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Comprehensive Plan
Affordable Housing Regulations
Code Cleanup
Findings and Recommendations
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PSRC Comments





Annexation
Airports
Affordable Housing
Transportation Master Plan
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Affordable Housing
Table X. Tacoma Household Incomes & Affordable Housing
Costs
Percent of
Household Incomes
Households
Households

Maximum Affordable Monthly
Housing Costs

Less than $10,000

6,389

8%

$250

$10,000 to $14,999

4,092

5%

$375

$15,000 to $24,999

8,411

11%

$625

$25,000 to $34,999

8,445

11%

$875

$35,000 to $49,999

11,590

15%

$1,250

$50,000 to $74,999

15,667

20%

$1,875

$75,000 to $99,999

9,407

12%

$2,500

$100,000 to $149,999

9,747

12%

$3,750

$150,000 to $199,999

2,935

4%

$5,000

$200,000 or more

1,998

3%

Over $5,000

Source: 3 Square Blocks, US Census ACS 2009-2013
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Affordable Housing
Table X. Tacoma Housing Inventory & Monthly
Costs
Monthly Costs

Units

Percent of
Units

7946

10%

$500 to $749

14005

18%

$750 to $999

11251

14%

$1,000 to $1,499

18490

24%

$1,500 or more

26122

34%

Less than $499

Source: 3 Square Blocks, US Census ACS 2009-2013
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Transportation Master Plan
 PSRC Comments
– Land Use Assumptions
– State-owned facilities
– Financing forecast and project list
 PTAG Comments
 Port of Tacoma Comments
– Project selection scoring
– 20-year Project List
 Mapping updates
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COLI

7

Land Use Designations
 Parks and Open Space
 Boundary lines
 Commercial in Single Family
 Contiguous Multifamily
 Private requests

8

FLUM – Parks and Open Space
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FLUM – Boundary Lines

10

FLUM – Contiguous MF

11

12

FLUM – Contiguous MF
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FLUM – Commercial in SF

14

Private – 72nd and Alaska

15

Private – 72nd and McKinley

16

Private - 56th and TMBLVD

17

Private – Franke Toby Jones

18

Other Comments/Proposed
Revisions







Equity
CFP Criteria
Climate mitigation
Undergrounding
Cleanups
Naming
19

Request
 Forward to City Council:
– Exhibit A Comprehensive Plan
– Exhibit B Critical Areas
– Exhibit C Mixed-use Centers Report

20

Affordable Housing
Planning Work Program
(Phase 3)
Planning Commission
October 7, 2015

Upzones
 Draft – 1:1 ratio required of bonus density
 AHPAG: inadequate incentives proposed
 Potential changes:
– Additional incentives/bonuses (none
identified)
– Reduced requirement (market to
affordable units at 2:1 or other ratio)
– Seeking Commission direction
22

Fee in lieu
 Increase in land value per additional unit
 Appraiser study: 2 tiers
 Recommendation:
– $10,000 citywide in-lieu-fee amount
– Consistent and simple
– Incentivizes construction Downtown
rather than buyout
23

Other changes
 Made changes directed by PC on 09/16
 Lot size
– minimum 4,500 sf in R-1
 Pilot Program & PRD’s
– sustainability features (Built Green, LEED,
GreenRoads)
 Affordable Housing Incentives Code
– Definitions, clarity, consistency with Housing
Program
 Cleanups, clarity throughout
24

Next Steps
 October 14: IPS Discussion
 October 22: Informational Meeting
 October 27: Study Session and Public
Hearing
 November 18: IPS Discussion
 November 24: First Reading of Ordinance
 December 1: Final Reading of Ordinance
25

FINAL
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The following figure shows the results of the Year 2040 travel modeling performed.
As the modeling shows, several State facilities are expected to operate below the State’s
LOS standard of D for Highways of Statewide Significance and LOS E-Mitigated standard
for Highways of Regional Significance. The growth in traffic on these facilities is driven by
regional growth, as well as growth anticipated within the City. Specifically, the following
State facilities may see impacted operations in the planning horizon:
•

SR 16

•

I-5

•

SR 509

•

SR 512

•

I-705

•

SR 7

•

SR 167

VC Ratio

A 0.00 - 0.59
B 0.59 - 0.69
C 0.69 - 0.79
D 0.79 - 0.89
E 0.89 - 0.99
F Over 1.00

