
 

Section B. Conversion of Industrial Lands 
1. Issue Description 

Regional and local policy supports the retention of industrial lands and directs local governments, particularly those 
with a designated regional Manufacturing and Industrial Center (MIC) and those planning under the Container Port 
Element of the Growth Management Act, to protect such lands from incompatible non-industrial uses. While the City 
established a Container Port Element in the One Tacoma Plan in 2014 for the area designated as a MIC, the City’s 
zoning does not fully implement the policies articulated in that Element. As a result, if the baseline zoning were left in 
place, significant non-industrial uses could locate in the MIC thereby reducing the available land supply for industrial 
use and creating long-term conflicts with prioritized uses and activities. The purpose of this regulatory review is to 
bring the City’s zoning districts into compliance with established policies and use preferences.  

 

2. Summary of Proposed Amendments  
The following amendments would: 

 Implement use priorities consistent with the Shoreline Management Act and Container Port Element of the 
Comprehensive Plan; 

 Structure allowed, conditional, and prohibited uses based on the defined Core Area and Commercial/Industrial 
Buffer Area;  

 Broadly prohibit non-industrial uses that would have significant impacts on core container shipping activities 
or that would convert a significant industrial land area to non-industrial use; 

 Establish a conditional use permit and criteria for specific non-industrial uses to ensure a site specific review of 
the potential impacts on existing and planned industrial uses.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

3. Area of Applicability 
This regulatory review applies to the Port of Tacoma Manufacturing and Industrial Center as depicted in the map 
below:  

 

 

4. Policy Review 
The following is a summary of policies from the Growth Management Act, Shoreline Management Act, Multicounty 
Planning Policies (VISION 2040), and the One Tacoma Comprehensive Plan that will be used to guide this land use 
regulatory code review and determine consistency with applicable goals and policies.  

Growth Management Act 

This review is supported by Goal 5 of the Growth Management Act, which states: “Encourage economic development 
throughout the state that is consistent with adopted comprehensive plans, promote economic opportunity for all 



 

citizens of this state, especially for unemployed and for disadvantaged persons, promote the retention and expansion 
of existing businesses and recruitment of new businesses, recognize regional differences impacting economic 
development opportunities, and encourage growth in areas experiencing insufficient economic growth, all within the 
capacities of the state's natural resources, public services, and public facilities.”  

As a subset of this goal, the City of Tacoma is required to plan under RCW 36.70A.085 Port elements. This section 
outlines the following planning requirements:  

(3) Port elements adopted under subsections (1) and (2) of this section must be developed collaboratively 
between the city and the applicable port, and must establish policies and programs that: 
(a) Define and protect the core areas of port and port-related industrial uses within the city; 
(b) Provide reasonably efficient access to the core area through freight corridors within the city limits; 
and 
(c) Identify and resolve key land use conflicts along the edge of the core area, and minimize and mitigate, 
to the extent practicable, incompatible uses along the edge of the core area. 

In 2014 the City and Port worked collaboratively to develop and adopt goals and policies consistent with these 
requirements in the City’s One Tacoma Comprehensive Plan.  

Shoreline Management Act  

In accordance with RCW 90.58.020, the City shall manage shorelines of statewide significance in accordance with this 
section and in accordance with this Program as a whole. Preference shall be given to uses that are consistent with the 
statewide interest in such shorelines. Uses that are not consistent with this section or do not comply with the other 
applicable policies and regulations of this Program shall not be permitted on shorelines of statewide significance. In 
managing shorelines of statewide significance, The City of Tacoma shall: 1. Recognize and protect the statewide 
interest over local interest; 2. Preserve the natural character of the shoreline; 3. Seek long-term benefits over short-
term benefit; 4. Protect the resources and ecology of the shoreline; Increase public access to publicly owned areas of 
the shoreline; 6. Increase recreational opportunities for the public in the shoreline; and 7. Provide for any other 
element as defined in RCW 90.58.100 deemed appropriate or necessary.  

