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AGENDA 
 

MEETING: Regular Meeting  
 

TIME: Wednesday, May 3, 2017, 4:00 p.m. 
 

LOCATION: Room 16, Tacoma Municipal Building North, 1st Floor 
733 Market Street, Tacoma, WA 98402 

 
A. Call to Order and Quorum Call 
 

B. Approval of Agenda and Minutes of April 19, 2017 
 

C. Public Comments (up to three minutes per speaker; must be pertaining to items on the agenda) 
 

D. Discussion Items 
 

1. Historic Preservation Program Update 
Historic Preservation staff will provide an annual work program update and highlight historic 
preservation month events.  
(Information to be distributed at the meeting; Reuben McKnight, 591-5220, reuben.mcknight@cityoftacoma.org)       

 

2. Application 2018-04: NE Tacoma Buffer Zone 
Conduct assessment of the application and determine whether it should be accepted. 
(See “Agenda Item D-2”; Stephen Atkinson, 591-5531, satkinson@cityoftacoma.org)      
  

3. Application 2018-06: VSD Height Measurement 
Conduct assessment of the application and determine whether it should be accepted. 
(See “Agenda Item D-3”; Lihuang Wung, 591-5682, lwung@cityoftacoma.org)      
  

4. Application 2018-02: Vehicle Service and Repair Development Standards 
Conduct assessment of the application and determine whether it should be accepted. 
(See “Agenda Item D-4”; Lihuang Wung, 591-5682, lwung@cityoftacoma.org)          

 

E. Communication Items & Other Business  
(1) Environmental Action Plan Progress Report 2016 (See “Agenda Item E-1”) 

(2) PDS Forums – Following three successful sessions on February 13, March 13, and April 10, the next 
Planning and Development Services Public Forum is scheduled for Monday, May 8, 6-8 PM, at First 
Creek Middle School, 1801 E. 56th Street. (Read more at www.cityoftacoma.org/PDSForums) 

(3) Planning Commission Vacancies – Three positions representing District No. 1, Development 
Community, and Public Transportation will be vacant on June 30, 2017 due to term expiration.  The 
City Clerk’s Office is accepting applications through June 11, 2017.  To apply, please visit 
http://www.cityoftacoma.org/government/committees_boards_commissions/.  

(4) The next Planning Commission meeting is scheduled for May 17, 2017, at 4:00 p.m., in Room 16; 
tentative agenda includes: Dialogue with the New Tacoma Neighborhood Council, Correctional 
Facilities Interim Regulations, Applications for 2018 Amendment, Planning Work Program, and other 
items to be determined. 

(5) The next Infrastructure, Planning and Sustainability Committee meeting is scheduled for May 10, 2017, 
at 4:30 p.m., in Room 16; tentative agenda includes: Board of Building Appeals Interviews, Safe 
Routes to School Update, Transportation Annual Work Plan, and Environmental Services Strategic 
Plan Update. 

 

F. Adjournment 
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MINUTES (Draft) 

 

TIME: Wednesday, April 19, 2017, 4:00 p.m.  

PLACE:  Room 16, Tacoma Municipal Building North 
733 Market Street, Tacoma, WA 98402 

PRESENT: Chris Beale (Chair), Stephen Wamback (Vice-Chair), Jeff McInnis, Meredith Neal,     
Anna Petersen, Brett Santhuff, Dorian Waller, Jeremy Woolley 

ABSENT: Scott Winship 

 

A. CALL TO ORDER AND QUORUM CALL 

Chair Beale called the meeting to order at 4:05 p.m. A quorum was declared. 

B. APPROVAL OF AGENDA AND MINUTES OF APRIL 5, 2017 

The agenda was approved. The minutes of the regular meeting on April 5, 2017 were reviewed. Vice-
Chair Wamback provided a clarification on page 2. The minutes were approved as amended. 

C. PUBLIC COMMENTS 

Chair Beale called for public comments. The following citizens provided comments: 

1) James Black, Vice President of GEO Group:  
Mr. Black commented that the Northwest Detention Center had operated for over 13 years and 
had a record of providing high quality, culturally responsive services in a safe, humane, and 
secure environment. He commented that the facility was not a prison, but a detention center that 
met the non-penal needs of residents who are in the custody of federal immigration authorities. 
Mr. Black reviewed that the staff were hired and recruited locally and that their annual local 
spending was $27 million dollars including salary, services, and property taxes. He commented 
that they were proud supporters of the local communities and were involved in several local 
charities. He commented that it was his desire that the GEO Group and the facility continue to be 
a great partner, great neighbor, and responsible business operator. 

2) Joan Mell, Attorney:  
Ms. Mell commented that GEO Group was not in support of Ordinance No. 28417 concerning the 
correctional facilities interim regulations and were requesting that the Commission to make a 
recommendation to the City Council to not pass it. She noted that the City Attorney’s Office and 
City Planner had communicated to the Commission their opinion that the Northwest Detention 
Center was an essential public facility. She commented that GEO Group wishes to be a good 
neighbor and has a long history of cooperating with the City’s regulatory authorities. She 
commented that she had researched safety and security at the location and found a 2014 
memorandum of understanding from the fire chief stating that there were operational procedures 
in place and that the Fire Department had access to the facility. 

D. DISCUSSION ITEMS 

1.  Application 2018-01: Car Wash Rezone 

Stephen Atkinson, Planning Services Division, provided a list of private applications the City had received 
for consideration during the 2018 Amendment cycle. Taylor Jones, Planning Services Division, provided 
an overview of the Comprehensive Plan and Land Use Regulatory Code amendment process.  She noted 
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that they were currently in the assessment phase where the Planning Commission would review the 
applications and determine whether they should be accepted and moved forward to the subsequent 
phase – technical analysis.  She reviewed the criteria that would need to be met for the analysis phase 
which would result in proposed amendments to the Plan and/or the Code based on the requests of the 
applications. 

Application 2018-01, the “Car Wash Rezone”, was discussed. Ms. Jones noted that the purpose of the 
request was to rezone three parcels located on 6th Avenue from NCX – Neighborhood Commercial Mixed-
Use to UCX – Urban Commercial Mixed-Use to allow car washing facilities as a permitted use. A map of 
the subject location was reviewed.  

Lance Odermat, Vice President of Brown Bear Car Wash, was invited to speak.  He commented that their 
current site at 5950 6th Avenue had become obsolete and they wanted to build a state of the art car wash 
facility on the three parcels proposed.  He reported that they had not found any other properties with the 
appropriate zoning on 6th Avenue but they wanted to stay on that street. Mr. Odermat reported that 
commercial car washes were better for the environment than washing at home and that they would spend 
considerable money to make street front improvements. 

Mr. Atkinson noted that staff was proposing a modified approach to addressing the amendment request. 
The proposed alternative would consider changing the definition of car wash facilities in TMC 13.06 
Zoning; creating use allowances or conditional use criteria; and creating use specific design and 
development standards.  

Mr. Atkinson reviewed the assessment criteria.  For the criterion concerning whether there had been 
recent studies of the issue he noted that the recent mixed-use centers review had been focused on 
implementation and the upcoming commercial zoning review would not be focused on mixed-use centers. 
For the criterion concerning whether the item was manageable given the department’s resources, he 
commented that they intended to keep it limited to car wash facilities and vehicle service and repair. 
Based on the review against the assessment criteria, Mr. Atkinson stated that the staff recommendation 
to the Commission was to accept the application, with the scope of work modified as proposed by staff, 
and move it forward for technical analysis during the 2018 Amendment cycle. 

Chair Beale asked for clarification on the assessment report which suggested that rezoning the parcels to 
UCX was not a feasible option. Mr. Atkinson responded that UCX was a regional growth center zoning 
district, which was not the policy intent of the Narrows Mixed Use Center where the subject parcels were 
located. Chair Beale asked if there were any other zonings that would be more appropriate, expressing 
concern that changing the definition for one project would be affecting centers citywide. Mr. Atkinson 
responded that it would be a consideration that staff would need to make, but the intent was to keep the 
scope as narrow as possible. 

Commissioner McInnis asked if the proposed new car wash definition would apply within all NCX zones. 
Mr. Atkinson confirmed that it would, noting that there were also potential alternatives. 

Chair Beale commented that if they went with the staff recommended alternative they would need to have 
a discussion about the design of the facility and how it orients to a core pedestrian street. 

Commissioner Neal asked if a Conditional Use Permit (CUP) process would address design. Mr. Atkinson 
responded that it would, adding that in the past they had created specific criteria for some issues. 

Vice-Chair Wamback noted that other intense vehicle oriented uses were allowed in NCX on pedestrian 
streets. He commented that it would be important that cars were not queuing in the public right of way 
which was one of the issues that he would want to see addressed in a conditional use process. He 
suggested that the City also work with the applicant to incentivize them to stay in their current location. 

Chair Beale asked if they could keep it as a rezone application but also analyze C-1 as an alternative 
option. Mr. Atkinson responded that they could look at the alternatives to ensure that they are limited in 
scope and focus the area of applicability within NCX. 

Vice-Chair Wamback motioned that the Planning Commission accept the application, with the scope of 
work and approach modified as recommended by staff, and move it forward for technical analysis during 
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the 2018 Amendment cycle. Commissioner Waller seconded the motion. The motion was approved 
unanimously. 

2.  Application 2018-03: S. 80th Street Rezone (PDB) 

Mr. Atkinson provided an overview of Application 2018-03 “S. 80th Street Rezone (PDB)” seeking a 
rezone for a propriety on South 80th Street from Planned Development Business District (PDB) to Light 
Industrial (M-1). Jo Ryan, Van Ness Feldmand, representative of the applicant, was invited to speak.  She 
discussed the history of the property, reviewing that in 2004 the code changed and warehouse/storage 
uses were no longer allowed in the PDB zoning. Ms. Ryan reported that the owners were concerned that 
they might not be able to maintain their uses at the location and wanted to get ahead of the citywide 
rezone process. She suggested that the best fit for the area to maintain the continuity of uses would be to 
zone it M-1, because the site would not be suitable for retail or commercial uses. Mr. Atkinson reviewed 
that there had been some initial discussions about eliminating the PDB zoning, which had not been 
effective for commercial or industrial uses. He discussed how the application met the assessment criteria. 
He noted that two of the parcels in the area were in the Accident Potential Zone (APZ) and that as part of 
the APZ study they would want to look at whether the general commercial designation had the potential to 
increase the intensity of uses in the location. Mr. Atkinson noted that other property owners in the PDB 
zoning had expressed similar concerns about non-conforming uses in the district and difficulties 
expanding the uses. He reported that the staff recommendation was to consider a modification to look at 
the entire PDB zoning at the site and proceed to technical analysis.  The Commission would continue to 
review the application and make a determination on whether to accept it at a future meeting. 

Chair Beale recessed the meeting at 5:10 p.m. The meeting resumed at 5:14 p.m. 

3.  Correctional Facilities Interim Regulations 

Chair Beale reported that the operators of the Northwest Detention Center facility had requested to meet 
with Commissioners individually and asked if any Commissioners wanted to disclose having met with 
them. Commissioner McInnis and Commissioner Waller reported having met with representatives. 
Commissioner Neal reported having spoken with representatives about meeting. 

