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AGENDA 

 
MEETING: Regular Meeting 

TIME: Wednesday, July 1, 2015, 4:00 p.m. 

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

 
A. Call to Order and Quorum Call 
  
B. Approval of Agenda 
 
C. Approval of Minutes – Regular Meeting of June 17, 2015  
 
D. Discussion Items 

 
1. Transportation Master Plan 

Review draft plan document, including two of the five appendices. 
(See “Agenda Item D-1”; Joshua Diekmann, 591-5756, jdiekmann@cityoftacoma.org)   
 

2. Affordable Housing Planning Work Program – Phase 3  
Complete the review and authorize the release of the proposal for public review along with the 
2015 Annual Amendment package. 
(See “Agenda Item D-2”; Elliott Barnett, 591-5389, elliott.barnett@cityoftacoma.org)  
 

3. Code Cleanup (Annual Amendment #2015-10)   
Complete the review and authorize the release of the proposal for public review along with the 
2015 Annual Amendment package.  
(See “Agenda Item D-3”; Elliott Fitzgerald, 591-5379, efitzgerald@cityoftacoma.org)  
 

4. Planning Commission Annual Report for 2014-2015  
Review and approve the report and forward it to the City Council.  
(See “Agenda Item D-4”; Lihuang Wung, 591-5682, lwung@cityoftacoma.org)  
 

5. 2015 Comprehensive Plan Update  
Draft Plan Elements will be distributed at the meeting, for Planning Commissioners review in 
preparation for the special meeting on July 8. 
(Stephen Atkinson, 591-5531, satkinson@cityoftacoma.org)  

 
E. Communication Items & Other Business  

(1) Draft Letter of Comments on ST3 from the Transportation Commission to the Infrastructure, 
Planning and Sustainability Committee, subject to approval by the Transportation Commission on 
July 1, 2015 (See “Agenda Item E-1”) 

(2) Infrastructure, Planning and Sustainability Committee meeting, July 8, 2015, 4:30 p.m., Room 16; 
agenda includes: Transportation Commission Interviews. 

http://www.cityoftacoma.org/
mailto:jdiekmann@cityoftacoma.org
mailto:elliott.barnett@cityoftacoma.org
mailto:efitzgerald@cityoftacoma.org
mailto:lwung@cityoftacoma.org
mailto:satkinson@cityoftacoma.org
http://www.soundtransit.org/Projects-and-Plans/Long-range-Plan-update
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(3) Planning Commission Special Meeting, July 8, 2015, 4:00 p.m., Room 335; agenda includes: 2015 
Comprehensive Plan Update.  

(4) Planning Commission Meeting and Public Hearing, July 15, 2015, 4:00 p.m., Council Chambers; 
agenda includes: Billboards Regulations; 2015 Comprehensive Plan Update; and Public Hearing – 
Work-Live/Live-Work Regulations. 

 
F. Adjournment 
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MINUTES (Draft) 

 

TIME: Wednesday, June 17, 2015, 4:00 p.m.  

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

PRESENT: Chris Beale (Chair), Donald Erickson (excused at 6:45 p.m.), Benjamin Fields,  
Meredith Neal, Erle Thompson, Stephen Wamback 

ABSENT: Scott Winship (Vice-Chair), Anna Petersen 

 

A. CALL TO ORDER AND QUORUM CALL 

Chair Beale called the meeting to order at 4:04 p.m. A quorum was declared. 

B. APPROVAL OF AGENDA 

Lihuang Wung, Planning Services Division, proposed moving the Communications Items ahead of the 
Discussion Items and moving Discussion Item 2 ahead of Item 1. The agenda was approved as 
amended. 

C. APPROVAL OF MINUTES 

The minutes of the regular meeting on June 3, 2015 were reviewed and approved as submitted. 

D. COMMUNICATION ITEMS & OTHER BUSINESS 

Ian Munce, Planning and Development Services Division, provided an update on the Landscape 
Conservation and Local Infrastructure Program (LCLIP) feasibility study for Downtown Tacoma. The 
conclusion of the report was that under current market conditions the full scale program was too large to 
take on, but an optional smaller scale approach was being discussed with Pierce County. 

Lihuang Wung, Planning Services Division, updated the Commission on the following items: 
a) Two letters concerning the proposed Narrowmoor Conservation District had been included in the 

meeting packet. An additional letter had been distributed at the meeting. 
b) A special meeting of the Planning Commission focused on reviewing the 2015 annual 

amendment package was proposed for July 8th. Commissioners agreed to the proposed date. 
c) Commissioner Petersen and Vice-Chair Winship had asked to be excused. Commissioner 

Petersen had a schedule conflict and Vice-Chair Winship was volunteering at the US Open. 
d) Commissioner Fields was not seeking reappointment and his term would be expiring at the end of 

June. Mr. Wung thanked Commissioner Fields on behalf of staff for his service over the previous 
three years representing Council District 3 and providing perspectives from the architectural 
profession. 

e) The Infrastructure, Planning and Sustainability Committee would be conducting interviews with 
candidates to fill vacancies for districts 2, 3, 5, and the Architecture position. 

f) The City Council would be accepting the Puget Sound Regional Council’s Vision 2040 award for 
the center plan for the Downtown Tacoma Regional Growth Center. 

Commissioner Fields invited Commissioners to a showing of The Competition at the Grand Cinema on 
July 13th. 

E. DISCUSSION ITEMS 

1. Proposed Narrowmoor Addition Conservation District 

http://www.cityoftacoma.org/planning
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Mr. Reuben McKnight, Historic Preservation Officer, presented the Findings and Recommendations from 
the Landmarks Preservation Commission regarding the proposed Narrowmoor Conservation District. The 
proposal was to establish a conservation district overlay zone to protect neighborhood character through 
design review and by setting specific requirements for lot subdivision and siting of buildings on lots. The 
review process would include reviewing new construction, additions to the footprints of existing buildings, 
and substantial demolition of existing buildings. The key characteristics of the district included low slung, 
horizontally massed homes with a main floor and a daylight basement; siting of homes on the upper side 
of the lot; and lots that extended from street to street oriented east-west. Homes in the area were typically 
constructed in the late 1940s through early 1960s.  

The Landmarks Preservation Commission had found that the Narrowmoor area was eligible to be a 
conservation district based on TMC criteria and that the draft regulations met the requirements of a 
conservation district. A large majority of the respondents to outreach efforts had been supportive of the 
district. The key issues identified during the review period included a strong interest from the 
neighborhood in tree regulation; clarifying that the conservation district was not intended to adopt, 
replace, or act as an enforcement mechanism for private covenants; concerns from the public regarding 
accessory building placement; and streetscape being considered a significant component of the 
neighborhood character. Key differences between the original proposal and the proposal before the 
Commission included removing minimum lot size requirements and regulation of trees; amending 
subjective guidelines to be more specific; and adding design guidelines for character elements. 

Mr. McKnight reviewed that the process had begun with a feasibility study in 2007 that had led to the 
amending of the conservation district tool in 2011 and the submission of the Narrowmoor proposal in 
2013. The Landmarks Commission’s review of the proposal, public engagement process and subsequent 
discussions through May of 2015 had resulted in the findings and recommendation that were forwarded to 
the Planning Commission. The Planning Commission was being asked to authorize the documents for 
public review as a part of the 2015 Comprehensive Plan Annual Amendments package. 

Commissioners had the following comments and questions: 
• Chair Beale asked if research had been done on the average lot widths and the possibility of 

proposed lot size standards precluding infill development. Mr. McKnight responded that the 
typical lot was 100 feet wide and that the regulations on subdivision were not intended to 
preclude development but to preserve the street to street layout of the lots. Commissioners 
expressed concern that, given the typical lot width of 100 feet, the 60 foot frontage restriction 
would prevent short platting. Mr. McKnight responded that the number was not intended to 
prevent subdivision and that another number could be more appropriate. 

• Commissioner Thompson asked if the maximum lot coverage requirement would preclude 
accessory dwelling units (ADUs). Mr. McKnight responded that the lot coverage percentage 
would include ADUs. 

• Chair Beale asked for clarification on the recommendation that the lot coverage issue be 
examined on a broader basis. Mr. McKnight responded that the recommendation was to consider 
a standard for lot coverage due to the proliferation of accessory structures limiting usable space. 

• Chair Beale asked for clarification on the recommendation that the zoning code on variances be 
amended to include consideration of design guidelines and historic preservation standards. Brian 
Boudet, Planning Services Division Manager, responded that the intent of the recommendation 
was to encourage cooperation early in the land use administration process to avoid approving 
variances that would not be consistent with design guidelines. 

• Commissioner Thompson commented that more work needed to be done on being consistent 
with the Growth Management Act to address questions like how this would affect affordable 
housing before the proposal could be put out for public review. 

• Commissioner Wamback recommended that when the proposal is provided to the public for 
review, staff should include background information on the conservation district concept and 
discussion of how it could impact the entire city. 

Commissioner Erickson made a motion to put the Proposed Narrowmoor Conservation District out for 
public review as presented by the Landmarks Preservation Commission. Commissioner Fields seconded 
the motion. Mr. Wung clarified that the motion would add the proposal to the 2015 Annual Amendment 
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package which would be released for public review on July 15th, in preparation for the public hearing 
tentatively scheduled for August 19th. The motion as clarified was passed five to one with Commissioner 
Thompson voting against. 

2. Sound Transit 3 – Regional Transit Long-Range Plan Update 

Chelsea Levy, Sound Transit Government Community Relations, provided an update on the planned 
expansion of the regional mass transit system, i.e., Sound Transit 3 or ST3. General information on the 
area covered and services offered by Sound Transit was shared to provide context for the projects 
identified in the draft project list. The Puget Sound Regional Council’s growth projections were discussed 
with Tacoma expected to receive an anticipated 60% population growth by 2040. The anticipated 
population growth prompted the long range planning effort leading to the establishment of November 
2016 as a target date to potentially return to the voters with a package of regional transit investments. 
The steps needed to meet the target date were updating the agencies long rage plan in 2014; discussing 
additional revenue authority in Olympia in January of 2015; and creating the system plan which would 
eventually turn into the ST3 ballot measure. 

Eric Chipps, Sound Transit, discussed the ST3 timeline, the Draft Priority Projects List, and the outreach 
campaign. The Sound Transit board would consider feedback and finalize the priority projects list in 
August. The resulting project template would be used to choose projects to create a draft ST3 plan that 
would eventually result in a final plan that would go to the individual counties for their approval for a ballot 
measure. The core priorities for ST3 system plan development included completing the spine; multi-modal 
access; promoting Transit Oriented Development (TOD) and transit supportive land use; connecting the 
region’s centers; and consideration for socio-economic equity.  The draft priority project list categories 
included deferred projects; enhancements supporting the existing system; corridors from ST2 High-
Capacity Transit Studies; system wide programs and studies from the 2014 Long Range Plan; and 
supporting system expansion. The outreach campaign would be from June 4th to July 8th with Tacoma’s 
public meeting scheduled for June 24th at the Greater Tacoma Convention and Trade Center. 

Commissioners had the following comments and questions: 
• Commissioners asked for clarification on the deadline for comments. Ms. Levy responded that the 

deadline for comments was July 8th for the public and July 15th for jurisdictions. 
• Chair Beale expressed interest in seeing the next draft of the City’s Transportation Master Plan 

(TMP) and how it addresses some of the issues relating to high capacity transit systems in 
Tacoma. 

• Chair Beale commented on access improvements being a great complement to the ST3 plan and 
being interested in how they would handle TOD. Ms. Levy commented that they had updated a 
policy in 2012 on TOD and that Sound Transit partners with the private sector and local 
jurisdictions to create an environment that promotes development around their stations. 

• Chair Beale asked if they had considered Bus Rapid Transit (BRT) in the Pierce County area. Mr. 
Chipps responded that there was nothing on list regarding BRT for Pierce County, but that there 
was discussion of BRT for two corridors in King County. 

Commissioners discussed sending a comment letter to Sound Transit. There was agreement that they 
should wait until additional information on the TMP was available. Chair Beale suggested that they could 
resume discussion of what statement they would wish to make at a future meeting.  

3. Work-Live/Live-Work Code Amendments 

Elliott Fitzgerald, Planning Services Division, facilitated a discussion to consider releasing the proposed 
changes to the Land Use Regulatory Code for public review and setting a public hearing date of July 15, 
2015. He noted the main concerns from the previous discussion and reviewed that the purpose of the 
proposed code amendments was to expand the applicability, align the standards and flexibilities among 
the codes, and respond to the recommendations of a study on code compatibilities. Recommended 
revisions to the Land Use Code had included increased allowable residential space; allowing separated 
live-work uses; eliminating restrictions on 20+ dwelling units; removing mezzanine provisions; and 
removing limitations to new construction. The code consistencies and clarifications proposed included 
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clarifying the difference between live/work and home occupations and updating district use tables to allow 
work-live/live-work uses in areas that would allow the associated mix of uses anyway. The proposed uses 
would be allowed in new construction, but the development flexibilities would not be included in new 
construction.  

Commissioners had the following comments and questions: 
• Commissioner Erickson noted that the purpose of the original provisions was as an incentive for 

the reuse of existing buildings and as a historic preservation tool. He expressed reservations 
about allowing such a significant change after less than three years. 

• Commissioner Thompson expressed support for the proposal, noting that three years ago they 
had seen the historic preservation aspect as a starting point to expand from. 

• Commissioner Erickson asked about whether residential units would be allowed at the street level 
in work-live units in commercial zones. Mr. Fitzgerald responded that only work-live would be 
allowed and the units would be subject to transparency requirements. Commissioner Erickson 
recommended that they consider only allowing commercial units for the street frontage. 

• Commissioner Neal asked if there were any live-work or work-live uses in Tacoma currently. Mr. 
Fitzgerald noted that the Roberson is an example of a recently constructed live-work 
development downtown. 

• Commissioner Wamback noted that he shared Commissioner Erickson’s concerns, while also 
agreeing that it would be difficult to justify not allowing it without being inconsistent with policies 
that could be interpreted more broadly. He suggested that a narrower interpretation of the other 
policies may be needed to address the inconsistency or the policies might need to be amended to 
be less open to interpretation. He felt that the policies should be focused more in the mixed-use 
centers (MUCs) and downtown to encourage adaptive reuse and ensure that MUCs were vital. Mr. 
Boudet responded that the process would provide opportunities for further discussion and for 
amendments to be made to facilitate focusing in MUCs, Downtown, or in historic buildings. 

Commissioner Thompson made a motion to release of the proposal for public review, which 
Commissioner Erickson seconded. The motion was approved unanimously. 

4. Affordable Housing Planning Work Program – Phase 3 

Elliott Barnett, Planning Services Division, stated that staff is seeking guidance from the Commission on 
the full package of proposed code changes pursuant to finalizing the public review draft code and staff 
report for the Commission’s review at the July 1st meeting. Staff intend to seek authorization to release 
the code for public review at that meeting. Mr. Barnett stated this is a controversial subject and staff 
anticipate the Commission will hear a range of perspectives. Mr. Barnett then reviewed and requested 
direction on the full package. The draft code is based on the May 6, 2015 Planning Commission packet, 
Commission direction and also reflects stakeholder input to date.  

Proposed changes to the Small Lot Design Standards include a proposed Floor Area Ratio, reduced 
required parking spaces from 2 to 1, changes to design requirements for roofs, windows and doors, and 
proposals pertinent to Historic Districts. The latter would clarify that no demolition of historically 
contributing properties would be allowed, reference the Landmarks Preservation Commission, require 
porches, and require that garages in rear yards be detached. The Commission directed that the proposed 
prohibition on vinyl and aluminum siding be removed from the proposal.  

Proposed changes to Special Review Districts include reducing lot size and changes to criteria for 2-
family and 3-family development. These have been the subject of considerable concern on the part of 
residents of the North Slope and Wedge Historic Districts. Mr. Barnett stated he has had multiple 
discussions with these stakeholders, and will present the proposals to the Landmarks Preservation 
Commission on June 24th. Commissioner Thompson stated that reducing lot size to 3,500 sf may not be 
appropriate in the HMR-SRD as it could negatively impact historic character.  

The proposed Residential Infill Pilot Program has received positive feedback to date. Staff are refining the 
approach for the sustainability features which would be incorporated as part of the proposal. This 
program would be allowed in the R-1 District as well, per stakeholder input to date. 
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Proposals to allow Detached Accessory Dwelling Units (DADUs) continue to attract both support and 
opposition. Some of the issues are height, parking, and lot size. Mr. Barnett stated the proposal would 
limit height of DADUs in R-1, R-2, and SRD Districts to that allowed for all accessory structures – 15 feet 
or 18 with a peaked roof. The Commission directed staff to allow taller DADUs in proportion to height of 
the house and potentially surrounding houses to allow for DADUs above garages, and to remove the 
minimum ADU size from the code (200 square feet).  

The Commission discussed the proposals for 2-family development on corner lots as well as cottage 
housing. The Commission noted these will not necessarily be affordable. Mr. Barnett stated this is 
consistent with the AHPAG’s recent discussions which indicate the infill proposals may not result in 
affordable housing, though they increase housing options and support other policy objectives. Mr. Barnett 
clarified the proposal is an up to 50% density increase over what is permitted in the zoning district.  

Mr. Barnett stated the Planned Residential District proposal is the opportunity to tie residential 
development to the proposed Affordable Housing Incentives Code. The Commission indicated staff 
should consult with the development community to learn whether the proposal would be used, and 
queried how many vacant lots there are larger than one acre.  

Mr. Barnett stated the Affordable Housing Incentives and Bonuses proposals involve technical details, 
and that staff are looking to AHPAG and the Housing Division for additional input. The proposal offers 
additional density Downtown, and in residential areas through the Planned Residential Districts. The 
AHPAG has indicated that this is the most important part of this package and that they will be signaling 
the City should do more to integrate affordability into multifamily. Mr. Barnett stated the staff proposal 
would put affordability at least on an even keel with other public benefits incentivized through bonus 
programs, and in a favored position in residential areas. The proposals would not change the existing 
affordability bonus option for Mixed-Use Centers. 

Commissioner Erickson stated he is concerned about the economics, monitoring and tracking of requiring 
50 years of affordability. The proposal should not be a deterrent to development. Mr. Barnett responded 
some of the parameters are established by the statute (RCW 36.70A.540). Also, staff will request for the 
AHPAG and the development community to provide insight into the economics. In addition, the proposals 
for the most part either create new density which is not currently available, or are not the only option to 
achieve density bonuses. The exception to this is the proposal to require affordability with upzones.  

Commissioner Wamback and others asked several questions regarding the Affordable Housing 
Incentives proposals, including the following: How should limitations on the maximum rent and purchase 
price work? Is the proposal consistent with housing discrimination laws? Should tenants’ income be tied 
to the proposal, or is there an option to use a different measure such as a percentage of Area Median 
Income? Would rent be different for every tenant? How would developers project a future cash flow? 
Should the program use an established standard such as HUD income levels, Fair Market Rent or 
others? How will the provision requiring ongoing affordability through purchase work and has it been tried 
elsewhere? Mr. Barnett stated he will work with the Housing Division to respond to these questions.  

Commissioner Wamback stated he wants this to be successful since this is the dedicated tool for 
affordability. He expressed some disappointment that the program would only be available Downtown and 
through PRDs.  

Commissioner Wamback and Chair Beale stated it would be ideal if the City would commit to offering 
financial incentives, not just saying they might be offered if resources are available. They questioned 
whether it is appropriate to put “resource dependent” in code, rather than in a staff analysis.  

Commissioner Beale and others requested additional clarity and detail regarding when affordability would 
be required through city-initiated residential upzones.  

Mr. Barnett described the City review process enhancements proposed, including developing a good 
examples library to support Residential Infill Pilot Program. Staff are doing benchmarking with the 
objective of creating this to be ready around the time of the adoption of the new code. 
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The Commission directed staff to analyze options to reduce minimum lot sizes in the R-2 District. Mr. 
Barnett stated this is currently not in the proposed package, which instead includes options for limited 
flexibility through lot size averaging. Staff will bring back some additional analysis.  

5. Election of Officers for 2015-2016 

Mr. Wung reviewed that Chair Beale had been nominated to continue as Chair and Vice-Chair Winship 
had been nominated to continue as Vice-Chair for a one-year term from July 2015 to June 2016. Chair 
Beale nominated Commissioner Wamback as an additional candidate for Vice-Chair. Elections were 
conducted with the five Commissioners that were present. Commissioner Wamback received four votes, 
and with no vote for Vice-Chair Winship, was elected Vice-Chair. Chair Beale received four votes and was 
elected to continue serving as Chair. Commissioner Thompson abstained from both votes. 

F. ADJOURNMENT: 

At 7:24 p.m., the meeting of the Planning Commission was concluded. 
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To:  Planning Commission 

From: Lihuang Wung, Planning Services Division 

Subject: Transportation Master Plan 
Date of Meeting: July 1, 2015 

Date of Memo: June 26, 2015 
 
 
At the next meeting on July 1, 2015, staff from the Public Works Department will facilitate the 
Planning Commission’s review of the June 2015 draft of the Transportation Master Plan (TMP).    
 
The Infrastructure, Planning and Sustainability (IPS) Committee has reviewed the draft plan on 
June 10, 2015, and decided to forward it to the Planning Commission for its consideration as 
part of the 2015 Comprehensive Plan Update. Note that prior to receiving the briefing of the 
draft plan on June 10th, Chair Ryan Mello of the IPS forwarded a letter to the City Council 
articulating his perspectives of some transportation issues.   
 
Attached for your information are: 

• Letter from Chair Ryan Mello, IPS, to the City Council, June 10, 2015; 
• Letter from the Transportation Commission to the IPS, June 10, 2015; 
• TMP, Draft Final Approved by the Transportation Commission, June 2015 
• TMP Appendix A – Model Documentation 
• TMP Appendix E – City Pedestrian Safety Improvement Project 

 
Note that Appendices B, C and D, pertaining to Detailed Project List, Mobility Master Plan 
Update, and Impact Fee Evaluation, respectively, are being finalized by the Transportation 
Commission. 
 
All of the above documents and other relevant information about the TMP are available on the 
project’s website at www.cityoftacoma.org/TMP.  
 
If you have any questions, please contact Joshua Diekmann, Public Works Department, at (253) 
591-5756 or jdiekmann@cutyoftacoma.org. 
 
Attachments (5) 
 
 
c: Peter Huffman, Director 

http://www.cityoftacoma.org/
http://www.cityoftacoma.org/TMP
mailto:jdiekmann@cutyoftacoma.org




 

 
 
 
TO:  T.C. Broadnax, City Manager 
FROM: Ryan Mello, Council Member, At-Large Position 8 
COPY: Mayor Strickland; City Council; Transportation Commission; Kurtis Kingsolver, 

Director, Public Works; Joshua Diekmann, Assistant Division Manager, Public Works 
Engineering; file 

SUBJECT: Transportation Master Plan Presentation to the Infrastructure, Planning, and 
Sustainability Committee 

DATE:  June 10, 2015 
 
 
Much effort has been devoted to the development of the City of Tacoma’s first Transportation Master 
Plan (TMP) by the Tacoma Transportation Commission and City staff. This Plan will help inform policy-
makers on future decisions that will hopefully lead to increased community vitality through better 
transportation systems. I am looking forward to receiving the briefing on the draft TMP at the 
Infrastructure, Planning, and Sustainability Committee meeting on June 10, 2015.  
 
In an effort to draw special attention to transportation equity for all members of our population as well as 
multi-modal transportation, I would like to raise the following issues for discussion: 
 

• Transportation equity: It is important to explore ways in which transportation options and 
facilities can be made more accessible in underserved parts of the City. I would urge staff and the 
Transportation Commission to identify performance metrics that specifically measure public 
agencies’ achievement of transportation equity in our community. I would like to see monitoring 
and regular reporting on these metrics. Additionally, special attention should be paid to the 
locations where investments in multi-modal transportation are being made and what actions are 
being taken to ensure the personal safety of the vulnerable populations that rely on public 
transportation. 
 

• Increasing the use of public transportation and active transportation modes: An improved 
transportation system that provides for connectivity of all transportation modes is the ultimate 
goal for this work, and I would like to see consideration given as to how public agencies can 
work together to increase the use of public transportation and active transportation modes. What 
targeted interventions can be made to increase the ease of use of alternative modes for those with 
special transportation needs? I would also encourage consideration as to what types of facilities 
can be put in place to attract new riders of public transportation or active transportation 
commuters. A performance metric that measures mode shift away from single-occupancy 
vehicles to transit and active transportation modes would also be a valuable addition to the Plan. 

 
• Planning for the future: The TMP should consider forecasted demographic trends of the 

Tacoma community and plan for the future users of transportation modes. This will help to 
ensure that the transportation network is sustainable and accommodating for all users. The Plan 
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should also address ways in which public agencies can strive to reduce transportation-related 
injuries and deaths resulting from automobile versus automobile, automobile versus pedestrian, 
and automobile versus bicycle collisions.  This is especially important in the anticipation of 
population growth and increased use of our transportation system. 
 

• Performance metrics:  I envision the TMP providing a platform by which we create a culture in 
our public agencies that values monitoring and reporting on our transportation performance 
metrics.  I see the Transportation Commission playing a vital role in this as well. I would like the 
Infrastructure, Planning, and Sustainability Committee to receive an annual report on the Plan’s 
performance metrics. 
 

I want to thank the Tacoma Transportation Commission and City staff for their commitment to 
development of the Transportation Master Plan. I look forward to seeing the Plan evolve to include 
feedback from the public and my Council colleagues. 
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June 10, 2015 

 

Ryan Mello, Chair 
Infrastructure, Planning, and Sustainability Council Committee 
747 Market Street, Suite 1200 
Tacoma, WA 98402 
 

Re: Commission Recommendation Transportation Master Plan  
 
Dear Chair Mello, 
 
The Tacoma Transportation Commission appreciates the opportunity to provide a recommendation to the 
Infrastructure, Planning, and Sustainability Council Committee (IPS) on the Transportation Master Plan 
(TMP).  On June 3, 2015 the Transportation Commission reviewed the final draft of the plan with City staff 
and the consultant. The final draft of the body was approved as well as two appendices. We present those 
portions of the Plan for your review today.  
 
The Transportation Commission began our work on the TMP in the fall of 2013. The TMP provides a long-
term vision for the transportation system in the City of Tacoma. It builds on past efforts of City staff, 
commissions, and boards and incorporates important aspects of existing plans including the Green 
Transportation Hierarchy, Complete Streets design guidelines, the Climate Action Plan, and the Mobility 
Master Plan as well as the existing Transportation Element of the City of Tacoma’s Comprehensive Plan. The 
Commission has met twice a month, including a half-day retreat, over the past eighteen months to develop a 
vision, goals, and policies to create the TMP. We have heard presentations and considered input from many 
agencies and organizations that will be affected by the TMP. Members of the Commission represent a variety 
of transportation issues and have shared their viewpoints and concerns throughout the process.  
 
Broad community outreach efforts have been conducted to identify guiding principles to steer development of 
the TMP. Efforts included stakeholder interviews, community events, and a project website. The Commission 
members, both as individuals and as a group, have spent a significant amount of time reviewing approximately 
500 comments received and issues raised as we developed the TMP. As possible, the issues have been 
incorporated into the TMP. Some issues are difficult because they are very expensive or require coordination 
with or action by other agencies or cities. Regardless, the Commission has attempted to address all issues 
raised during the outreach process.  
 
Many of the comments the Commission received were related to the Layered Network concept used in the 
TMP.  This concept is a significant advancement for transportation planning in the City of Tacoma, as it is the 
first time the City has created a plan which identifies streetcar and transit networks along with other modes.  
Considering all modes together prompted questions about which modes should be given priority where limited 
space is available.  In resolving network conflicts, the Commission has tried to balance the desires of various 
users with a realistic view of capacity of the transportation system. Not all of these modal conflict issues have 
been resolved, so the Commission is recommending planning studies along several corridors to further 
evaluate the issues so equitable decisions can be made.  
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Other substantive points of discussion have included equitable development of the system throughout the City, 
creating an adequate transit system including a streetcar network and encouraging growth of active modes of 
transportation while minimizing interference to the ease of auto travel. The Commission has defined measures 
of performance with an eye toward balancing these sometimes competing priorities.   
 
Work remains for the Commission. We are awaiting input from the Bicycle Pedestrian Technical Advisory 
Group before approving Appendix C, the Mobility Master Plan Update. We have requested further information 
to adequately evaluate Appendix E, Impact Fee Evaluation. We have established a subcommittee to work on 
the Project List (Appendix B). Working with staff, the subcommittee has developed a ranking scale for 
projects. They are now evaluating results of the rankings created using that scale. If the scale appears to give 
useful results, the project list will be reviewed by the Commission for approval. We will also be working on an 
implementation plan defining more specific activities to implement policies and reach goals.  
 
The Commission anticipates additional public comments will be received as these additional components are 
developed, and as the plan is integrated with the Comprehensive Plan.  The Commission looks forward to 
working with IPS and the Planning Commission to continue developing this document. 
 
The Transportation Commission recommends that the Infrastructure, Planning and Sustainability Committee 
approve this draft Transportation Master Plan and forward it to the Planning Commission to incorporate into 
the Comprehensive Plan update. We further recommend that you forward the draft to the City Council for 
review at the July 14, 2015 Study Session. We respectfully submit these recommendations for your 
consideration. 
 
Sincerely, 
 
 
 
Jane Ann Moore                                             Justin D. Leighton 
Co-Chair                                                         Co-Chair 
 
 
 
 
cc:  Planning Commission  
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“

“ 
 
Tacoma is a sustainable community with many diverse residents, businesses, and visitors who 
have various transportation priorities. The City is strategic in how it plans its transportation system 
with an emphasis on carrying the people and goods that foster Tacoma’s culture, character, and 
competitiveness. The transportation system offers multimodal travel options that provide safe access 
for all users and neighborhoods, encourage healthy living, and protect the environment. 
 
This vision is supported by six key goals, which provide guidance for the priorities and 
recommendations embodied in this plan:

Being a Partner Protecting 
Community

Providing Mobility 
for All

Striving for Fiscal/
Environmental/

Social Sustainability 

Leveraging 
Programs/Strategies

Proactively develop 
partnerships to best serve 
all users of the regional 
transportation system.

Design an environmentally 
and fiscally sustainable 
transportation system that 
serves its users through 
strategic planning efforts, 
funding, and projects.

Develop and implement 
transportation demand 
management strategies 
and programs that 
contribute to the overall 
effectiveness of the 
multimodal transportation 
system.

Protect natural, as well as 
neighborhood, assets  
to create and connect 
places where people 
can live, work, and play 
in a safe and healthy 
environment. 

Prioritize the movement 
of people and goods via 
modes that have the least 
environmental impact and 
greatest contribution to 
livability in order to build 
a balanced transportation 
network that provides 
mobility options, accessibility, 
equity, and economic  
vitality for all.

Linking to 
Land Use

Build a transportation 
network that reinforces 
Tacoma’s land use vision, 
the region’s Vision 2040, 
and the Growth  
Management Act.
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“
Our vision for Tacoma...

… is a destination place with the amenities of a big city and 
the charm of a small town, a dynamic and exciting locale 
poised to embrace the future.

“Overall Vision  
 

 
In support of this vision, over the past 18  
months, City staff and a citizen-volunteer 
Transportation Commission have embarked on 
a major undertaking to establish Tacoma’s first 
ever Transportation Master Plan (TMP).  
The Plan’s role is to help the Tacoma community 
consider its transportation systems, how well 
they’re functioning and what needs, including 
funding, will be necessary over the next 20 
years and beyond. To set the tone for this Plan, 
the Transportation Commission established the 
following future vision for Tacoma, which guides 
all aspects of this TMP: 

“Tacoma is a sustainable community with 
many diverse residents, businesses, and 
visitors who have various transportation 
priorities. The City is strategic in how it 
plans its transportation system with an 
emphasis on carrying the people and goods 
that foster Tacoma’s culture, character, and 
competitiveness. The transportation system 
offers multimodal travel options that provide 
safe access for all users and neighborhoods, 
encourage healthy living, and protect the 
environment.”



TRANSPORTATION MASTER PLAN

10

City of Tacoma

INTRODUCTION PUBLIC OUTREACH PLANNING CONTEXT10 |  June 2015  10

“

“ 
 
Tacoma is a sustainable community with many diverse residents, businesses, and visitors who 
have various transportation priorities. The City is strategic in how it plans its transportation system 
with an emphasis on carrying the people and goods that foster Tacoma’s culture, character, and 
competitiveness. The transportation system offers multimodal travel options that provide safe access 
for all users and neighborhoods, encourage healthy living, and protect the environment. 
 
This vision is supported by six key goals, which provide guidance for the priorities and 
recommendations embodied in this plan:

Being a Partner Protecting 
Community

Providing Mobility 
for All

Striving for Fiscal/
Environmental/

Social Sustainability 

Leveraging 
Programs/Strategies

Proactively develop 
partnerships to best serve 
all users of the regional 
transportation system.

Design an environmentally 
and fiscally sustainable 
transportation system that 
serves its users through 
strategic planning efforts, 
funding, and projects.

Develop and implement 
transportation demand 
management strategies 
and programs that 
contribute to the overall 
effectiveness of the 
multimodal transportation 
system.

Protect natural, as well as 
neighborhood, assets  
to create and connect 
places where people 
can live, work, and play 
in a safe and healthy 
environment. 

Prioritize the movement 
of people and goods via 
modes that have the least 
environmental impact and 
greatest contribution to 
livability in order to build 
a balanced transportation 
network that provides 
mobility options, accessibility, 
equity, and economic  
vitality for all.

Linking to 
Land Use

Build a transportation 
network that reinforces 
Tacoma’s land use vision, 
the region’s Vision 2040, 
and the Growth  
Management Act.
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Regional Context
 
Tacoma’s regional setting is important. Nestled in 
the South Sound, the City is bounded by Puget 
Sound and Commencement Bay (a deep water 
harbor of international significance), as well as the 
communities of Ruston, Fife, Federal Way, Fircrest, 
Lakewood, University Place, and unincorporated 
Pierce County. Tacoma sits just north of a major 
military installation, the Joint Base Lewis McChord 
(JBLM), and is home to the Port of Tacoma.   
The City is bisected by two major state facilities 
(I-5 and SR 16) and includes other highways of 
regional importance (I-705 and SR 509). The City 
also hosts a segment of the SR 167 gap, which is 
among the State’s top priorities for completing 
the highway system. Tacoma is served by Pierce 
Transit, Sound Transit, Intercity Transit, numerous 
regional recreational trails, and other state 
services such as the Tahlequah Ferry and Amtrak.

Given this strategic location, transportation 
conditions in Tacoma are strongly influenced 
by forces beyond the City’s control, including 
pass-through JBLM employees, freight vehicles 
from the Port, and travelers commuting between 
Pierce County communities and employment 
centers to the north.  As such, the City must 
coordinate its transportation planning with a 
variety of jurisdictions, including Pierce County, 
the Puget Sound Regional Council (PSRC), 
transit agencies, and the State of Washington. 
The figure below shows the location of Tacoma 
in this regional setting.
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TACOMA AND ADJACENT JURISDICTIONS

This TMP recommends projects, programs, and strategies aimed at achieving these 
goals, as well as encouraging a more vibrant and healthy community where people increasingly 
choose alternatives to driving alone.
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GMA REQUIREMENTS

The State’s Growth Management Act (GMA) 
of 1990 requires communities to prepare a 
transportation plan that ties directly to the 
City’s land use decisions and financial planning. 
Specifically, the GMA lays out five main 
requirements: 

   •  The transportation plan accommodates  
       the future land use plan envisioned by the  
       Comprehensive Plan

   •  The plan recognizes trends that cross over  
       jurisdictional boundaries through effective  
       intergovernmental coordination

   •  The plan considers transportation  
       accommodations for all, by including  
       performance objectives for all travel modes

   •  The projects, policies, and programs  
       resulting from the plan tie to the modal  
       performance objectives described in this  
       plan

   •  The plan is rooted in financial realities, being  
       open and honest about what’s affordable  
       and what’s not

This TMP, combined with the Transportation 
Element of the Comprehensive Plan, fulfills the 
GMA planning requirement.

 
The following section describes relevant 
plans that have been incorporated into the 
development of this TMP.

Relevant Plans
 
This TMP was prepared within the context of 
many other planning processes conducted by 
federal, tribal, state, regional, and local agencies. 
Regional coordination and consistency are 
integral to Tacoma’s transportation program. 
The City’s transportation facilities are part of the 
large regional network of roads, trails, transit 
service, and other infrastructure and services. 
City streets carry both local and regional traffic, 
which can result in tension related to planning 
and use. 

 
The TMP addresses transportation facilities and 
services that are within the City or under its 
control. At the same time, Tacoma is influenced 
by what happens beyond the City limits. Growth 
in adjacent cities, lack of funding for regional 
road capacity expansion, and competing 
demands for transit all impact mobility for City 
residents and businesses. The City has a voice in 
the decision-making processes of the regional 
agencies through standing committees and task 
forces. In these challenging times, the TMP calls 
for even more coordination and cooperation with 
others to address cross-jurisdictional issues.

 
Elected officials and City staff are active 
members of regional groups such as the Tacoma- 
Pierce County Chamber of Commerce and the 
Regional Access Mobility Partnership as well as 
various special issue environmental task forces 
involving adjacent jurisdictions. For Tacoma to 
have a robust transportation system and thriving 
community for years to come, it is necessary to 
work within these boards and groups to secure 
funding for transportation projects. 
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The City works closely with representatives 
from the Washington State Department of 
Transportation (WSDOT), Sound Transit, Pierce 
Transit, Pierce County, Puyallup Tribe of Indians, 
the Freight Mobility Strategic Investment Board, 
and PSRC. The City has also been engaged 
with the Port of Tacoma on the City’s Port 
Container Element and the Port’s Land Use 
and Transportation Plan. The City previously 
partnered with many of the entities listed above 
on the Tideflats Area Transportation Study.

 
The following describes the City’s major 
partnering agencies and those agencies’ 
responsibilities as they relate to the TMP: 

 
WSDOT is the owner and operator of the state 
highway system. In Tacoma this includes I-5,  
SR 16, I-705, SR 7, SR 163, SR 167, and SR 509.  
SR 167 is not a complete freeway between 
Puyallup and Tacoma. This uncompleted freeway 
link has been identified as a critical missing link 
in the state’s highway network. WSDOT, as the 
administrator for federal and state transportation 
funds, works with the City to improve the 
transportation system locally and regionally. 
 

Port of Tacoma maritime shipping and 
industrial activities are concentrated in the 
Commencement Bay tideflats area (Tideflats), 
located in Tacoma’s central waterfront. The 
area includes the natural deepwater port and 
industrial lands adjoining the Hylebos Waterway, 
Blair Waterway, Sitcum Waterway, the Puyallup 
River, Saint Paul Waterway, Middle Waterway, 
Milwaukee Waterway, and Thea Foss Waterway. 
The Tideflats area is also located at the 
intersection of three jurisdictions – the cities of 
Tacoma and Fife and Pierce County – together 
with territory within Puyallup tribal boundaries.

 

With ownership of over 2,500 acres,  
the Port of Tacoma is a major landowner in the 
Tideflats area operating and leasing significant 
piers, docks, wharves, cargo handling equipment, 
and related upland facilities. The Port serves 
as a major economic engine for Pierce County, 
creating thousands of family-wage jobs and 
serving as a catalyst for economic development. 
It is estimated that Port activities are related 
to over 40,000 jobs in Pierce County, paying 
about 40 percent more than the county average 
wage. The Port’s Strategic Plan targets call 
for doubling container volume and dry bulk 
throughput, increasing breakbulk volume by 
30 percent, and increasing auto import volume 
by 20 percent, while adding port-related direct 
jobs over the next 10 years. The complex nature 
of the Tideflats area results in a variety of 
transportation opportunities and constraints that 
influence the need for improvements. The Port 
completed its Land Use and Transportation Plan 
in 2014. The City provided technical review as 
part of the Plan development process. 

Sound Transit is a regional provider of high 
capacity transit services for King, Snohomish, 
and Pierce counties, including bus, commuter 
rail, and light rail. Sound Transit operates 
a network of regional express bus service 
that connects the park-and-ride system to 
employment centers and other regional 
transportation facilities. 

 
Tacoma Link light rail operates 1.6 miles serving 
a total of six stations from the Tacoma Dome 
Station through Downtown, and terminates at 
the Theater District/S. 9th Station. There are two 
“Sounder” commuter rail stations in Tacoma. 
Tacoma Dome Station, located adjacent to 
Downtown Tacoma, has 2,283 parking spaces, 
and South Tacoma Station has 220 parking 
spaces for riders who drive to the station in 
addition to the many riders who walk, ride a 
bicycle, or take connecting transit service.  
Sound Transit also operates express buses with 
regional travel between major cities in King, 
Snohomish, and Pierce counties.  
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Sound Transit is currently working with the City 
and other stakeholders on the Tacoma Link 
Expansion project. An alignment for expansion 
has been approved and the proposed route 
continues north along Commerce Street to 
the Hilltop District via Stadium Way, North 1st 
Street, Division Street, and Martin Luther King 
Jr. Way. The route identified for the expansion is 
approximately 2.4 miles with six new stations.

 
The City is also working with Sound Transit 
to inform the Regional Transit Long-Range 
Plan Update. The Long-Range Plan identifies 
proposed transit service technologies in major 
corridors throughout the region and will serve 
as a guide for future phases of voter-approved 
transit projects.

Pierce Transit is the public transit authority 
of Pierce County and is based in Lakewood. 
Founded in 1979, Pierce Transit operates buses, 
para-transit services for people with disabilities, 
vanpool, and a ridematching database for those 
who wish to carpool. Pierce Transit serves as 
a vital link in Tacoma’s regional transportation 
system with connections to transit centers, ferry 
terminals, interstate train and bus terminals, and 
light rail and express bus stations that serve riders 
throughout the City. The Agency also constructs 
improvements on City streets and is a partner in 
constructing transportation capital projects.  
The City is also working with Pierce Transit to 
inform their long-range planning efforts.

The Puget Sound Regional Council (PSRC) is 
the region’s metropolitan planning organization 
made up of cities, towns, counties, ports, tribes, 
transit agencies, and major employers. PSRC 
has set policy for King, Pierce, Snohomish, and 
Kitsap Counties through Vision 2040, which lays 
out the long term goals for growth management, 
economic, and transportation issues. 

Vision 2040 identifies several key goals for 
transportation in the region:

   •  Maintenance, Management, and Safety –  
       Maintain, preserve, and operate the existing  
       transportation system in a safe and usable  
       state.

   •  Support the Growth Strategy –  
       Support the regional growth strategy by         
       focusing on connecting centers with a highly  
       efficient multimodal transportation network.

   •  Greater Options, Mobility, and Access –  
       Invest in transportation systems that offer  
       greater options, mobility, and access in  
       support of the regional growth strategy.

This TMP is consistent with Vision 2040 
priorities.
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The Puyallup Tribe of Indians, or 
S’Puyalupubsh, are a federally recognized 
Coast Salish Native American tribe forcibly 
relocated onto reservation lands more than 
100 years ago. Today they have an enrolled 

population of 4,000, of whom 2,500 live on the 
reservation. In the 1980s, the Tribe claimed that it 
owned the land under much of downtown Tacoma 
and the Port of Tacoma. A federal appeals court 
ruled in 1983 in the tribe’s favor, awarding 12.5 acres 
within the Port of Tacoma to the Tribe. In 1988, the 
Tribe, the Port, and numerous other governments 
and private entities entered into a Land Settlement 
Agreement, a historic event that resolved a number 
of land, jurisdictional, and other issues between 
the parties. The tribe remains an important partner 
in planning land use and transportation facilities 
in Tacoma, as well as improving City streets that 
serve the tribal community.

ADJACENT CITIES 

The City of Tacoma is surrounded by several 
communities and the Puget Sound. The cities of 
Ruston, Fife, Federal Way, Lakewood, Fircrest, 
and University Place share boundaries with the 
City. Unincorporated portions of Pierce County 
also share a significant boundary with the City. 
The travel patterns of residents in these adjacent 
communities will continue to influence traffic 
on the streets in Tacoma for all trip purposes, 
including the commute to and from work, travel 
to schools and colleges, and business traffic 
throughout the day. 

 
INFLUENTIAL PLANS FOR 
TACOMA

The City of Tacoma and other agencies have  
been developing various plans, documents,  
ordinances, and policies that have influence  
on the TMP. Many of these are noted below:

•	 Current Transportation Element

•	 Six-Year Comprehensive  
Transportation Program

•	 Mobility Master Plan

•	 Container Port Element

•	 Strategic Plan

•	 Affordable Housing Planning Work Program

•	 Amtrak Station Relocation Plan

•	 Emergency Response/ 
Intelligent Transportation System

•	 Hilltop Subarea Plan and EIS 

•	 North Downtown Subarea Plan and EIS

•	 Prairie Line Trail Corridor Plan

•	 Schuster Corridor Multi-Use Trail 

•	 Shoreline Master Program 

•	 South Downtown Subarea Plan and EIS

•	 Tacoma 2040: Growing Tomorrow’s City

•	 Tacoma Mall Subarea Plan

•	 Transfer of Development Rights

•	 Complete Streets Design Guidelines

•	 Tideflats Emergency Response /  
Intelligent Transportation System Study

•	 Metro Parks Capital Improvement Work Plan

•	 Metro Parks Strategic Parks &  
Program Services Plan

•	 Metro Parks Strategic Action Plan

•	 Parking Services Adopted Guiding Principles  
& Policies

•	 Green Transportation Hierarchy Principles

•	 PSRC Regional ITS Implementation

•	 Pierce County Realize 2030 — 
Comprehensive Plan Update

•	 Draft Pierce County Transportation Element 

•	 PSRC Travel Demand Forecast Model
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Plan Guidance & 
Community Outreach
 
The TMP was created in collaboration with a 
variety of stakeholders and the general public. 
The community outreach program provided 
several forums for stakeholders to learn about 
the TMP and provide feedback to the City. This 
section describes ways that the community was 
involved in the planning effort. 

 
TRANSPORTATION COMMISSION

In 2013, the City Council adopted Resolution 
38669 that established a Transportation 
Commission. The Transportation Commission 
consists of eleven members, appointed by 
the City Council and/or City Manager’s office. 
Transportation commissioners bring a range of 
perspectives about the City’s long-term vision  
as they include representatives from:

 
   •  Professional engineering sector 

   •  Construction/private business sector 

   •  Bicycle and pedestrian/public transit sector 

   •  Planning/urban growth sector 

   •  Environmental/sustainability sector 

   •  General community 

   •  Americans with Disabilities Act (ADA)  
       advocates

   •  Bicycle Pedestrian Technical Advisory Group  
       (BPTAG). BPTAG advises the Transportation  
       Commission on active transportation matters,  
       such as short-term and long-range pedestrian         
       and bicycle planning, and compliance with  
       local, regional and federal transportation         
       regulations.    
 
 

The Transportation Commission advises the 
City Council on transportation-related matters 
including:

 
   •  Short-term and long-range transportation  
       planning 

   •  Compliance with local, regional, and federal  
       transportation regulations 

   •  Bicycle, pedestrian, and public transit-related  
       planning initiatives 

   •  Parking and capital improvement plans 

 
The Transportation Commission was the primary 
reviewing body during development of the 
TMP. City staff worked closely with Commission 
members over an 18 month timeframe. 

GUIDING PRINCIPLES FOR  
THE TMP

An important early effort was identifying 
guiding principles to help determine what the 
Transportation Master Plan should accomplish. 
These concepts helped steer the TMP from 
formulation of goals and policies to identification 
of projects. These principles are presented on 
the following page.
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SUPPORT ALL MODES 
Account for all modes of travel in planning 
Tacoma’s streets, sidewalks, trails, and other 
facilities.

   •  Plan for people instead of cars

   •  Use level of service standards that account  
       for all modes

   •  Update the City’s Concurrency Ordinance

   •  Continue implementation of the Mobility  
       Master Plan to support walking and bicycling  
       and promote healthy living

   •  Support speed and on-time performance  
       enhancements for buses and trains

   •  Promote 20-minute neighborhoods

LAND USE AND TRANSPORTATION 
Link transportation with community priorities and 
existing plans for land use.

   •  Provide a transportation system that will  
       support the Hilltop Sub-Area Plan, and North         
       & South Downtown Sub-Area Plans

   •  Establish parking strategies for downtown  
       and other key areas

   •  Promote mixed-use centers

SUSTAINABILITY
Provide a transportation system that supports 
triple bottom line of environmental, fiscal, and 
social sustainability.

   •  Consider community or public health,  
       climate change, and pollution goals in  
       planning transportation projects

   •  Prioritize pursuit and spending of funds on  
       maintaining existing infrastructure

   •  Employ emerging technology to  
       enhance transportation system efficiency

   •  Reduce vehicle miles traveled  
       (VMT) and emissions through pricing,  
       technology, and providing travel options

   •  Apply components of Sustainable         
       Transportation Analysis and Rating System         
       (STARS), which is an integrated planning  
       framework for transportation plans and  
       projects

COORDINATION 
Work with other agencies and levels of 
government to put funds toward transportation 
priorities.

   •  Build local, regional, and state partnerships  
       to accomplish transportation goals

   •  Seek new and more flexible funding to align  
       spending with transportation priorities

   •  Work with partnering agencies to identify 
       co-funding opportunities
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PURPOSE OF THE COMMUNITY 
OUTREACH PROGRAM

The community outreach was designed to 
encourage interested groups and individuals to 
participate in the development of the TMP, as 
well as understand the overall planning process. 
The objectives for the community outreach 
activities included: 

   •  Gather community perspectives on  
       transportation issues

   •  Enhance the quality of and support for the  
       TMP through meaningful public and agency  
       participation

   •  Inform City staff and Council members about  
       the preferences of the community with  
       regard to transportation issues in Tacoma

   •  Balance the interests of the community with  
       the interests of the State and Region

   •  Share project information with interested  
       groups and individuals and encourage  
       people to offer comments during the  
       planning process

   •  Identify issues early and resolve  
       conflicts during the planning process

   •  Meet or exceed all State laws and  
       regulations related to public participation         
       and agency coordination 

When selecting the outreach methods, the 
City opted to select methods that were broad-
reaching, and yet cost-effective including: 

   •  Interviews with the Plan Stakeholders

   •  Reports and presentations to the  
       Infrastructure, Planning, and  
       Sustainability Committee

   •  Reports and presentations to the  
       Planning Commission

 
 

   •  Reports and presentations with the other  
       interested groups (Tacoma - Pierce County  
       Chamber of Commerce, Community Council,  
       UW Tacoma, Port of Tacoma, and others)

   •  Interactive outreach activities at selected  
       public and community events (numerous  
       Farmer’s Markets, Community Cleanup Day  
       Events, Tacoma Pride, Ethnic Fest,  
       South Sound Sustainability Expo, ‘Tacoma  
       2025’ Visioning Workshop, and others)

   •  Maintaining project website with online  
       survey capabilities 

In addition to the community outreach efforts 
described in this plan, the City of Tacoma 
coordinated with other agencies (Sound Transit, 
Pierce Transit, WSDOT, Pierce County, and 
others) and responded to any public requests via 
phone, email, or in person at City Hall. 
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TIMELINE FOR DEVELOPMENT 
OF THE TMP

The TMP was developed over a year and a  
half with the intent of developing a plan that 
achieves all of the identified objectives, as  
well as significant community agreement.  
To achieve community acceptance, engaging  
a wide variety of stakeholders using robust  
and diverse methods was essential.  

The below schedule shows how the community 
engagement tasks generally fit within the flow  
of the overall TMP.  
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STAKEHOLDER INVOLVEMENT BY TIER

The following matrix includes the list of stakeholders by involvement tier. The first two tiers (Technical 
Advisory Group/Project Management Team and Decision/Advising Bodies) were engaged during  
Phase 1 (scoping). The remaining stakeholders became engaged as Phase 2 of the project got underway, 
in early 2014.

   

TIER
INVOLVEMENT 

LEVEL
WHO

Technical Advisory 
Committee/  
Project Management 
Team

Active Involvement 
In Plan Development 

•	 Josh Diekmann
•	 Steve Atkinson
•	 Brian Boudet
•	 Dana Brown
•	 Sue Comis, Sound Transit
•	 Gary Hendricks, Pierce County
•	 Brennan Kidd
•	 Jennifer Kammerzell

•	 Kurtis Kingsolver
•	 Chris Larson 
•	 Evette Mason, Port of Tacoma
•	 Ian Munce
•	 Sue O’Neill
•	 Peter Stackpole, Pierce Transit
•	 Diane Wiatr
•	 Lihuang Wung

Decision/ 
Advisory Bodies

Input is Key,  
Regular Check Ins

•	 City Council Members
•	 Planning Commission
•	 Transportation Commission

•	 Bicycle and Pedestrian Technical 
Advisory Group

•	 Infrastructure, Planning, and  
Sustainability Committee

•	 Parking Technical Advisory 
Group

Key Stakeholders Engaged •	 Police/Fire/Emergency Services
•	 Economic Development Board
•	 Neighborhood Councils
•	 School Districts
•	 University of Washington
•	 Tacoma Community College
•	 Metro Parks of Tacoma
•	 Puyallup Tribe of Indians
•	 Tacoma-Pierce County Chamber 

of Commerce
•	 Tacoma Housing Authority
•	 Tacoma Rail
•	 Major Employer (State Farm)
•	 Pierce County Coalition for  

Active Transportation
•	 Downtown Merchants Group
•	 Other Business Interests

•	 Tacoma-Pierce  County Health 
•	 Parking Services
•	 Washington State Ferries
•	 Washington Department of 

Transportation
•	 Freight Mobility Strategic  

Investment Board
•	 Modal Interests (Biking, Walking, 

Freight communities)
•	 Americans with Disabilities Act/

Aging community interests
•	 Interested members of the public 

(self-identified)
•	 Tacoma Commission on Disabilities
•	 ForeverGreen Trails
•	 Hilltop Action Coalition
•	 Historic Tacoma
•	 Food Bank Representatives
•	 Realtors

Neighboring  
Communities

Consult •	 Puget Sound Regional Council
•	 City of Federal Way
•	 City of Fife
•	 City of Fircrest

•	 City of Lakewood
•	 City of University Place
•	 Pierce County
•	 City of Ruston

Everyone Else Inform/Engage •	 Larger community

STAKEHOLDER OUTREACH TIERS
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STAKEHOLDER INTERVIEWS

Planning Commissioners, City Council 
representatives, Transportation Commissioners, 
community leaders, business groups, general 
public, and other stakeholders were interviewed 
to gather comments on the City’s transportation 
system. 

The City began by identifying Plan stakeholders 
and associations that could provide valuable 
input for the TMP process. Individual interviews 
and group meetings were organized to gather 
information regarding the community’s 
perceived transportation issues, needs, and what 
types of solutions might be effective. A set of 
common questions and a standard summary 
form was developed to ensure consistency 
across interviews, and to identify common 
themes. 

COMMUNITY EVENTS

During the development of the TMP, numerous 
community events were attended by City and 
Consultant staff to explain the TMP process 
and offer an opportunity for public input and 
feedback.  Different tools were used to collect 
the input and feedback, including comment 
forms/cards, writing on flip charts, verbal 
feedback where comments were written down, 
and aerial maps of the City where the public 
could record issues.  Some of the major outreach 
that was conducted at community events is 
summarized below:

 
   •  Tacoma-Pierce County Chamber of  
       Commerce (Spring 2014)

   •  South Sound Sustainability Expo (March    
       2014) Tacoma Convention and Trade Center

   •  Community Council of Tacoma  
       (June 2014)

   •  Various Community Cleanups  
       (April through September 2014)

   •  Regional Access and Mobility  
       Partnership Meeting (July 2014)

   •  Tacoma Pride Festival (July 2014)

   •  Tacoma Metro Parks Ethnic Festival  
       (July 2014)

   •  Tacoma’s Strategic Visioning Community  
       Meeting (July 2014) Tacoma Convention  
       and Trade Center

   •  Tacoma Farmer’s Markets – Broadway  
       Market, 6th Avenue Market, South Tacoma  
       Market, and Proctor Farmer’s Market,  
       (May through October 2014)

Community outreach continued during Spring 
2015 and included:

 
   •  TMP Open House (March 2015)

   •  Comprehensive Plan Vision 2040 Workshops 
       (March/April 2015)

   •  Monthly Non-English Speaking Senior 
       Luncheons (April/May 2015)

   •  Neighborhood Council Monthly Meetings  
       (March/April/May 2015)

   •  Various interested stakeholder meetings  
       – Hillside Development Council, Downtown  
       Merchant Group, TPC Chamber of  
       Commerce (March/April/May 2015)

   •  Various City Committees and Commissions –  
       BPTAG, PTAG, Sustainable Tacoma  
       Commission, Planning Commission  
       (March/April/May 2015)
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PROJECT WEBSITE

The purpose of the website was not only to serve 
as an independent source of information, but to 
serve as a support tool to all other TMP outreach 
activities. The website initially identified the TMP 
update and provided regular updates as needed. 
The City posted interactive on-line surveys to 
gain feedback and public involvement from 
residents, businesses, and organizations that 
helped further shape this long-range planning 
effort and understand future land use needs 
and how pedestrian, bicycle, transit, and vehicle 
networks can support those.  About 150 people 
participated in the online survey.

COMMUNITY OUTREACH 
RESULTS

The community outreach offered several 
avenues for public input, including stakeholder 
interviews, one-on-one discussions at community 
events, comment cards, and online surveys. This 
feedback provided the TMP team with data about 
current issues and project ideas that ultimately 
flowed into the recommendations of the plan. 
Most of the community’s transportation concerns 
relate to congestion, safety, connectivity, 
community livability, the desire for more frequent 
transit service, basic maintenance needs, as well 
as an interest in more connected pedestrian 
and bicycle facilities. Residents value certain 
characteristics of the community – safe streets 
and sidewalks, mobility, and efficient connections 
within and outside the City. These values were 
heard during the interviews with stakeholders 
and identified by the City Council. The values 
are integrated into the policies that guide the 
City and the evaluation criteria that are used to 
prioritize transportation improvement projects.
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Some of the key comments  
received are summarized and organized  
by travel mode below: 

   PEDESTRIAN
   •  The sidewalk system has too many  
       gaps. Fill in the missing sidewalks so we  
       have continuous pedestrian facilities.

   •  Provide more Transit-Oriented Development  
       features (including better pedestrian  
       facilities and better overall walkability)  
       around the major transit stations.

   •  Provide better pedestrian connections  
       between the Downtown and the waterfront.

   •  Increase the visibility of pedestrians  
       (lighting).

   •  Expand the school zone area.  The speed  
       restriction areas are not long enough.

   •  Meet the current Americans with Disabilities  
       Act (ADA) standards throughout the City.

   •  Provide a pedestrian crossing over SR 7 at E  
       38th Street.  Pedestrians and bicycles now  
       have to use E 43rd Street or E 34th Street to  
       cross safely.

   •  Add more hiking trails throughout the City  
       like those in Titlow Park and around Tacoma  
       Community College.

   •  Improve the pedestrian facilities along N 21st  
       Street.

   BICYCLE
   •  Make the streets safer to walk and  
       bicycle on.  

   •  Completion of the Prairie Line Trail  
       Project needs to be a high priority.

   •  Make the Schuster Corridor Multi-Use Trail  
       Project a high priority.

   •  Extend the Scott-Pierson Trail to Downtown.

   •  Provide a bicycle facility that connects to the  
       Puyallup and Sumner areas.

   •  Consider a city-wide bicycle loop project.

   •  Provide more bicycle lanes across I-5.

   TRANSIT
   •  Provide light-rail transit to the urban  
       growth/neighborhood centers.

   •  Restore the lost evening and weekend Pierce  
       Transit bus service.

   •  Create a transportation system like Portland  
       has with extensive light-rail and Bus Rapid  
       Transit (BRT) facilities.

   •  Add more transit supportive facilities and  
       amenities (covered bus stops, better lighting,  
       etc.).

   •  Restore Transit Route 11, 13, and 16 service.

   •  Tacoma Dome Station parking is usually  
       full and Sound Transit should consider  
       charging customers to park in the garage.   
       This might free some parking supply for  
       commuters going to Seattle.

   •  Add transit service to the neighborhoods  
       within a 5-minute drive of the Dome Station.  

   •  Expand Tacoma Link Light Rail to outer  
       neighborhoods.

   •  Complete the “Spine” and provide Light-Rail  
       service from Tacoma to Sea-Tac Airport.

   •  Expand Light-Rail to Lakewood.

   •  Expand the Streetcar system to major  
       arterials running east-west in the City.

   •  Connect meaningful and important regional                
       destinations (Tacoma Mall, TCC, UPS,  
       Sea-Tac) with Light-Rail or BRT.

   •  Add Light-Rail to the 6th Avenue corridor.

   •  Provide a comprehensive Light-Rail/ 
       Streetcar network in Tacoma.

   •  Add more transit service to Olympia and  

       destinations south of Tacoma.
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   STREETS (AUTO & FREIGHT)
   •  Fix the potholes.

   •  Provide better maintenance on  
       existing roadway system.

   •  Complete SR 167.

   •  Preserve what remains of the Heavy Haul         
       Network and streets where trucks are  
       allowed, especially around the Port  
       of Tacoma.

   •  Need a new roadway connection over  
       the Puyallup River.

   •  Provide for a continuous high occupancy  
       vehicle (HOV) lane between Tacoma  
       and Seattle.

   •  Provide more Electric Vehicle (EV)  
       parking stations.

   •  More Complete Streets, but in the  
       right locations.

   •  Try Prop 1 again.

   PARKING
   •  Provide more parking for  
       scooters and motorcycles.

   •  Need more parking in Downtown.

   •  Relocate Downtown parkers to the  
       Dome area and have them take Light-Rail  
       to Downtown.

   •  Replace front-in angle parking with back-in  
       angle parking.  Much safer for bicyclists.

   •  Consider having the first 15-minutes of  
       parking free like they have in Olympia.
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HOW WERE THESE COMMENTS INCORPORATED IN THE 
TRANSPORTATION MASTER PLAN?
 
The City is committed to providing a transportation system that serves Tacoma residents and 
businesses. The final recommendations in the Plan consider the stakeholder comments and other 
issues raised from the public meetings. Some issues are very expensive and some will require close 
coordination with or action from other agencies and cities. The City strives to address issues in a 
timely manner. Plan stakeholders should remain involved to monitor the Plan as it is implemented. 
The City provides many opportunities and ways to participate - special task forces, standing council 
committees, and comments directed to Council members and City staff.
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1.  A transportation network that         
      prioritizes people over cars.

2.  Innovative and equitable reflecting the  
      rich diversity of Tacoma.

3.  Not harming actual vehicular mobility.

4.  Preserve the heavy haul network and streets  
      where trucks are allowed, specifically around  
      the Port.

5.  Emphasize mass transit while encouraging  
      local economies and community.

6.  A better, more comprehensive light  
      rail system.

7.  More frequent buses covering more of  
      the City, better infrastructure for walking  
      and biking.

8.  Efficient, regular, reliable, multimodal  
      connections between Tacoma’s  
      neighborhood centers and mixed use centers.

9.  Better streets, equitably improved, that serve        
      all Tacomans.

10.  Truly walkable neighborhoods with  
        reasonable transit options to go farther  
        when needed.

WHAT IS YOUR FUTURE VISION FOR TACOMA?
The following statements came from Tacoma residents who participated in this process.

The above word cloud was created from public responses to open ended questions asked on the TMP website.  
The size of each word indicates the frequency that each word was used.
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History
 
Tacoma is a city with a rich history and a bright 
future. Home to the Puyallup tribe for thousands 
of years, Tacoma stands on a land of great natural 
beauty and resource abundance. Incorporated in 
1875, Tacoma was branded the “City of Destiny” 
and selected as the western terminus of the 
Northern Pacific Railroad. Since the 1880s, 
Tacoma grew from a railroad outpost to a 
bustling port city of the early 20th Century.  

In the middle of the 20th Century, Downtown 
Tacoma struggled, losing residents to 
suburbanization and jobs to downtown Seattle. 
Things began to turn around as the City led 
a downtown revival starting in the late 20th 
Century. This revival was accompanied by the 
establishment of the University of Washington, 
Tacoma campus, the restoration of Union Station, 
opening of Tacoma Link, and introduction of 
museums (America’s Car Museum, Washington 
State History Museum, Museum of Glass, and the 
Tacoma Art Museum) that restored Tacoma as a 
destination place.  

