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City of Tacoma
Planning Commission
AGENDA
MEETING:

Regular Meeting

TIME:

Wednesday, November 20, 2013, 4:00 p.m.

PLACE:

Room 16, Tacoma Municipal Building North
733 Market Street, Tacoma, WA 98402

A. CALL TO ORDER
B. QUORUM CALL
C. APPROVAL OF MINUTES – Regular Meeting on November 6, 2013
D. DISCUSSION ITEMS
1. Temporary Homeless Camps Permit Process
• Complete the review of draft code amendments, authorize the distribution of the proposal for
public review, and set December 18, 2013 as the date for a public hearing.
• See “Agenda Item D-1” / John Harrington, 279-8950, jharring@cityoftacoma.org
2. Sustainability Code Amendment (Annual Amendment Application #2014-09)
• Review the scope of work for the sustainability code amendments and the City’s goals and
policies that support sustainable urban development.
• See “Agenda Item D-2” / Stephen Atkinson, 591-5531, satkinson@cityoftacoma.org
3. Urban Forestry Landscaping Code Update (Annual Amendment Application #2014-10)
• Overview of proposed Comprehensive Plan and landscaping code changes intended to
implement the Urban Forest Policy Element.
• See “Agenda Item D-3” / Elliott Barnett, 591-5389, elliott.barnett@cityoftacoma.org

E. COMMUNICATION ITEMS & OTHER BUSINESS
(a) Sound Transit Long-Range Plan Update Scoping Meeting – Tacoma Session, Monday,
November 18, 2013, 5:30-8:00 p.m., Greater Tacoma Convention and Trade Center
( http://www.soundtransit.org/Projects-and-Plans/Long-range-Plan-update)
(b) “Conversations RE: Tacoma – Getting the Vibe” – Last session of the 2013 Lecture Series,
Thursday, November 21, 2013, 6:30-8:00 p.m., Museum of Glass (www.ReTacoma.com).
(c) Infrastructure, Planning and Sustainability Committee meeting of November 27, 2013 has
been canceled. The Committee meets every 2nd and 4th Wednesdays, at 4:30 p.m., in Room 16.
(d) Planning Commission Pending Agenda (December 4, 2013) – Hilltop Subarea Plan & EIS,
and various 2014 Annual Amendment Applications (e.g., Growth Strategy, Mixed-Use Centers
Review, Land Use Designations, Open Space Element, and Minor Plan and Code Amendments).

F. ADJOURNMENT

The City of Tacoma does not discriminate on the basis of disability in any of its programs, activities, or services. To request this information in an alternative format
or to request a reasonable accommodation, please contact the Planning and Development Services Department at (253) 591-5056 (voice) or (253) 591-5820 (TTY).
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City of Tacoma
Planning Commission
MINUTES (draft)
Meeting:

Regular Meeting

Time:

Wednesday, November 6, 2013, 4:00 p.m.

Location:

Room 16, Tacoma Municipal Building North, 733 Market Street

Present:

Sean Gaffney (Chair), Scott Winship (Vice-Chair), Chris Beale, Donald Erickson, Tina Lee,
Alexandria Teague, Stephen Wamback

Absent:

Benjamin Fields, Erle Thompson

CALL TO ORDER
Chair Gaffney called the meeting to order at 4:04 p.m. and declared a quorum present.
Commissioner Chris Beale, appointed on November 5, 2013, representing District No. 5, was sworn in by
the City Clerk.
APPROVAL OF MINUTES
The minutes of the regular meeting on October 16, 2013 were approved as submitted.
DISCUSSION ITEMS
1. South Downtown Subarea Plan and Final Environmental Impact Statement (FEIS)
Ian Munce, Planning Services Division, facilitated the Planning Commission’s consideration for
recommending the Draft South Downtown Subarea Plan to the City Council for adoption. There were
three issues that required clarification based upon the discussions at the previous Commission meeting
on October 16, 2013.
The first issue was the maximum buildout target that should be recommended in the Subarea Plan. The
Final Environmental Impact Statement for the project analyzed 30 million square feet of new
development, while Commissioner Erickson argued that 20 million would be a more adequate target. He
distributed a white paper that he had prepared, “Needed 2040 Growth Capacity for South Downtown”,
which summarized his research and analysis on the current and projected development trends in the
residential and office markets. The white paper concluded that it would be more prudent to go with an
estimated 20 million square feet of new development in South Downtown, which is still more than
sufficient to meet both Pierce County’s 2030 growth targets and the Puget Sound Regional Council’s
VISION 2040 projections. The Commission concurred, and with a unanimous vote, modified the Subarea
Plan accordingly.
Mr. Munce indicated that the other two issues were relating to the proposed Feather Sign regulations and
Fencing Standards for the Downtown Districts, which would be included in the Commission’s
recommendation to the City Council. The Commission concurred, made no changes to the Findings of
Fact and Recommendations Report that had been distributed at the previous meeting, and recommended
approval of the South Downtown Subarea Plan to the City Council. Commissioner Wamback, while
acknowledging the action already taken by the Commission, indicated that he prefers taking out the
Feather Sign regulations, and addressing them separately, from the recommendation.
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2. Affordable Housing Code (Annual Amendment Application #2014-06)
Elliott Barnett, Planning Services Division, introduced Michael Mirra and Gary Pederson, co-chairs of the
Affordable Housing Policy Advisory Group (AHPAG). Mr. Mirra and Mr. Pederson provided background
on the need for affordable housing in Tacoma and on the AHPAG’s 2010 recommendations to the City
Council. Mr. Barnett highlighted some of the City’s efforts and progress in implementing AHPAG’s
recommendations over the past few years. Of those tasks assigned by the City Council to the Planning
Commission for analysis, the current proposal (Annual Amendment Application #2014-06) is the second
phase, following the 2012 adoption of affordable housing policy principles in the Housing Element and to
be followed in 2015 with affordable housing infill strategies.
Mr. Barnett provided an overview of proposed actions contained in the current proposal. These include
review of affordable housing incentives, including consideration of creating a new code section as
authorized by the Growth Management Act, and promoting two affordable housing types – mini-flats and
Accessory Dwelling Units (ADUs). Discussion ensued. The Commission asked for clarification of several
issues including potential permit fees funding sources, information about the time breakdown of permit
reviews, considerations for approving rezones, and legal issues on inclusionary affordable housing
requirements. Commissioner Lee handed out a map related to the mini-flats discussion, and suggested
looking at transit corridors (possibly only trunk lines) rather than stations. The Commission also
suggested looking at a quarter-mile distance for mini-flats.
COMMUNICATION ITEMS AND OTHER BUSINESS
(a) Puget Sound Equity Summit – November 8-9, 2013, Highline Community College.
(b) Lihuang Wung, Planning Services Division, reviewed the agenda for the Infrastructure, Planning and
Sustainability Committee’s meeting on November 13 and the tentative agenda for the Planning
Commission’s meeting on November 20, 2013.
(c) Brian Boudet, Manager, Planning Services Division, reported that the City Council adopted Substitute
Ordinance No. 28182 on November 5, 2013, enacting Interim Regulations concerning Recreational
Marijuana for a one-year period.
(d) Mr. Boudet reported that the Infrastructure, Planning and Sustainability Committee reviewed the
scope of work for the 2015 Comprehensive Plan Update on October 23, 2013 and issued a
recommendation for adoption, scheduled for the City Council’s consideration in late November.
(e) Mr. Boudet informed the Commission that the last session of the 2013 Lecture Series of
“Conversation RE: Tacoma” – Getting the Vibe – is scheduled for November 21, at 6:30 p.m., in the
Museum of Glass.

ADJOURNMENT
The meeting was adjourned at 5:18 p.m.

Agenda Item
D-1

City of Tacoma
Planning and Development Services

To:

Planning Commission

From:

John Harrington, Development Services Division

Subject:

Temporary Homeless Camp Permitting Process

Meeting Date: November 20, 2013
Memo Date:

November 14, 2013

At the previous meeting on September 18, 2013, the Planning Commission reviewed background
information and the scope of work for the proposed amendments to the Tacoma Municipal Code (TMC) to
address the issue concerning temporary homeless camps associated with a religious organization as
provided for in RCW 36.01.290.
At the next meeting on November 20, 2013, the Commission will review the proposed language for
amending TMC Chapters 13.05 and 13.06 to establish the permitting process and development
regulations for this issue. Staff intends to request the Commission to authorize the distribution of the
proposal for public review and set December 18, 2013 as the date for a public hearing.
Attached is a staff analysis report, which includes the proposed code amendments as Exhibit A. If you
have any questions, please contact me at 279-8950 or jharring@cityoftacoma.org.

Attachment
c:

Peter Huffman, Interim Director
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Temporary Homeless Camp Permitting Process
Staff Analysis Report

Proposed Amendment:

Add Temporary Homeless Camp Permitting Process to TMC Chapter
13.05 Land Use Permit Procedures and add regulatory standards for
the camps in TMC 13.06.635 - Temporary Uses

Applicant:

Planning and Development Services Department, City of Tacoma

Location & Size of Area:

City-wide

Current Land Use & Zoning:

All land use and zoning districts

Neighborhood Council Area:

All Neighborhood and Council Areas

Staff Contact:

John Harrington, Development Services Division
(253) 591-2069, jharring@cityoftacoma.org

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

November 20, 2013 (draft)

I. Description of the Proposed Amendment:
1. Describe the proposed amendment, including the existing and proposed amendatory language,
if applicable.
The proposed amendment would regulate temporary homeless camps to protect public health and
safety and the safety of the residents of such camps in the City of Tacoma.
Exhibit A attached is the proposed amendment language to the Tacoma Municipal Code Sections
13.05 and 13.06.635. Under the authority of the City Council, the fee code in Chapter 2.09 of the
Municipal Code will also be amended at a future date to add an application fee for a temporary
homeless camp.
2. Describe the intent of the proposed amendment and/or the reason why it is needed.
In 2010, the Washington Legislature passed Ch. 175 (ESHB 1956), codified as RCW 36.01.290
which granted broad authority to religious organizations to host temporary homeless camps for
individuals experiencing homelessness on property owned or controlled by such organizations. It
allows cities to enact regulations that are necessary to protect the public health and safety in
conducting the set up operation and decommissioning of a temporary homeless camp that do not
substantially burden the decisions or actions of a religious organization with respect to the provision
of temporary homeless camps. It also prohibits the imposition of permit fees in excess of the actual
costs associated with the review and approval of the required permit applications for temporary
homeless camps. The city has not had a religious organization propose such a camp since the state
law passed, but wants to have regulations in place should an a group want to operate one.