In addition, some local
streets are forecast to
experience peak period
congestion in year 2040.
The City is moving to a
performance standard
based on system
completeness rather than
vehicular delay.
In general, the City’s
network has sufficient
capacity to absorb the
forecast growth. The most
significant travel delays
on the City’s network are
a result of backups on the
regional network, rather
than local-level capacity
restraints; however, only a
small portion of the City’s
system is expected to exceed capacity will do so for a small part of the day. The forecast
operations would have met existing standards for concurrency. This Transportation
Master Plan is the first step in moving Tacoma to a plan-based rather than arterial/
intersection based concurrency system. This plan-based system is a tool to manage the
pace of development while providing transportation improvements for all users including
bicyclists, pedestrians, drivers, and transit riders, which may also help alleviate projected
shortcomings on the state system.

50 | November 2015
50

INTRODUCTION

PUBLIC OUTREACH

PLANNING CONTEXT

FUTURE VISION

6. LAND USE AND
TRANSPORTATION
GOAL
Build a transportation network that reinforces
Tacoma’s land use vision, Vision 2040 and the
GMA.

POLICY INTENT
Land use type, intensity, and distribution, as
a result of developments, greatly influences
travel choices and decisions on placement and
investments of transportation facilities. Because
land use and transportation are fundamentally
linked, it is important that transportation facilities
be designed to meet both community desires
and federal, state, regional, and local standards
for functionality, safety, service, and efficiency.

Accommodating a large percentage of future
growth through TOD and transit-supportive
amenities will help create a safer, more
comfortable pedestrian environment, encourage
alternative transportation, promote active living,
and enhance the quality of life of residents. The
transportation system should also be designed
to balance livability objectives with industrial
activities, which are an important economic
engine within the City. The Generalized Land
Use Element provides further detail on relevant
policies and strategies.

POLICIES
6.1 Land Use Considerations
Ensure reasonable access for all modes to places
of employment, schools, libraries, parks, transit
centers, civic buildings, and other attractions
in Tacoma through development, expansion, or
improvement of transportation facilities that are
coordinated with existing and projected land use
patterns and types of development. Similarly,
development patterns and designs should
account for their effects on the transportation
system.
FUTURE VISION

IMPLEMENTATION

6.2 Land Use Patterns
Encourage land use patterns and developments,
especially in MUCs, that support non-SOV travel,
access to multimodal options and intermodal
connectivity, opportunities to live close to
work, and short trips easily made by walking or
bicycling for recreation and commuting.
6.3 20-Minute Neighborhoods
Prioritize infrastructure improvements within
and between 20-minute neighborhoods based
around Tacoma’s centers for growth and along
identified corridors that connect residential areas
to schools, local retail, business, and community
services so residents can safely access more of
the services they need close to home by active
modes, public transit, and using assistive devices.
6.4 Support Mixed-Use Centers
Serve and support the existing MUCs and aid
Tacoma in attracting new investments by giving
high priority to those transportation facilities
that serve these centers. Increase the livability
of the MUCs by providing transportation choices
and integrating amenities that create a safe
and inviting environment for walking, bicycling,
and taking public transit. Transportation
facilities should include context-sensitive
design that considers the unique needs of each
neighborhood, such as on-street parking and
public spaces.
6.5 Industrial Access
Recognizing the importance of the Port and
other industrial uses to Tacoma’s economic
well-being, provide infrastructure and access to
commercial, manufacturing and industrial centers.
6.6 Support Economic Bases
Give high priority to those transportation facilities
that provide the greatest opportunity to serve
and support the existing economic bases and will
aid the City in attracting new investments.

FUTURE CONDITIONS
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6.7 Street Rights-of-Way
Preserve right-of-way needs for future
transportation, recreation, streetscape, essential
city service or other City-approved purposes.
The City should safeguard the general public
interest by inventorying, evaluating, and
acquiring right-of-way in advance.
6.8 Transit-Oriented Development
Promote TOD or transit-supportive development
and provide incentives for development that
includes specific TOD features.
Elements of TOD generally include:
• A compact mix of land uses, including mixed-

parking management strategies in residential
areas as well to address the needs of local
residents. Employ strategies to minimize the
amount of land dedicated to parking, increase
the amount of shared parking, and encourage
alternative modes of transportation.
6.11 Land Uses that Support
Streetcar Network
Develop a streetcar network that serves
dense population nodes, aiding the greatest
number of people possible. It should focus on
concentrations of people, jobs, and activity.
This streetcar network should be reviewed
regularly so it corresponds with new land use
designations, codes, growth, and development.

use, residential, and commercial development;
In addition to the policies above, the City is
committed to providing a transportation system
that is prepared in the event of a disaster. The
City has completed an Emergency Management
Plan, which includes key policies related to
coordination with outside entities to maintain
and restore the transportation system in the
event of an emergency, the role of the City’s
Emergency Control Center, and prioritizing the
safety of roads, bridges, and railways.

