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OFF-SITE IMPROVEMENTS
• Curb Ramps 
• Sidewalks
• Driveways
• Parking
• Alley Paving
• Street Restoration 
• New Services (Sewer, Water, Power)
• Trees and Landscaping
• Retaining Walls
• Environmental 

• Stormwater
• Critical Areas 
• Solid Waste

Presenter
Presentation Notes
We have an opportunity to discuss as much or as little of these topics as the Permit Task Force wants to, to better understand the design standards and the why.  
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Presentation Notes
Policy development – A community opportunity is envisioned that requires action.  Or an issue resulting in harm…basically someone dies, gets sick or harmed in some way…again requiring some action by the Policy Makers (City Council).  Policy development can be driven sometimes by Federal and State Code (Mandates).  Stormwater regulations are a good example.  Plans/Guidelines are developed, reviewed and ultimately codified in some way, creating the enforceable law for City staff.   City staff and design professionals have to follow Federal, State and Municipal law (Codes) Codes – basically the law for us, but because of how it is written we often turn to adopted design standards and guidance documents and our Best Professional Judgement to interpret the intent behind the code and design accordingly.  Some design standards have flexibility or options, some don’t.    So our Design Standards provide the interpretation/instruction for the law (code) to become reality. (Off-site Requirements and Plan Review Process)Manuals and Best Professional Practice



TMC 2.0 – Building and Development code -
Permits Required
2.01.050 Administration and Process.
K. Permits. No person, firm, or corporation shall erect, construct, enlarge, alter, repair, move, 
improve, remove, convert, or demolish any building or structure, or cause or permit the same to be 
done, without first obtaining all permits required by the Tacoma Municipal Code and the laws of 
the state of Washington. The owner or their agent shall obtain all required permits prior to the 
work being performed. The timeframe of the permits may be conditioned in accordance with the 
timeframes agreed upon in the negotiated repair schedule.
2.19.030 Site Development Standards and Permit Requirements
B. Permit Requirements. 
1. Permit Requirements. Except as specified below, no person shall grade clear, pave, level, alter, 
construct, repair, remove or excavate, soils, pavement, walkways, vaults, private side sewers, private 
storm drainage facilities, or other site improvements in the City of Tacoma without first having 
obtained a Site Development Permit. The Director of Planning and Development Services, or 
designee, shall have the authority to determine if a permit is required for all other activities.
2.22.030 Permit Requirements. A. Permit Requirements. All construction and maintenance 
activities shall require a permit as outlined in TMC 10.22.050.

Presenter
Presentation Notes
We’re here in part, because Municipal Code dictates if someone wants  to build, you need to get a permit.  The permit indicates they are lawfully able to do the work as proposed and implies it was reviewed against the Municipal Code (and adopted design standards) for compliance with the code.  I know we all understand this…what does getting a permit have to do with off-site.  A permit won’t be issued until any required off-site improvements have been addressed.  



Scenario

Presenter
Presentation Notes
We’re going to take 5 minutes and work through a site… Please place your thoughts in the chat….



Presenter
Presentation Notes
Take a moment to look at this site…and pretend you’re the City and list what you believe the Off-site should be in the Chat.  Please put your answers in the chat, but what I’d ask you is, what is everything YOU think is required for off-site.  This scenario will be one we refer back to when we talk about off-site for other requirements.  The site is approximately 15000 square feet.  Other than some rolled asphalt curb, no other off-site improvements (frontage) exist.  Sewer is in the Alley, Water is in South G Street.  Storm is not directly adjacent to the site.  The lot can probably be short platted into 3 lots or assume an even larger development might result.  Several different street view to quickly help your assessment.  



Share Bluebeam Off-site

Presenter
Presentation Notes
Off-site requirements



Permitting
Our Why - Ensure Public 

Health, Safety and General 
Welfare!