Proposed Code Amendment re: Temporary Homeless Camp Permitting Process
Staff Report (Planning Commission Review Draft 11-20-13)
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3. Describe the geographical areas associated with the proposed amendment. Include such
information as: location, size, parcel number(s), ownership(s), site map, site characteristics,
natural features, current and proposed Comprehensive Plan land use designations, current and
proposed zoning classifications, and other appropriate and applicable information for the
affected area and the surrounding areas.
The only limitation to the location of the temporary homeless camps in the City of Tacoma is that the
site must be on property that is owned or controlled by the religious organization that is running the
camp.
4. Provide any additional background information associated with the proposed amendment.
No additional information.

II. Analysis of the Proposed Amendment:
1. How does the proposed amendment conform to applicable provisions of State statutes, case law,
regional policies, the Comprehensive Plan, and development regulations?
The proposed amendment is in response to RCW 36.01.290 passed by the Washington State
Legislature in 2010. The law provides great latitude for religious organizations to run homeless camps
and limits local jurisdictions controls that protect the public health and safety only.
Numerous cities in the state have enacted similar regulations. There is no case law resulting from a
legal test of any of the existing regulations.
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.
There are currently no regulations for the establishment and operation of homeless encampments in
the City of Tacoma. The proposed amendment puts into place public health and safety regulations for
the operation of homeless encampments as authorized by state law.
3. Assess the proposed amendment with the following measures: economic impact assessment,
sustainability impact assessment, health impact assessment, environmental determination,
wetland delineation study, traffic study, visual analysis, and other applicable analytical data,
research and studies.
The proposed amendment has no significant impacts in economic development, but may have
positive impacts to sustainability and the public health.
The intent of the camps is to provide a temporary, safe and healthy housing alternative for homeless
persons who want to live in a camp environment who otherwise would be living on the streets. The
camps will provide a place where the residents can be educated about services that they can take
advantage of to improve their life situation.

Proposed Code Amendment re: Temporary Homeless Camp Permitting Process
Staff Report (Planning Commission Review Draft 11-20-13)

Page 2 of 5

4. Describe the community outreach efforts conducted for the proposed amendment, and the
public comments, concerns and suggestions received.
There are a number of non-governmental organizations and governmental agencies in the Greater
Tacoma/Pierce County area that have been engaged for some time assisting the homeless. City staff
met with many of these groups in September and October to tap into the experience and expertise of
these groups, neighborhood and business groups and the public-at-large by holding a number of
public meetings to elicit feedback and to hear concerns regarding the operation of temporary
homeless camps in the City.
Some of the community based agencies, organizations and groups that staff consulted with included:
Tent City Tacoma, Associated Ministries, Metropolitan Development Council, Catholic Community
Services, Comprehensive Life Resources, Ministerial Alliance, and Tacoma-Pierce County Coalition
to End Homelessness. The Tacoma Community Council and the Cross District Association were
given presentations.
A number of city staff on the Intergovernmental SME team went down to Olympia, Washington and
observed the operation of an active temporary homeless camp and interviewed the camp operators,
human services provider serving the residents and residents of the camp.
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?
Yes. It will provide the public and religious organizations with the confidence that the city is ready to
address homeless encampments with limited, reasonable regulations to protect the public health and
safety and the health and safety of the camp residents.

III. Staff Recommendation:
Staff recommends that the Planning Commission authorize the distribution of the proposed code
amendments concerning the Temporary Homeless Camp Permitting Process, as set forth in Exhibit A,
for public review, and set December 18, 2013 as the date for a public hearing to receive public
comment on the proposal. There are a number of variable standards and discretionary aspects that are
being recommended in the proposal, as summarized below:
1. Maximum occupancy of each camp: 50 residents. The range of camp size for the eleven cities
that we studied was 40-100 residents. Our site inspection of an active camp in Olympia (Camp
Quixote) was very instructive in this regard. There were representatives from Tacoma Police,
Tacoma Fire, Planning and Development Services, Tacoma-Pierce County Health District and
Neighborhood and Community Services were able to make the trip to Olympia. We interviewed
the resident president and vice-president of the camp and volunteers and viewed the internal and
external camp setup. The site was built for 30 persons and was 7,200 square feet in size. The
camp seemed crowded even though a number of larger tents housed up to three persons. The
administrative, security tent and kitchen were all crammed into one tent at the entrance to the
camp, which had a temporary perimeter fence wood fence. There was also not enough separation
between the porta-potties from the kitchen/dining area and not enough hand-washing and garbage
cans. There did not appear to be enough room to have proper cooking and dishwashing area and
storage for refrigerated and dry goods food. It was not good to have admin/security tent in with
the kitchen/dining tent.

Proposed Code Amendment re: Temporary Homeless Camp Permitting Process
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2. Minimum site area for camp: 7,500 square feet for up to 25 residents and 15,000 for 26-50
residents. This again was based on the cramped example of Camp Quixote and the desire to
create more operational space for the food preparation and dining areas and separation from field
hygiene components of the camp. Camp Quixote also did not have a shower facility. One of the
main factors for residents to get employment was the ability to get clean with showers and have
clean clothes to wear.
3. Allows up to two camp sites operated by the same organization at a time. This is to keep the
camps to a manageable size socially and logistically and to not overload a single neighborhood
and to facilitate reclamation of the camp sites. An additional component to this allowance is that
if two camps are developed by a church during the 93 day time period, the second one must be
located at least one mile from the first so that two camps are put on adjacent properties or in the
same neighborhood.
4. Maximum time on ground for camp: 93 days. Ninety days was the focus timeframe that fit with
our temporary use section, but 90 days did not go into a full 365 day year evenly. Three days
were added to alleviate this and to also provide moving time from one camp to the next.
5. Minimum time to return to, or within one mile of previous site: 2 years. Recovery time for the site
and neighborhood was considered in reaching this timeframe. The two years allows for a site to
have a full year of seasons to recover and for the neighborhood to not feel like they had an annual
event happening. This also allows for a return to be at the same time of year versus at a staggered
timeframe which should assist the religious community in planning for which sites are more
suitable for each season of the year to locate at. So you could have three winter sites for example
that could be rotated every third year (with two years in between) that maybe is on a paved site
that would minimize muddying up a site, keeping the tents cleaner and not beating up grass sod
areas.
6. No warrant or background checks required by Code. Rationale is that city does not require this
for other special housing by ordinance and would seem to be a city requirement only for the
camps. This is a best practice that will probably happen anyway by the sponsor church.
7. Trash pick-up paid for by sponsor church. The camps will generate solid waste that is beyond
what the existing site is set up for disposal and pick-up by Waste Management. Camp Quixote
had a separate large dumpster on the property just outside the perimeter fence of the camp that a
garbage truck had access to. This additional dumpster and pick-up service would not be a free
service paid for by the city or Waste Management, it would be paid for by the sponsor religious
organization.
8. Minimum age: 18 years old. This is the common minimum age for homeless encampments. Many
social and safety issues are averted by not having child residents in the camp. The indication staff
received from Human Services and homeless advocate agencies in Tacoma is that there is better
options available for young teenagers and families with children than a temporary tent camp.
9. 6-foot sight obscuring perimeter fence required. This requirement helps to control access to the
camp, provides increased security for residents from intruding persons and animals, and provides
buffer from noise and light from the camp to the neighborhood and the neighborhood to the
camp. A fence also maintains a residential look to the camp versus a hodge-podge external
appearance of numerous tents of varying colors and sizes.
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10. 14-day public notice (notify to 100 feet of site). This is consistent with a number of benchmarked
city’s regulations and is consistent with the notification requirements of our minor critical areas
permits. This use is also a temporary, so the impact over time is not as great as a short plat or
other permanent development. The use is also not able to be denied, only conditioned with public
health and safety requirements. So the more complicated debate of whether to approve the camp
or not is not part of the permitting process, therefore less time is needed for consideration. The
adoption of these regulations will also hopefully allay concerns that the community would have
about the temporary homeless camps.