• Moderate to high density housing;
• Affordable housing for all income groups;
• Pedestrian orientation/connectivity;
• Convenient access to transportation

choices, including transit, bicycle, and
pedestrian facilities;
• Reduced size of surface parking facilities

or minimum parking requirements; and

The Layered Network

• High quality design.

6.9 Development Incentives
Further TOD, walkability, and/or bicycle facilities
through supportive amenities and on-street
infrastructure by providing height and density
bonuses, relaxing parking minimums, and other
incentives to developments that support these
ends.
6.10 Parking Management
Manage parking pricing to seek balance among
competing uses, be financially self-supporting,
help attract investment, and meet the needs of
both private and public users in Tacoma’s MUCs
by expanding parking management and working
with PTAG, businesses, employers, and other
parking stakeholders to determine how to best
maximize the use of the right-of-way. Consider
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The goals and policies provide guidance for
achieving Tacoma’s vision of strategically
providing a multimodal transportation system
that is safe, sustainable, and promotes healthy
living. To meet this high bar, the TMP was built
using a ‘layered network’ framework, which
focuses on how the City’s transportation network
can function, as a system, to meet the needs of
all users. While the ‘layered network’ concept
is a recommended practice of the Institute of
Transportation Engineers, the development of
Tacoma’s layered network has been informed by
an emphasis on providing safety for all modes
of travel, as well as key City policies, including
the Green Transportation Hierarchy, Complete
Streets Policy, and the City’s CAP.

PUBLIC OUTREACH

PLANNING CONTEXT

APPENDICES

Appendix B

Detailed
Project List

APPENDIX B: TMP PROJECT LIST
This appendix includes the project list for Tacoma’s Transportation Master Plan. The project list
includes two parts:




The Tier 1 projects, which represent the fiscally‐constrained 20‐Year Project list, as
required to be identified in the Comprehensive Plan
Other priority projects that fall outside of the fiscally‐constrained 20‐Year Project list.

The following memo describes how the TMP project list was developed, then explains how the
Tier 1 projects were identified.

SOURCES OF PROJECTS
The TMP considered a wide variety of projects to address Tacoma’s diverse transportation needs.
Projects came in all shapes and sizes, including modal conflict studies, pedestrian/bicycle/trails
projects, transit projects, auto projects, Tacoma Rail projects, and Comprehensive Plan
Neighborhood Action Strategies.
The sources of projects considered in Tacoma’s TMP include, but were not limited to:



Adopted Plans:
o 2014 Transportation Element
o Six‐Year Comprehensive Transportation Program
o Mobility Master Plan
o Container Port Element
o Hilltop Subarea Plan and EIS
o North Downtown Subarea Plan and EIS
o Prairie Line Trail Corridor Plan
o Schuster Corridor Multi‐Use Trail
o South Downtown Subarea Plan and EIS
o PSRC Regional ITS Implementation
o Pierce County Realize 2030 — Comprehensive Plan Update
o Draft Pierce County Transportation Element
o WSDOT ITS Strategic Plan
o WSDOT STIP
o Tideflats Area Transportation Study
o Sound Transit Long‐Range Transit Plan
o Tacoma Neighborhood Planning Efforts



Projects needed to complete the modal priority layers

The above sources resulted in more than 400 projects. While these projects represent the City’s
long-term transportation vision, not all of these projects can be funded over the next 20 years. As
such, the Transportation Commission, in consultation with City staff and the Consultant team,
prioritized the list to identify those projects that are most likely to be funded within the 20 year
planning horizon of the Comprehensive Plan.

PROJECT PRIORITIZATION
A subcommittee of the Tacoma Transportation Commission created a project prioritization matrix
that aligns with the TMP’s policy priorities. All of the projects were evaluated based on the
following criteria:













Location (whether the project is on a TMP‐identified priority network)
Multimodal benefits
Equity
Safety
Health & Environment
Maintenance/system preservation benefits
Cost to the City
Congestion management
Project horizon
Primary mode served/rank on the modal hierarchy
Whether or not the project is in a growth center

The project list was then re-ordered to put the projects that scored highest at top and lowest on
that bottom.

