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I. INTRODUCTION 
This White Paper provides baseline data, findings and conclusions related 
to land use and transportation in the City of Tacoma port industrial area 
on Commencement Bay. This paper contains a discussion of existing 
land use patterns, adopted plans and policies, various reports and studies, 
and transportation and freight movement facilities. It also includes a 
summary of findings for use in the upcoming planning process that will 
ultimately lead to adoption of a Container Port Element in the City’s 
Comprehensive Plan. The balance of this introduction describes the 
background for this project, organization of this paper and the 
Commencement Bay area. 

Background 
In 2006, Washington Governor Christine Gregoire initiated a Container 
Ports Initiative to improve coordination and investment in rail and 
container port freight mobility. As part of the Initiative, the Governor 
established the Container Ports and Land Use Work Group to examine 
current land use regulations and their impacts on the effective 
functioning of container ports, and to provide recommendations on how 
to better accommodate both urban and industrial/container port growth.  

Following its review of the issues, the Work Group made the following 
findings: 

• Washington’s land use planning laws do not specifically address or require 
the protection of industrial lands or key freight corridors used by container 
ports.  

• Policies in local comprehensive land use plans are general in nature. 
Implementing development and permit regulations do not provide specific 
guidance for addressing the implications of land use changes to a container 
port’s industrial land base.  

• Maintaining identified local freight corridors between port operations, rail 
yards and interstate highways is vital to ensuring freight and goods access.  

• Comprehensive plan updates under the Growth Management Act provide 
the best time for the city and port authorities to consider the role of 
container ports in the economic development, land use and transportation 
elements of the comprehensive plan, and in the capital facilities plan.  

The Work Group recommended that the respective city and container 
port authority should work collaboratively on the task of developing an 
effective policy framework that responds to the identified land use 
challenges, and should ensure consistency between the city’s 
comprehensive land use plan and the port’s comprehensive scheme.  
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This recommendation was subsequently adopted by the Washington 
State Legislature, requiring that cities with a marine container port with 
annual operating revenues in excess of $60 million within their 
jurisdictions include a container port element within their GMA 
comprehensive Plan. In 2009, the Port of Tacoma had estimated 
revenues of approximately $90 million. 

Accordingly, the City of Tacoma, in collaboration with the Port of 
Tacoma, has initiated a planning effort to develop a Container Port 
Element for its Comprehensive Plan. Consistent with state requirements, 
the Element will address the following: 

• Define and protect the core areas of the container port and container port-
related industrial uses within the City; 

• Provide reasonably efficient access to the core area through freight 
corridors within the city limits;  

• Identify and resolve key land use conflicts along the edge of the core area, 
and minimize and mitigate, to the extent practicable, incompatible uses 
along the edge of the core area; and 

• Recommend key transportation corridor improvements 

The new Element will be consistent with other elements of the City’s 
Comprehensive Plan and with the Port’s Comprehensive Scheme. 

White Paper Organization 
This White Paper represents a first step in the planning process for the 
new Element. This paper is intended to create a project baseline and 
identify the current land use and transportation issues facing the City and 
Port. The White Paper is organized into the following sections: 

I. Introduction – Context and background leading to development of the 
Element. 

II. Land Use – Existing land use patterns, areas of existing and potential 
conflict and compatibility, economic impact of port activity.  

III. Plans, Policies and Regulations – Review of the following plans, policies 
and regulations: Tacoma Comprehensive Plan, Tacoma Municipal Code, 
Shoreline Management Plan requirements, Puget Sound Regional Council 
industrial land studies, Port of Tacoma Comprehensive Scheme of Harbor 
Improvements, City of Fife policies and regulations applicable to City of 
Fife area adjacent to and accessing the Commencement Bay Tideflats area. 

IV. Transportation – Existing and planned freight routes, access to freight 
routes, existing and potential constraints to freight transport and 
opportunities to improve efficiency in freight movement. 

V. Public Comment – Summary of public comment received at a July 29, 
2010 public open house. 

VI. Findings – Summary of key land use and transportation issues. 
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Breakbulk cargo – cargo packed 
in packing units, such as boxes, 
bales, drums and others, but not 

containerized. 
Heavy lift cargo – oversized cargo 
typically transported and lifted 

or installed into place. Transport 
is not standardized. 

Commencement Bay Tideflats 
Port of Tacoma container port activities are concentrated in the 
Commencement Bay Tideflats area, located in Tacoma’s central 
waterfront (Figure 1). In this report, the term “tideflats area” is used to 
refer to the Commencement Bay area generally containing the Blair and 
Central Tideflats peninsulas. 

Commencement Bay 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 serving grain exports, auto 
imports, breakbulk cargoes, and heavy-lift cargoes 

The area includes the natural deepwater port and industrial lands 
adjoining Hylebos Waterway, Blair Waterway, Sitcum Waterway, the 
Puyallup River, Saint Paul Waterway, and Middle Waterway.  

This area is also located at the intersection of three jurisdictions – the 
cities of Tacoma and Fife and Pierce County – together with properties 
owned and operated by the Port of Tacoma (Figure 2) and territory 
within Puyallup tribal boundaries. 
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II. LAND USE 
Historically, the Tideflats was part of a large estuary that formed at the 
south end of Commencement Bay, primarily associated with the Puyallup 
River delta. Historically, the area was used by Native Americans as a 
source of marine and freshwater plant and animal resources. Over time, 
as Tacoma was settled and developed, the Tideflats were filled and 
converted to other uses. 

Beginning in the 1870s and continuing through the 1960s, the Tideflats 
was developed for manufacturing and industrial uses. Initially, the 
waterfront was almost entirely privately owned by railroad and lumber 
interests. Early uses included lumber and shingle mills, as well as 
shipyards, flour mills, electrometallurgy and electrochemical companies. 
In 1918, the Port of Tacoma was created and began development on 240 
acres of tideflats. Docks and warehouses were primary components of 
early Port facilities. From the 1960s onward, the industrial landscape was 
converted to include shipping as well as industry. Container handling and 
shipping facilities were attracted to the location by the natural deepwater 
conditions provided by Commencement Bay.  

Over time, industrial and commercial uses associated with maritime 
industries have become the main uses in this area. Until recently, large 
manufacturing uses were present, such as Tacoma Boat Building and 
Kaiser Aluminum, as well as chemical companies and small to mid-sized 
manufacturing companies, producing items such as drinking water pipes, 
waxed boxes, specialty doors, and yachts. In recent years, the larger 
manufacturing uses have declined and shipping and container facilities, as 
well as smaller scale manufacturing uses, are now the primary uses in the 
study area. 

In general, much of the Tideflats area is comprised of maritime industrial 
uses, composed in large part of facilities owned by the Port of Tacoma. 
Surrounding areas are characterized by a mix of industrial, commercial 
and residential uses. Each of these areas are described in greater detail 
below. 

Commencement Bay Tideflats 
The Commencement Bay Tideflats area contains a high 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 (moving grain, fruit, alumina, and wood chips), automobile 
import facilities, shipyards, boat building and drydocks.  
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Port of Tacoma Facilities 
With ownership of approximately 2,725 acres, the Port of Tacoma is a 
major landowner in the area and operates significant piers, docks, wharfs, 
cargo handling equipment, and related upland facilities. Major Port 
facilities in this area include: 

• Terminals for containerized cargo, ten deep-water berths, and 26 container 
cranes. Container facilities include: 
− APM Terminals – 135 acres located on the Sitcum Waterway. The 

terminal contains two berths, five container cranes, eight inbound truck 
lanes and six outbound truck lanes and is served by the South 
Intermodal Yard. 

− Husky Terminal – 93 acres located on the Blair Waterway. The terminal 
contains two berths, four container cranes, seven inbound truck lanes 
and four outbound lanes and is served by the North Intermodal Yard. 

− Olympia Container Terminal – 54 acres located on the Sitcum 
Waterway. The terminal has one berth, four container cranes, five 
inbound truck lanes, two outbound lanes and is served b the North 
Intermodal Yard. 

− Pierce County Terminal – 171 acres located on the Blair Waterway. The 
terminal has two berths, seven container cranes, ten inbound truck 
lanes and six outbound lanes. The site includes the Pierce County 
Intermodal Yard. 

− Washington United Terminal – 102 acres located on the Blair 
Waterway. The terminal has two berths, six container cranes, nine 
inbound truck lanes, four outbound lanes and two reversible lanes. It is 
served by the on-dock Hyundai Intermodal Yard.  

• Two terminals for non-containerized cargo – Terminal 7 for breakbulk 
goods located on the Sitcum Waterway and the Blair Terminal located on 
the Blair Waterway.  

• Intermodal rail facilities, including the following: 
− North Intermodal Yard – 26 acres 
− Pierce County Intermodal Yard – 30 acres 
− Hyundai Intermodal Yard – 35 acres 
− South Intermodal Yard – 32 acres 

Major tenants and port facility users include Totem Ocean Trailer 
Express (TOTE), Hyundai Merchant Marine, Mitsui OSK Line, 
American President Lines, Maersk Sealand, CSX Lines, K Line, and 
Evergreen Line.  

The Port also operates the Earley Business Center (EBC) at the north 
end of Alexander Avenue on Commencement Bay. EBC facilities include 
piers and moorage designed for vessel lay-up, outfitting, maintenance and 
repair, as well as rail-served manufacturing buildings and yard areas with 
overhead cranes. 

Port of Tacoma terminals directional 
sign 
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Surrounding Area 
East of Commencement Bay, the terrain rises rapidly to a ridge above 
Marine View Drive. Because of the steep slope, there is little 
development on the east side of Marine View Drive. Some industrial 
uses, including a lumber company and recycling facility are located at the 
south end of the right-of-way. Single-family residential development is 
located at the top of the ridge in the Northeast neighborhood of 
Tacoma.  

Some industrial and commercial uses are located on the west side of 
Marine View Drive, adjacent to the Hylebos Waterway. Among these 
uses include a large metal recycling business, an industrial manufacturing 
machine shop, a lumber company, a heavy steel fabrication and 
manufacturing business, an industrial warehouse, a boatbuilding and 
repair business, a chemical manufacturing business, a small bark and 
landscape business, an auto body shop, a lumber and wood products 
manufacturer and a boat marina. A small commercial area includes 
several restaurants, a market and a Tacoma Water treatment plant. 
Several residential homes are also interspersed along Marine View Drive 
in this area.  

Port of Tacoma owned properties in this area include Storey Pit and 
Julia’s Gulch, two areas totaling about 70 acres on the steep slope rising 
above the east side of Marine View Drive. These areas are intended to 
remain in forested open space and serve as a buffer between the 
industrial activity along the shoreline and the residential Northeast 
neighborhood at the top of the ridge. The Port also has scattered 
properties along both sides of Marine View Drive, currently primarily in 
industrial and marina uses. 

South of the Commencement Bay Tideflats, SR 509 and SR 99 provided 
east/west circulation and access to land uses. Land uses in this area 
include a mix of vacant parcels, commercial, residential and industrial 
uses. Industrial uses include services garages, trucking companies, storage 
facilities, auto repair, and machine shops. Uses along SR 99 include a mix 
of industrial activity and regional/auto-oriented commercial activities, 
such as hotels/motels, restaurants, fast food restaurants, convenience 
stores and other similar uses. Isolated single-family residential 
development is scattered throughout this area. 

The Port of Tacoma owns several large parcels immediately south of SR 
509. Development includes office, cold storage, a railcar repair facility 
and other similar uses. 

To the west, the east side of the Thea Foss Waterway contains a mix of 
commercial, industrial and office development. Over time, it is 
anticipated that the area south of E 11th Street will transition to mixed-

Julia’s Gulch  
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Typical container yard 

use commercial, marinas, retail, public and office uses. The area north of 
E 11th Street is expected to continue in predominantly industrial uses 
depending on economic viability.  

The west side of the Thea Foss Waterway contains a mix of residential, 
office and commercial uses and vacant land along the west side of Dock 
Street. South of E 15th Street, development consists primarily of multi-
family buildings and restaurants. This area also contains the Museum of 
Glass and other art galleries. North of E 15th Street, development 
character transitions to light industrial, parking, storage and marina uses. 
The west side of Dock Street contains a multi-track mainline railroad 
right-of-way at the foot of a steep slope rising to the downtown 
neighborhoods to the west.  

Thea’s Park, a public urban waterfront park, is located in this area at 405 
Dock Street. There is also a small pocket park located under the SR 509 
right-of-way, adjacent to the Thea Foss Waterway. 

Just north of Thea’s Park, the Port of Tacoma owns a grain elevator with 
capacity for three million bushels of grain. Known as the TEMCO grain 
terminal, this facility is a major export terminal for the United States. The 
11-acre site is bounded to the west by a steep bluff and to the east by 
Commencement Bay. The water adjacent to the grain terminal is deeper 
than at any other terminal in Tacoma; this depth is necessary to support 
the size of ship typically used for carrying grain. The facility also uses a 
series of tracks that branch off of the rail mainline at Old Tacoma on the 
north end and at the rail yard east of downtown Tacoma.  

Economic Impact of Container Port Activities 

Cargo Activity 
In 2009, Tacoma’s total cargo tonnage equaled 17.4 million tons, making 
it 32nd largest among all U.S. ports. Tacoma’s role in foreign exports is 
especially important; in 2009 Tacoma’s export tonnage ranked 10th in the 
U.S. According to Port of Tacoma statistics, containerized trade accounts 
for over half of the total tonnage moving through the Port. 

Manufacturers and farmers from throughout Washington import and 
export a wide variety of products through the Port of Tacoma, generating 
jobs in Tacoma and throughout the state. The major export 
commodities include agricultural products, food products, machinery, 
petroleum products, waste/scrap, paper, chemicals, transportation 
equipment, other forestry products, fish and seafood products, among 
others. Imports include electronic components, components for 
equipment manufacturing, retail goods, and goods and equipment for 
Joint Base Lewis McChord, as well as other installations in the region. 

TEMCO grain elevator 

Rail line and slope west of Dock 
Street 
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Indirect impacts are 
expenditures by the port 

tenants on outside goods and 
services. Induced impacts are 

purchases made by 
employees from their 

earnings. 

Economic Contributions 
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 2005 Port 
of Tacoma economic impact study1

• Marine terminal activities at the Port of Tacoma generated approximately 
9,400 jobs. Of this total, more than 6,600, or 70% of direct port jobs, were 
related to containers. 

, 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.  

