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INVITATION 
 
The City of Covington, King County, Washington, is 
seeking a private-sector partner for joint 
exploration of development opportunities in 
Covington Town Center.  More specifically, the city 
is seeking statements of qualifications from 
developers and/or development teams that are 
interested in working with the city to plan and 
develop the city’s future core and exercise a city-
owned “right of first offer” to purchase 17 acres in 
the heart of the Town Center.   

 

With its birth as an unincorporated community crossroads, Covington naturally evolved as a retail 
shopping area oriented to vehicular travel and was not developed with complete transportation 
systems or a true downtown. Since incorporation, the community has consistently expressed the 
desire for a central place where people can go to gather, to participate in community events and 
interact with their fellow residents... 
 
The Town Center, a smaller, more compact sub-area of the total downtown, is the heart of the 
Covington community. It features a large public space anchored and framed by civic buildings and 
other more intensive residential, office and ground-floor retail buildings. This space blends an urban 
plaza with a desire for softer green space and a water feature. It also reflects the local context of 
young families with children. It includes active uses for families and an outdoor venue for 
community events. Public art is a defining element in the Town Center and plaza. Pedestrian 
oriented buildings contain a mix of uses and frame the active streetscape. Short block sizes, wide 
sidewalks, landscaping and on-street parking make the Downtown conducive to walking. 
Connections to arterials and State Route 18 and access to transit make this an accessible location 
for all modes of travel. A signature main street and a central avenue design, sidewalk cafes and 
ground floor retail uses provide an intimate and unique experience. Connections to local and 
regional trails and surrounding natural areas are key features that distinguish the Town Center and 
reflect the quality of life, family orientation and opportunities for active living found in Covington. 
The Town Center is the place in town where Covington residents, visitors and workers meet friends, 
gather with family, attend community events, shop and play.  
 
Source:  Covington Downtown Plan and Zoning Study, 2009 
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ABOUT COVINGTON 

Covington is strategically located on the Highway 18 corridor midway 
between Interstate 5 and Interstate 90.  The community has seen 
rapid commercial and residential growth in the past decade and 
offers high median incomes, ample developable land, and some 
redevelopment opportunities.  The city has invested over $40 million 
in transportation improvements over the last few years and recently 
overhauled its downtown zoning to allow for greater flexibility and 
higher densities. 

 
The area known as Covington extends back over a hundred years, and 
was originally called Jenkins Prairie.  In the 1880s, the Northern 
Pacific Railroad commissioned a surveyor named Richard Covington 
to develop a railroad line between Auburn and Kanaskat.  Along the 
way, a stop was named for him, and the Covington community was  
born.  An abundance of timber and water in the area lured  
lumbermen to build in Covington.  Services were soon to follow, and,  
by the 1900s, the area had a school, store, post office, loan office,  
feed mill, and fire station.  The city incorporated on August 31, 1997. 
 
 

• 18,100 residents (2013 estimate) 
• 5,817 households (2010) 
• 6.5 square miles 
• Strong retail core with big brands 

(Costco, Home Depot, Kohl’s, 
Fred Meyer, Walmart) 

• Family-oriented, safe 
neighborhoods 

• Views of Mt. Rainier throughout 
the city 

• 135 acres of parks and open 
spaces 

• Residents between ages 18 and 
64 (2010): 65% 

• Residents under age 35 (2010): 
50% 

• Residents over age 65 (2010): 6%  
• Residents age 25 or older with 

four years or more of college 
(2010): 25% 

• Residents in family households 
(2010): 80% 

• Owner-occupied homes (2010): 
83%  

• Average household size (2010): 
3.02 

• Total employment (2012): 3,004 
• Average wage for jobs in 

Covington (2012): $32,309 
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Distribution of Population by Major Age Groups in 2000 

Percent Change in Population in Covington and King County 2000-2010 

While the population of Covington is 
only 18,100, the retail trade area 
serves a population of more than 
78,000.  Visitors from more than four 
zip codes come to Covington to enjoy 
many restaurant options in the 
downtown retail core and to shop at 
some of the area’s most popular retail 
outlets. 
 
Covington has a young population.  In 
2010, the median age was 35, and 29% 
were under 18.  Covington grew by 
about 30% from 2000 to 2008, while 
King County's growth during that 
period was approximately 9%.   
 
Covington experienced strong job 
growth from 2000 to 2006, gaining 
over 1,000 jobs.  This represents a 41% 
increase in local employment during 
these six years.  Covington has 
outpaced King County in job growth 
since 2000.  After very strong job 
growth during the late 1990s through 
2001, King County employment 
declined for several years.  Covington, 
on the other hand, has experienced rapid 
job growth since 2003.  The majority of jobs in Covington are in the retail or services sector.  Many of 
these tend to be relatively low-paying jobs, although service jobs may include higher-paying professional 
services.  There has been a significant increase in jobs in those two sectors since 2000.   
 
