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City of Tacoma
Planning Commission
AGENDA
MEETING:

Regular Meeting

TIME:

Wednesday, January 18, 2017, 4:00 p.m.

LOCATION: Room 16, Tacoma Municipal Building North, 1st Floor
733 Market Street, Tacoma, WA 98402
A. Call to Order and Quorum Call
B. Approval of Agenda and Minutes of January 4, 2017
C. Public Comments (up to three minutes per speaker; must be pertaining to items on the agenda)
D. Discussion Items
1. Tacoma Mall Neighborhood Subarea Plan – Connectivity
Discuss the preliminary draft of the Subarea Plan and supporting information, with a focus on the
vision, principles and implementation strategies for connectivity and the street/transportation
network.
(See “Agenda Item D-1”; Elliott Barnett, 591-5389, elliott.barnett@cityoftacoma.org)

E. Communication Items & Other Business
(1) Applications for Amendments – The Planning Commission is accepting applications for
proposed amendments to the Comprehensive Plan and Land Use regulatory Code for 2017-2018
through March 31, 2017. For more information, please visit: www.cityoftacoma.org/planning, and
click on “2017-2018 Amendment.”
(2) The next Planning Commission meeting is scheduled for February 1, 2017, at 4:00 p.m., in Room
16; tentative agenda includes: Tacoma Mall Neighborhood Subarea Plan, Dialogue with the
Sustainable Tacoma Commission, and Downtown Plan Integration.
(3) The next Infrastructure, Planning and Sustainability Committee meeting is scheduled for
January 25, 2017, at 4:30 p.m., in Room 16; tentative agenda includes: Prairie Line Historical
Interpretation Project, Review of MBA Issues and Department Action, and Street Occupancy
Permit Update.

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).

747 Market Street, Room 345 ❚

Tacoma, WA 98402 ❚ (253) 591-5682 ❚
http://www.cityoftacoma.org/planning

FAX (253) 591-5433 ❚

City of Tacoma

Planning Commission

Chris Beale, Chair
Stephen Wamback, Vice-Chair
Jeff McInnis
Meredith Neal
Anna Petersen
Brett Santhuff
Dorian Waller
Scott Winship
Jeremy Woolley

MINUTES (Draft)
TIME:

Wednesday, January 4, 2017, 4:00 p.m.

PLACE:

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

PRESENT:

Chris Beale (Chair), Stephen Wamback (Vice-Chair), Jeff McInnis, Meredith Neal,
Anna Petersen, Brett Santhuff, Dorian Waller, Scott Winship, Jeremy Woolley