• When induced and indirect jobs were included, the total number of jobs 
generated by marine terminal activities was estimated at more than 16,000. 
In addition, an estimated 97,000 related jobs relied on or use the marine 
terminals.  

• The marine terminal activities at the Port of Tacoma generated more than 
$421 million in direct payroll, at an average of approximately $47,000 per 
worker. For every $1.00 in direct payroll, there was an estimated additional 
$1.19 associated with indirect and induced impacts in Washington State. 

• 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 was collected by 
the state, $11.5 million by the county and $13.6 million by local 
government. 

                                                 

 

1 Martin Associates. The Economic Impact of the Port of Tacoma. 2005. 
http://www.portoftacoma.com/page.aspx?cid=420 
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III. PLANS AND POLICIES 

Washington Growth Management Act 
The Growth Management Act (GMA) (RCW 36.70A), adopted in 1990 
and subsequently amended, provides a comprehensive framework for 
managing growth and coordinating land use planning with the provision 
of infrastructure. The general goals of the GMA include, in part: 
directing growth to urban areas; reducing sprawl; encouraging economic 
development consistent with adopted comprehensive plans; protecting 
private property rights; providing efficient multi-modal transportation 
systems; encouraging a variety of housing types and densities affordable 
to all economic segments of the population; protecting the environment; 
and ensuring that public facilities and services necessary to support 
development meet locally established minimum standards at the time 
development is in place (RCW 36.70A.020).  

Jurisdictions subject to GMA must prepare and adopt: countywide 
planning policies; comprehensive plans containing policies with specific 
elements for land use, transportation, housing, capital facilities, utilities, 
rural lands, and economic development; and development regulations 
implementing those plans. The Growth Management Act requires that 
each city and county in Washington comprehensively review and revise 
its comprehensive plan and development regulations as necessary every 
seven years to ensure that they comply with the GMA.  

The GMA also provides allows for the establishment of urban growth 
areas within which urban growth is directed to those areas where 
adequate public facilities and services are available to support growth. 
The GMA requires that the land use element of local comprehensive 
plans identify locations for specific uses, such as Manufacturing and 
Industrial Centers (M/I Center), including the general location, 
distribution and extent of land uses in these areas. Desired levels of 
commercial and industrial expansion should be identified and planning 
for these areas integrated with the other elements specified in the GMA 
as noted above.  

As discussed previously, a 2009 amendment to the Washington Growth 
Management Act (ESHB 1959), requires that cities with a marine 
container port with annual operating revenues in excess of $60 million 
within their jurisdictions include a container port element of their GMA 
comprehensive Plan (RCW 36.70A.085). In 2009, the Port of Tacoma 
had estimated revenues of approximately $90 million. 

In response to this legislation, the City of Tacoma, in collaboration with 
the Port of Tacoma, has initiated a planning effort to develop a 
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Container Port Element for its Comprehensive Plan. Consistent with 
state requirements, the Element will address the following: 

• Define and protect the core areas of port and port-related industrial uses 
within the City; 

• Provide reasonably efficient access to the core area through freight 
corridors within the city limits;  

• Identify and resolve key land use conflicts along the edge of the core area, 
and minimize and mitigate, to the extent practicable, incompatible uses 
along the edge of the core area; and 

• Recommend key transportation corridor improvements. 

The new Element will be consistent with other elements of the City’s 
Comprehensive Plan and with the Port’s Comprehensive Scheme. 

Puget Sound Regional Council 
The Puget Sound Regional Council (PSRC) is a regional planning 
organization that develops policies and makes decisions about 
transportation planning, economic development and growth 
management in the four-county (King, Kitsap, Pierce, and Snohomish) 
Seattle metropolitan area surrounding Puget Sound. It is a forum for 
local governments, special districts, Native American tribes and state 
agencies to address common regional issues. The PSRC is a designated 
Metropolitan Planning Organization (MPO), and its duties include 
prioritizing and distributing federal transportation funds. 

The Port of Tacoma Manufacturing Industrial Center is one of eight 
Manufacturing/Industrial Centers (MIC) designated by the PSRC within 
the four-county region. PSRC’s Vision 2040 Plan, which establishes a 
land use and transportation framework for the region for a 30-year 
planning period, recognizes MICs as important employment locations 
that serve both current and long-term regional economic objectives. 
Vision 2040 calls for the provision of infrastructure and services in MICs 
necessary to serve intensive manufacturing and industrial activity. MICs 
are given funding priority both for transportation infrastructure and for 
economic development. 

The Puget Sound Regional Council is required to certify that the 
transportation provisions in locally adopted comprehensive plans meet 
transportation planning requirements in GMA and are consistent with 
Transportation 2040 (the Metropolitan Transportation Plan).  
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Pierce County 

Pierce County Countywide Planning Policies 
The Pierce County Countywide Planning Policies (CPPs), most recently 
amended in 2009 by the Pierce County Regional Council (PCRC), 
provide for regional consistency between the County and its cities, as 
required by the Growth Management Act. The CPPs includes policy 
statements on affordable housing, agricultural lands, economic 
development and employment, education, fiscal impact, historic, 
archaeological and cultural preservation, natural resources, open space 
and protection of environmentally-sensitive lands, siting of public capital 
facilities of a countywide or statewide nature, transportation facilities and 
strategies, urban growth areas, and amendments and transition. The CPP 
mandate that urban growth be accommodated by a combination of infill 
within cities and by growth within designated municipal and non-
municipal Urban Growth Areas. The PCRC is currently reviewing and 
updating the CPPs to ensure continued consistency with Vision 2040. 

The CPP designate the “Port of Tacoma Manufacturing/Industrial 
Center.” Manufacturing/Industrial (M/I) Centers are areas intended for 
the location of employee and land-intensive uses. An extensive land base 
and exclusion of non-manufacturing uses are essential in these areas.  

Relevant goals and policies within this document include: 

• The design of Manufacturing/Industrial Centers shall be characterized by: 
clearly defined geographic boundaries; an intensity of land uses sufficient to 
support alternatives to single-occupancy vehicle use; direct access to 
regional highway, rail, air and/or waterway systems for the movement of 
goods; provisions to prohibit housing; and identified transportation linkages 
to high density housing areas (Policy 36).  

• Provisions to achieve targeted employment growth should include: 
preservation and encouragement of the aggregation of vacant land parcels 
sized for manufacturing and industrial use and reuse and intensification of 
the land (Policy 37). 

• Transportation network within the Manufacturing/Industrial Centers 
should provide for the needs of freight movement and employees ensuring 
a variety of transportation modes such as transit, rail, and trucking facilities 
(Policy 38). 

• The transportation system within Manufacturing/Industrial Centers shall be 
built to accommodate truck traffic and acceleration (Policy 39). 

• To facilitate traffic flow in the communities surrounding 
Manufacturing/Industrial Centers, truck delivery hours should be 
established (Policy 40).  

• Jurisdictions that have a designated Manufacturing/Industrial Center shall 
plan for and fund capital facility improvement projects which support the 
movement of goods; coordinate with utility providers to ensure that utility 
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facilities are available to serve such centers; provide buffers around the 
Center to reduce conflicts with adjacent land uses; facilitate land assembly; 
and assist in recruiting appropriate businesses (Policy 42).  

The CPP provide additional direction regarding the designation of M/I 
Centers. These policies indicate that M/I Centers are “areas where 
employee- or land-intensive uses will be located.” These areas are 
expected to “consist of an extensive land base,” and to include “the 
exclusion of non-manufacturing uses. Large retail and non-related office 
uses are discouraged. Other than caretakers’ residences, housing is 
prohibited…” While housing is not contemplated within the M/I 
Centers, the CPP state that they “should be linked to high density 
housing by an efficient transportation system.” 

Pierce County Comprehensive Plan and Zoning 
Designations 

The Pierce County Comprehensive Plan includes goals and policies that 
are intended to provide direction for the future growth, development and 
improvement of the County over a twenty year timeframe as specified by 
the GMA. The plan contains the five primary elements mandated by the 
GMA: land use, transportation, housing, capital facilities, and utilities. In 
addition, the plan also presents other general elements for: rural lands 
and economic development. A parks and recreation element is planned 
to be added to the Comprehensive Plan in the future.  

Comprehensive Plan 

Pierce County jurisdiction is located in the vicinity of Marine View Drive 
and SR 509. In this area, the County has designated for Moderate Density 
Single-Family and Employment Center uses. These designations are 
briefly described below. 

Areas containing the Moderate Density Single-Family designation should 
be the primary location for moderate to low urban density single-family 
and two-family developments.  

Moderate Density Single Family 

Employment centers are intended to meet the industrial and 
manufacturing needs of a growing jobs-based economy. Industrial uses 
are addressed as follows: 

Employment Centers 

1. Land intensive type uses such as heavy industrial (e.g. manufacturing, 
product assembling, fabrication, processing) and heavy trucking are 
encouraged to locate in the Employment Centers. 

2. Uses such as light manufacturing, assembly and wholesale activities and 
corporate offices are encouraged to locate in the Employment Centers, 
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especially where they would have less impact on surrounding residential 
areas in terms of nuisance factors or hazards than would heavy industrial 
and heavy trucking activities. 

Consistent with the Comprehensive Plan designations, zoning 
designations in this are Moderate Density Single-Family (MSF) and 
Employment Center (EC).  

Zoning Designations 

The MSF designation is an urban residential zone that provides for 
single-family and two-family dwelling units in a residential environment 
and compatible civic uses in areas with a mixed residential pattern. The 
MSF zone classification covers geographic areas located within urban 
growth areas, but which fall outside of an Employment Center, Urban 
Center, or Urban District. 

The EC zoning sets out to designate adequate industrial areas to meet the 
needs of a growing jobs based economy. The County indicates that the 
EC designation is an urban zone that allows for a concentration of low to 
high intensity office parks, manufacturing and other industrial 
development, and may also include commercial uses as long as the 
commercial uses are incidental to employment activities of the center, 
and support and serve the needs of the workforce.  

City of Tacoma 

Comprehensive Plan 
The Comprehensive Plan includes goals and policies that are intended to 
provide direction for the future growth, development and improvement 
of the City over a twenty year timeframe as specified by the GMA. The 
plan contains the five primary elements mandated by the GMA: land use, 
transportation, housing, capital facilities, and utilities. The plan also 
presents other general elements for: growth strategy and development 
concept, environment, open space habitat and recreation, culture and 
history, economic development, shoreline and neighborhoods. In 
addition, area specific elements have been developed for the downtown, 
Tacoma Dome area, and the Thea Foss waterfront. Following is a 
summary of relevant goals and policies contained within these elements: 

The Growth Strategy and Development Concept element presents the 
overall vision for growth and development in the City. The emphasis is 
on concentrating growth and development in growth centers rather than 
on expansion to new areas. Most growth is to be directed towards mixed 
use and manufacturing/industrial centers, regional growth centers, and in 
nodes along major transportation routes. Future development will also be 
dependent on the availability of facilities and services needed to support 

Growth Strategy and Development Concept Element 
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it. This element anticipates that much of the economic growth in Tacoma 
and the region would come from increasing activity at the Port as it 
pursues a greater share of the national and international market. 

This element designates the Manufacturing/Industrial Center, an area of 
high intensity development, high activity patterns and high traffic 
generation (Figure 3 – City of Tacoma Comprehensive Plan 
Designations). Areas of High Intensity Concentrations are designated as 
appropriate for high concentrations of urban growth, infill development 
and redevelopment. These MIC Centers are intended to be well served 
by transportation including road, rail and transit systems.  



City of Tacoma Comprehensive Plan  Draft White Paper #1 
Container Port Element Page-17 April 2011 



City of Tacoma Comprehensive Plan  Draft White Paper #1 
Container Port Element Page-18 April 2011 
 

Generalized Land Use Element 
The Generalized Land Use Element provides policies and goals for 
growth and development, tiering, mixed use centers, and residential, 
commercial and industrial development. This element introduces the 
concept of “urban growth tiers” intended to help direct the location of 
development and also the timing of development to match facilities and 
services. Three tiers are identified: Tier 1, Primary Growth Areas; Tier 2, 
Secondary Growth Areas; and Tier 3, Tertiary Growth Areas. The 
Manufacturing/Industrial Center that comprises most of the study area is 
designated as a Tier 1 area (Figure 3). Tier 1 areas are characterized by 
existing urban growth, key public facilities and public services which are 
already available, and they either meet the adopted level of service 
standards or are planning to meet the standards within the next six years. 
The majority of forecasted growth for the City is anticipated to occur 
within the Tier 1 areas. 

The "Port Manufacturing / Industrial Area" is the largest and most 
intensively developed area in the City. This area is designated as a 
regional hub and is expected to accommodate a greater share of regional 
employment than other locations within the City. The Port 
Manufacturing / Industrial Area is anticipated to generate large amounts 
of automobile, truck, rail and/or waterborne traffic. Structures are 
generally large in size with large areas devoted to parking, loading and 
storage. The amount of odors, noise, smoke, light, glare, traffic 
congestion and other undesirable nuisance characteristics in these areas 
can be fairly high.  

Policies for industrial development in this element include an overall goal 
to maintain, rehabilitate, and develop industrial areas in the City. The 
City’s goal for industrial development is “To maintain, rehabilitate, and 
develop industrial areas within the City of Tacoma that reflect balanced 
diversification, maximum employment opportunities, high quality 
standards, minimum degradation of the environment, efficient land 
utilization and proper location.” 

Supporting policies include: 

• Allow for concentrations of land of sufficient size and quantity to meet the 
needs of industry, provide employment opportunities, support economic 
development, and promote efficient use of land, utilities and transportation 
facilities (LU-IDG-1). 

• Strongly encourage new industrial development to locate in existing 
industrial areas to limit land use and transportation conflicts (LU-IDG-2). 

• Allow a limited number of uses that provide supportive and convenience 
goods and services to industrial establishments and their employees to 
locate in industrial areas (LU-IDG-3). 
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• Permit the limited expansion of existing industrial development, where 
appropriate, provided the adjacent properties and surrounding area are not 
adversely affected (LU-IDG-4).  

• Locate industrial areas where access is functionally convenient to major 
transportation routes such as truck routes, freeways, railroads, and 
navigable bodies of water (LU-IDG-5).  

• Locate new or expanded industrial developments where there are adequate 
public facilities and services; these facilities must exist prior to or be 
developed concurrently with the development (LU-IDG-6).  

