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ECONOMIC & WORKFORCE 

STRATEGIC PLANNING

COMMITTED TO HOLISTIC THINKING & 

SUSTAINABLE DEVELOPMENT

AUSTIN & SEATTLE OFFICES WITH GLOBAL REACH

TIP STRATEGIES



PUGET SOUND-BASED REAL ESTATE ADVISORY 

AND INVESTMENT FIRM 

DEEP UNDERSTANDING OF LOCAL MARKET

MULTI-DISCIPLINARY AND STRATEGIC APPROACH

CULTURE OF INTELLECTUAL CURIOSITY

HEARTLAND



WE DEVELOP AND EXECUTE RETAIL RECRUITMENT

AND DEVELOPMENT STRATEGIES 

For over 15 YEARS we have provided the 

RESEARCH, RELATIONSHIPS and STRATEGIES to achieve 

results that have helped OVER 350 COMMUNITIES 

throughout the US expand their sales tax base 

and quality of life.

THE RETAIL COACH



#2
NATIONAL TRENDS
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Source: U.S. Bureau of Labor Statistics, Current Employment Statistics; TIP Strategies

THE GEOGRAPHY OF RECOVERY
Cumulative Change in Employment Since the Beginning of the Great Recession

http://tipstrategies.com/geography-of-recovery/


Source: US Bureau of Labor Statistics, 12-month average as of November 2017.

ECONOMY AT FULL EMPLOYMENT
US Unemployment Rate



WIDE DISPARITY BY REGION
Unemployment by County, as of December 2017

Source: US Bureau of Labor Statistics.

Note: red is less than 4.1; blue is more than 4.1.



WORKFORCE IS RAPIDLY DIGITALIZING
Comparative Jobs by Digital Score, 2002 and 2016

Source: Brookings Institution. “Digitalization and the American Workforce.”

Note: Low digital scores are 33 and below; medium are 33 to 60; and high are 60 to 100.

2002 2016

In low digital jobs

In medium digital jobs

In highly digital jobs

66 M

49 M

69 M

41 M

6 M
32 M

5%

23%

40%

47%

56%

29%

2002 2016



CB Insights. “Industrial IoT Hits Another Annual High In Deals And Dollars.” March 10, 2017 (https://www.cbinsights.com/blog/industrial-iot-startup-funding/)

“…the IoT [Internet of Things] extends 

well beyond the home and consumer-

level gadgets. Asset-heavy industries 

like manufacturing, logistics, mining, oil, 

utilities and agriculture have also 

begun to apply IoT systems to improve 

efficiency and results.”



Source: McKinsey & Co., Manufacturing’s Next Act, June 2015

MCKINSEY’S ‘DIGITAL COMPASS’ FOR MANUFACTURING



INDUSTRIAL IoT CATEGORIES (CB INSIGHTS)

SENSORS & 
CONNECTIVITY

• Connectivity

• Sensors & Monitoring

• M2M / Satellite

EDGE DEVICES & 
CONNECTED OBJECTS

• Inspection Drones 

• 3D Printing

• Industrial AR/VR

• Wearables

• Robotics & Exo

UNIVERSAL PLATFORMS & 
EDGE INTELLIGENCE

• Universal Platforms

• Fog & Edge 
Computing 

APPLIED SENSOR 
NETWORKS

• Fleet

• Oil & Gas

• Agriculture 

• Smart Grid

• Factory

• Warehouse

ADVANCED ANALYTICS, 
EDGE INTELLIGENCE & 

PROTECTION

• AI, ML, Predictive 
Analytics

• Cybersecurity 

CB Insights. “Industrial IoT Hits Another Annual High In Deals And Dollars.” March 10, 2017 (https://www.cbinsights.com/blog/industrial-iot-startup-funding/)



Sources:  US Census Bureau, Annual Retail Trade Surveys, 2002-2015; and Monthly Retail Trade Surveys, all months for 2016

Note: The 2016 total is preliminary.   Retail sales are include all industries within the Retail Trade sector.

