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1. Introduction
Through the Puget Sound Regional Council (PSRC) the region has recognized the unique needs of
industrial businesses and the importance of industrial lands through its Regional Manufacturing and
Industrial centers (MICs) framework. In April 2016, PSRC approved a provisional designation for the
Sumner-Pacific MIC (also referenced as the SPMIC in this report). Designation procedures require the
cities of Sumner and Pacific to adopt a center subarea plan within two years. This collaborative subarea
planning process is an opportunity for the cities to explore strategies to enhance its MIC, such as
positioning it to meet the evolving needs of modern manufacturing and industrial businesses, enhancing
linkages to the local and regional economy, as well as enhancing the White River corridor as an
ecological amenity.
This report provides the baseline analysis for development of subarea plan policies. It profiles the
SPMIC’s regional context, land use, transportation, demographics, natural environment, built environment,
economic assets, real estate market conditions, and policy context. In addition, the report weaves in
findings from stakeholder engagement to the analysis to present an opportunities and constraints
assessment.
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2. Sumner-Pacific Manufacturing Industrial Center Profile
The Sumner-Pacific Manufacturing Industrial Center (SPMIC) is situated between East Valley Highway and
communities of Auburn and Bonney Lake to the east, and West Valley Highway and community of
Edgewood to the west. The Pierce County line and Pacific town center lie to the north, and the Sumner
downtown lies to the south.
The SPMIC is an important regional warehousing, transportation, distribution, and logistics center.
Comprised of approximately 2,100 acres, and spanning two cities, the SPMIC has easy connections to the
regional transportation system via SR 167, a principal freight corridor.
Regional highways connected to SR 167 and two railroads, Union Pacific Railroad (UPRR) and Burlington
Northern Santa Fe (BNSF) Railroad, also provide access to the ports of Tacoma and Seattle. The largest
industrial center in Pierce County with about 11,000 jobs, the SPMIC is diverse. Within Sumner, the SPMIC
includes larger-scale industrial facilities, while in Pacific there are smaller-scale manufacturing businesses.
Notable businesses include Amazon, Kellogg’s, Costco, REI, Simmons, Green Mountain, GKN Aerospace,
and Cummins. Other regional businesses include Dillanos Coffee Roasters and Manke Lumber. Given its
assets, and strong regional demand, the SPMIC is expected to continue to grow.
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Exhibit 2-1. Sumner-Pacific Manufacturing/Industrial Center (2018)

Source: City of Sumner and Pacific, 2017; BERK, 2017.
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3. Land Use, Zoning and Development Capacity
This chapter provides information about land use patterns and trends in Sumner and Pacific, including
existing land uses, adopted land use plans, and zoning. This inventory relies primarily on information from
both cities.

3.1. EXISTING LAND USE
The Sumner-Pacific Manufacturing Industrial Center (SPMIC) consists of 2,160 acres located
predominantly within the White River valley, along the northern border of central Pierce County.
Approximately 90% of land within the SPMIC is within the City of Sumner, which has larger warehousing
properties, while roughly 10% (209 acres) of the SPMIC is within the Pierce County portion of the City of
Pacific and consist of smaller industrial activities. See Exhibit 3-1 for example. The acres reported include
the recently-added 164-acre former Sumner Meadows Golf Course property within the City of Sumner
portion of the MIC (2015). Other recent additions include the City of Pacific’s addition of roughly 30
acres of industrial-zoned properties to the SPMIC.
In comparison with other manufacturing and industrial centers in the region, the SPMIC has a greater
concentration of logistics, distribution, and construction employers. The SPMIC as a distribution hub is
rooted in numerous factors, including critical links to the Port of Tacoma and regional transportation
networks, lease rates, and the cost and availability of land.
Exhibit 3-1. Norm's Truck & Equipment Refinishing, 2017
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Exhibit 3-2. Land Use by Acres (2017)
Vacant
Commercial 3%

Single-family Residential
1%

Unbuildable
4%
Vacant
6%

Mixed Use
1%
Retail
1%
Warehouses
33%

Manufacturing
6%

Services
20%

Vacant
Industrial, 25%

Source: City of Sumner and Pacific, 2017; BERK, 2017.
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Exhibit 3-3. Current Land Use Map (2017)

Source: City of Sumner and Pacific, 2017; BERK, 2017.
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3.2. CURRENT ZONING
Both Sumner and Pacific have goals and policies in their Comprehensive Plan to support manufacturing
and industrial uses in the MIC, including limits on incompatible uses and support for infrastructure. Each
City’s development code specifies goals, allowed uses, and space restrictions in the zoning districts inside
the SPMIC. Current zoning acreage in Sumner and Pacific is shown in Exhibit 3-6 and a map of current
zoning is shown in Exhibit 3-7.
Each City has a light and heavy industrial district, with the light industrial districts are more compatible
with surrounding uses.

Sumner
Sumner has two zoning districts that apply in the MIC, M-1 and M-2, as well as a MIC overlay district. A
summary of each district and the overlay is presented in the table below.
Exhibit 3-4. Sumner Manufacturing Zoning Districts

Zoning District

Summary of Uses and Goals

M-1

Provides areas for light manufacturing, industrial activities, warehousing, and
limited service commercial uses that are complementary and are not
detrimental to either existing or proposed industrial uses, or neighboring
commercial and residential districts.
Typical uses include assembling and manufacturing of products from previously
prepared material, and may include planned industrial parks which are
designed to ensure compatibility between the industrial operations therein and
the existing activities and character of the community in which the park is
located.

M-2

Provides areas for heavy manufacturing uses involving activities that do not
complement the character of commercial or residential areas.
M-2 zoned areas should be located so as to ensure that heavy manufacturing
uses will not result in detrimental impacts to commercial or residential zones.
Typical uses in this district include processing of natural and manmade materials
for use in general manufacturing.

MIC Overlay

This overlay zone is applied within the M-1 and M-2 districts, where limited
alternate or additional regulations apply. The MICO applies additional
restrictions on uses that may be incompatible with current manufacturing and
industrial uses and the intensification of these uses in the future.

Source: City of Sumner Municipal Code 2017

Pacific
Within the Pacific portion of the SPMIC, there are three zoning districts – Light Industrial, Office Park and
Pacific Utilities. Of these, the majority of land is within the Light Industrial zoning district.
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Exhibit 3-5. Pacific Manufacturing Zoning Districts

Zoning District

Summary of Uses and Goals

Light Industrial

Intended for those industrial uses that can be completely performed on the site
with minimum impact to the surrounding neighborhood. They require a high
degree of landscaping and buffering, especially from adjacent residential uses.
Intended for a wide range of light manufacturing and related uses, and is
typically appropriate to sites with good rail or highway access.

Heavy Industrial

Intended for areas containing manufacturing or related uses which are
potentially incompatible with most other establishments, and is typically
appropriate to areas which are most distant from residential areas and which
have extensive rail or shipping facilities.
Uses permitted within this district often bear significant impact on the surrounding
area and require extensive separation and buffering for abatement. The HI
heavy industrial district shall only be established on properties that are also
within the manufacturing/industrial core overlay (MICO).

MIC Overlay

Not specified.

Source: City of Pacific Municipal Code 2017

Most of the SPMIC is zoned Light or Heavy industrial. See Exhibit 3-6.
Exhibit 3-6. Zoning Acres (2017)
Zone Code
M1
M2
OP
P

Zone Name
Light Industrial
Heavy Industrial
Office Park
Pacific Utilities

Jurisdiction
Sumner/Pacific
Sumner
Pacific
Pacific

Total

Acres
2,037.95
141.21
3.91
0.88
2,183.95

Source: City of Sumner and Pacific, 2017; BERK, 2017.
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Exhibit 3-7. Zoning Map (2017)

Source: City of Sumner and Pacific, 2017; BERK 2017
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3.3. DEVELOPMENT CAPACITY
Approximately 489- 569 acres of land in the SPMIC consists of lands with capacity for additional
development, including partially-used or potentially redevelopable sites, and vacant sites, according to
the 2014 Pierce County Buildable Lands analysis and custom analyses by the Cities of Sumner and Pacific
and partners, including local tribal representatives.
The Cities of Sumner and Pacific, and Community Attributes analyzed development capacity as part of
the 2017 Market Study. The capacity analysis adapted the methodology of the Pierce County 2014
Buildable Lands Report to generate an updated land capacity analysis for the SPMIC reflecting current
critical lands constraints, new development since 2014, and the addition of new industrial lands such as
the former Sumner Meadows Golf Course site. This method begins with vacant and underutilized parcels
then deducts critical areas, floodways, and other sensitive areas prone to flooding and a percentage of
land unavailable for development, also known as a market factor, to account for parcels that may not be
developed for a variety of reasons. The analysis used 25% market factor deduction for underutilized
lands for the Pacific portion of the SPMIC, and a market factor deduction of 10% and 50% for vacant
and underutilized lands, respectively for the Sumner portion of the SPMIC. Based on this, development
capacity analysis found 489 acres of developable land within the SPMIC. Of these developable lands,
nearly 89% are vacant while the rest are under-utilized. Exhibit 3-8
In addition to these 489 acres, there are some potential SPMIC boundary expansions that can add
additional developable land to the SPMIC. Two modest expansions in the Northeast Sumner and Central
Valley districts could add up to 35 acres while an addition of 18.2 acres in the Pacific district of the
SPMIC has also been recently approved. These boundary expansions will add roughly 53 acres of
developable lands. Lastly, if one assumes market factor deductions of 10% for vacant lands and 25%
for under-utilized lands across the SPMIC (similar to the Buildable Lands Study deductions for Pacific), it
would increase the development capacity by 27 acres. Overall, this would bring the acreage of
developable land within the SPMIC to 569 acres.
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Exhibit 3-8. Development Capacity (2017)

City of Sumner and Pacific, 2018; Community Attributes 2017
Note: The consultant supporting the Dialogue Group process suggested a 1,300 foot wide corridor along the White River for
habitat protection and enhancement.
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4. Transportation
This chapter provides an understanding of the transportation system within the Sumner-Pacific
Manufacturing Industrial Center (SPMIC) and how it connects to the local and regional system.

4.1. TRANSPORTATION POLICIES
Both the cities of Pacific and Sumner have transportation policies, which impact the SPMIC subarea. The
policies in place are generally consistent between the two cities with both supporting development of the
SPMIC while minimizing impacts to other transportation system users. The main policies impacting the
SPMIC are summarized below.
•

Support development and operations within and around the SPMIC.

•

Promote transit service between the Sumner SPMIC and local and regional areas of high density
residential.

•

Focus on pedestrian connectivity but maintain safety and minimize conflict with trucks and trains.

•

Support funding for strategic transportation investments that improve freight mobility within and
to the SPMIC.

4.2. TRAVEL CHARACTERISTICS
The travel characteristics of workers in the MIC subarea were assessed using 2014 US Census data via
On The Map.1 The data showed that the majority of workers live primarily in the south Puget Sound,
particularly in the Puyallup, Auburn, Tacoma, and Bonney Lake/Lake Tapps areas. Exhibit 4-1 below
shows the percentages of where workers of the MIC live.
Exhibit 4-1. 2014 Areas Where MIC Workers Live¹

1

City/Area

Percentage

Puyallup

25%

South (Fife, Orting, Buckley)

18%

Auburn

11%

Bonney Lake/Lake Tapps

11%

Tacoma

11%

Kent

8%

Federal Way

6%

Sumner

5%

East (Enumclaw, Maple Valley)

4%

https://onthemap.ces.census.gov/
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North (South Seattle)
TOTAL
1.