IV. Exhibits:
A. Proposed Amendments to the Tacoma Municipal Code Chapters 13.05 and 13.06 pertaining to
the Temporary Homeless Camp Permitting Process.
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Permit Process – TMC 13.05
13.05.010 Application requirements for land use permits.
A. Purpose. The purpose of this section is to outline land use permit and application requirements.
B. Applicability. The regulations identified in this section apply to land use permits for which the Director and/or
Hearing Examiner have decision-making authority. The applicant for a land use permit requested under this title
shall have the burden of proving that a proposal is consistent with the criteria for such application.
C. Application Requirements.
1. Predevelopment Conference. A predevelopment conference may be scheduled at the request of the Department or
the applicant. The predevelopment conference is intended to define the project scope and identify regulatory
requirements of Title 13, prior to preparing a land use proposal.
2. Pre-Application Meeting. The pre-application meeting is a meeting between Department staff and a potential
applicant for a land use permit to discuss the application submittal requirements and pertinent fees. A preapplication meeting is required prior to submittal of an application for rezoning, platting, height variances,
conditional use permit, shoreline management substantial development (including conditional use, variance, and
revision), wetland/stream/Fish and Wildlife Habitat Conservation Area (FWHCA) development permits,
wetland/stream/FWHCA minor development permits, and wetland/stream/FWHCA verifications. This requirement
may be waived by the Department. The pre-application meeting is optional for other permits.
3. Applications Form and Content. The Department shall prescribe the form and content for complete applications
made pursuant to this title. The applicant is responsible for providing complete and accurate information on all
forms as specified below.
Applications shall include the following:
a. The correct number of completed Department application forms signed by the applicant;
b. The correct number of documents, plans, or maps identified on the Department Submittal Requirements form
which are appropriate for the proposed project;
c. A demonstration by the applicant of consistency with the applicable policies, regulations, and criteria for approval
of the permit requested;
d. A completed State Environmental Policy Act checklist, if required; containing all information required to
adequately determine the potential environmental impacts of the proposal;
e. Payment of all applicable fees as identified in Section 2.09.170 − Required Filing Fees for Land Use Applications;
and
f. Additional application information which may be requested by the Department and may include, but is not limited
to, the following: geotechnical studies, hydrologic studies, noise studies, air quality studies, visual analysis, and
transportation impact studies.
D. Initiation of Review Process. The Department shall review a submitted application to determine its completeness,
but will not begin permit processing of any application until the application is found to be complete.
“Completeness” means the appropriate documents and reports have been submitted. Accuracy and adequacy of the
application is not reviewed as a part of this phase.
E. Notice of Complete or Incomplete Application.
1. Within 28 days after receiving a development permit application, the Department shall provide in writing to the
applicant either:
a. A notice of complete application; or
b. A notice of incomplete application and what information is necessary to make the application complete.
The 28-day time period shall be determined by calendar days from the date the application was filed to the
postmarked date on the written notice from the Department.
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2. An application shall be found complete if the Department does not, within 28 days, provide to the applicant a
notice of incomplete application.
3. If the application is determined to be incomplete, and/or additional information is requested, within 14 days after
an applicant has submitted the requested additional information, the Department shall notify the applicant whether
the information submitted adequately responds to the notice of incomplete application, thereby making the
application complete, or what additional information is still necessary.
4. An application is complete for purposes of this section when it meets the submission requirements of the
Department as outlined in Section 13.05.010.C and TMC Section 13.11.250 for projects that may affect wetlands,
streams, or their regulated buffers, even though additional information may be required or project modifications may
be made later. The determination of a complete application shall not preclude the Department from requesting
additional information or studies, either at the time of the notice of complete application or subsequently if new
information is required or substantial changes in the proposed action occur, or should it be discovered that the
applicant omitted, or failed to disclose, pertinent information.
F. Inactive Applications. If an applicant fails to submit information identified in the notice of incomplete application
or a request for additional information within 120 days from the Department’s mailing date, or does not
communicate the need for additional time to submit information, the Department may consider the application
inactive and, after notification to the applicant, may close out the file and refund a proportionate amount of the fees
collected with the application.
G. Modification to Application. Proposed modifications to an application which the Department has previously
found to be complete will be treated as follows:
1. Modifications proposed by the Department to an application shall not be considered a new application.
2. If the applicant proposes modifications to an application which would result in a substantial increase in a project’s
impacts, as determined by the Department, the application may be considered a new application. The new
application shall conform to the requirements of this title which are in effect at the time the new application is
submitted.
H. Limitations on Refiling of Application.
1. Applications for a land use permit pursuant to Title 13 on a specific site shall not be accepted if a similar permit
has been denied on the site within the 12 months prior to the date of submittal of the application. The date of denial
shall be considered the date the decision was made on an appeal, if an appeal was filed, or the date of the original
decision if no appeal was filed.
2. The 12-month time period may be waived or modified if the Director finds that special circumstances warrant
earlier reapplication. The Director shall consider the following in determining whether an application for permit is
similar to, or substantially the same as, a previously denied application:
a. An application for a permit shall be deemed similar if the proposed use of the property is the same, or
substantially the same, as that which was considered and disallowed in the earlier decision;
b. An application for a permit shall be deemed similar if the proposed application form and site plan (i.e., building
layout, lot configuration, dimensions) are the same, or substantially the same, as that which was considered and
disallowed in the earlier decision; and
c. An application for a variance or waiver shall be deemed similar if the special circumstances which the applicant
alleges as a basis for the request are the same, or substantially the same, as those considered and rejected in the
earlier decision.
In every instance, the burden of proving that an application is not similar shall be upon the applicant.
I. Filing Fees. The schedule of fees for land use permits is established in Chapter 2.09 of the Tacoma Municipal
Code.
J. Time Periods for Decision on Application.
1. A decision on applications considered by the Director shall be made within 120 days of complete application.
Applications within the jurisdiction of the Hearing Examiner shall be processed within the time limits set forth in
Chapter 1.23. The notice of decision on a land use permit shall be issued (and postmarked) within the prescribed
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number of days after the Department notifies the applicant that the application is complete or is found complete as
provided in Section 13.05.010.D.3. The following time periods shall be exempt from the time period requirement:
a. Any period during which the applicant has been requested by the Department to correct plans, perform required
studies, or provide additional required information due to the applicant’s misrepresentation or inaccurate or
insufficient information.
b. Any period during which an environmental impact statement is being prepared; however, in no case shall the time
period exceed one year, unless otherwise agreed to by the applicant and the City’s responsible official for SEPA
compliance.
c. Any period for administrative appeals of land use permits.
d. Any extension for any reasonable period of time mutually agreed upon in writing between the applicant and the
Department.
2. The 120-day time period established in Section 13.05.010.J.1 for applications to the Director shall not apply in the
following situations:
a. If the permit requires approval of a new fully contained community as provided in RCW 36.70A.350, master
planned resort as provided in RCW 36.70A.360, or the siting of an essential public facility as provided in RCW
36.70A.200.
b. If, at the applicant’s request, there are substantial revisions to the project proposal, in which case the time period
shall start from the date on which the revised project application is determined to be complete, per Section
13.05.010.E.3.
3. Decision when effective. A decision is considered final at the termination of an appeal period if no appeal is filed,
or when a final decision on appeal has been made pursuant to either Chapter 1.23 or Chapter 1.70. In the case of a
zoning reclassification, the first reading of the reclassification ordinance by the City Council shall be considered the
final decision. First reading shall be considered a tentative approval, and does not constitute final rezoning of the
property. However, first reading of the ordinance shall assure the applicant that the reclassification will be approved,
provided that the application complies with all requirements and conditions for reclassification as may have been
imposed by the Hearing Examiner or the City Council.
4. If unable to issue a final decision within the 120-day time period, a written notice shall be made to the applicant,
including findings for the reasons why the time limit has not been met and the specified amount of time needed for
the issuance of the final decision.
5. Time Computation. In computing any time period set forth in this chapter, the day of the act or event from which
the designated period of time begins to run shall not be included. The last day of the period so computed shall be
included, unless it is a Saturday, a Sunday, or a legal holiday, in which event the period runs until the end of the next
day which is neither a Saturday, a Sunday, nor a legal holiday. Legal holidays are described in RCW 1.16.050.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. A; passed May 8, 2012: Ord. 27893 Ex. A; passed Jun. 15,
2010: Ord. 27771 Ex. B; passed Dec. 9, 2008: Ord. 27728 Ex A; passed Jul. 1, 2008: Ord. 27431 § 5; passed
Nov. 15, 2005: Ord. 27245 § 1; passed Jun. 22, 2004: Ord. 26843 § 2; passed Aug. 21, 2001: Ord. 26645 § 4; passed
Jun. 27, 2000: Ord. 25852 § 1; passed Feb. 27, 1996)

