Comprehensive Plan
And Land Use Regulatory Code
Proposed Amendments for 2015

Public Review Document
Prepared for
Planning Commission Public Hearing
August 19, 2015

The City of Tacoma does not discriminate on the basis of disability in
any of its programs, activities, or services. To request this information
in an alternative format or to request a reasonable accommodation,
please contact the Planning and Development Services Department
at (253) 591-5030 (voice) or (253) 591-5820 (TTY).

City of Tacoma
Planning & Development Services Department
Planning Services Division
747 Market Street, Room 345
Tacoma, WA 98402-3793
(253) 591-5030
www.cityoftacoma.org/planning

City Council
Marilyn Strickland, Mayor
Marty Campbell
Joe Lonergan
Robert Thoms
Victoria Woodards

David Boe, Deputy Mayor
Anders Ibsen
Ryan Mello
Lauren Walker

T.C. Broadnax, City Manager

Planning Commission
Chris Beale, Chair
Donald Erickson
Anna Petersen
Erle Thompson
Dorian Waller

Stephen Wamback, Vice-Chair
Meredith Neal
Brett Santhuff
Scott Winship

Planning and Development Services Department
Peter Huffman, Director
Planning Services Division
Brian Boudet, Manager
Stephen Atkinson
Elliott Barnett
Elliott Fitzgerald
John Griffith
Lauren Hoogkamer
Rachel Lindahl
Reuben McKnight
Ian Munce
Lihuang Wung

Development Services Division
Jana Magoon
Shannon Brenner
Shanta Frantz
Charla Kinlow
Karla Kluge
Dustin Lawrence
Shirley Schultz
Lisa Spadoni

Other City Departments
City Attorney’s Office
Jeff Capell, Deputy City Attorney
Community and Economic Development Department
Nancy Grabinski-Young
Mike Murnane
Environmental Services Department
Stephanie Brock
Dana DeLeon
Jessica Knickerbocker
Desiree Pooley
Diane Wiatr

Mike Carey
Mieke Hoppin
Kristin Lynett
Merita Trohimovich

Public Works Department
Dana Brown
Jennifer Kammerzell

Josh Diekmann

Table of Contents
I.

Executive Summary ---------------------------------------------

1

• Planning Manager’s Letter to the Community
• Summary of Proposed Amendments
• Public Hearing Notice

II.

Proposed Amendments and Staff Analyses
II-1. Comprehensive Plan Update -------------------------

17

II-2. Mixed-Use Centers Review ---------------------------- 531
II-3. Affordable Housing Regulations -------------------- 635
II-4. Code Cleanup ---------------------------------------------- 705
II-5. Narrowmoor Addition Conservation District ---- 775
III.

Determination of Environmental Nonsignificance
and Environmental Checklist -------------------------------- 831

I.
Executive Summary

-- 1 --

-- 2 --

City of Tacoma

Planning and Development Services

PLANNING MANAGER’S LETTER TO THE COMMUNITY

RE: 2015 ANNUAL AMENDMENT
July 29, 2015
Dear Community Members:
I would like to invite you to attend and provide comments at the following functions concerning
the “2015 Annual Amendment to the Comprehensive Plan and Land Use Regulatory Code”:
Community Informational Sessions
Wednesday, August 12, 2015, 6:00 – 8:00 p.m.
Baker Middle School, 8001 South J Street, Tacoma, WA 98408
Thursday, August 13, 2015, 6:00 – 8:00 p.m.
Stadium High School, 111 North E Street, Tacoma, WA 98403

Planning Commission Public Hearing
Wednesday, August 19, 2015, 5:00 p.m.
Council Chambers, Tacoma Municipal Building, 747 Market Street, Tacoma, WA 98402

As many of you know, every year the City considers amendments to the Comprehensive Plan
and the Land Use Regulatory Code through a single, consolidated package, which we refer to
as the “Annual Amendment.” The 2015 Annual Amendment Package includes the following five
subjects:
1. Comprehensive Plan Update
2. Mixed-Use Centers Review
3. Affordable Housing Regulations
4. Code Cleanup
5. Narrowmoor Addition Conservation District
The Tacoma Planning Commission has recently completed the initial technical analysis of the
2015 Annual Amendment Package and would like you to weigh in on the proposals before they
make a recommendation to the City Council. Here are just a few ways how you can get
involved:
•

Visit the Planning Division’s website at www.cityoftacoma.org/planning, and click on
“2015 Annual Amendment” or “Tacoma 2040: Growing Tomorrow’s City” (or click on any
other link to review the various exciting projects);

•

E-mail us at planning@cityoftacoma.org or call us at (253) 591-5682;

•

Attend the Community Informational Sessions on August 12 and 13 to learn more about
the 2015 Annual Amendment package and provide comments;

•

Testify at the Planning Commission’s public hearing on August 19, 2015;

•

Provide written comments by 5:00 p.m., Friday, August 28, 2015, via:
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 E-mail to planning@cityoftacoma.org;
 Fax to (253) 591-5433; or
 Letter to Planning Commission, 747 Market Street, Room 345, Tacoma, WA
98402;
•

Request a meeting with staff. We can meet you at City Hall, or would be happy to come
to your meetings to provide a short briefing and solicit your comments, concerns and
suggestions; or

•

Get on the Planning Commission’s E-mail Distribution List to receive the Commission’s
meeting agendas twice a month and other announcements.

Attached for your review is the 2015 Annual Amendment Summary that includes an overview
of the amendment package, the project timeline, and a summary for each of the five subjects.
The complete text of the proposed amendments and the corresponding staff analysis reports, as
well as the environmental review are compiled into a larger volume, the Public Review
Document, which is posted at www.cityoftacoma.org/planning (and linked to “2015 Annual
Amendment” or “Tacoma 2040: Growing Tomorrow’s City”).
I would also make special note that this year’s package includes a unique item – a substantial
review and update to our entire Comprehensive Plan, which is required periodically by the State
Growth Management Act. The Comprehensive Plan is the City’s official statement concerning
future growth and development. It sets forth goals, policies, and strategies for the health,
welfare, and quality of life of Tacoma’s residents. It addresses a whole array of important
issues such as land use, housing, neighborhoods, environment, transportation, capital facilities,
historic preservation, and economic development. The Land Use Regulatory Code (Title 13 of
the Tacoma Municipal Code), along with other applicable development regulations and
governing procedures, provide the key mechanism that implements and supports the
Comprehensive Plan.
We in the Planning Division appreciate your active involvement in this important work. We look
forward to your continued support and shared efforts to realize the City of Tacoma’s vision and
our goal to guide community growth and development in a manner that protects environmental
resources, enhances quality of life, promotes distinctive neighborhoods and a vibrant downtown,
and involves citizens in the decisions that affect us.
Sincerely,

BRIAN BOUDET, MANAGER
Planning Services Division
Enclosure
c: Peter Huffman, Director, Planning and Development Services Department
Chris Beale, Chair, Tacoma Planning Commission
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2015 ANNUAL AMENDMENT
TO THE COMPREHENSIVE PLAN AND LAND USE REGULATORY CODE
SUMMARY OF PROPOSED AMENDMENTS
July 29, 2015

Amendment Package
The Proposed Amendments to the Comprehensive Plan and Land Use Regulatory Code for 2015 (or the
“2015 Annual Amendment Package”) include the following five subjects:

1. Comprehensive
Plan Update

Amend the Comprehensive Plan pursuant to the Periodic Update requirements of
the State Growth Management Act (RCW 36.70A.130); ensure the Plan continues
to be consistent with applicable state and regional mandates; update population
and employment allocations, and other relevant data; renew the City’s vision and
growth strategies based on the community’s needs and desires; enhance the
format, style and organization of the Plan; and revise development regulations to
be consistent with the Plan amendments.

2. Mixed-Use
Centers Review

Review designated Mixed-Use Centers (MUCs) to determine their effectiveness in
achieving the City’s intent and vision and inform the Comprehensive Plan Update
in such areas as the growth strategy, development concept, land use, urban form,
housing, transportation, and economic development.

3. Affordable
Housing
Regulations

Amend the Tacoma Municipal Code to implement a package of residential
infill/affordable building proposals and affordable housing incentive, bonus, and
inclusionary strategies which are part of a package of initiatives recommended by
the City Council’s Affordable Housing Policy Advisory Group.

4. Code Cleanup

Amend various sections of the Land Use Regulatory Code to update information,
address inconsistencies, correct minor errors, provide additional clarity, and
improve administrative efficiency.

5. Narrowmoor
Addition
Conservation
District

Designate a 129-acre portion of the “West Slope Neighborhood,” including portions
of Narrowmoor Additions #1 – 4, as a Conservation Special Review District Overlay
Zone (A private application by the West Slope Neighborhood Coalition).

Applications Considered
These five subjects are repackaged from the following proposed amendments (applications) that were
considered in August-September 2014 when the 2015 Annual Amendment process began:
Applications Considered in August-September 2014
1.
2.
3.
4.
5.
6.
7.
8.
9.

2015 GMA Update (Comprehensive Plan Update)
Mixed-Use Centers Review
McKinley Mixed-Use Center Boundary Expansion
(private application)
Land Use Designations – Phase 2
Critical Areas Preservation Code Update
Transportation Master Plan
Open Space Habitat and Recreation Element
Affordable Housing Planning Work Program – Phase 3
Electric Vehicle Infrastructure – Phase 2

10. Code Cleanup
11. Narrowmoor Addition Conservation District
12. Land Use Designation in North Slope Historic District

(private application submitted in March 2015)
2015 Annual Amendment Summary (7-29-15)
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Status as of July 2015
Moving forward
Moving forward
Application denied; intent of request to
be reviewed upon completion of #2
Rolled into #1
Rolled into #1
Rolled into #1
Rolled into #1
Moving forward
Review in progress; not moving forward
at this time
Moving forward
Moving forward
Application denied; intent of request
reviewed as part of #4
Page 1 of 10

Project Schedule
The 2015 Annual Amendment process began in July 2014 and is expected to be completed by December
2015. The schedule of the project is as follows (dates after August 19 subject to change):
Date

Actions

August 1, 2014

Applications for Proposed Amendments due

September 17, 2014

Planning Commission approval of Assessment Report for
applications

June 2014 – July 2015

Planning Commission reviews and technical analyses

September 2014 – July 2015

City Council Study Sessions

September 2014 – May 2015

Infrastructure, Planning and Sustainability Committee reviews

March – April 2014

Neighborhood and Housing Committee reviews

September 2014 – August 2015

July 15, 2015
August 12 and 13, 2015
August 19, 2015
September 2 and 16, 2015

Public Outreach (including community workshops, meetings with
Neighborhood Councils and stakeholders, exhibitions at famer’s
markets, surveys, and correspondence and online
communications)
Planning Commission authorization for release of the 2015
Annual Amendment Package for public review
Community Informational Meetings prior to public hearing
Planning Commission Public Hearing (hearing record open
through August 28 to accept written comments)
Planning Commission review of public comments and
consideration of appropriate modifications to the proposal

October 7, 2015

Planning Commission recommendations to the City Council

October 14, 2015

Infrastructure, Planning and Sustainability Committee review of
Planning Commission’s recommendations

October 27, 2015

City Council Study Session and Public Hearing

October 28, 2015
November 3, 2015

Infrastructure, Planning and Sustainability Committee debriefing
Council hearing and making a recommendation
City Council first reading of ordinances to adopt proposed
amendments

November 10, 2015

City Council final reading of ordinances

December 1, 2015

Effective Date of adopted amendments

Summaries of Proposals
Summaries of the five subjects are provided on the following pages. The full text and the environmental
review associated with the proposals, as well as other pertinent background information are compiled in
the Public Review Document, prepared for the Planning Commission’s public hearing on August 19,
2015. The document can be viewed at the office of the Planning and Development Services Department
(747 Market Street, Room 345), or online at:
www.cityoftacoma.org/planning
(and click on either “2015 Annual Amendment” or “Tacoma 2040: Growing Tomorrow’s City”).

2015 Annual Amendment Summary (7-29-15)
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1.
Comprehensive
Plan Update

Amend the Comprehensive Plan pursuant to the Periodic Update requirements of
the State Growth Management Act (RCW 36.70A.130); ensure the Plan continues
to be consistent with applicable state and regional mandates; update population
and employment allocations, and other relevant data; renew the City’s vision and
growth strategies based on the community’s needs and desires; enhance the
format, style and organization of the Plan; and revise development regulations to
be consistent with the Plan amendments.

Proposal
1. Major Themes and General Updates – The proposed Comprehensive Plan Update is not a major
departure from the City’s current policies, but rather, seeks to further advance the City’s adopted
goals of a more equitable, healthy, and sustainable City, through the following themes: Equity, Urban
Design, Climate Change, Focus and Prioritize Efforts, and Simplify and Streamline the Plan
document.
2. Document Framework and Organization – The Update would replace the current elements of the
Comprehensive Plan with proposed elements, as listed below:
Current Elements

Proposed Elements

Introduction
Growth Strategy and Development Concept
Generalized Land Use
Housing
Capital Facilities
Utilities
Economic Development Plan
Transportation
Environmental Policy
Open Space, Habitat and Recreation
Urban Forest Policy

Introduction + Vision
Urban Form
Design + Development
Housing

Arts and Culture

Container Port
Downtown
Glossary
Shoreline Master Program
Capital Facilities Program
Downtown Subarea Plans
Historic Preservation Plan
Neighborhood Element
Tacoma Dome Area Plan
Capital Facilities Program
Community Facilities Plan
MLK Jr. Way Design Plan
Sixth Avenue Design Plan
th
South 38 Street Design Plan

2015 Annual Amendment Summary (7-29-15)

Public Facilities + Services
Economic Development
Transportation Master Plan
Environment
Parks + Recreation
Policies incorporated in Design + Development
and Economic Development elements
Engagement, Administration + Implementation
Container Port
Downtown
Glossary
Shoreline Master Program
Capital Facilities Program
Downtown Subarea Plans
Historic Preservation Plan
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3. Land Use Designations and Future Land Use Map – The Update would also modify the land use
designations, as depicted below:
Current Intensity Designations

Proposed Land Use Designations

Single Family Intensity
Low Intensity
Medium Intensity
High Intensity
Neighborhood Center (Adopted in Phase 1)
Community Center (Adopted in Phase 1)
Urban Center (Adopted in Phase 1)
Downtown Center (Adopted in Phase 1)
Shoreline (Adopted in Phase 1)

Single Family Residential
Multi-Family (Low Density)
Multi-family (High Density)
Parks and Open Space
Neighborhood Center
Crossroads Center
Tacoma Mall Regional Growth Center
Downtown Regional Growth Center
Shoreline
Major Institutional Campus
Neighborhood Commercial
General Commercial
Light Industrial
Heavy Industrial

4. Mixed-Use Centers – The Update also incorporates some recommendations of the Mixed-Use
Centers Review study. (See staff report for the Mixed-Use Centers Review.)
5. High Priority Implementation Projects and Programs – The Update proposes to add a new
Engagement, Administration and Implementation Element that includes a summary of projects and
programs that are considered a high priority for implementing the goals and policies of the
Comprehensive Plan.
6. TMC 13.11 Critical Areas Preservation Code (CAPO) – Regulatory amendments are being
proposed to bring the CAPO into consistency with recent regional updates and new federal guidance,
specifically related to wetland delineation and wetland and stream classifications. The GMA requires
jurisdictions to consider best available science in the development of critical areas policies and
regulations. The best available science has been utilized in not only the development of proposed
amendments to CAPO, but also the review and update of environmental policies in the
Comprehensive Plan.
7. Transportation Master Plan – Significant updates are proposed to the Transportation Element of the
Comprehensive Plan. This work was conducted as part of the Transportation Master Plan (TMP)
development. The document represents a significant update to previous Transportation Elements,
and builds on the advances of the Mobility Master Plan. The new document focuses on an integrated
multimodal approach to transportation. Principal routes are identified for each mode, including transit
and streetcar priority corridors. The draft TMP also prescribes performance measures for tracking the
implementation of the vision and policies articulated in the plan.

Outreach
Community outreach has been extensive and ongoing since 2013. Public engagement began with the
kick-off of the development of the Transportation Master Plan (TMP) and the Tacoma 2025 strategic
planning processes which created the underlying foundation for the Comprehensive Plan Update.
To launch the Comprehensive Plan Update process, community workshops were hosted in each of the
rd
five Council District between March 30, 2015 and April 23 , 2015. City staff also partnered with SAFE
Streets to conduct outreach specific to non-English speaking communities in the City. Translation
services were provided by SAFE Streets and City of Tacoma volunteers. In addition, staff presented
materials for comment to the Landmarks Preservation Commission, Sustainable Tacoma Commission,
Master Builders Association, West End Neighborhood Council, New Tacoma Neighborhood Council, and
2015 Annual Amendment Summary (7-29-15)
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the South Tacoma Neighborhood Council. Staff participated in the Sustainability Expo to raise awareness
for the Comprehensive Plan and Transportation Master Plan update and provided information on the
th
Planning Commission process and comment period at farmers markets in 6 Ave, South Tacoma, and
the Eastside.
A student team formed by the Portland State University’s Master of Urban and Regional Planning
Program studied the City of Tacoma’s housing policies, patterns, opportunities, and options. The team
participated in and utilized the Comprehensive Plan Update’s community workshops, conducted online
surveys, and solicited feedback from citizens. Nearly 400 people were reached through the project and
offered views about housing and neighborhoods in Tacoma.

Planning Commission’s Review
The Planning Commission reviewed the scope of work for the project on July 16, 2014, and conducted
approximately 20 reviews during the next 12 months of various topics included therein. The Commission
authorized the distribution of the draft Comprehensive Plan Update for public review on July 15, 2015.

2015 Annual Amendment Summary (7-29-15)
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Review designated Mixed-Use Centers (MUCs) to determine their effectiveness in
achieving the City’s intent and vision and inform the Comprehensive Plan Update
Mixed-Use Centers in such areas as the growth strategy, development concept, land use, urban form,
Review
housing, transportation, and economic development.
2.

Proposal
This is a study only and does not include any proposed amendments to the Comprehensive Plan. The
report reviews the performance of the City of Tacoma’s existing Mixed-Use Centers (MUCs) and is a
supporting document to the draft Comprehensive Plan.
In order to thoroughly review the existing conditions and future development opportunities for the City’s
MUCs, and make recommendations for future improvement, the report includes the following elements:
• An overview of the MUCs included in the study, as well as the Comprehensive Plan criteria used
to evaluate the centers.
• Profiles of the existing conditions of each center as well as implementation opportunities;
• Differentiation of the centers by form and function rather than service area;
• Analysis of the centers, including an economic feasibility of likely future development;
• Recommendations for potential future policy revisions or implementation actions.
Some of the recommendations of the study that are being incorporated into the Comprehensive Plan
Update include:
•

Revise the Center designations based on four types of center, i.e., Downtown Regional Growth
Center, Tacoma Mall Regional Growth Center, Crossroads Centers, and Neighborhood Centers.

•

No modifications recommended at this time to the number of, locations or boundaries of the
mixed-use centers.

•

Simplify the center typologies:
o Incorporate the Hilltop and Stadium Neighborhood Centers as subareas within but part of the
Downtown Regional Growth Center;
o Rename the Urban Center as the Tacoma Mall Regional Growth Center to better signify the
purpose and role of the center;
o Rename the Community Centers as Crossroads Centers to shift the emphasis from a market
trade area to a focus on the design characteristics of these centers.

•

Give greater priority to the mixed-use centers in the allocation of resources for transportation and
public facility and services investments.

•

Consider the following factors in prioritizing investments among the centers:
o Focus and coordinate investments in a few centers for maximum effect;
o Focus investments in centers where the real estate market is emerging and where public
efforts would likely stimulate private investment;
o Identify and respond to special needs and opportunities in centers.

Outreach
Being part of the 2015 Annual Amendment, public outreach for the Mixed-Use Centers Review study has
been coordinated with the Comprehensive Plan Update. (See staff report for the Comprehensive Plan
Update.)

Planning Commission’s Review
The Planning Commission reviewed the subject on August 20, November 19 and December 10 in 2014,
as well as on April 15 and July 8 in 2015. The Commission acknowledged the importance and
uniqueness of this study and suggested on July 8, 2015 that the report be distributed along with all other
proposed amendments for public review and comment.

2015 Annual Amendment Summary (7-29-15)
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3.
Affordable Housing
Regulations

Amending the Tacoma Municipal Code to implement a package of
residential infill/affordable building proposals and affordable housing
incentive, bonus, and inclusionary strategies which are part of a
package of initiatives recommended by the City Council’s Affordable
Housing Policy Advisory Group.

Proposal
The intent of this proposal is to promote housing affordability and choice throughout the neighborhoods of
the City through a range of affordable housing incentive and residential infill proposals. This package of
policy initiatives is the third and final phase of planning-related recommendations made by the City
Council-appointed Affordable Housing Policy Advisory Group (AHPAG). The current proposals fit
generally into two categories: 1. Residential infill/affordable building proposals which seek to promote
affordability by allowing a broader range of housing types and higher densities, and by promoting housing
development generally. 2. Proposals to incentivize the inclusion of affordable housing in developments
through offering height, density or other bonuses, and to require the inclusion of affordable units in
association with residential upzones.
Specifically, the proposals if adopted would implement the following through code changes:
1. Additional lot size flexibility options for context-responsive infill (all Residential Districts).
a. Allow smaller lot sizes to a minimum of 3,000 square feet in some circumstances,
through a short/full subdivision lot size averaging approach.
b. Update the existing Critical Areas density bonus option to provide lot size and setback
flexibility.
c. Update Small Lot design standards to better provide for context-responsive residential
infill.
d. In R-1 and R-2 Districts, allow for half of the width of abutting alleys to be counted toward
the required minimum lot area, up to 10 percent of the minimum lot area requirement.
2. Special Review Districts refinements (R2-SRD and HMR-SRD): Proposed changes are
intended to promote a predominately single-family detached development pattern, with additional
provisions for smaller lot sizes and some mix of housing types.
a. Reduce minimum detached Single-family Lot size from 4,500 square feet to 3,500 square
feet, with enhanced Small Lot Design Standards.
b. Update Conditional criteria for 2 and 3-family development to introduce more flexibility to
allow this type of development, when consistent with neighborhood and historic district
character.
c. Update NRX District lot standards for consistency with the proposed changes to the SRD
Districts.
3. Create a Pilot Residential Infill Program approach to allow innovative housing types with
heightened review, and subsequent code refinement. The proposal would allow the following infill
housing types, with enhanced discretionary City review:
a. Detached Accessory Dwelling Units (DADU’s) in R-2, R2-SRD and HMR-SRD Districts.
b. Two-family development as a Conditional Use on corner lots in R-2 Districts.
c. Multi-family development as a Conditional Use in R-3 Districts.
d. Cottage housing developments as a Conditional Use in all residential districts.
4. Planned Residential Districts (PRDs) code updates to make PRDs a more effective tool for
innovative site development, with optional density bonuses for affordability and sustainability
features. Key changes include additional emphasis on urban design, complete streets,
sustainability and housing affordability. The minimum site size and required common open space
requirements would be reduced (for new PRDs) to provide more opportunities for utilization of this
approach.

2015 Annual Amendment Summary (7-29-15)
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5. Affordable Housing Incentives & Upzone Requirements: Offer density bonuses and permit
fee reductions in exchange for voluntary inclusion of affordable housing, or for approval of a
request for a residential upzone.
a. Create an Affordable Housing Incentives Code to support implementation of proposed
affordable housing incentives and bonus options pursuant to the requirements of state
law.
b. Offer a Downtown Tacoma Floor Area Ratio bonus for the voluntary inclusion of
affordable housing.
c. Offer a Planned Residential Districts density bonus for the voluntary inclusion of
affordable housing.
d. Require the inclusion of affordable housing in association with privately initiated
residential upzone requests, and commit the City to analyze housing affordability in
association with City-initiated residential upzones.
6. City process enhancements: Pursue changes to the City’s housing development review
process intended to reduce delay and cost, and to promote housing that meets city policy
objectives.
a. Authorize fee reductions and permit process enhancements for affordable housing
proposals (pending resource availability).
b. Develop a library of residential infill housing examples to illustrate the proposed
Residential Infill Pilot Program.

Outreach
The Affordable Housing Policy Advisory Group, an inter-disciplinary group including both market-rate and
subsidized-housing professionals, has collaborated with staff and the Planning Commission on this effort
and continues to provide input. In addition, Planning staff have worked closely with the City’s Housing
Division. Staff also received direction from the City Council Neighborhoods and Housing Committee.
Finally, staff have engaged in discussions with the North Slope Historic District, the Landmarks
Preservation Committee, the South Tacoma Neighborhood Council and the North End Neighborhood
Council.

Planning Commission’s Review
The Planning Commission reviewed the subject on October 1, 2014, as well as March 4, May 6, June 3,
June 17, July 1 and July 8 of 2015. The Commission authorized the distribution of the proposed
amendments for public review on July 8, 2015.

2015 Annual Amendment Summary (7-29-15)
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4.
Code Cleanup

Amending various sections of the Land Use Regulatory Code to address
inconsistencies, correct minor errors, provide additional clarity, and
improve administrative efficiency.

Proposal (Key Changes)
1. Low Impact Development – Revise terminology and references throughout the code in order to
comply with the City’s NPDES Phase I Municipal Stormwater Permit (NPDES Permit) and remove
barriers to Low Impact Development. Revisions will ensure consistency with changes to terminology
and updates to definitions and Best Management Practices associated with the NPDES Permit.
2. Hospital/Medical Zone – Remove all references to the HM Hospital/Medical zoning district. There
are no longer any properties with this zoning classification within the City.
3. Development Standards for Parking Garages – Add provisions to the development standards
associated with parking garages to further support pedestrian activity and urban vibrancy along
designated pedestrian and core pedestrian streets.
4. Apartment Complex Signs in R-Districts – Add provisions to allow ground signs for residential
developments of four or more dwelling units.
5. Conditional Use Permits – Establish a three year “sunset clause” for discontinued conditional uses.
Presently, the code language allows for the reestablishment of conditionally-permitted uses after long
periods of vacancy, which does not provide adequate opportunities for community input and could
result in impacts that were not addressed when the use was originally permitted. Also, include a
provision that describes the master plan process for conditional uses.
6. Variances to Building Height – Include variances to building height as a possible type of variance to
development regulations (bulk, area).

Outreach
General outreach to the community – discussed the 2015 Annual Amendment package with various
stakeholder groups, including the Master Builders Association (MBA), and other development industry
representatives. In addition, planning staff have reached out to the Community Council, Neighborhood
Councils, and the Landmarks Preservation Commission, informing them of the 2015 Annual Amendment
process and offering presentations on the proposed amendments. In response to requests, staff provided
overview presentations to the North End Neighborhood Council, South Tacoma Neighborhood Council,
and the North Slope Historic District. Additional outreach will occur through and during the Planning
Commission and City Council’s public hearing and notice processes.

Planning Commission’s Review
The Planning Commission reviewed various issues contained in the proposed Code Cleanup package on
February 18, April 15, and July 1, 2015. On July 1, concurring with staff’s approach and analysis, the
Commission authorized the distribution of the proposed amendments for public review.

2015 Annual Amendment Summary (7-29-15)
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5.
Narrowmoor Addition
Conservation District

Designating a 129-acre portion of the “West Slope Neighborhood,”
including portions of Narrowmoor Additions #1 – 4, as a Conservation
Special Review District Overlay Zone (A private application by the West
Slope Neighborhood Coalition).

Proposal
The proposal would amend Tacoma Municipal Code (TMC), Chapter 13.07 – Landmarks and Historic
Special Review Districts, to create a new, “standalone” conservation overlay zone to be called the
“Narrowmoor Addition Conservation District.”
Under this proposal, new requirements for design review by the Landmarks Preservation Commission
would be introduced for projects involving properties within the Conservation District, including:
• New construction;
• Additions to the footprints of existing houses within the district; and,
• Demolitions of existing houses within the district, where greater than 50% of the roof area or
exterior walls is removed, or the primary elevation is affected.
Additionally, new lot development standards would be added, including:
• New parcels would be required to be at least 60’ wide;
• New parcels would be required to be “through-lots,” meaning that, where the parent lot fronted
streets on its east and west property lines, the new parcel(s) would be required to do the same;
and,
• The cumulative footprint of the primary structure, garage and accessory buildings would be
limited to 25% of the lot size.
To guide the Landmarks Commission, property owners and City staff in the implementation of these
requirements, a set of draft design guidelines has been prepared and will be adopted by the Landmarks
Commission should the district be adopted by City Council.

Outreach
Outreach for this proposal has been extensive and lengthy, beginning in 2008, when the City initiated a
historic district feasibility study at the request of the West Slope Neighborhood Coalition. Since that time,
both City staff and the West Slope Neighborhood Coalition have conducted public meetings, mailing
notices and surveys within the proposal area.
Staff will continue to work with the stakeholders identified, as well as conduct additional outreach as part
of the overall 2015 Annual Amendment package.

Planning Commission’s Review
The Planning Commission reviewed the scope of work for the proposed conservation district on
November 5, 2014. Subsequently on June 17, 2015, the Commission reviewed the full proposal packet
including the code amendments, the design guidelines, and the Landmarks Preservation Commission’s
findings and recommendations; concurred with staff’s analysis with minor modifications; and authorized
the distribution of the proposal packet for public review.

2015 Annual Amendment Summary (7-29-15)
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Planning Commission Public Hearing
2015 Annual Amendment to the
Comprehensive Plan and Land Use Regulatory Code
Planning
Commission
Public Hearing
Wednesday,
August 19, 2015,
5:00 p.m.
City Council Chambers
Tacoma Municipal Building
747 Market Street, 1st Floor

Informational
Sessions
1. Wednesday, August 12, 2015
6:00 – 8:00 p.m.
Baker Middel School
8001 South J Street
Tacoma, WA 98408
2. Thursday, August 13, 2015
6:00 – 8:00 p.m.
Stadium High School
111 North E Street
Tacoma, WA 98403

How to
Provide Comments
1. Testify at the public hearing on
August 19, 2015; and/or
2. Provide written comments by
August 28, 2015, 5:00 p.m., via:
• E-mail: planning@cityoftacoma.org;
• Fax:

(253) 591-5433; or

• Letter: Planning Commission
747 Market Street, Room 345
Tacoma, WA 98402

PROPOSED AMENDMENTS:
The 2015 Annual Amendment Package includes the following five categories of proposed amendemnts. A summary
packet of the amendments can be found at all branches of the Tacoma Public Library. For more information, please visit:
www.cityoftacoma.org/planning,
and click on “2015 Annual Amendment” or “Tacoma 2040: Growing Tomorrow’s City”

1. Comprehensive Plan
Update

Amend the Comprehensive Plan pursuant to the Periodic Update requirements of the State
Growth Management Act (RCW 36.70A.130); ensure the Plan continues to be consistent
with applicable state and regional mandates; update population and employment
allocations, and other relevant data; renew the City’s vision and growth strategies based on
the community’s needs and desires; enhance the format, style and organization of the Plan;
and revise development regulations to be consistent with the Plan amendments.

2. Mixed-Use Centers
Review

Review designated Mixed-Use Centers (MUCs) to determine their effectiveness in
achieving the City’s intent and vision and inform the Comprehensive Plan Update in such
areas as the growth strategy, development concept, land use, urban form, housing,
transportation, and economic development.

3. Affordable Housing
Regulations

Amend the Tacoma Municipal Code to implement a package of residential infill/affordable
building proposals and affordable housing incentive, bonus, and inclusionary strategies
which are part of a package of initiatives recommended by the City Council’s Affordable
Housing Policy Advisory Group.

4. Code Cleanup

Amend various sections of the Land Use Regulatory Code to update information, address
inconsistencies, correct minor errors, provide additional clarity, and improve administrative
efficiency.

5. Narrowmoor Addition
Conservation District

Designate a 129-acre portion of the “West Slope Neighborhood,” including portions of
Narrowmoor Additions #1 – 4, as a Conservation Special Review District Overlay Zone
(A private application by the West Slope Neighborhood Coalition).

ENVIRONMENTAL REVIEW:
The City has made a preliminary determination that this proposal does not have a probable significant adverse impact on
the environment and has issued a preliminary Determination of Environmental Nonsignificance after review of an
environmental checklist, a copy of which is available upon request. Comments on the preliminary determination must be
submitted by 5:00 pm on Friday, August 28, 2015. The City may reconsider or modify the preliminary determination in
light of timely comments. The preliminary determination will become final on September 4, 2015, unless modified.
The City of Tacoma does not discriminate on the basis of disability in any of its programs or services.
Upon request, special accommodations will be provided within five (5) business days. Contact 253.591.5030 (voice) or 253.591.5153 (TTY).
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2015 Annual Amendment
Staff Analysis Report

Application No.:

2015-01

Proposed Amendment:

Comprehensive Plan – Periodic Update

Applicant:

Planning and Development Services

Location & Size of Area:

Citywide

Current Land Use & Zoning:

Various

Neighborhood Council Area:

Citywide

Staff Contact:

Stephen Atkinson, Planning Services Division
(253) 591-5531 satkinson@cityoftacoma.org

Date of Report:
(Planning Commission review date;
draft or final)

July 29, 2015

I. Description of the Proposed Amendment:
1. Describe the proposed amendment, including the existing and proposed amendatory language,
if applicable.
Tacoma’s Comprehensive Plan is the City’s official statement concerning its vision for future growth
and development. It identifies goals, policies, and strategies for maintaining the health, welfare, and
quality of life of Tacoma’s residents. The Comprehensive Plan is comprised of numerous individual
elements, including elements addressing land use, neighborhoods, housing, transportation, cultural
resources, recreation and open space, capital facilities, downtown, and the environment.
The City of Tacoma amends its Comprehensive Plan on an annual basis as permitted by state law. In
addition to these regular amendments, the Growth Management Act (GMA) requires counties and
cities to periodically conduct a thorough review of their plans and regulations to bring them in line
with any relevant changes in the GMA, and to accommodate updated growth targets. Tacoma last
completed a “periodic update” in 2004. RCW 36.70A.130 establishes the review procedures and
schedule for Comprehensive Plan amendments and periodic review.
The proposed 2015 amendment constitutes the City’s required periodic update – it builds on the
current Comprehensive Plan, responds to community needs, and fulfills the Washington Growth
Management (GMA) requirements for periodic review.
Since the last periodic update in 2004 there have been significant local and regional initiatives
completed, including updates to the Metropolitan Planning Policies (VISION 2040) and Countywide
Planning Policies. The intent of this update is to bring the Comprehensive Plan into consistency with
these initiatives as well as to create a document that responds to and carries forward the community
goals and aspirations as adopted in Tacoma 2025.

Annual Amendment Application #2015-01
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Major Themes and General Updates
The proposed draft of the Comprehensive Plan is not a major departure from the City’s current
policies, but rather, seeks to further advance the City’s adopted goals. The following is a summary of
ways the proposed draft advances the goals of a more equitable, healthy, and sustainable City:
Equity –
• Give greater priority to areas currently deficient or underserved by public facilities and
services, including parks, recreation and transportation facilities.
• Consider the impacts of plans and investments on existing communities, especially those
typically underrepresented communities.
• Achieve greater representation in public outreach and engagement processes and explore new
tools and strategies to reach typically underrepresented communities.
Urban design –
• Promote compact, complete and connected neighborhoods, anchored by mixed-use centers,
where residents have easy, convenient access to many of the places and services they use
daily, within an easy walk of home.
• Raise the prominence of the City’s design policies both city-wide and site specific.
Climate change –
• Promote mitigation and adaptation to climate change and a balance of jobs and housing
linked by a multimodal transportation system.
• Protect life and property by discouraging new development in geologically hazardous areas
and by encouraging emergency preparedness and disaster recovery plans.
• Encourage high performance building design.
Focus and prioritize efforts –
• Give more priority to areas that are underserved and areas in which growth and change is
anticipated or desired.
• Plan includes a list of high priority implementation steps.
Simplify and streamline document –
• The Plan update reduces the number of elements within the Comprehensive Plan and
reorganizes the document to integrate topics throughout.
• The Plan layout has been designed for ease of use.
Element Specific Updates
The following is a summary of key policy updates and topics from each of the proposed elements.
Vision and Introduction
Key updates:
• Integrates the Core Values and Focus Areas of Tacoma 2025.
• Describes the regional planning context and Tacoma’s role within the region.
• Sets the stage for growth and development – the sustainable cities model – and why new
growth and development is appropriate in Tacoma.

Annual Amendment Application #2015-01
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*NEW* Urban Form – Replacing the Growth Strategy and Development Concept Element
Key updates:
• Identifies areas appropriate for growth and development with a priority on focusing growth in
and around mixed-use centers, along patterned corridors and transit station areas.
• Gives greater priority for public investments/incentives within mixed-use centers and areas
planned for growth and development.
• Ensures an adequate supply of land to accommodate city-wide growth allocations for
employment and housing.
• Describes the role of centers in anchoring complete neighborhoods.
• Applies new Land Use Designation framework
o Addresses inconsistencies between designations and zoning (assess/verify correct
land use designations to set stage for compatible rezoning as part of 2016 Annual
Amendment)
o Promotes additional land supply for multi-family along corridors
o Implements new “Parks and Open Space” designation
o Creates and applies new “Major Institutional Campus” designation
• Describes Historic Residential Pattern Areas based on physical characteristics and recognizes
the diverse uses and housing types within established residential neighborhoods.
• Promotes “Patterned Corridors” that support diverse uses and vibrant urban places.
• Emphasizes the importance of integrated land use and transportation planning.
*NEW* Design and Development – Replacing Generalized Land Use Element
Key Policy Updates:
• Emphasizes the importance of design at the project/site/building scale.
• Addresses several policy gaps including hazard resilient design, resource efficient design, and
access to healthy foods.
• Expands the definition of scenic resources to include bridges, structures, and other landmarks
that create civic identity.
• Encourages the role of artists and the public in creative place-making that offers education
experiences, enlivens public spaces, and fosters creativity.
Housing Element
Key Policy Updates:
• Establishes goals to capture 35% of urban Pierce County’s residential growth, to have 80% of
the City’s residential growth within and in proximity to centers, and to
• Strengthens policies supporting mixed-income communities throughout city.
• Supports full range of housing types within the City and in close proximity to services and
transit.
• Promotes more adaptable housing and more flexibility to accommodate growth and housing
choice in all neighborhoods.
• Promotes design of affordable housing and multifamily development to support walkability
and healthy, active lifestyles.
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•

Prioritizes affordable housing investments in areas well served by amenities, transit, and with
close proximity to jobs.

Environment and Watershed Health
Key Policy Updates:
• More fully integrates considerations for mitigating and adapting to climate change throughout
the Comprehensive Plan.
• Recognizes the multiple benefits provided by the City’s parks and open spaces, for habitat,
air and water quality, recreation, and scenic values.
• Discourages development within geologically hazardous areas and designated open space
corridors.
• Uses watersheds as a core framework for policies, analysis, and mitigation approaches
• Promotes the development of watershed basin plans based on the best available science.
*NEW* Parks and Recreation – Extracted from current Open Space, Habitat and Recreation
Element
Key Policy Updates:
• Stronger recognition of the shared responsibility for meeting recreational needs (traditional
parks + schools + open spaces + trails + complete streets + community facilities + private
facilities).
• Stronger focus on equitable distribution and access to parks and recreation facilities.
• Park and recreation level of service that is based on proximity as well as population density.
• Updated inventory and goals for recreation (to meet RCO requirements).
*NEW* Public Facilities and Services – Replacing Capital Facilities Element and Utilities
Element
Key Policy Updates:
• Considers social equity in the provision of new public facilities and services.
• Provision of public facilities and services should support the City’s growth strategy.
• Simplifies level of service standards and differentiates between standards for concurrency and
those not for concurrency.
• Includes a forecast of future facility and service needs from all major facility and service
providers.
• Include prioritization principles and criteria for reviewing projects to ensure consistency with
Comprehensive Plan.
Economic Development – First update since 2001.
Key Policy Updates:
• Recognizes the need to diversify and expand the local economy.
• Recognizes equitable household prosperity as a key economic foundation for the City and the
role of education and workforce development in boosting equitable household prosperity.
• Promotes investments in employment centers to stimulate development.
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•

Identifies ways the City can promote a business friendly environment and improve the City’s
image and reputation as a means for attracting employers.

*NEW* Public Engagement, Administration and Implementation
Key Policy Updates:
• Focuses on equity and outreach to traditionally underserved communities.
• Focuses on proactive outreach in all phases of planning.
• Addresses coordination and joint planning with other agencies, organizations and
jurisdictions.
• Outlines Comprehensive Plan and Land Use Regulatory Code amendment procedures
• Describes the relationship of Comprehensive Plan policies to other program and
implementation strategies, including the relationship between Land Use Designation and
Zoning.
No proposed changes this year
• Downtown Element
• Historic Preservation Program Element
• Subarea Plans
• Container Port Element
Elements proposed to be rescinded as stand-alone elements of the Comprehensive Plan
• Arts and Culture (incorporated into multiple elements)
• Neighborhood Element (Projects should be incorporated into Capital Facilities Program in
2016; Some specific policy issues are addressed generally in the Plan or are integrated into
Neighborhood Pattern Areas; Neighborhood Actions Strategies should be updated or
reconceived)
• Tacoma Dome Area Plan (replaced by South Downtown Subarea Plan)
• Community Facilities Plan (incorporated into Public Facilities and Services)
• MLK Design Plan (effectively replaced by Hilltop Subarea Plan)
• South 38th Street Design Plan (to be replaced by Lincoln Revitalization Plan).
• Sixth Avenue Design Plan
Document Framework and Organization
A stated goal of the update has been to create a more streamlined, user friendly Plan that
communicates goals and policies more succinctly than the current Plan. Over time, as the City has
used the Comprehensive Plan to adopt guidance on new subjects, the new policies have frequently
been additive rather than replacing older policy elements. The result has been a layering of similar
policies and subject matter that has created a document that has significant redundancies and
inconsistencies, as well as challenges conveying the important messages of the Plan.
The following table depicts the current elements of the Comprehensive Plan in the column on the left
and the proposed elements in the column on the right. The intent, as part of the 2015 Annual
Amendment, is to rescind, revise, and/or reorganize the current elements and replace them with the
proposed elements on the right.
Annual Amendment Application #2015-01
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Current Elements

Proposed Elements

Introduction
Growth Strategy and Development Concept
Generalized Land Use
Housing
Capital Facilities
Utilities

Introduction + Vision
Urban Form
Design + Development
Housing
Public Facilities + Services
Economic Development
Transportation Master Plan

Transportation
Environmental Policy
Open Space, Habitat and Recreation
Urban Forest Policy

Environment
Parks + Recreation
Policies incorporated in Design + Development
and Economic Development elements
Engagement, Administration + Implementation
Container Port
Downtown
Glossary
Shoreline Master Program
Capital Facilities Program
Downtown Subarea Plans
Historic Preservation Plan

Arts and Culture

Container Port
Downtown
Glossary
Shoreline Master Program
Capital Facilities Program
Downtown Subarea Plans
Historic Preservation Plan
Neighborhood Element
Economic Development Plan
Tacoma Dome Area Plan
Capital Facilities Program
Community Facilities Plan
MLK Jr. Way Design Plan
Sixth Avenue Design Plan
South 38th Street Design Plan

The City’s Downtown Element, Shoreline Master Program, Capital Facilities Program, Downtown
Subarea Plans, and Historic Preservation Plan have not been amended as part of this proposal.
Land Use Designations and Future Land Use Map
In 2012, the City embarked on a multi-phase, multi-year project intended to revise and update the
Comprehensive Plan’s land use designation approach, from the Land Use Intensities system to a more
simplified and easily understood classification system.
The first phase was accomplished as part of the 2013 Annual Amendment to the Comprehensive Plan
adopted by the City Council on June 25, 2013, per Ordinance No. 28158. This first phase amended the
Growth Strategy and Development Concept Element of the Comprehensive Plan to:
Annual Amendment Application #2015-01
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1. Create separate land use designations for the four different types of mixed-use centers
(neighborhood, community, urban and downtown);
2. Add a new land use designation for Shoreline areas;
3. Modify the land use designation for properties within the mixed-use centers and shoreline areas
based on these new designations (effectively removing the “underlying” intensity designations in
these areas, recognizing the more detailed and specific policy guidance already provided for the
shoreline areas and mixed-use centers); and
4. Creating a new land use designation framework to guide subsequent phases of the project,
including a comprehensive review of the land use patterns and substantial re-designation of
properties in the City.
The 2015 Comprehensive Plan update completes the update that began in 2012, with additional
modifications. The following chart outlines the current Comprehensive Plan Land Use Designation
Framework compared to the proposed Land Use Designation classifications, followed by maps showing
the current and proposed application of these classifications.
Current Intensity Designations

Proposed Land Use Designations

Single Family Intensity
Low Intensity
Medium Intensity
High Intensity
Neighborhood Center (Adopted in Phase 1)
Community Center (Adopted in Phase 1)
Urban Center (Adopted in Phase 1)
Downtown Center (Adopted in Phase 1)
Shoreline (Adopted in Phase 1)

Single Family Residential
Multi-Family (Low Density)
Multi-family (High Density)
Parks and Open Space
Neighborhood Center
Crossroads Center
Tacoma Mall Regional Growth Center
Downtown Regional Growth Center
Shoreline
Major Institutional Campus
Neighborhood Commercial
General Commercial
Light Industrial
Heavy Industrial
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Figure 1: Current Generalized Land Use Plan Map
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Figure 2: Proposed Comprehensive Plan Future Land Use Map
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Mixed-Use Centers
In July of 2013, Council requested that staff comprehensively evaluate the City’s mixed-use centers,
including the number of centers, the location, which ones are most appropriate and feasible, and whether
the vision for the centers is realistic in all cases. The Council asked staff and the Planning Commission to
research and bring to the City Council recommendations on possible modifications to the number,
location and types of designated mixed-use centers.
While most of the mixed-use centers were created in the mid-1990’s they have seen relatively limited new
growth, particularly the type of compact, mixed-use growth that was envisioned. Moreover, there have
been significant advancements in compact development and sustainability strategies in the region. In
order to achieve the community’s long term goals, ensure that the community can accommodate new
growth in a positive manner, and focus the limited redevelopment tools and staff resources in a way that
can be most effective, it is time to review, reevaluate and potentially refine the designated mixed-use
centers.
Centers will be the primary areas for growth and change in Tacoma over the next 25 years. Focusing new
growth in centers helps achieve goals of having more Tacomans live in complete neighborhoods, use
public transit and active transportation – walking, biking and rolling – to commute to work and complete
errands, and it will help mitigate and prepare for the effects of climate change. Clustering destinations and
housing within compact, walkable centers makes access by transit, walking, wheelchair, and bicycle more
practical and reduces the amount of driving needed to access services, reducing the impact on roadways,
reducing congestion, and facilitating freight movement.
Centers range in scale from the Tacoma’s Downtown to small neighborhood storefront service nodes,
providing local access to services and allowing Tacomans across the City to live a healthy, active
lifestyle. Neighborhood business districts and the commercial services they provide are the foundation of
many centers, but centers, particularly larger centers, will also become a focus for public services,
gathering places, and housing growth. In and around all centers, there will be change as areas urbanize
and new services, shops and housing are developed.
Four types of centers are designated in the proposed Comprehensive Plan that vary in size, scale, service
area, role, and density of residents and businesses. The four types of centers are:
Downtown Regional Growth Center
Tacoma Mall Regional Growth Center
Crossroads Center
Neighborhood Center
The mixed-use centers report makes the following recommendations that have been incorporated into the
draft Comprehensive Plan update:
•
•

No modifications recommended at this time to the locations or boundaries of the mixed-use
centers.
Simplify the center typologies:
o Incorporate the Hilltop and Stadium Neighborhood Centers into the Downtown Regional
Growth Center;
o Rename the Urban Center as the Tacoma Mall Regional Growth Center to better signify
the purpose and role of the center;
o Rename the Community Center as Crossroads Centers to shift the emphasis from a
market trade area to a focus on the design characteristics of these centers.
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•
•

Give greater priority to the mixed-use centers in the allocation of resources for transportation and
public facility and services investments.
Consider the following factors in prioritizing investments among the centers:
o Focus and coordinate investments in one or two centers for maximum effect;
o Focus investments in centers where the real estate market is emerging and where public
efforts would likely stimulate private investment;
o Identify and respond to special needs and opportunities in centers.

Transportation Master Plan
Significant updates are proposed to the Transportation Element of the Comprehensive Plan; this work
was conducted as part of the Transportation Master Plan development. The City’s Transportation
Commission has approved a version of this document, which the Infrastructure, Planning, and
Sustainability Committee has forwarded to the Planning Commission for consideration as part of the
Comprehensive Plan update process.
The Transportation Commission began this effort in fall 2013. The Draft Transportation Master Plan
provides a long-term vision for transportation infrastructure in the City of Tacoma. It is a primary tool for
forecasting transportation demand and identifying services and improvements needed to achieve those
goals and accommodate future demands.
The document represents a significant update to previous Transportation Elements, and builds on the
advances of the Mobility Master Plan. The new document focuses on an integrated multimodal approach
to transportation. Principal routes are identified for each mode, including transit and streetcar priority
corridors. The Draft Transportation Master Plan also prescribes performance measures for tracking the
implementation of the vision in the TMP.
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High Priority Implementation Projects and Programs
The Engagement, Administration and Implementation Element includes a summary of projects and
programs that are considered a high priority for implementing the goals and policies of the
Comprehensive Plan, based on proposed policies in the draft plan. These include:

Urban Form

•
•

Design and Development

•

Environment

•
•
•
•

Economic Development

•
•
•

Parks and Recreation

•

Public Facilities and Services

•

Engagement, Administration and
Implementation

•
•

Annual Amendment Application #2015-01
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Zoning and Development Regulation Updates.
Explore financial incentives and tools that could be
effectively utilized to stimulate private investment in the
mixed-use centers.
Develop a design manual and an approach to conducting
design review for public projects and development within
designated mixed-use centers.
Complete the Environmental Action Plan.
Conduct a Climate Risk Assessment.
Conduct a watershed assessment to prioritize wastewater
and stormwater projects/programs within the City of
Tacoma’s subbasins.
Update development regulations for steep slopes and
geologically hazardous areas, and create site development
standards for Open Space Corridors.
Complete the Tacoma Mall Subarea Plan.
Conduct a subarea planning effort for the Port of Tacoma
Manufacturing and Industrial Center.
Periodically review and update the City’s Economic
Development Framework and Strategy.
Develop a strategy for addressing any current deficiencies
in levels of service and identify opportunities to provide
new park and recreation opportunities within designated
Mixed-Use Centers.
Update the Capital Facilities Program and level of service
standards.
Utilize web applications to more effectively communicate
the City’s Comprehensive Plan policies and proposed
capital projects.
Perform an opportunity and equity analysis.
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Best Available Science Review and Amendments to TMC 13.11 Critical Areas Preservation
The GMA requires jurisdictions to consider best available science in the development of critical areas
policies and regulations. In 2005, the City reviewed the best available science and updated Tacoma
Municipal Code 13.11 Critical Areas Preservation (CAPO) to comply with the GMA. More recently,
the City updated its Shoreline Master Program (SMP), which was approved by the State Department
of Ecology (Ecology) in 2013. The City recently completed a minor update to its CAPO in
November 2014 to remove marine fish and wildlife habitat conservation areas and their protections
which are covered by the newly adopted SMP.
Environmental Science Associates has reviewed the best available science literature and data and
reviewed the environmental element in the current Comprehensive Plan and the existing CAPO
regulations. The review is specific to wetlands, streams, floodplains, and fish and wildlife habitat
areas. The best available science has been utilized in the review and update of environmental policies
in the Comprehensive Plan and in the development of proposed amendments to CAPO.
In general, the City’s CAPO is consistent with best available science in its general provisions,
purpose, and administrative process. Proposed amendments will bring the CAPO into consistency
with recent regional updates and new federal guidance, specifically related to wetland delineation and
wetland and stream classifications. In addition, the proposed amendments fix inconsistencies in
references and limited cleanup of code redundancies.

2. Describe the intent of the proposed amendment and/or the reason why it is needed.
The Washington Growth Management Act (GMA) requires that all cities and counties above certain
sizes prepare comprehensive plans and update those plans at regular intervals. GMA goals include
reducing sprawl and directing growth to areas that already have urban services. Comprehensive plans
must show that each city has enough land in appropriate zoning categories to absorb the expected
level of growth for twenty years into the future, along with the transportation, water, and sewer
facilities to serve that growth. GMA also requires that cities’ plans must be consistent with other
plans in the region. In this region, other plans include Vision 2040 and the Pierce County
Countywide Planning Policies.
Furthermore, this update is an opportunity to advance the core values and focus areas of the Tacoma
2025 Strategic Plan, adopted in 2015. The Strategic Plan reached over 2,000 people in the City of
Tacoma to identify the key goals and objectives that our community has for the next 10 years. These
goals and objectives have been grouped in the following focus areas:
•
•
•
•
•
•
•

Health and Safety
Human and Social Needs
Economic Vibrancy and Employment
Educational and Learning
Arts and Cultural Vitality
Natural and Built Environment
Government Performance

This Comprehensive Plan update, while planning for a longer horizon, has been developed to
advance these goals and community values.
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3. Describe the geographical areas associated with the proposed amendment. Include such
information as: location, size, parcel number(s), ownership(s), site map, site characteristics,
natural features, current and proposed Comprehensive Plan land use designations, current and
proposed zoning classifications, and other appropriate and applicable information for the
affected area and the surrounding areas.
The proposed amendments are applicable citywide.
4. Provide any additional background information associated with the proposed amendment.
The City has developed the proposed Comprehensive Plan having given consideration for the
following local and regional initiatives:
Vision 2040
Vision 2040 is the Puget Sound Regional Council’s (PSRC) vison and strategy for accommodating
the five million people and three million jobs that are expected to be present in the Puget Sound
region by 2040, while promoting the “well-being of people and communities, economic vitality, and a
healthy environment.” The Tacoma Comprehensive Plan is being developed based on the guidance
and direction established by Vision 2040.
Vision 2040 designates Tacoma as one of five Metropolitan Cities in the region. As a Metropolitan
City, Tacoma is to serve as a focal point for accommodating forecast growth and helping to relieve
development pressure on rural and natural resource lands. By planning for future population, housing
and employment that align with Vision 2040 targets, the Tacoma Comprehensive Plan seeks to fulfill
its role and responsibility as a Metropolitan City. At the same time, the Comprehensive Plan seeks to
ensure that the vision for Tacoma’s character, services and quality of life are maintained and
enhanced as the city grows.
Vision 2040 identifies twelve major topics areas, identified as: regional growth strategy, environment,
climate change, urban land, centers, health, housing, economy, transportation, public services, and
plan review. The draft Comprehensive Plan addresses each of the policy areas in VISION 2040.
Pierce County Countywide Planning Policies
In accordance with the Washington GMA, the Pierce County Regional Council maintains the Pierce
County Countywide Planning Policies (CPPs) to coordinate planning on a countywide basis. Last
updated in 2012, the CPPs provide guidance to cities on a wide range of topics, including affordable
housing, community and urban design, economic development, health and well-being, historic and
cultural preservation, natural resources and transportation facilities.
Tacoma 2025
Prepared in 2014, Tacoma 2025 is a strategic plan and vision for the future of Tacoma. Tacoma 2025
was developed to guide the City in decision-making and resource allocation, as well as performance
tracking and reporting. It focuses on seven focus areas: Health & Safety, Human & Social Needs,
Economic Vibrancy & Employment, Education & Learning, Arts & Cultural Vitality, Natural & Built
Environment, and Government Performance.
The Tacoma Comprehensive Plan supports the vision and direction of the Tacoma 2025. Through the
long-range policy guidance provided by the Comprehensive Plan, future implementing actions will
help to achieve the priorities identified in Tacoma 2025 and further the vision for each of the focus
areas well into the future.
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Growing Transit Communities Strategy
The purpose of the strategy is to present consensus approaches for developing thriving neighborhoods
around high-capacity transit areas, and to provide tools and resources to implement adopted regional
and local plans.
The goals and recommendations in the Growing Transit Communities Strategy are wide-ranging,
developed with the recognition that some approaches may work in some locations but not in others,
and that each partner retains flexibility to pursue the actions most appropriate to local needs and
conditions.
Opportunity Factors
“Opportunity” is a situation or condition that places individuals in a position to be more likely to
succeed or excel. Opportunity maps illustrate where opportunity rich communities exist, assess who
has access to those neighborhoods, and help to understand what needs to be remedied in opportunity
poor neighborhoods. These thematic maps show U.S. Census Tracts (2010 geography) shaded by
level of access to opportunity (“levels of opportunity”: very low, low, moderate, high, and very high)
as defined by a series of 20 indicators that represent five major categories of opportunity: education,
economic health, housing and neighborhood quality, transportation/mobility, and health and
environment.
PSRC partnered with the Kirwan Institute for the Study of Race and Ethnicity in Ohio to develop the
maps building off the Institute’s work on “Communities of Opportunity” across the country (see the
King County Opportunity Maps from 2010)..
Mixed-Use Centers Review
The mixed-use centers (MUC) are at the heart of the Comprehensive Plan’s growth and development
strategy. They are intended to accommodate a significant share of Tacoma’s future population and
employment growth and be areas that provide a range of housing choices, employment opportunities,
transit-oriented development, pedestrian and bicycle facilities and a mix of shops, services, and public
spaces. Renewing and transforming the mixed-use centers into functional, vibrant, sustainable urban
villages is critical to achieving the City’s long-term goals and vision for its future.
This report has been created to help decision makers prioritize and balance future policy initiatives.
The analysis of each identified district provides a better understanding of existing conditions and
identified significant barriers to development. Overtime, new incentives and techniques can be crafted
to better encourage growth in all MUCs.
tacHOMEa Residential Infill Toolkit
The City of Tacoma has policies that both encourage the densification of neighborhoods through a
broadened range of residential infill options and also protect the character of single-family housing
patterns. However, recent residential development has illustrated the difficulty of achieving goals of
compatibility and density simultaneously. How can development incorporate better design standards
and placemaking practices that respond to a neighborhood’s unique character, while diversifying the
housing stock to provide a greater variety of housing options?
The information from this report helps establish a framework for guiding residential infill
development in a manner that is sensitive to both neighborhood design and the diversifying needs of
Tacoma’s current and future residents. The study of pattern areas is a tool that provides an analytical
framework for guiding future work towards the incorporation of place-based needs and desires
informed by the community. Recommendations identify actions that are both city-wide as well as
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pattern-specific, making a statement about the direction of growth and residential development as a
means to frame the opportunities that exist in Tacoma.
Climate Change and Tacoma’s Climate Action Plan
In early 2007, the Tacoma City Council commissioned the Green Ribbon Task Force on Climate
Change to make recommendations to the City Council, defining strategies that the community could
take to reduce greenhouse gas (GHG) emissions. The intention was to implement steps to ensure the
City could align itself with the reduction goals stated in the Kyoto Protocol. Tacoma’s Climate Action
Plan establishes carbon reduction goals for the City and community and offers more than 40 strategies
to achieve those goals.
Regional Industrial Lands Analysis
The central Puget Sound region’s economy is growing and will continue to add jobs through 2040.
Economic activity on industrial land is a significant contributor to the region’s prosperity and growth.
PSRC forecasts suggest that industrial jobs on industrial lands will increase by almost 84,000
between 2012 and 2040. This report provides an updated assessment of economic activity on
industrial land in the central Puget Sound region, including analysis of industry forecasts and the
region’s ability to accommodate economic growth on industrial lands. The report provides data and
analysis intended to serve a broad range of land use and economic development planning needs and
interests
Regional Economic Strategy
The Regional Economic Strategy is an active blueprint to ensure the region’s long term sustainable
economic prosperity. It outlines the Prosperity Partnership’s initiatives for improving the five
foundation areas of the economy: education and workforce development, business climate,
entrepreneurship and innovation, infrastructure, and quality of life. Each foundation has a set of
strategies – there are over two dozen strategies to achieve the region’s economic development goals.
The Economy Report assesses industry cluster and foundational issues associated with successful
economic development strategies and creates a context for understanding the central Puget Sound’s
competitive position relative to peer regions. Industry clusters include: Aerospace, Business Services,
Clean Technology, Information Technology, Life Science and Global Health, Maritime, Military,
Philanthropies, Tourism and Visitors, and Transportation and Logistics.
Housing Innovations
PSRC’s Housing Innovations Program (HIP) is a collection of planning resources for local
governments in the central Puget Sound region. The program aims to provide local jurisdictions with
information about housing and planning best practices successfully used across the nation to facilitate
the production and preservation of affordable housing and compact development in their
communities.
Sustainability Tools for Assessing and Rating Communities (STAR)
The STAR Community Rating System (STAR) is a voluntary framework for evaluating, quantifying,
and improving the livability and sustainability of U.S. communities.
The STAR Community Rating System combines:
• A framework for sustainability encompassing the social, economic and environmental
dimensions of community;
• A rating system that drives continuous improvement and fosters competition; and
• An online system that gathers, organizes, analyzes, and presents information required to meet
sustainability goals
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Tacoma is the first of 30 pilot communities to submit and receive certified STAR community rating,
receiving four out of five stars, in the first national community livability and sustainability rating
system.
The quantitative assessment is robust. The City’s Office of Environmental Policy and Sustainability
led the community-wide effort to collect and analyze more than 500 possible areas of data-supported
achievement across seven categories. Tacoma performed particularly well under built environment;
education, arts and community; and natural systems, leaving more room for improvement in the
climate and energy; economy and jobs, equity and empowerment and health and safety categories.
Local governments can use the rating system to evaluate, quantify and promoting livability and
sustainability efforts. They can also share expertise with each other. As other communities are
certified, Tacomans will be able to see how Tacoma benchmarks in apple-to-apple comparisons.

II. Analysis of the Proposed Amendment:
1. How does the proposed amendment conform to applicable provisions of State statutes, case law,
regional policies, the Comprehensive Plan, and development regulations?
The draft Comprehensive Plan has been developed consistent with the substantive and procedural
requirements of the Washington State Growth Management Act as well as multicounty planning
policies and countywide planning policies. The table below identifies the specific goals in the GMA
that are implemented through Comprehensive Plan policy elements.
Comprehensive Plan Element
Introduction + Vision

Urban Form

GMA Goal
Private property shall not be taken for public use without just
compensation having been made. The property rights of landowners
shall be protected from arbitrary and discriminatory actions.
Encourage development in urban areas where adequate public facilities
and services exist or can be provided in an efficient manner.
Reduce the inappropriate conversion of undeveloped land into
sprawling, low-density development.

Design + Development
Environment

Housing

Maintain and enhance natural resource-based industries, including
productive timber, agricultural, and fisheries industries. Encourage the
conservation of productive forest lands and productive agricultural
lands, and discourage incompatible uses.
Identify and encourage the preservation of lands, sites, and structures,
that have historical or archaeological significance
Protect the environment and enhance the state's high quality of life,
including air and water quality, and the availability of water.
Retain open space, enhance recreational opportunities, conserve fish
and wildlife habitat, increase access to natural resource lands and water,
and develop parks and recreation facilities.
Encourage the availability of affordable housing to all economic
segments of the population of this state, promote a variety of residential
densities and housing types, and encourage preservation of existing
housing stock.
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Economic Development

Transportation

Parks + Recreation

Public Facilities + Services

Engagement, Administration +
Implementation

Encourage economic development throughout the state that is
consistent with adopted comprehensive plans, promote economic
opportunity for all citizens of this state, especially for unemployed and
for disadvantaged persons, promote the retention and expansion of
existing businesses and recruitment of new businesses, recognize
regional differences impacting economic development opportunities,
and encourage growth in areas experiencing insufficient economic
growth, all within the capacities of the state's natural resources, public
services, and public facilities.
Encourage efficient multimodal transportation systems that are based
on regional priorities and coordinated with county and city
comprehensive plans.
Retain open space, enhance recreational opportunities, conserve fish
and wildlife habitat, increase access to natural resource lands and water,
and develop parks and recreation facilities.
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 and use without decreasing
current service levels below locally established minimum standards
Encourage the involvement of citizens in the planning process and
ensure coordination between communities and jurisdictions to reconcile
conflicts.

2. Would the proposed amendment achieve any of the following objectives?
•
Address inconsistencies or errors in the Comprehensive Plan or development regulations;
•
Respond to changing circumstances, such as growth and development patterns, needs and
desires of the community, and the City’s capacity to provide adequate services;
•
Maintain or enhance compatibility with existing or planned land uses and the surrounding
development pattern; and/or
•
Enhance the quality of the neighborhood.
This update of the Comprehensive Plan addresses internal inconsistencies between policy elements.
Over time, as significant new policy updates have been accomplished, previous policy elements have
not been updated to reflect new subject matter or new policy directions. As a result, there has
developed inconsistent policies between older and more recent policy elements. In addition,
significant new policy initiatives have been conducted since the last periodic update to the
Comprehensive Plan. These initiatives have been detailed in the background section of this staff
report. New policy elements have been developed to be consistent with and incorporate new
multicounty, countywide, and local policy changes. Lastly, in recent years the design and quality of
new development has become an increasing concern for the community and as a result the
Comprehensive Plan places additional focus on urban from and design and development as
considerations for land use, public investments, and design review.

3. Assess the proposed amendment with the following measures: economic impact assessment,
sustainability impact assessment, health impact assessment, environmental determination,
wetland delineation study, traffic study, visual analysis, and other applicable analytical data,
research and studies.
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The Comprehensive Plan establishes policies that, if fully implemented, would have a significant
positive impact on the health, welfare, and sustainability of the City and Tacoma community.
Focusing new growth in centers helps achieve goals of having more Tacomans live in complete
neighborhoods, use public transit and active transportation – walking, biking and rolling – to
commute to work and complete errands, and it will help mitigate and prepare for the effects of
climate change. Clustering destinations and housing within compact, walkable centers makes access
by transit, walking, wheelchair, and bicycle more practical and reduces the amount of driving needed
to access services, reducing the impact on roadways, reducing congestion, and facilitating freight
movement. In addition:
Environmental policies are intended to:
• Preserve, protect and improve air and water quality and the city’s environmental assets.
• Improve the health and general welfare of the public by promoting the planning,
management, restoration and preservation of watershed functions, trees and forests, open
space lands and habitat corridors and natural resources including wetlands, streams, lakes,
floodplains and groundwater.
• Avoid and minimize the community’s exposure to natural hazards, including geologic
hazards and flooding hazards.
• Improve air quality for all Tacoma community members, and lower air temperature that is a
result of the urban heat island effect.
• Improve water quality in rivers, streams, marine waters, floodplains, groundwater and
wetlands.
• Set policy to achieve a net gain in habitat functions and values, and tree canopy coverage.
• Increase public awareness of a healthy urban forest and habitat lands, the benefits of the
urban
ecosystem and how actions affect the health and livability of Tacoma and the greater Puget
Sound.
Economic Development policies are intended to:
• Diversify and expand Tacoma's economic base to create a robust economy that offers
Tacomans a wide range of employment opportunities, goods and services; leverage Tacoma’s
industry sector strengths and assets to position Tacoma as a leader and innovator in the local,
regional and state economy.
• Increase access to employment opportunities in Tacoma and equip Tacomans with the
education and skills needed to attain high-quality, living wage jobs.
• Cultivate a business culture that allows existing establishments to grow in place, encourages
new firms to locate in Tacoma and facilitates growth of homegrown enterprises.
• Foster a positive business environment within the City and proactively invest in
transportation, infrastructure and utilities to grow Tacoma's economic base.
• Establish a City brand and image that supports economic growth and leverages existing
cultural, community and economic assets.
• Create robust, thriving employment centers by:
a. Building upon employment in planned employment areas through land use and
development that supports the needs of businesses that Tacoma seeks to retain, grow
and attract; and
b. Strengthening Tacoma's role as a regional industrial center by protecting its
industrial land supply and encouraging investment in industry-related sectors.
Design and Development policies are intended to:
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•
•
•
•
•
•

Encourage building and site design that promotes human and environmental health and safety
and responds to local context.
Promote strong links between building and site design, streets and the public realm.
Guide historic and cultural resource and scenic view preservation.
Encourage the integration of nature into the built environment.
Reduce carbon emissions and promote energy and resource efficient neighborhoods and
buildings.
Create public spaces that promote a sense of community and support the goals of community
health and sustainability.

4. Describe the community outreach efforts conducted for the proposed amendment, and the
public comments, concerns and suggestions received.
Community outreach has been extensive and ongoing since 2013. Public engagement began with the
kick-off of the development of the Transportation Master Plan (TMP) and the Tacoma 2025 strategic
planning processes which created the underlying foundation for the Tacoma Comprehensive Plan
Update.
The TMP work began in 2013, with staff and consultants working closely with the eleven member
Transportation Commission in developing the City’s long term transportation vision. The TMP was
created in collaboration with a variety of stakeholders and general public through forums; interviews;
presentations to the Infrastructure, Planning and Sustainability Committee, the Planning Commission
and other groups (Chamber of Commerce, Community Council, UW Tacoma, Port of Tacoma and
others); outreach activities at selected public and community events and a project website with online
surveys. In addition to responses at briefings and individual interactions, over 160 transit surveys
were completed along with online comments.
Public involvement was central to developing “Tacoma 2025” a shared vision for a shared future.
The extensive program focused on gaining participation from organized stakeholder groups and the
general public along with community members that are often less represented in community planning.
More than 2000 Tacoma residents provided input between May and October 2014 through an
extensive set of activities which included 7 Steering Committee meetings, an interactive booth at 14
fairs, festivals and special events throughout Tacoma; a community forum, the Tacoma Community
Survey, more than a 100 one-on-one interviews with individuals and stakeholder groups, a
Community Visioning Workshop on July 30th and 3 Tacoma 2025 Vision Preview Workshops in
September. The resulting vision establishes core values for supporting quality of life in Tacoma.
To launch the Comprehensive Plan Update process, community workshops were hosted in each of the
five Council District between March 30, 2015 and April 23rd, 2015. The workshops provided
community members with information about the Comprehensive Plan Update process, its relationship
to Tacoma 2025 and other ongoing efforts and provided an opportunity for community members to
offer their perspectives on key issues. Workshops were hosted by the Council member for each
district and over 80 community members participated in offering their insights. Common themes to
emerge were the need for improved transportation, increased opportunities for community interaction,
neighborhood character and historic preservation and integrating nature into the City. Outreach
opportunities will continue this year with participation at summer fairs and farmer’s markets, an
August Planning Commission public hearing and informational public meetings in September.
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City staff also partnered with SAFE Streets to conduct outreach specific to non-English speaking
communities in the City. Translation services were provided by SAFE Streets and City of Tacoma
volunteers. Over 500 community members participated in these events.
•
•
•
•
•

April 10, 2015 Samoan Seniors (50 attendees) at South Park Community Center
April 13, 2015 Vietnamese Seniors (100 attendees) at Episcopal Holy Family Church
April 14, 2015 Cambodian Seniors (100 attendees) at Salishan Eastside Lutheran Mission
April 29, 2015 Korean Seniors (125 attendees) at Korean Women’s Association
April 30, 2015 Chinese, Japanese, and Filipino Seniors (160 attendees) at Korean Women’s
Association

Staff presented an overview of the Transportation Master Plan and Comprehensive Plan update and
then engaged attendees with an open discussion on the characteristics that are working well in their
neighborhoods, neighborhood needs and concerns, and access to mobility options.
In addition, staff presented materials for comment to the Landmarks Preservation Commission,
Sustainable Tacoma Commission, Master Builders Association, West End Neighborhood Council,
New Tacoma Neighborhood Council, and the South Tacoma Neighborhood Council. Staff
participated in the Sustainability Expo to raise awareness for the Comprehensive Plan and
Transportation Master Plan update and provided information on the Planning Commission process
and comment period at farmers markets in 6th Ave, South Tacoma, and the Eastside.
The tacHOMEa Team was formed to work with the City of Tacoma’s Planning and Development
department on a Portland State University’s Master of Urban and Regional Planning Program. Their
focus on housing looked at the City of Tacoma’s policies that encourage density through a broadened
range of infill options and also protect existing housing patterns. Their interest was in exploring better
design standards and placemaking opportunities while achieving a greater variety of housing options.
In order to inform their analysis, the students implemented an online survey, conducted stakeholder
interviews and neighborhood walking tours. In addition, students participated in the community
workshops with surveys and visual preference displays and did public presentations. Nearly 400
people were reached through the project and offered views about housing and neighborhoods in
Tacoma.

5. Will the proposed amendment benefit the City as a whole? Will it adversely affect the City’s
public facilities and services? Does it bear a reasonable relationship to the public health, safety,
and welfare?
This proposal, if fully implemented, would benefit the City as a whole by promoting affordability,
livability, a cleaner and healthier environment, quality urban design, expanded economic
development opportunities, and by mitigating and adapting to the impact of climate change.

III. Staff Recommendation:
Staff recommends that the proposed Comprehensive Plan, as depicted in Exhibit A, be distributed for
public review.

IV. Exhibits:
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A. 2015 Comprehensive Plan Draft and appendices.
B. Best Available Science Memorandum from ESA with proposed amendments to Tacoma
Municipal Code 13.11 Critical Areas Preservation.
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PREFACE
The City of Tacoma invites your review and comment on this preliminary draft Comprehensive Plan.
Please share your thoughts on the questions below or any other comments that you have on the Plan.
•

Foster an equitable system of compact mixed‐use and commercial centers across the city to
increase access to community services and businesses and create more low‐carbon complete
healthy connected neighborhoods.

•

What is your overall impression? Do you support or disagree with the policy direction?

•

Does the Plan adequately emphasize the City’s core values of opportunity, equity, partnerships
and accountability? Is there anything you would change?

•

Are there any specific issues or topics that you would like to see addressed more or differently?

You can share ideas in a few different ways:
•

Visit Tacoma2040.com. Click the comments tab and let us know what you think.

•

Join us on August 12th and 13th. Come to an informal public meeting to talk with staff, get your
questions answered and share your thoughts.
August 12th | 6:00-8:00 pm
August 13th | 6:00-8:00 pm
Baker Middle School
Stadium High School
8001 S J Street
111 N E Street
Tacoma, WA 98408
Tacoma, WA 98403

•

Come to the August 19 public hearing. This will be an opportunity to speak directly with the
Tacoma Planning Commission about the draft Plan. 5:00 pm. Council Chambers, Tacoma
Municipal Building, 747 Market Street, Tacoma, WA 98402.

•

Email, write or phone. You are invited to share ideas, ask questions or get further information
by contacting Stephen Atkinson, Project Manager for Tacoma 2040:
Stephen Atkinson, Project Manager
Planning and Development Services Department
747 Market Street, Room 345
Tacoma, WA 98402-3769
Email: satkinson@ci.tacoma.wa.us

Stay tuned for future events. Visit Tacoma2040.com and sign up for the email list to be notified for
future Tacoma 2040 events.
As you review this document, you will see that two of the chapters (Chapter 1, Introduction and Chapter
5, Housing) are formatted differently than the rest of the document. These represent the ultimate
format and look proposed for the Plan. In order to allow for ease in revisions, the remainder of the
document is formatted simply, with pertinent supporting maps shown at the end of each chapter.
Thank you for your interest and time in reviewing and commenting on Tacoma 2040!
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INTRODUCTION
In 2015, Tacoma is the second largest city in the Puget Sound region
and the most important business employment center in the South
Sound region. Over the past two decades, Tacoma has seen a significant
renaissance, with substantial reinvestment in the downtown and increased
growth and vitality in the city’s eclectic neighborhoods. Recognizing
Tacoma’s role in the region, the Puget Sound Regional Council designated
Tacoma as a Metropolitan City, serving as Pierce County’s civic, cultural
and economic hub and a focal point for future population and employment
growth. This Comprehensive Plan looks forward to Tacoma’s longterm future, ensuring that growth happens in a beneficial, healthy, and
sustainable way.

5

Shoreline Master Program
Capital Facilities Program
Transportation Master Plan
Downtown Regional Growth
Center Plans
Historic Preservation Plan

Tacoma’s growth
target is for 127,000
NEW RESIDENTS
and 97,000 NEW
JOBS by 2040.

This Comprehensive Plan builds on the City’s 2002 Comprehensive Plan,
responds to community needs, and fulfills the Washington Growth
Management (GMA) requirements for periodic review. It also conforms to
Pierce County’s Countywide Planning Policies and guidance from the Puget
Sound Regional Council VISION 2040.

WHAT IS A COMPREHENSIVE PLAN?
A comprehensive plan guides a community’s character over the long term,
addresses the entire community and describes how the community’s
vision for the future is to be achieved. In short, it’s a blueprint for the
future character of the city. It guides decisions on land use, transportation,
housing, capital facilities, parks, and the environment. It also sets standards
for roads and other infrastructure, identifies how they’ll be paid for, and
establishes the basis for zoning and development regulations.
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The plan takes a long-range perspective on topics that address the
physical, social, and economic health of the City. Plan guidance is
intentionally general, providing broad policy direction. Policy guidance
established in the plan will be translated into action through specific
implementation programs or regulatory actions developed by the City to
fulfill plan direction. A plan is also a living document, adaptable to evolving
conditions, and offering a framework for the consideration of policy
changes.

WHAT’S IN THE COMPREHENSIVE PLAN?
The comprehensive plan
seeks to SUPPORT
A HEALTHY AND
SUSTAINABLE
COMMUNITY through
an integrated and
holistic consideration of
environmental quality,
economic vitality and
social equity. Although
each element of the
comprehensive plan
addresses a specific topic,
goals and policies were
developed in an integrated
and balanced manner.

In addition to this introduction, the Tacoma Comprehensive Plan contains
eight chapters, or elements, with goals and policies identified for each
element. The goals and policies are numbered and labeled according to
their respective elements. Goals and policies are aspirational and provide
the means for Tacoma to grow and prosper and yet maintain the unique
character of the city for current and future generations. Book I elements
are briefly summarized in Table 1 at right and Book II programs in Table 2
on the following page.

PLANNING FRAMEWORK
WASHINGTON GROWTH MANAGEMENT ACT
Adopted in 1990, the Growth Management Act (GMA) requires
municipalities to plan for accommodating growth and grants counties,
in consultation with cities, the authority to assign growth allocations for
population and employment. In general, GMA goals support focused
growth in designated urban centers with adequate infrastructure, while
preserving the rural area around the urban centers. The GMA identifies
specific requirements for comprehensive plans, focused primarily on the
required land use, housing, transportation, utilities and capital facilities
elements. The City of Tacoma 2015 Comprehensive Plan update has been
prepared in accordance with the requirements of the GMA.

1-4
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Book I Comprehensive Plan Elements and Descriptions

ELEMENT

ELEMENT FOCUS

Urban Form

Equitable system of compact mixed‐use and commercial centers; major corridors as vibrant
urban places and key transportation connections; enhanced public realm; integrate nature
into the city and link people, places and wildlife; description of overall development pattern
and area character to inform and guide future investments and development.

Design +
Development

Building and site design that promotes human and environmental health and safety and
responds to local context; strong links between building and site design, streets and the public
realm; historic and cultural resource and scenic view preservation; integration of nature into
the built environment; energy and resource efficient neighborhoods and buildings.

Environment

Planning, management and preservation of watershed functions, trees and forests, open
space lands and habitat corridors, and natural resources including wetlands, streams, lakes,
floodplains, fish and wildlife habitats, groundwater and geologic hazards; net gain in air and
water quality, habitat functions and values, and tree canopy coverage; awareness of the urban
forest and habitat lands, the benefits of the urban ecosystem; greenhouse gas emissions
and anticipated impacts from climate change; coordination to promote preservation and
restoration of Tacoma’s valuable environmental assets.

Housing

Housing diversity, equitable access to housing, housing stock that is safe and healthy,
affordable housing and resource efficient and high performance housing.

Economic
Development

Access to a diversity of economic opportunities; positive business climate; build upon
employment in Downtown, manufacturing/industrial centers and mixed-use centers; leverage
industrial strengths and assets

Transportation

See description of the Transportation Master Plan in Table 2.

Parks + Recreation Safe and equitable access to high quality parks and recreational facilities, contribute to the
health of all Tacomans, partnerships to enhance the quality of services, long-term maintenance
of facilities, facilities consistent with community needs, a complete park system that serves
diverse needs, special area and specific facilities consistent with adopted master plans.
Public Facilities
+ Services

Public facilities and services needed to support current and future development, annexation
areas, essential public facilities, prioritization criteria, economic development, facilities
management, inventory of facilities, planned capital projects, financing strategies

Container Port

Long-term function and viability of the Port of Tacoma maritime industrial activities
and services, compatible transition between maritime industrial area and surrounding
development, essential capital facilities and an efficient multi-modal movement of goods.

Engagement,
Administration +
Implementation

Inclusionary and equitable community engagement, working in partnership with individuals
and organizations, commitment to transparency and accountability. Steps in implementation
of the Comprehensive Plan, working in coordination within the city and with external partners,
and maintaining/amending the Comprehensive Plan in order to make sure it stays useful and
relevant.

Downtown

Supporting a balanced, health economy, achieving vitality downtown, sustainable city, city of
the arts, urban design, downtown circulation and policies for each downtown district.
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Table 2.
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Book II Comprehensive Plan Programs

PROGRAM

PROGRAM FOCUS

Shoreline Master
Program

Includes goals, policies and development regulations for all shoreline areas including
Commencement Bay and its waterways, the Tacoma Narrows, and Wapato Lake.

Capital Facilities
Program

Implements the Comprehensive Plan Capital Facilities Element, documents priorities
for the capital improvements the City intends to build in the next six years and plans for
how to pay for these improvements. Functions as a budgeting tool, providing guidance
for appropriations that are made through adoption of the budget.

Transportation
Master Plan

Partnerships to serve all users of the regional transportation system; safe and
healthy connections to places where people work, live and play; mobility options,
accessibility, equity and economic vitality; fiscal, environmental and social sustainability;
transportation demand management strategies; reinforce the land use vision and
VISION 2040; implementation actions and a detailed project list.

Downtown Regional
Growth Center
Subarea Plans

Smaller area plans to help implement the vision for the Downtown Regional Growth
Center. Includes to North Downtown Subarea, South Downtown Subarea and Hilltop
Subarea. Each subarea plan focuses on issues and opportunities at a scale that is
responsive to the subarea’s specific needs.

Historic Preservation
Plan

Defines the City of Tacoma’s preservation goals, policies and actions for preservation
and neighborhood conservation. Provides a framework for organizations engaged in
community based initiatives with interests in protecting and experiencing cultural
resources.
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VISION 2040
VISION 2040 is the Puget Sound Regional Council’s (PSRC) vison and
strategy for accommodating the five million people and three million
jobs that are expected to be present in the Puget Sound region by 2040,
while promoting the “well-being of people and communities, economic
vitality, and a healthy environment.” The Tacoma Comprehensive Plan was
developed to advance the overall direction established by VISION 2040, as
described below.
VISION 2040 designates Tacoma as one of five Metropolitan Cities in
the region. As a Metropolitan City, Tacoma is to serve as a focal point
for accommodating forecast growth and helping to relieve development
pressure on rural and natural resource lands. By planning for future
population, housing and employment that align with VISION 2040 targets,
the Tacoma Comprehensive Plan seeks to fulfill its role and responsibility
as a Metropolitan City. At the same time, the Comprehensive Plan seeks to
ensure that the vision for Tacoma’s character, services and quality of life are
maintained and enhanced as the city grows. Accordingly, the Plan supports
allocation of resources where the greatest amount of growth is forecast.
The Comprehensive Plan advances a sustainable approach to growth and
future development. The plan incorporates a systems approach to planning
and decision-making that addresses protection of the natural environment
and commits to maintaining and restoring ecosystems, through steps
to conserve key habitats, clean up polluted waterways, and reduce
greenhouse gas emissions. The plan includes provisions that ensure that a
healthy environment remains available for future generations of Tacomans.

Metropolitan Cities in
King, Pierce, Kitsap and
Snohomish counties.

Source: Puget Sound
Regional Council,
VISION 2040

The Comprehensive Plan addresses each of the policy areas in VISION 2040.
Policies that address habitat protection, water conservation, air quality,
and climate change. Environmentally friendly development techniques,
such as low-impact landscaping, are identified. The plan calls for more
compact urban development and includes design guidelines for mixed-use
and transit-oriented development. Funding and investments to the regional
growth centers is prioritized. The housing element commits to expanding
housing production at all income levels to meet the diverse needs of both
current and future residents and establishes an affordable housing goal
based on the 2040 planning horizon. The economic development element
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supports creating jobs, investing in all people, creating great communities,
and maintaining a high quality of life. The transportation element advances
cleaner and more sustainable mobility, with strategies that advance
alternatives to driving alone. The plan also includes provisions for complete
streets, green streets, and context-sensitive design. Transportation planning
is coordinated with neighboring jurisdictions, including our level-of-service
standards and concurrency provisions.
The comprehensive plan also addresses local implementation actions in
VISION 2040, including mode-split goals for designed centers and housing
targets.

PIERCE COUNTY COUNTYWIDE PLANNING
POLICIES
In accordance with the Washington GMA, the Pierce County Regional
Council maintains the Pierce County Countywide Planning Policies (CPPs)
to coordinate planning on a countywide basis. Last updated in 2012 ,
the CPPs provide guidance to cities on a wide range of topics, including
affordable housing, community and urban design, economic development,
health and well-being, historic and cultural preservation, natural resources
and transportation facilities. The Tacoma Comprehensive Plan has been
prepared consistent with the guidance of the Pierce County CPPs.

TACOMA 2025

The description of the
vision for the future,
beginning on page 1-13,
provides additional
information on how
the Comprehensive
Plan supports the
Tacoma 2025 vision.
1-8

Prepared in 2014, Tacoma 2025 is a strategic plan and vision for the future
of Tacoma. Tacoma 2025 was developed to guide the City in decisionmaking and resource allocation, as well as performance tracking and
reporting. It focuses on seven focus areas: Health & Safety, Human &
Social Needs, Economic Vibrancy & Employment, Education & Learning,
Arts & Cultural Vitality, Natural & Built Environment, and Government
Performance.
The Tacoma Comprehensive Plan supports the vision and direction of the
Tacoma 2025. Through the long-range policy guidance provided by the
Comprehensive Plan, future implementing actions will help to achieve the
priorities identified in Tacoma 2025 and further the vision for each of the
focus areas well into the future.
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COMMUNITY INVOLVEMENT
An active community involvement program was an essential part of the
2015 comprehensive plan update. The goals of public outreach were to:
1. Enhance the quality of and support for the Comprehensive
Plan through meaningful public and agency participation in the
preparation of the Plan update.
2. Balance the interests of our community with the interests of the
State and Region.
3. Identify issues early and resolve conflicts during the planning
process.
4. Comply with and exceed all state laws and regulations related to
public participation and agency coordination.
Activities included:
1. Community Workshops. A series of large community workshops
were held in each of the five council districts, hosted by City
Council members. Each workshop included a brief presentation and
facilitated discussion of key issues.
2. Web page. Tacoma2040.com was developed to describe the
Comprehensive Plan update purpose, process and opportunities
to participate. Background materials and draft plan elements were
posted on an ongoing basis and comments were invited. Web
visitors could also sign up for an email update list.
3. Community events and speakers forum. [text to be provided]
4. Citywide Forum. [text to be provided]
5. Planning Commission meetings. [text to be provided]
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Spring 2015 Community
Workshops

[placeholder for incoming text]
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Screenshot from the
Tacoma2040.com Web Page

[placeholder for incoming text]
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[placeholder for incoming text]
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A VISION
FOR TACOMA’S FUTURE
Tacoma is one of the nation’s healthiest, safest, and most playful
cities. We have daily access to stunning natural surroundings and a
great quality of life. We are Washington’s most diverse big city, with
arts, culture, parks, and recreational opportunities that are envied by
much larger cities. We recognize how lucky we are, but we know we
can make it better.
—Tacoma 2025
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This portrayal of Tacoma introduces Tacoma 2025, a strategic plan and
vision for the future of Tacoma. The public discussion of Tacoma’s vision in
this plan was extensive, touching over 2,000 residents through a dozen fairs
and festivals, an online forum, a community survey and a series of visioning
events. The outcome of this extensive public conversation was identification
of core values and focus areas to achieve the vision.

When asked to describe
Tacoma in a single word,
Tacomans resoundingly
said “POTENTIAL.”
This word contains the
hope for a better future
and the excitement
to achieve it.

Core values—consisting of opportunity, equity, partnerships and
accountability—shaped the discussion of the future and are discussed on the
following page. Rising from these core values, specific focus areas, illustrated
in Figure 1, define and emphasize key areas and opportunities for the future.
The Comprehensive Plan recognizes and builds on the thoughtful public
discussion of Tacoma’s future incorporating the core values and focus areas
established in Tacoma 2025. The Comprehensive Plan shares and supports
the direction established in all of the Tacoma 2025 focus areas:
• Natural and Built Environment
• Economic Vibrancy and Employment
• Health and Safety
• Arts and Cultural Vitality
• Human and Social Needs
• Education and Learning
• Government Performance
Working in concert with Tacoma 2025, Tacoma’s Comprehensive Plan seeks to
build on our assets, address our challenges and see the vision become a reality.

Government Performance

Health and Safety

Natural and Built
Environment

Human and
Social Needs
Opportunity
Equity
Partnerships
Accountability

Arts and Cultural
Vitality

Economic Vibrancy
and Employment

Figure 1. Tacoma 2025
Core Values and Focus Areas
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TACOMA 2025
The Comprehensive Plan supports the four core values identified in Tacoma
2025, as discussed below.

THE COMPREHENSIVE PLAN
SUPPORTS THE

CORE
VALUES
identified in Tacoma 2025.

OPPORTUNITY
Tacoma abounds with opportunity and positions its residents to excel. Tacoma
residents enjoy a spectacular natural setting and a world-class seaport. Tacoma
is one of the most diverse major cities in the Pacific Northwest, and the City
sustains a superior arts and cultural scene. Tacoma’s higher educational
opportunities are excellent. Tacoma has remarkable access to the markets of
the western United States and the Pacific Rim, yet benefits from a cost of living
that is more affordable than nearby cities. Tacoma pursues its destiny from a
foundation that is second to none.
EQUITY
Tacoma’s diversity is its greatest asset. In an increasingly global marketplace,
Tacoma embraces its multi-cultural and multi-ethnic character. Communities
of color and immigrant communities are fundamental to Tacoma’s
entrepreneurial spirit, workforce, and long-term success. In Tacoma, equity
and empowerment are top priorities, meaning that all Tacoma residents must
have equitable opportunities to reach their full potential and share in the
benefits of community progress.
PARTNERSHIPS
The City of Tacoma cannot achieve this vision alone. Effective partnerships
with community organizations, neighborhoods, business groups, and other
government agencies are essential. This plan is the shared product of
community collaboration. In pursuing the visions outlined here, the City will
work closely with its partners to efficiently use existing resources. Bringing
Tacoma 2025 to reality will be a community effort.
ACCOUNTABILITY
Tacoma has emerged from difficult times through fiscal discipline and hard
decisions. Tacoma residents expect efficient and effective performance from
their city government and the City’s officials and staff take this responsibility
seriously. Pursuit of the city’s vision will be transparent and accountable.
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Natural & Built Environment
The vision...
Tacoma is livable. Our residential and commercial neighborhoods are inviting, thriving and have
a well-established sense of place. All residents have access to quality schools, libraries, parks and
recreation and other services. Our downtown is a safe and vibrant regional center with a diverse array of
employment and residential opportunity.
Tacoma is green. We have ensured the long-term health and quality of our community through protection
of our natural environment, preservation of our tree canopy and responsible use of our natural resources.
We live within the capacity of our natural systems, ensuring long-term environmental sustainability.
The Comprehensive Plan supports the following natural and built environment community priorities
identified in Tacoma 2025:
• Increase transportation options. Tacomans need to be mobile, with transportation choices,
including transit, bicycling and walking.
• Sustain and improve Tacoma’s natural environment. Tacoma residents treasure their outstanding
parks and stunning natural setting; these must be sustained.
• Growth and enhance the vitality of Tacoma’s neighborhoods. Transit-oriented and infill
development, as well as reuse of historic buildings and districts, provides housing, economic and
environmental benefits.
• Improve and maintain Tacoma’s streets. Tacoma’s residents are concerned about the condition of
their streets and maintenance is a top priority.
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Opportunity
Equity
Partnerships
Accountability

Economic Vibrancy & Employment
The vision...
Tacoma has a vibrant economy that provides economic opportunity for all its residents. Economic
activity is rooted in a vibrant downtown core, complemented by active neighborhood business districts.
Tacoma’s large employers provide livable wages for many of our residents. Similarly, small businesses
are recognized and support as a significant driver of economic activity throughout the city. Tacoma’s
economic vibrancy is based on the overall health, vitality, and sustainability of the city as a whole—
including the skills, hard work, and creativity of our citizens, the stewardship of our natural resources,
and an economic climate that foster both large and small business. The majority of Tacoma’s residents
now work in the city where they live.
The Comprehensive Plan supports the following economic vibrancy and employment community
priorities identified in Tacoma 2025:
• Increase the number and quality of jobs throughout Tacoma. Tacomans will have more economic
opportunities—partners will strive to recruit, retain, and expand job opportunities throughout the
community.
• Diversify Tacoma’s living wage business base. Providing jobs at living wages is a top priority; well
paying jobs helps the community meet multiple goals.
• Improve neighborhood business districts. A diversity of neighborhoods with vital business activity
and housing options is essential to Tacoma.
• Strengthen downtown Tacoma as a business core and residential option. A successful downtown
Tacoma is a driver of Tacoma’s economic health and quality of life.
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Health & Safety
The vision...
Tacoma boasts high rates of human and environmental health. Residents enjoy equal access to Tacoma’s
strong health care system and access to healthy, local and affordable food options. Tacoma’s great
outdoor spaces, access to nature and recreational activities support residents in managing their own
health. Healthy air quality means few worries about exercise, whether running along the Sound, hiking
in Point Defiance or at a high school track practice. All of this has improved overall health and reduced
health disparities. Tacoma is a place of health opportunities, healthy environments and healthy residents.
Tacoma is the safest city in Washington State. Strong and cohesive communities, where neighbors take
care of each other and feel ownership in their neighborhood, coupled with sound investment in public
services and facilities all contribute to a strong sense of safety and well-being. The benefits of Tacoma’s
attention of the health and safety of its residents are seen in greater community cohesion, increased
happiness and growth in new residents and businesses.
The Comprehensive Plan supports the following health and safety community priorities identified in
Tacoma 2025:
• Improve neighborhood safety. Tacoma residents want to feel safe. This means that the rate of
crime falls and people feel secure in their neighborhoods.
• Increase active living. Increasing active lifestyles is Tacoma’s greatest opportunity to improve the
health of its residents.
• Improve overall health. Tacoma residents value an integrated system of wellness programs and
health care as a means of supporting community health and wellbeing.
1-18
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Arts & Cultural Vitality
The vision...
Tacoma is widely recognized for its flourishing arts and culture. A prolific arts scene is nourished by
affordable housing and studio space. The revitalized theater and dome districts feature buildings that are
gloriously restored, complemented by a vibrant museum campus that attracts visitors both locally and
nationally. People from all walks of life enjoy exceptional access to a broad variety of cultural activities.
Arts and heritage are fundamental to Tacoma’s character, attracting and retaining creative residents,
stimulating economic development and neighborhood vitality, and encouraging a widespread embrace
of the community’s ethnic diversity. Arts, culture and creativity are valued as essential keys to Tacoma’s
unique and distinctive identity.
The Comprehensive Plan supports the following arts and cultural vitality community priorities identified
in Tacoma 2025:
• Increase participation in arts and culture. Tacoma’s impressive arts and cultural scene offers
opportunities than can enrich everyone’s lives.
• Embrace Tacoma’s diversity of people, places and cultures. Active celebration of Tacoma’s
diversity will help the community success economically and socially.
• Leverage and strengthen Tacoma’s arts and cultural assets. Tacoma’s excellent collection of arts
and cultural facilities and historic buildings provides an economic advantage in attracting residents
and investments.
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Human & Social Needs
The vision...
Tacoma has a strong and resilient social safety net and benefits from an integrated service delivery
system that helps address multiple needs and gets people back on their feet quickly and with confidence.
Measures are in place to support vulnerable families and reduce youth poverty and homelessness. Not
every issue can be fully solved through social programs, but groups consistently work together to blunt
the impact of circumstance.
All Tacoma families have resources for housing and shelter. Families in poverty increasingly find new
economic opportunities and that—even during periods of struggle—their most basic needs are met.
The Comprehensive Plan supports the following human and social needs community priorities identified
in Tacoma 2025:
• Increase housing security. Tacoma residents want everyone to have shelter and to feel secure in
their housing options.
• Improve services to youth and vulnerable populations. Tacoma cherishes its youth and other
vulnerable residents; providing services to them is a priority.
• Reduce poverty. Reducing poverty is the best way to ensure that all Tacoma residents have
resources to meet their needs.
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Education & Learning
The vision...
Tacoma has a rich learning environment, expanding beyond classroom walls and beyond even
student homes. Strong partnerships between the formal K-12 school system and cultural institutions,
governments, and non-profit organizations provide kids with a multitude of hands-on learning
experiences. Children begin school excited and ready to learn because of great early learning
experiences. Young adults emerge from the school system ready to pursue college, technical schools,
or other forms of professional development. The community’s youth can follow their dreams, and have
economic opportunities to do so locally if they choose, as Tacoma’s economy thrives on the well-trained
talents of its youth.
The Comprehensive Plan supports the following education and learning community priorities identified
in Tacoma 2025:
• Close the education achievement gaps. Helping all of Tacoma’s youth succeed through quality
education is key to the community’s future.
• Prepare people to succeed in Tacoma’s workforce. All residents should be prepared to succeed in
jobs that are located in Tacoma or anywhere.
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TOPICS IN THIS CHAPTER
Citywide Design and
Development

Tacoma Comprehensive Plan
DRAFT August 2015

Centers
Downtown Tacoma Regional
Growth Center
Tacoma Mall Regional Growth
Center

WHAT IS THIS CHAPTER ABOUT?

Crossroads Centers

This chapter describes the City’s intent to:
•

Neighborhood Centers

Foster an equitable system of compact mixed‐use and
commercial centers across the city to increase access to
community services and businesses and create more low‐
carbon complete healthy connected neighborhoods.

Employment Areas

•

Improve Tacoma’s major corridors so that they become
vibrant urban places and key transportation connections.

Signature Trails

•

Enhance Tacoma’s public realm, integrate nature into the
city and link people, places and wildlife through active transportation facilities, green
infrastructure investments and habitat connections.

•

Describe the city’s overall development pattern and area character to inform and guide future
investments, design and development.

Transit Station Areas
Corridors
Open Space Corridors
Historic Residential Areas

WHY IS THIS IMPORTANT?
Tacoma’s identity now and in the future is significantly shaped by the design and physical structure of
the city and its neighborhoods. How people live and get around is partly determined by the location of
services and other destinations and the arrangement and design of buildings, streets and other public
spaces. Together these design characteristics help determine whether: (1) a community is walkable, (2)
children have safe places to play, (3) people have places to gather and (4) businesses are easy to access.
Where housing and services are built, where street networks are connected and how all of this is
designed provides a key opportunity to: (1) enable people to meet more of their daily needs locally, (2)
strengthen neighborhoods, (3) improve equitable access to services, (4) support healthy, active living
and (5) reduce greenhouse gas emissions and adapt to climate change.
This chapter includes policies that support enhancing centers across the city as anchors to complete
neighborhoods, providing Tacomans with convenient access to local services. Clustering destinations in
centers makes access by transit, walking, wheelchair, and bicycle more practical and reduces the
amount of driving needed to access services. Focusing growth and investments in centers and along
connective corridors can also make good use of existing infrastructure capacity and encourage efficiency
in new infrastructure investments.
The location and distribution of centers, employment areas, corridors, open spaces, signature trails, and
residential areas in this element continue the City’s historical development patterns and accommodate
growth by promoting the intensification of existing development patterns rather than a growth
alternative that would significantly depart from the City’s current character.
2-1
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The location and distribution of centers, employment areas, corridors, open spaces, signature trails and
residential areas in this element continue the City’s historical development patterns and accommodate
growth by promoting the intensification of existing development patterns rather than a growth
alternative that would significantly depart from the City’s current character.

GOALS + POLICIES
CITYWIDE DESIGN AND DEVELOPMENT
GOAL UF-1

Guide development, growth, and infrastructure investment to support positive
outcomes for all Tacomans.

Policy UF-1.1

Ensure that the Comprehensive Plan Land Use Map
establishes and maintains land use designations that can
accommodate planned population and employment
growth. See Figure 2.1, Comprehensive Plan Land Use Map.

Tacoma’s growth target is for
127,000 new residents and
97,000 new jobs by 2040.

The Future Land Use Map illustrates the City's intended future land use pattern through the geographic distribution of
residential and commercial areas, the designation of mixed-use and manufacturing/industrial centers, as well as shoreline
and single-family detached designations. This land use distribution was a result of analysis of the urban form policies,
existing land use and zoning, development trends, anticipated land use needs and desirable growth and development goals.
Various types of zoning and land use may be permitted within each of the designations. The map is to be used in conjunction
with the adopted policies of the Comprehensive Plan for any land use decision.
The land use designations are established by adoption of the Comprehensive Plan and amendments thereof. The Future
Land Use Map is the official land use map of the City, and is maintained by the Planning and Development Services
Department in an electronic format to facilitate its accurate use and implementation.
The Future Land Use Map and the designations in Table 2.1 provide a basis for applying zoning districts and for making land
use decisions. Policies should be considered and interpreted in accordance with the geographic characteristics of the
mapped areas. Table 2.1 depicts the relationship between the land use designations and zoning classifications.
Note: Table 2.1 is included at the end of this element.

Policy UF-1.2

Implement Comprehensive Plan land use designations through zoning designations and target
densities shown in Table 2.1, Comprehensive Plan Land Use Designations and Corresponding
Zoning.

Policy UF-1.3

Direct the majority of growth and change to centers, corridors, and transit station areas,
allowing the continuation of the general scale and characteristics of Tacoma’s
residential areas.

Policy UF-1.4

Strive for a built environment designed to provide a safe, healthful, and attractive
environment for people of all ages and abilities.

Policy UF-1.5

Support energy-efficient, resource-efficient, and sustainable development and
transportation patterns through land use and transportation planning.

Policy UF-1.6

Integrate nature and use appropriate green infrastructure throughout Tacoma.

2-2
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Policy UF-1.7

Encourage high quality design and development that demonstrates Tacoma’s leadership
in the design of the built environment, commitment to a more equitable city, and ability
to experiment and generate innovative design solutions.

Policy UF-1.8

Leverage the power of the arts, culture and creativity to serve the community's interest
while driving growth in a way that builds character and quality of place.

Policy UF-1.9

Evaluate the impacts of land use decisions on the physical characteristics of
neighborhoods and current residents, particularly under-served and under-represented
communities.
a. Avoid or reduce negative development impacts, especially where those impacts
inequitably burden communities of color under-served and under-represented
communities, and other vulnerable populations.
b. Make needed investments in areas that are deficient in infrastructure and services
to reduce disparities and increase equity and where growth and change are
anticipated.

Policy UF-1.10 Promote the development of compact, complete and connected neighborhoods where
residents have easy, convenient access to many of the places and services they use daily
including grocery stores, restaurants, schools and parks, that support a variety of
transportation options, and which are characterized by a vibrant mix of commercial and
residential uses within an easy walk of home.
CENTERS
Centers are compact, walkable and pedestrian-oriented urban places. They are connected by public
transit and active transportation networks. They anchor complete neighborhoods with retail stores and
businesses (grocery stores, restaurants, markets, shops, etc.) civic amenities (libraries, schools,
community centers, places of worship, etc.), housing options, health clinics, daycare centers,
employment centers, plazas and parks and other public gathering places.
Centers will be the primary areas for growth and change in Tacoma over the next 25 years. Focusing
new growth in centers helps achieve goals of having more Tacomans live in complete neighborhoods,
use public transit and active transportation – walking, biking and rolling – to commute to work and
complete errands, and it will help mitigate and prepare for the effects of climate change. Clustering
destinations and housing within compact, walkable centers makes access by transit, walking,
wheelchair, and bicycle more practical and reduces the amount of driving needed to access services,
reducing the impact on roadways, reducing congestion, and facilitating freight movement.
Centers range in scale from the Tacoma’s Downtown to small neighborhood storefront service nodes,
providing local access to services and allowing Tacomans across the City to live a healthy, active lifestyle.
Neighborhood business districts and the commercial services they provide are the foundation of many
centers, but centers, particularly larger centers, will also become a focus for public services, gathering
places, and housing growth. In and around all centers, there will be change as areas urbanize and new
services, shops and housing are developed.
Four types of centers are designated that vary in size, scale, service area, role, and density of residents
and businesses. As shown in Figure 2.2 Centers, the four types of centers are:
•

Downtown Regional Growth Center
2-3
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•
•
•

Tacoma Mall Regional Growth Center
Crossroads Center
Neighborhood Center

Policies in this section identify essential elements and functions of centers that will be enhanced over
time. Additional policies provide more detailed direction for specific types of centers.
GOAL UF-2

Focus growth in a citywide network of centers that provide healthy, equitable and
sustainable access to services and housing and preserve the city’s character and sense
of place.

Policy UF-2.1

Plan for a range of centers across the city to enhance local, equitable access to services,
and housing opportunities.

Policy UF-2.2

Connect centers to each other and to other key destinations, such as schools and parks,
by frequent and convenient transit, bicycle sharing, bicycle routes, pedestrian trails and
sidewalks, and electric and vehicle charging stations.

Policy UF-2.3

When planning capital and transportation improvements in centers, consider the
following priorities:
a. Focus and coordinate investments in one or two centers for maximum effect;
b. Focus investments in centers where the real estate market is emerging and where
public efforts would likely stimulate private investment;
c. Identify and respond to special needs and opportunities in centers, including
possible level of service deficiencies.

Policy UF-2.4

Strictly limit the expansion of the mixed-use center boundaries except where it can be
shown that the center has maximized its development potential, has achieved a full
range of uses, and the proposed area of expansion will be developed to the fullest
extent possible.
a. Support boundary expansion only when a center demonstrates a sustained level of
growth consistent with the centers strategy and planned densities, where the
demand for additional growth exists, and where the capacity for additional growth
is limited.

GOAL UF-3

Enhance centers as anchors of complete neighborhoods that include concentrations of
commercial and public services, housing, employment, gathering places, and green
spaces.

Policy UF-3.1

Design centers to be compact,
safe, attractive, and accessible
places, where the street
environment makes access by
transit, walking, biking, and
mobility devices, such as
wheelchairs, safe and
attractive for people of all
ages and abilities.

What is a complete neighborhood?
The term “complete neighborhood” describes a
neighborhood with safe and convenient access to the goods
and services needed in daily life. This includes a variety of
housing options, grocery stores and other commercial
services, quality public schools, public open spaces and
recreational facilities, affordable transportation options and
civic amenities. An important element of a complete
neighborhood is that it is built at a walkable and bikeable
human scale, and meets the needs of people of all ages and
abilities.
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Policy UF-3.2

Provide housing capacity for enough population to support a broad range of commercial
services, focusing higher‐density housing within a half‐mile of the core.

Policy UF-3.3

Encourage residential development for mixed income levels in all centers.

Policy UF-3.4

Encourage the placement of services in centers, including schools and colleges, health
services, community centers, daycare, parks and plazas, library services, and justice
services.

Policy UF-3.5

Ensure that land use plans and infrastructure investments allow for and incorporate arts
and culture as central components of centers and as identity forming creative
processes.

Policy UF-3.6

Encourage public and private investment in infrastructure, economic development, and
community services in centers to ensure that all centers will support the populations
they serve.

Policy UF-3.7

Partner with Pierce Transit in providing development incentives and programs to
improve transit-orientation and walking conditions in all centers.

Policy UF-3.8

Partner with employers within mixed-use centers to reduce dependence on automobile
use and increase the use of transit, ridesharing, and non-motorized transportation
modes through aggressive implementation of Commute Trip Reduction programs and
other efforts.

Policy UF-3.9

Where existing development patterns allow, mixed-use centers should include areas
outside of the core where commercial uses are restricted and low rise multifamily
development that is more compatible with the scale, massing and form of adjacent
single family development is emphasized.

Policy UF-3.10 Integrate nature and green infrastructure into centers and enhance public views and
connections to the surrounding natural features.
DOWNTOWN TACOMA REGIONAL GROWTH CENTER
The Downtown Regional Growth Center is the highest concentration of urban growth found anywhere in
the city. It is the focal point for the city, the center of government, cultural, office, financial,
transportation and other activities with a variety of day and night activities that attracts visitors from
throughout the city and region. The interstate freeway and major arterials provides access and the
center has both local and regional transit connections. Larger, often historic, buildings fronting on the
sidewalk characterize the area. Pedestrian orientation is high and consideration for pedestrians is
paramount.
The Downtown zoning districts are the most intensive in the city, allowing development heights from 90
feet in the Downtown Residential District to 400 feet in the Downtown Commercial Core. The
Downtown Regional Center subarea plans have been developed in accordance with the Growing Transit
Communities Compact and zoning capacity is sufficient to accommodate planned growth of 76,200 new
residents and 67,900 new jobs by 2040.
Downtown Tacoma Regional Growth Center is comprised of diverse neighborhoods and districts. New
development should be sensitive to the context of these neighborhoods and districts and build on the
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strengths and character of these established areas, per the policies in the Downtown Element and the
Downtown Tacoma Subarea Plans.
Downtown Core
With the highest intensity of urban uses in Tacoma, the Downtown Core functions as the center for
governmental, cultural, business, and financial activities. The area is the visual and commercial focal
point for the city and offers a variety of daytime and nighttime activities for locals and visitors, such as
theater, art galleries, shopping, waterfront access, outdoor recreation and dining. The principal retail
corridors are located along Pacific Avenue and Broadway south of 7th Avenue. The Downtown Core is the
hub for important local and regional transit connections, including Tacoma LINK light rail and the
Commerce Street Transit Center.
Dome District
The Dome District is hemmed in on its west and south sides by freeways, and on its north side by
railroads. Portions of the Dome District were originally an intertidal area that was filled in the late-1800s
to form the residential Hawthorne neighborhood. Over time, proximity to rail transportation and the
construction of Interstate 5 contributed to a transition from residential to manufacturing and industrial
uses. In 1981, a large portion of the neighborhood was razed to construct the Tacoma Dome. Today
there are only a handful of housing units remaining in the entire District. The District has a rich mix of
transit assets, including a Sounder commuter rail station, an Amtrak rail station, a Sound Transit LINK
light rail station, and a terminal serving Pierce Transit and Sound Transit buses with two large parking
structures, giving the district significant long-term potential for transit-oriented development. The
Sounder Station is located in Freighthouse Square, a three-block-long former Milwaukee Railroad freight
station, which also houses an eclectic mix of independent retail and restaurants. The most recent
addition to the District is America’s Car Museum.
Brewery District
The Brewery district is named for the historic breweries built in the area starting in the late 19th Century.
Although none of the original breweries are still operating, many of the historic red brick buildings
remain, creating a distinct architectural character for the District. During the first few decades of the
20th Century, a variety of retail, service, and industrial establishments were built in the Brewery District,
creating the gritty commercial character that persists to this day. The Brewery District is situated
between the UWT/ Museum District and the Dome District, it and has the potential to serve as an
important connector between them. There is currently very little housing in the Brewery District, with
the exception of a small residential area known as Knob Hill located in the southwest corner of the
District. There is also a relatively high amount of vacant or underutilized property that presents
numerous opportunities for redevelopment.
UWT/Museum District
This District encompasses the 46-acre University of Washington Tacoma (UWT) campus, as well as
several major institutions, including the Tacoma Art Museum, the Children’s Museum of Tacoma, the
Washington State History Museum, the Museum of Glass, the Greater Tacoma Convention and Trade
Center, and historic Union Station, which now houses a U.S. District Court after an award-winning
restoration in the 1990s. Established in 1990, the UWT campus has undergone an extraordinary
transformation, earning numerous awards for the adaptive reuse of several century-old, brick railroad2-6
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era structures into modern classroom facilities. UWT has plans for continued large-scale expansion that
will be a major driver for economic development in the area.
St. Helens Neighborhood
St. Helens is a medium-density mixed-use neighborhood that looks out over the Thea Foss Waterway
and provides a transition between the historic civic center of the Downtown Core and the more
residential Stadium District on the bluff above. With its successful retail core along St. Helens Avenue,
the neighborhood is home to an array of businesses and multi-family residential buildings, both
condominiums and apartments.
The Hillside District
The Hillside District is a transition between Downtown to the east and the Hilltop neighborhood to the
west. It is primarily low-density residential in character, with a smattering of commercial uses, mostly
located along Tacoma Avenue. True to its name, the Hillside District lies on a steep east-west slope
which provides stunning views of the Thea Foss Waterway, Mount Rainier, and Commencement Bay.
The Thea Foss Waterway
The Thea Foss Waterway, an inlet of Commencement Bay, has provided access to Tacoma’s deepwater
port since the turn of the 20th century. Initially a thriving industrial center, the waterway languished
midcentury and was largely abandoned by the 1980’s. Following the remediation of the waterway,
today the west shore of the Foss Waterway is the site of a growing mixed-use downtown neighborhood,
featuring new parks, waterfront esplanade, residential living, and office space.
Stadium District
The Stadium District is located just north of Tacoma’s downtown commercial core, adjacent to the North
Slope and Hilltop neighborhoods to the west and the north. The district is named after Stadium High
School, an architectural and historic icon which has been operating within the Tacoma School District for
more than 100 years.
The district is situated on a bluff overlooking Commencement Bay and is significantly higher in elevation
than much of the Downtown Core area. The neighborhood is located adjacent to Wright Park and the
Seymour Conservatory and is home to a mix of retail and service businesses that meet the daily needs of
the area’s large population of apartment-dwelling residents.
The Hilltop Neighborhood
The Hilltop neighborhood is located immediately adjacent to Tacoma’s downtown core, which is home
to the City’s largest concentration of jobs, as well as most of its major cultural and educational
institutions. Downtown Tacoma has undergone significant revitalization over the past few decades, and
Hilltop is well-poised to capitalize on that new energy. Hilltop’s local assets include two of the City’s
largest healthcare facilities, an established business district and residential neighborhood, strategic
proximity to local and regional assets and destinations, a unique and dynamic history, and a future
Sound Transit LINK light rail investment through the core of the community. Together, these
endowments create an extraordinary opportunity for positive transformation in Hilltop.
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GOAL UF-4

Catalyze the Downtown as Tacoma’s and the South Puget Sound’s largest center with
the highest concentrations of housing and with a diversity of housing options and
services.

Policy UF-4.1

Strive to achieve Downtown Tacoma’s regional allocation of housing and employment
and continue its growth as a regional center for innovation and exchange through
diverse transit-oriented housing opportunities, commerce, employment, arts, culture,
entertainment, tourism, education, and government.

Policy UF-4.2

Enhance public places and the Thea Foss Waterway in Downtown as places of business
and social activity and gathering for the people of its districts and the broader region.

Policy UF-4.3

Enhance the Downtown as a regional transportation hub and optimize regional access
to Downtown Tacoma’s destinations.

Policy UF-4.4

Establish the Downtown as a series of
interconnected neighborhoods and encourage
development that recognizes and responds to
the context of these unique subareas.

See also Figure 2.3 Downtown Regional
Growth Center and the Downtown
Element and Downtown Subarea Plans

TACOMA MALL REGIONAL GROWTH CENTER
Lying approximately two miles southwest of the Downtown Tacoma regional growth center, the
Tacoma Mall Regional Growth Center is an important retail district within the city and the region. The
Tacoma Mall regional growth center will remain as the city’s major retail center and is planned to
accommodate 8,000 new residents and 7,500 new jobs. The development of new office, supporting
retail and multifamily residential uses is appropriate. After the Downtown center, the Tacoma Mall
area is the next highest area of concentrated development in the city, with possible building heights up
to 12 stories, and activity levels greater than in most areas of the city.
GOAL UF-5

Elevate the Tacoma Mall Regional Growth Center in its role as a regional center of
employment, commercial and public services.

Policy UF-5.1

Strive to achieve the Tacoma Mall Regional Growth Center’s regional allocation of
employment and population growth and continue its role as a retail destination while
expanding economic opportunities and services. The center should have the largest
concentration of housing in South Tacoma.

Policy UF-5.2

Enhance both the internal pedestrian connectivity and connectivity to regional
transportation facilities to promote cohesion of the center and to optimize access to the
shopping and employment opportunities.

Policy UF-5.3

Enhance the public realm to provide a better setting for business and social activity that
serves South Tacoma and the region.

CROSSROADS CENTERS
Crossroads Centers consist typically of commercial development focused at intersections of major
arterials or highways. These are areas where a greater mix of uses, including significantly more
residential use, is desired. Development within Crossroads Centers will be of smaller scale and less
dense than developments within the Regional Growth Centers but still will be greater than found in
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Designated
Crossroads Centers
Westgate
Lower Pacific
Upper Pacific
Lower Portland
Upper Portland
James Center
Tacoma Central

areas surrounding the center. Crossroads centers are located throughout
Tacoma to serve broad parts of the city. They are typically anchored by major
employers, institutions, or full service grocery stores, and feature a wide range
of commercial and community services. Development in Crossroads Centers is
intended to be mid‐rise in scale. Mid‐rise development includes buildings from
five to 8 stories in height, but most frequently ranging from five to six stories.
Parking is typically located off street and internal to the development site. As
the centers grow, large surface parking lots should transition to structured
parking, to free additional space to be more efficiently used for new infill
development. Parking lots should be designed to promote internal connectivity
and walkability within the center.

Development of mid-rise multiple family development is anticipated within the core of Community
Centers with townhomes and stacked flats at the edges. Overall, residential densities will vary
depending on the characteristics of the center, location within the community and other factors.
Individual site densities can range from about 25-42 units per net acre for townhomes and stacked flats
to 60 units per net acre for mid-rise mixed-use structures. Densities of 25 units per net acre are
envisioned for areas near single-family zones where building height should be limited to ensure
compatibility. Higher densities are envisioned in other parts of the centers depending on the established
height limit, with the highest densities occurring along pedestrian streets.
GOAL UF-6

Establish Crossroads Centers as successful places that serve the needs of surrounding
neighborhoods and a wider area and contain high concentrations of employment,
institutions, commercial and community services, and a wide range of housing
options.

Policy UF-6.1

Provide for a wide range of housing types in Crossroads Centers, which are intended to
generally be larger in scale than the surrounding residential areas. The combined area of
a Crossroads Center and the area within a half‐mile walking distance of the Center
should be able to accommodate 5,000 households.

Policy UF-6.2

Improve Crossroads Centers as multimodal transportation hubs that optimize access
from the broad area of the city they serve and are linked to the region’s high‐capacity
transit system.

Policy UF-6.3

Provide parks or public squares within or near Crossroads Centers to support their roles
as places of focused business and social activity.

NEIGHBORHOOD CENTERS
Designated
Neighborhood Centers
Proctor
6th Ave
Lincoln
McKinley
Narrows
South Tacoma Way
Point Ruston

Neighborhood Centers are smaller centers that include a mixture of higher
density commercial and residential buildings, typically coinciding with historic
business districts. Buildings generally are to reach no more than six stories and
should be designed to be compatible with the character of existing buildings
within the center. A main focus for the neighborhood center is to encourage
pedestrians and bicyclists. The neighborhood center should be designed in
such a fashion that the preferred modes of transportation are walking,
bicycling, and public transit. This means that the neighborhood center should
remain especially compact and that amenities such as bicycle racks,
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landscaping, lighting, and others should be prominent in order to make walking and bicycling desirable
as well as practical. Parking will be available within neighborhood centers, but should be primarily onstreet, within structures, or in small lots behind or adjacent to buildings. In most instances, the
neighborhood center should develop into a "mini" transfer center for local transit. Some neighborhood
centers also may be directly served by the regional transit network.
GOAL UF-7

Promote Neighborhood Centers as thriving centers that serve the needs of
surrounding neighborhoods.

Policy UF-7.1

In Neighborhood Centers, provide for higher concentrations of development,
employment, commercial and community services, and a wider range of housing
options than the surrounding neighborhoods.

Policy UF-7.2

Provide for a wide range of housing types in Neighborhood Centers, which are intended
to generally be larger in scale than the surrounding residential areas, but smaller than
Crossroads Centers. There should be sufficient zoning within a half‐mile walking
distance of a Neighborhood Center to accommodate 3,000 households.

Policy UF-7.3

Design Neighborhood Centers as multimodal transportation hubs that optimize
pedestrian and bicycle access from adjacent neighborhoods and are served by frequent‐
service transit.

Policy UF-7.4

Provide small parks or plazas within or near Neighborhood Centers to support their roles
as places of local activity and gathering.

EMPLOYMENT AREAS
Tacoma’s location between Portland and Seattle provides it access to many modes of transportation,
natural resources, economical power sources, and a deep, sheltered harbor, all of which have
contributed to Tacoma’s development as a successful industrial, commercial and trading center. The
modern city has its beginnings in the mid-nineteenth century, when it was designated as Northern
Pacific Railroad’s western terminus for its transcontinental railroad in 1873.
Tacoma continues its tradition as a West Coast hub for trade, with the Port of Tacoma among the most
important in the nation and the Pacific Rim. Regional shopping centers such as the Tacoma Mall have
emerged to provide goods and services for the city and the region, while the emphasis in downtown has
changed to professional offices, international finance, government, education, and cultural facilities.
The city’s employment geographies are:
Downtown Tacoma
Downtown Tacoma has emerged as the economic engine for the City of Tacoma, Pierce County and the
South Sound region. This cluster of economic activity with nearly 45,000 jobs includes financial services,
health services, and professional services.
Manufacturing and Industrial Areas
Manufacturing/Industrial areas are in the low, flat areas along the Port/Tideflats and the Nalley Valley.
The manufacturing and distribution sectors concentrate here. Manufacturing/industrial centers are
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intended to be well-served by major transportation facilities including rail, interstate and transit
systems. Many of the industrial uses are land intensive in nature. To preserve land at these centers,
large retail, residential or nonrelated office uses are discouraged.
Commercial Districts
Commercial development involves a wide variety of uses and can range in scale from small
neighborhood convenience shops to regional shopping centers. Commercial areas are the activity
centers of the community. Commercial districts should be safe, well designed, appropriately scaled, and
integrated into the fabric of the community. Infill development and intensification of existing
commercial areas will aid their continued economic viability. In some limited instances, physical
expansion of existing areas may be permitted; however, linear expansion is to be strictly limited.
Commercial development within the mixed-use centers is also guided by policies in Section II specifically
addressing the designated centers.
•

Convenience corners are small commercial nodes distributed throughout Tacoma’s
neighborhoods, often along historic streetcar routes. These nodes are generally developed at a
neighborhood scale, up to 3 stories in height, but more typically 1-2 stories, and serviced by onstreet parking and small off-street lots. Convenience corners provide access to daily services,
including religious services and small businesses, in close proximity to residential
neighborhoods, as well as gathering places for community interaction and mingling, and focal
points of neighborhood identity. Due to their small size, convenience corners are more widely
dispersed throughout the City. Convenience Corners are not typically zoned for significant
growth, but rather to retain and enhance the existing services.

•

Neighborhood Commercial districts are characterized primarily by small-scale neighborhood
businesses with some residential and institutional uses. Uses within these areas have low to
moderate traffic generation, shorter operating hours, smaller buildings and sites, and less signage
than general commercial or mixed-use areas. There is a greater emphasis on small businesses and
development that is compatible with nearby, lower intensity residential areas. Building heights
typically range from 1 to 3 stories. Neighborhood Business Districts typically exhibit a higher
concentration of commercial uses than a convenience corner and service a broader area.

•

General Commercial districts encompass medium to high intensity commercial uses which
serves a large community base with a broad range of larger scale uses. These areas also allow
for a wide variety of residential development, community facilities, institutional uses, and some
limited production and storage uses. These areas are generally located along major
transportation corridors, often with reasonably direct access to a highway. This designation is
characterized by larger-scale buildings, longer operating hours, and moderate to high traffic
generation.

Campus Institutions
Institutions in the health care and education sectors are concentrated in large hospital and college
campuses and dispersed smaller facilities. Major institutions are large employers with campuses that
vary from pastoral expanses to more concentrated urban grounds. They are located throughout the city,
often in or adjacent to residential areas.
GOAL UF-8

Ensure the continued growth and vitality of Tacoma’s employment centers.
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Policy UF-8.1

Strive to capture 46% of Urban Pierce County’s employment
growth by 2040.

Policy UF-8.2

Ensure that there is sufficient zoning and development capacity
to accommodate the 2040 employment growth allocations.

Policy UF-8.3

Ensure an equitable distribution of employment throughout
the City, with the highest concentration of job growth occurring in the Downtown
Regional Growth Center.

Policy UF-8.4

Consider the land development and transportation needs of Tacoma’s employment
geographies when creating and amending land use plans and making infrastructure
investments.

Policy UF-8.5

Promote an economic geography that enhances access to services and employment
opportunities and concentrates employment in close proximity to transit and other
public services and amenities.

See also the Economy
Element for additional
policy guidance for
employment areas.

Policies for each of the employment areas are provided in the Economic Development chapter.
TRANSIT STATION AREAS
Transit stations provide access to high‐capacity and high-frequency transit, which currently consist of
light rail and commuter rail but in the future may also include bus rapid transit. These policies encourage
housing and employment growth in transit station areas to maximize the ability of people to benefit
from the regional connections they provide and to increase transit access to employment. The policies
support a range of transit station area types, with differing priorities for growth, depending on the
station type and context. Priority is given to growth in station areas located in centers since they provide
more people with opportunities to be close to both transit and to commercial and public services. These
stations have the highest potential for mixed use development. Center stations benefit from the
concentration of local services and businesses as well as connections to other transit routes typically
found on corridors.
GOAL UF-9

Promote future residential and employment growth in coordination with transit
infrastructure and service investments.

Policy UF-9.1

Encourage transit-oriented development and transit-supportive concentrations of jobs
and housing, and multimodal connections, at and adjacent to high-frequency and highcapacity transit stations.

Policy UF-9.2

Integrate transit stations into surrounding communities and enhance pedestrian and
bicycle connections to provide safe access to key destinations beyond the station area.

Policy UF-9.3

Design transit areas to improve pedestrian, bicycle, and personal safety within the
station and the station area.

Policy UF-9.4

Encourage transit stations in centers to provide high density concentrations of housing
and commercial uses that maximize the ability of residents to live close to both highquality transit and commercial services.

Policy UF-9.5

Encourage concentrations of jobs and employment-focused land uses in and around
stations in employment areas.
2-12

-- 80 --

Policy UF-9.6

Enhance connections between major destinations and transit facilities and strengthen
the role of these stations as places of focused activity.

Policy UF-9.7

Encourage concentrations of mixed‐income residential development and supportive
commercial services close to high capacity transit stations that are not located in a
center.

CORRIDORS
There are five types of
designated corridors:
Avenue
Main Street
Transit Priority
Urban Residential
Freight Corridor

GOAL UF-10

Corridors, like centers, are areas where Tacoma will grow and change over the
next 25 years. They are busy, active streets with redevelopment potential.
They are close to neighborhoods and are places with transit, stores, housing
and employers. They need to be planned, designed and improved to be places
that benefit and become successful additions to surrounding neighborhoods.
The largest places of focused activity and density along these corridors are
designated as centers. Corridors are not intended to be long commercial strips
or a single land use pattern, but to achieve a range of land use types and
densities that vary along the corridor (see Figure 2.4, Corridors).

Establish designated corridors as thriving places that support and connect Tacoma’s
centers.

Avenue
Avenues are the city’s busiest, widest and most prominent streets. They provide major connections
among centers, the rest of the City and the region. They support the movement of people and goods
across the city, with high levels of traffic and, in some cases, pedestrian activity. Avenues provide
opportunities for growth and transit‐ supportive densities of housing, commerce, and employment.
Development along Avenues is intended to provide middle range housing densities and choices, up to 24
units per acre with buildings up to 45 feet in height. Abundant trees and high‐quality landscaping
beautify Avenues and offset the impacts of their large paved areas. These corridors exemplify the
benefits of green infrastructure by cleaning and soaking up stormwater runoff and minimizing urban
heat island effects, while also being enjoyable places to live, work and gather. Avenues are safe for all
types of transportation. Avenue policies apply to the roadway, the public realm of the street and the
buildings that line the Avenue.
Policy UF-10.1 Enhance Avenues as distinctive places with transit‐supportive densities of housing and
employment, and high‐quality transit service and pedestrian and bicycle facilities that
are models of ecologically‐sensitive urban design.
Policy UF-10.2 Encourage public street and sidewalk improvements along Avenues to support the
vitality of business districts, create distinctive places, provide a safe and attractive
pedestrian environment, and contribute to creating quality living environments for
residents.
Policy UF-10.3 Improve Avenues as key mobility corridors of citywide importance that accommodate all
modes of transportation within their right‐of‐way or on nearby parallel routes.
Policy UF-10.4 Maintain freight mobility, freight access, and freight capacity on Avenues that are also
Freight Corridors.
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Main Street
Main Streets are typically narrower than Avenues and connect neighborhoods with each other and to
other parts of the city. They have transportation, land use and design functions that are important at a
neighborhood or district level. They support neighborhood business districts and provide housing
opportunities close to local services, amenities and transit lines. They are streets that include a mix of
commercial and multi-family housing development.
This policy is intended to balance the important transportation functions of Main Streets with their roles
in supporting the viability of business districts and residential livability.
Policy UF-10.5 Enhance Main Streets as important places that support vibrant neighborhood business
districts with quality multi‐family housing while providing transportation connections
that link neighborhoods and public amenities.
Policy UF-10.6 Design Main Streets to support active retail storefronts, versatile use of public spaces
for amenities and events, and to support concentrated pedestrian activity.
Transit Priority
Transit priority streets currently have or are planned to have frequent bus service, street-car routes, or
other form of high occupancy transit. These streets generally require design accommodations specific to
the needs of transit. Policies related to transit priority corridors are provided in Chapter 9:
Transportation.
Urban Residential
Urban residential streets are appropriate in areas predominantly characterized by existing or planned
dense residential development, especially within and around designated mixed use centers.
Policy UF-10.7 Support an enhanced pedestrian environment, including wider sidewalks, vegetation,
seating, public art.
Policy UF-10.8 Support opportunities for low impact development techniques.
Policy UF-10.9 Provide extra on-street parking for visitors of residents and customers of nearby
businesses.
Policy UF-10.10 Safely accommodate bicycles and non-motorized transportation.
Policy UF-10.11 Explore innovative concepts for developing shared space or “woonerfs” for low speed
vehicles, bicycles, and pedestrians.
Freight Corridor
Freight Corridors are the primary routes into and through the city that supports Tacoma as an important
West Coast hub and a gateway for international and domestic trade. While the forms of these streets
are not expected to change significantly, they are integral to the growth of traded sector businesses
such as manufacturing, warehousing and distribution industries. Policies related to freight are provided
in Chapter 9: Transportation and Chapter 6: Economic Development.
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OPEN SPACE CORRIDORS
Open Space Corridors are natural areas that provide safe, healthy places for resident and migratory fish
and wildlife species that live in and move through the city. Maintaining diverse, connected habitat
corridors will help fish and wildlife adapt to continued human population growth, development, and
climate change. Open Space Corridors also benefit Tacomans by keeping air and water clean and cool,
reducing the risks from landslides and flooding, and providing places for people to play, learn and
experience nature. Open Space Corridors encompass the city’s most valuable and distinctive natural
features – streams and sloughs, wetlands, and large forested areas, such as Hylebos Creek, Swan Creek,
Wapato Lake, Snake Lake, China Lake, and the City’s many gulches. Other urban habitats are woven
throughout the built environment and include things like street and yard trees, backyard plantings,
parks, and bridges that provide opportunities for bird nesting. Enhancing or establishing new Open
Space Corridors will involve preserving and restoring existing natural features, creating vegetated
connections between tree canopy and greenspaces, and incorporating nature into the design of
buildings and landscaping, streetscapes, parking lots, and infrastructure.
GOAL UF-11

Preserve and protect open space corridors to ensure a healthy and sustainable
environment and to provide opportunities for Tacomans to experience nature close to
home.

Policy UF-11.1 Create an integrated system of Open Space Corridors that defines and enhances the
built and natural environment, offers a well-balanced range of experiences, and
enriches the lives of Tacoma’s current and future citizens.
Policy UF-11.2 Improve Open Space Corridors using a mix of tools including natural resource
protection, property acquisition, natural resource restoration, tree planting and
landscaping with native plants, and ecological design integrated with new development.
Policy UF-11.3 Ensure that connections between Open Space Corridors, streets and trail systems are
located and designed to support the functions of each element, and create positive
interrelationships between the elements, while also protecting habitat functions, fish,
and wildlife.
Policy UF-11.4 Recognize and promote the multiple benefits Open Space Corridor preservation and
restoration provides to the city, including more resilient plant and wildlife communities,
community health and well-being, stormwater retention, active living, beauty, scenic
resources, economic development, and sense of civic pride and identity.
See also the Environmental Element and Parks and Recreation Element.
SIGNATURE TRAILS
The city’s signature trails provide the most comfortable walking, rolling, and biking experience, suitable
for people of all ages and abilities. These trails link neighborhoods throughout the city to the Downtown
and major centers and destinations, providing recreation and commute options. Signature trails are
enhanced by lush tree canopy and distinctive design elements.
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GOAL UF-12

Create an integrated Signature Trail system that
connects city neighborhoods to regional trail systems.

Policy UF-12.1 Create a network of distinctive and attractive Signature
Trails that link centers, parks, schools, rivers, natural
areas, and other key community destinations.
Policy UF-12.2 Create an integrated Signature Trail system that
connects city neighborhoods to regional trail systems.
Policy UF-12.3 Design Signature Trails to provide multiple benefits that
contribute to Tacoma’s pedestrian, bicycle,
environmental health, and parks and open space systems.

Signature Trails Designated
Prairie Line
Dome to Defiance
Water Flume Line
Scott Pierson Trail
Trail to the Mountain
Pipeline Trail
Levee Road Trail
Mason-Union Trail
Marine View Drive Scenic Trail

Policy UF-12.4 Use design options such as distinctive path design, landscaping, tree plantings and
scenic views, low impact development BMPs and other appropriate design options, to
create Signature Trails that extend the experience of open spaces and nature into
neighborhoods.
HISTORIC RESIDENTIAL PATTERN AREAS
Tacoma has 6 distinct Historic Residential Pattern Areas, as shown in Figure 2-5. The development
patterns and characteristics of these areas are influenced by the natural landscape and how and when
these parts of the city were developed. Each Historic Residential Pattern Area has unique physical,
social, cultural and environmental qualities that differentiate them and create their sense of place. In
order to maintain and enhance the positive qualities and sense of place in each pattern area, it is
desirable to have policies and regulations that respond to each area’s unique natural and built assets.
The following policies identify key characteristics of each of Tacoma’s Historic Residential Areas that are
relevant to decisions related to future development in these areas as well as special opportunities to
enhance the residential environment. For additional information about these areas, see Appendix 1,
Residential Pattern Areas.
GOAL UF-13

Promote the unique physical, social and cultural character Historic Residential Pattern
Areas as integral to Tacoma’s sense of place.

Policy UF-13.1 Plan investments in residential pattern areas to better integrate the area with the
designated mixed-use centers and other commercial areas and amenities.
Policy UF-13.2 Promote infill development within the residential pattern areas that respects the
context of the area and contributes to the overall quality of design.
Policy UF-13.3 Utilize the findings of the TacHOMEa Infill Report in developing future design guidelines
and/or development standards that apply within the following residential pattern areas.
Pattern Area 1: Post-War Slopes
These areas were primarily developed during the post-war period and is characterized by the prevalence
of garages, curvilinear streets, and cul-de-sac development. The disrupted street grid limits route
directness but lends itself to a sense of privacy and security within neighborhoods. Houses tend to be
ranch, double-ranch, or more contemporary building styles, often with garages more prominently
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situated at the front of the structure and facing the street, as alleys are rare. Many homes have long
frontages and are typically 1-1.5 stories as the area includes view overlays.
Policy UF-13.4 New development should be oriented to take advantage of the view of Commencement
Bay and the Tacoma Narrows and to preserve significant public views.
Policy UF-13.5 Preserve and restore the slopes and gulches for their aesthetic qualities, to provide
wildlife habitat, and to expand passive recreational opportunities.
Policy UF-13.6 Pursue funding to acquire open space properties and require easements as necessary to
complete the West Slope and Northeast Tacoma trail systems consistent with Shoreline
Public Access Plan and Transportation Master Plan.
Policy UF-13.7 Complete pedestrian facilities and enhance bicyclist and pedestrian safety along Marine
View Drive to improve opportunities to enjoy the waterfront and to learn about ongoing
restoration efforts.
Policy UF-13.8 Improve neighborhood bicycle and pedestrian access to the waterfront, especially to
Narrows Marina, Titlow Park, Marine View Drive and Point Defiance.
Policy UF-13.9 Improve the streetscapes along 6th Avenue and Pearl to support infill redevelopment
opportunities and to create vibrant and distinctive public places.
Policy UF-13.10 Protect the residential integrity of the Wedge neighborhood.
Policy UF-13.11 Support the undergrounding of overhead utilities in areas targeted for development.
Policy UF-13.12 Maintain and enhance the existing commercial areas while preserving the unique
features of these neighborhoods.
Pattern Area 2: Mixed-Era Transition
This area contains a generous mix of pre-war and post-war housing, including a mix of mid-century
homes. However, much of the area includes alley-ways, with the garages often located at the rear of the
property, facing the alley. This area is slightly less compact that Pattern Area 3 and also holds far fewer
large or land-use intensive homes. Though this area shares many street grid characteristics with Pattern
Area 3, sidewalks are sometimes undeveloped.
Policy UF-13.13 Preserve the area’s urban fabric of compact blocks and highly interconnected grid of
streets.
Policy UF-13.14 Enhance and expand the Mason Signature Trail as an anchor for the neighborhoods.
Policy UF-13.15 Maintain the predominant single family residential character of the area, with
multifamily and commercial uses concentrated along S 19th Street, S 12th Street, 6th Ave
and N 26th Street.
Policy UF-13.16 Identify opportunities for new neighborhood parks that serve the daily needs of the
residents.
Policy UF-13.17 Enhance wayfinding to parks and recreation facilities.
Policy UF-13.18 Identify gaps in the existing sidewalk network and complete high priority sidewalks that
improve safe routes to schools, transit, parks and other community destinations.
Policy UF-13.19 Encourage development and right-of-way design that incorporates extensive tree
canopy, including evergreens.
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Pattern Area 3: Pre-War Compact
This is Tacoma’s most historic section of residential development, and also some of the densest
neighborhoods in Tacoma, containing homes ranging from pre-1900 to the current era. The street grid is
very well connected and blocks tend to be fairly short, supporting a highly walkable environment. This
area has a variety of pre-zoning non-conforming lot sizes, prevalent alleyways, many large historic
homes, and a mix of residential types and non-residential uses blended within the historic fabric. A
significant portion of this area is built on dramatic slopes with home designs emphasizing views of
Commencement Bay and Puget Sound.
Policy UF-13.20 Maintain and enhance the streetcar era pattern of street‐oriented buildings.
Policy UF-13.21 Preserve the area’s urban fabric of compact blocks and highly interconnected grid of
streets.
Policy UF-13.22 Fill gaps in the urban fabric through infill development on vacant and underutilized sites.
Policy UF-13.23 Integrate new development into the districts’ historic development patterns.
Policy UF-13.24 Continue the pattern of small, connected blocks and the regular lot patterns.
Policy UF-13.25 Maintain and enhance the quality and character of the business districts, with good
street frontages and pedestrian amenities.
Policy UF-13.26 Promote the retention of the existing tree canopy. Retain large, mature trees, except
when they block views or pose a hazard.
Policy UF-13.27 Use the extensive street, sidewalk, and trail system to make connections to Downtown
Tacoma and other major destinations. Enhance the gulches along Ruston Way to
provide a respite from the built environment and to promote connectivity between the
neighborhoods and the shoreline.
Policy UF-13.28 Preserve historic bridges that cross the gulches. In particular, restore the lighting
standards and plaques on the North Proctor Bridge that crosses over Puget Gulch.
Policy UF-13.29 Preserve and expand historic street lighting along both arterial and neighborhood
streets in historic districts.
Policy UF-13.30 Encourage the conversion of electrical substations for recreational purposes if the sites
are no longer needed for their intended purpose.
Pattern Area 4: Pre-War Expansion
This area contains a large share of historic homes, but at a similar time period as in Pattern Area 3, but
typically smaller in size. Homes in this area are primarily bungalow style or reference this type of modest
residential design. Land is developed less intensely than in Pattern Area 3 and though neighborhoods
are walkable within themselves, they tend to be discontinuous, as they are edged by large, busy
thoroughfares. Blocks are longer than in other historic neighborhoods. This Pattern Area is generally on
flat land, and the prominence of alleyways allows for garages to be located at the rear of the property.
Some neighborhoods have also relocated powerlines into the alleyways creating a clear line of sight.
Policy UF-13.31 Support housing rehabilitation programs to improve and maintain the historic housing
stock.
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Policy UF-13.32 Enhance access from the neighborhood to centers and other community destinations by
ensuring that corridors have safe and accessible pedestrian facilities and creating
additional connections that provide low-stress pedestrian and bicycle access.
Policy UF-13.33 Promote new multifamily infill along corridors that takes advantage of the proximity to
high frequency transit service and business districts.
Policy UF-13.34 Pursue a façade improvement loan program and tenant improvement loan program to
support the business district revitalization.
Policy UF-13.35 Promote multifamily residential infill along the bluffs overlooking downtown to take
advantage of the view opportunities.
Policy UF-13.36 Expand the neighborhoods tree canopy and coordinate plantings to create distinctive
neighborhood character.
Policy UF-13.37 Seek opportunities for recreational facilities within the area to support active, healthy
living and to address any park and recreation service gaps.
Policy UF-13.38 Explore artist live/work opportunities within the centers and business districts as a
catalyst for adaptive reuse of historic structures.
Policy UF-13.39 Support the development of Pacific Avenue as a growing business and employment
center and enhance streetscapes to improve pedestrian safety and to promote the
corridor as a civic focal point.
Policy UF-13.40 Preserve the historic bridges that cross the gulches.
Policy UF-13.41 Enhance the village character of the neighborhoods’ small commercial districts and
increase opportunities for more people to live within walking distance of these
neighborhood anchors.
Pattern Area 5: Mid-century Expansion
This are contains a general mix of residential styles, though mid-century homes are fairly common.
These post-war homes frequently emphasize garages, and though alleyways exist throughout, though to
a lesser extent, they are used less than in other areas. The street grid begins to shift in this area, and
blocks become longer, limiting more walkable route directness.
Policy UF-13.42 Guide the evolving street and block system in Pattern Area 5 in ways that build on
positive aspects of the area’s large blocks, such as opportunities to establish mid‐block
open space patterns and create new connections through blocks that make it easier to
access community destinations.
Policy UF-13.43 Preserve, enhance, and connect the area’s network of habitat areas and corridors,
streams, parks, and tree canopy.
Policy UF-13.44 Enhance the areas distinctive system of trails to expand mobility, access to nature, and
active living opportunities in the area.
Policy UF-13.45 Promote Wapato Lake as a City-wide recreation destination and provide safe and
accessible bicycle and pedestrian access from residential neighborhoods and
commercial areas adjacent to the Park.
Policy UF-13.46 Seek opportunities to expand access to smaller neighborhood parks and/or community
gardens to create smaller neighborhood gathering places and focal points.
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Policy UF-13.47 Enhance wayfinding for the Signature Trails to encourage use of the trails as
comfortable walking and biking options.
Policy UF-13.48 Preserve, enhance, and connect the area’s network of habitat areas and corridors,
streams, parks, and tree canopy.
Policy UF-13.49 Enhance the village character of the neighborhoods’ small commercial districts and
increase opportunities for more people to live within walking distance of these
neighborhood anchors.
Policy UF-13.50 Promote Portland Avenue as a patterned corridor that provides housing options and
commercial services in proximity to parks, recreation and transit.
Policy UF-13.51 Support enhanced transit service on Portland Avenue to provide access to Downtown
and other destinations, including Point Defiance and the Tacoma Mall.
Policy UF-13.52 Provide midblock crossings along designated Avenues to improve route directness and
facilitate a safer pedestrian experience.
Policy UF-13.53 Promote the Sounder Station as a focal point for employment and high-density
residential development.
Policy UF-13.54 Housing densities greater than six units per acre or any concentrations of more than 25
people per hour/per acre in any given 24-hour period are discouraged in the Accident
Potential Zone II (APZ II).
Pattern Area 6: Suburban Fringe
This area is comprised of a fairly disrupted street grid. In some cases, blocks are 3-4 times the size of
blocks in compact, historic areas. While there are some historic homes interspersed in this area, much of
the development is post-war. Some residents benefit from large, nearly rural lots. Some blocks have
been developed as Planned Residential Developments, with new, similar-styled, but closely developed
homes. This area has some flag lot and pipe stem development to make use of space within extremely
deep blocks. This area tends to be fairly auto-oriented due to its less-connected streets.
Policy UF-13.55 Street, block and lot pattern: further street vacations should be limited until such time
as the City can review and determine which undeveloped rights of way must be
maintained and improved to promote enhanced walkability and route directness.
Policy UF-13.56 Strive to complete a 300 by 600 foot grid block length.
Policy UF-13.57 Expand access to open spaces for passive recreation and for stewardship of the areas
wetlands and open space corridors.
Policy UF-13.58 Seek opportunities to create new public gathering sites and or recreation facilities.
Policy UF-13.59 Promote the revitalization of the Fern Hill Business District and the intensification of
uses along Pacific Avenue to diversify the services and amenities available to the
neighborhoods.
Policy UF-13.60 Encourage the use of planned residential developments as a means to completing the
grid system and providing greater connectivity and route directness.
Policy UF-13.61 Promote cottage housing and planned residential development as a strategy to
accommodate new residential infill while protecting and preserving the areas significant
wetlands, open space and tree canopy.
2-20

-- 88 --

Policy UF-13.62 Encourage development and right-of-way design that preserves and incorporates
extensive tree canopy, including evergreens, to maintain a strong sense of nature and
privacy.
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Figure 2.1 Comprehensive Plan Future Land Use Map
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Figure 2.2 Mixed-Use Centers
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Figure 2.3 Downtown Regional Growth Center Subareas
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Figure 2.4 Downtown Character Areas
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Figure 2.5 Corridors
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Figure 2.6 Employment Areas

2-28

-- 96 --

Figure 2.7 Transit Station Areas
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Figure 2.8 Open Space Corridors
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Figure 2.9 Signature Trails
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Figure 2.10 Residential Pattern Areas

Source: TacHOMEa Infill Report
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Table 2.1

Comprehensive Plan Land Use Designations and Corresponding Zoning

Comprehensive Plan Land Use Designations
Single Family Residential
Qualities associated with single-family residential designations that are desirable include: low noise
levels, limited traffic, large setbacks, private yards, small scale buildings, and low-density development.
Community facilities, such as parks, schools, day cares, and religious facilities are also desirable
components of residential neighborhoods. Limited allowances for other types of residential
development are also provided for in the singe family designation with additional review to ensure
compatibility with the desired, overarching single-family character. In some instances, such as the
HMR-SRD, areas designated for single family residential development have an historic mix of
residential densities and housing types which should be maintained while allowing for continued
expansion of housing options consistent with the single family designation.

Target Density
(project level)

6–12 dwelling
units/net acre

Corresponding Zoning
R-1

Single-Family Dwelling District

R-2

Single-Family Dwelling District

R-2SRD

Residential Special Review
District

HMR-SRD Historic Mixed Residential
Special Review District

Multi-Family (low-density)
This district enjoys many of the same qualities as single-family neighborhoods such as low traffic
volumes and noise, larger setbacks, and small-scale development, while allowing for multi-family uses
and increased density along with community facilities and institutions. The Multi-Family (low-density)
district can often act as a transition between the single-family designation and the greater density and
higher intensity uses that can be found in the Multi-Family (high density designation) or commercial or
mixed-use designations. This designation is more transit-supportive than the Single Family Residential
areas and is appropriate along transit routes and within walking distance of transit station areas.

12–15 dwelling
units/net acre

R-3

Two-Family Dwelling District

R-4L Low-Density Multiple-Family Dwelling
District

Multi-Family (high-density)
This designation allows for a wide range of residential housing types at medium and higher density
levels, along with community facilities and institutions, and some limited commercial uses and mixeduse buildings. It is characterized by taller buildings, higher traffic volumes, reduced setbacks, limited
private yard space, and greater noise levels. These areas are generally found in the central city and
along major transportation corridors where there is increased access to public transportation and to
employment centers.

24–46 dwelling
units/net acre

R-4

Multiple-Family Dwelling District

R-5

Multiple-Family Dwelling District

C-1

General Neighborhood Commercial
District

T

Transitional District

Neighborhood Commercial
This designation is characterized primarily by small-scale neighborhood businesses with some
residential and institutional uses. Uses within these areas have low to moderate traffic generation,
shorter operating hours, smaller buildings and sites, and less signage than general commercial or
mixed-use areas. There is a greater emphasis on small businesses and development that is compatible
with nearby, lower intensity residential areas.

24–36 dwelling
units/net acre
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Comprehensive Plan Land Use Designations

Target Density

General Commercial
This designation encompasses areas for medium to high intensity commercial uses which serves a
large community base with a broad range of larger scale uses. These areas also allow for a wide variety
of residential development, community facilities, institutional uses, and some limited production and
storage uses. These areas are generally located along major transportation corridors, often with
reasonably direct access to a highway. This designation is characterized by larger-scale buildings,
longer operating hours, and moderate to high traffic generation.

30–46 dwelling
units/net acre

Downtown Regional Growth Center
The downtown center is the highest concentration of urban growth found anywhere in the city. It is
the focal point for the city, the center of government, cultural, office, financial, transportation and
other activities. This variety of day and night activities attracts visitors from throughout the city and
region. The interstate freeway, major arterials, provides access and the center has both local and
regional transit connections. Larger, often historic, buildings fronting on the sidewalk characterize the
area. Pedestrian orientation is high. Parking is found along the street and within structures.

90–125
dwelling
units/net acre

Corresponding Zoning
PDB Planned Development Business
District
HM Hospital Medical District
C-2

General Community Commercial
District

DR

Downtown Residential District

DMU Downtown Mixed-Use District
WR Warehouse/Residential District
DCC Downtown Commercial Core District
UCX-TD Downtown Mixed-Use District

Tacoma Mall Regional Growth Center
The urban center is a highly dense self-sufficient concentration of urban development. Buildings can
range from one to twelve stories and activity is greater than in most areas of the city. It is an area of
regional attraction and a focus for both the local and regional transit systems. Many major city
arterials connect to the urban center and nearby freeway access is present. Parking is provided both in
surface lots and within structures. Internal streets and pathways provide connections among the
developments within the center.

60–100
dwelling
units/net acre

UCX Urban Center Mixed-Use District
RCX Residential Commercial Mixed-Use
District
URX Urban Residential Mixed-Use District

Crossroads Mixed-Use Center
The crossroads center is a concentration of commercial and/or institutional development that serves
many nearby neighborhoods and generally includes a unique attraction that draws people from
throughout the city. Some residential development may already be present, and there is a goal to
have more residential development. It is directly accessible by arterials and local transit. Pedestrian
accessibility is important within the center, but because of its focus on larger scale commercial
development, the community center continues to provide for automobile parking, preferably within
structures.

CCX Community Commercial Mixed-Use
District
40–60 dwelling
units/net acre

RCX Residential Commercial Mixed-Use
District
HMX Hospital Medical Mixed-Use District
URX Urban Residential Mixed-Use District
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Comprehensive Plan Land Use Designations

Target Density

Neighborhood Mixed- Use Center
The neighborhood center is a concentrated mix of small- to medium-scale development that serves the
daily needs of center residents, the immediate neighborhood, and areas beyond. Development
contains a mix of residential and commercial uses, and the majority of parking is provided within
structures. Buildings are generally up to six stories along the commercial corridors, up to three stories
at the periphery of the centers near single-family districts, and up to four stories in areas between the
core and the periphery. They are designed with a compatible character to adjacent residential
neighborhoods. The design of the neighborhood center encourages pedestrians and bicyclists and its
location on a major arterial makes it a convenient and frequent stop for local transit. The regional
transit network also may directly serve some neighborhood centers.

Corresponding Zoning
NCX Neighborhood Commercial MixedUse District
RCX Residential Commercial Mixed-Use
District

30–45 dwelling
units/net acre

CIX

Commercial Industrial Mixed-Use
District

HMX Hospital Medical Mixed-Use District
URX Urban Residential Mixed-Use District
NRX Neighborhood Residential Mixed-Use
District

Light Industrial
This designation allow for a variety of industrial uses that are moderate in scale and impact, with lower
noise, odors and traffic generation than heavy industrial uses. This designation may include various
types of light manufacturing and warehousing and newer, clean and high-tech industries, along with
commercial and some limited residential uses. These areas are often utilized as a buffer or transition
between heavy industrial areas and less intensive commercial and/or residential areas.

N/A

Heavy Industrial
This designation is characterized by higher levels of noise and odors, large-scale production, large
buildings and sites, extended operating hours, and heavy truck traffic. This designation requires access
to major transportation corridors, often including heavy-haul truck routes and rail facilities.
Commercial and institutional uses are limited and residential uses are generally prohibited.

M-1 Light Industrial District

M-2 Heavy Industrial District
N/A

PMI Port Maritime & Industrial District

N/A

This designation is appropriate in all zoning
classifications.

Parks and Open Space
This designation is intended to conserve and enhance open, natural and improved areas valuable for
their environmental, recreational, green infrastructure and scenic character and the benefits they
provide. The designation encompasses public and private parks and open space lands, with lands set
aside for these purposes by the City of Tacoma and the Metropolitan Parks District forming the core of
the designation. As more land is placed in conservation status by these agencies as well as other public
and private entities, the extent of the designation will be expanded to include them.
The designation supports Tacoma’s vision of an integrated parks and open space system that defines
and enhances the built and natural environment, supports and nurtures plant and wildlife habitat,
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Comprehensive Plan Land Use Designations

Target Density

Corresponding Zoning

N/A

This designation is appropriate in all zoning
classifications.

N/A

S1–S14

enhances and protects trees and the urban forest, preserves the capacity and water quality of the
stormwater drainage system, offers recreational opportunities, and provides pedestrian and bicycle
connections. Lands within this designation include both natural open space areas and active use parks
and recreational areas. Natural open space is intended to be conserved and enhanced through habitat
restoration and vegetation management to maximize its environmental and stormwater benefits,
along with low-impact public access such as natural area trails and viewpoints, when appropriate.
Parks and recreation lands are intended to provide opportunities for active recreation such as
playfields and sports facilities, and urban amenities such as plazas, pocket parks and community
gardens.
Additional, more specific policy direction regarding these types of areas is contained within the Open
Space Habitat and Recreation Element.
Major Institutional Campus
This designation is intended for large institutional campuses that are centers of employment and
that service a broader population than that of the neighborhood in which it is located. This
designation includes hospitals, medical centers, colleges, universities, and high schools typically
greater than 10 acres in size. The designation recognizes the unique characteristics of these
institutions and is intended to accommodate the changing needs of the institution while enhancing
the livability of surrounding residential neighborhoods and the viability of nearby business areas.
Shoreline
The city’s shoreline areas provide great social, ecological, recreational, cultural, economic and
aesthetic value, both at the local and regional level. it is the community’s intent to use the full
potential of these areas in a manner that is both ordered and diversified, supports the community’s
ability to enjoy the water and the unique setting it creates, and which integrates water and shoreline
uses while achieving a net gain of ecological functions. In addition, these areas are intended to
balance the overarching goals outlined in the State Shoreline Management Act:
•
•
•

To ensure an adequate land supply for water-dependent uses;
To promote and enhance the public’s opportunities to access and enjoy the water; and
To protect and preserve natural resources.

Shoreline Zoning Districts

This designation includes areas that support deepwater port and industrial sites, habitat for a variety
of fish and wildlife, archaeological and historical sites, open space, recreation and community
activities, and some commercial and residential development. Recognizing the limited nature of this
important resource, use and development of the shoreline areas must be carefully planned and
regulated to ensure that these values are maintained over time.
The Shoreline Master Program has been developed to provide additional and more detailed policy
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Comprehensive Plan Land Use Designations

Target Density

Corresponding Zoning

direction regarding the city’s shoreline areas, along with specific zoning and development
standards. The Shoreline Master Program utilizes a system of “environment designations” which
further guide the character, intensity and use of individual shoreline segments. These classifications
include Natural, Shoreline Residential, Urban Conservancy, High Intensity, Aquatic, and Downtown
Waterfront and are based on the existing development patterns, natural capabilities and goals and
aspirations of the community for its shoreline areas.
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3: Design + Development
Tacoma Comprehensive Plan
DRAFT August 2015

TOPICS IN THIS CHAPTER
General Development Principles
• Buildings
• Parking
• Signs
Residential Areas
Centers and Corridors

WHAT IS THIS CHAPTER ABOUT?

Transitions and Off-site Impacts

The goals and policies in this chapter convey the City’s intent to:
•

Encourage building and site design that promotes human
and environmental health and safety and responds to local
context.

Scenic Resources
Historic and Cultural Resources
Creative place making, public art
and cultural activities
Safer by Design
Designing with Nature

•

Promote strong links between building and site design,
streets and the public realm.

•

Guide historic and cultural resource and scenic view
preservation.

•

Encourage the integration of nature into the built
environment.

•

Reduce carbon emissions and promote energy and resource efficient neighborhoods and
buildings.

•

Create public spaces that promote a sense of community and support the goals of community
health and sustainability.

Resource-efficient design and
development
Hazard-Resilient Design
Healthy Food

WHY IS THIS IMPORTANT?
Development and design shapes how Tacoma looks and functions. Past development, in combination
with the natural landscape, has shaped how the city is experienced. Future development, and the
treatment of built and natural heritage, has the potential to create a better, healthier, more efficient
and more pleasant Tacoma. New development and redevelopment can promote vibrant, accessible
urban places for people of all ages, abilities and backgrounds, while also enhancing natural resources,
providing aesthetically pleasing experiences, protecting health and safety and promoting resilience. As a
metropolitan city that is expected to accommodate a significant share of regional growth forecasts,
Tacoma faces design and development challenges, as well as opportunities. The policies in this chapter
encourage development that respects context, preserves historic and cultural resources, engages
innovation and creativity, reduces carbon emissions, improves resource efficiency, minimizes risk from
natural hazards, limits impacts to wildlife and natural systems, and integrates nature into the urban
environment.
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GOALS + POLICIES
GENERAL DEVELOPMENT POLICIES
The design of buildings and other development can affect the safety, health, and quality of life of
building users, neighbors and the environment. High-quality design contributes to the beauty, livability,
resilience and functionality of the city as a whole. Clear policy guidance and direction on Tacoma’s
desired design and development character will help preserve and enhance the character of city’s
neighborhoods and promote the Tacoma as an inviting and inspiring place. The following policies guide
building and site design to promote accessible and attractive public environments. They also encourage
site and building designs that contribute to a welcoming and attractive public realm and respond to
current and historical contexts.
GOAL DD-1

Design new development to respond to and enhance the distinctive physical, historic,
aesthetic and cultural qualities of its location, while accommodating growth and
change.

Design Quality
Policy DD-1.1

Encourage excellence in architecture and site design and durability in building materials
to enrich the appearance of a development’s surroundings.

Policy DD-1.2

Promote site and building design that provides for a sense of continuity and order while
allowing for creative expression.

Policy DD-1.3

Consider development of a design review program to promote high quality design that
supports community identity, a distinctive built environment, human-scale elements
and amenities, resilient and durable materials, landscape enhancements, and other
similar features.

Buildings
Policy DD-1.4

Encourage building and site designs that respect the unique built natural, historic, and
cultural characteristics of Tacoma’s centers, corridors, historic residential pattern areas
and open space corridors, described in the Urban Form chapter.

Policy DD-1.5

Encourage the development of aesthetically sensitive and character‐giving design
features that are responsive to place and the cultures of communities.

Policy DD-1.6

Encourage development that responds to and enhances the positive qualities of site and
context—the block, the public realm, and natural features.

Policy DD-1.7

Enhance the pedestrian experience throughout Tacoma, through public and private
development that creates accessible and attractive places for all those who walk and/or
use wheelchairs or other mobility devices.

Policy DD-1.8

Encourage development, building and site design that promote active living.

Policy DD-1.9

Provide for public access to light and air by managing and shaping the height, and mass
of buildings, while accommodating urban scale development.

Policy DD-1.10 Encourage building and site designs that limit reductions in privacy and solar access for
residents and neighbors, while accommodating urban scale development.
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Policy DD-1.11 Encourage building and site design approaches that help prevent crime.
Policy DD-1.12 Encourage building and site design that improves fire prevention and life safety.
Policy DD-1.13 Encourage the continued use of alleys for parking access and expand their use as the
location of accessory dwelling units and as multi‐purpose community space.
Parking
Policy DD-1.14 Promote site design that minimizes the impacts of vehicular access and parking lots on
pedestrian safety and the visual environment:
b. Locate parking lots to the side or rear of developments and within walking distance
of the activities they serve.
c. Limit the number and width of driveways to those necessary to effectively serve
development.
d. Incorporate design treatments that break up large parking lots into smaller
components.
e. Parking, loading, storage, and utility service areas should be screened from view and
landscaped.
Policy DD-1.15 Design commercial areas with an internal pedestrian circulation system that provides
attractive connections between buildings, through large parking areas, connections to
the street, and linkages to surrounding properties and neighborhoods.
Policy DD-1.16 Utilize landscaping elements to screen and shade parking lots, loading areas, utility
service and storage from the street view and adjacent uses, to create visual appeal, deemphasize the prominence of the parking lot, and to enhance the pedestrian
environment.
Policy DD-1.17 Promote an efficient use of developable space by minimizing the amount of land
devoted to automobile parking. Strategies may include: transportation demand
management, parking reductions for locating near transit services, reducing minimum
parking requirements or implementing maximum parking requirements, utilizing
multilevel parking structures and on-street parking to meet demand, use of compact
stalls, implementing a parking management strategy including shared parking facilities,
and other methods as appropriate.
Policy DD-1.18 Develop parking management plans for centers and commercial areas that address
pricing, enforcement, parking duration and turnover, strategies for preventing spillover
into surrounding residential areas (such as Residential Parking Zones), revenue and cost
sharing options, and that identify SEPA mitigation opportunities.
Policy DD-1.19 Recognize the availability and cost of parking substantially influences public transit's
viability as a transportation alternative.
Signs
Policy DD-1.20 Ensure that signs are compatible with their surroundings. Signs should provide
information and make a positive contribution to the character of the community.
Policy DD-1.21 Signs should effectively contribute to the aesthetics of the development and minimize
negative impacts on adjacent uses and all modes of transportation. Specifically:
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a. Emphasize wall mounted over freestanding signs.
b. Limit the height of freestanding signs and integrate such signs with landscaping
elements.
c. Provide for wall mounted signs that are sized and placed in proportion and
appropriate to the façade of the building.
d. Encourage signage that contributes to the pedestrian environment.
e. Encourage creativity in signage design.
f. Encourage the use of high quality materials that are durable and enhance the
aesthetics of the development.
Policy DD-1.22 Promote compatibility of signs with pedestrian-oriented development in all areas, and
particularly in designated mixed use centers and residential areas.
Policy DD-1.23 Do not allow billboards in designated or developed residential areas.
RESIDENTIAL AREAS
There will be development and change, even in relatively stable lower density residential areas. These
policies encourage designs and development that continue the existing development pattern. They also
address design and development in lower density residential areas outside of centers and corridors.
GOAL DD-2

Enhance human and environmental health in neighborhood design and development.
Seek to protect safety and livability, support local access to healthy food, limit
negative impacts on water and air quality, reduce carbon emissions, encourage active
and sustainable design, and integrate nature and the built environment.

Policy DD-2.1

Preserve and enhance the quality, character and function of Tacoma’s residential
neighborhoods.

Policy DD-2.2

Encourage more housing choices to accommodate a wider diversity of family sizes,
incomes, and ages. Allow adaptive reuse of existing buildings and the creation of
accessory dwelling units to serve the changing needs of a household over time.

Policy DD-2.3

Encourage residential infill development that complements the general scale, character,
and natural landscape features of neighborhoods. Consider building forms, scale, street
frontage relationships, setbacks, open space patterns, and landscaping. Allow a range of
architectural styles and expression, and respect existing entitlements.

Policy DD-2.4

Support resource efficient and healthy residential design and development (see also
Goal DD-5 and supporting policies).
a. Provide sufficient rights-of-way, street improvements, access control, circulation
routes, off-street parking and safe bicycle paths and pedestrian walkways for
residential developments.
b. Promote the site layout of residential development where residential buildings face
the street and parking and vehicular access is provided to the rear or side of
buildings. Where multifamily developments are allowed in established
neighborhoods, the layout of such developments should respect the established
pattern of development, except where a change in context is desired per the goals
and policies of the Comprehensive Plan.
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c. Emphasize the natural physical qualities of our city (for example, trees, marine view
and natural features) and the site in locating and developing residential areas,
provided such development can be built without adversely impacting the natural
areas. Where possible, development should be configured to utilize existing natural
features as an amenity to the development.
d. Provide on-site open space for all types of residential uses. Specifically: - For single
family uses and duplexes, this includes private rear yard areas and landscaped front
yards. - For triplexes and townhouses, this includes landscaped yard space, patios,
balconies, rooftop decks, porches, and/or common open spaces. - For multifamily
uses, this includes balconies, patios, rooftop decks, and/or shared common open
space.
e. Promote multifamily residential building design that is compatible with the existing
patterns of the area. Building design should incorporate: - Façade articulation that
reduces the perceived scale of the building and adds visual interest. - For infill
residential in established neighborhoods, encourage the use of similar façade
articulation and detailing as existing structures. - Covered entries visible from the
street and/or common open space. - Utilize building materials that are durable and
provide visual interest.
f. Utilize landscaping elements to improve the livability of residential developments,
block unwanted views, enhance environmental conditions, provide compatibility
with existing and/or desired character of the area, and upgrade the overall visual
appearance of the development.
g. Encourage the diversity of design in multi-unit residential developments. Examples
include provisions for a diversity of façade treatments and architectural styles that
can add visual interest and diversity to the neighborhood.
Policy DD-2.5

Encourage the inclusion of affordable spaces for artists and creative entrepreneurs such
as artist live-work and/or work-live units, studio work spaces, or assembly/performance
spaces in multi-family projects through incentives.

DESIGN AND DEVELOPMENT OF CENTERS AND CORRIDORS
Centers and corridors are places where large numbers of people live, work, and visit. Careful attention
to the design of centers and corridors is necessary to ensure that they become places where people
want to live and gather, and where getting around by walking, biking, or wheelchair is an attractive
choice. These policies also encourage the development of centers as places that reflect the character
and cultures of the surrounding neighborhoods.
GOAL DD-3

Ensure long‐term resilience in the design of buildings, streets and open spaces,
including the ability to adjust to changing demographics, climate, and economy, and
withstand and recover from natural disasters.

Policy DD-3.1

Focus services and higher‐density housing in the core of centers to support a critical
mass of demand for commercial services and more walkable access for customers.

Policy DD-3.2

Encourage development in centers and corridors to include amenities that create a
pedestrian‐oriented environment and provide places for people to sit, spend time, and
gather.
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Policy DD-3.3

Promote building and site designs that enhance the pedestrian experience in centers
and corridors, with windows, entrances, pathways, and other features that provide
connections to the street environment.

Policy DD-3.4

Encourage development in centers and corridors that is responsive to street space
width, allowing taller buildings on wider streets.

Policy DD-3.5

Provide frequent street connections and crossings in and within walking distance of
centers and corridors.

Policy DD-3.6

Site and design new developments with safe, convenient, connected and attractive
pedestrian access. Specifically:
a. Locate and orient buildings towards the street for pedestrian convenience and
enhance the spatial definition of the street.
b. Provide safe walkways and pedestrian areas that are visible, well-lit, accessible,
conveniently located, and buffered from vehicular traffic.
c. Provide attractive and well-maintained landscaping along pedestrian routes.
d. Promote the use of amenities along pedestrian routes including street furniture and
public art.
e. Design pedestrian routes with sufficient widths to accommodate the anticipated
long term pedestrian activity.
f. Design buildings along pedestrian routes with attractive and interesting façades
including plenty of transparent window areas, weather protection elements, and
ground level detailing.
g. Design large developments with an internal pedestrian circulation system that
provides attractive connections between buildings, through large parking areas,
connections to the street, and linkages to surrounding properties and
neighborhoods, where possible.
h. Encourage the development of gathering spaces such as pedestrian malls and plazas
in commercial areas to enhance the pedestrian experience and sense of community.
i. Encourage developments to provide spaces for creative activity, such as artist
studios, creative retail, performance and more.
j. Designated pedestrian streets warrant the greatest attention to pedestrian needs
and interest in terms of sidewalk widths, adjacent building transparency, weather
protection, and adjacent façade detailing.
k. Encourage developments to provide bicycle facilities, including paths, parking,
employee showers, and changing areas

Policy DD-3.7

Improve the livability of places and streets with high motor vehicle volumes. Encourage
landscaped front setbacks, street trees, and other design approaches to buffer residents
from street traffic.

Policy DD-3.8

Integrate natural and green infrastructure, such as street trees, native landscaping,
green spaces, green roofs, gardens, and vegetated stormwater management systems,
into centers and corridors.

Policy DD-3.9

Locate public squares, plazas, and other gathering places in centers and corridors to
provide places for community activity and social connections. Encourage location of
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businesses and services adjacent to these spaces that relate to and promote the use of
the space.
Policy DD-3.10 Protect and enhance defining places and features of centers and corridors, including
landmarks, natural features, and historic and cultural resources.
Policy DD-3.11 Protect, restore, and improve historic buildings in centers and corridors on adopted
inventories.
Policy DD-3.12 Encourage new development and public places to include design elements and public
art that contribute to the distinct identities of centers and corridors, and that highlight
the history and diverse cultures of neighborhoods.
Policy DD-3.13 Promote building design that is compatible with the existing and/or desired character of
the area. Building design standards and/or guidelines should incorporate the following
elements:
a. Façade articulation options that reduce the perceived scale of buildings and add
visual interest.
b. For infill development in established areas, encourage the use of similar façade
articulation and detailing as existing structures, where consistent with specific
center policies or guidelines.
c. Covered building entries visible from the street and/or common open spaces.
d. Utilize building materials that are durable and provide visual interest.
Policy DD-3.14 Strengthen the continuity of development and streetscape by using architectural
features, street furniture, and other elements that unify and connect individual areas.
Policy DD-3.15 Within core commercial areas, encourage uses at street level that generate pedestrian
activity and support transit ridership.
Policy DD-3.16 Centers must remain compact enough to increase densities, facilitate economical and
efficient provision of utilities, public facilities and services, and support more walking,
bicycling, and transit use
Policy DD-3.17 Provide incentives to encourage a variety of development within designated mixed use
centers:
a. Mixed-use centers are appropriate “receiving areas” for the transfer of
development rights from other locations in the City, county and region.
b. Provide the multifamily tax incentive only within designated mixed use centers that
are found to lack sufficient housing opportunities.
c. Incentives may include reduced parking requirements, fee waivers, height increases,
density bonuses, property tax exemptions, capital improvements and other
techniques.
SCENIC RESOURCES
Tacoma’s signature views of Mount Rainier, the Olympic Mountains, Commencement Bay and the
Tacoma Narrows and other bridges, gulches, streams, and forested slopes is important to the city’s
identity. They strengthen connections to the regional landscape. These policies encourage the
recognition, enhancement and protection of public views and significant scenic resources.
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GOAL DD-4

Protect and preserve designated significant scenic resources, including public views
and scenic sites.

Policy DD-4.1

Enhance and celebrate significant places throughout Tacoma with symbolic features or
iconic structures that reinforce local identity, histories, and cultures and contribute to
way‐finding throughout the city. Wherever possible, engage artists to create context
sensitive additions that enhance these places. Consider these especially at:
a. High‐visibility intersections
b. Attractions
c. Bridges
d. Rivers
e. Viewpoints and view corridor locations
f. Historically or culturally significant places
g. Neighborhood boundaries and transitions

Policy DD-4.2

The following scenic views over public property and rights-of-way are recognized as
publicly beneficial to Tacoma. Other public views which can be demonstrated to have a
similar value to the public may also be considered Public Views:
a. Views from Stadium Way of Commencement Bay, Browns Point and Mt. Rainier
b. Panoramic views from Ruston Way of Commencement Bay, Vashon and Maury
Islands, Mt. Rainier
c. Views from N Stevens St of Mason Gulch, Commencement Bay and Browns Point
d. Views from Marine View Drive of the Port, Commencement Bay, and Downtown
Tacoma
e. Views from Narrows Drive of The Narrows, bridges and Gig Harbor
f. Views from designated viewpoints within Point Defiance Park
g. Views of downtown, Commencement Bay and the Cascades from McKinley Hill
h. Views of the Cascades from East Grandview Drive

Policy DD-4.3

Encourage new public and private development to creating new public views of Mt.
Rainier, Commencement Bay, Tacoma Narrows, bridges, gulches, the Downtown skyline
and other landmark features.

Policy DD-4.4

Consider the impacts of new landscape plantings on designated public views and scenic
resources and provide allowances for the pruning of trees and shrubs to maintain or
enhance designated public views.

Policy DD-4.5

Maintain designated scenic views, sites and corridors by encouraging the placement of
utility lines underground.

Policy DD-4.6

Maintain public views of prominent landmarks and buildings that serve as visual focal
points within streets or that terminate views at the end of streets.

Policy DD-4.7

Protect the integrity and stability of steep slopes during view enhancement through
creation of partial views and reforestation with view friendly vegetation.
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RESOURCE EFFICIENT DESIGN AND DEVELOPMENT
These policies support resource efficient design and development, from the location of development to
the types of building materials. They apply to new development as well as the continued and adaptive
reuse of existing buildings.
GOAL DD-5

Support sustainable and resource efficient development and redevelopment.

Policy DD-5.1

Encourage rehabilitation and adaptive reuse of buildings, especially those of historic or
cultural significance, to conserve natural resources, reduce waste, and demonstrate
stewardship of the built environment.

Policy DD-5.2

Promote seismic and energy efficiency retrofits of historic buildings and other existing
structures to reduce carbon emissions, save money, and improve public safety.

Policy DD-5.3

Encourage use of technologies, techniques, and materials in building design,
construction, and removal that result in the least environmental impact over the life
cycle of the structure.

Policy DD-5.4

Encourage use of natural, resource‐efficient, recycled, recycled content, and non‐toxic
building materials and energy‐ efficient building practices.

Policy DD-5.5

Encourage site and building designs that make efficient use of water and manage
stormwater as a resource.

Policy DD-5.6

Encourage new development to optimize the range of benefits from solar and
renewable resources, tree canopy, green roofs, and building design.

Policy DD-5.7

Encourage and promote energy efficiency through the Building Code and the use of
solar and other renewable resources in individual buildings and at a district scale.

Policy DD-5.8

Encourage and promote development that uses renewable resources, such as solar,
wind, and water to generate power on-site and to contribute to the energy grid.

SAFER BY DESIGN
Proper design not only can reduce the fear of crime but also has been found to deter the incidence of
crime. Creating an environment in which people feel safe and opportunities for crime are reduced can
be achieved through the application of safety-oriented design principles. One such program is Crime
Prevention Through Environmental Design (CPTED) which promotes the use of four fundamental
strategies: natural surveillance, natural access control, territorial reinforcement and maintenance. These
principles are intended to work in concert with each other. Properly implemented safer-by-design
practices can yield long term cost savings for the City by reduced management and maintenance costs
as well as reduced calls for service, and promote enhanced public safety.
GOAL DD-6

Promote development practices that contribute to a sense of safety and reduction in
opportunities for crime.

Policy DD-6.1

Encourage building and site design approaches in new public and private development
that foster positive social interaction and help to prevent crime.
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Policy DD-6.2

Maintain landscaping, lighting and other features in public spaces to ensure the
continued effectiveness of safety-oriented design components.

Policy DD-6.3

Promote an understanding of the benefits of CPTED among design, development, and
investment interests.

Policy DD-6.4

Promote natural sightlines and visibility through the design and placement of features
on sites in ways that provide opportunities for people to observe the space, uses,
activities, and people around them.

Policy DD-6.5

Clearly delineate private spaces from public and semipublic spaces using techniques
such as paving treatments, landscaping, art, signage, screening, and fencing.

Policy DD-6.6

Use design features to encourage access to buildings and spaces at designated
entrances and exits.

Policy DD-6.7

Focus should be given to projects located in areas where community safety is an issue
and on spaces associated with private
development that are intended for use by the
general public.
CPTED is a multi-disciplinary approach to

Policy DD-6.8

Promote the voluntary integration of Crime
Prevention Through Environmental Design
(CPTED) principles for new development and
substantial improvements to existing projects,
particularly for multifamily housing and projects
that attract large numbers of people.

reducing the incidence and fear of crime
through environmental design. CPTED
principles of design consider a range of
site design techniques including lighting,
landscaping, fencing, windows,
entryways, and creating a sense of
ownership and community ownership.

TRANSITIONS AND OFF-SITE IMPACTS
These policies address transitions between areas of differing types of activity and scale of development,
such as where centers and corridors interface with adjacent lower‐intensity residential zones. These
policies also address the consideration and mitigation of offsite impacts from development.
GOAL DD-7

Support development patterns that result in compatible and graceful transitions
between differing densities, intensities and activities.

Policy DD-7.1

Create transitions in building scale in locations where higher‐density and intensity
development is adjacent to lower scale and intensity zoning. Ensure that new high‐
density and large‐scale infill development adjacent to single dwelling zones incorporates
design elements that soften transitions in scale and strive to protect light and privacy for
adjacent residents.

Policy DD-7.2

Improve the interface between non‐residential activities and residential areas, in areas
where commercial or employment areas are adjacent to residential zoned land.

Policy DD-7.3

Use land use and other regulations to limit and mitigate impacts, such as odor, noise,
glare, air pollutants, and vibration that the use or development of a site may have on
adjacent residential or institutional uses, and on significant fish and wildlife habitat
areas.

Policy DD-7.4

Minimize the impacts of auto‐oriented uses, vehicle areas, drive‐through areas, signage,
and exterior display and storage areas on adjacent residential areas.
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Policy DD-7.5

Protect non‐industrial zoned parcels from the adverse impacts of activities on industrial
zoned parcels.

Policy DD-7.6

Buffer between designated Manufacturing/Industrial Centers and adjacent residential or
mixed use areas to protect both the viability of long‐term industrial operations and the
livability of adjacent areas.

Policy DD-7.7

Encourage building and landscape design and land use patterns that limit and/or
mitigate negative air quality and noise impacts to building users and residents,
particularly in areas near freeways, high traffic streets, and other sources of air
pollution.

Policy DD-7.8

Encourage lighting design and practices that reduce the negative impacts of light
pollution, including sky glow, glare, energy waste, impacts to public safety, disruption of
ecosystems, and hazards to wildlife.

Policy DD-7.9

Where uses, densities or intensities adjoining the
city differ significantly from planned or existing
development patterns inside the city, work in
collaboration with adjoining jurisdictions ensure
appropriate transitions and compatibility between
uses. For example, McChord Field, part of Joint
Base Lewis-McChord (JBLM), is located near the
city’s south border and development patterns in
this area of Tacoma should be compatible with
airfield activity.

To help establish compatible land
use patterns, Tacoma is participating
in the JBLM Joint Land Use Study, a
regional collaboration to protect the
long-term sustainability of the
installation while also supporting the
communities’ needs. The Joint Land
Use Study is anticipated to be
complete by the end of 2015.

Policy DD-7.10 Mitigate the visual impact of telecommunications and broadcast facilities near
residential areas through physical design solutions.
HEALTHY FOOD
Access to healthy food is important for many reasons. A nourishing diet is critical to maintaining good
health and avoiding chronic disease later in life. This leads to better long term public health outcomes
and lower healthcare costs. Food behaviors are shaped at an early age. Children who are exposed to
healthy foods are more likely to develop healthful food behaviors than those who are not. These policies
promote a range of approaches for improving access to healthy food through buying and growing.
GOAL DD-8

Ensure that all citizens have nearby, convenient and equitable access to healthy foods.

Policy DD-8.1

Recruit and or/retain and expand grocery stores and neighborhood‐based markets
offering fresh produce in or in close proximity to designated centers.

Policy DD-8.2

Encourage small, neighborhood‐based retail food opportunities, such as corner markets,
food co‐ops, food buying clubs, and community‐supported agriculture pickup/drop off
sites, to fill in service gaps in food access across the city.

Policy DD-8.3

Promote community farmers’ markets and other activities that improve access to
healthful foods.

Policy DD-8.4

Increase opportunities to grow food for personal consumption, donation, sales, and
educational purposes.
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Policy DD-8.5

Encourage and support the expansion of community gardens throughout the City, in
appropriate locations, and ensure that community gardens are allowed in areas close to
or accessible via transit to people living in centers and other high‐density areas where
residents have few opportunities to grow food in yards.

Policy DD-8.6

Encourage new affordable housing units to contain designated yard or other shared
space for residents to garden.

HAZARD-RESILIENT DESIGN
Tacoma has varied topography, with hills, gulches, abundant trees, and vegetation. It is also located at
the tidewaters of the Puyallup River watershed. As a result, there are periodic floods and landslides. The
city is also in a seismically active region, at risk of earthquakes from local faults and the Cascadia
Subduction Zone in the Pacific Ocean. These policies direct development away from hazard‐prone areas,
seek to reduce hazard risks and impacts, and improve resilience to disasters and climate change.
GOAL DD-9

Protect people, property and the environment from environmental hazards.

Policy DD-9.1

Evaluate slope and soil characteristics, including liquefaction potential, landslide
hazards, and other geologic hazards.