1%
100%

Data obtained from the US Census via https://onthemap.ces.census.gov/

4.3. STREET SYSTEM
Roadway Characteristics
The SPMIC is primarily served by one major highway and a number of arterial and local streets. The key
roadways are described below.
SR 167 borders the west side of the SPMIC, connecting to Renton in the north and Puyallup in the South. It
is a four-lane freeway with a posted speed limit of 60 mph in the study area. It is classified as a T-1
freight corridor, which carriers over 10 million tons of freight annual. Access is available to the SPMIC via
the ramps at Stewart Rd SW/8th St E and 24th St E. Traffic volumes along SR 167 near the SPMIC range
between 81,000 and 87,000 vehicles per day.
Stewart Rd SW/8th St E is in the northern portion of the SPMIC and runs east/west, connecting with West
Valley Hwy and SR167 to the west and East Valley Highway to the east. It was recently widened to a
five-lane roadway east and west of Valentine Ave SE. It has two lanes between Valentine Ave SE and
140th Ave Ct E, as it crosses the White River and continues as five lanes to the east. The speed limit is 35
mph and sidewalks are provided along the south side on the western portion, with a trail on the north
side in the western portion. The Sumner Link Trail connects just east of the White River Bridge. The
average daily traffic along 8th St E is approximately 18,000 vehicles per day.
24th St E runs east-west, connecting to SR 167 and West Valley Highway to the west and 142nd Ave SE
to the east. East of White River it picks up again as a local roadway, crossing the Burlington Northern
Santa Fe Railroad (BNSF) tracks and connecting to East Valley Highway. West of 142nd Ave SE it has
five travel lanes, two in each direction and a center, two-way left-turn lane, with a speed limit of 35 mph.
A pedestrian bridge provides a connection across White River for the Sumner Link Trail, with an access
point at 24th St E. The average daily traffic along 24th Street E is approximately 17,500 vehicles per
day.
West Valley Highway is a north-south arterial that runs parallel to and just west of SR 167. It continues
north toward Tukwila as SR 181 and terminates in the south at Sumner Height Dr. With the SPMIC area, it
has a single lane in each direction and a posted speed limit between 35 and 40 mph. The average daily
traffic along West Valley Highway is approximately 12,000 vehicles per day.
136th Ave SE/Valentine Ave SE is an arterial roadway paralleling SR 167 that stretches from 5th Ave
SE in Pacific to the south to 24th St E in Sumner. It has a speed limit of 30 mph in Pacific. The average
daily traffic along 136th Ave SE/Valentine Ave SE is approximately 5,700 vehicles per day.
142nd Ave SE is a five-lane arterial with a posted speed limit of 35 mph. It has two lanes of travel in
each direction and a center, two-way left-turn lane. It connects to 24th St E in the north and Fryar Ave to
the south and is the main transportation route through the mid-valley. The average daily traffic along
24th Street E is approximately 16,000 vehicles per day.
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East Valley Highway is a two- to three-lane arterial, which runs north to Kent and terminates at Elm St in
Sumner. In the SPMIC area, it has a 25-mph speed limit on the three-lane section and a 35-mph speed
limit on the two-lane section, north of Salmon Creek. The roadway travels through environmentally
sensitive wetland areas near the White (Stuck) River and is adjacent to steep slopes to the east. The
average daily traffic along East Valley Highway is approximately 3,000 vehicles per day.
The remaining roadways in the study area are classified as “local streets” and primarily provide access
to properties in the SPMIC. They generally have two travel lanes, 25 mph speed limits, and provide
access between business areas and the arterials.

Planned Roadway Improvements
Several improvement projects are currently planned in and around the subarea. These projects are shown
on Exhibit 4-2. Some of the larger-scale projects are discussed below.
▪

24th St Bridge and corridor to E Valley (142nd Ave E to East Valley Hwy).
This project will extend 24th St E across White River to East Valley Highway. The new roadway
would be 2-3 lanes and would meet at East Valley Highway with a new signal. A railroad
overcrossing is also part of this project as BNSF runs north-south between the river and East Valley
Highway. There will be an upgraded crossing over the UPRR tracks.

▪

8th St E/Stewart Rd Improvements (Valentine Ave to White River Bridge).
This project is a joint effort between the cities of Pacific and Sumner and is partially complete. The
scope includes widening Stewart Rd to 5 lanes and replacing the existing White River Bridge with a
4-lane bridge that includes a sidewalk and a trail crossing. Installation of a new traffic signal at
Butte Ave E is also included. Portions of this project are already completed.

▪

SR 410/Traffic Avenue Interchange Improvements.
This project will add 2 additional lanes to a bottle-neck at the Traffic Avenue overpass and alleviate
traffic congestion from the Sounder Commuter Rail station and assist freight movement south from the
SPMIC.
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Exhibit 4-2. Planned Improvements

Source: City of Sumner and Pacific, 2015; BERK 2017
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Traffic Volumes
Weekday daily and PM peak hour traffic volumes were collected from various sources including both the
Pacific and Sumner Transportation Plans and the Washington State Department of Transportation
(WSDOT).
Exhibit 4-3Error! Reference source not found. shows the average daily traffic volumes along SR 167
from the WSDOT Annual Traffic Report (2016).
Exhibit 4-3. 2014 Average Daily Roadway Volumes¹
Count Location

Total Volume

SR 167 at 8th St E Bridge

81,000

SR 167 after 24th St E Ramp

89,000

SR 167 after SR 410 Ramp

87,000

Source: Traffic counts from WSDOT 2016 Annual Traffic Report and were conducted in 2014.

As shown in Exhibit 4-3 in the vicinity of the MIC, SR 167 has an average of between 81,000 and
89,000 vehicles per day, with the highest traffic volumes occurring near 24th St E.
Weekday PM peak hour volumes were also reviewed. The PM peak hour (one hour between 4 and 6pm)
is typically used for evaluating transportation system needs as it represents the highest travel activity
experienced during the day. Weekday PM peak hour volumes in the SPMIC are shown on Exhibit 4-3.
As Exhibit 4-4 shows, the highest volume of traffic in the SPMIC is along 8th St E and the northern portion
of East Valley Highway with over 1,600 vehicles during the PM peak hour. There are also higher volumes
along 24th St E near the SR 167 ramps as well as further south along East Valley Highway. The high
volumes along 24th St E are near the SR 167 ramps where it serves as a connection for industrial traffic
in the SPMIC.
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Exhibit 4-4. Existing Weekday PM Peak Hour Traffic Volumes

Source: City of Sumner and Pacific, 2015; BERK 2017.
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Traffic Operations
Intersection traffic operations at intersection in the study area were conducted as part of the Sumner and
Pacific Transportation Plans. The Highway Capacity Manual (HCM) 2010 method was used to evaluate
the performance of signalized and stop-controlled intersection with the Synchro software. The weekday
PM peak hour traffic volumes were used as the basis for the LOS assessment.
At signalized and all-way stop-controlled intersections, LOS is measured in average control delay per
vehicle and is typically reported using the intersection delay. At stop-sign-controlled intersections, LOS is
measured in delay per vehicle and is reported for the worst movement. Traffic operations for an
intersection can be described with the same range of levels of service as roadways (LOS A through F).
Sumner, Pacific and WSDOT have an adopted LOS D standard for intersections in the MIC. Exhibit 4-5
below summarizes the most current existing weekday PM peak hour LOS at MIC study intersections.
Exhibit 4-5. Existing Weekday PM Peak Hour Intersection Level of Service (LOS)
Intersection
Stewart Rd & West Valley Hwy
Stewart Rd & SR 167 SB Ramp³
Stewart Rd & SR 167 NB Ramp
Stewart Rd & Thornton Ave SW
Stewart Rd & Valentine Ave SE
Stewart Rd & Butte Ave E
Stewart Rd SE (8th St E) & 140th Ct E
East Valley Hwy & Terrace View Dr SE
East Valley Hwy & East Valley Access Rd
E Valley Hwy & Forest Canyon Rd
142nd Ave E & 24th St E
136th Ave SE & 24th St E3
SR 167 NB Ramps & 24th St E
West Valley Hwy & 24th St E
West Valley Hwy & SR 167 SB Ramps
West Valley Hwy & 42nd St E
Fryar Ave & Zehnder Ave
Tacoma Ave & Puyallup St
Tacoma Ave & 142nd Ave E
East Valley Hwy & Puyallup St

Control Type¹
Signal
Signal
Signal
Signal
Signal
TWSC
Signal
Signal
Signal
TWSC
TWSC
Signal
Signal
Signal
Signal
TWSC
TWSC
AWSC
TWSC
Signal

LOS
C
B
A
C
F
A
B
A
D
B
A
B
B
B
C
B
B
B

Delay (sec)
23
17
9
34
>500
6
12
10
29
11
7
11
17
12
21
15
13
17

WM²
SB
WB
SB
WB
WB
EBL
-

Notes:
1. AWSC = all-way stop-controlled, TWSC = two-way stop-controlled
2. Worst movement reported for two-way stop-controlled intersections where SB = southbound, SBL = southbound left, SBTL =
southbound through-left, WB = westbound, and EBL = eastbound left.
3. Counts at these locations were conducted before new signals were operational; therefore, no operational analysis was
conducted. A review of future conditions indicates that this intersection operates at LOS D or better during the weekday PM
peak hour with the signal.

As shown in Exhibit 4-5, one of the intersection does not currently meet the applicable jurisdiction’s
standard of LOS D. Stewart Rd & Butte Ave E operates at LOS F. An improvement project to widen
Stewart Rd is currently identified Traffic signals have been installed at the Stewart Rd & SR 167 SB
Ramp and 136th Ave SE & 24th St E intersections; however, traffic counts were conducted prior to
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installation of the traffic signals. Intersection operations are expected to be LOS D or better with the new
signal.

Traffic Safety
Collisions records were previously reviewed for intersections in the SPMIC in the Sumner Transportation
Plan. This Plan collected data from WSDOT for the period of January 1, 2011 to December 31, 2013
and completed a crash rate analysis to identify potential problematic locations. For this analysis, the
observed crash rate at intersections was compared to a critical crash rate calculated for each study
intersection. The crash rates were calculated based on formulas in the Highway Safety Manual (2010).
Of the studied intersections, three were found to have observed crash rates greater than the calculated
critical crash rates: Stewart Rd & West Valley Hwy, SR 167 SB Ramps & Stewart Rd, and 136th Ave E &
24th St E. The evaluation safety is based on date prior to installation of the traffic signals at SR 167 SB
Ramps & Stewart Rd, and 136th Ave E & 24th St E.
The most frequent type of collision at Stewart Rd & West Valley Hwy was turning vehicles. For the other
two intersections, the most common collision type was angled, which is common at side-street stopcontrolled intersections where side street traffic may have difficulty entering the traffic stream due to
high speeds or heavy volumes on the main roadway and is improved with the new traffic signals. An
improvement project is currently planned at Stewart Rd & West Valley Hwy.

4.4. FREIGHT
As a manufacturing and industrial center, the SPMIC is rooted in freight traffic. There are a number of
employers in the area generating truck traffic, as well as two railroads: the Burlington Northern-Sante Fe
(BNSF) Railroad and the UPRR. The UPRR line runs between SR 167 and White River, through downtown
Sumner and up through Pacific toward Seattle. The BNSF line is located on the east side of White River
and runs through downtown, along the eastern Sumner city limits and north towards Seattle. Sound Transit
utilizes the BNSF line for their Sounder train service. As of 2015, there were 41 trains running through
Sumner on the BNSF tracks and 10 trains on the UPRR line. By 2035 the rail system is projected to run 62
trains on the BNSF tracks and 27 on the UPRR tracks.
The Washington State Freight and Goods Transportation System (FGTS) is used to classify state
highways, county roads, and city streets according to average annual gross truck tonnage they carry as
directed by RCW 47.05.021. The FGTS establishes funding eligibility for the Freight Mobility Strategic
Investment Board (FMSIB) grants and supports designations of HSS (Highways of Statewide Significance)
corridors, pavement upgrades, traffic congestion management, and other state investment decisions.
The FGTS classifies roadways using five freight tonnage classifications, T-1 through T-5. Routes classified
as T-1 or T-2 are considered strategic freight corridors and are given priority for receiving FMSIB
funding. The classifications are as follows:
▪

T-1: Over 10,000,000 annual gross tonnage (over approximately 800 trucks per day).

▪

T-2: 4,000,000 to 10,000,000 annual gross tonnage (approximately 320 to 800 trucks per day).

▪

T-3: 300,000 to 4,000,000 annual gross tonnage (approximately 24 to 320 trucks per day).

▪

T-4: 100,000 to 300,000 annual gross tonnage (approximately 8 to 24 trucks per day).

▪

T-5: Over 20,000 gross tonnage in a 60-day period.
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Exhibit 4-6 shows roadways within the MIC classified as T-1, T-2, and T-3. The roadways with the highest
classification, and heaviest amount of truck traffic, are SR 167, Stewart Rd/8th St E, 24th St E, and
142nd Ave E.
The cities of Pacific and Sumner have identified truck routes within the subarea, consisting of most of the
roadways within the SPMIC. Exhibit 4-6 shows these routes. In 2014, truck traffic ranged from between
30-40 percent of total daily traffic on 24th St E and 142nd Ave whereas truck traffic ranged from 12 to
15 percent of total daily traffic on Traffic Ave and Fryar Ave. On the eastern edge of the SPMIC along
East Valley Highway, truck traffic was roughly 10 percent of total daily traffic, while Valentine Ave SE
had roughly 12 percent of total daily traffic (in 2016). All of these roadways are designated truck
routes.
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Exhibit 4-6. Existing Freight Corridors

Source: City of Sumner and Pacific, 2015; WSDOT, 2017
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4.5. TRANSIT
Currently there are no fixed route transit stops within the SPMIC, though the City of Sumner and Pacific
are served by transit elsewhere within the city limits. Pierce County does provide bus service for eligible
riders that are outside of the Pierce Transit service area with a program called Beyond the Borders. This
service is for riders that are between 12 and 17 years old or 65 years or older, have disabilities, or
have low incomes. Its purpose is to help those riders access public transportation, medical services,
employment and/or social activities. The program offers both demand-response transportation as well as
two deviated connector routes, one of which operates on the very south end of the SPMIC in Sumner. This
service runs between 8:00am and roughly 4:30pm with 45 minutes’ headways. The route travels between
Puyallup and Sumner, with a stop at the Sumner Sounder Station. The transit stop within the SPMIC is at
Vadis, a private employer near the intersection of Elm St E & Bonney Ave.
In the future, there are some transit improvement proposed in Sound Transit 3 Plan in Sumner; however,
these improvements are not expected to be in the SPMIC. Transit improvements are located at the
Sumner Station (downtown) or towards Puyallup or Bonney Lake in the form of proposed shoulder-running
buses or general speed & reliability improvements.

