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Lihuang Wung, Planning Services Division

Subject:

Manitou Potential Annexation Area – Proposed Zoning

Meeting Date:

February 6, 2019

Memo Date:

January 30, 2019

Action Requested:
Release the Manitou Area Proposed Zoning (two options) for public review.
Discussion:
As part of the pre-annexation planning for the Manitou Potential Annexation Area (PAA),
appropriate land use designations and zoning classifications (hereinafter referred to as the
“Proposed Zoning”) must be established for the area that would become effective upon the
area’s annexation to the City. Establishing the Proposed Zoning requires amendments to the
One Tacoma Comprehensive Plan and the Land Use Regulatory Code. Such amendments will
be processed during the 2019 Annual Amendment cycle.
At a previous meeting on November 7, 2018, the Planning Commission reviewed an option of
the Proposed Zoning and approved it for the 2019 Annual Amendment public review purposes.
Since then, an additional option has been suggested. At the next meeting on February 6, 2019,
the Commission will review the additional option and consider modifications as appropriate and
will be asked to release both options for public review.
Attached to facilitate the Commission and review and action is a discussion outline that
summarizes both options of the Proposed Zoning.
Project Summary:
The 37-acre Manitou area is located at the southwest corner of the City of Tacoma near
Lakewood Dr. W. and 66th St. W. This is a designated PAA of both Pierce County and the City
and is one of the unincorporated “islands” in the County, where future annexation to the City is
expected by the State Growth Management Act and considered a high priority in regional and
county-wide planning policies.
The County and the City are conducting a collaborative planning effort for the proposed
annexation of the Manitou PAA, to be carried out through an Interlocal Annexation Agreement.
Negotiation of the interlocal agreement has been officially initiated by both the County Council
and the City Council and is slated for completion in May-June 2019. Subsequently, the City
Council will consider adopting an ordinance, setting the effective date for the annexation in
August 2019.
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The Planning Commission is required to conduct the “pre-annexation planning” in accordance
with the Tacoma Municipal Code, Section 13.02.040.K, in preparation for the annexation of the
area to the City. For more information, please visit www.cityoftacoma.org/Manitou.
Prior Actions:
• July 18, 2018 – Reviewed scope of work
• November 7, 2018 – Reviewed Proposed Zoning
Staff Contact:
• Lihuang Wung, Senior Planner, lwung@cityoftacoma.org, (253) 591-5682
Attachment:
• Discussion Outline – Manitou Potential Annexation Area Proposed Zoning

c.

Peter Huffman, Director

Manitou Potential Annexation Area
Proposed Zoning
Discussion Outline

For the Planning Commission’s Review
February 6, 2019

A. Introduction and Staff Recommendation
This Discussion Outline supplements the two staff analysis reports pertaining to the subject of Manitou
Potential Annexation Area (PAA) that were presented to the Planning Commission on July 18 and
November 7, 2018. This Discussion Outline summarizes:
• Two options of proposed land use designations and zoning classifications established for the
Manitou PAA (hereinafter referred to as the “Proposed Zoning”);
• Required amendments to the One Tacoma Comprehensive Plan and the Land Use Regulatory
Code that will be processed in the 2019 Annual Amendment cycle; and
• Pertinent background and supporting information.
Staff recommends that the Planning Commission release both options of the Proposed Zoning (as may
be modified) as part of the 2019 Annual Amendment package for public review. To facilitate the public
review, a new staff analysis report will be produced that incorporates the above-mentioned staff reports
and this Discussion Outline.