Lihuang Wung, Planning Services Division, facilitated a discussion to review the draft Findings of Fact 
and Recommendations Report and draft Letter of Recommendation in response to Ordinance No. 28417 
concerning the Correction Facilities Interim Regulations. He reviewed handouts provided at the meeting 
including a letter from the legal counsel of GEO group that indicated the City had considered the facility 
as an essential public facility in 2008; a memo from the City Attorney’s office that provided information 
from the Washington Administrative Code (WAC) and the Revised Code of Washington (RCW) 
concerning essential public facilities; copies of the cited WACs and RCWs; and a document prepared by 
staff in response to the information that had been received.  

Mr. Wung reviewed the draft Findings of Fact and Recommendations Report as included in the 
Commission’s agenda packet. He discussed the 3-phased action strategy proposed for recommendation 
to the City Council that suggested immediate, short-term, and long-term actions. The immediate action 
would be modifying the interim regulations to clarify provisions concerning siting and permitting of 
correctional facilities. The short-term action would be developing permanent regulations by September 6 
to address such issues as essential public facilities, public versus private facilities, and conditional use 
permit. The long-term action would be evaluating land use on the Tideflats through a Subarea Plan. 

Mr. Wung then reviewed staff recommended revisions to the draft Findings of Fact and Recommendation 
Report based on new information received prior to the meeting. The revisions included: (1) modifying 
Finding #26 to recognize that, based on RCW and WAC, private correctional facilities would be 
considered essential public facilities and could not be prohibited, but could be regulated and conditioned; 
(2) modifying Scope of Work #2 to suggest that the issue of essential public facilities be further examined 
and the code revised accordingly; and (3) modifying Recommendation #1 to recommend that the interim 
regulations be modified to regulate private and public correctional facilities in the same manner.  The last 
modification would also be made to the draft Letter of Recommendation.  
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Commissioner Woolley asked if there was still interest in altering the work plan from a 6 month timeline to 
a 12 month timeline. Mr. Wung responded that staff believed the 3-Phased Action Strategy would be able 
to address the Commission’s concerns and accomplish what the Council desired in a 6 month time frame. 

Commissioner Santhuff asked if the Northwest Detention Center would not be considered a non-
conforming use with staff’s recommended changes and if future expansion would be limited to a CUP. Mr. 
Wung confirmed that was correct and noted that the proposal would make public and private correctional 
facilities allowed with a CUP only in M-2 and PMI zones.  

Commissioner McInnis asked if there had been differentiation between public and private correctional 
facilities prior to the interim regulations. Mr. Wung confirmed that there had been no prior differentiation. 

Commissioner Petersen commented that she was not comfortable with correctional facilities being 
allowed in industrial areas due to health and safety concerns and because allowing residential uses in 
those areas limited space for industrial uses. Chair Beale recommended that they add a provision in the 
Findings about lahar danger in the area. Commissioner Neal noted that it was also in a flood zone. 

Chair Beale proposed amending Finding # 6 to include language recognizing that the federal immigration 
policy is counter to the City’s policy stance, specifically the Welcoming City policy. 

Commissioner Petersen asked if they could limit the expansion of existing facilities per the WAC. Brian 
Boudet, Planning Services Division Manager, responded that there was guidance in the WAC on how the 
limitations would work, but it would still be an essential public facility question. 

Commissioner Neal commented that it might be more appropriate to locate a facility like Remann Hall in a 
residential zoning than in an industrial zoning.  

Commissioner Waller asked if there were examples from other jurisdiction of private correctional facilities 
having similar issues or zoning efforts. Commissioner Woolley suggested that staff research examples 
from other jurisdictions if they move forward with permanent regulations. 

Vice-Chair Wamback commented that he appreciated the work done by staff, but nothing had changed 
his opinion regarding the ordinance and his concerns about the procedure used. He expressed concern 
that the item was opening the door to using the land use code to fight political agendas. 

Mr. Wung reviewed that the Commissioners would be voting on the Findings of Fact and 
Recommendations Report as presented in the agenda packet with the three changes proposed by staff 
and several changes proposed by Commissioners during the meeting. Vice-Chair Wamback suggested 
that the memo from the City Attorney, the attachment concerning essential public facilities, and the email 
from staff generated by the facility owner should be included as attachments. He added that there should 
be findings of fact referencing each attachment or they should not be included. Chair Beale concurred. 

Commissioner Santhuff motioned that the Commission recommend putting forward the Findings of Fact 
and Recommendations Report as presented in their meeting packet with the supplemental revisions to 
the draft Findings of Fact and Recommendations report which they received at the meeting; amendments 
to Finding #20 to include language about the floodplain and lahar zone risk in the port area and the 
related health and safety concerns; modifying Finding #26 to reference the memo from the City Attorney 
regarding essential public facilities and including the memo as an attachment to their recommendations; 
and an additional Finding to include clarifications regarding Finding #6. Commissioner Woolley seconded. 
Chair Beale commented that he agreed with the action taken by the Council, that there were many things 
that they could do with land use and zoning to fight socially unjust policies, and that he felt that private 
and public correctional facilities should be differentiated. He commented that he would be voting against 
the motion because he felt that they should not be allowing private prisons with a CUP. Commissioner 
Petersen commented that she was conflicted as she felt it was the right thing to do in principle and had 
brought to light additional issues regarding zoning. Commissioner McInnis commented that it was 
frustrating that there were important issues that had been raised that they would not be discussing 
further. Commissioner Woolley commented that there was general consensus for the investigating 
oversights in the code and if it had gone through a proper procedure they would have had more time to 
address them. Commissioner Santhuff commented that he did not like having private prisons or detention 
centers in the City, but was glad that they had clarification regarding essential public facilities and that he 
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looked forward to working through the code issues. Commissioner Neal commented that she agreed with 
some of the intent, but felt like there wasn’t enough time allowed for the conversation regarding land use 
issues around correctional facilities. The motion failed six to one with Commissioner Santhuff voting yes 
and Commissioner Waller abstaining (Commissioner Winship was absent). 

Chair Beale commented that he would speak to the Council at the study session the following Tuesday on 
behalf of the Commission as to why the vote had failed. Commissioner Waller requested that the Chair 
draft a memo of the comments he planned on sharing for the Commission to review. 

Mr. Boudet asked if it was the decision of the Commission to not provide a recommendation to the 
Council, as action had not been taken. Discussion ensued on the possibility of attempting a motion that 
went back to the original language or crafting an alternative motion. Mr. Boudet noted that, by code, the 
Planning Commission was required to provide some recommendation to the City Council. After 
deliberation, Commissioners expressed general concurrence for Chair Beale to compose a letter to the 
City Council noting the various reasons they were not able to pass the package. Mr. Wung suggested that 
the letter should articulate the Commission’s overall concerns regarding the interim regulations and why 
the Commission had not reached a consensus on approving the draft Findings of Fact and 
Recommendations Report, and that the unapproved draft report and associated attachments should be 
forwarded along to reflect and keep the Council informed of the Commission’s observations, concerns 
and deliberations to date.  Such packet of information would be timely for the Council’s consideration prior 
to the public hearing on April 25, Mr. Wung noted. Commissioners concurred with the recommended 
approach. Commissioner Neal made a motion to that effect and Commissioner Waller seconded. The 
motion was approved seven to one with Vice-Chair Wamback voting against. 

E. COMMUNICATION ITEMS & OTHER BUSINESS 

Mr. Wung provided the following updates: 
• The City Council would be conducting a public hearing on Correctional Facilities interim 

regulations on April 25. 
• The City Clerk was continuing to accept applications through June 11 for the three expiring 

Planning Commission positions representing District No. 1, Development Community, and Public 
Transportation. 

F. ADJOURNMENT 

At 7:07 p.m., the meeting of the Planning Commission was concluded. 



 



City of Tacoma 
Planning and Development Services 

Agenda Item 
D-2 

           

747 Market Street, Room 345 ❚ Tacoma, WA 98402 ❚ (253) 591-5030 ❚ FAX (253) 591-5433 ❚ www.cityoftacoma.org 

 
 
To:   Planning Commission 

From:  Stephen Atkinson, Planning Services Division 

Subject:  Northeast Tacoma Buffer Zone (Application #2018-04) 
Meeting Date: May 3, 2017 

Memo Date:  April 26, 2017 

 
 
At the meeting on May 3, 2017, the Planning Commission will conduct an assessment of 
Application #2018-04, “NE Tacoma Buffer Zone”, submitted for consideration during the 2017-
2018 Amendment cycle.  Upon completing the assessment in accordance with TMC 
13.02.045.E – Assessment of Proposed Amendments, the Commission will determine whether 
the application should be accepted and moved forward for technical analysis.   
 
The application seeks to rezone parcels on the northeast side of the Hylebos Waterway in the 
Port/Tideflats area from Heavy Industrial (M-2) and Port Maritime Industrial (PMI) zoning to 
Light Industrial (M-1) and Planned Development Business District (PDB) zoning. The intent of 
the application is to implement a buffer/transition area between the industrial uses of the 
Port/Tideflats and the residential neighborhoods along the top of the slope in Northeast 
Tacoma, as called for in the Container Port Element of the One Tacoma Comprehensive Plan.  
 
Attached is an Assessment Report, which staff will facilitate the Commission’s review and 
discussion at the meeting.  The applicant will also be invited to present a brief description of the 
amendment request, the rationale for the request, and the desired outcomes. 
 
If you have any questions, please contact me at (253) 591-5531 or satkinson@cityoftacoma.org.  
 
Attachment: 

1. Assessment Report – NE Tacoma Buffer Zone 
 
 
c. Peter Huffman, Director 

http://www.cityoftacoma.org/
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DRAFT ASSESSMENT REPORT 
APPLICATION 2018-04: NE TACOMA BUFFER REZONE 

 
Applications for amendments to the Comprehensive Plan and Land Use Regulatory Code for 
consideration during the 2017-2018 Amendment cycle were accepted through March 31, 2017. The 
application from the Northeast Tacoma Neighborhood Council was submitted on-time, pending a vote of 
the Board on the submittal.  
 
The next step is for the Planning Commission to review and approve of the Assessment Report, pursuant 
to Tacoma Municipal Code (TMC), Section 13.02.045 Adoption and Amendment Procedures.  This 
Assessment Report, prepared for the Commission’s consideration on May 3, 2017, includes three parts: 

A. Summary of Application 
B. Assessment 
C. Recommendation 

 
A. Summary of Application 
The application seeks to rezone parcels on the northeast side of the Hylebos Waterway in the 
Port/Tideflats area from Heavy Industrial (M-2) and Port Maritime Industrial (PMI) zoning to Light 
Industrial (M-1) and Planned Development Business District (PDB) zoning. The intent of the application is 
to provide an improved buffer/transition area between the industrial uses of the Port/Tideflats and the 
residential neighborhoods along the top of the slope in Northeast Tacoma, as called for in the Container 
Port Element of the One Tacoma Comprehensive Plan.  
 
Current Zoning:  

 
 
 
 

PMI 

M-2  

C-1  

C-2 
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Proposed zoning (as submitted by the applicant):  

 
 
The application does not directly address the role of the slopes and open spaces within the transition area. 
Current zoning still allows potential new residential development on the slopes between the Port/Tideflats 
and the Northeast Tacoma residential areas. These slopes are currently zoned R-2 Single Family 
Dwelling, which would allow single family development with a potential density of up to 8-12 units per acre. 
The Container Port Element’s Industrial/Commercial Area Goal (CP-2) suggests that the buffer area 
should protect the Core Area as well as protect and separate the surrounding non-industrial areas. Where 
feasible, the policies support utilizing natural buffers, such as topography, vegetated areas and water 
bodies as a means to separate incompatible uses. Therefore, staff proposes a modification to the 
application to expand the review of the buffer/transition area to include the adjacent slopes, gulches and 
natural areas designated as Parks and Open Space in the Future Land Use Map of the One Tacoma Plan.  
 
