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INTRODUCTION 
OVERVIEW 
The Edgewood Comprehensive Plan looks forward to 2044, provides a vision for the 
future, identifies goals and policies to achieve that vision, creates a basis for the City’s 
regulations and guides future decision-making. 

This plan builds on the City’s existing Comprehensive Plan, responds to community needs 
and fulfills the Washington State Growth Management Act (GMA) requirements for 
periodic review. It also conforms to Pierce County’s Countywide Planning Policies and 
guidance from the Puget Sound Regional Council’s VISION 2050 Plan. 

WHAT IS A COMPREHENSIVE PLAN? 
A comprehensive plan is a broad statement of the community’s values and vision for its 
future. It is a policy road map that directs the orderly and coordinated physical 
development of the City for the next 20 years. It anticipates change and provides guidance 
for action to address and manage that change. The Edgewood Comprehensive Plan is 
specifically intended to sustain the small-town character, ambiance and charm that 
Edgewood has maintained throughout its history. 

The Plan encompasses topics that address the physical, social, and economic health of 
the City. A comprehensive plan takes a long-range perspective. For this reason, guidance 
is intentionally general, providing broad direction that does not prescribe outcomes. A 
plan is also a living document that can be adapted to evolving conditions and offer a 
framework for considering of policy changes.   

WHAT’S INSIDE THE PLAN? 
As established by the GMA, the City is required to include certain chapters, or elements, 
that address land use, housing, transportation, capital facilities and utilities. The City may 
also include chapters on other topics of local importance. In this case, the City of 
Edgewood has opted to include chapters on the environment, economic development, 
community character, parks, and energy, plus a Town Center Element. Each chapter 
contains associated goals and policies that guide future actions by the City. The contents 
of each element are briefly summarized in Table 1. 
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Table 1: Plan Contents 

ELEMENT ELEMENT FOCUS 

Natural Environment 
Environmental stewardship, water quality, air quality, fish and 
wildlife habitat, natural hazards 

Economic Development 
Investment and economic opportunity, employment and industry 
trends and forecasts 

Land Use 

Land use classifications to meet projected growth, land use 
patterns, compatibility, sense of place, environmental protection, 
healthy living, site and building design, vegetation and 
landscaping, public spaces, neighborhood character, and historic 
preservation 

Town Center 
Vision and guiding principles for the development of a vibrant, 
welcoming, and efficient mixed-use center in Edgewood 

Housing 
Housing capacity to meet projected growth, housing preservation, 
housing design, provision of a range of housing types to serve 
diverse needs and all economic segments of the community 

Transportation 

Transportation to support land uses envisioned by the 
Comprehensive Plan, movement of people and goods, 
transportation projects, financing, maintenance, safety, 
environmental protection 

Parks, Recreation, Open 
Space 

Parks, trails and open space goals, policies and priorities as 
established in the City’s Parks, Recreation, Open Space and Trails 
(PROST) Plan 

Utilities 
Location and design of utilities, quality of service, collaboration 
with regional partners 

Energy 
Energy efficiency, conservation, alternative energy sources, public 
outreach and information 

Capital Facilities 
Facilities and infrastructure needed for public services that will 
support planned population and employment, level of service 
standards, financing strategies, design and location, maintenance 

Order TBD 
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Figure 1: Vicinity Map1 

  

 
1 The map depicts the Puyallup Tribe of Indians treaty boundary which covers a part of Edgewood; however, not all Tribe boundaries 
are shown on the map 

The footprint of Town Center is 
proposed to be enlarged and 
this map will be updated to 
show the new layout 
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PUYALLUP TRIBE OF INDIANS 
The City is located on the traditional homelands of the spuyaləpabš (people from the bend 
at the bottom of the river), also known as the Puyallup Tribe of Indians. The Puyallup 
people have lived on and stewarded these lands since time immemorial and continue to 
do so today. Traditionally, the Tribe has hunted, gathered, and fished throughout the 
Puget Sound, not just the Puyallup River Valley. In 1854, the Treaty of Medicine Creek 
established the initial Puyallup, Nisqually, and Squaxin Island Reservations and retained 
specific treaty rights to each people. The purpose of these lands is to house, sustain, and 
benefit the Puyallup people. The Treaty ceded lands that now encompass the entire 
geographical area of the City of Edgewood. 
 
In 1857, the Puyallup Reservation area was expanded from what is now downtown 
Tacoma to include land in southwest Edgewood and the neighboring jurisdictions of Fife, 
Milton, Puyallup, Tacoma, and Pierce County. Approximately 10% of the City is located 
within the current boundaries of the Reservation (Figure 1).  
 
Over the next century, the Tribe would see almost all of its lands sold off or taken as a 
result of inconsistent enforcement of the treaty. Despite this, the Tribe has persevered, 
actively working to purchase land within the Reservation and practice its traditional treaty 
rights to benefit its people. The Tribe is a major employer in Pierce County, with a total 
estimated employment of 1,300, and approximately 19% of the 5,800 enrolled tribal 
members (2021) live on the Reservation. 
 
Today, the Puyallup Tribe of Indians has developed its own Comprehensive Land Use 
Plan, focused primarily on topics critical to maintaining treaty rights associated with 
access to housing, environmental stewardship, conservation of cultural resources, 
climate change, and economic opportunity. The Plan includes all land in Edgewood 
located west of Meridian Ave E.  
 

ʔuk’ʷədiid čəł ʔuhigʷəd txʷəl tiiɫ ʔa čəɫ ʔal tə swatxʷixʷtxʷəd ʔə tiiɫ puyaləpabš. ʔa ti 
dxʷʔa ti swatxʷixʷtxʷəd ʔə tiiɫ puyaləpabš ʔəsɫaɫaɫlil tul’al tudiʔ tuhaʔkʷ. didiʔɫ ʔa 
həlgʷəʔ ʔal ti sləx ̌il. dxʷəsɫaɫlils həlgʷəʔ gʷəl ƛ’uyayus həlgʷəʔ gʷəl ƛ’uƛ’ax ̌ʷad 
həlgʷəʔ tiiɫ bədədəʔs gʷəl tix ̌dxʷ həlgʷəʔ tiił ʔiišəds həlgʷəʔ gʷəl ƛ’uʔalalus həlgʷəʔ 
gʷəl ƛ’utxʷəlšucidəb. x ̌ʷəla···b ʔə tiiɫ tuyəl’yəlabs.  
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We gratefully honor and acknowledge that we rest on the traditional lands of the 
Puyallup People. The Puyallup people have lived on this land since the beginning of 
time. They are still here today. They live, work, raise their children, take care of their 
community, practice their traditional ways and speak the Twulshootseed language 
– just as their ancestors did. 

 
The City of Edgewood recognizes the value of coordinated, meaningful, 
intergovernmental planning with the Puyallup Tribe of Indians, particularly in regard to: 

• Housing; 
• Natural resources; 
• Cultural and archaeological preservation; 
• Climate and resiliency planning; and 
• Permit intake and review in for proposals within and directly impacting the 

Reservation. 
 

A CURRENT SNAPSHOT OF EDGEWOOD 
The City of Edgewood is located in northern Pierce County. It borders the cities of Sumner 
and Pacific to the east, the City of Puyallup and unincorporated Pierce County to the 
south, the cities of Milton and Fife to the west and unincorporated King County to the 
north. The city comprises a land area of approximately 5,382 acres, or approximately 8.41 
square miles. 

Following homestead settlement of the region in the late 19th century, the area was 
mostly converted to farmsteads, orchards, grazing lands, and woodlots. The first known 
homesteader in the area that became Edgewood was William Benston. The local post 
office was established in 1894. The Seattle-Tacoma Interurban Railway began service in 
1902, bringing significant growth and development to the area. 

The City incorporated on February 28, 1996, and has maintained its character as a 
primarily residential community with a pastoral quality. While there is strong potential and 
pressure for urban growth, the community has expressed a desire to retain a small-town 
character and feeling. 

The majority of residential units are single-family, but there are also recently constructed 
multi-family developments and duplexes located throughout the City.  Commercial, mixed-
use, and multi-family development is concentrated along Meridian Ave E, particularly near 
and in an area known as “Town Center,” where City Hall and the Civic Campus are 
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located. 

Outside of the Meridian Ave E corridor and Town Center, the City is home to many small, 
home-based businesses. Public land uses, such as parks, schools, civic buildings, and 
utility facilities, are distributed throughout the City. Places of worship and the Mountain 
View Community Center are also important to the character of the community. 

 

VISION AND PLANNING FRAMEWORK 
This section contains the City of Edgewood Comprehensive Plan Vision Statement and 
frameworks for planning for healthy communities, citizen participation and amending and 
implementing the Comprehensive Plan. 

EDGEWOOD VISION 
A vision statement is an aspirational description of the future that the City is trying to 
achieve through its plans and actions. For this Comprehensive Plan, the vision statement 
uses words to paint a picture of the City of Edgewood in 2044. 

Vision Statement 

In 2044, we have preserved our small-town character, welcoming and 
family-friendly neighborhoods and our trees and open spaces. Town 

Center is the city’s core and home to a vibrant local economy. Pedestrian 
and bike paths connect people and places throughout our community. 
We are fiscally sustainable, providing high-quality public services within 

our financial capacity. Similarly, we strive to be environmentally 
sustainable, living within the capacity of our natural systems. We are a 

community of active citizens who are engaged in the decisions that 
shape our future and make Edgewood a unique and special place. 
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COMMUNITY HEALTH 
Healthy communities are built on a foundation that considers the needs of the community 
with respect to environmental quality, economic vitality and social equity. As shown in 
Figure 2, healthy and sustainable communities are in balance with respect to people, 
prosperity and planet. Although health has not traditionally been a component of 
comprehensive planning processes, new state, regional and county policy guidance 
recognizes the link between health and the built environment. This guidance supports 
cities in assessing how they can improve the physical, social and mental wellbeing of 
community members. 

The City of Edgewood has considered health as an integral part of the plan update and 
policies that promote healthy living are included throughout the Plan. For example, the 
Land Use Element contains policies that promote healthy living by supporting land use 
patterns that provide opportunities for people in Edgewood to be physically active and to 
eat healthy food. 

 

Figure 2: Healthy Communities Diagram 

REGIONAL PLANNING AND VISION 2050 
The Edgewood Comprehensive Plan was developed to support and help implement the 
multicounty policy guidance of VISION 2050. The following briefly summarizes how the 
city’s Comprehensive Plan advances the overall direction established by VISION 2050. 

Edgewood’s Comprehensive Plan advances a sustainable approach to growth and future 
development. The plan considers sustainability holistically, with policies that support 
environmental, fiscal, and social sustainability. Collectively, these provisions ensure a 
healthy environment as a legacy for future generations. 
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The Comprehensive Plan has been updated based on residential and employment targets 
that recognize VISION 2050. Through the targeting process the plan has identified the 
number of housing units in the city for the year 2044 and establishes a realistic approach 
to providing affordable housing in our community. 

The Comprehensive Plan addresses each of the policy areas in VISION 2050.  

• Comprehensive plan policies address habitat protection, water conservation, air 
quality, and climate change.  

• Environmentally-friendly development techniques, such as low-impact 
development and stormwater management techniques are supported.  

• The plan calls for compact urban development focused in the Town Center and 
supports the City’s design guidelines for mixed-use development.  

• The housing element commits to expanding housing production at all income 
levels to meet the diverse needs of both current and future residents.  

• Economic development policies support a distinctive built and natural character 
and high quality of life as key economic development drivers.  

• Transportation policies advance cleaner and more energy efficient mobility, with 
strategies that advance alternatives to driving alone.  

• Transportation planning is coordinated with the state and neighboring 
jurisdictions, including level-of- service standards and concurrency provisions. 
Public service policies emphasize sustainability and conservation.  

• The Plan also addresses local implementation actions in VISION 2050. 

CITIZEN PARTICIPATION 
An active public participation program was an essential part of the 2024 Comprehensive 
Plan update. The public participation effort was intended to achieve specific desired 
outcomes, including: 

 Providing clear information to the public on the purpose of the update process 
and how it worked; 

 Public meetings and events designed to provide opportunities for all interested 
parties to be heard, and for people to listen and learn from one another; 

 Public participation events conducted in locations and at times where it will be 
convenient for citizens to contribute to the update process and provide 
opportunities for involvement from individuals who are unable to attend 
meetings; 
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 Broad participation of all interested groups and individuals regardless of point 
of view; 

 Consideration of all participant viewpoints, even if views are not reflected in the 
outcomes; and 

 A transparent process that clearly documents all public input and makes it 
available for public review. 

In order to achieve these goals, the City undertook a wide variety of activities. The City 
utilized a series of open houses and community surveys to both relay information on the 
update process and to receive meaningful public input. Main components of the 
communication program included: 

- Surveys: The City conducted three public surveys: community preference, land 
use & housing, transportation. 

- Public Workshops / Open Houses: The City hosted 6 total public workshops 
and open houses: kick-off open house, key policy workshop, land use & housing 
strategies workshop, transportation workshop, land use and housing review 
workshop, and the final wrap up open house. 

- Webpage: A specific website was set up for interested parties to receive 
updates, participate in surveys, submit comments, obtain notices and 
documents, and sign up for a mailing list. The City’s website hosted a page 
dedicated to the 2024 Comprehensive Plan periodic update, including a link to 
the dedicated website.  

- Public notices: Notices of workshops, public hearings, and other update events 
and milestones were placed on the website, posted at City Hall, and published 
in the Tacoma News Tribune (the local newspaper of record).  

- Comment forms: Comment forms were made available at public facilities, such 
as City Hall and the Milton/Edgewood library, and at events.  

- Written Comments: Written comments were taken in the form of letters or 
emails sent to the City regarding the plan.  

- Planning Commission meetings: Between mid-2023 and adoption of the 
Comprehensive Plan in 2024, the Planning Commission met approximately ## 
times to review information, discuss policy issues and make recommendations 
on policy direction. All meetings were open to the public and public comment 
was invited. Planning Commission meeting information was also posted on the 
City’s website. 
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FRAMEWORK FOR CITIZEN PARTICIPATION 
Going forward, active citizen participation remains a vital component of the City’s 
planning process. The framework for citizen participation is as follows: 

 

 

FRAMEWORK FOR IMPLEMENTING THE COMPREHENSIVE PLAN 
Consistent with GMA requirements, the Comprehensive Plan also includes discussion 
focused on actions necessary to implement the Plan. This includes: 

• Developing a work plan, including a proposed schedule and priorities. 
• Tracking and reporting on progress five years after the periodic update.  
• Maintaining the Comprehensive Plan to ensure that changing conditions, including 

changes in the community and changes to regional, state and federal policies and 
regulation, are reflected in the Plan. 

• Considering amendments to this plan no more than once a year (with certain 
exceptions such as initial adoption of a subarea plan, amendment of the capital 
facilities element that is part of the adoption or amendment of the City budget). 
Emergency amendments are permitted under certain circumstances. 

Encourage and facilitate user-friendly public participation in community decision-making.

Consider the interests of the entire community in making decisions.

Encourage and emphasize open communication between all parties when considering 
planning issues.

Incorporate a variety of public outreach approaches to oversee major amendments to the 
Comprehensive Plan.

Share information with the public about planning and development processes, how they 
interrelate and how to provide effective input.

Consider the interests of present and future residents over the length of the planning period when 
making decisions.
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• Ensuring that the Comprehensive Plan, development regulations, City and other 
agency functional plans and budgets are mutually consistent and reinforce each 
other. 

• Collaborating with partners to address regional policy issues, including city, 
county, state, federal and tribal governments; regional entities; the private sector; 
non-profit organizations; research institutions and community groups. 

• Establishing a process to verify that proposed regulatory or administrative actions 
do not result in an unconstitutional taking of private property. 
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Soils 

Geologically Hazardous Areas 

PAGE 19



PAGE 20



PAGE 21



Drainage Systems and Flood Hazards 
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Wetlands 
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Groundwater and Aquifer Recharge Areas 
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KEY BENEFITS OF MIDDLE HOUSING 

Since 2016, Edgewood has seen slow growth in middle housing types such as duplexes, 

triplexes, and quadplexes (see Figure H-12 above). Encouraging more middle housing 

can have benefits for communities such as:  

 Diverse Housing Options: Middle housing can offer smaller units and yards for 

those wanting less home maintenance responsibilities. Multiunit buildings can also 

serve multigenerational and caregiver housing needs.  

 Affordability by Design: Compared with new single-detached homes, middle 

housing commonly offers smaller units and spreads land costs over more units on the 

same lot, offering more attainable housing costs.  

 Smart Land Use and Sustainability:  Middle housing can be focused in areas near 

existing public facilities, support compact development in newly developing 

neighborhoods, and reduce the need to convert undeveloped land to housing. It can 

support walkable neighborhoods and allow more people to live near where they work. 

Middle housing with smaller units, attached units, or smaller yards also tends to use 

less energy and water than single-detached homes.  

 Equity and Homeownership: Middle housing can expand homeownership 

opportunities for people of various income levels since the entry -level purchase price 

tends to be lower, allowing more people to benefit from the stability, tax advantages, 

and economic mobility associated with homeownership. Integrating middle housing 

within high-opportunity neighborhoods can also expand access to quality schools, 

parks, and employment opportunities.  

 Aging in Place: Middle housing can offer downsizing options for older adults to 

continue living independently in their homes and communities as they age.  

PAGE 87



PAGE 88



 

 

PAGE 89



PAGE 90

https://www.piercecountywa.gov/DocumentCenter/View/23902/Appendix-A-CPPs?bidId=


 

PAGE 91



 

WA STATE HOUSING ALLOCATIONS 

In 2021, HB 1220 created a new way that communities in the state are required to plan for 

housing needs. This legislation requires that jurisdictions plan for sufficient land capacity for 

housing needs, including all economic segments of the population (moderate, low, very low 

and extremely low income, as well as emergency housing and permanent supportive 

housing). 

 Since 2000, the City of Edgewood has had an average annual growth rate in housing 

units of 96 new units per year. 

 Comparatively, the City will need to add an average of 120 new units per year to reach 

its allocation. 
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05 TRANSPORTATION 
INTRODUCTION 
The intent of the Transportation Element is to guide the development of a transportation system that 
improves safety and mobility and offers a range of transportation choices for all users. This 
Transportation Element identifies the pedestrian, bicycle, automobile, public transit and freight systems 
that are envisioned by the City. Transportation projects and programs are outlined that support the land 
use plan and meet City goals and policies. The Element also recognizes the regional nature of the 
transportation system and the need for continuing interagency coordination at the local, state, and 
federal level. 

GROWTH MANAGEMENT ACT AND VISION 2050 
Under the Growth Management Act (RCW 36.70A.070), the Transportation Element is required to assess 
the needs of a community and determine how to provide appropriate transportation facilities for 
current and future residents. The plan must contain: 

• An inventory of existing facilities; 

• An assessment of future facility needs to meet current and future demands; 

• A multi-year plan for financing proposed transportation improvements; 

• Forecasts of traffic for at least 10 years based on adopted land use plan; 

• Multimodal level of service (LOS) standards for arterials and public transportation, including 
actions to bring deficient facilities into compliance; 

• Transportation Demand Management (TDM) strategies;  

• Identification of intergovernmental coordination efforts; 

• A collaborative pedestrian bicycle component aimed at identifying planned enhancements of 
active modes of transportation; and 

• Implementing steps to upgrade local transportation facilities or services below the set service 
standard. 

The Puget Sound Regional Council (PSRC) adopted VISION 2050 as the central Puget Sound region’s long-
range strategy for growth management, the environment, economic development, and transportation. 
It represents the regional plan aimed at establishing a sustainable future across King, Kitsap, Pierce, and 
Snohomish Counties. The plan addresses economic, social, and environmental concerns, enhancing 
resilience against challenges like climate change and housing scarcity. VISION 2050 advocates for 
equitable, sustainable approaches to housing, mobility, and services. Realizing the plan's success relies 
on coordinated efforts among local governments and agencies. 

In 2023, the Washington State Legislature passed House Bill (HB) 1181 to integrate climate change into 
the Growth Management Act (GMA), establishing new transportation expectations and deadlines for 
larger jurisdictions, and addressing multimodal service, active transportation planning, state facility 
impacts, and costs. While further guidance might be necessary, jurisdictions should anticipate and 
incorporate changes into the 2024 update to the extent feasible. The bill promptly influenced 
transportation and climate goals, aligning with Puget Sound Regional Council’s (PSRC) VISION 2050. 
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CONTEXT 
Edgewood is primarily a residential community with ready access to employment and shopping 
opportunities within and outside the City limits. Edgewood’s existing street system was originally 
developed to serve the basic needs of a rural agricultural community. While most of the roads of 
Edgewood currently have adequate vehicle capacity, much of the current system lacks urban pedestrian 
and bicycle facilities and is not constructed to current roadway standards. The future multimodal 
transportation system will feature a balance of rural and urban transportation facilities to meet the 
needs of a growing community. 

 

BACKGROUND INFORMATION 

INVENTORY OF EXISTING TRANSPORTATION FACILITIES AND 
CONDITIONS 
A range of transportation facilities and services meet the local travel needs. These facilities and services 
provide for travel within the City and also connect Edgewood with the rest of the region. The City’s 
existing transportation system is comprised of a state highway, arterials, collectors and local roads, as 
well as facilities for pedestrians, bicycles and transit. The following summarizes key elements of the 
existing transportation system serving the City. This inventory provides input for identifying and 
prioritizing the City’s transportation improvement projects and programs. 

Street and Highway System 
The backbone of the City’s transportation system is the street and highway system. The street and 
highway system provides mobility and access for a range of travel modes and users. Roadways are 
classified according to their intended function and desired service. The City’s roadway functional 
classification is identified in the Transportation Systems Plan Section and is based on existing and future 
transportation needs. 

To provide background for identifying the transportation improvement projects and programs, a 
summary of existing conditions of the City roadway system is presented. This includes the number of 
lanes and existing traffic controls, traffic volumes and operations, transportation safety conditions and 
the freight system. Active transportation and transit facilities and services, which use the roadway 
system, are described in the subsections that follow. 

Street Network 

Figure 1 shows the existing state highway and road arterial system serving Edgewood. The City is served 
by several major, minor, and local streets. 
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Figure 1 - Existing Street Network and Functional Classification 
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The PSRC classifies Meridian Avenue E (SR 161) as a Highway of Regional Significance (HRS). Meridian 
Avenue E is a key vehicular, transit, and freight corridor, as well as the commercial backbone of the City 
supporting a significant through-traffic function. This roadway is generally 5 lanes wide north of 24th 
Street E and 3 lanes wide south of there. This roadway connects to I-5 and Federal Way to the north, 
and to SR 167 and SR 512 to the south in Puyallup.  

Jovita Boulevard E is a major east-west route in the northern part of the City. It provides access to SR 
167 and regional points east of the City. The roadway is 2 lanes wide with posted speeds of 35 mph. 
There is a roundabout at Emerald Street E near the western terminus of Jovita Boulevard E, which has 
moved major vehicle access to SR 161 to the north of the 8th Street E (Milton Way) intersection. 

Milton Way, Taylor Street (16th Street E) and 24th Street E are major east-west routes in the western 
half of the City (and extending outside the City) providing access to Fife, I-5 and other Pierce County 
points to the west. All are 2 or 3 lanes wide, with Milton Way having a posted speed of 35 mph and the 
others having posted speeds of 25 mph. 

Edgewood Drive E, 122nd Avenue E, 24th Street E, and 8th Street E are major routes in the eastern half 
of the City. Each is 2 lanes wide and is used more by local traffic to access residential areas within the 
City. Speed limits on 8th Street E and 122nd Avenue E are 35 mph, while the others are 25 mph.  

The remainder of the City network is intended for local neighborhood circulation and the streets provide 
access to adjacent properties. These local roadways are generally 2 lanes wide with posted speeds of 25 
mph. 

Existing Traffic Volumes 

Recent traffic counts were assembled from a variety of sources to determine current vehicle demands 
on City roadways. Daily vehicle volumes were assembled from WSDOT records for Meridian Avenue E 
(SR 161). Weekday PM peak hour volumes were also assembled for major intersections throughout the 
City. The weekday PM peak hour is typically the period when traffic volumes are the highest within the 
City. 

The average annual daily traffic (AADT) volumes along Meridian Avenue E ranged from approximately 
24,200 north of 8th Street E to 19,000 north of 36th Street E (WSDOT, 2022). Existing (2023) PM peak 
hour traffic volumes across City roadways are shown in Figure 2. 
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Figure 2 - Existing (2023) Weekday PM Peak Hour Traffic Volumes 
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Traffic Operations 

Traffic volumes were used to evaluate existing traffic operations in Edgewood through the evaluation of 
levels of service (LOS) as defined in the Travel Forecasts and Needs Evaluation section of this Element. 

Major intersections along the City’s two principal arterials, Meridian Avenue E and Jovita Boulevard E, 
were evaluated based on the latest level of service methodology defined in the Highway Capacity 
Manual (HCM), 6th Edition (Transportation Research Board). The City’s LOS standard is LOS E or better 
for the Meridian Avenue E, corridor consistent with the PSRC’s adopted standard for HRSs. For 
intersections off the state highway, LOS D or better is the standard. Figure 3 shows the level of service at 
each of the major intersections. 
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Figure 3 - Existing (2023) Weekday PM Peak Hour Intersection Level of Service 
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As shown in Figure 3, all signalized study intersections operate at LOS D or better. Due to higher volumes 
of traffic along Meridian Avenue E, several minor-street movements at unsignalized intersections will 
experience higher levels of delay, similar to what is shown at the Meridian Avenue E / 32nd Street E 
intersection (which is operating at LOS F with average delays of almost 90 seconds for the westbound 
approach). 

