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Background and Purpose 
The City of Burien seeks to identify strategies that support its economic 
development goals. Specifically, the City aims to diversify its economy 
and support growth in underrepresented industry sectors. As part of 
these efforts, Burien is interested in expanding its retail, services and 
entertainment amenities.  

Methods 
7KLV�UHSRUW�EXLOGV�RQ�ILQGLQJV�IURP�PHHWLQJV�ZLWK�%XULHQ·V�(FRQRPLF�
Development Partnership (BEDP). The BEDP met three times to 
present perspectives of local needs and interests for business 
recruitment. The report presents limited data and analysis, presented 
and discussed at the BEDP meetings.  

Organization of Report 
The report includes the following sections: 

x Findings from BEDP Meetings
x Burien Profile
x Findings by Land Use (retail, office, lodging)
x Recommended Strategies
x Appendix A. BEDP Strategic Themes and Actions

STRATEG IC FIND INGS FROM BEDP 

Roughly 20 Burien residents, business people, and City staff attended 
and supported a series of meetings to discuss industry targeting. Two 
key strategic issues emerged in the first meeting to guide the analysis, 
as follows:  

(1) Burien does not have a lot of land zoned industrial. The areas
that are zoned industrial are in the eastern portion of the
City, called the Northeast Redevelopment Area (NERA) and
are generally occupied and included in strategic thinking for
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distribution and airport related uses. As a result of this 
understanding, no industrial land uses were considered in 
this report 

(2) The City has some neighborhood commercial areas, but the
focus on business attraction is heavily centered in and around
%XULHQ·V�7RZQ�&HQWHU��7RZQ�&HQWHU�KDV�QHZ�GHYHORSPHQW�
vacant lands, and many redevelopment and infill
opportunities.

Engagement with the BEDP resulted in Strategic Themes and proposed 
actions for the City and stakeholders to pursue. The final section of this 
UHSRUW��5HFRPPHQGHG�6WUDWHJLHV��LQFRUSRUDWHV�WKH�%('3·V�FRPPHQWV�
DQG�LGHDV��7KH�%('3·V�VWUDWHJLF�WKHPHV�DQG�VXSSRUWLng ideas for 
actions are included in Appendix A.   

BU RIEN PRO FILE

A detailed demographic and economic profile of Burien was not a part of 
this study, but a few key data findings helped establish a common 
understanding of Burien in 2019, as follows:  

x Burien has 52,000 residents, growing 1.1% per year since
annexation in 2011; slower than county & region

x Burien has 12,300 jobs based in the City. Jobs have gone up and
down since 2011 but in 2019 have roughly the same total as in
2011

x 7KH�&LW\·V�0.6 jobs to housing unit ratio implies Burien meets the
definition of bedroom community (1.2 jobs per housing unit is the
central Puget Sound total, across four counties; cities with jobs
to housing unit ratios much lower than 1.2 generally meet the
definition of a bedroom community; see Exhibit 1)

x Jobs are in Burien are heavily concentrated Services and Retail
sectors

x Housing prices in Burien have been increasing along with the
region, and are in line with neighbors and peers

x Burien is much more racially diverse than the region has a
whole; WKH�FLW\·V�UHVLGHQWV�DUH�at or near majority-minority
status (minority races combine to make up a majority of the
FLW\·V�SRSXODWLRQ��
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Exhibit 1. Jobs to Housing Unit Ratios, Burien and Neighbors, 2019 

FIND INGS BY LAND US E 

Retail Analysis 
Analysis suggests Burien has ample opportunity to capture more retail 
sales at local retailers. The City currently captures less spending than 
ZRXOG�EH�DQWLFLSDWHG��JLYHQ�LWV�SRSXODWLRQ�DQG�UHVLGHQWV·�VSHQGLQJ�
potential, and based on a larger retail trade area from which local 
businesses draw customers.  

