
 

Section II-B 
 

 
 

South Sound Christian Schools  
Land Use Designation Change 

 
  



 

 



2022 Amendment – Application: “South Sound Christian Land Use Designation Amendment”   
Staff Analysis Report (March2, 2022)   1 

 South Sound 

Christian/CenterPoint 

Christian Fellowship Land Use 

Designation Amendment  

Staff Analysis Report 

March 2, 2022 

This application is a request for a Land Use Designation Change request from Low-Scale Residential to Mid-Scale 

Residential on the western 4 parcels (A, B, C, and D, see map page 2-3), and from Low-Scale Residential to General 

Commercial on the eastern 4 parcels and a site Rezoning request pertaining to a total of 8-parcels with a total land area 

of approximately 15.96 acres.  The Land Use Designation change request is being made to facilitate a future rezone 

application for the western 4 properties to be rezoned from R2 to R4L, and the 4 parcels on the east side closer to the 

Tacoma Mall Blvd alignment to be rezoned to C-2 General Commercial.   

Project Summary   

Project Title:  
South Sound Christian/CenterPoint Christian Fellowship Land Use Designation  
Amendment 

Applicant: South Sound Christian/CenterPoint Christian Fellowship 

Location and Size of Area: 
8-Parcels generally adjacent to 2052 South 64th Street  
15.96 acres / 694,260 SF 

Current Land Use and Zoning: 
Land Use Designation: Low Scale Residential 
Zoning: R-2-STGPD Single Family Dwelling District and  South Tacoma 
Groundwater Protection District 

Neighborhood Council Area: South Tacoma 

Staff Contact:  Larry Harala, Principal Planner, (253) 318-5626, lharala@cityoftacoma.org 

Staff Recommendation:  
That the Planning Commission accept public comment and begin to develop 
recommendations to the City Council.   

Project Proposal:  See Exhibit “A”, attached.  

  
 

Project Manager: 
Larry Harala, Principal Planner 
lharala@cityoftacoma.org  

Project Website: 
www.cityoftacoma.org/2022Amendment 

Planning and Development Services                           

City of Tacoma, Washington 

Peter Huffman, Director 

mailto:lharala@cityoftacoma.org
http://www.cityoftacoma.org/2022Amendment
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A. Area of Applicability 

The subject site is located at 2052 South 64th Street and includes 8 parcels with an approximate land are of 15.96 acres.  

 Parcel numbers 032030-1024 and 032030-1189 (referred to as Parcel “A” and “B” on the maps below). Located 

south of South 66th Street the 2.38-acre and 0.179-acre parcels are owned by South Sound Christian Schools. 

Parcel A currently has multiple buildings on site and parking and is used for administrative purposes. The 

southernmost portion of the parcel is undeveloped and forested. Parcel B is undeveloped and currently used as 

a vegetable garden. 

 Parcels 032030-1073 and 032030-1075 (referred to as Parcels “C” and “D” respectively) are owned by South 

Sound Christian and are part of the Tacoma Baptist School site. The sites total 7.34 acres and contain the school, 

gymnasium, a large field and associated parking for the uses.  

 Parcels 302030-1193 and 032030-1194 (referred to as Parcels “E” and “F” respectively) are owned by South 

Tacoma Baptist Church (CenterPoint Christian Fellowship). Both parcels are undeveloped and located east of the 

Tacoma Baptist School site and north of CenterPoint Church. Together, the two parcels total approximately 2.06 

acres.  

 Parcel 032030-1159 (referred to as Parcel “G”) is owned by South Tacoma Baptist Church (CenterPoint Christian 

Fellowship) This parcel consists of 4 acres and contains the church and associated parking. Additionally, parcel 

032030-1158 (referred to as Parcel “H”) is a parcel set aside for tax exemption status for CenterPoint Christian 

Fellowship, totals 1-acre in area and is not shown on the map with a parcel outline as it is contained within the 4 

acres of Parcel 032030-1159 (Parcel “G”). 
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B. Background  

The subject parcels presently contain a mix of uses but are primarily religious institution and educational institution 

developments. The parcel owners are working together on a joint application and wish to sell and/or redevelop portions 

of the site for multi-family development and general commercial development.  They applicant hopes to work with 

Bargreen Ellingson a South Sound area restaurant supply and design company who wishes to expand their operations in 

the area on development of the parcels E, F, G, H, those requested for redesignation to General Commercial.    

This area has been zoned R-2-STGPD Single Family Dwelling District for many years and is also within the South Tacoma 

Groundwater Protection District (TMC 13.09).   

 

In 2019 the parcel south of South 66th Street (“A”) was re-designated from Multi-Family (Low Density) to Single Family 

Residential, given the assumed educational use and adjacent lands. However, the site has not been used for educational 

purposes for over 15 years. The school functions on an entirely separate, larger property to the north, with the buildings 

on the parcel used only for storage and administrative offices.  

 

The original application requested a designation change from Single Family Residential back to Multi-Family (Low-

Density). However, those designations have been modified under Home in Tacoma Phase 1. As part of Home in Tacoma, 

the areas designated Single Family Residential were replaced by Low Scale Residential. Based on this change, the new 

proposal would amend the land use designation from Low Scale Residential to Mid-Scale Residential. The following table 

depicts the relationship between the Comprehensive Plan Land Use Designations and implementing zoning districts.  

 

Comprehensive 
Plan  
Land Use 
Designation 

Potential Uses and Impacts Potential Zoning Districts 
 

Low Scale 
residential 

 Traditional neighborhood scale, height 

 Low to moderate density 

 Development oriented to the streets 

 Pedestrian friendly  

 Lot sizes from 2,500 -7,500 SF 

 Single Family Detached up to Triplex/Cottage 
developments 

 10-45 dwelling unit per acre density levels 
 

 R-1 Low-Scale Residential District 

 R-2 Residential District 

 R-2SRD Low-scale Residential Special 
Review District 

 HMR-SRD Historic Mixed Residential 
District 

*These zoning categories are subject to 
change during Home in Tacoma Phase II 

Mid-Scale 
Residential  

 Generally located proximate to Centers 
Corridors and higher frequency transit  

 Walkable 

 Greater housing type diversity 

 More emphasis on multiunit development 

 15-45 dwelling unit per acre density levels 

 R-3 Mid-scale Residential  

 R-4L Mid-scale Residential 
*These zoning categories are subject to 
change during Home in Tacoma Phase II 

General 
Commercial 

 Medium to high intensity commercial 

 Larger scale commercial development 

 Wide range of commercial development type 

 C-2 General Community Commercial 
District 

 PDB Planned Development Business 
District 
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 Typically located adjacent to 
highway/transportation corridors  

 If residential in nature moderate to higher 
density of around 45-75 units per acre 

 HM Hospital Medical District 

 

C. Analysis 

It is imperative that both the Comprehensive Plan and the Code are properly maintained.  The overall objective of the 

Minor Pan and Code Amendments is to keep the Plan and the Code current, respond to the changing circusmtances, and 

enhance customer service.  Staff analysis of this application has been conducted in accordance with TMC 13.02.070.F.2, 

which requires the following four provisions be addressed, as appropriate:  

 A staff analysis of the application in accordance with the elements described in 13.02.070.D;  

 An analysis of the consistency of the proposed amendment with State, regional and local planning mandates and 

guidelines;  

 An analysis of the amendment options identified in the assessment report, if applicable; and 

 An assessment of the anticipated impacts of the proposal, including, but not limited to: economic impacts, 

noise, odor, shading, light and glare impacts, aesthetic impacts, historic impacts, visual impacts, and impacts to 

environmental health, equity and quality. 

 

a. A staff analysis of the application in accordance with the elements described in 13.02.070.D;  

TMC 13.02.070.D, subsection 5.d.(1), requires that the following objectives shall be met by applications for the 

annual amendment: 

 Address inconsistencies or errors in the Comprehensive Plan or development regulations; Staff finds no 

errors in the Comprehensive Plan are being corrected by this application.  

 

 Respond to changing circumstances, such as growth and development patterns, needs and desires of the 

community, and the City’s capacity to provide adequate services; Staff finds that this application does 

respond to a change in Tacoma’s need for more housing availability, more housing type variety, and more 

affordable housing.  

 

 Maintain or enhance compatibility with existing or planned land uses and the surrounding development 

pattern;  Staff finds that, this application potentially accomplishes this objective, in that commercial 

development on a portion of this site as well as low scale multi-family would maintain or enhance 

compatibility of these sites with the surrounding development pattern.   

 

 Enhance the quality of the neighborhood.  Staff finds that, there is an opportunity to enhance the quality 

of the neighborhood with quality development.  Close attention will need to be given during any 

subsequent rezoning, and development of these sites to ensure this is accomplished.   
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b. An analysis of the consistency of the proposed amendment with State, regional and local planning 

mandates and guidelines;  

Per the most recent update via the Home in Tacoma Project, The Future Land Use Map designates the subject 

parcels as Low-Scale Residential. For parcels G,H,F the adjacent future land use designations include 

Neighborhood Commercial and General Commercial to the East; Parks and Open Space, and Neighborhood and 

General Commercial to the north; Low Scale Residential, Parks and Open Space, and Neighborhood and General 

Commercial to the south. For parcel A and B, south of 66th Street, the adjacent future land use designations 

include Parks and Open Space, Neighborhood Commercial, and Mid-Scale Residential to the east, Low-Scale 

Residential to the south and north, and Mid-Scale Residential and Low-Scale Residential to the west.  