• All industrial developments should have sufficient rights-of-way, street 
improvements, access control, circulation routes, off-street parking and 
loading facilities (LU-IDG-7).  

• Encourage maximum development of high intensity industrial areas with 
diverse types of industrial activities in order to realize the greatest possible 
use of these areas (LU-IDHI-1). 

• Heavy industrial sites should have direct access or be immediately accessible 
to major transportation facilities (LU-IDHI-3). 

• Separate heavy industrial uses from incompatible adjoining uses with a 
buffer of less intensive uses such as light industry or commercial 
development, open space or sharp topographical changes (LU-IDHI-4). 

• Discourage and limit land uses within designated manufacturing/industrial 
centers that are incompatible with heavy industry (LU-IDHI-5). 

• Preserve and encourage the aggregation of land into large parcels for 
development and expansion of manufacturing and industrial activity within 
designated manufacturing/industrial centers (LU-IDHI-6). 

• Ensure adequate transportation facilities, services and infrastructure is in 
place to facilitate the optimum development activity within designated 
manufacturing/industrial centers (LU-IDHI-7). 

• Support the preservation and growth of manufacturing/industrial centers 
by encouraging the concentration of high intensity manufacturing and 
industrial uses and through zoning restrictions on incompatible land uses 
(LU-IDMIC-1). 

• The City, in conjunction with other public and private parties should 
encourage and/or pursue land assembly to promote redevelopment within 
manufacturing/industrial centers (LU-IDMIC-2). 

• Identify and pursue additional opportunities for recruiting 
manufacturing/industrial uses and continue to coordinate efforts with other 
public and private parties (LU-IDMIC-3). 

• Work in conjunction with redevelopment authorities and other public and 
private parties to pursue additional funding for brownfield cleanup efforts 
(LU-IDMIC-4). 

• Implement parking standards in manufacturing/industrial centers that 
encourage the efficient use of land (LU-IDMIC-5). 

• Provide safe, convenient, continuous, and attractive pedestrian and bicycle 
connections between manufacturing/industrial centers and surrounding 
neighborhoods (LU-IDMIC-6). 
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• Pedestrian/bicycle improvements should include pathways, landscaping, 
bicycle racks, pedestrian scale street lighting, and other amenities in 
manufacturing/industrial centers to encourage walking, biking and transit 
use (LU-IDMIC-7). 

• Encourage and/or require developer agreements for industrial 
developments beyond a certain size threshold as a way to provide greater 
flexibility for regulating redevelopment, greater certainty about regulatory 
requirements and to encourage land assembly (LU-IDMIC-8). 

To the west of the Port M/I Center, the Plan designates the downtown 
area as the Downtown Tacoma Center (Figure 3). The Downtown 
Tacoma Center is planned to be the highest concentration of urban 
growth found anywhere in the city and within Pierce County. The center 
also is a designated regional growth center providing a focal point for 
new housing and employment for the Central Puget Sound region. The 
Downtown Tacoma Center is considered a high intensity residential and 
commercial use area and it is intended that the downtown center be the 
primary area for new growth and development.  

Relevant goals and policies include:  

General Mixed-Use Centers Goal 
• To achieve concentrated centers of development with appropriate 

multimodal transportation facilities, services and linkages that promote a 
balanced pattern of growth and development, reduce sprawl, foster 
economies in the provision of public utilities and services, and yield energy 
savings (Generalized Land Use Element, Section II). 

Downtown Tacoma Center Policies  
• Encourage maximum development of the downtown with diverse types of 

uses and facilities such as major financial, professional, office, cultural, retail 
and high density residential developments, giving the City of Tacoma a 
recognizable focal point that has continuous, vigorous use and affords 
maximum safety and convenience (LU-MUDTC-1). 

• Recognize the abundance and prominence of historical, cultural, and scenic 
resources within downtown and preserve these unique assets (LU-
MUDTC-2). 

• Encourage quality residential development including high-rise apartments 
and other concentrated housing types that are designed not only to support 
compactness of the center but also to improve the livability of the urban 
area (LU-MUDTC-4) 

The Downtown Element, updated in 2008, provides set of goals, policies 
and actions to realize a healthy, vibrant downtown. Geographically, the 
updated element addresses areas located near the designated MIC, 
including the Dome District and the Thea Foss Waterway. Land-use 
policies primarily affect the Central Business District, supplemented by 

Downtown Element 
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the existing Sub-Area Plans for Dome District and the Foss Waterway. 
The Element identifies four major themes, each supported by goals, 
policies and actions. The four key themes are (1) a balanced healthy 
economy, (2) achieving vitality downtown; (3) sustainable city; and (4) 
city of the arts. While the Downtown Element does not directly address 
the City’s MIC in the Commencement Bay area, it does provide the 
context for planning the MIC vicinity. 

The Tacoma Dome Plan, adopted in 2001, is an element of the Tacoma 
Comprehensive Plan geographically focused around the Tacoma Dome, 
generally to the south of the City’s Commencement Bay MIC. As noted 
above, the Tacoma Dome Plan helped inform the updated Downtown 
Element of the Comprehensive Plan.  

Tacoma Dome Area Plan 

The Tacoma Dome Area Plan includes concepts and implementation 
strategies for developing an efficient, inter-modal transportation center, 
that is intended to guide and promote future growth and redevelopment 
of the Tacoma Dome area over a twenty year timeframe, as specified by 
the GMA. As stated in the plan, the intent of the plan is to integrate 
planned transit improvements in the district and promote the 
transformation of the planning area into a transit-supportive, mixed-
commercial center.  

The Plan envisions a concentration of redevelopment activity in the Core 
Development Area around the Tacoma Dome, which is expected to be 
the focus for new transit-supportive development. The area to the east of 
the Core is envisioned to retain its industrial character and to be 
redeveloped with more employment-intensive industrial uses.  

The Plan includes strategies for improving overall traffic access and 
circulation through the Tacoma Dome area, which must provide for a 
variety of users including local retail customers and employees, local 
residents, freight deliveries to local businesses, freight trips to the Thea 
Foss Waterway area, transit patrons, and event patrons. 

As stated in the Plan, the following strategy has been included to reduce 
the vehicular traffic demand, to improve safety and operations during 
typical conditions (without a large event), and to enhance the 
attractiveness of the area. 

2001 T-8 - Complete the programmed E D Street Grade Separation Project 
improvements. 

These improvements, in conjunction with installing slip-ramps from State Route 509 
onto E D Street, north of the Tacoma Dome area, will greatly increase mobility into 
and out of the Tacoma Dome area. This project will eliminate vehicle and train 
conflicts by vertically separating E D Street, north of Puyallup Avenue. The E D 
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Street project includes enhanced non-motorized access to the Foss Waterway District, 
and should be coordinated with Link light rail improvements on East 25th Street and 
planned E D Street pedestrian improvements. In addition, the existing proposal 
involving installation of slip-ramps from State Route 509 onto E D Street would 
involve one westbound off-ramp and one eastbound off-ramp onto E D Street, which 
would provide greater mobility for general purpose and event traffic within the Tacoma 
Dome area. 

The Economic Development element is s free-standing element of the 
City’s Comprehensive Plan. The element provides a comprehensive 
overview of Tacoma’s economy, sets policy direction for economic 
growth, and identifies strategies, programs and projects to improve and 
expand Tacoma’s economy. The Economic Development element 
establishes the economic vision for the City, stating that “The City of 
Tacoma sees its economic future as one in which it reinforces its role as 
an internationally competitive business center located in the Puget Sound 
region.” To implement this vision, the Economic Development element 
addresses specific actions in five policy areas, including Land Use and 
Development, Infrastructure and Services, Workforce and Education, 
Business Development and Coordination. Actions identified under these 
policy areas that are pertinent to port-related activities are listed below. 

Economic Development Element 

Land Use and Development Action L-1: Ensure an adequate supply of 
developable land. 

Infrastructure and Services Action I-1: Implement capital 
improvement plans that reflect economic development planning. 

Business Development Action B-1: Provide up-to-date information 
and continuous support to local businesses. 

Business Development Action B-4: Promote business climate. 

Coordination Action C-1: Coordinate economic development with 
growth management planning. 

Coordination Action C-2: Take a leadership role in regional planning 
and economic development. 

Coordination Action C-7: Establish broadband linkages to businesses in 
major Asian countries and other locations served by the Port of Tacoma. 

The Adequate Public Facilities and Services section of the Capital 
Facilities element identifies 13 facilities and services that are subject to 
the requirements of the City’s concurrency management ordinance 

Capital Facilities Element 
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because their needs are directly related to growth of the city: roads, 
transit, potable water, electric utilities, sanitary sewer, solid waste, 
stormwater management, law enforcement, fire, emergency medical 
service, schools, parks and libraries. The Capital Facilities element 
provides level of service standards for these facilities. It also identifies ten 
other facilities and services that are not subject to concurrency because 
their needs are not directly related to population growth. These facilities 
include the airport, railway, port facilities, municipal buildings, municipal 
parking facilities, convention facilities, public assembly buildings, 
telecommunications, economic and community improvement, and 
community and human service. The following policies address adequacy 
of capital facilities citywide, including those in the port maritime 
industrial area. 

CF-APFS-1  Public Facilities – Maintain level of service standards 
for each type of public facility and provide capital 
improvements needed to achieve and maintain the 
standards for existing and future populations. 

CF-APFS-2  Concurrency – Ensure that those public facilities and 
services necessary to support development shall be 
adequate to serve the development at the time the 
development is available for occupancy or use, or within a 
reasonable time as approved by the City, without 
decreasing current service levels below locally established 
minimum standards. 

CF-APFS-3  Level of Service – No development shall be approved 
which would result in a reduction in the adopted level of 
service standard for any needed public facility or service. 

The Funding for Capital Facilities section recognizes that funding to 
provide adequate facilities and services can be limited and seeks to pursue 
all available revenue sources, including partnering with existing and 
future developments to cover necessary costs of the services and facilities 
that support them. 

CF-FCF-1  Funding Sources – Review existing revenue sources and 
pursue all available funding sources for the development 
of capital improvement projects in order to optimally use 
limited City resources and meet existing and future needs. 

CF-FCF-2  Funding Responsibilities – Ensure that existing and 
future developments pay for some or all of the costs of 
capital improvements or new facilities that are deemed 
necessary, by reason of their respective developments, to 
reduce existing deficiencies or replace obsolete facilities. 
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The Programming for Capital Facilities section identifies the following 
priority order for allocation of resources: 

1. Remodeling, renovation or replacement of obsolete or worn out facilities 
that contribute to achieving or maintaining standards for established levels 
of service. 

2. New or expanded facilities that reduce or eliminate deficiencies in levels of 
service for existing demand. 

3. New facilities and improvements to existing facilities that eliminate public 
hazards. 

4. New or expanded facilities that provide the adopted levels of service for 
new development and redevelopment during the next six years. If the 
planned capacity of facilities is insufficient to serve all applicants for 
development permits, the projects should be scheduled to serve 
development in the following priority: (a) previously approved permits for 
redevelopment, (b) previously approved permits for new development, (c) 
new permits for redevelopment, and (d) new permits for new development. 

5. New facilities and improvements to existing facilities that significantly 
reduce the operating cost of providing a service or facility or otherwise 
mitigate impacts of facilities on future operating budgets. 

6. New facilities that exceed the adopted level of service standards for new 
growth during the next six years by either providing excess capacity that is 
needed beyond the next six years or providing higher quality facilities than 
usual City design specifications for the facility. 

The following policies that support these priorities are relevant to 
potential capital facilities improvements that would support port-related 
activities. 

CF-PCF-1 Needs Assessment – Evaluate existing public facilities 
and community needs to determine necessary public 
capital improvements. 

CF-PCF-2 Planning, Development and Coordination – 
Coordinate and cooperate with federal, state, regional and 
local jurisdictions, private industry, businesses and 
citizens in the planning, design and development of 
facilities serving and affecting the community. 

CF-PCF-3 Demand Management – Provide conservation and 
demand management programs that reduce the demand 
on public facilities and maximize their levels of efficiency. 

CF-PCF-4 Reassessing Land Use – Ensure that anticipated 
funding is adequate to finance capital facilities and in the 
event that funding is inadequate, make adjustments to the 
level of service standards, the land use element, the 
sources of revenues, or any combination, to achieve a 
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balance between available revenue and needed capital 
facilities. 

CF-PCF-5 Fiscal Impacts – Consider the fiscal impacts of major 
public projects or projects involving the expansion of 
capacity or service areas as a major factor in the selecting 
and budgeting of capital projects. 

The Maintenance section addresses the importance of making the highest 
use of existing facilities. 

CF-MCF-1 Operational Efficiency – Encourage the development 
of capital improvement projects which improve the City's 
operational efficiency or reduce costs by increasing the 
capacity, use, and/or life expectancy of existing facilities. 

CF-MCF-3 Maintenance First – Consider maintenance, 
replacement, rehabilitation or reuse of existing facilities to 
meet the projected needs before planning for major 
investments in new facilities. 

The Economic Development and Neighborhood Revitalization section 
identifies the link between capital facilities planning and economic 
development, and recognizes that inadequate infrastructure and services 
can be an economic deterrent. The following policies are relevant to 
capital facilities that support port-related activities. 

CF-EDNR-1 Economic Improvements – Encourage projects which 
stimulate the economy by expanding employment 
opportunities, strengthening the tax base or providing for 
private investment opportunities. 

CF-EDNR-4 Conservation and Preservation – Emphasize capital 
improvement projects which promote the conservation, 
preservation or revitalization of commercial, industrial, 
residential, and natural habitat areas of the city. 

CF-EDNR-5 Physical Improvements – Initiate and encourage 
programs that improve and maintain the physical 
environment of the business community. 

CF-EDNR-6 Public-Private Partnerships – Encourage public-private 
partnerships to finance infrastructure and capital facilities 
which foster economic development and fulfill mutual 
interests of the public and private sectors. 

CF-EDNR-11 Manufacturing/Industrial Centers – Identify and 
implement infrastructure improvements which enhance 
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the viability and attractiveness of manufacturing/ 
industrial centers and stimulate growth of new and 
existing manufacturing and industrial businesses. 

The Location and Design of Capital Facilities section indicates that 
facilities and services, including those facilities that are difficult to site, be 
distributed equitably throughout the community, and that they be located 
and sited in a way that is of most benefit to the community. 

CF-LDCF-1 Siting of Facilities – Consider land use compatibility, 
capital facility needs and financial costs when siting 
essential public facilities. 

