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2019 Annual Amendment
T% to the Comprehensive Plan and Land Use Regulatory Code

PLANNING COMMISSION RECOMMENDATION SUMMARY
June 19, 2019

Application: AHAS Housing Element Updates

Applicant: Planning and Development Services Department

Summary of Recognize and reflect the Affordable Housing Action Strategy (AHAS) through
Proposal: targeted updates to the One Tacoma Comprehensive Plan - Housing Element.
Location and Lo

Size of Area: Citywide

Current Land Various

Use and Zoning:

Neighborhood T

Council Area: Citywide

Staff Contact: Elliott Barnett, (253) 591-5389, elliott.barnett@cityoftacoma.org

Planning Commission Recommendations:

The proposed amendments would formally recognize the AHAS as an implementation strategy of the One
Tacoma Comprehensive Plan (this approach was previously utilized with the Artfull Tacoma Plan and the
Environmental Action Plan). The amendments would lend policy support for AHAS implementation,
reflect the heightened urgency of housing challenges, and integrate policy concepts from the AHAS. In
addition, the Commission is forwarding recommendations for the City Council’s consideration regarding
future implementation of AHAS Actions 1.2 (Inclusionary Zoning) and 1.8 (Diverse Housing Types).

Overview:

The AHAS is a strategic response to a changing housing market, increasing displacement pressure, and a
widespread need for high-quality, affordable housing opportunities for all. Developed in 2018 through a
series of community listening sessions, focus groups, input from community partners, market studies, and
review of past housing strategies, the AHAS is intended to guide the City’s affordable housing strategies,
program development, and investments over the next 10 years. The AHAS calls for a range of actions to
increase the supply of affordable housing options, especially for households with the lowest incomes.

The Housing Element is the city’s policy framework for housing issues. It integrates local policy
decisions as well as requirements under the Washington State Growth Management Act, Pierce County
Countywide Planning Policies and other applicable policy direction. While the Housing Element is
generally consistent with the AHAS, the proposal would modify the overall policy direction of the
Housing Element to reflect a more action-oriented stance as called for by the AHAS. The updates also
strengthen the Element’s emphasis on equitable access to housing opportunities, and recognizes the link
between housing and health.
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Summary of Recommended Housing Element Changes:

e Add a policy officially incorporating the AHAS as an implementation strategy, along with a
summary of the strategy.
e Add new, or modify existing, policies to better support the following AHAS actions:
1.2: Consider inclusionary housing provisions to target unmet need and align with market
realities.
1.5: Create consistent standards for fee waiver eligibility and resources to offset waived
fees.
1.6: Create a process to coordinate public investments, like capital improvements, with
affordable housing activities to reduce the overall cost of development.
1.8: Encourage more diverse types of housing development through relaxed land use
standards, technical assistance, and financial incentives.
2.2: Develop and adopt a preservation ordinance.
3.1: Expand tenants’ protections through a comprehensive policy.
3.2: Create a range of resources for households experiencing a housing crisis.
4.4: Earmark a portion of new or expanded sources of local funding to provide support
services in new development.

Update existing policies to reflect a more action-oriented stance.

e Add text recognizing the link between access to adequate housing and health.
Add text articulating the City’s commitment to redress the historic inequities of redlining,
exclusionary zoning and restrictive covenants.

¢ Integrate maps and data from Tacoma’s Equity Index.

Public Hearing:

The Planning Commission conducted a public hearing on May 15, 2019 concerning the AHAS Housing
Element updates, as part of the 2019 Annual Amendment proposal package. The hearing record was kept
open through May 17, 2019 to receive additional written comments. A total of 19 comments were
received on this application, which informed the Commission’s final recommendations.

Recommendations:

The Planning Commission recommends that the City Council adopt the proposed amendments to the One
Tacoma Comprehensive Plan — Housing Element as set forth in the following exhibits:
e Exhibit 3A — Proposed Amendments to the One Tacoma Comprehensive Plan — Housing Element

In addition, the Planning Commission forwards the following recommendations for the City Council’s
consideration regarding future implementation of the AHAS:
e Attachment 3A — Planning Commission AHAS Implementation Recommendations (for AHAS
Actions 1.2 and 1.8)
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Exhibit 3A:
Proposed Housing Element Updates

HOUSING

Note:

This exhibit shows all proposed changes to existing Housing Element. New
text is underlined and text that has been deleted is shown as strikethrough.

Call-out boxes with text in blue font have also been included to illustrate
maps and exhibits that are proposed to be added or removed.
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HOUSING GOALS

GOAL H-1 Promote access to high-quality affordable housing that
accommodates Tacomans’ needs, preferences, and financial capabilities in
terms of differenttypes, tenures, density, sizes, costs, and locations.

GOAL H-2 Ensure equitable access to housing, making a special effort
toremovedisparitiesin housingaccessforpeople of color,low-income
households, diversehouseholdtypes, olderadults,andhouseholdsthat
include people with disabilities.

GOAL H-3 Promote safe, healthy housing that provides convenient
accesstojobsandtogoods andservicesthat meet daily needs. This
housingis connected tothe rest of the city and region by safe, convenient,
affordable multimodal transportation.

GOAL H-4 Support adequate supply of affordable housing units to meet
the needs of residents vulnerable to increasing housing costs.

GOAL H-5 Encourage access to resource efficient and high performance
housingthatis wellintegrated with its surroundings, for people of all
abilities and income levels.
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HOUSING

WHAT IS THIS CHAPTER ABOUT?

The goals and policies in this chapter convey the City’s intent to:

e Ensure adequate access to a range of housing types for a socially-
and economically-diverse population.

e Support fair, equitable, healthy, resource efficient and physically-
accessible housing.

e Concentrate new housing in and around centers and corridors near
transit and services to reduce the housing/transportation cost
burden.

¢ Increase the amount of housing that is affordable, especially for
lower income families and special needs households. Promote a
supply of permanently-affordable housing for Tacoma’s most
vulnerable residents.

e Expand the number and location of housing opportunities, both
market rate and assisted, for families and individuals throughout the
city.

While a place to live is a basic human need, not all Tacomans have safe

and healthy housing. Ensuring a fair and equitable housing market is
essential to providing the opportunities and security people need to live
healthy and successful lives. Economic, social and physical barriers limit
many Tacomans’ access to adequate housing. Income, physical disabilities,
immigration status, limited English proficiency, and discrimination based on
race and sexual orientation can also limit choices.

