a complete upgrade of the lighting and controls for energy and maintenance savings if the
facility is intended to last longer than 10-15 more years.
Systems: The ﬁre alarm system will require replacement with most renovations or upgrades. The system
components appear to be past their expected lifespan. The CCTV and Access Control components can
be salvaged if necessary. The PA system should be replaced if the existing ceilings are reconﬁgured.
Portions of the telecommunications system can be salvaged and reused as required (i.e. phones, switches,
etc.). Cabling replacement will depend on the extent of the renovation or addition.
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Build New Facility at 311 W Pioneer
A new facility will require a new electrical service to the property. Utility infrastructure is available on both
the north and south sides of the building and appears to be readily accessible. The existing transformer
would not be able to accommodate a larger facility. Existing CCTV and Access Control components
could potentially be salvaged from the existing building.

Build New Facility at 333 S Meridian – East Lot
A new facility will require a new electrical service to the property. Utility infrastructure is available on the
East side of 2nd Ave.
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Public Safety Facility
311 West Pioneer - Renovation | Expansion
n

Jail: 14,234 SF (70% of program requirements))

n

Police: 24,207 SF (57% of program
requirements)

n

GCCM Delivery Method

n

Corrections Staﬀ reallocation

n

Police operational impact costs

n

Jail Contract Cost: $2.2 M per Year

n

Total Project Cost: $41,499,634

311 West Pioneer - New Construction
n

Jail: 20,170 SF (Full program requirements)

n

Police: 41,790 SF (Full program requirements)

n

Design | Bid | Build delivery bethod

n

Corrections Staﬀ reallocation

n

Police operational impact costs

n

Jail contract cost: $2.2 M per year

n

Total project cost: $91,661,581

333 South Meridian - New Construction
n

Jail: 18,575 SF

n

Police: 34,047 SF

n

Municipal Court: 18,575 SQ FT

n

GCCM delivery method

n

City Hall parking impacts

n

Deductive alternate costs:

n

n

Court ﬂoor approx.: $11,182,049

n

Parking deck approx.: $5,426,735

Total project cost: $128,272,145

Puyallup Public Safety Facility
December 19, 2019

Figure 1
311 West Pioneer Expansion Massing Diagram

Figure 2
311 West Pioneer New Construction Massing Diagram

Figure 3
333 South Meridian Massing Diagram
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South Hill
n

Jail: 20,170 SQ FT

n

Police: 41,790 SQ FT

n

Municipal Court: 19,465 SQ FT

n

Parking:
n

Public: 100 Stalls

n

Secure | Staﬀ: 25 Stalls

n

Below grade: 65 Stalls

n

Design | Bid | Build delivery method

n

Total project cost: $94,193,151

Downtown Substation
n

Approximately: 1,200 SF

n

Includes report writing, secure conference
space, oﬃcer restroom, sergeant oﬃce, storage
and oﬃce gear storage

n

Design | Bid | Build delivery method

n

Lost revenue from retail lease

n

Total project cost: $467,536

OPTION A (PREFERRED)
SCALE: 1” = 16’
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Existing Facility Assessment
The Puyallup Police Department services a
population of 40,640 within a City of 14.25 square
miles. The Department accounts for 1 Police
stations and over 89 commissioned and noncommissioned staﬀ with 54,745 responses for
2018.
The existing Public Safety Facility is a twostory building, which occupies approximately
33,000 square feet at 311 West Pioneer Avenue
in Puyallup, Washington. It was built in 1968 as
the departments main station along with Central
Pierce Fire & Rescue (Previously City of Puyallup

Fire) and staﬀs twenty-four-hour employees and
administration staﬀ.
Mackenzie performed an architectural, structural,
and high-level building systems observation of the
existing building, including review of its current
use, operational deﬁciencies, and structural
condition. Mackenzie’s primary observations
have been summarized with photo identiﬁcation
noted on the following ﬂoor and site plans and
subsequent pages of this section.

PUYALLUP, WASHINGTON
§

Established : 1877

§

Population: 40,640 (2016)

§

City of Puyallup Area: 14.25 sq. miles

§

County: Pierce

EXISTING POLICE
STATION
EXISTING MUNICIPAL
COURT

CITY HALL SITE

SOUTH HILL SITE

N

NOT TO SCALE
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Existing Facility Site

EXISTING TRAFFIC
BUILDING

EXISTING PUBLIC
SAFETY FACILITY

Police Patrol and
Staﬀ Parking
(15)

EXISTING PUBLIC
PARKING
N

EXISTING POLICE STATION
LOCATION
n

311 W Pioneer Avenue

n

Puyallup, WA 98371

YEAR BUILT/REMODELED
n

1968

SITE SIZE
n

32,400 square feet (0.74 acres)

BUILDING SIZE
n

34,011 square feet (23,050 square foot Police
Station and 10,961 square feet Fire Station)

PARKING ON-SITE
n

NTS

15 Secure Police | staﬀ spaces

FLOORS
n

2 levels

ZONING
n

Commercial

FIRE SPRINKLERS
n

Yes

CONSTRUCTION TYPE
n

V-B
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Existing Facility
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Existing Facility Floor Plans
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(311 West Pioneer)

01-08

Renovation | Expansion
SUMMARY
Initial exploration of the existing site surrounded
consideration of renovation and expansion of
the existing building itself. Information provided
through assessments completed under Task
1a-I – Development Feasibility Summary and
Task 1a-ii – Building Examination were utilized to
inform and guide considerations for expansion
of existing building.
Adjacent Residential zoning to the west and north
of the site impose a 20-foot building setback,
which begins to limit horizontal expansion of the
building in those directions. The existing building
footprint is also constrained by limited at grade
space to support additional secure parking
spaces much beyond what is currently existing.
As preliminarily assessed, the existing structural
foundation system, exterior walls and roof
framing do not have capacity to support vertical
expansion of building. Vertical expansion will
require increased footing capacity and new
construction to vertically expand elements of
the building onsite.

Based on the location of inground infrastructure for the
existing jail and the programmatic demands necessary
to support and organize a modern facility, demolition of
the jail wing and new construction of an addition would
be the most eﬃcient means to maximize available square
footage and allow for the necessary vertical height to
support two-tier detention pods.
In order to preserve at grade secure parking, additional
horizontal expansion could only come in the means of
second ﬂoor expansion to the north. This expansion
would expand to the limits of the residential setback,
however, should a variance been allowed to build out to
the property line additional square footages could be
accomplished to support additional police program.
Based on the complexity of renovation and expansion of
a 24/7 operating facility, this option would be advised
as a GCCM construction delivery method to allow early
engagement from a general contractor.
Figure 1
Existing Public Safety Facility Expansion Level 1

Based on the extent of renovation and/or
addition to maximize available program, the
existing facility will require structural, envelope
and accessibility upgrades throughout the
existing building to meet current code.

DEMO

NEW
CONSTR
(JAIL)

DESIGN APPROACH
Based on the above parameters, design
considerations focused on maximizing above
grade building square footages with limited
operational impacts.
With the Fire Department relocating, an
opportunity to both expand horizontally outside
the apparatus bays to the south and inﬁll a
second ﬂoor within the apparatus bay itself
exists. Creation of this space and relocation of
the Fire Department creates available space
and an opportunity to phase or shift police
operations within the facility itself and allow
interior renovations of police while limiting
operational impacts on staﬀ.

December 19, 2019

NEW
CONSTR
(POLICE)

EXISTING PUBLIC SAFETY FACILITY LEVEL 1
SCALE: 1” = 100’

Figure 2
Existing Public Safety Facility Expansion Level 2
NEW CONSTR EXPANSION
(POLICE)
NEW CONSTR
(JAIL)

2ND
FLOOR
INFILL

EXISTING PUBLIC SAFETY FACILITY LEVEL 2
SCALE: 1” = 100’
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(311 West Pioneer)

Figure 3
Existing Public Safety Facility Expansion Level 1

ADVANTAGES
n

Lowest up-front cost.

n

Maintains Justice Facility presence downtown.

DISADVANTAGES
n

Full program square footages not met.

n

Phased construction, higher costs per square foot.

PARKING LEVEL BLOCK FLOOR PLAN

n

Jail Services will be displaced during construction.

SCALE: 1” = 100’

n

Only oﬀ-site public parking available.

n

Supports growth for only 10-15 years.

n

Only supports 68% of jail needs

n

Only supports 43% of police needs

n

Supports 0% of court needs

n

Aﬀects existing operations.

n

Secure parking only for 23 Stalls.

n

Is this the highest and best use of the property?

n

PROJECT COST:

Figure 4
Existing Public Safety Facility Expansion Level 2

n

Construction Hard Costs: $28,620,437

n

Soft Costs: $12,879,197

n

Total Costs: $41,499,634

PARKING LEVEL BLOCK FLOOR PLAN
SCALE: 1” = 100’

Figure 5
Existing Public Safety Facility Expansion NE View

Figure 7
Existing Public Safety Facility Square Footages
Renovation | Expansion
(311 West Pioneer)
Jail (First Floor)
Jail (Second Floor)
Police (First Floor)
Police (Second Floor)
Building Total:
Parking (Secure)
Parking (Public)

Figure 6
Existing Public Safety Facility Expansion SW View

9,851
4,383
8,313
15,894
38,441
19 Stalls
23
On-Street Only
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(311 West Pioneer)

Preliminary Site Feasibility Studies
2170269.00

01-12

New Construction
SUMMARY
Based on the age, longevity and extreme limits
of the existing facility to support the planned
program needs of the Police and Jail, new
construction on the existing site was explored.
Information provided through assessments
completed under Task 1a-I – Development
Feasibility Summary and Task 1a-ii – Building
Examination were utilized to inform and
guide considerations for development of new
construction on the existing site.
Adjacent Residential zoning to the west and
north of the site impose a 20-foot building
setback, which begins to limit new construction
or maximization of the site. Below grade
construction can occur to the extents of the
property line. Building height limits associated
with this zone limit building heights to 50 feet.
In order to maximize the ability to meet secure
parking needs, no onsite public parking cannot
be accommodated onsite.

Due to the height restriction and inability to
support public parking demands, this site does
not support the inclusion of court.
Based on the constraints of the site and to limit
the need or cost of a construction crane, Meeker
Street would be closed during construction to
allow staging and access from an at grade crane.
As ground up new construction, this option would
lend itself to a design | bid | build delivery method
for construction.
Figure 1
Section
44’ - 0”

POLICE
POLICE
JAIL
SECURE PARKING

30’ - 0”
16’ - 0”
4TH ST SW
-12’ - 0”

3RD ST SW

SECTION
NOT TO SCALE

Evaluation of geotechnical information for
neighboring properties indicate a relatively
shallow ground water table and the need
for special foundations systems (i.e. piers,
aggregate piers, etc.) necessary to support the
loading criteria of the building. Below grade
parking will require shoring and water prooﬁng.

Figure 2
Massing Diagram

Based on the constraints of the site, Meeker
Street would be closed during construction to
allow staging and construction activities.
DESIGN APPROACH
Based on the above parameters, the design
approach sought to maximize the horizontal
build-out of the site and vertical below and
above grade construction within the limits of
the height restriction.
To support secure parking requirements for
police, a single level below grade garage will
be required under the building. To meet the
demands of the program for police and jail, no
onsite public parking can be accommodated.
Within the conﬁnes of the residential setback
and vertical height limit, the site can support
three above grade levels for police and jail.

Puyallup Public Safety Facility
December 19, 2019

Figure 3
Square Footage Summary
New Construction
(311 West Pioneer)
First Floor (Jail)
Second Floor (Jail)
Second Floor (Police)
Third Floor (Police)
Building Sub-Total:
Garage (Below Grade Parking)
Garage Sub-Total:
Total:
Parking (Secure)
Parking (Public)

20,000
5,885
14,115
20,000
60,000
31,603
31,603
91,603
75-80 Stalls
On-Street Only

01-13

(311 West Pioneer)
Figure 4

Figure 5
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SCALE: 1” = 100’

SCALE: 1” = 100’

Figure 6

Figure 7
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ADVANTAGES
n

Maintains justice facility presence downtown.

n

Full program requirements met for secure parking.

n

n

DISADVANTAGES
n

All current Jail services will be displaced
during construction.

Full program requirements met for police and jail
programmatic square footages.

n

All current police services will be displaced
during construction.

PROJECT COST:

n

Only oﬀ-site public Parking Available

n

Municipal Court Cannot be Accommodated

n

Construction hard costs: $63,214,884

n

Soft costs: $28,446,697

n

Total costs: $91,661,581

Preliminary Site Feasibility Studies
2170269.00
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(333 South Meridian)
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02-01

SUMMARY
Based on city ownership of the adjacent
parcels next to City Hall, examination of
this site was explored as an opportunity
to co-locate city services adjacent to
one another.
The site zoning allows for full lot
development and maximization of the
site. An allowable height up to 65 feet,
allows for four to ﬁve ﬂoors and the
ability to accommodate Court within the
overall planning. Tying into the existing
partial below grade parking allows for
expanded parking across the site and
oﬀers capacity to support existing City
Hall staﬀ, public parking for both the
existing City Hall and addition of Court,
and secure parking demands of the
Police/Jail program.

Figure 1
Section

65’ - 0”

COURT
32’ - 6”
23’ - 6”
14’ - 6”
5’ - 0”

48’ - 6”

POLICE

35’ - 0”

JAIL

POLICE
PUBLIC / STAFF PARKING

-4’ - 6”

JAIL
SECURE
PARKING

SECTION

POLICE

21’ - 6”
8’ - 0”
4TH ST 0’- 0”
-9’ - 0”

NOT TO SCALE

Figure 2
Massing Diagram

Evaluation of geotechnical information
for the existing City Hall indicate a very
shallow ground water table and the need
for special foundations systems (i.e.
piers, aggregate piers, etc.) necessary
to support the loading criteria of the
building.
Based on constraints of the site,
construction of this facility will require
the use of an onsite tower crane.

Preliminary Site Feasibility Studies
2170269.00

02-02

(333 South Meridian)
Figure 3
Lot Adjacent to City Hall Square Footages

DESIGN APPROACH
Based on the above parameters, the design approach
sought to maximize the horizontal build-out of the
site and vertical below and above grade construction
within the limits of the height restriction. This option
additionally sought to seek opportunities to connect
the shared public parking, public safety building and
existing City Hall together via the existing elevated
plaza.
To support secure parking requirements for police, a
two-level garage will be required under the building
with below grade evidence. Public parking for police,
jail and court is accommodated in the adjacent new
public parking structure. Positioning of the public
parking and the public safety facility provides for clear
safety and security delineation between the structures
and limits potential vehicular or blast related threats.
Due to the allowable heights, there is opportunity for
garage expansion for future additional public parking
onsite.

New Construction
(333 South Meridian)
P1 (Evidence)
P2 (Evidence)
First Level (Jail)
Second Level (Jail)
Second Level (Police)
Third Level (Police)
Fourth Level (Court)
Building Sub-Total:

7,736
Open to Below
18,575
10,849
7,736
18,575
18,575
82,046

Secure Parking (SP1)
Secure Parking (SP2)
Secure Garage Sub-Total:

10,849
10,849
21,698

Total:

103,744

Public Parking (P1)
Public Parking (P2)
Public Parking (P3)
Public Parking (P4)
Public Garage Sub-Total:

10,385
10,385
17,311
17,311
55,392

Parking (Secure)
Parking (Public)

75
250

Based on the complexity of new construction around
staﬀ and public parking and continued operation
of the City Hall, this option would be advised as a
GCCM construction delivery method to allow early
engagement from a general contractor.

ADVANTAGES
n

Full program requirements met for secure parking

n

Full police departmental program square footages
met.

n

Municipal Court program included in option.

n

Full jail program met

PROJECT COST:
n

Construction hard Cost: $88,463,548

n

Soft Cost: $39,808,596

n

Total Cost: $128,272,145

n

DISADVANTAGES
n

Existing city hall staﬀ and public parking will be
displaced during construction

n

Highest initial cost option

Puyallup Public Safety Facility
December 19, 2019

Project Cost:

n

Deductive Alternate Costs:

n

Court Floor Approx: $11,182,049

n

Parking Deck Approx: $5,426,735

02-03
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Figure 6
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03-01

Downtown Substation
SUMMARY

Figure 1

The purpose of this evaluation is to provide a downtown
presence if the main Justice Center is moved from the
downtown core. The downtown substation to include
area for report writing, sergeants oﬃce, oﬃcer gear
cubbies, conference room, “safe harbor” emergency
vestibule, oﬃcer restroom, storage and small break area.
Space is designed utilizing the space previously occupied
by Subway at the ﬁrst ﬂoor of City Hall.
n

Project Cost:

n

Construction hard costs: $346,323

n

Soft costs: $121,213

n

Total costs: $467,536

OPTION A (FIGURE 1)
ADVANTAGES
n

Oﬃcer secure restroom included within space.

n

Large secure oﬃcer conference room.

OPTION A (PREFERRED)
SCALE: 1” = 16’

Figure 2

DISADVANTAGES
n

Public conference and restroom not included.

OPTION B (FIGURE 2)
ADVANTAGES
n

Public conference room and restroom included within
space.

n

Four (4) report writing desks available with direct
view to Pioneer Park.

DISADVANTAGES
n

Large under-utilized lobby | “safe harbor” emergency
vestibule.

n

Secure oﬃcer restroom not included.

OPTION B
SCALE: 1” = 16’

Figure 3

OPTION C (FIGURE 3)
ADVANTAGES
n

Public conference room and restroom included
within space.

n

Four (4) report writing desks available with direct
view to Pioneer Park.

DISADVANTAGES
n

Entry door would need to be relocated from existing
location, higher costs would be incurred.

OPTION C
SCALE: 1” = 16’

Puyallup Public Safety Facility
(DRAFT) November 8, 2019
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I.

SITE SUMMARY

Owner:

City of Puyallup
Public Safety BLDG
333 South Meridian
Puyallup, WA 98371

Jurisdiction:

City of Puyallup

Site Address:

311 West Pioneer Avenue
Puyallup, WA

Assessor Parcel Number (APN):

5745001671

Assessor’s Site Acreage:

0.74 Acres (32,234 Square Feet)

Zoning:

Public Facilities (PF)

Adjacent Zoning:

North: Regional Growth Center Oriented Multi-Family
Residential – RM-CORE
East: Central Business District
South (East portion): Central Business District Core
South (West portion): Central Business District
West: Regional Growth Center Oriented Multi-Family
Residential – RM-CORE

Existing Structures:

Approximately 23,050 SF single story Police and Jail facility and
an approximately 10,961 SF two story Fire station
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II.

EXECUTIVE SUMMARY

The City of Puyallup Police Department seeks to site a new public safety building in combination with a
court facility. The following summarizes the allowed land use, provided land use approval and permits
required for the site at 311 West Pioneer Avenue. The proposed size of the facility will be established
utilizing the information documented in this report.
The following would need to be taken into consideration in the proposed scope of work for the site:
▪

Zoning: The size is zoned Public Facilities. This zone is intended to provide public
awareness of the possible uses of neighboring public land; accommodate a variety of
government uses, while providing minimum performance standards for new
developments and mitigating the potential for adverse off-site impacts; provide a graphic
record of major publicly owned parcels; and allow for a more accurate assessment of
other land use designations as they relate to the overall growth and development of the
city.

▪

Landscaping: Minimum landscaped area of 5% is required for paved areas over 10,000SF.
Minimum landscape buffering is set by site setbacks or 12' whichever is less. Perimeter
screening is required for parking areas and associated access drives abutting public Rightof-Way.

▪

Off-Street Vehicle Parking: The Public Facilities zone does have a code standard for
parking. Parking will be determined by the Planning Director based on the proposed use.

▪

Building Design Standards: This proposal will have to comply with site and building design
standards related to building modulation, and exterior wall design.

▪

Environmental Considerations: The site is in a Volcanic Hazard Area. Per PMC 21.06.126
critical and essential facilities are prohibited in this area. An exemption request can be
made to the emergency management director.

▪

Driveways: Minimum driveway width 30' and minimum separation between driveways is
300'. Potential for modifications can be made on a case-by case basis.

▪

Frontage Improvements: The existing frontages appear to be in general compliance with
City and ADA requirements, except for the ADA ramp at the southwest corner of the
Pioneer property (the northeast corner of the W Pioneer Avenue/4th Street SW
intersection). Redevelopment of this parcel will require the reconstruction of this ramp
to current standards.

▪

Water: Available mapping indicates the presence of 8-inch diameter water in Meeker
Avenue and 10-inch water along the south side of Pioneer.

▪

Sanitary Sewer: Sewer systems in the frontage streets were identified during our site visit.
For the 311 W Pioneer site, the City Sanitary Sewer System map indicates the presence of
sewer mains on both Pioneer and Meeker Avenue.

▪

Stormwater: The site is within the Puyallup River South drainage basin. Projects that
discharge stormwater to this water body via manmade conveyance systems are exempt
2

from flow-control requirements. The City has initiated a Capital Improvement Program to
upgrade the existing system, and it is expected that the improvements will be available
to accommodate flows from the subject parcels. Thus, development of the parcels will
trigger contributions to CIP funding in lieu of the construction of on-site detention
facilities.
▪

Review Process: Conditional Use Permit with Site Plan Review and associated State
Environmental Policy Act (SEPA) report. In addition, a Design Review submittal of design
review application subject to an administrative review (PMC 20.26.300) and proposed
development is subject to Zone Transition standards (PMC20.26.500).
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III.

INTRODUCTION
Figure III-1: Aerial Image – Subject Site

Existing Site and Surrounding Land Use
The site consists of a single parcel APN 5745001671. The site contains one (1) building with two (2) users,
the fire station and the police facility. The building covers about two-thirds of the site. The remainder of
the site is primarily vehicle parking and some vegetation.
The site is in the City’s central core business district. Existing uses north of the site include residential and
commercial uses. There is a parking lot associated with a United States Postal Service office east of the
site. South of the site is a parking lot and funeral home. West of the site is a residential use.
Buildings
The site is currently used by the City of Puyallup Police and Central Pierce Fire and Rescue Station #3.
According to Pierce County GIS the building was originally built in 1968 however improvements/additions
have been made to each building. The Police portion of the building is about 23,050 square feet and the
fire station portion of the building is about 10,961 square feet.
4

Landscaping
The site has limited existing landscaping. North along West Meeker Street is generally void of landscaping.
Frontage landscaping exists on the east along Southwest 3rd Street that includes a few trees. South on
Pioneer Street is roughly 5' landscape buffer and west along Southwest 4th street is a roughly 10-15'
landscape buffer.
Parking
The site currently contains approximately 15 vehicle parking spaces.
Access
Access to the site is provided at multiple points. There is an ingress driveway along Southwest 4th Street
serving the police station and an egress on West Meeker. There is also a driveway on Southwest 3rd Street.
There are bay doors and access points to the first station on West Meeker (ingress) and on West Pioneer
Avenue (egress).

TABLE III.1 SURROUNDING ZONING AND LAND USE
Zone
Site:
North:
East:
South: (East Portion)
South: (West Portion)
West:

Public Facility (PF)
Regional Growth Center Oriented
Multi-Family Residential – RM-CORE
Central Business District
Central Business District Core
Central Business District
Regional Growth Center Oriented
Multi-Family Residential – RM-CORE

Land Use
Police and Fire Station
Residential and Commercial
Parking lot associated with USPS office
Parking Lot
Funeral Home
Residential

Description of Proposed Development
Demolition and reconstruction of the existing building at 311 W Pioneer Avenue, which currently serves
as the Public Safety Building and includes the Puyallup Police Department, co-located with Fire Station 3.
This property consists of 0.74 acre (Parcel No. 5745001671).
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IV.

ZONING STANDARDS

Requirements of the Zone
Base Zone and Overlays
The site is located within the Public Facility (PF) zone. This zone is intended to provide public awareness
of the possible uses of neighboring public land; accommodate a variety of government uses, while
providing minimum performance standards for new developments and mitigating the potential for
adverse off-site impacts; provide a graphic record of major publicly owned parcels; and allow for a more
accurate assessment of other land use designations as they relate to the overall growth and development
of the city.
The City of Puyallup’s Zone Transition Standards (PMC 20.26.500) also apply to this site. These standards
are intended to achieve compatibility between different zones and potential uses and add additional
development standards. A summary of the Public Facility base zone standards and applicable transition
zone stands are provided in the table below.
TABLE IV.1 DEVELOPMENT STANDARDS
Standard

Applicable Allowed Uses

Public Facility

Public Facilities

Minimum Lot Area

None

Minimum Lot Frontage

None

Minimum Setback

20'

Maximum Setback

20'

Minimum buffer (side and rear)

12’ buffer that consists of a 6’ masonry
wall or opaque wood fence, 8’ tall trees
planted at 15’ on center, and understory
shrubs.

Minimum buffer (front, if facing
Residential zone

Side and rear standards apply, and a 6foot fence will also be required.

Maximum Height

50’ Within the first 30 feet of a setback
building height is limited to one foot for
each foot of setback.

Maximum Building Coverage

N/A

Maximum Impervious Area

N/A

Minimum Landscaped Area, Site

5%

Minimum Landscaped Area, Parking
Lot

N/A
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Landscaping and Screening Standards
Landscaping
Landscaping standards for the PF zones are outlined in PMC 20.26.500, 20.44.020, and 20.58.005.
Irrigation is not required for landscaping provided.
Minimum Landscaping Area
All paved areas that exceed 10,000 square feet must have at least 5% of the area landscaped. All portions
of a lot not devoted to building, future building, parking, access drives, walks, storage or accessory uses
shall be landscaped. Perimeter landscaping is not included in this calculation.
Minimum Perimeter Landscaping
Landscaping is required within the full depth of the required setback or 12’ whichever is lesser. Perimeter
Screening required for parking areas and associated access drives abutting public ROW up to 50%
screening. Minimum 75% perimeter landscape coverage.
Minimum Parking Lot Interior Landscaping
All portions of the parking area not used for parking spaces, interior driveways, and pedestrian facilities
shall be landscaped.
Street Trees
See the ‘Transportation-Related Considerations’ section of this report.
Screening
The following screening requirements apply in the Public Facility zone:
▪

Large exterior mechanical equipment shall be screened from surrounding residential property and
public rights-of-way.

▪

Outdoor storage areas including trash and recycling areas shall be screened.

Screening can consist of a wall, fence, or landscaping as long as the screen provides year-round screening.
Fences
A 6’ fence will be required along the north or west side of the development if that side of the development
serves as the front of the building.

Parking and Loading Standards
Parking and loading standards are outlined in PMC Chapter 20.55. The Puyallup Municipal Code does not
set a parking ratio for government facilities, and therefore parking ratios are to be determined by the
Planning Director based on similar uses. For this analysis Professional Office is used as it is a likely similar
use to the proposal.
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Off-Street Vehicle and Bicycle Parking
Vehicle and Bicycle Parking Quantity
TABLE IV.2 VEHICLE PARKING STANDARDS
Auto
Use
Professional Office

Bike

Minimum Required
Parking Spaces

Maximum Allowed
Parking Spaces

Minimum Required Bike
Spaces

1 space per 300 SF of
GFA

N/A

5 per 25 automobile spaces

Vehicle Parking Reductions
The minimum requirement for parking spaces may be reduced by the following:
▪

One (1) motorcycle spot space in lieu of one (1) required automobile space (limited to 1
per 25 automobile spaces).

▪

Up to a 10% reduction if pervious pavement or parking area used for low impact
development (LID) stormwater facility.

▪

Joint use parking facility. Joint use parking permitted provided applicant demonstrates
there is no substantial conflict in the principal operating hours of the two (2) uses.

▪

Director’s discretion – since the Public Facilities zone does not have a parking ratio, the
applicant has discretion in the proposed number of parking spaces provided they can
substantiate the proposal.

Vehicle Parking Dimensions
The information below presents City of Puyallup’s parking space dimensional requirements.
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TABLE IV.3 MINIMUM VEHICLE PARKING DIMENSIONS
A

B

C

D

D

Stall Width

Stall Length

Aisle Width
(One-Way)

Aisle Width
(Two-Way)

0° Regular

9’

22’

12’

17’

0° Compact

8’

19’

12’

17’

30° Regular

18’

17’ 10”

14’

17’

30° Compact
45° Regular

16’ 10”
12’ 9”

15’ 6”
20’ 7”

14’
14’

17’
17’

45° Compact

11’ 3”

17’ 6”

60° Regular
60° Compact
90° Regular
90° Compact

10’ 5”
9’ 4”
9’
8’

21’ 10”
18’ 7”
20’
17’

14’
18’
18’
24’

17’
18’
18’
24’

Angle

Vehicle Parking – Other Standards
▪

Minimum Compact Parking Spaces: Whenever five (5) or more spaces are required, 30% of
required parking spaces should be compact parking spaces. 50% maximum.

▪

Maximum Parking Spaces Consecutive without Landscaping Island: Eight (8).

▪

Maximum Driveway Width: 30’ unless otherwise approved by the Engineering Services staff.
Typical commercial approaches shall be 30’ wide and include 35’ radii.

▪

Minimum Entry Distance from Intersection: 300’.

▪

Minimum Driveway Separation: 300’ between driveways unless reduced on case-by-case basis.

Parking Area Landscape Standards
Landscaping standards are outlined in PMC 20.58 and described above. No minimum standard applies,
but all portions of the parking area not used for parking spaces, interior driveways, and pedestrian
facilities shall be landscaped. Loading Standards
A variety of uses including those that require the receipt of or distribution of bulk materials that comply
with the loading standards in PMC 20.55.061 Off-street loading facilities. If this development requires
loading the following standards apply:
▪

One (1) loading space per 10,000 square feet of gross floor area.

▪

Each loading space shall be least 10 feet in width, 30 feet in length, and have overhead clearance
of at least 14 feet.
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▪

Loading space shall avoid interference with vehicular circulation, parking (including emergency
vehicles), and with pedestrian circulation either on or off public rights-of-way.

▪

Loading space(s) shall not be located in any part of the required front yard.

Building and Site Design Standards
Building and site design standards and principals are described in PMC 20.26.300. Buildings containing
two (2) or more stories, or containing a footprint larger than 10,000 SF, or with any façade length greater
than 100’ must comply with the following design standards:
Building Design Standards
▪

Maximum Wall Plane Width (If visible from public ROW) cannot exceed 2.5x building wall height.

▪

Any wall or portion of a wall which is visible from a public street and contains at least 400 SF of
surface area without any window, door, building wall modulation or other architectural feature
shall screen or treat the wall using at least two of the following methods or techniques:
(i) Installation of a vertical trellis with climbing vines or plant material in front of the blank
wall;
(ii) Providing a landscaped strip at least 10’ in width in front of the blank wall and planted
with plant materials which will obscure or screen at least 50% of the blank wall within three
(3) years;
(iii) Use of alternate building materials or wall textures in the exterior treatment of the blank
wall; or
(iv) Use of functional or nonfunctional architectural features such as windows, doors,
pillars, columns, awnings, roofs, etc., which cover at least 25% of the wall surface.