This approach provided a reasonable sense of overall City priorities.

Some

additional revisions were made to incorporate key priorities that were somehow missed during
the initial process – for example, projects recently added to the six-year CIP, projects that were
included in the state legislative package, and key freight priority projects. These final revisions did
not meaningfully change the overall character of the project list.

DEVELOPMENT OF TIER 1 PROJECT LIST
To determine which projects fit within the Tier 1 20-year project list, the Consultant considered
the following information:

1. Project prioritization – as provided by the Transportation Commission and City staff
(described above)
B-2

2. City budget forecasts
3. Cost estimation – to understand how many projects could be funded
4. Final Tier 1 project list
City Budget Forecasts
The City’s transportation expenditures vary from year to year based on discretionary contributions
from the general fund, grants, and other sources. The revenue forecasts for the 20-year project list
are based on the adopted 2015/16 budget using City funds only and are conservative compared
to the 2013-18 estimates from the Transportation Master Plan. This approach follows
recommendations from the Tacoma Office of Management and Budget (OMB). OMB estimates
$13.3 million per year for transportation capital projects, which amounts to $266 million over the
life of the comprehensive plan.
To allow flexibility for outside grants, new revenue sources, or additional discretionary
contributions, the financial constraint for the 20 year project list was factored up by 150%. The
financial constraint for the 20-year project is therefore estimated to be $399 million.
Cost Estimation
Planning-level cost estimates were completed for the highest-priority projects. Cost information
came from several sources:







Capital Improvement Projects list
Mobility Master Plan
University of North Carolina Highway Safety Research Center, “Costs for Pedestrian and
Bicyclist Infrastructure Improvements” October 2013
Consultant engineering staff
Comparisons with projects in peer cities

For projects without detailed cost estimates available, unit costs based on length or quantity were
applied. For each of these projects, cost estimates were provided in ranges, with high and low
estimates to account for variation in actual costs on individual projects. For example, installing a
bike lane could be as simple as striping and signage on a street with available width. Another
street may require moving curbs, drainage, and other solid design elements. The cost estimates
for bike lanes therefore range from $100,000 to over $500,000 per mile. Low and high cost
estimates are provided for each project to account for this variability.
In some cases, no cost item is shown. These are projects (primarily transit and freeway projects)
that would be led and funded by other agencies, but are priorities for the City to support.

B-3

Final Tier 1 Project List
The final Tier 1 Project List (which is considered the City’s financially constrained 20 year plan)
results from these previous steps. The final Tier 1 list includes $398 million of projects that scored
highly based on the prioritization criteria, as well as some additional City priority projects that
were missed in the initial screening (those projects that are already funded in the Six-Year TIP and
a limited number of high priority freight projects).
To identify how many projects fit within the $399 million fiscal constraint, the published project
cost estimates (where available) were used, as well as the mid-point of the high and low cost
estimates developed by the Consultant team.