The purpose of this chapter is to provide policies that will help
Tacoma meet its need for quality, affordable homes for a growing and
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One Tacoma

Housing

socioeconomically-diverse population, and to help ensure equitable access
to housing. The Future Land Use Map allows for a more-than-adequate
supply of housing to meet the future needs. The challenge is to provide
housing with a diverse range of unit types and prices in locations that help
meet the needs of all, including low-income populations, communities of
color, and people of all ages and abilities.
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GOALS + POLICIES

DIVERSE + EXPANDING HOUSING SUPPLY

The City is planning to accommodate up to 59,800 new housing units
between 2010 and 2040. This figure includes new units necessary to
replace units lost as a result of new development.

Goal 4 of the Washington State Growth Management Act requires that
cities promote a variety of residential densities and housing types and
to ensure that cities provide sufficient capacity to accommodate 25-year
housing growth forecasts. The City of Tacoma is planning for a longer
horizon, consistent with Puget Sound Regional Council’s VISION 2040,
which designated the City of Tacoma as a Metropolitan City with a
significant share of regional population and employment growth.

VISION 2040 allocates 127,000 new residents to Tacoma by 2040. These
allocations are significantly higher than current forecasts and represent a
shift in current trends.

Current housing trends have favored continued suburban sprawl in
unincorporated areas. According to the 2002 Pierce County Buildable

Lands Report, Pierce County was projected to grow by 259,604 people
between 1997 and 2017. Of this projected growth, 55% of the total County
growth was designated to occur in cities and 45% in unincorporated areas.
To the contrary, 55% of the County’s growth since 1997 has occurred

in unincorporated Pierce County. Only 7% of the County’s growth has
occurred in Tacoma.

Tacoma'’s current housing mix is also predominantly single family—65% of
Tacoma’s housing units are detached single family structures, representing
88% of Tacoma’s residential land. The majority of housing structures

are either single family detached or high density multifamily structures.
Accommodating planned growth will require predominantly multifamily
construction over the next several decades and expanding the range of
housing choices will be essential to meeting the evolving demographics of
our region.
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Housing

Townhomes in Norpoint

For a comprehensive look
at housing needs and
conditions in the City of
Tacoma see the 2015-
2019 Consolidated Plan,
Appendix B. For more
information on affordable
housing needs see also
the-Affordable Housing—
Dlice Ay 5
Dolicy R .
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Deegeraber2 2010
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Action Strategy,
completed in 2018.
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One Tacoma

Housing

The policies below set expectations for housing supply and growth. They
identify specific types of housing needed to serve a variety of households,
including multi-generational, small and large households with children,
older adults and households that include people with disabilities who may
need independent living services, assisted living and skilled nursing care
facilities. The text boxes below and at right provide a description of existing
population and household characteristics in Tacoma.

DEMOGRAPHIC TRENDS: AGE CHARACTERISTICS

Male Female

Tacoma Median Age: 35,3 85+
WA Median Age: 37.3

Tacoma
751to 84

65to 74

55to 64
45 to 54
35to 44
25to 34
15to 24
5to 14

Under 5

9% 6% 3% 0% 0% 3% 6% 9%

Overall, the City’s age profile is similar to the State of Washington, with the majority of
residents between the ages of 15 and 64 (69 percent). Seniors age 65 and over make up
12 percent of the population and youth under the age of 15 make up 19 percent of the
population. The proportion of male and female populations by age group are relatively
similar for those under 65, with a slightly higher percentage of female seniors (7 percent
and 5 percent, respectively, of the citywide population). The median age of Tacoma
residents is about 35 years.

I Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey
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One Tacoma

Housing

DEMOGRAPHIC TRENDS: HOUSEHOLD CHARACTERISTICS

In 2013, Tacoma had 78,681 occupied households with an average size of 2.47. Family households—those with two
or more persons residing together and related by birth, marriage or adoption—comprise 58 percent of households,
compared to 65 percent statewide, and nearly one-third of households have school-aged children. Approximately
two-thirds are one or two person households.

The median household income for Tacoma residents is $50,503, almost $10,000 per year lower than the statewide
median income of $59,478.

Tacoma: 30%
WA State: 31%

Tacoma: 58%
WA State: 65%
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Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey
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One Tacoma

Housing

Examples of Different GOAL H-1 Promote access to high-quality affordable housing that
Housing Types accommodates Tacomans’ needs, preferences, and financial capabilities
interms of differenttypes, tenures, density, sizes, costs, and locations.

Policy H-1.1 Maintain sufficient residential development capacity to
accommodate Tacoma’s housing targets.

Policy H-1.2 Strive to capture at least 35 percent of Urban Pierce County’s
residential growth.

Policy H-1.3 Encourage new and innovative housing types that meet the
evolving needs of Tacoma households and expand housing choices in all
neighborhoods. These housing types include single family dwelling units;
multi-dwelling units; small units; accessory dwelling units; pre-fabricated
homes such as manufactured, modular; co-housing and clustered housing.

Policy H-1.4 Premete-Support the maintenance and improvement of the
existing housing stock and encourage the adaptation of the existing
housing stock to accommodate the changing variety of household types.

Policy H-1.5 Apply zoning in and around centers that allows for and
supports a diversity of housing types.

Policy H-1.6 Allow and support a robust and diverse supply of affordable,
accessible housing to meet the needs of special populations, to include
older adults,-and people with disabilities, and permanent, supportive
housing for homeless individuals, especially in centers and other places
which are in close proximity to services and transit.

Policy H-1.7 Consider land use incentives (e.g. density or development
bonuses, lot size reductions, transfer of development rights, height or
bulk bonuses , fee waivers, accelerated permitting, parking requirement
reductions, and tax incentives) in appropriate locations to facilitate the
development of new housing units.

Policy H-1.8: Create a process to coordinate public investments, such as
capital improvements, with affordable housing activities to reduce the
overall cost of development.
Cottage housing
2019 Annual Amendments - AHAS Housing Element Update Page 9 of 29

Exhibit 3A - Proposed Housing Element Updates | |_3__ 1 1



Policy H-1.9 Apply infill housing approaches to create additional housing
opportunities for low and mid-range (Missing Middle) housing types.

Policy H-1.10 Establish and update a regulatory process to pilot infill of
innovative housing types, as well as to pilot new development standards,
affordability incentives and permit review processes.

