
 
 

Section A. Permit and Land Use Notifications 
1. Issue Description 

Permit and land use notifications are intended to ensure that potentially impacted parties are aware of permit 
applications and have an opportunity to participate in the permit process. Public input is vital to understand the 
potential impacts of a project and the appropriate mitigation measures.  However, due to the size of the City’s 
industrial areas in South Tacoma and the Tideflats, permit notification distances for direct mailing were insufficient to 
notify potentially impacted communities of the projects under consideration. Given the range of uses that are 
potentially permissible in the City’s industrial areas and the ranging areas of impact, the City enacted a Director’s Rule 
in 2017 to expand notification for discretionary permits associated with heavy industrial activities. The Director’s Rule 
was then carried over into the Tideflats Interim Regulations. This review seeks to finalize appropriate direct mailing 
notification areas related to heavy industrial use permits as well as for Comprehensive Plan Future Land Use Map 
Amendments and Area-wide zoning reclassifications. Similar notification distances are proposed for any boundary 
modifications or zoning reclassifications to the City’s designated Regional Growth Centers.  

 
2. Summary of Proposed Amendments 

The proposed amendments would apply to two primary sections of the Tacoma Municipal Code: TMC 13.05 Land Use 
Permits and Procedures, and TMC 13.02 Planning Commission.  

TMC 13.05.070: This amendment to the Notice Process Summary Table identify specific permit types that are subject 
to expanded notification.  

TMC 13.05.070.I: This amendment would add a new section to the municipal code describing the expanded 
notification purpose and procedures.  

TMC 13.05.070.J: Sub-section J pertains to public hearings and would amend the procedures to do the following:  

• Extend notices to occupants as well as taxpayers; 

• Extend notification distances to 2500’ of a subject property for all land use designation changes and area-wide 
zoning reclassifications;  

• Extend notification distances for designated Regional Growth Centers and Manufacturing and Industrial 
Centers to 2500’ of the center boundary for land use designation changes and areawide zoning 
reclassifications.  

TMC 13.05.030: This amendment ensures a consistent notice procedure for the notice of application of a proposed 
zoning areawide rezone.  

TMC 13.02.070: This amendment ensures a consistent notice procedure for the notice of application of a proposed 
Comprehensive Plan land use designation change. 

Other proposed modifications:  

1. Allow for agencies and neighborhood groups to request electronic notification rather than (or in addition to) 
first class mail. 

2. Distinguish between mailed public notice and the Notice of Application; allows flexibility in how the City designs 
mailings to make them most useful for the public.  

3. Eliminates some redundant code sections and inconsistencies in mailing distances.  
 



 
 

3. Policy Review 

Growth Management Act 

Goal (11) Citizen participation and coordination. Encourage the involvement of citizens in the planning process and 
ensure coordination between communities and jurisdictions to reconcile conflicts. 

One Tacoma Comprehensive Plan  

Policy AD–1.2 Ensure that community engagement opportunities are broadly accessible and incorporate a range of 
locations, times and formats, including accommodations that allow people with disabilities, people with childcare 
responsibilities, and people with first languages other than English to fully participate. 

Policy AD–1.3 Provide broad and timely notification of public meetings and events through a variety of methods, 
including social media 

Policy AD–1.8 Evaluate community involvement processes on a regular basis, considering available data, feedback and 
lessons learned to determine whether any changes are needed to City practices in order to enhance future 
involvement efforts.  

Policy AD–1.9 Utilize community members’ knowledge and input on policy priorities to update the Comprehensive 
Plan and ensure that it remains relevant and consistent with community needs. 

Staff Findings:  

• State notification requirements are generally minimal. Most jurisdictions are conducting notification processes 
that typically follow more minimum requirements.  

• One Tacoma Plan policies support broad, equitable community engagement but allow for flexibility on how to 
conduct those processes.  

• The City’s current processes and procedures are typically above and beyond existing procedural requirements.  
• The inclusion of occupants would address a significant equity issue consistent with City policy.  