Applicable policies from the Container Port Element include:  
 

Policy CP–2.2 In general, natural buffers, such as change in topography, vegetated areas and water 
bodies are preferred as a means to buffer and separate incompatible uses. The 
Industrial/Commercial Buffer Area designation is needed only where the existing geography does not 
provide an effective buffer. Ensure that unrelated uses in the Industrial/ Commercial Buffer Area are 
not allowed to gradually encroach on the Core Area boundary. The industrial/Commercial Buffer Area 
should remain of sufficient size to provide a long-term buffer for the Core Area. 
 

Policy CP–2.3 Development standards for industrial and commercial activities in the 
Industrial/Commercial Buffer Area should ensure compatibility with the activity levels and physical 
character of adjacent less intensive community character. 
 

Policy CP–2.5 While the Industrial/Commercial Buffer Area provides for a wider range of uses than 
the Core Area, incompatible uses that would be impacted by the potential noise, odor and visual 
character of industrial areas should continue to be prohibited. This may include residential or other 
sensitive uses. 
 

Policy CP–2.6 Establish development or performance standards to allow for continued viability of the 
Industrial/Commercial Buffer Area, while protecting the livability of adjacent areas. 

PDB 

M-1 
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B. Assessment  
 
The application was reviewed against the following assessment criteria pursuant to TMC 13.02.045: 

1. If the amendment request is legislative and properly subject to Planning Commission review, or 
quasi-judicial and not properly subject to Commission review; 

Staff Assessment: The request is legislative and properly subject to Planning Commission review.  

2. If there have been recent studies of the same area or issue, which may be cause for the 
Commission to decline further review, or if there are active or planned projects that the 
amendment request can be incorporated into; and 

Staff Assessment: The area defined in the application was included in the development of the 
Container Port Element, adopted in 2013. The applicant is seeking further implementation of the 
policies of the Container Port Element. Zoning and development standards were not amended at 
the time the Container Port Element was adopted. At the time, the existing zoning, development 
standards, and natural topography, were deemed sufficient to provide a buffer. The area was also 
reviewed as part of the 2013 Shoreline Master Program update, though this application 
specifically excludes areas under shoreline jurisdiction from the amendment.  

Staff’s assessment is that the prior studies do not preclude this application or cause this 
application to be redundant. There are, however, potential opportunities for consolidation. Similar 
and/or potentially related work program items include the Council Consideration Request from 
Councilmember Mello regarding the implementation of Container Port Element policies and a 
Director’s Rule regarding enhanced public notification for heavy industrial uses. In addition, the 
City of Tacoma and Port of Tacoma have indicated the intent to move forward with a subarea 
plan for the Port/Tideflats, although a specific commitment or timeline for that project is yet to be 
established. Lastly, the City is scheduled to complete a periodic update of the Shoreline Master 
Program by June of 2019, which could potentially include a review of land uses and development 
standards allowed along Marine View Drive.  

3. If the amount of analysis necessary is reasonably manageable given the workloads and 
resources of the Department and the Commission, or if a large-scale study is required, the 
amendment request may be scaled down, studied in phases, delayed until a future amendment 
cycle, or declined. 

Staff Assessment: The application is fairly narrow in its scope, limiting the area of review to the 
northeast portion of the Hylebos Waterway and excluding the shoreline jurisdiction. In addition, 
the application does not seek to rezone the area to non-industrial zoning districts, which reduces 
the potential for use conflicts with existing industrial uses. However, several key issues that will 
need to be evaluated as part of the final scope of work include:  

1. Impacts and compatibility with shoreline zoning. The City is scheduled to complete a periodic 
review of the Shoreline Master Program in June of 2019. Several of the existing uses that would 
be rezoned under this proposal are currently split zoned between shoreline zoning and non-
shoreline zoning districts. Rezoning a portion of these sites would necessitate an evaluation of 
impacts to the shoreline portion of the site and consideration of the policies and intent of the 
Shoreline Master Program.  

2. Inclusion of steep slopes within the transition area review. The current policies suggest that the 
function of the buffer/transition area to protect both the surrounding neighborhoods, but also 
encroachment of incompatible land uses into industrial areas.  

3. Industrial land supply. While the proposal seeks to rezone properties to other districts that 
allow some industrial use, these districts also allow a greater range of non-industrial uses. As a 
result, the proposal would still likely trigger a need to evaluate the overall land supply for industrial 
uses to ensure that there is an adequate land supply available for heavy industry and 
port/container uses.  
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The Economic Development Element of the One Tacoma Plan includes the following policies 
pertaining to land supply within Manufacturing/Industrial Centers:  

Policy EC–6.20 Strictly limit Comprehensive Plan Map amendments that convert 
industrial land and consider the potential for amendments to otherwise diminish the 
economic competitiveness or viability of prime industrial land. 
 

Policy EC–6.21 Protect and preserve sufficient land use capacity for water-dependent 
and related industrial uses within the city’s industrial shorelines. 
 

Policy EC–6.22 Maintain properties currently developed with industrial users and strive to 
offset the reduction of development capacity with the addition of prime industrial capacity 
that includes consideration of comparable site characteristics. 

4. Coordination with other related ongoing efforts, including City Council requests. 

5. Consistency with or impact on the regionally designated Manufacturing/Industrial Center 
(MI/C). The area proposed for rezone is within a regionally designated MI/C. The proposal would 
necessitate an evaluation of regional policies and impacts to the areas status as a MI/C.   

Based on the scope of the application, the amount of analysis is significant, may require some 
additional consultant services, and could result in postponement of other work program items. 

 
C. Recommendation 
 
According to TMC 13.02.045, the Planning Commission will review this assessment and make its decision 
within 120 days of receiving the applications, as to:  

(a) Whether or not the application is complete, and if not, what information is needed to make it 
complete;  

Staff Recommendation: The application was received on March 31. The application fee was 
waived, based on the submission by the Northeast Tacoma Neighborhood Council (NETNC). 
Staff considered the application complete at the time of submittal.  Subsequently it was brought to 
staff’s attention that the application had not been officially endorsed by the NETNC prior to 
submitting the application.  The NETNC, at its April 20th meeting brought the issue forward and 
voted to ratify the application. Ultimately, the determination of “completeness” is at the discretion 
of the Planning Commission as part of the initial assessment.  

(b) Whether or not the scope of the application should be modified, and if so, what alternatives 
should be considered;  

Staff Recommendation: Based on the policies of the Container Port Element, staff recommends 
expanding the area of review to include the steep slopes abutting the industrial shoreline along 
Marine View Drive and to evaluate modifications to the zoning and development standards in that 
area as part of the industrial/commercial transition area.  

(c) Whether or not the application will be considered, and if so, in which amendment cycle. The 
Planning Commission shall make determinations concerning proposed amendments. 

Staff Response: Based on the review of the proposal against the assessment criteria, staff 
concludes that the application is ready to proceed to the technical analysis phase of the 2018 
Amendment process, recognizing that as part of the Planning Commission and Council’s review 
of the Planning Work Program this application may be considered for consolidation with some of 
the other, related work program items. 

 
D. Attachment: 

 

• Application 2018-04: Northeast Tacoma Buffer Zone  
(Staff note: Due to the bulk volume of the application, appendices are not included here.   
The application in its entirety is available for review at the following website: 
www.cityoftacoma.org/Planning, and click on “2017-2018 Amendment”) 

http://www.cityoftacoma.org/Planning
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1. Describe the proposed amendment. If submitting text changes to the One Tacoma Comprehensive 

Plan or Regulatory Code, provide the existing and the proposed language. If submitting changes to 

the Comprehensive Plan land use designation(s) or the zoning classification(s), provide the current 

and the proposed land use designations and/or zoning classifications for the affected/proposed area. 

The proposed amendment creates a true buffer zone between residential areas in the Northeast 

Tacoma (NET) neighborhood and the industrial tide flats. The One Tacoma Comprehensive Plan defines 

the Container Port Core and Industrial/Buffer Areas in its Container Port Element. It also provides a map 

for these areas in Figure 41. While the map lacks detail on how to “provide for a compatible transition 

for the Port of Tacoma maritime industrial area to [residential] development in the larger surrounding 

area,” which is one the main intents of this Element, it clearly identify the need for a buffer along 

Marine View Drive. Through changes to the existing zoning, the proposed amendment will allow 

meeting the objectives of the policies contained in the Container Port Element and will facilitate a 

compatible transition. 

 

Figure 1: Container Port Core and Industrial/Buffer Areas [source: Figure 41 in Container Port Element of Tacoma One Plan] 

The amendment proposes a few changes that intend to achieve three objectives:  

(1) To implement aspects of the Container Port Element by creating a buffer between parcels already 

zoned as commercial or residential and the Container Port Core Areas;  
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The amendment proposes changes to the zoning that would create the Industrial/Commercial buffer 

areas as depicted in Figure 41 of the Container Port Element. Changes include downzoning some of the 

existing M‐2 and PMI parcels to M‐1 or PDB.  

Currently zoned as M‐2, all parcels located between East 11th Street and including Parcel 032126406 

(Address: 2224 MARINE VIEW DR, TACOMA, WA) do not comply with Figure 41. Therefore, the 

amendment proposes to change their zoning to PDB, which would be compatible with the objectives of 

the policies contained in the Container Port Element while creating a graceful transition between 

differing densities, intensities and activities (Goal DD‐9 of the Tacoma One Plan). Additionally, all M‐2 

parcels located along Marine View Drive southeast of Parcel 032126406 (Address: 2224 MARINE VIEW 

DR, TACOMA, WA) do not comply with Figure 41. Therefore, the amendment proposes to change their 

zoning to M‐1, which would be compatible with the objectives of the policies contained in the Container 

Port Element while creating a graceful transition between differing densities, intensities and activities 

(Goal DD‐9). 

(2) To implement aspects of the Container Port and Design Development Elements by creating a 

compatible and graceful transition between differing densities, intensities and activities  

The amendment proposes some additional downzoning from PMI to M‐1 for parcels located east of the 

lower Hylebos waterway. These changes would not affect the boundaries of the Core Area or 

Manufacturing/Industrial center, but identify parcels where only light industrial/manufacturing activities 

can occur so that a sufficient transition area is created. Currently zoned as PMI, parcels along Marine 

View Drive and east of the Hylebos waterway and creek do not provide a sufficient transition area that 

would allow the long‐term viability of the industrial areas while protecting the surrounding residential 

areas from unreasonable impacts. The current zoning only rely on a limited change in topography as a 

means to buffer and separate incompatible heavy industrial and residential uses, which has resulted in 

continuous complaints by residents. Therefore, the amendment proposes to change the zoning of the 

PMI parcels Northeast of the Hylebos Waterway and Creek to M‐1, which would provide a sufficient and 

long‐term transition through a mix of natural and land use buffers, including a change in topography, 

vegetated areas and the Hylebos water body.  

(3) To improve consistency between parcels maps and zone maps by making few additional changes. 

This objective is achieved through zoning changes along parcel boundaries. To this end, the amendment 

proposes some changes that would create a better alignment between zone and parcels boundaries, so 

that potential land uses would be clearly aligned to ownership rights. 
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2. Why is the amendment needed and being proposed? 

While this question was already addressed from our response to Question 1, this section provides 

further information on why this amendment is proposed and is needed. 