In recent years, Tacoma has only accelerated 
this revival. In 2008, Tacoma was named by 
Prevention Magazine as one of the most livable 
and walkable communities in the country. 
The City has achieved this while also working 
hand-in-hand with the Port of Tacoma to be 
simultaneously a great place to live and a great 
place for commerce. This TMP seeks to build on 
this rich history and provide a transportation 
system that truly serves the “City of Destiny.”

 
Tacoma also has a deep multi-modal 
transportation history including a sizeable 
streetcar network, bicycle facilities, waterborne 
passenger service, a growing automobile 
network that started prior to World War I, and 
even two airfields. Tacoma is one of the older 
cities in the Puget Sound area and has always 
been an important connection in the regional 
transportation network. 

 

The following text on specific  
transportation infrastructure history was  
adapted from Vanishing Tacoma (Caroline Gallaci 
and Ron Karabaich, 2013).

STREETCARS

Streetcars were 
an important 
part of Tacoma’s 
transportation system 
for about 50 years 
(approximately 1890 
to 1940). In fact, 
notable streetcars 
lines existed on the 
following streets:

   •  North Tacoma Avenue (tracks were laid  
       in 1880). The streetcar lines moved  
       continually outward from Downtown north  
       of Division Street, helping create some of  
       Tacoma’s most historic neighborhoods.

   •  K Street (now Martin Luther King Jr. Way)  
       was an area that was an ethnic center for  
       immigrants, and still is today. The streetcar  
       was operational in 1925.

   •  South McKinley Avenue. A streetcar line  
       linked this neighborhood to the Downtown.  
       This streetcar line was also operational  
       in 1925.

   •  Sixth Avenue. This streetcar line connected  
       the University of Puget Sound to the  
       Downtown area. During 1940, the tracks  
       were removed and sold as scrap. 

Streetcars transformed the city as lines radiated 
outward from Downtown helping establish 
some of Tacoma’s first neighborhoods, including 
present-day Stadium, Manitou, Proctor, and 
South Tacoma. By 1941 most of Tacoma’s 
streetcar tracks were gone, buses were the major 
public transit mode, and the automobile was 
having a major influence on how transportation 
investments were being made. 

 

Source: Tacoma Public Library
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RAILWAY

In 1902, the 
Seattle-Tacoma 
Interurban 
Railway was 
launched. The 
railway was 
run by the 
Puget Sound 
Electric Railway 

Company and operated between 1902 and 1928. 

BICYCLE 
FACILITIES 
 
Bicycle riding 
was popular in 
Tacoma in the 
late 1800s and 
the Tacoma 
Wheelmen’s 
Bicycle Club was 
formed in 1888. 
In fact, Tacoma even had a bicycle-only bridge 
crossing Galliher Gulch (near present day Holy 
Rosary Church). The bridge was promoted as 
the “longest, highest, and only exclusive bicycle 
bridge in the world”. 

AIRFIELDS

During the 1940s the Tacoma Flying Service 
was one of three companies with headquarters 
at Mueller-Harkins Airport in what is now 
Lakewood. This company had contracts with 
the Federal Government to train new pilots 
under the Civilian Pilot Program. There was one 
airfield in Tacoma, known as Oswald’s, which 
was located near what is present-day Tacoma 
Community College. There was also a landing 
strip in Northeast Tacoma.

WATERBORNE PASSENGER 
TRANSPORTATION

In 1911, the City of Tacoma had its first dock, 
which was situated below what is present-day 
Murray Morgan Bridge. The Tacoma Municipal 
Dock, as it was called, was the focal point for 
all public waterborne passenger transportation. 
The dock served 
both steamers and 
ferry boats whose 
routes included 
traveling to Seattle 
and crossing the 
Narrows. The last 
ferry service from 
the dock was in 
1940. The dock was 
demolished in 2002 
due to neglect. 

AUTOMOBILES

The automobile arrived in Tacoma prior to 
World War I and its influence has continued to 
present day. By 1945 it was the dominant form 
of transportation. For many, the automobile 
meant greater mobility and now a family could 
live outside established neighborhoods helping 
create Tacoma’s suburbs. Freeway development 
expanded the reach of the automobile 
throughout the Puget Sound region.  
During the 1960s, I-5 was constructed with 
numerous interchanges with other highways 
such as SR 16, I-705, SR 7, and SR 167. The SR 16 

corridor became 
a controlled-
access freeway 
with the 
construction of 
the Nalley Valley 
Viaduct in 1969.  

Source: Tacoma Public Library

Source: Tacoma Public Library

Source: Tacoma Public Library

Source: Tacoma Public Library
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I-705 is a short Interstate Highway spur route 
of Interstate 5 located entirely within Tacoma. 
I-705 serves as the connector between Interstate 
5, Downtown Tacoma, Tacoma’s waterfront, 
North Tacoma, and the Tacoma Dome. I-705, 
completed in 1990, was the last portion of the 
Interstate Highway System to be constructed 
in Washington State. Initially envisioned as an 
important link for mobility, many residents and 
policy makers now view I-705 as a major barrier 
between Downtown and the waterfront. 

DEMOGRAPHICS  
(2010 CENSUS)

As of the 2010 census there were 198,397 people, 
78,541 households, and 45,716 families residing 
in the city.1 The population density was 3,865 
inhabitants per square mile. There were 81,102 
housing units at an average density of 1,619 per 
square mile. In 2010, the racial makeup of the 
city was 64.9% White, 12.2% African American, 
8.2% Asian, 1.8% Native American, 1.2% Pacific 
Islander, and 8.1% were from two or more races. 
Hispanic or Latino of any race were 11.3% of the 
population. Non-Hispanic Whites were 60.5% 
of the population, compared to 89.7% in 1970. 
In terms of these statistics, Tacoma’s peer cities 
include Bellevue, Renton, and Everett.

Tacoma’s historical population growth is shown 
to the right. The household and job allocations 
the City is planning for represent significant 
growth by 2040. Tacoma may not see this level of 
growth in that time frame but the TMP prepares 
the City for development up to these levels.

Tacoma’s Housing and Transportation 
Affordability Index, which represents the cost of 
housing and transportation, indicates that living 
in and getting around Tacoma costs the average 
household 43 percent of its income.2 

 

1 2010 Census Brief CS2010BR-14.

2 Center for Neighborhood Technology, 2015.

 

HISTORICAL POPULATION
CENSUS POP. %±

1870 78 —

1880 1,098 1,307.7%

1890 36,006 3,179.2%

1900 37,714 4.7%

1910 83,743 122.0%

1920 96,965 15.8%

1930 106,817 10.2%

1940 109,408 2.4%

1950 143,673 31.3%

1960 147,979 3.0%

1970 154,581 4.5%

1980 158,501 2.5%

1990 176,664 11.5%

2000 193,556 9.6%

2010 198,397 2.5%

Est. 2013 203,446 2.5%

Source: 

U.S. Decennial Census 2013 Estimate
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People & Economy
 
One of the key mandates of this plan is 
accommodating expected future growth in 
Tacoma. Between now and 2040, Tacoma can 
expect to plan for 105,639 new residents and 
95,713 new jobs, according to the PSRC. 

SPATIAL DISTRIBUTION OF CITY’S 2040 GROWTH

Height of TAZ represents 
employment growth

Height of TAZ represents 
population growth
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MIXED USE CENTERS
The City has established a vision for where this 
growth in households and employment will 
occur. Much of the City’s growth is intended to 
occur within 18 Mixed Use Centers (MUCs).  
These MUCs are intended to be “urban villages”—
places that are distinctive, attractive, and rich in 
amenities and that provide more convenience 
and choice for residents and employees.  
A key strategy within MUCs is creating dense, 
walkable environments that are served by transit.  
Within MUCs, the City would focus on creating 
Complete Streets that accommodate a range of 
transportation choices. 

REGIONAL GROWTH CENTERS
A key element of VISION 2040 is focusing  
future growth into dense, walkable, mixed-use 
areas called Regional Growth Centers (RGC).  
Tacoma has two RGCs – Downtown and the 
Mall Area. These RGCs represent an important 
subset of the City’s designated MUCs, as these 
regional centers are high priority locations for 
transportation investments that will reduce 
overall vehicle miles traveled (VMT) and 
greenhouse gas emissions (GHG). 
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DOWNTOWN TACOMA
The Downtown Tacoma RGC includes a wide 
variety of commercial, industrial, residential, 
institutional, and civic uses. Downtown Tacoma 
includes several city, county, and state government 
offices, as well as hospitals and schools, including 
the University of Washington, Evergreen State 
College and Bates Technical College. Downtown 
Tacoma includes a number of restaurants and 
small retailers, which are supported  by patrons 
from other businesses and offices within walking 
distance in Downtown. The Tacoma Dome and 
Tacoma Convention Center accommodate a variety 
of events and exhibits, and cultural opportunities 
are offered in facilities like the Tacoma Art Museum, 
the Washington State History Museum, Broadway 
Center for the Performing Arts, the International 
Museum of Glass, and the Children’s Museum, all 
within walking distance of each other. Refurbished 
historic theaters such as the Rialto, Pantages, 
Temple, and Theater on the Square provide both 
entertainment and a sense of Tacoma’s rich 
history. The remodeled Union Depot Federal Court 
Building, the Old City Hall Historic District, and 
the Union Station Warehouse Historic District 
also contribute to the character of the center. 
Downtown Tacoma includes many small blocks, 
creating a fine-grained street network that is easily 
accessible to users by any mode.
 
Tacoma Downtown covers 1,424 acres with a 
net developable acreage of 807 acres (57% 
of gross acres). In terms of its role in the city 
overall, Downtown Tacoma currently contains 4.3 
percent of the city’s land area, 7 percent of the 
population, 9 percent 
of the housing, and 
33 percent of the 
employment. Today, 
commute mode 
share in Downtown 
is 72 percent single 
occupancy vehicles 
(SOV), 10 percent high 
occupancy vehicles 
(HOV), 10 percent 
transit, and 7 percent 
walk and bicycle. 
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mostly employment-oriented activity (70% jobs/30% residents) and a 
moderately high density of activity (31.5 units per gross acre). 
 
Urban Form 
Tacoma Downtown's average parcel size is 0.2 acres, which is 
significantly more compact than the 1.1-acre average size for growth 
centers.  Tacoma Downtown provides a walkable pedestrian 
environment, with a nearly complete network of sidewalks (94% 
coverage) and small blocks with a 3.5 acre average size.   
 
The presence of amenities is an important aspect of urban form.  
Tacoma Downtown has a moderate set of urban amenities (355 total 
amenities / 0.25 amenities per gross acre).  Public/Civic Services (48%) 
and Food/Drink (34%) represent the largest amenity categories, with 
specific concentrations in Healthcare, Restaurants, Social Services, and 
Cafes/Bars.  
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Land Use 
The major land uses in Tacoma Downtown are commercial (23%), 
institutional (19%), industrial (11%), and vacant developable (10%).  
About 53 percent of the center’s 807 net acres are in employment-
related use. Approximately 17 percent of the land in the center are 
exclusively residential uses. 
 
Demographics 
The total population in Tacoma Downtown is 13,360, and has grown by 
2,308 residents over the past 10 years.  The center has more working 
age residents than the region as a whole, with a moderate share of 
youth (12%) and a small share of seniors (10%).  The age of residents is 
evenly mixed among 18-34 and 35-64 (77% for both age groups 
combined). At 38 percent, Tacoma Downtown's racial diversity is 
greater than the region's 27 percent share of non-white residents.  The 
groups with the highest shares in Tacoma Downtown are White (62%), 
African American/Black (18%), and Other (9%).  Nine percent of 
residents identify as Hispanic. 
 
Employment 
The total employment in Tacoma Downtown is 31,502, increasing by 
101 jobs over the past 10 years.  The major industry sectors are 
Services (69%), Finance, Insurance and Real Estate (10%) and 
Government (10%).  Some of the largest employers in this center are 
Multicare Health System, Franciscan Health System, and Davita.   
 
Housing 
Tacoma Downtown has 7,990 total housing units, with a density of 5.6 
housing units per gross acre.  Over the past 10 years, housing has 
grown by an impressive 1,600 units (25% increase).  Based on Census 
Block Group data, Tacoma Downtown has a large share (34%) of single 
family and 2- to 4- unit multifamily dwellings and a significant share of 
units 5- to 19- and 20+ unit multifamily (65%).  In terms of unit 
affordability, Tacoma Downtown’s owner-occupied housing tends to 
be significantly less expensive than the region as a whole (based on 
Census Block Group data).  The center's share of units under $300,000 
is 66 percent, whereas the region's share is 38 percent.  The center's 
share of units over $500,000 is 11 percent, whereas the region's is 25 
percent. 
 
Transportation 
For work-based trips, the Tacoma Downtown regional center's travel 
characteristics are somewhat different from the region as a whole, 
with fewer single-occupant vehicle (SOV) and slightly more transit and 
walk/bike trips.  The region’s SOV share is 76 percent, while the 
center's share is 71 percent.  The region's non-SOV mode share is 24 
percent, with 10 percent in transit and 5 percent in walk/bike.  The 
center’s non-SOV share is 29 percent, with 12 percent in transit and 9 
percent in walk/bike.  The total daily trips from Tacoma Downtown are 
highly focused on destinations in regional centers (32% of all trips); this 
includes trips that stay within the center (25%) and trips that go to 
other centers (7%). 
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TACOMA MALL
Lying approximately two miles southwest of 
Downtown Tacoma, the Tacoma Mall RGC is an 
important retail district within the City. The City 
anticipates that the Tacoma Mall area will remain 
a major retail center, and that it will accommodate 
future growth, including the development of new 
office, supporting retail, and multifamily residential 
uses. The Tacoma Mall area covers 485 acres with a 
net developable acreage of 394 acres (81% of gross 
acres). In terms of its role in the city, the Tacoma Mall 
RGC contains 1.5 percent of the city’s overall land 
area, 2 percent of the population, 2 percent of the 
housing, and 7 percent of the city’s employment.  

The City is currently developing a Subarea Plan for 
the Tacoma Mall area that will identify additional 
multimodal transportation improvements. Today, 
commute mode share in the Tacoma Mall area is 83 
percent single occupancy vehicles, 8 percent high 
occupancy vehicles, 5 percent transit, and 4 percent 
walk and bicycle. 

 

2013 Regional Centers Monitoring Report| Center Profiles – Page 108                                                                                   

 
The presence of amenities is an important aspect of urban form.  
Tacoma Mall has a moderate set of urban amenities (163 total 
amenities / 0.34 amenities per gross acre).  Home (41%) and 
Food/Drink (33%) represent the largest amenity categories, with 
specific concentrations in Clothing/Shoes, Restaurants, Healthcare, and 
Cafes/Bars.  
 

 
 
Land Use 
The major land uses in Tacoma Mall are commercial (57%), multi-
family residential (16%), single-family residential (9%) and institutional 
(8%).  About 67 percent of the center’s 394 net acres are in 
employment-related use.  Approximately 25 percent of the land in the 
center are exclusively residential uses. 
 
Demographics 
The total population in Tacoma Mall is 3,761, and has grown by 739 
residents over the past 10 years.  The center has slightly younger 
residents than the region as a whole, with the largest share of youth 
(26%) and a very small share of seniors (4%).  The age of residents is 
predominantly 18-34, followed by 35-64 (71% for both age groups 
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combined).  At 58 percent, Tacoma Mall's racial diversity is significantly 
greater than the region's 27 percent share of non-white residents.  The 
groups with the highest shares in Tacoma Mall are White (42%), 
African American/Black (25%), and Other (21%).  Twenty-one percent 
of residents identify as Hispanic.   
 
Employment 
The total employment in Tacoma Mall is 7,171, and it has decreased by 
570 jobs over the past 10 years.  The major industry sectors are Retail 
(45%), Services (26%) and Government (18%).  Major employers are 
retailers located in the Tacoma Mall.   
 
Housing 
Tacoma Mall has 1,916 total housing units, with a density of four 
housing units per gross acre.  Over the past 10 years, housing has 
grown by 605 units (46% increase).  Based on Census Block Group data, 
Tacoma Mall has a large share (54%) of single family and 2- to 4- unit 
multifamily dwellings and a significant share of 5- to 19- and 20+ unit 
multifamily (45%).  In terms of unit affordability, Tacoma Mall’s owner-
occupied housing tends to be significantly less expensive than the 
region as a whole (based on Census Block Group data).  The center's 
share of units under $300,000 is 92 percent, whereas the region's 
share is 38 percent.  The center's share of units over $500,000 
category is 0 percent, whereas the region's is 25 percent. 
 
Transportation 
For work-based trips, the Tacoma Mall regional center's travel 
characteristics are similar to the region as a whole.  The region’s single-
occupant vehicle (SOV) share is 76 percent, while the center's share is 
79 percent.  The region's non-SOV mode share is 24 percent, with 10 
percent in transit and 5 percent in walk/bike.  The center’s non-SOV 
share is 21 percent, with 7 percent in transit and 5 percent in 
walk/bike.  The total daily trips from Tacoma Mall are slightly focused 
on destinations in regional centers (19% of all trips); this includes trips 
that stay within the center (9%) and trips that go to other centers (9%). 
 
In terms of employee access to transit, Tacoma Mall has almost 
complete access, with 89 percent of employees within a 1/4 mile walk 
to a transit stop.  For residential, Tacoma Mall has partial access, with 
65 percent of housing units within a 1/4 mile walk.  For the 1/2 mile 
walkshed, the center has complete levels of residential access to 
transit (100%). 
 
Plan Overview and Comparison to Center Plan Checklist 
The city’s primary center planning document was reviewed to evaluate 
the extent to which the plan addresses topics in the PSRC Regional 
Center Plan Checklist.  This policy-level review of the current plan is 
intended both to provide preliminary assessment of consistency of the 
plan with center guidelines and to evaluate the Regional Centers 
Checklist for any potential improvements. 
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The presence of amenities is an important aspect of urban form.  
Tacoma Mall has a moderate set of urban amenities (163 total 
amenities / 0.34 amenities per gross acre).  Home (41%) and 
Food/Drink (33%) represent the largest amenity categories, with 
specific concentrations in Clothing/Shoes, Restaurants, Healthcare, and 
Cafes/Bars.  
 

 
 
Land Use 
The major land uses in Tacoma Mall are commercial (57%), multi-
family residential (16%), single-family residential (9%) and institutional 
(8%).  About 67 percent of the center’s 394 net acres are in 
employment-related use.  Approximately 25 percent of the land in the 
center are exclusively residential uses. 
 
Demographics 
The total population in Tacoma Mall is 3,761, and has grown by 739 
residents over the past 10 years.  The center has slightly younger 
residents than the region as a whole, with the largest share of youth 
(26%) and a very small share of seniors (4%).  The age of residents is 
predominantly 18-34, followed by 35-64 (71% for both age groups 
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REGIONAL MANUFACTURING/
INDUSTRIAL CENTERS
Another key element of VISION 2040 is  
focusing employment into eight dense nodes 
called Manufacturing/Industrial Centers (MIC).  
Tacoma has one MIC – the Port of Tacoma.  
MICs represent some of the region’s 
most productive and intensely developed 
manufacturing and industrial lands.  

PORT OF TACOMA
The Port of Tacoma MIC comprises 5,160 acres 
of waterfront land and adjoining waterways 
on Tacoma’s Commencement Bay. The center 
includes the natural deep-water port and 
industrial lands adjoining Hylebos Waterway, 
Blair Waterway, Sitcum Waterway, the Puyallup 
River, Saint Paul Waterway, Middle Waterway, 
Milwaukee Waterway, and Thea Foss Waterway. 
The Port is home to Tacoma and Pierce 
County’s highest concentration of industrial 
and manufacturing activity, a major part of 
which is focused on port and marine terminals, 
marine cargo, on-dock intermodal rail yards, 
container terminals, roll-on/roll-off facilities, non-
containerized cargo facilities, automobile import 
facilities, shipyards, boat building, and drydocks. 
The Port of Tacoma estimated the value of 
international trade passing through the Port in 
2011 at $34.5 billion, with the value of domestic 
trade estimated at $3 billion. The industrial 
development district includes warehousing, 
transloading, manufacturing, fabrication, and 
storage on sites close to marine cargo terminals. 
The Center has excellent connections to two 
transcontinental railroads and the regional 
highway system.

Seventy-six percent of the Port of Tacoma MICs 
5,160 acres are developable. In terms of its role 
in the City, the Port of Tacoma MIC contains 16 
percent of the city’s overall land area, 0.7 percent 
of the population, 0 percent of the housing, and 
9.5 percent of the City’s employment.
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Land Use & Urban Form 
The major land uses in Port of Tacoma are industrial (63%), commercial 
(22%) and vacant developable (8%).   About 86 percent of the center’s 
3,941 net acres are in employment-related use. 
 
The Port of Tacoma MIC's average parcel size is 5 acres, which is 
smaller than the average 7.0-acre size for manufacturing/industrial 
centers.  The center’s average block size is 25.0 acres, smaller than the 
average 55.4-acre size among manufacturing/industrial centers.  Port 
of Tacoma has a partial network of sidewalks (30% coverage).   
 

 
 
Population 
The total population in the Port of Tacoma MIC is 1,300, an increase of 
698 residents over the past 10 years.  Much of this growth can be 
attributed to development of new group quarters facilities at the 
Tacoma Northwest Immigration Detention Center.  
 
Employment 
The total employment in the Port of Tacoma MIC is 9,250, and it has 
decreased by 2,653 jobs over the past 10 years.  The major industry 
sectors are Wholesale, Transportation & Utilities (37%), Manufacturing 
(36%) and Services (13%).  Of the total number of jobs, almost three-
quarters (77%) are in 'goods dependent' industries that are typically 
appropriate for regional manufacturing/industrial centers.   
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Housing 
Port of Tacoma has 25 total housing units, with a density of essentially 
0 housing units per gross acre.  Over the past 10 years, housing has 
decreased by 22 units (an 47% decrease in residences).  
 
Transportation 
For work-based trips, the Port of Tacoma MIC’s travel characteristics 
are somewhat different from the region as a whole, with more single-
occupant vehicle (SOV) and fewer transit trips.  The region’s SOV share 
is 76 percent, while the center's share is 84 percent.  The region's non-
SOV mode share is 24 percent, with 10 percent in transit and 5 percent 
in walk/bike.  The center’s non-SOV share is 16 percent, with 6 percent 
in transit and 1 percent in walk/bike.  The total daily trips from Port of 
Tacoma are slightly focused on destinations in regional centers (15% of 
all trips); this includes trips that stay within the center (2%) and trips 
that go to other centers (13%). 
 
Employee access to transit in the Port of Tacoma MIC is very limited 
access, with 9 percent of employees within a 1/4 mile walk to a transit 
stop.  For the 1/2 mile walkshed, the center has somewhat less limited 
levels of employee access to transit (27%).   
 
Plan Overview & Comparison to Center Plan Checklist 
The city’s primary center planning document was reviewed to evaluate 
the extent to which the plan addresses topics in the PSRC Regional 
Center Plan Checklist.  This policy-level review of the current plan is 
intended both to provide preliminary assessment of consistency of the 
plan with center guidelines and to evaluate the Regional Centers 
Checklist for any potential improvements. 
 
The Port of Tacoma MIC does not currently have a dedicated subarea 
plan or comprehensive plan element, but the center is addressed 
through policies throughout the city’s comprehensive plan.  This 
analysis covers the comprehensive plan policies that directly address 
the Port of Tacoma MIC and other applicable industrial land policies.  
The city intends to incorporate a Container Port element in its 
comprehensive plan in fulfillment of new state requirements, which 
will include policies applicable to the MIC.   
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Source: PSRC
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Regional Transportation
System Today
TRAVEL PATTERNS
Tacoma’s regional setting is important. Nestled in 
the South Sound, the City is bounded by Puget 
Sound and Commencement Bay (a deep water 
harbor of international significance), as well as the 
communities of Ruston, Fife, Federal Way, Fircrest, 
Lakewood, University Place, and unincorporated 
Pierce County. Tacoma sits just north of a major 
military installation, the Joint Base Lewis McChord 
(JBLM), and is home to the Port of Tacoma. 
The City is bisected by two major state facilities 
(I-5 and SR 16) and includes other highways of 
regional importance (I-705 and SR 509).  

 

The City also hosts a segment of the  
SR 167 gap, which is among the State’s top 
priorities for completing the highway system. 
Tacoma is served by Pierce Transit, Sound 
Transit, Intercity Transit, and numerous regional 
recreational trails, and other state services such  
as the Tahlequah Ferry and Amtrak.

Given this strategic location, transportation 
conditions in the City are strongly influenced 
by forces beyond the City’s control, including 
pass-through JBLM employees, freight vehicles 
from the Port, and travelers commuting between 
Pierce County communities and employment 
centers to the north.  

The following charts show the commute flows of 
workers traveling into and out of Tacoma.  

Source: PSRC

Top Ten Locations Where Tacoma’s 300,000 Workers Travel From:

Top Ten Locations Where Tacoma’s 200,000 Residents Go to Work:
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MODE SPLIT
The PSRC reports on mode split within the regional growth centers (RGCs) and manufacturing/industrial 
centers (MICs). The following table compares mode split (based on work trips measured in 2010) 
measured in the Downtown and Mall area RGCs and the Port of Tacoma MIC with regional averages.  

CENTER SOV HOV
WALK/

BICYCLE
TRANSIT

TACOMA 
DOWNTOWN RGC

72% 10% 7% 10%

TACOMA MALL 
RGC

83% 8% 4% 5%

REGION-WIDE 
RGC AVERAGE

59% 9% 10% 22%

PORT OF 
TACOMA MIC

87% 8% 1% 3%

REGION-WIDE 
AVERAGE

76% 9% 5% 10%
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PEDESTRIAN
Tacoma residents enjoy a dense grid network and 
sidewalk coverage throughout much of the City. 

While sidewalk coverage is fairly good, the City 
would like to see more travel accomplished 
through active modes like walking and bicycling.  
Access for people with disabilities is also an 
important aspect of the pedestrian system.  
As such, the City has placed substantial recent 
investments in the completion of a Mobility 
Master Plan (MoMaP), planning, design, and 
construction of walking and bicycling facilities 
like the Prairie Line Trail and Schuster Parkway, 
and construction of $4.0 million in pedestrian 
safety improvements Citywide in 2015 and 2016.

WALKING FACILITIES IN TACOMA
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BICYCLE
In contrast to the City’s mature pedestrian 
network, bicycle facilities in Tacoma are relatively 
new. The map shows the location of trails, 
bicycle lanes, bicycle boulevards, and shared 
lane markings within the City.  The 2009 MoMaP, 
while planning for all active transportation 
modes, placed a significant emphasis on 
advancing the transportation network for 
bicycles. The MoMaP includes an annual look at 
how the City is progressing in building out its 
active transportation network. This work was 
likely a major factor in the League of American 
Bicyclists 2012 designation of Tacoma as a 
Bicycle Friendly Community at the Bronze Level.
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TRANSIT
Pierce Transit and Sound Transit are the primary 
operators of transit service in Tacoma.  Pierce 
Transit operates 42 bus routes in the City that 
collectively cover 391 route miles. Pierce Transit 
has an annual ridership of 13 million and many of 
these trips start or end in Tacoma.

PIERCE TRANSIT SERVICE CUTS
Since the recession in 2008, Pierce Transit has 
cut service by 31% and moved to a high ridership 
and efficiency service plan to move the most 
people with the limited resources available. 
Voters rejected two separate sales tax measures 
in 2011 and 2012 that would have maintained 
service. However, increased sales tax revenues 
due to the economic recovery, elimination of 
some planned improvements, and sale of surplus 
property have allowed Pierce 
Transit to maintain 2012 service 
levels and even restore some 
service in 2014. 

Sound Transit operates six 
express bus routes in Tacoma,  
in addition to Sounder 
Commuter Rail and Link Light 
Rail services. Sounder trains 
connect between Lakewood 
and Seattle, offering several 
round trips per day, but 
generally favor a commute  
flow into Downtown Seattle. 
Sounder Trains have stops 
in South Tacoma and at the 
Tacoma Dome. Link Light Rail 
connects the 1.6-mile distance 
between Downtown Tacoma 
and the Tacoma Dome Station.  
Link Light Rail is currently a  
free service, although it is set 
to start charging in September 
2016.
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FREIGHT
While freight and delivery vehicles are 
accommodated on streets throughout Tacoma, 
a major generator of freight volumes in Tacoma 
is the Port. The transportation conditions in 
the port area were evaluated extensively in 
the 2011 Tideflats Area Transportation Study 
and the 2014 Port of Tacoma Land Use and 
Transportation Plan. Key components of these 
plans are captured below. The complex nature 
of the Tideflats area results in a variety of 
transportation opportunities and constraints. 
Transportation challenges include bottlenecks 
with heavy congestion, interaction between rail 
and roads, and bridge conditions.  Daily traffic 
volumes (from 2011) in the vicinity of the Port of 
Tacoma are shown below.  

I-5 is a primary artery through the area, carrying 
over 180,000 daily vehicles. SR 509, which 
traverses the Tideflats, carries 30,000 vehicles 
per day. The Port is served by three main 
interchanges with I-5 at Port of Tacoma Road, 
54th Avenue E, and Portland Avenue. Trucks rely 
on all three interchanges to access the shipping 
terminals within the Port.

6.7

16.6

22.9

2 9.3

12.8

47.6

30.4

19.6

3.0

4.9

10
.1

183.2

37.7

12.6

23.3

16
.4

185.7
165.5

11.0

1.
7

0.7

11.1

5.0

8.
5

11.7

19.7

14.0

8.
63.
2

13.8

11
.3

38.3

18
.4

13.3

Taylor Way
E Alexander Ave

E Portland Ave

54
th

Av
e

E

Marine View
Dr

Port of Tacoma Rd

Linco
ln Ave

Puyallup Ave

Marshall Ave

62
nd

Av
e

E

E 11th St

Pacific Hwy E

20th St E

E
D

St

509

99

16

509

Blair Waterway

Hylebos Waterway

Puyallup River

Thea Foss W
aterw

ay

Sitcum Waterway

5

5

705

Commencement
Bay

Traffic Volume (x 1,000)18.8

Average Traffic Volume

0 - 10,000

10,000 - 20,000

20,000 - 30,000

> 30,000

AVERAGE DAILY TRAFFIC VOLUMES IN PORT AREA (2011)



TRANSPORTATION MASTER PLAN
City of Tacoma

PLANNING CONTEXT

FUTURE VISION IMPLEMENTATION FUTURE CONDITIONS     June 2015  | 47

A key regional connection is River Road E  
(SR 167). This principal arterial travels along the 
west side of the Puyallup River and connects I-5 
with the SR 167 freeway in Puyallup. The “SR 167 
gap” is currently among the top priorities for 
completing the state highway system.

The City has designated a network of “Heavy 
Haul Routes” which identifies those routes 
that carry the highest volumes of truck traffic 
and require roadway designs in line with this 
function.

 •  The Port of Tacoma handled 17.4 million tons  
     of cargo in 2012, making it the 23rd largest  
     port in the United States. 

 •  The Port of Tacoma owns approximately half  
     of the 5,000 acres in the Tideflats area.
 
 •  Port activities support 29,000 jobs and  
     generate more than $3 billion in economic  
     activity. 
 
 •  This economic activity translates to more  
     than $223 million in state and local taxes  
     for education, police, fire services, and road  
     improvements.  

S T
yl

er
 St

M
ck

in
le

y A
ve

Center St

S M
 St

N 30Th St
N 26Th St

Taylor Way

S A
la

sk
a S

t

Marine View Dr

N 
Or

ch
ar

d S
t

S 48Th St

S G
 St

S O
ak

es
 St

E L St

S 66Th St

S 84Th St

S 25Th St

Tacom
a Ave S

Ta
co

m
a M

al
l B

lv
d

S C
ed

ar
 St

N 
Al

de
r S

t

6T
h A

ve

S S
he

rid
an

 Av
e

S 11Th St

N 46Th St

Milwaukee Way

N Narro
ws D

r

S 64Th St

S P
ea

rl 
St

N M St

N 
Va

ss
au

lt 
St

E Roosevelt Ave

Division Ave

S 47Th St

N Tacoma Ave

S P
ro

ct
or

 St

S M
ild

re
d 

St

S S
te

ve
ns

 St

Na
ss

au
 Av

e N
e

S W
as

hi
ng

to
n 

St

M
LK Jr W

ay

Thorne Rd

49
Th

 A
ve

 N
e

N 9Th St

45
Th

 A
ve

 N
e

S W
ilk

es
on

 St

E Fairbanks St

51St St Ne
N 51St St

St Paul Ave

E 44Th St

M
arket St

N 15Th St

N 36Th St

E 15Th St

N 
Un

io
n 

Av
e

E 56Th St

29Th St Ne

S 28Th StS S
ta

te
 St

E 28Th St

64
Th

 A
ve

 N
e

E A
le

xa
nd

er
 Av

eA St Marshall Ave

Lincoln Ave

N 37Th St

E 34Th St

19Th St W

16

509

5

705
5

7

\\F
ps

e0
3\

fp
se

2\
D

at
a2

\2
01

3P
ro

je
ct

s\
S

E1
3-

03
17

_T
ac

om
a_

TM
P\

G
ra

ph
ic

s\
G

IS
\M

X
D

\b
as

e_
fre

ig
ht

.m
xd

Point Defiance
Park

First/Last Mile Connector Routes

Commencement
Bay

S 
Ty

le
r S

t

M
ck

in
le

y 
Av

e

Center St

S 
M

 S
t

N 30Th St

N 26Th St

Taylor Way

S 
Al

as
ka

 S
t

M
arine View

 Dr

N
 O

rc
ha

rd
 S

t

S 48Th St

S 
G

 S
t

S 
O

ak
es

 S
t

E L St

S 66Th St

S 84Th St

S 25Th St

Tacom
a Ave S

Ta
co

m
a 

M
al

l B
lv

d

S 
Ce

da
r S

t
N

 A
ld

er
 S

t

6T
h 

Av
e

S 
Sh

er
id

an
 A

ve

S 11Th St

N 46Th St

M
ilw

aukee W
ay

N Narro
ws D

r

S 64Th St

S 
Pe

ar
l S

t

N M St

N
 V

as
sa

ul
t S

t

E Roosevelt Ave

Division Ave

S 47Th St

N Tacoma Ave

S 
Pr

oc
to

r S
t

S 
M

ild
re

d 
St

S 
St

ev
en

s S
t

N
as

sa
u 

Av
e 

N
e

S 
W

as
hi

ng
to

n 
St

M
LK Jr W

ay

Thorne Rd

49
Th

 A
ve

 N
e

N 9Th St

45
Th

 A
ve

 N
e

S 
W

ilk
es

on
 S

t

E Fairbanks St

51St St Ne

N 51St St

St Paul Ave

E 44Th St

M
arket St

N 15Th St

N 36Th St

E 15Th St

N
 U

ni
on

 A
ve

E 56Th St

29Th St Ne

S 28Th StS 
St

at
e 

St

E 28Th St

64
Th

 A
ve

 N
e

E 
Al

ex
an

de
r A

ve

A St Marshall Ave

Linco
ln Ave

N 37Th St

E 34Th St

19Th St W

16

509

§̈¦5

§̈¦705
§̈¦5

7

\\F
ps

e0
3\

fp
se

2\
D

at
a2

\2
01

3P
ro

je
ct

s\
S

E
13

-0
31

7_
Ta

co
m

a_
TM

P
\G

ra
ph

ic
s\

G
IS

\M
X

D
\b

as
e_

fre
ig

ht
.m

xd

Commencement
Bay

Point Defiance
Park

p

]

Truck Route
First/Last Mile Connector Routes
to T1/T2 Freight Corridors

T1 Freight Corridor

T2 Freight Corridor

T3 Freight Corridor

Heavy Haul Route

DESIGNATED HEAVY HAUL ROUTES AND TRUCK CORRIDORS

 
 

The state designates truck corridors based 
on the tonnage they accommodate.  

•   T-1: more than 10 million tons per year

•   T-2: 4 million to 10 million tons per year

•   T-3: 300,000 to 4 million tons per year 

•   T-4: 100,000 to 300,000 tons per year 

•   T-5: at least 20,000 tons in 60 days  
     and less than 100,000 tons per year 
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AUTO
Tacoma has a mature and 
well-connected street network. 
Congestion is highest during 
the morning and evening peak 
periods and is most pronounced 
along important state routes 
(I-5, SR 16, SR 509) and city 
facilities that connect with these 
state routes.

Tacoma’s current level of 
service (LOS) policy is based 
on automobile delay alone 
but seeks to provide priority 
treatment to transit and HOVs 
on arterial corridors and heavy 
trucks on Port area arterials 
by allowing for a lower LOS 
for vehicular traffic within the 
identified corridors.

This TMP reevaluates Tacoma’s 
auto LOS policy given the 
variety of objectives (livability, 
fiscal sustainability, equity) that 
the City is looking to achieve. 
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City Street Functional Classification System
The City street network provides facilities 
for a wide variety of users. For vehicles, it is 
a network whose efficiency depends upon 
how well the streets move traffic through the 
system. The City classifies streets according to 
a hierarchy of function, from most intensive use 
to least intensive. Functional classification, as 
this is called, groups streets and highways into 
classes according to their role in the network. 
The functional classification of each roadway 
determines its roadway design and ultimate 
cross section for reconstruction. 

Classification is important to the City because 
it helps ensure that the needed capacity will 
be available and that street improvements will 
balance the differing needs of vehicles and non-
motorized travelers. The City defines the specific 
standards for streets in Tacoma. The figure on 
the following page shows the existing functional 
classification of the streets within Tacoma. 
There are five main classes of streets in Tacoma: 
Principal Arterials, Minor Arterials, Collector 
Arterials, Neighborhood Collectors, and Local 
Streets. 
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FUNCTIONAL CLASSIFICATION OF ROADWAYS IN TACOMA
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Principal Arterials are streets that have 
a high percentage of long-distance 
vehicle trips.

Minor Arterials are streets that have a 
near balanced percentage of long-
distance vehicle trips with local access 
usage.

Collector Arterials are streets that 
have a low percentage of long-distance 
vehicle trips.

SAFETY
A key goal of this plan is to address locations where safety is a concern. The maps on page 50 show 
locations where collisions were reported between 2010 and 2014. The data highlight locations with 
high overall collision rates and collisions that resulted in injuries or fatalities, and those that include a 
bicyclist or pedestrian. Many locations with a high number of crashes are located on corridors with 
pedestrian, bicycle, and transit treatments recommended. These engineering treatments, along with 
education, enforcement, and evaluation of traffic safety can improve conditions in Tacoma.
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Forecasts & Growth
The Growth Management Act (GMA) requires that this TMP supports the  
land uses envisioned in the Comprehensive Plan. Thus, an important component  
of this TMP’s development was forecasting how growth in the City (including the MUCs, 
RGCs, and Port of Tacoma), as well as throughout the region, would influence demand on 
Tacoma’s transportation network. A description of the travel demand modeling process is 
provided below with more detail about land use assumptions and model documentation 
provided in Appendix A. 

•	 The Tool. In 2014, the City of Tacoma updated its travel model based on the PSRC 
regional travel model. This model forecasts traffic volumes during the evening peak 
period (3-6pm) along many of Tacoma’s key streets and intersections. This tool 
provides a reasonable foundation for estimated year 2014 traffic volumes, as well as 
for developing year 2040 forecasts, as the underlying land use assumptions have 
been updated to match the land use forecasts for the current Comprehensive Plan. 

•	 Estimate Land Use Growth 
in the City. As a part of the 
Comprehensive Plan update, the 
City is planning for growth in 
housing units and employment 
through 2040. As described earlier, 
much of this growth is directed to 
the MUCs and at the Port of Tacoma. 
In total, the City plans for 105,639 
new residents and 95,713 new jobs. 

•	 Capture Regional Growth Patterns. 
Other communities throughout the 
region are going through this very 
same process, based on direction 
from PSRC. Since travel does not 
stop at a jurisdiction’s borders, it is 
important to capture how regional 
growth could influence travel 
patterns on Tacoma’s streets.

•	 Translating Land Uses into Trips. The next step is evaluating how the City and 
regional growth assumptions described in this plan translate into walking, biking, 
transit, and auto trips. The travel model represents the number of housing units 
and employees in spatial units called Traffic Analysis Zones (TAZs). TAZs can be as 
small as a few street blocks to as large as an entire neighborhood. They provide a 
simplified means to represent trip making rather than modeling individual parcels. 
The travel model estimates trips generated from each TAZ (both inside and outside 
of the City) using established relationships between different land use types with 
trip making. These trips are then assigned onto the roadway network to estimate 
how much traffic would be on each street during the evening commute hour.

Model Refinements. The final step is refining the forecasts based on reality checks that 
the travel model may not capture. In this case, forecasts were refined to reflect the more 
walkable, urban characteristic planned for Tacoma’s downtown by recognizing that some 
short trips could be made by walking and biking rather than driving. Moreover, travel 
patterns were refined to reflect existing driver preferences. 

Screenshot of the Tacoma travel model network’s 
roadway network capacity classes. Red links represent 
state highways and other colors are city arterials.
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“

“ 
 
Tacoma is a sustainable community with many diverse residents, businesses, and visitors who 
have various transportation priorities. The City is strategic in how it plans its transportation system 
with an emphasis on carrying the people and goods that foster Tacoma’s culture, character, and 
competitiveness. The transportation system offers multimodal travel options that provide safe access 
for all users and neighborhoods, encourage healthy living, and protect the environment. 
 
This vision is supported by six key goals, which provide guidance for the priorities and 
recommendations embodied in this plan:

Being a Partner Protecting 
Community

Providing Mobility 
for All

Striving for Fiscal/
Environmental/

Social Sustainability 

Leveraging 
Programs/Strategies

Proactively develop 
partnerships to best serve 
all users of the regional 
transportation system.

Design an environmentally 
and fiscally sustainable 
transportation system that 
serves its users through 
strategic planning efforts, 
funding, and projects.

Develop and implement 
transportation demand 
management strategies 
and programs that 
contribute to the overall 
effectiveness of the 
multimodal transportation 
system.

Protect natural, as well as 
neighborhood, assets  
to create and connect 
places where people 
can live, work, and play 
in a safe and healthy 
environment. 

Prioritize the movement 
of people and goods via 
modes that have the least 
environmental impact and 
greatest contribution to 
livability in order to build 
a balanced transportation 
network that provides 
mobility options, accessibility, 
equity, and economic  
vitality for all.

Linking to 
Land Use

Build a transportation 
network that reinforces 
Tacoma’s land use vision, 
the region’s Vision 2040, 
and the Growth  
Management Act.
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Goals & Policies
 
Over the past 18 months, City staff and a 
citizen-volunteer Transportation Commission 
have embarked on a major undertaking to 
establish Tacoma’s first ever TMP. The TMP’s 
role is to help the Tacoma community consider 
its transportation systems, how well they’re 
functioning and what needs, including funding, 
will be necessary over the next 25 years and 
beyond. To set the tone for this TMP, the 
Transportation Commission established the 
following future vision for Tacoma, which  
guides all aspects of this plan:

VISION

Tacoma is a sustainable community with many 
diverse residents, businesses, and visitors who 
have various transportation priorities. The City 
is strategic in how it plans its transportation 
system with an emphasis on carrying the 
people and goods that foster Tacoma’s 
culture, character, and competitiveness. The 
transportation system offers multimodal travel 
options that provide safe access for all users and 
neighborhoods, encourage healthy living, and 
protect the environment.

The following goals and policies provide 
guidelines and direction to achieve the vision 
and for the continued development and 
improvement of citywide transportation facilities 
and services.

1.  INTERGOVERNMENTAL 
COORDINATION AND CITIZEN 
PARTICIPATION

GOAL
Proactively develop partnerships to best serve all 
users of the regional transportation system.

POLICY INTENT
Transportation issues involve many 
stakeholders and do not respect jurisdictional 
or neighborhood boundaries. Tacoma’s 
transportation planning and implementation 
processes strive to utilize best practices and 
tools to effectively coordinate on state, regional, 
and county-wide efforts, neighborhood needs, 
and stakeholder issues.

POLICIES
1.1 Intergovernmental Coordination
Ensure a well-planned regional transportation 
system that uses resources efficiently to serve all 
users through active coordination with federal, 
state, regional, local, tribal, and other interested 
agencies.

1.2 Citizen Participation
Include and encourage citizen participation 
in all transportation planning efforts through 
workshops, volunteer commissions, social 
media, and other outlets to accommodate 
the needs and desires of the public. Include 
specific outreach to traditionally underserved 
or vulnerable populations. Carry work done for 
subarea plans forward into more broad-reaching 
efforts.
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1.3  Active Transportation Regional 
Coordination
Coordinate the planning, construction, and 
operation of facilities and shared-use paths 
for active travelers with other agencies where 
key corridors extend outside of Tacoma into 
neighboring jurisdictions, including but not 
limited to: extension of the Historic Water Flume 
Line Trail, Pipeline Trail, Tacoma Dome to Sumner 
Trail, and the Trail to Mountain Corridor.

1.4  Partner with Transit
Integrate land use and transportation planning, 
promote transit-oriented or transit-supportive 
development (TOD) and multimodal transit 
access, and ultimately improve the reliability, 
availability, and convenience of bus, streetcar, 
and light rail transit options for all users and 
modes through partnerships with public transit 
agencies, local and regional government, and 
other regional agencies to leverage resources.

1.5  Emergency Response
Maintain emergency vehicle access throughout 
Tacoma’s transportation network by including 
emergency service providers in review of 
roadway planning and design efforts.

1.6  Enforcement
Enhance safety for all road users through 
increased traffic education and enforcement 
on city streets, trails, walkways, and bikeways 
with the involvement of the Tacoma Police 
Department.

2.  COMMUNITY PRESERVATION

GOAL
Protect natural, as well as neighborhood, assets 
to create and connect places where people 
can live, work, and play in a safe and healthy 
environment. 

POLICY INTENT
Transportation facilities and infrastructure 
inherently affect the natural environment and 
character of neighborhoods. As such, Tacoma 
recognizes the importance of evaluating 
transportation projects using objective criteria 
to reflect community standards (including 
environmental justice and health equity 
considerations) and align with project analysis 
for regional and federal grant funding. The 
environmental justice approach strives to avoid 
decisions that can have a disproportionate 
adverse effect on the environmental and 
human health of traditionally underserved 
neighborhoods and vulnerable populations 
compared to the population as a whole.  

These populations may be based on status 
of religion, color, national origin or ancestry, 
political affiliation, sex, gender identity, sexual 
orientation, age, familial status, income, English 
proficiency, honorably discharged veteran or 
military status, or the presence of any sensory, 
mental or physical handicap, as laid out in 
Council Resolution 38950. The possible adverse 
effects of transportation projects may include, 
but are not limited to, disruptions in community 
cohesion, restricted access or mobility, safety 
concerns, higher exposures to hazardous 
materials, raised noise levels, and increased 
water and air pollution (Source: Puget Sound 
Regional Council’s Transportation 2040 Plan, 
May 29, 2009). 
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Tacoma will endeavor to improve safety by 
following the Washington State Department of 
Transportation’s (WSDOT) most current highway 
safety plan, applying traffic-calming measures, 
and implementing efforts in a comprehensive 
manner to safeguard against shifting traffic 
problems from one neighborhood to another. 
The policies below can help improve livability in 
residential settings by protecting neighborhoods 
from the potential negative effects of a 
well-connected street grid, encouraging the 
landscaping and beautification of transportation 
facilities, and improving health and safety for all. 

POLICIES
2.1  Community Coordination
Assess the effect of potential transportation 
projects on gathering places or destinations 
such as schools, community centers, businesses, 
neighborhoods, and other community bodies by 
consulting with stakeholders and leaders that 
represent them. Mitigate these effects when 
possible.

2.2  Urban Design
Support the appearance and form of the 
City through consideration of aesthetics, 
beautification, and safety in designing and 
locating transportation facilities. The Generalized 
Land Use Element provides more detail on 
design standards. 

2.3  Improve Safety
Strive to reduce traffic deaths and serious 
injuries in Tacoma to zero by 2030 as part of the 
State of Washington’s traffic safety efforts using 
education, enforcement, engineering, emergency 
medical services, and leadership / policy. 
Emphasize providing safety along routes used to 
access schools, including pursuing grants to fund 
improvements.

2.4  Promote Health
Improve the health of Tacoma’s residents and 
local ecology by implementing a transportation 
network that reduces auto mode share, increases 
the number of active travelers and transit riders 
of all ages and abilities, and improves safety in 
all neighborhoods. Work with the Tacoma-Pierce 
County Health Department and other agencies 
to promote active lifestyles through educational 
programs and safe and accessible routes for 
active travelers of all ages and abilities in all 
neighborhoods.

2.5  Traffic Calming Measures
Protect neighborhoods from the potential negative 
effects of a well-connected street grid, such 
as high volumes, high speeds, and pedestrian/
vehicle conflicts using design approaches that 
still allow access for emergency response vehicles 
and public transit. These approaches may include 
medians, streetscapes, bulb-outs, traffic circles, 
traffic control devices, bicycle facilities, road diets, 
and other accepted measures.

2.6  Safer Routes to School
Support Safer Routes to School Programs in 
collaboration with Tacoma schools. Apply for Safe 
Routes to School grants through the Washington 
State Department of Transportation.

3.  MULTIMODAL SYSTEM

GOAL
Prioritize the movement of people and goods  
via modes that have the least environmental 
impact and greatest contribution to livability  
in order to build a balanced transportation 
network that provides mobility options, 
accessibility, and economic vitality for all  
across all neighborhoods.
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POLICY INTENT
The City’s Bicycle and Pedestrian Technical
Advisory Group undertook a significant effort
in producing the award-winning Mobility
Master Plan (MoMaP) in 2009. While the TMP will 
replace MoMaP upon adoption, MoMaP guided 
multimodal investments for several years and 
much of that effort shapes this plan. Additional 
materials from MoMaP that provide further 
detail on active transportation can be found in 
Appendix C.

An efficient multimodal system accommodates 
the needs for the safe and efficient movement 
of people and goods. Effective transportation 
system management measures should be utilized 
to support safe and efficient travel for all users. 
This includes skateboards, roller skates and 
scooters. Tacoma recognizes that transportation 
needs and travel choices may change over 
time as new alternatives become available. 
Additionally, the City acknowledges that goods 
movement is critical to Tacoma’s economic 
development and well-being. 

By including environmental justice and health 
equity considerations in transportation planning, 
Tacoma considers how multimodal projects 
can be developed and sited to promote safety, 
support public transit, reduce motor vehicle use, 
minimize intermodal conflicts, enhance freight 
mobility, and accommodate the mobility needs 
of Tacoma residents and visitors, especially those 
from traditionally underserved neighborhoods or 
vulnerable populations.

POLICIES
3.1  Complete Streets / Layered Network
Develop and maintain a safe, accessible, 
and clean transportation network that 
accommodates all users, whether moving by 
an active mode, transit, truck, or car, while 
recognizing that not all streets provide the 
same quality of travel experience. Apply the 
Layered Network adopted as a part of the TMP 
in the planning and design for new construction, 
reconstruction, and major transportation 
improvement projects on all streets.  

 
The Layered Network and Complete Streets 
principles shall also be used to create over time 
a system of streets that meets user needs while 
recognizing the function and context of each 
street by evaluating potential transportation 
projects and amending or revising design 
manuals, regulations, standards, and programs  
as appropriate. 

3.2  Green Hierarchy
Elevate active travelers and public transit riders 
in the planning and design of streets using the 
Green Transportation Hierarchy.

3.3  Mode Split Target
Achieve the Climate Action Plan (CAP) goal of 
reducing GHGs from transportation sources by 
increasing the non-single occupant vehicle mode 
split by 2035, and continue gains thereafter. 
Mode split targets will be based on all trips in 
addition to commute trips, established for all 
modes, and set at lower single occupancy vehicle 
(SOV) levels for regional growth centers (RGCs) 
than the rest of the city. To the extent that data 
is available to track mode split in Tacoma’s mixed 
use centers (MUCs), the MUC targets should also 
be set at higher non-SOV levels than citywide.

 

Source: Mobility Master Plan, 2009 
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3.4  Level of Service Standards
The City will build the transportation system as 
defined in the TMP at a rate equal or ahead of the 
pace of development during the planning horizon 
and will also address existing deficiencies. This 
system completeness level of service standard 
is measured against the proportion of the 
transportation network that is constructed, and will 
be accompanied by performance measures that 
track the transportation system’s progress toward 
meeting the policy goals set forth in this document.

3.5  Concurrency
Ensure that the transportation network 
adequately serves existing and projected land 
use growth allocations by performing periodic 
review and monitoring (every 2-4 years). If 
adequate service levels are not maintained, 
pursue improvements to the transportation 
systems, mitigations of impacts, or modifications 
to the land use assumptions, where appropriate.

3.6  Street System Design
Facilitate transit and active transportation
connections by encouraging street system
design in a rectangular grid pattern with smaller
block sizes, frequent interconnections, and clear
wayfinding; strongly discourage culs-de-sac or
dead end streets and only allow them in new 
locations if a short multi-use path will connect 
the dead end to another street.

3.7  Special Needs of Transportation Users
Recognize and accommodate the special 
transportation needs of the elderly, children, 
and persons with disabilities in all aspects of 
transportation planning, programming, and 
implementation. Satisfy the community’s desire 
for a high level of accommodation for persons 
with disabilities using local, state, or federal 
design standards.

3.8  Equity in Transportation
Support the transportation needs of traditionally 
underserved neighborhoods and vulnerable 
populations, as listed under Goal 2, through 
investment in equitable modes of transportation 
and equal spending throughout the City, in 
addition to potential catch-up investment for 
areas in need as necessary.

3.9  Pedestrian Facilities
Make all streets in Tacoma safe for walking and 
traveling with assistive devices using context 
sensitive designs for sidewalks, crosswalks, 
trails, and other pedestrian walkways or 
facilities. Pedestrian priority areas, transit 
corridors, recreational trails, streets experiencing 
frequent collisions involving pedestrians or 
other pedestrian safety problems, and streets 
connecting pedestrian-oriented land uses shall 
receive high quality pedestrian facilities and 
amenities that meet standards set by the United 
States Access Board as funding is available.  
See the MoMaP Update in Appendix C for  
more detail.

3.10  Bicycle Facilities
Complete and maintain a safe bicycling 
system that connects all parts of Tacoma and 
accommodates all types of bicyclists. Achieve 
the highest level Bicycle Friendly Community 
status as designated by the League of American 
Bicyclists, or an equivalent designation. See the 
MoMaP Update in Appendix C for more detail.
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TRANSPORTATION MASTER PLAN
City of Tacoma

SYSTEM COMPLETENESS
POLICY 3.4:
The City will build the transportation system as defined in the TMP at a rate 
equal or ahead of the pace of development during the planning horizon. 
This system completeness LOS standard is measured against the proportion 
of the transportation network that is constructed, and will be accompanied 
by performance measures that track the transportation system’s progress 
toward meeting the policy goals set forth in this document.

HOW DOES IT WORK?
System completeness is measured against a 20 year list of projects, 
which will be developed based on the TMP modal networks.  
The 20 year list of projects can be updated periodically to respond  
to development patterns, financial resources, community health,  
safety, and equity goals, as well as a variety of transportation 
performance measures, which are summarized below:

WHAT ARE THE KEY ADVANTAGES OF THE SYSTEM COMPLETENESS METHOD?
• System completeness ties most cleanly to City’s Layered Network and Green Transportation Hierarchy.  

• The standard doesn’t prescribe that a certain speed or intersection delay threshold be met,  
   as these types of thresholds open the door for unintended consequences related to pedestrian  
   and bicycle accommodation and pose unknown future costs for the City.  

• System completeness allows for periodic updates to the project list, which can be developed  
   more holistically based on the full spectrum of City priorities, including total cost, balancing modal  
   needs, and addressing existing gaps in the transportation system.

• While system completeness is not explicitly tied to a simple metric like roadway speed or  
   intersection performance, it can be very transparent to the public by showing an ultimate vision  
   for Tacoma’s transportation network, in terms of what will be built.

• Ease of tracking and implementation for City staff – the system could be structured to be as simple  
   as a spreadsheet exercise (although planning-level evaluations could include more detailed data).

Mode Sample Performance Measures
PEDESTRIAN • Percent of pedestrian network complete 

• Pedestrian-related crashes 
• Pedestrian crossing opportunities on key corridors

BICYCLE • Percent of bicycle network complete 
• Quality of pavement and striping along bike routes 
• Bicycle-related crashes

TRANSIT • Presence of amenities at  highly-utilized transit stops 
• Transit route speed and reliability 
• Provision of transit-accommodating treatments along major routes  
• Transit service frequency and headways

AUTO/FREIGHT • Crash rates along key corridors/intersections 
• Pavement quality along auto/freight priority routes 
• Vehicle speeds or vehicle delay along auto and freight priority corridors 
• Person or goods throughput along auto and freight priority corridors
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3.11  Trails
Improve access to trails for all areas of Tacoma 
and connections to neighboring jurisdictions for 
both transportation and recreational purposes 
by filling gaps in both the trail network and the 
pedestrian and bicycle networks. See the MoMaP 
Update in Appendix C for more detail on trails  
in Tacoma.

3.12  Transit Operational Efficiency
Support efficient transit operations through 
street and transit stop designs on transit priority 
streets that comply with standards and include 
transit-supportive elements for bus, streetcar, 
and light rail transit. See page 83 for potential 
transit supportive elements. 

3.13  Encourage Transit Ridership
Encourage transit ridership by implementing 
pedestrian improvements near transit stops, 
conducting outreach to employers, and working 
with public transit agencies to identify strategies 
to improve the frequency and ridership of 
transit service, including bus, streetcar, and 
light rail, between high density residential areas 
and employment centers. These strategies 
would include locating transit stops / stations 
to maximize convenience of transfers between 
modes and / or connecting to other routes.

3.14  Create Streetcar Network
Create a Tacoma Streetcar network that moves 
and connects people efficiently and effectively 
throughout the City focusing on connections to 
regional destinations, mixed use centers, and 
local and regional transit centers and routes.
 
 
3.15  Inter-Modal Conflict
Address infrastructure gaps, inadequate design, 
safety hazards, and at-grade railroad crossing 
conflicts to increase safety, capacity, and 
timeliness of both over-land and rail freight, 
especially on identified heavy haul corridors 
using appropriate programs, regulations, and 
design standards. Design active transportation 

facilities in manufacturing industrial centers 
in a manner that minimizes potential conflicts 
with trucks and trains to allow for the safe and 
efficient movement of both freight and people.

 
3.16  Moving Freight
Strengthen Tacoma as a primary hub for 
regional, Alaskan, military, and international 
goods movement and as a gateway to national 
and international markets by integrating the 
development and operation of air, trucking, rail, 
and maritime terminal facilities to enhance the 
freight transportation system and strengthen 
the City’s economic base. Consider the needs 
for delivery and collection of goods at local 
businesses by truck.  

3.17  Intelligent Transportation Systems
Boost the efficiency, improve the safety, 
and reduce the environmental impact of 
the multimodal transportation system by 
taking advantage of intelligent transportation 
systems (ITS) and other technological 
innovations. Incorporate ITS improvements into 
capital improvement projects and prioritize 
development of an ITS infrastructure plan. 

3.18  Roadway Capacity
Support multimodal mobility by assessing 
roadway capacity on the basis of a facility’s total 
people-carrying capacity and only increasing 
physical capacity when absolutely needed.

4.  ENVIRONMENTAL, FISCAL 
STEWARDSHIP AND SOCIAL 
ACCOUNTABILITY

GOAL
Design an environmentally, socially, and fiscally 
sustainable transportation system that serves its 
users through strategic planning efforts, funding, 
and projects.

POLICIES CONTINUED
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POLICY INTENT
The City of Tacoma recognizes that 
transportation has a major effect on climate 
change and that environmental and fiscal 
stewardship must be a central focus in 
establishing a transportation system that serves 
both today’s users and future generations.  
The City adopted its CAP in 2008, which lays  
out strategies for addressing climate change.

Transportation contributes to more than 50% of 
Tacoma’s GHG emissions. Policies that reduce 
car use and encourage transit, walking, and 
bicycling are key to reducing transportation-
related environmental impacts and can be found 
throughout the Comprehensive Plan. In an effort 
to achieve the GHG reductions laid out in its CAP 
and in accordance with Washington State Law 
on electric vehicles (EVs), Tacoma encourages 
the use of a variety of transportation modes 
that have low or no emissions. These modes 
include Low Speed Electric Vehicles (LSVs), 
bicycles, skateboards, and other forms of active 
transportation. 

Tacoma will emphasize investments for the 
preservation of existing transportation facilities 
equitably across all diverse neighborhoods 
by seeking funding from a variety of sources 
and pursuing new opportunities for system 
maintenance revenue. In addition, the City will 
continue to use cost saving strategies, efficiencies, 
and accountability as guidelines for the best use 
of the available funds. Intelligent Transportation 
Systems (ITS) are also important for environmental 
stewardship. Please see Policy 3.17.

POLICIES 
4.1  Minimum Environmental Disruption
Minimize the disruption of natural and desirable 
community amenities of our environment by 
employing a collaborative, interdisciplinary 
approach that involves all stakeholders, 
particularly those traditionally being 
underserved, to develop a transportation  

facility that fits its physical setting and preserves 
scenic, historic, and environmental resources 
while maintaining safety and mobility. 

4.2  Noise and Air Pollution
Encourage the reduction of noise and air 
pollution from various modes of transportation 
and ensure the City of Tacoma meets ambient air 
quality standards by promoting active modes of 
transportation and the use of alternative fuels for 
vehicles. 

4.3  Stormwater Management
Employ structural and operational best 
management practices for stormwater 
management to ensure stormwater discharges 
from roadways do not cause impacts to receiving 
waters. Encourage the use of Low Impact 
Development techniques to minimize impervious 
surfaces and minimize stormwater runoff.

4.4  Congestion Management
Decrease the use of SOVs and the environmental 
degradation associated with their use by 
encouraging and improving the appeal, 
convenience, and time competitiveness of travel 
by active modes, public transit, assistive devices, 
and ridesharing.

4.5  Environmentally-Friendly Infrastructure
Promote the long term sustainability of 
transportation infrastructure by using the 
Greenroads® or equivalent rating system 
for planning, designing, construction, and 
maintenance, as adopted through Council 
Resolution 38945.

4.6  Electric Vehicles
Encourage and promote the use of EVs as 
they are developed in all automobile, truck, 
and commercial vehicle classes. Neighborhood 
Electric Vehicles and Medium Speed Electric 
Vehicles (MSV) may travel Tacoma’s street 
network where appropriate and consistent with 
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State law. Encourage the use of such vehicles 
in a way that conditions are safe and don’t 
impede traffic flow. Provide for a broad range 
of charging opportunities at public and private 
parking venues throughout the city, including 
minimum standards for new developments that 
provide parking facilities.

4.7  Emission-free Vehicles and Devices
Accommodate the use of transportation devices 
that have a minimal effect on the environment 
and do not emit GHGs such as skateboards and 
bicycles, electric personal assistive mobility 
devices, electric assist bicycles, Low Speed 
Electric Vehicles (LSV), and other innovations.

4.8  Reliable Funding
Jointly fund and finance transportation system 
improvements from public and private sources and 
pursue dedicated funding sources where possible.

4.9  System Maintenance and Rehabilitation
Keep system operating in safe condition by 
taking steps to secure funding from a variety 
of sources to maintain, rehabilitate, or replace 
sidewalks, crosswalks, trails, bicycle facilities, 
traffic signal systems, and roadways. Tacoma 
will work with its partners to understand 
maintenance and rehabilitation needs.

4.10  Fix It First
Prioritize system preservation and repair, and 
consider the long term maintenance costs of 
new capacity as part of the up-front cost of 
development.

5.  TRANSPORTATION  
DEMAND MANAGEMENT (TDM)

GOAL
Develop and implement transportation demand 
management strategies and programs that 
contribute to the overall effectiveness of the 
multimodal transportation system.

POLICY INTENT
As required by Washington State law, Tacoma 
adopted a Commute Trip Reduction (CTR) 
Ordinance in 2008. The City’s CTR Plan is 
an evolving document that is frequently 
updated and provides guidelines for the City 
and major employers affected by State law 
to implement effective strategies to achieve 
trip reduction goals. The CTR Ordinance 
establishes requirements for affected employers, 
including an appeals process, and procedures 
for the City for program administration, 
monitoring, enforcement and intergovernmental 
coordination. 

The CTR Plan and Ordinance are designed to 
achieve the following objectives: improve air 
quality, reduce traffic congestion, and reduce the 
consumption of petroleum fuels.  With the focus 
on employer-based programs that encourage 
the use of alternatives to driving alone for the 
commute trip, CTR represents a centerpiece of 
the overall strategy of TDM.  
 