Presenter
Presentation Notes
We’ve had a lot of discussions around off-site.  As I’ve reviewed various codes and thought more and more about these discussions it really does come down to one fundamental principal…why we do what we do.  These pictures represent two sides of a spectrum for me personally, but both are impacted by decisions people like us on both sides of the permitting desk.  We ALL have important people like this in our lives….At some point all of us will become disabled or need some form of accommodation.  These are my parents who are celebrating their 60th anniversary this September.  My dad turns 81 in October and my mom is 78.  In their last visit I watched them navigate stairs, sidewalk and public improvements.  Both have slowed down but aren’t in need of any assistance, but one of their primary fears is of tripping and falling and they are clearly not as nimble on their feet as they once were.  My wife and I sleep upstairs so they don’t have to navigate stairs when they visit.  The 2nd picture represent my boys when they are young.  My youngest was still in a stroller for some of our trips.  In Pierce County we live less than a mile from a grocery store and a movie theater and the boys school.  There is no continuous sidewalk and just a patch work quilt of goat trails, asphalt and concrete paths.  My wife upon hearing about today’s presentation, reminded me of how dangerous it felt trying to push a stroller or navigate our streets to go for a family walk.  We typically drove to what should be community destinations because of inadequate infrastructure.  The bus was never a consideration even though it’s less than a mile away because it’s not a fun walk.    Whether an able bodied person or someone with physical impairments, it is not unreasonable for them to expect those of us responsible for infrastructure on both sides of the permitting desk to ensure their health, safety and general welfare through the work we do.  You will see how intrinsic this “why” is engrained in what we do as we go through the next slides.  



International Building Code 
(IBC) - Preface 

“Is a model code that provides the 
minimum requirements to safeguard the 
public health, safety and general welfare 
of the occupants of new and existing 
buildings and structures.”  



TMC 2.0 – Building and Development Code
• 2.02.020 Purpose. 
The State Legislature has established the State Building Code applicable throughout all cities and 
counties in the State of Washington for the purpose of promoting the health, safety, and welfare 
of the occupants or users of buildings and structures and the general public. Accordingly, this 
Chapter is designed to effectuate the following purposes, objectives, and standards of the State 
Building Code: 
A. To require minimum performance standards and requirements for construction and 

construction materials, consistent with accepted standards of engineering, fire, and life safety; 
B. To require standards and requirements in terms of performance and nationally accepted 

standards; 
C. To permit the use of modern technical methods, devices, and improvements; 
D. To eliminate restrictive, obsolete, conflicting, duplicating and unnecessary regulations and 

requirements which could unnecessarily increase construction costs or retard the use of new 
materials and methods of installation or provide unwarranted preferential treatment to types 
or classes of materials or products or methods of construction; 

E. To provide for standards and specifications for making buildings and facilities accessible to and 
usable by physically disabled persons; and 

F. To consolidate within each authorized enforcement jurisdiction, the administration and 
enforcement of building codes.

Presenter
Presentation Notes
Minimum Performance for construction and, materials for engineering fire and life safetyPerformance in terms of national standardsAllow innovationEliminate – conflicting requirements Accessible StandardsConsolidation of the enforcement and administration



Professional Licensure
• RCW 18.08.235
• Legislative findings—1985 c 37.
• The legislature finds that in order to safeguard life, health, and property and to 

promote the public welfare, it is necessary to regulate the practice of architecture.

• RCW 18.43.010
• General provisions.
• In order to safeguard life, health, and property, and to promote the public welfare, any 

person in either public or private capacity practicing or offering to practice engineering 
or land surveying, shall hereafter be required to submit evidence that he or she is 
qualified so to practice and shall be registered as hereinafter provided; and it shall be 
unlawful for any person to practice or to offer to practice in this state, engineering or 
land surveying, as defined in the provisions of this chapter, or to use in connection with 
his or her name or otherwise assume, use, or advertise any title or description tending to 
convey the impression that he or she is a professional engineer or a land surveyor, unless 
such a person has been duly registered under the provisions of this chapter.

Presenter
Presentation Notes
By now the expectation should be clear.  Policy may change, but we do have to reconcile with good design practice what will safeguard life health and property and promote the public welfare….

http://app.leg.wa.gov/RCW/default.aspx?cite=18.08.235
http://app.leg.wa.gov/RCW/default.aspx?cite=18.43.010


2.22.040 Off-site Improvement Requirements.

A. Scope and Intent. 
1. The intent of this code is to consider the health, safety and general 
welfare of the public. Development shall not impact City Right-of-Way 
inconsistent with the most applicable current City codes and standards. In 
addition, development shall not impact adjacent and/or downstream 
property owners in a detrimental manner. 
2. Proposed improvements shall require the submittal of plans completed 
by a professional civil engineer and/or surveyors licensed in the state of 
Washington consistent with the state licensure requirements and 
engineering best practice. In addition, all work shall be compliant with the 
City of Tacoma design requirements and using City of Tacoma benchmarks 
for surveying. 

