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Action Requested: 
Guidance. 
 
Discussion: 
At the meeting on July 18, 2018, the Planning Commission will review the scope of work for the 
Manitou Neighborhood Potential Annexation, which is an application for the Annual Amendment to 
the Comprehensive Plan and Land Use Regulatory Code for 2019 (or “2019 Amendment”).  This 
review is informational and no decision will be made.  However, the Commission will be asked to 
provide feedback and guidance for staff to proceed with subsequent technical analysis. 
 
Summary: 
The Manitou Neighborhood Annexation Area of approximately 37 acres is located at the southwest 
corner of the City of Tacoma near Lakewood Dr. W. and 66th St. W.  This is one of the 
unincorporated “islands” in Pierce County where future annexation to the City is expected by the 
State Growth Management Act and considered a high priority in regional policies and Pierce 
County’s Comprehensive Plan.  It is also one of the City’s Urban Growth Areas (UGAs), effectively 
the Potential Annexation Areas (PAAs), as designated in the One Tacoma Comprehensive Plan. 

Pierce County has approached the City to launch a collaborative planning effort for the potential 
annexation of the Manitou Neighborhood, to be carried out through the Interlocal Annexation 
Agreement method as allowed by State laws (i.e., RCW 35.13.470 and .480).  This planning 
process will be initiated by both the County Council and the City Council via resolutions, which is 
expected to occur in July-August 2018.  However, County and City staff have already conducted a 
community meeting on May 14, 2018 to inform the affected parties and garner feedback. 

The Planning Commission’s role is to conduct the “pre-annexation planning” as set forth in TMC 
13.02.040.K.  To facilitate the Commission’s review, attached is a draft staff report, which provides 
the scope of work for the project and lays out several options/approaches for future analysis.  Since 
the project was added to the 2019 Amendment package as of late, this report also serves as the 
Assessment Report for the application.   

Additional information about the project can be viewed at www.cityoftacoma.org/Manitou.  

 
Staff Contact:  

• Lihuang Wung, lwung@cityoftacoma.org, (253) 591-5682 
 
Attachment:  

• Manitou Annexation Staff Analysis Report (July 18, 2018 Review Draft) 
 
c. Peter Huffman, Director 

http://www.cityoftacoma.org/
http://www.cityoftacoma.org/Manitou
mailto:lwung@cityoftacoma.org
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Manitou Annexation 
Staff Analysis Report 
(For Planning Commission’s Review, July 18, 2018) 

The “Manitou Annexation” is one of the applications for the 2019 Annual Amendment 
to the One Tacoma Comprehensive Plan and Land Use Regulatory Code.   

The application entails the pre-annexation planning for the Manitou Neighborhood 
Annexation Area, with the expected outcomes including changes to the Future Land Use 
Designations and Map as set forth in the One Tacoma Plan, changes to other maps that 
include delineations of City boundaries, and as appropriate, amendments to certain 
goals, policies and provisions applicable to the subject area. 

This staff report provides an introduction of the application, including the background, 
scope of work, major issues, potential approaches and options, expected outcomes, and 
other pertinent information associated with the subject.  

Project Summary  

Applicant: Planning and Development Services Department 

Location and Size of Area: 
The 37-acre subject area is bounded by 64th St. W., Lakewood Dr. W.,70th St. 
W., and the County-City borderline to the east of 52nd Ave. W. 

Current Land Use and Zoning: 

The current zoning is “Mixed-Use District”, per Pierce County designation. 

Current land uses include a mix of residential dwellings (single-family, multi-
family and mobile homes) and commercial development (offices, retail and 
auto services and repair). 

Neighborhood Council Area: The subject area is adjacent to the South Tacoma Neighborhood Council area. 

Staff Recommendation:  To be developed. 

Project Proposal:  

Conduct pre-annexation planning and develop potential amendments to the 
Comprehensive Plan, including changes to the Future Land Use Designations 
and Map, changes to other maps that include delineations of City boundaries, 
and as appropriate, amendments to certain goals, policies and provisions 
applicable to the subject area. 

 

  

 Project Manager: 
Lihuang Wung, Senior Planner 
lwung@cityoftacoma.org  

Website: 
www.cityoftacoma.org/Manitou  

Planning and Development Services                           

City of Tacoma, Washington 
Peter Huffman, Director 

mailto:lwung@cityoftacoma.org
http://www.cityoftacoma.org/Manitou
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Fig. 1 – Manitou Neighborhood Annexation Area Location Map 

1. Area of Applicability 
The “Manitou Neighborhood Annexation Area” is located on the southwest corner of the City of Tacoma, bounded by 
64th St. W. to the north, Lakewood Dr. W. to the west (with the Meadow Park Golf Course across the street to the west), 
70th St. W. to the south (with the Calvary Cemetery across the street to the south), and the County-City borderline to the 
east that is approximately one half of a block east of 52nd Ave. W. (See Figure 1 – Location Map.)  