A. CALL TO ORDER AND QUORUM CALL
Chair Beale called the meeting to order at 4:06 p.m. A quorum was declared.
B. APPROVAL OF AGENDA AND MINUTES OF DECEMBER 7, 2016
Vice-Chair Wamback motioned to amend the agenda to move item D2 ahead of item D1. The agenda
was approved as modified. The minutes of the regular meeting on December 7, 2016 were reviewed and
approved as submitted.
C. PUBLIC COMMENTS
Chair Beale opened the floor for public comments. The following citizens provided comments:
1) Eleanor Brekke:
Ms. Brekke reported that her family business, Brekke Properties, owns and manages 1.5 million
square feet of commercial properties in the Puget Sound Region and that the business park in the
Tacoma Mall neighborhood was the lowest performing property that they had managed for the
last 30 years. She commented that to attract and secure good tenants they needed to be
competitive without being concerned about thresholds and connectivity requirements.
2) John Brekke:
Mr. Brekke commented that the original connectivity plan for the Tacoma Mall Neighborhood had
been a street grid, which was still an effective transportation model today. He encouraged the
Commission to recognize the value of the current grid system and advocate for investment in
improvements including sidewalks, streetlights, and street trees. He commented that they can
address the bottlenecks with strategic investments and that they did not need more underutilized
roads, taking of private property, limiting developer’s options, or leaving owners with small parcels.
3) JJ McCament:
Ms. McCament reviewed that at the previous meeting they had provided Commissioners with
materials that outlined their objectives, issues, concerns, and recommendations. She noted that
the connectivity provisions of the City of Lacey had been provided as an example. Their
recommendations included an approach for threshold triggers that would encourage private
investment while ensuring that improved connectivity on a parcel by parcel basis is incorporated
into the redevelopment process when buildings are demolished or significantly reconfigured.
4) Val Fyalka-Munoz:
Ms. Fyalka-Munoz reported that she was a property manager for Michael’s Plaza. She reviewed
that they had been attending the subarea plan meetings since 2015 and that they can’t continue
to come to all of the meetings to defend the zoning. She requested that they eliminate the
proposed roads and parks on commercial properties so that they can continue to do business.
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5) Phyllis Ohrbeck:
Ms. Ohrbeck commented that she wanted to have more information on how the subarea plan
would impact her property which appeared to be on the border of a proposed change.
6) Andrew Wilk, Harmony Capital Investments:
Mr. Wilk expressed concern that the information in the draft document was vague and had
significant potential impacts to property owners. He commented that they needed specific
information to identify if there will be an impact to their property. He asked that the City be
equitable and not put extra burden on a few properties for the benefit of others. He noted that
their property could potentially be made unusable by the proposed street network.
7) Beverly Bowen-Bennett:
Ms. Bowen-Bennett discussed having been involved in the process since the first bus tour. She
expressed concern about the draft plan being vague and that the guidelines allowed the front
doors of residences to be facing an alley.
8) Art Redford, Michael’s Plaza:
Mr. Redford expressed concern about the two proposed roads going through their property. He
commented that the east-west road that goes through a 100,000 square foot retail building was
not feasible due to the topography. He expressed concern that knowing a road was coming in the
future would cause tenants to leave. He commented that they needed some trigger points for cost
so that they could ensure tenants that they would be able to stay. He noted that in the draft
subarea plan there were now two parks shown on their property.
9) John Burkhalter, Michael’s Plaza:
Mr. Burkhalter reviewed that the initial plan proposed two roads which would take 1.5 acres of
their 17 acre property. He commented that if the developer was responsible for the cost of new
roads it would decrease their property value. He suggested that the City compensate them for
new roads as their development was not creating the need. He commented that they needed to
be able to maintain tenants and expand to accommodate their current businesses as needed.
10) Cam Lehouillier:
Mr. Lehouillier commented that the Subarea Plan was an ambitious vision, but was too ambitious
by making an investment where the demand did not exist yet. He suggested routing the loop road
through South Cedar Street, which was in better condition, passes through an existing
commercial area, and had already received investment including sidewalks. He commented that
on Lawrence Street there were many potholes, no sidewalk, and significant elevation changes.
He added that the pedestrian designated loop road would prevent certain uses from going into his
property.
11) Jay Richards:
Mr. Richards reported that he ran a machine shop on the edge of the proposed zoning changes.
He expressed concern about proposed open space that was originally planned to go through the
middle of their property. He commented that their facility supported the old Atlas Foundry, that
they had been a part of the community for a long time, and that they were one of the largest
employers in the area. He commented that the logistics of moving the facility would be incredibly
difficult and cost them millions of dollars. He asked what the implications of the stormwater
proposals would be for their business and what the impact fees would mean.
12) Jeff Mann, Pierce County Planning and Land Services:
Mr. Mann commented that they felt the improvements proposed as part of the Subarea Plan
would help enhance their campus. He commented that they supported the concepts of a loop
road, the greening of streets, and connectivity. They had some concerns about the extension of
Wright Street through their campus. Mr. Mann commented that they had also expressed interest
in transit improvements which would improve access for the public to their campus.
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D. DISCUSSION ITEMS
2. Tacoma Mall Neighborhood Subarea Plan
Elliott Barnett, Planning Services Division, facilitated a discussion on the preliminary draft of the Subarea
