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Section C. Residential Encroachment 
1. Issue Description 

In 2014, the City adopted a Container Port Element in the Comprehensive Plan, consistent with Growth Management 
Act requirements. The policies in the Container Port Element called for buffers to limit encroachment of incompatible 
land uses on the Port of Tacoma Manufacturing and Industrial, specifically identifying slopes and other topographical 
features as natural buffers to be maintained. However, zoning and land use regulations for this area in NE Tacoma, 
were not amended to fully implement the adopted policies. Instead, the area remained zoned primarily for single 
family residential dwellings, with a 5,000 square foot minimum lot size. In the past the City had relied on market 
conditions to limit development – assuming that development on steep slopes would be infeasible. However, in recent 
years, new permit activity has been documented along the hillside and new housing developments were constructed 
contrary to established policy. The encroachment of residential uses, especially single family, on industrial areas can 
often create new impacts on both the residential communities resulting from noise, light and odor from industrial 
activities, and can likewise result in nuisance complaints or other interference with industrial activity. This review will 
consider limitations on new development along Marine View Drive and NE Tacoma to improve the long term interface 
between industrial and non-industrial uses. 

 

2. Summary of Proposed Amendments  
The proposed amendments would establish a new Overlay District to limit residential encroachment on the Port of 
Tacoma Manufacturing and Industrial Center. The proposal would apply the overlay to the hillside in NE Tacoma as 
depicted in the map below. In addition:  

• The proposal includes an initial map based on the current Interim Regulations, but identifies two areas under 
consideration for removal from the proposed Overlay.  

• The Overlay District would establish minimum lot sizes that would reduce development capacity to a density 
of 1 unit per acre.  

• The Overlay District would require Notice on Title for any new residential unit construction identifying the 
proximity to an established industrial area.  

• Existing critical area regulations for wetlands, fish and wildlife habitat, and steep slopes would continue to 
apply to this area.  

 

 

 

 

 

 

 

 

 



 
 

3. Area of Applicability 
The following map identifies the general area of applicability for the proposed Overlay District. Potential map 
amendments are identified in subsection 4 of this staff report.  

 

 

 

3. Policy Review 
The policies cited in Section 2 of this report are also pertinent to this topic. In addition to the policies cited in that 
section, the following policies from VISION 2040 and the Container Port Element of the One Tacoma Plan provide 
additional and more specific guidance.  

VISION 2040 

MPP-DP-53: Protect industrial lands from encroachment by incompatible uses and development on adjacent land. 

MPP-Ec-19: Maximize the use of existing designated manufacturing and industrial centers by focusing appropriate 
types and amounts of employment growth in these areas and by protecting them from incompatible adjacent uses. 



 
 

 
One Tacoma Plan - Container Port Element 

Policy CP–1.4 Reduce the potential for land use conflicts between industrial development and surrounding 
nonindustrial uses by providing for adequate Industrial/Commercial Buffer areas, and clear public commitment to 
continuation of Port and port-related cargo and industrial uses in the designated Core Area. 

Policy CP–2.2 In general, natural buffers, such as change in topography, vegetated areas and water bodies are 
preferred as a means to buffer and separate incompatible uses. The Industrial/Commercial Buffer Area designation is 
needed only where the existing geography does not provide an effective buffer. Ensure that unrelated uses in the 
Industrial/ Commercial Buffer Area are not allowed to gradually encroach on the Core Area boundary. The 
industrial/Commercial Buffer Area should remain of sufficient size to provide a long-term buffer for the Core Area. 

Policy CP–2.3 Development standards for industrial and commercial activities in the Industrial/Commercial Buffer 
Area should ensure compatibility with the activity levels and physical character of adjacent less intensive community 
character. 

One Tacoma Plan – Environment and Watershed Health 

Policy EN–1.22 Develop and maintain a prioritized list of natural resource types, target areas and/or properties 
desirable for public acquisition to support long-term natural resource protection, and establish a process for 
coordinating acquisition with other programs including programs to maintain enough land for employment needs, 
programs to protect water quality and programs to reduce exposure to flooding hazards. 

Policy EN–3.1 Ensure that the City achieves no-net-loss of ecological functions over time. 

Policy EN–3.2 Evaluate the potential adverse impacts of proposed development on Tacoma’s environmental assets, 
their functions and the ecosystem services they provide.  

Policy EN–3.3 Require that developments avoid and minimize adverse impacts, to the maximum extent feasible, to 
existing natural resources, critical areas and shorelines through site design prior to providing mitigation to compensate 
for project impacts. 