The 37-acre Manitou Neighborhood Annexation Area is adjacent to the City of University Place on the north side (16.6% 
of boundaries) and surrounded by the City of Tacoma on the other three sides (83.4% boundaries).  It is within the 
boundaries of the County’s Council District No. 4, and if annexed, would remain so and also be within the boundaries of 
the City’s Council District No. 5 and South Tacoma Neighborhood Council area. 
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Fig. 2 – Potential Annexation Areas (Manitou Area circled) 
(Source: One Tacoma Comprehensive Plan, Public Facilities and Services 

Element, Figure 38. Potential Annexation Areas, page 9-8) 

2. Background  

The Manitou Neighborhood Annexation Area is one 
of the City’s Urban Growth Areas (UGAs), which is 
effectively the Potential Annexation Areas (PAAs), as 
designated in the One Tacoma Comprehensive Plan.  
(See Figure 2 – Potential Annexation Areas.)  It is one 
of the unincorporated “islands” in Pierce County 
where future annexation to the respective abutting 
municipalities is expected by the State Growth 
Management Act (GMA) and considered a high 
priority in regional planning policies.   

In early 2018, Pierce County approached the City of 
Tacoma and suggested launching a collaborative 
planning process for the potential annexation of the 
Manitou Neighborhood.  The process would include 
the following general steps: (1) project initiation by 
County and City Councils, (2) pre-annexation analysis 
by the Planning Commission and staff, (3) public 
hearings by County and City, (4) County-City 
interlocal annexation agreement, (5) City annexation 
ordinance, and (6) community outreach to be 
conducted throughout the process.  Of note, a 
referendum following the City’s annexation 
ordinance is also possible if petitioned by voters in 
the area. 

 

3. Policy Framework 

The pre-annexation planning for the Manitou Neighborhood Annexation Area is encouraged and supported by, and 
consistent with, the following state, regional, countywide and local planning mandates and directives:   

(a) State Legislation – Urban Growth Area (UGA): 
The designation of the Manitou UGA and PAA is pursuant to the Growth Management Act (GMA) (RCW 35.70A.110).  
A basic premise of the GMA is that denser urban development should be supported by urban services, such as roads, 
transit, sidewalks, water, sewer, parks, and libraries, and should be located in cities to ensure the most efficient 
provision of service.  As provided in RCW 35.70A.110(4), “In general, cities are the units of local government most 
appropriate to provide urban governmental services.” 

(b) State Legislation – Interlocal Annexation Agreement: 
The Manitou annexation can be carried out through the Interlocal Agreement method, since the area meets the two 
criteria set forth in RCW 35.13.470(1), i.e., it is a designated UGA of the City and at least 60% of its boundaries (in 
fact, 83.4%) is contiguous to the City.  RCW 35.13.470 also provides the major steps in the interlocal agreement 
process, which has been generally described in the Background section above.  

http://www.cityoftacoma.org/cms/one.aspx?portalId=169&pageId=15801
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(c) Regional Planning Policies: 
VISION 2040 provides the following goal and policies concerning unincorporated UGAs: 

• “All unincorporated lands within the urban growth area will either annex into existing cities or incorporate 
as new cities.” (Goal) 

• “……To fulfill the regional growth strategy, annexation is preferred over incorporation.” (Policy MPP-DP-18) 
• “Support joint planning between cities and counties to work cooperatively in planning for urban unin-

corporated areas …...” (Policy MPP-DP-19) 
• “Support the provision and coordination of urban services to unincorporated urban areas by the adjacent 

city …...” (Policy MPP-DP-20) 
(Source: VISION 2040 – The Growth Management, Environmental, Economic, and Transportation Strategy for the Central Puget Sound 
Region, December 2009, Part III. Multicounty Planning Policies (MPP), Section of “Development Patterns (DP)”, Subsection of “Urban 
Lands – Unincorporated Urban Growth Area”, page 53) 

(d) Countywide Planning Polices (CWPP): 
Pierce County CWPP contains a number of policies addressing UGAs, such as:  

• “The County and its cities and towns should proactively coordinate the annexation of unincorporated areas 
within the urban growth area that are within each respective city or town’s Potential Annexation Area.” 
(Policy UGA-4.3) 

• “The County’s highest priority should be Potential Annexation Areas representing unincorporated “islands” 
between cities and towns.” (Policy UGA-4.4.1) 