MISSING MIDDLE HOUSING

Tacoma’s growth strategy directs dense development Downtown, within
designated Centers and along Corridors served by transit. However, to meet
Tacoma’s housing goals, infill would also need to occur in single-family areas,
which constitute about 75 percent of the area where residential
development is allowed.

Along with focused high-density growth in Centers, allowing for “missing
middle” housing options more broadly could support City goals such as
promoting housing choice, helping families stay together and age in place,
promoting active, healthy living and social interaction, supporting
neighborhood shopping districts, making neighborhoods more inclusive, and
reducing urban sprawl.

MID-RISE
MULTIPLEx HVEWORK ™ <

ALow TOWNHOUSE
: TRPLEX § WHAERD Eowm - =

DETACHED SINGLE-FAMILY N\ DUPLEX pomm gy ATARTHENT IDDLE HOUSING — — —

HOMES N . —M\S%‘NC‘ ™

P

MisingMidleHousingcom s powered by Opticos Desgn. QFTICO3
llustration & 2015 Opticos Design, Inc.

“Missing middle” housing is a range of multi-unit or clustered housing types compatible in scale with single-family
homes (credit to Daniel Parolek of Opticos Design).
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One Tacoma

Housing

HOUSING STRUCTURE TYPE + SIZE

86,195 | total
housing units

78,681 | occupied
housing units

63.0% | 1 unit, detached 2.5% | 1 unit, attached 3.2% | 2 units, apartment

B BB -

5.1% | 3—4 units, 6.2% | 5-9 units, 19.7% | 10+ units, 0.3% | mobile home or
apartment apartment apartment othertype of housing

Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey

HOUSING ACCESS

Housing supply and household income are not the only factors determining
access to housing. Discrimination in the housing market, gentrification,

and the changing nature of households over time also influence access

to desired housing. The following policies address discriminatory barriers
to fair and equitable access to housing and the impact of gentrification

and displacement, particularly for under-served and under-represented
populations.
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One Tacoma

Housing

GOAL H-2 Ensure equitable access to housing, making a special effort
toremovedisparitiesin housingaccessfor people of color, low-income
households, diverse household types, older adults, and households that
include people with disabilities.

Policy H-2.1 Foster inclusive communities, overcome disparities in access
to community assets, and enhance housing choice for people in protected
classes throughout the city by coordinating plans and investments with fair
housing policies.

Policy H-2.2 Support barrier-free access for all housing consistent with the
Americans for Disabilities Act (ADA). Consider additional actions to increase
access such as implementation of visitability and universal design features.

Policy H-2.3 Coordinate plans and investments with programs that
prevent avoidable, involuntary evictions and foreclosures.

Policy H-2.4 Evaluate plans and investments and other legislative land use
decisions to identify potential disparate impacts on housing choice and
access for protected classes.

Policy H-2.5 Evaluate plans and investments for the potential to cause
displacement in areas with concentrations of communities of color, low-
and moderate-income households, and renters.

Policy H-2.6 When plans and investments are anticipated to create
neighborhood change, pursue corrective actions to address involuntary
displacement of under-served and under-represented people. Use public
investments, incentives, and programs, and coordinate with nonprofit
housing organizations, to mitigate the impacts of market pressures that
cause involuntary displacement.

Policy H-2.7 Encourage a range of housing options and supportive
environments to enable older adults to remain in their communities as
their needs change.

Policy H-2.8 Help people stay in their homes through expanded
tenant’s protections, providing resources for households experiencing
a crisis, increasing community organizing capacity, and other means.
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HOUSING LOCATION

Housing that is located in a walkable neighborhood near active
transportation, employment centers, open spaces, high-quality schools,
and various services and amenities enhances the general quality of life for
its residents. Neighborhoods in Tacoma offer varying levels of opportunity,
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One Tacoma

Housing

PSRC OPPORTUNITY MAPS

City of Tacoma Human Services Strategic Plan City of Tacoma Human Services Strategic Plan
Access to Opportunity and Language Barriers

Clty of Tacoma Human Serwoes Strategic Plan
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The first “Opportunity Map” shown above illustrates that many living in Tacoma do not have fair access to
the critical opportunity structures and social infrastructure to succeed in life. Opportunity maps illustrate
whether patterns of segregation by age, class, gender, race, ethnicity, disability, or language correlate with
areas of higher or lower opportunity.

For example, the second and third figures above show that a significant portion of the City’s non-White
residents and those with language barriers live in areas of very low opportunity. The latest data from
the U.S. Census Bureau underscores the effects of low opportunity and how non-White residents are
disproportionately impacted. The income gap for racial and ethnic minorities continues to widen. Per
Capita income of African Americans is 36% lower than that of white residents and Per Capita income of
Latinos is 47% lower.

These realities, combined with other trends—the breakdown of traditional systems of family support
(parents often working multiple jobs without extended family support for raising children), lack of financial
literacy and ability of many to manage their financial lives, inadequate access to transportation, and lack
of affordable housing—have marginalized people of color and had similar effects on other community
members based on their age, sexual orientation, immigration status or disabilities.

The thumbnails above are provided as full page illustrations at the end of this element in Figure 20, Figure
21 and Figure 22.

Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014);
U.S. Census Bureau, 2008—2012 5-Year American Community Survey
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One Tacoma

Housing

OPPORTUNITY is a
situation or condition that
places individuals in a
position to be more likely
to succeed and excel. High
opportunity indicators
include: high-performing
schools, availability of
sustainable employment
and living wage jobs,
stable neighborhoods,
transportation

availability and mobility,
and a healthy and

safe environment.

Kirwan Institute for
the Study of Race
and Ethnicity

with housing in moderate and high opportunity neighborhoods tending
to be expensive compared to more affordable housing in areas that offer
fewer opportunities.

The following policies support efforts to provide equitable access to
locational opportunities in Tacoma.

GOAL H-3 Promote safe, healthy housing that provides convenient
access to jobs and to goods and services that meet daily needs.

This housing is connected to the rest of the city and region by safe,
convenient, affordable multimodal transportation.

Policy H-3.1 Meet the housing needs of under-served and under-
represented populations living in high poverty areas by coordinating plans
and investments with housing programs.

Policy H-3.2 Locate higher density housing, including units that are
affordable and accessible, in and around designated centers to take
advantage of the access to transportation, jobs, open spaces, schools, and
various services and amenities.