 

The applicant asserts that amending the comprehensive plan land use designations would provide for 

consistency with the surrounding area and with the comprehensive plan. Staff notes that the recent Planning 

Commission and City Council actions relating to the Home in Tacoma Project, amended the One Tacoma 

Comprehensive Plan in an effort to expand potential for affordable housing, and greater housing variety 

diversity among other key objectives.  Criteria was established surrounding the Mid-Scale designation linked to 

proximity to centers, higher frequency transit and transportation corridors. Parcels A,B,C,D would be seeking the 

mid-scale designation.  This is not unprecedented in the area as sites that are near and/or adjacent to these sites 

have that designation.  Staff does not find concurrency with the outlined criteria for midscale designation, but 

does acknowledge some nuance to consider given the surrounding designations.   

 

While staff does not find this area currently has complete, walkable neighborhoods, staff does note proximity to 

open space and to a commercial corridor which gives potential to develop into such.  Staff finds that this area 

has strong potential to develop into a more walkable community and that transit along Tacoma Mall Blvd in the 

future is a possibility and presently there is transit as close as Oakes & 66th (route 53).  If density and 

employment increases in the area, added transit and frequency would be more viable.   

 

Relevant comprehensive plan goals and policies: 

 

 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 from duplexes to multifamily developments; small units; accessory 

dwelling units; pre‐fabricated homes such as manufactured, modular; co-housing and clustered housing. 

 Policy H–1.9 Apply infill housing approaches to create additional housing opportunities for low and mid-

range (Missing Middle) housing types. 

 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. 

 Goal UF-1 Guide development, growth, and infrastructure investment to support positive outcomes for 

all Tacomans.  

 Policy UF-1.3 Promote the development of compact, complete and connected neighborhoods where 

residents have easy, convenient access to many of the places and services they use daily including 
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grocery stores, restaurants, schools and parks, that support a variety of transportation options, and 

which are characterized by a vibrant mix of commercial and residential uses within an easy walk of 

home. 

 Goal DD–9 Support development patterns that result in compatible and graceful transitions between 

differing densities, intensities and activities. 

 Policy DD–4.3 Encourage residential infill development that complements the general scale, character, 

neighborhood patterns and natural landscape features of neighborhoods. Consider building forms, 

scale, street frontage relationships, setbacks, open space patterns, and landscaping. Allow a range of 

architectural styles and expression, and respect existing entitlements. 

 GOAL DD–12 Integrate and harmonize development with the natural environment. 

 

 

The comprehensive plan amendment of the eastern parcels, E-H, to General Commercial  is not incompatible 

with the surrounding future land use designations or current development patterns.  The key to development of 

these sites will be preservation of sensitive critical area components and development that is harmonious and 

compatible with adjacent parklands.  Staff finds that there are many options that can accommodate that, and 

that continued scrutiny and focus on these aspects in any subsequent rezoning request and development action 

would be part of those reviews and actions.  
 

c. An assessment of the anticipated impacts of the proposal, including, but not limited to: economic 

impacts, noise, odor, shading, light and glare impacts, aesthetic impacts, historic impacts, visual 

impacts, and impacts to environmental health, equity and quality. 

 

Preliminary Critical Area Review  

The applicant, per feedback from City of Tacoma, Planning and Development Services critical areas staff, 

engaged a consultant to do a preliminary evaluation of parcels designated above as C, D, E, F, G, H.  

Comprising approximately 13.4 acres.   An examination of the site relative to wetlands, species habitat and to 

City of Tacoma Biodiversity Corridor code was conducted.  No wetlands or endangered species were identified 

on any of the subject parcels, nor were any indicators such as hydric soils or known wetlands vegetation types 

were found.  The consultant did not conclude that the site would qualify as a biodiversity corridor site.  

On February 18, 2022, City of Tacoma Planning and Development Services critical area staff conducted a 

review of the preliminary environmental assessment.  Staff found: 

 The report indicates that there are no wetlands or streams on the property.  However, Oregon White 

Oaks, a priority species, was noted on Data Sheet SP2.  Note:  The soil pit map shows areas C/D, E, F, 

G/H and the data sheets number the soils pits and thus, I do not precisely know where the Oregon 

White Oaks are located although I suspect they are within the northeast heavily vegetated corner. 

 

 Oregon White Oaks (Garry Oaks) are protected under the Cities Critical Area code (TMC 13.11).  

Guidance for their protection can be found in Washington State Department of Fish and Wildlife 

"Management Recommendations for Washington's Priority Habitats - Oregon White Oak Woodlands". 

In addition, Garry Oak-Conifer habitat is a forest community habitat that provides contiguous aerial 
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pathways for the State Threatened western gray squirrel, and important roosting, nesting, and feeding 

habitat for birds and mammals found within the urban environment.  Staff also note that conifers 

were included in the data sheets and additional information such as a tree survey is likely to be 

required to further evaluate habitat. 

 

 Priority Oregon white oak (Quercus garryana) woodlands consist of stands of pure oak or oak/conifer 

associations where canopy coverage of the oak component of the stand is greater than or equal to 

25%; or where total canopy coverage of the stand is greater than 25%, but Oak accounts for at least 

50% of the canopy coverage present. The latter is often referred to as an oak savanna.  

 

 In urban or urbanizing areas, single oaks, or stands of oaks less than 1 acre may also be considered a 

priority when found to be particularly valuable to fish and wildlife (i.e., they contain many cavities, 

have a large diameter at breast height [dbh], are used by priority species, or have a large canopy).  

 

 A Critical Area Verification permit process will likely be required prior to any rezone process in order 

to determine whether the extent of protected areas on site. this will include verification of the non-

wetland and no-Biodiversity Area/Corridor determinations in the report. 

 

Preliminary Traffic Analysis  

The applicant, per feedback from City of Tacoma, Public Works, Traffic Engineering staff engaged Heath & 

Associates, Aaron Van Aken, PE, to conduct a preliminary traffic analysis.  The analysis concluded that 

probable development resulting from approval of this request, and subsequent necessary rezoning and  

development permit requests would not generate sufficient traffic to greatly impact the surrounding areas.  

The findings were that most of the added trips to the adjacent roadways from low scale multi-family 

development would utilize Wapato Street, 66th Street (for westbound trips) and then 64th Street for 

eastbound travel.  Commercial development on parcels, C, D, E, F, G, H would be contained on 64th and 66th 

(for westbound entry onto Tacoma Mall Blvd).  The findings were that possible future infrastructural and 

traffic controlling features may be necessary, but ultimately the probable increase in development density 

that approval of this request and subsequent, rezoning and development applications would result in, would 

be manageable and appropriate for the surrounding transportation network.  Staff will note that at the 

subsequent rezoning, and permitting phases city of Tacoma Public Works, traffic engineering staff will be 

closely monitoring development of these sites and ensuring that such mitigations would be made.  

 

Preliminary Assessment of Connectivity of 66th, 68th, and 70th Streets  

 

Specifically AHBL examined the viability of completing 66th and 70th Streets at a future time to provide 

greater connectivity and completion of the city street grid and found that due to the extreme slope that 

bisects the area.  In the case of 66th street an average 7.9% grade is measured, with a portion being upwards 

of 26%, and thus the street is not eligible per the city’s own standards.  70th Street would have an average of 

21.5% grade with some area over 30%.  While 68th street is not specifically called out it is in the middle of 

both 66th and 70th and has similar dynamics and slope profile.  The consulting engineers conclude the cost 
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and engineering challenge involved would be unwarranted given the potential gain and benefit to the 

roadway network, and the relatively small increase any potential development in this area might create.  An 

examination of possible pedestrian trail connectivity was not specifically examined; however, staff will note 

that the same dynamics would be at play and slope would be a challenge relative to the need for Americans 

with Disabilities Act considerations and provision of a trail that would have a gentle grade for all users.  A 

pedestrian trail would likely be very cost prohibitive given the severe slope in the area. See the attached 

memo marked Exhibit “C.”  

 

Staff will also note that undeveloped property to the south is designated open space, and the private multi-

family properties to the south do not have viable connectivity options to the proposed parcels and thus added 

southern roadway connections to “Parcel A” (former Western Baptist Teachers College site, APN 0320301024) 

across other private properties is unlikely, however site connectivity to 68th street seems possible, however as 

mentioned 68th street being completed to the east is unlikely and infeasible. At the time of this staff report 

the consultant has not been requested to examine that connection, but it has been noted and will be 

examined if possible prior completion of the planning commission’s final consideration. 