B-4
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Background
The Countywide Planning Policies for Pierce County (CPPs) establish that Regional and countywide
transportation and economic development funds should be prioritized for centers and transportation
and infrastructure servicing centers in Pierce County that have been designated regionally; it is also
appropriate for countywide and local funding to be directed to centers and transportation and
infrastructure servicing centers designated exclusively at the countywide level or identified locally by a
jurisdiction” (CPP UGA‐50)(emphasis added). The CPPs define Centers of Local Importance (CoLI) as
being “designated for the purpose of identifying local centers and activity nodes that are consistent with
VISION 2040’s Multi‐county Planning Policies. Such areas promote compact, pedestrian‐oriented
development with a mix of uses, proximity to diverse services, and a variety of appropriate housing
options, or be in an established industrial area” (UGA‐51). A CoLI may be located in either an urban or
rural area, and shall include activities that provide a focal point or sense of place for a community and its
surrounding area (CPP UGA‐51). More specifically, a CoLI is characterized by a concentration of land uses
or activities that provide a sense of place or gathering place for the community and neighborhood
residents. A CoLI should include one or more the following characteristics: Civic services, Commercial
areas, Recreational areas Industrial areas, Cultural facilities/activities, Historic buildings or sites, and
Residential areas (CPP UGA‐52). Additionally, the size of a CoLI and the mix and density of uses are to be
locally determined to meet community goals (CPP‐UGA 53), each jurisdiction shall define the role that
the CoLI plays in supporting planned growth (CPP‐UGAS 54), and a variety of appropriate transportation
options and pedestrian‐friendly design should be available or planned within a CoLI (CPP‐UGA 55).
As to implementation, a CoLI shall be locally adopted; approval by the PCRC or other regional
organization shall not be required. A jurisdiction shall document how an area meets the Design Features
of a CoLI in its comprehensive plan. The documentation should include examples, plans, or other
information that supports the designation of a CoLI. An area adopted as a CoLI shall be definitively
delineated on a map within a jurisdiction’s comprehensive plan. A CoLI shall have appropriate land use
designations, zoning regulations, and infrastructure plans for existing and planned development. A
comprehensive plan that utilizes an alternative label to refer to a CoLI shall be accompanied with
adopted findings of fact that recognizes the area as a CoLI per the Pierce County CPPs (CPP‐UGA 56).
Finally, a jurisdiction shall provide the PCRC notice of its intention to locally adopt a CoLI or recognize
formally adopted CoLIs that meet the criteria. The notice shall be provided to the PCRC 60 days
(minimum) prior to the expected dated of adoption and shall provide information that identifies the
location of the proposed CoLI and documents how the location meets the CoLI policies (CPP UGA‐57). A
locally adopted CoLI shall be recognized in Appendix B of the CPPs. Jurisdictions shall forward a map of
locally adopted CoLIs together with the comprehensive plan citations to the PCRC for inclusion into
Appendix B. The adopted CoLIs shall be attached to the CPP publications as Appendix B for ease of
reference. Appendix B shall not be considered a component of the CPPs and, accordingly, an update to
Appendix B shall not constitute an amendment to the CPPs requiring ratification by Pierce County
jurisdictions (CPP UGA‐58).
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City of Tacoma Centers of Local Importance
The City of Tacoma’s Centers of Local Importance reinforce and give priority to designated centers,
employment areas, transit station areas, and corridors that are a focal point for growth and
development within the City. These planning geographies identified in the attached map are described
in detail in the Urban Form Chapter and Transportation Master Plan of the Comprehensive Plan. In
addition, the Design and Development Chapter provides policies related to site design, interaction of
public and private spaces, and creative place‐making. The Future Land Use Map in the Urban Form
Chapter identifies the planned land uses within these areas and the 2014 Pierce County Buildable Lands
Report documents the development capacity within the defined CoLI. The CoLI are comprised of the
following priority areas and focal points for growth and development within the City:
CENTERS
Centers are compact, walkable and pedestrian‐oriented urban places. They are connected by public
transit and active transportation networks. They anchor complete neighborhoods with retail stores and
businesses (grocery stores, restaurants, markets, shops, etc.) civic amenities (libraries, schools,
community centers, places of worship, etc.), housing options, health clinics, daycare centers,
employment centers, plazas and parks and other public gathering places.
Centers will be the primary areas for growth and change in Tacoma over the next 25 years. Focusing
new growth in centers helps achieve goals of having more Tacomans live in complete neighborhoods,
use public transit and active transportation – walking, biking and rolling – to commute to work and
complete errands, and it will help mitigate and prepare for the effects of climate change. Clustering
destinations and housing within compact, walkable centers makes access by transit, walking,
wheelchair, and bicycle more practical and reduces the amount of driving needed to access services,
reducing the impact on roadways, reducing congestion, and facilitating freight movement.
Centers range in scale from the Tacoma’s Downtown to small neighborhood storefront service nodes,
providing local access to services and allowing Tacomans across the City to live a healthy, active lifestyle.
Neighborhood business districts and the commercial services they provide are the foundation of many
centers, but centers, particularly larger centers, will also become a focus for public services, gathering
places, and housing growth. In and around all centers, there will be change as areas urbanize and new
services, shops and housing are developed.
Four types of centers are designated that vary in size, scale, service area, role, and density of residents
and businesses. As shown in Figure 2.2 Centers, the four types of centers are:
 Downtown Regional Growth Center
 Tacoma Mall Regional Growth Center
 Crossroads Center
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Neighborhood Center