Over the years, the Northeast Tacoma (NET) neighborhood have graduated into a suburban area that 

hosts about 10% of Tacoma residents – without including residents in unincorporated Pierce County at 

Browns Point and Dash Point. Due to its prevalently residential zoning, the neighborhood is highly 

dependent upon the existing transportation infrastructure to and from the surrounding employment 

and business/retail centers for retails, professional services, and even public services. The projected 

demographic growth for the Puget Sound region suggests we cannot expect the residential use to 

decrease. The current zoning has created a sudden transition from residential to heavy industrial uses, 

which only insufficiently relies on topography buffers. Industrial activities in New Tacoma’s tideflats and 

along the Hylebos in NET have increased complaints by residents while adding pressure on an already 

strained transportation system, which relies on Marine View Drive.  

While limited in its scope, the proposed amendment is expected to help address some of these issues by 

creating an effective and sufficient transition area between the growing port and industrial activities in 

Tacoma and the mainly residential Northeast Tacoma neighborhood. In specifics, the proposed 

amendment is needed to address an inconsistency between the current zoning and the Container Port 

and Design Development Elements of the One Tacoma Comprehensive Plan and to provide a sufficient 

transition area that would allow the long‐term viability of the industrial areas while protecting the 

surrounding residential areas from unreasonable impacts. 

The One Tacoma Comprehensive Plan defines the Container Port Core and Industrial/Buffer Areas in its 

Container Port Element. It also provides a map for these areas in Figure 41. While the map lacks detail 

on how to “provide for a compatible transition for the Port of Tacoma maritime industrial area to 

[residential] development in the larger surrounding area,” which is one the main intents of this Element, 

it clearly identify the need for a buffer along Marine View Drive. The City of Tacoma’s Land Use 

Regulatory Code (i.e. Title 13 of Tacoma Municipal Code) identifies M‐1 light industrial zoning as the 

natural buffer between heavy industrial uses and commercial/residential uses. 

 

Figure 2: M‐1 Zoning Description [Source: Title 13 of Tacoma Municipal Code, page 13‐143] 

Still, the existing zoning along the Hylebos does not take advantage of the availability for this zoning tool 

or provides a basis for meeting the objectives of the policies contained in the Container Port Element. At 

a time the intensity of heavy industrial operations is again increasing in the tide flats, it is paramount to 

adopt a pro‐active approach to planning by incorporating all zoning tools that can help the City of 

Tacoma achieve the vision outlined in the One Tacoma Comprehensive Plan’s elements and meet the 

objectives of the policies outlined in the Container Port and Design Development elements.  Currently 

zoned as M‐2 or PMI, parcels along Marine View Drive and east of the Hylebos waterway and creek do 

not provide a sufficient transition area that would allow the long‐term viability of the industrial areas 

while protecting the surrounding residential areas from unreasonable impacts. Zoning changes 

proposed as part of this amendment are proposed and would be needed to overcome these issues. 
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3. Please demonstrate how the proposal is consistent with the applicable policies of the One Tacoma 

Comprehensive Plan, and consistent with the criteria for amending the Comprehensive Plan or 

development regulations. 

While this question was partially addressed in our responses to Questions 1 and 3, this section provides 

further information on how the proposed changes are consistent with elements of the One Tacoma 

Comprehensive Plan. Moreover, we address the criteria for analyzing the amendment that are listed in 

Title 13 of the Tacoma Municipal Code as follows:  

1. 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 

2. Whether the proposed amendment conforms to applicable provisions of State statutes, case 

law, regional policies, and the Comprehensive Plan.  

[Source: Tacoma Municipal Code, Title 13, Section 13.02.045.F] 

Consistency with the applicable policies of the One Tacoma Comprehensive Plan 

We can group changes into (a) changes from M‐2 to PDB; (b) changes from M‐2 to M‐1; and (c) changes 

from PMI to M‐1. 

(a) Change parcel zoning from M‐2 to PDB 

The current M‐2 zoning for all parcels located between East 11th Street and Parcel 032126406 (Address: 

2224 MARINE VIEW DR, TACOMA, WA) creates an impediment to achieving some of the goals of the 

Container Port element of the One Tacoma Comprehensive Plan.  

Figure 41 of the Container Port element allocates to these parcels the important role for achieving Goal 

CP‐2 (i.e. “Establish an Industrial/Commercial Buffer Area around the Core Area that will protect the 

continued viability of the Core Area while providing for a compatible Industrial/Commercial Buffer to 

development in the larger surrounding area;” Source: Goal CP‐2 in Container Port element) and 

implementing Policies CP‐2.1 and CP‐2.2.  

However, these parcels are currently zoned for heavy industrial uses. To improve consistency between 

zoning maps and the One Tacoma Comprehensive Plan, the proposed amendment would change their 

zoning from M‐2 to PDB. This change is compatible with the cited objectives of the policies contained in 

the Container Port element while also creating a graceful transition between differing densities, 

intensities and activities, which is consistent with Goal DD‐9 – and its policies – of the Design and 

Development element. This change would also coincide with Policy 6.4 of the Transportation element 

(i.e. Support Mixed‐Use Centers) creating a mixed‐use district where Port and Maritime offices and 

vocational education can occur alongside with light industrial in a part of the City where this zoning is 

not available or pursuing it lacks economic attractiveness for developers due to the colocation with 

heavy industry. Moreover, the proposed change will also facilitate the implementation of the vision 

represented at Page 73 of the Transportation element by creating conditions for future creation of 

bicycle and shared use paths and trails alongside the Freight corridor shown in page 104. 
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(b) Change parcel zoning from M‐2 to M‐1 

Additionally, all M‐2 parcels located along Marine View Drive southeast of Parcel 032126406 (Address: 

2224 MARINE VIEW DR, TACOMA, WA) creates another impediment to achieving some of the goals of 

the Container Port element of the One Tacoma Comprehensive Plan.  

Figure 41 of the Container Port element allocates to these parcels the important role for achieving Goal 

CP‐2 (i.e. “Establish an Industrial/Commercial Buffer Area around the Core Area that will protect the 

continued viability of the Core Area while providing for a compatible Industrial/Commercial Buffer to 

development in the larger surrounding area;” Source: Goal CP‐2 in Container Port element) and 

implementing Policies CP‐2.1 and CP‐2.2.  

However, these parcels are currently zoned for heavy industrial uses, which is inconsistent with Figure 

41. Therefore, the amendment proposes to change their zoning to M‐1. This change is also compatible 

with the cited objectives of the policies contained in the Container Port element while also creating a 

graceful transition between differing densities, intensities and activities, which is consistent with Goal 

DD‐9 – and its policies – of the Design and Development element. Moreover, the proposed change will 

also facilitate the implementation of the vision represented at Page 73 of the Transportation element by 

creating conditions for future creation of bicycle and shared use paths and trails alongside the Freight 

corridor shown in page 104. 

(c) Change parcel zoning from PMI to M‐1 

Currently zoned as PMI, most of the parcels along Marine View Drive and east of the Hylebos waterway 

(and creek) are listed as part of the Port Core Area. The current zoning has created a sudden transition 

from residential to heavy industrial uses, which insufficiently relies on limited changes in topography as 

buffers. The amendment also proposes additional downzoning from PMI to M‐1 for parcels located east 

of the lower Hylebos waterway (and creek). These changes would not affect the boundaries of the Core 

Area or Manufacturing/Industrial center, but identify parcels of this portion of the Core Area where only 

light industrial/manufacturing activities can occur so that a sufficient transition area is created.  

This portion of the proposed amendment would create a transition between differing industrial uses, 

but it does not create an industrial/commercial buffer as allowed uses would be limited to light 

industrial/manufacturing. This change is compatible with some of the Goals/Policies already cited, 

including CP‐2 and DD‐9 because it would provide a sufficient transition through a mix of natural and 

land use buffers, including a change in topography, vegetated areas and the Hylebos water body. This 

transition is also compatible with goal CP‐1 and its policies because it “protect the long‐term function 

and viability of this area” while also protecting the surrounding residential areas from unreasonable 

impacts from port activities. Moreover, the proposed change will also facilitate the implementation of 

the vision represented at Page 73 of the Transportation element by creating conditions for future 

creation of bicycle and shared use paths and trails alongside the Freight corridor shown in page 104. 

Consistency with the with the criteria for amending the Comprehensive Plan or development regulations  

Regarding the criterion No.1 (i.e. “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”), the changes are not expected to affect the City’s public facilities 

and services. Instead, the proposed changes are expected to reduce traffic congestion on Marine View 
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Drive because they will controlling growth of freight traffic while also facilitating the implementation of 

the vision represented at Page 73 of the Transportation element.  

Moreover, the proposed changes are expected to benefit the city as a whole because they will help 

meeting the objectives of the policies contained in the Container Port and Design and Development 

elements as extensively explained in other portions of this proposal. Last, the proposed changes are 

expected to improve relationship to public health and safety because they will: (a) have fewer off‐site 

impacts than would be associated with industrial or community commercial areas; (b) diversify 

employment opportunities in the tide flats; (c) reduce heavy truck traffic on a constrained roadway that 

is the main connection between the Northeast Tacoma neighborhood and the City; and (d) support City 

of Tacoma's effort to improve air quality by controlling growth of freight traffic and facilitating the 

implementation of the multimodal vision represented at Page 73 of the Transportation element. 

Regarding the criterion No.2, to the best of our knowledge, the proposed amendment conforms to 

applicable provisions of State statutes, case law, regional policies, and the Comprehensive Plan. We rely 

on the City of Tacoma to analyze the proposed amendment as described in the Tacoma Municipal Code, 

Title 13, Section 13.02.045.F and to evaluate “whether or not the application is complete, and if not, 

what information is needed to make it complete.” 

 

 

   



7 
 

4. If the proposed amendment is associated with a geographic area, please provide a more detailed 

description, along with maps, if applicable, of the affected area and the surrounding areas, showing 

all parcels (with parcel numbers), ownership of each parcel, current land uses, site characteristics, 

and natural features. 

The proposed amendment applies to 64 parcels on both sides of Marine View Drive in Northeast 

Tacoma between 11th Street and Taylor Way. Figure 3 shows a map of the area impacted by the 

proposed changes in zoning. Table 1 provides a list of all affected parcels (with parcel numbers), 

ownership of each parcel, and current land uses.  This information was obtained from the Pierce County 

Assessor website.  This table includes information on the parcels in the impacted area. Whereas the 

proposed changes will affect all parcels in the areas colored as red and blue in Figure 3, parcels 

highlighted in yellow in the table are those that currently host activities that maybe not conform with 

the zoning change. Specific site characteristics and natural features of each parcel are unknown, 

although generally speaking: 1) parcels are accessed from Marine View Drive, 2) parcels range from 

undeveloped to developed as heavy industrial, 3) parcels on the west side of Marine View Drive have 

access to the Hylebos Waterway, and 3) parcels on the east side of Marine View Drive border the 

various neighborhoods of Northeast Tacoma. 

 

Figure 3: Map of the Impacted Area 
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Table 1A: List of Parcels in the Impacted Area 
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Table 2A: List of Parcels in the Impacted Area (continued)
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Table 3A: List of Parcels in the Impacted Area (continued)
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Table 4A: List of Parcels in the Impacted Area (continued)
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5. If the proposed amendment is associated with a geographic area, please describe how it is 

compatible with the existing and planned land uses and development patterns of the adjacent 

neighborhood and explain how it may further enhance the adjacent neighborhood. 