Between July 2008 and June 2012, Tacoma also 
participated in the Growth and Transportation 
Efficiency Center pilot that enabled the 
development of the City’s first Transportation 
Management Association (TMA) called Downtown 
On the Go (DOTG). This innovative effort to 
target downtown trip reduction was created 
in partnership with Pierce Transit and the 
Tacoma-Pierce County Chamber of Commerce. 
Transportation Management Associations 
generally focus trip reduction efforts in areas with 
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high employment and residential densities. 
There are a number of Comprehensive Plan 
policies and strategies that are supportive of 
CTR and TDM, including policies contained in 
the Transportation Element, transportation-
efficient land use policies contained in the 
Generalized Land Use Element, and traffic 
management strategies contained in the 
Neighborhood Element as well as neighborhood 
subarea plans. The following policies are 
intended to provide additional tools to ensure 
the successful implementation of the CTR Plan 
and Ordinance, and contribute to accomplishing 
Tacoma’s strategic goals of healthy environment, 
sustainable economy, and livable community.

POLICIES
5.1  Comprehensive Planning and TDM
Incorporate transportation demand management 
in the planning for land use, transportation, 
housing, capital facilities, environmental 
protection, open space and recreation facilities, 
neighborhoods and communities, and other 
applicable disciplines of comprehensive 
planning. This will be accomplished by 
promoting TDM-related and supportive 
programs and implementation steps, such as 
those described in the Demand-Side Approaches 
section of the TMP.

5.2  Funding for TDM
Support transportation demand management by 
assigning higher funding priority to and actively 
pursuing funding opportunities for improvement 
projects and programs that are related, 
integrated, or supportive of TDM. 

5.3  Collaboration on TDM
Coordinate TDM and CTR program efforts to 
best utilize and multiply resources, success 
stories, and innovative practices. Ensure that 
fair and consistent services are provided to 
CTR-affected employers across jurisdictions 
and CTR-affected employers with worksites 
located in more than one jurisdiction by working 
in conjunction with Pierce County, WSDOT, 
Pierce Transit, Sound Transit, transportation 
management associations, and other 
jurisdictions and organizations.

5.4  Innovation and Expansion of TDM
Maximize the effects of TDM by pursuing 
innovative measures of CTR beyond the 
statutory suggestions and endeavoring to 
expand the scope beyond the statutory 
requirements. Focus efforts on personal trips 
as well as commute trips with an emphasis on 
active transportation for short travel distances. 
 
 
5.5  Monitoring and Evaluation of TDM
Achieve and exceed the statutory goals of 
CTR by continually monitoring and evaluating 
the effectiveness of employers’ transportation 
demand management programs and Tacoma’s 
TDM policies, and implementing changes when 
needed.

 
 
5.6  Leadership in TDM
The City of Tacoma, as an employer, should take 
the leadership role and set a positive example by 
maintaining strong TDM and CTR programs for 
its employees and educating other employers 
on its successes. Support DOTG or an equivalent 
TMA as the City’s agent for implementing TDM 
strategies.

 
 
5.7  Commute or Trip Options
Reduce SOV trips by supporting programs 
and public-private partnerships that provide 
alternatives to driving a car alone through 
ridesharing, transit, bicycling, walking, or other 
options.

 
5.8  Education and Encouragement
Focus attention on the outcomes of travel 
choices and increase the public’s use of the 
range of travel choices available by initiating and 
supporting public awareness campaigns. Partner 
with public transit agencies to collaborate on 
strategies that encourage ridership. Consider 
multimodal programs such as Safe Routes to 
School as well as neighborhood-based efforts.
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6.  LAND USE AND 
TRANSPORTATION

GOAL
Build a transportation network that reinforces 
Tacoma’s land use vision, Vision 2040 and the 
GMA.

POLICY INTENT
Land use type, intensity, and distribution, as 
a result of developments, greatly influences 
travel choices and decisions on placement and 
investments of transportation facilities. Because 
land use and transportation are fundamentally 
linked, it is important that transportation facilities 
be designed to meet both community desires 
and federal, state, regional, and local standards 
for functionality, safety, service, and efficiency.
 

Accommodating a large percentage of future 
growth through TOD and transit-supportive 
amenities will help create a safer, more 
comfortable pedestrian environment, encourage 
alternative transportation, promote active living, 
and enhance the quality of life of residents. The 
transportation system should also be designed 
to balance livability objectives with industrial 
activities, which are an important economic 
engine within the City. The Generalized Land 
Use Element provides further detail on relevant 
policies and strategies.

POLICIES
6.1  Land Use Considerations
Ensure reasonable access for all modes to places 
of employment, schools, libraries, parks, transit 
centers, civic buildings, and other attractions 
in Tacoma through development, expansion, or 
improvement of transportation facilities that are 
coordinated with existing and projected land use 
patterns and types of development. Similarly, 
development patterns and designs should 
account for their effects on the transportation 
system.

6.2  Land Use Patterns
Encourage land use patterns and developments, 
especially in MUCs, that support non-SOV travel, 
access to multimodal options and intermodal 
connectivity, opportunities to live close to 
work, and short trips easily made by walking or 
bicycling for recreation and commuting.

6.3  20-Minute Neighborhoods
Prioritize infrastructure improvements within 
and between 20-minute neighborhoods based 
around Tacoma’s centers for growth and along 
identified corridors that connect residential areas 
to schools, local retail, business, and community 
services so residents can safely access more of 
the services they need close to home by active 
modes, public transit, and using assistive devices.

6.4  Support Mixed-Use Centers
Serve and support the existing MUCs and aid 
Tacoma in attracting new investments by giving 
high priority to those transportation facilities 
that serve these centers. Increase the livability 
of the MUCs by providing transportation choices 
and integrating amenities that create a safe and 
inviting environment for walking, bicycling, and 
taking public transit.

6.5  Industrial Access
Recognizing the importance of the Port and 
other industrial uses to Tacoma’s economic 
well-being, provide infrastructure and access to 
commercial, manufacturing and industrial centers.

6.6  Street Rights-of-Way
Preserve right-of-way needs for future 
transportation, recreation, streetscape, essential 
city service or other City-approved purposes. 
The City should safeguard the general public 
interest by inventorying, evaluating, and 
acquiring right-of-way in advance.
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6.7  Transit-Oriented Development
Promote TOD or transit-supportive development 
and provide incentives for development that 
includes specific TOD features. 

Elements of TOD generally include: 

•	 A compact mix of land uses, including mixed-
use, residential, and commercial development; 

•	 Moderate to high density housing; 

•	 Affordable housing for all income groups;

•	 Pedestrian orientation/connectivity; 

•	 Convenient access to transportation  
choices, including transit, bicycle, and  
pedestrian facilities; 

•	 Reduced size of surface parking facilities  
or minimum parking requirements; and

•	 High quality design.

 
6.8  Development Incentives
Further TOD, walkability, and/or bicycle facilities 
through supportive amenities and on-street 
infrastructure by providing height and density 
bonuses, relaxing parking minimums, and other 
incentives to developments that support these 
ends. 

6.9  Parking Management
Manage parking pricing to seek balance among 
competing uses, be financially self-supporting, 
help attract investment, and meet the needs 
of both private and public users in Tacoma’s 
MUCs by expanding parking management and 
working with PTAG, businesses, employers, and 
other parking stakeholders. Consider parking 
management strategies in residential areas 
as well. Employ strategies to minimize the 
amount of land dedicated to parking, increase 
the amount of shared parking, and encourage 
alternative modes of transportation.

 

6.10  Land Uses that Support  
Streetcar Network
Develop a streetcar network that serves 
dense population nodes, aiding the greatest 
number of people possible. It should focus on 
concentrations of people, jobs, and activity. 
This streetcar network should be reviewed 
regularly so it corresponds with new land use 
designations, codes, growth, and development.

The Layered Network
 
The goals and policies provide guidance for 
achieving Tacoma’s vision of strategically 
providing a multimodal transportation system 
that is safe, sustainable, and promotes healthy 
living. To meet this high bar, the TMP was built 
using a ‘layered network’ framework, which 
focuses on how the City’s transportation network 
can function, as a system, to meet the needs of 
all users. While the ‘layered network’ concept 
is a recommended practice of the Institute of 
Transportation Engineers, the development of 
Tacoma’s layered network has been informed by 
an emphasis on providing safety for all modes 
of travel, as well as key City policies, including 
the Green Transportation Hierarchy, Complete 
Streets Policy, and the City’s CAP.

INTRODUCTION TO THE 
LAYERED NETWORK CONCEPT

It is often a challenge for a single roadway 
to meet the demands and expectations of all 
modes at any given time. This has certainly been 
the case in Tacoma, where the city streets have 
been expected to concurrently serve autos, 
trucks, pedestrians, bicycles, and buses. 
In response to this challenge, this TMP has  
been developed using the concept of a  
‘layered network’. 

“
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The layered network concept envisions streets 
as systems; each street type is designed to 
create a high quality experience for its intended 
users.  A layered network approach allows for 
certain streets to cater to specific modes or user 
types, while discouraging incompatible uses. For 
example, a downtown street may be planned to 
provide a pleasant experience for shoppers on 
foot, recreational bicyclists, and people wishing 
to park on-street, while discouraging use by ‘cut-
through’ traffic and large trucks.   

The following sections of this chapter describe 
the individual modal networks that have been 
developed for walking, biking, transit, freight, 
and autos.  Each of these individual networks 
recognize that not every street (or trail) can 
accommodate all modes at all times. Instead, the 
networks identify the facilities citywide that are 
most critical to accommodating each mode.  This 
approach helps the city to focus its investments 
on transportation projects that provide the 
biggest bang for its buck, while simultaneously 
ensuring that all modes are accommodated.
 

At the end of this chapter, a section called 
“Roadway Typologies” discusses how streets 
might be designed when multiple modes are a 
priority.

    

 

Source: Institute of Transportation Engineers, 2011

“ “

Layered networks recognize that while all traveler 
types need to be accommodated within a 
community, no single street can accommodate all 
transportation users at all times.

LAYERED NETWORK CONCEPT
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GREEN TRANSPORTATION 
HIERARCHY

The ‘Green Transportation Hierarchy’ is 
a prioritization strategy that recognizes 
transportation modes with the least 
environmental impact and greatest contribution 
to livability. The Green Transportation Hierarchy 
was adopted in the City’s last Transportation 
Element and remains important policy guidance 
in Tacoma today.

The Green Transportation Hierarchy promotes 
funding and development of facilities for modes 
that affordably enhance access for the majority 
of Tacoma residents, rather than using LOS 
standards focused on vehicle movement. The 
hierarchy gives precedence to pedestrians 
(including individuals using assistive devices 
for mobility and sensory disabilities), then 
to bicyclists and public transit.  Commercial 
vehicles and trucks are also recognized as having 
priority over passenger vehicles. 

 

COMPLETE STREETS POLICY

Complete Streets is a nationally recognized 
term referring to streets and sidewalks that are 
designed, operated, and maintained to enable 
safe and convenient access and travel for 
multiple users – pedestrians, bicyclists, transit 
riders, and people of all ages and abilities, 
as well as freight and motor vehicle drivers. 
Complete streets also focus on fostering a sense 
of place in the public realm and incorporating 
green features including trees, landscaping 
and, in some cases, low impact development 
stormwater features. 
 

The City has had a Complete Streets policy 
in place since 2009.  The policy states that 
the City will develop and maintain a safe, 
accessible, and clean transportation network 
that accommodates all users, whether moving 
by an active mode, transit, truck or car, while 
recognizing that not all streets provide the same 
quality of travel experience.

CLIMATE ACTION PLAN

In 2008, Tacoma adopted a CAP, which 
establishes carbon reduction goals for the City 
and community and offers more than 40 new 
strategies to achieve those goals. Most relevant 
to this TMP, the CAP includes strategies to 
move people and goods more efficiently and to 
enhance compact livable neighborhoods. The 
CAP includes goals to increase the mode share 
by non-single occupant vehicles and to develop 
neighborhoods that are welcoming for walking 
and biking.  These goals have been incorporated 
into the TMP.

Source: Mobility Master Plan, 2009 

GREEN TRANSPORTATION HIERARCHY
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COMPLETE STREETS TOOLBOX 
 
Identifying 
Opportunities  
for Complete Streets 
Projects 
Tacoma’s Layered 
Network and the 
Green Transportation 
Hierarchy work together 
to establish the modal 
priorities on city streets 
at a general level, as 
described in the modal 
networks of this plan. 
The City also wishes to 
identify opportunities 
for complete streets 
projects by using 
accepted indicators 
whether the street is a 
busy arterial or a quiet 
neighborhood street. These mobility, choice, and 
place indicators, combined with an assessment 
process, can help Tacoma strategically invest in 
complete streets.  

The mobility measures address the level of 
automobile activity on a street. Streets with 
lower speeds, additional capacity available, and 
fewer trips passing through without stopping 
make better candidates for complete streets 
projects. The choice indicators describe existing 
travel options on the street. A well-connected 
street grid provides more route options for 
people traveling by any mode. Existing bicycle 
and transit facilities encourage travel by multiple 
modes and make streets good candidates for 
complete street investments.

Place might be the most important aspect of 
creating complete streets because people will 
tend to collect in dense areas with a mix of land 
uses. Enhanced streetscape elements such as 
wide sidewalks, street trees, and benches can 
make the street itself a desirable place to be. 
 

The initial assessment below lays out a simple 
screening process that can help the city narrow 
down the corridors it wishes to consider for 
complete streets projects before collecting 
the information for all of the indicators in this 
plan. These tools combined can help Tacoma 
strategically invest in complete streets that are 
safe and pleasant for everyone.
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Crashes by 50% or more?
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Assessment2C Volume

Assessment

3

Initial 
Assessment
Complete Steps 1a, 1b, and 
1c.  If you answer “yes” to 
1a, 1b and 1c, the street
is a good candidate to
become a complete street.

 

STEP 2 
Detailed Analysis 
(If Necessary)
Complete Steps 2a, 2b, 2c, 
and 2d.  If you arrive at a 
white "Consider No  Road 
Diet" after completing any 
of the Steps, move to Step 3.   

STEP 3
Resolve Complex Cases (If Necessary)
Undertake quantitative and qualitative assessment of key 

are desirable 

STEP 1
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Complete Steps 1a, 1b, and 
1c.  If you answer “yes” to 
1a, 1b and 1c, the street
is a good candidate to
become a complete street.

 

STEP 2 
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Complete Steps 2a, 2b, 2c, 
and 2d.  If you arrive at a 
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Diet" after completing any 
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Modal Networks 
 
PEDESTRIAN PRIORITY     
NETWORK 

Almost everyone is a pedestrian at some point 
during the day. Whether walking or using 
assistive devices to get from a car to a home, a 
transit stop, a business or park, the pedestrian 
portion of a trip contributes to a person’s 
enjoyment, safety, and convenience.  
The pedestrian system is the glue that holds 
other transportation networks together and 
provides critical linkages to public transit. 
A fragmented or missing pedestrian system 
is a major obstacle to active living. A less 
active population contributes to obesity and 
other health related issues. The Tacoma TMP 
recognizes the importance of people walking and 
using assistive devices by placing them at the top 
of the modal hierarchy, meaning that if a modal 
conflict arises on a specific street, the needs of 
the pedestrian will be met before other modes.  

20-MINUTE NEIGHBORHOODS
The TMP applies the concept of 20-minute 
neighborhoods around designated growth 
centers. These neighborhoods are built on the 
idea that most walking trips in the US are less 
than one mile and while all streets in Tacoma will 
be used by pedestrians, these areas are likely to 
serve the greatest number of people. 

As shown on the pedestrian priority network 
map, 20-minute neighborhoods cover much 
of Downtown Tacoma and the North End, 
while South Tacoma has fewer 20-minute 
neighborhoods that are more spread out and 
centered on Tacoma Mall and the Oakland-
Madrona neighborhood.  These are areas that 
already have, or are planned to realize more 
dense residential uses and a mix of nearby 
destinations that people can walk to. The Port 
area doesn’t have a 20-minute neighborhood but 
it also has no homes.

Many key destinations – hospitals, schools, parks, 
and libraries are contained 
within the pedestrian priority 
areas. It will be a high priority 
for the City to provide an 
accessible, continuous, and 
comfortable network of 
pedestrian facilities within these 
priority areas so that people 
can reach their destinations on 
foot or using assistive devices 
without encountering difficult or 
potentially dangerous situations.

Source: Department of Transport, Planning and Local Infrastructure, 2013
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Sidewalks
Sidewalks are designated raised paths for 
pedestrians and non-motorized users to safely 
walk without the threat of vehicle traffic. 
Sidewalks are fundamental to a walking network 
in urban and suburban areas and must be a 
minimum of 5 feet wide to provide safe passage 
for users in wheelchairs. Sidewalks are typically 
concrete and separated from the roadway by 
a curb or gutter. Sometimes they also feature 
planted buffers with trees or places to sit and 
rest. At intersections, sidewalks must have 
curb ramps for wheelchairs, strollers, and other 
wheeled users to cross the roadway.

 

 
 
 
 
 
 
 
 
 

Roadway Crossings
Pedestrians crossing a street with multiple travel 
lanes, high volumes of traffic, and high speeds 
need a dedicated crossing with high visibility 
crosswalks and ideally a pedestrian walk signal 
with a countdown timer. These amenities create 
safe, predictable conditions for pedestrians and 
motorists. High visibility crosswalks may have a 
ladder pattern and encourage vehicles to stop and 
allow space for pedestrians to cross comfortably 
and in view of all other road users. Crosswalks 
should be present every 600 feet or more 
frequently, depending on the layout of the street 
grid and the presence of land uses that generate 
pedestrian activity.

 

Source: Fehr & Peers Source: Alta Planning + Design

Source: Alta Planning + Design

Shared Use Paths / Trails
Shared use paths and trails are separate rights-
of-way for the shared use of pedestrians, 
skateboarders, bicyclists, and other non-
motorized users. They can be in urban or more 
rural and park-like settings. These types of 
facilities are great for recreational use as well as 
transportation and appeal to users of all ages 
and abilities.

PEDESTRIAN FACILITY TYPES
The pedestrian element recognizes that sidewalks and crossings should be improved to complete 
missing linkages between home, shopping, work, and transit, as well as create a complete 
neighborhood. All pedestrian facilities should be designed to meet standards set by the US Access 
Board to ensure access for all users. Trails are also recognized as an integral part of both the pedestrian 
and bicycle networks.
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Source: Alta Planning + Design

Median Refuge Islands
If there is a particularly wide roadway, a median 
refuge island can shorten the crossing distance 
for pedestrians and allow slower moving 
pedestrians to safely cross the roadway in two 
segments. Median refuge islands also allow 
pedestrians to gauge safe crossing times by 
looking at one direction of traffic at a time. 
Median refuge islands are applicable at both 
signalized and unsignalized intersections, as well 
as midblock crossings. 
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Source: Fehr & Peers

 
  PEDESTRIAN TOOLBOX

One of the existing challenges in planning for walking and quality pedestrian facilities in  
Tacoma is a lack of information on existing conditions. The City’s sidewalk data is out of  
date so city staff and decision makers cannot easily assess needs. An inventory of sidewalks, 
crosswalks, and paths is the first step toward guiding expenditures on walking.  
 
The inventory should include:

 -  Presence of facilities

 -  Condition of facilities, including description of navigability for persons with disabilities

 -  Type of facility – curbs, gutters, and sidewalks vs. paths; longitudinal stripe vs.  
    advanced design crosswalks

 -  Additional amenities – streetlights, signage, flashing beacons, buffers from vehicle traffic

Data collection efforts should first focus on Tacoma’s 
mixed use centers and 20-minute neighborhoods 
because these are areas with high levels of pedestrian 
activity. Areas near schools, parks, libraries, hospitals, 
transit stops, other land uses that encourage 
pedestrians, and locations with a history of pedestrian 
collisions should also be prioritized.

Pedestrian Signals
Signals provide positive guidance to pedestrians regarding the permitted signal interval to cross 
a street and prohibit pedestrian crossings when conflicting traffic may impact pedestrian safety. 
Pedestrian countdown signals can help reduce pedestrian crossings near the end of the pedestrian 
phase. The use of WALK/DON’T WALK pedestrian signal indications at signal locations are important 
in many cases, including when vehicle signals are not visible to pedestrians, when signal phasing is 
complex (e.g., there is a dedicated left-turn signal for motorists), at established school zone crossings, 
when an exclusive pedestrian interval is provided, and for wide streets where pedestrian clearance 
information is considered helpful.

Pedestrian Warning Beacons 
At unsignalized crossings, either midblock or 
at an intersection, high pedestrian volumes, 
traffic volumes, or traffic speeds may warrant 
the implementation of a user activated flashing 
beacon. This treatment alerts motorists to slow 
and stop to allow pedestrians to cross safely. 
These beacons are used in conjunction with a 
pedestrian yield sign. Rectangular rapid flashing 
beacons (RRFBs) are current best practice. 
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SYSTEM COMPLETENESS FRAMEWORK
The pedestrian policies and 20-minute 
neighborhood concept fall easily into the system 
completeness framework. A key metric will be 
the percentage of the pedestrian network that 
is complete and meets the acceptable level of 
facility quality or better. 

 
The 2015 Transportation Element will define what 
can be constructed over the next 20 years for 
gauging system completeness. To gauge system 
completeness, a short-term level of service 
for pedestrian infrastructure was developed. 
This analysis is dependent on data availability 
and provides a basic snapshot of pedestrian 
infrastructure in 20-minute neighborhood focus 
areas and along higher classified roadways.  
The following tables provide some guidance. 

Sidewalks

Quality of  
Facility

Within 20-Minute Neighborhoods Other Areas

High
Complete sidewalks with buffers  
on both sides of arterials and  
collectors

Complete sidewalks on both sides 
of arterials and collectors

Acceptable
Complete sidewalks without  
buffers both sides of arterials and 
collectors

Sidewalks present

Needs  
Improvement

Incomplete or no sidewalk Incomplete or no sidewalk

Crosswalks

Quality of  
Facility

Within 20-Minute Neighborhoods Other Areas

High

Crossing every 300 feet in  
pedestrian activity area or  
downtown that meets Tacoma’s 
current best design practice

Existing marked crossings meet  
Tacoma’s current best design  
practice

Acceptable Crosswalks present every 600 feet Crosswalks present

Needs  
Improvement

No crosswalks within 600 feet No crossings present

It is recognized that not all 20-minute 
neighborhoods will immediately meet 
these infrastructure goals, but the system 
completeness framework establishes supportive 
policies and performance metrics to track 
performance and implementation over time. 

 
The City’s Pedestrian Safety Improvement 
Project laid groundwork for building out the 
pedestrian network through a broad reaching 
public process in 2014. The effort included 
identifying key pedestrian investments, 
establishing a prioritization process for  
these projects, and developing a final 
project list. These projects and the 
funding behind them will support 
the 20-minute neighborhood 
approach and improve safety 
for pedestrians. Appendix E 
provides further information.

RECOMMENDED APPROACH FOR ASSESSING 
QUALITY OF PEDESTRIAN FACILITIES
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BICYCLE PRIORITY   
NETWORK

Bicycling is the symbol of Tacoma’s healthy 
community and active lifestyle.  With growing 
public health concerns about obesity and air 
quality, increasing bicycle activity is one of the 
most effective ways to reduce health costs, 
preserve infrastructure, and improve air quality. 
The bicycle element builds on the network 
presented in Tacoma’s MoMaP and seeks to build 
a continuous network of crosstown corridors in 
order to facilitate comfortable and safe bicycle 
travel for people of all ages and abilities. Some of 
the identified projects would require additional 
right of way to fully implement vision.

MODAL NETWORK
The bicycle network is characterized by long, 
continuous routes with supportive traffic control 
elements that facilitate travel both north and 
south as well as east and west. The long term 
network laid out here recognizes that many 
different people bicycle for many different 
reasons. By providing a robust network with 
redundant or alternative routes in some areas, 
the City can plan for bicycle riders of all ages 
and abilities. For example, a confident bicycle 
commuter is likely to prefer a direct route 
that minimizes out of direction travel and may 
be willing to ride on facilities requiring more 
interaction with motor vehicles, whereas a 
parent bicycling with their child would prefer to 
travel along quieter residential streets, trails, or 
protected bicycle lanes that provide complete 
separation from motor vehicle traffic. 

Developing a connected network of more 
comfortable bicycling facilities will make cycling 
more appealing to a greater segment of the 
population. Network construction is likely to 
be incremental in some locations; a new or 
existing bicycle lane may eventually evolve into a 
protected bicycle lane or protected bicycle facility 
to meet the long term vision set forth in this 
plan. Establishing a bicycle counting or detection 
program as well as tracking the bicycle mode 
split is important for measuring the success of the 
bicycle network.

 
A dense network of bikeways is recommended 
in and around downtown, while network spacing 
is coarser west of downtown and north near 
Point Defiance. The network in South Tacoma 
is strategically constructed to take advantage 
of the existing I-5 over- and underpasses. 
Connections to Northeast Tacoma would be 
achieved through a proposed trail along the SR 
509 corridor and provide access to destinations 
such as the Mary Rose Kobetich Library. 

FOUR TYPES OF BICYCLISTS BY PROPORTION OF POPULATION

The goal is to build infrastructure for the Interested, but Concerned group by making the bicycle network 
feel safe for everyone.

Source: Portland, OR DOT
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FOUR TYPES OF BICYCLISTS BY PROPORTION OF POPULATION

BICYCLE PRIORITY NETWORK

Source: Portland, OR DOT
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BICYCLE FACILITY TYPES
Bicycle Lanes
A bicycle lane is a designated lane for exclusive 
use by bicycles, flowing in the same direction as 
traffic. Generally, bicycle lanes are 5-6 feet wide 
and are indicated by pavement markings and 
signage.  Bicycle lanes are typically placed on 
the right side of the road, between a travel lane 
and curb or other road edge. Bicycle lanes allow 
for more predictable behavior from motorists 
and bicyclists, visually remind motorists of the 

presence of 
bicyclists, 
and can 
increase 
roadway 
efficiency for 
more bicycle 
and motorist 
volumes.  

Buffered Bicycle Lanes
Buffered bicycle lanes add a painted buffer of 
18 inches to 3 feet wide to a typical bicycle lane 
to increase separation from motor vehicles. 
Buffered bicycle lanes are appropriate in areas 
where standard bicycle lanes are considered, 
streets with higher traffic speeds and volumes, 
or streets with additional width to accommodate 
a buffer.  An added buffer to a bicycle lane 
provides a greater sense of safety for less 
confident bicyclists, gives clearance from the 

door zone 
of parked 
cars if the 
bicycle lane 
is adjacent 
to parking, 
and allows 
bicyclists 
room to pass 
each other.

  

Bicycle Boulevards 
Bicycle boulevards are low speed, low volume 
streets with traffic calming measures such as 
speed humps, roundabouts, chicanes, and stop 
signs to allow bicyclists to comfortably use the 
road in a low stress setting. Bicycle facilities 
are indicated on these streets by signs and 

pavement 
markings, 
including 
sharrows.  
These 
facilities are 
appropriate 
for users of 
all ages and 
abilities.

 

 

Source: Alta Planning + Design Source: Alta Planning + Design

Protected Facilities
Protected facilities are designated lanes for 
bicyclists, fully protected from motor vehicle by 
a physical barrier such as bollards and pavement 
markings, parked cars, a raised curb, or a planted 
median. Protected facilities can be one-way 
or two-way flows, and can be at the street 
level, sidewalk level, or intermediate elevation. 
Protected facilities are appropriate in locations 
with high bicycle volumes, high motor vehicle 
speed or volumes, and other locations where 
bicyclists may feel unsafe due to parked cars, 
multiple vehicle lanes, or high traffic speeds. 
Protected facilities encourage use from bicyclists 

of all ages 
and abilities 
as this type 
of facility 
has physical 
barriers from 
vehicles.

Source: Fehr & Peers

Source: Fehr & Peers
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SYSTEM COMPLETENESS FRAMEWORK
The bicycle priority network is complemented 
by supportive policies, including the system 
completeness framework. The key metric 
will be percentage of network complete but 
facility quality and improved safety should be 
tracked over time. System completeness will 
be measured against the 20 year project list 
identified in the Transportation Element. 
 
 
To rate facility quality, the below table provides 
guidance. The most desirable outcome is 
provision of a facility that meets or exceeds the 
level of quality recommended by the TMP. An 
acceptable facility is met by providing some 
type of designated bicycle facility that improves 
the current facility but provides a lower quality 
experience than that recommended as part of 
this plan. 

Using this approach, S 15th Street would provide 
acceptable facility quality at the time of writing 
this TMP as the existing facility is a bicycle lane 
and the recommended long term facility is a 
bicycle lane. Given limited available resources, 
bicycle improvements will be prioritized and 
constructed over time, which is consistent with 
current practices utilized in the MoMaP.  
The current MoMaP prioritization scheme will  
still be used to prioritize bicycle facility 
construction, which will be complemented  
by elevating projects as 
opportunities arise  
(e.g., a roadway  
repaving project on a 
corridor scheduled for 
bicycle improvements).

  

Quality of  
Facility

Within Bicycle Priority Network

High Provides treatment recommended in the Bicycle Priority Network

Acceptable Provides a lower-level facility than recommended in the Bicycle Priority Network

Needs  
Improvement

No Facility

Bicycle facilities – lowest-level to highest-level of treatment:  shared; bicycle lanes; buffered or protected bicycle facility;  
separated trail.

RECOMMENDED APPROACH FOR ASSESSING QUALITY OF BICYCLE FACILITIES
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TRANSIT PRIORITY  
NETWORK

Public transit is an important component of 
Tacoma’s multimodal transportation network 
and can allow the City to move people efficiently 
while minimizing environmental impacts. While 
Tacoma itself does not operate transit service, 
it can support transit operated by Pierce Transit 
and Sound Transit through active management 
of the street system and right of way. These can 
include supportive policies, such as prioritizing 
transit service and access to it on certain streets, 
or infrastructure, such as transit signal priority, 
on-street parking management, and safer routes 
to transit for pedestrians and bicyclists. This 
section summarizes where Tacoma will prioritize 
transit, priority treatments that the City can use 
to support transit, and ways that the City can 
collaborate with transit providers. 

In the longer term, the City may need to deploy 
strategies that go beyond managing the right 
of way. For example, the City may find that 
targeted investments in transit service or 
expanding transit infrastructure, (e.g., adding 
to the streetcar network), are of significant 
importance in maximizing transit’s mode share. 
This vision sets a foundation on which those 
types of strategies can be launched in the future.

                                                                                                                                         
MODAL NETWORK AND TRANSIT 
PRIORITY TREATMENTS
Transit will be prioritized over other modes on 
certain streets, which is illustrated in the transit 
priority network.  This map highlights the streets 
where transit will be prioritized and indicates 
the level of transit service intensity that the City 
could support in the future.  Access to these 
transit priority streets by walking or bicycling 
is also important because transit riders need 
to get to the stop. For this reason, the transit 
priority network has significant overlap with 
the pedestrian and bicycle priority networks. 

These levels of intensity are summarized in the 
accompanying table.

Transit Intensity Levels
Streets highlighted in dark blue are High 
Capacity corridors and would support the 
highest level of transit intensity. The transit 
technology used to operate this level of intensity 
could be either bus or rail, and appropriate 
modes include street running light rail, streetcar, 
bus rapid transit, and arterial rapid bus.  

Streets highlighted in medium blue are Urban 
corridors and have slightly lower intensity 
than High Capacity corridors. Service could be 
provided by buses on this type of corridor, with 
the potential for very high quality service like bus 
rapid transit. 

Light blue streets represent Collector and 
Neighborhood corridors, which have the lowest 
intensity. These corridors could be served by 
buses.

It is important to note that the level of intensity 
indicated on the map is the level that could 
be supported by the City, but Pierce Transit or 
Sound Transit will not necessarily operate that 
level of service on the corridor in the future.  
A high number of corridors were selected as 
transit priority streets so that infrastructure 
planning would not preclude transit with the 
understanding that service will not be justified 
on all of the corridors in the future.  For example, 
there will likely not be demand for 10 minute 
service on all of the corridors highlighted in dark 
blue in the future, so only some will receive that 
level of service. This is where coordination with 
the two transit agencies will be crucial. Many 
of the transit supportive actions in the higher 
intensities will take time to implement. It will be 
important that the transit agencies work with 
the City as plans are made to upgrade service in 
particular corridors. 
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HIGH CAPACITY URBAN
COLLECTOR AND 
NEIGHBORHOOD

MAP COLOR DARK BLUE MEDIUM BLUE LIGHT BLUE

Peak Frequency 10 min or better 11 to 15 minutes 16 or more minutes 

Off Peak Frequency 15 min or better 16 to 30 minutes 31- 60 minutes

Appropriate Modes Street Running  
Light Rail  
(e.g., Tacoma Link)

Streetcar  
(e.g., Seattle South 
Lake Union)

Bus Rapid Transit (e.g., 
Community Transit 
Swift or Eugene EmX)

Arterial Rapid Bus  
(e.g., King County 
Metro RapidRide)

Bus Rapid Transit  
(e.g., Community Transit 
Swift or Eugene EmX)

Arterial Rapid Bus  
(e.g., King County Metro 
RapidRide)

Arterial Bus  
(e.g., Pierce Transit 
Route 1)

Local Bus

Local Bus

TRANSIT INTENSITY LEVELS
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CITY ACTIONS HIGH CAPACITY URBAN
COLLECTOR AND 
NEIGHBORHOOD

TRANSIT SIGNAL 
PRIORITY/TRAFFIC 

SIGNAL TIMING 

Consistently 
throughout corridor

Considered if person 
throughput of 
intersection is enhanced

Only at intersection 
points with higher 
intensity modes

QUEUE JUMPS Where transit in mixed 
traffic is delayed by 
more than 10% of free 
running speed

Selected intersections 
where transit is delayed 
by more than 20% of 
free running speed

Not considered

DEDICATED RIGHT 
OF WAY OR TRANSIT 

PRIORITY LANES

Considered throughout 
corridor if transit travel 
time advantage can be 
improved by more than 
10%

Selected locations 
if transit travel time 
advantage can be 
improved by more than 
20%

Not considered

ON-STREET PARKING 

MANAGEMENT

Transit has priority,  
on-street parking 
provided only if there is 
no conflict with transit 

Transit has priority, on-
street parking provided 
only if delay/transit 
conflict is minimal  

Parking prohibited 
only at bus stops

SELECTIVE USE OF CURB 
EXTENSIONS

Only as a transit 
priority measure –  
in-lane stops for 
example. 

Selected locations with 
transit delay a decision 
factor in placement

Transit delay a 
decision factor 
in placement but 
pedestrian crossing 
width primary 
decision factor

BICYCLE LANE 
PLACEMENT

Full separation of 
transit and bicycle 
facilities

Separation and 
delineation in conflict 
areas

Considered in high 
conflict areas

DEVELOPMENT SITE 

PLAN REVIEW

Yes – including off-site 
improvements

Yes – including off-site 
improvements

Yes, but only on-site 
and immediately 
adjacent right of 
way improvements

PROVISION OF 
CURBSIDE TRANSIT 
PASSENGER AMENITIES

City will prioritize 
provision 

City will ensure 
amenities can be 
installed

Not provided – 
transit agency 
responsibility

PEDESTRIAN 

INFRASTRUCTURE

City will prioritize up to 
1/4 mile from corridor 
based on Pedestrian 
Priority Network 

City will prioritize up to 
1/4 mile from corridor 
based on Pedestrian 
Priority Network

As per Pedestrian 
Priority Network

BICYCLE 
INFRASTRUCTURE

City will prioritize up 
to 1 mile from corridor 
based on Bicycle 
Priority Network

City will prioritize up 
to 1 mile  from corridor 
based on Bicycle 
Priority Network

As per Bicycle 
Priority Network

TRANSIT-SUPPORTIVE CITY ACTIONS
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Actions that the City will take to support transit 
are summarized in the accompanying table.  The 
majority of the actions are measures to improve 
transit speed and reliability, such as queue jumps, 
dedicated right of way, and transit priority lanes.  
This may require a Street Occupancy Permit or 
other Agreement between City and Transit
for exclusive use rights. Other actions make 
transit more attractive to use (provision of 
curbside transit passenger amenities) or make 
it easier to access (pedestrian infrastructure).  
When applied correctly, all of the actions have 
the potential to increase the quality of transit 
service, thereby improving its effectiveness and 
increasing ridership.

The level of action taken will depend on the level 
of intensity in a corridor, with support for high-
capacity corridors being more robust than for 
lower intensity corridors.  For example, one city 
action may be transit signal priority or changes 
to transit signal timing.  On high-capacity 
corridors, transit signal priority/timing will be 
applied consistently throughout the corridor.   
On urban corridors, this action will be considered 
if person throughput at an intersection is 
enhanced, i.e., if prioritizing buses increases the 
overall number of people traveling through an 
intersection compared to doing nothing at all.  
Transit signal priority/timing will be applied on 
collector and neighborhood corridors only at 
intersection points with higher intensity modes.

Some corridors in Tacoma accommodate more 
than one prioritized mode, such as transit and 
bicycle or transit and auto/freight.  In corridors 
like this, compromises may be necessary to 
accommodate treatments for both modes rather 
than just one.  For example, if transit and bicycle 
are both prioritized on the same street, it may 
not be possible to have both transit priority lanes 
and bicycle lanes on the street due to space 
limitations.  The cross-sections described in the 
Roadway Typologies section later in this chapter 
provide examples of how situations like this may 
be handled.

POTENTIAL HCT CORRIDORS
In addition to the street-level planning for 
transit in Tacoma, the City is also looking 
ahead to potential rail and high capacity transit 
investments. The Sound Transit Long Range Plan 
Update, under way in 2014 and 2015, identified 
several areas in Tacoma that could be connected 
well via light rail, streetcar, or bus rapid transit. 
Sound Transit has not committed to investing in 
these corridors at this time, but they are good 
candidates for high capacity transit and could be 
operated by Pierce Transit as well.
 

The City has also identified potential corridors 
for a future streetcar network. The network 
connects many of Tacoma’s mixed use centers 
and key destinations. The corridors called out 
on the streetcar map coincide with corridors on 
the transit priority network so they may begin 
with incremental investments in transit service 
in the shorter term. In the long term and with an 
infusion of funding, the streetcar network would 
provide an efficient transit experience for many 
of Tacoma’s residents, workers, and visitors.
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PRIORITIZATION FRAMEWORK
Transit-supportive city actions will be prioritized 
and implemented over time, and all actions will 
be coordinated with service changes made by 
Pierce Transit and Sound Transit.

The first priority in implementing transit-
supportive actions is to conduct an inventory 
of streets in Tacoma that currently have transit 
service.  Conditions along corridors with peak 
period frequency of 15 minutes or greater should 
be compared to the transit-supportive actions 
described in this plan. Gaps along the corridors 
where the City has not taken action to support 
transit should be identified, and improvements to 
fill these gaps should be prioritized.

After identifying corridors where improvements
are needed, the corridors will be prioritized
so that investments can be directed where they
will have the largest impact. The following 
criteria will be used to prioritize corridors:

1. Ridership - in general, improvements 
made to corridors with high ridership will 
have the greatest impact because they 
will benefit a large number of people.

2. Service Intensity – corridors with 
high service intensity will benefit from 
improvements more than corridors with 
low service intensity because a higher 
number of trips and vehicles will benefit, 
improving efficiency.

3. Transit speed and reliability – corridors 
with poor transit speeds and/or poor 
reliability should be prioritized when it 
comes to transit supportive actions that 
can improve transit speed and reliability, 
such as transit signal priority. The priority 
for addressing these would first fall 
to high intensity corridors (meaning 
the transit service is already in place), 
where due to the impacts of the street 

system transit speed and reliability is 
compromised beyond the standard 
established in the previous table.  

After current gaps have been addressed, 
the second priority is to examine future 
funded system plans from Pierce Transit and 
Sound Transit to identify corridors that will 
receive enhanced transit service in the short-
term. Transit-supportive actions taken by 
the City should be coordinated with service 
enhancements by Pierce Transit and Sound 
Transit to ensure that investments in service will 
be supported by City policies and infrastructure.   
As all three jurisdictions are required to maintain 
six year plans, it is suggested this coordinated 
planning effort occur through the six year 
planning efforts of the three agencies. Thus each 
year as plans evolve, the City, Pierce Transit, and 
Sound Transit will maintain fully coordinated 
plans.  

FIT WITHIN THE SYSTEM 
COMPLETENESS FRAMEWORK

The 2015 Transportation Element of the 
City’s Comprehensive Plan will identify transit 
investments that should occur over the next 
20 years. These investments will be developed 
based on the transit priority network and transit 
supportive actions described in this plan. The 
City’s progress in providing a transit system will 
be measured based on its progress in making 
these transit investments relative to the City’s 
growth over time.
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FREIGHT PRIORITY    
NETWORK

In 2009, the Washington State Legislature 
amended the GMA to include a requirement 
for a Container Port Element in the GMA 
Comprehensive Plan for cities that contain a 
marine container port with annual operating 
revenues in excess of $60 million. The City of 
Tacoma falls into this category. The legislative 
intent is “… to ensure that local land use 
decisions are made in consideration of the long-
term and widespread economic contribution 
of our international container ports and related 
industrial lands and transportation systems 
and to ensure that container ports continue 
to function effectively alongside vibrant city 
waterfronts.” (RCW 36.70A.085).
 

Accordingly, the City of Tacoma, in collaboration 
with the Port of Tacoma, prepared a Container 
Port Element (adopted July 2014).  The major 
components of that Plan are included in this 
Freight Element.  

 
Consistent with state requirements, the element 
provides policy guidance to achieve the 
following: 

•	 Protection of core areas of container port 
and port-related industrial areas within 
the City; 

•	 Efficient access to the core area through 
freight corridors within the city limits; 

•	 Protection against potential land use 
conflicts along the edge of the core area; 
and 

•	 Identification of key transportation 
corridor improvements.

 

PORT ACTIVITIES AND FACILITIES
The Port of Tacoma container port activities 
are concentrated in the Commencement Bay 
Tideflats area, located in Tacoma’s central 
waterfront. This area has an established history 
of maritime industrial activity, dating back 
to the 1800s. In 1918, the Port of Tacoma was 
created and began development on 240 acres of 
Tideflats.  Currently, the Port is home to a wide 
mix of industrial uses, including cargo terminals, 
manufacturers, warehouses, repair facilities, rail 
yards, and others. Some of the largest cargo 
terminals, especially the container terminals, are 
owned by the Port of Tacoma, but there are also 
numerous private facilities that transfer cargo to 
and from ships and barges. The Port also owns 
terminals handling bulk products, auto imports, 
breakbulk cargoes, and heavy-lift cargoes.  With 
ownership of approximately 2,725 acres, the Port 
of Tacoma owns approximately half of the land 
area in the Commencement Bay Tideflats area 
operating and leasing significant piers, docks, 
wharfs, cargo handling equipment, and related 
upland facilities.

 



TRANSPORTATION MASTER PLAN
City of Tacoma

FUTURE VISION

FUTURE VISION IMPLEMENTATION FUTURE CONDITIONS     June 2015  | 89

THE PORT’S ECONOMIC 
CONTRIBUTION
In 2013, Tacoma’s total seaport activity 
equaled 1.9 million twenty-foot equivalent 
units (TEUs), making it the 10th largest among 
North American ports by total TEUs. Tacoma’s 
role in foreign exports is especially important; 
containerized trade accounts for over half of  
the total tonnage moving through the Port.   
The marine cargo terminal trade plays a vital  
role in the Tacoma and Pacific Northwest 
economy, contributing thousands of jobs and 
millions of dollars in revenues and state and 
local taxes to the region. A 2014 Port of Tacoma 
economic impact study provides specific data 
describing the magnitude of the economic 
impact of the Port on the local and regional 
economy. As described in this report, economic 
impacts associated with container port activity 
can be summarized in terms of employment, 
income, revenue, and taxes. Key findings 
described in this report are listed below.

•	 Marine terminal activities at the Port of 
Tacoma generated approximately 10,000 
jobs.  

•	 When induced and indirect jobs were 
included, the total number of jobs 
generated by the Port’s presence was 
estimated at 29,000. If farmers and 
manufacturers who ship products 
through the Port of Tacoma were 
considered, the Port’s activities reach 
267,000 jobs in Washington State. 

•	 The marine terminal activities at the Port 
of Tacoma generated more than $3 billion 
in revenue. 

•	 This economic activity translates to more  
than $223 million in state and local taxes 
for education, police, fire services, and 
road improvements.  
 
 

•	 Cargo movement at the Port of Tacoma 
was estimated to generate nearly $1.5 
billion in direct revenue. Of this total, an 
estimated $1.25 billion was generated by 
containerized cargo. 

•	 Estimates of the annual state and local 
taxes generated by the Port of Tacoma 
totaled $107.5 million with approximately 
$82.4 million collected by the state, $11.5 
million by the county, and $13.6 million by 
local government. 

 

CORE VISION & PRINCIPLES
For the Core Area, this element envisions 
a strong and vibrant container port and 
port related industrial center in Tacoma’s 
Commencement Bay, supported by appropriate 
levels of service for capital facilities and other 
infrastructure and an efficient truck and rail 
transportation network. Key planning principles 
that guide the goals and policies for the Core 
Area include: 

•	 Uses should be prioritized as follows: (1) 
cargo facilities and activities, (2) water 
dependent port uses, (3) water related 
port uses, and (4) other uses permitted in 
Port Maritime Industrial zoning; 

•	 The Port of Tacoma should have the 
opportunity to work cooperatively 
with the City of Tacoma in setting LOS 
standards for utilities and transportation; 
and 

•	 The Port of Tacoma should have the 
opportunity to work cooperatively with 
the City of Tacoma in ensuring that future 
developments pay for the costs of those 
capital improvements necessary for the 
proper functioning of the Core Area. 
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HEAVY HAUL NETWORK
The City of Tacoma has an established Heavy Haul Network to support commerce associated with 
the Port of Tacoma. This network establishes corridors within the City’s transportation network 
where designing roadways to accommodate freight as a priority modal user will be essential.  Design 
considerations include turn radii, paving and materials, lane widths, as well as maintenance schedules.

FIT WITHIN THE SYSTEM COMPLETENESS FRAMEWORK
The 2015 Transportation Element will identify investments along the Heavy Haul Network that 
should occur over the next 20 years. These investments will be developed based on the design 
considerations described in this plan. The City’s progress in providing for freight will be measured 
based on its progress in making these investments relative to the City’s growth over time.
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AUTO PRIORITY  
NETWORK

This element provides guidance for future right-
of-way improvements, recognizes the limitations 
associated with street widening, and attempts 
to balance the access and mobility needs 
of all users including motorists, pedestrians, 
bicyclists, transit, and freight while responding 
to anticipated growth. The Auto Element also 
strives to balance safety, preservation, and 
maintenance of the roadway infrastructure, as 
well as environmental sustainability. The City’s 
street network includes State Highways and 
streets ranging in size from local streets to 
principal arterials linking neighborhoods and 
business areas to each other and the region.  

STATE HIGHWAYS AND HIGHWAYS OF 
STATEWIDE SIGNIFICANCE
The City of Tacoma has been greatly impacted 
by State Highways, which are owned by the 
State and managed by WSDOT. These highways 
connect communities to one another throughout 
the Puget Sound Region. To serve traffic at 
higher speeds and meet mobility and safety 
goals, access to these streets is restricted and 
regulated in accordance with RCW 47.05. The 
State Highways that are within or adjacent to 
Tacoma are designated into two categories, 
depending on their role in the regional network: 
Highways of Statewide Significance (HSS) or 
Highways of Regional Significance (Non-HSS). In 
addition, the State identifies highways that are 
part of the Washington State Freight and Goods 
Transportation System (RCW 47.06A.020). HSS 
include interstate highways and other State 
routes needed to connect major communities 
in the state. The State uses the designation to 
allocate and direct funding. The HSS system 
was mandated by the 1998 legislature through 
enactment of House Bill 1487 and codified into 
RCW 47.06.140.

WSDOT is the owner of the major highways in 
the state, including I-5, which passes the Tacoma 
Mall and intersects major highways, such as 
SR 16, I-705, SR 7, SR 163, and SR 167 before 
going east into Fife; SR 509 in the Port area; 
SR 16 connecting Pierce and Kitsap counties; 
I-705 which serves as the connector between 
I-5, Downtown Tacoma, Tacoma’s waterfront, 
North Tacoma, and the Tacoma Dome; and SR 
167, commonly known as the Valley Freeway 
connecting I-5 in Tacoma with I-405 in Renton. 
SR 167 is not a complete freeway between 
Puyallup and Tacoma. This uncompleted freeway 
link has been identified as a critical missing link 
in the state’s highway network. WSDOT, as the 
administrator for federal and state transportation 
funds, works with the City to improve the 
transportation system locally and regionally. 

The Green Transportation Hierarchy 
recognizes that past transportation 
investments have focused on auto mobility.  
Moving forward, Tacoma will take a more 
balanced multimodal investment approach.
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KEY AUTOMOBILE CONCEPTS
Auto Priority Network
In developing this TMP, the City’s roadway 
network was evaluated to determine the routes 
that are most critical to auto mobility.  These 
routes are considered a part of the auto priority 
network, as summarized in the adjacent figure.  
Similar to the other modal priority networks, 
the City will prioritize treatments along the 
auto priority network that accommodate auto 
travel. The future auto priority network, in some 
cases, differers from the existing functional 
classification.  This is due to the changing 
priority of that roadway/corridor. 

Treatments include 
providing sufficient 
vehicle lanes and 
widths to accommodate 
reasonable vehicle 
throughput as well 
as intersection 
improvements that 
contribute to corridor 
mobility and safety. 

As shown in the Green Transportation Hierarchy, 
areas where autos take priority over other modes 
should be limited.  While autos still make up 
the majority of trips in Tacoma, this is in part 
due to the fact that transportation planning has 
historically focused on accommodating auto 
trips over other modes. The City is actively 
working to encourage people to use other 
modes, by shifting its investment priorities.  

Regional Access to Downtown
The largest RGC being planned in Tacoma is the 
downtown area. While new roadway capacity 
in this area is, for the most part, not necessary 
to accommodate the planned growth, it will be 
important to preserve the existing access and 
capacity to and from downtown to help mitigate 
the growth and employment and new 
residences.  

It is recognized that numerous  
multimodal improvements will be necessary to 
accommodate growth in the downtown area. 
This will have to be balanced with the desire to 
link Downtown Tacoma with the waterfront area.

Fit Within a System Completeness Framework 
The City has historically measured LOS based 
on automobile delay alone. This TMP generally 
moves away from this approach by focusing 
on system completeness based on the projects 
included in the City’s 20 year list within the 
2015 Transportation Element. However, the City 
should continue to measure and prioritize vehicle 
mobility along the auto/freight priority network, 
as described in the performance measurement 
section in the following chapter.

Access Management
Access management refers to the proactive 
management of vehicle access points to adjacent 
parcels through roadway and driveway design. 
Access management promotes safe and efficient 
use of the transportation network for all classes 
of roadways. The City of Tacoma utilizes several 
techniques to attempt to control access to 
roadways. These techniques include:

• Signal Spacing: Increasing the distance 
between traffic signals improves the 
flow of traffic on major arterials, reduces 
congestion and improves air quality 
for heavily traveled corridors. However, 
increased spacing results in limited 
opportunities for pedestrians to cross at a 
signalized location.

• Driveway Spacing: Fewer driveways, 
spaced farther apart, including combining 
access points for shared access, allow 
for more orderly merging of traffic and 
present fewer conflicts to all road users.

• Separated Turning Lanes: Dedicated 
lanes for left, right and U-turns, as well as 
roundabouts, keep through-traffic flowing 
and improve safety.
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• Roundabouts: Roundabouts represent an 
opportunity to reduce conflict points in 
an intersection or reduce the severity of 
crashes.

• Median Treatments: Curbing and non-
traversable raised medians are some of 
the most effective means to regulate 
roadway access and reduce crashes. 

The access management techniques for a given 
roadway must be appropriate for the facility 
with respect to the roadway classification, traffic 
volumes, adjacent land uses, and traffic speeds.

 
Lighting
Street and intersection lighting is a highly 
effective tool for improving safety and personal 
security along roadways. Well designed and 
maintained lighting allows pedestrians to feel 
safe when walking in their neighborhoods and 
drivers can better see the street, as well as the 
surrounding sidewalks. The City’s priority for 
street lighting is to illuminate higher classified 
streets and the intersections on those roadways. 
A few other general statements can be made 
regarding the potential safety benefit of roadway 
lighting:

•	 A disproportionately large number of 
crashes and fatalities occurs in dark 
conditions, especially those involving 
pedestrians. Pedestrians are the most 
vulnerable population on roads at night 
and in terms of crash reduction appear 
to benefit the most from street lighting. 
Some studies estimate that pedestrians 
are between 3 and 6.75 times more 
vulnerable in the dark than daylight. 
Prioritizing lighting at crossing locations 
and providing a higher level of lighting 
during the busiest dark hours are cost-
effective strategies.

•	 Lighted intersections and interchanges 
have fewer crashes than unlit 
intersections/interchanges.

•	 Crime Prevention Through Environmental 
Design (CPTED) is an important design 
component for all transportation facilities, 
but especially for pedestrians. Lighting is 
a critical element of CPTED that the City 
strives to provide in all needed locations. 
Elements of CPTED include designing 
streets to encourage pedestrian 
and bicycle traffic, providing natural 
surveillance, and performing necessary 
maintenance.

Traffic Calming
Tacoma has a Neighborhood Traffic Calming 
Program that helps ensure safe traffic conditions 
on Tacoma’s neighborhood streets. The City 
responds to residents questions and concerns 
regarding speeding, traffic safety, traffic signs 
and signals, and similar issues.  
 
The City also administers its neighborhood traffic 
circle program and the arterial and non-arterial 
traffic calming programs. Traffic speeds and 
volumes are a concern on neighborhood streets.  
Tacoma’s Traffic Engineering Section will partner 
with neighborhoods to address these concerns 
and develop traffic calming projects that are 
both feasible and fundable.
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Complete Streets
On November 17, 2009 the City Council adopted 
Resolution Number 37916: “A Resolution relating 
to the City’s street design; endorsing the creation 
and ongoing development of Tacoma’s Complete 
Streets Design Guidelines; and directing the City 
Manager to implement the Mixed-use Centers 
Complete Streets Design Guidelines and the 
Residential Complete Streets Design Guidelines.” 
Since adoption, the Council’s Complete Streets 
direction is being incorporated into multiple City 
policy initiatives, including this TMP.
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Demand-Side Approaches

Much of this plan addresses building out 
Tacoma’s future transportation network, the 
supply side, to serve the travel of residents, 
employees, and visitors accessing the city’s 
various land uses. However, another very 
important piece of this relationship between 
land use and transportation is Transportation 
Demand Management (TDM), which addresses 
the demand side of travel. 

WHAT IS TDM? 

TDM is an umbrella term for strategies to 
increase the efficiency of the transportation 
network by giving people options in how they 
travel around the city. Severe congestion occurs 
when too many people attempt to travel at the 
same time using the same mode. This condition 
is most prevalent in the United States when 
too many people travel in SOVs. TDM focuses 
on providing people with choices to travel by 
other modes, at different times of day, or not 
at all if they have options available to them. 
TDM strategies support these travel options 
by providing resources, programs, tools, and 
partnerships that can help keep Tacoma moving 
and accommodate the city’s planned growth.

COMMUTE TRIP REDUCTION (CTR) 
AND DOWNTOWN ON THE GO (DOTG)
As required by the CTR Efficiency Act of 
2006 (RCW 70.94.521-551) and the associated 
Washington Administrative Code 468-63, the 
Tacoma City Council adopted the CTR Plan 
on July 10, 2007 (Resolution No. 37220) and 
adopted the CTR Ordinance into the Tacoma 
Municipal Code Chapter 13.15 on December 9, 
2008 (Ordinance No. 27771).

 
The CTR Plan and Ordinance are designed to 
improve air quality, reduce traffic congestion, 
and reduce the consumption of petroleum fuels.  
With the focus on employer-based programs 
that encourage the use of alternatives to driving 
alone for the commute trip, CTR represents a 
centerpiece of the City’s overall TDM strategy.

Tacoma created DOTG as its first ever 
Transportation Management Association (TMA). 
This innovative effort to target downtown trip 
reduction was created in partnership with Pierce 
Transit and the Tacoma-Pierce County Chamber 
of Commerce. Pierce Trips provides similar 
services for businesses, workers, and students as 
the TMA for Pierce County.

TMAs generally focus trip reduction efforts in 
areas with high employment and residential 
densities. Tacoma’s RGCs and MUCs are 
appropriate areas to focus TDM efforts.

Source: Downtown On The Go 
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TDM STRATEGIES 

In addition to building out the transportation 
network to support travel by all modes, there 
are methods for supporting each mode through 
transportation demand management. Many TDM 
strategies can be as simple as showing people 
the ease of walking or taking transit to work. 
Others involve targeted tools or programs that 
encourage travel options other than driving alone.

WALKING
The City, TMAs, and employers can encourage 
walking for both transportation and recreational 
purposes through outreach programs, such 
as the Walking Wednesdays effort that DOTG 
offers. Many employees who live within walking 
distance of their workplace may be used to 
driving to work but find commuting on foot 
enjoyable, either regularly or occasionally. Some 
TMAs hold annual walking contests in which 
commuters log their trips to work on foot and 
enter to win prizes. 

Similarly, recreational tours or walking groups 
provide a healthy activity that can get people 
more comfortable with walking around Tacoma. 
Safe Routes to School (SRTS) is another 
excellent example of providing transportation 
choices for students by encouraging walking and 
improving safety. Simply introducing people to 
this option opens up new choices whether they 

are walking for 
work or fun.

 

BIKING
Tacoma has tools and programs in place 
currently that support bicycling as a viable 
travel option and there are other possibilities to 
explore.  Bike Month draws numerous bicyclists 
onto the street to make riding a bicycle to work 
or for other purposes a visible and approachable 
option for anyone. DOTG supports the Bike 
Buddy program for people who are interested 
in trying bicycling around the city and the Bike 
to a Business discounts program can encourage 
more people to travel by bicycle. Bicycle Trains, 
groups of bicyclists that meet up at pre-arranged 
“stops” to bicycle safely to work on a regular 
basis, are another example of programs that 
make bicycling an attractive option. Ciclovias, 
also known as open streets events, give residents 
and visitors the opportunity to experience 
city streets free of traffic and typically draw 
thousands of participants in locations all over 
the world. Downtown to Defiance (now in 
year 3) is an example of a Ciclovia in Tacoma. 
These outreach efforts in addition to education 
programs that teach safe habits for both 
motorists and bicyclists when operating near 
each other can encourage greater confidence 
and improve safety for all users. The MoMaP 
Update appendix provides further information.

Source: www.prontocycleshare.com

Source: Downtown On The Go
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Aside from outreach programs and capital 
projects that build out the bicycle transportation 
network, there are also supportive amenities that 
can boost bicycling. Public bicycle and secure 
parking areas, such as bike cages, are necessary 
for people to feel safe leaving their bicycles 
locked while not riding them. Tacoma has a free 
bicycle rack request service for locations in the 
public right of way. 

Locker rooms, showers, and maintenance tools 
are additional amenities that make bicycling an 
easier choice. Some cities have bicycling centers, 
run either privately or through public-private 
partnerships, in central locations to give many 
people access to these amenities. Public bicycle 
share programs are another successful way that 
many cities boost travel by bicycle.

TRANSIT
Public transit is an easy and affordable option for 
many commuters and travelers around Tacoma 
today. The One Regional Card for All (ORCA) 
card program makes boarding transit vehicles 
and transferring to another extremely easy and 
gives employers a simple way to subsidize their 
employees’ travel by transit. Advances in smart 
farecard technology are allowing integration 
of other transit providers, travel modes, and 
payment purposes as time goes on, making pay-
as-you-go transportation options even easier.

Trip-planning platforms for transit and real 
time arrival information are another key to 
encouraging people to use public transit. 

Websites and applications such as Google Maps 
and One Bus Away can help Tacoma residents, 
workers, and visitors make to-the-minute 
decisions on how to get around on public transit. 
Some jurisdictions also offer guaranteed ride 
home programs in partnership with employers to 
ensure employees a way to get home in case they 
miss the last bus or another emergency occurs.

VANPOOL / CARPOOL
Perhaps the most readily available source of 
transportation capacity is the empty seats in 
vehicles on Tacoma’s streets today. Matching 
people who live and work in similar locations 
or who otherwise have similar travel patterns 
can increase the efficiency of the city’s 
transportation network while helping contribute 
to other policy goals as well. Pierce Transit 
operates regular vanpools for groups of varied 
sizes traveling short and long distances alike. 
Vanpools offer the flexibility and door-to-door 
service that many travelers enjoy, especially for 
the work commute.

Formal and informal carpooling is also on the 
rise, especially as more freeways receive HOV 
and managed lanes. DOTG and Pierce Trips both 
connect people to ridesharing options through 
web services that match potential carpooling 
partners. Individual employers can route their 
employees through these existing carpool 
matching services or undertake their own efforts, 
as many large employers have begun to do 
using employee shuttles. Lastly, smartphone 
applications support ride matching for frequent 
commuters and occasional passengers alike. 

Source: en.wikipedia.org/wiki/
ORCA_card

Source: rideshareonline.com/
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CARSHARING
Private companies and public programs 
supporting carsharing can reduce the burden 
of parking on Tacoma’s streets. They can also 
contribute to lower vehicle miles traveled (VMT) 
by reducing dependence on privately-owned 
vehicles and making drivers pay for each time 
they use a shared vehicle. Zipcar currently 
operates at the University of Washington 
Tacoma, the University of Puget Sound, and 

Pacific Lutheran University. There 
are other examples of private, 
public-private partnership, and 
publicly run carsharing models 
around the country that Tacoma 
could adopt as an additional 
option to private car ownership. 

 
FLEXIBLE WORK ARRANGEMENTS
An extremely cheap and easy way to reduce 
demand on the transportation network, 
especially during peak times, is for employers 
to offer flexible work arrangements. Whether 
employees work from home one day a week, 
work a compressed work week, or simply shift 
their commute time away from the peak hour, 
removing some trips during the peak hour can 
reduce the demand placed on the transportation 
system and contribute to better employee work 
life balance through flexibility.

PARKING MANAGEMENT
The management of parking resources is vital 
to the success of many businesses and retailers 
and it can help to reduce the need for additional 
parking capacity. TDM is one tool shown to be 
effective in the management of parking. The goal 
of Tacoma’s parking system is to maximize the use 
of the right-of-way while encouraging behavior 
that is consistent with the priority user of each 
district or area. For example, the parking priority 
user in the downtown is customers, clients, and 
visitors. Tacoma currently manages the short 
term on-street parking supply utilizing various 
tools to influence the desired parking behaviors. 
Within the downtown core a combination of 

time restrictions and paid parking are utilized 
to influence demand at no greater than 85% 
occupancy or 1 stall in 6 is available for use. 

In areas immediately outside the downtown core 
(buffer zone) and other areas throughout the 
City (outlying zones) parking is almost entirely 
managed with time restrictions and enforcement 
patrol. Parking spaces throughout the system 
are managed on a first-come, first-served basis. 
The City allows certain uses by parking permits. 
Based on the City’s projected household and 
employment growth and lacking new parking 
facilities, the need to manage more parking 
areas by deployment of new parking control 
technologies will be necessary. 

There are various thoughts on free parking in 
dense commercial and residential centers. For 
the City of Tacoma and its downtown merchants 
and businesses, they decided in 2009 that free 
parking and inconsistent parking controls were 
detrimental to the success of the downtown core 
retailers. The implementation of pay stations and 
new enforcement tools created the desired 85% 
occupancy. The parking system is now monitored 
annually so that various adjustments to rates and 
supply can be made strategically. 

The Parking Technical Advisory Group (PTAG), 
formerly the Parking Management Advisory 
Task Force, was established in October 2009 
(Ordinance No. 27840) to work alongside City 
staff to analyze parking policies and address 
parking issues within the downtown metered 
parking area.  The PTAG influence has since 
grown to areas outside of the metered district, 
including reviews of off-street parking pricing 
and residential parking zones. The group 
continues to be an invaluable asset to the City 
as it provides varied and timely perspective as 
it reviews current parking policies and how they 
impact stakeholders. The group also makes 
periodic recommendations to the City Manager 
regarding policy and parking rate changes.  