5HODWLYH�WR�SRWHQWLDO�VSHQGLQJ��%XULHQ·V�Oargest deficits (in dollars) are 
in the following subsectors:  

x Building Materials, Garden Equipment and Supplies
x General Merchandise Stores
x Apparel and Accessories; its lowest capture (percent of potential

spending) is in Apparel and Accessories,

The data and analysis findings, presented in Exhibit 2, show local 
taxable retail sales (Actual TRS) compared to the Potential Total Sales, 
based on total spending of Burien residents (not including a larger 
trade area).  
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Exhibit 2. Burien Retail Spending Capture, 2018

Source: Washington Department of Revenue; Washington Office of Financial Management; ESRI; 
Community Attributes Inc. 

If Burien expanded its retail offerings, it may be able to compete for 
VSHQGLQJ�IURP�UHVLGHQWV�RI�QHLJKERULQJ�FLWLHV��%XULHQ·V�Oowest trade 
capture within a 10-minute drive of City Center, shown in Exhibit 3, is 
in the following: 

x Gas Stations
x Convenience Stores w/ Pumps
x Apparel and Accessories
x Sporting Goods, Hobby, Musician Instrument and Book Stores.

Exhibit 3. Burien Trade Capture within 10-Minute Drive, 2018

Source: Washington Department of Revenue; Washington Office of Financial Management; ESRI; 
Community Attributes Inc. 

NAICS Sector Description Potential Total 
Sales Actual TRS Surplus / Deficit % Retained

444 Building Materials, Garden Equip & Supplies $60,222,900 $13,889,500 ($46,333,400) 23%

452 General Merchandise Stores $95,029,800 $61,365,000 ($33,664,800) 65%

448 Apparel & Accessories $37,601,300 $7,219,000 ($30,382,300) 19%

453-454 Miscellaneous Retailers $78,375,900 $54,148,800 ($24,227,100) 69%

443 Electronic & Appliance Stores $34,403,500 $12,405,000 ($21,998,500) 36%

451 Sporting Goods, Hobby, Musical Instrument & Book Stores $21,232,400 $4,456,300 ($16,776,100) 21%

442 Furniture & Home Furnishings $20,972,300 $5,637,300 ($15,335,000) 27%

447 Gas Stations & Convenience Stores W/Pumps $14,862,700 $9,943,700 ($4,919,000) 67%

445 Food & Beverage Stores $33,720,900 $35,621,500 $1,900,600 106%

446 Drug/Health Stores $25,492,000 $28,316,400 $2,824,400 111%

441 Motor Vehicles & Parts $143,374,300 $227,799,700 $84,425,400 159%

$565,288,000 $460,802,100 ($104,485,900) 82%
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A IHZ�VLJQLILFDQW�UHWDLO�FOXVWHUV�LQ�%XULHQ·V�LPPHGLDWH�YLFLQLW\��Exhibit 
4) compete with Burien. Darker shaded parcels in the map have more
retail square footage, representing ´ELJ�ER[µ�UHWDLO�XVHV��6RXWKFHQWHU
Mall and Downtown/South Renton are notable retail clusters, though
both are located east of Interstate 5 and just outside the 10-minute
GULYH�UDGLXV�IURP�%XULHQ·V�GRZQWRZQ. West of Interstate 5, Downtown
Burien is the largest concentration of large-format retailers from South
Seattle to Des Moines. This physical gap indicates that Burien may
have an opportunity to attract spending from a larger geographic
footprint.
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Exhibit 4. Retail Square Footage by Parcel, Burien Vicinity, 2019
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In addition to the sectors and geographic areas mentioned above, 
stakeholders have suggested other potential growth opportunities and 
areas of focus, including: 

x Lodging and hospitality and opportunities to increase visitation
and capture activity from Seattle-Tacoma International Airport;

x Retail, services and other complimentary commercial uses that
DUH�D�JRRG�ILW�IRU�%XULHQ·V�JURZLQJ�GRZQWRZn, and mixed-use
buildings that combine pedestrian-oriented retail with high-
density housing;

x Development and redevelopment in key neighborhood
commercial nodes that serve local residents;

x Arts, entertainment and other creative amenities, such as live
music venues, that contribute to a high quality of life for Burien
residents;

x Small and flexible spaces, as well as support services, to anchor
a growing entrepreneurial ecosystem.