13.05.020 Notice process.
A. Purpose. The purpose of this section is to provide notice requirements for land use applications.
B. Process I − Minor Land Use Decisions.
1. A notice of application shall be provided within 14 days following a notice of complete application being issued
to the applicant as identified in Section 13.05.010.E. Examples of minor land use decisions are waivers, variances,
temporary homeless camp permits, wetland/stream/FWHCA Verifications, and wetland/stream/FWHCA Minor
Development Permits.
2. Notice of application shall be mailed by first-class mail to the applicant; property owner (if different than the
applicant); neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or
community organizations; the Tacoma Landmarks Commission (for proposals located within a historic district or
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affecting a designated landmark); the Puyallup Indian Tribe for “substantial action” as defined in the “Agreement
Between the Puyallup Tribe of Indians, Local Governments in Pierce County, the State of Washington, the United
States of America, and Certain Private Property Owners,” dated August 27, 1988; and to owners of property and/or
taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within the distances
identified in Section 13.05.020.G.
3. Parties receiving notice of application shall be given 14 days from the date of mailing (including the day of
mailing) to provide any comments on the proposed project to the Department. The notice shall indicate that a copy
of the decision taken upon such application will be provided to any person who submits written comments on the
application within 14 days of the mailing of such notice, or who requests receipt of a copy of the decision.
4. Decisions of the Land Use Administrator shall be mailed to the applicant and the property owner, if different than
the applicant, by first class mail. Decisions of the Administrator requiring environmental review pursuant to the
State Environmental Policy Act, WAC 197-11, and the provisions of TMC Chapter 13.12, shall also include a
Threshold Determination by the Responsible Official for the Department. A decision shall be mailed by first-class
mail to: owners of property and/or taxpayers of record as indicated by the Pierce County Assessor/Treasurer’s
records within the distance identified in Section 13.05.020.G; neighborhood councils in the vicinity where the
proposal is located; qualified neighborhood or community organizations; and the Puyallup Indian Tribe for
“substantial action” as defined in the “Agreement Between the Puyallup Tribe of Indians, Local Governments in
Pierce County, the State of Washington, the United States of America, and Certain Private Property Owners,” dated
August 27, 1988.
5. A neighborhood or community organization shall be qualified to receive notice under this section upon a finding
that the organization:
(a) has filed a request for a notification with the City Clerk in the form prescribed by rule, specifying the names and
addresses of its representatives for the receipt of notice and its officers and directors;
(b) includes within its boundaries land within the jurisdiction of the permit authority;
(c) allows full participating membership to allow property owners/residents within its boundaries;
6. More than one neighborhood or community organization may represent the same area.
7. It shall be the duty of the neighborhood group to advise the City Clerk’s office in writing of changes in its
boundaries, or changes in the names and addresses of the officers and representatives for receipt of notice.
8. A public information sign (or signs), provided by the Department for applications noted in Table G
(Section 13.05.020.G), indicating that a land use permit application for a proposal has been submitted, shall be
erected on the site by the applicant, in a location specified by the Department, within seven calendar days of the date
on which a notice of complete application is issued to the applicant. The sign shall remain on the site until the date
of final decision, at which time the sign shall be removed by the applicant. The sign shall contain, at a minimum, the
following information: type of application, name of applicant, description and location of proposal, and where
additional information can be obtained.
C. Process II − Administrative Decisions Requiring an Environmental Determination and Height Variances,
Shoreline Permits, Conditional Use, Special Development Permits, Wetland/Stream/Fish & Wildlife Habitat
Conservation Area (FWHCA) Development Permits.
1. A notice of application shall be provided within 14 days following a notice of complete application being issued
to the applicant as identified in Section 13.05.010.E.
2. Notice of application shall be mailed by first-class mail to the applicant; property owner (if different than the
applicant); neighborhood councils in the vicinity where the proposal is located; qualified neighborhood or
community organizations consistent with the requirements set forth for Process I land use permits; the Tacoma
Landmarks Commission (for proposals located within a historic district or affecting a designated landmark); the
Puyallup Indian Tribe for “substantial action” as defined in the “Agreement Between the Puyallup Tribe of Indians,
Local Governments in Pierce County, the State of Washington, the United States of America, and Certain Private
Property Owners,” dated August 27, 1988; and to owners of property and/or taxpayers of record, as indicated by the
records of the Pierce County Assessor/Treasurer, within the distances identified in Section 13.05.020.G. For major
modifications to development approved in a PRD District rezone and/or site approval, the notice of application shall
also be provided to all owners of property and/or taxpayers of record within the entire PRD District and owners of
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property and/or taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within the
distances identified in Section 13.05.020.G from the boundary of the PRD District.
3. Parties receiving notice of application shall be given 30 days, with the exception of five to nine lot preliminary
plats which shall be given 20 days from the date of mailing (including the day of mailing) to provide any comments
on the proposed project to the Department, unless a Public Meeting is held, as provided by Section 13.05.020.F. The
notice shall indicate that a copy of the decision taken upon such application will be provided to any person who
submits written comments on the application within 30 days of the mailing of such notice, or who requests receipt of
a copy of the decision.
4. A public information sign (or signs), provided by the Department for applications noted in Table G
(Section 13.05.020.G), indicating that a land use permit application for a proposal has been submitted, shall be
erected on the site by the applicant, in a location specified by the Department, within seven calendar days of the date
on which a notice of complete application is issued to the applicant. The sign shall remain on the site until the date
of final decision, at which time the sign shall be removed by the applicant. The sign shall contain, at a minimum, the
following information: type of application, name of applicant, description and location of proposal, and where
additional information can be obtained.
5. Notice shall be published in a newspaper of general circulation for applications identified in the table in
subsection G of this section.
D. Process III − Decisions Requiring a Public Hearing.
1. A notice of application shall be provided within 14 days following a notice of complete application being issued
to the applicant as identified in Section 13.05.010.C.
2. Notice of application, including the information identified in Section 13.05.020.E, shall be mailed by first-class
mail to the applicant, property owner (if different than the applicant), neighborhood councils in the vicinity where
the proposal is located; qualified neighborhood or community organizations; the Tacoma Landmarks Commission
(for proposals located within a historic district or affecting a designated landmark); Puyallup Indian Tribe for
“substantial action” as defined in the “Agreement Between the Puyallup Tribe of Indians, Local Governments in
Pierce County, the State of Washington, the United States of America, and Certain Private Property Owners,” dated
August 27, 1988; and to owners of property and/or taxpayers of record, as indicated by the records of the Pierce
County Assessor/Treasurer, within the distances identified in Section 13.05.020.G. For major modifications to
development approved in a PRD District rezone and/or site approval, the notice of application shall also be provided
to all owners of property and/or taxpayers of record within the entire PRD District and owners of property and/or
taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer, within the distances
identified in Section 13.05.020.G from the boundary of the PRD District.
3. The notified parties shall be allowed 21 days from the date of mailing to comment on the pre-threshold
environmental determination under provisions of Chapter 13.12, after which time the responsible official for SEPA
shall make a final determination. Those parties who comment on the environmental information shall receive notice
of the environmental determination. If an appeal of the determination is filed, it will be considered by the Hearing
Examiner at the public hearing on the proposal.
4. A public information sign (or signs), provided by the Department, indicating that a land use permit application for
a proposal has been submitted, shall be erected on the site by the applicant, in a location specified by the
Department, within seven calendar days of the date on which a notice of complete application is issued to the
applicant. The sign shall remain on the site until the date of final decision, at which time the sign shall be removed
by the applicant. The notice shall contain, at a minimum, the following information: type of application, name of
applicant, location of proposal, and where additional information can be obtained.
5. Notice shall be published in a newspaper of general circulation for applications identified in the table in
subsection G of this section.
E. Content of Public Notice of Application. Notice of application shall contain the following information, where
applicable, in whatever sequence is most appropriate for the proposal:
1. Date of application;
2. Date of notice of completion for the application;
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3. Date of the notice of application;
4. Description of the proposed project action;
5. List of permits included in the application;
6. List of studies requested;
7. Other permits which may be required;
8. A list of existing environmental documents used to evaluate the proposed project(s) and where they can be
reviewed;
9. Public comment period (not less than 14 nor more than 30 days), statement of right to comment on the
application, receive notice of and participate in hearings, request a copy of the decision when made, and any appeal
rights;
10. Date, time, place and type of hearing (notice must be provided at least 15 days prior to the open record hearing);
11. Statement of preliminary determination of development regulations that will be used for project mitigation and
of consistency;
12. A provision which advises that a “public meeting” may be requested by any party entitled to notice;
13. Any other information determined appropriate, e.g., preliminary environmental determination, applicant’s
analysis of code/policy applicability to project.
F. Public Comment Provisions. Parties receiving notice of application shall be given the opportunity to comment in
writing to the department. A “public meeting” to obtain information, as defined in Section 13.05.005, may be held
on applications which require public notification under Process II when:
1. The Director determines that the proposed project is of broad public significance; or
2. The neighborhood council in the area of the proposed project requests a “public meeting”; or
3. The owners of five or more parcels entitled to notice for the application make a written request for a meeting; or
4. The applicant has requested a “public meeting.”
Requests for a meeting must be made in writing and must be in the Planning and Development Services office
within the comment period identified in the notice. One public meeting shall be held for a permit request regardless
of the number of public meeting requests received. If a public meeting is held, the public comment period shall be
extended 7 days beyond and including the date of the public meeting. Notice of the “public meeting” shall be mailed
at least 14 days prior to the meeting to all parties entitled to original notice, and shall specify the extended public
comment period; however, if the Director has determined that the proposed project is of broad public significance,
or if the applicant requests a meeting, notification of a public meeting may be made with the notice of application,
and shall allow the standard 30-day public comment period.
The comment period for permit type is identified in Section 13.05.020.G. When a proposal requires an
environmental determination under Chapter 13.12, the notice shall include the time within which comments will be
accepted prior to making a threshold determination of environmental significance or non-significance.
G. Notice and Comment Period for Specified Permit Applications. Table G specifies how to notify, the distance
required, the comment period allowed, expiration of permits, and who has authority for the decision to be made on
the application.
Table G − Notice, Comment and Expiration for Land Use Permits
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Permit Type