TRANSIT STATION AREAS
Transit stations provide access to high‐capacity and high‐frequency transit, which currently consist of
light rail and commuter rail but in the future may also include bus rapid transit. These policies encourage
housing and employment growth in transit station areas to maximize the ability of people to benefit
from the regional connections they provide and to increase transit access to employment. The policies
support a range of transit station area types, with differing priorities for growth, depending on the
station type and context. Priority is given to growth in station areas located in centers since they provide
more people with opportunities to be close to both transit and to commercial and public services. These
stations have the highest potential for mixed use development. Center stations benefit from the
concentration of local services and businesses as well as connections to other transit routes typically
found on corridors. Currently, all of the City’s Transit Station Areas are located within designated
centers.
CORRIDORS
Corridors, like centers, are areas where Tacoma will grow and change over the next 25 years. They are
busy, active streets with redevelopment potential. They are close to neighborhoods and are places with
transit, stores, housing and employers. They need to be planned, designed and improved to be places
that benefit and become successful additions to surrounding neighborhoods. The largest places of
focused activity and density along these corridors are designated as centers. Corridors are not intended
to be long commercial strips or a single land use pattern, but to achieve a range of land use types and
densities that vary along the corridor. These corridors provide multimodal transportation facilities that
support the City’s Mixed‐Use Centers. There are five types of designated corridors:
 Avenue
 Mainstreet
 Transit Priority
 Urban Residential
 Freight Corridor
The designated corridors integrate the City’s high frequency and high intensity transportation facility
plans with land use and design. These are generally areas with a greater potential for transit‐oriented
development. Ruston Way is included due to its importance as a shoreline recreation area with a mix of
commercial water‐enjoyment activities and Hosmer is included as a significant inter‐jurisdictional
connection.
EMPLOYMENT AREAS
Tacoma’s location between Portland and Seattle provides it access to many modes of transportation,
natural resources, economical power sources, and a deep, sheltered harbor, all of which have
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contributed to Tacoma’s development as a successful industrial, commercial and trading center. The
modern city has its beginnings in the mid‐nineteenth century, when it was designated as Northern
Pacific Railroad’s western terminus for its transcontinental railroad in 1873.
Tacoma continues its tradition as a West Coast hub for trade, with the Port of Tacoma among the most
important in the nation and the Pacific Rim. Regional shopping centers such as the Tacoma Mall have
emerged to provide goods and services for the city and the region, while the emphasis in downtown has
changed to professional offices, international finance, government, education, and cultural facilities.
The city’s employment geographies typically cluster within the designated centers and along the
identified corridors. These employment areas include:
Downtown Tacoma
Downtown Tacoma has emerged as the economic engine for the City of Tacoma, Pierce County and the
South Sound region. This cluster of economic activity with nearly 45,000 jobs includes financial services,
health services, and professional services.
Manufacturing and Industrial Areas
Manufacturing/Industrial areas are in the low, flat areas along the Port/Tideflats and the Nalley Valley.
The manufacturing and distribution sectors concentrate here. Manufacturing/industrial centers are
intended to be well‐served by major transportation facilities including rail, interstate and transit
systems. Many of the industrial uses are land intensive in nature. To preserve land at these centers,
large retail, residential or nonrelated office uses are discouraged. The City’s designated MICs are
identified on the COLI map.
Commercial Districts
Commercial development involves a wide variety of uses and can range in scale from small
neighborhood convenience shops to regional shopping centers. Commercial areas are the activity
centers of the community. Commercial districts should be safe, well designed, appropriately scaled, and
integrated into the fabric of the community. Infill development and intensification of existing
commercial areas will aid their continued economic viability.
Convenience corners are small commercial nodes distributed throughout Tacoma’s neighborhoods,
often along historic streetcar routes. These nodes are generally developed at a neighborhood scale, up
to 3 stories in height, but more typically 1‐2 stories, and serviced by on‐street parking and small off‐
street lots. Convenience corners provide access to daily services, including religious services and small
businesses, in close proximity to residential neighborhoods, as well as gathering places for community
interaction and mingling, and focal points of neighborhood identity. Due to their small size, convenience
corners are more widely dispersed throughout the City. Convenience Corners are not typically zoned for
significant growth, but rather to retain and enhance the existing services.
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Neighborhood Commercial districts are characterized primarily by small‐scale neighborhood businesses
with some residential and institutional uses. Uses within these areas have low to moderate traffic
generation, shorter operating hours, smaller buildings and sites, and less signage than general commercial
or mixed‐use areas. There is a greater emphasis on small businesses and development that is compatible
with nearby, lower intensity residential areas. Building heights typically range from 1 to 3 stories.
Neighborhood Business Districts typically exhibit a higher concentration of commercial uses than a
convenience corner and service a broader area.
General Commercial districts encompass medium to high intensity commercial uses which serves a large
community base with a broad range of larger scale uses. These areas also allow for a wide variety of
residential development, community facilities, institutional uses, and some limited production and
storage uses. These areas are generally located along major transportation corridors, often with
reasonably direct access to a highway. This designation is characterized by larger‐scale buildings, longer
operating hours, and moderate to high traffic generation.
These planning geographies are supported through land use designation, zoning, incentives, and design
policy. The Transportation Master Plan was developed to implement the population and employment
allocations assigned to the City through multi‐county and county‐wide planning policies and the City’s
designated CoLI are a focal point for accommodating more than 80% of the City’s growth allocations.