Plan. He noted that certain aspects of the plan, particularly the connectivity component, were clearly
worrying people and there were questions that needed to be addressed such as parks, which would not
be imposed as part of the concept. Mr. Barnett reported that they would have a more detailed discussion
of the connectivity requirements, including a range of options, with the Commission on January 18. On
February 1 they would discuss implementation, priorities, and funding options.
Proactive City leadership in the Plan was discussed. Mr. Barnett reported that the Plan put the city in a
good position to bring infrastructure investment into the neighborhood. He discussed concepts for streets
that had been included in the meeting packet. Other examples of proactive City leadership in the Plan
included doing an up-front environmental review; incentives to encourage investment and development;
an infrastructure plan that included stormwater and streets; and a list of actions proposed for the City.
Proposed code changes were discussed. Mr. Barnett reported that Phase 1 would establish connectivity
and update existing zoning tools. Regarding zoning districts and height, Mr. Barnett asked
Commissioners to consider if the proposed code changes to the zoning districts were being true to the
idea of concentrating development in the core areas with transitional zoning to the lower intensity
residential areas. He noted that for the industrial mixed-use transition area they would be providing more
flexibility than they could under the current zoning.
Mr. Barnett reported that Development Regulation Agreements were an optional tool currently used in
Downtown that would allow flexibility for large developments with public benefits. He added that it was an
avenue for flexibility that did not specifically meet the connectivity or zoning requirements.
Commercial design code updates were discussed. Mr. Barnett reviewed that the purpose of the updates
was to select the main streets for the district; to promote building to street orientation; and to promote a
higher intensity use of core sites along the important streets. He noted that designated pedestrian streets
were an existing tool that provides higher design standards for things like windows and doors facing
streets. Core pedestrian streets would limit certain types of land uses, particularly in residential areas. Mr.
Barnett reported that they had begun an analysis of a minimum floor to area ratio (FAR) for designated
pedestrian streets, which would encourage a higher density. He suggested that they also consider if there
were additional design standards that the City should be considering for drive-throughs. Mr. Barnett
discussed the idea of larger sites having additional connectivity pathways. He reported that they were
looking at jurisdictions where parking lots are more integrated with buildings.
Commissioners provided the following questions and comments:
• Commissioner McInnis expressed concern about getting from where they are to the vision and
putting together a plan that was trying to wrap up everything. He commented that there were
several proposals in the project that he really liked such as the proposed I-5 off-ramp and the
road that goes through the mall from the north. He suggested that the minimum viable product be
implemented to see how successful it is instead of trying to address everything.
• Chair Beale commented that they needed to focus more on the middle chapters of where the
plan goes and more on the urban form. He commented that the FAR concept complicates things
and that the market wasn’t strong enough to support multistory buildings as a requirement. He
noted being concerned by things like the retaining wall that supports the Pacifica, where there
could have been an opportunity to get the building closer to the street. He suggested that they
needed to be less focused on creating an outcome in the short to mid-term and more on making
sure that development had a better relationship to the street and creating allowances through
zoning that could have a positive impact on the future.
• Vice-Chair Wamback expressed concern that the study area was too big and suggested that they
could focus solely on the area east of Cedar Street, improving the development access at the
mall properties and encouraging mixed-use style redevelopment in the residential area of Lincoln
Heights. He noted that they can make immediate improvements to address connectivity issues
and improve transit access if they focus on the two eastern quadrants.
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Commissioner Santhuff commented that he liked the long term vision for how they wanted to see
the entire regional growth center develop. He suggested that the middle chapters were important,
but they also needed to consider the timelines and triggers associated with development.
Chair Beale commented that focus was needed, but he didn’t want to exclude the southwestern
residential portion. He commented that the middle chapters were where they needed to figure out
how to encourage some of the low rise development to have a good relationship with the street
and allow for better pedestrian mobility.
Commissioner McInnis commented that he was concerned about the size of what they were
trying to do, suggesting that they focus their more immediate plans and projects in the areas east
of Cedar Street and reserve the ability to do work in the western quadrants at a later time. He
commented that as they move forward it is easy to overplan, which makes it difficult for
development to occur if the demand is not there.
Commissioner Winship asked if the plan could be phased in terms of time and area. He
expressed concern about how they get from here to there, how that change is made, how it is
paid for, and how property owners can realize the value of their property and continue to invest
so that the next iteration of their property meets the goals of the plan.
Commissioner Petersen commented that she saw the plan as laying the groundwork for the
future and that they needed to aim high. She commented that it was up to property owners,
residents, and people working in the area to fill in the middle chapters, but it would probably not
happen if direction was not provided. She added that they should not exclude the western
quadrants as many of the catalysts for the plan had been developments in those areas.