x &DU�GHDOHUVKLSV��DQG�PDLQWDLQLQJ�DQG�HQKDQFLQJ�%XULHQ·V
H[LVWLQJ�´DXWR�URZµ�

Strategic planning is needed to manage challenges and chart a course 
toward growth and diversification. Specifically, stakeholders have 
identified the following challenges: 

x %XULHQ·V�UHJLRQDO�LQIOXHQFH
x Developable land and development regulations
x Marketing and City image

Office Uses 
Burien is well situated within the region to attract employment spaces. 
Professional and consumer services are those that serve local and 
nearby residences and small businesses. These would include health 
related offices, financial services and more. All cities attract a certain 
amount of these uses, driven by population and small businesses. 
Burien has its share and could consolidate these uses, strategically, to 
support more density in Town Center and other nodes. 

Office rents in Burien range from $18 to $21 per s.f., well below 
regional employment centers where comparable office spaces command 
rents above $40 per s.f.  

There is no reason the City should not also pursue larger employers, 
though office trend data do not suggest larger employers would locate in 
Burien without recruitment efforts by the City, the South King 
Chamber of Commerce or other economic development organizations. 
Key locational attributes include the following:  
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x A vibrant Town Center, walkable, less traffic, and a high quality
of life suitable to small- to medium-sized businesses and their
employees

x Free access via SR 509 and onto I-5
x Proximity to SeaTac International Airport
x Much lower rent prices

More retail and amenities clustered around Town Center will help 
attract larger employers.  

Lodging 
The City has put forth extensive efforts to attract a new hotel into the 
Burien Town Center.  

Burien has a lack of hotels and is well-positioned to attract a mid-
priced, economy hotel that can serve SeaTac International Airport, 
South King County businesses, and that can provide access to 
Downtown Seattle. The hotel would bring much vibrancy to Town 
Center and support additional retail in Burien. Complementary uses, 
VXFK�DV�HQWHUWDLQPHQW�DQG�RWKHU�DWWUDFWLRQV��PD\�LQFUHDVH�%XULHQ·V�
appeal to hoteliers and guests. 

RECOMM ENDED STRATEG IES 

The following strategies and related actions are presented for 
evaluation by stakeholders and potential implementation by the City of 
Burien and its partners. Taken together, they represent a broad effort 
to leverage economic development resources to grow retail trade, 
professional office-related and hospitality sectors. 

1. Evaluate %XULHQ·V�zoning, development regulations and
adopted plans to ensure that each supports the
development of pedestrian-oriented retail, office, and
other typologies supportive of %XULHQ·V�DPELWLRQV�
Burien must ensure that current policy sets the City up to meet and
exceed its goals. Policies should be reviewed for alignment with the type
RI�JURZWK�HQYLVLRQHG�LQ�WKH�&LW\·V�FRPPHUFLDO�DUHDV��6SHFLILF�DFWLRQV�WR
consider follow.

Development Capacity
x Examine buildable lands data or otherwise audit available

materials to assess whether current land capacity is sufficient to
accommodate market demand for commercial space in Burien.
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Infrastructure 
x Prioritize public realm capital improvements in commercial

centers (such as lighting, consistent sidewalks, healthy street
trees) and plan for these projects or identify funding mechanisms
for needed improvements.

x Commission a study or consult with retailers, brokers and
commercial property managers to evaluate the ROI of proposed
capital improvement projects.

x Review and revise the current Capital Facilities Plan to ensure
that new investment supports commercial development goals.

x Ensure that multimodal planning efforts treat retail and other
commercial centers as priority nodes in non-motorized networks
and plan and fund bicycle facilities accordingly.

Zoning and Development Regulations 
x Identify neighborhood commercial centers and review zoning to

ensure that current regulations support the development and
operation of small-scale neighborhood-serving retail in
predominantly residential areas.

x Encourage higher density single family housing typologies, such
as cottage housing and detached accessory dwelling units, where
compatible��WR�SURYLGH�PRUH�´URRIWRSVµ�IRU�ORFDO�UHWDLOHUV�

x Evaluate alternative land uses for chronically underperforming
retail locations, and encourage the consolidation of new retail
within existing, high-performance centers.

x Where pedestrian-oriented design is important, consider form-
based zoning provisions or revise existing zoning to reduce
setbacks, improve façades, and minimize surface parking.