Preapplication Notice:
Meeting
Distance

Notice:
Newspaper

Notice:
Post Site

Comment
Period

Decision

Hearing City
Require Council
d

Expiration
of Permit

Interpretation/deter
mination of code

Recommended

100 feet
for site
specific

For general
application

Yes

14 days

Director

No

No

None

Uses not
specifically
classified

Recommended

400 feet

Yes

Yes

30 days

Director

No

No

None

Boundary line
adjustment

Required

No

No

No

No

Director

No

No

5 years***

Binding site plan

Required

No

No

No

No

Director

No

No

5 years***

Environmental
SEPA DNS/EIS

Optional

Same as
case type

Yes if no
hearing
required

Yes for
EIS

Same as
case type

Director

No

No

None

Variance, height of
main structure

Required

400 feet

No

Yes

30 days

Director

No*

No

5 years

Open space
classification

Required

400 feet

No

Yes

**

Hearing
Examiner

Yes

Yes

None

Plats 10+ lots

Required

400 feet

Yes

Yes

21 days
SEPA**

Hearing
Examiner

Yes

Final Plat

5 years***

Plats 5-9 lots

Required

400 feet

Yes

Yes

20 days

Director

No*

Final Plat

5 years***

Rezones

Required

400 feet

No

Yes

21 days
SEPA**

Hearing
Examiner

Yes

Yes

None

Shoreline/CUP/
variance

Required

400 feet

No

Yes

30 days***
**

Director

No*

No

2 years/
maximum 6

Short plat

Required

No

No

No

No

Director

No

No

5 years***

Site approval

Optional

400 feet

No

Yes

30 days***
**

Director

No*

No

5 years

Conditional use

Required

400 feet

No

Yes

30 days***
**

Director

No*

No

5 years****

Conditional use,
large-scale retail

Required

1,000 feet

Yes

Yes

30 days**

Hearing
Examiner

Yes

No

5 years

Temporary
Homeless Camp
Permit

Required

100 feet

Yes

Yes

14 days

Director

No

No

1 year

Variance

Optional

100 feet

No

Yes

14 days

Director

No*

No

5 years

Waiver

Optional

100 feet

No

Yes

14 days

Director

No*

No

Condition of
permit

Wetland/Stream/
FWHCA
development
permits

Required

400 feet

No

Yes

30 days

Director

No*

No

5 years with
5 year renewal
option to a
maximum of
20 years total

Wetland/Stream/
FWHCA Minor
Development
Permits

Required

100 feet

No

Yes

14 days

Director

No*

No

5 years with
5 year renewal
option to a
maximum of
20 years total

Wetland/Stream/
FWHCA
verification

Required

100 feet

No

Yes

14 days

Director

No*

No

5 years

INFORMATION IN THIS TABLE IS FOR REFERENCE PURPOSE ONLY.
*
**
***

When an open record hearing is required, all other land use permit applications for a specific site or project
shall be considered concurrently by the Hearing Examiner (refer to Section 13.05.040.E).
Comment on land use permit proposal allowed from date of notice to hearing.
Must be recorded with the Pierce County Auditor within five years.
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****

Special use permits for wireless communication facilities, including towers, are limited to two years from
the effective date of the Director’s decision.
***** If a public meeting is held, the public comment period shall be extended 7 days beyond and including the
date of the public meeting.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. A; passed May 8, 2012: Ord. 28050 Ex. B; passed Feb. 14,
2012: Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27813 Ex. C; passed Jun. 30, 2009: Ord. 27771 Ex. B; passed
Dec. 9, 2008: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27631 Ex. A; passed Jul. 10, 2007: Ord. 27431 § 6;
passed Nov. 15, 2005: Ord. 27245 § 2; passed Jun. 22, 2004: Ord. 27158 § 1; passed Nov. 4, 2003: Ord. 26195 § 1;
passed Jan. 27, 1998: Ord. 25852 § 1; passed Feb. 27, 1996)

13.05.030 Director Decision Making Authority.
A. Authority. The Director shall have the authority to act upon the following matters:
1. Interpretation, enforcement, and administration of the City’s land use regulatory codes as prescribed in this title;
2. Applications for conditional use permits;
3. Applications for site plan approvals;
4. Applications for variances;
5. Applications for waivers;
6. Applications for preliminary and final plats as outlined in Chapter 13.04, Platting;
7. Applications for Wetland/Stream/FWHCA Development Permits, Wetland/Stream/FWHCA Verifications, and
Wetland/Stream/FWHCA Minor Development Permits as outlined in Chapter 13.11;
8. Applications for Shoreline Management Substantial Development Permits/conditional use/ variances as outlined
in Chapter 13.10;
9. Modifications or revisions to any of the above approvals;
10. Approval of landscape plans;
11. Extension of time limitations;
12. Application for permitted use classification for those uses not specifically classified.
13. Boundary line adjustments, binding site plans, and short plats;
14. Approval of building or development permits requiring Land Use Code and Environmental Code compliance;
15. Applications for temporary homeless camps
D. Interpretation and Application of Land Use Regulatory Code. In interpreting and applying the provisions of the
Land Use Regulatory Code, the provisions shall be held to be the minimum requirements for the promotion of the
public safety, health, morals or general welfare. It is not intended by this code to interfere with or abrogate or annul
any easements, covenants or agreements between parties. Where this code imposes a greater restriction upon the use
of buildings or premises or upon the heights of buildings or requires larger yards or setbacks and open spaces than
are required in other ordinances, codes, regulations, easements, covenants or agreements, the provisions of this code
shall govern. An interpretation shall be utilized where the factual basis to make a determination is unusually
complex or there is some problem with the veracity of the facts; where the applicable code provision(s) is
ambiguous or its application to the facts unclear; or in those instances where a person applying for a license or
permit disagrees with a staff determination made on the application. Requests for interpretation of the provisions of
the Land Use Regulatory Code shall be processed in accordance with the requirements of Section 13.05.040.
E. Permitted Uses − Uses Not Specifically Classified. In addition to the authorized permitted uses for the districts as
set forth in this title, any other use not elsewhere specifically classified may be permitted upon a finding by the
Director that such use will be in conformity with the authorized permitted uses of the district in which the use is
requested. Notification of the decision shall be made by publication in a newspaper of general circulation.
F. Reasonable Accommodation. Any person claiming to have a handicap, or someone acting on his or her behalf,
who wishes to be excused from an otherwise applicable requirement of this Land Use Code under the Fair Housing
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Amendments Act of 1988, 42 USC § 3604(f)(3)(b), or the Washington Law Against Discrimination, Chapter 49.60
RCW, must provide the Director with verifiable documentation of handicap eligibility and need for accommodation.
The Director shall act promptly on the request for accommodation. If handicap eligibility and need for
accommodation are demonstrated, the Director shall approve an accommodation, which may include granting an
exception to the provisions of this Code.
1. Purpose. This section provides a procedure for requests for reasonable accommodations made by persons with
disabilities, their representative or any entity, when the application of a land use regulation acts as a barrier to fair
housing opportunities.
2. Application. Requests for reasonable accommodation shall be submitted in the form of a letter to the
Development Services Division of the Planning and Development Services Department and shall include the
following:
a. The applicant’s name, address, and telephone number;
b. Address of the property for which the request is being made;
c. The current use of the property;
d. The basis for the claim that the individual is considered disabled under the fair housing laws: identification and
description of the disability which is the basis for the request for accommodation, including current, written medical
certification and description of disability and its effects on the person’s medical, physical or mental limitations;
e. The code provision, regulation or policy from which reasonable accommodation is being requested, including all
applicable material necessary to reach a decision regarding the need for and reasonableness of the accommodation,
such as drawings, pictures, plans, correspondence or any other background information relevant to the request;
f. The type of accommodation being sought and why the reasonable accommodation is necessary to make the
specific property accessible to the individual; and
g. Other supportive information deemed necessary by the Department to facilitate proper consideration of the
request, consistent with the Acts.
3. No application fee shall apply to a request for reasonable accommodation (unless the request is being made
concurrently with an application for some other Land Use discretionary permit, in which case the applicant shall pay
only the required application fee for that other discretionary permit).
4. Review Authority and Review Procedure.
a. Review Authority. Requests for reasonable accommodation shall be reviewed by the Director, or his/her designee.
b. Other Review Authority. Requests for reasonable accommodation submitted for concurrent review with another
Land Use discretionary application shall be reviewed by the authority reviewing the discretionary land use
application; further, a reasonable accommodation cannot waive a requirement for a Conditional Use Permit when
otherwise required or result in approval of uses otherwise prohibited by the City’s land use and zoning regulations.
c. Review Procedure. The Director, or his/her designee, shall grant, grant with conditions, or deny a request for
reasonable accommodation in accordance with 13.05.030.F.5 (Findings and Decision).
d. The Director may require a Concomitant Zoning Agreement (CZA) be recorded with the Pierce County Auditor
to ensure conditions of approval are met. The City will be responsible for creating the CZA and will provide it to the
applicant. The CZA must be recorded prior to issuance of Certificate of Occupancy or Certificate of Completion for
the associated building permit;
e. A notice of the Director’s decision will be mailed to all property owners/taxpayers located within 100 feet of the
site where the accommodation is requested.
5. Findings and Decision. The written decision to grant or deny a request for reasonable accommodation will be
consistent with the Acts and shall be based on consideration of the following factors, with or without conditions:
a. The requested accommodation is necessary to make specific housing available to a disabled person;
b. The housing will be used by a disabled person;
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c. The requested accommodation would not require a fundamental alteration in the nature of a City program or law,
including land use and zoning; and
d. The requested accommodation would not impose an undue financial or administrative burden on the City;
6. Reasonable Conditions. In granting a request for reasonable accommodation, the reviewing authority may further
impose conditions of approval that are deemed reasonable and necessary to ensure that the reasonable
accommodation would comply with the findings required under 13.05.030.F.5 above, such as removal of the
improvements, where removal would not constitute an unreasonable financial burden and when the need for which
the accommodation was granted no longer exists.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28077 Ex. B; passed Jun. 12, 2012: Ord. 28070 Ex. A; passed May 8,
2012: Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27813 Ex. C; passed Jun. 30, 2009: Ord. 27728 Ex. A; passed
Jul. 1, 2008: Ord. 27539 § 1; passed Oct. 31, 2006: Ord. 27466 § 35; passed Jan. 17, 2006: Ord. 27431 § 7; passed
Nov. 15, 2005: Ord. 27245 § 3; passed Jun. 22, 2004: Ord. 27017 § 5; passed Dec. 3, 2002: Ord. 26195 § 2; passed
Jan. 27, 1998: Ord. 25852 § 1; passed Feb. 27, 1996)
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Development Standards/Permitting Process for Temporary Homeless Camps
– TMC Chapter 13.06
13.06.635 Temporary use.
A. Purpose. The purpose of this section is to allow listed temporary uses which:
1. Are not contrary to the various purposes of this chapter;
2. Will not impede the orderly development of the immediate surrounding area, as provided for in the
Comprehensive Plan and the zoning district in which the area is located; and
3. Will not endanger the health, safety, or general welfare of adjacent residences or the general public.
B. Temporary uses.
1. General. A temporary use shall be subject to the standards of development specified in this section.
2. Duration and/or frequency. Where permitted as a temporary use, the following uses may be authorized for the
time specified in Table 1, and subject to Section 13.06.635.B.
Table #1:

TEMPORARY USES ALLOWED − NUMBER OF DAYS ALLOWED

Temporary Use Type

Days Allowed Per Year

Seasonal sales

45

Carnival

14

Temporary housing

See Section 13.06.635.B.3.a

Temporary office space

See Section 13.06.635.B.3.b

Temporary storage
Temporary homeless camps

See Section 13.06.635.B.3.d
See Section 13.06.635.B.4

a. The duration of the temporary use shall include the days the use is being set up and established, when the event
actually takes place, and when the use is being removed.
b. A parcel may be used for no more than three temporary uses within a calendar year; provided, the time periods
specified in Table 1 are not exceeded. Multiple temporary uses may occur on a parcel concurrently; provided, the
time periods in Table 1 are not exceeded.
3. Temporary structure standards.
a. Temporary housing.
(1) Such use shall be placed on a lot, tract, or parcel of land upon which a main building is being in fact constructed.
The applicant shall have a valid building permit approved by Planning and Development Services;
(2) Such uses are of a temporary nature not involving permanent installations, including structures and utilities;
(3) That such a house trailer or mobile home shall be located at least 25 feet away from any existing residences;
(4) That conformance with all applicable health, sanitary, and fire regulations occasioned by the parking and
occupancy of said house trailer or mobile home shall be observed.
(5) The temporary housing shall be removed within 30 days after final inspection of the project, or within one year
from the date the unit is first moved to the site, whichever may occur sooner.
b. Temporary office space.
(1) Such use shall be in accordance with the use regulations of the zoning district within which the temporary office
is located.
(2) Such use is appropriate due to the construction or reconstruction of a main building or the temporary nature of
the use.
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(3) Such use is of a temporary nature not involving permanent installations, including structures, utilities, and other
improvements, unless such improvements are to be used in conjunction with a permanent structure, plans for which
have been approved by Planning and Development Services. This provision shall not be construed to prohibit the
installation of utilities necessary to serve the temporary use or the requiring of improvements necessary to eliminate
or mitigate nuisances or adverse environmental impacts resulting from the temporary use.
(4) Such a temporary building shall be located at least 25 feet away from any existing structure or structures under
construction unless it can be demonstrated that a lesser distance will be adequate to safeguard adjacent properties
and provide a safe distance from any construction occurring on the site.
(5) Such temporary building shall not be required to comply with the design standards found in Section 13.06.501.
(6) That conformance with all applicable health, sanitary, and fire regulations occasioned by the parking and
occupancy of said temporary building shall be observed.
(7) The temporary office shall be removed within 30 days after final inspection of the project, or within one year
from the date the unit is first moved to the site, whichever may occur sooner.
c. Carnival.
(1) Such uses are of a temporary nature not involving permanent installations, including both structures and utility
services, except those already existing on the premises.
(2) Proper regard shall be given to the controlling of traffic generated by the use with respect to ingress and egress to
the given site and the off-street parking of automobiles attracted by the use.
(3) That any structures, buildings, tents, or incidental equipment shall be located at least 200 feet from existing
residences;
(4) That off-street parking for the primary use on the site shall not be reduced below the required parking for that
use.
d. Temporary storage. Temporary storage units are transportable units designed and used primarily for temporary
storage of building materials, household goods, personal items and other materials for use on a limited basis,
Temporary storage units, where allowed, shall be subject to the following standards:
(1) Temporary storage units shall be allowed as part of an active construction project or active moving process.
(2) In residential zoning districts, the maximum duration of temporary storage shall be 180-days in any two-year
period, with up to one 60-day extension allowed at the discretion of Planning and Development Services.
(3) In commercial, mixed-use or industrial zoning districts, temporary storage units shall be removed within 30 days
after final inspection of the project.
(4) Temporary storage units shall be placed in the least conspicuous location available to minimize disturbance to
any adjoining properties and shall be located in accordance with all applicable building, health and fire safety
ordinances and regulations. Units shall provide a minimum 5-foot setback from all exterior property lines and shall
not be located within required buffer areas. Units shall not block, impair, or otherwise unduly inconvenience
pedestrian or vehicular traffic patterns, emergency access, access points to the site, parking lots, or adjacent uses.
(5) Such use is of a temporary nature not involving permanent installations, including structures, utilities, and other
improvements, unless such improvements are to be used in conjunction with a permanent structure, plans for which
have been approved by Planning and Development Services. This provision shall not be construed to prohibit the
installation of utilities necessary to serve the temporary use or the requiring of improvements necessary to eliminate
or mitigate nuisances or adverse environmental impacts resulting from the temporary use.
(6) Such temporary building shall not be required to comply with the standard locational, bulk and area requirements
or the design, landscaping, parking and other standards found in Sections 13.06.500-.522.
(7) Planning and Development Services shall have full discretion to stipulate additional limitations or conditions on
such temporary use to ensure that it does not unduly affect the health, safety, or general welfare of adjacent
properties or residences or the general public.
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4. Temporary Homeless Camps
a. Purpose. In recognition of the need for temporary housing for homeless persons, it is the purpose of this section
to allow sponsoring religious organizations to use property they own or control for temporary homeless camps,
while preventing harmful effects associated with such uses, including the use of open flames, the possibility of
impediments to emergency services, the possibility of environmental degradation, the use of improper sanitary
facilities, and the possibility of any other factors that would be considered a nuisance under applicable laws.
b. Application. In order to allow sponsoring religious organizations to establish a temporary homeless camp on
qualifying property, a permit must be obtained from Planning and Development Services in accordance with TMC
13.05 and the following:
(1) The director of Planning and Development Services is authorized to issue permits for temporary homeless camps
only upon demonstration that all public health and safety considerations have been adequately addressed.
(2) An application for a temporary homeless camp shall include the following:
(a) The dates of the start and termination of the temporary homeless camp;
(b) The maximum number of residents proposed;
(c) The location, including parcel number and address
(d) The names of the managing agency or manager and sponsor
(e) A site plan showing the following:
(i) Property lines,
(ii) Property dimensions,
(iii) Location and type of fencing/screening,
(iv) Location of all support tents/structures (administrative, security, kitchen, and dining areas)
(v) Method of providing and location of potable water,
(vi) Method of providing and location of waste receptacles,
(vii) Location of required sanitary stations (latrines, showers, hygiene, hand-washing stations),
(viii) Location of vehicular access and parking,
(ix) Location of tents and dwellings for each person (must meet Tacoma Pierce County Health Department
requirements),
(x) Entry/exit control points, and
(xi) Internal pathways, access routes for emergency services
(f) A statement from the sponsoring religious organization regarding its commitment to maintain during the
existence of any sponsored temporary homeless camp liability insurance in types and amounts sufficient to cover the
liability exposures inherent in the permitted activity.
c. Safety and health requirements. A temporary homeless camp shall be established in accordance with the following
standards:
(1) No more than 50 residents shall be allowed per camp location. There may be up to two camps operating under
the same religious organization at a time on separate parcels with at least one (1) mile separation. The City may
further limit the number of residents as site conditions dictate.
(2) A minimum seven thousand five hundred (7,500) square feet of site area shall be required for camps of up to
twenty-five (25) people. Site area may be proportionally reduced if adjacent existing church buildings are used for
support facilities such as kitchen, dining hall, showers and latrines, and
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(3) A minimum fifteen thousand (15,000) square feet of site area shall be required for camps of twenty-six to fifty
(26-50) people. Site area reduction may be permitted as in (2) above.
(4) The maximum duration of a homeless camp shall be ninety-three (93) consecutive days.
(5) A camp may only return to, or within one mile of, the same parcel of land after two years has lapsed since the
previous camp moved off the site.
(6) In no event shall more than two (2) homeless camp sites be permitted within the City at any given time.
(7) The encampment shall be enclosed on all sides with a minimum six foot tall site obscuring fence. Such fence
may be comprised of chain link with slats or be a solid wood fence.
(8) Permanent structures are prohibited from being constructed within the camp.
(9) Temporary homeless camps are prohibited in Shoreline Districts, critical areas, and their buffers.
(10) The sponsoring religious organization shall work with Neighborhood and Community Services and other
agencies to find more permanent housing solutions for the inhabitants of the camp during its operation.
(11) One security/office/operations tent for the purposes of having the manager overseeing the camp must be onsite
at all times. Persons who are acting as the on-site manager must be awake while on shift to monitor the security of
the camp and be ready and able to alert police and/or other emergency responders if the need arises.
(12) The minimum age for camp inhabitants is 18-years-old.
(13) The temporary homeless camp must be located within one- quarter (¼) mile of a bus route that is in service
seven (7) days-a-week.
(14) The following facilities and provisions must be made available on site and approved for adequacy and location
by the Tacoma-Pierce County Health Department prior to occupancy:
(a) Potable water as approved or provided by local utilities. Estimated usage is four to five (4-5) gallons per day per
resident.
(b) One sanitary portable toilet per twenty (20) residents with service as required,
(c) Hand-washing stations with warm water, soap and paper towels and covered garbage cans at the following
locations:
(i) One (1) per fifteen (15) residents next to the portable toilets
(ii) One (1) at the entrance to the dining area, and
(iii) One (1) at the food preparation area,
(d) One (1) showering facility per fifteen (15) residents on-site.
(e) At least one food preparation area/tent with refrigeration, sinks and cooking equipment. If food is prepared on
site, adequate dishwashing facilities must be available,
(f) Food preparation, storage and serving. No children under age of ten (10) in food preparation or storage areas
(g) An adequate water source must be made available to the camp
(h) Sleeping shelters must meet the following standards:
(i) Minimum ten (10) feet separation on all sides from other tents and be flame retardant,
(ii) Minimum thirty (30) square feet per resident,