The City also monitors roadway segment LOS along its minor arterials and collector streets as shown in 
Table 1. The City’s LOS standard is LOS C or better for roadway segments, which is based on a volume-
to-capacity (V/C) ratio of 0.80 or less. 

Table 1 – Existing (2023) Weekday PM Peak Hour Roadway Segment Level of 
Service 

  SOUTHBOUND/ WESTBOUND1 NORTHBOUND/ EASTBOUND2 

SEGMENT V/C RATIO3 LOS4 V/C RATIO LOS 

114th Ave E, south of Jovita Blvd E 0.12 A 0.27 A 

8th St E, east of Meridian Ave E 0.22 A 0.34 B 

24th St E, west of Meridian Ave E 0.27 A 0.26 A 

24th St E, east of Meridian Ave E 0.18 A 0.15 A 

24th St E, west of 122nd Ave E 0.07 A 0.05 A 

122nd Ave E, north of 24th St E 0.10 A 0.22 A 

122nd Ave E, south of 24th St E 0.12 A 0.25 A 

32nd St E, west of Meridian Ave E 0.02 A 0.03 A 

36th St E, west of Chrisella Rd E 0.13 A 0.02 A 

48th St E, east of 122nd Ave E 0.15 A 0.12 A 

Chrisella Rd E, south of 48th St E 0.09 A 0.33 B 

Source: Transpo Group, 2023 Notes: 
1. Intersection control; TWSC is two-way, stop control 
2. Level of Service (A to F) 
3. Average delay per vehicle in seconds 
4. For TWSC, delay represents the worst performance among the traffic movements  
 

As shown in Table 1, roadway segment volumes are well under capacity, with most segments operating 
at LOS A and only a couple at LOS B. This indicates that transportation capacity issues are primarily 
associated with Meridian Avenue E and Jovita Boulevard E. 

Traffic Safety 

A traffic safety review was conducted within the City of Edgewood. WSDOT provided collision records 
for all roadways for a five-year period from 2018 to 2022. Collisions are categorized as either 
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intersection crashes, non-intersection crashes, pedestrian and bicycle crashes, or fatal and serious injury 
crashes. The map of the collision history of each category is shown in Figure 4. 

 

Figure 4 - Citywide Collision Data (2018 - 2022) 
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Based on the five years of data collected by WSDOT, 160 collisions occurred with a concentration at 
intersections with high traffic movements. A few instances of pedestrian and bicycle crashes with 
multiple injury and fatality collisions are recorded across the city. Meridian Avenue E has the highest 
frequency of collisions, particularly the northern segment extending from the city boundary south to 
16th Street E. Major intersections along Meridian Avenue E, including Emerald Street and 8th Street E, 
24th Street E, and 36th Street E, have high crash rates, often involving rear-end collisions.  

The intersection of 36th Street E is a five-leg signalized intersection with a stop sign at one approach 
that suggests that inconsistency of traffic controls might be the main contributor to these collisions. The 
City of Edgewood completed the Meridian Avenue E Corridor Study in July 2024, which outlines the 
ultimate vision for the intersection of 36th Street E and Meridian Avenue E as a roundabout. Outside of 
Meridian Avenue E, the Jovita Blvd / 114th Ave E intersection also has a relatively high number of 
collisions, primarily involving approach turn and angle collision types, often attributed to left-turn 
movements.  

There are three fatalities in the collision records. One of these occurred on Jovita Boulevard E and 
Meridian Avenue E, which involved a motorcycle traveling over the speed limit. The other two fatalities 
include one fixed object collision and another one involving a pedestrian where both driver and 
pedestrian distractions were identified as corresponding causes. Pedestrian and bicycle collisions were 
mostly scattered along Meridian Avenue E, characterized by low lighting, and wet driving conditions. 
These collisions were primarily attributed to driver distraction or unusual driving conditions. 

Based on the five-year data collected by WSDOT, the total number of crashes in the City of Edgewood 
has shown a downward trend from 2018 to 2022, as depicted by the trendline in Figure 5. Furthermore, 
there has been a decrease in fatal and serious injuries during this period. The decline in 2020 and 2021 
may be attributable to reduced traffic volumes resulting from the COVID-19 pandemic. 

 

Figure 5 – Citywide Annual Collision Trends in Edgewood 

Freight System 

The Washington State Freight and Goods Transportation System (FGTS) is used to classify state 
highways, county roads, and City streets according to the average annual gross truck tonnage they carry 
as directed by Revised Code of Washington (RCW) 47.05.021. The FGTS establishes funding eligibility for 
the Freight Mobility Strategic Investment Board (FMSIB) grants and supports designations of HSS 

5 1 1 3 2

132

111

96

99 107

0

20

40

60

80

100

120

140

2018 2019 2020 2021 2022

C
o

lli
si

o
n

s 
p

er
 Y

ea
r

Fatal and Serious Injury Crashes All Crashes

Page 16 of 76

PAGE 113



 
8-7-24 DRAFT 

 Draft   T-11 
05 TRANSPORTATION  August 2024 

(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. 
Within the City of Edgewood, there are no T-1 or T-2 classifications (W Valley Highway E is classified at T-
2 but is just outside the City’s jurisdiction).  

Meridian Avenue E is classified as T-3 through the City. Milton Way, within the City of Milton, is 
classified as a T-4 corridor, between 23rd Avenue and Meridian Avenue E. Part of Valley Avenue E is also 
classified as T-1. Milwaukee Avenue, just south of Edgewood city limits is also classified as a T-4 route. 
The map of truck routes within and adjacent to the City limits is shown in Figure 6. 
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Figure 6 - Freight and Goods Transportation System (FGTS) - Freight Map 
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Active Transportation System 
Pedestrian and bicycle facilities play a vital role in the City’s transportation environment. The active 
transportation system is comprised of facilities that promote mobility without motorized vehicles use. A 
well-established system encourages healthy recreational activities, reduces travel demand on City 
roadways, and enhances safety within a livable community. Pedestrian and bicycle facilities also provide 
access to/from transit stops. Good transit access can additionally increase the use of non-automobile 
travel modes. 

The City of Edgewood has developed a Parks, Recreation, Open Space, and Trails (PROST) Plan. This 
Transportation Element highlights the mobility and travel aspects noted in the PROST Plan, including 
existing conditions as well as planned improvements. 

The Interurban Trail is in the northeastern part of the City, running roughly parallel to Jovita Boulevard E 
following Jovita Creek. The City has established a trailhead park near 114th Avenue E. The City’s section 
of the Interurban Trail does not currently connect to other portions of the Interurban Trail but there are 
regional plans for future connections. In addition, the Edgewood Community Park is located at the 
northeast corner of 36th Street E and Meridian Avenue E which officially opened in March 2022 and 
includes 0.7 miles of paved and gravel surface trails. 

There is an existing Urban Bike and Pedestrian Route along Meridian Avenue E between the north City 
limits and 24th Street E. Active transportation facilities were recently improved as part of the Meridian 
Avenue E widening project. Future plans include extending active transportation facilities south to 36th 
Street E. Signalized intersections and one mid-block crossing near 18th Street Court E provide safe, 
active transportation connections across this heavily traveled corridor. 

There are existing Rural Bike and Pedestrian Routes in short sections in the eastern areas of the City, 
with plans to expand to most arterials and collector streets. The identified routes are envisioned to 
include wider shoulders for bicyclists and an adjoining paved pathway along one side to provide safe 
travel for all road users. Figure 7 is a map of the existing facilities is shown in. 
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Figure 7 – Existing Pedestrian and Bicycle Facilities  
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Transit System 

Pierce Transit provides transit services to Edgewood via two routes. The transit routes generally run 
every 60 minutes during weekdays, though with limited operating hours. Figure 8 is a map of the routes. 

• Route 402 operates along Meridian Avenue E (Federal Way to Puyallup) which runs every 30 
minutes during weekdays and every 60 minutes with limited operating hours during weekends. 

• Route 501 operates along Milton Way and north up Meridian Avenue E (Tacoma to Federal 
Way).  

• Edgewood residents can also access regional bus and commuter rail services (operated by Sound 
Transit) through local bus connections or park-and-ride facilities developed by Sound Transit in 
Sumner, Puyallup, Auburn, Tacoma, and Federal Way. 
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Figure 8  - Transit Routes within the City of Edgewood 
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TRAVEL FORECASTS AND NEEDS EVALUATION 
In addition to addressing existing transportation system issues, the City must develop its transportation 
system to accommodate forecast growth. The GMA requires that the transportation planning horizon be 
at least ten years in the future. The City has adopted 2044 as the forecast year for this Comprehensive 
Plan. 

A travel demand model provides a tool for forecasting long-range traffic volumes based on the projected 
growth in housing and employment identified in the Land Use Element. The City’s travel demand model 
was updated to support the evaluation of future transportation system needs. The model is also useful 
in evaluating transportation system alternatives. However, it must be noted that the specific land use 
forecasts included in the model are intended for planning purposes only and in no way are intended to 
restrict or require specific land use actions. The land use forecasts are consistent and supportive of the 
City’s growth targets. 

Land Use Forecasts 
Travel forecasts are largely derived based on changes in residential dwelling units and employment 
within the City and surrounding communities. Travel forecasts must incorporate growth in travel 
demand entering and exiting the greater Edgewood area, which reflect changes in regional growth 
forecasts. The regional changes in travel demand are based on data from the PSRC model, with 
refinements to align with future land use projections in the City of Edgewood and City of Milton. 

Dwelling Unit Growth 

Within the City of Edgewood, the number of residential dwelling units was forecast to grow from 4,670 
units (year 2020 data) to 7,041 units by 2044. This represents an annual growth rate of 2.1 percent.  

Approximately 15 percent of the dwelling unit growth is expected to be located near the Meridian 
Avenue E corridor. These dwelling units will mostly be higher density residential units, rather than 
traditional single-family homes. Approximately 30 percent of the growth will be in the western areas of 
the City and 55 percent in the east. These dwelling units will be comprised mostly of traditional single-
family housing, with some moderate density housing in select locations throughout the City. 

Employment Growth 

Within the City of Edgewood, the number of employees was forecast to grow from 2,243 (year 2020 
data) to 4,207 employees by 2044. This represents an annual growth rate of 3.2 percent.  

Approximately 35 percent of the employment growth is expected to be located near the Meridian 
Avenue E corridor. The employment is expected to comprise of service, retail and small office type of 
uses. Approximately 55 percent of the growth will be in the southwestern areas of the City near the 
Union Pacific railroad corridor and reflect manufacturing and industrial/warehousing land uses. The 
remaining 10 percent will be in the eastern areas of the City. 

Planned Improvements 
Adapted from the existing street network, the future street network includes various planned 
transportation improvements. For traffic analysis purposes, only projects associated with vehicle 
operations and roadway capacity have been analyzed in the City’s travel demand model. 

The future 2044 Baseline scenario includes only the projects that have been recently completed or will 
be completed in the near future. This scenario provides a baseline for identifying future traffic 
operational deficiencies, which are used to establish a framework for developing the Transportation 
Systems Plan. The 2044 Baseline scenario includes the following planned improvements (or 
improvements occurring after the 2024 model development). 
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• Edgewood Drive E safety improvement project between 48th Street E and south of 56th Street 
E. Improvements associated with this project include roadway widening, curb, gutter, 
stormwater system and pedestrian walkway. This project would not add additional travel lanes 
to this roadway. 

The future 2044 Plan scenario includes improvement projects expected to be completed as part of the 
City’s transportation element. The 2044 Plan scenario includes the following long-term improvement 
projects: 

• All the 2044 Baseline Improvements; 

• New roundabout at Meridian Avenue E / 20th Street E 

• Supporting collector street system along the Meridian Avenue E corridor; 
 
As part of the forecasting process, it was assumed that the SR 167 freeway would be extended to I-5 
from its current terminus at SR 161. Funding has been secured for this project and construction of the 
initial project phases has been completed or is in progress. Completion of the full project is expected in 
2029. The project is expected to shift travel patterns in the region, resulting in less regional cut-through 
traffic along SR 161 through Edgewood. These changes in travel patterns are accounted for in the 
volume forecasting and future analysis conducted for the Transportation Element.  

Level of Service Standards 
Level of service (LOS) standards establish the basis for the concurrency (the measurement of the 
transportation network’s adequacy to support planned growth) requirements in the GMA, while also 
being used to evaluate impacts as part of the State Environmental Protection Act (SEPA). Agencies are 
required to “adopt and enforce ordinances which prohibit development approval if the development 
causes the level of service on a transportation facility to decline below the standards adopted in the 
transportation element of the comprehensive plan, unless transportation improvements or strategies to 
accommodate the impacts of development are made concurrent with development” (RCW 
36.70A.070(6)(b)). Therefore, setting the LOS standard is an essential component of regulating 
development and identifying planned improvements for inclusion in the Transportation Element. 

In May 2023, the Washington State Legislature passed House Bill 1181 enacting revisions to the Revised 
Code of Washington (RCW) §36.70A.070 governing the Comprehensive Plan update process under the 
GMA. As a result of these changes, cities and local agencies are required to adopt LOS standards for all 
travel modes when evaluating locally owned roadways and transit routes. These multimodal LOS 
standards are to be used identify deficiencies within the vehicular, pedestrian, bicycle and transit 
networks and necessary transportation improvements. In compliance with the updated RCW 
§36.70A.070, the City developed and implemented LOS standards to evaluate the City’s transportation 
networks as part of the Transportation Element. 

Vehicular Level of Service Definitions 

Level of service is both a qualitative and quantitative measure of roadway and intersection operations. 
Level of service uses an “A” to “F” scale to define the operation of roadways and intersections as 
follows: 

• LOS A: Primarily free flow traffic operations at average travel speeds. Vehicles are completely 
unimpeded in their ability to maneuver within the traffic stream. Control delays at signalized 
intersections are minimal. 
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• LOS B: Reasonably unimpeded traffic flow operations at average travel speeds. The ability to 
maneuver within the traffic stream is only slightly restricted and control delays at signalized 
intersections are not significant. 

• LOS C: Stable traffic flow operations. However, the ability to maneuver and change lanes may be 
more restricted than in LOS B, and longer queues, adverse signal coordination or both may 
contribute to lower-than-average travel speeds. 

• LOS D: Small increases in traffic flow may cause substantial increases in approach delays and, 
hence, decreases in speed. This may be due to adverse signal progression, poor signal timing, 
high volumes or some combination of these factors. 

• LOS E: Significant delays in traffic flow operations and lower operating speeds. Conditions are 
caused by some combination of adverse progression, high signal density, high volumes, 
extensive delays at critical intersections and poor signal timing. 

• LOS F: Traffic flow operations at extremely low speeds. Intersection congestion is likely at critical 
signalized intersections, with high delays, high volumes and extensive vehicle queuing. 

State Highway Level of Service Standards 

SR 161 is classified as a Tier 1 Highway of Regional Significance (HRS). The LOS standard for regionally 
significant state highways in the central Puget Sound region is set by the PSRC in consultation with 
WSDOT and the region’s cities and counties. The LOS standard for Tier 1 highways is “LOS E-Mitigated” 
meaning that mitigation must be provided if the level of service falls below LOS E. The PSRC notes that it 
will measure the level of service for regionally significant state highways on a one-hour PM peak period 
basis. Furthermore, the PSRC indicates that it is up to local agencies to decide whether to apply 
concurrency to HRSs. 

WSDOT applies these standards to highway segments, intersections and freeway interchange ramp 
intersections. When a proposed development affects a segment or intersection where the level of 
service is already below the region’s adopted standard, then the pre-development level of service is 
used as the standard. When a development has degraded the level of service on a state highway, 
WSDOT works with the local jurisdiction through the SEPA process to identify reasonable and 
proportional mitigation required to offset the impacts. Mitigation could include access constraints, 
constructing improvements, right-of-way dedication or contribution of funding to needed 
improvements. 

City of Edgewood Level of Service Standards 

The City has adopted LOS standards for transportation facilities under its jurisdiction as required under 
the GMA. The City has established both an intersection methodology and roadway methodology for 
monitoring performance according to the established levels of service measures. 

Intersection 

The City has established an LOS E or better standard for intersections along Meridian Avenue E (SR 161) 
and LOS D or better for all other intersections in the City. Setting different LOS standards for specific 
areas is a common practice to account for the function and use of the roadways. The City applies the 
intersection LOS standards to the weekday PM peak hour and to other time periods as appropriate 
based on the type and location of development.  

Intersection control types (e.g., traffic signals, roundabouts and stop signs) have different level of service 
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measures. For two-way and one-way stop-controlled intersections, the LOS is defined by the amount of 
time vehicles are waiting at the stop sign. Although a substantial volume of traffic can proceed through 
the intersection without any delays, a small volume at the stop sign can incur delays that would exceed 
LOS D. To avoid mitigation that would only serve a small volume of traffic, the City may allow two-way 
and one-way stop-controlled intersections to operate worse than the LOS standards. However, the City 
requires that these instances be thoroughly analyzed from an operational and safety perspective. 

As appropriate, mitigation will be identified and required to address potential impacts to safety or 
operations. Potential installation of traffic signals or other traffic control devices at these locations shall 
be based on the Manual on Uniform Traffic Control Devices (MUTCD), the Transportation Element, and 
sound engineering practices. This allowance within the LOS standards is needed because the installation 
of a traffic signal or other traffic control device may not be warranted per the MUTCD, or it may not be 
desirable based on the proximity of other current or planned traffic controls as identified in the 
Transportation Element. 

Roadway 

In addition to intersection LOS, the City has also established a roadway segment standard. For all minor 
arterials and collector streets within the City a standard of LOS C or better is established based on a 
volume-to-capacity (V/C) ratio of 0.80 or less. The V/C ratio ranges are shown in Table 2 and have been 
developed for determining roadway segment level of service based on the highest one-way directional 
volumes during the weekday PM peak hour. Roadway capacities are calculated based on the HCM 
methodology. 

  

Table 2 –Level of Service Criteria for Roadway Segments 

LOS   V/C RATIO 

A Less than or equal to 0.3 

B Less than or equal to 0.5 

C Less than or equal to 0.80 

D Less than or equal to 0.90 

E Less than or equal to 1.0 

F Greater than 1.0 

 

Pedestrian LOS  
Pedestrian Level of Service Definitions 

Pedestrian LOS standards are established in alignment with the types of pedestrian facilities designated 
within the City. Figure 14 depicts the planned pedestrian network. As shown in this figure, the planned 
pedestrian network is comprised of both on-street and off-street sidewalk and trail facilities. The 
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planned pedestrian network identifies four roadway/facility types: (1) roadways with sidewalk facilities 
along both sides of the roadway, (2) roadways with an asphalt path or sidewalk along one side of the 
roadway, (3) multi-use paths, and (4) off-street trails. Each of these roadway/facility types for the 
planned pedestrian network is defined further in the Transportation Systems Plan section of the 
Transportation Element.  

Table 3 provides the pedestrian LOS standards. These standards emphasize system completion of 
sidewalks, pathways, or multi-use trails on arterial and collector roadways, or along off-street corridors. 
The LOS designations are shown in green, orange, and red to correspond with good, acceptable, and 
poor LOS, respectively. While the planned pedestrian network identifies the appropriate pedestrian 
facilities for roadways of all functional classifications, the pedestrian LOS standards only apply to arterial 
and collector roadways. Additionally, LOS standards are not applied to the planned off-street trail 
facilities. 

Generally, a green/good LOS indicates that a roadway provides the corresponding pedestrian facilities 
identified in the planned pedestrian network, while an orange/acceptable LOS indicates that a 
pedestrian facility is provided but does not align with the identified pedestrian facility in the planned 
pedestrian network. A red/poor LOS generally indicates no designated facilities are provided for 
pedestrians and is considered unacceptable.  

Table 3 –Level of Service Criteria for Pedestrian Network 

LOS Rating Standard 

 
Good 

Pedestrian facilities built as 
identified in planned network 

 

Acceptable 
Pedestrian facilities exist, but 
not as identified in planned 
network 

 
Poor 

No pedestrian facilities 
present 

  

Pedestrian Level of Service Standards 

The City LOS standards for its pedestrian network based on the methodology presented in Table 3. 
Figure 9 provides the existing pedestrian LOS for roadways within the pedestrian network. The long-
term vision for the City would be to have all arterial and collector roadways within the planned 
pedestrian network achieve a green or good LOS; however, in the near-term, the objective will be to 
achieve, at minimum, an orange or acceptable LOS along all roadways. As the City grows and develops, 
the City plans to update the pedestrian LOS standard to require a green/good LOS along all roadways to 
accommodate increased pedestrian demand associated with growth and development. The City applies 
these standards to prioritize investments in the pedestrian network and identify where significant gaps 
in the system need to be addressed to serve the City’s land use plan. The long-term project list identified 
in the Transportation Element would implement the orange LOS, at minimum, along all roadways in the 
pedestrian network.  
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Figure 9  - Pedestrian Level of Service 
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Bicycle LOS 
Bicycle Level of Service Definitions 

Similar to the pedestrian LOS standards, bicycle LOS standards were also developed in alignment with 
the types of facilities designated for the City’s roadways. Figure 15 depicts the planned bicycle network.  
The planned bicycle network is comprised of both on-street and off-street bicycle facilities. The planned 
bicycle network identifies three roadway/facility types: (1) roadways with dedicated bike lanes, (2) 
shared roads, and (3) multi-use paths/off-street trails. Each of the roadway/facility types for the planned 
bicycle network is defined further in the Transportation Systems Plan section of the Transportation 
Element.  

The bicycle LOS standards are presented in Table 4. These standards emphasize the expansion and 
completion of dedicated and shared use bicycle facilities on arterial and collector roadways, as well as 
off-street corridors. The LOS designations are shown in green, orange, and red and correspond with 
good, acceptable, and poor LOS, respectively. While the planned bicycle network identifies the 
appropriate bicycle facilities for roadways of all functional classifications, the bicycle LOS standards only 
apply to arterial and collector roadways.  

Generally, a green/good LOS indicates a roadway that provides the corresponding bicycle facilities (with 
appropriate striping/signage) identified in the planned bicycle network, while an orange/acceptable LOS 
indicates that a bicycle facility is provided but does not align with the identified bicycle facility in the 
planned bicycle network or that inadequate striping/signage is provided to demarcate the facility. A 
red/poor LOS generally indicates no designated facilities are provided for bicycles and is considered 
unacceptable.  

Table 4 –Level of Service Criteria for Bicycle Network 

LOS Rating Standard 

 
Good 

Bicycle facilities built as 
identified in planned network 

 
Acceptable 

Bike facilities exist, but not as 
identified in planned network 

 
Poor No bicycle facilities present 

  

Bicycle Level of Service Standards 

The City has established LOS standards for its bicycle network based on the criteria presented in Table 4. 
The existing bicycle LOS for roadways within the bicycle network is shown in Figure 10. The long-term 
vision for the City would be to have all arterial and collector roadways within the planned bicycle 
network achieve a green or good LOS; however, in the near-term, the objective would be to achieve, at 
minimum, an orange or acceptable LOS along all roadways. As the City grows and develops, the City 
plans to update the bicycle LOS standard to require a green/good LOS along all roadways to 
accommodate increased bicycle demand associated with land use growth. The City utilizes these 
standards to prioritize investments in the bicycle network and identify where significant gaps in the 
system need to be addressed to serve the City’s land use plan. The long-term project list identified in the 
Transportation Element would implement the orange LOS, at minimum, along all roadways in the bicycle 
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network.  

 

Figure 10  - Bicycle Level of Service 
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Transit LOS 
Transit Level of Service Definitions 

While transit service is not under the City’s control, it is a key component of the overall transportation 
system. As required by GMA, the City has adopted transit level of service standards defining the type of 
local amenities that the City can help provide to allow for safe and convenient access to transit stops, 
and comfortable facilities when transit riders reach a transit stop. 

The future transit network assumes eventual implementation of Pierce Transit’s Destination 2040 Long 
Range Plan that envisions increased service frequency and coverage throughout the County. In 
Edgewood, only local transit service (15-60 min service, fixed route) currently exists or is planned to be 
provided within Edgewood at some point in the future (there are no express or other types of service 
beyond local service).  

The transit LOS standards shown in Table 5 emphasize improved access to transit stops, along with 
improved amenities. The LOS designations are shown in green, orange, and red and correspond to good, 
acceptable, and poor LOS, respectively. A green/good LOS indicates a transit stop that has high quality 
amenities, and sidewalks and crosswalks serving it. An orange/acceptable LOS indicates a transit stop is 
lacking some critical amenities or is missing sidewalk/crosswalk connection. Transit riders accessing 
transit stops with an orange LOS may be required to travel out of direction to utilize a crosswalk or walk 
for a short distance along a shoulder or gravel pathway. A red LOS indicates no designated facilities are 
provided at or around the transit stops and is considered unacceptable. 