Policy DD-9.2

Limit development in or near areas prone to natural hazards where practicable, using
the most current hazard and climate change‐related information and maps.

Policy DD-9.3

Encourage development approaches that will enhance the ability of people, wildlife,
natural systems, and property to withstand and recover from a natural disaster or other
major disturbance.

Policy DD-9.4

Encourage development, building, and infrastructure design that reduces urban heat
island effects.

Policy DD-9.5

Facilitate effective disaster recovery by providing recommended updates to land use
designations and development codes, as warranted, in preparation for natural disasters.

DESIGN WITH NATURE
Incorporating natural features and functions into development yields tangible social, environmental and
economic benefits. It improves human and watershed health. How this integration looks and functions
depends on local conditions and characteristics. Regardless, designing with nature provides or enhances
ecosystem services, such as stormwater management, cooling of air and water, reduction of landslide
and flooding risks, protection or improvement of fish and wildlife habitat, and the ability of Tacomans to
enjoy nature in their daily lives. These policies encourage development and design that enhances the
identity and beauty of Tacoma’s neighborhoods, while improving environmental health and preparing
for the effects of climate change. Additional goals and policies about the integration of nature into the
built environment are found in Environment, Element 4.
GOAL DD-10

Integrate and harmonize development with the natural environment.
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Policy DD-10.1 Encourage design and site development practices that enhance and avoid the
degradation of watershed health and ecosystem services, that maintain natural
landforms, retain native vegetation, and preserve open space.
Policy DD-10.2 Encourage flexibility in the division of land, the siting and design of buildings, and other
improvements to reduce the impact of development on environmentally sensitive areas.
HISTORIC AND CULTURAL RESOURCES
Historic and cultural landmarks, conservation and historic districts help create a sense of place,
contribute to neighborhood character, and recognize past history and events. More than half of
Tacoma’s buildings are over 50 years old, creating a vast pool of potentially significant properties. These
policies support the protection of all resources of statewide significance and encourage preservation of
historic and culturally significant resources.
GOAL DD-11

Protect and preserve Tacoma’s historic and cultural character.

Policy DD-11.1 Encourage the protection and restoration of high‐quality historic buildings and places
that contribute to the distinctive character and history of Tacoma’s evolving urban
environment.
Policy DD-11.2 Encourage development that fills in vacant and underutilized gaps within the
established urban fabric, while preserving and complementing historic resources and
neighborhood patterns.
Policy DD-11.3 Protect significant historic structures from demolition until opportunities can be
provided for public comment, pursuit of alternatives to demolition, or actions that
mitigate for the loss.
Policy DD-11.4 Keep City‐owned historic resources in a state of good repair. Promote the use of best
management practices in the City’s stewardship of these resources.
Policy DD-11.5 Survey and inventory historic resources as part of future sub-area or neighborhood
planning projects, with a focus on areas of anticipated growth and change.
Policy DD-11.6 Expand historic preservation inventories, regulations, and programs to encourage
historic preservation in areas that are under‐ represented by current historic
preservation efforts.
Policy DD-11.7 Work with Tacoma’s diverse communities to identify and preserve places of historic and
cultural significance
Policy DD-11.8 Encourage the protection and enhancement of cultural heritage structures and sites as
valuable and important public assets.
Policy DD-11.9 Encourage the adaptive reuse of historic community structures, such as meeting halls
and places of worship, for arts, cultural, and community uses that continue their role as
anchors for community and culture.
Policy DD-11.10 Protect and preserve archaeological resources in place, especially those sites and
objects associated with American Indian cultures.
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CREATIVE PLACE-MAKING, PUBLIC ART AND CULTURAL ACTIVITES
Arts and cultural activities are essential to making meaningful places and can help transform shared
spaces into vibrant and nurturing communities. Physical places that are well designed, include the
thinking of artists and public art early in the process and result in aesthetically pleasing and context
relevant spaces where people want to convene and linger, are successful. Remembering and celebrating
the role that people play in place-making is essential.
The City’s built environment should be infused with creative expression and designed to allow for
expressions of creativity.
Public art and cultural amenities enrich people’s lives. They offer educational experiences, enliven public
spaces, and foster creativity. This helps build a sense of community and identity for an area. These
policies support including public art in development and support creative place-making.
GOAL DD-12

Infuse the City’s built environment with creative expression and design that
encourages expressions of creativity and results in vibrant public spaces where people
want to be.

Policy DD-12.1 Increase the opportunities for public to provide place-making in neighborhoods and
business districts to help reflect, define and celebrate distinct areas.
Policy DD-12.2 Consider the public art component early in planning phase to ensure the biggest impact
and in addition to creating distinct works of art, leverage existing construction budgets
to benefit from artful design. I.e. street furniture, concrete, bulb outs, etc.. Provide
access to the creative process and cultural resources for all neighborhoods, cultural
communities, and segments of the city and its populations.
Policy DD-12.3 Support and leverage the use of vacant and/or underutilized buildings, facades and leftover spaces in public rights-of-way for creative expression and activities that transform
blighted spaces and re-engage community.
Policy DD-12.4 Encourage diversity of public art throughout the City that includes a variety of materials,
styles, approaches and artists.
Policy DD-12.5 Provide incentives for public art as a component of public and private development
projects.
Policy DD-12.6 Require new public projects to incorporate public art or provide 1% of the construction
costs to support public art projects.
Policy DD-12.7 Leverage the creative talent of artists and designers to shape the identity of place,
enliven a sense of belonging, and drive a compelling vision for the built environment.
Policy DD-12.8 Create spaces that are consistently interesting and have active presences to the street
to promote more pedestrian activity and create public perception of safety and
animation.
Policy DD-12.9 Design civic spaces to include public art and to highlight the culture of neighborhoods
and diverse communities and enable and encourage opportunities for engagement by
the community.
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Policy DD-12.10 Foster an urban environment and cultural activities that are true to the values and
needs of our citizens to encourage and sustain authentic experiences unique to Tacoma.
Policy DD-12.11 Develop and implement arts experiences that shape the identity of place.
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4: Environment

TOPICS IN THIS CHAPTER
Planning for Environmental
Protection

Tacoma Comprehensive Plan
DRAFT August 2015

Protecting Tacoma’s
Environmental Assets in
Development Situations

WHAT IS THE PURPOSE OF THIS CHAPTER?

Improving Environmental Quality
Watershed Planning

The purpose of the Environment Element is to:
•

Preserve, protect and improve air and water quality and the city’s environmental assets.

•

Improve the health and general welfare of the public by promoting the planning, management,
restoration and preservation of watershed functions, trees and forests, open space lands and
habitat corridors and natural resources including wetlands, streams, lakes, floodplains and
groundwater.

•

Avoid and minimize the community’s exposure to natural hazards, including geologic hazards
and flooding hazards.

•

Improve air quality for all Tacoma community members, and lower air temperature that is a
result of the urban heat island effect.

•

Improve water quality in rivers, streams, marine waters, floodplains, groundwater and wetlands.

•

Set policy to achieve a net gain in habitat functions and values, and tree canopy coverage.

•

Increase public awareness of a healthy urban forest and habitat lands, the benefits of the urban
ecosystem and how actions affect the health and livability of Tacoma and the greater Puget
Sound.

•

Develop an adaptive management strategy for the City of Tacoma for the anticipated impacts
from climate change and reduce our contribution to greenhouse gas emissions.

•

Facilitate communication and coordination among Tacoma community members and agencies
to promote preservation and restoration of Tacoma’s valuable environmental assets.

WHY IS THIS CHAPTER IMPORTANT?
Situated in the Puget Sound Lowlands, at the mouth of the Puyallup River Valley and the tidal waters of
Commencement Bay, Tacoma’s natural resources provides an array of ecologically, economically and
aesthetically valuable ecosystem services. Our river, streams, aquifers and floodplains convey and store
water and provide critical habitat for native fish and aquatic species. Our natural areas and vegetation
clean and cool Tacoma’s air and water, soak up rainwater and provide wildlife habitat. The deep waters
of Thea Foss support international trade, commerce and sea life. Many of these resources also trap
carbon and reduce urban heat island effects. These natural resources are key contributors to Tacoma’s
identity, economy, reputation and sense of place.
The City has made a commitment to restoring and maintaining a high‐quality environment; however
many of Tacoma’s natural resources have been lost over time or are currently at risk. Development
increases stormwater runoff which in turn erodes stream channels and pollutes waterways making them
unable to support healthy habitat. There is concern that anticipated growth and development will result
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in substantial tree removal, continued habitat loss and negative impacts on at‐risk plant and animal
species.
The City’s land use plans and investments have been, and will continue to be, instrumental in helping to
guide and understand effective approaches to preserving natural resources. In addition, the City has
invested time and money to restore our watersheds. The goals and policies in this chapter protect these
investments and help the City meet various regulations to protect public health and the environment.
With thoughtful guidance, the community can work together to face new challenges, and achieve and
sustain healthy watersheds and a healthful environment for all Tacomans as the city grows.

GOALS + POLICIES
PLANNING FOR ENVIRONMENTAL PROTECTION
Tacoma’s quality of life depends on maintaining clean air, water, soil and a healthy environment overall.
The policies in this section will identify the policy approach to planning for the preservation and
maintenance of environmental quality through the proper management of natural resources and their
functions, consistent with widely accepted ecological principles and scientific literature. These policies
call for an up‐to‐date natural resource inventory and consideration of tradeoffs in developing
environmental protection programs.
GOAL EN-1

Ensure that Tacoma’s built and natural environments function in complementary ways
and are resilient to climate change and natural hazards.

Planning
Policy EN-1.1

Recognize the
multiple benefits of
the City’s ecosystem
services, including
economic impacts,
pollutant reduction
potential, carbon
sequestration and
the reduction of
stormwater runoff.

Policy EN-1.2

Promote equitable,
safe and well‐
designed physical and
Commencement Bay
visual access to nature
while also protecting high value natural resources, fish and wildlife.

Policy EN-1.3

Consider the impacts of climate change and the risks to the city’s environmental assets
in all phases of planning, programming and investing.

Policy EN-1.4

Maintain self‐sustaining populations of native plants, native resident and migratory fish
and wildlife species, including at‐risk species and beneficial organisms such as
pollinators.
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Policy EN-1.5

Protect the quantity, quality
and function of high value
environmental assets identified
in the City’s natural resource
inventories, including:
a. Rivers, lakes, streams and
associated riparian upland
b. Floodplains
c. Riparian corridors
d. Wetlands and buffers
e. Groundwater
f. Trees and urban forests
Steep slope along Tacoma Narrows
g. Bays, estuaries and
marshes
h. Shorelines
i. Native and other vegetation species and communities that provide habitat value;
j. Habitat complexes and corridors, rare and declining habitats such as wetlands,
native oak and habitats that support special‐status or at‐risk plant and wildlife
species
k. Other natural resources as identified

Policy EN-1.6

Direct development activities away from critical natural features such as steep slope
areas and unstable soils, wooded areas, shorelines, aquatic lands and other unique and
high value natural areas when planning for growth.

Policy EN-1.7

Consider Tacoma’s environmental assets as important resources and components of the
City’s infrastructure.

Policy EN-1.8

Ensure adequate resources to manage Tacoma’s environmental assets and to educate
the public about the benefits of Tacoma’s natural resources.

Policy EN-1.9

Develop hazard mitigation plans that reduce exposure of Tacoma citizens to future
disasters or hazards (e.g., flooding, earthquakes, winds).

Policy EN-1.10 Encourage informational and educational programs and activities dealing with the
protection of wildlife such as the Backyard Wildlife Sanctuary program established by
the state’s Department of Fish and Wildlife.
Flood Hazards
Policy EN-1.11 Regulate development in the 100-year floodplain to avoid substantial risk and damage
to life, public and private property, infrastructure and fish and wildlife habitat. Ensure
these regulations, as a minimum, comply with state and federal requirements for
floodplain regulations.
Policy EN-1.12 Direct uses that require substantial improvements or structures away from areas within
the 100-year floodplain.
Policy EN-1.13 Encourage compensatory floodplain storage for all projects constructed within the 100year floodplain.
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Coordination
Policy EN-1.14 Coordinate and partner with federal, state, regional and local governmental jurisdictions
and the public to manage the City’s environmental assets.
Best Available Science
Policy EN-1.15 Assess and periodically review the best available science for managing critical areas and
natural resources and utilize the development of plans and regulations while also taking
into consideration Tacoma’s obligation to meet urban-level densities under the Growth
Management Act.
Policy EN-1.16 Evaluate climate data and consider climate risks in the development of regulations,
plans and programs.
Policy EN-1.17 Evaluate trends in watershed and environmental health using current and historical data
and information to guide improvements in the effectiveness of City plans, regulations
and infrastructure investments.
Natural Resource Inventory and Land Acquisition
Policy EN-1.18 Maintain an up-to-date inventory of environmental assets by identifying the location
and evaluating the relative quantity and quality of environmental assets.
Policy EN-1.19 Encourage the identification and characterization of all contaminated sites which
adversely affect the City’s shoreline areas, surface waters, groundwater and soils.
Policy EN-1.20 Develop and maintain a prioritized list of natural resource types, target areas and/or
properties desirable for public acquisition to support long‐term natural resource
protection, and establish a process for coordinating acquisition with other programs
including programs to maintain enough land for employment needs, programs to
protect water quality and programs to reduce exposure to flooding hazards.
Policy EN-1.21 Assess and reassess Tacoma’s tree canopy coverage on a regular basis so as to be able
to track the potential implications on environmental health and inform future policies
and practices with regard to preservation and targeted tree planting efforts.
Policy EN-1.22 Develop environmental protection plans, programs and regulations that focus on high
value natural resources and the types of protections to be applied, based on best
available science, and on an evaluation of allowing conflicting uses.
Watershed Plans
Policy EN-1.23 Policy EN-1.23 Develop management plans for each of the City’s watersheds. Conduct
watershed that evaluate the current conditions of the watersheds in Tacoma and use
the findings to inform decisions about future land use, stormwater planning and urban
forest and open space management.
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What are the climate change risks Tacoma could face?
Several recent studies have concluded that rising levels of greenhouse gases in the atmosphere (e.g., carbon dioxide,
methane, and nitrous oxide) have warmed the earth. These studies also conclude that increases in greenhouse gases are
causing rising sea levels; melting snow and ice; and more extreme storms, rainfall, and floods. Changes in temperature and
precipitation patterns are projected to have wide-ranging impacts on the Puget Sound region in the coming decades.
Anticipated climate change impacts in Tacoma include more extreme precipitation events (i.e., wetter winters and drier
summers), an increased risk of mudslides, and greater flood risk in the Green and Puyallup Rivers (Dalton et al. 2014, Snover
et al. 2013). Meanwhile, changing amounts and timing of streamflow due to glacial retreat, reduced snowpack, and earlier
snowmelt in the Cascades could affect Tacoma’s municipal water supply. Sea level rise and storm surge may result in
greater coastal flooding, erosion and destabilization of shoreline bluffs. An anticipated 4.3 to 5.8 degree Fahrenheit increase
in average temperature by mid-century will be accompanied by more frequent and prolonged summer heat events,
contributing to increased wildfire risk as well as increased building cooling costs, and posing risks to the health of elderly
residents and other particularly vulnerable individuals (Mote et al. 2013).

Climate Action
Policy EN-1.24 Maintain, implement and periodically update a climate action plan and greenhouse gas
inventory, and adjust greenhouse gas emission targets accordingly to ensure successful
implementation and consistency with regional and state goals.
Policy EN-1.25 Assess the risks and potential impacts on both City government operations and on the
community due to climate change, with regard to social equity.
Policy EN-1.26 Incorporate climate change considerations into City operational plans.
Policy EN-1.27 Protect processes and functions of Tacoma’s environmental assets (wetlands, streams,
lakes) in anticipation of climate change impacts.
Policy EN-1.28 Promote community resilience through the development of climate change adaptation
strategies. Strategies should be used by both the public and private sectors to help
minimize the potential impacts of climate change on new and existing development and
operations, include programs that encourage retrofitting of existing development and
infrastructure to adapt to the effects of climate change.
MANAGE GEOLOGIC HAZARDS
The following policies promote the protection and appropriate management of geologic hazards to
avoid or minimize risks to public safety and property. Managing growth within potentially hazardous
natural areas prevents environmental and life safety problems as well as preserves open space. For
example, steep slopes that are potentially hazardous provide scenic corridors and greenbelts when
retained in a natural state. Development patterns and practices that preserve or enhance natural
features add to community quality as well as protect water quality, wildlife and property. The approach
to managing geologic hazards established by the policies in this section may reduce needless public and
private expenditures related to landslides, erosion, uneven settlement or other disruptions.
Furthermore, if development activities were to occur undue hardships should be avoided on adjacent
property owners, and land owners, developers and buyers should be made aware of natural constraints.
GOAL EN-2

Reduce or avoid risks to public safety and property from geologic hazards.

Policy EN-2.1

Minimize the risk of damage to life and property by establishing robust development
standards that ensure avoidance and/or minimization of potential geologic hazards.
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Policy EN-2.2

Require appropriate levels of study, technical analysis, best available science and all
known available and reasonable methods of prevention control and treatment (AKART)
as a condition to permitting construction within geologically hazardous areas, ensure
sound engineering principles are used based on the associated risk in these areas and
limit land uses within or near geologically hazardous areas.

Policy EN-2.3

Employ special building design, construction, maintenance and operational measures
and critical area regulations to minimize the risk of structural damage, fire and injury to
occupants, impacts to natural resources and to prevent post-seismic collapse in areas
with severe seismic hazards.

Policy EN-2.4

Require site-specific seismic hazard preparedness studies for essential public facilities
and services that are vital to the health and safety of the community (such as power
lines, water lines, roads and communication channels).

Policy EN-2.5

Promote soil stability by retaining vegetation in erosion-prone areas.

Policy EN-2.6

Protect existing natural gulches, watercourses, ravines and similar land features from
the adverse erosional effects of increased storm water runoff that is generated by new
development, consistent with the Stormwater Management Manual.

Policy EN-2.7

Establish setbacks around the perimeter of site-specific landslide hazard areas to avoid
the potential to undermine these areas, cause erosion and sedimentation problems to
downstream or downhill land uses and avoid the risk to human life and safety. Establish
broader setbacks in areas at risk for mass wasting

PROTECT TACOMA’S ENVIRONMENTAL ASSETS IN DEVELOPMENT SITUATIONS
The following policies provide guidance for land use regulations that address natural resources where
new development is proposed. This will help ensure that the potential adverse impacts of development
are well understood and avoided where practicable. These policies also call for an evaluation of design
alternatives to minimize impacts, and mitigation approaches that fully mitigate unavoidable impacts.
Preventing or minimizing environmental degradation will be more successful and cost‐effective than
addressing problems as they increase in severity.
GOAL EN-3

Ensure that all Tacomans have access to clean air and water, can experience nature in
their daily lives and benefit from development that is designed to lessen the impacts
of natural hazards and environmental contamination and degradation, now and in the
future.

Avoiding or Minimizing Impacts
Policy EN-3.1

Ensure that the City achieves no-net-loss of ecological functions over time.

Policy EN-3.2

Evaluate the potential adverse impacts of proposed development on Tacoma’s
environmental assets, their functions and the ecosystem services they provide.
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Policy EN-3.3

Require that developments avoid and
minimize adverse impacts, to the
maximum extent feasible, to existing
natural resources, critical areas and
shorelines through site design prior to
providing mitigation to compensate for
project impacts.

What are critical areas?
Critical areas in Tacoma include marine
habitats, freshwater rivers, streams and lakes,
wetlands, aquifer recharge areas, frequently
flooded areas, geologic hazardous areas, and
fish and wildlife habitat areas. To see if you live,
work or own a business near an identified
critical area, see the City’s Critical Areas Map at
the end of this chapter. The City regulates
development in or near critical areas through
their Critical Areas Ordinance.

Policy EN-3.4

Encourage mitigation approaches when
preservation is not feasible that maximize
the intended ecosystem benefits. Require
on-site or use of established approved
mitigation banks versus off-site mitigation; unless off-site mitigation within the same
watershed will improve mitigation effectiveness.

Policy EN-3.5

Discourage development on lands where such development would pose hazards to life,
property or infrastructure, or where important ecological functions or environmental
quality would be adversely affected:
a. floodways and 100-year floodplains
b. geologic hazard areas
c. wetlands
d. streams
e. fish and wildlife habitat conservation areas
f. aquifer recharge areas
g. shorelines

Policy EN-3.6

Limit impervious surfaces within Open Space Corridors, shorelines and designated
critical areas to reduce impacts on hydrologic function, air and water quality, habitat
connectivity and tree canopy.

Policy EN-3.7

Encourage site planning and construction techniques that avoid and minimize adverse
impacts to environmental assets.

Policy EN-3.8

Manage the quality and quantity of stormwater runoff entering Tacoma waterbodies, so
as to protect public health and safety, surface and groundwater quality and the
ecological functions of natural drainage systems.

Policy EN-3.9

Encourage building, site and infrastructure design and practices that provide safe fish
and wildlife passage and avoid, reduce and/or mitigate hazards to fish and other
wildlife.

Policy EN-3.10 Minimize and manage ambient light levels to protect the integrity of ecological systems
and public health without compromising public safety.
Policy EN-3.11 Promote the use of integrated pest management plans for both City owned and
privately owned properties.
Policy EN-3.12 Avoid locating new sensitive uses in proximity to sources of pollution (e.g., Interstate-5,
Interstate-705, State Route-509, State Route-16, State-Route 7, truck routes, rail yards)
and vice versa. Where such uses are located in proximity to sources of air pollution, use
building design, construction and technology to mitigate the negative effects of air
pollution on indoor air quality.
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Urban Forest
Policy EN-3.13 Require best management
practices in the siting, design,
planting, maintenance and
removal of trees and vegetation
in public rights-of-way consistent
with the City’s adopted Urban
Forest Manual, Design manual
and land use codes.
Policy EN-3.14 Retain as many mature trees as
practicable and appropriate
during development of City
owned land and street rights-ofway.

Fencing used around trees to help protect them through
construction

Policy EN-3.15 Discourage removal of safe,
healthy and appropriate trees located on City property or within rights-of-way, while
recognizing the abutting property owners’ discretion to remove street trees with proper
permitting.
Policy EN-3.16 Protect rare and threatened tree species from the impacts of urbanization.
Policy EN-3.17 Seek to prevent human‐induced native soil loss, erosion, contamination or other
impairments to soil quality and function.
Policy EN-3.18 Encourage retention and use of native soils and discourage compaction of soils in areas
intended to be used for plants..
Wetlands, Streams and Lakes
Policy EN-3.19 Protect and retain wetlands, rivers, streams and lakes through use of best management
practices, managing and treating stormwater runoff, protecting adjacent native
vegetation, removing invasive plant species and limiting the use of fertilizers/pesticides
or other chemicals.
Fish and Wildlife Habitat
Policy EN-3.20 Promote integration of development projects into their surrounding environments,
promoting a "greenbelt natural corridor” for movement and use by species. These areas
should use native plants that support native wildlife.
Policy EN-3.21 Encourage protection of habitat improvement project sites and cleanup sites in
perpetuity.
Groundwater
Policy EN-3.22 Protect and preserve the quantity and quality of Tacoma's groundwater supply.
Policy EN-3.23 Encourage infiltration of stormwater to promote aquifer recharge and assure
continuous and adequate groundwater supply.
Policy EN-3.24 Encourage the development and use of alternative mechanisms for preventing and
reducing the risk of groundwater contamination and disposal.
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Policy EN-3.25 Encourage water reuse and reclamation
for irrigation and other non-potable
water needs.
Policy EN-3.26 Prevent groundwater contamination
through performance criteria and
guidelines for siting, design, construction
and operation of commercial and
industrial structures and activities.
Policy EN-3.27 Support an ongoing effort to monitor
groundwater quality in order to
determine the effectiveness of the
groundwater program over time.

What is low impact development?
Low impact development is a stormwater and
land use management strategy that strives to
mimic pre-disturbance hydrologic processes by
emphasizing conservation, use of on-site natural
features, site planning, and distributed
stormwater management practices that are
integrated into a project design. Low impact
development best management practices
emphasize pre-disturbance hydrologic process of
infiltration, filtration, storage, evaporation and
transpiration. Common low impact development
best management practices include:
bioretention, rain gardens, permeable
pavements, minimal excavation foundations,
dispersion, soil quality, vegetated roofs and
rainwater harvesting.

Policy EN-3.28 Protect the quality of groundwater used
for public water supplies to ensure
adequate sources of potable water for
Tacoma and the region. Ensure that the
level of protection provided corresponds with the potential for contaminating the
municipal water supply aquifer.
IMPROVING ENVIRONMENTAL QUALITY

The following policies are intended to support improving environmental quality over time as the city
grows. They provide direction to enhance the condition, capacity and resilience of Tacoma’s air, water
and natural areas and to improve hydrologic function, water quality, habitat and biological communities.
They support an improved urban forest and recognize that healthy natural systems reduce natural
hazard risks. They also help the City mitigate and adapt to climate change.
Improving Tacoma’s environmental assets will help to offset cumulative impacts resulting from historic
development practices and illegal activities. These policies will help the City avoid exacerbating adverse
and disproportionate impacts on under‐served and under‐represented communities. While some of the
impact areas listed below are regulated by other agencies, the City’s land use plans and investments can
help avoid or reduce impacts, while also improving conditions over time.
GOAL EN-4

Achieve the greatest possible gain in environmental health City-wide over the next 25
years through proactive planning, investment and stewardship.

Policy EN-4.1

Empower Tacomans to actively participate in efforts to maintain and improve the
environment, including watershed health.

Policy EN-4.2

Encourage landscaping designed to complement local wildlife and native or climate
adapted vegetation and help offset the loss of wildlife habitat areas resulting from past
development practices.

Policy EN-4.3

Encourage voluntary cooperation between property owners, community organizations
and public agencies to restore or re‐create habitat on their property, including removing
invasive plants and planting native species.
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Policy EN-4.4

Proactively seek not only to reverse the decline but to achieve the greatest possible gain
in habitat functions city-wide over the next 20 years.

Policy EN-4.5

Enhance native vegetation along wetlands, rivers, streams and lakes. The City may
require new planting of native vegetation and/or removal of non-native species to
restore ecological functions of riparian buffers where such activities will enhance the
corridor’s function.

Air Quality
Policy EN-4.6

Ensure that plans and investments are consistent with, and advance, efforts to improve
air quality and reduce exposure to air toxics, criteria pollutants and urban heat island
effects. Consider air quality related health impacts on all Tacomans.

Policy EN-4.7

Achieve criteria air pollutant reductions in both municipal operations and the
community.

Water Quality
Policy EN-4.8

Ensure that plans and investments are consistent with, and advance, efforts to improve
watershed hydrology by achieving more natural flow patterns in rivers, streams,
floodplains, wetlands and groundwater aquifers. Minimize impacts from development
and encourage restoration of degraded hydrologic functions, where practicable.

Policy EN-4.9

Ensure that plans and investments are consistent with and advance efforts to improve
water quality in rivers, streams, marine waters, floodplains, groundwater and wetlands.
This includes reducing toxics, bacteria, temperature, metals and sediment pollution.
Consider water quality related health impacts on all Tacomans.

Policy EN-4.10 Restore surface waters that have become degraded to provide for fish, wildlife, plants
and recreational opportunities.
Policy EN-4.11 Reduce the use of pesticides and chemical fertilizers to the extent feasible and identify
alternatives that minimize risks to human health and the environment, including
integrated pest management plans.
Habitat Connectivity and Open Space Corridors
Policy EN-4.12 Ensure that plans and investments are consistent with and advance efforts to improve
terrestrial and aquatic habitat connectivity for fish and wildlife by:
a. Preventing habitat fragmentation
b. Improving habitat quality.
c. Preserving or creating habitat areas as feasible on new development and
redevelopment sites
d. Creating and enhancing Open Space Corridors that allow fish and wildlife to safely
access and move through and between habitat areas
Policy EN-4.13 Ensure that plans and investments are consistent with and advance efforts to improve
the diversity, quantity and quality, of fish and wildlife habitat and Open Space Corridors,
especially rare and declining habitat types and habitats that support at‐risk plant and
animal species and communities.
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Policy EN-4.14 Ensure that plans and
investments are consistent with
and advance efforts to prevent
the spread of invasive plants,
and support efforts to reduce
the impacts of invasive animals
and insects.
Policy EN-4.15 Encourage public access
provisions in Open Space
Corridors where such access will
complement and avoid
negatively disrupting fish,
wildlife and plants.
View of vegetated buffer along Tacoma’s shoreline

Policy EN-4.16 Target habitat-related resources
and programs within the
designated Open Space Corridors as depicted on the Open Space Corridors Map by
prioritizing areas with the greatest potential to reach their target habitat community
and condition.
Policy EN-4.17 Engage in and encourage activities that improve environmental connectivity of and
encourage public access to Open Space Corridors.
Policy EN-4.18 Consider goals and policies regarding habitat
connectivity in all decisions regarding street
vacation requests and disposition of surplus
City properties.
Policy EN-4.19 Reconnect shorelines and upland areas and
water courses through habitat conservation
and restoration efforts, property acquisition
and/or easements..
Urban Forest
Policy EN-4.20 Ensure that plans and investments are
consistent with and advance efforts to
improve the quantity, quality and equitable
distribution of Tacoma’s urban forest:
a. Strive to achieve a citywide tree canopy
cover of 30 per cent by the year 2030
("30-by-30")
b. Requires or encourage the preservation
of large healthy trees, native trees and
vegetation, tree groves and forested
areas as an element of discretionary
land use reviews
c. Coordinate plans and investments with
efforts to improve tree species diversity
and age diversity
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d. Invest in tree planting and
maintenance, especially in low canopy
areas, neighborhoods with
underserved or under-represented
communities and within and near
Open Space Corridors
e. Promote the restoration of native
trees and vegetation in Open Space
Corridors, buffers and shorelines
f. Encourage planting of native or
climate adapted trees and vegetation
generally, especially in Open Space
Corridors
g. Identify priority areas for tree
preservation and planting in the
development of subarea,
neighborhood and watershed plans
Policy EN-4.21 Increase awareness of urban forest best
management practices, including proper
plant selection, planting practices and
maintenance, invasive species, insects and
diseases and appropriate use of native
species. Provide public education about
the detriment of invasive and noxious
weed species to the urban forest.

A property owner is moving a tree during a
neighborhood group planting.

Policy EN-4.22 Recognize and increase the awareness of
the benefits of street trees and the urban
forest, and the threats to their health.
Policy EN-4.23 Continue to participate in the Tree City
USA program which helps the City manage
Tacoma’s urban forest and educate the
community about the value of tree
resources.
Policy EN-4.24 Work with the Washington State
Department of Commerce and
Department of Natural Resources Urban
and Community Forestry Program to
manage and improve Tacoma’s urban
forest as part of the Evergreen
Communities Act.
Policy EN-4.25 Plan and/or implement effective programs
and/or actions that can effectively achieve
multiple urban forestry, open space,
water quality and stormwater
management objectives.
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Policy EN-4.26 Encourage residents and property owners to plant and maintain trees on their own
property.
Policy EN-4.27 Encourage the identification and preservation of specimen trees of historic merit and/or
outstanding size and heritage trees.
Policy EN-4.28 Contribute to, and preserve the integrity of, the native remnant forest both within and
adjacent to the right-of-way. Encourage the planting of native species or climate
adapted trees and plants.
Policy EN-4.29 Encourage the selection of project, location and site condition appropriate species as
well as a diverse set of plant species, especially those that support wildlife habitat.
Policy EN-4.30 Encourage use of soil amendments to be supportive of tree health and other plants.
Low Impact Development/Stormwater
Policy EN-4.31 Encourage use of low‐impact development, habitat‐friendly development and green
infrastructure, both for existing private development and for City‐owned, managed or
funded infrastructure.
Climate Change
Policy EN-4.32 Support the reduction of Tacoma’s greenhouse gas emissions consistent with the City’s
adopted targets.
Policy EN-4.33 Conduct City operations and practices that reduce municipal greenhouse gas emissions
and lead the community in reducing greenhouse gas emissions, with attention given to
social equity.
Policy EN-4.34 Reduce greenhouse gas emissions associated with single-occupant vehicles and trucks
hauling freight by creating a safe, clean and integrated multimodal transportation
system.
Policy EN-4.35 Enhance compact and livable neighborhoods by instituting smart growth principles and
by increasing tree canopy and open space.
Policy EN-4.36 Encourage energy efficient buildings and installation of renewable energy sources and
technologies.
Policy EN-4.37 Encourage waste reduction and cost-effective reuse and recycling by residents,
businesses and City employees through education, incentives and increased availability
of recycling options.
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Stewardship and Coordinated Management
Policy EN-4.38 Coordinate plans and investments with
other jurisdictions, air and water quality
regulators, watershed councils, soil
conservation organizations and
community organizations and groups to
maximize the benefits and cost‐
effectiveness of watershed
environmental efforts and investments.

Volunteer Stewardship Programs
Existing volunteer stewardship programs include
those established by the Metro Parks Tacoma
(CHIP-in!), Citizens for a Healthy Bay (Adopt-AWildlife Area program, Stormwater Education
program, and Citizen Keeper program), City of
Tacoma Adopt-A-Spot and Make-A- Splash Grant
programs, Puget Sound’s depave program, and
Washington State Department of Transportation
Adopt-A-Highway program.

Policy EN-4.39 Coordinate transportation and
stormwater system planning in areas with unimproved or substandard rights of way to
improve water quality, prevent localized flooding, pedestrian safety and enhance
neighborhood livability.
Policy EN-4.40 Continue to partner with other public and non-profit organizations to inform citizens of
the stewardship needs of Tacoma’s environmental assets, and to develop, offer and
support restoration training opportunities and practical information resources.
Policy EN-4.41 Work with partners and encourage community members to restore Tacoma’s
environmental assets.
Policy EN-4.42 Coordinate with state and federal public agencies and tribal governments when
reviewing permits to ensure streamlined permit review and avoid redundant regulatory
requirements.
MANAGE WATERSHEDS
The following policies address unique critical issues affecting the health of the nine different watersheds
in Tacoma by identifying approaches to restoring degraded natural resources and protecting intact
watershed functions. Actions proposed in the watershed
planning effort will benefit the receiving waters.
Watersheds
GOAL EN-5

Plan at a watershed scale to restore and
protect natural resources that
contribute to watershed health.

Policy EN-5.1

Develop a watershed-based assessment
of the city’s existing conditions to
determine the existing ecosystem health,
existing hydrology and water quality and
fish and wildlife habitat processes and
functions.

Policy EN-5.2

Improve protections to watershed
processes by tailoring zoning and
subdivision regulations, sensitive area
protections, clearing and grading
limitations and stormwater mitigation
requirements that are appropriate for
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A watershed is a geographic region within which
water drains into a particular river, stream or
body of water. Tacoma is located within the
lower watershed of Puyallup and
Chambers/Clover Watersheds.
The upper watershed receives the highest
amount of rain and snow which feed numerous
small, steep mountain streams.
In the middle watershed, smaller streams flow
together to form larger streams. These streams
are less steep, often located in small valleys with
wetlands, and provide fish and wildlife habitat.
The lower watershed has larger rivers with
broader floodplains that drain into the Puget
Sound. The Puget Sound and the rivers and their
floodplains provide critical salmon habitat.
There are eight different basins, or watersheds,
located within the city limits of Tacoma.
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each watershed based on the findings of the watershed-based analysis, the
community’s vision for population and job growth and the requirements of the Growth
Management Act.
Policy EN-5.3

Maintain the educational outreach program and voluntary incentives that encourage
property owners to use low impact development best management practices for
improved stormwater systems, and continue to rely on partnerships with not-for-profit
organizations and governmental agencies.

Policy EN-5.4

Develop watershed plans in partnership with adjacent jurisdictions.

BACKGROUND INFORMATION
WATERSHEDS
The nine watersheds located in Tacoma are described below. See Figures 4.3-4.11 for watershed
boundaries.
Flett Creek
The Flett Creek watershed is the second
largest watershed in the City (7,153 acres)
and is one of two watersheds in Tacoma
that do not contain saltwater shorelines.
The watershed is predominately residential
with commercial and light industrial uses in
localized areas. Flett Creek itself occurs
within the City of Lakewood and flows into
Chambers Creek, but the historic
headwaters of the creek were located in
Tacoma. Snake Lake and associated
wetlands provide important habitat for fish
and wildlife as well as educational
opportunities at the Tacoma Nature
Center.
Wapato Lake
Critical issues in the Flett Creek watershed
include chronic water quality issues in
Wapoto Lake that currently keep the lake closed to fishing and swimming, and loss of wetlands and
riparian forest.

Leach Creek
The Leach Creek watershed within the City boundaries covers 1,728 acres and comprises residential and
commercial land uses. Like the Flett Creek watershed, this watershed does not contain any saltwater
shorelines.
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Critical issues in the Leach Creek watershed include degradation of riparian corridors that are important
for salmon spawning.
Northeast Tacoma and Joe’s Creek
The Northeast Tacoma watershed covers 2,641 acres. The upper watershed consists primarily of
residential land uses with open spaces and undeveloped land while the lower watershed supports
industrial uses along the Hylebos Waterway, which connects Hylebos Creek with Commencement Bay.
Much of the watershed contains steep slopes and bluffs and several intermittent streams that flow into
Commencement Bay. Joe’s Creek watershed is the smallest in the City at just 157 acres. It contains
single and multiple-family residential land uses with some open space and undeveloped land. Joe’s
Creek supports salmonids.
Critical issues in the Northeast Tacoma include erosion and sediment problems caused by flooding from
heavy rain events in the upper watershed, and improving habitat for salmon while continuing industrial
uses in the Hylebos Waterway. A critical issue in Joe’s Creek watershed is degradation of riparian
conditions.
North Tacoma
On the west shoreline of Commencement Bay the North Tacoma watershed covers 4,766 acres and
includes residential and commercial land uses. Major features include Point Defiance Park, the North
End Wastewater Treatment Plant and the former ASARCO smelting site, which is part of the
Commencement Bay Nearshore/Tideflats Superfund Site. There are several water bodies including
Ruston Creek, Asarco Creek, Puget Creek, Mason Creek and the stream associated with Garfield Gulch.
Puget and Mason Creeks are perennial and have steep slopes associated with them.
Critical issues in the North Tacoma watershed include impaired nearshore habitats along the shoreline
of Commencement Bay, erosion and sediment problems on steep slopes in the northern portion of the
watershed, historic contamination and fish access.
Thea Foss Waterway
The Thea Foss watershed is one of Tacoma’s larger watersheds (approximately 5,751 acres) and includes
residential and commercial land uses, the I-5 corridor and the Thea Foss Waterway that supports
industrial and commercial businesses.
Critical issues include water quality and degraded conditions along the nearshore and adjacent upland
areas.
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Tideflats
The Tideflats watershed covers 2,112 acres and is the most highly industrialized and commercialized
portion of the city. The majority of the city’s heavy industrial facilities are located here along the Sitcum,
Blair and Hylebos Waterways. Hylebos and Wapato Creeks are present. The Milwaukee Waterway was
filled and capped during 1993-1995.
Critical issues include water quality and degraded conditions along the nearshore and adjacent upland
areas.
Lower Puyallup
The Lower Puyallup watershed covers 2,971 acres and contains the Puyallup River, a critical waterbody
for a variety of salmonids including spring Chinook and bull trout which are listed as endangered.
Portions of the watershed are predominately residential with some undeveloped open space and a few
small commercial areas while industrial activity dominates the former estuary.
Critical issues in the Lower Puyallup watershed include degraded estuary and nearshore habitat and
riparian habitat for salmonids.
Western Slopes
The Western Slopes watershed covers 2,090 acres and is the only Tacoma watershed that drains to the
Narrows Passage. The watershed is predominately residential with many steep slopes that contain
underground springs and near surface groundwater. Several small creeks are present.
Critical issues include development near steep slopes and sediment deliver interruption from bulkhead
installation.
CRITICAL AREAS
Critical areas as defined by the Growth Management Act are
described below. Figures 4.1-4.11 show the location of known
critical areas
Aquifer Recharge Areas
The Clover-Chambers Creek Watershed aquifer system is a large
groundwater resource area which encompasses central Pierce
County, areas to the south and west of Tacoma and extends into
Tacoma city limits, most notably in the South Tacoma area.
Numerous individual and public water systems in Pierce County,
including the City of Tacoma, use this aquifer as a water supply.
The aquifer provides a significant amount of drinking water for
Tacoma, supplying as much as 40 percent of the total water
demand during periods of peak summer use. Therefore,
protection of both the quantity and quality of this groundwater
aquifer is imperative.
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Climate change has and will continue to impact water resources in Tacoma, led by changes to the timing
and quantity of snow accumulation in the Cascade mountains, soil moisture and streamflow. Changes in
water availability in turn will impact all resources that rely on surface water such as aquifer recharge
areas. In general, higher temperatures will likely cause an increasing portion of precipitation to fall as
rain rather than snow, resulting in continued decreases in spring snowpack and earlier snowmelt to west
side rivers. At this time it is unknown if these changes will have any effect on the City’s drinking water
supply.
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Fish and Wildlife Habitat Conservation Areas
Tacoma provides habitat for many common fish
and wildlife species including amphibians,
reptiles and small mammals as well as sensitive
species and species listed under the Endangered
Species Act (salmonids).Fish and wildlife habitat
areas are located in open spaces, parks, steep
slopes, stream corridors, lakes, wetlands, the
Puget Sound coastline and other natural areas
throughout the city. Lakes, streams and wetlands
provide a natural drainage system in the city.
They also provide opportunity for recreation and
habitat for fish and wildlife (such as coho salmon,
cutthroat trout, beaver, wood duck and other
diving ducks).

Cutthroat trout

Habitat conservation areas provide habitat for
resident species, seasonal migratory species or
both. Native plant cover and its dependent
wildlife species have been severely reduced from
historic conditions and in some cases restricted
to relatively small, often steep-sloped or marshy
areas. Because of steepness, unstable soil or high
ground water conditions, such areas are
Cutthroat trout
generally difficult and expensive to use for
building purposes but lend themselves well to
open space, greenbelt and wildlife preservation. Their relatively small area and linear configurations,
however, limit the type and amount of vegetation and wildlife able to exist there. Consequently, what is
found in these areas is a complex of native and invasive species of plants and animals able to withstand
exposure and competition with limited territorial requirements.
The changing climate affects fish and wildlife habitats in many ways including changes in water
availability, temperature and precipitation that affect forest species composition and overall plant
assemblages, growing season for some plants and the volume and timing of stream flows and stream
temperatures. Among other effects, these changes are expected to affect the habitat needs of aquatic
species and alter the timing of migration for some salmonid species (Snover et al. 2013).
Wetlands and Estuaries
Wetlands typically include small lakes, ponds, streams, wet meadows, shallow or deep marshes, bogs
swamps and other areas that are inundated or saturated by surface or ground water at a frequency and
duration to support a prevalence of vegetation typically adapted for life in saturated soil conditions.
Wetlands are productive biological systems and are extremely important to the food chain. They can
slow or retain stormwater runoff which can reduce downstream erosion potential and help recharge
groundwater supplies. Wetlands function naturally to improve water quality by filtering out sediments,
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using excess nutrients and breaking down some
toxic chemicals. Wetlands are a scenic
destination and also provide important
educational and research opportunities.
Loss of wetlands can result in degraded water
quality, soil erosion, increased public safety and
property damage risk and loss of open space
and wildlife habitat.
Many Federal and State laws are now in effect
which help protect wetlands and control net
loss. The rate of loss from conversion of
wetlands to other uses has greatly decreased
Lake Goodwin Beaver Pond
since implementation of these laws. The
majority of the city's wetlands were filled and
developed for commercial, industrial or residential land uses prior to these regulations.
Climate change may lead to different weather patterns, reductions in the extent of wetlands and ponds
due to reduced snowpack and the altered runoff timing as described previously. Coastal wetlands are
under additional risk from increased inundation and erosion due to sea level rise, which are expected to
cause habitat loss and shifts in habitat types (NRC, 2012).
Geologically Hazardous Areas
Geologically hazardous areas include the following:
• Landslide-hazard areas: areas potentially subject to landslides based on a combination of
geologic, topographic and hydrologic factors. They include areas susceptible because of any
combination of bedrock, soil, slope, slope aspect, structure, hydrology or other factors.
Inappropriately managed development activities may disturb these areas and trigger landslides,
which in turn may result in threats to human health and welfare, property damage, high
stormwater run-off and stream siltation.
• Erosion hazard areas: areas where the combination of slope and soil type makes the area
susceptible to erosion by water flow, either by precipitation or by water runoff. Concentrated
stormwater runoff is a major cause of erosion and soil loss. These are areas where urban
development is typically not appropriate.
• Seismic hazard areas: areas subject to severe risk of damage as a result of seismic-induced
settlement, shaking, lateral spreading, surface faulting, slope failure or soil liquefaction.
• Volcanic hazard areas: areas subject to pyroclastic flows, lava flows, debris avalanche and
inundation by debris flows, lahars, mudflows or related flooding resulting from volcanic activity.
Geologically hazardous areas have been mapped along much of the Puget Sound shoreline, along stream
corridors and in limited pockets throughout the city.
Climate change is expected to increase rainfall intensity and raise sea level, both of which could cause an
increase in landslides in Tacoma. Increased rainfall intensity could also make erosion-sensitive areas to
be more susceptible to erosion.
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Flood Hazard Areas
Flood hazard areas generally include the 100-year floodplain and other known frequently flooded areas.
Consideration for these areas is important for minimizing adverse impact to public health, safety, and
public infrastructure. Frequently flooded areas may provide habitat for fish and wildlife, including listed
protected fish species such as salmon.
Climate change is expected to increase the risk of flooding which will increase the chance of damage to
infrastructure located in or near current floodplains. For coastal areas, such as Commencement Bay and
Puget Sound, sea level rise will exacerbate these risks. Direct impacts may increase storm surge
resulting in temporary flooding of low-lying areas.
Mineral Resources Lands
Mineral resources in Tacoma consist of rock and gravel deposits. These resources support industries
that are an important part of Tacoma's economy, providing jobs and needed products for local use and
export.
OPEN SPACE
Open space lands in Tacoma provide for
multiple benefits that contribute to a complete
and livable urban environment. Benefits of
having open space lands include:
•

Habitat value for rare or endangered
species

•

Opportunity for low-impact recreation
(such as bird and wildlife observation),
community stewardship and
surveillance

•

Increased property values

•

Heightened sense of community
ownership and recognized value

•

Stormwater retention and treatment

•

Increased air and water quality

•

Aesthetic relief from an urbanized environment

•

Improved public health as a result of better air and water quality and opportunities for a more
active lifestyle

Lake Goodwin Beaver Pond

These benefits are often referred to as “ecosystem services,” and without functional and healthy habitat
areas, benefits would not be available or would have to be provided by human intervention. Open space
lands in Tacoma include:
•

Parks and recreational lands with active uses like trails and viewpoints

•

Natural areas regulated under the City’s Critical Areas Preservation Ordinance

•

Washington State Department of Fish and Wildlife priority habitats and/or biodiversity corridors
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•

Areas used for the conservation of plant and animal life, including habitat for fish and wildlife
species

•

Areas used for ecologic and other scientific study purposes

•

Areas of outstanding scenic, historic, cultural, scientific and/or educational value

•

Areas providing a natural separation or buffer between land-uses

•

Rivers, streams, wetlands, bays and estuaries

•

Forested areas, oak woodlands, meadows

•

Areas providing important habitat connectivity, including utility easements and unimproved
rights-of-way

•

Marine beaches, lake shores, banks of rivers and streams and watershed lands

Many of the functions and values provided by habitat areas are dependent on connectivity with other
habitat areas and the quality of habitat. Open Space Corridors often contain critical areas such as
streams, wetlands, steep slopes and animal and plant habitat. Thus, there is a strong link between the
City’s critical area and open space goals.
URBAN FOREST
Trees are an integral part of our communities
and the ecological systems in which they exist.
They provide significant economic, social and
ecological benefits, such as carbon
sequestration, reduction of the urban heat
island effect, energy savings, reduction of
stormwater runoff, improvement of water
quality, psychological healing and calming
qualities and increased value of business and
residential properties. Planting and maintaining
trees helps a city become more sustainable and
offset the negative impacts on the ecosystem
from urban development. Trees are as
Urban forest in Tacoma
necessary as water, infrastructure and energy
to sustaining healthy communities. The health of the urban forest is directly linked to the health of the
Puget Sound.
Our urban forest is a collection of individual trees and plants that could be living in traditional landscape
settings, forest remnants in parks, open spaces and private property. It encompasses the living
components of the complex urban landscape and is an integral part of Tacoma’s infrastructure. Our
urban forest influences and is influenced by the built environment that surrounds it.
Tacoma’s urban forest exists on different types of property that are managed differently depending on
ownership (public vs. private), uses (commercial, residential, industrial, open spaces, etc.) and the
vegetation present (invasive, native, climate-adapted). Properties where the urban forest can be found
include City-owned property, and other publicly-owned property such as parks and schools.
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Urban forests and forests in developing areas face a number of challenges that rural or wilderness
forests do not. A rural forest area is often owned by a single owner or limited number of owners and can
be managed through relatively simple single-purpose policies. In contrast, our urban forest is overlaid
with a complex set of ownerships, values and goals with differing maintenance levels and approaches
towards tree planting and preservation. Urban forest growing conditions vary greatly from the natural
forest processes and are often in conflict with other needs and management goals; therefore, a multifaceted approach to management of our urban forest needs to be utilized to create a high-quality
human habitat and to strike a balance between a healthy forest, the needs of the community and the
needs of individuals.
Climate influences the structure and function of forest ecosystems. The projected changes in climate
may affect the species composition of urban forests as some species could be lost or gained depending
on their climatic suitability (Snover et al. 2013). It is expected that periods of drought could increase or
become longer, which may affect the growth, reproduction and physical location of some species, but
overall the potential impacts to urban forests in Tacoma are unknown at this time.

MAPS
The following maps are organized by Tacoma’s nine watersheds and identify known environmental
assets (including wetlands, streams, open space corridors, aquifer recharge areas, shorelines, fish and
wildlife habitat conservation areas and potential restoration sites) and environmental hazards (including
geologically hazardous areas, flood hazard areas and contaminated sites).
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Figure 4.1 Environmental Assets, Citywide

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Open Space Corridor, 2015; Shoreline Districts, 2011; Streams, 2015;
Waterways, 2015; Wetlands, 2015), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.2 Environmental Hazards, Citywide

Sources: City of Tacoma (Flood Hazard, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction, 2003)
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Figure 4.3 Environmental Assets and Hazards, Flett Creek Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.4 Environmental Assets and Hazards, Leach Creek Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.5 Environmental Assets and Hazards, Northeast Tacoma Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.6 Environmental Assets and Hazards, Joe’s Creek Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.7 Environmental Assets and Hazards, North Tacoma Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.8 Environmental Assets and Hazards, Thea Foss Waterway Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.9 Environmental Assets and Hazards, Tideflats Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.10 Environmental Assets and Hazards, Lower Puyallup Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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Figure 4.11 Environmental Assets and Hazards, Western Slopes Watershed

Sources: City of Tacoma (Aquifer Recharge Areas, 2015; Flood Hazard, 2015; Open Space Corridor, 2015; Shoreline Districts,
2011; Streams, 2015; Waterways, 2015; Wetlands, 2015), GeoEngineers (Erosion Hazards, 2003; Landslides, 2003; Liquefaction,
2003), Washington Department of Fish and Wildlife (Fish and Wildlife, 2010)
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HOUSING GOALS
GOAL H–1 HOUSING DIVERSITY. Promote access to high‐ quality
affordable housing that accommodates Tacomans’ needs, preferences,
and financial capabilities in terms of different types, tenures, density,
sizes, costs, and locations.
GOAL H–2 EQUITABLE ACCESS TO HOUSING. Ensure equitable
access to housing, making a special effort to remove disparities in
housing access for people of color, low‐income households, diverse
household types, older adults, and households that include people with
disabilities.
GOAL H–3 HEALTHY CONNECTED CITY. Promote safe,
healthy housing that provides convenient access to jobs and to goods
and services that meet daily needs. This housing is connected to the
rest of the city and region by safe, convenient, affordable multimodal
transportation.
GOAL H–4 AFFORDABLE HOUSING. Support adequate supply
of affordable housing units to meet the needs of residents vulnerable to
increasing housing costs.
GOAL H–5 HIGH-PERFORMANCE HOUSING. Encourage access
to resource efficient and high performance housing that is well integrated
with its surroundings, for people of all abilities and income levels.

5-2
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Book I: Goals + Policies
1
2
3
4
5
6
7
8
9
10
11

Introduction + Vision
Urban Form
Design + Development
Environment
Housing
Economic Development
Transportation
Parks + Recreation
Public Facilities + Services
Container Port
Engagement, Administration +
Implementation
12 Downtown

Book II: Implementation
Programs + Strategies

WHAT IS THIS CHAPTER ABOUT?
The goals and policies in this chapter convey the City’s intent to:

1
2
3
4
5

Shoreline Master Program
Capital Facilities Program
Transportation Master Plan
Downtown Regional Growth
Center Plans
Historic Preservation Plan

• Ensure adequate access to a range of housing types for a socially‐
and economically‐diverse population.
• Support fair, equitable, healthy, resource efficient and physically‐
accessible housing.
• Concentrate new housing in and around centers and corridors near
transit and services to reduce the housing/transportation cost
burden.
• Increase the amount of housing that is affordable, especially for
lower income families and special needs households. Promote
a supply of permanently‐affordable housing for Tacoma’s most
vulnerable residents.
• Expand the number and location of housing opportunities, both
market rate and assisted, for families and individuals throughout the
city.
While a place to live is a basic human need, not all Tacomans have safe
and healthy housing. Ensuring a fair and equitable housing market is
essential to providing the opportunities and security people need to live
healthy and successful lives. Economic, social and physical barriers limit
many Tacomans’ access to adequate housing. Income, physical disabilities,
immigration status, limited English proficiency, and discrimination based on
race and sexual orientation can also limit choices.
The purpose of this chapter is to provide policies that will help
Tacoma meet its need for quality, affordable homes for a growing and
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socioeconomically‐diverse population, and to help ensure equitable access
to housing. The Future Land Use Map allows for a more‐ than‐adequate
supply of housing to meet the future needs. The challenge is to provide
housing with a diverse range of unit types and prices in locations that help
meet the needs of all, including low‐income populations, communities of
color, and people of all ages and abilities.

5-4
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GOALS + POLICIES
DIVERSE + EXPANDING HOUSING SUPPLY
The City is planning to accommodate up to 59,800 new households
between 2010 and 2040. This figure includes new units necessary to
replace units lost as a result of new development.
Goal 4 of the Washington State Growth Management Act requires that
cities promote a variety of residential densities and housing types and
to ensure that cities provide sufficient capacity to accommodate 20‐year
housing growth forecasts. The City of Tacoma is planning for a longer
horizon, consistent with Puget Sound Regional Council’s VISION 2040,
which designated the City of Tacoma as a Metropolitan City with a
significant share of regional population and employment growth.
VISION 2040 allocates 127,000 new residents to Tacoma by 2040. These
allocations are significantly higher than current forecasts and represent a
shift in current trends.
Current housing trends have favored continued suburban sprawl in
unincorporated areas. According to the 2002 Pierce County Buildable
Lands Report, Pierce County was projected to grow by 259,604 people
between 1997 and 2017. Of this projected growth, 55% of the total County
growth was designated to occur in cities and 45% in unincorporated areas.
To the contrary, 55% of the County’s growth since 1997 has occurred
in unincorporated Pierce County. Only 7% of the County’s growth has
occurred in Tacoma.
Tacoma’s current housing mix is also predominantly single family—65% of
Tacoma’s housing units are detached single family structures, representing
88% of Tacoma’s residential land. The majority of housing structures
are either single family detached or high density multifamily structures.
Accommodating planned growth will require predominantly multifamily
construction over the next several decades and expanding the range of
housing choices will be essential to meeting the evolving demographics of
our region.
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The policies below set expectations for housing supply and growth. They
identify specific types of housing needed to serve a variety of households,
including multi‐generational, small and large households with children,
older adults and households that include people with disabilities who may
need independent living services, assisted living and skilled nursing care
facilities. The text boxes below and at right provide a description of existing
population and household characteristics in Tacoma.

DEMOGRAPHIC TRENDS: AGE CHARACTERISTICS

Male

Female
85+

Tacoma Median Age: 35.3
WA Median Age: 37.3

Tacoma
WA State

75 to 84
65 to 74
55 to 64
45 to 54
35 to 44
25 to 34
15 to 24
5 to 14
Under 5

9%

6%

3%

0%

0%

3%

6%

9%

Overall, the City’s age profile is similar to the State of Washington, with the majority of
residents between the ages of 15 and 64 (69 percent). Seniors age 65 and over make up
12 percent of the population and youth under the age of 15 make up 19 percent of the
population. The proportion of male and female populations by age group are relatively
similar for those under 65, with a slightly higher percentage of female seniors (7 percent
and 5 percent, respectively, of the citywide population). The median age of Tacoma
residents is about 35 years.
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey

5-6
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DEMOGRAPHIC TRENDS: HOUSEHOLD CHARACTERISTICS
In 2013, Tacoma had 78,681 occupied households with an average size of 2.47. Family households–those with two
or more persons residing together and related by birth, marriage or adoption–comprise 58 percent of households,
compared to 65 percent statewide, and nearly one-third of households have school-aged children. Approximately
two-thirds are one or two person households.
The median household income for Tacoma residents is $50,503, almost $10,000 per year lower than the statewide
median income of $59,478.

Family

With

Tacoma: 58%
WA State: 65%

33%
28%

Tacoma: 30%
WA State: 31%

1-person household

Without

Non-Family

Family vs.
Non-Family Households

32%
35%

Households with
School Aged Children

20%

2-person household

Median Household
Income: $50,503

15%
15%
3-person household

15%

20%
22%

10%

4+ person household
5%

Tacoma
WA State
$200,000+

$150,000
-199,999

$100,000
-149,999

$75,000
-99,999

$50,000
-74,999

$35,000
-49,999

$25,000
-34,999

$15,000
-24,999

$10,000
-14,999

$0-9,999

0%

Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey
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Examples of Different
Housing Types

Goal H–1 HOUSING DIVERSITY. Promote access to high‐ quality
affordable housing that accommodates Tacomans’ needs, preferences,
and financial capabilities in terms of different types, tenures, density,
sizes, costs, and locations.
Policy H–1.1 Maintain sufficient residential development capacity to
accommodate Tacoma’s housing targets.

Detached ADU

Policy H–1.2 Strive to capture at least 35 percent of Urban Pierce County’s
residential growth.
Policy H–1.3 Encourage new and innovative housing types that meet the
evolving needs of Tacoma households and expand housing choices in all
neighborhoods. These housing types include single family dwelling units;
multi‐dwelling units; small units; accessory dwelling units; pre‐fabricated
homes such as manufactured, modular; co‐housing and clustered housing.

Small lot homes in
Kirkland, WA

Policy H–1.4 Promote the maintenance and improvement of the existing
housing stock and encourage the adaptation of the existing housing stock
to accommodate the changing variety of household types.
Policy H–1.5 Apply zoning in and around centers that allows for and
supports a diversity of housing types.

Craftsman-Style Duplex on
a Corner lot, Bend, OR

Policy H–1.6 Allow and support a robust and diverse supply of affordable,
accessible housing to meet the needs of older adults and people with
disabilities, especially in centers and other places which are in close
proximity to services and transit.
Policy H–1.7 Consider land use incentives (e.g. density or development
bonuses, lot size reductions, transfer of development rights, height or
bulk bonuses , fee waivers, accelerated permitting, parking requirement
reductions, and tax incentives) in appropriate locations to facilitate the
development of new housing units.

HOUSING ACCESS
Greenwood Avenue
Cottages in Shoreline, WA

5-8

Housing supply and household income are not the only factors determining
access to housing. Discrimination in the housing market, gentrification,
and the changing nature of households over time also influence access
to desired housing. The following policies address discriminatory barriers
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HOUSING STRUCTURE TYPE + SIZE

86,195| total
housing units
78,681 | occupied
housing units

5.1% | 3-4 units,
apartment

63.0% | 1 unit, detached

2.5% | 1 unit, attached

3.2% | 2 units, apartment

6.2% | 5-9 units,
apartment

19.7% | 10+ units,
apartment

0.3% | mobile home or
other type of housing

Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey

to fair and equitable access to housing and the impact of gentrification
and displacement, particularly for under‐served and under‐represented
populations.
Goal H–2 EQUITABLE ACCESS TO HOUSING. Ensure
equitable access to housing, making a special effort to remove disparities
in housing access for people of color, low‐income households, diverse
household types, older adults, and households that include people with
disabilities.
Policy H–2.1 Foster inclusive communities, overcome disparities in access
to community assets, and enhance housing choice for people in protected
classes throughout the city by coordinating plans and investments with fair
housing policies.
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Policy H–2.2 Support barrier‐free access for all housing consistent with
the Americans for Disabilities Act (ADA). Consider additional actions to
increase access such as implementation of visitability and universal design
features.
Policy H–2.3 Coordinate plans and investments with programs that
prevent avoidable, involuntary evictions and foreclosures.
Policy H–2.4 Evaluate plans and investments, and other legislative land
use decisions to identify potential disparate impacts on housing choice and
access for protected classes.
Policy H–2.5 Evaluate plans and investments for the potential to cause
displacement in areas with concentrations of communities of color, low‐
and moderate‐income households, and renters.
Policy H–2.6 When plans and investments are anticipated to create
neighborhood change, pursue corrective actions to address involuntary
displacement of under‐served and under‐represented people. Use public
investments, incentives, and programs, and coordinate with nonprofit
housing organizations, to mitigate the impacts of market pressures that
cause involuntary displacement.
OPPORTUNITY is a
situation or condition that
places individuals in a
position to be more likely
to succeed and excel. High
opportunity indicators
include: high-performing
schools, availability of
sustainable employment
and living wage jobs,
stable neighborhoods,
transportation
availability and mobility,
and a healthy and
safe environment.
Kirwan Institute for
the Study of Race
and Ethnicity
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Policy H–2.7 Encourage a range of housing options and supportive
environments to enable older adults to remain in their communities as
their needs change.

HOUSING LOCATION
Housing that is located in a walkable neighborhood near active
transportation, employment centers, open spaces, high‐quality schools
and various services and amenities enhances the general quality of life for
its residents. Neighborhoods in Tacoma offer varying levels of opportunity
(see the text box at right), with housing in moderate and high opportunity
neighborhoods tending to be expensive compared to more affordable
housing in areas that offer fewer opportunities.
The following policies support efforts to provide equitable access to
locational opportunities in Tacoma.
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PSRC OPPORTUNITY MAPS

The first “Opportunity Map” shown above illustrates that many living in Tacoma do not have fair access to
the critical opportunity structures and social infrastructure to succeed in life. Opportunity maps illustrate
whether patterns of segregation by age, class, gender, race, ethnicity, disability, or language correlate with
areas of higher or lower opportunity.
For example, the second and third figures above show that a significant portion of the City’s non-White
residents and those with language barriers live in areas of very low opportunity. The latest data from
the U.S. Census Bureau underscores the effects of low opportunity and how non-White residents are
disproportionately impacted. The income gap for racial and ethnic minorities continues to widen. Per
Capita income of African Americans is 36% lower than that of white residents and Per Capita income of
Latinos is 47% lower.
These realities, combined with other trends—the breakdown of traditional systems of family support
(parents often working multiple jobs without extended family support for raising chil-dren), lack of
financial literacy and ability of many to manage their financial lives, inadequate access to transportation,
and lack of affordable housing—have marginalized people of color and had similar effects on other
community members based on their age, sexual orientation, immigration status or disabilities.
The thumbnails above are provided as full page illustrations at the end of this element in Figure 2, Figure 3
and Figure 4.
Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014);
U.S. Census Bureau, 2008-2012 5-Year American Community Survey
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Goal H–3 HEALTHY CONNECTED CITY. Promote safe,
healthy housing that provides convenient access to jobs and to goods
and services that meet daily needs. This housing is connected to the
rest of the city and region by safe, convenient, affordable multimodal
transportation.
Policy H–3.1 Meet the housing needs of under-served and underrepresented populations living in high poverty areas by coordinating plans
and investments with housing programs.
Policy H–3.2 Locate higher density housing, including units that are
affordable and accessible, in and around designated centers to take
advantage of the access to transportation, jobs, open spaces, schools, and
various services and amenities.
Policy H–3.3 Promote transit supportive densities along designated
corridors that connect centers, including duplex, triplex, cottage housing,
and townhouses.
Policy H–3.4 Strive to accommodate 80% of the City’s housing targets
within and around designated centers.

NOTE:
For the purposes of this
document, “high risk”
populations shall include
individuals released and/
or under supervision
of adult and juvenile
correctional institutions,
mental hospitals and drug
rehabilitation programs,
homeless persons and
other special needs
persons residing in group
homes not subject to
application of the federal
Fair Housing Act.
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Policy H–3.5 Improve equitable access to active transportation, jobs, open
spaces, high‐quality schools, and supportive services and amenities in
areas with high concentrations of under‐served populations and an existing
supply of affordable housing.
Policy H–3.6 Locate new affordable housing in areas that are opportunity
rich in terms of access to active transportation, jobs, open spaces, high‐
quality schools, and supportive services and amenities.
Policy H–3.7 Provide incentives (e.g. density or development bonuses, lot
size reductions, transfer of development rights, height or bulk bonuses,
fee waivers, accelerated permitting, parking requirement reductions, and
tax incentives) to promote the development of higher density multifamily
housing in designated centers.
Policy H–3.8 Discourage the concentration of facilities for “high risk”
populations in any one geographic area.

-- 168 --

Tacoma 2040

Draft | August 2015

Housing

HOUSING AFFORDABILITY
The generally accepted definition of affordability is for a household to pay
no more than 30 percent of its annual gross income on housing. Families
that pay more than 30 percent of their income for housing are considered
cost burdened and may have difficulty affording necessities such as food,
clothing, transportation and medical care. Large portions of Tacoma’s
population do not have sufficient income to afford the housing available in
Tacoma’s private market at a cost of no more than 30 percent, or even 50
percent or more, of their income.
While home values, median rents, and median home payments are
typically more affordable in Tacoma in comparison to the Region, 43% of all
Tacoma households are considered cost‐burdened and a disproportionate
share of Black/African American households experienced a severe cost
burden. Renters are more likely to be cost‐burdened than homeowners.
The City, through its policies and programs, is supportive of increasing the
supply of housing that is affordable to its citizens. While the City recognizes
the ongoing need by government and nonprofit corporations to provide
housing and community support services, especially for households who
pay more than 30% of their income for housing, it also recognizes the
need to enlist the engine of private market rate developments to include a
measure of affordable units. Reducing household cost‐burdens requires a
multi‐pronged strategy: 1) expanding and diversifying the housing supply,
2) expanding household prosperity through the location of new housing
units in opportunity rich areas and promoting resource efficient housing, 3)
direct investments in subsidized and permanently affordable housing, and
4) economic development strategies improving employability, job growth
and connecting people to living wage jobs in close proximity to their
residence.
The following policies support the City’s goal to provide an adequate
supply and diversity of affordable housing choices.
Goal H–4 AFFORDABLE HOUSING. Support adequate supply
of affordable housing units to meet the needs of residents vulnerable to
increasing housing costs.
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HOUSING PRINCIPLES + ACKNOWLEDGMENTS
1. Affordable Housing is Vital to
Important Civic Interests
The City’s welfare requires an adequate supply of well
built and well managed affordable housing serving the
full range of incomes appearing among its residents. An
adequate supply of this housing is vital to the following
important civic needs or values:
›› The City’s prosperity, economic development and
growth of employment opportunities;
›› The appropriate management of the City’s projected
population growth and transportation needs;
›› The City’s fulfillment of its legal obligations under
the Growth Management Act to make “adequate
provisions for existing and projected [housing] needs
of all economic segments of the community” and
to comply with the related directives of the Pierce
County Countywide Planning Policies;
›› The survival of green spaces throughout the City and
Pierce County;
›› The success of the City’s schools;
›› The effectiveness of the City’s emergency services;
›› The City’s ability to continue its accommodation of
a population that is increasingly diverse by income,
race, ethnicity, ability, disability, and age;
›› The City’s ability to accommodate a population that,
in the aggregate, is getting older; and
›› The City’s values of social justice.

2. Affordable Housing is Attractive,
Innovative + Well Managed
Affordable housing developments by nonprofit
developers, public and private, in the City, region and
nation have been among the most attractively designed,
most environmentally innovative and best managed in
the market place.

3. The City Needs to Enlist the Engine
of Private Development
Nonprofit developments of affordable housing will
never likely be adequate to meet the City’s need.
The City also needs a companion strategy to enlist

5-14

the engine of private market rate developments to
include a measure of affordable units. These strategies
also provide the added benefit of economic and
demographic integration.

4. Affordable Housing Developments
Spur Other Investments
Affordable housing developments have spurred the
revitalization of neighborhoods, encouraging both
public and private investment, helping the City attain
its desired density, and furthering a neighborhood’s
economic development.

5. The City Should Welcome Affordable
Housing Developments
Affordable housing is an asset to be encouraged and not
a detriment to be tolerated and controlled.

6. Every City Neighborhood Needs
Affordable Housing Developments
The City should promote the development of affordable
housing in every City neighborhood.

7. Affordable Housing as Innovative Design
In seeking the appropriate balance, the City should not
have to compromise important neighborhood design
standards in order to promote affordable housing.
Instead proper design should allow affordable housing
to show the way for all developments serving all
incomes toward a greener, more sustainable urban
future that accommodates the appropriate density
that the City’s planning documents anticipate to be
necessary for the City’s projected population allocations.

8. Affordable Housing as a High City
Priority amid Competing Interests
In a complex community like Tacoma, interests and
policies often clash. Good governance is the effort to
balance them appropriately. In doing so, the City should
give a very high priority to the promotion of affordable
housing development.
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Policy H–4.1 Preserve and produce affordable housing to meet the
needs that are not met by the private market by coordinating plans and
investments with housing providers and organizations.
Policy H–4.2 Ensure that at least 25% of the 2040 housing targets are
affordable to households at 80% AMI.
Policy H–4.3 Evaluate plans and investments for their impact on
household cost, and consider ways to reduce the combined cost of
housing, utilities, and/or transportation.
Policy H–4.4 Facilitate the expansion of a variety of types and sizes of
affordable housing units, and do so in locations that provide low‐income
households with greater access to convenient transit and transportation,
education and training opportunities, Downtown Tacoma, manufacturing/
industrial centers, and other employment areas.
Policy H–4.5 Encourage income diversity in and around centers and
corridors by allowing a mix of housing types and tenures.
Policy H–4.6 Facilitate and support regional cooperation in addressing
housing needs in the Tacoma metropolitan area and greater Puget Sound,
especially for the homeless, low‐ and moderate‐income households, and
historically under‐served and under‐represented communities.
Policy H–4.7 Promote a range of affordable housing strategies that extend
from basic emergency shelter for the homeless to temporary transitional
housing to permanent rental housing and to home ownership.
Policy H–4.8 Prevent homelessness and reduce the time spent
being homeless by ensuring that a continuum of safe and affordable
housing opportunities and related supportive services are allowed and
appropriately accommodated, including but not limited to transitional
housing, emergency shelters, and temporary shelters.
Policy H–4.9 Increase the supply of permanently affordable housing where
practicable.
Policy H–4.10 Encourage development and preservation of small resource‐
efficient and affordable single family homes throughout the City.
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Policy H–4.11 Align plans and investments to support homeownership
rates and locational choice for people of color and other groups who have
been historically under‐served and under‐represented.
Policy H–4.12 Encourage a variety of ownership opportunities and choices
by allowing and supporting the creation of condominiums, cooperatives,
mutual housing associations, limited equity cooperatives, land trusts and
sweat equity.
Policy H–4.13 Pursue a variety of funding sources and mechanisms to
preserve and develop housing units and various assistance programs for
households whose needs are not met by the private market.
Policy H–4.14 Pursue incentives and mechanisms to enlist the private
market as a partner in the provision of affordable housing units.

HEALTH, SAFETY + EFFICIENCY
Having a place to live does not guarantee health and safety. A critical
connection exists between the quality of the housing unit and the health
of its occupants. A safe housing unit is largely free of hazardous materials,
such as lead and radon. It is also free of mold, is not in a state of disrepair,
and offers emergency safety features, such as carbon monoxide monitors,
smoke alarms, and emergency exits. Access to open spaces, opportunities
for social interactions, green features, and adaptability also influence
the health of a community. The following policies focus on building and
maintaining Tacoma’s housing stock in ways that foster community health.
Goal H–5 HIGH-PERFORMANCE HOUSING. Encourage access
to resource efficient and high performance housing that is well integrated
with its surroundings, for people of all abilities and income levels.
Policy H–5.1 Encourage development and maintenance of housing,
especially multi‐dwelling housing, that protects the health and safety of
residents and encourages healthy lifestyles and active living.
Policy H–5.2 Encourage housing that is protected from noise, pests,
hazardous environmental conditions and materials.
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Policy H–5.3 Encourage housing that provides features supportive of
healthy and active living, such as high indoor air quality, useable open
areas, recreation areas, community gardens, and crime‐preventative
design.
Policy H–5.4 Encourage energy efficiency, green building practices,
materials, and design to produce healthy, efficient, durable, and
adaptable homes.
Policy H–5.5 Encourage the reuse of resource rich existing older
commercial buildings in or near designated centers into mixed-use
housing with retail and/or commercial uses at street-level and housing
above.
Policy H–5.6 Encourage active transportation in residential areas
through the development of pathways, sidewalks, and high‐quality
onsite amenities such as secure bicycle parking.
Policy H–5.7 Encourage site designs and relationship to adjacent
developments that reduces or prevents social isolation, especially for
groups that often experience it, including older adults, people with
disabilities, communities of color, and immigrant communities.
Policy H–5.8 Support a strong housing code enforcement program to
reduce substandard housing through repair and rehabilitation.
Policy H–5.9 Promote the maintenance, repair, and rehabilitation of the
City’s existing housing stock. Pursue financial incentives and funding for
housing improvement programs, especially for low‐income households.
Policy H–5.10 Promote innovative development techniques to better
utilize land, promote design flexibility, preserve open space and natural
features and conserve energy resources.
Policy H–5.11 Encourage public acceptance of new housing types in
historically lower density areas by ensuring that they are well designed
and compatible with the character of the neighborhoods in which they
are located through a robust design review process.
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Figure 2. Access to opportunity and population by census tract.
Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014)
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Figure 3. Access to opportunity and the geography of race.
Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014)
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Figure 4. Access to opportunity and language barriers.
Source: 2015-2019 City of Tacoma Draft Human Services Strategic Plan (2014)
5-20

-- 176 --

6: Economic Development
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TOPICS IN THIS CHAPTER
Diversifying and Expanding
Economy
Equitable Household Prosperity
Business Retention, Expansion
and Attraction
Business Friendly Environment

WHAT IS THIS CHAPTER ABOUT?

City Image and Reputation
Employment Centers

This chapter serves as an overarching rationale for Tacoma’s various
economic development efforts to date and provides guidance to
inform future efforts. The goals and accompanying policies included in this chapter are organized into
the following six focus areas, listed below. Following the goals and policies, a background information
section provides additional background information and context for the goals and policies.
FOCUS AREAS
•

Diversifying and Expanding Economy
Goal: Diversify and expand Tacoma's economic base to create a robust economy that offers
Tacomans a wide range of employment opportunities, goods and services; leverage Tacoma’s
industry sector strengths and assets to position Tacoma as a leader and innovator in the local,
regional and state economy.

•

Equitable Household Prosperity
Goal: Increase access to employment opportunities in Tacoma and equip Tacomans with the
education and skills needed to attain high-quality, living wage jobs.

•

Business Retention, Expansion and Attraction
Goal: Cultivate a business culture that allows existing establishments to grow in place,
encourages new firms to locate in Tacoma and facilitates growth of homegrown enterprises.

•

Business Friendly Environment
Goal: Foster a positive business environment within the City and proactively invest in
transportation, infrastructure and utilities to grow Tacoma's economic base.

•

City Image and Reputation
Goal: Establish a City brand and image that supports economic growth and leverages existing
cultural, community and economic assets.

•

Employment Centers
Goal: Create robust, thriving employment centers by:
a. Building upon employment in planned employment areas through land use and
development that supports the needs of businesses that Tacoma seeks to retain, grow and
attract; and
b. Strengthening Tacoma's role as a regional industrial center by protecting its industrial land
supply and encouraging investment in industry-related sectors.
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WHY IS THIS IMPORTANT?
As one of five designated Metropolitan Cities in the Puget Sound Regional Council’s (PSRC) VISION 2040,
Tacoma is planning for 97,000 new jobs by 2040. The city has more than enough physical and land use
zoning capacity to accommodate this growth, based on the most recent Buildable Lands report, but to
work towards this target, Tacoma must strategically attract and grow businesses to increase the number
of jobs in the city. Not only does the city have to grow its economic base generally, it must also
deliberately channel this growth into the areas of Tacoma best suited to accommodate this increase.
Figure 6.1 presents the city’s planned employment areas, including commercial areas, manufacturing
and industrial areas and major campus institutions. While the city intends to channel growth into these
areas, they are not exclusively where employment can occur.
Tacoma has initiated myriad efforts in recent years to recruit new businesses, support local companies
and revitalize its neighborhoods. The goals and policies in this Economic Development Element provide
high-level support for all of these ongoing efforts and serve as a guide for the development of new
strategies to ensure that they are well-coordinated and supported by the City’s land use policy.
Economic development is a complex endeavor that requires extensive collaboration between the public,
private and non-profit sectors. The City has unique capabilities to spur economic development, but its
efforts alone will not produce the type of economy desired. The involvement of local businesses,
educational institutions and other organizations is essential. Thus, many of the policies in this chapter
emphasize working with a variety of partners so that the City’s economic development plans can be
successfully implemented. Additionally, coordination and linkage between other elements of the
Comprehensive Plan are absolutely essential because land use, transportation and housing, to name a
few, all play critical roles in fostering a thriving economy.
At the community scale, creating a diversified economy with a wide variety of living wage job
opportunities will help to improve the livelihoods of Tacomans. Enhancing access to these jobs is
absolutely essential, however. The jobs of today and tomorrow demand increasing levels of education
and complex skills. This element provides goals and policies that address workforce development and
education to increase Tacomans’ ability to take full advantage of the diverse and growing economy
envisioned by the city.
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Figure 6.1 Planned Employment Areas
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ALIGNMENT WITH EXISTING PLANS

EXAMPLE PARTNER ORGANIZATIONS

How has Tacoma Approached Economic
Development?

University of Washington Tacoma Institute for Technology
Tacoma-Pierce County Chamber of Commerce

The City of Tacoma has initiated a variety of
efforts related to economic development and
adopted a number of these. The text box at right
provides a brief snapshot of some efforts and
organizations tied directly to economic
development. In addition, the City has
development a number neighborhood-specific
subarea plans in addition to strategic documents
such as Tacoma 2025. The goals and policies
established for the Economic Development
Element are tailored to provide high-level support
of all of these efforts, regardless of scale, so that
they are well coordinated and supported by the
City’s land use policy.

Local non-profit organizations
Economic Development Board for Tacoma-Pierce County

EXAMPLE EFFORTS
Arts in America Study
Space Works
Tacoma Means Business Campaign
Tacoma 2025
Go Local Tacoma
It is important to recognize on-going efforts and
partnerships throughout the City related to economic
development.

Considerations for Integrating the Economic Element
•

Consider how the economic development element is communicated not only within the
Comprehensive Plan, but through all of the City’s economic development efforts.

•

Coordinate all of the City’s economic development efforts in one place in order to effectively
track and monitor progress.

•

The economic development element is not a strategy, but it can be leveraged to justify and
support an actionable economic development strategic plan for the City.

Figure 6.2 illustrates how the Economic Development Element will serve the City and integrate with
other established economic development efforts in the City.

Figure 6.2 Integration of the Economic Element
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GOALS AND POLICIES
DIVERSIFYING AND EXPANDING ECONOMY
Cities with employment across a wide range of industries are typically better positioned to weather
inevitable fluctuations in the global, regional and local economy. Though all communities suffer job
losses and subsequent decreases in tax revenue during economic downturns, more robust, diversified
economies are able to rebound relatively quickly, creating new job opportunities to replace those lost.
Expanding and diversifying Tacoma’s economic base will make it more stable and provide more
opportunities for people to live and work in their community. An economy with a wide range of
employment options in different sectors offers Tacomans with varying level of skills and education
greater opportunities to attain living wage jobs. This goal and its associated policies seek to diversify and
grow Tacoma’s economy in a way that will benefit all of its residents.
GOAL EC-1

Diversify and expand Tacoma's economic base to create a robust economy that offers
Tacomans a wide range of employment opportunities, goods and services.

Policy EC-1.1

Coordinate and explore partnerships with the state, counties, other cities, businesses
and organizations engaged in diversifying and expanding the economic base of the
central Puget Sound region.

Policy EC-1.2

Maintain and implement an Economic Development Strategic Plan that identifies shortand mid-term goals and strategies to diversify and expand the Tacoma economy.

Policy EC-1.3

Encourage commercial and industrial development by ensuring the availability of
suitable sites for development and providing appropriate zoning.

Policy EC-1.4

Develop relationships, partnerships and programs to promote international business
and trade opportunities in Tacoma.

Policy EC-1.5

Encourage the establishment and expansion of commercial businesses that produce
goods locally, increase local spending and provide needed goods and services to local
residents and businesses in Tacoma.

Policy EC-1.6

Encourage the development of specialty businesses that reflect the diverse ethnic and
cultural groups of the Tacoma community.

Policy EC-1.7

Leverage Tacoma’s industry sector strengths and assets to position Tacoma as a leader
and innovator in the local, regional and state economy.

Policy EC-1.8

Identify and regularly update Tacoma’s target industries to better leverage the city’s
economic position within the region and to respond to strategic opportunities as they
arise.

Policy EC-1.9

Actively seek investments to grow Tacoma’s presence in the following target industries:
a. Bio-medical and medical
b. Information technology
c. Professional services
d. Industrial and manufacturing
e. Tourism and hospitality
f. Creative economy
g. International trade
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EQUITABLE HOUSEHOLD PROSPERITY
Increased economic development could greatly improve the quality of life for Tacomans. The benefits of
increased access to jobs should be available to all Tacomans in an equitable manner. Equity has been
identified by the City as a top priority, and through its Equity and Empowerment Initiative, it has taken
steps to improve service provision to historically underrepresented communities. Improving equitable
outcomes is not solely about fairness and social justice; nationally, research by Chris Benner and Manual
Pastor has demonstrated that the equitable distribution of benefits and impacts lead to greater
economic growth for society as a whole. While creating more high-quality job opportunities is
important, it is equally critical to enhance Tacomans’ skills and education to increase their access to
these jobs. The goal and policies in this section outline the City’s intent for the city to have more living
wage jobs and enhance workforce development and education for Tacomans.
GOAL EC-2

Increase access to employment opportunities in Tacoma and equip Tacomans with the
education and skills needed to attain high-quality, living wage jobs.

Policy EC-2.1

Maintain adequate employment land and public facilities that support living wage jobs
that do not require a 4-year college degree and facilitate career advancement for low
income people.

Policy EC-2.2

Encourage investment in, and alignment of, public efforts to reduce racial, gender,
ethnic and disability-related disparities in income and employment opportunity.

Policy EC-2.3

Improve access to contracting opportunities for minority-owned, woman-owned, and
emerging small businesses

Policy EC-2.4

Collaborate with local educational institutions and other organizations to enhance the
quality and relevance of education at all grade levels and improve access to continuing
education.

Policy EC-2.5

Facilitate efforts of businesses, educational institutions, neighborhood organizations
and major civic/government entities in the development of programs that meet the
current and future needs of employers and employees, as well as those seeking
employment.

Policy EC-2.6

Promote expansion and addition of higher education programs at institutions in
industries with growing demand, such as computer science and healthcare, and
encourage links between schools and local businesses for training and job skill
programs.

Policy EC-2.7

Support efforts by educational institutions and other public and private organizations to
develop educational opportunities in entrepreneurship and innovation.

Policy EC-2.8

Encourage educational institutions and related organizations to develop programs that
prepare veterans of all levels to successfully transition into the civilian workforce.

Policy EC-2.9

Encourage educational institutions, government and local employers to introduce local
youth, particularly in underrepresented communities, to a wide variety of employment
and business opportunities.
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BUSINESS RETENTION, EXPANSION AND ATTRACTION
Tacoma’s mix of industries and businesses is diverse and dynamic. As such, the City must have a diverse
and dynamic approach to facilitating growth and expansion of its economy and business community.
While the city should be attractive to outside companies looking to relocate, economic development
efforts must also include strategies to invest in local entrepreneurs and small businesses. The City
recognizes the economic potential of growth in companies that start and expand locally. Therefore, in
addition to policies related to attracting new companies and remaining competitive in the regional,
national and international market place, the City must also have policies that facilitate a culture of local
entrepreneurship and investment. This goal and its associated policies provide further guidance to help
these businesses, as well as other Tacoma businesses, expand and remain in Tacoma while
simultaneously supporting the city’s continued growth as an attractive location for businesses to locate.
GOAL EC-3

Cultivate a business culture that allows existing establishments to grow in place,
draws new firms to Tacoma and encourages more homegrown enterprises.

Policy EC-3.1

Support efforts to attract, expand and retain businesses that offer high quality jobs,
generate local sales tax revenue and/or provide needed goods or services to residents.

Policy EC-3.2

Coordinate with organizations that provide microloans, small business loans and other
financial resources to fund new businesses and encourage entrepreneurs to explore
innovative financing strategies, such as crowdfunding.

Policy EC-3.3

Encourage the establishment and expansion of knowledge- and innovation-based
industry clusters and expand the creative industries in Tacoma.

Policy EC-3.4

Support and expand incubator space in Tacoma for existing and future small businesses,
particularly those seeking to commercialize innovative products and services.

Policy EC-3.5

Expand Tacoma’s current business assistance programs and support a robust network of
entrepreneurs and independent local businesses.

Policy EC-3.6

Support development of flexible workspaces where people with shared interests can
meet, collaborate and develop their business ideas and products.

Policy EC-3.7

Facilitate development of programs to support small businesses and entrepreneurs,
particularly minority-women-owned businesses and retired military personnel.

Policy EC-3.8

Establish business attraction efforts that focus on small and medium-sized businesses
within emerging and growing business sectors as well as large regional companies in
City-identified priority sectors.

Policy EC-3.9

Develop and expand programs to recruit entrepreneurs associated with priority sectors
to build an entrepreneurial culture locally and encourage relocation from higher cost
locations.

Policy EC-3.10 Promote key retail, office and manufacturing opportunity sites, as identified in the City’s
Economic Development Strategic Plan, Subarea Plans and other planning documents.
Policy EC-3.11 Support establishment of temporary markets (farmers markets, craft markets, flea
markets, etc.) and other temporary or mobile vending structures in the public realm
that enable startup business activity and encourage their transformation into more
permanent facilities.
Policy EC-3.12 Promote the establishment of Business Improvement Areas.
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BUSINESS FRIENDLY ENVIRONMENT
Creating an environment that promotes economic development depends on a multitude of factors, and
the City has a key role in spurring private-sector investment and the creation of jobs by creating a
business friendly climate. From the quality of the City’s services and regulations to public investments in
infrastructure and organizations, the City has significant influence on how people perceive the ease of
doing business in Tacoma. This goal and its supporting policies stress the importance of customer
service, organized and predictable permit procedures, a fair and effective regulatory environment,
quality infrastructure and the City’s leadership role in creating a competitive, attractive business
atmosphere.
GOAL EC-4

Foster a positive business environment within the City and proactively invest in
transportation, infrastructure and utilities to grow Tacoma's economic base.

Policy EC-4.1

Provide a positive, accessible and customer-oriented atmosphere to those seeking
municipal services.

Policy EC-4.2

Promote a culture throughout the City organization that continuously improves the
quality, predictability, timeliness and cost of the development process.

Policy EC-4.3

Encourage predictability and consistency in the City's land use regulations, while also
allowing for flexibility and creativity in the site development process.

Policy EC-4.4

Review development regulations periodically to ensure that new user types that are
consistent with the intent of the Comprehensive Plan can locate within the city.

Policy EC-4.5

Encourage active cooperation between the City and local businesses concerning
economic development issues, including the support of businesses that have specialized
infrastructure, building design and transportation needs.

Policy EC-4.6

Assess Tacoma's competitiveness and businesses environment by periodically assessing
applicable economic indicators and established performance measures.

Policy EC-4.7

Encourage the construction and maintenance of utility, communications and technology
infrastructure that will help attract business and industry to the Tacoma community.

Policy EC-4.8

Maintain and improve the transportation network as necessary to facilitate the efficient
movement of goods and attract economic activity.

Policy EC-4.9

Use innovative finance methods and seek regional funding opportunities for Tacoma’s
infrastructure to support the city’s continued economic vitality.

Policy EC-4.10 Anticipate infrastructure systems and facilities needs and prioritize public investments
necessary to support catalytic economic development and redevelopment projects.
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CITY IMAGE AND REPUTATION
Within a larger region, a city’s image and reputation can be a deciding factor for where people and
businesses choose to locate. Abundant amenities, excellent transportation infrastructure, unique
character, clean and safe streets and good schools represent a handful of the components that make
great cities and attract economic development. In Vision 2025, Tacomans have articulated an image and
vision for their city. Neighborhood themes and assets throughout Tacoma can help support and define
this city-wide identity, which can be further developed into a brand that clearly communicates
community priorities and interests. This goal and its supporting policies aim to increase economic
investment in Tacoma by enhancing its image and reputation in the region.
GOAL EC-5

Create a city brand and image that supports economic growth and leverages existing
cultural, community and economic assets.

Policy EC-5.1

Promote Tacoma as a livable community and excellent place to do business by
showcasing the community’s competitive advantages and economic and community
assets, through the development of a unique brand and related marketing program.

Policy EC-5.2

Collaborate with businesses, business organizations, and the community to organize and
promote events and festivals that help residents and visitors develop positive
associations with the Tacoma community.

Policy EC-5.3

Maintain and enhance the social and cultural amenities of the City (such as attractive
public spaces, historic building inventory, restaurants, sidewalk cafes, and art galleries)
to help attract creative, artistic, skilled, and innovative people (the creative class) to the
Tacoma community.

Policy EC-5.4

Maintain and implement programs specifically designed to improve Tacoma’s
community appearance problems (graffiti, litter, abandoned vehicles, illegal dumping,
weed abatement, property maintenance, illegal signs, etc.).

Policy EC-5.5

Encourage new development to include site, architectural and landscape design
features that enhance the appearance and reputation of the City and its neighborhoods
and business districts.

Policy EC-5.6

Collaborate with partner organizations to promote the city’s distinctive character,
historic inventory, public art, cultural and recreational activities, retail businesses,
business districts and attractions to make Tacoma a destination city.

Policy EC-5.7

Promote Tacoma as an international City, highlighting diverse cultural attractions,
traditions and communities in the neighborhoods and business districts as well as
downtown.

Policy EC-5.8

Leverage Tacoma's major institutions to attract businesses that serve their populations
as well as businesses seeking a trained and educated workforce.

Policy EC-5.9

Encourage preservation and adaptive reuse of the City's historic building inventory and
leverage such efforts in branding and marketing efforts.
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EMPLOYMENT CENTERS
The ability to strengthen and diversify Tacoma’s employment centers is directly related to the city’s land
use policy and infrastructure investments. As these employment centers continue to evolve, having
policy that supports the infrastructure and land use needs of existing and future businesses will be an
integral piece of the City’s overall economic landscape. Through its economic development efforts, the
City will need to work to retain, grow and attract employers. Strengthening employment centers
through sound land use policy will result in a stronger and more diverse economic base for the City. In
addition, concentrating employment supports development of mixed use district where people can live,
work, shop and play. This goal and its supporting policies are organized into four categories: Regional
Growth Centers, Commercial Districts, Major Campus Institutions and Manufacturing/Industrial Centers.
Policies are tailored to support the unique characteristics of employment centers and the varying role
that each plays within the context of the City’s economy and overarching land use policy.
GOAL EC-6

Create robust, thriving employment centers and strengthen and protect Tacoma’s role
as a regional industrial center.

Regional Growth Centers
Policy EC-6.1

Continue to position the Downtown Tacoma Regional Growth Center as the area with
the highest concentration of employment in Tacoma and the preeminent employment
center for the South Sound.

Policy EC-6.2

Continue to carry out the policies of the Downtown Element and implement the
Downtown Subarea Plans.

Policy EC-6.3

Encourage the development of a hospitality and entertainment business cluster within
Downtown Tacoma and other appropriate locations to improve opportunities for
shopping, dining, arts and entertainment, lodging, business conventions, and cultural
events.

Policy EC-6.4

Maintain the Tacoma Mall Regional Growth Center as a regional retail destination.

Policy EC-6.5

Support the development of ancillary businesses in the Tacoma Mall Regional Growth
Center that build on the strength of the current retail attractions.

Policy EC-6.6

Support additional high density residential infill that drives new markets for commercial
development in the Tacoma Mall Regional Center

Policy EC-6.7

Conduct a subarea plan for the Tacoma Mall Regional Growth Center and pursue
funding, incentives and strategies to implement the plan.

Commercial Districts
Policy EC-6.8

Provide for the growth, economic equity and vitality of the city’s commercial districts
and ensure that employment centers are well-positioned to accommodate emerging
industries, such as cyber security.

Policy EC-6.9

Continue to support efforts of commercial districts to improve their physical attributes
by encouraging infill, adaptive reuse and other strategies, to create more walkable
places with historic character that enhance neighborhood livability.
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Policy EC-6.10 Identify opportunities for potential zones and cultural districts to develop creative
clusters and encourage economic development in these neighborhoods and within
mixed-use centers, such as the Lincoln Neighborhood Center.
Policy EC-6.11 Enhance opportunities for cooperation and partnerships between public and private
entities that promote commercial revitalization efforts, sustainability initiatives and
transportation demand management for communities most disconnected from the
regional economy.
Policy EC-6.12 Encourage concentrations of commercial services, amenities and employment
opportunities in centers and create connections between centers, institutions and major
employers to reinforce the centers' roles as vibrant hubs of activity.
Policy EC-6.13 Promote development or redevelopment of vacant, underutilized or surplus properties,
particularly those with potential to serve as a catalyst for economic development,
through the use of incentives and other assistance. Collaborate with local communities
to identify economic and service needs that could be met through the marketing and
development of such sites.
Major Campus Institutions
Policy EC-6.14 Support the stability and growth of Tacoma’s major campus institutions as essential
service providers, centers of innovation and community activity, workforce
development resources and major employers.
Policy EC-6.15 Protect the livability of surrounding neighborhoods through adequate infrastructure and
campus development standards and provide for context‐sensitive, transitional uses and
development at the edges of campus institutions to enhance their integration into
surrounding neighborhoods.
Policy EC-6.16 Encourage the development of long-range plans (i.e. master plans) for hospitals,
universities and other major institutions as part of project review to insure compatibility
with adjacent land uses in the neighborhood area, to provide predictability and reduce
piecemeal permits.
Policy EC-6.17 Encourage the expansion of local colleges, trade schools and technical training institutes
to increase local employment opportunities within the education sector and increase
the number of students in Tacoma.
Manufacturing/Industrial Centers
Policy EC-6.18 Provide industrial land and encourage investment in necessary services that support
industrial business retention, growth and traded sector competitiveness as a West Coast
trade and freight hub, a regional center of diverse manufacturing and a widely
accessible base of living wage jobs, particularly for underserved and underrepresented
people.
Policy EC-6.19 Strictly limit Comprehensive Plan Map amendments that convert industrial land and
consider the potential for amendments to otherwise diminish the economic
competitiveness or viability of prime industrial land.
Policy EC-6.20 Protect and preserve sufficient land use capacity for water-dependent and related
industrial uses within the city’s industrial shorelines.
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Policy EC-6.21 Maintain properties currently developed with industrial users and strive to offset the
reduction of development capacity with the addition of prime industrial capacity that
includes consideration of comparable site characteristics.
Policy EC-6.22 Pursue regional capital improvement opportunities to provide a competitive advantage
for Tacoma’s industrial districts and ensure that industrial districts have the necessary
infrastructure and capacity to support businesses engaged in activities such as
transportation, logistics and international trade.
Policy EC-6.23 Coordinate with the Port to market and recruit businesses to vacant and undeveloped
Port-owned properties.
Policy EC-6.24 Take advantage of trade relationships established by the Port of Tacoma to promote
other cultural and trade exchanges.
Policy EC-6.25 Promote and administer a sister cities program that encourages international
partnerships and exchanges focused on education, culture and trade.
Policy EC-6.26 Explore expansion of the Urban Clean Water Technology Innovation Partnership Zone
and continue to support marketing of available properties.
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BACKGROUND ON TACOMA’S ECONOMY
Tacoma serves as a regional employment center with a diverse range of businesses and industries. Its
economic landscape includes employment hubs within industrial centers, its downtown commercial
core as well as in its commercial districts. Tacoma not only serves as key industrial and commercial hub
within the greater Puget Sound region, it also serves as a major civic and institutional center for the
Pierce County and surrounding communities. Knowing where people work, what industries they work in
and where they are coming from is vital to establishing economic development goals and policies.
Total covered employment in Tacoma was slightly over 100,000 in 2014. Since 2000, employment in the
city has grown at an average rate of 0.1%, growing at a slower rate than both Pierce County and the
larger central Puget Sound region (Figures 6.3). Figure 6.4 provides a comparison of historical and
targeted employment based on PSRC VISION 2040 growth allocations.
Figure 6.3 Covered Employment, City Tacoma and Region, 2000-2014
Location

Covered
Employment (1000s)

2000-14 Growth
Rate

Tacoma

101.1

0.1%

Pierce County

273.2

1.1%

1,832.4

0.7%

Central Puget Sound Region

Source: PSRC, 2015.
Note: Central Puget Sound Region includes King, Kitsap, Pierce and Snohomish counties

Figure 6.4 Historic and Targeted Employment, City of Tacoma, 2014

Source: PSRC, 2015.

Employment has several areas that currently serve as employment hubs, or locations where
employment is most concentrated. Figure 6.5 illustrates employment in Tacoma geographically. The
most employment heavy areas are located in and around Downtown Tacoma, Tacoma Mall, the South
Tacoma MIC and Port of Tacoma MIC. Additional employment hubs are centered around Tacoma
Community College’s campus in James Center to the west; University of Puget Sound near 6th Ave and
Pine Street to the north; and the Emerald Queen Casino in Lower Portland Avenue to the east.
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Figure 6.5 Employment Density, City of Tacoma, 2015

Source: Puget Sound Regional Council, 2014.

The industries and businesses that employee people in Tacoma are located across a diverse range of
geographies within the City. Within Tacoma there are existing and emerging employment centers where
industry clusters have grown and taken shape. Figure 6.6 illustrates the geographic distribution of major
employment sectors and their relative employment density across the City. For example, retail
employment is most concentrated in the Tacoma Mall, while industrial employment is largely limited to
the city’s two Manufacturing Industrial Centers. Understanding where industries are concentrated
within the City has implications on how to plan for their needs and future growth.
The areas surrounding Tacoma also heavily influence the City and its industries. A significant
employment center of note is Joint Base Lewis-McChord (JBLM). Though outside of Tacoma city bounds,
according to the recent JBLM Joint Land Use Study, it was the largest employer in Pierce County and the
second largest employer in the state, as of 2012. JBLM employed around 75,000 military and civilian
workers in 2013 and, in 2014, had contracts totaling over $228 million with private firms located within
Pierce County, primarily for construction services.
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Figure 6.6 Employment Concentration by Major Industry, City of Tacoma, 2013

The above maps illustrate the relative concentrations of employment by industry within Tacoma. The darker the color, the
more concentrated employment is in that particular industry.
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Recently, Tacoma has seen the most growth in services-related employment, gaining almost 4,000 jobs
between 2000 and 2013 (Figure 6.7). The government sector has experienced the second greatest
increase in jobs, with a gain of around 2,400 jobs. Services, which includes healthcare, clearly dominate
in terms of total jobs and will likely continue to expand for the foreseeable future given current demand.
Healthcare, which falls within the Services category, grew by about 5,980 over the same time period,
indicating that this growing sector has offset losses in other service sectors.
Figure 6.7 Net Change in Employment, City of Tacoma, 2000-2014

Source: Puget Sound Regional Council, 2014.
Note:
1) WTU = Warehousing, Transportation and Utilities (industrial jobs)
2) FIRE = Finance, Insurance and Real Estate
3) Services includes jobs in jobs in the following subsectors: Accommodation and food services, arts/entertainment/
recreation, healthcare, administrative support, management, professional/scientific/technical services, information
technology
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A closer look at Tacoma’s industry mix reveals the importance of the healthcare industry, which
represented over 23% of the city’s total covered employment in 2013 (Figure 6.8). MultiCare Health
System and CHI Franciscan Health, which operates St. Joseph Medical Center as well as a network of
smaller specialty clinics, are two of the major anchors in this industry. Government employment,
specifically with the City and County, accounts for close to 13% of employment in the City. Other
industries of note are Retail Trade, which had the third largest share of employment, and Administrative
and Support Services, which accounted for some of the growth in the services sector. The latter category
includes businesses that provide services for other companies, such as customer service and job
placement.

Figure 6.8 Employment Mix, City of Tacoma, 2013
Industry
Management of Companies and Enterprises
Arts, Entertainment, and Recreation
Information
Real Estate
Educational Services (Private)
Construction Resource
Professional, Scientific, and Technical Services
Finance and Insurance
Other Services
Administrative and Support Services
Wholesale Trade, Transportation, and Utilities (WTU)
Education (Public)
Manufacturing
Accommodation and Food Services
Retail Trade
Government
Health Care

% of Total Employment
0.5%
0.96%
1.0%
1.4%
1.7%
2.5%
3.2%
3.5%
5.6%
5.6%
6.2%
6.2%
6.7%
8.5%
10.4%
12.8%
23.2%

Source: Puget Sound Regional Council, 2014.

Income and educational attainment are key indicators in understanding a City’s economy and
workforce. A quick glance at Tacoma reveals that compared to the county and larger region, Tacoma has
a larger proportion of households with incomes below $35,000 (Figure 6.9). A third of Tacoma’s
households fall into this income bracket, whereas the share is 28% for Pierce County and 25% for the
central Puget Sound region. Tacoma also has a higher percentage of residents with a high school
diploma or less (Figure 6.10). These two socioeconomic indicators are related, as level of education is
strongly correlated with income.
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Figure 6.9 Household Income Distribution, City of Tacoma and Region, 2013

Source: ACS 5-year estimates, 2015

Figure 6.10 Educational Attainment, City of Tacoma and Region, 2013

Source: ACS 5-year estimates, 2015

By looking at a City’s relative mix of housing and employment one can better define its role locally and
regionally. The jobs to housing ratio provides insight into whether a community functions more as an
employment center or bedroom community. The higher the ratio, the more jobs a city has compared to
housing units. What may be considered an ideal ratio varies from community to community, though
having a ratio at or near 1.0 indicates that there is a healthy balance. Tacoma’s jobs to housing ratio was
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slightly above that of the central Puget Sound region at 1.2 in 2014. While higher than Pierce County,
other cities in the larger metro area have greater numbers of jobs relative to housing, indicating that
they are attracting employees from throughout the region (Figure 6.11). Tacoma’s ratio has trended
downward over time since 2000, as shown in Figure 6.12, with housing unit increases outpacing job
growth. Contrary to this historic trend, PSRC’s housing and employment targets for 2040 show a large
increase in Tacoma’s jobs to housing ratio. These targets and the resulting shift in jobs to housing ratio
illustrate the importance placed on Tacoma’s ability to grow as a regional employment center.
Figure 6.11 Jobs to Housing Ratio, City of Tacoma and Comparison Cities, 2014

Source: Puget Sound Regional Council, 2014; Washington Office of Financial Management, 2015.

Figure 6.12 Jobs to Housing Ratio, City of Tacoma 2000-2040 Growth Allocations

Source: Puget Sound Regional Council, 2014; Washington Office of Financial Management, 2015.

It’s also important to understand where Tacomans work and where people are coming from that work in
Tacoma. What employment sectors do people work in that commute to Tacoma? Alternatively, what
sectors do Tacomans that live and work in the City work in?
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According to the most recent data, around a third of Tacomans live and work in Tacoma, while 10%
commute to Seattle (Figure 6.13). Other employment destinations include Lakewood and communities
north Tacoma, such as Fife and Federal Way. Of those who work in Tacoma, over a quarter live in
Tacoma, with most of the remainder traveling from communities in north Pierce County and south King
County (Figure 6.14). Generally, the data indicates that those that live in Tacoma work throughout the
region and their places of employment are more dispersed. Alternatively, those that work in Tacoma are
generally more concentrated in Pierce County, with fewer people commuting from the Seattle and
Bellevue area, demonstrating Tacoma’s draw within the South Sound region.

Figure 6.13 Place of work for
residents of Tacoma, Top
10 Destinations, 2011
Location

Percent

Tacoma

33%

Seattle

10%

Lakewood

5%

Fife

4%

Federal Way

4%

Kent

3%

Auburn

3%

Puyallup

3%

Bellevue

2.0%

Tukwila

2.0%

Source: US Census LEHD Data.
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Figure 6.14 Place of residence for
workers in Tacoma. Top
10 Destinations, 2011

Location

Percent

Tacoma

26.2%

University Place

4.2%

Lakewood

4.1%

South Hill CDP

3.6%

Parkland CDP

2.8%

Seattle

2.6%

Federal Way

2.6%

Puyallup

2.6%

Spanaway CDP

2.2%

Auburn

1.5%

Source: US Census LEHD Data.
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“

“

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

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

Striving for Fiscal/
Environmental/
Social Sustainability
Design an environmentally
and fiscally sustainable
transportation system that
serves its users through
strategic planning efforts,
funding, and projects.

2

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

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

| June 2015
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Providing Mobility
for All
Prioritize the movement
of people and goods via
modes that have the least
environmental impact and
greatest contribution to
livability in order to build
a balanced transportation
network that provides
mobility options, accessibility,
equity, and economic
vitality for all.

Linking to
Land Use
Build a transportation
network that reinforces
Tacoma’s land use vision,
the region’s Vision 2040,
and the Growth
Management Act.
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INTRODUCTION

“

Our vision for Tacoma...

“

Overall Vision

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

In support of this vision, over the past 18
months, City staff and a citizen-volunteer
Transportation Commission have embarked on
a major undertaking to establish Tacoma’s first
ever Transportation Master Plan (TMP).
The Plan’s role is to help the Tacoma community
consider its transportation systems, how well
they’re functioning and what needs, including
funding, will be necessary over the next 20
years and beyond. To set the tone for this Plan,
the Transportation Commission established the
following future vision for Tacoma, which guides
all aspects of this TMP:
“Tacoma is a sustainable community with
many diverse residents, businesses, and
visitors who have various transportation
priorities. The City is strategic in how it
plans its transportation system with an
emphasis on carrying the people and goods
that foster Tacoma’s culture, character, and
competitiveness. The transportation system
offers multimodal travel options that provide
safe access for all users and neighborhoods,
encourage healthy living, and protect the
environment.”

FUTURE VISION

IMPLEMENTATION
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“

“

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

Being a Partner

Protecting
Community

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

Striving for Fiscal/
Environmental/
Social Sustainability

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

Leveraging
Programs/Strategies

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

10 | June 2015
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Develop and implement
transportation demand
management strategies
and programs that
contribute to the overall
effectiveness of the
multimodal transportation
system.

PUBLIC OUTREACH

-- 210 --

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

Linking to
Land Use
Build a transportation
network that reinforces
Tacoma’s land use vision,
the region’s Vision 2040,
and the Growth
Management Act.

PLANNING CONTEXT

INTRODUCTION

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

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

Given this strategic location, transportation
conditions in Tacoma are strongly influenced
by forces beyond the City’s control, including
pass-through JBLM employees, freight vehicles
from the Port, and travelers commuting between
Pierce County communities and employment
centers to the north. As such, the City must
coordinate its transportation planning with a
variety of jurisdictions, including Pierce County,
the Puget Sound Regional Council (PSRC),
Gig
Ruston
transit agencies,
and the
State of Washington.
Harbor
The figure below shows the location of Tacoma
Commencement
in this regional setting.
16

Bay

City of
Tacoma
Kent

TACOMA AND ADJACENT JURISDICTIONS

509

705

Fircrest

University Place

Auburn

Federal Way

Ruston

Steilacoom

16

Lakewood

Commencement
Bay
Algona
Pacific

City of
Tacoma

509

705

Dupont

Fircrest

5

Milton

Auburn

KING COUNTY
PIERCE COUNTY

Edgewood

Fife

University Place

Sumner

5

City of Tacoma
Puyallup

Other Jurisdictions
County Boundary

Steilacoom
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Relevant Plans

GMA REQUIREMENTS
The State’s Growth Management Act (GMA)
of 1990 requires communities to prepare a
transportation plan that ties directly to the
City’s land use decisions and financial planning.
Specifically, the GMA lays out five main
requirements:
• The transportation plan accommodates
the future land use plan envisioned by the
Comprehensive Plan
• The plan recognizes trends that cross over
jurisdictional boundaries through effective
intergovernmental coordination
• The plan considers transportation
accommodations for all, by including
performance objectives for all travel modes
• The projects, policies, and programs
resulting from the plan tie to the modal
performance objectives described in this
plan
• The plan is rooted in financial realities, being
open and honest about what’s affordable
and what’s not
This TMP, combined with the Transportation
Element of the Comprehensive Plan, fulfills the
GMA planning requirement.
The following section describes relevant
plans that have been incorporated into the
development of this TMP.
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This TMP was prepared within the context of
many other planning processes conducted by
federal, tribal, state, regional, and local agencies.
Regional coordination and consistency are
integral to Tacoma’s transportation program.
The City’s transportation facilities are part of the
large regional network of roads, trails, transit
service, and other infrastructure and services.
City streets carry both local and regional traffic,
which can result in tension related to planning
and use.
The TMP addresses transportation facilities and
services that are within the City or under its
control. At the same time, Tacoma is influenced
by what happens beyond the City limits. Growth
in adjacent cities, lack of funding for regional
road capacity expansion, and competing
demands for transit all impact mobility for City
residents and businesses. The City has a voice in
the decision-making processes of the regional
agencies through standing committees and task
forces. In these challenging times, the TMP calls
for even more coordination and cooperation with
others to address cross-jurisdictional issues.
Elected officials and City staff are active
members of regional groups such as the TacomaPierce County Chamber of Commerce and the
Regional Access Mobility Partnership as well as
various special issue environmental task forces
involving adjacent jurisdictions. For Tacoma to
have a robust transportation system and thriving
community for years to come, it is necessary to
work within these boards and groups to secure
funding for transportation projects.

PUBLIC OUTREACH
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The City works closely with representatives
from the Washington State Department of
Transportation (WSDOT), Sound Transit, Pierce
Transit, Pierce County, Puyallup Tribe of Indians,
the Freight Mobility Strategic Investment Board,
and PSRC. The City has also been engaged
with the Port of Tacoma on the City’s Port
Container Element and the Port’s Land Use
and Transportation Plan. The City previously
partnered with many of the entities listed above
on the Tideflats Area Transportation Study.
The following describes the City’s major
partnering agencies and those agencies’
responsibilities as they relate to the TMP:

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

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

FUTURE VISION

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

Sound Transit is a regional provider of high
capacity transit services for King, Snohomish,
and Pierce counties, including bus, commuter
rail, and light rail. Sound Transit operates
a network of regional express bus service
that connects the park-and-ride system to
employment centers and other regional
transportation facilities.
Tacoma Link light rail operates 1.6 miles serving
a total of six stations from the Tacoma Dome
Station through Downtown, and terminates at
the Theater District/S. 9th Station. There are two
“Sounder” commuter rail stations in Tacoma.
Tacoma Dome Station, located adjacent to
Downtown Tacoma, has 2,283 parking spaces,
and South Tacoma Station has 220 parking
spaces for riders who drive to the station in
addition to the many riders who walk, ride a
bicycle, or take connecting transit service.
Sound Transit also operates express buses with
regional travel between major cities in King,
Snohomish, and Pierce counties.

IMPLEMENTATION
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Sound Transit is currently working with the City
and other stakeholders on the Tacoma Link
Expansion project. An alignment for expansion
has been approved and the proposed route
continues north along Commerce Street to
the Hilltop District via Stadium Way, North 1st
Street, Division Street, and Martin Luther King
Jr. Way. The route identified for the expansion is
approximately 2.4 miles with six new stations.
The City is also working with Sound Transit
to inform the Regional Transit Long-Range
Plan Update. The Long-Range Plan identifies
proposed transit service technologies in major
corridors throughout the region and will serve
as a guide for future phases of voter-approved
transit projects.

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

14 | June 2015

INTRODUCTION

The Puget Sound Regional Council (PSRC) is
the region’s metropolitan planning organization
made up of cities, towns, counties, ports, tribes,
transit agencies, and major employers. PSRC
has set policy for King, Pierce, Snohomish, and
Kitsap Counties through Vision 2040, which lays
out the long term goals for growth management,
economic, and transportation issues.
Vision 2040 identifies several key goals for
transportation in the region:
• Maintenance, Management, and Safety –
Maintain, preserve, and operate the existing
transportation system in a safe and usable
state.
• Support the Growth Strategy –
Support the regional growth strategy by
focusing on connecting centers with a highly
efficient multimodal transportation network.
• Greater Options, Mobility, and Access –
Invest in transportation systems that offer
greater options, mobility, and access in
support of the regional growth strategy.
This TMP is consistent with Vision 2040
priorities.

PUBLIC OUTREACH
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The Puyallup Tribe of Indians, or
S’Puyalupubsh, are a federally recognized
Coast Salish Native American tribe forcibly
relocated onto reservation lands more than
100 years ago. Today they have an enrolled
population of 4,000, of whom 2,500 live on the
reservation. In the 1980s, the Tribe claimed that it
owned the land under much of downtown Tacoma
and the Port of Tacoma. A federal appeals court
ruled in 1983 in the tribe’s favor, awarding 12.5 acres
within the Port of Tacoma to the Tribe. In 1988, the
Tribe, the Port, and numerous other governments
and private entities entered into a Land Settlement
Agreement, a historic event that resolved a number
of land, jurisdictional, and other issues between
the parties. The tribe remains an important partner
in planning land use and transportation facilities
in Tacoma, as well as improving City streets that
serve the tribal community.

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

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

Current Transportation Element

•

Six-Year Comprehensive
Transportation Program

•

Mobility Master Plan

•

Container Port Element

•

Strategic Plan

•

Affordable Housing Planning Work Program

•

Amtrak Station Relocation Plan

•

Emergency Response/
Intelligent Transportation System

•

Hilltop Subarea Plan and EIS

•

North Downtown Subarea Plan and EIS

•

Prairie Line Trail Corridor Plan

•

Schuster Corridor Multi-Use Trail

•

Shoreline Master Program

•

South Downtown Subarea Plan and EIS

•

Tacoma 2040: Growing Tomorrow’s City

•

Tacoma Mall Subarea Plan

•

Transfer of Development Rights

•

Complete Streets Design Guidelines

•

Tideflats Emergency Response /
Intelligent Transportation System Study

•

Metro Parks Capital Improvement Work Plan

•

Metro Parks Strategic Parks &
Program Services Plan

•

Metro Parks Strategic Action Plan

•

Parking Services Adopted Guiding Principles
& Policies

•

Green Transportation Hierarchy Principles

•

PSRC Regional ITS Implementation

•

Pierce County Realize 2030 —
Comprehensive Plan Update

•

Draft Pierce County Transportation Element

•

PSRC Travel Demand Forecast Model
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Plan Guidance &
Community Outreach

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

The TMP was created in collaboration with a
variety of stakeholders and the general public.
The community outreach program provided
several forums for stakeholders to learn about
the TMP and provide feedback to the City. This
section describes ways that the community was
involved in the planning effort.

TRANSPORTATION COMMISSION
In 2013, the City Council adopted Resolution
38669 that established a Transportation
Commission. The Transportation Commission
consists of eleven members, appointed by
the City Council and/or City Manager’s office.
Transportation commissioners bring a range of
perspectives about the City’s long-term vision
as they include representatives from:
• Professional engineering sector
• Construction/private business sector
• Bicycle and pedestrian/public transit sector
• Planning/urban growth sector
• Environmental/sustainability sector

• Short-term and long-range transportation
planning
• Compliance with local, regional, and federal
transportation regulations
• Bicycle, pedestrian, and public transit-related
planning initiatives
• Parking and capital improvement plans
The Transportation Commission was the primary
reviewing body during development of the
TMP. City staff worked closely with Commission
members over an 18 month timeframe.

GUIDING PRINCIPLES FOR
THE TMP
An important early effort was identifying
guiding principles to help determine what the
Transportation Master Plan should accomplish.
These concepts helped steer the TMP from
formulation of goals and policies to identification
of projects. These principles are presented on
the following page.

• General community
• Americans with Disabilities Act (ADA)
advocates
• Bicycle Pedestrian Technical Advisory Group
(BPTAG). BPTAG advises the Transportation
Commission on active transportation matters,
such as short-term and long-range pedestrian
and bicycle planning, and compliance with
local, regional and federal transportation
regulations.
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SUPPORT ALL MODES
Account for all modes of travel in planning
Tacoma’s streets, sidewalks, trails, and other
facilities.
• Plan for people instead of cars
• Use level of service standards that account
for all modes

• Reduce vehicle miles traveled
(VMT) and emissions through pricing,
technology, and providing travel options
• Apply components of Sustainable
Transportation Analysis and Rating System
(STARS), which is an integrated planning
framework for transportation plans and
projects

• Update the City’s Concurrency Ordinance
• Continue implementation of the Mobility
Master Plan to support walking and bicycling
and promote healthy living
• Support speed and on-time performance
enhancements for buses and trains

COORDINATION
Work with other agencies and levels of
government to put funds toward transportation
priorities.
• Build local, regional, and state partnerships
to accomplish transportation goals

• Promote 20-minute neighborhoods

LAND USE AND TRANSPORTATION

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

Link transportation with community priorities and
existing plans for land use.

• Work with partnering agencies to identify
co-funding opportunities

• Provide a transportation system that will
support the Hilltop Sub-Area Plan, and North
& South Downtown Sub-Area Plans
• Establish parking strategies for downtown
and other key areas
• Promote mixed-use centers

SUSTAINABILITY
Provide a transportation system that supports
triple bottom line of environmental, fiscal, and
social sustainability.
• Consider community or public health,
climate change, and pollution goals in
planning transportation projects
• Prioritize pursuit and spending of funds on
maintaining existing infrastructure
• Employ emerging technology to
enhance transportation system efficiency
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PURPOSE OF THE COMMUNITY
OUTREACH PROGRAM
The community outreach was designed to
encourage interested groups and individuals to
participate in the development of the TMP, as
well as understand the overall planning process.
The objectives for the community outreach
activities included:

• Reports and presentations with the other
interested groups (Tacoma - Pierce County
Chamber of Commerce, Community Council,
UW Tacoma, Port of Tacoma, and others)
• Interactive outreach activities at selected
public and community events (numerous
Farmer’s Markets, Community Cleanup Day
Events, Tacoma Pride, Ethnic Fest,
South Sound Sustainability Expo, ‘Tacoma
2025’ Visioning Workshop, and others)
• Maintaining project website with online
survey capabilities

• Gather community perspectives on
transportation issues
• Enhance the quality of and support for the
TMP through meaningful public and agency
participation
• Inform City staff and Council members about
the preferences of the community with
regard to transportation issues in Tacoma

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

• Balance the interests of the community with
the interests of the State and Region
• Share project information with interested
groups and individuals and encourage
people to offer comments during the
planning process
• Identify issues early and resolve
conflicts during the planning process
• Meet or exceed all State laws and
regulations related to public participation
and agency coordination
When selecting the outreach methods, the
City opted to select methods that were broadreaching, and yet cost-effective including:
• Interviews with the Plan Stakeholders
• Reports and presentations to the
Infrastructure, Planning, and
Sustainability Committee
• Reports and presentations to the
Planning Commission

20 | June 2015
20

INTRODUCTION

PUBLIC OUTREACH

-- 220 --

PLANNING CONTEXT

PUBLIC OUTREACH

TIMELINE FOR DEVELOPMENT
OF THE TMP
The TMP was developed over a year and a
half with the intent of developing a plan that
achieves all of the identified objectives, as
well as significant community agreement.
To achieve community acceptance, engaging
a wide variety of stakeholders using robust
and diverse methods was essential.
The below schedule shows how the community
engagement tasks generally fit within the flow
of the overall TMP.

2013
Month

Oct

Nov

2014
Dec

Jan

Feb

Mar

Apr

May

Jun

2015
Jul

Aug

Sep

Oct

Nov

Dec

Jan

Feb

Mar

Apr

May

Jun

Scope Development
Data Collection
Public Involvement Plan
Existing Conditions /
Planning Context
Land Use Forecasts
Goals + Policies
Travel Demand
Forecasts/Model
Transit Planning

TASK

Roadway Network
Bike + Pedestrian Planning
Port Element
Define Mode
Improvement Options
Financial Plan
Cost Estimates
Multi-Modal Concurrency
Document Development
T

Plan Adoption
Public & Stakeholder Outreach,
Commission Presentations
TE of Comprehensive Plan
Development
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STAKEHOLDER INVOLVEMENT BY TIER
The following matrix includes the list of stakeholders by involvement tier. The first two tiers (Technical
Advisory Group/Project Management Team and Decision/Advising Bodies) were engaged during
Phase 1 (scoping). The remaining stakeholders became engaged as Phase 2 of the project got underway,
in early 2014.

STAKEHOLDER OUTREACH TIERS
TIER

INVOLVEMENT
LEVEL

WHO

Technical Advisory
Committee/
Project Management
Team

Active Involvement
In Plan Development

•
•
•
•
•
•
•
•

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

•
•
•
•
•
•
•
•

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

Decision/
Advisory Bodies

Input is Key,
Regular Check Ins

•
•
•

City Council Members
Planning Commission
Transportation Commission

•

Bicycle and Pedestrian Technical
Advisory Group
Infrastructure, Planning, and
Sustainability Committee
Parking Technical Advisory
Group

•
•

Key Stakeholders

Engaged

•
•
•
•
•
•
•
•
•

•
•

Police/Fire/Emergency Services
Economic Development Board
Neighborhood Councils
School Districts
University of Washington
Tacoma Community College
Metro Parks of Tacoma
Puyallup Tribe of Indians
Tacoma-Pierce County Chamber
of Commerce
Tacoma Housing Authority
Tacoma Rail
Major Employer (State Farm)
Pierce County Coalition for
Active Transportation
Downtown Merchants Group
Other Business Interests

•
•
•
•

Neighboring
Communities

Consult

•
•
•
•

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

Everyone Else

Inform/Engage

•

Larger community
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•
•
•
•

•
•
•
•
•
•

Tacoma-Pierce County Health
Parking Services
Washington State Ferries
Washington Department of
Transportation
Freight Mobility Strategic
Investment Board
Modal Interests (Biking, Walking,
Freight communities)
Americans with Disabilities Act/
Aging community interests
Interested members of the public
(self-identified)
Tacoma Commission on Disabilities
ForeverGreen Trails
Hilltop Action Coalition
Historic Tacoma
Food Bank Representatives
Realtors

•
•
•
•

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

•
•
•
•

PLANNING CONTEXT

PUBLIC OUTREACH

STAKEHOLDER INTERVIEWS

• Regional Access and Mobility
Partnership Meeting (July 2014)

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

• Tacoma Pride Festival (July 2014)

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

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

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

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

Community outreach continued during Spring
2015 and included:
• TMP Open House (March 2015)
• Comprehensive Plan Vision 2040 Workshops
(March/April 2015)
• Monthly Non-English Speaking Senior
Luncheons (April/May 2015)
• Neighborhood Council Monthly Meetings
(March/April/May 2015)
• Various interested stakeholder meetings
– Hillside Development Council, Downtown
Merchant Group, TPC Chamber of
Commerce (March/April/May 2015)
• Various City Committees and Commissions –
BPTAG, PTAG, Sustainable Tacoma
Commission, Planning Commission
(March/April/May 2015)

• Tacoma-Pierce County Chamber of
Commerce (Spring 2014)
• South Sound Sustainability Expo (March
2014) Tacoma Convention and Trade Center
• Community Council of Tacoma
(June 2014)
• Various Community Cleanups
(April through September 2014)
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PROJECT WEBSITE
The purpose of the website was not only to serve
as an independent source of information, but to
serve as a support tool to all other TMP outreach
activities. The website initially identified the TMP
update and provided regular updates as needed.
The City posted interactive on-line surveys to
gain feedback and public involvement from
residents, businesses, and organizations that
helped further shape this long-range planning
effort and understand future land use needs
and how pedestrian, bicycle, transit, and vehicle
networks can support those. About 150 people
participated in the online survey.
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RESULTS
The community outreach offered several
avenues for public input, including stakeholder
interviews, one-on-one discussions at community
events, comment cards, and online surveys. This
feedback provided the TMP team with data about
current issues and project ideas that ultimately
flowed into the recommendations of the plan.
Most of the community’s transportation concerns
relate to congestion, safety, connectivity,
community livability, the desire for more frequent
transit service, basic maintenance needs, as well
as an interest in more connected pedestrian
and bicycle facilities. Residents value certain
characteristics of the community – safe streets
and sidewalks, mobility, and efficient connections
within and outside the City. These values were
heard during the interviews with stakeholders
and identified by the City Council. The values
are integrated into the policies that guide the
City and the evaluation criteria that are used to
prioritize transportation improvement projects.
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TRANSIT

Some of the key comments
received are summarized and organized
by travel mode below:

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

PEDESTRIAN
• The sidewalk system has too many
gaps. Fill in the missing sidewalks so we
have continuous pedestrian facilities.
• Provide more Transit-Oriented Development
features (including better pedestrian
facilities and better overall walkability)
around the major transit stations.
• Provide better pedestrian connections
between the Downtown and the waterfront.
• Increase the visibility of pedestrians
(lighting).
• Expand the school zone area. The speed
restriction areas are not long enough.
• Meet the current Americans with Disabilities
Act (ADA) standards throughout the City.
• Provide a pedestrian crossing over SR 7 at E
38th Street. Pedestrians and bicycles now
have to use E 43rd Street or E 34th Street to
cross safely.

• Restore the lost evening and weekend Pierce
Transit bus service.
• Create a transportation system like Portland
has with extensive light-rail and Bus Rapid
Transit (BRT) facilities.
• Add more transit supportive facilities and
amenities (covered bus stops, better lighting,
etc.).
• Restore Transit Route 11, 13, and 16 service.
• Tacoma Dome Station parking is usually
full and Sound Transit should consider
charging customers to park in the garage.
This might free some parking supply for
commuters going to Seattle.
• Add transit service to the neighborhoods
within a 5-minute drive of the Dome Station.
• Expand Tacoma Link Light Rail to outer
neighborhoods.
• Complete the “Spine” and provide Light-Rail
service from Tacoma to Sea-Tac Airport.

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

• Expand Light-Rail to Lakewood.

• Improve the pedestrian facilities along N 21st
Street.

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

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

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

BICYCLE

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

• Make the streets safer to walk and
bicycle on.

• Add more transit service to Olympia and
destinations south of Tacoma.

• Completion of the Prairie Line Trail
Project needs to be a high priority.
• Make the Schuster Corridor Multi-Use Trail
Project a high priority.
• Extend the Scott-Pierson Trail to Downtown.
• Provide a bicycle facility that connects to the
Puyallup and Sumner areas.
• Consider a city-wide bicycle loop project.
• Provide more bicycle lanes across I-5.
FUTURE VISION

IMPLEMENTATION

-- 225 --

FUTURE CONDITIONS

June 2015 | 25

City of Tacoma

TRANSPORTATION MASTER PLAN

STREETS (AUTO & FREIGHT)

PARKING

• Fix the potholes.

• Provide more parking for
scooters and motorcycles.

• Provide better maintenance on
existing roadway system.

• Need more parking in Downtown.

• Complete SR 167.
• Preserve what remains of the Heavy Haul
Network and streets where trucks are
allowed, especially around the Port
of Tacoma.
• Need a new roadway connection over
the Puyallup River.

• Relocate Downtown parkers to the
Dome area and have them take Light-Rail
to Downtown.
• Replace front-in angle parking with back-in
angle parking. Much safer for bicyclists.
• Consider having the first 15-minutes of
parking free like they have in Olympia.

• Provide for a continuous high occupancy
vehicle (HOV) lane between Tacoma
and Seattle.
• Provide more Electric Vehicle (EV)
parking stations.
• More Complete Streets, but in the
right locations.
• Try Prop 1 again.
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HOW WERE THESE COMMENTS INCORPORATED IN THE
TRANSPORTATION MASTER PLAN?
The City is committed to providing a transportation system that serves Tacoma residents and
businesses. The final recommendations in the Plan consider the stakeholder comments and other
issues raised from the public meetings. Some issues are very expensive and some will require close
coordination with or action from other agencies and cities. The City strives to address issues in a
timely manner. Plan stakeholders should remain involved to monitor the Plan as it is implemented.
The City provides many opportunities and ways to participate - special task forces, standing council
committees, and comments directed to Council members and City staff.
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WHAT IS YOUR FUTURE VISION FOR TACOMA?
The following statements came from Tacoma residents who participated in this process.

1. A transportation network that

6. A better, more comprehensive light

prioritizes people over cars.

rail system.

2. Innovative and equitable reflecting the

7. More frequent buses covering more of

rich diversity of Tacoma.

3. Not harming actual vehicular mobility.
4. Preserve the heavy haul network and streets
where trucks are allowed, specifically around
the Port.

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

the City, better infrastructure for walking
and biking.

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

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

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

The above word cloud was created from public responses to open ended questions asked on the TMP website.
The size of each word indicates the frequency that each word was used.
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History
Tacoma is a city with a rich history and a bright
future. Home to the Puyallup tribe for thousands
of years, Tacoma stands on a land of great natural
beauty and resource abundance. Incorporated in
1875, Tacoma was branded the “City of Destiny”
and selected as the western terminus of the
Northern Pacific Railroad. Since the 1880s,
Tacoma grew from a railroad outpost to a
bustling port city of the early 20th Century.
In the middle of the 20th Century, Downtown
Tacoma struggled, losing residents to
suburbanization and jobs to downtown Seattle.
Things began to turn around as the City led
a downtown revival starting in the late 20th
Century. This revival was accompanied by the
establishment of the University of Washington,
Tacoma campus, the restoration of Union Station,
opening of Tacoma Link, and introduction of
museums (America’s Car Museum, Washington
State History Museum, Museum of Glass, and the
Tacoma Art Museum) that restored Tacoma as a
destination place.
In recent years, Tacoma has only accelerated
this revival. In 2008, Tacoma was named by
Prevention Magazine as one of the most livable
and walkable communities in the country.
The City has achieved this while also working
hand-in-hand with the Port of Tacoma to be
simultaneously a great place to live and a great
place for commerce. This TMP seeks to build on
this rich history and provide a transportation
system that truly serves the “City of Destiny.”
Tacoma also has a deep multi-modal
transportation history including a sizeable
streetcar network, bicycle facilities, waterborne
passenger service, a growing automobile
network that started prior to World War I, and
even two airfields. Tacoma is one of the older
cities in the Puget Sound area and has always
been an important connection in the regional
transportation network.

FUTURE VISION

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

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

Source: Tacoma Public Library

• North Tacoma Avenue (tracks were laid
in 1880). The streetcar lines moved
continually outward from Downtown north
of Division Street, helping create some of
Tacoma’s most historic neighborhoods.
• K Street (now Martin Luther King Jr. Way)
was an area that was an ethnic center for
immigrants, and still is today. The streetcar
was operational in 1925.
• South McKinley Avenue. A streetcar line
linked this neighborhood to the Downtown.
This streetcar line was also operational
in 1925.
• Sixth Avenue. This streetcar line connected
the University of Puget Sound to the
Downtown area. During 1940, the tracks
were removed and sold as scrap.
Streetcars transformed the city as lines radiated
outward from Downtown helping establish
some of Tacoma’s first neighborhoods, including
present-day Stadium, Manitou, Proctor, and
South Tacoma. By 1941 most of Tacoma’s
streetcar tracks were gone, buses were the major
public transit mode, and the automobile was
having a major influence on how transportation
investments were being made.
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RAILWAY
In 1902, the
Seattle-Tacoma
Interurban
Railway was
launched. The
railway was
run by the
Puget Sound
Source: Tacoma Public Library
Electric Railway
Company and operated between 1902 and 1928.

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

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

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

AUTOMOBILES
The automobile arrived in Tacoma prior to
World War I and its influence has continued to
present day. By 1945 it was the dominant form
of transportation. For many, the automobile
meant greater mobility and now a family could
live outside established neighborhoods helping
create Tacoma’s suburbs. Freeway development
expanded the reach of the automobile
throughout the Puget Sound region.
During the 1960s, I-5 was constructed with
numerous interchanges with other highways
such as SR 16, I-705, SR 7, and SR 167. The SR 16
corridor became
a controlledaccess freeway
with the
construction of
the Nalley Valley
Viaduct in 1969.

Source: Tacoma Public Library

34 | June 2015
34

INTRODUCTION

PUBLIC OUTREACH

-- 234 --

PLANNING CONTEXT

PLANNING CONTEXT

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

DEMOGRAPHICS
(2010 CENSUS)
As of the 2010 census there were 198,397 people,
78,541 households, and 45,716 families residing
in the city.1 The population density was 3,865
inhabitants per square mile. There were 81,102
housing units at an average density of 1,619 per
square mile. In 2010, the racial makeup of the
city was 64.9% White, 12.2% African American,
8.2% Asian, 1.8% Native American, 1.2% Pacific
Islander, and 8.1% were from two or more races.
Hispanic or Latino of any race were 11.3% of the
population. Non-Hispanic Whites were 60.5%
of the population, compared to 89.7% in 1970.
In terms of these statistics, Tacoma’s peer cities
include Bellevue, Renton, and Everett.
Tacoma’s historical population growth is shown
to the right. The household and job allocations
the City is planning for represent significant
growth by 2040. Tacoma may not see this level of
growth in that time frame but the TMP prepares
the City for development up to these levels.
Tacoma’s Housing and Transportation
Affordability Index, which represents the cost of
housing and transportation, indicates that living
in and getting around Tacoma costs the average
household 43 percent of its income.2
1

2010 Census Brief CS2010BR-14.

2

Center for Neighborhood Technology, 2015.
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HISTORICAL POPULATION
CENSUS

%±

POP.

1870

78

—

1880

1,098

1,307.7%

1890

36,006

3,179.2%

1900

37,714

4.7%

1910

83,743

122.0%

1920

96,965

15.8%

1930

106,817

10.2%

1940

109,408

2.4%

1950

143,673

31.3%

1960

147,979

3.0%

1970

154,581

4.5%

1980

158,501

2.5%

1990

176,664

11.5%

2000

193,556

9.6%

2010

198,397

2.5%

Est. 2013

203,446

2.5%

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

Height of TAZ represents
employment growth

Height of TAZ represents
population growth

36 | June 2015
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MIXED USE CENTERS

REGIONAL GROWTH CENTERS

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

A key element of VISION 2040 is focusing
future growth into dense, walkable, mixed-use
areas called Regional Growth Centers (RGC).
Tacoma has two RGCs – Downtown and the
Mall Area. These RGCs represent an important
subset of the City’s designated MUCs, as these
regional centers are high priority locations for
transportation investments that will reduce
overall vehicle miles traveled (VMT) and
greenhouse gas emissions (GHG).

DESIGNATED MIXED USE CENTERS
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Current Land Use
(807 net acres)

DOWNTOWN TACOMA

11%

10%
7%

7%

9%

10%
3%

Other

Parking

Vacant Developable

Parks and Open Space

Industrial

Institutional

Mixed Use

Multi-Family Residential

Single-Family Residential

-

Age of Residents
(13,360 residents)

17 and Under
18-34 yrs
35-64 yrs
65 and Over

10% 12%

40%

37%

Racial/Ethnic Composition
Jobs
by Sector
(13,360 residents)
(31,502 jobs)
62%

21,779

18%
9%
9%
3,207
1,168
Hispanic ethnicity
Suppressed/Other

1%432

Education

7%
3%
612 547

Manufacturing
American Indian
Retail
Asian
Services
Pacific Islander
Wholesale/Transp./Utilities
Other, 2+ Race
Government

3,269
488
Construction/Resource
White

The total population in Tacoma Downtown is 13,360, and has grown by
2,308 residents covers
over the past
10 years.
center
Tacoma Downtown
1,424
acresThe
with
a has more working
age
residents
than
the
region
as
a
whole,
with
a
moderate
share of
net developable acreage of 807 acres (57%
youth (12%) and a small share of seniors (10%). The age of residents is
of gross acres). In terms of its role in the city
evenly mixed among 18-34 and 35-64 (77% for both age groups
overall, Downtown
Tacoma currently contains 4.3
combined). At 38 percent, Tacoma Downtown's racial diversity is
percent of
the
city’s
area,
7 percent
the residents. The
greater than the land
region's
27 percent
share of of
non-white
population,
9 percent
groups
with the highest shares in Tacoma Downtown are White (62%),
of the housing,
and
African American/Black
(18%), and Other (9%). Nine percent of
residents
identify as Hispanic.
33 percent
of the

19%

Finance/Insur./Real Estate
African American

Urban Form
The Downtown
Tacoma RGC includes a wide
Tacoma Downtown's average parcel size is 0.2 acres, which is
variety ofsignificantly
commercial,
industrial, residential,
more compact than the 1.1-acre average size for growth
institutional,
and
civic
uses.
Downtown
Tacoma
centers. Tacoma Downtown
provides a walkable
pedestrian
includes environment,
several city,
county,
and state
government
with
a nearly complete
network
of sidewalks (94%
offices, as
well as
hospitals
including
coverage)
and
small blocksand
with schools,
a 3.5 acre average
size.
the University of Washington, Evergreen State
The presence
amenities isCollege.
an important
aspect of urban form.
College and
Bates of
Technical
Downtown
Tacoma
Downtown
has
a
moderate
set
of
urban
amenities (355 total
Tacoma includes a number of restaurants and
amenities / 0.25 amenities per gross acre). Public/Civic Services (48%)
small retailers, which are supported by patrons
and Food/Drink (34%) represent the largest amenity categories, with
from other
businesses and offices within walking
specific concentrations in Healthcare, Restaurants, Social Services, and
distance Cafes/Bars.
in Downtown. The Tacoma Dome and
Tacoma Convention Center accommodate a variety
of events and exhibits, and cultural opportunities
are offered in facilities like the Tacoma Art Museum,
the Washington State History Museum, Broadway
Center for the Performing Arts, the International
Museum of Glass, and the Children’s Museum, all
within walking distance of each other. Refurbished
historic theaters such as the Rialto, Pantages,
Temple, and Theater on the Square provide both
entertainment and a sense of Tacoma’s rich
Land remodeled
Use
history. The
Union Depot Federal Court
uses
in Tacoma
Downtown
are commercial
(23%),
Building,The
themajor
Oldland
City
Hall
Historic
District,
and
institutional
industrial (11%),
and vacant
developable (10%).
the Union
Station (19%),
Warehouse
Historic
District
About 53 percent
the center’s of
807the
net acres
are in employmentalso contribute
to theofcharacter
center.
related use. Approximately 17 percent of the land in the center are
Downtown Tacoma includes many small blocks,
exclusively residential uses.
creating a fine-grained street network that is easily
accessible
to users by any mode.
Demographics

23%

Commercial

mostly employment-oriented activity (70% jobs/30% residents) and a
moderately high density of activity (31.5 units per gross acre).

Size of Businesses
(1,304 workplaces)

Housing
5% Units, by Type
1-4 Employees

employment. Today,
(8,4957%
units)
Employment
5-24
commute mode
25-50
SF Detached
The total employment in Tacoma Downtown is 31,502, increasing by
16%53%
share in Downtown
Attached, 2-4
51-100
32%
101 jobs over the past 10 years. The major industry sectors are
MF 5-19
>100
is 72 percent
single
Services (69%), Finance, Insurance and Real Estate (10%) and
48%
18%
MF 20+
occupancy
vehicles
Government
(10%). Some of the largest employers in this center are
Other
Health
System, Franciscan Health System, and Davita.
17%
(SOV), 10Multicare
percent
high
occupancy vehicles
Housing
(HOV), 10
percent
Value of
Owner-Occupied
PSRC
Tacoma Downtown has 7,990 total housing units, with a density of 5.6 Source:
Units Report|
(950 units)Center Profiles – Page 103
2013 Regional Centers Monitoring
transit, and
7
percent
housing units per gross acre. Over the past 10 years, housing has
11%
walk andgrown
bicycle.
by an impressive 1,600 units (25% increase). Based on Census
<$200K

34%
$200-300K
Block Group data, Tacoma Downtown has a large share (34%) of single
20%
$300-400K
family and 2- to 4- unit multifamily dwellings and a significant share of
$400-500K CONTEXT
38 | June 2015
INTRODUCTION
PUBLIC
OUTREACH
PLANNING
units 5- to 19- and 20+ unit multifamily (65%). In terms of unit
>$500,000
affordability, Tacoma Downtown’s owner-occupied housing tends to
32%
be significantly less expensive than the region as a whole (based on
Mode Shares
Census Block Group data). The center's share of units under $300,000
is 66 percent, whereas the region's share is 38 percent. The center's
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16%

Other

Age of Residents
(3,761 residents)

45%

Racial/Ethnic
Composition
Jobs by Sector
(3,761
(7,171 residents)
jobs)

3,259

42%

25%

1,872

21%

20%
1,274

Single Family
Multi Family
Mixed Use
Commercial, Industrial, Office
Park/Open Space
Institutional, Government,
Military,School Public
ROW, Vacant, Other

8%

Size of Businesses
(386 workplaces)

-

Hispanic ethnicity
Suppressed/Other

Education

Other, 2+ Race

34

Government

Wholesale/Transp./Utilities

Services

Asian

2%254
Pacific Islander

2%
68

Retail

108

303

9%

Mixed Use

25%

The City is currently developing a Subarea Plan for
Current Lan
(394 net acres)
the
Tacoma
Mall area
that
will identify
additional
The presence
of amenities
is an
important
aspect of urban
form.
57
multimodal
improvements.
Today,
Tacoma Mall hastransportation
a moderate set of urban
amenities (163 total
amenities / 0.34
amenities
per in
gross
acre).
Home (41%)
commute
mode
share
the
Tacoma
Malland
area is 83
Food/Drinksingle
(33%) represent
the largest
amenity categories,
with
percent
occupancy
vehicles,
8 percent
high
specific concentrations
in Clothing/Shoes,
Healthcare,
and
occupancy
vehicles,
5 percent Restaurants,
transit, and
4 percent
Cafes/Bars.
walk and bicycle.
16%

17 and Under
18-34 yrs
35-64 yrs
65 and Over

Multi-Family Residential

26%

Lying approximately two miles southwest of
Downtown Tacoma, the Tacoma Mall RGC is an
important retail district within the City. The City
anticipates that the Tacoma Mall area will remain
a major retail center, and that it will accommodate
future growth, including the development of new
office, supporting retail, and multifamily residential
uses. The Tacoma Mall area covers 485 acres with a
net developable acreage of 394 acres (81% of gross
acres). In terms of its role in the city, the Tacoma Mall
RGC contains 1.5 percent of the city’s overall land
area, 2 percent of the population, 2 percent of the
housing, and 7 percent of the city’s employment.

Single-Family Residential

Parking

Industrial

Institutional
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Commercial

Multi-Family Residential

Single-Family Residential

4%
1% 2%
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American Indian
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institutional
past
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housing
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acres are
in has
sed25
onpercent
Census of
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ely
the Group
land indata,
the
f single family and 2- to 4- unit
share of 5- to 19- and 20+ unit
ordability, Tacoma Mall’s ownerntly
lessand
expensive
thanbythe
3,761,
has grown
739
ock Group
center's
center
has data).
slightlyThe
younger
rcent,
the region's
with
thewhereas
largest share
of youth
es (4%).
of units
over
The
age$500,000
of residents is
ion's
is 25
64
(71%
forpercent.
both age groups

TACOMA MALL

57%

Manufacturing

is 7,171, and it has decreased by
major industry sectors are Retail
t (18%). Major employers are

(394 net acres)

Construction/Resource
White

all's racial diversity is significantly
hare of non-white residents. The
ma Mall are White (42%),
her (21%). Twenty-one percent

Current Land Use

Finance/Insur./Real
Estate
African American

ant aspect of urban form.
ban amenities (163 total
cre). Home (41%) and
t amenity categories, with
oes, Restaurants, Healthcare, and

Age of Resid

(3,761 residents)

25%

45%

1-4 Employees
Housing Units, by Type
5-24
35%
(1,798 units)
25-50
51-100
21%
SF Detached
>100
Attached, 2-4
35%
50%
MF 5-19
MF 20+
24%
Other
19%
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25%

American Indian
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Value ofPSRC
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– PageThe
108 region’s singleUnits (318 units)
nerasProfiles
a whole.
2%
cent, while the center's share is
7%
<$200K
Source: PSRC
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$200-300K
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44%
$300-400K
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$400-500K
47%
The major land uses in Tacoma Mall are commercial (57%), multiacoma Mall are slightly focused
>$500,000
family residential (16%), single-family residential (9%) and institutional
% of all trips); this includes trips
(8%). About 67 percent of the center’s 394 net acres are in
ps that go to other centers (9%).
Mode Shares
employment-related use. Approximately 25 percent of the land in the
Size of Busi
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(36%) and Services (13%). Of the total number of jobs, almost three-

Seventy-six
percent
ofinthe
Port
of Tacoma
MICs
quarters
(77%) are
'goods
dependent'
industries
that are typically
appropriate
for regional manufacturing/industrial
centers.
5,160 acres
are developable.
In terms of its role
in the City, the Port of Tacoma MIC contains 16
percent of the city’s overall land area, 0.7 percent
of the population,
0 percent
of the
housing,
and
2013 Regional Centers
Monitoring Report|
Center
Profiles – Page
140
9.5 percent of the City’s employment.
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45%

1%

-

Other

Parking

27%

8%

4%

Vacant Developable

Industrial

14%

Institutional

Mixed Use
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Commercial
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(308 workplaces)
-

1-4 Employees
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Jobs by Sector
(9,236 jobs)
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3,319

1,195
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Suppressed/Other

Education

Government
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Retail

165

-

Services
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Manufacturing

Blair Waterway, Sitcum Waterway, the Puyallup
Employee
to transitMiddle
in the PortWaterway,
of Tacoma MIC is very limited
River, Saint
Paul access
Waterway,
a 1/4 mile walk to a transit
access,
with 9 percent
employees
within
Milwaukee
Waterway,
andofThea
Foss
Waterway.
stop.
For
the
1/2
mile
walkshed,
the
center
The Port is home to Tacoma and Pierce has somewhat less limited
of employee access to transit (27%).
County’slevels
highest
concentration of industrial
and manufacturing
activity, a major part of
Plan Overview & Comparison to Center Plan Checklist
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on
port
and
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center
planning
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on-dock
intermodal
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yards,
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containerCenter
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Checklist
for
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potential
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The Port of Tacoma estimated the value of
international
trade passing through the Port in
Population
The Port of Tacoma MIC does not currently have a dedicated subarea
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value
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in the
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plan or comprehensive
planPort
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center
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the
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marinea Container
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comprehensive
The Center
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will
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applicable
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the
MIC.
transcontinental
railroads and the regional
decreased by 2,653 jobs over the past 10 years. The major industry
highway sectors
system.
are Wholesale, Transportation & Utilities (37%), Manufacturing

22%

Size of Businesses
Multi-Family Residential

are somewhat diﬀerent from the region as a whole, with more singleoccupant vehicle (SOV) and fewer transit trips. The region’s SOV share
PORT OF
is 76 TACOMA
percent, while the center's share is 84 percent. The region's nonSOV
mode
shareMIC
is 24 percent,
with 105,160
percent
in transit and 5 percent
The Port of Tacoma
comprises
acres
in walk/bike. The center’s non-SOV share is 16 percent, with 6 percent
of waterfront land and adjoining waterways
in transit and 1 percent in walk/bike. The total daily trips from Port of
on Tacoma’s
Commencement Bay. The center
Tacoma are slightly focused on destinations in regional centers (15% of
includes all
the
natural
deep-water
port
and
trips); this includes
trips that stay
within
the center (2%) and trips
industrialthat
lands
Waterway,
go toadjoining
other centersHylebos
(13%).

63%

Single-Family Residential

55.4-acre of
sizeVISION
among manufacturing/industrial
centers. Port
Another average
key element
2040 is
Housing
of
Tacoma
has
a
partial
network
of
sidewalks
(30%
coverage).
focusing Port
employment
eight
dense
of Tacoma hasinto
25 total
housing
units, nodes
with a density of essentially
called Manufacturing/Industrial
Centers
0 housing units per gross acre. Over the past(MIC).
10 years, housing has
Tacoma has
one by
MIC
– the
of Tacoma.
decreased
22 units
(anPort
47% decrease
in residences).
MICs represent some of the region’s
Transportation
most productive
and intensely developed
For work-based
trips, the Portlands.
of Tacoma MIC’s travel characteristics
manufacturing
and industrial

(3,941 net acres)

Construction/Resource

REGIONAL
MANUFACTURING/
The Port of Tacoma
MIC's average parcel size is 5 acres, which is
smaller than the average 7.0-acre size for manufacturing/industrial
INDUSTRIAL
CENTERS
centers. The center’s
average block size is 25.0 acres, smaller than the

Current Land Use

Finance/Insur./Real Estate

Land Use & Urban Form
The major land uses in Port of Tacoma are industrial (63%), commercial
(22%) and vacant developable (8%). About 86 percent of the center’s
3,941 net acres are in employment-related use.

Mode Shares
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SOV
HOV
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Transit
84%

Source: PSRC

Trip Destinations
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13%
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Rest of Region

26%

PLANNING CONTEXT
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Regional Transportation
System Today
TRAVEL PATTERNS
Tacoma’s regional setting is important. Nestled in
the South Sound, the City is bounded by Puget
Sound and Commencement Bay (a deep water
harbor of international significance), as well as the
communities of Ruston, Fife, Federal Way, Fircrest,
Lakewood, University Place, and unincorporated
Pierce County. Tacoma sits just north of a major
military installation, the Joint Base Lewis McChord
(JBLM), and is home to the Port of Tacoma.
The City is bisected by two major state facilities
(I-5 and SR 16) and includes other highways of
regional importance (I-705 and SR 509).

The City also hosts a segment of the
SR 167 gap, which is among the State’s top
priorities for completing the highway system.
Tacoma is served by Pierce Transit, Sound
Transit, Intercity Transit, and numerous regional
recreational trails, and other state services such
as the Tahlequah Ferry and Amtrak.
Given this strategic location, transportation
conditions in the City are strongly influenced
by forces beyond the City’s control, including
pass-through JBLM employees, freight vehicles
from the Port, and travelers commuting between
Pierce County communities and employment
centers to the north.
The following charts show the commute flows of
workers traveling into and out of Tacoma.

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

Top Ten Locations Where Tacoma’s 200,000 Residents Go to Work:

FUTURE VISION

IMPLEMENTATION
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MODE SPLIT
The PSRC reports on mode split within the regional growth centers (RGCs) and manufacturing/industrial
centers (MICs). The following table compares mode split (based on work trips measured in 2010)
measured in the Downtown and Mall area RGCs and the Port of Tacoma MIC with regional averages.

CENTER

SOV

HOV

WALK/
BICYCLE

TRANSIT

TACOMA
DOWNTOWN RGC

72%

10%

7%

10%

TACOMA MALL
RGC
REGION-WIDE
RGC AVERAGE
PORT OF
TACOMA MIC

83%

8%

4%

5%

59%
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10%

22%
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8%
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REGION-WIDE
AVERAGE

76%

9%

5%

10%
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PEDESTRIAN
Tacoma residents enjoy a dense grid network and
sidewalk coverage throughout much of the City.
While sidewalk coverage is fairly good, the City
would like to see more travel accomplished
through active modes like walking and bicycling.
Access for people with disabilities is also an
important aspect of the pedestrian system.
As such, the City has placed substantial recent
investments in the completion of a Mobility
Master Plan (MoMaP), planning, design, and
construction of walking and bicycling facilities
like the Prairie Line Trail and Schuster Parkway,
and construction of $4.0 million in pedestrian
safety improvements Citywide in 2015 and 2016.

TRAILS
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In contrast to the City’s mature pedestrian
network, bicycle facilities in Tacoma are relatively
new. The map shows the location of trails,
bicycle lanes, bicycle boulevards, and shared
lane markings within the City. The 2009 MoMaP,
while planning for all active transportation
modes, placed a significant emphasis on
advancing the transportation network for
bicycles. The MoMaP includes an annual look at
how the City is progressing in building
out its
Point
Point Defiance
Defiance
Park
Park
active transportation network. This work
was
NN51St
51StStSt
likely a major factor in the League of American
Bicyclists 2012 designation of Tacoma as NNa46Th
46ThSt
St
Bicycle Friendly Community at the Bronze Level.
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TRANSIT
Pierce Transit and Sound Transit are the primary
operators of transit service in Tacoma. Pierce
Transit operates 42 bus routes in the City that
collectively cover 391 route miles. Pierce Transit
has an annual ridership of 13 million and many of
these trips start or end in Tacoma.

PIERCE TRANSIT SERVICE CUTS
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Sound Transit operates six
express bus routes in Tacoma,
in addition to Sounder
Commuter Rail and Link Light
Rail services. Sounder trains
connect between Lakewood
and Seattle, offering several
round trips per day, but
generally favor a commute
flow into Downtown Seattle.
Sounder Trains have stops
in South Tacoma and at the
Tacoma Dome. Link Light Rail
connects the 1.6-mile distance
between Downtown Tacoma
and the Tacoma Dome Station.
Link Light Rail is currently a
free service, although it is set
to start charging in September
2016.
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Since the recession in 2008, Pierce Transit has
cut service by 31% and moved to a high ridership
and efficiency service plan to move the most
people with the limited resources available.
Voters rejected two separate sales tax measures
in 2011 and 2012 that would have maintained
service. However, increased sales tax revenues
due to the economic recovery, elimination of
some planned improvements, and sale of surplus
property have allowed Pierce
Transit to maintain 2012 service
Point Defiance
levels and even restore some
Park
service in 2014.
N 51St St

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

While freight and delivery vehicles are
accommodated on streets throughout Tacoma,
a major generator of freight volumes in Tacoma
is the Port. The transportation conditions in
the port area were evaluated extensively in
the 2011 Tideflats Area Transportation Study
and the 2014 Port of Tacoma Land Use and
Transportation Plan. Key components of these
plans are captured below. The complex nature
of the Tideflats area results in a variety of
transportation opportunities and constraints.
Transportation challenges include bottlenecks
with heavy congestion, interaction between rail
and roads, and bridge conditions. Daily traffic
volumes (from 2011) in the vicinity of the Port of
Tacoma are shown below.

AVERAGE DAILY TRAFFIC VOLUMES IN PORT AREA (2011)
Average Traffic Volume
0 - 10,000
10,000 - 20,000
20,000 - 30,000
> 30,000
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A key regional connection is River Road E
(SR 167). This principal arterial travels along the
west side of the Puyallup River and connects I-5
with the SR 167 freeway in Puyallup. The “SR 167
gap” is currently among the top priorities for
completing the state highway system.

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

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

• Port activities support 29,000 jobs and
generate more than $3 billion in economic
activity.

• The Port of Tacoma owns approximately half
of the 5,000 acres in the Tideflats area.
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The state designates truck corridors based
on the tonnage they accommodate.
• T-1: more than 10 million tons per year
• T-2: 4 million to 10 million tons per year

T2 Freight Corridor

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

T3 Freight Corridor

• T-4: 100,000 to 300,000 tons per year
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• This economic activity translates to more
than $223 million in state and local taxes
for education, police, fire services, and road
improvements.
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First/Last Mile Connector Routes

• T-5: at least 20,000 tons in 60 days
and less than 100,000 tons per year

FUTURE CONDITIONS
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ESTIMATED TRAFFIC FLOWS AND
CONGESTION LEVELS IN TACOMA (2013)
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Classification isA-Cimportant Low
to the City because
it helps ensure Dthat the needed
Medium capacity will
be available and that street improvements will
E
High
balance the differing needs of vehicles and nonF
motorized travelers.
The City defines the specific
standards for streets in Tacoma. The figure on
the following page shows the existing functional
classification of the streets within Tacoma.
There are five main classes of streets in Tacoma:
Principal Arterials, Minor Arterials, Collector
Arterials, Neighborhood Collectors, and Local
Streets.
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City Street Functional Classification System
The City street network provides facilities
for a wide variety of users. For vehicles, it is
a network whose efficiency depends upon
how well the streets move traffic through the
system. The City classifies streets according to
a hierarchy of function, from most intensive use
to least intensive. Functional classification, as
this is called, groups streets and highways into
classes according to their role in the network.
The functional classification of each roadway
determines its roadway design and ultimate
cross section for reconstruction.
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This TMP reevaluates Tacoma’s
auto LOS policy given the
variety of objectives (livability,
fiscal sustainability, equity) that
the City is looking to achieve.
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Tacoma’s current level of
service (LOS) policy is based
on automobile delay alone
but seeks to provide priority
treatment to transit and HOVs
on arterial corridors and heavy
trucks on Port area arterials
by allowing for a lower LOS
for vehicular traffic within the
identified corridors.
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Tacoma has a mature and
well-connected street network.
Congestion is highest during
the morning and evening peak
periods and is most pronounced
along important state routes
(I-5, SR 16, SR 509) and city
facilities that connect with these
state routes.
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Principal Arterials are streets that have
a high percentage of long-distance
vehicle trips.
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Minor Arterials are streets that haveFigure
a X
Freight Priority
Corridors
near balanced percentage
of longdistance vehicle trips with local access
usage.
Collector Arterials are streets that
have a low percentage of long-distance
vehicle trips.

Functional Classification

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

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

•

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

•

Capture Regional Growth Patterns.
Other communities throughout the
region are going through this very
same process, based on direction
Screenshot of the Tacoma travel model network’s
from PSRC. Since travel does not
roadway network capacity classes. Red links represent
stop at a jurisdiction’s borders, it is state highways and other colors are city arterials.
important to capture how regional
growth could influence travel
patterns on Tacoma’s streets.

•

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

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

“

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

Being a Partner

Protecting
Community

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

Striving for Fiscal/
Environmental/
Social Sustainability

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

Leveraging
Programs/Strategies

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

Develop and implement
transportation demand
management strategies
and programs that
contribute to the overall
effectiveness of the
multimodal transportation
system.
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Providing Mobility
for All
Prioritize the movement
of people and goods via
modes that have the least
environmental impact and
greatest contribution to
livability in order to build
a balanced transportation
network that provides
mobility options, accessibility,
equity, and economic
vitality for all.

Linking to
Land Use
Build a transportation
network that reinforces
Tacoma’s land use vision,
the region’s Vision 2040,
and the Growth
Management Act.

PLANNING CONTEXT

FUTURE VISION

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

VISION
Tacoma is a sustainable community with many
diverse residents, businesses, and visitors who
have various transportation priorities. The City
is strategic in how it plans its transportation
system with an emphasis on carrying the
people and goods that foster Tacoma’s
culture, character, and competitiveness. The
transportation system offers multimodal travel
options that provide safe access for all users and
neighborhoods, encourage healthy living, and
protect the environment.
The following goals and policies provide
guidelines and direction to achieve the vision
and for the continued development and
improvement of citywide transportation facilities
and services.

FUTURE VISION

1. INTERGOVERNMENTAL
COORDINATION AND CITIZEN
PARTICIPATION
GOAL
Proactively develop partnerships to best serve all
users of the regional transportation system.

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

POLICIES
1.1 Intergovernmental Coordination
Ensure a well-planned regional transportation
system that uses resources efficiently to serve all
users through active coordination with federal,
state, regional, local, tribal, and other interested
agencies.
1.2 Citizen Participation
Include and encourage citizen participation
in all transportation planning efforts through
workshops, volunteer commissions, social
media, and other outlets to accommodate
the needs and desires of the public. Include
specific outreach to traditionally underserved
or vulnerable populations. Carry work done for
subarea plans forward into more broad-reaching
efforts.
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1.3 Active Transportation Regional
Coordination
Coordinate the planning, construction, and
operation of facilities and shared-use paths
for active travelers with other agencies where
key corridors extend outside of Tacoma into
neighboring jurisdictions, including but not
limited to: extension of the Historic Water Flume
Line Trail, Pipeline Trail, Tacoma Dome to Sumner
Trail, and the Trail to Mountain Corridor.
1.4 Partner with Transit
Integrate land use and transportation planning,
promote transit-oriented or transit-supportive
development (TOD) and multimodal transit
access, and ultimately improve the reliability,
availability, and convenience of bus, streetcar,
and light rail transit options for all users and
modes through partnerships with public transit
agencies, local and regional government, and
other regional agencies to leverage resources.
1.5 Emergency Response
Maintain emergency vehicle access throughout
Tacoma’s transportation network by including
emergency service providers in review of
roadway planning and design efforts.
1.6 Enforcement
Enhance safety for all road users through
increased traffic education and enforcement
on city streets, trails, walkways, and bikeways
with the involvement of the Tacoma Police
Department.
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2. COMMUNITY PRESERVATION
GOAL
Protect natural, as well as neighborhood, assets
to create and connect places where people
can live, work, and play in a safe and healthy
environment.

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

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

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

POLICIES

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

2.1 Community Coordination
Assess the effect of potential transportation
projects on gathering places or destinations
such as schools, community centers, businesses,
neighborhoods, and other community bodies by
consulting with stakeholders and leaders that
represent them. Mitigate these effects when
possible.
2.2 Urban Design
Support the appearance and form of the
City through consideration of aesthetics,
beautification, and safety in designing and
locating transportation facilities. The Generalized
Land Use Element provides more detail on
design standards.

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

FUTURE VISION

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

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

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

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

POLICIES

The Layered Network and Complete Streets
principles shall also be used to create over time
a system of streets that meets user needs while
recognizing the function and context of each
street by evaluating potential transportation
projects and amending or revising design
manuals, regulations, standards, and programs
as appropriate.
3.2 Green Hierarchy
Elevate active travelers and public transit riders
in the planning and design of streets using the
Green Transportation Hierarchy.

Source: Mobility Master Plan, 2009

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

3.1 Complete Streets / Layered Network
Develop and maintain a safe, accessible,
and clean transportation network that
accommodates all users, whether moving by
an active mode, transit, truck, or car, while
recognizing that not all streets provide the
same quality of travel experience. Apply the
Layered Network adopted as a part of the TMP
in the planning and design for new construction,
reconstruction, and major transportation
improvement projects on all streets.
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3.4 Level of Service Standards
The City will build the transportation system as
defined in the TMP at a rate equal or ahead of the
pace of development during the planning horizon
and will also address existing deficiencies. This
system completeness level of service standard
is measured against the proportion of the
transportation network that is constructed, and will
be accompanied by performance measures that
track the transportation system’s progress toward
meeting the policy goals set forth in this document.
3.5 Concurrency
Ensure that the transportation network
adequately serves existing and projected land
use growth allocations by performing periodic
review and monitoring (every 2-4 years). If
adequate service levels are not maintained,
pursue improvements to the transportation
systems, mitigations of impacts, or modifications
to the land use assumptions, where appropriate.
3.6 Street System Design
Facilitate transit and active transportation
connections by encouraging street system
design in a rectangular grid pattern with smaller
block sizes, frequent interconnections, and clear
wayfinding; strongly discourage culs-de-sac or
dead end streets and only allow them in new
locations if a short multi-use path will connect
the dead end to another street.

3.7 Special Needs of Transportation Users
Recognize and accommodate the special
transportation needs of the elderly, children,
and persons with disabilities in all aspects of
transportation planning, programming, and
implementation. Satisfy the community’s desire
for a high level of accommodation for persons
with disabilities using local, state, or federal
design standards.
3.8 Equity in Transportation
Support the transportation needs of traditionally
underserved neighborhoods and vulnerable
populations, as listed under Goal 2, through
investment in equitable modes of transportation
and equal spending throughout the City, in
addition to potential catch-up investment for
areas in need as necessary.
3.9 Pedestrian Facilities
Make all streets in Tacoma safe for walking and
traveling with assistive devices using context
sensitive designs for sidewalks, crosswalks,
trails, and other pedestrian walkways or
facilities. Pedestrian priority areas, transit
corridors, recreational trails, streets experiencing
frequent collisions involving pedestrians or
other pedestrian safety problems, and streets
connecting pedestrian-oriented land uses shall
receive high quality pedestrian facilities and
amenities that meet standards set by the United
States Access Board as funding is available.
See the MoMaP Update in Appendix C for
more detail.
3.10 Bicycle Facilities
Complete and maintain a safe bicycling
system that connects all parts of Tacoma and
accommodates all types of bicyclists. Achieve
the highest level Bicycle Friendly Community
status as designated by the League of American
Bicyclists, or an equivalent designation. See the
MoMaP Update in Appendix C for more detail.
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SYSTEM COMPLETENESS
POLICY 3.4:
The City will build the transportation system as defined in the TMP at a rate
equal or ahead of the pace of development during the planning horizon.
This system completeness LOS standard is measured against the proportion
of the transportation network that is constructed, and will be accompanied
by performance measures that track the transportation system’s progress
toward meeting the policy goals set forth in this document.

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

Mode

Sample Performance Measures

PEDESTRIAN

• Percent of pedestrian network complete
• Pedestrian-related crashes
• Pedestrian crossing opportunities on key corridors

BICYCLE

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

TRANSIT

•
•
•
•

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

AUTO/FREIGHT

•
•
•
•

Crash rates along key corridors/intersections
Pavement quality along auto/freight priority routes
Vehicle speeds or vehicle delay along auto and freight priority corridors
Person or goods throughput along auto and freight priority corridors

WHAT ARE THE KEY ADVANTAGES OF THE SYSTEM COMPLETENESS METHOD?
• System completeness ties most cleanly to City’s Layered Network and Green Transportation Hierarchy.
• The standard doesn’t prescribe that a certain speed or intersection delay threshold be met,
as these types of thresholds open the door for unintended consequences related to pedestrian
and bicycle accommodation and pose unknown future costs for the City.
• System completeness allows for periodic updates to the project list, which can be developed
more holistically based on the full spectrum of City priorities, including total cost, balancing modal
needs, and addressing existing gaps in the transportation system.
• While system completeness is not explicitly tied to a simple metric like roadway speed or
intersection performance, it can be very transparent to the public by showing an ultimate vision
for Tacoma’s transportation network, in terms of what will be built.
• Ease of tracking and implementation for City staff – the system could be structured to be as simple
as a spreadsheet exercise (although planning-level evaluations could include more detailed data).
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POLICIES CONTINUED
3.11 Trails
Improve access to trails for all areas of Tacoma
and connections to neighboring jurisdictions for
both transportation and recreational purposes
by filling gaps in both the trail network and the
pedestrian and bicycle networks. See the MoMaP
Update in Appendix C for more detail on trails
in Tacoma.
3.12 Transit Operational Efficiency
Support efficient transit operations through
street and transit stop designs on transit priority
streets that comply with standards and include
transit-supportive elements for bus, streetcar,
and light rail transit. See page 83 for potential
transit supportive elements.
3.13 Encourage Transit Ridership
Encourage transit ridership by implementing
pedestrian improvements near transit stops,
conducting outreach to employers, and working
with public transit agencies to identify strategies
to improve the frequency and ridership of
transit service, including bus, streetcar, and
light rail, between high density residential areas
and employment centers. These strategies
would include locating transit stops / stations
to maximize convenience of transfers between
modes and / or connecting to other routes.
3.14 Create Streetcar Network
Create a Tacoma Streetcar network that moves
and connects people efficiently and effectively
throughout the City focusing on connections to
regional destinations, mixed use centers, and
local and regional transit centers and routes.
3.15 Inter-Modal Conflict
Address infrastructure gaps, inadequate design,
safety hazards, and at-grade railroad crossing
conflicts to increase safety, capacity, and
timeliness of both over-land and rail freight,
especially on identified heavy haul corridors
using appropriate programs, regulations, and
design standards. Design active transportation
FUTURE VISION

facilities in manufacturing industrial centers
in a manner that minimizes potential conflicts
with trucks and trains to allow for the safe and
efficient movement of both freight and people.
3.16 Moving Freight
Strengthen Tacoma as a primary hub for
regional, Alaskan, military, and international
goods movement and as a gateway to national
and international markets by integrating the
development and operation of air, trucking, rail,
and maritime terminal facilities to enhance the
freight transportation system and strengthen
the City’s economic base. Consider the needs
for delivery and collection of goods at local
businesses by truck.
3.17 Intelligent Transportation Systems
Boost the efficiency, improve the safety,
and reduce the environmental impact of
the multimodal transportation system by
taking advantage of intelligent transportation
systems (ITS) and other technological
innovations. Incorporate ITS improvements into
capital improvement projects and prioritize
development of an ITS infrastructure plan.
3.18 Roadway Capacity
Support multimodal mobility by assessing
roadway capacity on the basis of a facility’s total
people-carrying capacity and only increasing
physical capacity when absolutely needed.

4. ENVIRONMENTAL, FISCAL
STEWARDSHIP AND SOCIAL
ACCOUNTABILITY
GOAL
Design an environmentally, socially, and fiscally
sustainable transportation system that serves its
users through strategic planning efforts, funding,
and projects.
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POLICY INTENT
The City of Tacoma recognizes that
transportation has a major effect on climate
change and that environmental and fiscal
stewardship must be a central focus in
establishing a transportation system that serves
both today’s users and future generations.
The City adopted its CAP in 2008, which lays
out strategies for addressing climate change.
Transportation contributes to more than 50% of
Tacoma’s GHG emissions. Policies that reduce
car use and encourage transit, walking, and
bicycling are key to reducing transportationrelated environmental impacts and can be found
throughout the Comprehensive Plan. In an effort
to achieve the GHG reductions laid out in its CAP
and in accordance with Washington State Law
on electric vehicles (EVs), Tacoma encourages
the use of a variety of transportation modes
that have low or no emissions. These modes
include Low Speed Electric Vehicles (LSVs),
bicycles, skateboards, and other forms of active
transportation.
Tacoma will emphasize investments for the
preservation of existing transportation facilities
equitably across all diverse neighborhoods
by seeking funding from a variety of sources
and pursuing new opportunities for system
maintenance revenue. In addition, the City will
continue to use cost saving strategies, efficiencies,
and accountability as guidelines for the best use
of the available funds. Intelligent Transportation
Systems (ITS) are also important for environmental
stewardship. Please see Policy 3.17.

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

62 | June 2015

INTRODUCTION

facility that fits its physical setting and preserves
scenic, historic, and environmental resources
while maintaining safety and mobility.
4.2 Noise and Air Pollution
Encourage the reduction of noise and air
pollution from various modes of transportation
and ensure the City of Tacoma meets ambient air
quality standards by promoting active modes of
transportation and the use of alternative fuels for
vehicles.
4.3 Stormwater Management
Employ structural and operational best
management practices for stormwater
management to ensure stormwater discharges
from roadways do not cause impacts to receiving
waters. Encourage the use of Low Impact
Development techniques to minimize impervious
surfaces and minimize stormwater runoff.
4.4 Congestion Management
Decrease the use of SOVs and the environmental
degradation associated with their use by
encouraging and improving the appeal,
convenience, and time competitiveness of travel
by active modes, public transit, assistive devices,
and ridesharing.
4.5 Environmentally-Friendly Infrastructure
Promote the long term sustainability of
transportation infrastructure by using the
Greenroads® or equivalent rating system
for planning, designing, construction, and
maintenance, as adopted through Council
Resolution 38945.
4.6 Electric Vehicles
Encourage and promote the use of EVs as
they are developed in all automobile, truck,
and commercial vehicle classes. Neighborhood
Electric Vehicles and Medium Speed Electric
Vehicles (MSV) may travel Tacoma’s street
network where appropriate and consistent with
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State law. Encourage the use of such vehicles
in a way that conditions are safe and don’t
impede traffic flow. Provide for a broad range
of charging opportunities at public and private
parking venues throughout the city, including
minimum standards for new developments that
provide parking facilities.

5. TRANSPORTATION
DEMAND MANAGEMENT (TDM)
GOAL
Develop and implement transportation demand
management strategies and programs that
contribute to the overall effectiveness of the
multimodal transportation system.

POLICY INTENT

4.7 Emission-free Vehicles and Devices
Accommodate the use of transportation devices
that have a minimal effect on the environment
and do not emit GHGs such as skateboards and
bicycles, electric personal assistive mobility
devices, electric assist bicycles, Low Speed
Electric Vehicles (LSV), and other innovations.
4.8 Reliable Funding
Jointly fund and finance transportation system
improvements from public and private sources and
pursue dedicated funding sources where possible.
4.9 System Maintenance and Rehabilitation
Keep system operating in safe condition by
taking steps to secure funding from a variety
of sources to maintain, rehabilitate, or replace
sidewalks, crosswalks, trails, bicycle facilities,
traffic signal systems, and roadways. Tacoma
will work with its partners to understand
maintenance and rehabilitation needs.
4.10 Fix It First
Prioritize system preservation and repair, and
consider the long term maintenance costs of
new capacity as part of the up-front cost of
development.
FUTURE VISION

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

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

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

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

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

5.3 Collaboration on TDM
Coordinate TDM and CTR program efforts to
best utilize and multiply resources, success
stories, and innovative practices. Ensure that
fair and consistent services are provided to
CTR-affected employers across jurisdictions
and CTR-affected employers with worksites
located in more than one jurisdiction by working
in conjunction with Pierce County, WSDOT,
Pierce Transit, Sound Transit, transportation
management associations, and other
jurisdictions and organizations.
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5.4 Innovation and Expansion of TDM
Maximize the effects of TDM by pursuing
innovative measures of CTR beyond the
statutory suggestions and endeavoring to
expand the scope beyond the statutory
requirements. Focus efforts on personal trips
as well as commute trips with an emphasis on
active transportation for short travel distances.
5.5 Monitoring and Evaluation of TDM
Achieve and exceed the statutory goals of
CTR by continually monitoring and evaluating
the effectiveness of employers’ transportation
demand management programs and Tacoma’s
TDM policies, and implementing changes when
needed.

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

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

5.8 Education and Encouragement
Focus attention on the outcomes of travel
choices and increase the public’s use of the
range of travel choices available by initiating and
supporting public awareness campaigns. Partner
with public transit agencies to collaborate on
strategies that encourage ridership. Consider
multimodal programs such as Safe Routes to
School as well as neighborhood-based efforts.
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6. LAND USE AND
TRANSPORTATION
GOAL
Build a transportation network that reinforces
Tacoma’s land use vision, Vision 2040 and the
GMA.

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

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

6.2 Land Use Patterns
Encourage land use patterns and developments,
especially in MUCs, that support non-SOV travel,
access to multimodal options and intermodal
connectivity, opportunities to live close to
work, and short trips easily made by walking or
bicycling for recreation and commuting.
6.3 20-Minute Neighborhoods
Prioritize infrastructure improvements within
and between 20-minute neighborhoods based
around Tacoma’s centers for growth and along
identified corridors that connect residential areas
to schools, local retail, business, and community
services so residents can safely access more of
the services they need close to home by active
modes, public transit, and using assistive devices.
6.4 Support Mixed-Use Centers
Serve and support the existing MUCs and aid
Tacoma in attracting new investments by giving
high priority to those transportation facilities
that serve these centers. Increase the livability
of the MUCs by providing transportation choices
and integrating amenities that create a safe and
inviting environment for walking, bicycling, and
taking public transit.
6.5 Industrial Access
Recognizing the importance of the Port and
other industrial uses to Tacoma’s economic
well-being, provide infrastructure and access to
commercial, manufacturing and industrial centers.

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

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

use, residential, and commercial development;
• Moderate to high density housing;

The Layered Network

• Affordable housing for all income groups;
• Pedestrian orientation/connectivity;
• Convenient access to transportation

choices, including transit, bicycle, and
pedestrian facilities;
• Reduced size of surface parking facilities

or minimum parking requirements; and
• High quality design.

6.8 Development Incentives
Further TOD, walkability, and/or bicycle facilities
through supportive amenities and on-street
infrastructure by providing height and density
bonuses, relaxing parking minimums, and other
incentives to developments that support these
ends.
6.9 Parking Management
Manage parking pricing to seek balance among
competing uses, be financially self-supporting,
help attract investment, and meet the needs
of both private and public users in Tacoma’s
MUCs by expanding parking management and
working with PTAG, businesses, employers, and
other parking stakeholders. Consider parking
management strategies in residential areas
as well. Employ strategies to minimize the
amount of land dedicated to parking, increase
the amount of shared parking, and encourage
alternative modes of transportation.
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6.10 Land Uses that Support
Streetcar Network
Develop a streetcar network that serves
dense population nodes, aiding the greatest
number of people possible. It should focus on
concentrations of people, jobs, and activity.
This streetcar network should be reviewed
regularly so it corresponds with new land use
designations, codes, growth, and development.

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

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

“

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

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

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

At the end of this chapter, a section called
“Roadway Typologies” discusses how streets
might be designed when multiple modes are a
priority.
LAYERED NETWORK CONCEPT
Source: Institute of Transportation Engineers, 2011
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GREEN TRANSPORTATION
HIERARCHY

COMPLETE STREETS POLICY

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

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

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

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

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

Source: Mobility Master Plan, 2009
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COMPLETE STREETS TOOLBOX
Identifying
Opportunities
for Complete Streets
Projects
Tacoma’s Layered
Network and the
Green Transportation
Complete
Hierarchy work together
Street
to establish the modal
priorities on city streets
at a general level, as
described in the modal
networks of this plan.
The City also wishes to
identify opportunities
Auto
Mobility
for complete streets
Street
projects by using
accepted indicators
whether the street is a
busy arterial or a quiet
neighborhood street. These mobility, choice, and
place indicators, combined with an assessment
process, can help Tacoma strategically invest in
complete streets.
The mobility measures address the level of
automobile activity on a street. Streets with
lower speeds, additional capacity available, and
fewer trips passing through without stopping
make better candidates for complete streets
projects. The choice indicators describe existing
travel options on the street. A well-connected
street grid provides more route options for
people traveling by any mode. Existing bicycle
and transit facilities encourage travel by multiple
modes and make streets good candidates for
complete street investments.

STEP 1

Initial
Assessment

STEP 1

Initial
Assessment

1A Safety

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

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

Built
Environment Factors/
Factors/
1B Comfort
1A Safety 1B Built Environment
Comfort

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

Is the Network for Bicyclists,
Is the Network for Bicyclists,
Could a Complete Street
Could a Complete Street
Pedestrians,
Pedestrians, & Transit
Riders & Transit Riders
Absent or Unacceptable?
Absent or Unacceptable?

Existing Auto
and1C
Forecasted
1C Existing
Auto Volumes Volumes

Is the Roadway Is the Roadway
Operating
Operating
Under Capacity? Under Capacity?

FUTURE VISION
IMPLEMENTATION
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Impact
of
Non-Road
Impact
of
Non-Road
Trends
Volume
Trends
Volume
2B Comfort Enhancements
2A
2B
2A
2D Assessment 2D Assess
2C Assessment 2C Assessment
Detailed Analysis Safety Measures Safety Measures Comfort Enhancements
Detailed Analysis

STEP 2

STEP 2

(If Necessary)
(If Necessary)
Complete Steps 2a, 2b, 2c,
Complete Steps 2a, 2b, 2c,

-- 269 --

City of Tacoma

TRANSPORTATION MASTER PLAN

Modal Networks

20-MINUTE NEIGHBORHOODS

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

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

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

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

Source: Department of Transport, Planning and Local Infrastructure, 2013
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PEDESTRIAN PRIORITY NETWORK
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PEDESTRIAN FACILITY TYPES
The pedestrian element recognizes that sidewalks and crossings should be improved to complete
missing linkages between home, shopping, work, and transit, as well as create a complete
neighborhood. All pedestrian facilities should be designed to meet standards set by the US Access
Board to ensure access for all users. Trails are also recognized as an integral part of both the pedestrian
and bicycle networks.
Sidewalks
Sidewalks are designated raised paths for
pedestrians and non-motorized users to safely
walk without the threat of vehicle traffic.
Sidewalks are fundamental to a walking network
in urban and suburban areas and must be a
minimum of 5 feet wide to provide safe passage
for users in wheelchairs. Sidewalks are typically
concrete and separated from the roadway by
a curb or gutter. Sometimes they also feature
planted buffers with trees or places to sit and
rest. At intersections, sidewalks must have
curb ramps for wheelchairs, strollers, and other
wheeled users to cross the roadway.

