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2.0 EXISTING CONDITIONS,  MARKET ANALYSIS 

Located in one of the nation’s most compelling 
geographic locations, Bremerton’s Downtown 
has tremendous natural assets; proximity to 
world class recreation areas, such as Olympic 
Park, the Puget Sound and the Washington 
Coast; a historic downtown with distinctive  
neighborhoods; proximity to educational insti-
tutions (Olympic College) and a new thriving 
waterfront district.

The City of Bremerton was incorporated in 
1901, ten years after the Navy located its base 
on the peninsula’s southern shore at Sinclair 
Inlet.  During the next century, Bremerton’s 
economy echoed the booms and busts of the 
Pacific Northwest resource-based economy, 
but it has also been uniquely influenced by the 
requirements of the US military, following a 
trajectory of expansions and contractions to ac-

commodate global geopolitical shifts. The Naval 
Base expanded quickly during World War One to 
include ship building, and expanded again during 
the Second World War to a peak of 40,000 
workers. The Navy base is now the second 
largest industrial employer in Washington State, 
employing around 15,000 civilian and,  13,000 
military workers within Kitsap County.  The 
Puget Sound Naval Shipyard (PSNS) has become 
one of the Navy’s best; authorized for submarine 
recycling, deactivation and ship overhaul and 
refitting. 

Despite a synergistic relationship with the 
Shipyard, even the presence of this large 
employer could not forestall the shuttering of 
downtown businesses after the development of 
the regional highway system and the opening of 
the Silverdale mall beyond the city limits.  Pacific 
Avenue’s anchor,  JC Penney closed its doors in 
1980, and many other retailers soon migrated to 
the mall. Without a local population to support 
retail businesses, the area’s primary use became 
surface parking for the two major commuter 
destinations -- the Washington State Ferry 
terminal and the PSNS. 

However, times are changing. Bremerton’s 
current approach to development through pro-
active public investment, planning and economic 
revitalization is poised to alter the region’s per-
ception of the downtown.  

While existing and future market conditions will 
determine the rate at which existing neighbor-
hoods transition, enterprising and forward 
thinking planning can also help to bring new 
investments downtown.

View of the Olympic Mountains from Bremerton.

Traveling by Ferry Boat is a common commuting method.

The Harborside Boardwalk
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Norm Dicks Government Center and City Hall

Through a partnership with Kitsap County Con-
solidated Housing Authority, and Kitsap County, 
this $25 million facility serves as Bremerton’s 
new City Hall and hosts several other offices 
and agencies. The government center was 
Bremerton’s first redevelopment project as-
sociated with the new Downtown Revitalization 
Plan.  Ground broke in March 2003; the facility 
opened in November 2004. 

Kitsap County Consolidated Housing Waterfront 
Condominiums 

In 2002 Bremerton’s City Council appointed 
KCCHA as the City’s Community Renewal 
agency. Their Harborside waterfront condo-
minium project is financed through private 
investments and public grants.  Its leadership in 
transitioning under-used waterfront land to new 
high density housing will bring new residents to 
the downtown. Furthermore, the project has 
successfully jump started the economic revital-
ization of the area and led to private investments 
including 400 Washington Avenue. 

Harborside Fountain Park

A 2.5 acre park located in downtown Bremerton 
opened on May 5, 2007.  Located on the water-
front in close proximity to the ferry terminal, 
this project was completed in partnership with 
the Bremerton Naval Base.  Already a popular 
destination for residents, this park has lush 
greenery, interactive fountains, and wading pools. 

2.1 SUMMARY OF RECENT ACHIEVEMENTS

Harborside Revitalization Project

Beginning in 2001, the City of Bremerton 
created an aggressive, award winning plan for the 
revitalization of its downtown. City departments 
secured substantial funding for new waterfront 
developments as part of its “Downtown Revital-
ization Plan,” including a new regional waterfront 
conference center with hotel, parking, restaurant, 
retail and living space, expanded marina facilities 
and a series of waterfront condominiums on 
Washington Avenue. 

Norm Dicks 
Government Center 
(top)

400 Washington 
(middle)

Harborside Project 
(left)

Harborside Fountain Park and Maritime Museum
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Naval and Maritime Museum 

The existing Naval and Maritime museum will be 
relocated to Building 50 within the Harborside 
Fountain Park, a registered historic structure.  
Building on the success of the battleship Turner 
Joy, the museum will be dedicated to the history 
of the Naval Shipyard, and will be the first Naval 
museum to focus on shipbuilding. 

