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1. Kick-Off Meeting 


2. Existing Conditions Analysis 


3. Market Capacity Study


4. Strengths, Weaknesses, 


Opportunities, & Threats 


(SWOT) Analysis


5. Reverse Site Selection 


6. Perception Survey 


(Site Selectors)


7. Best Practice Case Studies 


& Performance Metrics


8. Target Industry Validation 


& Selection 


9. Public Engagement 


10. Ten (10) Year 


Comprehensive Economic 


Development Strategic 


Plan


11. Economic Development 


Strategic Plan Review, 


Refinement, & Adoption 


12. Project Management


COMPONENTS OF THE PLAN RFP







SCHEDULE


2015 2016


PHASE/TASK OCT NOV DEC JAN FEB MAR APR MAY JUN JUL AUG


0 Project management


Team meeting      


Progress report         


1 Discovery


Kick-off meeting


Existing conditions analysis


Market capacity study


SWOT analysis


2 Opportunity


Stakeholder engagement


Leadership roundtables   


Focus groups & interviews


On-line engagement


Best practices research


Reverse site selection


Perception survey


Target industry analysis


Marketing review


3 Implementation


Strategic plan (draft)


Implementation matrix


Plan review & adoption


LEGEND: – Team meetings  Leadership roundtable  Progress report


KICKOFF
DISCOVERY 


PHASE (PRELIM.)
OPPORTUNITY 


WORKSHOP


STRATEGY 


REFINEMENT


IMPLEMENTATION


ROLL-OUT







THE RETAIL COACH
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Retail Market Analysis 


2019 Update







STRATEGY: ASSESSING AUBURN’S RETAIL 


OPPORTUNITIES
RETAIL TRADE AREA


Mobile Data Studies







Cell Phone Data Studies







Cell Phone Data Studies







Cell Phone Data Studies







RETAIL TRADE AREA


Mobile Data Studies







Cell Phone Data Studies







Cell Phone Data Studies







2018: 


181,842


2018 Avg. HH Income: $95,989







2018: 


566,033


2018 Avg. HH Income: $95,130







Retail Gap Analysis







Community RGA







Community RGA







Community RGA







Primary Retail Trade 


Area RGA







Primary Retail Trade 


Area RGA







Primary Retail Trade 


Area RGA







MARKET AND 


DEVELOPMENT CAPACITY 
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MARKET ASSESSMENT


Industrial Net Absorption & Vacancy Trends


Source: CoStar


Inventory


+-


Auburn South King/Pierce County (excl. Auburn)


BARS: Net Absorption


LINE: Vacancy Rate
• Slight vacancy increase for both 


Auburn and in Market Area 


since 2017







MARKET ASSESSMENTMARKET ASSESSMENT


Industrial Rental Rate & Vacancy Trends


Source: CoStar


Auburn South King/Pierce 


County (excl. Auburn)


+-


VacancyBARS:  Industrial Rent


LABEL: Vacant SF


• Increase in rent since 2017 (4.9% 


increase in Auburn, 20% 


increase in Market Area)







MARKET ASSESSMENTMARKET ASSESSMENT


Industrial Market Fundamentals Comparison


Source: CoStar


Average 


NNN Rent 


Direct


Direct 


Vacancy 


Rate


• Lower rent in Auburn compared to peer King County markets 


• Very low vacancy compared to peer King County markets







MARKET ASSESSMENTMARKET ASSESSMENT


Office Net Absorption & Vacancy Trends


Source: CoStar


Auburn South King/Pierce County (excl. Auburn)


Inventory


+-


BARS: Net Absorption


LINE: Vacancy Rate
• Steady vacancy rate since 2015 


in both Auburn (5%) and in 


Market Area (10%)







MARKET ASSESSMENT


Source: CoStar


MARKET ASSESSMENT


Office Rental Rate & Vacancy Trends


+-


Vacancy


Label = Vacant Available SF


Auburn
South King/Pierce County 


(excl. Auburn)


• Slight rent decrease since 2017 (5.6% from 


$19.2 to $18.2) for Auburn







MARKET ASSESSMENTMARKET ASSESSMENT


Office Market Fundamentals Comparison


Source: CoStar


Average 


NNN Rent 


Direct


Direct 


Vacancy 


Rate


• Competitive rent for Auburn compared to peer markets


• Low vacancy rate compared to peer King County markets







MARKET CAPACITY


Source: City Of Auburn; King County Assessor


- *North Auburn Industrial 


Warehouse(262k SF)


- Lakeland Heated 


Storage (71k SF)


- DCT Hudson Distribution 


Center (261 KSF)


- Boeing Operations 


Readiness Center       


(71k SF)