Residential design standards were discussed. Mr. Barnett reviewed that the proposals included the idea
that Madison and Lincoln Heights should be lower density and less intensive. The proposed design
standards would also seek to address issues in recent townhouse developments with standards
specifically for street orientation, pedestrian orientation from houses to sidewalks, and clear transitions.
Regarding townhouses that face alleys, Mr. Barnett reviewed that it had been a pattern in the Madison
district and that whether it worked was largely dependent on the quality of the alley. He suggested that
the Commission consider what refinements should be done to the City’s townhouse zoning standards to
address the desire to have a unit that faces the alley. Mr. Barnett reviewed improvements that were being
proposed for consideration for the existing townhouse standards including requiring an attractive
pedestrian pathway to each unit; requiring additional information during permitting on where garbage and
utilities will be located; using the code language from other districts for transition to the sidewalk; and
requiring street trees for smaller units and 15% canopy cover in urban residential mixed use zones.
Noting that the proposed changes were effectively a downzone of the Madison district, Vice-Chair
Wamback commented that if the district was truly part of the larger mixed-use center they should be
promoting taller buildings with more urban style amenities. Vice-Chair Wamback also commented that
there are vacant parcels and low occupancy strip plazas all over the City and they should be
conscientious that the strategies they are developing for the Tacoma Mall neighborhood need to be
reasonably applicable to those properties citywide.
Chair Beale recessed the meeting at 5:39 p.m. The meeting resumed at 5:46 p.m.
1. Capital Facilities Program 2017-2022 Update
Christina Watts, Office of Management and Budget, provided an overview of the 2017-2022 Capital
Facilities Program (CFP) adopted by the City Council on November 22, 2016 and the outlook for the next
CFP. Ms. Watts reviewed that the CFP document was required by the Growth Management Act to ensure
that public facilities and services are able to serve development without reducing level of service
standards. Any changes to the CFP document were reviewed by the Planning Commission to ensure
alignment with the Comprehensive Plan. Ms. Watts reviewed that during the previous CFP update, the
Planning Commission had requested changes to the process, in part to make their role in that review
more meaningful. Changes incorporated into the process for the 2017-2022 CFP included a revised
timeline, a new CFP data collection tool, an update to the CFP document to make it easier to understand,
and revised prioritization criteria. Changes made to make the CFP document more readable included the
addition of a reader’s guide; the addition of a completed projects section; the new 2017-2018 Capital