▪

Exterior wall modulation must have a minimum depth of 10’ and minimum width of 15’ every 100’
of building wall.

▪

Roofline modulation applies if the continuous roofline exceeds 50’ in length on a building with a
flat, gabled, hipped or similar roof, or on a roofline with slopes of less than three (3) feet vertical
to 12’ horizontal, the following methods shall be used:
(i) The height of the visible roofline must change at least 4’ if the adjacent roof segments
are less than 50’ in length.
(ii) The height of the visible roofline must change at least 8’ if the adjacent roof segments
are 50’ or more in length.
(iii) The length of a sloped or gabled roofline must be at least 20’, with a minimum slope of
3’ vertical to 12’ horizontal.

Buildings with other roof forms, such as arched, gabled, vaulted, dormered or sawtooth, must have a
significant change in slope or significant change in roofline at least every 100’.
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Site Design Standards (Required for all newly constructed buildings)
▪

Maximum width of all parking lots fronting a public street not to exceed 64’ or 50% of site
frontage, whichever is greater

▪

A pedestrian-oriented plaza space in front of the building at least 8’ deep, running the full width
of the building. Plaza space to be covered by awnings a minimum of 6’ of plaza space including
amenities such as bike parking, bench seating, planters etc.

▪

A minimum of 60% of surface area for any street-facing wall must consist of windows and/or
transparent doorways.

Sign Standards
Sign requirements are stated in Chapter 20.60 PMC – Signs. The section below summarizes signage
standards for the subject site. Sign standards can be modified through a conditional use permit.
▪

Façade Signs: One (1) square foot per each lineal foot of the building wall from which the sign is
attached, not to exceed 40 square feet per building.

▪

Free Standing Signs: One (1) square foot for each five (5) lineal foot of street frontage, to exceed
40 square feet. Free standing signs must meet site setbacks.

▪

Monument Signs. Notwithstanding any limitation for freestanding signs, each site shall be allowed
one (1) monument sign, not to exceed 40 square feet in area. Monument signs shall be subject to
the location criteria contained in PMC 20.60.065(5).

▪

Under-Canopy Sign Area and Dimensions. One (1) under-canopy sign per street frontage is
allowed.
i. The maximum allowable sign area shall be one (1) square foot for each lineal foot of width
of the canopy, awning, marquee or similar structure from which the sign is suspended, as
measured perpendicular to the building wall.
ii. The maximum allowable horizontal length of an under-canopy sign shall be equal to the
width of the canopy, awning, marquee or similar structure from which the sign is
suspended, as measured perpendicular to the building wall.
iii. The minimum vertical clearance between the lower edge of an under-canopy sign and the
ground shall be eight feet.

▪

Electronic Message Signs are not permitted outright.

Exempt Signs
The following list includes applicable signs that are exempt from the Sign code:
▪

Official notices authorized by a court, public body, or public safety official;
11

▪

Directional, warning, identification or information signs authorized or required by federal, state
or municipal governments, including traffic or pedestrian control/direction signs;

▪

The flag of a noncommercial institution such as a school, not exceeding 24 square feet in area in
any residential zone or 60 square feet in area in a nonresidential zone, or the flag of a government
regardless of size; subject to the building height limitation of the applicable zone. Each business
shall be allowed one flag bearing the business’s name, insignia, logo or product name; provided,
such flags are not flown at a height exceeding the building height limitation of the applicable zone
nor the size limitations noted above. Such flags shall not apply towards the total allowable sign
area for a site nor be considered to constitute a freestanding sign;

▪

All signs not legible from a distance of more than eight feet from a property line abutting a public
right-of-way;

▪

One (1) nameplate/street address identification per premises;

▪

Incidental no parking signs not exceeding two square feet in area. Said signs may bear the name,
address and phone number of a towing company responsible for impounding violators; and

▪

One (1) electronic message sign per site that utilizes monochrome color technology, no more than
six square feet in area that alternates between messages no more frequently than once every two
seconds.

Environmental Considerations
The site is located in a Volcanic hazard area and the construction of new critical and essential facilities is
prohibited in this area. An applicant may make a written request to the emergency management director
for an exemption to allow the construction per PMC 20.06.1260(2). The emergency management director
will then provide a recommendation to the development services administrator.
An exemption can be granted if the following criteria are met:
▪

That the critical facility has a satisfactory critical alert notification system in place which
coordinates with local and regional emergency monitoring systems;

▪

That the proposed critical facility has an emergency evacuation plan which adequately
demonstrates the ability to evacuate all expected occupants in a lahar situation to an acceptable
area outside of the volcanic hazard lahar area, in coordination with city emergency management
plans; and

▪

That the critical facility has procedures in place to ensure the emergency evacuation plan is
maintained over the life of the critical facility and that occupants of the critical facility are involved
in periodic drills and/or other instruction regarding those emergency evacuation procedures.
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V.

ENGINEERING STANDARDS

AHBL performed this feasibility assessment to determine project development requirements. Our scope
of work included the following tasks:
▪

Review available record drawings, reports, and documents, and perform a site visit to observe the
site conditions and the adjacent roadways and sidewalks.

▪

Research existing utilities including sanitary sewer, gas, storm, and water. Identify any constraints
or necessary utility extensions/relocations to accommodate a new building.

▪

Review the project site to determine the site-specific drainage requirements to meet City of
Puyallup code and the Department of Ecology Stormwater Management Manual (SMMWW). We
will identify drainage requirements needed to meet flow control and water quality treatment.

▪

Provide a civil narrative with the findings from our site evaluation, which will assist the consultant
to estimate site improvement costs.

Frontage Improvements
The existing frontages appear to be in general compliance with City and ADA requirements, except for the
ADA ramp at the southwest corner of the Pioneer property (the northeast corner of the W Pioneer
Ave/4th St SW intersection). Redevelopment of this parcel will require the reconstruction of this ramp to
current standards.

Utilities
The City of Puyallup is the jurisdiction having authority. This section summarizes the general requirements
for redevelopment of the subject properties.
Stormwater
A commercial site development permit is required for each location. The site development permit includes
erosion control plans and water quality treatment for runoff from impervious areas subject to vehicles.
For the expected site uses, “Basic” water quality requirements, as defined in the SMMWW will apply. Due
to site space constraints, we expect this could be achieved using proprietary underground treatment
systems such as StormFilter or Filterra units.
Both sites are within the Puyallup River South drainage basin. Projects that discharge stormwater to this
water body via manmade conveyance systems are exempt from flow-control requirements. The City has
initiated a Capital Improvement Program to upgrade the existing system, and it is expected that the
improvements will be available to accommodate flows from the subject parcels. Thus, development of
the parcels will trigger contributions to CIP funding in lieu of the construction of on-site detention
facilities.
If the City’s stormwater project to increase the capacity of the storm trunk conveying drainage to the
Puyallup River were not completed, then each parcel would be required to provide underground
detention and meet the Ecology flow duration performance standard. For the Pioneer Ave site,
approximately 13,000 cubic feet of underground storage would be required, and for the Meridian parcel,
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approximately 18,000 cubic feet. For planning purposes, the cost of underground storage may be
estimated at $10/CF, or $130,000 and $180,000 respectively for underground tanks or vaults.
Sanitary Sewer
Sewer systems in the frontage streets were identified during our site visit. For the 311 W Pioneer site, the
City Sanitary Sewer System map indicates the presence of sewer mains on both Pioneer and Meeker
Avenue.
Water
The property is currently served by City of Puyallup Water. Available mapping indicates the presence of
8-inch diameter water in Meeker Avenue and 10-inch water along the south side of Pioneer. An existing
8-inch service is shown to the existing building from the Pioneer main. Two (2) fire hydrants exist across
the street from the northwest and southeast corners of the property. Redevelopment will require
installation of a fire sprinkler system and associated equipment, and likely a new fire hydrant on the site.
Gas
The existing site is currently served by gas. The Pioneer property is served by a gas main along the southern
frontage street.

RECOMMENDATIONS
The preliminary findings presented herein are based on our understanding of City requirements and on
initial site planning. Once the preferred alternatives are selected, we recommend performing additional
work to allow design to proceed. The additional work includes the following:
▪

Perform a boundary and topographic survey of the site and surrounding roadways.

▪

Meet with City of Puyallup planning and engineering staff to discuss and negotiate potential project
requirements.

▪

Review available geotechnical explorations data and consult with a geotechnical engineer to obtain
recommendations for the pavement section and retaining walls (if any). Additionally, any potential
soil or groundwater contamination should be reviewed if a Level 1 Assessment has not yet been
performed.

▪

Final design and permitting.
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VI.

ENTITLEMENTS AND PERMITTING

Land use approval will include preliminary site plan review with a SEPA report, and a conditional use
permit.

Land Use Reviews
Land-Use Presubmittal Meeting
The City of Puyallup schedules pre-application meetings to review proposals and provide early feedback
on potential development. These meetings are an appropriate time to discuss discretionary decisions such
as SEPA, Conditional Uses, Variances, and Special Exceptions. The applicant is required to submit a preapplication package at least 10 days prior to the meeting. Pre-application submittal requirements are
listed below.
Submittal Requirements
▪

Meeting request form

▪

Vicinity map

▪

Conceptual plans

Design Review Standards and Procedures
Preapplication vicinity meetings are required for commercial and nonresidential projects that are within
300 feet of residential development and which either: (a) are greater than 10,000 square feet in floor
area; (b) include more than 20,000 square feet of impervious coverage; or (c) involve outdoor sales,
fueling, services or repair.
The applicant shall provide the development services department a certified mailing list for properties
within a minimum 300-foot radius of the site or further if required by the underlying land use permit. The
applicant shall also post notice at the site in a conspicuous location at least 10 days prior to the meeting.
The intent of the meeting is to hold an informal discussion on the project and city staff will attend the
meeting and provide a post-meeting summary of comments received. The applicant shall provide the
following materials at the meeting:
▪

Total number of dwelling units expected to be built;

▪

Schematic site plan showing conceptual organization of site design, conceptual placement of
building(s), landscape areas and parking areas;

▪

Conceptual planting plan showing lawn areas, buffer areas, tree and shrub locations and proposed
methods for screening (if applicable); and

▪

Sketch building elevations showing conceptual massing of building(s). (Ord. 3119 § 25, 2016; Ord.
2694 § 2, 2001).
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Design Review Submittal Requirements
In addition to the documentation required for building permit, site plan review, and associated permits
the following items shall be required for design review:
▪

Elevation drawings of all proposed construction including dimensional drawings at one-eighth
inch equals one (1) foot or comparable scale showing the type of exterior materials, color (where
applicable due to selection of a menu option), exterior finishes for buildings and accessory
structures, location and elevations of exterior lighting for buildings, the type, style and model of
exterior lighting fixtures (where applicable due to zone transition standards), parking areas, and
fenestration details. Scaled drawings of elevations, conceptual selection of major building
materials, and conceptual selection of colors where applicable may be submitted at preliminary
site plan review stage;

▪

A landscape plan showing existing vegetation to be retained and proposed vegetation to be
installed;

▪

A context vicinity map that shows all structures on the property and within 200 feet in each
direction of the subject property drawn to scale but not to the accuracy of a survey;

▪

A site plan delineating public and private open space;

▪

A written narrative from the project architect outlining in point-by-point detail compliance with
all applicable design standards that apply to the project scope. (Ord. 3119 § 26, 2016; Ord. 2694
§ 2, 2001).

Preliminary Site Plan Review with SEPA, Conditional Use Permit,
Preliminary Site Plan review is administrative and required for all Type II decisions per PMS 20.89.000,
which include all projects subject to SEPA review. This project will also require Design Review per PMS
20.26.001. A conditional use permit is also required for Public Facilities that abut a residential zone as is
the case for this project. A conditional use permit requires a public hearing in front of a hearing’s
examiner. Within 10 business days of the conclusion of the hearing, the hearing examiner shall grant,
amend, or deny the conditional use permit.
Preliminary Site Plan Submittal Requirements
▪

Application form.

▪

Vicinity map.

▪

Detailed Site Plan.

▪

SEPA Checklist.

▪

Traffic Scoping Worksheet.

▪

Critical Area ID Form.

▪

Preliminary Landscape Plan.

▪

Preliminary Storm Drainage Calculations.

▪

Narrative report addressing major issues in the Pre-App.
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▪

Fees

Conditional Use Permit
The conditional use permit is submitted concurrently with the site plan review package. In addition, the
conditional use permit requires the following:
▪

Application form, which includes responses to address the criteria for the Hearing Examiner
Decision.

▪

Building and lighting data.

▪

Additional information on the site plan per the conditional use application.

Process
In general, all applications shall be processed within 120 calendar days of the date the application is
determined as being fully complete. Even when a submittal includes multiple applications the city
provides a consolidated review process to complete the review within 120 days.
▪

Determination of Completeness:
The City determines application completeness within 28 days from application. If the application
is incomplete, additional information submitted for application completeness is reviewed within
14 days of submittal.
Upon submittal of a fully complete application, the city will release the final decision on the
project permit application within 120 calendar days.

▪

Public Notice:
Within 14 days of the Determination of Completeness, the City will issue the Notice of Application
to the public and departments and agencies with jurisdiction. A public comment period will be
open from 14-30 days from the date of the notice of application.

▪

Public Hearing:
This project will likely include a public hearing in front of a hearing examiner.

▪

Decision/SEPA Determination:
A SEPA determination will be concurrent with the land use application.

▪

Appeal:
Type II Preliminary Site Plan review may be appealed to the hearing examiner within 14 days of
publishing the Notice of Decision. If the project decision is made by the hearing examiner, any
party of record may file a written request for reconsidering within eight working date of the date
of the Hearing Examiner’s recommendation. In addition, any party of record may submit an appeal
to the Appellate Hearing Examiner within 15 business days of the decision.

Applicable Codes
The following code versions will apply for development in the City of Puyallup:
▪

Building:

2015 International Building Code
17

▪
▪
▪
▪

Mechanical:
Plumbing:
Fire:
Energy:

2015 International Mechanical Code
2015 International Plumbing Code
2015 International Fire Code, 2013 NFPA Standard 13 & 72
2015 Washington State Energy Code

Permitting
Construction Permit
The building and site improvements require a Construction Permit. Initial review requires 8-10 weeks, and
resubmittal reviews vary based on the extent of the comments but should likely be completed in 4-6
weeks. Assuming two (2) rounds of review comments, the Construction Permit process can take about 4-5
months.
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VII.

DISCLAIMER

Disclaimer
The purpose of this report has been to assist our client in making certain decisions regarding the
acquisition and/or development of the building and/or site described above. This information has been
based on limited field inspection. Because of the limited scope of our review, these findings should not be
used as a principal basis for any decision relating to the site and/or building, and confirmation of this
information with the applicable governmental body may be necessary. The liability of our office and those
of our employees are limited to the actual amount of fees that we have charged for our work. Mackenzie
will honor its clients’ requests for confidentiality with respect to acquisition of this report and/or any
specific plans for development.
Report By: Michael Chen and Seth Lenaerts

Date: October 10, 2019
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I.

SITE SUMMARY

Owner:

City of Puyallup
City Hall/Finance Dept
333 South Meridian
Puyallup, WA 98371

Jurisdiction:

City of Puyallup

Site Address:

333 South Meridian
Puyallup, WA

Assessor Parcel Number (APN):

5745000960
5745000971
5745000972
5745001000
5745000981

Assessor’s Site Acreage:

5745000960 – 0.14 Acres (6,000 Square Feet)
5745000971 – 0.21 Acres (9,000 Square Feet)
5745000972 – 0.28 Acres (12,400 Square Feet)
5745001000 – 0.10 Acres (4,200 Square Feet)
5745000981 – 0.14 Acres (6,000 Square Feet)

Zoning:

Central Business District – Core (all parcels)

Adjacent Zoning:

North:
East:
South:
West:

Existing Structures:

Parking garage

Central Business District – Core
Central Business District
Central Business District
Central Business District Core
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II.

EXECUTIVE SUMMARY

The City of Puyallup Police Department seeks to site a new public safety building in combination with a
court facility. The following summarizes the allowed land use, provided land use approval and permits
required for the site at 333 South Meridian Street. The proposed size of the facility will be established
utilizing the information documented in this report.
The following would need to be taken into consideration in the proposed scope of work for the site:

▪

▪

Zoning: The size is zoned Central Business District - CORE. This zone is intended to focus
civic, commercial, entertainment, cultural and urban residential uses into an intense
compact, walkable area served by public transit. As such the zone and development
standards or guidelines applicable should be liberally construed to enhance opportunities
for significant and concentrated growth of office space, commercial space, and residential
project in the city core. The zone is intended to permit higher density, larger, and taller
buildings to develop the city’s core with a mix of complimentary uses, amenities, and
access to transit.

▪

Landscaping: The Central Business District – Core zone does not have minimums for
landscaping, however, landscaping may be required per Design Review.

▪

Off-Street Vehicle Parking: The City of Puyallup does not have a standard parking
requirement for Police or Public facilities. The city staff has indicated that different
parking ratios may apply to different occupancy types within the building. For example,
professional office will likely be applied to the office space. Other parking ratios to be
determined. In addition, Downtown Design Guidelines on parking location will likely
apply.

Building and Site Design Standards: This site is in the Puyallup Business District – Core zone and
will have to comply with site and building design standards including those in the city’s Downtown
Design Guidelines. Depending on the square footage, height and surroundings, building design
standards may impact building design in the following ways: scale and bulk, height, setbacks,
modulation, façades, parking location, the inclusion of public space and more.
▪

Environmental Considerations: The site is in a Volcanic Hazard Area. Per PMC 21.06.126
critical and essential facilities are prohibited in this area. An exemption request can be
made to the emergency management director.

▪

Driveways: Minimum driveway width 30' and minimum separation between driveways is
300'. Potential for modifications can be made on a case-by case basis.

▪

Frontage Improvements: Minimal frontage improvements are anticipated; any
improvements would consist of new driveways on 4th Avenue SW and/or 2nd Street SE
depending on the building configuration.

▪

Water: City mapping indicates the presence of a 12-inch main on Meridian, and a main of
unknown size exists on 4th Avenue SE.
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▪

Sanitary Sewer: The map depicts sewer on the 2nd Street SE and 4th Avenue SE frontages
of the 333 S Meridian project. The existing property is served by City sewer, and there are
no known constraints with serving the proposed redevelopment projects.

▪

Stormwater: The site is within the Puyallup River South drainage basin. Projects that
discharge stormwater to this water body via manmade conveyance systems are exempt
from flow-control requirements. The City has initiated a Capital Improvement Program to
upgrade the existing system, and it is expected that the improvements will be available
to accommodate flows from the subject parcels. Thus, development of the parcels will
trigger contributions to CIP funding in lieu of the construction of on-site detention
facilities.

▪

Review Process: Site Plan Review and associated State Environmental Policy Act (SEPA)
report. In addition, a Design Review application subject to the city’s Downtown Design
Guidelines will be reviewed and approved by the city’s Design Review and Historic
Preservation Board.
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III.

INTRODUCTION
Figure III-1: Aerial Image – Subject Site

Existing Site and Surrounding Land Use
The site consists of five (5) lots adjacent to City of Puyallup City Hall. The site contains a parking structure
and has ground level non structured parking. The site has perimeter landscaping on the south and east
frontages and limited internal landscaping or vegetation.
The site is in the city’s central core business district. Existing uses north of the site include a parking lot
that supports commercial uses. South of the site is multi-family dwelling units. East of the site is single
family residential homes and a church.
Buildings
The site does not have any occupiable buildings but does have a two-story parking structure.
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Landscaping
The site has limited internal landscaping and a roughly 6’ landscape buffer on the east and southern
frontages.
Parking
The site has about 75 ground level non structured parking spaces and about 25 spaces on the top level of
the parking structure.
Access
Vehicle access to the site is along Southeast 4th Avenue.
TABLE III-1 SURROUNDING ZONING AND LAND USE
Zone
Site:

Central Business District - Core

North:

Central Business District - Core

East:
South:
West (Northern portion):
West (Southern portion)

Central Business District
Central Business District
Central Business District -CORE
Central Business District -CORE

Land Use
Parking garage associated with City
Hall
Parking lot associated with
professional services
Residential
Residential
City Hall
Shell Gas Station & Convenience Store

Description of Proposed Development
Demolition of the existing parking structure and reconstruction of a parking structure and building to
support police, jail and justice center. The current site provides parking for City Hall. This property consists
of five (5) multiple parcels and a lot consolidation would be necessary to support a new building on the
property.
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IV.

ZONING STANDARDS

Requirements of the Zone
Base Zone and Overlays
The site is located within the Central Business District - Core. This zone is intended for urban center
activities with complimentary uses, and higher density development.
This zone is intended to provide public awareness of the possible uses of neighboring public land;
accommodate a variety of government uses, while providing minimum performance standards for new
developments and mitigating the potential for adverse off-site impacts; provide a graphic record of major
publicly owned parcels; and allow for a more accurate assessment of other land use designations as they
relate to the overall growth and development of the city.
The table below provides a summary of the base zone development standards. Downtown Design
Guidelines may modify setbacks, building height, lot coverage and landscaping.
TABLE IV.1. DEVELOPMENT STANDARDS
Standard

Applicable Allowed Uses
Max Floor Area Ratio

Central Business District – Core

Public Service Use
2.0 for Office

Minimum Lot Area

None

Minimum Lot Frontage

None

Minimum Lot Width

30'

Minimum Lot Depth

70'

Minimum Setback

0'

Maximum Setback

Buildings should be on the front setback
line, but may be setback far enough to
include front façade features per PMC
20.30.031)

Minimum buffer (side and rear)

N/A

Minimum buffer (front, if facing
Residential zone

N/A

Maximum Height
Maximum Building Coverage

40' base height, max height 65' (six stories)
100%

Maximum Impervious Area

N/A

Minimum Landscaped Area, Site

N/A

Minimum Landscaped Area, Parking
Lot

N/A
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Landscaping and Screening Standards
Landscaping
Minimum Landscaping Area
There is no base zone requirement for minimum landscaped area in the Central Business Zone – Core.
Landscaping can be included in front façade features (PMC 20.30.031).
Minimum Perimeter Landscaping
Perimeter landscaping is not required in this zone.
Minimum Parking Lot Interior Landscaping
All portions of the parking area not used for parking spaces, interior driveways, and pedestrian facilities
shall be landscaped. Depending on where the parking lot is located on the site additional standards may
apply.
Screening
The following is a summary of applicable screening requirements in Commercial zones.
Outdoor Storage. Outdoor storage as defined in PMC 20.15.005, including merchandise display,
equipment and materials storage, and junk and scrap storage, when permitted in any commercial zone
shall comply with the following requirements:
▪

Fencing and Screening Required. Sight-obscuring fencing or screening is required around
all portions of a lot utilized for outdoor storage of equipment and materials. All fencing
and screening shall be installed in accordance with the following requirements:
(i)

Building Setbacks. All fencing and screening shall comply with the building setback
requirements for the zone in which it is located unless specified otherwise;

(ii)

Minimum Screening Requirements. When required, all outdoor storage areas shall
be screened from adjoining properties and public rights-of-way by a wall, fence,
landscaping and/or structure. Such screening shall serve the purpose of concealing
and obscuring the storage area from view. Landscape screening shall consist of
plantings designed and installed in such a manner to provide year-round screening
in terms of vegetation density and height within three years of planting, and shall
be maintained in a healthy, growing condition. Landscape plantings installed to
screen outdoor storage from public rights-of-way shall be installed on the right-ofway side of any wall, fence or structure;

(iii)

Maximum Fence Height. Fencing and walls surrounding outdoor storage areas
which are not part of a building wall shall not exceed a maximum height of eight
feet;
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(iv)

Maintenance Required. Fences, walls and landscaping surrounding outdoor storage
areas shall be maintained and kept free of litter, posters, signs, trash or stored
items;

(v)

Outdoor Storage Height Limitations. Outdoor storage shall not exceed the height of
required screening; and

(vi)

Outdoor Storage Prohibited in Required Parking Areas and Walkways. No outdoor
storage shall be permitted to occur in required parking areas, access drives or
walkways.

Parking and Loading Standards
Parking and loading standards are outlined in PMC Chapter 20.55. The Puyallup Municipal Code does not
set a parking ratio for government facilities, and therefore parking ratios are to be determined by the
Planning Director based on similar uses. For this analysis Professional Office is used as it is a likely similar
use to the proposal.
Off-Street Vehicle and Bicycle Parking
Vehicle and Bicycle Parking Quantity
TABLE IV.2 VEHICLE PARKING STANDARDS
Auto
Use
Professional Office

Bike

Minimum Required
Parking Spaces

Maximum Allowed
Parking Spaces

Minimum Required Bike
Spaces

1 space per 300 SF of
GFA

N/A

5 per 25 automobile spaces

Vehicle Parking Reductions
The minimum requirement for parking spaces may be reduced by the following:
▪

One (1) motorcycle spot space in lieu of one (1) required automobile space (limited to 1
per 25 automobile spaces).

▪

Up to a 10% reduction if pervious pavement or parking area used for low impact
development (LID) stormwater facility.

▪

Joint use parking facility. Joint use parking permitted provided applicant demonstrates
there is no substantial conflict in the principal operating hours of the two (2) uses.

Vehicle Parking Dimensions
The information below presents City of Puyallup’s parking space dimensional requirements.
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TABLE IV.3 MINIMUM VEHICLE PARKING DIMENSIONS
A

B

C

D

D

Stall Width

Stall Length

Aisle Width
(One-Way)

Aisle Width
(Two-Way)

0° Regular

9’

22’

12’

17’

0° Compact

8’

19’

12’

17’

30° Regular

18’

17’ 10”

14’

17’

30° Compact
45° Regular

16’ 10”
12’ 9”

15’ 6”
20’ 7”

14’
14’

17’
17’

45° Compact

11’ 3”

17’ 6”

14’

17’

60° Regular
60° Compact
90° Regular
90° Compact

10’ 5”
9’ 4”
9’
8’

21’ 10”
18’ 7”
20’
17’

14’
18’
18’
24’

17’
18’
18’
24’

Angle

Vehicle Parking – Other Standards
▪

Minimum Compact Parking Spaces: Whenever five (5) or spaces are required, 30% of
required parking spaces should be compact parking spaces. 50% maximum.

▪

Maximum Parking Spaces Consecutive without Landscaping Island: Eight (8).

▪

Maximum Driveway Width: 30’ unless otherwise approved by the Engineering Services
staff. Typical commercial approaches shall be 30’ wide and include 35’ radii.

▪

Minimum Entry Distance from Intersection: 300’.

▪

Minimum Driveway Separation: 300’ between driveways unless reduced on case-by-case
basis.

Parking Area Landscape Standards
Landscaping standards are outlined in PMC 20.58 and described above. No minimum standard applies,
but all portions of the parking area not used for parking spaces, interior driveways, and pedestrian
facilities shall be landscaped.
Loading Standards
A variety of uses including those that require the receipt of or distribution of bulk materials that comply
with the loading standards in PMC 20.55.061 Off-street loading facilities. If this development requires
loading the following standards apply:
▪

One (1) loading space per 10,000 square feet of gross floor area.

▪

Each loading space shall be least 10 feet in width, 30 feet in length, and have overhead clearance
of at least 14 feet.
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▪

Loading space shall avoid interference with vehicular circulation, parking (including emergency
vehicles), and with pedestrian circulation either on or off public rights-of-way.

▪

Loading space(s) shall not be located in any part of the required front yard.

Parking Area Landscape Standards
Landscaping standards are outlined in PMC 20.58 and described above. No minimum standard applies,
but all portions of the parking area not used for parking spaces, interior driveways, and pedestrian
facilities shall be landscaped. Additional standards may be required as part of Design Review depending
on the location of the proposed parking area.

Building and Site Design Standards
The City of Puyallup’s Downtown Design Guidelines apply to new construction within the Central Business
District – Core Zone. These standards apply to site and building standards. The City’s guidelines are
included as Attachment 6.
The guidelines provide a comprehensive list of elements and standards regarding form and massing of
buildings, façade, and standards to promote the pedestrian experience. Based on the nature of this
development, some of these standards may not be applicable and the applicant may seek to modify the
requirements.

Sign Standards
Sign requirements are stated in Chapter 20.60 PMC – Signs. The section below summarizes signage
standards for the subject site. Signage will be considered as part of the Design Review and should
contribute to the building entry experience.
▪

Façade Signs: One (1) square foot per each lineal foot of the building wall from which the
sign is attached, not to exceed 40 square feet per building.

▪

Free Standing Signs: One (1) square foot for each five (5) lineal foot of street frontage, to
exceed 40 square feet. Free standing signs must meet site setbacks.

▪

Monument Signs. Notwithstanding any limitation for freestanding signs, each site shall be
allowed one (1) monument sign, not to exceed 40 square feet in area. Monument signs
shall be subject to the location criteria contained in PMC 20.60.065(5).

▪

Under-Canopy Sign Area and Dimensions. One (1) under-canopy sign per street frontage
is allowed.
i.

The maximum allowable sign area shall be one (1) square foot for each lineal foot
of width of the canopy, awning, marquee or similar structure from which the sign
is suspended, as measured perpendicular to the building wall.

ii.

The maximum allowable horizontal length of an under-canopy sign shall be equal
to the width of the canopy, awning, marquee or similar structure from which the
sign is suspended, as measured perpendicular to the building wall.
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iii.

▪

The minimum vertical clearance between the lower edge of an under-canopy sign
and the ground shall be eight (8) feet.

Electronic Message Signs are not permitted outright.

Exempt Signs
The following list includes applicable signs that are exempt from the Sign code:
▪

Official notices authorized by a court, public body, or public safety official;

▪

Directional, warning, identification or information signs authorized or required by federal, state
or municipal governments, including traffic or pedestrian control/direction signs;

▪

The flag of a noncommercial institution such as a school, not exceeding 24 square feet in area in
any residential zone or 60 square feet in area in a nonresidential zone, or the flag of a government
regardless of size; subject to the building height limitation of the applicable zone. Each business
shall be allowed one (1) flag bearing the business’s name, insignia, logo or product name;
provided, such flags are not flown at a height exceeding the building height limitation of the
applicable zone nor the size limitations noted above. Such flags shall not apply towards the total
allowable sign area for a site nor be considered to constitute a freestanding sign;

▪

All signs not legible from a distance of more than eight (8) feet from a property line abutting a
public right-of-way;

▪

One (1) nameplate/street address identification per premises;

▪

Incidental no parking signs not exceeding two (2) square feet in area. Said signs may bear the
name, address and phone number of a towing company responsible for impounding violators;
and

▪

One (1) electronic message sign per site that utilizes monochrome color technology, no more than
six (6) square feet in area that alternates between messages no more frequently than once every
two (2) seconds.