CF-LDCF-2 Energy Conservation – Stress projects which are energy 
efficient or enhance energy conservation efforts by the 
City and its residents. 

The Land Use and Transportation section of the Transportation element 
recognizes the fundamental link between the Land Use and 
Transportation elements; and states the importance of balancing 
community desires with federal, state, regional and local standards for 
functionality, safety, service and efficiency.   

Transportation Element 

T-LUT-1 Land Use Considerations – Development, expansion, 
or improvement of transportation facilities should be 
coordinated with existing and future land use patterns and 
types of development. 

T-LUT-4 Support Economic Bases – Give high priority to those 
transportation facilities that provide the greatest 
opportunity to serve and support the existing economic 
bases and will aid the City in attracting new investments. 

T-LUT-6 Concurrency – Ensure that the City’s transportation 
network adequately serves the existing and projected land 
use developments. 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. 

The Multimodal System section states the importance of having a 
transportation system that accommodates safe and efficient movement of 
people and goods; and recognizes that freight mobility and access are 
critical to Tacoma’s economic development. 

T-MS-3 Inter-Modal Conflict – Support programs, regulations, 
and design standards that separate at-grade crossing 
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conflicts to increase safety and to increase the capacity 
and timeliness of both over-land and rail freight. 

T-MS-6 Moving Freight – Maintain Tacoma as a primary hub 
for regional, Alaskan, and military goods movement and 
as a gateway to national and international markets. 
Support the integrated development and operation of air, 
trucking, rail, and water 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. 

T-MS-10 Encourage Transit Ridership to 
Manufacturing/Industrial Centers – Encourage transit 
ridership to and from manufacturing/industrial centers by 
implementing pedestrian improvements near transit 
stops, outreach to industrial employers and working with 
Pierce Transit to improve the frequency and location of 
transit service between high density residential areas and 
manufacturing/industrial areas. 

T-MS-11 Truck Movement and Infrastructure Design – 
Identify and address areas within 
manufacturing/industrial centers where efficient truck 
access and circulation is hindered by infrastructure gaps 
and inadequate design; ensure future transportation 
improvements address the needs of large trucks. 

T-MS-14 Minimize Conflicts in Manufacturing/Industrial 
Centers – Design non-motorized 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. 

The Environmental Stewardship section specifies that the 
implementation of transportation projects will not greatly impact the 
quality of the environment or worsen existing conditions; and will 
contribute to the City’s overall efforts in addressing issues related to 
global warming and climate change. 

T-ES-1 Minimum Environmental Disruption – Ensure 
environmentally sensitive design and management of the 
transportation system to minimize the disruption of 
natural and desirable manmade elements of our 
environment. 
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T-ES-2 Noise and Air Pollution – Encourage the reduction of 
noise and air pollution from various modes of 
transportation; promote the use of alternative fuels for 
vehicles; and ensure the City of Tacoma meets ambient 
air quality standards. 

The Financing and Funding Sources section emphasizes investment in 
the preservation of existing transportation facilities, seeks to identify 
funding from a variety of sources, and emphasizes cost saving strategies 
and efficiencies. 

T-FFS-1 Reliable Financing – Ensure adequate procedures are in 
place for the purposes of jointly funding, from public and 
private sources, transportation system improvements 
necessitated in whole or in part by developments and 
growth within the City. 

T-FSS-3 Transportation Funding for 
Manufacturing/Industrial Centers – Support priority 
funding for strategic transportation investments that 
improve freight mobility within manufacturing/industrial 
centers. 

The Intergovernmental Coordination and Citizen Participation section 
emphasizes utilization of best practices and tools for greater regional 
coordination, and to address specific needs of neighborhoods. 

T-ICCP-1 Intergovernmental Coordination – Coordinate with 
federal, state, regional, and local agencies to assure a 
planned and coordinated regional transportation system. 

T-ICCP-3 Funding Coordination – Coordinate with jurisdictions 
at local, regional and state levels, the state legislature and 
the private sector to increase overall funding and provide 
for reliable financing of growth related transportation 
improvements. 

T-ICCP-4 Citizen Participation – Ensure citizen participation in 
all transportation planning to accommodate their needs 
and desires. 

In addition to the general goals and policies, the Transportation element 
establishes “Project Selection and Evaluation Criteria” for prioritizing 
transportation projects. One of the criteria is “Enhance Freight 
Mobility,” for which projects located within the “Port Area” or any other 
highly industrialized areas of the city receive additional priority weight. 
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The Thea Foss Waterway Design and Development Plan (The Foss Plan) 
is the City’s blueprint for the future of the Waterway. It establishes public 
policy and design guidelines for all new public and private development 
in and surrounding the Thea Foss Waterway. The Foss Plan promotes 
public access to the shoreline while providing a strong connection from 
the Waterway to other parts of the City and beyond. The Foss Plan was 
most recently amended in 2005 and is an element of the City’s 
Comprehensive Plan and the Master Program for Shoreline 
Development.  

Thea Foss Waterway Design and Development Plan 

Recently, the Planning Commission recommended and the City Council 
directed that a comprehensive review of the Thea Foss Waterway 
development planning, including The Foss Plan and the Shoreline Master 
Program (SMP) S-8 Shoreline District policies and regulations, be 
undertaken to address land use compatibilities, future development and 
uses, design standards, transportation needs, environmental concerns, 
economic viability and other issues. The City is currently updating the 
Thea Foss Waterway Design and Development Plan, which will be 
closely coordinated with the SMP Update effort. The following 
summarizes existing Plan components, recognizing that the ongoing 
update will result in revisions to the existing Plan. 

The existing Thea Foss Waterway Design and Development Plan 
emphasizes five primary components: 

1. A comprehensive Circulation component that improves public access and 
utilization of the waterfront. It includes a continuous waterfront pathway 
system, links between downtown and the Waterway, and integrates 
pedestrian, bicycle, automobile, and public transportation systems. 

2. A Shoreline Use component that identifies special development, recreation, 
and public access opportunities on the Waterway and promotes uses that 
are water-related and that allow public enjoyment of the shoreline while 
providing shoreline protection with environmentally appropriate 
landscaping, riprap, or other appropriate protection. A key aspect of this 
component is acknowledging the environmental concerns related to 
shoreline restoration, cleanup, and water quality. 

3. An Urban Design and Development component that upgrades the quality 
of development along the Waterway, adds visually attractive qualities, 
unifies design identity, and emphasizes a character compatible with the 
variety of commercial businesses, recreational activities, and historic 
resources and maritime businesses. 

4. An Environmental Quality component that acknowledges the specific 
cleanup actions required to take place prior to development along the 
Waterway including improvements of water quality and habitat 
enhancement. 

5. A Marine Facilities component that encourages and supports access, 
boating, and marine character along the Thea Foss Waterway. 
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The Foss Plan primarily addresses the west side of the Waterway with the 
understanding that more immediate and significant changes are oriented 
to the west side. Proximity to the central business district, the Tacoma 
Dome, and the industrial area make this a key destination and connection 
point for the City. Plan policies address circulation and public access, 
shoreline use, parks and open spaces, visual qualities and environmental 
quality. The overall vision is to create an attractive and vibrant 
neighborhood that has successfully transitioned from mostly industrial 
uses to more people-oriented mixed uses. Plan policies are focused on 
actions that will promote this transition. 

West Side of Thea Foss Waterway 

The east side of the Waterway differs from the west side of the Waterway 
in that it contains active industrial and commercial development. The 
long-range intent for the east side is to encourage a transition to mixed-
use commercial, marinas, retail, and office uses including residential and 
hotel/motel uses south of 11th Street. However, the plan recognizes 
existing industrial and terminal uses and allows their continuation until 
market conditions drive higher uses. 

East Side of Thea Foss Waterway 

Neighborhood Councils 
The City of Tacoma formed the following eight Neighborhood Councils 
in the city in 1992: 

• Central Neighborhood 
• Eastside Neighborhood 
• New Tacoma Neighborhood 
• Northeast Tacoma Neighborhood 
• North End Neighborhood 
• South End Neighborhood 
• South Tacoma Neighborhood 
• West End Neighborhood 

The Neighborhood Councils developed Neighborhood Action Strategies, 
which are a compilation of actions important to residents for the 
maintenance and improvement of the quality of life in their respective 
neighborhoods. A strategy is developed through the partnership efforts 
of each respective Neighborhood Council, the City of Tacoma and other 
organizations with an interest in a given neighborhood. The Strategy is a 
working document that reflects neighborhood priorities that must be 
balanced with citywide responsibilities before implementation. Although 
Neighborhood Action Strategies are not part of Tacoma’s 
Comprehensive Plan, they can make recommendations for changes to 
the Comprehensive Plan. These documents also recommend a broad 
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range of actions including specific projects, regulation changes, programs, 
neighborhood improvements, organizational activities and other types of 
recommendations.  

The primary purpose of the Neighborhood Element is to provide a 
vision and policies unique to each neighborhood in the context of the 
City’s overall growth and development vision. The neighborhood vision 
and area policies supplement other policies of the Comprehensive Plan 
and provide more specific guidance for land use decisions. The purpose 
of this element of the Comprehensive Plan is to provide neighborhoods 
with an additional tool to guide development. If a conflict arises between 
policies found in the Neighborhood Element and a citywide policy, the 
neighborhood policies shall prevail. The Neighborhood Element 
provides the community profile, area vision, subarea description, and 
goals and policies for each of the eight neighborhoods. 

Neighborhood areas that include and are adjacent to the Commencement 
Bay Tideflats include the New Tacoma Neighborhood and the Northeast 
Neighborhood. The visions and strategies for each of these 
neighborhoods are described below. 

The New Tacoma is bounded by Marine View Drive and Hylebos 
Waterway to the east; S L Street to the west; N 5th and Schuster Parkway 
to the north; and I-5 to the south. Within these boundaries, the following 
neighborhood areas have been identified: Dome District, Downtown 
Business District, Hillside Neighborhood, Midtown Neighborhood, Port 
Industrial Area, Stadium, Wright Park, Hawthorn, Carr Hill, and Lower 
Pacific Avenue.  

New Tacoma Neighborhood Council 

This neighborhood council is bounded by the Northeast Tacoma, 
Eastside (ENACT) Neighborhood Council, North End, and Central 
Neighborhood Council areas. In several instances, they share common 
boundaries and collaborate in joint projects.  

This area’s vision is optimistic, and includes a variety of issues and 
concerns as the City of Tacoma moves forward in addressing the 
economic vitality, housing, mixed uses of existing structures, art, culture 
and tourism, international trade, social service related activities, 
educational opportunities, waterfront developments, transportation, and 
infrastructure improvements that make Tacoma the No. 1 “Wired City” 
in America.  

Area Vision 

The vision is to create a blueprint for public-private investments to 
address the needs and concerns of a community in transition, while 
keeping in mind how the area relates to other areas of the city. Tacoma, 
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as an international city and a major player in the Puget Sound area, must 
focus its attention to a more comprehensive approach to meeting the 
needs and demands that complement this development effort. The vision 
can be best achieved by revisiting and utilizing existing plans and 
documents, developing implementation strategies based on realistic goals, 
and establish a policy of inclusiveness for all the citizens of Tacoma.  

The Northeast Tacoma Neighborhood is a largely residential 
neighborhood located west of the Hylebos Waterway and including the 
steep bluffs rising above Marine View Drive. The Northeast 
Neighborhood Council has developed a neighborhood vision and action 
strategy, as described in the Neighborhood website

Northeast Tacoma Neighborhood Council 

2: 

A low-density residential district with limited commercial and multifamily 
development, focusing on the automobile for transportation, with access 
to recreational activities, open space as well as basic public and private 
facilities and services. 

Area Vision 

The neighborhood action strategy is designed to maintain and enhance 
this area vision through public and private actions that address 
community needs and concerns. The strategy emphasizes: 

(a) The preservation of remaining open space, steep slopes and other natural 
areas; 

(b) The development or improvement of arterial streets along with other manes 
of circulation within Northeast Tacoma and in accessing other areas; and 

(c) The development or expansion of public facilities and services to meet the 
community’s growing population. 

Shoreline Master Program 
The City of Tacoma Shoreline Master Program (SMP) is a result of 
Washington State legislation requiring all jurisdictions to adequately 
manage and protect shorelines of the state. The SMP establishes goals 
and guidelines for uses within 200 feet of the Ordinary High Water Mark 
(OHWM); this 200-foot wide area is termed the “shoreline jurisdiction.” 
The SMP goals relate to the use, restoration, conservation, economic 
development, public access, history/culture/education, recreation, and 
water quality within the shoreline jurisdiction. The Tacoma Shoreline 
Master Program includes goals, policies and development regulations for 

                                                 

 

2 http://netacoma.net/default.aspx 
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all shoreline areas including Commencement Bay and its waterways, the 
Narrows, and Wapato Lake.  

In 2003, the Department of Ecology (DOE) issued new guidelines to 
assist local governments in meeting the State requirement to conduct a 
comprehensive review and amendment of a Master Program for 
Shoreline Development. The guidelines outline procedural steps and 
substantive requirements that must be met.  

The City is currently updating the 1996 SMP, which includes re-
evaluation of all shoreline policies, designations and regulations and 
based upon scientific and technical information to assure no net loss of 
shoreline ecological functions while providing for water-related uses 
within shoreline areas. The Planning Commission is overseeing the 
update of the program and is expected to make a recommendation to the 
City Council in late 2010. 

The City’s SMP establishes 14 distinct shoreline districts. Each district 
has shoreline environment designations, management policies, and use 
regulations applicable to properties in that district. The SMP also 
establishes a system to classify shoreline areas into specific “environment 
designations.” The purpose of shoreline environment designations is to 
provide a uniform basis for applying policies and use regulations within 
distinctly different shoreline areas. Generally, environment designations 
should be based on biological and physical capabilities and limitations of 
the shoreline, existing and planned development patterns, and a 
community’s vision or objectives for its future development. The City’s 
SMP establishes three environment designations: Natural, Conservancy, 
and Urban. The shoreline environment of the Port Industrial area is 
Urban.  