Planning Commission Minutes – Regular Meeting, Wednesday, January 4, 2017

Page 5

Budget section that identifies the funded projects for the next two years; and the addition of a project
narrative introduction for each of the project sections. Ms. Watts noted that the CFP was a planning
document and helped inform the budget process, but the funding approval for capital projects was done
through the City Council’s Capital Budget process.
Ms. Watts provided an overview of the 2017-2022 CFP. She reported that the final project list had a total
of 154 projects of which 60 were new. 96 of the projects were funded with 72 receiving new funding. The
total cost to complete all of the projects would be roughly $1.5 billion. Ms. Watts discussed each of the
categories from the 2017-2018 Capital Budget perspective, noting what was funded in the next two years.
There were six Community Development projects with new funding for a total of $8.6 million. The Cultural
Facilities category included new non-voted bonding to fund $21.3 million in improvements to the Tacoma
Dome and $900,000 in other improvements. Within the Cultural Facilities category there was also $4
million dedicated for performing arts support. The Municipal Facilities category included $1.4 million for
improvements at community and senior centers, to replace outdated CityNet network technology, and to
renovate the Tacoma Municipal Building. New funding for libraries would include $450,000 to refurbish
the South Tacoma Library. Local Improvement Districts (LID), which had been given their own category in
the CFP, had two active LIDs which had increased in scope had received an increased appropriation
funded through property owner contributions. For Parks and Open Space, $350,000 had been provided
for the Prairie Line Trail Art Park. The Public Safety category included $80,000 for restoration of the
parking lot at the Police Headquarters and $133,000 to renovate Fire Station #5. The Transportation
category had $32 million in funding for several capital programs including $250,000 for neighborhood
programs, $250,000 for traffic enhancements, $500,000 for the Unsafe Sidewalk program, $500,000 for
the Safe Routes to Schools plan, and $1 million for school speed zone flashing beacons. The
Transportation category also had funding for several City trail projects including $750,000 for Phases I
and II of the Prairie Line Trail, $112,000 for the Water Ditch Trail, and $2.5 million for the Pipeline Trail
Phase II. Projects receiving Streets Initiative funding included $8.6 million for 56th and Cirque corridor
improvements, $600,000 for a project on East 64th Street, $470,000 for the Taylor Way rehabilitation
project, and $6 million to meet the City’s contribution for support of the Streets Initiative.
Ms. Watts reported that they would seek to make continued improvements including improving the
consistency of project data and prioritization criteria; adding ‘system completeness’ as prioritization
criteria; working to identify interdependent and closely related projects; exploring the link between the
CFP and Urban Forestry; and reviewing the CFP inventory of existing assets.
E. COMMUNICATION ITEMS & OTHER BUSINESS
Lihuang Wung, Planning Services Division, updated the Commission on the following items:
• The agenda for the next meeting included four potential items, but would focus on the Tacoma
Mall Subarea Plan.
• City Manager T.C. Broadnax would be leaving to become the new City Manager for Dallas. The
City Council had started the recruitment process for the new City Manager.
Stephen Atkinson, Planning Services Division, reported that they would be sending out over 30,000
taxpayer notices regarding the long-range planning work program for 2017-2018 and potential area wide
rezones.
F. ADJOURNMENT
At 6:14 p.m., the meeting of the Planning Commission was concluded.

Agenda Item
D-1

City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Elliott Barnett, Planning Services Division

Subject:

Tacoma Mall Neighborhood Subarea Plan and EIS

Meeting Date:

January 12, 2017

Memo Date:

January 18, 2017

At the January 18th meeting the Commission will continue its review of the preliminary draft of
the Tacoma Mall Neighborhood Subarea Plan, with a focus on the vision, principles and
implementation strategies for connectivity and the street/transportation network.
From the outset of this subarea planning effort the street network has been a major focus,
primarily because parts of the Mall Neighborhood are characterized by large blocks without
street connections. Moving toward a more connected street network is a core strategy for
addressing the transportation demands of growth, making the transition from suburban to urban
development patterns, strengthening the neighborhood’s market position, and promoting
livability. This conclusion has been borne out in the transportation, land use and economic
development analyses, as well as through community engagement. However, making the
transition from current conditions to a future with significant changes to the street network can
be difficult to envision and has been a concern to current property owners who perceive
proposed connectivity requirements as potential negative for their businesses.
In response to stakeholders’ concerns about street network and connectivity and the
Commissioners’ suggestions to date, staff proposes that the meeting on January 18th be a
facilitated exercise intended to reach agreement on one or more connectivity options to develop
for inclusion in the public review draft of the Subarea Plan. The meeting will be structured as
follows:
•
•
•

Staff presentation on background, recommendations, and facilitated exercise approach
Facilitated discussion of connectivity key issues
Commission direction on next steps

Project information is available at www.tacomamallneighborhood.com. If you have any
questions, please contact Elliott Barnett at (253) 591-5389, or email
tacmallneighborhood@cityoftacoma.org.
Attachments:
1. Why Connectivity is Important (excerpts)
2. Benchmarking Summary
3. Facilitated Exercise Overview

c.