The purpose of the proposed amendment is to provide a true buffer zone between the M‐2 and PMI 

industrialized port zone and the adjacent residential areas. Currently there is no buffer zone along most 

of the Marine View Drive corridor between heavy industry and the residential areas. This lack of a buffer 

zone is a source of constant complaints and NET community dissatisfaction.  

This proposed amendment will keep residential spread from reaching closer to the Port while providing 

an area for future development that will not adversely impact the existing M‐2 and PMI in their current 

configurations or the growth of remaining M‐2 or PMI areas.  

The reclassification of the affected areas to M‐1 and/or PDB will still allow medium to high intensity uses 

that would ultimately provide sources of income and jobs for the NE community as well as additional tax 

revenue for the City of Tacoma. The M‐1 zone classification is designed and intended as a buffer zone 

according to Tacoma Municipal Code 13.06.400.  The PDB zone classification is designed and intended to 

provide limited areas for a mix of land uses that includes warehousing, distribution, light assembly, 

media, education, research, and limited commercial, which are lacking in the Northeast Tacoma 

neighborhood. This use is compatible adjacently with residential uses because is intended to have fewer 

off‐site impacts than would be associated with purely industrial or community commercial areas.  
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5. If the proposed amendment is associated with a geographic area, please describe the applicant’s 

interest in the affected property. Describe any plans for future activity related to or connected with 

this site. If you are not the owners, submit proof that the property owners have been notified and are 

aware of the application. 

The applicant’s interest in the geographic area is only as residents who live in NE Tacoma.  None of the 

parties has any ownership or financial interest in the affected properties.  A parcel search was 

conducted (attached) and all property owners were mailed a letter on March 7, 2017.  Copies of all the 

letters that were mailed to impacted businesses are attached in Appendix A. 
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6. Describe any community outreach you have conducted (i.e., when and how you contacted 

affected and abutting property owners and neighbors), and any community response received to 

the proposed amendment. Attach any letter(s) of support or written community response, if 

applicable. 

The following outreach activities have occurred: 

 Presentation to NE Tacoma Neighborhood Council on 3/2/17 

 Letter mailed to all parcels in proposed area on 3/7/17 

 Request for feedback via email to NE Tacoma Neighborhood Council 

 Invitation to Open House for all impacted businesses on 3/23/17 at residential home in NE 

Tacoma 

 Meeting with Pointe Woodworth HOA 3/18/17 

 Presentation to Port of Tacoma Commissioner Don Meyer, Staff, and Robert Thoms on 3/22/17 

To date, we have received one email from Troy Goodman with Targa inquiring about the amendment.  

We forwarded him a copy of the letter that was mailed and invited him to attend the open house on 

3/23/17. 

Additionally, John Thurlow, former Chair of the NE Tacoma Neighborhood Council has expressed his 

concerns related to any rezoning and impact to heavy industrial interests on Marine View Drive. 

Several letters of support regarding the proposed amendment are included in Appendix B. 

The Open House on 3/23/17 was attended by the following companies: 

 Mark Miller, Macmillan‐Piper, Inc 

 Evette Mason, Port of Tacoma 

 Mike Weinman, Schnitzer 

 Rick Brown, Trident Seafoods 

 Paul Watson, Fastco 

 Jenn Adnen, EDB Tacoma‐Pierce Co 

 Tol Edman, Edman Company 

 Bruce Martin, Westrock Tacoma 

 Gary Cox, Sperry 

 Jackie White, Westrock 

 James Marshall, Vigor 

 Nick Nicholas, Calbag Metals 

 Bett Lucas, Targa 

 Lawson Bronson, Youth Marine Foundation 

 Darrin Swindahl, Modutech Marine 

 Carl Swindahl, Modutech Marine 

 Ron Oline, Hylebos Marina 

 Gary Nordlund, Nordlund Properties 
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Through this meeting, we learned that various dynamic relationships exist among businesses in the tide 

flats that may extend the impact of the zoning beyond its boundaries. Since these relationships are 

dependent on the supply chain of different economic actors and their other business and personal 

relationships, we feel it would be best if future public outreach would be guided by the City of Tacoma 

and its staff, and designed to involve selected individuals by all parties equally represented (i.e. 

businesses and citizens) in the scheduling and organization of these outreach events. Since this 

amendment is intended to begin a civic conversation on the need to establish a buffer, traditional public 

outreach sessions should be designed to allow for dialogue and limit adversarial conversations.  
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8. Please provide any supplemental information, which may include, but is not limited to, 

completion of an environmental checklist, wetland delineation study, visual analysis, or other 

studies. 

 

 

Attached to this report is the following supplemental information: 

 Appendix C: Noise complaints related to Schnitzer Steel Operations 

 Appendix D: Odor complaints related to heavy industries 

 Appendix E: Lab analysis from Dust Sample in NE Tacoma Neighborhood 

 Appendix F: Presentation used for outreach to affected businesses, neighborhood 

council, and other stakeholders. 
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To:   Planning Commission 

From:  Lihuang Wung, Planning Services Division 

Subject:  VSD Height Measurement (Application #2018-06) 
Meeting Date: May 3, 2017 

Memo Date:  April 26, 2017 

 
 
At the meeting on May 3, 2017, the Planning Commission will conduct as assessment of 
Application #2018-06, “VSD Height Measurement”, submitted for consideration during the 2017-
2018 Amendment cycle.  Upon completing the assessment in accordance with TMC 
13.02.045.E – Assessment of Proposed Amendments, the Commission will determine whether 
the application should be accepted and moved forward for technical analysis.   
 
The application seeks to amend the Land Use Regulatory Code concerning how building 
heights are measured in the Old Town area, which is zoned C-2 General Community 
Commercial District with a View-Sensitive Overlay District (VSD). 
 
Attached is an Assessment Report, which staff will facilitate the Commission’s review and 
discussion at the meeting.  The applicant will also be invited to present a brief description of the 
amendment request, the rationale for the request, and the desired outcomes. 
 
If you have any questions, please contact me at (253) 591-5682 or lwung@cityoftacoma.org.  
 
Attachment: 

1. Assessment Report – VSD Height Measurement 
 
 
c. Peter Huffman, Director 

http://www.cityoftacoma.org/
mailto:lwung@cityoftacoma.org
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ASSESSMENT REPORT 
APPLICATION #2018-06: VSD HEIGHT MEASUREMENT 
(FOR PLANNING COMMISSION’S CONSIDERATION, MAY 3, 2017) 

 
Applications for proposed amendments to the One Tacoma Comprehensive Plan and/or the Land Use 
Regulatory Code for consideration during the 2017-2018 Amendment cycle (“2018 Amendment”) were 
accepted through March 31, 2017.  Pursuant to Tacoma Municipal Code (TMC), Section 13.02.045.E – 
Assessment of Proposed Amendments, the Planning Commission and the Planning and Development 
Services Department shall conduct an assessment of each application within 120 days of receiving it.  
This report documents the assessment of the following application: 

Application #2018-06 – “VSD Height Measurement”, received on March 31, 2017. 

 
A. Summary of Application 
 
The application seeks to amend the Land Use Regulatory Code concerning how building heights are 
measured in the Old Town area, which is zoned C-2 General Community Commercial District with a View-
Sensitive Overlay District (VSD).  
 
The applicant and owner of a property on N. 30th Street points out that Old Town’s topography 
consistently slopes up from the south side of N. 30th Street and down from the north side and the disparity 
gives development/design advantages to property owners on the south side, including larger building 
envelopes, higher ceiling heights and first and second floor footprints that match.  Instead of measuring 
building height from existing grade at the proposed building corners, the proposal would measure building 
height from a site’s average existing grade along its N. 30th Street frontage. 

 
B. Assessment 
 
According to TMC 13.02.045.E, assessment of the application shall be conducted against the following 
criteria: 
 

1. If the amendment request is legislative and properly subject to Planning Commission review, or 
quasi-judicial and not properly subject to Commission review. 

Staff Assessment:  
The proposal involves amendments to TMC 13.06 Zoning Code, which is legislative and properly 
subject to the Planning Commission's review and the City Council’s consideration.  The proposal 
may also involve amendments to TMC, Title 02 Building Code, which is legislative, although not 
directly within the Planning Commission's purview.  
 

2. If there have been recent studies of the same area or issue, which may be cause for the 
Commission to decline further review, or if there are active or planned projects that the 
amendment request can be incorporated into.  

Staff Assessment:  
The review of and the consideration for potential modifications to the methodology for building 
height measurement in a View-Sensitive Overlay District (VSD) has not been studied recently.  
There are no relevant projects, active or planned, that this issue can be incorporated into.     

 
3. If the amount of analysis necessary is reasonably manageable given the workloads and 

resources of the Department and the Commission, or if a large-scale study is required, the 
amendment request may be scaled down, studied in phases, delayed until a future amendment 
cycle, or declined. 
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Staff Assessment:  
Although the proposed code amendment is apparently prompted by the applicant's interest in 
materializing the development potential for a specific site, staff anticipates that the scope of work 
for reviewing the proposal would involve a broader range of issues, encompass more areas and 
locations, and require some special analyses.   

The scope of work may include the following tasks: 

• Modify the building height measurement methodology applicable in the Old Town VSD. 

• Apply the modified methodology to other VSDs or slope areas across the city, with 
appropriate zoning- or location-specific adjustments. 

• Currently, buildings within a VSD are subject to the additional height restrictions per TMC 
13.06.555, while building heights in all other districts are measured consistent with the 
applicable Building Code.  Consideration should be given to transitioning the modified 
VSD building height measurement methodologies to the Building Code.   

• The potential impacts of new methodologies to development projects and to the 
neighborhood need to be carefully assessed and mitigation measures developed.  This 
requires special view analysis with simulations and comparisons that take into account 
different locations and development scenarios. 

The amount of analysis is expected to be moderate to heavy, but reasonably manageable during 
the 2018 Amendment cycle.  

 
C. Determination 
 
According to TMC 13.02.045.E, the Planning Commission will review the assessment and make its 
decision by responding to the following questions (where staff recommendations have been provided for 
the Commission’s consideration): 
 

(1) Whether or not the application is complete, and if not, what information is needed to make it 
complete. 

Staff Recommendation:  
The application is complete, with all appropriate questions answered, the cover sheet filled out 
and signed, and the $1,400 application fee paid. 
 

(2) Whether or not the scope of the application should be modified, and if so, what alternatives 
should be considered. 

Staff Recommendation:  
The scope of work for evaluating the building height measurement methodology applied to the 
Old Town VSD needs to be expanded to address additional issues and cover more areas and 
locations as described in the staff assessment above. 
 

(3) Whether or not the application will be considered, and if so, in which amendment cycle. 

Staff Recommendation:  
Staff recommends that the application be accepted and moved forward for technical analysis 
during the 2018 Amendment cycle. 

 
D. Attachment 

 

1. Application #2018-06: “VSD Height Measurement” 



lwung
Callout
Staff Note: The first 6 pages are part of the application form and contain no information provided by the applicant, and are not included here. (March 31, 2017)
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To:   Planning Commission 

From:  Lihuang Wung, Planning Services Division 

Subject: Vehicle Service and Repair Development Standards  
(Application #2018-02) 

Meeting Date: May 3, 2017 

Memo Date:  April 26, 2017 

 
 
At the meeting on May 3, 2017, the Planning Commission will conduct as assessment of 
Application #2018-02, “Vehicle Service and Repair Development Standards”, submitted for 
consideration during the 2017-2018 Amendment cycle.  Upon completing the assessment in 
accordance with TMC 13.02.045.E – Assessment of Proposed Amendments, the Commission 
will determine whether the application should be accepted and moved forward for technical 
analysis.   
 