Summary of Existing SMP 

Portions of the Port's waterfront property on Commencement Bay are 
included within the S-8, S-9, S-10, S-11, and S-12 Shoreline Districts – 
(Figure 4) future permitted use activities within each district, as stated in 
the SMP, are described below.  

http://www.ecy.wa.gov/�
http://www.cityoftacoma.org/Page.aspx?hid=2240�
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• S-8 - Thea Foss Waterway – The intent of this district “is to improve the 
environmental quality of Thea Foss Waterway; provide continuous public 
access to the Waterway; encourage the reuse and redevelopment of the area 
for mixed-use pedestrian-oriented development, cultural facilities, marinas 
and related facilities, water-oriented commercial uses, maritime activities, 
water-oriented public parks and public facilities, residential development, 
and waterborne transportation; and to encourage existing industrial and 
terminal uses to continue their current operations and leases to industrial 
tenants.”  
The greatest reuse and redevelopment potential of Thea Foss Waterway is 
for mixed-use development, including cultural facilities, residential, marinas, 
water-oriented commercial, waster-oriented public park, and public facilities 
development, and waterborne transportation. The waterfront and proximity 
to the downtown offer a combination which should be utilized in 
developing a transition area with unique character. In order to achieve this, 
many improvements will need to be undertaken including a beautification 
program, changes in land use, and the addition of recreational facilities. In 
other words, a complete renewal of the area is necessary, maintaining only 
those facilities which are compatible with the desired character. 
The east side of the waterway contains active industrial and commercial 
development. The long-range intent of the plan is to encourage a transition 
to mixed-use development, but allow existing industrial uses to remain and 
provide for new industrial uses in appropriate locations. 

• S-9 - Puyallup River – The intent of this district “is to permit recreational 
development of the riverfront while allowing industrial development of 
adjacent upland areas, and to encourage continued preservation of Clear 
Creek, its associated wetlands, and related ecosystems. The Puyallup River 
is a shoreline of statewide significance. Primary consideration shall be given 
to the effects of proposed development on the statutory preferred uses of 
such shorelines.” 
Increasing industrial development may fill much of the area adjacent to the 
diked Puyallup riverfront within the city. Special use should be made of 
remaining local and federal properties to take advantage of the unique 
recreation advantages offered by a generally undeveloped riverfront in an 
urban setting. A study for pedestrian and bicycle trails along the dike should 
be undertaken. 

• S-10 - Port Industrial – The intent of this district “is to allow the 
continued development of the Port Industrial Area, with an increase in the 
intensity of development and a greater emphasis on terminal facilities within 
the City. The Puyallup River is a shoreline of statewide significance. Primary 
consideration shall be given to the effects of proposed development on the 
statutory preferred uses of such shorelines.” 
Future use activities in the Port Industrial Area are expected to remain the 
same, with an increase in the intensity of development and greater emphasis 
on terminal facilities within the City. 

• S-11 - Marine View Drive South and S-12 - Marine View Drive North – 
The intent of the S-11 district “is to permit the development of water-
related parks, open space, and recreation facilities, and to allow 
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development of marinas and related facilities, water-oriented commercial 
uses, and residential uses.”  
The intent of the S-12 district “is to permit the development of water-
related parks, open space, and recreation facilities, and allow development 
of marinas and related facilities, water-oriented commercial uses, and 
residential uses. Any applicant for hillside development or site grading shall 
include slope stability analyses to prove the feasibility of such project.” 

These areas should be developed in mixed public and private use, including 
residential uses, with emphasis on public shoreline acquisition, for 
development of water-oriented parks, open space and recreational facilities, 
within limits of community desire and financial capacity. Private water-
oriented uses are subject to compliance with shoreline development 
policies, and design and performance standards. 

These designations are adopted by ordinance and codified as Chapter 
13.10 of the Tacoma Municipal Code, which is discussed below.  

Municipal Code 
The Tacoma Municipal Code (Title 13, Land Use Regulatory Code) 
includes the zoning designations within the City. The primary land use 
designation in the area is the Port Maritime and Industrial (PMI) 
designation and is found in the Commencement Bay Tideflats and 
surrounding area. Other surrounding areas are designated M2 - Heavy 
Industrial District. (Figure 4 ) and M1 - Light Industrial District. 

The Municipal Code includes development standards for each of the 
zoning districts described below, including building envelope standards 
(building height limits, lot area, width and coverage, and setbacks), 
building design standards, landscaping and/or buffering standards, as 
well as lighting, parking, loading, and signage standards and requirements. 

The PMI designation is intended to allow all industrial uses, and the Port 
of Tacoma facilities comprise the majority of these uses in the district. 
Current uses within this district are marine and industrial uses, including 
shipping terminals, container and intermodal yards, chemical 
manufacturing and distribution, forest product operations, warehousing, 
cargo storage, and ship building/repair uses. According to the Code, the 
area “is characterized by proximity to deepwater berthing; sufficient 
backup land between the berths and public rights-of-way; 24-hour 
operations to accommodate regional and international shipping and 
distribution schedules; raw materials processing and manufacturing; uses 
which rely on the deepwater berthing to transport raw materials for 
processing or manufacture, or transport of finished products; and freight 
mobility infrastructure, with the entire area served by road and rail 
corridors designed for large, heavy truck and rail loads (TMC 
13.06.400.B).”  

Port Maritime and Industrial District 
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The M2-Heavy Industrial District designation is intended to allow most 
industrial uses. The impacts of these industrial uses include extended 
operating hours, heavy truck traffic, and higher levels of noise and odors. 
This classification is only appropriate inside Comprehensive Plan areas 
designated for medium and high intensity uses.  

M2 – Heavy Industry District 

This district is intended as a buffer between heavy industrial uses and less 
intensive commercial and/or residential uses. This classification is only 
appropriate inside Comprehensive Plan areas designated for medium and 
high intensity uses. 

M1 – Light Industrial District 

TMC Section 13.10 includes the Shoreline Designations for the City, 
which implements the City of Tacoma’s Shoreline Master Program. The 
Tideflats area lies within the shoreline designations described under the 
Shoreline Master Program discussion, above. The environmental 
designation for all of the Port’s Shoreline Districts is “urban” – and as 
defined in the Code, “the urban environment designation is designed to 
ensure optimum utilization of shorelines within urbanized shoreline 
areas” (TMC 13.10.030). This chapter contains substantial development - 
permitted and conditional uses and development activities, as well as 
development standards for each designation. 

Shoreline Designations 

Critical Areas Ordinance 
Washington State’s Growth Management Act (Chapter 36.70A RCW) 
requires all cities and counties to identify critical areas within their 
jurisdictions and to formulate development regulations for their 
protection. The City defines and identifies critical areas in its 
Environmental Critical Areas Ordinance, within Chapter 13.11 of the 
Tacoma Municipal Code. The City’s Comprehensive Plan contains a 
series of maps identifying environmentally critical areas within its 
jurisdiction. Environmentally critical areas mapped by the City include: 
streams, wetlands, critical fish and wildlife habitat areas, habitat zones, 
flood hazard areas, aquifer recharge and wellhead protection areas, 
seismic (earthquake) hazard areas, slopes, erosion hazard areas, landslide 
hazard areas, and volcanic hazard areas. The Tideflats and surrounding 
areas includes the following critical areas: 

Small wetland areas are scattered throughout the tideflats area. 
Wetlands 

A modified slope stability designation, extends north from about Lincoln 
Avenue to Commencement Bay. An intermediate slope designation is 

Slopes 
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located on the slope rising from Marine View Drive to the east and a 
modified slope stability designation is found along Dock Street, west of 
the Thea Foss Waterway. 

Small habitat areas are found scattered throughout the tideflats area. 
Habitat areas restored by the Port of Tacoma in this area include: 

Habitat Areas 

Clear Creek is a tributary to the Puyallup River and a site originally 
purchased by the Port in 1994.  The site totals approximately 17 acres, 
most of which counts towards Port mitigation efforts. 

Clear Creek 

• Phase 1

Finally, an infiltration system, an outlet channel, bridge, and sluice gate were 
constructed to insure that water flows freely into and out of the 
pond/wetland complex. 

. This phase provides approximately 10 acres of restored wetland 
and aquatic habitat as compensation for areas impacted by the project.  In 
addition, the Port removed abandoned buildings, cleaned up debris, and 
planted native vegetation within the site to provide habitat along the 
Puyallup River.  

• Phase 2

Both sites are well established and have proven effective in providing 
spawning and rearing habitat for salmonids as well as multitudes of birds 
and mammals.  Stewardship activities include minor control of invasive 
plants, minor replanting, trash removal and cleaning and maintenance of 
the tide gate. 

. Phase 2 added approximately 7 acres to the successful Phase 1 site 
and provides the similar benefits.   

The Gog-Le-Hi-Te mitigation area is a series of current and planned 
wetlands stretching from Lincoln Avenue to SR 509 on the eastern shore 
of the Puyallup River.  As these wetlands get built out a multi-decade 
vision of both the Port and the Puyallup Tribe of Indians is coming to 
fruition in providing valuable salmonid habitat in the lower Puyallup.  
This area is also a former City of Tacoma landfill and thus tends to be 
very expensive to excavate when developing wetland sites.  All phases 
combined total approximately 26 acres.   

Gog-Le-Hi-Te Wetlands 

Gog-Le-Hi-Te 1 and the area known as the Appendix are a combined 5.1 
acre site located southwest of Lincoln Avenue abutting the Puyallup 
River.  These sites contain areas of forested wetlands, grassland, cattail 
marsh and swamp, and an inter-tidal area with emergent marsh, mud flats 
and channels connecting the marsh to the Puyallup River through a 
breach in the flood levee.  It is an important and productive wildlife 
habitat occupied by numerous types of plants and animals, including 

Gog-Le-Hi-Te 1 and Gog-Le-Hi-Te 1 Appendix 
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waterfowl, fish (both adult and juvenile), insects, and small amphibians, 
reptiles and mammals.  Wetlands of this type provide a nurturing 
environment for juvenile salmon, which are a significant part of 
Washington's wildlife and listed as an Endangered Species. The Tahoma 
Audubon Society has recorded over 118 different types of migratory and 
resident birds at the wetland and red fox have been seen in the area. 

These wetlands include viewing areas for use by the public.  Stewardship 
activities include removal of trash and invasive species, minor replanting 
and maintenance of the access road, parking lot and public viewing stand. 

This 6.22 acre inter-tidal wetland was constructed in 2007. The total site 
is 8.38 acres. It is designed similarly to Gog-Le-Hi-Te 1 and provides 
similar functions and benefits. It is currently in an early successional stage 
and provides an interesting contrast to Gog-Le-Hi-Te 1.  There is 
currently a mix of native plants installed by the Port and invasive species 
which are being controlled by the Port through its site contractor.   

Gog-Le-Hi-Te 2 Phase 1 

(Underway, expected completion date of Spring 2011). This habitat site is 
comprised of five separate projects to fulfill current or future habitat 
restoration requirements, designs took into account all available area to 
provide the greatest environmental benefit and functions. When 
restoration is complete, the property will provide about 23 acres of 
freshwater and intertidal marsh, forested upland and riparian habitat 
along Hylebos Creek. The five elements include: 

Hylebos Marsh  

• About 14 acres of freshwater and intertidal marsh, buffers, forested upland 
and riparian habitat  

The site connects to other, larger habitat restoration areas and provides 
greater value to the salmon-bearing Hylebos Creek area. 

• About 3 acres of upland buffer with native plants and additional wetlands 
and wetland buffer habitat 

• About 1 acre of tidally influenced marsh habitat and buffer 
• 2 acres of vegetated habitat  

Hylebos Creek Future Habitat 
• About 2.4 acres of tidally influenced marsh habitat  
• Completion date to be determined by future development  

Other habitat areas are identified along the slope above Marine View 
Drive and Dock Street. 
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In general, before development is allowed in or immediately adjacent to 
mapped critical areas, detailed technical studies must be conducted as 
part of the permit process to address specific standards relating to site 
characteristics and facility design. Applications for permit decisions 
pertaining to critical areas require review by the City’s Land Use 
Administrator. Requests for exemptions from critical areas regulations 
may also require written review by the Administrator as specified in TMC 
Section 13.11.140.  

Port of Tacoma 

Comprehensive Scheme of Harbor Improvements 
Port districts in Washington are required (RCW 53.20) to prepare and 
update a Comprehensive Scheme of Harbor Improvements (CSHI) 
which describes the development goals for the Port. CSHI documents 
are conceptual or programmatic in nature and do not provide specific 
design details about individual projects. The CSHI also defines the 
geographic boundaries within the Port District where facilities 
development and industrial improvements will occur. The CSHI can also 
be periodically amended to expand the geographic limits of the Port 
District to support specific improvement projects. 

The current Port of Tacoma CSHI was amended in 2009. The 2009 
amendments to the CSHI consolidate previous amendments to the 
scheme, define the Port’s planning boundary within Pierce County, and 
help align the CSHI with the Puget Sound Regional Council, Pierce 
County Regional Council, and City of Tacoma Manufacturing and 
Industrial Center designations and zoning. Ultimately the CSHI specifies 
the intent to plan for a diversity of growth opportunities for its core 
businesses within its geographic planning area.  

The CSHI specifies the Port’s overall vision as: “To be the most efficient 
global gateway in North America, a catalyst for community vitality, a 
steward of our environment, and a source of regional pride.”  

The CSHI also includes the following mission statement: “To create 
sound economic growth in Pierce County and Washington state.”  

The Port of Tacoma’s goals as stated in the CSHI are:  

• To be the most efficient and reliable intermodal gateway in North America. 
• To be a leader in conducting business in a way that protects our 

environmental quality. 
• To serve our customers, employees, vendors, partners, and community 

through a diverse team and a constructive culture. 
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• To be a catalyst for generating 15,000 additional jobs in Pierce County at 
wage rates 15 percent higher than the state average between 2004 and 2012. 

• To achieve these goals through partnerships with labor and other 
stakeholders. 

The CSHI includes growth projections for the Port through an estimate 
of cargo growth based on existing and future West Coast cargo 
projections and growth in Asian trade. As expressed in the CSHI, these 
projections indicate the need to “to continue to purchase, clean-up, 
develop and improve lands for industrial uses; and in Western 
Washington transportation infrastructure development will directly 
sustain and grow commerce activities and employment.” 

City of Fife 

Comprehensive Plan 
The City of Fife Comprehensive Plan was originally adopted in 1996 and 
has been updated in 2005. Amendments to the plan are made once a 
year, with the most recent revisions occurring in December 2009.  