 

4. Draft Code Amendments 
 

 Proposed Amendments to TMC 13.05.070 Notice process.1 

A. Purpose.  

The purpose of this section is to provide notice requirements for land use applications. 

B. Administrative Determination. 

1. A public notice of application is not required for Administrative Determinations. Examples of Administrative 
Determinations are minor variances, reasonable accommodation requests, review of non-conforming rights, 
zoning verification requests, and information requests. 

2. Determinations of the Director shall be mailed to the applicant and the property owner (if different than the 
applicant) by first class mail. 

                                                           
1 Code Reviser’s note: Previously codified as 13.05.020 (Notice process); relocated to 13.05.070 per Ord. 28613 Ex. G; passed 
Sept. 24, 2019.  



 
 

3. At the discretion of the Director, notice of the Determination and/or summary of Determination may be 
provided to other qualified or interested parties. 

C. Process I − Minor Land Use Decisions. 

1. A public notice of application shall be provided within 14 days following a notice of complete application 
being issued to the applicant as identified in Section 13.05.020.E. Examples of minor land use decisions are 
variances, Conditional Use Major Modifications, temporary shelters, wetland/stream/FWHCA Verifications, and 
wetland/stream/FWHCA Minor Development Permits. 

2. Public notice of application shall be mailed by first-class mail to the applicant; property owner (if different 
than the applicant); neighborhood councils pursuant to TMC 1.45 and business districts pursuant to TMC 1.47 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); 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. Any of the above groups may be notified by electronic means 
instead of, or in addition to, first-class mail, upon written notification to the Department that electronic 
transmittal is the preferred method. ; and to Notice shall also be mailed by first-class mail to residents 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 13.05.070.H. 

3. Parties receiving public 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 Director shall be mailed to the applicant and the property owner, if different than the 
applicant, by first class mail. Decisions of the Director 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) A full copy of the decision shall be provided to any party who commented on the proposal during the 
comment period. 

(b) A notice of decision shall be mailed by first-class mail to: all recipients of the initial public notice, as described 
above. 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.H; neighborhood councils pursuant to TMC 1.45 and 
neighborhood business districts pursuant to TMC 1.47 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 H 
(Section 13.05.070.H), 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. 

D. 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, Site Approvals. 

1. A public notice of application shall be provided within 14 days following a notice of complete application 
being issued to the applicant as identified in Section 13.05.020.E. 

2. Public notice of application shall be mailed by first-class mail to the applicant; property owner (if different 
than the applicant); neighborhood councils pursuant to TMC 1.45 and neighborhood business districts pursuant 
to TMC 1.47 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. Any of the above groups may be notified by electronic means instead of, or in addition 
to, first-class mail, upon written notification to the Department that electronic transmittal is the preferred 
method. ; and to Notice shall also be mailed by first-class mail to residents 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 13.05.070.H. 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 residents and 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 13.05.070.H. from the boundary of the PRD District. 

3. Parties receiving public notice of application shall be given 30 days, with the exception of five to nine lot 
preliminary plats which 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, unless a Public Meeting is held, as provided by 
Section 13.05.070.G. 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 H 
(Section 13.05.070.H), 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 H of this section.  

E. Process III − Decisions Requiring a Public Hearing. 

1. A public notice of application shall be provided within 14 days following a notice of complete application 
being issued to the applicant as identified in Section 13.05.020.C. 



 
 

2. Public notice of application, including the information identified in Section 13.05.070.F, shall be mailed by 
first-class mail to the applicant, property owner (if different than the applicant), neighborhood councils pursuant 
to TMC 1.45 and neighborhood business districts pursuant to TMC 1.47 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. Any of the above groups may be notified by electronic means instead of, or in addition to, first-
class mail, upon written notification to the Department that electronic transmittal is the preferred method. ; and 
to Notice shall also be mailed by first-class mail to residents 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 13.05.070.H. For major modifications to development approved in a PRD District rezone and/or site 
approval, the notice of application shall also be provided to residents and 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 13.05.070.H 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 H of this section. 