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

Source: Fehr & Peers

Source: Alta Planning + Design

Shared Use Paths / Trails
Shared use paths and trails are separate rightsof-way for the shared use of pedestrians,
skateboarders, bicyclists, and other nonmotorized users. They can be in urban or more
rural and park-like settings. These types of
facilities are great for recreational use as well as
transportation and appeal to users of all ages
and abilities.
Source: Alta Planning + Design
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Median Refuge Islands
If there is a particularly wide roadway, a median
refuge island can shorten the crossing distance
for pedestrians and allow slower moving
pedestrians to safely cross the roadway in two
segments. Median refuge islands also allow
pedestrians to gauge safe crossing times by
looking at one direction of traffic at a time.
Median refuge islands are applicable at both
signalized and unsignalized intersections, as well
as midblock crossings.
Source: Alta Planning + Design
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Pedestrian Warning Beacons
At unsignalized crossings, either midblock or
at an intersection, high pedestrian volumes,
traffic volumes, or traffic speeds may warrant
the implementation of a user activated flashing
beacon. This treatment alerts motorists to slow
and stop to allow pedestrians to cross safely.
These beacons are used in conjunction with a
pedestrian yield sign. Rectangular rapid flashing
beacons (RRFBs) are current best practice.
Source: Fehr & Peers

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

PEDESTRIAN TOOLBOX
One of the existing challenges in planning for walking and quality pedestrian facilities in
Tacoma is a lack of information on existing conditions. The City’s sidewalk data is out of
date so city staff and decision makers cannot easily assess needs. An inventory of sidewalks,
crosswalks, and paths is the first step toward guiding expenditures on walking.
The inventory should include:
- Presence of facilities
- Condition of facilities, including description of navigability for persons with disabilities
- Type of facility – curbs, gutters, and sidewalks vs. paths; longitudinal stripe vs.
advanced design crosswalks
- Additional amenities – streetlights, signage, flashing beacons, buffers from vehicle traffic
Data collection efforts should first focus on Tacoma’s
mixed use centers and 20-minute neighborhoods
because these are areas with high levels of pedestrian
activity. Areas near schools, parks, libraries, hospitals,
transit stops, other land uses that encourage
pedestrians, and locations with a history of pedestrian
collisions should also be prioritized.
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SYSTEM COMPLETENESS FRAMEWORK
The pedestrian policies and 20-minute
neighborhood concept fall easily into the system
completeness framework. A key metric will be
the percentage of the pedestrian network that
is complete and meets the acceptable level of
facility quality or better.

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

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

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

RECOMMENDED APPROACH FOR ASSESSING
QUALITY OF PEDESTRIAN FACILITIES
Sidewalks
Quality of
Facility

Within 20-Minute Neighborhoods

Other Areas

High

Complete sidewalks with buffers
on both sides of arterials and
collectors

Complete sidewalks on both sides
of arterials and collectors

Acceptable

Complete sidewalks without
buffers both sides of arterials and
collectors

Sidewalks present

Needs
Improvement

Incomplete or no sidewalk

Incomplete or no sidewalk

Quality of
Facility

Within 20-Minute Neighborhoods

Other Areas

High

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

Existing marked crossings meet
Tacoma’s current best design
practice

Acceptable

Crosswalks present every 600 feet

Crosswalks present

Needs
Improvement

No crosswalks within 600 feet

No crossings present

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

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

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

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

FOUR TYPES OF BICYCLISTS BY PROPORTION OF POPULATION

Source: Portland, OR DOT

The goal is to build infrastructure for the Interested, but Concerned group by making the bicycle network
feel safe for everyone.
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BICYCLE PRIORITY NETWORK
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BICYCLE FACILITY TYPES
Bicycle Lanes
A bicycle lane is a designated lane for exclusive
use by bicycles, flowing in the same direction as
traffic. Generally, bicycle lanes are 5-6 feet wide
and are indicated by pavement markings and
signage. Bicycle lanes are typically placed on
the right side of the road, between a travel lane
and curb or other road edge. Bicycle lanes allow
for more predictable behavior from motorists
and bicyclists, visually remind motorists of the
presence of
bicyclists,
and can
increase
roadway
efficiency for
more bicycle
and motorist
volumes.

Source: Fehr & Peers

Buffered Bicycle Lanes
Buffered bicycle lanes add a painted buffer of
18 inches to 3 feet wide to a typical bicycle lane
to increase separation from motor vehicles.
Buffered bicycle lanes are appropriate in areas
where standard bicycle lanes are considered,
streets with higher traffic speeds and volumes,
or streets with additional width to accommodate
a buffer. An added buffer to a bicycle lane
provides a greater sense of safety for less
confident bicyclists, gives clearance from the
door zone
of parked
cars if the
bicycle lane
is adjacent
to parking,
and allows
bicyclists
room to pass
each other.
Source: Alta Planning + Design
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Bicycle Boulevards
Bicycle boulevards are low speed, low volume
streets with traffic calming measures such as
speed humps, roundabouts, chicanes, and stop
signs to allow bicyclists to comfortably use the
road in a low stress setting. Bicycle facilities
are indicated on these streets by signs and
pavement
markings,
including
sharrows.
These
facilities are
appropriate
for users of
all ages and
abilities.
Source: Fehr & Peers

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

Source: Alta Planning + Design
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SYSTEM COMPLETENESS FRAMEWORK
The bicycle priority network is complemented
by supportive policies, including the system
completeness framework. The key metric
will be percentage of network complete but
facility quality and improved safety should be
tracked over time. System completeness will
be measured against the 20 year project list
identified in the Transportation Element.

To rate facility quality, the below table provides
guidance. The most desirable outcome is
provision of a facility that meets or exceeds the
level of quality recommended by the TMP. An
acceptable facility is met by providing some
type of designated bicycle facility that improves
the current facility but provides a lower quality
experience than that recommended as part of
this plan.

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

RECOMMENDED APPROACH FOR ASSESSING QUALITY OF BICYCLE FACILITIES
Quality of
Facility

Within Bicycle Priority Network

High

Provides treatment recommended in the Bicycle Priority Network

Acceptable

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

Needs
Improvement

No Facility

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

These levels of intensity are summarized in the
accompanying table.

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

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

MODAL NETWORK AND TRANSIT
PRIORITY TREATMENTS
Transit will be prioritized over other modes on
certain streets, which is illustrated in the transit
priority network. This map highlights the streets
where transit will be prioritized and indicates
the level of transit service intensity that the City
could support in the future. Access to these
transit priority streets by walking or bicycling
is also important because transit riders need
to get to the stop. For this reason, the transit
priority network has significant overlap with
the pedestrian and bicycle priority networks.
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Transit Intensity Levels
Streets highlighted in dark blue are High
Capacity corridors and would support the
highest level of transit intensity. The transit
technology used to operate this level of intensity
could be either bus or rail, and appropriate
modes include street running light rail, streetcar,
bus rapid transit, and arterial rapid bus.
Streets highlighted in medium blue are Urban
corridors and have slightly lower intensity
than High Capacity corridors. Service could be
provided by buses on this type of corridor, with
the potential for very high quality service like bus
rapid transit.
Light blue streets represent Collector and
Neighborhood corridors, which have the lowest
intensity. These corridors could be served by
buses.

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

HIGH CAPACITY

URBAN

COLLECTOR AND
NEIGHBORHOOD

MAP COLOR

DARK BLUE

MEDIUM BLUE

LIGHT BLUE

Peak Frequency

10 min or better

11 to 15 minutes

16 or more minutes

Off Peak Frequency

15 min or better

16 to 30 minutes

31- 60 minutes

Appropriate Modes

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

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

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

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

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

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

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

Local Bus
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TRANSIT-SUPPORTIVE CITY ACTIONS

COLLECTOR AND
NEIGHBORHOOD

CITY ACTIONS

HIGH CAPACITY

URBAN

TRANSIT SIGNAL
PRIORITY/TRAFFIC
SIGNAL TIMING

Consistently
throughout corridor

Considered if person
Only at intersection
throughput of
points with higher
intersection is enhanced intensity modes

QUEUE JUMPS

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

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

Not considered

DEDICATED RIGHT
OF WAY OR TRANSIT
PRIORITY LANES

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

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

Not considered

ON-STREET PARKING
MANAGEMENT

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

Transit has priority, onstreet parking provided
only if delay/transit
conflict is minimal

Parking prohibited
only at bus stops

SELECTIVE USE OF CURB Only as a transit
EXTENSIONS
priority measure –
in-lane stops for
example.

Selected locations with
transit delay a decision
factor in placement

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

BICYCLE LANE
PLACEMENT

Full separation of
transit and bicycle
facilities

Separation and
delineation in conflict
areas

Considered in high
conflict areas

DEVELOPMENT SITE
PLAN REVIEW

Yes – including off-site
improvements

Yes – including off-site
improvements

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

PROVISION OF
CURBSIDE TRANSIT
PASSENGER AMENITIES

City will prioritize
provision

City will ensure
amenities can be
installed

Not provided –
transit agency
responsibility

PEDESTRIAN
INFRASTRUCTURE

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

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

As per Pedestrian
Priority Network

BICYCLE
INFRASTRUCTURE

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

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

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

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

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

The City has also identified potential corridors
for a future streetcar network. The network
connects many of Tacoma’s mixed use centers
and key destinations. The corridors called out
on the streetcar map coincide with corridors on
the transit priority network so they may begin
with incremental investments in transit service
in the shorter term. In the long term and with an
infusion of funding, the streetcar network would
provide an efficient transit experience for many
of Tacoma’s residents, workers, and visitors.

Some corridors in Tacoma accommodate more
than one prioritized mode, such as transit and
bicycle or transit and auto/freight. In corridors
like this, compromises may be necessary to
accommodate treatments for both modes rather
than just one. For example, if transit and bicycle
are both prioritized on the same street, it may
not be possible to have both transit priority lanes
and bicycle lanes on the street due to space
limitations. The cross-sections described in the
Roadway Typologies section later in this chapter
provide examples of how situations like this may
be handled.
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PRIORITIZATION FRAMEWORK
Transit-supportive city actions will be prioritized
and implemented over time, and all actions will
be coordinated with service changes made by
Pierce Transit and Sound Transit.

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

After identifying corridors where improvements
are needed, the corridors will be prioritized
so that investments can be directed where they
will have the largest impact. The following
criteria will be used to prioritize corridors:
1.

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

2.

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

3.

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

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

FIT WITHIN THE SYSTEM
COMPLETENESS FRAMEWORK
The 2015 Transportation Element of the
City’s Comprehensive Plan will identify transit
investments that should occur over the next
20 years. These investments will be developed
based on the transit priority network and transit
supportive actions described in this plan. The
City’s progress in providing a transit system will
be measured based on its progress in making
these transit investments relative to the City’s
growth over time.
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PORT ACTIVITIES AND FACILITIES

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

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

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

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

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

•

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

•

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

•

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

•

•

•

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

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

•

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

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

When induced and indirect jobs were
included, the total number of jobs
generated by the Port’s presence was
estimated at 29,000. If farmers and
manufacturers who ship products
through the Port of Tacoma were
considered, the Port’s activities reach
267,000 jobs in Washington State.
The marine terminal activities at the Port
of Tacoma generated more than $3 billion
in revenue.
This economic activity translates to more
than $223 million in state and local taxes
for education, police, fire services, and
road improvements.
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•
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•

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

•

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

•

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

FIT WITHIN THE SYSTEM COMPLETENESS FRAMEWORK
The 2015 Transportation Element will identify investments along the Heavy Haul Network that
should occur over the next 20 years. These investments will be developed based on the design
considerations described in this plan. The City’s progress in providing for freight will be measured
based on its progress in making these investments relative to the City’s growth over time.
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AUTO PRIORITY
NETWORK
This element provides guidance for future rightof-way improvements, recognizes the limitations
associated with street widening, and attempts
to balance the access and mobility needs
of all users including motorists, pedestrians,
bicyclists, transit, and freight while responding
to anticipated growth. The Auto Element also
strives to balance safety, preservation, and
maintenance of the roadway infrastructure, as
well as environmental sustainability. The City’s
street network includes State Highways and
streets ranging in size from local streets to
principal arterials linking neighborhoods and
business areas to each other and the region.

STATE HIGHWAYS AND HIGHWAYS OF
STATEWIDE SIGNIFICANCE
The City of Tacoma has been greatly impacted
by State Highways, which are owned by the
State and managed by WSDOT. These highways
connect communities to one another throughout
the Puget Sound Region. To serve traffic at
higher speeds and meet mobility and safety
goals, access to these streets is restricted and
regulated in accordance with RCW 47.05. The
State Highways that are within or adjacent to
Tacoma are designated into two categories,
depending on their role in the regional network:
Highways of Statewide Significance (HSS) or
Highways of Regional Significance (Non-HSS). In
addition, the State identifies highways that are
part of the Washington State Freight and Goods
Transportation System (RCW 47.06A.020). HSS
include interstate highways and other State
routes needed to connect major communities
in the state. The State uses the designation to
allocate and direct funding. The HSS system
was mandated by the 1998 legislature through
enactment of House Bill 1487 and codified into
RCW 47.06.140.
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WSDOT is the owner of the major highways in
the state, including I-5, which passes the Tacoma
Mall and intersects major highways, such as
SR 16, I-705, SR 7, SR 163, and SR 167 before
going east into Fife; SR 509 in the Port area;
SR 16 connecting Pierce and Kitsap counties;
I-705 which serves as the connector between
I-5, Downtown Tacoma, Tacoma’s waterfront,
North Tacoma, and the Tacoma Dome; and SR
167, commonly known as the Valley Freeway
connecting I-5 in Tacoma with I-405 in Renton.
SR 167 is not a complete freeway between
Puyallup and Tacoma. This uncompleted freeway
link has been identified as a critical missing link
in the state’s highway network. WSDOT, as the
administrator for federal and state transportation
funds, works with the City to improve the
transportation system locally and regionally.
The Green Transportation Hierarchy
recognizes that past transportation
investments have focused on auto mobility.
Moving forward, Tacoma will take a more
balanced multimodal investment approach.
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KEY AUTOMOBILE CONCEPTS
Auto Priority Network
In developing this TMP, the City’s roadway
network was evaluated to determine the routes
that are most critical to auto mobility. These
routes are considered a part of the auto priority
network, as summarized in the adjacent figure.
Similar to the other modal priority networks,
the City will prioritize treatments along the
auto priority network that accommodate auto
travel. The future auto priority network, in some
cases, differers from the existing functional
classification. This is due to the changing
priority of that roadway/corridor.

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

It is recognized that numerous
multimodal improvements will be necessary to
accommodate growth in the downtown area.
This will have to be balanced with the desire to
link Downtown Tacoma with the waterfront area.
Fit Within a System Completeness Framework
The City has historically measured LOS based
on automobile delay alone. This TMP generally
moves away from this approach by focusing
on system completeness based on the projects
included in the City’s 20 year list within the
2015 Transportation Element. However, the City
should continue to measure and prioritize vehicle
mobility along the auto/freight priority network,
as described in the performance measurement
section in the following chapter.
Access Management
Access management refers to the proactive
management of vehicle access points to adjacent
parcels through roadway and driveway design.
Access management promotes safe and efficient
use of the transportation network for all classes
of roadways. The City of Tacoma utilizes several
techniques to attempt to control access to
roadways. These techniques include:

As shown in the Green Transportation Hierarchy,
areas where autos take priority over other modes
should be limited. While autos still make up
the majority of trips in Tacoma, this is in part
due to the fact that transportation planning has
historically focused on accommodating auto
trips over other modes. The City is actively
working to encourage people to use other
modes, by shifting its investment priorities.
Regional Access to Downtown
The largest RGC being planned in Tacoma is the
downtown area. While new roadway capacity
in this area is, for the most part, not necessary
to accommodate the planned growth, it will be
important to preserve the existing access and
capacity to and from downtown to help mitigate
the growth and employment and new
residences.
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•

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

•

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

•

Separated Turning Lanes: Dedicated
lanes for left, right and U-turns, as well as
roundabouts, keep through-traffic flowing
and improve safety.
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•

Roundabouts: Roundabouts represent an
opportunity to reduce conflict points in
an intersection or reduce the severity of
crashes.

•

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

The access management techniques for a given
roadway must be appropriate for the facility
with respect to the roadway classification, traffic
volumes, adjacent land uses, and traffic speeds.
Lighting
Street and intersection lighting is a highly
effective tool for improving safety and personal
security along roadways. Well designed and
maintained lighting allows pedestrians to feel
safe when walking in their neighborhoods and
drivers can better see the street, as well as the
surrounding sidewalks. The City’s priority for
street lighting is to illuminate higher classified
streets and the intersections on those roadways.
A few other general statements can be made
regarding the potential safety benefit of roadway
lighting:
•

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

FUTURE VISION

•

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

•

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

Traffic Calming
Tacoma has a Neighborhood Traffic Calming
Program that helps ensure safe traffic conditions
on Tacoma’s neighborhood streets. The City
responds to residents questions and concerns
regarding speeding, traffic safety, traffic signs
and signals, and similar issues.
The City also administers its neighborhood traffic
circle program and the arterial and non-arterial
traffic calming programs. Traffic speeds and
volumes are a concern on neighborhood streets.
Tacoma’s Traffic Engineering Section will partner
with neighborhoods to address these concerns
and develop traffic calming projects that are
both feasible and fundable.
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Complete Streets
On November 17, 2009 the City Council adopted
Resolution Number 37916: “A Resolution relating
to the City’s street design; endorsing the creation
and ongoing development of Tacoma’s Complete
Streets Design Guidelines; and directing the City
Manager to implement the Mixed-use Centers
Complete Streets Design Guidelines and the
Residential Complete Streets Design Guidelines.”
Since adoption, the Council’s Complete Streets
direction is being incorporated into multiple City
policy initiatives, including this TMP.
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Demand-Side Approaches
Much of this plan addresses building out
Tacoma’s future transportation network, the
supply side, to serve the travel of residents,
employees, and visitors accessing the city’s
various land uses. However, another very
important piece of this relationship between
land use and transportation is Transportation
Demand Management (TDM), which addresses
the demand side of travel.

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

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

FUTURE VISION

The CTR Plan and Ordinance are designed to
improve air quality, reduce traffic congestion,
and reduce the consumption of petroleum fuels.
With the focus on employer-based programs
that encourage the use of alternatives to driving
alone for the commute trip, CTR represents a
centerpiece of the City’s overall TDM strategy.
Tacoma created DOTG as its first ever
Transportation Management Association (TMA).
This innovative effort to target downtown trip
reduction was created in partnership with Pierce
Transit and the Tacoma-Pierce County Chamber
of Commerce. Pierce Trips provides similar
services for businesses, workers, and students as
the TMA for Pierce County.

Source: Downtown On The Go

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

BIKING

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

WALKING
The City, TMAs, and employers can encourage
walking for both transportation and recreational
purposes through outreach programs, such
as the Walking Wednesdays effort that DOTG
offers. Many employees who live within walking
distance of their workplace may be used to
driving to work but find commuting on foot
enjoyable, either regularly or occasionally. Some
TMAs hold annual walking contests in which
commuters log their trips to work on foot and
enter to win prizes.
Similarly, recreational tours or walking groups
provide a healthy activity that can get people
more comfortable with walking around Tacoma.
Safe Routes to School (SRTS) is another
excellent example of providing transportation
choices for students by encouraging walking and
improving safety. Simply introducing people to
this option opens up new choices whether they
are walking for
work or fun.

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

Source: www.prontocycleshare.com

Source: Downtown On The Go
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Aside from outreach programs and capital
projects that build out the bicycle transportation
network, there are also supportive amenities that
can boost bicycling. Public bicycle and secure
parking areas, such as bike cages, are necessary
for people to feel safe leaving their bicycles
locked while not riding them. Tacoma has a free
bicycle rack request service for locations in the
public right of way.
Locker rooms, showers, and maintenance tools
are additional amenities that make bicycling an
easier choice. Some cities have bicycling centers,
run either privately or through public-private
partnerships, in central locations to give many
people access to these amenities. Public bicycle
share programs are another successful way that
many cities boost travel by bicycle.

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

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

VANPOOL / CARPOOL
Perhaps the most readily available source of
transportation capacity is the empty seats in
vehicles on Tacoma’s streets today. Matching
people who live and work in similar locations
or who otherwise have similar travel patterns
can increase the efficiency of the city’s
transportation network while helping contribute
to other policy goals as well. Pierce Transit
operates regular vanpools for groups of varied
sizes traveling short and long distances alike.
Vanpools offer the flexibility and door-to-door
service that many travelers enjoy, especially for
the work commute.
Formal and informal carpooling is also on the
rise, especially as more freeways receive HOV
and managed lanes. DOTG and Pierce Trips both
connect people to ridesharing options through
web services that match potential carpooling
partners. Individual employers can route their
employees through these existing carpool
matching services or undertake their own efforts,
as many large employers have begun to do
using employee shuttles. Lastly, smartphone
applications support ride matching for frequent
commuters and occasional passengers alike.

Source: en.wikipedia.org/wiki/
ORCA_card

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

FUTURE VISION
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CARSHARING
Private companies and public programs
supporting carsharing can reduce the burden
of parking on Tacoma’s streets. They can also
contribute to lower vehicle miles traveled (VMT)
by reducing dependence on privately-owned
vehicles and making drivers pay for each time
they use a shared vehicle. Zipcar currently
operates at the University of Washington
Tacoma, the University of Puget Sound, and
Pacific Lutheran University. There
are other examples of private,
public-private partnership, and
publicly run carsharing models
around the country that Tacoma
could adopt as an additional
option to private car ownership.

time restrictions and paid parking are utilized
to influence demand at no greater than 85%
occupancy or 1 stall in 6 is available for use.
In areas immediately outside the downtown core
(buffer zone) and other areas throughout the
City (outlying zones) parking is almost entirely
managed with time restrictions and enforcement
patrol. Parking spaces throughout the system
are managed on a first-come, first-served basis.
The City allows certain uses by parking permits.
Based on the City’s projected household and
employment growth and lacking new parking
facilities, the need to manage more parking
areas by deployment of new parking control
technologies will be necessary.

Source: Iconathon

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

PARKING MANAGEMENT
The management of parking resources is vital
to the success of many businesses and retailers
and it can help to reduce the need for additional
parking capacity. TDM is one tool shown to be
effective in the management of parking. The goal
of Tacoma’s parking system is to maximize the use
of the right-of-way while encouraging behavior
that is consistent with the priority user of each
district or area. For example, the parking priority
user in the downtown is customers, clients, and
visitors. Tacoma currently manages the short
term on-street parking supply utilizing various
tools to influence the desired parking behaviors.
Within the downtown core a combination of
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There are various thoughts on free parking in
dense commercial and residential centers. For
the City of Tacoma and its downtown merchants
and businesses, they decided in 2009 that free
parking and inconsistent parking controls were
detrimental to the success of the downtown core
retailers. The implementation of pay stations and
new enforcement tools created the desired 85%
occupancy. The parking system is now monitored
annually so that various adjustments to rates and
supply can be made strategically.
The Parking Technical Advisory Group (PTAG),
formerly the Parking Management Advisory
Task Force, was established in October 2009
(Ordinance No. 27840) to work alongside City
staff to analyze parking policies and address
parking issues within the downtown metered
parking area. The PTAG influence has since
grown to areas outside of the metered district,
including reviews of off-street parking pricing
and residential parking zones. The group
continues to be an invaluable asset to the City
as it provides varied and timely perspective as
it reviews current parking policies and how they
impact stakeholders. The group also makes
periodic recommendations to the City Manager
regarding policy and parking rate changes.

PUBLIC OUTREACH

-- 302 --

PLANNING CONTEXT

FUTURE VISION

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

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

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

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

•

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

•

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

•

Eliminate subsidies for drive-alone employees.

•

Continue to encourage Tacoma area employers to offer incentives for commute options
including use of carpools/vanpools, fully paid transit passes, and parking cash out
programs that encourage multi-occupant commuting through employees’ monetary
benefits rather than free parking.
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PRIORITY NETWORKS (ALL MODES)
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FUTURE VISION
Roadway Typologies
The previous section described the modal
priority networks in Tacoma for walking, biking,
taking transit, delivering freight, and traveling by
car. Where the wheels really hit the road (so to
speak) is in combining these layers together in
the context of a citywide transportation network.
As the previous map shows, Tacoma’s Layered
Network assigns primary priority to more than
one mode on some streets. Installing facilities
for multiple modes may be simple on corridors
with sufficient right of way width and available
capacity, but many streets in Tacoma will require
a delicate balance in order to support the
prioritized modes.

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

Transportation Commission Recommendations

# of Modal
Conflicts

Transit

Pedestrian

Bicycle

3

Primary

Standard

Secondary

• Proctor to Pearl

3

Secondary

Standard

Primary

• Pearl to SR-16

3

Standard

Primary

ID

Street / Corridor

1

Division / 6th Ave

2

N Narrows Dr / 26th

Auto

Primary

3

N 21st St

3

4

S 12th St

3

5

S 19th St

3

6

SR-509 / Marine View Dr

3

7

Center St

3

Primary

Standard

Primary

8

S 56th

4

Primary

Standard

Secondary

Primary

9

S 72nd

4

Primary

Standard

Secondary

Primary

10

N Orchard St

3

Standard

Primary

Primary

Primary

Standard
Standard

Primary

Primary
Primary

Standard
Separated Trail

S Tacoma Way

3

12

Yakima / Thompson

3

Primary

Standard

Primary

13

E D St / McKinley Way

3

Primary

Standard

Primary

14

E Portland Ave (South of I-5)

4

Primary

Standard

Primary

15

N Pearl St
• S 12th St to N 46th St

3

Primary

Standard

• N 46th St to Pt Defiance

4

Primary

Standard

Primary

• Pacific Ave to E D St

3

Primary

Standard

Primary

• E D St to City Limits

3

Standard

Primary

Pacific Ave (South of I-5)

3

17

Primary
Primary

11

16

Freight

Separated Trail

Primary

Primary

Primary

Primary

Primary

Primary
Primary

Puyallup Ave

Primary

Primary

Standard

Primary

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

In another example where the auto/freight
networks (row) intersect with the bicycle
network (column), autos and trucks receive
higher priority treatment with parking and a
center turn lane present. Bicycle facilities in the
form of a protected bicycle facility or a green
painted shared lane marking are provided.
The treatments shown do not represent a
street design standard, but instead an overall
philosophy to how modal accommodation and
prioritization might occur.

IMPLEMENTING THE LAYERED NETWORK WHEN PRIORITY NETWORKS OVERLAP
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Project List
The end goal of this TMP is to create a project list that guides the City’s transportation investment
priorities over the next 20 years and beyond. The following table provides a high-level snapshot of the
types of investment priorities that are envisioned. A detailed listing of projects and priorities is shown
in Appendix B. It is important to note that this TMP is setting a long term vision for Tacoma that will
likely take more than 20 years to realize.
The following chapter describes how this vision should be implemented over the next 20 years,
including funding and prioritization approaches to ensure that transportation investments match the
City’s overall goals for the transportation system.

PROJECT LIST SUMMARY

TYPE

EXAMPLE PROJECTS

Modal Conflict Studies

Planning studies along:

Pedestrian/Bicycle/
Trail Projects

Transit Projects
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•

Pacific Avenue

•

S 38th Street

•

Portland Avenue

•

S 56th Street

•

Puyallup Avenue

•

S 72nd/74th Street

•

S Pine Street

•

SR 509

•

Shared use bicycle and pedestrian trails

•

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

•

Pedestrian data collection

•

Sidewalk completion in 20-minute neighborhoods

•

Pedestrian access to transit projects

•

Bicycle lanes and protected facilities

•

Accessible pedestrian signals (APS) and bicycle signal
enhancements

•

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

•

Speed and reliability improvements

•

Study and improvement to High Capacity Transit corridors

INTRODUCTION
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Auto Projects

Tacoma Rail Projects

Comprehensive Plan
Neighborhood Action
Strategies

FUTURE VISION

•

Improvement of existing corridors to become “complete streets”

•

Intersection modifications, including new signals and
roundabouts

•

Added lanes to address capacity pinch points

•

New roadway segments to improve connectivity

•

Railroad grade separations

•

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

•

Major roadway rehabilitation

•

Track replacement

•

Railroad grade separations

•

Rail yard reconfiguration and improvement

•

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

Neighborhood-level improvements including:
•

Improvement of streets to include curb, gutter, and sidewalk

•

Street lighting, furniture, and public arts

•

Crosswalk treatments

•

Bicycle lanes

•

Pavement rehabilitation

•

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

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

•

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

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

ANNUAL AVERAGE AMOUNTS FROM EXISTING REVENUE SOURCES

2009 - 2012

2013 - 2018

Annual Average Percent
($ million) of Total

Funding Source
1. Grants and Other Gov. Agencies

Annual Average Percent
($ million) of Total

$ 25

48%

$ 39

55%

2. Private

8

16%

12

17%

3. Transportation Benefit District

0

0%

4

6%

4. Gas Tax

4

8%

3

4%

5. Public Utility

4

8%

2

3%

6. Debt

5

9%

2

3%

7. Real Estate Excise Tax

2

4%

1

1%

8. Street Vacation

3

5%

0

0%

9. Other Smaller Sources

1

1%

1

1%

10. Future Funding - Local Match

1

1%

4

6%

0

0%

3

4%

53

100%

71

100%

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

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

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

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

2. PRIVATE FUNDING
Most of the private funding of Tacoma’s
transportation projects is provided through local
improvement districts (LIDs). LIDs are available
only for transportation improvements that cause
an increase in the value of property adjacent to or
near the transportation improvement.
114 | June 2015
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The revenue comes from special assessments on
the properties in the district. This often requires
a technical study to calculate the amount of the
assessments.

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

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

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

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

8. STREET VACATION

LEVERAGING RESOURCES TO
FUND THE TMP
The City of Tacoma has several viable options
for raising significant revenue for the City’s TMP.
City officials, staff, and the community must
decide which of these revenue sources are the
most palatable for funding the build out of the
transportation system. The next section lays out
options for funding additional projects to help
realize Tacoma’s multimodal vision.

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

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

Public Utility Rates

•

Interest Earnings

•

Public Works Street Operations

•

Port Heavy Haul Fees

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

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

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

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

A. IMPACT FEES
ANNUAL AVERAGE AMOUNTS FROM
POTENTIAL ADDITIONAL REVENUE SOURCES
Annual Average
($ million)

Funding Source
A. Impact Fees

NA

B. Bonds
(total, not annual average)

$ 76

C. Business License Fee

$6

D. Commercial Parking Tax

NA

E. Non-motorized Mitigation
Fee

NA

F. Property Tax Lid Lift

$2

G. Red Light/Speed Camera
Fines

$2

H. Transportation Benefit
District

$ 62

I. Utility Tax

$ 10

NA - Revenue estimates not available at this time.
Revenues could be highly variable depending on key
assumptions and analysis methods.
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Currently Tacoma uses the State Environmental
Policy Act (SEPA) to identify development
impacts on the transportation system. It receives
some development mitigations primarily relating
to property access and safety improvements. The
City does not have a systematic means to obtain
mitigation of development impacts on the overall
transportation system.

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

Impact fees are calculated by identifying the
cost of the transportation projects that provide
capacity for new development, adjusting for other
sources of revenue that would pay for part of the
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same projects, and then dividing the remaining
cost by the number of trips that will be generated
by future development (as estimated by the City’s
travel model or the Institute of Transportation
Engineers manual). The result is the cost per trip.
The amount of impact fee to be paid by each new
development is calculated by multiplying the cost
per trip times the number of vehicle trips that the
new development will add to the transportation
system. Impact fees are one-time payments
from new development and redevelopment that
increases the number of trips.

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

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

The legal limit on city borrowing is an amount
equal to 2.5% of the taxable value of the property
in the city. Up to 1.5% can be issued by the City
Council as councilmanic bonds. The entire 2.5%,
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less any debt already issued, can be
borrowed if approved by 60% or more of the
voters. Their approval would include authorization
of an additional property tax to repay the bonds.
As of December 31, 2013, Tacoma’s debt limit
(2.5% of taxable value) was $415 million. The
City had borrowed $262 million, which is 63%
of the limit. The City could borrow up to $153
million more. The estimate in the table on
page 116 assumes that the City would borrow
approximately 50% of the remaining amount.
Cities try not to borrow the maximum because
they need the ability to borrow in case of
emergencies, and because cities that borrow
the maximum receive lower bond ratings and
pay higher rates of interest.

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

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

The estimate in the table on page 116 indicates
how much revenue could be generated from a
similar business license in Tacoma. Tacoma had
98,730 covered employees in 2013 according to
the Puget Sound Regional Council. Since covered
employment is 85-90% of total employment, we
estimate Tacoma’s total employment at 112,800.
A business license fee of $50 per year per
employee would raise $5,641,000 per year.
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D. COMMERCIAL PARKING TAX

F. PROPERTY TAX LEVY LID LIFT

Cities may tax commercial parking businesses
based on gross proceeds or number of stalls or
tax the customer, similar to an admissions tax.
Tax-exempt carpools, vehicles with disabled
parking placards, and government vehicles
are exempt from the tax. Expenditure of
revenues must be consistent with adopted local
and regional transportation/land use plans.
Expenditures can be for roadways, bicycle and
pedestrian facilities, and transit facilities, as well
as for TDM functions and general transportation
planning activities.

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

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

The cities of Seattle and Issaquah have developed
SEPA-based mitigation programs for nonmotorized transportation improvements. The
cities have established environmental standards
that must be met by new development. The
programs provide several alternatives for
development to meet the standards, including
(1) payment of a fee per pedestrian/bicycle trip,
similar to an impact fee, or (2) each applicant
conducts a separate analysis of their impact on
sidewalks and bicycle facilities and then identifies,
designs, and constructs specific improvements to
mitigate its impacts.
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G. RED LIGHT/SPEED CAMERA FINES
The City of Tacoma currently has a red light
camera program, as well as automated school
zone enforcement, and one of two cameras in
the state that are used for automated speed
enforcement outside of school zones. Funds left
over from covering the City’s administrative costs
support traffic safety and enforcement around
Tacoma, as specified in city ordinance. The City
of Tacoma currently receives $2.2 million per year.
That amount is used in the table on page 116 as
a minimum annual amount that Tacoma could
receive.

The City of Fife has a separate fund, the “Public
Safety Fund” in which it deposits the fines it
receives from the photo red light enforcement
program. Expenditures from the public safety
fund are used first for costs of the red light
enforcement program, including the City’s
administrative costs. The City of Fife nets at
least $1.2 million per year for transportation
improvements.

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

H. TRANSPORTATION BENEFIT
DISTRICT

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

I. UTILITY TAX

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

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

In 2013, Tacoma proposed a 2% earnings tax
on utilities, with the proceeds to be used for
Tacoma’s transportation. It was estimated that
the tax would provide approximately $10 million
per year for transportation, and would cost the
average house $5 per month. Although the public
did not provide enough voter support to pass this
tax, the City could explore this possibility again in
the future.

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

Current law also allows a sales tax of 0.2% for
the transportation benefit district. Tacoma’s
2015-16 budget estimates the City will receive
approximately $3 million per year from its
0.1% sales tax for criminal justice. On this
basis, Tacoma could expect approximately
$6 million per year from a 0.2% sales tax for
the transportation benefit district.
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Performance
Measurement &
Project Prioritization
As described in the goals and policies section,
the system completeness LOS standard enforces
the build out of Tacoma’s transportation
system concurrent with development; however,
prioritizing which projects to include in the city’s
20-year project list will require a careful balance
of many considerations, including:
•

Multimodal System: safe and welcoming
travel by all modes

•

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

•

Safety: safe travel

•

Health/Environment: physical health of
users and environmental protection

•

System Preservation: preserving existing
transportation assets

•

Financial Stewardship: effective
leveraging and expenditure of funds

•

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

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

BIG PICTURE
TOPICAL
AREAS

PERFORMANCE
MEASURES

MEASURES OF SUCCESS

DATA SOURCE

ACTIONS

Multimodal
System

Mode split

Decrease in SOV mode share

PSRC: RGCs and
MICs Work Trip
Mode Shares

Monitor PSRC data
every five years
or as updates are
available

American
Community Survey:
Citywide Commute
Mode Shares

Monitor ACS data
every five years or
more frequently if
desired

PSRC Household
Travel Survey: All
Trips

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

Equity

VMT

Decrease in VMT per capita

Monitor WSDOT
WSDOT Highway
data every two
Performance
Monitoring System years
(HPMS) or establish
city survey

CTR / TMA
Participation

Growth in number of
participants

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

Bicycle Friendly
Community Status

Upgrade in status from
League of
League of American Bicyclists American Bicyclists

Monitor every
two years

Investment per
community

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

Monitor every
two years

Investment per
mode
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City / Census data

Monitor every
two years

Percent of need met per
City
Neighborhood Council District

Monitor every
two years

Dollars spent per mode per
year

City

Monitor every
two years

Percent of modal priority
network built

City

Monitor every
two years

Miles of facilities built per year City

Monitor every
two years
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Safe Travel for
All People /
Modes

Health /
Environment

System
preservation

Financial
Stewardship

Crash reduction

Physical activity
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WSDOT

Monitor every
two years

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

WSDOT

Monitor every
two years

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

WSDOT

Monitor every
two years

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

Monitor every
two years

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

Tacoma School
District

Monitor every
two years

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

City / Census Data

Monitor every
two years

Air quality

Decrease in VMT per capita

WSDOT Highway
Monitor every
Performance
two years
Monitoring System
(HPMS) or establish
city survey

Pavement quality

Pavement quality model

City

Monitor every
two years

Number and percentage of
TacomaFIRST 311 pavement
maintenance requests filled

City

Monitor every
two years

Miles / number of markings
restriped

City

Monitor every
two years

Signals and
streetlights

Number / percent of
backlog of signal heads and
streetlights replaced

City

Monitor every
two years

Maintenance
funding

Percent of investments /
dollars spent on maintenance
projects

City

Monitor every
two years

Reduction in maintenance
backlog

City

Monitor every
two years

Non-city dollars leveraged for
project delivery

City

Monitor every
two years

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

City

Monitor every
two years

Vehicle delay

Limited increase in congestion City
on key routes for vehicular
mobility

Monitor every
two years

Move people and
goods

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

Monitor every
two years

Leveraging
additional funds

Congestion

Total number, per capita, and
per million VMT crashes
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MULTIMODAL SYSTEM

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

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

Tacoma can track its mode split for commute
trips citywide annually using Census Bureau data
and for trips to and from the Downtown and
Tacoma Mall Regional Growth Centers (RGCs)
and Port of Tacoma Manufacturing / Industrial
Center (MIC) every 5 years (approximately)
using PSRC data. Additionally, the PSRC
Regional Travel Study provides data on trips
for all purposes citywide, but it is updated less
regularly.
Using this available data and targets established
in the City’s Climate Action Plan, Tacoma should
aim for the following mode splits for its centers
and citywide:

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

EXISTING AND RECOMMENDED COMMUTE TRIP MODE SPLITS
DOWNTOWN TACOMA RGC

SOV HOV

2010 (PSRC)

72%

10%

2030

42%

22%

TACOMA MALL RGC

8%

2030

50%

23%

2010 (PSRC)
2030
2

TACOMA CITYWIDE

10%

8%

76%

16%

76%

10%

2030

55%

23%

15%
1

BICYCLE
1%

6%
1

BICYCLE
5%

8%

TRANSIT
3%

2%

SOV HOV WALK

TRANSIT
5%

4%
1

1

2012 (ACS)

BICYCLE
4%

SOV HOV WALK
87%

20%
1

8%

TRANSIT
10%

5%

SOV HOV WALK
83%

BICYCLE1
7%

1

2010 (PSRC)
PORT OF TACOMA MIC

WALK1

TRANSIT
5%

4%

10%

1. Walk and Bicycle mode shares are combined in current year data
2. Existing citywide mode shares come from a different data source
Puget Sound Regional Travel Study from Puget Sound Regional Council (PSRC)
American Community Survey (ACS) from United States Census Bureau
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VEHICLE MILES TRAVELED
VMT refers to the number of miles driven in a
single vehicle and is a key measure of how much
automobile travel is taking place on Tacoma’s
roadway network. Travel in general tends to
support productive activities so the aim of this
TMP is not to suppress travel itself, but rather to
make travel more efficient by reducing VMT per
capita. If every SOV trip in Tacoma instead carried
two passengers or half of these drivers walked,
rode a bicycle, or took public transit then the
transportation network would support the same
level of activity with half the per capita VMT.
VMT data is available at a coarse level using the
WSDOT HPMS. For a more accurate picture of
per capita VMT citywide, Tacoma would have to
establish its own travel survey or seek out other
data sources.

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

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

INVESTMENT PER COMMUNITY
There are two important ways that Tacoma can
track transportation investments per community:
helping traditionally underserved parts of the
city catch up and balancing overall investment
across the Neighborhood Council Districts
over time. The project lists establish the overall
need and can be built over time in a way that
encourages greater geographic equity.
The City may wish to prioritize projects early
on that support communities with low income
or a high proportion of zero-car households
as defined by Census block groups. As
transportation investments progress, the City
should track how overall needs are met by
Neighborhood Council District. The City can
track its progress on investment per community
by summarizing projects completed every two
years by Neighborhood Council District and for
disadvantaged communities.

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

EQUITY

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

Providing a transportation system that is
equitable both geographically and in its
treatment of modes is a key goal as Tacoma
implements the TMP. The City has not historically
tracked levels of transportation investment
by community and thus no data currently
exists measuring the geographic equity of
transportation investments. The City is making
tracking of transportation investments by
community a priority moving forward.
124 | June 2015
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SAFETY

HEALTH / ENVIRONMENT

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

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

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

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

Year

Total
VehicleOnly
Crashes

2010

3,571

20

23

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

2011

2,866

64

18

AIR QUALITY

REPORTED CRASH HISTORY 2010-2014

Crashes
Crashes
With
With
Pedestrians Bicyclists
Involved
Involved

2012

3,056

53

30

2013

3,006

76

33

2014

2,751

40

15

Total

15,250

253
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Tacoma’s Green Ribbon Climate Action Task
Force recommended exceeding the Kyoto
Protocol by establishing even greater GHG
reduction targets as part of the CAP. From 2000
to 2012, Tacoma reduced its greenhouse gas
emissions from transportation sources by 15
percent, a strong step toward meeting its goal
of reducing emissions to 15 percent below 1990
levels.
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The City should continue measuring its
transportation-related GHG emissions as part of
the CAP in pursuit of its next target: 40 percent
below 1990 levels by 2020.

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

PAVEMENT QUALITY
Because pavement degrades in a non-linear
fashion, cracks, potholes, and pavement heaving
only become more severe and expensive over
time. Thus, addressing pavement issues early is
far more cost effective for the city. The City is
currently updating its pavement quality model
to track and forecast repair, rehabilitation,
and replacement needs. Keeping this model
up to date and collecting current pavement
quality data will help the city to better manage
pavement conditions.
Another source of maintenance information
is the city’s TacomaFIRST 311 request system,
which allows residents to report needs. Tracking
the number and percentage of maintenance
requests that the City responds to is an easy and
useful measure of how well the City is addressing
maintenance needs.
The final metric related to pavement is
markings that direct and support users of the
transportation system. Markings may include
crosswalks, bicycle lanes and stencils, transit
lane designations, vehicle lane lines, and other
traffic guidance indicators. These markings fade
over time and require touch-ups or full restriping
periodically. The City should track miles of
restriping, numbers of stencils or other markings
replaced, and percent of backlog accomplished.
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SIGNALS, STREETLIGHTS, SIGNS,
AND OTHER EQUIPMENT
In addition to on-the-ground infrastructure,
Tacoma also has significant transportation
system investments in and above the ground.
Traffic signals, streetlights, signs, and other
equipment represent a large expense to the city
and are integral in keeping people and goods
moving. The City should track the number of
repairs or replacements done each year as well
as the percentage of the maintenance backlog
for the signals, systems, and other equipment
completed.

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

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

LEVERAGING NON-CITY FUNDS
Tacoma cannot afford to build out the
transportation network envisioned in this TMP
without funds from outside sources. The City
has successfully competed for grant funding in
recent years, including funding for such projects
as Port of Tacoma Road from East 11th Street
to Marshall Avenue, Historic Water Flume Line
Trail Phase IV, Schuster Parkway Promenade,
Top 4 Bikeways, and Tacoma Avenue Bridge.
Tracking the total dollar amount of non-city
funds leveraged for project delivery is another
important indicator of financial stewardship.
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CONGESTION
Vehicle congestion is a natural outcome of
development, but it can stifle a city’s economy
and livability when not properly managed.
While Tacoma cannot prevent congestion from
occurring, it can attempt to limit the increase
in congestion on key routes that are critical for
vehicular mobility. The City can also focus on
reducing demand for auto travel by building out
the transportation network for all modes and
using TDM strategies. It is the aim of this TMP
to keep people and goods moving in Tacoma,
whether they are traveling by active modes, or
in vehicles.

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

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

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

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

FUTURE CONDITIONS

2040 AND BEYOND

ECONOMIC

Driving in the U.S. began to decline three years
before the Great Recession. After 50 years of
steady growth, total national VMT leveled off
in 2004 and declined 8 percent between 2004
and 2012. Understanding the factors that drove
this decline and estimating their trends for the
future are vital to Tacoma’s TMP. The societal,
environmental, and financial impacts associated
with transportation infrastructure policies all
relate directly to VMT. The City should explore
the following questions to understand future
travel trends:
• What are the travel patterns of Millennials
(those born between 1982 and 2000), and will
their behavior continue as they age?

Historical trends have clearly linked economic
growth with growth in VMT. That began to
change in the early 2000s as VMT began to
decline even while national gross domestic
product was still increasing before the
Great Recession. Factors such as labor force
participation and median household income,
which showed strong growth historically, are still
linked to changes in VMT.
Looking into the future, it is unlikely that the
income growth seen over the past years can be
sustained. Moreover, labor force participation has
likely peaked, given high levels of women in the
workplace and the aging population.
Trend for VMT and need for
auto-oriented infrastructure:

• As the number of people per household
declines, how will this change travel demand?
• What impacts will new technology such
as autonomous vehicles and ride-sharing
applications have on the transportation
environment?
• How will land use patterns change as cities
continue to develop?
Three major trends with significant implications
for Tacoma’s future transportation system needs
are described as follows:

DECREASING

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

DECREASING

FUTURE VISION

IMPLEMENTATION
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TECHNOLOGICAL

WHAT DOES THIS MEAN FOR
TACOMA?

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

?

1

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

Trend for VMT and need for
auto-oriented infrastructure:

UNCLEAR

The average vehicle stays in the market for 11 years
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GLOSSARY

Tacoma TMP Glossary
ACRONYMS
ADA		

Americans with
		Disabilities Act

MIC		

Manufacturing / Industrial Center

CAP		

MOMAP

Mobility Master Plan

Climate Action Plan

CTR		

MSV		

Medium speed electric vehicle

Commute Trip Reduction

DOTG

MUC		

Mixed Use Center

Downtown On The Go!

EV		

NON-HSS

Highways of Regional Significance

Electric vehicle

GHG		

ORCA

One Regional Card for All

Greenhouse gas

GMA		

PSRC		

Puget Sound Regional Council

Growth Management Act

HOV		

REET		

Real Estate Excise Taxes

High Occupancy Vehicle

RGC		

Regional Growth Center

RPZ		

Residential Parking Zones

SEPA		

State Environmental Policy Act

SRTS		

Safe Routes to School

TAZ		

Traffic Analysis Zone

TDM		

Transportation Demand Management

HPMS		

Highway Performance
		Monitoring System

HSS		
		

Highways of Statewide
Significance

ITS		

Intelligent Transportation
		Systems

LID		

Local Improvement Districts

TMA		

Transportation Management Association

LOS		

Level of Service

TOD		

Transit-Oriented Development

LSV		

Low speed electric vehicle

VMT		

Vehicle Miles Traveled

CONCEPTS
20-MINUTE NEIGHBORHOOD – an area which encompasses most of the daily needs of a
resident and can easily be traversed on foot in 20 minutes
ACTIVE MODES / ACTIVE TRANSPORTATION – typically non-motorized modes of travel
which require physical activity, such as walking, bicycling, skateboarding, or using assistive devices
BEST MANAGEMENT PRACTICES – techniques, measures, or structural controls used to
manage the quantity and improve the quality of stormwater runoff
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BICYCLE BOULEVARD – Low speed, low volume streets with traffic calming measures such as
speed humps, roundabouts, chicanes, and stop signs to allow bicyclists to comfortably use the road
in a low stress setting. Bicycle priority is indicated on these streets by signs and pavement markings,
including sharrows. These facilities are appropriate for users of all ages and abilities.
BICYCLE LANE – a designated lane for exclusive use by bicycles, flowing in the same direction
as traffic. Generally, bicycle lanes are 5-6 feet wide and are indicated by pavement markings and
signage. Bicycle lanes are typically placed on the right side of the road, between a travel lane and
curb or other road edge. Bicycle lanes allow for more predictable behavior from motorists and
bicyclists, visually remind motorists of the presence of bicyclists, and increase roadway efficiency for
more bicycle and motorist volumes. Bicycle lanes are most appropriate on streets with less than 3,000
daily vehicles, and a posted speed limit of 25 mph or less.

BUFFERED BICYCLE LANE – Buffered bicycle lanes add a painted buffer
of 18 inches to 3 feet wide to a typical bicycle lane to increase separation from motor vehicles.
Buffered bicycle lanes are appropriate in areas where standard bicycle lanes are considered, streets
with higher traffic speeds and volumes, or streets with additional width to accommodate a buffer. An
added buffer to a bicycle lane provides bicyclists room to pass each other, gives clearance to the door
zone of parked cars if the bicycle lane is adjacent to parking, and provides a greater sense of safety
for less confident bicyclists.
COMMUTE TRIP REDUCTION / TRANSPORTATION DEMAND MANAGEMENT –
a law adopted in Washington State in 1991 with the intent to improve air quality, reduce traffic
congestion, and reduce the consumption of petroleum fuels through employer-based programs that
encourage the use of alternatives to the single-occupant vehicle (SOV) for the commute trip. These
strategies are also know as transportation demand management (TDM) more generally.

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

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

GREEN TRANSPORTATION HIERARCHY – a prioritization strategy that recognizes
transportation modes that have the least environmental impact and greatest contribution to livability
INTELLIGENT TRANSPORTATION SYSTEMS – advanced applications that aim to provide
innovative services relating to different modes of transportation and traffic management. ITS
enables various users to be better informed and make safer, more coordinated, and ‘smarter’ use of
transportation networks.

136 | June 2015
136

-- 336 --

GLOSSARY

LAYERED NETWORK – a transportation planning concept that uses priority networks
for different modes to develop a system-wide multimodal network

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

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

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

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

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

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

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

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

Date:

November 26, 2014

To:

City of Tacoma, Department of Public Works

From:

Chris Breiland, Fehr & Peers

Subject:

City of Tacoma Travel Demand Forecasting Model Development
SE13-0313

INTRODUCTION
Fehr & Peers has worked with the City of Tacoma to develop a new travel demand forecasting
model to support a variety of transportation planning and engineering projects in the City. This
model, which has a base year of 2014 and a future year of 2040, is well suited for the following
types of tasks:


Development review



Traffic engineering



Temporary closure/detour analysis



Sub-area planning



Environmental Impact Reports



Long range planning



Transportation LOS/concurrency assessments



Transportation performance monitoring



Mode split evaluations



Transit planning
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The Tacoma Travel Model (TTM) is based on the Puget Sound Regional Council’s (PSRC) Regional
Travel Demand Model, Version 1.00b. The PSRC has extensive model documentation and a User’s
Guide that have already been submitted to City staff. Rather than re-write the PSRC
documentation, this memorandum summarizes the changes Fehr & Peers made to the PSRC
model to develop the TTM. These changes include major updates to the following:


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



Added detail and refined the roadway network



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



Updated park-and-ride component of the model



Included Tideflats truck trip generation component



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



Revised trip generation rates based on the PSRC 2006 Household survey



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



Model validation results

The following sections describe the specific changes that were made to develop the TTM, why
they are relevant for the model, and provide some details about key input and output files.
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TAZ UPDATES
Traffic analysis zones (TAZ) organize land use development data into specific geographic areas.
Ultimately all the land use that is within a TAZ polygon is represented as a point (centroid) in the
travel model. The travel model then assigns trips to and from the TAZ centroid point when
developing travel forecasts.
The original PSRC model has a relatively coarse TAZ structure since the model is regional in
nature and is focused on generating travel forecasts across all of Snohomish, King, Pierce, and
Kitsap Counties. To provide more refined travel forecasts in Tacoma, the PSRC zones were split as
part of the TTM development. The finer TAZ structure allows for traffic forecasts to be generated
on smaller roadways, improves the estimates of non-auto mode trips, and provides the ability to
extract turning movement forecasts at key intersections. Figure 1 shows the additional TAZ detail
in the TTM compared to the original PSRC model. In total, Fehr & Peers added approximately 400
TAZs to Tacoma and the surrounding area, representing roughly a one-to-five split of the PSRC
zones.

PSRC 4K MODEL
The PSRC is actively developing an update to the regional travel demand forecasting model that
will eventually replace Version 1.00b. This new model is named 4K by PSRC because it has
approximately 4,000 TAZs—which is a much higher level of detail compared to the current
version of the model. While draft forms of the 4K model are available, it was not chosen as the
basis of the TTM because many of the model elements are not net finalized and may not
produce reliable travel forecasts.
To build in as much future flexibility as possible, the TTM was constructed with several elements
of the 4K model, including the high TAZ detail in and around the City of Tacoma, the latest
sociodemographic data from the US Census, and updated trip generation rates. Although the
4K model has higher TAZ detail, most of the procedures and modules in 4K are the same as the
1.00b version.
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Figure 1 – PSRC TAZ Boundaries (orange) and Tacoma Travel Model TAZs (black)

The new TTM TAZ network in also consistent with PSRC’s upcoming travel model platform, PSRC
4k. PSRC 4k has roughly 4,000 TAZs in the region, and includes much more detail in Tacoma. The
TTM TAZs nest fully within the 4k TAZ structure so as PSRC releases future land use data in the 4k
format, it will be simple to allocate the land use data into the TTM TAZ structure.
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The TTM TAZs also follow the Mixed-Use Center boundaries so that growth in the centers can be
isolated from the surrounding neighborhoods. Figure 2 shows the TTM TAZ boundaries near the
Proctor Mixed Use Center.
Figure 2 –Tacoma Travel Model TAZs Boundaries Around the Proctor Mixed-Use Center

Zone Numbering
For much of the region, the PSRC TAZ numbering was not changed when developing the TTM,
however when splitting the TAZs in and around Tacoma, new TAZ numbers were assigned. To
facilitate identification of TAZ numbers when editing the land use file or using GIS for data
analysis, the following TAZ ranges cover the Tacoma area:


Port/Tideflats Area: 668-671, 676-678, 680, 880-883, 910, 915, 939-949
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Tacoma: 22754-26503 (except for TAZs above 22000 listed elsewhere)



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



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



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

Land Use
The land use data used in the TTM includes housing and employment by sector. The housing data
is derived from the US Census at the Block Group level. 2010 Census data were collected,
supplemented with City of Tacoma building permit data to develop a 2012 base year housing
estimate. The employment data is based on information provided by the PSRC and is based on
year 2012 data. As noted in the PSRC model documentation, households are then allocated into
income quartiles and employment into five categories: manufacturing; wholesale, transportation,
communications, and utilities (WTCU); finance, insurance, real estate, and services (FIRES);
government and education; and retail. The 2012 land use data for the City of Tacoma TAZs were
modified to match the assumptions in the Land Use Element of the City of Tacoma
Comprehensive Plan.

TRANSPORTATION NETWORKS
Highway networks
The highway network developed for the base year TTM was created by updating the base PSRC
travel model highway network with additional detail in the Tacoma area. Much of the highway
network modification was done to accommodate the additional TAZs in and around Tacoma.
Figure 3 highlights the additional network detail in the Tacoma area. A generalized summary of
the modifications made to the TTM highway network is shown in Table 1.
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Figure 3 – Comparison of PSRC (left) and Tacoma Travel Model (right) Highway Networks

Table 1 – Tacoma Travel Model Network Modifications
Network
Attributes

Modifications

Zone Connectors

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

Additional Arterials

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

Lanes

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

Speed

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

Capacity

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

Freeway
Interchanges

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

Turn Prohibitions

Added turning restrictions at various locations near interchanges.

Tolls

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

Figure 4 shows the roadway capacities in the original PSRC 1.00b network in the Tacoma area.
The colors are as follows:


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



900 vph – blue



800 vph – yellow



700 vph – purple



600 or lower vph (green)
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Note that many non-freeway roads in Tacoma (e.g., N 21st Street, S 12th Street) have very high
capacities (over 1,000 vph). There are also roads like S Jackson Avenue that have inconsistent
coding in the PSRC model (varying from less than 600 vph to more than 1,000 vph from block-toblock). Figure 5 shows how Fehr & Peers updated the capacities in the Tacoma area to be more
representative of field conditions and to correct PSRC coding errors.
Figure 5 –TTM Capacities

Transit Networks
The transit network and operations inputs for the TTM were updated to reflect 2014 service
characteristics from Pierce Transit and Sound Transit. Transit itineraries (routes and headways)
were modified for all Pierce Transit and Sound Transit routes in Pierce County. The modifications
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were made for peak period and off peak service. Figure 6 shows a screenshot of the transit
coding in the TTM. Transit data, including the peak and off-peak transit routes and headways for
all routes serving Tacoma, came from Pierce Transit in June 2014.
Figure 6 –Tacoma Travel Model Transit Network

The park and ride lots in Pierce County were updated to match current parking space capacity
and transit connectivity. A list of the park and ride lots and their capacity is available on the web
through WSDOT.

TIDEFLATS TRUCK TRIP GENERATION MODULE
Chapter 10 of the PSRC model documentation describes the Truck Model. The PSRC model has a
truck trip generation rate for all land uses and a “special generator” for the Port of Tacoma (PSRC
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TAZs 676, 678, 770). A major enhancement of the TTM is an expansion, validation, and refinement
of the Port of Tacoma special generator to include additional TAZs in the Tideflats area. Below
were the steps used to develop the expanded “Tideflats Special Generator” for truck trips:
1.

The special generator input files from the PSRC model were updated to include more
TAZs in the Tideflats area. The special generator files are as follows: SPLHVY.IN,
SPLMED.IN, SPLLGT.IN. Figure 7 shows the difference between the PSRC special generator
SPLHVY.IN input file and the same file for the TTM. Note that there are many more TAZs
included in the TTM version of the file.

2.

Update the truck counts in the special generator input files to match observed truck
counts in the Port of Tacoma and Tideflats areas. The numbers shown in the rightmost
column of the special generator file (Figure 7) are the number of daily heavy truck trips.
These truck trips were based on heavy vehicle truck trip counts taken in 2010 as part of
the Tideflats Area Transportation Study. The observed truck trips were distributed to the
TAZs in the Tideflats area. Data for the special generator input files was prepared by
Heffron Transportation. The truck count data are stored in a Synchro file that has been
transmitted to the City of Tacoma.

3.

Factor the truck counts to 2014 conditions. All the 2010 truck counts were factored up
assuming a one percent annual increase in truck traffic between 2010 and 2014.
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Figure 7 – PSRC Version 1.00b (Left) and Tacoma Travel Model (Right) Special Generator
Input File for Heavy Trucks (SPLHVY.IN)

Figure 8 shows the truck assignment output of the base year TTM – note that most of the truck
flows are on I-5 and SR 16, but there is a noticeable volume generated in the Tideflats area due to
the Tideflats Special Generator.
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Figure 8 –Tacoma Travel Model Truck (Medium and Heavy Vehicle) Assignment
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UPDATED SOCIODEMOGRAPHIC AND TRIP GENERATION FILES
Sociodemographic Data
As described in Chapter 5 of the PSRC model documentation, a key element of the overall model
structure is the sociodemographic characteristics of households. This data influences model
components such as vehicle availability, mode choice, and trip generation. Version 1.00b of the
PSRC model was based on sociodemographic data from the 2000 US Decennial Census. As part of
the TTM development, the sociodemographic data were updated using the most recent 2010
Decennial Census data from the US Census Bureau. This data updates the proportions of the
households in each of the 256 household cross-classification categories defined in the model.
Trip Generation Rates
In conjunction with the updated sociodemographic information, the PSRC updated the trip
generation rates in the 4K model based on data in the 2006 household travel survey. While we
have adopted these trip generation rates in the TTM, there is no current documentation on how
the PSRC developed these rates. However, our independent analysis of the performance of the
PSRC model does indicate that the 4K model trip generation results more closely match observed
traffic and transit data. Due to the complex nature of the trip generation rate input file structure, a
screenshot comparison of the PSRC Version 1.00b and TTM rates is not practical (since there are
many land use categories and trip purposes); however, the new 4K rates are about 10 percent
higher than the Version 1.00b rates. Table 2 lists the trip generation rate input file names to
facilitate a direct comparison between the prior and new PSRC rates.
Table 2 – Trip Generation Rate Input File Names
Trip Rate Category

PSRC Version 1.00b

Tacoma Travel Model

Xcrates.ma2

HH-triprates.in

NRRATES.ma2

nonhh_triprates.in

Household Three-Way Classification
File

XCHH.ma2

pumsxc_income-sizeworkers.in

Households with School Age Children

XCSC.ma2

pumsxc_incomek12students.in

Households with College Students

XCCO.ma2

pumsxc_incomecollegestudents.in

Residential Trip Rates
Non-Residential Trip Rates
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Even with the updated trip generation rates, the early model validation results indicated that while
regional roadways (I-5 and SR 16) had reasonable traffic levels, many city streets had too little
traffic compared to observed counts. To improve the model performance, several additional
modifications were made to the TTM macros:
1.

NEWVECS.MAC: This macro initializes all the matrices in the trip generation emmebank.
It was revised to create new matrix/vector files to accept the Tacoma-specific trip rate
adjustments (see lines 81 and 115).

2.

DATRATIN.MAC: This macro reads in all pertinent input files to run the trip generation
model. The macro was revised to read in the Tacoma-specific trip rate adjustments (and
store them in the empty matrices generated by the NEWVECS.MAC file). The production
rate adjustment for Tacoma is: TACO_FLAG_TGP.IN and the attraction rate adjustment is
TACO_FLAG_TGA.IN. See lines 63 through 68. The adjustments apply to all City of Tacoma
TAZs and the factor is 1.3 for the TAZs north of SR 16/I-5 and 1.15 for the TAZs south of
SR 16/I-5. These adjustment factors were developed through iterative runs of the TTM to
improve the model validation statistics.

3.

Balance.mac: This macro was revised to multiply the unbalanced productions and
attractions with the expansion factors (TACO_FLAG_TGP.IN and TACO_FLAG_TGA.IN). See
lines 26 through 43.

In working with other jurisdictions with the 4K trip generation rates (e.g., Bothell, Federal Way),
these types of adjustments are common, suggesting that the 4K model still requires additional
refinement before it is practical for widespread application.

TRAVEL ASSIGNMENT
Traffic Assignment
Fehr & Peers updated the volume delay functions (VDFs) to improve the performance of the
traffic assignment portion of the TTM. While we have no documentation on the original
background for updating the VDFs, they were developed in conjunction with WSDOT for Fehr &
Peers’ work on the I-405 Corridors project. The VDFs were specifically developed to reduce the
PSRC model’s tendency to “over-assign” traffic to the freeway corridors compared to adjacent
arterial corridors with less congestion. In other words, the standard PSRC VDFs tend to make
major regional roadways more “attractive” compared to typical city arterials and collectors. These
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VDFs have been used on more than 20 model updates over the past 15 years due to their
superior performance for forecasting local traffic patterns 1.
The VDFs were developed based on the current Highway Capacity Manual’s recommendations for
VDFs for large regional travel demand models. The new VDFs are based on functional class and
speed. The VDFs used in the PSRC Version 1.00b and TTM are shown in Table3.
Transit Assignment
The transit assignment process has been modified from the approach used by PSRC in the
regional travel model. The transit assignment methodology used in the TTM mirrors the
methodology used in the Sound Transit Incremental Transit Ridership Model. Specifically, the TTM
adopts Sound Transit’s Boarding Penalty, Wait Time Factor. As noted in the Sound Transit
documentation, this methodology better accounts for passenger bias in selecting both mode and
station locations for boarding/alighting based on factors other than transit headways/speeds that
are considered in the PSRC model framework. See the AMTRANHW.MAC file, line 18 for the
specific change. To work with the updates in the transit assignment macro, the transit nodes in
the network file have been flagged to identify the following, consistent with the Sound Transit
methodology:


Regular bus stops



Transit centers (for bus boardings—including Tacoma Dome, Tacoma Community
College, Lakewood, and Tacoma Commerce Street)



Rail stations (e.g., Sounder and Tacoma Link)

The approach in the Sound Transit model has been approved by the FTA and provides greater
flexibility in how different stations are represented in the model and more accurately reflects
observed boarding and transfer patterns.

Updating the VDFs in conjunction with increasing the trip generation rates is consistent with the PSRC
model’s tendency to over-assign freeway volumes with the standard VDFs. As more traffic is spread out from
the freeways and major highways (what PSRC validates to), additional vehicle trips are necessary to
reproduce traffic counts.
1
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Table 3 –Volume Delay Functions
Speed
(MPH)

PSRC Version 1.00b

Tacoma Travel Model

< 30

fd1 =(length*60/ul2)*(1 + 1.5*(HRFAC*(volau) /
(lanes*ul1)) ^4)

30

fd2 =(length*60/ul2)*(1 + 1.2*(HRFAC*(volau) /
(lanes*ul1)) ^5)

35

fd5 = (length*60/ul2)*(1+0.60* (HRFAC *volau/
(ul1*lanes))^5.8) +el1/((1-get(1)).max.0.01)

fd3 =(length*60/ul2)*(1 + 1*(HRFAC*(volau) /
(lanes*ul1)) ^ 5)

40

fd4 =(length*60/ul2)*(1 + 0.7*(HRFAC*(volau) /
(lanes*ul1)) ^5)

45

fd5 =(length*60/ul2)*(1 + 0.72*(HRFAC*(volau) /
(lanes*ul1)) ^5)

50
55

60

fd3 = put((length*60/ul2)*(1+0.56*( HRFAC
*volau/ (ul1*lanes))^6.0))+length*((0.5639+
put(get(1)/ length)*(0.6398+get(2)*(0.0712+get(2)* (0.0004+0.00009*get(2))))))

fd1 = put((length*60/ul2)*(1+0.72*(HRFAC
*volau/(ul1* lanes))^7.2))+ length*(0.max.(.5639+put(get(1)/ length)*(0.6398+get(2)*(0.0712+get(2)* (0.0004+0.00009*get(2))))))

fd7 =(length*60/ul2)*(1 + 0.1*(HRFAC*(volau) /
(lanes*ul1)) ^10)
fd8 =put((length*60/ul2)*(1 +
0.72*(HRFAC*(volau) / (lanes*ul1))
^7.2))+length*(0.max.(0.5639+put(get(1)/length)*(0.6398+get(2)*(0.0712+get(2)*(0.0004+0.00009*get(2))))))
fd10 =(length*60/ul2)*(1 + .32*(HRFAC*(volau) /
(lanes*ul1)) ^7)

70
Centroid

fd6 =(length*60/ul2)*(1 + 0.74*(HRFAC*(volau) /
(lanes*ul1)) ^5)

fd9 =(length*60/ul2)

fd9 =(length*60/ul2)*(1 + 1.5*(HRFAC*(volau) /
(lanes*ul1)) ^4) or (length*60/ul2)

Notes:








fd: Function Definition (part of EMME macro language)
length: Link distance
UL2: Speed in EMME model
HRFAC: EMME Time Period Peak Hour Factor (AM=.375, PM=.35,MD=.184,EV=.354,NI=.255)
Volau: EMME Total Vehicle Demand for Time Period
Lanes: Number of Lanes
UL1: EMME Capacity (vphpl)

Generally, the speed to function relation is usually used. During the validation effort some facilities had
their VDFs modified to reflect congestion. The VDF for 60 miles per hour was created by WSDOT/TRAC
to reflect reliability in freeway operations.
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Park-and-Ride
The process to determine demand at park-and-ride lots was also modified. The PSRC model
assumes that all park and ride lots have the same attractiveness and capacity (approximately 300
stalls). The TTM has an attractiveness factor that better reflects observed utilization by modifying
the following files:


PRFAC.311 – This input file was created for the TTM and creates a par-and-ride lot
capacity factor that is based on dividing the total park-and-ride lot capacity by 250. This
results in a capacity result ranging between 0 and 10 for all lots in the region.



The PRSPLIT.MAC macro was updated to read and apply the PRFAC.311 input file when
estimating usage. Figure 9 compares the Version 1.00b PRSPLIT.MAC file to the TTM
version of the file. The main difference is the deletion of line 33 of the Version 1.00b file
(which set all the PRFAC values to 1). By including capacity in the park-and-ride
assignment routine, we get much more realistic results. Figure 10 shows a comparison of
utilization of the Tacoma Dome park-and-ride lot when applying the Version 1.00b and
the TTM methodologies. As shown, the TTM method produces superior results (134
entries in the AM peak period for the PSRC model compared to 2,212 entries for the TTM
– the most recent WSDOT data from Fall 2013 indicates daily usage of about 2,270 stalls
at peak utilization2).

http://www.wsdot.wa.gov/NR/rdonlyres/7F57E292-9768-4E9E-AE8BF95268966C21/0/PugetSoundParknRide_Fall2013.pdf

2
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Figure 9 – PRSPLIT.MAC Comparison: Version 1.00b (top), TTM (bottom)
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Figure 10 – Comparison of Tacoma Dome Park-and-Ride Lot Utilization: Version 1.00b
(left), TTM (right)

MODEL VALIDATION
The validation effort for the base year TTM model runs was focused on PM peak hour travel
demand at a collection of screenlines in and around Tacoma. The TTM does not explicitly
generate PM peak hour volumes, so the PM peak three-hour volumes are factored to represent
PM peak hour conditions. The factor used to scale the PM peak hour from the three-hour data is
0.38, which is based on a Tacoma-specific adjustment of Fehr & Peers’ typical peak hour factor
developed to estimate peak hour traffic volumes in the Central Puget Sound. A peer review of
Fehr & Peers’ version of the Seattle Travel Model, which is also based on the Version 1.00b
platform, describes how a PM peak hour factor of 0.37 was developed by comparing PM peak
hour to peak period counts throughout Seattle. Initial testing of the TTM indicated that this factor
was too low and better validation results were obtained by using a 0.38 factor. The higher factor is
reasonable for Tacoma given that Tacoma would be expected to experience less peak period
spreading than Seattle.
The map shown in Figure 11 shows the screenline locations. Further validation was performed for
downtown and citywide mode splits. Truck volumes were checked against the observed data at
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several key locations, shown in Figure 12 although no specific model validation efforts were
made for truck volumes.
Figure 11 –Tacoma Travel Model Screenline Locations
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Figure 12 –Tacoma Travel Model Truck Count Locations

Count Validation
At the outset of the TTM development process, Fehr & Peers collected traffic counts at 54
locations around the city, located on the screenlines used to validate the prior version of the TTM.
For the overall count validation, the model’s estimated PM peak hour volumes are compared to
the observed PM peak hour volumes. Fehr & Peers has developed a set of model validation
criteria that well-performing models should meet. The criteria and the performance of the TTM
are shown in Table 5 below.
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Table 5 – Count Location Model Validation
Fehr & Peers Model Validation
Guidelines

TTM Performance

+/- 10%

-8%

Percent of count locations within
deviation limits

≥ 75%

75%

Percent root-mean-squared error

< 40%

32%

Adjusted r-squared

> 77%

75%

Correlation coefficient

> 0.88

0.86

Performance Measure
Model/count ratio

The results in Table 3 indicate that the TTM is close to meeting the Fehr & Peers count location
validation guidelines, with three of the five criteria met. The adjusted r-squared and correlation
coefficient performance measures are not quite meeting the guidelines, reflecting the model’s
tendency to produce traffic forecasts that are lower than observed counts. The percent rootmean-squared error, which is typically one of the more difficult guidelines to meet, is well within
the acceptable range, indicating that the model is generally clustered around the observed counts
(albeit a bit low), as opposed to many high estimates canceling-out low estimates.
Screenline Validation
The count validation provides a snapshot of how well the TTM is performing overall, the
screenline validation examines the model’s performance at a more localized level. The results of
the screenline validation are shown in Table 6.
The screenline performance indicates that the model is performing well across most of the city,
again with the slight tendency to produce traffic estimates that are lower than observed counts.
Mode Split Validation
While the screenline results generally indicate that the TTM is generating a reasonable number of
vehicle trips, the mode split validation is performed to ensure that non-auto mode trip generation
is reasonable. For the mode split validation, the TTM’s home-based work mode split is compared
against comparable data from the US Census Bureau’s American Community Survey. The results
are summarized in Table 7.
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Table 6 – Screenline Model Validation
TTM PM Peak Hour
Volume (Base Year)

PM Peak Hour Count
(2012)

Model/Count Ratio

1: South of N 26th St

4,008

4,079

0.983

2: South of 6th Ave

5,693

5,814

0.979

3: South of S 25th St

4,664

5,232

0.891

4: North of SR 509

1,585

2,221

0.714

5: North of S 72nd/74th

20,231

19,204

1.054

6: North of SR 512

10,509

12,000

0.876

7: West of Pearl/Orchard

9,558

11,688

0.818

8: West of State/I-5

10,478

13,162

0.796

9: East of Pacific/I-705

9,148

8,495

1.077

10: East of Portland Ave

17,231

15,026

1.147

11: Federal Way City Limit

2,854

3,543

0.805

Screenline Total

95,959

100,464

0.955

Screenline

Table 7 – City of Tacoma Mode Split
Mode

ACS 5 Year Data (2008-2012)

TTM Performance

SOV

83%

84%

HOV

10%

7%

Transit

4%

7%

Walk

3%

2%

Bike

1%

1%

As shown above, the TTM data are very similar to the ACS data, with the transit mode being
slightly higher in the TTM and HOV being slightly lower. Overall, these results indicate that the
mode choice component of the TTM is working well.
Table 8 presents the results of the HBW mode split in downtown Tacoma. Since the ACS is a
household survey, there is no comparable data. However, the data in Table 6 meet our
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expectations that transit would represent a larger share of commute trips to/from downtown
Tacoma at the expense of SOVs.
Table 8 – Downtown Tacoma Mode Split
Mode

TTM Results

SOV

67%

HOV

10%

Transit

20%

Walk

2%

Bike

1%

2040 TRAVEL MODEL
A 2040 version of the travel model was built using data provided by VIA Architecture and the
Planning Department. As the Transportation Master Plan has not yet identified a comprehensive
list of citywide transportation improvement projects, only regional projects identified in the PSRC
model and other plans were included in the roadway network. A version of the 2040 model with
the citywide transportation improvements is actively under development. The list below
summarizes several of the major regional projects near Tacoma assumed in the 2040 version of
the TTM:





I-5 HOV lanes to SR 16
Canyon Road extension in Pierce County
SR 167 extension to SR 509

Figures 13 and 14 summarize the change in population and employment expected between now
and 2040.
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Figure 13 –Tacoma Travel Model Truck Population Growth Assumed by 2040
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Figure 14 –Tacoma Travel Model Truck Employment Growth Assumed by 2040
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APPENDICES

Appendix B

Detailed
Project List

June 2015 | 141
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City of Tacoma

TRANSPORTATION MASTER PLAN

140
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PROJECT LIST
The multi-modal TMP project list was developed utilizing various existing and adopted plans and
documents including:
•
•
•
•
•
•
•
•
•
•
•
•






2014 Transportation Element
Six-Year Comprehensive Transportation Program
Mobility Master Plan
Container Port Element
Hilltop Subarea Plan and EIS
North Downtown Subarea Plan and EIS
Prairie Line Trail Corridor Plan
Schuster Corridor Multi-Use Trail
South Downtown Subarea Plan and EIS
PSRC Regional ITS Implementation
Pierce County Realize 2030 — Comprehensive Plan Update
Draft Pierce County Transportation Element
WSDOT ITS Strategic Plan
WSDOT STIP
Tideflats Area Transportation Study
Sound Transit Long-Range Transit Plan
Tacoma Neighborhood Planning Efforts

New TMP projects were developed over a year-long period of work led by the Transportation
Commission. The Transportation Commission developed an overall TMP Vision Statement, as
well as guiding Goals & Policies. Using these guiding principles along with the Green Hierarchy,
land use allocations, mixed-use center and regional growth center visions, modal deficiencies,
public/stakeholder input, City of Tacoma staff input, and the Layered Network concept, the
Commission developed new multi-modal transportation projects. Strong consideration was
given to the 20-minute neighborhood concept and transportation system completeness.
The Transportation Commission then prioritized and ranked the projects using scoring criteria
consistent with the System Performance Measures outlined in Chapter 5 - Implementation. The
criteria include multi-modal considerations, equity, safety, health & environment, system
preservation, fiscal stewardship, congestion management, time horizon, hierarchy, and proximity
to the growth centers. The resulting project list is presented on the following pages. The project
groupings are presented showing highest to lowest project ranking.
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Project List by Overall Ranking (DRAFT)

Project ID

Name

Description

Additional Notes

Source

Project Type Category

On priority
network?

Yes or No

Multimodal System (mode
split map)

2= Projects that reduce SOV
mode share by expanding
transit, carpooling options.

1= Projects increase biking
and walking options.
0= Projects that don't do
either.

1

Pacific Avenue Multimodal Corridor Study

2

S 38th St Multimodal Corridor Study

3

Portland Avenue Multimodal Corridor Project

4

S 72nd/74th St Multimodal Corridor Study

5

20‐minute Neighborhood Pedestrian Projects

6

6th & Tacoma Ave.

7

Amtrak Station Pedestrian Bridge

8

S 12th St Corridor Improvement Project

9

S 19th St Corridor Improvement Project

10

S 38th St ‐ S Tacoma Way to I‐5

11

S 38th St Corridor Improvement Project

12

S 38th St Improvement ‐ Pacific Avenue and I‐5

13

S 56th St Corridor Improvement Project

14

S 56th St Multimodal Corridor Study

15

S Pine St Multimodal Corridor Study

16

Tacoma Mall Blvd ‐ S 38th to 56th Sts

17

Pedestrian Access to Schools, Parks and other
places of interest

18

Pedestrian Access to Transit Projects

19

*S. 48th St. Overpass

Mid‐term safety improvements (37th Street to S City Limits),
Downtown Tacoma to South
HCT corridor enhancements, access management strategies
City Limits
Mid‐term safety improvements, HCT corridor
enhancements, access management strategies
Mid‐term safety improvements, HCT corridor
enhancements, access management strategies
Mid‐term safety improvements, HCT corridor
enhancements, access management strategies
Project to utilize the collected pedestrian data collection to
prioritize and install pedestrian projects such as improved
sidewalks, crossings, illumination, etc. within the 20‐minute
neighborhoods

S Tacoma Way and E Portland
Avenue
Puyallup Avenue to South City
Limits
Orchard Street to East City
Limits

A signal integration and coordination project and other ITS
applications
A signal integration and coordination project and other ITS
applications
The South 38th Street project is a 2” HMA overlay project
from the east gutter line of South Tacoma Way to the
concrete joint of the I‐5 overpass. The work will include
grinding the existing asphalt surface down 2 inches for the
same area. We included in the preliminary estimate a lump
sum number for an upgrade to the road illumination
system, traffic signal system, and including upgrades or
addition of Accessible Pushbutton Systems (APS). Per ADA
regulations, upon performing an HMA overlay, we are
required to install compliant curb ramps, compliant
sidewalk transitions, and compliant concrete driveway
approaches.
A signal integration and coordination project and other ITS
applications
This project consists of a grind and overlay of the existing
roadway, adding nonmotorized facilities, and
streetscape improvements.
A signal integration and coordination project and other ITS
applications
Mid‐term safety improvements, HCT corridor
enhancements, access management strategies
Evaluation to provide a connection across SR16 between
Scott Pierson Trail and the Historic Water Flume Trail

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

2= Signficant active
2 = Long life, maintenance
transportation
2 = Projects that leverage 2= Projects that increase
2= Projects that
and overlay projects,
2= Serve
facilities; facilities with
improve a high collision Air Quality benefits including signals, pavement, non‐city fund sources corridor throughput in terms
disadvantaged
of people or goods
(>50%)
etc
facility
communities (>20%)
(ITS, roundabouts)

1 = Projects that offer
walking, biking, transit
options or 12‐20%

1 = Projects that add
protection for biking
and walking

0 = Projects that don't 0 = Projects that don't
do either
do either

1 = Smaller ped/bike 1 = Projects that require less 1 = Projects that leverage
investments; roadway maintenance in the future some non‐city funds (10‐ 1 = Intersection congestion
(bike/ped facilities)
maintenance
50%)
relief projects
0 = Projects that don't
do either

0 = Projects that don't do
either

0 = Projects that don't do
either

0 = Projects that don't do
either

Horizon/
timeline

2=Short

Hierarchy

Centers

2=Ped/Bike/T
ransit

2=Growth
Center

1=Medium Freight/CarShar

0=Long

0=SOV

Total

1=Mixed Use
Center
0=Not in/near a
center

1
New / TMP

Modal Conflict Studies

New / TMP

Modal Conflict Studies

New / TMP

Modal Conflict Studies

New / TMP

Modal Conflict Studies

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

New / TMP

Transit

New / TMP

New Capacity/Link

New / TMP

New Capacity/Link

2

2

2

2

1

1

1

2

2

2

18

2

2

2

2

1

1

1

2

2

2

18

1
1
2

2

2

2

1

1

1

2

2

1

17

2

2

2

2

1

1

1

2

2

1

17

1

1

2

2

2

1

1

1

1

2

2

16

1

2

2

2

1

1

2

2

0

2

16

1
1

Currently unfunded
Between Jackson Avenue and
Pacific Avenue
Between Jackson Avenue and
Market Street

1

1

1

2

2

2

2

0

2

2

16

2

2

2

2

2

1

1

1

1

1

16

2

2

2

2

2

1

1

1

1

1

16

1

2

2

2

2

1

1

0

2

2

16

2

2

2

2

2

1

1

1

1

1

16

1

2

2

2

2

1

1

0

2

2

16

1
1
1

Planning

Between S Tacoma Way and E
Portland Avenue

2015 CIP

Improved roadway and
nonmotorized facilities

New / TMP

New Capacity/Link

1
1

Unfunded
Between S Orchard Street and
E Portland Avenue
S Tacoma Way and E Portland
Avenue

2015 CIP

Improved roadway

New / TMP

New Capacity/Link

New / TMP

Modal Conflict Studies

New / TMP

Modal Conflict Studies

1
2

2

2

2

2

1

1

1

1

1

16

2

1

2

2

1

1

1

2

2

1

16

2

2

1

2

1

1

1

2

2

1

16

1

2

2

2

2

1

1

0

2

2

16

1

2

2

2

1

2

0

1

2

2

15.5

2

2

2

2

1

1

0

1

2

2

15.5

1

2

2

2

0

2

1

0

2

2

15

1
1

S Tacoma Way and SR16

This estimate is for the corridor improvement project of
Tacoma Mall Blvd, from the intersection of S56th to the
intersection of S38th Street, and will include edge grinding
and 2" overlay of the asphalt roadway, patching of
unserviceable road sections, concrete ADA ramps, and
concrete driveways, replacement of non‐compliant
sidewalks and approaches, replacement of traffic detection
loops with video detection, installation of LED street
lighting, installation of pedestrian APS buttons, replacement Planning
of older storm drain grates/structures, striping, and
installation of a center median landscape island in select
areas. This estimate does not include the installation of
major utilities, significant ROW acquisition, changes to the
current channelization or alignment, or significant signal
replacement.

Project to identify and prioritize projects to improve
pedestrian access to schools, parks and other places of
Planning
interest.
Project to identify and prioritize projects to improve
pedestrian access to high capacity transit stops and stations. Planning
Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project

Safety Travel for All

1
Planning

Feasibility of a roundabout
Construct a grade‐separated bridge to connect the new
Amtrak station with the Soun dTransit garage and the new
passenger platform and lot near the Tacoma Dome.

Equity (Title 6 map)

Overpass

1

2015 CIP

Improved roadway and
nonmotorized facilities

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

CP ‐ WSDOT
Overpass

Bicycle/Pedestrian Projects

0.5

0.5

1
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Project List by Overall Ranking (DRAFT)

Project ID

20

21

Name

Brewery District Roadway Improvement

Bike Lane between S Orchard St ‐ S 25th St

City‐wide ITS System Architecture Plan

23

E Portland Avenue Corridor Improvement
Project

24

MLK Mixed Use Center Complete Sts
Improvement Project

25

Pine St and S Tacoma Way

27

Vertical separation of RXR and Roadway
Bike Lane between Puyallup Ave ‐ S 72nd St

Puyallup Avenue Multimodal Corridor Project

Bike Lane between Holgate ‐ Pacific Ave
Mid‐term safety improvements, HCT corridor
enhancements, access management strategies
A signal integration and coordination project and other ITS
applications
Bike Lane between S State St ‐ Pipeline Trail

30

S 15th St Corridor Improvement Project

31

S 56th St ‐ State to Pipeline Trail

32

S 74th/72nd St Corridor Improvement Project

A signal integration and coordination project and other ITS
applications

33

S C St 2100 Block

Complete gap of 304 feet of missing sidewalk

34

S C St 2500 Block

Complete gap of 1052 feet of missing sidewalk

35

S Oakes St/S Pine St/S Cedar St

36

SR509 Non‐motorized Trail Feasibility Study

37

Tacoma Mall Blvd HOV lanes
Union Avenue / S Warner St Corridor
Improvement Project

39

WSDOT HOV program from SR16 to South City
Limits*

40

*S. 56th St. Overpass

41

*S. 72nd/74th St. Overpass

42

*SR 509 (East West Rd.)

48th St S & Tacoma Mall Blvd

44

Browning St ‐ Grandview to Pioneer

45

Cedar St / Pine St Corridor Improvement Project

Protected bicycle facilities between 6th Ave‐ S 74th St
Feasibility study for a non‐motorized trail along SR509 right‐
of‐way to connect NE Tacoma neighborhoods to Downtown
Tacoma
Between 38th Street and South City Limits
A signal integration and coordination project and other ITS
applications
Extends HOV lanes south in both directions between the
SR 512 interchange and the SR 16 interchange.
Reconstructs the 72nd Street and 84th Street interchanges
to accommodate the widening and improve traffic
movements on and off the interstate.

Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project
Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project
Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project
As of 2014, this project will grind and asphalt overlay the
intersection and the four approach legs. Additionally it will
provide ADA compliant curb ramps to the existing
sidewalks.
This project is a partnership with the Puyallup Tribe of
Indians to reconstruct Browning Street from Grandview
Avenue East to Pioneer Way. Improvements will include
sidewalks, stormwater treatment,
walls, curb and gutter, widening for a right turn lane on
Browning at Pioneer, widening for a left turn lane on
Pioneer at Browning, and signal infrastructure.
A signal integration and coordination project and other ITS
applications

Project Type Category

PSRC

Road diet

New / TMP

Bicycle/Pedestrian Projects

On priority
network?

Multimodal System (mode
split map)

Equity (Title 6 map)

Safety Travel for All

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

2

2

2

1

1

1

0

2

2

15

1

1

2

2

1

1

1

2

2

1

15

New / TMP

Study

New / TMP

New Capacity/Link

CP

RR separation

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Bicycle/Pedestrian Projects

Length = 0.09 miles

New / TMP

Bicycle/Pedestrian Projects

E Portland and Pacific Avenues

New / TMP

Modal Conflict Studies

Length = 3.52 miles

Between cedar Street and MLK

New / TMP

New Capacity/Link

Length = 4.75 miles

New / TMP

Bicycle/Pedestrian Projects

New / TMP

New Capacity/Link

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

Length = 5.9 miles

New / TMP

Bicycle/Pedestrian Projects

Downtown Tacoma to
Norpoint Way NE

New / TMP

Modal Conflict Studies

New / TMP

New Capacity/Link

New / TMP

New Capacity/Link

Between S Orchard Street and
East City Limits
Prevoius gap analysis for
Citizens Neighborhood Street
Improvement
Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

Peak‐direction HOV facility
Between S 12th Street and S
47th Street

2

2

0

2

1

1

2

1

1

2

15

2

2

2

2

1

1

2

1

1

0

15

1
1

Road diet

Vertical separation of RXR and
Roadway

1
1

PSRC

Prairie Line Trail

29

43

Length = 3.44 miles

Shared‐Use Path
Puyallup Ave

Source

1

A planning effort to establish the overall system architecture
the city will utilize for the ITS infrastructure in order to allow
Planning
for additional federal and state coordination and funding
opportunities
A signal integration and coordination project and other ITS Between South City Limits and
I‐5
applications
This project will implement the “Complete Streets” concept
in the area anchored by our two major healthcare facilities.
Improvements will include bike lanes, sidewalks, street bulb
outs, transit improvements, signalization improvements,
channelization, stormwater improvements, utilities and
more to transform several arterial streets into a multimodal
network that improves efficiency for all modes of
transportation. The project will improve connections to the
LINK Light Rail transit center and to the Tacoma Dome
Station, (Regional Transit Center).

Portland Ave

28

38

Additional Notes

This project will implement the “Complete Streets” concept
in the area of south downtown known as the brewery
district. Improvements will include bike lanes, sidewalks,
street bulb outs, transit improvements, signalization
improvements, channelization, stormwater improvements,
utilities and more to transform several arterial streets into a
multimodal network that improves efficiency for all modes
of transportation. The project will improve connections to
the LINK Light Rail transit center and to the Tacoma Dome
Station, (Regional Transit Center).

Center St

22

26

Description

2

2

2

2

1

1

1

0

2

1

15

2

2

2

1

0

1

2

0

2

2

15

1

2

2

2

1

1

0

2

2

1

15

1
1
1
1

2

2

2

1

2

0

0

2

2

15

1

2

2

1

1

1

0

2

2

2

15

2

1

1

2

1

1

1

2

2

1

15

2

2

2

2

2

1

1

1

1

0

15

1

2

2

2

1

1

0

2

2

1

15

2

2

2

2

2

1

1

1

1

0

15

1

2

2

1

1

0

1

2

2

2

15

1

2

2

1

1

0

1

2

2

2

15

1

2

2

2

1

1

0

2

2

1

15

2
2

0
2

1
2

2
2

1
0

1
1

1
2

2
0

2
1

2
2

15
15

2

2

2

2

2

1

1

1

1

0

15

2

2

2

2

0

2

2

0

1

1

15

1
1
1
1
1
1

1

1
1

1
1
1

Currently unfunded

Overpass
Overpass
Shared‐Use Path

WSDOT

CP ‐ WSDOT
Overpass
CP ‐ WSDOT
Overpass
CP ‐ WSDOT
Overpass

New Capacity/Link

Bicycle/Pedestrian Projects
Bicycle/Pedestrian Projects
Bicycle/Pedestrian Projects

1
1

2

2

2

0

2

1

0

2

1

14

1

2

2

2

0

2

1

0

2

1

14

1

1

2

2

0

2

1

0

2

2

14

1

2

2

1

2

1

0

0

2

2

14

1

2

1

1

2

2

2

0

2

0

14

2

2

1

2

1

1

2

1

1

0

14

1
1
1

Design

2015 CIP

Rehabilitation
1

Unfunded

Between S 12th Street and S
38th Street

2015 CIP

Improved roadway and
nonmotorized facilities

New / TMP

New Capacity/Link

1
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Project ID

46

47
48
49
50

51

Name

Connecting Stevens/Tyler Across Tacoma

Delin St/S G St/S 36th St/Tacoma/S 38th St
Direct HOV access ramps to S 47th/S 48th St
(transit center)

Bike Lane between SR 509 ‐ Marine View Dr

HCT Corridor ‐ 38th St
HCT Corridor ‐ 48th St

53

HCT Corridor ‐ Downtown Tacoma to Parkland

54

HCT Corridor ‐ N M St/15th St

55

HCT Corridor ‐ Port of Tacoma

57

58
59
60
61
62

HCT Corridor ‐ Portland Avenue

HCT Corridor ‐ West End Crosstown

Market St
Martin Luther King Jr Way 2300 Block
st

64

Pedestrian Data Collection

Puyallup Ave

67

Puyallup Avenue Multimodal Corridor Project
(Portland to Pacific)

New / TMP

Bicycle/Pedestrian Projects

New Capacity/Link

New / TMP

New Capacity/Link

Length = 2.76 miles

New / TMP

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

Bike Lane between Pacific Ave ‐ City Line
The Puyallup Avenue project scope includes Pacific Avenue
to Portland Avenue. The new road will be designed to
reduce pavement area, add facilities for active lifestyles
(such as bike lanes), rain gardens, and other boulevard
treatments.
Shared‐Use Path From E. 11th St ‐ City Boundary

S 21st St widening
S 47th St/S 48th St/E C St/E 46th St/E E St

71

S 60th at Lawrence, Montgomery, and Alder St.

From Market/Jefferson Avenue to MLK to support MLK
Subarea Plan
Bike Lane between S Tacoma Wy ‐ McKinley Ave

72

S 80th/82nd St/D St ‐ Hosmer to D/McKinley Ave

73

S Alaska St ‐ S 72nd to S 96th St

74

S Orchard St Corridor Improvement Project

75

S Washington ‐ S 60th to S 43rd

Bike Lane between S 56th ‐ 96th St S
A signal integration and coordination project and other ITS
applications
Bike Lane between S 60th – S 43rd (S Tacoma Way)

New / TMP

Transit

New / TMP

Transit

Downtown Tacoma to
Parkland

ST

Transit

New / TMP

Transit

New / TMP

Transit

78

*S. 84th St. Overpass

Protected bicycle facilities between S 97th St ‐ 6th Ave
Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

1

2

2

1

1

0

2

2

1

14

1

2

1

1

1

1

0

2

2

2

14

2

2

2

1

1

1

2

0

0

2

14

1

1

2

2

1

1

0

2

2

2

14

1

1

2

1

1

0

1

2

2

2

14

2

2

2

0

2

0

2

0

1

2

14

2

2

2

0

2

0

2

0

1

2

14

2

2

2

0

2

0

2

0

1

2

14

2

2

2

0

2

0

2

0

1

2

14

2

2

2

0

2

0

2

0

1

2

14

2

2

2

0

2

0

2

0

1

2

14

2

2

2

0

2

0

2

0

1

2

14

1

2

2

1

1

1

0

2

2

1

14

2

1

2

2

1

1

2

0

1

1

14

2

2

2

0

2

0

2

0

1

2

14

1

1

2

1

1

1

0

2

2

2

14

1

2

2

1

1

0

1

2

2

1

14

2

1

1

2

1

1

0

1

2

2

14

1

2

2

1

1

1

0

1

2

2

14

1
1
0

1
1

1
1

New / TMP

Transit
1

Parkland to Proctor/21st
Street

New / TMP

Transit

Length = 0.07 miles

New / TMP

Bicycle/Pedestrian Projects

Freeway operations

WSDOT

New Capacity/Link

ST

Transit

New / TMP

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

1
1
1
1
1

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

Planning

New / TMP

Bicycle/Pedestrian Projects

Length = 2.67 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.71 miles

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Road diet

New / TMP

Bicycle/Pedestrian Projects

New Capacity/Link

New / TMP

New Capacity/Link

Length = 3.19 miles

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

1
1
1

1

1

2

2

1

1

0

2

2

1

14

1

1

2

1

1

1

0

2

2

2

14

2

1

1

2

2

1

1

0

2

1

14

1

1

2

2

1

2

0

0

2

2

14

0

2

2

2

0

1

2

0

2

2

14

1

2

2

2

1

1

0

2

2

0

14

1
1

Planning

Length = 2.12 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 2.53 miles

New / TMP

Bicycle/Pedestrian Projects

Between SR16 and S 56th
Street

New / TMP

New Capacity/Link

Length = 1.18 miles

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

Length = 6.19 miles

New / TMP

Bicycle/Pedestrian Projects

Overpass

CP ‐ WSDOT
Overpass

Bicycle/Pedestrian Projects

Schuster Parkway Trail
Yakima Ave (south)

Safety Travel for All

1
Puyallup Avenue to S 72nd
Street

Shared‐Use Path From S.7th ‐ Ruston Way

77

Equity (Title 6 map)

1

South Tacoma Way to
Portland Avenue

Install ADA ramps at each intersection.
Bicycle Boulevard between S Hosmer ‐ D StMcKinley Ave

Multimodal System (mode
split map)

1

Union Avenue to Portland
Avenue

Union Avenue to Downtown
Tacoma
Downtown Tacoma to Port of
Tacoma Rd

On priority
network?
1

Length = 0.56 miles

Stripe bike lanes
Project to collect, categorize and digitize all pedestrian
facility data within the City limits
Bike Lane between N37th St ‐ S 19th St

Project Type Category

Bicycle/Pedestrian Projects

Puyallup River Levee Trail

70

76

Complete gap of 304 feet of missing sidewalk

Source

2015 CIP

Corridor identified in the updated Sound Transit Long Range Downtown Tacoma to Tacoma
Plan
Mall
Bicycle Boulevard between S 7th St ‐ S 11th St
Length = 0.31 miles

Proctor St

66

69

Possible BRT/Light Rail/Streetcar service to connect Tacoma
Mall with the 34th/Pacific neighborhood and the Portland
Avenue area
Possible BRT or urban transit service improvements to
connect Tacoma Mall with Portland Avenue area
Corridor identified in the updated Sound Transit Long Range
Plan. Corridor located along Pacific Avenue or Yakima
Avenue
Possible BRT/Light Rail/Streetcar service to University Puget
Sound to Downtown Tacoma
Possible BRT/Light Rail/Streetcar service to connect
Downtown Tacoma with the Port of Tacoma
Possible BRT or urban transit service improvements to
connect South Downtown Tacoma, Puyallup Tribal Center, S
72nd Street, Portland Ave. Business District. Includes
Salishan neighborhood connection
Possible BRT/Light Rail/Streetcar service to connect
Tacoma's West End neighborhood with the Proctor Business
District, University of Puget Sound, Central Tacoma Business
District, Tacoma Mall, Pacific Ave. Business Districts, and
Pacific Lutheran University
Bike Lane between S 25th St ‐ S 24th St
HOV lanes from SR‐16 to 54th Avenue Interchange

I‐5 Tacoma / Pierce County HOV Program*
Light Rail Corridor ‐ Downtown Tacoma to
Tacoma Mall

Mildred/N. 51 (Pearl to Point Defiance Park)

68

Complete gap of 304 feet of missing sidewalk

Holgate St

63

65

New Capacity/Link

E 11th St/Taylor Way
Fawcett Ave 1500 Block

Additional Notes

This project will link existing bikeways north/south across
the city and add pedestrian improvements at three busy
intersections along the route. The
proposed project includes the following two elements:
Closing the gap on the Tyler/Stevens bikeway by adding on‐
street bike lanes between S. Wright and S. 6th (1.7 miles).
Stevens/Tyler between N. 37th and N. 46th (0.6miles). S.
Design
66th between Tyler and the Water Ditch Trail (0.8 miles) as
well as adding pedestrian improvements along
Stevens/Tyler at the three intersections of S. 19th, S. 12th
and 6th Ave. including ADA curb ramps and crosswalk
striping and analysis for additional amenities.

Bike Lane between S 25th St ‐ S Wright Av

52

56

Description

1
1
1
1
1

2

2

1

1

1

0

2

2

1

14

1

2

2

2

1

1

0

2

2

0

14

1

2

2

2

1

1

0

2

2

0

14

2

2

2

1

2

1

1

1

1

0

14

1

2

2

1

1

1

0

2

2

1

14

1
1
1
1
1
1

1

1

2

1

1

0

2

2

2

14

1

2

2

2

1

1

0

2

2

0

14

1

2

2

2

0

2

1

0

2

1

13

1
0
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Project ID

79

80
81
82
83

Name

64th St E ‐ Portland Ave to Pacific Ave

6th Ave
6th Avenue Roundabout

D St

85

Dome District to Puyallup Connection ‐ Part 1

88
89
90
91
92
93
94
95
96
97

Bike Lane between River Road/Pioneer ‐ Dome District
Dome District to Puyallup Connection ‐ Part 2

Downtown Tacoma HCT Investments

E McKinley Ave
Enhanced Sounder service ‐ South Tacoma to
Downtown Seattle
HCT Corridor ‐ 56th St

Bicycle Boulevard between S 37th St ‐ S 84th St
J St (south)
Bicycle Boulevard between N Pearl St ‐ N Steele St
N 11th St
Bicycle Boulevard between N Tacoma Ave ‐ Prairie Line Trail
N 1st St/Broadway
Bike Lane between N Stevens St ‐ Pearl St
N 26th St

Pearl St Corridor Improvement Project

99

S 11th St

102
103

S 19th ‐ Jefferson to Market

S 25th St

A signal integration and coordination project and other ITS
applications
Shared lane markings between N 49th St ‐ Schuster Parkway
Bike Lane between Dock St ‐ E Portland Ave
UWT Hillclimb – Design & build extension of UW Tacoma hill
climb (S. 19th) from Jefferson to Market to include stairs,
ADA ramps, decorative paving, landscaping, streetscape, art,
and lighting.
Bicycle Boulevard between Fawcett Ave ‐ S Hood St
Bike Lane between MLK Jr Way ‐ Tacoma Ave S
Bicycle Boulevard between A St ‐ S Hosmer St

S 37th St
S 37th St/Sprague Ave

105

S 56th and Washington St

107

Protected bicycle facilities between N 46th St ‐ 6th Ave

S 25th St

104

106

Speed and reliability improvements, operating on a full‐day
schedule, and weekend operations
Possible BRT or urban transit service improvements to
connect South Tacoma with Portland Avenue area
Bicycle Boulevard between N 3rd St ‐ S 27th St

J St (north)

N Stevens St ‐ N 46th to 6th Ave

S 56th St/S Lawrence St/S 58th St
S 64th St/E 64th St

108

S 72nd St between I‐5 and Pacific Ave

109

S 74th St and S Tacoma Way

110

S A St ‐ 96th to 37th St

111

S Tyler St ‐ S Wright Ave to S 74th St

112

SR 509

Bike Lane between Water Ditch Trail ‐ S Steele St
Vertical separation of RXR and Roadway
Bike Lane between S Washington St ‐ Historic Water Ditch
Trail
Protected bicycle facilities between S Alaska St ‐ Waller Rd
This project consists of a grind and overlay of the existing
roadway, adding nonmotorized facilities, and
streetscape improvements.
Vertical separation of RXR and Roadway
Bicycle Boulevard between E 96th St ‐ E 37th St

113

Additional Notes

Protected bicycle facilities between S Wright Ave ‐ S 74th St
Protected bicycle facilities between Fawcett Ave ‐ Marine
View Drive
Intersection modification. Evaluation the conversion of the
current ramps into a signalized intersection

Source

Project Type Category

On priority
network?

2015 CIP

Improved roadway and
nonmotorized facilities

New / TMP

Bicycle/Pedestrian Projects

CP

Roundabout

Length = 0.47 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.09 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.62 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.2 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.63 miles

New / TMP

Bicycle/Pedestrian Projects

Unfunded

Length = 1.11 miles

115

St Paul Ave 1200 Block

Tacoma Mall/I‐5 Direct Access

Complete gap of 1227 feet of missing sidewalk
As of 2014, this project will construct a new overpass from
southbound I‐5 at South 38th Street to
Tacoma Mall Blvd. The project will include the structure,
roadway modifications, curb and gutter, new
signal, streetlighting, storm sewer, landscaping and utility
relocation work, and asphalt overlay between
Steele St and S 48th St.

Equity (Title 6 map)

Safety Travel for All

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

1

1

2

2

1

2

0

2

0

13

Roundabout

1
1

1
2

1
2

1
2

1
0

1
1

1
1

2
0

2
2

1
1

13
13

1

1

1

1

1

1

0

2

2

2

13

1

1

1

1

1

1

0

2

2

2

13

1

1

1

1

1

1

0

2

2

2

13

1

1

2

2

1

1

0

0

2

2

13

1

1

2

2

1

1

0

0

2

2

13

2

2

2

0

2

0

2

0

1

2

13

1

2

2

2

1

0

0

2

2

0

13

2

2

2

0

2

0

2

0

1

2

13

2

2

2

0

2

0

2

0

1

1

13

1
1
1
1
1
1
1
0

Length = 3.1 miles
South Tacoma to Downtown
Seattle
Orchard Street to Portland
Avenue
Length = 1.87 miles

New / TMP

Transit

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Transit

New / TMP

Transit

New / TMP

Bicycle/Pedestrian Projects

Length = 3.06 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 2.74 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.43 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.93 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 2.39 miles

New / TMP

Bicycle/Pedestrian Projects

1
0
1
1
1

1

2

2

1

1

0

2

2

0

13

1

1

2

2

1

1

0

2

2

0

13

1

1

2

2

1

1

0

2

2

0

13

1
1
0
1

1

2

1

1

1

0

2

2

2

13

1

1

2

1

1

1

0

2

2

1

13

1

1

1

2

1

1

0

2

2

1

13

2

1

0

2

1

1

1

1

2

1

13

1

1

1

2

1

1

0

2

2

1

13

1

1

2

1

1

1

0

2

2

1

13

1

1

2

1

1

1

1

0

2

2

13

1

2

2

1

1

1

0

2

2

0

13

1

2

2

1

1

1

0

2

2

0

13

1

2

2

1

1

1

0

2

2

0

13

1
1
1

Between S 12th Street and the
Pt Defiance Ferry terminal

New / TMP

New Capacity/Link

Length = 2.37 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.83 miles

New / TMP

Bicycle/Pedestrian Projects

1
1
1

CP

Neighborhood Action Strategy

Length = 0.08 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.35 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.44 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.79 miles

New / TMP

Bicycle/Pedestrian Projects

CP

RR separation

New / TMP

Bicycle/Pedestrian Projects

Vertical separation of RXR and
Roadway
Length = 0.37 miles
Length = 3.13 miles

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Improved roadway and
nonmotorized facilities

CP

RR separation

Length = 3.78 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 2.76 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 4.14 miles

New / TMP

Bicycle/Pedestrian Projects

Intersection modification

New / TMP

Intersection modification

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

1
1
1
1
1

2

2

1

1

1

0

2

2

0

13

2

2

2

1

0

1

2

0

2

0

13

1

2

2

1

1

0

0

2

2

1

13

1

2

1

2

1

1

0

2

2

0

13

1

2

2

2

2

1

0

0

2

0

13

2

2

2

1

0

1

2

0

2

0

13

1

2

2

2

1

0

0

2

2

0

13

1

2

1

2

1

1

0

2

2

0

13

1

1

1

2

1

1

0

2

2

2

13

1

1

1

1

2

1

2

0

2

1

13

1

1

1

1

1

0

1

2

2

2

13

1

2

2

1

1

1

2

0

0

2

13

1
1
1
1

Unfunded
Vertical separation of RXR and
Roadway

1
1
1
0
1

SR‐7 / S 38th St at‐grade intersection conversion
114

Multimodal System (mode
split map)

1

High Capacity Transit investments in MLK, Division Avenue,
Yakima Avenue, Tacoma, Avenue, Market Street, Stadium
Way, Pacific Avenue, 6th Avenue, 9th Street, 13th Street,
14th street, 19th Street, Puyallup Avenue, Dock Street,
Stadium District and 25th Street
Bike Lane between 72nd ‐ E D St

Ruston Way

101

Shared lane markings between S Schuster Pkwy ‐ E D St
Bike Lane between River Road/Pioneer ‐ Dome District

98

100

Sprague and Division
Bicycle Boulevard between S G St ‐ S 7 St
Bicycle Boulevard between Tacoma Dome ‐ McKinley Park

Dock St

87

As of 2014, this project consists of providing a fully
improved 42' wide arterial street with "Complete Street"
concepts . This will consist of a 10' common left turn lane,
two 11' driving lanes, two 5' bike
lanes, and two 7' combination sidewalks. Most, if not all,
existing sidewalk will be replaced to ADA Standards.
Streetlighting, storm drainage, and utility relocation will be
provided, as necessary.
Bike Lane between S Walters Rd ‐ S Jackson Ave

Court D/St Helens Ave

84

86

Description

1

1

Unfunded

2015 CIP

New Capacity/Link
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Project ID

116

Name

Description
Shared‐Use Path

Thea Foss Esplanade ‐ Phase 1
Study is ongoing

117
Tideflats Area ITS Strategic Plan Implementation
118

Yakima Ave (north)

120

S 15th, S 19th, Prospect, and Trafton St.

122
123

33rd St NE/Browns Point Blvd from 49th
to 45th Ave. NE
51st St NE from Browns Point Blvd. to
Harborview Dr.

Bike Lane between Wright Park ‐ S 27th St

125

6th Ave. from Sprague to Alder St.

Browns Point Blvd. from 38th Ave. NE to
Norpoint Way NE (to the north‐west)

128

Browns Point Blvd. from 45th Ave. NE to 42nd
Ave. NE

130
131
132
133
134

135

136

137

Browns Point Blvd. from 51st St. NE/Northshore
Pkwy. to Parkview Dr.
Browns Point Blvd. from Parkview Dr. to
Norpoint Way
Buckley Gulch ‐ Old Town/Ruston Way
Connection

Division Ave
E 29th St
Light Rail Corridor ‐ Downtown Tacoma to
Tacoma Community College

Market St ‐ S 9th to S 17th St

Mckinley Ave 2400 Block

138

McKinley Ave Stscape

139

McKinley Hill to Downtown Tacoma

140
141
142
143

Bicycle Boulevard between Orchard Ave ‐ Division Ave

N 30th St ‐ Pearl to Orchard

N Alder St ‐ N 22nd to 6th Ave
N Orchard St Corridor Improvement Project

148
149

Complete gap of 1850 feet between Pearl to Orchard and
Union to McArver of missing sidewalk
Bike Lane between N 22nd St ‐ 6th Ave

145

147

Neighborhood Action Strategy

Length = 0.87 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 3.56 miles

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

Length = 2.39 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.01 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.53 miles

New / TMP

Bicycle/Pedestrian Projects

ST

Transit

Northshore Pkwy. from East City Limits to
Nassau Ave.
Northshore Pkwy. from Norpoint Way NE to
Ridge Dr.
Orchard
th

Pearl St (S 19 to Point Defiance)

Unfunded

2015 CIP

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

1

1

2

1

1

0

2

2

2

13

0

1

0

2

2

2

1

1

1

2

13

1

2

2

1

1

0

1

2

2

0

13

1

2

2

1

1

1

0

2

2

0

13

1

2

1

1

2

1

2

0

2

0

12.5

1

1

1

1

2

1

2

0

2

0

12

1

1

1

1

2

1

2

0

2

0

12

0

1
0.5
1
1
1
1

1

1

1

1

1

0

2

2

1

12

1

1

1

2

1

1

0

2

2

1

12

1

1

2

1

1

1

1

0

2

1

12

1

1

1

2

1

2

0

0

2

2

12

1

1

1

1

2

1

1

2

0

2

0

12

1

1

1

1

2

2

1

1

0

2

0

12

1

1

1

1

2

2

1

1

0

2

0

12

1
0

1

1

1

2

2

1

1

0

2

0

12

1

1

1

2

1

2

1

0

2

1

12

1

1

1

2

1

1

0

2

2

0

12

1

1

1

1

1

1

0

2

2

2

12

1

1

1

1

1

1

0

2

2

1

12

2

1

2

0

2

0

2

0

1

1

12

1

1

2

1

1

1

0

0

2

2

12

1

2

1

1

1

0

1

2

2

0

12

1

2

1

2

1

1

0

0

2

1

12

1

1

1

1

1

1

1

0

2

2

12

0
1
0

1
0
1

Improved roadway and
nonmotorized facilities
1

New / TMP

Bicycle/Pedestrian Projects

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

Length = 2.24 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.32 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 2.72 miles

New / TMP

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

Length = 2.79 miles

New / TMP

Bicycle/Pedestrian Projects

New / TMP

New Capacity/Link

CP

Neighborhood Action Strategy

A signal integration and coordination project and other ITS Between N 46th Street and
applications
SR16
Complete Curb and Gutter, Sidewalks, Asphalt Paving on the
north side
Complete Curb and Gutter, Sidewalks, Asphalt Paving on the
north side
Bike Lane between S 19th ‐ N 26th
Length = 2.72 miles
Complete sidewalk & bike lanes

S 15th St

Length = 0.49 miles

1
0

1

1

1

2

1

1

0

2

2

1

12

1

1

2

1

1

1

0

2

2

0

12

1

1

1

2

1

1

0

2

2

0

12

1

1

2

1

1

0

1

2

2

0

12

1
1
1

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

CP

153

Bike Lane between Yakima Ave ‐ I‐705

System Preservation

1

2015 CIP

152

151

Health & Environment

1

This project replaces two of the six Puyallup River Bridge
segments (westerly two segments) and a portion of the
Puyallup Bridge F16A & F16B Replacement. F16D
bridge segment just to the west with a new cable stayed
Design
Replacement
bridge. F16D replacement is separate item in TIP of $10,820
thousand
A signal integration and coordination project and other ITS Between I‐705 and Pt.
Ruston Way Corridor Improvement Project
applications
Defiance Ferry Terminal
Protected bicycle facilities between Ferry St‐ Pacific Ave
S 11th St
Length = 1.24 miles

150

Safety Travel for All

1

Complete sidewalks

N 23rd/N 24th/Yakima Ave

144

146

CP

Complete gap of 181 feet of missing sidewalk

Bike Lane between Division Ave ‐ 6th Ave

Equity (Title 6 map)

1

Neighborhood Action Strategy

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

N 21st St

Multimodal System (mode
split map)

New Capacity/Link

CP

Planning

N 17th St/Westgate Blvd/N 21st St

New / TMP

Neighborhood Action Strategy

Market Street from 9th Street to 17th Street street
improvements to include vaulted sidewalk and sidewalk
repair, street rehabilitation, landscaping, utility
improvements, mid‐block crossings, and street light
upgrades.

Bike Lane between N Narrows Dr ‐ N Proctor St

On priority
network?

1

CP

Corridor identified in the updated Sound Transit Long Range
Plan. Would operate on either 6th Avenue corridor or S
Downtown Tacoma to Tacoma
19th Street Corridor with connection along Mildred Street Community College

This project will create an accessible and nonmotorized
connection between the Dome District and McKinley
Avenue Business District on McKinley Avenue. The project
will include Complete Street
elements such as continuous sidewalks, pedestrian
crossings, landscaping, bike lanes, and possibly a retaining
wall.

Bicycle/Pedestrian Projects

Bicycle/Pedestrian Projects

Curb and Gutter, Sidewalks, Streetlights, Storm Drainage,
Asphalt Paving
Curb and Gutter, Sidewalks, Streetlights, Asphalt Paving on
the west side
Pedestrian Trail

Shared lane markings between S Stadium Way ‐ S Sprague
Ave
Bicycle Boulevard between E L St ‐ E T St

New / TMP

New / TMP

Length = 0.08 miles

Browns Point Blvd. Improvement Project Phase II – Roadway
improvements between 38th Ave. NE and Norpoint way NE
to include sidewalks.
Complete Curb and Gutter, Sidewalks, Asphalt Paving on the
south side

Bicycle Boulevard between N 46th ‐ 6th

Project Type Category

Bicycle/Pedestrian Projects

Complete sidewalk network and provide crosswalks,
lighting, landscaping and bulbous
Pedestrian Trail

Cheyenne St

Source

New / TMP

Bayside Trails ‐ Stadium Way

127

129

Curb and Gutter, Sidewalks, Streetlights, Storm Drainage,
Asphalt Paving
Bike Lane between Ainsworth Ave – E Broadway
Shared lane markings between N Sprague St ‐ N Jackson Ave

6th Ave

Auto/freight and emergency
response operation
improvements
Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

Provide street improvements to unimproved streets in this
area.
Ave. NE Curb and Gutter, Sidewalks, Streetlights, Storm Drainage,
Asphalt Paving

6th Ave

124

126

Complete gap of 800 feet between SR 16 to Center of
missing sidewalk

Union Avenue ‐ SR 16 to Center

119

121

Additional Notes

Neighborhood Action Strategy

1
1

1

1

2

1

1

0

2

2

0

12

2

1

0

2

1

1

1

1

2

0

12

1
1
1

1

1

1

2

1

2

0

2

0

12

1

1

1

1

2

1

2

0

2

0

12

1

1

1

2

1

1

0

2

2

0

12

1

1

2

1

1

1

1

0

2

1

12

2

1

1

2

2

1

0

0

2

0

12

2

0

0

2

2

1

1

1

1

1

12

1

1

2

1

1

1

0

0

2

2

12

1

1

2

1

1

1

0

2

2

0

12

1
1
1
1

2015 CIP

New Capacity/Link

New / TMP

New Capacity/Link

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

1
1
1
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Project ID

Name

Description

Additional Notes

Source

Project Type Category

CP

Neighborhood Action Strategy

Length = 0.17 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.06 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 2.15 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 5.34 miles

New / TMP

Bicycle/Pedestrian Projects

rd

S. 23 & Pacific Crossing – Design & build signalized crossing
at S. 23rd & Pacific Ave., which includes decorative
pavement
Bike Lane between S Sheridan St ‐ MLK Jr Wy

154

S 23rd & Pacific Ave.

155

S 25th St

156

S 47th St

157

S 66th St ‐ Orchard to Tacoma Mall Blgd

158

S 72nd St ‐ Lakewood to Gilreath St
S 86th St

160

S 96th St ‐ Park to Pacific

161

S Adams St ‐ S 66th to S 60th St

162

S Hosmer St ‐ S 90th to S 92nd St

163

S Mildred St ‐ S 12th to S 9th St

164

S Puget Sound Ave 7200 Block

165

S Puget Sound Ave (south)

166

Scott Pierson Trail

167

South Tacoma Sound Transit Station

168

Sprague Avenue Corridor Improvement Project

Bike Lane between S 19th St ‐ S 9th St

Complete gap of 449 feet of missing sidewalk
Bike Lane between S 74th St ‐ S 72nd St

169

St Helens and 6th Ave and Baker

170

Stevens/Tyler St

171

Tacoma Ave

172

Tacoma Ave ‐ 4th to S 25th

174

Complete gap of 570 feet between S 90th Street to S 92nd
Street of missing sidewalk

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

Length = 0.46 miles

New / TMP

Bicycle/Pedestrian Projects

Previous request for sidewalks
from Tacoma PW

New / TMP

Bicycle/Pedestrian Projects

Length = 1.04 miles

New / TMP

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

Length = 0.13 miles

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

New / TMP

New Capacity/Link

This project will provide the local match for unfunded or
under funded trail connections in the City ROW along the
Planning
SR16 Scott Pierson Trail.
Complete sidewalks along S. 58th and S. 60th to connect to
South Tacoma Way
A signal integration and coordination project and other ITS Between SR16 and Division
applications
Avenue
St. Helens Gateway Renovation Project – Improve the
th
intersection of St Helens, 6 Ave., and Baker St. to include a
rain garden, art, landscaping, converting Baker to one‐way,
and pedestrian crosswalk treatments consistent with the
Broadway LID.
Protected bicycle facilities between 6th Ave ‐ S Wright Ave
Length = 1.76 miles
Bike Lane between N 3rd St ‐ S 2nd St
Design and rebuild Tacoma Ave between Division Ave and
Center St
Shared‐Use Path

175

WSDOT ITS projects on SR509 and I‐705*

176

Portland Avenue/25th and 26th Sts

177

*Sprague Overpass

178

29th St. NE from 53rd Ave. NE to Norpoint Way

A signal integration and coordination project and other ITS
applications

179

181

182

183

Bike Lane between NE Harbor View Dr ‐ Hoyt Rd
51st St NE/NE Northshore Pkwy
53rd Ave NE from 29th St. NE to 33rd St. NE
64th Ave. NE between 26th St. NE and 28th St. NE;
65th Ave. NE between 19th St. NE and 24th St. NE;
19th St. NE between 65th Ave. NE and city limits
east
6th Avenue ‐ Jackson to Walters ‐ Complete St /
arterial improvement

184

185

Bicycle/Pedestrian Projects

Length = 0.36 miles

New / TMP

Bicycle/Pedestrian Projects

Improved roadway

CP

Improved roadway

New / TMP

Bicycle/Pedestrian Projects

Between N Jackson Avenue
and Division Avenue

New / TMP

Overpass

WSDOT

New Capacity/Link

TATS
CP ‐ WSDOT
Overpass

New Signal
Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

Length = 0.25 miles

New / TMP

Bicycle/Pedestrian Projects

Total

1

1

2

1

0

1

1

0

2

2

12

1

2

1

1

1

1

0

2

2

0

12

1

2

1

1

1

1

0

2

2

0

12

1

1

1

2

1

1

0

2

2

0

12

1

1

2

2

1

1

0

2

2

0

12

1

2

1

1

1

0

1

2

2

0

12

1

2

1

1

1

1

0

2

2

0

12

1

2

2

1

1

0

0

2

2

0

12

1
1
0

1
1

1

2

2

1

1

0

1

2

2

0

12

1

1

1

1

1

1

0

2

2

1

12

1

1

2

2

1

1

0

1

2

2

0

12

1

2

2

1

1

0

0

2

2

0

12

1

1

1

1

1

1

0

2

2

1

12

1

2

1

1

1

1

1

0

2

1

12

2

1

0

2

2

1

1

1

1

0

12

1

1

2

1

1

1

0

0

2

2

12

1

1

1

1

1

1

0

2

2

1

12

1

1

2

1

1

0

0

2

2

1

12

1

2

1

2

1

1

1

0

0

2

12

1

1

1

2

1

1

0

2

2

0

12

2

0

0

2

2

1

1

1

1

1

12

0
1

2
2

0
2

2
1

1
2

1
1

2
1

0
0

1
0

2
0

12
11

1

1
1

1
1
1
1

Length = 2.33 miles

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

1
0

1

2

1

2

0

2

1

0

2

0

11

1

1

1

1

2

1

2

0

2

0

11

0
1

1

1

1

1

1

0

1

2

2

0

11

1

1

1

2

1

0

0

2

2

0

11

1

1

1

1

2

1

2

0

2

0

11

1

1

1

2

1

1

2

0

2

0

11

1

1

1

1

2

1

1

0

2

0

11

1

1

1

1

2

1

1

1

0

2

0

11

1
1

1

1

1

2

1

1

1

0

2

0

11

1

1

1

1

2

1

1

0

2

0

11

1

1

1

1

1

0

1

2

2

0

11

1
0
0

Northwood Arterial Improvements – Provide sidewalks and
curbing along main thoroughfares within city limits, 24th St.
NE, 65th Ave. NE, and 19th St. NE

Browns Point Blvd from 33 St. NE at the west
near 43rd Ave. NE and 33rd St. NE at the east
near Meeker Ave.

Browns Point Blvd. Improvement Project Phase III –
Roadway improvements between 33rd St. NE at the west
near 43rd Ave. NE and 33rd St. NE at the east near Meeker
Ave. to include sidewalks and access to Alderwood Park &
Kobetich Library

CP

Neighborhood Action Strategy

Browns Point Blvd. from 33rd St. NE to
intersection with Norpoint Way near 21st Ave.
NE

Complete sidewalks along at least one side of Browns Point
Blvd from 33rd St. NE to intersection with Norpoint Way
near 21st Ave. NE with priorities between Crescent Heights
to Norpoint Way, Norpoint Way to 51st St. NE, Howard’s
Corner to McMurray Rd., and 51st St. NE to the north end of
Norpoint Way NE.

CP

Cedar St

Centers

1

Improved roadway

187

Hierarchy

New Capacity/Link

New / TMP

Browns Pt Blvd Phase I Improvements ‐
McMurray to Nassau

Horizon/
timeline

1

Neighborhood Action Strategy

186

Congestion Management

1

CP

rd

Fiscal Stewardship

1

New / TMP

Curb and Gutter, Sidewalks, Streetlights, Storm Drainage,
Asphalt Paving

Improved roadway to arterial / complete street standards

System Preservation

1

33rd St NE ‐ 38th Ave NE to Loma Ct
180

Health & Environment

0

Neighborhood Action Strategy

Includes fiber interconnect, VMS and cameras. Currently is
an unfunded portion of the WSDOT ITS Strategic Plan
Add traffic signals
Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project
Curb and Gutter, Sidewalks, Streetlights, Storm Drainage,
Asphalt Paving
Bike Lane between 38th Ave NE ‐ Loma Ct

Safety Travel for All

0

CP

Trail to the Mountain
Westgate Blvd / N 21st St / I St Corridor
Improvement Project

Equity (Title 6 map)

1
New / TMP

Shared lane markings between Park ‐ Pacific
Bike Lane between S 66th St ‐ S 60th St

Multimodal System (mode
split map)

1

Complete gap of 320 feet between Yakima to Thompson of Previous request for sidewalks
missing sidewalk
from Tacoma PW

159

173

Bike Lane between S Washington St ‐ Historic Water Ditch
Trail
Protected bicycle facilities between Orchard St ‐ Tacoma
Mall Blvd
Bike Lane between Lakewood Dr ‐ E Gilreath St

On priority
network?

Improved roadway

This project will improve Browns Pt Blvd with asphalt
paving, adding bike lanes, completing sidewalks, guardrails,
and ADA ramp improvements. This roadway is an oilmat
street that needs permanent sections installed. Utility
Unfunded
adjustment or replacement may be required depending on
the scope of road project and age/condition of existing
utilities.
Prevoius gap analysis for
Complete gap of 1260 ft of missing sidewalk
Citizens Neighborhood Street
Improvement

1

Neighborhood Action Strategy

2015 CIP

Improved roadway and
nonmotorized facilities

New / TMP

Bicycle/Pedestrian Projects

1

-- 377 -Page 6 of 13

Project List by Overall Ranking (DRAFT)

Project ID

188

189

190

191
192

Name

Dome District Multimodal Improvements

Bike Lane between I‐5 E Roosevelt Ave

E 72nd St from Portland Ave to East City Limit

E D St / Puyallup Ave
E I St/E Wright Ave/E K St/Pipeline Rd
East Side Foss ‐ Phase 1

194

East Side Foss ‐ Phase 2
Five Mile Dr/N 51st St

196

Frances Avenue

199
200

Change signal phasing and add left turn pocket to SB
approach
Bicycle Boulevard between McKinley Park ‐ Pipeline Road
Trail
Shared‐Use Path From S 11th ‐ Waterway Park

Shared lane markings between N Vassault St ‐ N 54th St

Length = 1.14 miles

Length = 0.59 miles

Jackson Ave (center)
Bike Lane between N 10th St ‐ Scott Pierson Trail
Bike Lane between SR 16 ‐ S 12th St
Jackson Ave (south)
Jackson Avenue

202

Jackson Avenue/Narrows Drive Corridor
Improvement Project

Complete gap of 1760 feet between S 12th to S 19th of
missing sidewalk
A signal integration and coordination project and other ITS
applications
Bike Lane between N Schuster Pkwy ‐ S Tacoma Ave

McCarver St

New / TMP

Study

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Improved roadway and
nonmotorized facilities

TATS

Intersection modification

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

Length = 0.5 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.12 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.56 miles

New / TMP

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement
Between SR16 and S 19th
Street
Length = 0.39 miles

New / TMP

Bicycle/Pedestrian Projects

New / TMP

New Capacity/Link

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Road diet

Mildred Street from North 9th Street to South 12th Street
includes street rehabilitation, sidewalk and bicycling
improvements, and utility upgrades.

Planning

205

N 17th Stret ‐ James to Bridgeview

Complete gap of 500 feet between James to Bridgeview of
missing sidewalk

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

Length = 0.37 miles

New / TMP

Bicycle/Pedestrian Projects

Between N Pearl Street and
Ruston Way

New / TMP

New Capacity/Link

2015 CIP

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

Length = 0.41 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.31 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.41 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.29 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.43 miles

New / TMP

Bicycle/Pedestrian Projects

Bicycle Boulevard between Highland Ave ‐ Orchard Ave

207

N 30th St Corridor Improvement Project

208

N 37th St Connector Trail

209

N 46th St ‐ Vassault ‐ Orchard

210

N 51st St/Gallagher Dr ‐ segment 1
Bike Lane between N Vassault St ‐ N Highland St
N 51st St/Gallagher Dr ‐ segment 2

212

N Baltimore St ‐ N 46th to N 26th St

213

N Baltimore St ‐ N 49th to N 46th St

215
216
217
218
219
220

Complete gap of 3840 feet between Vassault to Orchard of
missing sidewalk
Bike Lane between Ruston Way ‐ Grand Ave

211

214

A signal integration and coordination project and other ITS
applications
This project will design and construct two connecting trail
segments between Orchard Street and Shirley Street.

Bicycle Boulevard between N 46th ‐ N 26th St
Bike Lane between N 49th St ‐ N 46th St
Bicycle Boulevard between N Yakima Ave ‐ S 12th St
N Fife St/N 15th St/N Pine St
Bicycle Boulevard between N 51st St ‐ N Pearl St
N Park Way
Bike Lane between N 46th St ‐ Ferry Station
N Pearl St/Ferry Landing
N Skyline Dr (north)

Bicycle Boulevard between N 17th/Westgate Blvd ‐ N 11th
St
Bicycle Boulevard between Scott Pierson Trail ‐ N 11th St

N Skyline Dr (south)
Bike Lane between 6th Ave ‐ N 8th St
N Union Ave ‐ 6th Ave to N 8th St
Bicycle Boulevard between Yacht Club Rd
N Waterfront Dr to Yacht Club Rd

222

223

Orchard (N. 35th to N. 46th)

224

Pacific Ave ‐ S 72nd St to S City Limits

225
226

227

Streetscape improvements, widen roadway and construct
bike lanes
Boulevard Treatment
Shared‐Use Path From N 11th ‐ N 9th (Scott Pierson)

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

1

1

1

1

1

1

0

1

2

11

1

1

2

1

1

0

0

2

2

0

11

1

2

2

1

1

1

0

0

2

0

11

2

1

0

0

1

1

2

1

0

2

11

1
1
1

2

1

1

1

0

0

2

2

0

11

1

1

1

2

1

0

0

0

2

2

11

1

1

1

2

1

0

0

0

2

2

11

1

1

0

1

1

2

0

2

2

0

11

1

1

1

2

1

0

1

2

2

0

11

1

1

1

2

1

1

1

0

2

1

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

0

1

2

2

0

11

1
1
1

0
1
1
1

1
2

0

0

2

1

1

2

1

1

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

2

1

1

0

0

2

1

11

1

1

1

1

1

0

1

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

2

0

0

2

1

1

1

1

2

0

11

1

1

1

1

1

0

1

2

2

0

11

1

1

1

1

1

0

1

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1
1
1

Design

1

Length = 0.36 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.25 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.36 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.08 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.12 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.41 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.25 miles

New / TMP

Bicycle/Pedestrian Projects

1
1
1
1
1
1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1
1
1
1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

0

0

2

2

1

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

0

2

2

0

11

1

1

1

1

1

1

2

0

2

0

11

1
1

1
1

1
2

1
2

1
1

1
1

2
0

0
0

2
2

0
0

11
11

1

1

2

1

1

2

0

0

2

0

11

1

2

1

2

1

1

0

0

2

0

11

1

1

1

1

1

2

1

0

2

0

11

1
1
1
1

1

Improved roadway

Pearl St
Shared‐Use Path
Pipeline Road Trail ‐ Phase 1
Point Defiance Gateway Phase II

Health & Environment

1

Norpoint Way NE
Northshore Pkwy. Improvements – Provide uphill
(eastbound) passing lane, bike lanes, sidewalks on north
Northshore Pkwy. from Nassau to Norpoint Way
side, landscaping between Nassau and Norpoint Way, and
evaluate signal at 45th Ave. NE and/or 42nd Ave. NE

Safety Travel for All

1

Bike Lane between Marine View Dr ‐ NE 29th St
221

Equity (Title 6 map)

1

Mildred St ‐ N 9th to S 12th Sts

N 23rd/N 24th/Yakima Ave

Multimodal System (mode
split map)

0

204

206

On priority
network?
1

Bicycle/Pedestrian Projects

Pedestrian Trail

Jackson Ave (north)

Project Type Category

New / TMP

Complete gap of 3350 feet between 51st St NE to Scenic Dr Previous request for sidewalks
of missing sidewalk
from Tacoma PW

Bike Lane between S 19th St ‐ S 12th St

Source

1
Unfunded

Garfield/Ruston Way Connection

201

203

This project consists of a grind and overlay of the existing
roadway, adding nonmotorized facilities, and
streetscape improvements.

Length = 1.35 miles

Shared‐Use Path From Murray Morgan Bridge ‐ E 3rd St

195

198

Additional Notes

Potential projects include conversion of S 25th Street
between East D Street and G Street, improved at‐grade
crossings with active gates and quiet zones and potential
Planning
grade‐separated pedestrian bridge. The bridge is also under
project 15 in the Transit Category

E 34th St

193

197

Description

This project will construct a new roundabout at Pearl Street
and include intersection improvements at N 54th St, Pearl
Construction
St, the park entry roads and State Hwy 163 (Ferry Crossing
Landing Rd)

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

CP

Improved roadway

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Bicycle/Pedestrian Projects

1
1
1
1
1

2015 CIP

Roundabout
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Project ID

228
229

Name

Shared‐Use Path From Point Ruston ‐ Vashon Ferry
R St and E 40th St

Ruston Way Rehab

231

S 12th (Huson‐Jackson) Stscape Improvements
Extension recommended through Central NC
Area with possible removal of planter strips

232

S 12th St

233

S 19th St

234

S 25th St

236
237

Bike Lane between E Portland Ave ‐ E 48th St

Streetscape improvements and construct bike lanes
Protected bicycle facilities between S Jackson Ave ‐ Ferry St
Bike Lane between S Walters Rd ‐ Westridge Ave W
Bike Lane between S State St/Scott Pierson Trail ‐ Sheridan
Ave
Bicycle Boulevard between S Sheridan Ave ‐ Jefferson Ave
Bike Lane between S Pine St ‐ S Sprague St
Bicycle Boulevard between A St ‐ Portland Ave

S 43rd St/E E St/E 40th St
S 60th from Oakes to Pine St.

239

S 74th St and S Tacoma Way ‐ S Tacoma Way to Reconstruct to eliminate potholes
West City Limits

240

S Sheridan Avenue ‐ S 56th to S 72nd St

242
243

Bicycle Boulevard between S 25th St ‐ N Grant Ave

Union Avenue ‐ S 23rd St to S 35th St

245

Washington St from S. 54th to S. 58th St.

246
247
248

*Cedar St. Underpass

250

*D St. Overpass

251

31st St Ne 4900 Block

New / TMP

Bicycle/Pedestrian Projects

On priority
network?

2015 CIP

Improve existing sidewalk and add separation between on‐
street parking
Bike Lane between A St ‐ Portland Ave

Bicycle/Pedestrian Projects

Length = 0.07 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.66 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.34 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.43 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.28 miles

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

CP

Improved roadway

New / TMP

Bicycle/Pedestrian Projects

Length = 1.37 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.53 miles

New / TMP

Bicycle/Pedestrian Projects

New / TMP

New Capacity/Link

Reconstruct to eliminate
potholes

Length = 0.71 miles

Complete streetscape improvements and construct bike
lanes
Widen intersection with additional left turn/through lanes
Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project
Overpass or shared‐use path project as part of any WSDOT
new or reconstruction project
Complete gap of 1067 feet of missing sidewalk

252

64th Ave Ne 2600 Block

Complete gap of 491 feet of missing sidewalk

254

6th Ave. from Jackson to Orchard

6th Ave. Traffic Calming – Install landscape medians on 6th
Ave. between Jackson and Orchard

255

Browns Point Blvd 2700 Block

Complete gap of 282 feet of missing sidewalk

256

Browns Point Blvd 2800 Block

Complete gap of 207 feet of missing sidewalk

257

Browns Point Blvd 700 Block

Complete gap of 1265 feet of missing sidewalk

258

E 34th St. from E. M St. to McKinley Ave.

Curb and Gutter, Sidewalks, Streetlights, Storm Drainage

259

Garfield Gulch ‐ Stadium Way

Overpass
Overpass
Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

263
264

I‐705 Assessment
Marine View Dr

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

1

1

2

1

2

0

0

2

0

11

1

2

1

1

1

0

0

2

2

0

11

1

0

1

2

2

1

0

0

2

1

11

1

2

2

1

1

1

0

0

2

0

11

1

1

2

2

1

1

0

0

2

0

11

1

1

1

1

1

0

0

2

2

1

11

1

1

1

1

1

1

0

2

2

0

11

1

2

1

1

1

0

0

2

2

0

11

1

2

1

1

1

0

0

2

2

0

11

1

2

1

1

1

0

0

2

2

0

11

1

1
1
1
1
1
1
1

2015 CIP

Rehabilitation

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

TATS

Intersection modification

CP ‐ WSDOT
Overpass
CP ‐ WSDOT
Overpass

Bicycle/Pedestrian Projects
Bicycle/Pedestrian Projects

2

1

1

1

0

1

1

2

0

11

2

2

2

2

1

1

0

0

0

11

1

2

1

1

1

0

1

2

2

0

11

1

1

2

1

1

0

0

2

2

0

11

1
1
1

1

1

1

1

1

0

2

2

0

11

0

2

0

1

1

1

0

1

2

2

11

1

1

2

1

2

1

1

0

1

0

11

1

2

2

1

1

1

0

1

2

0

11

1

0
0.5
1

1

2

1

1

0

0

2

2

0

10.5

1

1

2

1

1

1

0

0

2

1

10.5

1

2

2

0

0

1

2

0

0

1

10

1

1

1

2

0

2

1

0

2

0

10

1

1

1

2

0

2

1

0

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

1

2

2

0

10

1

1

2

1

1

1

0

0

2

1

10

1

1

1

1

1

0

1

2

2

0

10

1

1

1

1

1

0

1

2

2

0

10

1

1

1

1

1

0

1

2

2

0

10

1

1

1

1

2

0

1

0

2

1

10

1

1

1

2

1

1

1

0

2

0

10

0.5
1
0
0
1

New / TMP

Bicycle/Pedestrian Projects

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Transit

New / TMP

Transit

New Capacity/Link

New / TMP

New Capacity/Link

Length = 5.13 miles

New / TMP

Bicycle/Pedestrian Projects

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement
Prevoius gap analysis for
Citizens Neighborhood Street
Improvement
Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

Possible BRT/Light Rail/Streetcar connecting Westgate and
Pearl St and Union Avenue
Proctor neighborhoods
Possible BRT/Light Rail/Streetcar service to connect Ruston
through the West End Business District, Tacoma Community Pt. Defiance to University
College, Fircrest, and University Place
Place
Capacity assessment for future land use in Downtown
Tacoma
Protected bicycle facilities between SR 509 ‐ NE Slayden Rd

1
0

1

1

New / TMP

Garfield Gulch Trail System

HCT Corridor ‐ Westside Corridor

System Preservation

0

Length = 0.75 miles

Pedestrian Trail

262

Health & Environment

1

Pedestrian Trail

HCT Corridor ‐ 26th St

Safety Travel for All

1

49th Ave NE
253

261

Equity (Title 6 map)

Improved roadway and
nonmotorized facilities

Bike Lane between NE 45th Ave ‐ NE 33rd St

260

Multimodal System (mode
split map)

1

New / TMP

Portland Avenue/Puyallup Avenue intersection

249

Bicycle/Pedestrian Projects

Length = 3.42 miles

Subarea plan with UW‐T to review closing 15th St exit from I‐
705
This street rehabilitation project will include localized
subgrade failure repairs, grinding of the old asphalt at the
gutter and match lines, new asphalt overlay, adjusting
Design
manholes and vaults to grade, new pavement markings, and
signal loop replacement.

E 38th St
S 19th ‐ SR 16 to Jackson

New / TMP

Neighborhood Action Strategy

Complete gap of 5250 feet between S 56th Street to S 72nd Previous request for sidewalks
Street of missing sidewalk
from Tacoma PW
Bicycle Boulevard between 6th St ‐ S 25th St

244

Project Type Category

CP

Install sidewalk

Sheridan Ave
State St
Subarea plan with UW‐T to review closing 15th
St exit from I‐705

Source

1

S 27th St
S 35th St

Length = 0.76 miles

Reconstruction of Ruston Way from McCarver Street to
North 49th Street to include repair of subgrade,
replacement of curb and gutter as needed, sidewalk and
Planning
seawall repairs, utility repairs and replacements as
necessary, landscaping, and ADA improvements. Adjacent
parking areas within City right‐of‐way may also be improved

238

241

Additional Notes

Point Defiance Trail (Metro Parks)

230

235

Description

0

0
0

0

0

0
0
0

1

1

1

2

1

1

0

1

2

0

10

2

1

0

0

2

0

2

0

1

1

10

1
1

2

1

0

0

2

0

2

0

1

1

10

0

0

2

0

1

1

2

1

0

2

10

1

1

1

2

1

1

0

0

2

0

10

1
1
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Project ID

Name

Description

Additional Notes

Source

Project Type Category

265

Mildred (S. 19th to SR 16)

Streetscape improvements and construct bike lanes

CP

Neighborhood Action Strategy

266

N 14th ‐ Orchard to Pearl

Stripe bike Lanes

CP

Neighborhood Action Strategy

Length = 0.12 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.42 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.52 miles

New / TMP

Bicycle/Pedestrian Projects

267

Bicycle Boulevard between N Alder St
N 17th St

268

N 21st St

269

N 21st St

270

N 21st St Proctor to Pearl ‐ Complete St

271

N 21st St/N I St/S I St

272

N 29th Crossing between White and Carr St.

273
274
275
276
277
278
279
280
281
282

283

Shared lane markings between N Alder St ‐ Prospect St
Shared lane markings between N Proctor St ‐ N Alder St

As of 2013, this project includes arterial street rehabilitation
and utility infrastructure replacement. Street rehabilitation
shall incorporate "Complete Street concepts", curb and
gutters, bike lanes, street trees, pedestrian islands,
sidewalks and curb ramps. Other utilities, such as storm
Not on 2015 TIP
sewers, sanitary sewers, signals, streetlighting will be
removed and replaced as needed. Partial local match is
shown for future grant applications. Project is programmed
for grant submittal.
Shared lane markings between Prospect St ‐ 6th Ave
Install pedestrian crossing/connection between Ursich Park
and Old Town Park
Bicycle Boulevard between N Baltimore St ‐ N Cheyenne St

N 35th St
th

N 36 & Alder Way

Design and construct a walkway on one side of North 36th
St. and Alder Way to achieve improved pedestrian access to
the waterfront.
Bicycle Boulevard between N Orchard St ‐ N Proctor St

N 37th St
N 45th (Vassault to Huson)

Length = 0.44 miles

Bicycle Boulevard between N Baltimore St ‐ N Stevens St
Bike Lane between N Vassault St ‐ N Baltimore St
N 46th St
Bicycle Boulevard between N Orchard St ‐ N Pine St
N 7th St ‐ Orchard to Pine St
Bike Lane between Ruston Way ‐ N 45th St
N Ferdinand St ‐ Ruston Way to N 45th St
Bicycle Boulevard between N 23rd St ‐ N 21st St
N Highland St (north)
Bicycle Boulevard between N 21st St ‐ N 11th St
N Highland St (south)

Equity (Title 6 map)

Safety Travel for All

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

1

1

1

1

1

1

0

0

2

1

10

0
1

1

1

1

1

1

1

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

1

0

2

2

0

10

1

1

1

1

1

1

0

2

2

0

10

1

1

1

2

1

1

0

0

2

0

10

0
0
1

2014 CIP

Improved roadway and
nonmotorized facilities

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

Length = 0.58 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.62 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.48 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.56 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.11 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.51 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.78 miles

This project will provide the local match to complete the
planning, feasibility, and design for bike lanes
Planning
on Jackson Ave from S. 19th Street to the Scott Pierson Trail
at the SR16 interchange
Bike Lane between Browns Pt Blvd ‐ NE Northshore Pkwy

284

Multimodal System (mode
split map)

0

Length = 1.05 miles

Norpoint Way 3700 Block

Complete gap of 143 feet of missing sidewalk

286

Norpoint Way from 29th St. NE to Marine View
Dr.

Complete Curb and Gutter, Sidewalks, Streetlights

287

288

289

290

291
292
293
294

295

33rd St NE ‐ NE 49th Ave to Nassau Ave

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

As of 2014, this project will provide a full arterial roadway
section, incorporating complete street concepts. Major
roadway reconstruction to include curbs and gutter,
sidewalks, asphalt paving, storm drainage, streetlighting,
Unfunded
landscaping, bike lanes, pedestrian islands, and other traffic
control amenities.

Norpoint Way from Browns Point Blvd to Agnes Curb and Gutter, Sidewalks, Streetlights, Asphalt Paving on
Rd
the north side
Dash Point State Park Access – Provide parking along
Northshore Pkwy and a path between parking & trail system
Northshore Pkwy.
in Dash Point or provide access from east side of Norpoint
Way north of Northshore Pkwy
As of 2014, this major roadway construction project will
include "Complete Street" concepts incorporating, curb and
gutter, bike lanes, pedestrian islands, sidewalk, curb ramps,
Unfunded
Orchard ‐ 6th to S 16th
asphalt pavement, storm drainage, streetlighting,
landscaping, and traffic control.
Pacific Ave ‐ S 43rd St to S 56th St
Complete Street
Improved roadway
Pedestrian overpass between Old Town Business
Grade separated pedestrian link over the rail lines
District and Ruston Way
Shared‐Use Path
Pipeline Trail Connection
Reconstruct Port of Tacoma Road from E11th St to Marshall
Port of Tacoma Road Rehab
Design
Avenue.
This is an asphalt overlay project. This street rehabilitation
project will include localized sub grade failure repairs,
grinding of the old asphalt at the gutter and match lines,
Unfunded
Portland Avenue ‐ E 56th St to E 72nd St
new asphalt overlay, adjusting manholes and vaults to
grade, new pavement markings, and signal loop
replacement.

296

Railroad Crossings at E. 48th and E. 52nd

Improve roadway over railroad tracks

297

Ruston connection

Shared lane markings between N 51st St ‐ Ferry Landing
Road

1

1

1

1

1

0

2

2

0

10

1

1

1

1

0

1

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

2

1

0

1

0

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

1

0

2

2

0

10

1

1
0
1

Length = 0.39 miles

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

1

0

1

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

1

1

0

2

0

10

1

1

1

1

1

1

1

0

2

0

10

1

1

1

1

2

0

2

0

2

0

10

1

1

1

2

1

1

1

0

2

0

10

1
1

2
1

1
2

1
1

1
1

1
1

0
0

0
0

2
2

0
0

10
10

1

1

1

2

0

1

1

0

2

1

10

1

2

1

1

1

1

0

0

2

0

10

0

1

0

1

2

2

1

0

0

2

10

1
1
1
1
1
1

2015 CIP

Bicycle/Pedestrian Projects
1

New / TMP

Bicycle/Pedestrian Projects

Nassau Ave NE
285

1
1

0

1

Stripe bike Lanes

N 45th St/N Verde St/N 45th St

Narrows Bike Corridor ‐ Phase 1

Length = 0.91 miles

On priority
network?

1
New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

1
1

2015 CIP

Improved roadway and
nonmotorized facilities

CP

Neighborhood Action Strategy

0
0

CP

Neighborhood Action Strategy
1

2015 CIP

Improved roadway and
nonmotorized facilities

CP

Improved roadway

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Improved roadway

1
0
1
1
1

2015 CIP

Rehabilitation

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

2

2

0

1

2

1

1

0

0

0

10

1

1

0

1

2

1

2

0

2

0

10

1

1

1

1

1

0

0

2

2

0

10

0
1
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Project ID

298
299

Name

Bicycle Boulevard between S Puget Sound Ave ‐ S Pine St
S 18th St
Bicycle Boulevard between Park Ave ‐ A St
S 43rd St

300
S 56th St I ‐5 Intersection project
301

S 58th & Puget Sound Ave.

302

S 66th St/S 64th St Bridge

303

S 68th St. between S Mullen and S Gove St

304

305
306
307
308
309
310
311

Description

S 72nd St/Hosmer at I‐5 ramp

Add second SB on‐ramp lane from the intersection of I‐5
and 56th Street. Project has undergone traffic operations
evaluation
S. 58th & Puget Sound Intersection Traffic Calming – Install
traffic calming devices and/or realign Puget Sound to
provide better sight distance
Protected bicycle facilities between Tacoma Mall Blvd ‐ S
Alaska St

Project Type Category

Length = 0.4 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.63 miles

New / TMP

Bicycle/Pedestrian Projects

New Capacity/Link

New / TMP

New Capacity/Link

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

Bicycle Boulevard between N 7th St ‐ S 18th St
Construct signal or roundabout
Bicycle Boulevard between E 26th St ‐ McKinley Park

Upper Park St/E 29th St/E L St
Bike Lane between S 19th St ‐ S 6th St
Bicycle Boulevard between 27th St W ‐ S 19th St
Westridge Ave W

Length = 0.22 miles

313

54th Avenue NE

Complete gap of 610 feet between 27th Street NE to 29th
Street NE of missing sidewalk

314

6th Ave. (Huson to Jackson)

315
316

Intersection modification

Length = 1.18 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.85 miles

New / TMP

Bicycle/Pedestrian Projects

TATS

New signal or roundabout

Length = 0.32 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.28 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 0.55 miles

New / TMP

Bicycle/Pedestrian Projects

TATS

Intersection modification

CP

Neighborhood Action Strategy

New / TMP

Bicycle/Pedestrian Projects

Streetscape improvements and construct bike lanes

CP

Neighborhood Action Strategy

Baltimore (N. 46th to Orchard)

Streetscape improvements and construct bike lanes

CP

Neighborhood Action Strategy

E T St. from E. 32nd to E. 38th St.

Roadway Rehabilitation

CP

Neighborhood Action Strategy

317

Lincoln Ave & Port of Tacoma Road

This project will install a new traffic signal or other traffic
control device at this intersection

TATS

New signal or roundabout

318

McMurray Rd. from Marine View Dr. to Browns
Point Blvd.

Install streetlights and sidewalk on at least one side

CP

Neighborhood Action Strategy

319

N 30th St & Union Ave

Intersection control feasibility study. Costs include feasibility
study and intersection control costs

New / TMP

New signal or roundabout

CP

Neighborhood Action Strategy

New / TMP

New signal or roundabout

New / TMP

New signal or roundabout

Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

New / TMP

Bicycle/Pedestrian Projects

Length = 0.09 miles

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

CP

Neighborhood Action Strategy

CP

Improved roadway

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

2015 CIP

Improved roadway and
nonmotorized facilities

New / TMP

Bicycle/Pedestrian Projects

CP

New Capacity/Link

CP

Neighborhood Action Strategy

th

320

N 30 (Pearl to Huson)

321

N 30th St & Alder St

322

N 30th St & Orchard St

323

N 45th St 4800 Block

324

N 9th St ‐ Grant to Ainsworth

Bicycle Boulevard between N Grant Ave ‐ N Ainsworth Ave

NE Tacoma Trail Network ‐ Ped Trail

326

NE Tacoma Trail Network ‐ SUP

327

Orchard (Huson to N. 46th )

Streetscape improvements and construct bike lanes

328

Pine St near Tacoma Mall

Improved roadway to arterial standards
Shared‐Use Path

330

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

0

2

2

1

0

1

2

0

0

1

10

1

2

2

1

0

0

0

1

1

1

10

1

1

1

1

1

0

0

2

2

0

10

1

2

1

1

1

0

1

1

2

0

10

1
1

1
0

0

2

2

0

0

1

2

0

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1
1

1
1

1
0

1
2

1
1

0
1

0
1

2
0

2
0

0
2

10
10

1

1

1

1

1

0

0

2

2

0

10

1
1
1
1
1
1

1

1

1

1

0

0

2

2

0

10

1

1

1

1

1

0

0

2

2

0

10

1
1
1

1

0

1

2

1

1

0

0

1

9

1

1

1

1

1

0

1

1

2

0

9

1

1

1

1

1

0

0

2

2

0

9

0
0

0
1

1

1

1

1

1

0

0

2

1

9

1

1

1

1

1

1

1

0

0

2

0

9

0
1

1

1

1

1

2

0

2

1

0

0

9

0

1

0

1

1

1

1

1

0

2

9

0
1

1

1

1

1

1

1

1

0

2

0

9

1

0

0

1

1

1

1

1

2

0

9

1

1

1

1

1

0

0

2

2

0

9

1

0

0

1

1

1

1

1

2

0

9

1

0

0

1

1

1

1

1

2

0

9

1

1

1

1

1

0

0

2

2

0

9

1

1

1

1

1

0

0

2

2

0

9

0

1

Shared‐Use Path

Improved roadway

Point Defiance Interim Connector
Shared‐Use Path
PresRidge Trail
Prevoius gap analysis for
Citizens Neighborhood Street
Improvement

331

S 19th St 8400 Block

Complete gap of 563 feet of missing sidewalk

332

S 56th St and Cirque Drive Corridor
Improvements

Construct curbs, gutters, sidewalk and bike lanes filling in
the gaps where none exist. Streetlighting on
both sides.

333

Slayden Rd NE

334

SR 167 Completion*

335

SR 509 and Slayden Rd.

Install traffic control devices on all legs of the intersection to
improve access and intersection movements.

SR 509, Taylor Way, & 54th Ave Improvement

This project includes intersection improvements as
identified by Blair Hylebos Terminal Redevelopment Plan (
Planning
BHTRP), SSA/Puyallup Tribal Terminal, and Tideflats Area
Transportation Study (TATS). Anticipated developer funding
includes $4.8M.

336

Safety Travel for All

1

Pedestrian Trail From Julia's Gulch ‐ Norpoint Way

325

329

Previous request for sidewalks
from Tacoma PW

Stripe bike lanes
This project will install a new traffic signal or other traffic
control device at this intersection. Cost includes feasibility
study and control installation
This project will install a new traffic signal or other traffic
control device at this intersection. Cost includes feasibility
study and control installation
Complete gap of 243 feet of missing sidewalk

Equity (Title 6 map)

1

2015 CIP

Add traffic signals and modify channelization
45th St NE from Nassau Ave. NE to Norpoint Way Install pedestrian protected crosswalk

Multimodal System (mode
split map)

1

Portland Avenue on and off ramps at SR 509

312

On priority
network?

1

This project will construct a new right turn lane on
westbound S. 72nd St. to northbound I‐5 ramp. The design
was completed as part of traffic mitigation for WinCo. The
City received a Highway Safety
Design
Improvement Program grant for $340,000 in 2012 to
complete design, right‐of‐way acquisition, and construction.
Construction is scheduled for late early 2015. No grant
match is required.
Bicycle Boulevard between N Skyline Dr ‐ S 19th St

Walters Rd ‐ S 19th to 6th Ave

Source

Install sidewalks on the north side

S Oxford St/S 8th St/S Meyers St/S 15th St
S Puget Sound Ave (north)
St Paul Avenue/ E 11th St intersection

Additional Notes

0

0
0
1

1

1

2

1

1

0

0

2

0

9

1

1

1

2

1

1

0

0

2

0

9

1
1

1
2

1
2

1
0

1
1

1
1

1
1

0
0

2
0

0
0

9
9

1

1

1

1

1

1

0

0

2

0

9

1

1

1

2

1

1

0

0

2

0

9

1

1

1

1

1

0

0

2

2

0

9

1

1

1

1

1

1

0

0

2

0

9

1

1

0

1

1

0

0

2

2

0

9

0

1

0

2

0

2

2

0

0

2

9

1

0

0

0

2

1

2

0

2

0

9

0

1

0

1

0

2

2

0

0

2

9

0
0
1
1
0
0

1
Design

Shared lane markings between NE Marine View Dr ‐ NE
Length = 0.4 miles
Harbor View Dr
Extension of SR 167 from current terminus to I‐5 and SR‐509
Currently unfunded

1
0
1

1
2015 CIP

Intersection modification
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Project ID

337

Name

Description
Construct signal

338

St Paul Avenue/ Portland Avenue intersection
Thorne Rd ‐ Heavy Haul Improvements

339

Walters Road ‐ S 19th to 6th Ave

340

Additional Notes

Improved roadway
This project will improve Walters Road from South 19th
Street to 6th Ave. Work shall include widening and replacing
the existing roadway section to include two 11' vehicle
lanes, new curb and gutter, 7' sidewalks, and 5' bike lanes
on both sides of the road. LED street lights will be installed.
Cement concrete driveways will be constructed to be ADA Planning
compliant and adhere to City of Tacoma standards.
Retaining walls will be constructed where needed. A new
storm water system will be constructed in an
enclosed system using storm piping and catch basins.
The project will improve East 31st Street with asphalt
paving, adding sidewalks, ADA ramp
improvements, landscaped beds, bulb‐out traffic calming
measures, and stormwater improvements. The
project area includes Portland Ave to East R Street. Utility
adjustment or replacement may be required
depending on the scope of road project and age/condition
of existing utilities. Utility improvements not
included in budget shown below.

E 31st St Rehab Project

Project Type Category

TATS

New Signal

PLUT

Improved roadway

2015 CIP

Improved roadway and
nonmotorized
facilities/Neighborhood
Action Strategy

Planning

341

E 32nd St Rehab Project

342

E 54th St. from Pacific Ave. to Bell St.

Street improvements

343

E 56th St ‐ McKinley to A St

Improved roadway to arterial standards

Improved roadway

2015 CIP

2015 CIP

Improved roadway and
nonmotorized facilities

CP

Neighborhood Action Strategy

CP

Improved roadway

E N St. from Morton to E. 35 St.

Curb and Gutter, Sidewalks, Streetlights, Storm Drainage

CP

Neighborhood Action Strategy

Fairbanks St. from E. L St. to Grandview Ave.

Roadway Rehabilitation

CP

Neighborhood Action Strategy

346
347

Marshall Ave/ Port of Tacoma Rd
Milwaukee Way / Marshall St

Add traffic signal
New signal

PLUT
TATS

New Signal
New Signal

348

N 23rd St. and Shirley St.

Install a roundabout or traffic calming devices near the
intersection for pedestrians crossing to Kandle Park

CP

Neighborhood Action Strategy

Complete Curb and Gutter and asphalt paving

CP

Neighborhood Action Strategy

Install streetlights and pedestrian improvements, such as
crosswalks

CP

Neighborhood Action Strategy

CP

Improved roadway

CP

Neighborhood Action Strategy

CP

Improved roadway

CP

Neighborhood Action Strategy

2015 CIP

Rehabilitation

CP

Neighborhood Action Strategy

350
351

Improved roadway to arterial standards
S. 66th & South Tacoma Way Roundabout – Install a new
roundabout for better cross traffic
Improved roadway to arterial standards

Improved roadway

352

S 66th & South Tacoma Way
S 66th St ‐ Oakes to Puget Sound

354

S 96th from Pacific to McKinley Ave.

Provide arterial improvement

355

South Tacoma Way ‐ C to Pine St

This street rehabilitation project will include grinding of the
old asphalt at the gutter and match lines, new asphalt
Unfunded
overlay, and adjusting utilities.

356

Thompson from S. 34th to S. 37th

Slow traffic on Thompson St.

357

11th St Bridge Rehab

358
359

E 84th St and McKinley
E 96th St and McKinley

360

E Fairbanks St ‐ E McKinley to Roosevelt Ave

361

Jackson between S. 19th and SR 16

362

Manitou from Tyler to Gunnison

363

Overpass for SR‐509 and E Alexander Ave
Intersection

364

Port of Tacoma Road / I‐5 Interchange

366

S 19th St ‐ Jackson to Walters ‐ Complete St /
arterial improvement
S 47th / 48th St

367

Schuster Parkway Bridge

365

368

SR 509 Slip Ramps at D

New signal
New signal
Improved roadway to arterial standards
Jackson Ave. Traffic Calming – Install traffic calming devices
on Jackson between S. 19th and SR 16
Manitou Rehabilitation – Repave Manitou between Tyler
and Gunnison to eliminate ruts and cracks. Neighborhood
does not want a slurry seal.
Intersection modification

Improved roadway

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1
0

1
1

0
0

0
1

2
2

1
1

1
1

0
0

0
0

2
2

9
9

1

1

1

1

0

1

1

0

2

0

8.5

1

1

1

1

1

1

0

0

2

0

8

1

1

1

1

1

1

0

0

2

0

8

0
1

1
1

0
2

1
0

1
1

2
1

0
1

2
1

0
0

1
0

0
0

8
8

0

1

1

1

1

2

0

1

0

1

0

8

0
1
1

1
0
0

0
1
1

0
0
0

1
0
0

2
1
1

1
1
1

2
1
1

1
1
1

0
0
0

0
2
2

8
8
8

0
0

1

1

1

1

0

0

0

2

2

0

8

1

0

0

1

2

1

2

0

1

0

8

1
1

1
2

1
0

1
1

1
1

0
1

1
1

0
0

2
0

0
0

8
8

1
1

2
2

0
0

1
1

0
1

1
1

2
1

0
0

0
0

0
0

8
8

0

2

0

1

1

1

2

0

0

0

8

0

1

0

1

2

1

0

0

1

1

8

1

0

2

1

1

0

0

1

2

0

8

1
1
1

0
2
2

0
0
0

0
0
0

2
1
1

1
1
1

0
1
1

0
0
0

0
0
0

2
0
0

7
7
7

1
1
0.5

1
1
1
1
1

0
1

Unfunded

2015 CIP

Rehabilitation

New signal
New signal

CP
CP

New signal
New signal

Improved roadway

Intersection modification

CP

Improved roadway

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

New / TMP

Intersection modification

1
1
0

1

1

0

2

1

1

1

0

0

0

7

1

1

0

0

1

0

1

0

1

2

0

7

0
1

0

1

0

1

2

0

2

1

0

0

7

0

1

0

0

1

1

1

0

0

2

7

0

1

0

0

0

1

2

0

0

2

7

1
0

1
2

1
2

1
0

1
0

1
1

0
2

0
0

0
0

0
0

7
7

0

1

0

1

2

1

0

0

1

0

7

0

1

0

0

0

2

2

0

0

2

7

1

One‐way couplet of Port of Tacoma Road and 34th Avenue
E. Truck‐only lane from marshall Ave to the I‐5 on‐ramps.
Final stage would be completed in 2020 assuming funding is
available. Technically is in Fife. Reconstruct 34th Avenue
and 12th Street to a 3‐lane roadway. Include a SB truck lane
on Port of Tacoma Road
Improved roadway to arterial / complete street standards

Safety Travel for All

0

353

As of 2014, this project includes repair of structural
deficiencies. A routine bridge inspection found many
deficiencies. This project will investigate these deficiencies
and provide solutions

Equity (Title 6 map)

0

344

349

Multimodal System (mode
split map)

Improved roadway and
nonmotorized facilities

345

Norpoint Way from approx. 200' west of
Nahane West to Nahane East
Residential areas located just north of the
intersections of E. 38th and Howe and E. 38th
and K Sts
Roosevelt Ave ‐ Wright Ave to E 44th St

On priority
network?

0

The project will improve East 32nd Street with asphalt
paving, adding sidewalks, ADA ramp
improvements, and stormwater improvements. The project
area includes Portland Ave to the cul‐da‐sac
Planning
street terminus. Utility adjustment or replacement may be
required depending on the scope of road
project and age/condition of existing utilities. Utility
improvements not included in budget shown below.

th

Source

Improved roadway

S Tacoma Way to Tyler
New Link
This project will provide a modified concrete overlay for the
Planning
bridge and replace the expansion joints.
The project will construct a half diamond interchange at
East D Street and SR‐509. An interchange justification report
(IJR) is required for approval of the added access to SR‐509.
The project includes public/private
Not on 2015 TIP
partnerships that are developing. Project has been put on
hold since majority of funding is based on Puyallup Tribal
Terminal project which is on hold.

PLUT

New Capacity/Link

New / TMP

Improved roadway

CP

New Capacity/Link

2015 CIP

Rehabilitation

1
0
1
0

2014 CIP

New Capacity/Link
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Project ID

Name

Description

369

Union Avenue ‐ N 21st St to N 30th St

370

Lincoln Park Freeway Lid – Design & construct a landscaped
Yakima from Center to S. 34th and Tacoma from
lid over I‐5 between Yakima/Thompson and Tacoma/G
Center to S. 34th
Streets to reconnect downtown with neighborhood.

371

S 66th St ‐ Tacoma Mall Blvd to Oakes St

372

34th St Bridge ‐ Pacific Avenue to B St

373
374

E 34th St ‐ E Portland to Roosevelt
E 48th St ‐ Pacific to McKinley

375

East‐West St connection

376

N 26th St ‐ Huson St to Pearl St
N 30th; Proctor to Orchard/Pearl ‐ Arterial
improvement

377

378

N 36th St ‐ Ruston Way to Union Avenue

379

Nalley Valley Area/ Union Ave. access

380
381
382
383
384
385
386
387
388
389
390

Improved roadway to arterial standards

Tacoma Mall Blvd to Oakes St
This project will rehabilitate this existing bridge. The bridge
was constructed in 1937 and many elements have
deteriorated. This bridge is the smaller of the two 34th St.
bridges.
Improved roadway to arterial standards
Improved roadway to arterial standards
S 38th Street at S Tacoma Way to 40th Street W at Orchard
Street
Improved roadway to arterial standards
Improved roadway to arterial standards

S 54th St @ I‐5 off‐ramp (proposed)

401

South Tacoma Gateways

Installation of a wye track beneath the Lincoln Avenue
Bridge to provide more direct access to the US
Oil facility and improve operational flexibility.

404

Culvert Erdahl Ditch

Replace retaining wall to increase capacity with
reconfiguration of railroad tracks

405

Nalley Valley Area/ S. 48th St. Extension

Improve access west to Orchard St.

408

SR509 Track Rebuild Project

409

Marine View Dr. from 1902 Marine View Dr. to
Norpoint Way

410

N 51st & Vassault

411

N 9th and N 11th St

New Capacity/Link

CP

Improved roadway

Improved roadway

New / TMP

Improved roadway

Improved roadway

Planning, Design, Construction

Tyler to Orchard
Project will replace approximately 4,200 feet of old and
worn 85‐pound rail and other components with new 115‐
pound rail and components.
Marine View Dr. Improvements – Extend two‐way left turn
lane to driveway of 1902 Marine View Dr., which includes
widening roadway
Evaluate need for Caution Light or other mechanism at the
intersection
Rehabilitate cobblestone streets

Multimodal System (mode
split map)

Equity (Title 6 map)

Safety Travel for All

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

1
0

1

0

0

1

1

1

1

0

1

0

7

1
0

1
2

0
0

1
1

0
0

1
1

1
2

0
0

2
0

0
0

7
6.5

1
1
1

1
1
1

0
0
0

0
1
1

2
1
1

1
1
1

0
1
1

0
0
0

0
0
0

0
0
0

6
6
6

0
1

2
0

0
0

0
1

1
1

1
1

2
1

0
0

0
0

0
0

6
6

1

0

0

1

1

1

1

0

0

0

6

1

0

0

1

1

1

0

0

2

0

6

1

2

0

0

0

1

2

0

0

0

6

1
1
1
1
1
1

0
0
0
0
0
0

0
0
0
0
0
0

1
0
0
0
0
2

1
1
1
1
1
0

1
1
1
1
1
1

1
1
1
1
1
1

0
1
1
1
1
0

0
0
0
0
0
0

0
0
0
0
0
0

6
6
6
6
6
6

1
1
0

0
0
1

0
0
0

2
2
1

0
0
0

1
1
1

1
1
2

0
0
0

0
0
1

0
0
0

6
6
6

0

1

0

1

2

1

1

0

0

0

6

0

0

0

0

1

1

2

0

0

2

6

0

0

0

0

1

1

2

0

0

2

6

0.5
1

0
0
0
1
1
0

2015 CIP

Improved roadway and
nonmotorized facilities

CP

Neighborhood Action Strategy

CP

Improved roadway

CP
CP
CP
CP
New / TMP

New signal
New signal
New signal
New signal
Roundabout

0
1
1
1
1
1
1
1
1
0
0

2015 CIP

Railroad operations
0

Planning, Design, Construction

Construction

Improved roadway

New at‐grade crossing across Port of Tacoma Rd

Replace old and worn 112‐pound rail and track switches
with new 115‐pound components on the North
Intermodal Lead Track.

On priority
network?

0

South Tacoma Gateways – Install streetscape improvements
at all arterial entryways to the South Tacoma Neighborhood
Council area
Constructs a new connection between the Port’s Transfer
Yard into existing Tacoma Rail infrastructure paralleling
Lincoln Avenue to provide more efficient ingress/egress to Design
U. S. Oil without crossing Port of Tacoma Road.

Washington United Terminal ‐ Double Ending

S 48th / 49th St

CP

Improved roadway

Design and construct barrier for local access only traffic

403

407

New Arterial

Reconfiguration of the east end of the classification yard to
allow for multiple congruent train movements
Planning
simultaneously.
Reconfiguration of the classification yard’s west end to
allow for multiple congruent train movements
Planning
simultaneously. Would add a 3rd at‐grade crossing on
Milwaukee Way

Transfer Yard Connection to Lincoln

North Intermodal Yard Lead Track Upgrade

Improved roadway
Improved roadway

New at‐grade crossing on Alexander Ave east of PC Terminal

402

406

CP
CP

Improved roadway
Improved roadway

Improved roadway

Improved roadway to arterial standards

400

Rehabilitation

CP

Replace old and worn rail paralleling Taylor Way with 115‐
pound rail, 30% new cross ties, and extend the
tracks approximately 1,200 feet.
Replace existing 90‐pound rail with 115‐pound rail, 30%
new cross ties, also encapsulates 370lf of track
to function as a crossing.\
Two travel lanes in each direction

Asphalt Paving

399

2015 CIP

Roundabout
Improved roadway

E M St. between Harrison and E. 34th St.

Rail Classification Yard – West End
Reconfiguration

Unfunded

Roundabout

394

Rail Classification Yard – East End Access
Reconfiguration

New Capacity/Link

New / TMP

Install additional railroad track capacity to improve
operational flexibility

398

CP

New / TMP
CP

Arrival & Departure Track Extension

Northshore Pkwy ‐ Norpoint to 49th Ave NE

New Link

Roundabout

393

Pierce County Terminal ‐ Double Ending

Neighborhood Action Strategy

Roundabout
New Arterial
Reconstruct to eliminate
potholes

392

397

CP

Roundabout
S Orchard Street to S Mullen Street
Reconstruct to eliminate potholes

West Loop Track Upgrade Project

396

Improved roadway

New signal
New signal
New signal
New signal
Roundabout

Widen S Pearl St to 4‐lane profile between S
12th St and S 19th St

Lincoln Avenue Wye Track

CP

Improved roadway

New signal
New signal
New signal
New signal
Roundabout
Roundabout

391

395

Project Type Category

Improve/add access to industrial area

S Thompson ‐ S 35th St to 46th St
Taylor Way Track Rehabilitation & Expansion
Project

Source

As of 2014, this project will install a cement concrete
sidewalk and curb & gutter on the shoulder on the north
side of North 26th Street, east side of Lawrence Street, and
the west side of Alder Way, including a low 4"‐ 5" extruded Planning
concrete curb. The project will connect all driveways
adjacent to the sidewalk with asphalt pavement.

Improved roadway to arterial standards
Norpoint Way ‐ Marine View Dr to 29th St NE
Norpoint Way and 45th Avenue NE
Northshore Pkwy and 45th Avenue NE
Northshore Pkwy and Browns Point Blvd
Northshore Pkwy and Norpoint Way
Roundabouts ‐ 33rd St NE / 38th Ave NE
Roundabouts ‐ 33rd St NE / Browns Point Blvd
NE
Roundabouts ‐ Nassau Ave / Browns Point
S 31st St

Additional Notes

2015 CIP

Railroad operations

New / TMP

New Capacity/Link

PLUT

Railroad operations

CP

Neighborhood Action Strategy

2015 CIP

Railroad operations

CP

Improved roadway

PLUT

Railroad operations

2015 CIP

Railroad operations

1
0

1

0

0

0

1

2

0

0

1

6

0

0

0

0

0

1

2

0

0

2

5

0

0

0

1

2

0

1

1

0

0

5

0

0

0

0

0

1

2

0

0

2

5

0

0
0

1
1

0

0

0

1

1

1

0

0

0

5

0

0

0

0

0

1

2

0

0

2

5

0

0

0

0

0

1

2

0

0

2

5

0
0

0
2015 CIP

Railroad operations

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

0

0

0

0

0

1

2

0

0

2

5

0

2

0

0

0

1

2

0

0

0

5

1

2

0

0

0

1

0

1

0

0

5

0

0

0

0

0

1

2

0

0

2

5

0

0

0

0

0

1

2

0

0

2

5

0

0

0

0

1

1

2

0

0

0

4

0

2

0

0

0

0

2

0

0

0

4

0

0

0

0

1

1

0

0

0

2

4

0

1

0

0

0

1

2

0

0

0

4

0

0

0

0

1

1

0

0

0

2

4

0
0

0
2015 CIP

Railroad operations

PLUT

Railroad operations

PLUT

Railroad operations

CP

Neighborhood Action Strategy

0
0
0
0

Construction
New Link ‐ Roadway
Improvement

2015 CIP

Railroad operations

CP

New Capacity/Link

2015 CIP

Railroad operations

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

CP

Neighborhood Action Strategy

0
0

Planning, Design, Construction

0
0

0

0

0

0

0

1

2

0

0

0

3

1

0

0

1

0

0

0

1

0

0

3

0

0

0

0

1

0

2

0

0

0

3

0
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Project List by Overall Ranking (DRAFT)

Project ID

412

413

414
415

Name

Reconstruct to eliminate potholes

Reconstruct to eliminate
potholes
Equipment installed on locomotives designed to
communicate with wayside signals and back office
On‐Going
Onboard Positive Train Control (PTC) Equipment computers intended as a failsafe to avoid train head/rear
end collisions, over speed derailments, or
incursions into unauthorized territory.
Division Ln. from approximately the 600 block to
Install a landscape median allowing for angle parking
the 400 block
An overall study to evaluate the potential for impact fees in
Impact Fee Feasibility Study
the City and their application to funding new projects based Planning
on planned development
N Steele and M St.

417

E 11th St

419
420
421
422

423

Additional Notes

N Alder ‐ N 15th St to 19th St

416

418

Description

Bicycle Boulevard between 6th Ave ‐ Tacoma Ave
Fawcett Ave/S 25th St

Project Type Category

CP

Improved roadway

Railroad operations

CP

Neighborhood Action Strategy

New / TMP

Study

CP

Neighborhood Action Strategy

Length = 0.15 miles

New / TMP

Bicycle/Pedestrian Projects

Length = 1.45 miles

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

Shared‐Use Path From S 72nd ‐ S 80th/S Tacoma Way
Historic Water Ditch Trail
Shared‐Use Path From S 55th‐ S 60th
Historic Water Ditch Trail
Shared‐Use Path From S 43rd ‐ S 47th
Historic Water Ditch Trail ‐ Phase II
Historic Water Ditch Trail ‐ South Tacoma Way ‐ Shared‐Use Path
Phase 1
Rehabilitate the roadway and implement a road diet, install
a marked crosswalk with pedestrian‐actuated flashing
Mildred St Improvements ‐ 12th to 19th St
Construction
beacons and median pedestrian refuge islands.

On priority
network?

Multimodal System (mode
split map)

Equity (Title 6 map)

Safety Travel for All

Health & Environment

System Preservation

Fiscal Stewardship

Congestion Management

Horizon/
timeline

Hierarchy

Centers

Total

0

0

0

1

0

0

1

0

0

0

3

0

0

0

1

1

1

0

0

0

0

3

0

0

0

0

0

0

0

1

0

0

1

0

0

0

0

0

0

0

1

0

0

1

0

0

0

0

0

0

0

0

1

0

1

1
0

2015 CIP

Install historic style streetlights
Protected bicycle facilities between Pacific Ave ‐ Dock St

Source

0
0

0
DONE
0
DONE
0
DONE
0
DONE
0
DONE
0
DONE
0
DONE

2015 CIP

Improved roadway

CP

Neighborhood Action Strategy

2015 CIP

Bicycle/Pedestrian Projects

New / TMP

Bicycle/Pedestrian Projects

0
424

N 26th (Vassault to Huson)

425

Pacific Avenue Crossing at S 17th St

426

S G St ‐ Division to 6th Ave

427

South Tacoma Way Multimodal Improvement

Stripe bike lanes
New concrete Crosswalk between the Tacoma Art Museum
and the Tollefson Plaza, and intersection
Planning, Design, Construction
channelization at Pacific and 17th
Bicycle Boulevard between Division Ave ‐ 6th St
Length = 0.4 miles
This project will provide an asphalt overlay of South Tacoma
Way, add new transit stop pads and new transit shelters at
existing stops, replace hazardous sidewalks, add sidewalks
where necessary, streetlighting,
Design
landscaping, a mid‐block pedestrian signal, bulb outs,
reconstruct driveways and curb ramps for ADA compliance.

DONE
DONE

0

0
DONE
0

0

DONE

2015 CIP

Improved roadway and
nonmotorized facilities

0

428

Tacoma Avenue South Bridge Rehab

As of 2014, this project rehabilitates this 78 year old bridge.
Bridge items that need rehabilitation
include the bridge deck, footing pedestals, guardrails,
Design
streetlights, expansion joints, and the bridge
needs painting.

DONE
2015 CIP

Rehabilitation
0
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recreational facilities.

Appendix C – Mobility
Master Plan Update
Policy Intent
The Mobility Master Plan Update provides a
vision, policies, and implementation supplement
to the City’s Transportation Master Plan (TMP)
for how the City of Tacoma can improve
conditions for pedestrians and bicyclists citywide
over the next twenty years. This section was
updated from Tacoma’s 2010 Mobility Master
Plan and Transportation Element. It moves the
City towards social, economic, and
environmental sustainability and serves as a
cornerstone for Tacoma’s climate action
diminution strategies. A sustainable active
transportation network is vital for Tacoma to
achieve a substantial reduction in carbon
emissions, as well as to provide a healthier
environment for its residents.
The Mobility Master Plan Update envisions an
interconnected bicycle and pedestrian network
that provides safe routes to neighborhoods,
schools, transit, business districts and

The implementation of a new set of mobility
policies can improve Tacoma residents’ health,
enhance their quality of life, help protect the
City’s natural resources, and be a source of
pride to the community. It also supports the
City’s “Bicycle Friendly Community” status, as
recognized by the League of American
Bicyclists.
The Mobility Master Plan Update is consistent
with the City’s Complete Streets policy and its
associated design guidelines. The Mobility
Master Plan Design Guidelines provide a
comprehensive set of tools for implementing
pedestrian and bicycle infrastructure design.
Tacoma’s streets vary significantly in width,
speed, and usage and the Design Guidelines
provide a wide array of options to make them
more user-friendly.

Prioritizing Transportation
Investment
As discussed in the TMP, the ‘Green
Transportation Hierarchy’ is a recent movement
that recognizes transportation modes that have
the least environmental impact and greatest
contribution to livability. Intended as a
prioritization strategy, the Green Transportation
Hierarchy promotes funding and development of
facilities for modes that affordably enhance
access for the majority of Tacoma residents,
rather than using level of service standards
focused on vehicle movement. While the
hierarchy gives precedence to pedestrians, then
to bicyclists and public transit, commercial
vehicles and trucks are also recognized as
having priority over passenger vehicles.
This hierarchy defines pedestrians as including
individuals using assistive devices for mobility
and sensory disabilities including walkers,
wheelchairs, scooters, service animals, and
canes. Throughout the Mobility Master Plan
Update, the term “pedestrian” refers to a person
moving from place to place, on foot and/or with
the use of an assistive mobility device (when
that person has a disability and/or medical
condition). “Walking” or “to walk” are the terms
used to describe this movement of a pedestrian.

Mobility Master Plan Integration with City Policies

Transportation Element – Proposed Amendments (03-02-15)
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step in realizing a sustainable and livable
Tacoma.
Multimodal - Make multiple travel modes safe
and available to all users.

Vision and Policies

The City of Tacoma’s TMP draws on this model
as a conceptual tool for elevating pedestrians,
bicycles, and public transit in the planning and
design of streets in a manner that is consistent
with the City’s Complete Streets policy and the
City’s Climate Action Plan. It gives recognition to
the city’s most vulnerable users of the streets:
pedestrians and bicyclists of all ages and
abilities.

Guiding Principles

The Vision establishes the overarching concept
that acts as a source for future inspiration in
Tacoma’s transportation planning. The policies
help guide the city towards fulfilling the vision.
The Vision and a new set of mobility policies
support and bolster the active transportation
policy intent of Tacoma’s Transportation Master
Plan. Tacoma’s Transportation Master Plan is
the document with comprehensive planning,
implementation, and funding strategies that
complements the policies in this section. The
TMP and this Mobility Master Plan Update clarify
how the policies, recommended networks, and
implementation strategies were derived and how
they can be advanced.

Vision

The guiding principles were established by the
Mobility Master Plan Steering Committee to
serve as a statement of values and to convey
the impact they want this Plan to have on
Tacoma’s future. The principles stand as a guide
for policy, development, and implementation of
this plan – answering the questions of what we
do, why we do it, and how we do it.
Accessibility - Incorporate the needs of
people with disabilities into planning,
design, construction, and maintenance of
the transportation system.

Tacoma is a world-class walking and biking
community in which pedestrians and
bicyclists are top priorities in transportation
planning. Tacoma's transportation system is
useable and welcoming to people of all
abilities. Streets accommodate bicyclists in
large numbers, sidewalks are user-friendly,
and residents share the road safely and are
fully mobile without an automobile.

Goals

Connectivity - Prioritize projects that connect
multi-use residential centers, transportation
hubs, activity districts, and downtown.
People - Prioritize movement of people as a
measure of mobility over movement of
cars.
Equity - Establish geographic and modal
equity across Tacoma.
Safety – Prioritize safety and a low stress
environment for pedestrians and bicyclists
on all Tacoma streets
Sustainability – Develop a comprehensive
bicycle and pedestrian network as a critical

Transportation Element – Proposed Amendments (03-02-15)



Achieve “Bicycle Friendly Community”
silver status as designated by the
League of American Bicyclists by 2018
by developing and enhancing the six Es:
Engineering, Education, Evaluation,
Enforcement, Encouragement, and
Equity.



Complete a safe and low stress
bicycling system that connects all parts
of the city (north to south/east to west)
and accommodates all types of cyclists
by 2025
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Complete an accessible network of
pedestrian-supportive infrastructure,
including sidewalks, curb ramps,
accessible pedestrian signals, and
shared-use paths, in high priority
pedestrian areas



Create a safer street environment that
reduces intermodal crashes involving
bicyclists, pedestrians, and motor
vehicles by at least 10% from 2015
rates by 2020 and work to meet
Washington State’s Target Zero goal of
eliminating fatal and serious injuries by
2030.