4.6. NON-MOTORIZED FACILITIES
Several roadways in the SPMIC have sidewalks on both sides, mainly 140th Ave E, 24th St E, 142nd Ave
E, Tacoma Ave, and Puyallup St. West Valley Highway and 16th St E also have portions of roadway with
sidewalk. Additionally, the SPMIC is served by the Sumner Link Trail, which runs adjacent to White River.
This trail connects via surface streets to the Interurban Trail in Pacific and directly to the Lakeland Hills
Trail near Lake Tapps Pkwy in the north and to the Puyallup River Walk and Foothills Trails to the south.
Exhibit 4-7 shows the non-motorized facilities in the SPMIC.
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Exhibit 4-7. Existing Non-Motorized Facilities

Source: City of Sumner and Pacific, 2015
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5. Natural Environment
This chapter reviews natural environment conditions including earth, flooding, plants and animals, water
resources, and shorelines.

5.1. OVERVIEW
The SPMIC is located within the White River valley, with about 33% of the land area located within the
river’s 100-year flood plain (City of Sumner, BERK 2017). The Salmon Creek stream is within the SPMIC.
(City of Sumner 2017).

5.2. EARTH
The SPMIC is entirely located within a volcanic hazard area that extends throughout the White River
valley. The valley is in the potential path of debris flows from Mt. Rainier if an eruption occurs. A large
portion of the SPMIC is also within a high potential dynamic settlement and liquefaction hazard areas
and is also therefore in a susceptible seismic hazard area (see Exhibit 5-3). (City of Sumner, February
2015)

5.3. FLOODING
The largest flood hazard area is within the White River valley. This is where high amounts of sediment
are deposited and causes the river to be flatter downstream and steeper upstream. In particular, the
reach near the Stewart Road Bridge has been rapidly aggrading. When a 100-year flood event occurs,
flood waters overtop the left bank’s levee south of Stewart Road and south of 16th Street E and flood
portions of the former Sumner Meadows Golf Course. Additionally, in the area downstream of Stewart
Road, floodwaters overtop the left overbank and inundate the area between the White River and the
BNSF railroad tracks that run along the east side of the valley. The combined flows then overflow the
outlet channel coming from Lake Tapps (Dieringer Flume) and rejoin the White River just below 32nd
Street East. Other common flood areas occur on the right overbank of the river downstream of Stewart
Road Bridge in the vicinity of the large bend near the warehouses. Flows are directed back to the river
by 24th Street E. Downstream of 24th Street E, some water spills over the right overbank and results in
shallow flooding between the river and SR 167 as far south as the railway bridge to the north of Main
Street. (City of Sumner, February 2015)
The King County Levee setback initiative includes projects along the lower reach of the White River that
provide flood risk reduction benefits. The recently completed Countyline Levee Setback Project addresses
loss in channel capacity and reduces flood elevations in the City of Pacific by removing 4,500 linear feet
of existing levee and reconnecting the river with 121 acres of off-channel aquatic habitat. A new setback
levee, 6,000 feet in length, has been built. The new levee is protected by a 5,780-foot wood structure
called a bio-revetment and several engineered log jams. By giving the White River more room, the
Countyline Levee Setback Project provides significant flood risk reduction benefits.
The White River Pacific Right Bank Flood Protection project will construct a flood protection structure on
the right (west) bank, adjacent to residential neighborhoods, between the BNSF Railway and Government
Canal, to significantly reduce the potential for river flooding of these neighborhoods. (King County, July
2018) See Exhibit 5-1
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Exhibit 5-1 Project Area: Pacific Right Bank Flood Protection Project

Source: King County, 2018

Recent studies have compared water surface elevations with and without the King County Levee setback
project and the Steward Road Bridge Replacement. Currently without the King County Levee Setback
project, flow from the White River upstream of the Stewart Road bridge overtops the left bank during
high flow events. This flow bypasses the Stewart Road bridge and is routed south over Stewart Road and
through Sumner Meadows property before flowing back into the mainstem of the White River. The King
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County Levee Setback project forces flow during large flood events to stay in the main channel of the
White River causing an average rise in water surface elevation of 0.46 feet. See Exhibit 5-4.
With both the levee project and the Stewart Road Bridge Replacement, there is an average reduction in
water surface elevation of 0.86 feet from RM 6.38 to RM 5.76 and an average rise in water surface
elevation of 0.45 feet from RM 5.67 to RM 2.80. (West Consultants, Inc., March 2, 2017)
Both Sumner and Pacific allow consideration of newer information when reviewing development in the
floodplain:
▪

City of Pacific: The City’s floodplain regulations identify FEMA-based flood maps; however, the
regulations allow the City to interpret floodplain boundaries where they differ between maps and
field conditions (PMC 23.40.120.E). Further, the City’s SEPA review process allows the City to
consider the best available information.

▪

City of Sumner: The City’s floodplain regulations identify FEMA-based reports, but the code allows
“Where the Flood Insurance Study, FIRM, and floodway maps do not provide adequate, best, or
most recent information, the city of Sumner may utilize flood information that is more restrictive or
detailed than the FEMA data which can be used for identifying flood hazard areas. The city may
utilize the following sources of flood hazard data for floodplain boundaries, regulatory floodway
boundaries, base flood elevations or cross sections when determining a flood hazard area… Any
other available data that accurately classifies and delineates the flood hazard area or base flood
elevation and has been prepared by the U.S. Army Corps of Engineers, or any other qualified
person or agency with expertise.” (SMC 15.52.070) Additionally, the City’s SEPA review process
allows the City to consider the best available information.

In 2016, the City received a grant from the Washington State Department of Commerce to develop
design solutions for flooding and floodplain habitat design for the northern portion of the White River as
it enters the City and flows downstream to 16th Street East at the beginning of Sumner's Manufacturing
and Industrial Center. Since then, Sumner together with the City of Pacific has been meeting with
stakeholders within the White River valley including the Puyallup and Muckleshoot Tribes and Pierce
County. The purpose of these stakeholder meetings is to discuss projects and plans to address flood
protection and salmon habitat restoration for the White River while balancing the need to preserve areas
for future industrial development. The group has been meeting since November 2016 and have come up
with conceptual ideas for long-term flood hazard reduction and salmon habitat restoration. The specific
outcome of the Dialogue Group process has not yet been determined. The current restoration vision (See
Error! Reference source not found.) is comprised of the following potential projects between river miles
2.9 and 4.9. Additional restoration areas, not listed below, may be considered.
▪

Stewart Road Bridge: As the Stewart road bridge is being replaced to accommodate traffic, ways
to make improvements to fish habitat and flooding impacts are being included.

▪

Left Bank Setback 4.8-4.4: The Left Bank Setback Project at River Mile 4.8-4.4 will restore
approximately 20 acres of floodplain/riparian habitat.

▪

Pacific Point Bar: The Pacific Point Bar Project takes place on the right bank between RM 4.4 and
4.8 covering approximately 25 acres and setting back approximately half a mile of existing levee.
This will create floodplain habitat and an alcove.
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▪

Left Bank Setback 4.2-2.9: This setback project aims to restore approximately 162 acres of area
which includes the former golf course and farmland. This will create productive rearing habitat
throughout the project area, restore floodplain and riparian forest, and create sustainable flood
protection. (Natural Systems Design, 2018)

Exhibit 5-2. White River Dialogue Group Long-term Restoration Vision – Before and After

Source: Natural Systems Design, 2018.
Note: Exhibit 5-2 depicts one conceptual plan under consideration by the Dialogue Group. A final decision has not yet been
made regarding the design of these flood reduction and habitat improvement projects.
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Exhibit 5-3. Seismic Hazard Map
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Source: (City of Sumner, February 2015)

Exhibit 5-4. Future Inundation Extents Below Stewart Rd. Bridge

Source: West Consultants, Inc., February 2017

The City of Sumner has adopted a “zero rise” policy for future floodplain development rather than a
“one foot rise” allowance, and included the following policy in the Environment Element:
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2.2.3 Work with appropriate agencies to develop and implement regulations to reduce
flood damage, including reinforced building design, compensatory flood storage,
limitations on the location of building in floodplains, and adoption of a “zero-rise”
standard or floodplain development. (City of Sumner, 2015)
The City has adopted code amendments implementing the “zero rise.”. The City of Pacific has a one-foot
rise allowance in its flood hazard regulations.

5.4. PLANTS AND ANIMALS
Within the SPMIC natural habitat types include aquatic, riparian, wetland, and agricultural open space.
Other areas are converted from agriculture to urbanized development. Major wildlife corridors include
the White River, Salmon Creek, and their riparian buffers. Rivers and streams within the study area are
generally affected by channelization, levees, and the close proximity of residential, industrial, and
commercial land uses. (City of Sumner, May 2014)
Wildlife utilizing stream and river corridor and other open space within the study area include terrestrial
species commonly found in developed suburban environments such as raccoon, opossum, squirrels, skunk,
other small rodents, crows, woodpeckers, red-tailed hawk, and songbirds. Wetlands and riparian areas
are utilized by great blue herons and waterfowl. Species recorded within the White and Puyallup Rivers
include Coho, Pink, Chinook salmon, Bull trout, Steelhead trout, and Cutthroat trout. Of these, the US Fish
and Wildlife Service (USFWS) and National Marine Fisheries Service (NMFS) lists Bull trout, Chinook
salmon and Steelhead trout as threatened under the Endangered Species Act (ESA). (ESA, September
2011)

White River Biodiversity
The Lower White River Biodiversity Management Area Stewardship Plan was prepared in 2016. It
includes an assessment of ecological conditions and policy, code, and voluntary conservation activities
that each community along the river could consider. The White River from the Auburn Game Farm to the
Stewart Road Bridge includes the City of Pacific and its portion of the SPMIC. This segment exhibited
riparian canopy but was rather narrow in most areas; pool and riffle habitat, and spawning gravel was
present (2004). Mammals, birds, and plants were mapped in a 2006 and 2007 “bioblitz” survey along
the White River in the Pacific portion of the SPMIC. See Exhibit 5-5.
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Exhibit 5-5. White River – Pacific Vicinity Bioblitz Data Locations 2007

Source: (Dvornich, May 2016)

Pacific’s Comprehensive Plan includes Goal NE-10 to protect biodiversity along the White River in Pacific,
and the Comprehensive Plan includes the Lower White River Biodiversity Management Area Stewardship
Plan as a non-regulatory plan that can be used to guide the City to protect its wildlife habitat in
coordination with new development. Policy NE-2.5 encourages private open space preservation in the
City that could be achieved though density credits and criteria that connect open space corridors with
adjoining properties within the city.
In 2015 the City of Sumner also incorporated references to the importance of biodiversity in the
Comprehensive Plan and committed to finishing the Sumner section in the Lower White River Biodiversity
Plan.
Vision Statement, page 19: “The City has reserved lands in a natural state along rivers and
wetlands for passive enjoyment and to benefit fish and wildlife and biodiversity.”
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Values, page 21:
“We recognize the biologically rich and diverse area adjacent to the
White River as a unique and special place and strive to protect and restore these areas to
maintain and increase biodiversity.”
Policy 3.12, page 77: The City will collaborate with partners and volunteers (sic) citizen groups
that make up the Pierce County Biodiversity Alliance to assist in completing the Sumner Chapter of
the Lower White River BMA Stewardship Plan.
Sumner has also adopted a Parks and Open Space Element of the Comprehensive Plan identifying open
space resources including the shoreline area along the White River. Sumner’s regulatory approach to
protection of ecological conditions is to apply its Shoreline Master Program and Critical Areas
Regulations. Sumner’s regulations provide for setbacks/buffers from development. The Shoreline Master
Program also provides a voluntary restoration plan. Sumner is also working with the White River
Dialogue Group to more specifically plan for ecological restoration. All of these policy, regulatory, and
voluntary efforts support ecological protection and biodiversity. See Exhibit 5-6
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Exhibit 5-6. City of Sumner Comprehensive Plan Park and Open Space Map

Source: City of Sumner, 2018; BERK 2018
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In addition, the City of Sumner has been working with Puyallup Tribal Fisheries Division, Pierce County,
through the White River Dialogue Group. This group has been working on a floodplain management plan
and a restoration vision that will reduce flooding risk, maximize salmon habitat restoration and promote
biodiversity.
The Biodiversity Plan recommends including the Biodversity Management Area in the City of Pacific’s
open space map in a future Comprehensive Plan Update. Purchase or transfer of development rights
program are suggested programs, and funding sources for open space conservation and fish and wildlife
barriers are identified. The plan also suggests education and outreach programs and participation in
multi-agency groups.
Some specific strategies that could be appropriate for future development in the SPMIC include: planting
native vegetation, requiring low impact development techniques (including promoting rain gardens and
bioswales), planting trees, noxious weed removal, employing Integrated Pest Management practices, and
others.
The Lower White River Biodiversity Management Area Stewardship Plan summarizes habitat conditions
for a portion of the White River in Sumner, summarized in the following sentences. Per a 2004 survey of
the White River between the outlet of the Dieringer Canal and the Stewart Road Bridge, the river is
confined, with very little channel migration, and has similar riparian habitat and land use. The prior
survey indicated that a few riffles and pools are present as are limited spawning gravels for summer/fall
Chinook, Chum, and Pink salmon, but it is unknown if they are utilized. The White River Basin Plan scored
the Aquatic Habitat as “poor,” and Riparian Corridor as “poor ”at the Dieringer Canal, and “fair” and
“fair” at the stream entering the river below Stewart Road. The stream feeding into Salmon Creek near
the gaging station received the only “good” and “good” scores. (Dvornich, May 2016)
The Biodiversity Plan suggests addressing additional tree and habitat planting, implementation of the
Lower White River pH TMDL, purchase or conservation of land, adding native vegetation along proposed
trails and new parks, planting trees and native plants throughout the city, applying low impact
development standards, supporting county and city restoration activities, promoting contiguous open
space set aside tracts, and several education and community participation initiatives. Specific for SPMIC
the Biodiversity Plan suggests: applying stewardship principles in area of Dieringer Canal.