(Source: Pierce County Countywide Planning Policies, as amended July 27, 2014, Part III. Countywide Planning Policies (CPPs), Section of 
“Urban Growth Areas”, Subsection of “Annexation within the Urban Growth Area”, pages 87-89)   

(e) Pierce County Comprehensive Plan: 
The following are some of Pierce County’s land use goals and policies that are applicable to the Manitou annexation:  

• “Promote the annexation of adjacent unincorporated urban areas by the neighboring city or town.” (GOAL 
LU-1) 

• “The preference is for unincorporated urban areas to be affiliated with neighboring cities or towns rather 
than being identified as a potential area for incorporation.” (Policy LU-2.3) 

• “Pierce County shall support annexation proposals that are consistent with the Pierce County Countywide 
Planning Policies and the Washington State Growth Management Act, when the area proposed for 
annexation is wholly within the annexing city’s adopted Potential Annexation Area (PAA).” (Policy LU-4.1.1) 

• “The County’s highest priority for annexation are unincorporated islands between cities and towns.” (Policy 
LU-4.1.2) 

(Source: Pierce County Comprehensive Plan, as amended June 30, 2016, Chapter 2 Land Use Element, Section of “Annexation and Urban 
Growth Area Expansion”, pages 2-18 to 2-19) 

(f) One Tacoma Comprehensive Plan: 
The One Tacoma Plan contains a number of policies addressing the subject of “Annexation Areas”, such as:   

• “In partnership with residents, service providers and adjoining jurisdictions, incorporate the City’s Urban 
Growth Area by 2040.” (Goal PFS–2) 

• “Conduct joint planning with Pierce County and other adjacent jurisdictions for land use development, 
transportation and services within urban growth areas to ensure development is orderly, compatible and 
sufficiently served, and consistent with City plans.” (Policy PFS–2.3) 

• “Provide for active participation by affected residents and property owners in the joint planning, annexation 
proposals, or agreements for service within Tacoma’s urban growth area.” (Policy PFS–2.6) 



Staff Analysis Report – Manitou Annexation 5 
July 18, 2018 

• “Expand the city’s boundaries within established urban growth areas in a manner that will benefit both the 
citizens of Tacoma and the citizens of the area to be annexed.” (Policy PFS–2.7) 

(Source: One Tacoma Comprehensive Plan, as amended June 26, 2018, Public Facilities and Services Element, Section of “Annexation 
Areas”, pages 9-7 to 9-9) 

(g) Tacoma Municipal Code (TMC): 
According to TMC 13.02.040.K, it is part of the Commission’s duties and responsibilities “to conduct pre-annexation 
planning for areas which are within the City’s urban growth area and which may be reasonably expected to be 
annexed to the City. Planning for these areas may include, but not be limited to: land use; transportation; public 
facilities and services; capital facility needs; parks and open space; and zoning classifications and regulations. Areas 
not included in the Comprehensive Plan and annexed to the City will necessitate a plan amendment.”  

 

4. Objectives 

Would the proposed amendment achieve any of the following objectives? 

• Address inconsistencies or errors in the Comprehensive Plan or development regulations;  
 The scope of work for the pre-annexation planning for the Manitou Neighborhood Annexation Area is in 

essence defined in the above-cited TMC 13.02.040.K.  The work is expected to result in potential 
amendments to the Comprehensive Plan, including changes to the Future Land Use Designations and Map, 
changes to other maps that include delineations of City boundaries, and as appropriate, amendments to 
certain goals, policies and provisions applicable to the subject area.  Although not the intent of the pre-
annexation planning, there might be needs or opportunities to address certain inconsistencies or errors in 
the Plan or the Tacoma Municipal Code. 

• 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;  
 The pre-annexation planning will review the growth and development patterns in the Manitou 

Neighborhood Annexation Area and the surrounding areas, understand the needs and desires of the 
residents and businesses in the neighborhood, and assess the City’s capacity to provide or maintain 
adequate services for the area.   

• Maintain or enhance compatibility with existing or planned land uses and the surrounding development 
pattern; and/or  
 The pre-annexation planning will carefully study and suggest how to zone the Manitou Neighborhood 

Annexation Area, upon annexation to the City, so to maintain or enhance the compatibility of land use 
designations and development pattern with the surrounding areas. 