RETAIL SALES VOLUME
US Retail Sales (in trillions)
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Sources: CoStar; TIP Strategies

Note: 2017 as of mid-year 2017

CONSTRUCTION RATE COMPARISON
Construction underway as a % of nationwide total
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Sources: US Census Bureau 

ONLINE RETAIL
US Online (E-commerce) Sales as a % of Total Retail Sales 

0.6%

8.9%
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OPPORTUNITIES IN THE NEW RETAIL SECTOR

PERISHABLES & PICKUPS

POP-UP RETAIL

EXPERIENTIAL

ONLINE 

RETAILERS

DOWNSTREAM

UPSTREAM

DATA CENTERS

OWNER-CONTROLLED FULFILLMENT

OUTSOURCED FULFILLMENT (3PL)

B2C DELIVERY



AUBURN TRENDS
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AUBURN ECONOMIC DASHBOARD
2017

60,118
JOBS

40,093
LABOR FORCE

4.1%
UNEMPLOYMENT

$8.1 B
REGIONAL 

PRODUCT

TOP INDUSTRIES BY EMPLOYMENT: 

GOVERNMENT MANUFACTURING CONSTRUCTIONRETAIL TRADE

Source: Emsi, US Bureau of Labor Statistics.

Note: Industries by 2-digit NAICS code ranking.



Source: Emsi.

EXPECTED INDUSTRY GROWTH
Top 10 Fastest Growing Industries, 2017-2022

(31)

(6)

(1)

20

21

34

65

70

88

119

190

235

288

485

491

552

627

1,263

Finance and Insurance

Arts, Entertainment, and Recreation

Agriculture, Forestry, Fishing and Hunting

Transportation and Warehousing

Management of Companies and Enterprises

Educational Services

Real Estate and Rental and Leasing

Professional, Scientific, and Technical Services

Wholesale Trade

Administrative and Support and Waste Management and Remediation…

Other Services (except Public Administration)

Manufacturing

Accommodation and Food Services

Health Care and Social Assistance

Information

Construction

Government

Retail Trade



Source: US Census Bureau, LEHD.

COMMUTER FLOWS
Inflow/Outflow, 2015

5,182 

Live and work in 

Auburn

36,459

Commute to jobs in 

Auburn from outside

Of the 4,641 workers that held jobs 

in Auburn in 2015, 88 percent lived 

outside the city.

25,950

Live in Auburn and 

commute to jobs outside

Of the 3,132 residents employed in 

2015, 83 percent commuted to 

jobs outside the city.



Source: US Census Bureau, LEHD.

COMMUTER TRENDS
Inflow/Outflow, 2006 - 2015
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INDUSTRIAL & OFFICE



MARKET ASSESSMENT

Source: CoStar

Industrial Net Absorption & Vacancy Trends

• Decreasing vacancy reaching lowest level since 2000 for both 

Auburn (1%) and in Market Area (3%)



MARKET ASSESSMENT

Source: CoStar

Industrial Rental Rate & Vacancy Trends

• Drastic increase in rent since 2015 (30% increase in Auburn, 23% 

increase in Market Area) Low High

Vacancy Rate



Industrial Market Fundamentals Comparison

MARKET ASSESSMENT

Source: CoStar



MARKET ASSESSMENT

Source: CoStar

Office Net Absorption & Vacancy Trends

• Vacancy holding steady in both Auburn (6%) and in Market Area (9.5%).



MARKET ASSESSMENT

Source: CoStar

Office Rental Rate & Vacancy Trends

• Increasing rent since 2015 (around $19 NNN for both 

Auburn and Market Area)
Low High

Vacancy Rate



Office Market Fundamentals Comparison

MARKET ASSESSMENT

Source: CoStar



MARKET CAPACITY

Full Buildout Scenario Additional Market & 

Employment Capacity
Office Industrial

Bldg SF
Est. Jobs 
Support Bldg SF

Est. Jobs 
Support

Pipeline Parcel 1,621,000 6,100 133,000 100

Ready to Develop 833,000 3,100 5,497,000 3,900

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

Have the Potential to Redevelop 2,955,000 11,100 1,988,000 1,400

Total Net New 5,760,000 21,600 9,812,000 6,900

• Capacity balanced against 
estimated job growth 

• Analysis Supports: 
o 1 Office Job = 240 st
o 1 Industrial Job = 1,350 sf

2016-2017 Permitted New Construction (SF)

2016 2017 Total

Office 71,770 4,618 76,388

Industrial 204,860 372,108 576,968

Retail 20,514 0 20,514
Total 297,144 376,726 673,870

Source: City of Auburn Building Division

Major New Construction

• DCT Hudson Distribution Center 
(287k sf)