Peter Huffman, Director
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Tacoma, WA 98402 ❚
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www.cityoftacoma.org

Why Connectivity is Important
The following is based on excerpts from the preliminary drafts of the Subarea Transportation Choices
Chapter and the Transportation Chapter of the Draft EIS. This is provided to illustrate the intent of
increasing connectivity within the Tacoma Mall Neighborhood Subarea.
Existing Street Network
The street grid in the transportation analysis area is generally characterized by long distances between
through streets (large blocks) and a limited number of connections through the surrounding
neighborhoods. Both of these attributes create bottlenecks for vehicles and make walking and biking trips
more difficult by increasing their length and concentrating travel along high-traffic roads. Drivers tend to
converge on a select few routes to reach their destinations, whether they are making local or regional trips.
These streets include South Tacoma Way, South Pine Street/ South Oakes Street, Tacoma Mall Boulevard,
South 38th Street, South 47th Street/South 48th Street and South 56th Street. These arterials also serve as
important walking and biking routes to and from the Mall due to limited street network connectivity and
barriers such as the Tacoma Mall and Tacoma Cemetery.
Current block sizes in the Subarea range from two to 27 acres (excluding the Mall itself). Typical historic
block sizes in the Madison District, Downtown Tacoma and other neighborhoods are 4.5 acres in size. Block
size ranges City-wide in older districts from 2.5 acres to 4.5 acres. Optimal typical “walkable urban blocks”
are two to three acres in size. Areas with this block size have high “intersection density” (a regularized
system of connected streets with four-way intersections). The finer grain of streets reduces walking times,
improves connectivity and enlivens the neighborhood with increased access to businesses, residences and
mixed use areas.
Proposed Street Network
A key outcome of the Subarea Plan is a change in how people travel. The transportation analysis shows that
the denser street grid is important in reducing the vehicle trip generation and Vehicle Miles Travelled
within the Mall Subarea by providing a more permeable network of streets for people to walk/bike to
access destinations within the Mall Neighborhood and transit that extends to other portions of the region.
Additionally, the street grid distributes traffic through different streets, reducing the concentration of
vehicles that can result in congestion and poor LOS, and results in lower congestion at major intersections.
There is ample research documenting that dense, mixed-use areas with strong transit connections and a
well-connected grid of pedestrian and bicycle paths result in less overall vehicular travel. Specific benefits
include:
•

Urban Form Benefits – Improving connectivity by breaking up large blocks and filling in missing
sidewalk connections within the Tacoma Mall Neighborhood will result in benefits to the urban form.
A more grid-like urban form with smaller blocks makes walking and bicycling more convenient and
reduces the length of car trips by making for a less circuitous route. Increased intersection density
provides network visibility choice and direct routes for all modes of travel.

•

Improved connectivity and access creates value for individual properties. Based upon the assumption
that visible street frontage is the most desirable location for mixed use and commercial development,
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creation of smaller blocks from larger blocks produces a net yield of increased street parcel frontage
to properties that is visible from streets. Interior pads or areas of large sites with limited street
frontage typically command lower lease rates than visible sites with direct access. Increased access to
sites also increases value.
•