The overarching goal of the Shoreline Management Act is to retain the State’s shorelines for: 

• Ecological protection and restoration;  
• Public access and enjoyment; 
• for Water-dependent uses.   

Uses within the shoreline are generally categorized and prioritized as 1. Those uses that are dependent on a water 
location, such as marine terminals; 2. Those uses that are economically dependent on a shoreline location; 3. Those 
uses that attract general use and enjoyment of the shoreline, such as restaurants; 4. Those uses that are non-water 
oriented, such as medical offices, that neither require a shoreline location or facilitate active enjoyment of the 
shoreline.  

VISION 2040 

The Tacoma Tideflats MIC is part of a regional system of manufacturing and industrial centers. The center framework 
is a key component of the Puget Sound Regional Council’s (PSRC) regional growth strategy and guides regional growth 
allocations, informs transit service planning, and represents priority areas for PSRC’s federal transportation funding.  

PSRC designates two types of centers – Regional Growth Centers and Manufacturing/Industrial Centers. Regional 
Growth Centers are locations of more compact, pedestrian-oriented development with a mix of housing, jobs, retail, 
services, and other destinations. Manufacturing/Industrial Centers, on the other hand, are locations with a 



 

concentration of a diverse set of industrial and manufacturing jobs and/or key infrastructure assets; they are regional 
resources that create and sustains economic diversity and supports national and international trade. 

One Tacoma Plan – Container Port Element 

Policies in the One Tacoma Plan differentiate between a “Core Area” and an “Industrial/Commercial Buffer Area”. This 
differentiation suggests that distinct use allowances should be considered for consistency with these established 
policies. In general, the Core Area corresponds to the S-10 Shoreline District and the Port Maritime Industrial District 
(PMI), whereas the Buffer Area corresponds to M-2 Heavy Industrial and M-1 Light Industrial Zones. 

Core Area 

Policy CP–1.1 Prioritize, protect and preserve existing and planned port uses, port-related container and industrial 
uses and rail-related uses. Uses should consist primarily of cargo port terminal, port-related container and industrial 
activity, compatible manufacturing, industrial-related office, cargo yard, warehousing, transportation facilities, and 
other similar uses.  

Policy CP–1.2 Prohibit uses that would negatively affect the availability of land for the primary port and port-related 
cargo and industrial function of the Core Area. Encourage aggregation of industrial land for future development as 
cargo port terminals and supporting uses.  

Policy CP–1.3 Clearly identify and prohibit uses that are entirely incompatible with the Core Area uses. Examples may 
include those that attract people to the area for non-industrial purposes or that would be incompatible with typical 
industrial area impacts (noise, truck movement, etc.). These may include residential, general retail, temporary lodging 
or other similar uses. 

Industrial Commercial Buffer Area 

Policy CP–2.4 Recognizing the importance of industrial activity to the local and regional economy, industrial uses in 
the Industrial/Commercial Buffer area should be preserved and promoted. Industrial uses, including non-water related 
industry, is compatible with and can support maritime industrial uses in the Core Area, as well as contributing to the 
region’s economy as a whole. 

Policy CP–2.5 While the Industrial/Commercial Buffer Area provides for a wider range of uses than the Core Area, 
incompatible uses that would be impacted by the potential noise, odor and visual character of industrial areas should 
continue to be prohibited. This may include residential or other sensitive uses. 

One Tacoma Plan – Urban Form Chapter  

Policy UF–8.1 Strive to capture 46% of Urban Pierce County’s employment growth by 2040.  

Policy UF–8.2 Ensure that there is sufficient zoning and development capacity to accommodate the 2040 employment 
growth allocations. 

Policy UF–8.3 Ensure an equitable distribution of employment throughout the City, with the highest concentration of 
job growth occurring in the Downtown Regional Growth Center. 