Environmental Considerations
The site is located in a Volcanic hazard area and the construction of new critical and essential facilities is
prohibited in this area. An applicant may make a written request to the emergency management director
for an exemption to allow the construction per PMC 20.06.1260(2). The emergency management director
will then provide a recommendation to the development services administrator.
An exemption can be granted if the following criteria are met:
▪

That the critical facility has a satisfactory critical alert notification system in place which
coordinates with local and regional emergency monitoring systems;
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▪

That the proposed critical facility has an emergency evacuation plan which adequately
demonstrates the ability to evacuate all expected occupants in a lahar situation to an
acceptable area outside of the volcanic hazard lahar area, in coordination with city
emergency management plans; and

▪

That the critical facility has procedures in place to ensure the emergency evacuation plan
is maintained over the life of the critical facility and that occupants of the critical facility
are involved in periodic drills and/or other instruction regarding those emergency
evacuation procedures.
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V.

ENGINEERING STANDARDS

AHBL performed this feasibility assessment to determine project development requirements. Our scope
of work included the following tasks:
•

Review available record drawings, reports, and documents, and perform a site visit to observe the
site conditions and the adjacent roadways and sidewalks.

•

Research existing utilities including sanitary sewer, gas, storm, and water. Identify any constraints
or necessary utility extensions/relocations to accommodate a new building.

•

Review the project site to determine the site-specific drainage requirements to meet City of
Puyallup code and the Department of Ecology Stormwater Management Manual (SMMWW). We
will identify drainage requirements needed to meet flow control and water quality treatment.

•

Provide a civil narrative with the findings from our site evaluation, which will assist the consultant
to estimate site improvement costs.

Frontage Improvements
The existing frontages appear to be in general compliance with City and ADA requirements, frontage
improvements may consist of new driveways from 4the Avenue SW or 2nd Street SE depending on the
building configuration.

Utilities
The City of Puyallup is the jurisdiction having authority. This section summarizes the general requirements
for redevelopment of the subject properties.
Stormwater
A commercial site development permit is required for each location. The site development permit includes
erosion control plans and water quality treatment for runoff from impervious areas subject to vehicles.
For the expected site uses, “Basic” water quality requirements, as defined in the SMMWW will apply. Due
to site space constraints, we expect this could be achieved using proprietary underground treatment
systems such as StormFilter or Filterra units.
Both sites are within the Puyallup River South drainage basin. Projects that discharge stormwater to this
water body via manmade conveyance systems are exempt from flow-control requirements. The City has
initiated a Capital Improvement Program to upgrade the existing system, and it is expected that the
improvements will be available to accommodate flows from the subject parcels. Thus, development of
the parcels will trigger contributions to CIP funding in lieu of the construction of on-site detention
facilities.
If the City’s stormwater project to increase the capacity of the storm trunk conveying drainage to the
Puyallup River were not completed, then each parcel would be required to provide underground
detention and meet the Ecology flow duration performance standard. For the Pioneer Avenue site,
approximately 13,000 cubic feet of underground storage would be required, and for the Meridian parcel,
approximately 18,000 cubic feet. For planning purposes, the cost of underground storage may be
estimated at $10/CF, or $130,000 and $180,000 respectively for underground tanks or vaults.
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Sanitary Sewer
The map depicts sewer on the 2nd Street SE and 4th Ave SE frontages of the 333 S Meridian project. The
existing property is served by City sewer, and there are no known constraints with serving the proposed
redevelopment projects.
Water
City mapping indicates the presence of a 12-inch main on Meridian, and a main of unknown size exists on
4th Avenue SE. An existing fire hydrant is at the corner of 4th Avenue SW and 2nd Street SE. At least one
(1) new hydrant, possibly two, will be needed to provide building coverage in addition to a sprinkler
system.
Gas
The existing site is currently served by gas. The location of the existing gas service was not identified at
the Meridian site, but gas valves were found along the 2nd Street SE and 4th Avenue SE frontages.

RECOMMENDATIONS
The preliminary findings presented herein are based on our understanding of City requirements and on
initial site planning. Once the preferred alternatives are selected, we recommend performing additional
work to allow design to proceed. The additional work includes the following:
•

Perform a boundary and topographic survey of the site and surrounding roadways.

•

Meet with City of Puyallup planning and engineering staff to discuss and negotiate potential project
requirements.

•

Review available geotechnical explorations data and consult with a geotechnical engineer to obtain
recommendations for the pavement section and retaining walls (if any). Additionally, any potential
soil or groundwater contamination should be reviewed if a Level 1 Assessment has not yet been
performed.

•

Final design and permitting.
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VI.

ENTITLEMENTS AND PERMITTING

Land use approval will include preliminary site plan review with a SEPA report. The proposal will also
require a Design Review application and be subject to the Downtown Design Guidelines. Design review
will be conducted by the city’s Design Review and Historic Preservation Board.

Land Use Reviews
Land-Use Presubmittal Meeting
The City of Puyallup schedules pre-application meetings to review proposals and provide early feedback
on potential development. These meetings are an appropriate time to discuss discretionary decisions such
as SEPA, Conditional Uses, Variances, and Special Exceptions. The applicant is required to submit a preapplication package at least 10 days prior to the meeting. Pre-application submittal requirements are
listed below.
Submittal Requirements
▪
▪
▪

Meeting request form
Vicinity map
Conceptual plans

Design Review Standards and Procedures
The scope of this project will require Design Review by the City’s Design Review and Historic Preservation
Board.
For Board reviewed projects, the applicant can request a pre-application meeting to review their proposal
and get initial feedback from the board. Upon submittal the formal application will be reviewed by the
City’s Planning staff and the Design Review and Historic Preservation Board. Design Review applications
are reviewed concurrently with the associated land use review.
Design Review Submittal Requirements
In addition to the documentation required for building permit, site plan review, and associated permits
the following items shall be required for design review:
▪

Elevation drawings of all proposed construction including dimensional drawings at oneeighth inch equals one (1) foot or comparable scale showing the type of exterior
materials, color (where applicable due to selection of a menu option), exterior finishes
for buildings and accessory structures, location and elevations of exterior lighting for
buildings, the type, style and model of exterior lighting fixtures (where applicable due to
zone transition standards), parking areas, and fenestration details. Scaled drawings of
elevations, conceptual selection of major building materials, and conceptual selection of
colors where applicable may be submitted at preliminary site plan review stage;

▪

A landscape plan showing existing vegetation to be retained and proposed vegetation to
be installed;
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▪

A context vicinity map that shows all structures on the property and within 200 feet in
each direction of the subject property drawn to scale but not to the accuracy of a survey;

▪

A site plan delineating public and private open space;

▪

A written narrative from the project architect outlining in point-by-point detail
compliance with all applicable design standards that apply to the project scope. (Ord.
3119 § 26, 2016; Ord. 2694 § 2, 2001).

Preliminary Site Plan Review with SEPA
Preliminary Site Plan review is administrative and required for all Type II decisions per PMS 20.89.000,
which include all projects subject to SEPA review. This project will also require Design Review per PMS
20.26.001. A conditional use permit is also required for Public Facilities that abut a residential zone as is
the case for this project. A conditional use permit requires a public hearing in front of a hearing’s
examiner. Within 10 business days of the conclusion of the hearing, the hearing examiner shall grant,
amend, or deny the conditional use permit.
Preliminary Site Plan Submittal Requirements
▪

Application form.

▪

Vicinity map.

▪

Detailed Site Plan.

▪

SEPA Checklist.

▪

Traffic Scoping Worksheet.

▪

Critical Area ID Form.

▪

Preliminary Landscape Plan.

▪

Preliminary Storm Drainage Calculations.

▪

Narrative report addressing major issues in the Pre-App.

▪

Fees.

Process
In general, all applications shall be processed within 120 calendar days of the date the application is
determined as being fully complete. Even when a submittal includes multiple applications the city
provides a consolidated review process to complete the review within 120 days.
▪

Determination of Completeness:


The City determines application completeness within 28 days from application. If
the application is incomplete, additional information submitted for application
completeness is reviewed within 14 days of submittal.
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▪

Public Notice:


▪

▪

Within 14 days of the Determination of Completeness, the City will issue the
Notice of Application to the public and departments and agencies with
jurisdiction. A public comment period will be open from 14-30 days from the date
of the notice of application.

Public Hearing:


▪

Upon submittal of a fully complete application, the city will release the final
decision on the project permit application within 120 calendar days.

This project will likely include a public hearing in front of a hearing examiner.

Decision/SEPA Determination:


A SEPA determination will be concurrent with the land use application.



Type II Preliminary Site Plan review may be appealed to the hearing examiner
within 14 days of publishing the Notice of Decision. If the project decision is made
by the hearing examiner, any party of record may file a written request for
reconsidering within eight working date of the date of the Hearing Examiner’s
recommendation. In addition, any party of record may submit an appeal to the
Appellate Hearing Examiner within 15 business days of the decision.

Appeal:

Applicable Codes
The following code versions will apply for development in the City of Puyallup:
▪

Building:

2015 International Building Code

▪

Mechanical:

2015 International Mechanical Code

▪

Plumbing:

2015 International Plumbing Code

▪

Fire:

2015 International Fire Code, 2013 NFPA Standard 13 & 72

▪

Energy:

2015 Washington State Energy Energy Code

Permitting
Construction Permit
The building and site improvements require a Construction Permit. Initial review requires 8-10 weeks, and
resubmittal reviews vary based on the extent of the comments but should likely be completed in 4-6
weeks. Assuming two (2) rounds of review comments, the Construction Permit process can take about 4-5
months.
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Disclaimer
The purpose of this report has been to assist our client in making certain decisions regarding the
acquisition and/or development of the building and/or site described above. This information has been
based on limited field inspection. Because of the limited scope of our review, these findings should not be
used as a principal basis for any decision relating to the site and/or building, and confirmation of this
information with the applicable governmental body may be necessary. The liability of our office and those
of our employees are limited to the actual amount of fees that we have charged for our work. Mackenzie
will honor its clients’ requests for confidentiality with respect to acquisition of this report and/or any
specific plans for development.
Report By: Michael Chen and Seth Lenaerts

Date: October 10, 2019 (Revised November 5, 2019)
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The City’s Vision for Downtown
Downtown Puyallup is the Heart of the City. It is a vibrant, safe, and attractive environment of
residential life, commerce, and entertainment that provides services, amenities, and activities
for people of all ages. The downtown built environment is a compatible mix of historic buildings
and complementary new buildings made of durable, high quality materials. Downtown Puyallup
is a pedestrian friendly environment that reflects Puyallup’s unique personality of culture,
history, and identity in its building design, mix of uses, public spaces, amenities, and public art.
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PART 1. Introduction

Introduction
1.A. The Goal of These Design Guidelines
The purpose of these Design Guidelines is to establish a flexible
framework for creating diverse and high quality commercial,
mixed-use, and multi-family residential construction projects in the
Central Business District (CBD), Central Business District Core (CBDCore), and Regional Growth Center Oriented Multi-family
Residential (RM-Core) zones.
These Design Guidelines aim to achieve high quality building design
and materials in Puyallup’s Downtown. The Design Guidelines are
to be used in conjunction with the Puyallup Zoning Code (Title 20
PMC Code) and other applicable sections of the Puyallup Municipal
Code (PMC), providing clear requirements for public rights-of-way
and site and building requirements such as setbacks, lot coverage,
landscape buffers, signage, and allowable land uses.
This document is organized by the different architectural
components that may be required based on the project’s proposed
size and scope of work. There are several potential project types;
the following list provides overall goals for general project types:
•

All Development: Allow flexible, innovative, and varied
design approaches through interesting architectural forms
for commercial and mixed-use development(s) that will
enliven the pedestrian experience. Provide an architectural
character that reinforces the ground floor retail activities,
historic streetscape environment, and the overall existing
character of Puyallup’s older building forms. For largerscale buildings, create an architectural form and character
that responds to the smaller, older buildings in Puyallup
while allowing additional height and density in the
downtown.

•

Significant Buildings: Promote the preservation and
renovation of older buildings, which are considered
“character structures” or “historic buildings” as defined in
this guideline document (see side bar). Maintain an
appropriate character for all additions through
proportioning of facades, emphasis on historic styles,
detailing, application of facade materials, and attention to
color palettes that are historic and/or replicate historic
forms, elements and/or building character. Non-historic

Significant Buildings:
1. “Character
Structures” are
defined as buildings
constructed prior to
1949 that are located
within the CBD, CBDCore, or RM-Core
zones.
2. “Historic Buildings”
are defined as
buildings that are
listed on the National,
Washington State, or
Puyallup Register of
Historic Places.
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buildings adjacent to or in the vicinity of historic or
character structures will be required to meet guidelines
addressing historically sensitive design.
•

Parking Structures: Reduce the visual and physical impacts
of multi- level garage structures through landscaping, the
use of high quality building materials and well-conceived
façade composition (façade design) in the structure’s
street-facing façade, and the establishment of active uses
adjacent to streets and public sidewalks.

•

Transition Areas: In buildings abutting or across from
residential zones, incorporate building scale, forms,
elements, materials, and ground level detailing that reflect
the character and design forms of the surrounding, smaller
buildings.

•

Multi-family Residential Buildings: Residential projects
should have an active and direct link to the pedestrian
street system, while maintaining an appropriate transition
from public to private space.

1.B. How to Use These Design Guidelines
1.B.1. Applicability:
In the CBD, CBD-Core, and RM-Core zones, any exterior work or
new building square footage requiring a building permit may be
subject design review according to the Downtown Design
Guidelines based on the following thresholds:
Properties zoned RM-20 in
the Downtown Planned
Action Area are also
required to comply with
the design standards in this
guideline document
consistent with the
applicability thresholds for
the RM-Core zone. Please
see Figure 2 – Guideline
Applicability Downtown in
Appendix 6.A.

CBD and CBD-Core zones:
1. New development projects (e.g. commercial, mixed-use, or
multi-family residential)
a. See 1.C for specific area and size thresholds
2. Exterior alterations, redevelopment or additions to existing
buildings that affect:
a. 25% of an exterior elevation that is a street or alleyfacing façade; or
b. 50% of an exterior elevation that is facing a side lot line
or adjacent property
c. Buildings constructed prior to 1949.
RM-Core zone:
1. New development projects (e.g. commercial, mixed-use, or
multi-family residential)

Downtown Design Guidelines
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a. See 1.C for specific area and size thresholds
2. Exterior alterations, redevelopment or additions to
buildings established after February 28, 2017 that
affect:
a. 25% of an exterior elevation that is a street or alleyfacing façade; or
b. 50% of an exterior elevation that is facing a side lot
line or adjacent property.
3. This guideline document shall not apply to pre-existing
single-family residential development in the RM-Core
zone.
1.B.2. Design Guidelines and Other Regulations
The Design Guidelines augment other basic design and
development requirements defined in the following documents:
1. Puyallup Comprehensive Plan
2. Puyallup Municipal Code (PMC)
3. International Building Code
The Design Guidelines are to be used in conjunction with the
Puyallup Zoning Code (Title 20 PMC Code) and other applicable
sections of the Puyallup Municipal Code (PMC), providing clear
requirements for public rights-of-way and site and building
requirements such as setbacks, lot coverage, landscape buffers,
signage, and allowable land uses. These Design Guidelines are
aimed at achieving high quality building design and materials in
Puyallup’s Downtown.

To confirm if your property
or adjacent properties are
listed on a local, state
and/or national historic
register, please refer to the
Historic Places map in
Appendix 6.A.

1.B.3. Properties Listed on Historic Registers
There are several properties in the City of Puyallup that are listed
on the National, Washington State, and/or Puyallup’s Local Historic
Registers. For properties located in the CBD, CBD-Core, or RM-Core
zones that are listed on the National or State historic registers,
proposed exterior alterations or additions meeting the criteria
established in subsection 1.B.1 are subject to the City’s Downtown
Design Guidelines.
Renovations and/or additions to properties listed on Puyallup’s
local historic register are not required to meet the Downtown
Design Guidelines; rather, these properties are subject to review by

Downtown Design Guidelines
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the City’s Design Review and Historic Preservation Board (also
known in these guidelines as the “Design Review Board” or
“Board”) for consistency with Washington State Secretary of the
Interior’s standards for rehabilitation and maintenance of historic
properties (WAC section 254-20-100).
Per PMC section 21.22.030, change of use, construction of any new
building or structure, or reconstruction, alteration, restoration,
remodel, repair, moving, or demolishing any existing property on
the Puyallup historic register is not permitted without review by
the Design Review and Historic Preservation Board and without
receipt of a “certificate of appropriateness”, or in the case of
demolition, a waiver, as a result of the review.
1.B.4. Document Organization
This guideline document is divided into six parts:
1.
2.
3.
4.
5.
6.

Introduction
Significant Buildings
Building Design – Form and Massing
Building Design – Façade
Pedestrian Experience
Appendix

The applicability of Parts 2 through 5 are dependent upon the
scope of work the proposed project. Each section includes a section
stating the applicability of the section to a proposed project. In
addition, each section includes intent statements, guidelines, and
strategies; these three terms defined as follows:
1. Intent:
The statement of intent defines the purpose or goal for the
design guidelines. It seeks to describe ‘why’ the guidelines
that follow are important and what they are trying to
achieve.
2. Guideline:
A guideline is a specific design parameter by which the
intent may be achieved. It seeks to describe ‘what’ -the
specific aspects of building design that should be
considered and incorporated in compliance with the
defined intent.
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3. Strategy:
A strategy is a distinct design move that supports or
expresses the intent of a guideline. It seeks to describe
‘how’ a guideline may be satisfied, while providing for
design variety and flexibility. Some guidelines can be met
by one (or more) of several strategies.
The appendix of this document includes maps showing the areas of
applicability for the guidelines, information on the design review
process, and definitions for key terms.

Contact the Puyallup Planning
Division with any questions
regarding the design review
process or submittal
requirements.
Planning Department
Phone: (253) 864-4165
Email:
Planning@ci.puyallup.wa.us

1.B.5. Design Review Process
When the scope of a project requires design review based on the
criteria established in subsection 1.B.1, the applicant for a
proposed project must use the design guidelines as a framework
for the design of the project. Per PMC 2.29, a project may be
reviewed by the Design Review and Historic Preservation Board or
administratively by City staff based on the size and scope of work.
For Board-reviewed projects, the applicant may request a “preapplication” meeting with the Board prior to submitting a formal
design review application. The pre-application meeting process
allows the applicant to receive initial feedback from the Board
before moving into a formal design stage.
The formal design review process involves review of a project by
the Development Services Planning Division staff and the City’s
Design Review and Historic Preservation Board. The general stepby-step process and submittal requirements for design review by
the Board can be referenced in Appendix 6.B.
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8

PART 1. Introduction

1.C. Required Guideline Chapters by Project Type

Character Structure Renovation (built prior to 1949)

X
X

X

Historic Structure Renovation (listed on a Historic Register)

X
X

New construction located on either side of the same street (same block) as
one or more historic and/or character structure (see Part 2, 2.B.4)

X

X

X

New construction 10,000 square feet or larger

X

Modification to existing structure 4,000 square feet or less in size, no
increase of square footage

X

Addition to existing structure 4,000 square feet or more in size, before or
after construction
New construction or additions greater than 3 floors, 35 feet in height
New construction within transition areas, abutting or across from
residential zones

X

Parking Structures

Downtown Design Guidelines

Part 5: Pedestrian Experience

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
X
X

Façade improvements
Awning or canopy; new or replacement

Part 4: Building Design –
Façade

Part 3: Building Design –
Form & Massing

Part 2: Significant Buildings

Part 1: Introduction

Project Type

Chapters to use

The table below is provided as a guide to applicant and is intended to help determine which
chapters of the Downtown Design Guidelines document apply to a project based on the project
type and proposed scope of work. Please note, a project may fall under more than one “project
type” listed in the table below due to the scope of work, size/scale, location and surrounding
property characteristics. It is recommended that the entire table be reviewed for applicability to
a specific project.

X
X

X

X
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Significant Buildings
“Character Structures” are
defined as buildings
constructed prior to 1949
that are located within
the CBD, CBD-Core, or
RM-Core zones.

“Historic Buildings” are
defined as buildings that
are listed on the National,
Washington State, or
Puyallup Register of
Historic Places.

2.A. Design Intent for Significant Buildings
Some buildings in Puyallup’s downtown are of particular historic
significance or character. “Character structures” include buildings and
structures that were constructed prior to 1949. Renovations and/or
additions should be consistent with the building’s time period and
original design.
Renovations and/or additions to properties listed on the Puyallup’s
local historic register are not required to meet the Downtown Design
Guidelines; rather, these properties are subject to review by the City’s
Design Review Board for consistency with Washington State Secretary
of the Interior’s standards for rehabilitation and maintenance of historic
properties (WAC section 254-20-100).

2.B. Design Guidelines and Strategies
2.B.1. Applicability and Requirements
1. This section applies to any proposed additions, alterations or
renovations to the exterior of a character structure located
within the City’s CBD, CBD-Core, or RM-Core zones.
2. This section applies to any proposed additions, alterations or
renovations to the exterior of a character structure in
downtown Puyallup.

Changes to buildings
located on Puyallup’s local
historic register are
required to be reviewed by
the Board for compliance
with the Secretary of the
Interior’s Standards for
Rehabilitation.
Approved projects will
receive a “certificate of
appropriateness”.

3. This section applies to new buildings or renovation projects on
a lot that is located on either side of the same street (of the
same block), as one or more existing character structure or
historic building; see Section 2.B.4.
4. When renovating an existing character structure, keep existing
exterior materials and architectural elements, where possible.
5. Maintain design forms, elements, and materials consistent with
the character structure. When new elements are applied, such as
pedestrian weather protection, the new building element may
be modified as necessary to maintain the integrity of the historic
architecture.
6. Identify and incorporate dimensions and/or forms of the
character structure for use in any new addition(s) to the
structure.
7. Maintain and reinforce the historic character by using
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appropriate materials, patterns, forms, and detailing of all
elements of the building.
8. Identify 2-3 architectural elements or dimension lines that tie
older, existing buildings to new buildings.
9. Provide a transition between old and new buildings by accepting
some shared building elements and architectural features.
Note: Exterior renovations,
alterations or additions to
existing buildings are
required to meet the
guidelines within the
project’s scope of work.

2.B.2. Renovations
Maintain the overall character and scale of character structures, while
updating projects to current code requirements. Consider the following
strategies:
1. Maintain overall massing and proportions;
2. Preserve existing form modulation;
3. Preserve existing façade materials or, when necessary, use high
quality and complimentary materials;
4. Maintain existing roof forms;
5. Restore or reuse historic storefront design elements; and/or
6. Restore or reuse historic windows, if feasible.
2.B.3. Additions
Reflect and reinforce the overall historic character when adding new
square footage to the side, rear, or top of an existing character
structure. Consider the following strategies:

An architectural datum is a
reference used in the
alignment of building
elements such as
storefronts, awnings, floor
heights, windows, and roof
cornice.

1. Identify and incorporate dimensions and datums of the
character structure for use in any new addition(s) to the
structure;
2. Maintain overall scale and proportions of character structures;
3. Minimize visual impact to existing structures by setting back
new upper stories and/or rooftop additions;
4. Reflect design forms and/or elements of the existing façade,
such as weather protection, bay windows, roof or balcony
projections and/or recessed elements in the addition; and/or;
5. Use high quality materials consistent with the character
structure, particularly on street-facing facades and facades
adjacent to a character structure.
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An architectural datum is a
reference used in the
alignment of building
elements such as
storefronts, awnings, floor
heights, windows, and roof
cornice.

2.B.4. Adjacent Development
When renovating or building new construction on a lot that is located
on either side of the same street (of the same block), as one or more
existing historic building or character structure, consider how best to
reflect and reinforce the overall historic character of the block. Consider
the following strategies:
1. Identify and incorporate dimensions and datums of the
character/historic structure for use in any revision or new
structure;
2. Reference the overall scale and proportions of
character/historic structures in massing and/or façade
articulation;
3. Where adjoining or abutting a character/historic structure,
minimize visual impact to existing structures by setting back
new upper stories and/or rooftop additions;
4. Use high quality materials that complement the
character/historic structure, particularly on street-facing
facades and facades adjacent to a character structure.

Downtown Design Guidelines
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Building Design – Form and Massing
3.A. Design Intent for Downtown Building Form and Massing
It is the intent of this section to achieve the following:

Downtown Design Guidelines

•

Promote new design opportunities, forms, and overall massing
that support the vision of a dense, pedestrian friendly
downtown through the incorporation of setbacks/offsets in
building massing and/or horizontal modulation.

•

Integrate large new buildings into their surroundings by
reducing structural bulk and massing.

•

Balance the increase of building height and mass through
additional public open space requirements.

•

Emphasize building elements at pedestrian-oriented streets,
civic open spaces, historic or character buildings and areas
affording visual orientation opportunities in order to improve
wayfinding. Incorporate special building forms, building
materials, signage, lighting, public plaza(s), and/or larger
sidewalk areas at these key sidewalk locations, street
intersections and civic or pedestrian oriented locations.

•

Reinforce the existing historic character of the City of Puyallup
through the use of flat roofs (less than 3:12 pitch) and special
cornice treatments.

•

Encourage parking garage structures to be efficiently designed
while requiring the reduction of both perceived building bulk
and views of the parked cars.

•

Provide a transition between larger and smaller buildings by
using a combination of setbacks, incorporating smaller forms,
and/or providing varied massing elements in the larger building.

•

Implement height transitions and/or setbacks abutting or across
the street from smaller-scaled residential zones and/or
historic/character structures.

•

Reflect and incorporate portions of the overall massing and/or
form of older buildings while allowing larger projects to be
constructed.
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3.B. Design Guidelines and Strategies
3.B.1. Applicability and Requirements
1. This section applies to:
a. All new projects 10,000 square feet or larger.
b. Renovation projects defined as buildings 4,000 square feet
or greater, before or after construction.
c. All new buildings or additions greater than three (3) floors
or 35 feet in height.
d. All new additions or new buildings on a lot that is located on
either side of the same street (of the same block) as one or
more historic and/or character structures.
e. All new parking structures.
f. All new buildings within transition areas, abutting or across
from residential zones.
2. New buildings 10,000 square feet or larger:
a. Must comply with Site and Neighborhood Context (3.B.2) and
Exterior Public Space, Interior Galleria or Arcade Space
(3.B.7), as well as a minimum of two additional guideline
sections from this chapter.
b. Must provide a transition to smaller adjacent buildings by using
a combination of setbacks, incorporating smaller forms, and/or
providing varied massing elements in the larger building.
3. Parking Structures:
a. Must comply with Site and Neighborhood Context (3.B.2) and
Building Scale and Bulk (3.B.3), Height (3.B.4), Setbacks (3.B.5)
and Modulation of Building Form (3.B.6) to reduce the overall
visual impact of the garage mass, bulk, and scale.
b. A combination of setbacks and landscaping and/or visual
screening devices are required to reduce the overall visual
impact of the garage mass, bulk, and scale.
c. Parking structures at street intersections/ corners and at
ground-level facing sidewalks require special considerations.
See also Sections 4.B.1.4, 5.B.1.3, and 5.B.9.
4. New buildings in transitions areas, abutting or across from
residential zones:
a. Mitigate building scale and bulk and modulation of building
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form by applying the guidelines from 3.B.3 and 3.B.6.
5. Buildings containing only residential uses shall consider the size
and character of the occupiable exterior space between the
building facade and the public right-of-way in the building form
and massing. Exterior amenity spaces are to provide visual
interest both residents and pedestrians.
a. Where the building form creates exterior ground-floor
amenity space(s), provide a landscaped or architectural
transition between the private space and adjacent public
spaces.
b. Provide a landscape or architectural buffer between groundfloor units and a public sidewalk.
c. Provide a landscape or architectural buffer between
adjacent or facing ground-floor units.
3.B.2. Site and Neighborhood Context
Determine appropriate building form and/or modulation of building
massing for the site, taking into consideration:
Pedestrian oriented
streets are defined as
areas located in the
CBD-Core zone.

1. Size of lot;
2. Scale of lot relative to adjacent lots;
3. Scale of neighboring buildings;
4. Proximity to character structures and/or historic buildings;
5. Adjacency to pedestrian oriented streets;
a. Relationship to existing open spaces, and whether additional
ground level and/or upper level setbacks could be
warranted.
6. Relationship to transition zones and whether additional upper
level setbacks might be warranted; and
7. Relationship to solar access and potential of shadow impacts.
3.B.3. Building Scale and Bulk
To reduce the scale of large buildings relative to their context, consider
the articulation of building form with all or some of the following
strategies:
1. Break a large building into smaller masses, elements, and forms
using horizontal or vertical offsets and/or changes in materials.
a. Articulation of ‘base’, ‘middle’ and ‘top’ may be used to
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express distinct areas of a building.
b. Upper floors may be setback from lower floors or a ‘base’
that scaled to relate to neighboring context.
c. Setbacks of the building ‘footprint’ or perimeter may be
introduced to express a distinct building mass.
d. Bay windows and/or recessed/extended porches may be
used to break up the building mass.
2. If larger massing is necessary to achieve development goals,
changes in materials and variation in windows and other devices
are required to reduce the scale of the larger building mass.
a. See Sections 3.B.4 (Height), 3.B.5 (Setbacks), and 3.B.6
(Modulation of Building Form) for design strategies that may
reduce perceived building mass.
3.B.4. Height
Consider stepping down height of a new building where appropriate in
relation to:
1. Residential and Transition zones;
2. Adjacent historic and/or character structures;
3. Adjacent civic spaces;
4. Shadow impacts on pedestrian streets.
3.B.5. Setbacks
1. Step back a new building where appropriate in relation to:
a. Residential zones, to reduce scale of larger buildings relative
to smaller buildings;
b. Adjacent to historic and/or character structures;
c. Adjacent to civic spaces to reduce shadows.
2. Any building greater than three (3) floors or 35 feet in height
(whichever is less) will:
a. Provide a minimum 5-foot setback and a maximum 10-foot
setback at the story where 30 feet in height is reached and
for all stories above.
b. The setback can incorporate exterior porches, balconies or
other usable exterior spaces on public street frontages.
3. A building with a height greater than the street right-of-way
width it fronts upon should incorporate a setback either at the
Downtown Design Guidelines

16

PART 3. Building Design—Form and Massing
second level or top level of the building in order to reduce the
sense of mass of the building.
3.B.6. Modulation of Building Form
1. Horizontal Patterns
Reinforce horizontal character of adjacent structures with all or
some of the following strategies:
a. Building height
b. Ground-level and/or upper level setbacks
c. Scale and/or proportion of floor plates
d. Roof forms and/or roof articulation.
2. Corner Buildings
This design criterion is particularly applicable at important
pedestrian intersections. While it may not be appropriate for all
buildings to emphasize/articulate their corners, consider
relationship of building to city block.
a. Use prominent visual/physical form(s) to assist with
wayfinding in the urban environment.
b. Reinforce larger, important civic spaces and places through
the articulation of building forms, elements, and massing.
3. Roof Articulation
Incorporate a flat roof (less than 3:12 pitch) with cornice or
parapet articulation in the overall building form.
a. Secondary and/or ancillary building elements can have
pitched, arched/bow roofs, and/or gable forms.
b. Flat roofs are optional for buildings in transitional zones.
4. Development Adjacent to Historic or Character Structures
Provide a transition between old and new buildings by
incorporating some shared building elements and architectural
features. New, larger projects have the following options for
establishing a transition to adjacent or abutting older and
smaller structures.
a. Detailing of new projects should incorporate 2-3 forms,
materials, details, and/or other building elements present in
adjacent transitional zones to achieve consistency along
street frontages.
b. Incorporate horizontal or vertical dimensions, and/or
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proportions that reference or reflect older existing buildings
within the block.
c. Incorporate scale elements in the new building form(s)
and/or elements that can be seen in older existing buildings
within the downtown core.
3.B.7. Exterior Public Space, Interior Galleria or Arcade Space
1. Create active, pedestrian friendly civic gathering spaces
adjacent to large buildings for seasonal use and associated
building activities.
2. Enhance and expand upon pedestrian weather protection
through the inclusion of seating areas and adjacent landscape
features to create a lively civic outdoor environment.
3. Arrange massing to offset increased height where feasible. Do
not place civic spaces on the north side of multi- story, large
building projects.
4. For all new or renovation projects of 10,000 square feet or
greater (before or after construction), provide 5-10% of the
building’s total gross square footage of retail and commercial
space to serve as exterior public plaza, expanded sidewalk
zone(s), interior arcade, or galleria space.
5. Provide for midblock pedestrian walkways at full-block
developments that are 200’x200’ or larger.
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Building Design – Façade
4.A. Design Intent for Downtown Building Façades
It is the intent of this section to:
•

Promote appropriate detailing and embellishment of
facade(s) to reduce the impacts of scale and size of a large
building project, while allowing for variation and flexibility
in design.