B. Proposed Zoning – Options
Option 1

Option 2

The Planning Commission has reviewed Option 1 on November 7, 2018, and approved it for the 2019
Annual Amendment public review purposes. Option 2 has recently been suggested as a potential
alternative.
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Option 1 would designate the following zoning classifications to the Manitou PAA:
• C-1 for the northwest corner of the Manitou area where there are offices and a doggie daycare;
• C-1 for the Meadow Park Office Condominiums at the southwest corner;
• C-2 for the area near Lakewood Dr. and 66th St. where there are a gas station, a mini mart, and
a vehicle repair shop with used car sales;
• C-2 for the area near the eastern segment of 66th St. where there are a used tire shop and a
used car sales;
• R-4L for the existing areas where there are apartments, condos, duplexes and mobile homes;
• R-2 for the existing single-family residential areas; and
• STGPD overlay district applying to the entire Manitou area.
Option 2 is the same as Option 1, with two exceptions:
• Changing the two C-2 areas to C-1; and
• Changing the two R-2 areas to R-3.
Option 2 recognizes that a lot of the parcels in the R-2 areas as proposed in Option 1 are larger and
lower volume, making R-3 (or even R-4L) a possible fit, which could result in a denser neighborhood and
work as a transition from the surrounding South Tacoma neighborhood to the more established denser
multi-family and commercial development pattern of the Manitou core to the west. Option 2 also
proposes C-1 for all the commercial areas, intended to maintain the existing commercial uses at the
neighborhood level and scale and deter higher intensity commercial development in the future. It is
noted that Option 2 would make existing vehicle service and repair businesses (including used tire sales)
nonconforming uses, which would not impact the continued operation of the businesses but would
restrict their expansions or changes to another nonconforming use.
Both Options 1 and 2 are being developed based on a relatively conservative approach, which respects
and reflects to a large degree the existing land use and development pattern and is expected to
generate the least impacts to the neighborhood. However, they may be viewed by some property
owners as too restrictive, as compared to what could be allowed to occur under the current Pierce
County regulations. Pierce County currently regulates land and building in the Manitou neighborhood
under the Mixed Use District (MUD) designation, which allows a broad variety of mid-density residential,
commercial, and industrial land uses, such as multi-family housing, nursing homes, mobile home parks,
sewage collection facilities, offices, malls, restaurants and bars, and auto sales. Up to 60-foot-tall
buildings could be permitted with these uses. As the Proposed Zoning (either option) becomes effective
upon the area’s annexation to the City, it is not unreasonable to expect that there may be requests for
property rezone from interested property owners seeking broader development opportunities.
Both Options 1 and 2 are intended to reflect and respect the existing land use and development pattern,
allow reasonable development opportunities, and preserve the residential characters of the area that
are compatible with the surrounding South Tacoma neighborhood. Both options are also consistent
with the previously adopted land use and zoning scheme for the Manitou PAA.
(For additional information about what each of the zoning classifications entails, what existing land uses
are, and what the previously adopted land use and zoning scheme is, see Section D – Background and
Supporting Information.)
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C. Amendments to the Comprehensive Plan and Land Use Regulatory Code
Establishing the Proposed Zoning for the Manitou PAA requires amendments to the One Tacoma
Comprehensive Plan and the Land Use Regulatory Code in the following manner:
1. Amending the Zoning Map as referenced in the Land Use Regulatory Code by adding the
Manitou area to the City and mapping appropriate zoning classifications accordingly;
2. Amending the Comprehensive Plan Future Land Use Map (Figure 2, Urban Form Element, One
Tacoma Plan) by adding the Manitou area to the City and mapping appropriate land use
designations accordingly;
3. Amending the Potential Annexation Areas Map (Figure 38, Public Facilities and Services Element,
One Tacoma Plan) by de-designating the Manitou PAA and adding the area to the City; and
4. Correcting any additional references to the Manitou area throughout the One Tacoma Plan and
the Land Use Regulatory Code as appropriate.
These proposed amendments, along with the Proposed Zoning Options 1 and 2, will be packaged as one
of the applications for the 2019 Annual Amendment. All applications will be released for public review
in March 2019, in preparation for the Planning Commission’s public hearing in early April 2019.
Subsequent to the public hearing, the Commission will make its recommendations on the 2019
Amendment package to the City Council. The Council will conduct its review and consider adopting the
2019 Amendment package by the end of June 2019. The adopted Plan and Code amendments
pertaining to the Manitou Annexation will become effective when the annexation becomes effective,
which is anticipated to occur in August 2019.