• Enhance the quality of the neighborhood.  
 It is the intent of the pre-annexation planning to maintain or enhance the quality of life of the Manitou 

Neighborhood Annexation Area through the application of appropriate land use designations and zoning 
requirements and the provision of adequate or improved services.   
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5. Options Analysis 

Of all issues involved in the Manitou annexation, the primary concern for the Planning Commission would likely be how 
the area could and should be zoned, upon annexation to the City.  Summarized below are some pieces of information 
providing the framework for deliberation:   

(a) Manitou Annexation Fact Sheet: 
Some of the specific issues to be addressed in the pre-annexation planning are laid out in the Manitou Annexation 
Fact Sheet, as shown in Exhibit “A”, which is dated June 21, 2018 and subject to continued updates.  Of particular 
interest is the item relating to “Building, Planning and Zoning”, as restated below:  

Building, Planning and Zoning  
Pierce County currently regulates land and building in the neighborhood under the Mixed Use District 
designation, which allows a broad variety of mid-density residential, commercial, and industrial land 
uses including multi-family housing, nursing homes, mobile home parks, day-care centers, sewage 
collection facilities, offices, agricultural supply, malls, restaurants and bars, auto sales, and contractor 
yards. Up to 60-foot-tall buildings could be permitted with these uses. The areas surrounding the 
neighborhood are currently designated R2-STGPD Single-Family Dwelling District with South Tacoma 
Groundwater Protection District Overlay. Tacoma would carefully study and determine how to zone the 
Manitou neighborhood upon annexation. 

 

Fig. 3 Manitou Neighborhood Existing Land Uses 

 
 (Source: Pierce County Planning and Public Works Department) 
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(b) Manitou Neighborhood Existing Land Uses (Pierce County): 
As depicted in Figure 3 – Manitou Neighborhood Existing Land Uses (above), existing land uses in the Manitou 
Neighborhood Annexation Area to a large degree reflect the Mixed-Use District designation, in the sense that there 
is a wide variety of uses in the area.  In the west section of the neighborhood (between Lakewood Dr. W. and 53rd 
Ave. W.), there are multifamily dwellings, offices, retail uses, a gas station, and auto repair services. The middle-
section (between 53rd Ave. W. and 52nd Ave. W.) consists of single-family and multifamily dwellings and a mobile 
home park.  The east section (east of 52nd Ave. W.) includes single-family and multifamily dwellings, a used tire shop, 
and a used car sales lot.  

(c) Land Use Designations and Zoning (University Place): 
Figure 5 depicts the Comprehensive Plan Land Use Designations and Corresponding Zoning for the southeast corner 
of the City of University Place abutting the Manitou Neighborhood Annexation Area.  As indicated, the area 
immediately adjacent to the Manitou Neighborhood Annexation Area is predominately residential. 

 

(d) Comprehensive Plan Future Land Use Map (Tacoma): 
Figure 4 depicts the South Tacoma Neighborhood portion of the City of Tacoma’s Comprehensive Plan Future Land 
Use Designations.  The map puts the Manitou Neighborhood Annexation Area in the context of the surrounding land 
use designations, which include “Parks and Open Space” (i.e., the Meadow Park Golf Course and the Calvary 
Cemetery) and Single Family Residential.  

 
 
 

 

 

Fig. 5 Land Use Designations and Zoning – City of University Place

 
(Source: City of University Place Zoning Map, November 16, 2015) 
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(e) Comprehensive Plan Future Land Use Designations and Corresponding Zoning (Tacoma): 
Table 1 lists out the City of Tacoma’s Comprehensive Plan Future Land Use Designations and Corresponding Zoning.  
It also provides a preliminary assessment of which designations could be appropriate for the Manitou Neighborhood 
Annexation Area, based on the review of the existing land uses in the subject area and the surrounding land use 
designations, as mentioned above.  It appears that some of the land use designations appropriate for the Manitou 
Neighborhood could include: Single Family Residential, Multi-Family (low-density), Multi-Family (high-density), 
Neighborhood Commercial, General Commercial, and Neighborhood Center.  

Fig. 4 Comprehensive Plan Future Land Use Map – South Tacoma Neighborhood 

 
(Source: One Tacoma Comprehensive Plan, June 2018, Urban Form Element, Figure 2, page 2-6) 
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Based on the above information, there appears to be several approaches to exploring the appropriate land use 
designations and corresponding zoning for the Manitou Neighborhood, as described below: 

• Option “A” – Mixed-Use  
This option would designate the entire Manitou Neighborhood Annexation Area as a Neighborhood Center, with 
appropriate mixed-use zoning (such as NCX, RCX and UCX).  This option would seem to correspond to Pierce 
County’s existing designation of Mixed-Use District, however the County’s vision of a Mixed-Use District and the 
City’s vision of a Mixed-Use Center may not quite be the same.  Additionally, this option may open up and/or 
promote development opportunities for existing, largely residential areas that may be undesirable to the 

Table 1. Comprehensive Plan Future Land Use Designations and Corresponding Zoning 
Comprehensive Plan 

Future Land Use 
Designations 

Corresponding Zoning Appropriate for 
Manitou Neighborhood? 