F. Content of Public Notice and Notice of Application.  

1. At a minimum, the Public Notice shall contain the following elements: 

a. A clear statement that a full Notice of Application as described below is available, and how to access that 
Notice;  

b. A project description, including type of permit requested, proponent, location, and vicinity map;  

c. Preliminary environmental determination (or exemption);   

d. Project contact information, including comment method and deadline and, as applicable, the following:  

i. Date, time, place and type of hearing (notice must be provided at least 15 days prior to the open record 
hearing); 

ii. A provision which advises that a “public meeting” may be requested by any party entitled to notice. 

2. The Notice of application shall contain the following information, where applicable, in whatever sequence is 
most appropriate for the proposal. The notice shall be made available, at a minimum, in the project’s online 
permit file, and by any other methods deemed appropriate: 

a. Date of application; 

b. Date of notice of completion for the application; 



 
 

c. Date of the notice of application; 

d. Description of the proposed project action; 

e. List of permits included in the application; 

f. List of studies requested; 

g. Other permits which may be required; 

h. A list of existing environmental documents used to evaluate the proposed project(s) and where they can be 
reviewed; 

i. 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; 

j. Date, time, place and type of hearing (notice must be provided at least 15 days prior to the open record 
hearing); 

k. Statement of preliminary determination of development regulations that will be used for project mitigation 
and of consistency; 

l. A provision which advises that a “public meeting” may be requested by any party entitled to notice; 

m. Notice 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. 

n. Any other information determined appropriate, e.g., preliminary environmental determination, applicant’s 
analysis of code/policy applicability to project. 

G. Public Comment Provisions.  

Parties receiving public 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 13.01.050, may be held on 
applications which require public notification under Process II, and Conditional Use Major Modifications, when: 

1. The Director determines that the proposed project is of broad public significance; or 

2. The neighborhood council pursuant to TMC 1.45 or the neighborhood business district pursuant to TMC 1.47 
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 13.05.070.H. 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. 



 
 

H. Notice and Comment Period for Specified Permit Applications.  

Table H 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. 

 

 Proposed Amendments to TMC 13.05.070 Notice Process Summary Table 

Permit Type Preappli
cation 
Meeting 

Notice: 
Distance 

Notice: 
Newspaper 

Notice: 
Post Site 

Comment 
Period 

Decision Hearing 
Required 

City 
Council 

Expiration 
of Permit 

Interpretation of code Recomme
nded 

100 feet 
for site 
specific 

For general 
application 

Yes 14 days Director No No None 

Uses not specifically 
classified 

Recomme
nded 

400 feet Yes Yes 30 days Director No No None 

Boundary line 
adjustment 

Required No No No No Director No No 5 years3 

Binding site plan Required No No No No Director No No 5 years3 
Environmental SEPA 
DNS* (see TMC 
13.05.020.I) 

Optional Same as 
case type 

Yes if no 
hearing 
required 

No  Same as 
case type 

Director No No None 

Environmental Impact 
Statement (EIS)* (see 
TMC 13.05.020.I) 

Required 
for 
scoping, 
DEIS and 
FEIS 

1000 feet Yes Yes  Minimum 
30 days 

Director No, unless 
part of 
associated 
action. 
Public 
scoping 
meeting(s) 
required 

No None 

Variance, height of 
main structure 

Required 400 feet No Yes 30 days Director No1 No 5 years 

Open space 
classification 

Required 400 feet No Yes 2 Hearing 
Examiner 

Yes Yes None 

Plats 10+ lots Required 1000 feet Yes Yes 21 days 
SEPA2 

Hearing 
Examiner 

Yes Final 
Plat 

5 years6 

Rezones Required 400 feet; 
1000 feet 
for public 
facility 
site 

No; Yes for 
public 
facility site 

Yes 21 days 
SEPA2 

Hearing 
Examiner 

Yes Yes None 

Shoreline/CUP/ 
variance* (see 
TMC 13.05.020.I) 