 

D. Public Outreach 

Public outreach for this application has been conducted as part of the Planning Commission’s meetings when this 

application was on the agenda – on May 19, 2021 (reviewing scope of work), June 16, 2021 (Public Scoping Hearing), and 

July 21, 2021 (approval of scope of work).   

Public notice for the Planning Commission Public Scoping Hearing was mailed out to over 30,000 South Tacoma 
residents for the scoping hearing, including residents of areas outside the city limit boundaries within 2,000 feet of this 
site.   

 

Staff conducted a virtual community informational meeting on December 6th, 2021.  Notice was mailed out 
approximately two weeks prior to the meeting, and the low attendance was in keeping with a lower public interest 
exhibited during the public scoping phase during the summer of 2021. The mailing for this meeting was to approximately 
715 area residents and property owners within a 2,500 foot radius from the site.  

 
The Commission is scheduled to conduct a public hearing on the 2022 Amendment on March 16, 2022 (tentatively). 

Additional public outreach for all the applications for the 2022 Amendment will be conducted prior to and during the 

public hearing process. 

 

E. Recommendation 

Staff recommends that the Planning Commission release this staff report and Exhibit “A” for public review and 

comment.   
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After the public hearing, staff will facilitate the Commission’s review of public comments, decision making, and 

formulation of recommendations to the City Council, pursuant to TMC 13.02.070.H, as cited below: 

H. Findings and recommendations.  
1. Upon completion of the public comment period and review of the public testimony, the 

Planning Commission will make a determination as to whether the proposed amendments are 
consistent with the following criteria:  

a. Whether the proposed amendment will benefit the City as a whole, will not adversely 
affect the City’s public facilities and services, and bears a reasonable relationship to the 
public health, safety, and welfare; and  

b. Whether the proposed amendment conforms to applicable provisions of State statutes, 
case law, regional policies, and the Comprehensive Plan.  

2. The Commission will prepare a recommendation and supportive findings to forward to the City 
Council for consideration. 

 

 

F. Exhibit 

 Exhibit “A” – South Sound Christian/CenterPoint Christian Fellowship Land Use Designation Amendment”  

G.  Supplemental Information  

 Attachment “A” – Traffic Assessment  

 Attachment “B” – S. 66th-70th Streets East-West Connection Feasibility Assessment  

 Attachment “C” – Habitat Assessment 

 FAQ Document (shared with the NewCold Land Use Designation Change Request)  

 

 

# # # 



PROPOSED LAND USE DESIGNATION:  
MID-SCALE RESIDENTIAL &                               
GENERAL COMMERCIAL 

 

 

PROPOSED LAND USE DESIGNATIONS 
 

CURRENT LAND USE DESIGNATION:  

  

 

 
 

 

 

 

  

 

 

 

 

 

 

2022 Comprehensive Plan  
and Land Use Code Amendments 
 

Low-scale Residential Designation Description:  
Low-scale residential designations provide a range of housing choices built at the 
general scale and height of detached houses and up to three stories (above grade) in 
height. Standards for low-scale housing types provide flexibility within the range of 
building width, depth, and site coverage consistent with detached houses and 
backyard accessory structures, pedestrian orientation, and a range of typical lot sizes 
from 2,500 square feet up to 7,500 square feet. Low-scale residential designations are 
generally located in quieter settings of complete neighborhoods that are a short to 
moderate walking distance from parks, schools, shopping, transit and other 
neighborhood amenities. 

 

CURRENT LAND USE DESIGNATION:  
LOW SCALE RESIDENTIAL  

 

EXHIBIT A: South Sound 
Christian/CenterPoint Christian 

 

To learn more: visit www.cityoftacoma.org/2022amendment or email at planning@cityoftacoma.org.  
 

General Commercial Designation Description:  
This designation encompasses areas for medium to high intensity commercial uses 
which serves a large community base with a broad range of larger scale uses. These 
areas also allow for a wide variety of residential development, community facilities, 
institutional uses, and some limited production and storage uses. These areas are 
generally located along major transportation corridors, often with reasonably direct 
access to a highway. This designation is characterized by larger-scale buildings, 
longer operating hours, and moderate to high traffic generation.  

 

MID-SCALE 
RESIDENTIAL 

GENERAL 
COMMERCIAL 

GENERAL 
COMMERCIAL 

LOW-SCALE 
RESIDENTIAL 
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Mid-scale Residential Designation Description: 
Mid-scale residential designations are generally located in close proximity to Centers, 
Corridors and transit and provide walkable, urban housing choices in buildings of a size 
and scale that is between low-scale residential and the higher-scale of Centers and 
Corridors. Standards for mid-scale housing support heights up to 3 stories (above grade), 
and 4 stories in limited circumstances along corridors. Standards shall ensure that 
development is harmonious with the scale and residential patterns of the neighborhood 
through building height, scale, width, depth, bulk, and setbacks that prevent overly 
massive structures, provide visual variety from the street, and ensure a strong pedestrian 
orientation. Development shall be subject to design standards that provide for a smooth 
scale transitions by methods including matching low-scale building height maximums 
where mid-scale residential abuts or is across the street from low-scale areas.  

 

APPLICANT: South Sound Christian/CenterPoint Christian 
Fellowship 
 
SITE LOCATION: 8 parcels generally adjacent to 2052 
South 64th Street 
 
AMENDMENT TYPE: Comprehensive Plan Future Land Use 
Map Amendment 
 
WHY IS THIS CHANGE PROPOSED?  
The parcel owners are working together on a joint application and wish 
to sell and/or redevelop portions of the site for multi-family 
development and general commercial development.  The applicant 
hopes to work with Bargreen Ellingson, a South Sound area restaurant 
supply and design company, to expand their operations in the area.    

This application is a request for a Land Use Designation Change from a Low-
Scale Designation to a Mid-Scale Designation on the western 4 parcels and 
General Commercial on the eastern 4 parcels with a total land area of 
approximately 15.96 acres.  

The Designation change would enable the applicants to seek a site rezone.  

 

http://www.cityoftacoma.org/2022amendment
mailto:planning@cityoftacoma.org
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SOUTH SOUND COMPREHENSIVE PLAN AMENDMENT 
TRAFFIC IMPACT ANALYSIS 

1. INTRODUCTION

The main goals of this study focus on the assessment of roadway/non-motorist conditions 
and forecasts of newly generated project traffic in relation to a proposed comprehensive 
plan zoning amendment for the tax parcel #’s: 032030-1024; -1189; -1073; -1075; -1193; -
1194; & -1159. The first task includes the review of existing parcel characteristics, 
permissible land use development and general roadway information on the adjacent street 
system. Forecasts of future traffic and dispersion patterns on the street system are then 
determined using established trip generation and distribution techniques for two 
alternatives. The first includes a forecast analysis encompassing site trip generation under 
existing zoning ordinances. The second alternative accounts for a zoning amendment, 
permitting the development of multi-family and commercial uses. As a final step, 
appropriate conclusions and mitigation measures are defined. 

2. PROJECT DESCRIPTION

This report summarizes anticipated traffic impacts related to a comprehensive plan 
amendment request for tax parcel #’s: 032030-1024; -1189; -1073; -1075; -1193; -1194; & 
-1159 in the city of Tacoma. The subject site is located south of S 64th Street, east of S
Wapato Street and west of S Tacoma Boulevard on a cumulative 15.96-acres. The subject
site is currently designated as Single-Family Residential (R2) zoning. The primary aspect
of this proposal is to seek a comprehensive plan amendment from the above designation
to permit the development of multi-family (western 4 parcels) and commercial (eastern 4
parcels) uses. Surrounding roadway descriptions and additional subject site parcel
characteristics are provided in the following section. Figure 1 below shows the vicinity map
of the area.

Figure 1 – Vicinity Aerial & Proposed Zoning 
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3.   EXISTING CONDITIONS 
 
3.1   Existing Street System 
 
The street network serving the proposed project consists of a variety of roadways.  The 
major roadways and arterials defined in the study area are listed and described below. 
 

Table 1: Roadway Network 
Functional 

Classification 
Roadway 

Speed 
Limit 

Lanes 
Street 

Parking 
Sidewalk 

Bike 
Facilities 

Collector Tacoma Mall Blvd 35 mph 2-3 Yes Yes No 

Local 

S 64th St 25 mph* 2 Yes Some No 

S 66th St 25 mph* 2 Yes Some No 

S Wapato St 25 mph* 2 Yes Some No 
* No posted speed limit observed so the City standard 25 mph applies. 
 
3.2   Roadway Improvement Projects 
 
A review of the current City of Tacoma Six-Year Transportation Improvement Program 
(2022-2027) indicates projects are planned in the study area. Capacity-related projects 
and improvements affecting the study intersections are included below: 
 

LID 8668: S 66th St & Wapato (WBS: $LID--8668R):  This project includes alley and 
street asphalt paving and new curb and gutter. The project has a total estimated cost 
of $923,300. 
 

South 74th Street: Tacoma Mall Blvd to West City Limits (WBS: $PWKS-00005):  The 
project will construct grind and overlay improvements and install ADA compliant curb 
ramps where needed. Total project cost is estimated at $4,400,000.  
 

