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 September 24, 2014 

NOMINATIONS TO THE TACOMA REGISTER OF HISTORIC PLACES - PRELIMINARY 
 
General Procedural Notes: 
The property on today’s agenda is nominated to the Tacoma Register of Historic Places.   
 
Tacoma Register listing follows procedures defined in 13.07.050, and consists of a minimum of two separate 
Commission meetings.  The initial meeting determines whether the property meets the threshold criteria in the ordinance 
for age and integrity.  If the Commission finds that the age and integrity standards are met, then the Commission may 
move to have the nomination scheduled for a public hearing and comment period, at which the public may enter 
comments into the record for consideration.  Following the comment period, the Commission may deliberate on the 
nomination for up to 45 days before recommending to City Council listing on the register, or denying the nomination.   
 
The purpose of this review is to determine whether the nominated property meets the threshold criteria and should be 
scheduled for public testimony at a public hearing. 
 

AGENDA ITEM 3A: 5801 Trolley Lane (Point Defiance Streetcar Station)  
Melissa McGinnis, Metro Parks Tacoma 

  
BACKGROUND 
This nomination is for the 1914 Point Defiance Streetcar Station (5801 Trolley Lane), which is an eclectic, Japanese-
inspired, 20th Century American Movement building with an American Arts and Crafts interior. The Asian-inspired design 
was suggested in Hare & Hare’s 1911 Master Plan for Point Defiance Park and executed by Tacoma architect Luther 
Twichell.  
 
The building is nominated under the following criteria: 
 
A.  Is associated with events that have made a significant contribution to the broad patterns of our history;  
 
C.  Embodies the distinctive characteristics of a type, period, or method of construction, or represents the work of a 

master, or possesses high artistic values, or represents a significant and distinguishable entity whose components 
may lack individual distinction;   

 
F.  Owing to its unique location or singular physical characteristics, represents an established and familiar visual feature 

of the neighborhood or City; as a visually unique building due to its architectural style and character in the industrial 
area. 

 
REQUESTED ACTION 
Determination of whether the building nominated to the Tacoma Register of Historic Places appears to meet the 
threshold criteria for nomination, and if so, scheduling the nominations for public hearing.  The commission may forward 
all or part of the nomination for future consideration. 
 
EFFECTS OF NOMINATION 
• Future changes to the exterior will require approval of the Landmarks Preservation Commission prior to those 

changes being made, to ensure historical and architectural appropriateness. 

• Unnecessary demolition of properties listed on the Tacoma Register of Historic Places is strongly discouraged by 
the municipal code, and requires approval of the Landmarks Preservation Commission. 
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• Future renovations of listed on the Tacoma Register of Historic Places may qualify for the Special Tax Valuation 
property tax incentive. 

 
STANDARDS 
The threshold criteria for Tacoma Register listing are listed at 13.07.040B(1), and include: 

1. Property is at least 50 years old at the time of nomination; and, 

2. The property retains integrity of location, design, setting, materials, workmanship, feeling, and association such 
that it is able to convey its historical, cultural, or architectural significance. 

 
ANALYSIS 
The 100-year-old Point Defiance Streetcar Station meets the age threshold criteria. The building also retains a high 
degree of integrity and character defining elements. Exterior changes include a bank of windows on both the 
south/southwest corner and the east/northeast corner which were filled in 1983 and replaced roof tiles due to a fire in 
2011. Interior changes include an altered kitchen, basement, and restrooms, an added dressing room and new 
equipment to bring the building up to code. 
 
RECOMMENDATION 
Recommended language for scheduling a public hearing: 
I move that the Landmarks Preservation Commission adopt the analysis as findings and schedule the Point Defiance 
Streetcar Station nomination for a public hearing and future consideration at the meeting of October 22nd, 2014. 
 