One Tacoma Plan – Economic Development Chapter  

As one of five designated Metropolitan Cities in the Puget Sound Regional Council’s (PSRC) VISION 2040, Tacoma is 
planning for 97,000 new jobs by 2040. The city has more than enough physical and land use zoning capacity to 
accommodate this growth, based on the most recent Buildable Lands report, but to work towards this target, Tacoma 



 

must strategically attract and grow businesses to increase the number of jobs in the city. Not only does the city have 
to grow its economic base generally, it must also deliberately channel this growth into the areas of Tacoma best suited 
to accommodate this increase.  

Policy EC–3.1 Support efforts to attract, expand and retain large, medium and small businesses that offer high quality 
jobs, generate local tax revenue and/or provide needed goods or services to residents. 

Policy EC–6.19 Provide industrial land and encourage investment in necessary services that support industrial 
business retention, growth and traded sector competitiveness as a West Coast trade and freight hub, a regional center 
of diverse manufacturing and a widely accessible base of living wage jobs, particularly for underserved and 
underrepresented people. 

Policy EC–6.21 Protect and preserve sufficient land use capacity for water-dependent and related industrial uses 
within the city’s industrial shorelines. 

Policy EC–6.21 Protect and preserve sufficient land use capacity for water-dependent and related industrial uses 
within the city’s industrial shorelines. 

Staff Findings:  

1. Generally, within the S-10 Shoreline District, use preferences are for water-dependent industrial uses, followed by 
water-related industrial uses.  

2. Within the Core Area of the Manufacturing and Industrial Center, use preference is given to container shipping 
facilities and ancillary uses, and compatible industrial and manufacturing activities.  

3. Within the Buffer Area, policies support greater use flexibility, but with restrictions on sensitive uses. 

4.   Existing policies support diversifying the City’s economy, expanding  the employment base,  and focusing on jobs 
that support living wages.  

5. Overall, the City’s employment targets seek to nearly double the employment densities in the Port of Tacoma MIC. 



4. Proposed Code Amendments  
 

 Proposed Amendments to TMC 13.06.060.E Industrial Use District Use Restrictions 

 Buffer Area Core Area  
Use Category M-1 M-2 PMI  
Agriculture CUN CUN N CU  
Airport N CU N CU N CU  
Commercial Recreation 
and Entertainment 

CU** P CU* P N *Indoor only 
** Indoor and Outdoor 

Cultural Institution CU P CU P N  
Dwellings CU* P N** N** *In all districts, quarters for caretakers 

and watchpersons are permitted as is 
temporary worker housing to support 
uses located in these districts. 
 

Golf Course N P N P N  
Hospital CU P N P N  
Juvenile Community 
Facility 

CU P N P N P  

Marijuana Retailer P* P CU* P N P Limited to 10,000 square feet of 
floor area per development site in 
the M-2 district and 15,000 square 
feet of floor area per development 
site in the M-1 District. 

Office P* P* CU* Unless an accessory use, limited to 
10,000 square feet of floor area per 
development site in the M-2 district 
and 15,000 square feet of floor area 
per development site in the M-1 
District. 

Parks, Recreation and 
Open Space – High 
Intensity/Destination 
Facilities 

CU** P CU* P N P *Indoor only 
**Indoor and Outdoor 

Retail P* CU* P N P Unless an accessory use, limited to 
10,000 square feet of floor area per 
development site in the M-2 district 
and 15,000 square feet of floor area 
per development site in the M-1 
District. 

 
School, Public or Private CU P N P N P General K-12 only 
Work Release Center CU N CU N P  

 

 

 

 



 

 Proposed Amendments to TMC 13.05.010.A Conditional Use Permits 

*New* Section: TMC 13.05.010.A.26 Non-Industrial Uses in the Port of Tacoma MIC 

a. In addition to the general conditional use criteria in TMC 13.05.010.A, non-industrial conditional uses in the 
Port of Tacoma Manufacturing and Industrial Center shall meet the following criteria. In consider conditional 
use permit applications, the City will consult with the Puyallup Tribe of Indians and Port of Tacoma to 
determine potential off-site impacts on port/industrial facilities and operations, and to identify appropriate 
mitigation measures.  