•

•

•

Travel Behavior – Denser development with a better diversity of uses and a pedestrian/bicycle
friendly network will allow residents and employees to meet more of their daily needs within the
Tacoma Mall Neighborhood rather than traveling by car to other locations. This results in fewer
vehicle trips as well as shorter vehicle trips. Compared to existing conditions, implementation of the
Subarea Plan would result in a 20 percent drop in SOV mode share, tripling of the pedestrian/bicycle
mode share, and near doubling of the transit mode share. This change is the result of synergies
between denser and more mixed land use patterns along with the supportive transportation plan
identified in this chapter. Without action from the City to advance the Subarea Plan, even a modest
amount of new development with the existing high SOV trip rate could result in substantial traffic
congestion and would further hinder the development potential of the Tacoma Mall Neighborhood.
Health Benefits— Providing alternative transportation and complete streets to connect diverse land
uses throughout the neighborhood can promote physical health and social well-being, thus bringing
in ‘‘free’’ health benefits. This Subarea Plan gives health a higher priority in transportation planning
which would emphasize active transportation, injury reduction, public transit, and mobility
management strategies, particularly those that increase non-motorized travel.
Environmental Benefits – Fewer and shorter vehicle trips translates to lower VMT and in turn, lower
greenhouse gas emissions. The reduction in single occupant vehicle trips and VMT described above
provides the greenhouse gas emissions reduction benefits of planting more than 150,000 new trees.
This directly aligns with the City’s sustainability goals.
Economic Development – The proposed street network improves access to more properties.
Increased property access and visibility will create value throughout the neighborhood, to individual
properties, and cumulatively, to the district. As a district, the neighborhood will ultimately become
more marketable and desirable as a place. Many demand management strategies can provide direct
economic benefits, such as congestion reduction, facility cost savings, and vehicle cost savings. This
is particularly true of locations near high-capacity transit stations, where reduced private car usage
or ownership can makes housing more affordable.

Transportation Choices Chapter: Table T-1. Mode share (%)
Alternative

SOV

HOV

Walk/Bicycle

Transit

Internal
Vehicle Trips

Existing

72%

8%

4%

5%

11%

Tacoma Mall Neighborhood
Plan

52%

9%

12%

9%

18%

Other performance measures that could be used to evaluate the success of the project include
volume-to-capacity ratios, intersection LOS, and system completeness.
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TACOMA MALL NEIGHBORHOOD PLAN: CONNECTIVITY BENCHMARKING
Jurisdictions/Developments

Bel-Red (Bellevue)

Typical Block
Dimension/Intersection
Distance-Density
300 feet by 300 feet (mapped)

Other Development
Standards and Process
•
•

Downtown Bellevue

600 feet by 600 feet

Puyallup

300 feet square up to 400 feet square
(not mapped)
Every 660 feet (or 8
intersections/mile)

Tigard Triangle District (Tigard, OR)

Tukwila Urban Center Plan

Varied (not mapped)

Connections determined through
design review
Connections (including pedestrian)
determined through design review
process
Site access required
No pedestrian access required

Bike and pedestrian connections
required every 330 feet
Work with Design Evaluation Team
for design alternates
• Dedication of ROW and
construction of frontage
•

Lacey Woodland District

Varied based on existing conditions
and designation (mapped)
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Dedication of ROW and half
street improvements
ROW dedication and safety
improvements

Ask for ROW and
minimum safety
improvements

•

Connectivity Plan

•

ROW dedication

Thresholds

Market Conditions

Comments

Strong market conditions

Minimal requirements for square
footage increases less than 20% of
building size
All development

Clear urban design framework
Market conditions not comparable to
Tacoma
Light rail station
Partially developer driven

Strong market conditions

$150,000 improvement value

Moderate market conditions

Parcels of one acre or larger must
have an approved phased
development plan

Strong market conditions

Strong market conditions
Viability strongly driven by strong
economic environment
Desire more strong pedestrian
standards and required Tier 1.
No mapped connections and very
little clearly defined.
Heavy design review and coordination
components.

•

Full redevelopment

•

Partial redevelopment

•

Full redevelopment

•

Partial redevelopment

Development sites with a block
face that exceeds the maximum
block face length standard must
construct new public accessible
streets
• $15k in improvements
•

75% of value/$5
million/Full redevelopment

Moderate-Strong market conditions

Lacks specificity, but ambitious
TOD, urban center designations and
presence of a lot of existing activity
make project viable
Strong reliance on PPP

Moderate market conditions

Relies on form-based code for
implementation

Tacoma Mall Neighborhood Subarea Plan
Connectivity Facilitated Exercise Overview
January 18, 2017

The intent of this exercise is for the Commission to agree on one or more connectivity requirement
options for further development and incorporation into the public review draft of the Subarea Plan.
Based on Commission input to date, staff have developed the following recommended modifications to
the original draft Street Network and Connectivity Requirement concepts. These changes are intended
to address property owner concerns while still making progress on connectivity goals through a flexible
approach that defers determination of new street alignments until the point when major development
occurs.