56th Street South and Cirque Drive Corridor Improvements: S Washington St to 
Tacoma Mall Blvd (WBS: PWK-G0006): This project will replace pavement along the 
corridor, upgrade curb ramps and sidewalks to meet ADA requirements, install traffic 
signal upgrades and install bike facilities on a parallel route connecting the South 
Tacoma Sounder Station with the Tacoma Mall Transit Center. Total project cost is 
estimated at $11,637,651.  
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3.3   Active Transport  

Non-Motorist Facilities: 

School-aged children residing in the subject site would attend either Arlington Elementary 
(0.70-miles walking distance southwest of the subject site) or Gray Middle School (1.30-
miles walking distance west). Tacoma Mall Boulevard and the north side of S 66th Street 
provide curb and sidewalk. Elsewhere, non-motorist infrastructure is discontinuous. It 
should be noted that Sound Christian Academy, a private pre-k through 12th grade school, 
is located on-site. Signage alerting drivers of pedestrian crossings associated with the 
school is available on S 66th Street and S 64th Street in the vicinity of the subject site. 
Mini-traffic circles are provided at S 66th Street’s nearby intersections with S Wapato 
Street and S Fife Street. Moreover, speed humps reducing driver speed are provided are 
provided along S Wapato Street in the subject site vicinity.  

Transit Service  

A review of the Pierce Transit service schedule indicates Route 53 – University Place 
provides transit service in close proximity to the subject site. The nearest stops are 
provided at S Oakes Street’s intersections with S 64th Street and S 66th Street (~0.30-
miles walking distance west of the subject site). The route provides connections between 
the TCC Transit Center and Tacoma Mall Transit Center with stops provided in University 
Place along 27th Street W/40th Street W/Grandview Drive W and in South Tacoma. 
Weekday service is provided from 5:50 AM – 10:45 PM with approximately 30-minute 
headways during peak travel hours. Saturday service is provided from approximately 8:25 
AM – 6:00 PM with approximately 60-minute headways. Sunday service is provided from 
approximately 8:16 AM – 6:37 PM with approximately 120-minute headways.  

Moreover, Route 202 – S 72nd Street provides bus stops 0.60-miles walking distance 
south of the subject site at S 74th Street & S Wapato Street. The route services the 72nd 
Street corridor providing connection between the Lakewood Transit Center and the 72nd 
Street Transit Center. Weekday service is provided from 6:00 AM – 10:18 PM with 
approximately 30-minute headways during peak travel hours. Saturday service is provided 
from approximately 8:45 AM – 9:58 PM with approximately 30-minute headways. Sunday 
service is provided from approximately 9:20 AM – 9:18 PM with approximately 30-minute 
headways.  

Refer to Pierce Transit’s routes & schedules for further details. 
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4.   ZONING & DEVELOPMENT POTENTIAL 
 
Under existing zoning regulations, the subject site could be developed via single-family 
land use. To calculate approximately how many structures could be constructed in 
accordance with City standards, the total area of each parcel was measured 
(acreage/feet2). Values were derived from the Pierce County Assessor. It should be noted 
that by taking the total site area, assumptions include all existing structures to be 
demolished and the site redeveloped to maximum single-family potential. While this 
scenario is not anticipated to occur, it presents a conservative trip generation analysis.  
 
Per Tacoma Municipal Code 13-191, single-family structures within R-2 zoning require a 
standard minimum lot size of 5,000 square feet. Multi-family development within the 
proposed Comprehensive Plan Amendment scenario requires a minimum lot size of 6,000 
square feet plus 1,500 square feet/unit in excess of 4 units. Lastly, approximately 70% of 
the total land area was assumed to be developable for the proposed commercial space 
(C2 zoning). This 30% reduction accounts for building setbacks, parking and more. Table 2 
summarizes the permissible number of developable units within each parcel under existing 
zoning and proposed comprehensive plan amendment conditions.  
 

Table 2: Permissible Development Estimates  

Existing 
Zoning Parcel Available Developable Area 

Existing Zoning 
Dev. Estimate  
(Single-Family) 

Proposed Comp. Plan 
Amend. Dev. Estimate 

(Multi-Family: A-D / 
Commercial: E-H) 

Single-
Family 
(R-2) 

A 2.38-acres / ~103,455 SF 20 S-F DU’s 69 M-F DU’s 
B 0.18-acres / ~7,840 SF 1 S-F DU’s 5 M-F DU’s 
C 2.58-acres / ~112,500 SF 22 S-F DU’s 75 M-F DU’s 
D 4.76-acres / ~207,346 SF 41 S-F DU’s 138 M-F DU’s 
E 1.00-acres / ~43,560 SF 8 S-F DU’s ~215,300 SF of 

commercial space F 1.06-acres / ~46,211 SF 9 S-F DU’s 
G/H 5.00-acres / ~217,800 SF 43 S-F DU’s 

Total Subject Site Development Potential  144 S-F DU’s 287 M-F DU’s; 
~215,300 SF Comm. 

 
As illustrated in Table 2, approximately 144 single-family dwelling units may be 
constructed on-site should the entire site be redeveloped with single-family land use. 
Under the proposed comprehensive plan amendment estimates, approximately 287 multi-
family dwelling units and ~215,300 square feet of commercial space may be constructed 
should the entire subject site be redeveloped under the proposed comprehensive plan 
amendment. This estimate assumes a maximum redevelopment of the subject parcels 
currently occupied by CenterPoint Christian Fellowship church. Therefore, these are 
conservative estimates as redevelopment of the entire subject site is not planned.  
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5.   FUTURE TRAFFIC CONDITIONS 
 
5.1    Project Trip Generation 
 
Trip generation is defined as the number of vehicle movements that enter or exit a site 
during a designated time period such as a specific peak hour or an entire day. Data 
presented in this analysis was derived from the Institute of Transportation Engineer’s (ITE) 
publication Trip Generation, 11th Edition. If development were to occur under existing 
zoning regulations, the designated land use would be classified as Single-Family Detached 
Housing (LUC 210). Should the comprehensive plan amendment be approved, proposed 
development could consist of multi-family and commercial development. It should be noted 
that a tenant is identified should the C2 comprehensive plan amendment become enacted. 
One development option for parcels E, F G and H could comprise a warehouse use by 
Bargreen Ellingson, a restaurant supply company. As such, the designated land uses 
would be classified as Multi-Family Housing Mid-Rise (LUC 220) and Warehousing (LUC 
150) under the proposed comprehensive plan amendment development scenario.  
 
ITE average rates were used to determine trip ends with dwelling units used as the input 
variable for the existing and comprehensive plan amendment residential land uses. 
Equations and square footage, which comprise more conservative trip estimates when 
compared with rates, were used for LUC 150. Table 3 below summarizes anticipated 
vehicular movements for the average weekday daily trips (AWDT), AM peak hour and PM 
peak hour. ITE Trip Generation sheets have been attached to the appendix for reference.  
 

Table 3: Project Trip Generation 
 

Land Use Units AWDT 
AM Peak-Hour Trips PM Peak-Hour Trips 
In Out Total In Out Total 

Existing Zoning:         
Single-Family 

Detached – LUC 210 
144 
DU’s 

1358 26 75 101 85 50 135 

Proposed Comp. Plan 
Amendment: 

        

Multi-Family (Low-
Rise) – LUC 220 

287 
DU’s 

1934 28 87 115 92 54 146 

Warehousing – 
LUC 150 

215.3 
KSF 

378 38 11 49 14 38 52 

Proposed Comp. Plan 
Amendment Total 

2312 66 98 164 106 92 198 
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Based on the data presented in Table 3, site redevelopment under existing single-family 
zoning conditions is anticipated to generate approximately 1358 average weekday trips 
with 101 trips (26 in/75 out) occurring during the AM peak hour and 135 trips (85 in/50 out) 
occurring during the PM peak hour. 
 
Proposed comprehensive plan amendment site redevelopment is anticipated to generate 
2312 average weekday trips with 164 trips (66 in/98 out) occurring during the AM peak 
hour and 198 trips (106 in/92 out) occurring during the PM peak hour. 
 
5.2   Trip Distribution and Assignment 
 
Trip distribution describes the process by which project generated trips are dispersed on 
the street network surrounding the site. Figure 2 illustrates PM peak hour trip distribution & 
assignment under Scenario 1: forecast site redevelopment under existing single-family 
zoning conditions. Figure 3 illustrates PM peak hour trip generation and distribution under 
Scenario 2: forecast site redevelopment given proposed comprehensive plan amendment 
conditions. Percentages and assignments of project-generated traffic are based on 
proximity to major arterial routes and destinations. Subject parcels A-C are anticipated to 
access the site via S 66th Street from the west. Parcel D is anticipated to continue access 
via S 64th Street and parcels E-H are anticipated to be accessed via S 66th Street by way 
of Tacoma Mall Boulevard. 
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6. SUMMARY

The South Sound Comprehensive Plan Amendment project proposes a future amendment 
to existing zoning. The comprehensive plan amendment request encompasses tax parcel 
#’s: 032030-1024; -1189; -1073; -1075; -1193; -1194; & -1159 (15.96-acres), located in the 
city of Tacoma. The subject site is currently zoned as Single-Family Residential (R2) 
zoning. The proposed comprehensive plan amendment and future associated rezone 
would permit the development of multi-family in the western 4 parcels and a commercial 
use in the eastern 4 parcels.  