Single Family Residential R-1, R-2, R-2SRD, 
HMR-SRD Yes.  The R-1 and R-2 zoning would work in the area. 

Multi-Family (low-density) R-3, R-4L Yes.  The R-3 and R-4L would work for the area. 
Multi-Family (high-density) R-4, R-5 Yes.  The R-4 zoning could potentially work in the area. 
Neighborhood 
Commercial C-1, T Yes.  The existing businesses would fit under the C-1 zoning. 

General Commercial PDB, HM, C-2 Maybe.  The C-2 zoning could work for some of the existing 
auto repair and services businesses. 

Downtown Regional 
Growth Center 

DR, DMU, WR, DCC, 
UCX-TD No. 

Tacoma Mall Regional 
Growth Center UCX, RCX, URX No. 

Crossroads Center CCX, RCX, HMX, URX 

No.  The development pattern in the subject area is not up to 
the scale of what’s normally seen in Crossroad Centers.  
Examples of Crossroad Centers include Westgate, James 
Center, and Lower Portland. 

Neighborhood Center NCX, RCX, CIX, HMX, 
URX, NRX 

Maybe.  The development pattern of the subject area is 
arguably comparable to what’s seen in some of the 
Neighborhood Centers, such as Narrows and McKinley.  
However, the area is quite small compared to the City’s 
mixed-use centers and, because it is surrounded on two sides 
by large open space uses, is not necessarily situated in a 
manner that serves as the hub of the surrounding community.  
Designation of all or part of the Manitou Neighborhood as a 
mixed-use center would be required under this scenario. 

Light Industrial M-1 No. 
Heavy Industrial M-2, PMI No. 

Parks and Open Space 
This designation is 
appropriate in all 
zoning classifications. 

No. 

Major Institutional 
Campus 

This designation is 
appropriate in all 
zoning classifications. 

No. 

Shoreline S1–S14 No. 

(Source: One Tacoma Comprehensive Plan, June 2018, Urban Form Element, Table 3, page 2-7) 
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residents.  Also, the City had recently completed a city-wide comprehensive review of the mixed-use centers in 
2015, and the review did not suggest a need to consider designating a mixed-use center in the adjacent area of 
the Manitou Neighborhood.  This option would require some review of mixed-use centers, albeit it at a much 
smaller scale.  

• Option “B” – Residential and Commercial  
This option would designate the Manitou Neighborhood Annexation Area with a mixture of Single Family 
Residential, Multi-Family (low-density), Multi-Family (high-density), Neighborhood Commercial, and/or General 
Commercial, with appropriate types of zoning imposed.  This option would respect the existing development 
pattern and seek the least impacts to the existing land uses. Of note, this option would also allow for zoning that 
would respect the existing mobile home park, as the only residential zone in the City in which they are allowed is 
the R-4L Low-Density Multi-family District. 

 

6. Public Outreach 

The Manitou annexation would mostly affect the 425 people living in 197 residential units within the subject area and 
the owners/operators of the 26 businesses (numbers are approximate).  Also affected would be the providers of such 
municipal services as police, fire, roads, water, sewer, electricity, and solid waste, as called out in the Fact Sheet. 

A community meeting was conducted jointly by Pierce County and City staff on May 14, 2018, at the Manitou Park 
Elementary School, to engage the community and affected parties in the pre-annexation process.  Questions and 
comments received at the meeting as well as the corresponding staff responses are summarized in Exhibit “B”, which is 
dated June 18, 2018 and subject to continued updates.  

Future community outreach will be conducted on an on-going and as-needed basis. 

 

7. Impacts Assessment 

The impacts of the annexation, primarily in the areas of land use and zoning, tax and financial benefits, and public 
facilities and services, are being assessed by the respective, responsible agencies and entities.  As new information 
becomes available, the Manitou Neighborhood Fact Sheet will be updated accordingly.   

 

8. Plan and/or Code Exhibits 

• Exhibit “A” – Manitou Neighborhood Fact Sheet (June 21, 2018 draft) 
• Exhibit “B” – Manitou Annexation Community Meeting Comments and Responses (June 18, 2018 draft) 
• Website: www.cityoftacoma.org/Manitou (for additional information)  

 

http://www.cityoftacoma.org/Manitou


 
 
 

Pierce County      City of Tacoma 
Planning & Public Works Planning & Development Services 

 

Manitou Annexation 
Fact Sheet 

Background 
Annexation is the process of transferring land from one jurisdiction to another. We 
propose the area of Manitou nearest the Meadow Park Golf Course between 64th Street 
W and 70th Street W—not presently part of any city or town—be annexed into the City of 
Tacoma. Annexation would give residents and businesses in Manitou a greater voice as 
part of the Tacoma community, and expand access to municipal services. 
 