Recommended language for declining to schedule a public hearing for one or more components of the nomination: 
I move that the Landmarks Preservation Commission find that [cite specific elements or properties that should be 
excluded] do not meet the threshold criteria (describe) and deny the nomination for said propert(ies). 
 
Recommended language for deferral: 
I move that the Landmarks Preservation Commission defer consideration of the nomination for the [cite specific elements 
or properties for which additional information is needed] so that additional information (specify) can be presented for 
consideration to the Commission. 
 
BOARD BRIEFINGS 
 

AGENDA ITEM 4A:  FEDERAL BUILDING (1102 A Street)  
Jon Hunt, Power Property Consultants, Inc. 
 
BACKGROUND 
 
The owners of the Federal Building (listed individually on the Tacoma Register of Historic Places) received a grant from 
the Pierce County Landmarks Commission to renovate and restore the 4th floor courtrooms.  A condition of the grant was 
that the project be reviewed by the Tacoma Landmarks Preservation Commission. 
 
Included in the packet is a scope of work and photographs of the project.  
 
 

AGENDA ITEM 4B:  WEST SLOPE CONSERVATION DISTRICT  
 
BACKGROUND 
 
In December 2013, the West Slope Neighborhood Coalition submitted a request to the City for an “area-wide rezone” to 
begin the process of establishing a Conservation District Overlay in the West Slope Neighborhood, for the purposes of 
protecting neighborhood architectural character.  The proposed conservation district includes four plats, the first of which 
was filed in 1941, encompassing approximately 300 homes, constructed predominantly during the 1940s through the 
1960s.  Most of the original houses are simple one story homes with two habitable levels (the lower floor being a daylight 
basement) oriented to maximize views of the Tacoma Narrows. 
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In order to preserve the neighborhood’s views and character, and to ensure quality and compatibility of future 
construction activities, the original developer established covenants placing restrictions on design, construction, and land 
use within the plats.  It is important to note that the original covenants included racially exclusionary language, which is 
no longer in use and which the neighborhood association rejects (according to the neighborhood, this language has been 
redacted from contemporary title reports). 
The conservation district proposal arises from the neighborhood’s difficulties in ensuring new development is consistent 
with the perceived character and design intent of the neighborhood.  The neighborhood points to several examples of 
new housing that are out of scale, of incompatible architectural design, or sited in a manner that is contrary to the historic 
development pattern.  
 
PROPOSAL HISTORY 
 
In 2007, at the request of the West Slope Neighborhood Coalition, former Mayor Bill Baarsma and the City Council 
provided funding to the Historic Preservation Program to conduct a study of the feasibility of creating a new midcentury 
historic district in the West Slope Neighborhood.  In 2009, the consultant, retained by the City, released a report that 
recommended not designating a historic district in the neighborhood due to lack of historic integrity and lack of 
neighborhood consensus.  The report recommended revising the City’s “conservation district overlay” to allow for 
standalone conservation districts. 
 
In 2011, with the support of the neighborhood, the City modified both the comprehensive plan and regulatory code to 
allow the conservation district overlay to be used as a standalone district (previously it was only used as a buffer zone 
around historic districts). 
 
PREVIOUS DISCUSSIONS 
 
On May 28, 2014, the Landmarks Preservation Commission was briefed on the proposal.  Staff provided a summary and 
stated that the neighborhood appears to meet the code criteria for designation as a conservation district, but that the 
proposed controls are not consistent with the design review requirements in code (13.05.047.A.3, 4 and 5).  Major points 
of the discussion included: 

• The neighborhood coalition seems to be primarily concerned with maintaining views through height control.  
There was concern with the Landmarks Preservation Commission being tasked with the role of reviewing heights 
for view protection, and whether this was an appropriate function of the commission.  Neighborhood 
representatives responded that character of the neighborhood is their concern and the design intent of the 
neighborhood does account for maximizing views. 