•

Incorporate multiple building features such as cornices,
weather protection elements, signage bands, and other
elements to reinforce the pedestrian scale, ground floor
orientation, and visual continuity to abutting buildings.

•

All new non-party-wall elevations should have wellcomposed facades, including massing, modulation,
windows, materials, and details.

4.B. Design Guidelines and Strategies
4.B.1. Applicability and Requirements
1. Required at all new street-facing elevations, and revisions
of existing façades, as applicable by section 1.B. For
character structures, see Part 2.
2. A minimum of two strategies are to be used from the list
below, including ones defined under Façade Composition,
Horizontal Articulation, Modulation, Window Design,
Materials and Façade Features.
3. New buildings larger than 10,000 square feet are to comply
with Façade Composition (4.B.2) and Façade Materials
(4.B.6), as well as a minimum of two additional guideline
sections from this chapter.
4. Parking Structures:
a. Must comply with Façade Composition (4.B.2) and
Façade Materials (4.B.6), as well as a minimum of two
additional guideline sections from this chapter.
b. A combination of façade composition, high quality
materials, landscaping and/or visual screening devices
are required to reduce the overall visual impact of the
garage mass, bulk, and scale.
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c. See also Sections 3.B.1.3, 5.B.1.3, and 5.B.9.
5. New buildings containing only residential uses shall
consider how building entry, unit entries, unit windows and
exterior amenities spaces inform the street-facing façade.

Relite defined: windows
or translucent panels
above doors or high in a
partition wall intended to
allow natural light to
penetrate into a building.

a. Provide defined paths to building entry and/or unit
entries from public sidewalk.
b. Ground-floor units whose entry faces a public right-ofway or pedestrian sidewalk, shall have a defined private
entrance (e.g. recessed, covered or raised as a stoop).
c. Units with ground-floor windows or relites facing a
public right-of-way shall consider lines of sight and
facade design opportunities to enhance unit privacy.
d. Upper-floor units which include street-facing exterior
spaces or decks shall consider how the following
architectural components contribute to the façade
composition: recesses, projections, railings, and/or
privacy screens.
4.B.2. Façade Composition
Create a complimentary façade composition, particularly at streetfacing facades. Consider all or some of the following strategies
described in more detail throughout these design guidelines:
1. Setbacks and modulation of building form (see 3.B.5 and
3.B.6)
2. Articulation of horizontal patterns and datums (see 4.B.3)
3. Modulation of building façade (see 4.B.4)
4. Windows – scale and sizes, distribution and groupings, and
detailing (see 4.B.5)
5. Façade Materials and Details (see 4.B.6)
6. Rhythm or Weather Protection (see 5.B.5)
7. Signage (see 5.B.7)
4.B.3. Horizontal Articulation of Façade
1. Identify important horizontal datums, where appropriate;
2. Reinforce cornice line of the building; or
3. Reinforce the pedestrian experience ground-floor streetfacing façade.
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4. Select a minimum of two building elements that articulate
the façade design.
5. Also consider the strategies in sections 5.B.5 Weather
Protection and 5.B.7 Signage.
4.B.4. Façade Modulation (Façade scale)
1. Modulation is defined as the design manipulation of larger
building elements, in order to:
a. Reduce scale of large building facades or reinforce a
building scale appropriate to the adjacent street
frontage and neighboring buildings;
b. Reinforce the character of a building’s mass for form;
and
c. Add interest along the street.
2. Consider the use of all or some of the following
architectural forms or elements:
a. Façade recesses, such as porches or recessed decks or
balconies;
b. Façade projections, such as bay windows;
c. A variety of window sizes; or
d. Roof cornice articulation.
4.B.5. Window and Glazing Design
Enhance the building façade design with window layout.
1. Recommended at all street-facing facades.
2. Create an interesting rhythm and/or pattern of windows.
Consider the following strategies:
a. A variety of window sizes and types (e.g. fixed vs.
operable);
b. Incorporate individual and/or groupings of windows to
create horizontal or vertical articulation;
c. Consider recessed windows and/or projecting bay
windows to add shadows and texture; and
d. Consider high-quality detailing, integration of windows
with siding and/or trim.
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4.B.6. Façade Materials
Enhance building facade appearance and visually reduce building
bulk by incorporating an appropriate variety of high-quality
materials. This guideline should be emphasized at all elevations,
particularly street-facing facades. Consider all or some of the
following strategies:
1. Composition – use a combination of materials to create an
interesting composition.
a. A minimum of two different materials is required, each
a minimum of 30% of the façade.
b. Consider these elements:
i. Scale – use a combination of materials to reduce
the scale of large facades
ii. Texture – incorporate materials that create
shadow lines
iii. Detailing
iv.
Color
2. High quality materials – use natural high quality materials,
in all building elevations that face a street or alley.
a. High quality materials are required at ground floor level
facing commercial areas and/or pedestrian oriented
streets.
b. Where building is adjacent to a historic and/or
character structure, align the height of the high quality
materials with the height of the adjacent development
pattern. For example, where a historic structure is two
or three stories, apply high quality materials to this
height.
c. At all street-facing facades, a minimum of 60% of the
area of the elevation plane at all upper level floors are
required to be high quality materials.
d. All street-facing materials must be installed such as a
way that they will wear well over time with normal
maintenance.
e. High quality materials are defined as natural materials
that convey permanence, and include:
i. brick and stone masonry,
ii. glass,
iii. cast in place concrete,
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iv.
v.

pre-cast concrete panels,
metal cladding, including flush panel,
corrugated, and lap sidings
vi.
concrete masonry units, including smooth,
ground-face, and split-face,
vii.
wood siding and wood panels,
viii.
through-color fiber cement,
ix. phenolic siding products,
x. cement plaster stucco with appropriate control
joints
f. Avoid vinyl, plastics, and EFIS (synthetic stucco)
g. New or specialized building materials not identified
here will be considered on a case by case basis and will
be evaluated for quality, durability, maintenance,
design intent and compatibility with context and design
guidelines.
3. Where high quality materials don’t wrap side elevations,
propose thoughtful transitions between various siding
strategies.
4. Maintain and reinforce the character of nearby historic and
character structures by incorporating appropriate scale,
materials, patterns, forms, and detailing into elements of
the new building.
5. Enhance ground-level street-facing facades with highquality vandal resistant materials, where possible.
6. For parking structures:
a. Incorporate high quality materials in the exterior
materials and/or screening to allow light to penetrate
into the garage while reducing the view(s) of parked
cars from public spaces and rights of way, and
b. Utilize similar materials, forms, and elements in both
the garage and occupied portions of the building.
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Pedestrian Experience
5.A. Design Intent for Downtown Pedestrian Areas
•

Enhance visual interest as well as visibility and safety at all
ground floor space(s) adjacent to public sidewalks.

•

Where sidewalks align with or serve retail uses and/or
pedestrian amenities, enhance wayfinding and
opportunities to stand protected from weather or sun.

•

Incorporate visual screening devices into parking garages to
screen parked cars and enhance pedestrian activity and
safety.

•

Improve the pedestrian experience by reducing the visual
impact of blank walls using embellishment, particularly
along sidewalks.

•

Where residential units are located at the ground-floor
facing a public right-of-way, find an appropriate balance
between the screening of unit windows and outdoor
amenity spaces (for some privacy) and the exposing of the
building facade to create connection and visual interest
along a sidewalk.

5.B. Design Guidelines and Strategies
5.B.1. Applicability and Requirements
Pedestrian oriented
streets are defined as
areas located in the
CBD-Core zone.

1. This section applies to all new construction and additions.
2. Façade improvements to buildings located on pedestrian
oriented streets are subject to sections 5.B.3 and 5.B.5.
3. Parking structures:
a. Must comply with Blank Wall Treatment – Street Facing
Facades (5.B.8) and Strategies for Parking Garage
Entrances and Parking Structures (5.B.9)
b. Facades facing sidewalks shall include ground level
retail/commercial spaces, storefront windows, displays
and/or setbacks with landscaping or architectural
screening.
c. Building corners facing sidewalks should include ground
level retail uses including storefront windows and/or
displays.
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d. Shield views of the parked automobiles from the
sidewalk areas in all locations not covered by corner
treatment defined above.
4. New buildings with ground-floor residential units:
a. Private exterior amenity spaces or yards facing a public
right-of-way or sidewalk shall provide a visual buffer
using landscaping and/or decorative fencing or trellis to
provide a privacy buffer which is still interesting and
engaging of the street.
b. Unit windows facing a public right-of-way, shall consider
lines of sight and design opportunities to enhance unit
privacy as well as pedestrian experience, including
i.
Changes in elevation so units are not right ‘at
grade’,
ii.

Outdoor spaces, e.g. porches or patios;

iii.

Screening, e.g. planters, benches, or trellises;
and

iv.

Landscaping and hardscaping

5.B.2. Wayfinding Elements and Strategies. Recommended at all
street-facing facades.
1. Consider some or all of the following strategies:
a. Special building massing forms
b. Façade composition
c. Weather protection at primary entry
d. Lighting
e. Signage
2. Use prominent visual/physical form(s) to assist with
wayfinding in the urban environment.
3. Reinforce larger, important civic spaces and places through
the articulation of building forms, elements, and massing.
4. Reinforce the horizontal character of abutting structures
using cornice and weather protection elements.
5. Signage bands or stand-alone signs can be standard flat sign
panels or incorporated into a more artistic logo created
through the use of sculptural elements (also refer to City of
Puyallup Sign Code).
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5.B.3. Ground Level Transparency
Provide safety and a warm and inviting atmosphere.
1. Encouraged at new commercial and retail spaces at groundlevel street-facing facades on major street frontages.

Pedestrian view plane is
defined as the horizontal
area between two feet
and eight feet above the
exterior grade.

2. Encouraged at building entries and doorways for safety and
an open and inviting atmosphere
3. Provide glazed doorways where appropriate.
4. A minimum of 60% transparency within the pedestrian view
plane should be achieved for commercial and/or mixed-use
developments.
5. A minimum of 30% transparency within the pedestrian view
plane should be achieved for ground floor residential
buildings.
6. For character structures, see Part 2.
5.B.4. Building Entries
Enhance public safety while reducing opportunities for vandalism.
Building entries include commercial building entries, residential
building entries, garage entries, fire exits, and service/utility access.
This strategy is required at all street-facing façades.
1. Align primary building entries with pedestrian points of
access. Consider transit stops, cross walks, public open
spaces, and/or building design (massing and façade)
strategies.
2. Avoid locating garage entries and building services (utility
and/or trash rooms) along the primary pedestrian façade.
3. Primary building entries and lobbies:
a. Provide defined paths to building entry from public
sidewalk.
b. Consider how façade design, weather protection,
lighting, signage, and site design (hardscaping and
landscaping) contribute to building entry experience.
c. Building entries and lobbies should include high quality
materials.
4. Residential unit (or building) entries should provide a visual
transition from the sidewalk including:
a. Changes in elevation, e.g. stoops;
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b. Outdoor spaces, e.g. porches or patios;
c. Screening, e.g. planters, benches, or trellises; and
d. Landscaping and hardscaping
5. Provide screens, rolling doors, or other devices to reduce or
eliminate small recessed/sheltered areas at non-public
doorways where loitering and/or vandalism could occur.
6. Incorporate Crime Prevention Through Environmental
Design (CPTED) principles in the design of a building’s
ground level and surrounding site areas. Principles include:
“Eyes on the street” for public surveillance, direct sight lines
to building or garage entries, use of glazing in stairs and
elevators, use of a variety of pedestrian and building
lighting, minimize physical obstructions (over 30 inches tall
or wide), eliminate dark garage or doorway refuge areas,
and/or provide clean and inviting public spaces.
5.B.5. Pedestrian Weather Protection
Improve the downtown pedestrian experience through weather
protection. Weather protection can be achieved by use of a canopy
or awning as described in the guidelines below.
Note: improvements
within the public rightof-way require City
approval.

1. Pedestrian weather protection required at:
a. Adjacent to transit stops
b. Properties located in the CBD-Core zone.
c. At new primary building entries and at new ground floor
commercial
d. All new nonresidential projects located outside CBDCore are encouraged to incorporate pedestrian weather
protection.
2. Proposed weather-protection should meet the following
strategies:
a. High quality materials
b. 5-foot minimum depth. Breaks or notches may be
necessary to accommodate street lights, light poles, etc.
c. Continuous sidewalk coverage should be utilized to the
furthest extent possible for properties located in the
CBD-Core zone.
d. Canopies and awnings should be designed to a size,
shape and module to fit and enhance the building’s
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Canopy is defined as a
permanent rigid roof or
structure extending over
doors and windows with the
purpose of providing shade
or shelter from weather
conditions and/or
embellishment of the
façade.

articulation and fenestrations. They should not obscure
or cover ornamental or architectural features of the
building (i.e., rooflines, arches, cornice, banding, etc.).
e. Canopies:
i.

Canopies should be constructed using high
quality materials such as steel and/or other
metals.

f. Awnings:
i.

Awning is defined as an
overhead roof or structure
consisting of a fixed or
movable frame covered
with a fabric or material
surface, usually sloped,
extending over doors and
windows with the purpose
of providing shade or shelter
from weather conditions
and/or embellishment of
the façade.

Awnings should have open ends and bottom,
called “shed awnings”, to minimize obstructed
views of the storefront and building features.
ii. Architectural fabric, in a matte finish suitable for
outdoor use, should be used and cover the front
of the awning frame. Awnings should be UVresistant. Awnings made of shiny or high-gloss
materials are discouraged.
g. Transit Stops: When transit stops are abutting the site,
provide seating and weather protection as part of the
facade and/ or sidewalk design (coordinate with Pierce
Transit).
5.B.6. Lighting
1. Provide lighting to create an inviting and safe pedestrian
environment.
5.B.7. Signage
1. Signage bands or standalone signs can be standard flat sign
panels or incorporated into a more artistic logo created
through the use of sculptural elements (also refer to City of
Puyallup Sign Code, PMC 20.60).
5.B.8. Blank Wall Treatment – Street Facing Facades
Improve the pedestrian experience by reducing the visual impact
of blank walls through the use of embellishment, particularly along
sidewalks.
1. Avoid black walls along sidewalks and pedestrian areas.
2. Incorporate multiple materials and a varied layout within
any facades containing walls without modulation over 30
feet in length or 400 square feet in area to create visual
interest, choose one:
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a. Variety of material types (2 minimum), color, texture
and/or accents. Accent materials must cover a
minimum of 20% of the area of the wall and may include
glazing, relief artwork, or painted murals; or
b. Painted murals for firewalls or party walls; or
c. Vine wall or evergreen screen contained within a 3 feet
minimum width planting bed. Metal or wood vine
structure (trellis or wire/vine system) should be at least
7 feet high placed every 10 feet on center along length
of wall. Each bed must be irrigated and planted with
climbing vines and groundcovers sufficient to cover the
trellis within three (3) years.
Note: vehicular entries
and exits are subject to
City Engineering review
and approval.

5.B.9. Strategies for Parking Garage Entrances and Parking
Structures
1. Vehicular garage entries and vehicular service areas should
be located on a building facade(s) facing away from the
primary street.
a. Where building is adjacent to an alley, locate garage
entry/exits from alley, unless unfeasible. If unfeasible,
please clarify why and/or how.
b. If no alley exists, locate garage entry/exits behind
and/or as far from the primary pedestrian entry and/or
primary ground-floor use.
2. Minimize size and visual impact of the entry portal.
3. Primary garage elevator entry should be visible and
accessible from the public sidewalk.
4. Glaze all stairwells and elevator shafts and provide direct
access to sidewalks.
5. Facades facing sidewalks shall include
c. ground level retail /commercial spaces,
d. storefront windows/ displays, and/or
e. setbacks with landscaping or architectural screening.
6. Building corners facing sidewalks shall include ground level
retail uses including storefront windows, and/or displays.
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Appendix
6.A. Maps
6.A.1. Design Review Zones
The following figures demonstrate the areas in the City of Puyallup where the guidelines apply.
The guidelines apply to the Central Business District (CBD), Central Business District-Core (CBDCore), and Regional Growth Center Oriented Multi-Family Residential (RM-Core) zoning
designations, which are designations located within the City’s two Regional Growth Centers
(RGC): Downtown and South Hill. In addition, the guidelines apply to RM-20-zoned properties
located within the City’s Downtown Planned Action Area (See Figure 2). Please refer to Figure 1
for a map showing the location of RGCs in the City and Figures 2 and 3 for maps of zoning within
each of the RGCs.
Figure 1: Areas of Guideline Applicability
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Figure 2: Downtown Puyallup – Areas Subject to Design Guidelines
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Figure 3: South Hill – Areas Subject to Design Guidelines
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6.A.2. Historic Properties
There are fourteen (14) properties in the City of Puyallup that are listed on the National, State,
and/or Puyallup registers of Historic Places. Figure 4 below provides a table of all fourteen
properties, addresses, and the registers they are listed on. The locations of those listed properties
within the downtown area are shown on the map in Figure 5. Please note, not all fourteen
properties are shown within the extent of the map.

Figure 4: Table of National, State, and Local listed properties
MAP
NUMBER
1
2
3
4

5
6
7
8
9
10*
11
12
13*

BUILDING NAME
Christ Episcopal Church
Meeker Mansion
Tribune Building
Peace Lutheran Church
Puyallup Assembly Center
(Washington State
Fairgrounds)
Karshner Building
Pihl Brothers Building
Knight Building
Powerhouse Pub/PSE Electric
Railway
Lotz, J.H., House
Puyallup-Tacoma Transit
Company
Stewart - Brew House
Benkovich House

ADDRESS
210 5th St SW
312 Spring St
200 S Meridian
214 E Pioneer

YEAR
BUILT
1926
1888
1909
1892

NATIONAL
REGISTER
Yes
Yes
No
No

WA STATE
REGISTER
Yes
Yes
No
Yes

PUYALLUP
REGISTER
No
Yes
Yes
No

110 9th Ave SW
124 S Meridian
101 S Meridian
300 N Meridian

1942
1915
1911
1911

No
No
No
No

Yes
No
No
No

No
Yes
Yes
Yes

454 E Main
1004 2nd Ave NW

1907 No
1891 Yes

No
Yes

Yes
No

107 W Stewart
219 5th Ave NW
518 9th St Sw

1908 No
1889 No
1924 No

No
Yes
No

Yes
No
Yes

Yes

No

14*
State Fish Hatchery
1429 14th St SW
1949 Yes
*Note: These properties are not shown within the extent of the map in Figure 4.
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Figure 5: National, State, and Local listed properties in the City of Puyallup

Downtown Design Guidelines

34

PART 6. Appendix
6.B. Design Review Process
When the scope of a project requires design review based on the criteria established in
subsection 1.B.1., the applicant for a proposed project must use the design guidelines as a
framework for the design of the project. Per PMC 2.29, a project may be reviewed by the Design
Review and Historic Preservation Board or administratively by City staff based on the scope of
work. The flowchart in Appendix 6.D. may be referenced to determine the required review
process.
For Board reviewed projects, the applicant can request a “pre-application” meeting with the
Board prior to submitting a formal design review application. The pre-application meeting
process allows the applicant to receive initial feedback from the Board before moving into a
formal design stage.
The formal design review process involves review of a project by the Development Services
Planning Division staff and the City’s Design Review and Historic Preservation Board. The general
step-by-step process and submittal requirements for design review by the Board are as follows:
1. Pre-application meeting with Board
a. Submittal
i. Submittal may be informal but must include scaled drawings of the proposal
and a narrative of how the project meets the guidelines.
ii. Pre-application meeting request and materials must be submitted to the
Development Services Department at least two (2) weeks in advance of the
Board’s regularly scheduled meeting.
b. Board Meeting
i. Applicant or representative must be present to respond to potential questions
at the Board meeting and receive feedback. No formal decision well be
rendered at this point in the process.
ii.

Applicants may request additional pre-application meetings with the Board
to receive additional feedback prior to formal design review submittal.

2. Formal design review application submittal
a. Submittal
i.
ii.

iii.

Application form available on the City’s website.
Design review application form and required attachments must be submitted
through the Development Services Permit Center; please see application form
for complete list of submittal requirements.
Application is recommended to be submitted and reviewed concurrently with
an associated land use permit, if applicable.

b. City Planning staff review
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i.

The City’s Development Services Planning Division staff conduct preliminary
review of the application and provide analysis to the Board for consideration
in their review of the application.

c. Design Review Board meeting and decision
i.

Meeting is held with the Design Review Board and a decision is rendered at
that meeting, unless additional time or information is required.

ii.

Applicant or representative must be present to respond to potential questions
at the Board meeting.
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6.C. Definitions
1. Abut/abutting: A building or object that is directly next to another building or property.
2. Arcade: An exterior walkway that is covered above by building floors and/or a continuous
series of porches or a roof form, not just a roof element.
3. Arched or bow roof: A roof form that is not a plane or a constant slope/pitch and
resembles a curved form.
4. Articulation: The design and/or detailing of architectural elements (cornice, grouping of
windows, material bands) that create visual interest and embellishes the façade.
5. Awning: an overhead roof or structure consisting of a fixed or movable frame covered
with a fabric or material surface, usually sloped, extending over doors and windows with
the purpose of providing shade or shelter from weather conditions and/or embellishment
of the façade.
6. Canopy: a permanent rigid roof or structure extending over doors and windows with the
purpose of providing shade or shelter from weather conditions and/or embellishment of
the façade.
7. Character Structure: Buildings constructed prior to 1949 that are located within the CBD,
CBD-Core, or RM-Core zones.
8. Crime Prevention Through Environmental Design (CPTED): A series of design and planning
principles that identify design actions which, when applied, have the potential for
reducing criminal activity and improving quality of life. These principles incorporate both
physical and non- physical patterns within the design of a site or building.
9. Datum: A reference used in the alignment of building elements such as storefronts,
awnings, floor heights, windows, and roof cornice.
10. Design guidelines: A set of design goals, elements, intentions and/or design directions,
which often are divided into chapters that describe building types, building size and city
districts. The Design Guidelines define a set of particular design directions or concepts
that identifies a broad set of design patterns, building characteristics or forms for a
particular community/place.
11. Façade features: Building elements within a façade including, but not limited to, windows,
doors, art elements, awnings, signs, light fixtures, and planter boxes, as well as changes
in materials that create distinctive areas/forms within a façade.
12. Galleria: A large and open interior public space within a building, typically open to the
roof, and which often has pedestrian circulation on the upper floors facing into the
interior space.
13. Glazing: Glass or mostly transparent material such as plastics, resins, etc.
14. Historic cornice or Intermediate cornice: The area of a building where the roof and façade
planes intersect, or where an intermediate floor plane and façade intersect, and which is
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typically embellished to articulate the top or intermediate floor elevation behind the
façade, respectively.
15. Historic Building: Buildings listed on the National, Washington State, or Puyallup Register
of Historic Places.
16. High quality materials: Durable, long- lasting, vandal resistant materials.
17. Historic character: The design forms, elements, details and materials that were used in
the construction of a building at a particular time in history.
18. Mass/massing/visual mass/building bulk: The overall three-dimensional volume of a
building.
19. Modulation: The recessing back or projecting forward of a portion of a building face or
roof within specified intervals of building width and depth, as a means of breaking up the
apparent bulk of the building’s continuous exterior walls.
20. Party wall: A wall that is shared by or that separates two abutting buildings and that
typically serves as a firewall.
21. Pedestrian oriented streets: located in the CBD-Core zone.
22. Pedestrian realm: The sidewalk, streetscape, and larger visual landscape or cityscape that
is visible to a person from a particular vantage point.
23. Pedestrian view plane: the horizontal area between two feet and eight feet above the
exterior grade.
24. Relite: windows or translucent panels above doors or high in a partition wall intended to
allow natural light to penetrate into a building.
25. Roof plane: The location of a roof, which is flat and/or is defined by its slope/pitch, relative
to the ground or first floor of a building.
26. Schematic design package: A set of architectural drawings supported by other documents
required by the city that includes; an overall site plan and block plan; all building façade
elevations - rendered; a floor plan for each floor; a roof plan; and typically two to three
full building sections that clearly describe the design intent, materials to be used,
dimensions, and other design elements to be provided (such as exterior lighting, awnings,
signage and/or other exterior features).
27. Setback (vertical offset, vertical planes, “wall plane setback”): A change or modulation in
the location of vertical planes of a building façade relative to property lines and/or
foundation location.
28. Solid-to-void area: A dimensional and square foot area composed of repeated (often
similar) building elements such as windows, that creates a distinctive pattern within a
building façade.
29. Special Treatment: The incorporation of specific design elements such as landscaped
decks, terraces, porches, and/or the embellishment of the façade through the use of
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different materials within the façade to further articulate the space between two
buildings or masses.
30. Department of Archaeology and Historic Preservation (DAHP): State of Washington
Department of Archaeology and Historic Preservation in Olympia, Washington.
31. Vine wall: A fence or trellis structure that allows vines to grow and intertwine themselves
around the mesh to provide a vegetative screen.
32. Visual continuity: A repetition of building elements, dimensions, or other characteristics
that provides common patterns or thematic elements that are shared or visible within a
group of buildings, along a street, or around a park or plaza.
33. Visual legibility: The use of repeated building elements, forms, signs, lighting elements,
etc., that are easily visible and that identify or define a particular place, neighborhood,
street, or district within a larger urban environment.
34. Visual orientation/wayfinding: Use of a series of visual cues and/or clues to locate oneself
and one’s destinations within an urban environment, campus environment, or large
building complex. Such cues may include signage and other graphic communication, clues
inherent in a building’s spatial grammar, and logical space planning, as well as audible
communication, tactile elements, and provisions for special needs users.
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Appendix C:
Seismic Assessment

(311 West Pioneer)
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Upon this foundation we have, steadily and intentionally, built
leaders in architecture, interiors, engineering, and planning, focused on
delivering the highest level of design excellence in service to our clients.
This mark is our signature and our promise.
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EXECUTIVE SUMMARY			
An ASCE 41-13 Tier 1 seismic evaluation of the existing Public Safety Building was conducted for the City of
Puyallup. As part of the evaluation, partial existing building drawings were reviewed, and a site visit was conducted
on September 30, 2019. The two-story police, jail, and fire station have several significant deficiencies in the
structure which do not meet the standards for a critical infrastructure building to meet the required performance
level of Operational. The primary deficiency is that it is unknown whether the building has a complete lateral
load path from the roof to the foundations.
The reason the load path, as well as several other items were found to be unknown, was due to the fact only partial
as-built structural drawings were available for review. The structural drawings reviewed were from a remodel by
Rasmussen Hobbs dated July 23, 1990 and March 9, 1992.

ASC E 41-1 3 A N A LYS I S B ACKGRO UND
The seismic evaluation was conducted using ASCE 41-13 Seismic Evaluation and Retroﬁt of Existing Buildings. This
document is not a code, but a nationally-recognized standard used by engineers to evaluate and retroﬁt existing
buildings. Previously, there were two separate documents for the evaluation and retroﬁt of existing buildings:
ASCE 31 and ASCE 41, respectively. Recently, these documents were combined into the updated version, ASCE
41-13, to help alleviate some of the inconsistencies that occurred when a building made the transition from
seismic evaluation to the retroﬁt/upgrade process. New building codes include many provisions which require or
encourage design and detailing practices that improve the seismic performance of a building, including regular
building configuration, ductile detailing, and high-quality materials. Most existing buildings will not meet these
criteria that new construction would be designed and detailed for; however, it is recognized that these existing
structural systems still have capacity the new code doesn’t recognize. The ASCE 41-13 includes guidelines and
methods for evaluating the capacities of existing structural elements that might otherwise be insufficient when
analyzed using the new building code provisions.
Within the ASCE 41-13, there are four building Performance Levels (lower to higher performance): Collapse
Prevention (5-E), Life Safety (3-C), Immediate Occupancy (1-B), and Operational (1-A). Unless otherwise required
by code (i.e. emergency response facilities, prisons, or other essential facilities), most buildings are designed for
the Performance Level of Life Safety (LS). The LS performance level is meant to ensure the safety of building
occupants; however, buildings with this performance level will likely experience significant damage that may or
may not be repaired or occupied after the earthquake. For critical
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Figure 1
Building Performance Labels

facilities which need to retain full function immediately post-earthquake to provide emergency response to the
community, such as a ﬁre station, the building is evaluated to the higher standard of Operational. It should be
noted for structural evaluation the Operational and Immediate Occupancy criteria are the same. The difference
in the two levels is the equipment is operational, see Figure 1. Figure 2 includes a summary of each performance
level and the anticipated damage for a building designed to each performance level.
ASCE 41-13 incorporates a multi-tier methodology for evaluating existing structures. Tier 1, which was chosen
for this analysis, is a preliminary screening phase which utilizes a checklist approach to identify potential seismic
hazards. It should be noted that at this stage, any identified risks are preliminary and may or may not be justifiable
using a higher tier analysis. Tier 2 and Tier 3 are the evaluation and detailed evaluation phases, respectively,
which were not conducted at this time. If a deficiency is identified in the Tier 1 screening phase further Tier 2 or
Tier 3 analysis can be used to show the speciﬁc item is acceptable. After the seismic evaluation is completed
ASCE 41-13 may be used to complete a seismic retroﬁt design to address issues identified in the evaluation
stage. As a part of the Tier 1 screening phases, various analyses or “Quick Checks” are to be performed where
specifically required. Not all items that pass the quick check will necessarily meet more detailed checks nor are
they guaranteed to meet current code requirements.
The Tier 1 analysis consists of a visual survey, which was conducted on September 30, 2019. For each of the Tier
1 checklist items, an evaluation of Compliant (C), Non-compliant (NC), Not Applicable (N/A), or Unknown (U)
is marked. NC does not necessarily mean that the issue cannot be justified with a higher tier evaluation phase;
rather, only that it does not pass the Tier 1 screening criteria.