Presenter
Presentation Notes
It’s very clearly tied to our off-site improvement requirements…



2.22.040 Off-site Improvement Requirements.
B. Off-site Improvements. 
1. Off-site improvements shall be required for all New Construction, Additions, Site Uses, 

Change of Occupancies as defined in the International Existing Building Code, Moved 
Buildings, and Remodels/Alterations to existing buildings. Projects involving more than one 
project type (New Construction, Additions, Change of Occupancy, and Remodel/Alteration) 
shall apply the most restrictive criteria in Table 2.22.1. 

2. The Director of Planning and Development Services, or designee, is authorized to establish and 
modify or eliminate the offsite improvement requirements shown in Table 2.22.1 for individual 
cases where there are practicable difficulties involved in implementation of the requirements 
of this code. The Director of Planning and Development Services, or designee, shall 
determine the order of preference when determining off-site improvement requirements, 
considering health, safety, and welfare, along with environmental protections as the primary 
objectives. Secondary objectives may include considerations for transportation corridors and 
proximity to schools and parks. Although a maximum level of off-site improvements that may 
be imposed by project type is shown in Table 2.22.1, this limitation shall not apply to any 
additional improvements for projects that have requirements imposed by a SEPA, Conditional 
Use Permit, or other conditioning documents. Nor does it absolve the property owner of the 
responsibility to repair any damaged or defective sidewalk.

Presenter
Presentation Notes
Here is where we specifically in the code begin to call out the requirement for Off-site.  



2.22.040.B Off-site Improvement Requirements.
3. Off-site improvements, as defined 
in TMC 2.19.020, shall be constructed 
to conform to City of Tacoma 
Standards as defined by, but not 
limited to, the City of Tacoma’s most 
current: Right-of-Way Design 
Manual; Right-of-Way Restoration 
Policy; Stormwater Management 
Manual; and/or Side Sewer and 
Sanitary Sewer Availability Manual.

Presenter
Presentation Notes
We emphasize the design standards we will follow in our evaluation of your permit.  



2.22.040.B Off-site Improvement Requirements.

4. The following off-site improvement requirements shall apply to all 
applicable project types listed in Table 2.22.1.

b. Off-site improvements are dependent on the project type and 
threshold listed in Table 2.22.1, and shall require the development of 
cement concrete curb and gutter, sidewalks, curb ramps, paving, safety 
measures, other right-of-way elements and drainage of all dedicated 
streets along the lot frontages, except, in cases where the topography 
or other conditions make it impractical

Presenter
Presentation Notes
Project type (size, scope of impact) are considered in determining the extent of off-site improvements – staff ultimately make the determination.  We strive for consistency, but we don’t always get there because we don’t have clear policy or design standards on some unique situations.  



Table 2.22.1 – Off-site 
Improvement Determinations



Flow Chart to Table 2.22.1

https://tacomapermits.org/wp-content/uploads/2018/09/Flowchart-
for-off-site-improvements.pdf

Presenter
Presentation Notes
So we’ve talked about this flow chart in previous Task Force meetings to provide a better connection between New and Redevelopoment as well as Tenant Improvements/Remodels.  We recognize and are working on providing more guidance upfront with respect to off-site requirements for redevelopment (Remodels and TIs).

https://tacomapermits.org/wp-content/uploads/2018/09/Flowchart-for-off-site-improvements.pdf


2.22.040 Off-site Improvement Requirements.

C. Fee In Lieu of. Upon approval of the Director of Planning and 
Development Services, or designee, a fee may be paid in lieu of 
construction of the required off-site improvements. In addition, the 
Director of Planning and Development Services, or designee, shall 
determine the eligible off- site improvements and fee in lieu amount. 
The fees shall be paid at the time of permit issuance and deposited in 
the Fee In Lieu of Off-site Improvements Fund.

Presenter
Presentation Notes
Cost of the improvements and only applies to the actual improvements.  Where this has worked best is when a known CIP or paving project is already planned for the area.  