Table 5 –Level of Service Criteria for Transit Network 

LOS Rating Standard 

 
Good 

High quality stop amenities & 
sidewalks and marked 
crossings serving stops 

 
Acceptable 

Missing stop amenities or 
sidewalks / crossing 

 
Poor 

Missing stop amenities and 
sidewalk / crossings 

Note: Bus stop amenities considered as part of the LOS evaluation include weather 
shelters, benches, and schedule information. 

 

Transit LOS Standards 

The City has established LOS standards for transit based on the expected type of service being planned 
for in the Destination 2040 Long Range Plan. The existing transit LOS for transit stops in the City is shown 
in Figure 11. While the long-term vision for the City would be to achieve a green/good LOS for all transit 
stops, an orange/acceptable LOS is the standard for the existing and planned local service routes which 
serve the City in the near-term. The long-term project list identified in the Transportation Element 
would implement the orange LOS along existing and planned local routes.  

It should be noted that bus rapid transit (BRT) service is being considered for the Meridian Avenue E 
corridor through Edgewood. Currently, BRT service is planned along Meridian Avenue between 
Downtown Puyallup and South Hill as part of the Destination 2040 Long Range Plan; however, extension 
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of this service through Edgewood to the Federal Way is being considered following the completion of 
the Sound Transit Line 2 Extension project. Implementation of BRT service along Meridian Avenue E 
would reduce transit headways to 15 minutes. Should these improvements be enacted, the City would 
elevate the transit LOS standard for stops along Meridian Avenue E to achieve a green/good LOS. 

  

Figure 11  - Transit Level of Service 
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Funding for Improvements to Meet LOS Standards 
If expected funding for improvements to meet future transportation needs is found to be inadequate 
and the City will not be able to meet the adopted vehicular, pedestrian, bicycle, or transit LOS standards, 
then the City may pursue one or more of the following options: 

• Lower the LOS standard for the system or for portions of the system that cannot be improved 
without a significant expenditure; 

• Revise the City’s current land use element to reduce density or intensity of development so that 
the LOS standard can be met; and/or, 

• Phase or restrict development to allow more time for the necessary transportation 
improvements to be completed. 

Funding of the transportation improvements required to meet the City’s LOS standards is discussed in 
the Plan Implementation section.  

2044 Baseline and Plan Evaluation 
The travel forecasting model was used to convert the existing (2023) and forecast (2044) land use data 
into vehicle travel demand growth on City roadways. This growth, combined with 2023 traffic counts, 
was used to forecast 2044 traffic volumes and travel patterns.  

The results of the 2044 Baseline scenario operations analyses have been summarized in Figure 12. Both 
the future intersection and roadway segment LOS results are compared with the existing conditions 
results to understand potential deficiencies in the transportation system, and whether the identified 
long-term transportation improvements address the baseline deficiencies. 
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Figure 12  - Forecast 2044 Intersection Level of Service 

 

 

Note: The LOS values shown reflect 
intersection operations prior to the 
implementation of the long-term projects 
presented in the Transportation Element. 
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Table 6 – Future (2044) Weekday PM Peak Hour Roadway Segment Level of 
Service 

  SOUTHBOUND/WESTBOUND1 NORTHBOUND/EASTBOUND2 

  2024 2044 Forecast 2024 2044 Forecast 

SEGMENT V/C3 LOS4 V/C LOS V/C LOS V/C LOS 

114th Ave E, south of 
Jovita Blvd E 

0.27 A 0.36 B 0.12 A 0.21 A 

8th St E, east of Meridian 
Ave E 

0.34 B 0.41 B 0.22 A 0.33 B 

24th St E, west of 
Meridian Ave E 

0.26 A 0.41 B 0.27 A 0.57 C 

24th St E, east of 
Meridian Ave E 

0.15 A 0.20 A 0.18 A 0.38 B 

24th St E, west of 122nd 
Ave E 

0.05 A 0.08 A 0.07 A 0.14 A 

122nd Ave E, north of 
24th St E 

0.22 A 0.33 B 0.10 A 0.13 A 

122nd Ave E, south of 
24th St E 

0.25 A 0.42 B 0.12 A 0.17 A 

32nd St E, west of 
Meridian Ave E 

0.03 A 0.04 A 0.02 A 0.03 A 

36th St E, west of 
Chrisella Rd E 

0.02 A 0.02 A 0.13 A 0.15 A 

48th St E, east of 122nd 
Ave E5 

0.12 A 0.22 A 0.15 A 0.13 A 

Chrisella Rd E, south of 
48th St E 

0.35 B 0.40 B 0.10 A 0.15 A 

Source: Transpo Group, 2024  
Notes: 
1. Direction of travel; southbound traffic volumes or westbound traffic volumes 
2. Direction of travel; northbound traffic volumes or eastbound traffic volumes 
3. Volume-to-Capacity ratio 
4. Level of Service (A to F), based on volume-to-capacity ratio. V/C less than 0.3 is A, less than 0.5 is B, less than 0.8 
is C, less than 0.9 is D, less than 1.0 is E and greater than 1.0 is F. 
5. Eastbound PM peak hour roadway volumes are expected to decrease along 48th Street E due to completion of 
the SR 167 Extension Project which is expected to reduce existing cut-through trips through Edgewood residential 

Page 35 of 76

PAGE 132



 
8-7-24 DRAFT 

 Draft   T-30 
05 TRANSPORTATION  August 2024 

neighborhoods. 
 

As shown in 2044 Baseline conditions in Figure 12, the major intersections along Meridian Avenue E 
continue to see added delay as traffic volumes grow. Each of the signalized intersections are forecast to 
operate at LOS D or better, which meets the regional LOS E or better standard for the corridor. 
However, the following two-way stop-controlled intersection along Meridian Avenue E would continue 
to operate at LOS F without any additional improvements: 

• Meridian Avenue E / Jovita Boulevard E 

• Meridian Avenue E / 13th Street Ct E 

• Meridian Avenue E / 20th Street E 

• Meridian Avenue E / 29th Street E 

• Meridian Avenue E / 32nd Street E 

The City of Edgewood LOS standards allow for side street delays to exceed LOS standard on minor street 
roadways, to ensure that signals or roundabouts are not installed only to serve a small number of minor 
street vehicles. The expansion of the parallel roadway network will continue to provide additional access 
locations to Meridian Avenue E if side street delays become sufficiently large. The Transportation 
Improvement Project section identifies projects to address some LOS deficiencies at intersections but 
does not suggest adding new intersection control to each intersection listed above.  

Roadway segment level of service was also evaluated for the City’s minor arterials and collector streets 
and is summarized in Table 6. All roadway segments will continue to operate at LOS C or better for the 
Baseline 2044 scenario and therefore meet the City’s LOS C or better standard for roadway segments. 

TRANSPORTATION SYSTEMS PLAN 
The transportation system improvement recommendations provide a long-range strategy for the City of 
Edgewood to address current and forecast transportation issues and needs. Transportation system 
improvements are required to safely and more efficiently accommodate the projected growth in 
population and employment within the City. The recommended improvements are based upon analyses 
of the existing transportation system, forecasts of future travel demand, anticipated availability of 
funding resources and the desire of the community to create an efficient multimodal transportation 
system that puts a priority on community livability. 

Street and Highway System 
Streets and state highways are the core of the transportation system serving the City of Edgewood and 
surrounding communities. These facilities provide for the overall movement of people and goods 
through a wide range of travel modes. Streets and highways serve automobile trips, trucks, transit, 
vanpools, carpools and bicycle/ pedestrian travel. Therefore, the streets and highways establish the 
framework for the overall transportation system of the City. 

Roadway Functional Classification 

A roadway functional classification system allows the City to group highways, roads and streets that 
comprise the transportation system into a hierarchy. The functional classification of a roadway is 
typically based on the types of trips that occur on it, the basic purpose for which it was designed and the 
amount of traffic it carries. Higher classifications (e.g., freeways, principal arterials) provide a high 
degree of mobility with higher traffic volumes, generally at higher speeds, and should have limited 
access to adjacent land uses. Lower classifications (e.g., local access streets) provide greater access to 
adjacent land and are not intended to serve through traffic, carrying lower volumes at lower speeds. 
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Collectors balance the function between mobility and access. 

Based on state law, cities are required to adopt a roadway functional classification system that is 
consistent with state and federal guidelines. In Washington, these requirements are codified in RCW 
35.78.010 and RCW 47.26.090. Each local jurisdiction is responsible for defining its transportation 
system into at a minimum, three functional classifications: principal arterial, minor arterial and collector. 
All other roadways are assumed to be local streets. Edgewood’s roadway functional classification system 
has four categories, as presented in Table 7. Figure 13 shows the functional classification for streets 
within the City. 

Table 7 – Roadway Functional Classification Descriptions 

CLASSIFICATION DESCRIPTION 

Principal Arterial 

Principal arterials are roadways that connect major community 
centers and facilities and are often constructed with limited direct 
access to abutting land uses. Principal arterials carry the highest 
traffic volumes and provide the greatest mobility in the roadway 
network by limiting access, providing traffic control devices and 
posting higher speed limits. Transit routes are generally located on 
principal arterials, as are transfer centers and park-and- ride lots. 
Principal arterials may service any level of traffic volume, up to full 
utilization of the road capacity. 

Minor Arterial 

Minor arterials are roadways that connect with and augment 
principal arterials. Minor arterials provide densely populated areas 
easy access to principal arterials and provide a greater level of 
access to abutting properties. Minor arterials connect with other 
arterial and collector roads extending into the urban area, and 
serve less concentrated traffic-generating areas, such as 
neighborhood shopping centers and schools. Minor arterials serve 
as boundaries to neighborhoods and collect traffic from collector 
streets. Minor arterials also carry transit traffic.  

Collectors 

Collectors are roadways providing easy movement within 
neighborhoods, and they connect two or more neighborhoods or 
commercial areas while also providing a high degree of property 
access within a localized area. These roadways “collect” traffic 
from local neighborhoods and distribute it to higher classification 
roadways. Additionally, collectors provide direct services to 
residential areas, local parks, churches and areas with similar land 
uses. Collectors provide the link between local access streets and 
larger arterials. 

Local Streets 

Local access streets are intended for use within commercial, single-
family and multi-family subdivisions to provide direct access to 
abutting lots and to collect traffic from cul-de-sacs. Restrictions 
may be placed on entry and exit locations for traffic safety relative 
to intersections. Traffic volumes are typically very low for 
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CLASSIFICATION DESCRIPTION 

compatibility with abutting land uses, to accommodate turning 
movements and significant amounts of pedestrian activity, while 
providing minimal disturbance to the tranquility of the residential 
environment. Local streets are not designed to accommodate 
transit service. All roadways that have not been designated as an 
arterial or collector roadway are considered to be local access 
streets. Local access streets comprise the largest portion of 
roadway miles in Edgewood. 
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Figure 13  - Functional Classification System  
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The adopted Preferred Alternative Road Network Plan for the Meridian Avenue E/SR 161 Corridor 
(parallel road plan) further defines future roadway functional classifications within the designated 
Meridian Avenue E Corridor/Town Center area. The collector street classifications are defined in Table 7 
and included as future roadways on the functional classification map (Figure 13). 

Maintaining a network of connected streets helps to facilitate the efficient and safe movement of 
people and goods between activity areas, neighborhoods, and employment centers. The functional 
classification system supports the addition of new collector arterials to improve access for emergency 
vehicles, allow alternate routes in case of blockage or congestion, improve travel time, and reduce travel 
distances for all transportation modes. 

Roadways Standards 

The City has sought to standardize road design elements for consistency and to assure that motoring, 
bicycling and pedestrian public safety needs are met. Considerations include safety, convenience, 
aesthetics, proper drainage and economical maintenance. These standards include items such as right-
of-way needs, pavement width, type and width of pedestrian and bicycle facilities, and roadway and 
intersection radii. 

The intent of these standards is to support the City’s goals in providing adequate facilities to meet the 
mobility and safety needs of the community, as well as complying with storm water management, 
sensitive areas and other regulations. The standards will assist design professionals and developers in 
planning for new and reconstructed roadways and right-of-way facilities, both public and private, within 
the City. At this time, the City has adopted Pierce County’s roadway design standards on an interim 
basis, with the goal of developing stand-alone roadway standards for the City in the near future, as 
identified as part of the Transportation Element. 

Pedestrian System Plan 
Expansion of the network of pedestrian facilities plays a vital role in the City’s transportation environment. 
The City’s pedestrian system is comprised of facilities that support mobility through walking or the use of 
scooters or other mobility devices. A well-established system encourages healthy transportation modes, 
reduces vehicle demand on City roadways, and enhances safety within the community. In 2024, the City 
completed an Americans with Disabilities Act (ADA) self-evaluation and Transition Plan which evaluated 
the City’s pedestrian network to identify gaps/barriers and recommend a list of improvements to ensure 
the ongoing commitment to providing equal access for all roadway users, especially those with mobility 
limitations.  

As part of its long-term vision, the City desires to have pedestrian facilities which connect to all parts of 
Edgewood. The City’s Traffic Safety Program conducts an annual review of the transportation network to 
identify necessary improvements to the network, which can include sidewalks, crosswalks, and improved 
pedestrian signage.  Segments of arterials and collectors that do not have sidewalks or adequate walkways 
along the roadway are improved as part of the identified improvement projects.  

The Planned Pedestrian Network, shown in Figure 14, identifies the future vision of a comprehensive 
network of pedestrian facilities. The City envisions an interconnected system of on-road and off-road 
facilities that include sidewalks, shared-use pathways, trails, and key connections.  

The planned pedestrian network identifies four roadway/facility types: (1) roadways with sidewalk 
facilities along both sides of the roadway, (2) roadways with an asphalt path or sidewalk along one side of 
the roadway, (3) multi-use paths, and (4) off-street trails. These roadway/facility designations are defined 
in Table 8: 
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Table 8 – Pedestrian Network Facility Descriptions 

Facility/Roadway DESCRIPTION 

Roadways with Sidewalks on 
Both Sides 

These roadways are designated to have minimum 5-foot sidewalks on 
both sides of the roadway with vertical separation from vehicular traffic 
via a concrete curb. 

Roadways with Asphalt Path 
or Sidewalk on One Side 

These roadways are designated to have a minimum 5-foot concrete 
sidewalk or asphalt pedestrian along one side of the roadway. Vertical 
separation from vehicular traffic may or may not be provided with the 
installation of a curb. 

Multi-Use Path 
These roadways are designated to provide a wide (10 feet wide or more) 
pathway along one side of the roadway for pedestrian and bicycle travel. 

Trails 
These off-street alignments provide additional pedestrian connectivity 
through the City. These trails may or may not be paved.   

 

The planned pedestrian improvements identified for the City’s roadways were used to confirm specific 
LOS standards for the pedestrian network and to identify and develop the long-term multimodal project 
list. 
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Figure 14  - Planned Pedestrian Network 

 

Page 42 of 76

PAGE 139



 
8-7-24 DRAFT 

 Draft   T-37 
05 TRANSPORTATION  August 2024 

Bicycle System Plan 
As with the planned pedestrian network, expansion of the City’s bicycle network is key to establishing a 
robust transportation environment. The City’s bicycle system is comprised of dedicated and shared-use 
facilities supporting bicycle mobility. A well-connected and wide-reaching network will likely encourage 
the use of alternative travel modes, reducing vehicular demand on the roadway network, and increasing 
roadway safety for all users. 

As part of its long-term transportation vision, the City seeks to provide bicycle facilities along roadways 
throughout all parts of Edgewood. Several roadway improvement projects currently planned within the 
City incorporate bicycle facility improvement to advance the creation of the bicycle network vision. As 
these projects are implemented, the City’s on- and off-street bicycle network will be enhanced and 
expanded.  

The Planned Bicycle Network, shown in Figure 15, identifies the future vision of a comprehensive network 
of bicycle facilities. The City envisions an interconnected system of on-road and off-road facilities, which 
include sidewalks, shared-use pathways, trails, and key connections.  

The planned bicycle network identifies three roadway/facility types: (1) bicycle lanes, (2) trails / multi-use 
paths, and (3) shared roadways. These roadway/facility designations are defined in Table 9: 

Table 9 – Bicycle Network Facility Descriptions 

Facility/Roadway DESCRIPTION 

Bicycle Lanes 
These roadways are designated to have on-street, striped bicycle 
lanes in both directions.  

Shared Roads 
Vehicular and bicycle traffic are intended to share these roadways. 
Signage and pavement markings are to be provided to indicate that 
the roadway is a shared facility. 

Trails/Multi-Use Paths 
These roadways/alignments are designated to provide wide, paved 
shared-use facilities for bicycle and pedestrian connectivity. 

 

The planned pedestrian improvements identified for the City’s roadways were used to confirm specific 
LOS standards for the pedestrian network and to identify and develop the long-term multimodal project 
list. 
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Figure 15  - Planned Bicycle Network 
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Transportation Improvement Projects 
Based on an evaluation of existing and forecast traffic volumes, traffic operations, safety and circulation 
needs, a recommended list of transportation improvement projects and programs were defined. The 
project list is organized into the following categories: 

• Roadway and Intersection Projects—upgrading roadways and intersections through safety, 
capacity, operational or complete street improvements. 

• Meridian Corridor Projects—build a network of local roadways along the Meridian Avenue E (SR 
161) corridor to help facilitate access and circulation along the corridor, which in turn improves 
mobility and safety. 

• Annual Programs—includes annual citywide programs to maintain the existing system and 
adequately respond to community member requests. 

• Studies—includes studies to better define improvements to competitively compete for grant 
revenues. 

• Active Transportation Projects—includes active transportation projects primarily focused on 
completing a system of sidewalks and walkways, bike lanes, and local trails which adjoin the 
local street system. 

Planning-level cost estimates are also included for each project. The cost estimates were prepared 
based on typical per unit costs, city adopted design standards, functional classification and level of 
improvement. Cost estimates cover construction costs plus any specific implementation issues, such as 
environmental impacts or right of way acquisition needs. 

In 2024, the City prepared the Meridian Avenue (SR 161) Corridor Study evaluating existing and future 
transportation demands along the corridor and identifying improvements needed to establish the 
roadway as multimodal corridor serving all travel modes. Meridian Avenue functions as the backbone of 
the transportation system by facilitating travel within the City and through the rest of the region. The 
findings and recommendations from this study were incorporated into the long-term project list as 
projects R-02 through R-06. 
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Figure 16  - Long-Term Transportation Projects 
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Figure 17  - Meridian Corridor Projects 
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Table 10 – Transportation Projects and Programs 

ID PROJECT NAME PROJECT LIMITS PROJECT DESCRIPTION 
PROJECT COST1 
($1,000s) 

Roadway and Intersection Projects 

R-1 108th Ave E 
(north of 32nd St 
E) - Rebuild 
Failing Roadway 

108th Ave E 
(north of 32nd St 
E) 

Roadway rebuild $250 

R-2 Meridian Avenue 
Phase 1 
Improvements 

24th Street to 
north of 36th St 

Widen to 4 lanes, add multiuse 
path on both sides of Meridian, 
RAB at 32nd Street 

$18,100 

R-3 Meridian Avenue 
Phase 2 
Improvements 

North of 36th 
Street to south 
of 36th Street 

Widen to 4 lanes, add multiuse 
path on both sides of Meridian, 
RAB at 36th Street 

$11,100 

R-4 Meridian Avenue 
Phase 3 
Improvements 

south of 36th 
Street 
intersection to 
north of 43rd St 
Ct E 

Extend the 3-lane facility (2 NB 
and 1 SB lane), add multiuse 
path on east side of Meridian, 
intersection improvements at 
102nd Ave E 

$19,300 

R-5 Meridian Avenue 
Phase 4 
Improvements 

North of 43rd St 
Ct E to Deschaux 
Rd 

Extend the 3-lane facility (2 NB 
and 1 SB lane), add multiuse 
path on east side of Meridian, 
re-align Deschaux / Meridian 
intersection and improve 
intersection control (TBD) 

$12,200 

R-6 Meridian Avenue 
Phase 5 
Improvements 

Deschaux Rd to 
Spencer 
Roundabout 

Maintain existing 2-lane bridge 
for NB traffic and construction 
new 2-lane bridge for SB traffic. 
Construct new pedestrian and 
bicycle bridge. 

$63,900 

R-7 24th St Extension 125th Ave Ct E to 
W Valley Hwy 

Build roadway extension to 
collector standard 

$6,000 

I-01 Meridian & 12th / 
13th St 
Intersection 
Improvements 

Meridian Avenue 
E / 12th St & 
13th St 

Design and construct 
intersection improvement(s) to 
address existing deficiencies  

$4,650 

I-02 Caldwell Rd E & 
129th Ave E - 

Caldwell Rd E & 
129th Ave E 

Repave the intersection and 
remove the non-compliant 

$150 
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ID PROJECT NAME PROJECT LIMITS PROJECT DESCRIPTION 
PROJECT COST1 
($1,000s) 

Intersection 
Regrade 

grade transition. 

Meridian Corridor Projects 

E-1 
8th St E 

Meridian to 
105th Avenue 

Improve corridor to collector 
arterial standard 

$4,129 

E-2 104th Ave 
E/105th Ave E 

8th Street E to 
10th Street Ct E 

Build corridor to collector 
arterial standard 

$4,129 

E-3 
105th Ave E 

Jovita Blvd E to 
8th Street E 

Build or improve corridor to 
collector arterial standard 

TBD2 

E-4 
12th St E 

Meridian to 
104th Avenue 

Improve corridor to collector 
arterial standard 

TBD2 

E-6 
16th St E 

Meridian to 
104th Avenue E 

Improve corridor to collector 
arterial standard 

$1,860 

E-7 
104th Ave E 

16th Street E to 
1800 block 

Build corridor to collector 
arterial standard 

TBD2 

E-10 
22nd St E 

Meridian to 
104th Avenue E 

Improve corridor to collector 
arterial standard 

TBD2 

E-11 
24th St E 

Meridian to 
104th Avenue E 

Improve corridor to collector 
arterial standard 

$1,860 

E-12 
104th Ave E 

24th Street E to 
103rd Ct Avenue 
E 

Build corridor to collector 
arterial standard 

$1,280 

E-13 
29th St E 

Meridian to 
106th Avenue E 

Improve corridor to collector 
arterial standard 

TBD2 

E-14 
103rd Ave E 

29th Street E to 
32nd Street E 

Improve corridor to collector 
arterial standard 

TBD2 

E-15 
32nd St E 

Meridian to 
106th Avenue E 

Improve corridor to collector 
arterial standard 

TBD2 

E-16 106th Ave E/ 
Chrisella Rd 
Extension 

32nd Street E to 
Chrisella Rd E 

Build or improve corridor to 
collector arterial standard 

TBD2 

E-17 36th St E Meridian to 
Chrisella Rd 

Improve corridor to collector TBD2 
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ID PROJECT NAME PROJECT LIMITS PROJECT DESCRIPTION 
PROJECT COST1 
($1,000s) 

Extension arterial standard 

W-1 
16th St E 

101st Avenue E 
to Meridian 

Build or improve corridor to 
collector arterial standard 

$1,480 

W-2 
101st Ave E 

16th Street E to 
20th Street E 

Build or improve corridor to 
collector arterial standard 

TBD2 

W-3 
20th St E 

100th Avenue E 
to Meridian 

Build or improve corridor to 
collector arterial standard 

TBD2 

W-4 101st Ave E / 
100th Ave E 

18th Street Ct E 
to 24th Street E 

Build or improve corridor to 
collector arterial standard 

TBD2 

W-5 
24th St E 

100th Avenue E 
to Meridian 

Improve corridor to collector 
arterial standard 

$1,480 

W-8 
100th Ave E 

29th Street E to 
32nd Street E 

Improve corridor to collector 
arterial standard 

$1,760 

W-9 
32nd St E 

100th Avenue E 
to Meridian 

Improve corridor to collector 
arterial standard 

TBD2 

Annual Programs 

A-1 
Transportation 
Engineering/ Plan 
Support 

Citywide 

Annual program to 
maintain/update pavement 
management system, road 
standards and traffic model 

$50 / year 

A-2 Chip Seal 
Program 

Citywide 
Paving and sealing asphalt 
overlays and surface chip seals 

$300 / year 

A-3 

Pedestrian Safety 
Program 

Citywide 

Perform safety assessments and 
install miscellaneous signage, 
crosswalks, lighting and 
pavement marking 
improvements 

$75 / year 

A-4 
ADA Barrier 
Removal 

Citywide 

Annual funding to address ADA 
barriers identified in ADA 
transition plan. This cost 
assumes 

$65 /year 

Studies 

S-1 90th Avenue Existing road end Conduct a study to determine $75 
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ID PROJECT NAME PROJECT LIMITS PROJECT DESCRIPTION 
PROJECT COST1 
($1,000s) 

Alignment Study to Valley Avenue 
E 

preferred alignment of future 
roadway extension of 90th Ave 
E from its existing southern 
terminus to Valley Ave E 

S-2 

96th Avenue 
Alignment Study 

36th St E to 44th 
Street Ct E 

Conduct a study to determine 
preferred alignment of future 
roadway extension of 96th Ave 
E from 36th St E to 44th Street 
Ct E 

$75 

S-3 

27th Street E 
Alignment Study 

125th Ave E to W 
Valley Hwy E 

Conduct a study to determine 
preferred alignment of future 
roadway extension of 27th St E 
from 125th Ave E to W Valley 
Hwy E 