• Location will not significantly interfere with container shipping facilities. Mitigation may be required to 
avoid and minimize disruptions to nearby industrial activity.  

• Location is buffered from certain potentially high-risk industrial facilities. 
• Use will incorporate design elements to reduce impact on employees and customers from adjacent or 

nearby industrial activities.  

 

 

 

5. Supplemental Information 
 

Use Category  Definition   
Agriculture     

13.01.060.A  
  
“Agricultural use.” The use of land for tree farming or growing or producing field crops, 
livestock, or livestock products for the production of income, together with incidental 
retail sales by the producer of products raised on the farm. Field crops include, among 
others, barley, soy beans, corn, hay, oats, and potatoes. Livestock includes, among 
others, dairy and beef cattle, goats, sheep, hogs, poultry and game birds. Livestock 
products include, among others, milk, butter, cheese, eggs and meat.  
  
  

Airport  13.01.060.A  
   
“Airport.” Facilities for the takeoff and landing of aircraft, including runways, aircraft 
storage, hangers, air traffic control facilities, terminal buildings, and customary accessory 
facilities and uses, such as cargo and freight transfer, aircraft maintenance, aviation 
fueling, aviation instruction, and eating and drinking.  

Commercial Recreation 
and Entertainment  

13.01.060.C   
  
“Commercial recreation and entertainment.” Private provision of participant or spectator 
recreation or entertainment. This classification includes uses such as privately operated 
sports stadiums and arenas, amusement parks, bingo parlors, bowling alleys, billiard 
parlors, poolrooms, dance halls, ice/roller skating rinks, miniature golf courses, golf 
driving ranges, archery ranges, scale-model courses, shooting galleries, 
tennis/racquetball courts, croquet courts, swim clubs, health/fitness clubs, and pinball 
arcades or electronic gaming centers having more than five coin-operated game 



 

machines. This use does not include public or quasi-public parks, recreation or open 
space, theaters or golf courses.  

Cultural Institution  13.01.060.C   
  
 “Cultural institutions.” Institutions displaying or preserving objects of interest in one or 
more of the arts or sciences. This classification includes museums.  

Dwellings  13.01.060.D  
   
“Dwelling.” A building or portion thereof designed and used entirely as the residence of 
one or more families, except hotels  

Golf Course   13.01.060.G  
  
“Golf course.” A facility providing a private or public golf recreation area that is designed 
for executive or regulation play, generally consisting of tees, greens, fairways, and 
hazards, along with customary golf support facilities, such as a clubhouse, restrooms, 
locker rooms, related retail sales, and eating and drinking. This use does not include 
standalone miniature golf courses or driving ranges (see “Commercial recreation and 
entertainment”), but may include those as accessory components of the overall golf 
course facility  
  

Hospital   13.01.060.H  
  
“Hospitals.” Medical facilities, licensed by the Department of Health Services, the 
Committee on Accreditation of Rehabilitation Facilities, the Department of Aging, or 
other similar organizations, for the provision of surgery, rehabilitation and physical care, 
acute psychiatric care, chemical dependency, and substance abuse on an out-patient 
basis, including ancillary nursing, training, and administrative facilities. Such facilities are 
generally licensed by the state under the provisions of RCW 70.41.  
  

Industry, light  13.01.060.I  
  
“Industry, light.” Manufacturing of finished parts or products, primarily from previously 
prepared materials; and provision of industrial services, both within an enclosed building. 
This classification includes commercial bakeries, dry cleaning plants, lumber yards, retail 
storage, and businesses engaged in processing, fabrication, assembly, treatment, and 
packaging, but excludes basic industrial processing from raw materials, food processing, 
log yards, bulk storage, and raw materials storage.  

Industry, heavy  13.01.060.I  
  
“Industry, heavy.” Manufacturing of any and all parts or products, provision of industrial 
services, and commercial production and sale of goods and services. This classification 
includes, but is not limited to, basic industrial processing from raw materials, food 
processing, industrial boatyards, industrial recycling facilities, scrap metal yards, CDL 
waste recycling facilities, port/terminal uses, log yards, sawmills, chemical plants, hulk 
hauling yards, wrecking yards, and bulk or raw materials storage.  