The Comprehensive Plan includes goals and policies intended to provide 
direction for the future growth, development and improvement of the 
City over a twenty year timeframe as specified by the GMA. The plan 
contains the five primary elements mandated by the GMA: land use, 
transportation, housing, capital facilities, and utilities. In addition, the 
plan also presents other general elements for: parks and recreation and 
economic development.  

The City of Fife adjoins the south edge of the tideflats area in the vicinity 
of Pacific Highway E, extending east to the vicinity of 54th Avenue E. 
The Comprehensive Plan designates this area for industrial, business 
park, regional commercial and neighborhood commercial uses. 

Following is a summary of relevant goals and policies contained within in 
the Land Use Element: 

• Goal 3 – Provide for a balance between residential, and 
commercial/industrial growth. 

Land Use Goals, Policies, and Implementation Strategies 

• Policy 3.1 – Maintain specific development regulation policies and plans 
that will result in more balance between residential, commercial, and 
industrial land use activities in the City. 
− Implementation 3.1.3 – Buffer new small lot single family residential, 

low density single family residential, and medium density residential 
future land use designations from existing and new Industrial land use 
designations by high density residential or mixed medium density 
residential/commercial land use designations. 



City of Tacoma Comprehensive Plan  Draft White Paper #1 
Container Port Element Page-42 April 2011 
 

• Goal 10 – Maintain and update as necessary of development/design 
standards for commercial and industrial areas. 

• Policy 10.3 – Keep ingress and egress into commercial and industrial sites 
to a minimum and designed to minimize traffic impediments to the area. 
Where practical, encourage shared ingress and egress points to limit the 
number of curb cuts in a commercial area. 

• Goal 12 – Encourage the development of quality industrial areas through 
master planning. 

• Policy 12.1 – Require new industrial areas to develop according to a master 
site plan and include such features as open space, landscaping, integrated 
architecture and signs, and traffic control. 

• Policy 12.2 – Retain in large parcel sites lands designated for industrial uses 
until a plan for development is proposed. 
− Implementation 12.2.1 – Modify the subdivision ordinance to include 

a provision for specific review of development of large industrial 
parcels. 

Zoning Designations 
South of SR 509, in the City of Fife, land is zoned for industrial (I), 
business park (BP), regional commercial (RC), and neighborhood 
commercial (NC) uses. 

This district is intended to provide appropriate areas for a broad range of 
industrial activities that are complimentary and not detrimental to 
neighboring commercial and residential districts. Industrial activities may 
be required to participate in a planned development in order to achieve a 
quality, campus-like environment. The district’s uses include assembling, 
distributing, manufacturing, packaging, warehousing, research and related 
administrative and commercial activities. 

I – Industrial District 

The business park district is intended to provide for areas characterized 
by a mix of relatively small, limited light manufacturing uses, product 
assembly and wholesale trade; business and professional services; 
research, business and corporate offices; and limited retail and 
commercial uses. This district is further intended to encourage planned 
developments, featuring significant open space and landscaping, 
integrated architecture and signage and unified ownership and 
management. Intended uses shall be indoors and are generally devoid of 
nuisance factors and hazards. 

BP – Business Park District 

This district is intended to provide for retail, service and office uses 
which primarily serve the businesses, tourists and general population of 
the Puget Sound region. The district is further intended to provide for a 

RC – Regional Commercial District 
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variety of housing densities and types. The uses are intended to exist in a 
compatible and complementary manner with surrounding uses and 
districts. Street-based store frontages and plazas are encouraged in order 
to provide for a pedestrian atmosphere. 

This district is intended to provide for an area with compatible 
commercial and residential uses. Intended uses include professional 
offices, low intensity retail establishments, and a variety of housing 
densities and types. The commercial uses are intended to have a relatively 
small customer base. The uses are intended to be along streets designated 
as collector arterial or lower. Pedestrian-oriented storefronts are 
encouraged. 

NC – Neighborhood Commercial District 

Puyallup Tribe 
The Puyallup Tribe owns parcels on the Blair Hylebos peninsula in the 
Commencement Bay Tideflats area. Based on consultation with a tribal 
representative3

                                                 

 

3 Verbal communication with Andrew Strobel, Puyallup Tribe of Indians. September 21, 
2010 

, there are no adopted policies for future use of these 
parcels.  
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IV. TRANSPORTATION 
This section documents the existing freight transportation operating 
conditions, constraints and opportunities at the Port and within the 
Tacoma Tideflats area. The sources for the information presented in this 
section are reports that have been previously prepared for the City and 
Port, capital facilities and transportation-program documents prepared by 
the City, facility information provided by the Port, as listed in the 
References section at the end of this document. 

Roadway Network 
The following sections describe the existing roadway network serving 
Tacoma’s industrial Tideflats area and specifically the Port. Descriptions 
of regional highways, local heavy haul routes, traffic operations, and truck 
operations are presented.  

Regional Highways 
The following state highways provide regional access to and from the 
Port as well as the larger industrial Tideflats area (Figure 5):  

• SR 509 is located within the industrial Tideflats area. It provides an east-
west connection between properties along the east side of the Blair 
Waterway through the Tideflats area and west to Downtown Tacoma.  

• I-5 is located along the south portion of the Tideflats area, and can be 
directly accessed using Port of Tacoma Road, 54th Avenue E, and Portland 
Avenue. It provides an interstate connection along the west coast, 
stretching between the US borders with Canada and Mexico. It also 
connects to cities that include Seattle, Portland, Sacramento, Los Angeles, 
and San Diego. I-5 provides direct connection between the Tideflats area 
and I-90, which is located approximately 30 miles to the north where its 
western terminus is located in Seattle. I-90 provides transcontinental 
freeway connection between Seattle and Boston. 

• SR 167 is the primary freeway connecting the Kent and Puyallup River 
valleys to the Seattle/ Tacoma/Bellevue metropolitan area. The original 
planned route for the highway extended from Renton to Tacoma, but 
construction of the route stopped near Puyallup in the 1980s. The freeway 
connection to Tacoma was never completed.  

• SR 99 (Pacific Highway) is located south of the Tideflats area, between 
SR 509 and I-5. While its does provide a regional connection between 
Tacoma and Everett, along the south edge of the Tideflats area, it functions 
as a major east-west arterial within the City of Fife.  
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In 1998, the Washington State Legislature passed Highways of Statewide 
Significance (HSS) legislation (RCW 47.06.140). Highways of Statewide 
Significance promote and maintain significant statewide travel and 
economic linkages. The legislation emphasizes that these significant 
facilities should be planned from a statewide perspective, and thus they 
are not subject to local concurrency standards. In the Port vicinity SR 
509, SR 167, and I-5 all have HSS designation. SR 99 is a non-HSS 
facility.4

Local Roads 

  

The Port and larger Tideflats area are served by a system of local roads 
that support internal circulation, and also provide access to the regional 
highway system. The City of Tacoma has defined the following road 
corridors as “Heavy Haul Routes” within the Port area (Figure 6):5

• Alexander Avenue, East 11th Street, Taylor Way, 54th Avenue E – This 
is the primary corridor through the Blair Peninsula, and provides direct 
connection to I-5 at the 54th Avenue E interchange in the City of Fife. 

 

• Port of Tacoma Road – This is the primary corridor through the Central 
Tideflats Peninsula, and provides direct connection to I-5 at the Port of 
Tacoma Road interchange in Fife. The Husky Terminal (Terminal 4), 
Washington United Terminals, Blair Terminal, and Olympic Container 
Terminal all have direct access to this road. 

• E 11th Street, between Milwaukee Road and Port of Tacoma Road – 
Provides connection to Port of Tacoma Road from the APM Terminals, 
Olympic Container Terminal, and other port development on the Central 
Tideflats Peninsula. 

• Lincoln Avenue, between Portland Avenue and Port of Tacoma Road 
– Provides connection to Port of Tacoma Road from the Thea Foss 
Peninsula and other port development on the Central Tideflats Peninsula. 

• Marshall Avenue, between Milwaukee Way and Port of Tacoma Road 
– Provides connection to Port of Tacoma Road and Milwaukee Way from 
the Marshall Avenue Auto Facility, US Oil & Refining Company and other 
port facilities on the Central Tideflats Peninsula. 

• Milwaukee Way, between E 11th Street and SR 509 – Provides 
connection for port-related activities along its length on the Central 
Tideflats Peninsula to Pacific Highway East (SR 99) and Port of Tacoma 
Road via E 11th Street, Lincoln Avenue, or Marshall Avenue. 

• Portland Avenue, between E 11th Street and I-5 – Provides connection 
for industrial and port-related activities on the Thea Foss Peninsula to SR  

                                                 

 

4 Washington State Department of Transportation, 2009. 
5 City of Tacoma, 2010. 
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509 (WB only), Puyallup Avenue/Pacific Highway East (SR 99), I-5, and 
Port of Tacoma Road, via Lincoln Avenue. 

All other roads within the Port area that are not designated as Heavy 
Haul Routes support local circulation within the Tideflats and provide 
access for industrial and port-related activities.  

Traffic Operations 
Traffic operating characteristics are generally described in terms of “level 
of service” (LOS). Level of service is the primary measurement used to 
determine the operating quality of a road segment or intersection. The 
quality of traffic conditions is graded according to one of six letter 
designations: LOS A, B, C, D, E, or F. LOS A and B represent the lowest 
levels of congestion and best operations; LOS C and D represent 
intermediate traffic congestion; LOS E indicates that traffic conditions 
are at or approaching urban congestion; and LOS F indicates that traffic 
volumes are at a high level of congestion and unstable traffic flow. 

Methods described in the Highway Capacity Manual6

                                                 

 

6 Transportation Research Board, 2000. 

 are used to 
calculate the level of service for signalized intersections, stop-controlled 
intersections, and roadway segments. Table 1 summarizes the level of 
service criteria for these facility types. Level of service for intersections is 
determined by the average amount of delay experienced by vehicles at the 
intersection. For stop-controlled intersections, level of service depends 
on the average delay experienced by drivers on the stop-controlled 
approaches. The criteria for stop-controlled intersections have different 
threshold values than those for signalized intersections, primarily because 
drivers expect different levels of performance from different types of 
transportation facilities. In general, stop-controlled intersections are 
expected to carry lower volumes of traffic than signalized intersections. 
Thus, for the same level of service, a lower level of delay is acceptable at 
a stop-controlled intersection than it is for a signalized intersection. On 
roadway segments, LOS is based upon the volume-to-capacity ratio 
(V/C), which is the volume of vehicle traffic traveling the road divided 
by the road’s vehicle capacity. 
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Table 1 
Level of Service Criteria 

Level of 
Service 

Intersections 
(average seconds of delay per vehicle) Roadway Segments 

Signalized Stop-Controlled (volume-to-capacity ratio) 
A ≤ 10 ≤ 10 0.00 – 0.59 

B > 10 – 20 > 10 – 15 0.60 – 0.69 

C > 20 – 35 > 15 – 25 0.70 – 0.79 

D > 35 – 55 > 25 – 35 0.80 – 0.89 

E > 55 – 80 > 35 – 50 0.90 – 0.99 

F > 80 > 50 ≥1.00 

Source: Transportation Research Board, 2000. 

Local agencies adopt LOS standards that define the level of operations 
that are considered acceptable within their jurisdiction. In the Tideflats 
area and Port vicinity: 

• The City of Tacoma standard requires that 85% of the arterial lane-miles 
within the Port area operate at LOS D or better, which is equivalent to a 
volume-to-capacity ratio of 0.89 or lower.7

• The City of Fife has adopted a standard of LOS D for all local roads.
  

8

• WSDOT has established a standard of LOS D for HSS facilities in urban 
areas, and also for non-HSS facilities, in Pierce County.

 

9

Table 2 summarizes the existing level of service for roads located within 
and adjacent to the Port during the PM peak hour, which is typically the 
busiest hour of a weekday. The table shows five locations with levels of 
service that exceed the LOS D standard, primarily located at or near 
points of access for the regional transportation system: 

 

• Port of Tacoma Road/SR-99 – LOS E 
• SR 509/Taylor Way – LOS E (Note, improvement of this intersection is 

included in the City’s Six-Year Comprehensive Transportation Program10

• 54 th Avenue E/4th Street E – LOS E 

 as 
described later in this memorandum.) 

• 54 th Avenue E/SR 99 – LOS F 
• 54th Avenue E/ I-5 northbound Ramps – LOS F 

                                                 

 

7 City of Tacoma, 2008. 
8 City of Fife, 2005. 
9 Washington State Department of Transportation, 2010. 
10 City of Tacoma. 2009. Draft Proposed Six Year Comprehensive Transportation Program 
Amended 2009 & 2010-2015. November 11. 
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At all other locations existing operations range between LOS A and LOS 
C, indicating that traffic operations within the Tideflats area and at other 
access points to the regional road system are better than the established 
standards. 