Policy H-3.3 Promote transit supportive densities along designated
corridors that connect centers, including duplex, triplex, cottage housing,
and townhouses.

Policy H-3.4 Strive to accommodate 80% of the City’s housing targets
within and around designated centers.

Policy H-3.5 Improve equitable access to active transportation, jobs, open
spaces, high-quality schools, and supportive services and amenities in
areas with high concentrations of under-served populations and an existing
supply of affordable housing.

Policy H-3.6 Locate new affordable housing in areas that are opportunity
rich in terms of access to active transportation, jobs, open spaces, high-
quality schools, and supportive services and amenities.

Policy H-3.7 Provide incentives (e.g. density or development bonuses, lot
size reductions, transfer of development rights, height or bulk bonuses,
fee waivers, accelerated permitting, parking requirement reductions, and
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tax incentives) to promote the development of higher density multifamily

housing in designated centers and other areas where housing options are
needed.

Policy H-3.8 Discourage the concentration of facilities for “high risk”
populations in any one geographic area.

HOUSING AFFORDABILITY

This discussion describes current household income levels in Tacoma and
the housings costs that are affordable to the different levels, current costs of
housing units in the City, populations that are cost burdened, and the City’s
strategies for meeting current and future needs for affordable housing.

The generally accepted definition of affordability is for a household to pay
no more than 30 percent of its annual gross income on housing. Families
that pay more than 30 percent of their income for housing are considered
cost burdened and may have difficulty affording necessities such as food,
clothing, transportation and medical care. Table 4 shows household income
levels in Tacoma and the maximum affordable housing costs for different
income levels, assuming 30 percent of income is spent on housing.

TABLE 4. Tacoma Household Incomes + Affordable Housing Costs

One Tacoma

Housing

NOTE:

For the purposes of this
document, “high risk”
populations shall include
individuals released and/
or under supervision

of adult and juvenile
correctional institutions,
mental hospitals and drug
rehabilitation programs,
homeless persons and
other special needs
persons residing in group
homes not subject to
application of the federal
Fair Housing Act.

HOUSEHOLD PERCENT OF MAXIMUM AFFORDABLE
INCOMES HOUSEHOLDS HOUSEHOLDS MONTHLY HOUSING COSTS
Less than $10,000 6,389 8% $250

$10,000 to $14,999 4,092 5% $375

$15,000 to $24,999 8,411 11% $625

$25,000 to $34,999 8,445 11% S875

$35,000 to $49,999 11,590 15% $1,250

$50,000 to $74,999 15,667 20% $1,875

$75,000 to $99,999 9,407 12% $2,500

$100,000 to $149,999 9,747 12% $3,750

$150,000 to $199,999 2,935 1% $5,000

$200,000 or more 1,998 3% Over S5,000

Sources: 3 Square Blocks, U.S. Census Bureau, 2009—2013 5-Year American Community Survey
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One Tacoma

Housing

TABLE 5. TacomaRentalHd

Costs

Tacoma’s current area median income (AMI) is $50,503 per year, which is
slightly lower than Pierce County’s AMI of $59,204. A household earning
Tacoma’s AMI can afford to spend to no more than $1,265 per month on
housing costs, and a household earning 80 percent AMI can afford to spend
no more than $1,010 per month. Approximately one third of Tacoma’s
households (27,337 households) earn less than $35,000 per year and can
afford to spend no more than $875 per month on housing costs without
becoming cost burdened. The middle third of households can afford to
spend no more than $1,875 per month. The top third can afford to spend
more than this without becoming cost burdened.

Monthly costs for rental housing and owner-occupied homes with
mortgages in Tacoma are shown in Table 5 and Table 6, respectively.
There are a limited number of rental units (10,781) with monthly costs

of less than $750. The majority of rental units, 55 percent, cost between
$750 and $1,500 per month. Monthly costs for houses with a mortgage

in Tacoma are higher than for rental units; the median cost for a house
with a mortgage is $1,724 compared to the median rent cost of $925. The
majority of houses with a mortgage, 57 percent, have monthly costs of
$1,000 to $2,000.

usinglnventory+Monthly TABLE 6. Tacoma Owner-Occupied Houses with

Mortgages, Inventory + Monthly Costs

MONTHLY COSTS UNITS % OF UNITS MONTHLY COSTS UNITS % OF UNITS
Less than $499 3,477 9% Less than $699 844 3%
$500 to $749 7,304 20% $700 to $999 2,337 8%
$750 to $999 10,757 29% $1,000 to $1,499 8,043 26%
$1,000 to $1,499 9,851 26% $1,500 to $1,999 9,689 31%
$1,500 or more 5,919 16% $2,000 or more 10,379 33%
Sources: 3 Square Blocks, U.S. Census Bureau, Sources: 3 Square Blocks, U.S. Census Bureau,
2009-2013 5-Year American Community Survey 2009-2013 5-Year American Community Survey
Forty three percent of all Tacoma households are considered cost-
burdened, which represents a significant portion of the City’s population. A
disproportionate share of Black/African American households experience
a severe cost burden. Additionally, renters are more likely to be cost-
2019 Annual Amendments - AHAS Housing Element Update Page 17 of 29
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burdened than homeowners. These facts point to a need for greater access
to affordable housing, including rental units.

The Pierce County Countywide Planning Policies (CPP) provide guidance
about the amount of affordable housing that Tacoma and other cities in
Pierce County should strive to achieve over the coming years. CPP AH-3.3
states, “it shall be the goal of each jurisdiction in Pierce County that a
minimum of 25 percent of the growth population allocation is satisfied
through affordable housing.” The CPPs define affordable housing as
housing that is affordable to households earning up to 80 percent of the
countywide median income. Tacoma’s Comprehensive Plan Policy H-4.2 is
consistent with the CPPs.

Tacoma’s housing growth target for 2040 is 59,800 housing units. Based on
the CPPs, at least 14,950 of these units should be affordable to households
earning up to 80 percent of the countywide median income. Given Pierce
County’s current median income of $59,204, monthly housing costs of
$1,480 or less would be affordable to these households.

The City recognizes that it is important to plan for very low income
households as well as low income households as well as for homeless individuals.