Juvenile Community 
Facility  

 13.01.060.J  
  
“Juvenile community facility.” A group care facility for the care of juveniles committed to 
the physical custody of the Washington State Department of Social and Health Services 
under the Juvenile Justice Act of 1977. A county detention facility that houses juveniles is 
not a juvenile community facility. Nothing in this section precludes placement in a 
juvenile community facility of children who would otherwise be eligible for placement in 



 

a community care facility for youth, a residential care facility for youth, or a staffed 
residential home as defined herein.  

Marijuana Retailer   13.01.060.M  
  
“Marijuana retailer.” As defined in RCW 69.50.101 and provided here for reference. A 
person licensed by the state liquor and cannabis board to sell marijuana concentrates, 
useable marijuana, and marijuana-infused products in a retail outlet.  
  

Office 13.01.060.O 

 “Office.” Offices of firms or organizations providing medical, professional, executive, 
management, or administrative services. This classification includes offices for a physician, 
dentist, chiropractor, massage therapy, and acupuncture; laboratories; emergency medical 
care; architectural; computer software consulting; data management; engineering; interior 
design; graphic design; real estate; insurance; investment; banks and savings and loan 
associations; government offices; and law offices. 

Parks, Recreation and 
Open Space – High 
Intensity/Destination 
Facilities  

 13.01.060.P  
  
“Parks, recreation and open space.” Metropolitan Park District, City of Tacoma, or other 
public/quasi-public parks, playgrounds, community gardens, and active-use open spaces, 
including commonly associated uses and features such as recreation facilities and 
community centers; and, undeveloped, passive use public or quasi-public open space 
lands maintained primarily in a natural state for their conservation, aesthetic and other 
open space benefits. Open space may be enhanced with low-impact public access 
features such as trails and viewpoints, on-site parking, small buildings such as storage 
structures, bathrooms or picnic shelters, or interpretive signage and other limited 
improvements, and in some cases may serve additional public purposes.  
  

Retail  13.01.060.R  
  
“Retail.” Establishments engaged in retail sales of goods, including, but not limited to, the 
retail sale of merchandise not specifically listed under another use classification. This 
classification includes, but is not limited to, department stores, clothing stores, bank 
branches, furniture stores, pawn shop, pharmacies, and businesses retailing the 
following goods as examples: toys, hobby materials, food and beverages sales (including 
catering), hand-crafted items, jewelry, cameras, photographic supplies, electronic 
equipment, records, sporting goods, kitchen utensils, hardware, appliances, art, antiques, 
art supplies and services, baseball cards, coins, comics, paint and wallpaper, carpeting 
and floor covering, medical supplies, office supplies, bicycles, and new automotive parts 
and accessories (excluding service and installation).  
  
   
  

School, Public or Private  13.01.060.S   
  
“School, public or private.” Public facilities for primary, secondary or post-secondary 
education, including elementary, grade, middle, junior, and high schools and community, 
professional, business, technical, and trade colleges and universities, and private 
institutions having a curriculum comparable to that required in the public schools of the 
State of Washington.  
   



 

  
Work Release Center  13.01.060.W  

  
“Work release center.” An alternative to imprisonment, including work and/or training 
release programs which are under the supervision of a court or a federal, state, or local 
agency. This definition excludes at-home electronic surveillance.  
   