Source: Iconathon
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Due to the dynamic nature of a parking system 
and the possibility of detrimental “unintended 
consequences”, changes are made within a 
public input environment. These sessions have 
been instrumental in helping to educate and to 
help reduce impacts. A similar process should be 
utilized for mode use changes resulting from the 
“arterial priorities” in this document. The arterial 
changes could have a significant detrimental 
impact on critical on-street parking spaces that 
support abutting commercial properties, retailers, 
and businesses.
 

HOW TDM FITS WITH 
SYSTEM PERFORMANCE 

While TDM strategies are not a physical aspect 
of the transportation network to be built out 
over time, they still contribute to significant 
boosts in efficiency. As such, TDM is extremely 
valuable to monitor over time as a measure 
of overall transportation system performance. 
Participation in TMAs is a direct and easy way  
to track the exposure of residents and workers  
to their transportation options. 

 
 PARKING MANAGEMENT TOOLBOX

 A parking demand management strategy can include some but is not limited to the following:

•	 Once on-street parking supply utilization exceeds 85 percent on roadway segments  
during business hours, consider the appropriate tools necessary to ensure the priority 
users for the area remain the priority. If parking spillover is determined to be an issue on 
residential streets, deploy the City’s residential parking zones (RPZs) program to prioritize 
curb space for neighborhood residents and their visitors while maximizing the use of the 
right-of-way with deployment of time stay controls.

•	 As centers develop, review Tacoma’s parking codes to ensure they align with the desired 
urban setting. This may include adopting parking maximums rather than minimums for  
new developments and major remodels.

•	 Encourage more shared parking by developing public parking facilities that promote 
a “park once” concept. Additionally, future developments should embrace, where 
partnerships make sense, multi-use shared parking facilities where the tenant mix allows  
for the maximum use of the parking space.

•	 Eliminate subsidies for drive-alone employees.

•	 Continue to encourage Tacoma area employers to offer incentives for commute options 
including use of carpools/vanpools, fully paid transit passes, and parking cash out  
programs that encourage multi-occupant commuting through employees’ monetary  
benefits rather than free parking.
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Roadway Typologies
 
The previous section described the modal 
priority networks in Tacoma for walking, biking, 
taking transit, delivering freight, and traveling by 
car. Where the wheels really hit the road (so to 
speak) is in combining these layers together in 
the context of a citywide transportation network.

As the previous map shows, Tacoma’s Layered 
Network assigns primary priority to more than 
one mode on some streets. Installing facilities 
for multiple modes may be simple on corridors 
with sufficient right of way width and available 
capacity, but many streets in Tacoma will require 
a delicate balance in order to support the 
prioritized modes. 

The Green Transportation Hierarchy  
provides overall guidance on modal priorities 
city-wide. The City plans with this in mind 
and this hierarchy helps plan and prioritize 
transportation investments throughout the 
City. While the Green Transportation Hierarchy 
provides overall guidance on modal priorities 
citywide, the City must still have flexibility to  
plan and implement projects that are sensitive  
to the context of an individual corridor. The  
below cross-sections show example treatments 
that the City may consider for corridors with two 
primary modes.

ID Street / Corridor
# of Modal 
Conflicts

Transportation Commission Recommendations

Transit Pedestrian Bicycle Auto Freight

1 Division / 6th Ave 3 Primary Standard Secondary   

2 N Narrows Dr / 26th  

       • Proctor to Pearl 3 Secondary Standard Primary   

       • Pearl to SR-16 3  Standard Primary Primary  

3 N 21st St 3 Primary Standard  Primary  

4 S 12th St 3  Standard Primary Primary  

5 S 19th St 3 Primary Standard  Primary  

6 SR-509 / Marine View Dr 3  Separated Trail Primary Primary

7 Center St 3 Primary Standard Primary   

8 S 56th 4 Primary Standard Secondary Primary  

9 S 72nd 4 Primary Standard Secondary Primary  

10 N Orchard St 3  Standard Primary Primary  

11 S Tacoma Way 3  Separated Trail Primary Primary

12 Yakima / Thompson 3 Primary Standard Primary   

13 E D St / McKinley Way 3 Primary Standard Primary   

14 E Portland Ave (South of I-5) 4 Primary Standard Primary Primary  

15 N Pearl St  

       • S 12th St to N 46th St 3 Primary Standard  Primary  

       • N 46th St to Pt Defiance 4 Primary Standard Primary Primary  

16 Puyallup Ave  

       • Pacific Ave to E D St 3 Primary Standard Primary   

       • E D St to City Limits 3  Standard Primary  Primary

17 Pacific Ave (South of I-5) 3 Primary Standard   Primary

Basic Pedestrian accommodations to be provided on every corridor for safety, accessibility, and access (sidewalks, crossings)
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HOW THIS MATRIX IS USED

Each cell of the matrix represents a location in 
the layered network where two primary modes 
intersect. Recognizing that one mode must take 
precedence on each street, the mode shown in 
the row receives the highest priority treatment 
while the mode listed in the column receives 
a treatment that is also highly supportive. For 
example, the intersection of the bicycle network 
(row) and auto/freight network (column) 
depicts a protected bicycle facility with a wide 
outer lane for freight vehicles. The cross-section 
also presents a potential treatment using a green 
painted bicycle lane separated from the vehicle 
lanes by a striped buffer. 

In another example where the auto/freight 
networks (row) intersect with the bicycle 
network (column), autos and trucks receive 
higher priority treatment with parking and a 
center turn lane present. Bicycle facilities in the 
form of a protected bicycle facility or a green 
painted shared lane marking are provided. 
The treatments shown do not represent a 
street design standard, but instead an overall 
philosophy to how modal accommodation and 
prioritization might occur.
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Project List
 
The end goal of this TMP is to create a project list that guides the City’s transportation investment 
priorities over the next 20 years and beyond. The following table provides a high-level snapshot of the 
types of investment priorities that are envisioned. A detailed listing of projects and priorities is shown 
in Appendix B.  It is important to note that this TMP is setting a long term vision for Tacoma that will 
likely take more than 20 years to realize. 

The following chapter describes how this vision should be implemented over the next 20 years, 
including funding and prioritization approaches to ensure that transportation investments match the 
City’s overall goals for the transportation system.

 

 

TYPE EXAMPLE PROJECTS

Modal Conflict Studies Planning studies along:

•	 Pacific Avenue

•	 Portland Avenue

•	 Puyallup Avenue 

•	 S Pine Street

Pedestrian/Bicycle/ 
Trail Projects

•	 Shared use bicycle and pedestrian trails

•	 Grade separation and safety improvements for pedestrian and 
bicycle crossings, especially over rail tracks. See Sound Transit 
Tacoma Link Expansion for more information.

•	 Pedestrian data collection

•	 Sidewalk completion in 20-minute neighborhoods

•	 Pedestrian access to transit projects

•	 Bicycle lanes and protected facilities

•	 Accessible pedestrian signals (APS) and bicycle signal  
enhancements

Transit Projects •	 Partnership with Sound Transit on light rail extensions between 
downtown and the Tacoma Mall and Tacoma Community College 
and High Capacity Transit to Parkland

•	 Speed and reliability improvements

•	 Study and improvement to High Capacity Transit corridors

PROJECT LIST SUMMARY

•	 S 38th Street

•	 S 56th Street

•	 S 72nd/74th Street

•	 SR 509
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Auto Projects •	 Improvement of existing corridors to become “complete streets”

•	 Intersection modifications, including new signals and           
roundabouts

•	 Added lanes to address capacity pinch points

•	 New roadway segments to improve connectivity

•	 Railroad grade separations

•	 Intelligent Transportation Systems to move people and goods 
more efficiently without adding lanes

•	 Major roadway rehabilitation

Tacoma Rail Projects •	 Track replacement

•	 Railroad grade separations

•	 Rail yard reconfiguration and improvement

•	 Intelligent Transportation Systems (ITS) improvements related 
to rail operations to reduce at-grade rail crossing blockage times 
and/or provide rerouting information.

Comprehensive Plan 
Neighborhood Action 
Strategies

Neighborhood-level improvements including:

•	 Improvement of streets to include curb, gutter, and sidewalk

•	 Street lighting, furniture, and public arts

•	 Crosswalk treatments

•	 Bicycle lanes

•	 Pavement rehabilitation

•	 ADA improvements
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Financial
 
The transportation network laid out in this plan is an aspirational vision for getting around Tacoma  
in the future. This section summarizes funding strategies to help make Tacoma’s TMP a reality.  
Potential funding for the TMP is presented in two parts:  

•	 Existing revenue sources that the City is already applying for its transportation system  
(1-11 below).  

•	 Potential additional funding options that the City could consider using in the future and are 
legal for use in Washington State as of 2015 (A-I starting on page 116).   

EXISTING REVENUES FOR TRANSPORTATION CAPITAL PROJECTS

There are 11 types of funding that Tacoma currently uses for transportation capital projects. The table 
below lists each type and the average annual amount (in millions of dollars) that the City received 
during the years 2009-2012, and that Tacoma has projected it will receive in the years 2013-18.

2009 - 2012 2013 - 2018

Funding Source
Annual Average 

($ million)
Percent 
of Total

Annual Average 
($ million)

Percent 
of Total

1. Grants and Other Gov. Agencies $ 25 48% $ 39 55%

2. Private 8 16% 12 17%

3. Transportation Benefit District 0 0% 4 6%

4. Gas Tax 4 8% 3 4%

5. Public Utility 4 8% 2 3%

6. Debt 5 9% 2 3%

7. Real Estate Excise Tax 2 4% 1 1%

8. Street Vacation 3 5% 0 0%

9. Other Smaller Sources 1 1% 1 1%

10. Future Funding - Local Match 1 1% 4 6%

11. Future Funding - Other 0 0% 3 4%

Total All Sources 53 100% 71 100%

ANNUAL AVERAGE AMOUNTS FROM EXISTING REVENUE SOURCES
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1. GRANTS AND OTHER 
GOVERNMENTAL AGENCIES
Grants are made by the U.S. Government, the 
State of Washington, and other governmental 
agencies to help cities and counties pay for a 
variety of transportation improvements. There 
are several different grant programs. Each grant 
program has its own focus on different aspects 
of transportation, and each has its own criteria 
for selecting which projects it will support with 
its grant funds. Grants are typically competitive: 
many cities and counties submit applications 
and compete for the grant awards, but not all 
applications are awarded a grant. 

Tacoma has been successful in obtaining 
transportation grants, totaling around half of all 
existing transportation revenues. The 2013-18 
forecasts show that grants are expected to fund 
almost 60% of needed revenues.    

Overall, grant revenues are becoming more 
competitive, and the amount of money available 
for grants is declining. This is due to budget 
issues at both the Federal and State level, and 
decreases of gasoline purchases that reduce 
gas tax revenues, one of the main sources of 
grants for transportation. Furthermore, federal 
“earmarks” (a direct appropriation, rather than a 
competitive grant) used to be common, and now 
are virtually nonexistent.

 
Most grants require a share of the project cost 
to be paid by the city. The city’s share of project 
costs would need to come from other city 
revenues, such as those described below.

2. PRIVATE FUNDING
Most of the private funding of Tacoma’s 
transportation projects is provided through local 
improvement districts (LIDs).  LIDs are available 
only for transportation improvements that cause 
an increase in the value of property adjacent to or 
near the transportation improvement. 

The revenue comes from special assessments on 
the properties in the district. This often requires 
a technical study to calculate the amount of the 
assessments. 

3. TRANSPORTATION BENEFIT 
DISTRICT
Tacoma adopted a transportation benefit district 
in November 2012, and began collecting $20 
license fees per vehicle beginning in June 2013. 
The total revenues from license fees vary from 
year to year. It is estimated that the City receives 
approximately $4 million per year from this 
revenue source.

4. GAS TAX
A portion of Tacoma’s gas taxes is used for 
transportation capital maintenance, and a 
portion is used for operations and non-capital 
maintenance of the transportation network.

5. PUBLIC UTILITY
Many utility system lines are under street 
surfaces. When a transportation improvement 
project also provides the opportunity to improve 
or maintain utility lines, the public utilities can pay 
for a portion of the cost of the project.

6. DEBT
Debt funding in the form of bonds is available 
for transportation improvements when the city 
borrows money for the project, and then uses 
other sources of revenue to repay the debt. 
Tacoma’s debt funding historically funded around 
10 percent of transportation projects (primarily 
for street and bridge rehabilitation and pedestrian 
facilities), but the level of debt allocation is 
decreasing to around 3 percent. 
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7. REAL ESTATE EXCISE TAX (REET)
The City of Tacoma has adopted 0.25% real 
estate excise taxes (REET) authorized by state 
law. REET is collected each time a real estate 
transaction occurs in the city. The money is used 
for many types of infrastructure improvements, 
including transportation projects. The remainder 
is used for other types of capital improvements, 
such as parks and other public facilities.

8. STREET VACATION
When the City no longer needs an alley or street, 
the land is “vacated” and sold. The proceeds 
of the sales are used by the City for some 
transportation improvement projects.

9. OTHER SMALLER SOURCES
A small amount of funding, totaling less than 
1% of all funding, is collected from four other 
sources: 

  
•	 Public Utility Rates

•	 Interest Earnings

•	 Public Works Street Operations

•	 Port Heavy Haul Fees

 
10. FUTURE FUNDING – LOCAL MATCH
The City’s 2013 – 2018 Capital Improvement Plan 
indicates that approximately 7% of funding will 
come from local matching money, presumably 
additional amounts from the sources listed 
previously.

11. FUTURE FUNDING - OTHER
The City’s 2013 – 2018 Capital Improvement Plan 
indicates that approximately 4% of funding will 
come from other, as yet undesignated future 
funding in addition to amounts from the sources 
listed previously. 

LEVERAGING RESOURCES TO 
FUND THE TMP

The City of Tacoma has several viable options 
for raising significant revenue for the City’s TMP. 
City officials, staff, and the community must 
decide which of these revenue sources are the 
most palatable for funding the build out of the 
transportation system. The next section lays out 
options for funding additional projects to help 
realize Tacoma’s multimodal vision.
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POTENTIAL ADDITIONAL 
REVENUE OPTIONS FOR 
TRANSPORTATION CAPITAL 
PROJECTS

There are many new funding options that Tacoma 
could consider using for transportation capital 
projects in the future. The table below lists each 
type and, where available, the average annual 
amount (in millions of dollars) that Tacoma 
might receive in the future. These amounts 
are illustrative only; each source would require 
additional analysis to determine its applicability 
for Tacoma and the amount of revenues that 
could be generated. Tacoma needs to increase 
transportation funding.  The options herein 
provide new sources of revenue which could help 
provide the funds needed.

Funding Source
Annual Average 

($ million)

A. Impact Fees NA

B. Bonds  
    (total, not annual average)

$ 76

C. Business License Fee $ 6

D. Commercial Parking Tax NA

E. Non-motorized Mitigation   
    Fee

NA

F. Property Tax Lid Lift $ 2

G. Red Light/Speed Camera  
    Fines

$ 2

H. Transportation Benefit  
    District

$ 62

I. Utility Tax $ 10

 
NA - Revenue estimates not available at this time.  

Revenues could be highly variable depending on key 

assumptions and analysis methods.

A. IMPACT FEES
Currently Tacoma uses the State Environmental 
Policy Act (SEPA) to identify development 
impacts on the transportation system. It receives 
some development mitigations primarily relating 
to property access and safety improvements. The 
City does not have a systematic means to obtain 
mitigation of development impacts on the overall 
transportation system. 

As an alternative, the GMA authorizes impact 
fees for streets and roads. The fees must be 
based on, and used for, specific improvement 
projects in the TMP. The projects must be 
“system improvements” that provide service 
and benefits to the community, and not “project 
improvements” that provide service and benefits 
only to the individual development. Project 
improvements would remain under the purview  
of SEPA. 

Impact fees are calculated by identifying the 
cost of the transportation projects that provide 
capacity for new development, adjusting for other 
sources of revenue that would pay for part of the 

 
One potential future funding source 
that has particular promise in Tacoma is 
impact fees. Impact fees are allowed to 
be charged to development to help fund 
their fair share of specific transportation 
projects that provide service and benefits 
to the community.  Many communities in 
Washington State, including the Cities 
of Fife and Puyallup in Pierce County, 
use impact fees to fund transportation 
improvements. The City should explore 
how the application of impact fees could 
work in Tacoma – including the projects 
it could fund and the rates that could 
be assessed. Performing an impact fee 
feasibility study is a recommended near 
term action of this TMP.

ANNUAL AVERAGE AMOUNTS FROM  
 
POTENTIAL ADDITIONAL REVENUE SOURCES
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same projects, and then dividing the remaining 
cost by the number of trips that will be generated 
by future development (as estimated by the City’s 
travel model or the Institute of Transportation 
Engineers manual). The result is the cost per trip.  
The amount of impact fee to be paid by each new 
development is calculated by multiplying the cost 
per trip times the number of vehicle trips that the 
new development will add to the transportation 
system. Impact fees are one-time payments 
from new development and redevelopment that 
increases the number of trips.

If Tacoma adopts impact fees for transportation, it 
could also enter into agreements with neighboring 
cities and Pierce County for reciprocal impact 
fees. Each party to the agreement would increase 
its impact fee to account for the impact of its 
new development on the streets in the other 
jurisdictions. The increased impact fee would be 
remitted to the other jurisdiction. The fees would 
be reciprocal because each jurisdiction would 
collect and remit impact fees for the impact on 
the other jurisdictions.

B. BONDS (BORROWED MONEY)
Tacoma can issue bonds to borrow money for a 
variety of purposes. The City already uses some 
debt to pay for approximately 9% of recent 
transportation improvements. The City could 
obtain additional funding for transportation by 
issuing more bonds (debt). The allocations of 
existing sources of revenue in the table on page 
113 show that Tacoma intends to borrow an 
annual average of $2 million per year during  
2013-2018. The City has the ability to borrow 
more than the allocations for 2013-2018.

The legal limit on city borrowing is an amount 
equal to 2.5% of the taxable value of the property 
in the city.  Up to 1.5% can be issued by the City 
Council as councilmanic bonds. The entire 2.5%, 

less any debt already issued, can be  
borrowed if approved by 60% or more of the 
voters. Their approval would include authorization 
of an additional property tax to repay the bonds.
As of December 31, 2013, Tacoma’s debt limit 
(2.5% of taxable value) was $415 million. The 
City had borrowed $262 million, which is 63% 
of the limit. The City could borrow up to $153 
million more. The estimate in the table on 
page 116 assumes that the City would borrow 
approximately 50% of the remaining amount. 
Cities try not to borrow the maximum because 
they need the ability to borrow in case of 
emergencies, and because cities that borrow  
the maximum receive lower bond ratings and  
pay higher rates of interest.

Borrowing money for transportation projects 
allows the costs to be repaid over the useful life 
of the improvement, but it increases the cost by 
the amount of interest paid on the debt.

C. BUSINESS LICENSE FEE
The cities of Renton and Redmond have used 
their authority to license businesses to impose 
a license fee per employee that is used to build 
transportation improvements that benefit 
businesses. Renton charges $55 per employee 
per year, and uses 80% of the license revenue 
for transportation. Redmond charges $83.25 per 
employee and uses 66% for transportation.

The estimate in the table on page 116 indicates 
how much revenue could be generated from a 
similar business license in Tacoma. Tacoma had 
98,730 covered employees in 2013 according to 
the Puget Sound Regional Council. Since covered 
employment is 85-90% of total employment, we 
estimate Tacoma’s total employment at 112,800.  
A business license fee of $50 per year per 
employee would raise $5,641,000 per year.
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D. COMMERCIAL PARKING TAX
Cities may tax commercial parking businesses 
based on gross proceeds or number of stalls or 
tax the customer, similar to an admissions tax. 
Tax-exempt carpools, vehicles with disabled 
parking placards, and government vehicles 
are exempt from the tax. Expenditure of 
revenues must be consistent with adopted local 
and regional transportation/land use plans. 
Expenditures can be for roadways, bicycle and 
pedestrian facilities, and transit facilities, as well 
as for TDM functions and general transportation 
planning activities.

E. NON-MOTORIZED (PEDESTRIAN & 
BICYCLE) MITIGATION FEE
The impact fees authorized by the GMA can 
be used for “streets and roads”, including 
sidewalks and bicycle lanes that are part of a 
capital improvement project for a street or road. 
However, the GMA impact fees cannot readily be 
charged for bicycle or pedestrian projects that 
are not part of a street or road project.

The cities of Seattle and Issaquah have developed 
SEPA-based mitigation programs for non-
motorized transportation improvements. The 
cities have established environmental standards 
that must be met by new development. The 
programs provide several alternatives for 
development to meet the standards, including 
(1) payment of a fee per pedestrian/bicycle trip, 
similar to an impact fee, or (2) each applicant 
conducts a separate analysis of their impact on 
sidewalks and bicycle facilities and then identifies, 
designs, and constructs specific improvements to 
mitigate its impacts.

F. PROPERTY TAX LEVY LID LIFT
Cities can ask their voters to increase property 
taxes by increasing the tax rate (a “levy lid 
lift”). Voters in the City of Kirkland recently 
approved an increase of 20 cents per $1,000 
of taxable value to be used for a specific list 
of transportation projects and programs. The 
estimate in the table on page 116 is based 
on a similar levy lid lift in Tacoma generating 
approximately $1.7 million per year.

G. RED LIGHT/SPEED CAMERA FINES
The City of Tacoma currently has a red light 
camera program, as well as automated school 
zone enforcement, and one of two cameras in 
the state that are used for automated speed 
enforcement outside of school zones. Funds left 
over from covering the City’s administrative costs 
support traffic safety and enforcement around 
Tacoma, as specified in city ordinance. The City 
of Tacoma currently receives $2.2 million per year. 
That amount is used in the table on page 116 as 
a minimum annual amount that Tacoma could 
receive. 
 
 
The City of Fife has a separate fund, the “Public 
Safety Fund” in which it deposits the fines it 
receives from the photo red light enforcement 
program. Expenditures from the public safety 
fund are used first for costs of the red light 
enforcement program, including the City’s 
administrative costs. The City of Fife nets at 
least $1.2 million per year for transportation 
improvements. 

When there are surplus monies in the public 
safety red light enforcement fund, the surplus 
may be expended for: (1) purchase and 
installation of school zone signs and beacons; 
(2) pedestrian overpass/underpass design and 
construction costs; (3) sidewalk design and 
construction costs; (4) streetlight acquisition, 
operation and maintenance; (5) signalized 
pedestrian crosswalks; (6) the purchase, design, 
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and construction of pedestrian trails that serve 
to redirect pedestrian traffic off of streets with 
high traffic volumes; and (7) the design and 
construction of similar pedestrian-safety oriented 
improvements. 

H. TRANSPORTATION BENEFIT 
DISTRICT
Tacoma adopted a transportation benefit district 
in November 2012, and began collecting $20 
license fees per vehicle beginning in June 2013.

The City could increase its revenue for the 
transportation benefit district by increasing the 
license fee, or charging a sales tax, or both.  
Either change must be submitted to the voters 
for approval at this time. The Washington State 
Legislature is considering allowing jurisdictions 
to collect a higher fee without voter approval but 
has not come to a decision at the time of writing 
of the TMP.

Current law allows a fee of up to $100 per vehicle.  
When Tacoma adopted the $20 per vehicle fee in 
2012 it was estimated that the City would receive 
approximately $14 million per year.  Therefore, 
if the vehicle license fee was increased to the 
maximum of $100 per vehicle, Tacoma would 
receive an additional $56 million per year for 
transportation.

Current law also allows a sales tax of 0.2% for 
the transportation benefit district. Tacoma’s 
2015-16 budget estimates the City will receive 
approximately $3 million per year from its  
0.1% sales tax for criminal justice. On this  
basis, Tacoma could expect approximately  
$6 million per year from a 0.2% sales tax for  
the transportation benefit district.

The Municipal Research and Services 
Center’s list of cities and counties in Washington 
that have created transportation benefit districts 
includes 33 jurisdictions that have adopted a 
vehicle license fee, and 13 jurisdictions that have 
approved a sales tax. A few cities have done both.

I. UTILITY TAX
In 2013, Tacoma proposed a 2% earnings tax 
on utilities, with the proceeds to be used for 
Tacoma’s transportation. It was estimated that 
the tax would provide approximately $10 million 
per year for transportation, and would cost the 
average house $5 per month. Although the public 
did not provide enough voter support to pass this 
tax, the City could explore this possibility again in 
the future.
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Performance 
Measurement &  
Project Prioritization
 
As described in the goals and policies section, 
the system completeness LOS standard enforces 
the build out of Tacoma’s transportation 
system concurrent with development; however, 
prioritizing which projects to include in the city’s 
20-year project list will require a careful balance 
of many considerations, including:

•	 Multimodal System: safe and welcoming 
travel by all modes

•	 Equity: an equitable system both 
geographically and in its treatment of 
modes, with special attention given to 
areas historically underserved

•	 Safety: safe travel

•	 Health/Environment: physical health of 
users and environmental protection

•	 System Preservation: preserving existing 
transportation assets

•	 Financial Stewardship: effective 
leveraging and expenditure of funds

•	 Congestion: managing congestion on 
critical corridors 

Evaluating projects according to their 
contributions to each of these seven city 
priorities should guide project prioritization 
and regular transportation system performance 
monitoring. Each city goal has specific measures 
that help quantify priorities and track progress 
over time. The City of Tacoma currently tracks 
some of these performance measures while 
others will require initial benchmarking and 
repeated data collection in the future. The table 
on the next page presents the components of 
Tacoma’s biannual transportation report card. 
Some of these measures may fluctuate over time 
rather than changing steadily so the City will 
have to track overall trends as it collects more 
data points over multiple bienniums.

System completeness is a major 
policy shift for Tacoma. This 
new standard moves beyond 
prescribing that a certain 
speed or intersection delay 
threshold be met. Instead project 
evaluation and prioritization will 
be multimodal and guided by 
performance measures discussed 
in this section.
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BIG PICTURE 
TOPICAL 
AREAS

PERFORMANCE 
MEASURES

MEASURES OF SUCCESS DATA SOURCE ACTIONS

Multimodal 
System

Mode split Decrease in SOV mode share PSRC: RGCs and 
MICs Work Trip 
Mode Shares

Monitor PSRC data 
every five years 
or as updates are 
available

American 
Community Survey: 
Citywide Commute 
Mode Shares

Monitor ACS data 
every five years or 
more frequently if 
desired

PSRC Household 
Travel Survey: All 
Trips

Monitor PSRC data 
every 7-8 years 
or as updates are 
available

VMT Decrease in VMT per capita WSDOT Highway 
Performance 
Monitoring System 
(HPMS) or establish 
city survey

Monitor WSDOT 
data every two 
years

CTR / TMA 
Participation

Growth in number of 
participants

WSDOT, Pierce 
Trips, Downtown: 
On the Go!, other 
TMAs

Monitor every  
two years

Bicycle Friendly 
Community Status

Upgrade in status from 
League of American Bicyclists

League of 
American Bicyclists

Monitor every  
two years

Equity Investment per 
community

Percent of need met within 
1/4 mile of disadvantaged 
communities, such as those 
with low income or many 
zero-car households

City / Census data Monitor every  
two years

Percent of need met per 
Neighborhood Council District

City Monitor every  
two years

Investment per 
mode

Dollars spent per mode per 
year

City Monitor every  
two years

Percent of modal priority 
network built

City Monitor every  
two years

Miles of facilities built per year City Monitor every  
two years

SYSTEM PERFORMANCE MEASURES
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Safe Travel for 
All People / 
Modes

Crash reduction Total number, per capita, and 
per million VMT crashes

WSDOT Monitor every  
two years

Total number, per capita, 
and per million VMT injury / 
fatality crashes

WSDOT Monitor every  
two years

Total number, per capita, and 
per million VMT pedestrian / 
bicycle crashes

WSDOT Monitor every  
two years

Health /  
Environment

Physical activity Miles of added pedestrian and 
bicycle facilities within 1/4 
mile of schools

City Monitor every  
two years

Percent of K-12 students who 
have a comprehensive Safe 
Routes to School program at 
their school.

Tacoma School 
District

Monitor every  
two years

Number of housing units / 
jobs within 1/4 mile of transit 
stop or bicycle facility

City / Census Data Monitor every  
two years

Air quality Decrease in VMT per capita WSDOT Highway 
Performance 
Monitoring System 
(HPMS) or establish 
city survey

Monitor every  
two years

System 
preservation

Pavement quality Pavement quality model City Monitor every  
two years

Number and percentage of 
TacomaFIRST 311 pavement 
maintenance requests filled

City Monitor every  
two years

Miles / number of markings 
restriped

City Monitor every  
two years

Signals and 
streetlights

Number / percent of 
backlog of signal heads and 
streetlights replaced

City Monitor every  
two years

Financial 
Stewardship

Maintenance 
funding

Percent of investments / 
dollars spent on maintenance 
projects

City Monitor every  
two years

Reduction in maintenance 
backlog

City Monitor every  
two years

Leveraging 
additional funds

Non-city dollars leveraged for 
project delivery

City Monitor every  
two years

Number of constructed 
projects that were on other 
Capital Facilities Plan lists

City Monitor every  
two years

Congestion Vehicle delay Limited increase in congestion 
on key routes for vehicular 
mobility

City Monitor every  
two years

Move people and 
goods

Increase in number of people 
and / or volume of goods 
moving through arterials

City Monitor every  
two years



TRANSPORTATION MASTER PLAN
City of Tacoma

IMPLEMENTATION

FUTURE VISION IMPLEMENTATION FUTURE CONDITIONS     June 2015  | 123

MULTIMODAL SYSTEM

Tacoma’s future transportation network will 
support options that provide safe and welcoming 
travel by all modes. The majority of trips in 
Tacoma today are made by SOVs, which take 
up a disproportionate amount of space on the 
roadway network and contribute to congestion. 
By building a transportation network that gives 
Tacoma residents, workers, and visitors choices 
of travel mode, the city can support access 
to housing, jobs, and activities while limiting 
the negative outcomes of vehicle congestion. 
Tracking progress toward a multimodal system 
involves three measures: mode split, VMT, and 
participation in TMAs. 

MODE SPLIT
Mode split is a crucial measure of the availability 
and attractiveness of transportation options for 
residents of and travelers to Tacoma. 

The City cannot directly control  
the way people travel, but investments in  
non-SOV modes of travel support a shift out  
of SOVs when done effectively.

 
Tacoma can track its mode split for commute 
trips citywide annually using Census Bureau data 
and for trips to and from the Downtown and 
Tacoma Mall Regional Growth Centers (RGCs) 
and Port of Tacoma Manufacturing / Industrial 
Center (MIC) every 5 years (approximately) 
using PSRC data. Additionally, the PSRC 
Regional Travel Study provides data on trips 
for all purposes citywide, but it is updated less 
regularly.

 
Using this available data and targets established 
in the City’s Climate Action Plan, Tacoma should 
aim for the following mode splits for its centers 
and citywide:

DOWNTOWN TACOMA RGC SOV HOV WALK1 BICYCLE1 TRANSIT

  2010 (PSRC) 72% 10% 7% 10%

  2030 42% 22% 10% 5% 20%

TACOMA MALL RGC SOV HOV WALK1 BICYCLE1 TRANSIT

  2010 (PSRC) 83% 8% 4% 5%

  2030 50% 23% 8% 4% 15%

PORT OF TACOMA MIC SOV HOV WALK1 BICYCLE1 TRANSIT

  2010 (PSRC) 87% 8% 1% 3%

  2030 76% 16% 2% 6%

TACOMA CITYWIDE2 SOV HOV WALK1 BICYCLE1 TRANSIT

  2012 (ACS) 76% 10% 5% 5%

  2030 55% 23% 8% 4% 10%

1. Walk and Bicycle mode shares are combined in current year data

2. Existing citywide mode shares come from a different data source

Puget Sound Regional Travel Study from Puget Sound Regional Council (PSRC) 
American Community Survey (ACS) from United States Census Bureau

EXISTING AND RECOMMENDED COMMUTE TRIP MODE SPLITS
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VEHICLE MILES TRAVELED
VMT refers to the number of miles driven in a 
single vehicle and is a key measure of how much 
automobile travel is taking place on Tacoma’s 
roadway network. Travel in general tends to 
support productive activities so the aim of this 
TMP is not to suppress travel itself, but rather to 
make travel more efficient by reducing VMT per 
capita. If every SOV trip in Tacoma instead carried 
two passengers or half of these drivers walked, 
rode a bicycle, or took public transit then the 
transportation network would support the same 
level of activity with half the per capita VMT. 

VMT data is available at a coarse level using the 
WSDOT HPMS. For a more accurate picture of 
per capita VMT citywide, Tacoma would have to 
establish its own travel survey or seek out other 
data sources.

COMMUTE TRIP REDUCTION / 
TRANSPORTATION MANAGEMENT 
ASSOCIATION PARTICIPATION
Washington State mandates that employers 
with 100 or more workers take steps to reduce 
the number of employees driving alone and 
encourages other employers to do the same. 
Similarly, TMAs assist residents, workers, and 
visitors in understanding their transportation 
options to encourage travel by non-SOV modes.

 
Tacoma can track progress in CTR and 
TMA participation by coordinating with 
WSDOT, Pierce Trips, DOTG, or other relevant 
transportation management associations.

EQUITY

Providing a transportation system that is 
equitable both geographically and in its 
treatment of modes is a key goal as Tacoma 
implements the TMP. The City has not historically 
tracked levels of transportation investment 
by community and thus no data currently 
exists measuring the geographic equity of 
transportation investments. The City is making 
tracking of transportation investments by 
community a priority moving forward. 

Some modes of transportation have also 
historically received less investment, resulting in 
travel choices and urban form that are oriented 
toward the automobile. Tracking community and 
modal equity will help Tacoma reach its overall 
equity goals by providing transportation options 
for all.

INVESTMENT PER COMMUNITY

There are two important ways that Tacoma can 
track transportation investments per community: 
helping traditionally underserved parts of the 
city catch up and balancing overall investment 
across the Neighborhood Council Districts 
over time. The project lists establish the overall 
need and can be built over time in a way that 
encourages greater geographic equity. 

 
The City may wish to prioritize projects early 
on that support communities with low income 
or a high proportion of zero-car households 
as defined by Census block groups. As 
transportation investments progress, the City 
should track how overall needs are met by 
Neighborhood Council District. The City can 
track its progress on investment per community 
by summarizing projects completed every two 
years by Neighborhood Council District and for 
disadvantaged communities.

INVESTMENT PER MODE
Similar to the approach for investment per 
community, the City may wish to invest more 
resources in underdeveloped modes at the early 
stages of TMP implementation. The project lists 
already split up the improvements by mode so 
the City need only track project completion per 
mode for the biannual transportation report card.
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SAFETY

Traffic collisions claimed 17 lives and injured 
735 people in Tacoma between 2010 and 2014. 
Residents, workers, and visitors must be able 
to navigate around the city safely, and building 
a network that supports safe travel is one of 
the primary charges of this TMP. WSDOT tracks 
collisions and details about them, including 
severity and people involved.

CRASH REDUCTION

Tacoma should aim to reduce crash occurrences, 
severity, and effect on vulnerable users and 
therefore monitor collision trends for these 
characteristics. A severe crash is defined as one 
that results in a death or serious injury to an 
involved party. Vulnerable road users include 
pedestrians and bicyclists. The table below 
shows the total number of crashes, severe 
crashes, and crashes involving pedestrians or 
bicyclists. As stated in Policy 2.3, Tacoma aims 
to reduce traffic deaths to zero. The City should 
track the number of overall crashes, crashes per 
capita, and crashes per million VMT for each of 
the above crash groups in pursuit of this goal.

 

Year

Total 
Vehicle-

Only 
Crashes

Crashes 
With 

Pedestrians 
Involved

Crashes 
With 

Bicyclists 
Involved

2010
                  

3,571 
                      

20 23 

2011
                  

2,866 
                      

64 18 

2012
                  

3,056 
                      

53 
                      

30 

2013
                  

3,006 
                      

76 33 

2014
                  

2,751 
                      

40 15 

Total
                

15,250 
                    

253 119 

HEALTH / ENVIRONMENT

A well designed transportation network supports 
the physical health of its users and a clean 
environment. The City of Tacoma’s existing 
comprehensive plan, in compliance with the 
Washington State GMA, identifies health as a 
key goal of planned and coordinated growth. 
Tacoma adopted its CAP in 2008 to mitigate 
climate change and become a more attractive 
place to live. As the plan states, more than 50 
percent of local GHGs come from transportation, 
making changes in this sector the city’s greatest 
opportunity for change.

PHYSICAL ACTIVITY
The Center for Disease Control and Prevention 
recommends 150 minutes of moderate physical 
activity per week for adults. The transportation 
system can provide opportunities for this 
physical activity by making safe and comfortable 
walking and biking connections between homes, 
jobs, schools, commercial areas, transit, and 
other key destinations.

 
The City can track its progress toward 
encouraging physical activity by monitoring two 
metrics. Miles of added pedestrian and bicycle 
facilities within 1/4 mile of schools is an indicator 
of increased opportunities for children to walk or 
bicycle to school. For adults and children alike, 
the proportion of housing units and jobs that 
is within 1/4 mile of a transit stop or a bicycle 
facility can help track how many people can walk 
to transit or access a safe bicycle facility.

AIR QUALITY
Tacoma’s Green Ribbon Climate Action Task 
Force recommended exceeding the Kyoto 
Protocol by establishing even greater GHG 
reduction targets as part of the CAP. From 2000 
to 2012, Tacoma reduced its greenhouse gas 
emissions from transportation sources by 15 
percent, a strong step toward meeting its goal 
of reducing emissions to 15 percent below 1990 
levels. 

REPORTED CRASH HISTORY 2010-2014
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The City should continue measuring its 
transportation-related GHG emissions as part of 
the CAP in pursuit of its next target: 40 percent 
below 1990 levels by 2020.

SYSTEM PRESERVATION

The condition of Tacoma’s sidewalks, trails, and 
streets is indicative of the need for significant 
investments in repair, rehabilitation, and 
replacement. The City has elevated preserving 
existing transportation assets in its intent to be 
a steward of public funds. Tracking the condition 
and upkeep of the transportation system is key 
to meeting this goal.

PAVEMENT QUALITY
Because pavement degrades in a non-linear 
fashion, cracks, potholes, and pavement heaving 
only become more severe and expensive over 
time. Thus, addressing pavement issues early is 
far more cost effective for the city. The City is 
currently updating its pavement quality model 
to track and forecast repair, rehabilitation, 
and replacement needs. Keeping this model 
up to date and collecting current pavement 
quality data will help the city to better manage 
pavement conditions.

 
Another source of maintenance information 
is the city’s TacomaFIRST 311 request system, 
which allows residents to report needs. Tracking 
the number and percentage of maintenance 
requests that the City responds to is an easy and 
useful measure of how well the City is addressing 
maintenance needs.

 
The final metric related to pavement is 
markings that direct and support users of the 
transportation system. Markings may include 
crosswalks, bicycle lanes and stencils, transit 
lane designations, vehicle lane lines, and other 
traffic guidance indicators. These markings fade 
over time and require touch-ups or full restriping 
periodically. The City should track miles of 
restriping, numbers of stencils or other markings 
replaced, and percent of backlog accomplished. 

SIGNALS, STREETLIGHTS, SIGNS,  
AND OTHER EQUIPMENT
In addition to on-the-ground infrastructure, 
Tacoma also has significant transportation 
system investments in and above the ground. 
Traffic signals, streetlights, signs, and other 
equipment represent a large expense to the city 
and are integral in keeping people and goods 
moving. The City should track the number of 
repairs or replacements done each year as well 
as the percentage of the maintenance backlog 
for the signals, systems, and other equipment 
completed.

FINANCIAL STEWARDSHIP

The City acts as the steward of public funds 
and intends to spend these funds as effectively 
as possible to meet the goals of this TMP. 
Prioritizing how funds are allocated for 
transportation projects and leveraging non-
city funds are the key measures of financial 
stewardship.

MAINTENANCE FUNDING
The System Preservation performance measures 
specify how maintenance funds should be 
spent. The total expenditure and percentage of 
city funds spent on maintenance projects are 
important overall metrics for how much the city 
is prioritizing maintenance and rehabilitation 
over building new capacity. The percentage of 
maintenance backlog completed each year and 
overall reduction in the total are also indicators 
of progress.

LEVERAGING NON-CITY FUNDS
Tacoma cannot afford to build out the 
transportation network envisioned in this TMP 
without funds from outside sources. The City 
has successfully competed for grant funding in 
recent years, including funding for such projects 
as Port of Tacoma Road from East 11th Street 
to Marshall Avenue, Historic Water Flume Line 
Trail Phase IV, Schuster Parkway Promenade, 
Top 4 Bikeways, and Tacoma Avenue Bridge. 
Tracking the total dollar amount of non-city 
funds leveraged for project delivery is another 
important indicator of financial stewardship.
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CONGESTION

Vehicle congestion is a natural outcome of 
development, but it can stifle a city’s economy 
and livability when not properly managed. 
While Tacoma cannot prevent congestion from 
occurring, it can attempt to limit the increase 
in congestion on key routes that are critical for 
vehicular mobility. The City can also focus on 
reducing demand for auto travel by building out 
the transportation network for all modes and 
using TDM strategies. It is the aim of this TMP 
to keep people and goods moving in Tacoma, 
whether they are traveling by active modes, or  
in vehicles.

VEHICLE DELAY
Vehicle delay is perhaps the most easily 
noticeable aspect of congestion. Whether a 
vehicle is carrying one person only, a vanpool, or 
a driver with goods to deliver, traffic congestion 
causes significant delays for that vehicle. Tacoma 
has traditionally measured vehicle delay by the 
proportion of roadway capacity being used at 
the street segment level. While there are many 
measures of vehicle delay available, this one 
is simple and the City has been tracking it for 
years, so it is the sensible choice of metrics. The 
City should project future congestion growth 
based on expected development and aim to be 
at or below that level.

MOVE PEOPLE AND GOODS
The purpose of having vehicles moving around 
the transportation network is to get people and 
goods where they need to go. While measuring 
vehicle delay is a useful proxy for moving people 
and goods, it is still an indirect measure of the 
transportation system’s efficiency. Tacoma 
should aim to increase the number of people 
and volume of goods traveling through the city’s 
arterials even if congestion does increase. This 
would indicate an increase in how efficiently 
people and goods are able to get around 
Tacoma.

Given the available seat capacity in vehicles on 
Tacoma’s streets today, the SOV mode share is 
an important metric for tracking how efficiently 
people get around. The City should look to its 
walk, bicycle, transit, and HOV mode shares as 
the key determinant of efficient movement of 
people. WSDOT tracks the volume of goods 
movement on city streets in their Freight and 
Goods Transportation System data. The City 
can monitor these data to measure efficient 
movement of freight and goods. 

The system performance measures 
described in this chapter are most valuable 
for evaluating the transportation system 
as a whole. They provide the City with 
guidance on the types of investments that 
support providing a safe and sustainable 
transportation system that is inclusive of all 
modal users. On an individual project level, 
the City may continue to evaluate localized 
transportation effects, including safety 
concerns, bike and pedestrian access, and 
increases in auto delays along key corridors.
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2040 AND BEYOND

Driving in the U.S. began to decline three years 
before the Great Recession. After 50 years of 
steady growth, total national VMT leveled off 
in 2004 and declined 8 percent between 2004 
and 2012. Understanding the factors that drove 
this decline and estimating their trends for the 
future are vital to Tacoma’s TMP. The societal, 
environmental, and financial impacts associated 
with transportation infrastructure policies all 
relate directly to VMT. The City should explore 
the following questions to understand future 
travel trends:

•  What are the travel patterns of Millennials  
    (those born between 1982 and 2000), and will  
    their behavior continue as they age?

•  As the number of people per household  
    declines, how will this change travel demand?

•  What impacts will new technology such  
    as autonomous vehicles and ride-sharing  
    applications have on the transportation  
    environment?

•  How will land use patterns change as cities  
    continue to develop?

Three major trends with significant implications 
for Tacoma’s future transportation system needs 
are described as follows: 

ECONOMIC 
 
Historical trends have clearly linked economic 
growth with growth in VMT. That began to 
change in the early 2000s as VMT began to 
decline even while national gross domestic 
product was still increasing before the 
Great Recession. Factors such as labor force 
participation and median household income, 
which showed strong growth historically, are still 
linked to changes in VMT.  

Looking into the future, it is unlikely that the 
income growth seen over the past years can be 
sustained. Moreover, labor force participation has 
likely peaked, given high levels of women in the 
workplace and the aging population.

 
Trend  for VMT and need for  
auto-oriented infrastructure: 

DECREASING
 

DEMOGRAPHIC 
 
Predicting future travel trends requires 
understanding how future generations will tend 
to travel. Millennials have purchased vehicles 
and obtained licenses at a lower rate than 
previous generations. Millennials are attracted to 
communities with a full array of transportation 
mode choices, although some still prefer driving. 
Even as Millennials age, their preference for 
urban living will tend to continue to be at higher 
levels than previous generations and their 
relative VMT could be less. A potential counter 
to this decrease is the fact that the Baby Boomer 
generation will tend to remain active longer than 
previous generations and thus may have a higher 
demand for travel. 

Trend  for VMT and need for  
auto-oriented infrastructure: 

DECREASING
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TECHNOLOGICAL 
 
One of the largest factors that will impact 
travel patterns is the changing technology that 
shapes how we travel. Technology surrounding 
autonomous vehicles is already beginning to 
emerge in the market, such as braking assistance, 
lane guidance, and blind-spot recognition. When 
fully autonomous, this technology provides the 
ability to substantially increase capacity due to 
shorter following distances and a reduction in 
collisions. Additionally, the inclusion of previous 
non-driving populations such as the disabled and 
the elderly will increase the number of vehicles 
on the road. While fully autonomous vehicles are 
expected to be available by 2020, there will still 
be a 20 to 30 year time period until a majority 
of the vehicles on the road are fully autonomous. 
This is due to a number of factors, including 
how quickly vehicles are bought and sold1, the 
affordability of the technology, and the ability 
for the legal and insurance systems to adapt to 
these changes. 

Trend  for VMT and need for  
auto-oriented infrastructure: 

UNCLEAR 

1 The average vehicle stays in the market for 11 years

WHAT DOES THIS MEAN FOR 
TACOMA? 
 
In planning for the future, the City of Tacoma 
should understand the uncertainties surrounding 
travel forecasting and should provide a 
transportation system that can adapt to a variety 
of potential futures. Over time, the City should 
monitor shifts in demographics, where people 
are choosing to live and the availability of 
alternative forms of transportation to ensure that 
its infrastructure is accommodating changing 
needs.

?
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Tacoma TMP Glossary

ACRONYMS

ADA  Americans with 
  Disabilities Act

CAP  Climate Action Plan

CTR  Commute Trip Reduction 

DOTG Downtown On The Go!

EV  Electric vehicle

GHG  Greenhouse gas

GMA  Growth Management Act

HOV  High Occupancy Vehicle

HPMS  Highway Performance  

  Monitoring System

HSS  Highways of Statewide  

  Significance

ITS  Intelligent Transportation  

  Systems

LID  Local Improvement Districts

LOS  Level of Service

LSV  Low speed electric vehicle

CONCEPTS

20-MINUTE NEIGHBORHOOD – an area which encompasses most of the daily needs of a 
resident and can easily be traversed on foot in 20 minutes 

ACTIVE MODES / ACTIVE TRANSPORTATION – typically non-motorized modes of travel 
which require physical activity, such as walking, bicycling, skateboarding, or using assistive devices

BEST MANAGEMENT PRACTICES – techniques, measures, or structural controls used to 
manage the quantity and improve the quality of stormwater runoff

GLOSSARY

MIC  Manufacturing / Industrial Center

MOMAP Mobility Master Plan

MSV  Medium speed electric vehicle

MUC  Mixed Use Center

NON-HSS Highways of Regional Significance

ORCA One Regional Card for All

PSRC  Puget Sound Regional Council 

REET  Real Estate Excise Taxes

RGC  Regional Growth Center

RPZ  Residential Parking Zones

SEPA  State Environmental Policy Act

SRTS  Safe Routes to School

TAZ  Traffic Analysis Zone

TDM  Transportation Demand Management

TMA  Transportation Management Association

TOD  Transit-Oriented Development

VMT  Vehicle Miles Traveled
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BICYCLE BOULEVARD – Low speed, low volume streets with traffic calming measures such as 
speed humps, roundabouts, chicanes, and stop signs to allow bicyclists to comfortably use the road 
in a low stress setting. Bicycle priority is indicated on these streets by signs and pavement markings, 
including sharrows. These facilities are appropriate for users of all ages and abilities.

BICYCLE LANE – a designated lane for exclusive use by bicycles, flowing in the same direction 
as traffic. Generally, bicycle lanes are 5-6 feet wide and are indicated by pavement markings and 
signage.  Bicycle lanes are typically placed on the right side of the road, between a travel lane and 
curb or other road edge. Bicycle lanes allow for more predictable behavior from motorists and 
bicyclists, visually remind motorists of the presence of bicyclists, and increase roadway efficiency for 
more bicycle and motorist volumes. Bicycle lanes are most appropriate on streets with less than 3,000 
daily vehicles, and a posted speed limit of 25 mph or less. 

BUFFERED BICYCLE LANE – Buffered bicycle lanes add a painted buffer  
of 18 inches to 3 feet wide to a typical bicycle lane to increase separation from motor vehicles. 
Buffered bicycle lanes are appropriate in areas where standard bicycle lanes are considered, streets 
with higher traffic speeds and volumes, or streets with additional width to accommodate a buffer.  An 
added buffer to a bicycle lane provides bicyclists room to pass each other, gives clearance to the door 
zone of parked cars if the bicycle lane is adjacent to parking, and provides a greater sense of safety 
for less confident bicyclists.

COMMUTE TRIP REDUCTION / TRANSPORTATION DEMAND MANAGEMENT –  
a law adopted in Washington State in 1991 with the intent to improve air quality, reduce traffic 
congestion, and reduce the consumption of petroleum fuels through employer-based programs that 
encourage the use of alternatives to the single-occupant vehicle (SOV) for the commute trip. These 
strategies are also know as transportation demand management (TDM) more generally.

COMPLETE STREETS – streets that are equitably designed to enable safe and efficient use by all 
users regardless of mode of travel

GREENROADS® – a sustainable transportation project rating system for new and upgraded road 
construction projects

GREEN TRANSPORTATION HIERARCHY – a prioritization strategy that recognizes 
transportation modes that have the least environmental impact and greatest contribution to livability

INTELLIGENT TRANSPORTATION SYSTEMS – advanced applications that aim to provide 
innovative services relating to different modes of transportation and traffic management. ITS 
enables various users to be better informed and make safer, more coordinated, and ‘smarter’ use of 
transportation networks.
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LAYERED NETWORK – a transportation planning concept that uses priority networks  
for different modes to develop a system-wide multimodal network

LOW IMPACT DEVELOPMENT – an approach to development that utilizes natural methods to 
manage stormwater as close to its source as possible

PEDESTRIAN NETWORK – an interconnected pedestrian network that provides safe routes to 
neighborhoods, schools, transit, business districts recreational facilities, and other destinations.

PROTECTED BICYCLE FACILITY – Protected facilities are designated lanes for bicyclists, fully 
protected from motor vehicle by a physical barrier such as bollards and pavement markings, parked 
cars, a raised curb, or a planted median. Protected facilities can be one-way or two-way flows, and 
can be at the street level, sidewalk level, or intermediate elevation. Protected facilities are appropriate 
in locations with high bicycle volumes, high motor vehicle speed or volumes, and other locations 
where bicyclists may feel unsafe from parked cars, multiple vehicle lanes, or high traffic speeds. 
Protected facilities encourage use from bicyclists of all ages and abilities as this type of facility has 
physical barriers from vehicles.

SHARED LANE MARKINGS – Shared lane markings (also known as “sharrows”) are high-
visibility pavement markings that help position bicyclists within a shared vehicle/bicycle travel lane. 
These markings are typically used on streets where dedicated bicycle lanes are desirable but are not 
possible due to physical or other constraints.

SHARED USE PATH / TRAIL – Shared Use Paths and Trails are separate rights-of-way for the 
shared use of pedestrians, skateboarders, bicyclists, and other non-motorized users. They can be in 
urban or more rural and park-like settings. These types of facilities are great for recreational use as 
well as transportation and appeal to users of all ages and abilities. 

SUSTAINABLE TRANSPORTATION ANALYSIS & RATING SYSTEM (STARS) - The 
Sustainable Transportation Analysis & Rating System (STARS) is an integrated planning framework for 
transportation plans and projects. STARS helps planners, communities and decision-makers evaluate 
the impacts of transportation plans and projects, identify innovative strategies and improve decision-
making.

TRANSPORTATION MANAGEMENT ASSOCIATION (TMA) – a partnership between 
public, private, and non-profit organizations with a focus of improving transportation within a 
designated region or area

VISION 2040 – a regional strategy for accommodating the 5 million people expected to live in the 
Puget Sound Region by 2040
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DRAFT MEMORANDUM 

 

Date: November 26, 2014 

To: City of Tacoma, Department of Public Works 

From: Chris Breiland, Fehr & Peers 

Subject: City of Tacoma Travel Demand Forecasting Model Development  

SE13-0313 

INTRODUCTION 

Fehr & Peers has worked with the City of Tacoma to develop a new travel demand forecasting 

model to support a variety of transportation planning and engineering projects in the City. This 

model, which has a base year of 2014 and a future year of 2040, is well suited for the following 

types of tasks: 

 Development review 

 Traffic engineering 

 Temporary closure/detour analysis 

 Sub-area planning 

 Environmental Impact Reports 

 Long range planning 

 Transportation LOS/concurrency assessments 

 Transportation performance monitoring 

 Mode split evaluations 

 Transit planning 

DRAFT



 

The Tacoma Travel Model (TTM) is based on the Puget Sound Regional Council’s (PSRC) Regional 

Travel Demand Model, Version 1.00b. The PSRC has extensive model documentation and a User’s 

Guide that have already been submitted to City staff. Rather than re-write the PSRC 

documentation, this memorandum summarizes the changes Fehr & Peers made to the PSRC 

model to develop the TTM. These changes include major updates to the following: 

 Major expansion of traffic analysis zone (TAZ) detail in Tacoma and the UGA 

 Added detail and refined the roadway network 

 Updated transit network to include current Pierce Transit and Sound Transit routes and 
service levels 

 Updated park-and-ride component of the model 

 Included Tideflats truck trip generation component 

 Updated demographic inputs from the 2010 Census and employment data from the 
Washington State Employment Security Department 

 Revised trip generation rates based on the PSRC 2006 Household survey 

 Updated assignment methods for traffic, transit, and park-and-ride lots 

 Model validation results 

The following sections describe the specific changes that were made to develop the TTM, why 

they are relevant for the model, and provide some details about key input and output files. 
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TAZ UPDATES 

Traffic analysis zones (TAZ) organize land use development data into specific geographic areas. 

Ultimately all the land use that is within a TAZ polygon is represented as a point (centroid) in the 

travel model. The travel model then assigns trips to and from the TAZ centroid point when 

developing travel forecasts. 

The original PSRC model has a relatively coarse TAZ structure since the model is regional in 

nature and is focused on generating travel forecasts across all of Snohomish, King, Pierce, and 

Kitsap Counties. To provide more refined travel forecasts in Tacoma, the PSRC zones were split as 

part of the TTM development. The finer TAZ structure allows for traffic forecasts to be generated 

on smaller roadways, improves the estimates of non-auto mode trips, and provides the ability to 

extract turning movement forecasts at key intersections. Figure 1 shows the additional TAZ detail 

in the TTM compared to the original PSRC model. In total, Fehr & Peers added approximately 400 

TAZs to Tacoma and the surrounding area, representing roughly a one-to-five split of the PSRC 

zones. 

PSRC 4K MODEL 

The PSRC is actively developing an update to the regional travel demand forecasting model that 

will eventually replace Version 1.00b. This new model is named 4K by PSRC because it has 

approximately 4,000 TAZs—which is a much higher level of detail compared to the current 

version of the model. While draft forms of the 4K model are available, it was not chosen as the 

basis of the TTM because many of the model elements are not net finalized and may not 

produce reliable travel forecasts.  

To build in as much future flexibility as possible, the TTM was constructed with several elements 

of the 4K model, including the high TAZ detail in and around the City of Tacoma, the latest 

sociodemographic data from the US Census, and updated trip generation rates. Although the 

4K model has higher TAZ detail, most of the procedures and modules in 4K are the same as the 

1.00b version. 
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Figure 1 – PSRC TAZ Boundaries (orange) and Tacoma Travel Model TAZs (black) 

The new TTM TAZ network in also consistent with PSRC’s upcoming travel model platform, PSRC 

4k. PSRC 4k has roughly 4,000 TAZs in the region, and includes much more detail in Tacoma. The 

TTM TAZs nest fully within the 4k TAZ structure so as PSRC releases future land use data in the 4k 

format, it will be simple to allocate the land use data into the TTM TAZ structure.  

The TTM TAZs also follow the Mixed-Use Center boundaries so that growth in the centers can be 

isolated from the surrounding neighborhoods. Figure 2 shows the TTM TAZ boundaries near the 

Proctor Mixed Use Center. 
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Figure 2 –Tacoma Travel Model TAZs Boundaries Around the Proctor Mixed-Use Center 

Zone Numbering  

For much of the region, the PSRC TAZ numbering was not changed when developing the TTM, 

however when splitting the TAZs in and around Tacoma, new TAZ numbers were assigned. To 

facilitate identification of TAZ numbers when editing the land use file or using GIS for data 

analysis, the following TAZ ranges cover the Tacoma area: 

 Port/Tideflats Area: 668-671, 676-678, 680, 880-883, 910, 915, 939-949 

 Tacoma: 22754-26503 (except for TAZs above 22000 listed elsewhere) 

 University Park/Fircrest: 22994-22996, 22999, 23001, 23003, 23005, 23007-23013, 23049, 
23051-23063, 23070, 23071, 23073, 23075 

 Tacoma UGA north of SR 512: 23416, 23428, 23430, 23432, 23434-23436, 23487, 23490, 
23492, 23493, 23496, 23499-23501, 23504, 23505, 23508, 23590 

 Tacoma UGA south of SR 512: 789-791, 794-797, 803, 804, 23491 
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Land Use 

The land use data used in the TTM includes housing and employment by sector. The housing data 

is derived from the US Census at the Block Group level. 2010 Census data were collected, 

supplemented with City of Tacoma building permit data to develop a 2012 base year housing 

estimate. The employment data is based on information provided by the PSRC and is based on 

year 2012 data. As noted in the PSRC model documentation, households are then allocated into 

income quartiles and employment into five categories: manufacturing; wholesale, transportation, 

communications, and utilities (WTCU); finance, insurance, real estate, and services (FIRES); 

government and education; and retail. Appendix A presents the 2012 land use data for the City 

of Tacoma TAZs. 

TRANSPORTATION NETWORKS 

Highway networks 

The highway network developed for the base year TTM was created by updating the base PSRC 

travel model highway network with additional detail in the Tacoma area. Much of the highway 

network modification was done to accommodate the additional TAZs in and around Tacoma. 

Figure 3 highlights the additional network detail in the Tacoma area. A generalized summary of 

the modifications made to the TTM highway network is shown in Table 1. 
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Figure 3 – Comparison of PSRC (left) and Tacoma Travel Model (right) Highway Networks 

Table 1 – Tacoma Travel Model Network Modifications 

Network 
Attributes  Modifications 

Zone Connectors 

The PSRC TAZs  that were  split  into TTM TAZs  required coding new TAZ connectors  to 
the highway network. Any TAZ connectors that were connected to  intersections were 
moved to mid‐block. Driveway locations were identified with aerial photos and centroid 
connectors  were  located  appropriately  for  the  small  mixed‐use  center  TAZs.  Walk 
access links were coded in downtown Tacoma and to park‐and‐ride lots. 

Additional Arterials 
Additional  base  year  network  detail was  added  to  support  the  screenline  validation 
effort and future year network assumptions. 

Lanes 

Modified lanes based on review of aerial photos and field visits. Major changes included 
coding of center turn  lanes (adding 0.2  lanes per the common convention  in the area‐
e.g., a three‐lane road is coded as having 1.2 lanes in each direction). 

Speed  Speed limits for arterials and collectors in Tacoma were set to match field conditions. 

Capacity 

Roadway  capacities  were  set  to  consistent  values  across  the  Tacoma  area  (e.g., 
removing inconsistent coding from the PSRC model). See Figures 4 and 5 for additional 
details. 

Freeway 
Interchanges 

Modified  intersection geometries at SR 16 and  I‐5  interchanges to match actual ramp 
configurations. 

Turn Prohibitions  Added turning restrictions at various locations near interchanges. 

Tolls 

Updated SR 16 toll to match current rates. Toll rates are  in year 2000 dollars – SR 16 
rate increased from $2.50 to $3.38 (which is a blended rate based on a mix of cash and 
GoodToGo pass usage).  Toll  rates  are  set  in  the  following  input  files: AMTOLLS.WSF, 
MDTOLLS.WSF, PMTOLLS.WSF, EVTOLLS.WSF, NITOLLS.WSF 
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Figure 4 –PSRC Version 1.00b Capacities 

Figure 4 shows the roadway capacities in the original PSRC 1.00b network in the Tacoma area. 

The colors are as follows: 

 Greater than 1,000 vehicles per hour (vph) – red 

 900 vph – blue 

 800 vph – yellow 

 700 vph – purple 

 600 or lower vph (green) 

Note that many non-freeway roads in Tacoma (e.g., N 21st Street, S 12th Street) have very high 

capacities (over 1,000 vph). There are also roads like S Jackson Avenue that have inconsistent 

coding in the PSRC model (varying from less than 600 vph to more than 1,000 vph from block-to-

block). Figure 5 shows how Fehr & Peers updated the capacities in the Tacoma area to be more 

representative of field conditions and to correct PSRC coding errors. 
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Figure 5 –TTM Capacities 

Transit Networks 

The transit network and operations inputs for the TTM were updated to reflect 2014 service 

characteristics from Pierce Transit and Sound Transit. Transit itineraries (routes and headways) 

were modified for all Pierce Transit and Sound Transit routes in Pierce County. The modifications 

were made for peak period and off peak service.  Figure 6 shows a screenshot of the transit 

coding in the TTM. Appendix B provides a list of the peak and off-peak transit routes and 

headways for all routes serving Tacoma.  
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Figure 6 –Tacoma Travel Model Transit Network 

The park and ride lots in Pierce County were updated to match current parking space capacity 

and transit connectivity. A list of the park and ride lots and their capacity is found in Appendix C. 

TIDEFLATS TRUCK TRIP GENERATION MODULE 

Chapter 10 of the PSRC model documentation describes the Truck Model. The PSRC model has a 

truck trip generation rate for all land uses and a “special generator” for the Port of Tacoma (PSRC 

TAZs 676, 678, 770). A major enhancement of the TTM is an expansion, validation, and refinement 

of the Port of Tacoma special generator to include additional TAZs in the Tideflats area. Below 

were the steps used to develop the expanded “Tideflats Special Generator” for truck trips: 

1. The special generator input files from the PSRC model were updated to include more 
TAZs in the Tideflats area. The special generator files are as follows: SPLHVY.IN, 
SPLMED.IN, SPLLGT.IN. Figure 7 shows the difference between the PSRC special generator 
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SPLHVY.IN input file and the same file for the TTM. Note that there are many more TAZs 
included in the TTM version of the file. 

2. Update the truck counts in the special generator input files to match observed truck 
counts in the Port of Tacoma and Tideflats areas. The numbers shown in the rightmost 
column of the special generator file (Figure 7) are the number of daily heavy truck trips. 
These truck trips were based on heavy vehicle truck trip counts taken in 2010 as part of 
the Tideflats Area Transportation Study. The observed truck trips were distributed to the 
TAZs in the Tideflats area. Appendix D summarizes the data prepared by Heffron 
Transportation for the special generator input files. The truck count data are stored in a 
Synchro file that has been transmitted to the City of Tacoma. 

3. Factor the truck counts to 2014 conditions. All the 2010 truck counts were factored up 
assuming a one percent annual increase in truck traffic between 2010 and 2014. 
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Figure 7 – PSRC Version 1.00b (Left) and Tacoma Travel Model (Right) Special Generator 

Input File for Heavy Trucks (SPLHVY.IN) 

 

Figure 8 shows the truck assignment output of the base year TTM – note that most of the truck 

flows are on I-5 and SR 16, but there is a noticeable volume generated in the Tideflats area due to 

the Tideflats Special Generator. 