MARKET CAPACITY


Category Sq. Ft


Office 792


Industrial 261,553*


Total 262,345
Building


SF


Est. Jobs 


Supported


Building


SF


Est. Jobs 


Supported


Pipeline Parcel 1,611,000 6,000 36,000 25


Ready to Develop 890,000 3,300 5,385,000 3,800


Likely to Redevelop 351,000 1,300 2,194,000 1,500


Potential to Redevelop 768,000 2,900 3,313,000 2,300


Total Net New 3,620,000 13,500 10,928,000 7,625


Full Buildout Scenario: 


Additional Market and Employment Capacity
2018 Permitted New 


Construction


Office Industrial


Assumptions: 
1 Office Job/240 SF 
1 Industrial Job/1,350SF


Major Completed 


Projects 







MARKET CAPACITYMARKET CAPACITY


Industrial & Office Development Opportunity Areas
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Office Net New Capacity


1.3 m SF 0.18 m SF 0.16 m SF
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Source: City Of Auburn, King County Assessor


*Wetland impacted 


areas were excluded 


net new capacity 


calculations.


2025 Office & Industrial Space 
Demand (sf)


Office Industrial


Employment 
Projection 4,592 17,582


Employment 
Increase 423 1,793


Space in 
Demand 101,520 2,420,550







10 YEAR PLAN 


PROGRESS/HIGHLIGHTS


AND SCORECARD 
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OPPORTUNITY AREAS


DELIVERY


A comprehensive 
service delivery 


system that 
actively identifies 


and advances 
economic 


development 
opportunities in 


Auburn


PRODUCT


An inventory of 
sites, a business 
climate, and a 


physical 
environment that 
foster business 


growth and 
ensure a resilient 


employment 
base


PLACE


Attractive 
gateways, 
impression 


corridors, and 
destinations that 


define the 
character of 


Auburn


MESSAGING


A coordinated 
marketing and 


branding 
campaign that 


elevates 
Auburn’s 


reputation 
among internal 


and external 
audiences







IMPLEMENTATION PROGRESS


ALL OPPORTUNITIES 1: DELIVERY 2: PRODUCT


3: PLACE 4: MESSAGING


Not 
Started


26%


In 
Progress


51%


Complete
6%


Ongoing
17%


Not 
Started


23%


In 
Progress


27%
Complete


13%


Ongoing
37%


Not 
Started


42%


In 
Progress


52%


Complete
3% Ongoing


3%


Not 
Started


21%


In 
Progress


54%


Complete
4%


Ongoing
21%


Not 
Started


9%


In 
Progress


77%


Complete
5%


Ongoing
9%


Note: Original categories (Not Started, 


In progress, and Complete) were 


expanded to include “Ongoing” status 


in order to better reflect the nature of 


some plan activities.   







DELIVERY
A comprehensive service delivery system that actively identifies and advances 


economic development opportunities in Auburn


• Hired Economic Development Officer


• Entrepreneurship


• Continued Year 2 Incubator Operations 


• Contracted SBDC for 10 Business Classes


• Mayor Business Visits scheduled every 3 weeks


• Regional Organizations:


• Supported Regional EDC reorganization into GSP


• Deepened Pierce County EDB Relationship


• Expanded business participation in weekly 
networking


• CTE Forum with Businesses & Schools







PRODUCT
An inventory of sites, a business climate, and a physical environment that foster business growth and 


ensure a resilient employment base


• Commercially zoned land analysis (Heartland)


• Continued coordination with GSA during 


ongoing surplus/land disposal process


• Continued facilitation of developer attraction 


to RPG property


• Business License Permitting dashboard to 


increase efficiency


• Reinvigorated BIA, ADA 







PLACE
Attractive gateways, impression corridors, and destinations that 


define the character of Auburn


• Identified Sound Transit parking garage 


location


• Revised BIA ratepayer types (exemption 


rules)


• Assisted A Little Knitty & Rail Hopin DUC 


relocation


• Assisted Relocation of Heritage Fire 


affected businesses







MESSAGING
A coordinated marketing and branding campaign that 


elevates Auburn’s reputation among internal and external audiences


• Developed marketing strategy based on 


extensive regional A/B testing


• Updated “Doing Business in Auburn” Resource 


Guide


• I-5 Corridor “Create Your Own Adventure” 


campaign


• Digital Marketing & Audience targeting for 


multiple business forums


• Multiple FAM trips & Hotel Concierge trainings







RESULTS


• Community organizations are functioning again: 
BIA, ADA, Tourism Board, LTAC


• Deepened SBDC relationship resulting in education 
opportunities for 450 RSVP’d business class 
attendees


• New infill /construction resulting in 380k+ sft.: 
Ingalinas, Bio Impact, Panatone, Laser Cut NW, 
Space Flight, Cascade Gasket and double digit 
job creation.