Milwaukee Creek (aka Sotain Creek)
Milwaukee Creek is a tributary to the White River, and traverses the SPMIC, but has been has been
heavily relocated over the years with its vegetative cover (trees, bushes) nearly completely removed.
(City of Pacific, 2015) Portions of the creek are fish bearing (south of 5th Ave. SW). As new development
or redevelopment occurs adjacent to the creek, the riparian habitat of the creek should be reestablished
as part of the development approval. The reestablishment of the riparian vegetation indigenous to the
area may substitute for required landscaping for the development. (City of Pacific, November 2015)

Salmon Creek
Sumner’s 2002 Shoreline Inventory indicated the importance of the fish-bearing Salmon Creek as habitat:
Salmon Creek and the associated riparian wetlands are of significance for wildlife habitat,
providing water, food, and cover. Salmon Creek also serves as a wildlife corridor
between the wooded east valley slopes and the White River. Salmon Creek flows year

Sumner-Pacific MIC Subarea Plan | Natural Environment

5-11

round and is a fish-bearing stream. Salmon Creek has experienced several water quality
issues in the past, and a number of culvert barriers to fish passage have been identified.
(Adolfson Associates, Inc., May 2002)

5.5. WATER RESOURCES
Streams and Regulatory Buffers
The major surface water bodies within the SPMIC are: the White River (Type S stream), Salmon Creek (a
Type F stream), and Sotain Creek/Milwaukee Creek (Type F stream). Other streams are: Stewart Road
Creek (Type F), and the Dieringer Flume. Critical areas buffers vary by stream type. See following
section for a discussion of standards.
Exhibit 5-7. Sumner and Pacific Stream Buffers (in feet)
DNR Water Type
F
Np
Ns

Sumner Buffer Width
in Feet (Standard)
100
50
25

Sumner Buffer Width
in Feet (Reduced)1
75
25
20

Pacific Buffer Width
(Standard)
100
50
25

Pacific Buffer Width
(Reduced)2
75
35
20

1 Type

F may be reduced if all 8 measures are met, and Type Np and Ns can be reduced if criteria 5 to 7 are met: 1. The subject parcel is
less than 200 feet in depth as measured perpendicular from the ordinary high water mark;2. The buffer is not reduced below 75 feet and
there is not net loss of buffer function; 3. The impervious surface of the reduced portion of the buffer shall not exceed 10 percent unless the
following measures are taken: a. The removal of an equivalent amount of existing impervious surface within the sub-basin of the Type F
stream; and b. The permanent setting aside and habitat restoration of area(s) where impervious surface has been removed; 4. Appropriate
federal agencies shall be consulted if requirements of subsection (F)(2) or (3) of this section are not possible and appropriate state agencies
may be consulted; 5. Fish, wildlife and plant habitat will not be harmed by the reduction in buffer area based on the proposed use and site
development proposed; 6. The buffer area includes enhancement measures to improve the functional attributes of the buffer through the use
of plantings of native plant species. The improvements must be shown to improve the habitat conditions for wildlife and shall be monitored
per SMC 16.56.080(C); 7. A best management practices plan addressing the proper design, layout, construction and use of the site is
provided which is sufficient to mitigate impacts to wildlife and habitat areas; 8. Monitoring of mitigation actions is required to verify longterm functional improvement of the enhanced buffer area per SMC 16.56.080(C).
2 The director may approve a buffer width no l ess than the “minimum modified buffer width” in the above table when the full width is
unnecessary to fully protect riparian functions, or in exchange for restoration of degraded areas in accordance with an approved plan, or
for buffer averaging in accordance with PMC 23.10.130(G).

Source: Sumner Municipal Code, Pacific Municipal Code 2017

Wetlands are mapped along water bodies in the study area. Sumner wetland buffers range based on
wetland type and quality as low as 25 feet and as high as 300 feet. Pacific regulates wetlands applying
the following buffers:
▪

Category I: 100 feet;

▪

Category II: 50 feet;

▪

Category III: 25 feet (exempt if smaller than 250 square feet; see PMC 23.10.070);

▪

Category IV: 25 feet (exempt if smaller than 1,000 square feet; see PMC 23.10.070).

Water Quality
There are three segments of the White River within the SPMIC that are currently listed on the Washington
State Department of Ecology’s 303(d) list of impaired waters of the state (Ecology 2012). The 303(d) list
identifies all assessed waters within the state that are impaired by pollutants and do not meet state
surface water quality standards and are not expected to improve within the next two years. The
assessed waters are placed in categories that describe the status of water quality. Category 5 waters
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are those polluted waters that require a total maximum daily load (TMDL) or other water quality
improvement (WQI) plan. These make up the 303(d) list. The reach of the White River from county line to
approximately 1.5 miles downstream is listed as a Category 5 water for pH and temperature. It is also
listed as a Category 4c water for instream flow. Category 4c waters are impaired by a non-pollutant or
waters that are impaired by causes that cannot be addressed through a TMDL. A second segment from
the vicinity 32nd Street East to 1.3 miles downstream is listed as Category 5 for temperature. A third 0.2mile segment is listed as Category 5 for temperature near the confluence with the Puyallup River. No
other waterbodies are listed on the 303(d) list within City limits.

Groundwater
Groundwater levels are typically shallow, which has implications for site development and building
foundation design and for stormwater management. (City of Sumner, February 2015) Studies in the
vicinity of the former Sumner Golf Course show a groundwater level of five- to-eight feet, although these
levels are affected by seasonal fluctuations in precipitation and the level of the nearby White (Stuck)
River. ( (City of Sumner, May 2014))

5.6. SHORELINE RESTORATION AND CRITICAL AREAS REGULATIONS
The City of Sumner implements a Shoreline Master Program (SMP) approved in 2014. The SMP regulates
the full extent of the White River in the SPMIC. Its purpose is to protect the shorelines within 200 feet of
the White (Stuck) and Puyallup Rivers, protect fish and wildlife habitat, and increase public access.
Buffers range from 50 to 200 feet, and are typically 100 feet. See Exhibit 5-7.
A shoreline restoration plan calls for levee setbacks and habitat enhancements along segments in the
SPMIC. (ESA, September 2011) See Exhibit 5-9.

Critical Aquifer Recharge Area (CARAs) Regulations
Pacific’s Comprehensive Plan includes Policy NE-7.3 to protect areas that are critical for aquifer
recharge. Pacific classifies environmentally sensitive lands such as aquifer recharge areas in the Open
Space (OS) land use category. On environmentally sensitive lands, the issuance of development permits
depends on the results of detailed environmental studies. Sumner’s Comprehensive Plan includes Policy
1.5 to protect groundwater quality within the aquifer recharge area from substantial degradation.
CARAs are regulated under Ch. 16.48 of the Sumner Municipal Code and under Ch.23.30 of the Pacific
Municipal Code. Areas of the SPMIC are subject to these regulations. As development occurs in the future,
CARAs regulations will be considered on a case-specific basis.
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Exhibit 5-8

Sumner Shoreline Designations and Buffers

Source: (ESA, September 2011)
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Exhibit 5-9. White River Restoration Plan Concepts – Shoreline Master Program

Source: (ESA, September 2011)
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Pacific applies a standard shoreline buffer of 200 feet along the White River, with a minimum modified
buffer of 100 feet or 50 feet in urban environments. The City may approve the smaller buffer when the
full width is unnecessary to fully protect riparian functions, or in exchange for restoration of degraded
areas in accordance with an approved plan, or for buffer averaging.
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6. Built Environment
6.1. HISTORY AND GROWTH
Growth over Time
The Native Americans were the first inhabitants of the area that later would become known as Pierce
County. The people of the Puyallup and Nisqually tribes established and maintained many villages along
the two main river basins, the Puyallup and the Nisqually. Native Americans of the Green and White
(Stuck) River valleys, now known as the Muckleshoots, were also present in the local vicinity. Due to the
prevalence of Native Americans in the valley prior to the EuroAmerican settlers, it is likely that
archaeological sites are present within the current plan area. (City of Sumner, August 2010)
The first EuroAmerican settlements in the Puyallup River valley were established in the early 1850s. The
extension of railroad lines into the region spawned even more growth during the 1880s and 1890s.
Incorporated in 1891, Sumner became a center for light industry and trade within the Puyallup Valley.
The Fleishmann Company operated a yeast manufacturing plant along the White (Stuck) River, that has
since redeveloped into a light industrial Center. Berry fields, dairy farms, and canneries surrounded the
town center. By the late 1930s Sumner was especially noted for its rhubarb, berries, and flower bulbs.
(City of Sumner, August 2010)
Similar to Sumner, Pacific’s growth has historically been linked to farming in the fertile White River valley.
Originally a location for hops farming, a disastrous epidemic, the depression of the 1890s and the
American Panic of 1893, brought an end to hops growing. Farmers turned instead to dairies, and
growing berries, vegetables, and flower bulbs. The railroad was also a key factor in the early growth of
the city with the first train service in 1888. The advent of the railroad brought a huge influx of new
residents and an economic boom. Immigrants of Swiss, Dutch, German, Swedish, and Japanese descent
came to the valley to work on farms and in the growing factories. The Interurban Railway which ran from
Georgetown in south Seattle to downtown Tacoma, passing through the White River valley, and the towns
of Renton, Kent, Auburn, and Pacific facilitated growth and by the 1900s, areas in Pacific had become a
center for light industry, manufacturing and trade. (Pacific Comprehensive Plan, 2016)
By the mid-1990’s the Sumner-Pacific area experienced increased industrial development as companies
sought more modern and cost-effective alternatives to the Kent Valley. Reflecting its growing
attractiveness as a hub for transportation, distribution and logistics businesses, significant warehouse and
industrial park development established the Sumner-Pacific area as an industrial center. The oldest
developments in the SPMIC are located in the north in Pacific as well as in the South, just north of Sumner
Downtown. Growth continued at a rapid pace into the 2000s with development moving to the
northeastern parts of the SPMIC. While development slowed down during the economic contractions of
2008 and 2010, industrial development activity bounced back soon afterward. According to Colliers,
roughly half of 2016’s industrial space deliveries, over 2 million SF, were in the Puyallup-Sumner
submarket.
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Exhibit 6-1.

SPMIC Growth Over Time (2002-2017)

Source: Google Earth, 2002-2017, CAI Market Study 2017.

Potential Historic Resources
Historic resource surveys were conducted in the Sumner vicinity in 1982 (Pierce County 1983) and again
in 2009 (Artifacts Architectural Consulting. 2010). In all there are about 224 structures that have been
reviewed. There are some sites inventoried but none determined eligible to date in the SPMIC. See
Exhibit 6-2.
Exhibit 6-2. Map of Potential Historic Resources

Source: Department of Archaeology and Historic Preservation, 2017
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6.2. CHARACTER
Industrial Areas
The SPMIC is a large and diverse industrial area. The area’s occupants represent a range of business
types and industries that while diverse, share the need for a location close to the Port of Tacoma, easy
access to freight corridors as well as large format buildings with clear heights, and the capacity for
outdoor storage and yards.
The SPMIC, especially in the Pacific district, is home to several manufacturing businesses. The largest
proportion of businesses, however, belong to the Distribution sector. Distribution businesses provide
support services such as warehousing and transportation across different sectors of the economy. The
SPMIC is a hub for third-party logistics providers (3PLs) who manage warehousing and transportation
services that can be scaled and customized to the needs of specific businesses. Many companies now rely
on these dispersed distribution systems rather than developing their own supply chain. The SPMIC is
strategically located for this type of business, given its proximity to customers, Ports, and freight
corridors.
Businesses who specialize in repair are also found across the SPMIC. These businesses work closely with
both manufacturing and distribution businesses. Many industrial firms depend on access to specialized
repair shops to support their continued functioning in the region. Many SPMIC businesses are also
Construction or Resource based businesses. This type of decentralized industrial employment – of which
trucking is another example – is nonetheless dependent on physical locations (often industrially-zoned) for
storage, fabrication, equipment parking, and other activities.
Distribution, repair, construction and resource-based businesses often require larger spaces with open
yards for storage and truck staging. In some cases, these businesses are decentralized in operations, with
a physical location within the SPMIC for equipment storage and parking, that supports work that occurs
on sites outside the SPMIC. Due to this pattern, the employment density of these businesses may tend to
be relatively lower than manufacturing businesses.
Industrial businesses often interact frequently when they are in close proximity. In some cases, businesses
may be interdependent or linked. A concentration of similar businesses often supports the development of
support and service firms. Some examples of this type of agglomeration and symbiosis is found in the
SPMIC, especially around aerospace machining and manufacturing and food processing businesses in the
southern part of the center.