What Could Change? 

 
Local Government Administration 
The City of Tacoma would provide several services that are currently offered 
by the County, such as pet licensing, solid waste management, business 
licensing, and parking regulation. 

 

 

Surface Water Management Fee 
Local jurisdictions manage surface water runoff to reduce flooding and 
prevent water pollution, billing property owners for this service. Fees for this 
service would likely increase with annexation into the City of Tacoma. As an 
example, a typical single-family residence would see rates increase from 
$127 per year to $279 per year; a larger commercial development would see 
charges increase from $2,281 per year to $4,740 per year. 
 

 

Police 
Police services would be provided by the Tacoma Police Department, where 
they are contracted with the University Place Police Department today. 
However, Tacoma may choose to continue contracting with University Place 
PD. 

 

 
Fire 
Fire protection services that are currently provided by West Pierce Fire & 
Rescue would instead be provided by the Tacoma Fire Department if 
annexed to the City of Tacoma. But Tacoma may choose to contract so fire 
services remain with West Pierce Fire. 

 

 

Roads 
The City of Tacoma Public Works Department would take over responsibility 
from Pierce County Planning and Public Works for maintaining and improving 
public roads in the neighborhood. Tacoma would study the need for new 
street name signs, parking restrictions, traffic safety measures, speed limits, 
and other elements. 

 

 Residential Water 
Residential water rates would decrease by approximately 20% due to 
Tacoma Public Utilities’ existing surcharge on unincorporated communities. 
Commercial water rates would remain unchanged. 
 

 

Addresses 
Becoming part of Tacoma would result in changes to neighborhood street 
names to conform with those in the rest of the City. For example, 66th Street 
W would become S 66th Street. Tacoma would work with the US Postal 
Service to update addresses, and would notify residents and businesses 
when the change is approved. 
 
 

Area Profile 
 

425 People 
33 Median Age 

$42,000 Average 
Household Income 

31% Households on Food 
Stamps/SNAP 
97 Properties 
197 Houses 

26 Businesses 
37 Acres 

 
Single-family homes 

Multi-family apartments 
Mobile homes 
Businesses 

Professional Offices 
 

 
 

 



  

 

Building, Planning and Zoning 
Pierce County currently regulates land and building in the neighborhood under the Mixed Use District 
designation, which allows a broad variety of mid-density residential, commercial, and industrial land uses 
including multi-family housing, nursing homes, mobile home parks, day-care centers, sewage collection facilities, 
offices, agricultural supply, malls, restaurants and bars, auto sales, and contractor yards. Up to 60-foot-tall 
buildings could be permitted with these uses. The areas surrounding the neighborhood are currently designated 
R2-STGPD Single-Family Dwelling District. Tacoma would carefully study and determine how to zone the 
Manitou neighborhood upon annexation. 
 

 

Solid Waste 
The City of Tacoma’s Waste Management would take over waste management services from LeMay Pierce 
County Refuse. For a 60-gallon container, residential rates for City of Tacoma customers start at $43.85 per 
month, compared to $77.84 at present; commercial rates for a one-cubic-yard container start at $170.05 per 
month, compared to $117.87 at present. Recycling and food/yard waste pickup is also offered. 
 

 

Business Licenses and Taxes 
Tacoma requires that businesses obtain a Business License from the City, while Pierce County does for only a 
few types of businesses. Tacoma business license fees are assessed yearly and are based on business income 
and business type, varying from $25 to $250. More information may be found at 
http://www.cityoftacoma.org/businesslicense. Pierce County does not assess Business and Occupation taxes, 
whereas Tacoma does. Rates for businesses within the City of Tacoma are based on gross receipts, and vary 
from .05% to .4%. However, B&O taxes would not be assessed on existing businesses for the first three years 
after annexation. 

 

 

Elected Representative 
Tacoma City Council Position 5 would represent the neighborhood; City Councilmember Chris Beale currently 
serves in this position. County Councilmember Connie Ladenburg would continue to represent residents at the 
County level.  

 

 

Property Taxes 
In 2018, property owners in the unincorporated Manitou neighborhood paid .0162% of their property’s assessed 
value in property taxes; in contrast, residents in the Manitou community within the City of Tacoma paid .0158% 
of assessed value in property taxes. For example, a typical single-family home worth $253,571, a homeowner 
would have owed $3997 in property taxes as a resident of the City of Tacoma, as compared with paying $4113 
in the unincorporated County. 

 

 

Libraries 
Pierce County libraries are available to residents of the Manitou community. With annexation, residents would 
be free to utilize the Tacoma Public Library system as well. 