  
  

 

 

 

 

B. General Conditional Use Permit Criteria 

Unless otherwise excepted, all conditional use permit applications shall be subject to the 
following criteria: 

a. There shall be a demonstrated need for the use within the community at large which shall not be contrary to 
the public interest. 

b. The use shall be consistent with the goals and policies of the Comprehensive Plan, any 
adopted neighborhood or community plan, and applicable ordinances of the City of Tacoma. 

c. For proposals that affect properties that are listed individually on the Tacoma Register of 
Historic Places, or are within historic special review or conservation districts, the use shall be 
compatible and consistent with applicable historic preservation standards, and goals, objectives 
and guidelines of the historic or conservation districts. Proposed actions or alterations 
inconsistent with historic standards or guidelines as determined by the Landmarks Commission 
are a basis for denial. 

d. The use shall be located, planned, and developed in such a manner that it is not inconsistent 
with the health, safety, convenience, or general welfare of persons residing or working in the 
community. The following shall be considered in making a decision on a conditional property 
use: 

• (1) The generation of noise, noxious or offensive emissions, light, glare, traffic, or other 
nuisances which may be injurious or to the detriment of a significant portion of the 
community. 

• (2) Availability of public services which may be necessary or desirable for the support of 
the use. These may include, but shall not be limited to, availability of utilities, 
transportation systems (including vehicular, pedestrian, and public transportation 
systems), education, police and fire facilities, and social and health services. 

• (3) The adequacy of landscaping, screening, yard setbacks, open spaces, or other 
development characteristics necessary to mitigate the impact of the use upon 
neighboring properties. 

 

C. Existing Uses in the Manufacturing and Industrial Center 

The study area includes 3,963 acres (parcel acres) spread across 752 parcels with a diverse range of uses. The majority 
(34%) of uses are industrial activities. Manufacturing (16%), warehousing (15%) and transportation (4%) are also 



 

significant proportions of the overall land use acreage in the study area (parcel acres). These activities together account 
for roughly 70% of the land use in the study area.   

These acreages reflect the presence of the Port of Tacoma, container and intermodal facilities, and a range of maritime, 
transportation, manufacturing, construction, utilities, and industrial service uses. Specific uses include container 
marshalling and intermodal yards, chemical manufacturing and distribution, forest product operations (including 
shipping and wood and paper products manufacturing), warehousing and/or storage of cargo, and boat and/or ship 
building/repair.  

Similar to other industrial areas in the region, however, a number of non-industrial activities that have similar needs 
around outdoor storage, and distance from residential areas, are also located in the study area. These include uses 
related to services (6%), construction (6%), utilities (5%) and commercial (2%) activities. Services, retail and commercial 
uses include food services, auto and other repair services, and other similar uses that serve employees in the area as 
well as residents in the city. Utilities uses include three substations owned by Tacoma Public Utilities, a substation 
owned by Bonneville Power Administration, a wastewater treatment plant operated by the City of Tacoma, and property 
operated by the Tacoma Fire Department. These existing utilities facilities are part of the infrastructure serving the Port 
of Tacoma. 

 Current uses in the PMI, Shoreline Districts, and M-2 are predominantly industrial uses and activities. The majority of 
current non-industrial activity is within the M-1 Light Industrial District adjacent to Downtown in along Puyallup Avenue. 

  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

D. Findings from the 2017 Planning Commission Recommendation 

1. VISION 2040 Manufacturing and Industrial Centers 

The Puget Sound Regional Council’s VISION 2040 Multicounty Planning Policies and the City’s One Tacoma 
Comprehensive Plan designate the Port/Tideflats as a Manufacturing/Industrial Center (MIC). These areas are 
focal points for targeted regional employment growth. The designation provides regional funding priority for 
major transportation projects (e.g., Port of Tacoma Road, Taylor Way, SR 167, and freight projects). Regional 
planning policies protect MICs from encroachment of non-industrial uses. 

2. Regional Industrial Employment Forecasts 

Puget Sound Regional Council forecasts show industrial jobs region-wide increasing from 305,100 jobs in 2012 
to 389,000 jobs in 2040, an increase in 83,900 total jobs. 
(https://www.psrc.org/sites/default/files/industriallandsanalysisreport.pdf). 