SPMIC Districts
Based on character, land use, and features such as the street network, the size and density of buildings,
and parcel sizes and configuration, the SPMIC can be thought of as being comprised of four districts - the
Pacific District, Northeast Sumner District, Central Valley District and South MIC. The Pacific district has
high concentrations of smaller industrial uses. The Northeast Sumner district is the least developed of the
four districts with large areas of undeveloped land.
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Exhibit 6-3. SPMIC Industrial Districts (2017)

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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Pacific
The City of Pacific’s portion of the SPMIC is characterized by low density buildings set in a finer-grained
pattern than the rest of the SPMIC. Parcels sizes are relatively much smaller, with an average parcel size
of 1.8 acres, smaller than the 4.5-acre average parcel size for the overall SPMIC.
Predominant land uses include manufacturing, distribution, repair, and construction companies. Distribution
businesses include trucking and truck moving companies, 3PLs (third-party logistics services), and towing
and transfer companies. Construction businesses range include concrete cutting, flooring, gutters, pipe and
steel, builders and civil and commercial construction contractors, equipment rental, and excavation
services. Large employers here are Freightliner (formerly Gordon Trucking), Apply A-Line and H.D.
Fowler. Many current uses in the area are firms that were founded or have been in the area for a long
time, and the average year of founding is 1996. Employment density of this district is higher than the
SPMIC as a whole, given the presence of small manufacturing businesses. (CAI Market Study, 2017)

Exhibit 6-4. Pacific District Land Use and Parcel Sizes (2017)

Services
Manufacturing
Mixed Use
Other
Multi-family Residential
Other Residential
Single-family Residential
Retail
Unbuildable
Vacant
Vacant Commercial
Vacant Industrial
Warehouses
Total:
Average Parcel Size:

Acreage
96.4
17.9
0.4
1.9
0.0
0.0
1.8
4.2
0.0
0.0
4.8
29.3
30.0
186.6
1.8

Parcel Count
42
12
1
1
0
0
3
2
0
0
2
27
11
101

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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Exhibit 6-5. Pacific District (2017)

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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Northeast Sumner
The Northeast Sumner district of the SPMIC is adjacent to the White River and stretches down the East
Valley Highway. Parcel sizes in the area are relatively large. Much of this land is constrained in terms of
development by environmental factors, such as the presence of wetlands. A total of 47 parcels in the
district are vacant. Parcel sizes in the district are large, with an average parcel size of 5.5 acres, larger
than the 4.5-acre average parcel size for the overall SPMIC.
Construction businesses in large, low-density yards dominate the area and are clustered between 8th and
16th streets, and along the East Valley Highway. Major employers here include Parsons RCI, Inc., a global
infrastructure and civil engineering and construction firm, as well as Potelco (electrical engineering and
contractor), Petersen Brothers, and the large Manke sawmill and lumber yard. A large new Helly Hansen
distribution center located in this area. This area also includes the 164-acre former Sumner Meadows
Golf Course site, an opportunity area for habitat restoration and floodway enhancement. (CAI Market
Study, 2017)

Exhibit 6-6. Northeast Sumner District Land Use and Parcel Sizes (2017)

Services
Manufacturing
Mixed Use
Other
Multi-family Residential
Other Residential
Single-family Residential
Retail
Unbuildable
Vacant
Vacant Commercial
Vacant Industrial
Warehouses
Total:
Average Parcel Size:

Acreage
79.5
27.5
1.7
0.0
0.0
0.0
10.6
0.0
38.5
39.0
34.2
344.5
81.2
656.7
5.7

Parcel Count
20
1
3
0
0
0
7
0
9
8
11
33
24
116

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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Exhibit 6-7. Northeast Sumner District (2017)

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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Central Valley Subarea
The Central Valley district within the SPMIC is dominated by large-footprint distribution centers,
warehouses, drop yards, and multi-tenant manufacturing buildings. This district is a major distribution
node within the SPMIC and contains over half of the overall acreage. Parcel sizes in the district are large,
with an average parcel size of 6.5 acres, larger than the 4.5-acre average parcel size for the overall
SPMIC.
This active district includes newer building stock, many firms, and wide, well-paved streets. Several sites
include higher density employment based in subdivided multitenant industrial spaces including the
ProLogis centers in the middle section of 142nd Avenue, and the 24th Street Business Park. Major
employers in this area of the SPMIC include an Amazon Fulfillment Center, Costco distribution center,
Brooks distribution center, Simmons Bedding, Keurig Green Mountain, Inc., and Lululemon. (CAI Market
Study, 2017)

Exhibit 6-8. Central Valley District Land Use and Parcel Sizes (2017)
Services
Manufacturing
Mixed Use
Other (inc. Wetland)
Multi-family Residential
Other Residential
Single-family Residential
Retail
Unbuildable
Vacant
Vacant Commercial
Vacant Industrial
Warehouses
Total:
Average Parcel Size:

Acreage
102.4
7.1
12.2
50.7
0.0
0.0
4.3
1.2
33.3
11.1
3.1
171.7
656.9
1,054.2
6.4

Parcel Count
23
3
5
5
0
0
3
1
12
3
1
31
78
165

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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Exhibit 6-9. Central Valley District (2017)

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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South MIC District
The South MIC district of SPMIC, is located south of the White River and just north of downtown Sumner.
The northern and eastern portions of the Subarea have new facilities, many firms, and low vacancy, while
the southern half contains older facilities and a higher vacancy. A food and beverage processing and
wholesale agglomeration is located in the northern half along 45th and Puyallup Streets, including
McDonald’s suppliers Golden State Foods and Pacific NW Baking, as well as Shining Ocean Seafood,
Marine View Beverage (a large regional beer and wine distributor), Dillano’s Coffee Roasters, and Duck
Delivery Produce – as well as a number of construction-related manufacturing firms. Similar to repair
businesses, firms within this area are also good examples of the symbiotic nature of industrial businesses
in a geographic cluster. For example, Pacific NW Baking located across the street from Golden State
Foods, is a single purpose bakery that makes buns for McDonald’s that are distributed by Golden State
Foods.
The eastern portion of the district contains large distribution and manufacturing facilities including the REI
Distribution Center, the Sumner Distribution Center, Medline Industries, Composite Solutions, J.M.
McConkey (wholesale grower supplies), and GKN Aerospace. South of the district are dominated by
older, lower density facilities and construction-related activities, including Western Wood Preserving,
Twins Concrete, and AA Asphalting, as well as Fleishmann’s Vinegar, Pasquier Panel and a Sonoco paper
mill. Parcel sizes in the district are relatively small, with an average parcel size of 2.6 acres, smaller than
the 4.5-acre average parcel size for the overall SPMIC. (CAI Market Study, 2017)
Exhibit 6-10. South MIC District Land Use and Parcel Sizes (2017)
Services
Manufacturing
Mixed Use
Other
Multi-family Residential
Other Residential
Single-family Residential
Retail
Unbuildable
Vacant
Vacant Commercial
Vacant Industrial
Warehouses
Total:
Average Parcel Size:

Acreage
14.2
93.6
0.0
0.0
0.5
0.1
1.7
7.4
16.6
0.2
2.1
14.7
143.0
294.1
2.6

Parcel Count
15
37
0
0
3
1
9
2
2
1
4
15
24
113

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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Exhibit 6-11. South MIC District (2017)

Source: City of Sumner and Pacific, 2017, BERK, 2017.
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7. Economic Conditions + Market Analysis
7.1. SPMIC EMPLOYMENT
In 2015, the latest year for which detailed employment estimates exist, employment in the SPMIC totaled
11,615 jobs. Industrial jobs span sectors such as Construction and Resources, Manufacturing, and
Warehousing, Transportation, and Utilities (WTU). These sectors accounted for the bulk (78% or 9,099)
of all jobs within the SPMIC. Employment grew by 1,326 jobs in total – a growth of almost 13% over the
previous year. (Exhibit 7-1). The majority of the growth occurred in retail and food services employment
(831 new employees). Manufacturing and WTU also grew, adding 633 new employees to the area.
Construction and resource industry employment fell by 146 jobs in this period.
Exhibit 7-1. SPMIC Employment by Sector (2015)

Source: Puget Sound Regional Council 2017; BERK, 2017.
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7.2. EMPLOYMENT TRENDS AND FORECASTS
Regional Employment Trends
SPMIC, Pacific, Sumner, Pierce County & Puget Sound Region
Job growth throughout the Puget Sound region has averaged 3.0% annually from 2010 to 2015. Pierce
County as a whole experienced slower growth than the region with a compound annual growth rate of
2.0%. Employment growth in Pierce County during the past decade has not been geographically even.
From 2002 to 2015, the fastest-growing jurisdiction fully located in the County was the City of Sumner,
due in large part to industrial development occurring in the SPMIC over this time period. In terms of
annual growth, the SPMIC has grown faster than Pierce County. Employment growth in the Sumner-Pacific
SPMIC reached 2.6% annually from 2010 to 2015. (Exhibit 7-2).
Exhibit 7-2.

Employment by Study Area, County and Region (2015)
Total Jobs
2010

2015

Change

% Change

CAGR

10,200

11,615

1,415

13.9%

2.6%

258,277

284,586

26,309

10.2%

2.0%

1,673,354

1,937,357

264,003

15.8%

3.0%

SPMIC
Pierce County
Puget Sound Region

Job Change, 2010-2015

Source: Puget Sound Regional Council, 2000-15; Washington State Employment Security Department, 2010-15, Community
Attributes 2017

Exhibit 7-3. REI Distribution Center

Employees in distribution and small bike manufacturing, SPMIC REI Distribution Center, BERK 2017
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7.3. MARKET CONDITIONS
A market analysis commissioned by the cities in 2017 found it plausible that the center would achieve
sufficient job growth to meet the target of 20,000 jobs. Development capacity analysis found a total of
489 acres of land available for development. In addition to these 489 acres, there are some potential
SPMIC boundary expansions that can add additional developable land to the SPMIC. Two modest
expansions in the Northeast Sumner and Central Valley districts could add up to 35 acres while an
addition of 18.2 acres in the Pacific district of the SPMIC has also been recently approved. These
boundary expansions will add roughly 53 acres of developable lands. Exhibit 3-8
Lastly, if one assumes market factor deductions of 10% for vacant lands and 25% for under-utilized
lands across the SPMIC (similar to the Buildable Lands Study deductions for Pacific but lower than the
50% assumption for under-utilized acres for Sumner parcels in the market study), it would increase
development capacity by 27 acres within the SPMIC. Overall, this would bring the acreage of
developable land within the SPMIC to 569 acres.
With 569 acres of developable lands, the SPMIC would need to develop at an employment density of
14.7 jobs/acre overall to achieve the employment target. This is in line with historic employment densities
across the SPMIC. In some parts of the SPMIC, employment density has been higher than the overall
average. For example, employment density in the Pacific district of the SPMIC is relatively higher. Pacific
Business License information collected in 2016 revealed a fairly dense range from 4 to 97 jobs per acre
with an average of 25 to 30 jobs per acre. This is because of the presence of several small
manufacturing businesses in the area. This trend is likely to continue.
Based on these trends, continued high market demand, planned transportation improvements and the
priority that comes with regional MIC designation, it is anticipated that employment in the SPMIC will
achieve targets and potentially exceed them.
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8. Existing Plans, Policies, and Regulations
Significant planning has already occurred for the SPMIC. Commissioned market studies and subarea
plans in 2008 and 2017, Comprehensive Plans that support the SPMIC vision and policies, and
infrastructure functional plans (water, sanitary sewer, storm drainage and transportation) that support
planned industrial growth and development in the center. This section of the report summarizes Sumner
and Pacific planning policies and regulating codes to identify those that are relevant to the future of the
SPMIC.