• The proposed controls (design guidelines) included in the neighborhood’s proposal are vague, minimal, and 
difficult to enforce.  Neighborhood representatives stated that although the proposed controls and guidelines 
were developed through consensus, there was every expectation that they would be changed or modified by the 
Landmarks and Planning Commissions during the review process. 

• The Landmarks Preservation Commission noted that Criterion 7 in the Conservation District Designation Criteria 
states, “The objectives of the community cannot be adequately achieved using other land use tools.”   The 
Commission questioned whether the protection of views, if this is the primary objective, can be achieved through 
a modification of the View Sensitive Protection Overlay or some other means, rather than creating a conservation 
district overlay with design review requirements.  The neighborhood representatives responded that this proposal 
is intended to preserve character as well as views. 

On June 2, 2014, Staff briefed the City Council Neighborhoods and Housing Committee on the proposal.  Major 
discussion points included: 

• Whether the proposal, especially with regard to large minimum lot sizes, is consistent with the City’s housing 
policies on affordable housing. Since the area already has high land values, increasing minimum lot size would 
have the effect of decreasing affordability. 

• Whether the City can or should create any legislation in support of, or related to, neighborhood covenants that 
historically were racially discriminatory, whether or not that language remains in effect.  
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ACTION REQUESTED 
 
Feedback and direction regarding next steps for review of the conservation district proposal. 
 
KEY ISSUES  
 
Does the neighborhood appear to meet the criteria of a conservation district? 
 
The following criteria are excerpted from TMC 13.07.060 for the designation of historic and conservation districts: 
 

1. Appropriate documentation of eligibility is readily 
available. Survey documentation is already 
prepared or could be easily prepared by an outside 
party in a timely manner. 

In 2009, the City contracted with a consultant to survey 
and make recommendations regarding a potential historic 
district in the West Slope Neighborhood. The resulting 
“Painter Study” documented the development history of 
the neighborhood and made a series of recommendations, 
including the consideration of a conservation district as a 
land use tool that was consistent with both the 
neighborhood’s significance and the resident’ desires. In 
2012, the West Slope Neighborhood Coalition also 
retained the planning services of Baseline Engineering, 
which also completed a survey of the neighborhood. 
 

2. For proposed conservation districts, preliminary 
analysis indicates that the area appears to have a 
distinctive character that is desirable to maintain. 

Both the Painter Study and the Baseline survey indicate 
that there is a prevailing character, that taken as a whole, 
is distinctive from other areas in the city. 

3. A demonstrated substantial number of property 
owners appear to support such a designation, as 
evidenced by letters, petitions, or feedback from 
public workshops. 

The West Slope Neighborhood Coalition has sought 
feedback from residents on numerous occasions, primarily 
through mass mailings, public meetings, and workshops, 
beginning in 2009. The neighborhood voted to initiate the 
application for a conservation district in 2011, mailing 
surveys were taken in 2012.  However, the extent of 
neighborhood support for land use controls beyond those 
proposed in the application is not known. 
 

4. Creation of the district is compatible with and 
supports community and neighborhood plans. 

Among other policies, the Neighborhoods Element of the 
Comprehensive Plan states: Explore the potential 
designation of two historic districts in the Ruston/Jane 
Clark Park and West Slope (Titlow/Day Island) areas (WE-
1.4). 
 

5. The area abuts another area already listed as a 
historic district or conservation district 

This criterion is not applicable. 

6. The objectives of the community cannot be 
adequately achieved using other land use tools. 

As stated previously, this point was specifically discussed 
at the Landmarks Commission meeting of May 28.  The 
position of the neighborhood association is that 
modification of the height restrictions to a lower height (for 
example, 18’), while beneficial for protecting some views, 
would not address all of the issues (such as preserving 
the lot layout) that are critical to the look and feel of the 
neighborhood. 

 
In summary, the proposal appears to meet the criteria for a conservation district. 
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Is a Conservation District the correct tool for the objectives of the neighborhood? 
 