Increase the active transportation mode
split to the levels specified in the TMP
by 2030 and continue gains thereafter
in order to aid in the Climate Action Plan
goal of reducing greenhouse gases
emissions from transportation sources









Increase transit use by enhancing
pedestrian access and bicycle support
facilities through the development of
bikeways and walkways that serve
transit hubs
Implement a benchmarking and
measurement system to gauge success
for pedestrian and bicycle infrastructure
improvements and usage
Apply implementation and maintenance
strategies that expand and sustain
Tacoma’s pedestrian and bicycle
infrastructure
Promote healthy lifestyles by offering
improved opportunities for active living
for people of all abilities through the
development of robust pedestrian,
bicycle, and transit networks, including
bikeways, sidewalks, and linear parks.

for system-wide expansions and improvements.
The Plan specifies how building out the
transportation network can help achieve the
City’s goals of becoming a better and more
accessible walking, bicycling, and transit
community and reduce greenhouse gas
emissions. Tacoma is in an excellent position to
capitalize on existing pedestrian- and bicyclefriendly attributes, to increase the number of
residents and visitors who travel by foot, bicycle,
and transit, and to increase the transportation
options for people with disabilities. Tacoma can
take advantage of the anticipated population
growth in high-density centers, existing
education programs, and high-quality multimodal
connections to develop a world class system of
bikeways and walkways.
A number of the 2010 Mobility Master Plan
policies have been adopted into the TMP,
including:
T-MMP-1 Implementation – TMP Policies 2.4 /
3.1
T-MMP-2 Livability – TMP Policy 6.3
T-MMP-3 Environmental Sustainability – TMP
Policies 2.4 / 3.3 / 4.4
T-MMP-4 Transit Integration – TMP Policies
1.4 / 3.13
T-MMP-5 Connectivity and Access – TMP
Policy 3.6
T-MMP-6 Maintenance – TMP Policy 3.1
T-MMP-7 Education and Encouragement –
TMP Policy 5.8
T-MMP-8 Health and Safety – TMP Policies
2.3 / 2.4
T-MMP-9 Engineering – TMP Policies 3.9 /
3.10
T-MMP-10 Enforcement – TMP Policy 1.6

Policies

T-MMP-11 Evaluation – TMP Policy 3.4

Bicycling and walking are low-cost and effective
means of transportation that are non-polluting,
energy efficient, versatile, healthy, and fun.
Combined with transit they add to the efficiency
of the local transportation system. The
Transportation Master Plan lays out strategies

Transportation Element – Proposed Amendments (03-02-15)
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The following table lists the criteria used to evaluate potential projects for the pedestrian and bicycle
networks. These criteria, listed in the order of importance, were developed with input from public
workshops as well as the Steering Committee.
Table 1. Infrastructure Project Evaluation Criteria

Criterion
Enhances system
connectivity/Closure of critical
gap
Interface with other
transportation modes (e.g.,
transit)
Geographic distribution of
City coverage

Cost Effectiveness
Suitability for bicycling and/or
walking with improvements
Destinations served
Improvement that serves an
immediate safety need
Integration into the existing
local and regional
bikeway/walkway system
Projected reduction in vehicle
trips and vehicle miles
traveled

Measurement
To what degree does the project fill a missing gap in the bicycle
and/or pedestrian system? How well does the project overcome a
barrier in the current bicycle and pedestrian network?
To what degree does the project connect to transit facilities?
To what degree does the project offer potential benefits to the wider,
regional community by offering opportunities for increased
connectivity to surrounding communities, other regional
walkways/bikeways, etc.?
How difficult will it be to implement the project? This criterion takes
into account constraints like topography, existing development,
presence or lack of available right-of-way, and environmental and
political issues.
Does the route have potential to be safe and/or low stress for
bicycling and/or walking after improvements have been made?
Does the project provide connectivity to key destinations, including
schools, parks, employment, commercial centers, and civic centers?
Can the project potentially improve bicycling and walking at locations
with perceived or documented safety issues? This criterion takes into
account available crash data as well as feedback from the Steering
Committee and Tacoma residents.
How many user generators does the project connect to within
reasonable walking or bicycling distance, such as schools, parks,
Downtown, colleges and universities, etc.?
To what degree will the project likely generate transportation or
recreational usage based on population, corridor aesthetics, etc.?
Does the project serve transportation needs, reducing the need for
drive-alone trips, and promoting bicycling as a viable alternative to
driving?

Bike Commuters from UW-Tacoma
Summer 2008

Mobility Master Plan Public Workshop at South Park
September 2009

Transportation Element – Proposed Amendments (03-02-15)
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Demonstration Projects
In addition to the proposed bicycle and
pedestrian improvements, the City should start
with a few demonstration projects to get
momentum going. These projects will also serve
to develop enthusiasm and interest from
Tacoma residents, and to draw attention to the
City’s support for active transportation options.
Demonstration projects include:














Install wayfinding signage throughout the
City indicating to pedestrians and bicyclists
their direction of travel, location of
destinations, and the walking or riding
time/distance to those destinations.
Wayfinding signs increase users’ comfort
and accessibility of the bicycle system and
also visually cue motorists that they are
driving along a bicycle route and should use
caution.
Hold a Sunday Parkways event at other
locations throughout the city to encourage
community members and families to
become familiar with bicycling in Tacoma.
Safe Routes programs provide education
and encouragement programming and
infrastructural improvements so people can
more safely and conveniently access
destinations via walking, bicycling and
transit.
Expand the Safe Routes to School program
to work with interested schools of all levels
citywide.
Establish a Safe Routes to Employment
program with a focus on larger employment
centers and downtown.
Establish a Safe Routes to Parks program
with a focus on Regional, Signature, and
Community Parks as defined by Metro Parks
Tacoma.
Establish Safe Routes to Transit programs
for improved access to Sound Transit,
Pierce Transit, and Amtrak facilities.
Use Arterial retrofits, also known as road
diets, to implement bike facilities on key
streets,
Implement Downtown Improvements,
including bicycle facilities connecting
destinations around downtown as well as
coming from areas outside of downtown.

Tandem Recumbent Cyclists in front of the
University of Puget Sound

Bikeway Recommendations
Tacoma’s bikeway implementation projects
would primarily occur through roadway restriping, which may require lane narrowing,
parking reduction, or removal of a center turn
lane. Depending on funding or other constraints,
bike facility project implementation could occur
in multiple phases. When there is an elimination
of parking the City will work with the
Commission on Disabilities to determine how
best to mitigate the loss for people with
disabilities.
The Bicycle Priority Network map in the TMP
outlines the improved bicycling network.
It is important to note that bicycles are
permitted on all public roads in the State of
Washington, except where prohibited, such
as on interstates in urban areas like Tacoma.
As such, Tacoma’s entire street network is
effectively the community’s bicycle network,
regardless of whether or not a bikeway
stripe, stencil, or sign is present on a given
street. The designation of certain roads as
bike routes is not intended to imply that
these are the only roadways intended for
bicycle use, or that bicyclists should not be
riding on other streets. Rather, the
designation of a network of on-street
bikeways recognizes that certain roadways
are preferred bicycle routes for most users,
for reasons such as directness or access to
significant destinations, and allows Tacoma
to then focus resources on building and
maintaining this primary network.

Transportation Element – Proposed Amendments (03-02-15)
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Pedestrian Recommendations
The Transportation Master Plan adopts the 20-Minute Neighborhood approach to pedestrian
recommendations due to its focus on making existing activity zones conducive to walking.
The 20-Minute Neighborhood approach identifies areas that are good candidates for walking based on
three of the Ds of built environment that influence travel: density, distance, and destinations. Each of
these factors has its own components, which are measured as follows:
Density


Population density by housing units per acre

Distance


Intersection density



Topography



Distance to transit

Destinations


Major employers



Schools



Parks



Libraries



Grocery stores

20-Minute Neighborhoods
Within the 20-Minute Neighborhoods, the TMP recommends that the City adopt the yellow standard as its
accommodation goal for pedestrian facilities. The standards also break out the Pedestrian Priority Areas,
as identified by the 20-Minute Neighborhood Analysis, from other areas of Tacoma.
Table 1. Pedestrian Accommodation Goals - Sidewalks

For the sidewalk accommodation goal, buffering between sidewalks and travel lanes can be
accomplished through landscaping, amenity zones, parking, or any other measure beyond a curb that
separates pedestrians from moving vehicles. The group also felt that while sidewalks may be
recommended on local streets to address specific safety concerns, they need not be required for all local
streets.

Transportation Element – Proposed Amendments (03-02-15)
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Intersection Recommendations
The City of Tacoma will use the Pedestrian Crossing Improvement Project (completed 2014) for
identifying intersection projects. The Pedestrian Crossings Improvement Project provides for the
identification, evaluation, and construction of pedestrian crosswalks, and associated facilities, at
intersections citywide. While the primary motivation for the project is the installation of marked
crosswalks, other improvements will be installed to enhance the marked crossings.
Crosswalks should be present every other block or 600 feet, whichever is lesser, in Pedestrian Priority
Areas to meet the yellow standard, which the TMP recommends for the pedestrian accommodation goal.
Crosswalks should be present in other areas of the city in order to meet the yellow standard.
Table 2. Pedestrian Accommodation Goal – Crosswalks

Sub-Area Plan Recommendations
There are certain areas of the city that pose the greatest challenges to pedestrian and bicycle movement
where more intensive analysis is warranted. The following areas recently (Fall 2014) had sub-area plans
completed:


South Downtown



North Downtown



Hilltop

Key pedestrian and bicycle recommendations from those sub-area plans include:




South Downtown
o

Designate South Jeﬀerson Avenue between 21st and 25th; 25th Street between I-705
and Fawcett Avenue; East C Street; and South C Street as primary pedestrian streets

o

As appropriate, carry out planning, design, and construction of proposed open space
projects including the Prairie Line Trail, Foss Waterway Esplanade, Central and
Waterway parks on the Foss, bridge to the south end of the Foss, UWT central open
space and stairs, Hillside shared-use street, Hillside-to-Brewery District pedestrian
corridor, and others

o

Implement Complete Streets reconﬁgurations of Puyallup Avenue, Jeﬀerson Avenue, and
South C Street, in that order of priority.

North Downtown

Transportation Element – Proposed Amendments (03-02-15)
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o

A goal of maintaining and enhancing the existing development fabric and capitalizing on
local and regional transit resources within the Subarea while supporting walkability, a
variety of transportation modes, and future infrastructure improvements

o

Complete the Stadium to Schuster pedestrian connection

o

Establish a citywide policy that prioritizes projects to improve active transportation access
to Link stations

o

Implement the Schuster Parkway Promenade multimodal corridor project, including key
connections to and along the waterfront

o

Implement the City’s proposed pedestrian corridor projects in North Downtown as
identified in the Mobility Master Plan

Hilltop
o

A goal of creating a village that promotes walking, biking, and transit as a means of
transportation in addition to vehicular.

o

Expand pedestrian networks within Hilltop and with the rest of the city. Top priority
locations include South 19th Street, South 11th Street, and South 6th Avenue.

o

Implement Tacoma’s Complete Streets typologies in Hilltop

The following areas are recommended for sub-area plans to determine best active transportation routes
and access:





Tacoma Mall (in progress August 2014-December 2016)
NE Tacoma
TCC – and its associated transit hub
Tideflats (Port)

Transportation Element – Proposed Amendments (03-02-15)
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Implementation Strategies
Implementation strategies and their related action items support the goals and policies of the Transportation Master Plan. The strategies and actions shown in the following table are organized according to the six goals in the TMP.

Strategy

Goal

1.1 Collaborate with neighboring jurisdictions on
active transportation projects

1.2 Strengthen Active Transportation project and
program delivery processes

Action
1.1.1

Collaborate with state, regional and federal partners to reform system performance measures and mobility
standards in order to reflect the movement of persons rather than vehicles and to favor transportation
modes that have the least environmental impact and greatest contribution to livability.

1.1.2

Work cooperatively with adjoining jurisdictions on bicycle and pedestrian connections and trail projects to
ensure regional links for commuters and recreational users in and outside of Tacoma.

1.2.1

Commence a TMP Implementation Committee to provide oversight and direction for the implementation
of the Plan.

1.2.2

Develop a pilot program for temporary implementation of bicycle facilities. Experiment and test
improvements of a bicycle facility in order to determine traffic operation pros and cons and/or modal
trade-offs associated with the incorporation of the bicycle facility prior to final design and implementation.

1.2.3
1. Intergovernmental
Coordination and Citizen
Participation

1.3.1
1.3 Work cooperatively with adjoining jurisdictions
and transit agencies to coordinate active
transportation planning and implementation
activities.

1.3.2
1.3.3
1.3.4
1.3.5
1.4.1

1.4 Enhance safety for all road users through
increased traffic enforcement on city streets,
walkways, and bikeways.

Adopted 11/16/04, Ordinance No. 27295

Provide training of city staff, including DOT and Police Department. Training can include best practice
facility design, safety countermeasures, maintenance/new materials capabilities, and bicycle detection and
count technology. Include training that pertains to active transportation-related research and studies such
as, economic, safety, perception surveys, etc.
Coordinate with Sound Transit and Pierce Transit to expand pedestrian, bicycle, and transit mobility
through the integration of active transportation facilities with the transit and streetcar systems.
Support a frequent and convenient bus, rail, and streetcar network to magnify the impact of planning for
movement as pedestrians and bicyclists.
Consider incorporating bikeways in transit projects that include exclusive transit use of a right-of-way, such
as bus mall, bus rapid transit or streetcar.
Provide safe and accessible routes and intersections to transit for pedestrians of all abilities.
Provide safe end-of-trip facilities (bike parking, bike lockers, etc) at all streetcar stations and transit
facilities served by four or more routes.
Enforce traffic laws consistently for all users through collaboration with the Tacoma Police Department.

1.4.2

Collaborate with law enforcement and the courts system on the development of a traffic skills education
course aimed to reduce aggressive and/or negligent behavior among drivers, bicyclists and pedestrians by
providing the option of taking a traffic skills education course in lieu of fines for traffic violations.

1.4.3

Develop and promote efficient mechanisms for reporting behaviors and conditions that endanger cyclists
and pedestrians to law enforcement.

(Last Amended: 6/30/09, Ordinance #27812)

T-9

-- 395 --

Transportation Element – City of Tacoma Comprehensive Plan

2. Community / Environment

2.1 Implement the Transportation Master Plan’s
recommendations for developing an active
transportation network that reduces auto travel,
increases the number of pedestrians, bicyclists,
and transit riders of all ages and abilities, and
improves the health of our people and local
ecology

2.1.1

Complete the connected network of sidewalks, trails, bike lanes, bike boulevards, shared lane markings,
and protected bike lanes throughout the city that serves all bicycle user groups. Phase development of the
network.

2.2 Promote active lifestyles by working with
Pierce County Health Department (TPCHD) to
provide education programs and safe and
accessible routes for bicyclists and pedestrians of
all ages and abilities.

2.2.1

Collaborate with the Tacoma-Pierce County Health Department on active living and active transportation
projects that address and seek to reduce health-related issues such as obesity.

2.3.1

Install traffic calming facilities where necessary for improved safety and active transportation travel.

2.3.2

Use current best engineering practices for minimizing and mitigating conflicts between bicycles,
pedestrians, and motor vehicles.

2.3.3

Reduce barriers and hazards to active transportation users by ensuring safe and sufficient crossings of
major roadways and by providing routes that minimize steep slopes.

3.1.1

Increase pedestrian trips and bicycle ridership with a system that provides facility types and designs that
are low stress for pedestrians and bicyclists of all ages and abilities. Inexperienced are most likely to use
high quality bike boulevards, shared use trails, and cycle tracks.

3.1.2

Prioritize pedestrian and bicyclist safety during construction and maintenance activities, and ensure that
the City's accessibility guidelines are followed.

2.3 Apply high-quality engineering and design to
physical infrastructure.

3.1.3
3.1.4

Create safe and accessible active transportation facilities through regular inspection and maintenance.
Develop an on-going city-wide maintenance strategy for active transportation facilities.
When prioritizing projects or evaluating new future projects the following guidance should be used:

3. Multimodal System

3.1 Ensure active transportation facilities are clean,
safe, and, accessible, and promote active use.

1.
2.
3.
3.1.5

Projects that provide the greatest connectivity to the greatest number of people or neighborhoods
Projects that provide connections to transit
Projects that provide safe routes to school

4. Projects that connect major employers or employment areas to residential areas in order to increase
commute trips by bike or walking
5. Projects that connect residential areas to local retailing, business, and community services so
residents can access daily goods and services by walking or biking
6. Projects that complete the trail system and access key recreational and transportation destinations
including adjacent communities
7. Projects that are easily implemented and improve connectivity, expand coverage, and maximize motor
vehicle separation

Adopted 11/16/04, Ordinance No. 27295

(Last Amended: 6/30/09, Ordinance #27812)
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3.1.6
3.2.1
3.2.2
3.2 Establish benchmarks measurements and
monitor the effectiveness of the Transportation
Master Plan on a biannual basis.

3.3 Apply high-quality engineering and design to
pedestrian physical infrastructure.

3.2.3

4.1 Establish Vehicle Miles Traveled Goal

4. Environmental and Fiscal
Stewardship

4.2 Pursue a dedicated source of funding to
implement the expansion and enhancement of
walkways and bikeways in Tacoma. Supplement
dedicated funds with other funding sources.

Adopted 11/16/04, Ordinance No. 27295

Track citywide trends in bicycle usage through the use of Census data, biannual user surveys, annual
bicycle counts, and PierceTrips.com.
Monitor bicycle collision data with the goal of reducing bicycle-related collisions.

3.2.4

Produce a regular report card tracking bicycling and walking trends in Tacoma including percent of the
system that has been completed, funds invested, identification of ongoing problems, public feelings of
safety, status of reaching Health and Safety goals, and educational outreach efforts.

3.2.5

Track citywide implementation of improved and increased walkway and bikeway facilities, ADA accessible
features, and amenities with supervision of the Implementation Committee.

3.3.1

Design all pedestrian facilities to meet or exceed the latest federal, state, and local standards so that there
is universal access for all users of the system.
Install signal prioritization for active transportation users in appropriate locations.
Ensure that all new facilities are ADA-compliant to provide access for pedestrians of all abilities.

3.3.2
3.3.3
3.4.1

3.4 Apply high-quality engineering and design to
bicycle physical infrastructure.

Increase the number of multimodal trips that include traveling as a pedestrian or bicyclist for at least one
trip segment by improving and simplifying connections and transfers.
Monitor the implementation progress of the Transportation Master Plan.

3.4.2
3.4.3
3.4.4

Design all bicycle facilities to meet or exceed the latest federal, state, and local standards so that there is
universal access for all users of the system.
Install signal prioritization for active transportation users in appropriate locations.
Install bicycle detection mechanisms at signalized intersections.
Install separated bicycle facilities where bike lane striping does not provide appropriate riding conditions.

3.4.5

Prioritize the completion of proposed shared-use paths that maximize access to key recreational and
transportation destinations in order to encourage recreational and commute trips.

4.1.1

Work with the City’s Commute Trip Reduction Coordinator, Puget Sound Clean Air Agency, Puget Sound
Regional Council, or other relevant agencies to set biannual per-capita vehicle-miles-traveled goals that will
encourage residents to drive less.

4.2.1

Prioritize funding and construction of active transportation facilities in recognition of the livability,
environmental, and health benefits these forms of mobility provide.

4.2.2

Pursue state, regional, and federal grant funding for shared-use paths and other active transportation
facilities.

4.2.3
4.2.4

Work with the Implementation Committee, advocates, and elected officials to identify and pursue multiple
strategies to increase funding for green transportation.
Dedicate a percentage of the City’s overall transportation budget to active transportation projects.

4.2.5

Leverage investments made in road improvement projects by installing improved bicycle and pedestrian
projects simultaneously regardless of the priority previously placed upon the bike or pedestrian facilities.

4.2.6

Pursue establishment of a new dedicated source of funding for active transportation improvements, such
as a portion of an additional locally determined vehicle tab tax, impact fees, street utility tax, and levy lid
lift.

(Last Amended: 6/30/09, Ordinance #27812)
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4.3 Encourage and improve the appeal of modes of
transportation with negligible carbon emissions,
such as walking, biking, and use of assistive
devices, thereby reducing the miles traveled by
single occupancy vehicles.

4.3.1

5.1.1
5.1.2
5.1.3
5.1.4
5.1 Increase the public’s awareness and usage of
the bicycle and pedestrian network in Tacoma
through targeted education and encouragement
programs
5. Transportation Demand
Management

6. Land Use and Transportation

6.1 Prioritize infrastructure improvements that
connect residential areas to local retailing,
business, and community services, so residents can
access more of the services they need close to
home by walking, biking, and use of assistive
devices

Adopted 11/16/04, Ordinance No. 27295

Educate the general public on bicycle and walking safety issues and encourage active transportation with
programs that target pedestrians, bicyclists and motorists.
Educate the general public about linking trips (trip-chaining) to reduce the number of trips taken per day.
Encourage active transportation through City-sponsored events and expanded Bike Month activities.
Educate school children on safe pedestrian and bicycle behavior.

5.1.5

Educate the general public on bicycle and pedestrian laws and regulations via the City’s website and other
education programs.

5.1.6

Educate drivers (transit drivers, delivery drivers, etc.) on bicyclist rights and safe motoring behavior around
bicyclists. Provide appropriate materials to pedestrians, motorists, and cyclists convicted of specified
violations.

5.1.7

Establish Safe Routes to School Programs in collaboration with Tacoma schools. Apply for Safe Routes to
Schools grants through the Washington Department of Transportation.

5.1.8

Educate bicyclists and pedestrians on proper and safe behavior for biking and walking via the City’s website
and other education programs.

5.1.9

Improve the general public's awareness of the transportation needs and requirements of people with a
variety of mobility and sensory disabilities via the City’s website and other education programs.
Give incentives for bicycle storage, locker rooms, and shower facilities for all major office building
construction and remodeling projects in the downtown core.

5.2.1
5.2 Provide and encourage amenities that support
active transportation.

Support Tacoma’s Climate Action Plan by developing a comprehensive pedestrian and bicycle network.
Assist in realizing the goal of reducing Tacoma’s greenhouse gas emission levels to 40 percent below 1990
levels by 2020, and 80 percent below 1990 levels by 2050.

5.2.2

Install wayfinding signage in proximity to active transportation facilities and destinations.

5.2.3

Install bike racks, accessible parking and other support infrastructure at destinations citywide, including
transit stations, retail area, parks, public facilities, and other high-traffic areas

6.1.1

Coordinate with local business associations, Tacoma-Pierce County Chamber of Commerce, neighborhood
groups and other active associations to encourage and support local retail and services for residents.

6.1.2

Encourage and support the development of “20-minute neighborhoods” where goods and services can be
obtained within short distances via active transportation modes, thereby reducing the need for automobile
trips.

6.1.3

Identify opportunities to encourage and support the development and re-development of businesses and
urban spaces in Tacoma into bicycle- and pedestrian-accessible commercial nodes.

6.1.4

Ensure that bicycle and pedestrian facilities connect residential areas to goods and services that are often
needed on a daily basis.

(Last Amended: 6/30/09, Ordinance #27812)
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6.2.1
6.2 Plan new development and redevelopment in
ways that create street connectivity and access for
active transportation users

Adopted 11/16/04, Ordinance No. 27295

6.2.2

Provide height bonuses and other incentives to developments that promote walkability and that provide
amenities such as weather protection, seating, and improve pedestrian connectivity.
Support changing parking policies to prioritize on-street parking only where needed to support local
business while recognizing the need to provide accessible parking.

6.2.3

Conduct regular reviews of the Municipal Code sections that pertain to the rules of the road and to new
development to identify changes that would facilitate better bicycling and walking conditions.

6.2.4

Enhance mobility in existing cul-de-sac development with shared-use paths for through access for
pedestrians and bicyclists to adjacent street corridors.

(Last Amended: 6/30/09, Ordinance #27812)
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Adopted 11/16/04, Ordinance No. 27295

(Last Amended: 6/30/09, Ordinance #27812)
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Pedestrian Crossing Improvements Project - Summary
Overview
The Pedestrian Crossing Improvements Project provided for the identification, evaluation, and
construction of pedestrian crosswalks, and associated facilities, at intersections citywide. While the
primary motivation for the project was the installation of marked crosswalks, other improvements were
identified to enhance the marked crossings.
The first phase of the project included approximately $2.5 million on planning, designing, and
constructing pedestrian crossing improvements throughout the City: $300,000 allotted to each council
district and $1 million to the Downtown area (as defined by zoning). This project also investigated
opportunities to extend the effectiveness of other programs, such as the Hazardous Sidewalk
Replacement program, City Safety grants, and the implementation of the City’s American with Disabilities
Act Transition Plan. An additional $1.5 million was allocated for the 2015-2016 biennium to continue the
work begun in 2014.
This project included a robust public outreach effort to identify potential improvement locations, and
received over 650 responses from the public pertaining to over 300 locations throughout the City. These
locations were evaluated using a prioritization framework developed by Tacoma staff and the public.
Engineers later developed preliminary cost estimates that were used in packaging the locations for
construction.

Data Collection
The project team collected input from a variety of sources regarding the potential locations for
pedestrian crossing improvements and the criteria to be used in prioritizing these locations. Crossing
improvement locations were identified through a rigorous public input process and current City
documents, including the 2009 Mobility Master Plan. In-person meetings and an online survey were tools
used to collect data, in addition to letters and emails received from Neighborhood Council
representatives, Parent Teacher Associations, local businesses, nonprofit organizations, as well as the
general public.

Evaluation
The public process identified the following criteria that were used to evaluate potential projects:
•
•
•
•
•
•
•

Pedestrian and vehicle counts
Proximity to schools
Vehicle/pedestrian collision history
Proximity to parks
Proximity to hospitals
Proximity to bus stops
The number of times a location was identified through this project’s outreach process, regardless
of other characteristics
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•
•
•
•

Proximity to major employers and commercial centers
Proximity to bicycle/trail systems
Proximity to libraries
Proximity to senior centers/senior housing

These criteria were weighted based on responses by people completing the online survey and people
attending the public meetings. The evaluation criteria were then used to identify top ranking locations for
pedestrian improvements.

Engineering and Construction
The project team worked sequentially through the top ranked projects in each Council District and the
Downtown Area using the following evaluation process:
•

In-House Review: the project team worked with key City staff to review existing transportation
documents on identified crossing improvement locations, aerial imagery, and comments received
to determine the appropriate treatment for top ranked locations.

•

Field Review: City staff and the project team visited crossing improvement locations to evaluate
site specific elements that would impact project implementation and cost. This included
reviewing existing curb ramp construction and field review of utilities, such as lighting and traffic
signals, including vehicle detection.

Relation to the Transportation Master Plan
The Transportation Master Plan places a priority on pedestrian mobility, and assumes that all streets will
accommodate pedestrians to some degree. Because local connections and crosswalks are integral
components of pedestrian safety and mobility, it is critical that the City develop a process for
systematically addressing the need for this type of improvement. While the TMP includes a
recommendation for conducting an inventory of sidewalk infrastructure, and then subsequently
identifying necessary improvements to the sidewalk network, this process will not necessarily satisfy all of
the pedestrian improvements which will be needed to support the transportation system envisioned in
the TMP.
The Pedestrian Crossing Improvements Project identified extensive needs throughout the City, and
created a process for prioritizing those needs. While the City has made significant strides toward
addressing the needs identified during this process, there are many needs which are still unmet, and
many more which were not identified during the public outreach process for this project. The City should
build on the work done as part of the Pedestrian Crossing Improvement Project by developing a process
for updating the list of pedestrian crossing projects, and by updating the prioritization process to ensure it
satisfies the community’s identified priorities and the goals and policies within the TMP.
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8: Parks + Recreation

TOPICS IN THIS CHAPTER

Tacoma Comprehensive Plan
DRAFT August 2015

Equity and Access
Partnerships
Funding and Capital Planning
Meeting Community Needs

WHAT IS THIS CHAPTER ABOUT?

Community Outreach

The goals and policies in this chapter convey the City’s intent to:

Complete Park System

Natural Areas
Master Plans

•

Set clear standards for service delivery and expansion of parks
and recreation facilities and services

•

Achieve interagency and intergovernmental coordination in the provision of park and recreation
facilities.

•

Provide more equitable service delivery in areas that are currently deficient in services or are
anticipated to be deficient in services based on anticipated growth and development.

•

Promote park and recreation facility design that reflects the City’s unique cultural communities
and ecological settings.

WHY IS THIS IMPORTANT?
Good parks and recreation services foster economic benefits and promote tourism. Environmentally,
they provide green infrastructure and help manage climate change. Socially, they revitalize
communities, create safer neighborhoods, help children learn and grow, improve public and
environmental health, and support smart growth. Culturally, open space and program services can
nurture a sense of place in the community, and provide opportunities to engage the public of diverse
backgrounds.
The City of Tacoma and Metro Parks Tacoma together manage more than 3000 acres of developed parks
and natural areas, as well as local and regional trails, the urban tree canopy, and community gardens.
Programs are offered for all ages at community centers, swimming pools, and other recreational
facilities. Parks and natural areas give life and beauty to the city and are essential assets that connect
people to place, self and others.
The following policies ensure this legacy is preserved for all Tacomans and future generations and that
the City and Metro Parks will rise to meet the challenges posed by growth and change within the City
and region.
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GOALS + POLICIES
EQUITY AND ACCESS
GOAL P-1

Strive to provide safe, convenient, and equitable access to high‐quality parks, natural
areas, trails, and recreational opportunities and contribute to the health and well‐
being of all Tacomans.

Policy P-1.1

Provide and maintain an adequate supply and variety of parkland and recreational
facilities to serve the city’s current and future population based on identified level-ofservice standards and community needs.

Policy P-1.2

Prioritize investment in acquisition and development of parks and recreation facilities in
areas where need is greatest, including:
a. Where availability and access to facilities is lowest; and
b. Where the greatest population growth is occurring or forecast, such as the mixed
use centers.

Policy P-1.3

Foster social equity by providing a wide range of accessible, inclusive, affordable,
convenient and safe opportunities to meet the diverse needs of the changing
community.

Policy P-1.4

Provide a variety of recreational facilities and services that contribute to the health and
well-being of Tacomans of all ages and abilities.

Policy P-1.5

Establish and manage specialized recreational facilities within the park system to
respond to identified public needs, take advantage of land assets, and meet cost
recovery goals.

Policy P-1.6

Consider the varied cultural and demographic needs of the community in park and
recreational facility design and promote public involvement in all aspects of park and
recreation planning.

Policy P-1.7

Encourage the multiple use of recreation and open spaces to meet community
demands.

Policy P-1.8

Maintain special recreational facilities (such as golf courses and sports stadiums) as
enterprises to meet public needs, ensure maximum use, and financial self-sufficiency.

Policy P-1.9

Periodically review trends in park and recreation facility use and adapt plans and
investments to respond to changing
community needs.
Partnerships

PARTNERSHIPS
GOAL P-2

Promote public and private partnerships
that expand the variety of community
services and programs, provide open space,
and enhance the quality of life for
Tacomans.
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With a history of successful partnership that
extends over 100 years, the City and Metro
Parks Tacoma are committed to working
together to create healthy opportunities for
Tacoma residents to play, learn and grow.
Other key partners include the Port of
Tacoma, the Tacoma School District, Tacoma
Public Utilities, and other public and private
partners

8-2

Policy P-2.1

Jointly plan for new park and recreation facilities and services that contribute to the
health and well-being of Tacomans of all ages and abilities

Policy P-2.2

Continue to work in close partnership with Metro Parks Tacoma, including supporting
updates to long term plans for the parks and open space system.

Policy P-2.3

Encourage public-private partnerships to develop and operate publicly-accessible
recreational facilities that meet identified public needs.

Policy P-2.4

Partner with public and private entities to encourage, sponsor, and support a range of
public activities and events within appropriate open spaces, as well as within temporary
closed streets, such as markets, festivals and parades.

Policy P-2.5

Support and encourage the use of streets and sidewalks, on a temporary and
intermittent basis, for a range of activities, such as markets, festivals, shopping, dining
and recreation, while ensuring safety and balancing street and sidewalk use for
transportation.

Policy P-2.6

Coordinate the planning and improvement of trails with corridor improvements.

Policy P-2.7

Recognize public school fields and play areas
as a valuable part of the City’s park system.
Seek opportunities to work with the school
districts to enhance the recreational value of
these facilities.

Policy P-2.8

Maintain an accurate inventory of the city’s
park and recreation facilities in coordination
with Metro Parks Tacoma and other providers.

With over 50 developed school campuses
and school sites, Tacoma Public Schools’ play
areas and fields are an important part of all
Tacoma neighborhoods. Figure 8.1 shows
both the public park system and school
campuses.

FUNDING AND CAPITAL PLANNING
GOAL P-3

Preserve and expand parklands and facilities to ensure the long-term viability of the
park system to serve Tacoma’s current and future population.

Policy P-3.1

Maintain a long-range park capital
Please see the Public Services and Utilities
improvements program that balances
Element for information on parks and
acquisition, development, and operations;
recreation capital facility projects.
provides a process and criteria for capital
improvements project selection; and
emphasizes creative and flexible financing strategies.

Policy P-3.2

Seek funding for new parks and recreation facilities through a variety of sources and
consider innovative strategies for the provision of new facilities:
a. Develop zoning incentives, controls and/or funding mechanisms, such as transfer of
development rights, to create highly functional urban parks and amenities within
mixed use centers, downtown and planned residential developments.
b. Consider adopting a fee-in-lieu program that would allow development to
contribute toward open space, park, community garden or recreational space within
a mixed-use center rather than providing on-site open space.
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Policy P-3.3

Evaluate opportunities to acquire and/or develop lands declared surplus by other public
agencies, or offered as donation by private owners, if consistent with policies herein.

MEETING COMMUNITY NEEDS
GOAL P-4

Develop and operate park and recreational facilities in a manner that is responsive to
the site and the needs of the community.

Policy P-4.1

Improve parks, recreational facilities and natural areas in accordance with current
master plans, management plans, or adopted strategies that reflect user group needs,
development priorities, development and maintenance costs, program opportunities,
financing strategies, and community input.

Policy P-4.2

Encourage park and recreation facilities design that complements the natural features
of the site.

Policy P-4.3

Provide amenities at parks and recreation facilities, such as restrooms, lighting, seating,
drinking fountains, trash receptacles, bicycle parking, and shelters when possible,
feasible and appropriate to extend the hours of use and service quality.

Policy P-4.4

Incorporate green building practices into park design and construction, including green
demolition and disposal practices, use of local and recycled products and low impact
development techniques.

COMMUNITY OUTREACH
GOAL P-5

Facilitate a multi-faceted inclusive community conversation to ensure that park and
recreation facilities are responsive to community interests and needs

Policy P-5.1

Regularly solicit and incorporate community members’ knowledge about park and
recreation needs to ensure a system that is responsive to community interests and
needs.

Policy P-5.2

Employ a diverse array of outreach methods that
recognize different communication styles and
increase convenience for citizens.

Policy P-5.3

On a regular basis, evaluate park and recreation
preferences, needs and trends through
assessment of usage and participation rates,
surveys and other methods.

Examples of diverse outreach methods:
• Walking tours
• Storytelling and listening sessions
• Social media
• Video
• Festivals
• Partnering with community
organizations

NATURAL AREAS
GOAL P-6

Manage natural areas and urban forest to protect unique urban habitats and offer
Tacomans an opportunity to connect with nature.

Policy P-6.1

Preserve, enhance, and manage natural areas
and resources to protect and improve their
ecological health and to provide compatible
public access.
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Please see the Environment Element
for discussion of natural open space
areas and the urban forest.

8-4

COMPLETE PARK SYSTEM
GOAL P-7

Establish and maintain a complete park and recreation system to serve the diverse
needs of Tacoma residents.

Functioning within a highly urbanized setting, the City of Tacoma and Metro Parks Tacoma partner
together to offer a complete park and recreation system, ranging from low-impact, natural resourcedriven habitat areas to recreation-oriented, high-impact parks and sport complexes.
This system is made up of both public and private ownerships. On the public side, the City and Metro
Parks are the primary owners of most of those lands categorized below. In addition, the Tacoma School
District owns school properties that serve residents’ recreation needs during non-school hours. The Port
of Tacoma, Tacoma Public Utilities and other public agencies also manage open space and recreation
assets. This spectrum of publicly-owned open space is complemented by lands managed by private
landowners, with whom the City will continue to partner.
A brief description of each different type of facilities, together with supporting policies is provided
below. Please see also Figure 8.1, Park and Recreation Facilities for more information.
Neighborhood Parks
Neighborhood parks provide daily convenient access to basic recreation opportunities for nearby
residents by foot or bicycle. Generally small in size, neighborhood parks are developed primarily for
spontaneous and non-structured recreation activities. Sawyer Tot Lot and Optimist Park are examples of
neighborhood parks.
Policy P-7.1

Neighborhood parks should be designed to enhance neighborhood identity, preserve
neighborhood open space and improve the quality of life of nearby residents.

Policy P-7.2

Neighborhood parks should be located and distributed to provide convenient, daily
walking access to basic recreational opportunities for nearby residents living within a
3/4-mile radius of the park.

Community Parks
Community parks are usually more than five acres, preferably ten to 15 acres, providing visitors with
access to high and low impact recreation opportunities. Community parks should be designed to
enhance community identity and preserve community open space. As a sub-category of community
parks, Signature Community Parks have a wider community appeal providing a unique benefit which
often contribute to the identity of a planning area and enhance the quality of life of District residents.
McKinley Park is an example of a community park and Wapato Park a signature community park.
Policy P-7.3

Community parks should be sited and designed to serve those residents living within a
1.5-mile radius of the park and to provide a wider range of recreational opportunities to
accommodate large group activities, structured recreation programs, and major outdoor
recreation facilities, such as sports facilities.

Policy P-7.4

Community park sites should front onto a public street, preferably a collector or arterial
street complete with sidewalks and bicycle lanes, or easily accessible by public transit.
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Urban Parks
Offering outdoor breathing space in an otherwise concrete built environment, urban parks are a special
type of open space serving the unique lifestyles and recreation needs of those who live or work in or
close to downtown and designated centers. While urban parks often serve as neighborhood parks for
their nearby residents, they may also provide opportunities for community events and district-wide
gatherings. They contribute to place-making by enhancing the quality of life and the identity of the
urban core and the mixed-use districts. Creating a network of linear urban parks connected with public
squares, gardens and plazas will allow urban residents or workers to walk to public spaces or
destinations designed for art displays and other leisure pursuits. Urban parks may be developed and/or
managed by other public or private agencies or in partnership with them, depending on their locations
and forms of development. Thea’s Park is an example of an urban park.
Policy P-7.5

Plan for the acquisition and design of urban parks within the Downtown and designated
centers based on forecast growth and adopted growth assumptions.
a. Establish specific targets for open space, park, and recreation facilities to meet
needs within mixed-use centers.
b. Identify potential locations and opportunities for further action and use innovative
methods and partnerships to fund the identified needs.
c. Ensure park and recreation opportunities are provided in the mixed-use centers as
the population in the center increases

Policy P-7.6

Develop nodal urban parks for social gathering and linear urban parks for active
recreation such as walking and bicycling.

Policy P-7.7

Locate and design nodal urban parks to
create a focal point and distinctive sense of
place for each center.

Policy P-7.8

Coordinate the development of linear urban
parks with the design of designated
corridors and signature trails.

Examples of nodal urban parks include public
squares, urban plazas, landscaped
courtyards and community gardens. Linear
urban parks include widened boulevards and
landscaped promenades adorned with street
furniture, water features and art work, and
completed with bike facilities.

Regional Parks
Regional parks, usually over a hundred acres, provide visitors with access to unique regional features
and attractions. Regional parks often accommodate large group activities and have infrastructure to
support special events and festivals. Contributing to economic development through tourism, regional
parks can enhance the economic vitality and identity of the entire region. Point Defiance Park, with 760
acres and a wide variety of attractions, is an example of a regional park.
Policy P-7.9

In addition to those facilities normally encouraged in community and neighborhood
parks, unique and high quality amenities, landscape improvements and gardens, and
infrastructure to support events and festivals should be provided. Sports fields, lit or
unlit, may also be included within regional parks.

Community Gardens
Land gardened by a community group for food, plant or fiber production, either for personal or
charitable uses. Community gardens provide access to fresh produce; encourage a connection to the

-- 414 --

8-6

environment; support general health and wellbeing
Please see the Design and Development Element
through outdoor activity and the therapeutic benefits of
for additional policies.
gardening; provide safety and beautification benefits;
create healthy soil, which helps with stormwater
management; and adds to a neighborhood’s livability. Properly designed and managed, community
gardens can greatly enhance a neighborhood’s vitality and can be created on their own or in
coordination with neighborhood parks, playgrounds, housing developments or apartment complexes.
Policy P-7.10

Enhance existing and support new community gardens within parks and on appropriate
public and private lands.

Policy P-7.11

Support creative approaches to managing gardens, such as support by educational
institutions or volunteer management by community organizations.

Special Recreation Facilities
Outdoor or indoor facilities offer opportunities for
programmed activities to promote active living, an
appreciation for nature and the environment, and to
foster respect for culture and heritage amongst all ages.
These facilities can be free-standing or sited within a
community or regional park and are usually managed by
Metro Parks Tacoma.

Examples of special recreational facilities include
multi-purpose centers and mission-led specialty
centers, such as sports complexes, athletic fields,
golf courses, outdoor and indoor pools, boathouse
marinas, nature centers, zoos and aquariums,
wildlife parks, botanical conservatories, and
historic interpretative centers.

Policy P-7.12

Give priority for the location of new special recreation facilities to areas that are
currently underserved.

Policy P-7.13

To the extent feasible, locate new destination facilities within or in close proximity to
designated centers.

Trails
Trails serve both a recreation and an active transportation function. Walking and bicycling provide many
benefits to individuals as well as to the community. In Tacoma, trails provide opportunities for walking,
bicycling, jogging, in-line skating, dog walking and wildlife watching. An integrated, safety-oriented
multi-purpose trail increases mobility choices, reduces reliance on single-occupant vehicles, provides
convenient access to schools, centers, transit, parks and other destinations, and encourages regular
physical activity to enhance health and wellness.
Policy P-7.14

Establish, improve, and maintain a citywide system of public trails that are a component
of a larger network of bicycle and pedestrian facilities. This citywide trail system should
connect Tacoma’s neighborhoods, employment centers, schools, parks, natural areas,
recreational facilities, commercial areas, regional trail system, and other key places that
Tacomans access in their daily lives. Please see Figure 8.2, Citywide Trails Map.

Policy P-7.15

Utilize Tacoma’s natural topography to connect Tacomans to natural areas and the
waterfront.

Policy P-7.16

Design specific trails according to the purposes served and the location.
a. Trails developed primarily for low-impact access to or through habitat areas should
be developed to minimize their impact to the environment through location choices,
narrower width, and use of pervious surfaces.
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b. Trails developed as non-motorized transportation corridors should be wide enough
for the projected use and developed with a durable hard surface.
Policy P-7.17

Locate and develop bicycle and pedestrian facilities that provide on- and off-road
recreation for the community

Policy P-7.18

Develop new trails and recreation facilities to accommodate rollerblading and
skateboarding without posing conflicts to other recreational uses.

Open Space Corridors
Lands that support, nurture and preserve natural and wildlife
Please see the Urban Form and Design and
habitats and native vegetation. Open Space Corridors usually
Development elements for additional
contain environmental assets, such as wetlands, streams,
policies.
wildlife, native and forested habitats, that are managed for
stewardship and conservation via best management practices.
These lands often provide opportunities for environmental research and interpretative programs, in
addition to low-impact recreational activities.
Policy P-7.19

Encourage public access provisions in open space corridors where such access will
complement, not negatively disrupt fish, wildlife and plants.

Policy P-7.20

Provide opportunities for Tacomans to engage with and experience nature and wildlife
amid varied natural settings.

Policy P-7.21

Provide opportunities for education and continuous learning about Tacoma’s
environment assets and geographic setting.

Waterfront
Tacoma’s shorelines and waterfront areas are a source of economic activity, entertainment and
recreation, as well as providing invaluable ecological and cultural functions. As such, the promotion of
shoreline access and recreation is a major priority for Tacomans. The City’s waterfront provides
opportunities for recreation and the experience of nature that cannot be replicated in other areas of the
City and region. Recognizing the multiple benefits and values of its shorelines, the City and others have
made substantial investments to clean up environmental pollution and improve shoreline access,
recreation and cultural opportunities. Given the strong connection many people feel to shorelines,
investments like these will provide benefits that will be enjoyed and appreciated by a great number of
people, improving Tacoma’s livability and long-term prosperity.
Policy P-7.22

Recognize the strong community connection to Tacoma’s shorelines and waters as
cultural, historic, recreational, educational, economic, natural and aesthetic assets of
tremendous value

Policy P-7.23

Enhance Tacoma’s identity as a waterfront community, including designating and
enhancing shoreline areas for public access, recreation, educational and interpretive
displays, public art, community events, habitat restoration and other activities

Policy P-7.24

Develop and enhance opportunities for swimming, boating including use of Tacoma’s
water trails, fishing, SCUBA diving, educational activities, wildlife observation and other
shoreline and water-dependent activities
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Policy P-7.25

Implement the priority actions identified in the Shoreline Master Program Public Access
Alternatives.

MASTER PLANS
GOAL P-8

Provide specific area and signature facilities according to adopted master plans.

Over time, the City and partners have identified and conducted will improve the capacity to achieve the
goals of this Element by developing plans for specific areas. This list is intended for larger, signature
parks and open space sites. It is not exhaustive, and is intended to be updated regularly. Other public
agencies, in particular Metro Parks Tacoma, maintain separate projects lists which should be consulted
as well.
Inclusion in this section is intended to convey the City Council’s support for and recognition of the policy
direction in these plans, and to convey that they are planning and implementation priorities. Inclusion in
this section lends support to applications for City approvals such as conditional use permits, rezones and
development regulation agreements meeting the intent of these plans, as well as the policies of the
Comprehensive Plan. This section also provides a forum for the Council to refine their policy direction on
a given site, in consultation with the Planning Commission and other stakeholders.
Policy P-8.1

Point Defiance Park
MPT’s conceptual plan for their signature 768-acre park, referred to as Destination Point
Defiance, was developed over multiple years with broad public input and support. It
includes commercial, educational and recreational features (including the zoo, a lodge,
eating establishments, gift shops, a visitor’s center, additional pavilion buildings, a
farmers market, entertainment and educational facilities, and bike and kayak rental
facilities) that broaden the use of the park and expand its function as a unique
destination.
While the current (2014) Land Use Intensity Designation is Low, the City recognizes the
unique role that Point Defiance Park plays as a citywide and regional destination.
Therefore, or until the Land Use Designation changes, alternative review processes such
as Development Regulation Agreements may provide an appropriate avenue for City
review of more intensive, destination-oriented features within the park.

Policy P-8.2

First Creek Action Plan
In 2011-12 the City collaborated with community stakeholders to develop a consensus
vision and framework for action to improve East Tacoma’s 3.5 mile First Creek corridor.
The plan identifies actions to be implemented by multiple stakeholders over a 5-10 year
planning period.

Policy P-8.3

Wapato Hills Conceptual Plan
In 2013 the City and MPT collaborated to update the 1996 conceptual plan for the 80acre Wapato Hills. The final conceptual plan recognizes that Wapato Hills functions
primarily as a natural area for recreational walking on a system of trails and viewpoints.
The conceptual plan also includes the existing park in the southwest corner and a
proposed visitor center on the eastern side.
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Policy P-8.4

Downtown Subarea Plans
From 2011 to 2014, the City has worked to develop the South Downtown, Hilltop and
North Downtown Subarea Plans and EIS’s. The South Downtown Subarea Plan and EIS
was adopted in December 2013, the Hilltop Subarea Plan and EIS was adopted in May
2014, and the North Downtown Subarea Plan and EIS is slated for adoption in late 2014.
These plans provide thorough guidance on open space and recreation issues and
priorities for the respective subareas.

Policy P-8.5

Shoreline Public Access Alternatives
In 2013 the City adopted updates to the Shoreline Master Program (SMP), including the
Shoreline Public Access Alternatives. This plan thoroughly addresses open space and
recreation issues and priorities in Tacoma’s Shoreline Districts.

Policy P-8.6

Tacoma Landfill Land Use Plan
This 1998 plan represents incorporation of ideas gathered for the future uses of the
closed portions of the City Landfill. The plan reports that over 151 acres will eventually
be filled and capped. After landfilling ceases, much of the area may be utilized as a
recreation and open space asset.

Policy P-8.7

Port of Tacoma Public Access Plan
In 2013 the Port Commission adopted a public access plan to identify specific needs and
opportunities to provide public shoreline access. The plan will guide Port actions to
meet the City of Tacoma’s SMP requirements for the Port to provide public access to
shorelines.

Policy P-8.8

Swan Creek Master Plan
Swan Creek Park is a 383-acre greenspace nestled on the boundary between East
Tacoma and Pierce County with a salmon bearing stream, wooded canyon, upland
forest, paved and natural trails, and a community garden. In 2011 MPT adopted a longterm vision and plan for future site development, stewardship, and programming.
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Figure 8.1 Public Park and Recreation Facilities

-- 419 --

8-11

Figure 8.2 Citywide Trails Map
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9: Public Facilities + Services
Tacoma Comprehensive Plan
DRAFT August 2015

TOPICS IN THIS CHAPTER
Facilities for Land Use
Annexation Areas
Essential Public Facilities
Needs and Priorities
Economic Development and
Neighborhood Revitalization

WHAT IS THIS CHAPTER ABOUT?

Financial Feasibility
Design and Location

The Public Facilities and Services Element of the Comprehensive Plan
makes the rest of the plan a reality by identifying infrastructure
investments that support and implement many of the goals and policies in other elements of the Plan.
The Public Facilities and Services Element fulfills the GMA requirements for capital facilities and utilities.
Throughout this element, the term “public facilities” includes all types of public infrastructure, including
utilities.
The Public Facilities and Services Element uses two components to comply with GMA requirements for
capital facilities. The first component is this chapter which contains the goals and policies.
The goals and policies in this chapter convey the City’s intent to:
•

Set clear goals for service delivery and system expansion for public rights‐of‐ way, sanitary and
stormwater systems, water, parks and recreation, public safety and emergency response, solid
waste management, school facilities, technology access, and energy infrastructure.

•

Ensure that public facilities and services support the local and regional growth planning
objectives.

•

Emphasize the development of facilities that serve multiple goals.

•

Advance an adaptive management approach to improve reliability and resilience.

•

Provide more equitable service delivery.

•

Reduce risks to human and environmental health and safety.

The second component is the background information in this chapter. The background information is
based in large part on the City’s Capital Facilities Program, which is a separate document and is adopted
by reference. The background information fulfills the requirements of GMA to:
•

Provide an inventory of existing public facilities.

•

Identify deficiencies in capital facilities and the actions necessary to meet such deficiencies.

•

Forecast future needs for facilities.

•

Propose capital improvements and their costs.

•

Plan for financing proposed capital improvements.

•

Inform the capital budget process.
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WHY IS THIS IMPORTANT?
High‐quality and dependable basic public services, like clean water and reliable sewer and stormwater
management services, are essential to Tacoma’s future success. Cost‐effective and dependable services
improve quality of life, affordability, and make Tacoma a more attractive place to do business. Well‐built
and well‐maintained facilities also help the city recover from damaging natural events and emergencies.
The City’s public facilities and services can also help create a vibrant public realm. The City's public
facility systems provide water, sewer, transportation, parks and civic services. Public facilities include
the varied and extensive networks of streets and pipes, as well as parks and natural areas that not only
manage stormwater and flooding, but also help provide places for recreation. Public services include
things like public transportation and police, fire, and emergency response. In addition, services such as
access to broadband technology, electricity and natural gas, and comprehensive waste, recycling, and
composting services are essential for households and businesses. It takes the collective and coordinated
effort of multiple agencies and regulated utilities to maintain and operate the complex systems used to
manage and provide these necessities to Tacomans.
Public agencies aim to provide basic services to all Tacomans. However, for a variety of reasons, not all
services are distributed equitably across the city. The agencies charged with managing public facility
systems must balance the need to maintain existing services and infrastructure with the need to bring
new or improved services to under‐served communities, and to new residents and businesses. In
addition, these improvements must be made in ways that meet federal, state, and regional regulations.
Given the likelihood of environmental, economic, and technological change in the next twenty years, the
agencies that deliver, build, and manage services and facilities must reinvent systems and facilities to
satisfy multiple uses, withstand environmental stress, and adapt to changing circumstances. The goals
and policies in this chapter support the equitable, efficient, and adaptive management approaches that
are needed to provide high‐ quality facilities and services to all Tacomans, including those in future
generations.
The public facilities and services will meet the community’s current and future needs by providing
acceptable levels of service in a reliable, effective, efficient, economic and environmentally responsible
manner for existing and future residents, visitors and businesses.
The Public Facilities and Services Element is also important because Tacoma’s public facilities and
services must address the requirements of the Growth Management Act, state, regional and county
planning, and they must relate to other elements of Tacoma’s comprehensive plan. They must also fulfill
the capital improvement requirements of the City of Tacoma.

GOALS + POLICIES
PUBLIC FACILITIES AND SERVICES FOR CURRENT AND FUTURE DEVELOPMENT
Development depends on the availability and adequacy of necessary facilities and services to support
growth. As growth and development occurs, existing facilities may need to be upgraded or expanded,
and new facilities may be needed.

-- 422 --

9-2

Tacoma's urban growth area is an area surrounding the city that is characterized by urban growth. The
Growth Management Act states that cities should be the primary providers of urban services within
urban growth areas. Tacoma intends to meet this provision of the Act by becoming the primary provider
of public facilities and services in its urban growth areas over time, and to provide the same level of
service as it provides within the City limits.
Tacoma already provides some facilities and services in its urban growth areas. Tacoma encourages
other service providers within Tacoma's urban growth area to provide similar level of service standards
that the City provides for those facilities and services provided by the City in its urban growth area. For
its urban growth area, the City intends to jointly plan the provision of public facilities and services with
Pierce County, other jurisdictions and service providers.
Annexation of new areas will have an impact upon the provision of facilities and services. The City of
Tacoma encourages and accommodates annexations. Newly annexed areas are intended to be served at
the same level of service standards as those imposed within the city limits. However, if necessary, the
level of service may be phased in over time.
Regional public facilities are designated by GMA as essential public facilities. The City realizes that these
facilities are often difficult to site, but they provide needed public services. Tacoma will coordinate with
other jurisdictions in the region to site public facilities and will not exclude such facilities from its
jurisdiction.
Facilities for Land Use
GOAL PFS-1

Provide public facilities and services necessary to support existing and new
development envisioned in the Urban Form Element.

Policy PFS-1.1 Plan public facilities and services that have the capacity and are located to serve existing
development and future growth planned in the -Urban Form Element.
Policy PFS-1.2 Provide public facilities and services that are the responsibility of the City, and
coordinate with other agencies for their provision of public facilities and services for
which they are responsible.
Policy PFS-1.3 Coordinate and cooperate with federal, state, regional and local jurisdictions, private
industry, businesses and citizens in the planning, siting, design and development of
facilities serving and affecting the community.
Policy PFS-1.4 Adopt by reference the capital facilities plans of the following providers of public
facilities and services in Tacoma.
a. Parks: Metropolitan Park District.
b. Schools: Tacoma School District.
c. Transportation: Pierce Transit, Sound Transit and Washington State Department of
Transportation.
Annexation Areas
GOAL PFS-2

Be the primary provider of urban services within Tacoma’s designated urban growth
area and provide the same level of service standards as within the City limits.
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Policy PFS-2.1 Promote growth and development within Tacoma's urban growth area that is consistent
with the City's adopted policies, the County-wide Planning Policies for Pierce County,
and Vision 2040 in order to discourage sprawl, direct higher intensity and density uses
into designated centers, and support enhanced public transit.
Policy PFS-2.2 Anticipate public facility and service needs of possible future annexation areas through
long range planning, and when feasible develop facility capacities within the city to
meet these needs prior to or after annexation.
Policy PFS-2.3 Coordinate planning with Pierce County and other adjacent jurisdictions for land use
development, transportation and services within urban growth areas to ensure
development is orderly, compatible and sufficiently served, and consistent with City
plans.
Policy PFS-2.4 Ensure through interlocal agreement or other mechanism, the compatible development
of land including the rate, amount, type and location of growth, and the provision and
phasing of service within Tacoma's urban growth area, are consistent with the adopted
policies and standards and tier designations of the city.
Policy PFS-2.5 Extension of utility services within Tacoma's urban growth areas shall occur only upon
annexation or if a commitment for annexation is in place.
Policy PFS-2.6 Provide for active participation by affected residents and property owners in the joint
planning, annexation proposals, or agreements for service within Tacoma's urban
growth area.
Policy PFS-2.7 Expand the city's boundaries within established urban growth areas in a manner that
will benefit both the citizens of Tacoma and the citizens of the area to be annexed.
Essential Public Facilities
GOAL PFS-3

Collaborate with regional partners to site essential public facilities in an equitable and
practical manner.

Policy PFS-3.1 Actively participate as stakeholders in processes for determining the location of public
facilities of regional or statewide importance, also known as essential public facilities.
Policy PFS-3.2 Consider land use compatibility, capital facility needs and financial costs when siting
essential public facilities.
Policy PFS-3.3 Essential public facilities shall be developed in a timely and orderly manner and
arranged efficiently so as not to adversely affect the safety, health, or welfare of the
citizens residing in the surrounding community.
Policy PFS-3.4 Major essential public facilities that generate substantial travel demand should be sited
along or near major transportation and public transit corridors.
Policy PFS-3.5 If Tacoma is selected as a site for a regional or statewide essential public facility, or is
otherwise impacted by a regional or statewide facility’s development, expansion or
operation, ensure that impacts on Tacoma are mitigated.
Policy PFS-3.6 Active public involvement at the earliest point in the siting process shall be encouraged
through timely notification, public meetings, and hearings.
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Policy PFS-3.7 Tacoma shall notify and coordinate with adjacent jurisdictions that are affected by the
siting of an essential public facility. Equitable distribution of facilities for the populations
they serve will be cooperatively established through inter-local agreements in order to
ensure that all jurisdictions share the burden of providing essential public facilities.
NEEDS AND PRIORITIES FOR PUBLIC FACILITY IMPROVEMENTS
Tacoma strives to provide adequate public facilities and services, as efficiently and cost-effectively as
possible, to serve both existing and new development. Such facilities and services will be designed to
meet the capital facility needs of the community and to support Tacoma's land use growth and
development concept. In situations where the public facility is not owned directly by the City, the City
will encourage the provision of adequate services and coordinate with the responsible agency.
Additionally, the City requires certain public facilities and services to be available concurrent with
development (shown in Table 9.1).
A significant factor in determining the need for and priorities among capital improvements is the level of
service. It is an indicator of the extent or degree of service provided by a facility. The levels of service are
the minimum thresholds necessary to adequately serve future development, as well as the minimum
thresholds to which the City will strive to provide for existing development.
The City will select and budget capital projects through the preparation of the Capital Facilities Program,
which is the City’s multi-year plan for capital improvements.
GOAL PFS-4

Provide public facilities that address past deficiencies,
meet the needs of growth and enhance the quality of life
through acceptable levels of service and priorities.

Policy PFS-4.1 Use the following levels of service, in combination with
current needs analysis of providers, to determine the need
for public facilities, test the adequacy of such facilities to
serve proposed development concurrent with the impacts
of the development, and ensure that appropriate levels of
capital resources are allocated.
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Table 9.1

Level of Service Standards for Concurrency

Public Facilities

Level of Service Standard

Electric Utilities

Voltage level + or - 5%; Average annual system
outage duration 75 minutes or less

Transportation
Pedestrian
Bicycle
Transit
Auto/Freight

The system completeness LOS as defined in the
Transportation Master Plan

Sanitary Sewers
Maximum Month Flow
Peak Hydraulic or Peak – Instantaneous Flow

200 gallons per capita per day (GPCD)
400 gallons per capita per day (GPCD)

Solid Waste

1.13 tons per capita per year

Storm Water Management
Private facilities less than 24 inches in diameter
All public facilities, and private facilities greater
than or equal to 24 inches in diameter

10 year, 24 hour design storm
25 year, 24 hour design storm

Water (Potable)

442 gallons per day per Equivalent Residential
Unit (ERU) and/or as contained in Tacoma
Water’s current Washington State Department of
Health approved water system plan

Note: These LOS standards are subject to periodic review and updates by providers. This table will be updated to reflect current
information as part of the annual Comprehensive Plan review process.

Policy PFS-4.2 Maintain level of service standards and provide capital improvements needed to
achieve and maintain the standards for existing and future populations.
Policy PFS-4.3 Use the following levels of service to assist in determining the need for public facilities,
and as a management tool for monitoring the sufficiency of the facilities:
Table 9.2

Level of Service Standards Not Subject to Concurrency

Public Facilities

Level of Service Standard

Emergency Medical Services (EMS)

0.016 units per 1,000 people

Fire

0.109 apparatus per 1,000 people

Law Enforcement

288.58 square feet of facility space per 1,000 people

Library

60 square feet per 1,000 circulation

Parks
Local
Regional
Open Space/Wildlife Habitat

3 acres per 1,000 people, and within ¾ mile of all residents
7 acres per 1,000 people
2 acres per 1,000 people

Note: These LOS standards are subject to periodic review and updates by providers. This table will be updated to reflect current
information as part of the annual Comprehensive Plan review process.
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Policy PFS-4.4 Coordinate with other agencies to ensure that the levels of service are consistent
between the providers’ plans and this Element, and that the providers can continue to
achieve their level of service over the 20-year timeframe of the Comprehensive Plan.
Policy PFS-4.5 Identify needs for additional public facilities and services based on adopted levels of
service and forecasted growth, and determine the means and timing for providing
needed additional facilities.
Policy PFS-4.6 Provide public facilities and services that achieve the levels of service concurrent with
development as defined in City code and Washington State Law.
Policy PFS-4.7 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.
Policy PFS-4.8 Jointly develop with other jurisdictions level of service standards for City of Tacoma
owned utilities that provide service within their boundaries.
Policy PFS-4.9 Prioritize capital improvements that meet one or more of the following criteria:
a. Addresses a public health or safety concern.
b. Is needed to correct existing public facility and services deficiencies, replace key
facilities that are currently in use and are at risk of failing, or provide facilities
needed for future growth.
c. Aligns with Tacoma 2025 and other City priorities.
d. Is required or mandated by law.
e. Has a high level of public support.
f. Improves the equitable access to public facilities and services.
g. Is financially responsible, for instance by leveraging grant funding or other non-City
funding sources, reducing operating costs, avoiding future costs, or by having a
sustainable impact on the operating budget.
h. Reduces greenhouse gas emissions or supports the adaptation to climate change.
ECONOMIC DEVELOPMENT AND NEIGHBORHOOD REVITALIZATION
Public facilities and services are one of the most direct ways to help develop and sustain a safe, healthy
and livable community, as well as a balanced and vibrant economy. Strategic use of public funds that
assist and encourage private investment and development will foster economic diversity and vitality and
preserve quality neighborhoods.
Since a deteriorating infrastructure may well be an economic deterrent, it is desirable for the City to
maintain its facilities to both attract and retain private enterprise and residents. Tacoma will use its
limited resources to its best advantage by strengthening the link between economic development
planning and public facilities planning, and emphasizing the support role that infrastructure and capital
improvements provide to development and neighborhoods.
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GOAL PFS-5

Strengthen the economic base, diversify industrial and commercial enterprises,
increase employment opportunities, increase the income level of residents, and
enhance and revitalize neighborhoods and mixed-use centers.

Policy PFS-5.1 Encourage projects which stimulate the economy by expanding employment
opportunities, strengthening the tax base or providing for private investment
opportunities.
Policy PFS-5.2 Encourage the development of capital improvement projects that promote tourism and
convention trade.
Policy PFS-5.3 Encourage capital improvements in areas in need of neighborhood revitalization and
provide services to neighborhoods at a level commensurate with the respective needs
of each.
Policy PFS-5.4 Emphasize capital improvement projects which promote the conservation, preservation
or revitalization of commercial, industrial, residential, and natural habitat areas of the
city.
Policy PFS-5.5 Initiate and encourage programs that improve and maintain the physical environment of
the business community.
Policy PFS-5.6 Use capital facility improvements within mixed-use centers to enhance and revitalize
these areas, support compact development and encourage transit use.
Policy PFS-5.7 Identify and implement infrastructure improvements which enhance the viability and
attractiveness of manufacturing/industrial centers and stimulate growth of new and
existing manufacturing and industrial businesses.
FINANCIALLY FEASIBLE
Public facilities and services are expensive, and their costs generally increase from one year to the next.
But the money to pay for the growing costs is subject to many limits. State and federal grant funds are
usually restricted to specific types of improvements and are often one-time funds for unique purposes.
The amount of grant funding has decreased with changes in policies at state and national levels. Real
estate excise taxes and impact fees are the only additional sources provided by GMA, and both are
subject to the ups and downs of the real estate market. Citizens are reluctant to tax themselves further
to pay for expensive facilities unless there are compelling reasons for the improvements. In spite of the
financial obstacles facing local governments today, the City needs to provide funding for public facilities
and services to meet existing and future needs.
GOAL PFS-6

Ensure that planned public facilities are financially feasible.

Policy PFS-6.1 Identify specific sources and realistic projected amounts of public money that will
provide full funding for the capital improvement projects needed for existing and future
development.
Policy PFS-6.2 Identify the public process and actions needed to develop and implement new or
increased sources of revenue that are needed to make the Public Facilities and Services
Element financially feasible.
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Policy PFS-6.3 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.
Policy PFS-6.4 Consider specific funding strategies subject to the policy criteria described for each of
the following:
a. Charge impact fees when the City Council determines that new development should
pay its proportionate share of the public facilities that it needs.
b. Use grants, public/private partnerships, and investments by businesses locating in
Tacoma to leverage local funding.
c. Use debt when the City Council determines that it is appropriate to advance the
construction of priority capital improvements and to amortize the cost over the life
of the public facility.
d. Encourage public-private partnerships to finance infrastructure and public facilities
which fulfill mutual interests of the public and private sectors.
e. Facilitate the formation of local improvement districts to construct needed
infrastructure improvements.
Policy PFS-6.5 If projected funding is inadequate to finance needed public facilities that provide the
City’s adopted levels of service, adjust the level of service, the planned growth, and/or
the sources of revenue to maintain a balance between available revenue and needed
public facilities.
Policy PFS-6.6 Use the City’s Capital Facilities Program as the short-term processes for implementing
the long-term Public Facilities and Services Element.
Policy PFS-6.7 Work with other providers of public facilities to ensure that their individual capital
improvement plans are financially feasible.
Policy PFS-6.8 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.
Policy PFS-6.9 Programming flexibility shall be provided for appropriate public facilities projects to
allow for contingent expenditures needed to respond to emergency situations or to
obligate unexpected funds that become available.
Policy PFS-6.10 Ensure that the operating and maintenance costs of a facility are financially feasible
prior to constructing the facility.
DESIGNED AND LOCATED FOR COMMUNITY VALUES
Tacoma needs public facilities and services that are equitably distributed throughout the community;
located and designed to be safe and convenient to the people they serve; provide flexible use and
maximum efficiency; and are compatible with adjacent uses and the environment.
Tacoma can also pursue alternatives to developing additional facilities. Design standards and
conservation can be used as mechanisms to defer additional facilities.
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The built environment also has an aesthetic role in the community. The use and appearance of public
utilities which are exposed to public view or have public access can enrich our lives through attention to
use, design, aesthetics and location. Facilities can be located and designed to complement the
aesthetics, social interactions and urban design of the community.
Older public facilities sites, structures or equipment may have historical or cultural values that deserve
physical or photographic preservation.
GOAL PFS-7

Design, locate and provide public facilities with features and characteristics that
support the environment, energy efficiency, aesthetics, technological innovation, costeffectiveness, and sustainability.

Policy PFS-7.1 Design natural infrastructure into projects whenever feasible to mimic ecological
processes and minimize the need for built infrastructure.
Policy PFS-7.2 Incorporate consideration of physical health and well-being into decisions regarding the
location, design, and operation of public facilities.
Policy PFS-7.3 Provide public facilities that support and implement sustainability, reduction of
greenhouse gas emissions, and environmental stewardship, and evaluation of their
carbon footprints.
Policy PFS-7.4 Reduce energy use and consumption of potable water by city buildings and operations,
and promote the use of renewable energy sources.
Policy PFS-7.5 Use environmentally sensitive building techniques and low impact surface water
methods.
Policy PFS-7.6 Design public facilities that are oriented towards and accessible by transit and nonmotorized modes of travel.
Policy PFS-7.7 Ensure that public facilities preserve registered historical sites and provide cultural
enrichment.
Policy PFS-7.8 Promote the co-location of public facilities, when feasible, to enhance efficient use of
land, reduce public costs, reduce travel demand, and minimize disruption to the
community.
Policy PFS-7.9 Promote water reuse and water conservation opportunities that diminish impacts on
water, wastewater, and surface water systems.
Policy PFS-7.10 Consider maintenance, replacement, rehabilitation or reuse of existing facilities to meet
the projected needs before planning for major investments in new facilities.
Policy PFS-7.11 Support and encourage habitat restoration within utility properties and corridors which
are intended to remain relatively undeveloped and can support significant habitat
functions while accommodating vegetation management necessary for the safe
operation and maintenance of utility features.
Policy PFS-7.12 Design, locate and build public facilities that are models for the private sector.
Policy PFS-7.13 Encourage public facilities visible to the public or used by the public to be of the highest
design quality by implementing a City-sponsored design review process.
Policy PFS-7.14 Encourage the coordination of utilities when undergrounding utility lines.
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MAINTAINED FOR THE FUTURE
Maintenance of public facilities is important to protect the public's investment in them. A
comprehensive maintenance program includes: 1) an inventory and assessment of existing facilities; 2) a
routine preventative maintenance schedule; and 3) an evaluation of the maintenance needs of
proposed new facilities.
GOAL PFS-8

Maintain public facilities so that they are reliable, functional, safe, sanitary, clean,
attractive, and financially sustainable.

Policy PFS-8.1 Maintain public spaces and public facilities and enhance their appearance.
Policy PFS-8.2 Develop, adopt and use schedules and plans for replacement of public facilities upon
completion of their useful lives.
Policy PFS-8.3 Provide public facilities that minimize operating and maintenance costs of the facility.
Policy PFS-8.4 Operate and manage public facilities to minimize their carbon footprints.
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BACKGROUND INFORMATION
OVERVIEW
The Growth Management Act (GMA) requires communities to plan for capital facilities and utilities to
ensure that there is an adequate level of public facilities and services in place to meet community needs
over time. As shown in Table 9.3, public facilities and services in Tacoma are provided by the City and by
other entities. The following pages contain background information about these different types of public
facilities and services. The information, together with the provider plans that are adopted by reference
in this element, is intended to meet GMA requirements and provide a discussion of location and
capacity of utilities as well as a discussion of inventory, future needs, capital projects and financing for
capital facilities. Figure 9.1 shows the location of some of the key public facilities in Tacoma.
Table 9.3

List of public facilities and services providers

Type

Provider

Provided by City
Electric
General Municipal Facilities
Fire
Libraries
Police
Solid Waste
Stormwater
Wastewater
Water

Tacoma Public Utilities
Public Works Department
Fire Department
Tacoma Public Libraries
Police Department
Environmental Services Department
Environmental Services Department
Environmental Services Department
Tacoma Public Utilities

Provided by City & Other Entities
Parks (including special public
assembly facilities)

Public Works Department, Environmental Services Department
Metro Parks Tacoma

Telecommunications

Tacoma Public Utilities
Private providers

Transportation

Public Works Department
Tacoma Public Utilities
Pierce Transit
Sound Transit

Provided by Other Entities
Natural Gas
Schools

Puget Sound Energy
Tacoma Public Schools
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Tacoma Public Utilities (TPU)
TPU was formed in 1893 when the City of Tacoma purchased the water and electrical systems of the Tacoma Water and
Light Company for $1.75 million. TPU provides water, electric, telecommunications and rail service to the greater Tacoma
area, including nearby cities and unincorporated areas. The Tacoma City Charter provides for Tacoma Public Utilities to be
governed by a five-member Public Utility Board. The Tacoma City Council appoints the five Public Utility Board members to
five-year terms. While the Public Utility Board is the governing body and provides policy guidance, some matters, such as
issuing bonds and fixing utility rates, also require formal Tacoma City Council approval.
Potential Annexation Areas
Potential annexation areas are lands that may become part of the City in the future. Tacoma’s potential annexation areas
include lands within the City’s unincorporated Urban Growth Areas, shown in Figure 9.2.

Over the next 20 years, the City plans to continue to work with service providers to maintain existing
infrastructure and invest in expanded or new infrastructure to support planned growth and the
development patterns that are called for in the Land Use Element. The City will also continue providing
water, electric and telecommunications services to areas outside of its boundaries through Tacoma
Public Utilities (TPU) in coordination with the relevant jurisdictions.
PUBLIC FACILITIES AND SERVICES PROVIDED BY THE CITY
Electricity
The City of Tacoma’s 2015 Capital Facilities Program and TPU’s 2011 Transmission and Distribution
Horizon Plan and 2013 Integrated Resource Plan provide an inventory of existing facilities, forecast of
future needs, proposed projects and financing for proposed projects. These plans are adopted by
reference herein. A summary of this information is provided below.
TPU’s power utility serves a 180 square mile area that includes the cities of Tacoma, University Place and
Fircrest; portions of the cities of Fife, Lakewood, Federal Way and Steilacoom; Joint Base LewisMcChord; and portions of Pierce County as far south as Roy. The area is diverse, ranging from industrial
and high-density urban areas to sparsely populated rural areas.
TPU acquires its power from a diverse mix of resources. The utility’s present power requirements are
supplied from seven hydroelectric dams owned by TPU, purchases from hydroelectric resources owned
by others, purchases from the Bonneville Power Administration, and through contractual arrangements
with the Grand Coulee Project Hydroelectric Authority and Grant County Public Utility District.
Additional power supplies are procured from the wholesale energy market through both short-term and
medium-term contracts as needed. TPU’s transmission system is interconnected with the regional
transmission network and includes high voltage 230 kV facilities and high voltage 115 kV facilities. The
transmission facilities provide wholesale transfer service, integrate generation and serve retail loads.
TPU also owns, operates, and maintains overhead and underground distribution facilities to serve its
customers. This includes both 12.5 kV and 13.8 kV distribution lines, which are fed from distribution
substations.
From the 1990s to the early 2000s, TPU’s overall load decreased from around 660 aMW per year to
around 550 aMW. TPU’s conservation efforts were likely partially responsible for the decrease, as well
as the economic recession. Conservation is an integral component in TPU’s resource strategy. From
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1990 to 2012, the utility spent approximately $101.2 million on conservation. Because of these
expenditures, TPU’s overall load in 2012 was estimated to be 35 aMW lower than it would otherwise
have been.
TPU has sufficient surplus energy to meet forecast loads well into the 2020’s. Over the past decade, the
utility has experienced load growth. Loads are forecasted to reach pre-2000 levels again around 2028.
The South Service Area (which includes communities south of Tacoma), Tideflats (which includes the
Port of Tacoma), and downtown Tacoma are expected to experience the most load growth. Tacoma
Power anticipates transmission constraints in meeting future load growth, system reliability and
operational flexibility. It will be necessary to address these transmission constraints in order to operate
and maintain a reliable and safe system. Certain high load growth areas will also require one or more
new distribution substations and expansion of the existing distribution substations to meet the future
load. Furthermore, aging electrical facilities require replacement programs to ensure the system is
reliable. Projects planned for the next six years are shown in Table 9.4.
Table 9.4

2015–2020 power capital projects and funding sources

Project

2015–2020 Expenditures

Funding Sources

CLICK! Network & Electrical Systems Reliability

$16,549,000

Utility participation

General Plant Improvements

37,591,440

Utility participation

Power Generation Facility Improvements

148,571,700

Utility participation

Power Management

65,743,000

Utility participation

Transmission and Distribution Projects

190,337,000

Utility participation

Utility Technology Services—Smart Grid

52,407,000

Utility participation

TOTAL

511,199,140

Source: Tacoma 2015 Capital Facilities Program

General Municipal Facilities & Other Community Facilities Projects
The City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast
of future needs, proposed projects and financing for proposed projects. A summary of this information
is provided below.
The City’s general municipal facilities provide locations to directly serve the public and to house City
employees. The City has five such facilities, including the Fleet Services located at 3639 S Pine St,
Municipal Service Center located at 1224 Martin Luther King Jr. Way, Tacoma Municipal Building located
at 747 Market St, Union Station located at 1717 Pacific Ave and Tacoma Municipal Building North
located at 733 Market St.
Within the next six years, there is the need to maintain existing facilities. Also, the City plans to
construct a new consolidated Public Works Maintenance Facility. The proposed facility is approximately
28,500 square feet and will provide parking for service vehicles. Given the City’s population growth
target, it is likely that additional capital improvements including new or expanded general municipal
facilities will be needed by 2040. Capital projects planned for the next six years are listed in Table 9.5.
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Table 9.5

2015–2020 general municipal facility capital projects and funding sources

Project

2015–2020 Expenditures

ADA Transition Plan
Implementation

Funding Sources

$516

Debt financing (2010 LTGO Bond D)

Municipal Complex—Deferred
Maint

2,680,000

City fund 5700 (municipal building
acquisitions and operations)

Municipal Complex—Elevator
Upgrades

1,311,487

City fund 3211 (capital projects), City fund
5700 (municipal building acquisitions and
operations), REET contribution

Municipal Complex—Exterior

3,000,000

City fund 5700 (municipal building
acquisitions and operations)

Municipal Complex—Fire Pump
Replacement

200,000

City fund 5700 (municipal building
acquisitions and operations)

Municipal Complex—Interior &
Access Improvements

814,483

City fund 5700 (municipal building
acquisitions and operations)

Municipal Complex—Mechanical &
Electrical Replacement

300,000

City fund 5700 (municipal building
acquisitions and operations)

Municipal Complex—Shower and
Locker Facility

500,000

City fund 5700 (municipal building
acquisitions and operations), city fund
0010 (general fund)

Municipal Complex—Various
Tenant Improvements

1,200,000

City fund 5700 (municipal building
acquisitions and operations)

Public Works, Proposed New
Maintenance Facility

10,000,000

Debt financing

Public Works, Streets Operations,
Deferred Maintenance1

1,676,000

City fund 5700 (municipal building
acquisitions and operations)

TOTAL

$21,682,486

Source: Tacoma 2015 Capital Facilities Program
1

Deferred maintenance refers to maintenance projects that were previously planned but postponed due to lack of funding or
other factors.

In addition to general municipal facilities, the City also makes capital investments in other types of
community facilities projects including arenas, stadiums and theaters; exhibition and convention
facilities; community and human service facilities; and community development projects. Table 9.6
shows the total cost and funding sources for these types of projects that are planned for the next six
years. Please see the 2015 Capital Facilities Program for additional details.
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Table 9.6

2015–2020 community facilities capital projects and funding sources

Project

2015–2020 Expenditures

Arenas, Stadiums and Theaters
Exhibition and Convention
Facilities

$38,840,000

450,000

Community and Human Service
Facilities

Community Development Projects

TOTAL

Funding Sources
City fund 0010 (general fund), City fund
3211 (capital projects), City fund 4180
(Tacoma Dome capital reserve)
City fund 4165 (convention center)

9,567,464

City fund 0010 (general fund), City fund
5700 (municipal building acquisitions and
operations), debt financing, state grants,
Metro Parks Tacoma contribution

114,769,851

City fund 0010 (general fund), City fund
1060 (gas tax), City fund 3211 (capital
projects), City fund 6660 (Foss Waterway
Agency fund), debt financing, state
grants, federal grants, property owner
assessments, REET contribution, utility
participation, additional funding TBD

163,627,315

Source: Tacoma 2015 Capital Facilities Program

Fire and Emergency Medical Service
The City of Tacoma’s 2015 Capital Facilities Program and the Tacoma Fire Department’s Facilities Master
Plan provide an inventory of existing facilities, forecast of future needs, proposed projects and financing
for proposed projects. The Tacoma Fire Department’s Facilities Master Plan is adopted herein. A
summary of this information is provided below.
The Tacoma Fire Department is responsible for delivering fire protection, emergency rescue and EMS to
residents of a 71.6 mile service area including Tacoma, Fife, Fircrest and the unincorporated area of
Pierce County protected by Pierce County Fire District 10. The Department’s inventory of fire assets
includes 18 fire stations, a marine security joint operations center, alarm repair building, central fire
alarm, radio repair facility, training center, vehicle shop, prevention center and 32 fire apparatus (ladder
trucks, engines, fireboats, command units, air units, hazardous materials units, water tender units,
technical rescue support vehicles, and emergency medical support vehicles and units). Additionally, two
fire stations located in Fife and Fircrest, owned by Pierce County Fire District No. 10 and the City of
Fircrest respectively, provide fire protection and emergency medical service though joint service
agreements with those. Fire Station 6 (1015 E. “F” Street) has been temporarily closed as a result of
reductions in the General Fund 2011-2012 and 2013-2014 budgets due to the impact of the Great
Recession.
The Department’s mission drives its service delivery model -an operational structure and response
system that ensures it is always prepared and ready to respond to any type of emergency. The
Department recently completed a comprehensive assessment of its facilities needs with a goal of more
effectively mitigating risk to the community and as part of its Commission on Fire Accreditation
International (CFAI) reaccreditation effort. The assessment included development of a Facilities Master
Plan and Standards of Cover (level of service standards). It found that the Department needs to replace
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and remodel existing facilities and create a campus facility to improve operational efficiency. Seventytwo percent of existing fire stations and facilities are 40 to 100 years old and many are well beyond their
useful life expectancy.
The Department’s Facilities Master Plan calls for replacing Stations 1, 2, 4, 6, 7, 9, 10, 11, 13, 14, 15 and
creating one new station; remodeling Stations 3, 5, 8, 12, 16, 17, 18; and creating a campus facility. The
estimated combined cost for these projects is $180-190 million. City staff were planning to propose a
multi-year levy or capital bond to help finance the projects but this financing strategy was delayed due
to the Great Recession. Projects planned for the next six years are focused on maintaining existing
facilities and are shown in Table 9.7. The City will consider the projects called for in the Department’s
Facilities Master Plan during the Comprehensive Plan timeframe (2015-2040).
Table 9.7

2015–2020 fire capital projects and funding sources

Project

2015–2020 Expenditures

Fire Facilities Deferred
Maintenance1, Exterior Repairs
Fire Facilities Deferred
Maintenance, HVAC Repair
Fire Facilities, Deferred
Maintenance
Marine Security Operations
Center2
Port Area Fire Station
Improvements
Renovation & Remodeling of
Existing Fire Stations

$1,500,000

City debt financing (2010 LTGO Bond E)

640,000

City fund 5700 (municipal building
acquisitions and operations)

8,280,000

City fund 5700 (municipal building
acquisitions and operations)

0

City debt financing (2009 LTGO Bond D,
2010 LTGO Bond E), federal grant

3,200,000

*Funding sources TBD, if no funding is
secured the project will be delayed

350,000
TOTAL

Funding Sources

City fund 3211 (capital projects)

$13,970,000

Source: Tacoma 2015 Capital Facilities Program
1

Deferred maintenance refers to maintenance projects that were previously planned but postponed due to lack of funding or
other factors

2

There are no new expenditures planned for 2015-2020 for the Marine Security Operations Center project due to carryover
funding from prior years

Libraries
The City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast
of future needs, proposed projects and financing for proposed projects. Tacoma Public Library staff
provided updated input on forecast of future needs as part of the Comprehensive Planning process. A
summary of this information is provided below.
Tacoma Public Library provides library services to residents of Tacoma. There are currently eight library
facilities open to the public. The main library is located at 1102 Tacoma Ave and the other seven are
distributed in neighborhoods throughout the City. In recent years the City has struggled to maintain
existing facilities with limited funding. It has had to reduce open hours and to close two library facilities
–the Martin Luther King Branch at 1902 S Cedar and the Swan Creek Branch at 9828 Portland Ave E.
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Tacoma Public Library has seen an increase in use of digital resources and services in recent years and
anticipates that this demand will continue to grow. The library is partnering with institutions and schools
to increase patrons’ ability to access library resources.
Over the coming years, the City plans to maintain existing library facilities. There is a need to develop a
capital facilities plan with a detailed strategy for maintenance and repairs. If buildings are properly
maintained, the library system has the capacity to meet increasing demand through 2040 by expanding
open hours and by increasing digital access. Currently, facilities are open 40-45 hours per week and
could be open as much as 65-70 hours per week with the proper funding. Capital projects planned for
the next six years are listed in Table 9.8.
Table 9.8

2015–2020 library capital projects and funding sources

Project

2015–2020 Expenditures

Funding Sources

Fern Hill Library Refurbishment

$450,900

City fund 0010 (general fund)

Kobetich Branch Refurbishment

65,000

City fund 0010 (general fund)

Libraries Automatic Doors
Replacement

480,000

City fund 0010 (general fund)

Library Heat Pump Replacements
Master Plan

260,000

City fund 0010 (general fund)

Library Parking Lot Resurfacing
Master Plan

80,000

City fund 0010 (general fund)

1,050,000

City fund 0010 (general fund)

Main Library Elevator Upgrade

80,000

City fund 0010 (general fund)

Moore Branch Refurbishment

80,000

City fund 0010 (general fund)

South Tacoma Library
Refurbishment

309,000

City fund 0010 (general fund)

1,071,000

City fund 0010 (general fund)

600,000

City fund 0010 (general fund)

Main Branch Refurbishment

Swasey Library Refurbishment
Wheelock Refurbishment
TOTAL

4,525,900

Source: Tacoma 2015 Capital Facilities Program

Police
The City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast
of future needs, proposed projects and financing for proposed projects. A summary of this information
is provided below.
The Tacoma Police Department provides law enforcement for the City of Tacoma. Police facilities
include the Police Headquarters located at 3701 South Pine Street, five substations, a firing range and a
warehouse. Their combined square footage is 85,043 feet. Tacoma’s level of service standard for police
facilities is 288.58 square feet per 1,000 people. The City is currently exceeding this standard. However,
based on Tacoma’s population growth target, the City will require an additional 9,582 square feet by
2040 to maintain this standard. The City will consider expanding existing facilities or constructing a new
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facility to meet the projected need for additional police facilities. The police department has adequate
capacity for the next six years and more. Capital projects planned for the next six years are listed in
Table 9.9 and are focused on maintaining existing facilities.
Table 9.9

2015–2020 police capital projects and funding sources

Project

2015–2020 Expenditures

Funding Sources

Police Headquarters, LEED EBOM

$150,000

City fund 5700 (municipal building
acquisitions and operations)

Police Sector 4 (McKinley),
Deferred Maintenance1

707,000

City fund 5700

Police-Fleet Warehouse, Deferred
Maintenance1

765,000

City fund 5700

Police-Fleet Warehouse, Rooftop
Unit Replacements

800,000

City fund 5700

TOTAL

2,422,000

Source: Tacoma 2015 Capital Facilities Program
1

Deferred maintenance refers to maintenance projects that were previously planned but postponed due to lack of funding or
other factors

Solid Waste
The City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast
of future needs, proposed projects and financing for proposed projects. A summary of this information
is provided below.
The City provides solid waste collection service for single and multi-family housing units, commercial and
industrial customers and all other solid waste customers within the City limits. Every other week
garbage collection service is mandatory for all residents. Recycling and yard waste collection is an
optional biweekly service that is available at no additional cost to residential customers.
The City owned and operated the Tacoma Landfill at 3510 S Mullen St from 1960 to 2013. Since the
closure of the active landfill, the site continues to operate as a base of operations and as a transfer
station and material recovery facility. The City, under a 20-year contract with Pierce County that was
established in 2000, delivers all items that cannot be processed, non-recyclable materials, and waste to
the 304th Street Landfill located in Pierce County.
Current landfill capacity is expected to be sufficient for at least six years. Before the City’s contract with
Pierce County expires in 2020, the City will have the option to extend or renegotiate the contract, or to
put out a bid for alternative landfill services. The City does not anticipate constructing a new landfill in
the future. The City is currently working to develop a waste management plan and is studying ways to
divert waste from the landfill, which may help to reduce the rate of increasing demand for solid waste
service between now and 2040. There is only one capital project planned for the next six years, as
shown in Table 9.10.
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Table 9.10 2015–2020 solid waste capital projects and funding sources
Project
Upgrades and Maintenance to
3510 S Mullen St Facility

2015–2020 Expenditures

Funding Sources

$17,153,000

Utility participation

Source: Tacoma 2015 Capital Facilities Program

Stormwater
The City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast
of future needs, proposed projects and financing for proposed projects. A summary of this information
is provided below.
The City’s stormwater infrastructure includes over 775 miles of pipe and ditch flow paths, 26 holding
basins, four pump stations, 660 outfalls, over 11,000 manholes and over 22,500 catch basins. Once it
enters the system, stormwater is conveyed to various water courses or bodies in and around the City. All
stormwater eventually ends up in Puget Sound. There are a limited number of streets within the City
that have no storm pipes or ditches. Surface water on these streets flows to the nearest stormwater
facility or is absorbed into the ground. These streets are not concentrated in any particular area.
The City is constantly working to maintain, upgrade and expand its stormwater system. It anticipates
continuing to do so for the foreseeable future, with an increasing emphasis on green infrastructure.
Determinations are made by the City on a case-by-case basis regarding whether there is adequate
capacity to serve new development within established level of service standards. If this cannot be
accomplished, detention facilities are required that comply with the current State Surface Water
Management Manual. Capital projects planned for the next six years are listed in Table 9.11.
Table 9.11 2015–2020 stormwater capital projects and funding sources
Project

2015–2020 Expenditures

Asphalt Plant Site Cleanup

$471,788

Funding Sources
State grant, City fund 0010 (general fund)

Asset Management Program

40,688,700

Utility participation

Facilities Projects

11,500,000

Utility participation

Ongoing LID/Extension Projects

7,050,000

Utility participation

Treatment and Low Impact
Projects

6,570,000

Utility participation

TOTAL

66,280,488

Source: Tacoma 2015 Capital Facilities Program

Wastewater
The City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast
of future needs, proposed projects and financing for proposed projects. A summary of this information
is provided below.
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Tacoma’s wastewater facilities include the Central, North End and Western Slopes Wastewater
Treatment Plants, over 3.5 million feet of main and sewer flow paths and 45 pump stations. The Central
and North End Wastewater Treatment Plants provide sanitary sewer service to Tacoma, Ruston, Fircrest,
Fife, Milton, parts of Federal Way and parts of unincorporated Pierce County including Dash Point and
Browns Point. Wastewater from Tacoma's Western Slopes service area is conveyed to the Pierce County
Chambers Creek Facility for treatment. The Western Slopes Wastewater Treatment Plant was taken out
of service in 1990.
Between the Central and North End Wastewater Treatment Plants and the City’s agreement with Pierce
County, the City currently has a total permitted peak hydraulic treatment capacity of 179.9 MGD. This
treatment capacity, and the capacity of the overall collection system, is sufficient to meet anticipated
demand for the next six years or more. However, collection system capacity is not uniformly distributed
throughout the system and no guarantee can be made that there is capacity in every line for every new
development. Determinations are made by the City on a case-by-case basis for new developments to
ensure that capacity is either available in the existing collection system or is required to be provided by
the applicant.
The City is planning to develop a comprehensive sewer plan in the next few years. This plan will provide
a long-term strategy for the City’s wastewater facilities. It is anticipated that expanded wastewater
capacity will be required before 2040. To meet this need, the City will consider upgrading existing
facilities, contracting for additional service or building new facilities. The City also plans to maintain and
expand the existing collection system to serve projected growth. Capital projects planned for the next
six years are listed in Table 9.12.
Table 9.12 2015–2020 wastewater capital projects and funding sources
Project

2015–2020 Expenditures

Funding Sources

Central Treatment Plant Projects

$27,070,000

Utility participation

Collection System Projects

47,000,000

Utility participation

North end Treatment Plant
Projects

3,550,000

Utility participation

Pump Station Projects

5,000,000

Utility participation

TOTAL

82,620,000

Source: Tacoma 2015 Capital Facilities Program

Water
The City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast
of future needs, proposed projects and financing for proposed projects. A summary of this information
is provided below.
TPU provides water service to residences, businesses and industries located in the cities of Tacoma,
University Place, Puyallup, Bonney Lake, Fircrest, Lakewood, Federal Way, the town of Ruston and
portions of Pierce and King Counties. TPU also provides wholesale water supplies to independent water
purveyors operating in Pierce and King Counties, and is a participant in a regional partnership known as
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the Regional Water Supply System formed by Tacoma Water, the Lakehaven Utility District, the City of
Kent and the Covington Water District.
TPU’s water utility facilities include two office buildings located at S 35th St and S Union Ave and at 130th
Ave E and Reservoir Road, 1.2 miles of distribution mains, 150 miles of smaller distribution lines, 25
pump stations, 12 reservoirs, five standpipes and 32 wells. The Green River, located in King County, is
TPU’s primary source of water. TPU’s Green River First Diversion Water Right can supply up to 73 million
gallons of water each day, but is subject to minimum river flows as established in an agreement reached
with the Muckleshoot Indian Tribe. The supply under this water right can be replaced with water from
seven wells when water in the Green River is turbid, or cloudy. TPU’s Green River Second Diversion
Water Right can provide up to 65 million gallons of water each day. The supply under the Second
Diversion Water Right is subject to minimum streamflow standards and is the source of supply for the
Regional Water Supply System. This water right allows water to be stored in the spring behind the
Howard Hanson Dam for use in the summer. In addition to surface and groundwater sources in the
Green River Watershed, TPU’s wells have a short-term combined pumping capacity of approximately 60
million gallons a day. Based a demand forecast conducted by TPU in 2012 that took into account peak
day requirements, the utility has sufficient water capacity through 2060.
TPU’s Water Strategic Plan, completed in April 2012, establishes the direction and focus for Tacoma
Water capital facilities planning. Capital projects planned for the next six years are listed in Table 9.13.
Over the next twenty years, TPU plans to build a decant facility, water facilities for the Tehelah
community in east Pierce County, a fish restoration facility and 4,800 linear feet of distribution mains in
a newly acquired service area in Puyallup previously served by Andrain Road Water Association.
Table 9.13 2015–2020 water capital projects and funding sources
Project

2015–2020 Expenditures

Funding Sources

$13,093,435

Utility participation

RWSS Cost Share Eligible Projects

1,771,094

Utility participation

Water Distribution

46,196,730

Utility participation

Water Quality

2,160,000

Utility participation

Water
Supply/Transmission/Storage

35,360,391

Utility participation

General Improvements

TOTAL

98,581,650

Source: Tacoma 2015 Capital Facilities Program

PUBLIC FACILITIES AND SERVICES PROVIDED BY THE CITY AND OTHER ENTITIES
Parks
Park service in Tacoma is provided by the City and by Metro Parks Tacoma. For City-owned facilities, the
City of Tacoma’s 2015 Capital Facilities Program provides an inventory of existing facilities, forecast of
future needs, proposed projects and financing for proposed projects. The Green Vision 2030 plan
provides the same information for Metro Parks Tacoma, in combination with Metro Parks Tacoma’s
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current Capital Improvement Plan. These plans are adopted by reference herein. A summary of this
information is provided below.
There are approximately 1,480 acres of active parks and 3,900 acres of passive open space within the
City of Tacoma. Park and open space areas are distributed throughout the City. Active parks are parks
intended to meet community needs for a wide range of recreational activities, such as playing team
sports, practicing individual physical activities such as running or bicycling, playing on play equipment,
having a picnic, and hosting events and classes. Passive open space includes lands that are intended to
be left primarily in their natural state with little or no facility improvements.
The City and Metro Parks Tacoma have identified a need to maintain and expand parks facilities in the
future. Additionally, community members have provided input that Tacoma’s parks should have greater
connectivity, be managed in a way that promotes environmental stewardship, provide programming
that is accessible to all community members, and provide opportunities for special events and activities
that improve cultural awareness and support economic development. Figure 9.3 shows park and
recreation service area gaps in the City of Tacoma, assuming a ¾ mile service area around active use
parks.
Capital projects planned for the next six years by the City are listed in Table 9.14.
Table 9.14 2015–2020 City parks capital projects and funding sources
Project

2015–2020 Expenditures

Funding Sources

Central Park Phase II—Foss Master
Plan

$900,000

Metro Parks Tacoma, other funding to be
determined

Chinese Reconciliation Park Phase
III

382,000

City fund 1195 (open space), City fund
3211 (capital projects), grant funding

Chinese Reconciliation Park Phase
IV

4,105,247

City fund 1195 (open space), other
funding to be determined

Fireman's Park and Totem Pole
Stabilization

57,683

City fund 0010 (general fund), City fund
1060 (public art), City fund 1195 (open
space), City fund 3211 (capital projects),

Les Davis Pier–Dive Park, Tire
Removal

100,000

City fund 0010 (general fund)

Open Space Access and Active Use
Improvements

60,000

City fund 1195 (open space)

Site 1 Park Phase 2

50,000

Private contribution, grant funding

Stadium Way—Schuster
Promenade Connector

600,000

Grant funding

Tollefson Plaza Improvements

30,000

City fund 3211 (capital projects)

Waterway Park

3,000,000
TOTAL

Private contribution, grant funding

9,284,930

Source: Tacoma 2015 Capital Facilities Program

Metro Parks Tacoma has over 70 capital projects planned for the time period of 2015 to 2025, according to
their current Capital Improvement Plan. Planned projects include improvements to existing facilities and
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construction of new facilities. Projects with estimated costs over $10,000,000 are shown in Table 9.15. The
total estimated cost of all projects (including those estimated to cost under $10,000,000) is $483,550,691.
Anticipated funding sources include a 2014 bond, state funding, federal grant funding, Metro Parks
Tacoma Foundation support, partnerships, donations, funding from the City of Tacoma and other sources.
Table 9.15 2015–2020 Metro Parks Tacoma capital projects and funding sources
Projects with Estimated Costs Over
$10,000,000

Estimated Cost

Funding Source

Eastside Community Center

$30,000,000

Bond, state funding, MPT foundation
funding, partnerships

Land Acquisition and Development
Program

15,000,000

Bond, state funding, MPT foundation
funding, City funding, other

New Maintenance Facilities

12,000,000

Bond, MTP general operating fund

North & West Community Center

18,620,000

Other

Point Defiance Marina

11,500,000

Bond, other

Point Defiance Park

121,695,000

Bond, state funding, federal grants,
partnerships, donations, City funding,
other

Point Defiance Zoo and Aquarium

85,400,000

Bond, MPT foundation funding

South End Recreation & Adventure
(SERA) Campus

49,393,240

Bond, state funding, federal grants, MPT
foundation support, partnerships, other

TOTAL

343,608,240

Source: Metro Parks Tacoma 2015-2025 Capital Improvement Plan

Telecommunications
Telecommunications utilities in the City are provided by private companies and by TPU’s Click! service.
The majority of Tacoma is served by private telecommunication providers. Their infrastructure is located
throughout the City and includes lines, poles, cables, antenna, towers and system hubs. The City has a
franchise agreement with private cable provider Comcast. Century Link is another private cable provider
that serves the City; it is not required to have a franchise agreement under State Law due to the length
of time the company has been in operation. The City also has franchise agreements with private
telephone providers including Integra, Sprint, Level 3, Zayo, TW Telecom and LS Networks. The City is
currently renegotiating its franchise agreement with ATT. The number of franchise agreements
promotes competition among providers.
TPU’s Click! network is a state-of-the-art, carrier-grade hybrid fiber coaxial telecommunications
network. It is used by TPU’s power utility for transporting data from substations, remote terminal units
and other intelligence gathering devices to a central Energy Control Center for load monitoring and
management. The network also supports one of the largest two-way smart meter pilot projects in the
country. While designed to support power services, TPU also uses Click! to offer telecommunication
services to the public including cable television, high-speed data transport and Internet access. The
system presently extends along public rights-of-way throughout the cities of Tacoma, University Place,
Fircrest, Fife and portions of Lakewood and unincorporated Pierce County.
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Transportation
The City of Tacoma’s 2015 Capital Facilities Program and Draft Transportation Master Program provide
an inventory of existing facilities, forecast of future needs, proposed projects and financing for proposed
projects. A summary of this information is provided below.
Transportation facilities in Tacoma include those for pedestrians, bicyclists, transit-users, cars and
freight. These facilities are provided by the City, the State, the Port of Tacoma, private companies and
transit agencies.
Tacoma’s regional setting has a strong influence on travel patterns and future capital improvement
needs. The City is bounded by Puget Sound and Commencement Bay (a deep water harbor of
international significance), as well as the communities of Ruston, Fife, Federal Way, Fircrest, Lakewood,
University Place, and unincorporated Pierce County. Tacoma sits just north of a major military
installation, the Joint Base Lewis McChord (JBLM), and is home to the Port of Tacoma. The City is
bisected by two major state facilities (I-5 and SR 16) and includes other highways of regional importance
(I-705 and SR 509). The City also hosts a segment of the SR 167 gap, which is among the State’s top
priorities for completing the highway system. Tacoma is served by Pierce Transit, Sound Transit, Intercity
Transit, and numerous regional recreational trails, and other state services such as the Tahlequah Ferry
and Amtrak. Given the City’s location, transportation conditions in the City are strongly influenced by
forces beyond the City’s control, including pass-through JBLM employees, freight vehicles from the Port,
and travelers commuting between Pierce County communities and employment centers to the north.
The City anticipates the need for significant investments in transportation facility improvements over
the next 20 years given planned growth within the City and the larger region. The Draft Transportation
Master Program includes a travel demand forecast and a new system completeness level of service
standard to ensure that the City’s transportation system is built at a rate equal or ahead of the pace of
development. Appendix B of the Draft Transportation Plan includes a project list to guide the City’s
transportation investment priorities over the next 20 years. The types of projects on the list include
multimodal conflict studies; pedestrian, bicycle and trail projects; transit projects; auto projects; rail
projects; and neighborhood-level improvements.
Capital projects planned by the City for the next six years are listed in the 2015 Capital Facilities Program
and are divided into four project types. Table 9.16 shows the total cost and funding sources for these
project types.
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Table 9.16 2015–2020 City transportation capital projects and funding sources by project type
Project Type

2015–2020 Expenditures

Funding Sources

Municipal Parking Facilities

$19,175,923

City fund 4140 (parking garages), debt financing

Municipal Railway

19,070,789

City fund 4500 (Tacoma Rail), debt financing, state
grants, federal grants, Puget Sound Regional Council
funding, private contribution, additional funding TBD

52,187,760

City fund 0010 (general fund), City fund 1060 (gas
tax), City fund 1140 (gas tax/path and trail reserve),
City fund 1195 (open space), City fund 3211 (capital
projects), debt financing, REET contribution, state
grants, federal grants, utility participation, private
contribution, additional funding TBD

285,359,073

City fund 0010 (general fund), City fund 1060 (gas
tax/heavy haul), City fund 3211 (capital projects),
City fund 4500 (Tacoma Rail), debt financing, REET
contribution, state grants, federal grants, utility
participation, Pierce Transit contribution, Port of
Tacoma contribution, Puyallup Tribe contribution,
private contribution, additional funding TBD

Non-Motorized
Transportation and
Streetscape

Road System and
Amenities

TOTAL

375,792,948

Source: Tacoma 2015 Capital Facilities Program

The top 114 priority transportation projects in the Draft Transportation Master Program’s 20 year
project list are shown in Table 9.17. Funding sources have yet to be identified. After this list is finalized
and adopted, the City will update its transportation project plans for 2015-2020.
Table 9.17 Draft City 20-year transportation capital projects
Cost Estimate ($)
ID

Name

Project Type Category

Low

High

1

Pacific Ave Multimodal Corridor Study

2

S 38th St Multimodal Corridor Study

Modal Conflict Studies

250,000

500,000

Modal Conflict Studies

250,000

500,000

3

Portland Ave Multimodal Corridor Project

Modal Conflict Studies

250,000

500,000

4

S 72nd/74th St Multimodal Corridor Study

Modal Conflict Studies

250,000

500,000

5

20-minute Neighborhood Pedestrian Projects

Bicycle/Pedestrian Projects

30,000,000

40,000,000

6

6th & Tacoma Ave

Neighborhood Action Strategy

50,000

100,000

7

Amtrak Station Pedestrian Bridge

Transit

3,000,000

6,000,000

8

S 12th St Corridor Improvement Project

New Capacity/Link

9,228,000

10,612,200

9

S 19th St Corridor Improvement Project

New Capacity/Link

6,419,000

7,381,850

10

S 38th St–S Tacoma Way to I-5

Improved roadway and
nonmotorized facilities

540,000

540,000

11

S 38th St Corridor Improvement Project

New Capacity/Link

7,222,000

8,305,300

12

S 38th St Improvement–Pacific Ave and I-5

Improved roadway

324,000

324,000

13

S 56th St Corridor Improvement Project

New Capacity/Link

7,222,000

8,305,300

14

S 56th St Multimodal Corridor Study

Modal Conflict Studies

250,000

500,000
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Cost Estimate ($)
ID

Name

Project Type Category

Low

High

15

S Pine St Multimodal Corridor Study

Modal Conflict Studies

250,000

400,000

16

Tacoma Mall Blvd–S 38th to 56th Sts

Improved roadway and
nonmotorized facilities

675,000

675,000

17

Pedestrian Access to Schools, Parks and other places
of interest

Bicycle/Pedestrian Projects

5,000,000

10,000,000

18

Pedestrian Access to Transit Projects

Bicycle/Pedestrian Projects

500,000

750,000

19

*S. 48th St. Overpass

Bicycle/Pedestrian Projects

—

—

20

Brewery District Roadway Improvement

Road diet

2,221,095

3,331,643

21

Center St

Bicycle/Pedestrian Projects

344,000

1,846,179

22

City-wide ITS System Architecture Plan

Study

200,000

300,000

23

E Portland Ave Corridor Improvement Project

New Capacity/Link

5,216,000

5,998,400

24

MLK Mixed Use Center Complete Sts Improvement
Project

Road diet

3,553,752

5,330,628

25

Pine St and S Tacoma Way

RR separation

15,000,000

30,000,000

26

Portland Ave

Bicycle/Pedestrian Projects

352,000

1,889,114

27

Prairie Line Trail

Bicycle/Pedestrian Projects

1,110,000

7,731,372

28

Puyallup Ave

Bicycle/Pedestrian Projects

10,000

53,668

29

Puyallup Ave Multimodal Corridor Project

Modal Conflict Studies

250,000

500,000

30

S 15th St Corridor Improvement Project

New Capacity/Link

802,000

922,300

31

S 56th St–State to Pipeline Trail

Bicycle/Pedestrian Projects

475,000

2,549,230

32

S 74th/72nd St Corridor Improvement Project

New Capacity/Link

6,820,000

7,843,000

33

S C St–2100 Block

Bicycle/Pedestrian Projects

106,400

152,000

34

S C St–2500 Block

Bicycle/Pedestrian Projects

368,200

526,000

35

S Oakes St/S Pine St/S Cedar St

Bicycle/Pedestrian Projects

5,900,000

17,700,000

36

SR509 Non-motorized Trail Feasibility Study

Modal Conflict Studies

200,000

300,000

37

Tacoma Mall Blvd HOV lanes

New Capacity/Link

3,200,000

4,800,000

38

Union Ave/S Warner St Corridor Improvement
Project

New Capacity/Link

3,611,000

4,152,650

39

WSDOT HOV program from SR16 to South City
Limits*

New Capacity/Link

—

—

40

*S. 56th St. Overpass

Bicycle/Pedestrian Projects

—

—

41

*S. 72nd/74th St. Overpass

Bicycle/Pedestrian Projects

—

—

42

*SR 509 (East West Rd.)

Bicycle/Pedestrian Projects

—

—

43

48th St S & Tacoma Mall Blvd

Rehabilitation

137,601

137,601

44

Browning St–Grandview to Pioneer

Improved roadway and
nonmotorized facilities

—

—

45

Cedar St/Pine St Corridor Improvement Project

New Capacity/Link

3,611,000

4,152,650

46

Connecting Stevens/Tyler Across Tacoma

Bicycle/Pedestrian Projects

30,000

30,000

47

Delin St/S G St/S 36th St/Tacoma/S 38th St

Bicycle/Pedestrian Projects

56,000

300,541

48

Direct HOV access ramps to S 47th/S 48th St (transit
center)

New Capacity/Link

19,200,000

19,200,000
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Cost Estimate ($)
ID

Name

Project Type Category

Low

High

49

E 11th St/Taylor Way

Bicycle/Pedestrian Projects

276,000

1,481,237

50

Fawcett Ave–1500 Block

Bicycle/Pedestrian Projects

106,400

152,000

51

HCT Corridor–38th St

Transit

3,600,000

5,400,000

52

HCT Corridor–48th St

Transit

3,600,000

5,400,000

53

HCT Corridor–Downtown Tacoma to Parkland

Transit

6,000,000

9,000,000

54

HCT Corridor–N M St/15th St

Transit

3,000,000

4,500,000

55

HCT Corridor–Port of Tacoma

Transit

7,000,000

10,500,000

56

HCT Corridor–Portland Ave

Transit

5,500,000

8,250,000

57

HCT Corridor–West End Crosstown

Transit

10,000,000

15,000,000

58

Holgate St

Bicycle/Pedestrian Projects

7,000

37,568

59

I-5 Tacoma/Pierce County HOV Program*

New Capacity/Link

—

—

60

Light Rail Corridor–Downtown Tacoma to Tacoma
Mall

Transit

—

—

61

Market St

Bicycle/Pedestrian Projects

155,000

465,000

62

Martin Luther King Jr Way–2300 Block

Bicycle/Pedestrian Projects

106,400

152,000

63

Mildred/N 51st (Pearl to Point Defiance Park)

Neighborhood Action Strategy

75,000

402,510

64

Pedestrian Data Collection

Bicycle/Pedestrian Projects

100,000

200,000

65

Proctor St

Bicycle/Pedestrian Projects

267,000

1,432,936

66

Puyallup Ave

Bicycle/Pedestrian Projects

171,000

917,723

67

Puyallup Ave Multimodal Corridor Project (Portland
to Pacific)

Road diet

2,295,000

2,295,000

68

Puyallup River Levee Trail

Bicycle/Pedestrian Projects

2,000,000

6,000,000

69

S 21st St widening

New Capacity/Link

1,500,000

10,000,000

70

S 47th St/S 48th St/E C St/E 46th St/E E St

Bicycle/Pedestrian Projects

319,000

1,712,009

71

S 60th at Lawrence, Montgomery, and Alder St.

Neighborhood Action Strategy

9,720

43,200

72

S 80th/82nd St/D St–Hosmer to D/McKinley Ave

Bicycle/Pedestrian Projects

1,060,000

3,180,000

73

S Alaska St–S 72nd to S 96th St

Bicycle/Pedestrian Projects

253,000

1,357,800

74

S Orchard St Corridor Improvement Project

New Capacity/Link

2,407,000

2,768,050

75

S Washington–S 60th to S 43rd

Bicycle/Pedestrian Projects

118,000

633,282

76

Schuster Parkway Trail

Bicycle/Pedestrian Projects

1,500,000

4,500,000

77

Yakima Ave (south)

Bicycle/Pedestrian Projects

6,190,000

18,570,000

78

*S. 84th St. Overpass

Bicycle/Pedestrian Projects

—

—

79

64th St E–Portland Ave to Pacific Ave

Improved roadway and
nonmotorized facilities

1,215,000

1,215,000

80

6th Ave

Bicycle/Pedestrian Projects

111,000

595,715

81

6th Ave Roundabout

Roundabout

750,000

1,250,000

82

Court D/St Helens Ave

Bicycle/Pedestrian Projects

235,000

705,000

83

D St

Bicycle/Pedestrian Projects

45,000

135,000

84

Dock St

Bicycle/Pedestrian Projects

40,500

77,760

85

Dome District to Puyallup Connection–Part 1

Bicycle/Pedestrian Projects

120,000

644,016
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Cost Estimate ($)
ID

Name

Project Type Category

Low

High

86

Dome District to Puyallup Connection–Part 2

Bicycle/Pedestrian Projects

63,000

338,108

87

Downtown Tacoma HCT Investments

Transit

21,610,000

32,415,000

88

E McKinley Ave

Bicycle/Pedestrian Projects

310,000

1,663,708

89

Enhanced Sounder service–South Tacoma to
Downtown Seattle

Transit

—

—

90

HCT Corridor–56th St

Transit

4,500,000

6,750,000

91

J St (north)

Bicycle/Pedestrian Projects

935,000

2,805,000

92

J St (south)

Bicycle/Pedestrian Projects

1,530,000

4,590,000

93

N 11th St

Bicycle/Pedestrian Projects

1,370,000

4,110,000

94

N 1st St/Broadway

Bicycle/Pedestrian Projects

715,000

2,145,000

95

N 26th St

Bicycle/Pedestrian Projects

93,000

499,112

96

N Stevens St–N 46th to 6th Ave

Bicycle/Pedestrian Projects

2,390,000

7,170,000

97

Pearl St Corridor Improvement Project

New Capacity/Link

4,814,000

5,536,100

98

Ruston Way

Bicycle/Pedestrian Projects

59,250

113,760

99

S 11th St

Bicycle/Pedestrian Projects

83,000

445,444

100

S 19th–Jefferson to Market

Neighborhood Action Strategy

500,000

1,000,000

101

S 25th St

Bicycle/Pedestrian Projects

40,000

120,000

102

S 25th St

Bicycle/Pedestrian Projects

144,000

772,819

103

S 37th St

Bicycle/Pedestrian Projects

720,000

2,160,000

104

S 37th St/Sprague Ave

Bicycle/Pedestrian Projects

105

S 56th and Washington St

RR separation

106

S 56th St/S Lawrence St/S 58th St

107

79,000

423,977

15,000,000

30,000,000

Bicycle/Pedestrian Projects

37,000

198,572

S 64th St/E 64th St

Bicycle/Pedestrian Projects

3,130,000

9,390,000

108

S 72nd St between I-5 and Pacific Ave

Improved roadway and
nonmotorized facilities

324,000

324,000

109

S 74th St and S Tacoma Way

RR separation

15,000,000

30,000,000

110

S A St–96th to 37th St

Bicycle/Pedestrian Projects

1,890,000

5,670,000

111

S Tyler St–S Wright Ave to S 74th St

Bicycle/Pedestrian Projects

2,760,000

8,280,000

112

SR 509

Bicycle/Pedestrian Projects

4,140,000

12,420,000

113

SR-7/S 38th St at-grade intersection conversion

Intersection modification

2,500,000

2,500,000

114

St Paul Ave–1200 Block

Bicycle/Pedestrian Projects

429,450

613,500

TOTAL

289,751,768 507,067,532

Source: City of Tacoma Draft Transportation Master Plan, 2015
* Indicates funding through partnering agencies, such as Sound Transit or WSDOT
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PUBLIC FACILITIES AND SERVICES PROVIDED BY OTHER ENTITIES
Natural Gas
Natural gas service is provided to Tacoma residents and businesses by Puget Sound Energy (PSE). PSE is
a private utility providing natural gas and electric service to homes and businesses in the Puget Sound
region of Western Washington and portions of Eastern Washington, covering 8 counties and
approximately 6,000 square miles. As of March 2015, PSE provides natural gas service to approximately
38,920 customers within the City of Tacoma. PSE’s operations and rates are governed by the
Washington Utilities and Transportation Commission (WUTC). PSE natural gas utility operations and
standards are further regulated by the U.S. Department of Transportation (DOT), including the Pipeline
and Hazardous Materials Administration (PHMSA).
To provide the City of Tacoma and adjacent communities with natural gas, PSE builds, operates, and
maintains an extensive system consisting of transmission and distribution natural gas mains, odorizing
stations, pressure regulation stations, heaters, corrosion protection systems, above ground
appurtenances and metering systems. Transmission and distribution mains are located along public right
of way throughout the City.
PSE updates and files an Integrated Resource Plan (IRP) with the WUTC every two years. The IRP
identifies methods to provide dependable and cost effective natural gas service that address the needs
of retail natural gas customers. Currently, PSE’s supply/capacity is approximately 970 MDth/Day at peak.
PSE purchases 100 percent of its natural-gas supplies. About half the natural gas is obtained from
producers and marketers in British Columbia and Alberta, and the rest comes from Rocky Mountain
States. All the gas PSE acquires is transported into PSE’s service area through large interstate pipelines
owned and operated by Williams Northwest Pipeline. PSE buys and stores significant amounts of natural
gas during the summer months, when wholesale gas prices and customer demand are low, and stores it
in large underground facilities and withdraws it in winter when customer usage is highest; ensuring a
reliable supply of gas is available.
To meet the regional and City of Tacoma’s natural gas demand, PSE’s delivery system is modified every
year to address new or existing customer growth, load changes that require system reinforcement,
rights-of-way improvements, and pipeline integrity issues. The system responds differently year to year
and PSE is constantly adding or modifying infrastructure to meet gas volume and pressures demands.
Major construction activity that is anticipated in the City of Tacoma in the next 20 years includes the
following: four miles of 16” high pressure gas main to serve a new liquid natural gas facility located in
the Port of Tacoma and to provide system reliability to the southern service area; a new liquefied
natural gas plant; potential mitigation due to Interstate-5 High Occupancy Vehicle Lane settlement; and
providing new service to the Point Ruston development. PSE also plans for ongoing work to maintain the
integrity of its natural gas system.
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Schools
Tacoma Public Schools (TPS) is the third largest district in Washington State serving more than 28,000
children in kindergarten through grade 12. The district has 35 elementary schools, nine middle schools,
five comprehensive high schools and 14 alternative learning sites. These schools are located throughout
neighborhoods in Tacoma and Fircrest. TPS has more than 5,000 employees and is one of the largest
employers in Tacoma.
In 2013 voters approved a $500 million bond issue that will replace or modernize 14 schools and make
nearly 200 facility improvements to many other schools in the district. There are five schools that are
not planned for improvements due to recent construction or high quality condition. The 14 schools
planned for replacement or modernization have an average age of 74 years. They are shown in Table
9.18. Improvements to Washington Elementary School were completed in 2014. According to the
District’s construction schedule, improvements to the remaining 13 schools are planned to take place
between 2015 and 2020.
The school district is in the process of developing a new 30 year master plan. The plan is targeted for
completion in winter 2015/16. The City will incorporate new information from this plan into the Capital
Facilities Element as part of its annual Comprehensive Plan amendment process.
Table 9.18 Location of schools planned for replacement
Location

School

Eastside Neighborhood of Tacoma

Boze Elementary School
Mary Lyon Elementary School

South End Neighborhood of Tacoma

Birney Elementary School
Stewart Middle School

South Tacoma Neighborhood of Tacoma

Arlington Elementary School

Central Neighborhood of Tacoma

McCarver Elementary School

West End Neighborhood of Tacoma

Hunt Middle School
Downing Elementary School
Science and Math Institute (SAMI)
Wilson High School

North Tacoma Neighborhood of Tacoma

Grant Elementary School
Washington Elementary School

Northeast Neighborhood

Browns Point Elementary School

City of Fircrest

Wainwright Elementary School

Given the City’s population growth target, it is likely that there will be a need for additional school
capacity between 2020 and 2040. The district has a number of tools it could use to meet this need,
including changing programming to free up classroom space, boundary adjustments, grade
reconfiguration, adding portables, expanding existing facilities and building new facilities.
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Figure 9.1 Key Public Facilities
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Figure 9.2 Potential Annexation Areas
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Figure 9.3 Park and Recreation Service Area Gaps
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10: Container Port

TOPICS IN THIS CHAPTER

Tacoma Comprehensive Plan
DRAFT August 2015

Core Maritime Industrial Area
Industrial/Commercial Buffer
Area
Economic Growth
Environmental Quality

WHAT IS THIS CHAPTER ABOUT?

Public Facilities and Services
Transportation

This chapter describes the City’s intent to:
•

Protect the long-term function and viability of the Port of
Tacoma maritime industrial activities and services.

•

Provide for a compatible transition for the Port of Tacoma maritime industrial area to
development in the larger surrounding area.

•

Ensure the provision, protection and preservation of capital facilities and essential public
services within the Port of Tacoma maritime industrial area.

•

Provide for efficient multimodal movement of goods within, to and from the Port of Tacoma.

•

Protect the habitat and shoreline areas in the Commencement Bay area

WHY IS THIS IMPORTANT?
Port and port-related industrial activities play 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.
Preservation of available industrial waterfront land for port and port-related container and industrial
activity is vital to the City's economy. This element provides policy guidance to help “…ensure that local
land use decisions are made in consideration of the long-term and widespread economic contribution of
our international container ports and related industrial lands and transportation systems and to ensure
that container ports continue to function effectively alongside vibrant city waterfronts.” 1
This element describes how the City of Tacoma and Port of Tacoma can work collaboratively to ensure
the continued long-term viability of the Port, while providing for effective buffers and transition to
surrounding non-industrial uses and protecting Commencement Bay, a unique shoreline environment
containing river deltas, tidal creeks, freshwater and salt marshes.

GOALS + POLICIES
CORE MARITIME INDUSTRIAL AREA
GOAL CP-1

1

Identify the core port and port-related container industrial area and protect the longterm function and viability of this area (see Figure 10.1, Container Port Core Area).

Revised Code of Washington, 36.70A.085.
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Policy CP-1.1

Prioritize, protect and preserve existing and planned port uses, port-related container
and industrial uses and rail-related uses. Uses should consist primarily of cargo port
terminal, port-related container and industrial activity, compatible manufacturing,
industrial-related office, cargo yard, warehousing, transportation facilities, and other
similar uses.

Policy CP-1.2

Prohibit uses that would negatively affect the availability of land for the primary port
and port-related cargo and industrial function of the Core Area. Encourage aggregation
of industrial land for future development as cargo port terminals and supporting uses.

Policy CP-1.3

Clearly identify and prohibit uses that are entirely incompatible with the Core Area uses.
Examples may include those that attract people to the area for non-industrial purposes
or that would be incompatible with typical industrial area impacts (noise, truck
movement, etc.). These may include residential, general retail, temporary lodging or
other similar uses.

Policy CP-1.4

Reduce the potential for land use conflicts between industrial development and
surrounding nonindustrial uses by providing for adequate Industrial/Commercial Buffer
areas, and clear public commitment to continuation of Port and port-related cargo and
industrial uses in the designated Core Area.

Policy CP-1.5

Do not allow unrelated uses to gradually encroach on the Core Area through
incremental development and modifications of the Core Area boundary. Consider
boundary adjustments only in collaboration with the Port of Tacoma and as part of a
comprehensive review of long- term port and port-related cargo and industrial land
needs.

Policy CP-1.6

In the Core Area, allow for localized impacts associated with industrial activities,
including noise, odor and visual character, that that are appropriate and expected in
heavy industrial areas but would not be allowed in other parts of the city. Noise and
odor may be associated with transportation and manufacturing facilities. Visual
character may include outdoor storage, relatively large building mass and impervious
surface area. While localized impacts are permitted, continue to require Core Area
industrial uses to be developed in a manner that protects the environment and
preserves public health and safety from a citywide and regional perspective.

Policy CP-1.7

Continue to work in close collaboration with the Port of Tacoma to ensure that port and
port related cargo and industrial uses remain viable and that land use development
along the edges of the Core Area is thoughtfully planned to avoid land use conflicts and
incompatibility. Consider collaborative efforts to develop landscape and street
standards that recognize the special working character of the Core Area.

Policy CP-1.8

Within the Core Area, the Port should assume a greater role in setting level of service
and concurrency standards as established in the Public Services and Utilities Element.

Policy CP-1.9

In order to ensure that the Core Area continues to serve future port needs, encourage
the Port of Tacoma to develop and periodically update a comprehensive long-range
maritime development program that assesses future cargo market demand, developing
technologies, geographic constraints and other factors affecting future intermodal cargo
opportunities, and land and capital investment necessary to permit Tacoma to continue
to serve port and port-related cargo and industrial needs.
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INDUSTRIAL/COMMERCIAL BUFFER AREA
GOAL CP-2

Establish an Industrial/Commercial Buffer Area around the Core Area that will protect
the continued viability of the Core Area while providing for a compatible
Industrial/Commercial Buffer to development in the larger surrounding area.

Policy CP-2.1

Work in collaboration with adjacent jurisdictions, including Pierce County and the City of
Fife, to ensure a good Industrial/Commercial Buffer from the Core Area to larger
surrounding areas.

Policy CP-2.2

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

Policy CP-2.3

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

Policy CP-2.4

Recognizing the importance of industrial activity to the local and regional economy,
industrial uses in the Industrial/Commercial Buffer area should be preserved and
promoted. Industrial uses, including non-water related industry, is compatible with and
can support maritime industrial uses in the Core Area, as well as contributing to the
region’s economy as a whole.

Policy CP-2.5

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

Policy CP-2.6

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

ECONOMIC GROWTH
GOAL CP-3

Promote the continued growth and vitality of port and port-related industrial activity.

Policy CP-3.1

Work in partnership with the Port of Tacoma to target and recruit new businesses that
support port and port-related industrial activity.

Policy CP-3.2

Identify and consider opportunities to remove obstacles to development and to
incentivize businesses that support container port and port-related industrial activity.

Policy CP-3.3

Consider coordinating an industrial development workforce program for local citizens.
Act as a facilitator between businesses, educational institutions, trade associations and
residents in order to reduce the workforce development burden of individual businesses
and expand employment opportunities for citizens.
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Policy CP-3.4

In order to build on the port area’s reputation as a prime location of port related
industry, seek opportunities, such as speaking engagements, articles and others, to
highlight economic development success stories in the port area.

ENVIRONMENTAL QUALITY
GOAL CP-4

Work in partnership with the Port of Tacoma and other property owners to promote
protection, restoration and enhancement of native vegetative cover, waterways,
wetlands and buffers.

Policy CP-4.1

Encourage the use of low impact development standards and stormwater features.

Policy CP-4.2

Partner with the Port of Tacoma and other interested stakeholders to establish
environmental improvement goals for Commencement Bay, including providing for
greater baywide diversity of ecosystems, restoration of historic functions and
improvement of physical conditions. Support efforts to identify funding mechanisms and
legislative support for strategies to achieve these goals.

Policy CP-4.3

Consider development of measures, such as LID development standards, energy
efficient lighting technologies, and transportation design features, to reduce
greenhouse gas emissions in the port area.

PUBLIC FACILITIES AND SERVICES
GOAL CP-5

Provide, protect and preserve the capital facilities and essential public services needed
to support activities within and beyond the Core Area.

Policy CP-5.1

Partner with the Port to identify required new infrastructure, facilities and services
needed to support port activities within the Core Area, as well as priorities for
maintenance and preservation of existing infrastructure, facilities and services. By
partnering with the Port, the City can make sure that future infrastructure investments
are targeted and prioritized to meet the needs of the Port and the Core Area.

Policy CP-5.2

Coordinate with the Port to identify the location and jurisdiction of major utility
easements that are located in the Core Area; and develop and implement a utility access
plan to ensure that utility providers have access at all times to all major utilities.

Policy CP-5.3

Establish and implement design standards for new roadway infrastructure and
developments in the Core Area that will include utility corridors and utility access plans.

TRANSPORTATION
GOAL CP-6

Identify, protect and preserve the transportation infrastructure and services needed
for efficient multimodal movement of goods within and between the Core Area,
Industrial/Commercial Buffer Area, and the regional transportation system.

Policy CP-6.1

Coordinate with state and local agencies to emphasize the importance of regional
freight truck corridors to state and local economic health, and support improvements
planned on these corridors that enhance freight mobility. These corridors are those
designated with a T-1 tonnage classification (carrying over 10 million tons of freight per
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year) by the Washington State Department of Transportation (WSDOT) 2 as well as the
roads that connect the Port to the regional road System, i.e. first/last mile connector
routes.
Policy CP-6.2

Support improvements to the freight truck corridors that are designated as Heavy Haul
Routes, as they are critical to efficient movement of goods within and between the Core
Area and Industrial/Commercial Buffer Area.

Policy CP-6.3

Support and encourage intermodal facilities and the transport of cargo via rail to help
minimize the roadway traffic impacts related to growth in Port throughput.

Policy CP-6.4

Emphasize freight truck mobility on Heavy Haul Routes. Coordinate with the Port to
develop strategies to minimize truck queues and other traffic elements that could
interfere with mobility along these routes.

Policy CP-6.5

Place high priority on preservation of existing roads that serve freight movement within
the Core Area and Industrial/Commercial Buffer Area; and encourage the use of
reinforced Portland Cement Concrete pavement along Heavy Haul Routes to maintain
improved roadway conditions over longer periods of time.

Policy CP-6.6

Identify and prioritize improvements in efficiency to the roadway system, such as traffic
signal timing and phasing improvements, which will improve roadway freight operations
without requiring major capital investment.

Policy CP-6.7

Support recommendations from the Tideflats Area Transportation Study (TATS), for
improvements that will preserve and enhance freight mobility in the region.

Policy CP-6.8

Coordinate with state, regional and adjacent local jurisdictions to seek joint funding
opportunities for projects that enhance freight mobility in the region, including the
completion of SR 167 and the I5 – Port of Tacoma Road Interchange Reconfiguration
project.

2

Washington State Department of Transportation (WSDOT). 2007. Freight and Goods Transportation System
2007 Update.

-- 459 --

10-5

Figure 10.1 Container Port Core and Transition Areas
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11: Engagement, Implementation
+ Administration
Tacoma Comprehensive Plan
DRAFT August 2015

TOPICS IN THIS CHAPTER
Inclusive and Equitable
Community Engagement
Partnerships
Transparency and Accountability
Implementation
Coordination
Amendments

WHAT IS THIS CHAPTER ABOUT?
This chapter describes the City’s intent to:
•

Conduct engagement efforts that increase the community’s meaningful participation in
decisions that shape Tacoma’s future.

•

Provide a wide range of opportunities for involvement in planning for the future, including
seeking feedback in non-traditional spaces and through innovative mediums.

•

Provide transparent and thoughtful public processes in planning for the future that are
respectful of people’s right to know and be heard.

•

Achieve greater equity in decision-making by intentionally engaging across the different
demographic, cultural and economic spectrums that make up our community.

•

Work on building trust and fostering positive relationships between citizens and the City.

•

Leverage existing opportunities to engage with residents, such as community events and
meetings of appointed citizen advisory groups, such as the Planning Commission, Landmarks
Preservation Commission and the Transportation Commission.

•

Coordinate among City departments and with partner agencies to implement the
Comprehensive Plan.

•

Update the Comprehensive Plan to ensure that it remains relevant and is consistent with
current regulatory and policy frameworks.

•

Provide guidance on allocating appropriate funding resources for public engagement and
Comprehensive Plan implementation.

WHY IS THIS IMPORTANT?
PUBLIC ENGAGEMENT
Decisions are better – more equitable, resilient and
accountable – when all interested parties are
involved in considering the issues and weighing in on
decisions Collaborative and inclusive community
participation are essential to supporting Tacoma’s
core values of opportunity, equity, partnerships and
accountability, as well to as creating and sustaining a
prosperous, healthy and equitable Tacoma.

“Public engagement is a process through which
community members are empowered to own the
change they want to see and involves communication,
problem-solving, governance and decision-making
skills and strategies.”
Policy Link’s Community Engagement Guide for
Sustainable Communities
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In order to consider all community members’ needs and concerns, particular efforts must be made to
improve communication with traditionally under-represented and under-served groups, including lowincome communities and communities of color. Meaningful engagement is inclusive of voices in our
community that may have been historically marginalized and excluded. Consistent with the City’s core
values and vision for government performance, deep and inclusive community involvement is essential
to transparency and equity in long-range planning decisions. It also makes it possible to create and work
towards a shared vision for the future.
COMPREHENSIVE PLAN IMPLEMENTATION AND ADMINISTRATION
The Comprehensive Plan anticipates land use and significant capital project investment needs for the
next 20 years. It is generalized so that it can apply to variety of circumstances and provide flexibility in
implementation. Nonetheless, it is unlikely that Comprehensive Plan will remain relevant for 20 years
without amendments and revisions to reflect changing conditions and community needs. This chapter
provides guidance on how to implement and amend the Plan.

GOALS + POLICIES
COMMUNITY ENGAGEMENT
Inclusive and equitable community engagement
Tacoma is committed to active public engagement and recognizes that the complexity and changing
character of planning issues, technology and the city itself requires thoughtful innovation to ensure
inclusive and equitable community engagement. Increasingly diverse demographics, as well as past
failures to fully engage all members of the community, point to the need for new approaches to citizen
engagement that promote inclusive participation. Changes in communication technology allow, and
even require, the city to offer new avenues for engagement. Finally, the city’s natural and built character
and infrastructure are constantly evolving and continually require citizen input. The following policies
challenge City staff to assess current practices and develop new tools through an ongoing evaluation
and improvement of public engagement methods.
GOAL AD-1

Engage the interests of the entire community in planning for the future.

Policy AD-1.1

Create, maintain and actively implement a community involvement program manual
that details how to conduct inclusive and equitable community involvement.

Policy AD-1.2

Ensure that community engagement opportunities are broadly accessible and
incorporate a range of locations, times and formats, including accommodations that
allow people with disabilities, people with childcare responsibilities, and people with
first languages other than English to fully participate.

Policy AD-1.3

Provide broad and timely notification of public meetings and events through a variety of
methods.

Policy AD-1.4

Consult with communities to design culturally appropriate processes to meet the needs
of traditionally under-served and under-represented groups.
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Policy AD-1.5

Develop and document innovative methods, tools, and technologies for community
involvement processes, as well as reaching out to our community partners to learn what
has worked for them

Policy AD-1.6

Where they are effective at enhancing awareness and understanding, use new and
emerging technologies to promote engagement.

Policy AD-1.7

Collect data on participant demographics in order to assess whether the City is
successfully engaging all members of the community in its engagement efforts.

Policy AD-1.8

Evaluate community involvement processes on a regular basis, considering available
data, feedback and lessons learned to determine whether any changes are needed to
City practices in order to enhance future involvement efforts.

Policy AD-1.9

Utilize community members’ knowledge and input on policy priorities to update the
Comprehensive Plan and ensure that it remains relevant and consistent with community
needs.

Partnerships
By building and maintaining partnerships with individuals and organizations that represent a wide
variety of interests, the City gains a better understanding of diverse needs and concerns and the
community as a whole benefits from more equitable decision-making. The following goal and policies
support building and maintaining strong and supportive relationships with the many individuals and
organizations that represent the diverse interests in Tacoma.
GOAL AD-2

Build and sustain robust partnerships with individuals, neighborhoods, businesses,
organizations, institutions and other government agencies.

Policy AD-2.1

Maintain partnerships and engagement with:
a. Individual community members
b. Historically under-served and under-represented communities, which may include
low-income communities and communities of color
c. Neighborhood and business associations, including groups without formal
affiliations
d. Businesses, unions, employees and related organizations
e. Interest and affinity organizations and groups
f. Institutions, governments, and tribal sovereign nations

Policy AD-2.2

Work with neighborhood associations and business districts to better reflect
demographic diversity and diverse interests within the areas they represent.

Transparency and accountability
Consistent with Tacoma’s core values, the city is committed to transparency in community involvement
processes. When community members have a good understanding of a process, they are better able to
participate effectively. Improved transparency and communication allows the city to better understand
community opinions and needs.
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GOAL AD-3

Ensure that city decision-making processes are clear and transparent, with
good understanding from the community about who is responsible for making
decisions and how community input is taken into account.

Policy AD-3.1

Establish and communicate clear roles, rights, responsibilities and timeframes for
participants and decision-makers.

Policy AD-3.2

At each stage of the planning process, identify what topics can be influenced or changed
through community input, and what ones are being guided by established regulations or
policies.

Policy AD-3.3

Following decisions, communicate to participants in a timely fashion about the issues
raised in the community involvement process, how public input affected outcomes, and
the rationale used in making decisions.

Policy AD-3.4

Communicate to participants how decisions can be challenged and, if a decision is
outside of City control, explain how citizens can engage with the jurisdiction or agency
that makes the final decision.

IMPLEMENTATION
How is the Plan Implemented?
City officials, staff and citizens are responsible for implementing the Comprehensive Plan. The
Comprehensive Plan is the City of Tacoma's blueprint for the future. It helps to focus, coordinate and
direct City actions by providing a comprehensive and common vision. It guides decisions concerning land
use regulations, programs, capital improvements and functional plans.
Land Use Regulations
Land use regulations are laws that establish what can or can’t be built in a given location. The key
regulatory mechanism that implements the Comprehensive Plan is Tacoma’s Land Use Regulatory Code.
This code contains the development regulations that govern the
manner by which land is used, developed, or redeveloped in the City.
A plat is the subdivision of land
This code is found in Title 13 of the Tacoma Municipal Code and
into individual lots.
includes regulations for platting, zoning, shorelines and critical areas.
Programs
City programs must be consistent with the Comprehensive Plan. In
fact, most City programs are tools for implementing the Plan.
Examples include City programs for community services, economic
development, health and human services and environmental
stewardship.
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Zoning regulates where and kind
of uses can be developed, as well
as standards for building
development.

Shoreline regulations protect the
shoreline area and describe what
can be developed within
designated shoreline areas.
Critical areas regulations protect
fish and wildlife habitat areas,
frequently flooded areas,
geologically hazardous areas,
wetlands, streams, and areas that
drain to aquifers used for drinking
water.
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Capital Improvements
All capital improvements undertaken by the City must be
consistent with the Comprehensive Plan, including those for
public facilities and services. This ensures that the City provides
adequate public services and that the City’s infrastructure
supports the land use pattern envisioned in the Comprehensive
Plan.

Capital improvements are the built
facilities that help the city function, such
as roads, bridges, parks, schools and
other similar facilities. Public facilities
and services include: electricity, fire,
libraries, parks, police, solid waste,
stormwater, telecommunications,
transportation, wastewater and water.

Functional Plans
Functional plans are detailed plans for facilities and services in the City. Tacoma’s Comprehensive Plan
provides overarching guidance for the City’s many other plans, including the Capital Facilities Program
Plan, Transportation Master Plan, Economic Development Strategic Framework, Shoreline Master
Program, Human Services Strategic Plan, Climate Action Plan, Urban Forest Manual, Surface Water
Manual, Public Works Design Manual, Tacoma Public Utilities system plans, and various subarea plans.
These plans must be consistent with the Comprehensive Plan. As such, implementation of functional
plans supports implementation of the Comprehensive Plan.
The plans of non-City entities that provide services in the City should also be coordinated with the
Comprehensive Plan. Such plans include the Tacoma School District’s Strategic Plan, Metro Parks’ Green
Vision 2030, Tacoma-Pierce County Health Department’s Community Health Improvement Plan and
Pierce Transit’s Destination 2040.
City and Partner Relationships
The City Council plays a key role in Plan implementation by
adopting the City’s budget, levying taxes, and making
appropriations for programs and services. The City Council
considers amendments to land use regulations and planning
policies recommended by the Planning Commission and also
considers actions to support the Comprehensive Plan that are
recommended by other citizen advisory groups and the
community at large.

The Planning Commission is a group of
nine volunteer citizens who are
appointed by the City Council to advise
them on a range of issues related to land
use and development. Five of the
Planning Commission members
represent the City Council districts and
the other four represent the
development, environmental, public
transportation and urban design
communities.

The City’s Planning and Development Services Department is
All Planning Commission meetings are
responsible for many actions that help to implement the
open to the public. Meeting times,
agendas and minutes are available on
Comprehensive Plan, such as enforcing land use regulations and
the City’s website.
developing and maintaining functional plans such as subarea
plans and the Shoreline Master Program. Other City
Departments that maintain functional plans that support the
Comprehensive Plan include Community and Economic Development, Environmental Services,
Neighborhood and Community Services, Office of Management and Budget, and Public Works. Effective
coordination between departments is needed to ensure that these different functional plans are
consistent with each other.
Coordination between the City and partners such as other local governments, regional organizations,
the business community and community organizations is also key to successful implementation of the
Comprehensive Plan. It is the responsibility of the City and partners to share information and work to
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ensure that planning efforts are mutually supportive. For example, the City’s plans should feed into
Sound Transit’s plans for expanding light rail in Tacoma, and vice versa. The same is true for Metro
Park’s Tacoma’s plans for maintaining and expanding the parks and recreation system, for the TacomaPierce County Health Department’s plans for improving health outcomes in the community, and the
Tacoma School District’s long term plans for school service. Citizens can participate in partner planning
efforts to help ensure that they are supportive of the City’s Comprehensive Plan.
Implementation
GOAL AD-4

Implement Tacoma’s Comprehensive Plan in accordance with state law and in the best
interests of City residents.

Policy AD-4.1

Develop and document a strategy for implementation of the Comprehensive Plan,
including a proposed schedule and priorities on a 6-year basis and in consultation with
the public, the Planning Commission and the City Council. High priority project to be
considered include:
Table 11-1. Relationship Between Elements and Implementation Priorities
Element

Corresponding Implementation Priorities

Urban Form

Zoning and Development Regulation Updates

Design +
Development

Develop a design manual and an approach to conducting design review for public
projects and development within designated mixed-use centers

Environment

Develop an Environmental Action Plan

Explore financial incentives and tools that could be effectively utilized to stimulate
private investment in the mixed-use centers

Conduct a Climate Risk Assessment
Conduct a watershed assessment to prioritize wastewater and stormwater
projects/programs within the City of Tacoma’s subbasins
Update development regulations for steep slopes and geologically hazardous
areas, and site development standards for Open Space Corridors

Economic
Development

Complete the Tacoma Mall Subarea Plan
Conduct a subarea planning effort for the Port of Tacoma Manufacturing and
Industrial Center
Periodically review and update the City’s Economic Development Framework and
Strategy

Parks +
Recreation

Develop a strategy for addressing any current deficiencies in levels of service and
identify opportunities to provide new park and recreation opportunities within
designated Mixed-Use Centers

Public Facilities +
Services

Update the Capital Facilities Program and level of service standards

Engagement,
Administration +
Implementation

Utilize web applications to more effectively communicate the City’s
Comprehensive Plan policies and proposed capital projects
Perform an opportunity and equity analysis
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Policy AD-4.2

Ensure that City development regulations, programs, budgets and functional plans are
consistent with the Comprehensive Plan.

Policy AD-4.3

Ensure that proposed regulatory or administrative actions do not result in an
unconstitutional taking of private property.

Coordination
GOAL AD-5

Implement Tacoma’s Comprehensive Plan in a coordinated and efficient manner by
City officials, staff and partners.

Policy AD-5.1

Engage in regular interdepartmental communications to share information about City
functional plans and to ensure that they are consistent with one another.

Policy AD-5.2

Collaborate with City partners to address local and regional policy issues and to ensure
that planning efforts are mutually supportive. City partners include city, county, state,
federal and tribal governments; regional entities; the private sector; non-profit
organizations; research institutions and community groups.

COMPREHENSIVE PLAN AMENDMENTS
The Comprehensive Plan is a dynamic document. It provides predictability for citizens, developers and
policy makers about the City’s long-term strategy for the future. At the same time, the goals and policies
in the Plan are designed to be flexible enough to respond to changing conditions. Also, the Plan is
reviewed and evaluated on a regular basis to ensure that it addresses changing conditions in the City,
new information and current state and regional policy guidance. The Planning Commission is
responsible for reviewing the plan and recommending amendments as necessary.
Amendments can include modifications to policies, the addition of new policies, or the deletion of
policies. They can also involve the addition of new Plan elements. As required by the Washington State
Growth Management Act, a municipality’s Comprehensive Plan generally can be modified only once
annually; however there are a few exceptions as outlined in Tacoma Municipal Code 13.02.045.
Proposed amendments are reviewed simultaneously so that the cumulative effect of all amendments
can be considered. Both the Planning Commission and the City Council hold public hearings on proposed
amendments to the Comprehensive Plan.
Annual Amendments
Amendments to the Comprehensive Plan can be initiated by individual citizens, neighborhood groups,
Neighborhood Councils, the Planning Commission, the City Council or City staff. Staff initiated
amendments usually involve responding to State or federal laws, including changes to these laws,
addressing deficiencies and inconsistencies, updating information, responding to a change in existing
conditions or community desires, or addressing a combination of these factors.
8-Year Plan Revision Cycle
In addition to yearly amendments, RCW 36.70.A.130 requires that the City revise its Comprehensive Plan
and development regulations every eight years. The revision process includes updating the plan to
reflect current growth targets, policy requirements, information and conditions in the community. The
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revision process provides the opportunity to conduct a more extensive update to the Plan than happens
during the yearly amendment process. As with yearly Plan amendments, citizen involvement is an
important aspect of the revision process. The next scheduled Comprehensive Plan revision is in 2023.
Amendments
GOAL AD-6

Maintain Tacoma’s Comprehensive Plan in order to ensure that it remains relevant
and is consistent with current regulatory and policy frameworks.

Policy AD-6.1

Maintain the Comprehensive Plan to ensure that current community conditions,
information, and regional, state and federal policies and regulation are reflected in the
Plan.

Policy AD-6.2

Consider proposed Comprehensive Plan amendments concurrently so that the
cumulative effect of the proposals can be determined.

Policy AD-6.3

All proposed Comprehensive Plan amendments should include adequate information
upon which to base a decision, such as a description of the proposed amendment,
statement of need, description of how the proposed amendment enhances the
community, demonstration of consistency with the current Comprehensive Plan,
community outreach conducted, and response to public review and comment on the
proposed change.

Policy AD-6.4 Ensure proposed Comprehensive Plan policy amendments are accompanied by any
related and required implementation actions.
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12: Downtown

Tacoma Comprehensive Plan
DRAFT August 2015

DOWNTOWN ELEMENT
No revisions to the Downtown Element are proposed as part of the 2015 Comprehensive Plan Update.
The Downtown Element may be viewed at this link:
http://cms.cityoftacoma.org/Planning/Comprehensive%20Plan/14%20-%20Downtown%206-14-11.pdf.
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PATTERN AREA 1:
POST-WAR SLOPES

PATTERN 1 QUALITIES :

•

INTERSECTION DENSITY: DISCONNECTED

•

TOPOGRAPHY: SLOPED

•

ERA OF DEVELOPMENT: POST-WAR

•

BLOCK STRUCTURE: CURVILINEAR

•

LAND USE: LOW INTENSITY

1
1

These discontinuous but very similar
areas were primarily developed postwar and represent a societal shift that
favored auto use and more insular
neighborhoods. This is evidenced by
the prominence of garages, curvilinear
(curvy) streets and cul-de-sac development. This disrupted street grid
limits walkability but lends itself to a
sense of privacy and security within

neighborhoods. Houses tend to be ranch,
double-ranch, or more contemporary
building styles. They often have garages
front-and-center, facing the street, as
alleyways are rare. Many homes have
long frontages and are 1-1.5 stories, as
much of the area includes view overlays.

Pattern grid
PAGE 36
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PATTERN AREA 2:
MIXED-ERA TRANSITION

PATTERN 2 QUALITIES:

•

INTERSECTION DENSITY: CONNECTED

•

TOPOGRAPHY: FLAT

•

ERA OF DEVELOPMENT: PRE-WAR

•

BLOCK STRUCTURE: MIXED

•

LAND USE: MEDIUM INTENSITY

2
Though this area shares many street
grid characteristics with Pattern 3,
sidewalks are sometimes undeveloped.
This area contains a generous mix of
pre-war and post-war housing, including
a fair number of mid-century homes,
which tend to be more auto-oriented
than pre-war. However, much of the
area includes alleyways, meaning that
homes often hide garages at the rear.

This area is slightly less compact than
Pattern 3 and also holds far fewer
large or land-use–intensive homes.

Pattern grid
CHAPTER 3
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PATTERN AREA 3:
PRE-WAR COMPACT

PATTERN 3 QUALITIES:

•

INTERSECTION DENSITY: CONNECTED

•

TOPOGRAPHY: SLOPED

•

ERA OF DEVELOPMENT: PRE-WAR

•

BLOCK STRUCTURE: STRAIGHT

•

LAND USE: HIGH INTENSITY

1
1

3

This is Tacoma’s most historic section
of residential development, containing homes from pre-1900 but ranging
through the current era. The street grid
is very connected and blocks tend to be
fairly short, creating walkable neighborhoods. This area has a variety of
pre-zoning, non-conforming lot sizes and
lots of alleyways. There are many large

historic homes and a mix of non-residential uses blended within the area. A
significant portion of this area is built
on dramatic slopes, and home designs
emphasize views of the Puget Sound.

Pattern grid
PAGE 38
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PATTERN AREA 4:
PRE-WAR EXPANSION

4

PATTERN 4 QUALITIES:

•

INTERSECTION DENSITY: MIXED

•

TOPOGRAPHY: FLAT

•

ERA OF DEVELOPMENT: PRE-WAR

•

BLOCK STRUCTURE: STRAIGHT

•

LAND USE: MEDIUM INTENSITY

This area contains a fair share of historic
homes, though they are generally smaller
than in Pattern 3. Homes in this area are
primarily bungalow style or reference this
type of modest residential design. Land is
developed less intensely than in Pattern
3, and though neighborhoods are walkable within themselves, they tend to be
discontinuous, as they are edged by large,
busy thoroughfares. Blocks are slightly

longer than in other historic areas. This
development is on fairly flat land, and
the prominence of alleyways allows for
hidden garages. Some neighborhoods
also push power lines into alleyways,
creating a fairly clear line of sight.

Pattern grid
CHAPTER 3
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PATTERN AREA 5:
MID-CENTURY EXPANSION

PATTERN 5 QUALITIES:

•

INTERSECTION DENSITY: MIXED

•

TOPOGRAPHY: MIXED

•

ERA OF DEVELOPMENT: POST-WAR

•

BLOCK STRUCTURE: STRAIGHT

•

LAND USE: LOW INTENSITY

1
1

5

This area contains a general mix of
residential styles, though mid-century
homes are fairly common. These
post-war homes frequently emphasize
garages, and though alleyways exist
throughout to some extent, they are less
used than in other areas. The street grid
begins to shift in this area, and blocks
become longer in many places. Though
this pattern area is made up of several

discontinuous sections, the “islands” of
Pattern 5 maintain its characteristics
throughout.

Pattern grid
PAGE 40
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PATTERN AREA 6:
SUBURBAN FRINGE

6

PATTERN 6 QUALITIES:

•

INTERSECTION DENSITY: DISCONNECTED

•

TOPOGRAPHY: FLAT

•

ERA OF DEVELOPMENT: POST-WAR

•

BLOCK STRUCTURE: STRAIGHT

•

LAND USE: LOW INTENSITY

This area is comprised of a fairly disrupted street grid. In some cases, blocks
are 3-4 times the size of those adjacent,
and many times the size of blocks in
compact historic areas. While there are
some historic homes interspersed in
this area, much of the development is
post-war. Some residents have large,
nearly-rural lots. Some blocks have
been developed as PRDs (Planned

Residential Developments), with new,
similar-looking, closely developed
homes. This area has some flag lot and
pipestem development to make use of
space within extremely deep blocks.
This area tends to be fairly auto-oriented due to its less-connected streets.

Pattern grid
CHAPTER 3
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5309 Shilshole Avenue NW

www.esassoc.com

Suite 200
Seattle, WA 98107
206.789.9658 phone
206.789.9684 fax

memorandum
date

June 29, 2015

to

Steve Atkinson, City of Tacoma

from

Ilon Logan and Teresa Vanderburg, Environmental Science Associates (ESA)

subject

City of Tacoma Comprehensive Plan Update: Best Available Science Review

The City of Tacoma (City) is in the process of updating its Comprehensive Plan and Critical Areas Preservation
Ordinance (CAPO, Tacoma Municipal Code [TMC] Chapter 13.11) in accordance with the requirements of the
Growth Management Act (GMA) (RCW 36.70A). The GMA requires jurisdictions to consider best available
science in the development of critical areas policies and regulations. In 2005, the City reviewed the best available
science and updated the CAPO to comply with the GMA. More recently, the City updated its Shoreline Master
Program (SMP), which was approved by the State Department of Ecology (Ecology) in 2013. The City recently
completed a minor update to its CAPO in November 2014 to remove marine fish and wildlife habitat conservation
areas and their protections which are covered by the newly adopted SMP.
ESA reviewed the best available science literature and data compiled by the City and reviewed the environmental
element in the current Comprehensive Plan and the existing CAPO regulations. Our review is specific to
wetlands, streams, floodplains, and fish and wildlife habitat areas. This memo summarizes our brief review of the
City’s compilation of information and our recommendations for policy and code updates.

Compilation of Best Available Science Literature and Data
The City provided a list of best available science references to ESA in March 2015 (see Appendix A). The list
was compiled by Misty Blair, an environmental specialist for the City’s Planning and Development Services
Department, and is attached to this memo for reference. ESA reviewed the list and found that it generally
captures most of the relevant sources. Additional sources that could be added to the list and considered during the
update of policies and regulations are included in the following sections. The additional references build upon the
City’s list to support general topic areas as well as more specific areas such as fish and wildlife conservation
habitat areas, streams, wetlands, and flood hazard areas. Many of the sources for these references are recent
regional and federal guidance documents.

Best available science literature related to general critical area topics
The following two citations are considered essential sources for critical area ordinance updates. Although an
older publication, the Community, Trade, and Economic Development (CTED) Handbook is still a key reference
that includes primary descriptions of approaches to critical areas protection and regulation. It also contains a
sample critical areas ordinance that is commonly used and adapted for use by local municipalities.
Washington State Department of Community, Trade, and Economic Development (CTED). 2007. Critical Areas
Assistance Handbook: Protecting Critical Areas within the Framework of the Washington Growth
Management Act. http://www.commerce.wa.gov/Documents/GMS-Critical-Areas-Assist-Handbook.pdf.
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Best available science literature related to fish and wildlife habitat conservation areas
(FWHCAs)
The following citations are regarded as essential for FWHCA updates and guidance. The technical memorandum
prepared by ESA Adolfson in 2008 is a key resource for classifying priority habitats and species specific to the
City of Tacoma.
ESA Adolfson. 2008. Technical memorandum: Fish and Wildlife Habitat Conservation Areas in the City of
Tacoma, Washington. Prepared for the City of Tacoma by ESA Adolfson.
Fischer, J., and D.B. Lindenmayer. 2007. Landscape modification and habitat fragmentation: a synthesis. Global
Ecology and Biogeography, Vol. 16, pp. 265-280.
Knutson, K. L., and Naef, V. L. 1997. Management recommendations for Washington’s priority habitats:
Riparian. Washington Department of Fish and Wildlife. 181 pp.
Rodrick, E. and R. Milner, eds. 1991. Management Recommendations for Washington's Priority Habitats and
Species. Washington Department of Wildlife, Olympia.

Best available science literature related to streams
The citations listed below are considered important data sources and guidance for stream protection. As a recent
update to water crossings, the guidelines from Washington Department of Fish and Wildlife (WDFW) provide
key instructions to help jurisdictions comply with state regulations.
Barnard, R. J., J. Johnson, P. Brooks, K. M. Bates, B. Heiner, J. P. Klavas, D.C. Ponder, P.D. Smith, and P. D.
Powers (2013). Water Crossings Design Guidelines. Washington Department of Fish and Wildlife.
Olympia, Washington.
Mantua, N.J., I.Tohver, and A. Hamlet. 2009. Impacts of Climate Change on Key Aspects of Freshwater Salmon
Habitat in Washington State. Climate Impact Group, 2009, Ch. 6, pp. 217-253; in The Washington
Climate Change Impacts Assessment. M. McGuire Elsner, J. Little and L. Whitely Binder (eds). Center
for Science in the Earth System, Joint Institute for the Study of the Atmosphere and Oceans, University of
Washington, Seattle, Washington.
May, C.W. 2003. Stream-riparian ecosystems in Puget Sound lowland eco-region: A review of best available
science. Watershed Ecology LLC.
Mayer, P.M., S.K. Reynolds, M.D. McCutchen, and T.J. Canfield. 2006. Riparian buffer width, vegetative cover,
and nitrogen removal effectiveness: A review of current science and regulations. EPA/600/R-05/118.
Cincinnati, OH, U.S. Environmental Protection Agency, 2006.

Best available science literature related to wetlands
The following sources are regarded as essential updates, guidance, and data sources for wetlands. The Ecology
two-volume publication Wetlands in Washington State (Sheldon et al. 2005 and Granger et al., 2005) provides
fundamental science and guidance for protecting and managing wetlands that has been incorporated by many
local jurisdictions into their regulations. In addition, many of the regional and federal sources listed below

Page 2 of 8
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include updates for compliance with federal and state wetland regulations, specifically the identification of
wetlands and wetland mitigation.
Granger, T., T. Hruby, A. McMillan, D. Peters, J. Rubey, D. Sheldon, S. Stanley, E. Stockdale. April 2005.
Wetlands in Washington State - Volume 2: Guidance for Protecting and Managing Wetlands. Washington
State Department of Ecology. Publication #05-06-008. Olympia, WA.
Hruby, T. 2014. Washington State Wetland Rating System for Western Washington: 2014 Update. Publication
#14-06-029. Olympia, WA: Washington Department of Ecology.
Sheldon, D., T. Hruby, P. Johnson, K. Harper, A. McMillan, T. Granger, S. Stanley, and E. Stockdale. March
2005. Wetlands in Washington State - Volume 1: A Synthesis of the Science. Washington State
Department of Ecology. Publication #05-06-006. Olympia, WA.
http://www.ecy.wa.gov/pubs/0506006.pdf
U.S. Army Corps of Engineers (Corps and U.S. Environmental Protection Agency (U.S. EPA). 2008.
Compensatory Mitigation for Losses of Aquatic Resources. Final Rule. Federal Register 73(70): 1959419705.
U.S. Army Corps of Engineers (Corps). 2010. Regional Supplement to the Corps of Engineers Wetland
Delineation Manual: Western Mountains, Valleys, and Coast Region. Version 2. Wetlands Regulatory
Assistance Program. May 2010. ERDC/EL TR-10-3.
http://www.usace.army.mil/CECW/Documents/cecwo/reg/west_mt_finalsupp.pdf
Washington State Department of Ecology (Ecology). 2008. Making Mitigation Work: The Report of the
Mitigation that Works Forum. Ecology Publication No. 08-06-018.
https://fortress.wa.gov/ecy/publications/publications/0806018.pdf
Washington State Department of Ecology (Ecology), U.S. Army Corps of Engineers (USACE), and US
Environmental Protection Agency (U.S. EPA). 2006. Wetland Mitigation in Washington State.
http://www.ecy.wa.gov/pubs/0606011a.pdf
Washington State Department of Ecology (Ecology), U.S. Army Corps of Engineers (USACE), and Washington
Department of Fish and Wildlife (WDFW). 2012c. Advance Permittee-Responsible Mitigation. Ecology
Publication No. 12-06-015. https://fortress.wa.gov/ecy/publications/publications/1206015.pdf
Washington Department of Ecology (Ecology). Isolated Wetlands Information webpage:
www.ecy.wa.gov/programs/sea/wetlands/isolated.html

Best available science literature related to frequently flooded areas
The citations listed below are key sources for updates and guidance regarding frequently flooded areas, including
flood hazard areas. This includes Ecology’s recent guidance document, which is an important source for updating
the designation and protection of these critical areas.
Federal Emergency Management Agency (FEMA). 2013. Model Ordinance for Floodplain Management under
the National Flood Insurance Program and the Endangered Species Act. FEMA - Region 10. Bothell,
WA. April 2011.
Huppert, D.D., A. Moore and K. Dyson. 2009. Impacts of Climate Change on the Coasts of Washington State.
Available: http://cses.washington.edu/db/pdf/wacciach8coasts651.pdf
Page 3 of 8
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Kusler, J.A. 2011. Functions of floodplains: Issues and approaches; future directions. Prepared for the Association
of State Wetland Managers, Inc. Berne, NY. October 18, 2011.
U.S. National Archives and Records Administration. Code of Federal Regulations. “National Flood Insurance
Program: Criteria for Land Management and Use.” 44 CFR Part 60.
Washington State Department of Ecology (Ecology). 2015. Guidance to Local Governments on Frequently
Flooded Area Updates in CAOs. Shorelands and Environmental Assistance Program. Olympia, WA.

Comprehensive Plan - Environment Element
ESA worked directly with the City on our review of the environment policy element of the Comprehensive Plan
and this section summarizes those efforts. We met with the Planning Commission on May 20th, 2015 to discuss
high level changes to the environmental goals and policies. Our review of the City’s environment element found
that there were opportunities to reduce redundancies, focus on key issues, address climate change and
sustainability, ensure compliance with best available science for critical areas, and reduce narrative text (see ESA
memo dated March 24th, 2015). Specific to the protection of critical areas, we noted that the element currently
includes a policy for ensuring the use of best available science to prevent impacts (existing policy E-ER-6) and
provides a set of policies for aquifer recharge areas (i.e., CARAs), fish and wildlife habitats, wetlands and stream
corridors, and wetlands and streams of local significance. However, we noted that the element lacked policies for
geologic hazard areas or flood hazard areas. We recommended that a policy basis for the protection of these
critical areas be added to the element as well as increased emphasis on the avoidance and minimization of impacts
to all critical areas to ensure that the City achieves no-net-loss of ecological functions over time. We also noticed
that policies to incorporate the consideration of climate science in City decision-making was lacking, and thus
suggested a new set of policies specific to climate action.
The element was revised in a comprehensive manner to address these issues and include a new set of goals and
policies related to watershed planning. We worked with the City to add watershed planning to the element and
provided draft goals and policies for consideration.

Critical Areas Protection Ordinance
ESA reviewed the City’s current CAPO as part of this best available science review and found some areas of
consistency and inconsistency with the City’s compilation of literature. In general, we note that the City’s CAPO
is consistent with best available science in its general provisions, purpose, and administrative process. As
discussed in the following sections, a few of the regulations for the individual critical areas were found to be
inconsistent with recent regional updates and new federal guidance. Specifically, regional updates in wetland
delineation, and wetland and stream classifications, and buffers.
Many of the provisions we highlighted for review correspond to those found by the City and were in agreement
with the recommendations made in a document dated October 13, 2014 by Misty Blair, a former Environmental
Specialist with the City (see Appendix A). This document notes several areas that should be revised and includes
a strike-through/underline version of Chapter 13.11.

Applicability
To be more consistent with best available science this chapter could include language specifying that critical areas
permit approval does not constitute compliance with other federal, state, and local regulations and permit
requirements. This specific language is highly suggested by Ecology and they recommend clarifying specific laws
that regulate activities in wetlands.
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ESA agrees with the City’s recommendation that the ‘Allowed Activities’ and ‘Allowed Activities with Staff
Review’ sections be formatted into one section to improve clarity.

Wetlands
ESA agrees with the City’s recommendations for the wetlands chapter, which references the 2004 outdated
wetland rating system. The chapter should instead refer to the updated 2014 Washington State Wetland Rating
System for Western Washington from Ecology per WAC 365-190-090. The subsequent definitions and buffer
requirements in the chapter will need to reflect this update as well.
As with the existing code, the wetland buffers recommended for Tacoma should be based upon wetland category,
level of function, and whether or not the wetland is considered locally significant. The City’s wetland buffers
range between 50 to 300 feet based upon wetland category with larger buffers protecting wetlands designated as
locally significant. This is consistent with best available science sources that recommend buffer widths between
40 and 225 feet (Bunten et al. 2012).

Streams
The City uses an adaptation of the Washington Department of Natural Resources (DNR) stream typing system as
described in WAC 222-16-030. The state stream typing system is widely used across the region and allows for
comparison with other streams to be made more easily. However, we note that the City further classifies Type F
streams into F1 and F2 (based upon salmonid presence) and Type Ns streams in Ns1 and Ns2 (based upon
connection to downstream waters). Although generally consistent with state recommendations, the additional
criteria used in the CAPO could result in confusion or additional work for applicants that need both local and state
permits. The City should consider the benefits of these additional criteria during this CAPO update process and
whether or not the current system is preferred.
The stream buffer requirements listed in this chapter are consistent with best available science. The City protects
the most important streams (shorelines of the state and streams of local significance) with the largest buffers (150
feet). The other buffer widths are generally consistent with state guidance (e.g., Knutson and Naef, 1997) and the
National Marine Fisheries Service (NMFS), which recommends a 100-foot minimum buffer for surface water
currently or historically accessed by anadromous or listed fish species and a 50-foot minimum buffer for surfaces
that do not have current or historic access (Appendix L in Ecology, 2013).
Stream standards for culverts/stream crossing structures could be more consistent with best available science by
referencing the 2013 Washington Department of Fish & Wildlife Water Crossing Design Guidelines.

Fish and Wildlife Habitat Conservation Areas
This chapter is consistent with best available science and was the subject of ESA Adolfson’s review in 2008. We
agree with the City’s recommendations for the FWHCAs chapter, which includes lists of priority habitats and
species that may be outdated. The City should review WDFW’s Priority Habitats and Species database and update
the lists if changes have occurred.

Flood Hazard Areas
ESA agrees with the recommendations made by the City for flood hazard areas. This chapter could be more
consistent by including additional mitigation measures listed in the 2013 FEMA Habitat Assessment and
Floodplain Mitigation guidance document. However, this chapter also needs to define and designate frequently
flooded areas, a critical area under the GMA, and describe the relationship to flood hazard areas. The City should
consult Ecology’s recent publication Guidance to Local Governments on Frequently Flooded Area Updates in
CAOs (Ecology, 2015) and the CTED Handbook (CTED, 2007) for guidance on how to revise this section to be
consistent with state law.
Page 5 of 8
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Definitions
This chapter should to be revised with updated “buffer” and “wetland” definitions according to the GMA (RCW
36.70A.030) and Bunten et al. (2012). The chapter should also be revised to include a definition for “mitigation
bank.”

Summary and Conclusions
ESA conducted a brief summary review of the City of Tacoma’s CAPO and the City’s compilation of the best
available science literature. We found the compilation of best available science literature and data to be largely
complete. There were some sources not included in the compilation, which ESA has provided within this memo.
During the best available science review of the City’s CAPO regulations, ESA matched many of the
recommendations for inconsistencies from the City’s review. These recommendations included updates to
wetland ratings and buffers, flood hazard area mitigation, as well as general formatting suggestions.

Page 6 of 8
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Chapter 13.11
CRITICAL AREAS PRESERVATION
Sections:
13.11.100
13.11.110
13.11.120
13.11.130
13.11.140
13.11.145
13.11.150
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Application Submittal Requirements.
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General Mitigation Requirements.
Conditions, Notice on Title, and Appeals.
Sureties.
Wetlands.
Wetland Classification.
Wetland Buffers.
Wetland Buffer Modifications.
Wetland Mitigation Requirements.
Repealed.
Repealed.
Streams and Riparian Habitats.
Stream Classification.
Stream Buffers.
Stream Buffer Modifications.
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Stream Mitigation Requirements.
Fish and Wildlife Habitat Conservation Areas (FWHCAs).
Classification.
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Repealed.
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13.11.800
13.11.810
13.11.820
13.11.900

Aquifer Recharge Areas.
Classification.
Standards.
Definitions.