 

Neighborhood Council Program 
The City of Tacoma’s Neighborhood Council Program establishes an environment in which residents are 
afforded an opportunity to participate in City government decisions in an advisory role.  The Manitou area is 
within the boundaries of the South Tacoma Neighborhood Council. 

 

 

Customer Support Center 
Citizens can utilize the TacomaFIRST 311 system to ask questions, register complaints, or request for services.  
To access the system, dial 311 within city limits or (253) 591-5000 from anywhere else, or search online for 
“Tacoma First 311.” 

 
What Would Remain the Same? 

 

Schools 
Tacoma Public Schools would continue to serve families in the area.  

 

Electric, Natural Gas, Water, Wastewater Providers 
Tacoma Public Utilities provides electric service and Puget Sound Energy provides natural gas 
service. For customers not utilizing wells or septic, Tacoma Public Utilities also provides 
municipal water and wastewater service. Rates would not change for electric, natural gas, 
commercial water, or wastewater.  

 

http://www.cityoftacoma.org/businesslicense
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwiavvKww73QAhUK-2MKHUEbBYsQjRwIBw&url=https://pixabay.com/vi/l%E1%BB%9Bp-h%E1%BB%8Dc-h%E1%BB%8Dc-t%E1%BA%ADp-h%E1%BB%A3p-t%C3%A1c-th%E1%BA%A3o-lu%E1%BA%ADn-1297779/&psig=AFQjCNGjpDwWb7Bu1y_Ue2I8SptTpxzYLA&ust=1479944016439397
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Theme(s) Question / Comment Response (if applicable)
General What is the purpose of annexation? The Manitou Neighborhood is one of the unincorporated “islands” in Pierce 

County, where future annexation to the respective abutting municipalities is 
expected by the State Growth Management Act (GMA) and considered a high 
priority in regional policies. This is also an Urban Growth Areas, as designated in 
both the County's and the City's comprehensive plans pursuant to GMA.  A 
basic premise of the GMA is that denser urban development should be 
supported by urban services, such as roads, transit, sidewalks, water, sewer, 
parks, and libraries, and should be located in cities to ensure the most efficient 
provision of service.

General Support annexation. Comment noted.
General Please consider showing the annexation 

timeline/process and appropriate materials on 
the internet.

The County maintains a website regarding annexation at  
http://www.piercecountywa.gov/annexation.  The City maintains a website 
specifically for the potential annexation of the Manitou Neighborhood at 
www.cityoftacoma.org/Manitou.  Updates and relevant information will be 
posted on these websites.

Outreach Hold more community meetings soon; follow up 
on unanswered questions. Hold special Council 
meetings in neighborhood.

Once the County Council and the Tacoma City Council initiate the planning and 
negotiation process for the potential annexation of the Manitou area, County 
and City staff will jointly conduct another community meeting to solicit 
additional feedback from the community. The meeting could be scheduled in 
July or August. 

Outreach Difficult to hear in meeting venue, especially for 
those hard of hearing.

Staff will seek different venues for subsequent meetings.

Building & 
Planning

Zone to R2-STGPD Single-Family District. Existing 
uses are ok, but no more density or new multi-
family or commercial development.

This could be considered.  But also consider that PC's existing zoning is a "Mixed-
Use", therefore a lower intensity transitional/commerical zone may be 
considered as well (such as the C-1 or T Districts).  Or if possible/makes sense a 
mix of lower intensity transitional/commerical and residential zones may be 
considered.

Manitou Annexation Community Meeting, May 14, 2018
Questions/Comments and Staff Responses (June 18, 2018 draft)
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Theme(s) Question / Comment Response (if applicable)
Building & 
Planning

How will City of Tacoma zone the area? Notify 
people of proposed rezone.

How the area is to be zoned, if and when annexed to the City, is yet to be 
determined.  The Tacoma Planning Commission will conduct a pre-annexation 
planning review and make a recommendation to the City Council.  Residents 
and stakeholders of the Manitou area will be notified of the Commission's and 
the Council's meetings and will be provided opportunities to weigh in. 

Building & 
Planning

Some existing mobile homes are not up to code; 
how will they be affected?

It depends on whether the mobile home was built with a building permit under 
Pierce County.  (A response will be needed from a residential plans examiner).  
For Land Use, the use will become non-conforming to use and possibly 
development standards and will be reviewed under the City's Non-Conforming 
Code  (TMC Section 13.06.630).  

Building & 
Planning

What happens to uses/buildings that become 
noncomplying under Tacoma's zoning code?

Staff will review all future applications under the City's Non-Conforming Code 
(TMC Section 13.06.630).