The application states that the objective of the proposal is to “preserve and protect the views and special character” that 
define the West Slope Neighborhood.  Critical aspects of that character include building height, lot layout and size, site 
planning and locations of structures on the lots, building orientation, and form and scale. 
 
While a View Sensitive District (VSD) addresses height, there are few other land use tools that address specific 
neighborhood character within the zoning code to the level of detail that appears to be desired by the neighborhood. 
While the proposal, as submitted, does not address design elements such as window patterning and exterior cladding, it 
does generally address architectural compatibility and directly discuss building form, site planning, and lot configuration.  
The historic and conservation district is the primary land use tool for protecting/preserving key historical characteristics in 
designated areas in the city based upon the public benefit of preserving such character. 
 
Are the proposed regulations adequate or sufficient? 
 
According to code, a conservation district is a design review district. TMC 13.05.047 requires review by the Landmarks 
Preservation Commission for additions, new construction, and proposed demolition within conservation districts.   
 
The proposal does not address demolition review, but demolition review is clearly a critical element in the controls of a 
conservation district.  Without some measure of protection for historic buildings, the conservation district tool is 
essentially useless. 
 
TMC 13.07.120 requires that design guidelines be adopted and maintained for conservation districts and that the design 
guidelines address height, scale, massing, exterior cladding and materials, building form and shape, fenestration pattern 
and window materials, architectural details, additions, parking, main entrances, rhythm of openings, accessory 
structures, and sustainable design (recommended scope for design guidelines and preliminary recommendation below). 
 
As proposed, there is no design review by the Landmarks Preservation Commission; moreover the proposed 
controls/design guidelines lack many of the required elements according to the municipal code.  It is staff’s opinion that to 
meet the requirements for a conservation district, both of these areas must be addressed (see table below). 
 
Design Guidelines Summary 
 
Required Element (TMC 
13.05.120) 

Neighborhood Proposed Language Comments, Key Questions  

Height “Building heights in the Narrowmoor additions 
shall be restricted to no taller in height than 
the existing ridgelines and or rooflines for 
reconstruction, remodels, and additions.  New 
construction shall be no higher than the 
average roofline of the primary structures on 
adjacent properties so long as those 
structures are representative of original 
Narrowmoor construction.  If an adjacent 
structure has been altered in a manner that 
increased its roof height or it consists of 3 
levels inclusive of daylight basement, the 
nearest residence representative of original 
construction shall be used for the 
measurement.  Exceptions to the height limit 
may be possible through the city’s variance 
application process.1 Applicant must show no 

This is a relational height 
determination, meaning that the 
allowed height would be determined 
by the adjacent buildings.  This 
could be a yes/no determination 
based on a building height survey. 
 
Another approach could be to 
control height through low roof pitch 
requirements and disallowing 
habitable stories above the entry 
level. 
  

1 A variance would not be needed if it is a design review application through landmarks, but exception language could be 
included. 
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obstruction on marine, mountain and bridge 
views.”2 
 

Scale “Residential structures shall not exceed a 
single, main level, and a daylight basement.” 
 

 

Massing Not addressed A key characteristic of houses in the 
neighborhood is that they are 
horizontally massed, often 
asymmetrical, with an at grade 
entry on the uphill/eastern side, and 
that there are no stories above the 
entrance. The design guidelines 
should note this. 
 

Exterior cladding and materials Not addressed Typical materials in the 
neighborhood include board and 
batten, brick and masonry veneer, 
striated siding, and some metal 
siding.  The design guidelines 
should include an appropriate 
exterior material palette for new 
construction. 
 

Building form and shape “New and remodeled structures shall be 
consistent and compatible with existing 
structures in style and features.  A-frames; 
flat roofed, unmodulated “commercial looking” 
structures, and similar, unsympathetic 
construction should be considered 
inappropriate for the area.” 