2. Incubate small and locally-owned businesses and
improve business services to support the growth of
entrepreneurial endeavors.
6PDOO�EXVLQHVV�FUHDWLRQ�LV�DQ�LPSRUWDQW�FRPSRQHQW�RI�%XULHQ·V�ORFDO
economy. Supporting new small businesses can grow living wage
employment while developing %XULHQ·V�VHQVH�RI�SODFH� Moreover, a
positive business climate will attract other companies to locate in
Burien.

City Services
x Ensure that current permitting processes for commercial

development reflects best practices and encourages good
development with minimal red tape.

23



x Fast-track permitting for new and expanding businesses and
facilitate property acquisitions where possible, appointing a
GHGLFDWHG�´KDQGOHUµ�IRU�major, catalytic opportunities.

x Appoint and train a designated coordinator to assist new business
owners navigating local development regulations and obtaining
federal, state and county-based financial incentives.

x Translate resource materials into Spanish, Chinese, Korean,
Vietnamese and/or other locally significant languages to support
broad access among Burien's business community.

Business Engagement 
x Periodically conduct small business forums or surveys to connect

with stakeholders and determine the challenges and
opportunities facing Burien's business community.

x Develop and implement a formal business outreach program
designed to consistently engage local businesses.

Business Resources 
x Identify and catalogue sources for federal, state and county

business incentives. Maintain a list of funding sources for rent
relief, physical expansion, product development, marketing, etc.

x Provide access to new and small business coaching, mentorship
and other forms of technical assistance.

x Support the development of a makerspace/fabrication lab.
x Connect small businesses with crowdfunding and crowdsourcing

platforms and other forms of microfinance to aid start-up.
x Consider expanding local restaurant and food truck options with

a food operator incubator program and a shared commercial
kitchen facility.

x Develop a web-based dashboard that incorporates demographic,
economic and real estate data to quickly assess trends, challenges
and opportunities for prospective entrepreneurs, business owners
and real estate developers.

3. Promote growth in sectors that cater to travelers,
including lodging, hospitality, business services, and
convenience stores.
Burien has an opportunity to capture spending from travelers going to
and from nearby SeaTac airport. Offering a different experience than
lodging in SeaTac may attract meetings and other events, generating
local spending.

Marketing and Promotion
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x Proactively seek conferences, meetings and other events for
current event spaces, such as industry gatherings.

x Draft and circulate marketing collateral that highlights unique
traveler amenities available in Burien.

Planning and Investment 
x Draft and implement a strategic plan aimed at marketing

%XULHQ·V�DVVHWV�DQG�LQFUHDVLQJ�%XULHQ·V�FDSWXUH�RI�HFRQRPLF
activity related to business and personal air travel.

x Evaluate the feasibility of a public-private partnership (or other
mechanisms) to incentivize the development of additional lodging,
conference and event facilities to complement existing airport-
centric offerings.

x Improve key gateways into and through Burien with coordinated
design interventions to highlight %XULHQ·V�XQLTXH, diverse
identity.

x Participate in regional tourism promotion efforts and ensure that
Burien is well-represented and strongly differentiated in
marketing materials and other channels.

4. Develop a focused marketing strategy to differentiate
%XULHQ·V�XQLTXH�FRPPHUFial assets and development
opportunities within the regional market.
Coordinated marketing efforts, both for commercial centers and for
development opportunities in Burien, are essential to differentiating the
&LW\·V�XQLTXH�DVVHWV�DQG�WR�FRPSHWLQJ�ZLWK�VXUURXQGLQJ�GLVWULFWV�IRU
local and visitor dollars.