• Lakeland Heated Storage (71k sf)
• Raceway Storage (53k sf)
• Boeing Workforce Readiness 

Center (71k sf)
• Boeing Operations Readiness 

Center(70k sf)
• Lakeridge Paving Corporate HQ 

(15k sf on unlikely to be 
developed land)



MARKET CAPACITY

Industrial & Office Development Opportunity Areas
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MARKET CAPACITY

Additional Office Building Capacity

Additional Industrial Building Capacity

5,761,122 4,161,122 4,000,148 1,583,611 1,164,904

5.7m excess 4.1m excess 3.9m excess 1.5m excess 1.1m excess

9,811,291 9,811,291 7,453,368 6,647,856 2,705,327

7.4m excess 7.4m excess 5.0m excess 4.2m excess 0.3m excess

2025 Office & Industrial Space Demand 

Office Industrial

Employment Projection 4,592 17,582

Employment Increase 423 1,793

Space in Demand (sf) 101,520 2,420,550

Estimated Supportable Office

Gateway Project 1,600,000

Emerald Downs 160,974

GSA Property 2,416,537

Estimated Supportable Industrial

Emerald Downs 2,357,923

GSA Property 805,512



RETAIL



Incomes 

are 

increasing!

Population 

is up by 

3,500!



Population is 

up by 

11,000!



Retail Gap (Leakage) 

Analysis











Shift in Recruitment 

Focus to Regional

Retailers and 

Restaurants



EXAMPLE REGIONAL RETAILERS

• Molly Moon's Ice Cream

• MudBay

• Blue Moon Burgers

• The Confectionery

• Amazon Books

• Cupcake Royale

• Pasta & Company

• Elemental Pizza

• Jimmy Mac's Roadhouse

• Super Jock 'n Jill

• Red Mill Burgers

• Road Runner Sports

*Custom Feasibility (Marketing) Packages have been completed for each 
prospect



RECRUITMENT EFFORTS

• Continued emails and phone calls to each 
prospective retailer and restaurant

• Attendance at ICSC/Retail Live Trade Shows in 
2017:

• ICSC Recon – Las Vegas (May 2017)

• Retail Live – Austin, Texas (August 2017)

• ICSC Atlanta – (October 2017)

• ICSC Deal Making – Dallas, Texas (November 2017)

• Upcoming 2018 Retail Trade Shows:

• ICSC Recon – Las Vegas (May 2018)

• Retail Live – Austin, Texas (August 2018)



STRATEGIC PLAN UPDATE
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OPPORTUNITY AREAS

PLACE

Attractive 
gateways, 
impression 

corridors, and 
destinations 

that define the 
character of 

Auburn

PRODUCT

An inventory 
of sites, a 
business 

climate, and a 
physical 

environment 
that foster 
business 

growth and 
ensure a 
resilient 

employment 
base

MESSAGING

A coordinated 
marketing and 

branding 
campaign 

that elevates 
Auburn’s 

reputation 
among 

internal and 
external 

audiences

DELIVERY

A 
comprehensive 
service delivery 

system that 
actively 

identifies and 
advances 
economic 

development 
opportunities in 

Auburn



ORG STRUCTURE & BUDGET

IMPLEMENTATION TEAM

Tourism

YEAR 1 YEAR 2 YEAR 3

Marketing Redevelopment
Real Estate

Analysis
Business 

Development

Economic Development 
Manager

ED Admin Support



IMPLEMENTATION PROGRESS

OVERALL – ALL OPPORTUNITY AREAS

OPPORTUNITY ONE: DELIVERY OPPORTUNITY TWO: PRODUCT

OPPORTUNITY THREE: PLACE OPPORTUNITY FOUR: MESSAGING

Not 

Started

34%

In 

Prog

ress

56%

Complete

10%

Not 

Started

37%

In Progress

33%

Complete

30%
Not 

Started

58%

In Progress

39%

Complete

3%

Not 

Started

21%

In Progress

75%

Complete

4%

Not 

Started

9%

In Progress

91%

Complete

0%



DELIVERY
A comprehensive service delivery system that actively identifies and advances 