Preliminary Site Feasibility Studies
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Figure 2
Damage Control and Building Performance Labels

SCO PE AN D L I M I TAT I O N S
This limited Tier 1 analysis is based on site observations of only readily visible items and evaluation of available
drawing documents listed herein. It should be noted that other deficiencies might exist that have not been
identified by this screening phase and quick checks. In addition, no material or other testing was performed at
this time for review. Limited Tier 1 quick check calculations have been performed and a more in-depth detailed
analysis may be performed, though it is likely to have minimal impact on the results of this evaluation.
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EX I STI N G B U I L D I N G D E SC RIP TIO N
The existing public safety building is located at 311 W Pioneer Ave,
Puyallup, Washington. The original building was built in 1968 and
remodeled in 1990 and 1992 and was constructed of wood-framed walls
with sporadic brick shear walls. The roof of the building is constructed
of a mix of wood dimensional lumber and engineered I-joists. The roof
diaphragm consists of wood sheathing that spans between joists.
The building remodel drawings prepared by Rasmussen Hobbs in 1990
and 1992 were available for review. No specifications or geotechnical
report was available. Figures 3 - 8 show all sides of the existing Public
Safety Facility.

Figure 3
Southwest Corner

The seismic provisions in the current International Building Code with
Washington State Amendments have changed significantly since the
facility was originally designed, and the purpose of this report is to
identify potential seismic deficiencies in the structural system.

Figure 4
Southeast Corner

Figure 5
East Elevation

Figure 7
Northwest Corner

Figure 8
West Elevation

Figure 6
Northeast Corner
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P U BLIC SAFE TY BUILD ING E VALUATI ON
Evaluation Criteria

Figure 9
Level of Seismicity Definitions

This building was evaluated for a seismic event with a probability
of exceedance of 10% in 50 years or a 500-year event (BSE-1) for a
Performance Level of Operational. This is the same design earthquake
ground motion hazard to which new buildings are designed. The level
of seismicity was determined at the site and compared to the ASCE
41-13 level definitions (see Figure 11). For this building, SXS=0.835 and
SX1=0.488; therefore, the site is considered to be in an area of high
seismicity. (Figure 9)

a

The higher level of seismicity defined by SDS or SD1 shall govern.

Source: Table 2-5, page 49; ASCE
Standard – ASCE/SEI 41-13: American
Society of Civil Engineers – Seismic
Evaluation and Retrofit of Existing
Buildings

Based on this seismicity definition and an Operational performance
objective, the required checklists can be determined, as seen in
Figure 10. The Basic Configuration, Immediate Occupancy Structural
Checklists are required.
ASCE 41-13 has different checklists depending on the building
construction type. This building type is classified as both RM1,
Reinforced Masonry Bearing Walls, and W2, Wood Framed Walls.

Summary of ASCE 41-13 Tier 1 Evaluation
The Tier 1 screening phase identified numerous structural and nonstructural items as either non-compliant or unknown. Non-compliant
and unknown issues require further evaluation in order to determine
their full impact on the seismic performance of the building, but
these issues are a relatively good indicator of potential performance
issues. A summary of non-compliant and unknown issues is presented
below organized by each checklist. Copies of the Tier 1 checklists and
calculations are included in this report in Appendices A and B.
Figure 10
Checklists Required for a Tier 1 Screening

Source: Table 4-7, page 67; ASCE Standard – ASCE/SEI 41-13: American Society of Civil Engineers – Seismic Evaluation and Retrofit
of Existing Buildings
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Immediate Occupancy Basic Configuration Checklist
 Load Path – The provided building drawings do not clearly indicate
that there is a lateral load path to transfer seismic forces from wall
panels, into the roof diaphragm, into the main lateral force resisting
system and then out into the foundations. The connections of the
walls to the roof and slab are unable to be confirmed in all areas
of the building due to partial building drawings being available, or
without invasive selective demolition and testing.
 Adjacent Buildings – The clear distance between the added Sally Port/
Recreation area and the original building is noted on the drawings to
only be 2”, which does not meet the required ratio (Figure 13).
 Soft Story – Although unable to confirm, it appears by observation
that the stiffness of the upper floor of the building is significantly
less stiff that the first level, which has numerous longer reinforced
masonry shear walls. (Figures 12, 15).

Figure 11
Blocking At Firehouse 2Nd Floor

 Geologic Site Hazards – There is no geotechnical report available
for the site to confirm or deny the presence of liquefiable soil below
the station. However, a Mount Rainier eruption will place the Puyallup
valley at risk of catastrophe from a lahar.

Immediate Occupancy Structural Checklist for Building
Type RM1
 Shear Stress Check – The extent of all masonry shear walls was
not able to be verified on site or through the drawings. Further
investigation/calculations would be required to determine if the walls
are within the allowable stress limitations.

Figure 12
Full Height Masonry Wall At
Apparatus Bay

 Transfer to Shear Walls – We were unable to confirm if the roof
diaphragm is connected to all of the walls in order to develop the
lesser of the shear strength of the walls or diaphragms, although all
shear walls observed did have some sort of shear connection to the
diaphragm.
 Wall Anchorage – Exterior CMU walls are dependent on the diaphragm
for lateral support and are required to be anchored for out-of-plane
forces at each diaphragm level with steel anchors, reinforcing dowels,
or straps that are developed into the diaphragm. Unable to confirm
if all CMU walls are properly anchored to the diaphragm for out-ofplane forces. (Figure 14).
 Plan Irregularities – There were no observed members that transfer
the loads at the reentrant corners.
 Cross Ties for Flexible Diaphragms – The building has a flexible
roof diaphragm and requires continuous cross ties to connect the
walls across the diaphragm. At the wood floor and roof diaphragms,
the ties must not use cross grain bending to transfer forces to the
diaphragm.

Figure 13
Sally Port And Rec Area.
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•

Diagonally Sheathing and Unblocked Diaphragms – The roof
diaphragm of the building appears to be unblocked and has
horizontal spans greater than the 30 feet allowed.

•

Stiffness of Wall Anchors – It is unknown if the anchors of masonry
walls to wood structural elements throughout the building are
adequate.

Immediate Occupancy Structural Checklist for Building
Types W2
Figure 14
Oop Connections At CMU Walls

 Shear Stress Check – The shear stresses in the wood-framed shear
walls are unknown as only partial building drawings were available
for review. Further investigation/calculations would be required to
determine if the walls are within the allowable stress limitations.
 Narrow Wood Shear Walls/Walls Connected Through Floors – Unable
to confirm the full extent of wood-framed shear walls due to only
partial building drawings being available for review.
 Openings/Hold-Down Anchors – Unable to confirm the full extent of
wood-framed shear walls due to only partial building drawings being
available for review.
 Narrow Wood Shear Walls - Unable to confirm the full extent of
wood-framed shear walls due to only partial building drawings being
available for review. Although, by observation, very few narrow
exterior wood walls were present.
 Roof Chord Continuity – Roof and floor chord elements were not
observed.
 Plan Irregularities – There were no observed members that transfer
the loads at the reentrant corners.

Figure 15
Concrete And CMU Walls At Jail

 Diagonally Sheathing and Unblocked Diaphragms – The roof
diaphragm of the building appears to be unblocked and has horizontal
spans greater than the 30 feet allowed

Structural Impacts of the Puyallup River Lahar:
In addition to evaluating the existing facility for potential seismic
deficiencies, it was also asked that Mackenzie evaluate the potential
impact of the Puyallup River Lahar on this site. Studies show that
a Mount Rainer eruption would place the Puyallup valley at risk of
a catastrophic event from a lahar. According to the United States
Geological Survey (USGS), “Lahars look and behave like flowing
concrete, and they destroy or bury most man-made structures in their
paths.” With this in mind, it is highly unlikely if not impossible that this
building, which is in the anticipated lahar flow, would remain intact, let
alone operational after a lahar event.

Structural Impacts of Potential Vertical Expansion:
This seismic assessment was initially intended to determine the possible
structural upgrades required to upgrade the existing facility to an
essential facility under current code standards so that it could potentially
support a vertical expansion of three to five new stories. The additional
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stories would be required in order to meet the programming needs of
the police/jail facility. The existing bearing walls and foundations were
not designed for the magnitude of loads that an additional three to
five stories would require. These foundation elements would not be
sufficient for the additional loading and would need to be demolished
and replaced throughout the building. While vertical expansion is
possible, it is extremely inefficient and cost prohibitive, especially
when compared to building a new facility.

Conclusion
The Tier 1 analysis has revealed that the building has multiple
structural seismic deficiencies which would not meet current seismic
design standards for an essential facility. Based on the site and existing
building information available at this time, a retrofit would be required
to address the deficiencies identified in the Tier 1 checklists to meet
Operational standards. A thorough, Tier 2 analysis of the building in
conjunction with materials testing and geotechnical investigation would
need to be conducted to provide a comprehensive upgrade design
for the facility. The complete analysis and design development for
those repairs is an effort that is beyond the scope of this investigation.
Depending on the results of this additional analysis/investigation, there
may be changes to the list of deficiencies above. Functionality and fire
life safety deficiencies have not been addressed and are outside the
scope of this report.
Once a completed analysis and design of a seismic upgrade has been
submitted and construction has been completed, the Puyallup Public
Safety Building, assuming no vertical expansion has occurred, can
expect to remain occupied and functional after a seismic event of the
size expected in the region.
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Required Information:
Level of Performance
Level of Seismicity
General Bldg. Description

yes

Chapters 2 & 3

Benchmark
Building?

Downloaded from ascelibrary.org by Ryan Baker on 06/19/14. Copyright ASCE. For personal use only; all rights reserved.

Section 4.3
no
Selection of Checklists

Section 4.4

Very Low
Level of Seismicity &
Life-Safety Level
of Performance?

Complete the
Level of Very
Low Seismicity
Checklist

yes

Section 16.1.1

no
Complete the Basic Configuration
Checklist

Section 16.1

Quick Checks

Very Low
Seismicity IO
or Low,
Moderate, or High
Seismicity (LS/IO)?

yes

Complete the Building System
Structural Checklist

Sections 16.2 – 16.16

Quick Checks

no

Complete the
Nonstructural Checklist

Section 16.17

*NOT INCLUDED IN THIS
SCOPE OF WORK
no

Summarize Deficiencies

Further Evaluation
Required?

Section 3.3

Tier 1: Screening Phase
FIG. 4-1. Tier 1 Evaluation Process
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APPENDIX C

Downloaded from ascelibrary.org by Ryan Baker on 06/19/14. Copyright ASCE. For personal use only; all rights reserved.

SUMMARY DATA SHEET

PUYALLUP PUBLIC SAFETY BUILDING
311 W PIONEER AVE, PUYALLUP, WA
47.1906635
-122.29688
1968
1993
23050
220
2
19'-6" AND 11'-6"

9/30/19
TK
UNKNOWN
80
19'-6"
FIRE/POLICE STATION

WOOD-FRAMED JOISTS AND GIRDERS
CMU/WOOD WALLS
CMU/WOOD WALLS
WOOD-FRAMED JOISTS AND GIRDERS
WOOD-FRAMED JOISTS AND GIRDERS
CONCRETE SLAB ON GRADE
WOOD AND CONCRETE COLUMNS
GOOD
NONE

CMU AND WOOD SW
CMU AND WOOD WALLS
PLYWOOD

STRIP AND PAD FTGS

CMU AND WOOD SW
CMU AND WOOD WALLS

0.835
D (ASSUMED)

0.488
1.00

0.675
HIGH
0.533
0.916
N/A

0.363
IO - OPERATIONAL

1.518

N/A

N/A

RM1, W2

Seismic Evaluation and Retrofit of Existing Buildings
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Puyallup Public Safety Facility
Project: ____________________________________________

311 W Pioneer Ave, Puyallup, WA
Location: ____________________________________________

TK
Completed by: _______________________________________

10/7/19
Date: ________________________________________________

16.1.2IO

IMMEDIATE OCCUPANCY BASIC CONFIGURATION CHECKLIST

Very Low Seismicity
Building System

Downloaded from ascelibrary.org by Ryan Baker on 06/19/14. Copyright ASCE. For personal use only; all rights reserved.

General
C

NC

N/A U

LOAD PATH: The structure shall contain a complete, well-defined load path, including structural elements
and connections, that serves to transfer the inertial forces associated with the mass of all elements of the
building to the foundation. (Commentary: Sec. A.2.1.1. Tier 2: Sec. 5.4.1.1)

C

NC

N/A U

ADJACENT BUILDINGS: The clear distance between the building being evaluated and any adjacent building
is greater than 4% of the height of the shorter building. This statement need not apply for the following
building types: W1, W1a, and W2. (Commentary: Sec. A.2.1.2. Tier 2: Sec. 5.4.1.2)

C

NC

N/A U

MEZZANINES: Interior mezzanine levels are braced independently from the main structure or are anchored
to the seismic-force-resisting elements of the main structure. (Commentary: Sec. A.2.1.3. Tier 2: Sec. 5.4.1.3)

Building Configuration
C

NC

N/A U

WEAK STORY: The sum of the shear strengths of the seismic-force-resisting system in any story in each
direction shall not be less than 80% of the strength in the adjacent story above. (Commentary: Sec. A.2.2.2.
Tier 2: Sec. 5.4.2.1)

C

NC

N/A U

SOFT STORY: The stiffness of the seismic-force-resisting system in any story shall not be less than 70% of
the seismic-force-resisting system stiffness in an adjacent story above or less than 80% of the average seismicforce-resisting system stiffnessof the three stories above. (Commentary: Sec. A.2.2.3. Tier 2: Sec. 5.4.2.2)

C

NC

N/A U

VERTICAL IRREGULARITIES: All vertical elements in the seismic-force-resisting system are continuous to
the foundation. (Commentary: Sec. A.2.2.4. Tier 2: Sec. 5.4.2.3)

C

NC

N/A U

GEOMETRY: There are no changes in the net horizontal dimension of the seismic-force-resisting system of
more than 30% in a story relative to adjacent stories, excluding one-story penthouses and mezzanines.
(Commentary: Sec. A.2.2.5. Tier 2: Sec. 5.4.2.4)

C

NC

N/A U

MASS: There is no change in effective mass more than 50% from one story to the next. Light roofs,
penthouses, and mezzanines need not be considered. (Commentary: Sec. A.2.2.6. Tier 2: Sec. 5.4.2.5)

C

NC

N/A U

TORSION: The estimated distance between the story center of mass and the story center of rigidity is less
than 20% of the building width in either plan dimension. (Commentary: Sec. A.2.2.7. Tier 2: Sec. 5.4.2.6)

Low Seismicity: Complete the Following Items in Additionto the Items for Very Low Seismicity.
Geologic Site Hazards
C

NC

N/A U

LIQUEFACTION: Liquefaction-susceptible, saturated, loose granular soils that could jeopardize the building’s
seismic performance shall not exist in the foundation soils at depths within 50 ft under the building.
(Commentary: Sec. A.6.1.1. Tier 2: 5.4.3.1)

C

NC

N/A U

SLOPE FAILURE: The building site is sufficiently remote from potential earthquake-induced slope failures or
rockfalls to be unaffected by such failures or is capable of accommodating any predicted movements without
failure. (Commentary: Sec. A.6.1.2. Tier 2: 5.4.3.1)

C

NC

N/A U

SURFACE FAULT RUPTURE: Surface fault rupture and surface displacement at the building site are not
anticipated. (Commentary: Sec. A.6.1.3. Tier 2: 5.4.3.1)

Moderate and High Seismicity: Complete the Following Items in Addition to the Items for Low Seismicity.
Foundation Configuration
C

NC

N/A U

OVERTURNING: The ratio of the least horizontal dimension of the seismic-force-resisting system at the foundation
level to the building height (base/height) is greater than 0.6Sa. (Commentary: Sec. A.6.2.1. Tier 2: Sec. 5.4.3.3)

C

NC

N/A U

TIES BETWEEN FOUNDATION ELEMENTS: The foundation has ties adequate to resist seismic forces
where footings, piles, and piers are not restrained by beams, slabs, or soils classified as Site Class A, B, or C.
(Commentary: Sec. A.6.2.2. Tier 2: Sec. 5.4.3.4)

440
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Puyallup Public Safety Facility
Project: ____________________________________________

311 W Pioneer Ave, Puyallup, WA
Location: ____________________________________________

TK
Completed by: _______________________________________

10/7/19
Date: ________________________________________________

16.15IO IMMEDIATE OCCUPANCY STRUCTURAL CHECKLIST FOR BUILDING TYPES RM1: REINFORCED
MASONRY BEARING WALLS AND RM1A: REINFORCED MASONRY BEARING WALLS WITH
STIFF DIAPHRAGMS
Very Low Seismicity

Downloaded from ascelibrary.org by Ryan Baker on 06/19/14. Copyright ASCE. For personal use only; all rights reserved.

Seismic-Force-Resisting System
C

NC

N/A U

C

NC

N/A U

C

NC

N/A U

REDUNDANCY: The number of lines of shear walls in each principal direction is greater than or equal to 2.
(Commentary: Sec. A.3.2.1.1. Tier 2: Sec. 5.5.1.1)
SHEAR STRESS CHECK: The shear stress in the reinforced masonry shear walls, calculated using the Quick
Check procedure of Section 4.5.3.3, is less than 70 lb/in.2. (Commentary: Sec. A.3.2.4.1. Tier 2: Sec. 5.5.3.1.1)
REINFORCING STEEL: The total vertical and horizontal reinforcing steel ratio in reinforced masonry walls is
greater than 0.002 of the wall with the minimum of 0.0007 in either of the two directions; the spacing of
reinforcing steel is less than 48 in., and all vertical bars extend to the top of the walls. (Commentary: Sec.
A.3.2.4.2. Tier 2: Sec. 5.5.3.1.3)

Connections
C

NC

N/A U

WOOD LEDGERS: The connection between the wall panels and the diaphragm does not induce cross-grain
bending or tension in the wood ledgers. (Commentary: Sec. A.5.1.2. Tier 2: Sec. 5.7.1.3)

C

NC

N/A U

TRANSFER TO SHEAR WALLS: Diaphragms are connected for transfer of seismic forces to the shear walls,
and the connections are able to develop the lesser of the shear strength of the walls or diaphragms.
(Commentary: Sec. A.5.2.1. Tier 2: Sec. 5.7.2)

C

NC

N/A U

FOUNDATION DOWELS: Wall reinforcement is doweled into the foundation, and the dowels are able to
develop the lesser of the strength of the walls or the uplift capacity of the foundation. (Commentary: Sec.
A.5.3.5. Tier 2: Sec. 5.7.3.4)

C

NC

N/A U

GIRDER–COLUMN CONNECTION: There is a positive connection using plates, connection hardware, or
straps between the girder and the column support. (Commentary: Sec. A.5.4.1. Tier 2: Sec. 5.7.4.1)

C

NC

N/A U

WALL ANCHORAGE: Exterior concrete or masonry walls that are dependent on the diaphragm for lateral
support are anchored for out-of-plane forces at each diaphragm level with steel anchors, reinforcing dowels, or
straps that are developed into the diaphragm. Connections shall have adequate strength to resist the connection
force calculated in the Quick Check procedure of Section 4.5.3.7. (Commentary: Sec. A.5.1.1. Tier 2: Sec.
5.7.1.1)

Stiff Diaphragms
C

NC

N/A U

TOPPING SLAB: Precast concrete diaphragm elements are interconnected by a continuous reinforced
concrete topping slab. (Commentary: Sec. A.4.5.1. Tier 2: Sec. 5.6.4)

C

NC

N/A U

TOPPING SLAB TO WALLS OR FRAMES: Reinforced concrete topping slabs that interconnect the precast
concrete diaphragm elements are doweled for transfer of forces into the shear wall or frame elements.
(Commentary: Sec. A.5.2.3. Tier 2: Sec. 5.7.2)

Foundation System
C

NC

N/A U

DEEP FOUNDATIONS: Piles and piers are capable of transferring the lateral forces between the structure and
the soil. (Commentary: Sec. A.6.2.3)

C

NC

N/A U

SLOPING SITES: The difference in foundation embedment depth from one side of the building to another
shall not exceed one story high. (Commentary: Sec. A.6.2.4)

Low, Moderate, and High Seismicity: Complete the Following Items in Addition to the Items for Very Low Seismicity.
Seismic-Force-Resisting System
C

NC

N/A U

REINFORCING AT WALL OPENINGS: All wall openings that interrupt rebar have trim reinforcing on all
sides. (Commentary: Sec. A.3.2.4.3. Tier 2: Sec. 5.5.3.1.5)

C

NC

N/A U

PROPORTIONS: The height-to-thickness ratio of the shear walls at each story is less than 30. (Commentary:
Sec. A.3.2.4.4. Tier 2: Sec. 5.5.3.1.2)

Seismic Evaluation and Retrofit of Existing Buildings
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Diaphragms (Stiff or Flexible)
C

NC

N/A U

OPENINGS AT SHEAR WALLS: Diaphragm openings immediately adjacent to the shear walls are less than
15% of the wall length. (Commentary: Sec. A.4.1.4. Tier 2: Sec. 5.6.1.3)

C

NC

N/A U

OPENINGS AT EXTERIOR MASONRY SHEAR WALLS: Diaphragm openings immediately adjacent to
exterior masonry shear walls are not greater than 4 ft long. (Commentary: Sec. A.4.1.6. Tier 2: Sec. 5.6.1.3)

C

NC

N/A U

PLAN IRREGULARITIES: There is tensile capacity to develop the strength of the diaphragm at reentrant
corners or other locations of plan irregularities. (Commentary: Sec. A.4.1.7. Tier 2: Sec. 5.6.1.4)

C

NC

N/A U

DIAPHRAGM REINFORCEMENT AT OPENINGS: There is reinforcing around all diaphragm openings
larger than 50% of the building width in either major plan dimension. (Commentary: Sec. A.4.1.8. Tier 2:
Sec. 5.6.1.5)

Flexible Diaphragms
C

NC

N/A U

CROSS TIES: There are continuous cross ties between diaphragm chords. (Commentary: Sec. A.4.1.2. Tier 2:
Sec. 5.6.1.2)

C

NC

N/A U

STRAIGHT SHEATHING: All straight sheathed diaphragms have aspect ratios less than 1-to-1 in the
direction being considered. (Commentary: Sec. A.4.2.1. Tier 2: Sec. 5.6.2)

C

NC

N/A U

SPANS: All wood diaphragms with spans greater than 12 ft consist of wood structural panels or diagonal
sheathing. (Commentary: Sec. A.4.2.2. Tier 2: Sec. 5.6.2)

C

NC

N/A U

DIAGONALLY SHEATHED AND UNBLOCKED DIAPHRAGMS: All diagonally sheathed or unblocked
wood structural panel diaphragms have horizontal spans less than 30 ft and aspect ratios less than or equal to
3-to-1. (Commentary: Sec. A.4.2.2. Tier 2: Sec. 5.6.2)

C

NC

N/A U

NONCONCRETE FILLED DIAPHRAGMS: Untopped metal deck diaphragms or metal deck diaphragms
with fill other than concrete consist of horizontal spans of less than 40 ft and have aspect ratios less than
4-to-1. (Commentary: Sec. A.4.3.1. Tier 2: Sec. 5.6.3)

C

NC

N/A U

OTHER DIAPHRAGMS: The diaphragm does not consist of a system other than wood, metal deck, concrete,
or horizontal bracing. (Commentary: Sec. A.4.7.1. Tier 2: Sec. 5.6.5)

Connections
C

496

NC

N/A U

STIFFNESS OF WALL ANCHORS: Anchors of concrete or masonry walls to wood structural elements are
installed taut and are stiff enough to limit the relative movement between the wall and the diaphragm to no
greater than 1/8 in. before engagement of the anchors. (Commentary: Sec. A.5.1.4. Tier 2: Sec. 5.7.1.2)

STANDARD 41-13
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Very Low Seismicity
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Seismic-Force-Resisting System
C

NC

N/A U

REDUNDANCY: The number of lines of shear walls in each principal direction is greater than or equal to 2.
(Commentary: Sec. A.3.2.1.1. Tier 2: Sec. 5.5.1.1)

C

NC

N/A U

SHEAR STRESS CHECK: The shear stress in the shear walls, calculated using the Quick Check procedure of
Section 4.5.3.3, is less than the following values (Commentary: Sec. A.3.2.7.1. Tier 2: Sec. 5.5.3.1.1):
Structural panel sheathing 1,000 lb/ft
Diagonal sheathing
700 lb/ft
Straight sheathing
100 lb/ft
All other conditions
100 lb/ft

C

NC

N/A U

STUCCO (EXTERIOR PLASTER) SHEAR WALLS: Multi-story buildings do not rely on exterior stucco
walls as the primary seismic-force-resisting system. (Commentary: Sec. A.3.2.7.2. Tier 2: Sec. 5.5.3.6.1)

C

NC

N/A U

GYPSUM WALLBOARD OR PLASTER SHEAR WALLS: Interior plaster or gypsum wallboard is not used
as shear walls on buildings more than one story high with the exception of the uppermost level of a multistory building. (Commentary: Sec. A.3.2.7.3. Tier 2: Sec. 5.5.3.6.1)

C

NC

N/A U

NARROW WOOD SHEAR WALLS: Narrow wood shear walls with an aspect ratio greater than 2-to-1 are
not used to resist seismic forces. (Commentary: Sec. A.3.2.7.4. Tier 2: Sec. 5.5.3.6.1)

C

NC

N/A U

WALLS CONNECTED THROUGH FLOORS: Shear walls have an interconnection between stories to
transfer overturning and shear forces through the floor. (Commentary: Sec. A.3.2.7.5. Tier 2: Sec. 5.5.3.6.2)

C

NC

N/A U

HILLSIDE SITE: For structures that are taller on at least one side by more than one-half story because of a
sloping site, all shear walls on the downhill slope have an aspect ratio less than 1-to-2. (Commentary: Sec.
A.3.2.7.6. Tier 2: Sec. 5.5.3.6.3)

C

NC

N/A U

CRIPPLE WALLS: Cripple walls below first-floor-level shear walls are braced to the foundation with wood
structural panels. (Commentary: Sec. A.3.2.7.7. Tier 2: Sec. 5.5.3.6.4)

C

NC

N/A U

OPENINGS: Walls with openings greater than 80% of the length are braced with wood structural panel shear
walls with aspect ratios of not more than 1.5-to-1 or are supported by adjacent construction through positive
ties capable of transferring the seismic forces. (Commentary: Sec. A.3.2.7.8. Tier 2: Sec. 5.5.3.6.5)

C

NC

N/A U

HOLD-DOWN ANCHORS: All shear walls have hold-down anchors, constructed per acceptable construction
practices, attached to the end studs. (Commentary: Sec. A.3.2.7.9. Tier 2: Sec. 5.5.3.6.6)

Connections
C

NC

N/A U

WOOD POSTS: There is a positive connection of wood posts to the foundation. (Commentary: Sec. A.5.3.3.
Tier 2: Sec. 5.7.3.3)

C

NC

N/A U

WOOD SILLS: All wood sills are bolted to the foundation. (Commentary: Sec. A.5.3.4. Tier 2: Sec. 5.7.3.3)

C

NC

N/A U

GIRDER/COLUMN CONNECTION: There is a positive connection using plates, connection hardware, or
straps between the girder and the column support. (Commentary: Sec. A.5.4.1. Tier 2: Sec. 5.7.4.1)

Foundation System
C

NC

N/A U

DEEP FOUNDATIONS: Piles and piers are capable of transferring the lateral forces between the structure and
the soil. (Commentary: Sec. A.6.2.3.)

C

NC

N/A U

SLOPING SITES: The difference in foundation embedment depth from one side of the building to another
shall not exceed one story high. (Commentary: Sec. A.6.2.4)
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Low, Moderate, and High Seismicity: Complete the Following Items in Addition to the Items for Very Low Seismicity.
Seismic-Force-Resisting System
C

NC

N/A U

NARROW WOOD SHEAR WALLS: Narrow wood shear walls with an aspect ratio greater than 1.5-to-1 are
not used to resist seismic forces. (Commentary: Sec. A.3.2.7.4. Tier 2: Sec. 5.5.3.6.1)

Downloaded from ascelibrary.org by Ryan Baker on 06/19/14. Copyright ASCE. For personal use only; all rights reserved.