Policy EN–3.5 Discourage development on lands where such development would pose hazards to life, property or 
infrastructure, or where important ecological functions or environmental quality would be adversely affected: a. 
Floodways and 100-year floodplains b. Geologic hazard areas c. Wetlands d. Streams e. Fish and wildlife habitat 
conservation areas f. Aquifer recharge areas g. Shorelines 

Policy EN–4.29 Ensure that plans and investments are consistent with and advance efforts to improve the quantity, 
quality and equitable distribution of Tacoma’s urban forest: a. Strive to achieve a citywide tree canopy cover of 30 per 
cent by the Copper Beech at Wright Park year 2030 (“30-by-30”) 

Policy EN–4.13 Ensure that plans and investments are consistent with and advance efforts to improve terrestrial and 
aquatic habitat connectivity for fish and wildlife by: a. Preventing habitat fragmentation b. Improving habitat quality c. 
Preserving or creating habitat areas as feasible on new development and redevelopment sites d. Creating and 
enhancing Open Space Corridors that allow fish and wildlife to safely access and move through and between habitat 
areas 

One Tacoma Plan – Design and Development 

Policy DD–9.2 Improve the interface between non-residential activities and residential areas, in areas where 
commercial or employment areas are adjacent to residential zoned land. 



 
 

Policy DD–9.5 Protect non-industrial zoned parcels from the adverse impacts of activities on industrial zoned parcels. 

Policy DD–9.6 Buffer between designated Manufacturing/Industrial Centers and adjacent residential or mixed-use 
areas to protect both the viability of long-term industrial operations and the livability of adjacent areas. 

Policy DD–9.7 Encourage building and landscape design and land use patterns that limit and/or mitigate negative air 
quality and noise impacts to building users and residents, particularly in areas near freeways, high traffic streets, and 
other sources of air pollution. 

Policy DD–11.2 Limit development in or near areas prone to natural hazards where practicable, using the most 
current hazard and climate change-related information and maps. 

Staff Findings:  

• Policies directly reference the need to maintain the slopes as natural buffers.  
• Preservation of the hillside in a predominantly vegetated, natural state, supports multiple benefits and 

established policies.  
• Maintenance of tree canopy and siting of any new residential in accordance with the policies in the 

Environment and Design and Development Elements can potentially mitigate some of the off-site impacts 
from industrial activity. 

• City policies support the use of incentives, such as transfer of development rights, to preserve privately owned 
lands.  

• While the City’s policies support the use of zoning and land use regulations to limit development, through the 
Critical Areas Code, policies also identify public acquisition as a preferred strategy for retaining these buffer 
areas and ensuring long term benefits.  

 

4. Proposed Code Amendments  

 

 Proposed Amendment to TMC 13.06.070 Overlay Districts 

*New Section*: TMC 13.06.070.G Port of Tacoma Transition Overlay Zone 

1. Applicability.  

a. The Port of Tacoma Transition Overlay Zone applies to all residential platting, subdivision, and land uses 
within the district boundaries established herein:  



 
 

 

b. Standards established through the overlay zone are in addition to the requirements of the underlying 
zone. In all cases, where the overlay district imposes more restrictive standards than the underlying zone, 
these shall apply.  

2. Purpose. The purpose of the Port of Tacoma Transition Overlay Zone is to maintain an appropriate 
separation between port/industrial activity in the Port of Tacoma Manufacturing and Industrial Center and 
residential neighborhoods, to avoid and minimize off-site impacts on residential areas, and to minimize 
disruption to port operations and associated industrial activity resulting from residential encroachment, 
consistent with the Container Port Element of the One Tacoma Plan and the Growth Management Act.  

3. District Development Standards 

a. Prohibited uses. Multifamily dwelling units, including duplex, triplex, cottage housing, and fourplex, are 
prohibited as stand-alone primary uses or as part of a mixed-use development.  

b. Minimum lot size. Minimum residential lot sizes in the district shall be no less than 43,560 square feet.  

c. Location. Residential development shall be located the greatest distance from the boundaries of the Port of 
Tacoma Manufacturing and Industrial Center as is feasible.  



 
 

d. Design. Residential development shall be designed to minimize disruptions to Port/industrial operations, 
including minimizing clearing and grading, driveways, and vegetation removal.  

e. Accessory uses and structures. Uses and structures accessory to a single dwelling unit are permitted in the 
Overlay district consistent with established development standards for accessory uses in the base zone.  

f. Notice on Title. As a condition of residential development, developers shall record a notice on title prior to 
initial sale which attests that the property is within proximity of the Port of Tacoma Manufacturing and 
Industrial Center, in which industrial activities, including container terminal facilities, are operating and will 
continue to operate and expand in the future. The distance of the unit from the Port of Tacoma Manufacturing 
and Industrial Center shall be recorded. 

 

Supplemental Information 
The following information was utilized by the Planning Commission in developing the draft code.  

A. Land Area Analysis of Current Interim Ordinance  

• What is the total acreage of privately held lands? 761.91 Acres 
• What is the total acreage of publicly owned lands? 304.68 Acres 
• What is the average private lot size?  1.88 acres 
• How many private lots are there in this area? 449 



 
 

 

 

 

 

 

 

 

B. Applicable Critical Areas and Development Capacity 



 
 

 

i. Biodiversity Corridors 

Purpose: Preserve fish and 
wildlife habitat  

• Limits overall clearing 
and grading activity to 
no more than 35% of 
site 

• Clusters development in 
the least sensitive 
portion of the site 

 

 

 

 

ii. Steep Slopes and Landslide 
Hazards 

Purpose: Protect life and safety 

• Maintain a setback on 
top and bottom of slope 

• Discourage 
development on slope  

• Allow reasonable use on 
a case by case review  

 

 

 

 

 

 

C. Buildable Lands  



 
 

Significant areas along the hillside with the area of review were determined to be developable in the 2014 Buildable 
Lands Report. However, the City later adopted updated Biodiversity Corridors and steep slope standards to limit 
overall development capacity in this area.  