economic development opportunities in Auburn

• Launched business incubator and 

strengthened relationship with SBAC

• Started contact database for business 

visitations

• Continued to grow and strengthen relationships 

with regional organizations and other key 

partners

• Approval to hire business development position



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

ensure a resilient employment base

• GSA site rezoned to be a higher use

• Actively working with Robertson Property group 
on Valley 6 Drive-In

• Evaluating feasibility of annexation

• Planning permitting software upgrade

• Project mapping tool to track major projects

• Undergoing cost recovery analysis

• Expanded DUC

• Replaced Environmental Park zone to allow for 
more flexibility



PLACE
Attractive gateways, impression corridors, and destinations that 

define the character of Auburn

• Accelerated momentum around downtown 

revitalization

• Budgeted for Auburn Way South Corridor 

Improvement plan

• Working with Sound Transit on 2nd parking 

garage

• Greater coordination in tourism industry

• New tourism website and videos

• Planned and packaged tours



MESSAGING
A coordinated marketing and branding campaign that 

elevates Auburn’s reputation among internal and external audiences

• Hiring a marketing agency and organizing 

marketing partners

• Continued to market Auburn to brokers and 

industry decision-makers



RESULTS

• Downtown

• 2 residential projects – 400+ units

• New restaurants and stores

• Boeing Workforce Readiness Center

• 300+ new hotel rooms planned

• 500,000+ sf of industrial under construction



PERFORMANCE: TAX BASE

• Tax base grew by 7% (5% on per capita basis)

• Residential growth has outpaced commercial growth. 

• For every additional $21of residential tax base, only new $1 of 
commercial

• Retail sales increased 4% 
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(per Capita)

Economic Development Performance Dashboard
City of Auburn: 2017

Property Tax Base
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since 2013.
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The share of the commercial tax 

base fell from its 2013 peak.

Retail Sales

Retail sales tax receipts per capita

have remained steady.
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Industrial Market

The vacancy rate rose slightly with 

recent negative net absorption.

Office Market
The vacancy rate rose slightly with recent 

negative net absorption.

New Space Delivery
Over the last years, new industrial space 

was added.

Employment
The number of jobs in the City has 

continued to grow.

Wages
The region's wages are climbing

gradually.

Unemployment
The region's unemployment rate is

much lower than in 2013
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PERFORMANCE: MARKET DATA

• Some tenants have left because cannot find 

space to grow

• New space delivery slowed but strong pipeline
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Industrial Market

The vacancy rate rose slightly with 

recent negative net absorption.

Office Market
The vacancy rate rose slightly with recent 

negative net absorption.

New Space Delivery
Over the last years, new industrial space 

was added.

Employment
The number of jobs in the City has 

continued to grow.

Wages
The region's wages are climbing

gradually.

Unemployment
The region's unemployment rate is

much lower than in 2013
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PERFORMANCE: ECONOMIC OPPORTUNITY

• Local employment growth double that of 

Seattle MSA

• Unemployment continued to decline

• Annual earnings climbed 13% in last two years
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Industrial Market

The vacancy rate rose slightly with 

recent negative net absorption.

Office Market
The vacancy rate rose slightly with recent 

negative net absorption.

New Space Delivery
Over the last years, new industrial space 

was added.

Employment
The number of jobs in the City has 

continued to grow.

Wages
The region's wages are climbing

gradually.

Unemployment
The region's unemployment rate is

much lower than in 2013

0

10,000

20,000

30,000

40,000

2013 2014 2015 2016 2017

Median Annual Wages

($)

Source: King County Tax Assessor

0.0%

5.0%

10.0%

15.0%

-50,000

0

50,000

100,000

2
0

1
3

2
0

1
4

2
0

1
5

2
0

1
6

2
0

1
7

Net Absorption Vacancy

 -

 50,000

 100,000

 150,000

 200,000

2
0

1
3

2
0

1
4

2
0

1
5

2
0

1
6

2
0

1
7

Office Industrial

0

25,000

50,000

75,000

2013 2014 2015 2016 2017

Total Employment

Source: King County Tax Assessor Source: City of Auburn

Source: CoStar Source: CoStar Source: CoStar

Source: EMSI Source: Bureau of Labor Statistics Source: American Community Survey



NEXT STEPS

5



PRIORITIES FOR 2018

• Hire business development position

• Information & research tools

• Business visitation

• Proactive business recruitment

• Take action on product-related opportunity 

after conclusion of study phase

• Transition to support role for downtown and 

active role for Auburn Way South

• Lay the groundwork for marketing position



QUESTIONS

?



THANK YOU



2905 San Gabriel Street
Suite 205
Austin, TX 78705

512.343.9113

www.tipstrategies.com

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