Diaphragms
C

NC

N/A U

DIAPHRAGM CONTINUITY: The diaphragms are not composed of split-level floors and do not have
expansion joints. (Commentary: Sec. A.4.1.1. Tier 2: Sec. 5.6.1.1)

C

NC

N/A U

ROOF CHORD CONTINUITY: All chord elements are continuous, regardless of changes in roof elevation.
(Commentary: Sec. A.4.1.3. Tier 2: Sec. 5.6.1.1)

C

NC

N/A U

PLAN IRREGULARITIES: There is tensile capacity to develop the strength of the diaphragm at reentrant
corners or other locations of plan irregularities. (Commentary: Sec. A.4.1.7. Tier 2: Sec. 5.6.1.4)

C

NC

N/A U

DIAPHRAGM REINFORCEMENT AT OPENINGS: There is reinforcing around all diaphragm openings
larger than 50% of the building width in either major plan dimension. (Commentary: Sec. A.4.1.8. Tier 2:
Sec. 5.6.1.5)

C

NC

N/A U

STRAIGHT SHEATHING: All straight sheathed diaphragms have aspect ratios less than 1-to-1 in the
direction being considered. (Commentary: Sec. A.4.2.1. Tier 2: Sec. 5.6.2)

C

NC

N/A U

SPANS: All wood diaphragms with spans greater than 12 ft consist of wood structural panels or diagonal
sheathing. Wood commercial and industrial buildings may have rod-braced systems. (Commentary: Sec.
A.4.2.2. Tier 2: Sec. 5.6.2)

C

NC

N/A U

DIAGONALLY SHEATHED AND UNBLOCKED DIAPHRAGMS: All diagonally sheathed or unblocked
wood structural panel diaphragms have horizontal spans less than 30 ft and aspect ratios less than or equal to
3-to-1. (Commentary: Sec. A.4.2.3. Tier 2: Sec. 5.6.2)

C

NC

N/A U

OTHER DIAPHRAGMS: The diaphragm does not consist of a system other than wood, metal deck, concrete,
or horizontal bracing. (Commentary: Sec. A.4.7.1. Tier 2: Sec. 5.6.5)

Connections
C

448
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NC

N/A U

WOOD SILL BOLTS: Sill bolts are spaced at 4 ft or less, with proper edge and end distance provided for
wood and concrete. (Commentary: Sec. A.5.3.7. Tier 2: Sec. 5.7.3.3)

STANDARD 41-13
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Preliminary Site Feasibility Studies

2170269.00

THIS PAGE INTENTIONALLY LEFT BLANK

Appendix D:
Operational | Building Performance
Assessment

D-01

GATE

TRASH

SECURE PARKING
(15 STALLS)

SALLY PORT/
INMATE RECREATION

WN WN
CLL CLL

MN
CLL

MN
CLL

WN
CLL

CORR

MN
CLL

MENS
POD

DAY ROOM
STOR

WN
CLL

CORR

HLD
CLL
HLD
CLL

ATTRY
INTER.

VISITING

BOOKING

SRV

VESTIBULE

CORR

JAN

UTILITY CHASE

CORR/ STOR

UTILITY CHASE
MN
CLL

OFFICE

LAUNDRY

CLL

PRCSS

S.PT

LIEU
OFF
INMATE
KITCHEN

OPEN TO BELOW

LOWER ROOF LEVEL
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EXPL

BR
STOR

STOR

STOR

GATE

D-02

BULK STOR

EVD
TECH

STR

SHP

ARM
STR

EQUIPMENT STOR
MEN
LOCKER RM

COPY

STR

STOR/COPY

STR

ELE

ADM
ASSI

RECORDS

WMN
LOCKER RM

CORR

TRN
STOR

CORR

SHOP

APPARATUS BAY

TRAINING/ COMMUNITY ROOM

SHARED FITNESS
ROOM

EQP

RECEPTION

ELE

UTY

SFT INT

WCH
OFF

CONFERENCE

CHIEF
OFFICE

DEP
CHIEF
OFFICE

ELECT

STOR

CORR

LOBBY

BR

SGT
CHAP

STOR

PROPERTY
STORAGE

EVD
PRSS

CAP
OFF

ENTRY

STR
STR.
WORKSTATIONS
JAN.
INT.

DUTY
SGT

OFF.

BK.
RM

BK.
RM

BK.
RM

BK.
RM

MEN
BR

DET
INVEST.
LIEUT.

DET
DET

BR

BRIEFING

PATROL
LIEUT.

OPEN TO
BELOW

BR

LAUNDRY

STR.
STR.

ELE

INT.

LUNCH ROOM

SERVER/ RACK RM

KIT.

OFF.

STORAGE
OFF.

SKY LIGHTS

OFF.

WMEN BR

DAY
ROOM

OFF.

STOR.

TRT OFFICE/
STORAGE

LOWER
FLOOR
ROOF
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D-03

FIRE DEPARTMENT
1. ELECTRICAL

2. ELECTRICAL

3. UTILITY (FIRE RISER)

4. CAPTAIN OFFICE

Puyallup Public Safety Facility
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D-04

5. SHOP
 Door

hardware not ADA accessible

6. SHOP

7. UNISEX RESTROOM
 Only

restroom serving fire station on first floor not ADA compliant

8. UNISEX RESTROOM
 Floor

finishes deteriorating, beyond useful lifespan

Preliminary Site Feasibility Studies

2170269.00

D-05

9. EQUIPMENT STORAGE
 Insufficient

storage room

10. EQUIPMENT STORAGE
 Insufficient

storage room

11. EQUIPMENT STORAGE

12. EQUIPMENT STORAGE

Puyallup Public Safety Facility
November 26, 2019

D-06

13. DAY ROOM		

14. DAY ROOM

15. KITCHEN
 Inadequate
 Very

space for navigating kitchen

tight clearances

 Refrigerator/

microwave not accessible

16. KITCHEN
 Insufficient
 Not

storage spaces

ADA compliant

Preliminary Site Feasibility Studies
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D-07

17. KITCHEN BY DAY ROOM
 Manual

shut off

18. BUNK ROOM

19. BUNK ROOM
 Limited

privacy

20. MENS RESTROOM
 Shower

Puyallup Public Safety Facility
November 26, 2019

stall not ADA compliant

D-08

21. MENS RESTROOM
 Not

ADA compliant shower stall

22. MENS RESTROOM
 No

ADA compliant stall provided

23. LOCKER ROOM
 Not

ADA compliant - insufficient clearance to
shower

24. LOCKER ROOM
 Lavatories

not meeting ADA requirements for
forward approach

Preliminary Site Feasibility Studies
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D-09

25. WOMENS RESTROOM
 Not

ADA compliant - insufficient clearance, no
grab bars

26. LAUNDRY
 Insufficient

storage space

27. LAUNDRY
 Not

ADA compliant

28. APPARATUS BAY

Puyallup Public Safety Facility
November 26, 2019

D-10

29. APPARATUS BAY

30. APPARATUS BAY

31. APPARATUS BAY

32. FIRE STATION APPARATUS BAY
 Water

damage to roof

Preliminary Site Feasibility Studies
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33. SHARED FITNESS ROOM

34. SHARED FITNESS ROOM

Puyallup Public Safety Facility
November 26, 2019

D-12

POLICE DEPARTMENT
35. ELEVATOR EQUIPMENT

36. ELEVATOR EQUIPMENT

37. MEN’S LOCKER ROOM

38. MEN’S LOCKER ROOM
 Large

number of water stained ceiling tiles
throughout facility

 Evidence

of possible leaks

Preliminary Site Feasibility Studies
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39. MEN’S LOCKER ROOM
 Not

ADA compliant

40. MEN’S LOCKER ROOM
 Not

ADA compliant

41. MEN’S LOCKER ROOM

42. MEN’S LOCKER ROOM

Puyallup Public Safety Facility
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D-14

43. MEN’S LOCKER ROOM

44. WOMEN’S LOCKER ROOM

45. WOMEN’S LOCKER ROOM
 Vertical
 Not

grab bar required

ADA compliant

46. WOMEN’S LOCKER ROOM
 Storage
 Paper

under sinks

towel dispenser location not ADA compliant

Preliminary Site Feasibility Studies
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47. WOMEN’S LOCKER ROOM
 Inadequate

space for department size

48. WOMEN’S LOCKER ROOM
 Deteriorating

finishes beyond useful use

49. TRAINING
 Insufficient

size for department

 Not

able to accomodate department wide
meetings

50. TRAINING
 Non-compliant

inches

Puyallup Public Safety Facility
November 26, 2019

ceiling height, lower than 80

D-16

51. TRAINING
 Hallway

being used for copy/storage space

52. SERVER
 Hallways

with excessive equipment and/or storage
preventing accessibility to rooms

 Water

damage above critical equipment

53. SERVER/RACK ROOM

54. SERVER/RACK ROOM

Preliminary Site Feasibility Studies
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57. CRIME PREVENTION COORDINATOR
OFFICE

58. STORAGE
 Storage

space at max capacity

55. JANITOR
 Inadequate

spaces for equipment

56. CRIME PREVENTION COORDINATOR
OFFICE
 Office

Puyallup Public Safety Facility
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size insufficient

D-18

59. EXPLORER
 Not

a dedicated space/dual use as interview room

60. EXPLORER
 Not

a dedicated space/dual use as interview room

Preliminary Site Feasibility Studies
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D-20

JAIL
61. BOOKING
 To

comply with industry standards, booking and
control counter must be separate dedicated
spaces

62. BOOKING
 Inadequate

storage space

 Equipment

is antiquated and does not meet
modern facility demands

63. BOOKING
 Inadequate

storage space

64. ATTORNEY INTERVIEW | 			
VIDEO ARRANGMENT | MEDICAL | LAW
LIBRARY | CONFERENCE ROOM
 Nondedicated

space – dual uses

Preliminary Site Feasibility Studies

2170269.00
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65. ATTORNEY INTERVIEW
 Ceiling

tiles stained, evidence of possible leaks

66. INMATE VISITING
 Non

ADA compliant

67. INMATE VISITING
 Non

ADA compliant

68. INMATE VISITING
 Non

Puyallup Public Safety Facility
November 26, 2019

ADA compliant

D-22

69. INMATE VISITING
 Non

ADA compliant

70. VESTIBULE

71. VESTIBULE
 Equipment

compliance

in vestibule does not meet code

72. LIEUTENANT OFFICE
 Office

personal storage located in office,
nondedicated space

Preliminary Site Feasibility Studies
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73. LIEUTENANT OFFICE

74. KITCHEN
 Damaged

ceiling tiles

 Unsuitable

ceiling materials for inmate occupants

75. INMATE KITCHEN
 Inadequate

storage space, undersized

76. INMATE KITCHEN
 Inadequate

Puyallup Public Safety Facility
November 26, 2019

size to support meal services

D-24

77. INMATE KITCHEN

78. HALLWAY OUTSIDE KITCHEN
 NOT

code compliant

 Storage

encroaches into egress space

79. UNISEX
 Staff

toilet not ADA compliant

 Grab

bars

 Turning

clearances

80. LAUNDRY
 Storage

beyond max capacity

 Non

sufficient laundry space for number of
occupants

Preliminary Site Feasibility Studies
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81. LAUNDRY
 Storage

beyond max capacity

 Non

sufficient laundry space for number of
occupants

82. LAUNDRY
 Storage

beyond max capacity

 Non

sufficient laundry space for number of
occupants

83. LAUNDRY

84. CELL
 Facility

at max capacity

 Inadequate

Puyallup Public Safety Facility
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square footage per inmate

D-26

85. CELL
 Non

ligature resistant light fixtures

86. CELL
 Facility

at max capacity

 Inadequate

square footage per inmate

87. CELL
 Restrooms/showers:

compliant

non-penial fixtures not ADA

88. CELL
 Restrooms/showers:

compliant

non-penial fixtures not ADA

Preliminary Site Feasibility Studies
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89. HOLDING CELL

90. HOLDING CELL
 Not

ADA compliant

91. WOMEN’S CELL
 Facility

at max capacity

 Inadequate

square footage per inmate

92. WOMEN’S CELL
 Facility

at max capacity

 Inadequate

Puyallup Public Safety Facility
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square footage per inmate

D-28

93. WOMEN’S CELL
 Restroom

not ADA compliant

94. WOMEN’S CELL
 Finishes

deteriorating beyond useful lifespan

95. WOMEN’S CELL
 Facility

at max capacity

 Inadequate

square footage per inmate

96. WOMEN’S CELL
 Light

fixtures not ligature resistant

Preliminary Site Feasibility Studies
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97. DAY ROOM
 Facility

at max capacity

 Inadequate

square footage per inmate

98. DAY ROOM
 Facility

at max capacity

 Inadequate

square footage per inmate

99. DAY ROOM
 Deteriorating

fixtures and finishes

100. DAY ROOM
 Facility

at max capacity

 Inadequate

Puyallup Public Safety Facility
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square footage per inmate

D-30

101. MEN’S POD

102. MEN’S POD

103. MEN’S POD
 Deteriorating

finishes/structure

104. MEN’S CELL
 Deteriorating

finishes/structure

Preliminary Site Feasibility Studies
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105. MEN’S CELL
 Deteriorating

finishes/structure

106. CORRIDOR

107. CORRIDOR

108. CORRIDOR/STORAGE

Puyallup Public Safety Facility
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D-32

109. CORRIDOR/STORAGE
 Nondedicated/privacy

for inmate property storage

110. SALLY PORT/ INMATE RECREATION
 Nondedicated

space

111. SALLY PORT/ INMATE RECREATION
 Nondedicated

space

112. SALLY PORT/ INMATE RECREATION
 Nondedicated

space

Preliminary Site Feasibility Studies
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D-33

113. EVIDENCE TECHNICIAN
 Inadequately

sized, at max capacity

114. EVIDENCE TECHNICIAN
 Inadequately

sized, at max capacity

115. PROPERTY STORAGE
 Inadequately

sized, at max capacity

116. PROPERTY STORAGE
 Inadequately
 Not

Puyallup Public Safety Facility
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sized, at max capacity

anti-bacterial finishes

D-34

117. PROPERTY STORAGE

118. PROPERTY STORAGE
 Inadequately

sized, at max capacity

119. BULK PROPERTY STORAGE
 Inadequately

sized, at max capacity

120. BULK PROPERTY STORAGE
 Inadequately

sized, at max capacity

Preliminary Site Feasibility Studies
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121. ARMORY

122. ARMORY
 Inadequate

exhaust system

123. ARMORY

124. OFFICER BICYCLE UNIT STORAGE – 		
LOCATED UNDER STAIRS
 Inadequately

Puyallup Public Safety Facility
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sized

D-36

125. WORKSTATIONS

126. WORKSTATIONS
 Inadequate

outlets/electrical to meet demand

127. WORKSTATIONS
 Non-energy

efficient light fixtures

128. WORKSTATIONS

Preliminary Site Feasibility Studies
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D-37

129. INTERVIEW OBSERVATION

130. DETECTIVE

131. DETECTIVE

132. DETECTIVE

Puyallup Public Safety Facility
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D-38

133. DETECTIVE

134. DETECTIVE

135. UNISEX
 Toilet

does not meet ADA clearance requirements
for fixtures

 Vertical

grab bars missing

136. UNISEX
 Insufficient

clearances

room does not meet ADA turning

 Does

not meeting ADA clearance requirements for
fixtures

Preliminary Site Feasibility Studies

2170269.00

D-39

137. LUNCH ROOM
 Non

ADA compliant sink

138. LUNCH ROOM
 Insufficient

space | storage

139. LUNCH ROOM

140. LOWER LEVEL ROOF

Puyallup Public Safety Facility
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D-40

141. LOWER LEVEL ROOF
 Standing

water at roof

142. LOWER LEVEL ROOF
 Roof

granules have accumulated at roof drain and
do not provide adequate drainage clearance

143. LOWER LEVEL ROOF
 Possible

location of leak at roof. Roof substrate
soft at location

144. LOWER LEVEL ROOF
 Moss

on roof – advanced deterioration

Preliminary Site Feasibility Studies
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D-41

145. LOWER LEVEL ROOF
 Downspouts

completely blocked, moss and plants
growing within.

146. LOWER LEVEL ROOF
 Previous

location around kalwall roof where roof
has been “resealed”

147. SERVER/RACK ROOM

148. SERVER/RACK ROOM

Puyallup Public Safety Facility
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D-42

149. SERVER/RACK ROOM
 Inadequate

ventilation

150. SERVER/RACK ROOM

151. STORAGE

152. STORAGE

Preliminary Site Feasibility Studies
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D-43

153. INTERVIEW

154. INTERVIEW

155. OFFICE

156. TRT OFFICE/STORAGE

Puyallup Public Safety Facility
November 26, 2019

D-44

157. TRT OFFICE/STORAGE

158. TRT OFFICE/STORAGE
 Non-dedicated

quarter master storage

159. TRT OFFICE/STORAGE

160. STORAGE

Preliminary Site Feasibility Studies

2170269.00

D-45

161. STORAGE
 Damaged/stained

162. BRIEFING

163. BRIEFING

164. BRIEFING

Puyallup Public Safety Facility
November 26, 2019

ceiling tiles

D-46

165. BRIEFING

166. OFFICE

167. OFFICE

168. DUTY SGT

Preliminary Site Feasibility Studies

2170269.00

D-47

169. DUTY SGT

170. DUTY SGT

171. ELECTRIC CLOSET

172. ELECTRIC CLOSET

Puyallup Public Safety Facility
November 26, 2019

D-48

173. ELECTRIC CLOSET

174. ELECTRIC CLOSET

175. ELECTRIC CLOSET

176. ELECTRIC CLOSET

Preliminary Site Feasibility Studies

2170269.00

D-49

177. CHIEF OFFICE

178. CHIEF OFFICE

179. CHIEF OFFICE

180. CHIEF OFFICE

Puyallup Public Safety Facility
November 26, 2019

D-50

181. DEPUTY CHIEF OFFICE

182. DEPUTY CHIEF OFFICE

183. DEPUTY CHIEF OFFICE

184. ADMIN ASSISTANT

Preliminary Site Feasibility Studies

2170269.00

D-51

185. RECORDS
 Inadequate

storage at max capacity

186. RECORDS

187. RECORDS

188. RECORDS

Puyallup Public Safety Facility
November 26, 2019

D-52

189. RECORDS

190. RECORDS
 Reception

window is not ADA compliant

191. RECORDS

192. SOFT INTERVIEW

Preliminary Site Feasibility Studies

2170269.00

D-53

193. LOBBY

194. LOBBY/CORRIDOR

195. LOBBY/CORRIDOR

196. LOBBY – RECEPTION COUNTERS
 Not

Puyallup Public Safety Facility
November 26, 2019

ADA compliant

D-54

197. PUBLIC RESTROOM
 Door

swings into sink clearance, not ADA
compliant

198. PUBLIC RESTROOM

199. PUBLIC RESTROOM

200. PUBLIC RESTROOM
 Deteriorating

finishes beyond useful lifespan

Preliminary Site Feasibility Studies

2170269.00

D-55

201. CONFERENCE STORAGE

202. CONFERENCE

203. CONFERENCE

204. CONFERENCE

Puyallup Public Safety Facility
November 26, 2019

D-56

EXTERIOR
205. FRONT ENTRANCE

206. FRONT ENTRANCE

207. FRONT LEFT EXTERIOR

208. FRONT LEFT EXTERIOR

Preliminary Site Feasibility Studies

2170269.00

D-57

209. UNDERCOVER PARKING EXTERIOR

210. UNDERCOVER PARKING EXTERIOR

211. UNDERCOVER PARKING 				
EXTERIOR

212. TRASH ENCLOSURE EXTERIOR

Puyallup Public Safety Facility
November 26, 2019

D-58

213. BACK GATE EXTERIOR

214. ENCLOSED PARKING EXTERIOR

215. MID BACK EXTERIOR

216. BACK RIGHT EXTERIOR
 Apparatus

bay apron heavy deterioration

Preliminary Site Feasibility Studies

2170269.00

D-59

217. BACK RIGHT EXTERIOR
 Apparatus

bay apron damaged asphalt

218. BACK RIGHT CORNER EXTERIOR
 Guard

code

rail at top landing does not meet current

219. RIGHT SIDE EXTERIOR

220. RIGHT SIDE EXTERIOR

Puyallup Public Safety Facility
November 26, 2019

D-60

221. EXTERIOR ENTRANCE TO WATCH
OFFICE

		

222. FIRE DEPARTMENT DOOR EXTERIOR

223. FRONT DOOR EXTERIOR

224. FRONT RIGHT EXTERIOR

Preliminary Site Feasibility Studies

2170269.00

D-61

225. FRONT LEFT EXTERIOR

226. FAR LEFT EXTERIOR

227. FAR RIGHT EXTERIOR

Puyallup Public Safety Facility
November 26, 2019

D-62

THERMAL IMAGES

Ceiling diffuser in Interview 134
IR image appears to suggest that roof leaks have damaged portions of the ceiling.

Ceiling diffuser in Interview 134
IR image appears to suggest that roof leaks have damaged portions of the ceiling.

Ceiling in Office 147
IR image appears to suggest that roof leaks have damaged portions of the ceiling.

Preliminary Site Feasibility Studies

2170269.00

D-63

Kitchen 146
IR image appears to suggest that roof leaks have damaged portions of the ceiling.

Sally Port 37
IR image appears to suggest that roof leaks have damaged portions of the ceiling.

Corridor 135
IR image appears to suggest that roof leaks have damaged portions of the ceiling.

Puyallup Public Safety Facility
November 26, 2019

D-64

Lunch Room 201
IR image appears to indicate wall areas void of insultation.

Roof area adjacent to skylight over Lobby/Waiting 100
IR image appears to indicate potential water damage to roof insulation.

Roof area adjacent to skylight over Lobby/Waiting 100
IR image appears to indicate potential water damage to roof insulation.

Preliminary Site Feasibility Studies

2170269.00

D-65

Roof area adjacent to Computer/Tele 205B
IR image appears to indicate potential water damage to roof insulation.

Roof area adjacent to skylight over Lobby/Waiting 100
IR image appears to indicate potential water damage to roof insulation.

Roof area adjacent to Lunch Room 201
IR image appears to indicate potential water damage to roof insulation.

Puyallup Public Safety Facility
November 26, 2019

D-66

Roof area adjacent to Vehicle Sally Port 136; flashing detail and parapet to wall condition.
IR image appears to indicate potential water damage/thermal leaking.

Detectives 218
IR image appears to indicate wall areas void of insulation.

Preliminary Site Feasibility Studies

2170269.00
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Appendix E:
Cost Estimate
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EXECUTIVE SUMMARY
PPSF - Renovation Expansion @ 311 West Pioneer

November 6, 2019

PROJECT INFORMATION

Project Number

-

Owner:

City of Puyallup

Estimate Date:

November 6, 2019

Name:

PPSF - Renovation Expansion @ 311 West Pioneer

Building Area:

See Estimate Detail

Location:

Puyallup. WA

Site Area:

See Estimate Detail

Consultant:

Roen Associates

Contact Name:

Matt Wiggins

500 Union Street, Suite 927

Telephone:

(206) 343-1003

Seattle, WA 98101

E-mail:

mattw@roenassociates.com

Roen Associates

Contact Name:

121 South Wall

Telephone:

Spokane, WA 99201

E-mail:

Spokane Office:

Project Type:

Public Safety

Estimate Level:

PreDesign Estimate

Project Start:

Q2, 2022

(509) 838-8688

Project Duration:

TBD

months

Documents Reviewed:
Document
Drawings:

Conceptual Documents

Reports:
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A / E / C Firm

Date

Mackenzie Arch.

10/30/2019

Roen Associates
121 South Wall Street
Spokane, WA 99201

Construction Cost Summary
Owner:

City of Puyallup
November 6, 2019

Project: PPSF - Renovation Expansion @ 311 West Pioneer

ESTIMATED COSTS SUMMARY
Renovation Expansion @ 311 West Pioneer - GCCM
Phase

Description

QTY

UOM

1

Hazardous Material Abatement of Existing (Allowance)

23,424

2

SF

$ / UOM

Cost

$5.00

$117,120

Jail Addition (incl. associated demolition)

14,234 BGSF

$534.72

$7,611,179

3

Police Renovations and Additions (incl. associated demo)

24,207 BGSF

$312.56

$7,566,169

4

Sitework

40,000

$39.05

$1,562,066

5

Contaminated Soils Abatement (EXCLUDED)

$0.00

$0.00

1

SGA
LS

Total Estimated Direct Construction Costs

$16,856,534

6

Design/Estimating Contingency

20.00%

on

$16,856,534

$3,371,307

7

Escalation to Midpoint (Q2, 2023 @ 4%/Year)

14.00%

on

$20,227,841

$2,831,898

8

Sub Bonds

1.50%

on

$23,059,738

$345,896

9

Negotiated Support Services

8.00%

on

$23,405,634

$1,872,451

10

GCCM Risk Contingency

3.00%

on

$23,405,634

$702,169

Total Maximum Allowable Construction Cost (MACC)

$25,980,254

12

Contractor Fee

5.00%

on

$25,980,254

$1,299,013

13

Specified General Conditions

4.00%

on

$27,279,267

$1,091,171

14

Preconstruction Services

ls

$250,000

$250,000

1

Total Construction Costs (TCC)
ADD ALTERNATES
None

COMMENTS:

See Budget Assumptions Memo
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$28,620,437

PUYALLUP PUBLIC SAFTEY FACILITY
RENOVATION EXPANSION @ 311 WEST PIONEER BUDGET ASSUMPTIONS
General
Included in Scope
•
•
•

GCCM project delivery method
Q2, 2022 Construction Start
Phased Construction

Excluded from Scope
•
•
•

All soft costs such as design fees, permits, utility fees, testing/inspections, change order
contingency, 3rd commissioning and sales tax, etc…
Temporary facilities for staff displaced by construction
High level sustainability goals such as LEED Platinum, Net Zero, Living Building, etc…

Foundations
Included in Scope
•

Traditional footing design

Excluded from Scope
•
•

Deep foundation systems such as Geopiers or Piling.
Existing elevator pit is assumed to be reused

Superstructure
Included in Scope
•
•
•

Jail addition is figured as load bearing CMU with structural steel framing and slab on
metal deck
New Police additions are figured as structural wood framing
An allowance for seismic upgrades to the existing structure to remain is included

Excluded from Scope
•

Seismic upgrade allowance may not allow for a Risk Category IV Facility (essential
facility)
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Exterior Enclosure
Included in Scope
•
•
•

Jail Addition cladding is budgeted as mixture of masonry & metal panel w/ a $45/ sf
allowance
Police Renovation is budgeted as to receive 75% new cladding (masonry & metal panel)
and all new aluminum window systems
Upgrades for ballistic / blast resistance to select areas of the exterior enclosure are
included.

Roofing
Included in Scope
•

New membrane roofing is included over the entire building

Interior Construction
Included in Scope
•

$ / GSF allowance for an open office layout (includes, gwb partitions, doors, and interior
glazing)

Excluded from Scope
•

Heavy office layout (very few 4 walls offices).

Stairs
Included in Scope
•
•
•

2 each Jail mezzanine pre-engineered egress stairs
1 each Police back of house pre-engineered egress stair
1 each Police feature stair

Finishes
Included in Scope
•

An allowance for durable and economic finishes is included

Excluded from Scope
•

High end finishes such as wood wainscot paneling, terrazzo, etc.…

Elevators
Included in Scope
•

1 each (2 stops) new hydraulic passenger elevator
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Mechanical
Included in Scope
•

All new low maintenance, medium efficiency system

Excluded from Scope
•

High level sustainability goals such as LEED Platinum, Net Zero, Living Building, etc…

Fire Protection
Included in Scope
•
•

Fully sprinklered (wet pipe) facility
Assumes a portion of the existing system can be re-used

Excluded from Scope
•

Pre-action system (at non code required areas)

Electrical
Included in Scope
•
•
•

Building Electrical System Complete – All New
CCTV / Access Control Systems at Police
Jail Security Electronic Systems

Excluded from Scope
•
•

AV equipment
Emergency Generator (included with Site Electrical Utilities)

Commercial Equipment
Included in Scope
•
•
•
•

Commercial Laundry Equipment - $50k allowance
Breakroom appliances, CFCI
Commercial Kitchen Equipment – Warming Kitchen for Jail
Evidence Walk-In Cooler

Excluded from Scope
•

Police and Evidence Storage will be OFOI. Equipment such as:
o Evidence Storage Cabinets/Equipment/Lab Surfaces, Refrigerators / Freezers
o Gun Lockers
o Property Storage
o Police Bike Rack/Storage
o Police Lockers (Lockers, Benches and Compact Shelving)
o Office Cubicle Systems

Page 5 of 9

Detention Equipment
Included in Scope
•

Assumes 32 cells with support spaces

Casework & Furnishings
Included in Scope
•
•

Fixed Casework – Majority to be Plastic Laminate
Window Treatments

Site Preparation, Improvements & Utilities
Included in Scope
•
•
•
•
•

New ADA ramp at 4th st SW and W Pioneer
New driveway at 3rd St SW
New sidewalks, curbs, driveway aprons and landscaping surrounding site
New domestic water, fire water and sanitary sewer service
CIP Contribution Allowance for storm water (no space on site for detention) - $65k

Excluded from Scope
•

•

Major Offsite Improvements, such as
o Replacement of ROW utility mains
o New traffic signalization
Storm water detention (see allowance for CIP Contribution above)

Site Electrical Utilities
Included in Scope
•
•
•

Emergency Generator (Whole Building, w/ 24 hours skid fuel tank)
New Site Lighting
Misc. Site Power

Excluded from Scope
•

Fiber Optic Cabling and Duct Banks
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Publics Saftey Facility
Renovation Expansion @ 311 West Pioneer - Jail Addition
Pre-Design Budget Estimate
Architect:

Mackenzie Arch.

Project Name:

City of Puyallup
PPSF - Renovation Expansion @ 311 West Pioneer

Project Duration:

TBD

Project Location:

Puyallup. WA

Building GSF:

14,234

Start Date:

Q2, 2022

Site GSF:

40,000

Estimate Date:

November 6, 2019

Project Owner:

ESTIMATE SUMMARY
No.

Description

A10

Foundations
Basement Construction
Superstructure
Exterior Enclosure
Roofing
Interior Construction
Stairs
Interior Finishes
Conveying Systems
Plumbing
HVAC
Fire Protection
Electrical
Equipment
Casework & Furnishings
Special Construction
Selective Demolition

A20
B10
B20
B30
C10
C20
C30
D10
D20
D30
D40
D50
E10
E20
F10
F20

Unit of

Unit

Total Estimated

Quantity

Measure

Cost

Cost

14,234

BGSF

$26.02

$370,350

14,234

BGSF

$0.00

$0

14,234

BGSF

$74.30

$1,057,529

14,234

BGSF

$41.40

$589,270

14,234

BGSF

$17.06

$242,800

14,234

BGSF

$16.00

$227,744

14,234

BGSF

$4.22

$60,000

14,234

BGSF

$35.00

$498,190

14,234

BGSF

$0.00

$0

14,234

BGSF

$55.00

$782,870

14,234

BGSF

$70.00

$996,380

14,234

BGSF

$12.00

$170,808

14,234

BGSF

$80.00

$1,138,720

14,234

BGSF

$91.51

$1,302,550

14,234

BGSF

$2.00

$28,468

14,234

BGSF

$0.00

$0

14,234

BGSF

$10.22

$145,500

Building Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

BUILDING GRAND TOTAL

$7,611,179
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Publics Saftey Facility
Renovation Expansion @ 311 West Pioneer - Police
Pre-Design Budget Estimate
Architect:

Mackenzie Arch.