Future buildout assumptions encompassed two trip generation and distribution scenarios. 
Scenario 1 assumes the entire subject site be redeveloped under existing single-family 
zoning. Scenario 2 assumed the entire subject site to be redeveloped under the proposed 
comprehensive plan amendment, permitting multi-family and commercial development. 
Based on trip generation estimates derived from approximate development potential, 
Scenario 1 is anticipated to generate approximately 135 PM peak hour trips (85 in / 50 
out). Moreover, Scenario 2 is anticipated to generate approximately 198 PM peak hour 
trips (106 in / 92 out). Approximate PM peak hour trip distribution and assignment for each 
development scenario are outlined in Figures 2 and 3. It should again be noted that these 
are conservative estimates as the future assumptions encompassed complete 
redevelopment of every subject site parcel. 

The majority of trips would be traveling to/from Tacoma Mall Boulevard. Under either 
analysis scenario, less than 100 PM peak hour trips would be traveling along any local 
roadway segment in the vicinity of the subject site. Therefore, the proposed 
comprehensive plan amendment and future associated rezone is not found to have a 
significant impact to surrounding local roadway operations. Should the proposal differ from 
the land use assumptions evaluated herein, an additional study may be required at such 
time. It should be noted that speed reduction strategies such as speed humps and 
neighborhood traffic circles are provided on the surrounding roadway system. To mitigate 
potential impacts as a result of the proposed comprehensive plan amendment and future 
associated rezone, additional infrastructure may be required as a part of site development.  

Please feel free to contact should you require additional information. 
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TO: Larry Harala 
Principal Planner 
City of Tacoma – Planning and Development Services 
747 Market Street – Room 345 
Tacoma, WA 98402 

DATE: February 22, 2022 

FROM: Steve Nickison 
Tacoma - (253) 383-2422 

PROJECT NO.: 2200382.BP 

 PROJECT NAME: South Sound Christian 
Comprehensive Plan 
Amendment 

  

SUBJECT: South 66th Street and South 70th Street – East-West Connection Feasibility Memo 

   

 
Introduction 

In conjunction with AHBL’s planning efforts, our civil engineering team analyzed the existing conditions of South 
66th Street to assess the feasibility of constructing the remainder of the street to the south of the project site in 
order to connect to the two ends of the street presently disconnected. Currently, the eastern portion of S. 66th 
Street connects to several commercial establishments and a church. An existing apartment complex to the west 
of the commercial building butts against the right-of-way. The western portion of the street serves several 
residences and the Tacoma Baptist Schools site. The existing conditions, street feasibility and implications of 
connecting the street are discussed in detail below. 

South 70th Street was also analyzed to assess the feasibility of connecting the currently disconnected eastern and 
western portions of the roadway. The existing conditions, street feasibility and implications of connecting the 
street are also discussed in detail below. 

South 66th Street 

Existing Conditions 

The western section of road is a 32-foot-wide residential street, while the eastern section is a 44-foot-wide 
commercial street. Portions of the area between the two sections of street have grass and minor scrub brush. A 
roughly 190-foot section is heavily wooded with large trees on a steep existing hillside. 

The current elevations of S. 66th Street are approximately 253 feet at the western end of the road where it 
connects to the Tacoma Baptist Schools site and 312 feet at the eastern end of the road where is connects to the 
adjacent church. It is approximately 745 feet between these two points in the road, leading to an average grade of 
7.9%. Most of this elevation differential occurs over through the 190 feet of wooded hillside (±26% grade). 

Adjacent developments at the eastern side of the street connection area consist of a parking lot, fence line, and 
concrete retaining wall at the northern property line of the commercial development on the south-east side of the 
study area. The existing church on the north-east side of the study area has an existing parking lot on its southern 
property line which steeply slopes from the parking lot to the anticipated roadway area. Additionally, several 
power poles (likely distribution) run along this parking lot edge and continue to the west. At the western end of the 
street, S. 66th street turns into a site access road for Tacoma Baptist Schools and connects to several parking 
lots. The road runs adjacent to an existing soccer field and storage building which lie roughly 6 feet below the 
existing road elevation. 

At the western side of the right-of-way, a 66-inch diameter storm trunk main runs north-south. An 8” sewer main 
appears to run east-west through the road study area. This sewer main is only 3-4 feet below grade. Utility 
information was gathered from City of Tacoma GIS. 

Street Feasibility and Implications 

LHarala
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A proposed street connection in this location would need to taper its width between the two portions of roadway. 
To minimize disturbance, this would need to occur on the eastern end of the street. As explained above, the 
average grade in this area is ±7.9%. 

To construct a roadway in this area with proper vertical curves, while maintaining access to both portions of the 
Tacoma Baptist School site would require an average grade closer to 18% which greatly exceeds the current 
maximum slope per the City of Tacoma right-of-way design manual. This would also require a significant cut out 
of the area which would cause a significant disturbance to the steep wooded hillside. The amount of tree removal 
would extend beyond the road extents due to weakened root structures of surrounding trees. Additional 
investigation would be required to assess the slope stability in this area. The roadway cut necessitates new 
retaining walls between the roadway and both the church and commercial properties on the eastern side of the 
street. The existing apartment complex may require a retaining wall to prevent undermining the building. The 
roadway cut would also uncover the existing sewer main and require its replacement. The existing power 
infrastructure in this area would likely require relocation. 

At the Tacoma Baptist Schools site, the cut section would turn into a fill section as the road transitions down to 
existing grade which would require a complete reconstruction of both of the schools parking lots on the north and 
south side of the street. The space occupied would also remove a significant amount of parking stalls which would 
need to be reconstructed elsewhere. The raised road elevation here would require additional retaining walls to 
transition the elevation difference between the existing sports field and maintenance building. Walls in this area 
would need to be designed to not disturb the 66in diameter storm trunk main in the vicinity. 

The implications above relate only to the road construction. Adding sidewalk on either side of the street further 
exacerbates these issues. 

South 70th Street 

Existing Conditions 

The western section of road is a 22-foot-wide residential street, while the eastern section is a 40 foot-wide 
commercial street which necks down to 32-feet wide to the east. The area between the two sections of road 
consists of a steep forested hillside, private single-family residence, apartment complex building and parking, as 
well as a large retaining wall and driveway for an adjacent hardware store. 

The current elevations of S. 70th Street are approximately 240 feet at the western end of the road where it serves 
the single-family residence and 326 feet at the eastern end of the road where is connects to the adjacent 
apartment complex. It is approximately 400 feet between these two points in the road, leading to an average 
grade of 21.5%. 

Street Feasibility and Implications 

A proposed street connection in this location would not be able to hold a linear alignment between S. Trafton St 
and Tacoma Mall Boulevard without significant impacts to adjacent properties and significant deviations from City 
of Tacoma road design standards. Additionally, this road connection would require acquisition and demolition of 
the single-family residence, southern apartment complex building, and ROW acquisition from the commercial 
properties along the eastern portion of S. 70th Street. 

Construction of a roadway here would likely require removal of an existing 10-foot-tall retaining wall which retains 
fire lane and vehicle access around the adjacent hardware store. It does not appear possible to remove this 
retaining wall without significant modifications to the hardware store site and building. These impacts would likely 
continue into the adjacent strip mall site as-well further triggering building and site impacts. 

Average road grade across this area would be upwards of 22%. Factoring in transition lengths for vertical curves, 
the average road grade would be closer to 30%. 
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Conclusion 

The above design considerations seek to provide criteria for potential road construction to connect the two ends 
of South 66th Street and the two ends of South 70th Street. 

South 66th Street 

In our opinion, the road cannot be constructed without significant grading and retaining walls, major tree 
impacts, and considerable site changes to the Tacoma Baptist Schools site. Additional impacts to existing 
utilities and mitigation to major storm infrastructure also need to be considered. With these factors in mind, 
connecting South 66th Street is not feasible. 

South 70th Street 

In our opinion, the road cannot be constructed without significant property acquisition, building and site 
modifications to private businesses, and non-standard road design. Outside of these factors, a proposed 
roadway would be upwards of 30% steep which is nearly four times greater than the maximum grade 
identified in the City’s right-of-way design manual. With these factors in mind, connecting South 70th Street is 
not feasible. 