Required 400 feet No Yes 30 days5 Director No1 No 2 years/ 
maximum6 

Short plat (2-4 lots) Required No No No No Director No No 5 years3 
Short plat (5-9 lots) Required 400 feet No Yes 14 days Director No1 No 5 years6 
Site approval Required 400 feet No Yes 30 days5 Director No No 5 years 
Conditional use* (see 
TMC 13.05.020.I) 

Required 400 feet; 
1000 feet 
for 
develop-
ment sites 
over 
1 acre in 
size 

No Yes 30 days5 Director No No 5 years4 

Conditional use, 
correctional facilities 
(new or major 
modification) 

Required 2,500 feet 
from the 
edge of 
the zone 

Yes  Yes  30 days2 Hearing 
Examiner 

Yes No 5 years 



 
 

Permit Type Preappli
cation 
Meeting 

Notice: 
Distance 

Notice: 
Newspaper 

Notice: 
Post Site 

Comment 
Period 

Decision Hearing 
Required 

City 
Council 

Expiration 
of Permit 

Conditional use, 
detention facilities (new 
or major modification) 

Required 2,500 feet 
from the 
edge of 
the zone  

Yes  Yes  30 days2 Hearing 
Examiner 

Yes No 5 years 

Conditional use, 
large-scale retail 

Required 1,000 feet Yes Yes 30 days2 Hearing 
Examiner 

Yes No 5 years 

Conditional use, master 
plan 

Required 1000 feet Yes Yes 30 days2 Director Yes No 10 years 

Conditional Use, Minor 
Modification 

Optional No No No No Director No No 5 years 

Conditional Use, Major 
Modification 

Required 400 feet; 
1000 feet 
for public 
facility 
sites and 
master 
plans 

No Yes 14 days5 Director No No 5 years 

Temporary Shelters 
Permit 

Required 400 feet Yes Yes 14 days Director No No 1 year 

Minor Variance Optional 100 feet7 No No 14 days Director No1 No 5 years 
Variance Optional 100 feet No Yes 14 days Director No1 No 5 years 
Wetland/Stream/ 
FWHCA development 
permits 

Required 400 feet No Yes 30 days Director No1 No 5 years*  

Wetland/Stream/ 
FWHCA Minor 
Development Permits 

Required 100 feet No Yes 14 days Director No1 No 5 years*  

Wetland/Stream/ 
FWHCA verification 

Required 100 feet No Yes 14 days Director No1 No 5 years 

 

 Propose Amendments to TMC 13.05.070 

*New Section* 13.05.070.I Expanded Notification for Heavy Industrial Uses 

1. Notice for designated projects will be emailed to all Neighborhood Councils and Business Districts, as well as 
the Community Council. In addition, notice will be sent to the SEPA contact for all adjacent jurisdictions (Federal 
Way, Fife, Fircrest, Lakewood, Pierce County, and University Place). This is in addition to all typically-notified 
parties and the Puyallup Tribe of Indians. 

2. Notification of designated projects will be mailed by first-class mail to the applicant; property owner (if 
different than the applicant); neighborhood councils and business districts; qualified neighborhood or 
community organizations; the Puyallup Tribe of Indians; Local Governments in Pierce County; and to owners of 
property and/or taxpayers of record, as indicated by the records of the Pierce County Assessor/Treasurer. 

3. Notification distance. 

(a) The notification distance for a project within the Port of Tacoma Manufacturing/Industrial Center (M/IC) will 
be 2,500 feet from the boundaries of that center. 

(b) Notification distance for a project within the South Tacoma Manufacturing/Industrial Overlay District will be 
2,500 feet from the boundaries of the Overlay District. 

(c) Notification distance for a qualifying industrial project in any other zoning district, outside either of the above 
areas, will be 2,500 feet from the boundaries of the project site. 



 
 

4. Upon determination of a Complete Application, the City will hold a community meeting to provide notification 
to the community that a significant project has been applied for. Further, the meeting will provide clarity on the 
public process (from all permitting agencies) and opportunities for public review and comment. 