Project Name:

City of Puyallup
PPSF - Renovation Expansion @ 311 West Pioneer

Project Duration:

TBD

Project Location:

Puyallup. WA

Building GSF:

24,207

Start Date:

Q2, 2022

Site GSF:

40,000

Estimate Date:

November 6, 2019

Project Owner:

ESTIMATE SUMMARY
No.

Description

A10

Foundations
Basement Construction
Superstructure
Exterior Enclosure
Roofing
Interior Construction
Stairs
Interior Finishes
Conveying Systems
Plumbing
HVAC
Fire Protection
Electrical
Equipment
Casework & Furnishings
Special Construction
Selective Demolition

A20
B10
B20
B30
C10
C20
C30
D10
D20
D30
D40
D50
E10
E20
F10
F20

Unit of

Unit

Total Estimated

Quantity

Measure

Cost

Cost

24,207

BGSF

$26.81

$649,091

24,207

BGSF

$0.00

$0

24,207

BGSF

$34.22

$828,407

24,207

BGSF

$50.14

$1,213,813

24,207

BGSF

$18.30

$442,935

24,207

BGSF

$20.21

$489,280

24,207

BGSF

$2.69

$65,000

24,207

BGSF

$27.00

$653,589

24,207

BGSF

$6.20

$150,000

24,207

BGSF

$13.00

$314,691

24,207

BGSF

$40.00

$968,280

24,207

BGSF

$4.00

$96,828

24,207

BGSF

$50.00

$1,210,350

24,207

BGSF

$0.66

$16,000

24,207

BGSF

$8.33

$201,656

24,207

BGSF

$0.00

$0

24,207

BGSF

$11.00

$266,250

Building Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

BUILDING GRAND TOTAL

$7,566,169
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Publics Saftey Facility
Renovation Expansion @ 311 West Pioneer - Sitework
Pre-Design Budget Estimate

Project Owner:

City of Puyallup

Architect:

Mackenzie Arch.

Project Name:

PPSF - Renovation Expansion @ 311 West Pioneer

Project Duration:

TBD

Project Location:

Puyallup. WA

Building GSF:

24,207

Start Date:

Q2, 2022

Site GSF:

40,000

Estimate Date:

November 6, 2019

ESTIMATE SUMMARY

Unit of
Quantity Measure

Unit

Total Estimated

Cost

Cost

No.

Description

G10

Site Preparation

40,000

gsf

$3.75

$150,000

G20

Site Improvements

40,000

gsf

$15.66

$626,446

G30

Site Civil / Mech Utilities

40,000

gsf

$4.78

$191,120

G40

Site Electrical Utilities

40,000

gsf

$14.86

$594,500

G50

Other Site Construction

40,000

gsf

$0.00

$0

Sitework Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

SITE GRAND TOTAL

$1,562,066
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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EXECUTIVE SUMMARY
PPSF - New Construction @ 311 West Pioneer

November 11, 2019

PROJECT INFORMATION

Project Number

-

Owner:

City of Puyallup

Estimate Date:

November 11, 2019

Name:

PPSF - New Construction @ 311 West Pioneer

Building Area:

See Estimate Detail

Location:

Puyallup. WA

Site Area:

See Estimate Detail

Consultant:

Roen Associates

Contact Name:

Matt Wiggins

500 Union Street, Suite 927

Telephone:

(206) 343-1003

Seattle, WA 98101

E-mail:

mattw@roenassociates.com

Roen Associates

Contact Name:

121 South Wall

Telephone:

Spokane, WA 99201

E-mail:

Spokane Office:

Project Type:

Public Safety

Estimate Level:

PreDesign Estimate

Project Start:

Q2, 2022

(509) 838-8688

Project Duration:

20

months

Documents Reviewed:
Document
Drawings:

Conceptual Documents

Reports:
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A / E / C Firm

Date

Mackenzie Arch.

10/30/2019

Roen Associates
121 South Wall Street
Spokane, WA 99201

Construction Cost Summary
Owner:

City of Puyallup
November 11, 2019

Project: PPSF - New Construction @ 311 West Pioneer

ESTIMATED COSTS SUMMARY
New Construction @ 311 West Pioneer - DBB
Item

Description

QTY

UOM

$ / UOM

Cost

1

Existing Buildings Demolition

23,424

SF

$12.00

$281,088

2

Hazardous Material Abatement (Allowance)

23,424

SF

$5.00

$117,120

Geopier Deep Foundation System

100,159 BGSF

$30.00

$3,004,770

Public Safety Facility Building

100,159 BGSF

$338.28

$33,881,747

$84.39

$3,375,471

$0.00

$0.00

3
4
5

Sitework

6

Contaminated Soils Abatement (EXCLUDED)

40,000
1

SGA
LS

Total Estimated Direct Construction Costs
7

Design/Estimating Contingency

8

Contractor Mark Up (OH & P, Insurance, Bonds)

9

Hard Bid General Conditions & Support Services

$40,660,196

20.00%

on

$40,660,196

$8,132,039

7.50%

on

$48,792,235

$3,659,418

20

MO

$150,000

$3,000,000

Total Estimated Construction Costs (Today's Dollars)
10

Escalation to Midpoint (Q2, 2023 @ 4%/Year)

14.00%

Total Estimated Construction Costs (Escalated)
ADD ALTERNATES
None

COMMENTS:

See Budget Assumptions Memo
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$55,451,653
on

$55,451,653

$7,763,231

$63,214,884

PUYALLUP PUBLIC SAFTEY FACILITY
NEW CONSTRUCTION @ 311 WEST PIONEER BUDGET ASSUMPTIONS
General
Included in Scope
•
•
•

Design, Bid, Building project delivery method
Q2, 2022 Construction Start
Assumes W Meeker Street will be completely closed for duration of structural
construction

Excluded from Scope
•
•
•

All soft costs such as design fees, permits, utility fees, testing/inspections, change order
contingency, 3rd commissioning and sales tax, etc…
Temporary facilities for staff displaced by construction
High level sustainability goals such as LEED Platinum, Net Zero, Living Building, etc…

Foundations
Included in Scope
•
•

Deep foundation systems such as Geopiers or Piling.
CIP concrete foundations designed to sit on top of Geopier system

Superstructure
Included in Scope
•
•
•

Cast-in-Place Concrete structure for below grade paring garage and ground floor deck
Structural steel with spray applied fireproofing from parking deck to roof
Critical facility seismic design

Excluded from Scope
•

Large enclosed mechanical Penthouse

Exterior Enclosure
Included in Scope
•
•
•
•
•

A ratio of 65% exterior wall system to 35% glazing is assumed
Cladding is budgeted as mixture of masonry & metal panel w/ a $45/ sf allowance
Glazing is a mixture of aluminum storefront and curtain wall systems
Upgrades for ballistic / blast resistance to select areas of the exterior enclosure are
included.
Exterior mechanical unit screening

Roofing

Page 3 of 8

Included in Scope
•
•

Membrane roofing is included at the building roof
Built up bituminous is included at the parking garage deck lid that has sitework on it.

Excluded from Scope
•

Large skylight systems

Interior Construction
Included in Scope
•

$ / GSF allowance for an open office layout (includes, gwb partitions, doors, and interior
glazing)

Excluded from Scope
•

Heavy office layout (very few 4 walls offices).

Stairs
Included in Scope
•
•
•
•

1 each (parking to roof) back of house pre-engineered egress stair
1 each (parking to level 3) back of house pre-engineered egress stair
2 each jail mezzanine stairs
1 each (level 2 to level 3) feature stair

Finishes
Included in Scope
•

An allowance for durable and economic finishes is included

Excluded from Scope
•

High end finishes such as wood wainscot paneling, terrazzo, etc.…

Elevators
Included in Scope
•
•

2 each (3 stops) hydraulic passenger elevators
1 each (2 stops) secure elevator

Excluded from Scope
•

Freight Elevator

Mechanical
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Included in Scope
•

Low maintenance, medium efficiency system

Excluded from Scope
•

High level sustainability goals such as LEED Platinum, Net Zero, Living Building, etc…

Fire Protection
Included in Scope
•

Fully sprinklered (wet pipe) facility

Excluded from Scope
•

Pre-action system (at non code required areas)

Electrical
Included in Scope
•
•
•

Building Electrical System Complete
CCTV / Access Control Systems at Police and Parking Areas
Jail Security Electronic Systems

Excluded from Scope
•
•

AV equipment
Emergency Generator (included with Site Electrical Utilities)

Commercial Equipment
Included in Scope
•
•
•
•

Commercial Laundry Equipment - $50k allowance
Breakroom appliances, CFCI
Commercial Kitchen Equipment – Warming Kitchen for Jail
Evidence Walk-In Cooler

Excluded from Scope
•

Police and Evidence Storage will be OFOI. Equipment such as:
o Evidence Storage Cabinets/Equipment/Lab Surfaces
o Gun Lockers
o Non-Fixed Refrigerator/Freezers
o Property Storage
o Police Bike Rack/Storage
o Police Lockers (Lockers, Benches and Compact Shelving)
o Office Cubicle Systems

Detention Equipment
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Included in Scope
•

Assumes same level of detention capacity as the South Hill Option.
o 50 cells with support spaces

Casework & Furnishings
Included in Scope
•
•

Fixed Casework – Majority to be Plastic Laminate
Window Treatments

Sitework
Included in Scope
•
•
•
•
•
•

Excavation and Shoring Systems for the Underground Parking Garage
New ADA ramp at 4th st SW and W Pioneer
New driveway at 3rd St SW
New sidewalks, curbs, driveway aprons and landscaping surrounding site
New domestic water, fire water and sanitary sewer service
CIP Contribution Allowance for storm water (no space on site for detention) - $130k

Sitework
Excluded from Scope
•

•

Major Offsite Improvements, such as:
o Replacement of ROW utility mains
o New traffic signalization
Storm water detention (see allowance for CIP contribution above)
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Public Saftey Facility
New Construction @ 311 West Pioneer - Building
Pre-Design Budget Estimate
Architect:

Mackenzie Arch.

Project Name:

City of Puyallup
PPSF - New Construction @ 311 West Pioneer

Project Duration:

20 MO

Project Location:

Puyallup. WA

Building GSF:

100,159

Start Date:

Q2, 2022

Site GSF:

40,000

Estimate Date:

November 11, 2019

Project Owner:

ESTIMATE SUMMARY
No.

Description

A10

Foundations
Basement Construction
Superstructure
Exterior Enclosure
Roofing
Interior Construction
Stairs
Interior Finishes
Conveying Systems
Plumbing
HVAC
Fire Protection
Electrical
Equipment
Casework & Furnishings
Special Construction
Selective Demolition

A20
B10
B20
B30
C10
C20
C30
D10
D20
D30
D40
D50
E10
E20
F10
F20

Unit of

Unit

Total Estimated

Quantity

Measure

Cost

Cost

100,159

BGSF

$13.32

$1,333,949

100,159

BGSF

$12.18

$1,220,083

100,159

BGSF

$61.45

$6,154,289

100,159

BGSF

$33.02

$3,307,717

100,159

BGSF

$8.38

$839,370

100,159

BGSF

$23.50

$2,353,737

100,159

BGSF

$2.20

$220,000

100,159

BGSF

$27.00

$2,704,293

100,159

BGSF

$4.49

$450,000

100,159

BGSF

$19.43

$1,945,821

100,159

BGSF

$40.05

$4,011,252

100,159

BGSF

$6.74

$674,860

100,159

BGSF

$49.71

$4,978,507

100,159

BGSF

$32.51

$3,255,770

100,159

BGSF

$4.31

$432,100

100,159

BGSF

$0.00

$0

100,159

BGSF

$0.00

$0

Building Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

BUILDING GRAND TOTAL

$33,881,747
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Public Saftey Facility
New Construction @ 311 West Pioneer - Sitework
Pre-Design Budget Estimate

Project Owner:

City of Puyallup

Architect:

Mackenzie Arch.

Project Name:

PPSF - New Construction @ 311 West Pioneer

Project Duration:

20 MO

Project Location:

Puyallup. WA

Building GSF:

100,159

Start Date:

Q2, 2022

Site GSF:

40,000

Estimate Date:

November 11, 2019

ESTIMATE SUMMARY

Unit of
Quantity Measure

Unit

Total Estimated

Cost

Cost

No.

Description

G10

Site Preparation

40,000

gsf

$42.68

$1,707,025

G20

Site Improvements

40,000

gsf

$9.95

$397,946

G30

Site Civil / Mech Utilities

40,000

gsf

$9.40

$376,000

G40

Site Electrical Utilities

40,000

gsf

$22.36

$894,500

G50

Other Site Construction

40,000

gsf

$0.00

$0

Sitework Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

SITE GRAND TOTAL

$3,375,471
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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EXECUTIVE SUMMARY
PPSF - New Construction @ 333 South Meridian

November 11, 2019

PROJECT INFORMATION

Project Number

-

Owner:

City of Puyallup

Estimate Date:

November 11, 2019

Name:

PPSF - New Construction @ 333 South Meridian

Building Area:

See Estimate Detail

Location:

Puyallup. WA

Site Area:

See Estimate Detail

Consultant:

Roen Associates

Contact Name:

Matt Wiggins

500 Union Street, Suite 927

Telephone:

(206) 343-1003

Seattle, WA 98101

E-mail:

mattw@roenassociates.com

Roen Associates

Contact Name:

121 South Wall

Telephone:

Spokane, WA 99201

E-mail:

Spokane Office:

Project Type:

Public Safety

Estimate Level:

PreDesign Estimate

Project Start:

Q2, 2022

(509) 838-8688

Project Duration:

TBD

months

Documents Reviewed:
Document
Drawings:

Conceptual Documents

Reports:
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A / E / C Firm

Date

Mackenzie Arch.

10/30/2019

Roen Associates
121 South Wall Street
Spokane, WA 99201

Construction Cost Summary
Owner:

City of Puyallup
November 11, 2019

Project: PPSF - New Construction @ 333 South Meridian

ESTIMATED COSTS SUMMARY
New Construction @ 333 South Meridian - GCCM
Item

Description

QTY

UOM

$ / UOM

Cost

1

Geopier Deep Foundation System - Allowance

152,218 BGSF

$30.00

$4,566,540

2

Public Saftey Facility (secure parking, police, courts)

103,744 BGSF

$366.05

$37,975,395

3

48,474 BGSF

Public / Staff Parking Garage

4

Existing Entry Plaza (misc. work to connect new buildings)

5

Sitework

6

Contaminated Soils Abatement (EXCLUDED)

1
33,500
1

ls
SGA
LS

$176.24

$8,543,056

$500,000

$500,000

$76.74

$2,570,623

$0.00

$0.00

Total Estimated Direct Construction Costs

$54,155,615

7

Design/Estimating Contingency

20.00%

on

$54,155,615

$10,831,123

8

Escalation to Midpoint (Q2, 2023 @ 4%/Year)

14.00%

on

$64,986,737

$9,098,143

9

Sub Bonds

1.50%

on

$74,084,881

$1,111,273

10

Negotiated Support Services

6.00%

on

$75,196,154

$4,511,769

11

GCCM Risk Contingency

3.00%

on

$75,196,154

$2,255,885

Total Maximum Allowable Construction Cost (MACC)

$81,963,808

12

Contractor Fee

5.00%

on

$81,963,808

$4,098,190

13

Specified General Conditions

2.50%

on

$86,061,998

$2,151,550

14

Preconstruction Services

ls

$250,000

$250,000

1

Total Construction Costs (TCC)

$88,463,548

DEDUCTIVE ALTERNATES
Remove 4th Level (Court) from Building

($11,182,049)

Remove 4th Level of Parking Garage

($5,426,735)

Total Construction Costs (TCC) w/ Deductive Alternates
COMMENTS:

See Budget Assumptions Memo
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$71,854,764

PUYALLUP PUBLIC SAFTEY FACILITY
NEW CONSTRUCTION @ 333 SOUTH MERIDIAN BUDGET ASSUMPTIONS
General
Included in Scope
•
•
•

GCCM project delivery method
Q2, 2021 Construction Start
Phased Construction

Excluded from Scope
•
•
•

All soft costs such as design fees, permits, utility fees, testing/inspections, change order
contingency, 3rd commissioning and sales tax, etc…
Temporary facilities for staff displaced by construction
High level sustainability goals such as LEED Platinum, Net Zero, Living Building, etc…

Foundations
Included in Scope
•
•

Deep foundation systems such as Geopiers or Piling.
CIP concrete foundations designed to sit on top of Geopier system

Superstructure
Included in Scope
•
•
•
•

Public / Staff Parking Garage is figured as CIP Concrete structure
Cast-in-Place Concrete structure for secure parking and evidence.
Structural steel with spray applied fireproofing from jail to roof
Critical facility seismic design

Excluded from Scope
•
•

Large enclosed mechanical Penthouse
Roof / Canopy over 4th level deck parking

Exterior Enclosure
Included in Scope
•
•
•
•
•

A ratio of 65% exterior wall system to 35% glazing is assumed
Cladding is budgeted as mixture of masonry & metal panel w/ a $45/ sf allowance
Glazing is a mixture of aluminum storefront and curtain wall systems
Upgrades for ballistic / blast resistance to select areas of the exterior enclosure are
included.
An allowance for screening at the public parking garage is included.
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Roofing
Included in Scope
•

Membrane roofing is included at the building roof

Excluded from Scope
•

Large skylight systems

Interior Construction
Included in Scope
•

$ / GSF allowance for an open office layout (includes, gwb partitions, doors, and interior
glazing)

Excluded from Scope
•

Heavy office layout (very few 4 walls offices).

Stairs
Included in Scope
•
•
•
•
•

2 each public parking garage back of house pre-engineered egress stairs
1 each (parking to roof) back of house pre-engineered egress stair
1 each (parking to court level) back of house pre-engineered egress stair
2 each jail mezzanine stairs
1 each (Police to Courts) feature stair

Finishes
Included in Scope
•
•

An allowance for durable and economic finishes is included
An allowance for premium finishes at the courtrooms is included

Excluded from Scope
•

High end finishes outside of courtrooms such as wood wainscot paneling, terrazzo, etc.…

Elevators
Included in Scope
•
•
•

2 each 6 stops) traction passenger elevators in Pubic Safety Facility
1 each (3 stops) secure elevator
2 each (4 stops) hydraulic passenger elevators in Public Garage
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Elevators
Excluded from Scope
•

Freight Elevator

Mechanical
Included in Scope
•

Low maintenance, medium efficiency system

Excluded from Scope
•

High level sustainability goals such as LEED Platinum, Net Zero, Living Building, etc…

Fire Protection
Included in Scope
•

Fully sprinklered (wet pipe) facility

Excluded from Scope
•

Pre-action system (at non code required areas)

Electrical
Included in Scope
•
•
•

Building Electrical System Complete
CCTV / Access Control Systems at Police and Parking Areas
Jail Security Electronic Systems

Excluded from Scope
•
•

AV equipment
Emergency Generator (included with Site Electrical Utilities)

Commercial Equipment
Included in Scope
•
•
•
•

Commercial Laundry Equipment - $50k allowance
Breakroom appliances, CFCI
Commercial Kitchen Equipment – Warming Kitchen for Jail
Evidence Walk-In Cooler
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Commercial Equipment
Excluded from Scope
•

Police and Evidence Storage will be OFOI. Equipment such as:
o Evidence Storage Cabinets/Equipment/Lab Surfaces
o Gun Lockers
o Non-Fixed Refrigerator/Freezers
o Property Storage
o Police Bike Rack/Storage
o Police Lockers (Lockers, Benches and Compact Shelving)
o Office Cubicle Systems

Detention Equipment
Included in Scope
•

Assumes same level of detention capacity as the South Hill Option.
o 50 cells with support spaces

Casework & Furnishings
Included in Scope
•
•
•

Courtroom Casework including Pews
Fixed Casework – Majority to be Plastic Laminate
Window Treatments

Sitework
Included in Scope
•
•
•
•
•

Excavation and Shoring Systems for the Underground Parking Garage
New driveways at 2nd St SE
New sidewalks, curbs, driveway aprons and landscaping along 4th AVE SE
New domestic water, fire water and sanitary sewer service
CIP Contribution Allowance for storm water (no space on site for detention) - $160k

Excluded from Scope
•

•

Major Offsite Improvements, such as:
o Replacement of ROW utility mains
o New traffic signalization
Storm water detention (see allowance for CIP contribution above)
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Public Saftey Facility
New Construction @ 333 South Meridian - Building
Pre-Design Budget Estimate
Architect:

Mackenzie Arch.

Project Name:

City of Puyallup
PPSF - New Construction @ 333 South Meridian

Project Duration:

TBD

Project Location:

Puyallup. WA

Building GSF:

103,744

Start Date:

Q2, 2022

Site GSF:

33,500

Estimate Date:

November 6, 2019

Project Owner:

ESTIMATE SUMMARY
No.

Description

A10

Foundations
Basement Construction
Superstructure
Exterior Enclosure
Roofing
Interior Construction
Stairs
Interior Finishes
Conveying Systems
Plumbing
HVAC
Fire Protection
Electrical
Equipment
Casework & Furnishings
Special Construction
Selective Demolition

A20
B10
B20
B30
C10
C20
C30
D10
D20
D30
D40
D50
E10
E20
F10
F20

Unit of

Unit

Total Estimated

Quantity

Measure

Cost

Cost

103,744

BGSF

$18.22

$1,890,138

103,744

BGSF

$5.02

$521,135

103,744

BGSF

$64.38

$6,678,574

103,744

BGSF

$37.56

$3,896,583

103,744

BGSF

$5.00

$518,216

103,744

BGSF

$23.50

$2,437,984

103,744

BGSF

$3.37

$350,000

103,744

BGSF

$28.43

$2,949,688

103,744

BGSF

$6.51

$675,000

103,744

BGSF

$21.53

$2,233,322

103,744

BGSF

$47.02

$4,877,947

103,744

BGSF

$6.66

$690,518

103,744

BGSF

$54.90

$5,695,960

103,744

BGSF

$32.50

$3,371,320

103,744

BGSF

$9.05

$939,010

103,744

BGSF

$0.00

$0

103,744

BGSF

$2.41

$250,000

Building Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

BUILDING GRAND TOTAL

$37,975,395
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Public Saftey Facility
New Construction @ 333 South Meridian - Parking Garage
Pre-Design Budget Estimate
Architect:

Mackenzie Arch.

Project Name:

City of Puyallup
PPSF - New Construction @ 333 South Meridian

Project Duration:

TBD

Project Location:

Puyallup. WA

Building GSF:

48,474

Start Date:

Q2, 2022

Site GSF:

33,500

Estimate Date:

November 6, 2019

Project Owner:

ESTIMATE SUMMARY
No.

Description

A10

Foundations
Basement Construction
Superstructure
Exterior Enclosure
Roofing
Interior Construction
Stairs
Interior Finishes
Conveying Systems
Plumbing
HVAC
Fire Protection
Electrical
Equipment
Casework & Furnishings
Special Construction
Selective Demolition

A20
B10
B20
B30
C10
C20
C30
D10
D20
D30
D40
D50
E10
E20
F10
F20

Unit of

Unit

Total Estimated

Quantity

Measure

Cost

Cost

48,474

BGSF

$19.17

$929,105

48,474

BGSF

$9.14

$443,285

48,474

BGSF

$74.94

$3,632,735

48,474

BGSF

$9.53

$462,100

48,474

BGSF

$0.58

$27,975

48,474

BGSF

$6.00

$290,844

48,474

BGSF

$2.48

$120,000

48,474

BGSF

$3.00

$145,422

48,474

BGSF

$7.22

$350,000

48,474

BGSF

$3.00

$145,422

48,474

BGSF

$4.00

$193,896

48,474

BGSF

$3.00

$145,422

48,474

BGSF

$25.93

$1,256,850

48,474

BGSF

$3.09

$150,000

48,474

BGSF

$0.00

$0

48,474

BGSF

$0.00

$0

48,474

BGSF

$5.16

$250,000

Building Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

BUILDING GRAND TOTAL

$8,543,056
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Public Saftey Facility
New Construction @ 333 South Meridian - Sitework
Pre-Design Budget Estimate

Project Owner:

City of Puyallup

Architect:

Mackenzie Arch.

Project Name:

PPSF - New Construction @ 333 South Meridian

Project Duration:

TBD

Project Location:

Puyallup. WA

Building GSF:

See Detailed Est.

Start Date:

Q2, 2022

Site GSF:

33,500

Estimate Date:

November 6, 2019

ESTIMATE SUMMARY

Unit of
Quantity Measure

Unit

Total Estimated

Cost

Cost

No.

Description

G10

Site Preparation

33,500

gsf

$27.58

$924,073

G20

Site Improvements

33,500

gsf

$10.91

$365,550

G30

Site Civil / Mech Utilities

33,500

gsf

$11.54

$386,500

G40

Site Electrical Utilities

33,500

gsf

$26.70

$894,500

G50

Other Site Construction

33,500

gsf

$0.00

$0

Sitework Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

SITE GRAND TOTAL

$2,570,623
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.

Page 9 of 9

THIS PAGE INTENTIONALLY LEFT BLANK

Roen Associates
121 South Wall Street
Spokane, WA 99201

Construction Cost Summary
Owner:

City of Puyallup
November 11, 2019

Project: Puyallup Public Safety Facility

ESTIMATED COSTS SUMMARY
New Construction (Reduced Plan) @ South Hill Site - DBB
Phase

Description

QTY

UOM

$ / UOM

Cost

1

Existing Buildings Demolition

12,949

SF

$10.00

$129,490

2

Hazardous Material Abatement (Allowance)

12,949

SF

$5.00

$64,745

$321.42

$34,437,045

$42.54

$6,083,485

$0.00

$0.00

3

Public Safety Facility Building

107,140 BGSF

4

Sitework

143,000

5

Contaminated Soils Abatement (EXCLUDED)

1

SGA
LS

Total Estimated Direct Construction Costs
6

Design/Estimating Contingency

7
8

$40,714,764

20.00%

on

$40,714,764

$8,142,953

Contractor Mark Up (OH & P, Insurance, Bonds)

7.50%

on

$48,857,717

$3,664,329

Hard Bid General Conditions & Support Services

20

MO

$150,000

$3,000,000

Total Estimated Construction Costs (Q1, 2019 Dollars)
9

Escalation to Midpoint (Q2, 2022 @ 4%/Year)

17.00%

$55,522,046
on

$55,522,046

Total Estimated Construction Costs (Escalated)

$9,438,748

$64,960,794

ADD ALTERNATES
None

COMMENTS:

All soft costs such as design fees, permits, utility fees, testing/inspections, change order contingency, 3rd commissioning and
sales tax are EXCLUDED
Assumes a Q2, 2022 start and a 20 month schedule
No Site Frontage Improvements are included or anticipated
Personal Lockers, Duty Lockers, Evidence Storage Systems, High Density Storage Systems are OFOI and are EXCLUDED.
ROM cost to the owner is $1 million.
Any and all work associated with relocating the large power lines near the anticipated building is EXCLUDED
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
Architect:

Mackenzie Arch.

Project Name:

City of Puyallup
Puyallup Public Safety Facility

Project Duration:

20 MO

Project Location:

Puyallup. WA

Building GSF:

107,140

Start Date:

Q2, 2022

Site GSF:

143,000

Estimate Date:

November 11, 2019

Project Owner:

ESTIMATE SUMMARY
No.