 

 

Sincerely, 

 

 

 

Steve Nickison, EIT 
Project Engineer 
 

SLN/DN 
 
 
c: Emily Adams, AICP - AHBL 
 Wayne Carlson, FAICP - AHBL 
 

David Nason, PE 
Principal 
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1.1 INTRODUCTION 

Grette Associates is under contract with CenterPoint Christian Fellowship and South Sound 

Christian Schools to visit the site located at 2041 S. 66th St. (Pierce County parcels 0320301073, 

0320301075, 3020301193, 0320301194, 0320301159, and 0320301158) in Tacoma, WA, and 

perform reconnaissance for the presence of wetlands, natural water features and fish and wildlife 

habitat conservation areas (FWHCAs) situated on and within 300 feet of the properties. The Pierce 

County tax parcels previously described will be further referred to in this report as the “subject 

parcels” and are individually described as sites C, D, E, F, and G/H (Figure 1). The subject parcels 

encompass a total area of 13.4 acres and are situated between S.66th St and S64th St in the City of 

Tacoma, Washington (Attachment A).  This report is intended to satisfy the City of Tacoma’s 

request for a habitat assessment on the subject parcels and is prepared using Chapter 13.11 of the 

City of Tacoma Municipal Code (TMC) guidance. The following report does not include the 

assessment of slopes or geologically hazardous areas. 

Figure 1. Subject Parcels 

 

 

 

 

 

 

 

 

 

 

 

 

2.1 DATABASE REVIEW 

Critical Areas are regulated by agencies at the local, state, and federal levels. The appropriate 

jurisdictional databases were queried to ascertain if any critical areas or their buffers exist on or 

within 300 feet of the subject parcels.   

2.1.1 Local Critical Area Inventory 

A review of the City of Tacoma’s GIS DART Map was conducted to identify any known critical 

areas located within the subject parcels (COT, 2022).  According to DART, there are no wetlands, 

streams, floodways, flood hazard areas, or FWHCAs on or within 300 feet of the subject parcels. 

The City of Tacoma does map the entire area and subject parcels as being in an aquifer recharge 
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area. North of the subject parcels, approximately 71’ across South 64th Street, Tacoma DART GIS 

maps a Biodiversity Area/Corridor (BAC) known as the Wapato Hills Urban Wildlife Habitat. 

 

2.1.2  National Wetlands Inventory 

The U.S. Fish and Wildlife Service’s (USFWS) National Wetlands Inventory (NWI) was queried 

to determine if any aquatic features have been previously identified within the subject parcels. 

The search of the USFWS GIS database shows no wetlands or other aquatic features mapped on 

or within 300 feet of the subject parcels.  

 

2.2 WDFW PRIORITY SPECIES AND HABITAT 

The WDFW Priority Species and Habitat Mapper was queried to determine if any known locations 

of priority habitat and species exist on the subject parcels. The PHS data mapper on the web shows 

that the Western Pond Turtle and Little Brown Bat have the potential to exist on the subject parcels.  

2.2.1 Western Pond Turtle - Actinemys marmorata 

The PHS on the Web mapper designates the general area of the subject parcels to be a potential 

area of occurrence of Western Pond Turtle. The Western Pond Turtle is listed as endangered in the 

State of Washington but is not listed federally. The closest aquatic habitat and listed occurrence of 

the Western Pond Turtle is over 1200 feet away across Interstate 5 at Wapato Park.  

2.2.2 Big Brown Bat - Eptesicus fuscus 

The species is present throughout Washington and roosting primarily occurs in dilapidated 

buildings or large live or dead trees in the early stages of decay. The Big Brown Bat is listed by 

PHS on the web to potentially occur near the subject parcels but has no listed occurrence on the 

subject parcels. 

3.1 METHODS AND RESULTS 

Grette Associates completed a site visit on January 13, 2022, to identify any wetlands, streams, or 

FWHCAs within the subject parcels. The subject parcels were traversed, and data was collected 

and assessed according to the wetland criteria defined in the U.S. Army Corps of Engineers 

(USACE) Federal Wetland Delineation Manual (1987) and the Corps’ Regional Supplement to 

the Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast 

Region (Version 2.0) (2010).  The subject parcels were also evaluated to identify any natural water 

feature that would be classified as a stream according to WAC 222-16-030 and Chapter 13.11 of 

the Tacoma Municipal Code (TMC). Potential Biodiversity Areas/Corridor within the subject 

parcels were evaluated based on the requirements defined in TMC 13.11.510 
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3.1.1 Wetland Results 

No wetland features were identified on the subject parcels during Grette Associates’ site 

assessment. Parcel C is developed and consists of a school classroom building and the southern 

portion of a soccer field with an approximate 70 stall parking lot. Parcel D is developed with the 

northern portion of the soccer field and contains school administrative buildings as well as an 

approximately 40 stall parking facility and two school classroom buildings. Parcels E and F are 

vacant lots containing a field and forested areas covered in Himalayan Blackberry (Rubus 

armeniacus) and native trees. Parcels G/H consists of the CenterPoint Christian School building 

facility with an approximately 70 stall parking lot and vacant field to the east of the buildings. The 

parcels contain infrastructure generally associated with school facilities (driveways, walkways, 

outside seating, etc.). During the site assessment, Grette Associates did not observe any indication 

of seasonal hydrology that would meet wetland hydrology indicators defined in the USACE’s 

Regional Supplement (2010). More specifically, surface water, surface saturation, water-stained 

leaves, watermarks, or algal mats were not observed. Furthermore, no vegetation that would 

suggest a potential wetland feature was observed.   

 

Figure 2. Vacant Field on Parcel G/H 

 

 

 

Figure 3. Facing North from Parcel G/H to Parcel F 
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Figure 4. Vacant Field Parcel E 

 

 

During the site visit, Grette Biologists assessed areas to evaluate soils and hydrology on each 

parcel. No hydric soil indicators were identified in the assessed areas (Figures 5 and 6). Datasheets 

are provided at the end of the report in Attachment B. 

 

Figure 5. Soil Test Pit Locations  
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Figure 6. Soil Test Pit Photos 
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3.1.2 Stream Results 

No streams were identified on the subject parcels. These findings are further backed up by the data 

gathered from queried databases summarized above.   
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3.1.3 Biodiversity Areas/Corridors Results 

Per TMC 13.11.510, BACs are those areas that provide quality functions and habitat for wildlife 

access and/or movement across the landscape. In general, BACs are undeveloped areas with a 

vertically diverse assemblage of native vegetation containing multiply canopy layers and/or areas 

that are horizontally diverse with a mosaic of habitats and microhabitats (TMC 13.11.510). 

North of the subject parcels is an undeveloped forested area that is mapped as a BAC from data 

gathered from Tacoma DART GIS data. The area is labeled as Wapato Hills Urban Wildlife 

Habitat and is separated from the subject parcels by South 64th Street. The parcels to the south, 

east, and west of the subject parcels are largely developed. Parcels E and F are largely comprised 

of a vegetative community consisting of a mix of native and nonnative vegetation dominated by 

Himalayan blackberry, English ivy (Hedera helix), and sword fern (Polystichum munitum).  

Based on a rapid coverage assessment utilizing the guidance defined in the USACE’s Regional 

Supplement (2010), coverage of nonnative species is approximately 60-65 percent of the total sub-

canopy. Given the dominance of nonnative vegetation within the sub-canopy and parcel size, the 

parcels do not meet the definition of a Biodiversity Area due to the lack of a vertically diverse 

assemblage of native vegetation.  Furthermore, given the existing development and lack 

connectivity to adjacent undeveloped forested areas, the subject parcels do not provide suitable 

habitat to be considered a corridor.   

Figure 7. Vegetation Community in Parcels E and F 
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4.1 SUMMARY 

In summary, Grette Associates did not identify any wetlands, streams, or FWHCAs, per TMC 

13.01.110, within 300 feet of the subject parcels. The results summarized in this technical 

memorandum have fulfilled the critical areas evaluation requirements requested by the city. 

 

If you have any questions on this wetland reconnaissance, please contact me at (253) 573-9300 or 

by email at donnyn@gretteassociates.com. 

 

Regards, 

 

 

 

Donny Neel 

Biologist 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Donny Neel
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  FAQ   
    March 2, 2022

ANNUAL AMENDMENTS 

The One Tacoma Plan is subject to continuous review, evaluation, and potentially modification to remain relevant and to respond to 
changing circumstances. The GMA allows the Plan generally to be amended only once each year. Amendments may include adding 
new Plan elements, modifying existing elements, revising policies or maps, or updating data and information. All proposed 
modifications are reviewed concurrently to address the cumulative effect of the revisions and to maintain internal consistency 
among the various plan components and external consistency with regional, county, and adjacent jurisdictional plans. The GMA 
requires development regulations to be consistent with and to implement the Comprehensive Plan. To maintain this consistency, 
changes to the One Tacoma Plan often are accompanied by similar changes to development regulations and/or zoning 
classifications. 

Each city and county planning under GMA must conduct a thorough review of its comprehensive plan every eight years, according to 
the schedule provided in RCW 36.70A.130, and revise its plan if necessary. In addition, these jurisdictions may consider smaller 
comprehensive plan amendments no more than once per year, with some exceptions (RCW 36.70A.130(2)). Rather than adopting 
changes on a piecemeal basis, proposed amendments must be considered “concurrently so the cumulative effect of the various 
proposals can be ascertained.” 