(a) For projects with an associated land use permit and public notice, this meeting will take place approximately 
two weeks after the start of the public notice period. Public notice will be extended to 30 days in the rare case 
that the TMC-required notice period is not already 30 days. 

(b) For projects not associated with a land use permit, the meeting will take place after determination that a 
SEPA application is complete, but prior to issuance of a preliminary SEPA determination. The meeting will 
include a proposed SEPA timeline, including issuance of the preliminary determination, opportunity for 
comment, and the appeal process for this type of SEPA determination. 

5. Upon determination of a Complete Application, the City will post the permit package and all relevant studies 
under “public notices” on www.tacomapermits.org. 

6. Additional notification may be done as necessary (i.e., social media posts or separate project web pages) or as 
appropriate for the project type. 

 Proposed Amendments to TMC 13.05.070.J Notice for Public Hearings 

1. The Department shall give public/legal notice of the subject, time and place of the Planning Commission, or its 
advisory committee, public hearings in a newspaper of general circulation in the City of Tacoma prior to the 
hearing date. The Department shall provide notice of Commission public hearings on proposed amendments to 
the Comprehensive Plan and development regulations to adjacent jurisdictions, other local and state 
government agencies, Puyallup Tribal Nation, the applicable current neighborhood council board members 
pursuant to TMC 1.45, neighborhood business districts pursuant to TMC 1.47, and other individuals or 
organizations identified by the Department as either affected or likely to be interested. 

2. For Comprehensive Plan land use designation changes, area-wide zoning reclassifications, and interim zoning 
of an area-wide nature, the Department shall ensure that a special notice of public hearing is mailed to all 
property taxpayers and occupants, as indicated in the records of the Pierce County Assessor, within 
25001000 feet of the subject area. 

3. For land use designation amendments, area-wide zoning reclassifications, or center boundary modifications 
affecting a designated regional growth center or manufacturing and industrial center, the Department shall 
ensure that a special notice of public hearing is mailed to all property taxpayers and occupants within, and 
within 2500 feet, of the designated center.  

3. For a proposed amendment to the Comprehensive Plan land use designations or area-wide zoning 
classifications within a focused geographic area, the Department shall require that a public information sign(s), 
provided by the Department, is posted in the affected area at least 14 calendar days prior to the Planning 
Commission public hearing. The sign shall be erected at a location or locations as determined by the 
Department, and shall remain on site until final decision is made by the City Council on the proposed 
amendment. The applicant shall check the sign(s) periodically in order to make sure that the sign(s) remains up 
and in a readable condition. The sign shall contain, at a minimum, the name of the applicant, a description and 
location of the proposed amendment, and where additional information may be obtained. 

4. The City Clerk shall give public notice of the subject, time and place of public hearings for actions by the City 
Council in a newspaper of general circulation in the City of Tacoma prior to the hearing date.  

 

 Proposed Amendments to TMC 13.05.030 Zoning and Land Use Regulatory Code Amendments 

B. Area-Wide Zoning Reclassifications 

http://www.tacomapermits.org/


 
 

. . . 

9. Planning Commission Review.  

a. The Department will present the proposed amendment along with analysis conducted pursuant to this 
Section to the Planning Commission for review and direction. The Commission will conduct public meetings and 
hearings, and solicit comments from the general public, organizations and agencies, other governmental 
departments and agencies, and adjacent jurisdictions as appropriate.  

b. In formulating its recommendations to the City Council concerning a proposed area-wide zoning 
reclassification, the Planning Commission shall provide public notice and conduct at least one public hearing. 

c. Advisory committees established in accordance with Section 13.02.015 may also conduct one or more public 
hearings prior to making recommendations to the Planning Commission. 