8.1. REGIONAL PLANNING AND POLICY FRAMEWORK
The Regional Centers Framework
PSRC’s Regional Centers Framework (Vision 2040) is a suite of adopted policy and procedures to plan
for and support designated centers within the region’s urban growth area. See Exhibit 8-1. This
framework has been in place for over twenty years as a mechanism to focus growth, prioritize
transportation investments, and create vibrant urban neighborhoods. VISION 2040 defines
manufacturing/industrial centers (MICs) as locations of intensive employment with large facilities for the
production and assembly of goods and areas suitable for outdoor storage.
MICs rely on specific transportation facilities, such as roads, rail, ports, and airports, and have a land use
pattern consistent with their freight and manufacturing needs. Primary functions for
manufacturing/industrial centers include accommodating significant regional employment growth,
preserving limited regional industrial land and infrastructure resources, and focusing regional investments
to improve the mobility of people and goods. Total employment is used as an indicator of regional
importance, and as an indicator of industrial activity that may be a foundation for future growth. (Source:
PSRC)
Exhibit 8-1. Vision 2040 Policies Relating to MICs

Topic

Goal/
Policy

Text

Development Patterns: Land Use, Orderly Development and Design
Overarching The region will continue to maintain and support viable regional
Goal
manufacturing/industrial centers to accommodate manufacturing,
industrial, or advanced technology uses.
Focus
Employment

MPP-DP-8

Focus a significant share of employment growth in designated regional
manufacturing/industrial centers.

Provide
Regional
Framework

MPP-DP-9

Provide a regional framework for designating and evaluating regional
manufacturing/industrial centers.
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Funding
Priority

MPP-DP-10

Give funding priority – both for transportation infrastructure and for
economic development – to support designated regional
manufacturing/industrial centers consistent with the regional vision.
Regional funds are prioritized to regional manufacturing/industrial
centers. County-level and local funding are also appropriate to prioritize
to these regional centers

Source: PSRC 2008

Local Comprehensive Plans
Vision 2040 requires goals and policies on the following topics for jurisdictions with designated MICs:
▪

Support industrial and manufacturing employment growth.

▪

Limit incompatible uses within and adjacent to center.

▪

Support infrastructure for the center.

These policies and others relating to the SPMIC are identified for Sumner and Pacific in the tables below.

Sumner
Exhibit 8-2. Sumner Comprehensive Plan Goals and Policies Relating to the SPMIC

Topic

Goal/
Policy

Text

Pursue MIC
designation

1.11

Pursue a regional designation of the Sumner-Pacific MIC by the
Puget Sound Regional Council and amend the boundary of the MIC
as necessary to meet industrial growth and demand.

Support
employment
growth, plan for
infrastructure
improvements,
restrict
incompatible uses

1.12

In cooperation with the City of Pacific, support the preservation and
growth of the Sumner-Pacific MIC by encouraging the concentration
of high intensity manufacturing and industrial uses, planning for
expected levels of growth and related infrastructure improvements,
and through zoning restrictions on incompatible land uses, such as
large retails use, high concentrations of housing, and non-related
office uses.

Limit incompatible
uses

1.13

Ensure at least 80% of property within the MIC has planned future
land use and current zoning designations intended for industrial and
manufacturing uses. Compatible non-industrial uses may be allowed
within a limited portion of the MIC, provided they must be sited,
designed, and conditioned to mitigate potential conflicts with current
and potential future industrial users.

Land Use Element
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Topic

Goal/
Policy

Text

Support
employment
growth

1.14

In cooperation with the City of Pacific, promote the creation of
20,000 jobs in the Sumner-Pacific Manufacturing/Industrial Center
by 2040.

Commuter Rail/ Regional Transit
Support
transportation for
commuting to MIC

1.10

Work with transit agencies to improve the frequency and location of
transit service between high density residential areas and the MIC,
provide connections between the rail stations and the MIC, and
encourage transit ridership through efforts such as prioritizing
pedestrian improvements near transit stops and outreach efforts to
industrial employers.

Economic Development
Goal 2

Provide the necessary infrastructure, protections against incompatible
uses, support facilities and services to attract and maintain a highquality manufacturing and industrial center and to make the City a
desirable place to live, work, and do business.

2.11

Obtain regional manufacturing/industrial center (MIC) designation
for the Sumner-Pacific industrial area by 2018 and promote the
efficient use of this land for these purposes.

2.12

Ensure coordinated and effective policies, regulations, and economic
development efforts are in place to foster continued growth of a
viable regional manufacturing and industrial center, consistent with
Pierce County and Puget Sound Regional Council requirements.

Goal 3

Assure that adequate public facilities and public services are
available to support industrial and commercial development.

Community Character

Encourage M/I
uses, provide
infrastructure,
restrict
incompatible uses

Goal 8

Promote the development of a Manufacturing/Industrial Center and
insure integration and compatibility of this area with adjacent
neighborhoods and encourage pedestrian and transit connectivity
and access.

8.1

Support the preservation and growth of the MIC by encouraging the
concentration of manufacturing and industrial uses, working with
funding partners to provide critical infrastructure, and through zoning
restrictions on incompatible land uses.
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Topic

Goal/
Policy

Text

Landscape buffers
for compatibility

8.2

Require landscape buffers between the MIC and adjacent
neighborhoods to reduce noise, light and glare, and visual impacts.

Streetscape

8.3

Streetscape design for new projects should enhance multimodal
transportation, safety, freight mobility and aesthetics in the MIC.

Parking

8.4

Implement parking standards in the MIC that encourage the efficient
use of land and concentration of compatible use and promote
manufacturing uses.

Infrastructure
investment

8.5

Identify and implement infrastructure improvements which enhance
the economic viability and attractiveness of the MIC, address impacts
on surrounding neighborhoods, and stimulate growth of new and
existing manufacturing and industrial businesses.

Goal 8

Maintain the Sumner-Pacific MIC as a primary hub for regional
goods movement and as a gateway to national and overseas
markets. Support the integrated development and operation of
trucking and rail terminals to enhance the freight transportation
system and strengthen the Cities’ economic base. Consider the needs
for delivery and collection of goods at local businesses by truck.
Develop a permit program, improvement district, or other revenue
source to ensure ongoing maintenance and repair of infrastructure
impacted by commercial freight and related businesses.

8.1

Identify and address areas within the MIC or connecting corridors
where efficient truck access and circulation is hindered by
infrastructure gaps and inadequate design; ensure future
transportation improvements address the needs of large trucks,
including (but not limited to) turning lanes, acceleration lanes and
climbing lanes.

8.2

Support priority funding for strategic transportation investments that
improve freight mobility within and to the MIC.

8.3

Design non-motorized facilities with the MIC in a manner that
minimizes potential conflicts with trucks and trains to allow for the
safe and efficient movement of both freight and people.

Transportation

Environment
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Topic

Goal/
Policy

Text

1.4.7

Low impact development techniques will be encouraged for both
private and public developments including retention of native
vegetation, soil amendment, rainwater harvesting, pervious
pavement and bio-retention.

2.2.4

Continue to implement wetland protection and stormwater
management regulations to help mitigate flooding impacts to the
community.

3.9

Encourage, through incentives and technical support, the application
of sustainable, or “green” development practices in all major private
development including large commercial and industrial projects and
residential subdivisions within the City.

Source: (City of Sumner, 2015)

Pacific
Exhibit 8-3. Pacific Comprehensive Plan Goals and Policies Relating to the MIC

Topic

Goal/
Policy

Text

Land Use Element
LU 4.2.9

MIC Overlay – This overlay identifies lands that are planned
cooperatively by the Cities of Pacific and Sumner as a regional
concentration of high intensity manufacturing and industrial uses, supported
by infrastructure investments. Zoning restrictions on incompatible land uses
are applied, such as limiting large retails uses, high concentrations of
housing, and non-related office uses.

LU-12

Support the preservation and growth of a Manufacturing/Industrial Center
(MIC) by encouraging the concentration of appropriate manufacturing and
industrial uses in this area, adequate controls on incompatible land uses,
working with funding partners to enhance transportation infrastructure, and
promoting economic development efforts.

LU-12.1

Preserve the industrial land base by ensuring at least 80% of all property
within the MIC has planned future land use and current zoning designations
intended for appropriate industrial and manufacturing uses and by
encouraging land assembly for industrial sites.

LU-12.2

Related office and accessory retail uses should be allowed within the MIC.
Compatible commercial uses may be allowed in a limited portion of the
MIC through a Conditional Use Permit process, provided they are limited in
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Topic

Goal/
Policy

Text
size and are sited, designed, and conditioned to mitigate potential
conflicts with current and potential future industrial users.

LU-12.3

Plan for Pacific’s proportional contribution to the established job targets in
the Sumner-Pacific MIC to meet PSRC’s minimum employment target
designation criteria.

LU-12.4

Identify and pursue additional opportunities for recruiting appropriate
manufacturing and industrial uses and coordinate economic development
efforts in the MIC with public and private actors.

LU-12.5

Together with the City of Sumner, advocate for regional designation of the
Manufacturing/Industrial Center (MIC) by the Puget Sound Regional
Council.

LU-12.6

Protect the MIC from encroachment by incompatible uses and development
on adjacent land through zoning restrictions and limits on non-industrial
uses.

LU 12.7

Prioritize funding for transportation in the MIC to encourage development.

Industrial Development
LU-13

Reserve areas appropriate for industrial development

LU-13.1

The City recognizes that industrial developments place varying demands
on the community's quality of life and service capabilities. In addition to
demonstrating a development’s consistency with Plan policies, applicable
land use regulations, and environmental policies, significant industrial
development shall be encouraged to provide a balance between service
demands and impacts placed on the City's quality of life vs. the local
benefits derived from such development.

LU-13.2

The grouping of uses which will mutually benefit each other or provide
needed services will be encouraged. However, non-related office and
retail uses, when allowed in industrial areas, should be limited in size,
extent, and location.
Compatible commercial uses may be allowed in designated industrial areas,
particularly those that primarily serve industrial businesses or their employees.
Planned developments (such as "office parks") which provide a mixture of light
industrial with related office uses and small supporting commercial uses are
encouraged.

Industrial
Development

LU-14

Encourage high quality industrial development and redevelopment through
the establishment establishing of appropriate performance standards and
design guidelines for industrial areas.
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Topic

Goal/
Policy

Text

LU-14.1

All industrial development should incorporate aesthetically pleasing
building and site design. The City shall amend its codes and performance
standards which govern industrial development to implement this policy.

Design
Standards

1. Procedures shall be established to ensure aesthetically pleasing building
and site design in areas designated for light industrial areas.
2. Appropriate landscaping and site development standards shall regulate
site development in heavy industrial areas.
3. Unsightly views, such as heavy machinery, service entrances, storage
areas, rooftop equipment, loading docks, and parking areas shall be
screened from view of adjacent retail, commercial, light industrial and
residential areas and from public streets.
LU-14.2

Require new industrial land uses to locate on properly zoned sites with
suitable topography and soils to minimize impacts to the environment and
residential use, and to provide good transportation access, for trucks and
employees, and adequate public facilities and services,

LU-14.3

Business Park uses with distribution, high technology, and light
manufacturing activity, which minimize use of toxic or odorous substances
are acceptable industrial uses in the community, as defined by design
standards.

LU-14.4

Industrial uses should be designed with safe and comfortable pedestrian
connectivity between businesses, public streets, and transit stops.

Specialty Manufacturing & Artisan District
LU-15

Encourage the creation of a “specialty manufacturing and artisan district”
in the Pacific portion of the Sumner-Pacific MIC that promotes the
development, production, sale, and distribution of products and services in
a street environment coordinated pedestrian amenities, signage and
landscaping, with increased attention to building and site design.

Economic Development
ED-3

Preserve the community’s unique qualities through the concentration of new
commercial and industrial development, in both King and Pierce Counties,
while protecting the residential areas in King County.

ED-8

Ensure that land use and zoning provisions support businesses and industry.
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Topic

Goal/
Policy

Text

ED-9

Promote and retain existing businesses for the optimum development of
commercial and industrial property.

ED-10

Promote new industry by attracting light industry which offers secure,
quality employment opportunities, sensitivity to community values and
development of attractive facilities.

ED-21

A Work with property and business owners and the community to create
an image for the specialty manufacturing and artisan district, which is
located in the Pacific portion of the Sumner-Pacific MIC, and engage
owners and the community in implementing related improvements and
standards.

ED-25

Maintain an inventory of commercial and industrial sites.

ED-36

To create a functional and thriving light industrial community south of
County Line Road in Pierce County, improve infrastructure including
domestic water, storm water drainage, streets, and sanitary sewer service.

Natural Environment
NE-2.3

Provide incentives for development that is designed, sited, and constructed
to minimize environmental impacts. Discussion: Incentives may include
density bonuses for cluster development, open space tax incentives,
incentives for design, and a transfer of development rights (TDR) program.
Incentives may also include reduced mitigation requirements in exchange
for reduced impacts.

NE-2.4

Require mitigating measures for new development that creates
environmental impacts.

NE-2.7

Restore, where appropriate, the City’s freshwater shoreline along the
White River to its natural condition for ecological functions and values.

NE-10.1

Finalize, implement actions, and track progress of the Lower White River
Biodiversity Management Area (BMA) Stewardship Plan

Source: (City of Pacific, 2015)
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8.2. INFRASTRUCTURE AND CAPITAL PLANS
Sanitary Sewer
Summary
The cities of Sumner and Pacific provide sewer service to nearly the entire Sumner-Pacific
manufacturing/industrial center, with the remaining unsewered area planned to be served within the next
three years. Sumner’s Comprehensive Plan requires new industrial development to be served by the
sewer system (public services policy 1.8.2).