 

Figure 8 –Tacoma Travel Model Truck (Medium and Heavy Vehicle) Assignment 

 

  

DRAFT



 

UPDATED SOCIODEMOGRAPHIC AND TRIP GENERATION FILES 

Sociodemographic Data 

As described in Chapter 5 of the PSRC model documentation, a key element of the overall model 

structure is the sociodemographic characteristics of households. This data influences model 

components such as vehicle availability, mode choice, and trip generation. Version 1.00b of the 

PSRC model was based on sociodemographic data from the 2000 US Decennial Census. As part of 

the TTM development, the sociodemographic data were updated using the most recent 2010 

Decennial Census data from the US Census Bureau. This data updates the proportions of the 

households in each of the 256 household cross-classification categories defined in the model. 

Trip Generation Rates 

In conjunction with the updated sociodemographic information, the PSRC updated the trip 

generation rates in the 4K model based on data in the 2006 household travel survey. While we 

have adopted these trip generation rates in the TTM, there is no current documentation on how 

the PSRC developed these rates. However, our independent analysis of the performance of the 

PSRC model does indicate that the 4K model trip generation results more closely match observed 

traffic and transit data. Due to the complex nature of the trip generation rate input file structure, a 

screenshot comparison of the PSRC Version 1.00b and TTM rates is not practical (since there are 

many land use categories and trip purposes); however, the new 4K rates are about 10 percent 

higher than the Version 1.00b rates. Table 2 lists the trip generation rate input file names to 

facilitate a direct comparison between the prior and new PSRC rates. 

Table 2 – Trip Generation Rate Input File Names 

Trip Rate Category  PSRC Version 1.00b  Tacoma Travel Model 

Residential Trip Rates  Xcrates.ma2  HH‐triprates.in 

Non‐Residential Trip Rates  NRRATES.ma2  nonhh_triprates.in 

Household  Three‐Way  Classification 
File  XCHH.ma2 

pumsxc_income‐size‐
workers.in 

Households with School Age Children  XCSC.ma2 
pumsxc_income‐
k12students.in 

Households with College Students  XCCO.ma2 
pumsxc_income‐
collegestudents.in 
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Even with the updated trip generation rates, the early model validation results indicated that while 

regional roadways (I-5 and SR 16) had reasonable traffic levels, many city streets had too little 

traffic compared to observed counts. To improve the model performance, several additional 

modifications were made to the TTM macros: 

1. NEWVECS.MAC:  This macro initializes all the matrices in the trip generation emmebank.  
It was revised to create new matrix/vector files to accept the Tacoma-specific trip rate 
adjustments (see lines 81 and 115). 

2. DATRATIN.MAC: This macro reads in all pertinent input files to run the trip generation 
model.  The macro was revised to read in the Tacoma-specific trip rate adjustments (and 
store them in the empty matrices generated by the NEWVECS.MAC file). The production 
rate adjustment for Tacoma is: TACO_FLAG_TGP.IN and the attraction rate adjustment is 
TACO_FLAG_TGA.IN. See lines 63 through 68. The adjustments apply to all City of Tacoma 
TAZs and the factor is 1.3 for the TAZs north of SR 16/I-5 and 1.15 for the TAZs south of 
SR 16/I-5. These adjustment factors were developed through iterative runs of the TTM to 
improve the model validation statistics. 

3. Balance.mac: This macro was revised to multiply the unbalanced productions and 
attractions with the expansion factors (TACO_FLAG_TGP.IN and TACO_FLAG_TGA.IN). See 
lines 26 through 43. 

In working with other jurisdictions with the 4K trip generation rates (e.g., Bothell, Federal Way), 

these types of adjustments are common, suggesting that the 4K model still requires additional 

refinement before it is practical for widespread application. 

TRAVEL ASSIGNMENT 

Traffic Assignment 

Fehr & Peers updated the volume delay functions (VDFs) to improve the performance of the 

traffic assignment portion of the TTM. While we have no documentation on the original 

background for updating the VDFs, they were developed in conjunction with WSDOT for Fehr & 

Peers’ work on the I-405 Corridors project. The VDFs were specifically developed to reduce the 

PSRC model’s tendency to “over-assign” traffic to the freeway corridors compared to adjacent 

arterial corridors with less congestion. In other words, the standard PSRC VDFs tend to make 

major regional roadways more “attractive” compared to typical city arterials and collectors. These 
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VDFs have been used on more than 20 model updates over the past 15 years due to their 

superior performance for forecasting local traffic patterns1. 

The VDFs were developed based on the current Highway Capacity Manual’s recommendations for 

VDFs for large regional travel demand models. The new VDFs are based on functional class and 

speed. The VDFs used in the PSRC Version 1.00b and TTM are shown in Table3. 

Transit Assignment 

The transit assignment process has been modified from the approach used by PSRC in the 

regional travel model. The transit assignment methodology used in the TTM mirrors the 

methodology used in the Sound Transit Incremental Transit Ridership Model. Specifically, the TTM 

adopts Sound Transit’s Boarding Penalty, Wait Time Factor shown in Table 3-1 in Appendix E. As 

noted in the Appendix documentation, the Sound Transit methodology better accounts for 

passenger bias in selecting both mode and station locations for boarding/alighting based on 

factors other than transit headways/speeds that are considered in the PSRC model framework. 

See the AMTRANHW.MAC file, line 18 for the specific change. To work with the updates in the 

transit assignment macro, the transit nodes in the network file have been flagged to identify the 

following, consistent with the Sound Transit methodology: 

 Regular bus stops 

 Transit centers (for bus boardings—including Tacoma Dome, Tacoma Community 
College, Lakewood, and Tacoma Commerce Street) 

 Rail stations (e.g., Sounder and Tacoma Link) 

The approach in the Sound Transit model has been approved by the FTA and provides greater 

flexibility in how different stations are represented in the model and more accurately reflects 

observed boarding and transfer patterns.  

 
  

                                                      
1 Updating the VDFs in conjunction with increasing the trip generation rates is consistent with the PSRC 
model’s tendency to over-assign freeway volumes with the standard VDFs. As more traffic is spread out from 
the freeways and major highways (what PSRC validates to), additional vehicle trips are necessary to 
reproduce traffic counts. 
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Table 3 –Volume Delay Functions 

Speed 
(MPH)  PSRC Version 1.00b  Tacoma Travel Model 

< 30 

fd5  = (length*60/ul2)*(1+0.60* (HRFAC *volau/ 
(ul1*lanes))^5.8) +el1/((1‐get(1)).max.0.01) 

fd1 =(length*60/ul2)*(1 + 1.5*(HRFAC*(volau) / 
(lanes*ul1)) ^4) 

30  fd2 =(length*60/ul2)*(1 + 1.2*(HRFAC*(volau) / 
(lanes*ul1)) ^5) 

35  fd3 =(length*60/ul2)*(1 + 1*(HRFAC*(volau) / 
(lanes*ul1)) ^ 5) 

40  fd4 =(length*60/ul2)*(1 + 0.7*(HRFAC*(volau) / 
(lanes*ul1)) ^5) 

45  fd5 =(length*60/ul2)*(1 + 0.72*(HRFAC*(volau) / 
(lanes*ul1)) ^5) 

50  fd3  = put((length*60/ul2)*(1+0.56*( HRFAC 
*volau/ (ul1*lanes))^6.0))+length*((0.5639+ 
put(get(1)/ length)*(0.6398+get(2)*(‐
0.0712+get(2)*  (0.0004+0.00009*get(2)))))) 

fd6 =(length*60/ul2)*(1 + 0.74*(HRFAC*(volau) / 
(lanes*ul1)) ^5) 

55  fd7 =(length*60/ul2)*(1 + 0.1*(HRFAC*(volau) / 
(lanes*ul1)) ^10) 

60  fd1  = put((length*60/ul2)*(1+0.72*(HRFAC 
*volau/(ul1* lanes))^7.2))+  length*(0.max.(‐
.5639+put(get(1)/ length)*(0.6398+get(2)*(‐
0.0712+get(2)* (0.0004+0.00009*get(2)))))) 

fd8 =put((length*60/ul2)*(1 + 
0.72*(HRFAC*(volau) / (lanes*ul1)) 
^7.2))+length*(0.max.(‐
0.5639+put(get(1)/length)*(0.6398+get(2)*(‐
0.0712+get(2)*(0.0004+0.00009*get(2))))))      

70  fd10 =(length*60/ul2)*(1 + .32*(HRFAC*(volau) / 
(lanes*ul1)) ^7) 

Centroid 
fd9 =(length*60/ul2) 

fd9 =(length*60/ul2)*(1 + 1.5*(HRFAC*(volau) / 
(lanes*ul1)) ^4) or (length*60/ul2) 

Notes: 

 fd: Function Definition (part of EMME macro language) 
 length: Link distance 
 UL2: Speed in EMME model 
 HRFAC: EMME Time Period Peak Hour Factor (AM=.375, PM=.35,MD=.184,EV=.354,NI=.255) 
 Volau: EMME Total Vehicle Demand for Time Period 
 Lanes: Number of Lanes 
 UL1: EMME Capacity (vphpl) 

Generally, the speed to function relation is usually used. During the validation effort some facilities had 

their VDFs modified to reflect congestion.  The VDF for 60 miles per hour was created by WSDOT/TRAC 

to reflect reliability in freeway operations. 
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Park-and-Ride 

The process to determine demand at park-and-ride lots was also modified. The PSRC model 

assumes that all park and ride lots have the same attractiveness and capacity (approximately 300 

stalls). The TTM has an attractiveness factor that better reflects observed utilization by modifying 

the following files: 

 PRFAC.311 – This input file was created for the TTM and creates a par-and-ride lot 
capacity factor that is based on dividing the total park-and-ride lot capacity by 250. This 
results in a capacity result ranging between 0 and 10 for all lots in the region. 

 The PRSPLIT.MAC macro was updated to read and apply the PRFAC.311 input file when 
estimating usage. Figure 9 compares the Version 1.00b PRSPLIT.MAC file to the TTM 
version of the file. The main difference is the deletion of line 33 of the Version 1.00b file 
(which set all the PRFAC values to 1). By including capacity in the park-and-ride 
assignment routine, we get much more realistic results. Figure 10 shows a comparison of 
utilization of the Tacoma Dome park-and-ride lot when applying the Version 1.00b and 
the TTM methodologies. As shown, the TTM method produces superior results (134 
entries in the AM peak period for the PSRC model compared to 2,212 entries for the TTM 
– the most recent WSDOT data from Fall 2013 indicates daily usage of about 2,270 stalls 
at peak utilization2). 

                                                      
2 http://www.wsdot.wa.gov/NR/rdonlyres/7F57E292-9768-4E9E-AE8B-
F95268966C21/0/PugetSoundParknRide_Fall2013.pdf 
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Figure 9 – PRSPLIT.MAC Comparison: Version 1.00b (top), TTM (bottom) 
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Figure 10 – Comparison of Tacoma Dome Park-and-Ride Lot Utilization: Version 1.00b 

(left), TTM (right) 

MODEL VALIDATION 

The validation effort for the base year TTM model runs was focused on PM peak hour travel 

demand at a collection screenlines in and around Tacoma. The TTM does not explicitly generate 

PM peak hour volumes, so the PM peak three-hour volumes are factored to represent PM peak 

hour conditions. The factor used to scale the PM peak hour from the three-hour data is 0.38, 

which is based on a Tacoma-specific adjustment of Fehr & Peers typical peak hour factor 

developed to estimate peak hour traffic volumes in the Central Puget Sound. Appendix F 

contains an excerpt from a peer review of Fehr & Peers’ version of the Seattle Travel Model, which 

is also based on the Version 1.00b platform. As described in the Appendix, a PM peak hour factor 

of 0.37 was developed by comparing PM peak hour to peak period counts throughout Seattle. 

Initial testing of the TTM indicated that this factor was to low and better validation results were 

obtained by using a 0.38 factor. The higher factor is reasonable for Tacoma given that Tacoma 

would be expected to experience less peak period spreading than Seattle.  

The map shown in Figure 11 shows the screenline locations. Further validation was performed for 

downtown and citywide mode splits. Truck volumes were checked against the observed data at 

several key locations, shown in Figure 12 although no specific model validation efforts were 

made for truck volumes. 
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Figure 11 –Tacoma Travel Model Screenline Locations 
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Figure 12 –Tacoma Travel Model Truck Count Locations 

 

Count Validation 

At the outset of the TTM development process, Fehr & Peers collected traffic counts at 54 

locations around the city, located on the screenlines used to validate the prior version of the TTM. 

For the overall count validation, the model’s estimated PM peak hour volumes are compared to 

the observed PM peak hour volumes. Fehr & Peers has developed a set of model validation 

criteria that well-performing models should meet. The criteria and the performance of the TTM 

are shown in Table 5 below.  
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Table 5 – Count Location Model Validation 

Performance Measure 
Fehr & Peers Model Validation 

Guidelines  TTM Performance 

Model/count ratio  +/‐ 10%  ‐8% 

Percent  of  count  locations within 
deviation limits  ≥ 75%  75% 

Percent root‐mean‐squared error  < 40%  32% 

Adjusted r‐squared  > 77%  75% 

Correlation coefficient  > 0.88  0.86 

The results in Table 3 indicate that the TTM is close to meeting the Fehr & Peers count location 

validation guidelines, with three of the five criteria met. The adjusted r-squared and correlation 

coefficient performance measures are not quite meeting the guidelines, reflecting the model’s 

tendency to produce traffic forecasts that are lower than observed counts. The percent root-

mean-squared error, which is typically one of the more difficult guidelines to meet, is well within 

the acceptable range, indicating that the model is generally clustered around the observed counts 

(albeit a bit low), as opposed to many high estimates canceling-out low estimates. 

Screenline Validation 

The count validation provides a snapshot of how well the TTM is performing overall, the 

screenline validation examines the model’s performance at a more localized level. The results of 

the screenline validation are shown in Table 6. 

The screenline performance indicates that the model is performing well across most of the city, 

again with the slight tendency to produce traffic estimates that are lower than observed counts.  

Mode Split Validation 

While the screenline results generally indicate that the TTM is generating a reasonable number of 

vehicle trips, the mode split validation is performed to ensure that non-auto mode trip generation 

is reasonable. For the mode split validation, the TTM’s home-based work mode split is compared 

against comparable data from the US Census Bureau’s American Community Survey. The results 

are summarized in Table 7. 
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Table 6 – Screenline Model Validation 

Screenline 
TTM PM Peak Hour 
Volume (Base Year) 

PM Peak Hour Count 
(2012)  Model/Count Ratio 

1: South of N 26th St  4,008  4,079  0.983 

2: South of 6th Ave  5,693  5,814  0.979 

3: South of S 25th St  4,664  5,232  0.891 

4: North of SR 509  1,585  2,221  0.714 

5: North of S 72nd/74th  20,231  19,204  1.054 

6: North of SR 512  10,509  12,000  0.876 

7: West of Pearl/Orchard  9,558  11,688  0.818 

8: West of State/I‐5  10,478  13,162  0.796 

9: East of Pacific/I‐705  9,148  8,495  1.077 

10: East of Portland Ave  17,231  15,026  1.147 

11: Federal Way City Limit  2,854  3,543  0.805 

Screenline Total  95,959  100,464  0.955 

 

 

Table 7 – City of Tacoma Mode Split 

Mode  ACS 5 Year Data (2008‐2012)  TTM Performance 

SOV  83%  84% 

HOV  10%  7% 

Transit  4%  7% 

Walk   3%  2% 

Bike  1%  1% 

As shown above, the TTM data are very similar to the ACS data, with the transit mode being 

slightly higher in the TTM and HOV being slightly lower. Overall, these results indicate that the 

mode choice component of the TTM is working well. 

Table 8 presents the results of the HBW mode split in downtown Tacoma. Since the ACS is a 

household survey, there is no comparable data. However, the data in Table 6 meet our 
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expectations that transit would represent a larger share of commute trips to/from downtown 

Tacoma at the expense of SOVs. 

Table 8 – Downtown Tacoma Mode Split 

Mode  TTM Results 

SOV  67% 

HOV  10% 

Transit  20% 

Walk   2% 

Bike  1% 

 

2040 TRAVEL MODEL 

A 2040 version of the travel model was built using data provided by VIA Architecture and the 

Planning Department. As the Transportation Master Plan has not yet identified a comprehensive 

list of citywide transportation improvement projects, only regional projects identified in the PSRC 

model and other plans were included in the roadway network. A version of the 2040 model with 

the citywide transportation improvements is actively under development. The list below 

summarizes several of the major regional projects near Tacoma assumed in the 2040 version of 

the TTM: 

 I‐5 HOV lanes to SR 16 
 Canyon Road extension in Pierce County 
 SR 167 extension to SR 509 

Figures 13 and 14 summarize the change in population and employment expected between now 

and 2040. Detailed 2040 land use file data are in Appendix G. 
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Figure 13 –Tacoma Travel Model Truck Population Growth Assumed by 2040 DRAFT



 

 

Figure 14 –Tacoma Travel Model Truck Employment Growth Assumed by 2040 

DRAFT



TRANSPORTATION MASTER PLAN
City of Tacoma

    June 2015  | 141

Appendix B

APPENDICES

Detailed
Project List

PLA
CEHO

LD
ER



TRANSPORTATION MASTER PLAN

146

City of Tacoma



TRANSPORTATION MASTER PLAN
City of Tacoma

    June 2015  | 143

Appendix C

APPENDICES

Mobility Master Plan 
Update

PLA
CEHO

LD
ER



TRANSPORTATION MASTER PLAN

144

City of Tacoma



TRANSPORTATION MASTER PLAN
City of Tacoma

    June 2015  | 145

Appendix D

Impact Fee 
Evaluation

APPENDICES

PLA
CEHO

LD
ER





TRANSPORTATION MASTER PLAN
City of Tacoma

    June 2015  | 147

Appendix E

City  
Pedestrian Safety  

Improvement 
Project

APPENDICES

PLA
CEHO

LD
ER





Pedestrian	Crossing	Improvements	Project	‐	Summary	
 

Overview 		

The  Pedestrian  Crossing  Improvements  Project  provided  for  the  identification,  evaluation,  and 

construction  of  pedestrian  crosswalks,  and  associated  facilities,  at  intersections  citywide.  While  the 

primary motivation for the project was the  installation of marked crosswalks, other  improvements were 

identified to enhance the marked crossings. 

The  first  phase  of  the  project  included  approximately  $2.5  million  on  planning,  designing,  and 
constructing pedestrian  crossing  improvements  throughout  the City: $300,000 allotted  to each  council 
district  and  $1 million  to  the  Downtown  area  (as  defined  by  zoning).  This  project  also  investigated 
opportunities  to  extend  the  effectiveness  of  other  programs,  such  as  the  Hazardous  Sidewalk 
Replacement program, City Safety grants, and the implementation of the City’s American with Disabilities 
Act Transition Plan.  An additional $1.5 million was allocated for the 2015‐2016 biennium to continue the 
work begun in 2014. 
 
This project  included  a  robust public outreach  effort  to  identify potential  improvement  locations,  and 
received over 650 responses from the public pertaining to over 300 locations throughout the City. These 
locations were evaluated using a prioritization framework developed by Tacoma staff and the public. 
Engineers  later  developed  preliminary  cost  estimates  that  were  used  in  packaging  the  locations  for 
construction.  
 

Data	Collection 
 
The  project  team  collected  input  from  a  variety  of  sources  regarding  the  potential  locations  for 
pedestrian  crossing  improvements  and  the  criteria  to  be  used  in  prioritizing  these  locations.  Crossing 
improvement  locations  were  identified  through  a  rigorous  public  input  process  and  current  City 
documents, including the 2009 Mobility Master Plan. In‐person meetings and an online survey were tools 
used  to  collect  data,  in  addition  to  letters  and  emails  received  from  Neighborhood  Council 
representatives,  Parent  Teacher  Associations,  local  businesses,  nonprofit  organizations,  as well  as  the 
general public. 
 

Evaluation  
 
The public process identified the following criteria that were used to evaluate potential projects: 
 

 Pedestrian and vehicle counts 

 Proximity to schools 

 Vehicle/pedestrian collision history 

 Proximity to parks 

 Proximity to hospitals 

 Proximity to bus stops 

 The number of times a location was identified through this project’s outreach process, regardless 
of other characteristics 



 Proximity to major employers and commercial centers 

 Proximity to bicycle/trail systems 

 Proximity to libraries 

 Proximity to senior centers/senior housing 
 
These  criteria were weighted based on  responses by people  completing  the online  survey and people 
attending the public meetings. The evaluation criteria were then used to identify top ranking locations for 
pedestrian improvements.  
 

Engineering	and	Construction	
 
The project team worked sequentially through the top ranked projects in each Council District and the 
Downtown Area using the following evaluation process: 
 

 In‐House Review:  the project  team worked with key City  staff  to  review existing  transportation 
documents on identified crossing improvement locations, aerial imagery, and comments received 
to determine the appropriate treatment for top ranked locations.   
 

 Field Review: City staff and the project team visited crossing  improvement  locations to evaluate 
site  specific  elements  that  would  impact  project  implementation  and  cost.  This  included 
reviewing existing curb ramp construction and field review of utilities, such as lighting and traffic 
signals, including vehicle detection. 

 

Relation	to	the	Transportation	Master	Plan	
 
The Transportation Master Plan places a priority on pedestrian mobility, and assumes that all streets will 
accommodate  pedestrians  to  some  degree.    Because  local  connections  and  crosswalks  are  integral 
components  of  pedestrian  safety  and  mobility,  it  is  critical  that  the  City  develop  a  process  for 
systematically  addressing  the  need  for  this  type  of  improvement.    While  the  TMP  includes  a 
recommendation  for  conducting  an  inventory  of  sidewalk  infrastructure,  and  then  subsequently 
identifying necessary improvements to the sidewalk network, this process will not necessarily satisfy all of 
the pedestrian  improvements which will be needed to support  the transportation system envisioned  in 
the TMP. 
 
The  Pedestrian  Crossing  Improvements  Project  identified  extensive  needs  throughout  the  City,  and 
created  a  process  for  prioritizing  those  needs.     While  the  City  has made  significant  strides  toward 
addressing  the needs  identified during  this process,  there  are many needs which  are  still unmet,  and 
many more which were not identified during the public outreach process for this project.  The City should 
build on the work done as part of the Pedestrian Crossing Improvement Project by developing a process 
for updating the list of pedestrian crossing projects, and by updating the prioritization process to ensure it 
satisfies the communities identified priorities and the goals and policies within the TMP.   
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To:  Planning Commission 

From: Elliott Barnett, Planning Services Division 

Subject: Affordable Housing Planning Work Program (Phase 3) 

Meeting Date: July 1, 2015 

Memo Date: June 25, 2015 

 
 
At the July 1st meeting, the Planning Commission will review a draft staff report as well as 
proposed final changes to the proposed draft code language for the full package of proposals 
contained in the Affordable Housing Planning Work Program, Phase 3. The proposal includes 
the creation of several new sections and significant changes to several existing sections of the 
Tacoma Municipal Code relating to residential development.  
 
This discussion fits within a multi-year, interdepartmental effort to evaluate a broad range of 
recommendations made by the Affordable Housing Policy Advisory Group (AHPAG), through 
their 2010 report to the City Council. In 2012, the Council referred the planning-related items to 
the Planning Commission for analysis. This year the Commission is considering the third and 
final phase of these planning recommendations, which fit generally into two categories: 1. 
Residential infill/affordable building proposals which seek to promote affordability by allowing a 
broader range of housing types and higher densities, and by promoting housing development 
generally. 2. Proposals to incentivize the inclusion of affordable housing in developments 
through offering height, density or other bonuses, and to require the inclusion of affordable units 
in association with residential upzones. Background is available at 
www.cityoftacoma.org/planning, Current Initiatives.  
 
At this meeting, staff will seek the Planning Commission’s guidance pursuant to finalizing a 
public review draft of the code. Attached please find a draft staff report, a summary of the key 
changes proposed to respond to the Commission’s direction at the last meeting and additional 
stakeholder input, and a letter from the North Slope Historic District.  
 
If you have any questions, please contact me at 591-5389 or elliott.barnett@cityoftacoma.org. 
 
c: Peter Huffman, Director 
 
Attachments (3) 
 

http://www.cityoftacoma.org/
http://www.cityoftacoma.org/planning
mailto:elliott.barnett@cityoftacoma.org




Affordable Housing Planning Work Program (Phase 3)  

Updates to proposed code – July 1, 2015 

Based on direction from the Planning Commission at the June 17th meeting, as well as additional 
consultation with stakeholders, staff are proposing the following significant refinements to the June 17th 
version of the draft code. In addition, staff highlight policy issues requiring further discussion and 
direction from the Planning Commission.  

 

PROPOSED CHANGES TO DRAFT CODE: 

Accessory Dwelling Units (ADUs): 

• Removed  200 square foot minimum ADU size 
• Detached ADU height limits modified, as follows:  

3. Height. The maximum height for detached ADUs varies by zoning district.  

a. In the R-1, R-2, R2-SRD and HMR-SRD Districts, the maximum height shall be 20 feet. 

b. In the R-3 District, two-story detached ADUs may be allowed between 20 and 25 feet in height 
upon approval of a Conditional Use Permit.  

c. In the R-4L, R-4 and R-5 Districts the same standards apply as in the R-3 District, but no 
Conditional Use Permit is required. 

d. In all districts: Detached ADUs shall be a minimum of 2 feet shorter than the main building.   
The structure shall not intercept a 45-degree daylight plane inclined into the ADU site from a 
height of 15 feet above existing grade, measured from the required 5 foot setback line; and, second 
story windows facing abutting properties, and within 10 feet of the property line, shall be 
constructed in a manner to prevent direct views into the neighboring property, through such 
methods as clerestory windows, or semi-translucent glass.  

 

Small Lot Design Standards: 

• Removed prohibition of vinyl and aluminum siding 
• Reduced proposed Floor Area Ratio maximum from 0.6 to 0.5 
• Refined proposed requirement for windows/doors trim as follows: 

5. All street-facing windows and doors shall be finished with decorative molding / framing details. 

• Small Lots in designated Historic Districts: 

3. Proponents of new Small Lots located within designated Historic Districts shall provide a site 
plan and massing study demonstrating consistency with the provisions of this section and with the 
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pertinent historic design standards. No subdivision shall be permitted which would lead to the 
demolition of an historically contributing structure.  

 

Affordable Housing Incentives and Bonuses: 

• Based on ongoing consultation with the AHPAG, the Fee-in-lieu component of the proposal has 
been refined as follows: 

C. In-lieu Fee option. As an alternative to incorporation of affordable housing units within the 
development, the project proponent may choose to pay an in-lieu fee as a contribution to the City’s 
Housing Trust Fund. This fee is based on the increased land value as a function of City approval to 
allow more density, and has been calibrated to provide equivalent affordable housing benefit to the 
community as compared to the incorporation of affordable housing units within the development.  

1. Density bonus types. The density bonus provisions of this section function either as an increase 
in the number of dwelling units permitted (in the case of PRDs), or as an increase in over height 
and bulk (in the case of Floor Area Ratios or height increases). The in lieu fee options for each are 
calculated as follows: 

a. Calculation - Dwelling Units bonus. If paid prior to issuance of the Certificate of Occupancy, 
the in-lieu fee shall be $10,000 as of DATE OF ADOPTION, adjusted per the Consumer Price 
Index annually, for each additional dwelling unit permitted through the bonus density provisions 
of this section.  

b. Calculation – Height or Floor Area Ratio bonus. If paid prior to issuance of the Certificate of 
Occupancy, the in-lieu fee shall be $XX per square foot of additional development capacity 
resulting from the bonus density provisions of this section as of DATE OF ADOPTION, adjusted 
per the Consumer Price Index annually.  

2. In lieu fee payment Timing. The project proponent or subsequent property owner can choose to 
pay the in-lieu fee at any point during the 50 year required period of affordability. If paid after 
issuance of the Certificate of Occupancy, the in lieu fee shall decline by 2 percent per year 
(equivalent to one year of the required 50 year term of affordability).  

3. Use of in lieu fee funds. Funds paid pursuant to the in-lieu fee option into the Housing Trust 
Fund shall be utilized by the City Housing Division for the creation of housing affordability 
pursuant to the strategies identified through the City of Tacoma’s Consolidated Plan.  

NOTE: Staff continue to consult with the AHPAG and anticipate further input on this subject.  

• Proposed City-initiated residential upzones criteria modified as follows: 

I. Affordable housing – City-initiated upzones. As part of the analysis of proposed City-initiated 
residential upzones, the City shall evaluate housing affordability in the vicinity of the proposed 
upzone. Areas in which less than 25 percent of housing units are affordable to households earning 
80 percent of Area Median Income shall be considered challenged in terms of access to affordable 
housing. In such areas, the City shall evaluate methods to increase access to housing affordable at 
80 percent of Area Median Income or below. Such methods may include conditioning the upzone 
with the inclusion of affordable units per the provisions of TMC. 1.39, targeting City programs or 
funding to increase the affordable housing supply, or other methods which can effectively promote 
housing affordability.  
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• The Planning Commission asked additional questions regarding the proposed Affordable 
Housing Incentives code at the June 17th meeting. Staff will provide information at the meeting 
to respond to those questions.  

Mixed-Use  Center Height Bonus Palette: 

• Modify methodology for calculation of contributions to the City’s Affordable Housing Trust Fund 
(an option for additional height within Mixed-Use Centers) to be consistent with the proposed 
Affordable Housing Incentives Code: 

 
Contribution to the City’s Housing Trust Fund in an amount equal to the fee in lieu 
provisions of TMC 1.39 Affordable Housing Incentives Administrative Code. 0.5% of the 
value of the building (as calculated using the latest Building Valuation Data published by 
the International Code Council). This contribution would be made available in loans or 
grants to public or private developers for the development of housing for households 
making less than 80% of area median income. First priority for the use of the 
contribution would be within the mixed-use center where the project contribution is 
being made. 

 

Staff have made additional minor refinements which are consistent with the Planning Commission’s 
direction to date. The updated draft code is available online on the project webpage at 
www.cityoftacoma.org/planning, select Affordable Housing.  

 

FOR ADDITIONAL DISCUSSION: 

• Historic Districts: Staff have met with members of the North Slope Historic District, and on June 
24th staff presented to the Landmarks Preservation Commission. Aspects of this package have 
been controversial among North Slope and Wedge Historic Districts advocates. 

o Proposals pertaining to Historic Districts include small lots, 2 and 3-family development 
through Conditional Use Permit, and the Residential Infill Pilot Program for Detached 
ADUs and Cottage housing.  

o The LPC was divided in regards to the proposals, and had a thought-provoking 
discussion regarding historic preservation, adaptive reuse, and equity issues. 

o Key issues include: 
 Desire for better City tools/higher level of expectation to ensure higher quality 

infill development, including more authority and better tools for the LPC.  
 Distinctions between historically contributing and noncontributing structures.  
 Conversion of existing single-family within historically contributing structures, 

which can result in exterior changes and the loss of interior historic features 
through conversion of single-family houses to two- or three-family dwellings. 
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 Height, scale and bulk of infill development. 
 Proposed Floor Area Ratio is slightly too high. 

 

• R-2 minimum lot size: The Planning Commission requested analysis of the potential to reduce 
the minimum lot size in the R-2 District.  

o In response, staff are preparing to discuss a concept that could offer a reduced lot size 
to lots abutting and served by alleys. Staff will present the concept as well as potential 
issues and tradeoffs with introducing it into the package at this stage. 
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2014 Annual Amendment 
Staff Analysis Report 

 

 
 
Application No.: 2015-08 

Proposed Amendment: Affordable Housing Policy & Code Updates, Phase 3 

Applicant: Planning and Development Services 

Location & Size of Area: Citywide 

Current Land Use & Zoning: Various 

Neighborhood Council Area: Citywide 

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

Date of Report: 
(Planning Commission review date; 
draft or final) 

July 1, 2015 (draft) 

 
 
I. Description of the Proposed Amendment: 
 
1. Describe the proposed amendment, including the existing and proposed amendatory 

language, if applicable. 
 
The intent of this proposal is to promote housing affordability and choice throughout the 
neighborhoods of the City through a range of affordable housing incentive and residential infill 
proposals. The proposals also support a broad range of related policy objectives, including 
economic development, infill, quality urban design, sustainability, transportation choices, 
efficient use of infrastructure and sustainability. This package of policy initiatives is the third and 
final phase of planning-related recommendations made by the City Council-appointed 
Affordable Housing Policy Advisory Group (AHPAG). These policy tools function as part of a 
portfolio of City strategies to promote affordability, which also includes a range of subsidized 
housing, housing maintenance and rehabilitation, economic development and other strategies.  
 
On April 27, 2010 the City Council adopted Resolution Number 38017 which created and 
appointed the AHPAG to provide policy recommendations to promote housing affordability in 
Tacoma. In 2010, the AHPAG released their Policy Recommendations to the City Council, 
which recommends a range of actions to meet affordable housing goals in Tacoma. The Council 
updated the AHPAG’s membership in 2011 through Resolution Number 38063. In 2012, with 
Resolution Number 38489, the Council referred the AHPAG’s planning-related 
recommendations to the Planning Commission for analysis and divided the tasks into three 
phases (the Affordable Housing Planning Work Program).  
 
The current proposals fit generally into two categories: 1. Residential infill/affordable building 
proposals which seek to promote affordability by allowing a broader range of housing types and 
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higher densities, and by promoting housing development generally. 2. Proposals to incentivize 
the inclusion of affordable housing in developments through offering height, density or other 
bonuses, and to require the inclusion of affordable units in association with residential upzones.  
 
The Affordable Housing Incentives/Upzones proposals seek to promote the development of 
housing affordable to households earning moderately low incomes between 50 to 80 percent of 
Area Median Income by providing development regulations and incentives that make the 
voluntary inclusion of such units cost-effective or profitable for developers. They are for the 
most part voluntary, with the exception of proposals to require affordable housing with approval 
of residential upzone requests. Infill housing strategies do not necessarily result in affordable 
housing, though they may do so by virtue of lower land and infrastructure costs and smaller 
housing unit size. They do, however, increase the diversity of housing choice in each 
neighborhood, and also support a range of other policy objectives.  
 
Specifically, the proposals if adopted would implement the following through code changes:  
 

1. Additional lot size flexibility options for context-responsive infill (all Residential 
Districts). 

a. Allow smaller lot sizes to a minimum of 3,000 square feet in some circumstances, 
through a short/full subdivision lot size averaging approach.   

b. Update the existing Critical Areas density bonus option to provide lot size and 
setback flexibility. 

c. Update Small Lot design standards to better provide for context-responsive 
residential infill. 
    

2. Special Review Districts refinements (R2-SRD and HMR-SRD): Proposed changes are 
intended to promote a predominately single-family detached development pattern, with 
additional provisions for smaller lot sizes and some mix of housing types.  

a. Reduce minimum detached Single-family Lot size from 4,500 square feet to 3,500 
square feet, with enhanced Small Lot Design Standards. 

b. Update Conditional criteria for 2 and 3-family development to introduce more 
flexibility to allow this type of development, when consistent with neighborhood 
and historic district character.  

c. Update NRX District lot standards for consistency with the proposed changes to 
the SRD Districts.  
    

3. Create a Pilot Residential Infill Program approach to allow innovative housing types 
with heightened review, and subsequent code refinement. The proposal would allow the 
following infill housing types, with enhanced discretionary City review: 

a. Detached Accessory Dwelling Units (DADU’s) in R-2, R2-SRD and HMR-SRD 
Districts. 

b. Two-family development as a Conditional Use on corner lots in R-2 Districts. 
c. Multi-family development in as a Conditional Use in R-3 Districts. 
d. Cottage housing developments as a Conditional Use in all residential districts. 
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4. Planned Residential Districts (PRDs) code updates to make PRDs an effective tool for 
innovative site development, with optional density bonuses for affordability and 
sustainability features. Key changes include additional emphasis on urban design, 
complete streets, sustainability and housing affordability. The minimum site size and 
required common open space requirements would be reduced (for new PRDs) to provide 
more opportunities for utilization of this approach.  
     

5. Affordable Housing Incentives & Upzone Requirements: Offer density bonuses and 
permit fee reductions in exchange for voluntary inclusion of affordable housing, or for 
approval of a request for a residential upzone.  

a. Create an Affordable Housing Incentives Code to support implementation of 
proposed affordable housing incentives and bonus options pursuant to the 
requirements of RCW 36.70A.540.  

b. Offer a Downtown Tacoma Floor Area Ratio bonus for the voluntary inclusion of 
affordable housing. 

c. Offer a Planned Residential Districts density bonus for the voluntary inclusion of 
affordable housing.  

d. Require the inclusion of affordable housing in association with privately initiated 
residential upzone requests, and commit the City to analyze housing affordability 
in association with City-initiated residential upzones.   
     

6. City process enhancements: Pursue changes to City housing development review 
process intended to reduce delay and cost, and to promote housing that meets city policy 
objectives.  

a. Authorize fee reductions and permit process enhancements for affordable housing 
proposals (pending resource availability).  

b. Develop a library of residential infill housing examples to illustrate the proposed 
Residential Infill Pilot Program. 

 
For a more detailed summary of the proposed changes, see the May 6, 2015 Planning 
Commission packet available at www.cityoftacoma.org/planning, select Affordable Housing, or 
review the attached draft code changes (Exhibit A).  
 

 
2. Describe the intent of the proposed amendment and/or the reason why it is needed. 
 
According to the AHPAG’s 2010 report, “The City of Tacoma does not have enough housing 
affordable to many of its residents… Large portions of Tacoma’s population do not have 
enough income to afford the housing available in Tacoma’s private market at a cost of no more 
than 30% or even 50% or more of their income.” The report also states that, “…the City of 
Tacoma has an affordable housing crisis. It will only worsen as the City’s population grows and 
ages over the next two decades unless Tacoma takes immediate action to ensure an adequate 
supply of affordable housing for its existing and anticipated residents at all income levels.”  
 
City staff analysis supports the conclusion that housing affordability is a serious concern in 
Tacoma. This may be initially counter-intuitive, since housing costs are relatively low in Tacoma 
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compared to nearby communities. From an affordability standpoint, it appears the median home 
price is affordable to the median income household (approximately $50,000 annually for a 
family of four) at this point in the housing market cycle. However, at lower income levels, such 
as 60 percent of Area Median Income, housing affordability levels result in a housing cost 
burden. This burden becomes more severe as lower income thresholds are reached. 
Approximately one-third of Tacoma households earn 50 percent of AMI or less (approximately 
$35,000 annually). Looking to the future, it seems probable that the gap between Tacoma 
household incomes and housing costs is likely to increase along with growth in the region.  

Over the past several years, the City Council has strengthened Tacoma’s affordable housing 
policies, including appointing the Affordable Housing Policy Advisory Group (AHPAG) to 
provide leadership and recommendations. Key City actions related to housing affordability 
include the following: 

• 2010 – Creation of the AHPAG 
• May 2011 – Acceptance of Affordable Housing Policy Principles 
• November 2011 – County-wide Planning Policies sets a target that 25 percent of new 

housing should be affordable to households earning 80 percent of Area Median Income 
• June 2012 – Affordable Housing Policy Principles and Acknowledgements adopted into 

Comprehensive Plan 
• December 2013 – Similar goals, including a target of 25 percent of housing affordable at 

80 percent AMI, adopted in the South Downtown Subarea Plan  
• May 2014 – Similar goal in Hilltop Subarea Plan 
• July 2014 – Affordable housing incentives policies adopted into Comprehensive Plan, 

along with some updates to promote affordable housing types/infill 
• 2015 – related projects underway: 

o 2015 Comprehensive Plan updates 
o Tacoma’s Consolidated Plan update 
o Multifamily Tax Exemption Program updates  

Throughout this process it has been clear that these proposals promote housing affordability, mix 
and choice, and at the same time sustainability, smart growth, economic development, 
transportation choices, livability, active living and urban design goals. They provide an 
opportunity to consider the character of Tacoma’s neighborhoods, in the context of long-term 
growth, demographic and economic trends. While recognizing affordability as central to this 
project, the Planning Commission has also considered the potential for the proposals to support 
these interconnected policy objectives. 
 
 
3. Describe the geographical areas associated with the proposed amendment.  Include 

such information as: location, size, parcel number(s), ownership(s), site map, site 
characteristics, natural features, current and proposed Comprehensive Plan land use 
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designations, current and proposed zoning classifications, and other appropriate and 
applicable information for the affected area and the surrounding areas. 
 

This citywide proposal consists of a range of specific components, each of which would be 
applicable to a given area or zoning designation. The residential infill/affordable building 
proposals would be applicable to the residentially zoned areas of the city. The Affordable 
Housing Incentives and bonuses would be applicable both in residential areas, through the 
Planned Residential District proposals, and Downtown, through the proposed Floor Area Ratio 
bonus option. For the specific locations of each proposal, see the summary above. 
 

 
4. Provide any additional background information associated with the proposed 

amendment. 
 

This proposal is one step in a multi-year, multi-departmental effort, spearheaded by the Council-
appointed AHPAG. In 2010, the AHPAG released its Policy Recommendations To The City 
Council, which recommends a range of actions to meet affordable housing goals in Tacoma 
(available on the City’s Housing webpage at www.cityoftacoma.org/housing. In 2012 the 
Council divided the recommendations into three groups: 1. Referred to the Neighborhood & 
Housing Committee (NHC) for additional policy development and discussion; 2. Forwarded to 
the City Manager for evaluation and implementation; and 3. Referred to the Planning 
Commission for the development of affordable housing regulations.  
 
The following are the planning-related recommendations of the AHPAG’s 2010 report: 
 

• 3.1 City Policy and Leadership 
• Infill/Affordable building design practices: 

o 3.2.1 Expedited permitting 
o 3.5.1 Accessory Dwelling Units (ADU’s) 
o 3.5.2 Cottage/Cluster Housing 
o 3.5.3 Permit Ready Housing Designs 
o 3.5.4 Great House Design 
o 3.5.5 Rooming House/Boarding House/Single Room occupancy  
o 3.8.1 Exception to Standard Lot Sizes for Specific Projects 
o 3.8.2 Higher Review Threshold 

• Affordable Housing Incentives and Upzone requirements:  
o 3.2.1 Voluntary Housing Incentive Program 
o 3.2.2 Inclusionary Requirements for Voluntary Residential Upzones 
o 3.2.3 Limited Mandatory Affordable Housing Bonus Program for City Initiated 

Upzones 
o 3.2.4 Inclusionary requirements with Voluntary Master Planned Communities 
o 3.2.5 Planned Residential Development Districts (PRD’s) and Planned Affordable 

Residential Districts (PARD’s) 
o 3.2.7 Transfer of Development Rights 
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Progress to date on reviewing the AHPAG 2010 planning recommendations: 
• 2010 – the AHPAG presented its report to the City Council 
• Council direction to analyze the recommendations; divided into Planning/non-planning 

tasks  
• 2012-2013 – Planning Phase 1:  

o Affordable Housing “Principles and Acknowledgements” added to the 
Comprehensive Plan Housing Element 

o Subarea plans/EIS efforts, State Environmental Policy Act (SEPA) and Short Plat 
thresholds increased 

• 2014 – Planning Phase 2: Updated Housing Element policies and Zoning Code to 
promote infill. Key changes: 

o Small multifamily units (mini-flats):  Parking requirements reduced 
o Accessory Dwelling Units (ADUs): Additional flexibility and reduced 

requirements (not including detached ADUs in single-family areas) 
o Small lots:  Additional flexibility (minimum average lot width reduced) 
o Multifamily development:  Parking requirements reduced 

• 2015 – Planning Phase 3 (now underway). The proposals include: 
o Residential Infill/Affordable Building tools to broaden the range of permitted 

housing types and densities 
o Incentive and inclusionary approaches to promote inclusion of affordable housing 

in development 
o City review process enhancements  

Should the Council take action on the current package of proposals, the City will have taken 
significant steps toward implementing the majority of these planning-related recommendations.  

 
II. Analysis of the Proposed Amendment: 
 
1. How does the proposed amendment conform to applicable provisions of State statutes, 

case law, regional policies, the Comprehensive Plan, and development regulations? 
 

HOUSING:  
The proposals are strongly supported by affordable housing policy objectives at the state, region 
and local levels. Tacoma’s Housing Element, the Countywide Planning Policies and VISION 
2040 call for steps to increase housing affordability and choice, fair housing, jobs/housing 
balance, and housing with access to transit. The following are particularly pertinent:  

 
The state Growth Management Act (GMA):   
The GMA includes the following planning goal: 
 

“Housing. Encourage the availability of affordable housing to all economic segments of 
the population of this state, promote a variety of residential densities and housing types, 
and encourage preservation of existing housing stock.” (RCW 36.70A.020). 
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The GMA also authorizes cities to create an Affordable housing incentive program, and 
provides specific guidance on its development (RCW 36.70A.540). The proposed Affordable 
Housing Incentives and Bonuses were developed to be consistent with that statute. 
 
Vision 2040 includes the following:  
“Housing Overarching Goal: The region will preserve, improve, and expand its housing stock 
to provide a range of affordable, healthy, and safe housing choices to every resident. The 
region will continue to promote fair and equal access to housing for all people.”  

 
Vision 2040 states: “Housing affordability continues to be a major challenge for the region. 
Housing costs are a greater burden for many households today than a decade ago, leaving 
less for other basic needs and amenities. Renters, in particular, face a considerable shortage 
of affordable housing opportunities.” The plan calls for a range of strategies to help address 
this problem, including development of housing affordable to the workforce and to others 
with incomes lower than area median income (AMI).   
 
Pierce County Countywide Planning Policies:  
Policy AH-3. The County, and each municipality in the County, shall encourage the 
availability of housing affordable to all economic segments of the population for each 
jurisdiction.  
 

3.3 It shall be the goal of each jurisdiction in Pierce County that a minimum of 25% of 
the growth population allocation is satisfied through affordable housing (affordable to 
less than 80% of AMI).  
 
5.2 Jurisdictions should promote the use of reasonable measures and innovative 
techniques (e.g., clustering, accessory dwelling units, cottage housing, small lots, planned 
urban developments, and mixed use) to stimulate new higher-density affordable and 
moderate-income housing stock on residentially-zoned vacant and underutilized parcels.  

 
Tacoma Comprehensive Plan: 
The Housing Element includes policy direction strongly consistent with this proposal. The 
Element calls for housing choice for a broad range of households with diverse needs and 
incomes, and includes policy direction to increase the amount of housing that is affordable, 
especially for lower income families and special needs households. In 2012, the City Council 
adopted Affordable Housing Principles and Acknowledgements that specifically support this 
proposal, with the following key messages: 
 

1. Affordable Housing is Vital to Important Civic Interests 
2. Affordable Housing is Attractive, Innovative and Well Managed 
3. The City Needs to Enlist the Engine of Private Development 
4. Affordable Housing Developments Spur Other Investments 
5. The City Should Welcome Affordable Housing Developments 
6. Every City Neighborhood Needs Affordable Housing Developments 
7. Affordable Housing as Innovative Design 
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8. Affordable Housing as a High City Priority amid Competing Interests 
 

GROWTH STRATEGY: 
The proposal is generally consistent with the City’s growth vision insofar as it concentrates high 
density development in designated Mixed-Use Centers and Downtown. However, there is some 
policy tension pertaining to single-family detached housing areas. These proposals would 
introduce some very significant changes to long-established principles of Tacoma’s residential 
zoning scheme including the 5,000 square foot (or more recently, 4,500 sf) minimum lot size and 
prohibitions on two-family, three-family and multi-family development in lower density zoning 
districts.  
 
The Comprehensive Plan emphasizes protecting residential character and single-family 
neighborhoods in particular. While policies call for protection for established neighborhoods, 
they also leave room for a range of housing options, and for innovation when done in a sensitive 
manner. This package of proposals seeks to strike that balance through the Residential Infill Pilot 
Program and enhancements, enhancements to Small Lot Standards, and other components.  
 
Tacoma’s Generalized Land Use Element (GLUE) includes the following: 

 
INTENT 
The single-family detached house, that is, a single home on an individual lot, is the most 
predominant type of residential structure in the city.  It is the preferred living mode for many 
people and is associated with a relatively quiet and stable neighborhood environment.  Other 
types of housing such as duplexes, apartments, townhomes and condominiums are also needed 
and desired by large segments of the population.  Housing choices are influenced by income, 
family size, age, lifestyles, and other factors and can change during a person's lifetime.  A wide 
variety of housing types are needed within a community to serve the varied needs of residents. 

 
LU-RDG-1  Protect Established Residential Areas  
Protect, preserve and maintain established residential neighborhood areas located outside of 
designated mixed-use centers where a definite density, housing type and character prevail; 
nuisances and incompatible land uses should not be allowed to penetrate these areas. 

 
LU-RDG-3 Housing Opportunities  
Encourage the development of residential areas that offer a variety of housing opportunities for all 
segments of the population within all areas of the city. 

 
LU-RDG-4 Innovative Development  
Encourage residential development of mixed structural type and design, as well as unique 
building and site arrangements to increase affordable housing options and achieve appropriate 
densities provided that the development is compatible and the desirable characteristics of the 
surrounding area are maintained. 

 
LU-RDD-2 Compatibility 
Ensure that new residential development is compatible with the existing development and/or the 
desired character of the area in terms of building location and orientation, pedestrian and 
vehicular access, building massing and scale, light and glare, outdoor storage areas, service 
elements and mechanical equipment location and design, and landscaping design.  Compatible 
design is most critical in areas where multifamily developments border designated single-family 
areas. 
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The Comprehensive Plan Land Use Designation Framework includes the following 
characterization of the qualities of Single Family Residential areas: 

 
Qualities associated with single-family residential neighborhoods that are desirable include: low 
noise levels, limited traffic, large setbacks, private yards, small scale buildings, and low-density 
development. Much of the city's land is strongly committed to single-family development and has 
been determined to be deserving of special protection from incompatible land uses. Community 
facilities, such as parks, schools, day cares, and religious facilities are also desirable components 
of single-family neighborhoods.  Limited allowances for other types of residential development are 
also provided with additional review to ensure compatibility with the desired, overarching single-
family character. 

 
RESIDENTIAL DENSITY: 
According to the current Growth Strategy and Development Concept Element, the appropriate 
density range in Single-family Detached Housing Areas is between 0 and 8 dwelling units/net 
acre. Some of the residential infill proposals, particularly the Cottage Housing and Planned 
Residential Districts, would likely exceed those densities on a site by site basis. However, these 
density ranges have not generally been interpreted as a hard limit on permitted site densities, but 
rather as overall targets for residential area densities. 
 
Current density guidance in the GSDC Element: 
 

Intensity 
Designation 

Allowable Density 
(min – max) 

(dwelling units/net acre) 
Single-family 
Detached Housing 
Areas 

0 – 8 

Low Intensity 0 – 15 

Medium Intensity 0 – 45 

High Intensity 0 – unlimited 

Mixed-Use Centers 25- unlimited 

 
These density targets are currently under review as part of the Land Use Intensities update (2015 
Annual Amendments). Should the Council adopt the higher density components of this proposal, 
the density targets could be increased. Or, additional policy guidance could be provided in 
regards to when higher densities are appropriate. 
 
HISTORIC DISTRICTS: 
Finally, since these proposals pertain to the full range of residential districts, they also include 
areas within the designated North Slope and Wedge Historic Districts. This raises a unique set of 
policy considerations regarding how to achieve infill that is compatible with historic character. 
The proposal includes several provisions that seek to prevent any negative impacts, particularly 
the demolition of historically contributing structures, requirements to minimize exterior changes 
to such structures, and design standards crafted to be consistent with historic district character.  
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SUMMARY: 
In summary, these proposals are generally consistent with the pertinent policy guidance. They 
are strongly supported by applicable Housing policies. While they include significant change to 
long-established residential zoning principles, these are coupled with design standards and other 
measures intended to prevent negative impacts on existing neighborhoods. Providing a range of 
housing costs and types within the city, served by existing infrastructure, services and multi-
modal transportation options supports not only housing goals, but also a range of other related 
policy objectives. 
 

 
2. Would the proposed amendment achieve any of the following objectives? 

• Address inconsistencies or errors in the Comprehensive Plan or development 
regulations;  

• Respond to changing circumstances, such as growth and development patterns, 
needs and desires of the community, and the City’s capacity to provide adequate 
services;  

• Maintain or enhance compatibility with existing or planned land uses and the 
surrounding development pattern; and/or  

• Enhance the quality of the neighborhood. 
 
The proposal would address the increasing need for additional housing affordability in the 
City of Tacoma. This need is increasing due to socio-economic and demographic trends. The 
proposal is intended enhance neighborhoods by allowing infill while providing standards to 
achieve compatibility with the character of the neighborhood.  

 
 

3. Assess the proposed amendment with the following measures: economic impact 
assessment, sustainability impact assessment, health impact assessment, environmental 
determination, wetland delineation study, traffic study, visual analysis, and other 
applicable analytical data, research and studies. 
 
This proposal would have a positive economic impact by creating additional opportunities for 
residential infill development, by providing developers with profitable options to incorporate 
affordable housing, and by increasing the supply of workforce housing in Tacoma. By 
providing a broad range of housing choices in multiple neighborhoods the proposal would 
increase neighborhood livability, health, and sustainability by reducing car dependency, 
making use of existing infrastructure, increasing opportunities to live and work in the same 
neighborhood, and providing opportunities to age in place. Housing starts support the 
economy. Providing a range of housing affordability and choice helps attract residents and 
businesses. 
  

4. Describe the community outreach efforts conducted for the proposed amendment, and 
the public comments, concerns and suggestions received. 
 
This effort has been spearheaded by the AHPAG, an inter-disciplinary group including both 
market-rate and subsidized-housing professionals. In addition, there has been considerable 
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interest on the part of Neighborhood Councils and members of Historic Districts. The project 
approach has included robust public and stakeholder engagement, as follows:  
 

Project Approach 
• Consultation with the AHPAG 
• Outreach to neighborhood interests 
• Benchmarking 
• Tacoma code analysis 
• Vet recommendations through Planning Commission and Council 
• Coordinate with 2015 Annual Amendments 

The topic can be controversial and has attracted significant interest, as well as both support 
and some concerns. Among affordable housing advocates, there is the desire to take the 
Affordable Housing Incentives and Bonuses options further, particularly in terms of multi-
family housing development. Neighborhood stakeholders express a variety of viewpoints, 
ranging from enthusiasm to concern about negative impacts. Finally, there have been 
significant concerns on the part of the North Slope and Wedge Historic Districts that these 
proposals would negatively impact the historic character of the districts.   
 

5. Will the proposed amendment benefit the City as a whole?  Will it adversely affect the 
City’s public facilities and services?  Does it bear a reasonable relationship to the public 
health, safety, and welfare? 
 
This proposal would benefit the City as a whole by promoting affordability, livability, aging 
in place, workforce housing, neighborhood character, economic development opportunities, 
and fit with the City’s growth strategies.  
 
 

III. Staff Recommendation: 
 
Staff recommends that the proposed amendments to the Tacoma Municipal Code, as depicted 
in Exhibit A, be distributed for public review. Staff will continue to engage in public 
outreach and provide a summary to the Planning Commission prior to the public hearing 
process which is tentatively scheduled for August 19, 2015.  
 
 

IV. Exhibits: 
 

A. Tacoma Municipal Code (with proposed changes) 
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City of Tacoma 
Planning and Development Services   

 

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

 

Agenda Item 
D-3 

 
TO: Planning Commission 
 
FROM: Elliott Fitzgerald, Planning Services Division 
 
SUBJECT: Annual Amendment #2015-10 
 
DATE: June 26, 2015 
 
 
At the July 1, 2015 meeting, staff will present the proposed minor and “clean-up” amendments 
staff has compiled for inclusion in this year’s annual amendment process. These amendments 
are generally designed to address inconsistencies, correct minor errors, and improve provisions 
that, through administration and applications of the Land Use Regulatory Code, are found to be 
unclear or not fully meeting their intent. 
 
The amendments for this year include numerous changes to the code, including: 

• Amending review criteria for Development Regulation Agreements 
• Allowing height variances for structures that are not accessory buildings, as well as 

those that are outside of the View-Sensitive Overlay District 
• Allowing apartment signs in Residential Districts 
• Having a clear “sunset clause” for discontinued Conditional Use Permits 
• Revising terminology and updating references to comply with the NPDES Phase I 

Municipal Stormwater Permit 
 

 
Attached for your discussion at the next meeting is a staff report concerning the proposed 
amendments, with “Exhibit A” showing the draft Code changes. Staff intends to seek the 
Commission’s authorization of the staff report and draft Code amendments. 
 
If you have any questions, please contact me at (253) 591-5379 or 
efitzgerald@cityoftacoma.org. 
 
 
 
c: Peter Huffman, Director 
 
Attachment 
 

http://www.cityoftacoma.org/
mailto:efitzgerald@cityoftacoma.org
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2015 Annual Amendment Application No. 2015-10 
Minor Amendments and Refinements 

 
STAFF REPORT 

 
Application #: 2015-10 

Applicant: City of Tacoma, Planning and Development Services 

Contact: Elliott Fitzgerald, Planning Services Division 

Type of Amendment: Regulatory Code Text Changes 

Current Land Use Intensity: Various 

Current Area Zoning: Various 

Size of Area: Not Applicable 

Location: City-wide 

Neighborhood Council area: City-wide 

Proposed Amendment: 
Various amendments to the Land Use Regulatory Code to address 
inconsistencies, correct minor errors, and provide additional 
clarity. 

 
 
General Description of the Proposed Amendment: 
The proposed amendments involve general text corrections to the Land Use Regulatory Code. These 
minor amendments are intended to address inconsistencies, correct minor errors, and improve provisions 
that, through administration and application of the Land Use Regulatory Code, are found to be unclear or 
not fully meeting their intent. 
 
A general summary of the proposed amendments is as follows: 
 

Changes to Chapter 13.02 – Planning Commission, including: 

• Clarification that members of the Planning Commission may continue to serve beyond their 
scheduled departure date in cases in which their successor has yet to be appointed. 

• Revision to the quorum requirements to allow a majority of appointed filled positions to 
constitute a quorum for the transaction of official business of the Planning Commission. 
Currently, a quorum consists of “a majority of the members of the Commission”, which creates 
issues when there are positions of the Commission that are not filled. 

Changes to Chapter 13.04 – Platting and Subdivisions, including: 

• Revisions to terminology and references in order to comply with the NPDES Phase I Municipal 
Stormwater Permit. 

• The addition of provisions to promote bicycle and pedestrian connectivity within dead-end/cul-
de-sac developments. 
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Changes to Chapter 13.05 – Land Use Permit Procedures, including: 

• Revisions to the notice process for a Conditional Use Major Modification land use application. 

• Modifications to the review criteria for Development Regulation Agreements to clarify that the 
City shall be the lead agency in the SEPA process and that projects may receive credit for the 
incorporation of Low Impact Development Best Management Practices. 

Changes to Chapter 13.06 – Zoning, including: 

• Revisions to the district use tables. A master plan for a conditional use is not an actual use type – 
this has been removed from the district use tables and a new description of the process is now 
incorporated in the section pertaining to conditional uses. Furthermore, all references to the HM 
zone have been removed since there are no longer any properties with this zoning classification 
within the City. 

• Revisions to terminology and references in order to comply with the NPDES Phase I Municipal 
Stormwater Permit. 

• The addition of provisions to address façade design of parking garages along designated 
pedestrian streets. 

• The addition of provisions to allow ground signs for residential developments of four or more 
dwelling units. 

• The addition of provisions to establish a clear “sunset clause” for discontinued conditional uses. 

• Revisions to the variance section to consider building height as a possible type of variance to 
development regulations.   

Changes to Chapter 13.06A – Downtown, including: 

• Revisions to terminology and references in order to comply with the NPDES Phase I Municipal 
Stormwater Permit. 

Changes to Chapter 13.09 – South Tacoma Groundwater Protection District, including: 

• Revisions to terminology and references in order to comply with the NPDES Phase I Municipal 
Stormwater Permit. 

 Changes to Chapter 13.11 – Critical Areas Preservation 

• Revisions to terminology and references in order to comply with the NPDES Phase I Municipal 
Stormwater Permit. 

Changes to Chapter 13.16 – Concurrency Management System 

• Revisions to terminology and references in order to comply with the NPDES Phase I Municipal 
Stormwater Permit. 

 
Project Background: 
These amendments are being brought forward as part of staff’s efforts to improve the clarity and 
effectiveness of the Land Use Regulatory Code by addressing inconsistencies, incorporating legislative 
revisions, correcting minor errors, and improving confusing or ineffective standards. The proposed 
amendments include issues that have been identified by staff as well as issues identified by the public and 
Planning and Development Services Department’s customers. While many of the code changes associated 
with this application are relatively minor, addressing things like code organization, terminology, and 
internal consistency, a few of the proposed changes are worth highlighting: 
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Development Standards for Parking Garages 
 
Current development standards for parking garages in mixed-use center districts prohibit parking garages 
at street level along the frontage of designated core pedestrian streets. However, there are no provisions in 
place to address the remaining sections of the façade that faces these streets. This clean up item would 
include additional provisions to ensure that such structures are designed with qualities that complement 
the pedestrian-oriented urban fabric that they are associated with. 
 
 
Apartment Complex Signs in R-Districts 
 
Current limitations on apartment signs do not allow signs for any multi-family development other than 
nameplates for boarding homes. This proposed clean up item would allow residential developments of 
four or more dwelling units to have one ground sign not exceeding six square feet in area and up to five 
feet in height. For each additional dwelling unit, the sign would be permitted one additional square foot in 
area, not to exceed 25 square feet in area. Provisions are included to address means of illumination and 
materials of the support structures. 
 
 
Sunset Clause for CUPs 
 
The existing code language currently allows for the reestablishment of conditionally-permitted uses after 
long periods of vacancy, which does not provide adequate opportunities for community input and may 
often cause impacts that were not addressed when the use was originally permitted. The new provisions 
would clearly state that conditional uses that have been discontinued for three or more years may not be 
reestablished without acquiring a new conditional use permit. 
 
 
Development Code Update for Low Impact Development 
 
In order to comply with the NPDES Phase I Municipal Stormwater Permit (NPDES Permit) effective 
August 2013, review and revision of the City of Tacoma Development Codes is required. Meeting the 
intent of the NPDES Permit requires changes to a variety of documents including the Tacoma Municipal 
Code (TMC), the Stormwater Management Manual (SWMM), the Public Works Design Manual 
(PWDM), and City of Tacoma Standard Drawings. Many of the proposed code changes are to be 
consistent with the new terminology, definitions, and updates to Best Management Practices (BMPs).  
 
 
 
Public Outreach: 
Over the past few months, staff have discussed the 2015 Annual Amendment package with various 
stakeholder groups, including the Master Builders Association (MBA), and other development industry 
representatives. In addition, planning staff have reached out to the Community Council, Neighborhood 
Councils, and the Landmarks Preservation Commission, informing them of the 2015 Annual Amendment 
process and offering presentations on the proposed amendments. In response to requests, staff provided 
overview presentations to the North End Neighborhood Council, South Tacoma Neighborhood Council, 
and the North Slope Historic District. Additional outreach will occur through and during the Planning 
Commission and City Council’s public hearing and notice processes.  
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Applicable Provisions of the Growth Management Act: 
The Growth Management Act (GMA) requires that development regulations shall be consistent with and 
implement the Comprehensive Plan. Development regulations include, but are not limited to, zoning 
controls, critical area ordinances, shoreline master programs, official controls, planned unit development 
ordinances, subdivision ordinances, and binding site plan ordinances. The proposed amendments are 
designed to improve consistency and compatibility within the development regulations and between the 
Comprehensive Plan, zoning classifications and development regulations. 
 
Applicable Provisions of the Comprehensive Plan: 
The following provisions of the City’s Comprehensive Plan relate to the proposed amendment: 
 
Generalized Land Use Element 
 
General Growth and Development Goal: To achieve orderly, timely, desirable, planned growth and 
development that enhances the quality of life for the citizens of Tacoma. 
 
General Growth and Development Policies:  

• LU-GGD-1 Intergovernmental Coordination - Manage growth and development in an orderly and 
desirable manner consistent with the expressed goals of the City, local governmental jurisdictions, 
regional and federal agencies, and the State of Washington.  

 
Urban Aesthetics and Design Policies: 
 
• LU-UAD-1 Development Standards - Craft development standards that are easy to use and 

administer and encourage quality site and building design consistent with the goals and policies 
herein.  Refine development standards as needed to accomplish design goals per changing 
demographics, development conditions, and community interests. 

• LU-UAD-3 Distinct Character and Identity of the City - Enhance the distinct character and identity 
of Tacoma by: 

- Emphasizing pedestrian-oriented design at all levels of design (city, neighborhood, site, 
and building).  
- Recognizing and retaining existing scale, proportion and rhythm and using compatible 
materials in new development and redevelopment. 
- Embracing the natural setting and encouraging regional character in new development. 
- Balancing the historic, working-class character of the community and its physical 
development with the community’s desire to be progressive, innovative and accepting of new 
ideas and methods.   