d. For area-wide zoning reclassifications, the Department shall ensure that a special notice of the acceptance of 
the application by the Planning Commission for consideration in the current amendment cycle is mailed to all 
property taxpayers, as indicated in the records of the Pierce County Assessor, and occupants, within, and within 
2500 400 feet of, the subject area. This special notice will inform property taxpayers that an application has 
been filed, identify where the application and background information may be reviewed, describe in general 
terms the review and public comment process, establish a time and place for an informational meeting with City 
staff, and solicit preliminary comments. 

e. The Planning Commission shall conduct a public hearing to consider an area-wide zoning reclassification and 
to determine the consistency of the reclassification with the Comprehensive Plan and its elements and 
RCW 36.70A. In making its recommendation to the City Council, the Planning Commission shall make findings 
and conclusions to demonstrate the manner in which the area-wide reclassification carries out and helps 
implement the goals and policies of the Comprehensive Plan.  

 

 Proposed Amendments to TMC 13.02.070 Comprehensive Plan Amendments 

G. Planning Commission review. 

1. The Department will present the proposed amendment along with analysis conducted pursuant to Section 
13.02.070.F to the Planning Commission for review and direction. The Commission will conduct public meetings 
and hearings, and solicit comments from the general public, organizations and agencies, other governmental 
departments and agencies, and adjacent jurisdictions as appropriate. 

2. In formulating its recommendations to the City Council concerning adoption or amendment of the 
Comprehensive Plan, the Planning Commission shall provide public notice and conduct at least one public 
hearing.  

3. Advisory committees established in accordance with Section 13.02.015 may also conduct one or more public 
hearings prior to making recommendations to the Planning Commission.  

4. Planning Commission public hearings for adoption or amendment of development regulations and processes, 
moratoria, or interim zoning may be, but are not required to be, held at the same time as and in conjunction 
with the public hearing(s) for adoption or amendment of the Comprehensive Plan. 

5. For land use designation changes, the Department shall ensure that a special notice of the acceptance of the 
application by the Planning Commission for consideration in the current amendment cycle is mailed to all 
property taxpayers, as indicated in the records of the Pierce County Assessor, and occupants within, and within 
2500 400 feet of, the subject area. This special notice will inform property taxpayers that an application has 
been filed, identify where the application and background information may be reviewed, describe in general 
terms the review and public comment process, establish a time and place for an informational meeting with City 
staff, and solicit preliminary comments. 



 
 

6. After a public hearing, the Department will prepare a report summarizing the public hearing comments, 
provide a response to comments and make further recommendations, if appropriate, and forward the report 
and all comments to the Planning Commission for consideration. 

 

Supplemental Information 
The following information was considered in the development of the proposed code amendments.  

A. Sample Maps of Notification Areas 

The following maps depict examples of the expanded notification areas. The maps on the left depict the sample areas 
of expanded notification, the maps on the right depict a more typical baseline notification area.  

  
7,144 taxpayers notified + 6,248 occupants 
 

33 taxpayers within 1000’  



 
 

  
7,744 taxpayer notices + 9,000 Occupants 
 

167 taxpayers notified 

  
1,495 taxpayers + 1969 occupants 
 

240 taxpayers 

 

 

B. Summary of Comprehensive Plan and Land Use Regulatory Code Amendment Notifications 



 
 

Planning Services uses a broad variety of notification methods to inform interested parties about the City’s projects, 
processes, and programs. In addition to direct mailings, these methods include:  

Website  

Planning Services maintains a calendar of events, project updates, advisory group meeting summaries and project 
documents on the Planning web site. The website is available at www.cityoftacoma.org/planning.   

Planning Manager’s Letter  

The Planning Manager distributes a twice-yearly letter providing updates on projects, events, and accomplishments. 
The letter is distributed to numerous civic organizations throughout the City with an interest in planning issues and 
engagement.   

Listserv  

An electronic mailing list is used to provide updates to interested parties regarding meetings, events and new 
products, including mailing lists for Planning Commission Agendas, Neighborhood Councils, Business Districts, 
Adjacent Jurisdictions, education and civic institutions, public agencies, and interested individuals.  