$75 

S-4 
Traffic Calming 
Program 

Citywide 

Create a program identifying 
appropriate locations and 
measures for controlling speeds 
along local roadways 

$50 

Active Transportation Projects 

BL-01 Meridian Ave E Northern City 
limits to 24th St 
SE 

restripe to add 5' bike lanes $2,100 

MUP1 8th Street E Meridian Avenue 
E to 122nd Ave E 

install 12' shared use path $6,400 

MUP2 122nd Ave E 8th Street E to 
24th St E 

install 12' shared use path $8,470 

MUP3 122nd Ave E 24th St E to 36th 
St E 

install 12' shared use path $3,800 

MUP4 24th St E 110th Ave E to 
122nd Ave E 

install 12' shared use path on 
north side of street 

$3,600 

MUP5 24th St E Meridian Ave E 
to 110th Ave E 

widen existing sidewalk/walk to 
10' 

$1,500 

MUP6 24th St E 94th Aven E to 
Meridian Ave 

install 12' shared use path on 
north side of street 

$2,500 

MUP7 36th St E City Park to install 12' shared use path on $11,100 
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ID PROJECT NAME PROJECT LIMITS PROJECT DESCRIPTION 
PROJECT COST1 
($1,000s) 

existing walkway north side of street 

MUP8 36th St E Replace existing 
walkway 

widen existing path to 10' (from 
7A terminus to 122nd Ave) 

$2,000 

MUP9 94th Ave E 24th St E to 32nd 
St E 

install 12' shared use path $2,400 

PED-01 Jovita Blvd E 106th Ave Ct E to 
existing SW west 
of 114th Ave E 

add sidewalk, curb, gutter to 
both sides of roadway 

$8,400 

PED-02 114th Ave E / 
13th St NW 

8th St E to 18th 
St E 

add asphalt path to one side of 
roadway 

$1,900 

PED-03 13TH St Ct E Meridian Avenue 
E to 104th Ave E 

add sidewalk, curb, gutter to 
both sides of roadway 

$2,200 

PED-04 16th St E Meridian Avenue 
E to 104th Ave E 

add sidewalk, curb, gutter to 
both sides of roadway 

$2,500 

PED-05 16th St E 104th Ave E to 
112th Ave E 

add asphalt path (6') to one side 
of roadway 

$1,600 

PED-06 108th Ave E 16th St E to 20th 
St E 

add asphalt path (6') to one side 
of roadway 

$1,000 

PED-07 16th Ave 100th Ave Ct E to 
Meridian Ave E 

add asphalt path (6') to one side 
of roadway 

$600 

PED-08 Yuma St / 20th ST 
/ 92nd Ave E 

city limits to 
94th Ave E 

add asphalt path (6') to one side 
of roadway 

$2,500 

PED-09 18th ST E 114th Ave E to 
122nd Ave E 

add asphalt path (6') to one side 
of roadway 

$1,700 

PED-10 32nd St E  87th Ave E to 
94th Ave E 

add asphalt path (6') to one side 
of roadway 

$1,400 

PED-11 90th Ave E 32nd ST E to 
65th St Ct E 

add asphalt path (6') to one side 
of roadway 

$7,750 

PED-12 100th Ave E 32nd St E to end 
of roadway 

add asphalt path (6') to one side 
of roadway 

$800 

PED-13 29th St E Meridian Ave E 
to 106th Ave E 

add asphalt path (6') to one side 
of roadway 

$800 
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ID PROJECT NAME PROJECT LIMITS PROJECT DESCRIPTION 
PROJECT COST1 
($1,000s) 

PED-14 106th Ave E 29th St E to Park 
Entrance 

add asphalt path to one side of 
roadway where no sidewalk 
currently exists 

$600 

PED-15 32nd St E  western edge of 
roadway to 
122nd Ave E 

add asphalt path (6') to one side 
of roadway 

$4,600 

PED-16 36th St E western edge of 
roadway to 
Meridian Ave E 

add asphalt path to one side of 
roadway 

$1,300 

PED-17 Chrisella Road Meridian Ave E 
to city limits 

improve markings, signage, 
lighting, sight distance, and 
possible traffic calming 
measures, add sidewalk, curb, 
gutter to both sides of roadway 

$8,470 

PED-18 114th Ave E 32nd St E to 48th 
St E 

add asphalt path (6') to one side 
of roadway 

$2,500 

PED-19 122nd Ave E 36th St E to 48th 
St E 

add asphalt path (6') to one side 
of roadway 

$2,300 

PED-20 48th St E Chrisella Rd to 
Edgewood Dr E 

add asphalt path (6') to one side 
of roadway 

$3,700 

PED-21 Edgewood Drive E 48th St E to 
Valley Ave E 

roadway widening, curb and 
gutter, stormwater system and 
pedestrian walkway  

$11,100 

PED-22 Sumner Heights 
Dr E  

Edgewood Dr E 
to Edgewood Dr 
E 

add asphalt path (6') to one side 
of roadway 

$3,400 

TRAIL-01 Interurban Trail 114th Ave E to 
city limits 

Construction of the trail $22,400 

TRAIL-02 Install off-street 
trail 

see project map Install 6’ wide gravel trail $900 

TRAIL-03 Install off-street 
trail 

see project map Install 6’ wide gravel trail $1,200 

TRAIL-04 Install off-street 
trail 

see project map Install 6’ wide gravel trail $6,500 
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ID PROJECT NAME PROJECT LIMITS PROJECT DESCRIPTION 
PROJECT COST1 
($1,000s) 

TRAIL-06 Install off-street 
trail 

see project map Install 6’ wide gravel trail $900 

TRAIL-07 Install off-street 
trail 

see project map Install 6’ wide gravel trail $800 

TRAIL-08 Install off-street 
trail 

see project map Install 6’ wide gravel trail $1,200 

TRAIL-09 Install off-street 
trail 

see project map Install 6’ wide gravel trail $500 

TRAIL-10 Install off-street 
trail 

see project map Install 6’ wide gravel trail $400 

TRAIL-11 Install off-street 
trail 

see project map Install 6’ wide gravel trail $700 

TRAIL-12 Install off-street 
trail 

see project map Install 6’ wide gravel trail $2,000 

TRAIL-13 Install off-street 
trail 

see project map Install 6’ wide gravel trail $7,400 

TRAIL-14 Install off-street 
trail 

see project map Install 6’ wide gravel trail $1,200 

TRAIL-15 Install off-street 
trail 

see project map Install 6’ wide gravel trail $1,800 

TRAIL-16 Install off-street 
trail 

see project map Install 6’ wide gravel trail $1,500 

TRAIL-17 Install off-street 
trail 

see project map Install 6’ wide gravel trail $6,700 

Notes: 
1. All costs in 2024 dollars 
2. May be fully funded by new development 
 

Transportation Programs 

The City of Edgewood has three annual programs to maintain or improve the transportation system:  

• The Transportation Engineering/Planning Support Program is used to maintain or update the 
pavement management system, road standards and the City’s traffic model.  

• The Chip Seal Program provides ongoing roadway maintenance through asphalt overlays, 
asphalt sealing and surface chip seals.  
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• The Pedestrian Safety Program is used to perform safety assessments, install signage, 
crosswalks, lighting and pavement markings to improve active transportation safety based on 
input from community members, schools or other local organizations. 

Freight and Mobility System 
Trucks deliver goods to retail establishments and construction materials to construction sites. By 
increasing the time cost and other costs of moving freight, traffic congestion increases the price of 
goods. The City must ensure that trucks have the ability to move to and through Edgewood. 

Although freight mobility is important to the economy, cut-through traffic from trucks causes negative 
impacts to residential areas and increases road maintenance costs to the City. To minimize the negative 
impacts of trucks, the City has established truck regulations. These regulations restrict the movement of 
trucks over a certain weight on all roads in the City other than Meridian Avenue E for purposes other 
than delivery (Edgewood Municipal Code Chapter 10.05). 

Public Transit System 
As the region continues to grow, more community members will seek to use and become reliant on 
alternatives to the single-occupancy vehicle for mobility purposes. Pierce Transit and Sound Transit will 
be key players in Edgewood’s ability to maintain necessary mobility.  

The ultimate vision for Transit service within Edgewood is to install Business Access and Transit (BAT) 
lanes along Meridian Avenue E, as identified within WSDOT’s SR 167 Master Plan and discussed in the 
Meridian Avenue Corridor Study. These improvements will greatly improve future transit travel time and 
reliability through the City of Edgewood and would make transit a more attractive mode of travel for 
residents within the City. However, Pierce Transit’s current plans and funding allocation do not plan for 
bus service (and in particular headways – the time between bus arrivals) which would support the 
installation of these lanes. The recent Meridian Avenue Corridor Study proposed the installation of in-
line transit stops along Meridian Avenue E to reduce transit delay by eliminating the need for transit 
buses to merge into and out of the travel lane. These improvements will serve as an interim 
improvement until more frequent transit service is provided along Meridian Avenue E that will support 
the installation of the BAT lanes. 
 
While the City does not provide transit service, building out the planned pedestrian and bicycle 
networks will facilitate access to existing (and potential future) transit service within Edgewood. This 
improved access will help make transit a more feasible travel option for residents and visitors to 
Edgewood.  

 

Transportation Demand Management 
To minimize increases in the impacts of vehicles on the transportation system and the environment, 
alternatives to the single-occupancy vehicle will become more necessary. These alternatives include 
carpooling, walking, bicycling, transit, telecommuting and flexible hours at work sites. 

Transportation demand management (TDM) is the term used when communities, employers, schools or 
households develop techniques to influence mode choice, the time of a trip and the frequency of trips 
made. TDM is a major policy thrust in the Puget Sound Regional Council’s MTP and is also required 
under the Growth Management Act (GMA). Examples of TDM include: 

• Charging for parking at worksites to increase the cost of driving alone, relative to carpooling; 

• Providing free or low-cost bus passes to employees as part of an employee benefit package to 
encourage use of transit or vanpools; 

• Providing incentives to employees who carpool, walk or bicycle to work; 
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• Allowing flexible hours at work sites so employees can shift their commute trip to non-peak 
periods; 

• Developing telecommuting programs so that employees do not need to commute into the office 
every workday; 

• Providing guaranteed ride home programs to employees who bus, carpool or vanpool; and 

• Providing worksite amenities, such as cash machines, food services, daycare, breakrooms, 
showers and clothes lockers to reduce the need for non-work trips. 
 

Other techniques, such as providing convenient parking for carpool/vanpools, in-house ride matching 
services and bus maps on site can encourage alternatives to single- occupancy vehicle use. 

Washington’s Commute Trip Reduction (CTR) Act sets goals for reducing the number of single-occupancy 
vehicle trips at worksites that employ over 100 regular, full-time employees. While there are currently 
no employers in the City that currently fall under these requirements, the City will continue to 
coordinate with employers and transportation service providers (such as Pierce Transit, King County 
Metro and Sound Transit) as appropriate, to coordinate policies and services to CTR affected sites. 

Air, Rail and Water Transportation Facilities 
Regional, national and international air travel for Edgewood is provided via Seattle- Tacoma 
International Airport, located approximately 15 miles north of the City. The airport can be accessed via 
Meridian Avenue E to I-5. 

The Union Pacific railroad tracks border the southern edge of the City limits. No rail passenger service is 
offered along the rail line. The nearest passenger rail service is located south in Puyallup and is provided 
by Sound Transit along the BNSF mainline via the Sounder S Line. Planned bus rapid transit (BRT) 
improvements along Meridian Avenue are intended to connect communities in the region with the 
Puyallup Sounder Station (though the extension of BRT service to Edgewood is not yet funded). 

There is no waterborne transportation serving Edgewood. The Transportation Element does not identify 
waterborne transportation as a component of the City’s transportation system. 
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Plan Implementation  
The transportation improvement projects must be funded and implemented to meet existing and future 
travel demands in and around the City of Edgewood. A summary of transportation project costs and a 
strategy for funding the projects over the life of the plan are presented in this section. Implementation 
strategies are discussed and include continuing coordination with WSDOT and other agencies to fund 
improvements along Meridian Avenue E (SR 161) and other regional corridors. The implementation plan 
provides the framework for the City to prioritize and fund the improvements identified in the 
transportation systems plan. 

The GMA requires the Transportation Element of the Comprehensive Plan to include a multi-year 
financing plan based on the identified needs in the transportation systems plan. The financing plan for 
the Transportation Element provides a basis for the City’s annual Six-Year Transportation Improvement 
Program (TIP). As required by the GMA, if probable funding is less than the identified needs, then the 
transportation financing program must also include a discussion of how additional funding will be raised 
or how land use assumptions will be reassessed to assure that level of service standards will be met. 
Alternatively, the city can adjust its level of service standards.   

A summary of costs for capital improvement projects and citywide maintenance and operation 
programs are presented. The capital project and maintenance and operations program costs are 
compared to estimated revenues from existing sources used by the city to fund transportation 
improvements. Like many other communities in the region, the costs of the desired transportation 
system improvements and programs will exceed the available revenues. Other potential funding sources 
to help reduce the projected shortfall are described. Lastly, a summary of a reassessment strategy for 
the city to use for reviewing transportation funding in the context of the overall Comprehensive Plan is 
also included. 

 Project and Program Cost Estimates 
Table 11 summarizes the costs of the recommended transportation improvement projects and 
programs. The costs cover City of Edgewood capital improvements, transportation programs, and 
maintenance/operations. The costs are summarized for the life of the Plan. While improvements under 
the responsibility of WSDOT or Pierce County are not included in the summary table, the project table 
includes costs associated with the Meridian Avenue improvements. Since Meridian Avenue is a state 
highway (SR 161), the City does not expect to cover the full cost of the project and anticipates that some 
share of the costs will be covered by WSDOT, direct appropriations from the state, or grant funding. 
Nevertheless, the City may choose to include a share of the costs of WSDOT improvements in its 
transportation impact fee or other funding options.  

Table 11 – Transportation Project and Program Costs (2024-2044) 

IMPROVEMENT TYPE TOTAL COSTS (2024-2044) PERCENT OF 
TOTAL COSTS1 

Transportation Capital Projects2 

Bicycle Lane Projects $2,100,000 0.6% 

Multi-Use Path Projects $41,770,000 12.9% 

Pedestrian Improvement Projects $71,120,000 21.9% 

Road & Intersection Projects $135,650,000 41.7% 

Trail Projects $56,100,000 17.3% 
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Parallel Road Projects $17,978,000 5.5% 

Transportation Studies $275,000 0.1% 

Subtotal Capital Projects $324,993,000 100% 

Annual M&O Programs 

Transportation Engineering/Plan Support $1,000,000 10.2% 

Chip Seal Program $6,000,000 61.2% 

Pedestrian Safety Program $1,500,000 15.3% 

ADA Barrier Removal $1,300,000 13.3% 

Subtotal Annual M&O Programs $9,800,000 100% 

TOTAL COSTS $334,793,000  

1. All costs in 2024 dollars, rounded to $1,000.  

2. Does not include other agency improvements  

Planning-level cost estimates were developed for the capital improvements and presented in the 
Transportation Systems Plan section. The planning estimates were prepared based upon average unit 
costs for transportation projects within the region. Planning-level costs were developed with the 
assumption that costs would include associated storm water development requirements, property 
acquisition, wetland mitigation, and utility extensions and/or upgrades, based upon historic costs for 
those items. More detailed cost estimates will need to be prepared as the projects are closer to design 
and construction. Future design studies will identify specific property impacts and options to reduce 
costs and impacts on properties.  

The estimated capital cost of the Transportation Plan is approximately $325 million (in 2024 dollars). 
Approximately 42 percent of the capital costs are associated with implementing roadway and 
intersection improvement projects throughout the City (most of which are associated with the Meridian 
Avenue [SR 161] corridor improvements). Completion of the active transportation network in the city 
accounts for over 35 percent of total capital project costs, with bicycle lane, pedestrian improvement, 
and multi-use path projects accounting for approximately 1 percent, 22 percent and 13 percent of total 
capital costs, respectively. The remaining 25 percent of capital costs are for trail projects (17 percent), 
parallel road network projects (6 percent) and transportation studies (less than 1 percent).  

Annual transportation programs account for an additional $9.8 million in (2024 dollars) costs over the 
life of the plan. This includes $50,000 annually for transportation engineering/plan support, $75,000 
annually for the pedestrian safety program, and $65,000 annually for removal of ADA barriers. The 
annual chip and seal program provides funding for annual maintenance of the preservation of the 
roadway network. Maintenance and operations costs were projected based on recent annual 
expenditures as derived from annual budget information. Maintenance and operations costs cover 
general administration, roadway, street lighting, traffic signal and street signs, and other miscellaneous 
safety improvement programs. To reduce the need for extensive capital reconstruction projects, the 
maintenance and operations program to preserve the existing street system is estimated to be 
approximately $6 million through 2044.  

Funding Analysis with Existing Revenue Sources 
The City has historically used tax revenues, developer (traffic impact) fees, and grants to construct 
and/or maintain their transportation facilities. In December 2018, the Edgewood City Council passed 
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Ordinance 18-0538 authorizing the installation of traffic enforcement cameras in school zones. While 
the city does not account for the school zone photo enforcement infraction funds within the annual 
budget, funds available from the prior year’s infractions can be used to implement improvements 
advancing public safety (e.g., traffic calming, pedestrian safety, public safety education/programs). 
These funds can be used to implement safety improvements identified within the transportation project 
list. 

Funds collected from the real estate excise tax (REET) are used for resurfacing and preserving pavement 
via the annual paving program on City streets and financing a portion of capital improvements. As 
allowed in RCW 82.46, up to 25 percent of available REET funds can be used annually for the 
maintenance of REET 1 and REET 2 capital projects. Finding a balance between utilizing REET revenues 
for the annual pavement preservation program and capital construction is critical to implementing this 
plan. In general, approximately 75 percent of annual REET revenues need to be dedicated to capital 
projects, with up to the remaining 25 percent directed towards pavement preservation.  Allocating the 
limited available resources for all types of projects is an ongoing challenge that requires frequent re-
evaluation to meet the needs of the City as growth occurs. 

Additionally, as noted above, the City does not expect to cover the full cost of improvements associated 
with the Meridian Avenue (SR 161) Corridor Study. WSDOT funding, grant awards, and direct state 
appropriations are expected to constitute a substantial portion of the total improvement costs. If 
funding from these sources (or others) is not secured, the Meridian Avenue improvements will likely be 
delayed until such a time that available City funds can be leveraged to acquire funding from alternate 
sources. As part of the funding analysis, it was assumed that approximately 50 percent of the costs 
associated with the Meridian Avenue improvements would come from non-City sources.  

The description of this and other available funding sources and projected revenues are listed in Table 12. 

Table 12 – 2024-2044 Transportation Revenues 

REVENUE SOURCE TOTAL REVENUES 
PERCENT OF 
TOTAL REVENUES1 

Transportation Capital Revenues 

Transportation Impact Fees $16,210,000 11.4% 

REET Funds (75 percent) $19,960,000 14.0% 

School Zone Camera Fees $6,920,000 4.9% 

Grant Funds $37,255,000 26.1% 

Meridian Avenue Non-City Funding $62,300,000 43.7% 

Subtotal Capital Revenues $142,645,000 100% 

Transportation M&O Revenues 

REET Funds (25 percent) $6,655,000 100% 

Subtotal M&O Revenues $6,655,000 100% 

TOTAL REVENUES $149,300,000  

Revenue projections were estimated based upon the City’s 2024 budget, 3-years of historical revenues, 
and anticipated grant funding awards. Based on recent historical data, it is estimated that revenues 
would be approximately $87 million during the 20-year period, of which 96 percent would be dedicated 
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for capital improvements, while the remaining would be for maintenance and operations programs.  

The revenue projections assume that approximately $62.3 million, or 44 percent, of the $142.6 million in 
revenues dedicated for capital improvements, will be funding acquired from other sources (WSDOT, 
grant funding, state appropriations) for the Meridian Avenue improvements. Grant funds (for non-
Meridian Avenue improvements) are assumed to generate approximately 26 percent of revenue, while 
REET capital improvement funds account for 14 percent of revenue. Transportation impact fees 
generate 11 percent of the capital revenue, while the remaining 5 percent is from school zone camera 
citations.  

Approximately $6.7 million in revenues dedicated for maintenance and operations programs are 
anticipated over 20 years. Up to 25 percent of REET revenues is anticipated to be allocated to 
maintenance and operations funds.  

Transportation Impact Fees  

The GMA allows agencies to develop and implement a Transportation Impact Fee (TIF) program to help 
fund part of the costs of transportation facilities needed to accommodate growth. State law (RCW 
82.02) requires that TIF programs are:  

• Related to improvements to serve new growth and not existing deficiencies;  

• Assessed proportional to the impact of new developments;  

• Allocated for improvements that reasonably benefit new development, and;  

• Spent on facilities identified in the adopted Capital Facilities Plan.  

TIFs can only be used to help fund improvements that are needed to serve new growth. The cost of 
projects needed to resolve existing deficiencies cannot be included.  

The TIF program must allow developers to receive credits if they are required to construct all or a 
portion of system improvements to the extent that the required improvements were included in the TIF 
calculation. The city’s TIF program was first implemented and adopted in 2007 and is outlined in Chapter 
4.30 of the Edgewood Municipal Code. 

Developer Mitigation and Requirements  

The City has adopted specific development-related requirements which will help fund the identified 
improvements. These include requirements for frontage improvements, mitigation of transportation 
impacts under SEPA, and concurrency requirements. The City requires developments to fund and 
construct certain roadway improvements as part of their projects. These typically include reconstructing 
abutting streets to meet the City’s current design standards. These improvements can include widening 
of pavement, drainage improvements, and construction of curb, gutter, and sidewalks.  

Several of the projects identified in the Transportation Plan could be partially funded and constructed as 
part of new developments. As noted above, to the extent that costs of a transportation improvement 
are included in the TIF then credits must be provided. If improvements to an abutting local street are 
not included in the TIF, then credits against the TIF would not be required or allowed.  

The city also evaluates impacts of development projects under the State Environmental Policy Act 
(SEPA). The SEPA review may identify adverse transportation impacts that require mitigation beyond 
payment of the TIF. These could include impacts related to safety, traffic operations, active 
transportation, or other transportation issues. The needed improvements may or may not be identified 
as specific projects in the Plan. If the required improvements are included in the TIF program, then the 
City must provide credit to the extent that the costs are included in the project list and impact fee 
calculations.   
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The city also requires an evaluation of transportation concurrency for development projects. The 
concurrency evaluation is intended to identify project impacts that will cause City facilities to operate 
below the City’s level of service standard. To resolve such a deficiency, the applicant can propose to 
fund and/or construct improvements to provide an adequate level of service. Alternatively, the 
applicant can wait for the City, or another agency or developer to fund improvements to resolve the 
deficiency.  According to the GMA, the City must deny any proposal that will cause the level of service 
for transportation facilities to decline below the adopted standard unless a financial commitment is in 
place to complete measures to achieve the LOS standard within six years. (RCW 36.70A.070(6)(b).  

Grants  

Over the past several years the city has had significant success in securing grants for transportation 
improvements. Grant funding is typically tied to specific improvement projects and distributed on a 
competitive basis, often with a local funding match.   

Forecasted Revenue Shortfall 
Table 13 summarizes the City’s proposed transportation financing strategy for the $321.8 million City 
portion of the capital improvement costs and the $9.8 million in maintenance, operations, and program 
expenditures. The Plan results in a shortfall of $244.6 million. This assumes that the level of grants and 
developer commitments will be generated as estimated in the Transportation Plan. The deficit could be 
greater if the level of development or the level of grant funding is less than forecast. The former would 
be offset by a reduced need for transportation improvements to accommodate growth. If the City is 
more successful in obtaining grants or other outside funding for projects, then the potential deficit could 
be reduced, as discussed in the next section.  

Table 13 – Forecasted Revenues and Costs 

REVENUE SOURCE TOTAL (2024-2044) 

Transportation Capital Revenues $142,645,000 

Total Capital Project Costs $324,993,000 

Capital Estimated Shortfall ($182,348,000) 

Transportation M&O Revenues $6,655,000 

Transportation M&O Costs $9,800,000 

M&O Estimated Shortfall ($3,145,000) 

TOTAL ESTIMATED SHORTFALL ($185,493,000) 

 

Capital Revenue Shortfall  

The approximately $182.3 million shortfall in funding would primarily affect the ability of the city to fund 
all of the identified capital improvement projects during the planning period. The City is committed to 
funding the existing maintenance and operations programs needed to preserve the integrity, safety, and 
efficiency of its existing transportation system. The maintenance and operations cost will expand with 
transportation system improvements.   

Maintenance and Operations Revenue Shortfall  

The financial forecast shows an approximately $3.1 million shortfall for funding the 20-year 
maintenance and operations program needs. General citywide maintenance and operations programs 
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will not balance with forecasted revenues over the life of the plan; however, the city will review and 
adjust the maintenance and operation programs on an annual basis to balance with anticipated 
dedicated revenues.    

Potential Options to Balance the Plan  
As noted above, projected existing revenue sources would allow the city to fund a portion of the 
identified transportation improvement projects and program costs. The City could address this shortfall 
through delaying lower priority projects or increasing revenue allocations from discretionary sources, 
primarily the General Fund.  