TMC 10.22 Rights-of-Way
10.22.010
B. Objectives. Public and private uses of Rights-of-Way for location of Facilities employed in the provision of public services should, in 
the interests of the general welfare, be accommodated; however, the City must ensure that the primary purpose of the Rights-of-
Way and passage of pedestrian and vehicular traffic is maintained to the greatest extent possible. The use of the Rights-of-Way will 
not unreasonably limit or encroach upon the public’s right to travel on said Rights-of-Way or the ancillary right to occupy said Rights-
of-Way for utility purposes. In addition, the value of other public and private installations, roadways, Facilities, and properties should 
be protected; competing uses must be reconciled; and the public safety preserved. The use of the Rights-of-Way corridors by private 
users is secondary to these public objectives and the movement of traffic. This chapter is intended to strike a balance between the 
public need for efficient, safe transportation routes and the use of Rights-of-Way for location of Facilities by public and private 
entities. It, thus, has several objectives: 
1. To ensure that public safety is maintained and that public inconvenience is minimized; 
2. To protect the City’s Infrastructure investment by establishing repair standards for the pavement, Facilities, and property in the 
Rights-of-Way, when Work is accomplished; 
3. To facilitate Work within the Rights-of-Way through the standardization of regulations, by establishing clear and nondiscriminatory 
local guidelines, standards, and time frames for the exercise of local authority with respect to the regulation of the use of Rights-of-
Way, and permit and manage reasonable access to the Rights-of-Way on a competitively neutral basis; 
4. To maintain an efficient Permit process and assure that the City’s current and ongoing costs of granting and regulating private 
access to and use of the Rights-of-Way are fully paid by the Persons seeking such access and causing such costs; 
5. To conserve the limited physical capacity of the Rights-of-Way held in public trust by the City; 
6. To establish a public policy for enabling the City to discharge its public trust consistent with the evolving federal and state 
regulatory policies, industry competition, and technological development; 
7. To promote cooperation among the Permittees and the City in the occupation of the Rights-of-Way, and Work therein, in order to
(a) eliminate duplication that is wasteful, unnecessary, or unsightly; (b) lower the Permittee’s and the City’s costs of providing services 
to the public; and (c) minimize street cuts; and 
8. To assure that the City can continue to fairly and responsibly protect the public health, safety, and welfare



TMC 13.0 Land Use Code

13.04.090 Short plat/short subdivision procedures. 

E. Approval. 
The Director or designee shall review the proposed preliminary short subdivision 
application. The preliminary short plat shall not be approved unless it is found that: 
1. Appropriate provisions are made for the public health, safety, and general welfare; 

and for open spaces; stormwater management, streets or roads; alleys; bike routes; 
other public ways; transit stops; potable water supplies; sanitary wastes; parks and 
recreation; playgrounds; schools and school grounds; and all other relevant facilities, 
including sidewalks and other planning features that assure safe walking conditions 
for students who walk to and from school and for transit patrons who walk to bus 
stops or commuter rail stations. 

2. The public use and interest will be served by the platting and dedication of such 
subdivision and dedication as set forth by the Comprehensive Plan and other adopted 
City ordinances, manuals, design specifications, plans, goals, policies, and guidelines.



Americans with Disabilities Act - Ramps

When and Why does the City require new or 
updated ADA Ramps?

DOJ DOT Joint Technical Assistance1 on the 
Title II of ADA - Civil Rights | Federal 
Highway Administration

Public Rights-of-Way Accessibility Guidelines 
(PROWAG)

Presenter
Presentation Notes
These links take you to the Federal drivers for why we require accessible ramps (besides good design practice).  

https://www.fhwa.dot.gov/civilrights/programs/ada/doj_fhwa_ta.cfm
https://www.access-board.gov/prowag/


Where must curb ramps be provided?

• Generally, curb ramps are needed wherever a sidewalk or other 
pedestrian walkway crosses a curb. Curb ramps must be located to 
ensure a person with a mobility disability can travel from a sidewalk 
on one side of the street, over or through any curbs or traffic islands, 
to the sidewalk on the other side of the street. However, the ADA 
does not require installation of ramps or curb ramps in the absence of 
a pedestrian walkway with a prepared surface for pedestrian use. Nor 
are curb ramps required in the absence of a curb, elevation, or other 
barrier between the street and the walkway.