The process begins with the scoping phase during which time the Planning Commission considers whether applications meet the 
following criteria, which is outlined under Tacoma Municipal Code, Title 13.02.070, Comprehensive Plan amendment procedures. 

• Applications are received no later than the last day of May (however earlier deadlines can be set),
• The Planning Commission has 120 days to decide on acceptance
• Application completeness
• Under the jurisdiction of the Planning Commission
• Repetitive/duplicative
• Staff conducts a preliminary review

o Basic options analysis is conducted
• Request is manageable and reasonable given city/departmental staffing, budget, and resources

Project Manager: 

Larry Harala, Principal Planner 
lharala@cityoftacoma.org  

Project Website: 

www.cityoftacoma.org/2022Amendment 

Planning and Development Services 
City of Tacoma, Washington 

Peter Huffman, Director 

mailto:lharala@cityoftacoma.org
http://www.cityoftacoma.org/2022Amendment
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Based on that criterion the planning commission evaluates the applications and accepts the docket for that cycle then directs staff to 
work with the applicants to conduct analysis and public outreach.  The Planning Commission has this opportunity to give staff 
preliminary feedback on the type of analysis, outreach, and overall evaluation it would like to see.  Given that there is finite staff 
time and resources, and that often studies, and specialized analysis can be expensive for applicants and time consuming, it is 
important that such direction is given early in the process with reasonable time to meet Planning Commission expectations.  Staff 
will then conduct analysis, working with the applicant, and conduct public outreach.   

The Planning Commission will release the pack for public review, hold a public hearing, and then make a final determination based 
on whether the proposed amendments are consistent with the following criteria:  

• Whether the proposed amendment will benefit the City as a whole, will not adversely affect the City’s public facilities
and services, and bears a reasonable relationship to the public health, safety, and welfare; and

• Whether the proposed amendment conforms to applicable provisions of State statutes, case law, regional policies, and
the Comprehensive Plan.

After the Planning Commission renders its decision, the Commission will forward its findings to the City Council for a public hearing 
and review resulting in a final decision.   

COMPREHENSIVE PLAN, LAND USE REGULATORY CODE AND THE FUTURE LAND USE MAP 

THE ONE TACOMA PLAN 

The One Tacoma Plan has been adopted most recently, in December of 2021 by Ordinance No. 28793, is Tacoma's comprehensive 
plan as required by the State Growth Management Act (GMA). As the City's official statement concerning future growth and 
development, the Comprehensive Plan sets forth goals, policies and strategies for the health, welfare and quality of life of Tacoma’s 
residents. The One Tacoma Plan is a blueprint for the future character of our City.  The plan can be viewed online at 
www.cityoftacoma.org/OneTacoma.   

It is important to remember that a comprehensive plan and a zoning ordinance are two separate tools that are used in conjunction 
with one another. A comprehensive plan acts in a guiding role and provides recommendations on how land should be utilized to 
meet the needs and desires of the community, whereas a zoning ordinance regulates land uses as recommended by the plan. 

THE LAND USE REGULATORY CODE 

Title 13 of the Tacoma Municipal Code (TMC), is the key regulatory mechanism that implements the One Tacoma Plan. Title 13 
contains regulations and procedures for controlling land use, platting, shorelines, environment, critical areas, and historic 
preservation, among others. The Tacoma Municipal Code can be viewed online at www.cityoftacoma.org/Planning (and click on 
"Tacoma Municipal Code"). 

THE FUTURE LAND USE MAP 

It is typical for cities and counties throughout Washington to adopt a future land Use Map.  The Land Use Map sets the direction of 
future growth in a community. The future land use map, which is policy-oriented, is then implemented in large part by the official 
zoning map, a regulatory tool.  Since these maps are so closely linked, a zoning change cannot be approved unless it is consistent 
with the future land use map. 
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In the City of Tacoma, The Future Land Use Map of the One Tacoma Plan (figure 2 of the Urban Form element), illustrates the City’s 
intended future land use pattern through the geographic distribution of residential and commercial areas, the designation of mixed-
use and manufacturing/industrial centers, as well as shoreline and single-family detached designations. These designations 
correspond to specific zoning districts and use and development standards that implement the policies of the One Tacoma Plan. Per 
the Washington State Growth Management Act and the Tacoma Municipal Code, the City’s Land Use Regulations, including zoning 
districts, should be consistent with the policies of the One Tacoma Plan. 

WHAT IS A LAND USE DESIGNATION CHANGE? 

The One Tacoma Plan Future Land Use Map land use designations are in place to communicate the long-range plan for land use 
patterns throughout the city. These proposals seek to re-designate the respective sites from the one designation to slightly more 
intense designations in order to accommodate changing development patterns within the area and also seeks to more closely align 
the designation  

WHAT IS A PLAN OR CODE AMENDMENT? 

A Plan Amendment is the process through which the city considers changes, additions, and updates to the One Tacoma 
Comprehensive Plan and a Code amendment would be the same considerations pertaining to the Land Use Regulatory Code. The 
intent of the amendment process is to review all these changes concurrently, where appropriate, so that the cumulative effects can 
be considered. According to the State Growth Management Act, local comprehensive plans cannot be amended more than once a 
year.  

WHAT IS SITE SPECIFIC REZONING AND HOW DOES IT DIFFER FROM THE COMPREHENSIVE PLAN LAND USE 
DESIGNATION? 

The city of Tacoma as most counties and cities throughout Washington State and the United States, utilizes zoning to define and 
regulate uses and development standards on land through the city.  This is a more focused set of use restrictions, development 
standards and other regulations.  Zoning differs from Land Use Designation in that it is specific and tied actual development and use 
of the site.  The Comprehensive Plan Land Use Designation is tied to the cities overall goals imbedded in the comprehensive plan, it 
is a long-term vision, and not specific. Zoning is tied to the Land Use Designation, but is an implementation of it specific to actual 
development and use of the given site.   

SEPA PROCESS 

During the annual amendment process a SEPA review is done per guidance from Washington State Administrative Code, 
Chapter 197-11 WAC, The City of Tacoma SEPA process is regulated under Title 13.12, Environmental Code.  
Administration of the code is primarily through our SEPA process administered by Planning and Development Services 
with ongoing advisement from the City of Tacoma City Attorney, and our SEPA official.   

During non-project actions such as our Annual Amendment cycle the evaluation is at a “big picture” level with the focus 
on identifying analysis that will be needed at the next step of the given process.  In the case of the Comprehensive Land 
Use Designation Change requests, that is asking applicants to provide preliminary studies on a site specific, yet non-
project, basis.  Examples might include traffic studies, general light and noise impact studies, possibly preliminary 
environmental evaluations, and assessments.  However, studies relating directly to a given development project would 
not be required at this time, rather at time of triggering event. 
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COMMON SEPA TRIGGERS 
WORK OCCURRING WITHIN CRITICAL AREAS AND/OR ON LANDS WHOLLY OR PARTLY COVERED BY 
WATER 

CONSTRUCTION OF RESIDENTIAL STRUCTURES – MORE THAN 20 DWELLING UNITS 

CONSTRUCTION OR DEMOLITION OF A BUILDING – GREATER THAN 12,000 SQUARE FEET 

CONSTRUCTION OF A PARKING LOT – MORE THAN 40 VEHICLES 

FILL OR EXCAVATION – MORE THAN 500 CUBIC YARDS 

INSTALLATION OR REMOVAL OF IMPERVIOUS TANKS ON INDUSTRIAL PROPERTY – CAPACITY OF 
MORE THAN 60,000 GALLONS 

STORMWATER, WATER, & SEWER UTILITIES – MORE THAN 12 INCHES IN DIAMETER 

INSTALLATION OF WIRELESS FACILITIES – ON A RESIDENCE OR SCHOOL OR WITHIN AN AREA ZONED 
RESIDENTIAL 

CONSTRUCTION OF A WIRELESS TOWER – 60 FEET OR TALLER OR WITHIN A RESIDENTIAL ZONE 

CERTAIN LAND USE DECISIONS – REZONE 

In addition to SEPA evaluation the City of Tacoma has robust critical area code which governs all allowed/permitted activities and 
development on lands within the City of Tacoma.  These include our Critical Area Code (Title 13 Land Use Regulatory Code, 13.11), 
Shoreline Code (Title 19 Shoreline Master Program), and the Stormwater Manual (2021 SWMM), South Tacoma Groundwater 
Protection District (Title 13 Land Use Regulatory Code, 13.06.070.D).   See attached tip sheet below.  

WHAT PROTECTIONS ARE THERE FOR TREES/TREE CANOPY 

The City of Tacoma has a framework of critical area and environmental codes in place to help preserve what remains of Tacoma’s 
natural environment.  Tree Canopy protection has become increasingly important to the city and over the years there have been 
many actions taken.  Most recently the City of Tacoma adopted the Urban Forest Management Plan in 2019 (tacomatreeplan.org). 