Options for Reducing the Funding Shortfall for Capital Improvement Projects  

The city can increase funding for capital street projects using a range of revenue options. These include 
partnering with other agencies or additional grants as available. Alternatively, the city could delay 
implementation of projects, especially lower priority improvements. Possible applications of these 
funding strategies are discussed below.  

Delaying Improvement Projects   

The City will not likely be able to, or may choose not to, fund lower priority projects within the 20-year 
horizon without additional funding sources. Some of these projects may be funded through impact fees 
and/or frontage improvement requirements as development (or re-development occurs). As 
developments occur in these areas the city may require project-specific facility improvements including 
SEPA mitigation measures, as appropriate. The city also may identify other programs or opportunities to 
partially or fully fund some of these improvements.   

Additional Grants and Other Agency Funding  

As discussed above, the transportation financing analysis estimates that the city may receive 
approximately $37 million in grant funding over the life of the Plan. If the City is able to pursue and 
receive grants at a higher rate, shortfalls may be less than projected. The roadway improvements 
identified for the Meridian Avenue (SR 161) corridor entail large-scale, high-cost improvements, which 
may be strong candidates for grant funding pursuits. However, given the scale of these improvements, 
direct appropriations from the federal or state government as part of legislative requests may be 
necessary to fully implement the vision identified for the corridor. 

Tax Increment Financing  

Washington State allows cities to create “increment areas” that allows for the financing of public 
improvements, including transportation projects within the area by using increased future revenues 
from local property taxes generated within the area. The specific rules and requirements are noted in 
the Community Revitalization Financing (CRF) Act.  

The Local Infrastructure Financing Tool (LIFT) program is a potential tool for the City to pursue. Under 
this concept the annual increases in local sales/use taxes and property taxes can be used to fund various 
public improvements.  

The city may choose to further consider these types of funding programs in the future as part of its 
annual budget and six-year Transportation Improvement Program (TIP) processes.  

Voter Approved Bond/Levy/Taxes  

Bonds do not result in additional revenue unless coupled with a revenue generating mechanism, such as 
a voter approved tax. The debt service on the bonds results in increased costs which can be paid with 
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the additional revenue approved by voters such as a property tax levy or sales tax increase. Although the 
city does not anticipate issuing bonds in the near future, it remains an option for generating additional 
transportation revenues to fund some of the higher cost improvement projects.  

Local Improvement Districts  

A local improvement district (LID) is a special assessment area established by a jurisdiction to help fund 
specific improvements that would benefit properties within the district. LIDs could be formed to 
construct sidewalks, upgrade streets, improve drainage or other similar types of projects. A LID may be 
in residential, commercial, or industrial areas or combinations depending on the needs and benefits. 
LIDs can be proposed either by the city or by property owners. LIDs must be formed by a specific process 
which establishes the improvements, their costs, and assessments. The assessments are added to the 
property tax which helps to spread the costs over time. 

Transportation Benefit District  

A transportation benefit district (TBD) allows cities and counties to raise revenue for transportation 
improvements, typically by increasing sales taxes or vehicle license fees. TBD funds can be used to 
implement a wide range of transportation projects, including roadway or intersection improvements, 
transit service expansions, sidewalk or bicycle facilities, or transportation demand management 
programs. Funding can also be used for maintenance and operation of the transportation system. The 
TBD can encompass the entirety or a portion of the city or county. The City of Edgewood previously 
established a TBD with the implementation of a $20 vehicle license fee but was repealed in 2020.  

Reassessment Strategy 
Although the financing summary identifies the potential for a total revenue shortfall of approximately 
$185.5 million (in 2024 dollars) over the life of the Plan, the city is committed to reassessing their 
transportation needs and funding sources each year as part of its six-year Transportation Improvement 
Program (TIP). This allows the city to match the financing program with the short-term improvement 
projects and funding. To implement the Transportation Improvement Plan, the city will consider the 
following principles in its transportation funding program:  

• Balance improvement costs with available revenues as part of the annual six-year 
Transportation Improvement Program (TIP);  

• Review project design standards to determine whether costs could be reduced through 
reasonable changes in scope or deviations from design standards;  

• Fund improvements or require developer improvements as they become necessary to maintain 
LOS standards;  

• Explore ways to obtain more developer contributions to fund improvements;  

• Coordinate and partner with WSDOT, Pierce County, Pierce Transit, and others to implement 
improvements to the SR 161;  

• Vigorously pursue grant funds from state and federal sources;  

• Work with the City of Milton, the City of Puyallup, and/or Pierce County to develop multiagency 
grant applications for projects that serve growth in the city;  

• Review and update the TIF program regularly to account for the updated capital improvement 
project list, revised project cost estimates, and annexations;  

Some lower priority improvements may be deferred or removed from the Transportation Plan. The city 
will use the annual update of the six-year Transportation Improvement Program (TIP) to re-evaluate 
priorities and timing of projects and need for alternative funding programs. Throughout the planning 
period, projects will be completed, and priorities revised. This will be accomplished by annually 
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reviewing traffic growth and the location and intensity of land use growth in the city. The city will then 
be able to direct funding to areas that are most impacted by growth or to roadways that may be falling 
below the city’s level of service standards. The development of the TIP will be an ongoing process over 
the life of the Plan and will be reviewed and amended annually. 

Consistency with Other Plans 
Edgewood’s transportation system is part of, and connected to, a broader regional highway and arterial 
system. The GMA works to increase coordination and compatibility between the various agencies that 
are responsible for the overall transportation system. Since transportation improvements need to be 
coordinated across jurisdictional boundaries, the Transportation Plan needs to be consistent with and 
supportive of the objectives identified in the Washington State Transportation Plan, PSRC’s VISION 2050, 
and the transportation plans or capital improvement plans of the surrounding agencies. Developing the 
Transportation Plan is primarily a bottom-up approach to planning, with the City exploring its needs 
based on the land use plan. Eventually, local projects are incorporated into regional and state plans. 
Figure 18 is a schematic showing this approach. The following sections provide a review of this Plan’s 
consistent with neighboring jurisdictions.  

Figure 18  - Transportation Plan Approach  

 

WSDOT Highway Improvement Program & Six-Year Transpiration Improvement Program 
As required by the GMA, the Edgewood Transportation Element addresses the state highway system. 
Specifically, the Transportation Plan addresses the following elements related to the state highway 
system: 

• Inventory of existing facilities  
• Level of service standards  
• Concurrency on state facilities  
• Analysis of traffic impacts on state facilities  
• Consistency with the State Highway Systems  

Summarized below are the improvements to state facilities listed in the Statewide Transportation 
Improvement Program (STIP) 2024 – 2027, which are consistent with the Plan identified in this Element.  

WSDOT maintains two improvements programs, the Highway System Plan (HSP) and the State 
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Transportation Improvement Program (STIP). WSDOT is currently updating the HSP, which was last 
updated over 12 years ago. A draft of the HSP has been published and recommends new revenues for 
state highways be dedicated over the next 20 years. 

The 2024-2027 STIP was approved in January 2023 and includes two projects in Edgewood: 

1. Repair or replace existing concrete and asphalt surfaces on 48th Street E 
2. Interurban Trial Phase III (Jovita Canyon) - Construct non-motorized trail with paved surface and 
gravel shoulders along Puget Sound Electric Railway corridor linking disconnected segments of the 
regional Interurban Trail. 

Puget Sound Regional Council 
The PSRC maintains the Regional TIP. The Regional TIP must be a 4-year program of projects that is 
updated at least every 4 years. The TIP ensures that transportation projects meet regional 
transportation, growth and economic development goals and policies, and clean air requirements. 
Regional TIP projects are required to meet the following criteria: 

• Consistency with VISION 2050 and the Regional Transportation Plan  

• Consistency with local comprehensive plans  

• Funds are available or expected to be available  

• Consistency with the region’s air quality conformity determination  

• Consistency with federal and state requirements such as functional classification  

• Consistency with PSRC’s project tracking policies 

The Regional TIP also identifies the same two projects in Edgewood that are included in the STIP.  

Pierce County and Adjacent Cities 
Countywide Planning Policies (CPPs) establish a countywide framework for developing and adopting 
County and City comprehensive plans. The role of the CPPs is to coordinate comprehensive plans of 
jurisdictions in the same county for regional issues or issues affecting common borders. The Multicounty 
Planning Policies (MPPs) for transportation call for better integrated land use and transportation 
planning, with a priority placed on cleaner operations, dependable financing mechanisms, alternatives 
to driving alone, improved safety, equitable transportation options, and sustainability and 
environmental impacts associated with transportation. Pierce County’s CPPs were last adopted in May 
2022 and ratified in November 2022. The County’s and Cities’ comprehensive plans need to be 
consistent with the vision and policies in the Countywide Planning Policy Update.  

Pierce County’s six-year TIP (2024-2029) currently has no projects identified in Edgewood but includes 
the County portion of the planned WSDOT project to build SR-167 from I-5 to SR-161, add lanes, 
interchange at SR-161 and I-5, ramps at Valley Av E, trail, and toll facilities just west of the city. 

Pierce Transit 
Pierce Transit is a regional transportation provider that operates transit service in the City of Edgewood. 
Two routes provide bus service for the City of Edgewood. The city supports Pierce Transit’s Long-Range 
Plan (Destination 2040) and coordinates with the agency to identify how transit needs should be 
addressed, particularly as new development occurs. 

Federal and State Air Quality Regulations 
The Transportation Element is subject to the Washington State Clean Air Conformity Act that 
implements the directives of the Federal Clean Air Act. Because air quality is a region wide issue, the 
City’s Comprehensive Plan must support the efforts of state, regional, and local agencies as guided by 
WAC 173-420-080. 
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GOALS AND POLICIES 

Goal T.1 Develop a safe and efficient street transportation system 
that accommodates all transportation modes and maximizes people-
carrying capacity. 
Improve the operating efficiency of the existing system and maintain the capacity to adequately 
serve present and future travel demand. 

T.1a The efficient movement of traffic should be accomplished through advanced 
traffic control measures, intelligent transportation system (ITS) technologies, 
speed management, access management, channelization improvements and 
multimodal design features. 

T.1b Restrict roadway access points and locate driveways on Meridian Avenue E 
(SR 161) to improve safety, maintain optimal capacity and provide for the 
efficient movement of automobiles, bicycles, pedestrians and transit. Access 
management measures may include: 

• Providing internal access between off-street parking in commercial areas 
through reciprocal agreements; 

• Using intersecting streets as access points; 

• Designing subdivisions for efficient internal circulation; and/or 

• Completion of the collector arterial system 

T.1c Require dedication of roadway rights-of-way as part of new development 
consistent with the appropriate functional classification, adopted road 
standards and Comprehensive Plan. 

T.1d Coordinate with the Washington State Department of Transportation 
(WSDOT), Pierce County, and Citiesy of Milton and Puyallup to address traffic 
congestion and circulation issues on Meridian Avenue E and surrounding 
roadways. 

T.Ie Maintain the City’s traffic model to better understand and evaluate the 
demands on the transportation system from both local and regional land 
uses and highway improvements. 

T.1ef Design transportation facilities that support the countywide and regional 
growth strategy andto fit within the context of the built or natural 
environments in which these facilities are located. 

T.Ig Assure that transportation systems are appropriately sized and designed to 
support the land use element, serve the surrounding land uses and minimize 
the negative impacts of growth. 

T.1fh Seek input from the public during transportation planning processes to 
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ensure that all voices are represented and that historically underserved 
neighborhoods and vulnerable populations are heard. 

T.1gi Design, construct and operate the transportation system to serve all users 
safely and conveniently and provide improved access to homes and 
businesses. 

T.1hj Consider all transportation modes and mobility for people with special needs 
in transportation improvement projects. 

T.I.k Consider improvements that support non-motorized transportation or transit 
when implementing concurrency. 

T.1il Encourage the consolidation of driveways on Meridian Avenue E (SR 161), 
Jovita Boulevard E and other arterials during the development review 
process and implementation of capital projects. 

T.1m Use advanced technologies to better manage traffic volumes on Meridian 
Avenue E and improve the efficiency and coordination of traffic signals. 

T.In Parking on public rights-of-way is a secondary need. 

T.1oj Increase the resiliency of the transportation system and support security and 
emergency management to Pprotect the transportation system against 
disaster, develop prevention and recovery strategies and plan for 
coordinated responses. 

T.1kp Create an interconnected transportation network system  of streets and 
trails that form an interconnected transportation networkby requiring new 
connections consistent with the Comprehensive Plan. 

T.1l  Work to create an interconnected transportation system by requiring new 
roadway connections consistent with the Comprehensive Plan. 

Goal T.2 Develop a transportation system that enhances the delivery 
and transport of goods and services. 

T.2a Support improved connectivity and access from the City’s employment 
centers and the regional transportation system. 

T.2b Improve Maintain Meridian Avenue E (SR 161)south of 24th Street E for  to 
support safe and efficient truck movement. 

T.2c Enforce truck regulations and install appropriate features at intersections so 
that heavy vehicles do not utilize City roads, except for local deliveries and 
services. 

Goal T.3 Provide clear and identifiablea safe and interconnected 
systems of walkways, sidewalks and trails. 

T.3a Provide a system of trails for pedestrians and bicyclists, consistent with the 
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PROST Parks Plan. 

T.3b Develop an active non-motorized transportation system that promotes 
connectivity between residential developments via pathways, trails and 
street extensions. 

T.3c As general guidelines, give priority to walkway and trail system 
improvements that: 

• Increase public safety; 

• Construct missing links in the existing bicycle and pedestrian system; 

• Make upgrades to existing walkways and trails; 

• Are along arterial streets; and 

• Connect to key destinations. 

T.3d Install mid-block pedestrian crossings with appropriate safety measures 
when conditions warrant. 

T.3e Develop a program to install or upgrade curb ramps at all curbed 
intersections to meet the Americans with Disabilities Act (ADA) 
requirements. 

T.3f Work with neighboring jurisdictions and other agencies to ensure that 
Edgewood’s bicycle routes/corridors and designs are compatible and 
interconnect. 

T.3g Plan for the expansion of appropriate road shoulders to maintain safe areas 
for walking, jogging and biking while implementing appropriate design 
features to discourage increased vehicle speeds. 

T.3h Accommodate Prioritize the needs of bicyclists and pedestrians in the design 
and construction of all future transportation improvements. 

T.IIIi Require the installation of sidewalks on both sides of Meridian Avenue E. 

Goal T.4 Support improved transit coverage and service throughout 
the region to improve mobility options for Edgewood. 

T.4a Plan to maintain and improve transit coverage and encourage 
implementation of high-capacity transit options. 

T.4b Encourage enhanced bus service connections across county lines and to 
popular destinations. 

T.4c Consider transit facilities as mitigation for new developments that have 
probable significant impacts to the transportation system. 

T.4d Support and promote public involvement in Pierce Transit, King County 
Metro and Regional Transit Authority decision-making. 

Commented [PS13]: Inconsistent with Meridian Corridor 
Study which identifies the recommended pedestrian 
facilities along the corridor. 

Page 68 of 76

PAGE 165



 
 

Edgewood Comprehensive Plan Draft  4 
Goals and Policies  June 8, 2023 

 

Goal T.5 Promote programs to encourage carpooling, transit and 
non- motorizedactive transportation. 

T.5a Work with Pierce Transit to make transit use more attractive to potential and 
existing customersa convenient and easily accessible travel option in 
Edgewood. 

T.Vb Encourage Pierce Transit to partner with private land owners to provide for 
additional parking spaces for transit users in the area. 

T.5bc Work with Pierce Transit and businesses to evaluate and improve transit 
service and facilities that serve employment sites and promote Commute 
Trip Reduction (CTR) program components. 

T.5cd Support public and private Travel Transportation Demand Management 
(TDM) programs to promote alternatives to driving alone. 

T.5de Encourage new commercial and office developments to provide physical 
features supportive of carpooling, transit and non-motorizedactive 
transportation modes of travel. 

Goal T.6 Ensure adequate parking supply. 
T.6a Accommodate parking demand in the most efficient way possible with the 

minimal number of new parking spaces to meet anticipated demand. 

T.6b Develop off-street parking that is compatible with abutting uses and supports 
a pedestrian-oriented streetscape. 

T.6c Encourage shared parking, underground parking or parking structures. 

Goal T.7 Eliminate all fatal and serious injury crashes that occur on 
the City transportation system by 2044.Minimize transportation 
conflicts to ensure safety. 

T.7a Conduct studies and regularly review data at high accident collision locations 
to support operational changes and designs that improve safety. 

T.VII.b Maintain and enhance the safety of roads in the City of Edgewood. 

T.7cb Improve the safety of roadways by eliminating obstacles to vision, 
constructing turn lanes, installing improved signage and striping, adding 
lighting or providing signalizationUtilize best practices, such as the USDOT’s 
Safe Systems Approach, to comprehensively address safety needs within the 
City. 

T.7cd Designate and maintain Meridian Avenue E as a multimodal roadway, 
emphasizing pedestrian and traffic safety for the local communityEstablish a 
safe and comfortable environment for pedestrians, bicyclists, and all 
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roadway uses on Meridian Avenue. 

T.7de Identify Set appropriate speed limits on existing and new connecting 
roadways and identify improvements needed to support safe roadway 
operation at desired speeds. Provide shoulders and improve sight distances 
where needed to meet the design standards. 

T.7ef Where needed, provide access control to improve the safety of roadways, 
install improved lighting or intersection control, provide adequate facilities 
for pedestrians (especially around schools) and provide safe areas at bus 
stops for transit patrons. 

T.7f  Design new residential streets to discourage cut-through traffic while 
maintaining the connectivity of the transportation system. 

Goal T.8 Adequately fund the transportation system to meet current 
and future capital, maintenance and operational needs. 

T.8a Regularly review and update the Transportation Impact Fee (TIF) schedule 
and ordinance to provide more consistency with existing zoning designations 
and standards from the Institute of Transportation Engineers (ITE) to ensure 
the equitable assessment of impact fees. 

T.8b Annually maintain the Transportation Improvement Program (TIP) to 
demonstrate the medium-range adequacy of transportation revenues and 
balance project costs against reasonably expected revenue sources. 

T.VIIIc Develop multimodal level of service (LOS) standards to align with the multi-
county planning policies which require standards based upon the movement 
of people and goods, not vehicles, and encourage development that can be 
supported by transit. 

T.8cd In the event the City is unable to fund the transportation capital 
improvements needed to maintain adopted transportation LOS standards, 
pursue one or more of the following actions: 

• Phase development that is consistent with the Land Use Element until 
adequate resources can be identified to provide necessary 
improvements; 

• Revise the Land Use Element to reduce traffic impacts to the degree 
necessary to meet adopted transportation service standards; 

• Reevaluate the City’s adopted transportation LOS standards and 
concurrency program to reflect levels that can be maintained, given 
known financial resources; 

• Require new and existing development to implement measures to 
decrease congestion andaddress LOS issues enhance mobility; 

• Place a moratorium on development in affected areas; 
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• Update the LOS standards to focus on the movement of people and 
goods instead of only the movement of vehicles; and/or 

• Encourage the mitigation of transportation-related concurrency 
problemsLOS deficiencies through the use of transit, walking, biking, 
system efficiencies and transportation system management. 

T.8ed Allocate resources in the City’s TIP and Capital Facilities Funding Plan 
according to the prioritization guidelines listed in the Capital Facilities 
Element. 

T.8ef Establish LOS C or better for all minor arterials and collector streets within 
the City based on a volume-to-capacity (V/C) ratio of 0.80 or less during the 
weekday PM peak hour. 

T.8fg Establish LOS D or better for intersections in the City, except for along 
Meridian Avenue E (SR 161) which shall be LOS E/mitigated. The LOS 
E/mitigated standard is consistent with adopted regional standards which 
allow congestion during the peak hour to be mitigated along key regional 
arterials through investments to transit or alternative modes. 

T.8g Pedestrian and bicycle level of service will be assessed based on the 
provision of pedestrian and bicycle facilities in accordance with City 
standards and the planned networks. A green (good) LOS indicates that a 
roadway provides pedestrian and bicycle facilities as called for in the 
pedestrian and bicycle plan. An orange (acceptable) LOS indicates that a 
roadway provides a pedestrian or bicycle facility, but that the facility does 
not meet design standards or what the system plan identified in the 
transportation element. A red (failing) LOS indicates there are no pedestrian 
or bicycle facilities present.  

T.8h Transit level of service (LOS) is measured based on the quality of bus stop 
amenities and the availability of sidewalks and street crossings in the 
immediate vicinity of the bus stop. A green (good) LOS indicates high quality 
stop amenities and sidewalks and marked crossings serving the stop. An 
orange (acceptable) LOS indicates the stop is missing amenities, or sidewalks 
or crossings in the stop’s immediate vicinity. A red (failing) LOS indicates that 
the stop is missing both amenities and sidewalk or safe crossings. 

T.8hi Balance financing of transportation improvements between existing and 
future users based on the principle of proportional benefit. 

T.VIII.i Continue to implement the Transportation Impact Fee (TIF) program and 
annually monitor the program to illustrate how it is being used to support 
growth. 

T.8j Require that all transportation projects be adequately funded to address all 
required public safety and design standards. 

T.8k Identify and pursue long-term strategies to obtain grant funding. 
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T.8l Support efforts at the state and federal levels to increase funding for 
transportation systems. 

T.8m Aggressively pursue improvements to SR 161 consistent with the Meridian 
Avenue Corridor Study. the state highways through or near Edgewood. The 
improvements can include: 

• Traffic management systems with queue spillback detection; 

• A communications backbone on Meridian Avenue E that can support the 
installation of ITS devices such as CCTV cameras, video detection, signal 
interconnect, speed detection and dynamic message signs; 

• Transit signal priority to improve bus service and reliability; 

• Capacity increases; 

• Access control; 

• High-occupancy vehicle (HOV) lanes or transit enhancements; 

• Improved pedestrian facilities, such as sidewalks, pedestrian crossings and 
bus zone improvements; 

• Advanced traffic signal system that is traffic responsive; and 

• Street lighting. 

T.8n Develop interlocal agreements with neighboring jurisdictions and other 
agencies to develop funding sources for transportation improvements. 

T.8o Support the continuous, cooperative and comprehensive transportation 
planning process conducted by the Puget Sound Regional Council (PSRC) 
pursuant to its designation as the region’s Metropolitan Planning 
Organization. 

T.8p Participate in public/private partnerships to finance transportation facilities. 

Goal T.9 Assign a high priority to meeting the maintenance needs of 
the transportation system so that it is safe and functional. 

T.9a Inventory and inspect the transportation infrastructure annually. 

T.9b Maintain a pavement management system and identify a sustainable funding 
source to improve the life-cycle costs of City roadways. 

T.9c Develop a regular maintenance schedule for all components of the 
transportation infrastructure. 

T.9d Encourage the maintenance and improvement of the street system when 
addressing the transportation and circulation concerns of the community. 

T.9e Develop strategies necessary to improve public streets to meet applicable 
road standards. 
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Goal T.X Maintain a dynamic relationship between transportation and 
land use along the Meridian Avenue E corridor. 

T.X.a Develop a comprehensive Meridian Avenue E corridor study and plan for the 
segment south of 24th Street E. 

T.X.b Work to create an interconnected transportation system by requiring new 
roadway connections consistent with the Comprehensive Plan. 

T.X.c Increase the visual ambiance along the Meridian Avenue E corridor south of 
24th Street E and integrate provisions of complete street policies when 
possible. 

T.X.d Support the Regional Growth Strategy provisions when addressing 
development, including prioritizing investment in mixed use developments 
along the Meridian Avenue E corridor. 

T.X.e Encourage parking behind residential and commercial facilities along 
Meridian Avenue E and landscaping in the front. 

T.X.f Promulgate programs, such as an adopt-a-road program, to assist in keeping 
roadsides and trails free of litter. 

 

Goal T.XI Protect the livability and safety of residential neighborhoods 
from the adverse impacts of the automobile. 

T.XI.a Design new residential streets to discourage cut-through traffic while 
maintaining the connectivity of the transportation system. 

T.XI.b Support the creation of residential parking zones or other strategies to 
protect neighborhoods from spillover parking from major parking generators. 

T.XI.c Work with residents to encourage the preservation of neighborhood 
character and safety on residential streets. 

Goal T.10 Develop transportation solutions that align with the state 
and multi-county policies that protect the environment. 

T.10a Consider the impacts of climate change in the operations of the 
transportation system and construction of capital projects. 

T.10b Coordinate with county, regional, state and federal agencies air quality 
standards to ensure the City’s transportation projects and programs conform 
to state and federal lawpromote reductions in air pollution and greenhouse 
gas emissions. 

T.10c Support the development and implementation of a transportation system 
that is energy efficient and improves system performance. 
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For Black, multiracial, or another race households, margin of error (MOE) was too high to determine these disparities.
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TO: Jeremy Metzler DATE: October 2, 2024 

FROM: Nicole Stickney 
Tri-Cities - (509) 380-5883 

PROJECT NO.: 2220913.30 

 PROJECT NAME: Edgewood Comprehensive Plan 
Periodic Update 

SUBJECT: Housing Land Capacity by Income Level 

BACKGROUND & SUMMARY 
The Buildable Lands Program is a continuous review and monitoring initiative mandated by the Growth 

Management Act (GMA) in RCW 36.70A.215. Pierce County is responsible for establishing and overseeing this 

program, ensuring coordination with Edgewood and the county’s other 22 cities and towns.  In collaboration with 

its cities and towns, the County annually collects development data and uses the information to produce a report 

on observed development and future capacity within the urban growth area (UGA).  Pierce County issued the 

2021 Buildable Lands Report (Fourth Edition, Updated Version, Published 11/11/2022) to fulfill their ongoing 

reporting requirements. 