 
• LU-UAD-5 Design Quality – Promote design quality by creating clear and detailed standards that 

are crafted to encourage desired types of development.  Standards should include guidance for: 
- Compatible site design. 
-  Attractive pedestrian pathways and spaces. 
- Safe and connected vehicular access. 
- Compatible and attractive building massing and design. 
- Integration of building details. 
- Use of durable, high quality materials. 
- Landscape design 
- Signage design 
- Safety and security 
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Residential Development Policies: 
• LU-RDG-2 Prohibit Incompatible Land Uses - Prohibit incompatible land uses from situating 

within or adjacent to existing or future residential developments and gradually eliminate existing 
incompatible uses from existing residential areas. 
 

 
Commercial Development Goal: To achieve an attractive, convenient and well-balanced system of 
commercial facilities, which serve the needs of the citizens, are appropriate to their relative service areas 
and are compatible with adjacent land use. 
 
 
The proposed amendments to the zoning code are designed to further many of the goals and policies 
outlined in the Comprehensive Plan, to address inconsistencies and ambiguities in the code and to better 
reflect current development trends and techniques.  Proposed changes to the standards will bring the City 
in-line with current standards and provide additional flexibility in code application. 
 
Amendment Criteria: 
Applications for amendments to the Land Use Regulatory Code are subject to review based on the 
adoption and amendment procedures and the review criteria contained in TMC 13.02.045.G. Proposed 
amendments are required to be consistent with or achieve consistency with the Comprehensive Plan and 
meet at least one of the ten review criteria to be considered by the Planning Commission. The following 
section provides a review of each of these criteria with respect to the proposal. Each of the criteria is 
provided, followed by staff analysis of the criterion as it relates to this proposal. 
 
 
 
1. There exists an obvious technical error in the pertinent Comprehensive Plan or regulatory code 

provisions. 
 

Staff Analysis:  The general purpose of this application is to address technical errors that have been 
identified through administration and application of the code.  The proposed amendments are 
intended to address inconsistencies, correct minor errors, and improve provisions that are found to be 
unclear or not fully meeting their intent. 

 
2. Circumstances related to the proposed amendment have significantly changed, or a lack of 

change in circumstances has occurred since the area or issue was last considered by the 
Planning Commission. 

 
Staff Analysis:  Not applicable 

 
3. The needs of the City have changed, which support an amendment. 
 

Staff Analysis:  Not applicable.  
 
4. The amendment is compatible with existing or planned land uses and the surrounding 

development pattern. 
 

Staff Analysis:  Not applicable. 
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5. Growth and development, as envisioned in the Plan, is occurring faster, slower, or is failing to 

materialize. 
 

Staff Analysis:  Not applicable. 
 
6. The capacity to provide adequate services is diminished or increased. 
 

Staff Analysis:  Not applicable. 
 
7. Plan objectives are not being met as specified, and/or the assumptions upon which the plan is 

based are found to be invalid. 
 

Staff Analysis:  The proposed amendments will improve consistency within the Land Use Reguatory 
Code and between the Comprehensive Plan and Code. 

 
8. Transportation and and/or other capital improvements are not being made as expected. 
 

Staff Analysis:  Not applicable. 
 
9. For proposed amendments to land use intensity or zoning classification, substantial similarities 

of conditions and characteristics can be demonstrated on abutting properties that warrant a 
change in land use intensity or zoning classification. 

 
Staff Analysis:  Not applicable. 

 
10. A question of consistency exists between the Comprehensive Plan and its elements and RCW 

36.70A, the County-wide Planning Policies for Pierce County, Multi-County Planning Policies, 
or development regulations. 

 
Staff Analysis:  Not applicable. 
 

Economic Impact Assessment: 
This proposal would reduce regulatory barriers resulting in cost savings, increased certainty regarding 
City requirements, and reduced delay in the City permitting process. Secondary communitywide 
economic benefits could result from this proposal, to the extent that the proposed amendments achieve 
their objectives of streamlining and facilitating development. Both are important components of a long-
term strategy to improve quality of life and thus make the City more attractive to existing and new 
residents and employers. 
 
Staff Recommendation: 
Staff recommends forwarding the draft Land Use Regulatory Code clarifications and refinements for 
public review and comment. 
 
 
Exhibits: 
A. Draft Land Use Regulatory Code Amendments 
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2015 Annual Amendment Application No. 2015-10 
Code Clean-up 

 
DRAFT ADMINISTRATIVE AND LAND USE REGULATORY CODE CHANGES 

June 24, 2015 
 

Chapter 13.02 – Planning Commission 

13.02.010 – Creation – Appointment 

13.02.020 – Meetings – Officers – Records 

13.02.041 – Quorum 

Chapter 13.04 – Platting and Subdivisions 

13.04.040 – Definitions 

13.04.090 – Short plat/short subdivision procedures 

13.04.100 – Plat/Subdivision procedures 

13.04.120 – Conformity to the Comprehensive Plan and applicable ordinances, manuals, design specifications,  
plans, and guidelines 

13.04.180 – Public or private streets or ways, or permanent access easement design 

13.04.190 – Dead-end/cul-de-sac public or private streets or ways, or permanent access easements 

Chapter 13.05 – Land Use Permit Procedures 

13.05.020 – Notice Process 

13.05.070 – Expiration of permits 

13.05.095 – Development Regulation Agreements 

Chapter 13.06 – Zoning 

13.06.100 – Residential Districts 

13.06.200 – Commercial Districts 

13.06.300 – Mixed-Use Districts 

13.06.400 – Industrial Districts 

13.06.501 – Building design standards 

13.06.502 – Landscaping and buffering standards 

13.06.510 – Off-street parking and storage areas 

13.06.512 – Pedestrian and bicycle support standards 

13.06.522 – District sign regulations 

13.06.560 – Parks, recreation and open space 

13.06.602 – General Restrictions 

13.06.630 – Nonconforming parcels/uses/structures 
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13.06.640 – Conditional use permit 

13.06.645 – Variances 

13.06.650 – Application for rezone of property 

13.06.655 – Amendments to the zoning regulations 

13.06.700 – Definitions and illustrations 

Chapter 13.06A – Downtown Tacoma 

13.06A.010 – Purpose 

13.06A.065 – Parking Standards 

13.06A.070 – Basic design standards 

13.06A.080 – Design standards for increasing allowable FAR 

Chapter 13.09 – South Tacoma Groundwater Protection District 

13.09.040 – Definitions 

Chapter 13.11 – Critical Areas Preservation 

13.11.200 – Allowed Activities 

13.11.210 – Activities Allowed with Staff Review 

13.11.230 – Application Submittal Requirements 

13.11.440 – Stream Standards 

13.11.900 - Definitions 

Chapter 13.16 – Concurrency Management System 

13.16.050 – Exemptions 
 

 

Note:  These amendments show all of the changes to existing Land Use regulations.  The sections 
included are only those portions of the code that are associated with these amendments.  New text is 
underlined and text that has been deleted is shown as strikethrough. 
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Chapter 13.02 

PLANNING COMMISSION 
Sections: 
13.02.010 Creation − Appointment. 
13.02.015 Establishment of advisory committees. 
13.02.016 Repealed. 
13.02.020 Meetings − Officers − Records. 
13.02.030 Expenditures − Budget. 
13.02.040 Duties and responsibilities. 
13.02.041 Quorum. 
13.02.043 Definitions. 
13.02.044 Comprehensive Plan. 
13.02.045 Adoption and amendment procedures. 
13.02.050 Repealed. 
13.02.053 Area-wide zoning reclassifications. 
13.02.055 Moratoria and interim zoning. 
13.02.057 Notice for public hearings. 
13.02.060 Repealed. 

13.02.010 Creation − Appointment. 
Pursuant to the authority conferred by Article II, Section 11, of the Constitution of the State of Washington, and Section 3.8 of 
the Tacoma City Charter, there is hereby created a City Planning Commission consisting of nine members, who shall be 
residents of Tacoma. The members shall be appointed and confirmed by a majority of the City Council. One member shall be 
appointed by the City Council for each of the five council districts. The Council shall appoint to the four remaining positions 
an individual from each of the following: (a) the development community; (b) the environmental community; (c) public 
transportation; and (d) a designee with background of involvement in architecture, historic preservation, and/or urban design. 

At the expiration of each respective three-year term, a successor shall be appointed by the City Council. Each Commissioner 
may serve until appointment and qualification of a successor. 

Vacancies occurring otherwise than through the expiration of term shall be filled for the unexpired terms. Members may be 
removed by a majority of the Council, after public hearing, for inefficiency, neglect of duty, or malfeasance in office. Upon an 
appointed member’s missing three unexcused, consecutive regular meetings, the Commission shall afford such member a 
hearing to determine whether the absences are to be excused. If the Commission determines not to excuse such absences, then 
the Commission shall determine the question of whether the Commission shall recommend to the City Council that such 
member should be deemed to have forfeited the office and a new member be appointed to fill the unexpired term. The 
members shall be selected without respect to political affiliations and they shall serve without compensation. The members 
shall abide by the City’s Code of Ethics as provided in TMC 1.46. 

*** 
13.02.020 Meetings − Officers − Records. 
The Commission shall elect its own chairperson and create and fill such other offices as it may determine it requires. All 
meetings of the Commission or its advisory committees shall be open to the public pursuant to the Chapter 42.30 RCW, Open 
Public Meetings Act of 1971. The Commission shall adopt rules for transaction of business. Records of all official 
Commission proceedings shall be kept by the City Clerk and shall be open to public inspection. The City Manager shall assign 
to the Commission and its advisory committees a place of meeting in which to meet and transact business. 

*** 
13.02.041 Quorum. 
A quorum for the transaction of official business of the Planning Commission shall consist of a majority of the members of the 
Commission. A simple majority of appointed filled positions shall constitute a quorum for the transaction of official business. 

*** 
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Chapter 13.04 

PLATTING AND SUBDIVISIONS 

*** 

13.04.040 Definitions. 
For the purpose of these regulations, certain words used herein are defined as follows: 

A. “Alley” shall mean a public or private accessway which provides a means of vehicular access to abutting property. 

B. “All- weather surface” shall mean asphaltic concrete, or Portland cement concrete, permeable pavers, porous asphalt or 
pervious concrete in accordance with City manuals, design specifications, plans, and guidelines in section 13.04.120, unless 
otherwise specified by the City Engineer. 

C. “Alteration” shall mean a change to a finalized binding site plan, plat, short plat, or portion thereof, that results in a 
modification to its exterior boundaries or the location and/or size of rights-of-way, utility easements, open space, park or other 
similar community amenities created as part of the binding site plan, plat, or short plat. An alteration does not include 
boundary line adjustments, replats or an allowable increase in short plat lots. 

D. “Binding site plan” shall mean a drawing to scale showing a plan for the development of a specific parcel of land, which 
drawing has been approved as applicable by the Building Official or designee and which, at a minimum: 

1. Identifies and shows the areas and locations of all public and private streets and ways, parcel and lot lines, utilities, public 
and private street improvements, open spaces, and other items specified by the zoning ordinances. In addition, shall show the 
site development, driveways, parking layout, landscaping, lighting, signs, building perimeters and elevations, or shall carry a 
condition of general site plan approval that no development or building permit will be granted therefore until additional 
development plans are submitted to and approved by the body approving the general binding site plan; 

2. Contains inscriptions or attachments setting forth such appropriate limitations and conditions of the use of land as 
established by the City of Tacoma. 

3. Is filed of record in the Pierce County Auditor’s office and is legally enforceable. 

E. “Building line” shall mean a line on a plat indicating the limit beyond which buildings or structures may not be erected. 

F. “Collector arterial” shall mean a highway whose function is to collect and distribute traffic from major arterial streets to 
access streets, or directly to traffic destinations; to serve traffic within a neighborhood; and to serve neighborhood traffic 
generators such as a small group of stores, an elementary school, church, clubhouse, small hospital, and small apartment area. 

G. “Comprehensive Plan” shall mean the City’s official statement concerning future growth and development. It sets forth 
goals, policies, and strategies to protect the health, welfare, and quality of life of Tacoma’s residents. 

H. “Curb line” shall mean the line defining the limits of a roadway. 

I. “Dead-end street” or “cul-de-sac” shall mean a residential access street with only one outlet. 

J. “Director” for purposes of this Chapter (13.04 of the Tacoma Municipal Code) shall mean the Director of Planning and 
Development Services unless otherwise specified. 

K. “Freeway” shall mean a highway the function of which is to permit unimpeded traffic flow through urban areas and 
between their major elements or most important traffic generators such as the central business district, major shopping areas, 
major university, civic center, or a major sports stadium or pavilion. 

L. “Hard surface” An impervious surface, a permeable pavement, or a vegetated roof. 

LM. “Official map” shall mean the map on which the planned locations, particularly of streets, are indicated with detail and 
exactness so as to furnish the basis for property acquisition or building restriction. 

MN. “Plat” shall mean the map, drawing or chart on which the subdivider’s plan of subdivision is presented and which the 
subdivider submits for approval and intends to record in final form. 

NO. “Primary arterial” shall mean a highway the function of which is to expedite movement of through traffic to a major 
traffic generator such as the central business district, a major shopping area, a commercial service district, a small college or 
university or a military installation; or to expedite movement of through traffic from community to community, to collect and 
distribute traffic from freeways to minor arterial streets, or directly to traffic destinations. 
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*** 
13.04.090 Short plat/short subdivision procedures. 
A. Administration. The Director or designee is vested with the duty of administering the provisions of this section and with 
the authority to summarily approve or disapprove proposed preliminary and final short plats. The Director or designee may 
prepare and require the use of such forms and develop policies deemed essential to the effective administration of this code. 

*** 
E. Approval. The Director or designee shall review the proposed preliminary short subdivision application . The preliminary 
short plat shall not be approved unless it is found that: 

1. Appropriate provisions are made for the public health, safety, and general welfare; and for open spaces; drainage ways; 
stormwater management, streets or roads; alleys; bike routes; other public ways; transit stops; potable water supplies; sanitary 
wastes; parks and recreation; playgrounds; schools and school grounds; and all other relevant facilities, including sidewalks 
and other planning features that assure safe walking conditions for students who walk to and from school. 

2. The public use and interest will be served by the platting and dedication of such subdivision and dedication as set forth by 
the Comprehensive Plan and other adopted City ordinances, manuals, design specifications, plans, goals, policies, and 
guidelines. 

*** 
L. Approval of Final Short Plat. Approval of the short plat drawing shall be indicated by the signatures of the City Engineer, 
the Director of the Planning and Development Services Department, the City Treasurer, the City Attorney, the Mayor, and 
the City Clerk on the original reproducible final short plat. 
 

*** 
 
 
13.04.100 Plat/subdivision procedures. 

*** 
 

D. Hearing Examiner or Director Review of Preliminary Plat. The Hearing Examiner or Director shall review the proposed 
preliminary plat. The preliminary plat shall not be approved unless it is found that: 

1. Appropriate provisions are made for the public health, safety, and general welfare, and for open spaces; stormwater 
management;drainage ways; streets or roads; alleys; other public ways; bicycle circulation; transit stops; potable water 
supplies; sanitary wastes; parks and recreation; playgrounds; schools and school grounds; and all other relevant facilities, 
including sidewalks and other planning features which assure safe walking conditions for students who walk to and from 
school and for transit patrons who walk to bus stops or commuter rail stations. 

2. The public use and interest will be served by the platting of such subdivision and dedication as set forth by the 
Comprehensive Plan and other Adopted City Ordinances, manuals, design specifications, plans, goals, policies, and 
guidelines. 

*** 
 

13.04.120 Conformity to the Comprehensive Plan and the Major Street Plan and applicable ordinances, 
manuals, design specifications, plans and guidelines. 

The subdivision/short subdivision shall conform to and be in harmony with the Comprehensive Plan, Public Works Design 
Manual, Stormwater Management Manual, Mobility Master Plan Pedestrian and Bicycle Design Guidelines, Mixed-Use 
Centers Complete Streets Design Guidelines, Americans with Disabilities Act Self-Evaluation and Transition Plan, and other 
adopted guidelines, manuals, and design specifications as currently enacted or as may be hereafter amended. 
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*** 

13.04.180 Public or private streets or ways, or permanent access easement design. 
In general, the horizontal and vertical components of public or private streets or ways, or permanent access easement design 
shall conform with the latest current edition of “A Policy on Geometric Design of Highways and Streets” as published by the 
American Association of State Highway and Transportation Officials (AASHTO). 

All non-arterial public or private streets or ways, or permanent access easements shall be constructed with a minimum 
pavement section consisting of three inches of asphaltic concrete pavement over 2.5 inches of crushed surfacing top course 
over five inches of crushed ballast per the City of Tacoma standard details and specifications using either standard or pervious 
surfacing or alternative section subject to approval by the City Engineer. All design and construction features shall conform to 
design standards and policies of the City of Tacoma.  

13.04.190 Dead-end/cul-de-sac public or private streets or ways, or permanent access easements. 
Whenever feasible, a subdivision/short subdivision shall provide for the continuation of the multi-modal street and 
transportation system existing for pedestrians, bicycles, and vehicles by connecting to and extending abutting streets, 
sidewalks, and bicycle facilities. If Tthe applicant proposes to instead develop dead-end/cul-de-sacs, then the applicant shall 
demonstrate why a public or private street way or permanent access easement cannot be aligned with and connected to the 
surrounding street system for pedestrian, bicycle and vehicular connectivity within the proposed subdivision/short subdivision. 
Alternatively, the applicant shall demonstrate why a dead-end/cul-de-sac would provide equal or better pedestrian, bicycle, 
and vehicle access, convenience, and safety and/or would substantially minimize soil and vegetation disturbance. If the 
Director or Hearing Examiner makes a finding that such connectivity is not reasonable for the subject subdivision/short 
subdivision, dead-end/cul-de-sac public or private streets or ways, or permanent access easements shall not be longer than 500 
feet. Whenever feasible, such dead-end/cul-de-sac shall nonetheless incorporate at a minimum a pedestrian connection to the 
adjacent transportation network. Any dead-end/cul-de-sac public or private street or way, or permanent access easement in 
excess of 150 feet in length shall be designed according to applicable ordinances, manuals, design specifications, plans and 
guidelines in Section 13.04.120 as currently enacted or as may be hereafter amended, subject to approval by the City Engineer 
or designee.  

***
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Chapter 13.05 

LAND USE PERMIT PROCEDURES 

*** 
13.05.020 Notice process. 
A. Purpose. The purpose of this section is to provide notice requirements for land use applications. 

B. Administrative Determination. 

1. A notice of application is not required for Administrative Determinations. Examples of Administrative Determinations are 
minor variances, temporary homeless camp permits, reasonable accommodation requests, review of non-conforming rights, 
zoning verification requests, and information requests. 

2. Determinations of the Director shall be mailed to the applicant and the property owner (if different than the applicant) by 
first class mail. 

3. At the discretion of the Director, notice of the Determination and/or summary of Determination may be provided to other 
qualified or interested parties. 

C. Process I − Minor Land Use Decisions. 

1. A notice of application shall be provided within 14 days following a notice of complete application being issued to the 
applicant as identified in Section 13.05.010.E. Examples of minor land use decisions are variances, Conditional Use Major 
Modifications, wetland/stream/FWHCA Verifications, and wetland/stream/FWHCA Minor Development Permits. 

2. Notice of application shall be mailed by first-class mail to the applicant; property owner (if different than the applicant); 
neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or community organizations; the 
Tacoma Landmarks Commission (for proposals located within a historic district or affecting a designated landmark); the 
Puyallup Indian Tribe for “substantial action” as defined in the “Agreement Between the Puyallup Tribe of Indians, Local 
Governments in Pierce County, the State of Washington, the United States of America, and Certain Private Property Owners,” 
dated August 27, 1988; and to owners of property and/or taxpayers of record, as indicated by the records of the Pierce County 
Assessor/Treasurer, within the distances identified in Section 13.05.020.H. 

3. Parties receiving notice of application shall be given 14 days from the date of mailing (including the day of mailing) to 
provide any comments on the proposed project to the Department. The notice shall indicate that a copy of the decision taken 
upon such application will be provided to any person who submits written comments on the application within 14 days of the 
mailing of such notice, or who requests receipt of a copy of the decision. 

4. Decisions of the Director shall be mailed to the applicant and the property owner, if different than the applicant, by first 
class mail. Decisions of the Director requiring environmental review pursuant to the State Environmental Policy Act, 
WAC 197-11, and the provisions of TMC Chapter 13.12, shall also include a Threshold Determination by the Responsible 
Official for the Department. A decision shall be mailed by first-class mail to: owners of property and/or taxpayers of record as 
indicated by the Pierce County Assessor/Treasurer’s records within the distance identified in Section 13.05.020.H; 
neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or community organizations; and 
the Puyallup Indian Tribe for “substantial action” as defined in the “Agreement Between the Puyallup Tribe of Indians, Local 
Governments in Pierce County, the State of Washington, the United States of America, and Certain Private Property Owners,” 
dated August 27, 1988. 

5. A neighborhood or community organization shall be qualified to receive notice under this section upon a finding that the 
organization: 

(a) has filed a request for a notification with the City Clerk in the form prescribed by rule, specifying the names and addresses 
of its representatives for the receipt of notice and its officers and directors; 

(b) includes within its boundaries land within the jurisdiction of the permit authority; 

(c) allows full participating membership to allow property owners/residents within its boundaries; 

6. More than one neighborhood or community organization may represent the same area. 

7. It shall be the duty of the neighborhood group to advise the City Clerk’s office in writing of changes in its boundaries, or 
changes in the names and addresses of the officers and representatives for receipt of notice. 

8. A public information sign (or signs), provided by the Department for applications noted in Table H (Section 13.05.020.H), 
indicating that a land use permit application for a proposal has been submitted, shall be erected on the site by the applicant, in 
a location specified by the Department, within seven calendar days of the date on which a notice of complete application is 
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issued to the applicant. The sign shall remain on the site until the date of final decision, at which time the sign shall be 
removed by the applicant. The sign shall contain, at a minimum, the following information: type of application, name of 
applicant, description and location of proposal, and where additional information can be obtained. 

D. Process II − Administrative Decisions Requiring an Environmental Determination and Height Variances, Shoreline 
Permits, Conditional Use, Special Development Permits, Wetland/Stream/Fish & Wildlife Habitat Conservation Area 
(FWHCA) Development Permits. 

1. A notice of application shall be provided within 14 days following a notice of complete application being issued to the 
applicant as identified in Section 13.05.010.E. 

2. Notice of application shall be mailed by first-class mail to the applicant; property owner (if different than the applicant); 
neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or community organizations 
consistent with the requirements set forth for Process I land use permits; the Tacoma Landmarks Commission (for proposals 
located within a historic district or affecting a designated landmark); the Puyallup Indian Tribe for “substantial action” as 
defined in the “Agreement Between the Puyallup Tribe of Indians, Local Governments in Pierce County, the State of 
Washington, the United States of America, and Certain Private Property Owners,” dated August 27, 1988; and to owners of 
property and/or taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within the distances 
identified in Section 13.05.020.H. For major modifications to development approved in a PRD District rezone and/or site 
approval, the notice of application shall also be provided to all owners of property and/or taxpayers of record within the entire 
PRD District and owners of property and/or taxpayers of record, as indicated by the records of the Pierce County 
Assessor/Treasurer, within the distances identified in Section 13.05.020.H. from the boundary of the PRD District. 

3. Parties receiving notice of application shall be given 30 days, with the exception of five to nine lot preliminary plats which 
shall be given 20 days from the date of mailing (including the day of mailing) to provide any comments on the proposed 
project to the Department, unless a Public Meeting is held, as provided by Section 13.05.020.G. The notice shall indicate that 
a copy of the decision taken upon such application will be provided to any person who submits written comments on the 
application within 30 days of the mailing of such notice, or who requests receipt of a copy of the decision. 

4. A public information sign (or signs), provided by the Department for applications noted in Table H (Section 13.05.020.H), 
indicating that a land use permit application for a proposal has been submitted, shall be erected on the site by the applicant, in 
a location specified by the Department, within seven calendar days of the date on which a notice of complete application is 
issued to the applicant. The sign shall remain on the site until the date of final decision, at which time the sign shall be 
removed by the applicant. The sign shall contain, at a minimum, the following information: type of application, name of 
applicant, description and location of proposal, and where additional information can be obtained. 

5. Notice shall be published in a newspaper of general circulation for applications identified in the table in subsection H of this 
section. 

E. Process III − Decisions Requiring a Public Hearing. 

1. A notice of application shall be provided within 14 days following a notice of complete application being issued to the 
applicant as identified in Section 13.05.010.C. 

2. Notice of application, including the information identified in Section 13.05.020.F, shall be mailed by first-class mail to the 
applicant, property owner (if different than the applicant), neighborhood councils in the vicinity where the proposal is located; 
qualified neighborhood or community organizations; the Tacoma Landmarks Commission (for proposals located within a 
historic district or affecting a designated landmark); Puyallup Indian Tribe for “substantial action” as defined in the 
“Agreement Between the Puyallup Tribe of Indians, Local Governments in Pierce County, the State of Washington, the 
United States of America, and Certain Private Property Owners,” dated August 27, 1988; and to owners of property and/or 
taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within the distances identified in 
Section 13.05.020.H. For major modifications to development approved in a PRD District rezone and/or site approval, the 
notice of application shall also be provided to all owners of property and/or taxpayers of record within the entire PRD District 
and owners of property and/or taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within 
the distances identified in Section 13.05.020.H from the boundary of the PRD District. 

3. The notified parties shall be allowed 21 days from the date of mailing to comment on the pre-threshold environmental 
determination under provisions of Chapter 13.12, after which time the responsible official for SEPA shall make a final 
determination. Those parties who comment on the environmental information shall receive notice of the environmental 
determination. If an appeal of the determination is filed, it will be considered by the Hearing Examiner at the public hearing 
on the proposal. 

4. A public information sign (or signs), provided by the Department, indicating that a land use permit application for a 
proposal has been submitted, shall be erected on the site by the applicant, in a location specified by the Department, within 



 

Annual Amendment #2015-10 Proposed Code Changes Page 9 of 62 

seven calendar days of the date on which a notice of complete application is issued to the applicant. The sign shall remain on 
the site until the date of final decision, at which time the sign shall be removed by the applicant. The notice shall contain, at a 
minimum, the following information: type of application, name of applicant, location of proposal, and where additional 
information can be obtained. 

5. Notice shall be published in a newspaper of general circulation for applications identified in the table in subsection H of this 
section. 

F. Content of Public Notice of Application. Notice of application shall contain the following information, where applicable, in 
whatever sequence is most appropriate for the proposal: 

1. Date of application; 

2. Date of notice of completion for the application; 

3. Date of the notice of application; 

4. Description of the proposed project action; 

5. List of permits included in the application; 

6. List of studies requested; 

7. Other permits which may be required; 

8. A list of existing environmental documents used to evaluate the proposed project(s) and where they can be reviewed; 

9. Public comment period (not less than 14 nor more than 30 days), statement of right to comment on the application, receive 
notice of and participate in hearings, request a copy of the decision when made, and any appeal rights; 

10. Date, time, place and type of hearing (notice must be provided at least 15 days prior to the open record hearing); 

11. Statement of preliminary determination of development regulations that will be used for project mitigation and of 
consistency; 

12. A provision which advises that a “public meeting” may be requested by any party entitled to notice; 

13. Any other information determined appropriate, e.g., preliminary environmental determination, applicant’s analysis of 
code/policy applicability to project. 

G. Public Comment Provisions. Parties receiving notice of application shall be given the opportunity to comment in writing to 
the department. A “public meeting” to obtain information, as defined in Section 13.05.005, may be held on applications which 
require public notification under Process II, and Conditional Use Major Modifications, when: 

1. The Director determines that the proposed project is of broad public significance; or 

2. The neighborhood council in the area of the proposed project requests a “public meeting”; or 

3. The owners of five or more parcels entitled to notice for the application make a written request for a meeting; or 

4. The applicant has requested a “public meeting.” 

Requests for a meeting must be made in writing and must be in the Planning and Development Services office within the 
comment period identified in the notice. One public meeting shall be held for a permit request regardless of the number of 
public meeting requests received. If a public meeting is held, the public comment period shall be extended 7 days beyond and 
including the date of the public meeting. Notice of the “public meeting” shall be mailed at least 14 days prior to the meeting to 
all parties entitled to original notice, and shall specify the extended public comment period; however, if the Director has 
determined that the proposed project is of broad public significance, or if the applicant requests a meeting, notification of a 
public meeting may be made with the notice of application, and shall allow the standard 30-day public comment period. 

The comment period for permit type is identified in Section 13.05.020.H. When a proposal requires an environmental 
determination under Chapter 13.12, the notice shall include the time within which comments will be accepted prior to making 
a threshold determination of environmental significance or non-significance. 

H. Notice and Comment Period for Specified Permit Applications. Table H specifies how to notify, the distance required, the 
comment period allowed, expiration of permits, and who has authority for the decision to be made on the application. 
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Table H − Notice, Comment and Expiration for Land Use Permits 

Permit Type Preapplication 
Meeting 

Notice: 
Distance 

Notice: 
Newspaper 

Notice: 
Post Site 

Comment 
Period 

 
Decision 

Hearing 
Require
d 

City 
Council 

Expiration 
of Permit 

Interpretation of 
code 

Recommended 100 feet 
for site 
specific 

For general 
application 

Yes 14 days Director No No None 

Uses not 
specifically 
classified 

Recommended 400 feet Yes Yes 30 days Director No No None 

Boundary line 
adjustment 

Required No No No No Director No No 5 years3 

Binding site plan Required No No No No Director No No 5 years3 
Environmental 
SEPA DNS/EIS 

Optional Same as 
case type 

Yes if no 
hearing 
required 

Yes for 
EIS 

Same as 
case type 

Director No No None 

Variance, height of 
main structure 

Required 400 feet No Yes 30 days Director No1 No 5 years 

Open space 
classification 

Required 400 feet No Yes 2 Hearing 
Examiner 

Yes Yes None 

Plats 10+ lots Required 400 feet Yes Yes 21 days 
SEPA2 

Hearing 
Examiner 

Yes Final Plat 5 years6 

Rezones Required 400 feet No Yes 21 days 
SEPA2 

Hearing 
Examiner 

Yes Yes None 

Shoreline/CUP/ 
variance 

Required 400 feet No Yes 30 days5 Director No1 No 2 years/ 
maximum 6 

Short plat (2-4 lots) Required No No No No Director No No 5 years3 
Short plat (5-9 lots) Required 400 feet No Yes 14 days Director No1 No 5 years6 
Site approval Optional 400 feet No Yes 30 days5 Director No No 5 years 

Conditional use Required 400 feet No Yes 30 days5 Director No No 5 years4 

Conditional use, 
large-scale retail 

Required 1,000 feet Yes Yes 30 days2 Hearing 
Examiner 

Yes No 5 years 

Conditional Use, 
Minor Modification 

Optional No No No No Director No No 5 years 

Conditional Use, 
Major Modification 

Required 100 400 
feet 

No Yes 14 days5 Director No No 5 years 

Temporary 
Homeless Camp 
Permit 

Required 400 feet Yes Yes 14 days Director No No 1 year 

Minor Variance Optional 100 feet7 No No 14 days Director No1 No 5 years 

Variance Optional 100 feet No Yes 14 days Director No1 No 5 years 

Wetland/Stream/ 
FWHCA 
development 
permits 

Required 400 feet No Yes 30 days Director No1 No 5 years*  

Wetland/Stream/ 
FWHCA Minor 
Development 
Permits 

Required 100 feet No Yes 14 days Director No1 No 5 years*  

Wetland/Stream/ 
FWHCA 
verification 

Required 100 feet No Yes 14 days Director No1 No 5 years 

INFORMATION IN THIS TABLE IS FOR REFERENCE PURPOSE ONLY. 
* Programmatic Restoration Projects can request 5 year renewals to a maximum of 20 years total. 

When an open record hearing is required, all other land use permit applications for a specific site or project shall be considered concurrently by the Hearing 
Examiner (refer to Section 13.05.040.E). 
1 Conditional use permits for wireless communication facilities, including towers, shall expire two years from the effective date of the Director’s decision and 
are not eligible for a one-year extension. 
2 Comment on land use permit proposal allowed from date of notice to hearing. 
3 Must be recorded with the Pierce County Auditor within five years. 
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4 Special use permits for wireless communication facilities, including towers, are limited to two years from the effective date of the Director’s decision. 
5 If a public meeting is held, the public comment period shall be extended 7 days beyond and including the date of the public meeting. 
6 Refer to Section 13.05.070 for preliminary plat expiration dates. 
7 Public Notification of Minor Variances may be sent at the discretion of the Director. There is no notice of application for Minor Variances. 
 

*** 
13.05.095 Development Regulation Agreements. 
A. Purpose. Pursuant to RCW 36.70B.170-210, the purpose of this section is to create an optional application procedure that 
could authorize certain major projects in key locations to be reviewed, rated, approved, and conditioned according to the 
extent to which they advance the Comprehensive Plan’s goals and policies. In addition to demonstrating precisely how it 
significantly advances the goals and policies of the Comprehensive Plan by achieving the threshold set forth in 
subsection 13.05.095(D) TMC, a threshold established based on the Comprehensive Plan goals and policies, a project located 
within the areas described in B(1) or B(2) must document specific compliance with the policies and standards set forth in the 
Downtown Element of the Comprehensive Plan. 

*** 
 

D. Review criteria. The City Manager, and such designee or designees as may be appointed for the purpose, shall negotiate 
acceptable terms and conditions of the proposed Development Regulation Agreement based on the following criteria: 

1. The Development Regulation Agreement conforms to the existing Comprehensive Plan. Except for projects on a public 
facility site of at least five acres in size, conformance must be demonstrated by the project, as described in the Development 
Regulation Agreement, scoring 800 points out of a possible 1000 1,050 points, according to the following scoring system 
(based on the Downtown Element of the City Comprehensive Plan): 

a. Balanced healthy economy. In any project where more than 30 percent of the floorspace is office, commercial, or retail, one 
point shall be awarded for every 200 square feet of gross floorspace (excluding parking) up to a maximum of 290 points. 

b. Achieving vitality downtown. Up to 40 points shall be awarded for each of the following categories: (i) CPTED design 
(“Crime Prevention Through Environmental Design”), (ii) sunlight access to priority public use areas, (iii) view maximization, 
(iv) connectivity, (v) quality materials and design, (vi) remarkable features, (vii) access to open space, and (viii) street edge 
activation and building ground orientation. 

c. Sustainability. Up to 50 points shall be awarded for each of the following categories: (i) complete streets, (ii) transit 
connections, and (iii) energy conservation design to a L.E.E.D. (Leadership in Energy and Environmental Design) 
certification to a platinum level or certified under another well-recognized rating system to a level equivalent to certification to 
a platinum level., and (iv) Low Impact Development BMPs and Principles. 

d. Quality Urban Design. Up to 60 points shall be awarded for each of the following categories: (i) walk ability, (ii) public 
environment, (iii) neighborly outlook, and (iv) support for public art. 

2. Appropriate project or proposal elements, such as permitted uses, residential densities, nonresidential densities and 
intensities, or structure sizes, are adequately provided to include evidence that the site is adequate in size and shape for the 
proposed project or use, conforms to the general character of the neighborhood, and would be compatible with adjacent land 
uses. 

3. Appropriate provisions are made for the amount and payment of fees imposed or agreed to in accordance with any 
applicable provisions of state law, any reimbursement provisions, and other financial contributions by the property owner, 
inspection fees, or dedications. 

4. Adequate mitigation measures including development conditions under chapter 43.21C RCW are provided. The City shall 
be the lead agency in the SEPA process for all projects.  

*** 

  

http://www.codepublishing.com/cgi-bin/rcw.pl?cite=43.21C
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Chapter 13.06 

ZONING1 

 
*** 

 
13.06.100 Residential Districts. 
The 100 series will contain regulations for all residential classifications, including the following: 

R-1 Single-Family Dwelling District 
R-2 Single-Family Dwelling District 
R-2SRD Residential Special Review District 
HMR-SRD Historic Mixed Residential Special Review District 
R-3 Two-Family Dwelling District 
R-4 Multiple-Family Dwelling District 
R-4-L Low-Density Multiple-Family Dwelling District 
R-5 Multiple-Family Dwelling District 
PRD Planned Residential Development District (see Section 13.06.140) 

*** 
3. Use table abbreviations. 

P = Permitted use in this district. 

TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and 
procedures of Section 13.06.635. 

CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures of 
Section 13.06.640. 

N = Prohibited use in this district. 

4. District use table. (see next page for table) 
 

                                                 
1 Rezone ordinances are on file in the office of the City Clerk. 
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Uses R-1 R-2 R-2SRD HMR-
SRD 

R-3 R-4-L R-4 R-5 Additional Regulations1 

*** 

Marijuana retailer N N N N N N N N  

Master plans for any 
conditional use 

CU CU CU CU CU CU CU CU The purpose of this process is to allow an applicant to seek 
approval for a development program which occupies a large 
site with multiple-buildings, a complex program, and a 
detailed plan developed by the applicant which would be 
implemented in phases and which would extend beyond the 
normal expiration date, to be reviewed after a ten-year 
period for those portions of the plan which have not yet been 
developed. 

Microbrewery/winery N N N N N N N N   

*** 
 
 

*** 
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13.06.200 Commercial Districts. 
A. District purposes. The specific purposes of the Commercial Districts are to: 

1. Implement goals and policies of the City’s Comprehensive Plan. 

2. Implement Growth Management Act goals, county-wide, and multi-county planning policies. 

3. Create a variety of commercial settings matching scale and intensity of use to location.  

4. Attract private investment in commercial and residential development. 

5. Provide for predictability in the expectations for development projects. 

6. Allow for creative designs while ensuring desired community design objectives. 

B. Districts established. 

1. T Transitional District. This district is intended as a transition between commercial or institutional areas and residential 
areas. It may also provide a transition between residential districts and commercial districts on arterial street segments 
supported by the Comprehensive Plan. It primarily consists of office uses with negligible off-site impacts. It is characterized 
by lower traffic generation, fewer operating hours, smaller scale buildings, and less signage than general commercial areas. 
Residential uses are also appropriate. A T Transitional District may, in limited circumstances, also be applied to locations that 
meet the unique site criteria of the Comprehensive Plan. This classification is not appropriate inside a designated mixed-use 
center.  

2. C-1 General Neighborhood Commercial District. This district is intended to contain low intensity land uses of smaller scale, 
including office, retail, and service uses. It is characterized by less activity than a community commercial district. Building 
sizes are limited for compatibility with surrounding residential scale. Residential uses are appropriate. Land uses involving 
vehicle service or alcohol carry greater restriction. This classification is not appropriate inside a plan designated mixed-use 
center or single-family intensity area. 

3. C-2 General Community Commercial District. This district is intended to allow a broad range of medium- to high-intensity 
uses of larger scale. Office, retail, and service uses that serve a large market area are appropriate. Residential uses are also 
appropriate. This classification is not appropriate inside Comprehensive Plan designated mixed-use centers or low-intensity 
areas.  

4. HM Hospital Medical District. This district is intended for limited areas that contain hospitals and/or similar large scale 
medical facilities with limitations on non-medical uses to only allow uses which may serve typical needs of medical centers 
such as food and lodging. It is not intended for introduction into areas not containing or non-contiguous to a hospital or similar 
facility. Residential uses are also appropriate. This classification is not appropriate inside Comprehensive Plan designated 
low-intensity areas.  

54. PDB Planned Development Business District. This district is intended to provide limited areas for a mix of land uses that 
includes warehousing, distribution, light assembly, media, education, research, and limited commercial. The developments in 
this district are intended to have fewer off-site impacts than would be associated with industrial or community commercial 
areas. Retail uses are size limited and signage is reduced. These areas should be designed for improved residential 
compatibility on boundaries by landscaping and other design elements. Sites should have reasonably direct access to a 
highway or major arterial. This district is not appropriate inside Comprehensive Plan designated mixed-use centers or low-
intensity areas. 

C. Land use requirements. 

1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.200. All portions of 
Section 13.06.200 and applicable portions of Section 13.06.500 apply to all new development of any land use variety, 
including additions and remodels, in all districts in Section 13.06.200, unless explicit exceptions or modifications are noted. 
The requirements of Section 13.06.200.A through Section 13.06.200.C are not eligible for variance. When portions of this 
section are in conflict with other portions of Chapter 13.06, the more restrictive shall apply. 

2. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use 
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via 
Section 13.05.030.E. Certain street level use restrictions may apply; see Section 13.06.200.C.4 below. 

[See next page for table.] 
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3. Use table abbreviations. 

P = Permitted use in this district. 
CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures of Section 13.06.640. 
TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and procedures of Section 13.06.635. 
N = Prohibited use in this district. 

4. District use table. 

Uses T C-1 C-21 HM PDB Additional Regulations2, 3 (also see footnotes at bottom of table) 

Adult family home P P P P P See definition for bed limit. 
Adult retail and entertainment N N N N N Prohibited except as provided for in Section 13.06.525. 
Agricultural uses CU CU CU CU CU Such uses shall not be located on a parcel of land containing less than 

20,000 square feet of area. Livestock is not allowed. 

Airport CU CU CU CU CU  
Ambulance services N P P P P  
Animal sales and service N P P N N Must be conducted entirely within an enclosed building. See Table 

13.06.200.D for setback requirements specific to animal sales and 
service. 

Assembly facility CU P P N P  
Brewpub N N P N N 2,400 barrel annual brewpub production maximum, equivalent volume 

wine limit. 
Building materials and 
services 

N N P N N  

Business support services N P P N P  
Carnival TU TU TU TU TU Subject to Section 13.06.635. 
Cemetery/internment services N N N N N New facilities are not permitted. Enlargement of facilities in existence 

prior to the effective date of this provision (May 27, 1975) may be 
approved in any zoning district subject to a conditional use permit. See 
Section 13.06.640. 

Commercial parking facility P P P P P  
Commercial recreation and 
entertainment 

N N P N P  

Communication facility N N P N P  
Confidential shelter P P P P P See Section 13.06.535. Limit: 15 residents in T District. 
Continuing care retirement 
community 

P P P P P See Section 13.06.535. 

Correctional facility N N N N N  
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Uses T C-1 C-21 HM PDB Additional Regulations2, 3 (also see footnotes at bottom of table) 

Craft Production CU P P P P Must include a retail/eating/drinking/tasting component that occupies a 
minimum of 10 percent of usable space, fronts the street at sidewalk 
level or has a well-marked and visible entrance at sidewalk level, and is 
open to the public. 
Outside storage is allowed provided screening and/or buffer planting 
areas are provided in accordance with Section 13.06.502.C. 
All production, processing and distribution activities are to be conducted 
within an enclosed building. 

Cultural institution P P P N N  
Day care, family P P P P P  
Day care center P  P P P P Subject to regulations set forth in Section 13.06.155. 
Detoxification center N N N CU N  
Drive-through with any use N N P N N Prohibited in any commercial district combined with a VSD View-

Sensitive Overlay District and adjacent to a Shoreline District (i.e., Old 
Town Area).  
Subject to the requirements of TMC 13.06.513. 

Dwelling, single-family 
detached 

P P P P P  

Dwelling, two-family P P P P P  
Dwelling, three-family P P P P P  
Dwelling, multiple-family P P P P P  
Dwelling, townhouse P P P P P  
Dwelling, accessory (ADU) P P P P P Subject to additional requirements contained in 13.06.150. 

Eating and drinking N P/CU P P* P*/ CU* In the C-1 and PDB districts, restaurants are permitted outright while 
drinking establishments require a conditional use permit. See Section 
13.06.700.E for the definitions of restaurants and drinking 
establishments. 
In the C-2 district, live entertainment is limited to that consistent with 
either a Class “B” or Class ”C” Cabaret license as designated in 
Chapter 6B.70. In all other districts, live entertainment is limited to that 
consistent with a Class “C” cabaret license as designated in Section 
6B.70. 
*Limited to 7,000 square feet of floor area, per business, in the HM and 
PDB Districts 

Emergency and transitional 
housing 

CU CU P CU CU See Sections 13.06.535 and 13.06.640. 

Extended care facility P P P P P See Section 13.06.535. 
Foster home P P P P P  
Fueling station N P P N N  
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Uses T C-1 C-21 HM PDB Additional Regulations2, 3 (also see footnotes at bottom of table) 

Funeral home P P P P N  
Golf course P P P P P  
Group housing P P P P P  
Heliport N N N CU N  
Home occupation P P P P P Subject to additional requirements contained in Section 13.06.100.E 
Hospital N CU CU P N  
Hotel/motel N N P P P  
Industry, heavy N N N N N  
Industry, light N N N N N  
Intermediate care facility P P P P P See Section 13.06.535. 
Juvenile community facility N N N N N Prohibited except as provided for in Section 13.06.530. 
Live-Work unit N P P P P  
Lodging house P P P P P  

Marijuana processor N N N N N  

Marijuana producer N N N N N  

Marijuana retailer N P P P* P* *Limited to 7,000 square feet of floor area, per business, in the HM and 
PDB Districts. 

See additional requirements contained in Section 13.06.565 

Master plans for any 
conditional use 

CU CU CU CU CU The purpose of this process is to allow an applicant to seek approval for a 
development program which occupies a large site with multiple-
buildings, a complex program, and a detailed plan developed by the 
applicant which would be implemented in phases and which would 
extend beyond the normal expiration date, to be reviewed after a ten-year 
period for those portions of the plan which have not yet been developed. 

Microbrewery/winery N N N N N  
Mobile home/trailer court N N CU N N  
Nursery N N P N N  
Office P P P P P  
Parks, recreation and open 
space 

P P P P P Subject to the requirements of Section 13.06.560,D. 

Passenger terminal N N P N N  
Personal services N P P P* P* *Limited to 7,000 square feet of floor area, per business, in the HM and 

PDB Districts. 
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Uses T C-1 C-21 HM PDB Additional Regulations2, 3 (also see footnotes at bottom of table) 

Port, terminal, and industrial; 
water-dependent or water-
related (as defined in Chapter 
13.10) 

N N N N N  

Public safety and public 
service facilities 

P P P P P  

Religious assembly P P P P P  
Repair services N P P N N Must be contained within a building with no outdoor storage. Engine 

repair, see Vehicle Repair. 
Research and development 
industry 

N N N N P  

Residential care facility for 
youth 

P P P P P See Section 13.06.535. See definition for bed limit. 

Residential chemical 
dependency treatment facility 

P P P P P See Section 13.06.535. 

Retail N P P/CU~ P* P* ~A conditional use permit is required for retail uses exceeding 45,000 
square feet within the C-2 District. See Section 13.06.640.J. 

*Limited to 7,000 square feet of floor area, per business, in the HM and 
PDB Districts. 

Retirement home P P P P P See Section 13.06.535. 
School, public or private P P P P P  
Seasonal sales TU TU TU TU TU Subject to Section 13.06.635. 
Self-storage N N P N P Any other use of the facility shall be consistent with this section. See 

specific requirements in Section 13.06.503.B.  
Staffed residential home P P P P P See Section 13.06.535. See definition for bed limit. 
Student housing P P P P P  
Surface mining CU CU CU CU CU See specific requirements in Section 13.06.540. 
Temporary uses TU TU TU TU TU Subject to Section 13.06.635. 
Theater N P P N N Movie theaters are limited to 4 screens. This does not include adult 

entertainment.  
Transportation/freight 
terminal 

N N P P P  

Urban Horticulture N N N N N  
Utilities CU CU CU CU CU  
Vehicle rental and sales N N P N N Prohibited in any commercial district combined with a VSD View-

Sensitive Overlay District and adjacent to a Shoreline District (i.e., Old 
Town Area). 
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Uses T C-1 C-21 HM PDB Additional Regulations2, 3 (also see footnotes at bottom of table) 

Vehicle service and repair N P* P N N *In the C-1 District, car washes are allowed with a limit of 2 washing 
bays. Washing bays shall be enclosed on at least 2 sides and covered with 
a roof. No water shall spray or drain off-site. 
Subject to development standards contained in Section 13.06.510.E.  
Prohibited in any commercial district combined with a VSD View 
Sensitive Overlay District and adjacent to a Shoreline District (i.e., Old 
Town Area). 

Vehicle service and repair, 
industrial 

N N N N N  

Vehicle storage N N N N N  
Warehouse, storage N N N N N  
Wholesale or distribution N N N N P  
Wireless communication 
facility 

P*/CU** P*/CU** P*/CU** P*/CU** P*/CU** *Wireless communication facilities are also subject to 
Section 13.06.545.D.1. 
**Wireless communication facilities are also subject to 
Section 13.06.545.D.2. 

Work release center N N N N N Prohibited except as provided for in Section 13.06.550. 
Uses not prohibited by City 
Charter and not prohibited 
herein 

N N N N N  

Footnotes: 
1. Designated Pedestrian Streets − For segments here noted, additional use limitations apply to areas within C-2 Commercial District zoning to ensure continuation of development 

patterns in certain areas that enhance opportunities for pedestrian-based commerce. 
North 30th Street from 200 feet east of the Starr Street centerline to 190 feet west of the Steele Street centerline: street level uses are limited to retail, personal services, eating and 
drinking, and customer service offices. 

2. For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval of a conditional use permit. See Section 13.06.640.F for additional 
details, limitations and requirements. 

3. Commercial shipping containers shall not be an allowed type of accessory building in any commercial zoning district. Such storage containers may be allowed as a temporary use, 
subject to the limitations and standards in Section 13.06.635. 
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D. Building envelope standards. 

 T C-1 C-2 HM PDB 
Minimum Lot 

Area 
0 non-residential; 

1,500 square feet per 
residential unit 

0 0 0 0 

Minimum Lot 
Width 

0 0 0 0 0 

Maximum Lot 
Coverage 

None None None None None 

Minimum Front 
Setback 

In all districts listed above, 0 feet, unless abutting a residential zoning, then equal to the residential zoning district for the first 100 feet from that side. Maximum 
setbacks (Section 13.06.200.E) supersede this requirement where applicable. 
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet. 

Minimum 
Side Setback 

In all districts listed above, 0 feet, unless created by requirements in Section 13.06.502. 
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet. 

Minimum 
Rear Setback 

In all districts listed above, 0 feet, unless created by requirements in Section 13.06.502. 
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet. 

Maximum Setback 
from Designated 

Streets 

See Section 13.06.200.E for application with any district listed above 
on designated segments of North 30th Street and 6th Avenue. 

Maximum Height 
Limit 

35 feet 35 feet 45 feet 150 feet 45 feet 

 Height will be measured consistent with Building Code, Height of Building, unless a View Sensitive Overlay District applies. 
Height may be further restricted in View-Sensitive Overlay Districts, per Section 13.06.555. 
Certain specified uses and structures are allowed to extend above height limits, per Section 13.06.602. 

Maximum Floor Area 20,000 square feet per 
building 

30,000 square feet per 
building 

45,000 square feet per 
business for retail uses, 
unless approved with a 
conditional use permit. 
See Section 13.06.640.J. 

7,000 square feet per business for 
eating and drinking, retail and 
personal services uses 

7,000 square feet per business for 
eating and drinking, retail and 
personal services uses 

 
*** 
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13.06.300 Mixed-Use Center Districts. 
A. District Purposes. The specific purposes of the Mixed-Use Center Districts regulations are to: 

1. Increase the variety of development opportunities in Tacoma by encouraging greater integration of land uses within specific 
districts in a manner consistent with the Growth Management Act, the Regional Plan: Vision 2020, the County-Wide Planning 
Policies for Pierce County, and the City’s Comprehensive Plan. 

 

*** 
D. Land use requirements. 

1. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use 
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via 
Section 13.05.030.E. 

2. Use table abbreviations. 

P = Permitted use in this district. 
CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and 

procedures of Section 13.06.640. 
TU = Temporary use consistent with Section 13.06.635. 
N = Prohibited use in this district. 
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3. District use table. 

Uses NCX CCX UCX RCX1 CIX HMX URX NRX Additional Regulations3, 4, 5 (also see footnotes at bottom of table) 
*** 

Marijuana retailer P P P N P P* N N *Limited to 7,000 square feet of floor area, per business, in the HMX 
District. 
See additional requirements contained in Section 13.06.565 

Master plan for any 
conditional use 

CU CU CU CU CU CU CU CU The purpose of this process is to allow an applicant to seek approval for 
a development program which occupies a large site with multiple-
buildings, a complex program, and a detailed plan developed by the 
applicant which would be implemented in phases and which would 
extend beyond the normal expiration date, to be reviewed after a ten-
year period for those portions of the plan which have not yet been 
developed. 

Microbrewery/ 
winery 

N N N N P N N N Microbreweries shall be limited to 15,000 barrels per year of beer, ale, 
or other malt beverages, as determined by the filings of barrelage tax 
reports to the Washington State Liquor Control Board. Equivalent 
volume winery limits apply. 

Mobile home/trailer 
court 

N N N N N N N N  

*** 
 

E. Building envelope standards. 

1. The following table contains the primary building envelope requirements. See Section 13.06.501 for additional requirements: 

 NCX CCX UCX RCX CIX HMX URX NRX Additional 
Requirements 

Minimum 
lot area  

0 square feet  0 square feet  0 square feet  0 square feet  0 square feet  0 square feet 0 square feet 3,750 square feet for 
single-family 
dwellings; 2,500 
square feet per unit 
for duplexes; 6,000 
square feet for 
triplexes and multi-
family dwellings; 
5,000 square feet total 
per townhouse 
development 
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 NCX CCX UCX RCX CIX HMX URX NRX Additional 
Requirements 

 
*** 

 
Minimum 
density 
(units/ 
acre) 

30; 40 on 
designated 
pedestrian 
streets (see 
Section 
13.06.300.C) 

30; 40 on 
designated 
pedestrian 
streets (see 
Section 
13.06.300.C) 

40 30; 40 on 
designated 
pedestrian 
streets (see 
Section 
13.06.300.C) 

None None 25 None Projects that do not 
include residential 
uses, and mixed-use 
projects (such as 
residential & 
commercial, 
residential & 
industrial, or 
residential & 
institutional) are 
exempt from 
minimum-density 
requirements. 

For purposes of this provision, density shall be calculated by dividing the total number of dwelling units in a development by the area, in acres, of the 
development site, excluding any accessory dwelling units or areas dedicated or reserved for public rights-of-way or full private streets. In the same manner, 
to determine the minimum number of units required to meet this standard, multiply the size of the property, in acres, by the required minimum density, then 
round up to the nearest whole number. For example, the minimum number of units required on a 7,000 square foot (.16-acre) property located in the UCX 
District would be 76 units (.16 x 40 = 6.4, which rounds updown to 76 units). 

 

*** 
 (7) Height Bonus Palette – Level 1: 

HEIGHT BONUS PALETTE − LEVEL 1 

BONUS FEATURE DEFINITION BONUS HEIGHT 

Pedestrian-Oriented Environment 

Ground Floor Retail or Restaurant At least 70% of ground floor project street frontage along the designated core pedestrian street 
designed to accommodate retail and/or restaurant uses. Retail space(s) shall be a minimum of 1,000 
square feet and have a minimum depth and width of 25 feet. Restaurant space(s) shall be a minimum 
of 2,000 square feet and shall incorporate necessary venting and sewer facilities. The space shall have 
a minimum interior height of 12 feet from the finished floor to the finished ceiling above and have 
direct visibility and accessibility from the public sidewalk. Projects not fronting on a core pedestrian 
street are ineligible to use this palette item. 

5 feet 
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HEIGHT BONUS PALETTE − LEVEL 1 

BONUS FEATURE DEFINITION BONUS HEIGHT 

Public Art (1%) A feature worth 1% of the value of the building (as calculated using the latest Building Valuation 
Data published by the International Code Council), to be installed on-site, exterior to the building 
with a location and design that benefits the streetscape, or in an approved off-site location within the 
same Mixed-Use Center and within 1,000 feet of the project site. Art features shall be coordinated 
with the City’s Arts Administrator and approved by the Arts Commission. 

5 feet 

Structured Parking (50%) At least 50% of the required parking is provided within the building footprint (above or below 
ground). For projects that do not require parking but wish to utilize this feature, the amount required 
shall be based on the amount of parking that would be required for the proposed development if it 
were not exempted. 

10 feet 

Structured Parking (100%) All parking is provided within building footprint (above or below ground). For projects that do not 
require parking but wish to utilize this feature, the amount required shall be at least the amount of 
parking that would be required for the proposed development if it were not exempted. 

20 feet 

Transit-Oriented Development 

Transit Stop/Station Improvement Provide twice the level of improvements that are required by code. If no improvements are required, 
provide the first level of required improvements. Only applicable to transit stops located within 500 
feet of the project site. Must coordinate with Pierce Transit. See Section 13.06.511, Transit Support 
Facilities. 

5 feet 

Residential Use Residential use for at least 50% of a mixed-use project’s floor area. 10 feet 

Sustainability  

LID Stormwater Management Manage stormwater through an integrated system and management plan that utilizes various low 
impact development techniques, such as permeable surfaces, roof rainwater collection systems, 
bioretention/rain gardens, etc. System shall be designed to result in no net increase in the rate and 
quantity of stormwater runoff from existing to developed conditions or, if the amount of existing 
imperviousness on the project site is greater than 50%, the system shall be designed to result in a 25% 
decrease in the rate and quantity of stormwater runoff. The system shall be designed and installed 
under the direction of a professional with demonstrated expertise in the design and construction of 
such facilities. 

10 feet 

VegetatedGreen Roof Provide a vegetatedgreen roof that covers at least 60% of the building footprint. Green roofs shall be 
designed and installed under the direction of a professional with demonstrated expertise in the design 
and construction of such facilities. Vegetated Green roofs shall conform to best available technology 
standards, such as those published by Leadership in Energy and Environmental Design (LEED) and 
be designed in accordance with the City of Tacoma Stormwater Management Manual. 

10 feet 

*** 
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*** 
13.06.400 Industrial Districts. 
The 400 series contains regulations for all industrial classifications, including the following: 

M-1 Light Industrial District 
M-2 Heavy Industrial District 
PMI Port Maritime & Industrial District 

*** 
 
13.06.400.C Land use requirements. 
1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.400. All portions of 
Section 13.06.400 and applicable portions of Section 13.06.500 apply to all new development of any land use variety, 
including additions and remodels. Explicit exceptions or modifications are noted. When portions of this section are in conflict 
with other portions of Chapter 13.06, the more restrictive shall apply. 

2. Use Requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. 

Use classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via 
Section 13.05.030.E. 

3. Use table abbreviations. 

P = Permitted use in this district. 
CU = Conditional use in this district. Requires conditional use permit consistent with the criteria and  
procedures of Section 13.06.640. 
TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria 
and procedures of Section 13.06.635. 
N = Prohibited use in this district. 

4. District use table. 

Uses M-1 M-2 PMI Additional Regulations1 

 
*** 

 
Marijuana retailer P~ P~ N ~Within the South Tacoma M/IC Overlay District, limited to 

10,000 square feet of floor area per development site in the M-
2 district and 15,000 square feet in the M-1 district. 
See additional requirements contained in Section 13.06.565 

Master plan for any 
conditional use 

CU CU CU The purpose of this process is to allow an applicant to seek 
approval for a development program which occupies a large 
site with multiple-buildings, a complex program, and a 
detailed plan developed by the applicant which would be 
implemented in phases and which would extend beyond the 
normal expiration date, to be reviewed after a ten-year period 
for those portions of the plan which have not yet been 
developed. 

Microbrewery/winery P P P  

 
*** 

 

 
*** 
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13.06.501 Building design standards. 
 

*** 
 

B. General Mass Reduction Standards. The following requirements apply to the C1, C2, T, HM and PDB zoning 
districts. See Section 13.06.501.H, below, for X-District requirements. The design choices of this item are intended to help 
reduce the apparent mass of structures and achieve a more human scale environment by providing physical breaks in the 
building volume that reduce large, flat, geometrical planes on any given building elevation. 
1.Size to 
choice 
ratio for 
2 below  

a. Buildings under 7,000 square feet of floor area are not required to provide mass reduction. 
b. Buildings from 7,000 square feet of floor area to 30,000 square feet of floor area shall provide at least 

one mass reduction feature. 
c. Buildings over 30,000 square feet of floor area shall provide at least two mass reduction features. 

2.Mass 
reduction 
choices 

a. Upper story. Buildings with a maximum footprint of 7,000 square feet of floor area, that do not exceed 
14,000 square feet of floor area, may count use of a second story as a mass reduction feature. 

b. Upper story setback. An 8 feet minimum setback for stories above the second story for elevations facing 
the street or parking lots over 20 stalls. This requirement applies to a maximum of 2 elevations. 

c. Wall modulation. Maximum 100 feet of wall without modulation, then a minimum 2 feet deep and 
15 feet wide offset of the wall and foundation line on each elevation facing the street, parking lots over 
20 stalls, or residential uses. 

d. Public plaza. A public plaza of at least 800 square feet or 5 percent of building floor area, whichever is 
greater. The plaza shall be located within 50 feet of and visible to the primary public entrance; and 
contain a minimum of a bench or other seating, tree, planter, fountain, kiosk, bike rack, or art work for 
each 200 square feet of plaza area. Plaza contents may count toward other requirements when meeting 
the required criteria. Walkways do not count as plazas. Plazas shall not be used for storage. Required 
parking stalls may be omitted to the minimum necessary if needed to provide the plaza. Where public 
seating is provided, it shall utilize designs that discourage long-term loitering or sleeping, such as 
dividers or individual seating furniture. Plazas may be permeable pavement or pavers where feasible.  
Low impact development vegetated stormwater features may be used for up to 30% of the plaza 
requirement where feasible. 

e. Housing. The provision of upper story residential dwelling units at a site density consistent with the 
applicable land use intensity designation of the Comprehensive Plan. 

 
*** 
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C. General Roofline Standards. The following requirements apply to the C-1, C-2, T, HM and PDB zoning districts. See Section 13.06.501.I, below, for X-District 
requirements. These requirements are intended to ensure that roofline is addressed as an integral part of building design to avoid flat, unadorned rooflines that can result 
in an industrial appearing, monotonous skyline. Roofline features are also intended to further reduce apparent building volume and further enhance features associated 
with residential and human scale development. 
Roofline Choices 
(All buildings 
shall use one or 
more of the 
roofline options) 

1. Sloped roof. Use of a roof form with a pitch no flatter than 5/12. Rounded, gambrel, and/or mansard forms may be averaged.  
2. Modulated roof. Use of features, which are a minimum of 2 feet in height, such as a terracing parapet, multiple peaks, jogged ridge lines, dormers, etc., with a 

maximum of 100 feet uninterrupted roofline between roof modulation elements. Modulation elements shall equal a minimum of at least 15 percent of the 
roofline on each elevation. The maximum shall be 50 feet of uninterrupted roofline along the eave between roof modulation elements in C-1 Districts and on 
sides facing residential uses or districts. Roof forms with a pitch flatter than 5/12 are permitted with this option; provided, the appropriate modulation is 
incorporated. 

3. Corniced roof*. A cornice of two parts with the top projecting at least 6 inches from the face of the building and at least 2 inches further from the face of the 
building than the bottom part of the cornice. The height of the cornice shall be at least 12 inches high for buildings 10 feet or less in height; 18 inches for 
buildings greater than 10 feet and less than 30 feet in height; and 24 inches for buildings 30 feet and greater in height. Cornices shall not project over property 
lines, except where permitted on property lines abutting public right-of-way.  

4. Canopy Exemption. Fueling station canopies, drive-through canopies, or similar canopies are exempt from roofline requirements. 
5.   Vegetated roofs as defined in the Stormwater Management Manual with approved design. 

 
 

*** 
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D. General Windows and openings. The following requirements apply to the C-1, C-2, T, HM and PDB zoning districts. See Section 13.06.501.J, below, for X- 
District requirements. These requirements are intended to increase public visibility for public safety, to provide visual interest to pedestrians that helps encourage 
pedestrian mobility, and to provide architectural detailing and variety to building elevations on each story. 
1. Street level a. Front, side, or corner side exterior walls facing streets or that contain customer entrances and face customer parking lots of 20 stalls or greater shall have 

transparent window or openings for at least 50 percent of the ground level wall area. This standard shall apply on a maximum of 2 such building elevations. The 
window and opening requirements shall be reduced to 30 percent of the ground level wall area for portions of façades where the grade level of the sidewalk of 
the abutting street is 4 feet or more above or below the adjacent floor level of the building. The requirement shall be further reduced to 20 percent of the ground 
level wall area in instances where the application of this standard is not possible due to steep grades and the correlating location of the floor plates of the 
building. Rough openings are used to calculate this requirement. 

b. Required view. Required windows or openings must provide either views into building work areas, sales areas, lobbies, merchandise displays, or artworks. Art 
and display windows shall be at least 2 feet deep, recessed and integrated into the façade of the building (tack on display cases do not qualify). 

c. The “ground level wall area” is defined as the area between 2 feet and 8 feet above the adjacent finished grade. 
d. Limited alternatives. Alternatives of decorative grilles, art work, or similar features can be substituted for those portions of uses where the provision of natural 

light can be demonstrated to nullify the intended use (examples include movie theater viewing areas and light sensitive laboratories) and for parking structures, 
provided an equivalent wall area is covered. 