Media  

Announcements for key events and document releases are distributed to local media outlets including the Daily 
Index and The News Tribune, neighborhood newspapers and other outlets. Advertisements and legal notices for the 
public hearing is placed with the News Tribune and Daily Index.  

Social Media  

Facebook, Instagram, and Twitter are used to announce project news and promote and document events. Social 
Media is also used to make connections to similar efforts, organizations and individuals in Tacoma. The City often 
uses boosted advertisements and events for public hearings.  

Community Events 

Staff periodically attend community meetings, such as Neighborhood Council meetings, as well as community events 
like the Sustainability Expo, farmers markets, and the T-Town: Play Explore Learn City Services Expo.  

Community Facilities 

Notices are provided to key community facilities, such as community centers and libraries, for posting on 
informational boards.  

C. Summary of Permit Notification Methods  

Permit Dashboard  

Permit applications are posted on Tacoma Permits: https://wspdsmap.cityoftacoma.org/website/PDS/Permits/ 

GovDelivery 

Interested parties can sign up to receive notices of land use permit applications.  

https://wspdsmap.cityoftacoma.org/website/PDS/Permits/


 
 

TMC 13.05.070 Notice Process Summary Table 

Permit notifications are based on the type of permit application and generally include direct mailing, email 
notification to interested parties, posting of public notice signs on site, and newspaper publication.  

Permit Type Preapplication 
Meeting 

Notice: 
Distance 

Notice: 
Newspaper 

Notice: 
Post Site 

Comment 
Period 

Decision Hearing 
Required 

City 
Council 

Expiration 
of Permit 

Interpretation 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 years3 

Binding site plan Required No No No No Director No No 5 years3 
Environmental 
SEPA DNS* (see 
TMC 13.05.020.I) 

Optional Same as 
case type 

Yes if no 
hearing 
required 

No  Same as 
case type 

Director No No None 

Environmental 
Impact Statement 
(EIS)* (see 
TMC 13.05.020.I) 

Required for 
scoping, DEIS 
and FEIS 

1000 feet Yes Yes  Minimum 
30 days 

Director No, unless 
part of 
associated 
action. 
Public 
scoping 
meeting(s) 
required 

No None 

Variance, height 
of main structure 

Required 400 feet No Yes 30 days Director No1 No 5 years 

Open space 
classification 

Required 400 feet No Yes 2 Hearing 
Examiner 

Yes Yes None 

Plats 10+ lots Required 1000 feet Yes Yes 21 days 
SEPA2 

Hearing 
Examiner 

Yes Final 
Plat 

5 years6 

Rezones Required 400 feet; 
1000 feet 
for public 
facility 
site 

No; Yes for 
public 
facility site 

Yes 21 days 
SEPA2 

Hearing 
Examiner 

Yes Yes None 

Shoreline/CUP/ 
variance* (see 
TMC 13.05.020.I) 

Required 400 feet No Yes 30 days5 Director No1 No 2 years/ 
maximum6 

Short plat 
(2-4 lots) 

Required No No No No Director No No 5 years3 

Short plat 
(5-9 lots) 

Required 400 feet No Yes 14 days Director No1 No 5 years6 

Site approval Required 400 feet No Yes 30 days5 Director No No 5 years 
Conditional use* 
(see TMC 
13.05.020.I) 

Required 400 feet; 
1000 feet 
for 
develop-
ment sites 
over 
1 acre in 
size 

No Yes 30 days5 Director No No 5 years4 

Conditional use, 
correctional 
facilities (new or 
major 
modification) 

Required 2,500 feet 
from the 
edge of 
the zone 

Yes  Yes  30 days2 Hearing 
Examiner 

Yes No 5 years 



 
 

Permit Type Preapplication 
Meeting 

Notice: 
Distance 

Notice: 
Newspaper 

Notice: 
Post Site 

Comment 
Period 

Decision Hearing 
Required 

City 
Council 

Expiration 
of Permit 

Conditional use, 
detention 
facilities (new or 
major 
modification) 