Through its policies and programs, the City is supportive of increasing
the supply of housing that is affordable to all its citizens. While the City
recognizes the ongoing need by government and nonprofit corporations
to provide housing and community support services, especially for
households who pay more than 30% of their income for housing, it

also recognizes the need to enlist the engine of private market rate
developments to include a measure of affordable units. Reducing
household cost-burdens requires a multi-pronged strategy: 1) expanding
and diversifying the housing supply, 2) expanding household prosperity
through the location of new housing units in opportunity rich areas and
promoting resource efficient housing, 3) direct investments in subsidized
and permanently affordable housing, and 4) economic development
strategies improving employability, job growth and connecting people to
living wage jobs in close proximity to their residence.

The following policies support the City’s goal to provide an adequate
supply and diversity of affordable housing choices.

2019 Annual Amendments - AHAS Housing Element Update
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HOUSING PRINCIPLES + ACKNOWLEDGMENTS

1. Affordable Housing is Vital to
Important Civic Interests

The City’s welfare requires an adequate supply of
well built and well managed affordable housing
serving the full range of incomes appearing among
its residents. An adequate supply of this housing is
vital to the following important civic needs or values:

> The City’s prosperity, economic development
and growth of employment opportunities;

> The appropriate management of the City’s
projected population growth and transportation
needs;

» The City’s fulfillment of its legal obligations
under the Growth Management Act to make
“adequate provisions for existing and projected
[housing] needs of all economic segments of
the community” and to comply with the related
directives of the Pierce County Countywide
Planning Policies;

> The survival of green spaces throughout the City
and Pierce County;

» The success of the City’s schools;

» The effectiveness of the City’s emergency
services;

» The City’s ability to conti its accommodati
of a populati  that is increasingly diverse by
income, race, ethnicity, ability, disability, and age;

» The City’s ability to accommodate a population
that, in the aggregate, is getting older; and

» The City’s values of social justice.

2. Affordable Housing is Attractive,
Innovative + Well Managed

Affordable housing developments by nonprofit
developers, public and private, in the City, region
and nation have been among the most attractively
designed, most environmentally innovative and
best managed in the market place.

3. The City Needs to Enlist the Engine
of Private Development

Nonprofit developments of affordable housing will
never likely be adequate to meet the City’s need.

2019 Annual Amendments - AHAS Housing Element Update
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The City also needs a companion strategy to enlist
the engine of private market rate developments
to include a measure of affordable units. These
strategies also provide the added benefit of
economic and demographic integration.

. Affordable Housing Developments

Spur Other Investments

Affordable housing developments have spurred
the revitalization of neighborhoods, encouraging
both public and private investment, helping the
City attain its desired density, and furthering a
neighborhood’s economic development.

. The City Should Welcome Affordable

Housing Developments

Affordable housing is an asset to be encouraged
and not a detriment to be tolerated and controlled.

. Every City Neighborhood Needs

Affordable Housing Developments

The City should promote the development of
affordable housing in every City neighborhood.

. Affordable Housing as Innovative Design

In seeking the appropriate balance, the City

should not have to compromise important
neighborhood design standards in order to
promote affordable housing. Instead proper design
should allow affordable housing to show the way
for all developments serving all incomes toward a
greener, more sustainable urban future.

. Affordable Housing as a High City

Priority amid Competing Interests

In a complex community like Tacoma, interests and
policies often clash. Good governance is the effort
to balance them appropriately. In doing so, the City
should give a very high priority to the promotion of
affordable housing development.
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GOALH-4 Supportadequatesupplyof affordable housing unitsto
meetthe needs ofresidents vulnerabletoincreasing housing costs.

Policy H-4.1 Preserve and produce affordable housing to meet the
needs that are not met by the private market by coordinating plans and
investments with housing providers and organizations.

Policy H-4.2 Ensure that at least 25% of the 2040 housing targets are
affordable to households at or below 80% of Pierce County AMI.

Policy H-4.3 Evaluate plans and investments for their impact on
household cost; and consider ways to reduce the combined cost of
housing, utilities, and/or transportation.

Policy H-4.4 Facilitate the expansion of a variety of types and sizes of
affordable housing units, and do so in locations that provide low-income
households with greater access to convenient transit and transportation,
education and training opportunities, Downtown Tacoma, manufacturing/
industrial centers, and other employment areas.

Policy H-4.5 Encourage income diversity in and around centers and
corridors by allowing a mix of housing types and tenures.

Policy H-4.6 Facilitate and support regional cooperation in addressing
housing needs in the Tacoma metropolitan area and greater Puget Sound,
especially for the homeless, low- and moderate-income households, and
historically under-served and under-represented communities.

Policy H-4.7 Promote a range of affordable housing strategies that extend
from basic emergency shelter for the homeless to temporary transitional
housing to permanent rental housing and to home ownership.

Policy H-4.8 Prevent homelessness and reduce the time spent

being homeless by ensuring that a continuum of safe and affordable
housing opportunities and related supportive services are allowed and
appropriately accommodated, including but not limited to transitional
permanent supportive housing, emergency shelters, and temporary
shelters.

Policy H-4.9 Increase the supply of permanently affordable housing where
practicable.
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Affordable multi-family,
single family, rental

and ownership housing
operated by the Tacoma
Housing Authority

Affordable Housing and Health
Access to affordable and
adequate housing is critical to
leading a healthy life.
Affordable housing frees up
family resources for nutritious

food and health care

expenditures; reduces stress
and other related adverse
health outcomes by providing
greater stability; reduces health
problems caused by poor quality
housing; and, provides families
with greater access to
neighborhood opportunities and
amenities such as parks and
schools.
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Eliza McCabe Apartments
operated by Mercy
Housing NW

Policy H-4.10 Encourage development and preservation of small resource-
efficient and affordable single family homes throughout the City.

Policy H-4.11 Align plans and investments to support homeownership
rates and locational choice for people of color and other groups who have
been historically under-served and under-represented.

Policy H-4.12 Enceurage- Facilitate a variety of ownership opportunities
and choices by allowing and supporting the creation of condominiums,
cooperatives, mutual housing associations, limited equity cooperatives,
community land trusts and sweat equity.

Policy H-4.13 Pursoeo-variehyetiundingsourcesane-mecharismsCreate a

local source of revenue and pursue a variety of other funding sources to
preserve and develop housing units and various assistance programs for
households whose needs are not met by the private market.

Policy H-4.14 Pursue incentives and mechanisms to enlist the private
market as a partner in the provision of affordable housing units.