Sumner
The City of Sumner has operated a sanitary sewer system since 1927 and a wastewater treatment plant
since 1957. The City’s sanitary sewer service area includes the Sumner city limits, as well as portions of
the Sumner UGA. As of 2010, the 7.2-square-mile service area contains 33.90 miles of sewer mains and
15 pump stations for different drainage basins throughout the area. The service area is divided into
basins to analyze capacity needs. The boundaries of the service area and its constituent basins are shown
in Exhibit 8-4, along with the existing collection system for sanitary sewer. (City of Sumner, February
2015)
The Sumner wastewater treatment plant (WWTP) is located at 13114 63rd Street East, at the confluence
of the Puyallup and White (Stuck) rivers. In 2016, the City upgraded the WWTP to expand its treatment
capacity. The City Sanitary Sewer Plan (2000 and 2009) developed wastewater flow projections to
estimate demand for capital facilities and assumed industrial development in the MIC. By 2035,
additional treatment capacity appears to be needed. (City of Sumner, February 2015)
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Exhibit 8-4. Sanitary Sewer Collection System

Source: (City of Sumner, 2015)
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Pacific
Pacific adopted its most recent Sanitary Sewer Plan in 2010. Sewage treatment is provided by King
County Metro, which owns the main pump station in Pacific and all downstream conveyance facilities.
Metro is independently responsible for planning expansions to its facilities, using data provided by
Pacific and other entities. The City of Pacific's service area includes its city limits and a small portion of
Algona.
Pacific's sewer planning and expansion is based on Level of Service (LOS) criteria of 500 gallons per
acre per day (an estimated 10 people per acre X 50 gallons/day/person) for industrial and commercial
users. The City will accept increased flow quantities from individual industrial users who may require
treatment of greater volumes. This will be based on these users’ contributions to system improvements
needed to convey larger quantities. (City of Pacific, Comprehensive Plan Capital Facilities Element, 2016)
Pacific's sewer planning and expansion is based on a LOS standard that established the collection and
conveyance of residential quality waste. For wastewater, the City requires that individual industrial users
conduct pretreatment to reduce all waste to normal domestic strength, unless approved otherwise by the
City and King County.

Water System
Summary
The SPMIC is adequately served to accommodate the projected growth of this area and there is
capacity, both within the existing system and being built, for new development.

Sumner
WATER FACILITIES

The City of Sumner provides potable water service within city limits, as well as some adjacent areas. The
Sumner Water Utility delivers potable water through 64 miles of pipeline, five storage tanks, 3,450
meters, springs, and three wells. Sumner’s primary water supply comes from springs on the east hill. There
are three spring fields: Sumner Springs, Crystal/County Springs, and Elhi Springs. To meet peak demand
in the summer, the City also uses three wells: West Well, South Well, and Dieringer Well. The Sumner
water system also has five storage tanks. (City of Sumner, February 2015)
WATER DEMAND

The City’s 2009 Water System Plan establishes a planning-level estimated average demand of 171
gallons of water per capita per day for the planning period 2009 – 2029. This number is based on total
water consumption and therefore includes water consumed for non-residential uses. The Water System
Plan also contains a breakdown of annual water consumption by land use category for the period 19972008. The City’s Water System Plan estimated 2009 population at 9,881 residents, resulting average
residential water consumption of 85.24 gallons per capita per day (31,114 gallons per year). For the
same period, total average annual water consumption for commercial and industrial uses was
16,813,500 cubic feet (125,773,723 gallons). City employment in 2008 was estimated to be
approximately 9,345 employees, resulting in average water consumption per employee of
approximately 36.87 gallons per day (13,459 gallons per year). (City of Sumner, February 2015)
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MAJOR RECENT AND PLANNED IMPROVEMENTS

The City is working on expansions to existing sources, development of new interties with adjacent
providers, and acquisition of additional water rights. These efforts include a 450-gallon-per-minute
(gpm) intertie with the City of Pacific, a 347-gpm intertie with the Mountain View–Edgewood Water
District, improvements to spring sources, and construction of a new well. Combined, these improvements
could provide an additional 3.31 mgd of source capacity by 2011. (City of Sumner, February 2015)
The recently constructed Central Well construction has an operational capacity of 1,050 gallons per
minute and is expandable to 2,100 gallons per minute in the future. (City of Sumner Public Works, 2017)
Adding this new capacity to the existing 3.72 mgd capacity provides a total of 5.30 mgd.

Exhibit 8-5. Sumner Water Source, Operational Capacity and Water Right, 2017

Source

Instantaneous Operational
Capacity
(gpm)

Current Instantaneous Water
Right
(gpm)

Sumner Springs

799

799

County Springs

549

549

Elhi Springs

90

90

Dieringer Well

250

90

South Well

700

1000

West Well

250

250

Central Well

1,050

0

Total

3688

2778

Total (mgd)

5.31 (MGD)

4.00 (MGD)

Source: (City of Sumner, 2015)

Pacific
WATER FACILITIES

Pacific obtains most of its water from a single well field, with emergency back-up supply from the Cities
of Auburn and Sumner. The residents on the plateau above Pacific's West Hill plateau obtain water from
the Lakehaven Utility District.
The existing water supply is provided by a shallow well field, located just north and east of the
intersection of Ellingson Road and Pacific Avenue in the City of Algona. The three wells pump between
650 and 1,400 gallons per minute (gpm). Pacific currently has emergency interties with the Cities of
Algona (manual), Auburn (manual), and Sumner (manual). (City of Pacific Comprehensive Plan, 2016)
Existing water storage facility consists of 750,000-gallon capacity concrete tank and booster station
constructed in 2007. The tank is located east of SR 167 near the King/Pierce County line.
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WATER DEMAND

The City’s 2009 Water System Plan establishes average demand of 184 gallons of water per capita per
day. This number is based on total water consumption and therefore includes water consumed for nonresidential uses. The City of Pacific’s goal is to provide fire flow of 1,500 gallons per minute for 120
minutes in all residential areas, 2,500 gallons per minute for 120 minutes in commercial zones, and 2,500
gallons per minute for 180 minutes in industrial zones.

Stormwater
Summary
Both cities regulate stormwater, and the comprehensive plans encourage low impact development
techniques (Sumner: environment policies 1.4.6, 1.4.7, 1.4.9, Pacific: policies NE 1.4 and U1.17). Sumner
also has an innovative local source control program that focuses on providing technical assistance to local
businesses. Stormwater infrastructure in undeveloped areas of the SPMIC is relatively limited. However,
both cities require on-site storm water management and water quality controls from future development.
The subarea planning process is an opportunity to explore additional strategies to address surface water
impacts, including stormwater retrofits that can address surface water impacts from existing uses that do
not meet current stormwater regulations.

Sumner
The information in this section is based on the City of Sumner 2011 Stormwater Comprehensive Plan
Update (OTAK 2008), which is an update to the City of Sumner Stormwater Comprehensive Plan adopted
in 1992. These documents were summarized in an Environmental Impact Statement prepared for Sumner’s
2015 Comprehensive Plan Update.
The Sumner Valley has historically been drained to lower the natural water table, control flooding, and
create land that was more conducive for agriculture. As more intensive commercial/industrial and
residential development has occurred, expansion of the stormwater system has been necessary to collect
and convey stormwater to the rivers and to prevent flooding.
The purpose of the Stormwater Plan has been to project the capacity infrastructure needs and address
current problems with the stormwater system. Changes in state and federal water quality regulations,
stormwater retention and detention standards, and other parameters have an effect on the overall
system as well as accurately anticipating what type of growth will occur.
STORMWATER MODELING

The 1992 Stormwater Comprehensive Plan identified 44 drainage basins that generate and affect
stormwater flows within the city limits. These basins were further divided into 115 subbasins, as shown in
Exhibit 8-6.
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Exhibit 8-6. Stormwater Subbasin Locations

Source: City of Sumner 2015
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STORMWATER REQUIREMENTS

The City’s 2011 Stormwater Comprehensive Plan identifies several stormwater improvements in the area
including but not limited to:
▪

White (Stuck) River Levee Improvements

▪

Golf Course Culvert Improvements

▪

24th Street Setback Levee

STORMWATER DRAINAGE FLOWS AND IMPERVIOUS SURFACE

The amount of stormwater drainage resulting from development is closely linked to the level of
impervious surface coverage; the greater the coverage of impervious surfaces, the less water is able to
infiltrate on-site, and the greater the amount of stormwater that must be conveyed and treated. The
City’s zoning code prescribes maximum impervious surface coverage limits by zoning district. Limits for
relevant zones are excerpted below:
▪

Light Industrial (M-1): 70%

▪

Heavy Industrial (M-2): 70%

Pacific
The information in this section is based on the City of Pacific’s 2010 Comprehensive Plan Update
(Parametrix Inc. 2011).
The City of Pacific has been divided into 33 separate drainage basins in the valley and on the West Hill.
Man-made channels and ditches are widely used to control stormwater drainage throughout most of the
city. Much of the city is on flat ground with little grade to convey surface runoff. In addition, the presence
of a relatively high water table and soils with low permeability, there is limited infiltration occurs during
the rainy season. Due these conditions, nuisance flooding and ponding of runoff may occur during the
wetter months of the year.
Based on these constraints, the City has used the following drainage LOS standards.
Peak stormwater runoff rates shall be maintained for the 25- year, 24-hour storm event, per the King
County Surface Water Design Manual.
Private property owners shall take care of drainage within their own lots, for the 100-year, 24-hour
storm event, including water quality controls.
The City will provide a reasonable means of conveying drainage.
The existing system is adequate with respect to these LOS standards. Pacific requires on-site storm water
management and water quality controls for future development to reduce any surface water impacts.

Power and Natural Gas
Puget Sound Energy (PSE) provides both electric and natural gas services in Sumner and Pacific, covering
the SPMIC. PSE is the oldest local energy provider in Washington and maintains nearly 2,400 miles of
electric distribution lines and nearly 2,500 miles of natural gas pipeline in Pierce County. PSE natural gas
supply mains run along the southern property line of the golf course site and along East Valley Highway.
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While natural gas is a non-essential utility, the Washington Utilities and Transportation Commission
(WUTC) requires providers of electricity to provide service on demand in support of growth that occurs in
their service areas. As such PSE conducts its own ongoing capacity planning process to ensure their power
supply and infrastructure are adequate to meet anticipated future needs. Exhibit 8-7 generally depicts the
location of natural gas and electric facilities. (City of Sumner, February 2015)
s
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Exhibit 8-7. Natural Gas and Electric Facility Map

Source: City of Sumner, 2015
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PLANNED IMPROVEMENTS

PSE has identified system and transmission improvements required to serve the forecasted load growth in
King and Pierce Counties. Many improvements are in progress or planned; others have been identified as
future improvements to meet the growth demand. These improvements are intended to meet the growth
and reliability demands for Sumner, Pacific and the surrounding area, as well as other portions of King
and Pierce Counties. (City of Pacific Comprehensive Plan, 2016)
PSE recently constructed a 230kV double circuit steel tower 230kV line on the 100 ft. PSE right of way
(fee-owned) connecting the existing White River substation in Sumner with the future Christopher
substation in Auburn. A similar 230kV line currently exists along the right of way between Auburn and
Renton.

Telecommunications
Telephone service in the SPMIC is provided by CenturyLink (formerly Qwest Communications), who owns a
main feeder line in Fryar Avenue in western Sumner and a primary feed line along the BNSF railroad
that runs along the eastern boundary of the MIC. CenturyLink commonly co-locates its facilities, including
both underground and aerial lines, with the facilities of electric power providers, such as Puget Sound
Energy. The BNSF right-of-way is also the location of a Sprint fiber optic line for high-speed data
transfer. High-speed internet service is available in the SPMIC from multiple service providers.
Telecommunication providers, such as CenturyLink and Sprint, provide their services upon demand from
consumers and engage in their own capacity planning processes to ensure that they have adequate
facilities to accommodate future growth in their service areas. In addition, providers of essential utilities,
such as landline telephone service, are required by the WUTC to regularly evaluate the capacity of their
facilities. (City of Sumner Comprehensive Plan, 2015; City of Pacific Comprehensive Plan, 2016).
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9. Stakeholder Engagement
Public involvement, review, and input are an essential element of the subarea planning process. Public
engagement as designed to meet the following objectives:
▪

To obtain input from all interested members of the community, especially employers and employees
of SPMIC businesses, through all aspects of plan development.

▪

To encourage communication and collaboration between the City, its partner agencies, and
community stakeholders.

▪

To develop a Subarea Plan that will have the support of the community and guide development in the
SPMIC over the next 20 years.

The following summarizes public involvement activities that have been an integral part of the planning
process thus far.

SPMIC Webpage
The project webpage, located at on the City of Sumner’s website, http://sumnerwa.gov/mic-survey/
provides information on project status, meeting dates, published documents and analysis, contact people
and other key information. It also features the online survey.