Centers Of Local Importance
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Affordable Housing Regulations – CHANGES TO PUBLIC REVIEW DRAFT (10-07-15)
Based on the public comments received, as well as on input from City staff reviewing the proposals, the
Planning Commission directed that the following changes be made to the public review draft package.
Many of the proposed changes are intended to better protect historic districts and neighborhood character
through stronger design controls, as well as additional consultation with the Landmarks Preservation
Commission and Historic Preservation Officer on proposals potentially affecting historic buildings or
neighborhoods. Some components which generated concerns were removed from the proposal (including
some of the minimum lot size reductions in the Special Review Districts). The proposal also responds to
concerns about conversions of historic houses to two- or three-family, which is currently permitted in
certain districts, by limiting such conversions to only noncontributing houses in Historic Districts.
Based on the AHPAG’s comments the proposals related to affordable housing requirements with
proposed upzone requests was modified. The proposal is based on the concept of capturing a share of
the additional land value generated through an upzone for affordable housing. The change would reduce
the amount of affordable housing required, in recognition of the cost and uncertainty of applying for an
upzone.
Specifically, the Commission made the following changes to the public review draft code proposal, along
with minor clarifications identified by staff:
1) Additional lot size flexibilities:
•

Critical areas and buffers not counted toward lot averaging

•

Minimum lot size in the R-1 District 4,500 square feet through lot size averaging

2) Special Review Districts (SRD) refinements:
•

Remove proposal to reduce minimum lot size to 3,500 square feet

•

Add proposed alley credit (up to 10 percent of lot area) within SRD Districts

•

Reemphasize restoring converted houses to single-family use by removing proposed
HMR-SRD definition change

•

Within Historic Districts, 2-family and 3-family conversions not permitted for contributing
structures;

•

City Historic Preservation Officer (HPO) and Landmarks Preservation Commission (LPC)
consultation on land use proposals with potential negative impacts to historic character

3) Pilot Residential Infill Program:
•

Overall Pilot Program changes:
o Clarify that additional applications for pilot program infill housing types will not be
accepted once three of that housing type have been completed
o Consultation with the City’s Historic Preservation Officer required to assess potential
impacts to historic character
o 1000 feet minimum separation between pilot program proposals of each type
o Implementation to begin when Infill Design Guidelines have been approved by the
PDS Director
o Clarify required sustainability features requirement: Built Green 3 Stars or LEED
Bronze; or, Greenroads Bronze if roadways are constructed; only for new
construction of multifamily or cottage housing
o Add consideration of shading impacts to design review criteria

•

Detached Accessory Dwelling Units (DADU’s):
o Only one DADU within any Historic District under the Pilot Program

o
o

Lots must be a minimum of 50 feet in width
Only one accessory structure allowed (either a garage, ADU, or a structure that
integrates both)

•

Two-family in R-2 Districts:
o Increase minimum lot size to 6,000 sf

•

Multi-family (up to 6 dwelling units) in R-3 Districts:
o Clarify design intent to reduce overall appearance and impacts of additional units

•

Cottage Housing:
o Remove cottage housing option from Historic Districts

4) Planned Residential Districts (PRDs):
•

Clarify the required sustainability features:
o First tier density bonus requirements: Built Green 4 Stars or LEED Gold; and,
GreenRoads Bronze if roadways are constructed
o Top tier density bonus requirements: Built Green Emerald Star or Living Building
Challenge 3 Petals; and, GreenRoads Gold if roadways are constructed

5) Affordable Housing Incentives and Upzone Requirements:
•

Technical clarifications and definitions added to the Affordable Housing Incentives Code

•

Confirmed $10,000 as the fee-in-lieu amount per bonus dwelling unit (see below for
Upzones fee-in-lieu amount).
o A September 25, 2015 study completed by SH&H Valuation and Consulting
assessed land cost per dwelling unit as a method to establish the appropriate fee-inlieu amount. The study identified two tiers – “Downtown” ($7,500 per additional unit),
and “Suburban” ($10,000 per additional unit). Utilizing a single in-lieu-fee of $10,000
will provide one consistent amount for ease of administration and understanding, and
encourage construction of affordable housing units Downtown.