Additionally Title 13 has tree canopy coverage requirements for new development in residential and commercial zoning districts.  As 
well as landscaping standards in all zoning districts which promote increased tree canopy coverage.  ( 

The Tacoma City Council passed Resolution No. 40509 in December 2019, declaring a climate emergency in Tacoma and calling for a 
transformative climate action plan to reduce community greenhouse gas (GHG) emissions and adapt to climate impacts we can no 
longer avoid. As we plan for our collective climate future, the City of Tacoma needs to hear continually from communities that are 
historically underrepresented, underserved, made vulnerable communities, or expected to experience the first or worst impacts of 
climate change. By centering frontline communities' priorities, Tacoma's new plan invests in both climate action and environmental 
justice.  Tree canopy coverage is a vital component of the plan and represents a tangible action the city can perform to help meet 
the goals of the plan.  



 
 

 

 

 
Note: This Tip Sheet does not substitute for codes and regulations.  
The applicant is responsible for compliance with all codes and regulations, whether or not described in this document. 

More information: City of Tacoma, Planning and Development Services  |  www.tacomapermits.org (253) 591-5030 

To request this information in an alternative format or a reasonable accommodation, please call 253-591-5030 (voice). 

TTY or STS users please dial 711 to connect to Washington Relay Services. 
 

State Environmental Policy Act (SEPA) 

L-1200, 3/2020 

 

The SEPA process is a Washington State requirement 
intended to ensure that state and local agencies consider 
the likely environmental consequences of a proposal 
before acting on the proposal.  All government decisions 
require environmental review, but may not be subject to 
procedural requirements under the Act. 
 
WHEN SEPA IS REQUIRED 
Many projects are exempt from SEPA requirements under 
either state law (WAC 197-11-800) or through local 
regulations (TMC 13.12.800).   
 

The Most Common* SEPA Triggers 

Work occurring within critical areas and/or on lands 
wholly or partly covered by water 

Construction of residential structures – more than 20 
dwelling units 

Construction or demolition of a building – greater than 
12,000 square feet 

Construction of a parking lot – more than 40 vehicles 

Fill or excavation – more than 500 cubic yards 

Installation or removal of impervious tanks on industrial 
property – capacity of more than 60,000 gallons 

Stormwater, water, & sewer utilities – more than 12 
inches in diameter 

Installation of wireless facilities – on a residence or 
school or or wihin an area zoned residential 

Construction of a wireless tower – 60 feet or taller or 
within a residential zone 

Certain land use decisions – Rezone 

*For a comprehensive list, see WAC 197-11-800. 

SEPA PROCESS  
Submittal of SEPA materials in a separate land use 
application should occur at the time of building permit 
submittal (if there is no associated land use permit) or 
along with the application for an associated Major Land 
Use Decision. Additional materials may be requested, 
such as a geotechnical report, critical areas report, or a 
cultural resources assessment. A Planner can help you 
determine if additional materials are needed. 
A completed Environmental Checklist is the form the City 
uses to gather information in order to make a SEPA 
determination.  Applicants are required to submit a 
checklist along with any required information for the 
associated building or land use permit.  Copies of the 
Environmental Checklist form are available at the Planning 
and Development Serice Department, 747 Market Street, 
3rd Floor and they are also located online: 

http://www.ecy.wa.gov/programs/sea/sepa/forms.htm  A 
separate copy of the site plan, building elevations, and 
other required materials should be submitted. All 
application materials must be submitted in electronic 
PDF format on compact disc (CD) or online at 
TacomaPermits.org.  See Electronic File Standards Tip 
Sheet. 

 SEPA submittals for building permits can be taken in 
over the counter at the Permit Intake Center.  They will 
be reviewed for completeness before being taken in.   

 SEPA submittals associated with major Land Use 
Decisions can only be taken in concurrently with the 
associated Land Use application at the pre-application 
meeting.  The Determination is issued with the Land 
Use Decision and the 14-day appeal periods run 
concurrently. 

 SEPAs associated with building permits take 
approximately 30 days to process and have a 21-day 
appeal period; building permits will not be issued until 
the SEPA process is complete. 

OTHER LEAD AGENCIES 
If a Determination has already been issued for the project 
by a different lead agency, of if the project has previously 
been subject to NEPA (National Environmental Policy Act) 
a copy of that Determination along with the associated 
Environmental Checklist may satisfy the City’s SEPA 
requirement. 
Other agencies include School Districts, Park Districts, 
State Agencies, County Agencies, Local Air Pollution 
Authorities, and the Port of Tacoma. 
 
 
 

 
Other Lead Agencies, such as the Port of Tacoma, can issue SEPA 

Determinations for work within their jurisdiction. 

 
 

http://www.ecy.wa.gov/programs/sea/sepa/forms.htm
https://www.tacomapermits.org/tip-sheet-index/electronic-file-standards
https://www.tacomapermits.org/tip-sheet-index/electronic-file-standards


 
 

 

 

 
Note: This Tip Sheet does not substitute for codes and regulations.  
The applicant is responsible for compliance with all codes and regulations, whether or not described in this document. 

More information: City of Tacoma, Planning and Development Services  |  www.tacomapermits.org (253) 591-5030 

To request this information in an alternative format or a reasonable accommodation, please call 253-591-5030 (voice). 

TTY or STS users please dial 711 to connect to Washington Relay Services. 
 

State Environmental Policy Act (SEPA) 

L-1200, 3/2020 

 

FILLING OUT THE ENVIRONMENTAL CHECKLIST 
Section A 

 It is helpful if the contact information for the person 
preparing the checklist is provided.  

 The project description should be thorough and not 
rely on other permit documents.  

 To the extent the requirements for SEPA (or “triggers”) 
are known they should be listed.  

 If you know of prior environmental review related to the 
proposal or the site, please inform BLUS staff. Part or 
all of that review may satisfy the City’s requirements. 

Section B  

 Leave a wide right margin for staff to make notes. 

 The answer “not applicable” should be avoided and, 
when used, should include an explanation.  

 Please feel free to contact City Staff for assistance 
when answering questions about the Comprehensive 
Plan, zoning designations, historic status, and other 
related questions.  

 The checklist questions apply to all parts of the 
proposal, even if they are going to happen at different 
times or on different parcels.  

 When additional studies are required, they should be 
referenced in the checklist.  

Signature Section 

 The checklist must be signed by the applicant and the 
processing fee must be included, for the submittal to 
be accepted.  

 
THRESHOLD DETERMINATION 
Following review of the checklist and supporting 
information, the City will make a “Threshold Determination” 
for the proposal. There are three different types of 
Threshold Determinations: 

 DNS (Determination of Non-Significance) – the most 
common determination; this means that the proposal is 
not anticipated to have a significant impact on the 
environment. 

 MDNS (Mitigated Determination of Non-Significance) – 
means that impacts to the environment were identified 
while processing the Determination, but conditions 
have been included in the Determination and related 
land use and/or building permits that will mitigate the 
impact(s). 

 DS (Determination of Significance) – means that there 
will be probable significant adverse impacts to the 

environment which cannot be mitigated and an EIS 
(Environmental Impact Statement) must be prepared.  
If it is anticipated that a project will result in an EIS, 
likely that the applicant will be contacted and asked to 
provide additional information.   

ADDITIONAL REPORTS 
During the scoping meeting process, requests for 
additional reports may be identified.  The applicant may 
also inquire about triggers for additional reports by visiting 
the Permit Intake Center, 747 Market Street, or by calling 
253-591-5030. 
 
ASARCO Soil Sampling  
Development proposals located in areas with a probability 
of high amounts of contamination from the ASARCO 
Plume may require soil testing.  The Department of 
Ecology (DOE) provides an online Facilities Atlas Map to 
help determine the level of contamination:  
http://www.ecy.wa.gov/fs/   
 
Cultural Resources Assessment 
Proposals within a Shoreline District, within Puyallup Tribal 
Boundaries, or on a historically significant site require a 
Cultural Resources Report.  Depending on the scope and 
location of the project, an Unanticipated Discovery Plan by 
an approved Archaeologist may suffice.  
 
Traffic Impact Analysis  
Based upon the amount of traffic your proposal may 
generate, a traffic worksheet or a full Traffic Impact 
Analysis may be requested. A Traffic Engineer can be 
reached at 591-5500.  
 
Critical Areas Report  
Projects within wetlands, fish and wildlife habitat 
conservation areas, or associated buffers will require a 
critical areas report.  Projects within flood-sensitive areas 
may require elevation cerificates, and areas with steep 
slopes (greater than 40% grade) often require submittal of 
a geotechnical report. 
 
APPLICABLE REGULATIONS  
Tacoma Municipal Code 13.12 - Environmental Code 
Washington Administrative Code 197-11 SEPA Rules 

http://www.ecy.wa.gov/fs/
http://www.ecy.wa.gov/fs/
http://cms.cityoftacoma.org/cityclerk/Files/MunicipalCode/Title13-LandUseRegulatoryCode.PDF
http://apps.leg.wa.gov/WAC/default.aspx?cite=197-11
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