• Downtown


• 2 residential projects – 400+ units


• New restaurants and stores


• 300+ new hotel rooms planned







PRIORITIES FOR 2019


• Begin Auburn Way South revitalization work


• Increase business retention & expansion 


through:


• More personalized business interaction (direct email, 


newsletters, in person)


• Broadening the Buy Local program ( in store decals, 


publishing business interest stories, small business 


Saturday events, awareness of sales tax revenue as 


related to city improvements)


• Industry cluster focus groups & surveys







AUBURN ECONOMIC DASHBOARD
2018


59,952
JOBS


40,963
LABOR FORCE


4.1%
UNEMPLOYMENT


$9.2 B
REGIONAL 


PRODUCT


TOP INDUSTRIES BY EMPLOYMENT: 


GOVERNMENT


Source: Emsi 2019.1 – QCEW Employees, Non-QCEW Employees, and Self-Employed, US Bureau of Labor Statistics.


Note: Industries by 2-digit NAICS code ranking. Emsi figures represent the sum of the following ZIP codes: 98001, 98002, 98071, 98092. 


RETAIL TRADEMANUFACTURING CONSTRUCTION







AUBURN ECONOMIC DASHBOARD
2018


+15.7%
JOB GROWTH


2013-2018


40,963
LABOR FORCE


4.1%
UNEMPLOYMENT


$9.2 B
REGIONAL 


PRODUCT


TOP INDUSTRIES BY EMPLOYMENT: 


GOVERNMENT


Source: Emsi 2019.1 – QCEW Employees, Non-QCEW Employees, and Self-Employed, US Bureau of Labor Statistics.


Note: Industries by 2-digit NAICS code ranking.


RETAIL TRADEMANUFACTURING CONSTRUCTION







Source: Emsi 2019.1 – QCEW Employees, Non-QCEW Employees, and Self-Employed. City of Auburn defined as as 98001, 98002, 98071, 98092 ZIP codes. 


Excludes sectors with fewer than 100 jobs in 2018 (i.e., Agriculture; Mining, Quarrying, and O&G; Utilities; and unclassified employment).


EXPECTED INDUSTRY GROWTH (CITY OF 


AUBURN)
Projected job change by major sector, 2018-2023


+1,020


+644


+630


+578


+577


+576


+327


+272


+160


+138


+104


+74


+68


+33


+31


+17


-14


Retail Trade


Construction


Government


Other Services (except Public Administration)


Health Care and Social Assistance


Information


Accommodation and Food Services


W holesale Trade


Manufacturing


Arts, Entertainment, and Recreation


Admininstrative and Support Services


Real Estate and Rental and Leasing


Professional, Scientific, and Technical Services


Transportation and W arehousing


Educational Services


Management of Companies and Enterprises


Finance and Insurance







PERFORMANCE: TAX BASE


• 2018 property tax base grew by 12% from prior year
• Commercial values rose by 46% (vs -26% decline 2016-2017), but remain 


a smaller share of the total compared to 2013.


• Residential property value declined by -4%, following dramatic increase 
(38%) between 2016-2017. 


• Retail sales increased by 4% (same as 2016-2017 period)
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N on-Ex empt Ta x a ble Va lue 


(per capita)


Property Tax  Base
The tax base has grown steadily since


2013.


Source: King County Tax Assessor
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Commercia l Tax  Base
The share of the commercial tax base 


is below 2013 peak.


Source: King County Tax Assessor
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Reta il Sa les
Retail sales tax receipts per capita


have remained steady.







PERFORMANCE: MARKET DATA


• Vacancy rates for office and industrial remain low. 


• Absorption rates have fluctuated during the period.


• Following several years of little to no change, more 


than ¼ million square feet of industrial space was 


delivered in 2018. 
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Office Industrial


Source: CoStar (via Heartland)


N ew  Space Delivery
2018 saw a dramatic addition of new 


industrial space. 
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The vacancy rate rose slightly with recent 


(2017) negative net absorption.


Source: CoStar (via Heartland)
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Office M arket
Vacancy rates have hovered near 5% in 


recent years.







PERFORMANCE: ECONOMIC OPPORTUNITY


• Job growth has been steady, rising at an annual rate of 3.0% since 


2013, double the US rate (1.5%) over the same period. 


• Average unemployment rates in 2018 remained near 4%; 
comparable to the US and lower than state average.


• Annual earnings (when adjusted for inflation) declined slightly in 


2017


Employment


The number of jobs in the City has 


continued to grow.
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Unemployment


The region's unemployment rate 


remainsmuch lower than in 2013.


Source: Bureau of Labor Statistics
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Source: American Community Survey


Earnings
Inflation-adj. earnings have changed 


little in recent years.







QUESTIONS


?







THANK YOU







2905 San Gabriel Street
Suite 309
Austin, TX 78705


512.343.9113


www.tipstrategies.com


Image Credit :Austin_Texas by Ed Schipul via Flickr (CC BY-SA 20)