The application seeks to amend the Land Use Regulatory Code (TMC 13.06.510 E) concerning 
the development standards for Vehicle Service and Repair in the C-2 General Community 
Commercial District. 
 
Attached is an Assessment Report, which staff will facilitate the Commission’s review and 
discussion at the meeting.  The applicant will also be invited to present a brief description of the 
amendment request, the rationale for the request, and the desired outcomes. 
 
If you have any questions, please contact me at (253) 591-5682 or lwung@cityoftacoma.org.  
 
Attachment: 

1. Assessment Report – Vehicle Service and Repair Development Standards 
 
 
c. Peter Huffman, Director 

http://www.cityoftacoma.org/
mailto:lwung@cityoftacoma.org
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ASSESSMENT REPORT 
APPLICATION #2018-02: VEHICLE SERVICE AND REPAIR DEVELOPMENT STANDARDS 

 (FOR PLANNING COMMISSION’S CONSIDERATION, MAY 3, 2017) 

 
Applications for proposed amendments to the One Tacoma Comprehensive Plan and/or the Land Use 
Regulatory Code for consideration during the 2017-2018 Amendment cycle (“2018 Amendment”) were 
accepted through March 31, 2017.  Pursuant to Tacoma Municipal Code (TMC), Section 13.02.045.E – 
Assessment of Proposed Amendments, the Planning Commission and the Planning and Development 
Services Department shall conduct an assessment of each application within 120 days of receiving it.  
This report documents the assessment of the following application: 

Application #2018-02 – “Vehicle Service and Repair Development Standards”, received on March 29, 
2017. 

 
A. Summary of Application 
 
The application seeks to amend the Land Use Regulatory Code concerning development standards for 
Vehicle Service and Repair businesses, with a focus on discount and used tire shops in the C-2 General 
Community Commercial District.  There are seven applicants associated with this amendment.  All are 
small business owners and/or landlords of discount/used tire sales operations in the C-2 District.  Most of 
these businesses are in repurposed buildings (mostly old auto repair or service stations) on underutilized 
lots along arterial streets. 

 
B. Assessment 
 
According to TMC 13.02.045.E, assessment of the application shall be conducted against the following 
criteria: 
 

1. If the amendment request is legislative and properly subject to Planning Commission review, or 
quasi-judicial and not properly subject to Commission review. 

Staff Assessment:  
The proposal involves amendments to TMC 13.06 Zoning Code, which is legislative and properly 
subject to the Planning Commission's review and the City Council’s consideration.   
 

2. If there have been recent studies of the same area or issue, which may be cause for the 
Commission to decline further review, or if there are active or planned projects that the 
amendment request can be incorporated into.  

Staff Assessment:  
The review of, and the consideration for, potential modifications to the development standards for 
vehicle service and repair uses have not been studied recently.  There are no relevant projects, 
active or planned, that this issue can be incorporated into.     
 

3. If the amount of analysis necessary is reasonably manageable given the workloads and 
resources of the Department and the Commission, or if a large-scale study is required, the 
amendment request may be scaled down, studied in phases, delayed until a future amendment 
cycle, or declined. 

Staff Assessment:  
The proposed code amendment is prompted by the seven applicants’ interest in adjusting the 
development standards in order to keep their businesses viable and save the jobs of their 
workers.  While the primary goal of the proposed amendment is to allow for outdoor storage of 
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tires for retail sale, there are a number of related issues that arise.  Recognizing that the 
development standards for vehicle service and repair businesses affects numerous types of uses 
(tire sales, auto body repair, mechanical repair, car washes, etc.) and the knowledge that there 
are more used tire dealers in the city than represented by the applicants, staff anticipates that the 
scope of work for reviewing the proposal would involve a broader range of issues, encompass 
more areas and locations, and require some special analyses. 

The scope of work may include considering the following options and issues: 

• Modifying the screening and landscaping regulations for all vehicle service and repair 
uses in some or all zoning districts. 

• Potentially separating out and regulating differently the various kinds of uses (such as tire 
dealers) currently grouped within the vehicle service and repair use category. 

• Considering the implications for permitting storage of other vehicle-related equipment or 
parts, such as junk vehicles and auto parts, outside of an enclosed building in some or all 
zoning districts. 

• Identifying the full number of tire businesses in Tacoma that could be impacted positively 
or negatively by any modifications to the development standards. 

• Exploring the potential impacts to the business climate for small businesses in the City 
and to commercial or residential properties that may be adjacent to such businesses. 

The amount of analysis is expected to be moderate, but reasonably manageable during the 2018 
Amendment cycle.  

 
C. Determination 
 
According to TMC 13.02.045.E, the Planning Commission will review the assessment and make its 
decision by responding to the following questions (where staff recommendations have been provided for 
the Commission’s consideration): 
 

(1) Whether or not the application is complete, and if not, what information is needed to make it 
complete. 

Staff Recommendation:  
The application is complete, with all appropriate questions answered, the cover sheet filled out 
and signed, and the $1,400 application fee paid. 
 

(2) Whether or not the scope of the application should be modified, and if so, what alternatives 
should be considered. 

Staff Recommendation:  
The scope of work for evaluating the proposed amendment needs to be expanded to address 
additional issues identified in the potential scope of work above. 
 

(3) Whether or not the application will be considered, and if so, in which amendment cycle. 

Staff Recommendation:  
Staff recommends that the application be accepted and moved forward for technical analysis 
during the 2018 Amendment cycle. 

 
D. Attachment 

1. Application #2018-02: “Vehicle Service and Repair Development Standards” 



















From: Lynett, Kristin  
Sent: Wednesday, April 26, 2017 9:05 AM 
To: Barnett, Elliott; McKnight, Reuben; Wung, Lihuang; Kammerzell, Jennifer; McBride, Amy; Armstrong, 
Andreta 
Subject: Just Released: 2016 Progress Report for Tacoma's Environmental Action Plan 
 
Please forward to your Commissions and stakeholders… 
 

 
 
In 2015, citizens of Tacoma, partner organizations and city staff came together to develop a plan for 
meeting the environmental goals outlined in the Tacoma 2025 Strategic Plan. The resulting 
Environmental Action Plan is a list of meaningful, high-priority actions the City of Tacoma and 
community will take over five years to co-create a healthier environment. 
 
This week the City of Tacoma released its 
year one Environmental Action Plan 
Progress Report. The report summarizes 
successes and offers updates that keep all 
of the stakeholders accountable to their 
five year responsibilities. The report shows 
how much progress has been made 
towards each target, and provides a 
progress rating and status update for 
each action. The targets and actions fall 
into six categories representing urban 
sustainability: Buildings and Energy, 
Transportation, Materials Management, 
Natural Systems, Air and Local Food, and 
Climate Resiliency. 
 
Some successes highlighted in the 
progress report include the Tacoma 
Public Utilities Community Solar Project, 
passage of the Bring Your Own Bag 
ordinance, creation of the Point Defiance 
Regional Stormwater Treatment Facility, 
and the opening of the Eastside Farmer 
Market. Kristin Lynett, Sustainability Officer 
who oversaw development of the EAP, is 
“excited to see what new success stories 
come from implementing the plan in 
collaboration with other City departments 
and the community.”  
 

 
 
 
To view the 2016 Progress Report and the full 
Environmental Action Plan visit 
cityoftacoma.org/EAP.  
 

 

http://www.cityoftacoma.org/government/city_departments/environmentalservices/office_of_environmental_policy_and_sustainability/environmental_action_plan/
http://www.cityoftacoma.org/government/city_departments/environmentalservices/office_of_environmental_policy_and_sustainability/environmental_action_plan/
http://www.cityoftacoma.org/government/city_departments/environmentalservices/office_of_environmental_policy_and_sustainability/environmental_action_plan/
lwung
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As residents of Tacoma, we all care about the place where we live. One thing 

that makes Tacoma special is its physical environment, from its tree-filled 

parks and public beaches to its views of Mt. Rainier, the Olympic Peninsula 

and Puget Sound.  

Last year, community and City leaders came together to reaffirm our         

commitment to a clean, healthy environment where both our residents and 

our economy can thrive. As global climate change continues to affect the 

world around us, actions prioritized in this Plan aim to ensure that all          

Tacomans, regardless of socioeconomic status, have the same opportunities 

to access, participate in and enjoy an even more beautiful and livable city.  

Tacoma’s First Annual Environmental Action Plan Progress Report serves as 

our first check-in on how we, as a city, are doing and if we are on track to 

meet our five-year targets. Not only does the report summarize our successes, 

but it also holds us accountable to our stewardship responsibilities. 

To learn more and join the effort, visit 

www.cityoftacoma.org/sustainability.   

Sincerely, 

Marilyn Strickland 

Mayor 

Tacoma Environmental Action Plan: Progress Report 2016 
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What is the Environmental Action Plan and Its Intent? 

The Environmental Action Plan (EAP) is a list of meaningful, high-priority actions that the 

City of Tacoma and our community will take between 2016 and 2020 to meet the             

environmental goals outlined in the Tacoma 2025 Strategic Plan. 

Replacing the 2008 Climate Action Plan and building on the 2016 Climate Change Risk     

Assessment, the EAP presents near-term sustainability targets and actions in each of the  

following categories: Buildings and Energy; Transportation; Materials Management; Natural 

Systems; Air and Local Food; and Climate Resiliency.  

The EAP was developed over nine months in a collaborative process with staff from multiple 

city departments, representatives of partner organizations, and citizens of Tacoma.  

Co-Benefits of Environmental Actions 

During EAP development, co-benefits were considered in recognition of the reality that    

targeted investments in our environment often have significant economic and social       

benefits beyond the anticipated environmental ones. The six co-benefits are below. 

2016 Progress Report 

This report contains near-term targets, 

which track progress toward major goals, 

and actions designed to help accomplish 

these targets. A progress rating and 

2016 status is given for each action.   

Look for stories of success throughout 

the report to see some of the exciting    

accomplishments made this year in each 

EAP category.  
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 Buildings and Energy                  TARGETS 
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1: None    2: Little Progress    3: Some Progress    4: Good Progress    5: Completed 

 Buildings and Energy                           ACTIONS 

 

Action 
Progress 

Rating (1-5) 
2016 Status 

B1 
Meet  I-937, the Washington State Energy Independence Act, energy conservation 

targets which require utilities to achieve all cost-effective energy conservation 

measures. 

                  4 

Tacoma Power acquired 25.95 million kWh of energy           

conservation savings. These savings provide enough power for 

heating and lighting 2,076 homes. 

B2 
Develop a pilot commercial program focused on reducing utility costs through       

improving building operations and maintenance. 
            3 

Commercial program will launch in 2017. Six Strategic Energy 

Management projects were completed with large industrial 

energy users providing 3.7 million kWh in energy savings. 

B3 
Continue to develop water conservation incentives, rebates and education for       

residential, commercial and industrial customers. 
            3 

Tacoma Water engaged in community outreach activities, 

workshops, fixture giveaways, and television appearances. 

B4 
Hire a green building advocate for the city’s Permit Office to identify incentives,    

remove barriers, and encourage green building practices. 
 1 

Need to develop implementation plan for green building     

advocacy and education. 