Construction/resource extraction has grown significantly, while education, F.I.R.E. (finance, insurance 
and real estate), and government sectors have had modest job growth. 
 
The City of Covington provides the traditional range municipal services, with the exception of fire and 
emergency medical services and utilities.  The Kent Fire Department Regional Fire Authority provides fire 
and EMS.  The Covington Water District operates the water system, and the Soos Creek Water and 
Sewer District operates the sewer system.  Puget Sound Energy provides electricity and natural gas, 
Century Link provides telephone and data, and Comcast provides cable television and data.  
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ABOUT COVINGTON TOWN CENTER 
 
Covington Town Center is located south of SE 272nd Street (also known as Kent-Kangley Road), east of 
168th/165th Place SE and west of SE Wax Road and accessed from these streets.  It is visible from 
Highway 18 (approximately 45,000 vehicle trips per day) and adjacent to SE 272nd Street (approximately 
38,000 trips per day).  Big-box powerhouses like Costco, Fred Meyer, Home Depot, Walmart, and Kohl’s 
and numerous mid-box and strip-mall retail centers are adjacent to the Town Center.   
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The entire Town Center consists of 81 acres divided into large commercial parcels and small residential  
parcels.  The most easily developable portions of the Town Center consist of 23.2 acres and are known 
as the Ashton Property (parcel # 3622059187) and Covington Elementary School property (parcel # 
3622059081).  The Town Center is zoned “Town Center” or “TC”, which allows a wide variety of uses in 
formats that support the city’s vision.  More information on zoning is available in the Covington 
Municipal Code, Chapter 18.31 “Downtown Development and Design Standards”, at 
www.codepublishing.com/wa/covington/.    The Covington Comprehensive Plan is available at 
www.covingtonwa.gov/city_departments/communitydevelopment/strategiclongrangeplanning/compr
ehensiveplan.html.  

 
 

Downtown Area Zoning 
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MultiCare Health System recently opened a 24-7 freestanding emergency room just northeast of the 
Town Center and plans to build a 58-bed hospital within the next few years.  University of Washington 
Medicine / Valley Medical Center recently opened a new urgent care facility and medical clinics in the 
Town Center.  These initiatives have turned Covington into the healthcare center for Southeast King 
County make the Town Center an ideal location for additional professional medical offices. 
 
The city envisions the Town Center as a venue for higher education.  The city has worked with Green 
River Community College to bring continuing-education courses to the community and wants to grow 
that into credit courses and, eventually, a permanent physical presence in the Town Center.  Kentlake 
High School and MultiCare Health System have worked with Renton Technical College to bring 
healthcare-oriented credit course and degree programs to the school and hospital.  In addition, the city 
has initiated discussions with the state’s six universities about the possibility of a physical presence in 
the Town Center.  
 
The city envisions the Town Center as the entertainment hub for Covington and Southeast King County, 
as well. 
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WHAT DOES THE CITY OFFER TO A PARTNER? 
 
The city brings the following to a public-private partnership: 

• A bold vision backed by a unanimous City Council and progressive Management Team. 

• An outstanding reputation for collaboration and partnerships. 

• Generous and flexible zoning and development regulations. 

• Building-code provisions that allow five-story wood-frame-over-concrete construction. 

• A willingness to explore alternative means to achieve our goals, including entering into a 
development agreement to modify existing zoning and development regulations through 
prescribed deviations to existing regulations. 

• A willingness to fund the preparation of development concepts if funding becomes available. 

• A willingness to prepare a SEPA planned action if funding becomes available. 

• A willingness to expedite permit approvals. 

• A desire to partner on an already-funded study to determine the Town Center concept’s 
economic impact (including job creation and tax-revenue generation) and infrastructure costs.  
The information will position the city to seek the grants necessary to fund Town Center 
infrastructure and catalyze private investment. 

• The ability to exercise a city-owned “right of first offer” to purchase a 17-acre surplus school 
property from the Kent School District. 

• A potential partnership to build a new city hall. 

• A property tax exemption program that incentivizes mixed-use development with residential 
dwellings. 

• An ability to pursue jointly federal, state, and other grant money to build infrastructure such as 
streets, parks, and utilities. 

• Currently pursuing purchase of key park and trail parcels. 

• An ability to pursue jointly tax-increment financing programs if/as funded by the State 
Legislature. 

• New sewer infrastructure available in 2014 -- The Soos Creek Water and Sewer District is 
investing $40 million over the next two years to add sewers to areas not currently served and 
increase capacity in the Town Center and larger downtown area. 
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ABOUT THE SUBMITTAL 
 
Please include the following information: 

• Firm Information:  A brief history and description of your firm and project team.  Include:  

o Name, addresses, and phone numbers of firm(s) responding (include contact information for 
each team member if the acquisition and development team includes other firms); 

o Résumés of firm(s) principals and officers and consultant principals to be involved. 

o Division of tasks among team members 

o Location of principal offices of the firm(s); 

o Description of form of organization (corporation, partnership, etc.); 

o Statement of years the firm has been in business under current name and a list of other 
names under which the firm has operated. 