Policy H-4.15 Modify and expand the City’s inclusionary housing provisions
to target unmet need and align with market conditions.

Policy H-4.16 Prioritize City actions and investments on serving households
with the greatest housing challenges and unmet needs.

HEALTH, SAFETY + EFFICIENCY

Having a place to live does not guarantee health and safety. A critical
connection exists between the quality of the housing unit and the health
of its occupants. A safe housing unit is largely free of hazardous materials,
such as lead and radon. It is also free of mold, is not in a state of disrepair,
and offers emergency safety features, such as carbon monoxide monitors,
smoke alarms, and emergency exits. Access to open spaces, opportunities
for social interactions, green features, and adaptability also influence

the health of Eom_murﬁy. The fmow?g pﬁicigfoas oTbuming_and_
maintaining Tacoma’s housing stock in ways that foster community health.

GOAL H-5 Enceurage-Support access to resource efficient and high
performance housingthatis wellintegrated withits surroundings, for
people ofallabilitiesandincomelevels.

Policy H-5.1 Enceurage-Support development and maintenance of
housing, especially multi-dwelling housing, that protects the health and
safety of residents and encourages healthy lifestyles and active living.
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Policy H-5.2 Enceurage-Promote housing that is protected from noise, pests,
hazardous environmental conditions and materials.

| Policy H-5.3 Eneeurage Support housing that provides features
supportive of healthy and active living, such as high indoor air quality,
useable open areas, recreation areas, community gardens, and crime-
preventative design.

| Policy H-5.4 Eneceurage-Promote energy efficiency, green building

Puyallup Tribal multi-
practices, materials, and design to produce healthy, efficient, durable, and family housing

adaptable homes.

Policy H-5.5 Encourage the reuse of resource rich existing older
commercial buildings in or near designated centers into mixed-use housing
with retail and/or commercial uses at street-level and housing above.

Policy H-5.6 Enceurage-Promote active transportation in residential areas
through the development of pathways, sidewalks, and high-quality onsite
amenities such as secure bicycle parking.

Policy H-5.7 Eneceurage-Require site designs and relationship to
adjacent developments that reduces or prevents social isolation,
especially for groups that often experience it, including older adults,
people with disabilities, communities of color, and immigrant
communities.

Policy H-5.8 Support a strong housing code enforcement program to

reduce substandard housing through repair and rehabilitation, such as an The Foss Esplanade
active rental inspection program. outside Thea's Landing

Policy H-5.9 Promote the maintenance, repair, and rehabilitation of the
City’s existing housing stock. Pursue financial incentives and funding for
housing improvement programs, especially for low-income households.

Policy H-5.10 Promote innovative development techniques to better
utilize land, promote design flexibility, preserve open space and natural
features and conserve energy resources.

Policy H-5.11 Enceurage-Promote public acceptance of new housing types
in historically lower density areas by ensuring that they are well designed
and compatible with the character of the neighborhoods in which they are
located through a robust design review process.
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RECTIFYING HISTORIC INEQUITIES

The City of Tacoma recognizes that historic displacements, as well as more recent
covenants, redlining, zoning, and other practices, have explicitly or implicitly
excluded some groups based on race and income from fair access to housing.
This in turn denied those groups equitable access to schools, parks, pathways to
building family wealth, and other opportunities they might otherwise have
chosen, resulting in multi-generational negative impacts. Tacoma’s policies
commit to reversing this legacy of inequitable practices by enacting policies,
zoning and programs that help to remove barriers where they exist, increase
access to the growing need for diverse housing options, and provide equitable
access to opportunities.

The following three
maps will be replaced by
Tacoma's Equity Index
Map.

City of Tacoma Human Services Strategic Plan

TOTALPOP
*  BB4-2143
© 2144 - 3388

) 3380 - 4508

Access to Opportunity
I High Opportunity
[ | Moderate Cpporunay
[ Low Opporturity

I very Law Opportunay () 4590 - 5002
Dats Sourcas:
mﬁ:mq Suteey 2008-2012 5-year Estimat (:} 3903 - 8280

o Zalal Contrad Pugnt Sewnd Dipparanty Sudy Coepigrt $2514 Ewi Delorme HERE

FIGURE 20. Access to opportunity and population by census tract.
Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014)
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Percent Non-White

Access to Opportunity

o 7% -21%
[ High Opportunity &  21.1%-32%
[ | Moderate opportunity @ 32.1%-50%
- Low Opportunity -

— i e N @ 501%-68%
Data Sources: . i

Puget Sound Regional Council Central Puget Sound Opportunity Study
American Community Survey 2008-2012 5-Year Estimate

Amerfcan Lake Copyright: 82014 Esri, Delorme, HERE

FIGURE 21. Access to opportunity and the geography of race.

Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014)
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City of Tacoma Human Services Strategic Plan
Access to Opportunity and Language Barriers

Access to Opportunity Not Very Well
[T High opportunity % Households
|| moderate Opportunity ¢ 0%-1.08%
[ | Low opportunity ®  1.09%-255%
[ very Low opportunity @ 256%-6.12%
@ 613%-127%
A @ 125%-209%

ity Survey 2008-2012 5-year Estimate

Puget Sound Regional Council Central Puget Sound Opportunity Study
Copyright: ®2014 Esri, Delorme, HERE

FIGURE 22. Access to opportunity and language barriers.

Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014)
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This map will be inserted to replace the previous three maps.

Tacoma’s Equity Index (here labeled as Opportunity Index) is an analytical tool incorporating multiple data sources
that help shed light on housing access and opportunities in Tacoma. The full analysis and map are available at
www.cityoftacoma.org/equityindex.

Households Spending 30%+ on Housing
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Tacoma Opportunity Index The Equity Index represents 20 indicators within four social
determinant categories; Accessibility, Economy, Education,

B very High and Livability. The census block groups were classified into
B High Very Low to Very High. Opportunity is defined as a situation
Moderate or condition that places individuals in a position to be more
likely to succeed or excel.
Low
Very Low Red census blocks represent communities that exceed the
Tacoma Accessibility average score among the indicators. They are labeled as
Percentage of Households Cost-Burdened such to help emphasize the disparities within the City.
0-18%
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® >30%-241%
@ >42%-53%
@ 547707 February 25, 2019
2019 Annual Amendments - AHAS Housing Element Update Page 26 of 29

Exhibit 3A - Proposed Housing Element Updates | |_3__ 28


http://www.cityoftacoma.org/equityindex

AFFORDABLE HOUSING ACTION STRATEGY

Policy H-6.1 Proactively implement the action strategies of the City’s Affordable Housing Action Strategy through a
coordinated effort lead by the City of Tacoma in partnership with a broad range of stakeholders.