Infrastructure Streets in poor condition. The City would conduct a pavement rating analysis to assess condition and 
include in the residential paving program. 
  http://www.cityoftacoma.org/cms/One.aspx?portalId=169&pageId=2844 

Infrastructure What will happen to existing private septic 
systems with annexation?

(Staff will review this issue and provide appropaite response later.)

Infrastructure Will property owners be compelled to connect to 
sewer? Who will pay for sewer connections? How 
would property owners voluntarily hook up to 
sewer?

(Staff will review this issue and provide appropaite response later.)

Infrastructure If not connected to sewer, will property owners 
still pay for sewer service?

(Staff will review this issue and provide appropaite response later.)

Infrastructure Where are existing sewer lines? There is a sewer main line on 52nd Ave. W. between 64th St. W. and 68th St. 
W.  At the north end, it connects with a main line on 64th St. W. that connects 
with Tacoma's system to the east (at S. Orchards St.) and University Place's 
system to the west (at Lakewood Dr. W.).  At the mid-point, it conencts with a 
short main line on 66th St. W. that extends westward to approximately 100 feet 
west of 53rd Ave. W.  At the south end, it turns eastward onto 68th St. W., 
entering Tacoma and connecting with a main line at S. Huson St. (Source: Pierce 
County GIS Map at https://matterhornwab.co.pierce.wa.us/publicgis/) 
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Theme(s) Question / Comment Response (if applicable)
Infrastructure Desire for Tacoma to connect septic properties 

with sewer.
Comment noted.

Infrastructure Will the water system connectivity be improved? (Staff will review this issue and provide appropaite response later.)

Infrastructure Would Lakewood Drive or other streets be 
renamed?

The City is still evaluating how the street names will be addressed.  It is likely 
that streets addressed "West" would be converted to "South" for consistency 
and identification; however, the impacts are being evaluated.  Also, according 
to the USPS Address Management group, via our local  Business Network 
Representative, the post office does not generally (rarely) changes the ZIP code 
when areas are annexed.  ZIP codes are used primarily for mail sortation and 
not city/town designations.  However, we can designate those streets as 
Tacoma vs. University, so the customers can use either as the Preferred Last 
Line. As for the changing of street names, depending on how they do it (if they 
change the primary or only the street name), once notified by the addressing 
authority, we can use an alias or link the addresses so that mail will be sorted 
correctly. 

Infrastructure Will private roads become public with 
annexation?

Private roads would remain private.

Infrastructure, 
Public Safety

Need street lights to deter crime and make 
pedestrians more visible. Will more street lights 
be installed if annexed?

Streetlights will not be installed as a part of the annexation.  There are 
numerous areas within the current City of Tacoma limits that do not have 
streetlighting or where additional infill lighting is warranted.  There is currently 
no funding for adding streetlight infrastructure in the budget.   New residential 
street lights can be installed through the Local Improvement District Program 
that is supported by adjacent property owners.  Existing street lights would be 
considered for conversion to LED.  
http://www.cityoftacoma.org/cms/One.aspx?portalId=169&pageId=11488 and 
http://www.cityoftacoma.org/cms/One.aspx?portalId=169&pageId=11548 

Infrastructure, 
Public Safety

Unsafe walking conditions. Will the City add 
missing sidewalks?

The City is working on a program to assess and prioritize installation of missing 
sidewalks.  The program is not currently funded. 

Parking Semi-trucks are parking near intersections; how 
will the City manage this issue?

Road Use Compliance and TPD would respond to complaints about illegal 
parking or commercial vehicles in residential neighborhoods.
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Theme(s) Question / Comment Response (if applicable)
Public Safety Perceived high crime area. How will police 

availability and responsiveness change?
(Staff will review this issue and provide appropaite response later.)

Public Safety Concern about safety of neighborhood worsening 
with annexation due to changes in police service.

(Staff will review this issue and provide appropaite response later.)

Public Safety Will additional resources be dedicated to Tacoma 
Police Department?

(Staff will review this issue and provide appropaite response later.)

Infrastructure How will parks amenities be different? (Staff will review this issue and provide appropaite response later.)
Taxes/Fees General concern about higher costs, taxes. The City has a local B&O tax, which is assessed on gross income and the rates 

vary from .102% to .4%.  When annual gross income is less than $250,000 no 
tax will be due and no tax return is required to be filed.  The City B&O tax 
classifications and rates can be found at 
www.cityoftacoma.org/businesslicense.  The City requires an annual busines 
license fee that is based on a company's gross income - gross income of less 
than $12,000 = $25 fee; gross income between $12,000 - $250,000 = $110 fee; 
gross income over $250,000 = $250 fee. 
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