B5 Retain funding for low income energy efficiency programs.                   4 

Tacoma Power provided low income assistance to 236        

projects in 212 low-income homes/buildings saving 986,050 

kWh at a cost of $1.2 million. 

B6 
Support efforts at the state and local level to incentivize conservation in rental     

properties. 
            3 

382 single family and multifamily projects completed using 

$1.4 million in incentives, providing 2.1 million kWh in energy 

savings. Tacoma Water continues to offer efficient fixtures to 

rental customers.   

B7 
Work with  regional partners to increase cost effective energy efficiency standards in 

the State Energy Code. Participate actively to revise the State Building Code to incor-

porate performance that targets net-zero energy by 2030. 

                 4 

TPU facilitated revision of, and PDS adopted 2015 State ener-

gy codes, increasing the energy efficiency standards for build-

ing construction, especially residential buildings. 

B8 Develop community-owned solar projects and support distributed generation.                        5 

Tacoma Power built and fully subscribed four 75-kW projects. 

Slightly more than 1000 customers participate in the Program. 

Rooftop solar customers grew from 216 to 340 in 2016.  

B9 

Promote transparency, investment and competition of energy and water perfor-

mance by requiring commercial benchmarking and disclosure through EPA's Energy 

Star utility tracking system. Increase awareness of the system and provide technical 

assistance to customers to better track and monitor building energy use. 

       2 

Not anticipated to begin work on ordinance until 2018.        

Tacoma Power will be working with large customers on        

automated but voluntary reporting in 2017. 
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1: None    2: Little Progress    3: Some Progress    4: Good Progress    5: Completed 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

B10 
Upgrade all streetlights to LED where cost effective and use best 

practices when possible to reduce light pollution. 
            3 

Updated lighting engineering design and construction specifications to Dark 

Sky standards. General Government is teaming with Tacoma Power to upgrade 

approximately three-quarters of Public Works' streetlighting fixtures to LED. 

B11 
Track and report city buildings’ utility performance and Energy Star 

scores. Develop a Resource Conservation Management (RCM) Plan. 
       2 

General government facilities set up to track energy use and costs. Energy 

Team formed, but without a Resource Conservation Manager, only               

incremental and opportunistic progress will be made. 

B12 
Meet federal Better Building Challenge goal (10% reduction in 5 

years) by implementing energy efficiency in city buildings where cost 

effective. 

            3 

Established a baseline and energy tracking system for City buildings. PW      

Facilities implements cost effective energy efficiency projects as part of       

general maintenance.  There are currently no capital projects budgeted in    

17'-18' geared directly towards energy efficiency. TPU will be installing in 2017 

interval meters at the TPU Admin Complex to provide consumption data for 

the campus that will assist energy conservation efforts.  

B13 
Ensure all existing occupied LEED New Construction buildings comply 

with LEED Existing Building Operations and Maintenance guidelines. 
              2 

No progress on Solid Waste Admin or Transfer Center buildings yet. Police 

Dept. Headquarters conducted initial audit and potential challenges emerged. 

Next steps are to identify high priority action items from the audit in order to 

request funding for capital improvements if LEED EBOM is feasible for the   

facility. The Center for Urban Waters began the LEED EBOM process and will 

complete it in 2017.  

Tacoma Public Utilities Community Solar Project 

 Buildings and Energy                           ACTIONS 

In the winter of 2016, Tacoma Power constructed its Community Solar Project, consisting 
of four 75-kilowatt solar projects on the warehouse roof. More than 1,000 customers    
purchased solar units (up to 20 each) for $100 per unit. Participants earn Washington State 
renewable energy production incentives and the value of solar electricity generated by the 
project – a total of $1.12 per kilowatt hour. In its first full year, the project produced 15% 
more electricity than originally modeled. 
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1: None    2: Little Progress    3: Some Progress    4: Good Progress    5: Completed 

 Transportation                                            ACTIONS 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

T1 
Develop education programs and materials for the public on benefits and 

practicalities of electric vehicles. 
      2 

Held two well attended electric vehicle workshops. Applied for grant, 

but was unsuccessful. Sustainability Office will work with Tacoma    

Power to jointly develop outreach campaign and materials.  

T2 
Establish dedicated and stable funding for active transportation education, 

encouragement, safety programs, and infrastructure improvements. 
            3 

Through the Tacoma Streets Initiative, $2.5 million/year is dedicated to 

active transportation. 

T3 
Synchronize and recalibrate the timing of traffic signals on all Tacoma      

arterials. Repair, improve, or upgrade infrastructure as needed to maximize 

signal efficiency. 

      2 

Acquired grant funding to synchronize ~10% of the City's traffic signals.  

Have acquired no dedicated funding for infrastructure specific to traffic 

signal efficiency upgrades. 

T4 
Become a Bicycle Friendly Silver Community by implementing the next 5 

prioritized Mobility Master Plan roadway projects and next 32 trail projects. 
      2 

Grant funding received to implement several Mobility Master Plan   

projects in 2018. 

T5 
Support 4 multi-year Safe Routes to School Programs and infrastructure 

improvements. 
            3 

Safe Routes to School Strategic Plan is underway, with expected       

completion in April 2017. Funding has been secured for improvements 

at two schools. 

T6 
Create a grant program that supports walking, biking, and transit projects in 

business districts and designated centers. 
 1  

Innovative grants for business districts can no longer be used on pro-

jects in the right of way. No other grant program has been developed. 

T7 
Develop sidewalk, curb ramp and crosswalk inventories to prioritize future 

investments, as part of a Pedestrian Mobility Strategy. 
      2 

Hired consultant to provide sidewalk inventory data, expect to have it 

completed by April 2017.  Public Works partnered with UWT to develop 

an app allowing City inspectors to inventory and provide conditions on 

curb ramps.  Over 20 locations were inventoried in the pilot program. 

T8 
Advocate at the state and national levels for policies and programs that 

provide incentives for Tacoma residents to use more fuel-efficient and    

alternative-fuel vehicles. 

      2 

Electric vehicle support is in the City’s Legislative Manual approved by 

the City Council.  

 

T9 
Advocate for strong Sound Transit and Pierce Transit policies and funding, 

including South corridor ST3 projects and Pierce Transit bus rapid transit on 

Route 1. 

                  4 

Tacoma City Council actively supported the ST3 ballot measure and staff  

will work with Pierce Transit on scoping and public engagement for the 

Pacific Avenue Route 1 Bus Rapid Transit corridor in 2017/2018. 
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Funds Dedicated to Active Transportation 
2016 was a regrouping year for Active Transportation at the City of Tacoma. A new          
Coordinator was hired and projects were prioritized for the local 2015 Streets Initiative 
Funding. Over $5 million in critical grant match was secured to begin 5 projects in 2017.    
A total of $20 million of Streets Initiative funding will be dedicated to active transportation 
projects over the next 10 years.  

 Transportation                                            ACTIONS 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

T10 
Equip operationally appropriate city vehicles with petroleum 

fuel saving and/or anti-idling technology. 
            3 

TPU Fleet Services will test Automatic Vehicle Location (AVL) data collection with the 

goal to implement idle-reduction technology on TPU fleet vehicles.  TPU Fleet       

services purchased four more plug-in-electric vehicles. The Police Department tested 

in 2015 an anti-idle system on new SUVs, but found the technology has not reached 

a point where it is operationally feasible. A proven strategy to reduce fuel use is to 

replace aging vehicles with more fuel efficient models.  The General Government 

fleet has over 400 vehicles past due for replacement, equating to over $24M. The 

2017-2018 budget includes $5M to aid in this replacement effort. 

T11 
Convert solid waste trucks from diesel to renewable natural gas 

made from methane captured at the wastewater treatment 

plant. 

            3 

20 Solid Waste trucks (~25%) were converted to Certified Natural Gas with more 

ordered for arrival.  This contributed to a reduction of 25,000 gallons of diesel.     

Renewable natural gas from the treatment plan will be online in 2018. 

T12 
Develop, implement, and monitor a Fuel Reduction Policy and 

associated education and awareness campaigns for both em-

ployee commuting and city trips. 

 1 

Without an internal focused Resource Conservation Manager, only incremental and 

opportunistic progress will be made, such as promoting Downtown on the Go and 

Pierce Trips programs to staff. 

T13 
Update the City’s telecommuting policy and flexible work sched-

ule to foster increased use when it meets city business needs. 
 1 

Existing policies were written in 2002 and 2009. Implementation is inconsistent and 

not applied or promoted consistently. 

T14 
Join West Coast Electric Fleets at the Highway Lane Level in 

2016. 
 1 

TPU and General Government Fleet Managers are evaluating their fleet for EV      

opportunities and will be joining in 2017. 

T15 
Develop and incorporate contractor fuel emissions reduction 

standards into bids and contracts. 
 1 

Without an internal focused Resource Conservation Manager, only incremental and 

opportunistic progress will be made on sustainable purchasing. 
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 Materials Management                TARGETS 

Bring Your Own Bag Ordinance 

The Tacoma City Council passed the Bring Your Own Bag (BYOB) ordinance on July 12, 2016. The law 
goes into effect one year after passage, and helps address the litter and waste created by both         
disposable plastic and paper checkout bags. BYOB encourages shoppers to bring their own bag, as   
retailers will no longer be able to distribute disposable plastic bags. If shoppers forget their bags, they 
can pay $0.05 (minimum) for a paper or other qualifying checkout bag. Tacoma is now one of 16     
communities in Washington State that have taken similar action to keep our communities, land and 
waterways clean and healthy. 
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1: None    2: Little Progress    3: Some Progress    4: Good Progress    5: Completed 

 Materials Management                         ACTIONS 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

M1 
Develop Construction and Demolition Diversion program that includes education, 

reporting, regulation and enforcement. 
 1 

Solid Waste Dept. is evaluating options and will develop an             

Implementation Workplan in 2017.    

M2 
Support and advocate for strong product stewardship policies at the state and      

national levels, minimizing environmental impacts of product and packaging 

throughout all lifecycle stages, especially manufacturing. 

                 4 

Solid Waste Dept. provides funding for Northwest Product 

Stewardship Council and the sustainability office actively      

participates.   

M3 
Provide financial incentives to increase diversion of materials at the Tacoma         

Recovery and Transfer Center. 
      2 

Research has started on market pricing for clean wood and   

related technologies for maximizing recovery efforts. 

M4 
Conduct and support education and outreach on waste prevention (including food) 

and toxic reduction, with focused outreach to communities of color. 
           3 

A food waste prevention pilot launched including a webpage, 

resident Challenge, public outreach, workshops, and informa-

tional packet for commercial food waste donation. A general 

waste prevention webpage is in development. Two Healthy 

Homes, Healthy Neighborhoods campaigns shared food waste 

messaging (Hilltop and Lincoln Districts). 

M5 
Incentivize the use of sink food grinders as a strategy for beneficial use of food 

scraps. Food sent to the wastewater treatment plant is used as Tagro and can be 

turned into renewable natural gas. 

 1 
The use of disposals is currently recommended when            

appropriate but no financial incentives are in place at this time. 

M6 
Provide recycling and composting education and outreach targeted at multifamily 

property managers and tenants. 
      2 

Increase in overall commercial yard and food waste customers, 

but focused efforts on multi-family will begin in 2017. 

M7 
Require new buildings to provide adequate space and receptacles for recycling and 

organics storage and collection. 
      2 

Solid Waste staff is currently reviewing building and site        

development plans for new construction project permits to 

ensure there is adequate space for garbage, recycling, and   

organics.  