3. Regional Industrial Land Supply 

PSRC forecasts employment and land supply for the Tacoma-Puyallup industrial area. Exhibit 6.18 to the 
Industrial Lands Analysis identifies the total land area, vacant land area, and underutilized land area for each 
sub-regional industrial area. The analysis indicates that the Tacoma-Puyallup industrial area includes 
approximately 13% of the regional vacant industrial land supply and 15% of the underutilized land supply. 

4. Regional Economic Contribution of Industrial Land 

According to PSRC’s Industrial Lands Analysis Report “(i)n 2012, total wages paid out by industrial activities on 
industrial lands summed to $24.4 billion. Overall, the annual earnings from industrial jobs on industrial lands 
averaged $80,000 in 2012. Wages associated with industrial jobs on industrial lands equaled 23.2% of all 
wages paid out across the region in 2012. By comparison, the average wage across the four-county central 
Puget Sound region in 2012 was $59,700. Retail Trade, one of the largest segments of the regional work force, 
supported an average wage of $36,300, while Finance and Insurance paid an average wage of $86,900 (page 
E-9).” 

5. Conversion of Industrial Lands 

PSRC estimates that non-industrial employment on industrial lands will grow from 36% of total jobs on 
industrial lands in 2012 to 45% by 2040 (page E-10, Industrial Lands Analysis Report). PSRC forecasts for the 
Tacoma-Puyallup subarea show “higher growth in non-industrial jobs, with such jobs representing 70% of all 
jobs in the subarea (page 6-16).” The employment forecasts for 2040 suggest the existing land supply is 
sufficient to accommodate both the industrial and non-industrial employment forecasts, but that rising land 
values, proximity to nearby commercial centers, and other factors, will require some shift in management 
strategies due these non-industrial trends. 

6. Employment Allocation 

VISION 2040 allocates an additional 97,000 jobs to Tacoma by 2040. 

7. 2014 Pierce County Buildable Lands Analysis 

The Pierce County Buildable Lands Analysis assesses the land capacity to absorb the VISION 2040 employment 
allocations. Appendix D to the report allocates 8% of the City’s overall employment allocation to the Tideflats 
MIC, an estimate of 7,555 new jobs by 2040. The report identifies a total land area of 3,912 acres within the 
Tideflats MIC and sufficient land capacity to absorb the allocated employment. 

8. Non-industrial Uses in the Port/Tideflats 



 

The Port Tideflats are predominantly zoned Port Maritime Industrial (PMI) and Heavy Industrial (M-2) zoning 
districts. Some areas to the periphery are zoned Light Industrial (M-1). Current policies support the retention 
and protection of manufacturing and industrial lands for manufacturing and industrial use, and to expand a 
diversified employment base in these areas. However, the City’s current zoning districts allow expansive uses, 
including certain non-industrial uses that typically require a large land area to accommodate. These uses 
include:   

• Golf Courses 

• Schools (K-12) 

• Juvenile Community Facilities 

• Airports 

• Agricultural uses (excluding marijuana production and processing) 

• Destination Parks and Recreation (such as stadiums, arenas, museums, zoos, and aquariums). 

 

E. South Tacoma Manufacturing and Industrial Center 

4. District use restrictions.   

a. Prohibited uses.  

• Adult family home 
• Confidential shelter 
• Continuing care retirement community 
• Day care, family 
• Dwellings, not permitted except quarters for caretakers and watchpersons are permitted as is temporary worker 

housing to support uses located in these districts.  
• Emergency and transitional housing 
• Extended care facility 
• Foster home 
• Golf course 
• Group Housing 
• Hospital uses are prohibited in the M-2 District 
• Hotel Motel  
• Animal slaughter, fat rendering, smelters, and blast furnaces 
• Intermediate care facility 
• Juvenile community facility 
• Residential care facility for youth 
• Residential chemical dependency treatment facility 
• Retirement home 
• General K through 12 education facilities 
• Staffed residential home 
• Student housing 
• Theater 

b. Conditional uses.  

• Commercial recreation and entertainment facilities over 10,000 square feet in the M-1 District and 15,000 
square feet in the M-2 District.  

• Cultural institution.  