 

 

 

D. Findings from 2017 Planning Commission Recommendation 



 
 

15. Likelihood of Residential Development in Close Proximity 

The 2014 Pierce County Buildable Lands Report documents significant development capacity along the City’s steep 
slopes overlooking the Port/Tideflats along Marine View Drive. In addition, the City has seen increased development 
pressure on these sites. Multiple plats have been submitted to develop slope properties. With continued rising 
demand for housing in the City of Tacoma, there is a significant likelihood that additional developments will occur on 
the slopes above Marine View Drive in close proximity to the Port/Tideflats and during the subarea planning process. 
Many of the concerns raised about Port/Tideflats industrial activities originate from residential developments along 
these hillsides that have less separation from the industrial waterfront. New residential development in these areas 
will likely introduce new interested parties and potential for nuisance complaints during the subarea planning process. 

E. Benchmarking 

Minimum lot sizes are a typical method for limiting proximity of incompatible land uses. Large minimum lot size 
requirements are frequently used to limit density around sensitive lands, such as critical areas, as well as resource 
lands and industries, as a method to both protect residential uses from off-site impacts and to protect the viability of 
resource industries.  

The Growth Management Act establishes such a framework for natural resource lands, stating:  

RCW 36.70A.060 

Natural resource lands and critical areas—Development regulations. 

(1)(a) Each county that is required or chooses to plan under RCW 36.70A.040, and each city 
within such county, shall adopt development regulations on or before September 1, 1991, to assure the 
conservation of agricultural, forest, and mineral resource lands designated under RCW 36.70A.170. 
Regulations adopted under this subsection may not prohibit uses legally existing on any parcel prior to 
their adoption and shall remain in effect until the county or city adopts development regulations 
pursuant to RCW 36.70A.040. Such regulations shall assure that the use of lands adjacent to agricultural, 
forest, or mineral resource lands shall not interfere with the continued use, in the accustomed manner 
and in accordance with best management practices, of these designated lands for the production of 
food, agricultural products, or timber, or for the extraction of minerals. Any county located to the west 
of the crest of the Cascade mountains that has both a population of at least four hundred thousand and 
a border that touches another state, and any city in such county, may adopt development regulations to 
assure that agriculture, forest, and mineral resource lands adjacent to short line railroads may be 
developed for freight rail dependent uses. 

(b) Counties and cities shall require that all plats, short plats, development permits, and building 
permits issued for development activities on, or within five hundred feet of, lands designated as 
agricultural lands, forestlands, or mineral resource lands, contain a notice that the subject property is 
within or near designated agricultural lands, forestlands, or mineral resource lands on which a variety of 
commercial activities may occur that are not compatible with residential development for certain 
periods of limited duration. The notice for mineral resource lands shall also inform that an application 
might be made for mining-related activities, including mining, extraction, washing, crushing, stockpiling, 
blasting, transporting, and recycling of minerals. 

 

While these regulations are more typical of counties, some Cities use a similar framework. The following two zoning 
districts are from the City of Sumner Municipal Code, addressing adjacent uses surrounding resource based industries.  

Example: City of Sumner Resource Protection District 

http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.060
http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.040
http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.170
http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.040


 
 

SMC 18.08.010 Purpose. 

The purpose of the resource protection district (RES) is to implement the goals and policies of the Sumner 

comprehensive plan: 

A. To protect natural resources such as agricultural, mineral resource, fish and wildlife habitat areas from the 

intrusion of non-resource based development; 

B. To promote the conservation of natural resource lands and related activities or operations; and 

C. To maintain large areas free of impervious surfaces in order to increase the potential for natural infiltration of 

rainfall and the retention of natural drainage water patterns, minimizing the need for storm water facilities and 

increasing the protection of ground water resources. (Ord. 2531 § 2 (part), 2015: Ord. 1694 § 1, 1995) 

Minimum Lot Size: 20 acres 

Example: City of Sumner Residential Protection District 

SMC 18.10.010 Purpose. 

The purpose of this district is to act as a buffer between lands in resource production or sensitive critical areas 

and higher density/ intensity uses, as well as function as an urban reserve designation for areas with the 

absence of full city services. The designation is applied to help ensure that previous land use patterns will not 

hinder future choices. (Ord. 1694 § 1, 1995) 

Minimum Lot Size: 20 acre 

The Port element of the Growth Management Act includes a similar approach to regulating adjacent land uses that are 

encroaching on port-related activities.  
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