•

Reduced the number of affordable housing units to be required for upzones to a ratio of 2
(market-rate) to 1 (affordable); established a proportionate fee in lieu of $6,650 per bonus
dwelling unit
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Draft Proposal – Key Issues


“Receiving” Zones



Exchange Ratios



Buffers



Dispersal/Separation



Height & Size



Other Standards



Amortization
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Location (Zones)
Billboard Use Matrix
Size

Type of Sign

72 sf

Jr Poster/Wall Mount

72 sf

Jr Poster/Pole Mount

Existing allowed

"New Zones"

PMI

M2

M1

C2

CIX

UCX

NCX

CCX

DCC

DMU

WR

PDB

P

P

P

P

P

P

P+

P

P

P

P

P

P

P

P

P

P

P

relocated only

< 300 sf

Poster/Wall Mount

< 300 sf

Poster/Pole Mount

> 300 sf

Bulletin/Wall Mount

P

P

P

> 300 sf

Bulletin/Pole Mount

P*

P*

P*

P

P

P

Not allowed
P

P

P

P+

relocated only

P

P

Not allowed
P

P

P

P+

P

P

Not allowed

P = permitted
P*= existing signs permitted, but no new
P+= permitted once all billboards faces are removed from R, SHR, HIST, CONS, RCX and C-1 Districts
3

Exchange Ratios
Draft Proposal


2:1 ratio – Wall mounted granted downtown for nonconforming pole mounted removed



1.5:1 ratio – Wall mounted granted in same district or
“new” zone for non-conforming pole mounted removed



1:1.5 ratio – Relocated pole mounted granted for nonconforming pole mounted removed



1:1 ratio – Wall mounted square footage granted in NCX
for non-conforming pole mounted removed – permitted
only if all billboards are out of R, RCX, CONS, SHR and
C-1 zones

4

Wall Signs

5

Buffers
Draft Proposal
250 foot buffer to:


All billboard prohibited zones (all R, all SHR, RCX,
HMX, URX, NRX, DR, C-1, T)



All billboard prohibited overlay districts (HIST,
CONS, VSD)



All sensitive uses (public open space, playground
parks, recreational property, primary and
secondary schools, churches*)

*Only includes churches that are historically significant

6

Dispersal
Draft Proposal


500 ft for faces over 300 sf*



300 ft for faces 300 sf or
less



200 ft for wall mounted
faces within same view
corridor

*no new pole mounted signs
are permitted over 300 sf

Over concentration:
4 structures and 9 faces
within 366 ft

7

Prelim. Mapping


Zoning



Buffering



Dispersal

8

Height
Draft Proposal




30 ft max. in all zones (including PMI)
if located within 500 ft of R-Dist, SHR,
VSD, HIST, CONS (building mounted
billboards may be higher with staff
review)
35 ft max. if located more than 500 ft
from above districts; same allowance
for building mounted signs



Bottom on pole-mounted billboards
must be at least 10 ft. above the
ground



Bottom of wall mounted billboards
must be at least 8 ft above the ground

30 ft high

9

Size/Dimensions
Draft Proposal


Max 300 sf for all freestanding billboards



Max 672 sf in industrial zones for existing freestanding signs



Max 300 sf for wall mounted in all districts (with larger size
permitted with staff review)



Retain existing
vertical/horizontal
dimensions for pole
signs, wall signs are
flexible

672 sf

288 sf

10

Other Standards
Draft Proposal


Design



Lighting



Landscaping



Maintenance

11

Nonconforming Billboards
Draft Propsal


Retain current nonconforming policies



Removal or compliance required if


Substantial alteration valued at over 200% of
existing development



Expansion or remodel of building with wallmounted sign equal or greater than 50% of the
value of the building



Expiration of amortization period

12

Amortization
Draft Proposal


3 years for all faces in R, SHR, CONS, C-1 and
RCX to be removed (17 faces)



5 years for all remaining nonconforming
billboard structures/faces to be brought into
compliance or removed (24 faces comply)

13

Next Steps
October 21

Planning Commission - Recommendation

October 28

Infrastructure, Planning & Sustainability Committee –
Review Planning Commission recommendation

November 3

City Council – set public hearing date

November 17

City Council – Study Session and Public Hearing

December 1

City Council – Study Session and First reading of
Ordinance

December 8

City Council – Final reading of Ordinance
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