2. Upper levels a. Front, side, or corner side exterior walls facing streets or walls that contain customer entrances and face customer parking lots of 20 stalls or greater shall use a 
combination of transparent windows or openings and architectural relief that provide visual demarcation of each floor on a minimum of 2 such building 
elevations. 

b. Upper level windows shall be a different type than the ground level windows on the same elevation. 
c. For purposes of this requirement, a window type is either a grouping of windows, a window size, or a window shape. 

3. Exemptions a. Residential privacy. On sides where C, HM, T, or PDB District boundaries adjoin R-1, R-2, R-2SRD, or R-3 District boundaries, structures within the C, HM, T, 
or PDB District that are set back at least 7 feet from the property line and screened by landscaping to a minimum height of 6 feet are exempt from the window 
and opening requirements on the effected side. 

b. Residential buildings. Residential buildings or residential portions of mixed-use buildings are exempt from street level windows or openings. 
 

 



 

Annual Amendment #2015-10 Proposed Code Changes Page 29 of 62 

 
E. General Façade Surface Standards. The following requirements apply to the C-1, C-2, T, HM and PDB zoning districts. See Section 13.06.501.K, below, for X- 
District requirements. These requirements are intended to help reduce the apparent mass of structures and achieve a more human scale environment by providing visual 
breaks at more frequent intervals to the building volume that reduce large, flat, geometrical planes on any given building elevation, especially at the first story. The 
choices are also intended to encourage variety in the selection of façade materials and/or treatment and to encourage more active consideration of the surrounding 
setting. 

 

1. Blank wall 
limitation 

 

a. Unscreened, flat, blank walls on the first story more than 25 feet in width are prohibited facing a public street and/or highway right-of-way, residential zone, or 
customer parking lot. These walls shall use modulation, windows, openings, landscaping, or architectural relief such as visibly different textured material to 
achieve the required visual break. The visual break shall be at least 1 foot in width. Items provided for other requirements may satisfy this requirement as 
appropriate. Stored or displayed merchandise, pipes, conduit, utility boxes, air vents, and/or similar equipment do not count toward this requirement. 

2. Façade variety a.   Buildings with under 2,000 square feet of floor area are exempt from the variety requirement. 
b. Buildings with 2,000 square feet of floor area to 30,000 square feet of floor area shall use at least 2 different materials, textures, or patterns on each building 

elevation. 
c. Buildings with over 30,000 square feet of floor area shall use at least 3 different materials, textures, or patterns on each building elevation. 
d. For purposes of this requirement, each material, texture, or pattern must cover a minimum of 10 percent of each building elevation. Glass does not count toward 

this requirement. Different texture or pattern shall be visibly different from adjacent public right-of-way or parking area. 
3. Building face 

orientation 
a. The building elevation(s) facing street or highway public rights-of-way shall be a front, side, or corner side and shall not contain elements commonly associated 

with a rear elevation appearance, such as loading docks, utility meters, and/or dumpsters. 
b. This requirement applies to a maximum of 2 building elevations on any given building. 

 

F. General Pedestrian Standards. The following requirements apply to all development in the C-1, C-2, T, HM, and PDB districts, except where noted or specifically 
exempted. See Section 13.06.501.L, below, for X-District requirements These requirements are intended to enhance pedestrian mobility and safety in commercial areas 
by providing increased circulation, decreasing walking distances required to enter large developments, and providing walkways partially shielded from rain and/or 
snow. 

 

1. Customer 
entrances 

 
 
 
 
 

2. Street level 
weather 
protection 

 

a. Additional entrances. An additional direct customer entrance(s) shall be provided to the same building elevation which contains the primary customer entrance 
so that customer entrances are no further than 250 feet apart when such elevations face the public street or customer parking lot. If a corner entrance is used, this 
requirement applies to only 1 elevation. 

b. Designated streets. Non-residential or mixed-use buildings on designated pedestrian streets noted in Section 13.06.200.E or Section 13.06.300.C shall provide 
at least 1 direct customer entrance, which may be a corner entrance, within 20 feet, facing, and visible to the designated street. For such buildings over  
30,000 square feet of floor area, the maximum distance is increased to 60 feet. 

a. Weather protection shall be provided above a minimum of 25 percent of the length of hard surfaced, public or private walkways and/or plazas along façades 
containing customer and/or public building entries or facing public street frontage. 

b. Weather protection may be composed of awnings, canopies, arcades, overhangs, marquees, or similar architectural features. It is required to cover only hard 
surfaced areas intended for pedestrian use and not areas such as landscaping. 

c. Weather protection must cover at least 5 feet of the width of the public or private sidewalk and/or walkway, but may be indented as necessary to accommodate 
street trees, street lights, bay windows, or similar building accessories to not less than 3 feet in width. 
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G. General Fencing and Utilities. The following requirements apply to the C-1, C-2, T, HM, and PDB zoning districts. See Section 13.06.501.M, below, for X- 
District requirements. These requirements are intended to minimize visibility of utilities, mechanical equipment, and service areas to mitigate visual impact on 
residential privacy, public views, and general community aesthetics. 
1.  Utility 
screening 

a. Rooftop. All rooftop mechanical equipment for new construction shall be Option   1 
screened with an architectural element such as a high parapet, a stepped or rooftop utilities Screened 

sloped roof form or an equivalent architectural feature which is at least as high as 
the equipment being screened. Fencing is not acceptable. The intent of the 
screening is to make the rooftop equipment minimally visible from public 
rights-of-way within 125 feet of the building, provided said rights-of-way are gate fence 
treatment 
below the roof level of the building. In those instances where the rights-of-way 

trash enclosure 
within 125 feet of the building are above the roof level of the building, the 
mechanical equipment should be the same color as the roof to make the Option   2 
equipment less visible. Limited flexibility in this standard is allowed to ensure rooftop      utilities 

Screened 
that the function of the HVAC equipment is not compromised by the screening full     parapet

 
screening 

requirement. 
b. All ground level. Mechanical or utility equipment, loading areas, and dumpsters 

landscape 
shall be screened from adjacent public street right-of-way, including highways, treatment 
or residential uses. Items that exceed 4 feet in height must use fencing, structure, 

trash enclosure 
or other form of screening, except landscaping. Items that do not exceed 4 feet 
above ground level may be screened with landscaped screening. All landscape Utility     Storage 
screening should provide 50 percent screening at the time of planting and 
100 percent screening within 3 years of planting. Limited flexibility in this standard is allowed to ensure that the function of the utility equipment in not 
compromised by the screening requirement. 

c. Chain link fencing, with or without slats, is prohibited for required screening. 
2.  Fencing type 
limitation 

a. Barbed or razor wire. The use of barbed or razor wire is limited to those areas not visible to a public street or to an adjacent residential use. 
b. Chain link. Chain link or similar wire fencing is prohibited between the front of a building and a public street, except for wetland preservation and recreation uses. 
c. Electrified. The use of electrified fencing is prohibited in all zoning districts. 

 

***
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13.06.502 Landscaping and buffering standards. 
A. Intent. The landscaping requirements, as a whole, are intended to contribute to the aesthetic environment of the City; 
enhance livability and foster economic development by providing for an attractive urban setting; provide green spaces that can 
support the urban citywide tree canopy; wildlife, such as birds, in the urban environment; help reduce storm water runoff; 
filter pollution; buffer visual impacts of development; and, contribute to the planting, maintenance, and preservation of a 
stable and sustainable urban forest. 

B. Applicability. Unless specifically exempted, landscaping shall be provided consistent with this section for all new 
development, including structures and/or parking lots, as well as alterations to existing development, and street improvements, 
as outlined below.  Vegetated Low Impact Development stormwater BMPs designed in accordance with the City of Tacoma 
Stormwater Management Manual may be counted as landscaping. 

1. Alterations. Three thresholds are used to gauge the extent of landscaping standard compliance on alterations to existing 
development (in Downtown Districts, the thresholds of TMC 13.06A shall apply): 

 

*** 
 

2. Plant Material Selection. 

a. Existing trees, shrubs, and groundcover which comply with the requirements of this Section may count towards the required 
landscape plantings.  

b. Native and climate-adapted landscaping. All required landscaping shall be climate-adapted. The retention and use of natives 
is encouraged and permitted for any and all landscaping. Invasive species, as identified in the UFM, shall not count toward 
meeting required plantings. Noxious weeds are prohibited from being planted in required landscaped areas. 

(1) Habitat Corridors. A minimum of 50 percent of required landscaping located within Comprehensive Plan designated 
Habitat Corridors, and a minimum of 25 percent in adjacent areas within 20 feet of Habitat Corridors, must be native plant 
species. Reductions are permitted when necessary to follow coordinated plans to address slope stability, habitat health, 
streetscape or area-wide plans.  

c. Required landscaping areas are encouraged to incorporate vegetated Low Impact Development BMPs (LID) bioretention 
and infiltration stormwater facilities, as defined in the City of Tacoma Stormwater Management Manual. A vegetated Low 
Impact Development BMP may be used to meet landscaping requirements. Limited flexibility shall be granted to specific 
landscaping standards as applicable to accommodate LID Low Impact Development BMPsfeatures.  

d. Visibility and safety. Except in cases where required landscaping is intended to provide dense visual buffers or to enhance 
natural conditions, trees and shrubs shall be selected and maintained to maximize visibility at eye level for safety. To meet this 
requirement, shrubs shall be chosen that will readily remain under 3 feet in height. Trees shall be selected and pruned (once 
tall enough) to maximize views below 7 feet in height.  

e. Trees. 

(1) Tree Species Selection – Small, Medium and Large species. Trees are categorized as small, medium or large based on their 
height and crown spread at maturity and on their growth rate. Trees size categories are determined according to the Canopy 
Factor, which is calculated using the following formula: (mature height in feet) x (mature crown spread in feet) x (growth rate 
number) x 0.01 = Canopy Factor. The growth rate number is 1 for slow growing trees, 2 for moderately growing trees, and 3 
for fast growing trees. Large Trees have a Canopy Factor greater than 90; Medium Trees have a Canopy Factor from 40 to 90; 
Small Trees have a Canopy Factor less than 40. 

(a) Small, Medium and Large Tree lists are included in the UFM. To determine the size category of a tree not listed in the 
UFM, the applicant must provide an authoritative source of information about the tree’s mature height, crown spread and 
growth rate. Objective information must come from published sources or from the nursery providing the tree growth 
information, often called “cut sheets”. 

(2) Species shall be selected to avoid or minimize potential conflicts with infrastructure and utilities. Trees under power lines 
shall have a maximum mature height (at 25 years of age) not greater than 25 feet. New tree plantings shall be a minimum of 2 
feet from pavement (curb, sidewalk, alley, street), 5 feet from a structure, 5 feet from underground utilities, and 10 feet from 
light standards. Distances may be reduced, with staff approval, upon a demonstration that the species selected will not cause 
infrastructure conflicts. The UFM contains additional guidelines on this subject.  

(3) Tree variety. For projects that involve the planting of between four and ten trees, at least two different kinds (Genera) of 
trees shall be included. For projects involving the planting of more than ten trees, at least three different kinds (Genera) of 
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trees, and a mixture of tree types (evergreen and deciduous) shall be included. For projects that involve planting more than 
twenty-five trees, no more than 25 percent shall be from one Genera and a minimum of 20 percent must be evergreen.  

(4) Tree size at planting. Trees provided to meet the landscaping requirements shall be consistent with the following size 
requirements at the time of planting: For deciduous trees, at least 50 percent of the trees provided shall be a minimum 2-inch 
caliper at the time of planting, with the remaining deciduous trees a minimum 1½-inch caliper. For evergreen trees, at least 50 
percent of the trees provided shall be a minimum of 6 feet tall, with the remaining evergreen trees a minimum of 5 feet tall at 
the time of planting. Evergreen trees provided to meet these requirements shall also be species with the ability to develop a 
minimum branching width of 8 feet within 5 years.  

f. Shrubs and Groundcover. 

(1) Turf lawn and mulch are not considered groundcover for the purposes of complying with this section.  

(2) Vegetated Low Impact Development BMPs bioretention and infiltration stormwater facilities, as defined in the City of 
Tacoma Stormwater Management Manual, that incorporate trees, shrubs and/or groundcover may count as meeting tree, shrub 
and groundcover requirements.  

(3) Shrub variety. If there are more than 25 required shrubs, no more than 20 percent of them can be of one species. 

(4) Groundcover and shrub plants must be planted at a density that will cover the entire area within three years.  

(5) Unless specified otherwise, shrubs provided to meet these requirements shall be from a minimum 2-gallon container. 

3. Installation and Maintenance. 

a. Landscaping shall be installed and maintained in a healthy, thriving, and safe condition, and replaced as necessary, during 
the plant establishment period and for the life of the project, consistent with the requirements, standards and specifications of 
this Section and the UFM.  

b. Conditions shall be provided to promote tree longevity, thus reducing the need for replacement. Considerations shall 
include planting species in locations and with conditions favorable to their health, and providing appropriate protection from 
potential damage from adjacent uses, development or activities.  

c. Minimum tree trunk setbacks, unpaved planting area per tree, soil volumes and spacing requirements shall be provided for 
healthy tree growth, as follows: 

 Small Trees Medium Trees Large Trees 
Minimum unpaved planting area 
(sq. ft.): 

24 40 60 

Minimum tree pit width (ft.): 4 5 6 
Minimum tree pit length (ft.): 6 8 10 
Minimum soil volume (cu. ft.): 72 120 180 
Minimum spacing (ft.) between 
trees: 

10 25 40 

Exceptions to these minimums may be approved with staff review, upon demonstration that healthy tree growth will be 
achieved and infrastructure and other conflicts will be avoided.  

d. All required landscaping must be planted in the ground, where feasible. In cases where this is not feasible, the use of 
planters or other approaches may be authorized as long as minimum soil depth and unpaved planting area dimensions are 
maintained. Soil composition and volume shall be provided as appropriate to promote the health of the plants, per the 
specifications of the UFM. Any vegetated Low Impact Development BMP shall be designed in accordance with the City of 
Tacoma Stormwater Management Manual. 

e. Irrigation. An irrigation system, which in some cases shall include hand watering, shall be provided for all required 
landscaping per the guidance of the UFM, to ensure survival through the plant establishment period. 

f. Pruning: Pruning of required trees or shrubs shall be for the purpose of maintaining the tree or shrub in a healthy and 
thriving condition and/or to enhance its natural growing form. Trees and shrubs shall not be excessively pruned such that it 
adversely affects the healthy living condition of the plant, significantly damages the natural growing form of the plant, or 
eliminates or significantly reduces the purpose for the planting. Topping, an extreme form of pruning, of trees required by this 
Section is prohibited. This prohibition does not apply to pruning performed to remove a safety hazard, to remove dead or 
diseased material, or to avoid overhead power lines. 

g. Violations of the provisions of this section are subject to Code Enforcement, per TMC 13.05.100.  
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D. Credits and Flexibility 

1. Utilizing credits and flexibility. The following credits may be utilized separately or in combination.  

2. Tree retention. The following tree planting credits are available for existing trees, provided a Certified Arborist’s Report 
determines that the tree(s) is healthy and can be saved through construction activities. If retained trees are damaged during or 
after construction, replacement shall be based upon the same ratios. A Certified Arborist’s Report and Tree Protection Plan 
consistent with the requirements outlined in the UFM showing existing trees, existing and proposed grading, new 
development on the site (such as buildings, utilities, etc.), measures taken to protect existing trees and any new trees that will 
be planted on the site shall be submitted if trees are being retained for credit. To be eligible for this credit, trees must be 
healthy and have minimal serious defects or defects that cannot be mitigated by proper pruning as indicated on the Arborist 
Report and Tree Protection Plan. Trees shall count according to their species as Small, Medium and Large Trees.  

a. One required tree for every retained tree of at least equal size; 

b. Two required trees for every retained tree that is 8 inches to 20 inches in DBH;  

c. Three required trees, for every retained tree 20 inches to 32 inches in DBH; 

d. Four required trees, for every retained tree over 32 inches in DBH. 

e. In order to facilitate and provide an incentive for the retention of substantial numbers of mature trees, additional flexibility 
is available on Parking Lot Distribution requirements. See table 13.06.502.E.  

3. Evergreen trees. Evergreen trees, above and beyond those otherwise required, shall count as 1.1 trees toward total number 
required. If greater than two-thirds of required trees are Evergreens, additional flexibility is available on Parking Lot 
Distribution requirements. See table 13.06.502.E.  

4. Low Impact Development features. Vegetated Low Impact Development BMPs may be used to meet all or a portion of the 
landscaping requirements. For sites utilizing Low Impact Development (LID) BMPstechniques as defined in the City of 
Tacoma Stormwater Management Manual as their primary stormwater management approach, additional flexibility is 
available on Parking Lot Distribution requirements. See table 13.06.502.E.  

5. Urban Forestry Fund. In limited instances when specific site characteristics do not support the preservation or planting of 
trees, funds may instead be paid into the City Urban Forestry Fund. Applicants must demonstrate to the satisfaction of the 
Director that specific site characteristics make the installation of landscaping on the site problematic to its reasonable use. 
Landscaping buffer requirements may not be modified through this provision. Landscaping must still be installed to the 
maximum extent practicable. Funds collected will be used by the City Urban Forestry Program to plant trees on other public 
or private property within the City. The required amount will be equal to 1.5 times the cost to purchase and plant the required 
landscaping and maintain it through establishment, as specified in the UFM.  

6. Self-managed Agencies. An optional process for additional flexibility is available for public agencies with urban forestry 
programs and plans. This option is intended to encourage public agencies to take a leadership role in implementing urban 
forestry goals and policies. This flexibility can facilitate more intensive development of a particular development site, while 
meeting the urban forestry policies of the Comprehensive Plan and the intent of the landscaping code by planting the required 
landscaping at another site within the City of Tacoma in the agency’s permanent control.  

a. To initiate this optional process, public agencies must submit a request to PDS to be designated as a self-managed agency, 
including the agency’s urban forestry plan, an overview of its urban forestry program, and an analysis demonstrating general 
consistency with the Comprehensive Plan and landscaping code. The general landscaping requirements of this section apply. 
Plantings already required by a separate regulatory authority may not count toward meeting the requirements of this section. 
Upon review, the Director will issue a Determination regarding the consistency of the request with the Comprehensive Plan 
and code intent. If approved, the Determination shall grant self-managed agency status for up to ten years, subject to 
reevaluation. The Director reserves the right to withdraw the self-managed agency status should the intent not be met. 

b. Self-managed agencies may choose to plant landscaping required as part of a particular development proposal in another 
location per their urban forestry plan. This flexibility can be utilized at the agency’s discretion on subsequent site-specific 
development proposals. Each request to utilize this process as part of a development proposal review shall make reference to 
the approved Determination, be supported by running totals of landscaping planted in this manner, and include status updates 
on ongoing health of such landscaping.  

c. Landscaping Buffers, when required, must be provided on the development site and cannot be shifted to another site. In 
addition, to the extent feasible, some portion of required street trees and parking lot landscaping shall be planted at the 
development site, or if shifted from the development site shall be planted in proximity to impervious surfaces, in order to 
achieve commensurate stormwater benefits.  
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TMC 13.06.502.E Landscaping requirements applicable to Residential, Commercial, Industrial and Mixed-Use Districts.  

The standards of this section are intended to implement the goals of the Comprehensive Plan and the intent of this section. The landscaping standards of this table 
apply to new development and substantial alterations, as stipulated above, in Residential, Commercial, Industrial and Mixed-Use Centers (X) Districts. Low 
Impact Development BMPs may be used to fulfill all or a portion of landscaping requirements, where the vegetation within the Low Impact Development BMP 
is compatible to the requirements. 
Exemptions: 

(1) Single, two and three-family developments, unless in association with a full plat or a short plat with 5-9 lots, are exempt from all landscaping requirements.  
(2) Passive open space areas are exempt from all landscaping requirements (however development activities on such sites may trigger landscaping requirements). 
(3) Park and recreation uses are exempt from the Overall Site, Site Perimeter and Buffer requirements of this section. 

 

*** 

 

 

***
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13.06.510 Off-street parking and storage areas. 
A. Purpose. To ensure the safe and adequate flow of traffic in public right-of-way, it is deemed in the interest of the public 
health, safety, and general welfare that off-street parking areas be required as a necessary part of the development and use of 
land, and to ensure that required parking areas are designed to perform in a safe and efficient manner. Additionally, to 
minimize impacts to adjacent uses from areas used for storage of vehicles and other materials, specific design and 
development standards for such areas are provided in Subsection D. 

Minimum parking requirements are particularly important in order to ensure resident, visitor, customer, and employee parking 
within reasonable distance to the uses served, reduce congestion on adjacent streets; and to minimize, to the extent possible, 
spillover parking into adjacent residential areas. The requirements herein set forth are also established to discourage 
under-used parking facilities and to minimize the amount of land dedicated to parking, consistent with the Comprehensive 
Plan, that encourages economic development, transit use, carpooling, energy conservation, and air quality improvement by 
providing for: only the minimum number of stalls necessary, compact stalls, shared parking between uses, transportation 
demand management, and incentives for reducing the size of parking areas. 

*** 

TABLE 2 − Parking in Mixed-Use Center Districts 

Quantity Residential Uses. Minimum 1.0 stall per unit. 

Commercial or Office Uses. Minimum 2.5 stalls per 1000 square feet of floor area. 

Other Uses. For uses not specifically listed above, the parking requirement in the Mixed-
Use Center Districts shall be 70% of the parking requirement for that use identified in 
Table 1. 

See Section 13.06.510.B.2.f for use of compact stalls. 

For purposes of calculating parking quantity requirements, “floor area,” when used, shall 
not include space devoted to parking. 

Exemptions No parking is required for any structure in existence upon the date the Mixed-Use Center 
was created within which it exists (see Section 13.17.020). New development shall 
provide parking as required. 

In NCX and CCX Districts, no parking is required for buildings located within 10 feet of 
the right-of-way of the designated pedestrian streets (see Section 13.06.300.C). 

In NCX, CCX, and UCX Districts, no parking is required for the first 3,000 square feet 
of each ground-level retail or eating and drinking establishment. 

Small, affordable housing types: Group housing; student housing; and, efficiency multi-
family dwellings (250-450 sf in size) are exempt from vehicular parking requirements 
(with the exception of required accessible parking), provided the following:at within a 
single building, no more than 20 dwelling units, or 50 percent of the total dwelling units 
(whichever is greater), may utilize this bonus.e following: 

• A minimum of 0.75 bicycle spaces per dwelling or unit are provided in an 
indoor, locked location. 

• Within a single building, no more than 20 dwelling units, or 50 percent of the total 
dwelling units (whichever is greater), may utilize this bonus.  

Parking Quantity Reductions. The parking requirements for mixed-use, multi-family, group housing, 
commercial, institutional and industrial developments within X-Districts may be reduced as follows: 

Transit Access Parking requirement shall be reduced by 25% for sites located within 500 feet of a 
transit stop and 50% for sites located within 500 feet of a transit stop at which a 
minimum of 20-minute peak hour service is provided (routes which serve stops at least 
every 20 minutes during peak hours). Applicants requesting this reduction must 
provide a map identifying the site and transit service schedules for all transit routes 
within 500 feet of the site. 

*** 
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Development Standards − Parking Garages. The following standards apply to parking garages. They are 
intended to limit parking garage impacts on the pedestrian environment and reduce opportunities for crime in 
parking garages. 

Core Pedestrian Streets Parking garages are prohibited at street level along the frontage of designated core 
pedestrian streets. These areas are intended to include uses and portions of uses that 
encourage pedestrian activity and interaction between adjacent uses and the 
streetscape. 
To support pedestrian activity and urban vibrancy along these key streets, parking 
garage space shall not occupy more than 60% of a building elevation facing a 
designated core pedestrian street.. 

Pedestrian Streets Parking garages shall not occupy more than 50% of the length of a building’s street-
level frontage along a designated pedestrian street. The remaining portions are 
intended to include uses and portions of uses that encourage pedestrian activity and 
interaction between adjacent uses and the streetscape. 
To support pedestrian activity and urban vibrancy along these key streets, parking 
garage space shall not occupy more than 60% of a building elevation facing a 
designated core pedestrian street. 

Parking Garage Design 
StandardsOpenings 

These standards apply to parking garages for five or more vehicles. 
Parking garage openings, including vehicular access openings, shall not exceed 50% 
of the total ground floor façade adjacent to a public street or sidewalk. 
Parking garage openings at the level of and facing a street, alley, courtyard, plaza, or 
open parking area shall incorporate decorative grilles, architectural elements, planters, 
and/or artworks that effectively reduce the visibility of vehicles within the garage 
while still allowing for limited visibility into and out of the garage. Any portion of the 
screening that is between 3 and 7 feet above the adjacent grade shall be at least 20% 
transparent but not more than 80% transparent. Vehicular access openings shall be 
exempt from this standard. 
For structured parking located within upper floors along designated pedestrian and 
core pedestrian streets, openings shall be designed to follow the rhythm and scale of 
the prevailing window pattern for the occupied spaces along the same elevation. 
Sloped parking decks and ramps should not be located along designated pedestrian or 
core pedestrian street elevations or, where such design is infeasible, shall be concealed 
from public view. 

2. Off-site parking. Parking areas for all uses shall be located on the same parcel with such uses; however, it is recognized that 
more efficient use of land, business, or organization growth, safety, or similar considerations may make off-site parking 
desirable. Therefore, an exception is provided that off-street parking areas may be constructed on a parcel separate from the 
main building or buildings occupied by such uses, under the following circumstances: 

a. Where allowed. The parking area shall be considered an extension of the use it serves. The parking area shall be permitted, 
prohibited, or subject to conditional use permit in the same manner as the associated land use. 

b. Proximity to use. The parcel(s) for such off-site parking area shall be located within 500 feet of the parcel(s) to be served. 
The distance shall be measured between the nearest points of pedestrian access between the two parcels. 

c. Availability confirmation. Required parking spaces within such an off-site parking area are owned or under legal contract 
by the owner(s) or lease holder(s) of the property intended to be served. 

d. Sign. A sign with a maximum area of 1.5 square feet shall be posted on the principal site providing notice of the availability 
and location of the additional parking. Said sign area will not be subtracted from any sign allowance in Section 13.06.520. 

e. Pedestrians. Upon review, the Traffic Engineer, or designee, may require sidewalk or pedestrian crossing improvements or 
fence openings to enhance pedestrian safety and mobility from the off-site parking to the use it serves when conditions 
warrant such improvements. 

3. Shared parking. Parking areas for all uses shall be located on the same parcel with such uses; however, it is recognized that 
more efficient use of land, business, or organization growth, safety, or similar considerations may make shared parking 
desirable. Therefore, two or more uses may share common parking facilities, subject to the following: 

a. Off-site. The shared parking site shall comply with the provisions of off-site parking (subsection 2 above). 
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b. Performance. The applicant shall show that there is no substantial conflict in the principal operating hours of the two 
buildings or uses for which joint use of off-street parking facilities is proposed. 

c. Availability confirmation. Required parking spaces within such a shared parking area are owned or under legal contract by 
the owner(s) or lease holder(s) of the property intended to be served. 

d. Total spaces. When two or more uses share common parking facilities, the total number of parking spaces required shall be 
the sum of spaces required for those uses individually. 

(1) General exception. Where the uses involved are both daytime and nighttime uses, as defined below, the total required 
parking for all uses may be reduced by 50 percent of the daytime use requirement or the nighttime use requirement, whichever 
is smaller. 

(2) Religious assembly and school exception. All of the parking spaces required by this section for a religious assembly or for 
an auditorium incidental to a public or private school, college, or university may be supplied by the off-street parking areas 
provided by daytime uses. 

(3) Daytime uses established. For the purposes of this section, the following uses are considered as daytime uses: banks; 
business and professional offices; retail stores; daycare centers, manufacturing and warehouse buildings; and similar primarily 
daytime uses as determined by the City Engineer. 

(4) Nighttime uses established. For the purposes of this section, the following uses are considered as nighttime uses: 
auditoriums incidental to a public or private school; college; or university; churches; bowling alleys; dance halls; theatres; 
taverns; cocktail lounges; night clubs; or restaurants; and similar primarily nighttime uses as determined by the City Engineer. 

(5) Similar sharing of parking may be allowed between other uses whose parking demand generally occurs at different times, 
such as between those that operate primarily on weekdays and those that operate primarily on weekends, as determined by the 
City Engineer. 

e. Pedestrians. Upon review, the Traffic Engineer, or designee, may require sidewalk and pedestrian crossing improvements or 
fence openings to enhance pedestrian safety and mobility between the uses sharing parking and the parking area shared when 
conditions warrant such improvements. 

4. Other limitations on parking areas. 

a. Where the principal use is changed and additional parking space is required as a result, it is unlawful and a violation of this 
chapter to begin or maintain such altered use until such time as the required off-street parking provisions of this chapter are 
complied with. 

b. Where the minimum number of required off-street parking spaces has been provided to serve a use, such parking area shall 
not be subsequently reduced in the number of parking spaces provided. 

c. Where off-street parking areas are developed and operated as a business and where a parking fee is charged, the parking 
area shall be located only in a commercial or industrial district.  

5. Driveways. Except as otherwise stipulated in the TMC, driveways shall be constructed according to the requirements of 
TMC 10.14.050 (or as amended), which include the following standards: 

a. Except as otherwise provided by TMC 10.14.050, the width of any driveway shall not exceed 30 feet, exclusive of the radii 
of the returns, the measurement being made parallel to the center line of the street, unless special authorization is given by the 
Director of Public Works; 

b. The width of any driveway shall not be less than 10 feet, exclusive of the radii of the returns, the measurement being made 
parallel to the center line of the street;  

c. All driveways for other than single-family residences and duplexes shall be a minimum of 20 feet in width, exclusive of the 
radii of the returns, the measurement being made parallel to the center line of the street. The radius of all driveway returns 
shall be a minimum of 10 feet, except on non-arterial streets for single-family residences or duplexes, which shall have a 
minimum radius of five feet; 

d. The total width of all driveways on a street for any one parcel shall not exceed 50 percent of the frontage of that parcel 
along the street, and shall not be more than two in number except as allowed under TMC 10.14.050.B.6.e. 

6. Vehicle access and parking in R-Districts. Additional limitations on vehicular access and parking in R-Districts are 
contained in Section 13.06.100.D. 

B. Off-street parking area development standards. 
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1. Intent. In order to assure proper and uniform development of safe parking areas, protect adjoining property from undue 
invasion of privacy and peace, provide for pedestrian circulation, minimize nuisance factors, and maintain in appropriate 
locations a landscaped setting in keeping with accepted, sound standards of residential landscaping practice, every parcel of 
land hereafter used as an off-street parking area, as defined in this chapter, shall be developed in accordance with the 
following minimum standards. 

2. Minimum standards. A parking area for five or more motorized vehicles, trailers, or a combination thereof, shall be 
developed in accordance with the following requirements: 

a. Entrances and exit. The location and design of all entrances and exits shall be subject to the review and approval of the City 
Engineer, taking into consideration factors including, but not limited to, emergency vehicle mobility, safe turn movements, 
right-of-way width, speed limits, proximity to street intersections and/or other entrances or exits, street classification for 
motorists and/or bicyclists, pedestrian mobility, transit mobility, and retention of landscaping. Such entrances or exits shall not 
be designed to require vehicles to back into, or otherwise utilize a designated arterial street right-of-way as an aisleway for a 
parking area. 

b. Parking aisles. Any aisle serving two-way traffic or providing one-way access to spaces at right angles to the aisle shall 
have a minimum width of 20 feet. Aisles providing one-way access to spaces at an angle of 60 degrees to the aisle shall have a 
minimum width of 18 feet. Aisles providing one-way access to spaces at an angle of 45 degrees to the aisle shall have a 
minimum width of 14 feet. On dead end aisles, aisles shall extend five feet beyond the last stall to provide adequate 
turnaround. 

c. Border barricades. A bumper curb of a height and strength sufficient to retain all vehicles and trailers completely within the 
given parking area shall be provided, except at access points. Bumper curbs shall be designed and located in such a manner as 
to prevent vehicles parked within a parking area from protruding beyond the parking area property line and into public right-
of-way and/or adjacent private property. 

d. Surfacing of parking areas. Off-street parking areas shall be surfaced with a minimum all-weather surface, consisting of a 
crushed rock base with an asphalt concrete or cement concrete surface, or permeable pavers designed for traffic use. Such 
surface shall have a standard thickness of two inches, unless otherwise specified by the City Engineer. Permeable pavers and 
pavements are allowed and encouraged where feasible. Such a parking area shall provide a drainage system in accordance 
with the City of Tacoma Stormwater Management Manual and to the approval of the City Engineer. Alternatives to the all-
weather surface may be provided, subject to the approval of the City Engineer. The alternative must provide results equivalent 
to paving. All surfacing must provide for the following minimum standards of approval: 

(1) Dust is controlled; 

(2) Stormwater is managed in accordance with the City of Tacoma Stormwater Management Manualtreated to City standards; 
and 

(3) Rock and other debris is not tracked off-site. 

The applicant shall be required to prove that the alternative surfacing provides results equivalent to paving. If, after 
construction, the City determines that the alternative is not providing the results equivalent to paving or is not complying with 
the standards of approval, paving shall be required. 

 

*** 

13.06.512 Pedestrian and bicycle support standards. 
A. General Applicability. 
1. Application. The pedestrian and bicycle support standards apply to all new development and alterations that, within 
a two-year period, exceed 50 percent of the value of existing development or structures, as determined by the 
Building Code, unless specifically exempted herein. The standards do not apply to remodels that do not change the 
exterior form of the building. However, if a project involves both exterior and interior improvements, then the project 
valuation shall include both exterior and interior improvements. No alteration shall increase the level of 
nonconformity or create new nonconformities to these standards. 
2. Standards. Each item of this section shall be addressed individually. Exceptions and exemptions noted for specific 
development situations apply only to the item noted. 
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3. Super regional malls. Additions to super regional malls which add less than 10,000 square feet of floor area shall 
be exempt from these standards. Larger additions shall meet the requirements of this table at a ratio of at least 1 to 3 
for the entire mall site (in the same manner described above, under subsection 3), except that additions of an anchor 
tenant or 140,000 or more square ft. shall require full provision of these requirements for the entire mall site. 
4. Temporary. Temporary structures are exempt from the standards of this section. 
5. Residential or Mixed-Use. Residential structures of 4 dwelling units or fewer only need to comply with the 
standards of subsection B, below. Mixed-use structures shall comply with all of the standards. 
6. Parks, recreation and open space uses shall meet the standards of this table, except as specifically exempted below. 
7. Historic. In any conflict between these standards and those applied by the Tacoma Landmarks Preservation 
Commission, the standards of the commission shall prevail. 
8. Fractions. Any requirement resulting in a fraction when applied shall be rounded up or down to the nearest whole 
number. 
B. Walkways (Illustrated). To support transportation choices, including walking, the following standards 
shall be met to assist pedestrian safety, comfort, and mobility, including access to uses from public ways and 
access from parking areas. 
1. Direct. A direct walkway shall be provided between all customer and/or public entrances and the nearest public sidewalk. For 

residential dwellings, the required walkway shall be provided between the front entrance and the nearest public sidewalk, or 
where no sidewalk exists, the nearest public street right-of-way. 

2. Multiple use sites. Shopping centers and sites with multiple uses shall provide a walkway network along building façades and 
through the parking lot that provides pedestrian circulation within the development and that links all customer and/or public 
building entrances to the public sidewalk. For walkways that are longer than 25 feet, trees shall be provided adjacent to the 
walkways at a ratio of 3 per 100 feet and pedestrian-scaled lighting at a ratio of 2 per 100 feet. For example, a 50-foot long 
walkway would require 2 trees and 1 pedestrian-scaled light while a 90-foot long walkway would require 3 trees and 2 
pedestrian-scaled lights. Trees shall be planted a minimum of 10 feet from pedestrian light standards or parking lot light 
standards. 

3. Minimum connection frequency. Additional walkways are required when 
needed to provide at least one connection to the public sidewalk for each 150 
feet of street frontage or every three parking aisles, whichever is less. 
Walkways shall be located to provide the shortest practical route from the 
public sidewalk or walkway network to customer and/or public building 
entrances. This standard does not apply to residential uses containing 4 or 
fewer dwelling units. 

 Parks and recreation uses (excluding passive open space), or portions thereof, 
which are undeveloped with buildings, shall provide a minimum of one 
walkway, and an additional walkway for each additional improved street 
frontage greater than 500 feet in length (unless topography, critical areas or 
public safety issues preclude reasonable provision of such additional 
accesses). 

4. Size and materials. All walkways must either be a raised sidewalk or composed of materials different from parking lot and 
vehicle access areas. Required walkways must be at least 5 feet wide, excluding vehicular overhang, except for walkways 
accessing individual residential dwelling units, where the minimum width shall be 4 feet. When more than one walkway is 
required, at least one walkway must be 10 feet wide.  Permeable pavement surfaces are encouraged where feasible. 

5. Transit access. A direct walkway shall be provided between the principal customer and/or public building entry and any bus 
stop adjacent to the site. This may be the same as the walkways above. A separate walkway is required if the bus stop is not 
within 100 feet of a walkway connection to the sidewalk. This standard does not apply to residential structures of 4 dwelling 
units or fewer, or to parks, recreation and open space uses without buildings adjacent to the street. 

 
 

*** 
 
13.06.522 District sign regulations. 
A. R-1 Sign regulations. One non-illuminated temporary sign, not exceeding 12 square feet in area shall be allowed pertaining 
to the lease, rental, or sale of a building or premises on which it is located. One non-illuminated nameplate, not exceeding one 
and one-half square feet in area, placed flat against the building, shall be allowed for each adult family home, staffed 
residential home, group home, residential care facility, and family day care home. One ground sign shall be allowed, with a 
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maximum area of 30 square feet identifying a subdivision. A subdivision identification sign shall be approved by the Director. 
A 32-square-foot temporary sign advertising a subdivision during construction shall be allowed adjacent to each street 
abutting the site, in conformance with Chapter 13.04. 

Parks, recreation and open space uses on sites that are under one acre in size or which have less than 100 feet of street frontage 
are allowed the following non-illuminated signs:  

• One ground sign with a maximum area of 30 feet;  

• Interpretive or directional signs not more than 7 feet in height and 20 feet in sign area.  

Parks, recreation and open space uses on sites over one acre in area that have a minimum of 100 feet of street frontage shall be 
allowed the following:  

• One freestanding sign, not exceeding 40 square feet in area per face and not greater than 8 feet in height (or, up to 15 feet 
in height in association with conditional parks and recreation uses);  

• One building face sign, of the same maximum dimension. Building face signs shall not extend above or beyond the edge 
of any wall or other surface to which they are attached, nor shall they extend more than 12 inches beyond the surface to 
which they are attached.  

• One additional ground sign with a maximum area of 30 square feet shall be allowed on each additional street frontage.  

• Interpretive or directional signs, not to exceed 7 feet in height and 30 square feet in sign area. 

• All signs shall meet the lighting, materials and location requirements applicable to signs for conditional uses in residential 
districts, as contained in this section. 

B. R-2 Sign Regulations. Sign regulations shall be the same as stated for the R-1 Single-Family Dwelling District, except that 
one non-illuminated nameplate not exceeding one and one-half square feet in area, placed flat against the building, shall be 
allowed for each boarding home. Residential developments of four or more dwelling units are permitted one ground sign not 
exceeding six square feet in area for all faces and not greater than five feet in height. Maximum sign area for each sign shall 
be one additional square foot for each dwelling unit, not to exceed 25 square feet in area. Indirect floodlighting shall be the 
only allowable means of illumination of ground signs. The base and/or support structures shall incorporate stone, brick, or 
masonry and shall relate to the architecture of the development that it is associated with. 

C. R-2SRD, NRX and HMR-SRD Sign Regulations. Sign regulations shall be the same as stated for the R-2 Single-Family 
Dwelling District, except that boarding and lodging houses shall be allowed one non-illuminated nameplate not exceeding one 
and one-half square feet in area, placed flat against the building. 

D. R-3 Sign regulations. Sign regulations shall be the same as stated for the R-2 Single-Family Dwelling District, except that 
boarding and lodging houses shall be allowed one non-illuminated nameplate not exceeding one and one-half square feet in 
area placed flat against the building. 

E. R-4 Sign Regulations. 
1. One freestanding sign not exceeding 30 square feet in area for all faces and not greater than six feet in height, or one 
building face sign of the same maximum dimensions, shall be allowed for each development site. 
2. Indirect illumination, floodlighting, or internal illumination shall be the only allowable means of illumination of signs. All 
external lighting shall be directed away from adjacent properties to minimize the effects of light and glare upon adjacent uses. 
No bare bulb or neon illumination of signs shall be allowed. No flashing or animated signs shall be allowed. No electrical wire 
or cable serving an electric or illuminated sign shall be laid on the surface of the ground. 
3. Signs shall only identify the name of the development or business and may contain secondary information related to rental 
or sale of units. Public identification signs may be placed upon public service structures such as telephone booths and bus 
shelters. 
4. All signs shall be of permanent materials (no cardboard, cloth, paper, etc.). No flags, banners, or other devices shall be 
displayed for the purpose of attracting attention to a development or site. No temporary or portable signs shall be allowed. The 
display of the national flag, state flag, and flags of other political subdivisions shall not be restricted. 
5. No sign shall be placed in a location which obstructs sight distance for an adjacent driveway or street right-of-way. No 
signs for a development shall be placed in any public right-of-way. No sign shall be erected which imitates or resembles any 
official traffic sign, signal, or device. Incidental public service signs less than four square feet in area, which contain no 
advertising but are intended for the convenience of the public and provide such messages as “entrance,” “exit,” “emergency 
entrance,” “no parking,” or other incidental service messages, shall be allowed. 
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6. All signs shall be submitted for review by Planning and Development Services, as required by the Building Code and the 
Electrical Sign Code. Additionally, the proposed design of all signs shall be submitted to Planning and Development Services 
prior to construction for review to ensure conformance with the standards listed hereinabove. 

 

***
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Section 13.06.522.K C-2, CIX, CCX, UCX, M-1, M-2, PMI C-1 
Signage Allocation   
Maximum total sign area Wall signage, 1 square foot per 1 linear foot of the building frontage with the public 

entrance. 
Freestanding signage, 1 square foot per 1 linear foot of street frontage(s). 

Same as C-2. 

Signs Attached to 
Buildings   
Maximum number 3 per business, 25 percent allocation of maximum total area allowed on building 

wall(s) without a public entrance. (Note: 50 percent is allowed provided only 2 signs 
are installed at the business.) No maximum number for public facility over 5 acres. 

Same as C-2. 

Maximum area per sign 200 square feet. 400 square feet for public facility over 5 acres.  100 square feet. 
*** 

 

*** 
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13.06.560 Parks, recreation and open space. 
A. Purpose: This section describes the review process for parks, recreation and open space uses in residential zones, and 
provides development standards applicable to those uses in specified zones. Parks, recreation and open space uses are 
generally permitted outright in non-residential zones, as specified in the pertinent sections of the Zoning Code. 

 

*** 
 

D. Development standards 

1. Applicability: The standards contained in this section are specific to parks, recreation and open space uses, and are meant to 
be applied along with other applicable regulations.  

The following standards apply to both permitted and conditional parks, recreation and open space uses, whether or not a 
permit or authorization is required. Additional requirements may be imposed through the Conditional Use Permit process, 
when required per Section 13.06.560.C. 

2. Standards  

a. Identification signage. Every park or recreation use (excluding passive open space) must be furnished with at least one sign, 
legible from an abutting public right-of-way, indicating the name of the site, the parties responsible for its management, and 
sufficient information for members of the public to contact those parties. The City of Tacoma and Metro Parks Tacoma’s 
name constitutes adequate contact information. The required identification sign shall meet the requirements of Section 
13.06.520 and does not constitute an additional sign allowance. 

b. Ancillary sales and service features. Within residential zoning districts, commercial activities clearly ancillary to the 
recreational function may be located within parks, recreation or open space sites provided the following: 

(1) Only food sales, park or recreation-oriented concessions, or rental of recreational equipment are permitted;  

(2) The feature must be a minimum of 100 feet from adjacent residentially zoned properties; 

(3) Hours of operation are limited to the hours the park is open to the public; 

(4) The footprint may not exceed 500 square feet; 

(5) No signage visible from public rights-of-way is permitted; 

(6) More substantial sales and service features may be considered through the Conditional Use Permit process, as part of a 
destination facility or high-intensity recreation facility as defined in Section 13.06.560.C. 

Refer to Chapter 8.27 Parks Code, and to Sections 13.06.500 and 13.06.600 for the following requirements pertinent to parks, 
recreation and open space uses: 

13.06.501 Building Design Standards 
13.06.502 Landscaping and buffering standards. 
13.06.510 Off-street parking and storage areas. 
13.06.511 Transit Supportive Facilities. 
13.06.512 Pedestrian and bicycle support standards. 
13.06.520 Signs. 
13.06.602 General restrictions. 

 

 
*** 

 
13.06.602 General restrictions. 
A. This section contains general provisions for use, height, area, setbacks and yards. The following provisions apply to all 
zoning districts, except as hereinafter provided, and except where modified by the provisions of Chapter 13.06A relating to 
Downtown Districts, Chapter 13.10 relating to Shoreline Management, and other sections of the TMC: 



 

Annual Amendment #2015-10 Proposed Code Changes Page 44 of 62 

*** 
4. Area, setbacks and yards. Any building or structure hereafter built, enlarged, or moved on a lot shall conform to the area 
regulations of the district in which such building or structure is located. 

 
*** 

 
p. The following setbacks apply to parks, recreation and open space uses, and athletic facilities associated with any major 
institutional campus as recognized in the Comprehensive Plan: 

(1) Parking lots, designated areas for active play, play structures, picnic tables and areas, and structured gathering or seating 
areas shall provide a minimum 10-foot setback from abutting residentially zoned properties;  

(2) Buildings and structures shall meet the setbacks for the zoning district, and shall provide a minimum 20-foot side yard 
setback in residential zoning districts;  

(3) Garbage and recycling collection areas shall provide a minimum 20-foot setback from abutting properties. Trash 
receptacles for pedestrian use are exempt; and  

(4) Outdoor sports courts, sports fields, swimming pools, or other sports facilities, and any lighted outdoor recreation 
facilities, shall provide a minimum 50-foot setback from abutting residentially zoned properties and a minimum 25-foot 
setback from abutting properties in all other zones (with the exception of industrial zones).  

 
*** 

 
 
13.06.630 Nonconforming parcels/uses/structures. 
A. Scope and purpose. Within the zones established by this title there exist parcels, uses, and structures which were lawful 
when established, but whose establishment would be prohibited under the requirements of this title. The intent of this section 
is to allow the beneficial development of such nonconforming parcel, to allow the continuation of such nonconforming uses, 
to allow the continued use of such nonconforming structures, and to allow maintenance and repair of nonconforming 
structures. It is also the intent of this section, under certain circumstances and controls, to allow the enlargement, 
intensification, or other modification of nonconforming uses and structures, consistent with the objectives of maintaining the 
economic viability of such uses and structures, and protecting the rights of other property owners to use and enjoy their 
properties. However, relief for nonconforming uses shall be narrowly construed, recognizing that nonconforming uses are 
disfavored by state law. 

Parcels, uses, and/or structures shall be considered legally nonconforming if such parcel, uses, and/or structure were legally 
created prior to May 18, 1953, or if such legally created parcel, use, and/or structure became nonconforming by reason of 
subsequent changes in this chapter. 

Pre-existing uses or structures located within a wetland, stream or their associated buffers that were lawfully permitted prior to 
adoption of the Tacoma Municipal Code (TMC) Chapter 13.11, Critical Areas Preservation Ordinance (CAPO), but were not 
in compliance with the CAPO, shall be subject to the applicable provisions of this section and TMC Sections 13.11.140 and 
13.11.160. shall comply with the requirements of TMC Chapter 13.11. 

B. Nonconforming parcels. Except as otherwise required by law, a legal nonconforming parcel, which does not conform to the 
minimum lot area, minimum lot width, and/or minimum lot depth requirements of this title, nevertheless, may be developed 
subject to all other development standards, use restrictions, and other applicable requirements established by this title. 

Parcel modifications, such as boundary line adjustments, property combinations, segregations, and short and long plats shall 
be allowed, without need for a variance, to modify existing parcels that are nonconforming to minimum lot size requirements, 
such as minimum area, width or frontage, and minimum dimensional requirements, such as setbacks, yard area, and lot 
coverage, as long as such actions would make the nonconforming parcel(s) more conforming to the existing requirements and 
would not create any new or make greater any existing nonconformities. 
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*** 
 
13.06.640 Conditional use permit. 
A. Purpose. In many zones there are uses that may be compatible but because of their size, operating characteristics, potential 
off-site impacts and/or other similar reasons warrant special review on a case-by-case basis. The purpose of the conditional 
use permit review process is to determine if such a use is appropriate at the proposed location and, if appropriate, to identify 
any additional conditions of approval necessary to mitigate potential adverse impacts and ensure compatibility between the 
conditional use and other existing and allowed uses in the same zoning district and in the vicinity of the subject property. The 
zoning district use tables identify which uses require a conditional use permit (see Sections 13.06.100, -.200, -.300, and -.400). 
These uses may be authorized by the Director or Hearing Examiner in accordance with the procedures established in TMC 
13.05 and the applicable criteria outlined below. 

*** 
 

J. Large Scale Retail 

1. Purpose. The purpose of the conditional use permit review process for large scale retail uses is to determine if the proposal 
is appropriate in the location and manner proposed and, recognizing the size and scale of such developments and their 
significant impact on the ability for the community to achieve its long-term vision and goals, to ensure that such developments 
represent an exceptional effort to support the intent and policies of the Comprehensive Plan and respond to the vision, issues, 
and concerns of the specific neighborhood. It is critical to ensure that such proposals incorporate design strategies, beyond the 
typical design and development standards, that will ensure such projects represent a positive contribution to the community 
and mitigate their size, scale, traffic volumes, and other potential impacts that are typically associated with large scale retail 
developments. 

2. Applicability. This section shall apply to the development of large scale retail uses that exceed the applicable size 
thresholds for the zoning district in which the proposal is located (as noted in the use tables found in Sections 13.06.200, 
13.06.300, and 13.06.400). This section shall not apply to existing large scale retail uses or the reuse of existing buildings, 
unless such projects involve additions to the existing building(s) that exceed the minor modification thresholds in Section 
13.05.080 or expansions within buildings permitted after February 16, 2012, that exceed 50 percent of the previously 
permitted use area. 

3. Criteria. Where allowed, a conditional use permit for a large scale retail use shall only be approved upon a finding that such 
development is consistent with all of the standard decision criteria for conditional use permits, as outlined above under 
Subsection C, and all of the following additional decision criteria at subsections a. through f. below. For projects that involve 
expansions to an existing large retail use but do not involve significant building expansion (as outlined above under 
Subsection J.2) these additional decision criteria shall be applied as deemed appropriate by the Hearing Examiner, recognizing 
the limitations of incorporating significant site design modifications as part of such a remodel/expansion project. 

a. The proposed development is designed in a manner that allows for future reuse of the building(s) by multiple tenants. This 
may be accomplished by incorporating a variety of different design elements, including provision of several tenant spaces of 
varying sizes within the building(s) or the ability to practicably modify the building(s) in the future with building separations 
and modifications to access, mechanical systems, and other components that would accommodate multi-tenant reuse. 

b. The design of off-street parking areas represent a substantial effort to ensure enhanced pedestrian safety and comfort. 
Appropriate parking lot design strategies include segmenting surface parking areas into smaller groupings with interspersed 
buildings, pedestrian features, frequent pedestrian pathways, landscaping, and other focal points, limiting the quantity of off-
street parking provided, and/or provision of structured parking for a portion of the on-site parking provided. 

c. The type and volume of traffic and existing and proposed traffic pattern allows for accessibility for persons and various 
modes of transportation. Adequate landscaping, screening, open spaces, and/or other development components are provided as 
necessary to mitigate the traffic impact upon neighboring properties. In addition, pedestrian-oriented design is further 
emphasized within Mixed-Use Centers to maintain connectivity between uses and all modes of transportation, including 
bicycle, pedestrian, and mass transit options. 

d. Business activity, including delivery and hours of operation, is limited to avoid unnecessary noise and light impacts to 
surrounding residential uses. Outdoor storage or garden areas are appropriately screened from view or contained within a 
structure. 

e. In Mixed-Use Centers, the design of the overall development represents an exceptional effort to positively contribute to the 
desired and planned character of the district, as outlined in the Comprehensive Plan. This may be accomplished through 
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incorporation of enhanced development features, such as providing a variety of uses, structured parking, multiple floors to 
allow for smaller building footprints, incorporation of residential units within the building or overall development site, 
smaller-scale storefront design along the street level, Llow-Iimpact Ddevelopment BMPs and Principlestechniques, and a 
diverse array of public spaces, including indoor and outdoor spaces, active and passive spaces, and plazas and garden spaces. 

f. For projects on sites along a designated pedestrian street or core pedestrian street (see Sections 13.06.200.E and 
13.06.300.C) the site and building design provides a significant emphasis on pedestrian-orientation over vehicular-orientation. 
This may be accomplished through encouraging direct, continuous, and regular pedestrian access, incorporating an internal 
pedestrian circulation system that provides connections between buildings, through parking areas, to the street and transit 
linkages, and to surrounding properties and neighborhoods, incorporating continuous and active uses and spaces along 
pedestrian street frontages and internal pedestrian pathways, and limiting conflicts between pedestrians and vehicles, 
particularly along the designated street. 

4. An application for a conditional use permit for large scale retail use shall be processed in accordance with the provisions of 
Chapter 13.05, except with the following additional requirement: 

Pre-application community meeting. Prior to submitting an application to the City for a conditional use permit for a large scale 
retail use, it is recommended that the applicant hold a public informational meeting with adjacent community members. The 
purpose of the meeting is to provide an early, open dialogue between the applicant and the neighborhood surrounding the 
proposed development. The meeting should acquaint the neighbors of the proposed development with the applicant and/or 
developers and provide for an exchange of information about the proposal and the community, including the characteristics of 
the proposed development and of the surrounding area and any particular issues or concerns of which the applicant should be 
made aware. It is recommended that the applicant provide written notification of the meeting, at least 30 calendar days prior to 
the meeting date, to the appropriate neighborhood council, qualified neighborhood and community organizations, and to the 
owners of property located within 1,000 feet of the project site. 

5. Upon issuance, the Hearing Examiner’s decision may be appealed subject to procedures contained in Chapter 1.23.  

K. Discontinued conditional uses. Any authorized conditional use that has been discontinued for a period of three or more 
years may not be reestablished or recommenced except pursuant to a new conditional use permit. The Director may, in 
specific cases, authorize an extension of up to one year. In reviewing requests for this extension, the Director shall consider 
the following: 

1. Impacts to the community that may result from the reestablishment of the use; and 

2. Whether a reasonable effort has been made by the owner/applicant to maintain the property and use. 

L. Master plan process for conditional uses. Master plans provide conditional uses the flexibility to receive overall approval of 
long-term development plans which may occur in phases and extend beyond the standard timeframe for conditional use 
permits. This process is especially appropriate for large, campus-like facilities with multiple uses and/or buildings that may 
undergo continuous expansion/improvement. The master plan serves as an overall review in which general development 
intentions are outlined, implementation phasing is determined and conditions, improvements, and mitigations are outlined 
consistent with the project phases. The decision shall identify the duration of the master plan approval, any required periodic 
reviews, and any additional future notification and review requirements, which may be appropriate for future phases that may 
not have complete detail in the initial master plan approval. 

 
13.06.645 Variances. 
A. Administration. 

1. All variances shall be processed in accordance with provisions of Chapter 13.05. Certain regulatory relief may be sought 
consistent with sections below that provide for potential variances in specified development situations. 

2. A minor variance is one in which the code relief requested is within 10 percent of the quantified standard contained in the 
code and shall be processed in accordance with 13.05.020.B. Minor variances may be granted for quantitative development 
regulations (bulk, area), other than height, accessory building height, design, sign regulations, and off street quantity 
standards. Examples of quantitative standards are building setback, parking quantity, lot size, and minimum density 
requirements. 

3. A variance is one in which the code relief requested is beyond the threshold outlined above for minor variances and shall be 
processed in accordance with 13.05.020.C. 

4. Both types of variances shall be subject to the same decision criteria found in this section. Minor variances shall not be 
granted for height in the View Sensitive Overlay District and for qualitative standards to which a 10 percent threshold would 
not apply. 
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5. In the exercise of his or her powers to grant variances to, or interpret, the regulations contained in this chapter, the Director 
and Hearing Examiner may not, by any act or interpretation, change the allowed use of a structure or land, change the 
boundaries of a zoning district, or change the zoning requirements regulating the use of land. 

B. Specified variances. 

1. Variance to development regulations (bulk, area). 

a. Applicability. These shall include variances to building setbacks, building location, building height, lot coverage, lot area, 
lot width, lot frontage, yard space, and minimum-density requirements. These shall not include variance to sign development 
standards, to design standards, height, parking lot development standards, or off-street parking quantity standards. 

b. Criteria. The Director may, in specific cases, authorize a variance to the development regulations, subject to the criteria set 
forth below. In granting a variance, the Director or Hearing Examiner may attach thereto such conditions regarding the 
location, character and other features of the proposed structure as may be deemed necessary to ensure consistency with the 
intent of the Code and Comprehensive Plan and to ensure that the use of the site will be as compatible as practicable with the 
existing development on the site and surrounding uses. In instances in which a variance to building height is approved, no 
occupiable space above the district height limit shall be added. 

All of the following facts and circumstances must exist: 

(1) The restrictive effect of the specific zoning regulation construed literally as to the specific property is unreasonable due to 
unique conditions relating to the specific property, and which do not result from the actions of the applicant, such as: parcel 
size; parcel shape; topography; location; documentation of a public action, such as a street widening; proximity to a critical 
area; location of an easement; or character of surrounding uses. 

(2) The requested variance does not go beyond the minimum necessary to afford relief from the specific hardship affecting the 
site. 

(3) The grant of the variance would allow a reasonable use of the property and/or allow a more environmentally sensitive site 
and structure design to be achieved than would otherwise be permitted by strict application of the regulation, but would not 
constitute a grant of special privilege not enjoyed by other properties in the area. 

(4) The grant of the variance will not be materially detrimental or contrary to the Comprehensive Plan and will not adversely 
affect the character of the neighborhood and the rights of neighboring property owners. 

(5) The grant of the variance will not cause a substantial detrimental effect to the public interest. 

(6) Standardized corporate design and/or increased development costs are not cause for variance.  

 
*** 

 
13.06.650 Application for rezone of property. 
A. Application submittal. Application for rezone of property shall be submitted to Planning and Development Services. The 
application shall be processed in accordance with the provisions of Chapter 13.05. Final action on the application shall take 
place within 180 days of submission. 

B. Criteria for rezone of property. An applicant seeking a change in zoning classification must demonstrate consistency with 
all of the following criteria: 

1. That the change of zoning classification is generally consistent with the applicable land use intensity designation of the 
property, policies, and other pertinent provisions of the Comprehensive Plan. 

2. That substantial changes in conditions have occurred affecting the use and development of the property that would indicate 
the requested change of zoning is appropriate. If it is established that a rezone is required to directly implement an express 
provision or recommendation set forth in the Comprehensive Plan, it is unnecessary to demonstrate changed conditions 
supporting the requested rezone. 

3. That the change of the zoning classification is consistent with the district establishment statement for the zoning 
classification being requested, as set forth in this chapter. 

4. That the change of the zoning classification will not result in a substantial change to an area-wide rezone action taken by the 
City Council in the two years preceding the filing of the rezone application. Any application for rezone that was pending, and 
for which the Hearing Examiner’s hearing was held prior to the adoption date of an area-wide rezone, is vested as of the date 
the application was filed and is exempt from meeting this criteria. 
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5. That the change of zoning classification bears a substantial relationship to the public health, safety, morals, or general 
welfare. 

C. Amendment of boundaries of districts. 

1. Whenever this chapter has been, or is hereafter, amended to include in a different district, property formerly included within 
classified district boundaries of another district, such property shall be deemed to thereupon be deleted from such former 
district boundaries. 

2. Unless specifically classified otherwise, zoning district boundaries shall be considered to extend to the centerline of rights-
of-way. Right-of-way, which has had prior approval for vacation pursuant to Chapter 9.22 or which is hereafter approved for 
vacation, shall be deemed to be added to the district boundaries of the property which the vacated right-of-way abuts. In 
instances where a vacated right-of-way is bordered on one side by a district which is different from the district on the other 
side, the right-of-way shall be deemed to be added apportionately to the respective districts. 

D. Limitation on rezones in downtown districts. After the area-wide reclassification establishing the downtown district 
boundaries has occurred, no property shall be reclassified to a downtown district, except through a subsequent area-wide 
reclassification. 

E. Limitations on rezones in Mixed-Use Centers. After adoption of the area-wide reclassifications establishing and confirming 
the Mixed-Use Center zoning district boundaries in 2009, no property shall be reclassified to or from a Mixed-Use Center 
zoning district (X-district) except through a subsequent area-wide reclassification. 

F. Limitations on rezones in certain overlay zoning districts. The boundaries of the following area-wide zoning overlay 
districts can only be amended through another area-wide reclassification: view-sensitive, groundwater protection, 
manufacturing/industrial center, and historic and conservation overlay districts. 

G. Area-wide reclassifications adopted by the City Council supersede any previous reclassifications and any conditions of 
approval associated with such previous reclassifications.  

*** 
13.06.700 Definitions and illustrations. 
For the purposes of this chapter, certain words and terms are defined as follows: words used in the present tense include the 
future, words in the singular number include the plural, and words in the plural number include the singular; the word 
“building” includes the word “structure”; the word “shall” is mandatory and not directory. For words that are not defined in 
this chapter, or that do not incorporate a definition by reference, refer to a Webster’s Dictionary published within the last ten 
years. 

13.06.700.A 

Abandonment of wireless facility. The termination or shutting-off of electrical power to a wireless communication tower 
and/or associated antenna and equipment facility for a period of one calendar year or more. The records of the City of 
Tacoma, Department of Public Utilities, shall be utilized to determine the date of power termination. 

Accessory antenna device. An antenna including, but not limited to, test, mobile, and global positioning (GPS) antennas which 
are less than 12 inches in height or width, excluding the support structure. 

Accessory building. An accessory building, structure, or portion thereof which is subordinate to and the use of which is 
incidental to that of the main building, structure, or use, and which is not considered as a main building or a building used for 
dwelling purposes. If an accessory building is attached to the main building by a substantial connection or is within six feet of 
the main building, such accessory building shall be considered as a part of the main building; 

Accessory dwelling unit. A second subordinate dwelling unit located on the same lot as a single-family dwelling (hereinafter 
referred to as the “main dwelling”) and either within the same building as the main dwelling or in a detached building, with a 
provision for independent cooking, living, sanitation, and sleeping. 

*** 
Government offices. Administrative, clerical, or public contact offices of a government agency, including postal facilities, 
together with incidental storage and maintenance of vehicles. 

Grade. The elevation of the ground surface around a building. 

Green roof.  See Vegetated roof. A green roof is a roof of a building that is partially or completely covered with vegetation 
and soil, or a growing medium, planted over a waterproofing membrane. This does not refer to roofs which are merely colored 
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green, as with green shingles. Container gardens on roofs, where plants are maintained in pots, are not considered to be true 
green roofs. 

Grocery store, full service. A grocery store that sells a broad range of food products that typically include fresh meats, canned 
and prepared foods, fresh fish, fresh eggs, fresh produce, fresh dairy products, frozen foods, and baked goods. 

*** 
Low-Impact Development. Low-Impact Development is a stormwater management strategy that emphasizes conservation and 
the use of natural site features, including transplanted and retained trees, integrated with engineered, small-scale stormwater 
controls to more closely mimic predevelopment hydrologic conditions. 