13.11.100 General Provisions
The 100 and 200 sections contain the general provisions.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27912 Ex. A; passed Aug. 10, 2010: Ord. 27893 Ex. A; passed
Jun. 15, 2010)

13.11.110 Purpose.
The purpose of this chapter is to protect the public health, safety, and welfare by establishing a regulatory scheme
based on Best Available Science that classifies, protects, and preserves Tacoma’s critical areas; by providing
standards to manage development in association with these areas; and by designating some of these areas as
environmentally sensitive in accordance with the State Environmental Policy Act (SEPA). Many critical areas
provide a variety of valuable and beneficial biological and physical functions that benefit the City and its residents,
while others may pose a threat to human safety, or to public and private property.
(Ord. 27431 § 13; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.120 Intent.
A. Critical areas include critical aquifer recharge areas, fish and wildlife habitat conservation areas (FWHCAs),
flood hazard areas, geologically hazardous areas, stream corridors, and wetlands. These critical areas serve many
important ecological functions. Many of the critical areas in Tacoma have been lost or degraded through past
development. Tacoma, as an urban growth area, is experiencing increasing growth and its land resource is
diminishing. This increasing growth and diminishing land resource is creating pressure for the development of
critical areas. New construction technology is also creating pressure on these sites by making development feasible
on sites where it was formerly impractical to build.
B. Because of the ecological benefits of critical areas, their past destruction, and the increasing pressure to develop
them, the intent of this chapter is to ensure that the City’s remaining critical areas are preserved and protected and
that activities in or adjacent to these areas are managed. The preservation standards are provisions designed to
protect critical areas from degradation. These criteria and standards will secure the public health, safety, and welfare
by:
1. Protecting members of the public and public resources and facilities from injury, loss of life, or property damage
due to landslides and steep slope failures, erosion, seismic events, volcanic eruptions, flooding or similar events;
2. Maintaining healthy, functioning ecosystems through the protection of ground and surface waters, wetlands, and
fish and wildlife and their habitats, and to conserve biodiversity of plant and animal species;
3. Preventing cumulative adverse impacts to water quality, streams, FWHCAs, and wetlands including the
prevention of net loss of wetlands.
4. Providing open space and aesthetic value;
5. Providing migratory pathways for fish and birds;
6. Giving special consideration to conservation or protection measures necessary to preserve or enhance anadromous
fisheries;
7. Providing unique urban wilds that serve as natural laboratories for schools and the general public;
8. Avoiding public expenditures to correct damaged or degraded critical ecosystems;
9. Alerting appraisers, assessors, owners, potential buyers, or lessees to the potential presence of a critical ecosystem
and possible development limitations; and
10. Providing City officials with information, direction, and authority to protect ecosystems when evaluating
development proposals.
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(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 14; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.130 Scope and Applicability.
A. The provisions of this chapter apply to all lands and waters, all land uses and development activities, and all
structures and facilities in the City, whether or not a permit or authorization is required, and shall apply to every
person, firm, partnership, corporation, group, governmental agency, or other entity that owns, leases, or administers
land within the City. This chapter applies to all critical areas outside of the Shoreline District. This chapter
specifically applies to any activity which would destroy vegetation; result in a significant change in critical habitat,
water temperature, physical, or chemical characteristics; or alter natural contours and/or substantially alter existing
patterns of tidal, sediment, or storm water flow on any land which meets the classification standards for any critical
area defined herein. Such activities include excavation, grading, filling, the removal of vegetation, and the
construction, exterior alteration, or enlargement of any building or structure. In addition, this chapter applies to all
public or private actions, permits, and approvals in or adjacent to a critical area and its buffer.
B. Critical areas outside a shoreline district that involve a development activity that is reviewed, pursuant to
Section 13.05.095 TMC (Development Regulation Agreements), except for projects identified in
subsection 13.05.095(B)4 TMC, shall be considered during the Development Regulation Agreement review process;
a separate critical areas permit is not required. Any approval(s) pursuant to Section 13.05.095 TMC shall, to the
maximum extent feasible, avoid potential impacts to critical areas, and any unavoidable impacts to critical areas
shall be fully mitigated, either on- or off-site.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28180 Ex. E; passed Oct. 15, 2013: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27877 Ex. A; passed Mar. 2, 2010: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 15; passed
Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.140 Regulated Uses/Activities.
Pursuant to the requirements of this chapter, a site review or permit shall be obtained prior to undertaking any of the
following activities within a critical areas wetland, stream, fish and wildlife habitat conservation area (FWHCA) or
their associated buffer/management area, unless otherwise covered under Sections 13.11.200 and 13.11.210.
A. Filling, placing, or dumping any soil, loam, peat, sand, gravel, rock, chemical substance, refuse, trash, rubbish,
debris, or dredge material;
B. Excavating, dredging, grading or clearing any soil, loam, peat, sand, gravel, rock, vegetation, trees, or mineral
substance;
C. Discharge of hazardous substances, including, but not limited to heavy metals, pesticides, petroleum products, or
secondary effluent;
D. Any act which results in draining, flooding, or disturbing the water level or table;
E. Exterior alteration, construction, demolition, or reconstruction of a building, structure or infrastructure, including
driving pilings or placing obstructions;
F. Destroying or altering vegetation through clearing, harvesting, shading, pruning, or planting vegetation that would
alter the character of the site; and
G. Any act or use which would destroy natural vegetation; result in significant change in water level, water
temperature, physical, or chemical characteristics of the wetland or stream; substantially alter the existing pattern of
tidal flow, obstruct the flow of sediment, or alter the natural contours of a site.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27813 Ex. E; passed Jun. 30, 2009: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 16; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.145 Pre-existing Uses/Structures.
A. An established use or existing structure that was lawfully permitted prior to adoption of this chapter, but which is
not in compliance with this chapter, may continue subject to the provisions of Tacoma Municipal Code (TMC)
Chapter 13.11 Critical Areas Preservation and Section 13.06.630.
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B. Except as otherwise required by law, a legal pre-existing use or structure may continue unchanged; or modified
only where the use or structure becomes less non-conforming, and where the modification will increase the buffer,
and increase the functions of the critical area.
C. All modifications for pre-existing structures, other than trails, shall conform to the current code provision to the
maximum extent possible as determined by the Director of Planning and Development Services.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8,
2012)

13.11.150 Allowed Activities. Repealed by Ord. 27728.
(Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 17; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.160 Abrogation and Greater Restrictions.
A. It is not intended that this chapter repeal, abrogate, or impair any existing regulations, easements, covenants, or
deed restrictions. However, where this chapter imposes greater restrictions, provisions of this chapter shall prevail.
B. Where one site is classified as containing two or more critical areas, the project shall meet the minimum
standards and requirements for each identified critical area set forth in this chapter.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 18; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.170 Severability.
If any clause, sentence, paragraph, section, or part of this chapter or the application thereof to any person or
circumstances shall be adjudged by any court of competent jurisdiction to be invalid, such order or judgment shall
be confined in its operation to the controversy in which it was rendered and shall not affect or invalidate the
remainder of any part thereof to any other person or circumstances, and to this end, the provisions of each clause,
sentence, paragraph, section, or part of this chapter are hereby declared to be severable.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27995 Ex. I; passed Jun. 14, 2011: Ord. 27813 Ex. E; passed Jun. 30,
2009: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 19; passed Nov. 15, 2005: Ord. 27294 § 2; passed
Nov. 16, 2004)

13.11.180 Critical Area Designation and SEPA.
A. Pursuant to WAC 197-11-908 and Section 13.12.930 of the TMC, aquifer recharge areas, fish and wildlife habitat
conservation areas (FWHCAs), flood hazard areas, geologically hazard areas, wetlands, and streams are hereby
designated as critical areas. Many of these areas are mapped on Tacoma’s Generalized Critical Areas Maps available
in the Planning and Development Services Department or as defined by this chapter. The following SEPA
categorical exemptions shall not apply within these areas, unless the changes or alterations are confined to the
interior of an existing structure or unless the project does not require a permit under this chapter: Section 13.12.310
of the TMC and the following subsections of WAC 197-11-800(1)(b); (2)(d) excluding landscaping, (e), (f), and (g);
(3); 24(a), (b), (c), and (d).
B. The scope of environmental review of actions within critical areas shall be limited to: (a) documenting whether
the proposal is consistent with the requirements of this chapter; and (b) evaluating potentially significant impacts on
the critical area resources not adequately addressed by development regulations, if any, including any additional
mitigation measures needed to protect the critical areas in order to achieve consistency with SEPA and other
applicable environmental review laws.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 20; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.190 Review Process.
A. The Review Process is used to determine whether a critical area or critical area buffer is present on or adjacent to
a proposal, and whether additional review or permitting is required.
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Critical area may be located through the use of information from the United States Department of Agriculture
Natural Resource Conservation Service, the United States Geological Survey, the Washington Department of
Ecology, the Coastal Zone Atlas, the Washington Department of Fish and Wildlife stream maps and Priority Habitat
and Species maps, Washington DNR Aquatic Lands maps, the National Wetlands Inventory maps, Tacoma
topography maps, the City’s Generalized Wetland and Critical Areas Inventory maps, and Pierce County Assessor’s
maps to establish general locations and/or verify the location of any wetland, or stream, or FWHCA site. The City’s
Generalized Wetland and Critical Area Inventory maps and other above-listed sources are only guidelines available
for reference. The actual location of critical areas must be determined on a site-by-site basis according to the
classification criteria.
The City may utilize information from any source referred to above or available in order to establish general
locations and/or to verify the location of any wetland, stream or FWHCA.
B. Site Review. In order to assist customers with potential proposals, City staff will provide an initial site review
based on existing information, maps and a potential site visit to identify potential wetlands, streams, and their
associated buffers within 300 feet. FWHCAs and their management areas will also be identified. Site reviews are
completed on a case by case basis and may require the applicant to submit a wetland delineation, wetland
categorization, stream type and Ordinary High Water Mark location, hydrology reports, and priority fish and
wildlife species and habitat presence information from WDFW or the City.
Following the site visit and Review Process, a project may proceed without further critical area permitting if the
applicant can demonstrate the following:
1. There are no adverse impacts to the critical area or buffer, and
2. Structures and improvements are all located beyond the required buffers, and
3. Existing hydrology will be maintained to support critical areas, and
4. The proposed use or activity is consistent with WDFW species management recommendations.
C. In conjunction with the site review process, the Director of Planning and Development Services (the “Director”;
see 13.11.900 D., below) may require additional information on the physical, biological, and anthropogenic features
that contribute to the existing ecological conditions and functions to determine whether a formal
wetland/stream/FWHCA development permit is required.
D. Review, Assessment and Permit Requirements.
1. Review of development activities within the jurisdiction of the Shoreline Management Act, including Puget
Sound, Wapato Lake, or any stream where the mean annual flow is 20 cubic feet per second or greater are regulated
under provisions of TMC 13.10 and the Tacoma Shoreline Master Program. Upon adoption of the new Shoreline
Master Program on October 15, 2013, all code excerpts referring to the regulation of critical areas within the
shoreline will no longer be valid and those critical areas shall be regulated under the new shoreline code TMC 13.10.
2. Review of development activities outside the jurisdiction of the Shoreline Management Act.
a. Development activities that require a land use or building permit do not require a separate Critical Areas permit
for potential impacts to a FWHCA permit Geologically Hazardous Area or Flood Hazard Area provided:
(1) Identification of FWHCA’s and their Management Area, Geologically Hazardous Area and/or Flood Hazard
Area are is conducted according to 13.11.190 and none are found that would affect the development site, or
(2) If a FWHCA or FWHCA Management Area is found on the project site the applicant complies with applicable
WDFW species management recommendation or with an approved Habitat Management Plan (HMP) submitted by
the applicant.
b. Development activities that do not require a land use or building permit may require a separate FWHCA permit
under this Chapter.
c. A separate wetland/stream permit may be required when wetlands, streams or their associated buffers are found
on the development site, or

-- 489 --

(3) If a Geologically Hazardous Area is found on the project site the applicant complies with applicable prescriptive
requirements and minimum standards of TMC 13.11.700 and follows the recommendations of their geotechnical
expert, or
(4) If a Flood Hazard Area is found on the project site the applicant complies with the applicable prescriptive
requirements and minimum standards contained within TMC 13.11.600.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27431 § 21; passed Nov. 15, 2005)

13.11.200 Allowed Activities.
A. Purpose. The purpose of this section is to allow certain activities that are unlikely to result in critical area
impacts. The activities must comply with the protective standards of this chapter and provisions of other local, state,
and federal laws. All activities shall use reasonable methods to avoid and minimize impacts. Any incidental damage
to, or alteration of, a critical area, or buffer, shall be restored or replaced at the responsible party’s expense.
B. The following activities may occur without City review or approval in compliance with the purpose stated above.
1. The maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of the
public provided such work does not expand the footprint of the facility or right-of-way or alter any regulated critical
area or buffer. Activities must be in compliance with the current City Surface Water Management Manual and
Regional Road Maintenance Manual and provide all known and reasonable protection methods for the critical area.
2. The maintenance and repair of legally existing roads, structures, or facilities used in the service of the public to
provide stormwater services may occur provided such work is in compliance with the current City Surface Water
Management Manual and Regional Road Maintenance Manual and provides all known and reasonable protection
methods for the critical area, and does not expand further into the critical area.
3. Holding basins and detention ponds that are part of the municipalities storm water system are exempt from the
permit provisions of this chapter when such holding basin and detention ponds is controlled by an engineered outlet.
4. Maintenance of legally existing structures, accessways, trails, promenades, stairways, parking lots, and
landscaping provided such work does not expand the foot print of the structure or right-of-way and does not alter
any regulated critical area or buffer.
5. Passive recreational activities, educational activities and scientific research including, but not limited to, fishing,
bird watching, walking or hiking and non-motorized boating.
6. The following can be removed by hand or hand-held light equipment provided that appropriate methods are used
to protect native vegetation. Removal methods may be found in the Green Tacoma Partnership Habitat Steward
Field Guide.
a. English Ivy may be removed from plants on which is adhered or rolled up off the ground provided ground
disturbance is minimal and does not cause erosion.
b. Regulated noxious weeds as listed on the Pierce County noxious weed list that are required to be eradicated (Class
A and Class B) as specified by the Pierce County Noxious Weed Board.
c. Invasive species removal in a critical area buffer when the total area is 1,000 square feet or less and slopes are less
than 15%.
d. Refuse and debris.
7. Native vegetation planting in a critical area buffer when the total area is 1,000 square feet or less, slopes are less
than 15% and a City approved planting plan is utilized.
8. On-site response, removal or remedial action undertaken pursuant to the Federal Comprehensive Environmental
Response, Compensation and Liability Act (CERCLA), or remedial actions undertaken pursuant to a state Model
Toxics Control Act (MTCA) order, agreed order or consent decree, or a Department of Homeland Security order
that preempt local regulations in the findings of the order. Any subsequent use or redevelopment of the property may
be eligible for modification of requirements in this chapter when they are in conflict with the order, such as revegetation that would disturb a protective cap placed to contain contaminated soils.
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(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 22; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.210 Activities Allowed with Staff Review.
A. Purpose. The purpose of this section is to allow City staff review to determine whether potential impacts to a
critical area or buffer may occur, without requiring a critical area permit. The staff review will ensure the activity
meets the specific criteria below.
B. The following activities require review by City staff. Review and authorization may occur over-the-counter or
staff may issue a letter of approval with conditions. Additional information and studies may be requested. Activities
must comply with the protective standards of this chapter and provisions of other local, state, and federal laws. Any
incidental damage to, or alteration of, a critical area shall be restored or replaced at the responsible party’s expense.
1. Emergencies. Those activities necessary to prevent an immediate threat to public health, safety, or welfare or pose
an immediate risk of damage to private property and that require remedial or preventative action in a timeframe too
short to allow for normal processing. Emergency actions that create an impact to a critical area or its buffer shall use
best management practices to address the emergency and, in addition, the action must have the least possible impact
to the critical area or its buffer.
The person or agency undertaking such action shall notify the City within one (1) working day following the
commencement of the emergency activity. The City shall determine if the action taken was within the scope of an
emergency action and following that determination, may require the action to be processed in accordance with all
provisions of this chapter including the application of appropriate permits within thirty (30) days of the impact. The
emergency exemption may be rescinded at any time upon the determination by the City that the action was not, or is
no longer necessary.
After the emergency, the person or agency undertaking the action shall fully fund and conduct necessary mitigative
actions including, but not limited to, restoration and rehabilitation or other appropriate mitigation for any impacts to
the critical area and buffers resulting from the emergency action in accordance with an approved mitigation plan. All
mitigation activities must take place within one (1) year following the emergency action and impact to the critical
area, or within a timeframe approved by the City and reflected within an approved schedule. Monitoring will be
required as specified in the General Mitigation Requirements (Section 13.11.270).
2. Maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of the public
may occur following review where alteration of the critical area or buffer is unavoidable. All activities must be in
compliance with the current City Surface Water Management Manual and Regional Road Maintenance Manual and
provide all known and reasonable protection methods for the critical area and shall not expand further into the
critical area.
3. Isolated Category III or Category IV wetlands, which have been classified and identified as having a total
cumulative area of less than 1,000 square feet, regardless of property lines are exempt from the provision of this
Chapter provided they:
a. Are of low habitat function (less than 20 points in the Washington Wetlands Rating System for Western
Washington).
b. Are hydrologically isolated and are not part of a mosaic wetland system.
c. Are not associated with a Shoreline of the state or wetland that is part of a riparian habitat area, and
d. Are not critical habitat to local populations of priority species.
4. Geotechnical investigation activities may be performed, provided that an access plan, protection measures, best
management practices, and restoration are utilized to protect and maintain the critical area, where possible. These
items must be included with the application.
5. Reconstruction or exterior remodeling, of existing structures and accessory structures provided that disturbance of
native vegetation is kept to a minimum and any vegetation that is disturbed shall be replaced. Activities must
comply with WDFW management recommendations where applicable. This shall not apply to reconstruction which
is proposed as a result of structural damage associated with a critical area, such as slope failure in a landslide hazard
area or flooding in a flood hazard area.
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6. One-time expansion of existing structures and accessory structures, provided that expansion of the developed
footprint within the critical area or buffer does not increase by more than 25 percent and that the new construction or
related use extends away from the critical area ; keeps disturbance of native vegetation to a minimum; and replaces
native vegetation that may be disturbed This expansion may also occur in a direction parallel to the critical area if
the expansion takes place upon existing impervious surfaces. Activities must comply with WDFW management
recommendations where applicable. A Notice on Title must be recorded to be eligible for staff review and approval.
7. Maintenance and repair of existing retaining walls and bioengineered stabilization measures designed to protect
property from erosion.
8. Interrupted wetland, stream, and FWHCA buffers.
a. Where a legally established, pre-existing use of the buffer exists, those proposed activities that are within the
buffer but are separated from the critical area by, or are located in an existing permanent substantial improvement,
which serves to eliminate or greatly reduce the impact of the proposed activity upon the critical area may be allowed
provided that the detrimental impact to the critical area does not increase. However, if the impacts do increase, the
City shall determine if additional buffer may be required along the impact area of the interruption. Substantial
improvements may include developed public infrastructure (roads, railroads, dikes, and levees) and buildings.
Substantial improvements may not include paved trails, sidewalks, parking areas, or bulkheads. Review of an
interrupted buffer may require a functional analysis report for the type of critical area buffer that is affected. In
determining whether a functional analysis is necessary, the City shall consider the hydrologic, geologic, and/or
biological habitat connection potential and the extent and permanence of the interruption.
b. Where a legally established, pre-existing structure or use is located within a regulated wetland or stream buffer
area and where the regulated buffer is fully paved and does not conform to the interrupted buffer provision above,
the buffer will end at the edge of pavement, adjacent to the wetland or stream.
9. Construction of pedestrian trails within the buffer of a wetland, stream, lake, pond, or FWHCA critical area is
permitted, subject to the following criteria:
a. The trail is constructed of pervious material such as bark chip or equivalent.
b. The trail does not cross or alter any regulated drainage features or waters of the state.
c. The trail shall be located within the outer quarter (¼) edge of the buffer, where possible, with the exception for
limited viewing platforms.
d. The trail system discourages pedestrians from using informal trails that are not part of the designated trail system.
e. The trail is designed to avoid human disturbance to priority species and priority habitat.
f. Low impact trails shall not be later widened or upgraded to impervious trails that encourage activities with greater
impacts without additional review and required permitting.
g. Informational signs are required at trail heads, at a minimum, and are subject to City approval.
10. Voluntary enhancement of a critical area or buffer that exceeds the provisions above in 13.11.200.B.5 may be
allowed if the activity meets the requirements of this section.
a. Individual projects
(1) Enhancement activities shall be limited to planting native vegetation, controlling noxious and invasive species
and providing minor habitat structures such as nest boxes.
(2) Activities shall not include grading or water control structures.
(3) A planting plan containing information on vegetation species, quantities, and general location of planting areas
including the identification of wetlands, streams, and their buffers, is required for review.
(4) Proper erosion control measures are provided.
(5) If equipment, other than hand-held equipment is utilized, list the type of equipment, methods and best
management practices to prevent unnecessary impacts.
b. Community Projects
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Multi-party projects within designated Habitat Corridors or Open Space Areas, or adjacent vegetated areas that form
expanded corridors are encouraged. These projects shall not include new destination facilities or high-intensity
recreation facilities as described in 13.06.560. A City approved habitat management template or equivalent must be
provided that has been reviewed and approved by all property owners. In addition, the project is subject to the
following:
(1) The primary focus is preservation and increase in biological functions through the preservation and improvement
of habitat, species diversity and natural features.
(2) Preserves and connect habitat corridors.
(3) Includes goals, objectives, and measureable performance standards
(4) Includes a monitoring plan and contingency plan.
(5) Trails shall comply with the provisions in Section 13.11.200.B.9.
(6) Buildings and paved surfaces shall be located outside of the critical area and buffer.
(7) Picnic Tables, benches, and signage are allowed when they are located to avoid and minimize impacts.
(8) A maintenance plan that describes the proper techniques and methods used for on-going maintenance and
preservation.
(9) The identification of a trained habitat steward who will be responsible for overseeing volunteers, employees,
and/or contractors for all aspects of the project.
11. Hazard trees. The removal of hazard trees from the critical area or critical area buffer that are posing a threat to
public safety, or posing an imminent risk of damage to an existing structure, public or private road or sidewalk, or
other permanent improvement, may be allowed following City staff review, or provided that a report from a certified
arborist, landscape architect or professional forester is submitted to the City for review and approval. The report
must include an evaluation for tree stabilization potential and removal techniques for the hazard tree and procedures
for protecting the surrounding critical area and replacement of native trees. Where possible, the hazard tree shall be
left as a standing snag and the cut portions shall be left within the critical area as habitat unless removal is warranted
due to fire hazard, disease, or pest control.
12. Tree Pruning. Tree pruning may be allowed provided a report from a certified arborist, landscape architect or
professional forester regarding the health of the tree is submitted, and a functional impact analysis from a qualified
professional evaluating the functions of the critical area as a result of the pruning, is also submitted to the City for
review and approval. No topping, complete removal or impacts to the health of the tree shall be allowed.
13. Watershed restoration projects that conform to the provisions of RCW 89.08.460 shall be reviewed without fee
and approved within 45 days per RCW 89.08.490.
14. Fish habitat enhancement projects that conform to the provision of RCW 77.55.181 shall be reviewed without
fee and comments provided as specified in RCW 77.55.181.
15. Demolition of structures.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 23; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.220 Application Types.
A. This chapter allows three types of wetland/stream/fish and wildlife habitat conservation area (FWHCA) Critical
Area applications, which result in the issuance of an administratively appealable decision consistent with Chapter
13.05. After the appeal period expires, the Director’s approved decision becomes the official permit. Programmatic
Restoration Projects processed under either the Minor Development Permit or the Development Permit may qualify
for additional time extensions according to 13.05.070.
B. The three types of permits are as follows:
1. Verification. Wetland Delineation, Stream OHWM, or FWHCA Verification. An applicant may request
verification of a wetland, or stream, or FWHCA on the subject site or within 300 feet of the subject site without
submitting plans for a specific project. A verification request may include presence, a boundary determination
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through wetland delineation or an Ordinary High Water Mark determination. A verification request may also include
the jurisdictional status of a critical area.
2. Minor Development Permit. A Minor Development permit may be issued when an applicant cannot meet the
minimum buffer requirements or where the Director determines that the proposal will result in temporary, minor, or
de-minimis impacts to the buffer or critical area. The Director will consider the size of the area affected, the
sensitivity of the critical area and/or presence of priority species and habitat when determining whether the impact is
temporary, minor, or de-minimis. The project must comply with the following:
a. The project will not result in a permanent impact to the critical area that would require compensatory mitigation;
and
b. Mitigation is provided to restore the site to pre-development conditions, including the maintenance of predevelopment hydrological conditions and vegetation conditions.
c. For buffer modification, the project meets the following:
(1) Buffer averaging as allowed within Sections 13.11.330 and 13.11.430; or
(2) Buffer reduction as allowed within Section 13.11.330.
3. Development Permit. A decision will be issued where, the Director determines that avoidance and minimization
have not eliminated all impacts and compensatory mitigation will be required as a result of the proposal.
a. The applicant must meet the requirements of one of three legal tests; No Practicable Alternatives, Public Interest
or Reasonable Use, and
b. Demonstrate Mitigation Sequencing, and
c. Provide mitigation as required in accordance with this Chapter.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 24; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.230 Application Submittal Requirements.
A. The purpose of information submittal and review is to require a level of study sufficient to protect critical areas
and/or the public from hazards. All information submitted shall be reviewed as to its validity and may be rejected as
incomplete or incorrect. Additional information or electronic copies of all information may be requested for review
and to ensure compliance. In the event of conflicts regarding information submitted, the Director may, at the
applicant’s expense, obtain expert services to verify information.
B. The following items are required for permit review and approval, where applicable depending upon the project
and permit type, and as determined necessary by City staff.
1. A Joint Aquatic Resource Permit Application and vicinity map for the project.
2. A surveyed site plan that includes the following:
a. Parcel line(s), north arrow, scale and two foot contours.
b. Location and square footage for existing and proposed site improvements including, utilities, stormwater and
drainage facilities, construction and clearing limits, and off-site improvements. Include the amounts and
specifications for all draining, excavation, filling, grading or dredging.
c. The location and specifications of barrier fencing, silt fencing and other erosion control measures.
d. Base flood elevation, floodplain type and boundary and floodways, if site is within a floodplain.
e. Critical Areas including all surveyed, delineated wetland boundaries, and the ordinary high water mark of any
stream and their buffers, and all Fish and Wildlife Conservation Areas (FWHCA), and any FWHCA Management
Areas, floodplain boundary, top and toe of slopes related to geologically hazardous areas.
f. The square footage of the existing critical areas and buffers located on-site and the location and square footage of
any impacted areas.
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g. Locations of all data collection points used for the field delineation and general location of off-site critical areas
and any buffer that extends onto the project site. Location and dominant species for significantly vegetated areas.
h. The location and square footage of impact areas, mitigation areas and remaining critical areas and buffers;
including areas proposed for buffer modification.
3. Critical Area report prepared by a qualified professional as defined in 13.11.900.Q. The analysis shall be
commensurate with the sensitivity of the critical area, relative to the scale of potential impacts and consistent with
best available science. The report must include the following where appropriate:
a. Delineation, characterization and square footage for critical areas on or within 300 feet of the project area and
proposed buffer(s). Delineation and characterization is based on the entire critical area. When a critical area is
located or extends off-site and cannot be accessed, estimate off-site conditions using the best available information
and appropriate methodologies.
(1) Wetland Delineations will be conducted in accordance with the current manual designated by the Department of
Ecology, including federally approved federal manuals and applicable regional supplements.
(2) The wetland characterization shall include physical, chemical, and biological processes performed as well as
aesthetic, and economic values and must use a method recognized by local or state agencies. Include
hydrogeomorphic and Cowardin wetland type.
(3) Ordinary high water mark determination shall be in accordance with methodology from the Department of
Ecology.
(4) Priority species and habitat identification shall be prepared according to professional standards and guidance
from the Washington Department of Fish and Wildlife. Depending on the type of priority species, the review area
may extend beyond 300 feet.
b. Field data sheets for all fieldwork performed on the site. The field assessment shall identify habitat elements, rare
plant species, hydrologic information including inlet/outlets, water depths, and hydro-period patterns based on visual
cues, and/or staff/crest gage data.
c. Provide a detailed description of the project proposal including off-site improvements. Include alterations of
ground or surface water flow, clearing and grading, construction techniques, materials and equipment, and best
management practices to reduce temporary impacts.
d. Assess potential direct and indirect physical, biological, and chemical impacts as a result of the proposal. Provide
the square footage for the area of impact with the analysis. The evaluation must consider cumulative impacts.
e. Identification of priority species/habitats and any potential impacts. Incorporate Washington State Department of
Fish and Wildlife and/or US Department of Fish and Wildlife management recommendations where applicable.
When required, plan shall include at a minimum the following:
(1) Special management recommendations which have been incorporated and any other mitigation measures to
minimize or avoid impacts, including design considerations such as reducing impacts from noise and light.
(2) Ongoing management practices which will protect the priority species and/or habitat after development,
including monitoring and maintenance programs.
f. A hydrologic report or narrative demonstrating that pre and post development flows to wetlands and streams will
be maintained.
g. Runoff from pollution generating surfaces proposed to be discharged to a critical area shall receive water quality
treatment in accordance with the current City’s Surface Water Management Manual, where applicable. Water
quality treatment and monitoring may be required irrespective of the thresholds established in the manual. Water
quality treatment shall be required for pollution generating surfaces using all known, available and reasonable
methods of prevention, control and treatment.
h. Studies of potential flood, erosion, geological or any other hazards on the site and measures to eliminate or reduce
the hazard.
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4. A Compensatory mitigation plan shall be provided for all permanent impacts and will conform to the general
mitigation requirements listed under Section 13.11.270 and any specific requirements identified in this chapter for
the critical area. The plan shall include the following:
a. The applicant must demonstrate that they meet one of three legal tests provided in 13.11.240.
b. Mitigation sequencing. The applicant shall demonstrate that an alternative design could not avoid or reduce
impacts and shall provide a description of the specific steps taken to minimize impacts.
c. Assessment of impacts including the amount, existing condition and anticipated functional loss. Include probable
cumulative impacts.
d. The amount and type of mitigation. Include goals, objectives, and clearly defined and measurable performance
standards. Include contingency plans that define the specific course of action if mitigation fails. The Director may
waive the requirement that a mitigation plan be prepared by a qualified professional when mitigation is limited to
standard planting or enhancement activities. The waiver shall not be granted for creation or restoration activities.
e. A description of the existing conditions and anticipated future conditions for the proposed mitigation area(s)
including future successional community types for years 1,5,10 and 25, future wildlife habitat potential, water
quality and hydrologic conditions. Compare this to the future conditions if no mitigation actions are undertaken.
f. Specifications of the mitigation design and installation including construction techniques, equipment, timing,
sequencing, and best management practices to reduce temporary impacts.
g. A plant schedule including number, spacing, species, size and type, source of plant material, watering schedule
and measures to protect plants from destruction;
h. Monitoring methods and schedule for a minimum of five years.
i. A maintenance schedule to include ongoing maintenance and responsibility for removal of non-native, invasive
vegetation and debris after monitoring is complete;
j. A hydrologic report including any mitigative measures for alterations of the hydroperiod. The City may require
additional pre- and post-development field studies and/or monitoring to establish water levels, hydroperiods, and
water quality. Water quality shall be required for pollution generating surfaces using all known, available, and
reasonable methods of prevention, control, and treatment.
k. When mitigation includes creation or restoration of critical areas, surface and subsurface hydrologic conditions
including existing and proposed hydrologic regimes shall be provided. Describe the anticipated hydrogeomorphic
class and illustrate how data for existing hydrologic conditions were utilized to form the estimates of future
hydrologic conditions
l. Existing topography must be ground-proofed at two foot contour intervals in the zone of any proposed creation or
rehabilitation actions. Provide cross-sections of existing wetland and/or streams that are proposed to be impacted
and cross-section(s) (estimated one-foot intervals) for the proposed areas of creation and/or rehabilitation.
m. A bond estimate for the compensatory mitigation using a bond quantity sheet provided by the City, or a minimum
of three bond estimates.
n. An evaluation of potential adverse impacts on adjacent property owners resulting from the proposed mitigation
and measures to address such impacts.
5. Programmatic Development Permit. In addition to the requirements above an application shall also include a
Management Plan for the area using an approved template format or equivalent. The following information shall be
included in the document;
a. Explanation of the voluntary restoration and enhancement components including phasing.
b. Identification of the qualified habitat steward who will be responsible for overseeing restoration and enhancement
activities.
c. Explanation of training provided to individuals involved in activities to ensure an understanding of how to
perform in accordance with the terms of the permit.
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(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 25; passed
Nov. 15, 2005: Ord. 27300 § 1; passed Dec. 14, 2004: Ord. 27294 § 2; passed Nov. 16, 2004:)

13.11.240 Legal Test(s).
A. No Practicable Alternatives. An alternative is considered practicable if the site is available and the project is
capable of being done after taking into consideration cost, existing technology, infrastructure, and logistics in light
of overall project purposes. No practicable alternatives need be considered if the applicant can demonstrate all of the
following:
1. The project cannot be reasonably accomplished using one or more other sites in the general region that would
avoid or result in less adverse impacts to the wetland or stream or fish and wildlife habitat conservation area
(FWHCA);Critical Area;
2. The goals of the project cannot be accomplished by a reduction in the size, scope, configuration or density as
proposed, or by changing the design of the project in a way that would avoid or result in fewer adverse effects on
the wetland or stream or FWHCACritical Area; and
3. In cases where the applicant has rejected alternatives to the project as proposed, due to constraints on the site such
as inadequate zoning, infrastructure or parcel size, the applicant has attempted to remove or accommodate such
constraints, unless the applicant can demonstrate that such attempt would be futile.
B. Reasonable Use. A Reasonable Use exists when the standards of this chapter deny all reasonable economic use of
the property. To demonstrate Reasonable Use, the applicant must demonstrate all of the following:
1. There is no reasonable economic use or value with less impact on the wetland or stream or FWHCA Critical Area;
2. There are no feasible on-site alternatives to the proposed activity or use (e.g., reduction in density or use intensity,
scope or size, change in timing, phasing or implementation, layout revision or other site planning considerations)
that would allow reasonable economic use with less adverse impact;
3. The proposed activity or use will be mitigated to the maximum practical extent and result in minimum feasible
alteration or impairment of functional characteristics of the site, including contours, vegetation, fish and wildlife
habitat, groundwater, surface water and hydrological conditions;
4. The proposed activity or use complies with all local, state, and federal laws and will not jeopardize the continued
existence of endangered, threatened, sensitive or priority habitat or species; and
5. The inability to derive reasonable economic use is not the result of any action, such as but not limited to, in
segregating or dividing the property in a way that makes the property unable to be developed after the effective date
of the ordinance codified in this chapter.
C. Public Interest. In determining whether a proposed use or activity in any wetland or stream or FWHCACritical
Area is in the public interest, the public benefit of the proposal and the impact to the wetland or stream or
FWHCACritical Area must be evaluated by the Director. The proposal is in the public interest if its benefit to the
public exceeds its detrimental impact on the wetland or stream or FWHCACritical Area. In comparing the
proposal’s public benefit and impact, the following should be considered:
1. The extent of the public need and benefit;
2. The extent and permanence of the beneficial or detrimental effects of the use or activity;
3. The quality and quantity of the wetland or stream or FWHCACritical Area that may be affected;
4. The economic or other value of the use or activity to the general area and public;
5. The ecological value of the wetland or stream or FWHCACritical Area;
6. Probable impact on public health and safety, fish, plants, and wildlife; and
7. The policies of the Comprehensive Plan.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 26; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)
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13.11.250 General Standards.
A. General permit standards. No regulated activity or use shall be permitted within a wetland or stream
corridorcritical area without prior approval and without meeting the provisions of this section.
1. The applicant has taken appropriate action to first, avoid adverse impacts, then minimize impacts and finally,
compensate or mitigate for unavoidable impacts;
2. The result of the proposed activity is no net loss of wetland or streamcritical area functions;
3. The existence of plant or wildlife species appearing on the federal or state endangered or threatened species list
will not be jeopardized;
4. The proposal will not lead to significant degradation of groundwater or surface water quality; and
5. The proposal complies with the remaining standards of this chapter, which include those pertaining to wetland
compensation and the provision of bonds.
B. Low-impact uses and activities consistent with the stream or wetland buffer function may be permitted within a
buffer that has not been reduced depending upon the sensitivity of wetland and intensity of activity or use. These
may include pedestrian trails, viewing platforms, utility easements and storm water management facilities such as
grass-lined swales that are used to sustain existing hydrologic functions of the critical area.
C. Yard Reduction. In order to accommodate for the required buffer zone, the Director may reduce the front and/or
rear yard setback requirements on individual lots. The front and/or rear yard shall not be reduced by more than 50
percent. In determining whether or not to allow the yard reduction, the Land Use Administrator shall consider the
impacts of the reduction on adjacent land uses.
D. As an incentive, the buffer area between a wetland or stream and regulated activity may be reduced or averaged,
not less than ¾ of its standard regulated buffer width, depending upon the intensity of use and the wetland category
or stream type, if the wetland or stream and its buffer area are dedicated to the public by deeding the property to the
City, with City approval. The Director shall determine whether the dedication is of benefit to the City for protection
of natural resources.
E. Trail use and construction.
1. Trails shall be located on or near the outer quarter (¼) edge of the buffer, where possible, with the exception of
limited viewing platforms and crossings.
2. Where possible, trails and associated viewing platforms shall not be made of continuous impervious materials.
Natural trails with pervious surfaces such as, but not limited to, bark chip are encouraged.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27893 Ex. A; passed Jun. 15,
2010: Ord. 27813 Ex. E; passed Jun. 30, 2009: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 27; passed
Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.260 Residential Density Credits.
A. For residential development proposals on lands containing fish and wildlife habitat conservation areas
(FWHCAs), erosion hazard areas, landslide hazard areas or steep slopes, the density that would have been allowed
in the critical area and buffer but for the provisions of this chapter is generally transferred to the remainder of the
site not in the critical area or buffer. For residential development proposals on lands containing wetland or stream
buffers, the density that would have been allowed in the buffer but for the provisions of this chapter is generally
transferred to the remainder of the site not in the critical area or buffer. For wetlands and streams, density credits do
not apply to the portion of the site occupied by the critical area. The allowable number of dwelling units shall be
determined using the following formula, table, 125 percent maximum density rule and setback provisions.
B. The formula for determining the number of dwelling units allowed after the application of density credits is as
follows:
Dwelling units allowed on site = (CA x DC + DA)/MLS, where:
CA = Critical acreage: The amount of land on the project site which is located in the critical area and required buffer
and in which no regulated activity is allowed. For wetlands, streams, and FWHCAs the critical acreage only
includes the amount of land which is located in the required buffer and in which no regulated activity is allowed.
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DC = Density credit: The percentage of the density that would have been allowed in the critical area and/or required
buffer but for the provisions of this chapter that is allowed to be transferred to the remainder of the site. The density
credit is based on the percentage of the site in the critical area and/or buffer and is determined using the table in
subsection C below.
DA = Developable acreage: The amount of land on the project site which is not located in the critical area or the
required critical area buffer.
MLS = Minimum lot size: The minimum amount of land required for a dwelling unit in a specific zoning district.
C. Table of density credits.
Percentage of Site in Density
Critical Area and/or Buffer Credit
1 − 10%

100%

11 − 20%

90%

21 − 30%

80%

31 − 40%

70%

41 − 50%

60%

51 − 60%

50%

61 − 70%

40%

71 − 80%

30%

81 − 90%

20%

91 − 99%

10%

D. The 125 percent maximum density rule provides that the maximum number of dwelling units cannot exceed 125
percent of the allowed number of dwelling units without a density credit on the developable acreage of the site.
E. The setback requirements shall be the same as the setback requirements for Planned Residential Developments as
provided in Section 13.06.140.
F. The density credits can only be transferred within the same development proposal site.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 28; passed Nov. 15,
2005: Ord. 27300 § 2; passed Dec. 14, 2004: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.270 General Mitigation Requirements.
A. Unless otherwise provided in this Title, if alteration to a wetland, stream, FWHCAcritical area, or its buffer is
unavoidable, all adverse impacts resulting from a development proposal or alteration shall be mitigated using the
best available science, so as to result in no net loss of critical area functions and values. In making a determination
as to whether such a requirement will be imposed, and if so, the degree to which it would be required, the Director
may consider the following:
1. The long-term and short-term effects of the action and the reversible or irreversible nature of the impairment to or
loss of the FWHCA, wetland or streamcritical area;
2. The location, size, and type of and benefit provided by the original and altered FWHCA, wetland or streamcritical
area;
3. The effect the proposed work may have upon any remaining critical area or associated aquatic system;
4. The cost and likely success of the compensation measures in relation to the magnitude of the proposed project or
violation;
5. The observed or predicted trend with regard to the gains or losses of the specific type of wetland or stream; and
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6. The extent to which the applicant has demonstrated a good faith effort to incorporate measures to minimize and
avoid impacts within the project.
B. Mitigation projects shall not result in adverse impacts to adjacent property owners.
C. Mitigation shall be in-kind and on-site, when possible, and sufficient to maintain the functions and values of the
critical area.
D. Mitigation shall not be implemented until after permit approval of the Director and shall be in accordance with all
reports and representations made therein.
E. Mitigation Sequencing. When an alteration to a critical area or its buffer is proposed, such alteration shall be
avoided, minimized, or compensated for in the following order of preference.
1. Avoiding the impact altogether by not taking a certain action or parts of an action.
2. Minimizing impacts by limiting the degree or magnitude of the action and its implementation, by using
appropriate technology, or by taking affirmative steps to avoid or reduce impacts.
3. Rectifying the impact by repairing, rehabilitating, or restoring the affected environment.
4. Reducing or eliminating the impact over time by preservation and maintenance operations.
5. Compensating for the impact by replacing, enhancing, or providing substitute resources or environments.
6. Monitoring the required mitigation and taking remedial action where necessary.
F. Mitigation for Lost or Affected Functions. Compensatory mitigation shall address the functions affected by the
proposed project or alteration to achieve functional equivalency or improvement and shall provide similar critical
area or buffer functions as those lost, except when:
1. The lost critical area or buffer provides minimal functions as determined by a site-specific functional assessment,
and the proposed compensatory mitigation action(s) will provide equal or greater functions or will provide functions
shown to be limiting within a watershed through a formal Washington state watershed assessment plan or protocol;
or
2. Out of kind replacement of wetland, stream or FWHCA type or functions will best meet watershed goals formally
identified by the City, such as replacement of historically diminished critical areas.
G. Type and Location of Mitigation. Unless it is demonstrated that a higher level of ecological functioning would
result from an alternative approach, compensatory mitigation for ecological functions shall be either in-kind and onsite, or in-kind and within the same stream reach, subbasin, or drift cell (if estuarine wetlands are impacted).
Mitigation action shall be conducted within the same sub-drainage basin and on the site of the alteration except
when all of the following apply:
1. There are no reasonable on-site or in subdrainage basin opportunities (e.g. on-site options would require
elimination of high functioning upland habitat), or on-site and in subdrainage basin opportunities do not have a high
likelihood of success based on a determination of the natural capacity of the site to compensate for impacts.
Considerations should include: anticipated wetland/stream/FWHCA mitigation ratios, buffer conditions and
proposed widths, available water to maintain anticipated hydrogeomorphic classes of wetlands, or streams when
restored, proposed flood storage capacity, potential to mitigate riparian fish and wildlife impacts (such as
connectivity);
2. Off-site mitigation has a greater likelihood of providing equal or improved critical area functions than the
impacted critical area; and
3. Off-site locations shall be in the same sub-drainage basin unless established watershed goals for water quality,
flood storage or conveyance, habitat, or other wetland functions have been established by the City and strongly
justify location of mitigation at another site.
H. Wetland Mitigation Banks.
1. Credits from a wetland mitigation bank may be approved for use as compensation for unavoidable impacts to
wetlands when:
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a. The bank is certified under state rules;
b. The Director determines that the wetland mitigation bank provides appropriate compensation for the authorized
impacts; and
c. The proposed use of credits shall be consistent with terms and conditions of the bank’s certification.
2. Replacement ratios for projects using bank credits shall be consistent with replacement ratios specified in the
bank’s certification.
3. Credits from a certified wetland mitigation bank may be used to compensate for impacts located within the
service area specified in the bank’s certification. In some cases, the service area of the bank may include portions of
more than one adjacent drainage basin for specific wetland functions.
I. In-Lieu Fee. To aid in the implementation of off-site mitigation, the City may develop a program which prioritizes
wetland areas for use as mitigation and/or allows payment in lieu of providing mitigation on a development site.
This program shall be developed and approved through a public process and be consistent with state and federal
rules. The program should address:
1. The identification of sites within the City that are suitable for use as off-site mitigation. Site suitability shall take
into account wetland functions, potential for wetland degradation, and potential for urban growth and service
expansion, and
2. The use of fees for mitigation on available sites that have been identified as suitable and prioritized.
J. Timing of Compensatory Mitigation. It is preferred that compensation projects will be completed prior to
activities that will disturb the on-site critical area. If not completed prior to disturbance, compensatory mitigation
shall be completed immediately following the disturbance and prior to the issuance of final certificate of occupancy.
Construction of mitigation projects shall be timed to reduce impacts to existing fisheries, wildlife, and flora.
The Director may authorize a one-time temporary delay in completing construction or installation of the
compensatory mitigation when the applicant provides a written explanation from a qualified professional as to the
rationale for the delay (i.e. seasonal planting requirements, fisheries window).
K. Critical Area Enhancement as Mitigation. Impacts to critical area functions may be mitigated by enhancement of
existing significantly degraded critical areas, but should be used in conjunction with restoration and/or creation
where possible. Applicants proposing to enhance critical areas or their buffers must include in a report how the
enhancement will increase the functions of the degraded critical area or buffer and how this increase will adequately
mitigate for the loss of critical area and function at the impact site. An enhancement proposal must also show
whether any existing critical area functions will be reduced by the enhancement action.
L. Innovative Mitigation. The Director may approve innovative mitigation projects that are based on best available
science including but not limited to activities such as advance mitigation and preferred environmental alternatives.
Innovative mitigation proposals must offer an equivalent or better level of protection of critical area functions and
values than would be provided by the strict application of this chapter. Such mitigation proposals must demonstrate
special consideration for conservation and protection measures for anadromous fisheries. The Director shall consider
the following for approval of an innovative mitigation proposal:
1. Creation or enhancement of a larger system of natural areas and open space is preferable to the preservation of
many individual habitat areas;
2. The applicant demonstrates that long-term protection and management of the habitat area will be provided;
3. There is clear potential for success of the proposed mitigation at the proposed mitigation site;
4. Mitigation according to TMC 13.11.270.E is not feasible due to site constraints such as parcel size, stream type,
wetland category, or excessive costs;
5. A wetland of a different type is justified based on regional needs or functions and values;
6. The replacement ratios are not reduced or eliminated; unless the reduction results in a preferred environmental
alternative; and
7. Public entity cooperative preservation agreements such as conservation easements are applied.
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(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 35; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.280 Conditions, Notice on Title, and Appeals.
A. The Director shall have the authority, in accordance with Chapter 13.05, to attach such conditions to the granting
of any permit under this chapter deemed necessary to mitigate adverse impacts and carry out the provisions of this
chapter. In addition, such conditions may include, but are not limited to, the following:
1. Placement of Notice on Title on the subject parcels;
In addition to provisions of Chapter 13.05, the owner of any property upon which approval under Title 13, Tacoma
Municipal Code, or Chapter 2.02, Building Code, of the TMC, is sought with a critical area or critical area buffer
verified on site through a wetland/stream/FWHCAcritical area or building permit, shall record with the Pierce
County Auditor a notice of presence of the critical area and buffer with the exception of protected information. Such
recording shall contain notice of the critical area and buffer and the applicability of this chapter to said property.
Such notification shall be in a form as specified by Planning and Development Services. The notice shall be
notarized and the applicant must submit proof that the notice has been legally recorded before the final approval for
development is issued. The notice shall run with the land and failure to record such notice shall be in violation of
this chapter.
2. Limitations on minimum lot size;
3. Provisions for additional vegetative buffer zones depending on the intensity of the use or activity;
4. Requirements that structures be elevated on piles, limited in size or located with additional setback requirements;
5. Dedication of utility easements;
6. Modification of waste disposal or water supply facilities;
7. Imposition of easement agreements or deed restrictions concerning future use including conservation easements
within fish and wildlife habitat conservation area (FWHCA), wetland, stream, geologically hazardous areas, flood
hazard area or other natural area tracts and subdivision of lands;
8. Limitation of vegetation removal;
9. Setting minimum open space requirements;
10. Erosion control and storm water management measures, including restrictions on fill and other activities in
the FWHCA, wetland or streamcritical area or buffer;
11. Development of a plan involving the creation or enhancement of a stream corridor, wetland, or FWHCAcritical
area or restoration of a damaged or degraded stream corridor, wetland, or FWHCAcritical area to compensate for
adverse impacts;
12. Permanent Signs may be required on each lot or FWHCA, wetland, stream or natural area tract, and shall be
prepared in accordance with the approved City of Tacoma template for signs. Additional custom signs may be
required for areas with sensitive species that require specific protection measures;
13. Fencing is required when the Director determines that a fence will prevent future impacts to a protected
FWHCA, wetland or stream or other natural habitat area. Fencing installed as part of a proposed activity shall not
interfere with species migration, including fish runs, nor shall it impede emergency egress; and
14. Subdivisions. The subdivision and short subdivision of land in FWHCAs or wetlandscritical areas and associated
buffers areis subject to the following and Section 13.04.310:
a. Land that is located partially within a FWHCA, wetlandcritical area or its buffer may be subdivided provided that
an accessible and contiguous portion of each new lot is located outside the wetland critical area and its buffer.
b. Access roads and utilities serving the proposed subdivision may be permitted within the wetland critical area and
associated buffers only if the Director determines that no other feasible alternative exists and the project is consistent
with the remaining provisions of this chapter.
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c. A protection covenant such as a Conservation Easement shall be recorded with the Pierce County Assessor’s
Office for FWHCA, wetland, stream or natural area tracts that are created as part of the permitting process.
B. Compensatory mitigation as a condition. As a condition of a permit or as an enforcement action under this
chapter, the City shall require, where not in conflict with a reasonable economic use of the property, that the
applicant provide compensatory mitigation to offset, in whole or part, the loss resulting from an applicant’s or
violator’s action or proposal. Such compensation may include the enhancement of a FWHCA, stream corridor or
wetland, the restoration of a damaged or degraded wetland, FWHCA or stream; or the creation of a new FWHCA,
wetland or stream.
C. Appeals. An appeal of a decision regarding a critical area, except for staff decisions regarding exemptions which
are not subject to an administrative appeal, may be made in accordance with the provisions of Chapter 13.05 and
Chapter 1.23 of the Tacoma Municipal Code.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27912 Ex. A; passed Aug. 10,
2010: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 28; passed Nov. 15, 2005: Ord. 27300 § 2; passed Dec.
14, 2004: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.290 Sureties.
The City will accept performance and monitoring and maintenance sureties in the form of bonds or other sureties in
a form accepted in writing by the City. Sureties shall be posted prior to issuance of any development permits
including, but not limited to, clearing and grading permits and building permits.
(1) Performance Surety. Except for public agencies, applicants receiving a permit involving compensation for
mitigation are required to post a cash performance bond or other acceptable security to guarantee compliance with
this chapter prior to beginning any site work. The value of the surety shall be based on the average of three contract
bids that establish all costs of compensation including costs relative to performance, monitoring, maintenance, and
provisions for contingency plans. The amount of the surety shall be set at 150 percent of the average expected cost
of the compensation project and include all review fees. The surety shall guarantee that work and materials used in
construction are free from defects. All sureties shall be approved by the City Attorney. Without written release, the
surety cannot be terminated or cancelled. The Director shall release the surety after documented proof that all
plantings, structures and improvements have been shown to meet the requirements of this chapter.
(2) Monitoring and Maintenance Surety. Except for public agencies, an applicant receiving a permit involving
compensatory mitigation shall be required to post a cash maintenance bond or other acceptable security prior to
beginning any site work guaranteeing that structures and improvements required by this chapter will perform
satisfactorily for a minimum of five years after they have been constructed and approved. The value of the surety
shall be based on the average or median of three contract bids that establish all costs of compensation, including
costs relative to performance, monitoring, maintenance, and provision for contingency plans. The amount of the
surety shall be set at 150 percent of the average expected cost of the compensation project and include all review
fees. All sureties shall be on a form approved by the City Attorney. Without written release, the surety cannot be
cancelled or terminated. The Director shall release the surety following a determination that the performance
standards established for measuring the effectiveness and success of the project have been met.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012)

13.11.300 Wetlands.
The 300 section contains the regulations for wetlands, including the following:
13.11.310
13.11.320
13.11.330
13.11.340
13.11.350
13.11.360

Wetland Classification.
Wetland Buffers.
Wetland Buffer Modifications.
Wetland Standards.
Wetland Mitigation Requirements.
Repealed.

(Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 29; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)
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13.11.310 Wetland Classification.
A. Wetlands shall be classified Category I, II, III, and IV, in accordance with the criteria from the
revised 2014 Washington State Wetlands Rating System for Western Washington, developed by the Washington
Department of Ecology Publication No. 14-06-029, published October 2014. Number 04-06-025, August 2004.
1. Category I wetlands are those that 1) represent a unique or rare wetland type; or 2) are more sensitive to
disturbance than most wetlands; or 3) are relatively undisturbed and contain ecological attributes that are impossible
to replace within a human lifetime; or 4) provide a high level of functions.
Category I wetlands include the following types of wetlands: Estuarine wetlands, Natural Heritage wetlands, Bogs,
Mature and Old-growth Forested wetlands; wetlands in Coastal Lagoons; wetlands that perform many functions
very well and that score between 23-2770 or more points in the 2014 Washington Wetlands Rating System for
Western Washington.
2. Category II wetlands are those that are difficult to replace, and provide high levels of some functions. These
wetlands occur more commonly than Category I wetlands, but still need a relatively high level of protection.
Category II wetlands include the following types of wetlands: Estuarine wetlands, Interdunal wetlands, and wetlands
that perform functions well and score between 20-2251-69 points.
3. Category III wetlands are those that perform functions moderately well and score between 16-1930-50 points, and
interdunal wetlands between 0.1 and 1 acre in size. These wetlands have generally been disturbed in some way and
are often less diverse or more isolated from other natural resources in the landscape than Category II.
4. Category IV wetlands are those that have the lowest levels of functions (less than 30between 9-15 points) and are
often heavily disturbed. These are wetlands that may be replaced, and in some cases may be improved.
5. In addition, wetlands that require special protection and are not included in the general rating system shall be
rated according to the guidelines for the specific characteristic being evaluated. The special characteristics that
should be taken into consideration are as follows:
a. The wetland has been documented as a habitat for any Federally listed Threatened or Endangered plant or animal
species. In this case, “documented” means the wetland is on the appropriate state or federal database.
b. The wetland has been documented as a habitat for State listed Threatened or Endangered plant or animal species.
In this case “documented” means the wetland is on the appropriate state database.
c. The wetland contains individuals of Priority Species listed by the WDFW for the State.
d. The wetland has been identified as a Wetlands of Local Significance.
(Ord. 27431 § 30; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.320 Wetland Buffers.
A. General. A buffer area shall be provided for all uses and activities adjacent to a wetland area to protect the
integrity, function, and value of the wetland. Buffers adjacent to wetlands are important because they help to
stabilize soils, prevent erosion, act as filters for pollutants, enhance wildlife diversity, and support and protect plants
and wildlife. A permit may be granted if it has been demonstrated that no adverse impact to a wetland will occur and
a minimum buffer width will be provided in accordance with this section. The buffer shall be measured horizontally
from the delineated edge of the wetland. The buffer shall be vegetated with the exception of areas that include
development interruptions as described within this chapter.
B. Minimum Requirement.
1. Wetlands. Wetland buffer widths shall be established according to the following tables which are based on
wetland classification, habitat function, land use intensity, and local significance:
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Table 1. Examples to minimize disturbance*
Disturbance
element

Minimum measures to
minimize impacts

Activities that may cause the disturbance

Lights

Direct lights away from
wetland

Parking Lots, Warehouses, Manufacturing, High Density Residential

Noise

Place activity that generates
noise away from the wetland

Manufacturing, High Density Residential

Toxic runoff

Route all new untreated
runoff away from wetland,
Covenants limiting use of
pesticides within 150 feet of
wetland

Parking Lots, Roads, Manufacturing, residential Areas, Application of
Agricultural Pesticides, Landscaping

Change in water
regime

Infiltrate or treat, detain and
disperse into buffer new
runoff from surface

Any impermeable surface, lawns, tilling

Pets and Human
disturbance

Fence around buffer,
Plant buffer with
“impenetrable” natural
vegetation appropriate for
region

Residential areas

Dust

Best Management Practices
for dust

Tilled fields

*Washington State Department of Ecology and Washington State Department of Fish and Wildlife’s Wetlands in
Washington State; Volume 2: Guidance for Protecting and Managing Wetlands, Buffer Alternative 3
Table 2.
Level of Function

Habitat Score in Rating System

High (H)

8-9 30-36

Medium (M)

5-7 20-29

Low (L)

3-4 <20

Table 3. Buffer width for all wetlands*
Wetland Category

Buffer Width (feet)

Category I

H and M - 200
L - 175

Category II

H and M - 150
L - 100

Category III

H,M,L - 75

Category IV

H,M,L - 50

*Best Available Science Review, City of Tacoma, Critical Areas Preservation Ordinance, Tacoma, Washington, June 15,
2004, prepared by GeoEngineers and modified by CAPO Focus Group, 2012.
Table 4. Wetlands of local significance*
Site

Buffers (feet)

Snake Lake

300

China Lake

300

Delong Park

300

Wapato Lake

300

McKinley Park

300

Puget Creek Park**

300
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*Best Available Science Review Recommendation from City of Tacoma Critical Areas Task Force June 2004 and modified
by CAPO Focus Group 2012.
** Inclusion recommended by CAPO Focus Group, 2012.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 31; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.330 Wetland Buffer Modifications.
A. Buffer Requirements. The standard buffer widths in Table 2 have been established in accordance with the best
available science. They are based on the category of wetland and the habitat score as determined by a qualified
wetland professional using the Washington state wetland rating system for western Washington. The use of the
standard buffer widths requires the implementation of the measures in Table 1, where applicable, to minimize the
impacts of the adjacent land uses. The applicant shall demonstrate mitigation sequencing when using buffer
averaging or buffer reduction.
B. Buffer Increases. Buffer widths shall be increased on a case by case basis as determined by the Director when a
larger buffer is necessary to protect wetland functions and values. This determination shall be supported by
appropriate documentation showing that it is reasonably related to protection of the functions and values of the
wetland. The documentation must include but not be limited to the following criteria:
a. The wetland is used by a plant or animal species listed by the federal government or the state as endangered,
threatened, candidate, sensitive, monitored or documented priority species or habitats, or essential or outstanding
habitat for those species or has unusual nesting or resting sites such as heron rookeries or raptor nesting trees; or
b. The adjacent land is susceptible to severe erosion, and erosion-control measures will not effectively prevent
adverse wetland impacts; or
c. The adjacent land has minimal vegetative cover or slopes are greater than 30 percent.
d. The adjacent land contains an identified connective corridor that should not be bisected.
C. Buffer Averaging. The widths of buffers may be averaged if this will improve the protection of wetland
functions, or if it is the only way to allow for use of the parcel. Averaging may not be used in conjunction with the
provisions for buffer reductions.
1. Averaging to improve wetland protection may be permitted when all of the following conditions are met:
a. The wetland has significant differences in characteristics that affect its habitat functions, such as a wetland with a
forested component adjacent to a degraded emergent component or a dual-rated wetland with a Category I area
adjacent to a lower rated area, and
b. The averaged buffer will not result in degradation of the wetland’s functions and values as demonstrated by a
report from a qualified wetland expert; and
c. The buffer is increased adjacent to the high-functioning area of habitat or more sensitive portion of the wetland
and decreased adjacent to the lower-functioning or less sensitive portion; and
d. The total area of the buffer after averaging is equal to the area required without averaging; and
e. The buffer at its narrowest point is never less than ¾ of the required width.
2. Averaging to allow a reasonable use of a legal lot of record may be permitted when all of the following are met:
a. There are no feasible alternatives to the site design that could be accomplished without buffer averaging; and
b. The averaged buffer will not result in degradation of the wetland’s functions and values as demonstrated by a
report from a qualified wetland expert;
c. The total area of the buffer after averaging is equal to the area required without averaging; and
d. The buffer at its narrowest point is never less than ¾ of the required width.
D. Buffer Reduction. Buffer widths can be reduced according to the following criteria:
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1. The buffer for Category I and Category II wetlands that score moderate (5-7 points) or high for habitat (8-9
points20) points or more may be reduced to the low habitat buffer; or up to no less than 60 feet for Category III
wetlands or 40 feet for Category IV wetlands, if the following criteria are met;
a. A relatively undisturbed vegetated corridor at least 100 feet wide is protected between the wetland and any other
Priority Habitats as defined by the Washington State Department of Fish and Wildlife. The corridor must be
protected for the entire distance between the wetland and the Priority Habitat via some type of legal protection such
as a conservation easement, or
b. The remaining buffer area on site shall be enhanced and/or restored by removing invasive species that do not
perform needed functions and replanting with an appropriate plant community.
E. Buffer Averaging or Buffer Reduction beyond the minimum standards indicated above may be allowed to allow a
reasonable use of a legal lot of record when all of the following criteria are met:
a. There are no feasible alternatives to the site design that could be accomplished with the standard buffer averaging
or buffer reduction provision above; and
b. The averaged or reduced buffer will not result in degradation of the wetland’s functions and values as
demonstrated by a report from a qualified wetland expert, and
c. The remaining buffer area on site shall be enhanced and/or restored by removing invasive species that do not
perform needed functions and replanting with an appropriate plant community, and
d. The project shall meet the requirements of one of the three legal tests; No Practicable Alternatives, Public Interest,
or Reasonable Use.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 32; passed Nov. 15, 2005)

13.11.340 Wetland Mitigation Requirements.
A. The applicant shall avoid all impacts that degrade the functions and values of wetland and their buffers. Unless
otherwise provided in this Title, if alteration to the wetland or its buffer is unavoidable, all adverse impacts resulting
from a development proposal or alteration shall be mitigated using the best available science, so as to result in no net
loss of critical area functions and values.
B. All wetland mitigation will comply with applicable mitigation requirements specified in 13.11.270, including, but
not be limited to, mitigation plan requirements, monitoring and bonding.
C. Preference of Mitigation Actions. Methods to achieve compensation for wetland functions shall be approached in
the following order of preference:
1. Restoration (re-establishment and rehabilitation) of wetlands on upland sites that were formerly wetlands.
2. Creation (Establishment) of wetlands on disturbed upland sites such as those with vegetative cover consisting
primarily of non-native introduced species. This should only be attempted when there is an adequate source of water
and it can be shown that the surface and subsurface hydrologic regime is conducive for the wetland community that
is being designed.
3. Enhancement of significantly degraded wetlands in combination with restoration or creation. Such enhancement
should be part of a mitigation package that includes replacing the impacted area and meeting appropriate ratio
requirements.
D. Mitigation ratios.
1. The ratios contained within Table 5 shall apply to all Creation, Re-establishment, Rehabilitation, and
Enhancement compensatory mitigation.
2. Increased replacement ratios. The Director may increase the ratios under the following circumstances:
a. Uncertainty exists as to the probable success of the proposed restoration or creation;
b. A significant period of time will elapse between impact and replication of wetland functions;
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c. Proposed mitigation will result in a lower category wetland or reduced function relative to the wetland being
impacted; or
d. The impact was an unauthorized impact.
Table 5. Mitigation ratios for projects in Western Washington that do not alter the hydro-geomorphic setting of the site***
Category and Type
of Wetland

Re-establishment or
Creation

Rehabilitation

1:1 Re-establishment or
Creation (R/C) and
Enhancement (E)

Enhancement only

All Category IV

1.5:1

3:1

1:1 R/C and 2:1 E

6:1

All Category III

2:1

4:1

1:1 R/C and 2:1 E

8:1

Category II Estuarine

Case-by-case

4:1 rehabilitation of
an estuarine wetland

Case-by-case

Case-by-case

Category II
Interdunal

2:1 Compensation has
to be interdunal
wetland

4:1 compensation has
to be interdunal

1:1 R/C and 2:1 E

8:1

All other Category II

3:1

8:1

1:1 R/C and 4:1 E

12:1

Category I Forested

6:1

12:1

1:1 R/C and
10:1 E

24:1

Category I based on
score for functions

4:1

8:1

1:1 R/C and 6:1 E

16:1

Category I Natural
Heritage site

Not considered possible

6:1

Case-by-case

Case-by-case

Category I Coastal
lagoon

Not considered possible

6:1

Case-by-case

Case-by-case

Category I Bog

Not considered possible

6:1

Case-by-case

Case-by-case

Category I Estuarine

Case-by-case

6:1

Case-by-case

Case-by-case

*Natural heritage site, coastal lagoons, and bogs are considered irreplaceable wetlands, and therefore no amount of compensation would
replace these ecosystems. Avoidance is the best option. In the rare cases when impacts cannot be avoided, replacement ratios will be
assigned on a case-by-case basis. However, these ratios will be significantly higher than the other ratios for Category I wetland.
**Rehabilitation ratios area based on the assumption that actions judged to be most effective for that site are being implemented.
**Rehabilitation ratios area based on the assumption that actions judged to be most effective for that site are being implemented.
***Washington State Department of Ecology and Washington State Department of Fish and Wildlife’s Wetlands in Washington State;
Volume 2: Guidance for Protecting and Managing Wetlands, Buffer Alternative 3

E. Compensatory Mitigation Plan Requirements. When a project involves wetland or buffer impacts, a
compensatory mitigation report shall be required, meeting the following minimum standards:
1. Preparation by qualified Wetland Specialist. A compensatory mitigation report for wetland or buffer impacts shall
be prepared by a qualified Wetland Specialist as specified in 13.11.900.W.
2. A Wetland Delineation Report must accompany or be included in the compensatory mitigation report.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27431 § 33; passed Nov. 15, 2005)

13.11.350 Wetland Mitigation Requirements. Repealed by Ord. 28070. 1
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 34; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

1

See 13.11.340 Wetland Mitigation Requirements
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13.11.360 Bonds. Repealed by Ord. 27728.
(Ord. 27728 Ex. A; passed Jul. 1, 2008:. 27431 § 35; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.400 Streams and Riparian Habitats.
The 400 section contains the regulations for streams, including the following:
13.11.410
Stream Classification.
13.11.420
Stream Buffers.
13.11.430
Stream Buffer Modification.
13.11.440
Stream Standards.
13.11.450
Stream Mitigation Requirements.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 36; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.410 Stream Classification.
A. Streams shall be generally classified in accordance with the Washington State Water Typing System set forth in
WAC 222-16-030 to describe Type “S,” “F,” “Np” and “Ns” streams. Additional criteria typing for “F1”, and “F2”
and “Ns1” and “Ns2” streams are included within this section.
General descriptions of the water typing system are as follows:
1. Type “S” Water means all streams or rivers, within their bankfull width, inventoried as “shorelines of the state” or
“shorelines of statewide significance” under the Tacoma Shoreline Management Program (TMC 13.10) or chapter
90.58 RCW and the rules promulgated pursuant to chapter 90.58 RCW, including periodically inundated areas of
their associated wetlands.
2. Type “F” Water means segments of natural waters other than Type S Waters, which are within the bankfull
widths of defined channels and periodically inundated areas of their associated wetlands, or within lakes, ponds, or
impoundments having a surface area of 0.5 acre or greater at seasonal low water and which in any case contain fish
habitat or as further described within WAC 222-16-030. Type “F1” Water means segments of natural waters
containing salmonid fishes. Type “F2” Water means segments of natural water containing fish that are not
salmonids.
3. Type “Np” Water means all segments of natural waters within the bankfull width of defined channels that are
perennial nonfish habitat streams. Perennial streams are waters that do not go dry any time of a year of normal
rainfall or as further described within WAC 222-16-030.
4. Type “Ns” Water means all segments of natural waters within the bankfull widths of the defined channels that are
not Type S, F, or Np Water. These are seasonal, nonfish habitat streams in which surface flow is not present for at
least some portion of a year of normal rainfall and are not located downstream from any stream reach that is a Type
Np Water. “Ns1” Waters must be physically connected by an above ground channel system to Type, F, or Np
Waters. “Ns2” Waters may not be physically connected by an above ground channel system to Type, F, or Np
Waters.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 37; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.420 Stream Buffers.
A. General. A buffer area shall be provided for all uses and activities adjacent to a stream to protect the integrity and
function of the stream. Buffers adjacent to streams are important because they help to stabilize soils, prevent
erosion, act as filters for pollutants, enhance wildlife diversity, and support and protect plants and wildlife. The
buffer shall be measured horizontally from the edge of the ordinary high water mark.
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B. Minimum Requirement.
1. Streams. Stream buffer widths shall be established according to the following table which is based on stream
classification:
Table 6. Stream Types
Stream Type

Buffer (feet)

Type S or Streams of local significance

150

Type F1 (Salmonids)

150

Type F2 (Non-Salmonids)

100

Type Np (No fish)

100

Type Ns1
(Connected to S, F, or Np)

75

Type Ns2
(Not connected to S, F, or Np)

25

Streams of local significance
Name

Buffer (feet)

Puyallup River

150

Hylebos Creek

150

Puget Creek

150

Wapato Creek

150

Swan Creek

150

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 38; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.430 Stream Buffer Modification.
A. Stream Buffer Increase.
The required buffer widths shall be increased as follows;
1. When the Director determines that the recommended width is insufficient to prevent habitat degradation and to
protect the structure and functions of the habitat area;
2. When the frequently flooded area exceeds the recommended buffer width, the buffer area may extend to the outer
edge of the frequently flooded area, where appropriate;
3. When a channel migration zone is present, the stream buffer area width shall be measured from the outer edge of
the channel migration zone;
4. When the habitat area is in an area of high blowdown potential, the stream buffer area width shall be expanded an
additional fifty feet on the windward side; or
5. When the habitat area is within an erosion or landslide area, or buffer, the buffer area width shall be the
recommended distance, or the erosion or landslide hazard area or buffer, whichever is greater.
B. Stream Buffer Averaging and Reduction.
The Director may allow the recommended stream buffer width to be averaged or reduced in accordance with a
stream habitat analysis report only if:
1. The stream buffer areas that are reduced through buffer averaging will not reduce stream or habitat functions,
including those of nonfish habitat;
2. The stream buffer areas that are reduced will not degrade the habitat, including habitat for anadromous fish;
3. The total area contained in the stream buffer of each stream on the development proposal site is not decreased;
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4. The recommended stream buffer width is not reduced by more than twenty-five (25%) percent in any one
location;
5. The stream buffer areas that are reduced will not be located within another critical area or associated buffer; and
6. The stream buffer areas that are reduced and required mitigation are supported by best available science.
7. When averaging the stream buffer, the proposal will provide additional habitat protection by including more
highly functioning areas and reducing the buffer only in the low functioning areas.
8. When reducing the stream buffer, with an existing buffer that is unvegetated, sparsely vegetated, or vegetated
with invasive species that do not perform needed functions, the remaining buffer shall be planted to create the
appropriate plant community.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 39; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.440 Stream Standards.
A. Type F1, F2, Np, and Ns1, and Ns2 streams may be relocated or placed in culverts provided it can be
demonstrated that:
1. There is no other feasible alternative route with less impact on the environment;
2. Existing location of the stream would prevent a reasonable economic use of the property;
3. No significant habitat area will be destroyed;
4. The crossing minimizes interruption of downstream movement of wood and gravel;
5. The new channel or culvert is designed and installed to allow passage of fish inhabiting or using the stream and
complies with WDFW requirements;
6. The channel or culvert also complies with the City Tacoma current Storm Water Management Manual.
7. The applicant will, at all times, keep the channel or culvert free of debris and sediment to allow free passage of
water and fish;
8. Roads in riparian habitat areas or buffers shall not run parallel to the water body;
9. Crossing, where necessary, shall only occur as near to perpendicular with the water body as possible;
10. Road bridges are designed according to 2013 Washington Department of Fish and Wildlife Water Crossing
Design GuidelinesDesign of Road Culverts for Fish Passage, 2003, and the National Marine Fisheries Service
Guidelines for Salmonid Passage at Stream Crossing, 2000.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 40; passed Nov. 15, 2005)

13.11.450 Stream Mitigation Requirements.
All proposed alterations in the buffer of a stream shall be in accordance with the standards for the applicable wetland
category, where riparian wetland exists.
In the event stream corridor alterations or relocations, as specified above, are allowed, the applicant shall submit an
alteration or relocation plan prepared in association with a qualified professional with expertise in this area. In
addition to the general mitigation plan standards, the plan shall address the following information:
1. Creation of natural meander patterns and gentle side slope formations;
2. Creation of narrow sub channel, where feasible, against the south or west bank;
3. Provisions for the use of native vegetation;
4. Creation, restoration or enhancement of fish spawning and nesting areas;
5. The proposed reuse of the prior stream channel;
6. Provision of a qualified consultant, approved by the City, to supervise work to completion and to provide a
written report to the Director stating the new channel complies with the provisions of this chapter; and
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7. When streambank stabilization is necessary, bioengineering or soft armoring techniques are required, where
possible.
The Washington Department of Fish and Wildlife has authority over all projects in State Waters which impact fish.
Construction in State Waters is governed by Chapter 75.20 RCW, Construction Projects in State Waters.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 41; passed Nov. 15, 2005)

13.11.500 Fish and Wildlife Habitat Conservation Areas (FWHCAs).
The 500 section contains the regulations for fish and wildlife habitat conservation areas (FWHCAs), including the
following:
13.11.510
13.11.520
13.11.530
13.11.540
13.11.550
13.11.560
13.11.580

Classification.
Standards.
Repealed.
Repealed.
FWHCA’s Mitigation Requirements.
FWHCA’s Management Areas.
Repealed.

(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 42; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.510 Classification.
A. Fish and wildlife habitat conservation areas are areas identified by the Washington Department of Wildlife as
being of critical importance to the maintenance of fish and wildlife species. These areas may include other critical
areas such as geologically hazardous areas, stream corridors, wetlands, and these critical areas’ associative buffers.
1. Fish and Wildlife Habitat Conservation Areas (FWHCAs). Fish and Wildlife habitat areas include:
a. Lands and waters containing priority habitats and species.
b. Natural ponds under 20 acres and their submerged aquatic beds that provide critical fish or wildlife habitat.
c. Waters of the State, which are defined in WAC Title 222, Forest Practices Rules and Regulations. Waters of the
State must be classified using the system in WAC 222-16-030. In classifying waters of the state as FWHCAs the
following may be considered:
(1) Species present which are endangered, threatened, sensitive, or priority;
(2) Species present which are sensitive to habitat manipulation;
(3) Historic presence of priority species;
(4) Existing surrounding land uses that are incompatible with salmonid habitat;
(5) Presence and size of riparian ecosystem;
(6) Existing water rights; and
(7) The intermittent nature of some of the higher classes of Waters of the State.
d. Lakes, ponds, streams and rivers planted with game fish, including those planted under the auspices of a federal,
state, local, or tribal program and waters which support priority fish species as identified by the Washington
Department of Fish and Wildlife.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 43; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.520 Standards.
A. General Standards.
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1. No development shall be allowed within a fish and wildlife habitat conservation area with which state or federally
endangered, threatened or sensitive species have a primary association without approval from the City of Tacoma
and/or WDFW.
2. Preservation of FWHCAs are necessary to improve the likelihood that species will survive and or reproduce.
Alteration of FWHCAs may reduce this likelihood. Activities allowed in FWHCAs shall be consistent with the
species located there and all applicable state and federal regulations regarding that species. In determining allowable
activities for priority habitats and species that are known or that become known, the provisions of the Washington
State Hydraulic Code and Department of Fish and Wildlife’s (WDFW) Management Recommendations for
Washington Priority Habitats and Species shall be reviewed. Development in these areas shall be in accordance with
the requirements of the underlying zone and any overlapping critical area classification.
3. As of the date of this ordinance, the following terrestrial priority habitat and species are known to be located in
the City of Tacoma:
1) Bald eagles;
2) Great blue herons;
3) Mountain quails;
4) Ospreys;
5) Peregrine falcons;
6) Pigeon guillemots;
7) Purple martins;
8) Seabird colonies;
9) Waterfowl concentrations;
10) Wood ducks;
11) Oak woodlands
4. As of the date of this ordinance, the following aquatic priority habitat and species are known to be located in the
City of Tacoma:
1) Orcas (Killer whale);
2) Seals and sea lions;
3) Anadromous fish (including Bull Trout);
4) Reticulate sculpins
5. Wetland and Stream. Where a designated FWHCA geographically coincides with a stream or wetland, the
appropriate wetland or stream buffer and associated buffer requirements shall apply as described within this
Chapter.
(Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 44; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.530 FWHCA’s Shoreline − Marine Buffers. Repealed by Ord. 28230.
(Repealed by Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 45;
passed Nov. 15, 2005)

13.11.540 FWHCA’s Marine Buffer Modifications. Repealed by Ord. 28230.
(Repealed by Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 27728 Ex. A; passed Jul. 1, 2008)

13.11.550 FWHCA’s Mitigation Requirements.
A. All proposed modification in a FWHCA shall be in accordance with the standards of this section, except where
allowed through 13.11.200 or 13.11.210.
B. All FWHCA mitigation will comply with applicable mitigation requirements specified in 13.11.270, including,
but not limited to, mitigation plan requirements, monitoring and bonding.
C. Where a designated FWHCA geographically coincides with a stream or wetland, mitigation will comply with
applicable mitigation requirements described within this chapter.
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D. Habitat Management Plan. If the critical area review process as described in this chapter (13.11.250) determines
that a Habitat Management Plan shall be prepared as part of a development proposal to avoid or minimize impacts to
FWHCAs management areas, the following standards shall apply.
1. A habitat management plan shall be prepared in coordination with the Washington State Department of Fish and
Wildlife by a qualified professional.
2. A habitat management plan shall contain, at a minimum, the following:
a. Analysis and discussion on the project’s effects on critical fish and wildlife habitat;
b. An assessment and discussion on special management recommendations which have been developed for species
or habitat located on the site by any federal or state agency;
c. Proposed mitigation measures which could minimize or avoid impacts;
d. Assessment and evaluation of the effectiveness of mitigation measures proposed; and
e. Assessment and evaluation of ongoing management practices which will protect critical fish and wildlife habitat
after development of the project site, including proposed monitoring and maintenance programs.
E. If mitigation is performed off-site, a conservation easement or other legal document must be provided to the City
to ensure that the party responsible for the maintenance and monitoring of the mitigation has access and the right to
perform these activities.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008)

13.11.560 FWHCA’s Management Areas.
A. FWHCA Management Areas that do not geographically coincide with wetlands or streams are protected by
species specific Management Areas as established by Washington Department of Fish and Wildlife Management
Recommendations for Washington’s Priority Species. FWHCA Management Areas remain subject to TMC
13.11.250.
B. If a proposal meets all WDFW management recommendations for the species and their management area, then no
development permit, exemption approval, assessment, or Habitat Management Plan is required.
C. Standards for the most common of these FWHCAs, Anadromous fish, include the following:
1. Anadromous fish:
a. All activities, uses, alterations proposed to be located in water bodies used by anadromous fish or in areas that
affect such water bodies shall be given special consideration to the preservation and enhancement of anadromous
fish habitat, including but not limited to the following standards:
b. Activities shall be timed to occur only during the allowable work window as designated by WDFW for applicable
species;
The activity is designed to provide an overall improvement in the function of the fish habitat or other critical areas;
and
Any impacts to the functions of the habitat conservation area are mitigated in accordance with the approved critical
area.
2. Structures that prevent the migration of salmonids shall not be allowed in the portion of water bodies currently or
historically used by anadromous fish. Fish bypass facilities shall be provided that allow the upstream migration of
adult fish and shall prevent fry and juveniles migrating downstream from being trapped or harmed.
3. Fills, when authorized by the Director, shall not adversely impact anadromous fish or their habitat or shall
mitigate any unavoidable impacts, and shall only be allowed for water-dependent activities and uses.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008)

13.11.580 Habitat Zones. Repealed by Ord. 28070.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008)
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13.11.600 Flood Hazard Areas.
The 600 section contains the regulations for flood hazard areas, including the following:
13.11.610
13.11.620
13.11.630

Classification.
Standards.
Repealed.

13.11.640

General Development Standards.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 46; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.610 Classification.
Classifications of flood hazard areas shall be consistent with the most recent official map of the Federal Insurance
Administration that delineates areas of special flood hazards and includes the risk premium zones applicable to the
City or as determined by the FIA. Also known as “flood insurance rate map” or “FIRM.”
Where the flood insurance map and studies do not provide adequate information, the City, through Planning and
Development Services, shall consider and interpret information produced by the Army Corps of Engineers, Natural
Resource Conservation Service, Department of Housing and Urban Development, or any other qualified person or
agency to determine the location of Flood Hazard Areas and Coastal High Hazard Areas.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27893 Ex. A; passed Jun. 15,
2010: Ord. 27431 § 47; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.620 Standards.
All development proposals shall comply with Sections 2.12.040 through 2.12.050, Flood Hazard and Coastal High
Hazard Areas, and Chapter 12.08 Surface Water Management Manual of the TMC for general and specific flood
hazard protection. Development shall not reduce the base flood water storage ability. Construction, grading, or other
regulated activities which would reduce the flood water storage ability must be mitigated by creating compensatory
storage on- or off-site. Compensatory storage provided off-site for purposes of mitigating habitat shall comply with
all applicable wetland, stream, and fish and wildlife habitat conservation area requirements. Compensatory storage
provided off-site for purposes of providing flood water storage capacity shall be of similar elevation in the same
floodplain as the development. Compensatory storage is not required in Coastal A and V Zone flood hazard areas or
in flood hazard areas with a mapped floodway but containing no functional salmonid habitat on the site. For sites
with functional connection to salmonid bearing waters that provide a fish accessible pathway during flooding,
compensatory storage areas shall be graded and vegetated to allow fish refugia during flood events and their return
to the main channel as floodwater recede without creating flood stranding risks.
Base flood data and flood hazard notes shall be shown on the face of any recorded plat or site plan, including, but
not limited to, base flood elevations, flood protection elevation, boundary of floodplain, and zero rise floodway.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 48; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.630 General Development Standards. Deleted by Ord. 27431.
(Deleted by Ord. 27431 § 49; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.640 General Development Standards.
The owner of any property upon which new development occurs is required to record a Notice on Title according to
Section 13.11.280 if the property contains land with the 100-year floodplain and/or the Riparian Buffer zone, before
a permit may be issued.
Development within a flood hazard area that does not otherwise require a building permit, such as material storage
or building of small accessory structures, must still obtain review and approval prior to development, and is subject
to all applicable regulations including flood, Critical Areas, and Shoreline regulations.
Stormwater and drainage features shall incorporate low impact development techniques that the mimic predevelopment hydrologic conditions, when technically feasible.
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(Ord. 28070 Ex. B; passed May 8, 2012)

13.11.700 Geologically Hazardous Areas.
The 700 section contains the general provisions, including the following:
13.11.710
13.11.720
13.11.730

Designation.
Classification.
General Development Standards.

(Ord. 27431 § 50; passed Nov. 15, 2005: Ord. 27300 § 3; passed Dec. 14, 2004: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.710 Designation.
A. Designation of Geologically Hazardous Areas. Geologically hazardous areas include areas susceptible to erosion,
sliding, earthquake, or other geological events. Areas susceptible to one or more of the following types of geohazards shall be designated as a geologically hazardous area:
1. Erosion hazard;
2. Landslide hazard;
3. Seismic hazard;
4. Mine hazard;
5. Volcanic hazard; and
6. Tsunami hazard.
(Ord. 27431 § 51; passed Nov. 15, 2005)

13.11.720 Classification.
A. Classification of specific hazard areas.
1. Erosion hazard areas. Erosion hazard areas generally consist of areas where the combination of slope and soil type
makes the area susceptible to erosion by water flow, either by precipitation or by water runoff. Concentrated
stormwater runoff is a major cause of erosion and soil loss. Erosion hazard critical areas include the following:
a. Areas with high probability of rapid stream incision, stream bank erosion or coastal erosion, or channel migration.
b. Areas defined by the Washington Department of Ecology Coastal Zone Atlas as one of the following soil areas:
Class U (Unstable) includes severe erosion hazards and rapid surface runoff areas, Class Uos (Unstable old slides)
includes areas having severe limitations due to slope, Class Urs (Unstable recent slides), and Class I (Intermediate).
c. Any area characterized by slopes greater than 15 percent; and the following types of geologic units as defined by
draft geologic USGS maps: m (modified land), Af (artificial fill), Qal (alluvium), Qw (wetland deposits), Qb (beach
deposits), Qtf (tide-flat deposits), Qls (landslide deposits), Qmw (mass-wastage deposits), Qf (fan deposits), Qvr and
Qvs series of geologic material types (Vashon recessional outwash and Steilacoom Gravel), and Qvi (Ice-contact
deposits).
d. Slopes steeper than 25% and a vertical relief of 10 or more feet.
2. Landslide Hazard Areas. Landslide hazard areas are areas potentially subject to landslides based on a combination
of geologic, topographic, and hydrologic factors. They include areas susceptible because of any combination of
bedrock, soil, slope, slope aspect, structure, hydrology, or other factors. Landslide hazard areas are identified as any
area with all three of the following characteristics:
a. Slopes steeper than 25 percent and a vertical relief of ten (10) or more feet.
b. Hillsides intersecting geologic contacts that contain impermeable soils (typically silt and clay) frequently interbedded with permeable granular soils (predominantly sand and gravel), or impermeable soils overlain with
permeable soils.
c. Springs or groundwater seepage.
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d. Any area which has exhibited movement during the Holocene epoch (from 10,000 years ago to present) or that are
underlain or covered by mass wastage debris of that epoch.
e. Any area potentially unstable due to rapid stream incision stream bank erosion or undercutting by wave action.
f. Any area located on an alluvial fan presently subject to, or potentially subject to, inundation by debris flows or
deposition of stream-transported sediments.
g. Any area where the slope is greater than the angle of repose of the soil.
h. Any shoreline designated or mapped as Class U, Uos, Urs, or I by the Washington Department of Ecology Coastal
Zone Atlas.
3. Seismic hazard areas. Seismic hazard areas shall include areas subject to severe risk of damage as a result of
seismic-induced settlement, shaking, lateral spreading, surface faulting, slope failure, or soil liquefaction. These
conditions occur in areas underlain by soils of low cohesion or density usually in association with a shallow
groundwater table. Seismic hazard areas shall be as defined by the Washington Department of Ecology Coastal Zone
Atlas (Seismic Hazard Map prepared by GeoEngineers) as: Class U (Unstable), Class Uos (Unstable old slides),
Class Urs (Unstable recent slides), Class I (Intermediate), and Class M (Modified) as shown in the Seismic Hazard
Map.
4. Mine Hazard Areas. Mine hazard areas are those areas underlain by or affected by mine workings such as adits,
gangways, tunnels, drifts, or airshafts, and those areas of probable sink holes, gas releases, or subsidence due to
mine workings. Underground mines do not presently exist within City limits.
Note: An underground structure, consisting of a partially completed underground railroad tunnel, exists within City
limits, as defined in the mine hazard areas map. The tunnel was constructed in 1909 and discontinued that same year
due to excessive groundwater flows within the tunnel. The dimensions of the tunnel are presently unknown, and it
was reportedly backfilled with wood, sand, and gravel in 1915.
5. Volcanic Hazard Areas. Volcanic hazard areas are areas subject to pyroclastic flows, lava flows, debris avalanche,
and inundation by debris flows, lahars, mudflows, or related flooding resulting from volcanic activity. The most
likely types of volcanic hazard within the City are mudflows, lahars, or flooding relating to volcanic activity. The
boundaries of the volcanic hazard areas within the City are shown in the volcanic hazard map.
6. Tsunami hazard areas. Tsunami hazard areas are coastal areas and large lake shoreline areas susceptible to
flooding and inundation as the result of excessive wave action derived from seismic or other geologic events.
Currently, no specific boundaries have been established in the City limits for this type of hazard area.
(Ord. 27431 § 52; passed Nov. 15, 2005)

13.11.730 General Development Standards.
The standards in this section apply only to geologically hazardous areas. Other critical area standards may apply to
areas which are exempted from the standards for geologically hazardous areas. The following definitions apply to
this section:
“Geo-setback” is the minimum building setback from the applicable geo-hazard area.
“Geo-buffer” is a zone within a geo-setback area required to be vegetated with either native or non-native
vegetation.
A. Erosion hazard areas.
1. Structures and improvements shall be required to maintain a minimum 50 foot geo-setback from the boundary of
all erosion hazard areas (Note: where no distinct break exists, the top of a steep slope is the upper most limit of the
area where the ground surface drops greater than 10 feet or more vertically within a horizontal distance of 25 feet).
No geo-setback shall be required where the vertical relief of the slope is 10 feet or less. The geo-setback may be
reduced to 30 feet where the vertical relief of the slope is greater than 10 feet but no more than 20 feet.
The 30-foot or 50-foot geo-setback may be reduced to a minimum of 10 feet for the following conditions:
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a. Construction of one-story detached accessory structures (garages, sheds, playhouses of similar structures not used
for continuous occupancy) with less than 1,000 square feet of floor area, whichever is greater for existing
residences.
b. Addition to existing residences, including decks that have a maximum 250 square feet footprint of building, deck
or roof area, whichever is greater, and are not closer to the top or bottom of the slope than the existing residence.
c. Installation of fences where they do not impede emergency access.
d. Clearing only up to 2,000 square feet during May 1 to October 1, if determined by the Building Official to not
cause significant erosion hazard.
e. Grading up to 5 cubic yards during April 1 to October 1 over an area not to exceed 2,000 square feet, if
determined by the Building Official that such grading will not cause a significant erosion hazard.
f. Removal of noxious or invasive weeds, provided such areas are protected from erosion with either native
vegetation or other approved erosion protection.
g. Forest practices regulated by other agencies.
h. The construction of public or private utility corridors; provided it has been demonstrated that such construction
will not significantly increase erosion risks.
i. Trimming and limbing of vegetation for the creation and maintenance of view corridors, removal of site distance
obstructions as determined by the City Traffic Engineer, removal of hazardous trees, or clearing associated with
routine maintenance by utility agencies or companies; provided that the soils are not disturbed and the loss of
vegetative cover will not significantly increase risks of landslide or erosion.
j. The construction of approved public or private trails; provided they are constructed in a manner which will not
contribute to surface water runoff.
k. Remediation or critical area restoration project under the jurisdiction of another agency.
l. Where it can be demonstrated through an erosion hazard analysis prepared by a geotechnical specialist that there is
no significant risk to the development proposal or adjacent properties, or that the proposal can be designed so that
any erosion hazard is significantly reduced, the geo-setback may be reduced as specified by the geotechnical
specialist. This geo-setback may be increased where the Building Official determines a larger geo-setback is
necessary to prevent risk of damage to proposed and existing development. The development must also comply with
the Specific Development Standards for Erosion and Landslide Hazard Areas. The erosion hazard analysis shall
provide the following information:
(1) Alternative setbacks to the erosion hazard area.
(2) Recommended construction techniques for minimizing erosional damage.
(3) Location and methods of drainage and surface water management.
(4) Recommended time of year for construction to occur.
(5) Permanent erosion control (vegetation management and/or replanting plan) to be applied at the site.
m. In addition to the erosion hazard analysis, a Construction Stormwater Pollution Prevention Plan shall be required
that complies with the requirements in the currently adopted City Stormwater Management Manual. Clearing and
grading activities in an erosion hazard area shall also be required to comply with the City amendments to the most
recently adopted International Building Code.
2. Erosion hazard areas that are also landslide hazard areas shall be required to comply with all standards for
landslide hazard areas as well.
B. Landslide hazard areas.
1. Structures and improvements shall be required to maintain a minimum 50-foot geo-setback from the boundary of
all landslide hazard area. (Note: where no distinct break exists, the top of a steep slope is the upper most limit of the
area where the ground surface drops greater than 10 feet or more vertically within a horizontal distance of 25 feet).
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No geo-setback shall be required where the vertical relief of the slope is 10 feet or less. The geo-setback may be
reduced to 30 feet where the vertical relief of the slope is greater than 10 feet but no more than 20 feet.
The 30-foot or 50-foot geo-setback may be reduced to a minimum of 10 feet for the following conditions:
a. Construction of one-story detached accessory structures (garages, sheds, playhouses of similar structures not used
for continuous occupancy) with less than 1,000 square feet of floor area, whichever is greater.
b. Addition to existing residences, including decks that have a minimum 250 square feet footprint of building, deck
or roof area, whichever is greater, and are not closer to the top or bottom of the slope than the existing residence.
c. Installation of fences where they do not impede emergency access.
d. Clearing only up to 2,000 square feet during May 1 to October 1, if determined by the Building Official to not
cause significant landslide hazard.
e. Grading up to 5 cubic yards during April 1 to October 1 over an area not to exceed 2,000 square feet, if
determined by the Building Official that such grading will not cause a landslide hazard.
f. Removal of noxious or invasive weeds, provided such areas are protected from erosion with either native
vegetation or other approved erosion protection.
g. Forest practices regulated by other agencies.
h. Slopes modified by an engineered cut or fill engineered retaining wall system, where setbacks, if any, were
established by the previous engineered design.
i. Steep slopes resulting for right-of-way improvements (streets, alleys, sidewalks, etc) may be exempted by the
Building Official if improvements will not decrease slope stability on said property or adjacent properties.
j. The construction of an approved public surface water conveyance, provided it will result in minimum vegetation
removal and soil disturbance on the slope.
k. The construction of approved public or private trails; provided they are constructed in a manner which will not
contribute to surface water runoff.
l. The construction of public or private utility corridors; provided it has been demonstrated that such construction
will not significantly increase landslide risks.
m. Trimming and limbing of vegetation for the creation and maintenance of view corridors, removal of site distance
obstructions as determined by the City Traffic Engineer, removal of hazardous trees, or clearing associated with
routine maintenance by utility agencies or companies; provided that the soils are not disturbed and the loss of
vegetative cover will not significantly increase risks of landslide or erosion.
n. Remediation, critical area restoration, or mining and quarrying where local regulation is pre-empted by state or
federal law.
o. Where it can be demonstrated through a geotechnical analysis prepared by a geologic hazards specialist that there
is no significant risk to the development proposal or adjacent properties, or that the proposal can be designed so that
any landslide hazard is significantly eliminated, the geo-setback may be reduced as specified by the geotechnical
engineer. The geo-setback may be reduced to no less than 10 feet where slopes are 40 percent or greater. This geosetback may be increased where the Building Official determines a larger geo-setback is necessary to prevent risk of
damage to proposed and existing development. The development must also comply with all applicable Development
Standards. The geotechnical analysis report shall include the following:
(1) A description of the extent and type of vegetative cover.
(2) A description of subsurface conditions based on data from site-specific explorations.
(3) Descriptions of surface runoff and groundwater conditions, public and private sewage disposal systems, fills and
excavations, and all structural improvements.
(4) An estimate of the bluff retreat rate that recognizes and reflects potential catastrophic events such as seismic
activity or a 100-year storm.
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(5) Consideration of the run-out hazard of landslide debris and/or the impacts of landslide run-out on down slope
properties.
(6) A study of the slope stability, including an analysis of proposed cuts, fills, and other site grading; and the effect
construction and placement of structures will have on the slope over the estimated life of the structures.
(7) Recommendations for building site limitations, specifically, a recommendation for the minimum geo-buffer and
minimum-setback.
(8) Recommendations for proposed surface and subsurface drainage, considering the soil and hydrology constraints
of the site.
C. Specific Development Standards for Erosion and Landslide Hazard Areas.
1. The development shall not increase surface water discharge or sedimentation to adjacent properties beyond predevelopment conditions. Note that point discharges onto adjacent properties is not permitted without approved
easements. Dispersed flows meeting pre-developed flows will be permitted provided other development standards
can be met.
2. The development shall not decrease slope stability on adjacent properties.
3. Such alterations shall not adversely impact other critical areas.
4. The proposed development shall not decrease the factor of safety for landslide occurrences below the limits of 1.5
for static conditions and 1.2 for dynamic conditions. Analysis of dynamic conditions shall be based on a minimum
horizontal acceleration as established by the current version of the International Building Code.
5. Structures and improvements shall minimize alterations to the natural contour of the slope, and the foundation
shall be tiered where possible to conform to existing topography. Terracing of the land; however, shall be kept to a
minimum to preserve natural topography where possible. Structures and improvements shall be located to preserve
the most critical portion of the site and its natural landforms and vegetation.
6. Development shall be designed to minimize impervious lot coverage. All development shall be designed to
minimize impervious lot coverage and should incorporate understructure parking and multi-level structures within
the existing height limit.
7. Roads, walkways, and parking areas should be designed parallel to topographic contours with consideration given
to maintaining consolidated areas of natural topography and vegetation.
8. Removal of vegetation shall be minimized. Any replanting that occurs shall consist of trees, shrubs, and ground
cover that is compatible with the existing surrounding vegetation, meets the objectives of erosion prevention and site
stabilization, and does not require permanent irrigation for long-term survival.
9. The proposed development shall not result in greater risk or need for increased geo-buffers on neighboring
properties.
10. Structures and improvements shall be clustered where possible. Driveways and utility corridors shall be
minimized through the use of common access drives and corridors where feasible. Access shall be in the least
sensitive area of the site.
D. Seismic hazard areas.
1. A hazard analysis report will be required for structures and improvements in a seismic hazard area. All
developments shall be required to comply with the requirements of the most recently adopted edition of the
International Building Code. The following types of projects will not require a seismic hazardous analysis report;
a. Construction of new buildings with less than 2,500 square feet footprint of floor or roof area, whichever is greater,
and which are not residential structures or used as places of employment or public assembly.
b. Additions to existing residences, including decks that have a maximum 250 square feet footprint of building, deck
or roof area, whichever is greater.
c. Installation of fences where they do not impede emergency access.
d. The exceptions above may not apply to areas that are also landslide hazard areas.
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2. The hazard report shall include the following:
a. Known and mapped faults within 200 feet of the project area.
b. Analysis of the potential impacts of seismic activity on the site.
c. Evaluation of the physical properties of the subsurface soils and their liquefaction potential, and mitigation
measures.
3. All developments shall be required to comply with the requirements of the most recently adopted edition of the
International Building Code.
E. Volcanic hazard areas. Development in volcanic hazard areas shall comply with the zoning and Building Code
requirements of the TMC. New developments in volcanic hazard areas shall be required to submit an evacuation and
emergency management plan, with the exception of the following:
1. Construction of new buildings with less than 2,500 square feet of floor area or roof area, whichever is greater, and
which are not residential structures or used as places of employment or public assembly;
2. Additions to existing residences, including decks that have a maximum 250 square feet footprint of building, deck
or roof area, whichever is greater; and
3. Installation of fences where they do not impede emergency egress.
F. Mine hazard areas. Critical facilities, as defined by the currently adopted version of International Building Code,
are not permitted in the area of the former railroad tunnel. Other development within 50 feet of the mapped location
of the former railroad tunnel shall be required to perform a hazard analysis that identifies the following:
1. Location of the development relative to the former tunnel.
2. Evaluation of the potential effects of tunnel subsidence on the proposed structures.
3. Recommendations for mitigation of any potential subsidence.
G. Tsunami hazard areas. Development in tsunami hazard areas shall comply with the zoning and Building Code
requirements of the TMC. There are no other specific development standards for tsunami hazard areas.
(Ord. 27431 § 53; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.800 Aquifer Recharge Areas.
The 800 section contains the regulations for aquifer recharge areas, including the following:
13.11.810
13.11.820

Classification.
Standards.

(Ord. 27431 § 54; passed Nov. 15, 2005)

13.11.810 Classification.
Classification of recharge areas as critical areas shall be based upon the susceptibility of the aquifer to degradation
and contamination. High susceptibility is indicative of land uses which produce contaminants that may degrade
groundwater and low susceptibility is indicative of land uses which will not. The following criteria should be
considered in designating areas with critical recharging effects:
A. Availability of adequate information on the location and extent of the aquifer;
B. Vulnerability of the aquifer to contamination that would create a significant public health hazard. When
determining vulnerability, depth of groundwater, macro and micro permeability of soils, soil types, presence of a
potential source of contamination and other relevant factors should be considered; and
C. The extent to which the aquifer is an essential source of drinking water.
(Ord. 27431 § 55; passed Nov. 15, 2005)
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13.11.820 Standards.
Standards for development in aquifer recharge areas shall be in accordance with the provisions in Chapter 13.09,
South Tacoma Groundwater Protection District, of the TMC and other local, state, and federal regulations.
(Ord. 27431 § 56; passed Nov. 15, 2005)

13.11.900 Definitions.
Words and phrases used in this chapter shall be interpreted as defined below. Where ambiguity exists, words or
phrases shall be interpreted so as to give this chapter its most reasonable application in carrying out its regulatory
purpose.
13.11.900.A
Adjacent means immediately adjoining (in contact with the boundary of the influence area) or within a distance that
is less than that needed to separate activates from critical areas to ensure protection of the functions and values of
the critical areas. Adjacent shall mean any activity or development located:
a. On a site immediately adjoining a critical area;
b. A distance equal to or less than the required critical area buffer width;
c. A distance equal to or less than one-half mile (2,640 feet) from a bald eagle nest;
d. A distance equal to or less than three hundred (300) feet upland from a stream, wetland, or water body;
e. Bordering or within the floodway, floodplain or channel migration zone; or
f. A distance equal to or less than two hundred (200) feet from a critical aquifer recharge area.
Alteration. Any human-induced change in an existing condition of a critical area or its buffer. Alterations include,
but are not limited to, grading, filling, channelizing, dredging, clearing of vegetation, construction, compaction,
excavation, or any other activity that changes the character of the critical area.
Anadromous fish. Fish that spawn and rear in freshwater and mature in the marine environment. While Pacific
salmon die after their first spawning, adult char (bull trout) can live for many years, moving in and out of saltwater
and spawning each year. The life history of Pacific salmon and char contains critical periods of time when these fish
are more susceptible to environmental and physical damage than at other times. The life history of salmon, for
example, contains the following states; upstream migration of adults, spawning, inter-gravel incubation, rearing,
smoltification (the time period needed for juveniles to adjust their body functions to live in the marine environment),
downstream migration, and ocean rearing to adults.
Aquifer. A geologic formation, group of formations, or part of a formation that is capable of yielding a significant
amount of water to a well or spring.
Aquifer critical recharging areas. Areas that, due to the presence of certain soils, geology, and surface water act to
recharge groundwater by percolation.
13.11.900.B
Base flood. A flood event having a one percent (1%) chance of being equaled or exceeded in any given year, also
referred to as the 100-year flood. Designations of base flood areas on flood insurance map(s) always include the
letters A or V.
Best available science. The current science information used in the process to designate, protect, or restore critical
areas, that is derived from a valid scientific process as defined by WAC 365-195-900 through 925. Sources of best
available science are included in “Citations of Recommended Sources of the Best Available Science for Designating
and Protecting Critical Areas” published by the Washington State Office of Community, Trade and Economic
Development.
Best management practices. (BMP’s). Conservation practices or systems of practices and management measures
that:
a. Control soil loss and reduce water quality degradation caused by high concentrations of nutrients, animal waste,
toxics, and sediment;
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b. Minimize adverse impacts to surface water and ground water flow and circulation patterns and to the chemical,
physical, and biological characteristics of wetlands;
c. Protect trees and vegetation designated to be retained during and following site construction and use native plant
species appropriate to the site for revegetation of disturbed areas; and
d. Provide standards for proper use of chemical herbicides within critical areas.
Bioengineering. A combination of engineering techniques and natural products that increase the strength and
structure of the soil through biological and mechanical means.
Buffer or Buffer zone. An area required by this chapter that is contiguous to and protects a critical area which is
required for the continued maintenance, functioning, and/or structural stability of a critical area. The area may be
surrounding a natural, restored, or newly created critical area.
13.11.900.C
Class, wetland. One of the wetland classes in the United States Fish and Wildlife Service publication, Classification
of Wetlands and Deepwater Habitats of the United States (December 1979). A class describes the general
appearance of the habitat in terms of either the dominant vegetation life form or the physical geography and
composition of the substrate.
Clearing. The destruction or removal of logs, scrub-shrubs, stumps, trees or any vegetative material by burning,
chemical, mechanical or other means.
Compensatory mitigation. Replacing project-induced loses or impacts to a critical area, and includes, but is not
limited to, the following:
a. Restoration. Actions performed to reestablish wetland functional characteristics and processes that have been lost
by alterations, activities, or catastrophic events within an area that no longer meets the definition of a wetland.
b. Creation. Actions performed to intentionally establish a wetland at a location where it did not formerly exist.
c. Enhancement. Actions performed to improve the condition of existing degraded wetlands so that the functions
they provide are of a higher quality,
d. Preservation actions taken to ensure the permanent protection of existing high quality wetlands.
Conservation easement. A legal agreement that the property owner enters into to restrict uses of the land. Such
restrictions can include, but are not limited to, passive recreation uses such as trails or scientific uses and fences or
other barriers to protect habitat. The easement is recorded on a property deed, runs with the land, and is legally
binding on all present and future owners of the property, therefore, providing permanent or long-term protection.
Critical areas. Critical areas include the following ecosystems: areas with a critical recharging effect on aquifers
used for drinking water, fish and wildlife habitat conservation areas (FWHCAs), frequently flooded areas,
geologically hazardous areas, wetlands, and streams.
Cumulative Impacts or Effects. The combined, incremental effects of human activity on ecological or critical area
functions and values. Cumulative impacts result when the effects of an action are added to or interact with the
effects of other action in a particular place and within a particular time. It is the combination of these effects, and
any resulting environmental degradation, hat should be the focus of cumulative impact an analysis and changes to
policies and permitting decisions.
13.11.900 D.
Director. For purposes of this Chapter (13.11 of the Tacoma Municipal Code) “Director” means the Director of
Planning and Development Services unless otherwise specified.
13.11.900.E
Ecosystem. The system of interrelationships within and between a biological community and its physical
environment.
Emergent wetland. A wetland with at least thirty percent (30%) of the surface area covered by erect, rooted,
herbaceous vegetation extending above the water surface as the uppermost vegetation strata.
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Endangered species. A regional plant or animal species which is in danger of extinction throughout all or a
significant portion of its range. Such animal species are designated by the Washington Department of Wildlife
pursuant to RCW 232-12 or United States Fish and Wildlife Service. Such plant species are designated by the
Washington Department of Natural Resources, Washington Natural Heritage Program or United States Fish and
Wildlife Service.
Enhancement means the manipulation of the physical, chemical, or biological characteristics present to develop a
wetland site to heighten, intensify or improve specific function(s) or to change the growth stage or composition of
the vegetation present. Enhancement is undertaken for specified purposes such as water quality improvement, flood
water retention or wildlife habitat. Activities typically consist of planting vegetation, controlling nonnative or
invasive species, modifying site elevations or the proportion of open water to influence hydro-periods, or some
combination of these. Enhancement results in a change in some wetland functions and can lead to a decline in other
wetland functions, but does not result in a gain in wetland acres.
Erosion. Wearing away of earth’s surface as a result of movement of wind, water, ice, or any means.
Erosion hazard areas. Areas which contain soils classified by the United States Department of Agriculture Soil
Conservation Service that may experience severe to very severe erosion hazards.
Establishment (Creation) means the manipulation of the physical, chemical, or biological characteristics present to
develop a wetland on an upland or deepwater site, where a wetland did not previously exist. Activities typically
involve excavation of upland soils to elevations that will produce a wetland hydroperiod, create hydric soils, and
support the growth of hydrophytic plant species. Establishment results in a gain in wetland acres.
Exotic. A species of plants or animals that is foreign to the area in question.
13.11.900.F
Fill. Dumping or placing, by any means, any material on any soil or sediment surface, including temporary
stockpiling of material.
Fish and wildlife habitat conservation areas (FWHCA). Areas identified as being of critical importance to the
maintenance of fish and wildlife species. FWHCA Marine Habitat Buffers are vegetated setbacks from the shoreline
measured from the Ordinary High Water Mark.
FWHCA Habitat Management Areas are those areas that surround a priority fish and wildlife species or habitat area
to a distance defined by the Washington Department of Fish and Wildlife in which specified activities are limited in
some manner for specie preservation.
Flood hazard areas. Lands in a floodplain including areas adjacent to lakes, streams, oceans or other bodies of water
lying outside the ordinary bank of the water body and which are periodically inundated by flood flow with a one
percent or greater expectancy of flooding in any given year.
Flood water storage. The ability to hold and slow down flood waters. Construction in a floodway reduces the flood
water storage capacity and the removal of vegetation from a floodway reduces the floodway’s ability to slow down
flood waters.
Forested wetland. A wetland with at least thirty percent (30%) of the surface area covered by woody vegetation
greater than (20) feet in height that is at least partially rooted within the wetland.
Function and values. The beneficial roles served by critical areas including, but are not limited to, water quality
protection and enhancement, fish and wildlife habitat, food chain support, flood storage, conveyance and
attenuation, ground water recharge and discharge, erosion control, wave attenuation, protection from hazards,
historical and archaeological and aesthetic value protection, educational opportunities, and recreation. These
beneficial roles are not listed in order of priority.
13.11.900.G
Geologic hazards specialist. A professional geologist or engineering geologist with a degree in the geologic sciences
from an accredited college or university with a minimum of four years’ experience in geologic practice involving
geologic hazards. A qualified geotechnical engineer, licensed as a civil engineer with the state of Washington, with a
minimum of four years’ experience in landslide evaluation, may also qualify as a geologic hazards specialist.
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Geologically hazardous areas. Areas that may not be suited to development consistent with public health, safety or
environmental standards, because of their susceptibility to erosion, sliding, earthquake, or other geological events as
designated by WAC 365-190-080(4). Types of geologically hazardous areas include: erosion, landslide, seismic,
mine, and volcanic hazards.
Geo-buffer is a zone within a geo-setback area required to be vegetated with either native or non-native vegetation.
Geo-setback means the minimum building setback from the applicable geologically hazardous area.
Grading. Excavating, filling, leveling, or artificially modifying surface contours.
13.11.900.H
Habitat. The specific area or environment in which a particular type of animal lives. An ecological or environmental
area that is inhabited by particular species of animal, plant or other type of organism. It is the natural environment in
which an organism lives, or the physical environment that surrounds, influences, and is utilized by a species or
population.
Habitat conservation areas means areas designated as fish and wildlife habitat conservation areas.
Habitats of local importance. Those areas that include a seasonal range or habitat element with which a given
species has a primary association, and which, if altered may reduce the likelihood that the species will maintain and
reproduce over the long-term. These might include areas of high relative density or species richness, breeding
habitat, winter range, and movement corridors. These might also include habitats that are of limited availability or
high vulnerability to alternations such as cliffs, talus, and wetlands.
Hazard trees. Trees that are damaged, diseased, or have fully matured and their health is in decline and that pose a
threat to life or property due to their location and increasing potential of falling.
Hydraulic project approval (HPA). A permit issued by the Department of Fish and Wildlife for modifications to
waters of the state in accordance with Chapter 75.20 RCW.
Hydric soil. Soil that is saturated, flooded, or ponded long enough during the growing season to develop anaerobic
conditions in the uppermost level.
Hydrogeomorphic or HGM. A system used to classify wetlands based on the position of the wetland in the
landscape (geomorphic setting), the water source for the wetland and the flow and fluctuation of the water once in
the wetland.
Hydroperiod. The seasonal occurrence of flooding and/or soil saturation which encompasses the depth, frequency,
duration, and seasonal pattern of inundation.
Hydrophytic vegetation. Macrophytic plant life growing in water or on a substrate that is at least periodically
deficient in oxygen as a result of excessive water content. The presence of hydrophytic vegetation shall be
determined following the methods described in the approved federal manual and applicable regional supplements for
wetland delineationWashington State Wetland Identification and Delineation Manual.
Hyporheic zone. The saturated located beneath and adjacent to streams that contains some portion of surface water,
serves as a filter for nutrients, and maintains water quality.
13.11.900.I
Impervious surfaces. A hard surface that either prevents or retards the entry of water into the soil mantle as under
natural conditions prior to development or that causes water to run off the surface in greater quantities or at an
increased rate of flow from the flow present under natural conditions prior to development. Common impervious
surfaces include, but are not limited to, roof tops, walkways, patios, driveways, parking lots or storage areas,
concrete or asphalt paving, gravel roads, packed earthen materials, and oiled macadam or other surfaces which
similarity impede the natural infiltration of stormwater.
In Lieu Fee Program. An agreement between a regulatory agency (state, federal, or local) and a single sponsor,
generally a public agency or non-profit organization. Under an in lieu fee agreement, the mitigation sponsor collects
funds from an individual or a number of individuals who are required to conduct compensatory mitigation required
under a wetland regulatory program. The sponsor may use the funds pooled from multiple permittees to create one
or a number of sites under the authority of the agreement to satisfy the permittees’ required mitigation.
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In-kind compensation. To replace critical areas with substitute areas whose characteristics and functions closely
approximate those destroyed or degraded by a regulated activity. It does not mean replacement “in category.”
Infiltration. The downward entry of water into the immediate surface of the soil.
Isolated wetlands. Isolated wetlands mean those wetlands that are outside of and not contiguous to any 100-year
floodplain of a lake, river, or stream and have no contiguous hydric soil or hydrophytic vegetation between the
wetland and any surface water, including other wetlands. Any project involving filling or altering a wetland that
meets this definition is subject to regulation by the State Department of Ecology under the Water Pollution Control
Act (90.48 RCW), in addition to the provisions in this chapter. While wetland fill is also regulated by the US army
Corps of Engineers under the Clean Water Act, isolated wetlands are not subject to such federal review. Those
wetlands that are outside of and not contiguous to any 100-year floodplain of lake, river or stream, and have no
continuous hydric soil or hydrophytic vegetation between the wetland and any surface water.
13.11.900.J
Joint Aquatic Resource Permit Application (JARPA). A single application form that may be used to apply for
hydraulic project approvals, shoreline management permits, approvals of exceedance of water quality standards,
water quality certifications, coast guard bridge permits, Department of Natural Resources use authorization, and
Army Corps of Engineers permits.
13.11.900.L
Lahars. Mudflows and debris flows originating from the slope of a volcano.
Land modification. A human-induced action which affects the stability of an erosion hazard area, landslide hazard
area, or steep or moderate slope. Land modification includes clearing, grading, and other soil disturbances. It does
not include pruning of vegetation; provided such pruning is not so extensive as to disturb the soil stability.
Landslide. An episodic down slope movement of a mass of soil and/or rock.
Landslide hazard areas. Areas potentially subject to landslides based on a combination of geologic, topographic, and
hydrologic factors. They include areas susceptible because of any combination of bedrock, soil, slope aspect,
structure, hydrology, or other features.
13.11.900.M
Management area. A specified area or zone surrounding documented locations of priority habitats or species, or
other identified fish and wildlife conservation area, where specific measures are taken to protect habitat features,
provide screening, or conserve vegetation. Washington Department of Fish and Wildlife may have recommended
conservation actions for this area, including seasonal limits for construction, tree retention, clearing limits or other
measures.
Mature Forested Wetland. A wetland where at least one acre of the wetland surface is covered by woody vegetation
greater than 20 feet in height with a crown cover of at least 30 percent and where at least 8 trees/acre are 80-200
years old or have average diameters (dbh) exceeding 21 niches (53 centimeters) measured from the uphill side of the
tree trunk at 4.5 feet up from the ground.
Mine hazard areas are those areas underlain by or affected by mine workings such as adits, gangways, tunnels,
drifts, or airshafts, and those areas of sink holes, gas releases, or subsidence due to mine workshops. Underground
mines do not presently exist within the City of Tacoma.
Mitigation. Avoiding, minimizing, or compensating for adverse critical areas impacts. Mitigation, in the following
sequential order of preference, is:
a. Avoiding the impact altogether by not taking a certain action or parts of an action.
b. Minimizing impacts by limiting the degree or magnitude of the action and its implementation, by using
appropriate technology, or by taking affirmative steps such as project redesign, relocation, or timing, to avoid or
reduce impacts.
c. Rectifying the impact to wetlands by repairing, rehabilitation, or restoring the affected environment to the
conditions existing at the time of the initiation of the project:
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d. Minimizing or eliminating the hazard by restoring or stabilizing the hazard area through engineered or other
methods.
e. Reducing or eliminating the impact or hazard over time by preservation and maintenance operations during the
life of the action.
f. Compensating for the impact to wetlands by replacing, enhancing, or providing substitute resources or
environments.
g. Monitoring the hazard or other required mitigation and taking remedial action when necessary.
Mitigation for individual actions may include a combination of the above measures.
Monitoring. Evaluating the impacts of development proposals on the biological, hydrological, and geological
elements of such systems and assessing the performance of required mitigation measures throughout the collection
and analysis of data by various methods for the purposes of understanding and documenting changes in natural
ecosystems and features, and includes gathering baseline data.
Mosaic wetlands are wetlands that should be considered one unit when each patch of wetland is less than 1 acre, and
each patch of wetland is less than 100 feet apart, on the average, and the areas delineated as vegetated wetland are
more than 50% of the total area of the wetlands and the uplands together, or wetlands, open water, and river bars.
13.11.900.N
Native vegetation. Vegetation comprised of plant species which are indigenous to the area in question and were not
introduced by human activities.
Nonwetlands. Uplands and lowland areas that are neither deepwater aquatic habitats, wetlands, nor other special
aquatic sites. They are seldom or never inundated, or if frequently inundated, they have saturated soils for only brief
periods during the growing season, and if vegetated, they normally support a prevalence of vegetation typically
adapted for life only in aerobic soil conditions.
Normal maintenance and repair. Those usual acts to prevent a decline, lapse, or cessation from a lawfully
established condition. "Normal repair" means to restore a development to a state comparable to its original
condition, including but not limited to its size, shape, configuration, location and external appearance, within a
reasonable period after decay or partial destruction, except where repair causes substantial adverse effects to
shoreline resource or environment. Replacement of a structure or development may be authorized as repair where
such replacement is the common method of repair for the type of structure or development and the replacement
structure or development is comparable to the original structure or development including but not limited to its size,
shape, configuration, location and external appearance and the replacement does not cause substantial adverse
effects to shoreline resources or environment.
Notice on Title.
13.11.900.O
Off-site compensation. To replace critical areas away from the site on which a critical area has been impacted.
On-site compensation. To replace critical areas at or adjacent to the site on which a critical area has been impacted.
Ordinary high water mark. A mark that has been found where the presence and action of waters are common, usual,
and maintained in an ordinary year long enough to create a distinction in character between water body and the
abutting upland.
13.11.900.P
Parties of record. Individuals, entities and groups who have commented on a proposal in writing or in person or who
have asked to be included on a mailing list for a specific proposal.
Priority habitats. Seasonal range or habitat element with which a given species is primarily associated and which, if
altered, may reduce survival potential of that species over the long term. Priority habitats are designated by the
Washington Department of Wildlife, Priority Habitat and Species Program, and may include habitat areas of high
relative density or species richness, breeding habitat or habitats used as winter range or movement corridors.
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Habitats of limited availability or with high vulnerability to alteration, such as cliffs, talus, and wetlands, may also
be included.
Priority species. Species which are of concern because of their population status and sensitivity to habitat alteration.
Priority species are designated by the Washington Department of Wildlife, Priority Habitat and Species Program,
and may include endangered, threatened, sensitive, candidate, monitored, or game species.
Programmatic Restoration Project. Projects where restoration with applicable public access are the primary
functions and goals of the project. Advanced mitigation may be proposed and tracked for future development
elements that are submitted during the 20-year timeline available through a 5-year extension process. Programmatic
restoration projects will provide support and incentives to preserve City Open Space and park areas, recreation areas
and trails. These projects will provide partnerships that enhance recreation opportunities. Programmatic restorations
projects will allow implementation of new programs/ and activities, and maintenance of native vegetation within
critical areas and buffers.
Protection/Maintenance (Preservation) means removing a threat to, or preventing the decline of, wetland conditions
by an action in or near a wetland. This includes the purchase of land or easements, repairing water control structures
or fences, or structural protection such as repairing a barrier island. This term also includes activities commonly
associated with preservation. Preservation does not result in a gain of wetland acres, and may result in a gain of
functions.
13.11.900.Q
Qualified professional. A person who, at a minimum, has earned a degree from an accredited college/university in
the relevant scientific or engineering discipline appropriate to the critical area subject and two years of related
professional work experience; or eight years of professional work experience in the relevant critical area subject.
13.11.900.R
Re-establishment means the manipulation of the physical, chemical, or biological characteristics of a site with the
goal of returning natural or historic functions to a former wetland. Activities could include removing fill material,
plugging ditches, or breaking drain tiles. Re-establishment results in a gain in wetland acres.
Rehabilitation means the manipulation of the physical, chemical, or biological characteristics of a site with the goal
of repairing natural or historic functions of a degraded wetland. Activities could involve breaching a dike to
reconnect wetlands to a floodplain or return tidal influence to a wetland. Rehabilitation results in a gain in wetland
function but does not result in a gain in wetland acres.
Repair or maintenance. An activity that restores the character, scope, size, and design of a serviceable area,
structure, or land use to its previously authorized and undamaged condition. Activities that change the character,
size, or scope of a project beyond the original design and drain, dredge, fill, flood, or otherwise alter critical areas
are not included in this definition.
Restoration. The manipulation of the physical, chemical, or biological characteristics of a site with the goal of
returning natural or historic functions to a former or degraded wetland. For the purposes of tracking net gains in
wetland acres, restoration is divided into Re-establishment and Rehabilitation.
Riparian zone. Areas adjacent to aquatic systems with flowing water that contain elements of both aquatic and
terrestrial ecosystems that mutually influence each other. The width of these areas extends to that portion of the
terrestrial landscape that directly influences the aquatic ecosystem by providing shade, fine or large woody material,
nutrients, organic and inorganic debris, terrestrial insects, or habitat for riparian-associated wildlife. Width shall be
measured from the ordinary high water mark or from the top of bank if the ordinary high water mark cannot be
identified. It includes the entire extent of the floodplain and the extent of vegetation adapted to wet conditions as
well as adjacent upland plant communities that directly influence the stream system. Riparian habitat areas include
those riparian areas severely altered or damaged due to human development activities.
13.11.900.S
Scrub-shrub wetland. A wetland with at least thirty percent (30%) of its surface area covered by woody vegetation
less than twenty (20) feet in height as the uppermost strata.
Seismic hazard areas means areas subject to severe risk damage as a result of seismic induced settlement, shaking,
lateral spreading, surface faulting, slope failure or soil liquefaction. These conditions occur in areas underlain by
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soils low cohesion or density usually in association with a shallow groundwater table. Seismic hazard areas shall be
defined by the Washington Department of Ecology Coastal Zone Atlas (Seismic Hazard Map prepared by
GeoEngineers) as: Class U (Unstable), Class Uos (Unstable old slides), Class Urs (Unstable recent slides, Class I
(intermediate) and Class M (Modified) as shown in the Seismic Hazard Map.
Species. Any group of animals or plants classified as a species or subspecies as commonly accepted by the scientific
community.
Species, endangered. Any plant, fish or wildlife species that is threatened with extinction throughout all or a
significant portion of its range and is listed by the state or federal government as an endangered species.
Species, priority. Any plant, fish or wildlife species requiring protection measures and/or management guidelines to
ensure their persistence as genetically viable population levels as classified by the Department of Fish and Wildlife,
including endangered, threatened, sensitive, candidate and monitor species, and those of recreational, commercial or
tribal importance.
Species, threatened. Any plant, fish or wildlife species that is likely to become an endangered species within the
foreseeable future throughout a significant portion of its range without cooperative management or removal of
threats, and is listed by the state or federal government as a threatened species.
Stream corridor. Perennial, intermittent or ephemeral waters included within a channel of land and its adjacent
riparian zones which serves as a buffer between the aquatic and terrestrial upland ecosystems.
Streams. An area where open surface water produces a defined channel or bed, not including irrigation ditches,
canals, storm or surface water runoff structures or other entirely artificial watercourses, unless they are used by fish
or are used to convey a naturally occurring watercourse. A channel or bed need not contain water year-round,
provided there is evidence of at least intermittent flow during years of normal rainfall.
Streams of Local Significance. Streams that contain salmon, steelhead, and bull trout.
Subclass, wetland. One of the wetland subclasses in the United States Fish and Wildlife Service publication,
Classification of Wetlands and Deepwater Habitats of the United States (December 1979). A subclass is based on
finer distinctions in life forms and/or substrate materials. Examples of subclasses of vegetation include needle-leafed
evergreen, broad-leafed evergreen, needle-leafed deciduous and broad-leafed deciduous.
13.11.900.T
Toe of slope. A distinct topographic break in slope at the lowermost limit of an area where the ground surface drops
10 feet or more vertically within a horizontal distance of 25 feet.
Tsunami hazard areas are coastal areas and large lake shoreline areas susceptible to flooding and inundation as the
result of excessive wave action derived from seismic or other geologic events. Currently, no specific boundaries
have been established in the City of Tacoma limits for this type of hazard area.
13.11.900.U
Unavoidable impacts. Impacts to a wetland or stream or associated buffers that will remain after project completion,
when it has been demonstrated that no practicable alternatives exist, that extraordinary hardship exists or that the
project is in the public interest.
13.11.900.V.
Volcanic hazard areas are areas subject to pyroclastic flows,
13.11.900.W
“Waters of the State”. Lakes, rivers, ponds, streams, inland water, underground waters, salt waters and all other
surface waters and watercourses within the jurisdiction of the state of Washington.
Wetland Mosaic. An area with a concentration of multiple small wetlands, in which each patch of wetland is less
than one acre; on average, patches are less than 100 feet from each other and areas delineated as vegetated wetland
are more than 50% of the total area of the entire mosaic, including uplands and open water.
Wetlands. Areas that are inundated or saturated by surface water or groundwater at a frequency and duration
sufficient to support, and that under normal circumstances do support, a prevalence of vegetation typically adapted
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for life in saturated soil conditions. Wetlands generally include small lakes, ponds, swamps, marshes, bogs, and
similar areas. Wetlands do not include those artificial wetlands intentionally created from non-wetland sites,
including but not limited to irrigation and drainage ditches, grass-lined swales, canals, detention facilities, farm
ponds, and landscape amenities if routinely maintained for those purposes. Wetlands do not include those wetlands
created after July 1, 1990, that were unintentionally created as a result of the construction of a road, street, or
highway. However, wetlands do include those artificial wetlands intentionally created to mitigate conversion of
wetlands.
Wetlands of Local Significance. Wetlands that are of special concern to the City of Tacoma and require additional
protection measures beyond that afforded to them through the buffers required for each wetland category. Wetlands
of Local Significance may be nominated through a process described in the Environmental Policy Plan Element of
the City of Tacoma Comprehensive Plan
Wetland Specialist. A person with professional work experience and training in wetland issues and with experience
in performing delineations, analyzing wetland functions and values, analyzing wetland impacts, and recommending
wetland mitigation and restoration. Qualifications include: (1) Bachelor of Science or Bachelor of Arts or equivalent
degree in biology, botany, environmental studies, fisheries, soil science, wildlife or related field, and two years of
related professional work experience, including a minimum of one year experience delineating wetlands using the
Unified Federal Manual and preparing wetland reports and mitigation plans. Additional education may substitute for
one year of related work experience; or (2) Four years of related professional work experience and training, with a
minimum of two years’ experience delineating wetlands using the Unified Federal Manual and preparing wetland
reports and mitigation plans. The person should be familiar with the approved federal manual and applicable
regional supplements for wetland delineationFederal Manual for Identifying and Delineating Jurisdictional
Wetlands, Corps of Engineers Wetlands Delineation Manual 1987 and corresponding guidance letters, March 1997
Washington State Wetland Identification and Delineation Manual, the 2014 Washington State Wetlands Rating
System for Western Washington (Ecology Publication #14-06-029), City of Tacoma wetland development
regulations and the requirements of this chapter.
Water resource inventory area (WRIA). One of sixty-two (62) watersheds in the state of Washington, each
composed of the drainage areas of a stream or streams, as established in Chapter 173-5000 WAC as it existed on
January 1, 1997.
(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27813 Ex. E; passed Jun. 30, 2009: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 57; passed
Nov. 15, 2005)

-- 530 --

II-2.
Mixed-Use Centers Review

-- 531 --

-- 532 --
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2015-02

Proposed Amendment:
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Applicant:

Planning and Development Services

Location & Size of Area:

Citywide in 13 designated mixed-use centers.
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Various
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Various

Staff Contact:

Stephen Atkinson, Planning Services Division
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Date of Report:
(Planning Commission review date;
draft or final)

July 29, 2015

I. Description of the Proposed Amendment:
1. Describe the proposed amendment, including the existing and proposed amendatory language,
if applicable.
This is a study only and does not include any proposed amendments to the Comprehensive Plan. The
report reviews the performance of the City of Tacoma’s existing mixed-use centers (MUC) and is a
supporting document to the draft Comprehensive Plan.
In order to thoroughly review the existing conditions and future development opportunities for the
City’s MUCs, and make recommendations for future improvement, the report includes the following
elements:
•
An overview of the MUCs included in the study, as well as the Comprehensive Plan criteria
used to evaluate the centers.
•
Profiles of the existing conditions of each center as well as implementation opportunities;
•
Differentiation of the centers by form and function rather than service area;
•
Analysis of the centers, including an economic feasibility of likely future development;
•
Recommendations for potential future policy revisions or implementation actions.

2. Describe the intent of the proposed amendment and/or the reason why it is needed.
While most of the mixed-use centers were created in the mid-1990’s they have seen relatively limited
new growth, particularly the type of compact, mixed-use growth that was envisioned. Moreover, there
have been significant advancements in compact development and sustainability strategies in the
region. In order to achieve the community’s long term goals, ensure that the community can
accommodate new growth in a positive manner, and focus the limited redevelopment tools and staff
resources in a way that can be most effective, it is time to review, reevaluate and potentially refine the
designated mixed-use centers.
Annual Amendment Application #2015-02
Staff Report (7-29-15)
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In concert with the 2015 Comprehensive Plan Update, the City has undertaken this study to help
decision-makers prioritize and balance future policy initiatives and implementation strategies. Per the
Puget Sound Regional Council’s VISION 2040 multicounty planning policies, the City must plan to
accommodate at least 127,000 new residents and 97,000 new jobs. The mixed-use centers are the
basis for accommodating these allocations. Therefore, the analysis of each identified center provides a
better understanding of existing conditions in the centers, unique opportunities, the performance of
the centers in relation to adopted Comprehensive Plan policies, and identifies significant barriers to
development. Over time new incentives and techniques can be crafted to better encourage growth in
all MUCs.
3. Describe the geographical areas associated with the proposed amendment. Include such
information as: location, size, parcel number(s), ownership(s), site map, site characteristics,
natural features, current and proposed Comprehensive Plan land use designations, current and
proposed zoning classifications, and other appropriate and applicable information for the
affected area and the surrounding areas.
Substantial work and analysis has been performed previously documenting existing conditions and
development opportunities within the City’s Mixed-use Centers, as part of the Mixed-Use Center
Review in 2007-2009 and as part of the Council’s Master Planning discussions in 2009. As a result,
subarea planning efforts are under way for the Downtown Regional Growth Center (including the
Stadium and Hilltop Mixed-Use Centers) and the Tacoma Mall Regional Growth Center. This report
does not include the centers with an adopted subarea plan (Stadium and Hilltop) or the Point Ruston
Mixed Use Center recently designated by the City Council.
The report has included the following MUCs, organized in two distinct categories, based on their
shared physical characteristics. Figure 1 below shows the location of the centers under review.
Neighborhood Centers
Neighborhood Centers have a concentrated mix of smaller scale development that primarily
serves the daily needs of residents and the immediate surrounding area. Commercial
developments are walkable and the area’s grid block patterns enable buildings to be built up to
the sidewalk. Surface parking is typically accessed from side streets or alleys and on-street
parking is also present in all Neighborhood Centers. These include:
•
•
•

6th Avenue
Narrows
Proctor

•
•
•

McKinley
South Tacoma Way
Lincoln

Crossroads Centers
The urban form consists of large blocks and commercial developments in tend to be set back from
the street and fronted by parking lots. These areas have very little residential development
occurring within their boundaries and generally have few pedestrian amenities. The Crossroads
Centers include:
•
•
•
•

Westgate
Lower Portland Ave
Upper Portland Ave
Lower Pacific

Annual Amendment Application #2015-02
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Upper Pacific
James Center
Tacoma Central
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Figure 1: Centers under review

4. Provide any additional background information associated with the proposed amendment.
The Mixed-Use Center has been at the heart of the Comprehensive Plan’s growth and development
strategy since 1993. These are areas intended to accommodate a significant share of Tacoma’s future
population and employment growth and be areas that provide a range of housing choices,
employment opportunities, transit-supportive development, pedestrian and bicycle supportive design,
as well as a mix of shops, services, and public spaces.
Since the adoption of the Mixed-Use Centers, the centers have been reviewed and amended on
multiple occasions to try to improve the performance of the City’s policies.
In particular, there have been three significant phases of review prior to the 2015 Mixed-Use Centers
Review. These include:
2006 to 2007
Mixed-Use Centers Review Phase 1
While some MUCs had seen considerable development and redevelopment since their inception, the
overall amount of actual development toward fulfilling the strategy had been limited. Most of the
MUCs at the time lacked high-density housing.
Annual Amendment Application #2015-02
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The proposed amendments were outcomes of an analysis jointly undertaken by the City and Pierce
Transit to study the performance of the MUCs. They were based on the findings of the 2007 MUC
analysis conducted by AHBL with Property Counselors and Heffron Transportation, who were
contracted by the City and Pierce Transit. Amendments included:
• Addition of 34th and Pacific, McKinley and Narrows MUCs;
• Boundary changes to multiple centers, including a significant land supply removed from the
centers;
• Adopted policies setting a direction to increase heights, reduce parking requirements, enhance
design standards and increase density.
2007 – 2009
Mixed-Use Centers Review Phase 2
Phase 2 of the Mixed-Use Centers review evaluated the X-District zoning, heights and regulations for
their effectiveness in implementing the City’s growth strategy. The resulting amendments included:
• Allowing additional height through a height bonus along core streets;
• Eliminating parking requirements within the core area and providing parking reductions and
flexibility elsewhere in the center;
• Establishing a height bonus for NCX Zones (applicable to Proctor MUC): Allowing a height
increase from 45’ to 65’ with the provision of additional eligible public amenities.
2009
Master Planning Recommendations
After concluding a multi-year review of the policy and land use regulations related to the Mixed-Use
Centers, the Planning Commission made further recommendations pertaining to the use of Master
Plans to address the unique needs and issues in the various mixed-use centers. While these specific
recommendations did not advance beyond discussions with the Council, the City later conducted
subarea plans for the Downtown Regional Growth Center, including the Stadium and Hilltop MixedUse Centers and is currently in process to develop a subarea plan for the Tacoma Mall Center.

II. Analysis of the Proposed Amendment:
1. How does the proposed amendment conform to applicable provisions of State statutes, case law,
regional policies, the Comprehensive Plan, and development regulations?
The report describes strategies for both refining Comprehensive Plan policies, which are included as
proposed amendments in the 2015 Comprehensive Plan update, and for implementing the policies of
the Comprehensive Plan, to better achieve the State and regional planning policies.
2. Would the proposed amendment achieve any of the following objectives?
•
Address inconsistencies or errors in the Comprehensive Plan or development regulations;
•
Respond to changing circumstances, such as growth and development patterns, needs and
desires of the community, and the City’s capacity to provide adequate services;
•
Maintain or enhance compatibility with existing or planned land uses and the surrounding
development pattern; and/or
•
Enhance the quality of the neighborhood.
The report will provide recommendations for each MUC to determine how the City can better
implement the policies of the Comprehensive Plan.
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3. Assess the proposed amendment with the following measures: economic impact assessment,
sustainability impact assessment, health impact assessment, environmental determination,
wetland delineation study, traffic study, visual analysis, and other applicable analytical data,
research and studies.
The study itself is not expected to have any impacts on the City’s economy, sustainability, public
health or environment. However, recommendations from the report, if acted upon in the future, are
likely to have a positive impact on achieving the City’s goals for economic development,
sustainability, public health and protection of the natural environment.
4. Describe the community outreach efforts conducted for the proposed amendment, and the
public comments, concerns and suggestions received.
Being part of the 2015 Annual Amendment, public outreach for this study has been coordinated with
the Comprehensive Plan Update. (See staff report for the Comprehensive Plan Update)
5. Will the proposed amendment benefit the City as a whole? Will it adversely affect the City’s
public facilities and services? Does it bear a reasonable relationship to the public health, safety,
and welfare?
Not applicable. This is a study only. The recommendations, if fully implemented, would likely have
significant, positive impacts for the City and promote the general health, safety and welfare of the
community.

III. Staff Recommendation:
Staff recommends that the Mixed-Use Centers Review as depicted in Exhibit A, be distributed for
public review.

IV. Exhibits:
A. Mixed-Use Centers Report
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OVERVIEW
HISTORY OF TACOMA’S MIXED USE CENTERS
The mixed-use center districts (MUC) are at the heart of the Comprehensive Plan’s growth and
development strategy. They are intended to accommodate a significant share of Tacoma’s future
population and employment growth and be areas that provide a range of housing choices,
employment opportunities, transit-oriented development, pedestrian and bicycle facilities and
a mix of shops, services, and public spaces. Fostering and sustaining mixed-use centers is
critical to achieving the City’s long-term goals and vision for its future. The MUC provisions in the
comprehensive plan include the following objectives:
·· Strengthen and direct growth with a concentrated mix of diverse uses (work, housing, and
amenities) and development towards centers.
·· Create a range of safe, convenient, and affordable housing opportunities and choices.
·· Create walkable and transit-supportive neighborhoods.
·· Protect and enhance neighborhood character and identity.
·· Foster efficient provisions of services and utility.
·· Reduce dependence on cars and enhance transportation connectivity.
·· Support neighborhood business development.
The City’s MUC program has a 20 year history. In 1993 the City, in partnership with Pierce Transit
designated the original set of MUC’s based on existing commercial areas and transit routes. The
MUCs were to contain a variety of higher intensity residential and commercial development with
supporting transit and services. From 1994 to 1997 the City adopted new zoning districts to
implement the MUC designations and in conducted 2006-2007 a review of the MUCs performance
with respect to revitalization objectives. Outcomes from this analysis included that addition of the
34th and Pacific (Lower Pacific), McKinley, and Narrows MUCs, boundary changes to multiple
centers and policies for increased heights and densities and reduced parking requirements.
From 2007 to 2009 The City initiated the review of MUC district zoning requirements which led to
higher maximum height limits and elimination of parking requirements within core areas. The Point
Ruston MUC was added in 2014.
In 2014, this study was initiated to identify strategies that the City can take to stimulate private
investment within centers and invest public resources effectively. Reccommended strategies
include:
·· Focus resources on encouraging development in one or two centers at a time to achieve
highly visible and near-term improvements,
·· Address special redevelopment opportunities as they emerge in various centers in order to
obtain maximum public benefit from public actions, and
·· Realign existing City programs to more effectively focus City resources toward the centers.
·· As part of its efforts to encourage development in MUC’s, the City has developed a set of
incentives that include:
··
··
··
··

Multifamily Tax Exemption
Use and height Allowances
Non-motorized and transit amenities
Design standards

··
··
··
··

Complete Streets
Reduced Parking Requirements
Minimum densities
Bonus Palette

The X-District Bonus palette provides a mechanism to achieve greater density and growth by
allowing additional building height, above and beyond the standard maximum height limits. In order
to achieve these increased height limits, projects are required to provided one or more public benefit
bonus features from the height bonus palette. The specific purpose of the MUCs can be found in
the Tacoma Municipal Code section 13.06.300.
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IT IS NOW TIME TO REEVALUATE
It has been 22 years since the MUCs were first designated and 10 years since zoning
regulations were crafted, but there has been relatively little growth and many of the
MUCs. Moreover, there has been significant advancements in compact development
and sustainability strategies in the region. Tacoma has an opportunity to learn from these
practices and reevaluate its MUC redevelopment strategies.
Starting in the summer of 2014, the City staff/consultant team (team) initiated the following
steps to evaluate the current status of identified MUCs (also denoted “centers”) and
formulate a strategy to enhance development opportunities and pursue the comprehensive
plan objectives.
1. Review the current comprehensive MUC goals and policies and identify the
most useful parameters by which to evaluate the MUCs with respect to the
goals and policies. This list of parameters is displayed on page 4.
2. Visit the centers, meet with local leaders and business persons. City staff led
consultant team members on a two day field trip and discussed current and past
issues related to each. The consultants also reviewed the literature regarding center
development and identified examples to use in discussing how some centers develop
and thrive.
3. Review the current MUC typology and establish threshold criteria for desired
performance relative to each parameter identified in step 1. The City has
categorized MUC’s outside the city center as either “neighborhood” or “community”
centers. The team determined that this typology still has merit but recommended that
the name “community” be changed to “crossroads” to avoid the connotation that the
previous name conveys - a description of each type is presented starting on page
6. For each type, the team identified levels of performance that are desirable under
normal conditions. These benchmarks, presented on page 5, should not necessarily
be considered hard and fast targets as successful MUCs can have significant
variability in the configuration, demographic profile, size, mix of uses and market area.
4. Prepare profiles for each MUC presenting basic demographic, land use and
economic data and evaluating the centers relative to the criteria established
in steps 1 and 3. The quantitative and mapped information was provided by the
City. The results of this step are the Profiles section which is intended to serve as a
useful compendium of information in considering future City actions in each center as
well as provide the basis for the analysis and recommendations in later sections.
5. Conduct further comparative analysis across the spectrum of MUCs. This
was done to identify city-wide patterns and compare the performance of each center
relative to the others.
6. Conduct a feasibility analysis of different development types to identify which
types of development may be expected in each MUC. This step also identified
thresholds of residential rents and square foot land costs that will support different
building types and parking measures.
7. Recommend a city-wide MUC redevelopment strategy, based on the analysis
of steps 5 and 6. This strategy includes three elements:
·· Focus on one or two centers for maximum impact over the short term and
demonstrate the benefits of the MUC program.
·· Pursue near term opportunities in each center so that resources are used for
maximum efficiency.
·· Align City programs and engage partners to place greater priority on MUCs.
·· The team periodically briefed the Planning Commission and the City Council to
relate the project’s status and take direction regarding future steps.
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EVALUATION PARAMETERS
EVALUATION PARAMETERS TO MEASURE COMPREHENSIVE PLAN MUC PRINCIPLES - SUMMARY
PARAMETER OR METRIC USED TO CHARACTERIZE
PROTOTYPES AND EVALUATE MUCS

COMPREHENSIVE PLAN PRINCIPLES

·· Residential Units within a ½ mile and 5 minute drive

·· Shopping and services near home and work

·· SF of commercial, institutional and industrial land

·· Employment opportunities within centers

·· Spectrum of local commercial services

·· Transit access to services and facilities

·· Encourage a variety of housing types for different needs

·· Spectrum of housing types

·· Accommodate a mix of incomes

·· Median household income of population within a ½ mile
and 5 minute drive

QUALITY OF LIFE AND
ACTIVE LIVING

TRANSPORTATION
CHOICES

MIX OF USES

·· Land Area

HOUSING CHOICES

·· Mix of uses and density near transit and services

·· Total daytime employment

·· Support home ownership

·· Median household spending within a ½ mile and 5 minute
drive
·· Create comfortable and safe walking districts

·· Pedestrian orientation (walkability)

·· Provide functional bicycle access and facilities

·· Traffic volumes (ADT)

·· Increase transit ridership

·· Proximity to bicycle trail and route access

·· Increase transp. demand management strategies

·· Type and frequency of transit access

·· Reduce dependence on cars

·· Existence of transportation demand management plan.

·· Provide usable public spaces

·· Availability of parks, and recreation facilities

·· Create comfortable and accessible public spaces

·· Existence of a plaza or other central open space

·· Strengthen neighborhood identity
·· Create pedestrian-oriented streets

·· Existence of a special amenity or identifiable character or
activity (e.g.: historic buildings, attractive setting.

·· Increase vegetation and greenery

·· Urban design and environmental setting

·· Ensure effective buffers and scale transitions

THRIVING ECONOMY

·· Increase investment in centers
·· Replace priority for incentives in centers

·· Population, households, income and spending data and
within 5 min and 10 min walk

·· Retain major employers

·· Business area and population

·· Improve business climate

·· Total Businesses in MUC and type.

·· Support small business

·· Employment , ½ mile and 5 minute drive

·· Provide opportunities to live near work

·· Employment density in MUC, ½ mile radius, and 5 minute
drive)

·· Support home ownership
·· Achieve development feasibility

·· Spending capture for MUC, ½ mile radius, and 5 minute
drive)
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PHYSICAL OBJECTIVES FOR TACOMA’S NEIGHBORHOOD AND CROSSROADS MIXED-USE URBAN CENTER TYPES RELATIVE TO
COMPREHENSIVE PLAN PRINCIPLES

QUALITY OF
LIFE

TRANSPORTATION
CHOICES

HOUSING
CHOICES

MIX OF USES

NEIGHBORHOOD CENTER

CROSSROADS CENTER

Sufficient commercial and community services to support
residents. (Grocery store and drug store are the basics).
Approx 1,000 – 1,500 du w/in ½ mi to will be about 1/3 to ½
the amount necessary to support minimum basic retail. If this
number can be achieved, parking can be reduced and more
efficient development is feasible.

Uses and services beyond “big-box” and auto oriented retail
such as local and individual retail, offices, entertainment
activities and institutional uses such as a community college.
If pleasant pedestrian connections are provided, approx
1,000 du within ¼ to ½ mi of the will help support more local
services within the center and add pedestrian activity

A range of single family and multi-family residences. Some
affordable units. ADU’s and multi-family types are important.
These types also support transportation and economic
objectives. Higher intensity residential buildings support
pedestrian activity and greater security.

A range of single family and multi-family residences. Some
affordable units. ADU’s and multi-family types are important.
These types also support transportation and economic
objectives. It is important that MF development provide open
space and good ped. connections.

12 du/acre will support higher frequency transit. Early to mid
20C SF housing will provide about 8 du/acre so some MF
housing in ½ mi. radius is needed to support enhanced transit.

12 du/acre will support higher frequency transit. Since
most suburban SF neighborhoods provide about 4 du/ac.
substantial numbers of MF units are needed. (1,000-1200
MF du. would bring density to about 12 du/ac within ¼ mi.).

Good sidewalks are critical to encourage walking ½ mi and bike
facilities will also help reduce auto dependence.
Arterial traffic in range of 7,000 to 10,000 ADT desirable

Arterial traffic in range of 15-25,000 ADT desirable
Should have a neighborhood park, community center or other
rec. facility. A school that also provides for community uses is
good.
Should have a bikeways to other parts of the city.
As much as 20 acres zoned to allow commercial. 200,000
square feet of building area to capture 2/3 of potential demand
within 5 min drive time radius. Arterial capacity to support this
draw.

THRIVING ECONOMY

Pedestrian connections are essential but often lacking,
particularly between large parcels. Bike facilities can help
reduce auto dependence.

3,000 households with ½ mile radius and 12,000 households
within 5 minute drive time radius.
Convenience development anchored by grocery, drug, food and
other services.

Recreational, cultural and environmental amenities are
absolutely critical to achieving residential goals. A center
should have some way of providing these – a movie theater,
community park, rec. center, YMCA , etc
As much as 40 acres zoned to allow commercial. 375,000
square feet of building area to capture 50% of potential
demand within 10 min drive time radius.
3,000 households with ½ mile radius and 64,000 households
within 10 minute drive time radius.
Arterial capacity to support this draw.

Offers retail service jobs to support local resident needs.

Convenience and comparison development anchored
by grocery and drug, plus general merchandise, food,
entertainment and other services.

Available development or redevelopment sites to accommodate
feasible construction types and market segments

Offers retail service jobs to support local resident needs, plus
higher wage non retail/service jobs.
Available development or redevelopment sites to
accommodate feasible construction types and market
segments
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TYPES OF CENTERS

Tacoma has defined 18 MUC throughout the city limits. The MUCs are classified into four
types depending upon the size, scale and character of development, mix of uses, and the
potential for increases in employment and resident population. Only Neighborhood Centers
and Crossroad Centers (formally called Community Centers) are considered in this report.
A description of these are listed below. The six MUCs that have not been included in the
analysis are:
·· Tacoma Mall Urban Center has been designated as a regional growth area in Vision
2040 and undergoing a separate study.
·· Point Ruston Community Center was designated an MUC in 2013 master planned
proposal and development is ongoing.
·· Downtown Central Business District, Stadium Neighborhood Center, and Hilltop
Neighborhood Center have seen new investments in mixed-use development and
affordable housing over the past decade.
The remaining centers evaluated in this study are spread geographically throughout the
city. Many are commercial nodes within established neighborhoods while others are
situated around shopping centers developed during the mid-20th century and have an
auto-oriented, suburban character. These two intrinsically different sets of characteristics
have led the City to consider two different classifications or types of MUCs: “neighborhood
centers” and ‘crossroad centers”. The term “community centers” was previously used, but
it is recommended that this type be renamed “crossroads centers” because “community”
could have a number of meanings and some neighborhood centers are the center of a
larger community as well.
Distinguishing between the two types is useful because each type has different physical
and economic characteristics and because strategies to enhance the two types of centers
are often different. The map and graphics on the following three pages describes the
location and characteristics of each type.

LINCOLN, AN EXAMPLE OF A NEIGHBORHOOD CENTER

Figure 1. Lower Portland, an example of a Crossroads Center
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NEigHBOrHOOd cENTEr
Neighborhood Centers are generally associated with a neighborhood-serving business
district and are part of the City’s historic fabric. They have a concentrated mix of smaller
scale development that primarily serves the daily needs of residents and the immediate
surrounding area. Commercial developments in these areas were built around streetcars
and were designed with walking and window shopping in mind. These areas tend to
have grid block patterns, with buildings that are built up to the sidewalk. Surface parking
is typically accessed from side streets or alleys at the rear or side of buildings. On-street
parking is also present in all Neighborhood Centers. These include:
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By THE NumBErS
· As much as 20 acres of
commercial zoned land to allow
200,000 sf community building
area
· 3,000 residences within a 1/2
mile
· 12,000 residences within 5 miles

· 6th Avenue

· McKinley

· Narrows

· South Tacoma Way

· Proctor

· Lincoln

· Approximately 7,000 to 10,000
vehicles/day traffic on “Main
Street.”
· Within single-family areas, at
least 12 dwelling units per acre
to support transit.

Figure 3. Neighborhood Center Diagram

Typical pHySical OBJEcTiVES
Safe, comfortable sidewalks
and crosswalks
Pedestrian oriented storefronts
and streetscape amenities
Mix of single-family and
multifamily residences

T

*

Neighborhood park, school,
playground, etc.

T

T

Good transit service
Community facility (ideally)
or special employment or
institutional activity
Neighborhood centers are
generally oriented along a
“Main Street.”

*

neighborhood Center - tyPiCAL PhysiCAL obJeCtiVes
Scale: 1” =150’facility (ideally)
Community
0
or special employment or
institutional activity

Safe, comfortable sidewalks and crosswalks
Pedestrian oriented
storefronts and
streetscape amenities
Mix of single-family and
multi-family residences

T

*

Grocery store/drugstore
anchor
Mix of retail and commercial
uses

Neighborhood park,
school, playground, etc.

· Small block size
(approx. 200 x 400)

Good transit service

· Accessory weddling units on
single family lots can be a
plus.

Neighborhood centers
are generally oriented
along a “Main Street.”

150

by the numbers
· As much as 20 acres of commercial
zoned land to allow 200,000 sf
community building area
· 3,000 residences within a 1/2 mile
· 12,000 residences within 5 miles
· Approximately 7,000 to 10,000
vehicles/day traffic on “Main Street.”
· Within single-family areas, at least
12 dwelling units per acre to support
transit.
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CROSSROADS CENTERS
Most designated Crossroads Centers are established commercial shopping areas that were
built in the context of auto-oriented development. The urban form consists of large blocks
and includes more big box chain stores than the Neighborhood Centers. Commercial
developments in tend to be set back from the street and fronted by parking lots. These
areas have very little residential development occurring within their boundaries and generally
have few pedestrian amenities. The Crossroads Centers include:

· Westgate

· Upper Pacific

· Lower Portland Ave

· James Center

· Upper Portland Ave

· Tacoma Central
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BY THE NUMBERS
· Mix of multifamily and single
family within a 1/4 mile.
· 3,000 residences per 1/2 mile*
· 1,000 dwelling units withing a
1/2 mile will support local retail
services if there are pleasant
pedestrian connections.
· 40 Acres zoned commercial,
375,000 SF commercial
* Note: The 3,000 du is base on minimum
necessary to support local businesses. The
City’s target for growth management purposes
is 5,000 du.

· Lower Pacific

Figure 4. Crossroads Center Diagram

TYPICAL PHYSICAL OBJECTIVES
Crossroads of two major
arterials with regional
connections

T

Good transit connections
Recreational, cultural and
environmental amenities are
essential for attracting quality
residential development.
Good internal and street
oriented pedestrian connection

T
T

Larger employer, institution or
entertainment center
Substantial multifamily
development or institutional
activities needed to support
transit
Large-scale retail mixed with
smaller-scale retail

CROSSROADS CENTER - TYPICAL PHYSICAL OBJECTIVES
Scale: 1” =150’

Crossroads of two major
arterials with regional
connections

T

Good transit connections
Recreational, cultural
and environmental
amenities are essential
for attraciting quality
residential.
Good internal and street
oriented pedestrian
connection

0Larger employer,
150institution or

entertainment center
Substantial Multi-Family
Development or institutional
activities neded to support
transit.
Large-scale retail mixed with
smaller-scale retail
Single-family neighborhood
connected to center with
sidewalks and pedestrian
connections

BY THE NUMBERS
· Mix of multi-family and single family
within a 1/4 mile.
· 3,000 residences per 1/2 mile
· 1,000 dwelling units withing a 1/2
mile will support local retail services
if there are pleasant pedestrian
connections.
· 40 Acres zoned commercial,
375,000 SF commercial
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THRIVING ECONOMY

One of the stated objectives for MUCs is a thriving economy, which is one where there
is demand for goods and services, businesses to provide those goods, workers to
fill the jobs of those businesses, and development conditions that will support new
investment. Several variables are identified for each MUC that address the strength of
the economy within each. These variables are shown for the city as a whole in the table
on this page and discussed in general terms.
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Figure 5. City of Tacoma economic facts
Total
Land Area
Acres

39,904.0

Businesses (2014)
Total Businesses

14,602

Total Employment

100,734

MARKET SUPPORT

Employment/Capita

0.5

The market support for any district is determined by the spending potential within its
natural trade area. The natural trade area is determined by such factors as natural
features, transportation access, competitive development, and population distribution.
Natural features such as water bodies and steep hills provide barriers that limit trade
areas. Districts that have good vehicular, public transit, or bike/pedestrian access
can serve a larger trade area. Competing districts can limit the trade area of a nearby
district. Trade areas with less dense development will generally extend farther to capture
necessary support.

Employment/Acre

2.5

Avg. Employees/Business

6.9

The size of a trade area is also related to the nature of the commercial business. A
business that provides primarily convenience goods and services will serve a smaller
trade area than one that provides comparison goods. A consumer will travel farther to
purchase a good that is more expensive or purchased less frequently.
A neighborhood scale shopping center is typically anchored by a grocery store or
drug store and can be characterized as primarily convenience related. A regional scale
shopping center is anchored by three or more general merchandise stores and can
be characterized as primarily comparison related. A crossroads shopping center falls
somewhere between the two.
Four trade area designations are relevant for each MUC:

Housing (2008-2012)
Housing Units

85,487

Housing Units/Acre

2.1

>2 Units/Household

35.1%

Owner-Occupied
Median Value

52.9%
$230,562

Renter-Occupied
Median Rent
Avg. Rent/SF/month

·· The households and employees within one-half mile of the MUC can walk to local
businesses.
·· The households within a 5 minute drive time will drive to local businesses for
convenience purchases.
·· The population within a larger 10 minute drive may patronize local businesses for
comparison goods shopping or destination businesses.
Trade areas with more households and higher household income levels can support
higher levels of spending and more commercial development.
The market support variables shown for each mixed use center profile were derived
from US Census data as compiled and reported by ESRI.
As explained earlier, transportation access is a major determinant of the size of a trade
area. The average daily traffic on the major arterial in each MUC is shown in the profiles.
·· Major arterials with two lanes of traffic and total traffic volumes of less than 10,000
average daily trips aren’t likely to serve community (i.e.: crossroads type) scale
trade areas.
·· Major arterials with four lanes of traffic and total traffic volumes of 20,000 average
daily trips are more likely to serve community (i.e.: crossroads type) scale trade
areas.

NA

Population

202,416

Households

80,561

Median Income

Figure 6. List of market support
characteristics
Housing (2008-2012)
Housing Units
Housing Units/Acre
>2 Units/Household
Owner-Occupied
Median Value
Renter-Occupied
Median Rent
Avg. Rent/SF/month
Population Characteristics (2014)
Population
Households
Population/Households
Median Income
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$775

Population Characteristics (2014)

Population/Households

·· The households and employees within the MUC are highly likely to support the
local businesses.

47.1%

2.51
$47,217
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BUSINESSES AND JOBS
Businesses and jobs provide the economic support for local households. On average the
City of Tacoma has .5 jobs per capita and 2.5 employees per acre. Employment centers
will have higher ratios within the immediate surrounding district. Mixed use centers with
high employment density contribute to a balance of jobs and households, and reduce the
extent of commute travel.
The mix of jobs by sector is closely related to average wages, household income and
spending levels.
Retail and Services are two of the larger sectors, but have the lowest average wages.
Many of the jobs in the MUC’s are retail and service jobs supported by the spending of
local households. The share of non-retail/service jobs in an MUC is an indication of the
presence of some higher wage sectors. An employment center is likely to accommodate
larger employers in these other sectors.

Figure 8. Distribution of jobs and
average wage by sector in Pierce County
(2013)
% of Total

Average
Wage

Resources and
Construction

6.5%

51,314

Manufacturing

6.3%

60,284

Wholesale
Transportation
Utilities

9.1%

54,792

Information

1.1%

55,197

Retail

11.9%

29,972

Financial
Insurance Real
Estate

4.5%

54,353

Services

38.7%

36,996

Government

20.5%

53,480

Education

1.4%

38,560

100.0%

$44,541

Total

CENTER

TOTAL BUSINESSES

TOTAL EMPLOYMENT

EMPLOYMENT/CAPITA

EMPLOYMENT/ACRE

SIXTH AVENUE

132

350

0.3

4.2

NARROWS

29

74

0.1

1.2

PROCTOR

111

318

3.7

7.1

MCKINLEY

15

32

0.0

0.6

SOUTH TACOMA WAY

122

1,353

8.6

14.4

LINCOLN

104

628

1.1

6.1

WESTGATE

70

303

0.8

3.4

LOWER PORTLAND AVE.

70

238

0.8

2.3

UPPER PORTLAND AVE.

69

471

0.9

6.1

LOWER PACIFIC AVE.

71

490

1.1

5.9

UPPER PACIFIC AVE.

69

471

0.9

6.1

JAMES CENTER

94

780

0.5

3.13

TACOMA CENTRAL

235

2,535

3.4

12.8
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INVESTMENT AND DEVELOPMENT CONDITIONS
Private investment in real estate development will occur when such development provides
an adequate return. Returns are higher when the cost of development is relatively low and/
or prevailing rents or prices are high.
Unless a site has extraordinary development conditions, construction costs for a given
construction type will not vary significantly from location to location. The significant variable
cost component is the price of land. Land price isn’t independent of the prevailing rents as
land price is determined as the residual of the value of the rental income stream less the
other development costs. Areas that are more desirable and likely to support higher rents
will command higher values. The land values shown in the MUC profiles are derived from
Pierce County Assessor. Actual market values are higher in most cases, but the relationship
between MUC’s is relevant. It’s important to note that low land price can also be a deterrent
to certain types of development. When land is inexpensive, there is no incentive to pursue
higher density development with construction cost premiums.
Prevailing rents can be summarized for both apartment and commercial space. Apartment
rental rate data from the Dupre and Scott Apartment Vacancy Survey is shown for North
Tacoma, Fircrest/University Place, Mid Tacoma, and South Tacoma. Commercial rents vary
by location as well as accessibility and visibility.

CENTER

AVG. RENT /SF/MONTH

MEDIAN HOUSEHOLD
INCOME

AVERAGE LAND VALUE

SIXTH AVENUE

$1.06

$48,461

$20-$26

NARROWS

$0.99

$46,270

$14-$19

PROCTOR

$1.06

$70,269

$17-$19

MCKINLEY

$0.97

$42,937

$9-$12

SOUTH TACOMA WAY

$0.97

$26,081

$0.97

LINCOLN

$0.97

$39,994

$9-$14

WESTGATE

$1.06

$48,916

$11-$23

LOWER PORTLAND AVE.

$0.97

$43,028

$11-$25

UPPER PORTLAND AVE.

$0.97

$44.912

$17-$19

LOWER PACIFIC AVE.

$0.97

$44,359

$9-$13

UPPER PACIFIC AVE.

$0.97

$44.912

$9-$19

JAMES CENTER

$0.99

$31,968

$11

TACOMA CENTRAL

$1.05

$27,769

$13-$17

-- 553 --

Draft – July 29, 2015

Tacoma Mixed Use Centers

Page 14

MIX OF USES

The aim of MUCs is to provide more convenience and choice for residents and employees
by emphasizing a mix of uses. There is no perfect combination of commercial, open space,
educational facilities, other institutional, multi-family, single family, transportation and utilities, and
industrial uses. Based on existing assets and challenges, each center varies in the amount of
land dedicated to various activities. Example uses for each category are listed below:

Figure 9. Mix of Uses for each Neighborhood Center

COMMERCIAL / SERVICES
··
··
··
··

Retail
Office
Gas stations
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0%

OPEN SPACE

··
··
··
··
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0%

VACANT

1%

·· Schools
EDUCATION
OTHER INSTITUTIONAL
·· Associated open space

7%

LINCOLN

COMMERCIAL

36%
COMMERCIAL

OPEN SPACE

25%
OPEN SPACE
0%

EDUCATION

MULTI-FAMILY RESIDENTIAL

19%
MULTI-FAMILY
RESIDENTIAL

2%

MULTI-FAMILY RESIDENTIAL

SINGLE-FAMILY RESIDENTIAL

41%
SINGLE-FAMILY RESIDENTIAL

4%SINGLE-FAMILY RESIDENTIAL

TRANSPORTATION

15%TRANSPORTATION

3%

TRANSPORTATION
INDUSTRIAL

0%

INDUSTRIAL

VACANT

0%

VACANT

13%
17%
42%

EDUCATION
OTHER INSTITUTIONAL

Places of worship
Fire station
Library
Hospital

11%
3%

3%
6%
18%
0%

INDUSTRIAL

0%

VACANT

1%

Figure 10. Mix of Uses for each Crossroad Center
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Group quarters
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51%
COMMERCIAL

COMMERCIAL
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0%

EDUCATION
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INDUSTRIAL
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·· Transit center
·· Parking
·· Utility right of way

EDUCATION

0%

0%

OTHER INSTITUTIONAL

3%

OTHER INSTITUTIONAL

18% INSTITUTIONAL
OTHER

24%
MULTI-FAMILY
RESIDENTIAL

3%

MULTI-FAMILY RESIDENTIAL

8%
MULTI-FAMILY RESIDENTIAL

1%

12%

TRANSPORTATION

2%

INDUSTRIAL

1%

0%
4%

0%

EDUCATION

0%

VACANT

0%

VACANT

JAMES CENTER

15%

4%

20%
MULTI-FAMILY
RESIDENTIAL

OPEN SPACE

TRANSPORTATION

0%

INDUSTRIAL

3%

VACANT

41%
4%
13%
9%

OTHER INSTITUTIONAL
MULTI-FAMILY
RESIDENTIAL
16%

1%

SINGLE-FAMILY RESIDENTIAL

TRANSPORTATION

0%

TRANSPORTATION

0%

INDUSTRIAL

0%

INDUSTRIAL

VACANT

0%

VACANT
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23%
0%
2%
19%
14%

36%
SINGLE-FAMILY RESIDENTIAL
3%

TACOMA CENTRAL

0%
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EDUCATION

28%
EDUCATION

EDUCATION
OTHER INSTITUTIONAL

23%
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COMMERCIAL
35%

OPEN SPACE
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1%
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··
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1%
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1%
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0%
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EDUCATION
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COMMERCIAL
17%
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Figure 11. City-wide land uses
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QUALITY OF LIFE

In physical planning terms, a community with a high “quality of life” features a healthy, safe and
attractive environment that provides a high level of social connectedness and access to educational,
cultural, recreational, spiritual, commercial, health, employment, and other facilities, services and
amenities necessary for a full and rewarding life. For the purpose of this study, “quality of life” is
evaluated primarily in terms of access to open space and public and institutional facilities. Adequacy of
commercial services, employment opportunities and transportation are considered elsewhere.
Conveniently located and well managed open space is particularly important for residents’ (and
especially children’s) health and sociability, so it is given special attention. The quality of the MUC’s
pedestrian connections are also very important. Because of this, the City has designated “Primary
Pedestrian streets” in each MUC, and defined them in Tacoma’s Comprehensive Plan (Tacoma
Zoning Code 13.06.300). Pedestrian streets are the primary commercial streets within MUCs, and are
intended to provide access to businesses within a safe and comfortable pedestrian environment.
Unfortunately, the location of Tacoma’s public parks do not align with many MUCs so that many
centers do not feature a near-by open space. In some cases this might be remedied by acquiring
park space in or near a center. In other cases, use of school grounds or safe, comfortable pedestrian
and bicycle connections to near-by park may be the most effective way to provide needed open
space.
+ = Meets MUC Criteria

NEIGHBORHOOD CENTERS

CENTER NAME

- = Difficult to meet Criteria

QUALITY OF LIFE

COMMENTS

6th Avenue

0

Significant lack of parks & open space, with no significant public or cultural facilities, other than Jason
Lee middle school

Narrows

+

If made accessible to public, elementary school grounds could provide active open space. The Tacoma
Musical Playhouse is a regional attraction and the Scott Pearson Trail provides access to the Kitsap
Peninsula.

Proctor

+

Many public facilities and neighborhood oriented businesses but virtually no open spaces. Bicycle
connections to Puget Creek could provide better access to natural areas.

McKinley

+

Attractive streets (some with views), a public library, an elementary school, and a small park make the
area a pleasant place to live. The Tacoma Christian Center has a gym and a number of community
facilities, and is the community’s anchor.

South Tacoma
Way

+

Substantial public facilities and amenities for people in the area. Better connections to the Star Center
would add to its benefits.

Lincoln

+

The center is well served by a high school, park and a number of local commercial services. Crime, or
at least vandalism, is reported to be a problem.

CENTER NAME

CROSSROADS CENTERS

0 = Potential to meet Criteria

QUALITY OF LIFE

COMMENTS

Westgate

0

No parks, open spaces, or public amenities and few pleasant pedestrian environments.

Lower Portland
Ave

-

With few amenities and an isolated location, it will be difficult to build an attractive community unless the
Tribe commits to an ambitious effort.

Upper Portland

-

Virtually no public facilities or amenities. Providing such attractions would be a necessary first step
towards achieving a multi-dimensional center.

Lower Pacific

-

Virtually no nearby public facilities or amenities. Small open spaces for employees and residents and
better connections to Lincoln Park may help improve liveability.

Upper Pacific

0

Charlotte’s Blueberry Park is a unique attraction but the area lacks active open space for sports and
other recreational activities. Safe pedestrian/bicycle connections such as a “greenway” to Wapato Park
would be a plus.

James Center

0

TCC’s campus includes ample open space but access is challenging for local residents. Better
pedestrian connections within the center and bicycle connections to China Lake Park would benefit
students and the community.

Tacoma Central

+

With Snake Lake and Franklin Parks on the center’s perimeter, the area is well served with open space.
The shopping centers include some local services.
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Figure 12. City-wide quality of
life
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TRANSPORTATION CHOICES

The City is working to reduce dependence of cars by creating walkable and transit-supportive
neighborhoods. By definition, every MUC is supported by direct public transit. The primary
transit source in Tacoma in the Pierce Transit bus system, and at least one bus line runs through
each MUC to provide transit options to residents, employees, customers, and visitors access.
Bus lines are the regionally connected by Sound Transit’s LINK Light Rail, Sounder commuter
rail, and express bus.
Tacoma is also working towards developing a connected network of bikeways and trails
citywide so residents will be able to travel more comfortably by bicycle and foot. This includes
new cycle infrastructure and ADA accessible sidewalks on both sides of streets leading into all
MUCs. The Mobility Master Plan has identified specific measures to enhance connectively and
implementation efforts are underway.
+ = Meets MUC Criteria

NEIGHBORHOOD CENTERS

CENTER NAME

- = Difficult to meet Criteria

TRANSPORTATION
EVAL. CRITERIA

COMMENTS

6th Avenue

+

Bus routes 1 & 11 provide quick access into downtown and points west, but no existing bicycle
infrastructure.

Narrows

+

The center enjoys relatively good bus service with a regional P&R. Pedestrian conditions are good
except for a lack of crosswalks across 6th Ave. Better pedestrian streetscapes on 6th Ave would
expand the center in terms of uses and identity.

Proctor

+

Good transit and pedestrian circulation and there are some key bike facilities.

McKinley

0

There are bus routes north to Downtown and to the east and west. The Tacoma Dome Transit Station
is a 20 minute walk. Pedestrian conditions are good within the center.

South Tacoma
Way

+

Relatively good bus service, plus the Sounder commuter rail station and adequate ped-bike
connections provide excellent transportation choices. Better connections between the center and the
Star Center and residences to the north would be a significant improvement.

Lincoln

+

There is excellent bus service to downtown and other centers. A bike lane along S “G” St. and planned
bike facilities will provide excellent bicycle access as well. Pedestrian conditions are generally good.

TRANSPORTATION
EVAL. CRITERIA

COMMENTS

CENTER NAME

CROSSROADS CENTERS

0 = Potential to meet Criteria

Westgate

-

Circulation is perhaps the center’s greatest challenge. There is only one bus (which mostly skirts the
center), poor to fair pedestrian conditions and no convenient bike facilities. Large superblocks impede
all transportation modes.

Lower Portland
Ave

-

The center is isolated by steep slopes but features bus access to downtown. Pedestrian and bicycle
conditions are generally poor.

Upper Portland

0

The center enjoys good bus and automobile access but does not feature the pedestrian connections or
bicycle access to allow it to function as an integrated whole. Streetscapes are uninviting.

Lower Pacific

0

There is excellent transit service but pedestrian conditions are poor and the topography limits bicycling.

Upper Pacific

0

There are three bus routes with connections to downtown and other centers but the large blocks and
poor to average streetscapes limit pedestrian activity.

James Center

0

There is excellent vehicle and transit access, with a transit station. However pedestrian conditions are
not so favorable. TCC’s layout separates it from its surroundings when better pedestrian connections
would serve it and the community.

Tacoma Central

0

The center is served by three bus lines, but the pedestrian connections within and between uses are
poor. The new Walmart development does provide good pedestrian paths through the parking lot.
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Figure 13. City-wide
transportation choices
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ZONING

The Land Use Regulatory Code is one of the several City regulations that guide the physical
development of Tacoma. Within the Land Use Regulatory Code is the Zoning Code, which
includes provisions for the appropriate locations for different land uses and development
standards such as required setbacks, the amount of parking and landscaping, and some
building design requirements.
Mixed-use center zoning districts were established to encourage greater integration of
land uses. In addition to the mixed-use zones, many MUCs contain a combination of other
zoning districts. Relevant districts are described in greater detail below:

SUMMARY OF MIXED-USE ZONING DISTRICTS
URX: URBAN RESIDENTIAL MIXED USE
DISTRICT

The URX primarily provides for medium density
residential development such as townhouses,
condos, and apartments. This district generally
abuts or serves as a transition between more
intense mixed-use center and commercial
areas. The maximum building height in this
district is 45 feet.

RCX: RESIDENTIAL COMMERCIAL MIXED USE
DISTRICT

The RCX is primarily residential in nature.
Commercial uses in this zone are small in scale
and serve the immediate neighborhood. These
districts provide housing on the perimeter of
more intense commercial zones and are often a
transition area to single-family neighborhoods.
These districts provide for an opportunity for
employment close to home. The maximum
building height in this district is 60 feet.

NCX: NEIGHBORHOOD COMMERCIAL MIXED
USE DISTRICT

CCX: COMMUNITY COMMERCIAL MIXED USE
DISTRICT

HMX: HOSPITAL MEDICAL MIXED-USE
DISTRICT

CIX: COMMERCIAL INDUSTRIAL MIXED-USE
DISTRICT

The NCX District provides areas with dayto-day convenience shopping and services
at a level that is compatible with the
surrounding neighborhood. The district is
intended to enhance, preserve, and stabilize
the neighborhood’s unique character. Retail
frontages are generally uninterrupted by
driveways and parking facilities. Pedestrian
access and street amenities are encouraged.
The standard building height in this district is 45
feet. Additional height can be achieved through
the bonus program.

The HMX is limited to areas that contain
hospitals and/or other similar large-scale
medical facilities. A dense mix of other related
or supportive facilities, such as outpatient
medical offices, care facilities, counseling and
support services, medical equipment, food
services and lodging. may also be located in
this district. The maximum building height in this
district is 150 feet.

The CCX District provides for commercial and
retail businesses serving nearby areas and
attracting people from throughout the City. This
district is envisioned as a traditional suburban
development that evolves into a denser urban
complex. Common uses include shopping
centers with a wide variety of commercial
establishments, commercial recreation, gas
stations, and business, personal and financial
services. The standard building height in this
district is 60 feet; additional height can be
achieved through the bonus program.

The CIX District contains a mix of commercial
uses and limited industrial uses such as light
manufacturing, assembly, distribution, and
storage of goods. Raw materials processing
and bulk handling are not permitted. Buildings
in this district may be larger in scale. The
maximum building height in this district is 75
feet.

SUMMARY OF OTHER RELEVANT ZONING DISTRICTS
R2: SINGLE FAMILY DWELLING DISTRICT

The R-2 District is the most common residential
zoning district in the City. This district is similar
to the R-1 District, however its density is
slightly higher than the R-1 District. It permits
all uses allowed in the R-1 and may also allow
for lodging uses limited to one guest room. It
generally abuts more intense residential and
commercial districts. The minimum standard lot
size in the R-2 District is 5,000 sq. feet; small
lots may be 4,500 sq. ft. The minimum front
setback is 20 feet and the maximum building
height in the R-2 district is 35 feet.

R3: TWO FAMILY DWELLING DISTRICT

The R-3 District is intended for one-, two-,
and three-family dwellings. Some lodging and
boarding homes are also appropriate. The R-3
District is characterized by low residential traffic
volumes and generally abuts more intense
residential and commercial districts. The
setback requirements are the same as the R-2

District. The maximum building height in this
district is 35 feet.

intensity uses. The maximum building height in
this district is 60 feet.

R4-L: LOW DENSITY MULTIPLE FAMILY
DWELLING DISTRICT:

R5: MULTIPLE FAMILY DWELLING DISTRICT

The R-4-L District is intended for low-density
multiple-family housing, retirement homes,
and group living facilities. The R-4L district is
very similar to the R-4 District, but has more
restrictive site development standards which
are intended to minimize adverse impacts of
permitted and conditional uses on adjoining
land. The minimum front setback requirement
is 20 feet for the R-4-L District. The maximum
building height in this district is 35 feet.

R4: MULTIPLE FAMILY DWELLING DISTRICT

The R-4 District is intended for medium-density
multiple-family housing. Other appropriate uses
may include day care centers, and certain types
of special needs housing. The R-4 District is
located generally along major transportation
corridors and between higher and lower
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The R-5 District is intended for high-density
multiple-family housing and also permits
residential hotels, retirement homes, and
limited mixed-use buildings. The district is
generally located in the center of the City
in close proximity to employment centers,
conveniences, services, major transportation
corridors, and public transportation facilities.
Minor retail businesses such as drug stores,
personal services such as beauty salons, and
minor eating and drinking establishments are
also permitted in the R-5 District. The maximum
building height in this district is 150 feet.
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Figure 14. City-wide zoning
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Figure 15. 6th Ave & Pine St economic facts
MUC
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6TH AVENUE
The 6th Avenue MUC serves as both the focus of the
surrounding neighborhood as well as a destination
entertainment district for the entire city. Key anchor
uses include several popular restaurants such as
Masa, Astada, and Engine House 9, as well as several
fast food restaurants. It also hosts a popular farmers
market. The District’s central location and 17,500
vehicles per day provide commercial exposure.
The District includes more housing units than
many other MUC’s and over one-third of those are
multifamily. Median home values and average rents are
higher than the values for the City as a whole.
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QUALITY OF LIFE

JASON LEE
MIDDLE
SCHOOL

ENGINE HOUSE #9
FARMER’S MARKET
CITY CENTRAL CHURCH

Figure 17. 6th Avenue
quality of life map

EPWORTH METHODIST CHURCH

CORE PRIMARY
PEDESTRIAN STREET
HISTORIC STRUCTURES
INSTITUTIONAL
ATTRACTIONS
RECREATION
OTHER INSTITUTIONAL

0

0.05

0.1

Commercial uses generally have shallow
parcel depth with housing immediately
abutting. Recent townhouses and multifamily investments have been made in the
center.
Jason Lee Middle School serves as a
landmark. Newer fast food restaurants and
auto oriented development are located on
the eastern edge of the district.

COMMERCIAL
EDUCATIONAL FACILITIES

6th Avenue is emerging as an
entertainment district and one of Tacoma’s
most eclectic neighborhood. Pedestrianfriendly storefronts with historic character
line 6th Ave. These are generally one-to
two-story buildings with a variety of coffee
shops, shopping, clubs, and a limited
amount of housing. Public art and banners
reinforce the Business District character
and 6th Ave occasionally closes to vehicle
traffic for festivals and events. There are
no parks or substantial ope spaces in the
vicinity.

Miles
0.2

TRANSPORTATION CHOICES
Alleys help to separate vehicle access from
pedestrians along 6th Ave. Wide sidewalks
and street trees further enhance pedestrian
comfort.

14
U

11
U

51
U

Figure 18. 6th Avenue
transportation choices
map

1
U

28
U

BUS ROUTES
EXISTING BIKE FACILITY

Bus routes #1 and #11 provide direct
service to Downtown. Route #1 travels
west to James Center and south through
Upper Pacific and Lower Pacific MUCs.
Route #11 goes through the Proctor MUC
before reaching Point Defiance.
Bicycle infrastructure is limited. There
are no existing facilities in the area and a
general lack of racks in the commercial
area. Routes are proposed perpendicular
to 6th Ave. Parallel proposed routes are
two to three blocks away from the main
business center.
There is potential for Link Light Rail or HCT
in the area in the future.

PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
1/2 MILE WALK RADIUS

0

0.125

Figure 19. Placemaking signage

0.25

Miles
0.5

Figure 20. Newly mixed-use development
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Figure 21. Historic one-story development
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OPPORTUNITIES

R2-SRD

1. Explore opportunities for bicycle
facilities on, or parallel to, 6th Ave to
connect directly to the business district.

HMR-SRD

2. Extend historic character by
encouraging pedestrian-oriented
development along the south eastern
edge quadrant.
R3

Figure 22. 6th Ave &
Pine St opportunities
map
ZONING

URX

3. Retain historic character of 6th Ave.

RCX
C2
NCX

C2

URX: URBAN
RESIDENTIAL MIXEDUSE

URX
R4

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT
NCX: NEIGHBORHOOD
COMMERCIAL MIXEDUSE DISTRICT

R3

DEVELOPABLE LAND

Retail demand in the center will continue to grow
as it builds upon its popularity as an employment
destination, and as an attractive north end
neighborhood. Growth in the areas within walking
distance and within 5 minute drive time will support
expanded opportunities such as groceries. Demand
for multifamily development will increase as well, with
likely new residents being younger and tolerant of
the night time activity.
The parcels available for development are generally
properties with existing improvements. There are
opportunities to assemble several sites at each end
of the district, as well as infill sites in the center.
The mixed use office–retail mixed use structure just
outside the center at Alder street is an example of
multistory mixed use. The center could probably
support the rents necessary for additional mixed use
development with residential at the present time.
With increases in prevailing rents, and depreciation
of existing improvements, redevelopment of
additional sites will become feasible over time.

Figure 23. 6th Avenue summary evaluation
Principle
Mix of uses

MARKET OUTLOOK

Housing
Choices

0.1

Transportation
Choices

0.05

Summary
evaluation

+
+
+

There are a variety of single and multiple family
housing choices.

Bus routes 1 & 11 provide quick access into
downtown and points west, but no existing
bicycle infrastructure.

0
+

There is a good existing employment base
with established anchors, good trade area
demographics, and positive rent and value
levels to support new investment.

+ Meets criteria
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Comments / steps to improve performance
With roughly equal distribution of land uses
devoted to commercial, multifamily and
single family residential, the center achieves
this goal. 5,195 du w/in ½ mi meets density
requirements, but another 250 du within center
would be better.

There is a significant lack of parks & open
space, and there are no significant public or
cultural facilities except Jason Lee middle
school

Quality
of life

0

6. Encourage small scale multifamily
redevelopment in adjacent R3 zoning.
Ensure high quality, strict design review.

Miles
0.2

Thriving
economy

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)
VACANT LAND

5. A HCT corridor study for 6th Ave would
help identify potential LINK Light Rail or
other HCT connections.

R2-SRD

R2

4. Provide additional multi-family housing
in center that acts as a transition into
adjacent single-family homes. Small
scale infill development is most likely
and can be positive if design guidelines
are administered.

0 Potentially meets criteria

- Difficult to meet criteria
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Figure 24. Narrows economic facts
MUC

1/2 Mile

64.0

825.6

5-Min.
Drive

Land Area
Acres
Businesses (2014)

NARROWS
The Narrows MUC is a small commercial district whose
major anchor is the Tacoma Musical Playhouse. The
Playhouse offers many performances over the course
of the year, but there are few supporting businesses
in the area. Several of the other businesses are fast
food or auto-oriented. The district is still adapting
to traffic changes related to access to the Tacoma
Narrows Bridge. There are almost 400 housing units
in the center with two-thirds of them being multifamily.
Many of the units are in the Skyview development on
the north side of 6th Avenue. The median home price
and rent are well below the averages for the City as a
whole. However, the median household income is only
slightly below the average.

Total Businesses

29

391

2,809

Total Employment

74

1,761

14,077

Employment/Capita

0.1

0.3

0.5

Employment/Acre

1.2

2.1

Avg. Employees/Business

2.6

4.5

5.0

399

3,740

14,620

Housing (2008-2012)
Housing Units
Housing Units/Acre

6.2

4.5

>2 Units/Household

67.7%

65.4%

Owner-Occupied
Median Value

52.4%

35.0%

50.0%

$172,761

$241,397

$271,594

Renter-Occupied

47.6%

65.0%

50.0%

Median Rent

$675

$669

$755

Avg. Rent/SF/month

$0.99
625

6,717

30,449

Households

400

3,349

14,013

Population/Households

1.56

2.01

2.17

$46,270

$39,439

$48,978

Population Characteristics (2014)
Population

Median Income

The Narrows is a relatively small and somewhat
isolated center. Its primary role will likely be local.

Traffic Volume on Primary Arterial
6th Ave

11,000
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Figure 25. Narrows
mix of uses map

S ROCHESTER ST

S GEIGER ST

0.1

17,008

Total

N 9TH STREET ALY

S MEYERS STREET ALY

0.05

N 9TH STREET ALY

PL

S MEYERS ST

S JACKSON AVE

PRIVATE DR

Office

N 9TH ST
LN

N MEYERS ST

N JACKSON AVE

NS
KY
VIE
W

6TH AVE

0

SK
YV
IE
W

61,975

Assessed Value/SF

MP E
SR16 RA
N

Retail

Average Land Value

SR16 HW
YW

SR16 HWY E

0.0%

COMMERCIAL
COMMERCIAL

17%

RECREATION
OPEN SPACE

11%

EDUCATIONALEDUCATION
FACILITIES

10%
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QUALITY OF LIFE
Narrows consists of generally low-intensity,
auto-oriented commercial uses along
6th Ave, surrounded by single-family
housing and a cluster of garden-style
apartments on the western edge. There
are a number of community amenities,
such as a library, charter school, War
Memorial Park with connecting trail,
Tacoma Musical Playhouse, and waterfront
views. Despite, these amenities, uses are
disconnected and center lacks any defining
characteristics.
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Figure 26. Narrows
quality of life map
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STEEP SLOPES

0

0.05
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0.2

0.1

TRANSPORTATION CHOICES
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Figure 27. Narrows
transportation options
map

16
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EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
PARK-AND-RIDE
1/2 MILE WALK RADIUS

0

0.125

0.25

Figure 28. Views of the Narrows waterway

Located at intersection of N Skyline Dr
and 6th Ave, Sound Transit Park-and-Ride
accommodates approximately 200 vehicles
and includes bike lockers. It primarily
serves Express bus #595 from Gig Harbor
to Seattle. Bus route #1 also traverses
this center, with connection to James
Center, downtown, and eventually south
through Upper Pacific and Lower Pacific
Crossroad Centers. Route #16 approaches
the boundary at S Mildred St, connecting
to Proctor Neighborhood Center and the
Tacoma Dome Station.
The Scott Pierson Trail and sidewalk
improvements and the school provide
pedestrian destinations. Short blocks
generally create a comfortable walking
condition although auto-oriented
businesses and discontinuous sidewalks
are problems. Furthermore, there is only
one crosswalk across 6th Ave.

Miles
0.5

Figure 29. Recent investments at Geiger
Elementary School
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Figure 30. Auto-oriented on 6th Ave
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OPPORTUNITIES
R2

R1
R1

Figure 31. Narrows
opportunities map

2. Consider upzones in neighborhoods
within walking distance to support
lower density multifamily infill
development.

R5
R4

ZONING
RCX

URX: URBAN
RESIDENTIAL MIXEDUSE

3. Building additional crosswalks and
complete all sidewalks along 6th Ave.

URX

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

NCX

NCX: NEIGHBORHOOD
COMMERCIAL MIXEDUSE DISTRICT

C2

R4: MULTI FAMILY
DWELLING

RCX

R5: MULTI FAMILY
DWELLING
COMMERCIAL

T

DEVELOPABLE LAND

R2

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

Miles
0.2

The center does not have a strong existing business
concentration, as the current businesses provide
few of the retail goods and services that support
a vibrant neighborhood. It’s not clear whether the
center can look to either commercial development
or residential development to lead a renewal in
the area. The theater could act as a catalyst, but
has not sustained related businesses in the past.
The most likely future is one in which multifamily
residential development occurs first in response to
growth pressures city-wide, and an improving local
economy. Single purpose, multifamily construction
may be the initial development which could bring
some attention to the area, and support additional
small scale retail. Ultimately the area would benefit
from neighborhood scale uses such as a grocery or
drug store.
There are some vacant and underutilized sites in
the area including former service station sites that
could be assembled for larger developments. With
increases in prevailing rents, and depreciation of
existing improvements, redevelopment of these
sites will become feasible over time. With further
increases, the area could support true mixed use
buildings.

5. To support commercial investment.
expand MUC boundary and encourage
higher-density, multi-family residential
development.

Figure 32. Narrows summary evaluation
Principle
Mix of uses

MARKET OUTLOOK

Housing
Choices

0.1

Transportation
Choices

0.05

Quality of
life

0

4. Complete sidewalks on both sides
of residential streets leading into the
center.

6. Consider reducing the core pedestrian
street classification to allow more
stand alone multifamily residential
development on 6th Ave.

R1

Thriving
economy

VACANT LAND

1. Consider partnering with Pierce Transit
to study redevelopment options or
feasibility of the park and ride site.

Summary
evaluation

0
0

There are a few opportunities for small scale
multifamily residential development directly
in the center, but there are larger potentially
redevelopable sites to the east.

+

The center enjoys relatively good bus service
with a regional P&R. Pedestrian conditions are
good except for a lack of crosswalks across
6th Ave. Better pedestrian streetscapes on 6th
Ave would expand the center in terms of uses
and identity

+

The elementary school grounds could provide
active open space if it were accessible to the
public. The Tacoma Musical Playhouse is a
regional attraction and the Scott Pearson Trail
provides access to the Kitsap Peninsula.

0

There is a limited existing employment base
with few anchor businesses, moderate trade
area demographics, and adequate rent
and value levels to support intensive new
investment.

+ Meets criteria
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Comments / steps to improve performance
Though small in itself, the Narrows is adjacent
to a large shopping complex with a variety of
commercial services. And, there over 3,700
residences within ½ mile, so an expanded
center or “corridor” would achieve the
objective.

0 Potentially meets criteria

- Difficult to meet criteria
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Figure 33. Proctor economic facts
MUC
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Drive

Land Area
Acres
Businesses (2014)

PROCTOR
The Proctor commercial district serves the surrounding
residential area and the larger North End of Tacoma
with its many shops, restaurants and entertainment.
Major anchor businesses in Proctor include two
grocery stores, a movie theater, and a bowling alley.
While there are a limited number of housing units in
the MUC itself, the surrounding neighborhood has the
highest median income, highest home values, and
highest rents of any of the MUCs outside of Downtown
Tacoma. The Proctor Station development will offer
higher density residential units with extensive amenities
and underground parking. The attractive community
character and strong demographics should justify the
higher rents necessary to support the higher cost of
such buildings.

Total Businesses

111

649

2,715

Total Employment

318

2,108

12,305

Employment/Capita

3.7

0.3

0.3

Employment/Acre

7.1

2.7
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2.9

3.2

4.5
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2,932

15,899

Housing (2008-2012)
Housing Units
Housing Units/Acre

1.2

3.8

>2 Units/Household

11.1%

10.4%

Owner-Occupied
Median Value

26.1%

70.6%

72.1%

61.9%

$315,000

$310,448

$284,441

Renter-Occupied

29.4%

27.9%

38.1%

Median Rent

$950

$1,058

$820

Avg. Rent/SF/month

$1.06
85

6,629

35,569

Population Characteristics (2014)
Population
Households
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15,262

1.67
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$57,369

Population/Households
Median Income
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Average Land Value

N 29TH ST

Assessed Value/SF

$17-$19

N 29TH STREET ALY

N 28TH ST

N 27TH ST

N TYLER ST

N MONROE ST

N 27TH STREET ALY

N 27TH STREET ALY

N 26TH STREET ALY

0.025

0.05

N PROCTOR ST

N 25TH STREET ALY

N 24TH STREET ALY

0

N ADAMS ST

N 25TH ST

N 25TH STREET ALY

Figure 34. Proctor
mix of uses map
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QUALITY OF LIFE

MASON MIDDLE SCHOOL
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Figure 35. Proctor
qualify of life map
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Proctor is what one thinks of as a
“classic” neighborhood scale MUC with
excellent local services and amenities,
pleasant pedestrian streetscapes, and
attractive buildings including notable
public structures such as the Washington
Elementary School building (currently
being remodeled) and the Wheelock
Branch Library. The new Proctor Station
development adds significant strength
to the retail market and yet is in keeping
with the community’s character. Although
there are no significant public open spaces
within the center, Puget Creek Natural
Area lies about .3 miles to the north, with a
trail extending to connections down to the
Ruston Way waterfront. Also, a pleasant
3/4-mile walk down the N Union Ave
boulevard will take one to the University
of Puget Sound Campus (UPS) with its
attractive grounds and cultural attractions.

Miles
0.1

0.05

TRANSPORTATION CHOICES

13
U
11
U
16
U

Figure 36. Proctor
transportation options
map

51
U

BUS ROUTES

Generally, pedestrian circulation is quite
good, although there are some missing
sidewalks, such as on N Monroe St and N
Tyler St. The neighborhood is served with
five bus routes, #11, 13, 14, 16 and 51
with a headway range between 20 and 40
minutes. These routes provide connections
to Downtown, James Center Tacoma
Central Tacoma Dome, Tacoma Mall and
Westgate.
Compared with other MUCs, Proctor is
relatively well served with existing and
planned bike routes, and the local streets
are less heavily trafficked.

14
U

EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
1/2 MILE WALK RADIUS
0

0.125

0.25

Figure 37. New mixed-use development

Miles
0.5

Figure 38. One-story historic character
buildings

-- 573 --

Figure 39. Recently completed sidewalk at
Safeway site
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OPPORTUNITIES
1. Redeveloping the bank sites on both
the north and south side of the N
26th Street would provide a stronger
entrance from the adjacent single-family
homes and consistent streetscape.

5
R2
RCX

2. Converting the existing single-family
homes into businesses or new mixeduse buildings would add vibrancy.

3

Figure 40. Proctor
opportunities map
ZONING

R2

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT
NCX: NEIGHBORHOOD
COMMERCIAL MIXEDUSE DISTRICT

1

3. There may be future opportunities to
develop the Post Office and adjacent
sites.

URX

NCX

4. Implement the proposed bicycle
facilities to enhance connections to
UPS and Union Avenue.

2

5. Consider wayfinding and improved
pedestrian connections to Puget Creek
Natural Area.

UCX: URBAN CENTER
MIXED-USE DISTRICT
DEVELOPABLE LAND
POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

Miles
0.1

Figure 41. Proctor summary evaluation
Principle
Mix of uses

Proctor will continue to be one of the most desirable
neighborhoods in the City. There will be demand
for additional multifamily residential development
and commercial development to serve growth in
the surrounding trade area. There is no vacant land
other than accessory parking lots. Any new growth
would occur as redevelopment of the two half blocks
of existing single family homes, redevelopment of
older existing commercial buildings, or increased
utilization of accessory parking properties. The cost
of acquiring property for redevelopment requires
that the new development achieve higher densities
and high rents. Completion of the Proctor Station
project will provide evidence of the strength of the
market for higher density mixed-use development.
As market rents increase, additional properties will
become feasible for redevelopment.

Housing
Choices

MARKET OUTLOOK

Transportation
Choices

0.05

Quality of
life

0.025

Thriving
economy

VACANT LAND

4
0

Summary
evaluation

+
0

There are few multifamily units but the new
Proctor Station development will add __ du.
Development sites in the center are limited so
if more multifamily residences are desired, they
may need to be developed in the surrounding
neighborhood.
Good transit and pedestrian circulation and
there are some key bike facilities.

+
+

The center is well endowed with public facilities
and neighborhood oriented businesses but
there are virtually no open spaces. Bicycle
connections to Puget Creek would at least
provide better access to natural areas.

+

There is a good existing employment base
with established anchors, excellent trade area
demographics, and positive rent and value
levels to support new investment.

+ Meets criteria
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Comments / steps to improve performance
Although there are currently few dwelling units
in the center itself, there are approximately
3,000 residences within ½ mile and the
new Proctor Station development will add
multifamily units.

0 Potentially meets criteria

- Difficult to meet criteria
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Figure 42. McKinley economic facts
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McKINLEY
The McKinley MUC is a small commercial district on a
lightly traveled arterial. There are only 15 businesses
with 32 employees. Its major anchors are the Top
of Tacoma Bar and Café and the Tacoma Christian
Church. The bar and the church draw from a wide
area within the city, but there are few businesses to
support the local neighborhood. The overall amount of
commercial space is small and there is vacant space.
There are almost 400 housing units in the center with
one-half of them being multifamily. The median home
price and rent are well below the averages for the City
as a whole. Similarly, the median household income is
below the average.
Although centrally located, with close proximity to
the Sounder Station and Dome District, McKinley is
located on a hill, and is separated from the rest of the
city by I-5 and SR-7. This makes the area relatively
isolated will limited access or visibility.
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Figure 43. McKinley
mix of uses map
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QUALITY OF LIFE

MCKINLEY PARK

McKinley has a historic character with
predominately one-story commercial
buildings along McKinley Ave that
transitions well into the single-family
neighborhood. Below E Division Ln, there
are a number of well maintained of singlefamily homes with large trees that provide
the residential streets a sense of enclosure.

CALVARY TEMPLE CHURCH

TACOMA CHRISTIAN CENTER

The only open space in the center is Ray
C. Roberts Park, which has a small marker,
benches, and landscaping. On the north
boundary, McKinley Park takes advantage
of significant topography changes. The
center also has parks to the east. This was
recently renovated, providing residents
playgrounds, views to downtown, walking
trails, and a dog run.

IGLESIA LA ROCA
MOTTET BRANCH LIBRARY
RAY C ROBERTS MEMORIAL PARK

Figure 44. McKinley
quality of life map
CORE PRIMARY
PEDESTRIAN STREET
HISTORIC STRUCTURES
INSTITUTIONAL
ATTRACTIONS
COMMERCIAL
RECREATION
EDUCATIONAL FACILITIES

FIRE STATION #11

OTHER INSTITUTIONAL
STEEP SLOPES

Some of the streets, sloping west and
north, feature views of Commencement
Bay.