Required 2,500 feet 
from the 
edge of 
the zone  

Yes  Yes  30 days2 Hearing 
Examiner 

Yes No 5 years 

Conditional use, 
large-scale retail 

Required 1,000 feet Yes Yes 30 days2 Hearing 
Examiner 

Yes No 5 years 

Conditional use, 
master plan 

Required 1000 feet Yes Yes 30 days2 Director Yes No 10 years 

Conditional Use, 
Minor 
Modification 

Optional No No No No Director No No 5 years 

Conditional Use, 
Major 
Modification 

Required 400 feet; 
1000 feet 
for public 
facility 
sites and 
master 
plans 

No Yes 14 days5 Director No No 5 years 

Temporary 
Shelters Permit 

Required 400 feet Yes Yes 14 days Director No No 1 year 

Minor Variance Optional 100 feet7 No No 14 days Director No1 No 5 years 
Variance Optional 100 feet No Yes 14 days Director No1 No 5 years 
Wetland/Stream/ 
FWHCA 
development 
permits 

Required 400 feet No Yes 30 days Director No1 No 5 years*  

Wetland/Stream/ 
FWHCA Minor 
Development 
Permits 

Required 100 feet No Yes 14 days Director No1 No 5 years*  

Wetland/Stream/ 
FWHCA 
verification 

Required 100 feet No Yes 14 days Director No1 No 5 years 

 

D. Benchmarking 

Jurisdiction  Mailing Radius  Mail Notice Recipients  Other Notice Requirements  Code Location  

Tacoma  • 400 foot (this is the 
general requirement, 
distances of up to 1000 feet 
are used for some 
applications such as rezoning 
and CUP)  

• “Property Owner”  • City Clerk shall give public 
notice of public hearings by the City 
Council in a local newspaper.  

• 13.05.070  

Fife  • 300 ft *if 
abutting property is owned by 
same owner then this 
distance applies to that 
property as well  

• “Owners”  
• Individuals who submitted 
public comment  

• Sign (30 days prior to hearing)  
• Local Newspaper and  
• Notify citizen groups or agency, 
or  
• City Newsletter   

• 14.06.010  
• 14.06.020  
• 14.06.030  

  
  

Federal Way  • 300 ft  • “Recipients of Property Tax 
Statements”  

• Website  
• Local Newspaper  
• 3 Signs on property placed 
conspicuously  

• 19.70.060  

Pierce County  • 300 ft *exterior 
boundaries  

• “Property Owners”  • Local Newspaper  
• Sign  

• 18.80.040  



 
 

• Relevant Reviewing 
Agencies  

• Pierce County Notification 
Board  

Lakewood  • 150 ft  • “Property Owners”  
• “SEPA mailing list”(unless 
exempt)  
• Neighborhood leader 
mailing list  

• 2 Signs (at least 2’ X 3’)  
  

• 15.24.080  
• 15.24.090  

Bellevue  • 300 ft  • “Property Owner”  • City Clerk physical Postings(3)  • 14.35.050  

Spokane  • 400 ft *from any portion 
of the boundary  

• “Owners/ Taxpayers”  
• Interested Parties list  
• Applicable Neighborhood 
Council  
• Relevant Public 
Agency/Jurisdiction  

• City Hall  
• Library  
• Any other public 
building/notice board  

• 17G.060.120  

Sumner  • 500 ft of boundaries  • “Property Owners”  • On-site  
• Public Locations(City Hall and 
other designated)  
• Publication using 2 electronic 
methods  

• 18.56.070  

Puyallup  • 300 ft  • “Property Owners”  • Meeting Location sign(2’X2’)  
• Public information sign  

• 20.11.012  

Auburn  • 300 ft  • “Property Owners”  
• Interested parties  

• Sign at property  
• Local Newspaper  

• 10.06.090  
• 14.07.040  

Renton  • 300 ft  • “Property Owners”  • Local Newspaper  
• City’s webpage  
• Sign at approx.. midpoint of 
property frontage  

• 4.8.090  
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