14

(iii) Minimum forty to fifty (40-50) cubic feet of air space per resident,
(iv) Beds arranged at least three (3) feet apart,
(i) Waste water disposal including mop sink which drains to sanitary sewer, and
(j) Solid waste: Garbage removal by local utilities. Adequate scheduled dumping to prevent overflow. Estimate 30
gallon capacity per 10 residents. Infectious waste/sharps disposal shall be made available.
(k) Premises must be maintained to control insects, rodents, and other pests
(15) Fire safety shall be provided as approved by the Tacoma Fire Department (TFD), including:
(a) Approval letter from the Tacoma Fire Department, should the camp contain structures in excess of 200 square
feet or canopies in excess of 400 square feet.
(b) Provide at least one fire extinguisher as specified by TFD within seventy-five (75) feet from every tent and at
least one (1) in the kitchen facility and security office/tent,
(c) Adequate access for fire and emergency services, with a minimum of two access points,
(d) No smoking or open flames allowed in tents.
(e) Electrical inspection in coordination with Planning and Development Services electrical inspector to ensure safe
provision of power to support tents and facilities (administration, security, kitchen, dining, shower, hygiene, and
latrine facilities) and individual living tents.
(f) Security plan. The security plan shall:
(i) List the contact name and phone number of the on-site manager,
(ii) Contain an evacuation plan for the camp,
(iii) Contain a controlled access plan for residents, and
(iv) Contain a fire suppression and emergency access plan.
(16) Parking Standards.
(a) Parking spaces, layouts, and configuration shall be designed in accordance with TMC 13.06.510,
(b) A minimum of two (2) off-street parking spaces are required for all temporary homeless camps, and
(c) Any required parking for the principal/existing use on site shall not be displaced as a result of the temporary
homeless camp.
(17) Refuse containers shall be provided on site, with service provided by Solid Waste Management.
(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27079 § 48; passed Apr. 29,
2003: Ord. 26933 § 1; passed Mar. 5, 2002)
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Stephen Atkinson, Planning Services Division

Subject:

Sustainability Code Amendment
(Annual Amendment Application #2014-09)

Meeting Date: November 20, 2013
Memo Date:

November 14, 2013

At the next meeting on November 20, 2013, the Planning Commission will discuss the proposed topics to
be evaluated as part of the 2014 Annual Amendment Application #2014-09 Sustainability Code
Amendments. The purpose of the meeting will be to introduce the scope of work for the sustainability
code amendments and to provide an overview of the City’s goals and policies that support sustainable
urban development. The presentation is informational and staff is not requesting a recommendation at
this time.
The amendments are intended to further advance the City’s goals for sustainable development, public
health and active living by addressing issues identified in recent sustainability code audits, including a low
impact development gap and barrier analysis performed by AHBL and a code review conducted as part of
the STAR Community Rating assessment by the City’s Office of Environment and Sustainability.
In addition, staff has participated in an ad hoc regional code coordinating committee (RCC) to jointly
review new sustainability standards found in the International Green Construction Code and to adapt
these to regional and local context. The issues identified by the RCC generally overlap with issues
identified by the STAR Community Rating assessment.
The proposed amendment is the first of multiple phases. Proposed phase one topics include the
following:
•
•
•
•
•
•
•

Electric vehicle charging stations
Shower and changing facilities
Short and long term parking
Setback dimension exception for exterior insulation
Sideyard setback exception for rain barrels, cisterns and other rainwater catchment systems
Light trespass
Low impact development gaps and barriers audit

Future topics will be identified and evaluated in association with the City’s compliance with Department of
Ecology’s Phase 1 Municipal Stormwater Permit as well as the ongoing affordable housing amendments
and the 2015 Comprehensive Plan update. Attachment A provides additional information about this
project.
If you have any questions, please contact Stephen Atkinson at 591-5531 or satkinson@cityoftacoma.org.
Attachment
c:

Peter Huffman, Interim Director

747 Market Street, Room 345 ❚ Tacoma, WA 98402 ❚ (253) 591-5030 ❚ FAX (253) 591-5433 ❚ www.cityoftacoma.org

Sustainability Code Amendments

Attachment A

Project Overview – Annual Amendment #2014-9
November 20, 2013

SUMMARY:
As part of the 2014 Annual Amendments, the Planning Commission will consider proposed amendments
to the Land Use Regulatory Code to remove barriers to sustainable practices, address code gaps, and to
encourage and incent sustainable development practices.
Background
There is a growing recognition that Tacoma’s Comprehensive Plan is a sustainability strategy which
promotes low impact development, public health, active living and adaptation to climate change,
among other objectives including affordable housing and economic development. The City’s Land Use
Regulatory Code implements sustainability approaches to land use through reduced parking strategies,
critical areas regulations, small lot development standards, dense mixed-use transit oriented zoning,
maximum setbacks, as well as incentives (height bonus) and design (Complete Streets).
In developing the scope of work, City staff is considering the analysis and recommendations associated
with the following:
Sustainability Tools for Assessing and Rating Communities (STAR)
The STAR Community Rating System (STAR) is a voluntary framework for evaluating, quantifying, and
improving the livability and sustainability of U.S. communities.
The STAR Community Rating System combines:
A framework for sustainability encompassing the social, economic and environmental
dimensions of community;
A rating system that drives continuous improvement and fosters competition; and
An online system that gathers, organizes, analyzes, and presents information required to meet
sustainability goals.
The City of Tacoma Office of Environmental Policy and Sustainability conducted a STAR rating evaluation
for the City of Tacoma in 2013. The findings of the rating are being reviewed for potential policy and
code implications.
LEED Neighborhood Development
In 2012 the City of Tacoma was selected by Smart Growth America (SGA) from a national pool of
applicants to receive a free smart growth technical assistance workshop titled “Using LEED-DN to
Accelerate the Development of Sustainable Communities.” The program is sponsored by SGA, in
partnership with the U.S. Environmental Protection Agency’s Building Blocks for Sustainable
1
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Communities program and is intended to promote the implementation of smart growth principles at the
local level.
The LEED-ND rating system is a set of measures for judging and certifying the sustainability of a
neighborhood, similar to LEED certification of a green building, but at the neighborhood scale. The City
held a workshop in April 2012 on incorporating LEED-ND into the City’s ongoing South Downtown and
Martin Luther King Jr. Subarea Plans. LEED-ND standards are also incorporated into the STAR
Community Rating system.
Climate Change and Tacoma’s Climate Action Plan
In early 2007, the Tacoma City Council and then Mayor Bill Baarsma commissioned the Green Ribbon
Task Force on Climate Change to make recommendations to the City Council, defining strategies that the
community could take to reduce greenhouse gas (GHG) emissions. The intention was to implement
steps to ensure the City could align itself with the reduction goals stated in the Kyoto Protocol.
Tacoma’s Climate Action Plan establishes carbon reduction goals for the City and community and offers
more than 40 strategies to achieve those goals.
Low Impact Development Standards Gaps and Barriers Audit
AHBL reviewed portions of Tacoma’s Municipal Code, the Public Works Design Standards, and
the Stormwater Management Manual to better understand the challenges to applying Low
Impact Development techniques within the City of Tacoma. This review also highlighted areas
where LID would be particularly appropriate or where there was existing support for LID
approaches and techniques.
The LID analysis of the Tacoma Municipal Code identified a list of gaps in the municipal code as a starting
point to identify and remove existing regulatory barriers to low impact development practices in
stormwater management and land development.

International Green Construction Code
In 2012 the the International Code Council (ICC) released the International Green Construction Code
(IgCC). The IgCC is the first model code to include sustainability measures for the entire construction
project and its site — from design through construction, certificate of occupancy and beyond. The new
code is expected to make buildings more efficient, reduce waste, and have a positive impact on health,
safety and community welfare.
In response, local and regional jurisdictions, including Tacoma, created an ad hoc committee (RCC) to
review and adapt new sustainability standards from the IgCC to our regional context. The RCC identified
and drafted recommendations for integration into land use as well as other municipal codes.
2
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Topics for Consideration
The following topics are not inclusive of all the recommendations made by the aforementioned
analyses. Staff anticipates the amendments proceeding through multiple phases. The first phase is
proposed to address the following:
• Electric vehicle charging stations
• Shower and changing facilities
• Short and long term parking
• Setback dimension exception for exterior insulation
• Sideyard setback exception for rain barrels, cisterns and other rainwater catchment systems
• Light trespass
• Low impact development gaps and barriers
The second phase is expected to track along with the 2015 Comprehensive Plan update and the City’s
process to comply with Ecology’s Phase 1 Municipal Stormwater Permit.
Outreach and Collaboration
In addition to public outreach associated with the annual amendment to the Comprehensive Plan, staff
will be highly engaged with other City Departments to draft, review and recommend code amendments,
including Environmental Services, Public Works, the Office of Environmental Policy and Sustainability as
well as other Divisions of Planning and Development Services.
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City of Tacoma
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From:

Elliott Barnett, Planning Services Division

Subject:

Application #2014-10 – Urban Forestry Landscaping Code Update

Meeting Date: November 20, 2013
Memo Date:

November 13, 2013

At the Commission’s next meeting on November 20th, staff will provide an overview of proposed
Comprehensive Plan and landscaping code changes intended to implement the Urban Forest
Policy Element. The presentation will summarize the relevant policy direction, objectives and
approach of the current effort, and place it in context as one of several Urban Forestry
implementation strategies. Additional ongoing strategies include education and outreach,
technical support, leading by example on City projects and City open space management.
As the Commission is aware, the City’s urban forest (which is broadly defined to include all trees
and vegetation) has been the focus of extensive policy discussion and City Council direction
over the past several years. In 2010, the Council adopted a new Urban Forest Policy Element,
which increased the emphasis on the urban forest’s function as part of streetscapes (complete
streets), as an integral urban design and aesthetic consideration, and its environmental and
green infrastructure benefits. The Element sets goals including the following:






Achieve a 30% citywide tree canopy coverage by the year 2030;
Incorporate flexible code approaches tailored to the needs of differing land uses;
Seek opportunities to increase stormwater benefits through landscaping;
Integrate public safety considerations into landscaping;
Enhance the urban forest connection between natural areas and developed areas.