• Project Experience:  Demonstrate your firm’s ability to complete projects of similar scale and 
complexity to those described in the Town Center concept above.  Special emphasis should be 
placed on your firm’s experience with: 

o The public sector, particularly in a public/private partnership capacity 

o Catalyst, transformative land-use projects, including any experience with movie 
theaters, public gathering spaces, and structured parking facilities. 

o Community relations 

• References:  Include at least three project partner references, including one public-sector 
reference, that can speak to your firm’s track record 

 
Please note the following guidelines: 

• Format:  PDF format; 10 pages max (cover page and resumes will not count toward the max) 

• Recipient:  Submit electronically to dmatheson@covingtonwa.gov.  

• Deadline:  Submissions must be received no later than 5 p.m. on [date] 

• Questions should be directed to: 

Derek Matheson 
City Manager 
City of Covington 
(253) 480-2405 
dmatheson@covingtonwa.gov  

Richard Hart 
Community Development Director 
City of Covington 
(253) 480-2441 
rhart@covingtonwa.gov  
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Please note the following terms and conditions: 

• The city may accept such responses as it deems to be in the public interest and furtherance of 
the purposes of the city’s Comprehensive Plan, or it may proceed with additional selection 
processes. 

• The city reserves the right to reject any and all RFQ respondents at any time, to waive minor 
irregularities and to terminate any negotiations implied in this RFQ or initiated subsequent to it. 

• The city reserves the right to request clarification of information submitted and to request 
additional information from any respondent. 

• The city reserves the right to revise this RFQ and the RFQ evaluation process.  Such revisions will 
be announced in writing to all RFQ respondents. 

• The issuance of the RFQ and the receipt and evaluation of submissions do not obligate the city 
to select a developer and/or enter into an agreement. 

• The city is not responsible for costs incurred in responding to this RFQ. 

• Information provided in response to this RFQ is subject to public disclosure laws and should be 
considered public information. 

• The City may cancel this process at any time prior to the selection of any respondent without 
liability. 

• Agreements resulting from acceptance of qualification by the city shall be in a form supplied or 
approved by the city, and shall reflect the terms in this RFQ. The city reserves the right to reject 
any proposed agreement or contract that does not conform to the terms of this RFQ, and which 
is not approved by the city attorney and City Council. 

• All information contained in this RFQ was obtained from sources we believe to be reliable. 
However, we make no guarantee, warranty, or representation as to its accuracy or 
completeness and reserve the right to amend any such information by way of addition, deletion, 
or amendment. Summaries contained herein of any legal documents are not intended to be a 
comprehensive statement of the terms of such documents, but rather are outlines of some of 
the principal provisions contained therein. The furnishing of such information will not convey 
any rights or license with respect to such information. 

• Any commission paid to a broker representing a developer, user, or buyer will be paid by 
represented party. No finder’s fees, commissions, expenses, or other compensation will be paid 
by the city to agents, consultants, advisors, or other intermediaries of any interested party 
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ABOUT THE SELECTION PROCESS 
 
City staff and/or an evaluation committee will conduct an initial evaluation of each submission relative 
to the evaluation criteria, create a ranking, select three firms for interviews, create a new ranking, and 
make a recommendation to the City Council.  In addition, staff will check references and ask for 
supplemental information if needed.   
 
The evaluation criteria will reflect a wide range of considerations, but will, without limitation, include: 

• Qualifications of the firm and relevant experience generally:  The city seeks a developer and/or 
development team with demonstrated experience in mid- to large-scale commercial, residential, 
and or mixed-use projects. 

• Relevant experience with public/private partnerships:  Because the project may include a 
public-private partnership, relevant prior experience in similar partnerships should be noted. 

• References:  The city will contact references to evaluate past performance and working 
relationships. 

City staff and/or an evaluation committee may weigh the evaluation criteria in any manner deemed 
appropriate. 
 
Upon final selection, city staff will proceed to negotiate an agreement with the selected firm for an 
exclusive partnership, to the extent allowed by law and for a defined length of time, to pursue the city’s 
town center vision. 

 
Firms are asked not to undertake any activities or actions to promote or advertise their submittal, other 
than discussions with the city staff above.  After the release of this RFQ, developers and their 
representatives are not permitted to make any direct or indirect contact with members of any 
evaluation committee, the City Council, other city advisory groups, or media on the subject of this RFQ, 
except in the course of any city-sponsored presentations.  Violation of these rules is grounds for 
disqualification of the development proposal and team 
 
The tentative schedule is as follows: 

• Issue RFQ:   July 15, 2013 
• Submissions due: September 5, 2013 
• Review submissions:   September 2013 
• Interview firms:   October 2013 
• Check references: 
• Negotiate an Agreement 

October 2013 
October-November, 2013 

 

 