Pacific Avenue Corridor Revitalization

The revitalization of Pacific Avenue from 1st 
to 6th Streets will get underway in 2009 with 
sidewalk extensions, curb bulb-outs, and Low 
Impact Development techniques to filter storm-
water.  

Memorial Plaza

In partnership with the Navy the Pacific Avenue 
streetscape is anticipated to improve with the 
development of Memorial Plaza. This concept 
will extend streetscape improvements and an as-
sociated plaza and public space north to Burwell 
along 1st Avenue from the Harborside Fountain 
Park.  This project resulted from the Revitaliza-
tion Plan, and is still in conceptual stages. 

Port of Bremerton Marina

Construction on expansion of the Port of 
Bremerton Marina to 335 slips began in 2007 
and is scheduled to open in the first quarter of 
2008. The wave-attenuating breakwater installed 
in the summer of 2007  protects the marina 

from turbulence caused by weather and the 
ferry.  The concrete breakwater is 25 feet wide 
and ten feet high — large enough to host water 
festivals and events.

Bremerton Downtown Pedestrian/ BTC Access 
Improvement

The purpose of this project is to provide efficient 
and functional transportation routes to improve 
access to and from the Bremerton Transporta-
tion Center (BTC), alleviate congestion, and 
provide safe, pedestrian friendly access to 
Bremerton’s downtown area. Specific elements 
to satisfy the project purpose include:

• Improve transportation circulation and 
safety in downtown Bremerton, as outlined 
in the Transportation Element of the City of 
Bremerton’s Comprehensive Plan.

• Improve pedestrian, bicycle, and vehicular 
mobility and safety within the City of 
Bremerton’s downtown core area.

• Provide uninterrupted access to local 
businesses, residences, and recreational areas in 
the downtown core.

• Separate regional trips from local trips
Enhance ferry, transit, and naval traffic regional 
movements by providing a direct access route 
on SR 304 between the Washington State Ferry 
Terminal (BTC) and Naval Avenue.

• Enhance BTC operations.

A vision of Pacific Avenue with enhanced sidewalks

Location of  B/T Access Improvement Tunnel

Rendering of new marina: Source Port of Bremerton
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2.2  MARKET ANALYSIS:   SNAPSHOT

In order to gain a better picture of conditions af-
fecting downtown, a market analysis and overview 
has been completed in a separate report entitled: 
Locational Analysis for Downtown Waterfront Area  
(September 2007). The report compares  the 
demographic conditions and housing and retail 
markets of the Subarea to Kitsap County and 
the City of Bremerton Competitive area (about 
two mile radius from the downtown).  This 
section provides a very brief summary of 
findings and associated economic development 
recommendations. For a full report, please refer 
to the document, available by request from the 
City of Bremerton’s Department of Community 
Development.

Employment Opportunities and Naval Impact

The employment breakdown within Kitsap 
County shows an area still heavily influenced by 
the presence of the Naval Base with a total of 
31.6% of employment  in government jobs.  73% 
of those who work at the Shipyards originate 
within the County and 43% of those live within 
Bremerton city limits. Furthermore, a  significant 
portion of private sector jobs are also related  
or depend upon the Navy’s activities.  This 
affect’s Bremerton in a number of ways; because 
government services drive the job market in 
Bremerton,  the diversity of incomes in the 
area is  modest, while median incomes are also 
somewhat lower than elsewhere in the region.  

A more diverse economy will help  to provide 
stability from the booms and busts associated 
with the Navy, particularly with the influence of 
ships both in and out of port.  This has begun 
with the downtown revitalization plan, and the 
development of the Kitsap Conference Center 
and the Harborside complex. 

Retail and Markets

In 2006, Bremerton received 22% of Kitsap 
County’s taxable sales receipts while Unincor-
porated Kitsap County (driven by the Silverdale 
area) received 52%. 

However, Bremerton’s 22% retail market share 
is primarily consumed by automobile  related 
sales.  In fact, nearly 60% of all taxable sales in 
the City of Bremerton are derived from the sale 
of motor vehicles and parts.  This high number of 
sales means that people purchasing automotive 

parts are not only those living within the city, 
but also others coming in from outside areas. 

When automotive sales are excluded from 
the analysis on  tax receipts, only 12% of 
Kitsap County’s sales receipts are captured in 
Bremerton. From this analysis we can draw the 
conclusion that the City of Bremerton is under 
retailed.  