This code update went through a first phase review by the Planning Commission in 2011-2012,
when community members and stakeholders expressed concerns about an initial proposal
which included new planting requirements. In response, staff have been reevaluating the key
objectives and meeting with stakeholders to discuss a landscaping code approach that meets
goals including encouraging additional tree and vegetation planting; planting the “right tree in
the right place”; and, increasing stormwater benefits, in balance with meeting the needs of
different land uses and emphasizing incentives, flexibility, technical support and education.
At the November 20th meeting, staff will present an overview of proposed changes, and seek
Commission direction for further outreach and refinement. Attached is a key issues analysis,
which details the proposed scope of work, and a summary of the outreach approach. If you
have any questions please contact me at 591-5389 or elliott.barnett@cityoftacoma.org.
Attachment
c:

Peter Huffman, Interim Director
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SUMMARY:
As part of the 2014 Annual Amendments, the Planning Commission will consider amendments to the
Comprehensive Plan and Land Use Regulatory Code to improve trees and landscaping related
regulations, with a focus on achieving such policy intents as incentives, flexibility, quality, and tree
health (right tree; right place; right caring).
Code update objectives
This scope of work is based on the previous (2011-2012) policy discussion on this topic, as well as
subsequent analysis and stakeholder outreach. Through these efforts, several avenues emerged to
enhance the code to better achieve urban forestry (and related) goals, while striking a balance with the
needs of differing land uses and emphasizing incentives and flexibility as opposed to new requirements.
The 2014 update is intended to make progress on the following objectives:
1.
2.
3.
4.
5.
6.
7.

Encourage Planting More Trees (and other plants)
Plant Better Trees (variety, larger sizes, right tree right place)
Better Ensure the Health, Survival and Proper Maintenance of Trees
Encourage Tree Retention
Provide Flexibility while Still Achieving Goals of Requirements
Increase/Recognize Stormwater Benefits
Provide an Understandable and Predictable Approach

How does Tacoma’s Landscaping Code work now?
The starting point is Tacoma’s current landscaping code (TMC 13.06.502). The current requirements are
intended to achieve multiple objectives, including environmental, stormwater, aesthetic, streetscape,
neighborhood enhancement, and buffering between different land uses. Specifically, the Street Trees
requirement promotes safe, comfortable and attractive streetscapes (Complete Streets); the Overall
Site, Site Perimeter, Foundation and Front Yard requirements provide aesthetic benefits by softening
the appearance of development sites and preventing unattractive “left-over space”; the Landscaping
Buffer requirements screen residential areas from commercial, industrial or other dissimilar land uses;
and, the Parking Lot landscaping requirements provide visual relief in large areas of pavement and
screen pedestrian pathways. All requirements provide for a measure of stormwater, environmental,
aesthetic and other urban forestry benefits as part of development activities.
One-family, two-family and three-family dwellings are exempt from landscaping requirements, and few
requirements apply in industrial areas. In general, more requirements apply to multi-family, commercial
and mixed-use projects. Requirements are typically numerical (such as 3 per 100 feet), and emphasize a
standard planting distribution or rhythmic linear planting pattern. Code guidance on plant selection and
maintenance is limited, but some issues are addressed (such as size at planting and minimum unpaved
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planting area for trees). The code provides a tree retention bonus option, but otherwise includes few
incentives for innovative approaches. The code calls for native or climate-adapted plant selection, but
makes no distinction based on tree size or classification (deciduous/coniferous).
Key code update strategies
The objectives listed above (environmental, stormwater, aesthetic, streetscape, neighborhood
enhancement, and buffering) are all emphasized by the Urban Forest Policy Element, and will continue
to be central to the code. The proposed changes are intended to make the code more effective in
achieving those objectives, in the following ways:
1. Plant More
In recognition of the input from the 2011-2012 process, the emphasis this time is on incentives and
flexibility, tree health, quality and care (see below). However, the following limited expansions of
current landscaping requirements are proposed.


Street Trees – Consider expanding requirements for Street Trees to the following situations:
o Public or private construction of full roadway sections
o Public or private construction of new, or replacement of more than 50%, sidewalks
o Along key corridors in industrial areas (where they are currently not required)



Parking Lot Landscaping – Consider standardizing parking lot landscaping requirements to
include both interior and perimeter plantings in most districts. Currently the code distinguishes
between Interior Parking Landscaping (which is currently required in most situations), and
Perimeter Parking Landscaping (only required in X Districts currently).

2. Plant Better
These changes would seek to optimize the urban forestry benefits from landscaping by enhancing
requirements related to plant selection, planting locations, spacing and installation.


General landscaping
o Native plant species selection encouraged
o Required landscaping to be climate-adapted; invasive plants don’t count toward
requirements; noxious plants not allowed
o Add specificity regarding Crime Prevention Through Environmental Design (CPTED)
(vegetation height and visibility adjacent to pedestrian pathways)
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o







o
Trees
o
o

Remove barriers for Low Impact Development (LID) stormwater approaches (for
example, rain gardens would get flexibility on shrub and groundcover requirements)
Follow adopted neighborhood, streetscape or area-specific design specifications

Expanded focus on “right tree-right place” (e.g., ensure survival, avoid utilities)
Tree species size – create small, medium and large distinction (link to sliding scale for
number required)
o Promote tree longevity and health through tree trunk setback and unpaved areas
requirements
o Trees to be planted in the ground, where feasible
Shrubs and groundcover
o Turf lawn and mulch don’t count as ground cover
o Add shrub variety requirement
o Groundcover and shrubs must cover entire area within 3 years
Technical support – the Urban Forest Manual would provide tree lists, planting guidance and
other resources

3. Vegetation Health
These changes would seek to optimize the urban forestry benefits from required landscaping by
expanding code provisions to better ensure the health, survival and proper maintenance of trees and
other landscaping.










Require Landscape Management Plans to ensure ongoing maintenance
Require landscaping to be protected from damage
Require an irrigation system (includes hand watering option)
Pruning – don’t kill the tree & no topping allowed
Clarify responsibilities on maintenance and replacement
Clarify approach to alterations to existing landscaping (modifications meeting code
requirements allowed without City review (unless reconfiguring or relocating); may not make a
site nonconforming to landscaping requirements)
Strengthen reference to Code Enforcement process
Technical support – the Urban Forest Manual would provide maintenance, irrigation, pruning
and other technical guidance
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4. Flexibility
These changes are intended to provide flexibility and promote design options, while still achieving the
goals of landscaping requirements.









Add flexibility for tree placement (e.g., allow planting in street medians)
Sliding scale of number of required trees based on size (small, medium, large tree list)
Indicate that limited flexibility may be authorized if intent met
Add option to bond for vegetation during the summer months
Add a fee in lieu option for sites where it is challenging to fully meet requirements
Create a Landscaping Master Plan optional review process – allow larger sites or special purpose
districts additional flexibility for on-site planting in exchange for meeting canopy goals
elsewhere on the site/district (baseline requirements would need to be established)
Additional flexibility available through incentives (see below)

5. Incentives
These changes are intended to promote desired features through incentives. A clear baseline would
need to be established to insure a minimum amount of landscaping is provided at each development
site. In addition, some incentives exist outside the Landscaping Code—providing additional desired
features may help meet surface water requirements and/or reduce fees, and could help to avoid
requirements to replace right-of-way pavement sections.
The code could provide a pick list of incentives to promote one or more desired features, as follows:
Desired features
Larger trees

Tree retention
Evergreens
Green roofs
Additional soil volume
LID approaches (e.g., permeable pavement, rain
gardens)

Incentives/bonuses
 Sliding scale for tree requirements based
on small, medium, large tree list





Front and rear yard setback flexibility
Reduced planting quantities
Reduced planting area
Location flexibility – allow vegetation to be
clustered more closely
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6. Provide an Understandable and Predictable Approach
These organizational changes are intended to make the landscaping code clear and easy to use.





Reorganize the Landscaping Code for greater clarity, as follows:
o Intent and Applicability
o General landscaping section to cover Process, Plant Material Selection, Installation and
Maintenance
o Credits and Flexibility
o Requirements by zoning district
Improve consistency of exceptions (which currently vary slightly across zoning districts)
Provide clear technical guidance through the Urban Forest Manual

Policy and Code Changes Proposed
The proposal would include changes to the following:
 Urban Forest Policy Element – refine “30 by 30” canopy goal
o In connection with the proposal to add Landscape Master Plans, the Element discussion
of canopy could be refined and canopy goals for specific land uses added
 Tacoma Municipal Code:
o Landscaping Code – reorganize for greater clarity
o Subdivision Code – clarify street trees required for new private roads
o Residential Code – add setbacks flexibility for tree retention
o Downtown Code – refer to General Landscaping Requirements
o Definitions – add clarity to support this approach
 Urban Forest Manual – technical guidance and standards to support the code
Outreach and Collaboration
Staff will work with key stakeholders to refine this approach, including:
 Metro Parks Tacoma
 Tacoma School District
 Port of Tacoma
 Chamber of Commerce
 Master Builders Association
 Business Districts
 Association of General Contractors
 Neighborhood Councils
 Green Tacoma Partnership
 Sustainability Commission