As required for the City’s Comprehensive Plan update, the data that was assembled and analyzed for the 

buildable lands report is valuable for assessing the City of Edgewood’s zoning map in order to evaluate the city’s 

housing capacity. 

The GMA requires comprehensive plans to include a housing element that identifies a “sufficient capacity of 

land” to accommodate all projected housing needs during the 20-year planning period (RCW 36.70A.070(2)(c)).  

With recent changes to state law, we now must supply a detailed review of capacity among four categories: 

moderate, low, very low, and extremely low-income households, as defined in RCW 36.70A.030. The income level 

is relative to “median household income1 adjusted for household size, for the county where the household is 

located, as reported by the United States department of housing and urban development.”  

To evaluate residential land capacity by income level, AHBL used the 6-step process as outlined by the 

Department of Commerce’s Guidance for Updating Your Housing Element (August 2023). The data analyzed are 

the 2021 Pierce County Buildable Lands Report, growth targets adopted Pierce County ORDINANCE NO. 2022-46s 

(population, employment, and total housing growth) ORDINANCE NO. 2023-22s (replacing housing growth 

targets with housing by income bracket), OFM, City staff, and Pierce County GIS shapefiles. 

PART ONE: LAND CAPACITY CHECK 
Revised in 2022, the 2021 Pierce County Buildable Lands Report (BLR) fulfills state law requirements under RCW 

36.70A.215 and WAC 365-196-315. The report looks back at Edgewood’s historic growth and analyzes its future 

 
1 The Department of Housing and Urban Development (HUD) annually publishes Area Median Income (AMI) for each county (or 

market area which may include several counties, as is done for the Puget Sound Area).   The market area’s AMI in 2024 is $136,600.00 
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capacity for development.   The report estimated that that Edgewood had capacity to support 3,584 new 

residential units with the current zoning, as detailed in Table 1.   

The table details the city’s estimated net capacity for new housing units among parcels that were classified 

among four categories, as vacant, underutilized, vacant – single unit, or pipeline to arrive at estimates for capacity 

on a per unit basis according to zoning district (built out and undevelopable counts are not shown).   

It is important to note that these “net” figures account for specific and capacity deductions that were made for 

probable market factors, critical area protections, and other factors such as infrastructure needs.  (See the 

Buildable Lands Report for further information on methodology and for definitions).   

 

Table 1: City of Edgewood 2020-2044 Housing Capacity (Dwelling Units) 

Zone Vacant Underutilized Vacant 

Single Unit 

Pipeline Total 

BP 11 13 0 288 312 

C 39 124 14 0 177 

I 0 0 0 0 0 

MR-1 16 20 23 66 125 

MR-2 83 12 33 0 128 

MUR 68 182 90 0 340 

P 0 -2 0 0 -2 

SF-2 95 605 94 39 833 

SF-3 126 717 160 20 1,023 

SF-5 16 76 33 3 128 

TC 65 455 0 0 520 

Total 519 2,202 447 416 3,584 

Data Source: 2021 Pierce County Buildable Lands Report Fourth Edition, Updated Version, Published 11/11/2022 (Table 14-8) 

We did not make any adjustments to the table for recent development (2020 to present) because the period of 

2020-2044 is used to calculate the growth targets, and because then the mapping produced by the BLR could not 

be used. 

PIERCE COUNTY GROWTH TARGETS 
Via Ordinance No. 2022-46s and Ordinance 2023-22s, Pierce County adopted residential and employment targets 

for 2044 for all its jurisdictions including Edgewood according to income band, which is further detailed in the 

draft Housing Element prepared for the Comprehensive Plan Periodic Update project (AHBL, September 5, 2024). 

Using the figures from the BLR, Edgewood appears to have sufficient capacity to accommodate its 2044 housing 

and jobs targets on the whole.  However, deeper investigation is required to fully account for the housing needs 

for different household income levels. 

In the following exhibit we compare Pierce County growth targets with the capacity of the 2021 Buildable Lands 

Report: 
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 ESTIMATED 

CAPACITY 

2020-2044  

NEED (INCREASE) 

SURPLUS/  

DEFICIT 

Housing 3,584 2,397 +1,187 

Jobs 4,047 1,962 +2,085 

Source: 2021 Pierce County Buildable Lands Report (Tables 8-8 & 8-9); Pierce County Ord. 2023-22s & Ord. 2022-46s 

PART TWO: ACCOMMODATING HOUSING NEEDS 
As shown in Part One, the total Edgewood housing supply is expected to exceed projected numbers with the 

city’s currently adopted zoning map. However, housing affordability is an essential part of Pierce County policies, 

and Pierce County has allocated housing unit needs by income brackets as required by state law. Edgewood’s 

allocation is shown in Table 2: 

Table 2: Housing Unit Supply and Allocation (Needs) for Edgewood 

  Permanent Housing Needs by Income Level (% of Area Median Income) Emergency 

Housing 

Needs (Beds) 

  0-30% >30-

50% 

>50-

80% 

>80-

100% 

>100-

120% 

>120% 

 Total Non-

PSH 

PSH 

Est. Supply 

(2020) 

5,125 165 0 356 744 644 875 2,341 0 

Allocation 

(2020-2044) 

2,397 310 418 445 351 151 137 585 147 

Source: Pierce County ORD 2023-22s 

 

HOUSING AFFORDABILITY ANALYSIS – CURRENT ZONING 
In order to evaluate land capacity by income level, AHBL used the 6-step process as outlined by Commerce2. The 

6 steps include: 

1. Summarize land capacity by zone. 

2. Categorize zones by allowed housing types and density level. 

3. Relate zone categories to potential income levels and housing types served. 

4. Summarize capacity by zone category. 

5. Compare projected housing needs to capacity. 

6. (If deficit is found) Implement actions to increase capacity for one or more housing needs. Then reassess 

capacity (Step 1) based on actions. 

We began with the city’s existing zoning map to establish a baseline and see if the city could adequately fulfill the 

County’s CWPPs without any changes to the zoning. 

 

 
2 Guidance for Updating Your Housing Element (Department of Commerce –Growth Management Services, August 2023)  
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Step 1. Summarize land capacity by zone 
Table 1 provides this information.   The majority of the residential capacity (supply) is in zones SF-2 and SF-3. 

Step 2. Categorize zones by allowed housing types and density level 
In Commerce’s step 2 we identify which housing types are allowed in each zone category to relate each zone 

category to “potential affordability levels.” Commerce set out five zoning categories and Edgewood has three of 

the five categories (Edgewood does not have Mid-Rise Multifamily or High-Rise/Tower).   In Table 2, we 

document what the code allows for, and what assigned zoning category corresponds to each zoning district. 

Table 2: Edgewood Zoning Districts and Allowed Housing Types / Density Level 

Zone Housing types allowed Max density level 

allowed 

Assigned zone category 

SF-2  Detached single family 2 dua Low Density 

SF-3 Detached single family, 

duplex, attached  

3 dua Low Density 

SF-5 Detached single family, 

duplex, attached 

5 dua Low Density 

MR-1 Detached single family, 

duplex, attached, multi-

plex, townhouse 

4 dua Low Density 

MR-2  Detached single family, 

duplex, attached, multi-

plex, townhouse 

8 dua Moderate Density 

MUR Detached single family, 

duplex, attached, multi-

plex, townhouse, 

apartment 

24 dua Low-Rise Multifamily 

Commercial Townhouse, apartment 48 dua Low-Rise Multifamily 

Town Center Townhouse, apartment 48 dua Low-Rise Multifamily 

BP Apartment N/A Low-Rise Multifamily 

 

Step 3: Relate zone categories to potential income levels and housing 

types served. 
Commerce advises that in order to ensure land capacity for all income segments, in Step 3 certain assumptions 

need to be made about the types of housing each household category is likely to occupy.  Jurisdictions have 

leeway in how to accomplish this task.  For Edgewood, we have documented these assumptions consistent with 

the model provided by Commerce in Exhibit 12 of their document, with one modification which is excluding Mid-

Rise Multifamily since that housing type is not present in the City; See Table 3.   

 

 

 

NOTE (10/4/2024):  Town Center Should
have been classified as Mid-Rise; Revisions
Needed

PAGE 250



Project Memo Page 5 of 8 
Edgewood Comprehensive Plan Periodic Update 
2220913.30 
October 2, 2024 

 

Table 3: Zone categories and potential income levels served 

Zone category Housing types 

allowed 

Lowest Potential income level served Assumed 

affordability level 

for capacity 

analysis 

Market Rate With subsidies 

and/or incentives 

Low Density Detached single 

family homes 

Higher income  

(>120% AMI) 

Not typically 

feasible  

at scale 

Higher income 

(>120% AMI) 

Moderate Density Townhomes, duplex, 

triplex, quadplex 

Moderate  

income  

(>80-120% AMI) 

Not typically 

feasible  

at scale 

Moderate income  

(>80-120% AMI) 

Low-Rise 

Multifamily 

Walk up apartments 

and condominiums 

(2 to 2 floors) 

Low income  

(>50-80% AMI) 

Extremely low and  

Very low income 

(0-50% AMI) 

Low income  

(0-80% AMI)  

and Permanent 

Supportive Housing 

(PSH) 

ADUs (All zones) Accessory dwelling 

Units on developed 

residential lots 

Low income  

(>50-80% AMI) 

N/A Low income  

(> 50-80% AMI) 

Adapted from Commerce’s  “Guidance for Updating Your Housing Element” Exhibit 12 

Step 4: Summarize capacity by zone category 
In Step 4 we summarize the land capacity for housing production by zone category.  This is essentially a “sorting” 

exercise.  We estimate that there is capacity for 2,109 units in the low-density category, 128 units in the 

moderate density category and 1,349 units in the low-rise multifamily category in addition to capacity for ADUs 

(not calculated) as show in Table 4: 

Table 4: Edgewood Building Capacity Summarized by Zone Category 

Zone  Unit Capacity Assigned zone 

category 

Capacity in zone 

category 

SF-2  833 Low Density 2,109 

SF-3 1,023 

SF-5 128 

MR-1 125 

MR-2  128 Moderate Density 128 

MUR 340 Low rise multifamily 1,349 

Commercial 177 

Town Center 520 

BP 312 

ADU’s Not calculated ADU’s Not Calculated 
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Step 5: Compare projected housing needs by capacity 
For Step 5, Commerce advises that we should compare the jurisdiction’s projected housing needs by income level 

to capacity in order to assess if there is sufficient capacity to accommodate needs at all income levels.  Housing 

needs are aggregated among the zone categories. 

For Step 5 we populated Table 5 to show the housing need as allocated by Pierce County for the years 2020-2044. 

Table 5: Edgewood Projected Housing Needs compared to Available Capacity (2020-2044) 

Income Level (% AMI) Projected 

housing need 

Zone 

categories 

serving 

these 

needs 

Aggregated 

housing 

needs 

Total capacity 

(from Step 4) 

Capacity: surplus 

or deficit 

0-30% PSH 418 Low rise 

multifamily 

1,524 1,349 -175 

 

 

0-30% Other 310 

>30-50% 445 

>50-80% 351 

>80-100% 151 Moderate 

density 

288 128 -160 

 

 

>100-120% 137 

>120% 585 Low 

density 

585 2,109 1,524 

 

 
PSH = Permanent Supportive Housing 

When the total projected housing needs are compared to the total capacity for housing growth, there is a surplus 

of capacity overall.  However, when capacity for each zone category is compared to housing needs at the 

associated income levels, we find there is a deficit of capacity for housing with the potential to serve households 

at 120% of AMI or below, and a surplus of units in the low density category which would likely serve households 

above 120% of AMI. 

In other words, the results of our evaluation show that Edgewood, under the current zoning, appears to have a 

deficit in housing capacity for the income bands below 120% AMI. 

Step 6: Implement actions to increase capacity for one or more housing 

needs. Then reassess capacity (Step 1) based on actions. 
Commerce advises that if the comparison in step 5 shows a lack of capacity in one or more income categories, 

jurisdictions must identify and implement actions to address the projected deficit.   

In the next section, we partially re-run this analysis according to zoning changes. 

HOUSING AFFORDABILITY ANALYSIS – PROPOSED ZONING 
Edgewood is considering changes to its Future Land Use Map (FLUM) and Zoning Maps.  In many areas, lands are 

proposed to be “upzoned” which allows increased density and therefore additional capacity.  In general, the 

increases are directed to occur in locations where there are not sensitive environmental areas (although the 
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critical area protections could still limit development regardless of zoning, thereby limiting the extent to which an 

upzone could have effect) and are directed to occur where sufficient infrastructure is in place or can be available.  

The city’s adoption of an updated General Sewer Plan (GSP) and future projects to expand sewer access makes 

upzoning certain lands possible (within geographic constraints).   

In this part of our analysis, we will re-assess the results of the step 5 with some adjustments for the proposed 

zoning scheme.  This was done on a limited basis.  We did not re-run the entire analysis as doing so would be 

tremendously time-consuming and produce limited benefit.  Instead, we determined the key variables having the 

most significant impact on our outcome; that is, by focusing on key changes between the current zoning map and 

the proposed zoning map we can ensure that the mapping change closes the gaps identified in potential housing 

affordability.   

This is not a simplistic effort.  Rebalancing the numbers to match the changes to the map is complex; for example 

a ten acre vacant parcel that is upzoned from SF-3 to MR-2 would need to be accounted as a change among zone 

categories (from low-density to moderate-density) and the housing capacity number would also change 

(increase) because of the change to building entitlement.   We used data provided in the BLR to obtain reliable 

numbers for our assumptions (including the Edgewood residential density trends observed between 2013-2020 

that were documented in the BLR at Table 8-2) and to maintain consistency.  

Some examples of changes that were not analyzed include: 

• An upzone of SF-2 lands to SF-3 and MR-1 will result in increased capacity numbers.  However, the zoning 

categories among all these zones is the same (Low Density) and so no gain in housing capacity for the 

income bands below 120% of AMI will be realized.  Thus, we did not do those calculations. 

• Upzoned lands that were identified as “Pipeline” or were either built out or unbuildable were passed 

over.  We didn’t change the assumptions in that part of the data. 

This work required a geo-spatial analysis in GIS.  We needed to compare the current zoning scheme to the 

proposed zoning and additionally use the geographic data from the BLR indicating the locations of vacant, vacant-

single-unit, and underutilized properties. 

The following adjustments were identified: 

1. Lands that were upzoned from SR-3 to MR-2 included a count of 12 VSUs plus 33 acres which resulted in 

12 units subtracted from SR-3 and 12 units added to MR-2 as well as the addition of 283 homes to MR-2 

(moderate density) and the subtraction of 47 homes from SR-3 (low density). 

2. We subtracted 97 homes from the MR-2 count (moderate density) and added 252 homes to Town 

Center count (low rise multifamily) as 11.16 acres of vacant land was upzoned and the assumed density 

values of Town Center far exceed that of lands zoned MR-2. 

3. Lands upzoned from SR-3 to MUR results in the subtraction of 3 vacant-single-unit counts from SR-3 

(low density) and the addition of 9 units to MUR (low rise multifamily) (this is a conservative approach 

because it is possible that many more units could be developed in MUR). 

4. We can assume an addition of 44 units to the MUR zone (low rise multifamily) and a reduction of 7 units 

from the SR-3 zone (low density) inventory to account for 2.14 vacant acres plus approximately 3 acres of 

underutilized land. 

In summary, there was a reduction of 57 units from the Low Density zoning category; a net increase of 186 units 

in the Moderate Density zoning category and an increase of 305 units to Low Rise Multifamily. 
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Table 6 shows the results; the first four columns are identical to what is shown for Table 5; the last two columns 

provide adjusted values. 

Table 6: ADJUSTED Edgewood Projected Housing Needs compared to Available Capacity (2020-2044) 

Income Level (% AMI) Projected 

housing need 

Zone 

categories 

serving 

these 

needs 

Aggregated 

housing 

needs 

Total capacity 

ADJUSTED 

(ESTIMATE) 

ADJUSTED  

(ESTIMATE) 

Capacity: surplus 

or deficit 

0-30% PSH 418 Low rise 

multifamily 

1,524 1,654 +130 

0-30% Other 310 

>30-50% 445 

>50-80% 351 

>80-100% 151 Moderate 

density 

288 314 +26 

>100-120% 137 

>120% 585 Low 

density 

585 2,052 +1,467 

PSH = Permanent Supportive Housing 

CONCLUSIONS AND RECOMMENDATIONS 
As shown in Table 3, Commerce provides cities with the option to consider how construction of ADUs will 

contribute to the affordable housing supply.  For the purposes of our analysis, we did not need to contemplate 

this factor chiefly because the Buildable Lands Report did not account for ADUs.  However, there is some 

additional capacity that could be realized.  Edgewood must allow two ADUs per lot on all lots that allow single 

family homes per recent legislation (HB 1337).  The City may place limitations based on sewer availability and 

critical areas. Historically, ADU participation within the City has been low and yet ADUs may already serve an 

important function in Edgewood by providing affordable housing and that may increase in the years to come if 

more units are built.   

Additionally, Edgewood will soon need to adopt amendments to its zoning code for the state’s Middle Housing 

requirements (HB 1110).  Edgewood is a Tier 3 City and as such must broaden the allowed uses in many of its 

zoning districts to accommodate increased density.  This will change how properties may be developed and will 

also result in an increased supply (and, presumably, an increase supply in less expensive housing) which has not 

been assessed. 

Our analysis, which had a limited scope, confirms that Edgewood will supply sufficient housing zoning if the 

proposed zoning map is approved.  In the future, the city may want to perform a full and revised land capacity 

analysis (with recalibrated assumptions including consideration for ADU development and Middle Housing 

changes, and with a full geo-spatial analysis) to ascertain a more complete build-out scenario. 

Cc: Morgan Dorner, City of Edgewood 

 Wayne Carlson, Emily Weimer and Anisa Thaci, AHBL 

 

\\ahbl.com\data\Projects\2022\2220913\30_PLN\Working_Files\20241002_EW_Memo_Land Capacity_2220913.docx 
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Date: August 26, 2024 
To: City of Edgewood (cc: Nicole Stickney and Wayne Carlson – AHBL) 
From: Jennifer Cannon, Mary Chase, Bob Parker - ECOnorthwest 

Subject: Economic Conditions and Opportunities Analysis, City of Edgewood 
Comprehensive Plan Update 

 
 

Economic Profi le Analysis 

Introduction 
The City of Edgewood Comprehensive Plan update represents an opportunity to establish an updated 
Economic Development Element including a vision, goals, and policies for the next 20 years (2024 to 
2044). The updated plan must be responsive to changing community dynamics, reflect the strategic 
vision established by the City Council and include focused goals to address social inequities and climate 
change. This Economic Profile Analysis integrates the best available information from public and private 
data sources to assess the City’s economic trajectory, opportunities, challenges, and economic conditions 
and competitiveness. 

Planning Context 

Growth Management Act Requirements 

Comprehensive planning in Washington is guided by the Growth Management Act (GMA), a series of 
statutes first adopted in 1990 which requires cities and towns within the state’s most populous counties to 
fully plan for future growth (RCW 36.70A). Given Pierce County and Edgewood ’s population size, both 
jurisdictions must address all the mandatory comprehensive plan elements, including land use, housing, 
capital facilities, utilities, and transportation. Economic development is included as a mandatory element 
(RCW 36.70A.070(7-8)), but since no state funds have been allocated to assist jurisdictions in creating 
these plans, they are currently optional. 

Economic Development Planning in Washington 

The City of Edgewood is including an Economic Development Element as part of the current 
comprehensive plan update process, following the GMA Goal 5 to:  

“Encourage economic development throughout the state that is consistent with adopted 
comprehensive plans, promote economic opportunity for all citizens of this state, 
especially for unemployed and for disadvantaged persons, promote the retention and 
expansion of existing businesses and recruitment of new businesses, recognize regional 
differences impacting economic development opportunities, and encourage growth in 
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areas experiencing insufficient economic growth, all within the capacities of the state's 
natural resources, public services, and public facilities 1.” (RCW.36.70A.070(7)) 

In Washington, state provisions set limits on what actions cities and counties can take to support 
economic development, which often guides the strategies, goals, objectives, and policies that 
jurisdictions establish in economic development comprehensive p lan elements. Article 8, Section 7 of the 
state constitution specifies that “No county, city, town or other municipal corporation shall hereafter give 
any money, property, or loan its money, or credit to or in aid of any individual, association, company or  
corporation, except for the necessary support of the poor and infirm. ”2 Given the limitations in the state 
constitution, cities generally cannot directly use public funds to attract private development . Instead, 
cities implement policies, development regulations , and programs to foster or facilitate economic growth 
through land use, infrastructure, tourism, marketing, and partnerships with private, public, and nonprofit 
community-based organizations. Cities fully planning for adequate land capacity to meet the needs of 
the community must understand their current base of employment, development trends, workforce 
housing availability, income segments of the population, and future projections.  

This analysis provides information explaining the City’s economy, real estate market and demographics,  
and serves as a resource that can be used to shape the City ’s economic development vision and actions.  

Key Pierce County Context 

Countywide Planning Policies 
The Pierce County Regional Council (PCRC) is a group of elected leaders comprised of representatives 
from all jurisdictions as well as County staff which coordinates planning efforts that bring together 
multiple local governments (such as cities, tribes, ports, etc.). The PCRC is responsible for monitoring 
VISION 2050 within the County and establishes Countywide Planning Policies (CPPs) per RCW 36.70A.210.3 
The CPPs include goals and policies for economic development and includes a vision intended to be 
consistent with local jurisdictions.  

Pierce County Bui ldable Lands Report 
Pierce County completed its most recent Buildable Lands Report in 2021, meeting statewide standards to 
plan for future growth as part of the Buildable Lands Program ( RCW 36.70A.215). This report analyzes the 
capacity within the county and individual jurisdictions to meet future community needs for jobs and 
housing, including analysis specific to the city of Edgewood. The County’s assessment relies on a 
combination of historic development trends, zoning, and the existing inventory of parcels in each 
jurisdiction to determine if they are aligned with growth targets for the previous planning period. 

 
 

1 In 2023, E2SHB 1181 updated the language of Comprehensive Plan goals (including economic development) to reflect climate change and 
resiliency goals. 

2 RCW 35.21.703 does allow cities to contract with nonprofit corporations to advance economic development.  
3 This state statute requires that “the legislative authority of a county that plans under RCW 36.70A.040 shall adopt a countyw ide planning 
policy in cooperation with the cities located in whole or in part within the county” 
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The Pierce County Buildable Lands Report indicate there is sufficient land capacity for 3,584 new housing 
uni ts and 4,047 new jobs within Edgewood. These findings indicate that existing capacity in the city is 
adequate to meet projected needs for housing and employment for 2044. 4 

Community Engagement 

As a part of the Comprehensive Plan update process, the City engaged with community members which 
provides foundational framing for current community priorities and preferences.  The City, in partnership 
with the consultant team, disseminated two surveys with findings relevant to economic development and 
held an open house event for community members. 

Survey Findings 
The first survey was open from November to December 2023 to gather community insights on the vision, 
priorities, and needed updates (the survey received 139 responses in total and 12 responses from business 
owners). Findings associated with economic development and business needs are summarized below. 

 People in the community were the top reason that business owners who responded to the survey 
cited that they enjoy operating in the community, followed by location and proximity to other 
places. 

 Challenges for business owners that respondents expressed included permitting and fees, 
communication, safety, traffic noise, marketing, and the need for improved pedestrian walkways.  

 Top opportunities for business owners noted by survey responses included being showcased on the 
City’s website and being part of a farmer’s market or bazaar.  

 Public safety was the top concern cited in the survey for Edgewood to address in the next twenty 
years, while business was the fifth highest rank choice (chosen by approximately 44% of 
respondents). 

 Local businesses were also a key theme for what residents would like to see change about 
Edgewood in the short term, including the need for more restaurants  and healthy food options. 

 

Another survey with relevant findings was distributed from February to March 2024 to understand more 
detailed information about topics in the Comprehensive Plan. This survey received 126 results, including 
20 respondents who work in Edgewood and 13 business owners (these groups may have some overlap).  

 Small business services were the second highest choice when residents were asked about which 
type of new or enhanced services are needed to sustain a high quality of life in Edgewood.  Job 
training programs were the least frequently chosen answer (selected by less than 3% of 
respondents). 

 
 

4 Pierce County Planning and Public Works, ‘Pierce County Buildable Lands Report,’ November 2022, 
https://www.piercecountywa.gov/923/Buildable-Lands, 96-106.  
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 Agriculture, restaurants, and retail were the top three preferences for residents for the types of 
uses they would like to see more of in Edgewood. 

Open House 
ECOnorthwest, in partnership with AHBL, supported the City of Edgewood’s Community Development 
department to host an Economic Development Open House, continuing the public’s engagement 
opportunities for the City’s periodic update to the Comprehensive Plan project. The meeting was held in 
the evening on Wednesday, April 25, 2024, at Edgewood’s City Hall. The consulting team invited 
community members to share priorities for economic development in Edgewood. Findings: 

• Ensure equitable economic opportunities for persons of color  including small business owners 
and celebrating diversity in Edgewood. 