 

• Hospital uses in the M-1 District  

c. Temporary uses.  

• Carnival  

5. District Development Standards 

• Office: unless an accessory use, limited to 10,000 square feet of floor area per development site in the M-2 
district and 15,000 square feet of floor area per development site in the M-1 District.  

• Marijuana retailer: limited to 10,000 square feet of floor area per development site in the M-2 district and 
15,000 square feet of floor area per development site in the M-1 District.  

• Retail: unless an accessory use, limited to 10,000 square feet of floor area per development site in the M-2 
district and 15,000 square feet of floor area per development site in the M-1 District. 

 

F. Benchmarking  

City of Fife 
Fife Municipal Code 

City of Sumner 
Sumner Municipal Code 

City of Seattle 
Seattle Municipal Code 

Pierce County 
Pierce County Code 

Industrial Zone: 
Industrial (I) District  

Industrial Zone: 
Manufacturing and 
Industrial Core Overlay 

Industrial Zone: IG 1 in M/I 
Center  

Industrial Zone: 
Employment Center, in 
Frederickson Community 
Plan area 

PERMITTED non-
industrial uses:  
• existing dwelling 

unit;  
• Professional offices;  
• Agricultural use, 

including plant 
nursery, feed and 
seed store, livestock 
(see Chapter 19.68 
FMC) and roadside 
stand for the sale of 
agricultural goods;  

• Retail sales or service 
use (with some 
limitations on type);  

• Commercial parking 
lots and park and ride 
lots; 

• Printing 
establishment,  

• Public and quasi 
public uses, such as 
museums, 
governmental offices, 
police station, pool, 
community center, 
court, school 

 
CONDITIONAL uses:  
• Restaurant,  

PERMITTED non-
industrial uses:  
• Agriculture  
• Indoor commercial 

recreation 
• Existing residences 
• Restaurants with no bar 
• Taverns 
• Churches 
• General Commercial, 

limited to 10,000 sq ft, 
in M-1 area only 

• Breweries (M-2) 
 
CONDITIONAL uses: 
• Daycare (in M-1) 
• Outside commercial 

recreation 
• Breweries (M-1) 
• Cemetaries 
• Hospitals 
• Parks  
• Public Facilities 

 

PERMITTED non-
industrial uses:  
• Community Garden,  
• urban farm,  
• eating and drinking 

establishment 
• indoor/outdoor sports 

and recreation;  
• Food processing and 

craft work;  
• Medical services 
• Offices 
• Sales and Services 
• Child care centers 
• Community centers and 

family support centers 
• Religious facilities  
 
CONDITIONAL uses:  
• Artist dwellings/studios 
• Residential Use in a 

landmark structure or 
district 
 

PERMITTED non-industrial 
uses:  
• Administrative and 

professional offices 
• Health Services 
• Postal Services  
• Public Park Facilities 
• Agritourism 
• Crop Production 
• Mobile and 

manufactured home 
sales 

• Business Services 
 
 
 

https://www.codepublishing.com/WA/Fife/
https://www.codepublishing.com/WA/Sumner/
https://library.municode.com/wa/seattle/codes/municipal_code?nodeId=TIT23LAUSCO
https://www.codepublishing.com/WA/PierceCounty/
https://www.codepublishing.com/WA/Fife/#!/Fife19/Fife1968.html#19.68


 

• Retail services,  
• Religious institutions 
• Go-kart  
 

 

G. 2014 Pierce County Buildable Lands Report  

The Pierce County Buildable Lands Analysis assesses the land capacity to absorb the VISION 2040 employment 
allocations. Appendix D to the report allocates 8% of the City’s overall employment allocation to the Tideflats MIC, an 
estimate of 7,555 new jobs by 2040. The report identifies a total land area of 3,912 acres within the Tideflats MIC and 
sufficient land capacity to absorb the allocated employment. The map below depicts the City’s buildable land supply. 
The purple/violet areas identify buildable industrial lands within the City’s two designated industrial centers. 
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