Stakeholder Interviews
In September 2017, the project team conducted interviews with individual stakeholders, property owners,
businesses in the SPMIC. They represented businesses across the area, including trucking, third party
logistics, and seafood processing companies, as well as real estate professionals. The interviews focused
on future needs, priorities and concerns in the area, especially those that related to industrial and
manufacturing businesses. This was also an opportunity to connect interviewees to the subarea planning
process. BERK segmented engagement findings based on business’s values and needs in the SPMIC. The
engagement process is ongoing.

Online Survey
In September 2017, an online survey was distributed to business owners and employees in the MIC. This
was a way to gather input from people who could not attend in-person meetings. A total of forty-six
respondents provided feedback through the online survey. Their input underscored the needs and
concerns raised through interviews.

Tours
In addition to interviews, the project team conducted in-person tours of two businesses representing two
different sizes and types of businesses located within the SPMIC – the REI distribution center in the Sumner
portion and Norm’s Trucking in Pacific, to understand the space and locational needs of industrial
businesses.
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Vision Public Meeting
A workshop was held on October 5, 2017 to invite comments on the Vision for the MIC as part of a
Future of Sumner Open House. Over 200 persons participated in the event. This meeting included an
informal open house, with informational displays and staff available to meet one-on-one with
participants. This was also an opportunity for community members, employees, and business owners to
learn about the planning process and share ideas about planning for the future.

White River Dialogue Group
The Cities of Sumner and Pacific have been meeting with stakeholders within the White River valley
including the Puyallup and Muckleshoot Tribes and Pierce County. The purpose of these stakeholder
meetings is to discuss projects and plans to address flood protection and salmon habitat restoration for
the White River while balancing the need to preserve areas for future industrial development. The group
has been meeting since November 2016 and have come up with conceptual ideas for long-term
restoration.

Advisory Committee
To provide input on the planning process, the Cities created an advisory committee. The group was
created to provide policy-level input to the SPMIC Subarea Plan project team and staff from the cities of
Sumner and Pacific. The committee will meet at key decision points, address different views shared by its
members, and bring the interests and concerns of a diverse range of businesses and community members to
the table. The advisory committee will meet up to three times over the course of preparation of the
Subarea Plan to review alternatives and overall plan direction.
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10. Assets + Opportunities
10.1. ASSETS AND COMPETITIVE ADVANTAGES
Based on this conditions assessment, following are assets and competitive advantages of the SPMIC:
▪

Proximity to regional transportation corridors. Proximity to major transportation corridors is a
fundamental need of industrial businesses since all of them rely on trucking to both ship and distribute
products. Businesses in the SPMIC rely on convenient access to transportation, given many of them are
distributers who value speed. Freight rail, which was once the main mode, is now less important to
industrial businesses in the area. While not as dominant as before, freight rail is still important to
some businesses, especially to transport products out of the area.
SPMIC’s proximity to I-5 and I-90 is a significant comparative advantage. SR 167 and SR 512
connect the SPMIC directly to I-5 – the west coast’s principal interstate freeway - via three
interchanges within a half mile of the SPMIC. The I-5 corridor extends from British Columbia in the
north to Oregon and California in the south. SR 167 also connects the SPMIC directly to I-90 via SR
18. These connections represent a potential advantage to transportation, distribution, and logistics
firms locating in the area.

▪

Truck access. Many interviewees referred to the easy truck access of the SPMIC as a major asset.
This is especially important for the SPMIC since its growing as a logistics hub, and the focus is on
moving things quickly. Truck access is important for the supply chains of other businesses such as food
processing as well. For example, Shining Ocean, a local seafood processing business, truck in
processed fish from manufacturers in Bellingham or Seattle, and truck finished surimi products out to
California to ship across US and to South America.

▪

Location near the Port of Tacoma and Port of Seattle. Proximity to the Port of Tacoma and Seattle
add to the strategic appeal of the SPMIC’s location. While both ports are important for industrial
users, proximity to the Port of Tacoma and its logistics activities was cited as a competitive
advantage for the SPMIC. This proximity creates efficiencies for industrial businesses since the
drayage cost of Sumner is lower than even in the Kent Valley.

▪

Competitive Sites for Modern Industry. Sites suitable for industrial users are unique in several ways
when compared to other uses. Businesses choose their location and spaces based on criteria such as
easy access to transportation infrastructure, as well as building features such as the presence and
number of loading docks, and clear heights. Many industrial businesses look for sites that are large
enough to accommodate truck parking and maneuvering, outdoor material storage and employee
parking.
The SPMIC includes large parcels and larger, newer buildings. Real estate products in comparable
industrial areas like the Kent Valley are older and smaller, and not suited to the needs of modern
logistical (3PL) companies. SPMIC has the benefit of existing and new products that better align with
recent advances in handling equipment. For example, industrial buildings in Sumner include clear
heights of 30 feet and as high as 32 foot/ 36 feet. Logistics companies also need large-sized
buildings which are found more commonly in the SPMIC. Interviewees referred to 140,000 square
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feet as an average size of building in the SPMIC, compared to 32,000 square feet in the Kent
Valley. Other features such larger truck courts (to better suit modern trucks), and trailer storage were
also cited as assets of SPMIC buildings. Lastly, the availability of space in case a business needs to
expand is also a factor in the SPMIC’s appeal for industrial businesses.
▪

High Market Demand. In terms of the real estate market, the SPMIC has one of the tightest
vacancies in the region. Close to 40% of entire market absorption in the past year has been in the
SPMIC. Industrial land in other MICs such as in Arlington-Marysville are too far from the ports for
logistics companies so market demand for industrial land in the SPMIC is likely to continue to be high.
This market demand and potential for new development, especially in the central valley and
northeast areas of the SPMIC, offers the opportunity to put in place standards and incentives for
high-quality industrial development. These could further focus growth within the center and make
efficient use of SPMIC land.

▪

Lower Taxes and Business Climate. Several businesses referred to the lack of Business and Operation
taxes in the SPMIC as well as a business-friendly climate at Pacific and Sumner City Halls as a relative
advantage.

10.2. OPPORTUNITIES
The subarea planning process is an opportunity to further consider opportunities to shape a vibrant and
successful industrial employment area. Opportunities for enhanced policy direction include:
▪

Policies that recognize the needs of industrial businesses and support improvements to
transportation infrastructure. These include:


Improvements to Truck Routes and Parking. Several interviewees cited improvements to the
8th Street bridge as a high priority improvement. This would unlock several parcels attractive to
logistics companies. Truck parking was also cited by several interviewees as an ongoing concern.



Improved Access to Sounder Station. Several businesses have employees that commute from
Tacoma, Federal Way, Spanaway and Kent. Some of these workers currently walk or bike from
the train station and this could be an opportunity to improve access. A shuttle service or bike
shelters at the station were cited as potential improvements.

▪

Support for Collaborative, District-scale and Individual Building-scale Environmental Strategies.
Industrial businesses indicated support for low impact development concepts, including rain gardens,
pervious pavements, green roofs and modern technologies that support sustainable land
development practices and use natural ecosystem services in the floodplain. In conjunction with
enhanced design standards and incentives for environmental restoration, the buildings in the SPMIC
can set the bar for modern industrial development.

▪

Support for Workforce Training and Housing. Many businesses in the SPMIC referred to the
difficulty in finding and training younger talent to replace experienced employees nearing
retirement. In addition, employees at several businesses live in Bonney Lake or Puyallup and face
longer commutes because of the lack of suitable housing in Sumner and Pacific.
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Case Study: REI Distribution Center in Goodyear, Arizona

Source: REI.com

As environmental sustainability becomes more of a priority for companies, efforts are underway across
all aspects of business. These range from efforts around more sustainably sourced and produced products
as well efforts to improve the sustainability of supply chain operations. Distribution centers are seen by
many companies as an opportunity to significantly decrease environmental impacts of the supply chain.
As a company that is interested in reducing its environmental impacts, REI has been at the forefront of
some changes to improve distribution centers. REI has three distribution centers across the country - one in
the SPMIC, one in Texas and a recently opened third one in Goodyear, Arizona.
According to the company, the newest distribution center in Arizona is one of the most sustainable
distribution centers in the world, producing all its own energy and taking an innovative approach to
water conservation. Given the size of the facility and around-the-clock operations, distribution centers
typically use massive amounts of energy. The REI distribution center building produces all of its own
energy. It does so through a 280,000-square-foot rooftop solar array that produces 2.2 megawatts of
electricity—enough to power the entire facility. In addition to energy consumption, water conservation
was also an important consideration. Conservation efforts include a non-evaporative cooling system that
keeps the building at a consistent temperature from floor to ceiling while saving millions of gallons of
water annually. In addition to offsetting the facility’s water footprint, REI also invested in a river
restoration project in the Verde Valley, high in the Phoenix watershed. Partnering with the Bonneville
Environmental Foundation and The Nature Conservancy, this project restores river habitat, modernizes
irrigation infrastructure, limits development and new water extraction in critical areas, funds stewardship
projects and enhances recreational access along the river.
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Leasing Rooftops for Solar Installations
There is a growing trend among property owners with ample roof space, such as warehouses and
distribution centers, to lease the space out to utility companies for use as solar installation sites. These
“solar landlords” partner with utility companies and tenants to make the best use of electricity generated
from their rooftops. An article in Green News recently listed several examples of warehouses, in
California and elsewhere, leasing their rooftops for large scale solar installations.
Examples are excerpted and listed below:
▪

The warehousing giant ProLogis, Denver, Colo., recently signed new leases with Southern California
Edison (SCE) to let the electric utility install photovoltaic (PV) systems on 4.8 million square feet of
rooftops at its warehouses. This is the second phase of 100MW-worth of PV installations that SCE,
the largest electric utility in California, is installing on ProLogis properties.

▪

The solar arrays are part of SCE's plans to develop the nation's largest installation of photovoltaic
power generation modules to occupy unused rooftop space on commercial and industrial buildings.
SCE incurs the installation costs and leases rooftop space from building owners. In addition, the utility
obtained approval to cover 65 million square feet (roughly 2.33 square miles) of unused Southern
California commercial and industrial rooftops with 250MW of the latest photovoltaic technology —
enough generating capacity to meet the needs of 160,000-plus homes.

▪

ProLogis, a real estate investment trust (REIT) and one of the world's largest owners of warehouses,
has more than 450 million square feet (approximately 16 square miles) of roof space worldwide
available for photovoltaic installations and now has solar projects installed or under construction on
41 buildings throughout France, Germany, Japan, Spain and the United States, totaling 50 MW of
generating capacity. The company leases its industrial facilities to more than 4,400 customers,
including manufacturers, retailers, transportation companies, third-party logistics providers and other
enterprises with large-scale distribution needs.

▪

Other notable rooftop arrays in the planning stages or currently installed on warehouses include an
870kW array on the 300,000-square-foot General Motors Service and Parts Operations facility in
Fontana, Calif., that will provide about half of the electricity needed to run the facility and will feed
enough extra electricity back to the grid to power over 300 California homes for a year; and an
8,500-panel installation that Porsche has installed at one of its facilities in Germany that's expected
to produce approximately 2 million kilowatt hours a year — enough to power about 500 homes.

▪

An 870kW New Jersey installation is also being developed by Uni-Solar, Rochester Hills, Mich., for
New Jersey Resources Clean Energy Ventures (NJRCEV), Wall, N.J. This project is unique in because
NJRCEV is leasing more than 300,000 square feet of roof space from Adler Partners, Edison, N.J., a
commercial warehouse owner for 20 years. Building tenants will be offered a Power Purchase
Agreement (PPA) from NJRCEV that will lock in lower utility rates.

▪

Just last month, SCE announced that a solar power plant it has constructed on top of a 436,000square-foot facility in Rialto, Calif., owned by an affiliate of AMB Property Corp. is now online and
providing clean generation to Inland Empire customers. Power from the 16,300 advanced solar
panels installed on the Rialto warehouse is connected directly to the utility's nearest neighborhood
circuit and is fed to local customers.
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▪

The utility completed similar installations in Fontana and Chino during the past two years. The three
solar plants have a combined peak generating capacity of 4 million watts, or enough power to serve
2,600 average homes. Ten additional solar plants will be constructed in the Ontario, Calif., area and
are expected online by the end of the year. Source URL: http://www.ewweb.com/greennews/leasing-your-rooftop-solar-installation
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11. Organizational Capacity
Center planning requires strong partnerships between the City, business and property owners, and
community groups. Each group has a key role to play in the planning effort. The City cannot do it all and
to sustain a vibrant center over time requires consistent resources, partnerships, and commitment. Potential
partners include:
▪

Port of Seattle

▪

Port of Tacoma

▪

Sumner Chamber of Commerce
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Appendix A – Interviewees
1. Matt McGregor
Colliers
2. John Rader
Operation Manager, Shining Ocean
3. Dennis Rattie
President, Tarragon
4. Pat Gendreau
Chief Operating Officer, Freightliner
5. Jacqueline Underberg
Director, WW R&D Operations Center at Amazon
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