It is difficult to quantify “commercial-
looking.”  This language should be 
further developed.  Additionally, 
there are modernist structures with 
flat roofs in the neighborhood.  
Design guidelines could note 
massing and roof shapes/types. 
 

Roof Shape “Low pitched gable roofs shall be the norm, 
and may vary in degrees of pitch depending 
on various factors, including:  where the 
structure is sited on the sloping topography of 
the lot, its roofline height and orientation, 
comparative height of adjacent homes, etc.  
Roof pitch shall not exceed 5:12.” 
 

This language should be expanded 
to further describe materials and 
details.  For example, to avoid 
“commercial –looking” structures, it 
could be noted that flat roofs should 
not have parapets.   

Fenestration patterns and 
window materials/rhythm of 
openings 

Not addressed Window patterning is a key element 
in houses in the West Slope and 
should be reflected in the 
guidelines. Typical patterning was 
horizontally oriented.  Western 
(view) side of house commonly has 
sliding glass doors and large 
expanses of glass.  Eastern (uphill) 
windows tend to be minimized and 
placed high in the wall.  Types 
common include fixed pane picture 
window, combination fixed pane 
and casement.  Fixed pane for 
public areas, fixed and casement 
for bedrooms 

2 This is an extremely high standard to meet and difficult to evaluate. 
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Architectural details “No cupolas, railings, decorative railings, or 

accessory items such as roof mounted solar 
panels, wind energy devices, or the like shall 
extend the allowable roof height, nor shall 
such items be allowed if they are reflective of 
the sun and disruptive to the view.3 
 
Normal and necessary items, such as vent 
stacks, chimneys, and safety railings on 
decks are exempted so long as they are 
designed to be of minimal impact on the view, 
consistent with their essential functions.” 

Chimneys tend to be broad, either 
on end walls or interior.  Large back 
decks often functioned as outdoor 
space. 
 

Additions Not addressed. The placement of additions could 
be addressed in the guidelines. For 
example, discouraging or 
prohibiting additions above the main 
first level of house.  According to 
original covenants, additions should 
be located at least 30’ from the front 
lot line and 7’ from side lot line, 
which is very similar to present 
zoning. 
 

Main entrances Not addressed. Entrance configuration is a key 
design element in the district, 
especially if residents want to 
ensure that the structures appear 
residential in character.  Entrances 
are typically at grade, 
asymmetrically placed, and subtly 
emphasized with architectural 
features such as a change in 
roofline or a skylight. 
 

Landscaping/vegetation “Trees or other tall growing vegetation shall 
not obstruct views and shall not exceed the 
rooftop height of the residential structure on 
the property.” 

There are two primary concerns 
with this provision.  Regulation of 
existing trees is beyond the scope 
of a conservation district per code.  
Furthermore, the regulation of trees 
for the purposes of protecting 
private views is not consistent with 
general public welfare. 
 

Accessory structures and 
parking 

“Minimal, detached accessory buildings may 
be allowed, to include garages, so long as 
their cumulative footprint does not exceed 
1,000 square feet and do not exceed 15’ in 
height or otherwise impair views.4  Detached 
buildings shall be of similar materials and 
colors to the residence (with the exception of 
all-glass greenhouses).” 
 

It should be noted that some Ranch 
houses were designed with 
prominent garages. 
 
Often, parking is accessed from the 
east (uphill) side of the lot, but it 
was not required by the 
Narrowmoor covenants. 

3 These items are generally out of the authority of a conservation district for existing buildings but could be reviewed on 
new construction. 
4 These regulations for square footage and height are the same as R-1 zoning. 
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Site plan and layout “The cumulative footprint of the residence, 
garage and outbuildings shall not exceed 
25% of the square footage of the residential 
lot. 
 
No residential lot shall be less than 12,500 
square feet, to include individual existing lots, 
plots, assessor segregations, short plats or 
re-plats.5 
 
Where an original lot extends street to street, 
so shall any lots subdivided from the original.” 