Table 2 
Existing Road Operating Conditions In and Near the Port – PM Peak Hour 

ID Intersection Traffic Control Jurisdiction LOS Average Delay 
(seconds/vehicle) 

1 E 11th Street/St. Paul Avenue 1 NB Stop Tacoma B 11 
2 11th Place/St. Paul Avenue 1 SB Stop Tacoma A 10 
3 East D Street/Puyallup Avenue 1 Signal Tacoma B 20 
4 Lincoln Avenue/Thorne Road 2 Signal Tacoma B 14 
5 Lincoln Avenue/Marc Avenue 2 Signal Tacoma B 11 
6 Portland Ave/Puyallup Ave/Eells St 

1 
Signal Tacoma C 23 

7 Port of Tacoma Rd/North Frontage 
Rd 3 

Signal Tacoma C 35 

8 Port of Tacoma Road/12th Street 3 Signal Tacoma D 47 
9 Port of Tacoma Road/SR-99 3 Signal Fife/WSDOT E 67 

10 Port of Tacoma Road/I-5 SB 
Ramps 3 

Signal Fife/WSDOT C 25 

11 Port of Tacoma Road/ I-5 NB 
Ramps 3 

EB Stop Fife/WSDOT B 13 

12 Alexander Ave E/North Frontage 
Rd 3 

Signal Tacoma C 28 

13 Alexander Ave E/South Frontage 
Rd 3 

Signal Tacoma B 20 

14 Marine View Dr/Highline 
Rd/Norpoint Wy NE 3 

Signal Tacoma B 16 

15 E 11th Street/Taylor Way 3 All-Way Stop Tacoma A 8 
16 Lincoln Avenue/Taylor Way 3 Signal Tacoma B 10 
17 SR 509/Taylor Way 3 Signal Tacoma/WSD

OT 
E 71 

18 54th Avenue E/4th Street E 3 EB/WB Stop 
Control 

Fife E 36 

19 54th Avenue E/8 th Street E 3 Signal Fife A 7 
20 54th Avenue E/12th Street E 3 Signal Fife B 14 
21 54th Avenue E/SR 99 3 Signal Fife/WSDOT F 125 
22 54th Avenue E/I-5 SB Ramps 3 Signal Fife/WSDOT B 15 
23 54th Avenue E/ I-5 NB Ramps 3 EB Stop Fife/WSDOT F 111 

1. Perteet, 2008. 
2. Heffron Transportation, Inc., 2007. Lincoln Avenue Grade Separation is currently under 

construction. LOS is based upon estimated 2009 conditions with project in place. 
3. David Evans and Associates, 2009. 
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Port-Area Truck Activity 
A truck volume and route study conducted by the Port11

Of daily truck traffic, it was observed that the highest proportion travels 
via I-5 to the north of the Port (37% inbound and 48% outbound); and 
the next highest travel via I-5 south of the Port (17% inbound and 19%). 
The remaining trucks are dispersed among SR 509, SR 167, and other 
major roads that access the Port. The highest percentage of container-
terminal related truck traffic utilize the I-5/Port of Tacoma Road 
interchange (29% inbound and 27% outbound); however, over 50% of 
the total trucks that utilize this interchange are not directly related to 
container terminals. The overall distribution patterns for daily (6:00 A.M. 
to 6:00 P.M.) and the midday peak hour (11:00 A.M. to 12:00 P.M.) are 
summarized in Table 3.  

 documented the 
travel routes for Port-generated and non-Port-generated trucks for the 
Tacoma Tideflats area. Data was compiled for seven types of trucks: 
trucks with shipping containers, trucks with bare chassis, bobtails, auto 
carriers, logging trucks, non-container semi trucks, and other non-port 
trucks (such as delivery vans, concrete trucks, etc.). The study showed 
that the truck volumes entering and exiting the Port are highest between 
8:00 A.M. and 4:00 P.M., with the peak occurring between 11:00 A.M. and 
noon.  

                                                 

 

11 Heffron Transportation, Inc., Port of Tacoma – Tideflats Area Truck Volume and Route Study. 
June 25, 2007. 
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Table 3 
Distribution Patterns for Port-Related Truck Trips  

  Daily (6:00 A.M. to 6:00 
P.M.) 

Midday Peak Hour (11 
A.M. 12 P.M.) 

Travel Route Inbound Outbound Inbound Outbound 
Interstate 5 South 17% 19% 21% 16.5% 
Interstate 5 north of SR 18 16% 31% 17.5% 29% 
SR 18 east of I-5 21% 17% 19% 17.5% 
70th Avenue south of I-5 16% 14% 13% 15% 
SR 167 at Portland Avenue (I-5) 7% 5% 8.5% 8.5% 
Port of Tacoma Road south of I-5 7% 4% 6.5% 4.5% 
54th Avenue south of I-5 2% 2% 1.5% 1.5% 
SR 509 west of Portland Avenue 6% 3% 7% 3.5% 
Puyallup Avenue at Portland Avenue 5% 2% 2% 1.5% 
Marine View Drive east of Taylor Way 2% 2% 3% 2% 
Portland Avenue south of Puyallup Avenue 1% 1% 1% 0.5% 
Total All Port Trips 100% 100% 100% 100% 
Source: Video observations from 6:00 A.M. to 6:00 P.M. Averaged from December 4, 5, 
7, & 8, 2006. Includes bobtails, empty chassis, chassis with containers, auto-carrier 
trucks, and TOTE trucks. 

Based on observations within the Tideflats area, truck queues occur 
periodically on Port of Tacoma Road during times when container 
terminal gates are closed. Each container terminal has capacity to 
accommodate a high number of trucks inside its gate. However, the 
terminals are closed at night (hours vary between terminals, but most 
open at 8:00 A.M.) and also over two 15-minute midday breaks and the 
lunch period. On busy days at the terminal, trucks queue outside the 
gates. This can result in a substantial queue of trucks along Port of 
Tacoma Road. Typically, trucks queue in the outside northbound lane or 
the center left-turn lane leaving one northbound through lane available. 

Port-Area Rail Network 
The Port is served by a rail system that connects most of its major 
facilities within the Tacoma Tideflats area. South of the Port, the local 
rail system connects to the Burlington Northern Santa Fe (BNSF) and 
Union Pacific (UP) railroads, which provide transcontinental rail service. 
Switching and terminal services are provided by Tacoma Rail, which is 
part of Tacoma Public Utilities. Three on-dock intermodal rail yards and 
one near-dock intermodal rail yard are located inside the Port, all on the 
Central Tideflats Peninsula: 

• North Intermodal Yard – Provides on-dock access to the Husky Terminal 
and Olympic Container Terminal, with capacity of 68 double-stack cars. 
Containers can be moved between the terminals and the intermodal yard 
without leaving Port property or traveling on public right-of-way. 

Container yard 
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• South Intermodal Yard – This near-dock facility is adjacent to the APM 
Terminals, with capacity of 25 double-stack cars. 

• Hyundai Intermodal Yard – Provides on-dock access to the Washington 
United Terminals (WUT), with capacity of 52 double-stack cars. The yard is 
operated by WUT and serves Hyundai Merchant Marine. 

• Pierce County Intermodal Yard – Provides on-dock access to the Pierce 
County Terminal (PCT), with storage capacity of 72 double-stack cars on 12 
ramps tracks. The yard is operated by Ports America and serves Evergreen 
Marine and Italia Marittima. 

In addition, auto loading tracks are located adjacent to the Marshall 
Avenue Auto Facility. 

Major rail crossings of Port of Tacoma Road are grade separated.  

Construction of the Lincoln Avenue grade separation is currently 
underway, with completion expected in spring 2011. With this grade 
separation in place, rail operation on the Central Tideflats Peninsula will 
have limited interference with the roads that are Heavy Haul Routes. At-
grade railroad crossings at other local roads within the Port do result in 
some vehicle queues when trains are crossing. However, since vehicle 
volumes are relatively low on the Port’s local roads, the queues that 
accumulate are typically short in length. Other than those on Lincoln 
Avenue and Milwaukee Way, stoppages due to train crossings are 
localized and usually of short duration. There are alternate routes for 
most destinations.  

Port of Tacoma Terminals 
Table 4 summarizes the six major terminals located in the Port, along 
with their transportation characteristics. In addition to those listed, the 
Marshall Avenue Auto Facility is located at the south end of the Central 
Tideflats Peninsula and the breakbulk, auto, and bulk cargo facilities are 
located at Terminal 7. The Marshall Avenue Auto Facility was opened in 
2003 and is operated by Auto Warehousing Company (AWC). This 
facility serves Port customers Isuzu, Kia, Mazda, Mitsubishi and Suzuki 
and can store and process up to 25,000 vehicles at a time. Vehicles are 
released to both rail and truck carriers. Breakbulk and roll-on/roll-off 
cargo, including automobiles and a wide range of heavy equipment is 
handled at Terminal 7. 

Roadway construction 

Container terminal 
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Table 4 
Transportation Characteristics of Container Terminals 

Terminal 
Shipping Lines 

Served # Berths # Cranes Truck Gate Rail 

APM Terminals 
(APMT) 

Horizon Lines 2 5 8 inbound lanes 
6 outbound lanes 
6 scales 

Near-dock access 
to the South 
Intermodal Yard.  

Husky Terminal 
(Terminal 4) 

“K” Line 
COSCO 
Yang Ming 
Hanjin 

2 4 7 inbound lanes 
6 inbound scales 
4 outbound lanes 
1 outbound scale 

On-dock access to 
the North 
Intermodal Yard.  

Olympic 
Container 
Terminal (OCT) 

Yang Ming 
COSCO 
Hanjin 
“K” Line 

1 4 5 inbound lanes 
2 outbound lanes 
2 scales 

On-dock access to 
the North 
Intermodal Yard. 

Pierce County 
Terminal (PCT) 

Evergreen 
Shipping 

2 7 10 inbound lanes 
6 outbound lanes 
6 scales 

On-dock access to 
the Pierce County 
Intermodal Yard.  

Totem Ocean 
Trailer Express 
(TOTE) 

Totem Ocean 
Trailer 
Express 

2 Roll on/Roll off 
operation uses 
3 ramps 

5 inbound lanes 
2 outbound lanes 
4 scales 

No rail connection. 

Washington 
United Terminals 
(WUT) 

Hyundai 
MOL 
APL 

2 6 9 inbound lanes 
with oversized 
scales;  
4 outbound lanes 
2 reversible lanes 

On-dock access to 
Hyundai 
Intermodal Yard. 

Source: Port of Tacoma, 2010. 

Transportation Constraints 
The following lists transportation constraints identified within the 
Tideflats area:  

• The area currently lacks a smooth and direct connection to SR 167. The 
travel route from the Port area to warehousing areas in Fife, Puyallup, 
Sumner, Auburn, the Kent Valley and Renton is made circuitous due to 
existing routing of SR 167.  

• Access to I-5 is hampered by congestion at its interchanges with Port of 
Tacoma Road and 54th Avenue E. The interchange ramps for both 
locations are located very close to the signalized intersections with Pacific 
Highway. The close spacing of intersections and the large number of trucks 
results in delays and queues.  

• East-west travel through the Tideflats is constrained by the limited number 
of bridges across the Puyallup River. The 11th Street Bridge is currently 
weight restricted, so trucks cannot use this bridge. The Lincoln Avenue 
Bridge is planned to be rehabilitated beginning in 2011. The Eells Street 
Bridge is due for partial replacement and has been subject to periodic 

Bridge over Puyallup River 
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weight restrictions in the last few years. SR 509 has limited access ramps 
within the Tideflats. 

• Five intersections, primarily located at access points between the Port and 
the regional roadway system, are currently operating at LOS E or F. All five 
locations are under the jurisdiction of WSDOT and/or the City of Fife. 

• There are limited routes for trucks to travel between the Port area and the 
warehouses located in Fife. Interchange-related congestion along 54th 
Avenue E and Port of Tacoma Road hampers travel routes for drivers 
desiring to cross I-5 in both directions. 

• The signalized at-grade intersection of SR 509/Taylor Way has limited 
capacity to accommodate substantial growth of traffic on the Blair 
Peninsula.  

• The Blair Peninsula currently has only one main access route—Taylor 
Way—and one secondary emergency route—Alexander Avenue. The 
Hylebos Bridge, which would connect Taylor Way to Marine View Drive, 
has been out of service for several years. The bridge is currently being 
repaired and scheduled for operation by the end of 2011. 

• SR 509 does not have access ramps that serve the Foss Peninsula for traffic 
destined to or from the east. As a result, traffic destined to or from this area 
of the Tideflats cannot make use of the SR 509 corridor, which has excess 
capacity and better travel times than alternate routes, such as Lincoln 
Avenue or Eells Street. 

• Pavement conditions along many of the roadways, including the Heavy 
Haul Routes, are in poor condition. The asphalt concrete pavement does 
not hold up well to the heavy truck volumes and becomes damaged quickly, 
requiring more frequent resurfacing.  

• Trains departing the rail yards periodically block East 11th Street, Lincoln 
Avenue and Milwaukee Way while waiting for power to take them east on 
the mainlines. Blockages can extend from 15 minutes to over an hour and 
cause difficulty for emergency access as well as local circulation.  

• Container truck queues form along Port of Tacoma Road during times 
when the terminal gates are not open (e.g. morning before the gates open 
and during midday breaks). A lack of dedicated truck queue space results in 
trucks using the outside lane and the center turn lane while waiting for the 
gates to re-open.  

• Lack of traffic signal timing coordination along Heavy Haul Routes 
(especially Port of Tacoma Road) results in added delay, frustration, and 
safety concerns.  

At-grade rail crossing 



City of Tacoma Comprehensive Plan  Draft White Paper #1 
Container Port Element Page-56 April 2011 
 

Transportation Studies and Future Planned 
Improvements 

Tacoma Comprehensive Transportation Program 
The City of Tacoma’s Six-Year Comprehensive Transportation 
Program12

• E 11th Street Viaduct – This project is a partnership with the Port of 
Tacoma to rehabilitate the E 11th Street viaduct over the Puyallup River. 
This is an intersection improvement at St. Paul and F Street. This project is 
part of the East Thea Foss Corridor Study. As of 2009, this project was not 
fully funded. The unmet funding need will be determined during the design 
phase. 

 identifies the following transportation improvements that are 
currently planned or in progress at the Port or in its vicinity: 

• SR 509 Slip Ramps at East D Street – The project will construct a half 
diamond interchange at East D Street and SR 509. An added access report 
is required. The project is not fully funded, but includes public/private 
partnerships that are developing.  

• SR 509, Taylor Way, and 54th Avenue Improvement – This project is a 
partnership with the Port of Tacoma to construct intersection 
improvements at Taylor Way, SR 509, and 54th Avenue. As of 2009, this 
project is not fully funded. The unmet funding need will be determined 
during the design phase. 

• E 11th Street Bridge (Puyallup River) – As of 2009, this project includes 
repair of structural deficiencies. The bridge is currently load restricted to 
not more than 10 tons. As of 2009, this project is not funded. 

• Hylebos Bridge – The Hylebos Bridge is a double leaf trunnion bascule 
bridge that spans the Hylebos Waterway in the Tideflats area of Tacoma. 
The bridge was constructed in 1939 and is currently inoperable due to a 
mechanical failure that occurred in 2001. The proposed project will 
rehabilitate the bascule span including a new deck, sidewalk, and guardrails. 
The existing mechanical and electrical equipment will be updated and 
replaced. Both approach ramps will be replaced. The project will include 
structural replacements and repairs, and improvements to the existing 
storm water system. Construction and rehabilitation activities started in 
2009 and will occur over an 18 to 30 month period. Permitting is complete. 
It is anticipated that the local match will come from future unknown street 
vacations in the Port. 

• Lincoln Avenue Grade Separation Management – This project will 
construct an overpass on Lincoln Avenue, between Marc Avenue and 
Thorne Road that will carry vehicular and pedestrian traffic over current 
and future railroad tracks. The Port of Tacoma is managing construction of 

                                                 

 

12 City of Tacoma, 2009. 
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the project, however the City is assisting in the design and right of way 
acquisition. This project is currently under construction. 