In 2018 the City of Tacoma developed its Affordable Housing Action Strateqy as an urgent response to a changing housing
market, increasing displacement pressure among residents, and a widespread need for high-quality, affordable housing
opportunities for all.

The following three exhibits will be added.

HOUSING COSTS (1990-2016)

CHANGING HOUSING +98%

MARKET CONDITIONS Change in FAIR MARKET RENT
MEDIAN HOME VALUE 1 Bedroom: $855

2 Bedroom: 51,142
3 Bedroom: 51,662

Rents have increasad 39% and
home values have nearly doubled

since 1990, while household +39%
incomea only increased by 20%. )
i
NED N RENT *zmt _
k) JN?"EEM
CONCERNS ABOUT MEDIAN HOUSEHOLD INCOME
DISPLACEMENT
During past planning efforts, VULMNERAELE RESIDENTS

residents have expressed concerns More than 1,600 people are homeless on any given might in Tocomo-FPierce County:

that changing market conditions

could price outlong-time residents

or make it difficult to access

homeownership opportunities. 48% 259, 22%

ARE PEOPLE ARE HOUSEHOLDS ARE CHRONICALLY
LIMITED PUBLIC OF COLOR W/ CHILDREN HOMELESS

RESOURCES

Batwaan 2000 and 2017, fedaral
budget cuts resulted in aloss of
more than 52 million in federal

funding for local community Sources: 1990 & 2000 Decennial Census, 2005-2016 ACS PUMS I-Year Estimates;

FYIT Fair Market Ren ts via HUD User; 2018 Point-in-Time Count for Fierce

development and housin
P B County; Housing Hilltop,20 14 Hilltop Suborea Flan; HUD Exchange.

investmants.
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What are some proposed solutions to ensure all

Tacoma residents have an affordable place to live
and that new development benefits everyone?

CREATE MORE HOMES
FOR MORE PEOPLE.

The City of Tacoma needs to considerably increase its supply of
affordable housing options, especially for households with the
lowest incomes, Actions that would increase the city’s supply of
affordable homes include:

« Creating dedicated sources of funding—whether general
funds, property tax levy, real-estate transaction fees or other
methods—that provide the City’s Housing Trust Fund with
greater and more reliable resources to preserve and build new
housing.

« Enhancing incentives—like increased density, reduced parking
requirements, and property tax exemptions—to create more
income-restricted units in new market-rate development.

« Using city-owned land to provide new opportunities for
affordable rental and homeownership development.

« Changing the City of Tacoma’s land-use provisions to make it
easier to build less costly, small-scale homes, such as accessory
dwelling units or duplexes, as well as provide other supports
like technical assistance and financial incentives for people
who want to create these alternatives.

KEEP HOUSING AFFORDABLE
AND IN GOOD REPAIR.

The City of Tacoma needs to take steps to ensure existing
affordable housing options remain available to our community.
Loss of affordable homes could further burden or displace Tacoma
residents. Actions that would preserve and improve the city’s
existing supply of affordable housing include:

« Making it easier, through a preservation ordinance, for the City
of Tacoma or its partners to buy back subsidized properties as
their income restrictions expire.

« Exploring creation of a proactive code enforcement program,
which would actively inspect properties for health and safety
violations.

« Creating a dedicated source of funding to keep rents
stable at existing subsidized and unsubsidized housing
units and assist residents facing a housing crisis.

HELP PEOPLE STAY IN THEIR
HOMES AND COMMUNITIES.

Many residents in Tacoma already cannot keep up with rising
housing costs in the form of higher tax bills or rents. They are
often on the verge of making painful decisions about leaving
their current home or community and have limited options for
assistance, Actions that would help stabilize homeowners and
tenantsinclude:

« Ensuring residents have substantial notice for rent increases or
lease terminations and establish relocation assistance as part
of a comprehensive tenant protections policy.

«  Supporting residents or organizations interested in leading or
participating in community-based initiatives, including those
that protect tenants’ rights.

« Exploring creation of a community land trust, leveraging local
expertise.

« Creating an additional source of local tax relief to stabilize more
homeowners.

REDUCE BARRIERS FOR PEOPLE WHO
OFTEN ENCOUNTER THEM.

Even when affordable units exist, many residents must overcome
significant barriers to access them. Residents mentioned barriers
like limited knowledge of housing resources; language barriers;
and difficulty qualifying for or securing housing (like meeting
security deposit requirements). Actions that make it easier for
residents to access housing opportunities, including those in the
private housing market, include:

« Streamlining processes for househelds applying for and using
rental assistance.

«  Working with landlords to increase
participation in rental assistance
programs and their willingness to
accept “higher-barrier” households.

« Ensuring a portion of new or
expanded funding sources
can provide services as

part of new housing
development.
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Background

Many Tacoma residents make difficult financial choices each month—paying higher housing costs (at the
expense of other living expenses), living in overcrowded or less than desirable conditions, or dealing with an
unexpected housing crisis. Tacoma needs to build and preserve more affordable housing for all its residents
and ensure new development benefits everyone.

Why does the City of Tacoma need to address housing affordability?

Many residents in the City of Tacoma have significant unmet housing needs. One measure of housing need
is “cost-burden”—or when a household pays more than 30% of their gross income on housing, including
utilities. If a household pays more than one-half (50%) of their gross income on housing, that household

is “severely cost-burdened.” Cost-burdened households have less for other essentials, like food, clothing,
transportation, and medical care. Currently, more than 18,600 renters and 14,000 owners in the City of
Tacoma experience cost-burdens.

Everyone benefits from affordable housing. People with the greatest need for it, though, are often working
lower-wage occupations or living on fixed incomes, like seniors and persons living with disabilities.

What is the Affordable Housing Action Strategy (AHAS)?

The City is developing more ways to serve more residents with housing needs through its Affordable
Housing Action Strategy (AHAS). The Community and Economic Development Department is leading the
development of the AHAS. The goal of the AHAS is to preserve and increase the number of affordable,
available, and accessible housing units throughout the city. The AHAS will explain how the City of Tacoma
and its partners will achieve this goal.