The minimum lot width in the 
Narrowmoor 1 covenant was 60’, 
which, combined with the through 
lot requirement, may achieve the 
objectives of the neighborhood in 
avoiding “stacked lot” shortplats. 
 
Homes should be sited on the 
upper (east) end of the lot and 
oriented on long axis toward west 
and northwest. 
 
 

 
Are the proposed regulations within the scope of the conservation district tool? 
 
There are several aspects of the proposal that exceed the scope of the conservation district authority. 

• Vegetation.  The conservation district only regulates the design of new buildings, additions to existing buildings, 
and demolition of existing buildings.  There is no precedent in conservation districts for regulating trees or tall 
vegetation, although a landscaping plan could be required for new construction.  Because it is also the City’s 
position that private views are not regulated, staff does not support the inclusion of vegetation in the regulatory 
authority of the conservation district. 

• Creating a minimum lot size in an overlay zone that is more restrictive than the base zoning (R-1, 7500 SF) is 
problematic.  Please refer to housing notes below.  

Is the proposal consistent with City housing policies?  
 
The comprehensive plan states that every neighborhood needs affordable housing (H-HA-6), and that the local housing 
market be fair and non-discriminatory (H-HF-1). 
 
The proposal to have a minimum lot size of 12,500 square feet may not be compatible with the city housing policies, the 
typical lot size of the Narrowmoor Additions was 9,000 square feet.  The quality of housing spacing/siting could be 
addressed by requiring minimum lot width of 60 feet (the typical lot width historically in Narrowmoor) as well as retaining 
the requirement that subdivided lots be through lots if the original lot was a through lot. 
 
Based on feedback from the City Council, the West Slope Neighborhood Coalition must make every effort to remove the 
racially discriminatory language from its covenants.  The West Slope Neighborhood Coalition transmitted a letter on this 
topic to the Mayor and Council indicating that the language has not been included in title reports for many years (see 
attached correspondence). 
 
NEXT STEPS 
 
Staff is seeking concurrence that the scope of the proposal, as modified, meets the minimum requirements for a 
conservation district.  If not, staff seeks feedback on the items that have been either overlooked, or conversely, 
unnecessary elements. 
 
Following feedback from the Commission, the City would like to engage with the neighborhood to discuss the changed 
scope of regulation, and proceed with further development of draft design guidelines. 
 
RECOMMENDATION  
 

1. Concur that the West Slope Neighborhood appears to meet the criteria for the establishment of a conservation 
district, per TMC 13.07.060. 

5 See notes below under housing. 
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2. Concur that, within a conservation district, there must be review by the Commission for new construction, 
additions to existing houses, and demolition per TMC 13.05.047. 

3. Concur that regulation of trees and vegetation is beyond the scope and authority within conservation districts. 
4. Develop guidelines, to facilitate design review appropriate to the West Slope Neighborhood, which include 

guidelines for height, scale, massing, exterior cladding and materials, building form and shape, fenestration 
pattern and window materials, architectural details, additions, parking, main entrances, rhythm of openings, and 
accessory structures. 

5. Remove minimum lot size requirement and address the lot size and subdivision issue through other guidelines. 
6. Authorize staff to proceed with community engagement with a modified proposal as outlined above. 

 
 

PRESERVATION PLANNING/BOARD BUSINESS 

 
AGENDA ITEM 6A:  Events & Activities Update 

Staff 
 
Staff will discuss the following events and activities: 
 
Recent events 

1. Maritime Fest Recap 
 

Upcoming events/mark your calendars 
1. Nitty Gritty Tacoma Salvage & Industrial Art Show-October 18th, 1-5pm @ Earthwise 

 
Events planning 

1. 2015 Preservation Month Planning 
2. 2015 US Open Walking Tour Series 
3. November Event Ideas (field trip, discussion/presentation, film, photo contest)  
4. Holiday Mixer Planning-December 5th 
5. January Board Retreat 
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