D. Background and Supporting Information
1. Area of Applicability
The 37-acre Manitou PAA is located on the southwest corner of the City of Tacoma, bounded by 64th St.
W. to the north, Lakewood Dr. W. to the west, 70th St. W. to the south, and the County-City borderline
to the east that is approximately one half of a block east of 52nd Ave. W. As a designated PAA in both
the City of Tacoma’s and Pierce County’s comprehensive plans, the area’s annexation to the City is
expected by the State Growth Management Act and considered a high priority in regional and countywide planning policies.

Urban Growth Areas
(or Potential Annexation Areas)
as designated in the One Tacoma
Comprehensive Plan:
•
•
•
•
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The County and the City are conducting a collaborative planning effort for the proposed annexation of
the Manitou PAA, to be carried out through an Interlocal Annexation Agreement. The negotiation of the
interlocal agreement has been officially initiated by both the County Council and the City Council and is
slated for completion in May-June 2019. Subsequently, the City Council will consider adopting an
ordinance, setting the effective date for the annexation in August 2019.

2. Pre-Annexation Planning in 1993, 1995 and 2004
The Manitou area was part of the “Lakewood Area” and adjacent to the “University Area”, two of
Tacoma’s Urban Growth Areas (UGAs) as designated in the City’s first Comprehensive Plan developed
pursuant to the State Growth Management Act in 1993. Within these UGAs, the Meadows Golf Course
was annexed to Tacoma in 1994, University Place incorporated in 1995, Lakewood incorporated in 1996,
and the Calvary Cemetery was annexed to Tacoma in 1997, leaving a small area that has remained
unincorporated, i.e., the Manitou Potential Annexation Area (PAA).
In 1995, as part of the Annual Amendment to the Comprehensive Plan, the City Council adopted land
use intensity designations and zoning classifications for the Manitou PAA that would become effective if
annexation were to occur. Such pre-annexation planning effort continued in 2004 when the land use
intensity designations and zoning classifications were modified to reflect the existing land uses of that
time. The modifications were adopted by the City Council on November 16, 2004, as part of the 2004
Annual Comprehensive Plan Amendment.
Urban Growth Areas
(Generalized Land
Use Plan, 1993)

Proposed Zoning for
the Manitou Area
(1995 Comprehensive
Plan Amendment)

Intensity and Zoning Change
for the Manitou Area
(2004 Comprehensive Plan
Amendment)
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3. Existing Land Use and Zoning
Pierce County currently regulates land and building in the Manitou neighborhood under the Mixed Use
District (MUD) designation, which allows a broad variety of mid-density residential, commercial, and
industrial land uses, including multi-family housing, nursing homes, mobile home parks, day-care
centers, sewage collection facilities, offices, agricultural supply, malls, restaurants and bars, auto sales,
and contractor yards. Up to 60-foot-tall buildings could be permitted with these uses. The areas
surrounding the Manitou PAA, i.e., the South Tacoma neighborhood, are currently designated R2-STGPD
Single-Family Dwelling District with South Tacoma Groundwater Protection District Overlay.
As depicted in the figure below, existing land uses in the Manitou Neighborhood Annexation Area to a
large degree reflect the Mixed-Use District designation, in the sense that there is a wide variety of uses
in the area. In the west section of the neighborhood (between Lakewood Dr. W. and 53rd Ave. W.),
there are multifamily dwellings, offices, retail uses, a gas station, and auto repair services. The middlesection (between 53rd Ave. W. and 52nd Ave. W.) consists of single-family and multifamily dwellings and
a mobile home park. The east section (east of 52nd Ave. W.) includes single-family and multifamily
dwellings, a used tire shop, and a used car sales lot.