• Provide support for existing small businesses and entrepreneurs with initiatives like holding 

regular meetings for home-based businesses, maintaining and circulating a list of local small 
businesses, and providing education and resources.  

• Leverage state programs and build capacity within Edgewood to support businesses.  

• Expand needed infrastructure like extending sidewalks in commercial areas. 

• Market Edgewood for commercial developers and facilitate new commercial development, 
potentially including support for parcel assembly, aid in developing narrow properties, and 
creating opportunities in the Town Center area. 

• Incentivize new commercial uses through tools like modifying licensing fees, exploring tax 
increment financing (TIF), reducing timelines and improving City processes for businesses. The 

City should also market itself to more commercial developers. The City should look at other 
communities regarding reducing fees. The City should let people and businesses know in more 
engaging ways when codes and planning requirements change.  

Economic Development Advisory Board 
The consulting team also engaged with Edgewood’s Economic Development Advisory Board (EDAB) in 
July 2024 to discuss priorities for creating economic opportunities, investments in the Town Center, and 
strategies for supporting new and existing businesses.  This group shared feedback about economic 
development objectives in the city including: 

• Priori tize commercial land uses along the Meridian Corridor  to effectively reduce retail leakage. 
Seek to expand commercial opportunities through city investment in land acquisition, expanding 
requirements for commercial use in the Meridian Corridor, preserving developable land for target 
industries, meeting with landowners and property owners to collaborate and share vision.  

• Minimize commercial  development barriers by enhancing pre-application processes, providing 
clear design guidelines, offering applicant support through the review process, and reviewing 
requirements around change of use. 
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• Align transportation goals in the Meridian Corridor with commercial  development including 
establishing safer pedestrian connections, accommodating cyclists, managing vehicular traffic, 
and developing the parallel road network. 

• Highl ight a variety of Edgewood businesses through advertising and branding efforts. 

Previous Engagement 
Prior to the Comprehensive Plan update project launch the City engaged local high school students and 
the Edgewood community involved with the development of a Town Center subarea plan  (from 2021 to 
2022) and review of the engagement results yields several helpful insights.5  The team heard that 
businesses in the Town Center should be welcoming for families to walk to and have places to sit and 
spend a long time. The students felt that townhome-style buildings that are accessible from sidewalks 
best fit the vision for Town Center. Students believed that preserving  meaningful public space was 
important with things like trails, community gardens, and pocket parks.  Most importantly, the students 
wanted the Town Center to be built for everyone. This means providing a range of housing options 
(affordable, low-income, and shelters), food security programs, non-motorized mobility, and access to 
public transportation. The students determined that Town Center cannot be the “Heart of Edgewood” 
unless it ensures that everyone is welcomed. The students wanted to see more activation in the Town 
Center such as through the addition of the following:  food focused establishments and restaurants, 
entertainment, small scale retail, townhomes, food truck park, farmer’s market, community gardens, 
wide sidewalks, affordable housing, medical establishments, public art, pocket parks, homeless shelters, 
and decorative signs. Survey findings on these topics were similar with over 85% of respondents 
requesting artisan food and drink establishments, dining and drinking, and farmers markets.  Respondents 
also requested parking strategies, pedestrian and bike improvements, and features to improve the 
community character. Essentially, respondents wanted features to improve walkability and create 
opportunities for community building (such as with sidewalk improvements, and public plazas).  

City of Edgewood Economic Profile 
The City of Edgewood is a relatively new city located in northern Pierce County surrounded by 

incorporated cities on all sides except to the north . The Puyallup Tribe Reservation overlaps with a 
portion of the City of Edgewood on its western side, primarily in areas that are residential today, but 
some of which the Future Land Use Map identifies for industrial development along Freeman Rd E. The 
City supports a population of just over 14,000 people (as of 2024). The City of Edgewood is a highly 
desirable place to live, offering a prime location nearby the growing cities of Tacoma, Puy allup, and 

Federal Way, and the smaller cities of Milton, Fife, and Sumner in north Pierce County . Edgewood is just 
south of King County and is located in the growing Puget Sound Region.  

The City of Edgewood is easily accessible from State Route 161 (on the western side of the City), State 
Route 167 (on the eastern edge of the City) and a short distance from Interstate (I) 5 (see Exhibit 1 

 
 

5 The City developed a new webpage for the Town Center Subarea Plan- cityofedgewood.org/317 which provided interactive 

features like a map allowing people to “drop a pin” where they live. It also was frequently updated to provide summaries, 

project timelines, public engagement opportunities, and additional relevant resources. 
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below). The City is near the Port of Tacoma which has railroad infrastructure (BNSF Railway/Union 
Pacific Railroad) and cargo shipping infrastructure. In addition, west of the City a new light rail line 

(passenger) will extend north to the Seattle area and south to the Tacoma Dome.  Many residents 
commute to jobs in Pierce and King counties. Lacking historical downtown infrastructure and buildings, 
City leaders have invested heavily in designating a new Town Center that will serve as the commercial 
and social hub for the City and its surrounding communities. 

Exhibi t 1 .  Si te Location Map, Ci ty  of Edgewood 
Source: Pierce Transit, City of Edgewood, Sound Transit. Note: More comprehensive information on the extent of utilities 
is available in the Utilities Element.   
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Summary of Findings 
A summary of key findings from this Economic Development Element analysis helps describe key insights 
regarding the economic context, economic opportunities and challenges, and to inform Comprehensive 
Plan policy updates. The next section provides the full results and detail regarding these findings.   

Community Demographic Trends 

» Edgewood had a median age of 40 in 2022, with a large share of residents under 20 years and 50-
64 years old compared to the County and the State. These groups typically represent students or 
workers in entry-level or part-time positions mid- to late-career workers respectively. Edgewood 
had the most notable gap in i ts share of residents aged 20 to 34 years, who often represent early -
career workers and young professionals.  

» Edgewood has a growing share of residents with bachelor’s degrees and higher, as well  as 
residents with some col lege or an associate’s degree,  and a shrinking share of residents with a high 
school degree or less. Educational attainment in the City is generally on par with Pierce County. 

» Median household income for al l  households in Edgewood was $1 15,325 in 2022 but varied by race 
and ethnici ty .  The City’s median income was higher than both Pierce County and Washington State 
in 2022 (and was also higher in 2012). However, the median household income for Native Hawaiian 
and Pacific Islander and Hispanic or Latino was lower than average  in the City of Edgewood.6 

» The share of residents l iv ing below the poverty  threshold determined by the US Census was 4%  in 
Edgewood in 2022, compared to 9%  in Pierce County  and 10%  in Washington ( 10% ) in that period. 
The share of residents living below poverty in the City decreased slightly from 5% in 2012 to 4% 2022. 
This change likely reflects new growth in high-income households earning $150,000 or more. 

Economic Context 

» In 2022, Edgewood was home to 1,867 jobs, growing from 1,195 jobs in 2010. The City has seen 
fluctuations in employment growth, experiencing several years of declining employment , particularly 
in the wake of the 2008 recession and the onset of the COVID-19 pandemic in 2020. 

» The current employment to housing ratio in the Ci ty i s 0.3, meaning that there i s about one 
employee working in Edgewood for every three housing uni ts.  This high ratio indicates that 
Edgewood is a “ bedroom” or commuter community, where there are fewer jobs than residents in 
the Ci ty. In Edgewood, this ratio has grown modestly  since 2000, wi th the number of persons per 
job increasing from 6.9 in 2000 to 7.2 in 2022.  This indicates a need for more jobs if the City wants 
to achieve a balance between local jobs and housing, consistent with the Countywide Planning 
Policies. The adopted targets for housing and employment in the CPPs would indicate a 0.55 ratio of 
employment to housing by 2044.  

 
 

6 For Black, multiracial, or another race households, margin of error (MOE) was too high to determine these disparities. 

PAGE 261



 

      Edgewood Economic Element Analysis 8 

» In Pierce County, military, healthcare, government, and education employers represent the largest 
number of employees as of 2020. Joint Base Lewis-McChord located southwest along I-5 represents 
the largest single employer, followed by countywide employers MultiCare Health System, the State 
of Washington, and CHI Franciscan Health. 

» In Edgewood, employment is concentrated around the central thoroughfare of Meridian Avenue E 
(WA-161). The highest employment density areas are located near the intersection of Meridian 
Avenue E with 24th Street E and 8th Street E, which are home to a variety of retail , services, and 
government facilities. 

» More than double the number of residents leave for jobs outside of Edgewood than employees 
commuting into the City as of 2021. The primary commuting destination for Edgewood residents was 
Seattle in 2021, followed by Tacoma. Only 1.7% of employed residents worked in the City. 

» In Edgewood,  serv ice industries and construction represent ed the greatest share of employment 
as of 2022. Service industries (such as healthcare and professional services) accounted for over a 
third of jobs in the City in 2022 while construction employment grew from 25% of employment in 
2000 to 33% in 2022. 

» Services industries, construction, and education are anticipated to continue growing through 2044 
and remain the three largest employment sectors in Edgewood over this period. The largest group 
of industries in Edgewood today are service industries. In PSRC’s projections for future growth, this is 
combined with Finance, Insurance, Real Estate into one category as ‘FIRES, ’ which is anticipated to 
see the most growth over the next twenty years. These industries offer some opportunities for high-
paying jobs in Pierce County (like Health Care and Social Assistance), but also a large share of jobs 
with below the County’s average pay (like Accommodations and Food Service).7 

» Following new workplace trends in the wake of the COVID-19 pandemic, Edgewood has had an 
increasing share of remote workers, experiencing a rapid increase in the share of remote workers 
from only 5%  in 2012 tripl ing to 18%  of workers in 2022, above County and State trends. In 
Edgewood, remote workers have nearly identical earnings to the City overall. 

» Between 2012 and 2022, the City of Edgewood’s total taxable retail sales  per capita increased 
quickly, growing by 2% annually on average when adjusted for inflation. This growth is likely due in 
large part to new commercial development along the Median Avenue Corridor , restructuring of how 
the sales tax is allocated, and corresponds with a growth in high-earning households. However, the 
City’s overall sales still remain lower than total revenues in Fife, Milton, and Sumner.  

» Within the City of Edgewood, the number of employees is anticipated to grow from 2,244 
employees (in 2020) to 4,206 employees by 2044 (according to Pierce County ’s adopted targets). 
This represents an 87% increase (or 1,962 new employees) over the next 20-year period, increasing 
by an annual growth rate of 2.7 % (or about 98 new employees). The City is anticipated to grow at a 
faster rate than many surrounding cities (with the exception of Sumner) and the County overall.  

 
 

7 Because employment data often includes confidentiality requirements to protect identifiable information about businesses and workers, 
many data points related to industry employment and wages are only publicly available at the County level. 
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Real Estate Market Trends 

» Compared to Pierce County, office rents have been lower in the Edgewood Market Area  which 
includes the cities of Edgewood, Fife, Milton, and Sumner  since 2013 (see Real Estate Market Trend 
section on p. 24 for detail on the Market Area). The Edgewood Market Area’s office space had only 
a 3.3% vacancy rate in 2023, compared to 8.9% in the County. The combination of lower rents and 
vacancies indicates that the Edgewood Market Area is meeting demand in the area for lower cost 
office space, despite limited new construction since 2013. 

» Retail rents and vacancies in the Edgewood Market Area roughly followed County trends over the 
last decade. Rising rents combined with low vacancy rates indicate rising demand for retail space 
both in the Edgewood Market Area and the County.  Retail leakage data indicates that there is a gap 
in meeting demand locally for all major retail types analyzed, with the greatest gap for general 
merchandise. 

» Industrial rents have more than doubled for both the Edgewood Market Area and Pierce County 
since 2013. In 2023, the Edgewood Market Area had a 7.6% vacancy rate for industrial space. 
Coupled with rising rents, these trends indicate rising demand for industrial uses particularly in the 
Edgewood Market Area. Since 2013, the Edgewood Market Area accounted for about a third of new 
industrial space in the County. 

» Real estate in Edgewood shows growing demand for multifamily units, with rents steadily 
increasing since 2013. Likewise, the retail market has decreasing vacancies and rising rents. This 
indicates some potential for combining demand for rental units with small increases in the City’s 
office or retail inventories.  

Community Demographic Trends 
Population growth, demographic composition, and income distribution can all have important 
implications for a city’s economic success. Key characteristics such as population growth over time, age 
of residents, median income, and disparities by race and ethnicity provide useful context about 
Edgewood’s households and recent trends. The purpose of this analysis is to evaluate the socioeco nomic 
conditions that will influence demand for different land uses and shape the economic opportunities in the 
City over the comprehensive plan time horizon. This information can also help to identify which 
communities in Edgewood are not benefiting from current efforts and inform the City’s work to set 
policies which may help to address current gaps for equitable economic development.  

This section provides an overview of key socioeconomic conditions in Edgewood that are useful for 
evaluating economic opportunities and challenges. To better understand the City’s standing within the 
region, the analysis also includes comparisons to Pierce County and other geographies such as 
Washington State and surrounding cities as needed to contextualize conditions in Edgewood.  
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This assessment relied on data primarily sourced from the United States Census Bureau’s 5 -year 
American Community Survey (ACS) 5-year estimates,8 CoStar, Washington Office of Financial 
Management (OFM), the United States Department of Housing and Urban Development (HUD), the Puget 
Sound Regional Council (PSRC), and the City of Edgewood. Primary geographies used include the City of 
Edgewood, Pierce County, and Washington State, as well as targeted comparisons with surrounding 
comparable cities of Battle Ground and Washougal.  

In some cases, the margin of error (MOE) with the Census Bureau’s ACS data and other sources can be 
very high, severely reducing the accuracy of some variables. This typically happens for groups with 
smaller sample sizes or data filtered to smaller geographies. Where data is not available at the city level, 
we include information at the County level.  

Population Growth, Age, Race and Ethnicity 

Planning for economic development is important to help ensure opportunities for economic prosperity to 
all residents. Pierce County sets population growth targets for jurisdictions within the County, with 
current projections to 2044. Edgewood has grown by nearly 50% since 2000 to its most recent population 
estimate of 14.080 in 2024. The City is expected to continue growing to 18,217 residents by 2044 (for an 
annual growth rate of 1.6% between 2020 to 2044). See the Edgewood Housing Inventory Analysis for 
details about projected population and household growth.  

Edgewood had a median age of 40 years in 2022, which is higher than that of Pierce County as well as 
surrounding peer cities like Fife, Milton, and Sumner. However, the distribution of age categories shows 
Edgewood has a higher share of residents under 20 years (typically students or workers in entry-level or 
part-time positions) and 50-64 years (typically those who are mid- to late-career workers) compared to 
the County and the State. Most notably, Edgewood has a small share of residents aged 20 to 34 years, 
who often represent early-career workers and young professionals. 

 
 

8 5-year estimates use data collected over a longer period of time used to increased statistical reliability of the data by using a larger sample 
for geographies with populations under and small groups within a population. Since Edgewood’s population is below the threshold of 65,000 
residents, 1-year estimates are not available at the city level. This report generally uses the most current estimates at the time of writ ing; for 
ACS data this is 2018-2022, as well as comparison over time to 2008-2012 data. 
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Exhibi t 2. Age Distribution, Edgewood, Pierce County , and W ashington, 2022  
Source: U.S. Census Bureau, 2018-2022 ACS 5-Year Estimates. 

 

Educational attainment data are an important indicator for economic opportunities and the type of 
available workforce in an area. Economic development strategies may target different types of skill 
development, industry pipelines, or training programs, depending on the existing level of education 
among residents. Between 2012 and 2022, Edgewood gained residents with bachelor’s degrees and 
higher, as well as residents with some college or an associate’s degree, while losing residents with a high 
school degree or less. Educational attainment in the City is generally on par with Pierce County as a 
whole, though slightly behind Washington State in rates of residents with bachelor’s degrees or higher. 
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Exhibi t 3. Educational  Attainment for Population Over 25, Edgewood and Pierce County , 2012 - 2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates. 

 
Economic Context 
Several factors can indicate changes in economic conditions for cities, their residents, and their 
workforce. This section provides context about current conditions and recent trends in Edgewood 
related to household income, employment, commuting, and wages.  

Income 

Overall income levels and distribution are critical indicators of economic prosperity  for cities. Income 
levels directly reflect the purchasing power and standard of living of individuals and households; higher 
incomes generally enable people to afford better education, healthcare, and access to essential goods 
and services, elevating overall well-being and productivity. The distribution of income and disparities 
between different demographic groups are critical considerations when addressing economic inequality 
and reducing concentrations of poverty . In Edgewood, the median household income for all households 
has remained higher than the median income for both Pierce County and Washington State since 2012, 
rising to $115,325 in 2022. 
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The distribution of median household income by race and ethnicity can also be instructive to 
understanding ongoing economic disparities. Household income levels vary in Edgewood by race and 
ethnicity. Similar to many communities, people of color in Edgewood and Pierce County may bear historic 
and systemic barriers to economic opportunities. In Edgewood, the median income for white households 
was the same as the City overall, yet Asian households had a much higher median income. However, 
household median income for Native Hawaiian and Pacific Islander and Hispanic or Latino was lower than 
average.9 White households in the County saw higher median incomes than the overall average, while 
Asian and Native Hawaiian or Pacific Islander households were near this median within their range of 
MOE. 

Ex hibit 4 . Median Household Income, Edgewood, Pierce County , and W ashington, 2012 - 2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 
Note: Median household income is shown in nominal dollars (not adjusted for inflation). 

 

 
 

9 For Black, multiracial, or another race households, margin of error (MOE) was too high to determine these disparities. However, in Pierce 
County overall trends show that household income is lower for residents who are Black, Hispanic or Latino, American Indian or Alaska Native, 
multiracial, or another race. 
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Exhibi t 5. Median Household Income by Race and Ethnici ty , Edgewood and Pierce County,  2022 
Source: U.S. Census Bureau, 2018-2022 ACS 5-Year Estimates. 
Note: Asterisk (*) indicates the MOE was too high for some categories and higher MOEs reduces the 
accuracy of the information. MHI: Median Household Income.  

  

The share of residents living below the poverty threshold was also lower in the City of Edgewood 
compared to Pierce County and Washington, slightly decreasing from 5% in 2012 to 4% in 2022. This 
change likely reflects new growth in high-income households earning $150,000 or more during this 
period. 
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Exhibi t 6. Percent of Population Below Poverty , Edgewood and Pierce County , 2012 - 2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates. Note: This shows the percent of population 
below the poverty level for at least one year.  

 

Employment Trends 

In 2022, Edgewood was home to 1,867 jobs as reported through the PSRC based on data from the 
Quarterly Census of Employment and Wages (QCEW). The number of jobs in Edgewood has generally 
increased in recent decades, growing from 1,195 jobs in 2010. However, the City has seen fluctuations in 
employment growth, experiencing several years of declining employment particularly in the wake of the 
2008 recession and the onset of the COVID-19 pandemic in 2020. The current employment to housing 
unit ratio in the City is 0.3, meaning that there is about one employee working in Edgewood for every 
three housing units.  

Exhibi t 7. Total Covered Employment Change, Edgewood, 2001 - 2022 
Source: PSRC analysis of QCEW data 
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Growth in employment, population, and housing are interconnected. In general, communities with a high  
ratio of population to employment can be characterized as “bedroom” or commuter communities , where 
there are fewer jobs than residents in the City. In Edgewood, this ratio is high and has grown modestly 
since 2000, with the number of persons per job increasing from 6.9 in 2000 to 7.2 in 2022 . In the same 
period, the ratio of jobs to housing units has slightly decreased. This indicates a possible need for more 
local jobs to achieve more of a balance between local jobs and housing. 

Exhibi t 8. Population, Employment, and Jobs Comparison Ratios, Edgewood,  2000  - 2022 
Source: PSRC 

  RATIOS 

 POPULATION EMPLOY MENT 
HOUSING 

UNITS 
POPULATION : 

JOBS 
JOBS : HOUSING  

2000 9,089 1,318 3,562 6.9 0.4 
2010 9,387 1,195 3,801 7.9 0.3 
2022 13,520 1,867 5,782 7.2 0.3 

Top Employers  
In Pierce County, employers in the military, healthcare, government, and education sectors had the 
largest number of employees as of 2020. Joint Base Lewis-McChord (JBLM) located south along I-5 
represents the largest single employer,10 followed by employers with locations throughout the County 
including MultiCare Health System, the State of Washington, and CHI Franciscan Health. Local cities and 
their school districts account for an additional four of the top ten employers . Safeway and Albertsons 
(recently merged) are the only single retail sector establishment in the County’s top ten employers.  

Exhibi t 9. Top 10 Employers in Pierce County , 202 0 
Source: Economic Development Board Tacoma Pierce County, link to report 

EMPLOY ER  TOTA L EMPLOY EES I NDUSTRY  

1. Joint Base Lewis-McChord 54,000 Military 

2. MultiCare Health System 8,264 Healthcare 

3. State of Washington 7,859 Government 

4. CHI Franciscan Health 5,682 Healthcare 

5. Tacoma Public Schools 3,649 Education 

6. City of Tacoma and Tacoma Public Utilities 3,623 Government 

7. Pierce County Government 3,304 Government 

8. Puyallup School District 2,711 Education 

9. Bethel School District 2,689 Education 

10. Safeway and Albertsons 2,153 Retail 
In terms of business development in the City of Edgewood, the best source of information for quantifying 
business growth is from the Washington State Department of Revenue business license data. As of April 

 
 

10 JBLM employment figures may vary and include military personnel, civilian employees, and contractors. In its 2022 Growth 
Coordination Plan, JBLM provide detailed information on the base, including 31,221 active-duty military members, 7,088 reserve 
military (Reserve Component, National Guard), 11,746 civilian employees, and 4,300 contractors. 
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2024, the City had 639 active resident business licenses. Among these businesses, approximately 66% are 
home-based businesses.  

Commuting and Employment Density  
In Edgewood, employment is concentrated around the central thoroughfare of Meridian Avenue E (WA-
161). The highest density areas of jobs per square mile in the City are located near the intersection of 
Meridian Avenue E with 24th Street E and 8th Street E, which are home to a variety of retail and services. 
There are also several smaller dispersed hubs for employment along 122nd Avenue on the City’s east side, 
several of which align with the location of K-12 schools throughout the community . 

Employment location plays an important role in where people live and conversely it can influence where 
people choose to relocate. Edgewood generally follows the pattern of a bedroom community, with 
more than double the number of residents leaving for jobs outside of Edgewood than employees 

commuting into the City as of 2021. Exhibit 10 provides a conceptual depiction of this trend of residents 
coming in (shown with the arrow on the left) and out (on the right) or those who both live and work in 
Edgewood (in the center). 

The primary commuting destination for Edgewood residents in 2021 was Seattle, followed by Tacoma. 
Approximately a quarter of 

commuters travel to those two 
destinations. Of Edgewood 
residents who were employed, 
only 1.7% worked at jobs in the 
city, or approximately 3.7% of the 

total workers employed within 
Edgewood., The largest share of 
employees in Edgewood 
commuted from Tacoma as well 
as Auburn, Federal Way, and 

Puyallup. Edgewood had the 
shortest commute time 
compared with surrounding cities 
at only 26.2 minutes on average ( 

Exhibit 13). 

 

Exhibi t 1 1 . Top Destinations W here Edgewood Residents W orked, 2021  
Source: LODES-LEHD 

590 
(13% ) 

497 
(1 1% ) 

343 
(8% )  

257 
(6% )  

Seattle Tacoma Kent Auburn 

 

 
Exhibi t 10. Commute Pattern Conceptual Map, Edgewood, 2021  
Source: LODES-LEHD 
Note: This a conceptual map and arrows do not indicate direction of 
commute patterns specifically 
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Exhibi t 12. Top Locations W here Edgewood W orkers Lived, 2021  
Source: LODES-LEHD 

211 
(10% ) 

96 
(5% ) 

96 
(5% ) 

89 
(4% )  

Tacoma Auburn Federal Way Puyallup 

 
Exhibi t 13.  Mean Travel Time to W ork,  Edgewood and Comparison Jurisdictions, 2022 
Source: U.S. Census Bureau, 2018-2022 ACS 5-Year Estimates.  

 EDGEWOOD PIERCE COUNTY MILTON FIFE SUMNER 

Mean Commute 
Time (Minutes) 

27.8 30.2 27.5 32.1 26.2 

 
Key Industries 
Jobs in service industries and construction represent the greatest share of employment as of 2022. 
Service industries (such as healthcare and professional services among a range of other subindustries) 
accounted for over a third of jobs in the City in 2022, despite a decline in 2012. The share of construction 
jobs in Edgewood has grown since 2000, increasing from 25% of all covered employment in 2000 to 33% 
in 2022. 

  

PAGE 272



 

      Edgewood Economic Element Analysis 19 

Exhibi t 14. Share of Covered Employment11 by Major Sector, Edgewood, 2012 - 2022 
Source: PSRC LUV-it Estimates. Note: Acronyms used by the PSRC include WTU includes Wholesale, Transportation, and 
Utilities, FIRE includes Finance, Insurance, and Real Estate. Employment estimates use data from the Quarterly Census of 
Employment and Wages (QCEW) and administrative records employers report, by law, to the Washington State 
Employment Security Department (ESD). 