What does “affordable housing” mean?

Housing is typically considered affordable if total housing costs do not exceed 30% of a household’s gross
income.

The U.S. Department of Housing and Urban Development (HUD) uses an income benchmark—area median
income or AMI—for its federal housing programs. The FY17 regional AMI for a family is $74,500. Using

this regional standard likely undercounts the housing affordable within the City of Tacoma, as well as
overestimates what the average household can afford. Despite some limitations, a majority of the City’s
existing funding is from federal funds, which use HUD-defined AMI to determine eligibility, making it an
important measure for the AHAS.

Do “affordable housing” and “subsidized
housing” mean the same thing?

Affordable housing and subsidized housing are different, even though they are sometimes used
interchangeably. Subsidized housing refers to programs that provide direct payments to
individual households or development projects. These payments help their overall housing
costs. Typically, to live in subsidized housing, you need to be below a certain income level
{(and sometimes you need to meet other requirements). Public housing, rental assistance like
Section 8, and developments that use Low-Income Housing Tax Credits are examples of
subsidized housing.
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Housing Element: Affordable Housing Action Strategy

Planning Commission AHAS Implementation Recommendations

The Planning Commission is tasked with providing recommendations on planning and land use matters
to the City Council. The following two AHAS actions relate most directly to the work of this Commission:

Action 1.2: Modify inclusionary housing provisions to target unmet need and align with
market realities.

Action 1.8: Encourage more diverse types of housing development though relaxed land use
standards, technical assistance, and financial incentives.

In light of the potential of these actions to support achievement of AHAS goals, the Commission
recommends that the City Council initiate broad, data-supported policy analysis and community
engagement efforts for AHAS Actions 1.2 and 1.8.

Consideration of significant zoning changes generates major interest and the potential for controversy.
The increasing housing challenges in our City and region touch everyone, yet more understanding is
needed of the causes, the links with related community values, and how these together inform the
range of options. Furthermore, these policy tools are complex and technical, which can make them
difficult for people to understand.

A broad, intentionally inclusive and strongly data-supported public engagement and policy development
approach is needed. Such an approach can build shared understanding of the issues, help to identify
common ground between diverse stakeholders, maximize achievement of the community’s goals, avoid
unintended consequences, and build trust in the process. All stakeholders should have the opportunity
to participate meaningfully, including low-income households most in need of housing options, yet who
may not feel empowered to participate. The City should also explore the potential to collaborate at the
regional level as Puget Sound communities grapple with the same housing challenges.

The Commission recommends the following multi-phased implementation approach:

PHASE 1: Scoping, public engagement and data gathering

e Initiate a broad, diverse and data-informed public engagement process with an emphasis on
engaging under-represented communities to identify options for analysis

e Integrate an active role for internal stakeholders, partner entities and City Commissions, in
coordination with broader AHAS implementation steps

e Benchmark to learn from other communities

e Identify lessons learned from ongoing AHAS implementation efforts (including the Residential
Infill Pilot Program and existing Inclusionary Zoning standards), and implement near-term
enhancements

e Identify and coordinate with related City, state and regional housing policy and implementation
strategies
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PHASE 2: Policy and regulatory changes
e Build on and continue to deepen and broaden community engagement
e Identify and study potential alternative strategies and consider phasing options

e Coordinate with regional and state policy efforts including PSRC’s Vision 2050 and the required
GMA Comprehensive Plan Periodic Review

e Evaluate the impacts of any potentially significant changes to Tacoma’s growth strategy and
identify appropriate mitigation actions

e Council action to update the Comprehensive Plan, zoning and development standards to
implement the preferred approaches, along with any identified mitigation steps

PHASE 3: Implementation and ongoing evaluation

e Implement the Council’s action, supported with robust education and technical support to
promote housing development

e Conduct ongoing monitoring and evaluation of the outcomes and consider revisions as
appropriate

e Foster ongoing community empowerment in implementing and improving Tacoma’s housing
strategies

The Planning Commission stands ready to fulfill its role in these major and important policy initiatives.

2019 Amendments — AHAS Housing Element Updates Page 2 of 2
Attachment 3A: Planning Commission AHAS Implementation Recommendations

11-3-- 34



	Divider II-3
	Exhibit Packet 3 - AHAS Housing Element PC Recs Packet with Page Numbers
	PC Rec Summary - Housing
	Planning Commission Recommendation Summary

	Ex 3A - Housing Element Updates2
	HOUSING GOALS
	WHAT IS THIS CHAPTER ABOUT?
	One Tacoma
	One Tacoma

	GOALS + POLICIES
	DIVERSE + EXPANDING HOUSING SUPPLY
	One Tacoma
	DEMOGRAPHIC TRENDS: AGE CHARACTERISTICS

	One Tacoma
	DEMOGRAPHIC TRENDS:  HOUSEHOLD  CHARACTERISTICS

	28%
	32%
	15%
	22%
	One Tacoma
	GOAL H–1 Promote access to high-quality affordable housing that accommodates Tacomans’ needs, preferences, and financial capabilities in terms of different types, tenures, density, sizes, costs, and locations.


	Missing Middle Housing
	One Tacoma
	HOUSING STRUCTURE TYPE + SIZE


	HOUSING ACCESS
	One Tacoma
	GOAL H–2 Ensure equitable access to housing, making a special effort to remove disparities in housing access for people of color, low-income households, diverse household types, older adults, and households that include people with disabilities.


	HOUSING LOCATION
	One Tacoma
	PSRC OPPORTUNITY MAPS

	One Tacoma
	GOAL H–3 Promote safe, healthy housing that provides convenient

	One Tacoma

	HOUSING AFFORDABILITY
	One Tacoma
	One Tacoma
	One Tacoma
	HOUSING PRINCIPLES + ACKNOWLEDGMENTS

	One Tacoma
	GOAL H–4 Support adequate supply of affordable housing units to meet the needs of residents vulnerable to increasing housing costs.

	One Tacoma

	HEALTH, SAFETY + EFFICIENCY
	GOAL H–5  Encourage Support access to resource efficient and high performance housing that is well integrated with its surroundings, for people of all abilities and income levels.
	One Tacoma

	RECTIFYING HISTORIC INEQUITIES
	One Tacoma
	One Tacoma

	AFFORDABLE HOUSING ACTION STRATEGY


	Att 3A - AHAS Implementation Recs
	Blank Page

	Blank Page