Description

A10

Foundations
Basement Construction
Superstructure
Exterior Enclosure
Roofing
Interior Construction
Stairs
Interior Finishes
Conveying Systems
Plumbing
HVAC
Fire Protection
Electrical
Equipment
Casework & Furnishings
Special Construction
Selective Demolition

A20
B10
B20
B30
C10
C20
C30
D10
D20
D30
D40
D50
E10
E20
F10
F20

Unit of

Unit

Total Estimated

Quantity

Measure

Cost

Cost

107,140

BGSF

$8.59

$920,149

107,140

BGSF

$7.16

$766,836

107,140

BGSF

$57.03

$6,109,983

107,140

BGSF

$33.59

$3,599,158

107,140

BGSF

$8.63

$924,352

107,140

BGSF

$25.73

$2,756,935

107,140

BGSF

$1.49

$160,000

107,140

BGSF

$26.70

$2,860,621

107,140

BGSF

$3.27

$350,000

107,140

BGSF

$17.49

$1,873,850

107,140

BGSF

$41.60

$4,457,400

107,140

BGSF

$6.39

$684,640

107,140

BGSF

$52.73

$5,649,825

107,140

BGSF

$23.01

$2,464,845

107,140

BGSF

$8.01

$858,450

107,140

BGSF

$0.00

$0

107,140

BGSF

$0.00

$0

Building Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

BUILDING GRAND TOTAL

$34,437,045
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

A10

Description

Quantity

Unit of

Unit

Total Estimated

Measure

Cost

Cost

FOUNDATIONS
Foundation Earthwork
Footing Excavation and Backfill - Interior Footings Only

520

cy

$

12.00

$6,240

Footing Drains w/ Gravel

740

lf

$

35.00

$25,900

Spread Footings (inc reinforcing)

148

cy

$

775.00

$114,815

Continuous Footings (inc reinforcing)

461

cy

$

825.00

$380,294

35,620

sf

$

10.00

$356,200

lf

$

65.00

$11,700

ea

$ 12,500.00

$25,000

Foundations

Slab-on-Grade
Slab on Grade (inc reinforcing, base course and vapor barrier)
Misc. Concrete
Track Work for Property Evidence Storage (Allowance)
Elevator Pits (including ladder, sump and waterproofing)

180
2

Perimeter Insulation / Waterproofing
Included w/ Basement Construction

$

SUBTOTAL FOUNDATIONS

A20

107,140

BGSF

10,024

sf

2" Rigid Polystyrene

10,024

Waterproofing Membrane
1/4" Protection Board

-

$0

$8.59

$920,149

$

60.00

$601,440

sf

$

4.00

$40,096

10,024

sf

$

11.00

$110,264

10,024

sf

$

1.50

$15,036

107,140

BGSF

$7.16

$766,836

BASEMENT CONSTRUCTION
Basement Excavation
Basement Excavation and Export (See Site)
Basement Walls
Perimeter 12" Basement Wall (Including Reinforcing)
Waterproofing

SUBTOTAL BASEMENT CONSTRUCTION

B10

SUPERSTRUCTURE
Structural Concrete
Vertical Structure
Walls, Cast-In-Place w/ Reinforcing

1,905

sf

$

60.00

$114,300

41

cy

$

1,580.00

$65,541

Columns, Cast-In-Place w/ Reinforcing
Square
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Description

Quantity

Unit of

Unit

Total Estimated

Measure

Cost

Cost

Horizontal Structure
Concrete Decks, Cast-In-Place on Elevated Formwork

34,510

sf

$

30.00

$1,035,300

34,510

sf

$

4.00

$138,040

2,040

sf

$

32.00

$65,280

8" CMU (Garage Level Walls)

14,294

sf

$

28.00

$400,232

8" CMU (Jail Areas)

40,480

sf

$

38.00

$1,538,240

Structural Floor Framing (WF Beams), incl. columns (12 psf
Allowance)

450,720

lbs

$

2.50

$1,126,800

Structural Roof Framing (Bar Joists), incl. columns (9 psf Allowance)

309,960

lbs

$

2.25

$697,410

Misc. Metals - Allowance

107,140

gsf

$

1.00

$107,140

Slab on Metal Deck

37,560

sf

$

11.00

$413,160

Roof Decking

34,440

sf

$

3.50

$120,540

72,000

gsf

$

4.00

$288,000

107,140

BGSF

$57.03

$6,109,983

27,500

sf

$

27.50

$756,250

1

ls

$ 150,000.00

$150,000

12,000

sf

$

38.00

$456,000

330

lf

$

40.00

$13,200

Insulating Assembly @ Underside of Deck
Structural CMU and Masonry
12" CMU (Sallyport Walls)

Structural Steel

Metal Decking

Fireproofing
Structural Steel Fireproofing
Sprayed Cementitious Fireproofing (Roof Structural Steel)
Firestopping - See Interior Partitions

SUBTOTAL SUPERSTRUCTURE

B20

EXTERIOR ENCLOSURE
Exterior Wall Construction
Exterior Wall Assembly (int. GWB - Finished, R-19 batt insul,
sheathing, rigid insul, spray applied barrier)
Upgrades to Ext. Wall Assemblies for Ballistic / Blast Rating
Exterior Wall Finish
Masonry Veneer
Brick Veneer
Galv. Steel Lintels

500

lf

$

15.00

$7,500

Composite Metal Panels

Sill Flashing

8,500

sf

$

70.00

$595,000

Fiber Cement Siding - Nichiha

7,000

sf

$

25.00

$175,000

500

sf

$

110.00

$55,000

1,393

sf

$

75.00

$104,475

Exterior Canopies
Exterior Canopies @ Main Building Entry (includes structure, soffit,
roofing, sprinklers & lighting)
Exterior Canopies @ Sallyport (includes structure, roofing)
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Description

Quantity

Unit of

Unit

Total Estimated

Measure

Cost

Cost

Exterior Windows
Storefront / Windows, Std Clear Anodized w/ Flashing

3,500

sf

$

90.00

$315,000

Curtain Wall, Std Clear Anodized w/ Flashing

2,000

sf

$

120.00

$240,000

Premium - Ballistic Glazing / Blast Rated Assemblies

2,500

sf

$

170.00

$425,000

Exterior Sunscreens (Allowance)

100

lf

$

240.00

$24,000

Exterior Fin Sunscreens (Allowance)

510

lf

$

200.00

$102,000

4

ea

$

5,500.00

$22,000

Exterior Doors
Storefront Entry Doors, HW, per leaf
Push Button ADA Auto Operators

2

ea

$

4,000.00

$8,000

20

ea

$

2,700.00

$54,000

Coiling (24x10) - Garage

1

ea

$ 12,500.00

$12,500

Coiling (15x10) - Sallyport

2

ea

$

8,000.00

$16,000

Paint or Stain to Siding

7,000

sf

$

1.50

$10,500

Masonry Water Repellants

8,160

sf

$

1.15

$9,384

Anti-Graffiti Coating (up to 8')

3,840

sf

$

2.10

$8,064

20

ea

$

175.00

$3,500

107,140

gsf

$

0.25

$26,785

1

ls

$ 10,000.00

$10,000

$33.59

$3,599,158

Standard Grade HM Dr, HM Frame, HW, per leaf
Overhead Doors

Exterior Paint & Sealants

Paint to HM Doors and Frames
Caulking and Joint Sealants
Building Graphics
Allowance for Building Letters

SUBTOTAL EXTERIOR ENCLOSURE

B30

107,140

BGSF

34,440

sf

$

20.00

$688,800

3,000

sf

$

9.00

$27,000

ROOFING
Roof Coverings
Membrane Roofing System w/Rigid Insulation, 60 mil
Membrane Roofing Lapping up Backside of Parapets
Flashing and Sheet Metal
Flashings
Parapet Caps & Copings

750

lf

Misc. Roof Flashing & Blocking

15%

on

25.00

$18,750

$715,800

$107,370

553

sf

$

50.00

$27,650

Walk Pads (Allowance)

300

Fall Protection Anchors

36,135

sf

$

7.00

$2,100

sf

$

1.35

$48,782

1

ea

$

1,500.00

$1,500

Metal Fabrications
Outdoor Rec Lid Screen (Allowance)
Roof Accessories

Access Ladders
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Description

Quantity

Roof Hatches

2

SUBTOTAL ROOFING

C10

Unit of

Unit

Total Estimated

Measure

Cost

Cost

ea

$

1,200.00

$2,400

$8.63

$924,352

107,140

BGSF

82,732

sf

$

14.00

$1,158,248

16,546

sf

$

6.00

$99,278

INTERIOR CONSTRUCTION
Partitions
GWB Partitions
Drywall for STC walls - 20%
Balistic Rated Partitions - Allowance

3,000

sf

$

85.00

$255,000

Fire Caulking at penetrations

107,140

gsf

$

0.35

$37,499

Sealants

107,140

gsf

$

0.30

$32,142

Misc. Carpentry - Allowance

107,140

gsf

$

0.50

$53,570

1,000

sf

$

35.00

$35,000

1

ls

$ 75,000.00

$75,000

520

sf

$

20.00

$10,400

150

ea

$

2,000.00

$300,000

7

ea

$

7,000.00

$49,000

1

ls

$ 150,000.00

$150,000

2

ea

$

2,500.00

$5,000

Coiling (6x9)

3

ea

$

4,500.00

$13,500

Security Grille (8x12) - Main Level

1

ea

$

8,500.00

$8,500

Security Grille (14x12) - Level 3

1

ea

$ 12,000.00

$12,000

Counter Shutter at Evidence Rooms (12x5)

1

ea

$

7,500.00

$7,500

K-9 Gates (Allowance)

2

ea

$

750.00

$1,500

185.00

$39,775

CMU Walls - See Superstructure Above
Interior Glazing
HM Relights w/ 1/4" tempered glazing
Ballistic Rated Transaction Windows
Mirror (Fitness Room)
Operable Glass Partitions - Inc. w/ Specialties below
Interior Doors, Frames, Hardware
HM / SCW Dr, HM Frame, HW, Complete - per leaf
HM / SCW Dr, HM Frame, HW, Complete - per leaf (STC Rated)
Premium for Electronic Door Hardware (card reader & wiring w/
Electrical)
Storefront Doors, HW, Complete - per leaf
Overhead Doors / Grilles

Interior Railings
Balcony Rails

215

lf

Marker Boards (8' x 4")

50

ea

$

1,150.00

$57,500

Tack Boards (4' x 4")

20

ea

$

400.00

$8,000

107,140

gsf

$

1.20

$128,568

Sloping Stair Rails and Grabs - Included w/ Stairs Below
Fittings / Specialties
Visual Display Specialties

Signage (Code and Wayfinding)
Toilet Compartments (Phenolic)
ADA Stalls

8

stalls

$

1,650.00

$13,200

Standard Stalls

6

stalls

$

900.00

$5,400

Urinal Screens

4

ea

$

350.00

$1,400

28

lf

40.00

$1,120

Cubicle Curtains and Tracks
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Description

Quantity

Unit of

Unit

Total Estimated

Measure

Cost

Cost

Operable Partitions
Folding Panel Partitions

552

sf

$

70.00

$38,640

46

lf

$

100.00

$4,600

4

ea

$

750.00

$3,000

Coat Hook

12

ea

$

75.00

$900

Folding Shower Seat

14

ea

$

225.00

$3,150

Framed Mirror

32

ea

$

150.00

$4,800

Grab Bars - Large ADA Stall (3 Total: 1 - Vertical, 2- Horizontal)

Header Support
Toilet Accessories
Baby Changing Station

71

ea

$

125.00

$8,875

Mop and Broom Holder

3

ea

$

50.00

$150

Paper Towel Dispenser

44

ea

$

175.00

$7,700

Sanitary Napkin Dispenser

4

ea

$

125.00

$500

Sanitary Napkin Disposal

33

ea

$

85.00

$2,805

Shower Curtain

14

ea

$

40.00

$560

Shower Curtain Rod

14

ea

$

30.00

$420

Soap Dispenser

44

ea

$

85.00

$3,740

Toilet Paper Dispenser

49

ea

$

60.00

$2,940

Toilet Seat Cover Dispenser

49

ea

$

85.00

$4,165

6

ea

$

125.00

$750

107,140

gsf

$

1.00

$107,140

lf

$

20.00

$4,000

$25.73

$2,756,935

Trash Receptacle (Floor Standing)
Misc. Specialties Allowance (FECs, Corner Guards, etc...)
Wall Railing

200

SUBTOTAL INTERIOR CONSTRUCTION

C20

107,140

BGSF

STAIRS
Stair Construction (inc. concrete, finishes & guard / hand rails)
Pre-Engineered Metal Stair, per floor to floor flight w/ landing

4

ea

$ 15,000.00

$60,000

Pre-Engineered Metal Stair (Jail Cell Area)

5

ea

$ 10,000.00

$50,000

Feature Stair

1

ea

$ 50,000.00

$50,000

$1.49

$160,000

3.00

$321,420

SUBTOTAL STAIRS

C30

107,140

BGSF

Paint to Walls, Doors, Frames and Misc.

107,140

gsf

$

Premium for Epoxy Paint in Cells

17,604

sf

$

4.00

$70,416

5,700

sf

$

18.00

$102,600

Fabric Covered, 1"

2,000

sf

$

25.00

$50,000

Courtrooms (Allowance)

1,300

sf

$

25.00

$32,500

Wainscot in Hallways, Maple Veneer with Brass Top Trim

3,520

sf

$

50.00

$176,000

Wood Paneling in Courtrooms

3,700

sf

$

50.00

$185,000

Lobby Wood Feature Wall (Allowance)

2,520

sf

$

50.00

$126,000

INTERIOR FINISHES
Wall Finishes

Restroom Wall Tile
Acoustical Wall Panels
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Description

Quantity

Miscellaneous Finish Carpentry Allowance

Unit of

Unit

Total Estimated

Measure

Cost

Cost

107,140

gsf

$

1.00

$107,140

34,230

gsf

$

2.00

$68,460

11,065

gsf

$

5.00

$55,325

4,235

sf

$

25.00

$105,875

57,610

gsf

$

5.00

$288,050

34,230

gsf

$

2.00

$68,460

11,065

gsf

$

35.00

$387,275

4,000

sf

$

45.00

$180,000

53,610

sf

$

10.00

$536,100

107,140

BGSF

$26.70

$2,860,621

$ 175,000.00

$350,000

$3.27

$350,000

Floor & Base Finishes
Garage Area Level
Sealed Concrete
Jail Area
Areas Outside of Cells (Allowance)
Specialty Floor Coatings @ Cells
Police / Courts
Ceiling Finishes
Garage Level
Paint Exposed Structure
Jail Area
Areas Outside of Cells (security acoustical ceilings)
Detention Ceilings - See Detention Equipment Below
Police / Courts (Levels 2 & 3)
Courtrooms (Allowance)
Remaining Areas (Allowance)

SUBTOTAL INTERIOR FINISHES

D10

CONVEYING SYSTEMS
Elevators & Lifts
Passenger Elevator (3) Stops

2

SUBTOTAL CONVEYING SYSTEMS

107,140
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

D20

Description

Quantity

Unit of

Unit

Total Estimated

Measure

Cost

Cost

PLUMBING
Plumbing
Garage Area

25,000

gsf

$

3.00

$75,000

Police / Courts Area

65,450

gsf

$

13.00

$850,850

Detention Area

15,300

gsf

$

61.96

$948,000

107,140

BGSF

$17.49

$1,873,850

Garage Area (exhaust only)

25,000

gsf

$

4.00

$100,000

Police / Courts Area

65,450

gsf

$

50.00

$3,272,500

Detention Area

15,300

gsf

$

70.00

$1,071,000

1,390

gsf

$

10.00

$13,900

$41.60

$4,457,400

SUBTOTAL PLUMBING

D30

HVAC
HVAC

Enclosed Sallyport

SUBTOTAL HVAC

D40

107,140

BGSF

Garage Area

25,000

gsf

$

4.00

$100,000

Police / Courts Area

65,450

gsf

$

6.00

$392,700

Detention Area

15,300

gsf

$

12.00

$183,600

1,390

gsf

$

6.00

$8,340

$6.39

$684,640

25.00

$625,000

$ 45,000.00

$45,000

FIRE PROTECTION
Fire Protection

Enclosed Sallyport

SUBTOTAL FIRE PROTECTION

D50

107,140

BGSF

25,000

gsf

1

ls

65,450

gsf

$

48.00

$3,141,600

2

ea

$ 75,000.00

$150,000

$ 35,000.00

ELECTRICAL
Electrical
Garage Area (Power, Lighting, Telecomm, Fire Alarm)
CCTV / Access Control
Police / Courts Area (Power, Lighting, Telecomm, Fire Alarm)
Court AV Systems
Video Visitation AV
CCTV / Access Control
Detention Area (Power, Lighting, Telecomm, Fire Alarm)
Security Systems
Enclosed Sallyport

SUBTOTAL ELECTRICAL

1

ls

65,450

gsf

$

7.50

$490,875

15,300

gsf

$

55.00

$841,500

1

ls

$

300,000

$300,000

1,390

gsf

$

15.00

$20,850

$52.73

$5,649,825

107,140
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

E10

Unit of

Unit

Total Estimated

Measure

Cost

Cost

1

ls

$ 50,000.00

Refrigerator

2

ea

$

3,000.00

$6,000

Dishwasher

2

ea

$

1,500.00

$3,000

Microwave

2

ea

$

450.00

$900

Range

2

ea

$

3,500.00

$7,000

Warming Kitchen Equipment Allowance - Jail Area

1

ls

$ 150,000.00

$150,000

Evidence Walk-In Cooler

1

ls

$ 35,000.00

$35,000

1

ea

$

4,500.00

$4,500

Detention Doors, Frames, Electronic Hrdw - Sliding, per leaf

75

ea

$

15,000

$1,125,000

Detention Doors, Frames, Electronic Hrdw - Swing, per leaf

11

ea

$

9,700

$106,700

30

ea

$

4,000.00

$120,000

300

sf

$

165.00

$49,500

Description

Quantity

EQUIPMENT
Commercial Laundry Equipment
Extractor, SS Decon Counter, SS Work Counter (Allowance)

$50,000

Residential Equipment

Commercial Kitchen Equipment

Projection Screen Equipment
Ceiling Recessed (Community Room)
Detention Equipment

Detention Glazing
Sleeping Room Ext. Windows, insulated - 6'x3'
Control Room Relites
Dayroom Skylights - Allowance

1,000

sf

$

100.00

$100,000

Attorney Interview Relites - 4'x4'

3

ea

$

2,640.00

$7,920

Volunteer Clerk Relite - 5'x4'

1

ea

$

3,300.00

$3,300

500

sf

$

165.00

$82,500

4,235

sf

$

75.00

$317,625

1

ls

$ 250,000.00

$250,000

15,300

gsf

Misc. Relites (Kitchen, Laundry, Medical, Lt Office, etc..)
Security Ceiling Systems (TrussDek)
Detention Toilet Equipment & Furnishings
Detention Grade Sealants Premium (qty = area of detention program)
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$
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Description

Quantity

Unit of

Unit

Total Estimated

Measure

Cost

Cost

FFE Equipment (By Others)
Storage Cabinets/Equipment/Lab Surfaces

$0

Gun Lockers

$0

Refrigerator/Freezer

$0

Property Storage

$0

Bike Rack/Storage

$0

Locker Room (Lockers, Benches and Compact Shelving)

$0

Office Cubicle Systems

$0

TV/Monitors

$0

SUBTOTAL EQUIPMENT

E20

107,140

BGSF

$23.01

$2,464,845

ea

$ 175,000.00

$350,000

lf

$

500.00

$150,000

69

lf

$

250.00

$17,250

18

ea

$

75.00

$1,350

P-Lam Base w/ Quartz Countertops

185

lf

$

500.00

$92,500

P-Lam Uppers

157

lf

$

350.00

$54,950

Transition Top at Cashier

15

lf

$

450.00

$6,750

Reception Desk (Allowance)

78

lf

$

600.00

$46,800

Full Height Storage Shelves

62

lf

$

425.00

$26,350

6

lf

$

450.00

$2,700

10

lf

$

300.00

$3,000

CASEWORK & FURNISHINGS
Fixed Casework
Courtroom - Judge/Low Wall/Millwork (Allowance)

2

Courtroom Seating (150 lf - each room) (Allowance)

300

Wall Mounted, Quartz Restroom Counters
Wall Brackets
Manufactured P-Lam Casework

Miscellaneous Casework

Mail Slot Unit
File Drawer Units
Island - 2 rows of Base Cabinets with Work Top

8

lf

$

750.00

$6,000

42

lf

$

200.00

$8,400

400

sf

$

20.00

$8,000

Mini Blinds - Relites

1,000

sf

$

9.00

$9,000

Roller Shades

3,500

sf

$

20.00

$70,000

12

ea

$

450.00

$5,400

$8.01

$858,450

Stainless Steel Countertop
Floor Furnishings
Walk-Off Mat
Window Treatment

Fixed Furnishings
Bike Racks
Moveable Furnishings
EXCLUDED

SUBTOTAL FURNISHINGS

107,140
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Building
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

F10

Description

Quantity

Total Estimated

Measure

Cost

Cost

107,140

BGSF

$0.00

$0

107,140

BGSF

$0.00

$0

-

$0

$0.00

$0

SELECTIVE BUILDING DEMOLITION
SUBTOTAL SELECTIVE BUILDING DEMOLITION

Z10

Unit

SPECIAL CONSTRUCTION
SUBTOTAL SPECIAL CONSTRUCTION

F20

Unit of

GENERAL REQUIREMENTS
General Conditions
See Summary

$

SUBTOTAL GENERAL REQUIREMENTS

107,140
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Sitework
Pre-Design Budget Estimate

Project Owner:

City of Puyallup

Architect:

Mackenzie Arch.

Project Name:

Puyallup Public Safety Facility

Project Duration:

24 MO

Project Location:

Puyallup. WA

Building GSF:

121,705

Start Date:

Q2, 2022

Site GSF:

143,000

Estimate Date:

November 11, 2019

ESTIMATE SUMMARY

Unit of

Unit

Total Estimated

Cost

Cost

No.

Description

Quantity Measure

G10

Site Preparation

143,000

gsf

$18.70

$2,674,717

G20

Site Improvements

143,000

gsf

$9.22

$1,318,032

G30

Site Civil / Mech Utilities

143,000

gsf

$8.37

$1,196,236

G40

Site Electrical Utilities

143,000

gsf

$6.26

$894,500

G50

Other Site Construction

143,000

gsf

$0.00

$0

Sitework Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

SITE GRAND TOTAL

$6,083,485
0.00%

$0

0.00%

$0

0.00%

$0

$0

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Sitework
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Unit of

Description

Quantity Measure

Unit

Total Estimated

Cost

Cost

G10 SITE PREPARATON
Mobilization

1

ls

115,000

$115,000

Site Demolition & Relocation
Building Demolition

See Summary

Remove Concrete Walks

6,680

sf

5.00

$33,400

Remove Concrete Flatwork

3,831

sf

8.00

$30,648

Remove Asphalt

60,972

sf

2.00

$121,944

Concrete Curb

212

lf

3.50

$742

Concrete Curb & Gutter

865

lf

5.00

$4,325

Demo Utilities

605

ls

20.00

$12,100

Chainlink Fence Removal

720

lf

12.00

$8,640

1

ls

25,000.00

$25,000

Misc. Site Clearing
Site Earthwork
TESC Erosion Control

1

ls

75,000

$75,000

Construction Entrance

2

ea

2,500

$5,000

143,000

sf

0.20

$28,600

41,500

cy

15.00

$622,500

Clear and Grub
Excavation
Native Cut / Fill - Allowance
Over-excavation Undocumented fill - Option #1

11,276

cy

15.00

$169,140

Process/place native soil for structural fill

16,126

cy

8.00

$129,008

Export Excess - Allowance

46,077

cy

13.25

$610,520

500

ton

158.00

$79,000

sf

75.00

$461,250

ls

100,000.00

$100,000

sf

0.30

$42,900

$18.70

$2,674,717

4.00

$90,720

Dump Fee - Pierce County (allowance)
Shoring - Allowance

6,150

De-Watering - Allowance

1

Grading

143,000

See Summary

Hazardous Waste Remediation

SUBTOTAL SITE PREPARATON

143,000

SGA

Asphalt Paving - Light Duty (Parking Stalls)

22,680

sf

Asphalt Paving - Heavy Duty (Drive Aisles)

23,475

sf

4.75

$111,506

3,145

lf

18.00

$56,610

805

lf

28.00

$22,540

Concrete Paving - 7" PCC/2" AB

11,375

sf

11.00

$125,125

Concrete Sidewalk

15,290

sf

7.00

$107,030

G20 SITE IMPROVEMENTS
Site Paving / Concrete Work (Base Courses Included)

Curbs
Curb and Gutter

Concrete Stairs on Grade

225

sf

45.00

$10,125

Cheek Wall at Stairs

32

lf

95.00

$3,040

Pedestrian Concrete

600

sf

12.00

$7,200

4

ea

800.00

$3,200

200

ea

25.00

$5,000

Striping - ADA Stalls with Signage
Striping - Standard Stalls
Site Development
CMU Security Fencing
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Sitework
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Unit of

Description

Quantity Measure

Spread Footings (inc reinforcing)
8" CMU (Security Fencing)
Security Wire Fencing
Cantilevered Motorized Security Gates (24') - Allowance
Man Gate (4')
Retaining Walls
Concrete Seat Walls
Handrail, Painted Metal

Unit

Total Estimated

Cost

Cost

66

cy

$

509.00

$33,368

6,580

sf

$

24.50

$161,210

82

lf

85.00

$6,970

2

ea

24,000.00

$48,000

1

ea

1,800.00

$1,800

3,840

sf

60.00

$230,400

242

lf

250.00

$60,500

32

lf

150.00

$4,800

Man Gates - 4'

1

ea

1,200.00

$1,200

Vehicular Gates - 24'

2

ea

4,200.00

$8,400

Flagpoles

3

ea

5,000.00

$15,000

Site Furnishings

1

ls

25,000.00

$25,000

33,190

sf

1.50

$49,785

Landscaping/Irrigation
Irrigation
Import and Place Topsoil

825

cy

25.00

$20,625

Planter Shrubs and Ground Cover

13,280

sf

5.00

$66,400

Hydroseed

19,910

sf

0.25

$4,978

75

ea

500.00

$37,500

SGA

$9.22

$1,318,032

Trees

SUBTOTAL SITE IMPROVEMENTS

143,000

G30 SITE CIVIL / MECHANICAL UTILITIES
Water Service
Service Meter

1

ea

$

3,500.00

$3,500

Double Check Valve (in building)

1

ea

$ 12,000.00

$12,000

FDC - Fire Department Connection

1

ea

$

1,800.00

$1,800

18

lf

$

28.00

$504

Fire Water, 8" Ductile Iron

94

lf

$

60.00

$5,640

Fire Water, 6" Ductile Iron

130

lf

$

46.00

$5,980

Fire Water, 8" Ductile Iron

594

Domestic Water, 2" PVC

lf

$

60.00

$35,640

Hydrant Assembly

3

ea

$

4,500.00

$13,500

Tie-in at Existing

2

ea

$

3,000.00

$6,000

46

lf

$

56.00

$2,576

Clean Out

1

ea

$

650.00

$650

Man Hole

1

ea

$

5,000.00

$5,000

Tie-in at Existing

1

ea

$

3,000.00

$3,000

370

lf

$

30.00

$11,100

1,338

lf

$

42.00

$56,196
$3,420

Sanitary Sewer Systems
Side Sewer, 6" PVC

Storm Sewer Systems
Roof Drain Line, 6" PVC
Drain Line, 12" PVC
Trench Drain

19

lf

$

180.00

Clean Out

13

ea

$

650.00

$8,450

Catch Basin

9

ea

$

2,500.00

$22,500

Man Hole

2

ea

$

7,500.00

$15,000

Tie-in at Existing

1

ea

$

5,000.00

$5,000
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Roen Associates
121 South Wall Street
Spokane, WA 99201

City of Puyallup
PPSF Reduced South Hill Site Option - Sitework
Pre-Design Budget Estimate
DETAILED ESTIMATE

No.

Unit of

Description

Quantity Measure

Unit

Total Estimated

Cost

Cost

StormTech MC4500

44,000

cf

20.00

$880,000

60 ml HDPE Liner

14,300

sf

1.25

$17,875

1,450

sf

0.90

$1,305

1

ls

75,000.00

$75,000

150

lf

24.00

$3,600

40

lf

25.00

$1,000

$8.37

$1,196,236

$800,000

Geogrid Reinforcement
Storm Lift Station (allowance)
Storm Force Main (assume 2")
Other Civil / Mechanical Utilities
Gas

SUBTOTAL SITE CIVIL / MECHANICAL UTILITIES

143,000

$

SGA

G40 SITE ELECTRICAL UTILITIES
Site Electrical per BCE Engineers Concept Cost Opinion dated 10-29-18
Emergency Generator (Whole Building, 24 hours skid fuel tank)

1

ls

$ 800,000.00

Site Lighting

7

ea

$

3,500.00

$24,500

Site Power

1

ls

$ 20,000.00

$20,000

Gate Control

2

ls

$ 15,000.00

$30,000

Site Cameras

1

ls

$ 20,000.00

$20,000

Miscellaneous Site Electrical (Allowances)

SUBTOTAL SITE ELECTRICAL UTILITIES

143,000

SGA

$6.26

$894,500

143,000

SGA

$0.00

$0

143,000

SGA

$0.00

$0

G50 OTHER SITE CONSTRUCTION
Service Tunnels

SUBTOTAL OTHER SITE CONSTRUCTION

Z10

GENERAL REQUIREMENTS
General Conditions
See Summary

SUBTOTAL GENERAL REQUIREMENTS

Page 16 of 16

EXECUTIVE SUMMARY
Downtown Substation TI

November 14, 2019

PROJECT INFORMATION

Project Number

-

Owner:

City of Puyallup

Estimate Date:

November 14, 2019

Name:

Downtown Substation TI

Building Area:

See Estimate Detail

Location:

Puyallup. WA

Site Area:

See Estimate Detail

Consultant:

Roen Associates

Contact Name:

Matt Wiggins

500 Union Street, Suite 927

Telephone:

(206) 343-1003

Seattle, WA 98101

E-mail:

mattw@roenassociates.com

Roen Associates

Contact Name:

121 South Wall

Telephone:

Spokane, WA 99201

E-mail:

Spokane Office:

Project Type:

Public Safety

Estimate Level:

PreDesign Estimate

Project Start:

Q2, 2022

(509) 838-8688

Project Duration:

3

months

Documents Reviewed:
Document
Drawings:

Conceptual Documents

Reports:
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A / E / C Firm

Date

Mackenzie Arch.

10/30/2019

Roen Associates
121 South Wall Street
Spokane, WA 99201

Construction Cost Summary
Owner:

City of Puyallup
November 14, 2019

Project: Downtown Substation TI

ESTIMATED COSTS SUMMARY
Item

Description

1

Downtown Substation TI

2

Sitework

QTY

UOM

1,250

SF

$ / UOM

$172.63

Cost

$215,788
EXCLUDED

Total Estimated Direct Construction Costs

$215,788

3

Design/Estimating Contingency

20.00%

on

$215,788

$43,158

4

Contractor Mark Up (OH & P, Insurance, Bonds)

10.00%

on

$258,945

$25,895

5

Hard Bid General Conditions & Support Services

3

MO

$10,000

$30,000

Total Estimated Construction Costs (Today's Dollars)
6

Escalation to Midpoint (Q2, 2022 @ 4%/Year)

10.00%

Total Estimated Construction Costs (Escalated)
ADD ALTERNATES
None

COMMENTS:

Assumes a Design, Bid, Building delivery method
Any and all soft costs are EXCLUDED
Any and all sitework improvements (including utilities) are EXCLUDED
Includes allowance for bullet resistant construction at the Lobby "Safe Harbor" Vestibule
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$314,840
on

$314,840

$31,484

$346,323

Roen Associates
121 South Wall Street
Spokane, WA 99201

Puyallup Public Saftey
Downtown Substation TI
Pre-Design Budget Estimate
Architect:

Mackenzie Arch.

Project Name:

City of Puyallup
Downtown Substation TI

Project Duration:

3 MO

Project Location:

Puyallup. WA

Building GSF:

1,250

Start Date:

Q2, 2022

Site GSF:

40,000

Estimate Date:

November 14, 2019

Project Owner:

ESTIMATE SUMMARY
No.

Description

A10

Foundations
Basement Construction
Superstructure
Exterior Enclosure
Roofing
Interior Construction
Stairs
Interior Finishes
Conveying Systems
Plumbing
HVAC
Fire Protection
Electrical
Equipment
Casework & Furnishings
Special Construction
Selective Demolition

A20
B10
B20
B30
C10
C20
C30
D10
D20
D30
D40
D50
E10
E20
F10
F20

Unit of

Unit

Total Estimated

Quantity

Measure

Cost

Cost

1,250

BGSF

$3.00

$3,750

1,250

BGSF

$0.00

$0

1,250

BGSF

$1.00

$1,250

1,250

BGSF

$18.50

$23,125

1,250

BGSF

$1.20

$1,500

1,250

BGSF

$41.18

$51,475

1,250

BGSF

$0.00

$0

1,250

BGSF

$20.70

$25,875

1,250

BGSF

$0.00

$0

1,250

BGSF

$12.00

$15,000

1,250

BGSF

$30.00

$37,500

1,250

BGSF

$4.00

$5,000

1,250

BGSF

$20.00

$25,000

1,250

BGSF

$2.00

$2,500

1,250

BGSF

$9.05

$11,313

1,250

BGSF

$0.00

$0

1,250

BGSF

$10.00

$12,500

Building Direct Construction Costs Subtotal

Design Contingency - See Summary
Contractor Mark Up - See Summary
Escalation to Mid-Point - See Summary

BUILDING GRAND TOTAL

$215,788
0.00%

$0

0.00%

$0

0.00%

$0

See Summary

Estimate excludes soft costs such as design fees, permits, testing / inspections, construction change order contingencies, loose fixtures /
furnishings and sales tax.
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