 

The PSRC provides projected growth targets by sector for cities in the Puget Sound region, using the 
year 2018 as a base to project through 2044. Service industries (represented by the ‘FIRES’ group of 
Finance, Insurance, Real Estate, and Services’), construction, and education are anticipated to continue 
growing and remain the three largest employment sectors in Edgewood through 2044.  

The implications of this growth are important for directing economic development policies. Compared 
with wage growth in Pierce County shown below in Exhibit 16, the largest and growing group of industries 
(FIRES) offers some opportunities for high-paying jobs, but also a large share of jobs with below average 
pay. Wages for employees in the Finance and Insurance industry grew by 55% in the last decade, but the 
County saw no increase in the number of these jobs, which accounted for only a small percent of overall 
employment. Real Estate saw a notable increase in wages (135%) and a 35% increase in employment, 
however it still accounted for only 2% of jobs in 2022. Health Care and Social Assistance was the largest 
of these growing sectors that paid above average wages, while Accommodations a nd Food Service 
(which accounted for 10% of jobs in Pierce County) had the lowest wages on average. 

 
 

11 Covered employment includes employees covered by unemployment insurance. Examples of workers not included in 
covered employment are sole proprietors, some types of contractors (often referred to as “1099 employees”), or some railroad 
workers. 
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Exhibi t 15. Growth Target by Sector Employment, Edgewood,  2020 - 2044 
Source: PSRC LUV-it. Note: Acronyms used by the PSRC include WTU includes Wholesale, Transportation, and Utilities. 
Projection data combines Finance, Insurance, Real Estate, and services into one category represented by FIRES below. 

 

W age Growth 
Employment data often includes confidentiality requirements to protect identifiable information about 
businesses and workers and many data points related to industry employment and wages are only 
publicly available at the County level. Exhibit 16 shows employment and wage trends by industry from 
2012 to 2022. By total employment, Health Care and Social Assistance was the largest industry in Pierce 
County in both 2012 and 2022, growing by 39% (faster than the County total); average wages also grew 
in this industry and paid higher than the overall average. Construction, Transportation and Warehousing, 
and Professional and Technical Services were also among the top ten industries for employment and 
saw similar growth in jobs offering above-average wages from 2012 to 2022. 

Some of the County’s largest industries did not see the same kind of growth in opportunities since 2012. In 
particular, Retail Trade, Accommodation and Food Services, and Administrative and Waste Services  
each comprised a high share of total employment, but despite some increases in wages still remained 
below the County average in 2022. The Finance and Insurance sectors, together with the Information 
sector offered above average wages but saw decreased employment over this time period. 
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Exhibi t 16. Covered Employment and Wage Trends, Pierce County,  2012  - 2022 
Source: US Bureau of Labor Statistics, QCEW. Note: Total retail tax revenue shown in nominal dollars year-over-year 
Values shown in green saw above average growth in wages and employment respectively from 2012-2022; values shown in 
red showed negative growth in this time period; values shown in bold paid higher wages than the County average in 2022. 

 

Remote Workers 
Following new workplace trends in the wake of the COVID-19 pandemic, Edgewood has seen a fast 
increase in the share of remote workers from only 5% in 2012 to 18% of workers in 2022. The City also now 
has a larger share of remote workers than the County or the State.  

Exhibi t 17. Share of Remote W orkers,  Edgewood,  Pierce County, and W ashington 2012 - 2022 
Source: ACS, 2008-2012, 2018-2022 
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Remote workers tend to be employed in white-collar jobs that often offer higher wages than other types 
of employment performed in-person. In Washington and Pierce County, the median annual earnings for 
remote workers relative to the overall median increased with the onset of the pandemic. In Washington, 
remote workers made nearly $30,000 more annually compared to all workers  in 2022. However, in 
Edgewood the gap between these groups has seen a different trend, with remote workers having nearly 
identical earnings to the City overall. 

Exhibi t 18. Annual Median Earnings for Remote and Non-Remote W orkers, 2012 - 2022 
Source: ACS, 2008-2012, 2018-2022 

 

Fiscal Conditions 

Fiscal conditions are critical indicators for economic development, which have implications for 
jurisdictions’ capacity to invest in essential services and growth. In Washington state, the lack of income 
tax makes sales tax and other tax revenues particularly important for understanding economic trends 
and the impact on local municipal budgets. 

Between 2012 and 2022, the City of Edgewood’s total taxable retail sales increased dramatically, 
growing by 24% annually on average in nominal dollars. This growth is likely due in large part to new 
commercial development along the Median Avenue Corridor , which is home to the majority of the City’s 
retail activity as well as change in consumer behavior during the onset of the COVID-19 pandemic.  
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Exhibi t 19. Total Taxable Retai l  Sales,  Edgewood,  2012 - 2022  
Source: Washington Department of Revenue. Note: Total retail tax revenue shown in nominal dollars year-over-year.  

 

Compared with surrounding jurisdictions and unincorporated areas of Pierce County, Edgewood’s overall 
taxable retail sales have grown at a faster rate since 2012, including when adjusted for inflation (Exhibit 
20). However, the City’s overall sales still remain lower than total revenues in Fife, Milton, and Sumner.  
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Exhibi t 20. Total Taxable Retai l  Sales by Pierce County Juri sdictions, 2012-2022 
Source: Washington Department of Commerce, US Bureau of Labor Statistics Inflation Calculator. Note: Adjusted for inflation 
and shown in 2022 dollar values.  

JURISDICTION 2012 ( IN 2022$) 2022 PERCENT CHANGE 
2012-2022 (ADJ.)  AAGR 

Ci ty of Edgewood $64M  $217M 239%  13.0%  

Unincorporated Pierce 
County 

$2.4B $5.7B 138% 9.0% 

Ci ty of Fi fe $693M $1.4B 102% 7.3% 

Ci ty of Mil ton $96M $281M 193% 11.3% 

Ci ty of Sumner $521M $989M 90% 6.6% 

 

On a per capita basis, Edgewood’s taxable retail sales are also growing proportionate to the City’s 
population. Surrounding cities saw a decline in per capita sales, indicating faster population growth than 
expansion of local retail.  Surrounding jurisdictions which are home to higher-volume establishments like 
wholesale retailers, car dealerships, and more shopping destinations compared to Edgewood. 

Exhibi t 21 . Per Capita Taxable Retai l  Sales by Pierce County Juri sdictions, 2012-2022 
Source: Washington Department of Commerce, US Bureau of Labor Statistics Inflation Calculator. Note: Adjusted for inflation 
and shown in 2022 dollar values.  

JURISDICTION 2012 ( IN 2022$) 2022 PERCENT CHANGE 
2012-2022 (ADJ.)  AAGR 

Ci ty of Edgewood $16,878 $20,495 21%  2.0%  

Ci ty of Fi fe $125,810 $127,166 1% 0.1% 

Ci ty of Mil ton $34,020 $25,862 -24% -2.7% 

Ci ty of Sumner $83,632 $74,118 -11% -1.2% 
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Real Estate Market Conditions 
Understanding Edgewood’s real estate market opportunities can indicate what industries might locate 
and grow in the City, based on historic and current demand patterns across different real estate types. 
This section details Edgewood’s commercial real estate conditions and identifies market drivers and 
trends that will influence the market appeal and viability of commercial uses in the area.  

This report primarily covers office, industrial, and retail building types . Because the inventory of office, 
retail, and industrial commercial types is limited in Edgewood, this analysis aggregates these commercial 
types in Edgewood with the surrounding cities of Fife, Milton, and Sumner as the ‘Edgewood Market 
Area’  as well as a comparison of trends in Pierce County. Multifamily trends are shown for the City of 
Edgewood (not aggregated with surrounding cities) and Pierce County.  

The Housing Needs Assessment portion of this Comprehensive Plan Update covers the residential real 
estate market in greater depth. The exhibits in the section below show historical trends in the average 
effective rent rates and average annual vacancy rates  for the analysis. In general, the analysis shows 
trends in Triple-Net (NNN) rents, vacancy rates, and deliveries (these are described below). This section 
also looks back to trends in the past decade, capturing a longer cycle of real estate trends.  

• Triple-Net (NNN) : Represents annual rents on a per-square-foot (psf) basis, not including any 
pass-through expenses such as taxes, insurance, and utilities or maintenance costs.  

• V acancy Rates: Represents how much space per-square-foot (psf) is vacant in a submarket.  

• Deliveries: Represent the total amount of new square feet of each product type that has been 
added to the market on an annual basis. 

• Net Absorption:  Represent annual net square feet of new occupancy or vacancy of space 
accounting for deliveries.  

The Edgewood Market Area has a large inventory of industrial and manufacturing real estate relative to 
Pierce County, adding over 10.3 million new square feet over the past decade while seeing lower 
vacancies and higher rents than the County average for these types of spaces. Office and retail real 
estate is less prominent in the Edgewood Market Area, in terms of both total square footage and rent. 
However, low vacancy rates and recovery from pandemic trends indicates potential room for growth in 
both real estate types within the Edgewood Market Area.  
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Office Market 

The Edgewood Market Area 
has seen some fluctuations in 
rents per square foot (PSF) over 
the past decade and is currently 
at a ten-year high at $20.6 per 
square foot. Compared to 
Pierce County overall, office 
rents PSF have been lower in 
the Edgewood Market Area 
since 2013.  

Exhibi t 22. Average Office Rent per Square Foot, Edgewood 
Market Area and Pierce County , 2013-2023 
Source: CoStar 

 
The Edgewood Market Area’s 
office space had only a 3.3% 
vacancy rate in 2023, falling 
since its high point of nearly 8% 
in 2015. Comparatively, Pierce 
County’s office vacancy rate 
has been rising since 2020, and 
currently stands at 8.9%. 
 
The combination of lower rents 
and vacancies indicates that 
the Edgewood Market Area is 
meeting demand in the area for 
lower cost office space. 

Exhibi t 23. Average Office V acancy Rate, Edgewood Market 
Area and Pierce County , 2013-2023 
Source: CoStar 

 
 

PAGE 280



 

      Edgewood Economic Element Analysis 27 

Since 2013, the Edgewood 
Market Area has seen few new 
office deliveries, totaling 
approximately 52,000 new 
square feet. This accounts for 
only about 2% of Pierce County’s 
2.2 million new square feet in 
the past decade. The County 
saw its largest amount of new 
office construction in 2013, as 
well as spikes in 2017 and 2022. 

Exhibi t 24. Office Del iveries, Edgewood Market Area and Pierce 
County , 2013-2023 
Source: CoStar 

 
Despite its spikes in new 
deliveries, Pierce County saw 
several years of negative 
absorption in the past decade, 
with the most severe change 
seen in 2021. This reflects 
vacancy trends in the County 
and at a regional and national 
scale as many employers re-
evaluated physical office needs 
in the wake of the COVID-19 
pandemic. 

Exhibi t 25. Office Net Absorption, Edgewood Market Area and 
Pierce County,  2013-2023 
Source: CoStar 
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Retail Market 

Retail rents in the Edgewood 
Market Area averaged $17.5 PSF 
in 2023, following slightly lower 
than Pierce County which stood 
at approximately $20.2 PSF. The 
Edgewood Market Area has 
generally tracked with County 
retail trends over the past 
decade, with a steady increase 
over time as well as a spike 
between 2020 and 2021. 
 
This change may reflect new 
deliveries in 2020 as well as 
shifting retail demand in the 
wake of 2020, with many 
customers frequenting suburban 
retail near residential areas due 
to changes in commuting 
trends.12 

Exhibi t 26. Average Retai l  Rent per Square Foot, Edgewood 
Market Area and Pierce County , 2013-2023 
Source: CoStar 

 

Both Pierce County and the 
Edgewood Market Area saw 
falling retail vacancies since 2013, 
currently standing at 2.9% and 
2.6% respectively. 
 
Rising rents combined with low 
vacancy rates indicate rising 
demand for retail space both in 
the Edgewood Market Area and 
the County. 

Exhibi t 27. Average Retai l  V acancy Rate, Edgewood Market 
Area and Pierce County , 2013-2023 
Source: CoStar 

 

 
 

12 Chris Wheat et al., “Downtown Downturn: The Covid Shock to Brick-And-Mortar Retail” (JP Morgan Chase & Co., January 
2023), https://www.jpmorganchase.com/institute/research/cities-local-communities/downtown-downturn-covid-shock-to-
brick-and-mortar. 
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Since 2013, new retail deliveries 
in the Edgewood Market Area 
have accounted for about 5% of 
the new retail across Pierce 
County. For both geographies, 
new deliveries increased 
between 2018 to 2020. 

Exhibi t 28.  Retai l  Del iveries, Edgewood Market Area and Pierce 
County , 2013-2023 
Source: CoStar 

 
However, with the onset of the 
COVID-19 pandemic in 2021, both 
the Edgewood Market Area and 
the County saw negative 
absorption of retail square 
footage, reflecting a slight bump 
in vacancy rates that recovered 
in 2022. 

Exhibi t 29. Retai l  Net Absorption, Edgewood Market Area and 
Pierce County,  2013-2023 
Source: CoStar 
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Retail  Market Leakage 
‘Retail leakage ’ occurs when local people spend a larger amount of money on goods than local 
business report in sales.  It refers to a gap in local retail sales, representing the difference between 
demand and supply within specific geographic boundaries . Leakage often occurs when residents do 
not have competitive opportunities to purchase goods locally and choose to travel outside the market 
area to find desired products (this includes online purchases) . However, retail leakage does not 
necessarily mean that businesses of this type would be viable when accounting for a range of other 
considerations such as rent, operating costs, labor availability, site development, and other factors.  
 
In 2018, Buxton Consulting completed an analysis of retail leakage and surplus for the City of 
Edgewood, which uses an index for retail leakage by different establishment types:  

• 1.0 = equilibrium, meaning that demand and sales in the area being analyzed are in balance  

• .80 = demand exceeds sales by 20%, meaning that consumers analyzed are leaving the area 

to shop for products. 

• 1.2 = sales exceed demand by 20%, meaning that consumers are coming from outside the 
area being analyzed to shop for products.  

 
The results of this analysis show a current gap for twelve major store types shown in Exhibit 30, with 
the greatest gap for general merchandise stores, and the lowest gap which is near equilibrium for 
miscellaneous store retailers. The resul ts show great demand for almost al l  the products analyzed 
(except for miscel laneous) and a lack of stores in Edgewood providing these needed products.  
 
Exhibi t 30.  Leakage/Surplus Index and Estimated and Potential  Sales by Major Store Types  (2018) 
Source: Buxton Consulting. Note: This analysis was completed before COVID-19 and there could be changing demand 
related to e-commerce, remote work, etc.  
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Industrial and Manufacturing Market 

Edgewood has comparatively fewer industrial properties than other jurisdictions within its market area, 
which are primarily located around the City’s edges and along the Meridian corridor.  Surrounding cities 
of Fife and Sumner have much higher concentrations of industrial sites in 2024 year-to-date. 

Exhibi t 31 .  Industrial  Properties, Edgewood Market Area, 2024 Y ear to Date 
Source: CoStar. Note: This map shows the location of current industrial properties/uses which are often 
nonconforming with current zoning. 
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Industrial rents have more than 
doubled for both the Edgewood 
Market Area and Pierce County 
since 2013. In 2023, rents were $11.5 
and $14.2 PSF respectively for the 
Edgewood Market Area and the 
County, indicating rising demand 
for industrial space. 
 
‘Industrial’ space captures both 
traditional manufacturing as well 
as other types of warehousing that 
may represent emerging uses like 
data centers. 

Exhibi t 32. Average Industrial  Rent per Square Foot,  Edgewood 
Market Area and Pierce County , 2013-2023 
Source: CoStar 

 
Industrial vacancy rates have 
fluctuated for both areas between 
2013 and 2023, with higher rates in 
the early 2010’s falling in 2017 but 
growing again in 2020 and 2023. 
 
In 2023, the Edgewood Market 
Area had a 7.6% vacancy rate, 
while Pierce County had a rate of 
6.5%. Coupled with rising rents, 
these trends indicate fluctuating 
demand for industrial uses 
particularly in the Edgewood 
Market Area. 

Exhibi t 33. Average Industrial  V acancy Rate, Edgewood 
Market Area and Pierce County , 2013-2023 
Source: CoStar 
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Industrial deliveries (new 
construction projects) have grown 
over the past decade in Pierce 
County. The Edgewood Market 
Area accounted for about a third 
of new industrial space in the 
County. Compared with office and 
retail, the Edgewood Market Area 
represented a much larger share 
of new industrial construction in 
Pierce County, with the largest 
square footage of deliveries 
occurring in the early- to mid-
2010’s. 

Exhibi t 34.  Industrial  Del iveries, Edgewood Market Area and 
Pierce County,  2013-2023 
Source: CoStar 

 
 

Industrial deliveries in the 
Edgewood Market Area and Pierce 
County have also seen positive 
absorption every year since 2013, 
with the exception of 2023. 
However, this likely represents new 
construction or turnover of spaces 
that may be absorbed in the 
current year. 

Exhibi t 35. Industrial  Net Absorption,  Edgewood Market Area 
and Pierce County,  2013-2023 
Source: CoStar 
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Mixed-Use Development Opportunities 

Mixed-use development with commercial and residential retail has seen growing demand nationally in 
recent years, due to increasing preferences and policy directives for dense, walkable areas. Trends in 
multifamily real estate in Edgewood show potential for combining demand for rental units with small 
increases in the City’s office or retail inventories. 

Multifamily Residential Market 
Since 2013, rents for multifamily 
units have risen in Pierce County 
and the City of Edgewood. In 
general, Edgewood has tracked 
slightly above the County’s rent 
patterns, reaching $2.25 PSF in 
2023 compared with $1.92 across 
the County. 

Exhibi t 36. Average Multifamily  Rent per Square Foot,  
Edgewood and Pierce County , 2013-2023 
Source: CoStar 

 
Vacancy rates in multifamily units 
in the City of Edgewood have 
fluctuated since 2013, while 
remaining relatively steady for 
Pierce County. In 2023, vacancies 
in the City were 6.4% compared to 
only 6.7% in the County overall. 
 
As indicated in the Edgewood 
Housing Inventory Analysis, 
vacancies for all units in the City 
were only 5% for all housing types 
in 2018-2022. 

Exhibi t 37. Average Multifamily  V acancy Rate, Edgewood and 
Pierce County,  2013-2023 
Source: CoStar 
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Changes in vacancy generally 
track with new multifamily 
deliveries in Edgewood, which may 
represent time on the market 
before filling newly constructed 
units. The City’s inventory of 
multifamily units has grown by 
over 1,100 units over the last 
decade, from only 212 units 
reported by the real estate 
platform CoStar in 2013. 

Exhibi t 38. Mul tifamily Del iveries, Edgewood and Pierce 
County , 2013-2023 
Source: CoStar 

 
 

  

PAGE 289



 

      Edgewood Economic Element Analysis 36 

Competitive Position 
The City of Edgewood today has competitive advantages for continued economic development within 
the region, including a skilled workforce, high income levels, and growth anticipated in both its population 
and employment over the next two decades. Understanding land use trends can help to illustrate areas 
for potential new economic development. The area around Meridian Avenue and 24 th Street E is home to 
Edgewood’s Town Center (TC), which has a stated purpose in the City’s zoning code to “accommodate  a 
range of compatible uses emphasizing a variety of vertical and horizontal mixed-use development, 
pedestrian-oriented retail, multifamily residential, senior housing and civic uses .”13 Most of the City’s 
Commercial (C), Business Park (BP), Mixed-Use (MU/MR) zones that allow for a range of office, retail, and 
services are located along Meridian Ave. Industrially-zoned properties are along the City’s southern 
edge, and most of the City’s land is dedicated to low or moderate density Residential zones. 

Opportunities for Economic Development 
The City has grown in recent decades and priorities for advancing economic development have 
changed. Edgewood has general characteristics of a bedroom community, with much of its land currently 
dedicated to residential uses (the majority being lower-density single-family homes). Today, most 
residents who work commute out of Edgewood to jobs in Seattle, Tacoma, and other regional 
employment destinations. To promote new retail, services, and employment opportunities in Edgewood, 
the City will need to recognize its opportunities and challenges. 

Many of Edgewood’s large currently undeveloped sites are on the City’s southern and eastern borders, 
adjacent to existing industrial uses like warehousing in surrounding cities. While these parcels may offer 

some opportunities for industries that require land-intensive development, the City’s identified goals to 
preserve and protect environmentally critical areas may conflict with such development. The Meridian 
Corridor, which is home to some smaller sites having potential for infill development within the City’s 
Commercial, Mixed-Use, and Town Center areas, is the ideal location for new retail or services in the 
near term. 

The recent Planning and Economic Development Study for the TC and MUR districts identifies several of 
these opportunities and constraints in the Meridian Corridor, noting that new commercial development 
will likely be small-scale, incremental investments from the private sector. The City also has a potential 
opportunity to implement pilot projects (like pop-up retail, farmers markets, etc.) at the publicly owned 

site adjacent to City Hall. Through initial engagement for the Comprehensive Plan, residents identified 
the desire for more restaurants and food stores in Edgewood, which could guide the City’s efforts to 
attract and support new businesses of this type. 

  

 
 

13 City of Edgewood Municipal Code 18.80.080(B)(1) 
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SWOT Analysis 
SWOT analysis refers to an assessment of Strengths, Weaknesses, Opportunities, and Threats (SWOT). 
These represent internal and external factors that can have positive or negative impacts on economic 
outcomes in Edgewood. Exhibit 39 below outlines key findings for these factors in Edgewood when 
considering potential economic growth and development in the city.  

Exhibit 39. SWOT Summary Analysis 

 POSI TIV E NEGA TIV E 

IN
T

ER
N

A
L 

Strengths: 

• Prime location nearby the growing cities of Tacoma, 
Puyallup, and Federal Way, and the smaller cities of Milton, 
Fife, and Sumner and short distance from the Port of 

Tacoma with railroad and cargo shipping infrastructure. 
Located in an interconnected region with regional 
economic opportunities.  

• Skilled workforce, high income levels, and growth 
anticipated in both its population. 

• Plans for a Town Center subarea plan. 

• Potential for small-scale investments in the Town Center 
and more restaurants and food stores. 

• Great support for a farmer’s market, food truck park, 
restaurants, and public plaza/pocket park in the Town 
Center. 

 

W eaknesses: 

• Challenging 
environmental 
constraints for 

commercial 
development. 

• Business owners are 
challenged by the 
permitting/fees, safety 

concerns, and traffic 
issues. 

• Limited sewer 
infrastructure near 
urban development. 

• Need for greater local 

capacity building in 
Edgewood and with 
surrounding jurisdictions. 

EX
T

ER
N

A
L 

Opportuni ties:  

• Attract highly skilled workers with locational flexibility. 

• Identify target retail for managing land capacity and 
expected growth. 

• Make improvements to pedestrian walkways. 

• Develop small business services. 

• Possibility to leverage state programs to support 

businesses. 

• Greater coordination on economic development initiatives 
with surrounding jurisdictions and the Puyallup Tribe.  

• Explore Tax Increment Financing (TIF), modifying license 
fees/permit process timelines. 

• Support commercial development with support for parcel 
assembly, aid in developing narrow properties, and create 

opportunities in the Town Center. 
 

Threats: 

• Growing disparities 

between remote and 
non-remote workers. 

• Rising housing costs 
proportionate to income 

levels. Lack of 

affordable housing 
options for a range of 
income levels. 

• Small market 
surrounded by 

competing jurisdictions. 
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Employment Forecasts 
Edgewood is a growing city, and as its population continues to increase, it is critical for economic 
development to consider future employment, especially in proportion to its new residents. This section 
summarizes employment targets for Edgewood to provide context for the City’s housing policies.  

Employment Growth Targets 
The Pierce County Countywide Planning Policies sets employment growth targets for jurisdictions within 
the County, with current projections to 2044 (similar to population and housing targets) . Wi thin the Ci ty 
of Edgewood, the number of employees i s forecasted to grow from 2,244 employees ( in 2020) to a 
planning target of 4,206 employees by 2044. This represents increase over the period, increasing by 
an annual growth rate of 2.7% . The City i s anticipated to grow at a faster rate than many surrounding 
ci ties (wi th the exception of Sumner)  and the County overal l .  However, the total number of employees 
working in Edgewood is expected to remain lower than both the Cities of Fife and Sumner.  

The results of the Pierce County Buildable Lands Report indicate that as of 2022 there was a capacity for 
4,047 new jobs within Edgewood (based on an estimate for 2020-2044). Compared with the city’s 
targets, these findings indicate that existing capacity in the city is adequate to meet projected needs for 
employment for 2044. 

Exhibi t 40. Pierce County Employment Growth Targets,  2020-2044  
Source: Pierce County Employment Growth Targets, Exhibit A to Ordinance No. 2022-46s 

JURISDICTION 
2020 EST. 

EMPLOY MENT 
2044 

PROJECTION 
CHANGE (#) CHANGE (% ) AAGR 

Ci ty of Edgewood 2,244 4,206 1 ,962 87%  2.7%  

Pierce County 346,255 487,634 141,379 41% 1.4% 

City of Fife 17,587 22,664 5,077 29% 1.1% 

City of Milton 2,203 2,644 441 20% 0.8% 

City of Sumner 18,106 23,419 5,313 29% 1.1% 
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