MCKINLEY ELEMENTARY SCHOOL

0

0.05

0.1

Miles
0.2

n
TRANSPORTATION CHOICES
102
U
0
U

592
U

A bike lane is proposed for McKinley Ave.
A parallel bike boulevard is also proposed
for E K St, providing a safe and aesthetic
alternative route for all levels of cyclists.

42
U

Figure 45. McKinley
transportation options
map

54
U

BUS ROUTES

Walking conditions are generally
comfortable. The compact street grid in
the neighborhood promotes walkability.
Planting strip and parallel parking Along
McKinley Ave buffer pedestrians from
vehicle traffic.
Although access to I-5 is somewhat
circuities, from a regional perspective,
McKinley is centrally located and highly
accessible.

EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
1/2 MILE WALK RADIUS

Bus route #42 services the length of
McKinley Ave, connecting downtown to the
north and the 72nd St Transit Center to the
south. In addition, McKinley MUC is about
a 20-minute walk to regional transit service
at the Tacoma Dome Station.

0

0.125

0.25

Figure 46. One-story buildings define this
district

Miles
0.5

Figure 47. Single family homes along
McKinley Ave

-- 577 --

Figure 48. Tacoma Christian Center is the
neighborhood “heart”
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OPPORTUNITIES

R3

R4L

1. Ensure wayfinding and enhancements
to east-west streets that invite bicyclists
to McKinley Ave.

URX

2. Discourage curb cuts and driveways
along McKinley Ave.
3. Adequately define crosswalks and
upgrade to current ADA standards.

NCX

Figure 49. McKinley
opportunities map

4. The police substation has
redevelopment potential. Though
currently split zoned, it could be
rezoned into a theme District in entirety,
such as artist live-work.

ZONING
R2

URX: URBAN
RESIDENTIAL MIXEDUSE

R2-SRD

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

URX

NCX: NEIGHBORHOOD
COMMERCIAL MIXEDUSE DISTRICT
DEVELOPABLE LAND

RCX

Miles
0.2

MARKET OUTLOOK
The strongest asset within the MUC is the existing
housing stock. With a base of affordable single
family homes, the area can be attractive to firsttime home buyers looking for something affordable.
Such units have more value for renovation than as
redevelopment opportunities.
Because of its pleasant residential environment,
McKinley may see an increase in its desirability and
property values. As this occurs, there could be an
impetus for some small scale redevelopment or
renovation along McKinley Ave. As the area attracts
new investment by homeowners, there will be
additional demand for small scale retail. That may be
followed by single use multifamily development.

Figure 50. McKinley summary evaluation
Principle
Mix of
uses

0.1

Housing
Choices

0.05

Transportation
Choices

0

Quality of life

VACANT LAND

Summary
evaluation

0
0

There is a mix of multifamily and single family
residences and a few small sites where
multifamily units might be developed.

0

There are bus routes north to Downtown and
to the east and west. The Tacoma Dome
Transit Station is a 20 minute walk. Pedestrian
conditions are good within the center.

+

Attractive streets (some with views), a public
library, an elementary school, and a small
park make the area a pleasant place to live.
The Tacoma Christian Center has a gym and
a number of community facilities, and is the
community’s anchor.

-

There is a limited existing employment base
with few anchors, moderate trade area
demographics, and insufficient rent and value
levels to support intensive new investment.

+ Meets criteria

-- 578 --

Comments / steps to improve performance
While there is a relatively wide range of public
and private land uses, the center is likely
to small and isolated to be able to attract
neighborhood oriented anchor businesses.

Thriving
economy

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

0 Potentially meets criteria

- Difficult to meet criteria
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Figure 51. South Tacoma Way economic facts
MUC
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Total Businesses
Total Employment

SOUTH TACOMA WAY

Employment/Capita

The 56th and South Tacoma Way MUC is the
commercial core of the southern Pacific Highway
Corridor. While there are traditional auto-oriented
uses such as auto dealers to the north of the MUC,
the core is a traditional business district with one and
two story buildings fronting on the street. The existing
commercial businesses serve other businesses and
households throughout the Tacoma area. There are
122 businesses with almost 1,400 employees, higher
than all but the Tacoma Central MUC. The major
anchor businesses are a Grocery Outlet, several
restaurants, and miscellaneous service businesses.
The area to the west of the MUC is a major industrial
area. There are only 90 housing units in the MUC, with
most of those being multifamily units. The median
home price and rent are well below the averages for
the City as a whole. Similarly, the median household
income is well below the average as well.
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Figure 52. South
Tacoma Way mix of
uses
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QUALITY OF LIFE
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Figure 53. South
Tacoma Way quality of
life map

OAK WOOD
CEMETERY

l

Low-density housing and the
Manufacturing/Industrial Center surround
the MUC which causes the area to feel
isolated, although new investments by Star
Center, southwest of the district, should
bring new vibrancy.

POST LIBRARY/
OFFICE FIRE STATION

CORE PRIMARY
PEDESTRIAN STREET
FARMER’S
MARKET

INSTITUTIONAL
ATTRACTIONS
COMMERCIAL
RECREATION
EDUCATIONAL FACILITIES
SOUTH END
RECREATION AREA

OTHER INSTITUTIONAL
TRANSIT/UTILITIES
STEEP SLOPES

0

0.05

0.1

Active industrial uses and auto repair
uses along the eastern edge of the MUC
contribute to the unique identity and quirky
character. Pedestrian activity is centered
along South Tacoma Way. Between S
52nd and 56th Streets there are a variety of
historic storefronts and a traffic median and
angled parking distinguish the streetscape.
The South Park recreation Center provides
large open space within the center. Other
community amenities line S 56th St,
including post office, library, and weekly
farmer’s market.

SOUNDER COMMUTER RAIL

Miles
0.2

TRANSPORTATION CHOICES
S 56th St is a major east-west aerial
connecting to I-5. Bus route #53 connects
James Center and Tacoma Central
Crossroads Centers. downtown, Lincoln
Neighborhood Center and Lower Pacific
Crossroad Center. Route #300 services
South Tacoma Way, connecting Tacoma
Mall to McChord Air Force Base.

52
U

3
U

300
U

56
U

Figure 54. South
Tacoma Way
transportation options

53
U

BUS ROUTES
EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL

In addition to bus transit, the Sounder
Commuter Rail stops between S 56th
and 58th Streets. 220 parking spaces are
available at the station.
Once the Mobility Plan is implemented,
the area will be well served by bicycle
infrastructure and trail system. Generally,
the walking conditions are good. There
are sidewalks on both sides of streets,
although industrial parking and curb cuts
create gaps in the street edge.

RAILROAD LINE
COMMUTER RAIL
1/2 MILE WALK RADIUS

0

0.125

0.25

Figure 55. Streetscape along STW

Miles
0.5

Figure 56. Unique art in the public realm
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Figure 57. Historic industrial buildings
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OPPORTUNITIES

M1
RCX

1. Support Sounder Rail Stop and
adjacent redevelopment opportunities
as an employment and residential
magnet.

UCX

R4L

2. Build on the funky industrial character
of the MUC by retaining light
manufacturing activities.

R3

Figure 58. South
Tacoma Way
opportunities map

M2
CIX

ZONING

NCX

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

R2-SRD

4. Add street trees.

NCX: NEIGHBORHOOD
COMMERCIAL MIXEDUSE DISTRICT

R3

RCX

CIX: COMMERCIAL
INDUSTRIAL MIXED-USE
DISTRICT

5. Improve connections to South End
recreation area and to multi-family
residents north of cemetery.

M1

DEVELOPABLE LAND

R2-SRD

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

6. Promote building reuse and live/work
residences.

R2
Miles
0.2

M1

MARKET OUTLOOK
The MUC is well located to serve the South Tacoma
market area, at the intersection of two well-travelled
arterials. Retail demand in the center will continue
to grow with growth in the trade area, and will
support for a wider range of neighborhood serving
businesses. The area should also be increasingly
attractive for residential development. A Sounder Rail
Station will be located south of the center, and the
STAR Center is a major recreation complex located
southwest of the center. The existing building stock
offers the potential for affordable housing in the
upper floors of existing buildings. Such space could
also serve as incubator space for new businesses
or studio space for artists. As the area becomes
established as a desirable place to live, new
apartment buildings may be supportable on vacant
or underutilized properties.
This Center has a lot of commercial services but
few residential units and limited redevelopment
opportunities. The overriding focus should be on
encouraging residential development.

Figure 59. 56th and South Tacoma Way summary evaluation
Principle

Summary
evaluation

Mix of uses

0.1

0

Housing
Choices

0.05

C2

Transportation
Choices

0

M1

Quality
of life

R3

0
+

There is very little housing in the center. The
opportunities are building reuse and special
housing such as live/work.
Relatively good bus service, plus the Sounder
commuter rail station and adequate ped-bike
connections provide excellent transportation
choices. Better connections between the
center and the Star Center and residences to
the north would be a significant improvement.

+
0

There is a good existing employment base
with diverse businesses, moderate trade area
demographics, and adequate rent and value
levels to support intensive new investment.

+ Meets criteria

-- 582 --

Comments / steps to improve performance
Commercial land uses dominate. An industrial
belt to the west and a cemetery to the north
limit the ability to develop additional housing.
There are approximately 3,200 du within ½ mile
but many are separated by the cemetery.

The center features substantial public facilities
and amenities for people in the area. Better
connections to the Star Center would add to
its benefits.

Thriving
economy

VACANT LAND

3. Implement the planned bicycle
facilities along S Washington St and
S 56th St. Take special consideration
of the connection to the South End
Recreation Area.

0 Potentially meets criteria

- Difficult to meet criteria
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
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Figure 60. Lincoln economic facts
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LINCOLN
The Lincoln MUC has a diverse mix of ethnic
businesses, drawing patrons from outside the center.
It also serves as a retail and service center for the
surrounding neighborhood. The center boasts over
100 businesses with over 600 employees. Anchor
businesses include ethnic markets, small shops and
a bowling alley. The adjacent Lincoln High School
generates some demand for retail and service
businesses in the center. There are offers over 300
housing units with two-thirds of them being single
family residences. The median home price and rent
are well below the averages for the City as a whole.
Similarly, the median household income is also well
below the City’s average.
Lincoln High School and park occupy over one-half
of the land area. The Center is located very near to
Tacoma’s geographic center and well served by busy
arterials.
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Figure 61. Lincoln
mix of uses map
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Population Characteristics (2014)

ALY
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52.7%
$183,854

Renter-Occupied

Retail
S 32ND ST

23.7%

S 40TH ST
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QUALITY OF LIFE
This well-established neighborhood center
has a large collection of international
businesses and restaurants, particularly
Vietnamese. Most commercial buildings
are one- to two-stories and built to the S
38th and S G Streets’ sidewalks. Hong
Kong Supermarket reinvested in the center
when they took over the Lincoln Bowling
site at the intersection of S Yakima Ave and
S 39th St.

LINCOLN PARK

LINCOLN HIGH SCHOOL

Figure 62. Lincoln
quality of life map
POST OFFICE

CORE PRIMARY
PEDESTRIAN STREET
HISTORIC STRUCTURES
INSTITUTIONAL
ATTRACTIONS

RESTORATION CHRISTIAN MINISTRIES

COMMERCIAL
RECREATION

ALLIANCE CHURCH

EDUCATIONAL FACILITIES
OTHER INSTITUTIONAL
STEEP SLOPES

0

0.05

0.1

Surrounding single-family homes are
showing signs of wear and have not been
well maintained over the past decade.
Vandalism and other minor crime has been
noted as an issue.

Miles
0.2

TRANSPORTATION CHOICES
This center is located close to downtown
and serviced by bus routes #45, #48, #53,
and #54. This excellent transit service
provides connections to downtown and
other MUC’s, including 6th & Pine, Upper
Pacific, Lower Pacific, James Center, and
Lower Portland.
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U
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U
595
U
592
594
U
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574 U
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1
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Figure 63. Lincoln
transportation options
map

U

EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
0

0.125

0.25

Miles
0.5

Figure 64. Single-family homes can be seen
throughout the center

Walking conditions are generally good
except for the occasional Red Maple tree
uprooting the sidewalk. Along S 38th St,
sidewalks are relatively wide, protected
from vehicles with parallel parking, and
many buildings have awnings. Diagonal
parking along S Yakima Ave helps to
narrow the wide right-of-way.
A new bike lane along S G St provides a
protected north-south connection through
the center. A similar facility is planned for S
Thompson Ave. A planned Bike Boulevard
along S 37th St will provide a safe facility
that parallels the main commercial street
and direct connections to Lincoln High
School and Park.

54

BUS ROUTES

1/2 MILE WALK RADIUS

The historic Lincoln High School and park
also contributes to the character of the
MUC. The school was recently renovated
and remains a significant neighborhood
landmark.

Figure 65. A variety of Asian restaurants
and shops line S 38th St
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Figure 66. Lincoln High School was recently
renovated
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R4L

R3

R2-SRD

RCX

1. Encourage mixed-use development
of opportunity sites along S G St,
specifically the area adjacent to Lincoln
High School property.

URX

2. Hardscape removal projects could
address planting areas that have been
paved.
Figure 67. Lincoln
opportunities map

R3

RCX

R3

R2-SRD

3. Implement bicycle facilities identified in
the Mobility Plan.

R2-SRD
HMX

ZONING

4. Examine a street-diet or other strategies
to add street trees.

URX: URBAN
RESIDENTIAL MIXEDUSE
RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

5. Address public health and safety
issues.

R4

NCX: NEIGHBORHOOD
COMMERCIAL MIXEDUSE DISTRICT

NCX

R3

C1

C2

DEVELOPABLE LAND

T

CCX

RCX

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

URX

MARKET OUTLOOK
Retail and service demand within the center will
increase with growth in the surrounding trade area
and interest in the unique mix of ethnic businesses.
The proximity of the high school provides an
opportunity for additional demand by students and
staff if the businesses and school can establish a
compatible relationship. The strongest residential
opportunity within the MUC is for upgrading the
existing single family housing stock. With a base
of lower priced single family homes, the area can
be attractive to first-time home buyers looking for
something affordable. Such units have more value
for renovation than as redevelopment opportunities.
That may be followed by single use multifamily
development on vacant or redevelopment sites
as values and rents increase over time. Programs
that provide greater collaboration among business
owners would be helpful in this area. Upzoning
some of the R3 areas outside of the center might
also trigger some redevelopment.

T

8. Strengthen connections within the
business and residential community to
address maintenance, safety, security,
and identity objectives.
Figure 68. Lincoln summary evaluation
Principle
Mix of uses

Miles
0.2

Housing
Choices

0.1

Transportation
Choices

0.05

R2-SRD

Quality
of life

0

6. Improve sidewalks as necessary
throughout the neighborhood around
the center.
7. A facade improvement program may
benefit the neighborhood.

R2

Thriving
economy

VACANT LAND

R3

Summary
evaluation

0
0

The value of the housing stock is on the low
side and there are few substantial multifamily
developments. Housing enhancement
strategies might be an effective approach
toward upgrading the center’s performance in
general.

+

There is excellent bus service to downtown
and other centers. A bike lane along S “G” St.
and planned bike facilities will provide excellent
bicycle access as well. Pedestrian conditions
are generally good.

+

The center is well served by a high school, park
and a number of local commercial services.
Crime, or at least vandalism, is reported to be
a problem.

0

There is a good existing employment base
with unique anchors, moderate trade area
demographics, and adequate rent and value
levels to support intensive new investment.

+ Meets criteria
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Comments / steps to improve performance
The center is dominated by Lincoln High
School and Park, but the remaining areas
feature a relatively balanced mix of single family,
multifamily and commercial uses. The area is
surrounded by residential neighborhoods and
there is about 3,200 du within ½ mile.

0 Potentially meets criteria

- Difficult to meet criteria
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar
Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Figure 69. Westgate economic facts
MUC

1/2 Mile

89.6

1,011.2

5-Min.
Drive

Land Area
Acres
Businesses (2014)
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0.4

0.3
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3.4

3.6
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4.3

6.9

4.4

221

4,524

17,086

Housing (2008-2012)
Housing Units
Housing Units/Acre

2.5

4.5

>2 Units/Household

30.8%

54.1%

Owner-Occupied
Median Value

60.1%

42.6%

58.2%

$276,700

$274,743

Renter-Occupied

39.9%

57.4%

41.8%

Median Rent

$700

$679

$770

Avg. Rent/SF/month

$1.06
377

8,899

36,780

Households

232

4,348

16,353

Population/Households

1.63

2.05

2.25

$48,916

$42,329

$53,426

Population Characteristics (2014)
Population

Median Income

Traffic Volume on Primary Arterial
N Pearl St

23,000

Commercial Square Footage

N 30TH ST

Retail

208,734

Office

248,949

Total

457,683

Assessed Value/SF

$11 - $23

N PEARL ST

N BRISTOL ST

N VASSAULT ST

N 28TH ST

N SHIRLEY ST

N 26TH ST

0.1

Miles
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Figure 70. Westgate
mis of uses map
COMMERCIAL
COMMERCIAL
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33.5%
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Average Land Value

PRIVATE DR

N NARROWS DR

PRIVATE DR

The Westgate MUC consists of three parts: the
Westgate North and South shopping centers and
the residential and public land on the west side of
Pearl Street. The two shopping centers are traditional
neighborhood centers, anchored by grocery stores and
serving a trade area within a one to three mile radius.
Safeway anchors Westgate North while Albertsons
anchored Westgate South until its recent closure.
Other businesses are a hardware store, drugstore,
fast food restaurants and miscellaneous retail and
service businesses. Residential development is
largely multifamily in two and three story garden style
apartment buildings to the northwest and southwest
of the center. The area between is owned by the City
of Tacoma and includes park land and a substation.
Median home values are well above the average for the
city as a whole while rents are lower. Median income is
slightly above that for the city.

Total Businesses

51%

RECREATION
OPEN SPACE

0%

EDUCATIONAL EDUCATION
FACILITIES

0%

OTHER
INSTITUTIONAL
OTHER
INSTITUTIONAL

0%

MULTIFAMILY
MULTI-FAMILYRESIDENTIAL
RESIDENTIAL
SINGLE-FAMILY
SINGLE-FAMILYRESIDENTIAL
RESIDENTIAL

24%
1%

TRANSPORTATION/UTILITIES
TRANSPORTATION
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INDUSTRIAL
INDUSTRIAL
VACANT
VACANT

12%
0%
4%

Average Daily Trips
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QUALITY OF LIFE
This is primarily an auto-oriented district,
with strip malls set back from the street
by large parking lots. Albertsons anchored
the Westgate South shopping center
but recently closed, now lacking a large
commercial tenant.

TPU POWER
STATION

VACATED
ALBERTSONS

Figure 71. Westgate
quality of life map
CORE PRIMARY
PEDESTRIAN STREET

Along N Pearl Street, a narrow median
ends half way between N 26th St and
Westgate Blvd. The trees are diseased and
will need to be replaced.
There are a few garden-style apartment
complexes within the district but currently a
desirable area to live.

OFFICE
PARK

INSTITUTIONAL
ATTRACTIONS
COMMERCIAL
EDUCATIONAL FACILITIES

The adjacent street grid is interrupted,
forming large blocks with little connectivity.
This may be due, in part, to the large rightof-way needed for the power lines.

WESTGATE BAPTIST CHURCH

OTHER INSTITUTIONAL
TRANSIT/UTILITIES
STEEP SLOPES

0

0.05

0.1

Miles
0.2

TRANSPORTATION CHOICES
Route #10 is the only bus to serve this
district, with a stop to along the northern
edge. This bus has a headway of 30
minutes and connects Point Defiance ferry
terminal to James Center.
Proposed bicycle routes will greatly
enhance transportation options yet there
is a lack of existing facilities, including bike
racks.
Besides N Pearl street, the existing
sidewalks are in poor condition. The large
block sizes hinder walkability and there is
no mid-block crossing between Wesgate
Blvd and N 26th St.

10
U

Figure 72. Westgate
transportation options
map
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0.125
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OPPORTUNITIES

R1

1. Require new development to front N
Pearl St and reduce the appearance of
parking.

R2

2. Encourage mixed-use redevelopment
of the Albertsons site and reintegrating
the street grid to improve connectivity.

RCX
R4L

3. Explore redevelopment opportunities for
the vacant wooded property just south
of substation. The creation of a park or
plaza space within the center could be
a defining feature.

RCX

Figure 73. Westgate
opportunities map
ZONING

CCX

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

R1

CCX: COMMUNITY
COMMERCIAL MIXEDUSE DISTRICT

4. Extend median along the length of
Pearl. Consider adding landscape
plantings and street trees as buffers
between sidewalks and curbs.

R2

R2: ONE FAMILY
DWELLING
R3: TWO FAMILY
DWELLING
POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

R3

MARKET OUTLOOK
Retail demand in the center will continue to grow
with growth in the surrounding trade area, although
the vacated Albertsons store may not attract another
anchor grocery. The lack of an anchor in Westgate
South creates an opportunity for redevelopment for
a broader mix of uses. A vacant anchor provides an
incentive for a property owner to consider alternative
uses. Further, a vacant anchor eliminates parking
restrictions that might otherwise hamper increases
in density on the property. Redevelopment for
residential or mixed use might be feasible if the land
basis is reasonable. The other opportunity for new
development might be the city-owned property to
the west of Pearl. This land could be suitable for two
and three story residential development with some
supporting retail development.
The southern center (Albertson’s) could provide a
redevelopment opportunity for a mixed use/ lifestyle
center. A planned action EIS could help kick-start
such a development.
The City might encourage redevelopment in the
area by engaging property and business owners to
explore redevelopment opportunities and a more
up-to-date vision for the commercial area. Once that
is emphasized, the City could pursue implementation
tools such as a planned action EIS or other
measures discussed in the Implementation section.

R4L

Figure 74. Westgate summary evaluation
Principle
Mix of uses

Miles
0.2

Housing
Choices

0.1

Summary
evaluation

+
+

Nearly all the residences in the center are
multifamily but the center is surrounded by a
substantial single family neighborhood.

0

There are no parks, open spaces, or public
amenities and few pleasant pedestrian
environments.

0

There is a good existing employment base with
established retail anchors, moderate trade area
demographics, and adequate rent and value
levels to support intensive new investment.

+ Meets criteria
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Comments / steps to improve performance
Two neighborhood shopping centers provide
excellent commercial services and 24% of
the center is occupied by multifamily housing.
There are only 221 units in the center but about
4,500 within ½ mile.

Circulation is perhaps the center’s greatest
challenge. There is only one bus (which mostly
skirts the center), poor to fair pedestrian
conditions and no convenient bike facilities.
Large superblocks impede all transportation
modes.

Transportation
Choices

R2
0.05

Quality
of life

0

6. Consider reducing the core pedestrian
street to focus ground floor commercial
development at intersection and allow
stand alone multifamily infill throughout
the rest of the center.

R2

R2

Thriving
economy

VACANT LAND

5. Improve Transit?

R3

DEVELOPABLE LAND

0 Potentially meets criteria

- Difficult to meet criteria
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Figure 75. Lower Portland Ave economic facts
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Figure 76. Lower
Portland Ave mix of
uses map
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Total Employment

Housing (2008-2012)

The Lower Portland MUC is located south of I-5 at
the Portland Avenue interchange. Portland Avenue
is a high traffic volume arterial, and the entire center
has higher visibility and access from I-5. The existing
businesses on Portland Avenue generally serve the
local neighborhood and do not take advantage of the
freeway location. The major businesses are small autooriented retailers, churches and community service
providers. The center is adjacent to the Puyallup Tribe’s
Emerald Queen Casino and other tribal enterprises.
Much of the eastern portion of the center is vacant in
anticipation of future development by the Tribe. The
portion of the center to the south and west features
120 mostly single family homes. The median home
value is 30% less than the median for the city as a
whole. The median household income is 10% below
the median for the city.
I5R

Total Businesses

54%

TRANSPORTATION/UTILITIES
TRANSPORTATION

2%

INDUSTRIAL
INDUSTRIAL

1%

Miles
0.13

VACANT
VACANT
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28%

Average Daily Trips
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QUALITY OF LIFE
A significant portion of the Lower Portland
Ave District is tribal owned and vacant. This
Center is highly impacted by traffic and has
few amenities or other facilities.
CHURCH OF CHRIST

PUYALLUP TRIBE OF INDIANS

TACOMA ADVENTIST
COMMUNITY SERVICES

The street median improves E Portland
Ave’s aesthetics. Despite these efforts,
the streetscape remains an uninviting
pedestrian experience. Billboards and
arterial sized poles line the street and there
is often no vegetated buffer between the
sidewalk and vehicle traffic.

Figure 77. Lower
Portland Ave quality of
life map
CORE PRIMARY
PEDESTRIAN STREET
INSTITUTIONAL
ATTRACTIONS

ST PETER & PAUL CATHOLIC CHURCH

COMMERCIAL
OTHER INSTITUTIONAL
STEEP SLOPES
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0.05

0.1
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0.2

TRANSPORTATION CHOICES

0
U
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574
U
500
U
590 U
400
U
501
594
U U

The district is surrounded by steep slopes,
making east-west vehicle connectivity
difficult. The only bus to service the area is
Route #41, connecting downtown to the
Upper Portland Ave MUC.
595
U

There are no existing and few proposed
bicycle facilities. However, auto-oriented I-5
is good.

41
U

There may be opportunities for more
freeway oriented development, to build on
the incubator, or to partner with tribe.

Figure 78. Lower
Portland Ave
transportation options
map
BUS ROUTES
EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
1/2 MILE WALK RADIUS

0

0.125

0.25

Crosswalks along E Portland Ave have
been improved to meet ADA requirements.

Miles
0.5
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OPPORTUNITIES

C2
M1

R4L

1. Support retail redevelopment along
E Portland Ave and capitalize on
proximity/visibility from I-5.

RCX

2. Keep existing single-family homes and
integrate additional mixed-use housing
throughout the district.

R3

Figure 79. Lower
Portland Ave
opportunities maps

CCX

3. Utilize the ravine as public open space.
R2

4. Allow temporary gardens and other
temporary uses on vacant sites.

ZONING
URX: URBAN
RESIDENTIAL MIXEDUSE

5. Organize a business district.

URX

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

6. Propose area planning jointly with the
tribe.

CCX: COMMUNITY
COMMERCIAL MIXEDUSE DISTRICT

7. Recommend completing the Puyallup
Avenue complete street and to extend
the improvements along Portland to
connect through the MUC.

R2

R2: ONE FAMILY
DWELLING

RCX

R2

DEVELOPABLE LAND

MARKET OUTLOOK
Future development of the center will be largely
driven by plans by the Tribe. New development will
likely take better advantage of the center’s freeway
access and visibility. Larger scale retail should be
supportable along Portland Avenue. With a base
of lower priced single family homes, the area can
be attractive to first-time home buyers looking for
something affordable. Such units have more value
for renovation than as redevelopment opportunities.
That may be followed by single use multifamily
development on vacant or redevelopment sites as
values and rents increase over time.
There are no realistic opportunities here except to
wait for the tribe to do something. Maybe the only
opportunity is “Work with the Puyallup Tribe to
initiate redevelopment.

Figure 80. Lower Portland Ave. summary evaluation
Principle
Mix of
uses

0.1

Housing
Choices

0.05

Transportation
Choices

0

Quality of
life

VACANT LAND

8. Consider reducing the core pedestrian
street to focus more on the core of the
district and to allow more multi family
infill.

Miles
0.2 R2-SRD

Thriving
economy

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

Summary
evaluation

0

There are very few multifamily dwellings in the
center or nearby. The Puyallup Tribe owns a lot
of land and could build substantial multifamily
residences.

0

+ Meets criteria
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Comments / steps to improve performance
With few housing units within the center or
nearby, providing support for commercial
uses will depend on substantial multifamily
development by the Tribe.

The center is isolated by steep slopes but
features bus access to downtown. Pedestrian
and bicycle conditions are generally poor.

With few amenities and an isolated location, it
will be difficult to build an attractive community
unless the Tribe commits to an ambitious effort.
There is a limited existing employment base but
strong attraction with tribal activities, moderate
trade area demographics, and adequate rent
and value levels to support intensive new
investment.
0 Potentially meets criteria

- Difficult to meet criteria
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Figure 81. Upper Portland Ave economic facts
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The MUC features two shopping centers on the west
side of 72nd. The 72nd Street square is anchored by
Goodwill, and Tahoma Vista Center is anchored by
K-Mart. Other major uses are the Covenant Celebration
Church, several retirement homes, an office building
occupied by the State Department of Social and
Health Services, and a new convenience retail center
with service businesses. The southeast quadrant of the
intersection is outside the city limits, but provides an
additional retail center. The MUC serves the southeast
Tacoma area as well as portions of unincorporated
Pierce County. There are 275 housing units, most
of which are single family residences. Median home
values are well below the values for the city as a whole.
The median income is lower than for the city as a
whole as well.

Housing Units/Acre

3.6

2.9

>2 Units/Household

8.7%

30.6%

Owner-Occupied

78.8%

62.0%

64.5%

$195,000

$192,173

$195,144

Renter-Occupied

21.2%

38.0%

35.5%

Median Rent

$1,031

$782

$790

547

7,692

42,260

Households

233

2,483

14,384

Population/Households

2.35

3.10

2.94

$44,912

$43,740

$48,516

Median Value

Avg. Rent/SF/month

$0.97

Population Characteristics (2014)
Population

Median Income

Traffic Volume on Primary Arterial
E Portland Ave
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Commercial Square Footage
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$17-$19

COMMERCIAL
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288,624

Figure 82. Upper
Portland Ave mix of
uses map
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QUALITY OF LIFE
PEOPLES RETIREMENT COMMUNITY

COVENANT
CELEBRATION CHURCH
CLEARVIEW MANOR
DEPT OF
SOCIAL &
HEALTH
SERVICES
72ND STREET SQUARE

HEARTWOOD NURSING HOME

PIERCE CO
PARK & RIDE

Figure 83. Upper
Portland Ave quality of
life map

Pierce County

CORE PRIMARY
PEDESTRIAN STREET
TAHOMA VISTA
SHOPPING CENTER

INSTITUTIONAL
ATTRACTIONS
COMMERCIAL
EDUCATIONAL FACILITIES
OTHER INSTITUTIONAL
TRANSIT/UTILITIES
STEEP SLOPES

0

0.025

Miles
0.1

0.05

Lying at the crossroads of two major
arterials at the southern city boundary,
72nd and Portland center is predominantly
auto oriented. Its character is dominated
by two big box shopping centers and
a regional church, all surrounded by
expansive parking lots. Pedestrian
movement is discouraged by low quality
streetscapes and virtually no pedestrian
connections within or between the large
block developments. There are no public
open spaces, amenities or community
oriented facilities. The sidewalks and
crosswalks at E 72 Street and E Portland
Avenue have been improved recently. The
most attractive and pedestrian oriented
development lies to the south-east of
the E 72nd and E Portland Avenue
intersection. This much smaller shopping
center features good internal pedestrian
connections and landscaping and might be
a model for redevelopment of the rest of
the center if better street frontages are also
provided.

TRANSPORTATION CHOICES

41
U
56
U

42
U
202
U

409
U

Figure 84. Upper
Portland Ave
transportation options
map

Pedestrian conditions are poor. The
streetscapes are uninviting and there
are virtually no internal or mid-block
connections. The shopping centers are cut
off from adjacent residential areas.

BUS ROUTES
EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
PARK-AND-RIDE
1/2 MILE WALK RADIUS

The center has excellent automobile
access, as evidenced by the
preponderance of auto oriented uses and
parking lots. There is also relatively good
transit service. Five bus routes connect the
center to Downtown, Lakewood, Tacoma
Dome and Tacoma Mall with 30 to 60
minute headways. Bicycle facilities are
planned along E 64th Street and Portland
Avenue. There is a park and ride facility on
E 72nd j just west of E Portland Avenue.

0

0.125

0.25

Miles
0.5
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OPPORTUNITIES
URX

1. Focus on the vacant and redevelopable
sites located throughout the center.
Existing shopping centers may
accommodate infill development on
their parking lots. Consider annexing
adjacent Pierce County properties that
are ripe for development and including
them in the suite of Mixed-Use Center
incentives.

R3
R2

URX

Figure 85. Upper
Portland Ave
opportunities map

2. Work with Covenant Celebration
Church to explore redevelopment
potential over their parking lots.

CCX

ZONING
URX: URBAN
RESIDENTIAL MIXEDUSE
CCX: COMMUNITY
COMMERCIAL MIXEDUSE DISTRICT

3. Improve pedestrian connections
within and between large properties.
Connections could be implemented
through redevelopment or minor
remodeling.

C1
R4L

R3: TWO FAMILY
DWELLING
DEVELOPABLE LAND
POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)
VACANT LAND

0

0.025

0.05

4. Improve streetscapes, and add
mid-block crossings and street tree
planting buffer along sidewalk. Due to
limited ROW, it may be necessary to
accomplish this with redevelopment.

Miles
0.1

5. Need to complete street grid and
evaluation street vacation policy, to limit
vacations and maintain pedestrian and
bike connectivity.

MARKET OUTLOOK

The lack of public parks and other facilities suggests that
the local residential community may need civic investment.
Adding a park, community center, or other public facility
may be another way to add activity to this center and
provide a substantial development incentive.

Housing
Choices

Mix of uses

Principle

Quality
of life
Thriving
economy

While physical conditions may hinder pedestrian oriented
development, its location and market strength, as well
as availability of redevelopable land make it worthy of
City attention. It may make sense to consider annexation
of appropriate parcels so that the MUCs’ development
incentives apply. Street improvements will be expensive
relative to their benefit unless they are coordinated with
substantial private investment. Therefore, the City should
contact property owners with large and redevelopable
properties to explore opportunities to coordinate public
actions with private development.

Figure 86. 72nd and Portland summary evaluation

Transportation
Choices

Retail demand in the center will continue to rise with growth
in the trade area, and will support additional residential
density in the area. Demand for housing will grow as well
with potential for a wider range of housing types, densities
and rents. In the immediate future, multifamily residential will
likely be 2 and 3-story buildings with surface parking. The
church’s parking area offers the only vacant land in the area.
Unless this sites are made available, new development will
have to occur on existing commercial and residential sites.
If the K-Mart were to close, this property would be prime for
redevelopment. Other peripheral properties around Goodwill
could also be suitable for redevelopment over time.

Summary
evaluation

+
+
0

While most housing in the center is
multifamily, there is a substantial single family
neighborhood around the perimeter.
The center enjoys good bus and automobile
access but does not feature the pedestrian
connections or bicycle access to allow it to
function as an integrated whole. Streetscapes
are uninviting.

-

There are virtually no public facilities or
amenities. Providing such attractions would
be a necessary first step towards achieving a
multi-dimensional center.

-

There is a limited existing employment base
and viable anchors, moderate trade area
demographics, and insufficient rent and value
levels to support intensive new investment.

+ Meets criteria
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Comments / steps to improve performance
The center features a generally balanced mix
of uses if one considers the larger area within
½ mile. The Department of Social and Health
Services and the nursing home provide some
non-retail employment.

0 Potentially meets criteria

- Difficult to meet criteria

Draft – July 29, 2015

Tacoma Mixed Use Centers
N
WY
I5 H

S 32N D S

Page 59

T

S WRIGH

T AVE

T

T

S R7

S C ST

S 34TH S

E 34TH S

T

N

S 35TH S

HWY

E 35TH S

S 34
T

E HARRIS

SR

S DIVISION LN

ON S T

E B ST

S

A ST

Y

S CRANDALL LN

W

S 36TH ST

7H

E DIVISION LN

E DIVISION CT

E 36TH ST

PACIFIC AVE

S D ST

FAWCETT AVE

T

S G ST

ECS

TACOMA AVE S

S 37TH ST

E GEORGE ST

LOWER PACIFIC

E B ST

S 38TH ST

E 40TH ST

0

0.025 0.05

Miles
0.1

-- 599 --

Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community

Draft – July 29, 2015

Tacoma Mixed Use Centers

Page 60

Figure 87. Lower Pacific economic facts
MUC

1/2 Mile

83.2

998.4

5-Min.
Drive

Land Area
Acres
Businesses (2014)

LOWER PACIFIC
The Lower Pacific center is a retail and service center
serving the surrounding residential areas and a wider
trade area. The center features a balanced mix of
commercial, residential, and institutional uses, including
a Hagen’s grocery store, hospital, medical offices,
medical related county offices, and auto-oriented retail.
There are almost 200 housing units, 70% of which are
single family. Median home prices and rents are well
below the averages for the city as a whole. The median
household income is lower than the average for the city
as well.

Total Businesses

71

483

3,438

Total Employment

490

2,591

26,125

Employment/Capita

1.1

0.4

0.6

Employment/Acre

5.9

2.6

Avg. Employees/Business

6.9

5.4

7.6

194

2,877

16,317

Housing (2008-2012)
Housing Units
Housing Units/Acre

2.3

2.9

>2 Units/Household

30.4%

27.2%

Owner-Occupied
Median Value

26.1%

61.7%

58.8%

57.5%

$191,827

$194,940

$186,981

Renter-Occupied

38.3%

41.2%

42.5%

Median Rent
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$781

Avg. Rent/SF/month

$0.97
456

6,615

40,856

Households
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2,601

15,176

Population/Households

2.73

2.54

2.69

$44,359

$45,456

$42,286

Population Characteristics (2014)
Population

Pacific St provides quick access to the downtown and
a sufficiently high traffic volume to support regional
retail business.

Median Income

Traffic Volume on Primary Arterial
Pacific Ave
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Figure 88. Lower
Pacific mix of uses
map
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0%
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Average Daily Trips
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QUALITY OF LIFE
This district is situated on a plateau with
views of Downtown and the Tacoma
Industrial Center on the northern portion.
It is characterized by several major
institutions and auto-oriented commercial
surrounded by single-family residential.
Large block sizes and disruption in the
street grid at S 36th St
SOUND
+ PUGET
HOSPITAL

Vacant land and the Tacoma substation
appear as open space but there is no
designated parks. Proposed walking trails
and public access to the nearby ravine will
be accessible.

CITY OF TACOMA
SUBSTATION

+

MEDICAL
PLAZA
PC HEALTH DEPT &
MEDICAL EXAMINER

Figure 89. Lower
Pacific quality of life
map

Except for a grocery and drug store there
are few neighborhood commercial services
or public facilities. Lincoln High School and
Park are about a quarter-mile to the west.

+ MEDICAL
PLAZA

CORE PRIMARY
PEDESTRIAN STREET
INSTITUTIONAL
ATTRACTIONS

+ COMFORT
DENTAL

COMMERCIAL
OTHER INSTITUTIONAL
TRANSIT/UTILITIES
STEEP SLOPES

0

0.05

0.1

Miles
0.2

TRANSPORTATION CHOICES

3
U
594
U
0
U

574
U
595
U

1
U
53
U
45
U

2

Bus routes #1, #53, and #54 serve this
District with connections for Downtown
and Tacoma Mall, linking 6th & Pine,
Lincoln, Upper Pacific, James Center, and
Lower Portland MUCs.

592
U

42
U

Sidewalks and pedestrian facilities are
present but numerous parking lots line the
street front and do not promote walkability
Pacific Ave.

48
U

54
U

Figure 90. Lower
Pacific transportation
options map
BUS ROUTES
EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
1/2 MILE WALK RADIUS

0

0.125

0.25

Topography makes cycling difficult and
there are no facilities servicing the district,
although one east-west route is proposed
along E 37th St.

Miles
0.5
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OPPORTUNITIES
R3

R4L

R4
C2

1. The vacant properties pose some
opportunities.

RCX
R4L

Figure 91. Lower
Pacific opportunities
map

2. The new County building should be
center facing and provide at least some
modest pedestrian connectivity.

R4L
URX

ZONING

R2-SRD

URX: URBAN
RESIDENTIAL MIXEDUSE

3. Streetscapes and pedestrian
connections should be improved.

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

RCX
R2-SRD
HMX

CCX: COMMUNITY
COMMERCIAL MIXEDUSE DISTRICT

R3
CCX

HMX: HOSPITALMEDICAL MIXED-USE
R4L: LOW DENSITY
MULTI FAMILY
DWELLING

NCX

R2: ONE FAMILY
DWELLING -

C2

DEVELOPABLE LAND

RCX

MARKET OUTLOOK
The strongest future influence in the area will be the
planned development of a new county building with
over 1,000 employees. If this building is designed to
complement the existing development in the area, it
can have a strong stimulative effect on the remainder
of the center. Further, growth in the surrounding
area will provide demand for additional retail
development. The re-opening of the Albertsons
as a Haggen provides an improved retail anchor
for the area. One strongest residential opportunity
within the mixed use center is for upgrading the
existing single family housing stock. With a base
of lower priced single family homes, the area can
be attractive to first-time home buyers looking for
something affordable. Such units have more value
for renovation than as redevelopment opportunities.
That may be followed by single use multifamily
development on vacant sites on the east side of
Pacific as values and rents increase over time.

Figure 92. 34th and Pacific summary evaluation
Principle
Mix of
uses

0.1

Housing
Choices

0.05

Miles
0.2

Transportation
Choices

0

R2

R2-SRD

Quality of
life

URX

Thriving
economy

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)
VACANT LAND

R3

Summary
evaluation

+
+

The center and the area around it provide
a range of single and multifamily options.
Additional multifamily development in the
center would provide housing close to the
medical facilities and to downtown.

0

There is excellent transit service but pedestrian
conditions are poor and the topography limits
bicycling.

-

There are virtually no nearby public facilities or
amenities. Small open spaces for employees
as well as residents might be a positive first
step. Better connections to Lincoln Park might
also help.

0

There is a growing employment base,
moderate trade area demographics, and
adequate rent and value levels to support
intensive new investment.

+ Meets criteria
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Comments / steps to improve performance
The center accommodates a wide range of
uses with substantial local retail. Medical and
public health facilities give Upper Pacific a
strong employment orientation.

0 Potentially meets criteria

- Difficult to meet criteria
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Figure 93. Upper Pacific economic Facts
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UPPER PACIFIC
The 72nd and Pacific center serves a large trade
area in south Tacoma. With high traffic volumes on
both major arterials, and an established anchor in
Fred Meyer, the center offers a strong commercial
component. Other retail uses include a drugstore,
fast food restaurants, bank, bowling alley, motel, and
other auto oriented businesses. There are 275 housing
units in the MUC, with most of those in single family
detached structures. The median home value and
household income is lower than for the city as a whole.
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Population Characteristics (2014)
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Figure 94. Upper
Pacific mix of uses
map
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QUALITY OF LIFE
Development is generally auto-oriented,
with parking dominating the streetscape
character. The McDonald’s was recently
built to the corner and adhered to the
design guidelines.

+

Single-family residences abut the
commercial area with little transition or
design consideration. The commercial
center is characterized by large block
sizes, blocking both north-south and eastwest connections and acting as a barrier
for pedestrians.

PACIFIC GENERAL
MEDICAL CLINIC
CHARLOTTE’S
BLUEBERRY PARK

Figure 95. Upper
Pacific quality of life
map
CORE PRIMARY
PEDESTRIAN STREET
COMMERCIAL

There is no library, school, or other public
facility in this center.

RECREATION
OTHER INSTITUTIONAL
STEEP SLOPES

To the west, Charlotte’s Blueberry Farm
is owned by Metro Parks Tacoma and
the blueberry bushes are maintained by
volunteers. More than 10 of the park’s
acres are wetlands and cannot be
disturbed.

0

0.05

0.1

Miles
0.2

TRANSPORTATION CHOICES
Bus Route #1 and #202 service the
District. #1 provides direct connections
Lower Pacific, Lincoln, Downtown, 6th
Ave & Pine St, and James Center MUCs.
Route #202 travels from Upper Portland
Ave MUC, and then west to 74th St S and
Puget Sound Ave.

202
U
45
U

1
U

There are sidewalks on most streets but
many lack curb and gutters and do not
meet ADA requirements. Walkability is
further hindered by large block sizes,
limited crosswalks, and a no buffer
between the sidewalk and vehicle traffic.
There are two existing north-south bicycle
routes within a half-mile and more planned.

Figure 96. Upper
Pacific transportation
options map
BUS ROUTES
EXISTING BIKE FACILITY
PROPOSED BIKE FACILITY
TRAIL
PROPOSED TRAIL
1/2 MILE WALK RADIUS
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OPPORTUNITIES
1. Aggregate and/or develop the
numerous small vacant and under
utilized parcels.

URX

2. Increase pedestrian connectivity
with new paths through large blocks
and important streetscapes on the
residential street grid.

C1
CCX

Figure 97. Upper
Pacific opportunities
map

3. Add street trees on major arterials.
4. Better connections to Blueberry Farm

R2

ZONING

5. Add street tree planting buffer along
sidewalk.

URX: URBAN
RESIDENTIAL MIXEDUSE
RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT
CCX: COMMUNITY
COMMERCIAL MIXEDUSE DISTRICT

RCX

DEVELOPABLE LAND

Miles
0.2

R4L

MARKET OUTLOOK
The MUC is well located to serve the South Tacoma
market area, at the intersection of two well-travelled
arterials. Retail demand in the center will continue
to grow as the trade area grows, with support
from additional residential density in the area.
The vacant land in the center provides a strong
opportunity for new multifamily development. In
the immediate future, multifamily residential will
likely be two and three story buildings with surface
parking. As prevailing rents in the area increase,
higher density product with some structured parking
may be supportable. There are also underutilized
properties north of 72nd that could be assembled
for larger developments. With increases in prevailing
rents, and depreciation of existing improvements,
redevelopment of these sites will become feasible
over time. With further increases, the area might
support true mixed use buildings.

C1

Figure 98. 72th and Pacific summary evaluation
Principle
Mix of
uses

0.1

Housing
Choices

0.05

Transportation
Choices

R2
0

Quality of
life

VACANT LAND

Thriving
economy

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

Summary
evaluation

0
0

There is a mix of single and multifamily
residences in close proximity. Additional
muiltifamily residences would add housing
choices as well as increased market for local
retail businesses.

0

There are three bus routes with connections
to downtown and other centers but the large
blocks and poor to average streetscapes limit
pedestrian activity.

0

Charlotte’s Blueberry Park is a unique
attraction but the area lacks active open space
for sports and other recreational activities.
Safe pedestrian/bicycle connections such as a
“greenway” to Wapato Park would be a plus.

0

There is a good existing employment base with
a strong retail anchor, moderate trade area
demographics, and adequate rent and value
levels to support intensive new investment.

+ Meets criteria
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Comments / steps to improve performance
The center is dominated by regional retail
businesses but only about 2,700 dwellings
within ½ mile. A small medical clinic adds
some non-retail employment.

0 Potentially meets criteria

- Difficult to meet criteria
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0
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0.1
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Figure 99. James Center economic facts

5-Min.
Drive

MUC

1/2 Mile

249.6

1,241.6

Total Businesses

94

1,042

3,193

Total Employment

780

5,619

16,715
0.5

Land Area
Acres
Businesses (2014)

JAMES CENTER

Employment/Capita

James Center is the largest MUC in terms of land area
outside Downtown Tacoma. It features a diverse mix of
commercial, institutional, and residential uses. Tacoma
Community College (TCC) occupies the east side of
the center and offers a large base of staff and students
to support the adjacent commercial development.
Several retail centers occupy the west side of the
center with Fred Meyer as the major anchor as well
as several smaller retailers and professional services.
Located at the intersection of two high traffic arterials,
the retail businesses serve a large trade area in north
and central Tacoma. The center includes over 1,000
housing units in developments such as Spanish Hills
and Lakeside Landing. The median housing value is
approximately $100,000 higher than the City average
but the median income is lower. The apartments are
attractive garden style apartments with affordable
rents.

0.5

0.7

Employment/Acre

3.13

4.53

Avg. Employees/Business

8.30

5.39

5.23

1,096

4,173

17,299

Housing (2008-2012)
Housing Units
Housing Units/Acre

4.4

3.4

>2 Units/Household

80.3%

59.5%

Owner-Occupied
Median Value
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S HAWTHORNE ST
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S OXFORD ST
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15.8%

35.7%

49.5%

$325,000

$252,157

$266,540

Renter-Occupied

84.2%

64.3%

50.5%

Median Rent

$689

$741

$774

Avg. Rent/SF/month

$0.99

Population Characteristics (2014)
Population

1,691

8,231

36,696

Households

1,015

4,069

16,521

1.67

2.02

2.22

$31,968

$41,170

$49,607

Population/Households
Median Income

Traffic Volume on Primary Arterial
S 19th St

22,000

Commercial Square Footage
Retail

S 10TH ST

R

246,413

Office

80,583

Total

326,996

Average Land Value
Assessed Value/SF

$11

S MACARTHUR ST

S MILDRED ST

S PEARL ST

S 12TH ST

Figure 100.
James Center mix of
uses map
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QUALITY OF LIFE

SPANISH HILLS APTS

n
LAKESIDE LANDING APTS

TACOMA COMMUNITY COLLEGE

Figure 101.
James Center quality
of life map

JAMES CENTER
SHOPPING CENTER

CORE PRIMARY
PEDESTRIAN STREET
INSTITUTIONAL
ATTRACTIONS

PIERCE CO
PARK & RIDE

COMMERCIAL
EDUCATIONAL FACILITIES
TRANSIT/UTILITIES
STEEP SLOPES

0

0.05

0.1

Miles
0.2

While the James Center features
an exemplary mix of uses set within
appropriate settings, the various residential,
commercial and institutional activities
are disconnected by heavily trafficked
arterials, large parking lots, and building
configurations are internally oriented.
The Tacoma Community College (TCC)
campus is surrounded by large parking
lots separating it from the rest of the
community and diminishing its visibility.
S Mildred and S 19th Streets are nicely
landscaped along some frontages, but
generally do not give the sense that the
Center is a special place, commensurate
with its importance. On the other hand, the
campus and the garden style residential
complexes feature quite attractive interior
settings. The large, park-like open space
on the east side of the TCC campus
is potentially an important community
resource, however it is separated from the
majority of the residential population.

TRANSPORTATION CHOICES

100
U

1
U

The James Center enjoys excellent access
private vehicle and transit access. SR 16
is easily access and S 19th St connects
directly to downtown. The Center has a
Transit Center and Park-&-Ride, serving
bus Routes 1, 2, 10, 16, 28, 52, 53, 100,
and 595.

16
U

28
U

10
U

595
U

Figure 102.
James Center
transportation options
map

2
U

BUS ROUTES
EXISTING BIKE FACILITY

52
U

PROPOSED BIKE FACILITY
TRAIL
53
U

PROPOSED TRAIL
PARK-AND-RIDE
1/2 MILE WALK RADIUS

0

0.125

0.25

Miles
0.5
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Pedestrian connectivity is not as well
established. While there are sidewalks
along the arterials, the large block pattern,
lack of crosswalks and pedestrian ramps,
numerous driveways and lack of street
landscaping discourage pedestrian
traffic. Additionally, there is generally poor
pedestrian connectivity within and between
the large properties.
Bicycle facilities have recently been added
to S Mildred St and others are planned.
TCC’s student and employee population
might benefit from better bicycle access.
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OPPORTUNITIES
1. Enhance entrances to TCC campus
and the shopping center to build on
mid-block crossing across S Mildred
Street to encourage students and
faculty to use local commercial services
and provide an attractive entrance to
the campus.

R2
R4L
R4L
T

Figure 103.
James Center
opportunities map

2. Redevelop the James Shopping Center
to provide additional local services.
Improve the S Mildred Street frontage.

RCX

ZONING
RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT

3. Appropriately redevelop TCC parking
lots. For example, consider housing
over structured parking and a
Transportation Demand Management
(TDM) program to be able to reduce
parking.

CCX

CCX: COMMUNITY
COMMERCIAL MIXEDUSE DISTRICT
R4L: LOW DENSITY
MULTI FAMILY
DWELLING

R3

4. Enhance the campus’s street presence
and identity.

DEVELOPABLE LAND
POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE GREATER
THAN IMPROVEMENTS)

5. Improve streetscape S 19th St.
0

0.05

0.1

Miles
0.2

6. Consider bicycle improvements
to upgrade access to the center,
especially TCC.

VACANT LAND

MARKET OUTLOOK

Figure 104.

A first step might be to develop a City/TCC business district
or perhaps like the University District Partnership in Seattle.

James Center summary evaluation
Comments / steps to improve performance

+

TCC is the James Center’s focus but there are
also over 1,000 dwelling units and nearly 1/3
million square feet of commercial space.

Mix of
uses

Summary
evaluation

0

There is excellent vehicle and transit access,
with a transit station. However pedestrian
conditions are not so favorable. TCC’s layout
separates it from its surroundings when better
pedestrian connections would serve it and the
community.

0

TCC’s campus includes ample open space
but it is not particularly accessible to local
residents. Better pedestrian connections
within the center and bicycle connections to
China Lake Park would benefit students and
the community.

+

There is a strong existing employment base
and strong retail and educational anchors,
good trade area demographics, and
adequate rent and value levels to support new
investment.

Transportation
Choices

Housing
Choices

0

Most of the dwellings within the center are very
attractive garden style multifamily residences,
but there are single family neighborhoods in the
vicinity.

Quality of life

The key to enhancing market conditions sufficiently to spur
redevelopment will be upgrading the center’s connectivity,
appearance and identity. Improving pedestrian connections
between the campus and commercial services to the
west and streetscape improvements along S 19th Street
(Opportunities 1 and 4 above) merit near term consideration.
Better connections across S Mildred Street should be
tied to private investments in the James Shopping Center
(Opportunity 2). The City, TCC management and perhaps
Pierce Transit should engage in a cooperative study of
redevelopment of TCC’s parking lots – perhaps with
improved transit facilities in a TOD project. (Opportunity 3)

Principle

Thriving
economy

Retail demand in the center will continue to increase
with growth in the area and improved linkages with TCC.
Demand for housing will grow as well with potential for a
wider range of housing types, densities and rents. In the
immediate future, multifamily residential will likely be two and
three story buildings with surface parking. As prevailing rents
in the area increase, higher density buildings types with
structured parking may be supportable. The only vacant
land in the MUC are on the TCC campus. Perhaps some
of those sites could be made available for development.
Otherwise, new commercial and residential development
would have to occur on existing commercial and residential
sites.

+ Meets criteria
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0 Potentially meets criteria

- Difficult to meet criteria
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Figure 105.

Tacoma Central economic facts
MUC

1/2 Mile

198.4

1,049.6

5-Min.
Drive

Land Area
Acres
Businesses (2014)
Total Businesses
Total Employment

TACOMA CENTRAL

235

616

4,208

2,535

5,068

34,039
0.7

Employment/Capita

Tacoma Central is a major commercial and
employment center in the City. Anchored by Allenmore
Hospital, Walmart, Target, and Bellarmine High
School, the center has over 2,500 jobs. Other notable
uses include professional offices, churches, and
miscellaneous smaller retailers. There are over 400
housing units, 96% of which are rentals. Average
residential rents are somewhat higher than those for
the city as a whole.
The center’s central location and access to SR16 are
important assets. The high traffic volume on S Union
Ave and S 19th St provide plenty of exposure.

3.4

0.8

Employment/Acre

12.8

4.8

Avg. Employees/Business

10.8

8.2

8.1

425

2,631

20,472

Housing (2008-2012)
Housing Units
Housing Units/Acre

2.1

2.5

>2 Units/Household

90.4%

31.5%

Owner-Occupied
Median Value

40.1%

4.0%

47.5%

46.3%

$183,333

$200,765

$223,817

Renter-Occupied

96.0%

52.5%

53.7%

Median Rent

$816

$850

$808

Avg. Rent/SF/month

$1.05

($1.34 since 2008)

Population Characteristics (2014)
Population

740

6,076

46,997

Households
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2,605

19,493

Population/Households

1.41

2.33

2.41

$27,769

$40,334

$41,940

Median Income

Traffic Volume on Primary Arterial
S Union St
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Average Daily Trips

Commercial Square Footage
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Figure 106.
Tacoma Central mix of
uses map
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QUALITY OF LIFE
Primarily an institutional and employment
center, the development layout is quite
different than the surrounding single-family
neighborhoods. The large block size is
broken by curvy roads with sidewalks on
both sides of the street.

FRANKLIN PARK

LIFE CHRISTIAN
ACADEMY
GLORIA DEI
LUTHERAN CHURCH

+
Figure 107.
Tacoma Central quality
of life map

MEDICAL
+ CENTER

ALLENMORE
HOSPITAL

With Franklin Park to the north and Snake
Lake Park to the west, the center is wellserved with open space. There are also
ample commercial services.

SNAKE LAKE PARK
ALLENMORE
GOLF COURSE

CORE PRIMARY
PEDESTRIAN STREET
INSTITUTIONAL
ATTRACTIONS
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DESTINY CITY CHURCH
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FACILITIES
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0
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0.1
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TRANSPORTATION CHOICES
The District is serviced by three buses.
Route #2 connects Downtown to James
Center MUC and Route #57 connects to
Tacoma Mall. Route 51 travels north to 6th
Ave & Pine St and Proctor MUC.

28
U

There are no bicycle facilities and the only
planned routes are adjacent to the District
boundaries.
2
U

The potential HCT route would be down
6th, touching the boundary of Narrows,
going south down Pearl and then following
19th back to the City, thus connecting the
6th Avenue, Narrows, James Center and
Tacoma Central MUC.

57
U

Figure 108.
Tacoma Central
transportation options
map
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OPPORTUNITIES
T

1. Redevelop surface parking lot in front of
Walmart?
R2

CCX

Figure 109.
Tacoma Central
opportunities map

T

ZONING

C1

T

T

RCX: RESIDENTIAL
COMMERCIAL MIXEDUSE DISTRICT
CCX: COMMUNITY
COMMERCIAL MIXEDUSE DISTRICT

2. Implement bicycle facilities plan.

RCX

CCX

3. Work with Life Christian Academy to
explore parking lto redevelopment
opportunities.
HMX

R4L

HMX: HOSPITALMEDICAL MIXED-USE

R2

R4L: LOW DENSITY
MULTI FAMILY
DWELLING

R2
RCX

CCX

R4

DEVELOPABLE LAND

Miles
0.2

MARKET OUTLOOK
The MUC is a strong destination in central
Tacoma, at the intersection of two welltravelled arterials, and with strong retail and
institutional tenants. Retail demand will grow
with growth in the surrounding trade area. The
area is attractive to additional large retailers or
smaller scale shops and service businesses.
Demand for housing will grow as well with
potential for a wider range of housing types,
densities and rents. In the immediate future,
multifamily residential will likely be two and
three story buildings with surface parking. As
prevailing rents in the area increase, higher
density product with structured parking may be
supportable. The only vacant properties in the
MUC are parking lots for the major businesses
and institutions. Perhaps some of those sites
could be made available for development.
Otherwise, new commercial and residential
development would have to occur on existing
commercial and residential sites. With
increases in prevailing rents, and depreciation
of existing improvements, such development
will become feasible over time.

M2

Figure 110.

Tacoma Central summary evaluation

Summary
Principle evaluation
Mix of uses

0.1

Housing
Choices

0.05

Transportation
Choices

0

Quality of
life

VACANT LAND

Thriving
economy

POTENTIALLY
DEVELOPABLE LANDS
(LAND VALUE
GREATER THAN
IMPROVEMENTS)

+ Meets criteria
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Comments / steps to improve
performance

0

With ¾ million SF of retail space and another ½
million SF of office space (including Allenmore
hospital) and two schools, the center features a
strong commercial/institutional orientation. But
there are only about 2,631 residences within
½ mile.

-

Housing choices are limited. Opportunities
for residential development are limited to
redevelopment sites where housing might
be located over parking for commercial or
institutional uses.

0

The center is served by three bus lines, but the
pedestrian connections within and between
uses are poor. The new Walmart development
does provide good pedestrian paths through
the parking lot.

+

With Snake Lake and Franklin Parks on the
center’s perimeter, the area is well served with
open space. The shopping centers include
some local services.

0

There is a good existing employment base with
strong retail and institutional anchors, moderate
trade area demographics, and adequate rent
and value levels to support intensive new
investment.
0 Potentially meets criteria

- Difficult to meet criteria
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ANALYSIS
This section examines the study’s three central questions:
·· How well are the MUCs performing in terms of meeting the comprehensive plan’s objectives?
·· What are the salient economic factors influencing development in the MUCs?
·· Which of the MUCs have the most potential to meet the comprehensive plan’s objectives?
Whereas the Profiles section examined each MUC individually, this section considers all the centers as a group in order to compare their
conditions and frame a comprehensive, city-wide redevelopment strategy. The following lists a few general observations from the profiles
summary, presents a summary of market and feasibility analyses relevant to MUC redevelopment and then evaluates the MUCs in terms of
near and long term redevelopment potential that suggests the comprehensive strategy proposed in the next section.

GENERAL OBSERVATIONS FROM PROFILES
The table below summarizes the evaluations from the profiles. Although (+,0,-) summary evaluation is somewhat subjective, it is useful to
gauge the relative performance to the individual MUCs and makes some generalities apparent. For example, transportation choices and
quality of life tend to be higher in the established neighborhood centers closer to the city center than in the crossroads centers. The two
types are relatively even in the mix of uses, housing choices and economic performance.

SUMMARY OF COMPREHENSIVE PLAN CRITERIA EVALUATION
C.P. CRITERIA

CROSSROADS CENTERS

NEIGHBORHOOD CENTERS

CENTER NAME

Mix of

Housing

Uses

Choices

Transportation
Choices

Life/Active Living

6TH AVENUE

+

+

+

0

+

NARROWS

0

0

+

+

0

PROCTOR

+

0

+

+

+

MCKINLEY

0

0

0

+

-

SOUTH TACOMA WAY

0

0

+

+

0

LINCOLN

0

0

+

+

0

Mix of

Housing

Quality of

Uses

Choices

Transportation
Choices

Life/Active Living

WESTGATE

+

+

-

0

0

LOWER PORTLAND AVE

-

0

-

-

0

UPPER PORTLAND AVE

+

+

0

-

-

LOWER PACIFIC

+

+

0

-

0

UPPER PACIFIC

0

0

0

0

0

JAMES CENTER

+

0

0

0

+

TACOMA CENTRAL

0

-

0

+

0
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SUMMARY OF DEVELOPMENT OPPORTUNITIES
The real estate market conditions within each MUC can be used to classify potential development opportunities
according to the type, strength and likelihood of near term development for more dense land use by type. The
opportunities are defined as follows.
Established: a market with past and continuing economic growth, and demonstrated projects showing the
potential to achieve sufficient rents to support new development at urban densities.
Emerging: a market that is experiencing development activity, but not yet at the rent levels necessary to
support new development at urban densities. It also includes markets with new projects that will provide a
catalyst for the development.
Limited: a market with that is not experiencing any growth pressure and low rents.
Development opportunities are summarized by land use and center n the following table.

Figure 111.

Market Opportunities for Mixed use Centers

MULTIFAMILY

RETAIL

OFFICE

SIXTH AVENUE

Emerging

Established

Limited

NARROWS

Emerging

Emerging

Limited

PROCTOR

Established

Established

Limited

MCKINLEY

Limited

Limited

Limited

SOUTH TACOMA WAY

Emerging

Emerging

Limited

LINCOLN

Emerging

Established

Limited

WESTGATE

Emerging

Established

Limited

LOWER PORTLAND

Limited

Emerging

Limited

UPPER PORTLAND

Emerging

Emerging

Limited

LOWER PACIFIC AVE

Emerging

Emerging

Emerging

UPPER PACIFIC AVE

Emerging

Established

Limited

JAMES CENTER

Emerging

Established

Established

TACOMA CENTRAL

Emerging

Established

Established

The classifications are generally unchanged from the designations in the market analysis for the 2008 analysis
of mixed use centers.
·· The market response to the soon-to-be-completed Proctor Station mixed use project supports the
designation of Established for multifamily.
·· The amount of existing multifamily development in the areas around James Center, Westgate, 38th and G,
and Narrows, while still at moderate rent levels suggest the designation of Emerging.
·· The strong restaurant and entertainment activity in 6th and Pine supports the designation of Established
for retail.
·· The proposed county office building at 34th and G should support a designation of emerging for all uses.
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TRIGGER FOR CHANGES IN INCENTIVE OPTIONS
As development conditions change, the need for certain incentives to assure feasibility will
change as well. Two relevant measures are apartment rents and land price.
The spectrum of prevailing apartment rents can be broken into five intervals:
·· Below $1.00 per square foot per month, rents aren’t high enough to support any type
of new construction.
·· Between $1.00 and $1.25 per square foot per month, rents are high enough to
support garden apartments with surface parking and few project amenities.
·· Between $1.25 and $1.75 per square foot per month, rents are high enough to
support garden apartments with some under- building parking and various project
amenities.
·· Between $1.75 and $2.00 per square foot per month, rents are high enough to
support mixed use buildings with structured parking and various project amenities, in
conjunction with incentives such as property tax exemption.
Over $2.00 per square foot per month, rents are high enough to support mixed use
projects with structured parking, without the need for tax incentives.

BUILDING TYPES SUPPORTED BY APARTMENT RENTS
MONTHLY APARTMENT RENTS
$1.25/SF/Month

$1.75/SF/Month

$2.00/SF/Month

TYPES

$1.00/SF/Month

APPLICABLE CENTERS

Garden Apts w/ Surface Parking
and Few Amenities

Garden Apts w/ Some
Underground Parking & Amenities

Residential or Mixed Use Building
w/ Structured Parking (requires tax
incentives)
Proctor

Narrows

Westgate

McKinley

Lincoln

STW

Lower Pacific

Lower Portland

6th Ave.

Upper Portland
Upper Pacific
James Center
Tacoma Central
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As a center achieves rents at progressively higher levels (in constant dollar terms), the opportunities and necessary
incentives shift as well.
The spectrum of land price (or property acquisition cost for improved properties) can be broken into several intervals
as well.
·· Below $50 per square foot, the cost of land for surface parking is lower than the cost of under-building
parking. There is no incentive to increase density by placing any of the parking under the building.
·· Between $50 and $70 per square foot, it’s supportable to increase density by providing some structured
parking above ground.
·· Above $70 per square foot, it’s supportable to increase density by providing all parking in an underground
structure.
As land values increase over time (in constant dollar terms), the opportunities and likely type of development will shift
as well.
It would be prudent for the City to review economic conditions on a regular basis, say every five years, to determine
whether an individual center has changed its position along either spectrum. The palette of incentives that may be
available could be adjusted accordingly.

MOST COST EFFECTIVE PARKING SOLUTION AS A FUNCTION OF LAND PRICE
LAND PRICE
$50/SF

$70/SF

TYPE OF PARKING

$0/SF

Surface Parking

Some Above Ground Structured
Parking

Narrows

6th

McKinley

Lincoln

STW

Proctor

CENTERS

Westgate
Lower Portland
Upper Portland
Lower Pacific
Upper Pacific
James Center
Tacoma Central
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FEASIBILITY ANALYSIS OF APPLICABLE DEVELOPMENT TYPES
PURPOSE OF ANALYSIS
Meeting the objectives for the Mixed Use Centers will require significant investment by private property
owners and developers. Such investment can only be attracted if there is adequate entrepreneurial
return on that investment. Opportunity sites have been identified within the centers as representative of
different development conditions. These sites have been subjected to a feasibility analysis to determine
whether development is feasible in the near-term, and what conditions are necessary for feasibility.
This section summarizes the results of the feasibility analysis for different development concepts
presented in the full report by Property Counselors at Appendix A.

SUMMARY OF ANALYSIS
SUMMARY OF OPPORTUNITY SITES

Four opportunity sites were evaluated to reflect a range of residential density, existing site condition and building reuse potential.

6th and Cedar is intended
to be representative of a 5
over 1 mixed use building
on a redevelopment site.
The site includes four
single family dwellings in
commercial use. The new
building would provide 50
residential units and 9,000
square feet of retail with
58 underground parking
spaces.

72nd and Pacific is intended
to be representative of
horizontal mixed use
with a single story retail
building next to a residential
building with three floors of
apartments over parking.
The new building would
provide 50 residential units
and 4,800 square feet
of retail with 90 parking
spaces.
A development like that
envisioned at 6th & Cedar

38th and G is intended to
be representative of a 5
over 1 mixed use building
on a vacant site. The new
building would provide 55
residential units and 7,700
square feet of retail with
53 underground parking
spaces.

A development like that
envisioned at 38th & G

A development with the same
Characteristics as envisioned
at 72nd & Pacific

South Tacoma Way
is intended to be
representative of the
renovation and reuse
of existing buildings in
established commercial
districts. Most of the
multistory buildings along
South Tacoma Way are
narrow and are limited to a
small number of residential
units. The renovated
building considered
here would provide four
residential uses and 2,250
square feet of retail space
with no on-site parking.
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An older building with residential
units in the upper story as
envisioned at 56th and
South Tacoma Way.
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SUMMARY OF FINANCIAL ANALYSIS METHOD

Several development scenarios are identified for each concept and subjected to a financial feasibility analysis. The
proforma feasibility analysis compares the cost of development to completed value to determine the entrepreneurial
profit. Entrepreneurial profit is considered the compensation to a developer for incurring the risk of undertaking and
completing a project. Entrepreneurial profit for any development plan is compared to a target rate to identify whether that
option is feasible. Entrepreneurial return of 15% or more of the development cost is within the typical range for feasible
development.
Each case for each site can be evaluated according to two measures:
·· Does the entrepreneurial return exceed 15% of development cost? If so, that case is considered feasible, and
could attract private investment.
·· If a case isn’t feasible given the base assumptions, what conditions would be necessary for feasibility and are they
achievable? The necessary conditions can reflect a combination of higher rents, lower construction costs, lower
land costs, and available development incentives.

SUMMARY OF FINANCIAL RESULTS

The results can be summarized with the two measures shown for three cases for each site in the following table. The
cases include a base case, as well as cases with the multifamily property tax exemption, both eight year (with no
dedicated affordable housing) and 12 year (with 20% of units as affordable at 80% of median income levels for the
county). The cases that represent acceptable rates of return are highlighted in the following table.

Figure 112.

Summary of Financial Analysis Results
Base

MFTE 8-year

MFTE 12-year

6th and Cedar
Return as Percent of Investment

8.49%

14.18%

8.22%

Necessary Apartment Rent (/SF/Yr)

$23.58

$22.69

$22.42

Assumed Apartment Rent (/SF/Yr)

$21.60

$21.60

$21.60

12.18%

18.45%

11.88%

38th and G
Return as Percent of Investment
Necessary Apartment Rent (/SF/Yr)

$23.00

$22.11

$21.88

Assumed Apartment Rent (/SF/Yr)

$21.60

$21.60

$21.60

Return as Percent of Investment

4.10%

10.08%

12.18%

Necessary Apartment Rent (/SF/Yr)

$17.26

$16.63

$16.33

Assumed Apartment Rent (/SF/Yr)

$15.60

$15.60

$15.60

20.71%

24.09%

25.27%

72nd & Pacific

So. Tacoma Wy.
Return as Percent of Investment
Necessary Apartment Rent (/SF/Yr)

$17.25

$16.62

$16.40

Assumed Apartment Rent (/SF/Yr)

$15.60

$15.60

$15.60

For the 6th and Cedar site, the development would almost achieve the 15% target rate of return under the eight year
tax exemption case. The reduced operating costs under that case improve the operating income and rate of return.
With the 12 year exemption, the operating costs are further reduced, but the foregone rental revenue from the affordable
units more than offsets that benefit.
For the 38th and G site, the development would perform somewhat better than the 6th and Cedar concept because
the cost of acquiring a vacant site is less than the cost of redevelopment parcels. The eight year tax exemption case is
feasible.
For the 72nd and Pacific site, the development would not achieve the 15% target rate of return under any of the three
cases. The reduced operating costs under the eight year case improve the operating income and rate of return. With
the 12 year exemption, the operating costs are further reduced, and the rental revenue from the affordable units is not
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reduced because assumed market rents do not exceed affordable rents. The necessary rents to achieve the target
return are within 5% of the assumed levels under the 12 year exemption case, a gap that could realistically close with
improved market conditions.
For the South Tacoma site, all three cases are feasible, and generate very high returns. These cases are all somewhat
speculative as renovation costs could greatly exceed assumed levels if major building upgrades are required. The
building currently has residential uses on the second floor, so there would not be a change of use. However, the existing
units have to be vacant for a period of at least a year if the project is to be eligible for the tax exemption program.

SUMMARY OF CONCLUSIONS
1. Based on the results of the analysis, it’s likely that 5 over 1 mixed use buildings could be feasible in the MUC’s with
higher prevailing rents. While the necessary rent for feasibility is somewhat higher than the assumed market rent for
the base case, it’s possible that this gap would narrow over time.
2. The use of the tax exemption program will enhance the feasibility of the 5 over 1 development concepts. The
reduced operating costs under the eight year exemption provides for a greater rate of return. Under the 12 year
program, the foregone income for the affordable units would offset the value of the lower operating costs. Use of
the 8 year exemption will likely be necessary to provide incentives for this type of development in all but the most
popular mixed use centers.
3. The additional cost of site acquisition under a redevelopment scenario (versus a vacant site) provides an additional
challenge, and makes the tax exemption incentive important in fully built-out areas.
4. The development of horizontal mixed use should be feasible in most of the MUC’s. The lower cost of surface or
under building parking and three floor apartments result in a necessary rent level that is achievable in most MUC’s,
and is actually affordable at the 80% of median level. Availability of the tax exemption program provides a valuable
incentive for such a concept.
5. There are opportunities to redevelop existing buildings in some MUC’s, but the opportunities will depend largely on
the characteristics and conditions of individual buildings.
6. There are a variety of public improvements that have been identified and which will enhance the desirability of the
MUC’s and the feasibility of development:
··
··
··
··

Pedestrian improvements.
Expanded bike lanes and trails.
Streetscape improvements at select locations.
Community open space and park improvements

Figure 113.

Feasibility Analysis of Development Concepts Applicability to Other MUC’s
6th and Cedar

38th and G

72nd & Pacific

So. Tacoma Wy.

Mixed-Use
Redevelopment Site

Mixed-Use Vacant Site

Horizontal Mixed-Use

Building Reuse

6th Ave.
Narrows
Proctor
McKinley
South Tacoma Way
Lincoln
Westgate
Lower Portland
Upper Portland
Lower Pacific
Upper Pacific
James Center
Tacoma Central
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SUMMARY OF MUC PERFORMANCE AND DEVELOPMENT
The chart below translates the results of the economic analysis and the general observations presented earlier into a
general evaluation of MUC performance relative to various development thresholds. While this is a somewhat subjective
evaluation, it does appear that some MUCs are achieving the comprehensive plan’s objectives. For example, Proctor and
6th & Pine both are lively, well-connected commercial hubs with a variety of residential opportunities in an attractive setting.
CHALLENGING

LONG TERM POTENTIAL

NEAR TERM PROMISE

ACHIEVES GOALS

CHALLENGING

LONG TERM POTENTIAL

NEAR TERM PROMISE

ACHIEVES GOALS

NEIGHbORHOOd CENTERS

6th Avenue
Narrows
Proctor
McKinley
South Tacoma Way
Lincoln

Westgate

CROSSROAdS CENTERS

Lower Portland Ave
Upper Portland Ave
Lower Pacific
Upper Pacific
James Center
Tacoma Central

There are at least 4 MUCs that do not currently possess the full suite of desired characteristics but which could within 5
years or so, achieve the comprehensive plan’s criteria. South Tacoma Way, Lincoln, Lower Pacific, and James Center all fit
this category as they have many of the necessary physical attributes and emerging or established real estate markets.
A third set of MUCs have the potential to meet comprehensive plan criteria, but to do so will require substantial
redevelopment of already developed sites and will take some time for sufficient market demand to emerge. Except for the
Narrows MUC, all of the centers in this category are crossroads centers with a suburban character and land use pattern
with poor pedestrian connections and few local amenities. However, these centers do have the capacity to become high
performance MUCs when large site redevelopment occurs. Examples of this type of redevelopment include commercial
centers in Greenwood (Seattle), University Village, and Factoria. In each case, redevelopment was triggered when the older
buildings had reached their life expectancy and the residential market became sufficient to spur new projects.
The Narrows MUC features a pleasant setting and good transportation access but is small and without many redevelopable
properties. However, if one considers the commercial resources and development opportunities directly to the east and
south-east, the Narrows could function as a viable MUC if it is integrated with these adjacent assets.
Two centers face especially difficult challenges in becoming true mixed use centers. McKinley, although an attractive
residential neighborhood does not have the developable land or retail market to attract much commercial development.
Lower Portland Avenue current lacks the mix of uses and urban qualities that would make it a center. Also, the Tribe owns
many of the properties so little can be done until it decides to redevelop.
The fact that individual MUCs are in different stages of development and have different market opportunities and
physical characteristics suggests a city-wide MUC redevelopment strategy that considers the timing of evolving market
opportunities, priorities for public resource allocation, and collaboration with community and developer partners. Such a
strategy is proposed in the next section.
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RECOMMENDATIONS
RECOMMENDED IMPLEMENTATION STRATEGY
There are three approaches that the City can take to stimulate development and achieve the
Comprehensive Plan Mixed Use Center (MUC) policy objectives:
·· Focus resources on encouraging development in one or two centers at a time to achieve highly
visible and near-term improvements.
·· Address special redevelopment opportunities as they emerge in various centers in order to
obtain maximum public benefit from public actions.
·· Realign existing City programs to more effectively focus City resources toward the mixed use
centers.
Fortunately these three approaches are not mutually exclusive, so the implementation strategy
recommended by this plan weaves together these three sets of actions. The narrative below
summarizes recommended actions for each approach with the assumption that all three could be
pursued without necessarily requiring extensive new resources or reducing their effectiveness.
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STRATEGIES
1. FOCUS ON ONE OR TWO CENTERS FOR MAXIMUM EFFECT
This approach places the most City attention and resources on those centers where the real estate market is
emerging and where public efforts would have the most benefit. Its primary advantage is that given the right
conditions and effective public actions, this strategy will produce the most visible and measurable benefits in
the shortest period. The City Council has already decided to focus attention on Lincoln and South Tacoma Way
MUC’s. Both of these centers do have an emerging market and substantial development opportunities.

LINCOLN MIXED USE CENTER
With its central location, park and school, variety of small businesses, Asian business identity and
redevelopment sites, Lincoln would benefit from a variety of activities including
1. Initiate a BID or LID to upgrade streetscapes. S. 38th St. and S. G St. are both lined with businesses
over about a ¼ mile length, making them well configured as core primary pedestrian oriented streets.
More attractive landscaping, paving and street fixtures, perhaps partially funded through a BID or LID,
would greatly enhance pedestrian conditions. Similar improvements in other business districts, when
combined with other business improvement activities, have led to about a 6 to 12% increase in retail
sales.
2. Revive business promotion program. There was once a successful merchants’ organization in the
district but it has become less active over the years. Reviving an improvement association would be an
important activity and necessary to obtain the benefits from physical improvements.
3. Initiate residential neighborhood center program. The center is surrounded by compact, small
scale affordable housing that is potentially a great asset. However, many of the residences need repair. A
neighborhood improvement program focusing on self-help maintenance, security and services would help
stabilize the area and enhance the center’s desirability for new development.
4. Explore EB-5 funding. The federal government created the EB-5 program in 1990 to encourage
more foreign investment in the United States. Foreign nationals that invest a minimum of $1 million (or
$500,000 in targeted employment areas) in a job creating commercial enterprise can be eligible to receive
a United States green card. Foreign nationals may also choose to invest through a third party Regional
Center to manage their investment and job creation requirements. The American Life Tacoma Regional
Center includes Downtown Tacoma, the corridor along Tacoma Way, and an area south of I-5 extending
to the eastern city limits. The regional center could be expanded to include the Lincoln neighborhood if
it (or a subset of its census block groups) qualifies as a targeted employment area with employment rate
150% or more of the national average, currently 8.1% based on a national rate of 5.4%.
5. Extend center east along S 38th St. Lincoln is separated from the 34th and Pacific MUC by less than
¼ mile and the two centers are complementary in terms of land use and configuration. While Lincoln has
a large park and school and pedestrian oriented businesses, 34th and Pacific has a strong employment
base and direct access into downtown. Connecting the two MUC’s along S 38th St. might provide some
advantages in terms of identity and mix of uses. There are some potentially redevelopable sites on S 38th
St between the two MUC’s that with the proper zoning and protections to neighboring residences could
provide for additional multiple family housing.
6. Work with Lincoln High School to encourage better stewardship of the public realm, patronage
of local businesses and youth employment opportunities. Some business owners feel that Lincoln
High School’s proximity is a disadvantage because of vandalism and other problems. It seems that a high
school is potentially a local asset, so measures to improve relationships between the business community
and the school and its students should be explored.
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SOUTH TACOMA WAY MIXED USE CENTER
The South Tacoma Way MUC features many advantages including a wide variety of retail, commercial and
industrial uses, proximity to a Sounder Commuter Rail station, good bus service, a “main street” character, and
proximity to the STAR recreation center. However, there are few residences within walking distance and the
area to the west of the center is dominated by rail oriented industrial uses which are important for employment
but limit opportunities for mixed-use development. A large cemetery north east of the center separates
businesses from residents in that direction. Recommended measures enhance this center include:
1. Install street trees on S Tacoma Way. Even though a median has been installed along this section of
S Tacoma Way, street trees would greatly enhance the district’s pedestrian qualities and provide a better
setting for residences developed over commercial uses.
2. Improve connections to STAR Center. Although the STAR Center is less than ¼ mile away (as the
crow flies), the pedestrian and bicycle routes to it from S Tacoma Way are circuitous and not pleasant or
visible so that the STAR Center is not identifiable as a community asset. Better connections would greatly
enhance the MUC’s desirability for development.
3. Improve connections to multifamily area north of cemetery. There are a number of higher density
multifamily complexes just north of S 48th St. which are potentially within walking distance of the MUC’s
businesses. A short trail through the cemetery’s northwest corner crossing the Water Ditch Trail would
increase access for a large number of residents.
4. Initiate a business improvement program. The MUC already has a wide variety of businesses that
serve both a local and regional clientele. Better organization for marketing and business development
could help leverage the opportunities presented by proximity to the transit station, STAR Center and
employment base, as well as the district’s edgy but attractive physical character.
While the City Council has already determined the priority two centers for the next few years, it will be important
to consider the criteria by which to select the next centers to receive special attention. Individual Council
members have articulated a number of diverse criteria for selecting priority centers, including:
·· According to Council districts so that each district receives its “fair share” of resources. This would ensure
that the resources are spread around the city in an equitable manner.
·· According to which center needs it the most assistance. This criterion also focuses on equity, but more in
terms of those centers with the most social, economic and environmental constraints.
·· Allocating resources to those centers that have not received much attention in the past. This is a third
way to consider equity.
·· According to where the resources would have the most direct and immediate impact towards achieving
the type of development envisioned for the neighborhood centers. This criterion is the most strategic in
the sense is that leverages public resources for maximum benefit.
One other criterion might be to allocate resources to those centers that propose to initiate MUC improvement
activities on their own but that need public resources to assist their efforts. For example, the City might provide
a fund or program that assists local communities in self-help or business development programs. Or the City
might offer to construct public infrastructure improvements to support major private development, provided that
the public benefit is clear. The City’s LID process and some City programs already work in a similar manner,
but under this approach, the individual centers might compete for funds or staff resources by proposing
projects partially funded or implemented from other sources. This “The City helps those who help themselves”
approach would favor MUC’s that already are organized and have access to local resources so some way to
“level the playing field” would be necessary.
All of the above criteria listed above have merit and no one criterion is recommended. It is suggested that the
City Council consider the criteria in a balanced approach when deciding which centers should receive high
priority.
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2. ADDRESS SPECIAL OPPORTUNITIES AND NEEDS
While the first approach does achieve benefits in the short term, its intrinsic disadvantage is that it does not
respond to the needs or opportunities in other MUC’s. The second leg of the recommended three part strategy
counterbalances that shortcoming by directing some of the City’s resources toward special situations in various
centers where special needs or opportunities arise. The analysis in the previous section identified conditions in
most of the centers where City initiated measures, in conjunction with local community and developer based
actions, could make substantial gains toward Comprehensive Plan objectives. These actions are summarized
in the table on the following pages, which lists special needs and opportunities in each MUC and then identifies
possible actions to address those conditions.

REDEVELOPMENT STRATEGIES FOR INDIVIDUAL MIXED USE CENTERS (NEIGHBORHOOD CENTERS)
Note: High priority near-term recommendations are in bold text.

NARROWS

$$$, $$, $ = High medium and low public CIP investments

***, **, *, = High medium and low City staff requirements

CENTER ASSESSMENT

PRIORITY ACTIONS

The center is really
too small to act
as a true MUC
but is adjacent
to a much larger
commercial area with
development potential
and is the terminus of
a larger corridor.

1. Plan area to the east Narrows center and think in more comprehensive terms
of the area between the Narrows and James centers and the larger 6th Street
corridor anchored on one side by the Narrows and on the other side by the 6th and
Pine district. The 6th St corridor could form a kind of linear community linked with short
headway transit service such as a modified BRT. The area east of Mildred Street includes
much more redevelopable land and the City could encourage more community based mixed
use redevelopment. Considering a more comprehensive complex of activities in both the
Narrows and the James Centers might provide some substantial opportunities.**
2. Initiate an LID for streetscape improvements along 6th Avenue. Given the $$$

6TH AVENUE

3. Work with Pierce Transit to provide enhanced transit service for a “linear
community”. Sixth Ave. might be a logical place for a bus rapid transit (BRT) route that
would provide high frequency transit and “bind” the corridor into a highly accessible
community. **
Emerging as a
highly successful
entertainment
district with a
viable surrounding
neighborhood.
Few large scale
redevelopment
opportunities.

1. Undertake an LID for Streetscape improvements $$
2. Implement the planned bicycle improvements along either N Alder or N Pine in order to
connect this area to established bike routes. This would add access for those wishing to use
the entertainment businesses. $
3. Undertake a parking management program to provide for businesses while
protecting access for residents. **
4. Retain the district’s historic character. *
5. Explore opportunities to add mixed-use or multifamily development, especially on the east
side of the center. *

PROCTOR

6. Protect the stable single family nature of the residential areas surrounding the
center. Consider adjusting the R-3 zone to the west of the center. While additional multifamily development would add business market, the stable neighborhood is even more of an
asset. *
An already successful
pedestrian oriented
MUC with few needs.

1. Implement minor street improvements to enhance access and safety. $
2. Consider redevelopment options for the Post Office site if they move. *
3. Implement the proposed bicycle routes to Union Blvd. and UPS $$
4. Improve wayfinding and pedestrian/bicycle connections to Puget Creek Natural Area. The
center has no real open space. Providing better access to the natural area and to the Ruston
Way waterfront would help alleviate this deficit. $$
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PRIORITY ACTIONS

A very pleasant
neighborhood
center with little
market potential and
few development
opportunities.

1. Undertake a general housing fix-up program. $**

A relatively strong
commercial area
with wide variety
of businesses. It
is separated from
residential areas to
the west and north by
industrial areas and a
cemetery

1. Install street trees in the business area and along key pedestrian routes such
as to the Sounder station. Even though the center has benefitted from recent street
improvements, Street trees would do much to enhance the pedestrian environment, tie the
business district together and enhance links to near-by attractions. LID funding would be the
funding mechanism, perhaps augmented with an urban forestry grant. $$

2. Implement minor street improvements for safety and accessibility. $

2. Improve connections to the Star Center Bicycle connections are planned and pedestrian
improvements are also recommended. $$
3. Improve connections between MF neighborhood near S 48th St and the business
district. This would require adding a path at the NW corner of the cemetery. $

LINCOLN

4. Initiate a business promotion and organization program. The program could explore
use of upper stories of existing buildings. **
Possesses a good
mix of uses with a
high school and park.
Commercial area
features an Asian
character. Central
location and transit
service are pluses.

1. Initiate a BID or LID to upgrade streetscapes and improve public realm
management. Vandalism has been a problem and although there have been street
improvements, a general fix-up of problem areas would be helpful. **
2. Revive the business promotion and organization program. The old program has
diminished and collaborative business district revitalization program is important. ***
3. Initiate a housing/residential neighborhood improvement program to improve the
housing stock and stabilize residential conditions. $$
4. Explore options to secure EB-5 funds. *
5. Extend the center designation to the east along S 38th St. to connect with the 34th
and Pacific MUC. There are some opportunities for redevelopment in the R3 zone and a
more continuous and attractive corridor between the two centers would benefit both of them.
**

-- 627 --

Draft – July 29, 2015

Tacoma Mixed Use Centers

Page 88

REDEVELOPMENT STRATEGIES FOR INDIVIDUAL MIXED USE CENTERS (CROSSROADS CENTERS)
Note: High priority near-term recommendations are in bold text.
$$$, $$, $ = High medium and low public CIP investments

WESTGATE

CENTER ASSESSMENT
Excellent commercial
services and about
4,500 DU w/in ½ mi
but circulation, transit
and amenities are
poor.

***, **, *, = High medium and low City staff requirements

PRIORITY ACTIONS
1. Explore the reuse of the vacant land south of the substation. *
2. Work with former Albertson’s site owner to encourage appropriate development. **
3. Require that new development includes good pedestrian and vehicular circulation
within and between parcels. Upgrade the pedestrian qualities of the commercial
properties. *

UPPER PORTLAND AVE

4. Extend the median on N Pearl St. to the north. $$
A suburban
“Crossroads” type
of center with a
weak anchor, low
employment base
and few public
amenities. This
area requires some
positive feature or
quality to ¬attract
interest.

1. Develop a park or plaza when a major property redevelops. The area has no
public realm amenities. Dedicating funds for a park to be constructed as part of a major
redevelopment would be an incentive and a means of providing a much needed focus. The
park or plaza might be on a part of the property with mixed use development around the
perimeter that would benefit both the property owner and the community. $$$
2. Work with the Covenant Celebration Church to explore development on their site. **
3. Consider annexing near-by lots to be able to encourage appropriate development. The
center is at the very edge of the city and many of the development opportunities lie in the
county. ***
4. Require that new development includes good pedestrian and vehicular circulation
within and between parcels. This will upgrade the pedestrian qualities of the commercial
properties. *
5. Improve streetscapes in the area. This will likely happen with redevelopment so the key is
to establish good street development standards for private development. *$

UPPER PACIFIC

LOWER PACIFIC

6. Anticipate future redevelopment opportunities. Remain aware of potential redevelopment
opportunities to take maximum advantage for potential public benefit as in the joint-use park
(1) above. *
A broad mix of uses
featuring a very
strong employment
base. Excellent
access and transit
but no amenities.

1. Improve pedestrian connections and streetscapes along streets and between large
parcels. *$

A strong employment
base and moderate
trade area.
Charlotte’s Blueberry
Farm is a regional
attraction.

1. Improve pedestrian connections along streets and between large parcels. Construct
a mid-block crosswalk across pacific between 72nd and 76th Sts. & connect to Charlotte’s
Blueberry farm. *$$$

2. Explore redevelopment options with property owners, especially east of Pacific. *
3. Ensure that the County develops a project that faces outward toward the streets
and that includes a publicly accessible open space amenity. ***

2. Explore development opportunities with property owners, especially the smaller lots at the
south of the center. *
3. Add street trees on major arterials. Because of limited ROW, some may need to be on
private property. *$$
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JAMES CENTER

CENTER ASSESSMENT
Dominated by TCC
but includes over
1,000 DU and 13M
SF commercial
space. Campus
open space and
excellent transit.
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PRIORITY ACTIONS
1. Improve connections between Campus and adjacent uses. Build on mid-block
crosswalk across S Mildred St. **
2. Work with TCC to gradually orient campus to surroundings. Encourage residential or
MU buildings over existing parking. ***
3. Construct S 12th St. bike facilities. $$
4. Initiate LID to improve 19th St streetscape. $$

TACOMA CENTRAL

Very strong
commercial base
but a relatively low
amount of housing.
Good amenities
and transit but poor
bicycle connections.

1.

Work with Life Christian Academy to explore parking lot redevelopment opportunities. *

2.

Implement planned bicycle facilities, especially to snake Lake and Franklin parks. $$

LOWER PORTLAND
AVE

5. Work with property owners to redevelop James Center Shopping Center. **

Includes many vacant
Tribe owned parcels.
Low residential
density and business
activity.

1. Do not take any action until the Tribe decides that it would like to initiate substantial
development.
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3. FOCUS CITY PROGRAMS AND INVESTMENTS
There are several programmatic, administrative and policy actions that the City could take that would enhance MUC development. These
range from giving MUCs higher priority for resources and building partnerships with applicable organizations to business incentives and
revising regulatory programs. Below is a listing of suggestions that arose, often from individuals and organizations active within the MUCs,
during this study.

CAPITAL IMPROVEMENTS
CI-1

Allocate funds for the design of roadway projects.
Public Works has a hard time competing for grants because they do not have plans for the proposed projects. The department
needs money for design so that these proposals can compete.

CI-2

Employ “Paint Tacoma Beautiful” to accomplish fix-up projects in centers.
The city might approach Associated Ministries to prioritize buildings the mixed use centers that also meet the AM criteria.

CI-3

Prioritize pedestrian improvements to mixed use centers
Pedestrian facility money is currently tied to proximity to facilities such as schools. The City might add criteria giving access to
schools and other facilities in mixed use centers top priority.

CI-4

Include non-motorized transportation elements in grant applications for arterials
State and other grants are usually oriented toward arterials. As part of a complete street focus, pedestrian and bicycle facilities
should be emphasized in grant proposals.

CI-5

Determine use of surplus properties
There are several surplus public properties within or near the MUCs. The City should determine the public need or use for these
sites, especially the need for open space in underserved MUCs. If they are not needed for public facilities, the City should
engage the communities to identify potential redevelopment opportunities and investigate the feasibility of their redevelopment.
The reuse analysis should determine which surplus properties are more important than other and what the intent is for the
sites. Some properties might be targeted for special uses such as small craft production businesses, artist live/work studios, or
affordable housing.

CI-6

Improve unimproved rights of way
In some centers, particularly Upper Pacific and Upper Portland Ave, unimproved rights of way inhibit a walkable environment
that supports a better cohesion of the center within the neighborhood. The City should develop a stronger policy on street
vacations and should prioritize improvements of unimproved rights of way that are within a half mile of a mixed-use center.

PARKS, RECREATION AND TRAILS
PR-1

Undertake a planning study to identify most efficient way to provide needed parks, better connections to existing
facilities, etc.
Several of the MUC’s are deficient in parks, open space, recreation opportunities and trails. This deficiency inhibits new
residential development and lowers the livability of the centers. The City, in conjunction with Metro Parks, should undertake a
study to determine the best way to reduce open space deficits in the centers

PR-2

Target funds to take advantage of park, recreation and trail improvement opportunities as they arise.
An opportunity fund available for acquiring park sites when they become available would put the City and Metro Parks in a
position to take advantage of such opportunities. Currently, the Open Space Fund has been used for this type of contingency,
but the fund is derived from a fee on street vacations and is not being replenished. The City should we explore other ways of
funding.
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Continue to fund bicycle facilities in order to increase access to parks and open spaces.
While the bicycle links currently identified in the Comprehensive Plan Transportation Element Mobility Master Plan are important
for circulation at the city-wide scale, there are also some more local connections that would increase the livability and healthy
living aspects of several MUCs. Other cities such as Seattle and Portland are improving local streets to make them safer
and more attractive for pedestrians and bicyclists. Such “greenways” usually involve more modest improvements such as
signage, traffic calming, and “sharrows” but can encourage non-motorized circulation and increase access to local services and
amenities. For example, a “greenway” ped-bike connection between Lincoln Park and people in the 34th and Pacific center
would provide access to a much needed amenity for that center. This study encourages enhancing both city-wide and more
local pedestrian and bicycle facilities.

PR-4

Work with Tacoma Public Schools to better utilize school grounds and facilities during non-school times .
In some MUCs, the local school grounds are the only available public open space for active uses. Because public open space
is at such a premium, encouraging wider use of these facilities seems like a good idea. Summer and after school recreation
programs might be opportunities, and joint management efforts between the School District and Metro Parks Tacoma might be
useful. In some other cities, the school gym and other facilities are shared with the City’s recreation programs and the Cities
parks departments share in the facilities’ costs.

BUSINESS DISTRICT IMPROVEMENTS AND ORGANIZING
BI-1

Increase business organization and improvement efforts in mixed use centers.
Some of people interviewed in the centers noted that organizational measures and collaborative programs have helped
business in the past but are not currently as active in the districts. There are a number of different approaches to establishing
collaborative efforts including formalized Business Improvement Areas (BIAs) such as the Downtown Tacoma Business
Improvement Area. A first step might be to identify possible types of organizational efforts, discuss the pros and cons of each
with a group of business interests from several MUCs and then select a preferred approach for applicable MUC’s.

BI-2

Encourage collaboration with large institutions.
Large institutions such as Tacoma Community College and Allenmore Hospital are significant activities in their MUCs and
coordination with them could help all parties. For example, local businesses could provide additional services for faculty and
students in the James Center if there were better pedestrian connections and communication.

BI-3

Work with religious institutions and other major land owners to explore redevelopment opportunities.
Religious organizations are often major landowners in the centers and working with them specifically to identify infill development
opportunities, shared parking, could be a big boon to the districts and the land owners. For example, some churches might
develop housing for parishioners on or near the site. Often, such uses have large parking lots over which and residences could
be developed with minimal loss of parking. For example, the Covenant Celebration Church in the 72nd and Pacific MUC is
centered on an expansive parking lot. Such schemes would make much better use of property that is only active over a small
period of time. A first step might be to assign a City staff person to reach out to these institutions.

BI-4

Establish Good Neighbor Fund providing low interest loans for building façade improvements and tenant
improvements.
Low interest loans for façade and grounds improvements and interior tenant improvements can be an incentive for fixing-up
properties. Other cities have successfully used CDBG funds as a revolving resource to fund the loans.

BI-5

Orient local improvement district (LID) funds to mixed use centers.
The schedule for City contribution for LID’s could be oriented toward MUC’s. As a target, 50% contribution is an appropriate
LID City contribution ratio.

BI-6

Allocate more city matching funds toward MUC’s that on the basis of competitive proposals from the local
communities.
Another strategy for administering the City’s LID funds would be to call for proposals from local communities and allocate
funds to those communities that make the best proposals in terms of project objectives, impact, and resources pledged by
local business and property owners. This approach would use the funds as an incentive for local business districts to organize
themselves and formulating project proposals. The City might fund a staff member to assist the communities in developing
responsive and realistic proposals.

BI-7

Provide parking management assistance.
This could involve establishing residential parking zones (RPZ’s), conducting on-street use studies and revising parking limits and
metering, encouraging collaborative parking development.
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HOUSING
HO-1

Encourage housing developers to consider the 12 year tax abatement for affordable units.
One way to accomplish this is to limit the tax abatement in some centers to more directly promote affordable housing where the
market can support it

HO-2

Foster non-profit public corporations to develop affordable housing.
Public corporations (sometimes called non-profit development authorities) dedicated to developing and managing affordable
housing have been successful in other cities. In some cases these corporations have been nimble in acquiring sites, assembling
grants and managing properties. The City might consider what could be done to evolve a similar cadre of “non-profits’ in
Tacoma.

HO-3

Initiate a housing levy
A funded affordable housing program can be a powerful redevelopment tool to stimulate new housing development and activity
within the centers, especially when the program is implemented with non-profit public community development corporations and
a housing authority that would use the funds to develop and manage the housing.

REGULATORY AND ADMINISTRATIVE TOOLS
RA-1

Review the City zoning height bonus palette.
Could consider revisions to the palette to be more responsive to the needs of individual centers. For example, in the 72nd and
Portland MUC, incentives could focus on contributions to the Open Space Fund for area improvements, whereas other centers
might place greater emphasis on affordability.

RA-2

Adjust parking requirements for new development.
Providing parking is an expensive aspect of new development and can reduce a business area’s pedestrian accessibility and
appearance. The City could examine its parking requirements and establish minimum and maximum parking standards based
on documented usage. King County Metro has developed a tool for determining optimum parking requirements that might
serve as a model for Tacoma. Alternatively, the City could provide funds for parking studies in industrial MUCs that organize to
make use of the results.

RA-3

Evaluate and redefine the core commercial area within each Center in which multifamily development would be
required as part of a Mixed-Use Structure.
While requiring a specific use in certain areas can be a useful implementation measure, if the requirement is not supported by
the real estate market, it will be discourage, if not prevent, new development. Such requirements, including minimum density
and ground floor commercial use requirements should be evaluated for their feasibility. Part of this study should be to further
examine the urban design qualities that contribute to successful MUCs, especially crossroad centers. The appendices to this
document includes a brief discussion of urban design considerations that could be applied to MUCs.

RA-4

Amend the pedestrian standards for multifamily development projects within centers to ensure safe, convenient
access.
Direct access to public streets, especially designated pedestrian streets, as well as safe convenient internal access is critical to
successful development and the overall neighborhood walkability. Additionally, new development projects should be designed
to better integrate into their surrounding neighborhoods.

RA-5

Establish a design review process with guidelines in the mixed-use centers.
Design guidelines are a proven tool for improving the design character of mixed-use centers and for integrating impacts of new
development. A design review process for MUCs that provides community members the opportunity to express their views on
specific projects would help address local community concerns regarding new buildings, as well as encourage better quality
development. An incentive program could be built into the design review process as well.

RA-6

Consider a Salishan oriented neighborhood center on Portland Avenue
There is considerable developable land on Portland Avenue that is within walking distance of Salishan THA housing. Currently,
the Salishan neighborhood does not have adequate commercial services within walking distance of the residences. Designating a center
in this vicinity could build on the significant investments that are already being made in the area.
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LEGISLATIVE AGENDA
LA-1

Develop an Impact Fee for Transportation improvements.
Impact fees are a common way to partially fund public improvements to address impacts caused by new development. An
impact fee could be used to provide improvements in centers and still be structured so that the centers are competitive with
other jurisdictions in terms of development opportunities.

LA-2

Propose amendments to the County-level Centers criteria for prioritization funding
Most of the MUCs do not fit PSRC’s current County-level Centers Criteria, which are very strict and not workable for the Tacoma
context. This means that the MUCs are not eligible for some countywide transportation funds. If the criteria were modified to
accept at least some of Tacoma’s MUC’s, funding for transportation improvements might be easier. Currently, the Centers of
Local Importance (COLI) are very broadly defined and the Countywide Center criteria would not support the inclusion of any
MUCs. The County-level Centers Criteria should be amended to allow more MUCs to be so designated. The City might lobby
for amending the criteria to be more inclusive for MUCs.
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Planning and Development Services
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I. Description of the Proposed Amendment:
1. Describe the proposed amendment, including the existing and proposed amendatory
language, if applicable.
The intent of this proposal is to promote housing affordability and choice throughout the
neighborhoods of the City through a range of affordable housing incentive and residential infill
proposals. The proposals also support a broad range of related policy objectives, including
economic development, infill, quality urban design, sustainability, transportation choices,
efficient use of infrastructure and sustainability. This package of policy initiatives is the third and
final phase of planning-related recommendations made by the City Council-appointed
Affordable Housing Policy Advisory Group (AHPAG). These policy tools function as part of a
portfolio of City strategies to promote affordability, which also includes a range of subsidized
housing, housing maintenance and rehabilitation, economic development and other strategies.
On April 27, 2010 the City Council adopted Resolution Number 38017 which created and
appointed the AHPAG to provide policy recommendations to promote housing affordability in
Tacoma. In 2010, the AHPAG released their Policy Recommendations to the City Council,
which recommends a range of actions to meet affordable housing goals in Tacoma. The Council
updated the AHPAG’s membership in 2011 through Resolution Number 38063. In 2012, with
Resolution Number 38489, the Council referred the AHPAG’s planning-related
recommendations to the Planning Commission for analysis and divided the tasks into three
phases (the Affordable Housing Planning Work Program).
The current proposals fit generally into two categories: 1. Residential infill/affordable building
proposals which seek to promote affordability by allowing a broader range of housing types and
Annual Amendment Application #2015-08
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higher densities, and by promoting housing development generally. 2. Proposals to incentivize
the inclusion of affordable housing in developments through offering height, density or other
bonuses, and to require the inclusion of affordable units in association with residential upzones.
The Affordable Housing Incentives/Upzones proposals seek to promote the development of
housing affordable to households earning moderately low incomes between 50 to 80 percent of
Area Median Income by providing development regulations and incentives that make the
voluntary inclusion of such units cost-effective or profitable for developers. They are for the
most part voluntary, with the exception of proposals to require affordable housing with approval
of residential upzone requests. Infill housing strategies do not necessarily result in affordable
housing, though they may do so by virtue of lower land and infrastructure costs and smaller
housing unit size. They do, however, increase the diversity of housing choice in each
neighborhood, and also support a range of other policy objectives.
Specifically, the proposals if adopted would implement the following through code changes:
1. Additional lot size flexibility options for context-responsive infill (all Residential
Districts).
a. Allow smaller lot sizes to a minimum of 3,000 square feet in some circumstances,
through a short/full subdivision lot size averaging approach.
b. Update the existing Critical Areas density bonus option to provide lot size and
setback flexibility.
c. Update Small Lot design standards to better provide for context-responsive
residential infill.
d. In R-1 and R-2 Districts, allow for half of the width of abutting alleys to be
counted toward the required minimum lot area, up to 10 percent of the minimum
lot area requirement.
2. Special Review Districts refinements (R2-SRD and HMR-SRD): Proposed changes are
intended to promote a predominately single-family detached development pattern, with
additional provisions for smaller lot sizes and some mix of housing types.
a. Reduce minimum detached Single-family Lot size from 4,500 square feet to 3,500
square feet, with enhanced Small Lot Design Standards.
b. Update Conditional criteria for 2 and 3-family development to introduce more
flexibility to allow this type of development, when consistent with neighborhood
and historic district character.
c. Update NRX District lot standards for consistency with the proposed changes to
the SRD Districts.
3. Create a Pilot Residential Infill Program approach to allow innovative housing types
with heightened review, and subsequent code refinement. The proposal would allow the
following infill housing types, with enhanced discretionary City review:
a. Detached Accessory Dwelling Units (DADU’s) in R-2, R2-SRD and HMR-SRD
Districts.
b. Two-family development as a Conditional Use on corner lots in R-2 Districts.
c. Multi-family development as a Conditional Use in R-3 Districts.
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d. Cottage housing developments as a Conditional Use in all residential districts.
4. Planned Residential Districts (PRDs) code updates to make PRDs a more effective tool
for innovative site development, with optional density bonuses for affordability and
sustainability features. Key changes include additional emphasis on urban design,
complete streets, sustainability and housing affordability. The minimum site size and
required common open space requirements would be reduced (for new PRDs) to provide
more opportunities for utilization of this approach.
5. Affordable Housing Incentives & Upzone Requirements: Offer density bonuses and
permit fee reductions in exchange for voluntary inclusion of affordable housing, or for
approval of a request for a residential upzone.
a. Create an Affordable Housing Incentives Code to support implementation of
proposed affordable housing incentives and bonus options pursuant to the
requirements of state law.
b. Offer a Downtown Tacoma Floor Area Ratio bonus for the voluntary inclusion of
affordable housing.
c. Offer a Planned Residential Districts density bonus for the voluntary inclusion of
affordable housing.
d. Require the inclusion of affordable housing in association with privately initiated
residential upzone requests, and commit the City to analyze housing affordability
in association with City-initiated residential upzones.
6. City process enhancements: Pursue changes to the City’s housing development review
process intended to reduce delay and cost, and to promote housing that meets city policy
objectives.
a. Authorize fee reductions and permit process enhancements for affordable housing
proposals (pending resource availability).
b. Develop a library of residential infill housing examples to illustrate the proposed
Residential Infill Pilot Program.
The proposed changes are attached and labeled as Exhibit A. In addition the following exhibits
are included with the intent of summarizing the proposals and providing additional background
and analysis of proposed Affordable Housing Incentives and Bonuses:
Exhibit B: Two tables summarizing Residential Infill/Affordable Building proposals, and
Affordable Housing Incentives and Bonuses proposals.
Exhibit C: A map of Tacoma’s Residential Zoning Districts.
Exhibit D: Affordable Housing Incentives and Bonuses – Key Considerations.

2. Describe the intent of the proposed amendment and/or the reason why it is needed.
According to the AHPAG’s 2010 report, “The City of Tacoma does not have enough housing
affordable to many of its residents… Large portions of Tacoma’s population do not have
enough income to afford the housing available in Tacoma’s private market at a cost of no more
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than 30% or even 50% or more of their income.” The report also states that, “…the City of
Tacoma has an affordable housing crisis. It will only worsen as the City’s population grows and
ages over the next two decades unless Tacoma takes immediate action to ensure an adequate
supply of affordable housing for its existing and anticipated residents at all income levels.”
City staff analysis supports the conclusion that housing affordability is a serious concern in
Tacoma. While housing costs are relatively low in Tacoma compared to nearby communities,
lower income households often experience a housing cost burden. Approximately one-third of
Tacoma households earn 50 percent of AMI or less. Looking to the future, it seems probable that
the gap between Tacoma household incomes and housing costs is likely to increase along with
growth in the region.
Over the past several years, the City Council has strengthened Tacoma’s affordable housing
policies, including appointing the Affordable Housing Policy Advisory Group (AHPAG) to
provide leadership and recommendations. Key City actions related to housing affordability
include the following:
•
•
•
•
•
•
•
•

2010 – Creation of the AHPAG
May 2011 – Acceptance of Affordable Housing Policy Principles
November 2011 – County-wide Planning Policies sets a target that 25 percent of new
housing should be affordable to households earning 80 percent of Area Median Income
June 2012 – Affordable Housing Policy Principles and Acknowledgements adopted into
Comprehensive Plan
December 2013 – Similar goals, including a target of 25 percent of housing affordable at
80 percent AMI, adopted in the South Downtown Subarea Plan
May 2014 – Similar goal in Hilltop Subarea Plan
July 2014 – Affordable housing incentives policies adopted into Comprehensive Plan,
along with some updates to promote affordable housing types/infill
2015 – related projects underway:
o 2015 Comprehensive Plan updates
o Tacoma’s Consolidated Plan update
o Multifamily Tax Exemption Program updates

Throughout this process it has been clear that these proposals promote housing affordability, mix
and choice, and at the same time sustainability, smart growth, economic development,
transportation choices, livability, active living and urban design goals. They provide an
opportunity to consider the character of Tacoma’s neighborhoods, in the context of long-term
growth, demographic and economic trends. While recognizing affordability as central to this
project, the Planning Commission has also considered the potential for the proposals to support
these interconnected policy objectives.
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3. Describe the geographical areas associated with the proposed amendment. Include
such information as: location, size, parcel number(s), ownership(s), site map, site
characteristics, natural features, current and proposed Comprehensive Plan land use
designations, current and proposed zoning classifications, and other appropriate and
applicable information for the affected area and the surrounding areas.
This citywide proposal consists of a range of specific components, each of which would be
applicable to a given area or zoning designation. The residential infill/affordable building
proposals would be applicable to the residentially zoned areas of the city. The Affordable
Housing Incentives and bonuses would be applicable both in residential areas, through the
Planned Residential District proposals, and Downtown, through the proposed Floor Area Ratio
bonus option. For the specific locations of each proposal, see the summary above.

4. Provide any additional background information associated with the proposed
amendment.
This proposal is one step in a multi-year, multi-departmental effort, spearheaded by the Councilappointed AHPAG. In 2010, the AHPAG released its Policy Recommendations To The City
Council, which recommends a range of actions to meet affordable housing goals in Tacoma
(available on the City’s Housing webpage at www.cityoftacoma.org/housing. In 2012 the
Council divided the recommendations into three groups: 1. Referred to the Neighborhood &
Housing Committee (NHC) for additional policy development and discussion; 2. Forwarded to
the City Manager for evaluation and implementation; and 3. Referred to the Planning
Commission for the development of affordable housing regulations.
The following are the planning-related recommendations of the AHPAG’s 2010 report:
•
•

•

3.1 City Policy and Leadership
Infill/Affordable building design practices:
o 3.2.1 Expedited permitting
o 3.5.1 Accessory Dwelling Units (ADU’s)
o 3.5.2 Cottage/Cluster Housing
o 3.5.3 Permit Ready Housing Designs
o 3.5.4 Great House Design
o 3.5.5 Rooming House/Boarding House/Single Room occupancy
o 3.8.1 Exception to Standard Lot Sizes for Specific Projects
o 3.8.2 Higher Review Threshold
Affordable Housing Incentives and Upzone requirements:
o 3.2.1 Voluntary Housing Incentive Program
o 3.2.2 Inclusionary Requirements for Voluntary Residential Upzones
o 3.2.3 Limited Mandatory Affordable Housing Bonus Program for City Initiated
Upzones
o 3.2.4 Inclusionary requirements with Voluntary Master Planned Communities
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o 3.2.5 Planned Residential Development Districts (PRD’s) and Planned Affordable
Residential Districts (PARD’s)
o 3.2.7 Transfer of Development Rights
Progress to date on reviewing the AHPAG 2010 planning recommendations:
• 2010 – the AHPAG presented its report to the City Council
• Council direction to analyze the recommendations; divided into Planning/non-planning
tasks
• 2012-2013 – Planning Phase 1:
o Affordable Housing “Principles and Acknowledgements” added to the
Comprehensive Plan Housing Element
o Subarea plans/EIS efforts, State Environmental Policy Act (SEPA) and Short Plat
thresholds increased
• 2014 – Planning Phase 2: Updated Housing Element policies and Zoning Code to
promote infill. Key changes:
o Small multifamily units (mini-flats): Parking requirements reduced
o Accessory Dwelling Units (ADUs): Additional flexibility and reduced
requirements (not including detached ADUs in single-family areas)
o Small lots: Additional flexibility (minimum average lot width reduced)
o Multifamily development: Parking requirements reduced
• 2015 – Planning Phase 3 (now underway). The proposals include:
o Residential Infill/Affordable Building tools to broaden the range of permitted
housing types and densities
o Incentive and inclusionary approaches to promote inclusion of affordable housing
in development
o City review process enhancements
Should the Council take action on the current package of proposals, the City will have taken
significant steps toward implementing the majority of these planning-related recommendations.
II. Analysis of the Proposed Amendment:
1. How does the proposed amendment conform to applicable provisions of State statutes,
case law, regional policies, the Comprehensive Plan, and development regulations?
HOUSING:
The proposals are strongly supported by affordable housing policy objectives at the state, region
and local levels. Tacoma’s Housing Element, the Countywide Planning Policies and VISION
2040 call for steps to increase housing affordability and choice, fair housing, jobs/housing
balance, and housing with access to transit. The following are particularly pertinent:
The state Growth Management Act (GMA):
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The GMA includes the following planning goal:
“Housing. Encourage the availability of affordable housing to all economic segments of
the population of this state, promote a variety of residential densities and housing types,
and encourage preservation of existing housing stock.” (RCW 36.70A.020).
The GMA also authorizes cities to create an Affordable housing incentive program, and
provides specific guidance on its development (RCW 36.70A.540). The proposed Affordable
Housing Incentives and Bonuses were developed to be consistent with that statute.
Vision 2040 includes the following:
“Housing Overarching Goal: The region will preserve, improve, and expand its housing stock
to provide a range of affordable, healthy, and safe housing choices to every resident. The
region will continue to promote fair and equal access to housing for all people.”
Vision 2040 states: “Housing affordability continues to be a major challenge for the region.
Housing costs are a greater burden for many households today than a decade ago, leaving
less for other basic needs and amenities. Renters, in particular, face a considerable shortage
of affordable housing opportunities.” The plan calls for a range of strategies to help address
this problem, including development of housing affordable to the workforce and to others
with incomes lower than area median income (AMI).
Pierce County Countywide Planning Policies:
Policy AH-3. The County, and each municipality in the County, shall encourage the
availability of housing affordable to all economic segments of the population for each
jurisdiction.
3.3 It shall be the goal of each jurisdiction in Pierce County that a minimum of 25% of
the growth population allocation is satisfied through affordable housing (affordable to
less than 80% of AMI).
5.2 Jurisdictions should promote the use of reasonable measures and innovative
techniques (e.g., clustering, accessory dwelling units, cottage housing, small lots, planned
urban developments, and mixed use) to stimulate new higher-density affordable and
moderate-income housing stock on residentially-zoned vacant and underutilized parcels.
Tacoma Comprehensive Plan:
The Housing Element includes policy direction strongly consistent with this proposal. The
Element calls for housing choice for a broad range of households with diverse needs and
incomes, and includes policy direction to increase the amount of housing that is affordable,
especially for lower income families and special needs households. In 2012, the City Council
adopted Affordable Housing Principles and Acknowledgements that specifically support this
proposal, with the following key messages:
1. Affordable Housing is Vital to Important Civic Interests
2. Affordable Housing is Attractive, Innovative and Well Managed
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3.
4.
5.
6.
7.
8.

The City Needs to Enlist the Engine of Private Development
Affordable Housing Developments Spur Other Investments
The City Should Welcome Affordable Housing Developments
Every City Neighborhood Needs Affordable Housing Developments
Affordable Housing as Innovative Design
Affordable Housing as a High City Priority amid Competing Interests

GROWTH STRATEGY:
The proposal is generally consistent with the City’s growth vision insofar as it concentrates high
density development in designated Mixed-Use Centers and Downtown. However, there is some
policy tension pertaining to single-family detached housing areas. These proposals would
introduce some very significant changes to long-established principles of Tacoma’s residential
zoning scheme including the 5,000 square foot (or more recently, 4,500 sf) minimum lot size and
prohibitions on two-family, three-family and multi-family development in lower density zoning
districts.
The Comprehensive Plan emphasizes protecting residential character and single-family
neighborhoods in particular. While policies call for protection for established neighborhoods,
they also leave room for a range of housing options, and for innovation when done in a sensitive
manner. This package of proposals seeks to strike that balance through the Residential Infill Pilot
Program and enhancements, enhancements to Small Lot Standards, and other components.
Tacoma’s Generalized Land Use Element (GLUE) includes the following:
INTENT
The single-family detached house, that is, a single home on an individual lot, is the most
predominant type of residential structure in the city. It is the preferred living mode for many
people and is associated with a relatively quiet and stable neighborhood environment. Other
types of housing such as duplexes, apartments, townhomes and condominiums are also needed
and desired by large segments of the population. Housing choices are influenced by income,
family size, age, lifestyles, and other factors and can change during a person's lifetime. A wide
variety of housing types are needed within a community to serve the varied needs of residents.
LU-RDG-1
Protect Established Residential Areas
Protect, preserve and maintain established residential neighborhood areas located outside of
designated mixed-use centers where a definite density, housing type and character prevail;
nuisances and incompatible land uses should not be allowed to penetrate these areas.
LU-RDG-3
Housing Opportunities
Encourage the development of residential areas that offer a variety of housing opportunities for all
segments of the population within all areas of the city.
LU-RDG-4
Innovative Development
Encourage residential development of mixed structural type and design, as well as unique
building and site arrangements to increase affordable housing options and achieve appropriate
densities provided that the development is compatible and the desirable characteristics of the
surrounding area are maintained.
LU-RDD-2

Compatibility
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Ensure that new residential development is compatible with the existing development and/or the
desired character of the area in terms of building location and orientation, pedestrian and
vehicular access, building massing and scale, light and glare, outdoor storage areas, service
elements and mechanical equipment location and design, and landscaping design. Compatible
design is most critical in areas where multifamily developments border designated single-family
areas.

The Comprehensive Plan Land Use Designation Framework includes the following
characterization of the qualities of Single Family Residential areas:
Qualities associated with single-family residential neighborhoods that are desirable include: low
noise levels, limited traffic, large setbacks, private yards, small scale buildings, and low-density
development. Much of the city's land is strongly committed to single-family development and has
been determined to be deserving of special protection from incompatible land uses. Community
facilities, such as parks, schools, day cares, and religious facilities are also desirable components
of single-family neighborhoods. Limited allowances for other types of residential development are
also provided with additional review to ensure compatibility with the desired, overarching singlefamily character.

RESIDENTIAL DENSITY:
According to the current Growth Strategy and Development Concept Element, the appropriate
density range in Single-family Detached Housing Areas is between 0 and 8 dwelling units/net
acre. Some of the residential infill proposals, particularly the Cottage Housing and Planned
Residential Districts, would likely exceed those densities on a site by site basis. However, these
density ranges have not generally been interpreted as a hard limit on permitted site densities, but
rather as overall targets for residential area densities.
Current density guidance in the GSDC Element:
Intensity
Designation

Allowable Density
(min – max)
(dwelling units/net acre)

Single-family
Detached Housing
Areas

0–8

Low Intensity

0 – 15

Medium Intensity

0 – 45

High Intensity

0 – unlimited

Mixed-Use Centers

25- unlimited

These density targets are currently under review as part of the Land Use Intensities update (2015
Annual Amendments). Should the Council adopt the higher density components of this proposal,
the density targets could be increased. Or, additional policy guidance could be provided in
regards to when higher densities are appropriate.
HISTORIC DISTRICTS:
Finally, since these proposals pertain to the full range of residential districts, they also include
areas within the designated North Slope and Wedge Historic Districts. This raises a unique set of
policy considerations regarding how to achieve infill that is compatible with historic character.
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The proposal includes several provisions that seek to prevent any negative impacts, particularly
the demolition of historically contributing structures, requirements to minimize exterior changes
to such structures, and design standards crafted to be consistent with historic district character.
SUMMARY:
In summary, these proposals are generally consistent with the pertinent policy guidance. They
are strongly supported by applicable Housing policies. While they include significant changes to
long-established residential zoning principles, these are coupled with design standards and other
measures intended to prevent negative impacts on existing neighborhoods, including designated
Historic Districts. Providing a range of housing costs and types within the city, served by
existing infrastructure, services and multi-modal transportation options supports not only
housing goals, but also a range of other related policy objectives.

2. Would the proposed amendment achieve any of the following objectives?
•
Address inconsistencies or errors in the Comprehensive Plan or development
regulations;
•
Respond to changing circumstances, such as growth and development patterns,
needs and desires of the community, and the City’s capacity to provide adequate
services;
•
Maintain or enhance compatibility with existing or planned land uses and the
surrounding development pattern; and/or
•
Enhance the quality of the neighborhood.
The proposal would address the increasing need for additional housing affordability in the
City of Tacoma. This need is increasing due to socio-economic and demographic trends. The
proposal is intended enhance neighborhoods by allowing infill while providing standards to
achieve compatibility with the character of the neighborhood.

3. Assess the proposed amendment with the following measures: economic impact
assessment, sustainability impact assessment, health impact assessment, environmental
determination, wetland delineation study, traffic study, visual analysis, and other
applicable analytical data, research and studies.
This proposal would have a positive economic impact by creating additional opportunities for
residential infill development, by providing developers with profitable options to incorporate
affordable housing, and by increasing the supply of workforce housing in Tacoma. By
providing a broad range of housing choices in multiple neighborhoods the proposal would
increase neighborhood livability, health, and sustainability by reducing car dependency,
making use of existing infrastructure, increasing opportunities to live and work in the same
neighborhood, and providing opportunities to age in place. Housing starts support the
economy. Providing a range of housing affordability and choice helps attract residents and
businesses.
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4. Describe the community outreach efforts conducted for the proposed amendment, and
the public comments, concerns and suggestions received.
This effort has been spearheaded by the AHPAG, an inter-disciplinary group including both
market-rate and subsidized-housing professionals. In addition, there has been considerable
interest on the part of Neighborhood Councils and members of Historic Districts. The project
approach has included robust public and stakeholder engagement, as follows:
Project Approach
• Consultation with the AHPAG
• Outreach to neighborhood interests
• Benchmarking
• Tacoma code analysis
• Vet recommendations through Planning Commission and Council
• Coordinate with 2015 Annual Amendments
The topic can be controversial and has attracted significant interest, as well as both support
and some concerns. Among affordable housing advocates, there is the desire to take the
Affordable Housing Incentives and Bonuses options further, particularly in terms of multifamily housing development. Neighborhood stakeholders express a variety of viewpoints,
ranging from enthusiasm to concern about negative impacts. Finally, there have been
significant concerns on the part of the North Slope and Wedge Historic Districts that these
proposals would negatively impact the historic character of the districts.
5. Will the proposed amendment benefit the City as a whole? Will it adversely affect the
City’s public facilities and services? Does it bear a reasonable relationship to the public
health, safety, and welfare?
This proposal would benefit the City as a whole by promoting affordability, livability, aging
in place, workforce housing, neighborhood character, economic development opportunities,
and fit with the City’s growth strategies.

III. Staff Recommendation:
Staff recommends that the proposed amendments to the Tacoma Municipal Code, as depicted
in Exhibit A, be distributed for public review. Staff will continue to engage in public
outreach and provide a summary to the Planning Commission prior to the public hearing
process which is tentatively scheduled for August 19, 2015.
IV. Exhibits:
A.
B.
C.
D.

Tacoma Municipal Code (with proposed changes)
Summary tables of proposed code changes
Residential zoning map
Additional considerations regarding Affordable Housing Incentives and Bonuses Proposal
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2015 Annual Amendment Application No. 2015-08
Affordable Housing Regulations

Exhibit A

DISCUSSION DRAFT LAND USE REGULATORY CODE CHANGES
July 15, 2015
Title 1 – Administration and Personnel
Chapter 1.39 – Affordable Housing Incentives and Bonuses Administrative Code (proposed new
chapter)
Title 13 – Land Use Regulatory Code
Chapter 13.04 Platting and Subdivisions
13.04.240 – Plats within Planned Residential Development Districts (PRD Districts)
Chapter 13.05 Land Use Permit Procedures
13.05.080 – Modifications/revision to permits
13.05.115 – Residential Infill Pilot Program (proposed new section)
Chapter 13.06 - Zoning
13.06.100 – Residential Districts
13.06.140 – PRD Planned Residential Development District
13.06.145 – Small-lot single-family residential development
13.06.150 – Accessory Dwelling Units
13.06.160 – Cottage Housing (proposed new section)
13.06.300 – Mixed-use Center Districts
13.06.501 – Building design Standards
13.06.510 – Off-Street Parking and Storage Areas
13.06.640 – Conditional use permit
13.06.650 – Application for rezone of property
13.06.700 – Definitions and illustrations.
Chapter 13.06A – Downtown
13.06A.080 – Design Standards for Increasing Allowable FAR
Chapter 13.11 – Critical Areas Preservation
13.11.260 – Residential Density Credits
Note: These amendments show proposed changes to existing Land Use regulations. The sections
included are only those portions of the code that are associated with these amendments. New text is
underlined and text that has been deleted is shown as strikethrough.
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Chapter 1.39
AFFORDABLE HOUSING INCENTIVES AND BONUSES ADMINISTRATIVE CODE
Sections:
1.39.010
1.39.020
1.39.030
1.39.040
1.39.050
1.39.060
1.39.070
1.39.080

Purpose.
Applicability.
Program Requirements.
Financial Incentives.
Development Incentives.
Residential Upzones.
Incorporation of Affordable Housing Units.
Procedures.

1.39.010 Purpose.
The purpose of this section is to encourage the development of affordable housing for households earning 80 percent or less
than Tacoma median household income, pursuant to the provisions of RCW 36.70A.540. The Growth Management Act
(GMA) requires Tacoma to make adequate provisions for existing and projected housing needs of all economic segments of
the community. The City recognizes that the real estate market provides adequate housing for those households in the upper
economic segments; however, a combination of financial and regulatory incentives will be necessary to adequately provide for
the needs of households whose incomes are at or below the City's median household income. The City recognizes the public
benefits affordable housing contributes to local communities and businesses.

1.39.020 Applicability.
The affordable housing incentives for low-income households may be utilized within a range of zoning designations
throughout the City, as specified in Section 13.06 and 13.06A. The incentives and bonuses offered through the provisions of
this section may be utilized to gain an increase in height or density pursuant to the provisions and ratios of the applicable
sections of TMC Title 13. Additional permitting incentives, including fee reductions and expedited City review, are also
authorized through this section. Finally, this section lays out requirements to incorporate housing affordability with the grant
of residential upzone requests.

1.39.030 Program Requirements.
A. Duration of Affordability. Affordable housing units created as a result of the provisions of this section shall remain
affordable for 50 years, unless an in lieu fee is paid pursuant to the requirements of this section. A recorded agreement, lien
and covenant running with the land, binding all the assigns, heirs and successors of the applicant shall secure the affordability
requirements. The recorded covenant must provide that if the property is converted to a use other than for low-income
affordable housing as defined under this Section within the required affordability duration, the property owner must pay the
applicable Affordable Housing in-lieu fees in effect at the time of conversion.
B. Number of units. A minimum of 20 units shall be included in a project in order to qualify to enter the program.
C. Affordable Housing units shall be rented or sold to income-qualified households. To qualify, rental households shall earn
no more than 50 percent of Area Median Income (AMI). To qualify, owner households shall earn no more than 80 percent of
AMI. The establishment of rental levels and housing prices will be updated as needed to reflect changing household
affordability needs in the community.
D. Maximum rent and purchase price for designated units.
1. The maximum cost of rent and utilities which may be charged for designated affordable units shall not exceed 30 percent of
the tenant’s annual income.
2. The maximum Principal, Interest, Taxes and Insurance (PITI) for purchase of for-sale units shall be 45 percent of the backend ratio of the home buyer.
E. Construction of Affordable Housing Units. If affordable housing units are constructed in phases or over a period of more
than 12 months, a proportional amount of affordable housing units must be completed at or prior to the completion of related
market rate housing units.
F. Size/Location/Appearance of Affordable Housing Units. The affordable housing units shall be provided in a range of sizes
comparable to those units that are available to other residents. To the extent practicable, the number of bedrooms in low
income units must be in the same proportion as the number of bedrooms in units throughout the entire development.
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Affordable housing units shall generally be distributed throughout the development and have substantially the same
functionality and amenities as the market rate units in the development. The exterior appearance of the affordable housing
units shall be indistinguishable from the market rate housing units within the project in terms of finish materials and design
vocabulary. Interior finish materials and content of affordable units may vary from market rate housing units within the
project.
G. Affordable Housing Incentives Program Agreement. An application for a proposed project that incorporates any of the
incentives in this Section shall not be deemed complete until the applicant has submitted a signed Affordable Housing
Incentives Program Agreement as a component of the application package. The agreement shall include, but not be limited to:
1. Identification of all the incentives, monetary and non-financial, that the project proposes to incorporate;
2. Identification of the minimum number of affordable housing units required to be provided in the project to qualify for use
of these provisions;
3. Binding language that protects the City's interests in the event that a developer obtains affordable housing incentives
through the platting or building phases but fails to provide low-income affordable housing;
4. Language that requires documentation of recording the required low-income affordability provisions prior to the approval
of a final plat, multi-family or mixed use building permit, or other development approval;
5. Language that recognizes the potential need to modify the agreement if the submitted project requires alteration through the
review and approval process; and
6. Language that stipulates the conditions of a breach of contract action if the applicant fails to provide the required number of
affordable housing units as stipulated under the agreement. If a breach of contract is determined, the City shall place a lien
against all properties associated with the project.
H. Monitoring Continued Affordability. The Housing Development Division of the Community and Economic Development
Department shall monitor the continued affordability of both rental and owner-occupied housing units. The City reserves the
right to establish in the Affordable Housing Incentives Program Agreement monitoring fees for the affordable housing units,
which can be adjusted over time to account for inflation. The purpose of any monitoring fee is for the review and processing
of documents to maintain compliance with income and affordability restrictions of the Affordable Housing Incentives
Program Agreement.
I. Resale of Affordable Homeownership Units. Affordable Housing units provided for under this Section may be sold or
resold only to eligible low-income households or a nonprofit organization through the end of the required affordability
duration.

1.39.040 Financial Incentives.
A. Financial incentives are intended to reduce the financial burden of carrying a loan through the review process and alleviate
up-front financial costs to developers and builders associated with participating in this program, and to reduce costs in
exchange for providing affordable housing units.
B. Expedited Permit Processing. The City Planning and Development Services Department and Community and Economic
Development Department will seek opportunities to expedite the review of development proposals incorporating affordable
housing under the provisions of this section. Actions to implement this shall be resource dependent.
C. Fee Reductions. Permit fees applicable to development proposals which commit to incorporating affordable housing units
under the provisions of this section may be fully or partially paid by City funding allocated for the purpose of promoting
affordable housing. Such action will be resource dependent.

1.39.050 Development Incentives.
A. Development incentives are voluntary options intended to promote the incorporation of affordable housing units within
private developments by offering sufficient value to offset the cost of the reduced revenue from rents or purchase prices. The
purpose is to promote a range of housing unit costs integrated within for-profit housing developments and thus promote a
distribution of affordable housing throughout the neighborhoods of the City.
B. Planned Residential Districts. Per the provisions of TMC 13.06.140, PRDs offer a zoning mechanism to develop a site
specific proposal on larger sites that can incorporate additional density in exchange for the provision of affordable housing
units pursuant to the requirements of this section. PRDs may allow up to 2.0 times the number of dwelling units permitted in
the underlying residential district. Fifty percent of this bonus development capacity is reserved for the incorporation of
affordable units.
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C. Downtown Tacoma. Per the provisions of TMC 13.06A.080, development proposals within Downtown zoning districts
seeking to gain additional Floor Area Ratio may choose from a list of public benefit features including the provision of
affordable units pursuant to the requirements of this section.

1.39.060 Residential Upzones.
A. The grant of a change in zoning designation to a zone that allows higher development capacity increases the value of the
land. This provision creates the mechanism for some of that increase in value to be allocated to the provision of affordable
housing units. Zoning changes are governed by the provisions of TMC 13.06.650.
B. Per TMC 13.06.650, private initiated upzone requests shall be conditioned to provide for the incorporation of affordable
housing units per the provisions of this section. City-initiated upzones shall also be evaluated for housing affordability needs
and may also result in a determination that housing units shall be incorporated under the provisions of this section.

1.39.070 Incorporation of Affordable Housing Units.
A. To obtain the Financial and Development Incentives offered, or to gain approval of a residential upzone, the following
provisions must be met. These include the incorporation of affordable housing units within the project or the payment of an inlieu fee to the City to be utilized for the creation of housing affordability.
B. Incorporation of Affordable Units. To satisfy the provisions of this section the following is required:
1. For each additional market rate dwelling unit allowed through a density bonus, pursuant to the provisions of this section and
of TMC 13.06, 13.06A, and 13.06.650, an additional affordable unit shall also be included. The ratio of bonus density market
rate to affordable units shall be one to one.
2. Affordability requirements. To qualify as affordable per the provisions of this section, rental households shall be affordable
to households earning up to 50 percent of the Pierce County Area Median Income (AMI), and ownership households shall be
affordable to households earning up to 80 percent of AMI, adjusted for household size.
3. A combination of affordable rental and ownership households is acceptable within a qualifying development.
4. Affordable housing units provided pursuant to the provisions of this section shall remain affordable for a 50 year term,
pursuant to the requirements of RCW 36.70A.560.
C. In-lieu Fee option. As an alternative to incorporation of affordable housing units within the development, the project
proponent may choose to pay an in-lieu fee as a contribution to the City’s Housing Trust Fund. This fee is based on the
increased land value as a function of City approval to allow more density, and has been calibrated to provide equivalent
affordable housing benefit to the community as compared to the incorporation of affordable housing units within the
development.
1. Density bonus types. The density bonus provisions of this section function either as an increase in the number of dwelling
units permitted (in the case of PRDs), or as an increase in over height and bulk (in the case of Floor Area Ratios or height
increases). The in lieu fee options for each are calculated as follows:
a. Calculation - Dwelling Units bonus. If paid prior to issuance of the Certificate of Occupancy, the in-lieu fee shall be
$10,000 as of July 1, 2016, adjusted per the Consumer Price Index annually, for each additional dwelling unit permitted
through the bonus density provisions of this section. For density bonuses which grant additional height of Floor Area Ratio,
the additional dwellings shall be calculated as the additional square footage permitted through the density bonus divided by
the average dwelling unit size within the development.
2. In lieu fee payment Timing. The project proponent or subsequent property owner can choose to pay the in-lieu fee at any
point during the 50 year required period of affordability. If paid after issuance of the Certificate of Occupancy, the in lieu fee
shall decline by 2 percent per year (equivalent to one year of the required 50 year term of affordability).
3. Use of in lieu fee funds. Funds paid pursuant to the in-lieu fee option into the Housing Trust Fund shall be utilized by the
City Housing Division for the creation of housing affordability pursuant to the strategies identified through the City of
Tacoma’s Consolidated Plan.

1.39.080 Procedures.
A. Predevelopment Meeting. A meeting shall be required for any land application that incorporates any of the provisions of
this Section.
B. Affordable Housing Incentives Program Agreement. An application for a proposed project that incorporates any of the
provisions of this Section shall not be deemed complete until the applicant has submitted a signed Affordable Housing
Incentives Program Agreement stipulated in this section, as a component of the application package.
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C. Development Review. The Planning and Development Services Department shall integrate additional density or other
bonuses resulting from the incorporation of affordable housing units into a development proposal under the provisions of this
section into their review and approvals for the proposal.
D. Required Documentation. Prior to the final approval of any land use application or building permit that incorporates any
incentives provided for within this Section, the owner of the property shall provide a recorded agreement, lien and covenant
running with the land, binding all the assigns, heirs and successors of the applicant shall secure the affordability requirements
as stated under this Section. The recorded covenant must provide that if the property is converted to a use other than for lowincome affordable housing as defined under this Section within the required affordability duration, the property owner must
pay the applicable in lieu fees in effect at the time of conversion.

***
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Chapter 13.04
PLATTING AND SUBDIVISIONS
13.04.240 Plats within Planned Residential Development Districts (PRD Districts).
A. Intent. The PRD District is intended to: provide for greater flexibility in large-scale residential developments; promote a
more desirable living environment than would be possible through the strict regulations of conventional zoning districts and of
the subdivision ordinance of the City of Tacoma; encourage developers to use a more creative approach in land development;
provide a means for reducing the improvements required in development through better design and land planning; conserve
natural features and ecological systems of the physical environment; reflect a high quality of site and urban design; and
facilitate more desirable, aesthetic and efficient use of open space. The PRD District is also intended to provide for density
increases in association with the provision of public benefits including sustainability features and affordable housing.
In order to facilitate development within PRD Districts, these regulations may, if necessary, be modified as they apply to
residential access streets, blocks, lots and building lines when the plan for such PRD District provides: adequate access to
arterial streets and adequate circulation, recreation areas, and area per family as required by the zoning ordinances; light and
air for the needs of the tract when fully developed and populated; and such legal restrictions or other legal status as will assure
the carrying out of the plan.
B. Procedures.
1. All preliminary plats within PRD Districts shall be considered by the Hearing Examiner, except for preliminary short plats
considered by the Director subsequent to approval of a reclassification to a PRD District. The final plat/short plat shall be
considered by the Director. The preliminary plat/short plat for a planned residential development may be submitted with the
application for reclassification to a PRD District, and will then be processed concurrently with the reclassification application.
2. The final plat for a PRD District may be considered as a final site plan for that portion of the PRD District to which it
pertains.
3. When the preliminary plat of a proposed subdivision in a PRD District is processed as the preliminary plan for the
reclassification request, and/or the final plat is processed as the final site plan, the processing procedures for plats contained in
this chapter shall be followed.
4. All preliminary plats within PRD Districts shall demonstrate consistency with the requirements of TMC 13.06.140, with
TMC 1.39 when density bonuses are sought pursuant to the provision of affordable housing, as well as with other applicable
sections of the TMC.
C. General Requirements.
1. Lot Area. Lot sizes required for plats within PRD Districts shall may be the same as for the residential district with which
the PRD District is combined; alternativelyprovided, however, that the Hearing Examiner or the Director may modify said lot
sizes where the following factors have been considered:
a. Type of dwelling structures involved;
b. Amount of common and private open space to be provided and the location of such open space in relation to the dwelling
structures involved;
c. The street pattern and street design within the PRD District; and
d. The landscaping plan concept to be utilized around such dwellings. All modifications shall be made strictly within the
spirit, intent, and purposes of this section and the PRD District section of the zoning ordinances.
e. The provision of public benefits including sustainability features and affordable housing as part of a density bonus, when
applicable.
f. The intent of the PRD District, including the pursuit of urban design excellence, creation of a livable and attractive
neighborhood, and place-making.
2. Transfer of ownership of lots within PRD Districts shall be made in such a manner as to not increase the total number of
lots in the PRD District, and in no event shall any ownership be less than the dimensions of the minimum size lot within the
PRD District.
3. Streets and Roadways Within PRD Districts.
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a. Standards of design and construction for roadways, both public and private, within PRDs may be modified as is deemed
appropriate by the Hearing Examiner.
b. Right-of-way widths and street roadway widths may be reduced where it is found that the plan for the PRD District
provides for the separation of vehicular and pedestrian circulation patterns, accommodates bicycle circulation, and provides
for adequate off-street parking facilities.
c. Preliminary plats within PRD Districts shall connect with and continue the abutting street network, to provide for a
continuous connection with the neighborhood pedestrian, bicycle and vehicular pathways, unless specifically exempted by the
City Engineer.
d. Transportation infrastructure within PRD Districts shall be designed to complete streets principles including emphasizing
the pedestrian environment and providing for safe and comfortable bicycle travel.
4. All land within the Planned Residential Development District shall be subject to contractual agreements with the City of
Tacoma and to recorded covenants approved by the City of Tacoma providing for compliance with the regulations and
provisions of the district and the site plan or plat as approved.

***
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Chapter 13.05
LAND USE PERMIT PROCEDURES
***
13.05.080 Modification/revision to permits.
A. Purpose. The purpose of this section is to define types of modifications to permits and to identify procedures for those
actions.

***

F. PRD District Modifications.
1. Proposed modifications to development approved in a PRD District rezone and/or site approval shall, in addition to the
above criteria, be deemed minor only if all the following criteria are satisfied:
a. No new land use is proposed;
b. No increase in density, number of dwelling units, or lots is proposed; and
c. No reduction in the amount of approved open space is proposed, excluding reductions in private yards; and.
d. No reduction in the amount, quality or condition of sustainability features and, when applicable, affordable housing units
required as part of the PRD decision pursuant to a density increase per the provisions of TMC 13.06.140.
Examples of minor modifications could include, but are not limited to, lot line adjustments, minor relocations of buildings or
landscaped areas, minor additions to existing buildings, the construction of accessory buildings, and minor changes in phasing
and timing.
2. In addition to the standard criteria applicable to major modifications to a PRD District rezone and/or site approval, such
major modifications to fully or partially developed PRD Districts shall only be approved if found to be consistent with the
following additional decision criteria:
a. The proposed modification shall be designed to be compatible with the overall site design concept of the originally
approved site plan. In determining compatibility, the decision maker may consider factors such as the design, configuration
and layout of infrastructure and community amenities, the arrangement and orientation of lots, the layout of different uses, and
the bulk and scale of buildings, if applicable, with a particular focus on transition areas between existing and proposed
development.
b. The proposed modification shall be generally consistent with the findings and conclusions of the original PRD rezone
decision.
c. If the existing PRD District is nonconforming to the current development standards for PRD District, the proposed
modification does not increase the district’s level of nonconformity to those standards.
G. Other permits. Any modification, whether considered minor or major, may still require approvals other than the type
granted for the original development. For example, an existing, permitted conditional use seeking a modification that qualifies
as a minor modification to their existing conditional use permit but that also necessitates a variance to a development standard,
would not be required to obtain approval of a major modification to their existing conditional use permit or a new conditional
use permit but would need to receive a variance permit for the project.

***
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13.05.115 Residential Infill Pilot Program
A. Purpose. To promote innovative residential infill development types, while ensuring that such development demonstrates
excellent building and site design that is responsive to and harmonious with neighborhood patterns and character. In addition,
the Pilot Program is intended to develop a body of successful, well-regarded examples of innovative residential infill which
inform a Council decision whether at some future point to finalize development regulations and design standards for some or
all of these infill housing types.
B. Applicability. The provisions of this section apply to the following categories of residential infill:
1. Detached Accessory Dwelling Units within the R-1, R-2, R-2SRD and HMR-SRD Districts
2. Two-family or townhouse development within the R-2 District
3. Multifamily development within the R-3 District, and
4. Cottage Housing development within any residential district.
The pertinent provisions of TMC 13.06 regarding residential districts, the development and permitting requirements described
therein, as well as any other pertinent section of the TMC shall apply.
C. Term. The Pilot Program will be reassessed as directed by the City Council or by the Director, after projects have been
completed in three or more of the permitted categories, or after three or more of any single category has been completed—
whichever comes first.
D. Submittals. Proponents of any of the above innovative residential infill development types shall submit the following:
1. A site plan.
2. Building elevations from all four sides.
3. A massing study.
4. A narrative and any supporting exhibits demonstrating how the project will be consistent with the Pilot Program intent and
the provisions of this section.
5. Demonstrate that the proposal would meet all pertinent TMC requirements, including those contained in TMC 13.06.100.
6. A complete application, along with applicable fees, for any required land use permits, including conditional use and
Accessory Dwelling Unit permits. Such processes may require public notification or meetings.
7. The Director reserves the right to request additional information and documentation prior to beginning the City’s review.
E. Review process. The Director will convene a special advisory review body which shall function in an advisory capacity to
inform the Director or Hearing Examiner’s decision and conditions of approval.
1. This body will include the following representatives:
a. The Director or designee;
b. The Long Range Planning Manager or designee;
c. A City staff member with residential building and site development expertise;
d. A designee representing the area Neighborhood Council;
e. An architect or urban design professional; and,
f. A representative of the Landmarks Preservation Commission, if applicable.
2. The special advisory review body will assess the consistency of the proposal with the following criteria. All proposals
submitted under the provisions of this section must demonstrate the following.
a. Responsiveness to the following basic neighborhood patterns established by existing development in the area.
(1.) Street frontage characteristics.
(2.) Rhythm of development along the street.
(3.) Building orientation on the site and in relation to the street.
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(4.) Front setback patterns.
(5.) Landscaping and trees.
(6.) Backyard patterns and topography.
(7.) Architectural features.
(8.) Historic character, if located within a designated Historic District.
b. Pedestrian-friendly design. The proposed development must provide direct and convenient pedestrian access from each
dwelling to abutting sidewalks and public pathways. Additionally, the proposed development must emphasize pedestrian
connectivity. The quality of the pedestrian experience within the site and in the abutting public right-of-way will also be
considered.
c. De-emphasize parking. The proposal must meet the parking requirements of TMC 13.06.510 in a manner that deemphasizes parking in terms of its prominence on the site and its visibility from the public right-of-way.
d. Minimize scale contrasts and privacy impacts. The proposal must demonstrate that it will limit abrupt changes in scale
between the proposed development and existing buildings on adjacent parcels. Privacy impacts should be considered as part
of this analysis.
e. Create usable outdoor (or yard) spaces. The proposal must provide usable and functional outdoor or yard space that will be
an amenity to its residents.
f. Sustainable features. The proposal must provide documentation of the incorporation of one of the following green building
and site features as follows (this provision does not apply to Detached Accessory Dwelling Units):
1. Built Green or LEED Bronze; or,
2. Greenroads Bronze rating;
g. Consistency with code requirements. The proposal must be consistent with the applicable provisions of TMC 13.06 and to
other applicable requirements.
F. Decision. The Director or Hearing Examiner shall determine whether the proposal meets the intent of this section and
incorporate conditions as appropriate into the land use and building permit approvals.

***
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Chapter 13.06
ZONING 1

***

13.06.100 Residential Districts.
The 100 series will contain regulations for all residential classifications, including the following:
R-1
R-2
R-2SRD
HMR-SRD
R-3
R-4
R-4-L
R-5
PRD

Single-Family Dwelling District
Single-Family Dwelling District
Residential Special Review District
Historic Mixed Residential Special Review District
Two-Family Dwelling District
Multiple-Family Dwelling District
Low-Density Multiple-Family Dwelling District
Multiple-Family Dwelling District
Planned Residential Development District (see Section 13.06.140)

A. District purposes. The specific purposes of the Residential Districts are to:
1. Implement the goals and policies of the City’s Comprehensive Plan.
2. Implement the Growth Management Act’s goals and county-wide and multi-county planning policies.
3. Provide a fair and equitable distribution of a variety of housing types and living areas throughout the City’s neighborhoods.
4. Protect and enhance established neighborhoods, and ensure that new development is in harmony with neighborhood scale
and character.
5. Provide for predictability in expectations for development projects.
6. Allow for creative designs while ensuring desired community design objectives are met.
7. Strengthen the viability of residential areas by eliminating incompatible land uses, protecting natural physical features,
promoting quality design, and encouraging repair and rehabilitation of existing residential structures.
8. Allow for the enhancement of residential neighborhoods with parks, open space, schools, religious institutions and other
uses as deemed compatible with the overall residential character.
B. Districts established.
1. The following districts are intended primarily for residential land uses, as well as other uses such as daycares, parks,
schools, churches and other uses which serve the neighborhood and have been deemed compatible with residential character.
2. R-1 Single-Family Dwelling District. This district is intended for low-density, single-family detached housing. Other
compatible uses such as residential care homes and shelters are also appropriate. The district is characterized by low
residential traffic volumes and properties located within the View Sensitive Overlay district. It is most appropriate in
established areas with steep topographya relatively quiet and stable neighborhood environment or an established pattern of
larger lots.
23. R-2 Single-Family Dwelling District. This district is intended primarily for low-density, single-family detached housing
but, in addition to the uses listed above, may also allow a limited number of compatible uses including limited lodging uses,
and uses such as limited holiday sales for Christmas and Halloween, and two-family dwellings in certain circumstances. The
district is characterized by low residential traffic volumes and generally abuts more intense residential and commercial
districts.
34. R-2SRD Residential Special Review District. This district is intended primarily for low-density, single-family detached
housing, but in addition to the uses listed above, it also may allow a limited number of two- and three-family dwellings by
conditional use permit where the location, amount, and quality of such development would be compatible with the singlefamily character of the area and enhance the area’s overall quality.
1

Rezone ordinances are on file in the office of the City Clerk.
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54. HMR-SRD Historic Mixed Residential Special Review District. This district is designed to apply to existing neighborhood
areas or portions of existing neighborhood areas which have been designated as an historic special review district because the
buildings within reflect significant aspects of Tacoma’s early history, architecture, and culture as set forth and according to the
procedures in Chapter 13.07, and which are characterized by a mix of residential buildings, including single family residential
dwellings and multiple family dwellings, and where it is desirable to protect, preserve, and maintain the historic buildings.
Single-family dwellings will continue to be the predominant land use within the HMR-SRD district. Infill development shall
be consistent with historic character of the district and shall be predominantly single-family. A limited number of two- and
three-family dwellings may be permitted by conditional use permit provided they do not involve substantial alterations to the
exterior appearance of historically contributing structures that are inconsistent with historic district character. Conversion of
existing multiple-family uses to single-family uses will be encouraged, but not required.
56. R-3 Two-Family Dwelling District. This district is intended primarily for two-family housing development. Uses such as
single-family dwellings, three-family dwellings, and some lodging and boarding homes may also be appropriate, in addition to
the uses permitted in less dense zones. The district is characterized by low residential traffic volumes and generally abuts
more intense residential and commercial districts.
67. R-4-L Low-Density Multiple-Family Dwelling District. This district is intended primarily for low-density multiple-family
housing, mobile home parks, retirement homes and group living facilities. It is similar to the R-4 Multiple-Family Dwelling
District, but more restrictive site development standards are intended to minimize adverse impacts of permitted and
conditional uses on adjoining land. The district is characterized by amenities and services associated with single- and twofamily residential districts, and it is located generally along major transportation corridors and between higher and lower
intensity uses.
87. R-4 Multiple-Family Dwelling District. This district is intended primarily for medium density multiple-family housing. In
addition to uses permitted in less dense zones, Oother appropriate uses may include day care centers, and certain types of
special needs housing. The district is characterized by a more active living environment and is located generally along major
transportation corridors and between higher and lower intensity uses.
98. R-5 Multiple-Family Dwelling District. This district is intended for high-density multiple family housing, as well as
residential hotels, retirement homes, and limited mixed-use buildings, in addition to uses permitted in less dense zones. The
district is generally located in the center of the city in close proximity to employment centers, conveniences, services, major
transportation corridors, and public transportation facilities.
C. Land use requirements.
1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.100. All portions of
13.06.100 and applicable portions of 13.06.500 apply to all new development of any land use variety, including additions, and
remodels, in all districts in Section 13.06.100, unless explicit exceptions or modifications are noted. The requirements of
Section 13.06.100.A through Section 13.06.100.C are not eligible for variances. When portions of this section are in conflict
with other portions of Chapter 13.06, the more restrictive shall apply. For individually designated properties listed on the
Tacoma Register of Historic Places, and for contributing buildings within Historic Special Review Districts, where there is a
conflict between the regulations of this chapter and historic guidelines and standards, the historic guidelines and standards
shall prevail pursuant to TMC 13.05.046.
2. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via Section
13.05.030.E.
3. Use table abbreviations.
P = Permitted use in this district.
TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and
procedures of Section 13.06.635.
CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures of
Section 13.06.640.
N = Prohibited use in this district.
4. District use table. (see next page for table)
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N

Dwelling, two-family

P/CU

P/CU

NCU2

N

P

N

R-2SRD

P

N

R-2

P/CU

P/CU

P

N

HMR-SRD

P

P

P

N

R-3
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N

P

Dwelling, single-family
detached

Dwelling, three-family

N

R-1

Drive-through with any use

Uses

P

P

P

N

R-4-L

P

P

P

N

R-4

P

P

P

N

R-5
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In the R-2SRD and HMR-SRD districts, three-family
dwellings are permitted if lawfully in existence at the time of
reclassification to R-2SRD or HMR-SRD. New three-family
dwellings are permitted only upon issuance of a conditional
use permit. See Section 13.06.640.
For R-3, three-family dwellings are permitted, provided
existing single- or two-family dwellings shall not be enlarged,
altered, extended, or occupied as a three-family dwelling,
unless the entire building is made to comply with all zoning
standards applicable to new buildings; and, further provided
such existing structures shall not be enlarged or extended,
unless such enlargement, extension, or alteration is made to
conform to the height, area, and parking regulations of this
district.
Subject to additional requirements contained in Section
13.06.501.N.

In the R-2SRD and HMR-SRD districts, two-family dwellings
are permitted if lawfully in existence at the time of
reclassification to R-2SRD/HMR-SRD or only upon issuance
of a conditional use permit (see Section 13.06.640).
In R-2 Districts two-family development may be considered
under the Residential Infill Pilot Program (see Section
13.05.115), and requires issuance of a conditional use permit
(Ssee Section 13.06.640).
Subject to additional requirements contained in Section
13.06.501.N.

No lot shall contain more than one- dwelling unless
specifically approved to do so through a Planned Residential
District, Cottage Housing or other City review process.
unless each dwelling complies with the use regulations,
height regulations, area regulations, and parking regulations
of the district.

Additional Regulations
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P/N2

CU2

P/N2

NCU

P/N

HMR-SRD

CU2

P

P

NCU2

R-3

CU2

P

P

P

R-4-L

CU2

P

P

P

R-4

CU2

P

P

P

R-5

Cottage Housing developments require the issuance of a
Conditional Use Permit (see Section 13.06.640) and are
subject to the provisions of the Residential Infill Pilot
Program. See Section 13.05.115.

Subject to additional requirements contained in Section
13.06.150. In all residential districts ADUs require the
issuance of an ADU permit.
In the R-1, R-2, R-2SRD and HMR-SRD districts, detached
ADUs are subject to the provisions of the Residential Infill
Pilot Program (Section 13.05.115).
are prohibited while attached ADUs are permitted.
Subject to additional requirements contained in 13.06.150.

Subject to additional requirements contained in Section
13.06.100.G. In R-2, R-2SRD and HMR-SRD Districts
townhouse development requires issuance of a conditional use
permit. See Section 13.06.640.
In R-2, townhouses also require review under the Residential
Infill Pilot Program (see Section 13.05.115).

In the HMR-SRD district, only multiple-family dwellings
lawfully in existence on December 31, 2005 are permitted.
Such multiple-family dwellings may continue and may be
changed, repaired, and replaced, or otherwise modified,
provided, however, that the use may not be expanded beyond
property boundaries owned, leased, or operated as a multiplefamily dwelling on December 31, 2005.
In R-3 Districts multiple-family development may be
considered under the Residential Infill Pilot Program (see
Section 13.05.115), and requires issuance of a conditional use
permit (see Section 13.06.640).

1

Additional Regulations
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For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval of a conditional use permit. See Section 13.06.640.F for
additional details, limitations and requirements.
12 Certain land uses, including two-family, townhouse, cottage housing, and Detached Accessory Dwelling Units in certain districts, are subject to the provisions of the Residential Infill
Pilot Program. See Section 13.05.115.

CU2

CU2

Dwelling, Cottage Housing

***

P/N2

CU

NCU2

P/N2

N

Dwelling, townhouse

N

R-2SRD

N

R-2

Dwelling, accessory (ADU)

N

R-1

Dwelling, multiple-family

Uses
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R-2

-

1,000

Reductions to minimum detached single-family dwelling lot area requirements, as shown above, may be allowed pursuant to
Section 13.06.145.
Single-family Small lot development must be oriented such that the lot frontage and the front façade of the house face the
street.
Small lot exceptions are not applicable to pipestem lots.
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Single-family Small Lots –
Exceptions to Standard Minimum
Lot Area Requirements

Lots less than the standard lot size must meet the Small Lot Standards of Section 13.06.145.
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Lot Size Averaging – Subdivisions: Within proposed Short and Full Plats, lots are permitted to a minimum size of 3,000
square feet, provided that the overall average lot size within the Short or Full Plat meets the Standard Lots minimum lot size
of the zoning district. NOTE: In higher density districts with minimum lot sizes less than 3,000 this provision does not apply.

Lot Size Averaging – Infill: To provide for consistency with pre-existing development patterns, the average size of lots along
the street frontage and block (excluding the site) may be substituted for the zoning district minimum lot size.

1,000

6,000

4,500

3,500

2,500

5,000

R-5

Lot Size Averaging

3.5 acres, provided
at least 3,500 sq. ft.
is provided for each
mobile home

1,500

6,000

5,000

3,750

2,500

5,000

R-4

A lot which was a single unified parcel of land as indicated by the records of the Pierce County Auditor as of May 18, 1953
or a lot which was configured legally to conform to the applicable requirements but which became nonconforming as a result
of subsequent changes to this chapter or other official action by the City, and which has been maintained in that configuration
since, having an average width, frontage, or area that is smaller than the applicable minimum requirements may be occupied
by a single-family dwelling; provided all other applicable requirements are complied with, including required setbacks, yards
and design standards (see Sections 13.06.145 and 13.06.630).

-

6,000 sq. ft. plus
1,500 sq. ft. for each
unit in excess of
four

5,500

4,250

3,000
2,500

5,000

R-4-L

Pre-existing lots

Mobile home/trailer court

3,000

3,000

-

Townhouse dwellings

9,000

6,000

3,500
2,500

5,000

R-3

9,000

9,000

6,000

4,500
3,500

5,000

HMR-SRD

Multiple-family dwellings

9,000

4,500
3,500

Three-family dwellings

4,500

5,000

6,000

6,750

Single-family detached dwellings
– Small Lots

5,000

R-2SRD

Two-family dwellings

7,500

Single-family detached dwellings
– Standard Lots

Minimum Lot Area (in square feet, unless otherwise noted)

R-1

D. Lot size and building envelope standards.
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35

50

25

35

50

25

35

50

R-4-L

R-4

25

30

50

25

25

16 for townhouse dwellings;
32 for two-family dwellings

50

25

25

50

15-feet

35

-

35

-

35

-

35

-

35

-

35

35

60

-

Reductions to minimum lot width, as shown above, may be allowed pursuant to Section 13.06.145.
Small lot exceptions are not applicable to pipestem lots.
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Accessory Buildings

Main Buildings

Max. Height Limits (in feet)

Maximum lot coverage

R-3

R-5

25

25

50

150

-

The minimum lot frontage requirement does not apply to townhouse dwellings.
Pipestem lots which only serve one single-family dwelling are not required to meet the minimum lot frontage requirements,
provided the access easement or lot extension to such pipestem lot has a minimum width of 10 feet.

25

45

Lot Coverage (percentage)

HMR-SRD
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Critical Areas Protection Ordinance Residential Density Bonus: Per Section 13.11.260, in order to provide flexibility to avoid
critical area impacts, minimum lot sizes and setbacks may be reduced in association with Critical Areas approvals.

Single-family Small Lots –
Minimum Average Lot Width

Small Lots – Exceptions to
Minimum Average Lot Width

R-2SRD

Planned Residential Districts: Exceptions to the standard and small lot provisions of this section may be permitted through
the provisions of Section 13.06.140.

50

Minimum Lot Frontage

R-2

Alley lot area credit: In R-1 and R-2 Districts, half of the width of abutting alleys which are utilized for vehicular access to
the lot may be counted toward the required minimum lot area, up to 10 percent of the total area of the lot.

R-1

Minimum Average Lot Width –
Standard Lots

Lot Measurements (in feet)

Other exceptions
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R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5
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(2) For properties where one side abuts an undeveloped lot, a street or an alley, the setback shall be equal to that provided by
the one abutting house. averaging shall be calculated by adding the setback provided on the adjacent developed lot and the
minimum setback of the district in which it is located and dividing by two.
(3) In no case shall averaging be construed to require a greater setback than the standard minimum setback required by the
regulations of the district.
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R-2

(1) Where a side property line abuts the rear property line of an adjacent corner lot (see example below), the front yard
setback for the main building shall be either the average of the adjacent side and front setbacks provided by the structures on
either side, or the minimum front yard setback required for the zoning district in which it is located, whichever is less.

R-1
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HMR-SRD

R-3

R-4-L

R-4

R-5
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All dwellings shall maintain primary orientation to the adjacent street or right-of-way and not toward the alley or rear of the
site, unless otherwise determined by the Director. The building elevation facing the street or right-of-way shall not contain
elements commonly associated with a rear elevation appearance.

R-2SRD

Main Building Orientation

R-2

All on-site parking for dwellings and buildings other than dwellings shall be located in the rear portion of the lot and shall not
be accessed from the front if suitable access to the rear is available, such as an abutting right-of-way that is or can practicably
be developed. If access is not practicably available to the rear yard or not practicably limited only to the rear and sides (such
as for institutional and other large uses), subject to determination by the City Engineer, then vehicular access to the front may
be developed. However, in all cases such access and parking shall be limited to the minimum necessary and in no case shall
driveway and/or parking areas exceed a total of 50 percent of the front yard or 50 percent of a corner street side yard. In the
case of Small Lots, see the additional provisions of Section 13.06.145.

R-1

Vehicular Access and Parking

Tacoma Municipal Code
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13.06.140 PRD Planned Residential Development District.
A. Intent. The PRD Planned Residential Development District is intended to: provide for greater flexibility in large scale
residential developments; promote a more desirable living environment than would be possible through the strict regulations
of conventional zoning districts; encourage developers to use a more creative approach in land development and stormwater
management; provide a means for reducing the improvements required in development through better design and land
planning; conserve natural features and retain native vegetation; provide a high quality of urban design pursuant to creating a
livable and attractive neighborhood and place-making; and facilitate more desirable, aesthetic, and efficient use of open space;
promote sustainable building and site design practices; and, promote the voluntary provision of affordable housing through
provision of voluntary density bonuses.
The PRD District is intended to be located in areas possessing the amenities and services generally associated with residential
dwelling districts, and in locations which will not produce an adverse influence upon adjacent properties.
Land classified as a PRD District shall also be classified as one or more of the regular residential zoning districts and shall be
designated by a combination of symbols (e.g., R-3-PRD planned residential development district).B. Procedures. Application
for reclassification to a PRD District shall be made in accordance with the provisions of Chapter 13.05 and Section 13.06.650.
Applications for reclassification to a PRD District shall bear the written consent of the owners of all property within the
proposed PRD. Applications for a major modification to an existing PRD District shall bear the written consent of the owners
of the specific properties proposed to be modified.
An application for site approval shall accompany a request for reclassification to a PRD District. Applications filed
subsequent to such a reclassification shall be considered by the Director. Where only a portion of the development is
submitted for site approval, a preliminary plan for the remainder of the development shall also be submitted, indicating the
intended layout for the remainder of the development.
The Hearing Examiner shall conduct a public hearing on all applications for site approval which accompany a reclassification
request. In acting upon a request for site approval, the Hearing Examiner or Director shall consider, but not be limited to, the
following criteria:
1. The site development plan shall be consistent with the goals and policies of the Comprehensive Plan.
2. The plan shall be consistent with the intent and regulations of the PRD District and any other applicable statutes and
ordinances.
3. The proposed development plan for the PRD District is not inconsistent with the health, safety, convenience, or general
welfare of persons residing or working in the community. The findings of the Hearing Examiner or Director shall be
concerned with, but not limited to, the following:
a. The generation of noise or other nuisances which may be injurious or to the detriment of a significant portion of the
community.
b. Availability and/or adequacy of public services which may be necessary or desirable for the support of the development.
These may include, but shall not be limited to, availability of utilities; transportation systems, including vehicular, pedestrian,
and public transportation systems; and education, police, and fire services, and social and health services.
c. Adequacy of landscaping, recreation facilities, screening, yards, setbacks, open spaces, or other development characteristics
necessary to provide a sound and healthful living environment and mitigate the impact of the development upon neighboring
properties and the community.
d. The compliance of the site development plan with any conditions to development stipulated by the City Council at the time
of the establishment of the PRD District.
e. The demonstration of urban design excellence in site and building design through establishing Basic Neighborhood
Patterns, pedestrian-friendly design, de-emphasized parking, minimized scale contrasts and privacy impacts, usable outdoor
spaces, sustainability features and connectivity as appropriate to the site, context and proposed development type and density.
An application for site approval shall include:
4. A plan or plans at a scale of not less than one inch equals 200 feet for the proposed development showing:
a. Proposed name of the development, north point, scale, date, legal description, and names and addresses of the developer,
engineer, surveyor, land planner, and landscape architect.
b. The basic layout of the site or portion thereof, including lot design, if any, building locations, street layout, and roadway
widths.
c. Horizontal alignment data for all streets and vehicular accessways.
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)
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d. Any areas proposed to be dedicated or reserved for public parks, schools, or playgrounds, or otherwise dedicated or
reserved for public purposes.
e. Other undedicated open space set aside for the use of the residents of the development in common.
f. A general land use plan for the proposed district indicating the areas to be used for the various purposes.
g. Types of dwellings and site locations thereof.
h. Proposed locations of off-street parking areas with dimensions.
i. Pedestrian walks, malls, and other trails, both public and private.
j. A circulation plan indicating the proposed movement of vehicles, goods, and pedestrians within the district, and to and from
adjacent public thoroughfares, routes and pathways. Any special engineering features and traffic regulation devices needed to
facilitate or insure the safety of this circulation shall be shown.
k. The stages to be built in progression, if any.
l. Finished contours at a five-foot interval.
m. The location of adjacent utilities intended to serve the development and a layout of the utilities within the development.
n. Land within the tract not to be developed as a part of the PRD District, with indication of existing and/or intended use or
uses.
o. Necessary building setback lines, including those required for sight distance purposes.
p. Existing zoning boundaries.
5. The intended time schedule for development.
6. Tables showing the density and lot coverage of the overall development and of each zoning district within the development.
C. General requirements.
1. This Section was substantially updated on DATE OF ADOPTION. PRD Districts approved prior to that date are subject to
the provisions of their approvals, including the amount and designation of required open space. PRD applications submitted
after that date shall meet the following standards and requirements.
12. PRDs are permitted as an overlay in all residential districts, with the exception that PRDs are not permitted in the HMRSRD District.
3. The site approval shall be binding upon the development and substantial variations from the plan shall be subject to
approval by the Director.
24. No building permit shall be issued without a site approval.
35. The site approval shall expire as provided in Chapter 13.05.
46. In granting site approval, the Hearing Examiner and/or the Director may attach conditions as authorized in Chapter 1.23,
or, in the case of approval by the Director, Chapter 13.05, and unless other arrangements are agreed to by the City, the owner
and/or developers shall be responsible for paying the cost of construction and/or installation of all required on- and off-site
improvements. This responsibility shall be the subject of a contractual agreement between the owner and/or developer and the
City. Such contract shall require that, in lieu of the actual construction of the required improvements, the owner and/or
developer shall deposit a performance bond or cash deposit with Planning and Development Services, in an amount not less
than the estimate of the City Engineer for the required improvements, and provide security satisfactory to the Department of
Public Utilities, guaranteeing that the required improvements shall be completed in accordance with the requirements of the
City of Tacoma and within the time specified in the contractual agreement. Also, such contract and recorded covenants,
governing all land within the PRD District, shall provide for compliance with the regulations and provisions of the district and
the site plan as approved.
7. PRDs are subject to the provisions of the underlying zoning district and other pertinent sections of the TMC, unless
specifically addressed in this section or through the conditions of the PRD decision or site approval.
8. Urban design, sustainability and connectivity. The PRD site design shall demonstrate the following:
a. Establishment of high quality and context-responsive Basic Neighborhood Patterns, including the following:
(1.) Street frontage characteristics.
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(2.) Rhythm of development along the street.
(3.) Building orientation on the site and in relation to the street.
(4.) Front setback patterns.
(5.) Landscaping and trees.
(6.) Backyard patterns and topography.
(7.) Architectural features.
b. Pedestrian-friendly design. The proposal must provide direct and convenient pedestrian access from each dwelling to
abutting sidewalks and public pathways, and must emphasize pedestrian connectivity and the quality of the pedestrian
experience within the site and in the abutting public right-of-way. Transportation infrastructure within PRD Districts shall
implement complete streets principles including emphasizing the pedestrian environment and providing for safe and
comfortable bicycle travel.
c. De-emphasize parking. The proposal must meet the parking requirements of TMC 13.06.510 in a manner that deemphasizes parking in terms of its prominence on the site and its visibility from the public right-of-way.
d. Minimize scale contrasts and privacy impacts. The proposal must demonstrate that it will limit scale contrasts and privacy
impacts on existing adjacent parcels and buildings to a reasonable extent.
e. Create usable outdoor (or yard) spaces. The proposal must provide usable and functional outdoor or yard space that will be
an amenity to its residents. These outdoor spaces shall be provided per the open space requirements of this section.
f. Sustainable features. The proposal must provide documentation of the incorporation of both green building and site features
as follows:
(1.) LEED Certified rating for Building Design and Construction, or equivalent; and,
(2.) Greenroads. Roadways, sidewalks, driveways and other hard surfaces are required to provide the equivalent of a
Greenroads Bronze rating.
g. Connectivity. Proposed PRD Districts shall connect with and continue the abutting street network, to provide for a
continuous connection with the neighborhood pedestrian, bicycle and vehicular pathways, to the maximum extent feasible.
59. Not more than one-third of the gross area of the site shall have a finished grade exceeding 20 percent, consist of bodies of
water, or consist of tidelands, unless otherwise permitted by the decision.
610. The development of the property in the manner proposed will not be detrimental to the public welfare, will be in keeping
with the general intent and spirit of the zoning regulations and Comprehensive Plan of the City of Tacoma, and will not
impose an abnormal burden upon the public for improvements occasioned by the proposed development.
711. The plan for the proposed development shall present a unified and organized arrangement of buildings and service
facilities which are compatible with the properties adjacent to the proposed development.
812. The PRD District shall be located on property which has an acceptable relationship to major transportation
facilitiesthoroughfares, and those thoroughfares facilities within the vicinity of the PRD District shall be adequate to carry the
additional bicycle, pedestrian and vehicular traffic generated by the development.
913. A PRD District shall make provisions for existing and future streets, pathways and undeveloped areas adjacent to the
development to allow for the proper and logical development of such areas.
1014. The internal circulation system within the PRD District shall be designed and constructed to insure the safety and
convenience of pedestrian and vehicular traffic by providing proper horizontal and vertical alignments, widths, physical
improvements, parking provisions (on- and/or off-street), pedestrian facilities, sight distances, necessary traffic control
regulations and signs, and necessary directional and identification signs.
Placement and maintenance of traffic, directional, and identification signs for private vehicular accessways shall be the
responsibility of the developer.
Preliminary plats within PRD Districts shall connect with and continue the abutting street network, to provide for a continuous
connection with the neighborhood pedestrian, bicycle and vehicular pathways, unless specifically exempted by the City
Engineer.
Transportation infrastructure within PRD Districts shall be designed to complete streets principles including emphasizing the
pedestrian environment and providing for safe and comfortable bicycle travel.
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1115. The grades and alignments and other construction details for all vehicular accessways and utilities, both public and
private, shall be established and approval granted by the City of Tacoma prior to commencement of any construction within
the area for which site approval was granted.
1216. Subject to width variations, all vehicular accessways within the PRD District, both public and private, shall be
constructed and improved to meet or exceed minimum City of Tacoma standards; except that all public and private vehicular
accessways shall be paved with a hard surface with necessary base preparations, in accordance with City of Tacoma standards.
1317. The developer shall guarantee, to the satisfaction of the Building Official, the improvement of all streets and
accessways, both public and private, to minimum City of Tacoma standards prior to the occupancy of any dwelling units
served by such streets and accessways.
1418. The internal circulation within the PRD District shall permit vehicular access to each building for fire protection and
such other purposes as may be necessary.
1519. Fire hydrants and facilities shall be provided in accordance with the standards of the National Board of Fire
Underwriters.
1620. All utilities, including storm drainage, within the PRD District shall be provided as set forth by the City of Tacoma.
1721. Due consideration shall be given by the developer or subdivider to the allocation of suitable areas for schools, parks,
playgrounds, and other necessary facilities to be dedicated for public use or purposes.
1822. The initial stage of development shall be of sufficient size and dimension to produce the intended environment of a PRD
District, and shall provide an equitable amount of open space, off-street parking, and other amenities commensurate with the
zoning and density of said initial stage. The requirements of any subsequent stage may be determined in conjunction with the
approved standards of all previous stages in order to determine its conformance to the overall requirements of this district.
1923. All nonconforming uses within a PRD District shall be removed or provisions made for their removal prior to the
issuance of a building permit.
2024. There shall be adequate provisions to insure the perpetual maintenance of all non-dedicated accessways and all other
areas used, or available for use, in common by the occupants of the PRD District.
D. Use regulations. A building, structure, or land, and a building or structure hereafter built, altered, or enlarged, shall be used
for only the following permitted uses:
1. The uses of property permitted in the regular zoning district with which the PRD District is combined.
2. Townhouses in all PRD Districts.
3. Multi-family dwellings in R-3-PRD Districts.
4. Indoor and outdoor recreational facilities and structures for the exclusive use of the residents of the PRD District.
5. Day care centers with an enrollment of 50 or fewer children or adults.
6. Special needs housing, in accordance with the provisions of Section 13.06.535.
7. Limited non-residential uses in R-3-PRD and denser Districts. Such uses shall be small in size, internally oriented within
the PRD District, serve the immediate neighborhood and are prohibited from producing noise, traffic, or signage impacts
incompatible with the surrounding area. Such uses shall otherwise meet the pertinent requirements of the TMC with the
exception that parking requirements may be reduced or eliminated to reflect the intent of serving the immediate neighborhood.
Potential examples include small cafes, live-work spaces, artist lofts, and small offices.
E. Height regulations. The height of buildings, structures, or portions thereof, shall be the same as the residential district with
which the PRD District is combined.
F. Area regulations.
1. Setback regulations. A minimum 20-foot building setback shall be maintained from the district property line on the
perimeter of the PRD District. Setbacks from dedicated arterial streets within the PRD District shall be maintained in
accordance with the requirements of the residential district with which it is combined.
The distance separating buildings, exclusive of accessory buildings, shall be adequate to provide for fire safety, emergency
access, maintenance and, where appropriate, pedestrian passagenot less than twice the standard side yard setback for the
applicable base zoning district, except that a building on a platted lot may be attached to any building or buildings on any
adjoining platted lot or lots, or, if unattached, a building setback equal to that required in the base zoning district shall be
maintained from such adjoining lot line or lines. Accessory buildings shall not be permitted within required setback areas.
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Building setbacks from the PRD District boundary, from dedicated streets adjacent to and within the PRD District, and from
other buildings shall be increased by one-half foot for each one foot the height of such a building or structure exceeds 35 feet.
2. Site area. The minimum gross site area for a PRD District shall be one acre of net site area, not including abutting public
rights-of-way. as follows:
R-1-PRD District ten acres
R-2-PRD District five acres
R-3-PRD District two acres
R-4-L-PRD District

three and one-half acres

R-4-PRD District five acres
R-5-PRD District ten acres
except, PRD Districts with lesser site area may be permitted when contiguous to, and planned simultaneously with, another
PRD District; provided, the total of all such PRD Districts has an area of not less than that required by the included District
having the largest site requirements (e.g., a combination of an R-3-PRD District and an R-5-PRD District) shall have a site
area of not less than ten acres (the area required for an R-5-PRD District), and a combination of an R-2-PRD District,
R-3-PRD District, and an R-4-L-PRD District shall have a site area of not less than five acres (the area required for an
R-2-PRD District).
One-half of the area of public street right-of-way on the perimeter of the site and all of the area of street right-of-way entirely
within the boundaries of the sites may be included in determining the gross area of the district for minimum site area and
density purposes; provided, limited access freeways may not be so included in determining gross area for site and density
purposes.
3. Density.
a. PRD Base Density. The maximum permitted density of dwelling units within a PRD District shall be approximately 1.25
times the densities permitted in the base district, as described belowas follows. (the gross area of the PRD District may be
considered for computing density, and rRetirement home guest rooms and/or guest suites shall be construed as dwelling units
for purposes of computing density):
b. Density bonuses
(1.) An additional 0.50 times the underlying district density is permitted through the provision of affordable housing units
pursuant to TMC 1.39.
(2.) Once the density available for the provision of affordable housing units has been utilized, an additional 0.25 times the
underlying district density is permitted through the provision of both of the following features:
(a.) LEED Gold for Building Design and Construction, or equivalent; and,
(b.) Greenroads Silver rating.
The following table summarizes the number of dwelling units permitted in the underlying zoning districts, and the three tiers
of density available through the provisions of the PRD program, provided in gross density of the site:
Underlying
Zoning Density

Tier 1: PRD Base
Density

Tier 2: PRD
Affordable
Housing

Tier 3: PRD
Sustainability
features

R-1

5.8

7

10

12

R-2

8.7

11

15

17.5

R2-SRD

8.7

11

15

17.5

R-3

14.5

18

25

29

R-4L

29.0

36

51

58

R-4

43.6

55

76

87

R-5

58.1

73

102

116

These dwelling units may be any combination of residential land uses permitted in the PRD District.
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)

-- 671 --

Page 23 of 46

Tacoma Municipal Code
R-1-PRD District − 7,500 square feet of gross site area per dwelling unit.
R-2-PRD District − 5,000 square feet of gross site area per dwelling unit
R-3-PRD District − 3,000 square feet of gross site area per dwelling unit.
R-3-PRD District Retirement Homes − The Hearing Examiner shall determine the minimum lot area per dwelling unit, guest
room, or guest suite; provided, the lot area so determined shall not be less than 1,500 square feet nor more than 3,000 square
feet.
R-4-L-PRD District − 1,500 square feet of gross site area per dwelling unit.
R-4-PRD District − 1,500 square feet of gross site area per dwelling unit.
R-5-PRD District − 1,500 square feet of gross site area per dwelling unit.
R-4-L-PRD, R-4-PRD and R-5-PRD District retirement homes − the Hearing Examiner or the Director shall determine the
minimum lot area per dwelling unit, guest room, or guest suite; provided, the lot area so determined shall not be less than
750 square feet nor more than 1,500 square feet.

4. Minimum dimensions. The minimum average width and depth of any PRD District shall not be less than 120 feet, except
that the minimum average width and depth of an R-5-PRD District shall not be less than 200 feet.
5. Site coverage. Buildings and structures shall not occupy more than one-halfthird of the gross area of the PRD District.
6. Common Open Space. A minimum of one-thirdfifteen percent of the gross site area of the PRD District shall be provided as
common open space. For the purpose of this section, common open space shall be defined as land which is provided or
maintained for the general enjoyment of the residents of the PRD District or the general public and not used for buildings,
dedicated public rights-of-way, private access/road easements, driveways, traffic circulation and roads, private yards, required
sidewalks, utility areas, storm water facilities (unless also developed as a recreational area), parking areas, or any kind of
storage. Common open space includes, but is not limited to woodlands, open fields, streams, wetlands, other water bodies,
habitat areas, steep slope areas, landscaped areas, parks, beaches, community gardens, courtyards, or recreation areas.
a. A minimum of one-third half of this required common open space shall be devoted to recreation area for use by the
residents of the PRD District or the general public. For the purpose of this section, recreation area includes, but is not limited
to trails, athletic fields and courts, playgrounds, swimming pools, picnic areas or similar facilities. Such recreation area(s)
shall be located in a central area of the district or spread throughout the district to provide convenient access to all residents.
The recreation area(s) shall be of a size, topography and configuration so as to accommodate a variety of recreational
functions for residents, with the overall intent of consolidating amenity areas to avoid fragmented areas of marginal utility.
Said recreation areas shall not entirely consist of concrete or other hardscape.
b. Common open space areas shall be located and configured to protect mature trees, native vegetation and critical areas,
provide for recreational opportunities, and create open space corridors, green belts and connections between existing or
planned parks, trails or open space.
c. Such common open space shall be available for use or enjoyment by all of the residents of the PRD District or the general
public. The common open space shall be dedicated, reserved or otherwise held in common by a homeowners association or by
a proportional ownership interest shared among all of the property owners within the PRD, or alternatively, and only if
acceptable to the receiving public agency, dedicated to the public.
d. Permanent provisions for the maintenance and management of open space, private trails, private parks and recreation areas,
and other common areas shall also be provided. These provisions shall run with the land and be recorded.
G. Parking regulations. Off-street parking space shall be provided in accordance with Section 13.06.510. Required off-street
parking for dwellings shall not be located more than 100 feet from the dwelling or dwellings it is intended to serve unless
otherwise permitted by the Hearing Examiner or the Director.
Required parking spaces shall be surfaced with a hard surface.
H. Modifications. Modifications to existing PRDs shall be subject to further review and approval, in accordance with the
criteria and standards contained in Section 13.05.080, including the additional provisions in subsection 13.05.080.F., and the
expanded notice provisions in Sections 13.05.020.C.2 and 13.05.020.D.2.