(Source: Pierce County Planning and Public Works Department)
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4. Zoning Reference

Zoning

R-2

Description

Samples of Development

Zoning Classification: Single-Family Dwelling District
Land Use Designation: Single-Family Residential
The R-2 District is the most common residential zoning district in the
City. This district is intended primarily for single-family detached
housing but may also allow a limited number of compatible uses
including lodging uses, 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.
Zone
Min. Standard Lot Area (sf)
Min. Small Lot Area (sf)
Min. Standard lot width (ft)
Min. Small lot width (ft)
Max. height (ft)
Setback Front (ft)
Setback Side (ft)
Setback Rear (ft)

R-3

R-2
5,000
4,500
50
35
35
20
5
25

Zoning Classification: Two-Family Dwelling District
Land Use Designation: Multi-Family (Low Density)
The R-3 District is intended for one-, two-, and three-family dwellings.
Some lodging and boarding homes are also appropriate. The district
is characterized by low residential traffic volumes and generally abuts
more intense residential and commercial districts.
Zone
Min. Standard Lot Area (sf)
Min. Small Lot Area (sf)
Min. Standard lot width (ft)
Min. Small lot width (ft)
Bldg. Coverage (%)
Density (units/acre)
Max. height (ft)
Setback Front (ft)
Setback Side (ft)
Setback Rear (ft)
Tree Canopy (%)

R-3
5,000
4,500
50
30
50%
10
35
20
5
25
30%
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Zoning

Description

R-4L

Zoning Classification: Low-Density Multiple-Family Dwelling District
Land Use Designation: Multi-Family (Low Density)

Samples of Development

The R-4L 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 District, but has more restrictive site
development standards intended to minimize adverse impacts of
permitted and conditional uses on adjoining land.
Zone
Min. Standard Lot Area (sf)
Min. Small Lot Area (sf)
Min. Standard lot width (ft)
Min. Small lot width (ft)
Bldg. Coverage (%)
Density (units/acre)
Max. height (ft)
Setback Front (ft)
Setback Side (ft)
Setback Rear (ft)
Tree Canopy (%)

C-1

R-4L
5,000
2,500
50
25
50%
14
35
20
5
25
30%

Zoning Classification: General Neighborhood Commercial District
Land Use Designation: Neighborhood Commercial
The C-1 District contains low-intensity, smaller-scale land uses such as
retail, office, daycares, service uses, and fueling stations. Building
sizes are limited for compatibility with surrounding residential areas.
Residential uses are appropriate.
Zone
Min. Standard Lot Area (sf)
Bldg. Coverage (%)
Max. height (ft)
Setback Front (ft)
Setback Side (ft)
Setback Rear (ft)
Maximum Floor Area (sf)
Tree Canopy (%)

C-1
Not applicable (N/A)
N/A or R-4L for residential
35
None required
None required
None required
30,000
30%
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Zoning

C-2

Description

Samples of Development

Zoning Classification: General Community Commercial District
Land Use Designation: General Commercial
The C-2 District is intended to allow a broad range of medium- to
high-intensity uses of larger scale. Office, retail, and service uses that
serve a large market area are appropriate. Residential uses are also
appropriate. Higher intensity uses of the permitted uses in the C-1
District are allowed in the C-2 District.
Zone
Min. Standard Lot Area (sf)
Bldg. Coverage (%)
Max. height (ft)
Setback Front (ft)
Setback Side (ft)
Setback Rear (ft)
Maximum Floor Area (sf)
Tree Canopy (%)

STGPD

C-2
Not applicable (N/A)
N/A or R-4 for residential
45
None required
None required
None required
45,000
20%

Zoning Classification: South Tacoma Groundwater Protection District
The South Tacoma Groundwater Protection District is an overlay
zoning and land use control district specifically designed to prevent
the degradation of groundwater in the South Tacoma aquifer system
by controlling the handling, storage and disposal of hazardous
substances by businesses.
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