Low Impact Development. A stormwater and land use management strategy that strives to mimic predisturbance hydrologic 
processes of infiltration, filtration, storage, evaporation and transpiration by emphasizing conservation, use of onsite natural 
features, site planning, and distributed stormwater management practices that are integrated into a project design. 

Low Impact Development Best Management Practices (LID BMPs). Distributed stormwater management practices, integrated 
into a project design, that emphasize predisturbance hydrologic processes of infiltration, filtration, storage, evaporation and 
transpiration. LID BMPs include, but are not limited to, bioretention, rain gardens, permeable pavements, roof downspout 
infiltration and dispersion, dispersion, soil quality and depth, minimal excavation foundations, vegetated roofs, and water 
reuse. LID BMPs shall be designed in accordance with the Stormwater Management Manual. 

Low Impact Development Principles. Land use management strategies that emphasize conservation, use of onsite natural 
features, and site planning to minimize impervious surfaces, native vegetation loss and stormwater runoff. 

 

*** 
13.06.700.V 

Variance. The procedure by which the strict application of the provisions of this title relating to height, area, setbacks, 
parking, design and other such development standards may be modified for a particular project based on special circumstances 
applicable to the specific property and/or project. Variances cannot change the underlying zoning or allow for uses that are 
otherwise prohibited. Since variances are an adjustment to the standards, projects that have received approval of a variance 
shall be considered to be conforming to that standard. 

Variance, minor. A variance in which the relief requested is within 10 percent of the quantified standard contained in the code. 

Vegetated roof.  (also known as green roofs) Thin layers of engineered soil and vegation constructed on top of conventional 
flat or sloped roofs.  Vegetated roofs shall be designed in accordance with the SWMM. 

Vegetated wall. A vegetated wall is a vertical surface designed and planted to be covered at maturity by plants that: 

• Can include the wall of a structure (such as a masonry wall), or a trellis or lattice structure either free standing or on the 
side of a building, or a wire screen or other framework that allows coverage by plants.  

• Is at least 6 feet tall, unless specifically allowed at a lower height; 

• Does not consist of invasive species; and 

• Has demonstrated viability in the planned environment. 

*** 
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Chapter 13.06A 

DOWNTOWN TACOMA 
 

*** 

13.06A.065 Parking Standards 
A. Purpose and Applicability. The following off-street parking standards are intended to achieve Comprehensive Plan policies 
that strive to minimize and effectively manage the amount of land in downtown that is currently dedicated to parking, as large 
parking areas are often unattractive, inefficient uses of land which disrupt cohesive urban form and pedestrian environment. 

*** 
 

E. Surface parking lots on Primary Pedestrian Streets within the RPA boundary 

1. The following regulations are intended to promote a walkable, dense, urban environment on Primary Pedestrian Streets 
which is both aesthetically pleasing and commercially vibrant. The use of landscaping and publicly accessible amenities 
should be used to create harmony between vehicle and pedestrian areas. 

2. Construction of a new surface parking lot to serve as a commercial parking facility is prohibited. 

3. Dedicated surface parking areas shall be located on the same site as the principle use. 

4. The location of on-site surface parking areas is limited to the area behind the front wall line of the structure, within, or 
under the structure; and for corner sites surface parking shall not be located at the corner. 

5. The maximum width of on-site surface parking areas along the frontage of Primary Pedestrian Streets, including driveways, 
is limited to 60 feet. Portions of surface parking that are more than 40 feet back from the property line along a Primary 
Pedestrian Street can exceed this width limitation. If the remaining area between the Primary Pedestrian Street and the surface 
parking area is vacant, it shall be required to comply with 13.06A.065.E.7. 

6. The expansion of an existing surface parking area located along the frontage of a Primary Pedestrian Street is prohibited. 
However, surface parking areas can be expanded as long as any such expansion is located at least 40 feet back from the 
property line along the Primary Pedestrian Street. If this remaining setback area between the Primary Pedestrian Street and the 
surface parking area is vacant, it shall be required to comply with 13.06A.065.E.7. 

7. At a minimum, the required setback area shall be landscaped consistent with Landscape Type B found in Section 
13.06.502.F. Alternatively, a minimum of 15 percent of the setback area shall be landscaped with a combination of trees, 
shrubs, and ground cover and the setback area shall also include at least two amenities from the following: decorative lighting 
and pavers; seating, benches, or low sitting walls that could include weather protection or tables; planters; vegetated Low 
Impact Development BMPs, public art as approved by appropriate City Commissions; water feature or drinking fountain; 
public plaza; bike racks or bike boxes; or other public amenities as approved by the City. 

a. The setback area shall be clearly identified with signage placed at a visible location with lettering visible to passersby 
indicating the nature of the setback area and, if appropriate, its availability to the general public. 

b. The maintenance of the setback area shall be the responsibility of the property owner for the life of the associated building 
or the parking area, or until such time as the setback area is developed with a structure that is in conformance with this 
chapter. 

c. If intended to be publicly accessible, the area shall be clearly and directly connected from the adjacent sidewalk meeting 
Accessibility Standards.  

13.06A.070 Basic design standards. 
A. A variance to the required standards may be authorized, pursuant to Section 13.06A.110. 

B. If a building is being renovated in accordance with the Secretary of Interior’s Standards for Treatment of Historic 
Properties, and a conflict between the basic design standards or additional standards and the Secretary’s Standards occurs, 
then the Historic Preservation Criteria and Findings made by the Tacoma Landmarks Preservation Commission shall prevail. 

C. Standards Applicable to Development in All Districts. 

1. The basic design standards and additional standards applicable to the DCC and DR districts, except as otherwise noted, 
shall apply to all new construction, additions, and substantial alterations. 
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2. All rooftop mechanical for new construction shall be screened or located in a manner as to be minimally visible from public 
rights-of-way. Fencing is not acceptable. The intent of the screening is to make the rooftop equipment minimally visible from 
public rights-of-way within 125 feet of the building, provided said rights-of-way are below the roof level of the building. If 
the project proponent demonstrates that the function and integrity of the HVAC equipment would be compromised by the 
screening requirement, it shall not apply. This standard shall not apply to existing buildings undergoing substantial alteration. 

3. Four Small Trees, Three Medium Trees, or Two Large Trees shall be provided per each 100 linear feet of frontage, with 
tree grates or alternative pervious surface materials covering the pits, in conformance with the General Landscaping 
requirements of TMC 13.06.502. This standard, in its entirety, shall apply to all new construction, additions, substantial 
alterations, and when 50 percent or more of the existing sidewalk is replaced. Street trees shall be provided, consistent with 
the requirements of this standard, proportionate with the linear length of existing sidewalk that is replaced. Existing street 
trees shall be counted toward meeting this standard. Trees and grates should generally conform to the Tacoma Downtown 
Streetscape Study and Design Concepts. 

a. The required street trees should generally be evenly spaced to create or maintain a rhythmic pattern, but can be provided 
with variations in spacing and/or grouped to accommodate driveways, building entrances, etc.  

b. Tree pits shall be covered by tree grates, or alternative pervious surface materials, to accommodate pedestrians in the 
planting area. The use of tree grates or alternative pervious surface materials will be determined by the presence of existing 
grates or surface materials in the district, and the width and function of the sidewalk. 

c. Residential development may substitute plantings for grates or alternative tree pit pervious surface materials. 

d. Where existing areaways, vaults or insufficient sidewalk widths prevent this form of planting, trees may be planted in 
planters that are generally in conformance with the Tacoma Downtown Streetscape Study and Design Concepts and the 
technical guidance of the Urban Forest Manual. 

4. Any new building, the addition to any building, or any substantially altered building fronting on a Primary Pedestrian Street 
shall comply with either subparagraphs a. or b. below: 

a. At least 25 percent of the linear sidewalk level frontage shall consist of any of the following uses: retail; restaurants; 
cultural or entertainment uses, hotel lobbies; travel agencies; personal service uses; parcel and mail services; copy centers; 
check-cashing facilities; the customer service portion of banks, credit unions, and savings and loan associations; or Public 
Benefit Uses. Uses at the sidewalk level frontage lawfully in existence on January 10, 2000, the time of reclassification to the 
above districts, shall be considered legal nonconforming uses and may continue, although such uses do not conform to this 
standard. 

b. The floor area abutting at least 25 percent of the linear sidewalk level frontage shall be designed and constructed to 
accommodate future conversion to the uses listed in subparagraph a. above, and may be occupied by any use allowed in the 
zoning district. The area designed and constructed to accommodate future conversion shall meet the following standards, in 
addition to any other required basic or additional design standards. 

(1) The distance from the finished floor to the finished ceiling above shall be at least 12 feet. 

(2) The area must have a minimum average depth of 25 feet measured from the sidewalk level façade. 

(3) The sidewalk level façade must include a pedestrian entrance or entrances to accommodate a single or multiple tenants or 
be structurally designed so entrances can be added when converted to the building uses listed in subparagraph a. above. 

(4) At least 25 percent of the sidewalk level façade of the portion of the building designed and constructed to accommodate 
future conversion to listed uses shall provide transparency through the use of windows and doors for the area located between 
2 feet above grade and 12 feet above grade. 

A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is 
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent 
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise 
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather 
protection, pedestrian scale lighting, seating or sitting walls, planters, unit paving in the sidewalk, street furniture, architectural 
features, refined surface materials, decorative lighting, vegetated Low Impact Development BMPs, or other amenities. 

5. Any sidewalk level façade of a new building, an addition to a building, or a substantially altered building that faces a street 
shall have at least 20 percent of the area located between 2 feet above grade and 12 feet above grade in transparency through 
the use of windows, doors, or window displays. Window displays must be at least 12 inches in depth and recessed into the 
building. Display cases attached to the exterior wall do not qualify. The transparency standard shall apply to the portion of the 
sidewalk level façade of a parking structure that includes retail, service, residential, or commercial uses at the sidewalk level. 
A decorative grille, work of art, or a similar treatment may be used to meet this standard on those portions of the sidewalk 
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level façade where it can be demonstrated that the intrusion of natural light is detrimental to the sidewalk level use. Examples 
of such uses include, but are not limited to, movie theaters, museums, laboratories, and classrooms. In no instances shall the 
amount of transparency present in existing buildings be decreased below this standard. This standard shall also apply when 
50 percent or more of the sidewalk level façade is altered. 

A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is 
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent 
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise 
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather 
protection, pedestrian scale lighting, seating or sitting walls, planters, vegetated Low Impact Development BMPs, unit paving 
in the sidewalk, street furniture, architectural features, refined surface materials, decorative lighting, or other amenities. 

6. Development shall also comply with the General Landscaping requirements of Section 13.06.502, the requirements as 
established in Section 13.06.511, Transit Support Facilities and Section 13.06.512, Pedestrian and Bicycle Support Standards. 

7. New driveways shall meet the driveway location requirements of TMC 10.14.050 and the following additional standards.  

a. Maximum driveway width on a street having light rail or streetcar lines or on a defined Primary Pedestrian Street is 25 feet. 

b. All driveways on a street having light rail or streetcar lines or on a defined Primary Pedestrian Street shall be no closer than 
150 feet as measured to their respective centerlines, provided that there will be allowed at least one driveway from each 
development to each abutting street. 

c. All driveways on a street having light rail or streetcar lines shall be equipped with a sign to warn exiting vehicles about 
approaching trains. 

d. All driveways located on a Primary Pedestrian Street shall be equipped with audible warning signals to announce exiting 
vehicles. 

e. Variances to the required standards may be authorized pursuant to Section 13.06A.110. 

8. Where trees are provided, they shall be planted a minimum of 10 feet from pedestrian light standards or parking lot light 
standards. However, limited flexibility in the placement of trees shall be allowed to address unique circumstances such as 
unusual topography or where other required or existing features limit the ability to strictly meet this standard. 

9. Where pedestrian light standards or parking lot light standards are provided, they shall be placed a minimum of 10 feet from 
trees. However, limited flexibility in the placement of light standards shall be allowed to address unique circumstances such as 
unusual topography or where other required or existing features limit the ability to strictly meet this standard. 

10. Where public seating is provided, it shall utilize designs that discourage long-term loitering or sleeping, such as dividers or 
individual seating furniture. 

11. See section 13.06.513 for standards pertaining to drive-throughs. 

D. Additional Standards Applicable to Development Within the Downtown Commercial Core. 

1. The maximum square feet of setback area for new and substantially altered structures and additions fronting on a Primary 
Pedestrian Street shall be determined by multiplying 75 percent of the linear sidewalk level frontage by a factor of 10. The 
setback area or areas can only be used for entrance areas and space devoted to exterior public spaces, pedestrian amenities, 
landscaping, vegetated Low Impact Development BMPs, or works of art. Parking is prohibited in the setback areas. 

2. Any new building, or any substantially altered structure located along those portions of Pacific Avenue, Broadway, and 
Commerce Street defined as a Primary Pedestrian Street shall comply with either subparagraphs a. or b. below. 

a. At least 50 percent of the linear sidewalk level façade shall be occupied by any of the following uses: retail; restaurants; 
cultural or entertainment uses; hotel lobbies; travel agencies; personal service uses; parcel and mail services; copy centers; 
check-cashing facilities; the customer service portion of banks, credit unions, and savings and loan associations, or Public 
Benefit Uses. Uses at the sidewalk level frontage lawfully in existence on January 10, 2000, the time of reclassification to the 
above districts, shall be considered legal nonconforming uses and may continue, although such uses do not conform to this 
standard. 

b. The floor area abutting at least 50 percent of the linear sidewalk level frontage shall be designed and constructed to 
accommodate future conversion to the uses listed in subparagraph a. above and may be occupied by any use allowed in the 
zoning district. The areas designed and constructed to accommodate future conversion shall meet the following standards, in 
addition to any other required basic or additional design standards. 

(1) The distance from the finished floor to the finished ceiling above shall be at least 12 feet. 
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(2) The area must have a minimum average depth of 25 feet measured from the sidewalk level façade. 

(3) The sidewalk level façade must include an entrance or entrances to accommodate a single or multiple tenants or be 
structurally designed so entrances can be added when converted to the building uses listed in subparagraph a. above. 

(4) At least 25 percent of the sidewalk level façade of the portion of the building designed and constructed to accommodate 
future conversion to listed uses shall provide transparency through the use of windows and doors for the area located between 
2 feet above grade and 12 feet above grade. 

A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is 
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent 
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise 
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather 
protection, pedestrian scale lighting, seating or sitting walls, planters, vegetated Low Impact Development BMPs, unit paving 
in the sidewalk, street furniture, architectural features, refined surface materials, decorative lighting, or other amenities 

3. The sidewalk level façade of any new or substantially altered structure and/or of an addition along those portions of 
Pacific Avenue, Broadway, and Commerce Street defined as a Primary Pedestrian Street shall include the following. This 
standard shall also apply when 50 percent of the sidewalk level façade is altered. 

a. At least 60 percent of the façade area between 2 feet above grade and 12 feet above grade shall consist of transparency 
through the use of windows, doors, or window displays except that the transparency standard shall be reduced to 50 percent if 
at least 50 percent of the sidewalk level façade is occupied with uses listed in subparagraph 2 a. above. Window displays must 
be at least 12 inches in depth and recessed into the building. Display cases attached to the exterior wall do not qualify. The 
transparency standard may be reduced for buildings located on a sloping site by eliminating application of this standard to that 
portion of the building façade where the slope makes application of the requirement impracticable as shown in the illustration 
below. The transparency standard shall apply to the portion of the sidewalk level façade of a parking structure that includes 
retail, service, or commercial uses at the sidewalk level. A decorative grille, work of art, or similar treatment may be used to 
meet this standard on those portions of the façade where it can be demonstrated that the intrusion of natural light is detrimental 
to the sidewalk level use. Examples of such uses include, but are not limited to, movie theaters, museums, laboratories and 
classrooms. In no instance shall the amount of transparency present in existing buildings be decreased below this standard. 

 

A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is 
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent 
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise 
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather 
protection, pedestrian scale lighting, seating or sitting walls, planters, vegetated Low Impact Development BMPs, unit paving 
in the sidewalk, street furniture, architectural features, refined surface materials, decorative lighting, or other amenities. 



 

Annual Amendment #2015-10 Proposed Code Changes Page 54 of 62 

*** 
13.06A.080 Design Standards for Increasing Allowable FAR. 
A. For each of the following Design Standards that are incorporated into a development, the allowable FAR can be increased 
by 0.5, up to the Maximum with Design Standards. 

No variances shall be granted to the following: 

1. Enhanced pedestrian elements at the sidewalk level including decorative lighting (free-standing or building-mounted), 
seating or low sitting walls, planters, or unit paving in sidewalks. 

2. Exterior public space equivalent to at least 5 percent of the site area and including the following attributes: 

a. Seating in the amount of one sitting space for each 100 sf of area. 

b. Trees and other plantings, which could include vegetated Low Impact Development BMPs. 

c. Solar exposure during the summer. 

d. Visibility from the nearest sidewalk. 

e. Within 3’ of the level of the nearest sidewalk. 

3. Incorporation of works of art into the public spaces, exterior façade, or entrance lobby. 

4. Landscaping covering at least 15 percent of the surface of the roof and/or the use of vegetated roofs “green roofs” which 
reduce storm water runoff. Access by building occupants is encouraged. 

5. Including a Public Benefit Use within the development. 

6. Within the Downtown Commercial Core, at least 60 percent of the linear frontage along those portions of Pacific Avenue, 
Broadway, and Commerce Street defined as a Primary Pedestrian Street shall be occupied by retail, restaurants, cultural or 
entertainment uses, hotel lobbies, or Public Benefit Uses. 

 

***
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Chapter 13.09 

SOUTH TACOMA GROUNDWATER PROTECTION DISTRICT 
Sections: 
13.09.010 Background, purpose, and intent. 
13.09.020 Declaration of policy. 
13.09.030 Scope and applicability. 
13.09.040 Definitions. 
13.09.050 General provisions. 
13.09.060 Prohibited uses. 
13.09.070 Stormwater Infiltration. 
13.09.080 Permits − Construction, modification, operation, change in use.  
13.09.090 Exemptions. 
13.09.100 Hazardous substance storage and management. 
13.09.110 Underground storage tanks. 
13.09.120 Aboveground storage tanks. 
13.09.130 Inspections and testing.  
13.09.140 Spill prevention and management.  
13.09.150 Release reporting, investigation, corrective action.  
13.09.160 Recordkeeping. 
13.09.170 Waivers. 
13.09.180 Deferral. 
13.09.190 Enforcement Responsibility. 
13.09.200 Enforcement Process. 
13.09.210 Administrative Review.  
13.09.220 Appeals. 
13.09.230 Penalties. 
13.09.240 Civil Penalty. 
13.09.250 Criminal Penalty--Misdemeanor. 
13.09.260 Other Remedies. 
13.09.270 Severability. 

*** 
 
13.09.040 Definitions. 
For the purpose of this chapter, certain words and terms are defined as follows: 

A. “Abandon” means an aboveground storage tank, underground storage tank, or other container used for storage of hazardous 
substances left unused for more than one year, without being substantially emptied or permanently altered structurally to 
prevent reuse.  

B. “Aboveground storage tank” means a device meeting the definition of “tank” in this section and that is situated in such a 
way that the entire surface area of the tank is completely above the plane of the adjacent surrounding surface and the entire 
surface area of the tank (including the tank bottom) is able to be visually inspected. 

*** 
 

R. “Hazardous substance(s)” means any liquid, solid, gas, or sludge, including any material, substance, product, commodity, 
or waste, regardless of quantity which may pose a present or potential hazard to human health or to the quality of the drinking 
water supply in the South Tacoma aquifer system when improperly used, stored, transported, or disposed of or otherwise 
mismanaged, including without exception: 

1. Those materials that exhibit any of the physical, chemical or biological properties described in Department of Ecology’s 
173-303-082 WAC, 173-303-090 WAC, or 173-303-100 WAC as may be amended from time to time; and  

2. Those materials set forth in the General Guidance and Performance Standards hereinafter referred to; 
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3. Petroleum products and by-products, including crude oil or any faction thereof such as gasoline, diesel, and waste oil which 
is liquid at standard conditions of temperature and pressure (60 degrees Fahrenheit and 14.7 pounds per square inch absolute); 
and 

4. Any substance or category of substances meeting the definition of a hazardous substance under Chapter 173-340 WAC as 
may be amended from time to time. 

S. “Hard surface” means an impervious surface, a permeable pavement, or a vegetated roof. 

ST. “High-impact use” means a business establishment that is considered to be hazardous and/or noxious due to the 
probability and/or magnitude of its effects on the environment. For purposes of this chapter, these uses or establishments 
possess certain characteristics, which pose a substantial or potential threat or risk to the quality of the ground and surface 
waters within the South Tacoma Groundwater Protection District.  

TU. “Impervious surface” means natural or man-made material on the ground that does not allow surface water or 
contaminants to penetrate into the soil. Impervious surfaces may consist of buildings, parking areas, driveways, roads, 
sidewalks, and any other areas of concrete, asphalt, plastic, etc. 

UV. “Manifest” means the shipping document, prepared in accordance with the requirements of Department of Ecology’s 
173-303-180 WAC as may be amended from time to time, which is used to identify the quantity, composition, origin, routing, 
and destination of a hazardous waste while it is being transported to a point of transfer, disposal, treatment, or storage. 

VW. “Misdemeanor” means any crime punishable by a fine not exceeding $1,000, or imprisonment not exceeding 90 days, or 
both, unless otherwise specifically defined. 

WX. “Omission” means a failure to act. 

XY. “On-site” means the same or geographically contiguous property which may be divided by public or private right of way, 
provided that the entrance and exit between the properties is at a cross-roads intersection, and access is by crossing as opposed 
to going along the right of way. Noncontiguous properties owned by the same person but connected by a right of way, which 
they control and to which the public does not have access, are also considered on-site property. 

YZ. “Operator” means the person responsible for the overall operation of a facility. 

ZAA. “Permeable surfaces” means sand, gravel, and other penetrable deposits or materials on the ground which permit 
movement of materials, such as groundwater or contaminants, through the pore spaces, or active or abandoned wells which 
permit the movement of fluid to the groundwater. 

AABB. “Person” means any individual, trust, joint stock company, corporation (including government corporation), 
partnership, association, consortium, joint venture, commercial entity, state, municipality, commission, political subdivision of 
a state, interstate body, the federal government, or any department or agency of the federal government. 

BBCC. “Person responsible for the violation” means any person that commits any act or omission which is a violation or 
causes or permits a violation to occur or remain on the property or regulated facility, and includes but is not limited to 
owners(s), lessor(s), tenant(s), or other person(s) entitled to control, use, and/or occupy property or the regulated facility 
where a violation occurs, and any person who aids and abets in a violation. 

DD. “Pollution-generating hard surface (PGHS)”  means those hard surfaces considered to be a significant source of 
pollutants in stormwater runoff. See the listing of surfaces under pollution-generating impervious surface. 

CCEE. “Pollution-generating impervious surface (PGIS)” means those impervious surfaces considered to be a significant 
source of pollutants in stormwater runoff. Such surfaces include those that are subject to: regular vehicular use; industrial 
activities (involving material handling, transportation, storage, manufacturing, maintenance, treatment or disposal); or storage 
of erodible or leachable materials, waste or chemicals, and which receive direct rainfall or the run-on or blow-in of rainfall. 
Metal roofs are also considered to be PGIS unless they are coated with an inert, non-leachable material. Roofs that are subject 
to venting significant amounts of dusts, mists, or fumes from manufacturing, commercial, or other indoor activites are 
considered PGIS. 

DDFF. “Pollution-generating pervious surfaces (PGPS)” means any non-impervious surface subject to vehicular use, 
industrial activities (as further defined in the glossary of the Stormwater Management Manual for Western Washington 
(SWMMWW); or storage of erodible or leachable materials, wastes, or chemicals, and that receive direct rainfall or run-on or 
blow-in of rainfall, use of pesticides and fertilizers, or loss of soil. Typical PGPS include permeable pavement subject to 
vehicular use, lawns, and landscaped areas including: golf courses, parks, cemeteries, and sports fields (natural and artificial 
turf). 

DDGG. “Recharge areas” means areas of permeable deposits exposed at the surface which transmit precipitation and surface 
water to the aquifer. 
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EEHH. “Regulated facility” means any facility with one or more of the following: underground storage tank(s), aboveground 
storage tank(s), hazardous substances at regulated quantities, or stormwater infiltration unit(s) subject to regulation under 
section 13.09.080 of this chapter. 

FFII. “Release” means intentional or unintentional entry, spilling, leaking, pouring, emitting, emptying, discharging, injecting, 
pumping, escaping, leaching, dumping, or disposing of a hazardous substance, as defined in this section, into the environment 
and includes the abandonment or discarding of barrels, containers, and other receptacles containing hazardous substances. 
Should the definition of “release” in RCW 70.105D.020(20) be amended from time to time, then such amendment is 
incorporated herein by reference as if set forth at length. 

GGJJ. “Release detection” means a method or methods of determining whether a release or discharge of a hazardous 
substance has occurred from a regulated facility into the environment. 

HHKK. “Retail business use” means a use in which individually packaged products or quantities of hazardous substances are 
rented or sold at retail to the general public and are intended for personal or household use. 

IILL. “Solid waste” means all putrescible and non-putrescible solid and semi-solid waste, including, but not limited to, 
garbage, rubbish, ashes, industrial waste, swill, sewage sludge, demolition and construction wastes, abandoned vehicles or 
parts thereof, contaminated soils and contaminated dredged material, and recyclable materials.  

JJMM. “Stormwater” means water derived from a storm event or conveyed through a storm system. 

KKNN. “Stormwater infiltration unit” means an impoundment, typically a pond, trench, or bio-infiltration swale which 
collects stormwater and allows it to percolate into surrounding soil. 

LLOO. “Substantial modifications” means the construction of any additions to an existing facility, or restoration, 
refurbishment, or renovation which: 

1. Increases or decreases the in-place storage capacity of the facility; 

2. Alters the physical configuration;  

3. Impairs or affects the physical integrity of the facility or its monitoring systems; or 

4. Alters or changes the designated use of the facility. 

MMPP. “Surface water” means water that flows across the land surface, in natural channels not considered a stormwater 
conveyance system, or is contained in depressions in the land surface, including but not limited to wetlands, ponds, lakes, 
rivers, and streams. 

NNQQ. “Tank” means a stationary device designed to contain an accumulation of hazardous substances, and which is 
constructed primarily of non-earthen materials to provide structural support. 

OORR. “Temporary closure” means to take a tank out of service for more than one month and less than one year. 

PPSS. “TMC” means the Tacoma Municipal Code. 

QQTT. “Underground storage tank” means any one or a combination of tanks (including underground pipes connected 
thereto) which are used to contain or dispense an accumulation of hazardous substances, and the volume of which (including 
the volume of underground pipes connected thereto) is 10 percent or more beneath the surface of the ground. Specific 
exemptions to this definition are contained in Section 13.09.090 TMC. 

RRUU. “Violation” means an act or omission contrary to the requirement of the chapter, and includes conditions resulting 
from such an act or omission.  

 

*** 
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Chapter 13.11 

CRITICAL AREAS PRESERVATION 

*** 
 
13.11.200 Allowed Activities. 
A. Purpose. The purpose of this section is to allow certain activities that are unlikely to result in critical area impacts. The 
activities must comply with the protective standards of this chapter and provisions of other local, state, and federal laws. All 
activities shall use reasonable methods to avoid and minimize impacts. Any incidental damage to, or alteration of, a critical 
area, or buffer, shall be restored or replaced at the responsible party’s expense. 

B. The following activities may occur without City review or approval in compliance with the purpose stated above. 

1. The maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of the public 
provided such work does not expand the footprint of the facility or right-of-way or alter any regulated critical area or buffer. 
Activities must be in compliance with the current City Surface WaterStormwater Management Manual and Regional Road 
Maintenance Manual and provide all known and reasonable protection methods for the critical area. 

2. The maintenance and repair of legally existing roads, structures, or facilities used in the service of the public to provide 
stormwater services may occur provided such work is in compliance with the current City Surface WaterStormwater 
Management Manual and Regional Road Maintenance Manual and provides all known and reasonable protection methods for 
the critical area, and does not expand further into the critical area. 

3. Holding basins and detention ponds that are part of the municipalities storm water system are exempt from the permit 
provisions of this chapter when such holding basin andor detention ponds is controlled by an engineered outlet. 

 
*** 

13.11.210 Activities Allowed with Staff Review. 
A. Purpose. The purpose of this section is to allow City staff review to determine whether potential impacts to a critical area 
or buffer may occur, without requiring a critical area permit. The staff review will ensure the activity meets the specific 
criteria below. 

B. The following activities require review by City staff. Review and authorization may occur over-the-counter or staff may 
issue a letter of approval with conditions. Additional information and studies may be requested. Activities must comply with 
the protective standards of this chapter and provisions of other local, state, and federal laws. Any incidental damage to, or 
alteration of, a critical area shall be restored or replaced at the responsible party’s expense. 

1. Emergencies. Those activities necessary to prevent an immediate threat to public health, safety, or welfare or pose an 
immediate risk of damage to private property and that require remedial or preventative action in a timeframe too short to allow 
for normal processing. Emergency actions that create an impact to a critical area or its buffer shall use best management 
practices to address the emergency and, in addition, the action must have the least possible impact to the critical area or its 
buffer.  

The person or agency undertaking such action shall notify the City within one (1) working day following the commencement 
of the emergency activity. The City shall determine if the action taken was within the scope of an emergency action and 
following that determination, may require the action to be processed in accordance with all provisions of this chapter 
including the application of appropriate permits within thirty (30) days of the impact. The emergency exemption may be 
rescinded at any time upon the determination by the City that the action was not, or is no longer necessary. 

After the emergency, the person or agency undertaking the action shall fully fund and conduct necessary mitigative actions 
including, but not limited to, restoration and rehabilitation or other appropriate mitigation for any impacts to the critical area 
and buffers resulting from the emergency action in accordance with an approved mitigation plan. All mitigation activities 
must take place within one (1) year following the emergency action and impact to the critical area, or within a timeframe 
approved by the City and reflected within an approved schedule. Monitoring will be required as specified in the General 
Mitigation Requirements (Section 13.11.270). 

2. Maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of the public may occur 
following review where alteration of the critical area or buffer is unavoidable. All activities must be in compliance with the 
current City Surface WaterStormwater Management Manual and Regional Road Maintenance Manual and provide all known 
and reasonable protection methods for the critical area and shall not expand further into the critical area. 
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*** 
10. Voluntary enhancement of a critical area or buffer that exceeds the provisions above in 13.11.200.B.56 may be allowed if 
the activity meets the requirements of this section. 

*** 
 
13.11.230 Application Submittal Requirements. 
A. The purpose of information submittal and review is to require a level of study sufficient to protect critical areas and/or the 
public from hazards. All information submitted shall be reviewed as to its validity and may be rejected as incomplete or 
incorrect. Additional information or electronic copies of all information may be requested for review and to ensure 
compliance. In the event of conflicts regarding information submitted, the Director may, at the applicant’s expense, obtain 
expert services to verify information.  

B. The following items are required for permit review and approval, where applicable depending upon the project and permit 
type, and as determined necessary by City staff.  

1. A Joint Aquatic Resource Permit Application and vicinity map for the project. 

2. A surveyed site plan that includes the following: 

a. Parcel line(s), north arrow, scale and two foot contours. 

b. Location and square footage for existing and proposed site improvements including, utilities, stormwater and drainage 
facilities, construction and clearing limits, and off-site improvements. Include the amounts and specifications for all draining, 
excavation, filling, grading or dredging. 

c. The location and specifications of barrier fencing, silt fencing and other erosion control measures. 

d. Base flood elevation, floodplain type and boundary and floodways, if site is within a floodplain. 

e. Critical Areas including all surveyed, delineated wetland boundaries, and the ordinary high water mark of any stream and 
their buffers, and all Fish and Wildlife Conservation Areas (FWHCA), and any FWHCA Management Areas. 

f. The square footage of the existing critical areas and buffers located on-site and the location and square footage of any 
impacted areas.  

g. Locations of all data collection points used for the field delineation and general location of off-site critical areas and any 
buffer that extends onto the project site. Location and dominant species for significantly vegetated areas. 

h. The location and square footage of impact areas, mitigation areas and remaining critical areas and buffers; including areas 
proposed for buffer modification.  

3. Critical Area report prepared by a qualified professional as defined in 13.11.900.Q. The analysis shall be commensurate 
with the sensitivity of the critical area, relative to the scale of potential impacts and consistent with best available science. The 
report must include the following where appropriate:  

a. Delineation, characterization and square footage for critical areas on or within 300 feet of the project area and proposed 
buffer(s). Delineation and characterization is based on the entire critical area. When a critical area is located or extends off-site 
and cannot be accessed, estimate off-site conditions using the best available information and appropriate methodologies. 

(1) Wetland Delineations will be conducted in accordance with the current manual designated by the Department of Ecology, 
including federally approved manuals and supplements.  

(2) The wetland characterization shall include physical, chemical, and biological processes performed as well as aesthetic, and 
economic values and must use a method recognized by local or state agencies. Include hydrogeomorphic and Cowardin 
wetland type. 

(3) Ordinary high water mark determination shall be in accordance with methodology from the Department of Ecology.  

(4) Priority species and habitat identification shall be prepared according to professional standards and guidance from the 
Washington Department of Fish and Wildlife. Depending on the type of priority species, the review area may extend beyond 
300 feet.  
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b. Field data sheets for all fieldwork performed on the site. The field assessment shall identify habitat elements, rare plant 
species, hydrologic information including inlet/outlets, water depths, and hydro-period patterns based on visual cues, and/or 
staff/crest gage data. 

c. Provide a detailed description of the project proposal including off-site improvements. Include alterations of ground or 
surface water flow, clearing and grading, construction techniques, materials and equipment, and best management practices to 
reduce temporary impacts. 

d. Assess potential direct and indirect physical, biological, and chemical impacts as a result of the proposal. Provide the square 
footage for the area of impact with the analysis. The evaluation must consider cumulative impacts.  

e. Identification of priority species/habitats and any potential impacts. Incorporate Washington State Department of Fish and 
Wildlife and/or US Department of Fish and Wildlife management recommendations where applicable. When required, plan 
shall include at a minimum the following: 

(1) Special management recommendations which have been incorporated and any other mitigation measures to minimize or 
avoid impacts, including design considerations such as reducing impacts from noise and light.  

(2) Ongoing management practices which will protect the priority species and/or habitat after development, including 
monitoring and maintenance programs. 

f. A hydrologic report or narrative demonstrating that pre and post development flows to wetlands and streams will be 
maintained. 

g. Runoff from pollution generating surfaces proposed to be discharged to a critical area shall receive water quality treatment 
in accordance with the current City’s Surface WaterStormwater Management Manual, where applicable. Water quality 
treatment and monitoring may be required irrespective of the thresholds established in the manual. Water quality treatment 
shall be required for pollution generating surfaces using all known, available and reasonable methods of prevention, control 
and treatment.  

h. Studies of potential flood, erosion, geological or any other hazards on the site and measures to eliminate or reduce the 
hazard. 

 

*** 

13.11.440 Stream Standards. 
A. Type F1, F2, Np, and Ns1, and Ns2 streams may be relocated or placed in culverts provided it can be demonstrated that: 

1. There is no other feasible alternative route with less impact on the environment; 

2. Existing location of the stream would prevent a reasonable economic use of the property; 

3. No significant habitat area will be destroyed; 

4. The crossing minimizes interruption of downstream movement of wood and gravel; 

5. The new channel or culvert is designed and installed to allow passage of fish inhabiting or using the stream and complies 
with WDFW requirements; 

6. The channel or culvert also complies with the City Tacoma current Storm Wwater Management Manual.  

7. The applicant will, at all times, keep the channel or culvert free of debris and sediment to allow free passage of water and 
fish; 

*** 
 
13.11.900 Definitions. 
Words and phrases used in this chapter shall be interpreted as defined below. Where ambiguity exists, words or phrases shall 
be interpreted so as to give this chapter its most reasonable application in carrying out its regulatory purpose. 

 

*** 
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Hydrophytic vegetation. Macrophytic plant life growing in water or on a substrate that is at least periodically deficient in 
oxygen as a result of excessive water content. The presence of hydrophytic vegetation shall be determined following the 
methods described in the Washington State Wetland Identification and Delineation Manual. 

Hyporheic zone. The saturated located beneath and adjacent to streams that contains some portion of surface water, serves as a 
filter for nutrients, and maintains water quality. 

13.11.900.I 

Impervious surfaces. A hard surface that either prevents or retards the entry of water into the soil mantle as under natural 
conditions prior to development or that causes water to run off the surface in greater quantities or at an increased rate of flow 
from the flow present under natural conditions prior to development. Common impervious surfaces include, but are not 
limited to, roof tops, walkways, patios, driveways, parking lots or storage areas, concrete or asphalt paving, gravel roads, 
packed earthen materials, and oiled macadam or other surfaces which similarity impede the natural infiltration of stormwater. 
A non-vegetated surface area that either prevents or retards the entry of water into the soil mantle as under natural conditions 
prior to development. A non-vegetated surface area which causes water to run off the surface in greater quantities or at an 
increased rate of flow from the flow present under natural conditions prior to development. Common impervious surfaces 
include, but are not limited to, roof tops, walkways, patios, driveways, parking lots or storage areas, concrete or asphalt 
paving, gravel roads, packed earthen materials, and oiled, macadam or other surfaces which similarly impede the natural 
infiltration of stormwater.   

In Lieu Fee Program. An agreement between a regulatory agency (state, federal, or local) and a single sponsor, generally a 
public agency or non-profit organization. Under an in lieu fee agreement, the mitigation sponsor collects funds from an 
individual or a number of individuals who are required to conduct compensatory mitigation required under a wetland 
regulatory program. The sponsor may use the funds pooled from multiple permittees to create one or a number of sites under 
the authority of the agreement to satisfy the permittees’ required mitigation. 

In-kind compensation. To replace critical areas with substitute areas whose characteristics and functions closely approximate 
those destroyed or degraded by a regulated activity. It does not mean replacement “in category.” 

Infiltration. The downward entry of water into the immediate surface of the soil. 

Isolated wetlands. Those wetlands that are outside of and not contiguous to any 100-year floodplain of lake, river or stream, 
and have no continuous hydric soil or hydrophytic vegetation between the wetland and any surface water. 

*** 
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Chapter 13.16 

CONCURRENCY MANAGEMENT SYSTEM 
Sections: 
13.16.010 Intent. 
13.16.020 Definitions. 
13.16.030 Concurrency test. 
13.16.040 Certificate of capacity. 
13.16.050 Exemptions. 
13.16.060 Facility capacity fees. 
13.16.070 Appeals. 

*** 
 
13.16.050 Exemptions. 
A. No Impact. Development permits for development which creates no additional impacts on any concurrency facility are 
exempt from the requirements of this chapter. Such development includes, but is not limited to: 

1. Any addition or accessory structure to a residence with no change in use or increase in the number of dwelling units; 

2. Interior renovations with no change in use or increase in number of dwelling units; 

3. Interior completion of a structure for use(s) with the same or less intensity as the existing use or a previously approved use; 

4. Replacement structure with no change in use or increase in number of dwelling units; 

5. Temporary construction trailers; 

6. Driveway, resurfacing within the right-of-way, driveway and/or parking lot pavingmaintenance; 

7. Reroofing of structures; 

8. Demolitions. 

*** 
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Planning Commission Annual Report 2014-2015  
 

July 1, 2015 
 

This report, prepared pursuant to Tacoma Municipal Code Section 13.02.040.L, highlights the Planning 
Commission’s accomplishments between July 2014 and June 2015 and outlines the planning work 
program for 2015-2017. 
 
 
Part I. Accomplishments 2014-2015 
 
A. Projects Reviewed and Recommended to the City Council:  
 
• North Downtown Subarea Plan and EIS 

The City and Bates Technical College worked with residents, businesses and property owners to 
prepare a Subarea Plan and EIS intended to encourage development and economic revitalization in 
the northern portion of Downtown Tacoma. The Planning Commission had been reviewing the project 
since it was kicked off in June 2013, and during this reporting period conducted a public hearing on 
July 16, conducted post-hearing reviews on August 6, and made a recommendation to the City 
Council on August 20, 2014.  On October 14, 2014, the City Council adopted the subarea plan as an 
element of the Comprehensive Plan per Ordinance No. 28246 and the zoning and development 
regulations associated with the subarea plan per Ordinance No. 28247. 
 

• Capital Facilities Program for 2015-2020 
The Commission reviewed the draft CFP on September 17, 2014, conducted a public hearing on 
October 1, and forwarded a letter of recommendation to the City Council on October 7.  In the letter, 
the Commission expressed concerns about the current CFP review process, such as the limited time 
for review, the lack of criteria for project selection and prioritization, and the lack of in-depth analysis 
on how new projects are advancing relevant goals of the Comprehensive Plan. At the request of the 
Commission, staff of Finance and Planning departments developed an alternative process, where 
staff would work in 2015 to research best practices in development of the CFP document, develop a 
new system for gathering CFP project information, and work with the Commission to develop project 
prioritization criteria and guidelines, and in 2016 staff would begin the process for updating the CFP 
earlier in the year in order to allow more time for all parties to review.  The Commission approved of 
the alternative process at the retreat on February 4, 2015. 
 

• Recreational Marijuana Regulations  
In response to voter-approved Initiative 502 in November 2012 that legalized the production, 
processing and retail sale of recreational marijuana, the City Council enacted interim regulations in 
November 2013 as recommended by the Planning Commission.  The interim regulations were 
effective for a year and subsequently extended to May 2015.  The Commission was tasked to 
developed permanent regulations, conducted reviews on October 1, October 15, November 5, 
November 19, December 3 (public hearing), and December 17, 2014, and made a recommendation 
to the Council on January 7, 2105.  The Council conducted a public hearing on February 3, 2015 and 
adopted permanent regulations on February 17, 2015 per Amended Ordinance No. 28281.   
 

• LINK Light Rail Expansion Project 
The Commission reviewed the status of the project on April 1, 2015, discussed issues and concerns 
on April 1, April 15 and May 6, and forwarded a letter of comments to the Coty Council on May 6.  
Adhering to the same principles as reflected in a previous letter of recommendations, dated January 
15, 2014, on the same matter, the Commission expressed concerns about the low ridership projected 

http://www.cityoftacoma.org/planing
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for the Stadium and S. 4th Street station, the access to the Stadium and S. 4th Street station, the need 
for an additional station at MLK and S. 15th Street, the design principles for stations and station areas, 
the median stations being generally preferred over curbside stations, the need for a design advisory 
committee, and the importance of being consistent with the Hilltop Subarea Plan.  
 

 
B. Projects Reviewed and Discussed: 
 
• 2015 Annual Amendment to the Comprehensive Plan and Land Use Regulatory Code  

The 2015 Annual Amendment package includes the following 10 applications: 
 

APPLICATION / 
PROPOSAL DESCRIPTION OF PROPOSED AMENDMENT 

2015 GMA Update Review and update the Comprehensive Plan in accordance with the “Periodic Update” 
requirements of the State Growth Management Act (RCW 36.70A.130).   

Mixed-Use 
Centers Review 

A comprehensive review of all MUCs, to determine their effectiveness in achieving the 
City’s intent and vision.  The project may result in revisions to the number, location and 
types of designated MUCs, as well as to the vision, growth strategies and development 
concept as portrayed in the Comprehensive Plan, as appropriate.  

Land Use 
Designations  
(Phase 2) 

Incorporate the new Land Use Designation Framework into the Comprehensive Plan, 
review existing and proposed land use patterns and zoning against the new 
designation framework, rectify inconsistencies between the intensities and the zoning, 
and re-designate properties in the City based on the new framework.  

Critical Areas 
Preservation 
Code Update 

Update the Best Available Science pertaining to designated critical areas, in 
accordance with the GMA Periodic Update requirements, and amend various sections 
of TMC 13.11 Critical Areas Preservation Code accordingly. 

Transportation 
Master Plan 

The Transportation Master Plan is developed through the Transportation Commission’s 
review process and will set forth the City’s vision and long-term goals for a cohesive, 
efficient, and effective multimodal transportation system.   

Open Space and 
Recreation 
Element 

Update the element and obtain certification from the State Recreation and 
Conservation Office (RCO) to maintain the City’s eligibility for certain funding programs.   

Affordable 
Housing Planning 
Work Program 
(Phase 3) 

Implement planning policy tools based on the recommendations of the Affordable 
Housing Policy Advisory Group (AHPAG).  The project will consider proposals including 
new residential infill/affordable building types options (e.g., detached Accessory 
Dwelling Units, cottage housing), affordable housing incentive and inclusionary 
approaches, and regulatory refinements intended to streamline and reduce cost of 
development permit review.  

Electric  Vehicle 
Infrastructure 
(Phase 2) 

As requested by the City Council. The Sustainable Tacoma Commission will act as the 
lead in developing recommendations for potential incentives and regulatory measures 
needed to continue expanding the electric vehicle market in the City of Tacoma and to 
reduce barriers to entry.  

Code Cleanup 
Amend various sections of the Land Use Regulatory Code to update information, 
address inconsistencies, correct minor errors, provide additional clarity, and improve 
administrative efficiency.   

Narrowmoor 
Addition 
Conservation 
District 

Establish a conservation district overlay through the Landmarks Preservation 
Commission’s process to preserve and protect the distinctive character of the area and 
to protect the neighborhood from unnecessary demolition, inappropriate new 
construction, and inappropriate additions.   

 
There was a private application requesting for an expansion of the boundary and zoning of the 
McKinley Mixed-Use Center to include an area abutting the northwest sector of the existing center.  
The Commission denied the application on September 17, 2014, suggesting that consideration of any 
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significant boundary expansions would be more appropriate after the city-wide, comprehensive 
Mixed-Use Centers Review (the 2nd proposal listed in the table above) is complete. 
 
There also was an application submitted on March 31, 2015 (past the deadline of August 1, 2014) 
requesting an amendment to the “Land Use Designation Framework” by moving the HMR-SRD 
zoning classification from the “Low Intensity” designation to the “Single Family Residential” 
designation.  The Commission determined on May 20, 2015 not to accept and process the proposal 
as an individual application of the 2015 Annual Amendment, but to incorporate it into the scope for 
the Land Use Designation – Phase 2 (the 3rd proposal listed in the table above). 
 
The Planning Commission approved the Assessment Report for the applications/proposals as listed 
din the table above on September 17, 2014, and conducted reviews of individual proposals at all but 
two meetings between July 2014 and June 2015. The Commission is expected to complete the 
review of the 2015 Annual Amendment package by October 2015, and the City Council is expected to 
adopt the Commission’s recommendations in early December.  This longer-than-usual timeline is 
needed to for the City to fulfill the additional requirements of the Growth Management Act pertaining 
to "Periodic Update." 
   

• Strategic Plan – “Tacoma 2025” 
The Commission reviewed the status of the City of Tacoma’s Strategic Plan – “Tacoma 2025” on July 
16 and October 15, 2014 and February 18, 2015; actively participated in the community workshops 
for the project; and deliberated the incorporation of the strategic directions of Tacoma 2025 into the 
2015 Comprehensive Plan Update. 
 

• Tacoma Mall Subarea Plan and EIS 
The City has received a $250,000 National Estuaries Program Watershed Protection Grant to 
develop a subarea plan and planned action EIS for the 485-acre Tacoma Mall Regional Growth 
Center that includes Tacoma Mall and the surrounding neighborhoods. This effort seeks to develop 
an aspirational vision for the area, promote sustainable growth, accommodate multimodal 
transportation, facilitate development, and leverage public and private partnerships and investments.  
Project timeline is August 2014 to December 2016.  The Commission has reviewed the subject on 
August 6, 2014, and June 3, 2015. 
 

• Work-Live/Live-Work Code Amendments 
Work-live/live-work units are types of mixed-use developments that eliminate the need to commute to 
work, provide affordable work and housing space, and support the creation of new businesses by 
expanding entrepreneurial opportunities. In 2012, the City adopted work-live/live-work code 
amendments to promote the adaptive reuse of existing buildings in Downtown Tacoma and other 
Mixed-Use Centers.  The City is making further code amendments to broaden the applicability of the 
regulations and improve the consistency and coordination between the Land Use Code and the 
Building Code. The Commission reviewed the subject on May 20 and June 17, 2015, focusing on the 
proposed amendments to the Land Use Code, and is expected to complete the review and deliver its 
recommendations to the City Council in August 2015. 
 

• Billboards Regulations 
The City convened a Billboard Community Working Group (CWG) in September 2014 to develop 
alternative regulatory approaches for billboards that balance the interests of various stakeholders and 
that are different from current City code that is not being enforced per the standstill agreement with 
Clear Channel.  The CWG, co-chaired by Commissioner Stephen Wamback, met bi-weekly through 
February 2015 and delivered its final report on February 9, 2015.  The Planning Commission, 
previously made a recommendation on the subject to the City Council in May 2011, has been tasked 
to develop sign code amendments based on the CWG’s report.  The Commission has reviewed the 
subject on July 16, 2014 and January 21, February 18 and June 3, 2015, and is expected to deliver 
its recommendations to the Council in October 2015. 
 

 

http://apps.leg.wa.gov/rcw/default.aspx?cite=36.70A
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• Historic Preservation Program 
The Commission reviewed, on November 5, 2014, the City’s Historic Preservation Program, including 
recent and planned program enhancements, significant historic reuse and/or rehabilitation projects, 
the operation of the Landmarks Preservation Commission, upcoming events, and other issues of 
interest. 
 

• Low Impact Development Code and Design Manual 
The Commission reviewed, on February 18, 2015, the status of the Low Impact Development (LID) 
code update and the Design Manual update. The August 2013 National Pollutant Discharge 
Elimination System (NPDES) permit mandates that the City review all development codes and 
regulations to ensure that LID is the “commonly and most preferred method of stormwater 
management.” Meeting the intent of the NPDES permit may require changes to a variety of 
documents including the Tacoma Municipal Code (TMC), Stormwater Management Manual (SWMM), 
Design Manual, and City of Tacoma standard drawings. The Design Manual provides guidance to 
City staff and private developers on the design and construction of infrastructure within the City’s 
right-of-way. 
 

• Consolidated Plan 2015-2019 
The Commission reviewed, on March 4, 2015, the draft 2015-2019 Tacoma-Lakewood Regional 
Consolidated Plan for Housing and Community Development. This 5-year plan sets goals and actions 
for expenditure of several federal grants, including CDBG (Community Development Block Grant), 
ESG (Emergency Solutions Grant), and HOME (HOME Investments Partnership Program). Funds are 
generally intended to benefit lower-income persons and neighborhoods, but can be used for housing, 
services, neighborhood improvements, and job development. A broad range of activities and projects 
are eligible. 
 

•  “tacHOMEa: Infill Tools For A Happy City” 
The Commission reviewed, on June 3, 2015, the “tacHOMEa – Infill Tools for a Happy City” final 
report prepared and presented by graduate students from the Portland State University.  The report 
recommends strategies to promote medium-density residential infill that is sensitive to neighborhood 
patterns.  Some of these recommendations may guide revisions to relevant sections of Tacoma’s 
Comprehensive Plan.  
 

 
C. Meetings Conducted / Attended: 
 
• Regular Meetings and Public Hearings 

The Planning Commission meets every first and third Wednesdays of the month.  Between July 2014 
and June 2015, the Commission held 21 meetings and canceled 3 meetings in July and September 
2014 and March 2015.  The Commission held a retreat on February 4, 2015 and a joint meeting with 
the Transportation Commission on September 17, 2014.  The Commission also conducted 3 public 
hearings for the following subjects: 

1. North Downtown Subarea Plan (July 16, 2014) 
2. Capital Facilities Program for 2015-2020 (October 1, 2014) 
3. Recreational Marijuana Land Use Regulations (December 3, 2014) 

 
• Field Trip 

Some Commissioners participated in a field trip to Spinning Heads on December 4, 2014 to learn 
more about the recreational marijuana industry from the perspective of a producer-processor.   
 

• Meetings with Planning Staff 
Brian Boudet, Planning Manager and senior staff held informal meetings/dialogues with individual 
Commissioners during October 2014 to January 2015 to discuss major planning projects such as the 
2015 Comprehensive Plan Update, what additional issues the City should address, and how to further 
improve the Commission’s operations.   
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• Community Meetings 

Individual Commissioners have also participated in various community workshops and special 
functions.  Of note are the community workshops for the City’s Strategic Plan (“Tacoma 2025”), the 
community workshops for the 2015 Comprehensive Plan Update (“Tacoma 2040”), the meetings 
(September 2014 through February 2015) of the Billboard Community Working Group that was co-
chaired by Commissioner Stephen Wamback, and the meetings (since early 2013) of the Amtrak 
Station Relocation and Design Project Citizen Advisory Committee that is chaired by Commissioner 
Donald Erickson. 

 
 
D. Special Notes: 
 
Three planning projects received regional and state recognitions in May 2015: 

• The Prairie Line Trail Project won the 2015 Governor’s Smart Communities Awards – Smart 
Partnerships.  

• The Hilltop, South Downtown and North Downtown Subarea Plans and Planned Action EISs, 
collectively as the Center Plan for the Downtown Tacoma Regional Growth Center, won the 
Puget Sound Regional Council’s VISION 2040 Award for 2015. 

• The Amtrak Station Design Citizens Advisory Committee, led by Commissioner Don Erickson, 
was chosen by the Tacoma Landmarks Preservation Commission as the recipient of the 2015 
Award for Preservation Planning, Policy, or Initiative. 

 
 
E. Membership Status: 

 

Council District / 
Expertise Area Commissioner Notes 

(Changes during July 2014 – June 2015) 

District No. 1 Scott Winship Reappointed in September 2014;  
Vice-Chair, July 2013 to June 2015 

District No. 2 Donald Erickson 
Term expired in June 2015;  
Applied for the Architecture, Historic Preservation, 
and/or Urban Design position  

District No. 3 Benjamin Fields Term expired in June 2015 

District No. 4 Stephen Wamback Elected Vice-Chair for July 2015 to June 2016 

District No. 5 Chris Beale 
Chair, January to June 2015;  
Elected Chair for July 2015 to June 2016;  
Term expired in June 2015 and reapplied 

Development 
Community Erle Thompson Reappointed in September 2014 

Environmental 
Community Anna Petersen Appointed in December 2014; 

(Alexandria Teague resigned in October 2014) 

Public Transportation Meredith Neal Appointed in December 2014; 
(Tina Lee’s term expired in June 2014) 

Architecture, Historic 
Preservation, and/or 
Urban Design 

Sean Gaffney Chair, July 2013 to December 2014;  
Resigned in February 2015 
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Part II. Draft Planning Work Program for 2015-2017 
 
The Planning Work Program for 2015-2017 contains the following projects and planning activities that, for 
the most part, are mandated by legislation or initiated by the City Council and are slated for completion 
during the timeframe of July 2015 through June 2017.  The work program is subject to change, in 
response to changing conditions and factors, such as legislative requirements, community requests, 
Council priorities, budget constraints, staffing resources, and emergency situations. 
 
A. Annual Amendment (pursuant to the Growth Management Act) 

The Planning Commission will not be accepting formal applications for amending the City of 
Tacoma's Comprehensive Plan and/or Land Use Regulatory Code for 2016.  The Commission and 
staff are focusing on completing the 2015 Annual Amendment process (a.k.a. "Tacoma 2040: 
Growing Tomorrow's City") by the end of 2015, as previously stated in this report.  Upon completing 
the 2015 Annual Amendment, work will continue to fine-tune various elements of the Comprehensive 
Plan and revise certain development regulations to sync up with policy intents of the amended 
Comprehensive Plan and to make the code more user-friendly. 
 

B. Subarea Plans (required for regional centers by the Growth Management Act) 

1. Tacoma Mall Subarea Plan and EIS (in progress) 
2. Port/Tideflats Subarea Plan and EIS (tentative) 

 
C. Other Projects and Issues (required by legislation or initiated by the City Council) 

1. Capital Facilities Program for 2017-2022 
2. Six-Year Comprehensive Transportation Program for 2016-2021 
3. Unified Development Code 
4. Marijuana Regulations 
5. Billboards Regulations 
6. Buildable Lands 
7. Critical Areas Preservation Code update 
8. Transfer of Development Rights next steps 
9. Transportation issues (e.g., LINK and Amtrak) 
10. Participation in regional transportation funding applications 
11. Participation in VISION 2040 Update 
12. “Growing Transit Communities Compact” Status Report 
13. Historic Preservation 
14. Additional Plan and Code Reviews/Updates 
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July 1, 2015 

 

Ryan Mello, Chair 
Infrastructure, Planning, and Sustainability Council Committee 
747 Market Street, Suite 1200 
Tacoma, WA 98402 
 

Re: Sound Transit 3 Draft Priority Projects 
 
Dear Chair Mello, 
 
The Transportation Commission received a presentation from Sound Transit on June 17th regarding a potential ST3 ballot 
measure.  The presentation included discussion of draft priority projects which might be considered as part of ST3.  Sound 
Transit has asked that the City provide comments on the proposed ST3 projects to them no later than July 15th.  With this letter, 
the Transportation Commission respectfully submits our recommendations to the Infrastructure, Planning, and Sustainability 
Committee for consideration.  
 
The Transportation Commission is pleased to report that Sound Transit has included several improvements which were 
previously recommended by the City and the Transportation Commission during the development of Sound Transit’s Long 
Range Plan.  Key among these are extending Central Link to the Tacoma Mall Regional Growth Center and expansion of the 
Tacoma Link westerly toward Tacoma Community College.  These improvements were both included within the draft 
Transportation Master Plan (TMP) approved by the Transportation Commission earlier this month.  We suggest that the City 
provide comments to Sound Transit that support the near-term priorities within ST3 and also continued development of the 
system concepts illustrated in the TMP. 
 
The Transportation Commission believes the highest priority for the City should be extending Central Link to the Tacoma Mall, 
and appreciates inclusion of projects S-3 and S-4 in the draft priority projects.   Extending Central Link to the Tacoma Mall, and 
thereby connecting Pierce County with the rest of the region, should be considered a priority within ST3.  When in operation, 
Central Link service to Tacoma should provide efficient and frequent service which prioritizes Regional Growth Centers.  
 
The City appreciates inclusion of project S-11, Tacoma Link Extension, in the draft priority projects, and supports identifying 
the expansion toward Tacoma Community College as the next phase of Tacoma Link.  Continued development of Tacoma Link 
is an important component of regional transit service for the south part of Sound Transit’s system.  The Transportation 
Commission suggests that ST3 project P-01, Future System Planning (ST4), include continued evaluation of the other 
expansions of the Tacoma Link System shown in the City’s Transportation Master Plan, including expansion to the southeast 
(Portland and Pacific Avenues) and expansion to the Tacoma Mall Regional Growth Center. 
 
The draft priority list also includes expanded operation of the existing Sound Transit network.  The Transportation Commission 
would like to highlight projects S-06, S-07, and S-08, which would provide for expansion of Sounder service by extending 
platforms and allowing the use of longer trains, and by increasing the frequency of train service.  The Commission believes 
these are important additions to the plan, particularly S-08, which could provide more frequent service. 
 
Sincerely, 
 
 
 
 
Jane Ann Moore                                             Justin D. Leighton 
Co-Chair                                                         Co-Chair 
 
 
 
 
cc:  Planning Commission  
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	FROM: Ryan Mello, Council Member, At-Large Position 8
	Much effort has been devoted to the development of the City of Tacoma’s first Transportation Master Plan (TMP) by the Tacoma Transportation Commission and City staff. This Plan will help inform policy-makers on future decisions that will hopefully lea...
	In an effort to draw special attention to transportation equity for all members of our population as well as multi-modal transportation, I would like to raise the following issues for discussion:
	 Transportation equity: It is important to explore ways in which transportation options and facilities can be made more accessible in underserved parts of the City. I would urge staff and the Transportation Commission to identify performance metrics ...
	 Increasing the use of public transportation and active transportation modes: An improved transportation system that provides for connectivity of all transportation modes is the ultimate goal for this work, and I would like to see consideration given...
	 Planning for the future: The TMP should consider forecasted demographic trends of the Tacoma community and plan for the future users of transportation modes. This will help to ensure that the transportation network is sustainable and accommodating f...
	 Performance metrics:  I envision the TMP providing a platform by which we create a culture in our public agencies that values monitoring and reporting on our transportation performance metrics.  I see the Transportation Commission playing a vital ro...
	I want to thank the Tacoma Transportation Commission and City staff for their commitment to development of the Transportation Master Plan. I look forward to seeing the Plan evolve to include feedback from the public and my Council colleagues.
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	The Planning Work Program for 2015-2017 contains the following projects and planning activities that, for the most part, are mandated by legislation or initiated by the City Council and are slated for completion during the timeframe of July 2015 throu...
	A. Annual Amendment (pursuant to the Growth Management Act)
	The Planning Commission will not be accepting formal applications for amending the City of Tacoma's Comprehensive Plan and/or Land Use Regulatory Code for 2016.  The Commission and staff are focusing on completing the 2015 Annual Amendment process (a....
	B. Subarea Plans (required for regional centers by the Growth Management Act)
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	2015 Annual Amendment Application No. 2015-10
	Minor Amendments and Refinements
	Staff Report
	Applicable Provisions of the Comprehensive Plan:
	Staff Analysis:  The general purpose of this application is to address technical errors that have been identified through administration and application of the code.  The proposed amendments are intended to address inconsistencies, correct minor error...
	Staff Analysis:  Not applicable.
	Staff Analysis:  Not applicable.
	Staff Analysis:  Not applicable.
	Staff Analysis:  Not applicable.
	Staff Analysis:  The proposed amendments will improve consistency within the Land Use Reguatory Code and between the Comprehensive Plan and Code.
	Staff Analysis:  Not applicable.
	Staff Analysis:  Not applicable.
	Staff Analysis:  Not applicable.
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	PLANNING COMMISSION
	13.02.010 Creation ( Appointment.
	***
	13.02.020 Meetings ( Officers ( Records.
	***
	13.02.041 Quorum.

	PLATTING AND SUBDIVISIONS
	13.04.040 Definitions.
	***
	13.04.090 Short plat/short subdivision procedures.
	***
	***
	13.04.100 Plat/subdivision procedures.
	13.04.120 Conformity to the Comprehensive Plan and the Major Street Plan and applicable ordinances, manuals, design specifications, plans and guidelines.
	***
	13.04.180 Public or private streets or ways, or permanent access easement design.
	13.04.190 Dead-end/cul-de-sac public or private streets or ways, or permanent access easements.

	LAND USE PERMIT PROCEDURES
	***
	13.05.020 Notice process.
	***
	13.05.095 Development Regulation Agreements.

	ZONING1F
	***
	13.06.100 Residential Districts.
	***
	13.06.200 Commercial Districts.
	***
	13.06.300 Mixed-Use Center Districts.
	***
	13.06.400 Industrial Districts.
	13.06.400.C Land use requirements.
	***
	13.06.501 Building design standards.

	Height Bonus Palette ( Level 1
	PMI
	M-2
	M-1
	Uses
	E. General Façade Surface Standards. The following requirements apply to the C-1, C-2, T, HM and PDB zoning districts. See Section 13.06.501.K, below, for X- District requirements. These requirements are intended to help reduce the apparent mass of st...
	F. General Pedestrian Standards. The following requirements apply to all development in the C-1, C-2, T, HM, and PDB districts, except where noted or specifically exempted. See Section 13.06.501.L, below, for X-District requirements These requirements...
	13.06.502 Landscaping and buffering standards.
	13.06.510 Off-street parking and storage areas.
	13.06.512 Pedestrian and bicycle support standards.
	***
	13.06.522 District sign regulations.
	13.06.560 Parks, recreation and open space.
	***
	13.06.602 General restrictions.
	***
	13.06.630 Nonconforming parcels/uses/structures.
	***
	13.06.640 Conditional use permit.
	***
	13.06.645 Variances.
	***
	13.06.650 Application for rezone of property.
	***
	13.06.700 Definitions and illustrations.

	Downtown Tacoma
	13.06A.065 Parking Standards
	13.06A.070 Basic design standards.
	***
	13.06A.080 Design Standards for Increasing Allowable FAR.

	SOUTH TACOMA GROUNDWATER PROTECTION DISTRICT
	***
	13.09.040 Definitions.

	CRITICAL AREAS PRESERVATION
	***
	13.11.200 Allowed Activities.
	***
	13.11.210 Activities Allowed with Staff Review.
	***
	13.11.230 Application Submittal Requirements.
	13.11.440 Stream Standards.
	13.11.900 Definitions.

	CONCURRENCY MANAGEMENT SYSTEM
	***
	13.16.050 Exemptions.
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