Staff Recommendations:
1. Confirm street network connectivity principles (see below)
2. Develop a mid-term (10 year) vision depicting improvements to existing rights-of-way and
implementation of Tier 1 connections
3. Define Tier 1 connections as City-lead projects not subject to a Connectivity Requirement
4. Allow flexibility for future alignments of Tiers 2 and 3 connections, subject to connectivity
performance standards (Tiers 2 and 3 would not be mapped)
5. Require a Connectivity Plan with mid-range development activities and dedication/construction
of Tiers 2 and 3 connections with major development activities
6. Allow flexibility for site access and internal connectivity per Tacoma’s design standards (more
flexible than proposed Through-Block Connection requirement)
7. Pursue new funding tools to allow for proportional shared costs throughout the district
8. Offer further flexibility through Development Regulation Agreements with review criteria
tailored to the Subarea Plan

Staff are seeking direction on the above recommendations. In addition, there are several issues for
which further Commission direction is needed. These will be the focus of the facilitated exercise.

Description of Connectivity Exercise
The facilitated Planning Commission exercise offers the opportunity for the Planning Commission to
consider and weigh in on options for several significant considerations which will further shape the
connectivity approach. This exercise will provide the Commission and public to view a visual array of
options for each connectivity element and Planning Commission preferences.
As part of the exercise, the Commission will be given options for each of the following topics.

For Planning Commission review on 01-18-17

1

1.
2.
3.
4.
5.
6.

Connectivity Plan requirement threshold
Dedication and construction thresholds
Loop Road Northwest Quadrant alignment options (see attached)
Street Network Tiers 2 and 3 concepts, alignment flexibility and ownership
Design standards and flexibility
Funding

Proposed Connectivity Principles
City actions to establish new street network connectivity shall be governed by the following
Connectivity Principles:
•
•
•
•
•
•
•
•
•
•

Accommodate growth and support Subarea transportation, urban form and land use goals
Build on and integrate with existing street and pedestrian patterns
Seek to achieve multiple benefits
Support existing businesses by avoiding requirements that make it overly costly to operate,
improve and expand to a reasonable extent
Balance predictability and flexibility in determining future street connections
Share costs proportionally with the benefits at the Subarea, quadrant and site levels
Avoid or compensate for disproportional impacts
Design new connections per complete streets principles to support the planned future uses,
travel modes and traffic volumes
Allow design flexibility for local access (Tier 3) connections
Reflect nexus and proportionality land use legal principles
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Proposed Street Network Tiers
In association with the transportation analysis the City identified three tiers of proposed new
street network connections. We are including this as background for the Connectivity Exercise:
Tier 1 - Critical transportation projects: Connections for which the specific design and location
are critical to the network
Tier 2 – Establishing the urban grid: Connections which create alternative routes to existing
major arterials and establish urban “super blocks” at approximately 600 by 600 feet
Tier 3 – Site access, urban design and mode shift: Connections which achieve site access, system
connectivity and promote transportation mode shift (these connections are not mapped)
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Loop Road Northwest Quadrant alignment options
As part of the Connectivity Exercise the Commission will discuss which Loop Road alignment options to
include in the public review draft.
Proposed Loop Road principles:
•
•
•
•
•
•
•
•
•

Includes common specific features for the four character district segments
Functions as a linear public green space
Links the four districts
Links future parks in each district
Includes trees and green stormwater infrastructure
Minimizes location on steep slopes to promote walkability for people of all abilities
Includes the potential for festival street sections
Supports community and economic goals and
Supports multimodal mobility
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