***
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13.06.145 Small-lot single-family residential development.
A. Purpose. These regulations are intended to supplement and amend the regulations pertaining to single-family detached
residential development by providing criteria for small-lot single-family detached development in the R-1, R-2, R-2SRD,
HMR-SRD, R-3, R-4, R-4-L and R-5 Districts. These regulations are intended primarily to promote residential infill
development within the City to be consistent with the mandate of the State Growth Management Act and the City’s
Comprehensive Plan, to encourage growth within urban areas, and to minimize sprawl. Residential infill within already
urbanized areas is increasingly recognized as a regional stormwater best management practice by encouraging a more compact
urban form that reduces the development footprint within sensitive watersheds and greenfield areas. These provisions are
designed to provide a mechanism to create new lots and develop existing lots that have a smaller area and/or width than the
standard lot size requirements in the R Districts. However, in allowing for the creation of and development on these smaller
lots, additional design standards are applied to better ensure that new single-family development on such lots is compatible
with the desired character of the City’s residential areas.
B. Lot size standards.
1. New Small Lots that are smaller than the applicable standard minimum lot dimensions in Section 13.06.100.D, shall be
allowed, without variance, in the R-1, R-2, R-2SRD, HMR-SRD, R-3, R-4, R-4-L and R-5 Districts, subject to the Small Lot
standards of that section, and provided that all new dwellings meet the design standards in Section 13.06.145.E.
2. New lots that are smaller than the applicable Small Lot minimum lot dimensions in Section 13.06.100.D shall only be
allowed with approval of a variance (see Section 13.06.645), and provided that all new dwellings meet the design standards in
Section 13.06.145.E and F.
3. New small lot development must be oriented such that the lot frontage and the front façade of the house face the street.
4. The provisions of this section are not applicable to pipestem lots, which are required to meet the applicable Standard Lot
dimensions specified in Section 13.06.100.D, and any other applicable provisions.
C. Building envelope standards. New single-family detached dwellings on small lots shall be subject to the standard building
envelope requirements for single-family dwellings in the applicable zoning district (see Section 13.06.100.D).
D. Design standards - Applicability.
1. New single-family dwellings on new lots that are less than the Standard Lot dimensions, up to and no less than the
minimum Small Lot 10% smaller than applicable standard minimum lot dimensions in Section 13.06.100.D (for example, in
the R-2 District Small Lots are between 5,000 and 4,500 square feet and/or between 50 and 35 feet in width) 10% is 4,500
square feet and 45 feet average width in most zones) shall be subject to the design requirements found in Section 13.06.145.E.
2. New single-family dwellings on new lots that are more than 10% smaller or narrower than the applicable Small Lot
standards minimum lot dimensions in Section 13.06.100.D (including legally pre-existing lots and lots where greater
reductions are permitted, or a variance has been approved) shall be subject to the design requirements found in Sections
13.06.145.E and 13.06.145.F.
3. New single-family dwellings on pre-existing lots that are smaller than applicable standard minimum lot dimensions shall be
subject to the design requirements found in Section 13.06.145.E.
3. Proponents of new Small Lots located within designated Historic Districts shall provide a site plan and massing study
demonstrating consistency with the provisions of this section and with the pertinent historic design standards. No subdivision
shall be permitted which would lead to the demolition of an historically contributing structure.
E. Design Standards − Level 1. The following design standards shall be met for all new single-family dwellings on new Small
Lots that are up to 10% smaller than the applicable minimum lot size and/or width requirements in Section 13.06.100.D, and
on all pre-existing lots that are smaller than the current, applicable minimum lot size and/or width requirements in Section
13.06.100.D:
1. Floor Area Ratio. Houses developed on Small Lots shall not exceed a Floor Area Ratio of 0.5.
2. Clear building entries. Dwellings shall provide a clearly defined building entrance that faces the street and provides weather
protection that is at least 4 feet deep along the width of the building entry. A porch may serve to comply with this provision.
(a.) Within designated Historic Districts, covered porches (projecting or alcove) a minimum of 60 square feet and no
dimension less than 6 feet, with decorative piers, columns, railings or other architectural features are required.
2. Garages:
a. The garage shall be located in the rear with rear access if suitable access is available, such as abutting right-of-way that is or
can be practicably developed.
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)

-- 673 --

Page 25 of 46

Tacoma Municipal Code
b. Where vehicular access is not available from an alley or side street, garages or carports shall be setback at least 5 feet
behind the front façade of the house or the front of a covered porch (where the porch is at least 48 square feet and contains no
dimension less than 6 feet). In addition, vehicular doors and carports (measurement based on width of canopy) shall not
occupy more than 50% of the width of the front façade. For narrower lots, this maximum may necessitate a recessed garage, a
garage accessed from the front but located behind the house, or it may preclude development of a garage or carport.
c. Within Designated Historic Districts, garages located in the rear yard shall be detached from the house, unless an alternate
design is approved by the Landmarks Preservation Commission.
3. Façade transparency. At least 15% of any façade (excluding exposed foundations and unfinished attic space) facing a street
shall be transparent. The façade shall include all vertical surfaces of the façade of the dwelling.
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4. Roofslines. For two-story houses with peaked roofs, the primary roofline(s) shall be oriented towards the front of the lot,
running perpendicular to the street or front property line to minimize shade and shadow impacts to adjacent properties.
Exceptions to this standard are allowed for projects involving multiple, adjacent single-family dwellings on small lots where
alternating roofline orientation is being used to meet the Housing Style Variety requirement in Subsection 7, below, or for lots
that measure less than 80 feet in depth. Roof pitches shall be designed to achieve architectural balance with the scale of the
house. Two story houses with peaked roofs shall provide a minimum roof pitch of 6:12, excluding dormers and excluding
vegetated roofs. Eave overhangs a minimum of 2 feet shall be provided.
5. All street-facing windows and doors shall be finished with c. Ddecorative molding / framing details. around all front façade
windows and doors,
56. Driveways.
a. Vehicular access shall be from the rear of the site when feasible access is available.
b. For driveways accessing the street, tThe maximum width of driveway approaches shall be 20 feet.
bc. Driveway approach widths for lots less than 45 feet wide shall be no greater than 14 feet.
c. In no case shall a driveway approach occupy more than 50% of any lot frontage.

67. Functional yard space. All lots shall provide at least one contiguous yard space equivalent to at least 10 % of the lot size.
(See examples below) This usable yard space shall:
a. Feature minimum dimensions of 15 feet on all sides, except for lots that are less than 3,500 SF, where the minimum
dimensions shall be no less than 12 feet.
b. Not include alleys or driveway space.
c. Not be located within the required front yard.
b. Be directly connected to and accessible from the house.
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78. Housing style variety. Duplicative front façade elevations adjacent to each other are prohibited. In order to qualify as a
different façade elevation, dwellings shall have different roofline configurations and different entry/porch designs. Simple
reverse configurations of the same façade elevation on adjacent lots are not sufficient to meet this requirement. In addition, a
minimum of two of the following alternatives shall be utilized:
a. Different window opening locations and designs,
b. One and two –story dwellings,
c. Different exterior finish materials and finishes, or
d. Different garage location, configuration and design.
Example Layouts:
These single-family dwellings employ different rooflines, material treatments, porch design, windows, and details to add
visual interest and differentiate the dwellings from each other.
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89. Prohibited materials. Plywood and other similar sheet siding materials, such as T1-11 siding, shall not be used for front
façades and façades facing streets, except that board and batten siding shall be allowed for façade variation up to 40 percent of
the front façade facing the street.
910. Street tree. One street tree shall be installed per small lot, per the provisions of TMC 13.06.502.
11. Within designated Historic Districts, whenever the applicable historic design standards conflict with the provisions of this
section, the historic design standards shall control. The Landmarks Preservation Commission has the authority to provide
direction in such cases.
F. Design Requirements − Level 2. In addition to meeting all the design requirements listed in subsection E, above, all new
single-family dwellings on new lots that are more than 10% smaller than the applicable standard minimum lot size and/or
width requirements in Section 13.06.100.D (including legally pre-existing lots and lots where greater reductions are permitted,
or a variance has been approved), shall meet the following design standards:
1. Architectural details. At least three of the following architectural details shall be incorporated into the street-facing façades
of the dwelling:
a. Decorative porch or entry design, including decorative columns or railings,
b. Bay windows or balconies,
c. Decorative molding / framing details around all front façade windows and doors,
cd. Decorative door design including transom and/or side lights or other distinctive feature,
ed. Decorative roofline elements, such as brackets, multiple dormers, and chimneys,
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)

-- 677 --

Page 29 of 46

Tacoma Municipal Code
fe. Decorative building materials, including decorative masonry, shingle, brick, tile, stone, or other materials with decorative
or textural qualities,
fg. Landscaped trellises or other decorative elements that incorporate landscaping near the building entry, or
hg. Other decorative façade elements or details that meet the intent of the criteria
2. At least one of the following must be provided:
a. Dwelling(s) shall meet Built Green or other equivalent environmental certification for new construction, or
b. Dwelling(s) shall include a porch with a minimum area of 60 square feet and no dimension less than 6 feet.
(Ord. 28230 Ex. D; passed Jul. 22, 2014: Ord. 28077 Ex. C; passed Jun. 12, 2012: Ord. 27995 Ex. D; passed Jun. 14, 2011:
Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27771 Ex. C; passed Dec. 9, 2008: Ord. 27432 § 5; passed Nov. 15, 2005:
Ord. 27296 § 9; passed Nov. 16, 2004: Ord. 27079 § 19; passed Apr. 29, 2003: Ord. 26933 § 1; passed Mar. 5, 2002)

13.06.150 Accessory dwelling units.
A. Intent. Accessory dwelling units (hereinafter referred to as “ADUs”) are intended to:
1. Provide homeowners with a means of providing for companionship and security.
2. Add affordable units to the existing housing supply.
3. Make housing units within the City available to moderate income people.
4. Provide an increased choice of housing that responds to changing needs, lifestyles (e.g., young families, retired), and
modern development technology.
5. Protect neighborhood stability, property values, and the single-family residential appearance by ensuring that ADUs are
installed in a compatible manner under the conditions of this section.
6. Increase density in order to better utilize existing infrastructure and community resources and to support public transit and
neighborhood retail and commercial services.
B. Procedures. Any property owner seeking to establish an ADU in the City of Tacoma shall apply for approval in accordance
with the following procedures:
1. Application. Prior to installation of an ADU, the property owner shall apply for an ADU permit with Planning and
Development Services. A complete application shall include a properly completed application form, floor and structural plans
for modification, and fees as prescribed in subsection B.2 below. Applications for detached Accessory Dwelling Units in the
R-1, R-2, R2-SRD and HMR-SRD Districts shall provide for notification of property owners within 100 feet.
2. Fees. Fees shall be required in accordance with Section 2.09.020. Upon sale of the property, a new owner shall be required
to sign a new affidavit and to register the ADU, paying the applicable fee in accordance with Section 2.09.020.
3. Notice on title. The owner of any property containing an ADU shall record with the Pierce County Auditor a notice on title
of the ADU. Such notice shall be in a form as specified by Planning and Development Services, and shall include as a
minimum: (a) the legal description of the property which has been permitted for the ADU; (b) affirmation that the owner shall
occupy either the main building or the ADU, and agrees to all requirements provided in subsection C.; and (c) the conditions
necessary to apply the restrictions and limitations contained in this section. The property owner shall submit proof that the
notice on title has been recorded prior to issuance of an ADU permit by Planning and Development Services. The notice on
title shall run with the land as long as the ADU is maintained on the property. The property owner may, at any time, apply to
Planning and Development Services for a termination of the notice on title. Such termination shall be granted upon proof that
the ADU no longer exists on the property.
4. Permit. Upon receipt of a complete application, application fees, proof of recorded notice on title, and approval of any
necessary building or other construction permits, an ADU permit shall be issued.
5. Inspection. The City shall inspect the property to confirm that minimum and maximum size limits, required parking and
design standards, and all applicable building, health, safety, energy, and electrical code standards are met.
6. Violations. A violation of this section regarding provision of ownership shall be governed by subsection C.4, and a
violation of provision of legalization of nonconforming ADUs shall be governed by subsection C.7. Violations of any other
provisions shall be governed by Section 13.05.100.
7. Detached ADUs in the R-1, R-2, R2-SRD and HMR-SRD Districts are reviewed under the provisions of the Residential
Infill Pilot Program per TMC 13.05.115.
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C. Requirements. The creation of an ADU shall be subject to the following requirements, which shall not be subject to
variance.
1. Number. One ADU shall be allowed per residential lot as a subordinate use in conjunction with any new or existing singlefamily detached dwelling in the City of Tacoma.
2. Occupancy. The maximum number of occupants in an ADU shall be 4 persons. Maximum occupancy may be further
limited by the Minimum Building and Structures Code in Title 2.
3. Composition. The ADU shall include facilities for cooking, living, sanitation, and sleeping.
4. Ownership. The property owner (i.e., title holder or contract purchaser) must maintain his or her occupancy in the main
building or the ADU. Owners shall record a notice on title which attests to their occupancy and attests that, at no time, shall
they receive rent for the owner-occupied unit. Falsely attesting owner-residency shall be a misdemeanor subject to a fine not
to exceed $5,000, including all statutory costs, assessments, and fees. In addition, ADUs shall not be subdivided or otherwise
segregated in ownership from the main building.
5. Parking. No off-street parking is required for the ADU. If additional ADU parking is provided, such parking shall be
located in the rear portion of the lot and shall not be accessed from the front if suitable access to the rear is available, such as
an abutting right-of-way that is or can practicably be developed. If access is not practicably available to the rear yard, subject
to determination by the City Engineer, then vehicular access to the front may be developed subject to the limitations in Section
13.06.510.A.6.
6. Home occupations. Home occupations shall be allowed, subject to existing regulations. However, if both the main building
and the ADU contain home occupations, only one of the two is permitted to receive customers on the premises.
7. Legalization of Nonconforming ADUs. Nonconforming ADUs existing prior to the enactment of these requirements may be
found to be legal if the property owner applied for an ADU permit prior to December 31, 1995, and brings the unit up to
Minimum Housing Code standards. After January 1, 1996, owners of illegal ADUs shall be guilty of a misdemeanor and,
upon conviction thereof, subject to a fine not to exceed $1,000, including all statutory costs, assessments, and fees, plus $75
per day after notice of the violation has been made. All owners of illegal ADUs shall also be required to either legalize the
unit or remove it.
D. Bulk, Location and Design Requirements. The creation of an ADU shall be subject to the following requirements:
1. For Attached ADUs, tThe lot must meet the standard minimum Small Llot size requirement for single-family detached
dwellings in the applicable zoning district (for example, in the R-2 zoning district a single-family lot must be at least 5,000
square feet, or 4,500 with Small Lot Design Standards, to be eligible to have an ADU). Attached ADUs that do not increase
the building envelope of the existing structure are exempt from this requirement. For Detached ADUs, the lot must meet the
minimum Standard Lot size (no less than 7,500 square feet in the R-1 District, or less than 5,000 square feet in all other
residential districts.
2. Size. The ADU, excluding any garage area and other non-living areas, such as workshops or greenhouses, shall not exceed
40 percent of the total square footage of the main building and the ADU combined, after modification or construction. An
ADU shall not contain less than 200 square feet or more than 1,000 square feet. In addition, detached ADUs shall meet the
standards of 13.06.100.F. Accessory building standards.
3. Height. The maximum height limit for detached ADUs shall be 18 feet, measured per the Building Code. Detached ADUs
shall be no taller than the main house. the same as for other detached accessory structures (see Section 13.06.100.D).
Alternatively, two-story detached ADUs may be allowed up to 25 feet in height provided the following: The conversion of an
existing accessory structure taller than 18 feet may be authorized through issuance of a Conditional Use Permit. In such cases,
tThe structure shall not intercept a 45-degree daylight plane inclined into the ADU site from a height of 15 feet above existing
grade, measured from the required 5 foot setback line; and, second story windows facing abutting properties, and within 10
feet of the property line, shall be constructed in a manner to prevent direct views into the neighboring property, through such
methods as clerestory windows, or semi-translucent glass.
4. Location. The ADU shall be permitted as a second dwelling unit added to or created within the main building or, when
allowed, permitted as a detached structure located in the rear yard.
5. Setbacks. Detached ADUs shall be setback a minimum of 5 feet from the side and rear property lines, excepting that no
setback from the alley shall be required.
6. Design - Attached ADUs. An attached ADU shall be designed to maintain the architectural design, style, appearance, and
character of the main building as a single-family residence. If an attached ADU extends beyond the current footprint or
existing height of the main building, such an addition must be consistent with the existing façade, roof pitch, siding, and
windows. Only one entrance is permitted to be located in the front façade of the dwelling. If a separate outside entrance is
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necessary for an attached ADU, it must be located either off the rear or side of the main building. Such entrance must not be
visible from the same view of the building which encompasses the main entrance to the building and must provide a measure
of visual privacy.
7. Design - Detached ADUs. A detached ADU shall be designed to complement the architectural design, style, appearance,
and character of the main building by utilizing complementary colors and finish materials, window styles, and roof design to
the main building. The entrance door to a detached ADU shall not face the same property line as the entrance door to the main
building except when the entrance door to the ADU is located behind the rear wall of the main building.
8. Walkways. For ADUs with a separate exterior entrance, a pedestrian walkway shall be provided between the ADU and the
nearest public sidewalk, or where no sidewalk exists, the nearest public street right-of-way. The walkway shall be at least 4
feet wide and composed of materials that are distinct from any adjacent vehicle driving or parking surfaces. The walkway may
function as a shared pedestrian/vehicle space provided that it is constructed of distinct materials, is located along an exterior
edge of a driving surface, and vehicles are not permitted to park on the walkway.

***
13.06.155 Cottage Housing.
A. Intent. Cottage housing developments are intended to:
1. Add affordable units to the existing housing supply.
2. Provide an increased choice of housing that responds to changing needs and lifestyles (e.g., young families, retired people).
3. Protect neighborhood stability, property values, and the single-family residential appearance by ensuring that cottage
housing developments are designed in a compatible manner.
4. Increase density in order to better utilize existing infrastructure and community resources and to support public transit and
neighborhood retail and commercial services.
B. Applicability. Cottage housing developments may be proposed in all residential districts.
C. Procedures. Cottage housing developments require the following applications:
1. A complete Conditional Use Permit application, pursuant to TMC 13.06.640
2. Submittal requirements under the provisions of the Residential Infill Pilot Program, pursuant to TMC 13.05.115.
3. A completed Preliminary Plat application, if applicable.
4. A completed environmental checklist, if applicable.
5. A completed application for a site plan approval.
6. Documentation of the proposed ownership and property management approach, such as condominium or homeowners
association.
D. Application. Proponents shall submit all required complete applications, including applicable fees. However, project
proponents may choose to stage their applications by initially applying for the Conditional Use Permit and for approval under
the Residential Infill Pilot Program.
E. Development standards.
1. Residential Infill Pilot Program. Cottage housing developments shall comply with the sustainability, connectivity and any
other design requirements identified through review under the Residential Infill Pilot Program as described in TMC 13.05.115.
2. Minimum site size. Cottage housing developments require a minimum net site size of 10,000 square feet.
3. Number of units. Cottage housing developments may contain from four to twenty-four cottage dwellings, with a maximum
of twelve cottages per cluster.
4. Cottage housing types:
(a.) Cottage – A detached, single-family dwelling unit containing no more than 1,200 square feet of gross floor area with no
more than 800 ground floor square feet.
(b.) Carriage – A single-family dwelling unit, not to exceed 800 square feet in gross floor area, located above a garage
structure in a cottage housing development.
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(c.) Two/Three-dwelling Buildings – A structure containing two or three dwelling units, not to exceed 1,000 square feet per
unit on average, designed to look like a detached single-family house. Two/three-dwelling cottage buildings are not permitted
in the R-1 or R-2 Districts.
5. Maximum density. Cottage housing developments are permitted 1.5 times the maximum number of dwelling units in the
applicable zoning district. For example, in the R-2 District a 20,000 square foot site is permitted four 5,000 square foot lots, or
six cottage housing units.
6. Parking. Each cottage unit is required to have one off-street parking space. Parking may be contained in detached garages
adjacent to dwelling units no larger than 250 square feet floor area; in shared garages no larger than 1,200 square feet
maximum floor area; or, in clustered parking areas with no more than four spaces per cluster.
7. Vehicular access. Vehicular access shall be from the rear of the site whenever suitable access is available or feasibly can be
developed. If such access is not feasible, then driveway or private roads shall be minimized to the maximum extent feasible.
Driveways to individual units shall consist of paved runner strips or pervious surfacing.
8. Setbacks. The external setbacks of the underlying zoning district shall apply.
9. Separation between units. A minimum of 8 feet shall be provided between structures containing dwelling units.
10. Common open space. A minimum of 400 square feet of common open space shall be required per unit. Each area of
common open space shall be in one contiguous and central location with no dimension less than 20 feet. Common open space
shall be located in a central area, that is easily accessible and visible to all dwellings within the cottage cluster. No sightobscuring fences are permitted within common open spaces. The common open space shall be surrounded by cottage or
common buildings on at least three sides, unless topography precludes this. Common open space shall be attractively
landscaped and improved with gathering space, gardening, walkways or recreational features.
11. Private open space/yard. A minimum of 300 square feet of private open space shall also be required per unit.
12. Maximum height for dwellings: Dwellings maximum height is 18 feet, or up to 25 feet with a minimum of 6:12 sloped
roof.
13. Design Standards.
(a.) Each cottage building is required to have an attached covered porch a minimum of 50 square feet in size with no
dimension less than 5 feet.
(b.) Each carriage unit shall have a deck or balcony, oriented toward the common open space.
(c.) Buildings adjacent to the public right-of-way must orient entrances toward the public right-of-way, provide a minimum of
15 percent façade transparency, and provide an inviting façade through façade modulation, roofline variation or other design
features.
(d.) Cottage projects shall establish building and site design that is attractive and promotes visual interest. All structures shall
be designed according to a coherent design concept that allows for variation in style, features, materials and colors.
(e.) Cottage developments shall provide for variation in unit sizes, building and site design. A variety of building styles,
features, colors and site design elements are required within a cottage housing development.
(f.) Cottage developments shall be stick-built.
14. Community buildings. Community buildings in common ownership are permitted within cottage housing developments,
and shall be incidental in use and size to the cottage dwellings.
15. Connectivity. All dwelling units shall be directly connected to the public sidewalk.
16. Landscaping. Street trees are required per the provisions of 13.06.502. Parking areas shall be softened or screened with
landscaping. Internal landscaping shall be determined through the Residential Infill Pilot Program review process.
17. Accessory Dwelling Units. Not permitted.
18. Floor Area Ratio. A maximum of 0.5 FAR is required for the overall site.
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***

13.06.300 Mixed-Use Center Districts.
***
B. Districts established. The following specific districts are established to implement the purposes of this section and the goals
and policies of Tacoma’s Comprehensive Plan:
***
6. NRX Neighborhood Residential Mixed-Use District. To provide for a predominantly residential neighborhood, to
discourage removal of existing single-family residential structures; and to encourage in-fill residential development of
appropriate size and design. This district is designed for areas characterized by an established mix of housing types and
limited neighborhood commercial uses, in areas which were formerly zoned to permit residential development at densities
greater than single-family, where redevelopment removed many existing single-dwelling structures and where there is
continued development pressure that threatens single-family dwellings. Adaptive reuse of existing single-family detached
structures as duplexes or triplexes is permitted with special review. Multiple-family dwellings in existence at the time of
reclassification to NRX are conforming uses.
***
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b. Height Bonus Palettes. The two tables below outline the various public benefit features available for incorporation as part of a project in order to increase maximum
height limits, as described above. The following limitations and guidelines apply to the use of the bonus palettes:

***

2. X-District Height Bonuses. The X-District Height Bonus program provides a mechanism to allow for additional height for projects within certain portions of the
Neighborhood Mixed-Use Centers. It is designed to encourage new growth and foster economic vitality within the centers, consistent with the State Growth Management
Act and the City’s Comprehensive Plan, while balancing taller buildings and greater density with public amenities that help achieve the community’s vision for the centers,
with improved livability, enhanced pedestrian and transit orientation, and a quality built environment, and realize other City-wide goals. Through this program, projects
within certain areas may qualify for additional building height, above and beyond the standard maximum height limits outlined above, under Subsection E.1. In order to
achieve these increased height limits, projects are required to provide one or more public benefit bonus features.

***

Minimum
lot area

NCX

1. The following table contains the primary building envelope requirements. See Section 13.06.501 for additional requirements:

E. Building envelope standards.
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BONUS FEATURE

Contribution to the City’s Open Space Fund in an amount equal to 0.5% of the value of the building
(as calculated using the latest Building Valuation Data published by the International Code
Council). These funds would be utilized for acquisition and management of open spaces within the
City, with a particular focus, when appropriate, on acquiring and managing open spaces within and
in close proximity to the subject Mixed-Use Center.
Use of TDRs from an identified TDR sending area.

Open Space Fund Contribution
(0.5%)

Transfer of Development Rights
(TDR)
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Contribution to the City’s Housing Trust Fund in an amount equal to the fee in lieu provisions of
TMC 1.39 Affordable Housing Incentives Administrative Code. 0.5% of the value of the building
(as calculated using the latest Building Valuation Data published by the International Code
Council). This contribution would be made available in loans or grants to public or private
developers for the development of housing for households making less than 80% of area median
income. First priority for the use of the contribution would be within the mixed-use center where the
project contribution is being made.

At least 20% of residential units provided for households making less than 80% of area median
income. In order to qualify, the affordable units shall meet all of the standards prescribed through
the City’s Multi-family Property Tax Incentive program.

DEFINITION

HEIGHT BONUS PALETTE − LEVEL 1

Affordable Housing Trust Fund

Affordable Housing

Quality of Life

***

(7) Height Bonus Palette – Level 1:
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10 feet

10 feet

10 feet

20 feet
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A. General applicability. The design standards of this section are required to implement the urban design goals of the Comprehensive Plan of the City of Tacoma. The
building design standards apply to all new development in C-1, C-2, HM, T, PDB, and Mixed-Use Center Districts and alterations, as outlined below, as well as to
townhouses in R-districts, except as follows:

13.06.501 Building design standards.
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Garage design standards.
a. Vehicular access and garages for all units shall be placed off of the alley, where
suitable access, such as an abutting right-of-way that is or can be developed, is
available.
b. For garages that include vehicular doors facing the front property line, the
building or portion of the building with such doors shall be setback at least 20
feet from the property line or private road easement.
c. The garage face or side wall shall occupy no more than 50 percent of the length
of a ground-level façade facing a street.
d. Where the garage faces the side, but is visible from the frontage, the garage shall
incorporate a window on the front-facing façade so that it appears to be a
habitable portion of the building. The window size and design must be
compatible with the windows on habitable portions of the dwelling.
e. Driveway approaches shall also be consistent with the standards in Section
13.06.510.

Corner duplexes. Duplexes located on corner lots shall be designed with pedestrian entries located on opposite street frontages so that the structure appears to be a single-family
dwelling from each street, or with a single shared entrance that presents the appearance of one single-family house. Where no alley is available for vehicular access, separate
driveways for each unit may be placed on opposite streets.

3.

4.
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Windows on the street. At least 15 percent of the street-facing façades (all vertical
surfaces facing the street) shall be comprised of transparent windows and/or doors.
Rough openings are used to calculate this requirement.

2.

***

Covered entries are required for each common entry or individual dwelling unit entry
with minimum dimensions of 4 feet by 6 feet.

1.

N. Single, Two, and Three-Family Dwelling Standards. The following requirements apply to all single, two, and three-family dwellings in X-Districts, and to all two
and three-family dwellings in all districts. They are intended to emphasize pedestrian access, compatibility with residential neighborhoods, building orientation to the
street, and to minimize impacts of vehicular access.
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1, 16

1, 2, 12

3.

***

Dwelling.

Room, suite or dwelling

Unit

1.00

1.00

2.00

Min.

Required parking spaces

Includes lots approved through the provisions of the Small Lot standards of TMC 13.06.145, Cottage
Housing Dwellings approved per TMC 13.06.155, andA lots which were was a single unified parcel of land
as indicated by the records of the Pierce County Auditor as of May 18, 1953 or a lot which was configured
legally to conform to the applicable requirements but which became nonconforming as a result of subsequent
changes to this chapter or other official action by the City, and which has been maintained in that
configuration since, having an average width, frontage, or area that is smaller than the applicable minimum
requirements.

TABLE 1 Footnotes

***

Mobile home park

Small Lots, Cottage Housing and lLots not conforming
3
to area/width

Group housing – 7 or more residents

Group housing – up to 6 residents

***

Residential

Use

TABLE 1 − Required Off-Street Parking Spaces 9, 14
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A. Purpose. To ensure the safe and adequate flow of traffic in public right-of-way, it is deemed in the interest of the public health, safety, and general welfare that off-street
parking areas be required as a necessary part of the development and use of land, and to ensure that required parking areas are designed to perform in a safe and efficient
manner. Additionally, to minimize impacts to adjacent uses from areas used for storage of vehicles and other materials, specific design and development standards for such
areas are provided in Subsection D.

13.06.510 Off-street parking and storage areas.
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13.06.640 Conditional use permit.
A. Purpose. In many zones there are uses that may be compatible but because of their size, operating characteristics, potential
off-site impacts and/or other similar reasons warrant special review on a case-by-case basis. The purpose of the conditional
use permit review process is to determine if such a use is appropriate at the proposed location and, if appropriate, to identify
any additional conditions of approval necessary to mitigate potential adverse impacts and ensure compatibility between the
conditional use and other existing and allowed uses in the same zoning district and in the vicinity of the subject property. The
zoning district use tables identify which uses require a conditional use permit (see Sections 13.06.100, -.200, -.300, and -.400).
These uses may be authorized by the Director or Hearing Examiner in accordance with the procedures established in TMC
13.05 and the applicable criteria outlined below.

***

C. Criteria. A conditional use permit shall be subject to the following criteria:
1. There shall be a demonstrated need for the use within the community at large which shall not be contrary to the public
interest.
2. The use shall be consistent with the goals and policies of the Comprehensive Plan, any adopted neighborhood or
community plan, and applicable ordinances of the City of Tacoma.
3. The use shall be located, planned, and developed in such a manner that it is not inconsistent with the health, safety,
convenience, or general welfare of persons residing or working in the community. The following shall be considered in
making a decision on a conditional property use:
a. The generation of noise, noxious or offensive emissions, light, glare, traffic, or other nuisances which may be injurious or to
the detriment of a significant portion of the community.
b. Availability of public services which may be necessary or desirable for the support of the use. These may include, but shall
not be limited to, availability of utilities, transportation systems (including vehicular, pedestrian, and public transportation
systems), education, police and fire facilities, and social and health services.
c. The adequacy of landscaping, screening, yard setbacks, open spaces, or other development characteristics necessary to
mitigate the impact of the use upon neighboring properties.
4. An application for a conditional use permit shall be processed in accordance with the provisions of Chapter 13.05.

***
E. Two- and three-family and townhouse dwellings, where allowed by conditional use permit in Special Review Districts (R2SRD and HMR-SRD). A conditional use permit for a two- or three- family or townhouse dwelling unit in a Special Review
District shall only be approved upon a finding that such use is consistent with all of the following criteria:
a. The use is consistent with the goals and policies of the Comprehensive Plan, any adopted neighborhood or community
plans, and applicable ordinances of the City of Tacoma.
b. The use is consistent with the intent and regulations of the R-2SRD and HMR-SRD Districts.
c. Special circumstances exist on the site which present an opportunity to evaluate the potential integration of two or threefamily or townhouse development into the predominately single-family neighborhoodmake development or continuation of a
single-family dwelling difficult. Special circumstances may include, but shall not be limited to, the following:
(1) Location on an arterial street;
(2) Location in close proximity to a more intensive zoning district or to transit service;
(3) Unusually large lot for a single-family dwelling which, because of its shape, topography, lack of suitable access or other
factors affecting the lot, could not be subdivided and developed in conformance with the regulations of the district; and
(4) The existence on the site of a single-family dwelling with an above-grade floor area of more than 2,400 square feet,
exclusive of garage area, in the case of an application for conversion to a two-family dwelling, or 3,200 square feet in the case
of a conversion to a three-family dwelling.
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d. The proposed use and development shall be compatible with the quality and character of surrounding residential
development and shall not be materially detrimental to the overall single-family dwelling environment and character of the
general area, and in the case of conversion of an existing single-family dwelling to a two- or three-family dwelling, the
existing architectural features shall be maintained to the extent practicable.
e. Within designated Historic Districts, new two or three-family development shall be consistent with the district’s historic
design guidelines. For conversions of single-family dwellings to two- or three-family dwellings, exterior changes which would
be detrimental to the historic character of the property, such as new exterior staircases, shall not be permitted. Substantially
detrimental exterior changes are grounds for denial of the proposed conversion.
Applications for two- and three-family and townhouse dwelling units in special review districts shall be processed in
accordance with the provisions of Chapter 13.05. In addition to those requirements, the applicant shall submit, in conjunction
with the application, site plan drawings and drawings of building elevations, information on building materials, a landscape
plan, and complete information indicating why the property is inappropriate for single-family development. The purpose of
these plans and information shall be to show consistency with the required criteria.
F. Two-family development on corner lots may be allowed by conditional use permit in R-2 Districts. A conditional use
permit for a two-family or townhouse dwelling unit in R-2 Districts shall only be approved upon a finding that such use is
consistent with all of the following criteria:
a. The proposed lot is a corner lot with a minimum lot size of 5,000 square feet. Corner lots provide an opportunity for twofamily or townhouse development to be integrated in the neighborhood in a context-responsive manner that is consistent with
the single-family detached character of the district.
b. The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.115.
c. The proposed two-family or townhouse development is designed to present the general appearance of a detached singlefamily dwelling through one of the following two design approaches: Each unit is oriented onto a different street frontage
designed in a similar manner to the street fronting façade of a detached single-family house. Or, each unit is accessed through
a shared entrance.
d. The proposed structure is designed to resemble a detached single-family house in terms architecture, bulk, front and rear
setbacks, and location of parking in a designated rear yard. The site shall provide the required rear yard of the R-2 District on
one side of the structure. Each unit shall provide no more than one off-street parking space.
Applications for two-family and townhouse dwelling units in R-2 Districts shall be processed in accordance with the
provisions of TMC 13.05.115 and TMC 13.06.640. Pursuant to those requirements, the applicant shall submit, in conjunction
with the application, site plan drawings and drawings of building elevations, information on building materials, and complete
information indicating how the property will meet the above criteria.
G. Multi-family development up to a maximum of six dwelling units may be allowed by conditional use permit in the R-3
District. A conditional use permit for a multi-family dwelling unit in R-2 Districts shall only be approved upon a finding that
such use is consistent with all of the following criteria:
a. The proposed lot is a minimum of 9,000 square feet.
b. The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.115.
c. The proposed structure is designed to resemble a large single-family, two-family or three-family dwelling structure. Access
to dwellings shall be through a shared primary entrance. Parking shall be limited to one space per unit, and shall be located to
the rear of the site in a manner that obscures it from view from the street frontage.
Applications for multi-family dwellings in R-3 Districts shall be processed in accordance with the provisions of the
Residential Infill Pilot Program provisions of TMC 13.05.115 and TMC 13.06.640. Pursuant to those requirements, the
applicant shall submit, in conjunction with the application, site plan drawings and drawings of building elevations,
information on building materials, and complete information indicating how the property will meet the above criteria.

***
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13.06.650 Application for rezone of property.
A. Application submittal. Application for rezone of property shall be submitted to Planning and Development Services. The
application shall be processed in accordance with the provisions of Chapter 13.05. Final action on the application shall take
place within 180 days of submission.
B. Criteria for rezone of property. An applicant seeking a change in zoning classification must demonstrate consistency with
all of the following criteria:
1. That the change of zoning classification is generally consistent with the applicable land use intensity designation of the
property, policies, and other pertinent provisions of the Comprehensive Plan.
2. That substantial changes in conditions have occurred affecting the use and development of the property that would indicate
the requested change of zoning is appropriate. If it is established that a rezone is required to directly implement an express
provision or recommendation set forth in the Comprehensive Plan, it is unnecessary to demonstrate changed conditions
supporting the requested rezone.
3. That the change of the zoning classification is consistent with the district establishment statement for the zoning
classification being requested, as set forth in this chapter.
4. That the change of the zoning classification will not result in a substantial change to an area-wide rezone action taken by the
City Council in the two years preceding the filing of the rezone application. Any application for rezone that was pending, and
for which the Hearing Examiner’s hearing was held prior to the adoption date of an area-wide rezone, is vested as of the date
the application was filed and is exempt from meeting this criteria.
5. That the change of zoning classification bears a substantial relationship to the public health, safety, morals, or general
welfare.

***

H. Affordable housing – privately initiated upzones. Privately initiated residential upzones shall be conditioned to provide for
inclusion of affordable housing. For development proposals meeting the thresholds and criteria of TMC 1.39, a certain number
of the dwelling units shall be entered by the project proponent into the City’s Affordable Housing Incentives Program. That
number may be designated at the time of the upzone, or alternatively the upzone shall be conditioned to provide that
designated percentage of affordable units at such time as a specific residential development proposal is submitted to the City.
I. Affordable housing – City-initiated upzones. As part of the analysis of proposed City-initiated residential upzones, the City
shall evaluate housing affordability in the vicinity of the proposed upzone. Areas in which less than 25 percent of housing
units are affordable to households earning 80 percent of Area Median Income shall be considered challenged in terms of
access to affordable housing. In such areas, the City shall evaluate methods to increase access to housing affordable at 80
percent of Area Median Income or below. Such methods may include conditioning the upzone with the inclusion of affordable
units per the provisions of TMC. 1.39, targeting City programs or funding to increase the affordable housing supply, or other
methods which can effectively promote housing affordability.

***

13.06.700 Definitions and illustrations.
For the purposes of this chapter, certain words and terms are defined as follows: words used in the present tense include the
future, words in the singular number include the plural, and words in the plural number include the singular; the word
“building” includes the word “structure”; the word “shall” is mandatory and not directory. For words that are not defined in
this chapter, or that do not incorporate a definition by reference, refer to a Webster’s Dictionary published within the last ten
years.

***
Cottage housing. Cottage housing is defined as a grouping of small dwelling units clustered around a common area and
developed with a coherent plan for the entire site, per the provisions of TMC 13.06.155.
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***
Massing study. A massing study is an architectural method to visualize the way that the shape and size of buildings will
impact the neighborhood and site character. Massing refers to the general shape and size of buildings. A massing study shall
detail the building bulk, height and articulation on the site as well as the site setbacks, yards and open spaces.

Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)

-- 691 --

Page 43 of 46

Tacoma Municipal Code

Chapter 13.06A
DOWNTOWN TACOMA
***
13.06A.060 Development Standards.
A. Buildings lawfully in existence on January 10, 2000, or August 1, 2014, depending on the location within the Downtown
Zoning District, do not need to conform to these standards; however, additions will need to conform. No addition can increase
nonconformity to these standards or create new nonconformity. Please see Figure 1 in Section 13.06A.055.B for specific
locations within the Downtown related to legal non-conforming status to these standards.
B. Development Standards Table.
Residential FAR

Non Residential FAR

Height Limits

“As-of-right”
3

Maximum
with Design
Standards
5

Maximum
with TDR
7

“As-ofright”
2

Maximum
with Design
Standards
4

Maximum
with TDR
6

100’

WR

4

5

7

3

4

6

100’

DR

2

4

6

1

2

4

90’

DCC

3

6

12

3

6

12

400’

District
DMU

C. Floor Area Ratio – Additional Standards.
1. The FAR for non-residential and residential uses within a given development are individually calculated and may be added
together for a cumulative total, provided that the respective maximum FAR for each use is not exceeded. For example, in the
DCC, an “as-of-right” development may have a total FAR of 6, with a FAR of 3 in non-residential use and a FAR of 3 in
residential use in a single development.
2. For the purposes of calculating maximum allowable FAR, hotels shall be considered a residential use.
3. A minimum FAR of 1 shall be achieved for structures within the Downtown Commercial Core district. The gross floor area
shall be used to calculate the minimum FAR.
4. The maximum allowable Floor Area Ratio may be exceeded as provided for in Section 13.06A.080.
5. Floor area is determined pursuant to the definition provided in Section 13.06.700.
D. Building Height – Additional Standards.
1. Building Height will be measured consistent with the applicable Building Code, Height of Building and excludes parapets,
mechanical penthouses, elevator overruns and machine rooms, and decorative architectural features (e.g., spires, towers,
pergolas, pyramids, pitched roofs) not intended for residential, office or retail space.
2. Maximum Building Height within 150’ east of the centerline of the right-of-way of Yakima Avenue shall be 60 feet, in
order to create a transition to lower-rise residential development to the west.

***
13.06A.080 Design Standards for Increasing Allowable FAR.
A. For each of the following Design Standards that are incorporated into a development, the allowable FAR can be increased
by 0.5, up to the Maximum with Design Standards.
No variances shall be granted to the following:
1. Enhanced pedestrian elements at the sidewalk level including decorative lighting (free-standing or building-mounted),
seating or low sitting walls, planters, or unit paving in sidewalks.
2. Exterior public space equivalent to at least 5 percent of the site area and including the following attributes:
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)
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a. Seating in the amount of one sitting space for each 100 sf of area.
b. Trees and other plantings.
c. Solar exposure during the summer.
d. Visibility from the nearest sidewalk.
e. Within 3’ of the level of the nearest sidewalk.
3. Incorporation of works of art into the public spaces, exterior façade, or entrance lobby.
4. Landscaping covering at least 15 percent of the surface of the roof and/or the use of “green roofs” which reduce storm water
runoff. Access by building occupants is encouraged.
5. Including a Public Benefit Use within the development.
6. Within the Downtown Commercial Core, at least 60 percent of the linear frontage along those portions of Pacific Avenue,
Broadway, and Commerce Street defined as a Primary Pedestrian Street shall be occupied by retail, restaurants, cultural or
entertainment uses, hotel lobbies, or Public Benefit Uses.
7. Retention and renovation of any designated or listed historic structure(s) located on the site.
B. For each of the following Design Standards that are incorporated into a development, the allowable FAR can be increased
by 2, up to the Maximum with Design Standards.
No variances shall be granted to the following:
1. Provide a “hill climb assist” in the form either of a landscaped public plaza or an interior public lobby with an escalator or
elevator. Such space shall be open to the public during daylight hours or shall be open during the times detailed in a
management plan approved by the City of Tacoma, Building and Land Use Services Department.
2. Provide works of art or water features equivalent in value to at least 1 percent of construction costs within publicly
accessible spaces on site or off site within the downtown zoning district where the development is located.
3. Provision of public rest rooms, open to the public at least 12 hours each weekday.
4. Contribution to a cultural, arts organization or to the Municipal Art Fund for a specific development or renovation project
located downtown, in an amount equal to at least 1 percent of the construction cost of the development.
5. Parking contained entirely within structures or structures on site.
6. Incorporation of affordable housing units pursuant to the provisions of TMC 1.39. See TMC 1.39 for the requirements and
process of this program.

13.06A.090

Transfer of Development Rights for Increasing Allowable Floor Area Ratio.

Development projects can incorporate Transfer of Development Rights, in compliance with Chapter 1.37 Transfer of
Development Rights Administrative Code, to increase the as-of-right allowable FAR up to the “Maximum for TDR.”

***

Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)
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Chapter 13.11
CRITICAL AREAS PRESERVATION
***
13.11.260 Residential Density Credits.
A. For residential development proposals on lands containing fish and wildlife habitat conservation areas (FWHCAs), erosion
hazard areas, landslide hazard areas or steep slopes, the density that would have been allowed in the critical area and buffer
but for the provisions of this chapter is generally transferred to the remainder of the site not in the critical area or buffer. For
residential development proposals on lands containing wetland or stream buffers, the density that would have been allowed in
the buffer but for the provisions of this chapter is generally transferred to the remainder of the site not in the critical area or
buffer. For wetlands and streams, density credits do not apply to the portion of the site occupied by the critical area. The
allowable number of dwelling units shall be determined using the following formula, table, 125 percent maximum density rule
and setback provisions.
B. The formula for determining the number of dwelling units allowed after the application of density credits is as follows:
Dwelling units allowed on site = (CA x DC + DA)/MLS, where:
CA = Critical acreage: The amount of land on the project site which is located in the critical area and required buffer and in
which no regulated activity is allowed. For wetlands, streams, and FWHCAs the critical acreage only includes the amount of
land which is located in the required buffer and in which no regulated activity is allowed.
DC = Density credit: The percentage of the density that would have been allowed in the critical area and/or required buffer but
for the provisions of this chapter that is allowed to be transferred to the remainder of the site. The density credit is based on
the percentage of the site in the critical area and/or buffer and is determined using the table in subsection C below.
DA = Developable acreage: The amount of land on the project site which is not located in the critical area or the required
critical area buffer.
MLS = Minimum lot size: The minimum amount of land required for a dwelling unit in a specific zoning district.
C. Table of density credits.
Percentage of Site in Density
Critical Area and/or Buffer Credit
1 − 10%

100%

11 − 20%

90%

21 − 30%

80%

31 − 40%

70%

41 − 50%

60%

51 − 60%

50%

61 − 70%

40%

71 − 80%

30%

81 − 90%

20%

91 − 99%

10%

D. The 125 percent maximum density rule provides that the maximum number of dwelling units cannot exceed 125 percent of
the allowed number of dwelling units without a density credit on the developable acreage of the site.
E. The minimum lot size under this provision shall be 3,000 square feet, unless a smaller lot size is permitted in the district.
Front and Rear setbacks may be reduced by 50 percent. The Small Lot standards of Section 13.06.145 shall apply. The setback
requirements shall be the same as the setback requirements for Planned Residential Developments as provided in Section
13.06.140.
F. The density credits can only be transferred within the same development proposal site.
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)
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Planned Residential
Districts (PRDs)
P = Permitted

Cottage Housing

Multi-family
dwellings

Three-family
dwellings

Two-family
dwellings

4,500
3,500

N
P*
(ADU Permit
w/ notice)

P

R-2SRD

4,500
3,500

N
P*
(ADU Permit
w/ notice)

P

HMR-SRD
P

3,000
2,500

P – 5,000

P
ADU Permit

R-3
P

3,000
2,500

P
ADU Permit

R-4L
P

2,500

P
ADU Permit

R-4

P

2,500

P
ADU Permit

R-5

EXHIBIT B

Update PRD Code (for new PRDs): Lower site size threshold and common open space requirement; add sustainability and
pedestrian requirements; add incentives/bonuses (up to 100% density increase for affordability, sustainability features).
N = Not Permitted
CU = Conditional
* = Pilot Residential Infill Program (special administrative design review)

Lot size flexibility:
• Lot Size Averaging - Infill: Infill lot can be the average of lot size on the street or block (minimum 3000 sf)
• Lot Size Averaging - Plats: Allow smaller lots in plats if overall plat area meets standard density requirements (minimum
3000 sf)
• Incentivize protection for critical areas: Update Critical Areas (CAPO) density bonus tool
• Alley area credit: In R-1 and R-2 Districts, half of abutting alley area may be counted toward minimum lot area, up to
10% of required minimum lot size
N
N
CU - 6,000
CU - 6,000
P - 6,000
P - 4,250
P - 3,750
P - 3,500
CU*
(updates to
(updates to
5,000
CUP criteria) CUP criteria)
N
N
CU - 9,000
CU - 9,000
P – 9,000
P - 5,500
P - 5,000
P - 4,500
(updates to
(updates to
7,500
CUP criteria) CUP criteria)
N
N
N
N
N
P - 6,000 (add P - 6,000
P - 6,000
CU*
1,500 ft per
unit over 4)
CU* - Increased density (50% above base zoning) with design standards (small buildings, common open space, shared parking)

4,500

6,750

Single-Family –
Standard Lots
Single-Family –
Small Lots (w/
Design Standards)

N
P*
(ADU Permit
w/ notice)

N
P*
(ADU Permit
w/ notice)
P – 7,500

ADU’s – Detached
(DADU’s)

P

P

R-2

ADU’s – Attached

R-1

Existing requirements shown in black – Proposed changes shown in red

Infill/Affordable Building Proposals Summary Table (07/15/15)

EXHIBIT B
Affordable Housing Incentives and Bonuses Summary Table

Thresholds
Affordability
Targets
Requirements
Resale
Affordable
units
Procedures
MUC Height
Bonus

Program Requirements

Minimum of 20 dwelling units in the project.
Rentals affordable at 50% Area Median Income (AMI),
Owner occupied affordable at 80% AMI,
Occupants/purchasers must be income qualified
50 years of affordability.
Subject to ongoing affordability requirements.
Fee in lieu option available, fee reduced over time.
Subject to size, location, appearance requirements – must be substantially the
same as market rate units.
Subject to TMC 1.39,
Must enter into a City agreement prior to development approvals.
Mixed-Use Centers height bonus fee in lieu option is subject to affordability
provisions of TMC 1.39.

Requirement

Affordable housing bonuses
Maximum

Downtown
Floor Area
Ratio bonus

1 affordable unit for Up to 2.0
each market rate
additional FAR
unit added
permitted

PRD density
bonus

1 affordable unit for Additional 0.5 x
each market rate
base density of
unit added
underlying
district

Residential
Upzones

1 affordable unit for Maximum
each market rate
density in new
unit added through zone
density bonus

Mixed-Use
Centers Height
bonus

20% of units
affordable at 80%
AMI for 12 years

Up to 20 feet of
height bonus

Calculation
Bonus units =
Average unit size /
density square
footage
Bonus units =
The difference
between PRD base
density allowed units
and bonus density
allowed units.
Number of bonus
units:
The difference
between the dwelling
unit maximum under
new zoning and
current zoning.
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In lieu fee
option

$10,000 per
affordable
unit,
adjusted per
Consumer
Price Index

City of Tacoma | Planning & Development Services

EXHIBIT C

Affordable Housing Policy Analysis - R-Zoning by Category

0

0.5

1

2

[

3
Miles

Map is for reference only.

R1
R2-SRD
R3
R4
R2
HMR-SRD
R4L
R5
Non-Residential, Parks, and Major Institutions
Date Created: 3/19/2015 | File Name:Z:\R2015\R153\AffordableHousing.mxd | Created by Community & Economic Development Department
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EXHIBIT D
Affordable Housing Incentives and Bonuses Proposals – Key Considerations
Response to Planning Commission Questions (07-08-15):
1. Logic behind fee in lieu number and buy down concept
The logic of $10,000 per incremental unit is that currently, developers of multifamily housing
paying $10,000 - $15,000 per unit for land for projects in Tacoma (this according to AHPAG
members).
Therefore, by receiving additional unit capacity without having to buy more land, the benefit is
$10,000-$15,000 per unit.
AHPAG’s discussion led to a decision to start at $10,000: 1) so that developers will consider this
option at the lower end of our cost range; 2) the amount can be recalibrated as the market
changes over time; 3) there will be an annual cost adjustment consistent with the Consumer
Price Index (CPI); and 3) we’ll be able to learn more from experience about the efficacy of
$10,000 per unit.
Please see the attached in-lieu fee analysis for 20 units of additional housing created.
2. Will this be attractive to developers? If not, what's our approach to refining it over time?
Staff will monitor the efficacy of the program over the next 36 months. This will be based
primarily on the popularity of the program and the willingness of developers to either: 1) build
by-right; 2) pay the in lieu fee; or 3) agree to include affordable units in their development.
Ultimately, the policy goal is to create more affordable units within market rate projects. Over
time staff will look to augment the policy to achieve this goal if evidence suggests affordable
units are not being created.
3. How will monitoring and tracking for 50 years work? Would this be a yearly monitoring
visit, monthly, or other?
Housing division staff within the City’s Community and Economic Development Department
currently has an affordable housing monitoring program that it uses to monitor approximately
1,400 units of multifamily housing throughout Tacoma. These units were financed with federal
funds which mandate the ongoing monitoring of affordability and habitability.
Staff is also in the process of implementing a similar, albeit, scaled down version of this
monitoring program for developers opting to utilize the city’s 12-year property tax exemption.
In this case, the property owner would gather income data (recent pay stubs and prior years’
income tax returns) for income eligible tenants. This would be documented and verified at the

-- 699 --

time of initial occupancy. Each year thereafter, the City would accept a self-certification from
the tenant at the time of lease renewal. On the 6th year, provided the same tenant occupies
the unit, a re-certification would occur where income data would again be collected, reviewed
and confirmed.
Note that as a condition of obtaining a Certificate of Occupancy, the city would record an
affordability covenant against the property that would be in effect for the period of
affordability or until such time the developer opts out of the program.
In all likelihood this will be the monitoring protocol used for the new density bonus program.
4. What's the administrative burden on the private side and on the City?
Administrative burden private side: additional income documentation/verification would be
obtained at the time of initial occupancy. Annual interface with City staff regarding (minimal)
document review would be required. This would mainly be comprised of submitting tenant’s
annual self-certification to the appropriate city staff.
Administrative burden city side: Recordation of a covenant agreement at the time of awarding
a certificate of occupancy. Retrieval and review of self-certifications and related file monitoring
documents would be conducted annually. To the extent a property owner opts out of the
program a calculation of the applicable in-lieu fee would be conducted and billed to the owner.
Upon receipt of payment the affordability covenant would be reconveyed.
5. How will the income limits work
Income limits will be provided to the City on an annual basis by HUD and will be applicable to
Tacoma/Pierce County. This information will be available to all participants in the Program on
or before July 1st of each year. See attached rent and income limits for 2015.
Referring to the attached income limits a household of two earning 50% of AMI would earn
$28,400 per annum. On a monthly basis this equates to $2,367. The amount of monthly income
allocated to housing cost (rent + utilities) is $710 (30% of gross monthly income). Reducing this
amount by a predetermined monthly utility allowance provides an amount of $576 available for
the payment of rent.
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627
689

Studio

$49,700
56,800
63,900
70,900
76,600
82,300
88,000
93,600

Median
Income

$24,850
28,400
31,950
35,450
38,300
41,150
44,000
46,800

50% of
Median
Income Limit
$29,820
34,080
38,340
42,540
45,960
49,380
52,800
56,160

60% of
Median
Income Limit

$839
672
839

1-Bedroom

$1,093
807
1,027

2-Bedroom

$1,611
932
1,178

3-Bedroom

$1,936
1,040
1,295

4-Bedroom

Rent Limits: Effective June 1, 2015

$14,900
17,000
19,150
21,250
22,950
24,650
26,350
28,050

30% of
Median
Income Limit

I:\CHD\Committee\TCRA\Application Process\Housing Development\Income Guidelines

$2,226
1,148
1,410

5-Bedroom

$32,305
36,920
41,535
46,085
49,790
53,495
57,200
60,840

65% of
Median
Income Limit

The maximum SF home value for an existing home is $204,000 (after-rehab value), as of 4/13/2015.
The maximum SF home value for new construction is $264,000, as of 4/13/2015.

Fair Market
Low Home Rent
High Home Rent

1
2
3
4
5
6
7
8

Family
Size

HOME Effective: June 1, 2015

HOME Program Income Limits

05/29/15

$2,517
1,254
1,525

6-Bedroom

$39,700
45,400
51,050
56,700
61,250
65,800
70,350
74,850

80% of
Median
Income Limit

IN-LIEU FEE BASED ON 20 ADDITIIONAL UNITS OF HOUSING CREATED (RENTAL)
Year

Unit Value Increase

Scenario 1

$

Additional Units Created

10,000

Scenario 2

$

20

12,500

Scenario 3

$

15,000

20

20

In Lieu Fee (Upfront)

$

200,000

$

250,000

$

300,000

Annual Buy-down (per year)

$

(4,000)

$

(5,000)

$

(6,000)

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

196,000
192,000
188,000
184,000
180,000
176,000
172,000
168,000
164,000
160,000
156,000
152,000
148,000
144,000
140,000
136,000
132,000
128,000
124,000
120,000
116,000
112,000
108,000
104,000
100,000
96,000
92,000
88,000
84,000
80,000
76,000
72,000
68,000
64,000
60,000
56,000
52,000
48,000
44,000
40,000
36,000
32,000
28,000
24,000
20,000
16,000
12,000
8,000
4,000
-

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

245,000
240,000
235,000
230,000
225,000
220,000
215,000
210,000
205,000
200,000
195,000
190,000
185,000
180,000
175,000
170,000
165,000
160,000
155,000
150,000
145,000
140,000
135,000
130,000
125,000
120,000
115,000
110,000
105,000
100,000
95,000
90,000
85,000
80,000
75,000
70,000
65,000
60,000
55,000
50,000
45,000
40,000
35,000
30,000
25,000
20,000
15,000
10,000
5,000
-

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

294,000
288,000
282,000
276,000
270,000
264,000
258,000
252,000
246,000
240,000
234,000
228,000
222,000
216,000
210,000
204,000
198,000
192,000
186,000
180,000
174,000
168,000
162,000
156,000
150,000
144,000
138,000
132,000
126,000
120,000
114,000
108,000
102,000
96,000
90,000
84,000
78,000
72,000
66,000
60,000
54,000
48,000
42,000
36,000
30,000
24,000
18,000
12,000
6,000
-

Annual Balance (year-end)

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50

Shaded column denotes recommended scenario
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2015 Annual Amendment Application No. 2015-10
Minor Amendments and Refinements
STAFF REPORT
Application #:

2015-10

Applicant:

City of Tacoma, Planning and Development Services

Contact:

Elliott Fitzgerald, Planning Services Division

Type of Amendment:

Regulatory Code Text Changes

Current Land Use Intensity:

Various

Current Area Zoning:

Various

Size of Area:

Not Applicable

Location:

City-wide

Neighborhood Council area:

City-wide

Proposed Amendment:

Various amendments to the Land Use Regulatory Code to address
inconsistencies, correct minor errors, and provide additional
clarity.

General Description of the Proposed Amendment:
The proposed amendments involve general text corrections to the Land Use Regulatory Code. These
minor amendments are intended to address inconsistencies, correct minor errors, and improve provisions
that, through administration and application of the Land Use Regulatory Code, are found to be unclear or
not fully meeting their intent.
A general summary of the proposed amendments is as follows:
Changes to Chapter 13.02 – Planning Commission, including:
•

Clarification that members of the Planning Commission may continue to serve beyond their
scheduled departure date in cases in which their successor has yet to be appointed.

•

Revision to the quorum requirements to allow a majority of appointed filled positions to
constitute a quorum for the transaction of official business of the Planning Commission.
Currently, a quorum consists of “a majority of the members of the Commission”, which creates
issues when there are positions of the Commission that are not filled.

Changes to Chapter 13.04 – Platting and Subdivisions, including:
•

Revisions to terminology and references in order to comply with the NPDES Phase I Municipal
Stormwater Permit.

•

The addition of provisions to promote bicycle and pedestrian connectivity within dead-end/culde-sac developments.

Annual Amendment Application #2015-10
Staff Report (6-24-15)
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Changes to Chapter 13.05 – Land Use Permit Procedures, including:
•

Revisions to the notice process for a Conditional Use Major Modification land use application.

•

Modifications to the review criteria for Development Regulation Agreements to clarify that the
City shall be the lead agency in the SEPA process and that projects may receive credit for the
incorporation of Low Impact Development Best Management Practices.

Changes to Chapter 13.06 – Zoning, including:
•

•

Revisions to the district use tables. A master plan for a conditional use is not an actual use type –
this has been removed from the district use tables and a new description of the process is now
incorporated in the section pertaining to conditional uses. Furthermore, all references to the HM
zone have been removed since there are no longer any properties with this zoning classification
within the City.
Revisions to terminology and references in order to comply with the NPDES Phase I Municipal
Stormwater Permit.

•

The addition of provisions to address façade design of parking garages along designated
pedestrian streets.

•

The addition of provisions to allow ground signs for residential developments of four or more
dwelling units.

•

The addition of provisions to establish a clear “sunset clause” for discontinued conditional uses.

•

Revisions to the variance section to consider building height as a possible type of variance to
development regulations.

Changes to Chapter 13.06A – Downtown, including:
•

Revisions to terminology and references in order to comply with the NPDES Phase I Municipal
Stormwater Permit.

Changes to Chapter 13.09 – South Tacoma Groundwater Protection District, including:
•

Revisions to terminology and references in order to comply with the NPDES Phase I Municipal
Stormwater Permit.

Changes to Chapter 13.11 – Critical Areas Preservation
•

Revisions to terminology and references in order to comply with the NPDES Phase I Municipal
Stormwater Permit.

Changes to Chapter 13.16 – Concurrency Management System
•

Revisions to terminology and references in order to comply with the NPDES Phase I Municipal
Stormwater Permit.

Project Background:
These amendments are being brought forward as part of staff’s efforts to improve the clarity and
effectiveness of the Land Use Regulatory Code by addressing inconsistencies, incorporating legislative
revisions, correcting minor errors, and improving confusing or ineffective standards. The proposed
amendments include issues that have been identified by staff as well as issues identified by the public and
Planning and Development Services Department’s customers. While many of the code changes associated
with this application are relatively minor, addressing things like code organization, terminology, and
internal consistency, a few of the proposed changes are worth highlighting:

Annual Amendment Application #2015-10
Staff Report (6-24-15)
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Development Standards for Parking Garages
Current development standards for parking garages in mixed-use center districts prohibit parking garages
at street level along the frontage of designated core pedestrian streets. However, there are no provisions in
place to address the remaining sections of the façade that faces these streets. This clean up item would
include additional provisions to ensure that such structures are designed with qualities that complement
the pedestrian-oriented urban fabric that they are associated with.

Apartment Complex Signs in R-Districts
Current limitations on apartment signs do not allow signs for any multi-family development other than
nameplates for boarding homes. This proposed clean up item would allow residential developments of
four or more dwelling units to have one ground sign not exceeding six square feet in area and up to five
feet in height. For each additional dwelling unit, the sign would be permitted one additional square foot in
area, not to exceed 25 square feet in area. Provisions are included to address means of illumination and
materials of the support structures.

Sunset Clause for CUPs
The existing code language currently allows for the reestablishment of conditionally-permitted uses after
long periods of vacancy, which does not provide adequate opportunities for community input and may
often cause impacts that were not addressed when the use was originally permitted. The new provisions
would clearly state that conditional uses that have been discontinued for three or more years may not be
reestablished without acquiring a new conditional use permit.

Development Code Update for Low Impact Development
In order to comply with the NPDES Phase I Municipal Stormwater Permit (NPDES Permit) effective
August 2013, review and revision of the City of Tacoma Development Codes is required. Meeting the
intent of the NPDES Permit requires changes to a variety of documents including the Tacoma Municipal
Code (TMC), the Stormwater Management Manual (SWMM), the Public Works Design Manual
(PWDM), and City of Tacoma Standard Drawings. Many of the proposed code changes are to be
consistent with the new terminology, definitions, and updates to Best Management Practices (BMPs).

Public Outreach:
Over the past few months, staff have discussed the 2015 Annual Amendment package with various
stakeholder groups, including the Master Builders Association (MBA), and other development industry
representatives. In addition, planning staff have reached out to the Community Council, Neighborhood
Councils, and the Landmarks Preservation Commission, informing them of the 2015 Annual Amendment
process and offering presentations on the proposed amendments. In response to requests, staff provided
overview presentations to the North End Neighborhood Council, South Tacoma Neighborhood Council,
and the North Slope Historic District. Additional outreach will occur through and during the Planning
Commission and City Council’s public hearing and notice processes.
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Applicable Provisions of the Growth Management Act:
The Growth Management Act (GMA) requires that development regulations shall be consistent with and
implement the Comprehensive Plan. Development regulations include, but are not limited to, zoning
controls, critical area ordinances, shoreline master programs, official controls, planned unit development
ordinances, subdivision ordinances, and binding site plan ordinances. The proposed amendments are
designed to improve consistency and compatibility within the development regulations and between the
Comprehensive Plan, zoning classifications and development regulations.
Applicable Provisions of the Comprehensive Plan:
The following provisions of the City’s Comprehensive Plan relate to the proposed amendment:
Generalized Land Use Element
General Growth and Development Goal: To achieve orderly, timely, desirable, planned growth and
development that enhances the quality of life for the citizens of Tacoma.
General Growth and Development Policies:
•

LU-GGD-1 Intergovernmental Coordination - Manage growth and development in an orderly and
desirable manner consistent with the expressed goals of the City, local governmental jurisdictions,
regional and federal agencies, and the State of Washington.

Urban Aesthetics and Design Policies:
•

LU-UAD-1 Development Standards - Craft development standards that are easy to use and
administer and encourage quality site and building design consistent with the goals and policies
herein. Refine development standards as needed to accomplish design goals per changing
demographics, development conditions, and community interests.

•

LU-UAD-3 Distinct Character and Identity of the City - Enhance the distinct character and identity
of Tacoma by:
Emphasizing pedestrian-oriented design at all levels of design (city, neighborhood, site,
and building).
Recognizing and retaining existing scale, proportion and rhythm and using compatible
materials in new development and redevelopment.
Embracing the natural setting and encouraging regional character in new development.
Balancing the historic, working-class character of the community and its physical
development with the community’s desire to be progressive, innovative and accepting of new
ideas and methods.

•

LU-UAD-5 Design Quality – Promote design quality by creating clear and detailed standards that
are crafted to encourage desired types of development. Standards should include guidance for:
Compatible site design.
Attractive pedestrian pathways and spaces.
Safe and connected vehicular access.
Compatible and attractive building massing and design.
Integration of building details.
Use of durable, high quality materials.
Landscape design
Signage design
Safety and security
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Residential Development Policies:
• LU-RDG-2
Prohibit Incompatible Land Uses - Prohibit incompatible land uses from situating
within or adjacent to existing or future residential developments and gradually eliminate existing
incompatible uses from existing residential areas.

Commercial Development Goal: To achieve an attractive, convenient and well-balanced system of
commercial facilities, which serve the needs of the citizens, are appropriate to their relative service areas
and are compatible with adjacent land use.

The proposed amendments to the zoning code are designed to further many of the goals and policies
outlined in the Comprehensive Plan, to address inconsistencies and ambiguities in the code and to better
reflect current development trends and techniques. Proposed changes to the standards will bring the City
in-line with current standards and provide additional flexibility in code application.
Amendment Criteria:
Applications for amendments to the Land Use Regulatory Code are subject to review based on the
adoption and amendment procedures and the review criteria contained in TMC 13.02.045.G. Proposed
amendments are required to be consistent with or achieve consistency with the Comprehensive Plan and
meet at least one of the ten review criteria to be considered by the Planning Commission. The following
section provides a review of each of these criteria with respect to the proposal. Each of the criteria is
provided, followed by staff analysis of the criterion as it relates to this proposal.

1. There exists an obvious technical error in the pertinent Comprehensive Plan or regulatory code
provisions.
Staff Analysis: The general purpose of this application is to address technical errors that have been
identified through administration and application of the code. The proposed amendments are
intended to address inconsistencies, correct minor errors, and improve provisions that are found to be
unclear or not fully meeting their intent.
2. Circumstances related to the proposed amendment have significantly changed, or a lack of
change in circumstances has occurred since the area or issue was last considered by the
Planning Commission.
Staff Analysis: Not applicable
3. The needs of the City have changed, which support an amendment.
Staff Analysis: Not applicable.
4. The amendment is compatible with existing or planned land uses and the surrounding
development pattern.
Staff Analysis: Not applicable.
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5. Growth and development, as envisioned in the Plan, is occurring faster, slower, or is failing to
materialize.
Staff Analysis: Not applicable.
6. The capacity to provide adequate services is diminished or increased.
Staff Analysis: Not applicable.
7. Plan objectives are not being met as specified, and/or the assumptions upon which the plan is
based are found to be invalid.
Staff Analysis: The proposed amendments will improve consistency within the Land Use Reguatory
Code and between the Comprehensive Plan and Code.
8. Transportation and and/or other capital improvements are not being made as expected.
Staff Analysis: Not applicable.
9. For proposed amendments to land use intensity or zoning classification, substantial similarities
of conditions and characteristics can be demonstrated on abutting properties that warrant a
change in land use intensity or zoning classification.
Staff Analysis: Not applicable.
10. A question of consistency exists between the Comprehensive Plan and its elements and RCW
36.70A, the County-wide Planning Policies for Pierce County, Multi-County Planning Policies,
or development regulations.
Staff Analysis: Not applicable.
Economic Impact Assessment:
This proposal would reduce regulatory barriers resulting in cost savings, increased certainty regarding
City requirements, and reduced delay in the City permitting process. Secondary communitywide
economic benefits could result from this proposal, to the extent that the proposed amendments achieve
their objectives of streamlining and facilitating development. Both are important components of a longterm strategy to improve quality of life and thus make the City more attractive to existing and new
residents and employers.
Staff Recommendation:
Staff recommends forwarding the draft Land Use Regulatory Code clarifications and refinements for
public review and comment.

Exhibits:
A. Draft Land Use Regulatory Code Amendments
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2015 Annual Amendment Application No. 2015-10
Code Clean-up
DRAFT ADMINISTRATIVE AND LAND USE REGULATORY CODE CHANGES
June 24, 2015

Chapter 13.02 – Planning Commission
13.02.010 – Creation – Appointment
13.02.020 – Meetings – Officers – Records
13.02.041 – Quorum
Chapter 13.04 – Platting and Subdivisions
13.04.040 – Definitions
13.04.090 – Short plat/short subdivision procedures
13.04.100 – Plat/Subdivision procedures
13.04.120 – Conformity to the Comprehensive Plan and applicable ordinances, manuals, design specifications,
plans, and guidelines
13.04.180 – Public or private streets or ways, or permanent access easement design
13.04.190 – Dead-end/cul-de-sac public or private streets or ways, or permanent access easements
Chapter 13.05 – Land Use Permit Procedures
13.05.020 – Notice Process
13.05.070 – Expiration of permits
13.05.095 – Development Regulation Agreements
Chapter 13.06 – Zoning
13.06.100 – Residential Districts
13.06.200 – Commercial Districts
13.06.300 – Mixed-Use Districts
13.06.400 – Industrial Districts
13.06.501 – Building design standards
13.06.502 – Landscaping and buffering standards
13.06.510 – Off-street parking and storage areas
13.06.512 – Pedestrian and bicycle support standards
13.06.522 – District sign regulations
13.06.560 – Parks, recreation and open space
13.06.602 – General Restrictions
13.06.630 – Nonconforming parcels/uses/structures
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13.06.640 – Conditional use permit
13.06.645 – Variances
13.06.650 – Application for rezone of property
13.06.655 – Amendments to the zoning regulations
13.06.700 – Definitions and illustrations
Chapter 13.06A – Downtown Tacoma
13.06A.010 – Purpose
13.06A.065 – Parking Standards
13.06A.070 – Basic design standards
13.06A.080 – Design standards for increasing allowable FAR
Chapter 13.09 – South Tacoma Groundwater Protection District
13.09.040 – Definitions
Chapter 13.11 – Critical Areas Preservation
13.11.200 – Allowed Activities
13.11.210 – Activities Allowed with Staff Review
13.11.230 – Application Submittal Requirements
13.11.440 – Stream Standards
13.11.900 – Definitions
Chapter 13.16 – Concurrency Management System
13.16.050 – Exemptions

Note: These amendments show all of the changes to existing Land Use regulations. The sections
included are only those portions of the code that are associated with these amendments. New text is
underlined and text that has been deleted is shown as strikethrough.
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Chapter 13.02
PLANNING COMMISSION
Sections:
13.02.010
13.02.015
13.02.016
13.02.020
13.02.030
13.02.040
13.02.041
13.02.043
13.02.044
13.02.045
13.02.050
13.02.053
13.02.055
13.02.057
13.02.060

Creation − Appointment.
Establishment of advisory committees.
Repealed.
Meetings − Officers − Records.
Expenditures − Budget.
Duties and responsibilities.
Quorum.
Definitions.
Comprehensive Plan.
Adoption and amendment procedures.
Repealed.
Area-wide zoning reclassifications.
Moratoria and interim zoning.
Notice for public hearings.
Repealed.

13.02.010 Creation − Appointment.
Pursuant to the authority conferred by Article II, Section 11, of the Constitution of the State of Washington, and Section 3.8 of
the Tacoma City Charter, there is hereby created a City Planning Commission consisting of nine members, who shall be
residents of Tacoma. The members shall be appointed and confirmed by a majority of the City Council. One member shall be
appointed by the City Council for each of the five council districts. The Council shall appoint to the four remaining positions
an individual from each of the following: (a) the development community; (b) the environmental community; (c) public
transportation; and (d) a designee with background of involvement in architecture, historic preservation, and/or urban design.
At the expiration of each respective three-year term, a successor shall be appointed by the City Council. Each Commissioner
may serve until appointment and qualification of a successor.
Vacancies occurring otherwise than through the expiration of term shall be filled for the unexpired terms. Members may be
removed by a majority of the Council, after public hearing, for inefficiency, neglect of duty, or malfeasance in office. Upon an
appointed member’s missing three unexcused, consecutive regular meetings, the Commission shall afford such member a
hearing to determine whether the absences are to be excused. If the Commission determines not to excuse such absences, then
the Commission shall determine the question of whether the Commission shall recommend to the City Council that such
member should be deemed to have forfeited the office and a new member be appointed to fill the unexpired term. The
members shall be selected without respect to political affiliations and they shall serve without compensation. The members
shall abide by the City’s Code of Ethics as provided in TMC 1.46.

***
13.02.020 Meetings − Officers − Records.
The Commission shall elect its own chairperson and create and fill such other offices as it may determine it requires. All
meetings of the Commission or its advisory committees shall be open to the public pursuant to the Chapter 42.30 RCW, Open
Public Meetings Act of 1971. The Commission shall adopt rules for transaction of business. Records of all official
Commission proceedings shall be kept by the City Clerk and shall be open to public inspection. The City Manager shall assign
to the Commission and its advisory committees a place of meeting in which to meet and transact business.

***
13.02.041 Quorum.
A quorum for the transaction of official business of the Planning Commission shall consist of a majority of the members of the
Commission. A simple majority of appointed filled positions shall constitute a quorum for the transaction of official business.

***
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Chapter 13.04
PLATTING AND SUBDIVISIONS
***
13.04.040 Definitions.
For the purpose of these regulations, certain words used herein are defined as follows:
A. “Alley” shall mean a public or private accessway which provides a means of vehicular access to abutting property.
B. “All- weather surface” shall mean asphaltic concrete, or Portland cement concrete, permeable pavers, porous asphalt or
pervious concrete in accordance with City manuals, design specifications, plans, and guidelines in section 13.04.120, unless
otherwise specified by the City Engineer.
C. “Alteration” shall mean a change to a finalized binding site plan, plat, short plat, or portion thereof, that results in a
modification to its exterior boundaries or the location and/or size of rights-of-way, utility easements, open space, park or other
similar community amenities created as part of the binding site plan, plat, or short plat. An alteration does not include
boundary line adjustments, replats or an allowable increase in short plat lots.
D. “Binding site plan” shall mean a drawing to scale showing a plan for the development of a specific parcel of land, which
drawing has been approved as applicable by the Building Official or designee and which, at a minimum:
1. Identifies and shows the areas and locations of all public and private streets and ways, parcel and lot lines, utilities, public
and private street improvements, open spaces, and other items specified by the zoning ordinances. In addition, shall show the
site development, driveways, parking layout, landscaping, lighting, signs, building perimeters and elevations, or shall carry a
condition of general site plan approval that no development or building permit will be granted therefore until additional
development plans are submitted to and approved by the body approving the general binding site plan;
2. Contains inscriptions or attachments setting forth such appropriate limitations and conditions of the use of land as
established by the City of Tacoma.
3. Is filed of record in the Pierce County Auditor’s office and is legally enforceable.
E. “Building line” shall mean a line on a plat indicating the limit beyond which buildings or structures may not be erected.
F. “Collector arterial” shall mean a highway whose function is to collect and distribute traffic from major arterial streets to
access streets, or directly to traffic destinations; to serve traffic within a neighborhood; and to serve neighborhood traffic
generators such as a small group of stores, an elementary school, church, clubhouse, small hospital, and small apartment area.
G. “Comprehensive Plan” shall mean the City’s official statement concerning future growth and development. It sets forth
goals, policies, and strategies to protect the health, welfare, and quality of life of Tacoma’s residents.
H. “Curb line” shall mean the line defining the limits of a roadway.
I. “Dead-end street” or “cul-de-sac” shall mean a residential access street with only one outlet.
J. “Director” for purposes of this Chapter (13.04 of the Tacoma Municipal Code) shall mean the Director of Planning and
Development Services unless otherwise specified.
K. “Freeway” shall mean a highway the function of which is to permit unimpeded traffic flow through urban areas and
between their major elements or most important traffic generators such as the central business district, major shopping areas,
major university, civic center, or a major sports stadium or pavilion.
L. “Hard surface” An impervious surface, a permeable pavement, or a vegetated roof.
LM. “Official map” shall mean the map on which the planned locations, particularly of streets, are indicated with detail and
exactness so as to furnish the basis for property acquisition or building restriction.
MN. “Plat” shall mean the map, drawing or chart on which the subdivider’s plan of subdivision is presented and which the
subdivider submits for approval and intends to record in final form.
NO. “Primary arterial” shall mean a highway the function of which is to expedite movement of through traffic to a major
traffic generator such as the central business district, a major shopping area, a commercial service district, a small college or
university or a military installation; or to expedite movement of through traffic from community to community, to collect and
distribute traffic from freeways to minor arterial streets, or directly to traffic destinations.
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***
13.04.090 Short plat/short subdivision procedures.
A. Administration. The Director or designee is vested with the duty of administering the provisions of this section and with
the authority to summarily approve or disapprove proposed preliminary and final short plats. The Director or designee may
prepare and require the use of such forms and develop policies deemed essential to the effective administration of this code.

***
E. Approval. The Director or designee shall review the proposed preliminary short subdivision application . The preliminary
short plat shall not be approved unless it is found that:
1. Appropriate provisions are made for the public health, safety, and general welfare; and for open spaces; drainage ways;
stormwater management, streets or roads; alleys; bike routes; other public ways; transit stops; potable water supplies; sanitary
wastes; parks and recreation; playgrounds; schools and school grounds; and all other relevant facilities, including sidewalks
and other planning features that assure safe walking conditions for students who walk to and from school.
2. The public use and interest will be served by the platting and dedication of such subdivision and dedication as set forth by
the Comprehensive Plan and other adopted City ordinances, manuals, design specifications, plans, goals, policies, and
guidelines.

***
L. Approval of Final Short Plat. Approval of the short plat drawing shall be indicated by the signatures of the City Engineer,
and the Director of the Planning and Development Services Department, the City Treasurer, the City Attorney, the Mayor,
and the City Clerk on the original reproducible final short plat.

***

13.04.100 Plat/subdivision procedures.
***
D. Hearing Examiner or Director Review of Preliminary Plat. The Hearing Examiner or Director shall review the proposed
preliminary plat. The preliminary plat shall not be approved unless it is found that:
1. Appropriate provisions are made for the public health, safety, and general welfare, and for open spaces; stormwater
management;drainage ways; streets or roads; alleys; other public ways; bicycle circulation; transit stops; potable water
supplies; sanitary wastes; parks and recreation; playgrounds; schools and school grounds; and all other relevant facilities,
including sidewalks and other planning features which assure safe walking conditions for students who walk to and from
school and for transit patrons who walk to bus stops or commuter rail stations.
2. The public use and interest will be served by the platting of such subdivision and dedication as set forth by the
Comprehensive Plan and other Adopted City Ordinances, manuals, design specifications, plans, goals, policies, and
guidelines.

***
13.04.120 Conformity to the Comprehensive Plan and the Major Street Plan and applicable ordinances,
manuals, design specifications, plans and guidelines.
The subdivision/short subdivision shall conform to and be in harmony with the Comprehensive Plan, Public Works Design
Manual, Stormwater Management Manual, Mobility Master Plan Pedestrian and Bicycle Design Guidelines, Mixed-Use
Centers Complete Streets Design Guidelines, Americans with Disabilities Act Self-Evaluation and Transition Plan, and other
adopted guidelines, manuals, and design specifications as currently enacted or as may be hereafter amended.
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***
13.04.180 Public or private streets or ways, or permanent access easement design.
In general, the horizontal and vertical components of public or private streets or ways, or permanent access easement design
shall conform with the latest current edition of “A Policy on Geometric Design of Highways and Streets” as published by the
American Association of State Highway and Transportation Officials (AASHTO).
All non-arterial public or private streets or ways, or permanent access easements shall be constructed with a minimum
pavement section consisting of three inches of asphaltic concrete pavement over 2.5 inches of crushed surfacing top course
over five inches of crushed ballast per the City of Tacoma standard details and specifications using either standard or pervious
surfacing or alternative section subject to approval by the City Engineer. All design and construction features shall conform to
design standards and policies of the City of Tacoma.

13.04.190 Dead-end/cul-de-sac public or private streets or ways, or permanent access easements.
Whenever feasible, a subdivision/short subdivision shall provide for the continuation of the multi-modal street and
transportation system existing for pedestrians, bicycles, and vehicles by connecting to and extending abutting streets,
sidewalks, and bicycle facilities. Dead-end/cul-de-sacs shall be allowed only when the Director or Hearing Examiner makes a
finding that The applicant shall demonstrate why a public or private street way or permanent access easement cannot be
aligned with and connected to the surrounding street system for pedestrian, bicycle and vehicular connectivity within the
proposed subdivision/short subdivision. due to factors such as topographic constraints, proximity to critical areas, and/or
limitations by reason of property ownership. If the Director or Hearing Examiner makes a finding that such connectivity is not
reasonable for the subject subdivision/short subdivision, dead-end/cul-de-sac public or private streets or ways, or permanent
access easements shall not be longer than 500 feet. Whenever feasible, such dead-end/cul-de-sac shall nonetheless incorporate
at a minimum a pedestrian connection to the adjacent transportation network. Any dead-end/cul-de-sac public or private street
or way, or permanent access easement in excess of 150 feet in length shall be incorporate a turn-around designed in
accordingance to applicable ordinances, manuals, design specifications, plans and guidelines in Section 13.04.120 as currently
enacted or as may be hereafter amended, subject to approval by the City Engineer or designee.

***
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Chapter 13.05
LAND USE PERMIT PROCEDURES
***
13.05.020 Notice process.
A. Purpose. The purpose of this section is to provide notice requirements for land use applications.
B. Administrative Determination.
1. A notice of application is not required for Administrative Determinations. Examples of Administrative Determinations are
minor variances, temporary homeless camp permits, reasonable accommodation requests, review of non-conforming rights,
zoning verification requests, and information requests.
2. Determinations of the Director shall be mailed to the applicant and the property owner (if different than the applicant) by
first class mail.
3. At the discretion of the Director, notice of the Determination and/or summary of Determination may be provided to other
qualified or interested parties.
C. Process I − Minor Land Use Decisions.
1. A notice of application shall be provided within 14 days following a notice of complete application being issued to the
applicant as identified in Section 13.05.010.E. Examples of minor land use decisions are variances, Conditional Use Major
Modifications, wetland/stream/FWHCA Verifications, and wetland/stream/FWHCA Minor Development Permits.
2. Notice of application shall be mailed by first-class mail to the applicant; property owner (if different than the applicant);
neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or community organizations; the
Tacoma Landmarks Commission (for proposals located within a historic district or affecting a designated landmark); the
Puyallup Indian Tribe for “substantial action” as defined in the “Agreement Between the Puyallup Tribe of Indians, Local
Governments in Pierce County, the State of Washington, the United States of America, and Certain Private Property Owners,”
dated August 27, 1988; and to owners of property and/or taxpayers of record, as indicated by the records of the Pierce County
Assessor/Treasurer, within the distances identified in Section 13.05.020.H.
3. Parties receiving notice of application shall be given 14 days from the date of mailing (including the day of mailing) to
provide any comments on the proposed project to the Department. The notice shall indicate that a copy of the decision taken
upon such application will be provided to any person who submits written comments on the application within 14 days of the
mailing of such notice, or who requests receipt of a copy of the decision.
4. Decisions of the Director shall be mailed to the applicant and the property owner, if different than the applicant, by first
class mail. Decisions of the Director requiring environmental review pursuant to the State Environmental Policy Act,
WAC 197-11, and the provisions of TMC Chapter 13.12, shall also include a Threshold Determination by the Responsible
Official for the Department. A decision shall be mailed by first-class mail to: owners of property and/or taxpayers of record as
indicated by the Pierce County Assessor/Treasurer’s records within the distance identified in Section 13.05.020.H;
neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or community organizations; and
the Puyallup Indian Tribe for “substantial action” as defined in the “Agreement Between the Puyallup Tribe of Indians, Local
Governments in Pierce County, the State of Washington, the United States of America, and Certain Private Property Owners,”
dated August 27, 1988.
5. A neighborhood or community organization shall be qualified to receive notice under this section upon a finding that the
organization:
(a) has filed a request for a notification with the City Clerk in the form prescribed by rule, specifying the names and addresses
of its representatives for the receipt of notice and its officers and directors;
(b) includes within its boundaries land within the jurisdiction of the permit authority;
(c) allows full participating membership to allow property owners/residents within its boundaries;
6. More than one neighborhood or community organization may represent the same area.
7. It shall be the duty of the neighborhood group to advise the City Clerk’s office in writing of changes in its boundaries, or
changes in the names and addresses of the officers and representatives for receipt of notice.
8. A public information sign (or signs), provided by the Department for applications noted in Table H (Section 13.05.020.H),
indicating that a land use permit application for a proposal has been submitted, shall be erected on the site by the applicant, in
a location specified by the Department, within seven calendar days of the date on which a notice of complete application is
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issued to the applicant. The sign shall remain on the site until the date of final decision, at which time the sign shall be
removed by the applicant. The sign shall contain, at a minimum, the following information: type of application, name of
applicant, description and location of proposal, and where additional information can be obtained.
D. Process II − Administrative Decisions Requiring an Environmental Determination and Height Variances, Shoreline
Permits, Conditional Use, Special Development Permits, Wetland/Stream/Fish & Wildlife Habitat Conservation Area
(FWHCA) Development Permits.
1. A notice of application shall be provided within 14 days following a notice of complete application being issued to the
applicant as identified in Section 13.05.010.E.
2. Notice of application shall be mailed by first-class mail to the applicant; property owner (if different than the applicant);
neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or community organizations
consistent with the requirements set forth for Process I land use permits; the Tacoma Landmarks Commission (for proposals
located within a historic district or affecting a designated landmark); the Puyallup Indian Tribe for “substantial action” as
defined in the “Agreement Between the Puyallup Tribe of Indians, Local Governments in Pierce County, the State of
Washington, the United States of America, and Certain Private Property Owners,” dated August 27, 1988; and to owners of
property and/or taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within the distances
identified in Section 13.05.020.H. For major modifications to development approved in a PRD District rezone and/or site
approval, the notice of application shall also be provided to all owners of property and/or taxpayers of record within the entire
PRD District and owners of property and/or taxpayers of record, as indicated by the records of the Pierce County
Assessor/Treasurer, within the distances identified in Section 13.05.020.H. from the boundary of the PRD District.
3. Parties receiving notice of application shall be given 30 days, with the exception of five to nine lot preliminary plats which
shall be given 20 days from the date of mailing (including the day of mailing) to provide any comments on the proposed
project to the Department, unless a Public Meeting is held, as provided by Section 13.05.020.G. The notice shall indicate that
a copy of the decision taken upon such application will be provided to any person who submits written comments on the
application within 30 days of the mailing of such notice, or who requests receipt of a copy of the decision.
4. A public information sign (or signs), provided by the Department for applications noted in Table H (Section 13.05.020.H),
indicating that a land use permit application for a proposal has been submitted, shall be erected on the site by the applicant, in
a location specified by the Department, within seven calendar days of the date on which a notice of complete application is
issued to the applicant. The sign shall remain on the site until the date of final decision, at which time the sign shall be
removed by the applicant. The sign shall contain, at a minimum, the following information: type of application, name of
applicant, description and location of proposal, and where additional information can be obtained.
5. Notice shall be published in a newspaper of general circulation for applications identified in the table in subsection H of this
section.
E. Process III − Decisions Requiring a Public Hearing.
1. A notice of application shall be provided within 14 days following a notice of complete application being issued to the
applicant as identified in Section 13.05.010.C.
2. Notice of application, including the information identified in Section 13.05.020.F, shall be mailed by first-class mail to the
applicant, property owner (if different than the applicant), neighborhood councils in the vicinity where the proposal is located;
qualified neighborhood or community organizations; the Tacoma Landmarks Commission (for proposals located within a
historic district or affecting a designated landmark); Puyallup Indian Tribe for “substantial action” as defined in the
“Agreement Between the Puyallup Tribe of Indians, Local Governments in Pierce County, the State of Washington, the
United States of America, and Certain Private Property Owners,” dated August 27, 1988; and to owners of property and/or
taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within the distances identified in
Section 13.05.020.H. For major modifications to development approved in a PRD District rezone and/or site approval, the
notice of application shall also be provided to all owners of property and/or taxpayers of record within the entire PRD District
and owners of property and/or taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within
the distances identified in Section 13.05.020.H from the boundary of the PRD District.
3. The notified parties shall be allowed 21 days from the date of mailing to comment on the pre-threshold environmental
determination under provisions of Chapter 13.12, after which time the responsible official for SEPA shall make a final
determination. Those parties who comment on the environmental information shall receive notice of the environmental
determination. If an appeal of the determination is filed, it will be considered by the Hearing Examiner at the public hearing
on the proposal.
4. A public information sign (or signs), provided by the Department, indicating that a land use permit application for a
proposal has been submitted, shall be erected on the site by the applicant, in a location specified by the Department, within
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seven calendar days of the date on which a notice of complete application is issued to the applicant. The sign shall remain on
the site until the date of final decision, at which time the sign shall be removed by the applicant. The notice shall contain, at a
minimum, the following information: type of application, name of applicant, location of proposal, and where additional
information can be obtained.
5. Notice shall be published in a newspaper of general circulation for applications identified in the table in subsection H of this
section.
F. Content of Public Notice of Application. Notice of application shall contain the following information, where applicable, in
whatever sequence is most appropriate for the proposal:
1. Date of application;
2. Date of notice of completion for the application;
3. Date of the notice of application;
4. Description of the proposed project action;
5. List of permits included in the application;
6. List of studies requested;
7. Other permits which may be required;
8. A list of existing environmental documents used to evaluate the proposed project(s) and where they can be reviewed;
9. Public comment period (not less than 14 nor more than 30 days), statement of right to comment on the application, receive
notice of and participate in hearings, request a copy of the decision when made, and any appeal rights;
10. Date, time, place and type of hearing (notice must be provided at least 15 days prior to the open record hearing);
11. Statement of preliminary determination of development regulations that will be used for project mitigation and of
consistency;
12. A provision which advises that a “public meeting” may be requested by any party entitled to notice;
13. Any other information determined appropriate, e.g., preliminary environmental determination, applicant’s analysis of
code/policy applicability to project.
G. Public Comment Provisions. Parties receiving notice of application shall be given the opportunity to comment in writing to
the department. A “public meeting” to obtain information, as defined in Section 13.05.005, may be held on applications which
require public notification under Process II, and Conditional Use Major Modifications, when:
1. The Director determines that the proposed project is of broad public significance; or
2. The neighborhood council in the area of the proposed project requests a “public meeting”; or
3. The owners of five or more parcels entitled to notice for the application make a written request for a meeting; or
4. The applicant has requested a “public meeting.”
Requests for a meeting must be made in writing and must be in the Planning and Development Services office within the
comment period identified in the notice. One public meeting shall be held for a permit request regardless of the number of
public meeting requests received. If a public meeting is held, the public comment period shall be extended 7 days beyond and
including the date of the public meeting. Notice of the “public meeting” shall be mailed at least 14 days prior to the meeting to
all parties entitled to original notice, and shall specify the extended public comment period; however, if the Director has
determined that the proposed project is of broad public significance, or if the applicant requests a meeting, notification of a
public meeting may be made with the notice of application, and shall allow the standard 30-day public comment period.
The comment period for permit type is identified in Section 13.05.020.H. When a proposal requires an environmental
determination under Chapter 13.12, the notice shall include the time within which comments will be accepted prior to making
a threshold determination of environmental significance or non-significance.
H. Notice and Comment Period for Specified Permit Applications. Table H specifies how to notify, the distance required, the
comment period allowed, expiration of permits, and who has authority for the decision to be made on the application.
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Table H − Notice, Comment and Expiration for Land Use Permits
Preapplication Notice:
Meeting
Distance

Notice:
Newspaper

Notice:
Post Site

Comment
Period

Decision

Hearing City
Require Council
d

Expiration
of Permit

Interpretation of
code

Recommended

For general
application

Yes

14 days

Director

No

No

None

Uses not
specifically
classified
Boundary line
adjustment
Binding site plan
Environmental
SEPA DNS/EIS

Recommended

100 feet
for site
specific
400 feet

Yes

Yes

30 days

Director

No

No

None

Required

No

No

No

No

Director

No

No

5 years

Required
Optional

No
Same as
case type

No
Yes for
EIS

No
Same as
case type

Director
Director

No
No

No
No

5 years
None

Variance, height of
main structure
Open space
classification
Plats 10+ lots

Required

400 feet

No
Yes if no
hearing
required
No

Yes

30 days

Director

No

No

5 years

Required

400 feet

No

Yes

2

Yes

Yes

None

Required

400 feet

Yes

Yes

Yes

Final Plat

5 years

Rezones

Required

400 feet

No

Yes

Yes

Yes

None

Shoreline/CUP/
variance
Short plat (2-4 lots)
Short plat (5-9 lots)

Required

400 feet

No

Yes

21 days
2
SEPA
21 days
2
SEPA
5
30 days

Hearing
Examiner
Hearing
Examiner
Hearing
Examiner
Director

No

No

2 years/
maximum 6

Required

No

No

No

No

No

No

5 years

Required

400 feet

No

Yes

14 days

Director
Director

No

No

5 years

5

Director

No

No

5 years

5

Director

No

No

5 years

2

Hearing
Examiner
Director

Yes

No

5 years

No

No

5 years

Permit Type

Site approval

Optional

400 feet

No

Yes

Conditional use

Required

400 feet

No

Yes

Conditional use,
large-scale retail
Conditional Use,
Minor Modification
Conditional Use,
Major Modification
Temporary
Homeless Camp
Permit
Minor Variance

30 days
30 days

1

1

1

3
3

6

3
6

4

Required

1,000 feet

Yes

Yes

30 days

Optional

No

No

No

No

Required

No

Yes

14 days

Director

No

No

5 years

Required

100 400
feet
400 feet

Yes

Yes

14 days

Director

No

No

1 year

Optional

100 feet

No

No

14 days

Director

No

1

No

5 years

1

No

5 years

No

5 years*

No

5 years*

No

5 years

7

5

Variance

Optional

100 feet

No

Yes

14 days

Wetland/Stream/
FWHCA
development
permits
Wetland/Stream/
FWHCA Minor
Development
Permits
Wetland/Stream/
FWHCA
verification

Required

400 feet

No

Yes

30 days

Director
Director

No
1
No

Required

100 feet

No

Yes

14 days

Director

No

Required

100 feet

No

Yes

14 days

Director

No

1

1

INFORMATION IN THIS TABLE IS FOR REFERENCE PURPOSE ONLY.
* Programmatic Restoration Projects can request 5 year renewals to a maximum of 20 years total.
When an open record hearing is required, all other land use permit applications for a specific site or project shall be considered concurrently by the Hearing
Examiner (refer to Section 13.05.040.E).
1

Conditional use permits for wireless communication facilities, including towers, shall expire two years from the effective date of the Director’s decision and
are not eligible for a one-year extension.
2

Comment on land use permit proposal allowed from date of notice to hearing.

3

Must be recorded with the Pierce County Auditor within five years.
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4

Special use permits for wireless communication facilities, including towers, are limited to two years from the effective date of the Director’s decision.

5

If a public meeting is held, the public comment period shall be extended 7 days beyond and including the date of the public meeting.

6

Refer to Section 13.05.070 for preliminary plat expiration dates.

7

Public Notification of Minor Variances may be sent at the discretion of the Director. There is no notice of application for Minor Variances.

***
13.05.095 Development Regulation Agreements.
A. Purpose. Pursuant to RCW 36.70B.170-210, the purpose of this section is to create an optional application procedure that
could authorize certain major projects in key locations to be reviewed, rated, approved, and conditioned according to the
extent to which they advance the Comprehensive Plan’s goals and policies. In addition to demonstrating precisely how it
significantly advances the goals and policies of the Comprehensive Plan by achieving the threshold set forth in
subsection 13.05.095(D) TMC, a threshold established based on the Comprehensive Plan goals and policies, a project located
within the areas described in B(1) or B(2) must document specific compliance with the policies and standards set forth in the
Downtown Element of the Comprehensive Plan.

***
D. Review criteria. The City Manager, and such designee or designees as may be appointed for the purpose, shall negotiate
acceptable terms and conditions of the proposed Development Regulation Agreement based on the following criteria:
1. The Development Regulation Agreement conforms to the existing Comprehensive Plan. Except for projects on a public
facility site of at least five acres in size, conformance must be demonstrated by the project, as described in the Development
Regulation Agreement, scoring 800 points out of a possible 1000 1,050 points, according to the following scoring system
(based on the Downtown Element of the City Comprehensive Plan):
a. Balanced healthy economy. In any project where more than 30 percent of the floorspace is office, commercial, or retail, one
point shall be awarded for every 200 square feet of gross floorspace (excluding parking) up to a maximum of 290 points.
b. Achieving vitality downtown. Up to 40 points shall be awarded for each of the following categories: (i) CPTED design
(“Crime Prevention Through Environmental Design”), (ii) sunlight access to priority public use areas, (iii) view maximization,
(iv) connectivity, (v) quality materials and design, (vi) remarkable features, (vii) access to open space, and (viii) street edge
activation and building ground orientation.
c. Sustainability. Up to 50 points shall be awarded for each of the following categories: (i) complete streets, (ii) transit
connections, and (iii) energy conservation design to a L.E.E.D. (Leadership in Energy and Environmental Design)
certification to a platinum level or certified under another well-recognized rating system to a level equivalent to certification to
a platinum level., and (iv) Low Impact Development Best Management Practices and Principles.
d. Quality Urban Design. Up to 60 points shall be awarded for each of the following categories: (i) walk ability, (ii) public
environment, (iii) neighborlyiness outlook, and (iv) support for public art.
2. Appropriate project or proposal elements, such as permitted uses, residential densities, nonresidential densities and
intensities, or structure sizes, are adequately provided to include evidence that the site is adequate in size and shape for the
proposed project or use, conforms to the general character of the neighborhood, and would be compatible with adjacent land
uses.
3. Appropriate provisions are made for the amount and payment of fees imposed or agreed to in accordance with any
applicable provisions of state law, any reimbursement provisions, and other financial contributions by the property owner,
inspection fees, or dedications.
4. Adequate mitigation measures including development conditions under chapter 43.21C RCW are provided. The City shall
be the lead agency in the SEPA process for all projects.

***
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Chapter 13.06
ZONING 1
***
13.06.100 Residential Districts.
The 100 series will contain regulations for all residential classifications, including the following:
R-1
R-2
R-2SRD
HMR-SRD
R-3
R-4
R-4-L
R-5
PRD

Single-Family Dwelling District
Single-Family Dwelling District
Residential Special Review District
Historic Mixed Residential Special Review District
Two-Family Dwelling District
Multiple-Family Dwelling District
Low-Density Multiple-Family Dwelling District
Multiple-Family Dwelling District
Planned Residential Development District (see Section 13.06.140)

***
3. Use table abbreviations.
P = Permitted use in this district.
TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and
procedures of Section 13.06.635.
CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures of
Section 13.06.640.
N = Prohibited use in this district.
4. District use table. (see next page for table)

1

Rezone ordinances are on file in the office of the City Clerk.
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Uses

R-1

R-2

R-2SRD

HMRSRD

R-3

R-4-L

R-4

R-5

1

Additional Regulations

***
Marijuana retailer

N

N

N

N

N

N

N

N

Master plans for any
conditional use

CU

CU

CU

CU

CU

CU

CU

CU

Microbrewery/winery

N

N

N

N

N

N

N

N

The purpose of this process is to allow an applicant to seek
approval for a development program which occupies a large
site with multiple-buildings, a complex program, and a
detailed plan developed by the applicant which would be
implemented in phases and which would extend beyond the
normal expiration date, to be reviewed after a ten-year
period for those portions of the plan which have not yet been
developed.

***

***
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13.06.200 Commercial Districts.
A. District purposes. The specific purposes of the Commercial Districts are to:
1. Implement goals and policies of the City’s Comprehensive Plan.
2. Implement Growth Management Act goals, county-wide, and multi-county planning policies.
3. Create a variety of commercial settings matching scale and intensity of use to location.
4. Attract private investment in commercial and residential development.
5. Provide for predictability in the expectations for development projects.
6. Allow for creative designs while ensuring desired community design objectives.
B. Districts established.
1. T Transitional District. This district is intended as a transition between commercial or institutional areas and residential
areas. It may also provide a transition between residential districts and commercial districts on arterial street segments
supported by the Comprehensive Plan. It primarily consists of office uses with negligible off-site impacts. It is characterized
by lower traffic generation, fewer operating hours, smaller scale buildings, and less signage than general commercial areas.
Residential uses are also appropriate. A T Transitional District may, in limited circumstances, also be applied to locations that
meet the unique site criteria of the Comprehensive Plan. This classification is not appropriate inside a designated mixed-use
center.
2. C-1 General Neighborhood Commercial District. This district is intended to contain low intensity land uses of smaller scale,
including office, retail, and service uses. It is characterized by less activity than a community commercial district. Building
sizes are limited for compatibility with surrounding residential scale. Residential uses are appropriate. Land uses involving
vehicle service or alcohol carry greater restriction. This classification is not appropriate inside a plan designated mixed-use
center or single-family intensity area.
3. C-2 General Community Commercial District. This district is intended to allow a broad range of medium- to high-intensity
uses of larger scale. Office, retail, and service uses that serve a large market area are appropriate. Residential uses are also
appropriate. This classification is not appropriate inside Comprehensive Plan designated mixed-use centers or low-intensity
areas.
4. HM Hospital Medical District. This district is intended for limited areas that contain hospitals and/or similar large scale
medical facilities with limitations on non-medical uses to only allow uses which may serve typical needs of medical centers
such as food and lodging. It is not intended for introduction into areas not containing or non-contiguous to a hospital or similar
facility. Residential uses are also appropriate. This classification is not appropriate inside Comprehensive Plan designated
low-intensity areas.
54. PDB Planned Development Business District. This district is intended to provide limited areas for a mix of land uses that
includes warehousing, distribution, light assembly, media, education, research, and limited commercial. The developments in
this district are intended to have fewer off-site impacts than would be associated with industrial or community commercial
areas. Retail uses are size limited and signage is reduced. These areas should be designed for improved residential
compatibility on boundaries by landscaping and other design elements. Sites should have reasonably direct access to a
highway or major arterial. This district is not appropriate inside Comprehensive Plan designated mixed-use centers or lowintensity areas.
C. Land use requirements.
1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.200. All portions of
Section 13.06.200 and applicable portions of Section 13.06.500 apply to all new development of any land use variety,
including additions and remodels, in all districts in Section 13.06.200, unless explicit exceptions or modifications are noted.
The requirements of Section 13.06.200.A through Section 13.06.200.C are not eligible for variance. When portions of this
section are in conflict with other portions of Chapter 13.06, the more restrictive shall apply.
2. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via
Section 13.05.030.E. Certain street level use restrictions may apply; see Section 13.06.200.C.4 below.
[See next page for table.]

Annual Amendment #2015-10

Proposed Code Changes

-- 726 --

Page 14 of 62

3. Use table abbreviations.
P
CU
TU
N

=
=
=
=

Permitted use in this district.
Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures of Section 13.06.640.
Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and procedures of Section 13.06.635.
Prohibited use in this district.

4. District use table.
Uses

T

C-1

C-2

1

HM

PDB

Adult family home
Adult retail and entertainment
Agricultural uses

P

P

P

P

P

N
CU

N
CU

N
CU

N
CU

N
CU

Airport
Ambulance services
Animal sales and service

CU
N
N

CU
P
P

CU
P
P

CU
P
N

CU
P
N

Assembly facility
Brewpub

CU
N

P
N

P
P

N
N

P
N

N

N

P

N

N

N
TU
N

P
TU
N

P
TU
N

N
TU
N

P
TU
N

P
N

P
N

P
P

P
N

P
P

N
P
P

N
P
P

P
P
P

N
P
P

P
P
P

N

N

N

N

N

Building materials and
services
Business support services
Carnival
Cemetery/internment services

Commercial parking facility
Commercial recreation and
entertainment
Communication facility
Confidential shelter
Continuing care retirement
community
Correctional facility
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2, 3

Additional Regulations

(also see footnotes at bottom of table)

See definition for bed limit.
Prohibited except as provided for in Section 13.06.525.
Such uses shall not be located on a parcel of land containing less than
20,000 square feet of area. Livestock is not allowed.

Must be conducted entirely within an enclosed building. See Table
13.06.200.D for setback requirements specific to animal sales and
service.
2,400 barrel annual brewpub production maximum, equivalent volume
wine limit.

Subject to Section 13.06.635.
New facilities are not permitted. Enlargement of facilities in existence
prior to the effective date of this provision (May 27, 1975) may be
approved in any zoning district subject to a conditional use permit. See
Section 13.06.640.

See Section 13.06.535. Limit: 15 residents in T District.
See Section 13.06.535.
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Uses

T

C-1

C-2

CU

P

Cultural institution
Day care, family
Day care center
Detoxification center
Drive-through with any use

P
P
P
N
N

Dwelling, single-family
detached
Dwelling, two-family
Dwelling, three-family
Dwelling, multiple-family
Dwelling, townhouse
Dwelling, accessory (ADU)
Eating and drinking

Craft Production

Emergency and transitional
housing
Extended care facility
Foster home
Fueling station

Annual Amendment #2015-10

1

HM

PDB

P

P

P

P
P
P
N
N

P
P
P
N
P

N
P
P
CU
N

N
P
P
N
N

P

P

P

P

P

P
P
P
P
P

P
P
P
P
P

P
P
P
P
P

P
P
P
P
P

P
P
P
P
P

N

P/CU

P

P*

P*/ CU*

CU

CU

P

CU

CU

P
P
N

P
P
P

P
P
P

P
P
N

P
P
N
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2, 3

Additional Regulations

(also see footnotes at bottom of table)

Must include a retail/eating/drinking/tasting component that occupies a
minimum of 10 percent of usable space, fronts the street at sidewalk
level or has a well-marked and visible entrance at sidewalk level, and is
open to the public.
Outside storage is allowed provided screening and/or buffer planting
areas are provided in accordance with Section 13.06.502.C.
All production, processing and distribution activities are to be conducted
within an enclosed building.

Subject to regulations set forth in Section 13.06.155.
Prohibited in any commercial district combined with a VSD ViewSensitive Overlay District and adjacent to a Shoreline District (i.e., Old
Town Area).
Subject to the requirements of TMC 13.06.513.

Subject to additional requirements contained in 13.06.150.
In the C-1 and PDB districts, restaurants are permitted outright while
drinking establishments require a conditional use permit. See Section
13.06.700.E for the definitions of restaurants and drinking
establishments.
In the C-2 district, live entertainment is limited to that consistent with
either a Class “B” or Class ”C” Cabaret license as designated in
Chapter 6B.70. In all other districts, live entertainment is limited to that
consistent with a Class “C” cabaret license as designated in Section
6B.70.
*Limited to 7,000 square feet of floor area, per business, in the HM and
PDB Districts
See Sections 13.06.535 and 13.06.640.
See Section 13.06.535.
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Uses

T

C-1

C-2

Funeral home
Golf course
Group housing
Heliport
Home occupation
Hospital
Hotel/motel
Industry, heavy
Industry, light
Intermediate care facility
Juvenile community facility
Live-Work unit
Lodging house

P
P
P
N
P
N
N
N
N
P
N
N
P

P
P
P
N
P
CU
N
N
N
P
N
P
P

Marijuana processor

N

Marijuana producer
Marijuana retailer

1

HM

PDB

P
P
P
N
P
CU
P
N
N
P
N
P
P

P
P
P
CU
P
P
P
N
N
P
N
P
P

N
P
P
N
P
N
P
N
N
P
N
P
P

N

N

N

N

N

N

N

N

N

N

P

P

P*

P*

2, 3

Additional Regulations

(also see footnotes at bottom of table)

Subject to additional requirements contained in Section 13.06.100.E

See Section 13.06.535.
Prohibited except as provided for in Section 13.06.530.

*Limited to 7,000 square feet of floor area, per business, in the HM and
PDB Districts.
See additional requirements contained in Section 13.06.565

Master plans for any
conditional use

Microbrewery/winery
Mobile home/trailer court
Nursery
Office
Parks, recreation and open
space
Passenger terminal
Personal services
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CU

CU

CU

CU

N
N
N
P
P

N
N
N
P
P

N
CU
P
P
P

N
N
N
P
P

N
N
N
P
P

N
N

N
P

P
P

N
P*

N
P*
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The purpose of this process is to allow an applicant to seek approval for a
development program which occupies a large site with multiplebuildings, a complex program, and a detailed plan developed by the
applicant which would be implemented in phases and which would
extend beyond the normal expiration date, to be reviewed after a ten-year
period for those portions of the plan which have not yet been developed.

Subject to the requirements of Section 13.06.560,D.

*Limited to 7,000 square feet of floor area, per business, in the HM and
PDB Districts.
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Uses

T

C-1

C-2

Port, terminal, and industrial;
water-dependent or waterrelated (as defined in Chapter
13.10)
Public safety and public
service facilities
Religious assembly
Repair services

N

N

P

Research and development
industry
Residential care facility for
youth
Residential chemical
dependency treatment facility
Retail

1

2, 3

HM

PDB

N

N

N

P

P

P

P

P
N

P
P

P
P

P
N

P
N

N

N

N

N

P

P

P

P

P

P

See Section 13.06.535. See definition for bed limit.

P

P

P

P

P

See Section 13.06.535.

N

P

P/CU~

P*

P*

~A conditional use permit is required for retail uses exceeding 45,000
square feet within the C-2 District. See Section 13.06.640.J.

Additional Regulations

(also see footnotes at bottom of table)

Must be contained within a building with no outdoor storage. Engine
repair, see Vehicle Repair.

*Limited to 7,000 square feet of floor area, per business, in the HM and
PDB Districts.
Retirement home
School, public or private
Seasonal sales
Self-storage

P
P
TU
N

P
P
TU
N

P
P
TU
P

P
P
TU
N

P
P
TU
P

Staffed residential home
Student housing
Surface mining
Temporary uses
Theater

P
P
CU
TU
N

P
P
CU
TU
P

P
P
CU
TU
P

P
P
CU
TU
N

P
P
CU
TU
N

Transportation/freight
terminal

N

N

P

P

P

Urban Horticulture

N

N

N

N

N

CU
N

CU
N

CU
P

CU
N

CU
N

Utilities
Vehicle rental and sales
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See Section 13.06.535.
Subject to Section 13.06.635.
Any other use of the facility shall be consistent with this section. See
specific requirements in Section 13.06.503.B.
See Section 13.06.535. See definition for bed limit.
See specific requirements in Section 13.06.540.
Subject to Section 13.06.635.
Movie theaters are limited to 4 screens. This does not include adult
entertainment.

Prohibited in any commercial district combined with a VSD ViewSensitive Overlay District and adjacent to a Shoreline District (i.e., Old
Town Area).
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Uses

T

C-1

C-2

Vehicle service and repair

N

P*

Vehicle service and repair,
industrial
Vehicle storage
Warehouse, storage
Wholesale or distribution
Wireless communication
facility

N

Work release center
Uses not prohibited by City
Charter and not prohibited
herein
Footnotes:
1.

1

HM

PDB

P

N

N

N

N

N

N

N
N
N
P*/CU**

N
N
N
P*/CU**

N
N
N
P*/CU**

N
N
N
P*/CU**

N
N
P
P*/CU**

N
N

N
N

N
N

N
N

N
N

2, 3

Additional Regulations

*In the C-1 District, car washes are allowed with a limit of 2 washing
bays. Washing bays shall be enclosed on at least 2 sides and covered with
a roof. No water shall spray or drain off-site.
Subject to development standards contained in Section 13.06.510.E.
Prohibited in any commercial district combined with a VSD View
Sensitive Overlay District and adjacent to a Shoreline District (i.e., Old
Town Area).

*Wireless communication facilities are also subject to
Section 13.06.545.D.1.
**Wireless communication facilities are also subject to
Section 13.06.545.D.2.
Prohibited except as provided for in Section 13.06.550.

Designated Pedestrian Streets − For segments here noted, additional use limitations apply to areas within C-2 Commercial District zoning to ensure continuation of development
patterns in certain areas that enhance opportunities for pedestrian-based commerce.
th

2.
3.

(also see footnotes at bottom of table)

North 30 Street from 200 feet east of the Starr Street centerline to 190 feet west of the Steele Street centerline: street level uses are limited to retail, personal services, eating and
drinking, and customer service offices.
For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval of a conditional use permit. See Section 13.06.640.F for additional
details, limitations and requirements.
Commercial shipping containers shall not be an allowed type of accessory building in any commercial zoning district. Such storage containers may be allowed as a temporary use,
subject to the limitations and standards in Section 13.06.635.
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D. Building envelope standards.

T
Minimum Lot
Area
Minimum Lot
Width
Maximum Lot
Coverage
Minimum Front
Setback
Minimum
Side Setback
Minimum
Rear Setback
Maximum Setback
from Designated
Streets
Maximum Height
Limit

Maximum Floor Area

C-1

C-2

HM

PDB

0 non-residential;
1,500 square feet per
residential unit
0

0

0

0

0

0

0

0

0

None

None

None

None

None

In all districts listed above, 0 feet, unless abutting a residential zoning, then equal to the residential zoning district for the first 100 feet from that side. Maximum
setbacks (Section 13.06.200.E) supersede this requirement where applicable.
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet.
In all districts listed above, 0 feet, unless created by requirements in Section 13.06.502.
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet.
In all districts listed above, 0 feet, unless created by requirements in Section 13.06.502.
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet.
See Section 13.06.200.E for application with any district listed above
on designated segments of North 30th Street and 6th Avenue.
35 feet

35 feet

45 feet

150 feet

45 feet

Height will be measured consistent with Building Code, Height of Building, unless a View Sensitive Overlay District applies.
Height may be further restricted in View-Sensitive Overlay Districts, per Section 13.06.555.
Certain specified uses and structures are allowed to extend above height limits, per Section 13.06.602.
20,000 square feet per
30,000 square feet per
45,000 square feet per
7,000 square feet per business for
7,000 square feet per business for
building
building
business for retail uses,
eating and drinking, retail and
eating and drinking, retail and
personal services uses
unless approved with a
personal services uses
conditional use permit.
See Section 13.06.640.J.

***
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13.06.300 Mixed-Use Center Districts.
A. District Purposes. The specific purposes of the Mixed-Use Center Districts regulations are to:
1. Increase the variety of development opportunities in Tacoma by encouraging greater integration of land uses within specific
districts in a manner consistent with the Growth Management Act, the Regional Plan: Vision 2020, the County-Wide Planning
Policies for Pierce County, and the City’s Comprehensive Plan.

***
D. Land use requirements.
1. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via
Section 13.05.030.E.
2. Use table abbreviations.
P =
CU =
TU =
N =

Permitted use in this district.
Conditional use in this district. Requires conditional use permit, consistent with the criteria and
procedures of Section 13.06.640.
Temporary use consistent with Section 13.06.635.
Prohibited use in this district.
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3. District use table.
1

Uses

NCX

CCX

UCX

RCX

CIX

HMX

Marijuana retailer

P

P

P

N

P

P*

Master plan for any
conditional use

CU

CU

CU

CU

CU

CU

Microbrewery/
winery

N

N

N

N

P

Mobile home/trailer
court

N

N

N

N

N

URX

3, 4, 5

NRX

Additional Regulations

N

*Limited to 7,000 square feet of floor area, per business, in the HMX
District.
See additional requirements contained in Section 13.06.565

CU

CU

The purpose of this process is to allow an applicant to seek approval for
a development program which occupies a large site with multiplebuildings, a complex program, and a detailed plan developed by the
applicant which would be implemented in phases and which would
extend beyond the normal expiration date, to be reviewed after a tenyear period for those portions of the plan which have not yet been
developed.

N

N

N

Microbreweries shall be limited to 15,000 barrels per year of beer, ale,
or other malt beverages, as determined by the filings of barrelage tax
reports to the Washington State Liquor Control Board. Equivalent
volume winery limits apply.

N

N

N

***
N

(also see footnotes at bottom of table)

***

E. Building envelope standards.
1. The following table contains the primary building envelope requirements. See Section 13.06.501 for additional requirements:

Minimum
lot area

NCX

CCX

UCX

RCX

CIX

HMX

URX

NRX

0 square feet

0 square feet

0 square feet

0 square feet

0 square feet

0 square feet

0 square feet

3,750 square feet for
single-family
dwellings; 2,500
square feet per unit
for duplexes; 6,000
square feet for
triplexes and multifamily dwellings;
5,000 square feet total
per townhouse
development
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Additional
Requirements

NCX

CCX

UCX

RCX

CIX

HMX

URX

NRX

None

25

None

Additional
Requirements

***

Minimum
density
(units/
acre)

30; 40 on
designated
pedestrian
streets (see
Section
13.06.300.C)

30; 40 on
designated
pedestrian
streets (see
Section
13.06.300.C)

40

30; 40 on
designated
pedestrian
streets (see
Section
13.06.300.C)

None

Projects that do not
include residential
uses, and mixed-use
projects (such as
residential &
commercial,
residential &
industrial, or
residential &
institutional) are
exempt from
minimum-density
requirements.
For purposes of this provision, density shall be calculated by dividing the total number of dwelling units in a development by the area, in acres, of the
development site, excluding any accessory dwelling units or areas dedicated or reserved for public rights-of-way or full private streets. In the same manner,
to determine the minimum number of units required to meet this standard, multiply the size of the property, in acres, by the required minimum density, then
round up to the nearest whole number. For example, the minimum number of units required on a 7,000 square foot (.16-acre) property located in the UCX
District would be 76 units (.16 x 40 = 6.4, which rounds updown to 76 units).

***
(7) Height Bonus Palette – Level 1:

HEIGHT BONUS PALETTE − LEVEL 1
BONUS FEATURE

DEFINITION

BONUS HEIGHT

Pedestrian-Oriented Environment
Ground Floor Retail or Restaurant

Annual Amendment #2015-10

At least 70% of ground floor project street frontage along the designated core pedestrian street
designed to accommodate retail and/or restaurant uses. Retail space(s) shall be a minimum of 1,000
square feet and have a minimum depth and width of 25 feet. Restaurant space(s) shall be a minimum
of 2,000 square feet and shall incorporate necessary venting and sewer facilities. The space shall have
a minimum interior height of 12 feet from the finished floor to the finished ceiling above and have
direct visibility and accessibility from the public sidewalk. Projects not fronting on a core pedestrian
street are ineligible to use this palette item.
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5 feet

HEIGHT BONUS PALETTE − LEVEL 1
BONUS FEATURE

DEFINITION

BONUS HEIGHT

Public Art (1%)

A feature worth 1% of the value of the building (as calculated using the latest Building Valuation
Data published by the International Code Council), to be installed on-site, exterior to the building
with a location and design that benefits the streetscape, or in an approved off-site location within the
same Mixed-Use Center and within 1,000 feet of the project site. Art features shall be coordinated
with the City’s Arts Administrator and approved by the Arts Commission.

5 feet

Structured Parking (50%)

At least 50% of the required parking is provided within the building footprint (above or below
ground). For projects that do not require parking but wish to utilize this feature, the amount required
shall be based on the amount of parking that would be required for the proposed development if it
were not exempted.

10 feet

Structured Parking (100%)

All parking is provided within building footprint (above or below ground). For projects that do not
require parking but wish to utilize this feature, the amount required shall be at least the amount of
parking that would be required for the proposed development if it were not exempted.

20 feet

Transit Stop/Station Improvement

Provide twice the level of improvements that are required by code. If no improvements are required,
provide the first level of required improvements. Only applicable to transit stops located within 500
feet of the project site. Must coordinate with Pierce Transit. See Section 13.06.511, Transit Support
Facilities.

5 feet

Residential Use

Residential use for at least 50% of a mixed-use project’s floor area.

10 feet

LID Stormwater Management

Manage stormwater through an integrated system and management plan that utilizes various low
impact development techniques, such as permeable surfaces, roof rainwater collection systems,
bioretention/rain gardens, etc. System shall be designed to result in no net increase in the rate and
quantity of stormwater runoff from existing to developed conditions or, if the amount of existing
imperviousness on the project site is greater than 50%, the system shall be designed to result in a 25%
decrease in the rate and quantity of stormwater runoff. The system shall be designed and installed
under the direction of a professional with demonstrated expertise in the design and construction of
such facilities.

10 feet

VegetatedGreen Roof

Provide a vegetatedgreen roof that covers at least 60% of the building footprint. Green roofs shall be
designed and installed under the direction of a professional with demonstrated expertise in the design
and construction of such facilities. Vegetated Green roofs shall conform to best available technology
standards, such as those published by Leadership in Energy and Environmental Design (LEED) and
be designed in accordance with the City of Tacoma Stormwater Management Manual.

10 feet

Transit-Oriented Development

Sustainability

***
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***
13.06.400 Industrial Districts.
The 400 series contains regulations for all industrial classifications, including the following:
M-1
M-2
PMI

Light Industrial District
Heavy Industrial District
Port Maritime & Industrial District

***
13.06.400.C

Land use requirements.

1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.400. All portions of
Section 13.06.400 and applicable portions of Section 13.06.500 apply to all new development of any land use variety,
including additions and remodels. Explicit exceptions or modifications are noted. When portions of this section are in conflict
with other portions of Chapter 13.06, the more restrictive shall apply.
2. Use Requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed.
Use classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via
Section 13.05.030.E.
3. Use table abbreviations.
P
=
Permitted use in this district.
CU
=
Conditional use in this district. Requires conditional use permit consistent with the criteria and
procedures of Section 13.06.640.
TU
=
Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria
and procedures of Section 13.06.635.
N
=
Prohibited use in this district.
4. District use table.
Uses

M-1

M-2

1

PMI

Additional Regulations
***

Marijuana retailer

P~

P~

N

~Within the South Tacoma M/IC Overlay District, limited to
10,000 square feet of floor area per development site in the M2 district and 15,000 square feet in the M-1 district.
See additional requirements contained in Section 13.06.565

Master plan for any
conditional use

CU

CU

CU

The purpose of this process is to allow an applicant to seek
approval for a development program which occupies a large
site with multiple-buildings, a complex program, and a
detailed plan developed by the applicant which would be
implemented in phases and which would extend beyond the
normal expiration date, to be reviewed after a ten-year period
for those portions of the plan which have not yet been
developed.

Microbrewery/winery

P

P

P
***

***
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13.06.501 Building design standards.
***
B. General Mass Reduction Standards. The following requirements apply to the C1, C2, T, HM and PDB zoning
districts. See Section 13.06.501.H, below, for X-District requirements. The design choices of this item are intended to help
reduce the apparent mass of structures and achieve a more human scale environment by providing physical breaks in the
building volume that reduce large, flat, geometrical planes on any given building elevation.
1.Size to
choice
ratio for
2 below
2.Mass
reduction
choices

a. Buildings under 7,000 square feet of floor area are not required to provide mass reduction.
b. Buildings from 7,000 square feet of floor area to 30,000 square feet of floor area shall provide at least
one mass reduction feature.
c. Buildings over 30,000 square feet of floor area shall provide at least two mass reduction features.
a. Upper story. Buildings with a maximum footprint of 7,000 square feet of floor area, that do not exceed
14,000 square feet of floor area, may count use of a second story as a mass reduction feature.
b. Upper story setback. An 8 feet minimum setback for stories above the second story for elevations facing
the street or parking lots over 20 stalls. This requirement applies to a maximum of 2 elevations.
c. Wall modulation. Maximum 100 feet of wall without modulation, then a minimum 2 feet deep and
15 feet wide offset of the wall and foundation line on each elevation facing the street, parking lots over
20 stalls, or residential uses.
d. Public plaza. A public plaza of at least 800 square feet or 5 percent of building floor area, whichever is
greater. The plaza shall be located within 50 feet of and visible to the primary public entrance; and
contain a minimum of a bench or other seating, tree, planter, fountain, kiosk, bike rack, or art work for
each 200 square feet of plaza area. Plaza contents may count toward other requirements when meeting
the required criteria. Walkways do not count as plazas. Plazas shall not be used for storage. Required
parking stalls may be omitted to the minimum necessary if needed to provide the plaza. Where public
seating is provided, it shall utilize designs that discourage long-term loitering or sleeping, such as
dividers or individual seating furniture. Plazas may be permeable pavement or pavers where feasible.
Low Impact Development vegetated stormwater features may be used for up to 30% of the plaza
requirement where feasible.
e. Housing. The provision of upper story residential dwelling units at a site density consistent with the
applicable land use intensity designation of the Comprehensive Plan.

***
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C. General Roofline Standards. The following requirements apply to the C-1, C-2, T, HM and PDB zoning districts. See Section 13.06.501.I, below, for X-District
requirements. These requirements are intended to ensure that roofline is addressed as an integral part of building design to avoid flat, unadorned rooflines that can result
in an industrial appearing, monotonous skyline. Roofline features are also intended to further reduce apparent building volume and further enhance features associated
with residential and human scale development.
Roofline Choices
(All buildings
shall use one or
more of the
roofline options)

1.
2.

3.

4.

Sloped roof. Use of a roof form with a pitch no flatter than 5/12. Rounded, gambrel, and/or mansard forms may be averaged.
Modulated roof. Use of features, which are a minimum of 2 feet in height, such as a terracing parapet, multiple peaks, jogged ridge lines, dormers, etc., with a
maximum of 100 feet uninterrupted roofline between roof modulation elements. Modulation elements shall equal a minimum of at least 15 percent of the
roofline on each elevation. The maximum shall be 50 feet of uninterrupted roofline along the eave between roof modulation elements in C-1 Districts and on
sides facing residential uses or districts. Roof forms with a pitch flatter than 5/12 are permitted with this option; provided, the appropriate modulation is
incorporated.
Corniced roof*. A cornice of two parts with the top projecting at least 6 inches from the face of the building and at least 2 inches further from the face of the
building than the bottom part of the cornice. The height of the cornice shall be at least 12 inches high for buildings 10 feet or less in height; 18 inches for
buildings greater than 10 feet and less than 30 feet in height; and 24 inches for buildings 30 feet and greater in height. Cornices shall not project over property
lines, except where permitted on property lines abutting public right-of-way.
Canopy Exemption. Fueling station canopies, drive-through canopies, or similar canopies are exempt from roofline requirements.

***
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D. General Windows and openings. The following requirements apply to the C-1, C-2, T, HM and PDB zoning districts. See Section 13.06.501.J, below, for XDistrict requirements. These requirements are intended to increase public visibility for public safety, to provide visual interest to pedestrians that helps encourage
pedestrian mobility, and to provide architectural detailing and variety to building elevations on each story.
1. Street level

a. Front, side, or corner side exterior walls facing streets or that contain customer entrances and face customer parking lots of 20 stalls or greater shall have
transparent window or openings for at least 50 percent of the ground level wall area. This standard shall apply on a maximum of 2 such building elevations. The
window and opening requirements shall be reduced to 30 percent of the ground level wall area for portions of façades where the grade level of the sidewalk of
the abutting street is 4 feet or more above or below the adjacent floor level of the building. The requirement shall be further reduced to 20 percent of the ground
level wall area in instances where the application of this standard is not possible due to steep grades and the correlating location of the floor plates of the
building. Rough openings are used to calculate this requirement.
b. Required view. Required windows or openings must provide either views into building work areas, sales areas, lobbies, merchandise displays, or artworks. Art
and display windows shall be at least 2 feet deep, recessed and integrated into the façade of the building (tack on display cases do not qualify).
c. The “ground level wall area” is defined as the area between 2 feet and 8 feet above the adjacent finished grade.
d. Limited alternatives. Alternatives of decorative grilles, art work, or similar features can be substituted for those portions of uses where the provision of natural
light can be demonstrated to nullify the intended use (examples include movie theater viewing areas and light sensitive laboratories) and for parking structures,
provided an equivalent wall area is covered.

2. Upper levels

a. Front, side, or corner side exterior walls facing streets or walls that contain customer entrances and face customer parking lots of 20 stalls or greater shall use a
combination of transparent windows or openings and architectural relief that provide visual demarcation of each floor on a minimum of 2 such building
elevations.
b. Upper level windows shall be a different type than the ground level windows on the same elevation.
c. For purposes of this requirement, a window type is either a grouping of windows, a window size, or a window shape.

3. Exemptions

a. Residential privacy. On sides where C, HM, T, or PDB District boundaries adjoin R-1, R-2, R-2SRD, or R-3 District boundaries, structures within the C, HM, T,
or PDB District that are set back at least 7 feet from the property line and screened by landscaping to a minimum height of 6 feet are exempt from the window
and opening requirements on the effected side.
b. Residential buildings. Residential buildings or residential portions of mixed-use buildings are exempt from street level windows or openings.
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E. General Façade Surface Standards. The following requirements apply to the C-1, C-2, T, HM and PDB zoning districts. See Section 13.06.501.K, below, for XDistrict requirements. These requirements are intended to help reduce the apparent mass of structures and achieve a more human scale environment by providing visual
breaks at more frequent intervals to the building volume that reduce large, flat, geometrical planes on any given building elevation, especially at the first story. The
choices are also intended to encourage variety in the selection of façade materials and/or treatment and to encourage more active consideration of the surrounding
setting.
1. Blank wall
limitation

a. Unscreened, flat, blank walls on the first story more than 25 feet in width are prohibited facing a public street and/or highway right-of-way, residential zone, or
customer parking lot. These walls shall use modulation, windows, openings, landscaping, or architectural relief such as visibly different textured material to
achieve the required visual break. The visual break shall be at least 1 foot in width. Items provided for other requirements may satisfy this requirement as
appropriate. Stored or displayed merchandise, pipes, conduit, utility boxes, air vents, and/or similar equipment do not count toward this requirement.

2. Façade variety

a. Buildings with under 2,000 square feet of floor area are exempt from the variety requirement.
b. Buildings with 2,000 square feet of floor area to 30,000 square feet of floor area shall use at least 2 different materials, textures, or patterns on each building
elevation.
c. Buildings with over 30,000 square feet of floor area shall use at least 3 different materials, textures, or patterns on each building elevation.
d. For purposes of this requirement, each material, texture, or pattern must cover a minimum of 10 percent of each building elevation. Glass does not count toward
this requirement. Different texture or pattern shall be visibly different from adjacent public right-of-way or parking area.

3. Building face
orientation

a. The building elevation(s) facing street or highway public rights-of-way shall be a front, side, or corner side and shall not contain elements commonly associated
with a rear elevation appearance, such as loading docks, utility meters, and/or dumpsters.
b. This requirement applies to a maximum of 2 building elevations on any given building.

F. General Pedestrian Standards. The following requirements apply to all development in the C-1, C-2, T, HM, and PDB districts, except where noted or specifically
exempted. See Section 13.06.501.L, below, for X-District requirements These requirements are intended to enhance pedestrian mobility and safety in commercial areas
by providing increased circulation, decreasing walking distances required to enter large developments, and providing walkways partially shielded from rain and/or
snow.
1. Customer
entrances

a. Additional entrances. An additional direct customer entrance(s) shall be provided to the same building elevation which contains the primary customer entrance
so that customer entrances are no further than 250 feet apart when such elevations face the public street or customer parking lot. If a corner entrance is used, this
requirement applies to only 1 elevation.
b. Designated streets. Non-residential or mixed-use buildings on designated pedestrian streets noted in Section 13.06.200.E or Section 13.06.300.C shall provide
at least 1 direct customer entrance, which may be a corner entrance, within 20 feet, facing, and visible to the designated street. For such buildings over
30,000 square feet of floor area, the maximum distance is increased to 60 feet.

2. Street level
weather
protection

a. Weather protection shall be provided above a minimum of 25 percent of the length of hard surfaced, public or private walkways and/or plazas along façades
containing customer and/or public building entries or facing public street frontage.
b. Weather protection may be composed of awnings, canopies, arcades, overhangs, marquees, or similar architectural features. It is required to cover only hard
surfaced areas intended for pedestrian use and not areas such as landscaping.
c. Weather protection must cover at least 5 feet of the width of the public or private sidewalk and/or walkway, but may be indented as necessary to accommodate
street trees, street lights, bay windows, or similar building accessories to not less than 3 feet in width.
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G. General Fencing and Utilities. The following requirements apply to the C-1, C-2, T, HM, and PDB zoning districts. See Section 13.06.501.M, below, for XDistrict requirements. These requirements are intended to minimize visibility of utilities, mechanical equipment, and service areas to mitigate visual impact on
residential privacy, public views, and general community aesthetics.
1. Utility
screening

2. Fencing type
limitation

a. Rooftop. All rooftop mechanical equipment for new construction shall be
Option 1
rooftop utilities
Screened
screened with an architectural element such as a high parapet, a stepped or
sloped roof form or an equivalent architectural feature which is at least as high as
the equipment being screened. Fencing is not acceptable. The intent of the
screening is to make the rooftop equipment minimally visible from public
fence
gate
rights-of-way within 125 feet of the building, provided said rights-of-way are
below the roof level of the building. In those instances where the rights-of-way
trash enclosure
within 125 feet of the building are above the roof level of the building, the
Option 2
mechanical equipment should be the same color as the roof to make the
rooftop
utilities
equipment less visible. Limited flexibility in this standard is allowed to ensure
Screened
full
parapet
that the function of the HVAC equipment is not compromised by the screening
requirement.
b. All ground level. Mechanical or utility equipment, loading areas, and dumpsters
landscape
shall be screened from adjacent public street right-of-way, including highways,
treatment
or residential uses. Items that exceed 4 feet in height must use fencing, structure,
trash enclosure
or other form of screening, except landscaping. Items that do not exceed 4 feet
above ground level may be screened with landscaped screening. All landscape
Utility
Storage
screening should provide 50 percent screening at the time of planting and
100 percent screening within 3 years of planting. Limited flexibility in this standard is allowed to ensure that the function of the utility equipment in not
compromised by the screening requirement.
c. Chain link fencing, with or without slats, is prohibited for required screening.
a. Barbed or razor wire. The use of barbed or razor wire is limited to those areas not visible to a public street or to an adjacent residential use.
b. Chain link. Chain link or similar wire fencing is prohibited between the front of a building and a public street, except for wetland preservation and recreation uses.
c. Electrified. The use of electrified fencing is prohibited in all zoning districts.

***
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13.06.502 Landscaping and buffering standards.
A. Intent. The landscaping requirements, as a whole, are intended to contribute to the aesthetic environment of the City;
enhance livability and foster economic development by providing for an attractive urban setting; provide green spaces that can
support the urban citywide tree canopy; wildlife, such as birds, in the urban environment; help reduce storm water runoff;
filter pollution; buffer visual impacts of development; and, contribute to the planting, maintenance, and preservation of a
stable and sustainable urban forest.
B. Applicability. Unless specifically exempted, landscaping shall be provided consistent with this section for all new
development, including structures and/or parking lots, as well as alterations to existing development, and street improvements,
as outlined below. Vegetated Low Impact Development Best Management Practices (LID BMPs) designed in accordance with
the City of Tacoma Stormwater Management Manual may be counted as landscaping.
1. Alterations. Three thresholds are used to gauge the extent of landscaping standard compliance on alterations to existing
development (in Downtown Districts, the thresholds of TMC 13.06A shall apply):

***
2. Plant Material Selection.
a. Existing trees, shrubs, and groundcover which comply with the requirements of this Section may count towards the required
landscape plantings.
b. Native and climate-adapted landscaping. All required landscaping shall be climate-adapted. The retention and use of natives
is encouraged and permitted for any and all landscaping. Invasive species, as identified in the UFM, shall not count toward
meeting required plantings. Noxious weeds are prohibited from being planted in required landscaped areas.
(1) Habitat Corridors. A minimum of 50 percent of required landscaping located within Comprehensive Plan designated
Habitat Corridors, and a minimum of 25 percent in adjacent areas within 20 feet of Habitat Corridors, must be native plant
species. Reductions are permitted when necessary to follow coordinated plans to address slope stability, habitat health,
streetscape or area-wide plans.
c. Required landscaping areas are encouraged to incorporate vegetated Low Impact DevelopmentLID BMPs (LID)
bioretention and infiltration stormwater facilities, as defined in the City of Tacoma Stormwater Management Manual. A
vegetated LID BMP may be used to meet landscaping requirements. Limited flexibility shall be granted to specific
landscaping standards as applicable to accommodate LID BMPsfeatures.
d. Visibility and safety. Except in cases where required landscaping is intended to provide dense visual buffers or to enhance
natural conditions, trees and shrubs shall be selected and maintained to maximize visibility at eye level for safety. To meet this
requirement, shrubs shall be chosen that will readily remain under 3 feet in height. Trees shall be selected and pruned (once
tall enough) to maximize views below 7 feet in height.
e. Trees.
(1) Tree Species Selection – Small, Medium and Large species. Trees are categorized as small, medium or large based on their
height and crown spread at maturity and on their growth rate. Trees size categories are determined according to the Canopy
Factor, which is calculated using the following formula: (mature height in feet) x (mature crown spread in feet) x (growth rate
number) x 0.01 = Canopy Factor. The growth rate number is 1 for slow growing trees, 2 for moderately growing trees, and 3
for fast growing trees. Large Trees have a Canopy Factor greater than 90; Medium Trees have a Canopy Factor from 40 to 90;
Small Trees have a Canopy Factor less than 40.
(a) Small, Medium and Large Tree lists are included in the UFM. To determine the size category of a tree not listed in the
UFM, the applicant must provide an authoritative source of information about the tree’s mature height, crown spread and
growth rate. Objective information must come from published sources or from the nursery providing the tree growth
information, often called “cut sheets”.
(2) Species shall be selected to avoid or minimize potential conflicts with infrastructure and utilities. Trees under power lines
shall have a maximum mature height (at 25 years of age) not greater than 25 feet. New tree plantings shall be a minimum of 2
feet from pavement (curb, sidewalk, alley, street), 5 feet from a structure, 5 feet from underground utilities, and 10 feet from
light standards. Distances may be reduced, with staff approval, upon a demonstration that the species selected will not cause
infrastructure conflicts. The UFM contains additional guidelines on this subject.
(3) Tree variety. For projects that involve the planting of between four and ten trees, at least two different kinds (Genera) of
trees shall be included. For projects involving the planting of more than ten trees, at least three different kinds (Genera) of
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trees, and a mixture of tree types (evergreen and deciduous) shall be included. For projects that involve planting more than
twenty-five trees, no more than 25 percent shall be from one Genera and a minimum of 20 percent must be evergreen.
(4) Tree size at planting. Trees provided to meet the landscaping requirements shall be consistent with the following size
requirements at the time of planting: For deciduous trees, at least 50 percent of the trees provided shall be a minimum 2-inch
caliper at the time of planting, with the remaining deciduous trees a minimum 1½-inch caliper. For evergreen trees, at least 50
percent of the trees provided shall be a minimum of 6 feet tall, with the remaining evergreen trees a minimum of 5 feet tall at
the time of planting. Evergreen trees provided to meet these requirements shall also be species with the ability to develop a
minimum branching width of 8 feet within 5 years.
f. Shrubs and Groundcover.
(1) Turf lawn and mulch are not considered groundcover for the purposes of complying with this section.
(2) Vegetated Low Impact Development LID BMPs bioretention and infiltration stormwater facilities, as defined in the City
of Tacoma Stormwater Management Manual, that incorporate trees, shrubs and/or groundcover may count as meeting tree,
shrub and groundcover requirements.
(3) Shrub variety. If there are more than 25 required shrubs, no more than 20 percent of them can be of one species.
(4) Groundcover and shrub plants must be planted at a density that will cover the entire area within three years.
(5) Unless specified otherwise, shrubs provided to meet these requirements shall be from a minimum 2-gallon container.
3. Installation and Maintenance.
a. Landscaping shall be installed and maintained in a healthy, thriving, and safe condition, and replaced as necessary, during
the plant establishment period and for the life of the project, consistent with the requirements, standards and specifications of
this Section and the UFM.
b. Conditions shall be provided to promote tree longevity, thus reducing the need for replacement. Considerations shall
include planting species in locations and with conditions favorable to their health, and providing appropriate protection from
potential damage from adjacent uses, development or activities.
c. Minimum tree trunk setbacks, unpaved planting area per tree, soil volumes and spacing requirements shall be provided for
healthy tree growth, as follows:
Minimum unpaved planting area
(sq. ft.):
Minimum tree pit width (ft.):
Minimum tree pit length (ft.):
Minimum soil volume (cu. ft.):
Minimum spacing (ft.) between
trees:

Small Trees
24

Medium Trees
40

Large Trees
60

4
6
72
10

5
8
120
25

6
10
180
40

Exceptions to these minimums may be approved with staff review, upon demonstration that healthy tree growth will be
achieved and infrastructure and other conflicts will be avoided.
d. All required landscaping must be planted in the ground, where feasible. In cases where this is not feasible, the use of
planters or other approaches may be authorized as long as minimum soil depth and unpaved planting area dimensions are
maintained. Soil composition and volume shall be provided as appropriate to promote the health of the plants, per the
specifications of the UFM. Any vegetated LID BMP shall be designed in accordance with the City of Tacoma Stormwater
Management Manual.
e. Irrigation. An irrigation system, which in some cases shall include hand watering, shall be provided for all required
landscaping per the guidance of the UFM, to ensure survival through the plant establishment period.
f. Pruning: Pruning of required trees or shrubs shall be for the purpose of maintaining the tree or shrub in a healthy and
thriving condition and/or to enhance its natural growing form. Trees and shrubs shall not be excessively pruned such that it
adversely affects the healthy living condition of the plant, significantly damages the natural growing form of the plant, or
eliminates or significantly reduces the purpose for the planting. Topping, an extreme form of pruning, of trees required by this
Section is prohibited. This prohibition does not apply to pruning performed to remove a safety hazard, to remove dead or
diseased material, or to avoid overhead power lines.
g. Violations of the provisions of this section are subject to Code Enforcement, per TMC 13.05.100.
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D. Credits and Flexibility
1. Utilizing credits and flexibility. The following credits may be utilized separately or in combination.
2. Tree retention. The following tree planting credits are available for existing trees, provided a Certified Arborist’s Report
determines that the tree(s) is healthy and can be saved through construction activities. If retained trees are damaged during or
after construction, replacement shall be based upon the same ratios. A Certified Arborist’s Report and Tree Protection Plan
consistent with the requirements outlined in the UFM showing existing trees, existing and proposed grading, new
development on the site (such as buildings, utilities, etc.), measures taken to protect existing trees and any new trees that will
be planted on the site shall be submitted if trees are being retained for credit. To be eligible for this credit, trees must be
healthy and have minimal serious defects or defects that cannot be mitigated by proper pruning as indicated on the Arborist
Report and Tree Protection Plan. Trees shall count according to their species as Small, Medium and Large Trees.
a. One required tree for every retained tree of at least equal size;
b. Two required trees for every retained tree that is 8 inches to 20 inches in DBH;
c. Three required trees, for every retained tree 20 inches to 32 inches in DBH;
d. Four required trees, for every retained tree over 32 inches in DBH.
e. In order to facilitate and provide an incentive for the retention of substantial numbers of mature trees, additional flexibility
is available on Parking Lot Distribution requirements. See table 13.06.502.E.
3. Evergreen trees. Evergreen trees, above and beyond those otherwise required, shall count as 1.1 trees toward total number
required. If greater than two-thirds of required trees are Evergreens, additional flexibility is available on Parking Lot
Distribution requirements. See table 13.06.502.E.
4. Low Impact Development features. Vegetated LID BMPs may be used to meet all or a portion of the landscaping
requirements. For sites utilizing Low Impact Development (LID) LID BMPstechniques as defined in the City of Tacoma
Stormwater Management Manual as their primary stormwater management approach, additional flexibility is available on
Parking Lot Distribution requirements. See table 13.06.502.E.
5. Urban Forestry Fund. In limited instances when specific site characteristics do not support the preservation or planting of
trees, funds may instead be paid into the City Urban Forestry Fund. Applicants must demonstrate to the satisfaction of the
Director that specific site characteristics make the installation of landscaping on the site problematic to its reasonable use.
Landscaping buffer requirements may not be modified through this provision. Landscaping must still be installed to the
maximum extent practicable. Funds collected will be used by the City Urban Forestry Program to plant trees on other public
or private property within the City. The required amount will be equal to 1.5 times the cost to purchase and plant the required
landscaping and maintain it through establishment, as specified in the UFM.
6. Self-managed Agencies. An optional process for additional flexibility is available for public agencies with urban forestry
programs and plans. This option is intended to encourage public agencies to take a leadership role in implementing urban
forestry goals and policies. This flexibility can facilitate more intensive development of a particular development site, while
meeting the urban forestry policies of the Comprehensive Plan and the intent of the landscaping code by planting the required
landscaping at another site within the City of Tacoma in the agency’s permanent control.
a. To initiate this optional process, public agencies must submit a request to PDS to be designated as a self-managed agency,
including the agency’s urban forestry plan, an overview of its urban forestry program, and an analysis demonstrating general
consistency with the Comprehensive Plan and landscaping code. The general landscaping requirements of this section apply.
Plantings already required by a separate regulatory authority may not count toward meeting the requirements of this section.
Upon review, the Director will issue a Determination regarding the consistency of the request with the Comprehensive Plan
and code intent. If approved, the Determination shall grant self-managed agency status for up to ten years, subject to
reevaluation. The Director reserves the right to withdraw the self-managed agency status should the intent not be met.
b. Self-managed agencies may choose to plant landscaping required as part of a particular development proposal in another
location per their urban forestry plan. This flexibility can be utilized at the agency’s discretion on subsequent site-specific
development proposals. Each request to utilize this process as part of a development proposal review shall make reference to
the approved Determination, be supported by running totals of landscaping planted in this manner, and include status updates
on ongoing health of such landscaping.
c. Landscaping Buffers, when required, must be provided on the development site and cannot be shifted to another site. In
addition, to the extent feasible, some portion of required street trees and parking lot landscaping shall be planted at the
development site, or if shifted from the development site shall be planted in proximity to impervious surfaces, in order to
achieve commensurate stormwater benefits.
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TMC 13.06.502.E Landscaping requirements applicable to Residential, Commercial, Industrial and Mixed-Use Districts.
The standards of this section are intended to implement the goals of the Comprehensive Plan and the intent of this section. The landscaping standards of this table
apply to new development and substantial alterations, as stipulated above, in Residential, Commercial, Industrial and Mixed-Use Centers (X) Districts. LID
BMPs may be used to fulfill all or a portion of landscaping requirements, where the vegetation within the LID BMP is compatible to the requirements.
Exemptions:
(1) Single, two and three-family developments, unless in association with a full plat or a short plat with 5-9 lots, are exempt from all landscaping requirements.
(2) Passive open space areas are exempt from all landscaping requirements (however development activities on such sites may trigger landscaping requirements).
(3) Park and recreation uses are exempt from the Overall Site, Site Perimeter and Buffer requirements of this section.

***

***
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13.06.510 Off-street parking and storage areas.
A. Purpose. To ensure the safe and adequate flow of traffic in public right-of-way, it is deemed in the interest of the public
health, safety, and general welfare that off-street parking areas be required as a necessary part of the development and use of
land, and to ensure that required parking areas are designed to perform in a safe and efficient manner. Additionally, to
minimize impacts to adjacent uses from areas used for storage of vehicles and other materials, specific design and
development standards for such areas are provided in Subsection D.
Minimum parking requirements are particularly important in order to ensure resident, visitor, customer, and employee parking
within reasonable distance to the uses served, reduce congestion on adjacent streets; and to minimize, to the extent possible,
spillover parking into adjacent residential areas. The requirements herein set forth are also established to discourage
under-used parking facilities and to minimize the amount of land dedicated to parking, consistent with the Comprehensive
Plan, that encourages economic development, transit use, carpooling, energy conservation, and air quality improvement by
providing for: only the minimum number of stalls necessary, compact stalls, shared parking between uses, transportation
demand management, and incentives for reducing the size of parking areas.

***
TABLE 2 − Parking in Mixed-Use Center Districts
Quantity

Residential Uses. Minimum 1.0 stall per unit.
Commercial or Office Uses. Minimum 2.5 stalls per 1000 square feet of floor area.
Other Uses. For uses not specifically listed above, the parking requirement in the MixedUse Center Districts shall be 70% of the parking requirement for that use identified in
Table 1.
See Section 13.06.510.B.2.f for use of compact stalls.
For purposes of calculating parking quantity requirements, “floor area,” when used, shall
not include space devoted to parking.

Exemptions

No parking is required for any structure in existence upon the date the Mixed-Use Center
was created within which it exists (see Section 13.17.020). New development shall
provide parking as required.
In NCX and CCX Districts, no parking is required for buildings located within 10 feet of
the right-of-way of the designated pedestrian streets (see Section 13.06.300.C).
In NCX, CCX, and UCX Districts, no parking is required for the first 3,000 square feet
of each ground-level retail or eating and drinking establishment.
Small, affordable housing types: Group housing; student housing; and, efficiency multifamily dwellings (250-450 sf in size) are exempt from vehicular parking requirements
(with the exception of required accessible parking), provided the following:at within a
single building, no more than 20 dwelling units, or 50 percent of the total dwelling units
(whichever is greater), may utilize this exemption.e following:

•

A minimum of 0.75 bicycle spaces per dwelling or unit are provided in an
indoor, locked location.

• Within a single building, no more than 20 dwelling units, or 50 percent of the total
dwelling units (whichever is greater), may utilize this bonus.

Parking Quantity Reductions. The parking requirements for mixed-use, multi-family, group housing,
commercial, institutional and industrial developments within X-Districts may be reduced as follows:
Transit Access

Parking requirement shall be reduced by 25% for sites located within 500 feet of a
transit stop and 50% for sites located within 500 feet of a transit stop at which a
minimum of 20-minute peak hour service is provided (routes which serve stops at least
every 20 minutes during peak hours). Applicants requesting this reduction must
provide a map identifying the site and transit service schedules for all transit routes
within 500 feet of the site.
***
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Development Standards − Parking Garages. The following standards apply to parking garages. They are
intended to limit parking garage impacts on the pedestrian environment and reduce opportunities for crime in
parking garages.
Core Pedestrian Streets

Parking garages are prohibited at street level along the frontage of designated core
pedestrian streets. These areas are intended to include uses and portions of uses that
encourage pedestrian activity and interaction between adjacent uses and the
streetscape.
To support pedestrian activity and urban vibrancy along these key streets, parking
garage space shall not occupy more than 60% of a building elevation facing a
designated core pedestrian street.

Pedestrian Streets

Parking garages shall not occupy more than 50% of the length of a building’s streetlevel frontage along a designated pedestrian street. The remaining portions are
intended to include uses and portions of uses that encourage pedestrian activity and
interaction between adjacent uses and the streetscape.
To support pedestrian activity and urban vibrancy along these key streets, parking
garage space shall not occupy more than 60% of a building elevation facing a
designated core pedestrian street.

Parking Garage Design
StandardsOpenings

These standards apply to parking garages for five or more vehicles.
Parking garage openings, including vehicular access openings, shall not exceed 50%
of the total ground floor façade adjacent to a public street or sidewalk.
Parking garage openings at the level of and facing a street, alley, courtyard, plaza, or
open parking area shall incorporate decorative grilles, architectural elements, planters,
and/or artworks that effectively reduce the visibility of vehicles within the garage
while still allowing for limited visibility into and out of the garage. Any portion of the
screening that is between 3 and 7 feet above the adjacent grade shall be at least 20%
transparent but not more than 80% transparent. Vehicular access openings shall be
exempt from this standard.
For structured parking located within upper floors along designated pedestrian and
core pedestrian streets, openings shall be designed to follow the rhythm and scale of
the prevailing window pattern for the occupied spaces along the same elevation.
Sloped parking decks and ramps should not be located along designated pedestrian or
core pedestrian street elevations or, where such design is infeasible, shall be concealed
from public view.

2. Off-site parking. Parking areas for all uses shall be located on the same parcel with such uses; however, it is recognized that
more efficient use of land, business, or organization growth, safety, or similar considerations may make off-site parking
desirable. Therefore, an exception is provided that off-street parking areas may be constructed on a parcel separate from the
main building or buildings occupied by such uses, under the following circumstances:
a. Where allowed. The parking area shall be considered an extension of the use it serves. The parking area shall be permitted,
prohibited, or subject to conditional use permit in the same manner as the associated land use.
b. Proximity to use. The parcel(s) for such off-site parking area shall be located within 500 feet of the parcel(s) to be served.
The distance shall be measured between the nearest points of pedestrian access between the two parcels.
c. Availability confirmation. Required parking spaces within such an off-site parking area are owned or under legal contract
by the owner(s) or lease holder(s) of the property intended to be served.
d. Sign. A sign with a maximum area of 1.5 square feet shall be posted on the principal site providing notice of the availability
and location of the additional parking. Said sign area will not be subtracted from any sign allowance in Section 13.06.520.
e. Pedestrians. Upon review, the Traffic Engineer, or designee, may require sidewalk or pedestrian crossing improvements or
fence openings to enhance pedestrian safety and mobility from the off-site parking to the use it serves when conditions
warrant such improvements.
3. Shared parking. Parking areas for all uses shall be located on the same parcel with such uses; however, it is recognized that
more efficient use of land, business, or organization growth, safety, or similar considerations may make shared parking
desirable. Therefore, two or more uses may share common parking facilities, subject to the following:
a. Off-site. The shared parking site shall comply with the provisions of off-site parking (subsection 2 above).
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b. Performance. The applicant shall show that there is no substantial conflict in the principal operating hours of the two
buildings or uses for which joint use of off-street parking facilities is proposed.
c. Availability confirmation. Required parking spaces within such a shared parking area are owned or under legal contract by
the owner(s) or lease holder(s) of the property intended to be served.
d. Total spaces. When two or more uses share common parking facilities, the total number of parking spaces required shall be
the sum of spaces required for those uses individually.
(1) General exception. Where the uses involved are both daytime and nighttime uses, as defined below, the total required
parking for all uses may be reduced by 50 percent of the daytime use requirement or the nighttime use requirement, whichever
is smaller.
(2) Religious assembly and school exception. All of the parking spaces required by this section for a religious assembly or for
an auditorium incidental to a public or private school, college, or university may be supplied by the off-street parking areas
provided by daytime uses.
(3) Daytime uses established. For the purposes of this section, the following uses are considered as daytime uses: banks;
business and professional offices; retail stores; daycare centers, manufacturing and warehouse buildings; and similar primarily
daytime uses as determined by the City Engineer.
(4) Nighttime uses established. For the purposes of this section, the following uses are considered as nighttime uses:
auditoriums incidental to a public or private school; college; or university; churches; bowling alleys; dance halls; theatres;
taverns; cocktail lounges; night clubs; or restaurants; and similar primarily nighttime uses as determined by the City Engineer.
(5) Similar sharing of parking may be allowed between other uses whose parking demand generally occurs at different times,
such as between those that operate primarily on weekdays and those that operate primarily on weekends, as determined by the
City Engineer.
e. Pedestrians. Upon review, the Traffic Engineer, or designee, may require sidewalk and pedestrian crossing improvements or
fence openings to enhance pedestrian safety and mobility between the uses sharing parking and the parking area shared when
conditions warrant such improvements.
4. Other limitations on parking areas.
a. Where the principal use is changed and additional parking space is required as a result, it is unlawful and a violation of this
chapter to begin or maintain such altered use until such time as the required off-street parking provisions of this chapter are
complied with.
b. Where the minimum number of required off-street parking spaces has been provided to serve a use, such parking area shall
not be subsequently reduced in the number of parking spaces provided.
c. Where off-street parking areas are developed and operated as a business and where a parking fee is charged, the parking
area shall be located only in a commercial or industrial district.
5. Driveways. Except as otherwise stipulated in the TMC, driveways shall be constructed according to the requirements of
TMC 10.14.050 (or as amended), which include the following standards:
a. Except as otherwise provided by TMC 10.14.050, the width of any driveway shall not exceed 30 feet, exclusive of the radii
of the returns, the measurement being made parallel to the center line of the street, unless special authorization is given by the
Director of Public Works;
b. The width of any driveway shall not be less than 10 feet, exclusive of the radii of the returns, the measurement being made
parallel to the center line of the street;
c. All driveways for other than single-family residences and duplexes shall be a minimum of 20 feet in width, exclusive of the
radii of the returns, the measurement being made parallel to the center line of the street. The radius of all driveway returns
shall be a minimum of 10 feet, except on non-arterial streets for single-family residences or duplexes, which shall have a
minimum radius of five feet;
d. The total width of all driveways on a street for any one parcel shall not exceed 50 percent of the frontage of that parcel
along the street, and shall not be more than two in number except as allowed under TMC 10.14.050.B.6.e.
6. Vehicle access and parking in R-Districts. Additional limitations on vehicular access and parking in R-Districts are
contained in Section 13.06.100.D.
B. Off-street parking area development standards.
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1. Intent. In order to assure proper and uniform development of safe parking areas, protect adjoining property from undue
invasion of privacy and peace, provide for pedestrian circulation, minimize nuisance factors, and maintain in appropriate
locations a landscaped setting in keeping with accepted, sound standards of residential landscaping practice, every parcel of
land hereafter used as an off-street parking area, as defined in this chapter, shall be developed in accordance with the
following minimum standards.
2. Minimum standards. A parking area for five or more motorized vehicles, trailers, or a combination thereof, shall be
developed in accordance with the following requirements:
a. Entrances and exit. The location and design of all entrances and exits shall be subject to the review and approval of the City
Engineer, taking into consideration factors including, but not limited to, emergency vehicle mobility, safe turn movements,
right-of-way width, speed limits, proximity to street intersections and/or other entrances or exits, street classification for
motorists and/or bicyclists, pedestrian mobility, transit mobility, and retention of landscaping. Such entrances or exits shall not
be designed to require vehicles to back into, or otherwise utilize a designated arterial street right-of-way as an aisleway for a
parking area.
b. Parking aisles. Any aisle serving two-way traffic or providing one-way access to spaces at right angles to the aisle shall
have a minimum width of 20 feet. Aisles providing one-way access to spaces at an angle of 60 degrees to the aisle shall have a
minimum width of 18 feet. Aisles providing one-way access to spaces at an angle of 45 degrees to the aisle shall have a
minimum width of 14 feet. On dead end aisles, aisles shall extend five feet beyond the last stall to provide adequate
turnaround.
c. Border barricades. A bumper curb of a height and strength sufficient to retain all vehicles and trailers completely within the
given parking area shall be provided, except at access points. Bumper curbs shall be designed and located in such a manner as
to prevent vehicles parked within a parking area from protruding beyond the parking area property line and into public rightof-way and/or adjacent private property.
d. Surfacing of parking areas. Off-street parking areas shall be surfaced with a minimum all-weather surface, consisting of a
crushed rock base with an asphalt concrete or cement concrete surface, or permeable pavers designed for traffic use. Such
surface shall have a standard thickness of two inches, unless otherwise specified by the City Engineer. Permeable pavers and
pavements are allowed and encouraged where feasible. Such a parking area shall provide a drainage system in accordance
with the City of Tacoma Stormwater Management Manual and to the approval of the City Engineer. Alternatives to the allweather surface may be provided, subject to the approval of the City Engineer. The alternative must provide results equivalent
to paving. All surfacing must provide for the following minimum standards of approval:
(1) Dust is controlled;
(2) Stormwater is managed in accordance with the City of Tacoma Stormwater Management Manualtreated to City standards;
and
(3) Rock and other debris is not tracked off-site.
The applicant shall be required to prove that the alternative surfacing provides results equivalent to paving. If, after
construction, the City determines that the alternative is not providing the results equivalent to paving or is not complying with
the standards of approval, paving shall be required.

***
13.06.512 Pedestrian and bicycle support standards.
A. General Applicability.
1. Application. The pedestrian and bicycle support standards apply to all new development and alterations that, within
a two-year period, exceed 50 percent of the value of existing development or structures, as determined by the
Building Code, unless specifically exempted herein. The standards do not apply to remodels that do not change the
exterior form of the building. However, if a project involves both exterior and interior improvements, then the project
valuation shall include both exterior and interior improvements. No alteration shall increase the level of
nonconformity or create new nonconformities to these standards.
2. Standards. Each item of this section shall be addressed individually. Exceptions and exemptions noted for specific
development situations apply only to the item noted.
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3. Super regional malls. Additions to super regional malls which add less than 10,000 square feet of floor area shall
be exempt from these standards. Larger additions shall meet the requirements of this table at a ratio of at least 1 to 3
for the entire mall site (in the same manner described above, under subsection 3), except that additions of an anchor
tenant or 140,000 or more square ft. shall require full provision of these requirements for the entire mall site.
4. Temporary. Temporary structures are exempt from the standards of this section.
5. Residential or Mixed-Use. Residential structures of 4 dwelling units or fewer only need to comply with the
standards of subsection B, below. Mixed-use structures shall comply with all of the standards.
6. Parks, recreation and open space uses shall meet the standards of this table, except as specifically exempted below.
7. Historic. In any conflict between these standards and those applied by the Tacoma Landmarks Preservation
Commission, the standards of the commission shall prevail.
8. Fractions. Any requirement resulting in a fraction when applied shall be rounded up or down to the nearest whole
number.
B. Walkways (Illustrated). To support transportation choices, including walking, the following standards
shall be met to assist pedestrian safety, comfort, and mobility, including access to uses from public ways and
access from parking areas.
1. Direct. A direct walkway shall be provided between all customer and/or public entrances and the nearest public sidewalk. For
residential dwellings, the required walkway shall be provided between the front entrance and the nearest public sidewalk, or
where no sidewalk exists, the nearest public street right-of-way.
2. Multiple use sites. Shopping centers and sites with multiple uses shall provide a walkway network along building façades and
through the parking lot that provides pedestrian circulation within the development and that links all customer and/or public
building entrances to the public sidewalk. For walkways that are longer than 25 feet, trees shall be provided adjacent to the
walkways at a ratio of 3 per 100 feet and pedestrian-scaled lighting at a ratio of 2 per 100 feet. For example, a 50-foot long
walkway would require 2 trees and 1 pedestrian-scaled light while a 90-foot long walkway would require 3 trees and 2
pedestrian-scaled lights. Trees shall be planted a minimum of 10 feet from pedestrian light standards or parking lot light
standards.
3. Minimum connection frequency. Additional walkways are required when
needed to provide at least one connection to the public sidewalk for each 150
feet of street frontage or every three parking aisles, whichever is less.
Walkways shall be located to provide the shortest practical route from the
public sidewalk or walkway network to customer and/or public building
entrances. This standard does not apply to residential uses containing 4 or
fewer dwelling units.
Parks and recreation uses (excluding passive open space), or portions thereof,
which are undeveloped with buildings, shall provide a minimum of one
walkway, and an additional walkway for each additional improved street
frontage greater than 500 feet in length (unless topography, critical areas or
public safety issues preclude reasonable provision of such additional
accesses).

4. Size and materials. All walkways must either be a raised sidewalk or composed of materials different from parking lot and
vehicle access areas. Required walkways must be at least 5 feet wide, excluding vehicular overhang, except for walkways
accessing individual residential dwelling units, where the minimum width shall be 4 feet. When more than one walkway is
required, at least one walkway must be 10 feet wide. Permeable pavement surfaces are encouraged where feasible.
5. Transit access. A direct walkway shall be provided between the principal customer and/or public building entry and any bus
stop adjacent to the site. This may be the same as the walkways above. A separate walkway is required if the bus stop is not
within 100 feet of a walkway connection to the sidewalk. This standard does not apply to residential structures of 4 dwelling
units or fewer, or to parks, recreation and open space uses without buildings adjacent to the street.

***
13.06.522 District sign regulations.
A. R-1 Sign regulations. One non-illuminated temporary sign, not exceeding 12 square feet in area shall be allowed pertaining
to the lease, rental, or sale of a building or premises on which it is located. One non-illuminated nameplate, not exceeding one
and one-half square feet in area, placed flat against the building, shall be allowed for each adult family home, staffed
residential home, group home, residential care facility, and family day care home. One ground sign shall be allowed, with a
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maximum area of 30 square feet identifying a subdivision. A subdivision identification sign shall be approved by the Director.
A 32-square-foot temporary sign advertising a subdivision during construction shall be allowed adjacent to each street
abutting the site, in conformance with Chapter 13.04.
Parks, recreation and open space uses on sites that are under one acre in size or which have less than 100 feet of street frontage
are allowed the following non-illuminated signs:
• One ground sign with a maximum area of 30 feet;
• Interpretive or directional signs not more than 7 feet in height and 20 feet in sign area.
Parks, recreation and open space uses on sites over one acre in area that have a minimum of 100 feet of street frontage shall be
allowed the following:
• One freestanding sign, not exceeding 40 square feet in area per face and not greater than 8 feet in height (or, up to 15 feet
in height in association with conditional parks and recreation uses);
• One building face sign, of the same maximum dimension. Building face signs shall not extend above or beyond the edge
of any wall or other surface to which they are attached, nor shall they extend more than 12 inches beyond the surface to
which they are attached.
• One additional ground sign with a maximum area of 30 square feet shall be allowed on each additional street frontage.
• Interpretive or directional signs, not to exceed 7 feet in height and 30 square feet in sign area.
• All signs shall meet the lighting, materials and location requirements applicable to signs for conditional uses in residential
districts, as contained in this section.
B. R-2 Sign Regulations. Sign regulations shall be the same as stated for the R-1 Single-Family Dwelling District, except that
one non-illuminated nameplate not exceeding one and one-half square feet in area, placed flat against the building, shall be
allowed for each boarding home. Residential developments of four or more dwelling units are permitted one ground sign not
exceeding six square feet in area for each face and not greater than five feet in height. Maximum sign area for each sign shall
be one additional square foot for each dwelling unit, not to exceed 25 square feet in area. Indirect floodlighting shall be the
only allowable means of illumination of ground signs. The base and/or support structures shall incorporate stone, brick, or
masonry or shall relate to the architecture of the development that it is associated with.
C. R-2SRD, NRX and HMR-SRD Sign Regulations. Sign regulations shall be the same as stated for the R-2 Single-Family
Dwelling District, except that boarding and lodging houses shall be allowed one non-illuminated nameplate not exceeding one
and one-half square feet in area, placed flat against the building.
D. R-3 Sign regulations. Sign regulations shall be the same as stated for the R-2 Single-Family Dwelling District, except that
boarding and lodging houses shall be allowed one non-illuminated nameplate not exceeding one and one-half square feet in
area placed flat against the building.
E. R-4 Sign Regulations.
1. One freestanding sign not exceeding 30 square feet in area for all faces and not greater than six feet in height, or one
building face sign of the same maximum dimensions, shall be allowed for each development site.
2. Indirect illumination, floodlighting, or internal illumination shall be the only allowable means of illumination of signs. All
external lighting shall be directed away from adjacent properties to minimize the effects of light and glare upon adjacent uses.
No bare bulb or neon illumination of signs shall be allowed. No flashing or animated signs shall be allowed. No electrical wire
or cable serving an electric or illuminated sign shall be laid on the surface of the ground.
3. Signs shall only identify the name of the development or business and may contain secondary information related to rental
or sale of units. Public identification signs may be placed upon public service structures such as telephone booths and bus
shelters.
4. All signs shall be of permanent materials (no cardboard, cloth, paper, etc.). No flags, banners, or other devices shall be
displayed for the purpose of attracting attention to a development or site. No temporary or portable signs shall be allowed. The
display of the national flag, state flag, and flags of other political subdivisions shall not be restricted.
5. No sign shall be placed in a location which obstructs sight distance for an adjacent driveway or street right-of-way. No
signs for a development shall be placed in any public right-of-way. No sign shall be erected which imitates or resembles any
official traffic sign, signal, or device. Incidental public service signs less than four square feet in area, which contain no
advertising but are intended for the convenience of the public and provide such messages as “entrance,” “exit,” “emergency
entrance,” “no parking,” or other incidental service messages, shall be allowed.
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6. All signs shall be submitted for review by Planning and Development Services, as required by the Building Code and the
Electrical Sign Code. Additionally, the proposed design of all signs shall be submitted to Planning and Development Services
prior to construction for review to ensure conformance with the standards listed hereinabove.

***
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Section 13.06.522.K
Signage Allocation
Maximum total sign area

Signs Attached to
Buildings
Maximum number

Maximum area per sign

C-2, CIX, CCX, UCX, M-1, M-2, PMI

C-1

Wall signage, 1 square foot per 1 linear foot of the building frontage with the public
entrance.
Freestanding signage, 1 square foot per 1 linear foot of street frontage(s).

Same as C-2.

3 per business, 25 percent allocation of maximum total area allowed on building
wall(s) without a public entrance. (Note: 50 percent is allowed provided only 2 signs
are installed at the business.) No maximum number for public facility over 5 acres.
200 square feet. 400 square feet for public facility over 5 acres.
***

Same as C-2.

100 square feet.

***
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13.06.560 Parks, recreation and open space.
A. Purpose: This section describes the review process for parks, recreation and open space uses in residential zones, and
provides development standards applicable to those uses in specified zones. Parks, recreation and open space uses are
generally permitted outright in non-residential zones, as specified in the pertinent sections of the Zoning Code.

***
D. Development standards
1. Applicability: The standards contained in this section are specific to parks, recreation and open space uses, and are meant to
be applied along with other applicable regulations.
The following standards apply to both permitted and conditional parks, recreation and open space uses, whether or not a
permit or authorization is required. Additional requirements may be imposed through the Conditional Use Permit process,
when required per Section 13.06.560.C.
2. Standards
a. Identification signage. Every park or recreation use (excluding passive open space) must be furnished with at least one sign,
legible from an abutting public right-of-way, indicating the name of the site, the parties responsible for its management, and
sufficient information for members of the public to contact those parties. The City of Tacoma and Metro Parks Tacoma’s
name constitutes adequate contact information. The required identification sign shall meet the requirements of Section
13.06.520 and does not constitute an additional sign allowance.
b. Ancillary sales and service features. Within residential zoning districts, commercial activities clearly ancillary to the
recreational function may be located within parks, recreation or open space sites provided the following:
(1) Only food sales, park or recreation-oriented concessions, or rental of recreational equipment are permitted;
(2) The feature must be a minimum of 100 feet from adjacent residentially zoned properties;
(3) Hours of operation are limited to the hours the park is open to the public;
(4) The footprint may not exceed 500 square feet;
(5) No signage visible from public rights-of-way is permitted;
(6) More substantial sales and service features may be considered through the Conditional Use Permit process, as part of a
destination facility or high-intensity recreation facility as defined in Section 13.06.560.C.
Refer to Chapter 8.27 Parks Code, and to Sections 13.06.500 and 13.06.600 for the following requirements pertinent to parks,
recreation and open space uses:
13.06.501
13.06.502
13.06.510
13.06.511
13.06.512
13.06.520
13.06.602

Building Design Standards
Landscaping and buffering standards.
Off-street parking and storage areas.
Transit Supportive Facilities.
Pedestrian and bicycle support standards.
Signs.
General restrictions.

***
13.06.602 General restrictions.
A. This section contains general provisions for use, height, area, setbacks and yards. The following provisions apply to all
zoning districts, except as hereinafter provided, and except where modified by the provisions of Chapter 13.06A relating to
Downtown Districts, Chapter 13.10 relating to Shoreline Management, and other sections of the TMC:

Annual Amendment #2015-10

Proposed Code Changes

-- 755 --

Page 43 of 62

***
4. Area, setbacks and yards. Any building or structure hereafter built, enlarged, or moved on a lot shall conform to the area
regulations of the district in which such building or structure is located.

***
p. The following setbacks apply to parks, recreation and open space uses:
(1) Parking lots, designated areas for active play, play structures, picnic tables and areas, and structured gathering or seating
areas shall provide a minimum 10-foot setback from abutting residentially zoned properties;
(2) Buildings and structures shall meet the setbacks for the zoning district, and shall provide a minimum 20-foot side yard
setback in residential zoning districts;
(3) Garbage and recycling collection areas shall provide a minimum 20-foot setback from abutting properties. Trash
receptacles for pedestrian use are exempt; and
(4) Outdoor sports courts, sports fields, swimming pools, or other sports facilities, and any lighted outdoor recreation
facilities, shall provide a minimum 50-foot setback from abutting residentially zoned properties and a minimum 25-foot
setback from abutting properties in all other zones (with the exception of industrial zones).

***

13.06.630 Nonconforming parcels/uses/structures.
A. Scope and purpose. Within the zones established by this title there exist parcels, uses, and structures which were lawful
when established, but whose establishment would be prohibited under the requirements of this title. The intent of this section
is to allow the beneficial development of such nonconforming parcel, to allow the continuation of such nonconforming uses,
to allow the continued use of such nonconforming structures, and to allow maintenance and repair of nonconforming
structures. It is also the intent of this section, under certain circumstances and controls, to allow the enlargement,
intensification, or other modification of nonconforming uses and structures, consistent with the objectives of maintaining the
economic viability of such uses and structures, and protecting the rights of other property owners to use and enjoy their
properties. However, relief for nonconforming uses shall be narrowly construed, recognizing that nonconforming uses are
disfavored by state law.
Parcels, uses, and/or structures shall be considered legally nonconforming if such parcel, uses, and/or structure were legally
created prior to May 18, 1953, or if such legally created parcel, use, and/or structure became nonconforming by reason of
subsequent changes in this chapter.
Pre-existing uses or structures located within a wetland, stream or their associated buffers that were lawfully permitted prior to
adoption of the Tacoma Municipal Code (TMC) Chapter 13.11, Critical Areas Preservation Ordinance (CAPO), but were not
in compliance with the CAPO, shall be subject to the applicable provisions of this section and TMC Sections 13.11.140 and
13.11.160. shall comply with the requirements of TMC Chapter 13.11.
B. Nonconforming parcels. Except as otherwise required by law, a legal nonconforming parcel, which does not conform to the
minimum lot area, minimum lot width, and/or minimum lot depth requirements of this title, nevertheless, may be developed
subject to all other development standards, use restrictions, and other applicable requirements established by this title.
Parcel modifications, such as boundary line adjustments, property combinations, segregations, and short and long plats shall
be allowed, without need for a variance, to modify existing parcels that are nonconforming to minimum lot size requirements,
such as minimum area, width or frontage, and minimum dimensional requirements, such as setbacks, yard area, and lot
coverage, as long as such actions would make the nonconforming parcel(s) more conforming to the existing requirements and
would not create any new or make greater any existing nonconformities.
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***
13.06.640 Conditional use permit.
A. Purpose. In many zones there are uses that may be compatible but because of their size, operating characteristics, potential
off-site impacts and/or other similar reasons warrant special review on a case-by-case basis. The purpose of the conditional
use permit review process is to determine if such a use is appropriate at the proposed location and, if appropriate, to identify
any additional conditions of approval necessary to mitigate potential adverse impacts and ensure compatibility between the
conditional use and other existing and allowed uses in the same zoning district and in the vicinity of the subject property. The
zoning district use tables identify which uses require a conditional use permit (see Sections 13.06.100, -.200, -.300, and -.400).
These uses may be authorized by the Director or Hearing Examiner in accordance with the procedures established in TMC
13.05 and the applicable criteria outlined below.

***
J. Large Scale Retail
1. Purpose. The purpose of the conditional use permit review process for large scale retail uses is to determine if the proposal
is appropriate in the location and manner proposed and, recognizing the size and scale of such developments and their
significant impact on the ability for the community to achieve its long-term vision and goals, to ensure that such developments
represent an exceptional effort to support the intent and policies of the Comprehensive Plan and respond to the vision, issues,
and concerns of the specific neighborhood. It is critical to ensure that such proposals incorporate design strategies, beyond the
typical design and development standards, that will ensure such projects represent a positive contribution to the community
and mitigate their size, scale, traffic volumes, and other potential impacts that are typically associated with large scale retail
developments.
2. Applicability. This section shall apply to the development of large scale retail uses that exceed the applicable size
thresholds for the zoning district in which the proposal is located (as noted in the use tables found in Sections 13.06.200,
13.06.300, and 13.06.400). This section shall not apply to existing large scale retail uses or the reuse of existing buildings,
unless such projects involve additions to the existing building(s) that exceed the minor modification thresholds in Section
13.05.080 or expansions within buildings permitted after February 16, 2012, that exceed 50 percent of the previously
permitted use area.
3. Criteria. Where allowed, a conditional use permit for a large scale retail use shall only be approved upon a finding that such
development is consistent with all of the standard decision criteria for conditional use permits, as outlined above under
Subsection C, and all of the following additional decision criteria at subsections a. through f. below. For projects that involve
expansions to an existing large retail use but do not involve significant building expansion (as outlined above under
Subsection J.2) these additional decision criteria shall be applied as deemed appropriate by the Hearing Examiner, recognizing
the limitations of incorporating significant site design modifications as part of such a remodel/expansion project.
a. The proposed development is designed in a manner that allows for future reuse of the building(s) by multiple tenants. This
may be accomplished by incorporating a variety of different design elements, including provision of several tenant spaces of
varying sizes within the building(s) or the ability to practicably modify the building(s) in the future with building separations
and modifications to access, mechanical systems, and other components that would accommodate multi-tenant reuse.
b. The design of off-street parking areas represent a substantial effort to ensure enhanced pedestrian safety and comfort.
Appropriate parking lot design strategies include segmenting surface parking areas into smaller groupings with interspersed
buildings, pedestrian features, frequent pedestrian pathways, landscaping, and other focal points, limiting the quantity of offstreet parking provided, and/or provision of structured parking for a portion of the on-site parking provided.
c. The type and volume of traffic and existing and proposed traffic pattern allows for accessibility for persons and various
modes of transportation. Adequate landscaping, screening, open spaces, and/or other development components are provided as
necessary to mitigate the traffic impact upon neighboring properties. In addition, pedestrian-oriented design is further
emphasized within Mixed-Use Centers to maintain connectivity between uses and all modes of transportation, including
bicycle, pedestrian, and mass transit options.
d. Business activity, including delivery and hours of operation, is limited to avoid unnecessary noise and light impacts to
surrounding residential uses. Outdoor storage or garden areas are appropriately screened from view or contained within a
structure.
e. In Mixed-Use Centers, the design of the overall development represents an exceptional effort to positively contribute to the
desired and planned character of the district, as outlined in the Comprehensive Plan. This may be accomplished through
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incorporation of enhanced development features, such as providing a variety of uses, structured parking, multiple floors to
allow for smaller building footprints, incorporation of residential units within the building or overall development site,
smaller-scale storefront design along the street level, Llow-Iimpact Ddevelopment BMPs and Principlestechniques, and a
diverse array of public spaces, including indoor and outdoor spaces, active and passive spaces, and plazas and garden spaces.
f. For projects on sites along a designated pedestrian street or core pedestrian street (see Sections 13.06.200.E and
13.06.300.C) the site and building design provides a significant emphasis on pedestrian-orientation over vehicular-orientation.
This may be accomplished through encouraging direct, continuous, and regular pedestrian access, incorporating an internal
pedestrian circulation system that provides connections between buildings, through parking areas, to the street and transit
linkages, and to surrounding properties and neighborhoods, incorporating continuous and active uses and spaces along
pedestrian street frontages and internal pedestrian pathways, and limiting conflicts between pedestrians and vehicles,
particularly along the designated street.
4. An application for a conditional use permit for large scale retail use shall be processed in accordance with the provisions of
Chapter 13.05, except with the following additional requirement:
Pre-application community meeting. Prior to submitting an application to the City for a conditional use permit for a large scale
retail use, it is recommended that the applicant hold a public informational meeting with adjacent community members. The
purpose of the meeting is to provide an early, open dialogue between the applicant and the neighborhood surrounding the
proposed development. The meeting should acquaint the neighbors of the proposed development with the applicant and/or
developers and provide for an exchange of information about the proposal and the community, including the characteristics of
the proposed development and of the surrounding area and any particular issues or concerns of which the applicant should be
made aware. It is recommended that the applicant provide written notification of the meeting, at least 30 calendar days prior to
the meeting date, to the appropriate neighborhood council, qualified neighborhood and community organizations, and to the
owners of property located within 1,000 feet of the project site.
5. Upon issuance, the Hearing Examiner’s decision may be appealed subject to procedures contained in Chapter 1.23.
K. Discontinued conditional uses. Any authorized conditional use that has been discontinued for a period of three or more
years may not be reestablished or recommenced except pursuant to a new conditional use permit. The Director may, in
specific cases, authorize an extension of up to one year. In reviewing requests for this extension, the Director shall consider
the following:
1. Impacts to the community that may result from the reestablishment of the use; and
2. Whether a reasonable effort has been made by the owner/applicant to maintain the property and use.
L. Master plan process for conditional uses. Master plans provide conditional uses the flexibility to receive overall approval of
long-term development plans which may occur in phases and extend beyond the standard timeframe for conditional use
permits. This process is especially appropriate for large, campus-like facilities with multiple uses and/or buildings that may
undergo continuous expansion/improvement. The master plan serves as an overall review in which general development
intentions are outlined, implementation phasing is determined and conditions, improvements, and mitigations are outlined
consistent with the project phases. The decision shall identify the duration of the master plan approval, any required periodic
reviews, and any additional future notification and review requirements, which may be appropriate for future phases that may
not have complete detail in the initial master plan approval.