Analysis suggests that the City of Bremerton 
has enough capacity and opportunity for growth 
to add retail sales in the following areas:

Electronics and Appliance; 
Clothing and Clothing Accessories, 
Sporting Goods, 
Hobby, 
Book, and Music,
General Merchandise. 

PSNS Employment Population by County, and City (June 2007) 
Source: PSNS

43% Bremerton 
34% Port Orchard  
3% Other

73% Kitsap 
County

59% Service 31% Gov’t

9% Goods
 Producing

Kitsap County Employment by Industry (June 2007) 
Source: State of Washington Employment Security
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Growth in these markets will be particularly 
strong if there is an increased population living 
in downtown.  

Housing

Housing in Bremerton is still affordable with sig-
nificantly lower median home prices compared 
to other locations in the Puget Sound Region.  
As of June 2007,  almost 95 percent of all for-
sale housing was priced below $400,000.  These 
lower prices  are generated by somewhat 
lower median incomes, but also illustrate Kitsap 
County’s relative isolation from other parts of 
the Puget Sound Region.  

Within the Downtown Bremerton Subarea 
there is an opportunity to create setting with 
new urban type housing unique to the Kitsap 
peninsula.  

New housing should remain economically within 
the reach of residents, however recent surges in 
the cost of construction makes the affordability 
of  larger scale projects harder to control. In 
order to continue to attract private investment 
that can offer housing products at affordable 
rates the City will implement effective land 
use policies to mitigate private developer risk 
through the application of incentives and tax 
abatements. 

2.2.3  TOOLS FOR CHANGE

1. Encourage existing property owners to invest or sell

 Currently within the downtown Subarea, there 
are large areas of underutilized land. With an 
urban redevelopment strategy based in part on 
infill, unmotivated property owners should be 
aggressively encouraged to improve properties. 
This can be done using numerous methods 
such as intensive code enforcement; instituting 
a façade improvement program; and applying 
public pressure to expose problem behaviors.

2. Access funds for investment through a Local 
Improvement District (LID) 

An LID or a similar taxation vehicle will ensure 
that unmotivated landlords do not get a “free 
ride.” In addition, building partnerships and 
meeting regularly with other public entities in-
terested in the success of downtown;  helps to 
manage public perception to change investors’ 
views of the City. 

Concurrently,  incentives such as extending 
property tax abatements can help to offset 
private developer risk. 

3. Create a  high quality urban environment

Subarea Plan adopts urban design strategies 
which seek to optimize Bremerton’s significant 
locational advantage, Through attention to  the 
public realm, the Plan seeks to create a high 

quality, sustainable urban environment to help to 
stimulate new investment.   

A part of this effort is to create a strong market 
identity for the “Harborside District” with an 
enhanced public realm. 

Harborside is 
located east of 
Park Avenue 
and south of 6th 
Street. 

4. Apply Incentives

Continue to apply and expand incentives and tax 
abatements to mitigate private developer risk 
to redeveloping underutilized property in the 
Downtown. Since market rents in Downtown 
are low relative to the region but construc-
tion costs are constant, at this time incentives 
remain necessary to close the feasibility gap for 
new construction.  At this stage in Bremerton’s 
redevelopment incentives are still necessary to 
make Downtown Bremerton competitive for 
investment in new construction
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Action Item Description Responsible Parties Timeframe Cost/Funding Notes
2.3.1 Expand Multi-
family Tax incentive 
program

Expand multi-family property tax 
incentive through-out the Downtown 
Subarea.

Council. DCD. Attorney. Concurrent 
with Subarea 
Plan adoption

Property tax frozen at time of 
development for ten years. 

2.3.2 Work with 
property owners to 
create LID

(Local Improvement 
District) 

Work with property owners to create a LID 
for the ongoing improvement of Pacific Avenue 
and other identified areas.  Property owners 
to decide priority areas and set goals for street 
upgrades. 

Council. DCD. Economic 
Development

2008 - On LID may be tailored to downtown 
needs with help from the City 
Finance Department.

2.3.3 Develop 
Facade Improvement 
Program

Facade improvement programs help provide 
grants to small business owners for facade 
treatment. 

DCD.  DRB. CDBG. 2009 - 2012 Allocation of Staff Time. Grant 
funding

2.3.4 Transit 
Frequency and 
Reliability

Advocate for passenger-only ferry to increase 
transit frequency and reliability to benefit both 
commuters and businesses located within 
Bremerton. 

Council. Mayor 2008 - On

2.0 Market Action Items