M8 
Enhance opportunities to sort and drop-off reusable and recyclable materials at the 

Tacoma Recovery and Transfer Center through better signage, enhanced floor sorts, 

and drop-off area. 

            3 

Some improved signage and re-organization of the material 

areas have been implemented.  A contract with local reuse   

non-profits is in place. 

M9 Reduce disposable bag use by shoppers.                  4 
Tacoma City Council adopted the Bring Your Own Bag            

Ordinance on July 12, 2016. It goes into effect on July 12, 2017. 



Tacoma Environmental Action Plan: Progress Report 2016                                                                                                                                                           Page 11

 

1: None    2: Little Progress    3: Some Progress    4: Good Progress    5: Completed 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

M10 
Ensure compliance with existing Sustainable Purchasing Policy,       

including increasing staff training. 
 1 

Without an internal focused Resource Conservation Manager, only basic 

sustainable purchasing will occur. Procurement and Payables staff support 

Department purchasing contracts, but no additional monitoring or training 

has been conducted. 

M11 
Conduct waste characterization audits at 4 city facilities in order to 

develop better strategies for waste minimization and diversion. 
      2 

TPU has been engaged with Solid Waste Dept. on this effort. The TPU       

administration complex has established measurement of seven different 

waste and recycling streams with a current recycling rate above 40%.  

M12 
Increase materials surplus recovery and sale of city-owned goods and 

building demolitions. 
 1 

Without an internal focused Resource Conservation Manager, only           

opportunistic progress will be made. 

M13 
Use low-carbon concrete or asphalt made with a percentage of      

recycled asphalt and/or recycled asphalt shingles in city projects,   

including streets, where feasible and applicable. 

      2 

The City’s asphalt shingle recycling plant is not in operation, though a project 

was done to keep rainwater out of the manufacturing process when it      

begins, which may be in the summer of 2018. 

Preventing Wasted Food 
The Office of Environmental Policy and Sustainability launched a residentially focused              
Preventing Wasted Food program in an effort to reduce the amount of edible food sent to the 
landfill or composted. Wasting food wastes significant amounts of natural resources and        
contributes emissions to climate change. Based on a program developed by the Environmental 
Protection Agency, the program engages with residents at community events and through   
workshops with the goal of attaining participants in the Food: Too Good To Waste Challenge. In 
2016, the 4-week at-home challenge resulted in an average 56% reduction in the amount of   
preventable wasted food being disposed of. The program will continue in 2017. 

 Materials Management                         ACTIONS 
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 Natural Systems                           TARGETS 

In 2015, Metro Parks Tacoma and the City of Tacoma joined forces to create an        
innovative water treatment system designed to improve Puget Sound water quality. 
Using natural processes, without requiring energy or chemicals, runoff is intercepted, 
cleaned and sent on its way to Puget Sound. The 5,500-square-foot project is  the 
largest of its kind in the world and features a series of six cascading pools that       
channels runoff from streets and properties as far south as North 30th Street. Before 
this facility was built, polluted stormwater flowed untreated before spilling into the 
Sound near Point Defiance Marina. The facility treats 480 acres.  

Point Defiance Regional Stormwater Treatment Facility 
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1: None    2: Little Progress    3: Some Progress    4: Good Progress    5: Completed 

 Natural Systems                                  ACTIONS 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

N1 
Reduce stormwater quantity and/or increase quality in each of the 

city's watersheds by developing Management Plans that use best   

practices appropriate to each watershed's natural and built conditions. 

            3 

Developed a preliminary GIS-based environmental evaluation strategy for 

Tacoma's nine watersheds. It will be used to develop Management Plans to 

prioritize areas for reducing stormwater quantity and/or increasing quality.   

N2 
Implement code that discourages development on lands where such 

development would endanger life, property or infrastructure, or     

Important ecological functions. 

 1 

Under consideration for the 2017-2018 Comprehensive Plan and Land Use 

Regulatory Amendment work program. The final scope of work and schedule 

for adoption will be completed in May. 

N3 
Develop Urban Forestry Implementation Strategy for strategic and  

equitable planting locations, incentives, public engagement, retention 

strategies and maintenance. Create stable funding for implementation. 

       2 

The budget for the Urban Forest Management Plan has been allocated in the 

2017/18 biennium, which will define the level of services for these EAP    

actions. 

N4 
Plan, create incentives for, and support green stormwater retrofit   

projects such as rain gardens and other low-impact designs. 
                 4 

A low impact development stormwater rate reduction was updated.  Green 

Stormwater Infrastructure (GSI) guidelines, specifications, and drawings have 

been developed to assist in design and construction of those projects.  The 

City participated in two Depave projects.   

N5 
Develop and manage an Open Space program based on watershed 

planning that seeks to own most valuable properties and effectively 

manages and restores habitat, using volunteers as appropriate. 

            3 

Currently in the strategic planning process for OS to be completed in 2017.  

Will include a prioritization exercise.  A volunteer program is also in the    

process of being developed and will be actively implemented in 2017. 

N6 
Improve regulations to encourage tree preservation and protection on 

private property and in the city right-of-way. 
      2 

City Staff have developed recommendations for regulation changes for tree 

preservation and will begin the code update process in 2017. 

N7 
Create a public education campaign, targeted outreach effort or incen-

tives to inform residents and/or plant sellers about the benefits of na-

tive and pollinator-friendly species and the hazards of invasive species. 

 1 
A robust education and outreach campaign will be implemented during the 

development of the Urban Forest Management Plan. 

N8 
Adopt and implement Landscaping Manual and Integrated Pest      

Management Policy and Plan for all City facilities and train staff. 
 1 

Environmental Services staff will develop a work plan for Integrated Pest 

Management in 2017. 

N9 Retrofit one City facility with Green Stormwater Infrastructure.             3 
Several facilities were evaluated to determine feasibility for GSI retrofitting. 

Field studies for infiltration are moving forward on appropriate sites. 
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 Air and Local Food                      TARGETS 

   Wood Stove Removal Program 

The Eastside Farmers Market sits in the heart of the Salishan. 
Located between two low-income senior living facilities the 
Eastside market provided access to fresh, healthy, local food 
to 250-300 qualifying seniors each week who would have 
trouble accessing otherwise.  

In addition, the Market ran a Fresh Bucks EBT (Food Stamps) 
matching program, worked with Tacoma Housing Authority 
Residents and WSU Extension to provide transportation and 
market navigation services at 
the market, and worked with 
the Salishan Community 
Health Advocates to provide 
translation services in Khmer, 
Vietnamese, Korean,      
Spanish, and Russian.  

In October 2015, the Wood Stove Rule was passed making 
it illegal to own or operate an uncertified wood stove in the 
Smoke Reduction Zone. Air Safe Pierce County is   helping 
residents who have old or uncertified wood stoves or      
fireplace inserts move on to better heat.  With funding from 
the Department of Ecology and 
the Puget Sound Clean Air 
Agency, they were able to offer 
Wood Stove Buy Back and 
Wood Stove Replacement pro-
grams. In 2016, the programs 
changed out or scrapped 884 
uncertified woodstoves and 
made great progress towards 
reducing fine particle pollution 
and cleaning up our air. 

   Eastside Farmers Market Opens 
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 Air and Local Food                                ACTIONS 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

A1 
Continue to collaboratively seek federal and state funding for reducing wood smoke 

pollution. 
                 4 

The City continues to support the woodstove change out  

program administered by the Tacoma-Pierce County Health 

Department. 

A2 
Sustain and grow community garden program through enhanced garden support and 

education. 
                 4 

Additional funding was provided by the City to continue to 

support community gardens and their many social and      

environmental benefits. 

A3 
Create and fund a reporting system and feedback forum for the city to hear from 

those suffering from food insecurity. 
       2 

Starting to work with the Puyallup Watershed Initiative's Just 

and Healthy Food System Community of Interest to support 

and listen to those suffering from food insecurity. 

A4 
Support gleaning (harvesting produce left over in fields and home and community 

gardens for donation) in Tacoma through funding and outreach. 
 1 

City of Tacoma will begin support in 2017 for Pierce            

Conservation District’s successful gleaning program. 

A5 
Support urban agriculture and clear legal hurdles so citizens can sell produce grown in 

the city. 
 1 Research and program development will begin in 2017. 

A6 
Support innovative projects to encourage more disadvantaged citizens to shop at 

farmer’s markets. 
            3 

The City has provided financial and support for the farmer's 

markets for many years, but plans to work with them more 

intentionally starting in 2017.  

A7 Pilot 1 - 2 small-scale urban agriculture programs on public land.  1 Not anticipated to begin work until 2018. 

A8 
Implement community supported agriculture (CSA) pick-up at 4 city facilities for    

employees. 
 1 No existing staff resources available to develop program. 
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 Climate Resiliency                        TARGETS 

The Coastal Resilience Project is a three-year effort to rapidly increase the state’s 
capacity to prepare for natural events that threaten the coast, such as coastal 
flooding, wave damage and shoreline erosion which will increase as climate 
change continues. The City of Tacoma is acting as a case study to help understand 
resilience issues at a local scale by lending its tideflats, steep slopes, restoration 
projects and Owen Beach to study. Grant partners include Washington Sea Grant 
and WA Department of Ecology as leads, and UW’s Climate Impacts Group, U.S. 
Geological Survey, U.S. Department of Energy and others. 

Washington Coastal Resilience Grant 
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 Climate Resiliency                                  ACTIONS 

 
Action 

Progress 

Rating (1-5) 
2016 Status 

C1 
Incorporate climate resilience actions into equity initiatives and programs, and consider 

future climate risk in emergency planning and hazard mitigation plan updates. 
 1 No progress made. 

C2 
Preserve and expand urban forest canopies with climate resilient species based on heat 

island data analysis. 
            3 

The City uses resilient trees species on capital improvement 

projects and published a list of urban resilient trees in the 

Urban Forest Manual. This list is updated periodically to 

accommodate new species. 

C3 
Prioritize the most vulnerable neighborhoods for capital improvement, development, 

and planning activities to ensure that these communities receive the services they need 

to build resilience to climate change and other stressors. 

 1 No progress made. 

C4 
Begin a conversation with the business community around climate impacts and          

resilience. 
 1 

The WA Coastal Resilience Grant project will include a  

workshop on the impact of SLR on the tideflats, which will 

include members from businesses and The Port of Tacoma. 

C5 Engage with and support community organizations that enhance community resilience.  1 No progress made. 

C6 Ensure that near-term capital improvement projects consider climate change risks.  1 No progress made. 

C7 
Conduct additional studies (including data gathering, research, and mapping) to identify 

infrastructure that will be impacted by sea level rise and flooding. 
       2 

The WA Coastal Resilience Grant will be complete in 2018, 

providing probabilistic seal level rise data for WA coastal 

areas. 

C8 Inspect, maintain, and upgrade critical infrastructure.  1 No progress made. 

C9 
Preserve remaining natural areas, and provide more guidance and specifications on in-

corporating climate science in habitat restoration plans. 
            3 

The City engages in passive open space restoration which 

contributes to ecosystem resiliency and adaptability.  

C10 Evaluate the development code related to landslide and flooding hazards.  1 
Under consideration for the 2017-2018 Comprehensive Plan 

and Land Use Regulatory Amendment work program.  

C11 
Integrate climate change considerations (e.g., increased sediment, increased flow, in-

creased sea level) into current and near-term work for Puyallup River flood planning. 
 1 No progress made. 
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