Existing Retailers
x Develop and maintain an organization and a related social media

SUHVHQFH�WKDW�UHSUHVHQWV�%XULHQ·V�GRZQWRZQ�FRPPHUFLDO�DVsets to
residents and visitors.

x Support the creation of a business improvement district (BID) or
similar to maintain the safety, cleanliness, and aesthetics of
commercial centers.

x Explore the creation of a legacy business marketing program to
celebrate the longevity of longstanding or iconic local businesses.

x Communicate successes frequently to regional media outlets,
including new developments in key commercial corridors

Commercial Opportunities and Recruitment 
x Invite reputable, locally-based real estate brokers to write

periodic columns on available properties in Burien.
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x Create a vacant storefront program and work with landowners
and brokers to facilitate short-term leases for pop-up retail uses
in underutilized retail and industrial spaces

x Promote a City-sponsored "shovel-ready" certification to focus
interest and resources on key commercial and industrial
development sites in Burien.

x Develop and vet a list of retail recruitment targets, and mobilize
resources to institute intensive recruitment campaigns.

x Publicize development opportunities that align with the needs of
investors in Opportunity Zones and other incentive programs.

5. Coordinate with local arts / cultural associations and
related groups to KLJKOLJKW�DQG�FDSLWDOL]H�RQ�%XULHQ·V
community and commercial diversity.

x 6XSSRUW�WKH�FUHDWLRQ�RI�DQ�DUWV�GLVWULFW�WR�EUDQG�%XULHQ·V�DUW-
related assets and encourage cooperative leadership amongst
businesses.

x Initiate a conversation between local artists, arts organizations,
philanthropies and other parties to identify the potential for an
arts and culture-focused event center in Burien.

x Collaborate to develop a community arts and culture event
calendar that centralizes Burien's arts and culture-related
offerings

x Evaluate the feasibility of a public private partnership to create a
community art space or collaborative studio and cooperative
gallery.

x Create or expand programs that feature the work of local artists
on a rotating basis in City buildings and in the public realm.

x Consider creating maps and program collateral for self-guided
VWUHHW�IRRG�WRXUV�DQG�RU�IRU�%XULHQ·V�GLYHUVH�DUUD\�RI�DUWV�DQG
culture-oriented attractions and minority-owned businesses.
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APPEND IX A.  BURIEN ECONOM IC DEVELOPM EN T
PARTNERSH IP STRATEG IC TH EMES AND ACTION ID EAS 

Strategic Themes 
x Economic diversity needed
x More lodging desired
x Developable land strategies needed
x Downtown focus is good
x More housing is needed
x Marketing strategies desired
x Creative arts are important
x Quality of life is a selling point
x Young people connections are an opportunity
x Regional influence is a challenge

The BEDP provide ideas and interests grouped into strategic themes. Those 
contributions appear below, by theme.  

Economic diversity needed 
x More amenities and services
x Restaurants
x Small retail
x Health clubs
x Need more professional office space
x Would like company headquarters
x Want makers spaces

More lodging desired 
x Downtown hotel site under exploration
x AirBnBs do very well
x Host tours of hRWHO�LQGXVWU\�WR�VHH�%XULHQ·V�IRRG�GLVWULFW

Developable land strategies needed 
x Land availability is a question for development
x Need to audit what is available, and what is ready for re-

development
x Dollar Store Lot Sale - BEDP Help
x Absentee Landlords is a concern; esp w older buildings
x Burien permitting is good, at 75 percentile at least
x Leverage Opportunity Zones

Downtown focus is good 
x Shopping is good downtown, want to build on that
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x Downtown is spread out, need to focus on clusters and subdistricts

More housing is needed 
x A desire for more diversity
x Housing of all types needed
x Stagnate housing growth due to underlying infrastructure issues
x Development costs are a challenge right now

Marketing strategies desired 
x Market Downtown Burien for attraction
x Advertising strategy desired (billboards, for example)
x Social marketing desired
x Need to convey a value proposition with data
x Crime reputation needs improved
x Want to be a destination location - including for dining

Creative arts are important 
x Arts District discussion underway
x Committee is looking into district designation within the state
x There's a Latin Artists group and a Burien Arts Association

Quality of life is a selling point 
x Strong neighborhoods exist
x Maintain diversity in residences
x Safety is a priority for inclusiveness and a welcoming city
x Social capital nexus is important
x Community Events Abundance; good events
x Latino Festival exists
x Civic pride is strong
x Community Center desired; like Recreation Center in Federal Way

Young people connections are an opportunity 
x A priority for City government
x Highline College opportunities exist
x Puget Sound Skills Center

Regional influence is a challenge 
x Want to participate and shape regional conversations
x Regional transportation connectivity is important
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