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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
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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.

Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)
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Tacoma Municipal Code

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.
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)
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Tacoma Municipal Code
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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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

Tacoma Municipal Code

-- 662 -CU2

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
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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.
Exhibit A – Affordable Housing Proposed Code Amendments (07-15-15 Draft)

-- 670 --

Page 22 of 46

Tacoma Municipal Code
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.
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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.
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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,
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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:

Tacoma Municipal Code

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.

Tacoma Municipal Code
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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.

Tacoma Municipal Code
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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.

Tacoma Municipal Code
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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.
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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:
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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.”

***
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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.
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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
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3
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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
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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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-- 701 -$689
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
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$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

-- 702 --

-- 703 --

-- 704 --