• Lincoln Avenue, Portland Avenue to Marc Avenue – This project 
includes replacing part of the bridge deck, replacing bridge bearings, 
repairing rails and sidewalks, and the bridge will be re-painted. The project 
will provide a non-motorized facility from the east end of the bridge to the 
Gog-Li-Hi-Te Wetland. As of 2009, bridge design is 95% complete. The 
non-motorized facility is not designed. The project is scheduled to begin in 
2010. 

• Murray Morgan Bridge Rehabilitation – Rehabilitation of the Murray 
Morgan Bridge to allow vehicular as well as non-motorized traffic over the 
bridge is currently underway. Transfer of ownership from the State of 
Washington to the City was negotiated as part of the Turnback Agreement 
approved by the City Council in 2009. 

• Heavy Haul Corridor – The following streets are located within the heavy 
haul corridor that allow trucks hauling containers to exceed legal weight 
limits, but meeting Washington State Special permit requirements. Port of 
Tacoma Road, Taylor Way, Lincoln Avenue, and Thorn Road. Due to the 
high loading, it is anticipated these streets will require rehabilitation in the 
near future. The funds shown are future permit fees that will be collected to 
allow the heavy loads on these streets. All funds prior to 2010 are currently 
programmed for the Lincoln Avenue Bridge Project. 

• Port of Tacoma Road between SR 509 and E 11th Street – This project 
consists of grind and overlay, nonmotorized facilities, and streetscape 
improvements on Port of Tacoma Road between SR 509 and E 11th Street. 
As of 2009, this project is on hold due to the availability of future grants. 
Design and construction can be 30-day ready.  

• Lincoln Avenue and Port of Tacoma Road – Install a new traffic signal. 
This project is not fully funded. 

East Thea Foss Waterway Transportation Corridor 
Study 

In 2007, the City of Tacoma commissioned the East Thea Foss Waterway 
Transportation Corridor Study to address vehicular access, circulation, and 
compatibility concerns in the East Foss Peninsula area. The purpose of 
the study was to “identify possible transportation solutions consistent with planning 
efforts, protect and encourage economic development, and facilitate a smooth transition 
between co-existing land uses of the East Thea Foss peninsula.” The final report, 
published in June 2008,13

                                                 

 

13 City of Tacoma, East Thea Foss Waterway Transportation Corridor Study – Final Report, Perteet, 
June 2008. 

 included a menu of recommendations. Some of 
those recommendations have been advanced within the City’s Six-Year 
Transportation Plan. Stakeholder dialogue was continued in 2008 and 
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2009 to search for interest in possible public/private funding 
opportunities. The City has a pending grant application to help fund a 
feasibility study for the SR 509 slip ramps project, which is one of the 
East Foss recommended projects and is included on the City’s six-year 
program.  

Planned State Highway Improvements 
In addition to projects planned by the City of Tacoma, the WSDOT has 
identified a major freeway improvement that would construct the missing 
link of the SR 167 corridor between Puyallup and SR 509 in the Tacoma 
Tideflats area. The following briefly describes this proposed project.  

SR 167 – Tacoma to Edgewood New Freeway 
Construction 

SR 167 is the primary freeway connecting the Kent and Puyallup River 
valleys to the Seattle/Tacoma/Bellevue metropolitan area. The original 
planned route for the highway extended from Renton to Tacoma, but 
construction halted near Puyallup in the 1980s before completing the 
freeway to Tacoma. The new highway segment will provide two general 
purpose lanes in each direction as well as a transit/carpool lane in each 
direction from I-5 to Puyallup. When completed, the facility will be a 
divided highway, with access points at interchanges in key locations 
including SR 509, 54th Avenue, I-5, Valley Avenue E and SR 161.14

The City of Fife is currently working to complete an Interchange 
Justification Report (IJR) for potential future improvements to the I-5 
Interchange with Port of Tacoma Road. The project proposes to address 
the existing congestion as well as the close spacing of signalized 
intersections.  

 The 
Federal Highway Administration (FHWA) approved the Tier I 
Environmental Impact Statement (EIS), identifying a preferred route, in 
1999. WSDOT began further study of the selected corridor in spring of 
1999 with the Tier II EIS. The WSDOT will continue right-of-way 
acquisition, engineering, and design as funding allows. The project has 
partial funding of about $160 million, however, just over $2 billion 
remains unfunded. 

Tideflats Area Transportation Study 
The Port of Tacoma, WSDOT, FMSIB, City of Fife, City of Tacoma, 
Puyallup Tribe of Indians, SSA Marine and Pierce County are currently 
beginning the Tideflats Area Transportation Study (TATS) of the surface 

                                                 

 

14 WSDOT www.wsdot.wa.gov/Projects/SR167/TacomaToEdgewood/ 

http://www.wsdot.wa.gov/Projects/SR167/TacomaToEdgewood/�
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traffic in an area bounded by the Tacoma Tideflats and a portion of the 
City of Fife. These key project stakeholders have a vested interest in the 
roadway infrastructure in the vicinity of the Tacoma Tideflats and 
adjoining roadway network. Furthermore, the long term vitality of the 
Port and other constituents in the Tacoma industrial tideflats are highly 
dependent upon freight mobility and the capacity of the surface 
transportation infrastructure to accommodate growth in the Tideflats 
area. 

The boundaries of the proposed study consist of the following: 

• I-705/Dock Street on the west 
• The I-705/I-5 interchange to the southwest 
• I-5 from I-705 to proposed SR 167 Extension 
• River Road, including the Canyon Road Improvements Project, on the 

southwest 
• Valley Avenue NW on the southeast 
• The Alignment of the proposed SR 167 Extension to the east 
• Marine View Drive on the northeast 
• E 11th Street on the north 

The purpose of the study is to: 

• Identify or validate the medium and long term transportation requirements 
necessary to accommodate the growth of area traffic, especially growth of 
freight related traffic originating from or destined to the Tideflats area. 

• Identify or validate improvements to the surface transportation network 
that will meet the capacity and future growth needs while maintaining safe 
and efficient operations within the study limits. 

• Incorporate the information from previous transportation studies, including 
the SR 167 Extension. 

• Support the Port of Tacoma Capital Improvement Program; WSDOT 
Statewide Transportation Improvement Program, the Cities of Fife and 
Tacoma Transportation Improvement Programs, and Pierce County 
Transportation Program, in the vicinity of the study limits. 

• Accomplish coordinated transportation plan data that will support the 
stakeholders’ pursuit of funding for transportation projects in the area. 

The end result of the TATs study will be a plan that will enhance the 
economic benefits of the Tideflats area, improve the roadway traffic 
circulation, and reduce congestion. 

Transportation Opportunities 
Based upon the assessment of existing conditions and studies that have 
previously been completed in the Port vicinity, the following 
transportation opportunities have been identified. 
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• SR 509 – could provide the best travel times between the Blair Peninsula 
and the Foss Peninsula if ramps were provided for Foss Peninsula traffic 
destined to and from the east. A future planned connection to SR 167 
would take advantage of this corridor.  

• Intermodal Cargo – Historically, more than 70% of the Port’s 
international import container cargo has been loaded onto rail and 
transported to major Midwest and Eastern US markets, without generating 
trucks trips on the regional roadway network. Projects and policies that 
continue to encourage transport of containers via rail will help minimize the 
traffic impacts related to Port throughput growth. However, it should be 
recognized that shipping line preferences and changes in other international 
transportation conditions could have a major impact on the percentage of 
containers moved by rail through Tacoma. 

• Truck Queuing – Additional truck queuing space could be provided for 
terminals along Port of Tacoma Road. Alternatively or concurrently, 
terminal gate operations could be adjusted to reduce truck queuing. It is 
recognized that adjustments to gate operating hours is a complex measure 
that requires coordination between shipping lines, terminal operators, and 
unions.  

• Coordination with Adjacent Jusrisdictions – Coordination and support 
for the City of Fife and WSDOT on an on-going basis can help as those 
agencies work to resolve operational issues at intersections that are key to 
the Port’s regional access.  

• Haul Route Monitoring – The designated Heavy Haul Routes are key to 
local ciurculation and access from the Tideflats area to the regional 
transportation network. Periodic monitoring of operational conditions 
along these routes can help ensure the road system can support increased 
demand associated with growth in Port throughput.  

• Pavement Review – Reinforced Portland Cement Concrete pavement 
along Heavy Haul Routes could substantially improve the roadway 
conditions in the Tideflats and would last longer.  

• Signal Timing Review – Traffic signal timing coordination could improve 
travel times and reduced congestion along Heavy Haul Routes within the 
Tideflats—especially along Port of Tacoma Road between I-5 and across 
SR 509. 
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V. PUBLIC COMMENT  
On July 29, 2010 the City and Port jointly hosted a community workshop 
at the Fabulich Center (Port of Tacoma Business Center, 3600 Port of 
Tacoma Road) to describe the Container Port Element project and 
receive comment from interested citizens. The community workshop was 
advertised to businesses, property owners and residents in the Tideflats 
and surrounding areas.  

The community meeting included a series of displays providing 
information on land use and transportation in the Commencement Bay 
Tideflats and surrounding area. The project team gave a short 
presentation on the project and answered questions from the audience. 
The balance of the meeting was in an open house format, with 
opportunities for the public to meet informally with project team 
representatives, ask questions and record comments. Figure 7 is an 
excerpt of the informational flyer handed out at the public meeting. 

During the meeting, interested citizens recorded comments on easel pads 
or through comment cards. All comments received are listed below: 

General  
• Grain elevator, Sperry Dock – include in study area 
• Burlington Northern property between Sperry Dock/Temco include in 

study area 
• Clarify why “new” and only container mentioned in the legislation  

Land Use 
• Concern about public access in the port industrial area 
• 4700 Block to Crows Nest – Port acquired for habitat area 
• Property north of marina to City boundary is in a conservation trust 
• Slide area along Marine View Drive is a concern 

Transportation 
• Clarify who owns, maintains the roads within the tideflats 
• Clarify how to navigate through permitting process for overweight cargos 

moving from terminal to inland industrial properties (crossing a public right 
of way) 

• Consider auto discharge routes – currently they travel on city streets 
• Containers coming into Terminal 7 cut off entire terminal – disrupts 

businesses 
• A lot of truck/car collisions on Marine View Drive 
• Trucks use center turn lane as parking lane on Marine View Drive 
• Marine View Drive to 54th – main road used by northeast Tacoma residents 
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• Concern that recommendations of the E Thea Foss Transportation study 
have not been implemented 

• East Thea Foss north of 11th, infrastructure is inadequate to support 
alternative transportation – can’t fit buses on existing roads  

• Road-rail conflict – cars park overlapping rail, move them when train 
comes 

• Marine View Drive corridor from 11th to 54th – high congestion 

Figure 7  
Community Workshop Flyer 
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VI. SUMMARY OF FINDINGS  
This White Paper is intended to provide background information on land 
use patterns, transportation conditions, and adopted plans and 
regulations in the Commencement Bay Tideflats vicinity in order to 
provide context and direction for the future Container Port Element of 
the City’s Comprehensive Plan. The following is a summary of key 
findings and recommendations. 

Land Use 
Finding 1. The existing land use pattern in the Commencement Bay 

Tideflats area is comprised primarily of maritime industrial uses. These 
uses provide significant economic benefit to the City and region. 

Recommendation. Container Port Element land use policies should support the 
continued viability of maritime industrial uses in the Tideflats area. 

Finding 2. Land use in the vicinity of the Commencement Bay Tideflats 
includes a mix of industrial, commercial, and water-related uses. Scattered 
residential uses are located along Marine View Drive and in the City of 
Fife. Tacoma’s central downtown is located to the west. 

Recommendation. Land use policies should establish the edge of the core container port 
area, within which container port activities are protected. A transition area around the 
core area should be identified to buffer the core area and provide a transition to the 
surrounding area. 

Finding 3. The Port of Tacoma is the major land owner in the 
Commencement Bay Tideflats area.  

Recommendation. The City and Port should work in collaboration to develop the 
Container Port Element and to ensure that port and port-related container and 
industrial uses remain viable in the future. 

Finding 4. The importance of the Commencement Bay Tideflats industrial 
area is recognized by its regional and local designation as a Manufacturing 
Industrial Center and by the City’s Port Maritime Industrial zoning 
designation. 

Recommendation. Existing plans and policies provide strong support for container port 
activities and should be maintained. No additional changes are required. 

Finding 5. The Commencement Bay Tideflats area is located at the 
intersection of the cities of Fife and Tacoma and Pierce County within a 
small geographic area. 

Recommendation. The City of Tacoma should coordinate with the City of Fife and 
Pierce County to establish compatible land use designations and policies in the vicinity 
of the Commencement Bay Tideflats area. 
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Transportation 
Finding 6. The ability to access the regional roadway network (SR 167 and 

I-5) is hindered by peak period traffic congestion at key locations, many 
of which are located outside of the city, and limited direct roadway 
connections between the Port and highway system. 

Recommendation. The City should continue to work with local and regional partners 
to increase capacity at roadway bottleneck points, improve direct connections to the 
regional highway system, and encourage rail transport that lessens freight demand on 
roadways. 

Finding 7. Heavy haul routes provide for local freight mobility and 
connection to the regional system. Currently, an incomplete regional 
roadway network, surface street blockages by trains, traffic congestion at 
key connection locations, and the limited number of bridges across the 
Puyallup River limit local freight mobility. 

Recommendation. The City should place high priority on supporting capacity and 
signal timing improvements along freight routes, and completion of regional road 
connections to expand heavy haul route options.  

Finding 8. Pavement condition along many of the roadways, including the 
heavy haul routes, is in poor condition. 

Recommendation. The City should place a high priority on maintenance and 
preservation of the existing roadways, and upgrade of pavement material on key freight 
roadways to better withstand the load of heavy freight trucks. 

Finding 9. The importance of the Tideflats area transportation system is 
recognized within a number of local, regional, and state transportation 
plans. 

Recommendation. The City should continue to collaborate in regional transportation 
planning efforts for the Tideflats area, to support consistency among agencies in 
transportation goals, and encourage partnerships in implementing transportation 
solutions. 

Finding 10. Available funding to provide adequate transportation 
infrastructure and other capital facilities/services is limited. 

Recommendation. The City should work with partners to pursue all available revenue 
sources, encourage funding partnerships, and prioritize improvements that make 
highest use of existing facilities.  
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