Note:  Intersections are pedestrian crossing and thereby need curb 
ramps.  



Curb Ramp Installation Matrix
ADA Design Guidance - City of Tacoma

Presenter
Presentation Notes
25 pages with examples and definitions.  Also links to the Federal Guidelines

https://www.cityoftacoma.org/cms/One.aspx?portalId=169&pageId=129218




Section 3: The Four Guiding Principles

• Principle #1: Alterations vs. Maintenance
• Principle #2: Altered Roadway Exceeding 50% of Road Width
• Principle #3: Altered Intersection Exceeding 50% of Intersection Area
• Principle #4: End and Midpoint of the Radius for Work At or Behind 

the Curb 

City of Tacoma Curb Ramp Installation Matrix

Presenter
Presentation Notes
Principles 2 and 3 really come into affect if there is a significant amount of utilities work  





Principle #4 - End and Midpoint of the Radius 
for Work At or Behind the Curb





Section 2: Existing Curb Ramp Evaluation Criteria
Existing curb ramp barriers—if one or more of these barriers exist, a new curb ramp is required:

• A curb ramp with a longitudinal slope greater than 10%; or
• A curb ramp cross-slope exceeding the gutter slope; or
• A curb ramp with no turning space/landing.; or
• Vertical surface discontinuities greater than 1/2 inch.  

Existing curb ramp barriers—if more than two (2) barriers exist, a new curb ramp is required:
• A longitudinal slope greater than 8.3%, but less than or equal to 10%.
• Non-compliant turning space/landing (running and/or cross-slope greater than 2%)
• Change in level (not flush) at grade breaks.
• Non-compliant or missing detectable warning  
• Ramp or turning space/landing are cracked, broken, or damaged  
• Out of alignment with opposing curb ramp (more than 1/2 ramp width from opposing ramp)

NOTE: Every required curb ramp shall have an existing opposing curb ramp that meets the Existing 
Curb Ramp Evaluation Criteria or a new curb ramp shall be constructed.

City of Tacoma Curb Ramp Installation Matrix

Presenter
Presentation Notes
When existing curb ramps are within the limits of affected work as defined by the Four Guiding Principles in Section 3, an evaluation of those ramps are required to determine if they need to be reconstructed.  This list is a list of curb ramp elements that must be evaluated to determine if an existing curb ramp needs to be reconstructed: (Note– criteria used to evaluate existing curb ramps does not ensure full compliance with current codes. Curb ramps that do not meet current codes will be replaced at a later date).  



2019 SFR New ADA Ramp(s) Required

8

89

ADA Ramp Required

Yes No Yes 8
No 89
Total 97

Presenter
Presentation Notes
97 permits in 2019 – even with a focus 



A LOT OF 
DESIGN

• Work Order and PE Required
• Survey Information and curb line 

established
• Max 2%, 8.33%. Designs often result 

in missing construction tolerances 
and rework.  

• Many design professionals don’t  
fully understand the nuances for the 
best fit.  

• Requires some back and forth with 
reviewers.  



When might we not require off-site?

We follow the Curb Ramp Installation Matrix, BUT there are factors we 
may consider in our analysis that would result in no requirement:
• Future CIP project
• The ramp would actual create an unsafe crossing condition.
• Utility relocations (poles, transforms, vaults)
• Significant topographic challenges.  
• Drainage extensions or other improvements outside of the frontage 

of the proposed project. 



Process Improvements

• Off-site decision tree flow chart with linked code and design manual 
references for the detail.  

• Link of Off-Site and Scoping documents to Curb Ramp Installation Matrix
• Curb Ramps – Tip Sheet – Link Flow Chart to Principles and Examples  

• Link to variance request form. Make Variance Form Electronically Fillable
• Common Ramp Design Mistakes
• Additional Maximum Extent Feasible Guidance

• Updates to Standard Details
• In-lieu of Fee for non-adjacent curb ramps/City program coordinated 

installation.  Help for corner lot feasibility for non-compliant opposing 
ramps.  

Presenter
Presentation Notes
Thank you for your questions around our off-site process.  Some of the questions we heard about have inspired me to consider better ways to characterize what’s been shared with you today.   



Thank you

• Discussion

• Next up?
• SIDEWALKS – 9/9/21
• DRIVEWAYS AND PARKING  10/14/21
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