13.06.645 Variances.
A. Administration.
1. All variances shall be processed in accordance with provisions of Chapter 13.05. Certain regulatory relief may be sought
consistent with sections below that provide for potential variances in specified development situations.
2. A minor variance is one in which the code relief requested is within 10 percent of the quantified standard contained in the
code and shall be processed in accordance with 13.05.020.B. Minor variances may be granted for quantitative development
regulations (bulk, area), other than height, accessory building height, design, sign regulations, and off street quantity
standards. Examples of quantitative standards are building setback, parking quantity, lot size, and minimum density
requirements.
3. A variance is one in which the code relief requested is beyond the threshold outlined above for minor variances and shall be
processed in accordance with 13.05.020.C.
4. Both types of variances shall be subject to the same decision criteria found in this section. Minor variances shall not be
granted for height in the View Sensitive Overlay District and for qualitative standards to which a 10 percent threshold would
not apply.
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5. In the exercise of his or her powers to grant variances to, or interpret, the regulations contained in this chapter, the Director
and Hearing Examiner may not, by any act or interpretation, change the allowed use of a structure or land, change the
boundaries of a zoning district, or change the zoning requirements regulating the use of land.
B. Specified variances.
1. Variance to development regulations (bulk, area).
a. Applicability. These shall include variances to building setbacks, building location, building height, lot coverage, lot area,
lot width, lot frontage, yard space, and minimum-density requirements. These shall not include variance to sign development
standards, to design standards, height, parking lot development standards, or off-street parking quantity standards.
b. Criteria. The Director may, in specific cases, authorize a variance to the development regulations, subject to the criteria set
forth below. In granting a variance, the Director or Hearing Examiner may attach thereto such conditions regarding the
location, character and other features of the proposed structure as may be deemed necessary to ensure consistency with the
intent of the Code and Comprehensive Plan and to ensure that the use of the site will be as compatible as practicable with the
existing development on the site and surrounding uses. In instances in which a variance to building height is approved, no
occupiable space above the district height limit shall be added.
All of the following facts and circumstances must exist:
(1) The restrictive effect of the specific zoning regulation construed literally as to the specific property is unreasonable due to
unique conditions relating to the specific property, and which do not result from the actions of the applicant, such as: parcel
size; parcel shape; topography; location; documentation of a public action, such as a street widening; proximity to a critical
area; location of an easement; or character of surrounding uses.
(2) The requested variance does not go beyond the minimum necessary to afford relief from the specific hardship affecting the
site.
(3) The grant of the variance would allow a reasonable use of the property and/or allow a more environmentally sensitive site
and structure design to be achieved than would otherwise be permitted by strict application of the regulation, but would not
constitute a grant of special privilege not enjoyed by other properties in the area.
(4) The grant of the variance will not be materially detrimental or contrary to the Comprehensive Plan and will not adversely
affect the character of the neighborhood and the rights of neighboring property owners.
(5) The grant of the variance will not cause a substantial detrimental effect to the public interest.
(6) Standardized corporate design and/or increased development costs are not cause for variance.

***
13.06.650 Application for rezone of property.
A. Application submittal. Application for rezone of property shall be submitted to Planning and Development Services. The
application shall be processed in accordance with the provisions of Chapter 13.05. Final action on the application shall take
place within 180 days of submission.
B. Criteria for rezone of property. An applicant seeking a change in zoning classification must demonstrate consistency with
all of the following criteria:
1. That the change of zoning classification is generally consistent with the applicable land use intensity designation of the
property, policies, and other pertinent provisions of the Comprehensive Plan.
2. That substantial changes in conditions have occurred affecting the use and development of the property that would indicate
the requested change of zoning is appropriate. If it is established that a rezone is required to directly implement an express
provision or recommendation set forth in the Comprehensive Plan, it is unnecessary to demonstrate changed conditions
supporting the requested rezone.
3. That the change of the zoning classification is consistent with the district establishment statement for the zoning
classification being requested, as set forth in this chapter.
4. That the change of the zoning classification will not result in a substantial change to an area-wide rezone action taken by the
City Council in the two years preceding the filing of the rezone application. Any application for rezone that was pending, and
for which the Hearing Examiner’s hearing was held prior to the adoption date of an area-wide rezone, is vested as of the date
the application was filed and is exempt from meeting this criteria.
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5. That the change of zoning classification bears a substantial relationship to the public health, safety, morals, or general
welfare.
C. Amendment of boundaries of districts.
1. Whenever this chapter has been, or is hereafter, amended to include in a different district, property formerly included within
classified district boundaries of another district, such property shall be deemed to thereupon be deleted from such former
district boundaries.
2. Unless specifically classified otherwise, zoning district boundaries shall be considered to extend to the centerline of rightsof-way. Right-of-way, which has had prior approval for vacation pursuant to Chapter 9.22 or which is hereafter approved for
vacation, shall be deemed to be added to the district boundaries of the property which the vacated right-of-way abuts. In
instances where a vacated right-of-way is bordered on one side by a district which is different from the district on the other
side, the right-of-way shall be deemed to be added apportionately to the respective districts.
D. Limitation on rezones in downtown districts. After the area-wide reclassification establishing the downtown district
boundaries has occurred, no property shall be reclassified to a downtown district, except through a subsequent area-wide
reclassification.
E. Limitations on rezones in Mixed-Use Centers. After adoption of the area-wide reclassifications establishing and confirming
the Mixed-Use Center zoning district boundaries in 2009, no property shall be reclassified to or from a Mixed-Use Center
zoning district (X-district) except through a subsequent area-wide reclassification.
F. Limitations on rezones in certain overlay zoning districts. The boundaries of the following area-wide zoning overlay
districts can only be amended through another area-wide reclassification: view-sensitive, groundwater protection,
manufacturing/industrial center, and historic and conservation overlay districts.
G. Area-wide reclassifications adopted by the City Council supersede any previous reclassifications and any conditions of
approval associated with such previous reclassifications.

***
13.06.700 Definitions and illustrations.
For the purposes of this chapter, certain words and terms are defined as follows: words used in the present tense include the
future, words in the singular number include the plural, and words in the plural number include the singular; the word
“building” includes the word “structure”; the word “shall” is mandatory and not directory. For words that are not defined in
this chapter, or that do not incorporate a definition by reference, refer to a Webster’s Dictionary published within the last ten
years.
13.06.700.A
Abandonment of wireless facility. The termination or shutting-off of electrical power to a wireless communication tower
and/or associated antenna and equipment facility for a period of one calendar year or more. The records of the City of
Tacoma, Department of Public Utilities, shall be utilized to determine the date of power termination.
Accessory antenna device. An antenna including, but not limited to, test, mobile, and global positioning (GPS) antennas which
are less than 12 inches in height or width, excluding the support structure.
Accessory building. An accessory building, structure, or portion thereof which is subordinate to and the use of which is
incidental to that of the main building, structure, or use, and which is not considered as a main building or a building used for
dwelling purposes. If an accessory building is attached to the main building by a substantial connection or is within six feet of
the main building, such accessory building shall be considered as a part of the main building;
Accessory dwelling unit. A second subordinate dwelling unit located on the same lot as a single-family dwelling (hereinafter
referred to as the “main dwelling”) and either within the same building as the main dwelling or in a detached building, with a
provision for independent cooking, living, sanitation, and sleeping.

***
Government offices. Administrative, clerical, or public contact offices of a government agency, including postal facilities,
together with incidental storage and maintenance of vehicles.
Grade. The elevation of the ground surface around a building.
Green roof. See Vegetated roof. A green roof is a roof of a building that is partially or completely covered with vegetation
and soil, or a growing medium, planted over a waterproofing membrane. This does not refer to roofs which are merely colored
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green, as with green shingles. Container gardens on roofs, where plants are maintained in pots, are not considered to be true
green roofs.
Grocery store, full service. A grocery store that sells a broad range of food products that typically include fresh meats, canned
and prepared foods, fresh fish, fresh eggs, fresh produce, fresh dairy products, frozen foods, and baked goods.

***
Low-Impact Development. Low-Impact Development is a stormwater management strategy that emphasizes conservation and
the use of natural site features, including transplanted and retained trees, integrated with engineered, small-scale stormwater
controls to more closely mimic predevelopment hydrologic conditions.
Low Impact Development. A stormwater and land use management strategy that strives to mimic predisturbance hydrologic
processes of infiltration, filtration, storage, evaporation and transpiration by emphasizing conservation, use of onsite natural
features, site planning, and distributed stormwater management practices that are integrated into a project design.
Low Impact Development Best Management Practices (LID BMPs). Distributed stormwater management practices, integrated
into a project design, that emphasize predisturbance hydrologic processes of infiltration, filtration, storage, evaporation and
transpiration. LID BMPs include, but are not limited to, bioretention, rain gardens, permeable pavements, roof downspout
infiltration and dispersion, dispersion, soil quality and depth, minimal excavation foundations, vegetated roofs, and water
reuse. LID BMPs shall be designed in accordance with the Stormwater Management Manual.
Low Impact Development Principles. Land use management strategies that emphasize conservation, use of onsite natural
features, and site planning to minimize impervious surfaces, native vegetation loss and stormwater runoff.

***
13.06.700.V
Variance. The procedure by which the strict application of the provisions of this title relating to height, area, setbacks,
parking, design and other such development standards may be modified for a particular project based on special circumstances
applicable to the specific property and/or project. Variances cannot change the underlying zoning or allow for uses that are
otherwise prohibited. Since variances are an adjustment to the standards, projects that have received approval of a variance
shall be considered to be conforming to that standard.
Variance, minor. A variance in which the relief requested is within 10 percent of the quantified standard contained in the code.
Vegetated roof. (also known as green roofs) Thin layers of engineered soil and vegation constructed on top of conventional
flat or sloped roofs. Vegetated roofs shall be designed in accordance with the SWMM.
Vegetated wall. A vegetated wall is a vertical surface designed and planted to be covered at maturity by plants that:
• Can include the wall of a structure (such as a masonry wall), or a trellis or lattice structure either free standing or on the
side of a building, or a wire screen or other framework that allows coverage by plants.
• Is at least 6 feet tall, unless specifically allowed at a lower height;
• Does not consist of invasive species; and
• Has demonstrated viability in the planned environment.

***
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Chapter 13.06A
DOWNTOWN TACOMA
***
13.06A.065 Parking Standards
A. Purpose and Applicability. The following off-street parking standards are intended to achieve Comprehensive Plan policies
that strive to minimize and effectively manage the amount of land in downtown that is currently dedicated to parking, as large
parking areas are often unattractive, inefficient uses of land which disrupt cohesive urban form and pedestrian environment.

***
E. Surface parking lots on Primary Pedestrian Streets within the RPA boundary
1. The following regulations are intended to promote a walkable, dense, urban environment on Primary Pedestrian Streets
which is both aesthetically pleasing and commercially vibrant. The use of landscaping and publicly accessible amenities
should be used to create harmony between vehicle and pedestrian areas.
2. Construction of a new surface parking lot to serve as a commercial parking facility is prohibited.
3. Dedicated surface parking areas shall be located on the same site as the principle use.
4. The location of on-site surface parking areas is limited to the area behind the front wall line of the structure, within, or
under the structure; and for corner sites surface parking shall not be located at the corner.
5. The maximum width of on-site surface parking areas along the frontage of Primary Pedestrian Streets, including driveways,
is limited to 60 feet. Portions of surface parking that are more than 40 feet back from the property line along a Primary
Pedestrian Street can exceed this width limitation. If the remaining area between the Primary Pedestrian Street and the surface
parking area is vacant, it shall be required to comply with 13.06A.065.E.7.
6. The expansion of an existing surface parking area located along the frontage of a Primary Pedestrian Street is prohibited.
However, surface parking areas can be expanded as long as any such expansion is located at least 40 feet back from the
property line along the Primary Pedestrian Street. If this remaining setback area between the Primary Pedestrian Street and the
surface parking area is vacant, it shall be required to comply with 13.06A.065.E.7.
7. At a minimum, the required setback area shall be landscaped consistent with Landscape Type B found in Section
13.06.502.F. Alternatively, a minimum of 15 percent of the setback area shall be landscaped with a combination of trees,
shrubs, and ground cover and the setback area shall also include at least two amenities from the following: decorative lighting
and pavers; seating, benches, or low sitting walls that could include weather protection or tables; planters; vegetated Low
Impact Development Best Management Practices (LID BMPs), public art as approved by appropriate City Commissions;
water feature or drinking fountain; public plaza; bike racks or bike boxes; or other public amenities as approved by the City.
a. The setback area shall be clearly identified with signage placed at a visible location with lettering visible to passersby
indicating the nature of the setback area and, if appropriate, its availability to the general public.
b. The maintenance of the setback area shall be the responsibility of the property owner for the life of the associated building
or the parking area, or until such time as the setback area is developed with a structure that is in conformance with this
chapter.
c. If intended to be publicly accessible, the area shall be clearly and directly connected from the adjacent sidewalk meeting
Accessibility Standards.

13.06A.070 Basic design standards.
A. A variance to the required standards may be authorized, pursuant to Section 13.06A.110.
B. If a building is being renovated in accordance with the Secretary of Interior’s Standards for Treatment of Historic
Properties, and a conflict between the basic design standards or additional standards and the Secretary’s Standards occurs,
then the Historic Preservation Criteria and Findings made by the Tacoma Landmarks Preservation Commission shall prevail.
C. Standards Applicable to Development in All Districts.
1. The basic design standards and additional standards applicable to the DCC and DR districts, except as otherwise noted,
shall apply to all new construction, additions, and substantial alterations.
Annual Amendment #2015-10

Proposed Code Changes

-- 762 --

Page 50 of 62

2. All rooftop mechanical for new construction shall be screened or located in a manner as to be minimally visible from public
rights-of-way. Fencing is not acceptable. The intent of the screening is to make the rooftop equipment minimally visible from
public rights-of-way within 125 feet of the building, provided said rights-of-way are below the roof level of the building. If
the project proponent demonstrates that the function and integrity of the HVAC equipment would be compromised by the
screening requirement, it shall not apply. This standard shall not apply to existing buildings undergoing substantial alteration.
3. Four Small Trees, Three Medium Trees, or Two Large Trees shall be provided per each 100 linear feet of frontage, with
tree grates or alternative pervious surface materials covering the pits, in conformance with the General Landscaping
requirements of TMC 13.06.502. This standard, in its entirety, shall apply to all new construction, additions, substantial
alterations, and when 50 percent or more of the existing sidewalk is replaced. Street trees shall be provided, consistent with
the requirements of this standard, proportionate with the linear length of existing sidewalk that is replaced. Existing street
trees shall be counted toward meeting this standard. Trees and grates should generally conform to the Tacoma Downtown
Streetscape Study and Design Concepts.
a. The required street trees should generally be evenly spaced to create or maintain a rhythmic pattern, but can be provided
with variations in spacing and/or grouped to accommodate driveways, building entrances, etc.
b. Tree pits shall be covered by tree grates, or alternative pervious surface materials, to accommodate pedestrians in the
planting area. The use of tree grates or alternative pervious surface materials will be determined by the presence of existing
grates or surface materials in the district, and the width and function of the sidewalk.
c. Residential development may substitute plantings for grates or alternative tree pit pervious surface materials.
d. Where existing areaways, vaults or insufficient sidewalk widths prevent this form of planting, trees may be planted in
planters that are generally in conformance with the Tacoma Downtown Streetscape Study and Design Concepts and the
technical guidance of the Urban Forest Manual.
4. Any new building, the addition to any building, or any substantially altered building fronting on a Primary Pedestrian Street
shall comply with either subparagraphs a. or b. below:
a. At least 25 percent of the linear sidewalk level frontage shall consist of any of the following uses: retail; restaurants;
cultural or entertainment uses, hotel lobbies; travel agencies; personal service uses; parcel and mail services; copy centers;
check-cashing facilities; the customer service portion of banks, credit unions, and savings and loan associations; or Public
Benefit Uses. Uses at the sidewalk level frontage lawfully in existence on January 10, 2000, the time of reclassification to the
above districts, shall be considered legal nonconforming uses and may continue, although such uses do not conform to this
standard.
b. The floor area abutting at least 25 percent of the linear sidewalk level frontage shall be designed and constructed to
accommodate future conversion to the uses listed in subparagraph a. above, and may be occupied by any use allowed in the
zoning district. The area designed and constructed to accommodate future conversion shall meet the following standards, in
addition to any other required basic or additional design standards.
(1) The distance from the finished floor to the finished ceiling above shall be at least 12 feet.
(2) The area must have a minimum average depth of 25 feet measured from the sidewalk level façade.
(3) The sidewalk level façade must include a pedestrian entrance or entrances to accommodate a single or multiple tenants or
be structurally designed so entrances can be added when converted to the building uses listed in subparagraph a. above.
(4) At least 25 percent of the sidewalk level façade of the portion of the building designed and constructed to accommodate
future conversion to listed uses shall provide transparency through the use of windows and doors for the area located between
2 feet above grade and 12 feet above grade.
A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather
protection, pedestrian scale lighting, seating or sitting walls, planters, unit paving in the sidewalk, street furniture, architectural
features, refined surface materials, decorative lighting, vegetated LID BMPs, or other amenities.
5. Any sidewalk level façade of a new building, an addition to a building, or a substantially altered building that faces a street
shall have at least 20 percent of the area located between 2 feet above grade and 12 feet above grade in transparency through
the use of windows, doors, or window displays. Window displays must be at least 12 inches in depth and recessed into the
building. Display cases attached to the exterior wall do not qualify. The transparency standard shall apply to the portion of the
sidewalk level façade of a parking structure that includes retail, service, residential, or commercial uses at the sidewalk level.
A decorative grille, work of art, or a similar treatment may be used to meet this standard on those portions of the sidewalk
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level façade where it can be demonstrated that the intrusion of natural light is detrimental to the sidewalk level use. Examples
of such uses include, but are not limited to, movie theaters, museums, laboratories, and classrooms. In no instances shall the
amount of transparency present in existing buildings be decreased below this standard. This standard shall also apply when
50 percent or more of the sidewalk level façade is altered.
A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather
protection, pedestrian scale lighting, seating or sitting walls, planters, vegetated LID BMPs, unit paving in the sidewalk, street
furniture, architectural features, refined surface materials, decorative lighting, or other amenities.
6. Development shall also comply with the General Landscaping requirements of Section 13.06.502, the requirements as
established in Section 13.06.511, Transit Support Facilities and Section 13.06.512, Pedestrian and Bicycle Support Standards.
7. New driveways shall meet the driveway location requirements of TMC 10.14.050 and the following additional standards.
a. Maximum driveway width on a street having light rail or streetcar lines or on a defined Primary Pedestrian Street is 25 feet.
b. All driveways on a street having light rail or streetcar lines or on a defined Primary Pedestrian Street shall be no closer than
150 feet as measured to their respective centerlines, provided that there will be allowed at least one driveway from each
development to each abutting street.
c. All driveways on a street having light rail or streetcar lines shall be equipped with a sign to warn exiting vehicles about
approaching trains.
d. All driveways located on a Primary Pedestrian Street shall be equipped with audible warning signals to announce exiting
vehicles.
e. Variances to the required standards may be authorized pursuant to Section 13.06A.110.
8. Where trees are provided, they shall be planted a minimum of 10 feet from pedestrian light standards or parking lot light
standards. However, limited flexibility in the placement of trees shall be allowed to address unique circumstances such as
unusual topography or where other required or existing features limit the ability to strictly meet this standard.
9. Where pedestrian light standards or parking lot light standards are provided, they shall be placed a minimum of 10 feet from
trees. However, limited flexibility in the placement of light standards shall be allowed to address unique circumstances such as
unusual topography or where other required or existing features limit the ability to strictly meet this standard.
10. Where public seating is provided, it shall utilize designs that discourage long-term loitering or sleeping, such as dividers or
individual seating furniture.
11. See section 13.06.513 for standards pertaining to drive-throughs.
D. Additional Standards Applicable to Development Within the Downtown Commercial Core.
1. The maximum square feet of setback area for new and substantially altered structures and additions fronting on a Primary
Pedestrian Street shall be determined by multiplying 75 percent of the linear sidewalk level frontage by a factor of 10. The
setback area or areas can only be used for entrance areas and space devoted to exterior public spaces, pedestrian amenities,
landscaping, vegetated LID BMPs, or works of art. Parking is prohibited in the setback areas.
2. Any new building, or any substantially altered structure located along those portions of Pacific Avenue, Broadway, and
Commerce Street defined as a Primary Pedestrian Street shall comply with either subparagraphs a. or b. below.
a. At least 50 percent of the linear sidewalk level façade shall be occupied by any of the following uses: retail; restaurants;
cultural or entertainment uses; hotel lobbies; travel agencies; personal service uses; parcel and mail services; copy centers;
check-cashing facilities; the customer service portion of banks, credit unions, and savings and loan associations, or Public
Benefit Uses. Uses at the sidewalk level frontage lawfully in existence on January 10, 2000, the time of reclassification to the
above districts, shall be considered legal nonconforming uses and may continue, although such uses do not conform to this
standard.
b. The floor area abutting at least 50 percent of the linear sidewalk level frontage shall be designed and constructed to
accommodate future conversion to the uses listed in subparagraph a. above and may be occupied by any use allowed in the
zoning district. The areas designed and constructed to accommodate future conversion shall meet the following standards, in
addition to any other required basic or additional design standards.
(1) The distance from the finished floor to the finished ceiling above shall be at least 12 feet.
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(2) The area must have a minimum average depth of 25 feet measured from the sidewalk level façade.
(3) The sidewalk level façade must include an entrance or entrances to accommodate a single or multiple tenants or be
structurally designed so entrances can be added when converted to the building uses listed in subparagraph a. above.
(4) At least 25 percent of the sidewalk level façade of the portion of the building designed and constructed to accommodate
future conversion to listed uses shall provide transparency through the use of windows and doors for the area located between
2 feet above grade and 12 feet above grade.
A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather
protection, pedestrian scale lighting, seating or sitting walls, planters, vegetated LID BMPs, unit paving in the sidewalk, street
furniture, architectural features, refined surface materials, decorative lighting, or other amenities
3. The sidewalk level façade of any new or substantially altered structure and/or of an addition along those portions of
Pacific Avenue, Broadway, and Commerce Street defined as a Primary Pedestrian Street shall include the following. This
standard shall also apply when 50 percent of the sidewalk level façade is altered.
a. At least 60 percent of the façade area between 2 feet above grade and 12 feet above grade shall consist of transparency
through the use of windows, doors, or window displays except that the transparency standard shall be reduced to 50 percent if
at least 50 percent of the sidewalk level façade is occupied with uses listed in subparagraph 2 a. above. Window displays must
be at least 12 inches in depth and recessed into the building. Display cases attached to the exterior wall do not qualify. The
transparency standard may be reduced for buildings located on a sloping site by eliminating application of this standard to that
portion of the building façade where the slope makes application of the requirement impracticable as shown in the illustration
below. The transparency standard shall apply to the portion of the sidewalk level façade of a parking structure that includes
retail, service, or commercial uses at the sidewalk level. A decorative grille, work of art, or similar treatment may be used to
meet this standard on those portions of the façade where it can be demonstrated that the intrusion of natural light is detrimental
to the sidewalk level use. Examples of such uses include, but are not limited to, movie theaters, museums, laboratories and
classrooms. In no instance shall the amount of transparency present in existing buildings be decreased below this standard.

A parking structure lawfully in existence on January 10, 2000, the time of reclassification to the above districts, and which is
substantially altered, may provide pedestrian amenities or enhancements along the sidewalk level frontage equal to 1 percent
of the total project cost in lieu of meeting this standard. Such amenities or enhancements will be in addition to those otherwise
required and may include works of art, landscaping, exterior public spaces, pedestrian safety improvements, weather
protection, pedestrian scale lighting, seating or sitting walls, planters, vegetated LID BMPs, unit paving in the sidewalk, street
furniture, architectural features, refined surface materials, decorative lighting, or other amenities.
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***
13.06A.080 Design Standards for Increasing Allowable FAR.
A. For each of the following Design Standards that are incorporated into a development, the allowable FAR can be increased
by 0.5, up to the Maximum with Design Standards.
No variances shall be granted to the following:
1. Enhanced pedestrian elements at the sidewalk level including decorative lighting (free-standing or building-mounted),
seating or low sitting walls, planters, or unit paving in sidewalks.
2. Exterior public space equivalent to at least 5 percent of the site area and including the following attributes:
a. Seating in the amount of one sitting space for each 100 sf of area.
b. Trees and other plantings, which could include vegetated LID BMPs.
c. Solar exposure during the summer.
d. Visibility from the nearest sidewalk.
e. Within 3’ of the level of the nearest sidewalk.
3. Incorporation of works of art into the public spaces, exterior façade, or entrance lobby.
4. Landscaping covering at least 15 percent of the surface of the roof and/or the use of vegetated roofs “green roofs” which
reduce storm water runoff. Access by building occupants is encouraged.
5. Including a Public Benefit Use within the development.
6. Within the Downtown Commercial Core, at least 60 percent of the linear frontage along those portions of Pacific Avenue,
Broadway, and Commerce Street defined as a Primary Pedestrian Street shall be occupied by retail, restaurants, cultural or
entertainment uses, hotel lobbies, or Public Benefit Uses.

***
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Chapter 13.09
SOUTH TACOMA GROUNDWATER PROTECTION DISTRICT
Sections:
13.09.010
13.09.020
13.09.030
13.09.040
13.09.050
13.09.060
13.09.070
13.09.080
13.09.090
13.09.100
13.09.110
13.09.120
13.09.130
13.09.140
13.09.150
13.09.160
13.09.170
13.09.180
13.09.190
13.09.200
13.09.210
13.09.220
13.09.230
13.09.240
13.09.250
13.09.260
13.09.270

Background, purpose, and intent.
Declaration of policy.
Scope and applicability.
Definitions.
General provisions.
Prohibited uses.
Stormwater Infiltration.
Permits − Construction, modification, operation, change in use.
Exemptions.
Hazardous substance storage and management.
Underground storage tanks.
Aboveground storage tanks.
Inspections and testing.
Spill prevention and management.
Release reporting, investigation, corrective action.
Recordkeeping.
Waivers.
Deferral.
Enforcement Responsibility.
Enforcement Process.
Administrative Review.
Appeals.
Penalties.
Civil Penalty.
Criminal Penalty--Misdemeanor.
Other Remedies.
Severability.

***
13.09.040 Definitions.
For the purpose of this chapter, certain words and terms are defined as follows:
A. “Abandon” means an aboveground storage tank, underground storage tank, or other container used for storage of hazardous
substances left unused for more than one year, without being substantially emptied or permanently altered structurally to
prevent reuse.
B. “Aboveground storage tank” means a device meeting the definition of “tank” in this section and that is situated in such a
way that the entire surface area of the tank is completely above the plane of the adjacent surrounding surface and the entire
surface area of the tank (including the tank bottom) is able to be visually inspected.

***
R. “Hazardous substance(s)” means any liquid, solid, gas, or sludge, including any material, substance, product, commodity,
or waste, regardless of quantity which may pose a present or potential hazard to human health or to the quality of the drinking
water supply in the South Tacoma aquifer system when improperly used, stored, transported, or disposed of or otherwise
mismanaged, including without exception:
1. Those materials that exhibit any of the physical, chemical or biological properties described in Department of Ecology’s
173-303-082 WAC, 173-303-090 WAC, or 173-303-100 WAC as may be amended from time to time; and
2. Those materials set forth in the General Guidance and Performance Standards hereinafter referred to;
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3. Petroleum products and by-products, including crude oil or any faction thereof such as gasoline, diesel, and waste oil which
is liquid at standard conditions of temperature and pressure (60 degrees Fahrenheit and 14.7 pounds per square inch absolute);
and
4. Any substance or category of substances meeting the definition of a hazardous substance under Chapter 173-340 WAC as
may be amended from time to time.
S. “Hard surface” means an impervious surface, a permeable pavement, or a vegetated roof.
ST. “High-impact use” means a business establishment that is considered to be hazardous and/or noxious due to the
probability and/or magnitude of its effects on the environment. For purposes of this chapter, these uses or establishments
possess certain characteristics, which pose a substantial or potential threat or risk to the quality of the ground and surface
waters within the South Tacoma Groundwater Protection District.
TU. “Impervious surface” means natural or man-made material on the ground that does not allow surface water or
contaminants to penetrate into the soil. Impervious surfaces may consist of buildings, parking areas, driveways, roads,
sidewalks, and any other areas of concrete, asphalt, plastic, etc.
UV. “Manifest” means the shipping document, prepared in accordance with the requirements of Department of Ecology’s
173-303-180 WAC as may be amended from time to time, which is used to identify the quantity, composition, origin, routing,
and destination of a hazardous waste while it is being transported to a point of transfer, disposal, treatment, or storage.
VW. “Misdemeanor” means any crime punishable by a fine not exceeding $1,000, or imprisonment not exceeding 90 days, or
both, unless otherwise specifically defined.
WX. “Omission” means a failure to act.
XY. “On-site” means the same or geographically contiguous property which may be divided by public or private right of way,
provided that the entrance and exit between the properties is at a cross-roads intersection, and access is by crossing as opposed
to going along the right of way. Noncontiguous properties owned by the same person but connected by a right of way, which
they control and to which the public does not have access, are also considered on-site property.
YZ. “Operator” means the person responsible for the overall operation of a facility.
ZAA. “Permeable surfaces” means sand, gravel, and other penetrable deposits or materials on the ground which permit
movement of materials, such as groundwater or contaminants, through the pore spaces, or active or abandoned wells which
permit the movement of fluid to the groundwater.
AABB. “Person” means any individual, trust, joint stock company, corporation (including government corporation),
partnership, association, consortium, joint venture, commercial entity, state, municipality, commission, political subdivision of
a state, interstate body, the federal government, or any department or agency of the federal government.
BBCC. “Person responsible for the violation” means any person that commits any act or omission which is a violation or
causes or permits a violation to occur or remain on the property or regulated facility, and includes but is not limited to
owners(s), lessor(s), tenant(s), or other person(s) entitled to control, use, and/or occupy property or the regulated facility
where a violation occurs, and any person who aids and abets in a violation.
DD. “Pollution-generating hard surface (PGHS)” means those hard surfaces considered to be a significant source of
pollutants in stormwater runoff. See the listing of surfaces under pollution-generating impervious surface.
CCEE. “Pollution-generating impervious surface (PGIS)” means those impervious surfaces considered to be a significant
source of pollutants in stormwater runoff. Such surfaces include those that are subject to: regular vehicular use; industrial
activities (involving material handling, transportation, storage, manufacturing, maintenance, treatment or disposal); or storage
of erodible or leachable materials, waste or chemicals, and which receive direct rainfall or the run-on or blow-in of rainfall.
Metal roofs are also considered to be PGIS unless they are coated with an inert, non-leachable material. Roofs that are subject
to venting significant amounts of dusts, mists, or fumes from manufacturing, commercial, or other indoor activities are
considered PGIS.
DDFF. “Pollution-generating pervious surfaces (PGPS)” means any non-impervious surface subject to vehicular use,
industrial activities (as further defined in the glossary of the Stormwater Management Manual for Western Washington
(SWMMWW); or storage of erodible or leachable materials, wastes, or chemicals, and that receive direct rainfall or run-on or
blow-in of rainfall, use of pesticides and fertilizers, or loss of soil. Typical PGPS include permeable pavement subject to
vehicular use, lawns, and landscaped areas including: golf courses, parks, cemeteries, and sports fields (natural and artificial
turf).
DDGG. “Recharge areas” means areas of permeable deposits exposed at the surface which transmit precipitation and surface
water to the aquifer.
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EEHH. “Regulated facility” means any facility with one or more of the following: underground storage tank(s), aboveground
storage tank(s), hazardous substances at regulated quantities, or stormwater infiltration unit(s) subject to regulation under
section 13.09.080 of this chapter.
FFII. “Release” means intentional or unintentional entry, spilling, leaking, pouring, emitting, emptying, discharging, injecting,
pumping, escaping, leaching, dumping, or disposing of a hazardous substance, as defined in this section, into the environment
and includes the abandonment or discarding of barrels, containers, and other receptacles containing hazardous substances.
Should the definition of “release” in RCW 70.105D.020(20) be amended from time to time, then such amendment is
incorporated herein by reference as if set forth at length.
GGJJ. “Release detection” means a method or methods of determining whether a release or discharge of a hazardous
substance has occurred from a regulated facility into the environment.
HHKK. “Retail business use” means a use in which individually packaged products or quantities of hazardous substances are
rented or sold at retail to the general public and are intended for personal or household use.
IILL. “Solid waste” means all putrescible and non-putrescible solid and semi-solid waste, including, but not limited to,
garbage, rubbish, ashes, industrial waste, swill, sewage sludge, demolition and construction wastes, abandoned vehicles or
parts thereof, contaminated soils and contaminated dredged material, and recyclable materials.
JJMM. “Stormwater” means water derived from a storm event or conveyed through a storm system.
KKNN. “Stormwater infiltration unit” means an impoundment, typically a pond, trench, or bio-infiltration swale which
collects stormwater and allows it to percolate into surrounding soil.
LLOO. “Substantial modifications” means the construction of any additions to an existing facility, or restoration,
refurbishment, or renovation which:
1. Increases or decreases the in-place storage capacity of the facility;
2. Alters the physical configuration;
3. Impairs or affects the physical integrity of the facility or its monitoring systems; or
4. Alters or changes the designated use of the facility.
MMPP. “Surface water” means water that flows across the land surface, in natural channels not considered a stormwater
conveyance system, or is contained in depressions in the land surface, including but not limited to wetlands, ponds, lakes,
rivers, and streams.
NNQQ. “Tank” means a stationary device designed to contain an accumulation of hazardous substances, and which is
constructed primarily of non-earthen materials to provide structural support.
OORR. “Temporary closure” means to take a tank out of service for more than one month and less than one year.
PPSS. “TMC” means the Tacoma Municipal Code.
QQTT. “Underground storage tank” means any one or a combination of tanks (including underground pipes connected
thereto) which are used to contain or dispense an accumulation of hazardous substances, and the volume of which (including
the volume of underground pipes connected thereto) is 10 percent or more beneath the surface of the ground. Specific
exemptions to this definition are contained in Section 13.09.090 TMC.
RRUU. “Violation” means an act or omission contrary to the requirement of the chapter, and includes conditions resulting
from such an act or omission.

***
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Chapter 13.11
CRITICAL AREAS PRESERVATION
***
13.11.200 Allowed Activities.
A. Purpose. The purpose of this section is to allow certain activities that are unlikely to result in critical area impacts. The
activities must comply with the protective standards of this chapter and provisions of other local, state, and federal laws. All
activities shall use reasonable methods to avoid and minimize impacts. Any incidental damage to, or alteration of, a critical
area, or buffer, shall be restored or replaced at the responsible party’s expense.
B. The following activities may occur without City review or approval in compliance with the purpose stated above.
1. The maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of the public
provided such work does not expand the footprint of the facility or right-of-way or alter any regulated critical area or buffer.
Activities must be in compliance with the current City Surface WaterStormwater Management Manual and Regional Road
Maintenance Manual and provide all known and reasonable protection methods for the critical area.
2. The maintenance and repair of legally existing roads, structures, or facilities used in the service of the public to provide
stormwater services may occur provided such work is in compliance with the current City Surface WaterStormwater
Management Manual and Regional Road Maintenance Manual and provides all known and reasonable protection methods for
the critical area, and does not expand further into the critical area.
3. Holding basins and detention ponds that are part of the municipalities storm water system are exempt from the permit
provisions of this chapter when such holding basin andor detention ponds is controlled by an engineered outlet.

***
13.11.210 Activities Allowed with Staff Review.
A. Purpose. The purpose of this section is to allow City staff review to determine whether potential impacts to a critical area
or buffer may occur, without requiring a critical area permit. The staff review will ensure the activity meets the specific
criteria below.
B. The following activities require review by City staff. Review and authorization may occur over-the-counter or staff may
issue a letter of approval with conditions. Additional information and studies may be requested. Activities must comply with
the protective standards of this chapter and provisions of other local, state, and federal laws. Any incidental damage to, or
alteration of, a critical area shall be restored or replaced at the responsible party’s expense.
1. Emergencies. Those activities necessary to prevent an immediate threat to public health, safety, or welfare or pose an
immediate risk of damage to private property and that require remedial or preventative action in a timeframe too short to allow
for normal processing. Emergency actions that create an impact to a critical area or its buffer shall use best management
practices to address the emergency and, in addition, the action must have the least possible impact to the critical area or its
buffer.
The person or agency undertaking such action shall notify the City within one (1) working day following the commencement
of the emergency activity. The City shall determine if the action taken was within the scope of an emergency action and
following that determination, may require the action to be processed in accordance with all provisions of this chapter
including the application of appropriate permits within thirty (30) days of the impact. The emergency exemption may be
rescinded at any time upon the determination by the City that the action was not, or is no longer necessary.
After the emergency, the person or agency undertaking the action shall fully fund and conduct necessary mitigative actions
including, but not limited to, restoration and rehabilitation or other appropriate mitigation for any impacts to the critical area
and buffers resulting from the emergency action in accordance with an approved mitigation plan. All mitigation activities
must take place within one (1) year following the emergency action and impact to the critical area, or within a timeframe
approved by the City and reflected within an approved schedule. Monitoring will be required as specified in the General
Mitigation Requirements (Section 13.11.270).
2. Maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of the public may occur
following review where alteration of the critical area or buffer is unavoidable. All activities must be in compliance with the
current City Surface WaterStormwater Management Manual and Regional Road Maintenance Manual and provide all known
and reasonable protection methods for the critical area and shall not expand further into the critical area.
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***
10. Voluntary enhancement of a critical area or buffer that exceeds the provisions above in 13.11.200.B.56 may be allowed if
the activity meets the requirements of this section.

***
13.11.230 Application Submittal Requirements.
A. The purpose of information submittal and review is to require a level of study sufficient to protect critical areas and/or the
public from hazards. All information submitted shall be reviewed as to its validity and may be rejected as incomplete or
incorrect. Additional information or electronic copies of all information may be requested for review and to ensure
compliance. In the event of conflicts regarding information submitted, the Director may, at the applicant’s expense, obtain
expert services to verify information.
B. The following items are required for permit review and approval, where applicable depending upon the project and permit
type, and as determined necessary by City staff.
1. A Joint Aquatic Resource Permit Application and vicinity map for the project.
2. A surveyed site plan that includes the following:
a. Parcel line(s), north arrow, scale and two foot contours.
b. Location and square footage for existing and proposed site improvements including, utilities, stormwater and drainage
facilities, construction and clearing limits, and off-site improvements. Include the amounts and specifications for all draining,
excavation, filling, grading or dredging.
c. The location and specifications of barrier fencing, silt fencing and other erosion control measures.
d. Base flood elevation, floodplain type and boundary and floodways, if site is within a floodplain.
e. Critical Areas including all surveyed, delineated wetland boundaries, and the ordinary high water mark of any stream and
their buffers, and all Fish and Wildlife Conservation Areas (FWHCA), and any FWHCA Management Areas.
f. The square footage of the existing critical areas and buffers located on-site and the location and square footage of any
impacted areas.
g. Locations of all data collection points used for the field delineation and general location of off-site critical areas and any
buffer that extends onto the project site. Location and dominant species for significantly vegetated areas.
h. The location and square footage of impact areas, mitigation areas and remaining critical areas and buffers; including areas
proposed for buffer modification.
3. Critical Area report prepared by a qualified professional as defined in 13.11.900.Q. The analysis shall be commensurate
with the sensitivity of the critical area, relative to the scale of potential impacts and consistent with best available science. The
report must include the following where appropriate:
a. Delineation, characterization and square footage for critical areas on or within 300 feet of the project area and proposed
buffer(s). Delineation and characterization is based on the entire critical area. When a critical area is located or extends off-site
and cannot be accessed, estimate off-site conditions using the best available information and appropriate methodologies.
(1) Wetland Delineations will be conducted in accordance with the current manual designated by the Department of Ecology,
including federally approved manuals and supplements.
(2) The wetland characterization shall include physical, chemical, and biological processes performed as well as aesthetic, and
economic values and must use a method recognized by local or state agencies. Include hydrogeomorphic and Cowardin
wetland type.
(3) Ordinary high water mark determination shall be in accordance with methodology from the Department of Ecology.
(4) Priority species and habitat identification shall be prepared according to professional standards and guidance from the
Washington Department of Fish and Wildlife. Depending on the type of priority species, the review area may extend beyond
300 feet.
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b. Field data sheets for all fieldwork performed on the site. The field assessment shall identify habitat elements, rare plant
species, hydrologic information including inlet/outlets, water depths, and hydro-period patterns based on visual cues, and/or
staff/crest gage data.
c. Provide a detailed description of the project proposal including off-site improvements. Include alterations of ground or
surface water flow, clearing and grading, construction techniques, materials and equipment, and best management practices to
reduce temporary impacts.
d. Assess potential direct and indirect physical, biological, and chemical impacts as a result of the proposal. Provide the square
footage for the area of impact with the analysis. The evaluation must consider cumulative impacts.
e. Identification of priority species/habitats and any potential impacts. Incorporate Washington State Department of Fish and
Wildlife and/or US Department of Fish and Wildlife management recommendations where applicable. When required, plan
shall include at a minimum the following:
(1) Special management recommendations which have been incorporated and any other mitigation measures to minimize or
avoid impacts, including design considerations such as reducing impacts from noise and light.
(2) Ongoing management practices which will protect the priority species and/or habitat after development, including
monitoring and maintenance programs.
f. A hydrologic report or narrative demonstrating that pre and post development flows to wetlands and streams will be
maintained.
g. Runoff from pollution generating surfaces proposed to be discharged to a critical area shall receive water quality treatment
in accordance with the current City’s Surface WaterStormwater Management Manual, where applicable. Water quality
treatment and monitoring may be required irrespective of the thresholds established in the manual. Water quality treatment
shall be required for pollution generating surfaces using all known, available and reasonable methods of prevention, control
and treatment.
h. Studies of potential flood, erosion, geological or any other hazards on the site and measures to eliminate or reduce the
hazard.

***
13.11.440 Stream Standards.
A. Type F1, F2, Np, and Ns1, and Ns2 streams may be relocated or placed in culverts provided it can be demonstrated that:
1. There is no other feasible alternative route with less impact on the environment;
2. Existing location of the stream would prevent a reasonable economic use of the property;
3. No significant habitat area will be destroyed;
4. The crossing minimizes interruption of downstream movement of wood and gravel;
5. The new channel or culvert is designed and installed to allow passage of fish inhabiting or using the stream and complies
with WDFW requirements;
6. The channel or culvert also complies with the City Tacoma current Storm Wwater Management Manual.
7. The applicant will, at all times, keep the channel or culvert free of debris and sediment to allow free passage of water and
fish;

***
13.11.900 Definitions.
Words and phrases used in this chapter shall be interpreted as defined below. Where ambiguity exists, words or phrases shall
be interpreted so as to give this chapter its most reasonable application in carrying out its regulatory purpose.

***
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Hydrophytic vegetation. Macrophytic plant life growing in water or on a substrate that is at least periodically deficient in
oxygen as a result of excessive water content. The presence of hydrophytic vegetation shall be determined following the
methods described in the Washington State Wetland Identification and Delineation Manual.
Hyporheic zone. The saturated located beneath and adjacent to streams that contains some portion of surface water, serves as a
filter for nutrients, and maintains water quality.
13.11.900.I
Impervious surfaces. A hard surface that either prevents or retards the entry of water into the soil mantle as under natural
conditions prior to development or that causes water to run off the surface in greater quantities or at an increased rate of flow
from the flow present under natural conditions prior to development. Common impervious surfaces include, but are not
limited to, roof tops, walkways, patios, driveways, parking lots or storage areas, concrete or asphalt paving, gravel roads,
packed earthen materials, and oiled macadam or other surfaces which similarity impede the natural infiltration of stormwater.
A non-vegetated surface area that either prevents or retards the entry of water into the soil mantle as under natural conditions
prior to development. A non-vegetated surface area which causes water to run off the surface in greater quantities or at an
increased rate of flow from the flow present under natural conditions prior to development. Common impervious surfaces
include, but are not limited to, roof tops, walkways, patios, driveways, parking lots or storage areas, concrete or asphalt
paving, gravel roads, packed earthen materials, and oiled, macadam or other surfaces which similarly impede the natural
infiltration of stormwater.
In Lieu Fee Program. An agreement between a regulatory agency (state, federal, or local) and a single sponsor, generally a
public agency or non-profit organization. Under an in lieu fee agreement, the mitigation sponsor collects funds from an
individual or a number of individuals who are required to conduct compensatory mitigation required under a wetland
regulatory program. The sponsor may use the funds pooled from multiple permittees to create one or a number of sites under
the authority of the agreement to satisfy the permittees’ required mitigation.
In-kind compensation. To replace critical areas with substitute areas whose characteristics and functions closely approximate
those destroyed or degraded by a regulated activity. It does not mean replacement “in category.”
Infiltration. The downward entry of water into the immediate surface of the soil.
Isolated wetlands. Those wetlands that are outside of and not contiguous to any 100-year floodplain of lake, river or stream,
and have no continuous hydric soil or hydrophytic vegetation between the wetland and any surface water.

***
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Chapter 13.16
CONCURRENCY MANAGEMENT SYSTEM
Sections:
13.16.010
13.16.020
13.16.030
13.16.040
13.16.050
13.16.060
13.16.070

Intent.
Definitions.
Concurrency test.
Certificate of capacity.
Exemptions.
Facility capacity fees.
Appeals.

***
13.16.050 Exemptions.
A. No Impact. Development permits for development which creates no additional impacts on any concurrency facility are
exempt from the requirements of this chapter. Such development includes, but is not limited to:
1. Any addition or accessory structure to a residence with no change in use or increase in the number of dwelling units;
2. Interior renovations with no change in use or increase in number of dwelling units;
3. Interior completion of a structure for use(s) with the same or less intensity as the existing use or a previously approved use;
4. Replacement structure with no change in use or increase in number of dwelling units;
5. Temporary construction trailers;
6. Driveway, resurfacing within the right-of-way, driveway and/or parking lot pavingmaintenance;
7. Reroofing of structures;
8. Demolitions.

***
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Narrowmoor Addition Conservation Overlay District
Staff Analysis Report
Proposed Amendment:

Amending the Land Use Regulatory Code to create a new
conservation overlay district

Applicant:

West Slope Neighborhood Coalition

Location & Size of Area:

West Slope Neighborhood – approximately 129 acres

Current Land Use & Zoning:

R-1 View Sensitive District

Neighborhood Council Area:

West End

Staff Contact:

Reuben McKnight, Historic Preservation Officer
(253) 591-5220, reuben.mcknight@cityoftacoma.org

Date of Report:
(Planning Commission review date;
draft or final)

June 17, 2015 (The Planning Commission authorized the distribution
of the proposed amendment for public review)

I. Description of the Proposed Amendment:
1. Describe the proposed amendment, including the existing and proposed amendatory language,
if applicable.
The proposal would amend Tacoma Municipal Code (TMC), Chapter 13.07 – Landmarks and
Historic Special Review Districts, to create a new, “standalone” conservation overlay zone to be
called the “Narrowmoor Addition Conservation District.”
Under this proposal, new requirements for design review by the Landmarks Preservation Commission
would be introduced for projects involving properties within the conservation district, including:
• New construction;
• Additions to the footprints of existing houses within the district; and,
• Demolitions of existing houses within the district, where greater than 50% of the roof area or
exterior walls is removed, or the primary elevation is affected.
Additionally, new lot development standards would be added, including:
• New parcels would be required to be at least 60’ wide;
• New parcels would be required to be “through-lots,” meaning that, where the parent lot
fronted streets on its east and west property lines, the new parcel would be required to do the
same; and,
• The cumulative footprint of the primary structure, garage and accessory buildings would be
limited to 25% of the lot size.
To guide the Landmarks Commission, property owners and City staff in the implementation of these
requirements, a set of draft design guidelines has been drafted and will be adopted by the Landmarks
Commission should the district be adopted by City Council.
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2. Describe the intent of the proposed amendment and/or the reason why it is needed.
The “West Slope Neighborhood” consists of four plats and was initially established in 1941. The
proposed conservation district includes approximately 299 properties, constructed predominantly
during the 1940s through the 1960s. Most houses are simple 2 story homes (the lower floor being a
daylight basement) located on their lots to maximize views of the Tacoma Narrows.
In order to preserve the neighborhood’s views and character, the original developer established
covenants placing restrictions on the design and construction of homes within the plats. The
neighborhood organization, the West Slope Neighborhood Coalition, has faced difficulty enforcing or
amending the covenant restrictions, resulting in teardowns, out of scale development, and view
disputes.
A conservation district is an overlay zone that is designed to protect historic neighborhood character,
when a neighborhood either lacks the integrity to qualify as a historic district or doesn’t desire the
requirements that come with a historic district.
The objective of a conservation district is to protect a neighborhood from unnecessary demolition,
inappropriate new construction, and inappropriate additions. Unlike in a historic district, design
review is not required for most exterior alterations to buildings.
3. Describe the geographical areas associated with the proposed amendment. Include such
information as: location, size, parcel number(s), ownership(s), site map, site characteristics,
natural features, current and proposed Comprehensive Plan land use designations, current and
proposed zoning classifications, and other appropriate and applicable information for the
affected area and the surrounding areas.
The proposal affects 299 parcels within Narrowmoor Additions 1-4, recorded between 1944 and
1955. Most properties are single family detached dwellings on lots that are generally around 100 feet
in width, though there examples of lots as narrow as 65 feet or in excess of 150 feet in width, in
addition to several irregular lots. Most lots are between 140 feet and 200 feet in length, and most are
oriented with the long axis running east-west, fronting streets on both narrow ends. The land slopes
gently to the west, facing the Tacoma Narrows.
The zoning is R-1 Residential, Single Family and the Land Use Intensity category is Low.
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Proposed boundaries of the Narrowmoor
Addition Conservation District

Topographic map of area.

4. Provide any additional background information associated with the proposed amendment.
In 2007, the West Slope Neighborhood Coalition requested, and received, funding from City Council
to conduct a study on the appropriateness of establishing a historic district to protect the “midcentury” character of the neighborhood. The study concluded that the development pattern and scale
of the neighborhood was distinct and unique, and many of the existing homes exhibited period
elements that warranted preservation. However, based upon both neighborhood input and the
architectural survey findings, the consultant report also recommended that the City explore expanding
the conservation district tool and applying it to the West Slope Neighborhood.
Currently there are four locally designated historic special review district overlays in the City of
Tacoma and two conservation district overlays buffering historic districts:
• Union Depot/Warehouse Historic District, surrounded by the Union Station Conservation
District;
• Old City Hall Historic District;
• North Slope Historic District; and,
• Wedge Neighborhood Historic District, surrounded by the Wedge Neighborhood
Conservation District
Prior to 2011, the conservation district overlay zone was used solely as a “buffer” district, intended to
protect historic districts from architecturally incompatible development at their boundaries. However,
many cities use the conservation district tool as a heritage protection “mid-step” between fully
regulated historic districts, which generally require design review for most visible construction and
development activities, and base zoning, which generally has no discretionary design review. In the
2011 Amendment Cycle, City Council adopted the recommendation of the Planning Commission to
create a more flexible conservation district tool that allows for conservation districts to be established
with or without an associated historic district, with limited requirements for design review.
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These amendments are reflected both in the Historic Preservation Element of the Comprehensive Plan
as well as within the Land Use Regulatory Code. In general, only new construction, demolitions, and
additions require design review under the conservation district regulations in Tacoma (TMC
13.05.047).
The objective of the proposal is to maintain the historic scale and pattern of development in this
midcentury neighborhood, while allowing for architecturally compatible new development, as well as
to provide a predictable and consistent means for doing so.

II. Analysis of the Proposed Amendment:
1. How does the proposed amendment conform to applicable provisions of State statutes, case law,
regional policies, the Comprehensive Plan, and development regulations?
Land Use Regulatory Code:
The proposed conservation district has been found by the Landmarks Preservation Commission to be
consistent with the Criteria for Establishing a Conservation District, TMC 13.07.060, as follows:
1. Appropriate documentation of eligibility is readily available. Survey documentation is already
prepared or could be easily prepared by an outside party in a timely manner.
In 2009, the City contracted with a consultant to survey and make recommendations regarding a
potential historic district in the West Slope Neighborhood. The resulting “Painter Study”
documented the development history of the neighborhood and made a series of recommendations,
including the consideration of a conservation district as a land use tool that was consistent with
both the neighborhood’s significance and the desires of residents. In 2012, the West Slope
Neighborhood Coalition also retained the planning services of Baseline Engineering, which also
completed a survey of the neighborhood.
Both the Painter Study and the Baseline survey indicated that there is a prevailing character, that
taken as a whole, is distinctive from other areas in the city.
2. A demonstrated substantial number of property owners appear to support such a designation, as
evidenced by letters, petitions or feedback from public workshops.
The West Slope Neighborhood Coalition has sought feedback from residents on numerous
occasions, primarily through mass mailings and public meetings and workshops, beginning in
2009. The West Slope Neighborhood Coalition voted to initiate the application for a
conservation district in 2011, and mailing surveys were taken in 2012.
The Landmarks Commission received significant community feedback in support of the proposed
district during the course of its review, including informal feedback gathered through public
information meetings and a post card survey completed at the request of the Planning
Commission. In addition, testimony taken at a public hearing on April 8, 2015 and written
comments received during the comment period indicate a strong majority of respondents are in
support of the district.
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3. Creation of the district is compatible with and supports community and neighborhood plans.
Among other policies, the Neighborhoods Element of the Comprehensive Plan states: Explore the
potential designation of two historic districts in the Ruston/Jane Clark Park and West Slope
(Titlow/Day Island) areas (WE-1.4).
4. The area abuts another area already listed as a historic district or conservation district
This criterion is not applicable.
5. The objectives of the community cannot be adequately achieved using other land use tools.
There has been extensive discussion on this point. Modifying the view sensitive district overlay,
for example, to lower the maximum height would achieve some measure of protection for the
overall scale, look and feel of the district. However, other critical character elements, such as
massing, form, lot layout and siting would not be addressed by the VSD.
Other discussion and suggestions have included creating a new zoning district or overlay zone
with development standards tailored to the neighborhood character. Currently there are no other
mechanisms in the land use code for such an approach other than the conservation district, which
is described in the Comprehensive Plan Historic Preservation Element. Tacoma currently does
not have a design review overlay tool.
Historic Preservation Element:
The Historic Preservation Plan Element of the Comprehensive Plan includes an extensive discussion
on the role of conservation districts within an overall historic preservation framework. Policies
support utilizing the conservation district tool in coordination with historic district zoning and base
zoning. The following table from the Historic Preservation Element summarizes the “heritage
conservation system” (see following page):
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“Heritage Conservation System” Historic Preservation Element, p. 3-36

Specific language regarding Conservation Districts is found throughout the Historic Preservation
Element. In Chapter 2: Identification, the Plan anticipates both expanded use of the conservation
district tool and growing need to address Mid-Century resources, as follows (p. 2-9)
Many Structures May Be Considered as “Recent Past” Resources
20% of existing properties include structures that date from 1950 to 1969. Even the most
recent structures in this category will reach 50 years of age in 2020. This is a period of
the “recent past” that may now be considered for potential historic significance. Despite
meeting the age threshold, many of these structures may not be considered to have
historic significance. They may, however, be included in conservation districts.
The following actions and policies pertain directly to conservation districts:
Action HP-28A Revise the City’s existing conservation district tool
Redefine and revise the conservation district as a land-use planning and neighborhood character
management tool that is clearly distinguished from a historic district. In addition to its current
primary use as a buffer area around a historic district, the redefined conservation district tool
should be available for use in a wider range of circumstances. A conservation district may be
used in an area or neighborhood that does not qualify as a locally designated Tacoma historic
district. However, it should include some historic resources.
In addition to the criteria within the Tacoma Municipal Code and the Historic Preservation Element
Narrowmoor Addition Conservation District
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of the Comprehensive Plan, the following Comprehensive Plan Policies support the formation of
historic and conservation districts, generally:
Generalized Land Use Element:
Urban Aesthetics and Design
Policy LU-UAD-15 Neighborhood Design
Aid neighborhoods in preserving and enhancing their individual identity
Policy LU-UAD-30 Historic Preservation
Protect, preserve, and enhance historic resources throughout the city. Encourage appropriate
design for contemporary infill in historic and established areas of the city by use of development
standards regarding scale, rhythm, compatible materials, and streetscape. (Also see policies in the
Historic Preservation Plan Element.)
LU-RDLISFD-1 Protect and Preserve Single-Family Neighborhoods
Established, viable, single-family residential areas having uniform housing type and character
should be protected, preserved and maintained.
LU-RDLISFD-7 Recognize Existing Character
New development within identified single-family detached housing areas should be designed and
scaled to blend in with the existing or planned neighborhood character.
Neighborhoods Element:
West End
Policy WE-1.4 Historic District Designation
Explore the potential designation of two historic districts in the Ruston/Jane Clark Park and West
Slope (Titlow/Day Island) areas.
Housing Element:
Policy H-NQ-3 Historic/Cultural Amenities
Identify, protect and enhance cultural, architectural, historic and scenic resources within
residential areas. Support the rehabilitation of architecturally or historically significant homes as
well as other landmark residential and mixed-use buildings while maintaining public safety and
historic character.
2. Would the proposed amendment achieve any of the following objectives?
•
Address inconsistencies or errors in the Comprehensive Plan or development regulations;
•
Respond to changing circumstances, such as growth and development patterns, needs and
desires of the community, and the City’s capacity to provide adequate services;
•
Maintain or enhance compatibility with existing or planned land uses and the surrounding
development pattern; and/or
•
Enhance the quality of the neighborhood.
The proposed conservation district would preserve existing land uses and the historical development
pattern, with the ultimate objective of enhancing the quality of the West Slope Neighborhood.
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3. Assess the proposed amendment with the following measures: economic impact assessment,
sustainability impact assessment, health impact assessment, environmental determination,
wetland delineation study, traffic study, visual analysis, and other applicable analytical data,
research and studies.
In general, it has been demonstrated that creation of historic and conservation districts contribute to
property values and encourage investment in historic properties (see, for example, The Economic
Benefits of Historic Preservation in Washington State (2006), by the Department of Archaeology and
Historic Preservation, and The Economics of Historic Preservation – Findings (2011), by the United
States Advisory Council on Historic Preservation).
Historic preservation, with its emphasis on reuse of existing structures, is a fundamentally sustainable
development strategy, which reduces waste stream impacts from demolition and construction debris.
4. Describe the community outreach efforts conducted for the proposed amendment, and the
public comments, concerns and suggestions received.
The community outreach efforts related to this proposal have been lengthy and extensive, and have
included efforts both by the City and by the applicant, the West Slope Neighborhood Coalition. The
following summarizes these efforts:
•

The West Slope Neighborhood Coalition has sought feedback from residents on numerous
occasions, primarily through mass mailings and public meetings and workshops, beginning in
2009. The West Slope Neighborhood Coalition voted to initiate the application for a
conservation district in 2011, and mailing surveys were taken in 2012.

•

Public information meetings were held on November 18, 2014 and February 5, 2015. In both
meetings, there was general public support, although no poll was taken and there were individuals
present that were opposed to the district. Twenty (20) written comments were received between
February 11 and April 8, 2015. Of these, (12) were in support, (4) were opposed, and (4) were
written to address specific issues with the proposal and/or design guidelines. The supporting
letters included a letter from the West End Neighborhood Council. Opposing letters included a
letter from the Tacoma-Pierce County Master Builders Association.

•

The postcard survey was distributed with the public notice to property owners inside and within
400’ of the proposed boundaries, totally 1058 individual notices. By the end of the comment
period, 155 surveys had been returned, including 121 from within the proposed district
boundaries. Of those from within the proposed boundaries, 82% (99 responses) were in support of
the district, 14% (17 responses) were opposed, and 3% (4 responses) indicated “not enough
information). One person indicated “neutral.”

•

Overall, including those responses from outside the district, 76% were in favor, 15% opposed, 3%
neutral and 5% indicated “not enough information.”

•

Eighteen individuals testified at the hearing. Of these, 15 were generally in favor of the district, 2
were opposed, and 1 indicated that he was neutral but not opposed.
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Comments in support of the district frequently mentioned the following:
•
•
•
•
•
•
•

Protection from inappropriate development
Preservation of lot characteristics
Concern with, and opposition to, inappropriate subdivision of existing lots
View protection
Protection of character
Tall growing trees
Size and location of accessory buildings

Comments in opposition to the formation of the district frequently cited the following:
•
•
•
•

Over regulation and complexity involved in the design review process
The neighborhood is already adequately protected by the existing covenants, combined with the
view-sensitive overlay
The district is an attempt to force the City to enforce private covenants
The proposal is an attempt to protect private property views, not about character

5. Will the proposed amendment benefit the City as a whole? Will it adversely affect the City’s
public facilities and services? Does it bear a reasonable relationship to the public health, safety,
and welfare?
These amendments are intended to protect and enhance a Mid-Century neighborhood, reflecting a
historic time period that is underrepresented in the Tacoma Register of Historic Places. By
encouraging preservation and historically appropriate renovation, the City is promoting sustainable
building practices and reinvestment in Tacoma’s older housing stock. The design guidelines and
proposed amendments to TMC 13.07 are intended to strike a balance between preserving historical
development patterns while anticipating and encouraging additional development.

III. Staff Recommendation:
The Landmarks Preservation Commission has completed its review of the proposal and forwarded a
recommendation to the Planning Commission on May 27, 2015 (see Exhibit A). Staff recommends
that the Planning Commission conduct a public hearing on August 19, 2015 to receive public
testimony on the draft amendments to the Land Use Regulatory Code (as shown in Exhibit B) and
Draft Narrowmoor Addition Design Guidelines (Exhibit C), and keep the public hearing record open
through August 26, 2015 to accept written comments.

IV. Exhibits:
A. Landmarks Preservation Commission Letter of Recommendation and Findings, May 27, 2015
B. Proposed Amendments to the Tacoma Municipal Code, Chapter 13.07 – Landmarks and Historic
Special Review Districts
C. Draft Narrowmoor Addition Conservation District Design Guidelines
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Landmarks Preservation Commission
Planning & Development Services Department

NARROWMOOR CONSERVATION DISTRICT
FINDINGS AND RECOMMENDATIONS
At its meeting of May 27, 2015, the Landmarks Preservation Commission adopted the following
as Findings and Recommendations, regarding the proposed Narrowmoor Conservation District
Overlay Zone.
FINDINGS
1. The West Slope Neighborhood appears to meet the criteria for a conservation district, per TMC
13.07.060, as follows:
a. Appropriate documentation of eligibility is readily available. Survey documentation is
already prepared or could be easily prepared by an outside party in a timely manner.
•

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

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

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

•

The Narrowmoor Conservation District is primarily significant for the design of the
subdivision itself, including the layout of the subdivision and the effect of the
controls on its historical development, as evidenced in the covenants that
governed how the individual lots could be developed. The result is a unique
design that responds to the topographical location and does not reflect the
prevalent subdivision design models in use at the time, which was based on the
picturesque landscape traditions and Federal Housing Administration guidelines.

•

The primary significance of the residential architecture in the Narrowmoor
Conservation District concerns the placement of individual homes, which is part
of the subdivision design. The design of the entire subdivision and the design of
the individual lots is distinctive and contributes to the historic significance of this
subdivision. The architecture of the homes themselves, which display the full
range of World War II-era and post-war styles and building types, is not unique,
although many homes share certain distinctive features, which should be
preserved to the greatest extent possible. Most of the houses in the Narrowmoor
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Addition were constructed in the 1950s, although a significant number were built
in the 1940s. The Period of Significance for the development is 1944, the date
the first plat was recorded, to 1969, when architectural styles began to change.
•

c.

The Narrowmoor Addition is an established and familiar neighborhood. Like
several subdivisions in the Tacoma West Slope area, it overlooks the Tacoma
Narrows and Tacoma Narrows Bridge. It is unique, however, for the way the
subdivision and site design within individual lots was designed to respond to
views. The visual features of the subdivision include large lots; sloping lots that
are often terraced to create building sites that optimize views; low profile homes
and landscaping to protect views; and site designs that were, in the past,
controlled on a lot-by-lot basis. These characteristics, along with an overall
suburban feel to the streetscapes within the subdivision, make the Narrowmoor
Additions a unique and well known feature among Tacoma neighborhoods.

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

The West Slope Neighborhood Coalition has sought feedback from residents on
numerous occasions, primarily through mass mailings and public meetings and
workshops, beginning in 2009. The West Slope Neighborhood Coalition voted to
initiate the application for a conservation district in 2011, and mailing surveys
were taken in 2012.

•

Public information meetings were held on November 18, 2014 and February 5,
2015. In both meetings, there was general public support, although no poll was
taken and there were individuals present that were opposed to the district.
Twenty (20) written comments were received between February 11 and April 8,
2015. Of these, (12) were in support, (4) were opposed, and (4) were written to
address specific issues with the proposal and/or design guidelines. The
supporting letters included a letter from the West End Neighborhood Council.
Opposing letters included a letter from the Tacoma-Pierce County Master
Builders Association.

•

The postcard survey was distributed with the public notice to property owners
inside and within 400’ of the proposed boundaries, totally 1058 individual notices.
By the end of the comment period, 155 surveys had been returned, including 121
from within the proposed district boundaries. Of those from within the proposed
boundaries, 82% (99 responses) were in support of the district, 14% (17
responses) were opposed, and 3% (4 responses) indicated “not enough
information). One person indicated “neutral.”

•

Overall, including those responses from outside the district, 76% were in favor,
15% opposed, 3% neutral and 5% indicated “not enough information.”

•

Eighteen individuals testified at the hearing. Of these, 15 were generally in favor
of the district, 2 were opposed, and 1 indicated that he was neutral but not
opposed.

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

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

e. The area abuts another area already listed as a historic district or conservation district
• This criterion is not applicable.
f.

The objectives of the community cannot be adequately achieved using other land use
tools.
• There has been extensive discussion on this point. Modifying the view sensitive
district overlay, for example, to lower the maximum height would achieve some
measure of protection for the overall scale, look and feel of the district. However,
other critical character elements, such as massing, form, lot layout and siting
would not be addressed by the VSD.
•

Other discussion and suggestions have included creating a new zoning district or
overlay zone with development standards tailored to the neighborhood character.
Currently there are no other mechanisms in the land use code for such an
approach other than the conservation district, which is described in the
Comprehensive Plan Historic Preservation Element. Tacoma currently does not
have a design review overlay tool.

2. The proposed regulations meet the requirements of a conservation district overlay.
a. TMC 13.07.120 requires that design guidelines be adopted and maintained for
conservation districts, and that the design guidelines address height, scale, massing,
exterior cladding and materials, building form and shape, fenestration pattern and window
materials, architectural details, additions, parking, main entrances, rhythm of openings,
accessory structures, and sustainable design.
b. The proposal originally submitted by the West Slope Neighborhood Coalition in 2013 to
establish a conservation district did not provide a means to protect neighborhood
character, and was primarily limited to height restrictions, lot size, vegetation controls and
accessory buildings. Extensive discussion and input from the Commission over the
course of a year has resulted in a much more robust proposal.
c.

The Landmarks Preservation Commission, in conjunction with the West Slope
Neighborhood Coalition, has reviewed and approved a draft set of neighborhood design
guidelines at its public meetings that address as applicable the basic design guideline
requirements.

d. The recommended ordinance language requires design review for new construction,
additions to existing structures, and demolition that meets the demolition threshold
defined in the code section.
e. Scale, site design, and building placement are critical to the preservation of the character
of the proposed conservation district. The proposed guidelines will provide a measure of
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protection, while protecting the rights of property owners to have reasonably use and
enjoyment of their property.
f.

It is not the intent of the district to prohibit future development, but rather to anticipate and
guide such development. Setting a large minimum lot size, as originally proposed, could
effectively halt future development. However, the preservation of unique elements such
as “through lots” that extend from street to street is critical to the overall character of the
neighborhood.

3. During the discussion of the conservation district proposal, there were several issues that were
discussed at length. While the discussion clearly demonstrated the significance of these issues,
ultimately, they represent land use issues that are broader than the conservation district proposal
itself.
a. The historical street pattern is a significant character defining element, but the present
historical pattern may conflict with City street standards. Although streetscape is not
proposed for regulation in the conservation district recommendation because it is beyond
the typical scope of conservation district regulation, the City should explore creating a set
of standard plans that both meet City requirements for infrastructure as well as preserve
neighborhood character.
b. There is a strong desire to regulate tall trees and vegetation. It has been the City’s
position, and the Landmark Preservation Commission’s direction, that regulation of trees
is not something that can be addressed through the conservation district tool. However,
this is an issue that is important to residents in many view areas of the City, and should
be addressed on a City-wide basis. This is reflected in the Commission’s
recommendations to the Planning Commission.
c.

Issues relating to accessory structures, including maximum size, allowable number,
height and placement, were all identified as important considerations. It is critical to align
the regulations in the Land Use Code, existing neighborhood covenants, and
preservation of neighborhood character.
•

The existing regulations for height of accessory structures in the R-1 zone
appears to be compatible with neighborhood character, so no additional design
controls are proposed for height of accessory buildings within the conservation
district. Although public comment has suggested further restricting height, the
Landmarks Commission feels that additional study is needed to evaluate this
issue.

•

Size, sitting and location of accessory structures are all critical to character
within the proposed conservation district and should be included in the design
guidelines.

•

Although current zoning sets a maximum total square footage for all accessory
buildings on a single lot, there is no maximum number of accessory buildings
or garages. When combined with attached garages, this potentially could allow
a proliferation of parking structures on a residential lot, harming neighborhood
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character in many neighborhoods. The Landmarks Commission feels that this
is an issue that warrants further exploration on a citywide basis.
4. The existing private covenants in Narrowmoor Additions 1-4 provide some measures for directing
development in the proposed conservation district. It is not the intent of the conservation district
regulation to replace the covenants or to assume the role of enforcing the covenants.
a. The conservation district is intended to protect the neighborhood character as it exists
and to ensure a reasonable certainty that future development will continue to respect that
character. In doing so, the proposed controls and regulations provide guidance beyond
that found in the covenants or zoning, including exterior materials, form, scale and
massing, and site layout.
b. The proposed guidelines and ordinance will conform to both the existing private
covenants and land use regulations. Extensive discussion has occurred to identify and
resolve conflicts between those documents, and these efforts are reflected in the
recommend guideline language.
c.

The original plat documents and covenants included racially discriminatory language.
The West Slope Neighborhood Coalition states that it rejects this language and has
submitted an organizational statement to demonstrate that diversity is one of their
primary objectives. This language is redacted from modern recorded versions of the
covenants. The Landmarks Commission acknowledges this significant and shameful
history, and bases its recommendation solely on the physical characteristics of the
Narrowmoor Additions and the criteria for eligibility contained in the code.

RECOMMENDATIONS TO THE PLANNING COMMISSION
1. Establish a conservation district in the West Slope Neighborhood of Tacoma, roughly bounded by
th
the centerlines of Jackson Street to the east, South 19 Street to the south, Mountain View
Avenue and South Linden Lane on the west, and Karl Johan Drive and State Highway 16 to the
north (see accompanying map). The conservation district should be called the “Narrowmoor
Addition Conservation District” to acknowledge the historical names of the plats.
2. The conservation district should regulate development activity subject to building permit
requirements within its boundaries that includes construction of new structures, additional square
footage added to existing structures, and the demolition of existing primary structures where such
a demolition removes 50% or more of existing exterior walls, roof, or removes the primary
elevation and lot subdivision.
3. Once established, the Landmarks Preservation Commission will formally adopt and use a set of
design guidelines per TMC 13.07.120 to evaluate the appropriateness of development proposals,
and will approve, modify, or deny such approvals consistent with TMC 13.05.046 prior to the
issuance of building permits.
4. The siting characteristics and open space within the district are critical to its character, as is lot
configuration. The Landmarks Preservation Commission therefore recommends:
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•

•

•

Maximum combined lot coverage for all structures on a parcel of 25% of the parcel size.
The Landmarks Commission also recommends that this issue be examined on a broader
basis by the Planning Commission.
The prevailing lot characteristic is the “through lot,” where the lot is fronted on the east
and west ends by a north/south street. Where such a lot is subdivided, the new lots shall
maintain this pattern. Transecting a through lot to create an “upper” and “lower” lot is
contrary to the historical development pattern and should be prohibited.
Minimum lot frontage in the Conservation District for new lots should be 60 feet.

5. There is no maximum number of garages proposed for the conservation district, although the
Design Guidelines language recommended by the Landmarks Commission sets a maximum
square footage of 600 SF, with a minimum setback from the western property line of 25 feet. The
Landmarks Commission received many comments on the size, location and visual impacts of
garages in this neighborhood, and recommends that further examination of whether it would be
warranted to consider maximums for the number of garages/accessory buildings in residential
neighborhoods citywide.
6. The Landmarks Commission also received extensive comment on the impacts of tall growing
vegetation and trees on neighborhood views in this neighborhood. It is the recommendation of
the Landmarks Commission to exclude regulation of trees from the Conservation District, as it is
beyond the scope of conservation district jurisdiction. However, community concern with trees
and views appears to be significant and is likely an issue beyond the West Slope Neighborhood.
If this question is explored in the land use or another regulatory context, it should be done on a
citywide basis in View Sensitive Districts.
7. Streetscape is not recommended to be addressed in the proposed conservation district overlay or
its guidelines. However, it appears that current City standard plans for sidewalk and street design
may conflict with the historical development pattern. Although the historical condition may not be
acceptable for modern safety and accessibility standards, the Commission recommends that the
City explore the development of standard plans for Narrowmoor that meet modern requirements
while also respecting or acknowledging the historical configuration.
8. The Landmarks Commission recommends that TMC 13.06.645 (Variances) be amended to
include consideration of design guidelines and historic preservation standards for any variance
involving a property that is listed on the Tacoma Register of Historic Places, or is located within a
historic special review or conservation district overlay zone.
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Narrowmoor Addition Conservation District

PLEASE NOTE:
This language is proposed to be added to the Tacoma Municipal Code (TMC) Chapter 13.07. If the
conservation district is established, it will require design review by the Landmarks Preservation
Commission as provided for in TMC 13.05.047. Demolition review requirements are located at TMC
13.05.048.
13.07.XX1 Designation of the Narrowmoor Addition Conservation Special Review District −
Purpose.
A. In order that the West Slope neighborhood and the buildings within the neighborhood may not be
injuriously affected; to promote the public welfare; to provide for the enhancement of the residential
structures and the historic neighborhood development pattern of the West Slope, thereby contributing to
the social, cultural, and economic welfare of the citizens of Tacoma by developing an awareness of
Tacoma’s historic neighborhoods, maintaining productive and useful residential structures, and attracting
visitors and new residents to the City; and in order that a reasonable degree of control may be exercised
over the siting, development and architecture of public and private buildings erected in the West Slope
neighborhood so that the goals set forth in this section and in this chapter may be realized, there is hereby
created the Narrowmoor Conservation District, the boundaries of which are more particularly described in
Sections 13.07.XXX and 13.07.XXX TMC hereof.
B. The West Slope neighborhood and the residential development pattern therein reflect significant
aspects of Tacoma’s midcentury architecture and culture. Such historic, architectural, and cultural
significance is also reflected in the architectural cohesiveness of the neighborhood. For the foregoing
reasons, many of the features contained in the buildings and structures in the neighborhood should be
maintained and preserved.
C. Except where specifically exempted by TMC 13.07.XXX, all new construction, additions to existing
buildings and the demolition of existing residences within the conservation district boundaries is subject
to the review and approval of the Landmarks Preservation Commission prior to the initiation of work, per
TMC 13.05.046.
13.07.XX2 Designation of the of the Narrowmoor Addition Conservation Special Review District −
Findings.
A. The Narrowmoor Conservation District is primarily significant for the design of the subdivision itself,
including the layout of the subdivision and the effect of the controls on its historical development, as
evidenced in the covenants that governed how the individual lots could be developed. The result is a
unique design that responds to the topographical location and does not reflect the prevalent subdivision
design models in use at the time, which was based on the picturesque landscape traditions and Federal
Housing Administration guidelines.
B. The primary significance of the residential architecture in the Narrowmoor Conservation District
concerns the placement of individual homes, which is part of the subdivision design. The design of the
entire subdivision and the design of the individual lots is distinctive and contributes to the historic
significance of this subdivision. The architecture of the homes themselves, which display the full range of
World War II-era and post-war styles and building types, is not unique, although many homes share
certain distinctive features, which should be preserved to the greatest extent possible. Most of the houses
in the Narrowmoor Addition were constructed in the 1950s, although a significant number were built in
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the 1940s. The Period of Significance for the development is 1944, the date the first plat was recorded, to
1969, when architectural styles began to change.
C. The Narrowmoor Addition is an established and familiar neighborhood. Like several subdivisions in
the Tacoma West Slope area, it overlooks the Tacoma Narrows and Tacoma Narrows Bridge. It is unique,
however, for the way the subdivision and site design within individual lots was designed to respond to
views. The visual features of the subdivision include large lots; sloping lots that are often terraced to
create building sites that optimize views; low profile homes and landscaping to protect views; and site
designs that were, in the past, controlled on a lot-by-lot basis. These characteristics, along with an overall
suburban feel to the streetscapes within the subdivision, make the Narrowmoor Additions a unique and
well known feature among Tacoma neighborhoods.
13.07.XX3 Narrowmoor Addition Conservation Special Review District − Boundary Description.
The legal description for the Narrowmoor Conservation District is described in Ordinance No. XXX and
shall be kept on file in the City Clerk’s Office. The approximate boundaries are depicted in Map X below.
Map X: Approximate Boundaries of the Narrowmoor
Conservation Special Review District

13.07.XX4 Guidelines for building design review of the Narrowmoor Addition Conservation
District.
Pursuant to TMC 13.07.120, the Landmarks Preservation Commission shall adopt and maintain
Guidelines for building design to ensure a certainty of design quality within the Narrowmoor
Conservation District, protect the historic fabric of the district, enhance the economic vitality of the
2
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district through promotion of its architectural character, and provide a clear set of physical design
parameters for property owners, developers, designers, and public agencies. These guidelines shall be
made available to the public in electronic and printed formats.
13.07.XX5 Development Standards for the Narrowmoor Addition Conservation District.
A. Lot coverage. The cumulative footprint of the residence, garage and accessory buildings shall not
exceed 25% of the square footage of the residential lot.
B. Lot subdivision. Lot subdivisions are required to maintain a minimum lot frontage width of 60’.
Where the parent lot fronts streets on both the east and west ends of the lot, subdivision will be limited to
an east-west orientation, such that new parcels will retain historical patterns with minimum street
frontages occurring on both east and west streets, resulting in a generally rectangular lot.
13.07.XX6 Narrowmoor Addition Conservation District – Specific Exemptions
The following actions are exempt from the requirements imposed pursuant to this chapter:
A. The demolition of less than 50% of roof area or exterior walls, where the primary elevation remains
intact, is exempt from to demolition review (TMC 13.05.048), but is still subject to design review
requirements for the Conservation District per TMC 13.05.047 if an addition is made to the footprint of
the existing building.
B. Any alterations to private residential structures or property that are specifically exempted from permit
requirements in the Residential Building Code as adopted by the City.

3
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Narrowmoor Addition Conservation District Design Guidelines
I. About Design Guidelines
How will these guidelines be used? These guidelines are intended to provide information for
homeowners and the Landmarks Preservation Commission about the intent and purpose of the
Narrowmoor Addition Conservation District, as well as guidance for the review and evaluation of
proposed additions to buildings within the district, the development of new buildings, and the
demolition of existing buildings. The character of the neighborhood is embodied in its
development patterns and streetscape, and in the buildings and landscapes. These guidelines
speak to what are considered the most important and enduring characteristics of the
neighborhood.
What is design review? Design review is an approval process that certain proposed projects in the
Conservation District must complete before permits are issued and work is started. The
Landmarks Preservation Commission reviews proposed, applicable projects for consistency with
these guidelines at its regular public meetings. The Landmarks Preservation Commission may:
• Approve, approve with recommendations, or deny an addition to an existing building;
• Approve, approve with recommendations, or deny the construction of a new building; or
• Approve, approve with conditions, or deny a proposed demolition.
A Certificate of Approval is issued with Landmarks Preservation Commission approval of the
project.
Which projects require design review? If your house is located within the boundaries of the
Narrowmoor Addition Conservation District, your project will require Tacoma Landmarks
Preservation Commission review if it involves:
• An addition to the footprint of an existing house;
• Construction of a new house or accessory structure (that is subject to a building permit
requirement); or
• The demolition of 50% or greater of the exterior walls, roof or the removal of the primary
elevation of an existing house.
Proposed projects must meet the requirements outlined in these Design Guidelines to obtain a
Certificate of Approval from the Landmarks Preservation Commission. This is in contrast to
project review in a historic district, which requires design review approval by the Historic
Preservation Officer and/or the Landmarks Preservation Commission for most exterior work that
results in visual or material changes to a building, if building permits are required. Design
guidelines for a historic district are based on federal preservation standards and guidelines,
neighborhood goals, and city codes.
Which projects are exempt from design review? Projects in a Conservation District are exempt
from Landmarks Preservation Commission review if they only involve changes to the exterior of
an existing structure, provided they do not involve enlarging or demolishing an existing structure.
The following projects are exempt from review in a Conservation District:
• Remodeling an existing building, provided that it that does not involve changes to
footprint (e.g. changes to windows, siding, color changes, etc.);
• Changes to the interior of a building;
• Improvements to plumbing, sewer, electrical, and the like; and
• Improvements that do not require a building permit;
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•

Changes to landscaping.

How is the design review process conducted? Proposed changes to properties within the
Conservation District as outlined above must be transmitted to the Landmarks Preservation
Commission. Applications should include a scaled site plan with sufficient context to illustrate
the relationship of the building to neighboring buildings; scaled plans illustrating existing
conditions and proposed changes to the building; details as appropriate; specifications;
photographs; and a narrative description, as necessary. A materials board may also be requested.
The Landmarks Preservation Commission reviews applications during their regular meetings,
every second and fourth Wednesday of the month. Applications for Design Review may be
found at www.tacomaculture.org/historic/home.asp in the Design Review section.
Who approves the proposed project? The Landmarks Preservation Commission, a City-Council
appointed volunteer citizen commission, reviews and approves or denies design or demolition
applications. These design guidelines for the Narrowmoor Addition Conservation District provide
the basis for this review. Decisions by the Landmarks Preservation Commission may be appealed
by any interested party of record. Appeals are heard by the Hearings Examiner.
What other regulations apply? In addition to these Design Guidelines, the following policies
and regulations may apply to proposed projects in the Narrowmoor Addition Conservation
District:
• Controls governing the View-Sensitive Overlay District (TMC 13.06.555)
• Regulations outlined in “Landmarks and Historic Special Review Districts” (TMC
13.07.120)
• Regulations outlined in “Compatibility of Historic Standards with Zoning Development
Standards” (TMC 13.05.046)
• Underlying zoning code regulations for R1-Single-Family Dwelling District (TMC
13.06.100B1)
• Platting and Subdivision regulations (TMC 13.04), and
• Building code regulations.
Applicants should also be aware that there are existing private covenants regulating development
within the district, which may affect your project. These documents can be accessed via your
property title or the County Auditor’s office.
In the event of a conflict between Tacoma Municipal Code requirements for an area and these
design guidelines, the more restrictive requirements generally apply. If development standards as
outlined in the Residential Zoning Code conflict with these design guidelines, the Landmarks
Preservation Commission’s recommendations may prevail (TMC 13.05.046).
Contact the Historic Preservation Officer within the City of Tacoma’s Planning Services Division
when planning a project within the Narrowmoor Conservation District to confirm which
regulations apply to your project.
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II. The Narrormoor Addition’s Neighborhood Character
Location and Setting
The Narrowmoor neighborhood includes the Narrowmoor Additions #1 through #4, comprising
approximately 300 properties. The neighborhood is generally bounded by N. Terrace Drive
(including houses on both sides of the street) and 6th Avenue on the north; Jackson Avenue on the
east; S. 19th Street on the south; and N. Karl Johan Way, S. Linden Lane, and S. Mountain View
Avenue on the west.
The neighborhood is located is directly west of downtown Tacoma. It slopes down toward the
west, overlooking the Tacoma Narrows portion of Puget Sound and the Tacoma Narrows Bridge.
The Narrowmoor Addition was graded and platted in such a way that the houses are sited on a
series of terraces that parallel the water. Lots in the Narrowmoor Addition are through lots. In
other words, they are bounded on both sides by the north-south running streets. A wooded ravine
is located north of Hegra Road, extending for just one block, from Sixth Avenue to S. Jackson
Street. A second wooded ravine is located north of Narrowmoor Addition #4. Beyond this, to the
north, is Highway 16, which continues west across the Tacoma Narrows Bridge.
S. Jackson Street, which bounds the east side of the neighborhood, is a major north-south arterial.
S. Sixth Avenue, which passes between Narrowmoor Additions #1 and #4 on the east side of the
Narrowmoor neighborhood and continues west, bounding the north edge of Narrowmoor #3, is
also a major street, extending into a major east-west arterial on the plateau east of the
neighborhood. S. 19th Street is also a major east-west arterial, connecting the Narrowmoor
neighborhood with downtown Tacoma and Highway 16 on the east side of the neighborhood.
Most streets within the subdivision are two lanes, with and without curbs and no sidewalks.
Because of the lot arrangements, the blocks are long and there are few cross streets. As a result,
most of the streets run north-south, with just four internal east-west streets.
Most of the area surrounding the Narrowmoor neighborhood is in single family development,
both developed tracts and individually developed lots. Commercial development, multi-family
development, and community facilities such as schools and churches tend to be located east of
Jackson Street.
The Narrowmoor Addition neighborhood is made up exclusively of single family homes
developed on an individual basis, either by individual home owners or small-scale builders.
Houses are designed by architects, custom-designed by builders, or reflect stock plans. They
display a combination of integral and detached garages, and some have both. Additional
accessory structures include garden sheds and other small-scale structures, some temporary in
nature.
Design of the Narrowmoor Addition Subdivision
The location of the Narrowmoor Addition is unique and was clearly chosen for its excellent views
and proximity to the water. The topography was conducive to taking advantage of the views and
was further graded to enhance this. The future development was located in an area that was
largely undeveloped when Eivind Anderson bought the vacant, 259-acre property in 1943. The
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location was also desirable due to its accessibility to both the city and waterfront and recent
improvements to the approaches to the new (1940) Narrows Bridge.
The subdivision design or layout for the Narrowmoor Addition is unique. The lots are large,
averaging about 0.40 acres, and they are through lots. That is, they are bordered on both frontages
by north-south streets and have no alleys. The lot frontages average about 100’ in width. The
large size of the lots, the relatively narrow streets, and the design of the streets ensure that the
subdivision retains a ‘suburban’ rather than urban feel.
The lots themselves are terraced so that the upper, east side of the lot is high, in order to take
advantage of views to the west, and they slope down toward the westerly streets with expansive
rear yards. Some parcels are additionally terraced within the rear yard for more usable yard area.
This lower yard is accessed, in most houses, by daylight basements. Most of the houses have fullwidth decks at the main level on the west side that overlook the rear yards, and offer broad views
of the water, the Tacoma Narrows Bridge, and the mountains beyond.
The design of the Narrowmoor Addition was singularly suited to its site and the goals of the
developer, Eivind Anderson, to create spacious, view lots, aimed at a specific clientele.
Site Design
Lots in the Narrowmoor Addition are particularly generous in size; in fact, the West Slope is one
of the least densely developed areas in Tacoma. While this is a different standard than we hold
today, it is a particularly important character-defining feature of the Narrowmoor Addition. Many
of the site design characteristics that were typical for mid-twentieth-century residential
development do not hold true for the Narrowmoor Addition, due to its large, terraced lots, wide
frontages, and open views.
At mid-century residences were typically sited toward the front of the lot, to allow for more space
to the rear for recreation and relaxation. In the Narrowmoor Addition houses are sited toward the
front, high portion of the site in order access views, in addition to allowing for generous space in
the back yard. The rear yard provides space for recreation, which is augmented by the rear deck,
which also provides space for relaxing and entertaining. Creating indoor-outdoor space in the
form of courtyards and patios was an important value at mid-century in the Pacific Northwest. In
the Narrowmoor Addition, large rear deck assumes this purpose. Additionally, the rear façade of
the house is often glazed, looking out at the deck, the yard, and the view. The deck assumes the
role of the major indoor-outdoor space, which has direct access from the main level of the house.
At the lower level, daylight basements typically open up to the rear yard, also allowing for ready
access.
Front yard setbacks in the Narrowmoor Addition are established at 30’ in the original covenants.
A study of aerial photographs for the area, both historic and current, reveals that the homes were
very carefully sited with respect to the topography and took into consideration views to the west
and northwest. The overall ambience of the Narrowmoor Addition is one of openness even today,
when many home owners have added substantial fences around their properties and the
landscaping has matured. Houses and garages were historically sited at the top or front of the
lots. Buildings sited at the bottom of lots, particularly if they occur within the viewshed, can be
visually obtrusive and change the character of the street as well.
Side yards were typically minimized in mid-century development. The residences themselves
screened views to the rear yard, in part to ensure privacy. Even though the lots are very large in
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the Narrowmoor Addition, with frontages averaging 100’ in width, minimum side yard setbacks
were originally established at a relatively narrow seven feet (7’). As a result, the footprint of the
house could be placed in a way that maximized views and minimized peripheral view blockage
on neighboring lots. Privacy was not the primary concern.
Accessory structures, with the exception of garages, are prohibited in the original covenants for
the Narrowmoor Addition. One of the overriding characteristics of the Narrowmoor Addition is
that the lots are large. Originally the minimum lot size was established at 9,000 square feet or
about a quarter of an acre, and the minimum street frontage was established at 60 feet in width.
Actual lot sizes, however, are typically about 0.40 acres and lot frontages average about 100’.
Increasing the density of the subdivision by subdividing the lots, adding additional units or large
accessory units, or even enlarging the building footprint to the degree that a different relationship
is created between the residence and its neighbors alters this relationship and the character of the
neighborhood.
Historically the only secondary structures allowed in the Narrowmoor Addition were garages.
By the mid-twentieth century it was common for a house to have an integral garage or carport. In
the 1940s and early 1950s integral garages were often one-car garages. Later two-car garages
became more common. By the 1960s garages began to compete with the house in visual
dominance. The popularity of L- and U-shaped Ranch houses, and the fact that post-war
subdivision design meant that alleys had become extinct, changed the visual relationship of the
house to the street. This phenomenon has become further exacerbated by the relatively common
phenomenon of the three and even four-car garages today. The size of the lots, dual street
frontages, and slopes in the Narrowmoor Addition allow additional garages to sometimes be sited
and designed in a relatively unobtrusive manner. The size, height, and placement of the accessory
unit is important, however. If the unit is too large, too high, or its placement is insensitive to the
design of the subdivision, it can become a visual distraction that affects the character of the
streetscape and the neighborhood.
Architectural Design
The Narrowmoor Addition displays the full range of mid-century residential styles. Mid-century
styles (e.g. Ranch house, Minimal Traditional house, Modern or Contemporary house) and house
types (e.g. L-shaped Ranch house, U-shaped Ranch house, Split-level and Split-entry Ranch
house) share certain characteristics, such as an overall horizontal aspect. In subdivisions such as
Narrowmoor where each house was individually developed, individual houses reflect different
architectural styles and building types, but share underlying characteristics that associate them
with post-World War II residential development.
The overall aspect of residential design at mid-century was horizontal. This was emphasized
through the building form, the building’s relationship to the ground (entries were typically at
grade or just one or two steps above grade), the flat or low-pitched roof, deep eaves, and the
horizontal orientation of the windows. The horizontal lines were often relieved by a vertical
element such as the chimney or an entry detail, but the overall form was horizontal.
Gable and hip roofs were equally popular, although low-pitched roofs were the norm in either
case. Flat roofs could be found on Modern (sometimes called Contemporary) or International
Style homes. Roofs that telescoped into each other were particularly popular for Ramblers, or
houses that were set into and responded to the topography of their site, but this style is rarely
found in Narrowmoor. Rather, houses in the Narrowmoor Addition respond to the topography by
setting the basement level into the slope of the hill such that the main floor meets grade at the
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upper level, at the east side of the lot. Roof ridges tend display a straight horizontal line in
Narrowmoor, without much variation, and houses are one story high with a relatively low
ridgeline.
The horizontal emphasis and low-slung appearance of the classic Ranch house, as well as other
mid-century styles, is particularly characteristic of the Narrowmoor Addition. Second stories
(excluding daylight basements) are prohibited by the original covenants (note that the houses
were actually called two-story houses; today we say they are one story with a daylight basement).
This maintained the overall ambience of the subdivision and also minimized view blockage.
Architectural Features
An overriding characteristic of design at mid-century was asymmetry. This was carried out in the
composition of the building, or the arrangement of the various design features, including
fenestration patterns. A symmetrical entry was uncommon, and the private wings of the house
often visually balanced the public wings, in terms of overall design. This design characteristic can
be seen in virtually all the Narrowmoor Addition residences that have not been altered.
Privacy was an important value at mid-century, translated in both site and building design. Front
windows on houses were minimized or placed high on the front façade. Windows and doors
facing onto the outdoor areas to the rear of the house, in contrast, were often very large,
displaying walls of glass. This is very true of the Narrowmoor Addition. However, the same level
of privacy often seen in mid-century design was historically not typical in the Narrowmoor
Addition. The highly glazed rear facades of the houses, the large rear decks overlooking the rear
yards, and the relatively open rear yards made for a much more public ambience in early years.
The front facades of the buildings still maintained the sense of privacy typical of mid-century
residences. The fact that the lots are large ensured a certain amount of privacy, however. It may
be that the deep setback of the house from the lower street ensured a certain amount of privacy in
itself. Or it may be that the relative homogeneity of the subdivision made privacy less of a
concern. This lack of concern for privacy – or perhaps security - has apparently changed today, as
many more properties display high fences, hedges, and other features that alter the historic
openness of the subdivision.
Windows in mid-century residences typically had a horizontal orientation. They were larger than
in previous eras, based on new forms of glass production. Large fixed windows are particularly
prevalent in the Narrowmoor Addition, as most residences were built here because of the views.
Typical windows from the time are a combination of fixed and casement; sliding glass windows
(particularly in later years); wood-frame fixed windows; and, more rarely, glass block. Most
houses display a combination of these window types, typically large, fixed windows in public
areas and horizontal fixed-and-casement windows for bedrooms and the like. (Note however that
some Minimal Traditional and earlier architectural styles incorporated double-hung windows and
windows with a more vertical orientation.)
Because a wide range of modern styles occur within the Narrowmoor Addition, a relatively wide
range of stylistic features is present. Architectural detailing might consist of rustic features such
as diamond-pane windows, angled brackets, and shutters on traditional Ranch houses, or minimal
window surrounds, narrow fascia, and the other minimalist details of the contemporary Ranch or
Modern house. Broad chimneys were particularly popular at mid-century. They provided a visual
counterpoint to the horizontal orientation of the overall building form and signaled the presence
of a fireplace wall or a central hearth on the interior, another characteristic design feature at this
time. Broad chimneys, either on endwalls or the building interior, are commonly seen in the
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Narrowmoor Addition. As in many mid-century developments, design composition and materials
are more important than architectural features per se, providing color, texture, pattern and an
overall sense of proportion appropriate to the prevalent styles.
Materials
Most mid-century residences in the Pacific Northwest are wood-frame construction, although a
few of the buildings in the Narrowmoor Addition are actually concrete block masonry. Again,
because of the variety of mid-century styles in the Narrowmoor Addition, many different exterior
materials are seen. However, brick is particularly popular and characteristic of the neighborhood.
Additional typical cladding for residences in Narrowmoor included wide clapboard, board-andbatten siding, vertically-grained wood sheathing, vertical board, brick masonry, brick veneer, and
stone or synthetic stone veneer. Wood shingle siding is not seen in the Narrowmoor Addition.
Asbestos shingle siding that was designed to imitate striated cedar shingle siding became popular
in about the 1940s and can be found in the neighborhood. Materials that were not typical in the
Pacific Northwest included stucco and stone masonry. Aluminum cladding became popular
during the mid-century era. Vinyl siding, which has replaced aluminum siding in popularity, is a
more contemporary phenomenon. These latter materials do not convey the same level of quality
and permanence as materials historically used in the Narrowmoor Addition.
Composition or asphalt shingle roofs were common at mid-century. Wood shingle cladding for
roofs was popular for its ‘rustic’ appearance, but is rarer today. Some contemporary synthetic
materials are able to emulate this highly textured appearance. A built-up roof with a gravel finish
was a popular roof finish at mid-century, particularly for flat or very low-pitched roofs, and can
still be seen in the neighborhood. Metal roofs were not used and are generally considered
architecturally inappropriate for mid-century residences. Clay tile was not common in the Pacific
Northwest or Narrowmoor, but may be present in isolated cases.
Foundations for mid-century residences were almost always concrete. A perimeter concrete
foundation was common for areas with some change in elevation, in contrast to a slab foundation,
which could be used in areas with flat grades. A perimeter concrete foundation is the most
common foundation in the Narrowmoor Addition, due to the daylight basements that are built
into the hillside on the east side of the lot.
Original window frames in the Narrowmoor Addition might be wood, aluminum or steel. Steel
frames were popular in the 1930s through the 1950s, but less so in the Pacific Northwest, with its
damp climate. Aluminum frame windows became popular in the late 1950s and early 1960s.
Wood frames remained popular, particularly for fixed lights, throughout the era. Vinyl window
frames are a relatively recent development and detract from a building, particularly a mid-century
building. They also do not have the same degree of quality and permanence seen in older
structures.
Landscape Design
Overall building form at mid-century emphasized the horizontal. Site design was important, as
was a transparent open relationship between indoor and outdoor space. Buildings were often sited
at grade in order to facilitate the connection between the two. In the Pacific Northwest in
particular, yards were often not particularly ‘manicured.’ Planting might be lush, but it often
included native materials or possibly some specimen plantings with an Asian influence such as
Japanese maple trees. Small entry courtyards with a decidedly Asian flavor were very popular.
Indoor-outdoor spaces were also provided in the form of interior or sheltered courtyards. Entries
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were typically subtly emphasized with a few plantings or hardscape features, a change in the
roofline or a skylight. Houses did not display the prominent entries seen in earlier architectural
styles.
Historically only small trees, such as fruit trees, were allowed in the Narrowmoor Addition, in
order to prevent view blockage. Today tall trees are uncommon in Narrowmoor, but dense and/or
tall hedges do occur, which is not consistent with the historical character of Narrowmoor, these
guidelines do not address vegetation in the District, which is addressed by other regulations.
These are typical landscape design elements and characteristics in the Pacific Northwest, which
are also seen in the Narrowmoor Addition, but they do not necessarily characterize the area as a
whole. There is a broad range of modern residential styles and forms in the Narrowmoor
Addition, and landscape design in the subdivision echoes this diversity. Another reason for the
variety in the neighborhood is likely that the yards are so expansive and the views so dramatic
that it was not necessary to incorporate smaller-scaled indoor-outdoor elements to ‘bring the
outdoors in.’ The outdoor space is already such a dominant feature in the subdivision that it may
have been unnecessary to further enhance it.
Fences of vertical board or horizontal split rail wood were relatively common at mid-century.
The use of wood complemented the ‘western’ theme of a traditional Ranch house. Other materials
were used at mid-century to complement the contemporary Ranch house. In the 1960s, decorative
concrete screen walls became popular.
The Narrowmoor Addition is unique for the fact that back decks augment the rear yard and are
used for outdoor space because of the views. The rear yard is also oriented toward the view.
Activities in the Narrowmoor Addition definitely take place in the rear yard and on the rear deck.
It appears, however, that historically the rear yards were relatively open. There were no
prohibitions against fences in the covenants for the Narrowmoor Addition, but nonetheless it
appears that the popularity of monumental fences and very deep and/or high hedges is a relatively
recent phenomenon in the subdivision.
In Narrowmoor Additions #2 and #3 language in the covenants prohibits trees that would obstruct
the view: “No tall growing trees such as Southern Poplar, Maple or other similar species that
would obstruct the panoramic view of the Sound shall be permitted to grow west of Fairview
Drive.” The on-going influence of this covenant can still be seen in the subdivision. Small fruit
trees, not typical of ordinary suburban developments, can still occasionally be seen today. Also
seen today are dense hedges of arborvitae and the like, which was not characteristic of the earlier
landscape.
With the exception of this singular characteristic, few generalizations can be made about
landscape design characteristics in the Narrowmoor Addition, other than the fact that landscaping
tends to be well-kept, in keeping with the overall ambience of the subdivision.

For more information about the history of the Narrowmoor Addition
and the architectural traditions seen in the neighborhood see
Tacoma West Slope Historic District Development Project
Historic Resource Survey Report
Painter Preservation & Planning
December 2010
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Narrowmoor Addition Conservation District Design Guidelines
III. Design Guidelines
A. Guidelines for Additions
Site Design
Additions to a residence should, to the extent possible, occupy the same general area as the
primary residence on the subject parcel, which is typically the upper or east-to-central location in
the parcel and should maintain a setback of 30’ from the front property line. Additions should
respect the orientation of the main residence.

Building Height and Scale
Primary buildings (residences) in the Narrowmoor Addition Conservation District shall consist of
a maximum of one story above a daylight basement level for new construction. Where a daylight
basement is incorporated into the design of a residence, the daylight basement shall be exposed
only on the western/downhill frontage and be located below grade on the eastern frontage.
Primary entrances to structures shall be located at or near grade on the eastern frontage.
New additions shall not exceed the height or building square footage of the primary structure,
provided that the height of the primary structure is one story above a daylight basement, and shall
respect the scale of the historic building on the site, as well as the scale of unaltered buildings in
the immediate neighborhood. New additions on buildings that exceed one story shall comply with
the guidelines for new construction and generally be no higher than the average roofline of the
primary structures on adjacent properties.
Height shall be determined consistent with the means provided in the definitions section. If this
is not feasible, the applicant shall propose an alternative means for accurately determining height
subject to approval by the Landmarks Preservation Commission. Exceptions to the height
requirement may be made by the Commission if the applicant can demonstrate that, because of
special circumstances not applicable to other properties or buildings, including size, shape,
design, topography, location, or surroundings, additional height will not be out of scale with the
surrounding context.

Building Form and Massing
Historically houses in Narrowmoor displayed relatively simple forms, with rectangular, Ushaped, or L-shaped footprints. A few have wings that extend at oblique angles from the main
mass. Houses typically have gable or hip roofs with a relatively low pitch; a few have flat roofs.
These same patterns should be repeated in new additions to primary buildings in the Narrowmoor
Addition.
Historically, massing on houses in the Narrowmoor Addition was also simple. New additions
shall respect historic building forms, avoiding steeply pitched roofs; complex massing; overly
complex rooflines; and multiple wings and extensions (although courtyards and attached garages
were common and generally do not affect massing).
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Exterior Cladding and Materials
Exterior cladding for new additions should reflect the same level of quality and permanence as
materials historically used in the Narrowmoor Addition, and should be consistent with the quality
of materials on the main body of the house.
Typical exterior cladding materials in the Narrowmoor neighborhood include wide clapboard,
board-and-batten siding, vertically-grained wood sheathing, vertical board, brick masonry, brick
veneer, and stone or synthetic stone veneer. Striated cedar shingle siding and asbestos shingle
siding designed to imitate this material is occasionally seen. Stucco and materials that imitate
stucco was used occasionally and may be appropriate depending on the style of the building. All
these materials are acceptable for additions in the Narrowmoor Addition. Aluminum siding
(occasionally seen on historical buildings) and vinyl siding are prohibited. Synthetic board siding,
cementitious board siding, and other synthetics or composites are discouraged but may be
acceptable under certain limited circumstances, where it can be demonstrated that the new
material meets or exceeds the existing material in visual quality and life expectancy. Accent
materials in the Narrowmoor Addition historically included most of the materials noted above.
Accent materials should reflect the same level of quality as the materials on the main body of the
building.
Materials on new additions should be compatible with those on the main body of the house, but
need not repeat the same materials. However, where the existing exterior material palette on the
main body of the house departs from the guidelines above, the Commission may apply the above
requirements with flexibility for the purpose of visual continuity.
Roofs shall be of muted tones, and generally of non-reflective materials.
Fenestration Patterns and Windows
Fenestration patterns are key character-defining features in the Narrowmoor Addition.
Historically, most windows had a horizontal orientation, reinforcing the overall building form and
reflecting the styles of the time. Alternatively, banks of windows could convey a similar feeling.
Historically, windows on the front façade of houses in Narrowmoor were typically small and
often placed high under the eaves, while windows on the rear, west façade were large, creating an
almost a curtain wall effect in some cases. Common window types were fixed pane picture
windows and fixed pane and casement windows for bedrooms and the like. Sliding windows are
seen in some instances. Windows for new additions should respect historical patterns of
fenestration. Vertically oriented, two-light sliding windows should be avoided, as should
windows with false grids sandwiched between thermal panes. Where divided light windows are
desired, they should be external grid simulated divided light or true divided light windows.
Window frame materials are an important element of historical character. Materials such as
wood, aluminum, and other metals were used historically and are considered the most
appropriate. Newer materials and composites such as fiberglass may be architecturally
appropriate where the new material meets or exceeds the existing material in visual quality and
life expectancy. Although vinyl-frame windows are permitted, generally this is not considered an
historically appropriate material for midcentury homes.
Egress requirements in modern building code may require larger window openings or lower sill
heights than typically seen on the front façade of historic homes in the Narrowmoor Addition.
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Where such instances occur, the Commission shall exercise flexibility in the application of this
guideline.
Doors and Entries
Entries on mid-twentieth century residences were often subtle and rarely centrally placed.
Entrances could occur under an overhang on Ranch houses or be preceded by an entry court in a
Modern house. They were sometimes accented by special features such as a change in the
roofline or a skylight. Entry doors were typically flush, sometimes with square or rectangular
accent windows. A rustic Ranch house might have diamond-pane windows and panel detailing.
Doors could also have sidelights, panels of translucent glass to one side, and/or transom windows.
The primary goal of doors and entries in new additions is to retain the same level of restraint and
subtlety as doors and entries in historical residences in Narrowmoor. Doors and entries on new
additions should not visually ‘compete’ with the main entry.

Architectural Details
Architectural features on mid-century residences tended to be subtle. Materials themselves were
considered ‘decorative’ and their combination was often an architectural feature. Examples
include the use of clinker brick or Roman brick or a combination of wood cladding and brick
veneer for a decorative effect. Conversely, the composition of windows and solid panels might be
considered ‘decorative’ on a Modern structure. Some Rustic Ranch houses have angled brackets
supporting the porch roof and diamond-pane windows, while a Colonial Ranch house might have
post supports at the front porch and shutters on the windows. Nonetheless, architectural detailing
in mid-century residences was often limited and subdued. Architectural detailing on new
additions should be compatible with detailing on the main body of the building, but need not
repeat the same detailing.
Chimneys on mid-century residences were typically masonry construction and broad, with a
rectangular footprint. They were focal points on the building. This should continue to be the case
for new additions. A new chimney or chimney stack should not, however compete visually with
the primary chimney.
Large decks are a common feature in the Narrowmoor Addition. The design of balustrades should
be simple and straight-forward. Highly decorative or massive railings should be avoided.
Permanent exterior accessory items that extend above the allowable roof height should be
avoided.
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B. Guidelines for New Construction
Site Design
A new residence shall occupy the same general location as the historical residence on the subject
parcel, which is typically the upper or east-to-central portion of the parcel and respects the
historical setback of 30’ from the front property line. New houses should be oriented as they were
historically, with the primary entrance on the east side, and the rear façade facing west.
New accessory structures shall, to the extent possible, respect historical development patterns in
the Narrowmoor Addition, which placed buildings at the upper or east side of the parcel.
Alternatively, accessory structures may be sited within the lot such that the visibility of their
profiles from neighboring parcels is minimized (see “Accessory Buildings” for additional
guidance).
Building Height and Scale
Primary buildings (residences) in the Narrowmoor Addition Conservation District shall consist of
a maximum of one story above a daylight basement level for new construction. Where a daylight
basement is incorporated into the design of a residence, the daylight basement shall be exposed
only on the western/downhill frontage and below grade on the eastern frontage. Primary
entrances to structures shall be located at or near grade on the eastern frontage. To the extent
possible, new construction will respect the historical height and scale of the historic building on
the site.
Building heights for new construction in the Narrowmoor Addition shall be restricted to no taller
in height than existing ridgelines/rooflines. New construction shall be no higher than the average
roofline of the primary structures on adjacent properties, provided these structures are
representative of original Narrowmoor construction from the period of significance (1944 until
1969). If an adjacent structure has been altered in a manner that increased its roof height, the
nearest residence representative of original construction shall be used for the measurement.
Height shall be determined consistent with the means provided in the definitions section. If this
is not feasible, the applicant shall propose an alternative means for accurately determining height
subject to approval by the Landmarks Preservation Commission. Exceptions to the height
requirement may be made by the Commission if the applicant can demonstrate that, because of
special circumstances not applicable to other property or facilities, including size, shape, design,
topography, location, or surroundings, additional height will not be out of scale with the
surrounding context.
Building scale shall respect historical patterns, with houses occupying the east side or central
portion of the lot.
Building Form and Massing
Historically houses in Narrowmoor displayed relatively simple forms, with rectangular, Ushaped, or L-shaped footprints. A few have wings that extend at oblique angles from the main
mass. Houses typically have gable or hip roofs with a relatively low pitch; a few have flat roofs.
Eaves may be narrow or deep, depending on the architectural style of the house; mansard roofs or
other unusual or overly complex rooflines should be avoided.
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Historically, massing on houses in the Narrowmoor Addition was also simple. New construction
shall respect historic buildings forms, avoiding steeply pitched roofs; complex massing; overly
complex rooflines; and multiple wings and extensions (although courtyards and attached garages
were common and generally do not affect massing).
Exterior Cladding and Materials
Exterior cladding for new construction should reflect the same level of quality and permanence as
the materials historically used in the Narrowmoor Addition. Typical exterior cladding materials in
the neighborhood include wide clapboard, board-and-batten siding, vertically-grained wood
sheathing, vertical board, brick masonry, brick veneer, and stone or synthetic stone veneer.
Striated cedar shingle siding and asbestos shingle siding designed to imitate this material is
occasionally seen. Stucco and materials that imitate stucco was used occasionally and may be
appropriate depending on the style of the building. All these materials are acceptable for new
construction in the Narrowmoor Addition. Aluminum siding (occasionally seen on historical
buildings) and vinyl siding for new construction are prohibited. Synthetic board siding,
cementitious board siding, and other synthetics or composites are discouraged but may be
acceptable under certain limited circumstances, where it can be demonstrated new material meets
or exceeds the existing material in visual quality and life expectancy.
Accent materials in the Narrowmoor Addition historically included most of the materials noted
above. Accent materials for new construction should reflect the same level of quality as materials
on the main body of the building.
Roofs shall be of muted tones, and generally of non-reflective materials.
Fenestration Patterns and Windows
Fenestration patterns are key character-defining features in the Narrowmoor Addition.
Historically, most windows had a horizontal orientation, reinforcing the overall building form and
reflecting the styles of the time. Alternatively, banks of windows could convey a similar feeling.
Historically, windows on the front façade of houses in Narrowmoor were somewhat limited and
often placed high under the eaves, while windows on the rear, west façade were large, creating
almost a curtain wall effect in some cases. Common window types were fixed pane picture
windows and fixed pane and casement windows for bedrooms and the like. Sliding windows are
seen in some instances. Windows on new construction should respect historical patterns of
fenestration. Vertically oriented, two-light sliding windows should be avoided, as should
windows with false grids sandwiched between thermal panes. Where divided light windows are
desired, they should be external grid simulated divided light or true divided light windows.
Window frame materials are an important element of historical character. Materials such as
wood, aluminum, and other metals were used historically and are considered the most
appropriate. Newer materials and composites such as fiberglass may be architecturally
appropriate where the new material meets or exceeds the existing material in visual quality and
life expectancy. Although vinyl-frame windows are permitted, generally this is not considered an
historically appropriate material for midcentury homes.
Egress requirements in modern building code may require larger window openings or lower sill
heights than typically seen on the front façade of historic homes in the Narrowmoor Addition.
Where such instances are identified, the Commission shall exercise flexibility in the application
of this guideline.
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Doors and Entries
Entries on mid-twentieth century residences were often subtle and rarely centrally placed.
Entrances could occur under an overhang on Ranch houses or preceded by an entry court on
Modern house. They were sometimes accented by special features such as a change in the
roofline or a skylight. Entry doors were typically flush, sometimes with square or rectangular
accent windows. A rustic Ranch house might have diamond-pane windows and panel detailing.
Doors could also have sidelights, panels of translucent glass to one side, and transom windows.
The primary goal of doors and entries in new construction is to retain the same level of restraint
and subtlety as doors and entries in historical residences in Narrowmoor.
Architectural Details
Architectural features on mid-century residences tended to be subtle. Materials themselves were
considered ‘decorative’ and their combination was often an architectural feature. Examples
include the use of clinker brick or Roman brick or a combination of wood cladding and brick
veneer for a decorative effect. Conversely, the composition of windows and solid panels might be
considered ‘decorative’ on a Modern structure. Some Rustic Ranch houses have angled brackets
supporting the porch roof and diamond-pane windows, while a Colonial Ranch house might have
post supports at the front porch and shutters on the windows. Nonetheless, architectural detailing
in mid-century residences was often limited and subdued. New construction should respect this
historical pattern.
Chimneys on mid-century residences were typically masonry construction and broad, with a
rectangular footprint. They were focal points on the building. This should continue to be the case
for new construction. A new chimney or chimney stack should not, however compete visually
with the primary chimney.
Large decks are a common feature in the Narrowmoor Addition. The design of balustrades should
be simple and straight-forward. Highly decorative or massive railings should be avoided.
Exterior accessory items that extend above the allowable roof height should be avoided.
Accessory Structures and Parking
Attached garages are historically the primary type of garage in the district and are generally
preferred. Detached accessory buildings, including garages, should not exceed 600 square feet
with a ridgeline or roofline no greater than 15’ in height. Garages may be located on the
upper/east side, and accessed from the east side of the property, or be accessed from the
downhill/western side of the lot. For garages accessed from the western (downslope) side of the
lot, no garage shall be located closer than 25 feet from the property line adjacent to the right of
way. Driveway width should be no greater than 20 feet. Detached accessory buildings should be
employ exterior cladding materials that are compatible with the main residence. Where possible,
it is highly encouraged that property owners utilize the topography of the area to reduce the visual
intrusiveness of accessory buildings by excavating into the hillside and constructing such
buildings into the slope.
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C. Guidelines for Demolition
It is the policy of the City of Tacoma that the demolition of historically significant properties
should be avoided whenever possible. Demolition of primary structures within the Conservation
District requires the approval of the Landmarks Preservation Commission.
The process for obtaining a demolition approval is outlined in TMC 13.05.047(5).
An application detailing the physical aspects of the property, a historical overview, and any plans
for future redevelopment is required. Additionally, a professionally prepared narrative that
outlines the architectural, historical, and/or cultural significance of the property and a discussion
of its physical condition is required (TMC 13.05.048). These materials will be used by the
Landmarks Preservation Commission in making their findings on the proposal and in their
decision to approve or deny the demolition. The Landmarks Preservation Commission will also
require information about the future plans for the property, including the design, financing, and
construction timeline for any replacement structure that is planned in place of the demolished
building, which is in turn subject to the provisions of these Design Guidelines.
Whether the existing building was considered a Contributing or Non-contributing structure in the
survey of the neighborhood should be taken into consideration, but does not affect the
information that is required for Commission review of the proposal, or the final decision.
Application materials should explain the importance (or lack of importance) of the building
within the context of the Narrowmoor Addition’s history and significant physical characteristics.
This information will assist the Landmarks Preservation Commission in making their decisions.
Properties for which a Certificate of Approval for demolition is granted are required to provide
mitigation for the demolition of the building, including physical documentation; commitment to
constructing an approved replacement structure, if applicable; and any additional mitigation that
may be recommended by the Landmarks Preservation Commission (TMC 13.05.048 (C)).
The following demolition proposals are exempted from the above requirements:
• Demolition of accessory buildings, including garages and other outbuildings, and
noncontributing later additions to historic buildings, and where the accessory building or
addition is not considered historically significant in itself;
• Demolition work on the interior of a building; and
• Buildings that have been specifically identified by the Landmarks Preservation
Commission as non-contributing to the Narrowmoor Addition Conservation District at
the preliminary meeting, provided that a timeline, financing, and design for a suitable
replacement structure have been approved by the Landmarks Preservation Commission,
• The demolition of less than 50% of roof area or exterior walls, where the primary
elevation remains intact (TMC 13.07.XX5).
Note that a historic survey on the subject property may recommend that it is eligible for listing on
the Tacoma Register of Historic Places due to its association with persons significant to the
history of Tacoma or the region, or for its architectural design, or as the work of a master
architect or builder. The Tacoma Landmarks Preservation Commission makes the final
determination on the eligibility of a property for listing on the Tacoma Register.
Demolition decisions are appealed to the Hearing Examiner.
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Appendix A: List of Properties in the Narrowmoor Addition
Parcel
6235200210
6235200330
6235200010
6235200440
6235200440
6235200560
6235200030
6235200220
6235200230
6235200130
6235200340
6235200450
6235200570
6235200040
6235200142
6235200350
6235200460
6235200460
6235200050
6235200240
6235200360
6235200580
6235200150
6235200470
6235200250
6235200060
6235200370
6235200370
6235200593
6235200260
6235200160
6235200070
6235200600
6235200380
6235200480
6235200270
6235200490
6235200610
6235200080
6235200390
6235200620
6235200620
6235200170
6235200500
6235200280
6235200090
6235200630
6235200100
6235200100
6235200400
6235200510
6235200510
6235200290
6235200180

Year Built
1951
1952
2001
1956
2003
1950
1949
1950
1962
1951
1949
1949
1951
1951
1981
1955
1950
2008
1950
1955
1948
1958
1949
1951
1952
1947
1950
1970
1951
1949
1953
1957
1949
1950
1969
1949
1956
1950
1951
1950
1950
1950
1951
1950
1949
1950
1951
1967
2003
1960
1949
1947
1949
1950

Address
1202 S AURORA AV
1202 S FERNSIDE DR
1202 S JACKSON AV
1202 S KARL JOHAN AV
1202 S KARL JOHAN AV
1202 VENTURA DR
1205 S FAIRVIEW DR
1206 S AURORA AV
1212 S AURORA AV
1212 S FAIRVIEW DR
1212 S FERNSIDE DR
1212 S KARL JOHAN AV
1212 VENTURA DR
1215 S FAIRVIEW DR
1216 S FAIRVIEW DR
1216 S FERNSIDE DR
1216 S KARL JOHAN AV
1216 S KARL JOHAN AV
1217 S FAIRVIEW DR
1220 S AURORA AV
1220 S FERNSIDE DR
1220 VENTURA DR
1222 S FAIRVIEW DR
1222 S KARL JOHAN AV
1224 S AURORA AV
1226 S JACKSON AV
1228 S FERNSIDE DR
1228 S FERNSIDE DR
1228 VENTURA DR
1230 S AURORA AV
1232 S FAIRVIEW DR
1232 S JACKSON AV
1232 VENTURA DR
1234 S FERNSIDE DR
1234 S KARL JOHAN AV
1237 S FERNSIDE DR
1238 S KARL JOHAN AV
1238 VENTURA DR
1240 S JACKSON AV
1242 S FERNSIDE DR
1242 VENTURA DR
1242 VENTURA DR
1244 S FAIRVIEW DR
1244 S KARL JOHAN AV
1245 S FERNSIDE DR
1246 S JACKSON AV
1248 VENTURA DR
1250 S JACKSON AV
1250 S JACKSON AV
1252 S FERNSIDE DR
1252 S KARL JOHAN AV
1252 S KARL JOHAN AV
1253 S FERNSIDE DR
1254 S FAIRVIEW DR
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6235200110
6235200420
6235200520
6235200640
6235200300
6235200190
6235200650
6235200310
6235200120
6235200540
6235200200
6235200320
6235200430
6235200660
6235300130
6235300180
6235300230
6235300291
6235300012
6235300070
6235300011
6235300301
6235300240
6235300140
6235300190
6235300020
6235300310
6235300150
6235300080
6235300080
6235300030
6235300250
6235300200
6235300200
6235300160
6235300090
6235300040
6235300320
6235300260
6235300100
6235300210
6235300210
6235300330
6235300053
6235300054
6235300170
6235300110
6235300340
6235300220
6235300220
6235300220
6235300270
6235300270
6235300120
6235300350
6235300501
6235300420
6235300570

1961
1974
1949
1951
1949
1949
1976
1948
1950
1951
1948
1948
1952
1961
2006
1952
1951
1951
1997
1951
1950
1976
1951
1951
1952
1952
1971
1984
1951
1988
1950
1957
1953
2005
1951
1951
1949
1974
1950
1951
1949
1949
1949
2006
2006
1949
1950
1950
1955
1955
2003
1951
1951
1952
1955
1973
2007
1963

1256 S JACKSON AV
1258 S FERNSIDE DR
1260 S KARL JOHAN AV
1260 VENTURA DR
1261 S FERNSIDE DR
1262 S FAIRVIEW DR
1266 VENTURA DR
1267 S FERNSIDE DR
1268 S JACKSON AV
1268 S KARL JOHAN AV
1270 S FAIRVIEW DR
1273 S FERNSIDE DR
1274 S FERNSIDE DR
1274 VENTURA DR
1502 S AURORA AV
1502 S FERNSIDE DR
1502 S KARL JOHAN AV
1502 S VENTURA DR
1505 S FAIRVIEW DR
1506 S FAIRVIEW DR
1506 S JACKSON AV
1510 VENTURA DR
1512 S KARL JOHAN AV
1514 S AURORA AV
1514 S FERNSIDE DR
1514 S JACKSON AV
1518 VENTURA DR
1520 S AURORA AV
1520 S FAIRVIEW DR
1520 S FAIRVIEW DR
1520 S JACKSON AV
1520 S KARL JOHAN AV
1522 S FERNSIDE DR
1522 S FERNSIDE DR
1524 S AURORA AV
1524 S FAIRVIEW DR
1526 S JACKSON AV
1526 VENTURA DR
1528 S KARL JOHAN AV
1530 S FAIRVIEW DR
1530 S FERNSIDE DR
1530 S FERNSIDE DR
1530 VENTURA DR
1531 S FAIRVIEW DR
1532 S JACKSON AVE
1534 S AURORA AV
1534 S FAIRVIEW DR
1534 VENTURA DR
1536 S FERNSIDE DR
1536 S FERNSIDE DR
1536 S FERNSIDE DR
1536 S KARL JOHAN AV
1536 S KARL JOHAN AV
1540 S FAIRVIEW DR
1540 VENTURA DR
1702 S AURORA AV
1702 S FAIRVIEW DR
1702 S FERNSIDE DR
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6235300360
6235300650
6235300730
6235300510
6235300430
6235300370
6235300580
6235300661
6235300440
6235300740
6235300520
6235300380
6235300450
6235300590
6235300672
6235300600
6235300390
6235300750
6235300530
6235300610
6235300680
6235300460
6235300400
6235300760
6235300540
6235300620
6235300690
6235300470
6235300410
6235300770
6235300630
6235300700
6235300550
6235300480
6235300710
6235300780
6235300805
6235300805
6235300560
6235300490
6235300640
6235300792
6235300720
6235300830
6235300860
6235300801
6235300870
6235300804
6235300810
6235300810
6235400330
6235400130
6235000063
6235000062
6235000062
6235000160
6235400180
6235000150

1956
1961
2008
1954
1958
1955
1956
1961
1959
2006
1957
1951
1954
1960
1974
1962
1950
1953
1954
1964
1962
1953
1952
1955
1965
1974
1961
1953
1952
1961
1967
1972
1967
1954
1972
1962
1994
1994
1960
1954
1976
1968
1973
1975
1958
1960
1955
2002
1989
1989
2005
1954
2004
1946
1946
1947
1959
1969

1702 S JACKSON AV
1702 S KARL JOHAN AV
1702 VENTURA DR
1710 S AURORA AV
1710 S FAIRVIEW DR
1710 S JACKSON AV
1712 S FERNSIDE DR
1714 S KARL JOHAN AV
1716 S FAIRVIEW DR
1716 VENTURA DR
1718 S AURORA AV
1718 S JACKSON AV
1720 S FAIRVIEW DR
1720 S FERNSIDE DR
1720 S KARL JOHAN AV
1724 S FERNSIDE DR
1724 S JACKSON AV
1724 VENTURA DR
1728 S AURORA AV
1728 S FERNSIDE DR
1728 S KARL JOHAN AV
1730 S FAIRVIEW DR
1730 S JACKSON AV
1732 VENTURA DR
1734 S AURORA AV
1734 S FERNSIDE DR
1734 S KARL JOHAN AV
1736 S FAIRVIEW DR
1736 S JACKSON AV
1738 VENTURA DR
1740 S FERNSIDE DR
1740 S KARL JOHAN AV
1742 S AURORA AV
1742 S FAIRVIEW DR
1746 S KARL JOHAN AV
1746 VENTURA DR
1749 S FAIRVIEW DR
1749 S FAIRVIEW DR
1750 S AURORA AV
1750 S FAIRVIEW DR
1752 S FERNSIDE DR
1752 VENTURA DR
1754 S KARL JOHAN AV
1801 S FERNSIDE DR
1802 S FERNSIDE DR
1802 S JACKSON AV
1814 S FERNSIDE DR
1814 S JACKSON AV
1822 S JACKSON AV
1822 S JACKSON AV
601 N KARL JOHAN AV
602 N FAIRVIEW DR
602 VISTA DR
606 VISTA DR
606 VISTA DR
609 VISTA DR
610 N AURORA AV
610 S JACKSON AV
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6235000080
6235400120
6235400120
6235000170
6235000090
6235400170
6235400300
6235000100
6235400110
6235400110
6235400290
6235400160
6235400280
6235000110
6235400101
6235000120
6235400150
6235400314
6235400314
6235000130
6235400091
6235000180
6235400140
6235400270
6235000140
6235400081
6235400260
6235400011
6235400250
6235400240
6235400230
6235300060
6235300820
6235300803
6235200020
6235000020
6235300850
6235000036
6235000033
6235400200
6235300840
6235400210
6235400370
6235400220
6235400382
6235400322
6235300280
6235200550
6235000010
6235000034
6235000290
6235000480
6235000190
6235000864
6235000782
6235000470
6235000200
6235000863

1955
1953
1953
1949
1946
1959
1963
1945
1951
1951
1988
1959
1977
1951
1968
1948
1956
1951
2003
1951
1956
1949
1958
1961
1948
1956
1965
1955
1960
1967
1978
1974
1959
1994
1969
1948
1956
1951
1969
1959
1969
1975
1962
1960
1978
1955
1957
1950
1951
1962
1955
1950
1952
1976
1976
1946
1951
1973

610 VISTA DR
614 N FAIRVIEW DR
614 N FAIRVIEW DR
615 VISTA DR
616 VISTA DR
618 N AURORA AV
618 N FERNSIDE DR
620 VISTA DR
622 N FAIRVIEW DR
622 N FAIRVIEW DR
622 N FERNSIDE DR
624 N AURORA AV
626 N FERNSIDE DR
626 VISTA DR
630 N FAIRVIEW DR
630 VISTA DR
632 N AURORA AV
633 N KARL JOHAN AV
633 N KARL JOHAN AV
634 VISTA DR
636 N FAIRVIEW DR
636 S JACKSON AV
640 N AURORA AV
640 N FERNSIDE DR
640 VISTA DR
644 N FAIRVIEW DR
650 N FERNSIDE DR
651 N FAIRVIEW DR
656 N FERNSIDE DR
660 N FERNSIDE DR
664 N FERNSIDE DR
7501 S SUNRAY DR
7511 S 19TH ST
7512 LEIF ERICSON DR
7522 S 12TH ST
7525 S HEGRA RD
7527 S 19TH ST
7535 S HEGRA RD
7539 S HEGRA RD
7601 6TH AV
7601 S 19TH ST
7609 6TH AV
7611 N TERRACE DR
7615 6TH AV
7625 N TERRACE DR
7655 6TH AV
7701 S SUNRAY DR
7701 S SUSPENSION DR
810 S JACKSON AV
902 S AURORA AV
902 S FAIRVIEW DR
902 S FERNSIDE DR
902 S JACKSON AV
902 S LOCUST LN
902 S MOUNTAIN VIEW AV
908 S FERNSIDE DR
908 S JACKSON AV
910 S LOCUST LN
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6235000781
6235000300
6235000590
6235000690
6235000490
6235000700
6235000210
6235000790
6235000390
6235000500
6235000600
6235000310
6235000310
6235000800
6235000710
6235000510
6235000610
6235000810
6235000400
6235000220
6235000320
6235000720
6235000520
6235000410
6235000620
6235000882
6235000820
6235000230
6235000730
6235000330
6235000880
6235000530
6235000630
6235000240
6235000420
6235000640
6235000340
6235000540
6235000650
6235000830
6235000740
6235000430
6235000550
6235000250
6235000890
6235000350
6235000750
6235000660
6235000900
6235000840
6235000440
6235000560
6235000260
6235000360
6235000570
6235000910
6235000850
6235000850

1976
1948
1948
1967
1947
1946
1951
1961
1959
1958
1950
1948
1948
1957
1949
1949
1950
1950
1950
1948
1948
1961
1949
1950
1960
1965
1948
1949
1948
1948
1976
1952
1957
1953
1979
1952
1948
1953
1996
1949
1949
1959
1948
1947
1959
1950
1953
1950
1954
1950
1960
1949
1967
1948
1973
1949
1951
2002

910 S MOUNTAIN VIEW AV
912 S FAIRVIEW DR
912 S KARL JOHAN AV
912 VENTURA DR
915 S KARL JOHAN AV
915 S MOUNTAIN VIEW AV
916 S JACKSON AV
916 S MOUNTAIN VIEW AV
918 S AURORA AV
918 S FERNSIDE DR
918 S KARL JOHAN AV
920 S FAIRVIEW DR
920 S FAIRVIEW DR
920 S MOUNTAIN VIEW AV
920 VENTURA DR
922 S FERNSIDE DR
922 S KARL JOHAN AV
922 S MOUNTAIN VIEW AV
924 S AURORA AV
924 S JACKSON AV
926 S FAIRVIEW DR
926 VENTURA DR
928 S FERNSIDE DR
930 S AURORA AV
930 S KARL JOHAN AV
930 S LOCUST LN
930 S MOUNTAIN VIEW AV
932 S JACKSON AV
933 S MOUNTAIN VIEW AV
934 S FAIRVIEW DR
934 S LOCUST LN
936 S FERNSIDE DR
936 S KARL JOHAN AV
938 S JACKSON AV
940 S AURORA AV
940 S KARL JOHAN AV
944 S FAIRVIEW DR
944 S FERNSIDE DR
944 S KARL JOHAN AV
944 S MOUNTAIN VIEW AV
945 S MOUNTAIN VIEW AV
948 S AURORA AV
950 S FERNSIDE DR
950 S JACKSON AV
950 S LOCUST LN
952 S FAIRVIEW DR
953 S MOUNTAIN VIEW AV
954 S KARL JOHAN AV
954 S LOCUST LN
954 S MOUNTAIN VIEW AV
958 S AURORA AV
958 S FERNSIDE DR
958 S JACKSON AV
960 S FAIRVIEW DR
964 S FERNSIDE DR
964 S LOCUST LN
964 S MOUNTAIN VIEW AV
964 S MOUNTAIN VIEW AV
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6235000450
6235000450
6235000580
6235000270
6235000670
6235000760
6235000460
6235000370
6235000280
6235000280
6235000680
6235000770

1950
1997
1951
1949
1950
1968
1948
1952
1945
1993
1951
1957

968 S AURORA AV
968 S AURORA AV
968 S FERNSIDE DR
968 S JACKSON AV
968 S KARL JOHAN AV
968 VENTURA DR
976 S AURORA AV
976 S FAIRVIEW DR
976 S JACKSON AV
976 S JACKSON AV
976 S KARL JOHAN AV
976 VENTURA DR
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Appendix B: Architectural Styles and Types in the Narrowmoor Addition
The Narrowmoor Addition displays a broad range of post-war architectural styles, as well as a
few buildings more typical of the pre-World War II years. This is partly because each lot was
developed individually; at the most a handful of houses were developed by any one builder. It
also reflects the fact that some homes are architect-designed, many are custom-built homes, but
many also appear to reflect stock plans.
Most of the houses in the Narrowmoor Addition were constructed in the 1950s, although a
significant number were built in the 1940s and a few were built in the 1960s. The Period of
Significance for the development is 1944, the date the first plat was recorded, to 1969, when
architectural styles began to change. Styles present in the Narrowmoor Addition survey area
include: World War II-era cottages; Minimal Traditional homes (WWII-era); Post-war brick
bungalows; Ranch style homes; Modern or Contemporary houses, including post-and-beam
houses; and residences designed in the International Style.
The following is a discussion of architectural styles and building types found in the Narrowmoor
Addition. They are categorized first by plan type; a World War II-era house often displays a
nearly square or slightly rectangular footprint while a post-war house often displays the elongated
footprint of the Ranch house style. Ranch houses can be categorized by their form (L-shaped, Ushaped) or by their stylistic features or both. Lastly, the Narrowmoor Addition also displays a
number of Modern houses, including post-and-beam and International Style houses. They are not
typified by any particular form, but usually have the same open floor plan that characterizes most
post-war residences.
World War II-era styles
The Minimal Traditional house, the most popular of the World War II-era styles, developed at a
time when the Federal Housing Administration (FHA) was developing standards for homes that
would result in an economic and efficient building that nonetheless provided an acceptable level
of housing quality. The largely square footprint minimized wall construction while maximizing
floor area. Hallways were nominal and some rooms – usually the dining/living room - took on
multiple functions. Roof pitches were often relatively low and eaves narrow, saving on building
materials. Visual interest was provided by changes and contrasts in building materials and
texture. They typically did not incorporate a carport or garage.
The Basic House – plan type. The Basic or Minimal house refers a plan type that came out of
studies sponsored by the Federal Housing Administration (FHA) and controlled through the FHA
regulations of the 1930s. It refers to a plan type(s) that minimizes circulation space and
maximizes multi-use spaces, such as kitchen-dining or dining-living spaces in the interest of
economic efficiency.
World War II-era cottage. The World War II-era cottage is a compact building whose nearly
square floor plan reflects the Basic or Minimal house plan type. A WWII-era cottage often has a
shallow-sloped hip roof, no eaves, and a recessed side entry. It can display a variety of window
types, but steel casement sash or double-hung, wood-frame windows with horizontally-oriented
lights are often seen. Corner windows are character-defining features, as are round or octagonal
accent windows. Large chimneys are common.
Minimal Traditional. The Minimal Traditional house is a transitional building that reflects FHA
minimum standards. Typical characteristics include a hip or gable roof, no eaves, a square or
rectangular plan, and ‘traditional’ windows such as paired or single double-hung windows with
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multiple lights and shutters. Visual interest is often provided by cladding materials, such as
clapboard with brick accents or shingle siding.
Post-war brick bungalow. The post-war brick bungalow is another transitional building with a
compact footprint, but a more elongated form that presages the Ranch house. The floor plan may
reflect the open living-dining-kitchen of the Ranch house. These houses often have a shallowpitched hip roof, narrow eaves, and narrow, recessed, central entries. Brick cladding extends to
the eaves. Windows tend to be horizontally-oriented, composed of fixed and casement sash, and
are placed high on the facade. This style was particularly popular in the Narrowmoor Addition.
Post-war styles - the Ranch house
The Ranch house, which has its origins in the Spanish Colonial architecture of the American
southwest, was popularized by designer and developer Cliff May and Menlo Park-based Sunset
magazine, the “Magazine for Western Living.” Construction and production processes for
building these wood-frame homes became streamlined in the construction of defense housing in
the build-up to World War II, when it was necessary to build very rapidly. Design and
construction efficiency was refined in the post-war building boom, and the Ranch house became
the home of choice throughout most of the country.
The Ranch house evolved from the earlier Minimal Traditional home, but nonetheless retained
some of the efficiencies developed in the pre-war era, including efficiencies in building
construction methods. In contrast to the earlier style, however, Ranch homes were long and low,
often with a rectangular, L-shaped, or shallow U-shaped footprint. Additional forms include
houses arranged around a courtyard, split-level and split-entry houses, which are one and two
stories, and ramblers. They have deeper eaves and often a shallower roof pitch than the earlier
Minimal Traditional-style homes. Glass areas are often large, with horizontally-oriented lights
with casement or sliding sash, in addition to fixed windows, including picture windows.
Internally Ranch houses often exhibit an open floor plan in the public rooms, which create multifunctional spaces. They display a variety of siding types and detailing. Chimneys are broad and
occur on the interior or endwall. Lastly, they typically incorporate an attached carport or garage.
The Ranch House – plan type. The Ranch house plan is an open floor plan, where the dining and
living rooms or kitchen and dining rooms may be combined. The kitchen is typically small with
two entrances or a “pass-through” to the dining area. Bedrooms are typically aligned along a
hallway, rather than centered on a small vestibule, as in WWII-era houses. This was the era in
which the family room made an appearance as well. The garage or a carport was typically
integrated with the house, but could be separated from it by a breezeway.
Ranch house – form types
L-shaped Ranch house. The L-shaped Ranch house typically has a garage towards the front of
the lot with a front or side entrance. The “L” may also, however, be formed by a wing with a
gable or hip roof. This is one of the most common configurations for the Ranch house.
U-shaped Ranch house. The U-shaped Ranch house has a recessed entry located between two
projecting wings. These wings, which may be quite shallow, can have a gable or hip roof. If one
wing is composed of a garage, the recessed entry often acts as a front porch with a covered
walkway from the garage to the front door. Another popular form, based on southern California
models, is one in which the rooms are arranged around a courtyard, which may also be open
along one side.
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The Rambler. The Rambler is a Ranch house in which the wings of the house project at oblique
angles from the center portion of the house. These wings often take advantage of the site by
conforming to the topography or having an orientation toward important views. The form of the
Rambler is often reflected in a telescoping roof where the ridgeline ‘steps’ up or down, reflecting
changes in the plan.
Split-level Ranch house. The Split-level and Split-entry Ranch house were both popular post-war
styles. A Split-level house typically has one two-story wing (or one story above a daylight
basement) and one one-story wing, with the entry occurring in the one-story wing. Here the main
entry usually opens onto the main floor with its public rooms, and the bedrooms are usually on a
second level above a family room and garage at a lower level. A Split-entry Ranch house is two
stories (or one story above a daylight basement), with the central main entry at an intermediate
level between the two floors. The architectural detailing and finishes of the Split-level houses are
often similar to the Ranch style. Colonial-influenced features are popular for Split-entry homes.
Ranch house – styles
Ranch house styles are organized into three different categories here. The first two categories –
the Traditional Ranch and the Contemporary Ranch – reflect ‘authentic’ styles that are singular to
the Ranch house. The third category of Character Ranch houses (sometimes called Storybook
Ranch houses) reflects a category of homes in which various stylistic details derived from other
architectural styles have been adapted to the Ranch house. These include such styles as Tudor
Revival, Spanish Colonial Revival or Mediterranean, Colonial Revival, and “Chalet.”
Traditional Ranch. Traditional Ranch styles reflect the rustic, southern California and American
southwest origins of the Ranch house. Characteristics include a long, low porch, mimicking the
corridor of the traditional hacienda; and rustic finishes including variegated brick and board-andbatten; and wood shingle roofs. Although not directly related to the origins of the Ranch house,
other popular details include porch supports with decorative angled brackets, diamond-shaped
lights in windows and doors, and decorative shutters.
Contemporary Ranch. The Contemporary Ranch house refers to mid-century Ranch houses that
do not display the rustic or traditional stylistic features of the Traditional Ranch. In fact, a
Contemporary Ranch house may reflect few stylistic features or details, relying on the overall
form and simple modern detailing, such as industrial sash, to convey its style. Alternatively, it
may incorporate stylistic features that are contemporary to the mid-century, such as open concrete
block screens and Populux details such as canted windows or entry features.
Character Ranches. Character Ranch houses can take on a variety of styles. They may reflect
Spanish Colonial or Mediterranean influences with stucco walls, tile roofs, and round-arched
arcades. A Tudor Ranch might have false half-timbering on the upper facades over a brick base.
A Colonial Ranch might have a row of columns or posts with caps supporting the front porch
roof, but more often recalls Colonial influences with shutters and a formal entry. The Chalet style
was also a popular adaptation to the Ranch style, seen in broad front gables with shaped fascia
boards extending toward the ground.
Post-war styles – the Modern house
The Modern house, also see as the Contemporary house, refers to both the design features of the
house and the period in which it was developed (see for example Virginia Savage McAlester’s
chapter on the Contemporary house in A Field Guide to American Houses). The term “Modern”
is used in this document and refers to architectural design that was occurring primarily in the
1940s through the 1970s.
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Modern architecture is a style that was imported from Europe and is typically thought of in
connection with the Bauhaus school of design, established in the inter-war years in Germany. It
was popularized in the United States by the recently founded Museum of Modern Art in New
York in traveling exhibits, lectures, and books in the early 1930s. It became increasingly
established in the United States as a number of European architects immigrated in the late 1930s
to avoid political difficulties in Europe in the build-up to World War II. Modern residential
design was first seen on the west coast in the late 1920s in Los Angeles and the Bay Area. By the
mid-1930s a number of Pacific Northwest architects were experimenting with the style which, as
practiced here, typically utilized wood-frame construction, wood cladding, and extensive use of
glass. Some of the most talented and well-known modern architects in Tacoma were Alan
Liddle, Robert Billsbrough Price (there is a Price home in the Narrowmoor Addition), and Mary
Lund Davis.
Modern houses. Modern houses are often architect-designed and, in contrast to the Ranch style,
take on a variety of forms, shapes, and overall expression. Modern homes typically have an open
floor plan in the public areas of the house, but are screened from the public street. This is often
achieved with solid walls along the front façade with small clerestories above, but can also take
on a variety of other expressions. In contrast, areas of the house that look out onto private
outdoor areas, from back yards to internal courtyards, exhibit broad expanses of glass. Roofs
typically have a low pitch and may include gable, shed or flat roofs or more expressionistic roof
forms. Common characteristics include an emphasis on asymmetrical, two-and-threedimensional compositions. Use of natural materials such as stained wood and stone is common.
Natural colors are often used but may be accented with bright, primary colors.
Post-and-beam. The modern post-and-beam house reflects a construction method rather than a
style per se, but certain stylistic features are associated with the post-and-beam house. The open
floor plan of the modern house required interior posts and beams for structural support. This left
exterior walls free, which was expressed in extended beams supporting deep overhangs and
expanses of glass to the eaves of the house. Post-and-beam houses are further characterized by
low-pitched gable roofs; extensive use of wood, often with a vertical grain; and plain or rustic
details.
International Style. The International Style reflects some of the same characteristics as a Modern
house, but in residential design the overall building form takes on a horizontal aspect. The
International Style is typified by an asymmetrical composition; a flat roof with no eaves; planar
surfaces and smooth finishes; minimal or plain detailing; and expansive or expressionistic use of
glass, whether in full-height glass curtain walls or ribbon windows.
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Appendix C: Profile of Eivind Anderson
Eivind Anderson, a contractor and builder by trade, developed the Narrowmoor Addition and was
likely the source of the subdivision’s unique design and vision. Anderson, who was born in
Norway in 1883, immigrated to the United States in 1904 and settled in Tacoma in 1906. He
appeared to be an inventive and ambitious person. He developed a process for a concrete wall
form-tie in 1934, whose patent is still held by the U. S. Patent Office. And he was the contractor
for a number of large, complex public projects in the 1920s through the early 1940s in his career
as a contractor/builder.
Included among the projects for which Anderson was general contractor are:
• Addition to Western State Hospital, Main Ward #3, Ft. Steilacoom, 1925;
• Renovation of 1888 Mason Block, Tacoma, 1927;
• Jail addition to the Public Safety Building (former wing of the Northern Pacific
Headquarters Building), Tacoma, 1929;
• Renovation of Northern Pacific Headquarters Building, 1929;
• U.S. Immigration Station and Assay Office, Seattle, 1930-31;
• Western State Hospital, Main Wards #3, Steilacoom, 1933;
• Quarters and hospital, Fort Lewis, 1941; and
• Post offices in Wenatchee and Yakima (n.d.).
Earnings from his projects at Fort Lewis during World War II enabled him to retire and begin
development of the Narrowmoor Addition. Anderson procured the contract to build the hospital at
Fort Lewis in the 1941-42 time frame. In 1942 he retired from contracting and in 1943 he bought
the land for the Narrowmoor Addition. Anderson recorded Additions 1 and 2 in 1944.
Anderson gained notoriety in 1946, making the front page of papers across the country as well as
an article in Time magazine, when he, along with U.S. Representative from Tacoma, John M.
Coffee, were questioned by the Senate War Investigating Committee for misuse of war funds.
Anderson had submitted a bid of $936,517 for a contract to construct a hospital at Fort Lewis. He
traveled to Washington DC in 1941 to consult with the war department when he became worried
that he would not be awarded the contract, for which he was the low bidder. Apparently to
facilitate the award, he gave $2,500 to Paul A. Olson, Coffee’s secretary. Anderson defended his
actions before the Senate Committee stating that, “ . . . he had a 72-building project under way at
Fort Lewis with a contract calling for completion in 90 days and ‘things were not moving fast
enough.’ Mine was a patriotic service.”1 He also claimed that he was merely requesting
representation in Washington DC on behalf of the project. Coffee claimed it was a campaign
contribution. It had been revealed that Coffee had not reported the money, although a letter was
sent from Coffee’s office on May 11, 1941, thanking Anderson for his contribution. The
investigation was eventually dropped by the Committee.
Anderson ran for mayor of Tacoma in 1946. One of the issues he was pressing for was the
extension of utilities to Narrowmoor. Anderson ran for office again in 1953, for a position on the
new City Council. His progressive-sounding statement was as follows:
“It is generally recognized that the purpose of changing to a city manager form of
government in Tacoma is to allow a fuller participation by the people in a more
efficiently operated administration.
1

Legislator . . . The Evening Independent, Massillon, Ohio, July 29, 1946.
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The success or failure of this undertaking rests with the voting public in choosing
councilmen who are interested in making a new charter function at all times keeping the
welfare of the community foremost.
I am interested in the progressive development of Tacoma; I have worked, lived and
reared a family in Tacoma; I have for some 40 years, operated a successful business
here, and I am aware of the needs of Tacoma to become a more safe, modern and
progressive city in which we can all have pride.
I believe my qualifications fit me for a place on the new council.”
Anderson married Aslaug Anderson, who immigrated to the United States from Norway in 1902
and moved to Tacoma in 1908. They had three children, Arthur R., Thomas W. and Margaret K.
Anderson. The Andersons lived in Narrowmoor Addition Four, at 622 N. Fairview Drive, a home
Anderson built in 1951 (a descendant of the family lived at the residence until recently).
Anderson died October 29, 1955, at the age of 73. The development of the Narrowmoor Addition
was at its peak at the time of his death. His estate was valued at $468,392, of which $143,000 was
property he held in the Narrowmoor Addition. The rest of his estate was in stocks, bonds and
cash. Mrs. Anderson died on September 24, 1962, at the age of 81.
Both of Anderson’s sons had impressive careers and were known regionally and nationally for
their research and work in precast, pre-stressed concrete. Arthur R. Anderson (1910-1985) earned
an engineering degree at the University of Washington and a doctorate at MIT, where he later
taught. He practiced in Germany and during World War II headed the technical department at
Philadelphia’s Cramp Shipyard. He directed the testing of a prototype for the first pre-stressed
concrete bridge, the Walnut Street Bridge in Philadelphia, and designed the struts for the
monorails in Seattle and at Disney World.
After 1951 he returned to Tacoma. He and his brother Thomas (1912-2000), also a civil engineer,
founded Concrete Technology Corporation in 1973, a company devoted to research and
development of engineering technologies. It is credited with being the first production facility for
precast, pre-stressed concrete in North America. They were also partners in ABAM Engineers,
Inc. The latter is best known in its early years for design and construction of the Boeing
Developmental Center and the 21-story Norton Building in Seattle. Today ABAM/Berger, whose
headquarters is in Federal Way, is an engineering firm with an international practice. Pre-stressed
concrete technologies developed by Anderson are still utilized at Anderson Technology
Corporation (ATC), which is headquartered in Japan.
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Appendix D: Glossary
Accessory building
Accessory buildings are defined by TMC 13.06.700.A.
Building, Height of
The height of a building shall be determined consistent with the methods described for
View-Sensitive Overlay Districts at TMC 13.06.700.B.
Demolition
For the purposes of the Conservation District, demolition is defined as an alteration in
which more than 50% of the roof or exterior walls are removed, or the exterior wall of the
primary elevation is removed.
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Appendix E: Resources and Further Reading

May 7, 2015 Draft

-- 830 --

32

III.
Determination of
Environmental Nonsignificance
and Environmental Checklist

-- 831 --

-- 832 --

Preliminary Determination of
Environmental Nonsignificance
City of Tacoma Comprehensive Plan and Land Use Regulatory Code
Proposed Amendments for 2015
SEPA File Number: SEP2015- 40000251556
TO:

All Departments and Agencies with Jurisdiction

SUBJECT:

Preliminary Determination of Environmental Nonsignificance

In accordance with WAC 197-11-340, a copy of the Preliminary Determination of Environmental
Nonsignificance for the project described below is transmitted:
Applicant:

City of Tacoma – Planning and Development Services Department

Proposal:
The Proposed Amendments to the Comprehensive Plan and Land Use Regulatory Code for 2015 (or
“2015 Annual Amendment”) are categorized in the following five subjects:
1.
2.
3.
4.
5.

Comprehensive Plan Update
Mixed-Use Centers Review
Affordable Housing Regulations
Code Cleanup
Narrowmoor Addition Conservation District

The complete text of the proposed amendments and the associated staff analysis reports are available
for review at the Planning and Development Services Department at the below address and posted on
the Planning Division’s website at www.cityoftacoma.org/planning (under the link “2015 Annual
Amendment”).
Location:

City of Tacoma

Lead Agency: City of Tacoma
City Contact: Molly Harris
Planning and Development Services Department
747 Market Street, Room 345
Tacoma, WA 98402-3701
(253) 591-5383
The lead agency for this proposal has made a preliminary determination that this project does not have a
probable significant adverse impact on the environment. An environmental impact statement (EIS) is not
required under RCW 43.21C.030 (2) (c). This decision was made after review of an environmental
checklist and other information on file with the lead agency. This information is available to the public
upon request. This Preliminary Determination of Nonsignificance (DNS) is issued under WAC 197-11340(2). Comments must be submitted by 5:00 p.m. on August 28, 2015. The Responsible Official
will reconsider the DNS based on timely comments and may retain, modify, or, if significant adverse
impacts are likely, withdraw the DNS. Unless modified by the City, this determination will become
final on September 4, 2015. There is no administrative appeal for this determination. Appeals must be
Determination of Nonsignificance and Environmental Checklist – 2015 Annual Amendment (7-29-15)
SEPA File Number: SEP2015-40000251556
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SEPA ENVIRONMENTAL CHECKLIST
SEPA File Number: SEP2015- 40000251556
A.

BACKGROUND

1. Name of proposed project, if applicable:
City of Tacoma Comprehensive Plan and Land Use Regulatory Code – Proposed Amendments for
2015 (“2015 Annual Amendment”).
2. Proponent/applicant:
City of Tacoma
Planning and Development Services Department
747 Market Street, Room 345
Tacoma, WA 98402-3701
3. Contact:
Molly Harris
Planning and Development Services Department
747 Market Street, Room 345
Tacoma, WA 98402-3701
Phone: (253) 591-5383
E-mail: lwung@cityoftacoma.org
4. Date checklist prepared:

July 23, 2015

5. Agency requesting checklist:
City of Tacoma, Planning and Development Services Department
6. Proposed timing or schedule (including phasing, if applicable):
The schedule (critical dates) for the 2015 Annual Amendment is as follows:
Aug. 2014-July 2015: Analysis of the proposed amendments
July-August 2015:
Public review of the proposed amendments
August 19, 2015:
Planning Commission public hearing
October 7, 2015:
Planning Commission makes recommendations to the City Council
October 2015:
City Council review of the Commission’s recommendations
October 27, 2015:
City Council study session and public hearing
November 3 & 10, 2015: City Council considers adoption of the proposed amendments
December 1, 2015:
Effective date of adopted amendments
7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.
The Comprehensive Plan and implementing development regulations are amended on an annual
basis consistent with the State Growth Management Act. The proposed changes to text, map and
policies of the Comprehensive Plan will apply to future land use and development. Proposed changes
to the Land Use Regulatory Code and the Official Zoning Map will provide the basis to evaluate and
regulate future development proposals.

Determination of Nonsignificance and Environmental Checklist – 2015 Annual Amendment (7-29-15)
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8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.
SEPA analyses have been prepared for amendments to the Comprehensive Plan and Land Use
Regulatory Code on an annual basis since 1994. Listed below are those for the last three years, with
the rest on file and available for review upon request:
•

SEP2014-40000218532 Adoption of 2014 Annual Amendment to the Comprehensive Plan
and Land Use Regulatory Code

•

SEP2013-40000195799 Adoption of 2013 Annual Amendment to the Comprehensive Plan
and Land Use Regulatory Code

•

SEP2012-40000176242 Adoption of 2012 Annual Amendment to the Comprehensive Plan
and Land Use Regulatory Code

9. Do you know whether applications are pending for governmental approvals of other proposals
directly affecting the property covered by your proposal? If yes, explain.
There are no known applications; however, future development applications would be subject to the
approved amendments to the Comprehensive Plan and the Land Use Regulatory Code.
10. List any government approvals or permits that will be needed for your proposal, if known.
The proposed amendments to the Comprehensive Plan and the Land Use Regulatory Code will be
adopted by the City Council by ordinance, i.e. through the legislative process. Future development
applications will be subject to the amended Plan, regulations, and zoning classifications and be
approved through issuance of various permits and approvals as required.

•
•
•

Tacoma City Council adoption
Verification of GMA compliance by WA Department of Commerce
Certification by Puget Sound Regional Council

11. Give brief, complete description of your proposal, including the proposed uses and the size of
the project and site.
The 2015 Annual Amendment is categorized in the following five subjects:
1. Comprehensive Plan Update
2. Mixed-Use Centers Review
3. Affordable Housing Regulations
4. Code Cleanup
5. Narrowmoor Addition Conservation District
The complete text of the proposed amendments and the associated staff analysis reports are
available for review at the Planning and Development Services Department and posted on the
Planning Division’s website at www.cityoftacoma.org/planning (and linked to “2015 Annual
Amendment”). A summary packet of the amendments is available at all branches of the Tacoma
Public Library. The following are descriptions of the five subjects.
Comprehensive Plan Update
The proposed action is the 2015 update of the City of Tacoma GMA Comprehensive Plan in
accordance with the requirements of the Growth Management Act (GMA). In general, the proposed
update is intended to revise and refine the current GMA Comprehensive Plan policy direction to
reflect changed conditions and evolving city policy since prior plan adoption. The City’s
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Comprehensive Plan has been reviewed and amended on an annual basis to allow for review of
citizen requests for amendments and to address changed requirements or conditions. On a schedule
established by the GMA, the City has also conducted major updates that extend the planning horizon,
update growth targets and reflect updated state and regional guidance and changed local conditions.
This 2015 update is considered a major update to the Comprehensive Plan and includes:
•

Updated growth targets. Extension of the City’s GMA planning horizon to 2040 and
adoption of new growth targets consistent with Vision 2040 and the Pierce County
Countywide Planning Policies.

•

Policy and text amendments. Revisions associated with changes to state and regional
guidance; reflect evolving city policy; rewrite and editorial changes to policies in increase
readability, clarify direction and remove redundancies; remove outdated information and add
new or updated information since adoption of the current Comprehensive Plan.

•

Future Land Use Map amendments. Amendments to reflect updated land use
designations and other changes to the adopted Future Land Use Land Use Map.

The Comprehensive Plan provides a policy framework that is designed to minimize environmental
impacts to the natural and built environment that could result from future growth and development.
For example, the Environment Element and Shoreline Master Program are focused on protection of
the natural environment. Urban Form and Design and Development elements promote the quality and
character of community character and promote land use compatibility, among other goals. An
overview of the focus of each element of the Comprehensive Plan is shown in Tables 1 and 2, below.
Table 1 summarizes the focus for each element of the Comprehensive Plan. Table 2 summarizes the
implementing programs contained in Volume II. Note that the proposed action does not include any
changes to the programs in Volume II.
Table 1. Draft Comprehensive Plan, Volume I
ELEMENT

Urban Form

Design +
Development

Environment

Housing
Economic
Development

ELEMENT FOCUS
Equitable system of compact mixed‐use and commercial centers; major
corridors as vibrant urban places and key transportation connections;
enhanced public realm; integrate nature into the city and link people,
places and wildlife; description of overall development pattern and area
character to inform and guide future investments and development.
Building and site design that promotes human and environmental health
and safety and responds to local context; strong links between building
and site design, streets and the public realm; historic and cultural resource
and scenic view preservation; integration of nature into the built
environment; energy and resource efficient neighborhoods and buildings.
Planning, management and preservation of watershed functions, trees and
forests, open space lands and habitat corridors, and natural resources
including wetlands, streams, lakes, floodplains, fish and wildlife habitats,
groundwater and geologic hazards; net gain in air and water quality,
habitat functions and values, and tree canopy coverage; awareness of the
urban forest and habitat lands, the benefits of the urban ecosystem;
greenhouse gas emissions and anticipated impacts from climate change;
coordination to promote preservation and restoration of Tacoma’s valuable
environmental assets.
Housing diversity, equitable access to housing, housing stock that is safe
and healthy, affordable housing and resource efficient and high
performance housing.
Access to a diversity of economic opportunities; positive business climate;
build upon employment in Downtown, manufacturing/industrial centers and
mixed-use centers; leverage industrial strengths and assets
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ELEMENT
Transportation
Parks +
Recreation

Public Facilities +
Services

Container Port

Engagement,
Administration +
Implementation

Downtown

ELEMENT FOCUS
See description of the Transportation Master Plan in Table 2.
Safe and equitable access to high quality parks and recreational facilities,
contribute to the health of all Tacomans, partnerships to enhance the
quality of services, long-term maintenance of facilities, facilities consistent
with community needs, a complete park system that serves diverse needs,
special area and specific facilities consistent with adopted master plans.
Public facilities and services needed to support current and future
development, annexation areas, essential public facilities, prioritization
criteria, economic development, facilities management, inventory of
facilities, planned capital projects, financing strategies
Long-term function and viability of the Port of Tacoma maritime industrial
activities and services, compatible transition between maritime industrial
area and surrounding development, essential capital facilities and an
efficient multi-modal movement of goods. The proposed action does not
include any changes to existing goals and policies in this element.
Inclusionary and equitable community engagement, working in partnership
with individuals and organizations, commitment to transparency and
accountability. Steps in implementation of the Comprehensive Plan,
working in coordination within the city and with external partners, and
maintaining/amending the Comprehensive Plan in order to make sure it
stays useful and relevant.
Supporting a balanced, health economy, achieving vitality downtown,
sustainable city, city of the arts, urban design, downtown circulation and
policies for each downtown district. The proposed action does not include
any changes to existing goals and policies in this element.

Table 2. Draft Comprehensive Plan, Volume II
PROGRAM
Shoreline Master
Program

Capital Facilities
Program

Transportation
Master Plan

Downtown
Regional Growth
Center Subarea
Plans
Historic
Preservation Plan

PROGRAM FOCUS
Includes goals, policies and development regulations for all shoreline
areas including Commencement Bay and its waterways, the Tacoma
Narrows, and Wapato Lake.
Implements the Comprehensive Plan Capital Facilities Element,
documents priorities for the capital improvements the City intends to build
in the next six years and plans for how to pay for these improvements.
Functions as a budgeting tool, providing guidance for appropriations that
are made through adoption of the budget.
Partnerships to serve all users of the regional transportation system; safe
and healthy connections to places where people work, live and play;
mobility options, accessibility, equity and economic vitality; fiscal,
environmental and social sustainability; transportation demand
management strategies; reinforce the land use vision and VISION 2040;
implementation actions and a detailed project list.
Smaller area plans to help implement the vision for the Downtown
Regional Growth Center. Includes to North Downtown Subarea, South
Downtown Subarea and Hilltop Subarea. Each subarea plan focuses on
issues and opportunities at a scale that is responsive to the subarea’s
specific needs.
Defines the City of Tacoma’s preservation goals, policies and actions for
preservation and neighborhood conservation. Provides a framework for
organizations engaged in community based initiatives with interests in
protecting and experiencing cultural resource
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Mixed-Use Centers Review
This is a study and does not include any proposed amendments to the Comprehensive Plan. The
report reviews the performance of the City of Tacoma’s existing mixed-use centers (MUC) and is a
supporting document to the draft Comprehensive Plan. The MUC are at the heart of the
Comprehensive Plan’s growth and development strategy. They are intended to accommodate a
significant share of Tacoma’s future population and employment growth and be areas that provide a
range of housing choices, employment opportunities, transit-oriented development, pedestrian and
bicycle facilities and a mix of shops, services, and public spaces.
In order to thoroughly review the existing conditions and future development opportunities for the
City’s MUCs, and make recommendations for future improvement, the report includes the following
elements:
• An overview of the MUCs included in the study, as well as the Comprehensive Plan criteria
used to evaluate the centers.
• Profiles of the existing conditions of each center as well as implementation opportunities;
• Differentiation of the centers by form and function rather than service area;
• Analysis of the centers, including an economic feasibility of likely future development;
• Recommendations for potential future policy revisions or implementation actions.
Affordable Housing Regulations
The intent of this proposal is to promote housing affordability and choice throughout the
neighborhoods of the City through a range of affordable housing incentive and residential infill
proposals. The proposals also support a broad range of related policy objectives, including economic
development, infill, quality urban design, sustainability, transportation choices, efficient use of
infrastructure and sustainability. This package of policy initiatives is the third and final phase of
planning-related recommendations made by the City Council-appointed Affordable Housing Policy
Advisory Group (AHPAG). These policy tools function as part of a portfolio of City strategies to
promote affordability, which also includes a range of subsidized housing, housing maintenance and
rehabilitation, economic development and other strategies.
The current proposals fit generally into two categories: 1. Residential infill/affordable building
proposals which seek to promote affordability by allowing a broader range of housing types and
higher densities, and by promoting housing development generally. 2. Proposals to incentivize the
inclusion of affordable housing in developments through offering height, density or other bonuses,
and to require the inclusion of affordable units in association with residential upzones.
The Affordable Housing Incentives/Upzones proposals seek to promote the development of housing
affordable to households earning moderately low incomes between 50 to 80 percent of Area Median
Income by providing development regulations and incentives that make the voluntary inclusion of
such units cost-effective or profitable for developers. They are for the most part voluntary, with the
exception of proposals to require affordable housing with approval of residential upzone requests.
Infill housing strategies do not necessarily result in affordable housing, though they may do so by
virtue of lower land and infrastructure costs and smaller housing unit size. They do, however,
increase the diversity of housing choice in each neighborhood, and also support a range of other
policy objectives.
Code Cleanup
This proposal would amend various sections of the Land Use Regulatory Code to address
inconsistencies, correct minor errors, provide additional clarity, and improve administrative efficiency.
Key Proposed Changes:
•

Low Impact Development – Revise terminology and references throughout the code in
order to comply with the NPDES Phase I Municipal Stormwater Permit (NPDES Permit) and
remove barriers to Low Impact Development. Revisions will ensure consistency with
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changes to terminology and updates to definitions and Best Management Practices
associated with the NPDES Permit.
•

Hospital/Medical Zone – Remove all references to the HM Hospital/Medical zoning district.
There are no longer any properties with this zoning classification within the City.

•

Development Standards for Parking Garages – Add provisions to the development
standards associated with parking garages to further support pedestrian activity and urban
vibrancy along designated pedestrian and core pedestrian streets.

•

Apartment Complex Signs in R-Districts – Add provisions to allow ground signs for
residential developments of four or more dwelling units.

•

Conditional Use Permits – Establish a three year “sunset clause” for discontinued
conditional uses. Presently, the code language allows for the reestablishment of
conditionally-permitted uses after long periods of vacancy, which does not provide adequate
opportunities for community input and may often cause impacts that were not addressed
when the use was originally permitted. Also, include a provision that describes the master
plan process for conditional uses.

•

Variances to Building Height – Include variances to building height as a possible type of
variance to development regulations (bulk, area).

Narrowmoor Addition Conservation District
The proposal would amend Tacoma Municipal Code (TMC), Chapter 13.07 – Landmarks and Historic
Special Review Districts, to create a new, “standalone” conservation overlay zone to be called the
“Narrowmoor Addition Conservation District.” The new zone would designate a 129 acre portion of
the “West Slope Neighborhood,” including portions of Narrowmoor Addition #1 – 4, as a conservation
special review district overlay zone (A private application by the West Slope Neighborhood Coalition).
Under this proposal, new requirements for design review by the Landmarks Preservation Commission
would be introduced for projects involving properties within the conservation district, including:
•
•
•

New construction;
Additions to the footprints of existing houses within the district; and,
Demolitions of existing houses within the district, where greater than 50% of the roof area or
exterior walls is removed, or the primary elevation is affected.

Additionally, new lot development standards would be added, including:
•
•

•

New parcels would be required to be at least 60’ wide;
New parcels would be required to be “through-lots,” meaning that, where the parent lot
fronted streets on its east and west property lines, the new parcel would be required to do
the same; and,
The cumulative footprint of the primary structure, garage and accessory buildings would be
limited to 25% of the lot size.

To guide the Landmarks Commission, property owners and City staff in the implementation of these
requirements, a set of draft design guidelines will be adopted by the Landmarks Commission should
the district be adopted by City Council.
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Code Cleanup
Similar to the Comprehensive Plan Update, the Code Cleanup is a non-project action and would not
directly impact water, air quality, noise or release of hazardous substances. Specific projects
consistent with the Land Use Regulatory Code that could result in these impacts would be reviewed
consistent with the applicable provisions of the Tacoma Municipal Code and City of Tacoma SEPA
procedures. With respect to the changes throughout the code to comply with the NPDES Phase I
Municipal Stormwater Permit (NPDES Permit) and barriers to Low Impact Development, these types
of impacts should be lessened if the proposal is adopted.
Narrowmoor Addition Conservation District
Similar to the Comprehensive Plan Update, the Narrowmoor Addition Conservation District is a nonproject action and would not directly impact water, air quality, noise or release of hazardous
substances. Specific projects consistent with the Land Use Regulatory Code that could result in these
impacts would be reviewed consistent with the applicable provisions of the Tacoma Municipal Code
and City of Tacoma SEPA procedures.
Proposed measures to avoid or reduce such increases are:
The Comprehensive Plan, which all projects and proposals must be consistent with, provides a policy
framework that is intended to protect water, air quality, noise impacts and release of hazardous
substances, described below:
Water. Proposed policy guidance in the Environment Element carries forward and expands upon the
direction established in the current Comprehensive Plan, including guidance related to best
management practices, best available science, conservation, maintenance and monitoring of water
quality; and protection of watershed health. Draft goals and policies seek to manage the quality and
quantity of stormwater runoff entering Tacoma’s waterbodies to protect public health, surface and
groundwater quality and the ecological function of natural drainage systems; and to protect and
preserve groundwater supply through low impact development measures, performance criteria and
guidelines for development and operation of commercial and industrial activities, and ongoing
monitoring. Draft watershed policies address each of the City’s eight watersheds, providing policy
guidance tailored to address the unique character and issues of each. Draft goals and policies also
address improvement to water quality through improved watershed hydrology, restoration of
degraded areas and reduced use of pesticides and chemical fertilizers.
Air. Draft Environment Element goals and policies carry forward current policy to help protect clean
air for and to plan for resiliency in the face of climate change and to reduce greenhouse gas
emissions.
Hazardous Materials. Draft Environment Element policies support disposal of all wastes in a safe and
responsible manner; limiting development of sensitive uses near existing sites that generate
hazardous materials and actions to clean up portions of the Commencement Bay ecosystem that
have been previously harmed by release of hazardous substances.
Noise. Draft Comprehensive Plan goals and policies propose to use land use and other regulations to
limit and mitigate noise, to encourage building and site design to limit noise impacts to building users
and residents and to reduce and to reduce noise pollution associated with roadway and highway
noise.
2. How would the proposal be likely to affect plants, animals, fish, or marine life?
Comprehensive Plan Update
As a non-project action, the proposal would not directly impact plants, animals or marine life.
However, project-level development envisioned by the plan could impact plants, animals or marine
life. Future project specific development proposals within the City that may result in these impacts
would be reviewed consistent with the applicable provisions of the Tacoma Municipal Code and
SEPA procedures.
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Mixed-Use Centers Review
Similar to the Comprehensive Plan Update, the Mixed Use Centers Review is a non-project action
and would not directly impact water, air quality, noise or release of hazardous substances. Specific
recommendations from the review will undergo further scrutiny as policy updates are considered for
adoption into the Comprehensive Plan. Future changes to the Comprehensive Plan would be subject
to further review per the City of Tacoma SEPA procedures.
Affordable Housing Regulations
Similar to the Comprehensive Plan Update, the Affordable Housing Regulations are a non-project
action and would not directly impact water, air quality, noise or release of hazardous substances.
Specific projects proposed as a result of these regulations that could result in these impacts would be
reviewed consistent with the applicable provisions of the Tacoma Municipal Code and City of Tacoma
SEPA procedures.
Code Cleanup
Similar to the Comprehensive Plan Update, the Code Cleanup is a non-project action and would not
directly impact water, air quality, noise or release of hazardous substances. Specific projects
consistent with the Land Use Regulatory Code that could result in these impacts would be reviewed
consistent with the applicable provisions of the Tacoma Municipal Code and City of Tacoma SEPA
procedures. With respect to the changes throughout the code to comply with the NPDES Phase I
Municipal Stormwater Permit (NPDES Permit) and barriers to Low Impact Development, these types
of impacts should be lessened if the proposal is adopted.
Narrowmoor Addition Conservation District
Similar to the Comprehensive Plan Update, the Narrowmoor Addition Conservation District is a nonproject action and would not directly impact water, air quality, noise or release of hazardous
substances. Specific projects consistent with the Land Use Regulatory Code that could result in these
impacts would be reviewed consistent with the applicable provisions of the Tacoma Municipal Code
and City of Tacoma SEPA procedures.
Proposed measures to protect or conserve plants, animals, fish, or marine life are:
The Comprehensive Plan, which all projects and proposals must be consistent with, provides a policy
framework that is designed to minimize environmental impacts to the natural and built environment
that could result from future growth and development. Draft Comprehensive Plan goals and policies
provide for protection of fish and wildlife habitat, use of best available science to protect critical areas,
enhanced connectivity of habitat areas and open space corridors and preservation and enhancement
of the urban forest. With respect to the changes throughout the code to comply with the NPDES
Phase I Municipal Stormwater Permit (NPDES Permit) and barriers to Low Impact Development,
measures to protect or conserve plants, animals, fish, or marine life should be strengthened if the
proposal is adopted.
3. How would the proposal be likely to deplete energy or natural resources?
Comprehensive Plan Update
As a non-project action, the proposal will not deplete energy or natural resources. However, project
specific development proposals within the City that may result in increased energy consumption
would be reviewed consistent with the City of Tacoma SEPA procedures and requirements of the
applicable service provider.
Mixed-Use Centers Review
Similar to the Comprehensive Plan Update, the Mixed Use Centers Review is a non-project action
and would not deplete energy or natural resources. Specific recommendations from the review will
undergo further scrutiny as policy updates are considered for adoption into the Comprehensive Plan.
Future changes to the Comprehensive Plan would be subject to further review per the City of Tacoma
SEPA procedures.
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Affordable Housing Regulations
Similar to the Comprehensive Plan Update, the Affordable Housing Regulations are a non-project
action and would not deplete energy or natural resources. However, project specific development
proposals within the City that may result in increased energy consumption would be reviewed
consistent with the City of Tacoma SEPA procedures and requirements of the applicable service
provider.
Code Cleanup
Similar to the Comprehensive Plan Update, the Code Cleanup is a non-project action and would not
deplete energy or natural resources. However, project specific development proposals within the City
that may result in increased energy consumption would be reviewed consistent with the City of
Tacoma SEPA procedures and requirements of the applicable service provider. With respect to the
changes throughout the code to comply with the NPDES Phase I Municipal Stormwater Permit
(NPDES Permit) and barriers to Low Impact Development, these types of impacts may be lessened if
the proposal is adopted.
Narrowmoor Addition Conservation District
Similar to the Comprehensive Plan Update, the Narrowmoor Addition Conservation District is a nonproject action and would not deplete energy or natural resources. However, project specific
development proposals within the City that may result in increased energy consumption would be
reviewed consistent with the City of Tacoma SEPA procedures and requirements of the applicable
service provider.
Proposed measures to protect or conserve energy and natural resources are:
The Comprehensive Plan, which all projects and proposals must be consistent with, provides a policy
framework that is designed to minimize environmental impacts to the natural and built environment
that could result from future growth and development. Draft Comprehensive Plan goals and policies
support sustainable and resource efficient development and redevelopment practices and design and
provision of public service facilities that energy efficient and sustainable.
4. How would the proposal be likely to use or affect environmentally sensitive areas or areas
designated (or eligible or under study) for governmental protection; such as parks,
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or
cultural sites, wetlands, floodplains, or prime farmlands?
As non-project actions, the proposals would not directly impact the areas described above. In
addition, the proposals are entirely contained within a designated urban area and do not adjoin any
designated agricultural, forest or wilderness areas, nor any wild and scenic rivers. No impacts to farm
or forest land normal business operations are anticipated and no mitigation is proposed.
Proposed measures to protect such resources or to avoid or reduce impacts are:
The Comprehensive Plan, which all projects must be consistent with, provides a policy framework
that is intended to preserve and enhance critical areas, plant and animal habitat, wetlands and
floodplains. Draft goals and policies seek to achieve no net loss of ecological functions over time; limit
impervious surfaces in designated critical areas; provide for safe fish and wildlife passage and reduce
hazards to birds, bats and other wildlife; protect habitat areas in perpetuity; and encourage
informational and educational programs dealing with the protection of wildlife.
The draft Comprehensive Plan Parks and Recreation Element proposes to provide safe, convenient,
and equitable access to high quality parks, trails and recreational opportunities for all Tacomans.
Goals and policies focus on equitable distribution of parks and open space facilities; partnerships to
expand services and facilities; long-term viability of the park system, meeting community needs, a
multi-faceted public outreach process; protection of natural and habitat areas; and establishing and
maintaining a complete park system that meets diverse needs.
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The draft Design and Development Element includes goals and policies to plan, protect and preserve
Tacoma’s historic and cultural character. In addition, the existing 2011 Tacoma Historic Preservation
Plan is being carried forward in Volume II of the updated Comprehensive Plan.
Revisions to terminology and references throughout the code to comply with the NPDES Phase I
Municipal Stormwater Permit (NPDES Permit) and remove barriers to Low Impact Development may
assist to better preserve and enhance critical areas, plant and animal habitat, wetlands and
floodplains.
5. How would the proposal be likely to affect land and shoreline use, including whether it would
allow or encourage land or shoreline uses incompatible with existing plans?
Comprehensive Plan Update
The draft Comprehensive Plan, which all projects must be consistent with, continues and refines
established land use policy for the City of Tacoma. In general, the proposed update is intended to
revise and refine the current GMA Comprehensive Plan policy direction to reflect changed conditions
and evolving city policy since prior plan adoption. The majority of the goals and policies that address
land use are in the draft Urban Form and Design and Development elements. The focus of each of
these elements is summarized below:
•

The draft Urban Form Element provides policy guidance for the city’s overall development
pattern, containing goals and policies that guide citywide design and development, the
Downtown and Tacoma Mall regional growth centers, crossroads centers, neighborhood
centers, employment areas, transit station areas, corridors, and historic residential patterns.

•

The draft Design and Development Element includes goals and policies that address the
character of the built environment, residential character, mixed use centers and corridors,
scenic resources and open space corridors. This element also supports resource efficient
design and development, design to promote safety, smooth transitions between differing
uses, access to healthy food, protection from environmental hazards, and supports a vibrant
arts and culture environment.

Shoreline uses are addressed in the Shoreline Master Program, which is being carried as part of
Volume II of the updated Comprehensive Plan.
Mixed-Use Centers Review
Similar to the Comprehensive Plan Update, the Mixed Use Centers Review continues and refines
established land use policy for the City of Tacoma. The proposal is not expected to negatively affect
land and shoreline use, or to allow or encourage land or shoreline uses incompatible with existing
plans. Specific recommendations from the review will undergo further scrutiny as policy updates are
considered for adoption into the Comprehensive Plan. Future changes to the Comprehensive Plan
would be subject to further review per the City of Tacoma SEPA procedures.
Affordable Housing Regulations
Similar to the Comprehensive Plan Update, the Affordable Housing Regulations continue and refine
established land use policy for the City of Tacoma. The proposal is not expected to negatively affect
land and shoreline use, or to allow or encourage land or shoreline uses incompatible with existing
plans. Project specific development proposals within the City would be reviewed consistent with the
Tacoma Municipal Code and the City of Tacoma SEPA procedures.
Code Cleanup
Similar to the Comprehensive Plan Update, the Code Cleanup continues and refines established land
use policy and regulations for the City of Tacoma. The proposal is not expected to negatively affect
land and shoreline use, or to allow or encourage land or shoreline uses incompatible with existing
plans. Project specific development proposals within the City would be reviewed consistent with the
Tacoma Municipal Code and the City of Tacoma SEPA procedures. With respect to the changes
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throughout the code to comply with the NPDES Phase I Municipal Stormwater Permit (NPDES
Permit) and barriers to Low Impact Development, these types of impacts may be lessened if the
proposal is adopted.
Narrowmoor Addition Conservation District
Similar to the Comprehensive Plan Update, the Narrowmoor Addition Conservation District continues
and refines established land use policy for the City of Tacoma. The proposal is not expected to
negatively affect land and shoreline use, or to allow or encourage land or shoreline uses incompatible
with existing plans. Project specific development proposals within the City would be reviewed
consistent with the Tacoma Municipal Code and the City of Tacoma SEPA procedures
Proposed measures to avoid or reduce shoreline and land use impacts are:
Please see the response to question D.5, above.
6. How would the proposal be likely to increase demands on transportation or public services
and utilities?
Comprehensive Plan Update
As a non-project action, the proposal would not directly impact demand on transportation or public
services or utilities. However, project-level development envisioned by the plan would generally
increase motorized and non-motorized travel demand in the city. Intercity commuting and local intracity trips will increase. Similarly, project-level development would result in an increased demand for
public services and utilities.
Mixed-Use Centers Review
Similar to the Comprehensive Plan Update, the Mixed Use Centers Review is a non-project action
and would not directly impact demand on transportation or public services or utilities. However,
project-level development envisioned by the review would generally increase motorized and nonmotorized travel demand in the city. Intercity commuting and local intra-city trips will increase.
Similarly, project-level development would result in an increased demand for public services and
utilities.
Affordable Housing Regulations
Similar to the Comprehensive Plan Update, the Affordable Housing Regulations are a non-project
action and would not directly impact demand on transportation or public services or utilities. However,
project-level development may increase motorized and non-motorized travel demand in the city.
Intercity commuting and local intra-city trips will increase. Similarly, project-level development may
result in an increased demand for public services and utilities.
Code Cleanup
Similar to the Comprehensive Plan Update, the Code Cleanup is a non-project action and would not
directly impact demand on transportation or public services or utilities.
Narrowmoor Addition Conservation District
Similar to the Comprehensive Plan Update, the Narrowmoor Addition Conservation District is a nonproject action and would not directly impact demand on transportation or public services or utilities.
Proposed measures to reduce or respond to such demand(s) are:
The Comprehensive Plan provides a policy framework that is designed to minimize environmental
impacts to the natural and built environment that could result from future growth and development.
Draft goals and policies in the Transportation Element call for partnerships to serve all users of the
regional transportation system, prioritizing the movement of people and goods in order to provide
mobility options, establishment of a multi-modal level of service, design of an environmentally and
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fiscally sustainable transportation system, development and implementation of a transportation
demand management system, and coordination of land use and transportation systems.
Draft public services and utilities goals and policies seek to provide adequate public facilities which
address past deficiencies, anticipate growth needs; achieve acceptable levels of service; use fiscal
resources efficiently and meet realistic timelines. Proposed utilities goals and policies emphasize
effective management to provide reliable, quality service and to maintain facilities so that they are
reliable, functional and financially feasible.
Similar to the Comprehensive Plan Update, the Mixed-Use Centers Review, Affordable Housing
Regulations, Code Cleanup and Narrowmoor Addition Conservation District all seek to protect and
minimize environmental impacts to the natural and built environment that could result from future
growth and development.
7. Identify, if possible, whether the proposal may conflict with local, state, or federal laws or
requirements for the protection of the environment.
In general, the proposal seeks to protect the natural and built environment, so conflicts with local,
state or federal laws for the protection of the environment are not anticipated. The City’s current
Comprehensive Plan is designed to minimize environmental impacts to the natural and built
environment that could result from future growth and development. In the proposed update, existing
goals and policies that are carried forward, amended goals and policies, and new goals and policies
continue to focus on measures that eliminate or minimize the potential impacts of growth on the
natural and built environment.
Similar to the Comprehensive Plan Update, the Mixed-Use Centers Review, Affordable Housing
Regulations, Code Cleanup and Narrowmoor Addition Conservation District all seek to protect the
natural and built environment, so conflicts with local, state or federal laws for the protection of the
environment are not anticipated. These proposed changes, consistent with the City’s Comprehensive
Plan, are designed to minimize environmental impacts to the natural and built environment that could
result from future growth and development.
In addition, the proposal is being reviewed for consistency with the Washington Growth Management
Act, the Puget Sound Regional Council Vision 2040 and the Pierce County Countywide Planning
Policies. If conflicts with local, state or federal laws for the protection of the environment are identified,
they will be rectified prior to adoption.
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